
 
APPLICATION ACCEPTED (PCA 92-P-001-11) August 6, 2014 

APPLICATION ACCEPTED (RZ 2011-PR-009): May 20, 2011   
APPLICATION AMENDED (RZ 2011-PR-009):  June 25, 2014 

PLANNING COMMISSION:  May 6, 2015 
BOARD OF SUPERVISORS:  June 2, 2015 
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April 22, 2013 
  

STAFF REPORT 
 

PCA 92-P-001-11/RZ 2011-PR-009 
 

PROVIDENCE DISTRICT 
 

APPLICANT: Cityline Partners, LLC,  
 
EXISTING ZONING: C-3 and HC 
 
PROPOSED ZONING: PTC and HC 
 
PARCEL(S): 29-4 ((5)) 9, 9A, 10A and Right-of-Way 
 on Scotts Crossing Rd. 
 
ACREAGE: RZ 2011-PR-009:   9.88 acres (and ROW) 
 PCA 92-P-001-10:  9.41 acres 
 
FAR/DENSITY: RZ 2011-PR-009   2.96 FAR (max. 685 dwelling units) 
(includes density credit)  
 

 
PLAN MAP: Transit Station Mixed Use,   Park/Open Space  
  
PROPOSAL: 
 
RZ 2011-PR-009 (known as Scotts Run North) proposes a mixed-use, transit-oriented 
development located adjacent to the McLean Station to ultimately replace the existing 
surface parking lot governed by the rezoning RZ 92-P-001.   
 
PCA 92-P-001-11 seeks to remove parcels associated with RZ 2011-PR-009 from 
proffers and plans associated with RZ 92-P-001. 
 



 
STAFF RECOMMENDATIONS: 
 
Staff recommends approval of PCA 92-P-001-11. 
 
Staff recommends approval of RZ 2011-PR-009, subject to the execution of proffers 
consistent with those contained in Appendix 1. 
 
Staff recommends approval of the following modifications and waivers for both 
RZ 2011-PR-009: 

 

 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; 

 Waiver of Par. 2 of Sect. 2-506 of the Zoning Ordinance to allow a parapet wall, 
cornice or similar projection to extend more than three feet above the roof as 
proffered;  

 Waiver of Par. 7 of Section 6-505 of the Zoning Ordinance requiring designation 
of specific outdoor dining areas on the CDP as limited by the proffers; 

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

 Modification of Sect. 7-0800 of the PFM to allow the use of tandem parking 
spaces with valet service to be counted as required parking as limited by the 
proffers; 

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

 Modification of interior and peripheral parking lot landscape requirements for 
interim surface lots on private streets to that shown on the CDP and FDP. 

 Modification of peripheral parking lot landscaping requirements for above grade 
parking structures to that shown on the CDP. 

 Waiver of Section 16-403 of the Zoning Ordinance requiring a final development 
plan as a prerequisite to a site plan for public improvement plans associated with 
parks and public streets; 

 Modification of Par. 2 of Section 17-201 of the Zoning Ordinance of all trails and 
bike trails in favor of the streetscape and on-road bike lane system shown on the 
CDP 

 Waiver of Par. 3 of Section 17-201 of the Zoning Ordinance requirement of a 
service drive on Route 123.  

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



 

 Modification of Section 17-201 of the Zoning Ordinance to allow establishment of 
parking control, signs and parking meters along private streets within the 
development; 

 Approval of Waiver #6835-WPFM-00701 to permit underground stormwater 
vaults in a residential development subject to the conditions contained in 
Appendix 9; 

 Waiver of Section 12-0508 of the PFM for waiver of the tree preservation target; 

 Modification of Section 12-0511-4 of the PFM for the 10 year tree canopy 
requirements in favor of that shown on the Plans and as proffered; and 

 Modification of Par. 6b of Section 12-0515 of the PFM to allow trees located 
above any proposed percolation trench or bio-retention areas to count towards 
county tree cover requirements as depicted on CDP and FDP. 
 

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

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

 
For information, contact the Zoning Evaluation Division, Department of Planning and 
Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505, 
(703) 324-1290   TTY 711 (Virginia Relay Center). 
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Proffered Condition Amendment
PCA    92-P -001-11

k

k

Applicant: CITYLINE PARTNERS LLC
Accepted: 08/06/2014
Proposed: AMEND RZ 92-P-001 TO DELETE LAND AREA
Area: 9.41 AC OF LAND; DISTRICT - PROVIDENCE
Zoning Dist Sect:
Located: NORTHEAST QUADRANT OF THE INTERSECTION

OF DOLLEY MADISON BOULEVARD AND
SCOTTS RUN CROSSING

Zoning: C- 3
Overlay Dist: HC
Map Ref Num: 029-4- /05/  /0009   /05/  /0009A 

/05/  /0010A 
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Applicant: CITYLINE PARTNERS LLC
Accepted: 08/06/2014
Proposed: AMEND RZ 92-P-001 TO DELETE LAND AREA
Area: 9.41 AC OF LAND; DISTRICT - PROVIDENCE
Zoning Dist Sect:
Located: NORTHEAST QUADRANT OF THE INTERSECTION

OF DOLLEY MADISON BOULEVARD AND
SCOTTS RUN CROSSING

Zoning: C- 3
Overlay Dist: HC
Map Ref Num: 029-4- /05/  /0009   /05/  /0009A 

/05/  /0010A
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Applicant: CITYLINE PARTNERS LLC
Accepted: 05/20/2011- AMENDED 06/25/2014
Proposed: MIXED USE
Area: 9.88 AC OF LAND; DISTRICT - PROVIDENCE
Zoning Dist Sect:
Located: NORTHEAST QUADRANT OF THE INTERSECTION

OF DOLLEY MADISON BOULEVARD AND
SCOTTS CROSSING ROAD

Zoning: FROM C- 3 TO PTC
Overlay Dist: HC
Map Ref Num: 029-4- /05/  /0009   /05/  /0009A 

/05/  /0010A
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Applicant: CITYLINE PARTNERS LLC
Accepted: 05/20/2011- AMENDED 06/25/2014
Proposed: MIXED USE
Area: 9.88 AC OF LAND; DISTRICT - PROVIDENCE
Zoning Dist Sect:
Located: NORTHEAST QUADRANT OF THE INTERSECTION

OF DOLLEY MADISON BOULEVARD AND
SCOTTS CROSSING ROAD

Zoning: FROM C- 3 TO PTC
Overlay Dist: HC
Map Ref Num: 029-4- /05/  /0009   /05/  /0009A 

/05/  /0010A; Scotts Crossing right-of-way

Dolley Madison Blvd

Anderson Rd

Scotts Crossing Rd
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ISSUED FOR REV DATE 
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NOTES: 
1. THE SUBJECT PROPERTY Of' THIS APPLICATION IS DESCRIBED AS FOLLOWS: 

TAX MAP # OWNER 
029-4-((5))-9,9A,10A CLEVELAND 1820 DOLLEY MADISON LLC 
029-4 (SCOTTS CROSSING ROAD R.O.W.) BOARD OF SUPERVISORS 

DEED BOOK / PAGE 
21145/100 

FAIRFAX COUNTY VIRGINIA 

APPROXIMATE 
ACREAGE 
9.40 AC 
0.47 AC 

AMONG THE LAND RECORDS OF FAIRFAX COUNTY, VIRGINIA. A. STATEMENT THAT CONFIRMS THE OWNERSHIP OF THE SUBJECT 
PROPERTY AND THE NATURE OF THE DEVELOPER'S INTEREST IN SAME IS PROVIDED IN AN AFFIDAViT SUBMITTED SEPARATELY. 

2. THE HORIZONTAL DA7 UM IS VIRGINIA COORDINATE SYSTEM 1983. 

3. THE SUBJECT PROPERTY LIES WITHIN THE SCOTTS RUN CROSSING SUB-DISTRICT OF THE TYSONS EAST PLANNING 
DISTRICT OF THE TYSONS CORNER URBAN CENTER PLAN. THE PROPOSED DEVELOPMENT IS IN ACCORDANCE WITH 
THE RECOMMENDAT10~lS OF HiE 2010 COMPREHENSIVE PLAN AS DESCRIBED IN THE APPLICANT'S STATEMENT OF 
JUSTiFICATION. TO THE BEST OF OUR KNOWLEDGE THE PROPOSED DEVELOPMENT IS IN ACCORDANCE WITH THE 
DEVELOPMENT CRITERIA OF THE 2010 COMPREHENSIVE PLAN, PARTICULARLY THROUGH APPROPRIATE SiTE DESIGN, 
SIGNIFICANT LANDSCAPING, PROVISiON OF SITE AMENITIES AND THE DESIGN OF AN APPROPRIATE STREETSCAPE. 

4. THE SUBJECT PROPERTY IS CURRENTLY ZONED C-3 (OFFICE) SUBJECT TO PROFFERS, WITH HC (HIGHWAY CORRIDOR) 
OVERLAY. PROPOSED ZONING CATEGORY IS PTC (PLANNED TYSON CORNER URBAN CENTER), VnH HC OVERLAY, SUBJECT 
TO PROFFERS. 

5. THERE ARE NO EXISTING STRUCTURES ON THE SITE. THE SUBJECT PROPERTY CURRENTLY CONSISTS OF A SURFACE 
PARKING LOT. 

6. THE COUNTY TRAILS MAP IDENTIFIES A MAJOR PAVED TRAIL ALONG THE DOLLEY MADiSON BLVD PROPERTY FRONTAGE, AND 
A STREAM V1'\LLEY AND NATURAL SURFACE TRAIL ALONG THE SCOTT'S RUN. TRAILS AND SIDEWALKS SHALL BE PROVIDED 
AS SHOWN ON THE COP AND IN ACCORDANCE WITH THE PROFFERS. 

7. THE PROPERTY IS LOCATED IN THE BLUE PLAINS/SCOTT'S RUN E-1 SANiTARY SEWER DISTRICT WATERSHED, AND THE 
SCOTT'S RUN STORM DRAiNAGE WATERSHFO. 

8. THERE IS A PORTiON OF FLOODPLAIN AND RESOURCE PROTECTION AREA (RPA) LOCATED ON T.-lE SUBJECT PROPERTY, 
IMPROVEMENTS PROPOSED WITHIN THIS RPA WILL BE PROCESSED FOR APPROVAL THROUGH DPWES UNDER SEPARATE 
APPLICATION, UNLESS OTHERWISE WAIVED OR MODiFIED BY DPWES. REFER TO SHEET C11.0 FOR SUMMARY OF FLOODPLAIN 
DELINEATION. 

9. THERE IS AN EXISTING SANITARY SEWER EASEMENT OF 25 FEET IN WIDTH LOCATED ON THE SiTE. A PORTION OF THiS 
EASEMENT WILL BE VACATED AND ASSOCIATED PIPE SYSTEM Will BE RELOCATED IN ORDER TO FACILITATE THIS 
DEVELOPMENT. 

10. TIIERE ARE NO AREAS CONTAINING SCENIC ASSETS OR NATURAL FEATIJRES DESERVING OF DELINEA.TION, PROTECTION 
OR PRESERVATION. 

11. TO THE BEST OF OUR KNOWLEDGE THERE ARE NO KNOWN GRAVES OR BURIAL SITES ON THE SUBJECT PROPERTY. 

12. TO THE BEST OF OUR KNOWLEDGE THERE WILL BE NO ADVERSE IMPACTS ON ADJACENT AND NEIGHBORING PROPERTIES, 
CAUSED BY THIS PROPOSED DEVELOPMENT. 

13. ALL NECESSARY PUBLiC UTILiTIES ARE READILY ACCESSIBLE TO THE SITE OR WILL BE EXTENDED OR iMPROVED BY THE 
APPLICANT, UTILITY COMPANY, COUNTY,VOOT, OR OTHERS AS MAY BE APPROPRIATE FOR THE PROPOSED DEVELOPMENT. 
EXISTING UTILITIES SHOWN HEREON WERE OBTAINED FROM FlELD OBSERVATiON, SURVEY, AVAILABLE RECORDS, A.ND COUNTY 
RECORD GIS INFORMATION, AND MAY BE UPDATED WITH ADDITIONAL IDENTIFICATION DURING TIME OF FiNAL SITE PLAN. 

14. TO THE BEST OF OUR KNOWLEDGE THE PROPOSED DEVELOPMENT CONFORMS TO THE PROVISIONS OF ALL 
APPLICABLE ORDINANCES, REGULAT.ONS AND ADOPTED STANDARDS, WITH THE EXCEPTIONS LISTED HEREIN. 

15. STORMWATER MANAGEMENT AND BMP FACILITIES FOR PROPOSED DEVELOPMENT \\1LL BE PROVlDED ON-SITE AND 
WILL BE CONSTRUCTED AS A BELOW GROUND SYSTEM UNLESS CONSTRUCTED AS A TEMPORARY FACILITY TO ALLOW 
PHASED CONSTRUCTION. IN EITHER CASE, AN ADEQUATE STORM DRAINAGE SYSTEM IN ACCORDANCE WITH THE PUBLIC 
FACILITIES MANUAL STANDARDS AND DESIGN CRITERIA OF F-AIRFAX COUNTY WILL BE PROVIDED. THE APPLICANT THEREFORE 
RESERVES THE RIGHT TO PROVIDE TEMPORARY STORMWATER MANAGEMENT AND BMP FACILITIES SHOULD THE DEVELOPMENT 
BE COMPLETED IN PHASES. THESE FACILITIES MAY INCLUDE, BUT ARE NOT LIMITED TO, PONDS, INFILTRATION FACILITIES 
OR UNDERGROUND VAULTS. THESE TEMPORARY FACILITIES SHALL BE DESIGNED AND CONSTRUCTED TO MEET THE CURRENT 
FAIRFAX COUNTY SWM/BMP STANDARDS IN EFFECT AT THE TIME OF CONSTRUCTiON FOR THE SPECIFIED FACILITY. 

16. SITE AMENiTIES, FEATURES AND FURNISHINGS REPRESENTED HEREIN ARE CONCEPTUAL AND, AS SUCH, ARE INTENDED TO 
REFU:CCT THE GENERAL THEME AND CHARACTER OF THE PROPOSED DEVELOPMENT. FINAL SELECTION MAY VARY 
AT THE TIME OF FINAL DEVELOPMENT PLAN AND SITE PLAN, BUT WILL BE CONSISTENT WITH THE QUALITY OF THE DESIGN 
REPRESENTED HEREIN. ADDIIIONAL SITE AMENITIES AND FEATURES SUCII AS PLANTERS, GAZEBOS, BENCHES, OTHER 
SEATING AREAS, WALKWAYS, TRELLISES, WATER FOUNTAINS OR SPECIAL FEATURES, PUBLIC ART, SIGNS, WALLS, LIGHTS, 
UTILITY AND MAINTENANCE STRUCTURES AND SIMILAR FEATURES NOT REPRESENTED HEREIN MAY BE PROVIDED AS LONG 
AS THE RESULTANT DEVELOPMENT IS IN SUBSTANTIAL CONFORMANCE V~TH THE QUALITY REPRESENTED ON THE GRAPHICS. 

17. THE DEVELOPMENT SCHEDULE FOR THIS PRO,IECT IS DEPENDENT ON MARKET CONDITIONS AND THE SECURING OF ALL 
REQUIRED APPROVALS AND PERMITS. A CONCEPTUAL PHASiNG SEQUENCE HAS BEEN PRESENTED WITHIN THE COP. PHASING 
AS SHOWN WITHIN THE COP MAY BE UNDERTAKEN IN A.NY SEQUENTIAL ORDER OR AS A STAND ALONE OPTION. 

18. TO THE BEST OF OUR KNOWLEDGE NONE OF THE USES REPRESENTED ON THIS PLAN WILL GENERATE, UTILIZE, STORE, 
TREAT AND/OR DISPOSE OF ANY HAZARDOUS OR TOXIC SUBSTANCES AS SET FORTH IN TITLE 40, CODE OF FEDERAL 
REGULATIONS PART 116.4, 302.4, AND 355; ANY HAZARDOUS WASTE AS SET FORTH IN COMMONWEALTH OF 
VIRGINIA/DEPARTMENT OF WASTE MANAGEMENT VR 672-10-1 - VIRGINiA HAZARDOUS WASTE MANAGEMENT REGULATiONS; 
AND/OR ANY PETROLEUM PRODUCTS AS DEFINED IN TITLE 40, CODE OF FEDERAL REGULATIONS PART 280. 

19. A GRAPHIC DEPICTION OF THE ANGLE OF BULK PLANE FOR THE PROPOSED DEVELOPMENT SITE IS NOT REQUIRED AS THIS 
DEVELOPMENT IS NOT LOCATED NEAR THE PERIPHERY OF THE TYSONS URBAN CENTER AS DESCRiBED IN SECTION 16-102. 
OF THE ZONING ORDiNANCE. 

20. PARKING WILL BE PROVIDED IN A COMBINATION OF ABOVE AND BELOW GRADE PARKING STRUCT.JRES AND SURFACE 
SPACES AND IN ACCORDANCE WITH THE PROVISIONS OF ARTICLE 11 AND 6-509 OF THE ZONING ORDINANCE. THE 
APPLICANT AND/OR BUILDING OWNERS RESERVE THE RIGHT TO PROViDE MORE OR LESS THAN THE NUMBER OF PARKING 
SPACES PRESENTED HEREON PROVIDED THAT THE AMOUNT OF P . .;RKING SPACES WILL COMPLY Vk!H ARTICLE 6-509 AND 
ARTICLE 11, PART 1 OF THE ZONING ORDINANCE. 

APPLICANT REQUESTS APPROVAL TO PROVIDE TANDEM/VALET PARKING SPACES !N SOME INSTANCES AS DEMONSTRATED 
ON THE CDP AND SUBSEQUENT FOP APPLICATIONS. 

21. BUILDING ARCHITECTURAL AND LANDSCAPE ARCHITECTURAL FEATURES AND ILLUSTRATIONS PROVIDED HEREIN ARE SUBJECT 
TO CHANGE \'.HH FINAL DESIGN. THE EXACT LOCATION, SHAPE AND SIZE OF THE PROPOSED BUILDING($), PARKiNG 
STRUCTURE($), BUILD-TO LINES, STREETSCAPES, DIMENSiONS, ETC. SHOWN ON THE GRAPHIC ARE SUBJECT TO ADJUSTMENT 
AND REFINEMENT WITH FINAL DEVELOPMENT PLAN(S) AND FINAL ENGINEERING AND ARCHITECTURAL DESIGN SO LONG AS 
THEY REMAIN IN SUBSTANTIAL CONFORMANCE WITH THE REPRESENTATIONS ON 111E APPROVED CDP. 

22. DEDICATION OF THE APPLICATION AREA IS PROPOSED FOR THE WIDENING OF SCOTTS CROSSING DRIVE, A PORTION OF THE 
CONNECTOR ROAD, AND PROPOSED NORTH DARTFORD DRIVE (REFER TO COP). APPLiCANT RESERVES THE RIGHT TO 
UTILIZE AREA OF DEDICATION IN THE CALCULATION OF PROPOSED DENSiTY AND F.A.R. PER ARTICLE 2-308-4 OF THE 
ZONING ORDINANCE. FINAL AREAS OF DEDICATION/VACATION OF RIGHTS OF WAY IS SUBJECT TO CHANGE WiTH FINAL SITE 
PLANS. 

23. TO THE BEST OF OUR KNOWLEDGE, NO HAZARDOUS OR TOXIC SUBSTANCES ARE KNOWN TO EXIST ON THE SUBJECT 
PROPERTY. 

24· PROPOSED SIGNAGE WILL BE PROVIDED IN ACCORDANCE WITH THE ZONING ORDINANCE OR WITHIN ONE OR MORE 
COMPREHENSIVE SIGN PLANS, AS MAY BE APPROVED BY THE PLANNING COMMISSION. 

25· TRANSITIONAL SCREENING IS NOT REQUIRED AS SET FORTrl IN ARTICLE 6-510.C OF THE ZONING ORDINANCE. 

26. APPLICANT RESERVES THE RIGHT TO UTII.Ii.'E EXISTING SURFACE PARKING AS INTERIM PARKINC, COW,1ERCIAL COMMUTER 
PARKING, CONSTRUCTION STAGING OR THE LIKE, IN AREAS RESERVED FOR FUTURE DEVELOPMENT, SEE PHASING PLAN 

WITHIN CDP AND PROFFERS. 

27. FINAL GFA ALLOCATION TO INDIVIDUAL BUilDINGS AS WELL AS FINAL PROPOSED BUILDING HEI<;HTS AND PARKIN(; 
GARAGE/PODIUM HEIGHTS, l'nLL BE DETERMINED WITH FINAL DEVELOPMENT PLAN (FDP) AND FINAL SITE PLAN APPUCATICNS, 
SEE PROFFERS. 

28. THE SUBJECT PROPERTY MAY BE SUBDIVIDED IN THE FUTURE FOR THE PURPOSE OF SALE, PHASING, OR JOit'T VENTURE 
WITHOUT REQUIRING MODIFICATION OR AMENDMENT OF THIS REZONING, THE COP OR SUBSEQUENT FDP{S). 

NOTES (CONTINUED): 
29. PROPOSED ROADWAY IMPROVEMENTS (ENTRANCES, CURBING, LANE USE, STRIPING, CROSSWALKS ETC) MAY REQUIRE 

EXCEPTION/DEVIATION FROM TliE VDOT TRANSPORTATION DESIGN STANDARDS FOR TYSONS CORNER URBAN CENTER DATED 
SEPTEMBER 13, 2011 AS AMENDED. APPROVAL OF ANY EXCEPTION/WAIVERS SHALL NOT REQUIRE AMENDMENT TO THIS 
REZONING THE COP OR SUBSEQUENT FDP(S). 

30. PRIVATE ACCESS ROADS SHOWN ON THE COP, SUCH AS FRANCES DRIVE, SHALL NOT BE CONSIDERED 'STREETS', AND, AS 
SHOWN, MAY DEVIATE FROM THE TYSONS TRANSPORTATION DESIGN STANDARDS AND STREETSCAPE RECOMMENDATIONS IN 
THE COMPREHENSIVE PLAN. 

31. PURSUANT TO SECTiON 6-502 OF THE ZONING ORDINANCE, IN ADDITION TO RESIDENTIAL, OFFICE, RETAIL, HOTEL AND 
OTHER USFS IDENTIFIED ON THE SHEET C-2.1 TABULATIONS, THE FOLLOWING ADDITIONAL USES SHALL BE PERMITTED WITHIN 
THE DEVELOPMENT WITHOUT REQUIRING AN AMENDMENT TO THE COP AS LISTED ON INDIVIDUAL FOPs, INCLUDING BUT NOT 
LIMITED TO: ACCESSORY USES, A TMs, BUSINESS SERViCE and SUPPLY SERVICE ESTABLISHMENTS, QUICK SERVICE FOOD 
STORES, FAST FOOD RESTAURANTS, HEALTH CLUBS AND SIMILAR COMMERCIAL RECREATIONAL USES, COMMUNITY USES, 
EATNG ESTABLISHMENTS, FINANCIAL INSTITUTIONS, GARMENT CLEANING ESTA.BLISHMENTS, OFFICES, PERSONAL SERVlCE 
ESTABLISHMENTS, PUBLIC and QUASI PUBLIC USES (INCLUDING A CONFERENCE CENTER OPERATED BY A NON-PROFIT 
ORGANIZATION, AS PERMiTTED UNDER THE COUNTY ZONING ORDINANCE), RETAIL SALES ESTABLISHMENTS AND SIMILAR USES. 

CHILD CARE CENTt:RS SHALL BE PERMITTED, SUBJECT TO APPROVAL AS SHOWN ON A FINAL DEVELO"MENT PLAN OR 
SPECIAL EXCEPTION PLAT. 

32. SATISFACTION OF THE M'NIMUM PUBLICLY-ACCESSIBLE PARK REQUIREMENTS SHALL BE CALCULATED ON THE ENTIRETY Of' 
"SCOTTS RUN NORTH" AND SHALL NOT BE REQUIRED TO BE SA TISFIEO ON EACH INDIVIDUAL BUILDING. 

33. CDP APPROVAL IS BEING REQUESTED FOR ALTERNATIVE OFFICE, HOTEL AND RESIDENTIAL LAYOUTS AND BUILDING HEIGHTS. 
FINAL FOOTPRINT AND HEIGHT SHALL BE DETERMINED BY THE APPLICANT AT THE TIME OF FDP APPLICATiot\. 

34. FINAL LOCA TJON AND DESiGN OF PROPOSED CROSSWALKS, TRAFFIC CONTROLS, AND LANE DESIGNATION IS SUBJECT TO 
CHANGE WITH VDOT APPROVAL OF A FINAL SITE PLAN. APPROVAL OF SUCH CHANGES SHALL NOT REQUIRE AMENDMENT TO 
CDP OR SUBSEQUENT FOPs. 

35. MINOR MODIFICATIONS MAY BE MADE TO THE CONSTRUCTION PLANS FOR THE SUBJECT PROPERTY PER SECTiON 16-403 OF 
THE ZONING ORDINANCE. 

36. ACCESSORY USES AS IDENTIFIED UNDER ARTICLE 2 OF THE ZONING ORDINANCE MAY BE PROVIDED WITHOUT REQlJIRING 
MODIFICATION OF THE COP. THESE USES MAY INCLUDE, BUT NOT BE LIMiTED TO, THE FOU_OifnNG' 
a. ACCESSORY STRUCTURES 
b. FLAG POLES 
c. FENCES 
d. CORNICES, CANOPIES, AWNINGS, EAVES AND OTHER SIMILAR FEATURES 
e. OPEN FIRE BALCONIES, FIRE ESCAPES, UNCOVERED STAIRS AND STOOPS 
I. AIR CONDiTIONERS, HEAT PUMPS, EMERGENCY GENERATORS AND OTHER SIMILAR EQUIPMENT 
g. BAY WINDOWS, ORIELS AND CHIMNEYS 
h. ACCESSIBILITY IMPROVEMENTS AND LAY-BY PARKING SPACE IN FRONT OF THE PROPOSED BUILDINGS 
i. OUTDOOR PATIOS NOT OVER FOUR (4) FEET IN HEIGHT ABOVE FINISHED GRADE. 
j. DECORATIVE WALLS FOR LANDSCAPING NOT OVER THREE (3) FEET IN HEIGHT ABOVE THE FINISHED GRADE 
k. OUTDOOR CAFf' SEATING AREAS 

37. ALL PRIVA.TE STREETS, IF ANY, SHALL BE DESIGNED TO MEET PFM CRITERIA, INCLUDING MATERIALS AND DEPTH OF 
PLACEMENT. THE DESIGN SPEED SHALL BE DETERMINED AT TIME OF FDP APPLICATION($). 

38. PUBLIC ACCESS AND MAINTENANCE EASEMENT SHALL BE PROVIDED OVER ALL PRIVATE STREETS AND PARKING SPACES 
WHERE APPLICABLE. 

INFORMATION/DATA SOURCE NOTES: 

1. THE HORIZONTAL DATUM SHOWN HEREON, VIRGINIA COORDINATE SYSTEM OF 1983 (VCS 83) BASED ON A PLAT RECORDED 
IN DEED BOOK 14774 AT PAGE 1546 ENTITLED 'BOUNDARY LiNE ADJUSTMENT ON LOT 3A AND 4A2 WESTGATE PARK"AND 
PREPARED BY PATTON HARRIS RUST & ASSOCiATES. 

2. THE FEMA FLOODPLAIN IS PER EFFECTIVE FIRM PANEL #510590 0165E WiTH AN EFFECTIVE DATE SEPTEMBER 17, 2010. 
REFER TO SHEET C11.0 FOR ADDITION At INFORMA TfQN_ 

3. THE TOPOGRAPHY SHOWN ON THE CDP IS AT A CONTOUR INTERVAL OF TWO (2) FEET BASED ON AN AERIAL SURVEY 
COMPLETED BY VIKA ENGINEERING iN 2002. ALONG WITH PLANS PREPARED FOR THE DULLES CORRIDOR METRORAIL PROJECT 
# DT 00-029-108, RW201. 

4. THE BOUNDARY INFORMATION SHOWN ON THE COP WAS OBTAINED FROM ALTA/ACSM LAND TITLE SURVEY PREPARED BY 
BOWMAN CONSULTING GROUP DATED JULY 16, 2010 AND IS BASED ON RECORDED PLATS AND DEEDS FROM THE 1970S 
AND MAY BE ADJUSTED BASED ON INFORMATION FROM FIELD SuRVEYS AT THE TIME OF SITE PLAN. 

5. RPA LIMIT IS BASED ON APPROVED PLAN #7788-RPA-00.3-2 APPROVf::.D OCTOBER 12, 2012 AS PREPARED BY VIKA INC. 
RPA LIMIT WILL BE AMENDED BASED ON THE PROPOSED CONNECTOR ROAD CONSTRUCTION AND ULTIMATE EXTENSION. 

6. WETLAND DELINEATION PROVIDED BY PASSAGE CREEK ENVIRONMENTAL, INC. 

Stormwater Management Design - PFM Deviation Narrative 

!To Be Processed at the time of Site Plan Application(sll 

In keeping with the 2010 Comprehensive Plan's policy and objectives of the 'Environmentaf Stewardship 

Guidelines' for stormwater management, and the acknowledgement that such goa is win require a 

'progressive approach' and 'innovative design techniques' for the redevelopment of land in th~ Ty<on 

Corner Urilan Center, the following deviations from the strict adherence to the Public Facilities Manual 

(PFM) may be necessary In order to implement such objectives: 

• Deviation of PFM Section 6-l304.2(c) to allow for the installation of permeabie pavement 

systems that utilize infiltration to be constructed on in-situ fill material provided field tests show 

adequate infiltration rates exist for in~situ material. 

• Deviation of PFM Section 6-1304.2(f) to allow the minimum horizontal setback af both 

infiltrating and non-infiltratin~ permeable paving systems from building foundations to be 
reduced to zero (0) feet, in order to allow for this type system in an urban environment. 

• Deviation of PFM Section 6-1304.4(1) to allow utiiization of infiltration rates less than 0.52 ir I hr 

for design of infiltration systems utiiized to meet the Comprehensive Pian requirement for 

retention of the first 1" of runoff ons'te. 

• Deviation of PFM Section 6-1306.3 .3(f) to allow for any detentlor~ facility :ocated within a 

building or garage structure to be governed by building code requirements for access and 
maintenance. 

• Deviation of PFM Section 6-1307.2(c) to allow for installation of Bio-retenton facilities that 

utilize infiltration to be; const,.ucted on in-situ ftn material, provided field tests show adequate 

infiltration rates exist for in-situ material. 

• Deviation of PFM Section &-1307.2.(e) to set the minimum horizontal setbacks from building 

foundations be reduced to zero (O) feet in arder to facilitate Installation af blo-retention systems 

ln an urban environme!lt set forth in the Tyson's Corner Design Guide!ines. 

• Deviation of PFM Section 6-1307.2(f) to al>ow installation of bio-retentioc facilities in the vicinity 

of loading docks, ve1lcle maintenance areas or outdoor storage areas to accommodate the 

urban environment set forth in the Tyso~'s Comer Design Guidelines. 

• Deviation of PFM Section 6-1307.2(g) to allow for the maximum drainage areas to bio-retention 

filters utilized far retention of the first 1" of runoff be eilminated in order to accommodate 

rooftop runoff piped to proposed structures. 

• Deviation of PFM Section 6-1309.2(c) to allow instailaton of tree box filters in the vicinity of 

loading docks, vehicle maintenance areas or outdoor storage areas to accommodate the urban 

environment set forth in the Tyson's Corner Design Guidelines. 

WAIVER I MODIFICATION REQUESTS: 
ZONING ORDiNANCE ARTICLF. 2 ···· GENERAL REGULATIONS 

APPLICANT REQUEST A WAIVER OF SECTION 2-505 OF THE ZONING ORDINANCE TO ALLOW BUILDINGS TO BE 
CONSTRUCTED TO THE STREETSCAPE BUILDING ZONE LINE ON CORNER LOTS ON PUBLIC STREETS AND LOTS 
WITH PRIVATE STREET EASEMENTS WHiCH MAY CREATE A CORNER LOT CONFIGURATION AS DEFINED IN THE 
ZONING ORDINANCE. 

- WAIVER AND/OR MODIFICATION OF ZONING ORDINANCE SECT!ON 2-506.1(A) AND (c) TO ALLOW STRUCTURES 
LOCATED ON THE BUILDING ROOF TO OCCUPY AN AREA GREATER THAN 25% OF THE TOTAL ROOF .AND TO 
EXCLUDE AIR CONDITIONING AND COOLING TOWERS, LOCATED OUTSIDE THE PENTHOUSE OR SCREENED AREA, 
FROM BEING INCLUDED IN THE MAXIMUM BUILDING HEIGHT IF, SAID STRUCTURE, AIR CONDITIONER OR COOLING 
TOWER IS FOR THE PURPOSE OF PROVIDING BUILDING INFRASTRUCTURE TO MEET LEED CERTIFICATION. 

WAIVER/MODIFICATION OF SECTION 2-506-2 TO ALLOW FOR A PARAPET WALL, CORNICE OR SIMILAR 
PROJECTION TO EXCEED THE HEIGHT UMIT ESTABLISHED BY MORE THAN THREE (3) FEET, AS MAY BE 
INDICATED ON SUBSEQUENT FOP. 

- IN ACCORDANCE WITH ZONiNG ORDINANCE SECTION 2-903.(4)(7)&(9) "PERMITTED USES W'ITHIN A FLOODPLAIN", 
APPLICANT REQUESTS THE BOARD APPROVE PUBLIC RECREATIONAL USES AND STREAM STABILIZATION IN A 
MAJOR FLCODPI.AIN AS SHOWN ON THE FOP. 

ZONING ORDINANCE ARTICLE 6 - PLANNED DEVELOPMENT DISTRICT REGULATION$ 
- WAIVERS/MODIFICATION OF ZONING ORDINANCE SECTION 6-501-7, THE TYSON'S CORNER URBAN CENTER 

STREETSCAPE DESION, INCLUDING THE BOULEVARD STANDARDS OF RTE 123. IN FAVOR OF THAT SHOWN WITH 
THE CDP APPLICATION. 

- WAIVER OF ZONiNG ORDINANCE SECTION 6-505.7 REQUIRING T:"iE DESIGNATION OF SPECIFIC OUTDOOR 
DINING AREAS ON THE COP, RAT"!ER, OUTDOOR DINING MAY BE PROVIDED IN ANY AREA WHERE 
I'HE USE INCLUDES DINING ACTIVITY AND WILL BE INDICATED AT THE TIME OF FOP AND FINAL SITE PLAN. 

- WAIVER OF ZONI~lG ORDINANCE SECTION 6-506 REQUIRING TEN (10) ACRE MINIMUM LOT SIZE. 

ZONING ORDINANCE ARTICLE 11 - PARKING AND LOADING 
- MODIFICATION OF ZONING ORDINANCE SECTION i 1-102(12) AND SE'CTION 6-509(1) TO ALLOW FOR TANDE'M 

SPACES AND VALET SPACES CONTROLLED BY BUILDING MANAGEMENT, FOR RESIDENTIAL AND OFFICE USES. 
SUCH STACKED SPACES iN ACCORDANCE WITH SECTION 11-101(1) AND 6-509(1) MAY COUNT TOWARD 
REQUIRED PARKING SPECIFIED IN THE ZONING ORDINANCE, AND SHALL BE PROVIDED IN ACCORDANCE WITH 
THE PARKING PLAN SUBMITIED WITH THIS APPLICATION, OR SUBSEQUENT FINAL SITE PLANS. 

- MODIFICATION OF ZONING ORDINANCE SECTION 11·-201 AND SECTION 11-203 FOR THE REQUIRED NUMBER 
OF LOADING SPACES WITHIN MULTI-FAMILY, OFFiCE AND RETAIL/SERVICES USES IS REQUESTED IN FAVOR 
OF THOSE WHICH ARE SHOWN ON THE CDP. 

- MODIFICATION OF SECTION 11-202(4) REQUIKING MINIMUM DISTANCE OF FORTY FEET (40') OF A LOADING 
SPACE IN PROXIMITY TO TRAVEL WAYS OR STREETS, TO THAT AS DEMONSTRATED ON THE COP. 

ZONING ORDINANCE ARTICLE 13 - LANDSCAPING 
- MODIFICATION/WAIVER CF INTERIOR PARKING LOT LANDSCAPE REQUIREMENTS SECTION 13-202-8, FOR 

INTERIM SURFACE LOTS, AS ALLOWED PER SECTION 13-202,PARA 6, TO THAT SHOWN ON THE COP AND 
DESCRIBED BELOW: 

c. FOR INTERIM SURFACE PARKING LOTS' INTERIOR LANDSCAPING WILL BE DEMONSTRATED ON 
SUBSEQUENT FOP APPLICATIONS AND WILL UTILIZE EXISTING VEGETATION WITHIN PARKING LOTS, 
TO THE EXTENT POSSIBLE. 

- MODIFiCATION OF PERIPHERAL LANDSCAPE REQUIREMENTS SECTION 13-203-5, FOR ABOVE GRADE 
PARKING STRUCTURES AND INTERIM SURFACE LOTS AS ALLOWeD BY SECTION 13-203, PARA 3, TO 
THAT SHOWN ON THE COP AND DESCRIBED BELOW' 

a. FOR INTERIM SURFACE PARKING LOTS: PERIPHERAL LANDSCAPING WILL BE DEMONSTRATED ON 
SUBSEQUENT FOP APPLICATIONS AND WILL UTILiZE EXISTING VEGETATION WITHIN PARKING LOTS, 
TO THE EXTENT POSSIBLE. 

b. FOR PROPOSED ABOVE GRADE PARKIN(; STRUCTURES: PERIPHERAL LANDSCAPING WilL BE PROVIDED 
USING TREES WITHIN URBAN STREETSCAPES (PER TYSONS URBAN DESIGN GUIDELINES) If/HERE GARAGES 
ARE ADJACENT TO STREET FRONTAGE AND BY EXISTING TOPOGRAPHiC FEATURES OR OTHER URBAN 
DESiGN ELEMENTS WHERE GARAGES ARE ADJACENT TO NON STREET FRONTAGE. LANDSCAPING MAY ALSO 
iNCLUDE INNOVATIVE PLANTING DESIGN AND TECHNIQUES, INCLUDING BUT NOT LIMITED TO, OVERHEAD 
VEGETATIVE ARBORS. 

ZONING ORDINANCE ARTICLE 16 - DEVELOPMENT PLANS 
- WAIVER OF ZONING ORDINANCe. SECTION 16-403 REQUiRING THE SUBMISSION OF A FINAL 

DEVELOPMENT PLAN APPUCA TION ASSOCIATED W:TH ALL PUBLIC ROADWAY AND INFRASTRUCTURE 
PHASING EXHiBIT IMPROVEMENT PLANS AND INTERIM PARK, AS SHOWN WITHIN THE COP. 

SMiTHGROUP JJR 
1700 NEW YORK AVENUE ifN 
SUITE 100 
Wii.SHINGTON, DC 20006 
202.842.2100 
www.smithgroupftr.com 

• 1ne 
~ >iVfJSIOI!•Jrf '-" 
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APPLICANT 
1651 Old Meadow Road, Sto650 
McLean, VA 22102 
T 703.556.3777 

BOWMAN CONSULTING 
CNIL ENGINEERING 
14020 Thuoderboft Place, Sle 300 
Chanlilly. VA 20151 
T703.464.1000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hm Road Ste 610 
Mclean. VA 22102 
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;;;ON IN G ORO IN ANCE ARTICI..];:_l_L:::;ilu:..£.1.l\N SEALS i\ND SIGN1\ TURES 

- A MODlFICATION/WAi\IF.R OF ZONING ORDINANCE SECTION 17-201-(2) FOR: 
a. WAIVER OF THE MAJOR PAVED TRAIL ALONG DOLLEY MADISON BLVD RTE 123, AS THE PROPOSED 

TEN FOOT (10') WALK IS TO BE PROVIDED BY OTHERS AS PART OF THE RTE 123 SUPER STREET; 

b. WAIVER OF THE STREAM VALLEY AND NATURAL SURFACE fRAIL WITHIN SCOTT'S RUN CREEK, 
AS THE APPLICATION PROPOSES THE EXTENSION OF THE EXISTING STREAM VALLEY TRAIL FROM 
THE GATES OF MCLEAN PROPERTY TO, AND THRU, THE APPLICATION PROPERTY, THUS SATISFYING 
THIS REQUIREMENT. 

c. WAIVER OF THE ON STREET PARKING AND ON STREET BIKE LANE WITHIN NORTH DARTFORD 
DRIVE, AS T:-lAT ROAD IS PROPOSED AS A LOCAL STREET; 

- WAIVER OF ZONING ORDINANCE SECTION 17-201-(3) OF THE SERVICE DRIVE ALONG ROUTE 123 (DOLLEY 
MADISON BOULEVARD). 

- WAIVER OF ZONING ORDINANCE SECTION 17·201-(3)(8) REQUIRING ADDITIONAL INTER"PARCFL ACCESS TO 
ADJOINING PARCELS (OTHER THAN THOSE SHOWN ON THE COP). 

- WAIVER AND/OR MODiFICATION OF ZONING ORDINANCE SECTION 17-201-(4) TO NOT REQUIRE ANY 
FURTHER DEDICATION, CONSTRUCTION OR WIDENING OF EXISTING ROADS BEYOND THAT WHICH IS INDICATED 
ON THE COP. DEDICATION AND IMPROVEMENTS SHOWN ON THE CDP SHALL BE DEEMED TO MEET ALL 
COMPREHENSIVE PL.A.N POLICY PLAN REQUiREMENTS. 

- WAIVER OF ZONiNG ORDINANCE SECTION 17-201-(/) WHICH REQUIRES THE INSTALLATION OF 'NO PARKit'G' 
SIGNS ALONG TRAVEL WAYS AT 15m INTERVALS. IN ADDITION, APPLICANT REQUESTS THE RIGHT TO 
ESTABLISH PARKING CONTROL SIGNS AND PARKING METERS ALONG PUBLIC STREETS WITHIN AND 
ADJACENT TO THE DEVELOPMENT. 

- IN ACCORDANCE WITH ZONING ORDINANCE SECTION 17-201-(12)(13)(14), APPLICANT REQUESTS THAI THE 
IMPROVEMENTS BE PROVIDED AS DEMONSTR..;TED ON THE COP. 

PUBLIC FACILITIES MANUAL 
- WAIVER OF SECTION 6-0303.8, TO ALLOW STORM WATER MANAGEMENT FACILITIES (SWM AND BMP) TO BE 

PROViDED WITIIIN UNDERGROUND SYSTEMS WITHIN THE RESIDENTIAL BUILDING SITES OF THE PROPOSED 
DEVELOPMENT. WAIVER REFERENCED AS 68.35-I'IPFM-007-1. 

~ MODIFICATION OF SECTION 7·-0800 TO ALLOW TANDEM/VALET PARKING SPACES, CONTROLLED BY BUILDING 
MANAGEMENT, AND THAT SUCH SPACES SHALL COUNT TOWARD REQUIRED PARKING. 

MODIFICATION OF SECTION 7-0802.2 (PARKING GEOMETRIC STANDARDS), TO ALLOW FOR PROJECTION OF 
STRUCTURAL. COLUMNS, UP TO 4% OF THE STALL ARFA, INTO THF REQUIRED PARkiNC STALl. ARFA. THE 
PARKING STALLS AFFECTED BY SUCH STRUCTURAL COl.UMNS SHALL COUNT TOWARD THE NUMBER OF 
REQUIRED PARKING SPACES. 

- WAIVER OF SECTION 12-0508 TREE PRESERVATION TARGET, AS ALLOWED BY DEVIATIONS DESCRIBED IN 
SECTION 12-0508.3A(1 )-( 3). 

... MODiFiCATiON OF SECTION 12··0511··4 FOR REQUIRED TEN PERCENT TREE CANOPY COVERAGE ON 
INDIVIDUAL LOTS/LAND BAYS, TO ALLOW FOR CANOPY TO BE CALCULATED ON THE OVERALL 
DEVELOPMENT AREA, AS DEMONSTRATED ON THE COP. 

- MODIFICATION OF PFM STANDARD 12-0510-4E(5) TO PERM!l THE REDUCTION OF THE MINIMUM PLANTING 
AREA, FOR TREES PLANTED TO SATISFY THE TREE COVER REQUIREMENT, TO REDUCE THE WIDTH FROM 
FIGHT (8) FEET TO A MINIMUM OF FOUR ( 4) FEET AS SHOWN WIT.>-1 THE CDP. 

- MODIFICATION OF PFM SECTION 12-0515.6(B) TO ALLOW FOR TREES LOCATED ABOVE PROPOSED 
PERGOLA TION TRENCH OR BIORETEN110N AREAS TO BE COUNTED TOWARDS TREE COVER REQUIREMENTS. 
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TABLE 1-SITE TABULATIONS: 

Ba.9e Plan Tabulation 
Proposed 

Proposd Stories 
Requried Parking RoquMd Parking 

Allowable Building PropoM<I Buit<ling Maximum Proposed GFA Building GFA (4) Dwelling < 1/8 mile 1!8 • 1/4 mil• Partcing 
Bui lding Building Height Height(1)(2.} Helgh~1M21 Penthouse 

/Floors Rangc(1) Use (3M7) 
by Use (4) Units (5) (Per Unit or 1000 GFA) {Per Ullit or 1800 GFA) Provid&d (6) Proposed Parking 

(Ti&r 1&2) (Min-Ma.11} Height (21 (Min-Max) (Min-Max) Min I Max Min 1 Max Ratio Per Use 

A1 I 222'-400' I 322' I 18-36 Residential 359.000 
244' ()0044 0, 000 I 337 337 I 641 I 449 1. 3 / 0U 

225'-40(1 N/A 
A2 I 232'-322' I 292' I 19-28 I Retaii/Se~ces I 8,000 I I I I 0 1 18 I 18 611000 GFA 

B 175'-225' 103'-183' 103' N/A 5-14 Residential 138,000 
138,000-239.000 I 130 130 I 247 I 201 1.5/DU 

Retai!fSe~ces 8.000 I I I I I 0 I 18 I 0 

c 22S-400' 202'-386' 325' 30' 16-29 
Office 432.000 

254,0C0-510,000 I 0 692 I I 585 1 .3tl,OOO GFA 
Retai!fSe~ces 17,000 I 0 72 I I I 72 6/1000 GFA 

D 225'-400' 137'-280' Z15' JO' 11-2.2 
Office 293,000 

150,000-401 .000 I 0 I 566 I 467 1.6/1 ,000 GFA 
Retaii/Se~ces 9,000 I I 0 I 24 I 24 611000 GFA 

E 1i5'-225' 115'-219' 154' 30' 9-17 Office 229,000 150,000-355,000 0 466 346 1.511 ,CXXJ GFA 

Retail/Services 7,000 0 12 12 611000 GFA 

TOTAL 1,500,000 467 2.!74 

Hot&ol Altumative Tabulation 
Propo9ed 

Proposed Stories 
Re-quried Parking Requried Part:ing 

Allowable Building Propo!Ed Building Maximum U!e (3VI Proposed GFA Building GFA (4) !Melling < 118 mile 1/8 - 1/4 mile P;J~rlc.jng 

Building euilding Height Heigh~1M21 Heigh~1~2) Penthouse 
/Floor.~ Range(1) 

by Use (41 Units (5) (Per Unit or 1000 GFA) (Per Unit or 1000 GFA) Provided 16) Propo$1Cd Pa,..ing 

lTie1' 1&2) {Min-Max} Heioht 121 (Min-Max) (Min-Max) Min Mox Min I Max Rabo Pe1' I..Joo-

A1 I 222'-400' I 322' I 1&-JQ Residential 359,000 
244,000-440,000 I 337 I I 337 I 641 I 449 1.3/DI..J 

225'-400' N/A 
A2 I 1 82'·322' I 292' I I 19-28 l RetaiVSer.ices 8,000 I 0 I 18 I 18 611000 GFA 

N/A 6-14 
Residential 138,000 I 138,000-239.000 I 130 I I I 130 I 247 I 183 1.4/DU 

B 175'-225' 1 03'~1 83' 103' 
I RetaiVSet'"'Aces I 8.000 I l I l 0 I 18 I 18 6/1000 GFA 

"325' 30' 16-29 
Office 432,000 I 254 ,000-510,000 I 0 692 I I 585 1.311,000 GFA c 225'-400' 2G2'·386' 

I Retaii/Se~ces I 17,000 L L 0 72 I I 72 611000 GFA 

0 225'-400' 137"·280" 115' 30' 11·22 
Office 293,000 I 150,000-401.000 I 0 I 586 I 467 1.611.000 GFA 

I Retail!Sel'\lices I 9.000 I I I I I 0 I 24 I 24 611000 GFA 

13--21 
Hote! 229,000 180,000-305,000 218 0 218 218 1.0! Keys 

E 175'·225' 137'·217' 16T N/A 
RetaiVSef'.lices 7,000 0 12 0 

TOTAL 1,500,000 585 2,034 

Building AlB Alternative Tabulation 

Proposed 
Proposed Stories 

Requried Part"'ing Requried Par11:ing 

Allowable Building Proposed Building Maximum /Floors Range{1) Use (3K71 
Propomd GFA Building GFA (4) Dwelling < 118 mile 118- 114 mile Parking 

Building Building Height ""igh~1X21 ""igh~1K21 Penthou• by u .. (4) Units (5) (Per Unit or 1000 GFA) {Per Unit or 1000 GFAI Provided (61 Proposed Parking 
(Tier 1&2) (Min-Maxi Height (21 (Min-Max) (Min-Max) Min I Mox Min I Mox Ratio Per Use 

A1 I 26~-38~ I 232 I NIA I 19<l1 I RMidentlal I 253,000 I 244,000-440,000 I 256 I I I 258 I 491 I 3J5 l .J I 00 
A2 

225'--400' 
I 202'-322' I 192' I I 13--25 I Ret.aii/Ser\lices I 8.000 1 L 0 18 I 18 611000 GFA 

81 , 75'-225' 
133'-183' 183' I N/A 

9-14 I Residential I 239,000 I 146,000.239,000 
239 239 454 I 311 1.3/ DU 

82 I 133'-163' I 183' I I 9-14 I Retaii/Ser..ices I 8.000 I I _L 0 18 I 18 6/1000 GFA 

c 225'-400' 202'-366' 325' 30' 16-29 I Office I 432,000 I 254,000.510,000 0 692 I 585 1.311,000GFA 

I Retaii/Ser..ices I 17.000 I I I 0 I 72 I L I 72 611000 GFA 

D 225'-400' 137-250' 215' 30' 11·22 I Office I 293,000 I 150,00(}.401 ,000 0 586 I 467 1.6/1,000 GFA 

I Retaii/Ser..ices I 9,000 I I I I I 0 I 24 I 24 611000 GFA 

E 175'·225' 115'-219' 154' 30' 9-17 
Office 229.000 150,000.355,000 

0 458 346 1.511,000 GFA 
Retaii/Ser.ices 7,000 0 12 12 611000 GFA 

TOTAL 1,500,000 497 2.168 

[1) lndiljjdual blJilding heights and number offjoorslstories shown are conceptual and may be changed by the Building ONners proYided that the maximum building height is not exceeded and minimum height is not reduced as demonstratecl on this CDP , (Refer to Architectural Site Seclions 
for Aw~age Grade Ele•.Gtions:'. 

(2) Buik:ling Height: For Residential Buildings. the tuitding height includes penthouse and mechanical screen5 jto be shown an FOP). For Non-Residential Buildings, the building height does not include penthouses. Penthouses may be up 1::> 30 toot in height. 

(3) Retail and lor SeNice use may incfude a variety of commercial and community type uses (see Note# 32 sheet C2.0) as detenn ined by the indi..tdual Building Owners at time affinal site plan. 

(4) The square foot.;Jge for indi·..:dual uses and bui ldi ngs shown is conceptual . The Building Owners reser.e the right to increase. decrease or transfer square footage within buildings (i.e. Dffice, residential, retail) proloided th.at the primary ues of the building is retained and the total o\erall FAR 
is not exceeded. See Proffers. 

(5) Number of dwelling units/bedroom types may be changed and wiH be determined at the time of FOP and fmal sit(:! plan. 

(6) Parking required and pro'Jided is estimated. Numberaf required parking spaces may be changed by the Building Ownars based on lhe final dwelling unit count, bedroom mix, final and specific building uses. and final GFA, and will be determ ined at the time affinal site plan. The Building 
Owners reset"le r11e right to pro..tde more or less parking at the time affinal site plan pro...ided the al lowable parking rates set forth in Section 6-509 are not exceeded at the build out of the o-.eral1 dewlopment. Parking podiums may also decrease. or increase. but shallliot exceed eighty (80') 

feet in height. 

7i Any buildir>g indicated as office on this CDP awlication may be replaced with a hotel use, subject to parking requirements in accordance with the Zoning Ordinance and approval of a FOP 

Par~ing Ra1Ds Required <Per Z. 0. Section 6-5091: 

Commercial: c: 1/S Mile : Min=O Sp ; Max 1.6 SP I 1,000 GFA 

1/8·114 Mile· Min=O Sp: Max 2.0 SP / 1.000 GFA 

Residential : {<1/8 mile- 1.'4 mile) Min 1.0 SP 1 DU and Max 1.9 SP I DU (Based on Uni1 range of 1-3 Bedroom) 

Retail/ Se~ces : Max 6 SP /1,000 GFA (Per Section 6·509.8.(1)- the fir.:; I 5,000 square feet of ground floor retail has been subtracted prior to retail parkiog calculatioo). Other uses may be pro...ided per Note #32 on sheet C 2.0. 

S) Work Force Housing to be pro'.ided either onsite or ofrsile as delennined with FDP(s) and described in the Proffers. Pro'Jision of WDUs allows ror a 20% building height increase abo-.e lhe maximum_ 

lnton.lty~ 

• 0-1/8 Mile From Molro 

• 1/8- 114 Mile From Metro 

• 114 • 113 Mile From Metro 

• 1/3 - 112 Mile From Melro 

Non-TOO Urban Cltarac1er 

Edge Condition 

c ........ rs , lntec•tt 

-""""" "-'"* c..,ty, Vlr'liJIIM n 

INTENSITY AREAS-DEVELOPMENT RADIUS ZONE EXHIBIT: 

APPLICATION AREA 

BLDG'D' 

AREA 'B' 

TABLE 2- LAND USE RATIO AND INTENSITY: 

INTENSITY CREDIT LAND AREA TABULATION 

Property Tabulation (Application Area) : 

SITE NAME TAX MAP# AREA (SFI AREAIACI 
SCOns RUN NORTH 029-4 !(OS II OOJ9 76,427 1.754S2 

029-4 !(OS II OOJ9A 48,2S8 1.10785 
029-4 ((OS)) 0010A 285,161 6.54610 

TOTAL APPLICATION AREA 409,846 9.40877 

Prior Dedication Areas Reserved for Intensity Credit : 

TYPE DESCRIPTION AREA (SFI AREA IAq 

STREET DEDICATION INTENSITY/DENSITY 79,572 1.82672 
STREET DEDICATION INTENSITY/DENSITY 17,152 0.39376 
STREET DEDICATION INTENSITY/DENSITY 701 0.01609 

TOTAL RESERVED INTINSITYCREDIT AREAo 97,42~ 2.23657 

TOTAL AREA FOR INTENSITY CALCULATION: 

(INQUDir.IG APPU.CATtON AltEA& PRIOFI. DEDICATION tNTf:NSITY CREDfTS 507,271 11.64534 

Ba!» Plan 
t->ercentilg& 

Use GFA (1) of Total FAR (2) 

Office 954,000 63.6% 1.86 

Residential 497,000 33.1% 0.98 
Retail/Services 49.000 3.3% 0.097 
Overall Total 1,500,000 100 .0% 2.96 

Hotel Alternate 
Percentage 

Use GFA (1) of Total FAA (21 

Office 725.000 48.3% 1.43 

Reside ntia I 497,000 33.1% 0.98 

Hotel 229,000 15.3% 0.45 

RelailfS~Hvices 49,000 3.3% 0,097 
Ove-rall Total 1,500,000 100.0% 296 

Buildings AlB Massing Alternate 
t"ercentage 

Use GFA (1) of Total FAR(2) 

Office 954,000 63.6% 1.88 

Reside ntia 1 497,000 33.1% 0.98 

Retail/SerVices 49.000 3.3% 0.097 
Overall Total 1,500,000 100.0% 2.96 

(1) GFA for individual uSies is comeptual. Appli<:ant reserves the right to transfer 
GFA between buildings and uses provided the ove rail proposed FAR is not 
e.ueeded. Refer to Proffers.. 

EXISTING 

ZONE 

c-3 

C·3 
C·3 

EXISTING 

ZONE 

(2) F.A.R. is b.ased on total'lntensity Credit land Area' (11.64AC). See Tabul.ation this sheet. 

DEED 

BOOK PAGE NOTES 

9789 768 

9789 768 
9789 768 

DEED 

BOOK PAGE NOTES 

9789 768 
9789 768 
11772 1910 

TABLE 3- PROPOSED RIGHT OF WAY DEDICATION I VACATION ALLOCATION· . 
Existing Site Area 409 84Q Sa. Ft. 9.40 AC 
Proposed ROW ·~dication (2) 

.Scotts Crossing Road: 

North Dartford Drive: 

Grover Street: :! 53,611 Sq. Ft. ± 1.23AC 

Connector Road-Entry Segment: 

(A) Total Area of Dedication for ROW + S3,611 Sa. Ft. •1.23AC 
Prooosed ROW -Reservation 121 

Future Connector Road: ! 40,090 Sq. Ft. ± 0.92 AC 

North Oartford Drive 

Bl Total Area of Reservation for ROW + 40,090 Sa. Ft . • 0.92AC 

Area of ROW Dedication/Reservation for Intensity Purposes (A+B) ±93,701Sq. Ft.(ll :<:2.15AC(1) 

Prooosed ROW -Vacation (2) 

Scotts Crossing Road ! 18,346 Sq. Ft. :!:0.42AC 

Area of ROW 'Vacation' Used for Intensity Purposes 0 Sq. Ft . 0 AC 

(1) Square fOotage reser-.ect from proposed ROW "Dedication" and "Resenmtion" (as allowed per Z.O. Section 2-308-4) 
(2) Refer to sheet S-1.0 j:,r area descriptions. Final area of dedication, reservation and vacation! abandonment to be detennined at 
time of Final De'.eloprnent Plan {FDP) and final site plan 

TABLE 4 -INTENSITY AREAS-DEVELOPMENT RADIUS ZONE· . 

AREA 'A' AREA 'B' AREA'C' 
INTENSITY RING AREA 

(< 1/8 Mllfl ll/8MILETO 1/4 Mllf) (> 1/4 Mllf) 

Are-a Acr~age 83,718 SF (1.92 AC)(l)(l) 306,644 SF (7.04 AC)(1)(21 19,484SF(0.44AC) 

Base Plan (3) 

I Proposed GFA Proposed GFA I Proposed GFA 

Bldg A: 367,00JGFA 
COP 'Base' PLAN BldgC: 449,00JGFA Bldg B: 146,00JGFA Open Space 

BldgD: 302,CXDGFA 

Bldg E: 236 OOJGFA 

TOTALGFA 449,000GFA 1,0S1,00JGFA O.OGFA 

AREAF.A.R 2.48(41 3.43 0 

Hotel Altematiwe (3) 

Proposed GFA I Proposed GFA _L Proposed G FA 

Bldg A: 367,000GFA 
COP 'Alternative' PlAN BldgC: 449,000GFA Bldg B: 146,00JGFA Open Space 

Bldg 0: 30l,OOJGFA 

Bldg E: 236 OOJGFA 

TOTALGFA 449,00J GFA 1,0S1,000GFA O.OGFA 

AREA F.A.R 2.48(41 3.43 0 

Buildin A/8 Massing Alternatiwe (3) 
Prooosed G FA Pronosed GFA Prooosed G FA 

Bldg A: 266,0CDGFA 
COP 'Alternative' PLAN BldgC: 449,0CUGFA BldgB' 247,0COGFA Open Space 

Bldg o, 302,00J GFA 
Bld2 E: 236 OOOGFA 

449,00JGFA 1,0S1,000 GFA O.OGFA 

AREAF.A.R 2.48 4 3.43 0 

(11 Does JlOt include squarefoot<tge of future potcr1tial right of way vacation/abandonment of Scotts Crossing Road 

(21 1r1cl udes 5 qu;,re footage of proposed right of way dedication for Con11ector Road and Scott5 Crossing ftoad. 

TOTAl 

409,846SF (9.40ACI 

I 

l,SOO,OOJ GFA 

I 

1,500,00J GFA 

1, SOO,OOJ GFA 

(3~ Fi oat buitdi OJ. square footage assignments are subject to change by the applicant/bui I di ng owners at time of FDP and Final Site Plan. Sec Proffers. 

(4llndudes Prior R~en.-ed Dedication area (97,425 SF). See tabulation on this sheet 

(S) Does not include Prior R~erved Dedication aretJ 

T .0. D. OFFICE FAR 

(0 • 1/4 Mllfl 

390,362 SF (8.96ACI 

Office GFA 

BLDGS CID/E: 954,00J GFA 

2.44(S) 

Office GFA 

BLDGS C/0: nS,OOJ GFA 

1..86(5) 

Office GFA 

BlDGS C/D: 954,00J GFA 

2.44(S) 

SMiTHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON , DC 20006 
202.842.2100 
www.smithgroupur.com 

City;line 
PARTNERS 

A 'I:IJII!J!ll"..,. F--"' 
ru J ~~ l:.-roo- C.wltDI Pn•rn"'"' 

APPLICANT 

1651 Old Meadow Rooo, Sle 650 
Mclean, VA 22102 
T 703.556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 

14\J20 Thunderbolt Place. Ste 300 
Chonlilly. VA20151 
T 703.464.1000 

WELLS +ASSOCIATES 
TRAFFIC ENGINEERING 

1420 Spnog Hill Road Sle 610 
Mclean. VA 22102 
T 703.917.6620 

WALSH COLUCCI LUBELEY 
& WALSH PC 
LAND/ZONING ATIORNEY 

Courthouse Plaza 
2200 Clarendoo Boulevard, 1Jih Floor 
Arlington. VA 22201-3359 
T 703.528.4700 
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[/ CAPITAL ONE 
PROPERTIES 
ZONED:PTC 

USE: MIXED USE 

MCLEAN STATION 
ENTRANCE 
PAVILION 
(ESCALATOR 

------- ENTRANCE) --
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NOTE: 
PROPOSED "JONES BRANCH 
CONNECTOR" ALIGNMENT SHOWN IS 
PER \IIJOT PROJECT ;¥8102-029-065 
DOCUMENTS OA TED JULY 21, 2014 
AND IS SUBJECT TO CHANGE l\lnl 
FINAL APPROVAL BY \IIJOT 
(CONSTRUCTION TO BE BY OniERS) 
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GATES OF MCLEAN 
ZONED: PDH-30 
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USE: MULTIFAMILY RESIDENTIAL 
TAX MAP: 029-4-((12)) 
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BUILDING 
SITE 'D' 

BIJLDING'O' 

I 

SCOTTS RUN SOUTH 
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USE: MIXED USE 
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LEGEND: 

PROPOSED PUBUC ROADWAY 

NOTE: 
PROPOSED BUILDING SITE AUGNI.IENTS AND DESIGNATIONS 
ARE SUBJECT TO REVISION WITH FINAL DEVELOPI.IENT 
PLAN AND FINAL SITE PLAN APPLICAllONS. 
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LVER LINE 
METRO RAIL 
ELEVATED 
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VICINITY MAP 

TYSONS ROAD NETWORK 

Legend 
- Boule•Jard 
-Avenu'lil 
- collector 

Local! Serv1ce Street 
- f-IOT Lane Ramp 

0 Potential Locations for 
Dulles Toll Road ConneclioT~S 

Nnlt:: T11e Ty .'>l.lll~ Road Nch•mrk is subject tf'l ch;m~c pend in~ results from ntore 
detailed analy!o~ oflht connectinm: to the nAA R and the Grid of Sln.:cl:.a. 

SOILS MAP 
SCALE: 1 - 500 0 

SOILS CHART 
fAIRfAX COLiNTY SOILS DATA 2011 

SOIL SOIL 
NUMBER SERIES 

29A CONDOR US 
SILT LOAM 

39C GLENELG 
SILT LOAM 

39D GLENELG 
SILT LOAM 

95 URBAN LAND 

A = 0-2 PERCENT SLOPE 
C = 7-15 PERCENT SLOPE 
C = 15-25 PERCENT SLOPE 

PROBLEM 
CLASS 

Ill 

I 

I 

IVB 

DRAINAGE 

POOR 
fw 

GOOD 

GOOD 

NA 

b - LOW BEARING VALUES fOR FOUNDATION SUPPORT. 
f - FLOOD HAZARD fOLLOWING STORM EVENT 

Conceptual Functional 
Classification lor the 
Tysons Road Network 

Ty110na Corn•r O 
Flirl•t County, \11f'j1•111. 

SITE 

FOUNDATION EROSION 
SUPPORT POTENTIAL 

POOR LOW bfw 
GOOD HIGH 

GOOD HIGH 

NA NA 

w - HIGH SEASON GROUNDWATER TABLE IN DRAINAGE WAY OR LOW LYING AREAS. 

GRAPHIC SCALE 
ao o .t10 ao 1eo 32a 

~~ ..... 1~1 ~~~~~~ 

SMnHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20005 
202.842.2100 
www.smithgroup~r.com 

A RIMrDUml'!'lr 

Vt.J R.Tinf e141,. Copll;rl Prlrl~ 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA 22102 
T 703.556.3n7 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
1-4020 Thundel'bolt Place, Ste 300 
Chantilly, VA 20151 
T 103464.1000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hill Road Sle 610 
Mclean, VA 22102 
T 703.917.6620 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LAND/ZONING ATIORNEY 

Courthouse Plaza 
2200 Clarendon Boul8'.'ard, 131h Floor 
Arlir.glon, VA 22201-3359 
T 703.528.4700 

ISSUED FOR REV DATE 

SUBI.11T1ID 
SUBI.11T1ID 
SUBI.II TTID 
SUBMITTED 
COP 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

04.03.2015 
03.06.2015 
12.7.2014 
03.17.2014 
05.10.201 1 

CONTEXT PLAN AND VICINITY 
MAP 

1"=80' 
SCALE 
7403-07-007 
PROJECT NUI.IBER 

( IN FEET ) C3.0 

~----------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------~~~i=nc:h~=~B~O_:tL~------------------_j -DRA--W-ING_N_U_M_~-R--------------------
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NOTE: 
1. PLAN DEPICTS EXISTING CONDITION AS OF JUNE, 2014. 

2. EXISTING PARKING LOT WITHIN APPUCATION AREA TO BE 
REMOVED AS DEVELOPMENT OCCURS. 

I 

/ 

SMITHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON. DC 20006 
202.842.2100 
www.smilhgroupjjr.com 

Cityline 
PARTNERS 

A ~,;05.i;)cAkY :::..+ 
DtJ Roo} &trr.a ;;,ap;h>/ P.ortru:;ilJ 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA 22102 
T703.5563m 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thundertlok Place, Sie 300 
Chantd'y, VA20151 
T 703.464.1000 

WELLS + ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Soring Hi! Road Sle 610 
Mclean, VA 22102 
T 703.917 6820 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LAND/ZONING ATTORNEY 
Courttlnuse Plaza 
2200 Clarendon Boulevard, 131h Floor 
Arlington, VA 22201-3359 
T703.528.4700 

ISSUED FOR REV DATE 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

04.03.2015 
03.06.2015 
12.7.2014 
03.17.2014 
05.10.2011 

EXISTING CONDITIONS PLAN 

1"=50' 
SCALE 

7403-07-007 
PROJECT NUMBER 

C4.0 
DRAWING NUMBER 
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AREA Of 
R.O"W. VACA'TION 1'111H 
1lliS APPUCA TJON J 
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/,I 
!I 

LINE TABLE 
UNE 
Ll 
l2 

72.71' 

\?PROXIMA 1E LOCATION 
RJTURE REVISEO lOOYR 
\ PLAIN (ELEV fi ~ 

I / 
1 "v 

-p-1' ~OP UMITS Of 
" CLEARING AND 

GRADING 

I 
I 

/ 

\ 
I 

I 
j 

I 

i- /85.4 

LIM!!S Oi EXIST 
·""" WETLANDS PER / v- -.-,.zw,-- ~ _ ~- ·-' .I••YJ 

-.....,. Pl1SSAGE CK:f:~ 
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EXISTING El5:1JI 
JR.ACK -e6:U\n: 
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110+00 
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LEGEND: 

PROPOSED ON STREET PARKING 
QUANTITY. (FOR INFORMATION ONLY) 
SPACES SHALL NOT BE STRIPED OR 
METERED . 

PROPOSED BUILDING ENTRY (GROUND LEVEL) 

PROPOSED VEHICULAR LOADING ENTRY 

PROPOSED VEHICULAR PARKING ENTRY 

= ~..til•-~- u»- PREUMINARY APPROXIMATE 
UMITS 

NOTE: 

Of CLEARING AND GRADING 
(SUBJECT TO CHANGE ~TH 
FDP AND FINAL SITE PLAN 

1. PROPOSED ADDITIONAL TURN LANE ON DAAR EXIT 
RAMP IS SUBJECT TO VDOT /MWAA/FHWA 
APPROVAL 

2. EXISTING PARKING LOT ~THIN APPUCATION AREA 
TO BE REMOVED AS DEVELOPMENT OCCURS. 

3. REFER TO SHEET C12.1 FOR POTENTIAL FUTURE DTR 
CONNECTOR ROAD EXTENSION. 

4. REFER TO LANDSCAPE PLANS FOR STREETSCAPE 
DESIGN. 

RPA PER APPROVED PLAN 
7788-RPA-003-2 

EXISTING 100YR FLOODPLAIN 
(301.3) 

APPROXIMATE LOCATION 
FUTURE REVISED 1DOYR 
FLOODPLAIN (301.3) 

APPROXIMATE LOCA llON 
FUTURE RPA UMITS 

SMITHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupur.com 

Ci~line 
PARTNERS 

1'';/~'~fJ'!+Ff('<-

DLJ [((;,?f Es!aw Car;-11at PartmYs 

APPLICANT 

1651 Old Meadow Road, Ste 650 
Mclean, VA 22102 
T 703.556.3m 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbolt Place, Ste 300 
Chantilly, VA 20151 
T 703.464.1000 

WELLS + ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring HiD Road Ste 610 
Mclean, VA22102 
1703.917.6620 

WALSH COLUCCI LUBELEY 
& WALSH PC 
LAND/ZONING ATIORNEY 
Courthouse Plaza 
2200 Clarendon Boulevard, 13th Floor 
Arlington, VA22201·3359 
T 703.528.4700 

ISSUED FOR REV DATE 

SUBMITTED 
SUBMITTED 
SUBMITTED 
SUBMITTED 
CDP 
SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

04.03.2015 
03.06.2015 
12.7.2014 
03.17.2014 
05.10.2011 

CONCEPTUAL DEVELOPMENT 
PLAN-PRIOR TO RTE 123 
SUPER STREET 

1"=50' 
SCALE 

7403-07-007 
PROJECT NUMBER 

C5.0 
DRAWING NUMBER 
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R.O. W. VACA DON \lllH 
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LINE TABLE 
UNE LENGlH 

L1 3.39' 
L2 29.81' 
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BEARING 
N39'45'55"W 
N4313'24"W 
N36'20' 49"W 
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GRAPHIC SCALE 

( IN FEET ) 
1 inch = 50 !t. 

lt.PPROXIMATE LOCATION 
FlJlURE REVIS£D 100YR 
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LEGEND: 

PROPOSED ON STREET PARKING 
QUANTITY. (FOR INFORMATION ONlY) 
SPACES SHALL NOT BE STRIPED OR 
METERED. 

PROPOSED BUILDING ENTRY (GROUND LEVEL) 

PROPOSED VEHICULAR LOADING ENTRY 

PROPOSED VEHICULAR P ARJ<ING ENTRY 

-too'--- too~ PREUMINARY APPROXIMATE 
UMITS 

NOTE: 

OF CLEARING AND GRADING 
(SUBJECT TO CHANGE WITIH 
FOP AND FINAL SITE PLAN 

1. EXISTING PARKING LOT WITIHIN APPUCA llON AREA 
TO BE REMOVED AS DEVELOPMENT OCCURS. 

2. REFER TO SHEET C12.1 FOR POTENTIAL FUTURE DTR 
CONNECTOR ROAD EXTENSION. 

3. REFER TO LANDSCAPE PLANS FOR STREETSCAPE 
DESIGN. 

PROPOSED FUTURE ROUTE 123 
"SUPER STREET" PER ADVANCE 
PRELIMINARY DESIGN PLANS 
PREPARED BY VIKA INC. DATED 
MARCH 14, 2014. CONSTRUCTION 
BY OTIHERS (FINAL DESIGN 
SUBJECT TO CHANGE BASED ON 
APPROVAL BY VDOT) 

RPA PER APPROVED PLAN 
7788-RPA-003-2 

EXISTING 1 OOYR FLOODPLAIN 
(301.3) 

APPROXIMATE LOCA llON 
FUTURE REVISED 1 OOYR 
FLOODPLAIN (301.3) 

APPROXIMATE LOCATION 
FUTURE RPA UMITS 

SMITHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupjjr.com 

Gl 
Cityltine 

PARTNERS 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA 22102 
T 703.556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderboft Place, Ste 300 
Chantilly. VA20151 
T703.464.1000 

WELLS + ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hill Road Ste 610 
Mclean, VA 22102 
T 703.917.6620 

WALSH COLUCCILUBELEY 
&WALSH PC 
LAND/ZONING A TfORNEY 
Courthouse Plaza 
2200 Clarendon Boutevard, 13th Floor 
Artington, VA 22201·3359 
T703.528.4700 

ISSUED FOR REV DATE 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

CONCEPTUAL DEVELOPMENT 
PLAN-WITH ATE 123 SUPER 
STREET 

1"=50' 
SCALE 

7403·07-007 
PROJECTNU'M~B~E~R~-----------------------

C5.1 
DRAWING NUMBER 
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FUTURE 
TRAFFICE 
SIGNAL 

NOTES: 
1. REFER TO SHEET C7.0 FOR PROPOSED ROAD DESIGN, 

STRIPING ANO MARKING PLAN 
2. PROPOSED CONTOURS, ELEVATIONS AND UTIUTIES SHOWN ARE 

PRELIMINARY AND SUBJECT TO CHANGE WlTH FOP AND FINAL 
ENGINEERING. 

3. BUILD-TO LINE BASED ON COMPREHENSIVE PLAN URBAN DESIGN 
GUIDELINE, AND IS SUBJECT TO CHANGE WlTH F.D.P. APPUCATION. 

4. CROSSWALK LOCATIONS ARE CONCEPTUAL AND SUBJECT TO 
APPROVAL BY VOOT AT FINAL SITE PLAN. 

5. REFER TO ARCHITECTURAL PLAN FOR BLOCK PHASING SEQUENCE. 
6. REFER TO SHEET C4.0 FOR OVERALL PROPERTY/ APPUCA TION 

BOUNDARY. 
7. REFER TO SHEET C11.0-C11.1 FOR FLOODPLAIN DELINEATION 

SUMMARY AND ENVIRONMENTAL IMPACT NARRATIVE. 

LEGEND: 

PROPOSED ON STREET PARKING 
QUANTITY. {FOR INFORMATION ONLY) 
SPACES SHALL NOT BE STRIPED OR 
METERED. 

PROPOSED BUILDING ENTRY 

PROPOSIED LOADING ENTRY 

PROPOSED PARKING ENTRY 

(P.SS) • 
(P·W) 

• 

PROPOSED STORM DRAIN 

PROPOSED SANITARY SEWER 

PROPOSED WATER LINE/F.H . 

PRELIMINARY APPROXIMATE UMITS 
OF CLEARING AND GRADING 
(SUBJECT TO CHANGE WITH FOP 
AND FINAL SITE PLAN 

--:308-- PROPOSED CONTOUR 

-
-·-·-·--
-------··-------
------- ... -----

PROPOSED SPOT ELEVATION 

RPA PER APPROVED PLAN 
7788-RPA-003-2 

LOCATION EXISTING 100YR 
FLOODPLAIN (301.3) 
APPROXIMATE LOCATION FUTURE 
REVISED 100YR FLOODPLAIN (301.3) 

APPROXIMATE LOCATION FUTURE 
RPA LIMITS 

C)}f•'Y-- N<lRTH OARTFORD DRIVE CONNECTION TO 
RTE 123 (SUBJECT TO VDOT APPROVAL) 

GRAPHIC SCALE .. 
( IN FEET ) 

1 inch = 30 ft. 
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SM iTHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupjjr.com 

Ci 
TNERS 

APPLICANT 
1651 Old Meadow Road, S1e 650 
McLean. VA 22102 
T 703.556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbott Place, Ste 300 
Chantilly, VA 20151 
T 703.464.1000 

WELLS +ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hill Road Ste 610 
McLean, VA 22102 
T 703.917.6620 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LAND/ZONING AITORNEY 

Courthouse Plaza 
2200 Clarendon Boulevard, 13th Floor 
Artington, VA 22201-3359 
T 703.528.4700 

ISSUED FOR REV DATE 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

CONCEPTUAL DEVELOPMENT 
PLAN ENLARGEMENT 

1"=30' 
SCALE 
7403-07-007 
~-;.;;~~~-~--·--·--- --- ~ ·-~- -- .. -·--
PROJECT NUMBER 

C6.0 
DRAWING NUMBER 
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LEGEND: 

PROPOSED ON SllREET PARKING 
QUANllTY. (FOR INFORMATION ONLY) 
SPACES SHALL NOT BE SllRIPED OR 
METERED. 

.... PROPOSED BUILDING ENllRY 

jP- PROPOSED LOADING ENllRY 

~ PROPOSED PARKING ENllRY 

- -
-·-·-·-
---··---
---···---

(P·W) 

RPA PER APPROVED PLAN 
7788-RPA-003-2 

LOCA llON EXISllNG 100YR 
FLOODPLAIN (301.3) 
APPROXIMATE LOCAllON FUTURE 
REVISED 100YR FLOODPLAIN (301.3) 
APPROXIMATE LOCATION FUTURE 
RPA UMITS 

PROPOSED STORM DRAIN PROPOSED WA 1lER LINE/F. H. 

(P-SS) • 

. •. 

PROPOSED SANITARY SEWER 

~I 

~' 

• 

- L®--= tro- PRELIMINARY APPROXIMA 1lE LIMITS 
OF CLEARING AND GRADING 
(SUBJECT TO CHANGE WITH FOP 
AND FINAL SlllE PLAN 

NOTES: 
1. REFIER TO SHEET C7.0 FOR PROPOSED ROAD DESIGN, 

SllRIPING AND MARKING PLAN 
2. PROPOSED CONTOURS, ELEVAllONS AND UTIUTIES SHOWN ARE 

PRELIMINARY AND SUBJECT TO CHANGE WITH FDP AND FINAL 
ENGINEERING. 

3. BUILD-TO LINE BASED ON COMPREHENSIVE PlAN URBAN DESIGN 
GUIDELINE. 

4. CROSSWALK LOCA llONS ARE CONCEPllJAL AND SUBJECT TO 
APPROVAL BY VDOT. 

5. REFIER TO ARCHillECllJRAL PLAN FOR BLOCK PHASING SEQUENCE. 
6. REFIER TO SHEET C4.0 FOR OVERALL PROPERTY/APPUCATION 

BOUNDARY. 
7, REFER TO LANDSCAPE PLANS FOR STREETSCAPE, PARK AREAS 

AND BUILDING PLAZA DESIGN • 
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(CLASSIFICATION: LOCAL PRIVAllE) 
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SMITHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smilhgroupnr.com 

Cifyiline 
PARTNERS 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA 22102 
T 703.556.3n7 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbo~ Place, Ste 300 
Chantrlly, VA 20151 
T703.464.1000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hill Road Ste 610 
Mclean, VA 22102 
T 703.917.6620 

WALSH COLUCCI LUBELEY 
& WALSH PC 
lAND/ZONING ATTORNEY 
Courthouse Plaza 
2200 Oarendon Boulevard, 13th Floor 
Artlng10n, VA 22201-3359 
T 703.528.4700 

ISSUED FOR REV DATE 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

CONCEPTUAL DEVELOPMENT 
PLAN ENLARGEMENT 

C6.1 
DRAWING NUMBER 
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VARIES 
REFER TO 

LANDSCAPE 
PLANS FOR 

STREETSCAPE 
DESIGN 
(TYP) 

jccO' ceo! 
POlENTIAL ~~~ 

unuTY DUCT 1~ 
LOCATION -

I ' 
Ia. 
'Oc 
Icc: 

I .· 

EXISTING I ' 
SIGNAUZEO 

INTERSEC110il ' 

PROPOSED 60' ROW/ESMT 

I 11' 
TRAVEL LANE 

W8 

<f. 

I 
I 

I 
I 

I 

27' 

TRAVEL LANE 
EB 

2' 
VARIES 

REFER TO 
(LANDSCAPE PLANS FOR 

STREETSCAPE 
DESIGN 
(TYP) 

PROPOSED FOC TO FOC 

jccO' 
1~1 
ceo! P01EN11AL 
I~ UTIUTY DUCT 

- lOCATION 
PROPOSED NORTH DARTFORD DRIVE 

CROSS SECTION A-A 
(LOCAL STREET CLASSIFICATION) 

(PROPOSED DESIGN SPEED 25 MPH) 
(PROPOSED POSTED SPEED 25 MPH) 

I .. 

SCALE: 1"=10' 

c 

PROPOSED DEDICA llON 
AREA BY APPUCANT 
FOR INillAL 
INGRESS/EGRESS AND 
FUTURE CONNECTOR 
ROAD EXTENSION 

I 

FUTURE AREA OF DEDICA llON 
REQUIRED BY GATIES OF 
MCLEAN, LLC FOR CONNECTOR 
ROAD 

VARIES 
REFER TO 

LANDSCAPE 
PLANS FOR 

STREETSCAPE 
DESIGN 
(TYP) 

I~ jceol 
POlENllAl CX:Oi 

UTIUlY DUCT I~ 
LOCATION -

8' 
PARKING 

PROPOSED 68' ROW/ESMT 

11' 
TRAVEL LANE 

NB 

<f. 

I 
I 

I 

39' 

1' 0008~ 
~~OW UNE 

11' 
TRAVEL LANE 

SB 

PROPOSED FOC TO FOC 

PROPOSED GROVER STREET 
CROSS SECTION B-B 

(LOCAL STREET CLASSIFICATION) 
(PROPOSED DESIGN SPEED 25 MPH) 
(PROPOSED POSTED SPEED 25 MPH) 

SCA~: 1"=10' 

PROPOSED ROAD DESIGNATIONS 

APPLICATION 
AREA BOUNDARY 
FUTURE POTIENllAL LOCA llON 
Of CONNECTOR ROAD 
EXTIENSION (BY OTHERS) PER 
FCOOT PLANS llTLED "JONES 
BRANCH CONNECTOR 
STUDY-JONES BRANCH DTR" 

OF PROPOSED ROAD 
IMPROVEMENTS WITH THIS 
APPllCAllON. 

---

8' 
PARKING 

I&:Bi 
jCX:O 
0:01 P01ENTIAL 
j{X:Qj UTIUTY DUCT 

- LOCATION 

rPROPOSED RESERVA llON AREA 
BY APPLICANT FOR FUTURE 
CONNECTOR ROAD EXTIENSION 
(CONSTRUCTIED BY OTHERS). 

I 
I 

I 
I 

~I~---~~--------~~~ PROPOSED ROW VARIES 

<f. 

~I 
VARIES 

REFER TO ,_~ 
~~~2~c~~ o.5 

STREETSCAPE 
DESIGN 
(TYP) 

I 
I 

1- I 
..,( =>< 

I 

I "" 
' "" 

..,/ 

"" 

VARIES 
REFER TO 

LANDSCAPE 
PLANS FOR 

STREETSCAPE 
DESIGN 
(TYP) 

~I 

SIDEWALK 
~~-~~~~~~~~[.1~·o~oo~s~~~~~-owt-u-N~~~-+~~~~~ 11' 1 11· 11· 11· 1 11· . 

TRAVEL LANE TRAVEL LANE' LEFT TURN THRU/ FUTURE LANE 

I&:BI 
;ceo 

POlENTIAL 'ceo! 
UTIUTY DUCT I ceo, 

lOCATION '- ~ 

NB NB LANE S8 RIGHT 1\JRN SB 
60' LANE S8 

PROPOSED FOG TO FOC 

PROPOSED CONNECTOR ROAD CROSS 
SECTIONC-C 

(CO~CTOR STREET CLASSIFICATION) 
(PROPOSED DESIGN SPEED 30 MPH) 
(PROPOSED POSTED SPEED 25 MPH) 

/ 
/4 

/
,If ,, 

//' I I 1/1 I 

/If! /)/ 
;If! / ~ 

I • f / l F 

;/J' 'f;f!' I I I 

/!; / 
I ;11 I /; 

I '<f/ / I I 
;II! I/; I 

I 

SCA~: 1"=10' 

NOTES: 
1. FINAl ROAD, CURB, CROSSWALK, TRAFFIC 

CONTROL (INCLUDING CURB CUT. TURN LANES, 
PARKING, ETC.} IS SUBJECT TO CHANGE ~TH 
RNAL DEVELOPMENT PLAN AND FINAL 
ENGINEERING SITIE PLAN AND VOOT APPROVAL 

2. REFER TO LANDSCAPE PLANS FOR STREETSCAPE 
DESIGN ELEMENTS. 

3. AREA OF RIGHT OF WAY 
DEDIC A llON/VACA llON /RESERVA llON 
SHOWN ON THIS CDP ARE APPROXIMATE. RNAL 
AREAS AND LOCATION OF STREET RIGHT OF 
WAY DEDICATION, VACAllON, RESERVAllON ARE 
TO BE I)ETERMINED AT llME OF FINAL SITE 
PLAN. 

4. SIGHT DISTANCE DIMENSION IS BASED ON PROPOSED 
DESIGN SPEED LIMITS AS OUnJNED IN THE VDOT 
TRANSPORTAllON DESIGN STANDARDS FOR TYSON 
CORNER (TABLE 12). SEE PLAN VIEW FOR 
PROPOSED POSTIED SPEED UMITS. 

/ fr !I 

/ 1/' ; /;/ 
. r I !1/ 

I 
I I /1/1 / 

' ' r I ! 
1/l 

I If' / / ' 
If/ I If; 

r :--; 

I I 

I; 
I . I 

' I . 

UMITS OF PROPOSED I I p 
ROAD IMPROVEMENT~ /f; 
WITH THIS , -I/ 

It I I 
I I II 

j ! 
I 

~At't""LII"AlJON I fl; / 
! .t; I 
tit; I 

. ~ -~ --~ ~~ ~ 

~ ~ ~ -:-::~ 

I&:Bi 
~~~ POJENTIAL 
I~ UTIUTY DUCT 

- LOCATION 

5. ON-STREET PARKING SHOWN FOR INFORMAllON 
ONLY. SPACES SHALL NOT BE STRIPED OR 
METIERED. 

6. POTIENllAL SIGNAL CONTROL APPARATUS MAY 
REQUIRE EASEMENTS FROM ADJACENT PROPERTY 
OWNERS If INST ALLA llON OCCURS OUTSIDE OF 
VDOT ROW 

7. PROPOSED DRIVEWAY /ENTRANCE SHALL CONFORM 
TO THE TYSON T.O.S. AND ARE NOT SUBJECT 
TO THE P.F.M .. 

8. CENTIERUNE RADIUS OF GROVER STREET 
EXTIENSION FROM SCOTIS CROSSING ROAD WILL 
REQUIRE DESIGN EXCEPTION FROM TYSON T.D.S. 

9. REfER TO SHEET C12.1 FOR FUTURE POTIENTJAL 
D.T.R. CONNECTOR ROAD ALIGNMENT. 

LEGEND: 
,.._ PROPOSED LANE DIRECllON 

'· 

;'I!! I 
I J I I 

I li i \ · DOLLEY'MADISON BOULEVARD 

II ,I 

I ~' 
I //i 

; II: 
I . 

Ill/ 
. '' I II· I 

I '·' 
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1 1!1 

II I . 
1/j; 
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\ \ 

\\ 
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NORTH DARTFORD DRIVE/ROUTE 123 
CONNECTION: INTERIM CONDITION 

I 
r r-EXISillNG WMA TA 1 11 i 

I 
I 
I rEl(ISlli~G WMA TA METRO 

SILVER UNE ELEVATIED 
TRACKS 

BLDG ' 

EXISTING I -
SIGNAUZEO I 

INTERSECTIONJ .. -
~ 
~. .. , . 
J_:C--

DOLLEY MADISON BOULE\'ARD 

WMATA TIE BREAKER STATION #3 
ACCESS AUTO-TURN EXHIBIT 

WB-50 TRUCK 
AUGNMENT 

SMITHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smnhgroupjjr.com 

Ci~line 
PARTNERS 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA 22102 
T 703.556.3m 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbolt Place, Ste 300 
Chantilly, VA 20151 
T703.464.1000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hill Road Ste 610 
Mclean, VA 22102 
T 703.917.6620 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LAND/ZONING ATTORNEY 
Courthouse Plaza 
2200 Clarendon Boulevard, 131h Floor 
Artington, VA 22201-3359 
T703.528.4700 

ISSUED FOR REV DATE 

SUBMITTED 
SUBMITTED 
SUBMITTED 
SUBMITTED 
CDP 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 
ROADWAY MARKING 
PLAN AND SECTIONS 

04.03.2015 
03.06.2015 
12.7.2014 
03.17.2014 
05.10.2011 

1 ":50' 
.... _. .. _._._._._._._._. .......................... ~~SCAL~E~--------------------

GRAPHIC SCALE 7403-07-007 
PROJECT NUMBER • ~ ~ = 

-~~~-~~~~~~~~~~~ 
( IN FEET ) C7.0 

~----------------------------------------------~~~--~-----.------------------------------------------------------------------------------------------------------------------------------------------------------------------------------l~m:c~h~=~50~:~~------
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/ /j I f/ 1 /AREA OF PRCIPOSm--=-H--IIf-:-rr-r 
/ I I R.O.W. VACATION ~TH 

. 1 / / THIS APPLICATION 

"/-:/ // 
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'2 ' ' 2 "+oo 

EXISTING , . 
SIGNALIZED I ' 

IN~R~CTION u 
<' --, 

I 
LEGEND: 

- BOULEVARD 

,J ' ; 
; [ I I ' ' ' 
' I I 
" I !I/ 
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- AVENUE WITH BIKE LANE 

-- --+ COLLECTOR 

LOCAL STREET 

_, 

----------+ 
•••••••••••••• TEMPORARY SERVICE STREET 

-

R.O.W. 

\ 
• I 

CONNECTOR 
ROAD 

(COLLECTOR) 

NOTE: 

• I 

1. INSTALLATION OF PR 
TO WARRANT srurn~:ogg~T S~tNA~LS IS SUBJECT 
AND APPROVAL BY vDOT. E AGREEMENTS 

I I 
I I 
\ \ 
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' \ 

- - - - - I 
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GRAPHIC SCALE 

( IN FEET ) 
I inch = 50 ft. 

SMITHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON. DC 20006 
202.842.2100 
www.smithgroupjjr.com 

Ci1ylline 
PARTNERS 

'\5;;F-~ft7!4f'"<Y 

OLJ Reel Ewttte Capifai !'afif;iJn> 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean. VA 22102 
T 703.556.3m 

BOWMAN CONSULTING 
CIVIL ENGINEERING 

14020. Thunderbo« Place, Ste 300 
ChanllRy, VA 20151 
T 703.464.1000 

WELLS +ASSOCIATES 
TRAFFIC ENGINEERING 
142° Spring Hill Road S!e 610 
Mclean, VA22102 
T703.917.6620 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LANOIZONING ATTORNEY 
Courthouse Plaza 
2200 Clarendon Boulevard, 13th Floor 
Arting!on, VA 22201·3359 
T 703.528.4700 

ISSUED FOR REV DATE 

SUBMiffiO 
SUBMiffiD 
SUBMiffiO 
SUBMiffiO 
CDP 
SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

04.03.2015 
03.06.2015 
12.7.2014 
03.17.2014 
05.10.2011 

TRAFFIC CIRCULATION PLAN 

1"=50' 
SCALE 

7403-07-007 
PROJECT NUMBER 

ca.o 
DRAWING NUMBER 
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PDH-30 

USE: RES~DEN"'!lA.L 
1A:{ MAP: 029-4-((12)) 

COMMON Ji.~~E.A. 

""~ ----
DOLLEY MADISON BOULEVARD 

(Rl£ 123)(111D1lf VAAIES) 

"~E. STA!ION 
i\CCESS EN fRA:'ICE 
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EXISTING COVER TYPES NARRATIVE 

COVER TYPE A: 

AREA "A" IS CLASSIFIED AS DEVELOPED AREA AND CONSISTS OF AN IMPERVIOUS PARKING LOT. 

COVER TYPE B: 

AREA "B" IS CLASSIFIED AS UNDEVELOPED BOTTOMLAND HARDWOOD FOREST LOCATED 111THIN THE SCOTT'S RUN FLOODPLAIN. 
PRIMARY SPECIES INCLUDE ACER RUBRUM (RED MAPLE), PRUNUS SEROllNA (BLACK CHERRY), JUNIPERUS VIRGINIANA (EASTERN 
REDCEDAR), MACLURA POMIFERA (OSAGE ORANGE), MORUS ALBA (l'rHITE MULBERRY), ROBINIA PSEUDOACACIA (BLACK LOCUST), 
PLATANUS OCCIDENTAUS (SYCAMORE), LIRIODENDRON TULIPIFERA (TULIP POPLAR), ACER SACCHARINUM (SILVER MAPLE), P'rRUS 
CALLERYANA (BRADFORD PEAR), SALIX NIGRA (BLACK \\1LLOW), AILANTHUS ALllSSIMA (TREE OF HEAVEN), PINUS STROBUS 
(VrHITE PINE) AND ULMUS AMERICANA (AMERICAN ELM). 

THE EXISTING UNDERSTORY CONSISTS Of A SIGNIFICANT AMOUNT Of INVASIVE COVER. SPECIFICALLY GREENBRIAR. 

COVER TYPE C: 

AREA •c• IS CLASSIFIED AS UNDEVELOPED BOTTOMLAND AREA (111THOUT TREE CANOPY) LOCATED 111THIN THE SCOTT'S RUN 
FLOODPLAIN. THE EXISllNG UNDERSTORY CONSISTS OF A SIGNIFICANT AMOUNT OF INVASIVE COVER, SPECIFICALLY GREENBRIAR. 

COVER TYPE D: 

AREA "D" IS CLASSIFIED AS LANDSCAPED TREE CANOPY INCLUDING INDIVIDUAL TREES THAT ARE LOCATED INSIDE AND OUTSIDE 
OF THE EXISTING PARKING LOT. PRIMARY SPECIES INCLUDE QUERCUS PHELLOS (111LLOW OAK), ACER RUBRUM (RED MAPLE), 
PYRUS CALLERYANA (BRADFORD PEAR), GLEDITSIA TRIACANTHOS (HONEY LOCUST), TILIA AMERICANA (BASSWOOD), ZELKOVA 
SERRATA (JAPANESE ZELKOVA), CERCIS CANADENSIS (REDBUD) AND !LEX X NEWE STEVENS (NELLIE STEVENS HOLLY). 

COVER TYPE E: 

AREA "E" IS CLASSIFIED AS MAINTAINED GRASSLANDS INCLUDING THE TURf AREAS THAT SURROUND THE EXISTING PARKING 
LOT. 

EXISTNG COVER TYPES 

tnt S'JMBOL 
~ 
AREA 

A ~ 
'C/VVV'V B V'VVV'V 

c ~ 

-D 
~ 

00000000 
E 00000000 

IJ[JO[JDIJOO 

TOTAL SITE AREA: 

EXISTING TREE COVER: 

C!MR. PRIMARY 
TYPE. SPECIES 

DEVELOPED (SEE EXISTING COVER 
AREA TYPE NARRA llVE) 

UNDEVELOPED (SEE EXISTING COVER 
BOTIOMLAND TYPE NARRA llVE) HARDWOOD 
fOREST 

UNDEVELOPED (SEE EXISTING COVER 
BOTIOMLAND TYPE NARRA llVE) 
AREA (WITH~T 
TREE CANOPY 
LANDSCAPED (SEE EXISTING COVER 
TREE CANOPY TYPE NARRA llVE) 

MAINTAINED (SEE EXISTING COVER 
GRASSLANDS TYPE NARRA llVE) 

9.40 ACRES 

2.41 ACRES 

GRAPHIC SCALE 
100 

( IN FEET ) 
1 inch = 50 ft. 

SUCCESSIONAL 
SIAllE. 

CONDJ]QM AREA 

N/A N/A 5.00 AC 

LONG-TERM FAIR-POOR 2.01 AC 
SUB-CLIMAX 

PIONEER POOR 1.69 AC 

N/A GOOD 0.40 AC 

N/A GOOD 0.30 AC 

200 

SMITHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON. DC 20006 
202.842.2100 
www.smithgroupnr.com 

Ci • 1ne 
A ';HihiJYkPYOf' 

0LJ RMi EsMe Ct,p-Jti:Jl PYfPCff& 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA 22102 
T 703.558.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbon Place, Ste 300 
Chantilly, VA 20151 
T 703.464.1000 

WELLS + ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hill Road Ste 610 
Mclean, VA22102 
T 703.917.6620 

WALSH COLUCCilUBELEY 
& WALSH PC 
LAND/ZONING ATTORNEY 
Courthouse Plaza 
2200 Clarendon Boulevaro, 13th Floor 
Arlington, VA 22201-3359 
T703.528.4700 

ISSUED FOR REV DATE 

SUBMITTED 
SUBMITTED 
SUBMITTED 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

04.03.2015 
03.06.2015 
12.7.2014 
03.17.2014 
05.10.2011 

EXISTING VEGETATION MAP 

1"=50' 
SCALE 

7403-07-007 
PROJECT NUMBER 

C9.0 
ORA WING NUMBER 
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EED BOUNDARY 
(43,163 SF) 
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OVERALL PARCEL AND LEED BOUNDARY MAP 
1"~1oo· 

APPROXIMATE VAULT LOCATION FOR: 
• RAINWATER HARVESTING AND REUSE, 
• ADDITIONAL DETENTION TO INDUCE AN 

ADEQUATE OUTFALL 
• BMP STORAGE AND/OR TREATMENT 
• APPROX. STORAGE VOLUME 5,000 CF --...fC---~ 
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6 
APPROXIMATE VAULT LOCATION FOR:--~ 
• RAINWATER HARVESTING AND REUSE, 
• ADDITIONAL DETENTION TO INDUCE AN 

ADEQUATE OUTFALL 
• BMP STORAGE ANDIOR TREATMENT 

DOLLEY MADISON BOULEVARD 
(RTE 123)(WiDTH VARIES) 

• APPROX. STORAGE VOLUME 5,500 CF (EXISTING 35 MPH POSTED) 

NOTE: 
1. STORMWATER MANAGEMENT (SWM) ANO BEST MANAGEMENT PRACTICES (BMP) ANALYSIS, NI\RRP.TIVES, 

QUANllllES AND PROPOS£1l DESIGN Ai'.fD/OR FACILITIES PRESENTED HEREIN ARE PRELIMINARY BASED ON 
PROPOSED COP APPLICATION AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLAN AND FINAL SITE 
PLAN APPUCft.TIONS. 

2. THE APPLICANT RESERVES THE RIGHT TO VARY THE NUMBER, SIZE, SHAPE, AND LOCATION OF THE LID 

,779 SF 

--APPROXIMATE VAULT LOCATION FOR: 
• RAINWATER HARVESTING AND REUSE, 
• ADDITIONAL DETENTION TO INDUCE 

AN ADEQUATE OUTFALL 
• BMP STORAGE AND/OR TREATMENT 
• APPROX. STORAGE VOLUME 5,500 CF 

--

... .. .. . ... .. . . .. . .. . .. .. . . 
~ .. .. .. .. 

PRACTICES WiTH FINAL ENGINEERING. GRAPHIC SCALE 
J. STORM VAULT ACCESS: FOR ACCESS POINTS LOCATED IN STREETSCAPE. REMOVABLE PANELS OR ACCESS ~ 

MANHOLES ARE DESIRED AND THE APPLICANT SHALL GRAPHICALLY DEPICT THESE PANELS IN FUTUR£ FOP'S 
1

1
5 'f::_. __ .. ·-T~~~~~~~~~'"' ~ 

AND SHALL REQUEST A WAIVER OF THE PF!vi'S FOUR FOOT BY FOUR FOOT ACCESS OPENING REQUIREMENT IN : ... / 

/ 

LEGEND 

CISTERN/RE-USE COVERAGE 

STORMWA TER PLANTER 

URBAN BIORETENTION/TREE PIT (5'x15'xs·) 

BIORETENTON DRAINAGE DIVIDE 

EXTENSIVE GREEN ROOF 

INTENSIVE GREEN ROOF (VEGETATED AREA) 

INTENSIVE GREEN ROOF (PLAZA AREA) 

SMiTHGROUP JJR 
1700NEWYORKAVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smit~groupjjr.com 

• 1ne 
A$lJUW1ARf01' 
0/.,1 H;,!if .F:<.Ie~',-1 G.'•t-·ifitl C..'o,-.fr;,u;~ 

,\PPLICANT 
1651 Okl Meadow Road, Ste 650 
l'.rU:Lean. VA 22~02 
T 703.556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
'!4020 T:"':unde!'bo!t P!aco, ste 300 
Chantilly, VA20151 
T703.4S4.10W 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hill Road S!e 610 
Mclean, VA 22102 
T7U3.917.6620 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LAND/ZONING ATTORNEY 
Courthouse Plaza 
2200 Clarendon Bo~!evard, 13th Floor 
Arlolg!cn, VA22201-3359 
T 103.528.4700 

ISSUED FOR REV DATE 

------- - ----
~ .. -------

SUBMi'ffi:o 
SUBMITTED 
SUBMITIEO 
SUBMIHE!l 
COP 
SEALS AND SlGNATUHES 

SCOTTS 
RUN 
NORTH 

DRAW'NG TillE 

SWM BMP CONCEPT 
PLAN - OVERALL 

1"=30' 
SCALE 

PROJECT NUMBER 

0·4:632015 
03.06.2015 
127.2014 
03.1i26i4 
05.10.2011 

ACCESSIBILITY OPTIONS FOR MAINTENANCE AND ACCESS OF THOSE RESULTS, If SUCH WAIVER IS DENIED. ( IN FEET ) I NON-GREEN ROOF AREA TO DRAIN TO C1 0.00 ASSDC'AllON WiTH FUTURE SITE PLANS TO 1\LLOW CONSIDERATION OF THE PROPOSED OR OTHER D 
~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~-----------------TI-H_E_A_P~-I-CA_N_T-SH_A_LL __ PR_o_VI_OC_A __ so_w_n_o_N_TH_A_T_IS--AC-C-EP-T-AB-LE __ W~DP_w_&E~S~.-------------·----------------------------------------------1-m-o-h_~ __ s_o __ tt_. ____________________ jb======~··====G=R=EE~N==R~O=OF==A=.R~EA=S================!__j _D_RA_W_1N-G-NU-M-BE-R--------------------



FAIRFAX COUNTY PUBLIC FACUJTIES MANUAL 

Note: 
1) The Director may 

approve variations of 
this design provided 
the facility meets 
the requirements of 
Sec •. 6-1309 et seq. 

2) All pipe 11hall be in 
accordance with 
Section 6-1307 .UC. 

4" dia. pert. ____ __., 
underdrain pipe. 

3" 

Discharge to-------
a~provoo outfall 
4 dia. solid pipe 

~ varies ---l 

PLAN VIEW 

Vegetation---'------"'~ 
See See. 6-1309.6 

Grate and from••-----...., 
H-20 loading 

Cleanout 4• dia. pipe . ....._ 
with screw or nange 
type cap 

4• dia. pert. 
underdrain 

' 

!/?OT 13 stone 
6 wicfth and depth 

double shredde 
hardwood mulch 

VDOT IJ67 stone with a ---1~4:iil.::i:il;;.LSill 
min. of 2" of stone above bioretention soil media 
and below the pipe. See 10-35,.; Topsoil · 
Sees. 6-'-1309.6 and 5-15% Organlc Compost 
6-1309.'1C. Open bottom 60-75% Sand, ASTM C-33 

Concrete box: ----./ 
pre-cast or oast-in-plaoe 
See Section 6-t309.4F 

(optional) 
See Section 
6-1309.4G 

Ref. Sec. 6-1309 
et aeq, 

Rev. 3-07 

CROSS SECTION A-A' 

TREE BOX FILTER 

TREE BOX FILTER DETAIL 

Figure 9-A.4. Slormwater Planter Cros..Sectlon 

STORMWA TER PLANTER DETAIL 

"" 

PLATE NO, STD. NO. 

90-6 

FAIRFAX COUNTY PUBLIC FACILITIES MANUAL 

Note: The Director may approve variations 
of this design provided the facility meo~ts 
the reqtJlrements of Sec. 6-1311) et 11eq. 

Low Plants: sedums/herbs (typ.) ------.., 
Erosion control (wlilld ---~-----'--, 
blanket or jute me!lh) 

· 3ff to 6" growth m~dium (typ.) 

Filter Fabric (typ.) c-'----·------~...., 

Drainage Layer: 2" --~----...., 
lightweight granular mill' 
{optional: mat or plate syrtem) 

Filter Fabric (optional)-----. 
Aluminum Curb , .,.,., 
Gravel {optional) . 

gravel, 

Thermal insulation (optional) 

Leak Detection System (optional} 
'-----'-- Protection Layer (typ.) 

Root Barrier (typ.) 
'------- Waterproof Membrane (typ.) 

Roof Deck with Vapor Barrier 
and Roof Structure 

Perforated aluminum curb (typ.) w/ drainage fabric 
Roof drain with parapet well 

En1er,ge••cy overflow 

CROSS SECTION VIEW (NTS) 
Ref. Sec. 6-1310 
et seq. VEGETATED ROOF 

EXTENSIVE 

PLATE NO. STD. NO. 

Rev. 3-07 
91-6 

EXTENSIVE VEGIT ATIVE ROOF DETAIL 

Concrete Paven 

Permeabte Joint Material 

Bedding Course 

Undardraln 
(as required) 

;..,....._ ()ptlon.al Geotextlle 
Under Subbase 

'--Um~on>pa,cted Subgrade Soil 

Figure 7.2. Typical Detail (Sourcg; Smith, 2009) 

PERVIOUS PAVER DETAIL 

FAIRFAX COUNTY PUBLIC FACILITIES MANUAL 

Plants: perennials and shrubs --------, 
Erosion control (wlilld----------, 
blanket or jute mesh) 
6" ·to 12" growth medium (t.yp.) -----, 

Filter Fabric------------, 

Drainage: 4ff to 6" granular ---.., 
(optional: mat or plate system} 

Filter Fabric ( OJ>tic>nal) ----;; 
Aluminum Curbinv·-----.JIIIIi 

Note: The 
Director may 
approve variations 
of this design 
provided the 
facility meets the 
requirements of 
Section 6-1310 et 
seq. 

r-GreLvel (optional) 

R!!f. Sec. 6;..;1310 
et seq. 

Rev. 3-07 

Thermal Insulation {optional) 
Leak Detection System (optional) 

Protection Layer (typ.) 

Root Barrier {typ.) 
Waterproof Membrane (typ.) 

Roof Deok with Vapor Barde.r 
and Roof Structu.-e 

Perforated aluminum curb (typ.) w/ drainage fabric 
Roof drain with parapet well 

Emergency overfiow 

CROSS SECTlON (NTS) 

VEGETATED ROOF 
INTENSIVE 

INTENSiVE VEGITATIVE ROOF 

PLATE NO. STD. NO. 

92-6 

SMiTHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupjr.com 

iline 
PARTNERS 

1• $1J~H:{){I,fl"'''"' 
()L! 1-:tnl Er,Uri4 C:<pilt!l Pm1;w; 

APPlJCANT 
1651 Old Meadow Road, Ste 650 
McLean, VA 22102 
T 703.556,3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thurn:ierbolt Place, S\e 300 
Chantilly, VA 20151 
T 703.464. WOO 

WELLS +ASSOCIATES 
TR!'.FFIC ENGINEERING 
1420 Spring Hill Road Ste 61 0 
Mclean, VA 22102 
T 703.917Ji62D 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LAND/ZONING ATTORNEY 
CDurthouse Plaza 
2200 Clarendon Boulevard, 13th Floor 
.'\ilngton, VA 22201-3359 
T ?il3.52ll.470D 

ISSUED FOR REV DATE 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

SWM/BMP DETAILS 

N/A 
SCALE 

PROJECT NUMBER 

C10.01 
DRAWING NUMBER 



PFM 2- AND 10- 'K6B DET~NilQtt COMPLIANCE 

R~~'!:f£\:~'"0t ~ ·_r;.~_L~ 't"rga: : tli-ear C.,'"l)'~~r----;'"!' '-~ - ~"'l (fi'J 
2 
1{) 

- Ret<Qm 
·Evert-

' ··. 
'fi;;,_,.,_,-_ .. --

-- -::_ V;t:~lz.}_ 

21,51 I 

4i$.J! 

'(·:"- ' -
I ~;!!.$ !!<'Al " ( ,_•, 

l~£~ ,.,,,, 

(~~>\) 

(1¥/A) 

(1\/AJ 
lfii~) .,.1, 

--~'li~rrtr~-=-r 
{To) . 
{mml 

2 YEAR HYDROGRAPH 

H"~-::. ·; 
Vi"1 

~~'/!,) 
l'fo!A'l rt!'t,< 

Cf$ 

6QQ. 721) 

~--
.- ~~ -2J';()[J j., 

Tmle Jrnin} 

10 YEAR HYDROGRAPH 

FT 
FT 

ALLOWABLE RELEASE RATE COMPUTATIONS 

Q(IJNCONTROIJED): 
DA = 3.85 AC 
c = 0,43 

02(UNCONTROLLED) ~ (3.85 AC)*(0.4J)•(5.45 IN/HR) ~ 9.02 CFS 
QlO(UNCONTROLLED) = (185 AC)*(0.43)'(7.27 li'l/~R) = 12.04 CFS 

Q(ALLOWABLE) = Q(PRE) - C(POST,liNCOMTRCLLED) 

Q2(.~LLOWABLE) = 15.85 CfS - 9.02 CFS = 6.86 CFS 
Q10(ALLOWABLE) = 32.12 CFS - 12.04 CFS = 20.08 CFS 

DETENTION COMPUTATIONS 

DETENTION VOLUME REQUIRED = RV(POST) - RETENTiON VOLUME 

u· -_: ' "l'l'!!: .· ·.·· :x• 
i7.:.:iZ: 
2':Lr*Jt 

(2 YEAR) = RETENTION VOLUME {19,671 CF} IS SUFFICIENT TO RETAIN 17,073 CF 
(10 YEAR) ~ 21,988 CF - 19,671 CF ~ 2,317 Cf OF DEJENTION REQUIRED 

LEED SS6.2 COMPLIANCE COMPUTATIONS 
PER tEED SSG. 2, 00% O> RUNOfF MUST BE CAPTURED AND TREATED \'liTH IN THE OEflNED LEED BOUNDARY. BMPS MUST THEN 
BE USED TO REMOVE 80% OF THE TOTAL SUSPENDED SOLIDS (TSS) LOAD FROM THE CAPTURE[) RUNOFF. 

UNCONTROLLED AREA WITHIN LEED BOUNDARY ~ 0.59 ACRES 
(H0.59 AC/6.24 AC l££0 BOUNDARY)) X 100% ~ 90.5% CONTROLLED 

THE SITE CAPTURES 90.5% OF THE RUNOFF WlTHIN ThE LEED BOUNDARY INTO BMPS. THESE PRACTICES INCLUDE TREE PITS, , 
VEGETATIVE ROOFS, STORMWA TER PLANTERS. AND RAINWATER HARVESllNG. EACH ONE OF THESE BMPS REMOVE AT lEAST 80% 
OF THE TSS LOAD. MORE DETAILED COMPUTAl!ONS V~LL BE PROVIDED 1\lTh THE flNAL DEVELOPMENT PlAN. 

PRE AND POST DEVELOPMENT RUNOFF COMPUTATIONS 

Overall Site 

Amount of Site Area (Ac) Per Hydrologic Soil Group* 

Total Site Area (ac) Type A TypeB TypeC 

9.40 0 9.40 0 

Baseline Flow Rates 

land Use= Ex Conditions (0% Imp) 

Curve Number {CN) For Soil Type Per land Use 

Type A Type 8 Type C 

57 73 82 

Weighted CN for site 

73 

Design Storm 24-hr Rainfall Depth (in) 

S for CN to C Cales. 1-yr 2-yr 10-yr 

3.70 2.7 3.2 5.2 

Equivalent C 

1-yr 2-vr 10-yr 

0.25 0.31 0.47 

Proposed Flow Rates 

**Land Use~ Proposed Conditions (64% Imp) 

Weighted CN for site 

84 

Design Storm 24-hr Rainfall Depth (in) 

S for CN to C Cales. 1-yr 2-yr 10-yr 

1.90 2.7 3.2 5.5 

Equivalent C 

l·yr 2~yr 10-yr 

0.47 053 0.68 

A 

ONSITE CONTROLLED /UNCONTROLLED MAP 
SCALE: 1' ~ 200' 

ON-SITE, CONTROLLED 
(5.55 ACRES) 

ON-SITE, UNCONTROLLED 
(3.85 ACRES) 

• • • • PARCEL BOUNDARY 

11•••1•t•r• LEED BOUNDARY 

"Per Soils Map approximately 100%type B 

TypeD 

0 

Per County Adequate Outfall Presentation formu!a for the 
conversion from CN to rational method C~Factor (C) Is: 

TypeD C = 1- [{5 x {1.2- (S/ (P +0.85})]}/ P] 

86 where: 

P = 24-hr rninfall depth for design storm 

S ~ (1000/ CN) -10 

~Minute TC in/ hr 

Design Storm Rainfall Intensity (f) 

1-yr 2-yr 10-yr 

3.27 5.45 7.27 

Existing Conditions Peak f!ow Rates cfs 

1-yr 2·vr 10-yr 

7.68 15.88 32.12 

Per County Adequate Outfall Presentation fonnula for the 
conversion from CN to rational method C-Factor{C) is: 
c = l- [IS X IL2- (S/ {P + 0.8S})]} I P) 

where: 

P = 24-hr rainfall depth for design storm 

S = (1000/ CN)- 10 

5MinuteTC in I hr 

Design Storm Rainfall Intensity [I) 

1-yr 2-yr 10-yr 

3.27 5.45 7.27 

Proposed Conditions Peak flow Rates cfs 

1-yr 2-yr l~yr 

14.45 27.15 46.47 

LEED CREDIT 6.1 COMPLIANCE 
~-·•••••.,v••w•"•~-•''"'"'~'-~"~'o•~··--~· ·~--

LEED CREDIT6.1 COMPUTATIONS 

~x_IHiP..&.C9!ll!.itil1.P.~ !'f9P9.!.!!'!l.Cf'!'ditions 

DA 6.24 ac DA 6.24 ac 
CN 91 CN 94 

Tc 0.08333 hrs Tc 0.08333 Ius 

: 

I I 
. 1000 . 1000 

' S =---1U s = ------10 
; CN CN 

s- 0.99 S= 0.64 

i ·;a~~.2s] ! I a = 0.2S---~ ,_ 
---~-' 

Ia= 0.20 Ia= !1n 
: i (I' )' (P- 0.2S) 2 

! 
~ 0.2S 

Q:--:= 
(P+ 0.85) 

Q:·:= i - (P+ O.BS) 

P• 2.7 in P= 3.2 in !'= 2.7 in P• 3.2 in 

Qt= 1.79 in Q,= 2.26 in Q,= 2.06 in Q,= 2.54 in 

·-·~ -·- -~-----
......... . ...... ,, ............ ~. --··-~- ..... ~ ..... ___ 

Total Runoff volume (Existing Conditicms) Total Runoff volume Proposed Conditions• 

2YR=AxQ2 51,152 CF 2YR=AxQ2 57,621 CF 

Total Runoff Volume (Allowable Release) PeakDis<:harge (Allowable Release) 

Per lEED, the post-developed volume for Per lEED, the post-developed discharge 

the 2· year storm must not exceed 75% of for the 2· year storm must not exceed 75% 

the existing condihons votume. of the existing conditions runoff rate 

2YJIS!!IDll ~-X!Utcmn 
75% of 2Yrexisting volume 75% of 2Yr existing rate. 

38,364 CF 11.91 CFS 

0.88 AC-FT 

-····-·········•"""" . ··-···--··----

LEED COMPLIANCE COMPUTATIONS 
PER tEED 6.1, POST DEVELOPMENT VCUJME FOR A 2 YEAR STORM MUST NOT EXCEED 75% OF THE EXISTING CONDITIONS 
VOLUME IF EXISTING iMPER\IlOUSNESS IS MORE THAN 50%. STORMWATER MANAGEMENT UD PRACllCES ON SIT£ PROVIDE A 
TOTAL RETENTION STORAGE OF 19,671 CF. 

2 YEAR STORM: 57,521 CF - 19,671 CF " 37,950 CF < 38,364 CF (75% EXISTING RUNOFF) 

6.86 CfS (ALLOWABLE RELEASE RAT£ PER D£TEN1lON COMPUTATIONS) < 11.91 CFS (75% EXISTING RATE) 

NOTE: 
1. STORMWATER MANAGEMENT (SWM) AND BEST Mt\N,\GEMENT PRACTICES (BMP) ANALYSIS, NARRAllVES, 

QUANTITIES AND PROPOSED DESIGN AND/OR FACILITIES PRESENTED HEREIN ARE PRELIMINARY BASED ON 
PROPOSED COP APPLICATION AND ARE SUBJECT TO REVIS!ON WITH FINAL DEVELOPMENT PLAN AND FINAL SIT£ 
PLAN APPLICA !IONS. 

2. THE APPLICANT RESERVES THE RIGHT TO VARY ThE NUMBER, SIZE, SHAPE, AND LOCATION OF THE UD 
PRACTICES WlTh f1NAL ENGJNEERING. 

3. STORM VAULT ACCESS: fOR ACCESS POINTS LOCATED IN STREETSCAPE, REMOVABLE PANELS OR ACCESS 
MANHOLES ARE DESIRED AND frlE APPUCANT SHALL GRAPHICALLY DEPICT ThESE PANELS IN FUTURE FOP'S 
AND SHALL REQUEST A W~.IVER OF THE PFM'S FOUR FOOT BY FOUR FOOT ACCESS OPENING REQUIREMENT IN 
ASSOCift.TION WITH FUTURE SITE PLANS TO ALLOW CONSIDERATION OF THE PROPOSeD OR OTHER 
ACCESSIBIUTY OPTIONS FOR MAINTENANCE AND ACCESS OF THOSE RESULTS. iF SUCfl WAIVER IS DEI'l!ED, 
THE APPliCANT SHALL PRO\~DE A SOLUTION THAT IS ACCEPTABLE TO OPW&ES. 

SMiTH GROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupjjr.rom 

>~..:t,,:<:i/{nt,;~y (Jf' 

DLJ fbtif £slat'> {>&pita! Partners 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean. VA 22102 
r 7o3.s5f>:mt 

BOWMAN CONSULTING 
CIVIL ENGINEERiNG 
14021) T!mn<!erhott Place, Ste 300 
Chantilly, VA2015i 
T103A64.101Ml 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
142() Spring Hill Rca<! Sle 610 
McLear., VA 22102 
T 703.917.6620 

WALSH COLUCCI LUBELEY 
&WALSH PC 
lAND/ZONiNG A TIORNEY 
('.ourthm . .!Se Plaza 
2200 Clarendon Boulevard, 13th Floor 
Arlington. VA =1-3359 
T703.528A700 

ISSUED FOR REV DATE 

---·-------

SUEMITIED 
SUBMITTED 
SUBMITTED 
SUBMITTED 
COP 
SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

04.03.2015 
03.06.2015 
12.7.2014 
03.17.2014 
05.10.2011 

STORMWATER 
COMPUTATIONS OVERALL 

N/A 
SCALE 



TYSONS CORNER COMPREHENSIVE PLAN 
CONFORMANCE COMPLIANCE 

VIRGINIA RUNOFF_g_~QJJ.CTION SUMMARY - OVERALL SITE 

Rv Coefficients 

Land Cover Type' 
HSGA HSGB HSGC HSGO 
so lis Soils Soils Soils 

Fo:es\ I Presen.ed Open Space - Undisturbed. protected 
0.02 003 0.04 005 

forest and open space or reforested land 

Managed Turf 0.15 0.20 0.22 0.26 

!mpe!'\ious Cover 0.95 0.95 0.95 0.95 

• See the Instructions tab for 11 definition of each land cover fYpe .. 

Land Cover Summary 
Forest 1 Preserved Open Space (ac) 

Weighted Rv (forest) 

%Forest 

l\.1anaged Turf (acres) 

Weighted Rv (turf) 

%Managed Turf 

Impervious Cover (acres) 
Rv (impervious) 

% Impervious 

Rainfall/ Runoff Summary 

Total Site Area (acres) 

Site Rv 

2.73 
0.03 

29% 

0.97 

0.20 

10% 

5.70 
0.95 

61% 

9.40 

0.61 

1.0 
34,122 
13,464 

Land Cover Summary 
Pre-Re0eve1opm ent . 

----·-~~-·· "'·-·· '• '·---···~·~ 

Forest/Open Space Cover (acres) 

Composite R\/(forest) 
%Forest 

Managed Turf Co1.er (acres) 
Composite R\/(turf) 
% Managed Turf 

Listed 

3.67 

0.03 
39% 

0.39 
0.20 
4% -- ·--·--··----------····------··· .•.. 

lmperllious Cover (acres) 534 
Rv(lmpervous) 0.95 
o;~-lmper.Jous 57'Vo 

j 
!Total Site Area {acres) 9.40 -
!Site Rv 0.56 

-··-····---·- ·········-····· ............... ,. ______ 
1 . 
! 
' I Pre-Oe~.elopment Treatment Volume (acre-11) 0.4364 

i 
!::"'""'"""' "~~rn "~m• (ru"' feet) ____ 19,098 

i Pre-De~.elopment load {ll') (l!)lyr) 12,00 .__ ____ 
. ·-·-·-·-····--····- " ··--·· .. ····------··· 

'Adjusted Land Cover Summary retlects the pre rede"'lopment 
land co~r minus the pervious !and co~r (forest/open space or 
managed turf) acreage proposed for new imper;tous cover. The 
adjuste<l total acreage is consistent with the Post Redcwtopment 
acreage (minus the acreage of new imper.Aous cowr). The load 
reduction requriement for the new impervious co~Mt' to meet the new 
development load limit is computed in Column L 

Adjusted1 

3.31 

0.03 
37% 

0.39 
0.20 
4% --

5.34 
0.95 
59% 

9.04 
0,58 

0.4375 

19,059 

11.9'/ 

Land Cover Summary 
Post-ReDevelopment 
Forest/Open 
Space Co~.er 
Composite 
R\/(forest) ----% FOr(' ..... '\t 
Managed Tulf 
Cover (acres} 
Composrte Rv(tulf) 
% Managed 'furl 

ReDev. imper..ious 
Cover (acres) 
R;(impen.;ous) 
% lmpei'Yious 
Total ReDev. Site 
Area (acres) 
ReOev. Site Rv 

Post-
ReDevelopment 
Treatment Volume 
(acre·tt) 
Post-
ReOe""lopmont 
Treatment Volume 
(cubic feet) 
Pest· 
ReDevelopment 
Load (TP) (lb!yr) 

-····----~ ........... _ 

Maximum % Reduction Required Below 
Pre-ReDevelopment Load 

TP Load Reduction Required for 
Redeveloped Area (lbfyr) 

n: 

0.03 
:JOo/o 

0.9 
0.2C 

11% 

5.34 

0.95 
59% 

9.04 
0.59 ---

0.4451 

19.417 

12.20 

20% 

2.62 
Target Rainfall to Retain Onsite (inches) 
1-inch Rainfall Volume for entire site (cf) 
Volume Not Converted to Runoff (ct) 

1-inch Runoff Volume for entire site (cf) 20,658 
Total Load Reduction Required 

-----··----·--·-·---··---------------(lb/yr)'------=3=.2::.t5 

Runoff Reduction Summary 

Target Runoff Reduction Volume (cf) 

Runoff Reduction Volume Achieved (cf) 

Tote! Runoff Volume Retained (cf) 

20,658 

21,016 
34,480 

1 Pre-Development Load (TN) (l!)lyr) 85 .. 84J Post-Oe~.elopment Load (TN) (lb/yr)j 

Total Area of Site Captured in a BMP (acres) 5.37 

Conformance with Comprehensive Plan Goal 

Total Site Area Captured by a BMP (%)1 57% I 

Rainfall Depth Retained Onsite (inch) G 
Tysons Corner Comprehensive Plan Stormwater Conformance Spreadsheet· Beta Version 4·18·2012 Site Name: Scotts Run 

Drainage Area A Post-Development Land Cover _ _:_H::S.:G:,:A;;;.so::l.::ls:.__;_H.::;S:;:G;B:::;,;S:.::o.::lls=H:::S:::G;.C~S;:_o:::l.::ls;_;H:.;;S:::.G;::D;_;S;::o:.:l:.::ls:.__;_Ti:oita:=:ls::,__ 
F01est I Preservad Open Space 0.00 2.73 0.00 0.00 2.73 

Managed Tulf 0.00 0,97 0.00 0.00 0.97 
Rv (turf) 0.20 

Rv (imperllious) 0. 95 
lmpel\ious Cover ___ o:o:·.::.00:_ ___ _;;;_5:.;..7.::.0 ___ o:.:·-:oo=-:--::---:-:'o::..oo:.;:..--:---:':'5.':-70-:--

0 A. Total (acre$) 9.40 Runoff from 1" Rainfall (of) = 20,658 . 

' Volume I Roof Area Destgn Max Volume j input% 
Est'd% R _...:! fr Total Volume 

IRRfrom Apply Runoff Reduction Practices Descript1on of Area Contributing Rainfall for Captured by RWHS Credit e~ei't om ' Recei>.ed by 
Ct!i<.!it ps ream to RWH (ac) RWH (in) Practice (cQ l Mo-jel Practices (cf) Practice (cf) 

Residential Bldgs Estimate Runoff Reduction % 
Rooftop Rainwater Harw>sting "A'', rtS"; Office Bids 1.60 1.40 7,725 ! 95% 0 7,725 

"C'', "D1
', and "E" 

Using Spreadsheet i 
i 

Impervious Managed 
Max Volume 

Volume 
Total Volume 

Co\er in Turf in 
Received by Description of Credit 

"'lj Received from 
Receh.ed by Apply Runoff Reduction Practices Descrtpt!OO ot' Area 

Contributing Contnbutmg Credit Upstream 
Practice {fl') Practice (1!3) DA (ac) D.A. (a~) Practices (fi ') 

intensiVe & 
i Extensi\.e, plus non .. 

Vegetated Roof 1.71 N/A 5,897 Subtract 100% of pro\ided storage V>l. 100% NIA 5,897 
wgetated plaza area 
and storage 

inclu<les potential off· 
Disccnnection to StomJ¥.rater Planter, Extended Tree Pit site public street 
or Curb Extension (Urban Bioretention) areas to be managed 2.00 NIA 7,104 Subtract 100% of pro\<ided storage 101. 100% 689 7,793 

in Tree Pits 

'------'jdata lnput cells highlighted 

Estimate RWH RR o;;, Credit 

i Available 
A~-g Daily I 

Cistern 
Runoff 

I 

OrawOo\'\n i Reduction 

l Volume (gallons) 
(gallons) 

Vol (c0 
I 

l 
25,000 I 50.000 7,326 

i 

Surface Area Storag<O Vol Runolf 
of Practice Pro~ded by Reduction 

(ft') Practice (113
) Vol (1!3) 

j 
j 

' NiA i 
' 

8,102 5,897 . 
j 

l . 
I 

NiA I 9,390 7,793 
I 
I 
I 

92.85J 

Remaining 
Volume (d) 

' i I 

589 I 
l 
i 

. . 
i 

Remaining! . ' 
Volume {ft") ~ 

i 
i 

0 

0 

i 
I 

Land Cover Summary 
Post-ReDevelopment New Impervious 

New lmpen.ious Cover (acres) 
R;(imperv.ous) 
% fmpervious 

Total New Oev. Site Area (acres) 
New Dev. Site Rv 

'"'"'"'" ____ , ........ ·········---

Post-De~.elopment Treatment 
Volume (acre-ft) 

Post·C<e\elopment Treatment 
Volume (cubic feet) 

Post-Dewlopment Load (TP) (lblyr) 

TP Load Reduction Required for 
New Impervious Area (lb/yr) 

! 
I 

00\Mlstream Practice ' i 
i 
' 

Disconnectior to Stormwater Planter 

Dov.nstream Practice 

I 

i 
I 

Totals: 5.37 0.00 See Site Qata and Summary Tab for Sole Results 

Total Drainage Area Treated (acres): I 5.37 Runoff Reduction Volume Achieved for Drainage Area A (cubic feet): I 21,016 

0.36 
0,95 

100% 

0.36 
0.95 

0.0285 

1,241 

0.'18 

0.63 

Virginia Runoff Reduction Method ReDevelopment Worksheet. v2.8. June 2014 

Site Data Summary 
Total Rainfall~ 43 inches 

Site Land Cover Summary 

A Soils BSoils c Soils DSoils Total %of Total 

Forest (acres) (),()( 2.73 0.00 0.00 2.73 29.04 

Turf ( ucres) (),()( 0.97 0.00 0,00 0.97 10.32 

Impervious (acres) O.OC 5.70 0.00 0.00 5.7C 60.64 

9.40 100.00 

Site Rv 0.61 

Post Development Treatment Volume (ft3) 20658 

Post Development TP Load (lb/yr) 12.98 

Post Development TN Load (lb/yr) 92.85 

Total TP Load Reduction Required (lb/yr) 3.25 

Total Runoff Volume Reduction (ft') 11182 

Total TP Load Reduction Achieved Hb/yr) 8 

Total TN Load Reduction Achieved (lb/yr) 56.65 

Adjusted Post Development TP Load (lb/yr) 5.27 

Remaining Phosphorous load Reduction (Lb/yr) Required 0.00 

Drainage Area Summary 

D.A.A D.A.B D.A.C D.A. D D.A.E Total 

Forest (acres) 2.65 0.00 0.00 0.00 0.00 2.65 
Turf (acres) 0.65 0.00 0.00 0.00 0.00 0.69 

Impervious {acres) 6,0€ 0.00 0.00 0.00 0.00 6.06 

9.40 

Drainage Area Compliance Summary 

D.A.A D.A.B D.A.C O.A. D O.A. E Total 

TP load Red. {lbfyr) 7.71 0.00 0.00 0.00 0.00 771 

TN Load Red. (lb/vrl 56.65 0.00 0,00 0.00 0.00 55.65 

Drainage Area A Summary 

Land Cover Summary 

A Soils B Soils C Soils DSoils Total % ofTotat 

Forest (acres) o.oc 2.65 0 .. 00 0.00 2.65 
Turf (acres) 0.00 0.69 0.00 0.00 0.69 

Impervious (acres) o.oc 6.06 0.00 0.00 6.06 

9.40 

BMP Selections 

Practice Credit Area (acres) Downstream 

Practice 

l.a. Vegetated Roof #1 (Spec #5) acres of green 0.78 Z.i. To 

roof Stormwater 

Planter 
{Urban 

Bioretention) 

2,h. To Rainwater Harvesting (Spec #6) Impervious 1.6 6.b. 
acres captured Bioretentlon 

#2 

2.L To Stormwater Planter (Urban Bioretention) (Spec 119, impervious 0.14 

Appendix A) acres 
disconnected 

6.b. Bioretention 112 (Spec 119) Impervious: 1.53 

Turf 0 
{Pervious): 

Total impervious Cover Treated (acres) 4.05 

Total Turf Area Treated (acres) 0.00 

Total TP Load Reduction Achieved in D.A. A (lb/vr) 7.71 

Total TN load Reduction Athieved in D. A. A (lb/vr) . 56.65 

NOTE: 
1. STORMWI\TER MANAGEMENT (SWM) AND BEST MA.NAGFMF.NT PRACTICES (BMP) ANALYSIS, NARRAl1VfS, 

QUANTITIES AND PROPOSED DESIGN AND/OR FACILITIES PRESENTED HEREIN ARE PRELIMINARY BASED ON 
PROPOS~O COP .~PPUCAfiON AND liKE SUBJECT TO REv1SION WiTH FINftl DEVELOPMENT PLAN AND FINAL SITE 
PLAN APPUCA TIONS. 

2. THE APPLICANT RESERVES THE RIGHT TO VARY THE NUMBER, SIZE, SHAPE, AND LOCATION OF THE UD 
PRACTICES WiTH FINAL ENGINEERING. 

3. STORM VAULT ACC'£SS: FOR ACCESS POINTS LOCATED IN STREETSCAPE, REMOVABLE PANELS OR AC('[SS 
MANHOLES ARE DESIRED AND THE APPLICANT SHALL GRAPHICAL!. Y DEPICT THESE PANELS 1!11 FUTIJRE FOP'S 
AND SHALL REQUEST A WAIVER OF TH£ PFM'S FOUR FOOT B\' FOUR FOOT ACCESS OPENING I{EQIJIR£M£Nl IN 
ASSOCIATION '111TH FUTIJRE SITE PLANS TO ALLOW CONSIDERATION OF THE PROPOSED CR OTiiER 
ACCE>SI~IUTY OPTIONS fOR MA1N TENANCE AND ACCESS OF THOSE RESULTS. IF SUCI-! WAIVER IS DENIED, 
THE APPLICANT SHALL PROVIDE A SOLUTION THAT !S ACCEPTftBLE fO D'-'VI&ES. 

28.19 
7.34 

64.47 

SMiTHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
W'NW.smithgroupfir.com 

,~1 
'ty" ". 1 ~1ne 

PARTNERS 

APPLICANT 

1651 Old Mea<lcw Road, Ste 650 
Mclean. V/\ 22102 
T 703.556.3777 

BOWMAN CONSULTING 
CiVIL ENGINEERING 
141120 Tnunderhott Plar,e, Ste 300 
Chantilly, VA20151 
T703.464,1000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hil Road Ste 640 
McLean, VA 22102 
T703.917.6620 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LANDiZOMNG ATTORNEY 
Courthouse Plaza 
2200 Clarendon Boul•vard, 131h Floor 
Allington, VA 22201-3359 
T 700.528.4700 

lSSUEOFOR REV DATE 

------------

SUBMITTED 
SUBMITTED ---------------- ----·-~ -
SUBMITTED 
SUBMITTED 
COP 
SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRA\MMG TITLE 

04.03.2015 
03.06.2015 
12.7.2014 
03.17.2014 
05.10.2011 

STORMWATER COMPUTATIONS 
OVERALL 

N/A 
SCALe 

PROJECT NUMBER 

C10.11 
ORA.WING NUMBER 



PFM 2- AND 10- YEAR DETENTION COMPLIANCE 

T~~t- ~~ t:~ -c~"~{~1~-r 
!ftz":ti.l:, {ft~} .. . {• '" '- !-:;-.:~"'-

\.' ----: '"'J ·· v•cJ.· 
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2.41 fN'JA'I \_ _, {!:;,lA) _(Itti~) 
-~-'1/• ' 

-_~...,zm---~ t.:rii'S! . '['i;'Jf!!f w!>"..ir -l~~ .coo_~w -~f 
E\~rt- (F~) 'li•lJ 

1 .. rr.,T ------<Ft.::~mr .,_ '(fi~u) ft:1••u) \-,-II' 
''mit} f " "' . {ffh%n1:- i' - -~-~ . ' . } (tw¥til '}~;;fi, :v:n.m:J 'lffi!D t;~ - __ } 

' ~ -- . 
-;t {•<llo) {1&/,A) i>:fiA) •'t; lA' fr;~A) ···~J"> ~.0 ;4'<', \" "'t·· ,1_ ;_, " " :t<_J-~ 

1{} 
? ·J _._, 

{N/A) -[¥¥/A) iN,!A) Ji~;'A7'1 {'ciA) 0!0 A~qAJ l." ,-.-' " - ~ 

l'imetmin} 

10 YEAR HYDROGRAPH 

ALLOWABLE RELEASE RATE COMPUTATIONS 

Q(UNCotlTROLLED): 
OA ; 0.31 AC 
c ; 0.48 

Q2(UNCONTROLLED) = (0.31 AC)*(0.48)*(5.45 IN/HR) ~ 0.81 CFS 
Q10(UNCONTROLLED) = (0.31 ft.C)*(0.48)*(7.27 IN/HR) = 1.08 CFS 

Q(AUOWABLE) ~ Q(PRE) - Q(POST,UNCONTROLI£0) 

Q2(ALLOWA!3LE) ~ 172 GFS - 0.81 CFS = 0.91 CFS 
QiO(ALLOWABI£) = 3.49 CFS - 1.08 CFS = 2.41 CfS 

DETENTION COMPUT~ILQN$ 

DETENTION VOLUME REQUIRED = RV(POST) - RETENTION VOLUME 

(2 YEAR) = 2,598 CF - 2,483 CF = 115 CF OF DETENTION REQUIRED 
(10 YEAR) = 3,151 CF - 2.483 CF = 668 CF OF DETENTION REQUIRED 

LEED SS6.2 COMPLIANCE 

·." ··~· Tt\-tal 

····.··· 
~,;: "'1 _tt"':._.:~ 

2,5SS t~.\;A' :;-il{ T 

b~+A) 3.1£1 

··.·~~· TOO!I T~ta !"" " {}'<>) -_ \:t~} _:. . " ,~Jjl:j} 
-{tm~-n}_ 'J 

£'"'' -~ ---~;;nftrt) ~JTJ:trlJ k.r <-;.-
273. Jy,oA) 

\'~i ; <~~~~a;J 
;t&.,-1 ~ l ' CNrAJ ki{'/(f \" ;. J 

= 1.36 

PER LEED SS6.2. 90% Of RUNOFf MUST BE CAPTURED AND TREATED WITHIN THE DEFINED LEED BOUNDARY. BMPS MUST THEN 
BE USED TO REMOVE 80% OF THE TOTAL SUSPENDED SOLIDS (TSS) LOAD FROM THE CAPTURED RUNOFF. 

Tii£ SITE CAPTURES 100% OF THE RUNOFF WITHIN THE LEEO BOUNDARY 1HROUGH THE USE OF VEGETATIVE ROOFS. THESE 
BMPS REMOv'E AT LEAST 80% OF THE TSS LOAD. MORE DETAiLED COMPUTATIONS l'llLL BE PROVIDED 1'.1TH THE FINAL 
DEVELOPMENT PLAN. 

PRE liND POST DEVELOPMENT RUNOFF COMPUTATIONS 

Total Site Area (ac} 

1.02 

Baseline Flow Rates 

!Land Use= Ex Conditions (0% Imp) 

Weighted CN for site 

73 

S for CN to C Cales. 

3.70 

i Pl'()j)Osed Flow Rates 

I 

! *'land Use =Proposed Conditions ( 80% Imp) 
' i 
' 

Weighted CN for site 

90 

S forCN to C Cales. 

1.11 I 

Parcel A 

Amount of Site Area (A c) Per Hydrologic Soil Group* 

Type A Type B Type C Type D 

0 1.02 0 0 

Curve Number (CN) For Soil Type Per land Use 
Type A Type B Type C TypeD 

57 73 82 86 

Design Storm 24-hr Rainfall Depth (in) 

0.25 

2-yr 

3.2 

Equivalent C 

2-yr 

0.31 

lQ-yr 

5.2 

1()-yr 

().47 

Design Storm 24-hr RaiMail Depth (in) 

1-yr 2-yr lQ-yr 

2.7 3.2 5.5 

1-yr 

0.63 

Equivalent C 

2-yr 
0.68 

10-yr 

0.79 

*Per Soils Map approximately 100% type B 

Per County Adequate Outfall Presentation formula fort he 

C'Jnversion from CN to rational method C-Factor (C) is: 

c = 1- [(S X [1.2- (S/ {P +0.8$})]) I P) 

where: 

P = 24-hr rainfall depth for design storm 

5=(1000/CN)-10 

SMinuteTC 

Design Storm Rainfall Intensity {i) 

1-yr 2-yr 10-yr 

3.27 5.45 7.27 

Existing Conditions Peak Flow Rates 

1-yr 2-yr 10-yr 

0.83 1. 72 3.49 

in/hr 

cfs 

Per County Adequate Outfall Presentation formula for the 

conversion from CN to rational method C-Factor(Ci is: 

C •1- [{Sx [1.2- (S/ {P+O.SS})]}/ P] 

where: 

P = 24-hr rainfall depth for design storm 

$=(1000/CN) 10 

5Minute TC in I hr 

Design Storm Rainfall Intensity (I) 

1-yr 2-yr 10-yr 

3.27 5.45 7.27 

Proposed Conditions Peak flow Rates cfs 
1-yr 2-yr 10-yr 

2.10 3.78 5.86 

ON-SITE, CONTROU£0 
(0.71 ACRES) ON SITE CONTROLLED /UNCONTROLLED MAP 

----
ON-SITE, UNCONTROLLED 
(0.31 ACRES) 

PARCEL BOUNDARY 

LEED BOUNDARY 

SCALE• 1" = 40' 

/ 

LEED CREDIT 6.1 COMPLIANCE 

LEED CREDIT 6.1 COMPUTATIONS- Parcel A 

Existing Conditions PropDsed Conditions 

DA 0.72 ac DA 0.72 ac 
CN 94 CN 95 

Tc 0.083 hrs Tc 0.083 hrs 

I 
1000 

I 
1000 : 

s "'---10 S=--10 ' CN CN i 

S= 0.64 S= 0.53 

I Ia = 0.25 I I fa= 0.2S 
i 
! 
' 

Ia= QJ3. Ia= 0.11 

(P -- 0.2S) 2 (P- 0.2S) 2 • 

q, ... - ' 
(P-<- O.BS) Qu = cr + o.ss) i 

Pt= ?.7in P,= 3.2 in Pt= 2.7 in P,= 3.2 in 

Q,= 2.06 in Q,= 2.54 in Q,= 2.16 in Q-;;;;:; 2.64in 

Total Runoff volume (Eldsting Conditions) Total Runoff volume Proposed Conditions) 

2YR=AxQ2 6,649 CF 2YR"AxQ2 6,913 CF 

Total Runoff Volume (Allowable Release) Peak Discharge (Allowable Release) 

Per LEED, the post-developed volume for Per LEED, the post-developed discharge for 

the 2- year storm must not exceed 75% of the 2- year storm must not exceed 75% ot 

the exH;tfns ccndit!ons volume. the existing conditions runoff rate 

2YRStorm 2YRStorm 

75% of 2Yrexisting volume 75% of 2Yr existing rate. 

4,986 CF 1.36 CFS --
0.11 AC-FT 

LEED COMPLIANCE COMPUTATIONS 
PER LEEIJ 6.1, POST-DEVELOPMENT VOLUME FOR A 2 YEAR STORM MUST NOT EXCEED 75% OF THE EXISTING CONDiTIONS 
VOLUME IF EXISTING IMPER'v10USNESS IS MORE '!HAN 50%. STORM VIA TER MANAGEMENT LiD PRACTICES ON SITE PRO'AOE A 
TOTAL RETENTION STORAGE OF 2,483 Cf. 

;: YEAR STORM: 6,913 CF - 2,48~ CF = 4,430 CF < 4,986 CF (75% EXISTING RUNOFF) 

0.91 CFS (ALLOWABLE RELEASE RATE PER DETENTION COMPUTATIONS) < 1.36 CFS (75% EXISTING RATE) 

NOTE: 
1. STORM WATER MANAGEMENT (SWM) AND BEST MANAGEMENT PRACTICES (BMP) ANALYSIS, NARRATIVES, 

QUANTITIES AND PROPOSED DESIGN AND/OR FACILITIES PRESENTEG HEREIN ARE PRELIMINARY BASED ON 
PROPOSED COP APPLICATION AND ARE SUBJECT TO RC~1SION WITH FINAL DEVELOPMENT PLAN AND FINAL SITE 
PLAN APPLICATIONS. 

2. THE APPLICANT RESERVES THE RIGHT TO VARY THE NUMBER, SIZE, SHAPE, AND LOCATION OF ll1E LID 
PRACTICES WITH FINAL ENGINEERING. 

3. STORM VAULT ACCESS: FOR ACCESS POINTS LOCATED IN STREETSCAPE, REMOVABLE PANELS OR ACCESS 
MANHOLES ARE DESIRED AND TrlE APPLICANT SHALL GRAPHICALLY DEPICT THESE PANELS IN FUTURE FOP'S 
AND SHALL REQUEST A WAIVER OF THE PFM'S FOUR FOOT BY FOUR FOOT ACCESS OPENING REQUIREMENT IN 
ASSOC:ATION ~~TH FuTURE SITE PLANS TO ALLOW CONSIDERATION OF THE PROPOSED OR OTHER 
ACCESSIBiLITY OPTIONS FOR MAINTENANCE AND ACC£SS OF THOSE RESULTS. IF SUCH WAIVER IS DENIED, 
TilE APPLICANT SHALL PROVIDE A SOLUTION Tf!.~ T iS ACC£PTABLE TO DPW&ES. 

SMiTHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
w;vw.smithgroupjjr.com 

~line 
PARTNER.S 

APFLICANT 
1651 Old Meadow Road, Ste 600 
McLean, VA 22102 
T 703.556.3777 

BOWMAN CONSUlTING 
CIVIl. ENGINEERING 
14020 Thunderoolt Plaw, ste 300 
Chant»ry. VA 20151 
!703.464.1000 

WELLS + ASSOCIATES 
TRAFFIC ENGINEERING 
1'.20 Spring Hill Road Ste 610 
McLean, VA 22102 
T 703.917.6620 

WALSH COLUCCI LUBELEY 
& WALSH PC 
L~NDIZONING ATTORNEY 
Courthouse Plaza 
2200 Cl<lrendon Boulevaro, 13111 Floor 
Arl•ngton, VA 22201-3359 
T703.528.4700 

ISSUED FOR REV DATE 

SUBMITTED 
SUBMITTED 
SUBMITTED 
SUBMITTED 
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SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWiNG TITLE 

04.03.2015 
03.06.2015 
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03.17.2014 
05.10.2011 

STORMWATER COMPUTATIONS 
PARCEL A 

N/A 
SCALE 

PROJECT NUMBER 

C10.20 
DRAWING NUMBER 



~--------------------------------------------------------------------------------------------------------------------------------------------------------------------------------,--------------------' 
VIRGINIA RUNOFF REDUCTION SUM_MARY :- .?6RCEL A 

Lartd Cover Summary 
Pre·ReDevelopment · 

Treatment Volume 

Load (TP) (I b/yr) 

Listed 

1Adjusted Land Cover Summary relleots the pre redevelopment 
land cover mlnus the perv:ous land cc'VE:r (foresiicpen spa::.:e or 
managed turf) acreage proposed for new impervious co~.er. The 
adjusted total acrea:;.e is c.ons'stent with the Pest Redevelopment 
acreage (minus the acreage of new :mpel\ious cover) The load 
reduction requriement 1br the ne\l'l impervious cover to meet the new 
de'Siopment load limit is computed in Column I 

Land Cover 

, % Reduction Required 

Redeveloped Area 

Total Load Reduction 

I Pre-De..elopmenl Load (TN) (I blyr) 

TYSONS CORNER COMPREHENSIVE PLAN 
CONFORMANCE COMPLIANCE 

Tysons Corner Comprehensive Plan Stormwater Conformance Spreadsheet· Beta Version 4-18-2012 Site Name: Scotts Run 

Drainage Area A Post-Development Land Cover HSG A soils HSG B Soils HSG C Soils HSG D Soils Totals 
Forest I Preserved Open Space 0,00 oJrJ o.oo o.oo-·----;o".o"'a-- Rv (turf) 0.20 

Rv (impe~ous) 0.95 
'-----..!data input cel:s highlighted 

Managed Turf 0,00 o. 17 0.00 0.00 6.17 

. . 
Impervious Cover_~_o ()() o.a2 o.oo o.oo o.s2 

""""""""""""" '" ·-.. -----· --·····-·- ---:-::-:"· 
D A. Total (acres) 1 02 Runoff from 1" Rainfall (cf) = 2,954 

Estimate RWH RR % Credit 
' ' 

Impervious Managed 
I Volume 

Max Volume I Total VolUme Surface Area Storage Val Runoff 
Cover in Turf in Receiwd by Description of Credit "!" Receh.€'d from 

Receiwct by of Pr~ctice Prolioed by Reduction Apply Runoff Reduction Practices Description of Area 
Upstream Contributing Contributing 

Practice (ft3) 1 
Credit 

Practice (ft3) (ft2) Practice (ft3) Vel (ft3) 
! DA (ae) DA (ac) i Practices (ft3) 

' I 

lntensiw & 
' 

Vegetated Roof 
Extensl~e, plus non- ! 0.62 NIA 2,138 Subtract 100% of crowded storage wl. 100% NIA 2.138 NIA 2;101 2, 10"1 
~.egetated plaza area 
and storage 

Bioretentio~ .. :.[).CR Level 2 Desigo Spec (enhanced) Streetscape areas 0.10 345 Sublract 100% of provided storage wl. 100% 37 382 NIA 1,380 382 
Totals: 6.72 0.00 

Total Drainage Ar<>a Trealed (acres): I 0.72 Runoff Reduction Volume Achieved for Drainage Area A (cubic feet): I 2,483 

Land Cover Summary . 
PoSt-Rebevetoprnellt New lnwervious 

PosHle\elopment T .. r·eallnentt\ 
Volume 

Post-Dewlopment Load (TP) . 

TP Load Reduction Required for 
New lmperviOU$ Area (lbJyr) 

Remaining 
Downstream Practice 

Volume (ft3) 

37 Bioretention - DCR Le"'l 2 Design Spec 

0 
See S1te Data and Summary Tab for Site Results 

• 

. 

. 

. 

! 
' 

. Virginia Runoff Reduction ll'leihod R.beveloPillent Work5heet- v2~a -June 2014 . 

Site Data Summary 
Total Rainfall = 43 inches 

Site Lend Cover Summary 

Fo"'st (acres) 

Turf (acres) 

lmperviousJ..~<:.resj 

Site Rv 

Post Development Treatment Volume (ft3) 

Post Development TP Load (lb/vr) 

Post Development TN Load (lb/Vr) 

Total TP load Reduction Required (lb/yr) 

Total Runoff Volume Reduction (ft3
) 

Total TP Load Reducti<>n Achieved (lb/vrl 

Total TN Load Reduction Achieved (lb/vrl 

Adjusted Post Development TP load (lbfyr) 

Remaining Phosphorous Load Reduction (Lb/yr) Required 

Drainage Area. Summary 

Forest (acres) 

Turf (acres) 

Impervious I acres) 

Drainage Area Co~pliance Summary 

TP Load Red. (lb/yr) 

TN load Red. (lb/yr) 

Drainage Area A Summary 

land Cover Summary 

Forest (acres) 

Turf (acres) 

Impervious (acres) 

f'ractlce 

l.a. Vegetated Roof #1 (Spec #5) 

6.b. Bioretention 112 (Spec 119) 

Total Impervious CoverTreated (acres) 

Total Turf Area Treated (acres) 

Total TP load Reduction Achieved in D.A. A {lb/vrl 

Total TN Load Reduction Achieved In D.A. A (lb/vr) 

NOTE: 

A Soils B Soils C Soils DSoils 

0.00 0.03 0.00 0.00 

o.oc 0.17 0.00 0.00 

0.()( 0.82 0.00 0.00 

• 

0.80 

2954 
1.86 

H28 

0.29 

107L 

1 

5.27 

1.13 

: :: : ". i o.ix 

• 

O.A.A D.A.B D.A.C O.A. 0 

0.03 0.00 0.00 0,00 

0.17 0.00 0.00 0.00 

0.82 0.00 0.00 ilOD . 

. 

O.A.A D.A. B D.A.C D.A.D 

0.73 OJJ\ 0.00 0.0( 

5.27 0.00 0.00 O.C<J 

• . 
A Soils BSoils c Soils D Soils 

O.OC 0.03 0.00 0.00 

OJ)( 0.17 0.00 0.00 

o.co 0.82 0.00 0,00 

CreditArea (acres) Downstream 

f'ractioo 

acres of green 0.26 6.b. 

roof Sioretention 
112 

Impervious: 0.1 

Turf 0 

(Pervious l: 

0.36 
0.(]( 

0.73 

5.27 

Total 

0.03 

0,17 

0.82 

1.02 

D.A.E 

O.OC 

o.oc 
o.oc 

D. A. E 

OJJC 

0_,()(: 

Total 

0.03 

0.11 
0.82 

1.02 

1. STORMWATER MANAGEMENT (S\\M) AND BEST MANAGEMENT PRACTICES (BMP) .c.NALYSIS, NARRATIVES, 
QUANTITIES AND PROPOSED DESIGN AND/OR FACILITIES PRESENTED HEREiN ARE PRELIMINARY BASED ON 
PROPOSED CDP APPLiCATION AND ARE SLIBJECT TO REV1SION WITH FINAL DEVELOPMENT PLAN AND FINAL SITE 
PLAN APPLICATIONS. 

2. ll4E APPLICANT RESERVES THE RIGHT TO VARY THE NUMBER, SIZE, SHAPE, AND lOCATION OF THE UD 
PRACTICES WITH FINAL ENGINEERING. 

3. STORM VAULT ACCESS: FOR ACCESS POINTS LOGA TED lN STREETSCAPE, REMOVABLE PANELS OR ACCESS 
MANHOLES ARE DESIRED AND TilE APPLICANT SHAlL GRAPHICALLY DEPICT THESE PANELS IN FUTURE FOP'S 
AND SHAlL REQUEST A WAIVER OF ll4E PFM'S FOUR FOOT BY FOUR FOOT ACCESS OPENING REQUIREMENT IN 
ASSOCIATiON Wlll4 FUTURE SITE PLANS TO ALLOW CONSIDERATION OF THE PROPOSED OR OTHER 
.~CCESSIBILITY OPTIONS FOR M.'.INTENANCE AND ACCESS Of THOSE RESULTS. IF SUCH WAJVER IS DENIED, 
ll4E APPLICANT SHALL PROVIDE A SOLUTION THAT IS ACCEPTABLE TO DPW&ES. 

%ofTotal 

2.94 

15.67 

80.39 

100.00 

. 

Total 

0.03 

0.17 

0.82 
1.02 

Total 

0.73 

5.27 

%ofTotal 

2.94 

16,67 

80.39 
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PFM 2- AND 10- YEAR DETENTION COMPLIANCE 
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2 YEAR HYDROGRAPH 

10 YFAR HYDROGRAPH 

ALLOWABLE RELEASE RATE COMPUT.tJ, TIONS 

Q(UMCONTROLLED); 
DA : 0.12 AC 
c : 0-35 

Q2(UNCONTROLt£0) = (0.12 AC)*(0.35)*(5.45 lN/HR) = 0.2,3 CFS 
Q10(UNCONTROLLED) ~ (0.12 AC)*(O.J5)*(7.27 !N/HR) = 0.31 CFS 

Q(ALLOWABLE) = Q(PRE) - Q{POST,UNCONTROLLED) 

., ...... £ 

--·~ 
1.960 

Uilt2r ·t~l -""-- - -
{T<' {f:ra,m.j 1.\J?J 

£ill :'t,;jttif l}:r) ft. -- -
lL!ii l't<..t.'"jft 

{'":!'' 
3-.t: iNiA) 

' ' 

Q2(ALLOWABLE) = 1.79 CFS- 0.23 CFS = 1.56 CfS, USE 1.14 CFS TO COMPLY WITH LEED 6.1 CREDIT 
Q10(ALLOWABLE) = 3.62 CFS · 0.31 CFS = 3.31 CFS 

DETENTION COMPUTATIONS 

DETENTION VOLUME REQUIRED = RV(POST) - RETENTION VOLUME 

(2 YEAR) = RETENTION VOLUME (3.053 CFS) IS SUFFICIENT TO RETAIN ?,,346 CFS 
(10 YEAR) = RETENTION VC1..UME (3,053 CFS) IS SUFFICIEIH TO RETAIN 1,960 CFS 

~EEQ.__$.$.§..2 COMPLIANCE 

INIAl 
(!~A) 

-TotrL 
{T¢;). 

{'1111\) 
ff{ A' :t ;.t ) 

(NtA1 . - ~ '·' 

PER LEED SS6.2, 90% OF RUNOFF MUST BE CAPTJREO AND TREATED \\,THiN TrlE DEFiNED LEEO BOUNDARY. BMPS MUST THEN 
8£ USED TO REMOVE 80% Of THE TOTAL SUSPENDED SOLIDS (TSS) LOAD fROM TrlE CAPTURED RUNOFF, 

UNCONTRCl.LED AREA WITHIN lEEO BDW·IDARY = 0.04 ACRES 
(1-(0.04 AC/0.97 AC LEED BOUNDARY)) X 100% ; 9B% CONTROLLED 

THE sm: CAPTURES ±96% Of THE RUNOFF \\1THIM THE LEED BOUNDARY THROUGI1 THE USE or VEGETA11VE ROOFS. THESE 
BMPS REMOVE AT LEAST 80% OF T~E TSS LOAD. IAORE OCT~JLI:D COMPUTATIONS WILL BE PROVIDED WITH THE FINAL 
DEVELOPMENT PLAN. 

PRE AND POST DEVELOPMENT RUNOFF COMPUTATIONS 

Parcel B 

Amount of Site Area (Ac) Per Hydrologic Soil Group* *Per Soils Map approximately 100% type B 

Total Site Ar~a (ac) Type A Type B TypeC TypeD 

1.06 0 1.06 0 0 

Baseline Flow Rates 

Land Use= Ex Conditions (0% Imp) 
Per County Adequate Outfall Presentation formula for the 

Curve Number (CN) For Soil Type Per Land Use conversion from CN to rational method C-Factor (C) is: 
Type A Type B TypeC TypeD c = l- [[S X [1.2. (S/ (P +0.85})]} I P] 

57 73 82 86 where; 

P ":> 24-hr rdtnrall depLfl for design storm 

Weighted CN for site 5=(1000/CN) -10 

73 

5 Minute TC in/hr 
Design Storm 24-hr Rainfall Depth (in) Design Storm Rainfall Intensity (I) 

S for CN to C Cales. 1-yr 2-yr lQ..yr 1-yr 2-yr 10-yr 

3.70 2.7 3.2 5.2 3.27 5.45 7.27 

Equivalent C Existing Conditions Peak Flow Rates cfs 
1-yr 2~yr 1Q..yr 1-yr 2-yr 10-yr 

0.25 0.31 0.47 0.87 1.79 3.62 

Proposed Flow Rates 
**Land Use= Proposed Conditions (94% Imp) 

Per County Adequate Outfall Presentation formula for the 
conversion from CN to rational method C-Facror(C) is: 
c = 1· [{S X [1.2- (5/ (P +0.85})]} I Pj 

where: 

P = 24 hr rainfall depth for design storm 

$=(1000/CN)-10 

Weighted CN for site 

94 
5 Minute TC in I hr 

Design Storm 24-hr Rainfall Depth (in) Design Storm Rainfall Intensity (I) 

s for CN to c Cales. 1-yr 4~yr lQ..yr l-yr 2-yr 10-yr 

0.64 2.7 3,2 5.5 3.27 5.45 7.27 

Equivalent C Proposed Conditions Peak Flow Rates cfs 
1--yr 2-yr 10-yr 1-yr 2-yr 1Q..yr 

0.16 0.79 0.87 263 4.56 6.7(} 

PARCEL BOUNDARY 

ON-SiTE, CONTROLLED 
(0.94 ACRES) ONSITE CONTROLLED /UNCONTROLLED MAP 

ON-SITE, UNCONTROLLED 
(0.12 ACRES) 

• • • • PARCEL BOUNDARY 

11•1•t•1•1• LEED BOUNDARY 

SCALE: 1" ~ 40' 

LEED CREDIT 6.1 COMPLIANCE 

LEED CREDlT 6.1 COMPUTATIONS- Parcel!! 

Existing Conditions Proposed Conditions 

DA 0.97 ac DA 0.97 ac 
CN 93 CN 93 
Tc 0.083 hrs Tc 0.083 hrs 

I 1000 
s~---10 

CN I I 
1000 

S=r:r;-10 I 
S:: 0.75 S= 0.75 

I Jo. = 0.25 I I fa= 0.25 I 
Ia= 0.15 laz 0.15 

,-~·--·~·•"·•·· .. -.---·--·-·- ........ ------~------

(P -0.25) 2 (P -0.25) 2 

Qr::! = (P + o.es} Q:·o = 
(P + 0.8S") "'' 

P,= 2.7 in P,= 3.2 in P,, 2.7 in P,= 3.2 ln 

Q:;.::: 1.97 in O,= 2.45 in Q,= 1.97 in a,= 2.45 in 

i 
!Total Runoff volume (Existing Conditions) Total Runoff volume Proposed Conditions) 

i2YR=AxQ2 8,612 CF 2YR=AxQ2 8,612 CF 

I 
1 Total Runoff Volume (Allowable Release) Peak Discharge (Allowable Release) 

Per LEED. the post-developed volume for Per LEED, the post-developed discharge lor 
the 2 .. year storm must not exceed 75% of the 2 ... year storm must not exceed 75% of 

the existing ccrd1t!ons volume. the existing conditions runoff rate 

lYRStorm 2 YR Storm 
75% of 2Yr existing volume 75% of 2Yr existing rate. 

6,459 CF 1.14 CFS 

0,15 AC-FT 

LEED COMPLIANCE COMPUTATIONS 
PER LEEU 6.1. POST -DEVELOPMENT VOLUME FOR A 2 YEAR STORM MUST NOT EXCEED 75% OF THE EXISTING CONDiTIONS 
VOLUME IF EXISTING IMPERVIOUSNESS IS MORE 1HAN 50%. STORM VIA TER MANAGEMENT LiD PRACTICES ON SITE PROVIDE A 
TOTAL RETENTION STORAGE OF 3, 05.3 Cl'. 

2 YEAR STORM: 8,612 CF - 3,053 CF = 5,5~·9 CF < 6,459 CF (75% EXISTING RUNOFF) 

ALLOWABLE RELEASE RATE TO BE 1.14 CFS FOR THE 2 YEAR STORM TO COMPLY V,1TH LEED 6.1 CREDiT. 

NOJE: 
1. STORMWA!ER MANAGEMENT (SWM) AND BEST MANAGEMENT PRACTICES (BMP) ANALYSIS, NARRATIVES, 

QUANTITIES AND PROPOSED DESIGN AND/OR FACILITIES PRESENTED HEREIN ARE PRELIMINARY BASED ON 
PROPOSED COP APPUCA TION AND ARE SUBJECT TO REV1SJON \11TH FINAL DEVELOPMENT PLAN AND FINAL SITE 
PLAN APPLICATIONS. 

2. THE APPLICANT RESERVES THE RIGHT TO V~.RY THE NUMBER, SIZE, SHAPE, AND LOCATION Of THE LID 
PRACTICES WITH FINAL ENGiNEERING. 

3. STORM VAULT ACCESS: FOR ACCESS POINTS LOCATED IN STREETSCAPE. REMOVABLE PANELS OR ACCESS 
MAINOLES ARE DESIRED AND THE APPLiCANT SHALL GRAPHICALLY DEPICT THESE PANELS IN FU!\JRE FOP'S 
AND SHALL REQUEST p, WAIVER OF THE PfM'S FOUR FOOT BY FOUR FOOT ACCESS OPENiNG REQUIREMENT IN 
ASSOCIATION WITH FUTtJRE SITE PLANS TO ALLOvl CONSIDERA 110N ot THE PROPOSED OR OTHER 
ACCESSIBILITY OPTIONS FOR MAINTENANCE AND ACCESS OF THOSE RESULTS. IF SUCH WAIVER IS DENIED, 
THE APPLICANT SHALL PROVIDE A SOLUTION THAT IS ACCEPTABLE TO DPW&ES. 
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VIRGINIA RUNOFF REDUCTION SUMMARY - PARCEl B 

Land Cover Summary 
r>re:keoeveioiliiiel1! ··· 

· Turf C'.t)\.er 

Load 

1 Adjuslf;ld Land Cover Summary reflects \11e pre redevelopment 
lrmd oo'l.er minus the pef\tous tand C",.o\-'ef' (fom?;t/open space or 
managed turt) acreage proposed for new imper.Aous co~.E>r The 
adjustfad total acreagB is consistent wiUi th~;; Post R8Ue:velopment 
acreage (rrunus the acreage of new tmp-srvious cover). The load 
reduction requrieme.1t f1:.r the new impervious c~r to meet the re-.v 
de"Pvlopmenlload limit )s computed in Column 1. 

jPre-De~.elopment Load (TN) (lb/yr) 

Land C<>ver.su,mrnlllry 

Vo!ume 

Maximum 0/1) Reduction Required 
Pt 

TP load Reduction Required 
Area 

Totall..oad Reduction Required 
(lblyr) 

TYSONS CORNER COMPREHENSIVE PLAN_ 
CONFORMP..NCE COMPLiANCE 

Tysons Corner Comprehensive Plan Stormwater Conformance Spreadsheet· Beta Version 4-18-2012 Site Name: Scotts Run 

Drainage Area B Post-Development Land Cover __ H:.:S::.G=i--;A;.,;so:;;;.l::ls=----'-H.:.;;S:.::G,ca:;;,;:.so,;.;i.:.;;ls:.:H.:.;;S:.cG';;C:;;;;cs..:.o'::.·ts:...H;.;.S:..G=;;:;D;;;S;...:o..:.ll:..s __ T';;o~ta;;,!s=--
Forest I PreseMd Open Space 0.00 0.00 0,00 0.00 0.00 Rv (turt) 0.20 

Rv (impec.ious) 0.95 
'--------'data input cells highlighted 

Managed Turf 0.00 0.06 0.00 0.00 0.06 
lmper.Aous co""r __ _,::0,;.::.0:;:0 ____ ,.:,1·:;;:_00::_ __ .:::o:.:;.O:;_O-::-c::-:-:'o::.:.o:.:oc_.,...... _ _:1.:.;.o:::o __ 

DA Total (acres) 1 06 Runoff from 1" Rainfall (c!) = 3,492 

Estimate RWH RR % Credit 

' 
lmpel'.'ious Managed Max Volume 

Volume 
Total Vclllme Surface Area Storage Vol Runoff 

Description of Area Col<lr in Turf in 
Recei""d by Description of Credit 

% Received from 
Receil.ed by of Practice Pro,jded by Reduction Apply Runoff Reduction Practices Ccntribuling Con1ributing 

Practice (ft3) 
Credit Upstream 

1 
_ 3 (ft') Practice (If) Vol (ft3) DA (ac) DA (ac) Practices (ft3) Pracl>ce (ft ) 

i 

!lntensi..e & ' 

Vegetated Roof ! Extensh.e, plus non~ j 0.70 NIA 2,414 Subtract 100% cl pm\Aded storage \.oi. 1QOO,{J N!A 2,414 

I 
NIA 1,309 1,3{)9 

:vegetated plata area 
j and storage 
1 Streetscape areas 

o23 ___ ·-···-· Subirai£ioo%cfprmhded storage 1.01 100% 1,105 1,898 i N/A 1,744 1.744 Bioretention • DCR Le""l 2 Des1gn Spec (enhanced) 793 

Totals: 0.93 0.00 

Total Drainage Area Treated (acres): I 0.93 Runoff Reduction Volume Achieved for Drainage Area A (cubic feet): l 3,053 

Land C<>ve r Sumrnlllry 
F'osi-ReoeveiOilment N<.\vlmpa.ViotiS · · 

Total 

Post-DelftOiopment Tre<>tm<lnl[: 
Volume 

Post-Del<lloument Load 

TP Load Reduction Required for 
New Impervious Am a (lblyr) 

Remaining 
Downstream Practice 

Volume (ft3) 

1,105 Bioretenti<m- DCR Lel<li 2 Design Spec 

154 
s~e Site Data and Summary Tab for S1te Results 

. lfirginiaRuno!f Reductionl'ilethod ReDevelopment Worksheet· v2.S ~June 2014 . 

Site OataSummary 
.Total Rainfall~ 43 inches 

• 

Site Land Cover Summary 
. - ·-- . " 

A Soils B Soils CSolls OSoils Total 

forest (acres) 0.00 0.00 o.oc 0.00 0.00 

Turf (acres) O.(XJ 0.05 o.oc 0.00 0.06 

Impervious (acres) 0.00 1.00 o.oc 0.00 1.00 

1.06 ... -

Site Rv 0.91 

Post Development T"'atment Volume {ft3) 3492 

Post Development Tl> Load {lb/yr) 2_19 -
PO'st OevelopmentTN load (lb/yr) 15.70 

Total Tl> load Reduction Required (lb/yr) 0.24 

. 

Total Runoff Volume Reduction (ft') 1034 

Total TP load Reduction Achieved (lb/vr) 1 

Total TN load Reduction Achieved (lb/yr) 5.20 

Adjusted Post OevelopmentTP load (lb/vr) 1.48 

Remaining Phosphorous load Redoction (Lb/vrl Required .... . . 0. 00 

-~ - -
Drainage Area Summarv 

D.A.A D.A.B D.A.C D.A. 0 O,A, E 

Forest (acres] o.co 0.00 0.-£!: 0.00 0.00 

Turf (acres) 0.06 0.00 o,oc 0.00 0.00 
Impervious (acres) J.CO 0.00 O,OC Q_()) 0.00 

D.A.A O.A. B O.A.C O.A.D O.A. E 

TP load Red. (lb/vr) 0.71 0.00 O,OC o.m OJXl 

TN Load Red. (lb/vr) 5.20 0.00 o.oc 0.00 0.00 

Drainage Area A Summary 

land Cover SJJJ!!.!!J•rv 
• 

A Soils B Soils C Soils o Soils Total 

Forest (acres) O.(XJ 0.00 O.OC 0.00 o.m 
Turf (acres) o_oo 0.06 O.OC 0.00 0.06 

lmp<!rvlous (acres) o.m 1.00 0.0( o.m 1.00 

1.05 

BMP Selections 

Practice Credit Area (acres} Downstream 

Practice 
l,a_ Vegetated Roof #1 (Spec #5) acres of green 0.13 6.b. 

roof Biorete ntion 

#2 

G.b. Bloretention #2 {Spec 119) Impervious: 0.23 

Turf 0 

(Pervious): 

Totallmpe!'l!lous cover Treated {acres) 0.36 

Total Turf Area Treated [acres) o.m 
Total TP load Reduction Achieved in D. A. A (lb/yr) 0.71 

Total TN load Reduction Achieved in D.A. A (lb/yr) 5.2.0 

NOJ[; 
1. STORMWATER MANAGEMENT (SWM) AND BEST MANAGEMENT PRACTICES (BMP) ANALYSIS, NARRATIVES, 

QUANTI11ES AND PROPOSED OESlGN AND /OR fACILITIES PRESENTED HEREIN ARE PRELIMiNARY BASED ON 
PROPOSED COP APPLICA TlON AND ARE SUBJ:CT TO REVJSION WiTI1 fiNAl DEVELOPMENT PLAN AND FlNAL SITE 
PLAN APPLICATIONS. 

2. THE APPLiCANT RESERVES THE RIGHT lO VANY TKE NUMBER, SIZE, SHAPE, AND LOCATION OF THE LID 
PRACTICES Y~TH FINAL ENG'NEERI'IG. 

3. STORM VAULT ACCESS: fOR ACCESS POINTS LOCATED IN STREETSCAPE, REMOVABLE PANELS OR ACCESS 
MANHOLES ARE DESIRED AND THE APPLICANT SHALL GRAPHICALLY DEPICT THESE PANELS IN FUTURE FOP'S 
AND SHALL REQUEST A WAIVER OF THE PFM'S FOUR FOOT BY FOUR FOOT AC\-'£SS OPENING REQUIREMENT IN 
ASSOCIAllON WITH FUTURE SITE PLANS TO ALLOW CONSIDERATION Of THE PROPOSE[) OR OTHER 
ACCESSISILnY OPTIONS fCR MAINTENANCE AND ACCESS Of THOSE RESULTS. IF SUCH WAIVER IS DENIED, 
THE APPLICANT SHALL PROVIDE A SOLUllON THAT IS ACCEPTABLE TO DPW&ES. 

%ofTotal 

0.00 

S-66 

9434 

1()().00 
. 

Total 

o_oo 
0.06 

1.00 

1-06 

Total 

0.71 
5.20 

%ofT <>tal 

0.00 

5.66 
94.34 
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2 YEAR HYDROGRAPH 

10 YEAR H YDROGRAPH 

6U(f 
ThnE-{!niii} 

FT 

ALLOWABLE RELEASF RATE CotvlPUTATIONS 

Q(U'lCONTROLLED): 
DA = 0.06 AC 
c = 0.90 

Q2(UNCONTROLLEO) ~ (0.06 AC)*(0.90)*(5.45 iN/HR) = 0.29 CFS 
Q10(UNCONTRCLLEO) = (0.06 AC)*(0.90)*(7.27 IN/HR) ~ 0.39 CFS 

O(ALLOWABLEj = Q(PRE) - Q(POST,UNCCNTROLlED) 

QZ(ALLO'I/.1\lllE) ~ 1.32 CFS - 0.29 CFS = 1.03 CFS, USE 0.99 CFS TO COMPLY WITH LEED 6.! CREOIT 
Q10{All0\\'ABL£) ~ 2.67 CFS - 0.39 CFS = 2.28 CFS 

DETENTION COMPUTATIONS 

DETENTION VOLUME REQUIRED ~ RV{POST) - RETENTION VOLUME 

(2 'lEAR) = RETENllOI'l VOLUME (3,182 CF) IS SUFFICIENT TO RETAIN 1,950 Cf 
(10 YEAR) ~ RETENTION VOLUME (3, 182 CF) IS SlJfFlCIENT TO RETAIN 2,287 CF 

LEED SS6.2 COMPLiANCE 
PER LEED SS6.2, 90% Of RUNOFF SHALL BE CAPTIJR£0 AND TREATED WlrrliN THE DEFINED LEE) BOUNDARY. BMPS MUST THEN 
BE USED TO REMOVE 80% OF THE TOTAL SUSPENDED SOLIDS (TSS) LO~.D FROM THE CAPTURED RUNOFF. 

l!NCONTRCU.ED AREA 'MTHIN LEED BOUNDARY = 0.06 ACRES 
(1-(0.06 AC/0.78 AC lEED BOUNDARY)) X 100%"' 92% CONTRCLLED 

ThE SITE CAPTURES 92% OF THE RUNOFF WiTHIN THE LEED BOUNDARY INTO BMPS. THESE PRACllCES INCLUDE VEGETAllVE 
ROOfS, STORMWA TER PLANTERS, AND RAINWATER HARVESTING EACH ONE OF THESE BMPS REMOVE AT LEAST 80% Of THE TSS 
LOAD. MORE DETAILED COMPUTATIONS WILL BE PROv1DD WITH THE FINAL DEVELOPMENT PLAN. 

PRE AND POST DEVELOPMENT RUNOFF COMPUTATIONS 

--------·····""'"""---~-

Parcel C 

Amount of Site Area (Ac) Per Hydrologic Soil Group* *Per Sods Map approximately 100% type 0 

Total Site Area (ac) Type A Type 8 TypeC TypeD 

0.78 0 0.78 0 0 

I Baseline Flow Rate> 

Land Use= Ex Conditions (0% Imp) 

Per County Adequate Outfall Presentation formula for the 

Curve Number(CN) for>oil Type Per land Use conversion from CN to rational method C-factor{C) is: 

Type A Type B TypeC TypeD c = 1- [{S X [1.2- (Si {P + O.SSi)J} I P) 

57 73 82 86 where: 

P = 24-hr rainfall depth for design storm 

Weighted CN for site S =(1000/ CN) -10 

73 
5Minute TC in/hr 

Design Storm 24-hr Rainfall Depth (in) Design Storm Rainfall Intensity (I) 

S for CN to C Cales. 1-yr 2-yr 10-yr 1-yr 2~yr 10-yr 

3.70 2.7 3.2 5.2 3.27 5.45 7.27 

Equivalent C Existing Conditions Peak Flow Rates cis 

1-yr 2-yr 10-·;r 1-yr 2-yr 10-yr 

0.25 0.31 0.47 0.64 1.32 2.67 

Proposed Flow Rates 

**t.and Use= Proposed Conditions (95% Imp) 

Per County Adequate Outfall Presentation formula fer the 
conversion from CN to rational method C-Factor(C) is: 

c = 1- [{S X [1.2- (S/ {P + 0.8S))]} I Pl 
where: 

P = 24-hr rainfall depth for design storm 

5=(1000/CN)-10 

Weighted CN fer site 

94 

SMinuteTC in/ hr 

Design Storm 24-hr Rainfall Depth (in) Design Storm Rainfall Intensity (I) 

S forCN to c Cales. 1-yr 2"'yr 10-yr 1-yr 2-yr l(J..yr 

0.64 2.7 3.2 5.5 3.27 5.45 7.27 

Equivalent C Proposed Conditions Peak Flow R•tes cfs 
1-yr 

0.76 

ON-SITE, CONTROLLED 
(0.72 ACRES) 

ON-SITE, UNCONTROLLED 
(0.06 ACRES) 

• • • • PARCEL BOUNDARY 

11•:•1•1•1• LEED BOUNDARY 

2-yr lCJ.yr 1-yr 2-vr l(J..yr 

0.79 0.87 1.94 3.36 4.93 

M 5000 CF) 

ON SITE CONTROLLED /UNCONTROLLED MAP 
SCALE: 1' = 40' 

/ 

NOTE: 
l. STORM'IIATER MANAGEMENT (S'IIM) AND BEST MANAGEMENT PRACTICES (BMP) ANALYSIS, NARRATIVES, 

QUANTITIES ANO PROPO~EIJ DESIGN AND /()R F AGILITIES PRESENTED HEREiN ARE PRELIMINARY BASED ON 
PROPOSED CDP APPLiCATION AND ARE SUBJECT TO REVISION WllH FINAL DEVELOPMENT PLAN AND fiNAL SiTE 
PLAN APPUCA 110NS. 

2. THE APPLICANT RESERVES TME RIGHT TO VARY THE NUMBER, SIZE, SHAPE, AND LOCATION OF THE LID 
PRACllCES WITK FINAL ENGINEERING. 

.$. SlORM VAUU ACCESS: FOR ACCESS POINTS LOCA lED IN STR££TSCAPE, REMOVABLE PAN~lS m ACCESS 
MANHOLES ARE DESIRED AND ll-IE APPLICANT SHALL GR1\PHICALL Y DEPICT THESE PANELS IN FUTURE FOP'S 
AND SHALL ReQUEST A 'IIA!VER OF THE PFM'S FOUR FOOT BY FOUR FOOT ACCESS OPENING REOUIREMEfH IN 
ASSOCIATION WITH FUTURE SITE PLANS TO ALLOW CONS!DERA TION OF THE PROPOSED OR OTHER 
ACCESSIBILITY DPllONS FOR MAINTENANCE AND ACCESS Of THOSE RESULTS. IF SUCH WAIVER IS DENIED, 
THE APPUC4NT SHALL PROVIDE A SOLUTION THAT IS ACCEPTABLE TO DPW&ES. 

LEED CREDIT 6.1 COMPLIANCE 

lEED CREOIT6.1 COMPUTATIONS- Parcel C 

Existing Conditions Proposed Conditions 

DA 0.78 ac DA 0.78 ac 

CN 94 CN 94 
Tc 0.083 hrs Tc 0.083 hrs 

1000 
S=---10 

CN " I 
1000 s =-;:;-;- - 10 

G,flo 

S= ~ S= ~ 

[_-i:_:~iD L !a= 0.25 I 
Ia• 0.13 0.13 

(P ··· 0.2.5)2 I (P- 0.25) 2 

Qc:: " (P + o.ss) Qn ,,.; (P+ 0.85) 

P,= 2.7 in p2;;; 3.2 in P,= 2.7 In P,= 3.2 in 

Q,= Z.OG in 0,= 2.54 in Q,= 2.06 in 0,= 2.54 in 
·~~~-"" ····-··~--·~·~·-'·--·~· .. . .. ~.,~~~· .. ······--~· ·- '"'~ 

----- ·--·-··-.. ·---·-

Total Runoff volume (Existing Conditions) Total Runoff volume Proposed Conditions I 
2YH=Ax((2 i,203 CF 2YR;Ax((2 7,2(J3 Cf 

' 

Total Runoff Volume (Allowable Release) Peak Discharge (Allowable Release} 

Per LEED, the post-developed volume for Per LEED, the post-developed discharge 

the 2- year storm must not exceed 75% of for the 2- year storm must not exceed 75% 

the existing conditions vclume. of the existing conditions runoff rate 

2YRStorm 2YRStorm 

75% of 2Yrexisting volume 75% of 2Yr existing rate. 

5,402 CF 0.99 CFS . ' . ···---
0.12 AC-FT 

LEED COMPLIANCE COMPUTATIONS 
PER LEED 6.1, POST -DEVELOPMENT VOLUME FOR A 2 'lEAR STORM MUST NOT EXCEED 75% Of THE EXiSTING CONDITIONS 
VOLUME IF EXISTING IMPERVIOUSNESS IS MORE THAN 50%. STORMWA TER MANAGEMENT LID PRACTICES ON SITE PR0\1DE A 
TOTAL RETENTION STORAGE Of 3,182 Cf. 

2 YEAR STORM: 7,203 Cf - 3,182 CF = 4,021 CF < 5,402 CF (75% EXISTING RUNOFF) 

ALLOWABLE RELEASE RATE TO BE 0.99 CFS FOR THE 2 YEAR STORM TO COMPLY WITH Ul:D 6.1 CREDIT. 
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VIRGINIA RUNOFF REDUCTION SUMMARY - PARCEL C 

Land Cover SummafY Usmd 
-- . --

Turf OMJr (acre,s;L_ ______ ,, 

load 

'Adjusted Land Cover summary re~ects the pre rede\€1opment 
laod C0\€1 mir.us the pa!\ious !and c0wr WJ:esl/opan space or 
managed :urf) acreage proposed for new ~mpeNous cover. The 
adjcsted total acreage :s consistent wrth the Post Rede\elopment 
acreage (mmu-s the acreage of ne.v impef\'ious co-.er'). TI1e !oe~d 
reduction requliement for the new ImpervioUS cover to meet the new 

;de;elopment load !imit is computed in Column I 

jPre·De\elopmer.t Load (TN) (lb/yrj 

Adjusted' Lam! Cover SummaiY 
Post.Re , 

% Reduction Required 

I 
Total Load Reduction 

TYSONS CORNER COMPREHENSIVE PLAN 
CONFORMANCE COMPLIANCE 

Tysons Corner Comprehensive Plan Stormwater Conformance Spreadsheet- Beta Version 4-18-2012 Site Nam&; Scotts Run 

L:;md Cover Summary 
Post-ReOevelopment wew Impervious 
- - ~ - - - " 

Nevv- ~ 

Posl-C'€\€Iopment 

Post-06>elopccent 

TP Load Reduction Required for 
New Impervious Area (lb/yr) i:,,:,;;;·{~ 

Drainage Area C Post-Development Land Cover _ _:.:.H:oSG:o;.A"'so=ilcs: _ _:cHc:S-=G-o-B=c=Sc:.o'=·ls HSG C Soils HSG D So::ilc:s _ _c_T~ota~ls:___ 
Forest I PreseMd Open Space 0.00 0.00 0 oa··-----·······o~ijo· 0.00 Rv (turf) 0. 20 

Rv (impan.ious) 0. 95 
'----_]data input cells highlighted 

Managed Turf 0.00 0.04 0.00 0.00 0.04 

lmpef\ious Crn.er o.oo _0,!__4____ 0.90. ................. o.o.o ..•... --------"0_,.7:24_:.:_ 
D.A Total (acres) 0.78 Runoff from 1" Rainfall (cf) = 2,581 

Estimate RWH RR % Credlt 

1 
Volume 

I 
' Roe! Area Design Max: Volume Input% Total Volume A~g Daily 

A \ell able 
Runoff ' • o;o Recei\€d from Gist em Remaining 

Apply Runoff Reduction Practices Description of Area I Contributing Rainlafi lor captured by RWHS Credit RRirom Recei\€d by Drawdown Reduction Dovmstream Practice 

!toRWH(ac) RWH (in) Practice (cf1 Model 
Credit Upstream 

Practice (cD (gallons) 
Volume 

Vol (cD 
Volume (cf) 

' Pl;;Ctices (cf) (gallons) 
i 

Rooftcp Rainwater Han.esting Office Bldg "C" I OA7 1.40 2,269 
Estimate Runoff Reduction % 

91% 0 2.269 4.77$ 9,553 2,064 290 Disc·onnection to Stormwater Planter 
Using Spreedsheet ' ! ' 

I impet'\Aous Managed 
Max Vo!ume 

Volume Total Volume Surface Area Storage Vol Runoff , R , . 

Apply Runoff Reduction Practices 
Co\.er 1n Turf tn Recei\ed by Description of Credit % Recei\Ed from Recei\ed by of Practice Pro\ided by R d r I err.a>n:ng 

I Description of Area 
Conhibut:ng Contributing Credit Upstream 

e- uc 1011 3 Dovmstream Practice 

I Practice (fi') Practice {te) (ft2) Practice (ft3) Vol (ff') I Volume (ft ) 

! DA (ac) D.A. (acJ P racticcs (ft 3) ' 
hllensi\e & 
Extensiw. plus non- . 

Vegetated Roof 0.16 N/A 552 Subtract '10()-l/o of pro\ided storage: wL 1CO% NIA 552 NIA 1,076 552 0 
1.8(Jetated plaza area I 
and storage 

Bioretenlion- OCR Le\<31 2 Design Spec (enhanced) Streetscape areas ' 0.04 138 Subtract 100% of pro\ided slcrage w! 100% 0 1:>8 NIA 765 138 0 
Includes potential" elf- 1 

~~~•--••w<-~~-

Disconnection to Stormwater Planter, Extended Tree P1t, 

428 _____ j I site public street 
0.04 NiA ' 136 Subtrac.t 10lr/o of prc<Aded stcrage \d. 100% 290 N/A ' 1,830 428 0 

or Curb Extension (Urban Bioretention) areas to be managed ! 
in Tree Pits I 

-w-•<.-w·~·· '"'"'"¥'"¥'"'"'"-"¥'"' '"'''"'"w•••w•w ---···-···•"'""'""''"' _______ 
Totals: 0.71 0.00 See Site Data and Summary Tab for Site Resuhs 

Total Drainage Area Treated (acr&s); I 0.71 Runoff Reduction Volume Achieved for Drainage Area A (cubic feet); I 3,182 

I 

\lilginia Runoff Reduction Method R"Oevelopment Worksheet- v2.8 ·June 2014 

Site Data Summary 
_, ____ . -·- . 

Total Rainfall= 43 inches 

Site Laru'l Cover SummafY _ 

A Soil• 8 Soil• CSails DSoils Total %of Total 

Forest I acres) 0.00 0.00 0.00 0.00 ()_Q( 0.00 

Turf (acres) 0.00 0.04 0.00 O.C{) 0.0 5.13 

Impervious (acres) 0.00 0.74 0.00 o.co 0.7' 94.87 

0.78 100.00 

!site Rv 0.91 
. 

' . 
'Post Development Treatment Volume {ft ) 2581 

. 

Post Develonment TP load (lb/yr) 1.62 

Post Development TN Load (lb/vr) 1L50 

Total TP Load Reduction Required (lb/yr) 0.46 

Total Runoff Volume Reduction (ft') 1281 

Total TP Load Reduction Achieved (lb/yrJ 1 

Total TN load Reduction Achieved (lbfyr) 6.30 
Adjusted Post Development TP Load (lbfyr) 0.77 

Remainine Phosphorous load Reduction {lb/yr) Required . -.-·.· .. 
···.•·•·· 0.00 

Orainag" Area Summary 

D.A.A D.A.B O.A.C D.A. D D.A. E Total 

Forest(acres) aoo G.OO 0,00 0.00 ().0( 0.00 

Turf (acres) 0.()4 (100 0.00 0.00 0.0( 0>04 

Impervious (acres) 0.74 0.00 0,00 0.00 (JQ( 0.74 
. 

0.78 

Dralnaee _Area Compliance Summarv 
. . 

I D.A.A O.A.B D.A.C O.A. D O.A.E Total 

!TP load Red. (lbfyr) 0.85 0.00 0.00 0.00 0.00 0.85 

!TN Load Red. (lb/yr) 6.30 O.CiJ 0.00 Q.C() 0.00 6.30 
. 

Drainage Area A Summary _ 

Land cover Summary . 

A Soils B Soils C Soils OSoils Total %ofTotal 

Forest(acres) 0.00 O.CiJ 0.00 o.co 0.00 

Turf (acres) 0.00 0.04 0.00 o.co 0.04 

Impervious (acresi 0.00 tl74 0.00 o.m 0.74 

0.78 

• 
BMP Selections 

Practice Credit Area (acres) Downstream 

Practke 
.. 

l.a. Vegetated Roof ltl (Spec #5) acres of green 0.16 2.i. To 

roof Stormwater 

Planter 
(Urban 

Bloretention) 

2.h. To Rainwater Harvesting (Spec#6) impervious 1).47 
acres captured 

2.t To Stormwater Planter (Urban Bloretention) (Spec #5, impervious 0.04 

Appendix A} acres 
disronne~d 

G.b. Biorete ntlon 112 (Spec #5) Impervious: 0.04 

Turf 0 
(Pervious): 

. 

Totallm!"'rvinus CoverTreatedf~cres) 0.71 

Total Turf Area Treated (acres} 0.00 

Total TP Load Reduction Achieved in D.A. A {lb/yr) 0.85 

Total TN load Reduction Achieved in O.A. A (lbfyr) 6.30 

NOTE: 
1. STORMWATER MANAGEMENT (SWM) AND BEST MANAGEMENT PRACTICES (BMP) ANALYSIS, NARRATIVES, 

QUANTITIES AND PROPOSED DESIGN AND/OR FACiLITIES PRESENTED HEREIN ARE PRELIMINARY BASED ON 
PROPOSED CDP APPUCA TION AND ARE SUBJECT TO REVISiON WITH FINAL DEVELOPMENT PLAN AND FINAl SITE 
PLAN APPLICATIONS. 

2. THE APPLICANT RESERVES THE RIGHT TO VARY THE NUMBER, SiZE, SHAPE, ANO LOCATION OF THE LID 
PRACTICES ~.FH FINAL ENGINEERING, 

3. STORM VAULT ACCESS: FOR ACCESS POINTS LOCATED IN STREETSCAPE, REMOVABLE PANELS OR ACCESS 
MANHOLES ARE DESIRED AND THE tWPLICANT SHALL GRAPHICALLY DEPICT THESE PANELS IN FU1URE FOP'S 
AND SHALL REQUEST A WAIVER CF TilE PF\fS fOUR FOOT BY FOUR FOOT ACCESS OPENING REQUIREMENT :N 
ASSOC!A TION WITH FUTURE Silt PLANS lO AU. OW CONSIOERA TION OF THE PROPOSED OR OTHER 
ACCESSIBILITY OPTIONS FOR MAINTENANCE AND ACCESS OF THOSE RESULTS. IF SUC'H WAiveR IS DENiED, 
THE ~PPLICANl SHALL PROVIDE A SOLUliON THAT IS ACCEPTAI:lLE TO DPW&ES. 

0.00 

5.13 

94.87 

. 
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PFM 2-= ~NQ __ 1Q- YEA.R DETENTION COMPLIANCE 

Detention 5tn:rage l;sU1n<ites --Target Peak.Outbv Rate 

{011.1\'1 
,G~JA) 

R~'f~ t-Q>;i~- t.:~~~ lJf;ear:__ --11~-= :~ 
-:l?it~--:i t~.¢£7\.~;r _ i'"t~) --t~~sn1 t:r~l- _ 

-_-:·{~~l - 'f.~tn) \4#~t -:{~}ffi}. 

2 YEAR HYDROGRAPH 

I . .. 

' 

fii}Q 
Tim~{rhin} 

10 YEAR HYDROGRAPH 

=tJk~~J:---
'! __ r;~~-
,~J 
-~ .. ; 

-- _fn;ria 
l!!li>,j 
",' f;> • 

n :1 _.,.,.,. 

tr~tAl 
~~ ' ' 

{},{I 

~.ifO 

Ai LOWABLE RELEASE RATE COMPUTAllONS 

Q(ALLOWABI.E) = Q(PRE) - Q(POST,UNCONTROLLED) 

Q2(ALLOWABLE) = U3 CfS, USE 1.07 CFS TO CDMPL Y Vil!H LEED 6.1 CREDIT 
Q1 O(ALLOWABLE) = 2. 70 C."S 

DETENTION COMPUTATIONS 

DETENTION VOLUME REQUIRED = RV(PDST) - RETENTION VOLUME 

(2 YEAR) = RETENTION VOLUME (.3,535 CF) IS SUFFICIENT TO RETAiN 2,638 CF 
(10 YEAR) = RETENTION VOLUME (3,536 CF) IS SUFFICIENT TO RETAIN 2,599 CF 

LEED SS6.2 COMPLIANCF 

·\>~ _;;._,_ -
{fo} .· 
t' -~ ');_ -_ \n?-k",t_· 

24.5 
13.3 

.. TC'i:al 'f,;;.\al 
{!;r~r f.' lOl t --- ~ f ·- -· ;;!n~l -\m~t 

lN'!A) 'i,.i<', • _ _, t}~!A) -"• " 
,._~>:tA) 'if'i{· • '""4~ "''"'l; J 

PER L££0 SS6.2, 90% OF RUNOfF MliST BE CAPTURED AND TREATED WI1HIN THE DEFINED LEED BOUNDARY. BMPS MUST THEN 

BE liSED TO REMOVE 80% OF THE TOTAL SUSPENDED SOLIOS (TSS) LOAD FROM 1Ht CAPTURED RUNOFF. 

1HE SITE CAPTURES 100% OF 1HE RUNOFF WI1HIN 1HE LEED BOUNDARY INTO BMPS. THESE PRACTICES INCLUDE VEGETATIVE 
ROOFS, STORMWA TER PLANliRS, AND RAINWATER HARVESTING. EACH ONE Ct 1HESE BMPS REMOVE AT LEAST 80% OF 1HE TSS 
LOAD. MORE DETAILED COMPUTATIONS WILL BE PROVIDED WI1H 1HE fiNAL DEVELOPMENT PLAN. 

I 
I 
' 

PRE AND POST DEVE! OPMENT RUNOFF COMPUTATIONS 
--.·-·--- -··.,-···--···- ----········-""''"' ----·-··· -·---------- ···-····-····•·"•""'""""'"'"-•"""""""•--

Parcel D 

Amount of Site Area {Ac) Per Hydrologic Soil Group* *Per Soils Map approximately 100% type B 

Total Site Area (ac) Type A TypeS TypeC TypeD 

0.79 0 0.79 0 0 

8a$eline Flow Rates 

Land Use= Ex Conditions (0% Imp) 

Per. County Adequate Outfall Presentation formula for the 

Curve Number(CN) For Soil Type Per Land Use conversion from CN to rational method C-Factor (C) is: 

Type A Type B TypeC TypeD c = 1- [{S X {1.2. (S/ {P +0.8Si)]} I PI 

57 73 82 86 where: 

P = 24-hr r-ainfall depth for design storm 

Weighted CN for site S"(lOOO/ CN) ·10 

73 

5 Minute TC in/ hr 

Design Storm 24-hr Rainfall Depth (in) Design Storm Rainfall Intensity (I) 

S for CN to C Cales. l·yr 2-yr 10-yr 1-yr 2-yr 10-yr 

3.70 2.7 3.2 5.2 3.27 5.45 7"27 

Equivaitmt C Existing Conditions Peak Flow Rates cfs 

1-yr 2-yr 10·yr 1-yr 2-yr 10-yr 

0.25 0,31 0.47 0.65 1.33 2.70 

Proposed Flow Rates 

'*land Use= Proposed Conditions (83"/o Imp) 

Weighted CN for site 

91 

S for CN to C Cales. 

0.9!1 

PerCoumy Adequate Outfall Presentation formula for the 

conversiM from CN to rational method C-Factor (C) is: 
c = 1· [{S X (1.2- (S/ {P +0.85})]} I?] 
where: 

P = 24-hr rainfaii depth for design storm 

S ~ (1000/ CN) ·10 

5 Minute TC in /In 
Design Storm 24-hr Rainfall Depth (in) Design Storm Rainfall Intensity (I) 

l·yr 2-yr 10-yr l·yr 2-yr 10-yr 
2.7 3.2 5.5 3.27 5.45 7.27 

E4uivalent C Proposed Conditions Peak Flow Rates cfs 

1-yr 2-yr 10-yr l·yr 2-yr 10-yr 

0.66 0.71 0.81 1.70 3.06 4.65 

I I 

ON-SITE, CONTROLLED 
(0.79 ACRES) ONSITE CONTROLLED/UNCONTROLLED MAP 

ON-SITE, UNCONTROLLED 
(0.00 ACRES) 

SCALE: r = 40' 

• • • • PARCEL BOUNDARY 

1 •1•1•1•,• LEED BOUNDARY 

NOTE: 
1. STORMWATER MANAGEMENT (SWM) AND BEST MANAGEMENT PRACTICES (BMP) ANALYSIS, NARRATIVES, 

QUANTITIES AND PROPOSED DESiGN AND/OR FACILITIES PRESENliD HEREIN ARE PRELIMINARY BASED ON 
PROPOSED COP APPUCI\ TION AND ARE SUBJECT TO REVISION Wl1H ANAL DEVELOPMENT PLAN AND ANAL SITE 
PLAN APPLICATIONS. 

2. THE APPLICANT RESERVES 1HE RIGHT TO VARY THE NUMBER. SIZE, SHAPE, A~D LOCATION OF THE LID 
PRACTICES Vn1H FINAL ENGINEERING. 

3. STORM VAULT ACCESS: FOR ACCESS POINTS LOCAliD IN STREETSCAPE, REMOVABLE PANELS OR ACCESS 
MANHOLES ARE DESIRED AND 1HE APPLICANT SHALL GRAPHICALLY DEPiCT 1HESE PANELS IN FUTURE f'DP'S 
AND SHALL REQUEST A WAIVER OF THE PFI-.fS FOUR FOOT BY fOUR FOOT ACCESS OPENiNG REQUII<EMENT IN 
ASSOCIATION Wlltl FUTIJRE SITE PLANS TC ALLOW CONSIOERMION OF 1HE PROPOSED OR OiliER 
ACCESSIBILITY OPTIONS FOR MAINTENANCE AND ACCESS OF THOSE RESULTS. IF SUCH WAIVER IS DENIED, 
1HE APPLICANT SHALL PROViDE A SOlUTION 1H.~ T IS ACCEPTABLE TO DPW&ES. 

LEED CREDIT 6.1 COMPLiANCE 

LEED CREDIT 6.1 COMPUTATIONS· Parcel D 

Existing Conditions Proposed Conditions 

DA 0.79 ac DA 0.79 ac 
CN 94 CN 95 
Tc 0.083 hrs Tc O.OlH hrs 

I 
1000 

S=--10 
CN I 

1000 
s"'--10 

CN 

~ 0.64 s~ 0.53 

I la = 0.25 I /a"' 1125 I 
Ia~ 0.1~ Ia~ 0.11 

Qc::"' 
(I'- 0.25) 2 

Q;: 
(I'- 0.25) 2 

(P + O.SS) (P + 0.88) 

pl;;; 2.7 in ~,~ 3.2 in pl;; 2.1 in P,~ 3.2 in 

Ql~ 2.~in 0,= 2.54 in Q,: f.,12 in Q,= 2.64 in 

Total Runoff volume (Existing Conditions) Total Runoff volume Proposed Conditions) 

2YR=AxQ2 7,295 CF 2YR=AxQ2 7,585 CF 

Total Runoff Volume (Allowable Release) Peak Discharge (Allowable Release) 

Per lEEO, the post-developed volume for Per LEED, the post ~developed discharge for 

the 2- year storm must not exceed 75% of the 2- year storm must net exceed 75% of 

the e.'>iisting conditions volume. the existing conditions runoff rate 

2YRStom ZYRStorm 

75% of 2Yr existing volume 75% of 2Yr existing rate. 

5,471 CF 1.07 CfS 

0.13 1\C-fT 

LEED COMPLIANCE COMPUTATIONS 
PER LEEO 6.1, POST-DEVELOPMENT VOLUME FOR A 2 YEAR STORM MUST NOT EXCEED 75% OF 1HE EXISTING CO~lDillONS 
VOLUMF IF FXISTING IMPI'R\IiOtJSNESS IS MORE 1HAN 50%. STORMWATf.R MANAGEMENT UD PRAC11CES ON S!Tf PROVIDE A 
TOTAL RETENTION STORAGE OF 3,536 CF. 

2 YEAR STORM: 7,585 CF - 3,536 Cf ~ 4,049 CF < 5,471 Cf (75% EXISTING RUNOFF) 

f1LLOWABLE RELEASE RATE TO BE 1.07 CFS FOR T~E 2 YEAR STORM TO COMPLY Wl1li LEED 6.1 CREDIT. 
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VIRGINIA RUNOFF REDUCTION SUMMARY - PARCll D 

Land Cover SummatY 
Pre-Re Oeve lopme nt 

Treatment 

jPre-Ce-.e•lopment Treatment Volume (cubic 

Listed 

1Adjusted Land Cover SummaJY reflects tr.e pre redevelopment 
land cmer minus the pervlcus land c~- (tcrestfcpen space or 
manage-d turf) acreage proposed fer new impef'Aous co\er. The 
adjusted tota! acreage is cons,stent with the Post Redeve,opmect 
acreage (minus the acreage of new imparvim.rs cover), The load 
reduction requricment for the new impervious cover to meet the new , , 
de;elopment load limit is computed in Column I. 

TP Load Reduction Required 
Area 

Total Load Redu~tion Required 
(lb/yr) 

lYSONS CORNER COMPREHENSIVE PLAN 
CONFORMANCE COMPLIANCE 

Tysons Corner Comprehensive Plan Stormwater Conformance Spreadsheet- Beta Version 4-18-2012 Site Name: Scotts Run 

Drainage Area D Post-Development Land Cover HSG A soils HSG B Soils HSG C Solis HSG 0 Soils Totals 
rorest I Presen.ed Open Space 0 00 0 00 ·-·---- o:oo .... ·-----·0~00 0.00 Rv (turf) 0. 20 

Rv (impervious) 0.95 
'----_~data inpLitcells high'lghted 

Managed Turf o.oo 0.04 0.00 0.00 0.04 
lmpe,..,;ous Cmer ·-.. --.. Oc.Q2 ____ ...,oc... 7c.:5 0.00 0 00 0. 75 

, , 0 A. Total (acres) 0 79 Runoff from 1" Rainfall (cf) ~ 2 615 ' 
Estimate RWH RR % Credit 
·--·~- -· 

' Volume Available 
Roof Area Design Max Volume Input% 

% Recet\ed fi'om 
Total Volume A"!; Daily 

Glstem 
Runoff 

Apply Runoff Reduction Practices Description of Area Contributing Rainfall !Or Captured by R\IVHS Credit RR from 
Credit Upstream Recei~.ed by Drswdown 

Volume 
Reduction 

to RWH (ac) RWH(in) Practice (cO Model Practices (en 
Practice (cf) (gallons) (gallons) Vol (of) 

Rooftop Rainwater Han.-esting Office Bldg "D" 0.52 1.40 2,511 
Estimate Runoff Reduction % 

Using Spreadsheet 
! 93°/o 
' 

0 2.511 5,691 11,382 2,326 

lmperllious Managed 
Max Volume 

Volume 
Total Volume Surface Area Storage Vol Runoff 

Co~.er in Turf in 
Recei"'d by Do,cript:on of Credit % Received from 

Recei-.eJ by of Practice Provided by Redoction Apply Runoff Reduction Practices Dese~ipt ion of Area 
Contributing 1 Contribcrtmg Crcdtt Upstream 

Practice (ft3) Practice (ft3) (ft2) Practice (ft3) Vol (ft3 ) 
DA (ac) I DA (acl Practices (1!3

) 

lnteosi\e & f 

I Extensi'.e, plus !"ton- ' Vegetated Roof 0.14 NIA 483 Subtract 100°/o of provided storage 1.0L 100% N/A 483 NJA 921 483 
vegetated plaza area 

' I and storage 
' . -

Bioretention- OCR Le\'el2 Design Spec (enhanced) Streetscape areas 0.07 241 Disconnection to 8Joretentton ' 100% 0 241 l NJA 1,148 241 

Includes potential off- I i I 

Disconnection to Stormwater Planter, Extended Tree Pit, site fll.iblic street I 

I 
0.06 I NIA 207 !Subtract 100% of prollided storage ·.ol. 100% 219 486 NiA 1,330 486 

or Curb Extension (Urt>an Bicretention) areas to be managed I I I in Tree Pits I 
'"·~~-.~~0 ~-----~·~--~ ~'"'''W ·-~--

Totals: 0.79 0.00 

Total Drainage Area Treated (acres): I 0.79 Runoff Reduction Volume Achieved for Drainage Area A (cubic feet); I 3,536 

Land Cover SummatY 
'Po~Retievelopment New Impervious 

Post-D'l\<?lopment load (TP) 

TP Load Reduction Required for 
New Area 

I 
Remaining 
Volume (cD 

Dovmstream Practlce 

279 Disconnection to Stormvra!er Planter 

Remaining 

Volume (ft3) 
Do'.vnstream Practice 

0 

-""" 

0 

0 

·~·-· 

See S1te Data and Summary lab for Site Ftesults 

' 

. Virginia Runoff Reduction MethodReOevelopmentWorksheet ~ v2.8. June 2014 

Site Data Summary 
Total Rainfall ; 43 inches 

Forest (acres) 

Turf (acres) 

Impervious (acres) 

Site Rv 

Post Development Treatment Volume (ft') 

Post Development TP load (lb/vrl 

Post Development TN load {lb/yr) 

Total Tl' Load Reduction Required (lb/yr) 

Total Runoff Volume Reduction (ft') 

Total TP load Reduction Achieved {lb/vrl 

Total TN Load Reduction Achieved (lb/yr) 

Adjusted Post Development TP load (lb/vr) 

Remaining Phosphorous Load Reduction (l.b/vrl Required 

Drainage Area Summary 

Forest {acres} 

Turf (acres) 

Impervious (acres) 

DrainageArea Compliance Summary 

TP load Red. {lb/vr) 

TN Load Red. (I b/yr) 

Drainage Area A Summary 

Land Cover Summary 

Forest [acres) 

Turf (acres) 

Impervious (acres) 

BMP Selectlqns 

Practice 

A Solis B Soils CSoils DSoils 

0.00 0.00 0.00 0.00 

0.00 0.04 0.00 0.00 

0.00 0.75 0.00 0.00 

.. ~.-

0.91 

2615 

1.64 

11.76 

0.39 

• 
2103 

1 

10A9 

0.22 
..... ·.· (),()() 

D.A.A D.A.B O.A. C D.A. 0 

0.00 0.00 0.00 0.00 

0.04 0.01 0.00 0.00 

0.75 o.on 0.00 0.00 

D.A.A D.A. B O.A.C O.A.O 

1.43 0.00 0.00 0.00 

10.49 0.00 0.00 0.00 

A Soils B Soils CSoils OSoils 

0.00 0.00 0.00 0 .. 00 

0,00 0.04 o.oc (l. 00 

0.00 0.75 0.00 0.00 

. 

Credit Area (acres) Downstream 

Practice 

Total 

0.()( 

0.0<! 

o.7o 
0.7!; 

. 

D.A.E 

0,()( 

0.()( 

0.()( 

D.A.E 

0.00 

0.00 

Total 

0.00 

0.04 

0.75 

0.79 

1l.a. Vegetated Roof#l {Spec#S) acres of green O.M 2.1. To 

roof Stormwater 

Planter 

(Urban 

Bior<!tention) 

2.h. To Rainwater Harvesting (Spec mil impervious 0.52 6.b. 
acres captured Bioretention 

#2 

2.i. To Stormwater Planter {Urban tlioretention) (Spec #9, impervious 0.06 

Appendix A) acres 

disconnected 

G.b. Biore!ention #2 {Spec #9) Impervious: 0.03 

Turf 0 
(Pervious): 

Total Impervious cover Treated (acres) 0.75 

Total Turf Area Treated {acres) 0.00 

Total TP Load Reduction Achieved in OA A (lb/yr) 1.43 

Total TN Load Reduction Achieved in D.A. A (lb/yr) 10.49 

NOTE: 
1. STORMWATER MANAGEMENT (SWM) AND BEST MANAGEMENT PRACTICES (BMP) ANALYSIS, NARRATIVES, 

QUANTITIES .~NO PROPOSED DESIGN AND /OR FACILITiES PRESENTED HEREIN ARE PRELIMINARY BASED ON 
PROPOSED COP APPLICATION AND AR£ SUBJECT TO REVISiON Willi FINAL DEVELOPMENT PLAN AND FINAL SITE 
PLAN APPUCA TIONS. 

2. THE APPLICANT RESERVES THE RIGHT TO VARY THE NUMEER, S'ZE, SHAPE, AND LOCATION OF THE LID 
PRACTICES WITH FiNAL ENGiNEERING. 

3. STORM VAULT ACCESS: fOR ACCESS POINTS LOCATED IN STREETSCAPE, REMOVABLE PANELS OR ACCESS 
MANHOLES ARE DESIRED AND THE APPLiCANT SHALL GRAPHICALLY DEPICT THESE PANELS IN FUTURE FOP'S 
AND SHALL REQUEST A WAIVER OF THE PFM'S FOUR FOOT BY FOUR FOOT ACCESS OPENING REOV'REMENT IN 
ASSOCiATION \'i!TH fUTURE SITE PLANS TO ALLOW CONSIDERATION OF THE PROPOSED OR OTHER 
ACCESSIBILITY OPTIONS FOR MAINTENANCE AND ACCESS OF THOSE RESULTS. IF SUCH WAIVER IS DENIED. 
THE APPLICANT SHALL PROv1DE A SOLUTION THAT IS ACCEPTABLE TO OPW&f'S. 

%ofTotal 

OJJO 

5.1)6 

94.94 

100.00 
. 

Total 

0.00 

0.04 

0.75 

0.79 

Total 

1.43 

.10.49 

%ofTotal 

0.00 

5.06 

94.94 
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PFM 2- AND 10- YEAR DETENTION COMPLiANCE 
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ALLOWABLE RELEASE RATE COMPUTATIONS 
Q(UNCONTROLLED ): 

DA ~ 0.13 AC 
c = 0.45 

Q2(UNCONTROLLED) = {0.13 AC)*(0.45)'(5.45 iN/HR) = 0.32 CFS 
010(UNCONTROLLED) = (0.13 AC)*(0.45)*(7.27 IN/HR) = 0.43 CFS 

O(ALLOWABLE) = Q(PRE) - Q(POST.UNCONTROLLED) 

Q2(ALLOWABLE) = 1.86 CFS - 0.32 CFS = 1.54 CFS 
Q10(ALLOWABLE) = 3.76 CFS - 0.43 CFS = 3.33 CFS 

DETENTiON COMPU lATiONS 

DETENTION VOLUME REQUIRED = Rv(POST) - '{ETEI'lTION VOLUME 

(2 YEAR) = RETENTION VOLUME ( 4,882 CF) IS SUFFICIENT TO RETAIN 2,072 CF 
(10 YEAR) = RETENTION VOLUME (4,882 CF) IS SUFFICIENT TO RETAIN 1,721 CF 

LEEL.S_$_6.2 COMPLIANCE 

2:;{:71 
1,n1 

u~~-r 
\fo) 
/~:..:;-e.) yn_-,_._~ -: 

.!0-5 
s<.2 

Tcili1 
(ft:>j 

i'~" •) 
'\'"1.'t'l~ 

{%4/lJ,) 

.'rol'!t T\i-21_ 
! 'l [To} ,fl'O!n, 
c~r~nr _ ' ' ) "ltUn ~ 

f.~~/Al .. ' NA) -v~. 

l!i,r.JA~-
\~~\'_- J (!YlA) 

PER LEED SS6.2, 90% OF RUNOFF MUST BE CAPTURED AND TREATED WITHIN TI1E DEfiNED LEED BOUNDARY. BMPS MUST THEN 
BE USED TO REMOVE 80% OF TI1E TOTAl. SUSPENDED SOLIDS (TSS) LOAD fROM TI1E CAPTURED RUNOff. 

UNCONTROLLED AREA V~THIN lffD BOUNDARY = 0.02 ACRES 
(1-(0.02 AC/0.99 AC)) X 1007. ~ 987. CONTROLLED 

THE SITE CAPTURES ±98% OF THE RUNOfF WITHIN TI1E LEED BOUNDARY INTO BMPS. THESE PRACTICES INCLUDE VEGETATIVE 
ROOFS, STORMWA TER PLANTERS, AND RAINWATER HARVESTING. EACH ONE OF THESE BMPS REMOVE AT LEASI 80% OF THE TSS 
LOAD. MORE GET AILED COMPUTATIONS WILL BE PROViDED W!TI1 THE FINAL DEVeLOPMENT PLAN. 

PRE AND PO_ST DEVELOPMENT R\LttQFF COMPUTATIONS 

Parcel E 

Amount ofSlte Area (Ac) Per Hydrologic Soil Group* *Per Soils Map approximately 100% type B 
Total Site Area (ac) Type A Type B TypeC TypeD 

1.10 0 1.10 0 0 

Baseline Flow Rates 

Land Use c Ex Conditions (O"h Imp) 
Per County Adequate Outfall Presentation formula for the 

Curve Number (CN) For Soil Type Per Lmd Use conversion from CN to rational rnethod C-Factor (C) is: 

Type .1\ Type B TvoeC TypeD C= 1- !{S x {1.2- (S/ {P +0.8S})]} I P] 

57 73 82 86 where: 
P = 24-hr rainfall depth for design storm 

We:ghted CN for site s ~ (10\..'0 I CN) -10 

73 
5Minute TC ln I hr 

Design Storm 24-hr Rainfall Depth (in) Design Storm Rainfall Intensity (I) 

S for CN to C Cales. 1-yr 2-yr 10-yr 1-yr 2-yr 10-yr 

3.70 2.7 3.2 5.2 3.27 5.45 7.27 

Equivalent C Existing Condlt1ons Peak Flow Rates cfs 

1-yr 1-yr 10-yr 1-yr 2-yr 10-yr 

Q]'i 031 0.47 0.90 J.Bfi 3.76 

Proposed Flow Rates 

**Land Use~ Proposed Conditions (86% Imp) 

We<ghted CN for site 

92 

S for CN to C Cales. 

0.87 

----

Per County Adequate Outfall Presentation formula for the 

conversion from CN to rational method C-factor (C) is: 

c ~ 1- [(S X [1.2- (S/ {P +0.8S})j} I PI 

where: 

P ~ 2.4whr rainfalt depth for design storm 

5=(1000/CN)-10 

5Minute TC in I hr 

Design Storm 24-hr Rainfall Depth (in) Design Storm Rainfall Intensity (I) 

1-yr 2-yr 10-yr 1-yr 2-yr 10-yr 

2.7 3.2 5.5 3.27 5.45 7.27 

Equivalent C Proposed Conditions Peak Flow Rates 

1-yr 2-yr 10-yr 1-yr 2--yr 10-yr 

0.70 0 73 0.83 2.52 4.38 6.64 

ON-SITE, CONTROLLED 
(0.97 ACRES) ON SITE CONTROLLED /UNCONTROLLED MAP 

SCALE: 1" = 40' 

LEED BOUNDARY 

ON-SITE, UNCONTROLLED 
(0.13 ACRES) 

PARCEL BOUNDARY 

LEED BOUNDARY 

NOTE: 
1. STORMWATER MANAGEMENT (SWM) AND BEST MANAGEMENT PRACTICES (13MP) ANALYSIS, NARRATIVES, 

QUANTITIES AND PROPOSED DESIGN f,ND /OR FACILITIES PRESENTED HEREiN ARE PRELIMINARY BASE[) ON 
PROPOSED COP APPLICATION AND ARE SUBJECT TO REVlSlON 'MTH FINAl DEVELOPMENT PLAN AND FINAl SITE 
PLAN APPLICATIONS. 

2. THE APPLICANT RESERVES TI1E RIGHT TO VARY THE NUMBER, SIZE, SHAPE, AND LOCATION OF THE liD 
PRACTICES II'!TH FINAL ENGINEERING 

3. STORM VAULT ACCESS: FOR ACCESS POINTS LOCATED IN STREETSCAPE, REMOVABLE PANELS OR ACCESS 
MANHOLES ARE DESIRED AND THE APPLICANT SH~LL GRAPHICALLY DEPICT THESE PANELS IN FUTURE FOP'S 
AND SHALL REQUEST A WAIVER OF THE PFM'S FOUR FOOT BY FOUR FOOT ACCESS OPENING REQUIREMENT IN 
ASSOCIATION WITH FUTURE SITE PLANS TO ALLOW CONSiDERATION OF THE PROPOSED OR OTI1ER 
ACCESSIBILI!Y OPTIONS FOR MAINTENANCE AND ACCESS OF TI10SE RESULTS. iF SUCH WAIVER IS DENIED, 
THE APPLICANT SHALL PROViDE A SOLU110N THAT IS ACCEPTABLE TO DPW&ES. 

cfs 

LEED CREDIT 6.1 COMPLIANCE 

lEED CREDIT 6.1 COMPUTATIONS· Parcel E 

Existing Conditions Proposed Conditions 

DA 0.99 ac DA 0.99 ac 
CN 93 CN 95 

Tc 0.083 hrs Tc 0.083 hrs 

1000 
; 

I 
1000 

5=---10 ! 5~--10 
CN ' CN ' 

5= () 75 S= 0.53 

I Ia = O.ZS I I Ia = 0.25 I 
Ia; f~t!~ Ia; 0.11 

(P- 0.2..5) 2 (P- 0.2.5) 2 

Q·--· = Qn"' 1 .... (P + 0.85) ·,.,, (P + 0.8S) 

P,~ 2.7 in P:,;:: 3.2 in P:~ 2.7 in P,= 3.2 in 

Q,; 1.97 ln O:t~ 2.45 in Q,~ 2.16 in Q,; Z.64 in 
~---~•'"''-''"''"'""----··--- ---··--·-···--··---

Total Runoff volume (Existing Conditions) Total Runoff volume Proposed Conditions) 

2YR~AxQ2 8,789 CF 2YR=AxQ2 9,505 CF 

Total Runoff Volume jAIIowable Release) Peak Discharge (Allowable Release) 

Per LEFO, the post-developed volume for Per LEFO, the post-developed discharge 

the 2- year storm must not exceed 75% of for the 2- year storm must not exceed 75% 
the existing conditions volume. cf the existing conditions runoff rate 

2 YR Storm 2 YR Storm 

75% of 2Yr exh;ting volume 75% of 2Yr exbting rate. 

6.592 CF 1.10 CfS --
0.15 AC-FT 

LEED COMPLIANCE COMPUTATIONS 
PER LEED 6.1, POST-DEVELOPMEMT VOLUME fOR A 2 YEAR STORM MUST NOT EXCEED 7~7. Of !HE EXISTING CCND!TIONS 
VOLUME IF EXiSTING IMPERVIOUSNESS IS MORE THA~ 50%. STORMWA TER MANAGEMENT LID PRACTICES ON SITE PROVIDE A 
TOTAL RETENTION STORAGE Of 4,882 CF. 

2 YEAR STORM: 9,505 CF - 4,382 CF ~ 4,623 Cf < 6,592 CF (757. EXISTING RUNOFf) 

ALLOWABLE RELE~.SE RATE TO BE 1.10 CFS FOR TrlE 2 YEAR STORM TO COMPLY WITH LEED 6.1 CREDIT. 
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VIRGINIA RUNOFF REDUCTION SUMMARY - PARCEL E 

1 Adjusted Lam:! Cover Summary reflects the pre rede~<e!cpment 
land co\er mrnus the perYlOIJS lard cover (forest/open space or 

,mancllJ'i!d tur~ acreage propv-sed for nevv impervit.iU$ cover. TI1e 
'adjusted total acreage is consistent ~r>1th the Post Rede\l!>lopmem 
acreage (minus me acreage of new impervious co\er). The ioad 
-reduction requrlement for 1he new impef'\Aous cover to meet the ne\.v 
:de~Riopmect load limit is computed In Column I. 

jPre-Development Load r:N) (iblyr) 

Lam:! Cover 

Maximum :1o. Reduction Require.C Below 
Pre-ReDevelopment Load 

TP Load Reduction Required 
Redeveloped Area 

TYSONS __<:;Qf(NER COM.£R.EHENSIVE PL,'\tl_ 
CONFORMANCE COMPLIANCE . ------~---· 

Drainage Area E Post-Development Land Cover __ H_S-:G::-A,-'"'so_il_s __ H_S_G"'a=s_or_·ls_H_S_G-,'_,c"'s,.o_il_s_H_S_C-;;:-;o;;;s:-o_H_s_-cTo;;-ta=ls __ 
Forest/ Preser.ed Opeo Space 0.00 0.00 0.00 0.00 0.00 Rv (turi) 0.20 

Rv (impervious) 0. 95 
L_ ___ _Jdata Input ce!ls highlighted 

ManagedTurf 0.00 0.15 0.00 0.00 0.15 
Impervious Cover ___ o:c.. o"'o"--------"-o."-9"-5 ___ ace. o"'o'----"'o.;.;.oo:..;_ ___ o:c.. ~"'5'--

D.A Total (acres) 1.10 Runoff from 1" Rainfall (cf) = 3,385 

Estimate RWH RR% Credit 

! ! I Volume Available 
Roof Area Design l111ax Volume l!nput '% j % Received from 

Total Volume Avg Daily 
Cistern 

Runoff 
Apply Runoff Reduction Practices I Description of Area Contributing Rainfall for Captured by RWHS Credit R:!~~ I Credit Upstream Recei"'d by Orawdown 

Volume 
Reduction 

I to RWH (ae) RWH (in) Practice {C-1) 
Practices (cf) 

Practice (en (gallons) 
(gallons) 

Vol (cf) 

! Estimate Runoff Reduction % 1 
Roofiop Rainwater Har.esting lOffice Bldg 'E" 0.60 140 2,897 Using Spreadsheet 

I 90% 0 2}397 5,793 '11,585 2,598 
' ' 
i ' I i Impervious Managed ' Volume 
' Max Volume Total Volume Surface Area Storage Vol Runoff 1 Cowr in Turr in l % Recei\>ed rrom 

Apply Runoff Reduction Practices I Description of Area Receil.ed by Description of Credit Recei\<Od by of Practice Pro"ded by Reduct len 
Contrtbuting Contributing 

Practice (ff') 
' Credit Upstream 

Practice (ft0) (ft') Practice (i\0) Vol (ft0) 
' D.A. (ac) D.A. (ac) Practices (ft3) 
I 

Vegetated Roof i lntensi"' "'gelated 
0.00 

I 
NIA 310 Subtract 100% of prm.ided storage \.01. 100% NIA 310 NIA 562 '310 ' ' lroof I 

'""sior:etcnilon- ocR Tiil.ei'ifoesign spec (enlianced) • --~,··-

0.:24 828 Subtract 100% of pro;idti<:f storage \IOL ~ "100% 0 ·- 828 "NIA ---- ""1.339 .. ~sza··--
' ' 

! Includes potent1a1 off-
. 
! 

Disconnection to Stormwater Planter, Extended Tree Pit, I site public street 0.04 NIA 138 Subtract 100"k of pro;ided storage VOL ! 100% 407 545 NIA 1.220 545 or Curb Extension (Urban Bioretentlon) areas to be managed I I in Tree Pits 
i ' Totals: 1.20 o.oo 

i 

Total Drainage Area Treat&d (acres):!~,. _1_.2_o_.J Runoff Reduction Volume Achieved for Drainage Area A (cublc feet): I 4,882 I 

Land Cover Summary 
.. Port.Reoe 1/elopme nfNew .Impervious . . 

New~ 

Total 

Post-De~Riopment 

Post-C<M;Iopment 

Post-De\Riopment Lead (TP) 

New Impervious Area {lblyr) 

Remaining 
Volume (cf) Downstream Practice 

407 Disconnection to Stormwater P!anter 

0 -.' ,._ema1nmg 
Downstream Practice 

Volume (ft3 ) 

0 I 
·--o·--·- -······ ·-

0 

See Site Data and Summary Tab tor S1te Results 

I 

I 

virginia Runoff Reduction Method ReDevelopment Worksheet: v2.s- June 2014 
-· . ·- - ' ' - -

Site Data Summary 
' .. 

'Total Rainfall~ 43 inches 

Site LandCOverSummary 

.. A Soils B Soils CSoils o Soils Total 
Forest (acres) 0.00 c.oo 0.00 0.00 0.00 

Turf (acres) 0.00 0.15 0.00 0.00 0.15 

Impervious [acres) o. 00 0.95 0000 O.OC 0.95 

1.10 

• 

Site Rv 0.85 

Post Development Treatment Volume (ft') 3385 

Post Development TP load (lb/yr) 2.13 
Post Development TN Load (lb/yr) 15.21 

Total TP Load Reduction Required (lb/vr) 0.50 

Total Runoff Volume Reduction (ft') 2732 

Total TP Load Reduction Achieved ( lb/yrj 2 

Total TN Load Reduction Achieved (lb/yr) 13.57 

Adjusted P<l!lt Development TP load (lb/yr) 0.27 
I 

Remaining Phosphorous Load Reduction (Lb/vrl Required i < . IXOO 

·prainage Area.S.!-Immarv 
. 

D.A.A D.A.ll D.A.C D.A.D D.A. E 
Forest (acres) 0.00 0.00 0.00 0.00 0.00 

Turf (acresi 0.15 o.oc 0.00 O.C<J 0.00 

Impervious (acres) 0.95 O.OC 0.00 o.m 0.00 

• 

• 

Drainage Area COmpliance Summary 
. 

D.A. A D.A.S O.AC D.A.D D.A. E 

TP Load Red. (lb/yr) 1.86 o.oc 0.00 0.00 0.00 

TN Load Red. (lb/yr) 13.57 O.OC 0.00 O.C<J 0.00 

Drainage Area A Summary 

Land Cover Summarv 
' 

A Soils !>Soils CSoils DSoils Total 

Forest (acres) 0.00 o.oc 0.00 0.00 0.00 

Turf (ru:resj o_oo 0.15 000 0.00 0.15 

lmpe111ious j acres) o.oc 0.95 0.00 0.00 0.95 

1.10 

Practice Credit Area (acres) Downstream 

Practice 

l.a. Vegetated Roof 111 (Spec tiS) acres of green 0.09 2.i. To 

roof Stormwater 
' Planter ! 
! (Urban l 

i 
Si ore tention) 

12.h. To Rainwater Harvesting (Spec 116) impervious 0.6 G.b. 

acres captured Bioretention 

' 112 ; 

i2.L To Stormwater Planter (Urban Bioretention) (Spec #9, impervious 0,04 
' 
!Appendix A) acres 
; disconnected 

I G.b. Bioretention 112 (Spec#9) Impervious~ 0.22 

I Turf c 
(Pe111ious): 

Total Impervious Cover Treated (acres) 0.95 

Total Turf Area Treated (acres) 0.00 

Total TP load Reduction Achieved in O.A, A (lb/yr) 1.86 

Total TN load Reduction Achieved in O.A. A (lb/yr) 13.57 

NOTE: 
L STORMWATER MANAGEMENT (SI'IM) AND BEST MANAGEMENT PRACTICES (BMP) ANALYSIS, NARRATIVES, 

QUANTITIES AND PROPOSED DESIGN AND/OR FACILITIES PRESENTED HERm< ARE PRELIMINARY BASEO ON 
PROPOSED CDP APPUCA TION AND ARE SUBJECT TO REVISION 1\lTH FINAL DEVELOPMENT PLAN AND FINAL SITE 
PLAN APPLICATIONS. 

2. 1HE APPLICANT RESERVES 1HE RIGHT TO VARY 1HE NUMBER, SIZE, SHAPE, AND LOCATION Of THE LID 
PRACTICES WI1H FlNAL ENGINEERING. 

3. STORM VAULT ACCESS: FOR ACCESS POINTS LOCATED IN STREETSCAPE, REMOVABlE PANELS OR ACCESS 
MANHOLES ARE DESIRED AND THE APPLICANT SHALL GRAPHICALLY DEPICT 1HESE PANELS IN FUTURE FOP'S 
AND SHALL REQUEST A WAiVER OF !HE PfM'S FOUR FOOT BY FOUR FOOT ACCESS OPENING REQUIREMENT IN 
ASSOCII\TION WHH FUTURE SIIE PLANS TO ALLOW CONSIDERATION Of THE PROPOSED OR OTHER 
ACCES"SI!JIU IY OPTIONS FOR MAINTEMNCE AND ~.CCESS OF 1HOS£ RESULTS. IF SUCH WAIVER IS DENIED, 
THE APPUCANT SHALL PROVIDE A SOLUTION THAT IS ACCEPTABLE TO DPW&ES. 

%ofTotal 

0.00 

ll64 

86.36 

100.00 

Total 

0.00 
0.15 

0.95 

1.10 

• 

Total 

1.86 

13.57 

%ofTotal 

0.00 

H64 

86.36 

SMiTHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupjjr.com 

Ci • 1ne 
!i S!!<i~!CJilii'{ ")F 

fJLJ !«.;;! Dibfi:l Ci:ipiwl ,0,Yir;c~c; 

APPLICANT 
1651 Old Meadow Road. Sie 650 
Mclean, VA 22102 
T 703.556.3771 

BOWMAN CONSULTING 
CML ENGINEERING 
1402{) Thunderbolt Place. Ste 300 
Cnanllllv, VA 20151 
Ti03.464.tc-oo 

WELLS+ ASSOCIATES 
TRAFFIC ENG~>IEERING 
1420 Spring HHI Road Stc 610 
McLean, VA 22102 
T 703.917.6620 

WALSH COLUCCI LUBELEY 
& WALSH PC 
L'\NDIZONiNG An ORNEY 
Courthouse Plaza 
2200 Clarendon Boulevard, 13th Floor 
Arlington, VA 22201-:>359 
T 703.528.4700 

ISSUED FOR REV DATE 

-~-~ -
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-
-

Sl!tJMI -COP 
SEALS AND SIGNATUR-ES 

SCOTTS 
RUN 
NORTH 

DRAWING TiTlE 

t!i 

STORMWATER COMPUTATIONS 
PARCEL E 

N/A 
SCALE 

PflO,JFCT NUMBER 

Co1_0.=61=-
DRAWINC ;llJMBoR 
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NATURAL CHANNEL POST ·DEVELOPMENT COMPUTATIONS --- ·~- . ~- --- -- ---
r..ross Siope I Channel Oz Vz Cz ' WSEL Ow Vt;; dw Flow Top W1dth Remarks 2yr Permiss ble Velocities From i 

Beotton -- (ltlft) • n (Cfs) (fps'1 (ft) (ft) (cis) · (fps) (ft) to Depth Rat1o Soils J Cow;r VESCH Table 5-22 ---- " 

' 03 1 
OUTFALLS TO EXISTING SCO'TS RUN 

178 (Middleburg S1tt Loam) Natcral Channel 3.0 fps (Sill Loam Non Col cida·) A-A 0 00437 ! 0 051 762 72 2 95 59 289 11 1720 51 2 78 76 
STReAM G IANNEL 1- - 1 . ' ...... --·--

I 0 (10437 
I 

0056 762 95 ! 2 46 5 76 288 76 1721 44 2 94 689 04 1 
OUTFALLS TO EXISTI~lG SCOTTS RUN 

178 (Middleburg Sll~ Loam) Natural Channel 3. 0 fj:ls rs ill Loaoo 'Jon Col C!da') 8-8 I SIREAM Cc!A~NEL __ I • . 
' 

: I OUTFALLS TO EXISTING SCOTTS RUN i 
i CG c 0043"1 I 0 05:l ry~ Df1 2 71 i 4 72 237 5 173822 3 32 603 041 17C (M ddlcburg Fmn Loam). Natural Channel 3 5 fps (F1rm loam Non Codoidal) 

I STREAM CHANNEL I 
' : 

i I . ! I OUTFALU3 TO EXISTINCi SCOTTS RUN I 0-D 0.00437 0.045 77~ ~7 ! 32& 3 :}4 28589 1738 88 342 4.84 07 1 17G (M ddlehurg f:rrn Loam)- Natural Channel 3 5 fps (f'>rm Loam Non Colloidal) 
I l ' I STREAM CHANNEL i I 

. 

NOTt::S 1 For cross section locanon. see shee~ 10 8-
2 'n" va'ues From VDOf Dra nage Manual AppendiX 70-1 

ADEQUATE OUI'FAIL NARR.<\.TIVE 

THE SUBJECT PROPERlY (9.41 AC) IS IDENTifiED ON THE FAIRFAX COUNIY TAX ASSE~SMfNT I.IAP AS 029-4-((5)), PARCELS 0009, 
OOOOA, AND 0010A AND IS LOCATED IN THE IYSONS CORNER AREA. THE SUBJECT PROPERlY IS BORDERED BY DOlLY MADISON 
BOULEVARD TO i'HE SOUTH, SCOTTS CROSSING ROAD TO THE \lEST, THE DULLES AIRPORT ACCESS ROAD TO THE EAST, AND SCOTTS 
RUN TO THE NORTH. THE PROPOSED AREA OF DEVELOPMENT 111THIN THE SUBJECT PROPERlY IS APPROX. 6.3 ACRES. 

THERE IS ONE (1) OUlfALL ASSOCIATED \11TH THE PROPOSED D£\'ELOPMEHT AS SHOW!< ON THE MAP ON THIS SHEET. THAT OUlfALL 
IS DESCRIBED BELOW: 

THE PROPOSED DEVELOPMENT Vf,l L OJlfAil INTO EXISTING SCOTTS RUN NORT1H OF THE DEVELOPMENT SITE AND IMMEDIATELY 
DOW!<STREAM OF AN EXISTING CULVERT UNDER SCOTTS CROSSING ROAD. THE DRAINAGE AREA TO THE EXISTING CULVERT IS APOROX. 
560 ACRES. THIS CULVERT IS PROPOSED TO BE EXTENDED. ANO PORTIONS Of SCOTTS RUN REAUGNED, AS PART Of A SEPARATE 
I.PPLICATION. STORMWATER RUNOFF FROM THE DEVElOPM(Nl AREA WILL BE MITIGATED THROUGH A COMBINAIION OF RUNOff 
REDUCTION WAllER OUAUIY FAC!UTiES AND UNDERGROUND DETENTION FACIUTIES. ONCE COLLECTED ON SITE, STORMWAT1ER \\1U 
DISCHARGE INTO THE SCOTTS RUN FI.OOOPLAIN AND OPEN STREAM CHANNEL. ADEQUATE OUlfAUl FROM THE DEVElOPMENT SITE TO 
THE EXiSTING SCOTTS RUN OPEN STREA\l CHANNEL \\1LL BE PRO'AOED AT fiNAL ENGINEERING. VME<E THE OEVElOPMEi'iT AREA AND 
SITE DISCHARGE INTO SCOTTS RUN THE OVERALL DRAINAGE AREA IS APPROX. 870 ACRES. AT flNAL ENGINEERING THIS POINT \Ifill 
BE IDENnfl£0 AS 111£ POiNT Of CONFLUENCE , AND lHE EXISTING CULVER! UNCffi ROUTE 26'!. HA'ANG A DRAINAGE AREA OF 
APPROX. 875 ACRES, v.lUL BE IDENTIFIED AS THE EXTENT OF REVIEW. THIS SAcSfiES TrlE FAIRFAX COUNIY ZONING ORDINANCE 
REQUIREMENT TlHAT AI'! OUlfALL HAVE A DRAINAGE AREA OF AT LEAST 100 TIMES THE SITE AREA OR 640 ACRES. 

AT THIS 1'ME, THE APPUCANT IS NOT AWARE OF ANY REPORTED OOW!<STREAM DRAINAG:O: CONCERNS. 

E:XISIJtP WlfAll 1 
Ct>tfoU 1 is locoted ot the nor\hwes: of too properly. This mturol chor;•ei •• locoted on Folrfox County soil type 178 (Mid<lleburg Silt 
Loam & Ordinory Firm Loom) which is a weU drained soils: developed from igneous ana metamorphiC rock. Ace-ordfng to fables 5-22 
& 5-23 of too VESCH the psrmiss<>"' veloo1y of this noturol chonnel ls 3.0 fps ond 3.5 fps. Cross sections hove boon aca!yzec to 
show that the c.~onnel meets the FS\• veJocity crlte.'io. 
Cross Soil Soil Perr't":fssa,le Post-Dev. Post-Dev. 

2 Yr. Aow Secljon Type DescripHcn Velocity 2 Yr, Veloci\)1 
A-A 178 SILT loom 3.0 ips 2.95 fp• 

2.46 Ips 
2.71 Ips 
3.28 fps 

762.72 cfs 
762.95 cis 
771.05 cfs 
771.17 cfs 

8·-B 176 SILT Loom 3.0 fpS 
C-C 178 FIRM loam J.5 fps 
o-o 176 FlRM Loam 3.5 fps 

Cr<>SS Soil Soil Permissrble Post-Dev. Post-Dev. 
Seetl!ll) r~ Cescci~ro Y~I!;>J;Jl.;: lQ Yr~ :i~1Q!;;ih! JQ J::r fl2W 
,\ A 178 SILT Loom 3.0 fps 2.78 Ips 1720.51 cfo 
8-8 178 SILT Loom 3.0 fps 2.94 Ips 1721.44 cfs 
c-c 178 ARM Loom 35 fps 3.32 Ips 1738.22 sfs 
D-0 178 ARM Loam 3.5 fp• 3."2 fps 17:38.88 cf• 

Cross Soli Soil Perrrissible P<>st-Dev. Post-Dev. 
Section Type Qescrip!icn Vekr.Jtv 100 Yr. Velocltv 100 Yr Row 
A-A 176 SILT Loam 3.0 fps 2.90 Ips 3116.99 cfs 
8-8 178 SILT loam 3.0 fps ~.46 fps 3119.06 cfs 
C...C 178 flRM Loam 3.5 Ips 3.05 Ips 3147.96 cfs 
D-D 176 FlRM Loam 3.5 fps 3.32. Ips 3149.55 cis 
Pursuant !o section 6. 1004.1A (61-98-PFM) of the Focli<Ues stondords l,l,nuol, this outfall is adequate 

LEGEND 

- - WATERSHED DRAINAGE DIVIDE 

SITE AREA 

• POINT OF CONFLUENCE YATH DRAINAGE 
AREA IN EXCESSES OF' 360 ACRES 

MJNIM:UM STORMW ATER INFORMATION FOR REWNING, SPECIAL EXCEPTION, SPECIAL 
PERMIT AND DEVELOPMENT PLAN APPLICATIONS 

The following information is required to be shown or prov!ded in ail zoning app~Ications~ or a waiver request of the 
submission requirement withjustifioation shaH be attached. Note: Waivers will be acted upon sep.,..tely. Failure to 
adequately addre5s the required submission infurm:atlon may result in a delay in processing this application. 

This information is required trnder the foHowing Zoning Ordinance paragraphs: 

Special Permits \8-0ll 2J & 2L) 
Cluster Subdivision (9·615 lG & IN) ' 
Development Plans PRC Di.strict(16·302 2 & 4L) 
FDP P Districts (except PRC) 916-502 lf & lQ) 

Special Exceptions (9·011 2J & 2L) 
Conunereia1 Revitalization District• (9--622 2A ( 12)&(14)) 
PRC Plan (16-303 ! E & I 0) 
Amendments{IS-202 !QF & 101) 

IX! l. Plat is 1lt a minimum scale of 1"~50' (unless it is depicted on one sheet with a min,mum scale of I"~lOQ). 

IX! 2. A graphic depicting the stonnwater management facillty(ies) and l:mits of clearing and grading to 
aocommc-date the storm water management fucility(ies), stonn drainage pipe systems and outlet protection, pond 
spU:lways~ access roads, site outfalls, energy dissipation devices, a-:d stream stabilization measures as ~hown on Sheet 
ClOOQ 

IX! 3. 

00 4, 

Iii 5. 

0 6. 

IX! 7. 

IX! 8. 

IX! 9. 

Iii !0. 

Provide: *SEE SHEETS C10.00 - C10.60 
Facility Namei On-Site a,-ea Oft'·Site are 
Type & No. served (acres) served (acres) 

;;:; * 
Drainage 
area (acres) 

footprint 
area(sf.) 
' . ;j< __ _ 

Storage 
Volume ( cf.) 

* 
If pond, dam 
height (ft.) 

* * (e.g., dry pond A. inllt. ttenc~. underground vault. etc.) 

~~~ To:,taf;:y:-,.,---- --
Onstte drainage channels. outfulls and pipe systems are sliown on Sheet C6,0 - C6.1 
Pond inlet lll!d outlet pipe systems are shown on Sheet J:J/A_. 

Maintenance acoess (road} to storm water management fucility(ies) are shown on Sheet....cJl..ll.- C6.1 
Type oomaintenance access road surface notad on the plat is ...M,LA.(asphalt, geobiock, gravel. etc.) 

La."1dscaping and tree preservation shown in and near the stonnwater management fad1ity is shown 
on Sheet N /A • 

• 
A tstormwatcr management narrative- which contains a description of how detention and b-est management practtces 
requirements will be met is providad on Sheet ClQ 0.0 .- C10,60 

A description of the existi.."lg conditions of each numbered site outfaH ex~ended downstream from the site 
to a point whi<h is at least 1()0 times the site area or which has a drainage area of at least one square mile (640 acres) 
is provided on Sheet Cl Q 7 . 

A description of how the outfall re.quirements. mcluding known changes to contributing dramage areas (Le. drainage 
diversions), of the Public Facilities Manual will be satisfied is provided on Sheet G1Q z . 
Existing topography with maximum contour intervals of two (2) feet and a note as to whether it is an air 
survey or field run is provided on Sheets ...Gfi.!L::._C6.1 

[XI 11. A subm:ssion waiver is requested for UNDERGROUND SWM WI"HIN RESIDENTIAL OCVEI OPMENT 

0 l 2. Stormwater management is not required because _,N:t-/nA ______________ . 

POST-DEVELOPMENT OUTFALL CROSS SECTION COMPUTATIONS 

CROSS SECTION 
DRAINAGE AREA 

Tc{HRS) CN Q, (CFS) Q,o (CFS) Q100 (CFSJ 
(ACRES) 

1\-1\ 758.77 0.08 59 762.72 1720.51 3116.99 

B·B 759.5 0.08 69 762.95 1721.44 3119.06 
c-c 71.>5 Ga 0.08 69 77105 1738.22 3147 96 

D-D 766.29 0.08 69 771 ']7 1738.88 3149.55 

GRAPHIC SCALE 

( IN FEET ) 
1 incb ~ 500 ft. 

SMiTHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupllr.com 

• 1ne 
~ ~'' !'~ 101'1 ,YOF 

0. " R•;af t: >1ute GiJp!Uii PffUU$ 

APPLICANT 
165~ Old MeAdow Road, Sre 650 
Mclean, VA22102 
1 '1~3.556.3777 

BOWMAN CONSULTING 
CI'JIL ENGINEERING 
14020 TnunOOrll<llt Pl1>:e, Ste 300 
Cha"i·ly, VA 20151 
T783.464.1000 

WEll S + ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hi! Road Ste 610 
Mclean, VA22102 
T703.917.0020 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LAND1ZONING ATTORNEY 
Courth-.'1\.!se Pfaza 
2200 Clarendon Boulevard, 1&~ Floor 
Arhng·on, VA 22201-3359 
T703 528.4700 

ISSUED FOR REV DATE 

SUBMITTED 
SUBMITTED 
SUBMITTED 
SUBMITTED 
CDP 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TIT ... E 

ADEQUATE OUTFALL 
ANALYSIS 

SCALE 

7 403-07-007 
0 ROJE8T NUMBER 

C10.7 
DRAIMNG NuMBER 

04.03.2015 
03.06.2015 
12.7.2014 
o3:f7:2o14 ... 
os.1o.2o11 
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Cti<'H'lriej Sope 

Normal Lep1h 

OtScfH;rg::l 

300 00 

2S8 00 

Frictror Method 

Sclvs For 

Cham1~tl Slope 

Norrn<l' Depth 

D1Sl:haraa 

23ll 00 

lilS 00 

2$$ 00 

2SLCO 

~l~i'l'!lng fCHmt.:la

Ncm•Hal C op:h 

Mann·ng ;:.ormula 

Norma! Oept'1 

O>~>OO 1+M 2+00 3~oo ..u.co 

F nC:icn ~<1!flho d 

SDW.>? Fm 

Ch?nrm Si.ope 

Normal D~pth 

Di:?.Charg-e 

300 00 

?93 QQ 

296CO 

Station 

M:;mrH"!; Formu!Oi 

Norm;ol Oep:h 

~ ~94,0U \ I 
1i 29200 \ ,, 
ill 1 -?.90 00 ' 

203.001 iJ 
2Si.HJOl ' 

2MooJ~ ·,- • 
0"'-()Q 1 iOC 2+00 3+00 

D DC4::7 f:tft 

530 ft 

/62,72 ft'ls 

0 OQL37 fl/L 

5 !6 It 

78'2,95 fJ"l!; 

0.00437 ft'll 

s:s n 
771 03 ff,'::; 

Ftict nfi M!ttiWd 

So:vs for 

CF!;:nrel Slope 

Normai Duptr1 

O:sch~rge 

300.00\ 
29:8 00' 

296ll0 ~ 
e 294.0C: \ : 
2 ' 

~ 
ill 

Solve =or 

CMnneiSiope 

Normat D-epth 

D:$Ch-arge 

300 00 

298 OIJ 

298 co 

.290.00 

2S3 CO 

2fl6 co· 
;m4. oq 

Manrdrs F'orm;la 

1\orms D!'lplh 

- ~ 
f, 
I i 
I 

M<IMJng Formuls 

Ncrmal Jep:h 

Q.,.()Q 1+00 2+00: 3+0D 4-+01) 
s~ation 

~net M Me·ho i 

So:Ve For 

CiHm Bl SlopB 

Norm~! Deptn 

Ottcnarge 

30000\ ' 

298 co 1\ ' 
2~$00: \ 

~ 294.09: ' 

Nor-na! Deplh 

-~ lil:iM \ 

W ~SO.t;!} ~ · 

286 00 \;'-'=="'-'""':"?". 
286 00 ~ 
•• , on 1 
"-· v '-1 ,--'-~~...>;-;.~.,.,..,_J 

0+00 i-tOO 2 ... .QiJ ,3i-OO 
Stotwn 

CROSS SECTION OF SECTION D-D (2YR) 

rnchor Melno<J 

'•t SolveF::Jr 

'JOO 00 

2'JB 011 

2%no 

0:: 294~;) 

• ~ 222 00 
m 

w 29(L00 

n«uJo 
2es oo-! 

I 

Mtmr 1ng: ~orrnu !a 

t>brrr:al Deptn 

t 

( 

20dM/ / 

0+L0~'.~~~~2L•~OO~~,~.O~il~~ 
Sta!tcn 

334 'I 

7!J l7 :filS 

Sovafor 

Chsnn~;! Slo.p:: 

l,Jo•Mai Dep;h 

D.scharge 

Monn1rg rotl)'l;,~ia 

Nvrma 08"ptii 

C<OO 1~00 2+DO 3t00 
Sta:tnn 

2 YEAR CHANNEL ANALYSIS COMPUTATIONS 

7$0 tt 

172DSl f~!s 

o o;,:.ts7 flirt 

8.6'9 ft 

172L44 tf/s 

000437 Ml 

538 ft 

.733 22 Wfs 

0 DC437 fVft 

4 84 (t 

Ch('lnnel Sh;pa 

Norm?! 0&p1h 

Oi;charge 

300 00 

298 00 

29{i00 

2B8 00 

286 00 

234 00 

f'A>lnntng foMuta 

No nMI Depth 

c.,.._, ______ -,:<-_..J 

V•OO i+OO 2~00 3.._00 4-+00 
StatiOn 

: OOAJ7 fVf1 

8.5'3 fj 

SH£.9:? (flh 

QllQSS.~ECnQN _ _Qf SECTIONJt-e (lOQYRl 

Fnct1cn MelhoiJ 

S-o~1B For 

Channel Snpa 

Nonn:el De-p.1h 

DISCharge 

;o2 no 
200 ou 
298CO I 
2S6 CO 

~ 2S4 r;o 
~ m zs2 co 

:C!HJJ)) 

2SHO 

2s.s on 

Manning 'Fcm'li.il~ 

No·m;l Dep:h 

C+LOO::-e--:-h--:0~0· -~z~¥i)"o--3+00 4+DO 

F"nction MsthH'I 

Sci"'" fQr 

Cn.annei Slcpe 
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TYSONS CORNER COMPREHENSIVE PlAN STORMWATER CONFORMANCE CHECKLIST 

N8!!Jl.AJIVE 

THE PURPOSE OF THIS NARRATIVE IS TO DETAIL THE PROCESS BY WHICH THE SUBJECT 
SITE MEETS, EXCEEDS, OR PROVIDES THE MAXiMUM EXTENT PRACTIBALE, THE RUNOFF 

REDUCTION REQUIREMENTS OF THE 2010 TYSONS COMPREHENSIVE PLAN. 

COMPREHEN~IV.!= .... .!".LAI\I .. H_oRMWATER MANAGEMENT GOALS: 

THIS STORMWATER MANAGEMENT NARRATIVE EXPLAINS HOW THIS PLAN 
PROPOSES TO MEET THE STORMWATER REQUIREMENTS OF THE TYSONS CORNER 

COMPREHENSIVE PLAN. THIS NARRATIVE DESCRIBES THE VARIOUS STRATEGIES BY 

WHICH THE VARIOUS GOALS ARE TO BE MET (I.E., VEGETAIIVE ROOf, URBAN BiO
RETENTION, COllECTION/RE-USE, ETC.) AS WELL AS THOSE STRATEGIES 

EVALUAIHl BUT NOT IMPlEMENTED DUE TO SITE CONSTRAINTS. 

COMPREHENSIVE PLAN 

STORMWATER MANAGEMENT 

GOALS RESPONSE 

·STORMWATER MANAGEMENT INFILTRATION AND GROUNDWATER RECHARGE 

AND WATER QUALITY CONTROLS !STRATEGIES WERE EVALUATED IN SEVERAL 

FOR REDEVELOPMENT SHOULD !cAPACITIES THROUGHOUT THE SIT£. PRELIMINARY 
BE DESIGNED TO RETURN WATER isOILS INVESTIGATiON ANTICIPATES THE EXISTING 

' INTO THE GROUND WHERE SOILS iSOILS TO HAVE LOW INFILTRATION POTENTIAL 
' ARE SUITABLE OR REUSE IT, I ADDITIONAL GEOTECHNICAL INVESTIGATION MAY BE 

WHERE ALLOWED, TO THE !PERFORMED AT FINAL ENGINEERING TO DETERMINE 

EXTENT PRACTICABLE. !FIELD MEASURED INFILTRATION RATES. 

REDUCTION OF STORMWATER 
1
1NFILTRATION FACILITIES- IF PROPOSED- MAY 

RUNOFF VOLUME IS THE SIGNLE REQUIRE WAIVERS DUE TO THEIR PROXIMITY TO THE 

MOST iMPORTANTSTORMWATER PROPOSED BUILDINGS, PREVIOUS FILL MATERIAL 

DESIGN OBJECTIVE FOR TYSONS. FOUND IN THE IN-SITU SOILS ON-SITE, AND FOR 
INFILTRATION RATES LESS THAN 0.52 IN/HR. 

:BECAUSE THE EXISTiNG SOILS PRESENT POOR 

hNFILTRATiON POTENTIAL, BMP FACILITIES PROPOSED 
AT-GRADE WILL LIKELY REQUIRE UNDERDRAIN 

CONNECTIONS TO THE PRIMARY STORM DRAiNAGE 

CLOSED CONDUIT SYSTEM TO MEET DRAW-DOWN 
REQUIREMENTS. CURRENTLY PROPOSED AT-GRADE 

FACILITIES INCLUDE URBAN BIO-RETENTION AT THE 
STREET TREE LOCATIONS, AND STORMWATER 
PLANTERS TO PROVIDE ROOF-TOP DISCONNECTION. 

~~ .. _ ·->"•w'~'"'"'"'~ 

/AT A MINIMUM, THE FIRST INCH THE TARGU GOAL OF THE RUNOFF REDUCTION 

!oF RAINFALL SHOULD BE METHOD IS TO CAPTURE AND CONTROL THE FIRST 

I RETAINED ON-SITE THROUGH liNCH OF RAINFALL. TO THIS EXTENT, THREE MAIN 

!INFILTRATION, STORMWATER MANAGEMENT RUNOFF REDUCTION 

fEVAPOTRANSPIRATION, AND/OR STRATEGIES HAVE BEEN UTILIZED: RAINWATER 
I 

[REUSE. IF, ON A GiVEN SITE, THE HARVESTING, VEGETATIVE ROOFS {INTENSIVE AND 

I RETENTION ON-SiTE OF THE FIRST EXTENSIVE), AND URBAN 810-RETENI:ON (TREE PITS 

INCH OF RAINFALL IS AND STORMWATER PLANTERS). 

!DEMONSTRATED NOT TO BE 

!FUllY ACHIEVABlE, ALL RAINWATER HARVESTiNG HAS BEEN COMPU i"W PER 
' jAVAILABI.E MEASURES SHOULD DCR SPEC!FICAT:ON #6 AND IN COORDINATiON WITH 

IBE IMPLEMENTED TO fHl: ITtiE CONTEMPLATED BUILDING RE-USE POTENTIAL 
I 

EXTENT POSSIBLE IN ORDER TO !RAiNWATER HARVESTING IS NOT PROPOSED FOR THE 

SUPPORT THIS GOAL AND 'RESIDENTIAL BUILDINGS (BUILDINGS A AND B) DUE 

ACHIEVE PARTIAL RETENTION OF TO LIMITATIONS FOR RE-USE IN RESIDENTIAL 

THE FIRST INCH OF RAINFALL. APPLICATIONS. RAINWATER HARVESTING IS 
CURRENTLY CONSIDERED FOR THE OFFICE BUILDINGS 
(BUILDINGS C, D, AND E) - DETAILED RE-USE 

MODELING WILL BE PROVIDED AT FDP OR FINAL 
ENGINEERING. 

I THE VEGETATIVE ROOFS HAVE BEEN DES!GNEll PlR 
DCR SPECIFICATION 115 AND ARE INTENDED FOR USE 

! 
I TO TREAT BOTH VEGETATIVE AND NON-VEGETATiVE 
I ROOF AREAS. VEGETATIVE ROOF AREAS ARE NOT 

PROPOSED ON THE TOWER PORTIONS OF THE 
APPLICATION DUE TO STRUCTURAL LOADING 

CONCERNS, AND MAINTENANCE ACCESS 
CONSIDERATIONS. THESE PORTIONS OF THE TOWER 

ROOF AREAS WILL INSTEAD BE DISCONNECTED TO 

THE VEGETATED ROOF AREAS, RAINWATER 
HARVESTING CISTERNS, OR STORMWATER ?LANTERS. 

I 
URBAN 810-RETENTION AND STOR[I.'IWATER 
PLANTERS HAVE BEEN DESIGNED IN ACCORDANCE 

. WITH OCR SPECIFICATION 119 AND APPl:NDIX 9A. THL 

!sTREET TREE PITS WILL COLLECT AND TREAT RUNOFF 
I FROM THE ROADWAY .AND STREETSCAPE, WHILE THE 

STORMWATER PLANTERS HAVE BEEN PROPOSED TO 
PROVIDE ROOFTOP TREATMENT AND 

DISCONNEC liON. 

PRELIMINARY SIZING COMPUTATIONS FOR EACH 
MEASURE HAVE BEEN PROVIDED TO VERIFY THE 

REQUIRED STORAGE HAS BEEN MET FOR EACH 

STRATEGY. THE PRACTICES PROPOSED ARE 
ADEQUATELY SIZED FOH THEIR RESPECTIVE PROPOSE 

DRAINAGE AREAS. 

THESE PRACTICES COMBINED YIELD AN ON-SITE 

RETAiNED RAINFALL DEPTH OF APPROXIMATELY 0.94 
IN. 

REDEVELOPMENT PROJECTS IN 

TYSONS SHOULD INCORPORATE 

INNOVATIVE STORMWATER 
MANAGEMENT MEASURES IN A 

MANNER THAT WILl, FIRST AND 

FOREMOST, OPTIMIZE 
!REDUCTION OF STORMWATER 

!RUNOFF VOLUME AND CONTROL 
• 
!OF PEAK FLOWS FOR THE 

ALL ROOF AREAS ON-SITE THAT HAVE THE POTENTIAL 

FOR GREEN ROOF- EITHER INTENSIVE OR EXTENSIVE 

HAVE BEEN CONSIDERED FOR SUCH PURPOSE. 
TOWER ROOFTOPS ARE PROPOSED FOR 
DiSCONNECTION TO RAINWATER HARVESTING 

CISTERNS OR STORMWATER PLANTERS. URBAN 
DESiGN GUIDELINES, PENTHOUSE REQUIREMENTS, 
ARCHITECTURAL AND BUILDING CONSTRAINTS, AND 

SITE PROGRAMMING PRECLUDE TI-lE ABIUTY TO KEEP 

ALL ROOF AREAS AVAILABLE FOR STORMWATER 

PLANNING PURPOSES. THE MAJORITY OF THE 

STREETS AND STREETSCAPE ARE i>ROPOSlD TO BE 
TREATED IN URBAN BIORETENTION TREE PITS. THE 

LOW INFILTRATION POTENTIAL OF THE SOIL IS A 

HiGHLY LIMITING FACTOR IN ACHIEVING RUNOFF 
REDUCTION. GIVEN THESE CONSTRAINTS, THAT 

APROX. 81% OF THE SITE IS PROPOSED TOllE 
CONTROllED IN A BMP OR LEFT AS UNDISTURBED 
CONSERVATION AREA, .AND THAT THE STRATEGIES 

PROPOSED COLLECTIVELY DEMOSTRATE "TO THE 

MAXIMUM EXTENT PRACTICABLE" THiS PLAN MEETS 

THE GOALS OF THE TYSONS CORNER 
COMPREHENSIVE PLAN GOAL TO RETAIN/REUSE THE 

FIRST INCH OF RAINFALL 

THE RUNOFF REDUCTION PRACTICES SHALL BE USED 

IN CONFORMACE WITH THE DCR SPECIFICATION 

TH.AT GOVERNS THEM. THE RAINWATER 
HARVESTING, VEGETATIVE ROOF, AND URBAN B!O

RETENTION (TREE PITS AND STORMWATER 

PLANTERS) HAVE BEEN DESIGNED IN ACCORDANCE 
WITH THEIR RESPECTIVE SPECIFICATION. 

STORMATER DETENTION iN UNDERGROUND VAULTS 
!REMAINING STORMWATER THAT WITH IN THE PROPOSED GARAGES ARE PROPOSED 

icANNOT BE COMPLETELY TO PROVIDE ADDIIIONAL STORAGE AND CONTROL 
CAPTURED ON-SITE. OF PEAK FLOW RELEASE FROM THE SITE. 

1AT A MINIMUM, STORMWATER 

MANAGEMENT MEASURES TH/\T 

LEED STORMWATER CREDITS SSc6.1 AND SSc6.2 WILL 

BE OBTAINED THROUGH THE USE OF RAINWATER 
ARE SUFFICIENT TO ATTAIN BOTH HARVESTING, VEGETATIVE ROOF, AND URBAN 810-

JTHE STORMWATER DESIGN- RETENTION (TREE PITS AND STORMWATER 
jOUANTITY CONTROL AND PLANTERS). EACH PRACTICE PROVIDES BOTH 
jSTORMWATER DESIGN- QUALiTY QUANTITY AND QUALITY CONTROL. FURTHERMORE, 

iCONTROL CREDITS OF THE MOST UNDERGROUND DETENTiON WILL BE UTILIZED W 
!cURRENT VERSION OF THE LEED- I PROVIDE ADDITiONAL QUANTITY CONTROL. SEE 

INc OR LCED-cs RATING SYSTEM !sHEETS c1o.oo TO C10.61 FOR coMPUTATIONS 

(OR THE EQUIVALENT OF THESE !SHOWING COMPLIANCE WITH THE LEED CREDITS. 
CREDITS) SHOULD BE PROVIDED. 

IF, ON A GIVEN SiTE, THE 

ATTAINMENT OF THE 
5TORMWATER DESIGN LEED 
CREDITS (OR EQUIVALENT) IS I 
DEMONSTRATED NOT TO BE 

!FULLY ACHIEVABLE, ALl 

!AVAILABLE MEASURES SHOULD 

isE IMPLEMENTED TO THE 1 

EXTENT POSSIBLE IN SUPPORT Of 

THIS GOAL. 

EQUIVALENT APPROACH£$ MAY fHIS APPliCATION DOES NOT PRO.POSE-OFFS. iTEOR . 

INCORPORATE COORDINATED I~ARED STORMWATER ALTERNATIVES. FINAL 
STORMWATER MANAGEMENT ONiDETERMINATION OF SUCH POTENTIAL MEASURES 

MULTIPLE DEVELOPMENT SITES IWILL BE PROVIDED AT FOP. 
AND/OR OFF-SITE CONTROLS. 
ADDITIONAL STORMWATER i 
MANAGEMENT EFFORTS SHOULD 
BE ENCOURAGED. 

UD TECHNIQUES OF liD TECHNIQUES ARE PROPOSED FOR THE STREET 
STORMWA!"Eil MANAG!:MtNf DESIGN IN THE fORM OF URBAN BIO-RETENTION 

SHOULD ALSO BE INCORPORATED TREE PITS. THE TREE PITS WILL PROVIDE BOTH 
INTO NEW AND REDESIGNED QUA!I.'TITY AND O.UALITY STORMWATER CONTROL iN 
STREETS WHERE ALLOWED AND ACCORDANCE WiTH DCR DESIGN SPECIFICATION #9. 
00A< "T<rAO\ C 

rRESTORAnON AND/OR , ~--
'sTABiliZATiON OF DEGRADED 
STREAMS ON DEVELOPMENT 

SITES SHOULD BE PURSUED 

THIS SUBJECT APPLICATION DOES NOT PROPOSE TO 
PROVIDE STREAM RESTORAT!ON, OTHER THAN 

THOSE MEASURES iDENTIFiED AT THE SPECIFIC 

OUI"FALL OFTHE PROPOSED LARGE CULVERT 

WHERE FEASIBLE; RESTORATION EXTENS:ON FROM SCOTTS CROSSING ROAD. 

Tf:CHNIQUES THAT INCORPORATE 

ECOLOGICALLY AND 

AESTHETICALLY BENEFICIAL 
VEGETATED APPROACHES ARE 

PREFERRED. OFF-SITE EF;:ORTS 

TO RESTORE AND/ORE STABiLIZE 
5T~£AMS IN TYSON$ CORNER 

SHOULD ALSO BE ENCOURAGED. 
THE ABOVE GUIDELINES ARE 

liN I ENDli:l TO IMPROVE 

!STORMWATER MANAGEMENT 
!CONTROLS SUFFICIENTLY TO 

iALLOW FOR IMPROVEMENTS TO 

ITHE 'iAB;TAT AND 
jRECREATIONAL VALUES OF 

~~:~~~~~~-~~~~:~CORNER 
!RESTORATIVE PROCESSES ANS/OR 
iTHROUGH THE RESTORATION 

PROJECTS. 

COMPREHENSIVE PLAN IMPLEMENTATION 

THE TYSONS CORNER COMPREHENSIVE STORM WATER MANAGEMENT PlA~ Will BE IMPLEMENTED 
THROUGH THE USE OF RAINWATER HARVESTING/RE-USE, VEGETA71VE ROOFS (INTENSIVE AND 
EXTENSIVE), URBAN SID-RETENTION (7REE PITS AND STORMWATER PlANTERS) AND UNDERGROUND 
DfTfNTION. THE ftOADWAY AND STREETSCAPI' Will. UE CONTROLLED, WHERE POSSIBLE, llY fHE 
STREET TREE PITS lOCATED AND SIZED TO MAXIMIZE RUNOFF INTERCEPTlCN. BUILDING ROOF AREA 
MAY BE CONTROllED BY A RAINWATER HARVESTING CISTERN, A VEGETATIVE ROOF DESIGNED TO 
TREAT B07H VEGETATIVE AND NON-VEGETATIVE ROOF AREA, THROUGH ROOF-TOP DISCONNECTION 
TO URBAN BID-RETENTION STORMWATER PlANTERS, UR A COMBINATION THEREOF. ADDITIONAl 
DETENTION AND RELEASE RATE CONTROl IS TO BE PROVIDED IN U~DERGROUND DETENTION VAULTS 
PROPOSED TO BE CONSTRUCTED IN THE GARAGE STRlJCTURES. BELOW IS A SUMMARY OFTHE 
COMPREHENSIVE PLAN IMPLEMeNTATION CHECKliST AS IT APPLIES TO THIS PLAN: 

• THE COMPUTATIONS PROVIDED ON SHEET ClO.ll COMPUTE THE REQUIRED VOLUME OF 1" OF 
RAINFAll OVF.R THE ENTIRE SITE REGARDlESS OF ROW OEDICATION AND CONSERVATION AREA. 

• THE SU&FC7 APPIICATI[)!'< PROPOSES INNOVATIVE STORMWATER PRACTICES, INCLUDING 
RAINWATER HARVESTING, VEGETATIVE ROOFS, AND URBAN BID-RETENTION \TREE PITS AND 
STORMWATER PlANTERS). 

• .'ICCCSS TO mE STORMWATER/BMP fACii triES SHAll BE PROVIDED BY ROOFTOP A CUSS FOR 
THE GREEN RODFS, AND STREET P.CCES$ FOR THE TREE PITS, STORMWATER PlANTERS, 
RAINWATER HARVESTING, ,\ND DETENTION FACiliTIES. 

• 1 Hf PROPOSED SWM/BMP rACIIJTIFS WI!. I. Bt l'IUVATHY MAINTI\INFtl. 

• The DESIGN CREATES AND PROMOTES A SAFE ENViRONMENT FOR Tfie PUBliC. EXTENSIVE 
VEGETATIVE ROOF /\REA$ AND RAINWATER HARVESTING Will NOT HAVE PUSLIC ,_,:CESS; 
INfENSIVE GREEN ROOF (BOTH VEGHATEO AND NON-VEGHATED) WllLI'HOMO!E 
INTERACTiON WITH THE PUBliC AS AN AMENITY ~ND WILL BE DESIGNED AND IMPLEMENTED IN 
A SAFE MANNER; TREE PITS WILL BE INSTALLED WITH A GRATE OR FENCE TO PREVENT 
CONFLICTS WITH PEDESTRIANS AND VEHIClES. 

• HIE PROJECT ISANTICIPATEDTO BE CONSTRUCTED IN PHASES. EACH PHASE HAS BEEN 
EVALUATeD WITH SEPARATE SWM CONTROL$ THAT ARE INTENDED TO MEET THE GOALS OF 
THE TYSONS CORNER COMPREHENSIVE Plf1N. 

• CERTAIN PH<l REQUIREMENTS Will NEED TO ll.E WAIVED IN ORDER TO MEHTHE OVERAll 
CONCEPT OF THE TYSONS CORNER COMPREHENSIVE PlAN. A PREliMINARY liST OF WAIVERS IS 
AS FOllOWS: 

o WAIVER OF SECTION 6~030'!.8, TO AllOW STORM WATER MANAGEMENT FACiliTIES 
(SWM AND 3MP) TO BE PROVIDED WITHIN UNDERGROUND SYSTEMS WITH!rl THE 
RESIDI'NTIAL BlOCKS OF THE PROPOSED DEVElOPMENT. 

o MODIFICATION OF PFM SECTION 12-0515.6(8} TO ALLOW FOR TREES LOCATED ABOVE 
PROPOSED PERCOlAT!ON TRENCH OR BIORETENTION AREAS TO BE COUNTED 
TOWARDS TREE COVER HEQUIRtMENTS. 

• STORMWATER VAUlTS AND RAINWATER HARVESTING CISTERN{$) WILL EXTEND BEYOND THE 
BUilDING FI\CE WHERE !TWill NOT ADVERSELY IMPACT lANDSCAPING OR THE SIDEWALK 
ZONE. 

ACCESS MANHOLE($) Will BE PROVIDED FOR VAUILT ACCESS AND MAINTENANCE. 

DESIGN OF BEST MANAGEMENT PRACTICES 

• INFILTRATION BMPS 

URB.~N BIO·RETENTION (TREE PITS AND STORMWATER PL',NTERS) HAVE ll€EN PROVIDED WITH 
THLSAPPUG\TION TO PROMOTE INFILTRATION. AS NOTED IN THE COMPREHENSIVE 
s·:·oRMWATEH MANAGEMENT GOAlS NARRATIVE. PRELIMINARY SOilS INVESTIGATIONS 
INDICATE INFilTRATION POTENTIAl FOR Hlf SITE IS tOW; TIIFRLHIRE, PENDING FURTIIER 
SOilS INVESTIGATION AND INFILTRATION TESTING, UNDERDRAINS FOR THESE FAOlfTIES Will 
BE PROVIDED TO MEET DRAWDOWN REQUIREMENTS. EASED ON FIN1\l INVESTiGATION 
RESULTS, INFILTRIITION Will BE PROMOTED TO THE MAXIMUM EXTENT PR/\CTICI\BlE /\NO 
POSSIBLt WIIHIN THE CONSIRAINTS OF THE SOil PARAMETERS. 

• RAINWATER HARVESTING 

RAINWATER HIIR\IESTING HAS BEEN PROVIDED FOR THE COMMERCIAL BUILDINGS WITHIN THiS 
APPUCATIOJN. REUS£ WITHIN mE RESIDENTIAL BUilDINGS ON TillS APPliCATION IS NOT 
FEASIBLE AS PREVIOUSLY NOTED. PRIMARY USES FOR REUSE ARE COOLING TOWER Mfo.KEUP 
AND IRRIGATION. IN WINTER MONTHS DEMANDS FOR IRRIGATION ARE NEGLIGIBLE AND, AND 
IN RESIDENTIAL APPliCATIONS THE COOLING TOWER MAKEUP RATES ARE FAR LOWER mAN 
THOSE IN COMMERCIAL BUILDINGS. 

RAINWATER HARVESTING cOR THE COMMERCIAl BUILDINGS HAS BEEN PROVIDED PER OCR 
SPECIFICATION #6 AND APPROXIMATED BASED ON COORDINATION WITH THE ANTiCIPATED 
BUilDING PROGRAM. FINAL DESIGN 41'JD MODEliNG Will BE PROVIDED r,T FOP OR FINAl 
ENGINEERING PlAN. THE DESiGN iNClUDES OVERFlOW TO STORMWATER PLANTERS OR 
UNDERGROUND DETENTION VAUlTS FOR ADDIT!ONAl DETENTION AS NEEDED. 

• RUNOFF REDUCTION PRACTICES 

THE PROPOSED RUNOFf F.EOUCTION PRACTlS WILl INClUDE RAINWATER HA.RVESTING, 
VEGETATIVE ROOFS, AND URBAN BID-RETENTION (TREE PITS AND STORMWATER PlANTERS). 
BELOW IS A SUMMARY OF THE DESIGN AND PERFORMAI\CE CRITERIA OF THE PROPOSED 
STRATEGIES: 

c RAINWATER HARVESTING AND REUSE WILL BE PROViDED IN ACCORDANCE WITH OCR 
SPECIFICATION #6. 

o VEGETATIVE ROOF SYSTEMS WILl BE PROVIDED IN ACCORDANCE WITH DCR 
SPECIFICATION #5. 

o URBAN BID-RETENTION TREE PITS AND STORMWf<TER Pli\N7ERS Will BE DESIGNED IN 
ACCORDANCE WITH OCR SPECIFICP,TION #9 AND APPUC,,BlE APPENDICES, 
UNDERDRAINS AND SUBSURFACE STONE lAYERS WILL BE PROVIEOEO IN ACCORDANCE 
WITH THE APPLICABlE SPECIFICATION, 

AS PREVIOUSlY !';0TED, DUE TO THE AFOREMENTIONED SITE CONSTRAINTS, THE PROPOSED 
DEVELOPMENT IS NOT ABlE TO RETAIN THE FUlll.O" RAINFALL ON ·SITE. THE SITE PROPOSES 
TO RETAIN APPROXIMATELY 0.94" ON SITE AND DEMONSTRATES A STRATEGY THAT RETAINS 
RAINFAll TO THE "MAXIMUM EXTENT PRACTICABLE." 

• TIER 21NNOV,\TIVE BMP'S (ACCEPTED IN OTHER JURISDJCTION$) 

HilS APPliCAllON DOES NOr PROPOS~ ANV TIER 2 11\NOVAHVE BMPS AT THIS liME. ffNAl 
DETERMINATION FOR USE OF TIER 2 MEASURES WILl BE PROVIDED WITH FOP'S. 

• TII'H il INNOVMIVE BMPS (NON-APPROVED) 

o THE APPliCANT UNDERSTANDS THAT THE INNOVATIVE 
IMPLEMENTATiON/MODIFICATION OF OCR SPECIFICI1TION ff9A FOR USE WiTH A 
STORMWAHR l'lAN LER lOCATED ON A ROOf IS CONSIDERED A TIER 3 BMP. THE 
DESIGN OF THESE FACILITIES FOllOWS THE DESIGN GUIDELINES PROVIDED IN OCR 
SPECIFICATION #9A. 

o THE APPliCANT FURTHER UNDERSTANDS THAT THE INNOVATIVE 
IMPLEMENTAT;ON/MODIFICATION OF OCR SPECIFICATION ff5 FOR INTENSIVE GREEN 
ROOF TO AU .. CW AOJACfNT HARDSCAPE AR£AS TO )t IFfT Fl.OW INfO THE PERVIOUS 

AREAS Will BE CONSIDERED A TIER 3 BMP. THE DESIGN OF THE TREATMENT PROVIDED 
BY THESE FACiliTIES FOLLOWS THE DESIGN GUIDWNES PROVIDED IN DCR 
SPECiFICATION US WITH DETAILS ON SHEET ClO.Ql. 

• OFFSITE OR SHARED FACiliTIES 

AS PHEVIOUSLY MENTIONED rHIS APPUG\TION DOES NOT PROPOSE THE USE OF OFF SITE OR 
SHARED SWM fACiliTIES AT THIS TIME. 

• CONFOHMANCE WITH COMPREHENSIVE PlAN STORMWATER GOAlS 

IT IS THE BELIEF OF THE SUBMITTING ENGINEER THAT THIS PlAN ADEQUATELY ADDRESSES, TO 
THE MAXIMuM EXTENT PRACTICABlE, THE RUNOFF REDUCTION REQuiREMENTS Of THE 
I YS01'1S CONNER COMPREHENSIVE PlAN. BelOW IS A SUMMARY OF THE RUNOFF REDUCTION 
PRACTICES UTiliZED IN THE STORMWATER MANAGEMENT PlAN AND THEIR APPliCATION TO 
THE OVERAll GOAL OF THE COMPREHENSIVE STORMWAnR MA.NAGEMENT PlAN FOR THE 
SUBJECT APPliCATION: 

o AS PREVIOUSLY NOTED, DUE TO THE AFOREMENTIO~ED SITE CONSTRAINTS, THE 
PROPOSED DEVELOPMENT IS NOT ABLE TO RE"~"AIN THE FUlll.O" RAINFAll ON-SITE. 
THE SITE PROPOSES TO RETAIN APPROXIMATElY 0.94" ON SITE AND DEMONSTRATES A 
STRATEGY THAT HETAINS RAINFAll TO !HE "MAXIMUM EXTENT PRACTICABlE." 

o THE PROPOSED DESiGN Will OPTIMIZE, TO THE MAXIMUM fXTf:NT PRACTIRit, 
RUNOFF REDUCTiON SY THE IMPLEMENTATION OF RAINWATER HARVESTING, 
VEGETATIVE ROOFS, AND URBAN BIORETENTION. 81% OF THE OVERALL SITE IS 
CAPTURED OR UNDISTURBED CONSERVATION AREA RESUlTING 0.94" OF RAINFAll 
RETAINED [)~I-SITE. 

o AS PREVIOUSLY NOTED, SEVERAL SITE CONSTRAINTS, INCLUDING THE lACK OF 
INFILTRATION, SITE PROGR,~MMING, ETC., HAVE CONTRIBUTED TO THE CHALLENGE OF 
RETAINING THE FUlL 1" ON-SITE. 

c, SHffTS C10.00 THROUGH CIO.RO PROVIDE DETAILED ANAl YS!S AND DfMONSTnATION 
OF THIS APPLICATIONS COMPLIANCE WITH THE PFM REQUIREMENTS FOR ADEQUATE 
OUTFAlL, DETENTION, WATER QuAliTY, AND OVERLAND RELIEF. 

IN FURTHERANCE OF THE APPLICANT'S COMMITMENTS HEREIN AND WHilE IT INTENDS TO MEET THE 1" 
RETENTION GOAl UStNG THE TECHNIQUES SHOWN, IT RESERVES Til RIGHT TO UTiliZE ANY 
COMBINATION OF liD (EXISTING AND FUTURE) MEASlJRES TO MEET THIS GO/\LSUSiECT TO THE 
REVIEW AND APPROVAl OF DPWES AT THE TIME OF FINAl SITE Plfll\1. 

RECOGNIZING THAT RUNOFF REDUC10N TECHNOLOGIES ARE RElATIVELY NEW AND STill EVOLVING, 
'HE APPLICANT'S FINAl DESIGf<l DEVELOPMENT AND/OR DPWES COMMENTS ON THE SITE PlAN MAY 
RESULT IN CHi\I'IGES TO THE liD MEASURES SHOWN ON THE CDP AND/OR SUBSEQuEN'" FDP, 
INCUJDING BUT NOT liMITED TO, ELIMINATION OR ADDITION CF ME1\SURES SO lONG AS THESE 
CHANGES DO NOT AFfECT THE GRID OF STREETS, THE GENERI\l LOCATION OF THE POIICTS OF ACCESS 
TO EACH BLOCK, THE GENERAl lOCATION OF THE BUILDINGS, THE BUILD-TO LINES, THE MINIMUM 
AMOUNT AND GENERAl lOCATION OF PUBLIClY-ACCESSED URSAN PJ\RK LAND AS MAY BE APPliCABlE, 
AND THE GENEARL QUALITY AND CHMACTER Of THE STREETSCAPE AlONG THE PUSLIC AND PRIVATE 
STREETS WITHIN AND ABUTTING THE SUBJECT PROPERW AN AS OTHERWISE SPECIFIED IN THE 
PROFFERS, 
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June J l,7Jll4 

Bin Zhang 
Tysons Comer Site Reviewer 
Site Development and Inspections Division 
Fairfax County Department of Public Works and Enviromnenta! Services 
12055 Government Center Parkway. Suite 444 
Fairfax, Virginia 22035-5503 

Re: Scotts Run North Rezoning #RZ 2011-PR-009- Floodplain Delineation Summary 
LDS l'l'oject # 6835-ZONA-002 

Oear Ms. Zhang: 

We rect:ived your floodplain comments on the abovt: referenc-ed project and have prepared the following 
summary of our analysis to determine the existing and proposed noodplain boundaries on the subject site. 
The "Guidelines for Delineation of Floodplain Boundaries Using histing Flood Hazard Data" present a 
procodure to determine the noodplain boundaty on !he site. We've documented our progress through the 
procedure and present our findings here: 

Step 1- Rfl:earch and review an avaUabJe data. 
The new topographic survey is based on the National Geodetic Vertical Datum of 1929 
{NGVD29). The hori:z.-:mtai scale is greater th~ln l "=SO'. and the contour interval is two feet. 
We processed a FEMA Engineering Library backup data request for Scott Run. Attached to this 
letter is the letter we received stating that there was no backup data found tbr Scott Run. 
We obtained a Letter of Map Amendment detennination letter from FEMA for the subject site 
datod 1 i/17111 (attached to this letter). The letter states that the Base Flood Elevation is 301.3 
feet (NGVD29). 
We obtained the "Dulles Corridor Metrorail Proiect - Scotts Run Flood Plain Study" dated 
51!4109 prepared by Duties Transit Partners, LLC. This study begins downstream of Scotts 
Crossing Road, adjacent to the subject site. The mooeled conditions in this study reflect current
day conditions. no fill or other significant changes have occurred since this study. The study 
states that the Base Flood ElcVillion is 300.57 feet (NAVD88). NGVD29 elevations are 0.74 feet 
higher than NA VD88 Elevations in this area (see attached Corpscon calculation sheet), therefore 
the study states that the Base Flood Elevation is 301 J I feet (NGV029). 

Step 2 - Redraw the floodplain boundary using the water surface elevations from the source 
h1J1u-mation.: 

It has been determined from multiple sow:ces that the Base Flood Elevation is 301.3 feet 
(NGVD29). 
The topographic survey is also based on NGVD29, so a line at elevation 301.3 has been plotted 
on the appropriate coneeptual development plan sheets. 

Sten 3- Review the_ sbape and spatial orientation or the new bnundary against the original. 
- 111e sbape a.qd overall size of the revised floodplain boundary is similar to the effuctive FEMA 

delineations; no significant differences oe<.:ur between the t\vo that would rause the previous 
hydraulic analyses to he considered invalid. 

Step 4- Documentatiqnt narrative, and certifications 
CQpies ofthe relevant portions of the documents iisted above have been provided with this ietter. 
A note has been added to the conceptual development plan referencing this letter. 
There are no ~lgnift~ant differences bet\.veen the revised floodplain boundary and the effective 
FEMA boundary, so a discussion of significant differem .. --es is not necessary. 

StepS- Submission, review, and processing of plans 
The revised tloodplain boundary has been plotted on the appropriate oonceptual development 
plan sheets submitted with this letter. 
There are proposed improvements to the site including an extension of a Conspan under Scotts 
Cro<sing Road and !lS.'illeiated fill being placed on the flood fringe area. A Con<litional Letter of 
Map Revision (CLOMR) will he required for this woti<, and will be prepared prior to approval of 
construction/site plans. Since the project is at the concepl\lal design >iage, a CLOMR study is not 
appmpriate at this time, The proposed improvements downstrea1n of Scotts Cross.ing Road arc 
located in the flood fringe area, and increase in the base flood elevation ls not anticipated. 
Therefore, the approximate lQcation of the future floodplain is shown at elevatiun 301.3 feet and 
will be confinned with a CLOMR study at tbe time of site plan preparation. 

If you have any questiQns or comments, please contact me at <;!]!;?geral<l@!loY!!n_amtg.com or (540) 371-
0268. 

Sincerely~ 
BOWMAN CONSULTING GROUP, LTO. 

/ _.... ! /""' / <:::::.:....-/ if. ~·;"' 
~_.,___.· Vf / 

/ 

Cbartes V Fitzge~ld Jr., P.E., CFM 
Engin~r 

' ' 

Chuck Fitzgerald 
Bowman Consulting Group 
650 A Nelms Circle 
Fredericksburg VA 22406 

Dear Mr. Fitzgentld, 

May 28,2014 

Michael Baker International LLC. 
FEMA Engineering Library 
841 Sooth Pickett Street 
Alexandria, Virginia 22304 

IN REPLY REFER TO: 
RequestNo.: Bl403219 

This is in response to your May 27, 2014 letter requesting FE!VJA back up data for Scott Kunjn 
Fairfax County, VA. Afler an extensive search, we are unable to iocale the requested data. 

We thank yvu for your request and look forward to serving you again in the future. If you have 
any questions regarding your request or we may be of further assistance, please contact me by 
telephone at (703) 2124047, or by electronic mail, alan.mejia@riskmapcds.com 

Sincerely, 

Alan Mejia. 
FEMA Engineering Library 

Federal E:me. :rg!')n<:y Managemfnint ~@nc. y. 
Wasl!.mgton, D. G. 20472 £ ml@ mJ !\WJE ~ 

Nov .. ub.rl7, 20ll fiOV Zl ZOII 

LEITER OF MAJ> AMill•iDMENT 
2!8·70-NS 

QUT-A8-SHOWI>j . .., A.."''&'!D lN AND DENY 

IN REPLY REFER TOCA&I!NO.: ll-03..Z7S6A 
COUllljUllity: l'airlll.~ C0unty, Virginia 
CommunityNo.: 515525 
Map Panol Affeeted; 5l059C0165E 
Map llfl'ootlvc Date~ Se~!l1bet·l7, 2010 

'fbis !• in response to • "''l"""t that the Fodora! Emergency Management Ag<;n¢y (FBMAJ i'"'u•·• Lotter 
of}l1ap Am~dtnent i;t accordance ~itb :he N~tiorw.l Flood lflSlU'.anec Program (NF1P) regulations. UsU.g 
tlJ.t; ud'~mnalJo,n.subrw~e4 and tho etrecuvc NFlP map, we d;::tennintd that the-;:;:truet~ on the property 
described below is shown outsid• tho Special Flood H~rd Area (SPHA) on the c1ment NFJP map. 
However, ba'!'ld "l'<"t~~ .to~ograpl]k ~lev~tiQns, the structUre would be ilWl).dl!ted by lW: basd1ood. 
~ore, thiS letter ll!W'•>do th~ abQVe refer..,ced NHP map to include the stmcture in the SFHA, 
rlO.'lignated Zone AE. Tho SFHA is the!!{ .. that would be tnundated by a fi<>od hov',ug a I•Jl"fcent chance 
of being equaled or e•x.qttr..ded in any given yeeT (b~U:ifl flood). 

Properry DesoriP,tion: A parcel of land, •• doscribed in the Sp~cial Wan:anty D.OO, morded us 
Instrument: No. 2010022915.023, in Uook2ll45. PagesOlOO tbtougb 
Ol05,1n thoOffiw ot'theClerk.oftheCireuit Court, Fair'J!ltCOUJ:\\y, 
Vitginia · 

Flooding Source: Scott Ru~ 

The elevation of the lowest adjacent grad~> to a structure {the. lowest ground touching the struct\lrc) must 
be flt or .above the Base. Flood Etevatio.u, (BFB) foL"" the structure tube outside the &'Fl:IA. Because th~ 
elevation of the lowcm adjru:ont j,~ade to the >rroctlll'e, 298.1 feet, "' lower than tho BFF., 30!.3 foct " 
d<-ljlnnined lry the United Stutes Il"'>artm<:nt of the Interior, Orologi<ni Sw:vc>y, Water RO>Qo"""' ' 
niv!sion for Scott Run p•~blished in the Flood-P1air. Delineation Open File Report 78~260, the stw~'tUre is 
wl!lti;l the SfllA. Thore!Qre Hood insw:anee t' x~W.ed. These elevatiOilll lite refei..,.te«l to tl>e National 
Geod~tio V ertiClll Datum of 1929. 

This dntermina1ion is \lased on 1h¢ Uood data presently avallabte. If youhave.tmy questions nbout this 
l<;tter, pl,ense oomoot tho FEMA M"l' lnfonnationeXchange tol\. free ot l-817· .l'EMA MAP ( t-877·336-
~627) or by lt:Utlr add~ to lhe Federal Emorgency Mlwlseioont Agency, 7390 Collll Cola Drive, 
Sui~ 204 Hanover, Maryland 21076. 

. • p ' '' Lms I!.o<lriguez, • ,)$, l'f 
li!ngineering Maua~;e100n1 Branch 
FedO(alllll!urance and Mitigation P,dministmlion 

INPUT 
G~r<Jf}raphlc, NAD83 

'Jertical • NAVD88,. U.S. Faet 

latttu::!e: 3a 55 36 

longitude: n 12 .21 

El~v~tiQniZ~ 305 

Office 
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7.9 May 2014 
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1/1 
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NOTE 
REFER TO SHEET C6.0 FOR CONCEPTUAL 
GRADING AND UTILITv PLAN WHICH INDICATES 
PROPOSED CULVERI EXTENSION, STREAM 
REALAIGNMENT AND CONIOURS. 

EXISTING CONDITIONS 
EXISTING CONDITIONS SHOWN AS OF AUGUST 2013 

LEGEND 

~ EXIS"ING BUILDING IN RPA = 1,553 S.F. 

~ EXIS'ING IMPERVIOVS PAVEMENT IN RPA = 42,585 s.=. 

TOTAL EXISTING IMPERVIOUS AREA IN RPA = 44,138 S.F 

RESOURCE PROTECTION AREA NARRATIVE: 
THIS PLAN QUALIFIES AS "REDEVELOPMEN"" UNDER SECTION 118-1-6(v) 
OF THE CHESAPEAKE BAY PRESERVATION ORDINANCE (CBPO). THE 
ORIGINAL BUILDING AND SITE IMPROVEMENTS WERE CONSTRUCTED ON THE 
SITE IN 1968 AND PRIOR TO THE ADOPTION OF THE CBPO. THE EXISTING 
RPA SHOWN IS AS APPROVED WlTH PLAN #7788-RPA-003-2, AND WILL 
BE MOD!F·ED WITH THE PROPOSED PUBLIC CONNFCTOR ROAD, CULVERT 
EXTENSION AND STREAM REALIGNMENT. AS SHOWN ON THIS PL.AN, THE 
PROPOSED IMPERVIOUS SURFACE AREA IN THE RPA, WHICH IS NOT 
EXEMPT UNDER ARTICLE 5 OF THE CBPO, IS LESS THAN THE EXISTING 
IMPERVIOUS SURFACE AREA IN TliE RPA, AND THERE IS ~10 FURTHER 
ENCROACHMENT IN ~0 !HE RPA PROPOSED UNDER THE PROJECT. 
THEREFORE, THE PROJECT QUALIFIES AS REDEVEL0°MENT, WHICH IS 
All OWED IN THE RPA PER SECTION 118-2-1(b) OF THF CBPO PROVIDED 
IT COMPLIES WITH THE PERFORMANCE CRITERIA IN ARTICLE 3, INCLUDING 
SUBMISS<ON AND APPROVAL OF A WATER QUALITY IMPACT ASSESSMENT 
(WQIA). 

IN ADDITION TO THE REDEVELOPMENT ACTIVITIES, Ti-!E PROJECT PROPOSES 
STORM S~WER OUTFALLS THAT WILL CONVSY STORMWATER FROM THE 
PUBI.IC CONNECTOR ROAD AND THE SUBJECT SITE INTO THE RPA AND 
TOWARDS SCOTTS RUNS. THESE STORM SEWER OUTFALLS ARE 
CONSIDERED 'WATER-DEPENDENT DEVELOPMENT" UNDER SECTION 
118-1-6(ff), WHICH IS ALSO AN ALLOWED USE WI~HIN THE RPA UNDER 
SECTION 118-2-l(a) OF THE CBPO PROVIDED !T COMPLIES WITH THE 
PERFORMANCE CRITERIA IN ARTICLE 3, INCLUDING SUBMISSION AND 
APPROVAL OF A WQIA. 

A WQIA SHALL BE SUBMITTED FOR APPROVAL WITH THE SITE PLAN AND 
IN ACCORDANCE WITH ARTICLE ;. OF THE CPBO FOR THOSE ACTI\11TIES 
NOT EXEMPT UNDER ARTICLE 5 {SEE BELOW), INCLUDING THE PROPOSED 
REDEVELOPMENT ACTIV'TiES A~ID ANY REQUIRED STORM SEWER OUTFALLS 
WITHIN THE RPA. 

RESOURCE PROTECTION AREA EXEMPTIONS: 
THE PROPOSED REDEVELOPMENT ACTIVITIES FOR THIS PROJECT ALSO 
REQUIRE ENCROACHMENTS INTO THE RPA FOR CONSTRUCTION OF THE 
INITIAL SEGMENT OF THE PUBLIC CONNECTOR ROAD (INCLUDING THE 
EXTENSION OF EXISTING CULVERTS AND OTHER STREETSCAPE 
IMPROVEMENTS), unu;y RF.AUGNMENT, AND CONSTRUCTION Of TRA LS. 
THESE ACTIVI,TIES ARE CONSIDERED EXEMPT FROM THE PROVISIONS OF 
THE CHESAPEAKE BAY PRESERVATION ORDINANCE (CBPO) UNDER SECTION 
118-5-2 AND 118-5-3. 

RESOURCE PROTECTION AREA- NOTE: 
THE LIMITS OF CLEARING AND GRADING SHOWN ALONG THE RPA 
BOUNDARY SHALL BE STRICTLY OBSERVED AND ENFORCED AT THE TIME 
OF FINAL ENGINEERING/SITE PLAN, THE PHASE 1 AND 2 EROSION AND 
SEDIMENT (E&S) CONTROL PLANS AND ASSOCIATED E&S NARRATIVE 
SHALL REQUIRE TI--E INSTALLA TlON 0"" TREE PROTECTIOrJ FENCING WITH 
SIGNAGE AND SUPER S·LT FENO£ ALOrJG TI1E LIMITS OF CLEARING AND 
GRADING 1HA 1 ABUT THE RPA BOUNDARY. !Hl ONLY AU fHORIZED 
ENCROACHMENTS ·•-no ll~E RPA ARE THOSE DEPIClED ON THIS PLAN AND 
SET FORTH :N THE PRO=FERS, SUBJECT TO APPROVAL OF A WATER 
QUA;.ITY IMPACT ASSESSMENT AND THOSE ALLOWED BY, OR EXEMPT 
FROM, THE CHESAPEAKE BAY PRESERVATION ORDINANCE ~CBPO), AS 
APPROVED BY DPWES. 

FLOODPLAIN NARRATIVE: 
THiS PLAN PROPOSES REDEVELOPMENT ACTiVITIES WITHIN THE MAJOR 
FLOODPLAIN OF SCOTTS RUN FOR THE CONSTRUCTION OF THE PUBLIC 
CONNECTOR ROAD (INCLUDING THE EXTENTION OF EX'STING CULVERTS AND 
REALIGNMENT OF THE STREAM CHANNEL) AND GRID STREETS ON lHE 
SUBJECT SITE IN ACCORDANCE WITH THE COUNTY COMPREHENSIVE PLAN, 
OTHER PUBLIC AND S:REETSCAPE IMPROVEMENTS. UTILITIES, AND TRAILS. 
THESE ACTIVITIES, USES AND TOPOGRAPHIC IMPROVEMENTS ARE 
CONSIDERED 'PERMITTED USES" \MTHIN A MAJOR FLOODPLAIN UNDER 
PARAGRAPHS 6 AND 7 OF SECTION 2-903 OF THE FLOODPLAIN 
REGULATIONS, SUBJECT TO WRITTEN DETERMINATION AND APPROVAL BY 
THE DIRECTOR OF DPWES. REFER TO SHEET C11.0 FOR THE FLOODPLAIN 
DEUNEA TION SUMMARY. 

PROPOSED CONDITIONS 
LEGEND 

PROPOSED GUILDING IN RPA = 5,249 S.F. 

PROPOSED PUBLIC STR":ET DEDICATION PAVEMENT AND 
STREETSC.t<PE AND TRA:L IN RPA = 13,234, S.F .. EXEMPT 
IN RPA PER CBPO ARTICLE 5) 

~ PROPOSED IMPERVIOUS IN RPA = 6,156 S.F. 

TOTAL PROPOSED IMPERVIOUS AREA 
NOT EXEMPT UNDt.R AR ffCLE 5 = 11.405 s_F 

LEGEND 
----
-·-·-·-·-·-

RPA PER APPROVED PLAN 
7788-RPA-003- 2 

EXISTING 100YR FlOODPLAIN (ELEV=30U) 

APPROXiMA TC: LOCATION OF FUTURE RE\!1SEO 
-••---••---.. - ~OOYR FLOODPLAIN BAS£D ON STREAM 

RELOCATION AND R£ -MAPPING. 

APPROXIMATE LOCATION OF FUTURE RPA LIMITS 
--------- BASED ON STREAM RELOCATION AND 

RE-MAPPING. 

- - - - - - - - L:M!lS Of EQC 

====!,;'""~·'=' == =~ PROPOSED STORM DRAIN 

GRAPHIC SCALE 
50 0 25 50 100 200 

s-.·-~~~'••••~~~~~~~ 
( IN FEET ) 

1 inch = 50 ft. 
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TapofRoof $ ----

up to EL f/- 478' 

+/-167' above average 
grade proposed) 

+1- 16 STORIES 

T-!lirl 

\ AVERAGE GRADE 
EL. +I- 311' 
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r---~----- - --- -

r - - - - - - - - - - - - -

I 
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I 

I 
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-- - ~-----------
I I DOLLEY MADISON, 
I I ROUTE 123 
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--- -

$ 

SECTION THROUGH BUILDING B & HOTEL 0 ~:~EE~-~~:~ BUILDING E 

BUILDING USE KEY: 

PARKING 

OFFICE 

RESIDENTIAL 

RETAIL 

HOTEL 

*RETAIL LOCATIONS SHOWN ARE CONCEPTUAL AND 
MAY BE ONE OR TWO STORIES 

NOTES: 
1. SITE SECTIONS PRESENTED ON THIS SHEET ARE 
PRELIMINARY AND ARE PREPARED TO AID IN THE 
UNDERSTANDING OF GRADE CHANGE ACROSS THE 
SUBJECT PROPERTY AND THE RELATIONSHIP OF 
PROPOSED BUILDINGS AND OTHER USES. BUILDING 
DESIGN AND THE FINAL GRADING ARE SUBJECT TO 
CHANGE WITH FINAL ENGINEERING AND ARCHITECTURAL 
DESIGN. 

2. FOR INFORMATION ON TREATMENT OF GARAGE 
FACADES, SEE A3.01- A3.03. 
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1700 NEW YORK AVENUE NW 
SUITE 100 
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APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA 22102 
T 703.556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbolt Place. Ste 300 
Chantilly, VA 20151 
T 703.424.1 000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 

1420 Spnng Hill Road Ste 610 
Mclean, VA 22102 
T103.917.6620 

WALSH COLUCCI LUBELEY 
& WALSH PC 
LAND/ZONING ATTORNEY 
Courthouse Plaza 
2200 Clarendon Boulevard, 13th Floor 
Arlington, VA 22201-3359 
T 703.528.4700 

ISSUED FOR REV DATE 

SUBMIT/FD 
SUBMIT/FD 
SUBMIT/FD 
SUBMIT/FD 
CDP 
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DRA'MNG TITLE 
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03.06.2015 
12.07.2014 
03.17.2014 
0510.2011 

BUILDING SECTIONS 

As indicated 

150' 
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SCALE 
26758.005 

PROJECT NUMBER 

COP A2.03 
DRAWING NUMBER 
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BUILDING C 

BUILDING A 
A1 
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BUILDING C 
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BUILDING E 
·-·,- -

I I D 

B 

ELEVATION- BUILDINGS C, D & E FROM DOLLEY 
MADISON/RT 123 
SCALE: 1" = 80'·0" 
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I - - - -'--
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BUILDING E 

----------, 

-- _____ __j_ ---c--"'1 
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D I I 

B B 

ELEVATION- BUILDINGS A & C FROM SCOTTS 0 ~~L~S1~~~o~·ROAD 

BUILDING D 

, B B 

B I 

r----- ------------- - -, 
' ' ' 

' ' r _ _ _j _ _ _ _ _ __ , 

' ' : L _____ ., 

' 

~- - - -- - - - -- -- - - - , 

' ' r - ~ - -- - -- - -------
1 

BUILDING E 
' 

' ' ' 

B BUILDING B 

ELEVATION- BUILDINGS B & E FACING NORTHEAST 
SCALE: 1" = 80'-0" 0 

BUILDING C 
D 

B B 

ELEVATION- BUILDINGS C, D & E FROM GROVER 
/""\ STREET G SCALE: 1"=80'-0" 

L--------------------------------------------------------------------------------------------·-·~.~~~~ 

POTENTIAL PALETTE OF MATERIALS 

NOTES: 

A Retail/Restaurant/Building Entry Facade 
- Clear Glass and Metal Storefront 
- Clear Glass and Stone Storefront 
- Clear Glass and Masonry Storefront 

B Office Facade 
- Glass Curtain Wall 
- Metal Panel 
- Precast Concrete 
-Glass 
- Masonry/Stone 

Residential Facade 
- Curtain Wall 
- Metal Panel 
- Precast Concrete 
-Glass 
- Masonry/Stone 

o Penthouse Facade 
- Glass Curtain Wall 
- Metal Panel 

E Garage Facade 

-Architectural Metal Panels 
-Metal Mesh 
- Precast Panels 
- Green Screen 

=:\1 

1. ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, 
MATERIALS, BUILDING HEIGHTS, ETC. ARE CONCEPTUAL 
AND ARE SUBJECT TO REVISION WITH FINAL 
DEVELOPMENT PLAN AND FINAL SITE PLAN 
APPLICATIONS. 

2. FOR NUMBER OF STORIES OF BUILDINGS AND 
PLINTHS, SEE A 1.02. 

3. FOR BUILDING HEIGHTS SEE SECTIONS IN A2 SERIES. 

4. GARAGE FLOOR-TO-FLOOR HEIGHTS ARE PROPOSED 
AT 10' MAX. 

5. PARKING LEVELS ARE PROPOSED AT 2-7 LEVELS AS 
SHOWN. 
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APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA22102 
T 703 .556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbolt Place, Ste 300 
Chantilly, VA 20151 
T 703.424.1000 
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TRAFFIC ENGINEERING 
1420 Spring Hill Road Sle 610 
Mclean, VA22102 
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Courthouse Plaza 
2200 Clarendon Boule\lard. 13th Floor 
Ar1ington, VA 22201-3359 
T 703.528.4700 

ISSUED FOR REV DATE 

SUBM/nED 
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SUBM/T];;OE;e;:D;-------
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CDP 
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SCOTTS 
RUN 
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DRAWING TITLE 

ELEVATIONS 

As indicated 
SCALE 

04.03.2015 
03.06.2015 
12.07.2014 
03.17.2014 
05.10.2011 

240' 

26758.005 

PROJECT NUMBER 

COP A3.01 
DRAWING NUMBER 
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BUILDING B 
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BUILDING E 
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BUILDING D 
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I 
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ELEVATION- BUILDINGS B & EON N. DARTFORD 
DRIVE 
SCALE: 1' = 80'-0" 

BUILDING A 

A2 

c c 

E 

r------ ----

ELEVATION- BUILDINGS A & DON DARTFORD 

8 ~~~T1"~8o·-o· 

c METRO BEYOND 

, -- --------- ---
1 

,~ 

BUILDING B 
D 

A1 

c 

BUILDING A 

A2 

c 

c 

BUILDING A A1 

A2 I I D t I 

c c 

BUILDING B 
,-------,-, 

D 

c c c 

ELEVATION- BUILDINGS A & BON GROVER 
STREET 
SCALE: 1" ~ 80'-0" 

r---------- --------- --- -- - ~ 
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ELEVATION- BUILDINGS A & BON FUTURE 8 ~~L~N1~~~~~R ROAD 

POTENTIAL PALETTE OF MATERIALS 
A RetaiVRestaurant/Building Entry Facade 

- Clear Glass and Metal Storefront 
- Clear Glass and Stone Storefront 
-Clear Glass and Masonry Storefront 

8 Office Facade 
- Glass Curtain Wall 
- Metal Panel 
- Precast Concrete 
-Glass 
- Masonry/Stone 

c Residential Facade 
- Curtain Wall 
- Metal Panel 
- Precast Concrete 
-Glass 
- Masonry/Stone 

o Penthouse Facade 
- Glass Curtain Wall 
- Metal Panel 

E Garage Facade 

-Architectural Metal Panels 
-Metal Mesh 
- Precast Panels 
- Green Screen 

SMnHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
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2200 Clarendon Boulevard . 13th Floor 
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ISSUED FOR REV DATE 

SUBMITTED 
SUBMITTED 
SUBMITTED 
SUBMITTED 
COP 

0' 80' 160' 

SCOTTS 
RUN 

04.011015 
03.06.2015 
12N2014 
03.17.1014 
05.10.2011 

NOTES: NORTH 
1. ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, 
MATERIALS, BUILDING HEIGHTS, ETC. ARE CONCEPTUAL 
AND ARE SUBJECT TO REVISION WITH FINAL DRA'MNGTITLE 

DEVELOPMENT PLAN AND FINAL SITE PLAN 
APPLICATIONS. ELEVATIONS 

2. FOR NUMBER OF STORIES OF BUILDINGS AND 
PLINTHS, SEE A 1.02_ 

3. FOR BUILDING HEIGHTS SEE SECTIONS IN A2 SERIES. 
As indicated 

SCALE 

240' 

4. GARAGE FLOOR-TO-FLOOR HEIGHTS ARE PROPOSED 
AT 10' MAX. 26758.005 

5. PARKING LEVELS ARE PROPOSED AT 2-7 LEVELS AS 
SHOWN. 

PROJECT NUMBER 

COP 
DRA'MNG NUMBER 

A3.02 
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B 

ELEVATION- BUILDINGS C, D & E HOTEL 8 ~c~EE~-~~~~ FROM DOLLEY MADISON/RT 123 
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ELEVATION- BUILDINGS C, D & E HOTEL 0 ~c~~EE~-~~:~ FROM GROVER STREET 
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ELEVATION- BUILDINGS B & E HOTEL ALTERNATE 
FACING NORTHEAST 
SCALE: 1" = 80'.()" 
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ELEVATION- BUILDINGS B & E HOTEL ALTER;NATE 8 ~:LEN. 1~~~JFORD DRIVE 

2 \\\, SMnHGROUP JJR 
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KEY PLA 

POTENTIAL PALETTE OF MATERIALS 
A RetaiURestaurant/Building Entry Facade 

- Clear Glass and Metal Storefront 
- Clear Glass and Stone Storefront 
- Clear Glass and Masonry Storefront 

B Office Facade 
- Glass Curtain Wall 
- Metal Panel 
- Precast Concrete 
-Glass 
- Masonry/Stone 

c Residential Facade 
- Curtain Wall 
- Metal Panel 
- Precast Concrete 
-Glass 
- Masonry/Stone 

D Penthouse Facade 
- Glass Curtain Wall 
- Metal Panel 

E Garage Facade 
- Architectural Metal Panels 
-Metal Mesh 
- Precast Panels 
- Green Screen 

F Hotel 
- Glass Curtain Wall 
- Metal Panel 
- Precast Concrete 
-Glass 
-Masonry/Stone 

r--------
1 

,...------I 

I 

,---J-------

SUITE 100 
WASHINGTON, DC 20006 
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14020 Thunderbolt Place, Ste 300 
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1420 Spring Hill Road Sle 610 
Mclean, VA 22102 
T 703.917.6620 
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LAND/ZONING ATIORNEY 
Courthouse Plaza 
2200 Clarendon Boulevard, 13th floor 
Arlington, VA 22201-3359 
T 703.528.4 700 

ISSUED FOR REV DATE 

SUBMITTED 
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SEALS AND 

o· 80' 160' 

SCOTTS 
RUN 
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DRAWING TITLE 
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oa 17.2014 
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ELEVATIONS- HOTEL 
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SCALE 

240' 
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t:."\ AERIAL LOOKING WEST v SCALE: NOTTO SCALE 

(;\ AERIAL LOOKING SOUTH u SCALE: NOT TO SCALE 

I 
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I 
I 

'~ 

(:;"\. AERIAL LOOKING EAST 
~) SCALE: NOT TO SCALE 

-

(;\ AERIAL LOOKING SOUTH - PARCEL E HOTEL v SCALE: NOT TO SCALE 

--

NOTE: 
1) ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING 
HEIGHTS, ETC ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL 
DEVELOPMENT PLAN AND FINAL SITE PLAN APPLICATIONS. 
2) BUILDINGS ARE COLORED BY USE. SEE ELEVATIONS FOR MATERIAL PALETIE. 

L_ ________________________________________________________________________________________________________________________ __ 
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STREET VIEW- SCOTIS CROSSING LOOKING 
(;\SOUTH 
\_J SCALE: NOT TO SCALE 

••• -· 

(::\ STREET VIEW- RT 123 LOOKING EAST 
V SCALE: NOT TO SCALE 

(;\ STREET VIEW- GROVER LOOKING WEST 
\:__) SCALE: NOTTO SCALE 

\ 

NOTE: 
1) ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING 
HEIGHTS, ETC ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL 
DEVELOPMENT PLAN AND FINAL SITE PLAN APPLICATIONS. 
2) BUILDINGS ARE COLORED BY USE. SEE ELEVATIONS FOR MATERIAL PALETIE. 
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PROJECT NUMBER 

04.012015 
03.06.2015 
12.07.2014 
03.17.2014 
05.10.2011 

·~-

26758.005 

COP A4.02 
DRAWING NUMBER 



0 
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BASE -VIEW FROM NORTH 
SCALE: 1" • 100'-0" 

BASE- VIEW FROM scans RUN 
SCALE: 1" • 100'-{)" 

BASE- VIEW FROM NORTHEAST 
SCALE: 1" • 100'-<l" 

BASE- VIEW FROM scans CROSSING RD 
SCALE: 1" • 100'-<l" 

NOTE: 
1) ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING 
HEIGHTS, ETC ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL 
DEVELOPMENT PLAN AND FINAL SITE PLAN APPLICATIONS. 
2) BUILDINGS ARE COLORED BY USE. SEE ELEVATIONS FOR MATERIAL PALETIE. 
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FUTURE- VIEW FROM NORTH 
SCALE: 1" • 1 00'-0" 

FUTURE- VIEW FROM SCOnS RUN 
SCALE: 1" •100'-0" 

FUTURE -VIEW FROM NORTHEAST 
SCALE: 1"•100'-0" 

FUTURE- VIEW FROM SCOnS CROSSING RD 
SCALE: 1" •100'-0" 

NOTE: 
1) ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING 
HEIGHTS, ETC ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL 
DEVELOPMENT PLAN AND FINAL SITE PLAN APPLICATIONS. 
2) BUILDINGS ARE COLORED BY USE. SEE ELEVATIONS FOR MATERIAL PALETIE. 
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SEE41 A4.05 

HATCHED AREA 
PROPERTY OF WMATA; 
IMPROVEMENTS BY 
OTHERS 

0 ~~~~ ;.~1~~. ROUTE 123 (2) 

0 ~~~~;.~~~.ROUTE 123 (1) 

------

0 ~~~~ ;.~1~~. ROUTE 123 (3) 

EXAMPLE- RAISED INFILTRATION BASIN 
SCALE: NOT TO SCALE 

NOTE: 
1) ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING 
HEIGHTS, ETC ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL 
DEVELOPMENT PLAN AND FINAL SITE PLAN APPLICATIONS. 
2) BUILDINGS ARE COLORED BY USE. SEE ELEVATIONS FOR MATERIAL PALETIE. 
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MANY OF THE ABOVE-GRADE GARAGES ARE FLANKED WITH RET AIL AND OTHER USES. WI-I ERE EXPOSED, GARAGE SKIN WILL UTILIZE TWO TREATMENTS, 'B' AND 'E' AS 
IDENTIFIED ON THE ELEVATIONS (BELOW AND A3 SERIES DRAWINGS); 

B: MATERIALS SIMILAR TO THE BUILDING ABOVE INCLUDING GLASS CURTAIN WALL, METAL PANEL, ETC. 

E: DYNAMIC GARAGE FACADE, MATERIALS INCLUDE METAL MESH, METAL PANEL, PRECAST CONCRETE, COLOR ELEMENTS, LIGHTING ELEMENTS 

BUILDING C 
D 

BUILDING D 

BUILDING E 
B B 

..----...- -- , - -----,---~ 
I I I I 

B B 

B B 

E I B E 

ELEVATION- GROVER DRIVE SOUTH 
SCALf: 1' = 80'.0' 

EXAMPLE IMAGES OF GLASS GARAGE FACADES- TYPE 'B' EXAMPLE IMAGES OF DYNAMIC GARAGE FACADES- TYPE 'E' 

POTENTIAL PALETIE OF MATERIALS 
A RetaiVRestaurant/Building Entry Facade 

- Clear Glass and Metal Storefront 
- Clear Glass and Stone Storefront 
-Clear Glass and Masonry Storefront 

B OffiCe Facade 
-Glass Curtain Wall 
- Metal Panel 
- Precast Concrete 
-Glass 
- Masonry/Stone 

c Residential Facade 
- Curtain Wall 
- Metal Panel 
- Precast Concrete 
-Glass 
- Masonry/Stone 

D Penthouse Facade 
-Glass Curtain Wall 
- Metal Panel 

E Garage Facade 

-Architectural Metal Panels 
-Metal Mesh 
- Precast Panels 
- Green Screen 

ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, 
BUILDING HEIGHTS, ETC ARE CONCEPTUAL AND ARE SUBJECT TO 
REVISION WITH FINAL DEVELOPMENT PLAN AND FINAL SITE PLAN 
APPLICATIONS. 
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NOTES: 
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1. ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, 
MATERIALS, BUILDING HEIGHTS, ETC ARE CONCEPTUAL AND ARE 
SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLAN AND 
FINAL SITE PLAN APPLICATIONS. 

2. RETAIL EXTENT AND LOCATIONS SHOWN ARE CONCEPTUAL 
AND MAY BE ONE OR TWO STORIES. 
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STREET VIEW- SCOTIS CROSSING LOOKING 
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NOTE: 
1) ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING 
HEIGHTS, ETC ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL 
DEVELOPMENT PLAN AND FINAL SITE PLAN APPLICATIONS. 
2) BUILDINGS ARE COLORED BY USE. SEE ELEVATIONS FOR MATERIAL PALETIE 
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LEGEND 

Proposed Improvements 

- Pedestrian Connections to Metro and Surroundings 

NOTES: 

Interim Improvements and Pedestrian Paths to 
Metro 

Proposed Parks I Green Spaces 

Construction Subject to VDOT Approval of 123 
Connection 

1. Site sections presented on this sheet are preliminary and 
are prepared to aid in the understanding of grade change 
across the subject property and the relationship of 
proposed buildings and other uses. Building design and 
the final grading are subject to cahnge with final 
engineering and architectural design. 

2. Existing entrances may be removed or modified as 
necessary. 

3. Portions of existing interim commuter parking lot to 
remain. Final configuration to be determined with F.D.P. 
and final site plan. 

4. If interim or surface parking areas are not being used, 
except for parking, for more than eighteen months, then 
temporary street trees may be planted along the perimeter 
of such areas, but shall not be required to meet the 
minimum planting width/area standards for permanent 
street trees. No interior parking lot landscaping shall be 
required or provided for these areas as part of this rezoning 
application. 

5. Final vehicular ingress and egress will be determined for 
each building site at the time of F.D.P. without need for a C. 
D. P.A. 

6. Limits of clearing and grading and/or introduction of 
temporary retaining walls are not shown on phasing plans. 

BUILDING A PHASING 

1. Construction of Building A with parking 

2. Construction of a portion of Grover St. from Scotts Crossing 
Rd. to N. Dartford Dr. 

3. Construction of N. Dartford Dr. Connection toRT 123 subject 
to VDOT approval. 

4. Streetscape improvements along adjacent street frontages 

5. Revision of grades and existing surface parking as 
necessary 

6. Construction of Frances Park 

7. Construction of F ranees Drive 

8. Construction of trail connection 

BUILDING B PHASING 

1. Construction of Building B with parking 

2. Construction of a portion of Grover St. from Scotts Crossing 
Rd. to N. Darford Dr. 

3. Construction of N. Dartford Dr. Connection toRT 123 
subject to VDOT approval. 

4. Streetscape improvements along adjacent street frontages 

5. Revision of grades and existing surface parking as 
necessary 

6. Existing entrance to remain 
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LEGEND 

Proposed Improvements 

- Pedestrian Connections to Metro and Surroundings 

NOTES: 

Interim Improvements and Pedestrian Paths to 
Metro 

Proposed Parks I Green Spaces 

Construction Subject to VDOT Approval of 123 
Connection 

1_ Site sections presented on this sheet are preliminary and 
are prepared to aid in the understanding of grade change 
across the subject property and the relationship of 
proposed buildings and other uses. Building design and 
the final grading are subject to cahnge with final 
engineering and architectural design. 

2. Existing entrances may be removed or modified as 
necessary. 

3. Portions of existing interim commuter parking lot to 
remain. Final configuration to be determined with F.D.P. 
and final site plan. 

4. If interim or surface parking areas are not being used, 
except for parking, for more than eighteen months, then 
temporary street trees may be planted along the perimeter 
of such areas, but shall not be required to meet the 
minimum planting width/area standards for permanent 
street trees. No interior parking lot landscaping shall be 
required or provided for these areas as part of this rezoning 
application. 

5. Final vehicular ingress and egress will be determined for 
each building site at the time of F.D.P. without need for a C. 
D.P. A. 

6. Limits of clearing and grading and/or introduction of 
temporary retaining walls are not shown on phasing plans. 

BUILDING C PHASING 

1. Construction of Building C with parking 

2. Construction of interim green space adjacent to Building 
c 

3. Construction of a portion of Grover St. from Scotts 
Crossing Rd. to N. Dartford Dr. 

4. Construction of a portion of N. Dartford Dr. from Rt. 123 
to Grover St. Connection to RT 123 subject to VDOT 
approval. 

5. Streetscape improvements along adjacent street 
frontages 

6. Construction of Frances Park adjacent to Building C 

7. Revision of grade and existing surface parking as 
necessary 

8. Construction of Frances Drive 

9. Construction of trail connection 

BUILDING D PHASING 

1. Construction of Building D with parking 

2. Construction of interim green space adjacent to Building 
D 

3. Construction of interim connection from Scotts Crossing 
Rd. to Grover St. 

4. Construction of a portion of Grover St. toN. Dartford Dr. 

5. Construction of a portion of N. Dartford Dr. from Rt. 123 
to Grover St. Connection to RT 123 subject to VDOT 
approval. 

6. Streetscape improvements along adjacent street 
frontages 

7. Revision of grades and existing surface parking as 
necessary 
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LEGEND sMnHGROUP JJR 
Proposed Improvements 1700 NEW YORK AVENUE NW 

SUITE 100 
WASHINGTON, DC 20006 

- Pedestrian Connections to Metro and Surroundings 202.842.2100 

NOTES: 

Interim Improvements and Pedestrian Paths to 
Metro 

Proposed Parks I Green Spaces 

Construction Subject to VDOT Approval of 123 
Connection 

1. Site sections presented on this sheet are preliminary and 
are prepared to aid in the understanding of grade change 
across the subject property and the relationship of 
proposed buildings and other uses. Building design and 
the final grading are subject to cahnge with final 
engineering and architectural design. 

2. Existing entrances may be removed or modified as 
necessary. 

3. Portions of existing interim commuter parking lot to 
remain. Final configurallon to be determined with F.D.P. 
and final site plan. 

4. If interim or surface parking areas are not being used, 
except for parking, for more than eighteen months, then 
temporary street trees may be planted along the perimeter 
of such areas, but shall not be required to meet the 
minimum planting width/area standards for permanent 
street trees. No interior parking lot landscaping shall be 
required or provided for these areas as part of this rezoning 
application. 

5. Final vehicular ingress and egress will be determined for 
each building site at the time of F.D.P. without need for a C. 
D. P.A. 

6. Limits of clearing and grading and/or introduction of 
temporary retaining walls are not shown on phasing plans. 

BUILDING E PHASING 

1. Construction of Building E with parking 

2. Construction of a portion of Grover St. from Scotts 
Crossing Rd. to N Dartford Dr. 

3. Construction of a portion of N. Dartford Dr. Connection to 
RT 123 subject to VDOT approval. 

4. Streetscape improvements along adjacent street 
frontages 

5. Revision of grade and existing surface parking as 
necessary 

6. Existing vehicular entrance to remain 
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BUILDING E HOTEL ALTERNATE 

NOTE: 
• THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 

ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN. 
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BUILDING E HOTEL ALTERNATE 

NOTE: 
• THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 

ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN. 
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PRIMARY PEDESTRIAN CORRIDORS 

PRIMARY PEDESTRIAN CORRIDORS ARE INTENDED TO 
HAVE THE HIGHEST LEVELS OF PEDESTRIAN ACTIVITY AND 
INTERACTION. THEY TYPICALLY OCCUR NEAR TRANSIT 
STATIONS AND ARE THE LOCATION OF SIGNIFICANT 
RETAIL, MAJOR BUILDING ENTRANCES, AND SOCIAL AND 
CIVIC GATHERING SPACES. PRIMARY PEDESTRIAN 
CORRIDORS SUPPORT PEDESTRIAN CIRCULATION, BUT 
SHOULD ALSO INCLUDE SPACES FOR OUTDOOR 
GATHERING, SIDEWALK CAFES AND BROWSING AREAS. AS 
A RESULT, THESE AREAS TYPICALLY HAVE THE WIDEST 
STREETSCAPE AND MOST ANIMATED BUILDING FACADES. 
THESE CORRIDORS MAY BE IDENTIFIED AS A 
NEIGHBORHOOD DESTINATION IN AND OF THEMSELVES. 

SECONDARY PEDESTRIAN CORRIDORS 

SECONDARY PEDESTRIAN CORRIDORS TYPICALLY HAVE 
SIGNIFICANT PEDESTRIAN VOLUMES, AND GENERALLY ARE 
UTILIZED FOR PEDESTRIAN MOVEMENT AS OPPOSED TO 
PEDESTRIAN INTERACTION . SOME RETAIL ACTIVITY THAT IS 
GENERALLY MORE NEIGHBORHOOD OR DISTRICT-SERVING 
OCCURS WITHIN THESE CORRIDORS. RESIDENTIAL AND 
CIVIC USES SHOULD HAVE THEIR ENTRANCES FACING 
SECONDARY PEDESTRIAN CORRIDORS. THESE 
CORRIDORS TYPICALLY HAVE WIDER STREETSCAPES TO 
FACILITATE PEDESTRIAN MOVEMENT, AND A SIGNIFICANT 
LEVEL OF BUILDING FACADE ANIMATION TO CREATE AN 
INTERESTING AND COMFORTABLE WALKING 
ENVIRONMENT. 

TERTIARY PEDESTRIAN CORRIDORS 

TERTIARY PEDESTRIAN CORRIDORS SUPPORT 
PEDESTRIAN CONNECTIVITY THROUGH AND BETWEEN 
NEIGHBORHOODS. THESE CORRIDORS TYPICALLY INCLUDE 
RESIDENTIAL ENTRANCES, ACCESS TO PARKING, AND 
LIMITED ACCESS TO LOADING AND SERVICE FACILITIES. 
ANY RETAIL WHICH OCCURS WILL TYPICALLY BE FOUND AT 
INTERSECTIONS WITH OTHER MORE SIGNIFICANT 
STREETS. RESIDENTIAL YARDS AND STOOPS TYPICALLY 
CAN BE FOUND ALONG THIS CORRIDOR TYPE. BUILDING 
FACADES PROVIDE SOME VARIATION AND LEVEL OF 
DETAIL TO CREATE AN INTERESTING AND COMFORTABLE 
WALKING ENVIRONMENT. 

ENHANCED PLACEMAKING OPPORTUNITIES * 
IN ADDITION TO PEDESTRIAN CORRIDORS, LOCATIONS FOR 
ENHANCED PLACEMAKING SHOULD BE INDICATED ON THE 
PEDESTRIAN HIERARCHY PLAN. THESE ARE INTENDED TO 
HIGHLIGHT CERTAIN AREAS AS PLACES OF IMPORTANCE, 
OR OPPORTUNITIES TO EMPHASIZE THE CHARACTER OR 
IDENTITY OF A DISTRICT, CORRIDOR, OR NEIGHBORHOOD. 
THESE CAN BE LOCATIONS OF RETAIL, CIVIC FACILITIES, 
URBAN OPEN SPACES, PUBLIC ART, SPECIAL 
ARCHITECTURE AND I OR OTHER ELEMENTS WHICH 
CREATE AN IDENTIFIABLE DESTINATION. 
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BUILDING E HOTEL ALTERNATE 

NOTE: 
• THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 

ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN. 

• OFF-SITE PEDESTRIAN CIRCULATION ALONG DOLLEY MADISON 
AND SCOTTS CROSSING ROAD TO BE PROVIDED BY OTHERS. 
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PRIMARY PEDESTRIAN CORRIDORS 

PRIMARY PEDESTRIAN CORRIDORS ARE INTENDED TO 
HAVE THE HIGHEST LEVELS OF PEDESTRIAN ACTIVITY AND 
INTERACTION. THEY TYPICALLY OCCUR NEAR TRANSIT 
STATIONS AND ARE THE LOCATION OF SIGNIFICANT 
RETAIL, MAJOR BUILDING ENTRANCES, AND SOCIAL AND 
CIVIC GATHERING SPACES. PRIMARY PEDESTRIAN 
CORRIDORS SUPPORT PEDESTRIAN CIRCULATION, BUT 
SHOULD ALSO INCLUDE SPACES FOR OUTDOOR 
GATHERING, SIDEWALK CAFES AND BROWSING AREAS. AS 
A RESULT, THESE AREAS TYPICALLY HAVE THE WIDEST 
STREETSCAPE AND MOST ANIMATED BUILDING FACADES. 
THESE CORRIDORS MAY BE IDENTIFIED AS A 
NEIGHBORHOOD DESTINATION IN AND OF THEMSELVES. 

SECONDARY PEDESTRIAN CORRIDORS 

SECONDARY PEDESTRIAN CORRIDORS TYPICALLY HAVE 
SIGNIFICANT PEDESTRIAN VOLUMES, AND GENERALLY ARE 
UTILIZED FOR PEDESTRIAN MOVEMENT AS OPPOSED TO 
PEDESTRIAN INTERACTION. SOME RETAIL ACTIVITY THAT IS 
GENERALLY MORE NEIGHBORHOOD OR DISTRICT-SERVING 
OCCURS WITHIN THESE CORRIDORS. RESIDENTIAL AND 
CIVIC USES SHOULD HAVE THEIR ENTRANCES FACING 
SECONDARY PEDESTRIAN CORRIDORS. THESE 
CORRIDORS TYPICALLY HAVE WIDER STREETSCAPES TO 
FACILITATE PEDESTRIAN MOVEMENT, AND A SIGNIFICANT 
LEVEL OF BUILDING FACADE ANIMATION TO CREATE AN 
INTERESTING AND COMFORTABLE WALKING 
ENVIRONMENT. 

TERTIARY PEDESTRIAN CORRIDORS 

TERTIARY PEDESTRIAN CORRIDORS SUPPORT 
PEDESTRIAN CONNECTIVITY THROUGH AND BETWEEN 
NEIGHBORHOODS. THESE CORRIDORS TYPICALLY INCLUDE 
RESIDENTIAL ENTRANCES, ACCESS TO PARKING, AND 
LIMITED ACCESS TO LOADING AND SERVICE FACILITIES. 
ANY RETAIL WHICH OCCURS WILL TYPICALLY BE FOUND AT 
INTERSECTIONS WITH OTHER MORE SIGNIFICANT 
STREETS. RESIDENTIAL YARDS AND STOOPS TYPICALLY 
CAN BE FOUND ALONG THIS CORRIDOR TYPE. BUILDING 
FACADES PROVIDE SOME VARIATION AND LEVEL OF 
DETAIL TO CREATE AN INTERESTING AND COMFORTABLE 
WALKING ENVIRONMENT. 

ENHANCED PLACEMAKING OPPORTUNITIES * 
IN ADDITION TO PEDESTRIAN CORRIDORS, LOCATIONS FOR 
ENHANCED PLACEMAKING SHOULD BE INDICATED ON THE 
PEDESTRIAN HIERARCHY PLAN. THESE ARE INTENDED TO 
HIGHLIGHT CERTAIN AREAS AS PLACES OF IMPORTANCE, 
OR OPPORTUNITIES TO EMPHASIZE THE CHARACTER OR 
IDENTITY OF A DISTRICT, CORRIDOR, OR NEIGHBORHOOD. 
THESE CAN BE LOCATIONS OF RETAIL, CIVIC FACILITIES, 
URBAN OPEN SPACES, PUBLIC ART, SPECIAL 
ARCHITECTURE AND I OR OTHER ELEMENTS WHICH 
CREATE AN IDENTIFIABLE DESTINATION. 
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BUILDING E HOTEL ALTERNATE 

NOTE: 

• 

• 

THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 
ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN. 

OFF-SITE PEDESTRIAN CIRCULATION ALONG DOLLEY MADISON, 
SCOTTS CROSSING ROAD, THE FUTURE CONNECTOR ROAD 
AND THE FUTURE ANDERSON ROAD EXTENSION TO BE 
PROVIDED BY OTHERS. 

GRAPHIC SCALE 
... 0 

~-~~~~ -- ( IN FEET ) 
1 Inch - 100 fL 

SMnHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupjjr.com 

Ci~Jin~ 
A SlJIJ.SIO!/OR>' 0" 
OLJ Real Esrate CapiW! Parlners 

APPLICANT 
1651 Old Meadow Road, Sle 650 
Mclean. VA 22102 
T 703.556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbolt Place, Ste 300 
Chantilly, VA20151 
T703.424.1000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hill Road Ste 610 
Mcl ean, VA22102 
T703.917.6620 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LAND/ZONING ATIORNEY 
Courthouse Plaza 
2200 Clarendon Boulevard, 13th Floor 
Allington, VA 22201·3359 
T 703,528.4700 

ISSUED FOR REV DATE 

SUBMITTED 
SUBMITTED 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

04.03.2015 
03.06.2015 
12.07.2014 
03.17.2014 
05.10.2011 

PROJECT NORTH 

PEDESTRIAN 
CIRCULATION PLAN 

WITH FUTURE 
ROADWAY 

1"=100' 
SCALE 

26758.005 
PROJECT NUMBER 

COP L-2A 
DRAWING NUMBER 
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PRIVATE ROOF TERRACE 
+1·12,690 SF 

BUILDING E HOTEL ALTERNATE 
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scans RUN PARK 
+/- 31,610 SF 
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SCOTTS RUN 

,. 

SCOnS RUN PARK----.... 
+/-71 ,790 SF 

-.....,, . 
I PRIVATE ROOF TERRACE 

I +/-4,120 SF 
......_ 

FRANCES PARK 
WITHIN ROW 
+/- 9,390 SF 

/ FRANCES PARK 
+I- 11,450 SF 

APPLICATION-, 
PROPERTY 

PRIVATE ROOF TERRACE 
+/- 9,300 SF 

·-. ------
-~ ... 

SCOTTS RUN 

\ 

\ 

' ~~-
~~ ·, 

\ )/ 
\ 

'\ 

/ 
/ 

PRIVATE ROOF TERRACE 
+/-7.430 SF 

' 

PARK & OPEN SPACE CALCULATIONS- BASE PLAN 

Parks and Open Space Recommended Per Comprehensive Plan 

Units@ 1050 Acres of Park 
Use GSF 

GSF/ unit avg. 
People Ratio People Park Space Ratio Space 

Recommended 

Residential 497,000 473 
1. 75 res idents 

828 
1.5 acres per 

1.24 per unit 1000 residents 

Office 954,000 N/A 
300 sf per 

3,180 
employee 

Retail 49,000 N/A 
450 sf per 

109 employee 

Total Number of Employees N/A N/A 3,289 
1 acre per 10,000 

0.33 employees 

TOTAL NEW GFA 1,500,000 7,406 1.57 

Parks and Open Space Provided on Master Plan Recreational Facilities Recommended 

ACRES 

Public Open Space- At Grade 
2.64 

{acres) 

Public Open Space Within 
0.22 Right-of-Way- At Grade (acres) 

Public Open Space- Above Grade 
0.00 

(acres) 

TOTAL OPEN SPACE PROPOSED 
2.85 (acres) 

PRIVATE OPEN SPACE- Above Grade 
0.48 (for information only (ac)) 

Use Ratio Recommended Provided 

Playgrounds 1/2800 0.30 
residents 

Multi-Use Courts 1 
1 per 2100 

0.39 
residents 

Athletic Fields 2 1 per 4.5 M new 
0.33 

GFA 

1. MULTI-GENERATIONAL PARK WITH PARKOUR COURSE PROVIDED TO FULF ILL THIS 
REQUIREMENT 

2. ATHLETIC FIELD REQUIREMENT FULFILLED IN SCOnS RUN STATION SOUTH COP 
#RZ-2011-PR-010 & 011 APPROVED APRIL 9, 2013. 

1 

1 

' -

PARK & OPEN SPACE CALCULATIONS- BUILDING E HOTEL ALTERNATE 

Parks and Open Space Recommended Per Comprehensive Plan 

Units@ 1050 .Acres of Park 
Use GSF 

GSF/ unit avg. 
People Ratio People Park Space Ratio ~pace 

Recommended 
i---· 

Residential 497,000 473 
1. 75 residents 

828 
1.5 acres per 

1.24 per unit 1000 residents 

Office 725,000 N/A 
300 sf per 

2,417 
employee 

Retail 49,000 N/A 
450 sf per 

109 employee 

Hotel 229,000 N/A 
1,3 50 sf per 

170 
employee 

Total Number of Employees N/A N/A 2,695 
1 acre per 10,000 

0.27 employees 
TOTAL NEW GFA 1,500,000 6,219 1.51 

Parks and Open Space Provided on Master Plan Recreational Facilities Recommended 

ACRES 

Public Open Space - At Grade 
(acres) 

Public Open Space Within 
Right-of-Way- At Grade (acres) 

Public Open Space - Above Grade 
(acres) 

TOTAL OPEN SPACE PROPOSED 
(acres) 

PRIVATE OPEN SPACE - Above Grade 
(for information on ly (ac)) 

PARK & OPEN SPACE LEGEND 
SEE SHEET L-5 FOR PARK TYPOLOGY PHOTOS 

--------
------

--------

PUBLICLY ACCESSIBLE 
PARK SPACE 

PUBLICLY ACCESSIBLE 
PARK SPACE WITHIN 
RIGHT-OF-WAY 

PRIVATE PARK I OPEN 
SPACE (SHOWN FOR 
INFORMATION ONLY} 

2.64 

0.22 

0.00 

2 .85 

0.77 

NOTE: 

Use Ratio Recommended Provided 

Playgrounds 1 1/2800 0.43 
residents 

Multi-Use Courts1 
1 per 2100 

0.58 
residents 

Athletic Fields2 1 per 4.5 M new 
0.33 

GFA 

1. MULTI-GENERATIONAL PARK WITH PLAYGROU ND AND PARKOUR COURSE PROVIDED 
TO FULFILL THIS REQUIREMENT 

2. ATHLETIC FIELD REQUIREMENT FULFILLED IN SCOnS RUN STATION SOUTH CDP 
#RZ-2011-PR-010 & 011 APPROVED APRIL S. 2013. 

1 

1 

-

• THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 
ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN .. 

• QUANTITY, LOCATION AND DESIGN OF ACTIVE/PASSIVE OPEN 
SPACE AND RECREATIONAL FACILITIES IS SUBJECT TO CHANGE 
WITH FINAL GFA ALLOCATION AT TIME OF FINAL SITE PLAN. 

• PARK AND OPEN SPACE CALCULATIONS ASSOCIATED WITH 
BLOCK A & B TOWER ALTERNATE DOES NOT REDUCE PUBLIC 
OPEN SPACE. 

GRAPHIC SCALE 

SMiTHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.21 00 
www.smithgroupnr.com 

II SUBSJDIIIRY OF 
OLJ Real E.slvW CapjWI p-o<r/IJt.V::> 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean. VA 22102 
T 703.556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbolt Place, Ste 300 
Chantilly, VA 20151 
T 703.424.1000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hill Road Ste 610 
McLean, VA 22102 
T 703 .917.6620 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LAND/ZONING ATIORNEY 
Courlhouse Plaza 
2200 Clarendoo Boulevard, 13Ul Floor 
Arlington, VA 22201-3359 
T 703.528.4700 

ISSUED FOR REV DATE 

SUBMITTED 
SUBMI TTED 
SUBMITTED 
SUBMITTED 
COP 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

04.03.2015 
03.06.2015 
12.07,2014 
03.17.2014 
05.10.2011 

PROJECT NORTH 

OVERA LL PARK S & 
OPEN SPACE PLAN 

1"=100' 
SCALE 

26758.005 
PROJECT NUMBER 

COP L-3 
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PRIVATE ROOF TERRACE 
+/- 12,690 SF 

BUILDING E HOTEL ALTERNATE 
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scans RUN PARK 
+1- 31,610 SF 
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SCOTTS RUN 

SCOTTS RUN PARK -----..._ 
+/- 71,790 SF 

f PRIVATE ROOF TERRACE 
+/- 4,120SF 

FRANCES PARK 
WITHIN ROW 
+/- 10,940 SF 

APPLICATION!--, 
PROPERTY 

PRIVATE ROOF TERRACE 
+/- 9,300 SF 

. FRANCES PARK _ __/ 
+1- 21,100 SF 

\;-_ 
. \1 ~ \\ 
'·I ~ SCOTTS RUN 

\ 

PRIVATE ROOF TERRACE 
+/- 7,430 SF 

/ 

FOR INFORMATION ONLY. 

..• ,\ 
. ' 
'i \ . 

~~ 

7 SEE CITYLINE PARTNERS' COP 
APPLICATION 
SCOTTS RUN STATION SOUTH v 
#RZ-2011 -PR-010 & 011 r 

PARK & OPEN SPACE CALCULATIONS- BASE PLAN 

Parks and Open Space Recommended Per Comprehensive Plan 

Units@ 1050 Acres of Park 
Use GSF GSF/ unit avg. 

People Ratio People Park Space Ratio Space 
Recommended 

Residential 497,000 473 
1. 75 residents 

828 
1.5 acres per 

per unit 1000 residents 
1.24 

Office 954,000 N/A 
300 sf per 

3,180 
employee 

Retail 49,000 N/A 
450 sf per 

109 employee 

Total Number of Employees N/A N/A 3,289 
1 acre per 10,000 

0.33 employees 

TOTAL NEW GFA 1,500,000 7,406 1.57 

Parks and Open Space Provided on Master Plan Recreational Facilities Recommended 

ACRES 

Public Open Space - At Grade 
2.66 

(acres) 

Public Open Space Within 
0.25 Right-of-Way- At Grade (acres) 

Public Open Space- Above Grade 
0.00 (acres) 

TOTAL OPEN SPACE PROPOSED 
(acres) 3.11 

PRIVATE OPEN SPACE- Above Grade 
(for information only (ac)) 046 

Use Ratio Recommended Provided 

Playgrounds 1/2800 0.30 
residents 

Multi-Use Courts 1 
1 per 2100 

0.39 
residents 

1. 

Athletic Fields 2 1 per 4.5 M new 0_33 
GFA 

MULTI-GENERATIONAL PARK WITH PARKOUR COURSE PROVIDED TO FULFILL THIS 
REQUIREMENT 

2. ATHLETIC FIELD REQUIREMENT FULFILLED IN SCans RUN STATION SOUTH COP 
#RZ-201 1-PR-010 & 01 1 APPROVED APRIL 9, 2013. 

1 

1 

-

PARK & OPEN SPACE CALCULATIONS- BUILDING E HOTEL ALTERNATE 

Parks and Open Space Recommended Per Comprehensive Plan 

Units@ 1050 Acres of Park 
Use GSF GSF/ unit avg. 

People Ratio People Park Space Ratio Space 
Recommended 

Residential 497,000 473 
1. 75 residents 

828 
1.5 acres per 

1.24 per unit 1000 residents 

Office 725,000 N/A 
300 sf per 

2,417 
employee 

Retail 49,000 N/A 
450 sf per 

109 employee 

Hotel 229,000 N/A 
1,350 sf per 

170 employee 

Total Number of Employees N/A N/A 2,695 
1 acre per 10,000 

0.27 
employees 

TOTAL NEW GFA 1,500,000 6,219 1-51 

Parks and Open Space Provided on Master Plan Recreational Facilities Recommended 

ACRES 

Public Open Space - At Grade 
(acres) 

Public Open Space Within 
Right-of-Way - At Grade (acres) 

Public Open Space- Above Grade 
(acres) 

TOTAL OPEN SPACE PROPOSED 
(acres) 

PRIVATE OPEN SPACE- Above Grade 
(for information only (ac)) 

PARK & OPEN SPACE LEGEND 
SEE SHEET L-5 FOR PARK TYPOLOGY PHOTOS 

--------
------

--------

PUBLICLY ACCESSIBLE 
PARK SPACE 

PUBLICLY ACCESSIBLE 
PARK SPACE WITHIN 
RIGHT-OF-WAY 

PRIVATE PARK I OPEN 
SPACE (SHOWN FOR 
INFORMATION ON LY) 

286 

0.25 

0.00 

3.11 

0.77 

NOTE: 

Use 1 Ratio Recommended Provided 

Playgrounds 1 
1/2800 0.43 

residents 

Multi-Use Courts 
1 per 2100 

0.57 
residents 

Athletic Fields2 
1 per 4.5 M new 

0.33 
GFA 

1. MULTI-GENERATIONAL PARK WITH PLAYGROUND AND PARK OUR COURSE PROVIDED 
TO FULFILL THIS REQUIREMENT 

2. ATHLETIC FIELD REQUIREMENT FULFILLED IN SCOnS RUN STATION SOUTH COP 
#RZ-2011-PR-010 & 01 1 APPROVED APRIL 9, 2013. 

1 

1 

-

• THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 
ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN .. 

• QUANTITY, LOCATION AND DESIGN OF ACTIVE/PASSIVE OPEN 
SPACE AND RECREATIONAL FACILITIES IS SUBJECT TO CHANGE 
WITH FINAL GFA ALLOCATION AT TIME OF FINAL SITE PLAN. 

• PARK AND OPEN SPACE CALCULATIONS ASSOCIATED WITH 
BLOCK A & B TOWER ALTERNATE DOES NOT REDUCE PUBLIC 
OPEN SPACE. 

GRAPHIC SCALE 

SMnHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupjjr.com 

CitMiine 
PARTNERS 

A SUBSIOIAR'fOf 
DW Real Estu/o Caprlal Partners 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA 221 02 
T 703.556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbolt Place, Ste 300 
Chantilly, VA 20151 
T 703.424.1 000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring HiD Road Ste 610 
Mclean, VA 221 02 
T 703.917.6620 

WALSH COLUCCI LUBELEY 
&WALSH PC 
LANOIZONING An ORNEY 
Courthouse Plaza 
2200 Clarendon Boulevard, 13th Floor 
Aninglon, VA 22201-3359 
T 703.528.4700 

ISSUED FOR REV DATE 

SUBMITTED 
SUBMITTED 
SUBMiffiD 
SUBMiffiD 
CDP 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

04.03.2015 
03.06.2015 
12.07.2014 
03.17.2014 
05.10.2011 

PROJECT NORTH 

OVERALL PARKS & 
OPEN SPACE PLAN 

WITH FUTURE 
RO AD WAY 

1 "=1 oo' 
SCALE 

26758.005 

PROJECT NUMBER 

COP L-3A 
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FOR INFORMATION ONLY. 
SEE CITYLINE PARTNERS' CDP 
APPLICATION: 

,? SCOTIS RUN STATION SOUTH 
#RZ-2011-PR-010 &011 

Materials I Hardscape legend 

D Pavers Type A 

D Pavers Type B 

D Pavers type C 

Trail 

~ Tables and Chairs 

D Water Feature 

landscape legend 

Category IV Deciduous Tree 

Em Category Ill Deciduous Tree 

tQJ Category II Deciduous Tree 

[~:J Tree Pit (8' Min. Soil Width) 

--I 
I-- Urban Bio-Retention Tree Pit (8' Min. Soil Width) 

~:::; Urban Bio-Retention Tree Pit with Refuge Strip
See Detail 2, Sheet L-9 

/ Q 

BUILDING E HOTEL ALTERNATE 

NOTE: 

' 

' 

• THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 
ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN. 

• SEE SHEET L-9 FOR LANDSCAPE DETAIL NOTES. 

• SEE SHEET L-11 FOR LOCATIONS OF ALL URBAN BIO-RETENTION 
TREE PITS AND THE PRELIMINARY TREE PLANT LIST. 

GRAPHIC SCALE 

( IN FEET) 
1 Inch ; 60 ft. 

SMnHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupjjr.com 

A SUBSID•ARY 0~ 
DLJ REm/ E.~fale Capital Pa•lnms 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA22102 
T 703.556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbolt Place. Ste 300 
Chantilly, VA 20151 
T 703.424.1000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 

1420 Spring Hill Road Sle 610 
Mclean, VA 22102 
T 703.917.6620 

WALSH COLUCCI LUBELEY 
& WALSH PC 
LAND/ZONING A DORNEY 
Courthouse Plaza 
2200 Clarendon Boolevard, 13th Floor 
Arling1on. VA 22201-3359 
T 703.528.4700 

SUBMiffiD 
SUBMiffiD 
SUBMiffiD 
SUBMiffiD 
COP 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

04.03.2015 
03.06.2015 
12.07. 2014 
03.17.2014 
05.10.2011 

PROJECT NORTH 

LANDSCAPE PLAN 

1"=60' 

SCALE 
26758.005 

PROJECT NUMBER 

COP L-4 
DRAWING NUMBER 
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SPECIAL PAVING 
-~·"-"'j AT CROSSWALKS 
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FOR INFORMATION ONLY. 
SEE CITYLINE PARTNERS' CDP 
APPLICATION: 
SCOTIS RUN STATION SOUTH ~ 
#RZ-2011-PR-010 & 011 

/ 

/ 

/ 

Materials I Hardscape legend 

D Pavers Type A 

D Pavers Type 8 

D Pavers type C 

Trail 

~ Tables and Chairs 

D Water Feature 

landscape legend 

Category IV Deciduous Tree 

Category Ill Deciduous Tree 

Category II Deciduous Tree 

Tree Pit (8' Min. Soil Width) 

--I 
I-- Urban Bio-Retention Tree Pit (8' Min. Soil Width) 

Urban Bio-Retention Tree Pit with Refuge Strip 
See Detail 2, Sheet L-9 

Landscape Bed 

Naturalized Landscape 

Scotts Run 

0 
0 

0 ' ' 

0 

BUILDING E HOTEL ALTERNATE 

NOTE: 
• THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 

ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN. 

• SEE SHEET L-9 FOR LANDSCAPE DETAIL NOTES. 

• SEE SHEET L-11 A FOR LOCATIONS OF ALL URBAN 
BIO-RETENTION TREE PITS AND THE PRELIMINARY TREE PLANT 
LIST. 

GRAPHIC SCALE 
.. 0 

~----

SMiTHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupjjr.com 

CiM iine 
PARTNERS 

A SUBSIDIARY OF 
DLJ Real Esta/o CDpita/ Par/nets 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA22102 
T 703.556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbolt Place, Ste 300 
Chantilly, VA 20151 
T 703.424.1000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spnng Hill Road S1e 610 
Mclean, VA 22102 
T 703.917.6620 

WALSH COLUCCI LUBELEY 
& WALSH PC 
lAND/ZONING ATIORNEY 
Courthouse Plaza 
2200 Clarendon Boulevard, 13th Floor 
Arlington, VA 22201-3359 
T703.528.4700 

ISSUED FOR REV DATE 

SUBMiffiD 
SUBMiffiD 
SUBMiffiD 
SUBMITIED 
COP 

SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

04.03.2015 
03.06.2015 
12.07.2014 
03.17.2014 
05.10.2011 

PROJECT NORTH 

LANDSCAPE PLAN 
WITH FUTURE 

ROADWAY 
1"=60' 

SCALE 
26758.005 

PROJECT NUMBER 

COP L-4A 
DRAWING NUMBER 



FRANCES PARK ENLARGEMENT 

CHARACTER IMAGES 

NATURAL PLAYGROUND 

BUILDING AI 

\. 

TABLES AND CHAIRS 
.// 

POTENTIAL WATER 
FEATURE ..., 
LOUNGE STYLE SEATING 

SPLASH PAD 

FRANCES PARK ENLARGEMENT- WITH FUTURE ROADWAY 

BUILDING A1 

DRY RIVERBED/PATHWAY 

OVERLOOK 

' 

TABLES AND CHAIRS 
// 

POTENTIAL WATER 
FEATURE ..., 
LOUNGE STYLE SEATING 

OLJTDOOR SEATING 

SHADE STRUCTURE 

FRANCES PARK 

PROVIDES FOR ACTIVE RECREATIONAL SPACE FOR 

NEARBY RESIDENTS AND WORKERS. 

POTENTIAL ACTIVITIES AND AMENITIES: 

• PARKOUR STATIONS 

• PLAYGROUNDS 

• PICNIC AREAS 

• INTERACTIVE WATER FEATURES 

• BENCHES AND SEATING 

• PUBLIC ART 

• PATHSfTRAILS 

NOTE: 
• THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 

ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN. 

GRAPHIC SCALE 

"' • 20 40 eo , .. 
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EXISTING CRUSHED STONE/LIMITS OF 
ELEVATED METRO TRACK ABOVE 

METRO PROPERTY 

IMPROVEMENT BY OTHERS 

STORMWATER 
PLANTER 

7'TO 12' 

BUILDING ZONE BUILDING D 

NOTE: 
• STREET SECTIONS PRESENTED ON THIS SHEET 

ARE PRELIMINARY AND ARE PROVIDED TO AID IN 
THE UNDERSTANDING OF GRADE CHANGE 
ACROSS THE SUBJECT PROPERTY AND THE 
RELATIONSHIP OF PROPOSED BUILDINGS AND 
OTHER AREAS. BUILDING DESIGN AND THE FINAL 
GRADING ARE SUBJECT TO CHANGE WITH FINAL 
ENGINEERING AND ARCHITECTURAL DESIGN. 

• ARCHITECTURAL PLANS, ELEVATIONS, 
ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS 
ETC. ARE CONCEPTUAL AND ARE SUBJECT TO 
REVISION WITH FINAL DEVELOPMENT PLAN AND 
FINAL SITE PLAN APPLICATIONS. 
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MEDIAN SCOTTS CROSSING ROAD 
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SECTION THROUGH SCOTTS CROSSING ROAD AT BUILDING C 
118"= 1'-0" 

NOTE: 
• STREET SECTIONS PRESENTED ON THIS SHEET 

ARE PRELIMINARY AND ARE PROVIDED TO AID IN 
THE UNDERSTANDING OF GRADE CHANGE 
ACROSS THE SUBJECT PROPERTY AND THE 
RELATIONSHIP OF PROPOSED BUILDINGS AND 
OTHER AREAS. BUILDING DESIGN AND THE FINAL 
GRADING ARE SUBJECT TO CHANGE WITH FINAL 
ENGINEERING AND ARCHITECTURAL DESIGN. 

• ARCHITECTURAL PLANS, ELEVATIONS, 
ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS 
ETC. ARE CONCEPTUAL AND ARE SUBJECT TO 
REVISION WITH FINAL DEVELOPMENT PLAN AND 
FINAL SITE PLAN APPLICATIONS. 
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SECTION THROUGH DARTFORD DRIVE AT BUILDINGS A AND B 
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NOTE: 
• STREET SECTIONS PRESENTED ON THIS SHEET 

ARE PRELIMINARY AND ARE PROVIDED TO AID IN 
THE UNDERSTANDING OF GRADE CHANGE 
ACROSS THE SUBJECT PROPERTY AND THE 
RELATIONSHIP OF PROPOSED BUILDINGS AND 
OTHER AREAS. BUILDING DESIGN AND THE FINAL 
GRADING ARE SUBJECT TO CHANGE WITH FINAL 
ENGINEERING AND ARCHITECTURAL DESIGN. 

• ARCHITECTURAL PLANS, ELEVATIONS, 
ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS 
ETC. ARE CONCEPTUAL AND ARE SUBJECT TO 
REVISION WITH FINAL DEVELOPM ENT PLAN AND 
FINAL SITE PLAN APPLICATIONS. 
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SOIL LIMITS 

. 4'..0" 

EO: 

STRIP 

1+-1-"'--~--- TREE SOIL LIMITS. 4' DEPTH, 
400-700 CU. FT. MIN FINAL 
TREE PIT SOIL VOLUMES TO 
BE IN ACCORDANCE WITH 
PROFFERS . 

-'lf-~4---j---,f--..,I--OPEN SOIL AREA 

PLAN 

WITH PERENNIAL 
GROUNDCOVER OR 
LAWN 

Landscape Amenity Panel Adjacent to Parking (with Refuge Strip) 
1/4" = 1'-0" 

NOTE: 
• PAVEMENT SUPPORT STRUCTURE SUCH 

AS CANTILEVERED PAVEMENT OR SILVA 
CELL TO BE PROVIDED UNDER SIDEWALK 
WITHIN PLANTING SOIL EXTENTS. 
STRUCTURAL SOIL OR OTHER STABILIZiNG 
MATERIAL TO BE SHOWN ATTIME OF FINAL 
SITE PLAN AND TO BE COORD INA TED WITH 
UFMD. 

• FOR PLAN VIEW, SEE DETAIL 1, THIS SHEET 
• SCIL VOLUMES TO BE IN ACCORDANCE 

WITH THE TYSONS CORNER DESIGN 
GUIDELINES AND PROFFERS. 

STEEL REINFORCED CONCRETE 
PAVEMENT WITH THICKENED 
EDGE 

PAVEMENT SUPPORT STRUCTURE 
SUCH AS CANTILEVERED 
PAVEMENT OR SILVA CELL 

8'·0' TREE SOIL LIMITS 

SECTION 

1'-6' 

3" HARDWOOD MULCH, KEEP 4" AWAY 
FROM TRUNK 

UNOERDRAIN 

PLANTING SCIL 

COMPACTED SOIL MIX PEDESTAL 

REFUGE STRIP 

CURB AND GUTTER 

UD-4 UNDERDRAIN (WHERE REQUIRED) 

ROOT BARRIER 

SUBGRADE 

~~~~M~~b=:7.1~~0.~~~io~-~R=e~te=n~t=io~n~T~r~e~e~P~it~w~it~h~R~e~fu~g~e~S~t~r~ip~-----------------------

Note; Top QPeUing of the plan~r 
shalJ meet !he minlmurn plnnting 
ar<;a requirement!~ <:~fl'liblc 12.7. 

NQte: Trees Gbould be planted 
2 to 4 in highct- than the 
final plooting depth to allow 
for settling of lightweight 
pla:Jting medium. 

31 Tree Planter on Deck Structure 
NTS 

NOTES: 
1. DETAILS SHOWN REPRESENT AREAS WHERE 

THE OPEN SOIL WIDTH IS LESS THAN 8 FT 
AND APPEAR ONLY ON GROVER STREET 
WHERE ADJACENT TO PARKING. ALL OTHER 
LOCATIONS TO HAVE MINIMUM 8' OPEN SOIL 
WIDTH. 

2. MINIMUM 400 CU. FT. TREE SCIL VOLUME IN 
PRIMARY PEDESTRIAN CORRIDORS, 
SECONDARY PEDESTRIAN CORRIDORS WITH 
RETAIL. AND WHERE UTILITIES CANNOT BE 
LOCATED IN THE ROADWAY OR UNDER THE 
SIDEWALK ZONE. MINIMUM 700 CU. FT. TREE 
SOIL VOLUME !N ALL OTHER INSTANCES. 

3. INSTALL LINEAR ROOT BARRIER IN TREE PIT 
PARALLEL TO CURBS ADJACENT TO TRAFFIC 
LANES 
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PARK VUE BENCH - LANDSCAPE FORMS 

STANDARD SITE FURNISHINGS 

METRO 40 LINE OF FURNISHINGS - LANDSCAPE FORMS 

SPECIAL SITE FURNISHINGS 

I 
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-
SOC-36 Steel$ites"" Series. 5ide-depo$it UdHQQt li~r recept<~des. 

lli•l' www.victonlanl•y.com Ia; d<!toi l~. 

STEELSITES LITTER RECEPTACLE - VICTOR STANLEY RING BIKE RACK- LANDSCAPE FORMS ARC MINI LIGHT - SE'LUX 

I 
'0 

/" ~ 
-I 

SPECIAL FURNISHINGS WILL BE LOCATED IN THE HIGHLIGHTED AREA ABOVE 
1111111111111111 1111 

NOTE: 
• THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 

ENGINEERING AND DESIGN, PROVIDED THAT THE GENERAL 
DESIGN QUALITY AND CHARACTERISTICS ARE IN SUBSTANTIAL 
CONFORMANCE WITH THAT SHOWN. 
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Table 12.3 : Tree Preservation Target Calculations and Statement 

Step Totals 

A. Tree Preservation Target and Statement 

A 
Pre-development area of existing tree canopy (from Existi ng 

2.41 AC. 
Vegetation Map)= 

B Percentage of gross site area covered by existing tree canopy= 26% 

c Percentage of ll)·year canopy required for site (see Table 12.4) = 10"A. (. 62 A c.) 

D 
Percentage of the 1D-yeartree canopy requirement that should be 

26% (.16AC.) 
met through tree preservation= 

E 
Proposed percentage of canopy requirement that will be met 

()')(, 
through tree prese rvation = 

F Has the Tree Preservation Target minimum been met? NO 
"NO ro r 11ne r, men a request to aev1ate rrom me 1 ree 

Prese rvation Target shall be provided on t he plan that states one 

G 
or more of the justifications listed in 12-0507.3 along with a 

SHEETC-2.0 
narrative that provides a site-specific explanation of why the Tree 

Preservation Target cannot be met. Provide sheet number where 

H 
If step G requ ires a narrative, it sha ll be prepared in accordance 

N/A 
with 12-0508.4 

I 
Place this information prior to the 10-year Tree Canopy 

Cal culations as per instructions in Table 12.10 
OK 

PRELIMINARY 10 YEAR TREE CANOPY CALCULATIONS 

Table 12.10 Preliminary 10-YearTree Canopy Calculation Worksheet 

Step j Totals /Reference 

A. Tree Preservation Target and Statement 

Place the Tree Preservation Tari~et calculations and 
see§ 12-0508.2 for list 

A1 
ststement here preceeding the 10-year tree canopy 

of required elements and 
worksheet 

8 . Tree Canopy Requirement 
81 Identify gross site area (SF) - 429,937 § 12.0511.1A 

82 Subtract area dedicated to parks, road frontage(SF) - 43,333 § 12.0511.18 

83 Subtract area of exemptions(SF) = 96 ,100 
§ 12.0511 1C(1) through 
§ 12.0511.1C(6) 

84 Adjusted gross site area (81-82,83)(SF) = 290,504 Square feet 

85 Identify the site's zoning andfor use 

86 Percentage of 10-year tree canopy required = 10 0% 
§ 12.0510 1 and Table 
12.4 

87 Area of 10-year Tree Ganopy Required (84 x 86XSF) - 29.050.40 Square feet 

88 
Modification of 10-year Tree Canopy Requirements 

Yes or No 
requested? 

89 If 88 is yes, then list plan sheet where modification request Sheet number 
is located 

c. Tree Preservation 

c 1 Tree Preservation Target Area(SF) = 7,093 39 Square Feet 

C2 Total canopy area meeting standards of§ 12-0400 (SF)= 0 Square Feet 

C3 C 2 X 1.00(SF) = 0 § 12-0510.38 

C4 
Total canopy area provided by unique or valuable forest or 

Square Feet 
woodland communJties(SF} = 0 

C5 C4x 1.5(SF)- 0 § 12-0510.38(1) 

C6 
total of canopy area prcMded by "Heritage," "Memorial ," 

0 Square Feet 
"Specimen." or "Street" trees (SF)= 

C7 C 6 X 1.5 to 3.0 (SF)= 0 § 12-0510.38(2) 

C8 
canopy area of trees within resource Protection Areas and 

0 Square Feet 
100-year loodplains (SF) = 

C9 C 8 x 1.0 (SF)= 0 § 12.Q510.3C(1) 

If area of C 10 is less 
than 8 7 remainder of 

c 10 Total of C 3, C 5, C 7 and C 9 = 0 requireent must be met 
through tree planting- go 
to D 

D. Tree Planting 

D1 Area of canopy to be met through tree planting (8 7-C10) = 29,050 Square feet 

D2 Area of canopy planted lbr air quality benefits = 0 Square feet 

D3 D 2 x 1.5 (SF)= 0 § 12-0510.48(1) 

D4 Area of canopy planted for energy consen.etlon = 0 Square feet 

D5 D 4 x 15 (SF) = 0 § 12-0510.48(2) 

D6 Area of canopy planted for water quality benefits = 0 Square feet 

D7 D 6 X 1.25 (SF)= 0 § 12-0510.48(3) 

D8 Area of canopy planted tor wildlife benefits = 0 Square feet 

D9 D8x 1.5(SF) = 0 § 12.0510.48(4) 

D 10 Area of canopy proVIded by natl-.e trees = 22,375 Square feet 

D 11 D 10 il 1.5 (~F) - >Moo § 12.0510.46(5) 

D 12 
1 f\fea 01 canopy prOVIcea oy 1mpro\eu culllvars anu vanelles 

0 Square feel 

D 13 D 12 x 1.25 (SF)- 0 § 12.0510.48(6) 

D 14 Area of canopy pro\ided 1hrough 1ree seedlings (SF) = 0 § 12.0510.4D(1) 

D 14 X 1.0 = 0 Square feet 

D 15 Area of canopy provded through nati"' shrubs= 

D15 X 1.0= 0 

D 16 Percentage of D 14 represented by D 15 = 0.0% 
Must no1 exceed 33% of 
D 14 

Area of canopy to be planted with no benefit credits - Square feet 

D17 Total of canopy area provided through tree planting - 33,563 Square feet 

D 18 Is an offsite planting relief requested? Yes or No 

D 19 Tree Bank or Tree Fund? Yes or No§ 12-0512 

020 
Canopy area requested to be pro>ided 1hrough otfsite 

Square Feet 
banking or tree fund = 

D 21 
Amount to be deposited into the Tree Preservation and 

Planting Fund = 

E. Tota I of 10·year Tree Canopy Provided 

E 1 
Total of canopy area prO'vtded through tree preser.etion 

0 Square Feet 
(C 10) = 

E2 Total of canopy area pro\ided through tree planting (D 17) = 33.563 Square Feet 

E3 
Total of canopy area provided through offsite mechanism 

0 Square Feet 
(D 19) = 

Total of 10-year Tree Canopy Pro\ided (SF)= 
Total of E 1 through E 3, 

E4 (E1 +E2+E3) 33.563 area should meet or 
exceed area m B 7 

l\dc-file1\Projecls\pr~ects\26758.005\ADMINIA"ograrri\Calculatlons\landscape\[2014-090410-yr Tree Canopy Reqmt's.x ls]She 

PRELIMINARY TREE PLANT LIST AND CANOPY COVERAGE 

KEY QTY BOTANICAL NAME 

Category II- Deciduous Trees 

AL Amelanchier laevis 

cc Carpinua caroliniana 

CE Cercis canadensis 

cv Chionanthus virginicus 

CF Coruns florida 

MV Magnolia virginiana 

27 CATEGORY II DECIDUOUS TREES 

Category Ill Deciduous Trees 
BN Betula nigra 

co Celtis occidentalis 

NS Nyssa sylvatica 

TD Taxodium distichum 

16 CATEGORY Ill DECIDUOUS TREES 

Category IV Deciduous Trees 

AR 

LT 

QA 

QB 

QP 

QU 

QR 

TA 

UA 

Acerrubrum 

Liriodendron tu#pifera 

Quercus alba 

Quercus bicolor 

Quercus palustrus 

Quercus phellos 

Quercus rubra 

Tilia americana 'Legend' 

Ulmus americana 'Valley Forge' 

54 CATEGORY Ill DECIDUOUS TREES 

LEGEND 

0 CATEGORY IV - DECIDUOUS TREE 

® CATEGORY Ill- DECIDUOUS TREE 

Q CATEGORY II- DECIDUOUS TREE 

EXTENSIVE GREEN ROOF 

INTENSIVE GREEN ROOF 

STORMWATER PLANTER 

BID-RETENTION TREE PIT 

lf§§§l AREA DEDICATED FOR ROADWAY 

- AREA OF EXEMPTION (FLOODPlAIN) 

AREA OF EXISTING ROW TO BE VACATED 
AND INCORPORATED INTO SITE AREA 

NOTES: 
1. SPECIES IN THE PLANT SCHEDULE ARE 

INDICATIVE OF THE TREES WHICH WILL BE 
SELECTED FOR THE FINAL PLANTING 
SCHEDULE. SPECIES MAY VARY DEPENDING 
ON FINAL DESIGN AND AVAilABILITY. 

2. TOTAL GROSS SITE AREA INCLUDES AREA OF 
PROPOSED ROW VACATION. 
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STOCK STOCK 10-YRTREE TREE CANOPY 

COMMON NAME SIZE TYPE CANOPY SF SUB-TOTAL SF 

Allegheny Serviceberry 311 cal. B&B 125 

Hornbeam 3" cal. B&B 125 

Eastern Redbud 3" cal. B&B 125 

Fringe Tree 3" cal. B&B 125 

Flowering Dogwood 3" cal. B&B 125 

Sweet Bay Magnolia 3" caL B&B 125 

125 3,375 

River Birch 3" cal. B&B 175 

Hackberry 3" cal. B&B 175 

Black Gum, Tupelo 3" cal. B&B 175 

Bald Cypress 3" cal. B&B 175 

175 2,800 

Red Maple 4" cal. B&B 300 

Tulip Poplar 4" cal. B&B 300 

Wh iteOak 4" cal. B&B 300 

Swamp White Oak 4" cal. B&B 300 

Pin Oak 4" cal. B&B 300 

Willow Oak 4" cal . B&B 300 

Red Oak 4" cal. B&B 300 

American Linden 4" cal. B&B 300 

American Elm 4" cal. B&B 300 

300 16,200 

Total Tree Cove r Provided by PI anti ng (SF)= 22,375 

I 

I 

/; 
I I 

AREA OF EXISTING 
ROW TO BE VACATED 
AND INCORPORATED 
INTO SITE AREA 

AREA DEDICATED FOR 
ROADWAY 

AREA OF EXISTING 
ROW TO BE VACATED 
AND INCORPORATED 
INTO ~ITE AREA 

I 
I 

AREA DEDIGA TED FOR 
ROADWAY 

SCOTTS RUN 

AREA OF EXEMPTION 
(FLOODPlAIN) 

BUILDING 
E 

' 

BUILDING 
B 

/ 

' 

BUILDING E HOTEL ALTERNATE 

/ 

' 
A 

/ 

\ 

\ 

\ 

NOTE: 
• 

• 

THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 
ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN. 

TREE PRESERVATION AREAS AND QUANTITIES .ARE 
PRELIMINARY BASED ON COP LEVEL DESIGN DOCUMENTS AND 
ARE SUBJECT TO CHANGE WITH FINAL DEVELOPMENT PLAN 
AND FINAL ENGINEERING. 
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Table 12.3 : Tree Preservation Target Calculations and Statement 

Step Totals 

A. Tree Preservation Target and Statement 

A 
Pre-development area of existing tree canopy (from Existing 

Vegetation Map)~ 
2.41AC. 

B Percentage of gross site area covered by existing tree canopy""! 26% 

c Percentage of 10-year canopy required for site (see Table 12.4):;:;; 10"/o (.62 A C.) 

D 
Percentage of the 10-yeartree canopy requirement that should be 

26% (.16AC.) 
met through tree preservation= 

E 
Proposed percentage of canopy requirementthat will be met 

0% 
t hro ugh tree preservation= 

F Has the Tree Preservation Target minimum been met? NO 
It No tor line c, then a requestto oev1ate tram tne 1ree 

Preservation Target shall be provided on the plan that states one 

G 
or more of the justifications listed in 12-0507.3along with a 

narrative that provides a site-specific explanation of why the Tree 
SHEETC-2.0 

Preservation Target cannot be met. Provide sheet number where 

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-yearTree Canopy 

OK 
Calculations as per instructions in Table 12.10 

PRELIMINARY 10 YEAR TREE CANOPY CALCULATIONS 

Table 12.10 Preliminary 10-Year Tree Canopy Calculation Worksheet 

Step I Totals Reference 

A. Tree Preservation Target and Statement 

Place the Tree Preservation Target calculations and 
see§ 12-0508.2 for list 

A1 
ststement here preceeding the 10-year tree canopy 

of required elements and 
worksheet 

B. Tree Canopy Requirement 

81 Identify gross site area (SF)- 429,937 § 12-0511.1A 

82 Subtroct area dediCated to parks, road frontage(SF)- 43,333 § 12-0511 .18 

83 Subtract area of exemptions(SF) = 96,100 
§ 12-0511 1C(1) through 
§ 12-0511.1C(6) 

84 Adjusted gross site area (81-82.83)(SF)- 290.504 Square feet 

85 Identify the site's zoning and/or use 

86 Percentage of 1 0-year tree canopy required = 10.0% 
§ 12-0510.1 and Table 
12.4 

87 Area of 10-year Tree Canopy Required (84 x 86XSF) - 29.050.40 Square feet 

88 
Modification of 10-year Tree Canopy Requirements 

Yes or No 
requested? 

89 
If 88 is yes, then list plan sheet where modification request 

Sheet number 
is located 

C. TrEe PrEservation 

c 1 Tree Preservation Target Area(SF) = 7.093.39 Square Feet 

C2 Total canopy area meetmg standards of§ 12-0400 (SF) - 0 Square Feet 

C3 C 2 X 1 OO(SF)- 0 § 12-0510.38 

C4 
Total canopy area provided by unique or valuable forest or 

Square Feet 
woodland communities(SF) = 0 

C5 C 4 x 1 5(SF)- 0 § 12-0510.38(1) 

C6 
total of canopy area provided by "Helitage," "Memorial," 0 Square Feet 

"Specimen." or "Street" trees (SF)~ 
C7 C 6 X 15 to 3 0 (SF)- 0 § 12-0510.38(2) 

C8 
canopy area of trees within resource Protection Areas and 

0 Square Feet 
100-year floodplains (SF)~ 

E 
" 

C9 C 8 X 1 0 (SF)- 0 § 12-0510 3C(1 ) 
If area of C 10 is less 
than 8 7 remainder of 

c 10 Total ofC 3. C5, C 7 and C 9 = 0 requireent must be met 
through tree planting- go 
to 0 

D. Tree Planting 

01 Area of canopy to be met through tree planting (8 7-C10) - 29,050 Square feet 

02 Area of canopy planted for air quality benefits - 0 Square feet 

03 0 2 x 1 5 (SF)= 0 § 12-0510 48(1) 

04 Area of canopy planted for energy conservation = 0 Square feet 

05 04x 1.5(SF)= 0 § 12-0510.48(2) 

06 Area of canopy planted for water quality bene1its - 0 Square feet 

07 D6x 1.25(SF) - 0 § 12-051048(3) 

08 Area of canopy planted for wildlife benefits - 0 Square feet 

09 D 8x 1.5 (SF)= 0 § 12-051048(4) 

0 10 Area of canopy provided by nati'te trees - 24.375 Square feet 

D 11 D10X 1.5(Sf)= 36,563 § 12-1.)510.46(5) 

0 12 
J.\rea or canopy pro,aeo oy 1mpro1.ea cumvars ana vaneues 

- 0 Square feet 

013 012 x 1.25 (SF)= 0 § 12-0510.48(6) 

0 14 Area of canopy pro~ded through tree seedlings (SF) = 0 § 12-051040(1) 

0 14 X 1.0- 0 Square feet 

0 15 Area of canopy provided through native shrubs= 

015 X 1.0- 0 

D 16 Percentage of 0 14 represented by D 15 = 0_0% Must not exceed 33% of 
014 

Area of canopy to be planted with no benefit credits- Square feet 

0 17 Total of canopy area provided through tree planting - 36,563 Square feet 

018 Is an offsite planting relief requested? Yes or No 

019 Tree Bank or Tree Fund? Yes or No§ 12-0512 

0 20 
Canopy area requested to be pro~ded through offsite 

Square Feet 
banking or tree fund = 

021 Amount to be deposited into the Tree Preservation and 
Planting Fund = 

E. Total of 10-year Tree Canopy Provided 

E 1 
Total of canopy area provided through tree preservation 

0 Square Feet 
(C10)~ 

E2 Total of canopy area pro~ded through tree planting (D 17) ~ 36,563 Square Feet 

E3 
Total of canopy area provided through offsite mechanism 

0 Square Feet 
(D 19) = 

Total of 10-year Tree canopy Pro~ded (SF)= 
Total of E 1 through E 3, 

E4 (E1+E2+E3) 
36,563 area shou!d meet or 

exceed area in 8 7 
\\dc-He1\Projects\prqects\26758.005\Act.tMFtogran11Galculations\Landscape\[2014-090410-yr Tree Ganopy ~qmt's 

PRELIMINARY TREE PLANT LIST AND CANOPY COVERAGE 

KEY QTY BOTANICAL NAME 

Category II - Deciduous Trees 

Al Amelanchier faevis 

CC Carpinua caroliniana 

CE 

cv 
CF 

MV 

31 

Cercis canadensis 
Chionanthus virgin;cus 

Coruns Jforida 

Magnolia virginiana 

CATEGORY II DECIDUOUS TREES 

Category Ill Deciduous Trees 

BN Betula nigra 

co Celtis occidentalis 

NS Nyssa sylvatica 

TO Taxodium distichum 

16 CATEGORY Ill DECIDUOUS TREES 

Category IV Deciduous Trees 

AR Acerrubrum 

LT Liriodendron tulipifera 

QA Quercus alba 

QB Quercus bicolor 

QP Quercus palustrus 

QU Quercus phe/los 

QR Quercus rubra 

TA Tilia americana 'Legend' 

UA Ulmus americana 'Va!Jey Forge' 

59 CATEGORY Ill DECIDUOUS TREES 

LEGEND 

0 CATEGORY IV- OECIDUDUS TREE 

(B CATEGORY Ill- DECIDUOUS TREE 

0 CATEGORY II- DECIDUOUS TREE 

EXTENSIVE GREEN RODF 

INTENSIVE GREEN RDOF 

STORMWATER PLANTER 

BID-RETENTION TREE PIT 

AREA DEDICATED FOR RDADWAY 

AREA OF EXEMPTION (FLOODPLAIN) 

11%±1 AREA OF EXISTING ROW TO BE VACATED 
AND INCORPORATED INTO SITE AREA 

NOTES: 
1. SPECIES IN THE PLANT SCHEDULE ARE 

INDICATIVE OF THE TREES WHICH WILL BE 
SELECTED FDR THE FINAL PLANTING 
SCHEDULE. SPECIES MAY VARY DEPENDING 
ON FINAL DESIGN AND AVAILABILITY. 

2. TOTAL GROSS SITE AREA INCLUDES AREA OF 
PROPOSED ROW VACATION. 

/ 

COMMON NAME 

Allegheny Serviceberry 

Hornbeam 

Eastern Redbud 

Fringe Tree 

Flowering Dogwood 

Sweet Bay Magnolia 

River Birch 

Hackberry 

Black Gum, Tupelo 

Bald Cypress 

Red Maple 

Tulip Poplar 

White Oak 

Swamp White Oak 

Pin Oak 

Willow Oak 

Red Oak 

American linden 

American Elm 

STOCK 

SIZE 

3" cal. 
3" cal. 
3" cal. 
3" cal. 
3" cal. 
3" cal. 

3" cal. 
3" cal. 
3" cal. 
3" cal. 

4" cal. 
4" cal. 
4" cal. 

4" cal. 
4" cal. 
4" cal. 
4" cal. 
4" cal. 
4" cal. 

STOCK 

TYPE 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

B&B 

10-YR TREE TREE CANOPY 

CANOPY SF SUB-TOTAL SF 

125 

125 

125 

125 

125 

125 

125 3,875 

175 

175 

175 

175 

175 2,800 

300 

300 

300 

300 

300 

300 

300 

300 

300 

300 17,700 

Total Tree Cover Provided by Planting (SF)= 24,375 

I 
I 

AREA OF EXISTING 
ROW TO BE VACATED 
ANOINCORPORATED 
INTO SITE AREA 

AREA DEDICATED FOR 
ROADWAY 

AREA OF EXISTING 
RDW TO BE'VACATED 
AND INCORPORATED 
INTO S)TE AREA 

I I 
J:; 

SCOTTS RUN 

AREA DEDICATED FOR 
ROADWAY 

SCOTTS RUN 

/ 

BUILDING 
c 

I 

AREA OF EXEMPTION 
(FLOODPLAIN) 

AREA RESERVED FOR 
FU1URE DEDICATED 
ROADWAY 

BUILDING 
E 

BUILDING E HOTEL ALTERNATE 

/ 

I 

NOTE: 

' 

\ 
\. 

• THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 
ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN. 

• TREE PRESERVATION AREAS AND QUANTITIES ARE 
PRELIMINARY BASED ON COP LEVEL DESIGN DOCUMENTS AND 
ARE SUBJECT TO CHANGE WITH FINAL DEVELOPMENT PLAN 
AND FINAL ENGINEERING. 
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POTENTIAL STORMWATER STRATEGIES EXAMPLES OF GREEN ROOFS 

•• !..._: 

PERMEABLE PAVERS & INFILTRATION BASINS+ GREENROOFS =RETENTION OF FIRST INCH OF RAINFALL 

EXAMPLES OF PERMEABLE PAVERS 

ENLARGED TYPICAL SIDEWALK SECTION- NTS 

• r Build !0 Lmc 
- ----,' 1 

' ' _ ___ --.lo ; ,, 
/ 

' ' ' :Bldg. 
_(Lone/ "id..:"'aiJ.. 

:~~ ':::. ~~-~::'_·]~:.~] 

Lands<.:Llpc Park in~ 

Alllcmtj 

P:md 
b oc and 
gutu ·r 

, .. , ...... " { 

Pavers 

Infiltration Basin 

Pavers 

ENLARGED TYPICAL SIDEWALK PLAN- NTS 

Bmla to Line ·---. 

,\vmin!,!. above 

SUCCI Hi• h ll · -. 

Tree spocc -open $Oil fmt 

.rf-- ,.., ;,:onc below. Pcrm:
;~blc P•"''-15. lu:c g.-iiiCS Of 

piJnliBg a1 grade 

--1- Pavers 

EXAMPLE OF RAISED INFILTRATION BASIN 

EXAMPLES OF INFILTRATION BASIN /TREE BOX FILTER 

NOTE: 
• THE PLAN AND IMAGERY SHOWN MAY BE MODIFIED WITH FINAL 

ENGINEERING, DESIGN AND AGENCY APPROVAL, PROVIDED 
THAT THE GENERAL DESIGN QUALITY AND CHARACTERISTICS 
ARE IN SUBSTANTIAL CONFORMANCE WITH THAT SHOWN. 
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PROPOSED ON STREET PARKING 
QUANTITY. (FOR INFORMATION ONlY) 
SPACES SHALL NOT BE STRIPED OR 
METERED. 

.... PfWPOSEO BUILDING EN TRY 

~ PROPOSED LOADING ENTRY 

~ PROPOSEO PARKING ENTRY 

G2/G3 LOWEST LEVEL 
UNDERGROUND GARAGE 

.,. 
......... - l ......... I 

,..;;;; . I 

·--' ~v~~,' '2':::_ ":~ ~-:~ -<--,_ 
' ~- --'0~,-~ ~-..,.__ 

--,_ 

GROUND FLOOR RETAIL 

FIRE ACCESS LANE 
(PERVIOUS MAT£RIIIi. SYSTEM) 

STREET CANOPY TREE 

'oo·· . L . . -

PARKING GARAGE 
WITH GROUND FLOOR 
OFFICE/RETAIL 

03-41 

El.EVATED COURTYARD 
14STORYI 
(LEVEL 8} 

T.O.S= :!:360.00 

• 

PA!IKIHG GARAGE 
GROUND FLOOR 
RETAIL/RESIDENTIAL 
(LEVELS G2·7) 

ELEVATED COURTYARD 
(SSTORY) 
(LEVEL Ill 

T.O.S.= ;t370.oo' 

CONCRETE 
-:;,:.- PODIUM --<LJ 

CONSTRUCTION 

APPRO X. 
LIMITS OF 

UNDERGROUND 
GARAGE 

DOLLEYMADISON BOULEVARD 

NOTES: 

1. BUilDING A 
CONSTRUCTION TYPE: 18 

Ust GROUPS: R 2. 

2. fiJil..DitlG B 
CONSTRUC110N TYPF: 3A OVER 18 

US£ GROUPS: R -2. 

3. BUILDING C 
CONSTRUCTION TYPE: 18 

USE GROUPS: B 

4: BUILDING D 
CONSRUCTION TYPE: 18 

USE GROUPS: B 

5. BUILDING E (OiTIC£ ALT£RtJA11VE) 
CONSTRUCllON TYPE: ; B 

US!: GROUPS: 8 

6. BUilDING E (HOTEl ALTERNA llVE) 
CONSTRUCTION TYPE: 1 S 

USE GROUPS: R-2 

<a' 

NOTE: 

1. CONFIGURA 110N Of BUILDINGS SHOI\N ARE CONCEPTUAL AND 
SUBJEcT TO CHANGE WITH FINAL ARCHITECTURAL AND 
ENGINEERING DESIGN. 

2. ANY STRUCTURE WHICH IS NOT CONSTRUCTED OF BUILDING 
CONSTRUC'TION TYPES 1 OR 2, AS SPECIFIED <N THE VIRGINIA 
UN 'FORM STATEWIDE BU1LOING CODE (VUSBC) SfiAcl USE 
NON-COMBUSTIBLE EXTERIOR MATERIAL. 
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81.0 
DRAWING NU'ftBER 

SJ4.03.2Q1f:i . 
03.06.2015 
12.7.2014 
03.17.2014 
05,10.2011 



20' FIRE ACCESS---., 
(PERVIOUS MATERIAL 
SYSTEM) 

ELEVATED COURTYARD 
(LEVEL2) 

ELEV=::t328.00 

-.APPI,OX .. LIMITS OF 
UNDERGROUND GARAGE 

~PUBLIC SIDEWALK 

PARKING GARAGE 
(LEVELS G241 

'---""""n RAIL ELEVATED 
TRACKS (±50' HT) 

LEGEND: 

PROPOSED ON STREET PARKING 
QUANTITY. (FOR INFORMATION ONLY) 
SPACES SHALL NOT BE STRIPED OR 
METERED. 

.... PROPOSED BUILDING ENTRY 

&> PROPOSED LOADING ENTRY 

!?- PROPOSED PARKING ENTRY 

G2/G3 LOWEST LEVEL 
UNDERGROUND GARAGE 

/ 

ELEVATED COURTYARD 
(LEVEL 51 

GROUND FLOOR RETAIL 

fiRE ACCESS LANE 
(PERVIOUS MATERIAL SYSTEM) 

STREET CANOPY TREE 

PARALLEL PARKING 
SPACE (TYP) 

DOLLEY MADISON 
BOULEVARD 

NOTES: 

1. BUILDING A 
CONSTRUCTION TYPE: 18 

USE GROUPS: R-2 

2. BUILDING 8 
CONSTRUCTION TYPE: 3A OVER 18 

USE GROUPS: R-2 

3. BUILDING 8 'AI TERN A TIVE MASSING' 
CONSTRUCTION TYPE: 18 

USE GROUPS: R-2 

4. BUILDING C 
CONSTRUCTION TYPE: 18 

USE GROUPS: 8 

I 
I 

I 
I 

•"" 

• I 

5. BUILDING D 
CONSTRUCTION TYPE: 18 

USE GROUPS: 8 

6. BUILDING E (OfFICE ALTIERNATIVE) 
CONSTRUCTION TYPE: 1B 

USE GROUPS: 8 

7. BUILDING E (HOTEL ALTERNATIVE) 
CONSTRUCTION TYPE: 18 

USE GROUPS: R-2 

i, ·. ·, 

w 
> -a:c 
Qffi 

:::> 

Q:':; a:< os ...... 
li: I~ 
<C~ 

\Q ~ 
• <( 

. 

:Z:B 
li: 
0 z 
: I 

. . ' ' 

". ' 

' . 

/ --

ELEVATED COURTYARD 
(LEVEL 3) • !.' I. 

ELEV;ot350.00 

GROVER STREET 
(CLASSIFICATION: LOCAL PRIVATE) 

BUILDING "&•• • ALTERNATIVE (MASSING) 

GROVER STR ... E ... E_._T __ 
(CLASSiflCA TION: LOCAL PRIVATE) 

CONCRETE PODIUM 
-:::o-- CONSTRUCTION-<-~ 

PARKING GARAGE WITH 
GROUND FLOOR 
OFFICE/RETAIL 
~~~VIi~ll Q;;<•,J-... 

(LEVELS G1·41 

BUILDING 'E' 
:!: 167' HT. 
16STORY 

FF=:!:309.00 
ROOF ELEVATION =:!:478.00 

Ut;:VATED COURTYARD 
(LEVEL 4) 

BUILDING 11E11 
• ALTERNATIVE (HOTEL) 

NOTE: 

1. CONFIGURA 110N OF BUILDINGS SHOWN ARE CONCEPTUAL AND 
SUBJECT TO FINAL ARCHITECTuRAL AND ENGINEERING DESIGN. 

2. ANY STRUCTURE WHICH IS NOT CONSTRUCTED Of BUILDING 
CONSTRUCTION TYPES 1 OR 2, AS SPECIFIED IN THE VIRGINIA 
UNIFORM STATEWIDE BUILDING CODE (WSBC) SHALL USE 
NON-COMBUSTIBLE EXTERIOR MATERIAL. 

±20' 

II 
ll 

ll 
ll 

TEMP 
TURNAROUND 

GRAPHIC SCALE 
JO 0 15 30 60 120 

~~--~---~---~~~~----~~ ~~~~~ 
( IN FEET ) 

1 inch = 30 ft. 

SMiTHGROUP JJR 
1700 NEW YORK AVENUE NW 
SUITE 100 
WASHINGTON, DC 20006 
202.842.2100 
www.smithgroupjjr.com 

• 
I 
A SU53'0VR{ Of 
DlJ Rrn! E.>';;;I{J (;,JPIIW PNftJ<JS 

APPLICANT 
1651 Old Meadow Road, Ste 650 
Mclean, VA22102 
T 703.556.3777 

BOWMAN CONSULTING 
CIVIL ENGINEERING 
14020 Thunderbolt Place, Ste 300 
Chantilly, VA20151 
T703.464.1 000 

WELLS+ ASSOCIATES 
TRAFFIC ENGINEERING 
1420 Spring Hill Road Ste 610 
McLean, VA 22102 
T703.917.6620 

WALSH COLUCCI LUBELEY 
& WALSH PC 
LAND/ZONING A TIORNEY 
Courthouse Plaza 
2200 Clarendon Boulevard, 13th Floor 
Arlington, VA 22201-3359 
T 703.528.4700 

ISSUED FOR REV DATE 

SUBMITTED 
SUBMITTED 
SUBMITTED 
SUBMITTED 
CDP 
SEALS AND SIGNATURES 

SCOTTS 
RUN 
NORTH 

DRAWING TITLE 

FIRE LANE ACCESS 
EXHIBIT 

1"=30' 
SCALE 

7 403-07-007 
PROJECT NUMBER 

S1.1 
DRAWING NUMBER 

04.03.2015 
03.06.2015 
12.7.2014 
03.17.2014 
05.10.2011 
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PCA-92-P-001-011 
APPLICATION AREA 

""'-- // 
'./-J 

// 

~/ 
// 

// 

WestGate Partial PCA Test Per Article 18-204 

Existing Pre-Rail 
Site Area (Ac) I Total Area (SF) ! Building (GFA) i FAR 

2,091,267: 986,297 
. ---------- -IRen1ainitng~W'*'tGate E)_it.,ll_reaHepo~ed_on PCA-9_2:P-001-09 48_0089 0472 

Removed with this PCA (92-P-001-011) 
0 land Bay A-2 (Ciewland) 11_64504 i __ _ _ S07,_258J 

---- scoffs Run Nortii Property -- - 9.46847 409,833 , 
-siniefoedicaiion(o89i89 PGiss) 1.s2s12 : 79,572 i 

- ·slr-eet-Dedicilti0n(oss7a9 r8 iss) - - ---- ·o 39376-- -- ' - 11:152 
-- sfreietoedicaliol1ii58 11772F><f19f6) ----- -~--- -- -------- oofeo9 · - - 7o1T 

LAND BAY 
' McKinley_-Pierc_e 

I-~~~~~D'~""'~;~,;-15riveF>re\ious siieeloetiicaiioli - - -. ---- ---
- ra11 1Jf>t5R_TI_<)~_o_FI)I31_ii72P89a3)_ ____ _ __ ~ 

517.096 i 1.12 

Part 2 (DB 15815 PG 1019) 
------ --- fiart3(1:f6158f5PG1276)-

Part 4 (DB 11772 PG 1927) 

f>ar1_5Jo_8J ii72P(;~26o7L ~ _ -------- __ __ _ __ _ 

19.1~ '- 0.101 

283,215 LAND BAY C-2: Polk, Buchanan, Tyjerand Roos.""'lt -- - -- - -- -~. ~ 

LAND BAY C-3: Harrison 116.959 

TOTAL COMBINED 36.36386 

LEGEND 

=AREA TO BE DELETED WITH THIS PCA 92-P-001-11 

................. ................. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . ................ ................. . . . . . . . . . . .. . . . . . ................ . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 

NOTE: 

=AREA DELETED BY PCA 92-P-001-09 

=AREA DELETED BY PCA 92-P-001-08 

;;:; AREA DELETED BY PCA 92-P-001-05 

1. SEE PREVIOUS PCA 92-P-001-#5, #8 & #9 FOR DETAILED 
DESCRIPTIONS OF AREAS PREVIOUSLY DELETED WITH 
THESE APPLICATIONS. 

WAIVERS I MODIFICATIONS REQUIRED 
THE APPLICANT HEREBY REQUESTS A WAIVER OF THE GENERALIZED DEVELOPMENT 
PLAN REQUIREMENT OF THIS PCA DUE TO THE FACT THAT THE PARCEL IS ONLY 
BEING REMOVED AND NO CHANGES ARE PROPOSED TO THE REMAINING PARCELS. 

0.401 
o.ss' 

PCA-92-P-001-11 
GRAPHIC SCALE 

"'' 300 600 1200 

I I I I 
( IN FEET ) 

1 inch = 300 ft. 
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SCALE H: AS SHOWN 

V: 
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DATE : MARCH, 2014 

FILE No. 
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LEGAL DESCRIPTION 
DESCRIPTION OF 

LOT 9, LOT 9A AND LOT 10A 
WESTGATE INDUSTRIAL PARK 
- CLEVELAND BUILDING -

ZONED: C-3 
PROVIDENCE DISTRICT 

FAIRFAX COUNTY, VIRGINIA 

BEGINNING AT A POINT ON 11-IE NORltiERLY RIGHT-OF-WAY Of DOLLEY MADISON BOULEVARD, 
ROUTE 1/123, WID1tl VARIES, SAID POINT BEING AT 11-IE INTERSECTION WITH 11-IE WESTERLY 
RIGHT-OF-WAY OF 11-IE DULLES AIRPORT ACCESS ROAD. WID1tl VARIES. 

11-IENCE DEPARTING SAID DULLES AIRPORT ACCESS ROAD AND RUNNING Wlltl THE SAID 
NORTHERLY RIGHT-OF-WAY Of DOLLEY MADISON BOULEVARD THE FOLLOWING COURSES AND 
DISTANCES: 

S 4318'56" W 256.97 FEET TO A POINT; 
THENCE WITH A CURVE TURNING TO THE RIGHT Wlltl AN ARC LENGTH OF 106.19', Wlltl 

A RADIUS OF 8043.85' WITH A CHORD BEARING OF S 43'39'03" W AND A CHORD LENG1tl OF 
106.19'; 

THENCE WITH A COMPOUND CURVE TURNING TO THE RIGHT WITH AN ARC LENGTH Of 
65.49', Wlltl A RADIUS OF 3209.09' WITH A CHORD BEARING Of S 45'01'08" W, AND A 
CHORD LENGTH OF 65.49': 

11-IENCE WITH A COMPOUND CURVE TURNING TO THE RIGHT WITH AN ARC LENGTH OF 
76.52', WITH A RADIUS OF 1606.87' WITH A CHORD BEARING OF S 47'09'02" W, AND A 
CHORD LENGTH OF 76.51'; 

THENCE WITH A COMPOUND CURVE TURNING TO THE RIGHT WITH AN ARC LENGTH OF 
115.99', WITH A RADIUS OF 1323.14' Wlltl A CHORD BEARING OF S 51"09'08" W, AND A 
CHORD LENG1tl OF 115.95'; 

THENCE WITH A COMPOUNO CURVE TURNING TO THE RIGHT WITH AN ARC LENG1tl OF 
131.17', WITH A RADIUS OF 1868.41' WITH A CHORO BEARING OF S 55"59'31" W, AND A ct,

1 CHORD LENGTH OF 131.14' TO A POINT IN 11-IE EASTERLY RIGHT-OF-WAY OF SCOTTS 
CROSSING, WIDTH VARIES. 

THENCE DEPARTING THE NORTHERLY RIGHT-OF-WAY OF DOLLEY MADISON BOULEVARD AND 
WITH THE EASTERLY RIGHT-OF-WAY OF SCOTTS CROSSING 

N 39'45'55" W 23.39 FEET TO A POINT; N 4313'24" W 29.81 FEET TO A POINT; 
THENCE, N 36'20'49" W 72.71 FEET TO A POINT; N 06'50'34" W 128.67 FEET TO A 

POINT; 
11-IENCE, N 16"04'46" E 20.00 FEET TO A POINT; N 31'33'24" W 87.99 FEET TO A 

POINT; 
THENCE, S 59'39'21" W 65.00 FEET TO A POINT; N 3715'38" W 121.63 FEET TO A 

POINT; 
THENCE, N 70'43'18" W 242.42 FEET TO A POINT ON 11-IE WESTERLY LINE OF THE LAND 

OF W.O.S.H., INCORPORATED. 

11-IENCE Wlltl THE WESTERLY AND SOUltiERL Y LINES OF 11-IE SAID LAND OF W.O.S.H .. INC. 
N 36'25'55" E 160.00 FEET TO A POINT; 
THENCE, S 53'34'09" E 420.00 FEET TO A POINT; 
11-IENCE, N 11'02'02" E 879.24 FEET TO A POINT, SAID POINT BEING ON 11-IE SOUltiERLY 

RIGHT-OF-WAY OF 11-IE AFOREMENTIONED DULLES AIRPORT ACCESS ROAD. 

11-IENCE WITH THE SAID SOUltiERLY RIGHT-OF-WAY OF DULLES AIRPORT ACCESS ROAD 
S 65'55'55" E 74.72 FEET TO A POINT; 
THENCE, S 07'57'15" E 363.66 FEET TO A POINT; 
THENCE, S 5212'10" E 407.87 FEET TO A POINT; 
THENCE. S 031 5'25" E 56.34 FEET TO THE POINT OF BEGINNING AND CONTAINING 

9.40847 ACRES OF LAND. 

\ 
\ 

N 36'25'55" E \L--~------~J2~~~~~s~o~.o~oL'--------~ 

CURVE 
C1 
C2 
C3 
C4 
C5 

LOT 9A 
WESTGATE INDUSTRIAL PARK 

48,258 S.F. OR 1,10785 AC. 
0.8. 5888, PG. 1335 
D.B. 11772, PG. 191 0 
0.8. 20515, PG. 568 
D.B. 20770, PG. 131 

TAX MAP No. 0294-05-0009A 
ZONE: C-3 

-d>}. EXISTING USE: 
.;,\ (VACANT-OPEN SPACE) 

cs 

CURVE TABLE 
RADIUS! LENGTH CHORD BEARING CHORD 

8043.85' 106.19 s 43'39 03 w 106.19 
3209.09'1 65.49' s 45'01'08" w 65.49' 
1606.87'1 76,52' s 47'09'02" w 76.51' 
1323.14' 115.99' s 51'09'08" w 115.95 
1868.41'1 131.17' s 55'59'31" w 131.14' 

DELTA TANGENT 
0'45'23 53.10' 
1'10'09" 32.75' 
2'43'42" 38.27' LINE 
5'01'21" 56.03' L1 
4'01'21" 65.61' L2 

C3 

LOT lOA 
WESTGATE INDUSTRIAL PARK 

285,149 SF. OR 6.54611 AC. 
0.6. 5888. PG. 1335 
D.B. 11772, PG. 1910 
0.8. 20515, PG. 568 
D.B. 20770, PG. 131 

TAX MAP No. 0294-05-0010A 
ZONE: C-3 

EXISTING USE: VACANT (SURFACE PARKING LOT) 
#1820 DOLLEY MADISON BLVD 

Cl 

DOLLEY MADISON BOULEVARD 
VIRGINIA ROUTE 123 

(VARIABLE WIDTH RIGHT-OF-WAY) 

LINE TABLE 
BEARING DISTANCE 

N 39'45'55" W 23.39' 
N 43'13'24 w 29.81' 

/ 
/ 

LOT 9 

SITE 

t 

WESTGATE INDUSTRW. PARK 
76,427 S.F. OR 1/5451 AC. 

D.B. 5888, PG. 1335 
D.B. 11772, PG. 1910 
D.B. 20515, PG. 568 
D.B. 20770. PG. 131 

TAX MAP No. 0294-05-0009 
ZONE: C-3 

VICINITY MAP 
SCALE: 1" = 1000' 

EXISTING USE: (VACANT-OPEN SPACE) 

I 
P.O.B. 

NOTES: 
1. THE PROPERTY SHOWN HEREON IS LOCATED ON FAIRFAX COUNTY TAX MAP NO. 

0294-005-0009, 0009A, AND 0010A AND ARE ZONED C-3. 

2. THE PROPERTIES SHOWN HEREON. AS RECORDED AMONG 11-IE LAND RECORDS OF FAIRFAX 
COUNTY, VIRGINIA, ARE NOW IN 11-IE NAMES OF: 

A. TAX MAP No. 0294-005-0009 
LOT 9, "WESTGATE INDUSTRIAL PARK" 
OWNER: CLEVELAND 1820 DOLLEY MADISON LLC, 
DEED BOOK 21145, AT PAGE 100 

B. TAX MAP No. 0294-005-0009A 
LOT 9A, "WESTGATE INDUSTRIAL PARK" 
OWNER: CLEVELAND 1820 DOLLEY MADISON LLC, 
DEED BOOK 21145, AT PAGE 100 

C. TAX MAP No. 0294-005-00lOA 
LOT lOA, "WESTGATE INDUSTRIAL PARK" 
OWNER: CLEVELAND 1820 DOLLEY MADISON LLC, 
DEED BOOK 21145, AT PAGE 100 

3. BOUNDARY INFORMATION AS SHOWN HEREON IS BASED ON EXISTING LAND RECORDS OF 
FAIRFAX COUNTY, VIRGINIA AND A FIELD RUN SURVIEY PERFORMED BY BOWMAN 
CONSULTING GROUP, LTD. ON APRIL 16, 2010, ENTITLED "PLAT SHOWING, ALTA/ACSM 
LAND TITLE SURVEY, ON, LOT 9, LOT 9A AND LOT 10A, WESTGATE INDUSTRIAL PARK, 
(CLEVELAND BUILDING), DEED BOOK 5888, PAGE 1335, DEED BOOK 11772, PAGE 1910, 
DEED BOOK 20515, PAGE 568, DEED BOOK 20770. PAGE 131, PROVIDENCE DISTRICT, 
FAIRFAX VIRGINIA", 

4. 11-IE PROPERTIES SHOWN HEREON LIE IN ZONE • AE", BASE FLOOD ELEVATION DETERMINED 
TO BE BETWEEN 300 AND 320 AND ZONE ·x· AREA DETERMINED TO BE OUTSIDE 500 
YEAR FLOOD PLAIN, AS SHOWN ON FEMA FLOOD INSURANCE RATE MAP FOR FAIRFAX 
COUNTY, VIRGINIA, FEMA MAP NO. 515525 0100D, DATED MARCH 5, 1990. 

EXISTING ZONING: 
C-3 OmCE DISTRICT 

MINIMUM LOT AREA 20,000 SQ. FT. 
MINIMUM LOT WIDTH 100 FEET 
MAXIMUM BUILDING HEIGHT 90 FEET 

MINIMUM YARD REQUIREMENTS 
FRONT YARD: 25' ANGLE OF BULK PLANE BUT NOT LESS THAN 40 FEET 
SIDE YARD: NO REQUIREMENT 
REAR YARD: 20' ANGLE OF BULK PLANE BUT NOT LESS 11-IAN 25 FEET 

MAXIMUM FLOOR AREA RATIO 0.65 (PER PROFFER) 

OPEN SPACE 15% GROSS AREA 

PARKING 125,000 S,F. GROSS FLOOR AREA OR MORE: 
2.6 SPACES REQUIRED PER 1000 FEET OF GROSS FLOOR AREA. 

AREA TABULATION: 
LOT 10A .................. 285,149 S.F. OR 6.54611 AC. 
LOT 9 ........................ 76,426 S.F. OR 1.75451 AC. 
LOT 9A ...................... 48,258 S.F. OR 1.10785 AC. 

TOTAL SITE AREA .... 409,833 S.F. OR 9.40847 AC. 

P.C.A. TABULATION 
Property Tabulation (Application Area}: 

SITE NAME TAX MAP# 

SCOTIS RUN NORTH (CLEVELAND) 029-4 ((OS}) 0009 

029-4 ((05)) 0009A 

029-4((05}) 0010A 

TOTAL APPLICATION AREA 

Prior Dedication Areas Reserved for Intensity Credit : 

TYPE 
STREET DEDICATION 

DESCRIPTION 

INTENSITY/DENSITY 

STREET DEDICATION INTENSITY/DENSITY 

STREET DEDICATION INTENSITY/DENSITY 

TOTAL RESERVED INTENSITY CREDIT AREA: 

TOTAL AREA FOR INTENSITY CALCULATION: 

AREA fSFI 

76,426 

48,258 

285,149 

409,833 

AREA {SF! 

79,572 

17,152 

7D1 

97,425 

EXISTING ~ 
AREA {ACI ZONE BOOK PAG~ NOTES 

1.75451 C-3 SEE PLAN 

1.10785 C-3 SEE PLAN 

6.54611 C-3 SEE PLAN 

9.40847 

EXISTING DEED 

AREAfACI ZONE BOOK PAGE NOTES 

1.82672 9789 768 

0.39376 9789 768 

0.01609 11772 1910 

2.23657 

(INO.UDING APPliCATION AREA & PRIOR DEDICATION INTENSITY CREDITS 507,258 11.64504 

LOT 9, LOT 9A AND LOT lOA 
WESTGATE INDUSTRIAL PARK 

(CLEVELAND BUILDING) 
DEED BOOK 5888, PAGE 1335 
DEED BOOK 11772, PAGE 1910 
DEED BOOK 20515, PAGE 568 
DEED BOOK 20770, PAGE 131 
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 GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 
 

 
DESCRIPTION OF THE APPLICATIONS 
 
RZ 2011-PR-009, known as Scotts Run North, is a companion case to the rezoning 
applications which comprised Scotts Run Station South (RZ 2011-PR-10 and 011) 
approved by the Board of Supervisors on April 9, 2013.  RZ 2011-PR-009 was submitted 
concurrently with those applications, but the applicant chose to defer action on this 
application and instead concentrate on the rezoning applications on the south side of 
Route 123.  Therefore, this application proposes to complete a concept to redevelop a 
large part of the West*Gate office park.  Scotts Run Station South proposed a series of 
neighborhoods on the south side of Route 123 which consisted of a mixed-use, 
transit-oriented neighborhood adjacent to the easternmost Metrorail stop in Tysons (known 
as the McLean Station).   Scotts Run North proposes the same type of development, 
although on a smaller scale in terms of square footage and number of buildings.  The 
applicant proposes 6 or 7 buildings in four blocks created by the new street grid of Grover 
Street and North Dartford Drive with a maximum square footage of 1,500,000 square feet 
and a maximum FAR of 2.96.   
 

 
Figure 1 Scotts Run North 



RZ 2011-PR-009 Page 2 
PCA 92-P-001-11 
 
 
Two specific rezoning actions are required to achieve this redevelopment.  PCA 
application (PCA 92-P-001-11) removes the area of the rezoning application from the 
previously approved proffered zoning application, RZ 92-P-001.  RZ 2011-PR-009 
proposes to rezone that property to the Planned Tysons Corner Urban Zoning (PTC) 
District. The design and character of project is shown in the Conceptual Development Plan 
associated with RZ 2011-PR-009.   There are no Final Development Plans (FDPs) 
submitted on the subject site at this time.   
 
The project adds links to the grid of streets for this area which will serve the development 
and will connect throughout the Tysons East Subdistrict.  It also provides parks and plaza 
spaces that will connect to the network of parks in the sector. The range of uses and 
intensities as proposed under the three alternatives layouts included in the rezoning 
application is shown in the following chart. 
 

Gross Floor Area in Square Feet 
as tabulated in on the CDP 

 Office 
Retail/ 

Service* 
Hotel Residential 

Maximum GFA 
(FAR) 

Base Plan 954,000 49,000 0  497,000 
1,500,000 

(2.96) 

Hotel Alternative 725,000 49,000 229,000 497,000 
1,500,000 

(2.96) 

Building A/B 954,000 49,000 0 497,000 
1,500,000 

(2.96) 

Total Max 954,000 49,000 229,000 497,000 
1,500,000 

(2.96) 
 
*The applicant seeks to reserve the right to increase retail / service uses up to 7% by concurrently reducing the office square 
footage.  

 
The submitted Conceptual Development Plans (CDP) identifies a primary use for each 
building (office, residential or hotel).  Most buildings allow for “retail and service” as 
additional uses (generally located on the ground floor).  The proffers for the cases define 
“retail and service uses” as any use that is permitted in the PTC District (subject to the use 
restrictions of Sect. 6-505 of the Zoning Ordinance, design limits and parking 
considerations) and state that specific uses will be designated at the time of FDP approval.  
In addition, the blocks include park and plaza areas.  The overall development also 
addresses other elements of the adopted Comprehensive Plan text for the Tysons Corner 
Urban Center such as streetscapes, stormwater management, parks, green building, 
athletic fields and public facilities (in this instance, a new fire station and athletic field in 
Scotts Run Station South). The existing surface parking lot on the site will be replaced as 
new development proceeds.   
 

The overall grid for this area has been extensively negotiated with staff through the zoning 
process as well as through the Consolidated Traffic Impact Analysis (CTIA) undertaken by 
the Fairfax County Department of Transportation (FCDOT).   



RZ 2011-PR-009 Page 3 
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The property is currently developed with a surface commuter parking lot.  Until recently, 
this site had been developed with an office building and its associated surface parking.  
The area of the parking lot is fairly flat.  However, the grade does dramatically fall along 
the northern boundary adjacent to the Scotts Run Stream valley.  There is a Resource 
Protection Area (RPA), Environmental Quality Corridor (EQC) and floodplain associated 
with this reach of the stream. There is a swath of vegetation along the stream, with 
invasive and native plants. In addition, as shown on the graphic above, the property lines 
are rather irregular on this site, with two arms extending to the north and a notch at Scotts 
Crossing Road.   

 
PCA 92-P-001-11 

 
PCA 92-P-001-11 is a partial proffered condition amendment (PCA) which covers the 9.4 
acres of the rezoning application.  This request seeks to remove this land from RZ 92-P-
001.  The PCA Plat demonstrates that with the removal of 9.4 acres, the remaining 
properties are still in conformance with the FAR proffer requirements of the original 
governing application.   
 

 
Figure 2 Existing Conditions   

 
 



RZ 2011-PR-009 Page 4 
PCA 92-P-001-11 
 
 

 
 

Figure 3 Proposed Conditions for RZ 2011-PR-009 (Prior to Ramp Connection) 

 
 

RZ 2011-PR-009 
 

The development program here consists of six or seven buildings which are situated along 
Route 123 (Dolley Madison Boulevard) and the new internal streets proposed with this 
development.  All buildings are designed to include some amount of retail or other uses 
(including lobby or residential) to achieve activation on the ground floor. On the land area 
used for the calculation of density (including 2.24 acres of land previously dedicated to the 
County) the proposed maximum floor area ratio (FAR) within this application is 2.96, or 1.5 
million square feet of development.  The applicant proposes a public park at the corner of 
Grover Street and Scotts Crossing Road (known as Frances Park), pedestrian paths into 
the stream valley, and private amenity space for the use of the building occupants on top 
of the parking podiums.  

 
As will be discussed at length later in this report, the application property has also 
accommodated a future street adjacent to the Scotts Run stream valley which would 
connect to a future ramp to the Dulles Airport Access Road (DAAR).  This connector road 
will provide an important link within this subdistrict’s grid and the applicant has generally 
designed the layout to accommodate this connection (labelled as Future Connector Road on 
the CDP).   
 
A reduced copy of the proposed CDP for RZ 2011-PR-009 and the PCA exhibit is included 
in the front of this report.  The applicant’s draft proffers for this application are included as 
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Appendix 1.  The applicant’s affidavit is included in Appendix 2 and the applicant’s 
statements regarding this application are included in Appendix 3.   

 
 

LOCATION AND CHARACTER 
 

 
 

Figure 4 Vicinity Map Showing adjacent zoning 

 
RZ 2011-PR -009 

 
As depicted above, the property associated with this rezoning application is north of Route 
123, in the northwest quadrant of the intersection of Scotts Crossing Road and Route 123.   
 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Plan Map 

North  
Multifamily Residential  

(Gates of Mclean) 
PDH-30 Residential Mixed Use 

East  
Right of way (Ramp to Dulles 

Airport Road) 
ROW Right of Way 

South  
Mixed Use 

(Scotts Run Station South) 
PTC Transit Station Mixed Use  
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SURROUNDING AREA DESCRIPTION 

West 
Mixed Use 

(Capital One Development) 
PTC Transit Station Mixed Use 

 
 

BACKGROUND 
 
As mentioned above, the land area associated with this application is currently governed by 
a rezoning, RZ 92-P-001.  Specifically, on June 22, 1992, the Board of Supervisors (BOS) 
approved RZ 92-P-001 to rezone 128.63 acres, which comprised the West*Gate office, from 
I-3, I-4, C-2, C-7, R-1 and Highway Corridor (HC) Districts to the C-3 and HC Districts, 
subject to proffers dated June 19, 1992.  This rezoned area (known as West*Gate) 
consisted of most of the parcels within Sub-unit R-2 of the Tysons Corner Urban Center in 
the Comprehensive Plan.   
 
There have been ten Proffered Condition Amendment applications since the original 
rezoning.  These applications increased and decreased the approved densities, added 
environmental commitments, provided various dedications to the county for things such as 
the Mclean Metro Station kiss and ride (located to the south of Route 123 at Colshire Drive), 
Scotts Run Park, and, eventually, began removing parcels from the original rezoning.   
 
Of note, on April 9, 2013, the Board of Supervisors approved both PCA 92-P-001-9 and 
10.  PCA 92-P-001-09 removed the 29.42 acres associated with Scotts Run Station South 
from the previous rezoning application.  PCA 92-P-001-10 permitted a public use on one of 
the parcels in the Old Meadow Land Bay (Tax Map 29-4 ((6)) 0096A) so that a fire station 
and athletic field could be provided. 
 
The current PCA governing the site specifically notes that the overall density for the site 
cannot exceed 0.65 Floor Area Ratio (FAR), although individual land bays may have up to 
a 1.0 FAR.   
 
The records for the above noted zoning cases are on file with the Department of Planning 
and Zoning (DPZ).   
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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 (Scotts Run Crossing 
Subdistrict) 
 
The Tysons East District Comprehensive Plan 
Map shows the application properties to be 
planned for Transit Station Mixed Use and 
Park/Open Space.  
 
In the Fairfax County Comprehensive Plan, 
2013 Edition, Area II, Tysons Corner Urban 
Center, District Recommendations, as 
amended through April 29, 2014, on Pages 
152 – 154, the Plan, as applied to the 
application area, states the following:   

 
 

SCOTTS RUN CROSSING AND COLSHIRE SUBDISTRICTS 
 
The Scotts Run Crossing Subdistrict is comprised of about 58 acres and is bounded by the 
DAAR on the north, Dolley Madison Boulevard on the east and south, and I-495 on the 
west.  The Colshire Subdistrict is comprised of about 50 acres and is bounded by Dolley 
Madison Boulevard on the north, Scotts Run on the west, the Anderson Subdistrict on the 
east and the East Side District on the south. 

 
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. 
 
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 
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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. 
 

 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 uses.  The intensities and land use mix 
should be consistent with the Areawide Land Use Recommendations.   

 
 Logical and substantial parcel consolidation should be provided that results in 

well-designed projects that function efficiently on their own, 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.         

    
 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 I-495.  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. 
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o In the Colshire Subdistrict, a major circulation improvement is the extension of 

Colshire Meadow Drive to Chain Bridge Road, the location and configuration of 
which may be adjusted at the time of development approval.  Redevelopment 
along this alignment should provide the necessary right-of-way. 

 
 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.  

  
 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.        

 
 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. 

 
 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. 

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

should be accommodated in this area’s redevelopment. 
 
 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 lowest building heights in the Colshire Subdistrict are adjacent to the East 

Side District, where buildings need to provide a compatible transition in scale 
and mass.  Directly abutting the East Side District, the maximum height is 105 
feet; however, buildings may be designed with step backs allowing height to 
increase with distance from the East Side District and through this design 
approach height may increase up to 130 feet.  The areas closest to the Metro 
station building heights may be allowed up to 400 feet.  
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 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 I-495, and has an average grade 25 to 35 feet below I-495, 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 I-
495.  

 
 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. 

 
 

DESCRIPTION OF THE DEVELOPMENT PLAN 
 
Conceptual Development Plan for RZ 2011-PR-009 (Reduction at front of staff report) 
 
Title: Scotts Run North 

Prepared By: Bowman Consulting, Inc.; SmithGroupJJR, Inc 

Original and Revision Dates: May 10, 2011 revised through April 3, 2015 
 
Overview 
 
The CDP is divided into three sections: Civil (C/S) Sheets (27 sheets); Architectural (A) 
Sheets (30 sheets); and Landscape (L) Sheets (17 sheets).  There are also several 
supplemental sheets (S) at the end of the CDP which provide contextual and supplemental 
information that is not proffered in this rezoning.   
 
The Civil Sheets include the notes and tabulations, the existing conditions and vegetation 
plans, density credit and conveyances, stormwater management plans, RPA narratives 
and computations, street layouts and sections (for interim and ultimate conditions), and 
building/site layouts. The Architectural Sheets include ground floor, roof, and underground 
parking plans, sections through the proposed buildings, elevations of the proposed 
buildings, rendered views, phasing diagrams, shadow and building massing studies and 
illustrative views of the development.  The Landscape Sheets include the overall 
landscape plans, streetscape sections and illustrations, park plans and illustrations, 
planting details, and pedestrian and bicycle circulation and hierarchy plans.  The plan also 
contains supplemental sheets which show fire access.  
 
As seen in the following graphic, taken from Sheet C-5 of the CDP, the development plan 
shows 6 or 7 buildings (this number depends on the configuration of Building B), a road 
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grid system, Frances Park at the corner of Scotts Crossing Road and Grover Street, the 
stream valley and private above-grade amenity spaces for occupants of the buildings.   
 

 
Figure 5 Basic Layout of Scotts Run North 
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Site Layout 
 
The applicant proposes four blocks with 6 or 7 buildings (depending on whether Building B 
is developed as one or two buildings).  There are three proposed alternatives, base, hotel 
and A/B Alternative.  In the hotel alternative, Building E is converted to a hotel (instead of 
office) and features a narrower tower footprint. In the A/B alternative, Building B is 
converted to two separate towers (not connected) and the A Building’s towers are smaller. 
 

 
Figure 6 Building A/B and Building E alternates 
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Building Use Proposed GSF 

by Use 
Minimum-Maximum  
GSF 

A1/A2  
(Base Plan & Hotel 
Alternate) 

Residential 359,000 244,000-440,000 

Retail/Services 8,000 

A1/A2 
(A/B Alternative) 

Residential 258,000 244,000-440,000 

Retail/Services 8,000 

B 
(Base Plan & Hotel 
Alternative) 

Residential 138,000 138,000-239,000 
Retail/Services 8,000 

B1/B2 
(A/B Alternative) 

Residential 239,000 146,000-239,000 
Retail/Services 8,000 

C 
(Base Plan, Hotel 
Alternative, A/B 
Alternative) 

Office 432,000 254,000-510,000 

Retail/Services 17,000 

D 
(Base Plan, Hotel 
Alternative, A/B 
Alternative) 

Office 293,000 150,000-401,000 

Retail/Services 9,000 

E 
(Base Plan, A/B 
Alternative) 

Office 229,000 150,000-355,000 

Retail/Service 7,000 

E 
(Hotel Alternative) 

Hotel 229,000 180,000-305,000 

Retail/Service 7,000 

 
Proposed Road Network and Access to the Future Buildings 

 

While the site is relatively small, it accommodates several streets, which form the basic 
layout of the neighborhood.   
 
The base street grid consists of Grover Street, North Dartford Drive, Frances Drive and the 
Connector Road entrance.  Grover Street is parallel to Route 123 and is the local east-
west street, which connects to Scotts Crossing Road as a right-in/right-out.  North Dartford 
Drive is the north-south connection between this development and Route 123. The 
Connector Road entrance is north of Grover Street and serves as the full movement (all 
rights and lefts available) into the site.  Frances Drive is an interim connection between 
Grover Street and the Connector Road entrance.    
 
The streets described above, however, are actually somewhat of an interim condition 
which would be modified in the event that a proposed connector road is extended from 
Scotts Crossing Road to meet a future ramp onto the DAAR.  In the interim, the applicant 
has shown the Connector Road as the full intersection onto Scotts Crossing Road which 
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will terminate at the applicant’s property line and connect to Grover Street via Frances 
Drive.  Frances Drive is the north-south street which would be removed in the future if the 
connector road is extended along the rear of the site to connect to a ramp to the DAAR.  If 
Frances Drive is removed, Frances Park would be enlarged. 
 

 
 
 

 
Figure 7 Future Connector Road  

 
 
 
Intensity 

 

The maximum proposed Floor Area Ratio (FAR) for the site is 2.96.  As described above, 
several alternatives have been proposed and their intensities are summarized below: 



RZ 2011-PR-009 Page 15 
PCA 92-P-001-11 
 
 
 
 

Base Plan/ A-B Alternative 
 

Land Use Gross Floor 
Area  
(square footage) 

Percentage 
of Total 
Land Use 

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

Office 954,000 63.6% 1.88 
Residential 497,000 33.1% 0.98 
Retail/Services 49,000 3.3% 0.097 
Totals  1,500,000 100% 2.96 

 
   Hotel Alternate 

 
Land Use Gross Floor 

Area  
(square footage) 

Percentage 
of Total 
Land Use 

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

Office 725,000 48.3% 1.43 
Residential 497,000 33.1% 0.98 
Hotel 229,000 15.3% 0.45 
Retail/Services 49,000 3.3% 0.097 
Totals  1,500,000 100% 2.96 

 

 
 
Parking Structure Activation and Design 
 
The buildings here, in many cases, are proposed to be constructed with parking garage 
podiums of up to eight stories.  For those buildings which are of a podium design, each 
structure will incorporate ground level lobby, building faces, or retail/service into much of 
the ground plane.  The proffers and plans also include commitments to provide treatment 
for exposed parking structures, as depicted below.  Illustrations show the character of 
some of proposed treatment or the ground level plan. The proffers commit to further refine 
podium treatment at the time of Final Development Plan review; however, any podium 
treatment will be in character with the quality depicted in the illustrations.    
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Figure 8 Ground Floor Plan and Garage treatment precedents  

 
 
Phasing 

 
The applicant intends to develop this project in response to market demand and therefore 
has not committed to any particular order for the development of the buildings.  Instead, 
the applicant has committed to address the timing of needed infrastructure.  Therefore, the 
CDP includes phasing exhibits which demonstrate how each building could be developed if 
the surrounding properties have not yet redeveloped (i.e., what improvements are needed 
to serve that building) (see Sheets A-6.01 – A-6.08).  The draft proffers further detail which 
road, park space and public facilities will be provided with each building.     

 
The draft proffers allow the existing surface parking lot to continue as shown on the CDP 
phasing sheets.  Generally, the applicant proposes to continue use of as much of the 
parking lot as possible for as long as possible. If commercial off-street parking in excess of 
the existing spaces is proposed, the applicant shall submit a supplemental analysis to 
FCDOT and VDOT to assess the impacts of said parking on the surrounding transportation 
network.   

 
Streetscapes 
 
While final streetscape design will be provided with FDPs, the CDP does provide for typical 
streetscape sections in keeping with the Comprehensive Plan recommendations.  In general, 
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the application meets the recommendations of the Comprehensive Plan and Tysons Urban 
Design Guidelines (TUDG) regarding streetscape dimensions and typology.  However, there 
are several locations where onstreet parking is not provided.  Specifically, the application 
does not provide on street parking on Scotts Crossing Road, Frances Drive, the Connector 
Road or North Dartford Drive.  In addition, a bike lane is not proposed along the Connector 
Road.   
 
Staff notes that the applicant does not own the land under the Metrorail tracks along Route 
123, those areas are controlled by the Washington Metropolitan Area Transit Authority 
(WMATA) and thus a modification of the streetscape requirements along Route 123 is not 
required with this application.     
 

 
Figure 9 Route 123 Frontage 

 
Parks and Open Space  
 
The CDP shows two new at-grade public parks (Frances Park and Scotts Run Park).  All of 
the residential buildings would have additional private open spaces provided on the tops of 
the parking podiums and/or on the tops of the residential towers.  Frances Park, in its 
ultimate condition, is proposed as a 33,000 SF acre pocket park which incorporates right of 
way to be vacated with this application. It may include things like playground equipment, 
picnic areas, interactive water features, benches, public art and/or paths and trails.  Scotts 
Run Park is actually two separate natural resource park areas of 0.73 and 1.65 acres that 
will include trails and/or overlooks. 
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Proffered Condition Amendment for PCA 92-P-001-11   
(Reduction at front of staff report) 
 
Title: Overall PCA Exhibit Westgate Subdivison 

Prepared By: Bowman Consulting, Inc.  

Original and Revision Dates: April 17, 2014 revised through May 16, 2014 
 

The PCA exhibit contains 2 sheets.  The first sheet shows the area context, highlights the 
subject property and provides an overall GFA tabulation.  The second sheet is the metes 
and bounds and proffered plat. 

 

The remaining site and building area for RZ 92-P-001 will be 36.36 acres with total building 
GFA of 986,297 SF and an overall FAR of 0.62. As stated earlier in this report, the purpose 
of this PCA is to remove the subject site from RZ 92-P-001.  The site tabulations indicate 
that the remainder of the property located within RZ 92-P-001 will continue to meet the 
proffer conditions related to the maximum FAR over the entire site and remaining land 
bays. 

 
 

ANALYSIS 
 
This section of the report draws on: the site specific recommendations pertaining to this 
site in the Tysons West District of the Tysons Corner Urban Center, which is excerpted 
above; the Land Use, Transportation, Environmental Stewardship, Public Facilities and 
Urban Design sections of the Areawide Recommendations of the Tysons Corner Urban 
Center text in the Comprehensive Plan; and staff analysis as reflected in the agency 
memos found in the appendices of this report.  Because the Tysons Corner Urban Center 
Comprehensive Plan text covers those issues and recommendations that are contained in 
the Residential Development Criteria and the Transit Oriented Development Guidelines, 
this staff report will not separately address the Residential Development Criteria and the 
Transit Oriented Development Guidelines to avoid redundancy.   
 
Land Use 

 
The subject applications are generally designated as Transit Station Mixed Use and 
Parks/Open Space on the Comprehensive Plan’s Conceptual Land Use Map. The area of 
Scotts Run Stream Valley is shown as park and open space.  
 
The Plan defines these land use categories 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 
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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. 
 
Parks/Open Space: These areas are planned for passive and active park 
land and urban open spaces such as plazas and pocket parks.  In 
instances when intensity credit is given for dedicating land for a park or 
open space, the land use mix applied to the intensity credit should be 
consistent with the land use category of an adjacent area.  Additional 
guidance on parks and open space can be found in the Environmental 
Stewardship section. 
 

The proposed mix of office, residential, hotel and retail/services is consistent with the land 
uses envisioned in a Transit Station Mixed Use (TSMU) area.  The residential component 
under both development scenarios conforms to guidance on TSMU area that residential 
use is 20% or more of the total development.  Under the base plan, the proposed office 
component of almost 64% of the total development supports guidance that the overall 
percentage of office uses throughout all of the TSMUs should be approximately 65%.  The 
guidance also recognizes that the land use mix may vary by TOD District or subdistrict.  In 
staff’s opinion, the proposed hotel alternative is an appropriate complementary land use 
even though under this particular scenario the office component will be reduced to 
approximately 48% of the total development.    

 
Base Plan/ A-B Alternative 
 

Land Use Gross Floor 
Area  
(square footage) 

Percentage 
of Total 
Land Use 

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

Office 954,000 63.6% 1.88 
Residential 497,000 33.1% 0.98 
Retail/Services 49,000 3.3% 0.097 
Totals  1,500,000 100% 2.96 
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Hotel Alternate 
 

Land Use Gross Floor 
Area  
(square footage) 

Percentage 
of Total 
Land Use 

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

Office 725,000 48.3% 1.43 
Residential 497,000 33.1% 0.98 
Hotel 229,000 15.3% 0.45 
Retail/Services 49,000 3.3% 0.097 
Totals  1,500,000 100% 2.96 

 
 

The development proposal includes Frances Park and Scotts Run Park on the subject 
property.  Frances Park, an approximately 33,410 square foot park, is generally adjacent 
and east of Scotts Crossing Road.  Scotts Run Park, an approximately 2.3 acre naturalized 
park, contains Scotts Run, floodplain, Environmental Quality Corridor (EQC) and Resource 
Protection Area (RPA).  The general location of Frances Park and Scotts Run Park is 
consistent with the depiction of parks and open space on the Comprehensive Plan’s 
Conceptual Land Use Map for Tysons. 
 
Overall, the land use mix proposed for the subject applications is in general conformance 
with the Comprehensive Plan.  That said, staff will be closely monitoring the progression of 
FDP proposals in this area to ensure that a balanced land use is achieved.   
 
Phasing 

 
The applicant proposes to phase development as depicted on the CDP in Sheets A6.01-
A6.03. In essence, the applicant proposes to construct the buildings while maintaining the 
existing commuter parking lot for as long as possible.  Therefore, the new connector road 
entrance will be provided only with construction of Buildings A or C (with the existing 
entrance serving the other buildings onsite with slight geometric adjustments).  Frances 
Park is also provided with Buildings A or C.  The trail connection along Scotts Run will be 
provided with construction of Building A.  Interim green space is proposed with all phases 
except for with Building B (a residential building).  Given that Building B is residential, staff 
believes that this building should have some open space amenity so that the residents are 
not surrounded by surface parking lots.  Alternatively, the applicant could provide the trail 
connection to the stream valley park which would grant the future residents with access to 
open space.  Overall, the phasing appears appropriate, but will be reviewed again at FDP, 
especially for Building B. 
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Intensity 

 
The majority of the subject property is located within 1/4 mile of the McLean Metro station 
and is not subject to a maximum intensity. The proposed FAR is 2.96. Approximately 
19,484 SF square feet is located outside the ¼ mile radius. This area, labelled as Area C 
shown on the graphic below, is not proposed for development with this application as it is 
adjacent to Scotts Run. 
 

 
Figure 10 Vicinity to Metro Map 

 
 
Staff finds that the intensity proposed for the subject applications is in conformance with 
the Comprehensive Plan. 
 
Interim Development Level 

 
The Comprehensive Plan sets an initial development level (IDL) for office uses in Tysons 
and recommends that a Tysons-wide summary of existing and approved development be 
provided with all rezoning applications in Tysons (Pages 24-26).   
 
The following table summarizes the built and approved office floor area in Tysons and the 
office space proposed with the subject application. 
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Category Office 
(sq. ft.) 

Existing Development1 27,985,000 
Under Construction1 1,103,576 
Approved, Unbuilt 
Development1  

12,239,780 

RZ 2011-PR-009 2 954,000 
Total Office GFA 42,282,356 

1 
Report to Board of Supervisors on Tysons, October 2014 

  2
 Office uses currently do not exist on site 

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

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

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

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

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

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

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

 
On January 8, 2013, the BOS created a Tysons Transportation Service District, 
established the Tysons-wide and Tysons Grid of Streets transportation funds, and adopted 
guidelines for administering the two new funds. 
 
In order to achieve the Comprehensive Plan recommendations for phasing development to 
transportation improvements, the applicant has proffered to make contributions to the 
transportation funds as set forth in the adopted BOS guidelines.  These commitments are 
generally in conformance with the Comprehensive Plan and will be subject to Fairfax 
County Department of Transportation’s review of the proposed improvements to be 
credited against the monetary contributions.   
 
 

 

Dartford Drive  

Grover Street 
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 Phasing to Specific Road Improvements 

 
While the application only proposes three new streets here (including the future connection 
to the DAAR), the phasing of each street and its ability to connect to the existing streets in 
the immediate vicinity is key to the development levels proposed here. The proffers state 
that the development program can only exceed 1,200,000 SF if one or both of two key 
connections—North Dartford to Route 123 or the new Connector Road, is provided. 
Therefore, the phasing of the entrances and the streets is extensively detailed in the 
proffers and plans associated with this application. Overall, staff notes that the existing 
entrance into the surface parking lot will be maintained (with modifications to some of the 
geometry to be reviewed at FDP) until Buildings A or C are constructed. 
 
Overall Operational Analysis 
 
Staff notes that the applicant has recently responded to a request from the Virginia 
Department of Transportation (VDOT) to address various operational issues associated 
with the transportation network provided on this site.  VDOT has agreed to review the 
responses and generally has indicated that the operational issues are resolvable.   
However, final determination on this operational analysis will be provided prior to the 
Planning Commission public hearing.   
 
North Dartford Drive 
 
On the plans, North Dartford Drive is shown to connect to Route 123.  However, the 
connection to Route 123 can only be achieved if: (1) the applicant completes an 
Interchange Modification Request (IMR) related to the DAAR Eastbound Off Ramp; (2) 
said IMR is approved by VDOT and the Federal Highway Administration (FHWA); and (3) 
the property owner, WMATA who owns the land under the Metrorail tracks, approves the 
connection  (WMATA owns the land under the Metrorail tracks).  If the applicant does not 
obtain this approval and these permissions, the project would be limited to 763,200 GFA of 
office uses, 397,600 SF of residential uses and 39,200 SF of retail uses (or any 
combination of uses that would yield fewer trips than those listed above).  The applicant 
has conducted negotiations with WMATA, but while significant progress has been made, 
final permissions await.  In addition, the applicant is in the process of submitting the IMR to 
modify the DAAR ramp to solve merge and weave conditions.  In the proffers, the applicant 
has reserved the right to submit a supplemental traffic analysis to justify a higher square 
footage even without the North Dartford connection to Route 123.  Nevertheless, staff 
believes it would be difficult for a higher density to be justified given the known traffic 
generated by this site.  If approvals from VDOT and FHWA are obtained, the North 
Dartford Drive/Route 123 intersection would be right-in and right-out unless the superstreet 
concept is implemented along Route 123, when the intersection could also accommodate 
left in.  (In order to accommodate the levels of traffic expected in this area, current County 
plans are to convert Route 123 to a superstreet concept, a road design which would 
remove certain turning movements while allowing for U-turns to reduce congestion). 
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Connector Road 
 
Another key transportation need in the area, as identified by the CTIA, is the future street 
connection to the DAAR.  As above, the completion of this street is necessary for the full 
build1out of this application.  Referred to as the future connector road in the proffers, the 
applicant is dedicating all the necessary right of way on their site to accommodate this 
street as well as building the intersection with Scotts Crossing Road.  However, 
construction of this street ends at the applicant’s western property boundary (the western 
arm of the parcel) because the street cannot be built in its entirety without right of way from 
the Gates of Mclean [Tax Map Parcels 29-4 ((12)) 1-10] nor can it be connected to the 
DAAR without permission from the owners of the interchanges [Metropolitan Washington 
Airports Authority (MWAA)] and receipt of all regulatory approvals.  As such, while the 
connector road is necessary for the ultimate build-out of this proposal, it is not funded at 
this time, nor have approvals and permissions needed for its construction been obtained. 
 
Staff and the applicant have spoken with the Gates of McLean Condominium Owners 
Association Board, and it appears unlikely that this land can be provided to the County to 
facilitate the road construction as the by-laws require 66 2/3% approval from the 
homeowners for any kind of land swap or sale.  
 
Given the foregoing, the applicant has the same square footage development limitations 
as listed above for North Dartford Drive.   
 
Grover Street 
 
Grover Street is an east-west connection parallel to Route 123.  It is similar in nature to 
Station Street, an internal street in Scotts Run South, in that Grover Street helps set the 
urban form for this project.  It also helps provide a relief valve for those wishing to access 
the site without using the main entrance to the site at the Connector Road.  The access 
point which is proposed to be right-in/right-out along Scotts Crossing Road is located quite 
close in relation to the existing access point to the commuter parking lot.  
 
In the event that VDOT does not approve a right in/right out movement for Grover Street, 
the street would be only right out until Route 123 is reconfigured into its superstreet 
alignment.   
 

Super Boulevard and Level of Service (LOS) Waiver 
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As discussed earlier in this report, to offset traffic congestion created from this 
development with its impact to the Level of Service (LOS), the Virginia Department of 
Transportation (VDOT) and the Fairfax County Department of Transportation (FCDOT), 
recommended that the applicant address design and construction of the superstreet 
concepts along Route 123 as part of their application.  To that end, the applicant has 
agreed to make contributions to fund reconstruction of Route 123 at the first and second 
site plans equivalent to approximately $0.03 per square foot of new GFA which satisfies 
the previously approved LOS Waiver approved by VDOT in April 2013 for this part of 
Route 123.  
 
Affordable and Workforce Housing 

 
The applicant is proposing to meet the Comprehensive Plan guidance for the provision of 
affordable and workforce housing by proffering to adhere to the Board of Supervisors’ 
Tysons Corner Urban Center Workforce Dwelling Unit Administrative Policy Guidelines 
dated June 22, 2010.  These guidelines may be found at:   
 
http://www.fairfaxcounty.gov/tysons/housing/download/tysons_wdu_policy.pdf  
 
The applicant is proffering to provide workforce dwelling units (WDUs) such that the total 
number of ADUs, if any, plus the total number of WDUs result in not less than 20% of the 
total number of dwelling units to be constructed on the application property plus any WDUs 
that may be provided off-site.  If affordable dwelling units (ADUs) are provided in the 
development, both the ADUs and the ADU bonus units will be deducted from the total 
number of dwelling units on which the WDU calculation is based.    
 
The Plan also recommends that applicants contribute $3.00 (or $0.25 annually) per non-
residential square foot toward affordable housing opportunities in Tysons (Page 35): 

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

 
The applicant is proffering to two options for non-residential (excluding ground floor 
commercial retail/service and public uses) contributions toward the provision of affordable 
and/or workforce housing in Tysons.  The first option is to contribute $3.00 per non-
residential square foot.  The second option is to contribute $0.25 per office or hotel square 
foot annually for 16 years.  The applicant will decide which option will be pursued for each 
building.   
 
The applicant’s proposal to include affordable housing is in general conformance with the 
Comprehensive Plan provided that it is applied to both for sale and rental housing units.      
 
Coordinated Development and Parcel Consolidation  

 
The Comprehensive Plan’s consolidation guidance for the subject application is as follows 
(Tysons East Scotts Run Crossing Recommendations, Page 152): 
 

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 
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alternative, coordinated proffered development plans may be provided as 
indicated in the Areawide Land Use Recommendations.   
 
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.   
 
When a consolidation includes land located in the first intensity tier (within 
1/8 mile of a Metro station), it should also include land in the second 
intensity tier (between 1/8 and 1/4 mile of a station), in order to ensure 
connectivity to the Metro station. 

 
The subject application includes areas within 1/8 mile and 1/4 mile from the McLean Metro 
station as recommended under the consolidation guidance.  As the subject property 
(approximately 9.4 acres) is less than 20 acres, then the Comprehensive Plan five specific 
objectives for consolidations should be met: 
 

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

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

 
 Conceptual engineering of streets that demonstrate connectivity to 

surrounding areas and satisfy the guidance in the Transportation 
section should be completed.  Such engineering should be done in 
coordination with land owners in the surrounding area, and the 
proposed street alignments should be included in an official map, 
as described in the Transportation section. 

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

development proposal should be in conformance with the street 
alignments in the map. 

 
 Provision of parks and open space as set forth in the Environmental 

Stewardship section of the Areawide Recommendations, either on-
site or within the subdistrict through a partnership; 

 
 Provision of land and/or building space for public facilities as set 

forth in the Public Facilities section of the Areawide 
Recommendations; 

 
 Conformance with the guidance in the Urban Design section and 

any urban design guidelines for the district or subdistrict; and 



RZ 2011-PR-009 Page 29 
PCA 92-P-001-11 
 
 

 
 Demonstration of how adjacent parcels could be redeveloped in a 

manner that is compatible with the proposal and in conformance 
with the Plan. 

 
The subject application meets the first objective by providing a functioning street grid.  A 
new east-west connector, referred to as Grover Street, provides access to all proposed 
buildings on the subject property.  A connector road to the DAAR and parallel to Grover 
Street is contemplated by VDOT and FCDOT to the north adjacent to the subject property.  
The applicant proposes to reserve right-of-way for the proposed connector road and 
provide a pro-rata share to its construction by others.  Until this future connector is 
constructed, Frances Drive will serve as a temporary and private street.  To complete the 
street grid, North Dartford Drive will be a new north-south connector to Route 123 as 
described above.     
 
The applicant meets the second objective by providing publicly-accessible park and open 
space areas.  Frances Park, a park with activities for all ages, will contain approximately 
33,410 square feet.  Scotts Run Park, a natural park along the stream with trails, will 
contain approximately 2.3 acres.  An athletic field is also provided off-site in conjunction 
with the Scotts Run South project under approved RZ 2010-PR-010 and RZ 2010-PR-011. 
The quality of these parks and other park-related Plan objectives has been reviewed by 
Fairfax County Park Authority staff and will be reviewed again with the FDPs submitted for 
this site. 
 
The subject application meets the third objective by providing an off-site fire station and 
athletic field in conjunction with the approval of RZ 2011-PR-010 and RZ 2011-PR-011, 
(Scotts Run South) in anticipation of the construction of 1,500,000 square feet of GFA on 
the subject property.   
 
The subject application meets the fourth objective by generally conforming to the Plan’s 
urban design guidance, as described in the Urban Design section of this report. 

 
The subject application is in general conformance with the Comprehensive Plan guidance 
for consolidation and coordinated development in terms of allowing for a future coordinated 
development plan.  The grid streets proposed under this development have been aligned 
to connect to other developments, including Scotts Run Station South to the south and 
Capital One to the west. 
 
Interim Conditions 

 
The Plan contemplates that the actual redevelopment of zoning approvals in Tysons will 
occur over time in reaction to market conditions.  In this case, the applicant builds on a 
blank slate of sorts, as the site is developed with an existing and quite new commuter 
parking lot.  Therefore, the interim conditions analysis has reviewed how well the site will 
function while the parking lot continues to operate. 
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Many buildings here are designed around a conjoined parking podium.  As such, 
completion of only one of the buildings may leave an entrance, a parking garage, or an 
upper level park amenity incomplete or exposed until the second building is finished.  In 
addition to building design, the vehicular and pedestrian networks, which are shown as a 
complete unit in the CDP, may be only partially completed with a particular phase, leaving 
missing links until build-out.   
 
To address these concerns, the applicant has proffered that, with FDP approval, interim 
design conditions will be acknowledged and addressed.  Staff agrees that the appropriate 
time to identify and address these interim conditions is with the FDP, at which time the 
applicant will be better able to address and accommodate changes in the area that might 
occur between the time the CDP is approved, and the later date when FDP approval is 
sought.  In addition to the building design features for interim phases (such as screening a 
temporarily open garage), the FDPs will also include a demonstration of how pedestrian 
access will be provided in a safe, convenient and pleasant manner to the Metro station and 
surrounding facilities.   
 
Public Facilities (Comprehensive Plan Recommendations) 

 
As a part of RZ 2011-PR-010 and 011 (Scotts Run Station South), the applicant proffered 
to provide a fire station no later than December 31, 2020.  At the time of those applications 
were approved, it was understood that the fire station was a significant enough 
commitment that it would also satisfy the public facilities requirements of RZ 2011-PR-009 
so long as the GFA proposed with RZ 2011-PR-009 did not exceed 1.5 million square feet.  
As RZ 2011-PR-009 does not propose to exceed 1.5 million square feet, staff finds that the 
public facilities requirements have been satisfied with this application.   
 
Pedestrian and Bicycle Facilities 

 
The Comprehensive Plan also envisions a robust non-motorized transportation network for 
Tysons Corner.  The applications accommodate the pedestrian primarily in the streetscape 
network, which will be further discussed below.   
 
As noted in the street configuration discussion above, local roads are expected to 
accommodate bike traffic without the need for separate lanes because of their lower 
speeds.  The proffers further commit to provide for resident and visitor bike parking at the 
time of FDP approval.  Staff believes these commitments meet the Comprehensive Plan 
recommendations for the provision of pedestrian and bicycle facilities.   
Transportation Demand Management (TDM) 

 
In discussing the needed transportation improvements in Tysons Corner, the 
Comprehensive Plan begins with transit.  The Plan focuses not only on the new Metrorail 
line, but also on bus and circulator service, accommodation of bike users and the creation 
of safe and attractive pedestrian linkages.  In order to encourage use of all the 
transportation modes, the Plan recommends the implementation of TDM programs 
Tysons-wide.  Specifically, the Plan defines TDM as “a variety of strategies aimed at 
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reducing the demand on the transportation system, particularly to reducing single occupant 
vehicles during peak periods, and expanding the choices available to residents, 
employees, shoppers and visitors.”  The Plan notes that TDM is critical to its 
implementation and that “traffic needs to be minimized to decrease congestion within 
Tysons, to create livable and walkable spaces, and to minimize the effects of traffic on 
neighboring communities.” 
 
The applicant has agreed to a TDM approach, which is consistent with that approved in 
other recent PTC rezonings, and is proffering the following commitments: 

 
 The applicant is committing to meet the Plan goals during all phases of 

development of the site in conformance with a new approach to TDM.  The 
specific vehicle reduction goals are as follows: 

 

Development Levels 
Percentage Vehicle 

Trip Reduction 

Up to 65 million SF of GFA 35% 

65 million SF of GFA 40% 

84 million SF of GFA 45% 

90 million SF of GFA 48% 

96 million SF of GFA 50% 

105 million SF of GFA 53% 

113 million SF of GFA 55% 

  
 The applicant is committing to monitor its TDM program with annual traffic 

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

 The applicant is proffering a detailed implementation plan for the TDM program 
that will also provide the flexibility to modify the program to address changes 
necessary during the life of the project. 

 
 The applicant has committed to provide seed fund to help establish a 

Tysonswide Transportation Management Association (TMA), which would 
coordinate TDM approaches throughout Tysons. 

 
Staff believes that the applicant has provided a robust TDM package that will allow the 
program goals to track closely with local and Tysons-overall development.  This TDM 
program will also provide the flexibility to make adjustments if other portions of the 
development are not proceeding as expected today.  Staff believes the program will 
strongly encourage significant traffic reduction measures, addressing the 
recommendations of the Comprehensive Plan. 
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Parking 

 
Rather than requiring a minimum amount of parking, the PTC district regulations establish 
parking maximums as an effective approach for reducing automobile use.  These 
maximums are seen as a critical component of an effective TDM program as a shortage of 
readily available parking has a bearing on mode choice.  The applicant has proffered to 
provide parking in accordance with the parking requirements for the PTC District. 
Additionally, the applicant has committed to exclude reserved parking spaces from 
residential unit sales/leases (“unbundle” the parking and the unit).  This “unbundling” will 
allow available parking spaces to be used more efficiently, and will create an incentive for 
residents to reduce car ownership.   
 
 
Streetscape Design 

 
The Urban Design section of the Comprehensive Plan provides detailed guidance on 
streetscapes within Tysons.  The Plan defines three streetscape zones: the landscape 
amenity panel, the sidewalk, and the building zone.  These zones are shown in the 
following illustration.  Each zone serves a distinct purpose and has varying dimensions 
based on the adjacent street type and land use.   
 

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

 
It should be noted that the applicant does not have frontage along Route 123.  The site is 
separated from Route 123 by land owned by WMATA (the area under the Metrorail tracks).  
While streetscaping therefore is not required of this applicant, the applicant has agreed 
that at the time of site plan submission for Buildings C, D, or E to request landscaping and 
landscaping easements from WMATA for the property between their site and Route 123.  It 
is staff’s hope that further coordination and cooperation can be possible to make this area 
as attractive and pedestrian-friendly as possible.  

 
Based on the level of information provided at this time in this CDP, it appears that all of the 
proposed streetscapes meet the dimensional standards set forth in the Plan and the Urban 
Design Guidelines.  However, there are several locations where onstreet parking is not 
provided as noted earlier in this report.  In addition, a bike lane is not proposed along the 
Connector Road.  Staff is generally supportive of these streetscape exceptions, but notes 
that parking may be requested at FDP on North Dartford Drive if it can be accommodated.  
Furthermore, the exact alignment of the Connector Road is not set along Buildings A or B 
and as such, onstreet parking will be encouraged if possible (either at FDP or with the 
overall road project). 
 
In addition to the dimensions and conceptual design of the streetscape areas, the 
applicant has proffered to provide a streetscape furnishings and materials plan with each 
FDP.      
 
In the context of the overall goals of the Comprehensive Plan, the streetscape designs 
proposed in the subject application are in general conformance with the Plan.  
 
Building and Site Design 

 
The Comprehensive Plan guidance for building and site design includes elements such as: 
build-to lines; bulk and massing; and step-backs.  The subject applications adhere to these 
design recommendations.  The proposed buildings have been sited along build-to lines to 
create a consistent street wall with appropriate block lengths. The applicant proposes a 
pedestrian hierarchy to define those areas of the development where pedestrian activity 
will be focused.  The proffers commit to appropriate design articulation and fenestration 
commitments for each zone within the hierarchy (however, as noted earlier, staff hopes 
that more work can be coordinated with WMATA to improve the area under the rail tracks 
along Route 123).   
 
Staff notes that it has been a particular challenge to design the buildings and streetscaping 
along the future connector road.  While the Connector Road is a significant transportation 
need, its eventual connection to the DAAR ramp could make that street feel more like a an 
extension of the DAAR rather than a local street.  In order to establish a local street 
character, the street will be improved with sidewalk and landscape amenity panels along 
both sides.  In addition, at least a portion of that street will include residential uses at the 
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ground floor.  When the buildings along the future connector road are submitted for FDP 
approval, these areas will be reviewed again to assure that the pedestrian experience is 
safe and pleasant. Preliminary road designs have also shown a traffic light at the transition 
between the ramp and the street which staff believes will slow traffic and indicate to drivers 
that they are entering a slow street and no longer on a highway.  
 
Staff believes that the building and site design features proposed in the subject 
applications are in general conformance with the Comprehensive Plan. 
 
The CDP include illustrative drawings to show the general character of the buildings and 
the sites, which is appropriate for this stage of the development process as additional 
design details will be provided with each FDP.   
 
Staff finds generally that the site design is in conformance with the standards expected in 
Tysons Corner.  However, there are several locations which will require further refinement 
at FDP.  
 
Building Height 

 
The subject property is split between two 
designations on the Comprehensive 
Plan’s Conceptual Building Heights Map 
(Page 116).  That portion of the site, which 
includes Buildings A, C and D, and is 
located closest to the McLean Metro 
station is in Tier 1 with recommended 
maximum heights ranging from 225 to 400 
feet.  Buildings B and E are located in Tier 
2 with recommended maximum heights 
ranging from 175 to 225 feet.  
 
The following table compares the 
maximum heights recommended in the 

Conceptual Building Heights Map to the proposed range of heights for each building.    
 

Building Proposed Use 

Comprehensive 
Plan Maximum 
Building Height 

Range 

Proposed 
Building 
Height 
Range* 

Building A1  
(Base & Hotel Plans) Residential/Retail/Services Tier 1: 225' - 400' 222' - 400' 
Building A1 
(Building A/B Alternative) Residential/Retail/Services Tier 1: 225' - 400' 262' - 382' 
Building A2 
(Base & Hotel Plans) Residential/Retail/Services Tier 1: 225' - 400' 232' - 322' 
Building A2 
(Building A/B Alternative) Residential/Retail/Services Tier 1: 225' - 400' 202' - 322' 



RZ 2011-PR-009 Page 35 
PCA 92-P-001-11 
 
 
Building B 
(Base & Hotel Plans)  Residentail/Retail/Services Tier 2: 175' - 225' 103' - 183' 
Building B1 
(Building A/B Alternative) Residential/Retail/Services Tier 2: 175' - 225' 133' - 183' 
Building B2 
(Building A/B Alternative) Residential/Retail/Services Tier 2: 175' - 225' 133' - 183' 

Building C 
(all) Office/Retail/Services Tier 1: 225' - 400' 

202' - 386' (+ 
30 for 
penthouse) 

Building D 
(all) Office/Retail/Services Tier 1: 225' - 400' 137' - 280' 

Building E 
(Base & A/B Alternative) Office/Retail/Services Tier 2: 175' - 225' 

115' - 219' 
(+30 for 
penthouse) 

Building E 
(Hotel Plan) Hotel/Retail/Services Tier 2: 175' - 225' 

137' - 217' 
(+30 for 
penthouse) 

*Penthouses are not included in the proposed maximum building height range for office and hotel uses.   
 
The height guidance in the Areawide Recommendations includes (Page 115): 
 

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. 

 
The applicant proposes wide ranges of building heights for the particular buildings and 
under the different alternatives, which could result in a development with a 103-foot 
building near a 400-foot building.  Given numerous permutations of building height 
scenarios, staff has expressed concerns about whether the context of the surrounding 
proposed buildings would be acceptable under all possible scenarios.  The applicant has 
proffered to provide a demonstration of the varied skyline for the development during FDP 
review so that this issue can be further studied.  Therefore, given the relative isolation of 
this property, its unique geography, the proffered commitment and the fact that there is no 
FDP submitted at this time, staff will review the massing with each FDP to evaluate the 
overall compatibility among the buildings.                 
 
Tree Canopy and Plantings 

 
The Comprehensive Plan recommends increased tree planting in Tysons, and recognizes 
that much of this new planting will be accomplished through the provision of street trees. 
While the application meets the tree preservation targets, because the Public Facilities 
Manual (PFM) does not allow off-site trees (such as streetscape trees on public streets) or 
trees in easements on-site to count towards the tree canopy requirements, a PFM 
modification of the 10-year tree canopy requirements is requested for this application.   
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This case generally provides the majority of its trees as street trees, with additional trees 
provided in above-grade terraces and parks.  In this application, the applicant has 
demonstrated that the Plan’s recommended 10% tree coverage goal for a redevelopment 
would be achieved in these applications, so long as the street trees (in the public rights-of-
way) and the trees in easements were counted.  Staff believes a modification in favor of 
that shown on the CDPs is appropriate because of the commitment to provide 
uncompacted soil volumes, to provide alternative locations for trees if needed due to sight 
distance or fire marshal review, and to maintain, irrigate, and replace trees damaged by 
utility repair.   
 
In addition, the applicant needs a modification to the tree preservation targets because 
they are not providing any of the required 10% tree canopy through preservation.  While 
there will be some preservation of existing tree canopy in the floodplain, it is not creditable 
for this calculation. Given that constraint, staff supports this modification. 
 
To ensure that the tree coverage goals proposed in the current application will be met with 
each FDP, the applicant has proffered to provide further landscaping details for each 
building site with the actual types on quantity, quality and species of plantings and 
landscape materials shown on the CDP.  The applicant has also committed that, while 
landscaping may be modified during site plan review to allow for final engineering and 
design consideration, such modifications shall be in substantial conformance with the FDP.  
Staff agrees with this approach and finds the landscaping and tree canopy in conformance 
with the Comprehensive Plan. 
 
Floodplain 
 
The floodplain associated with Scotts Run will be relocated with the culvert and stream 
realignment as shown on Sheet C11.1, the Environmental Overlay Exhibit.   The future 
roadway will impact this floodplain; however, the buildings proposed with this application 
will not be located within the relocated floodplain. 
 

 
Figure 11 Future Floodplain 

Future Floodplain 
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Stream Restoration/Resource Protection Areas (RPA)/Environmental Quality Corridors 
(EQC) 
 
As was the case in Scotts Run Station South, Scotts Run Stream presents both challenges 
and opportunities for this development proposal.  The stream valley park is a valuable 
resource which the applicant proposes to use to help satisfy its park needs.  In this case, 
unlike Scotts Run Station South, use of the stream park must also work with a new street 
that is needed to connect to a future ramp to the DAAR.  In light of the competing interests, 
staff undertook a detailed look at options for stream health, restoration and protection as a 
part of the environmental stewardship in Tysons.   
 
When it became clear in late 2011 that the traffic needs in the area would likely require a 
new street and ramp connection in this area, staff and the applicant reviewed the best way 
to accommodate the new street and still prioritize the health of the stream.  Specifically, 
staff began investigating how the stream would interact with the future connector road.   
First, because this new street must align with Capital One Drive South across Scotts 
Crossing Road, the culvert that conveys the stream under Scotts Crossing Road must be 
extended.  This culvert extension will reroute portions of the stream, which raises concerns 
how the stream could adequately accept the outfall from the culvert.  
 
As such, and given the extensive restoration work on the south side of Route 123, the 
applicant has agreed to design and construct the extension for the Scotts Run Crossing as 
an arched conspan type culvert to accommodate Grover Street (in coordination with 
Fairfax County Department of Public Works and Environmental Services) and design the 
outfall with energy dissipation, grade control and other structures to allow the stream to 
transition into a braided channel condition and direct the stream flow back into the existing 
channel below the new outfall.  The applicant has also agreed to grant access for future 
stream restoration which may be done by the County. Staff believes that these measures 
will reduce the impacts of this outfall and protect the stream until final restoration could be 
designed. 
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The property also includes an RPA, as defined by the Chesapeake Bay Preservation 
Ordinance, and an EQC, as defined by the Comprehensive Plan, associated with Scotts 
Run.  The RPA is currently mapped over areas that contained surface parking, travel 
aisles and portions of the former building onsite and are now part of the existing commuter 
parking lot.  The new buildings and other features of the proposed development will also 
be located within the mapped RPA.  The applicant has shown on the CDP that the existing 
impervious area in the RPA is 44,138 SF.  Overall, this this application proposes no more 
than 11,405 SF of impervious area in the RPA.  It should be noted that this amount does 
not include the impervious area associated with the new public street discussed above, as 
that public street is exempt from the Chesapeake Bay Preservation Ordinance.  Therefore, 
the applicant has shown that there will be no further encroachment or increase in 
impervious area along that RPA frontage and no Chesapeake Bay Protection Ordinance 
exception is required.  
 
 The applicant will also be required to provide a water quality impact assessment (WQIA)at 
the time of site plan.  Furthermore, given the uncertainty associated with construction of 
the new Connector Road, the RPA and EQC will be remapped once the new street is 
constructed and, given the measures discussed above, staff finds that the applicant has 
adequately addressed any impacts to these important environmental corridors. Any further 
impacts will be reviewed with the road design and/or with the FDPs submitted in this 
development. 
 

  

Extended 
Culvert 

Energy Dissipation 
Pools 
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Water Quality 

 
The applicant has pursued a variety of measures to address stormwater management in a 
manner which satisfies both the requirements of the Public Facilities Manual (PFM) and 
the Comprehensive Plan’s water quality goals for the Tysons Corner Urban Center. The 
applicant has demonstrated how the application would satisfy the PFM standards, as well 
as the Comprehensive Plan, for water quantity and quality control.  These measures may 
include, but are not limited to, retention and reuse of runoff from the proposed 
development, low impact development (LID) measures in the form of green roof areas, 
street tree planting areas designed as filter boxes, and detention (through the use of 
underground stormwater vaults where runoff will be released gradually to protect stream 
channels that receive the runoff).  
 
Under the CDP and proffers, the applicant has committed to retain/reuse the first inch of 
rainfall to the extent practicable and has shown a possible scenario as to how that goal 
could be attained.  At the time of FDP, the applicant will refine the work done at CDP and 
will include a specific goal.  The applicant will then meet this goal at site plan although 
alternate measures may be still be used (for example a bio-retention tree pit may be 
enlarged to compensate for a smaller green roof).  The applicant has also committed to 
achieve the stormwater management design credit for LEED. Staff believes that this 
approach will allow for continued refinement of the stormwater management commitment 
while removing the subjective measurement of a goal from the site plan process.   
 
 “Green” Buildings 

 
The Comprehensive Plan recommends that zoning proposals in Tysons at a minimum 
attain LEED certification or the equivalent for residential development and LEED Silver 
certification or the equivalent for non-residential development.  The proffers for residential 
development indicate a commitment on the part of the applicant to achieve LEED-
certification with an option to pursue LEED-Silver or higher certification. The applicant has 
provided a proposal to pursue LEED-NC silver certification with an option to pursue LEED-
NC Gold for office and hotel buildings.  
  
Energy/Resource Conservation   

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

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

 To provide an assessment of the potential for shared energy systems for site plans 
with more than one building;  
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 To provide master electric, gas, and water usage data, to the extent that such 
exists, to the County for each building and the entire property.   

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

 
In order to minimize exposure to noise impacts, the Policy Plan of the Comprehensive Plan 
recommends that noise levels be mitigated to 65 dBA for outdoor activity areas, 50 dBA for 
office environments, and 45 dBA for residences, schools, theaters, hotels, and other noise 
sensitive uses.  A portion of the proposed development includes multi-family residential in 
close proximity to Route 123 and the Metrorail tracks.  As such, staff requested that the 
applicant provide a noise study which measured the current and future noise levels 
impacting the site. 
 
The applicant has provided a noise study, which indicates that the site will be impacted by 
noise levels up to 72.2 dBA Ldn.  This study indicates that noise attenuation should be 
provided for the interior portions of the proposed residential dwelling units and that noise 
levels for the proposed office space should be mitigated to no more than 50 dBA Ldn.  The 
noise study also noted that, “future unmitigated noise levels indicate that elevated plazas 
will be impacted by noise levels exceeding 65 dBA Ldn” and that “[o]utdoor noise 
mitigation at these areas will be required to meet the Fairfax County Policy Plan.”   
 
The draft proffers acknowledge the need for mitigation of the noise levels in the proposed 
residential units to 45 dBA, and 50 dBa for office spaces.  The proffers also note that noise 
impacts will be disclosed for residential units with balconies.  While this information is 
consistent with past practices for such developments, what is unclear at this time is the 
potential phasing of the proposed development.  The residential portions of the 
development include ground level and elevated open space areas.  Staff had been 
concerned that if the proposed office buildings were not constructed first, then the ground 
level open space areas would not be adequately shielded from noise impacts.  Therefore, 
the applicant has proffered that interim noise mitigation for outdoor recreation areas will be 
shown on the FDP should the residential development precede the office development.  
Staff will review any submitted FDP to assure the usable open space has noise levels do 
not exceed 65 dBA Ldn where necessary.   
 
 
Urban Parkland Needs 

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

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

 
Applying this urban parkland standard to the overall proposed development in Scotts Run 
North, the proposal generates a need for approximately 1.26 acres of new urban 
parkland.  The applicant is providing approximately 2.89 acres of new urban parkland 
onsite. The 2.89 acres will be provided in Frances Park, a  pocket park located at the 
corner of Scotts Crossing Road and Grover Street, and two natural resource park areas 
in the Scotts Run Stream Valley.  Frances Park may include parkour stations, 
playgrounds, picnic areas, interactive water features, benches, public art and/or paths 
and trails.  Scotts Run Park will be a naturalized park with trails and/or overlooks that 
connects to an existing offsite trail. 
 
Frances Park will reach its full build-out when the future connector road is constructed.  
This road permits Frances Drive to be removed, allowing the park to be enlarged.  In the 
interim, Frances Drive and Frances Park are designed as an integrated area, maintaining 
as much of a park aesthetic as possible through the use of things like pavers and 
coordinated designs as shown below. 
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Figure 12 Interim and Final Frances Park with character images 

    
Staff finds the onsite urban parks provided in this application will adequately meet the 
development’s need for onsite parks. 
 
Athletic Field Needs 
 
In addition to the need for new urban parks, the Comprehensive Plan also recognizes the 
need for a variety of small and large recreational facilities in Tysons Corner to meet the 
need of new residents, workers, and visitors.  In the Tysons Corner Urban Center 
Areawide Recommendations, Environmental Stewardship Chapter, Parks and Recreation 
Section, Page 82, the Plan states the following: 
 

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

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

Based on Comprehensive Plan guidance for provision of one full-service athletic field per 
4.5 million square feet of new GFA, the proposed development generates a need for 0.33 
athletic fields.  A commitment to satisfy this need (as well as the needs of Scotts Run 
Station South) was approved with RZ 2011-PR-010 and 011 with the commitment to 
construct an athletic field on Tax Map Parcel 29-4 ((6)) 96A (known as the Taft site).     
 

 

Figure 13 Possible Site Layout for Taft Site to incorporate expandable field associated with RZ 2011-PR-010, 011 
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Other Recreational Facility Needs 

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

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

 
Using adopted recreational facility service level standards found in the Parks and 
Recreation element of the Policy Plan, the small-footprint publicly accessible recreational 
facilities needed to address the planned growth for this project area include ½ sport court 
and 1/3 playground.  The CDP indicates that active recreational uses may be included in 
Frances Park, including a playground and/or parkour stations. The exact facilities will be 
provided at the time of FDP.  As such, staff believes the applicant has adequately satisfied 
the Plan expectations for active recreation facilities. 
 
Private Recreation and Amenity Areas 

 
The CDP shows four private rooftop terraces on parking podia with the residential 
buildings and office building.  These areas may include pool facilities, informal seating 
areas, sport courts, landscaping, rooftop gardening areas, hardscape areas and/or passive 
recreation area.  These amenities will allow the applicant to meet the Zoning Ordinance 
requirement to spend $1,800 per non-ADU residential unit for onsite recreational facilities 
and amenities. 
 
Fairfax County Public Schools 

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

 Total 

Elementary 28-41 
Middle 8-12 
High 14-21 

Total 50-74 
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For both applications, the applicant has proffered a contribution of $10,825 per student, 
based on the number of students expected to be generated by utilizing the County’s 
current formula, using the current ratios of 0.087 students per high rise dwelling unit.  If 
development at the maximum level occurs, this would equate to a contribution of 
$801,850.   
 
Sanitary Sewer  

 
As development in the Tysons Corner Urban Center is expected to increase dramatically 
based on the new Comprehensive Plan recommendations, the applicant should be aware 
that off-site trunk sewer upgrades might be necessary in the future, which would be 
handled by a pro-rata share contribution.   
   
Fire and Rescue  

 
The subject property is serviced by the Fairfax County Fire and Rescue Department 
Station #401, Mclean.  The requested rezoning currently meets fire protection guidelines, 
as determined by the Fire and Rescue Department.  As noted previously, the companion 
applications for Scotts Run Station South (RZ 2011-PR-010 and 011) proffer to provide a 
new fire station in the vicinity, increasing protection for this site.   
 
The CDP have been reviewed by the Fire Marshal. The applicant has proffered that at site 
plan, should changes be requested in response to subsequent issues raised by the Fire 
Marshal (including adjustments to tree locations, the streetscape and perimeter building 
areas as necessary to allow for required emergency vehicle access), then these changes 
can occur provided such modifications are made in consultation with the Fairfax County 
Department of Planning and Zoning (DPZ), Fairfax County Department of Transportation 
(FCDOT), Urban Forestry Management Division (UFMD) of DPWES and the Office of 
Community Revitalization (OCR) and in substantial conformance with the intent of the 
CDP, FDP and these proffers.   
 
Fairfax Water  

 
The site is served by Fairfax Water and there is adequate domestic water service from the 
existing 20’ water main located at Route 123.  Fairfax Water, for informational purposes, 
has noted that there is likely a need to install a large diameter water main along Scotts 
Crossing Road to satisfy projected growth in Tysons and that the design and installation of 
this main may be required in conjunction with this site development.  
 
Telecommunications 

 
While no specific telecommunications facilities are proposed with these applications, the 
applicant has proffered to retain the right to place telecommunications equipment on the 
roofs, so long as such installations meet the applicable Zoning Ordinance regulations and 
are screened or set back so as not to be visible from the surrounding streets.  To address 
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concerns about future “dead spaces” at ground level where wireless reception is impeded 
by a proliferation of tall buildings, the applicant has proffered that in addition to rooftop 
installations, equipment may be architecturally integrated onto the facades of the buildings 
to ensure on-street and/or open space wireless coverage.    

 
 

ZONING ORDINANCE PROVISIONS (Appendix 15) 
 
The purpose and intent of the Planned Tysons Corner District is to implement the mix of 
uses, densities, and intensities under the redevelopment option set forth in the adopted 
Comprehensive Plan for the Tysons Corner Urban Center.  These provisions require the 
applicant to demonstrate that the development furthers the vision of the Tysons Corner 
Urban Center as outlined in eight objectives that reflect the standards of the Areawide 
Recommendations contained in the Plan text (which were discussed in detail above).   
 
As noted, this application proposes a mix of residential, office, hotel and other non-
residential uses (such as ground floor retail) identified as “retail/service”.  The proffers 
retain the right to provide any non-residential use permitted in the PTC District in that 
square footage allocated to “retail/service” subject to: (1) the layout being in substantial 
conformance with the CDP; (2) the use meeting all of the use restrictions found in the 
Zoning Ordinance; and (3) the use being shown on an approved FDP.  
 
The Zoning Ordinance provides requirements relating to parking, building height and bulk 
regulations, open space and intensity.  All of these requirements reflect the 
recommendations of the Comprehensive Plan and have been discussed previously in the 
Plan analysis.  It is staff’s opinion, as expressed in this analysis, that the applications meet 
these standards.   
 
Standards for all Planned Developments (Sect. 16-100) 

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

 
Overlay District Requirements 
 
Highway Corridor (HC) (Sect. 7-600) 
 
The Highway Corridor Overlay District puts additional restrictions on certain automobile 
oriented uses, including drive-in financial institutions, fast food restaurants, quick-service 
food stores, service stations and service station/mini-marts.  All of these uses are 
permitted by the PTC District when shown on an approved FDP which are subject to the 
PTC District Use Limitations (as discussed above).  Furthermore, staff believes that the 
appropriate time to evaluate these uses against the restrictions of the HC Overlay District 
is when an FDP (or FDPA) is submitted requesting such a use.   
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Waivers and Modifications (for Rezoning Application) 

 
 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.  The 
proffers further note that if vegetation conflicts with sight distance requirements, the 
applicant will work with staff to make minor adjustments to the tree location or remove 
lower branches.  If necessary, the trees can be relocated by the application in coordination 
with staff.  Due to the level of review of this application and proffered considerations 
related to maintaining sight distances, staff recommends approval of this waiver. 
 

 Waiver of Par. 2 of Sect. 2-506 of the Zoning Ordinance to allow a parapet wall, 
cornice or similar projection to extend more than three feet above the roof.  

 
The applicant has requested this waiver to provide an opportunity to architecturally screen 
mechanical penthouse equipment and to provide for potential architectural elements above 
the main roof line.  Additionally, active recreational uses on roofs may require fencing, 
screening, and barriers exceeding three feet in height.  The applicant has proffered to 
provide details at FDP on these screening elements and thus staff can support this waiver. 
 

 Waiver of Par. 7 of Section 6-505 requiring designation of specific outdoor dining 
areas on the CDP 

 
The applicant has proffered that outdoor dining may be provided but that it would be 
shown at FDP and/or site plan and that any outdoor dining would be provided in the 
building zone and would not encroach into the sidewalk.  With this proffer, staff can 
support this waiver. 
 

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

  
Par. 1 of Sect. 6-506 of the Zoning Ordinance requires a minimum of ten (10) acres in 
order to rezone to the PTC zoning district.  However, the Ordinance allows this minimum 
district area to be waived should a development proposal be in conformance with the 
adopted Comprehensive Plan.  To that end, and throughout the analysis of this application, 
staff has reviewed the application to determine that it is in conformance with the 
recommendations of the Comprehensive Plan to assure that all the elements the Plan 
were met as they pertain to coordinated development and parcel consolidation.   The 
development provides the intensity and mix of uses recommended by the Plan.  The 
development also provides useful transportation links by providing the grid of streets and 
pedestrian connections in the subdistrict.  Finally, the application meets the 
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Comprehensive Plan as it relates to parks, landscaping, streetscaping, public facilities, 
stormwater and environmental recommendations.  As such, staff supports this waiver of 
the minimum district size. 
 

 Modification of Sect. 7-0800 of the PFM to allow the use of tandem parking spaces 
with valet service to be counted as required parking (as permitted by the 
PTC District regulations) 

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

 
 Modification of requirement of a minimum distance of forty feet of a loading space in 

proximity to drive aisles, to that as demonstrated on a CDP or FDP 
 

The applicant has requested this waiver for proposed loading entrances within the 
application area.  Within residential buildings, the proposed loading entrances are 
combined with the garage entrances (so that the buildings have only one vehicular 
entrance) and have placed that entrance on North Dartford Drive in areas not expected to 
be the most heavily trafficked by vehicles or pedestrians. This concept is in keeping with 
the Tysons Street Standards and Comprehensive Plan Urban Guidelines. These features 
will be also shown at FDP, thus staff can support this modification. 

 
 Modification of interior and peripheral parking lot landscape requirements for interim 

surface lots on private streets to that shown on the CDP and FDP. 
 

The existing parking lot landscaping has been approved through a minor site plan and, as 
such, is acceptable to remain as it currently exists.  Since the entire site is currently used 
as commuter parking, it is unlikely that more space would be provided for landscaping.  At 
the time of FDP, however, staff will review any proposed surface parking to remain and 
evaluate its relationship with any proposed building.  Staff supports this modification. 
 

 Modification of peripheral parking lot landscaping requirements for above grade 
parking structures to that shown on the CDP. 

 
The CDP shows above grade parking structures and the applicant is showing peripheral 
landscaping in the form of urban streetscape trees along Grover Street, North Dartford 
Drive and the Connector Road (both interim and ultimate conditions). 
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Figure 14 Street Tree Plantings 

 
No parking is exposed, most of the podium roof spaces are used as terraces.  The design 
has been reviewed by Urban Forestry Management staff and specific tabulations shall be 
provided at FDP for each building.  Staff supports this modification.  
 

 Waiver of Section 16-403 of the Zoning Ordinance requiring a final development 
plan as a prerequisite to a site plan for public improvement plans associated with 
parks and public streets. 
 

In Tysons, it is expected that developments will occur in phases.  In order to facilitate the 
early installation of as many public improvements as possible, staff believes it is 
appropriate to provide a waiver of the FDP requirement for certain public facilities when 
sufficient details are shown on the CDP to allow a site plan or public improvement plan to 
be evaluated.  In this case, the applicant is requesting such a waiver for public 
improvement plans associated with all public streets and parks. As staff would find the 
advancement of public streets and /or parks to be a benefit to the street grid and 
development of Tysons as a whole, staff supports the requested waiver for the described 
situations.   
 

 Modification of Par. 2 of Section 17-201 of the Zoning Ordinance of all trails and 
bike trails in favor of the streetscape and on-road bike lane system shown on the 
CDP 
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Appropriate bicycle facilities are proposed with this application and sidewalks are provided 
along all streets as part of the streetscape in keeping with the urban recommendations of 
the Comprehensive Plan.  Therefore, staff supports the requested modification. 

 
 Waiver of Par. 3 of Section 17-201 of the Zoning Ordinance requirement of a 

service drive along Route 123.  
 
The new design for Route 123, as shown in the Comprehensive Plan, does not include a 
service drive.  Grover Street also provides connectivity parallel to Route 123. Therefore, 
staff supports this waiver request.   

 
 Waiver of Par. 3(B) of Sect. 17-201 of the Zoning Ordinance to provide any 

additional interparcel connections to adjacent parcels beyond that shown on the 
Plans and as proffered 

 
The rezoning application provides for an interconnected grid of streets, and demonstrate 
how the grid may be extended in the future.  The proffers commit to many of these streets 
being public, and to provide public access easements along the private streets.  With these 
commitments, adequate access is provided to connect these developments to the 
surrounding properties as they redevelop.  Therefore, staff believes that a waiver of 
additional interparcel connections is appropriate in this instance. 
 

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

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

 
 Waiver to allow the use of underground stormwater management and best 

management practices in a residential development 
 
Staff is supportive of underground stormwater management in the higher density 
developments expected in Tysons Corner.  Waiver request #6835-WPFM-007-1 (found in 
Appendix 9) has been reviewed by DPWES staff and recommended for approval, with the 
imposition of conditions found in the waiver report and including specifications for the 
design of the facilities, requirements for maintenance agreements and financial 
commitments to ensure funds are available for appropriate maintenance and any 
necessary reconstruction. 
 

 Waiver of Section 12-0508 of the PFM for waiver of the tree preservation target 
 
On this site, many of the existing trees and trees to be preserved are located in a 
floodplain and are therefore not included in the tree tabulation for the gross site area and 
cannot be counted as to be preserved.  As such, while there is tree preservation on this 
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site, the portions of the site outside of the floodplain cannot be developed as intensely as 
envisioned by the Comprehensive Plan without a waiver of the tree preservation target. 
Given the unique circumstances of this site, staff supports this modification. 

 
 Modification of Par. 4 of Section 12-0511 of the PFM for the 10 year tree canopy 

requirements in favor of that shown on the CDP and as proffered; 
 

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

 Modification of Par. 6b of Section 12-0515 of the PFM to allow trees located above 
any proposed percolation trench or bio-retention areas to count towards county tree 
cover requirements as depicted on CDP. 
 

The rezoning application provides details and specifications, with proffers, on how these 
trees above any percolation trench or bioretention area will be planted and maintained and 
will be further refined with specifications to be reviewed at the time of FDP submittal.  The 
proffers include a commitment that in the event any of these trees need to be removed, the 
trees will be replaced to sustain the 10-year tree canopy.  As such, staff can support this 
modification. 
 
Other Requested Waivers and Modifications 
 
The remaining requested waivers and modifications should be addressed at the time of 
site plan review as staff does not have enough information to evaluate those requests. 
 
 
CONCLUSIONS AND RECOMMENDATIONS 

 
Staff Conclusions 

 
The overall Scotts Run North development proposal has been extensively reviewed since 
adoption of the Tysons Comprehensive Plan Amendment and the PTC District Zoning 
Ordinance regulations.  The subject application is a good example of redeveloping a 
challenging site which is heavily impacted by  environmental, transportation, and site 
design constraints.  
 
In general, this application includes well thought-out buildings that frame a safe pleasant, 
and convenient pedestrian realm.  As evidenced by the proffers and discussion in this 
report, staff expects each building to undergo more design review and rigorous testing 
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against this CDP and the Comprehensive Plan as the buildings are submitted for FDP 
approval.   
 
Recommendations 
 
Staff recommends approval of PCA 92-P-001-11. 
 
Staff recommends approval of RZ 2011-PR-009, subject to the execution of proffers 
consistent with those contained in Appendix 1. 
 
Staff recommends approval of the following modifications and waivers for both RZ 2011-
PR-009: 

 

 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; 

 Waiver of Par. 2 of Sect. 2-506 of the Zoning Ordinance to allow a parapet wall, 
cornice or similar projection to extend more than three feet above the roof as 
proffered;  

 Waiver of Par. 7 of Section 6-505 of the Zoning Ordinance requiring designation of 
specific outdoor dining areas on the CDP as limited by the proffers; 

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

 Modification of Sect. 7-0800 of the PFM to allow the use of tandem parking spaces 
with valet service to be counted as required parking as limited by the proffers; 

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

 Modification of interior and peripheral parking lot landscape requirements for interim 
surface lots on private streets to that shown on the CDP and FDP; 

 Modification of peripheral parking lot landscaping requirements for above grade 
parking structures to that shown on the CDP; 

 Waiver of Section 16-403 of the Zoning Ordinance requiring a final development 
plan as a prerequisite to a site plan for public improvement plans associated with 
parks and public streets; 
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 Waiver of Par. 3 of Section 17-201 of the Zoning Ordinance requirement of a 

service drive on Route 123; 

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

 Modification of Par. 2 of Section 17-201 of the Zoning Ordinance of all trails and 
bike trails in favor of the streetscape and on-road bike lane system shown on the 
CDP; 

 Modification of Section 17-201 of the Zoning Ordinance to allow establishment of 
parking control, signs and parking meters along private streets within the 
development; 

 Approval of Waiver #6835-WPFM-00701 to permit underground stormwater vaults 
in a residential development subject to the conditions contained in Appendix 9; 

 Waiver of Section 12-0508 of the PFM for waiver of the tree preservation target; 

 Modification of Par. 4 of Section 12-0511 of the PFM for the 10 year tree canopy 
requirements in favor of that shown on the Plans and as proffered; and 

 Modification of Par. 6b of Section 12-0515 of the PFM to allow trees located above 
any proposed percolation trench or bio-retention areas to count towards county tree 
cover requirements as depicted on CDP and FDP. 
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DRAFT 
 

PROFFERS 
CITYLINE PARTNERS LLC 

RZ 2011-PR-009 
 

April 10, 2015 
 

Pursuant to Section 15.2-2303(A) of the Code of Virginia, 1950, as amended, and Section 
18-204 of the Zoning Ordinance of Fairfax County 1978, as amended (hereinafter referred to as 
the "Zoning Ordinance"), Cityline Partners LLC, for and on behalf of the owners, themselves, 
and their successors and/or assigns (hereinafter collectively referred to as the “Applicant”), in RZ 
2011-PR-009 filed on property identified as Fairfax County tax map 29-4 ((5)) 9, 9A and 10A  
and portions of right-of-way required to be vacated and/or abandoned (hereinafter referred to as 
the “Application Property”) hereby proffers the following, provided that the Board of 
Supervisors (the “Board”) approves a rezoning of the Application Property from the C-3 and HC 
Districts to the PTC District and HC Districts.  Whenever herein a proffer establishes an 
obligation that applies to development and/or redevelopment of a particular building site, then 
the term Applicant shall mean the owner undertaking such development and/or redevelopment.  
Upon approval of the rezoning, these proffers shall replace and supersede all previous proffers 
and development conditions approved on the Application Property.  In the event the rezoning is 
denied by the Board, these proffers and conditions shall immediately be null and void and the 
previous approved proffers and development conditions shall remain in full force and effect.   
 

GENERAL 

1. Conceptual Development Plan.  Subject to the provisions of Section 18-204 of the Zoning 
Ordinance, the Application Property shall be developed in substantial conformance with 
the Scotts Run North Conceptual Development Plan (CDP), prepared by Bowman 
Consulting and SmithGroupJJR, Inc. dated May 10, 2011 and revised through April 3, 
2015, exclusive of those sheets identified as "S" sheets, and as further modified by these 
proffers.   

2. Proffered CDP Elements.  It shall be understood that the proffered elements of the CDP 
are limited to the uses, grid of streets, general location of the points of access, general 
location of the buildings, minimum and maximum building heights, minimum and 
maximum GFA per building, primary use designated for each building, general quality 
and character of the streetscape along the public and private streets within and abutting 
the Application Property and as otherwise specified in these proffers, the build-to lines, 
the overall maximum gross floor area (GFA) for the Application Property, the minimum 
amount and general location of the urban parkland, and other elements as may be 
specifically identified herein. The Applicant has the option to request a Final 
Development Plan (FDP) for elements other than the CDP elements for all or a portion of 
the CDP in accordance with the provisions set forth in Section 16-402 of the Zoning 
Ordinance. 
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3. Development of Building Sites.  The Application Property consists of one or more  

Building Sites, which may contain one or more Buildings, as shown on the CDP. 
Development of each Building Site may proceed in any order, individually or combined, 
provided that such Building Site is developed in accordance with the phasing as 
described in these proffers and as depicted on the CDP.   

4. Minor Modifications.  Minor modifications to the CDP may be permitted as determined 
by the Zoning Administrator, including the flexibility to modify the layout shown on the 
CDP for each Building Site pursuant to Section 16-403(4) of the Zoning Ordinance 
provided such changes are in substantial conformance with the CDP as determined by the 
Zoning Administrator and do not affect the proffered elements of the CDP as specified 
herein.  Building envelopes and the number of units, rooms, floors and square footage 
within and among buildings may be adjusted as set forth on the CDP and in these 
proffers, as long as (i) the maximum building setbacks from the property lines and build-
to lines as shown on the CDP are maintained; (ii) the minimum and maximum building 
heights comply with those shown on the CDP; (iii) the minimum and maximum gross 
floor area per Building Site as shown on the CDP is maintained and (iv) the 
redevelopment otherwise is in substantial conformance with the CDP and the proffers.  
However, reductions in building height below the minimum height as shown on the CDP 
shall be permitted as a result of a reduction in the amount of parking provided and 
subsequent reduction in the height of a parking podium, so long as said reduction is 
consistent with the building’s urban design and character.  The height of parking podiums 
shall be as generally shown on the CDP, but shall not exceed eighty (80) feet. 

5. Severability and Future PCA/CDPA/FDP/FDPA/SE/SP Applications.  Pursuant to Par. 6 
of Sect. 18-204 of the Zoning Ordinance, one or more of the Building Sites, or any 
portion of any Building Site, may be the subject of a separate Proffered Condition 
Amendment ("PCA"), Conceptual Development Plan Amendment ("CDPA"), Final 
Development Plan ("FDP"), Final Development Plan Amendment ("FDPA"), Special 
Exception ("SE"), Special Exception Amendment ("SEA"), Special Permit ("SP"), 
Special Permit Amendment ("SPA"), variance and/or other similar land use applications, 
without joinder and/or consent of the owners of the other portions of the Application 
Property, provided such application will not change or cause or require a change to the 
general layout, physical improvements and/or access for such other portions of the 
Application Property.   Previously approved proffered conditions or development 
conditions applicable to the portion(s) of the Application Property, which are not the 
subject of such an application, shall otherwise remain in full force and effect as to any 
portion(s) of the Application Property.    

PROPOSED DEVELOPMENT 

6. Uses.  The maximum GFA permitted on the Application Property is 1,500,000 square 
feet.  The primary uses on the Application Property shall be office, hotel and/or 
residential on each Building Site.  Retail as identified in the development tabulations on 
the CDP may include any non-residential use permitted in the PTC District, exclusive of 
office, or other high trip generating uses, as limited by Section 6-505 “use limitations,” or 
uses accessory to the primary use.  Such retail uses may be provided at the Applicant’s 
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sole discretion within the proposed building(s) as shown on the FDP submitted for each 
Building Site and shall include uses that create activated first floor store fronts.  
Temporarily vacant first floor store fronts shall be animated with displays, exhibits or 
similar visually interesting uses to minimize the appearance of vacancy.  Said displays 
and/or exhibits shall not interfere with leasing efforts.  Such retail uses may include, but 
not be limited to, ATMs, business service and supply service establishments, quick 
service food stores, fast food restaurants, community uses, health clubs and similar 
commercial recreation uses, personal service establishments, retail sales establishments, 
financial institutions, and eating establishments and similar retail uses.  Said uses shall 
not include stand alone or drive-through uses.  The size, general location and type of 
retail uses shall be reviewed and approved on the FDP.  The Applicant reserves the right 
to construct additional retail on the Application Property above that shown on the CDP 
without the requirement of a CDPA, or PCA, so long as (i) the square footage for office 
use is proportionately reduced at the time of FDP submission, (ii) the maximum GFA on 
the Application Property is not exceeded, and (iii) the amount of retail on the Application 
Property does not exceed seven percent (7%) of 1,500,000 square feet, regardless of a 
reduction to the maximum GFA as described in Proffer 49, and (iv) no retail sales 
establishment-large as defined by the Zoning Ordinance (over 80,000 GFA)  is permitted  
within any one building with a ¼ mile of the McLean Metro Station without the 
submission to VDOT and FCDOT of a supplemental analysis similar to that described in 
Proffer 49.A.(iii) and with a commensurate reduction in office use constructed on the 
Application Property for the amount of retail sales establishment-large over 58,000 GFA 
(the threshold for high-trip generating retail uses within the ¼ mile).   

7. Intensity/Density Credit.  All intensity/density attributable to land area dedicated from the 
Application Property as designated on the CDP and/or conveyed at no cost to the Board 
or any other public entity pursuant to these proffers, or as may be required at FDP or site 
plan, shall be subject to the provisions of Paragraph 4 of Section 2-308 of the Zoning 
Ordinance and is hereby reserved to the Application Property.   

8. Final Development Plans.  All Building Sites may be developed independently.  Final 
Development Plans (FDPs) approved for individual Building Sites on the Application 
Property shall establish the minimum and maximum GFA for each building and the 
primary use of each building, within the limits established by these proffers and the CDP.  
The specific GFA for each Building Site shall be established at FDP and may be further 
refined at site plan.  If the GFA approved with the FDP is less than the maximum shown 
on the CDP, or if the GFA approved with the site plan is less than the maximum shown 
on the FDP, the excess GFA may be utilized in another Building Site(s) on the 
Application Property provided (i) the excess GFA can be accommodated within the 
maximum allowable height for the building utilizing the excess GFA as shown on the 
CDP, and subject to approval of the applicable FDP(s) for the building(s) utilizing the 
excess GFA; (ii) the maximum GFA on the Application Property is not exceeded and (iii) 
the GFA is developed in accordance with Proffer 49.  In addition, the following 
information shall be provided with each FDP or FDPA not filed concurrently with the 
rezoning applications.    
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A. Tabulations.  A tabulation indicating the development status of all property shall 
be provided with each FDP and site plan submitted for the Application Property. 
The tabulation shall include a listing of all existing and proposed buildings, along 
with the GFA and uses approved on the CDP, FDP and site plans as may be 
applicable. The tabulation shall be updated with each subsequent FDP and site 
plan approved for the Application Property.  Correction of inadvertent or 
mathematical errors in the tabulations represented on the CDP, FDPs and site 
plans shall be permitted within the discretion of the Zoning Administrator without 
the necessity of a PCA or CDPA. 

B. Tree Canopy Calculations.  A tabulation indicating the tree canopy calculations 
shall be provided with each FDP and site plan submitted for the Application 
Property and shall be updated with each subsequent FDPA and site plan approved 
for the Application Property. 

C. Supplemental Transportation Information.  The following information to 
supplement the requirements of the Zoning Ordinance: (i) a copy of the previous 
TDM Annual Report, if available, to determine progress toward attaining TDM 
goals and any planned modifications to the TDM program; (ii) vehicular sight 
distance lines at all intersections adjacent to the area subject to such FDP, FDPA 
or site plan based on existing posted and design speeds as well as future design 
speeds, as recommended in the approved "Transportation Design Standards for 
Tysons Corner Urban Center," dated September 13, 2011 (the "Transportation 
Design Standards"), as amended by the Board; (iii) a comparison of the trip 
generation based on ITE's most recent Trip Generation, associated with the FDP, 
FDPA or site plan uses for the building site compared to the trip generation of 
those uses reflected for that building site in the Transportation Impact Analysis 
prepared by Wells + Associates ("TIA") dated May 23, 2011 as revised through 
November 30, 2012; (iv) an analysis of access and queuing associated with 
retained commercial off-street parking; and (v) any supplemental analyses 
required in accordance with Proffer 49. 

D. Utilities.  Proposed location of existing and proposed utilities to serve the area of 
the FDP, or FDPA, overlaid with the landscape plan, including the location of any 
utility vaults and maintenance points to stormwater management facilities. 

E. Adjustment of GFA.  A summary of adjustments to GFA that may only occur 
between Buildings and/or Building Sites in accordance with minimum and 
maximum square footages and uses shown on the CDP and within the maximum 
1,500,000 square feet of GFA permitted on the Application Property.   

F. Proposed Uses.  A list of proposed uses as set forth in Proffer 6 and identified on 
the CDP and demonstration of how such uses meet Section 6-505 "Use 
Limitations" of the PTC District. 

G. Architectural Elements.  Architectural elements and build-to lines as provided in 
Proffer 14 and Proffer 16, respectively, that convey the quality and character of 
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the proposed development.  In addition, architectural design elevations shall be 
presented for the building 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, including possible screening 
elements designed in conjunction with anticipated telecommunication equipment, 
mechanical units and appurtenant facilities as well as possible interim noise 
mitigation for active recreation areas.  Other details of building design (such as, 
but not limited to, specific material or color selections, fenestration details) are 
subject to change within the site plan and building plans for each Building Site. 

H. Build-to Lines.  Proposed Build-to Lines, including any proposed modification to 
the Build-to Lines and/or the expanded streetscape areas.   

I. Streetscape.  Graphic depiction of, and any adjustments to, the activated 
streetscape elements, and refinement of, and adjustments to, streetscape elements. 

J. Building Heights.  A tabulation of building heights, and demonstration that a 
varied skyline is achieved for the Application Property. 

K. Garage/Loading/Service Area Treatments. Proposed parking garage/loading/ 
service area façade treatments as provided in Proffer 18. 

L. Landscaping.  Detailed landscape plans, with alternative planting width details, as 
may be necessary, as provided in Proffers 27 and 29. 

M. Streetscape Furnishings.  Submission of a "Streetscape Furnishing and Materials 
Plan" as provided in Proffer 38.F. 

N. Phasing/Interim Conditions.  Identification of specific, detailed, proposed phased 
improvements/interim conditions in accordance with those generally set forth on 
the phasing-related exhibits provided on Sheets A6.01 through A6.03 of the CDP 
(collectively, the "Phasing Sheets"). 

O. Parks and Recreation.  On-site parks and active recreation facilities, and depiction 
of special amenity features as provided in Proffer 40. 

P. Provisions for Bicycles.  Bicycle parking, storage and bicycle lane dimensions as 
provided in Proffer 67.  

Q. Parking Spaces.  Refinement of the number of parking spaces as provided in 
Proffer 68. 

R. Stormwater Management. Identification of specific stormwater management 
facilities as provided in Proffer 84, required and provided volume reduction 
computation for each Building Site. 

S. Bus Shelters.  Details of the proposed bus shelter locations and designs.   
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T. Workforce Dwelling Units.  For residential development, the expected phasing for 
the construction of the required workforce dwelling units. 

U. Functional Drawings.  Details with respect to sight distance, utilities and/or 
vegetation conflicts with building entrances and/or intersections.  Said functional 
drawings shall also include proposed right-of-way lines associated with public 
streets. 

9. Fire Marshal Evaluation.  Changes from the CDP and FDPs shall be permitted in 
response to the review of site plans by the Fire Marshal, including adjustments to tree 
locations, the streetscape and perimeter building areas as necessary to allow for required 
emergency vehicle access, without requiring approval of a PCA, CDPA and/or FDPA, 
provided such modifications are made in consultation with the Fairfax County 
Department of Planning and Zoning (DPZ), Fairfax County Department of 
Transportation (FCDOT), Urban Forestry Management Division (UFMD) of DPWES 
and the Office of Community Revitalization (OCR) and in substantial conformance with 
the intent of the CDP, FDP and these proffers.   

10. VDOT Evaluation.  Changes from the CDP and FDPs shall be permitted in response to 
the review of site plans by VDOT, including adjustments to tree locations, lane 
use/pavement markings, signage, road alignments, the streetscape and perimeter building 
areas as necessary to allow for required emergency vehicle access, without requiring 
approval of a PCA, CDPA and/or FDPA, provided such modifications are made in 
consultation with DPZ, FCDOT, UFMD of DPWES and OCR and in substantial 
conformance with the intent of the CDP, FDP and these proffers. 

11. Final Clearing Limits. Modifications to clearing limits shown on the CDP shall be 
permitted at FDP and final site plan in response to final design without requiring approval 
of a PCA, CDPA and/or FDPA, provided such modifications are made in consultation 
with DPZ, FCDOT, UFMD of DPWES and OCR and in substantial conformance with 
the intent of the CDP, FDP, and these proffers. 

INTERIM USE 

12. Interim Commercial Parking.  Privately owned and operated commercial off-street  
commuter parking shall be permitted to operate on an interim basis in surface parking lots 
in accordance with an agreement executed between the Board and Cleveland 1820 Dolley 
Madison LLC on December 31, 2013 as may be amended, or within parking structures on 
the Application Property utilizing existing access locations without requiring approval of 
a PCA, CDPA, FDP and/or FDPA.  Said parking shall be operated at rates determined by 
the Applicant.  This parking shall be in addition to the permitted parking for the proposed 
uses on the Application Property.  The existing interim surface parking lot shall be 
permitted to continue in accordance with the phasing shown on the CDP as Building Sites 
are developed.  Should commercial off-street parking be proposed in excess of the 
existing number of interim surface parking spaces, the Applicant shall submit a 
supplemental analysis to FCDOT and VDOT to assess the impacts of said parking on the 
surrounding transportation network.   
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13. Festivals, Fairs or Similar Activities.   The Applicant, or its designee, shall be permitted 

to operate festivals, fairs or similar activities, including, without limitation, farmers' 
markets and food vendors, on the Application Property, either in the interim surface 
parking lot or within publicly-accessible privately owned open space as shown on the 
CDP, including portions of the private streets/pedestrian ways. The Applicant shall 
coordinate with the Zoning Administrator regarding the issuance or approval of a 
temporary special permit as may be required under the Zoning Ordinance, which may 
include the establishment of an annual permit for continuing or seasonal events.  In 
addition, the Applicant reserves the right to periodically close portions of the private 
transportation network for said activities.  Said activities shall be limited to the following 
conditions:   

A. A maximum of 64 events per year;  

B. Admission or other fees may be charged; 

C. Sponsorship by the Applicant, a civic organization, local Chamber of Commerce, 
charitable organization, service club, non-profit or similar entity; and 

D. Compliance with all Health Department regulations. 

ARCHITECTURAL DESIGN 

14. Architectural Design.  Buildings shall create a sense of identity and place at a human 
scale through the use of unifying elements such as materials, textures, color, window 
treatments, detailing, lighting and landscaping.  Buildings shall be designed of high-
quality architecture and building materials that are typically used on the exterior of Class 
A office, residential and hotel buildings of a similar quality as conceptually depicted on 
the CDP, with architectural details provided with the FDP for such buildings.  No exterior 
insulation and finish systems (EIFS) shall be used, unless specifically approved by 
Fairfax County (the "County") with an FDP for an individual Building Site.  Each FDP 
shall specify the building materials, architecture, and specific features designed to 
activate streetscapes, as further described below.  Architectural plans, elevations, 
illustrations, materials and heights may be revised subsequent to CDP and FDP approval 
as a result of final architectural and engineering design, provided the quality of design 
remains in substantial conformance with that shown on the CDP and subsequent FDPs 
and as set forth in these Proffers, as determined by DPWES in consultation with DPZ or 
OCR without the need for administrative approval. 

15. Bird-Friendly Design Strategies.  At time of site plan for each Building Site, Applicant 
shall implement bird-friendly design strategies, if any, consistent with the study prepared 
by Wetland Studies and Solutions, Inc. dated May 21, 2013 and submitted in conjunction 
with RZ 2011-PR-010 and RZ 2011-PR-011.   

16. Build-to-Lines.  Build-to-Lines ("BTL") have been depicted on the CDP to create an 
urban, pedestrian-oriented environment where buildings are located close to the adjacent 
street and pedestrian/streetscape areas are located between the buildings and the streets.  
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In general, building facades are intended to be configured where possible to provide a 
continuous street wall along this line, but modifications to either side of the BTL shall be 
permitted provided they are in general conformance with the CDP and are shown on an 
approved FDP.  Awnings and other architectural canopies attached to the building 
frontage shall not extend beyond the building zone, except as may be shown on an 
approved FDP.  At the time of FDP and/or site plan approval, the Applicant shall identify 
for the portion of the Application Property covered by such FDP or site plan, possible 
locations along the street level for expanded areas for outdoor dining adjacent to cafes 
and restaurants, if applicable, and shall provide appropriate building zones for such uses, 
so that outdoor dining areas do not encroach into the sidewalk. 

17. Streetscape Activation.  The Building Sites identified on the CDP, but not the parking 
structures associated with said buildings, shall generally be constructed with ground 
floors having a minimum floor to floor height of 16 feet to accommodate potential retail 
uses designed to activate the streetscape.  The Applicant shall provide a hierarchy of 
activated streetscapes as delineated and described conceptually on the "Pedestrian 
Circulation Plan" presented on Sheets L-2 and L-2A of the CDP.  The specific activation 
elements to be utilized for each Building Site shall be graphically depicted on the FDP 
for each Building Site. 

A. Primary Pedestrian Corridors.  "Primary Pedestrian Corridors" are intended to 
have the highest levels of pedestrian activity and interaction and typically have 
the widest streetscape and most animated building façades.  Primary Pedestrian 
Corridors shall generally incorporate the following elements, which can be 
adjusted at the time of FDP submission for each respective Building Site: 

(i) Where the ground floors of buildings (not including the associated parking 
garages which are addressed below) incorporate non-residential uses, 
functioning entry doors into such uses shall be provided with a maximum 
separation of 75 feet, unless a greater separation is needed to 
accommodate larger tenant spaces, topographical features or as may be 
approved by the Zoning Administrator.  A minimum of fifty percent 
(50%) of the area of the street front ground floor façades of such buildings 
shall be constructed with glazed windows and doors or other transparent, 
translucent materials. 

(ii) Parking structures along the ground floor façades of buildings shall be 
minimized to the extent possible.  Where parking structures occur along 
the ground floor façade of buildings, the general façade detailing of the 
building above such areas may be continued down to the ground plane or 
other such architectural features provided. 

(iii) Loading/trash/service areas along Primary Pedestrian Corridors shall be 
minimized to the extent possible.  Where these areas occur, they shall be 
screened from public view through the use of doors, recessed entryways, 
architectural features or such similar treatments. Loading/trash/service 
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area doors shall remain closed except when service vehicles are accessing 
the area. 

B. Secondary Pedestrian Corridors.  "Secondary Pedestrian Corridors" typically have 
significant pedestrian volumes and generally are used for pedestrian movement as 
opposed to pedestrian interaction.  Some retail activity may occur in these 
corridors, but generally it will be neighborhood-serving.  Residential and civic 
uses should generally have their entrances facing Secondary Pedestrian Corridors 
which generally have wide streetscapes and significant building façade animation 
in proximity to such entrances.  Secondary Pedestrian Corridors generally shall 
incorporate the following elements, which can be adjusted at the time of FDP 
submission for each respective Building Site: 

(i) Where the ground floors of buildings (not including the associated parking 
garages which are addressed below) incorporate non-residential uses, 
functioning entry doors into such uses shall be provided with a maximum 
separation of 75 feet, unless a greater separation is needed to 
accommodate larger tenant spaces, topographical features or as may be 
approved by the Zoning Administrator.  A minimum of thirty-five percent 
(35%) of the area of the street front ground floor façades of such buildings 
shall be constructed with glazed windows and doors or other transparent, 
translucent materials. 

(ii) In portions of residential buildings (not including the associated parking 
garages which are addressed below) that do not incorporate non-
residential uses on part or all of the ground floors, the building design of 
the primary façades shall incorporate, to the degree feasible, leasing 
offices, lobbies, recreational and amenity spaces on the ground floor with 
a minimum of thirty-five percent (35%) of the ground floor façade 
constructed with glazed windows and/or doors or other transparent, 
translucent materials, and/or incorporate entries into individual dwelling 
units from the street level.  Residential units that have direct access to the 
streetscape from an individual unit shall use design features to provide 
interior privacy such as having a ground floor elevation that is above the 
sidewalk grade or through the use of landscape buffers, where possible. 

(iii) Parking structures along the ground floor façades shall have screening 
composed of architectural and/or landscaping treatments designed to 
restrict views into the parking structures from street level or the general 
façade detailing of the building above may be continued to the ground 
plane. 

(iv) Loading/trash/service areas shall be screened from public view through 
the use of doors, architectural treatments or other similar treatment.  
Loading/trash/service area doors shall remain closed except when service 
vehicles are accessing the area. 
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C. Tertiary Pedestrian Corridors.  "Tertiary Pedestrian Corridors" are intended to 
accommodate modest pedestrian activity-making connections to less intense areas 
or through alleys.  Tertiary Pedestrian Corridors shall incorporate the following 
elements, which can be adjusted at the time of FDP submission for each Building 
Site: 

(i) Where the ground floors of buildings (not including the associated parking 
garages which are addressed below) incorporate non-residential uses, a 
minimum of twenty percent (20%) of the area of the ground floor façades 
of such buildings shall be constructed with glazed windows and doors or 
other transparent, translucent materials. 

(ii) In residential buildings (not including the associated parking garages 
which are addressed below) that do not incorporate non-residential uses on 
part or all of the ground floors, efforts shall be made to incorporate 
recreational and amenity spaces on the ground floor with appropriate 
transparency and/or incorporate entries into individual dwelling units from 
the street level.  Residential units that have direct access to the streetscape 
from an individual unit shall utilize design features to provide interior 
privacy (such as having a ground floor elevation that is above the sidewalk 
grade or through the use of landscape buffers, where possible). 

(iii) Parking structures along the ground floor façades shall have screening 
composed of architectural and/or landscaping treatments designed to 
restrict views into the parking structures from street level, or the general 
façade detailing of the building above may be continued to the ground 
plane. 

(iv) Access to parking garages and loading/trash/service areas may be 
provided along Tertiary Pedestrian Corridors.  Loading/trash/service areas 
shall be screened from public view to the extent possible through the use 
of doors, recessed entryways and/or similar treatment. 

18. Parking Structure Facades.  To further the goals of the Comprehensive Plan, above grade 
parking structures shall incorporate uses or screening at the ground level in keeping with 
Proffer 17 so as to provide a pleasant and attractive design/experience along the 
streetscape.  In addition, one or more of the following techniques shall be employed to 
screen garage areas above the street level:   

A. Inclusion of an active layer of occupied space;  

B. Continuation of the general façade detailing of the tower above; 

C. Extension of retail signage and architectural expressions above the retail level to 
provide a variety of storefront experiences, as may be permitted by the Zoning 
Ordinance or by an approved Comprehensive Sign Plan; or  
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D. For up to the first six (6) levels of above grade parking, application of 
architectural screening materials that may include, but are not limited to metal 
framing systems with inserted panels of wire mesh, metal, glass, natural 
vegetation, vegetative screening systems or other materials, precast concrete or 
masonry spandrels, and glass stair towers and elevators or other systems designed 
to minimize views into the garage spaces from street level.  Any additional levels 
of above grade parking (greater than the first six levels) shall be integrated into 
the architecture of the tower above. 

Parking structure design features and materials shall be depicted for the review and 
approval to the Planning Commission on the FDP. 

19. Minimum and Maximum Building Heights.  The minimum and maximum building height 
for each Building on the Application Property shall be measured in accordance with the 
provisions of the Zoning Ordinance and as identified on the CDP.  The final height of 
buildings shall be determined at the time of site plan approval for each Building Site and 
shall be equal to or less than the maximum height but equal to or greater than the 
minimum height shown on the CDP provided that the buildings retain a similar urban 
form to that shown on the CDP.  All building penthouses and rooftop structures up to 30 
feet in height shall be integrated into the architecture of the buildings.  The height and 
extent of any rooftop penthouse shall be provided on the FDP for each Building Site.  For 
residential buildings, maximum building heights shall include penthouses and all rooftop 
structures.  For non-residential buildings, structures that are excluded from the maximum 
height regulations as set forth in Section 2-506 of the Zoning Ordinance may be 
constructed above the roof level of the top floor of the building.  Additional height may 
be permitted to accommodate features of architectural significance and features 
associated with sustainable design and green building practices.  

20. Telecommunications Equipment and Mechanical Units.  Telecommunications equipment, 
mechanical units and all appurtenant facilities may be placed on the rooftop of any 
proposed building.  Any such facilities must comply with the applicable requirements of 
the Zoning Ordinance and be screened and/or setback 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 from the property line of the Application Property.  
Other screening measures may be used such as screening with architectural features 
and/or landscaping compatible with the building façade architecture, including the 
facilities as part of the architecture of the buildings, utilizing compatible colors, or 
employing telecommunication screening material and flush mounted antennas.  
Telecommunications equipment may also be architecturally integrated onto the facades of 
the building where necessary to ensure on-street and/or open space coverage.  Rooftop 
amenities such as amenity terraces, landscaping or recreation courts may also be used to 
screen rooftop telecommunications equipment and mechanical units.  Details of such 
treatments shall be determined at time of FDP submission and may be further refined at 
site plan.   
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LIGHTING 

21. Lighting.  All streetscape lighting shall be energy efficient.  All on-site, outdoor and 
parking garage lighting shall not exceed that permitted under the Outdoor Lighting 
Standards of Section 14-900 of the Zoning Ordinance, as may be amended.  The same or 
similar street lights shall be used consistently through the Application Property and be 
selected from those listed in the Tysons Urban Design Guidelines, or other lights as may 
be approved by DPWES, DPZ and OCR.  All parking lot and building mounted security 
lighting shall utilize full cut-off fixtures.  Recessed lighting shall be directionally shielded 
to mitigate the impact on the adjacent residences. 

22. Construction Lighting.  During construction the Applicant shall attempt to reduce glare 
from OSHA, VOSHA, VUSBA and local ordinance required superstructure lighting to 
the extent possible without violating aforementioned laws, regulations or policies. 

23. 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 garage not constructed of solid 
walls.  Such lighting shall comply with the requirements of Article 14 of the Zoning 
Ordinance. 

GREEN BUILDING PRACTICES  

24. Green Building Certifications.  For each office or hotel building, the Applicant shall 
provide documentation to the Environmental and Development Review Branch (the 
"EDRB") of DPZ demonstrating the status of attainment of, at a minimum, "LEED 
Silver" certification (or equivalent) by the U.S. Green Building Council's Leadership in 
Energy and Environmental Design – ("LEED"), or equivalent, prior to final bond release 
for each Building Site.  For each residential building the Applicant shall provide 
documentation to EDRB demonstrating the status of attainment of, at a minimum, 
"LEED Certified," or equivalent, prior to final bond release for each Building Site.  In 
addition: 

A. The Applicant shall include a U.S. Green Building Council (USGBC) LEED 
accredited professional as a member of the design team.  The LEED accredited 
professional shall work with the team to incorporate the current version, or any 
available version, at the time of Applicant’s registration, of LEED design 
elements under the USGBC's LEED Core and Shell ("LEED-CS"), LEED New 
Construction ("LEED-NC") or other applicable LEED category rating system into 
the office or hotel building to attain LEED Silver certification.  At time of site 
plan submission, the Applicant shall provide documentation to EDRB of DPZ 
demonstrating compliance with the commitment to engage such a professional. 

B. Office and Hotel Buildings.  The Applicant will include, as part of the site plan 
submission and shell building permit application for each office or hotel Building 
Site to be constructed, a list of specific credits within the most current version, or 
any available version, at the time of Applicant’s registration, of the USGBC’s 
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LEED rating system that the Applicant anticipates attaining.  The LEED-
accredited professional, who is also a professional engineer or licensed architect, 
will provide certification statements at both the time of site plan review and the 
time of building plan review confirming that the items on the list will meet at least 
the minimum number of credits necessary to attain the LEED Silver certification 
for the office or hotel building.  In addition, prior to site plan approval, the 
Applicant will designate the Chief of the EDRB as a team member in the 
USGBC’s LEED online system with respect to the building.  This team member 
will have privileges to review the project status and monitor the progress of all 
documents submitted by the project team, but will not be assigned responsibility 
for any LEED credits and will not be provided with the authority to modify any 
documentation or paperwork. 

Prior to shell building permit issuance for each office building or hotel, 
documentation shall be submitted to the EDRB for each building demonstrating 
that the subject office or hotel Building Site has attained LEED Gold pre-
certification under LEED-CS or 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 Gold certification under LEED-
NC, or other applicable LEED rating system.  Prior to release of the final bond for 
the subject office or hotel Building Site, documentation shall be provided to the 
EDRB for the respective building demonstrating the status of attainment of LEED 
Gold or a higher level of certification from the USGBC for the office or hotel 
building.  If either the pre-certification or design phase review documentation 
cannot be provided prior to shell building permit issuance, but it is anticipated that 
the documentation will be received prior to the attainment of LEED certification, 
then prior to the issuance of the building permit, an escrow as  described in 
Proffer 24.C. below may be posted.  This escrow will be released upon the 
submission of documentation to the EDRB from the USGBC demonstrating that 
the office or hotel building has attained a sufficient number of credits to attain 
LEED Gold pre-certification or 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 Gold certification under LEED-
NC, or other applicable LEED rating system. 

C. Green Building Escrow.  As an alternative to the actions outlined in Proffer 24.B. 
above, if the USGBC's pre-certification or design phase review indicates that the 
office or hotel building to be constructed is not anticipated to attain LEED Gold 
certification, then, a "Green Building Escrow," in the form of cash or a letter of 
credit as defined in the Public Facilities Manual ("PFM") from a financial 
institution acceptable to DPWES, shall be posted in the amount of $2.00 per 
square foot of GFA for the office building and $1.00 per square foot of GFA for 
the hotel.  This Green Building Escrow will be in addition to, and separate from, 
other bond or escrow requirements and shall be released upon demonstration of 
attainment of certification by the USGBC under the project's registered version of 
the LEED rating system or other LEED rating system determined, by the USGBC, 
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to be applicable to each building.  The provision to the EDRB of documentation 
from the USGBC that each building has attained the proffered LEED certification 
shall be sufficient to satisfy this commitment.  If the Applicant provides the 
EDRB, within three (3) years of the issuance of the first tenant Non-RUP for each 
building, documentation demonstrating that LEED Silver certification for such 
building has been attained, the entirety of the escrowed funds shall be released 
and returned to the Applicant who posted such Green Building Escrow. 

If the EDRB receives, within three (3) years of issuance of the first tenant Non-
RUP for the subject building, documentation demonstrating that LEED Silver 
certification for such building has not been attained, but that such building has 
been determined by the USGBC to fall within three (3) points of attainment of 
LEED Silver certification, 50% of the Green Building Escrow shall be released 
and returned to the Applicant who posted such Green Building Escrow, as 
applicable, and the other 50% shall be released to the County and will be posted 
to a fund within the County budget supporting implementation of County 
environmental initiatives. 

If, within three (3) years of issuance of the first tenant Non-RUP for such 
building, documentation fails to be provided to the EDRB demonstrating the 
attainment of LEED Silver certification or documentation is provided 
demonstrating that the building has fallen short of LEED Silver certification by 
more than three (3) points, the entirety of the Green Building Escrow for that 
building shall be released to the County and will be posted to a fund within the 
County budget supporting the implementation of County environmental 
initiatives. 

If documentation is provided from the USGBC demonstrating, to the satisfaction 
of the EDRB, that USGBC completion of the review of the LEED Silver 
certification application has been delayed through no fault of the Applicant, the 
proffered time frame may be extended as determined appropriate by the Zoning 
Administrator, and no release of escrowed funds shall be made during the 
extension. 

D. Residential Buildings.  A LEED-accredited professional shall be included as a 
member of the design team for each residential building.  The LEED-accredited 
professional shall work with the design team to incorporate design elements under 
the current version, or any applicable version, of the LEED rating system 
available at the time of the Applicant's registration of the residential buildings to 
be constructed.  At the time of site plan submission, documentation shall be 
provided to the EDRB demonstrating compliance with the commitment to engage 
such a professional.  In addition, prior to site plan approval for the residential 
building, the Chief of the EDRB shall be designated as a team member in the 
USGBC's LEED online system with respect to such building.  This team member 
will have privileges to review the project status and monitor the progress of all 
LEED-related documents submitted to the Green Building Certification Institute 
by the project team, but will not be assigned responsibility for any LEED credits 
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and will not be provided with the authority to modify any documentation or 
paperwork. 

As part of site plan submission for each residential building to be constructed, a 
list of specific credits within the current version of the LEED rating system 
available at the time of registration (or such other rating system as may be 
applicable pursuant to Proffer 24.E.), which is anticipated to be attained for such 
residential building shall be provided.  Except as otherwise provided below as an 
alternative, the LEED-accredited professional, who is a professional engineer or 
licensed architect, will provide certification statements at the time of site plan 
review and building plan review, confirming that the items on the list will meet at 
least the minimum number of credits necessary to attain LEED certification for 
the subject residential building.  Each building on the Application Property will 
be registered separately and certification may be pursued pursuant to this Proffer 
or the alternative provided below on a building-by-building basis. 

Prior to shell building permit issuance, a "Green Building Escrow," in the form of 
cash or a letter of credit from a financial institution acceptable to DPWES as 
defined in the PFM or a surety bond from a financial institution licensed to do 
business in Virginia shall be posted in the amount of $2.00 per square foot of 
GFA for the building.  This Green Building Escrow will be in addition to, and 
separate from, other bond or escrow requirements and shall be released upon 
demonstration of attainment of LEED certification, by the USGBC under the 
project's registered 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 EDRB of documentation from the USGBC that each residential 
building has attained LEED certification shall be sufficient to satisfy this 
commitment.  At the time LEED certification is demonstrated to the EDRB, the 
escrowed funds shall be released and returned to the Applicant who posted such 
Green Building Escrow, as applicable. 

If the  EDRB receives, within three (3) years of issuance of the last RUP for 
initial occupancy for the subject residential building, documentation 
demonstrating that LEED certification for such building has not been attained but 
that such building has been determined by the USGBC to fall within three (3) 
points of attainment of LEED certification, 50% of the Green Building Escrow 
shall be released and returned to the Applicant who posted such Green Building 
Escrow, as applicable, and the other 50% shall be released to the County and will 
be posted to a fund within the County budget supporting implementation of 
County environmental initiatives. 

If, within three (3) years of issuance of the last RUP for initial occupancy for such 
building, documentation fails to be provided to the EDRB demonstrating the 
attainment of LEED certification or documentation is provided demonstrating that 
the building has fallen short of LEED certification by more than three (3) points, 
the entirety of the Green Building Escrow for that building shall be released to the 
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County and will be posted to a fund within the County budget supporting the 
implementation of County environmental initiatives. 

If documentation is provided from the USGBC demonstrating, to the satisfaction 
of EDRB, that USGBC completion of the review of the LEED certification 
application has been delayed through no fault of the Applicant, the proffered time 
frame may be extended as determined appropriate by the Zoning Administrator, 
and no release of escrowed funds shall be made during the extension. 

E. Residential Green Building Alternative.  As an alternative to the actions outlined 
in Proffer 24.D. above, a certification level higher than LEED certification may 
be pursued, in which case a LEED-accredited professional will provide 
certification statements at the time of site plan and 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 shell building permit issuance, for the building to be constructed, 
documentation shall be submitted to the EDRB regarding the USGBC's 
preliminary review of design-oriented credits in the LEED program.  This 
documentation will demonstrate that the building is anticipated to attain a 
sufficient number of design-related credits that, along with the anticipated 
construction-related credits, will be sufficient to attain LEED Silver certification.  
Under this alternative, a "Green Building Escrow" shall not be required unless the 
above referenced documentation that the building is anticipated to attain LEED 
Silver certification fails to be provided. 

The Applicant may select, subject to EDRB approval, an alternate residential 
rating system such as Earth Craft or National Association of Home Builders with 
Energy Star for energy performance path that may be implemented without an 
escrow.  If one of the alternate residential rating systems listed herein is selected, 
the Applicant shall demonstrate attainment of the selected certification from a 
rater recognized through the selected program prior to the issuance of the last 
RUP for initial occupancy for the Building Site.  In the event certification is 
dependent on the post occupancy operation of the building, the Applicant shall 
demonstrate attainment of the selected certification prior to final bond release. 

F. All references to the USGBC shall apply to LEED equivalent certifying agencies 
selected by the Applicant, provided that the alternative certifying agency is 
acceptable to Fairfax County.  All references in these proffers to a LEED rating 
system shall also and equally apply to such other LEED or similar rating system 
determined to be applicable by the USGBC or such alternative certifying entity.  
In the event a LEED or LEED equivalent requirement (i.e. prerequisite) precludes 
compliance with other applicable building code or other legal requirement, as 
determined by DPWES, construction of the building may, at the Applicant's 
option, comply with such other applicable building code or other legal 
requirement and in such case, shall not be required to comply with the conflicting 
LEED or LEED equivalent requirement. 
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G. The minimum energy performance criteria may be satisfied by the residential and 
office buildings through meeting their respective LEED requirements, but LEED 
requirements may be satisfied on a building site with any mix of credits.   

SUSTAINABLE ENERGY PRACTICES 

25. Sustainable Energy Practices.  To promote efficient, renewable and sustainable energy 
practices, the Applicant shall provide the following information with each FDP 
submission: 

A. Electric Vehicle Charging Infrastructure.  The Applicant shall provide a minimum 
of one (1) recharging station that serves two (2) parking spaces for electric cars 
within each garage on the Application Property.  The Applicant shall also provide 
space and infrastructure to accommodate additional electric vehicle-ready parking 
spaces in the office and residential parking garages.  "Electric vehicle-ready" 
means the provision of space, conduit banks, conduits and access points allowing 
for the easy installation of vehicle charging stations in the future, and does not 
include the installation of transformers, switches, wiring or charging stations. 

B. Shared Energy.  For any site plan that includes more than one building, the 
Applicant shall provide an assessment of the potential, within the area subject to 
the site plan, of shared energy systems, including, but not limited to combined 
heat and power (CHP) (co-generation), micro-CHP, distributed energy resources 
and district heating and/or cooling, and if a shared energy strategy will not be 
pursued, provide a narrative discussion regarding the reasons for this outcome. 

C. Energy and Water Data.  To the extent there are master electric, gas and water 
meters for entire buildings, upon request by the County, the Applicant shall 
provide to the County aggregated non-proprietary energy and water consumption 
data, as practicable, for each building. 

LANDSCAPING 

26. Conceptual Landscape Plan.  The CDP includes a conceptual landscape plan for the 
Application Property consisting of an overall plan and details regarding streetscapes, 
courtyards and private amenity areas generally found on Sheets L-1, L-1A, L-3 through 
L-9.  As part of each and all subsequent FDPs, further landscaping details for each 
Building Site shall be provided in general conformance with the actual types and the 
quantity, quality and species of plantings and landscape materials shown on the CDP.  
Such landscape plan shall include the location of all known utilities and sight distance 
requirements overlaid on the planting plan.  Landscaping may be modified during site 
plan review for each Building Site to allow for final engineering and design 
considerations, including, but not limited to, final utility locations, LID facilities, sight 
distance requirements, Fire Marshal access, and other applicable requirements, provided 
that such modifications are in substantial conformance with the FDP. 
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27. Detailed Landscape Plan.  As part of the site plan submission for each Building Site on 

the Application Property, the Applicant shall submit to UFMD of DPWES for review and 
approval, a detailed 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, 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.  All plant material installed on the Application Property shall be non-
invasive to reduce the spread of invasive species. 

28. Landscaping Adjacent to Route 123.  At time of site plan submission for the first building 
of Buildings C, D or E as shown on the CDP, the Applicant shall request landscaping and 
landscape maintenance easements from WMATA for its property located between the 
Application Property and Route 123.  If said easements are granted by WMATA at no 
cost to the Applicant prior to the site plan approval, the Applicant shall prepare a 
landscape plan for that area between the Application Property and Route 123.  
Landscaping shall consist of a combination of trees, shrubs and/or ground cover and shall 
not include hardscape elements such as plazas, sidewalks and trails.  The landscape 
materials shall not exceed the cost of thirty thousand dollars ($30,000.00).  Said 
landscape plan shall be coordinated with WMATA and UFMD. The landscaping shown 
on the landscape plan shall be installed by the Applicant prior to the issuance of the first 
Non-RUP for the last of Buildings C, D or E as shown on the CDP.  The Applicant shall 
maintain the landscaping that it installs, but shall be under no obligation to acquire or 
lease the property on which the landscaping is located.  Should the Applicant be unable to 
acquire the necessary easements from WMATA at no cost to the Applicant prior to the 
approval of the site plan for the first of Buildings C, D or E as shown on the CDP, despite 
diligent efforts as demonstrated to DPWES, the obligations of this proffer shall be null 
and void and of no further force and effect. 

29. Street Trees and Alternative Planting Width Details.  Street tree species and planting sites 
are depicted on the CDP but remain subject to such revisions as may be approved by the 
UFMD at the time of FDP and site plan approval.  Street trees may be used to 
accommodate bioretention features.  Where minimum planting widths of eight (8) feet 
cannot be provided, alternative measures either as identified in the "Tysons Urban Design 
Guidelines" (endorsed by the Board on January 25, 2012) or as approved by the UFMD, 
shall be used to satisfy the following specifications for all planting sites: 

A. A minimum of 4 feet open surface width and 16 square feet open surface area for 
Category III and Category IV trees (as defined in Table 12.17 of the PFM), with 
the tree located in the center of such open area shall be provided. 

B. A minimum rooting area of 8 feet wide (may be achieved with techniques to 
provide un-compacted soil below hardscape areas) within the pedestrian realm, 
with no barrier to root growth within four feet of the base of the tree shall be 
provided. 
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C. Soil volume for Category III and Category IV trees (as defined in Table 12.17 of 
the PFM) shall be 700 cubic feet per tree for single trees, but may be reduced to a 
minimum of 400 cubic feet in Secondary Pedestrian Corridors where hardscape 
above tree rooting zones is necessary to accommodate pedestrian traffic or where 
utility locations preclude greater soil volumes.  Minimum soil volumes of 700 
cubic feet will be achieved in areas of lower pedestrian volume and where 
hardscape 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 planting area, a 
total soil volume of at least 500 cubic feet per tree shall be provided.  A 
contiguous area shall be any area that provides root access and soil conditions 
favorable for root growth throughout the entire area. 

D. Soil specifications in planting sites shall be provided in the planting notes to be 
included in all site plans filed subsequent to the approval of the rezoning 
applications. 

E. Trees zones shall be installed with a fully automatic drip irrigation system. 

F. Tree grates shall only be required if necessary to maintain a certain sidewalk 
dimension. 

TREE PRESERVATION 

30. Tree Preservation.  The Applicant shall submit a tree preservation plan and narrative as 
part of the first and all subsequent site plan submissions. The tree preservation plan and 
narrative shall be prepared by a certified arborist, landscape architect or a registered 
consulting arborist, and shall be subject to the review and approval of UFMD.  

The tree preservation plan shall include a tree inventory that identifies the location, 
species, critical root zone, size, crown spread and condition analysis percentage rating for 
all individual trees to be preserved, as well as all on and off-site trees, living or dead with 
trunks 12 inches in diameter and greater (measured at 4½ feet from the base of the trunk 
or as otherwise allowed in the latest edition of the Guide for Plant Appraisal published by 
the International Society of Arboriculture) located within 25 feet outside the limits of 
clearing and grading and 10 feet inside the limits of clearing and grading. The tree 
preservation plan shall provide for the preservation of those areas shown for tree 
preservation, those areas outside of the limits of clearing and grading shown on the FDP 
and those additional areas in which trees can be preserved as a result of final engineering. 
The tree preservation plan and narrative shall include all items specified in PFM 12-0507 
and 12-0509. Specific tree preservation activities that will maximize the survivability of 
any tree identified to be preserved, such as: crown pruning, root pruning, mulching, 
fertilization, and others as necessary, shall be included in the tree preservation plan.  
 

31. Tree Appraisal.  The Applicant shall retain a professional arborist with experience in 
plant appraisal, to determine the replacement value of all trees 12 inches in diameter or 
greater located within the areas described in Proffer 30 on the Application Property that 



 
RZ 2011-PR-009 
Page 20 
 

are shown to be saved on the tree preservation plan for a Building Site.  These trees and 
their value shall be identified on the tree preservation plan at the time of the first 
submission of the site plan for a Building Site.  The replacement value shall take into 
consideration the age, size and condition of these trees and shall be determined by the so-
called "Trunk Formula Method" contained in the latest edition of the Guide for Plant 
Appraisal published by the International Society of Arboriculture, subject to review and 
approval by UFMD. 

At the time of the respective site plan approvals, the Applicant shall post a cash bond or a 
letter of credit payable to the County of Fairfax to ensure preservation and/or replacement 
of the trees for which a tree value has been determined in accordance with the paragraph 
above (the "Bonded Trees") that die or are dying due to unauthorized construction 
activities conducted pursuant to such site plan.  The letter of credit or cash deposit shall 
be equal to 50% of the replacement value of the Bonded Trees.  At any time prior to final 
bond release for the improvements on the Application Property constructed adjacent to 
the respective tree save areas, should any Bonded Trees die, be removed, or be 
determined to be dying by UFMD due to unauthorized construction activities, the 
Applicant shall replace such trees at its expense.  The replacement trees shall be a 
minimum 3 inch caliper in size and of equivalent species and/or canopy cover as 
approved by UFMD.  In addition to this replacement obligation, the Applicant shall also 
make a payment equal to the value of any Bonded Tree that is dead or dying or 
improperly removed due to unauthorized construction activity.  This payment shall be 
determined based on the Trunk Formula Method and paid to a fund established by the 
County for furtherance of tree preservation objectives.  Upon release of the bond for the 
improvements of the Application Property constructed adjacent to the respective tree save 
areas, any amount remaining in the bonds for tree preservation or replacement required 
by this proffer shall be released and returned to the Applicant.  
 

32. Tree Preservation Walk-Through.  The Applicant shall retain the services of a certified 
arborist, landscape architect or registered consulting arborist, and shall have the limits of 
clearing and grading marked with a continuous line of flagging prior to the walk-through 
meeting. During the tree-preservation walk-through meeting, the Applicant's certified 
arborist, or landscape architect shall walk the limits of clearing and grading with a 
UFMD representative to determine where adjustments to the clearing limits can be made 
to increase the area of tree preservation and/or to increase the survivability of trees at the 
edge of the limits of clearing and grading, without adversely impacting the proposed 
buildings and related improvements, and such adjustment shall be implemented. Trees 
that are identified as dead or dying may be removed as part of the clearing operation. Any 
tree that is so designated shall be removed in a manner that avoids damage to surrounding 
trees and associated understory vegetation. If a stump must be removed, this shall be 
done in a manner causing as little disturbance as possible to adjacent trees and associated 
understory vegetation and soil conditions.  

33. Limits of Clearing and Grading.  Construction of improvements shall conform to the 
limits of clearing and grading as shown on the FDP and subsequent site plan(s) approved 
for the Building Site, subject to allowances specified in these conditions and for the 
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installation of utilities, public improvements (i.e. roads, streetscapes, sidewalks, degraded 
soil and slope conditions), and/or trails as determined necessary by the Director of 
DPWES, as described herein.  If it is determined necessary to install utilities, public 
improvements, and/or trails in areas protected by the limits of clearing and grading as 
shown on the approved FDP, they shall be located in the least disruptive manner 
necessary.  A replanting plan shall be developed and implemented, subject to approval by 
the UFMD for any areas protected by the limits of clearing and grading that must be 
disturbed for such improvements. 

34. Tree Preservation Fencing.  All trees shown to be preserved on the tree preservation plan 
shall be protected by tree protection fencing. Tree protection fencing in the form of four 
(4) foot high, fourteen (14) gauge welded wire attached to six (6) foot steel posts driven 
eighteen (18) inches into the ground and placed no further than ten (10) feet apart or, 
super silt fence to the extent that required trenching for super silt fence does not sever or 
wound compression roots which can lead to structural failure and/or uprooting of trees 
shall be erected at the limits of clearing and grading as shown on the demolition, and 
phase I & II erosion and sediment control sheets, as may be modified by the “Root 
Pruning” proffer below.  

All tree protection fencing shall be installed after the tree preservation walk-through 
meeting but prior to any clearing and grading activities, including the demolition of any 
existing structures. The installation of all tree protection fencing shall be performed under 
the supervision of a certified arborist, and accomplished in a manner that does not harm 
existing vegetation that is to be preserved. Three (3) days prior to the commencement of 
any clearing, grading or demolition activities, but subsequent to the installation of the tree 
protection fencing, the UFMD shall be notified and given the opportunity to inspect the 
site to ensure that all tree protection fencing has been correctly installed.  If it is 
determined that the fencing has not been installed correctly, no grading or construction 
activities shall occur until the fencing is installed correctly, as determined by the UFMD.  

 
35. Root Pruning.  The Applicant shall root prune, as needed, to comply with the tree 

preservation requirements of these proffers. All treatments shall be clearly identified, 
labeled, and detailed on the erosion and sediment control sheets of the applicable site 
plan. The details for these treatments shall be reviewed and approved by the UFMD, 
accomplished in a manner that protects affected and adjacent vegetation to be preserved, 
and may include, but not be limited to the following:  

 Root pruning shall be done with a trencher or vibratory plow to a depth of 18 
inches.  

 
 Root pruning shall take place prior to any clearing and grading, or demolition of 

structures. 
 
 Root pruning shall be conducted with the supervision of a certified arborist.  
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 An UFMD representative shall be informed when all root pruning and tree 
protection fence installation is complete.  

 

36. Demolition of Existing Structures.  The demolition of all existing features and structures 
outside the limits of clearing and grading areas shown on an approved FDP or final site 
plan  shall be conducted in a manner that does not impact individual trees and/or groups 
of trees that are to be preserved as reviewed and approved by the UFMD.  To the extent 
feasible, materials resulting from demolition shall be recycled. 

37. Site Monitoring.  During any clearing or tree/vegetation/structure removal on the 
Application Property, a representative of the Applicant shall be present to monitor the 
process and ensure that the activities are conducted as proffered and as approved by the 
UFMD. The Applicant shall retain the services of a certified arborist, or registered 
consulting arborist, to monitor all construction and demolition work and tree preservation 
efforts in order to ensure conformance with all tree preservation proffers, and UFMD 
approvals.  The monitoring schedule shall be described and detailed in the applicable tree 
preservation plan, and be reviewed and approved by the UFMD. 

STREETSCAPE 

38. Streetscape.  Streetscape elements shall be installed throughout the Application Property 
as generally illustrated on the CDP.  Streetscape elements shall include: a landscape 
amenity panel located immediately behind the face of curb; a clear pedestrian sidewalk 
adjacent to the landscape amenity panel; and a building zone between the pedestrian 
sidewalk and the face of the building that is designed to allow access to the building 
and/or additional landscaping adjacent to residential uses and also storefront browsing, 
outdoor display, outdoor dining, and similar uses adjacent to Retail/Service uses. Outdoor 
display and outdoor dining areas shall be permitted within the building zone, but not 
within pedestrian sidewalk areas.  Streetscape elements may be adjusted at the time of 
FDP and site plan review, and individual Buildings may have slight variations, provided 
the quality of the streetscape is consistent with that shown on the CDP.  Tree planting 
sites are set forth conceptually on the CDP, and are subject to revision as may be 
approved on the FDP or at site plan by the UFMD.  The Applicant shall retain the 
services of a qualified professional, such as, but not limited to, certified arborist, 
landscape architect, certified horticulturist or registered consulting arborist, to monitor 
the design and inspect the planting of the street trees and shall notify UFMD in writing or 
by electronic mail no later than three business days prior to tree pit construction to allow 
for County inspection.   

A. Invasive Species.  Invasive species, as defined by the PFM, shall not be used 
within the streetscape and landscaped open space areas. 

B. Utilities.  Utilities, including, but not limited to water, sanitary sewer and storm 
sewer utility lines, shall be installed within the street network in accordance with 
the "Transportation Design Standards for Tysons Corner Urban Center" 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 
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shown on the CDP and/or subsequent FDPs as determined by the Applicant and 
DPWES.  If there is no other option as determined by the Applicant in 
consultation with DPWES and DPZ, 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 CDP, and 
subsequent FDPs, as determined by the UFMD.  A conceptual utility plan shall be 
overlaid on the landscape plan submitted with each FDP or FDPA filed 
subsequently to approval of the rezoning applications and shall include the 
location of any utility vaults and maintenance points to stormwater management 
facilities. Adjustments to the type and location of plantings shall be permitted to 
avoid conflicts with utilities and other site engineering considerations.  If at the 
time of site plan approval, street trees shown on the FDP are in conflict with 
existing or proposed utilities and alternative locations for the street trees 
satisfactory to UFMD cannot be accommodated, the Applicant may delete such 
trees without the need for the issuance of a minor modification approved by DPZ 
or the approval of a PCA, CDPA or FDPA. 

C. Access to Stormwater Management Facilities.  Maintenance access points to 
SWM Facilities (as defined in Proffer 84.D.), beneath the streetscape should be 
located outside clear pedestrian walkway zone of the streetscape to the extent 
feasible.  If the access points must be located in the walkway zone, they shall be 
designed as a lift out panel, or similar acceptable method, with the same paving 
materials as the walkway (subject to Americans with Disabilities Act (ADA) 
requirements), be flush with the walkway, and meet ADA accessibility 
requirements.  The location of maintenance access points shall be shown on each 
FDP. 

D. Sight Distance.  If determined at the time of site plan approval that street tree 
locations conflict with sight distance requirements, the Applicant shall make 
efforts to gain approval of said trees by making minor adjustments to their 
locations or by removing their lower branches. However, in the event VDOT, 
Fairfax County or any applicable utility company does not approve such tree 
locations, the Applicant shall be permitted to relocate tree location(s) in 
consultation with UFMD and without the need for the issuance of a minor 
modification approved by DPZ or approval of a PCA, CDPA or FDPA, provided 
that the ten-year tree canopy requirements as shown on the approved CDP are 
met. 

E. Fire Marshal.  If determined at site plan approval that street tree locations conflict 
with Fire Marshal access comments, the Applicant shall make efforts to gain 
approval of said trees by making minor adjustments to their locations or by 
removing their lower branches. However, in the event the Fire Marshal does not 
approve such tree locations, the Applicant shall be permitted to relocate those tree 
location(s) in consultation with UFMD and without the need for the issuance of a 
minor modification approved by DPZ or approval of a PCA, CDPA or FDPA, 
provided that the ten-year tree canopy requirements as shown on the approved 
CDP are met.   
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F. Streetscape Materials.  Unified and high quality streetscape materials shall be 
provided as generally shown on the CDP, and may include, but not be limited to, 
unit pavers, seat walls, tree space edging, lighting, traffic signal poles, benches, 
trash receptacles and other hardscape elements.  A Streetscape Furnishing and 
Materials Plan shall be provided with all FDP and FDPA submissions.  These 
plans shall include general product information and approximate locations of 
furnishings and materials to be located in the streetscape between the building 
face and the curb, and in other public realm open spaces.   Materials, furnishings, 
and lighting shall be compatible with the "Tysons Corner Urban Design 
Guidelines" endorsed by the Board on January 24, 2012 and coordinated with the 
Tysons Partnership, but shall not be subject to approval by the Tysons 
Partnership.    

G. Signage.  Signage for the Application Property shall be provided in accordance 
with the requirements of Article 12 of the Zoning Ordinance. Alternatively, the 
Applicant may seek approval of a Comprehensive Sign Plan (“CSP”) for all or a 
portion of the Application Property.  The placement of traffic control signage on 
public streets shall be coordinated with, and is subject to, VDOT review and 
approval. Wayfinding signage and elements shall be coordinated with the Tysons 
Partnership so as to facilitate a consistent wayfinding and signage system 
throughout the Tysons East District, but shall not be subject to approval by the 
Tysons Partnership.  Wayfinding shall provide direction to locations of prominent 
attractions, parks, cultural arts destinations, and other public amenities.  

H. Maintenance.  The areas between the back of curb and the back of the clear 
pedestrian sidewalk whether located within the public right-of-way or on private 
land with public access easements shall be designated as the Pedestrian Realm.  
The Applicant, or the Administrative Group (the "AG," as defined in Proffer 76), 
once established, on behalf of the Applicant, shall be responsible for obtaining all 
required VDOT permits related to the Pedestrian Realm, for maintaining and 
replacing in-kind all Pedestrian Realm elements, including those located within or 
abutting public right-of-way.  The Applicant or AG shall enter into the 
appropriate agreement, in a form approved by the Office of the County Attorney, 
with the County (or other public entity, as needed) to permit the Applicant or the 
AG to perform such maintenance within publicly-owned portions of the 
Pedestrian Realm.  Neither the Applicant nor the AG shall be required to repair or 
restore any elements of the Pedestrian Realm within publicly-owned areas that are 
damaged by public contractors, or permittees that are not acting under the direct 
authority of the Applicant or the AG. An alternative maintenance agreement, such 
as a Business Improvement District, may be entered into upon written agreement 
of both the County and the Applicant and/or AG without the requirement for a 
PCA. Maintenance commitments include, but are not limited to:  

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

(ii) All associated irrigation elements, exclusive of the public water supply; 
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(iii) All hard surfaces;  

(iv) All streetscape furnishings including benches, bike racks and non-standard 
structures;  

(v) All lighting poles, brackets and fixtures, exclusive of Dominion Virginia 
Power electric service;  

(vi) All non-VDOT standard sign posts, traffic signal poles, pedestrian signal 
poles, mast arms, signal heads and control boxes, exclusive of Dominion 
Virginia Power electric equipment;  

(vii) Snow removal; 

(viii) Leaf removal; 

(ix) Trash, recycling and litter removal; 

(x) Decorative retaining walls; 

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

(xii) All urban park amenities including horticultural care, maintenance of all 
water features, irrigation, lighting, furnishings, paving, and art. 

As determined at the time of FDP approval, where the final streetscape design 
cannot be fully implemented during certain phases of development the Applicant 
shall provide interim streetscape improvements as described herein. 

I. Ownership of the Streetscape/Pedestrian Realm.  Portions of the 
streetscape/Pedestrian Realm shall be dedicated in fee simple to the County of 
Fairfax (or equivalent government body or agency), as conceptually shown on the 
CDP, subject to the following conditions:  

(i) The County shall permit all stormwater and other facilities to be 
constructed and maintained as generally shown on the CDP, as may be 
amended by future FDPs not submitted concurrent with the CDP, subject 
to the Applicant accepting maintenance responsibilities for such facilities; 

(ii) The County shall permit the Applicant to use security-related features, 
including, but not limited to, bollards, that are constructed within 
streetscape areas and shown on an approved FDP.  The FDP shall include 
a narrative describing the importance/necessity of the features for a 
specific tenant;  

(iii) The Applicant shall continue to maintain the Pedestrian Realm facilities as 
described in these proffers;  
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(iv) Dedication of any portions of the Pedestrian Realm intended to be 
publicly-owned shall occur at site plan for a Building Site; and 

(v) Dedications shall be subject to a reservation held by the Applicant to allow 
future utility installation, construction access, temporary construction and 
grading, and other easements reasonably necessary for the convenient 
development, operation, maintenance, repair and/or redevelopment of the 
Applicant's adjacent property. 

J. Private Ownership of Streetscape/Pedestrian Realm.  The Applicant shall work 
diligently with VDOT and the County during the FDP and site plan approval 
processes to ensure that the streets and the area of the landscape amenity 
panel/sidewalk can be accepted by VDOT and/or the County as public streets.  
The Applicant shall dedicate and convey in fee simple right-of-way, including the 
area of the landscape amenity panel/sidewalk, to the Board at time of site plan 
approval, with the following exceptions: 

(i) If at the time of site plan approval it is determined that stormwater 
management facilities or other similar facilities proposed to be located 
beneath the landscape amenity panel/sidewalk will prevent VDOT and/or 
Fairfax County from accepting the landscape amenity panel/sidewalk 
within the right-of-way, the Applicant shall provide dedication measuring 
18 inches from the proposed back of curb line and shall reserve for 
potential future dedication the landscape amenity panel and sidewalk 
areas.  The possible location of electric vaults beneath the landscape 
amenity panel/sidewalk shall be evaluated at time of site plan and, if 
location beneath the landscape amenity panel/sidewalk is necessary, shall 
be subject to the provisions of this proffer.  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. This reservation area shall include easements 
that allow for the installation of signage necessary for safety and operation 
of the street as well as parking regulation equipment by VDOT and/or the 
County. In addition, the Applicant shall provide easements within the 
amenity panel/sidewalk area for bus shelters as determined at the time of 
FDP or site plan. Conveyance of the amenity panel/sidewalk areas to the 
Board shall occur following construction of the street and streetscape 
improvements and final street acceptance inspection by Fairfax County 
and/or VDOT subject to the stipulations in these Proffers. 

Should it be determined following final street acceptance inspection that 
the landscape amenity panel and sidewalk areas continue to be 
unacceptable to VDOT and/or Fairfax County for inclusion in the right-of-
way, the reservation of potential future dedication of the landscape 
amenity panel and sidewalk areas shall be released and the Applicant shall 
grant a public sidewalk and utility easement, in a form acceptable to the 
Office of the County Attorney. This easement shall allow for the 
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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 the amenity panel 
area for bus shelters as determined at the time of FDP or site plan. 

(ii) If at the time of site plan approval it is unclear whether stormwater 
management facilities, electric vaults if necessary, or other similar 
facilities proposed to be located beneath the landscape amenity 
panel/sidewalk will be acceptable to VDOT and/or Fairfax County, the 
Applicant shall provide dedication measuring 18 inches from the proposed 
back of curb line at the time of site plan approval and shall reserve for 
potential future dedication the landscape amenity panel and sidewalk 
areas.  A temporary public access easement in a form acceptable to the 
County Attorney shall be recorded over the reserved landscape amenity 
panel/sidewalk areas until such time as such areas are dedicated. The 
reservation area shall include easements that allow for the installation of 
signage necessary for safety and operation of the street as well as parking 
regulation equipment by VDOT and/or the County. In addition, the 
Applicant shall provide easements within the amenity panel/sidewalk area 
for bus shelters as determined at the time of FDP or site plan.  Conveyance 
of the amenity panel/sidewalk areas to the Board shall occur following 
construction of the street and streetscape improvements and final street 
acceptance inspection by Fairfax County and/or VDOT subject to the 
stipulations in these Proffers.   

Should it be determined following final street acceptance inspection that 
the landscape amenity panel and sidewalk areas are not acceptable to 
VDOT and/or Fairfax County to be included in the right-of-way, the 
reservation of potential future dedication of the landscape amenity panel 
and sidewalk areas shall be released and the Applicant shall grant a public 
sidewalk and utility easement, in a form acceptable to the Office of the 
County Attorney. This easement shall allow for the installation of signage 
necessary for safety and operation of the street as well as parking 
regulation equipment by VDOT and/or the County. In addition, the 
Applicant shall provide easements within the amenity panel area for bus 
shelters as determined at the time of FDP or site plan. 

K. Interim Conditions.  Due to the size of the Application Property and the time 
anticipated for its full build-out, phased redevelopment may result in various 
interim conditions associated with the Application Property as reflected on Sheets 
A6.01 through A6.03 of the CDP.  At the time of FDP submission for a Building 
Site, the Applicant shall identify the specific proposed interim conditions within 
such FDP area and the area immediately abutting it and shall ensure such 
conditions provide safe and reasonable pedestrian connections and vehicular 
access and circulation.    Phased conditions as shown on the FDP shall comply 
with the following general standards: 
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(i) Application of a temporary screening system (which may be removable) to 
the façades of above ground parking garages that will be interior when 
later phases are complete, but that are exposed at phase lines for more than 
a one-year period.  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 façades and/or 
vegetation or other techniques, and shall partially obscure the garage view 
from outside the garage until the next phase is constructed. As may be 
appropriate, the specific temporary screening system to be utilized for 
each garage shall be determined at the time of FDP submission and 
depicted on the FDP.  Other alternate temporary garage screening and the 
use of banners consistent with Article 12 or any approved Comprehensive 
Sign Plan and/or temporary art works as a part of the screening system 
may be approved at the time of FDP approval; 

(ii) Grading and seeding of areas on the Application Property, where existing 
improvements are removed to accommodate a portion of the development 
shown for each Building Site, but which are not used for construction 
staging and/or are not scheduled to have construction commenced on them 
within 12 months; and 

(iii) Provision of attractive temporary construction fencing, which may include 
public art, signage or way-finding elements.  Signage shall comply with 
Article 12 of the Zoning Ordinance or alternatively with an approved 
Comprehensive Sign Plan. 

L. Incorporation of Design Standards.  The Applicant reserves the right, in its sole 
discretion, to utilize and follow in part, or in whole, the "Tysons Corner Urban 
Design Guidelines" endorsed by the Board on January 24, 2012 in lieu of the 
design specifications of these proffers to the extent such specifications are 
covered by such guidelines. 

PRIVATE RECREATION FACILITIES 

39. Private Amenities and Recreational Facilities for Residential Uses.  Pursuant to 
Paragraph 2 of Section 6-508 and Paragraph 2 of Section 16-404 of the Zoning 
Ordinance, the Applicant shall provide a minimum of $1,800.00 per market-rate and 
workforce residential dwelling unit toward construction of developed on-site recreation 
facilities for each residential building.  Prior to final bond release for each building, the 
balance of any funds not expended, as determined by DPWES, shall be contributed to the 
Fairfax County Park Authority ("FCPA") for the provision of recreation facilities serving 
Tysons Corner.   

The specific facilities and amenities to be provided for each individual residential 
building, or shared between two or more residential buildings, which shall be for the use 
and enjoyment of the residents of those buildings, shall be determined at the time of 
subsequent FDP approval.  Amenities to be provided may include, but are not limited to: 
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A. Private exterior recreational areas or courtyards, which may be located on the top 
of residential buildings, upper levels of parking podiums or in at grade open areas, 
which may include pool facilities, informal seating areas, sport courts, 
landscaping, rooftop gardening areas, hardscape areas, passive recreation areas, or 
other private amenities and recreational facilities as determined by the Applicant.  

B. Interior fitness centers furnished with exercise equipment that may include, but 
are not limited to, stationary bikes, treadmills, weight machines and free weights, 
but not necessarily staffed. 

C. Club rooms and/or entertainment centers for resident gatherings.   

The Applicant reserves the right to construct a health club or gym within one or more of 
the office buildings or the hotel on the Application Property.  The Applicant shall have 
the option of allowing residents of the Application Property to use the facility at no cost.  
Said facilities shall be determined at time of FDP submission for the Building Site, and 
may serve as private recreation amenities for residents of the Application Property if 
residents are not charged for use.  Should this option be implemented, and residents are 
allowed to use the facility at no cost, the construction costs of the facilities may be 
counted toward the minimum recreation expenditure described herein.   

PARKS AND OPEN SPACE 

40. Publicly-Accessible Park and Open Space Areas.   Provision of publicly-accessible at 
grade park and open space areas shall be in general conformance with the concepts, 
locations and minimum acreages depicted on the CDP and as further described in these 
proffers as may be adjusted at time of FDP and site plan approval to allow for final 
engineering and design considerations.  While public access easements shall be granted 
for these areas, the Applicant shall retain private ownership and reserves the right to 
reasonably restrict access for limited times for special events, security, maintenance and 
repairs and/or safety purposes.  The CDP depicts the following park and open space 
areas:   

A. Frances Park containing approximately 33,410 square feet that may be 
constructed in two phases, as conceptually shown on Sheet L-5 of the CDP.  The 
final park area shall be determined at time of FDP.  Frances Park shall be 
constructed as a multi-generational park that shall include passive and active 
elements that will be selected and installed subject to the limitations associated 
with an existing storm drainage easement.  Potential activities and amenities may 
include parkour stations, playgrounds, picnic areas, interactive water features, 
benches, seating,  public art and paths/trails. 

B. A naturalized park referred to as Scotts Run Park containing approximately 2.3 
acres as conceptually shown on Sheets L-3 and L-3A of the CDP.  The final park 
area shall be determined at time of FDP.  The naturalized park shall include a trail 
as shown on the CDP that connects to an existing off-site trail.  Said trail shall be 
provided as shown on Sheets A6.01, A6.02 and A6.03 of the CDP.   
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C. The Applicant reserves the right to change, from time to time, the name of 
Frances Park and any other named parks, trails or other elements depicted on the 
CDP or referred to herein without the necessity of a PCA, CDPA or other 
approval. 

41. Tabulation of Open Space.  The publicly-accessible open space tabulations as set forth on 
the CDP shall be achieved when redevelopment of the entire Application Property is 
complete, in accordance with Paragraph 2 of Section 16-403 of the Zoning Ordinance.   

PUBLIC SCHOOLS CONTRIBUTION 

42. Public Schools Contribution.  Prior to the issuance of the first RUP for each residential 
building, the amount of $10,825.00 per student for students projected to be generated by 
such building shall be contributed to the Board, or DPWES, for transfer to Fairfax 
County Public Schools ("FCPS") to be utilized for capital improvements and capacity 
enhancements at the schools that students generated by these residential buildings will 
attend.  This contribution shall be based on student yield ratios of .050, .017 and .030 per 
unit for elementary, middle and high school, respectively.  Such contribution shall be 
made at the time of issuance of the first RUP for each residential building. 

If prior to site plan approval for a residential building, the County should increase the 
accepted ratio of students per subject multifamily unit or the amount of the contribution 
per student, the amount of the contribution shall be increased for that building to reflect 
the current ratio and/or contribution.  This contribution is not subject to the provisions of 
Proffer 90.  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. 

TRANSPORTATION IMPROVEMENTS  

43. Definition of “Construct”.  The term "construct" as used with respect to the transportation 
improvements referenced in these proffers shall mean such transportation improvement is 
open for use by the traveling public whether or not such improvement has been accepted 
by VDOT for maintenance.   

44. Orientation of Roadways.  For purposes of these transportation proffers only, Route 123 
is considered to be oriented in a north-south direction; Scotts Crossing Road is 
considered oriented east-west.  All other roadways parallel to Route 123 and Scotts 
Crossing Road shall be considered oriented consistent with two mainlines referenced in 
this proffer. 

45. Transportation Design Standards for Tysons Corner Urban Center.   All public and 
private streets within the Application Property and proposed herein shall be subject to 
and designed in general conformance with the Transportation Design Standards for 
Tysons Corner Urban Center dated September 13, 2011, as may be amended, subject to 
the approval of any permitted waivers/modifications which may be granted. 
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46. Internal Grid of Streets   The Applicant shall construct a grid of streets on the Application 

Property in conjunction with the redevelopment of each Building Site in accordance with 
the Phasing Sheets and in substantial conformance with the CDP.  Frontage 
improvements along Scotts Crossing Road and/or any other public street may be 
constructed pursuant to VDOT public roadway improvement plans (the “Road Plans”) as 
described more fully in these proffers.  In such an event, all other improvements (other 
than the roadway frontage) shown on the CDP will be constructed in accordance with the 
phasing exhibits for each individual building.  

The functional classification of the roadways comprising the grid of streets on and 
abutting the Application Property is summarized below: 

Street 
 

Classification 

Dolley Madison Boulevard Low Speed Boulevard (Public) 
Scotts Crossing Road Avenue (Public) 
Future Connector Road Collector (Public) 
North Dartford Drive Local (Public) 
Grover Street Local Street (Public) 
Frances Drive Local Street (Temporary/Private) 

 
The Applicant reserves the right to rename any of the proposed public collector and local 
streets to be constructed within the limits of the Application Property at the time of site 
plan approval.  

47. On-Site Road Improvements.  All on-site public road improvements, on-site Private 
Streets, and on-site Private Access Drives together with appropriate/required pavement 
transitions shall be constructed with the redevelopment of individual Building Sites as 
discussed above and as reflected on the Phasing Sheets, subject to VDOT approval and in 
consultation with FCDOT.  Such improvements shall be constructed prior to issuance of 
the first initial RUP or Non-RUP for the individual new building to be constructed.  Such 
on-site road improvements shall consist of the following: 

A. Grover Street.  The Applicant shall construct Grover Street (a portion of which 
shall be public and the remainder private as shown on the CDP) as a two-lane 
local street with on-street parking provided along both sides of the roadway as 
generally depicted in the CDP and more specifically as shown on Sheets A6.01 
through A6.03 of the CDP.  The connection of Grover Street to Scotts Crossing 
Road shall be designed to provide for right-in/right-out movements.  The extent, 
final design, and timing of these improvements shall be provided in conjunction 
with the development of individual Building Sites and shall be determined at the 
time of site plan approval for those individual Building Sites.   

(i) As reflected on Phasing Sheets A6.01 through A6.03 of the CDP, the 
existing interim full movement access to/from Scotts Crossing Road to the 
interim commuter parking lot shall be retained to facilitate access to new 
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buildings B, D or E.  In the event the Scotts Crossing Road improvements 
(reflected on the CDP) have been constructed by others prior to the 
submission of the first site plan for the first of new buildings B, D or E, 
then in such event, the Applicant shall, notwithstanding what is outlined in 
subparagraph (ii) below, construct that portion of the Future Connector 
Road and Frances Drive, as well as the right-in/right-out connection of 
Grover Street to Scotts Crossing Road all as reflected in the CDP and 
located within the limits of the Application Property prior to the issuance 
of the first RUP or Non-RUP for the applicable trigger building (B, D or 
E). 

(ii) With the first of new building A or C to be constructed on the Application 
Property, the Applicant shall construct the portion of the Future Connector 
Road and Frances Drive reflected in the CDP and located within the limits 
of the Application Property.  In addition and in conjunction with the 
construction of the Future Connector Road and Frances Drive, the 
Applicant shall, remove and scarify the existing interim commuter lot 
entrance to the Application Property from Scotts Crossing Road and 
construct the Grover Street connection to Scotts Crossing Road to permit 
right-in/right-out only movements as shown on the CDP. 

(iii) At such time as Route 123 is reconfigured as a superstreet between the 
Dulles Airport and Access Road (DAAR)  and I-495 then the Grover 
Street connection to Scotts Crossing Road shall be modified to provide for 
permanent right-in and right-out movements as ultimately reflected on the 
CDP. 

B. North Dartford Drive.  The Applicant shall construct North Dartford Drive as a 
two-lane, public, local roadway as depicted on Sheet L-8 of the CDP and as 
shown on Sheets A6.01 through A6.03 of the CDP.  The intersection of Route 123 
and North Dartford Drive shall be designed and constructed to ultimately permit 
left-in/right-in/right-out movements to/from North Dartford Drive in conjunction 
with the reconstruction of Route 123 as a superstreet by others.  The extent, final 
design and timing of the improvements to North Dartford Drive shall be provided 
in conjunction with the development of individual Building Sites and shall be 
determined at the time of site plan approval for those individual Building Sites 
and in accordance with the following.  Each Applicant, as to its respective 
Building Site, reserves the right, in its sole discretion, to complete such 
improvements as a single public road improvement or in separate segments, as 
long as at least the frontage improvements for the respective Building Site have 
been constructed prior to the issuance of the first initial RUP or Non-RUP for that 
Building Site. 

(i)  At such time as the Applicant completes and VDOT and FHWA approve 
an Interchange Modification Request (IMR) associated with the DAAR 
Eastbound Off-ramp at Route 123, then the connection of North Dartford 
Drive to Route 123, as shown on Sheet C5.0 of the CDP, shall be 
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constructed to permit right-in/right-out movements to/from Route 123. 
Those improvements identified in the IMR as needed to mitigate any 
impacts associated with the connection of North Dartford to Route 123 
and deemed necessary by VDOT and/or FHWA shall be constructed by 
the Applicant as qualified below.   

a. If the level of improvements necessary to facilitate the connection 
of North Dartford Drive to Route 123 are determined to be, in sole 
discretion of the Applicant, too costly to construct, then the 
Applicant shall be limited to the level of development outlined in 
Proffer 49.A.(i) until such time as the Future Connector Road is 
constructed and open for public use between Scotts Crossing Road 
and the DAAR Eastbound Off-ramp. 

(ii) Left-in movements from Route 123 to North Dartford Drive as shown on 
Sheet C5.1 of the CDP shall only be permitted with the reconfiguration of 
Route 123 as a superstreet between the DAAR and I-495. 

(iii) The section of North Dartford Drive from Grover Street west to the Future 
Connector Road will be designed and constructed in accordance with 
public street standards applicable to a “local” street but will be privately 
maintained until such time as the Future Connector Road is constructed by 
others and VDOT accepts this section of North Dartford Drive into the 
state system for maintenance.  The right-of-way for this section of North 
Dartford Drive shall be reserved for future dedication for public street 
purposes until such time as VDOT is prepared to accept the segment 
described above. 

C. Future Connector Road.  The Applicant shall dedicate right-of-way for and 
construct a portion of the Future Connector Road to provide for three (3) 
outbound lanes and two (2) inbound lanes at its intersection with Scotts Crossing 
Road as shown on the CDP north to Frances Drive.  The Applicant shall further 
dedicate two (2) additional rights-of-way on the Application Property as reflected 
on the CDP for the extension of the Future Connector Road north to the DAAR 
eastbound off-ramp in order to provide a continuous public roadway between 
Scotts Crossing Road and the DAAR ramp.  The two dedication areas are 
identified on the CDP as Section A and Section B.   

(i) Section A extends from the northernmost boundary of 2015 Tax Map:  29-
4 ((12)) common area to the proposed centerline of North Dartford Drive 
(generally along the rear of Building Site “A”); and Section B extends 
from the centerline of North Dartford Drive north to the northernmost 
limit of the Application Property (generally along the rear of the Building 
Site “B”). 

(ii) The Section A and B areas shall be dedicated, in fee simple to the Fairfax 
County Board of Supervisors at the time of site plan approval for Building 
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A and/or Building B, respectively or no later than 60 days after such time 
as Fairfax County and/or VDOT has requested in writing that the 
Applicant provide the dedication of one or both such Sections, whichever 
first occurs.  This Proffer in no way obligates the Applicant or its 
Successors or Assigns to construct any portion of this Future Connector 
Road within the limits of the two (2) dedication areas (Sections A or B). 

(iii) At such time as Fairfax County acquires all land area required for Future 
Connector Road, the Applicant shall offer to convey approximately 13,509 
square feet of land to the owners of 2015 Tax Map: 29-4 ((12)) common 
area in exchange for approximately 1,919 square feet of land as shown on 
Sheet S1.0 of the CDP.   

D. Frances Drive.  Frances Drive shall be designed and constructed as a temporary 
private street between Grover Street and the Future Connector Road and available 
for use by the public.  Although not a public street, Frances Drive shall be 
constructed of materials and depth of pavement consistent with public street 
standards and in accordance with the PFM.  A public access easement in a 
standard form acceptable to the County Attorney shall be granted over Frances 
Drive prior to the issuance of the first RUP or Non-RUP for the first of Buildings 
A1 or C.  Coincident with the construction of the Future Connector Road such 
that a continuous public street connection between Scotts Crossing Road and 
North Dartford Drive is available and open to traffic, then the Applicant shall 
remove and scarify Frances Drive and the area shall be incorporated into Frances 
Park 

48. Future Connector Road Contribution.  Prior to the issuance of the first RUP or Non-RUP 
for each new building on the Application Property, the Applicant shall contribute (one 
time) to the County, $0.62 per gross square foot associated with the specific building 
receiving the RUP or Non-RUP towards the construction of the Future Connector Road 
from the southernmost property line with 29-4 ((12)) common area north to the DAAR 
Eastbound off-ramp.  In the event the FHWA and/or MWAA does not approve the 
connection of the Future Connector Road to the DAAR Eastbound off-ramp, then the 
County may use those funds for other transportation improvements in the Tysons East 
District. 

49. Development Phasing. Future transportation improvements in the Tysons East District to 
increase network capacity include a new Future Connector Road between Scotts Crossing 
Road and the Dulles Airport Access Off-ramp and a North-South Connector (North 
Dartford Drive) that extends north from Route 123 to the Connector Road.  Prior to the 
construction of 1) the Future Connector Road or 2) the connection of North Dartford 
Drive to Route 123, development of the Application Property shall occur in accordance 
with the following: 

A. Prior to the construction of one of the two connections listed above, overall new 
development on the Application Property shall be limited to the following: 
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(i) 763,200 GFA of office uses, 397,600 GSF of residential uses and 39,200 
GFA of retail/service uses; or 

(ii) Any combination of office, residential, hotel and retail/service uses, which 
generate an equivalent or lesser number of gross peak hour trips to those 
uses listed in subparagraph (i) above based on rates/equations published in 
ITE’s Trip Generation manual. 

(iii) Development on the Application Property may exceed the development 
levels set forth in Paragraph A (i) or (ii) above if the Applicant can 
demonstrate to FCDOT and VDOT that additional development can be 
accommodated by the current roadway network in place or with either the 
acceleration of proffered improvements and/or the provision of 
alternative/additional improvements.  At the time of FDP or FDPA 
submission for any new development on the Application Property that 
exceeds the limitations set forth in Paragraph A (i) or (ii) above, the 
Applicant may submit a supplemental operational analysis to FCDOT and 
VDOT to assess the impacts of such additional development on the 
surrounding transportation network.  The scope of said supplemental 
analysis shall be developed in conjunction with both agencies and reflect 
updated information/traffic conditions.  As part of the analysis, the 
Applicant may propose an acceleration of proffered improvements and/or 
the provision of alternative/additional improvements needed to support the 
level of new development proposed with the FDP or FDPA.  Such 
improvements shall be subject to FCDOT and VDOT approval and the 
Applicant may provide such alternative/additional improvements without 
the necessity for a PCA, CDPA and/or FDPA. 

a. If the results of the supplemental operational analysis indicate that 
additional development levels beyond those listed in Paragraph A 
(i) or (ii) can be accommodated with the current roadway network 
in place or with either the acceleration of proffered improvements 
and/or the provision of alternative/additional improvements, then 
the Applicant may proceed with the development (as reflected in 
the supplemental operational analysis) provided those 
improvements identified by the supplemental operational analysis 
are constructed prior to the issuance of the first RUP or Non-RUP 
for the first new building, which exceeds the prior levels of 
development outlined in 49.A.(i) or (ii). 

b. If the Applicant proposes to accelerate any proffered 
improvements, it may utilize any such funds contributed by others 
towards those specific improvements if available and/or may 
request credit for accelerated improvements against proffered 
contributions for the Tysons Grid of Streets Transportation Fund or 
the Tysons-wide Transportation Fund. 
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B. Following the construction of the street grid including 1) the Future Connector 
Road connecting Scotts Crossing Road with the Dulles Airport Access Off-ramp 
or 2) North Dartford Street’s connection to Route 123 as a right in/right out, 
together with any improvements to the DAAR eastbound off-ramp identified by 
the IMR and constructed by the Applicant, development on the Application 
Property shall be permitted up to the maximum GFA of 1,500,000 square feet as 
reflected in the CDP without the need for any supplemental operational analysis 
as described in Paragraph A (iii) above. 

50. Route 123 Super Street Concept.  The Applicant shall contribute a total of $45,000.00 
(equivalent to approximately $0.03 per square foot of new GFA) to Fairfax County in 
support of the Level of Service waiver approved by VDOT on April 12, 2013 towards the 
reconstruction of Route 123 between the DAAR and I-495 as a super street.  
Notwithstanding Proffer 90, these contributions shall only be adjusted at the time of 
payment and from the date of VDOT’s approval of the advance preliminary design 
(APD) plans being completed by the Applicant in conjunction with proffers adopted in 
conjunction with RZ 2011-PR-010 and RZ 2011-PR-011, and as permitted by Section 
15.2-2303.2 of the Code of Virginia as amended.  Fifty (50%) percent of the total 
contribution (approximately $22,500.00) shall be paid coincident with the approval of the 
first site plan filed on the Application Property.  The remaining fifty percent (50%) of the 
total contribution shall be paid at the time of site plan approval for the second new 
Building on the Property. 

51. Supplemental Traffic Analyses.   At the time of FDP or site plan submission for each new 
Building Site subsequent to the rezoning applications, supplemental traffic analyses of 
points of access to the Building Site shall be provided if requested by VDOT and/or 
FCDOT, and only if the trip generation associated with an individual Building Site within 
the limits of the FDP or site plan is more than 100 additional directional peak hour trips 
(inbound or outbound) over that anticipated as reflected on the CDP and in the Traffic 
Impact Study prepared by Wells & Associates dated May 23, 2011 as revised through 
November 30, 2012.  Such supplemental operational analyses shall be limited to an 
assessment of those driveways and/or turn lanes serving the particular Building Site. 

52. Notification Letter.   At the time of filing the first site plan for each new Building Site on 
the Application Property, a notification letter shall be sent to the Director of FCDOT.  
The purpose of this letter is to facilitate coordination with DPWES to ensure site plans 
are consistent with the Transportation Design Standards for Tysons Corner.  

53. Scotts Crossing Road/Future Connector Road Traffic Signal.  A warrant study for 
installation of a new traffic signal at the Scotts Crossing Road/Future Connector Road 
intersection shall be submitted no earlier than six (6) months and no later than twelve 
(12) months after issuance of the first initial RUP or Non-RUP for the first of new 
Buildings A or C to be constructed on the Application Property.  In the event the signal is 
warranted, then the Applicant shall design, equip and install said signal, including those 
pedestrian features as may be required by VDOT.  Notwithstanding the aforementioned, 
in the event Scotts Crossing Road has been improved by others prior to the issuance of 
the first RUP or Non-RUP for the first of any new Buildings on the Application Property, 
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then, in such event, the first warrant study shall be completed and submitted no earlier 
than six (6) months and no later than twelve (12) months after the same.    

In the event the signal is not warranted at the time of the initial warrant study, then the 
Applicant shall conduct a second warrant analysis no earlier than six (6) months or later 
than twelve (12) months after the issuance of the first RUP or Non-RUP for the third (3rd) 
Building to be constructed on the Application Property.  In the event the signal is 
warranted, then the Applicant shall design, equip and install said signal, including those 
pedestrian features as may be required by VDOT.   

If not warranted with the second analysis, then the Applicant shall complete a third 
warrant study within twenty-four (24) months after the issuance of the first RUP or Non-
RUP for the last new building to be constructed on the Application Property.   In the 
event the signal is then warranted, the Applicant shall design, equip and install said 
signal, including those pedestrian features as may be required by VDOT.  If not 
warranted with the last new building on the Application Property, then the Applicant’s 
obligation to construct or fund such signal is deemed null and void and this proffer is of 
no further force or effect. 

At any time, the Applicant may use any funds which have been escrowed with Fairfax 
County by others toward the signalization of this intersection if available.   

In the event the signal has been constructed by others prior to any of the warrant triggers 
listed above, then the Applicant shall contribute $50,000.00 toward the installation of this 
signal by others within sixty (60) days of the County’s written request.  In such event, the 
Applicant’s obligation to complete any remaining warrant studies or construct the signal 
is deemed null and void and this proffer is of no further force or effect. 

54. North Dartford Drive/Grover Street Traffic Signal.  A warrant study for installation of a 
new traffic signal at the North Dartford Drive/Grover Street intersection shall be 
submitted no earlier than six (6) months and no later than twelve (12) months after 
issuance of the first initial RUP or Non-RUP for the fourth of new Buildings A through E 
to be constructed on the Application Property.  In the event the signal is warranted, then 
the Applicant shall design, equip and install said signal, including those pedestrian 
features as may be required by VDOT.  If not warranted, then the Applicant’s obligation 
to construct or fund such signal is deemed null and void and this proffer is of no further 
force and effect. 

55. Traffic Signal Modifications.   If previously constructed by others prior to submission of 
the first site plan for the first new building on the Application Property, a signal 
modification plan for the Scotts Crossing Road/Future Connector Road intersection shall 
be submitted to VDOT and such signal modifications, including pedestrian enhancements 
as may be required by VDOT and in accordance with the phasing exhibits shall be 
constructed.  

56. Dolley Madison Boulevard Signal Timing Plans.   Concurrent with the approval of the 
first site plan for the third new building to be constructed on the Application Property, the 
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Applicant shall contribute a total of $15,000.00 to be used to modify the signal timings in 
the Dolley Madison Boulevard corridor between the Capital Beltway and the Dulles 
Access Road.  If at time of site plan submission for the last new building on the 
Application Property, signal timing modifications have not been requested by VDOT for 
the Route 123 corridor, the County may utilize those funds for other transportation 
improvements/enhancements in the Tysons East District as coordinated with the 
Providence District Supervisor. 

57. Dolley Madison Boulevard/Scotts Crossing Road Intersection.  No earlier than six (6) 
months or no later than twelve (12) months after the issuance of the first RUP or Non-
RUP for the fourth building on the Application Property, the Applicant shall complete a 
queuing analysis associated with northbound left-turns on Route 123 at Scotts Crossing 
Road.  If said AM peak hour queue exceeds the available storage, then the Applicant 
shall contribute $0.02 per square foot for each new building to be constructed on the 
Application Property. Said monies shall be used to further the implementation of the 
Route 123 superstreet improvement project or towards the retiming of the signals along 
Route 123 between Old Meadow Road and Anderson Road if approved by VDOT.  If the 
AM peak hour queues are not exceeding the available storage, then no contribution is 
required and this proffer is of no further force and effect. 

58. Timing of Completion.   Upon demonstration by the Applicant that, despite diligent 
efforts or due to factors beyond the Applicant’s control, any of the required transportation 
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 timeframes specified, the 
Zoning Administrator may agree to a later date for completion of such improvement.   

59. Grid of Streets Transportation Fund (the "Tysons Grid Fund") Contribution.   The 
Applicant shall contribute the sum of $6.71 per square foot of GFA for new non-
residential space and $1,042.00 per residential unit constructed on the Application 
Property in accordance with the Tysons Grid Fund adopted by the Board on January 8, 
2013, as amended and subject to credits/in-kind contributions as permitted and identified 
below.  Pursuant to The Tysons Grid Fund Guidelines (the "Guidelines"), the Applicant's 
contribution to the Tysons Grid Fund shall be made on a building by building basis in 
accordance with the Guidelines.   

 In the event the Applicant must obtain off-site rights-of-way and/or easements to 
construct any of the improvements listed above, then the cost of such acquisition 
shall also be creditable against the Grid Fund.     
 

 If the Applicant accelerates any of the improvements listed above and in 
accordance with Proffer 47 then the Applicant shall be afforded a pro-rata, as 
determined in consultation with FCDOT, credit towards the advancement of those 
improvements as described in Proffer 46 and depicted on the phasing sheets of the 
CDP. 
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 Notwithstanding the above, the Applicant shall be afforded a credit, as determined 
in consultation with FCDOT, toward the construction of the portion of the Future 
Connector Road from Frances Drive north to the DAAR Eastbound Off-ramp as 
depicted on the CDP.  Said credit shall be based on the  percentage of future non-
Scotts Run North traffic utilizing the connection as reflected in the Tysons East 
CTIA (approximately 74%).  In the event the FHWA and MWAA do not approve 
the connection of the Future Connector Road to the DAAR Eastbound Off-ramp, 
then the Applicant’s credit may be reduced or eliminated upon consultation with 
FCDOT.  
  

60. Buy Out – Phase I District.   At least sixty (60) days prior to recording any residential 
condominium documents that would change the use of one or more Building Sites from a 
multi-family residential real property that is primarily leased or rented to residential 
tenants or other occupants by an owner who is engaged in such a business which is 
taxable for purposes of the now existing Phase I Dulles Rail Transportation Improvement 
District (the "Phase I District") to a use that is not subject to the Phase I District tax, the 
Applicant shall provide a written notice to the Director of the Real Estate Division of the 
Fairfax County Department of Tax Administration advising that the Applicant intends to 
record such condominium documents for that Building Site. 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 based on the use of that Building Site prior to 
becoming subject to the condominium that will be lost as a result of recording the 
condominium documents, in accordance with a formula approved by the Board of 
Supervisors.   

61. Tysons-Wide Transportation Fund (the "Tysons-Wide Fund") Contribution.  The 
Applicant shall contribute the sum of $5.87 per square foot of GFA for all new non-
residential development and $1,042.00 for each residential unit constructed on the 
Application Property in accordance with the Tysons-Wide Fund as adopted by the Board 
on January 8, 2013, as amended and subject to credits as may be permitted by the Board.  
The contribution shall be made on a building by building basis as set forth in the adopted 
Tysons-Wide Fund.  This contribution shall not apply to any public facilities constructed 
on the Application Property.  These payments may be made earlier than required pursuant 
to this paragraph at the sole discretion of the Applicant. 

In the event the Board expands the list of Tysons-Wide projects as reflected on Table 7 of 
the Comprehensive Plan to include the Route 123 Super Street Concept proffered to 
herein by the Applicant, then the Applicant reserves the right to seek pro-rata credit for 
funds in excess of those specified in Proffer 49.B for the improvement of Route 123 in 
accordance with the Board's guidelines for the Tysons-Wide Fund.  Any pro-rata credit 
sought by the Applicant will be based on its proportional share of trips as reflected in the 
Tysons East CTIA and/or the Traffic Impact Study prepared by Wells + Associates, Inc. 
for Scotts Run Station dated May 23, 2011, as revised through November 30, 2012. 

62. Congestion Management Plan.   The Applicant shall prepare and implement a 
construction congestion management plan during construction of each Building Site, as 
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appropriate, through its development/construction manager and the TPM (as defined in 
Proffer 77), so as to provide safe and efficient pedestrian and vehicle circulation at all 
times on the Application Property and on the public roadways adjoining the Application 
Property (each a "Congestion Management Plan"). 

A. Each Congestion Management Plan shall identify anticipated construction 
entrances, construction staging areas, construction vehicle routes and procedures 
for coordination with FCDOT and/or VDOT concerning construction material 
deliveries, lane closures, and/or other construction related activities to minimize 
disturbance on the surrounding road network. 

B. Each Congestion Management Plan shall also require the Applicant to coordinate 
its construction activities throughout construction with VDOT and FCDOT. 

C. Such Congestion Management Plans shall be prepared by a qualified professional 
and submitted in connection with the VDOT permit for construction on the 
subject Building Site.  In addition, the TPM shall coordinate any adjustments to 
the TDM Plan (as defined in Proffer 77) as necessary to address each Congestion 
Management Plan. 

 
PEDESTRIAN CIRCULATION 

63. Pedestrian Circulation.  Pedestrian connectivity shall be provided throughout the 
Application Property generally consistent with the concepts shown on the "Pedestrian 
Circulation Plan" on Sheets L-2 and L-2A of the CDP, through the use of elements such 
as sidewalks, trails, bus shelters, bus pull-offs and lawn areas, including connections to 
open space, trails and/or sidewalks located off-site.  Off-site connections to existing 
trails, sidewalks, and/or open space, if any, shall be constructed subject to receipt of all 
necessary off-site easements provided by others to the Applicant at no cost, other than 
administrative costs associated with recordation of said easement among the land records 
of Fairfax County.  The Applicant shall make diligent efforts to obtain necessary off-site 
easements and, if requested, shall provide documentation demonstrating same to DPZ.  If 
the necessary off-site easements cannot be obtained, the cost to construct the portion of 
such sidewalk or trail from the Application Property boundary to the existing or planned 
location of the off-site sidewalk or trail shall be escrowed with Fairfax County and, upon 
payment, the obligations of this proffer shall be deemed satisfied.  Pedestrian 
connections, including off-site connections, interim connections and crosswalks, shall be 
included at FDP for each Building Site. 

PUBLIC STREET RIGHT-OF-WAY 

64. Public Streets.  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 
existing and new public streets be accepted into the VDOT system for maintenance.  As 
may be necessary with respect to all of the existing and new public streets, right-of-way 
as associated with each Building Site, and as may be further qualified by these proffers, 
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shall be dedicated and conveyed to the Board in fee simple, as applicable, at the time of 
site plan approval.  The dedicated area shall be shown at time of FDP and shall generally 
be from building zone to building zone as shown on the CDP and as further qualified by 
Proffer 38.  In the event VDOT does not accept any dedicated public street as identified 
on the CDP and Proffer 46 for maintenance within seven (7) years of opening any street 
for public use, then such street may be retained by the Applicant, within its sole 
discretion and upon notification of the same to FCDOT, as a private street subject to a 
public access and maintenance agreement in a form acceptable to the County Attorney.  
In such event, a PCA, CDPA and/or FDPA will not be required and any density credit 
accrued with dedication pursuant to Section 2-308 of the Zoning Ordinance shall be 
retained by the Applicant. 

65. Public Street Standards.  All public street improvements proposed herein shall be subject 
to VDOT approval, and shall be in general conformance with the "Transportation Design 
Standards for Tysons Corner Urban Center," dated September 13, 2011, as may be 
amended, and subject to any permitted modifications and/or waivers that may be granted.   

66. Vacations and Abandonments.  In the event any public street right-of-way located within 
the Application Property or that abuts the Application Property, is vacated and/or 
abandoned subsequent to approval of the rezoning applications, such right-of-way area 
will become zoned to the PTC District pursuant to Section 2-203 of the Zoning 
Ordinance and such right-of-way area may be used, without requiring a PCA, CDPA or 
FDPA, for utilities and to accommodate sidewalks and streetscape elements consistent 
with the street sections shown on the CDP and/or with the Tysons Corner Urban Design 
Guidelines endorsed by the Board on January 24, 2012.  Any vacated right-of-way shall 
be dedicated by the Applicant at no cost as necessary to implement the grid of streets 
described herein. 

BICYCLE IMPROVEMENTS 

67. Bicycle Facilities.  The Applicant shall provide bicycle racks, bike lockers, and/or bike 
storage areas on the Application Property, the specific locations of which shall be 
determined at the time of FDP approval, and may be further refined/modified at site plan, 
but in either event in consultation with FCDOT or its designee.  The bicycle racks shall 
be as shown on the CDP, or such other design approved by FCDOT. The total number of 
bike parking/storage spaces shall be consistent with the Fairfax County Policy and 
Guidelines for Bicycle Parking for each building or group of buildings as determined at 
FDP.  Signage shall be posted on the exterior side of the buildings near the entrances to 
bike parking/storage space to indicate bike parking/storage.  

PARKING 

68. Parking.  Parking on the Application 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 
Zoning Ordinance, and as shown on the CDP.  Tandem and valet parking, shall be 
permitted and, subject to Board approval shall count toward parking requirements.  
Tandem parking spaces may be used for residential units with two cars and in office and 
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hotel buildings where spaces are assigned by building management.    The exact number 
of spaces to be provided shall be refined with approval of the FDP and determined at the 
time of site plan approval based on the specific uses.  If changes in the mix of uses result 
in parking greater than that anticipated on the CDP, the additional parking spaces shall be 
accommodated within the proposed parking structures, without increasing the height or 
mass of the parking structures and buildings.  The Applicant, to the extent feasible, shall 
provide controlled access to parking garages and, if installed, shall ensure that the control 
equipment is capable of counting vehicles entering and exiting all garages. 

69. Future Revisions.  The Applicant reserves the right to provide parking at different rates as 
may be permitted by a future amendment to the Zoning Ordinance. Optional use of 
revised rates shall not require a CDPA or PCA, provided there is no increase in the size 
or height of above-ground parking structures. 

70. On-Street Parking on Private Streets.  On-street parking may be provided on the private 
streets to meet the parking requirements of the Zoning Ordinance, so long as such spaces 
are striped and meet the dimension requirements of the PFM, subject to receiving 
approval of any necessary waivers and/or modifications.  Parking on private streets may 
be restricted through appropriate signage or such other means as determined appropriate 
by the Applicant as to its respective Building Site, and on-street parking spaces along any 
private streets and future public streets prior to dedication, that otherwise are not required 
to satisfy the parking requirements may be used as temporary or short term parking, car-
sharing parking and/or similar uses. 

71. On-Street Parking on Public Streets.  On-street parking spaces along the public street 
frontages associated with each respective Building Site may be constructed as generally 
shown on the CDP and as may be adjusted at the time of FDP and/or site plan approval.  
If requested by the County and/or VDOT, signs shall be installed that restrict the use of 
those public on-street parking spaces.  Public on-street parking spaces would be in 
addition to the total number of required parking spaces to be provided for each Building 
Site. 

72. Unbundled Parking for Residential Uses.  All for-sale residential units must be offered 
exclusive of parking (i.e., at a separate cost).  All leases for residential units shall be 
offered exclusive of parking (i.e., at a separate cost).   

73. Paid Parking for Non-Residential Uses.  The Applicant may charge for parking on 
Building Sites, on a per-space basis, at rates that the Applicant deems to be market-
competitive.  At its sole option, the Applicant may elect to charge for parking within 
some or all of the parking levels associated with commercial building sites and on 
portions of the street network that are privately owned.  

74. Temporary Trees on Interim Surface Parking Lot.  The existing commercial parking lot 
may continue to be used for parking as the Application Property develops consistent with 
Proffer 12 and the phasing as shown on Sheets A6.01 through A6.03 of the CDP.  Said 
parking may necessitate installation of temporary street trees in existing grass areas along 
the perimeter of such lot at a minimum size of 2.0 inches in caliper approximately every 
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50 feet, to the extent feasible as determined by UFMD based on existing conditions and 
utility easements at time of site plan for any Building Site adjacent to the commercial 
parking lot.  This interim street tree planting shall not be required to meet the minimum 
planting width/area standard for permanent street trees.  No interior parking lot 
landscaping shall be required nor provided for the interim surface lot. 

TRANSPORTATION DEMAND MANAGEMENT ("TDM") 

75. Tysons Transportation Management Association.  The Applicant shall make a 
contribution to the Tysons Partnership towards the transportation management 
association (the "TMA"), which was established for the Tysons Corner Urban Center and 
to which all other Tysons property owners may also contribute. 

A. The Applicant shall make a one-time contribution to the Tysons Partnership 
Transportation Council for the TMA based on a participation rate of $0.10 per 
gross square foot of new office uses and $0.05 per gross square foot of new 
residential uses to be constructed on the Application Property. 

B. The contribution shall be paid on a Building by Building basis at the time of site 
plan approval for each new residential and office Building constructed on the 
Application Property, but in any event no later than ten (10) years from the date of 
this rezoning approval. 

C. If subsequent to the approval of this rezoning FCDOT approves the TMA as the 
administrator of TDM programs for the Tysons Corner Urban Center, then the 
Applicant may, in its sole discretion, join or otherwise become associated with 
such entity and transfer some functions of this TDM program to the TMA.  
Further, if determined by FCDOT that a proactive private TDM program is no 
longer necessary, the TDM structure in this Proffer may be rendered null and void 
in whole or in part, without the need for a PCA. 

76. TDM Administrative Group.  At such time as the Applicant has completed construction 
activities associated with the redevelopment of the Application Property and has 
terminated marketing activities for the sale of any of the Application Property, then at 
such time, the Applicant’s obligation to the administration of this TDM proffer shall be 
null and void and of no further force or effect.  At such time, the TDM Administration 
Group (the “AG”) shall fund, implement and administer the transportation demand 
management program (the "TDM Program") for the Application Property as described 
more fully below. The AG shall include one representative for each of the Building Sites 
depicted on the CDP.  Prior to approval of the first site plan for new office development 
on the Application Property, evidence shall be provided to FCDOT that the terms and 
conditions associated with the AG have been established.   

77. Transportation Demand Management Plan.  The proffered elements of the TDM Program 
as set forth below are more fully described in the Scotts Run Station Transportation 
Demand Management Plan prepared by Wells + Associates, Inc. dated December 10, 
2012 (the "TDM Plan") as may be amended.  It is the intent of this Proffer that the TDM 
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Plan will adapt over time to respond to the changing transportation related circumstances 
of the Application Property, the surrounding community and the region, as well as to 
technological and/or other improvements, all with the objective of meeting the trip 
reduction goals as set forth in these Proffers.  Accordingly, modifications, revisions, and 
supplements to the TDM Plan as coordinated with FCDOT can be made without the need 
for a PCA provided that the TDM Plan continues to reflect the proffered elements of the 
TDM Program as set forth below. 

A. Definitions.  For purposes of this Proffer, "Stabilization" shall be deemed to occur 
one (1) year following issuance of the last initial RUP or Non-RUP for the 5th new 
building to be constructed on the Application Property.  "Pre-stabilization" shall 
be deemed to occur any time prior to Stabilization. 

B. Trip Reduction Objective.  The objective of this TDM Program shall be to reduce 
the vehicle trips generated by residents and office tenants of the Application 
Property (i.e., not including trips from hotel and retail uses), during weekday peak 
hours associated with the adjacent streets as more fully described in the TDM 
Plan, by meeting the percentage vehicle trip reductions established by the 
Comprehensive Plan as set forth below.  These trip reduction percentages shall be 
multiplied by the total number of residential and office vehicle trips that would be 
expected to be generated by the uses developed on the Application Property as 
determined by the application of the Institute of Traffic Engineers, 8th Edition, 
Trip Generation rates and/or equations (the "ITE Trip Generation"), and the 
number of trips determined by the product of such equation shall be referred to 
herein as the "Maximum Trips After Reduction."   

For purposes of this calculation, the maximum number of dwelling units or the 
total gross square footage of office uses proposed to be constructed in each 
building on the Application Property as determined at the time of site plan 
approval for each building shall be applied to the calculation described in the 
preceding sentence.  The target reductions shall be as follows: 

 Development Levels   Percentage Vehicle Trip Reduction 
 
Up to 65 million sq.ft. of GFA   35% 
65 million sq.ft. of GFA    40% 
84 million sq.ft. of GFA    45% 
90 million sq.ft. of GFA    48% 
96 million sq.ft. of GFA    50% 
105 million sq.ft. of GFA    53% 
113 million sq.ft. of GFA    55% 
 
The trip reduction goals outlined above are predicated on the achievement of 
specific development levels within the Tysons Corner Urban Center as anticipated 
in the Comprehensive Plan.  Prior to undertaking trip measurements, the TDM 
Program Manager (TPM) shall, in consultation with the County, provide a 
summary of the then existing development levels in Tysons Corner (based on 
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RUPs and Non-RUPS issued) in order to determine the appropriate vehicle trip 
reduction goal. 

 
If through an amendment to the Comprehensive Plan, the Board should 
subsequently adopt a goal for trip reductions that is lower than that committed to 
in this Proffer, then the provisions of this Proffer shall be adjusted accordingly 
without requiring a PCA. 

 
C. TDM Program Components – Site-Wide.  The TDM Program shall include, but 

not necessarily be limited to,  the following site-wide components, each of which 
are more fully described in the TDM Plan: 

(i) TDM Program Management. 

(ii) TDM Program Branding. 

(iii) Transportation Program Web Site. 

(iv) Promotion of Real Time Transit Information. 

(v) Transportation Access Guide. 

(vi) Live/work/play marketing to new tenants. 

(vii) Pedestrian/bicycle accommodations. 

(viii) Monitoring/reporting. 

(ix) Parking Management. 

(x) Commuter Café. 

D. TDM Program Components – Residential.  The TDM Program shall include, but 
not necessarily be limited to the following residential components, each of which 
is more fully described in the TDM Plan. 

(i) Residential Transportation Coordinators. 

(ii) Try Transit Campaign for new residents. 

E. TDM Program Components – Office.  The TDM Program shall include, but not 
necessarily be limited to the following office components, each of which is more 
fully described in the TDM Plan. 

(i) Office Transportation Coordinators. 

(ii) Coordinated Outreach and Marketing Activities with TDM Providers. 
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(iii) Try Transit Campaign for new employees. 

(iv) Provision of information with regard to Pretax Metrorail, Vanpool, and 
Bicycle Benefit Programs.  

(v) Provision of information with regard to Guaranteed Ride Home Program. 

(vi) Provision of information with regard to Carpool Matching Program. 

(vii) Provision of information with regard to Telework and Variable Work 
Hours. 

(viii) Provision of information with regard to Coordinate Outreach and 
Marketing Activities with TDM Providers.   

F. Process of Implementation.  The TDM Program shall be implemented as follows, 
provided that modifications, revisions, and supplements to the implementation 
process as set forth herein as coordinated with FCDOT can be made without 
requiring a PCA. 

(i) TDM Program Manager.  If not previously appointed, the Applicant or 
AG shall appoint and continuously employ, or cause to be employed, a 
TPM for Scotts Run Station.  The TPM shall be appointed by the 
Applicant no later than sixty (60) days after the issuance of the first 
building permit for the first new building to be constructed on the 
Application Property.  The TPM duties may be part of other duties 
associated with the appointee.  The Applicant shall notify FCDOT and the 
District Supervisor in writing within 10 days of the initial appointment of 
the TPM.  Thereafter the Applicant or AG shall do the same within ten 
(10) days of any change in such appointment. 

(ii) TDM Work Plan, Annual Report and TDM Budget.  The TPM shall 
prepare and submit to FCDOT an initial TDM Work Plan ("TDMWP") 
and Annual Budget no later than 180 days after issuance of the first 
building permit for the first new building on the Application Property.  
Every calendar year thereafter but no later than September 15th, the TPM 
shall submit an Annual Report, which may revise the Annual Budget in 
order to incorporate any new construction on the Application Property.  
The Annual Report shall include, at a minimum: 

a. Details as to the components of the TDM program that will be put 
into action that year; 

b. Any revisions to the budget needed to implement the program for 
the coming calendar year; 

c. A summary of existing development levels in the Tysons Corner 
Urban Center, as well as specific to Scotts Run Station; 
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d. A determination of the applicable Maximum Trips After Reduction 
for the Application Property; 

e. Provision of the specific details associated with the monitoring and 
reporting requirements of the TDM program in accordance with 
the TDM plan; and 

f. Submission of the results of any Person Surveys and Vehicular 
Traffic Counts conducted on the Application Property in 
conjunction with each year's Annual Report. 

The Annual Report and Budget shall be reviewed by FCDOT.  If FCDOT 
has not responded with any comments within sixty (60) days after 
submission, then the Annual Report and Budget shall be deemed approved 
and the program elements shall be implemented.  If FCDOT responds with 
comments on the Annual Report and Budget, then the TPM will 
coordinate with FCDOT staff within fifteen (15) days of receipt of the 
County's comments.  Thereafter, but in any event, no later than thirty (30) 
days after the meeting, the TPM shall submit such revisions to the 
program and/or budget as discussed and agreed to with FCDOT and begin 
implementation of the approved program and fund the approved TDM 
Budget.  Thereafter, the TPM, in conjunction with each annual report 
summarizing the results of the TDM Program to be submitted no later than 
September 15th (the "Annual Report"), shall update the Annual Report 
and TDM Budget for each succeeding calendar year, modify or enhance 
program elements and establish a budget to cover the costs of 
implementation of the program for such year.  The expected annual 
amounts of the TDM Budget are further described in the TDM Plan. 

G. TDM Account.  The Applicant, through the TPM, shall establish a separate 
interest bearing account with a bank or other financial institution qualified to do 
business in Virginia (the "TDM Account") within 30 days after approval of the 
initial TDMWP and TDM Budget.  All interest earned on the principal shall 
remain in the TDM Account and shall be used by the TPM for TDM purposes.  
The TDM Account shall be funded by the Applicant through the TPM.  The 
documents that establish the AG shall provide that the TDM Account shall not be 
eliminated as a line item in the governing budget and that funds in the TDM 
Account shall not be utilized for purposes other than to fund TDM 
strategies/programs and/or specific infrastructure needs as may be approved in 
consultation with FCDOT. 

Funding of the TDM Account shall be in accordance with the budget for the TDM 
Program elements to be implemented in the following year.  In no event shall the 
TDM Budget exceed a baseline of $161,500.00 (this amount shall be adjusted 
annually from the date of rezoning approvals for the Application Property (the 
"Base Year")) and shall be adjusted on each anniversary thereafter of the Base 
Year as permitted by Virginia Code Section 15.2-2303.3 in accordance with 
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Proffer 90.  The TPM shall provide written documentation to FCDOT 
demonstrating the establishment of the TDM Account within ten (10) days of its 
establishment.  The TDM Account shall be replenished annually thereafter 
following the establishment of each year's TDM Budget.  The TDM Account shall 
be managed by the TPM. 

 
H. TDM Remedy Fund.  At the same time the TPM creates and the Applicant funds 

the TDM Account, the TPM shall establish a separate interest bearing account 
(referred to as the "TDM Remedy Fund) with a bank or other financial institution 
qualified to do business in Virginia.  Funding of the TDM Remedy Fund shall be 
made one time on a building by building basis at the rate of $0.40 per gross 
square foot of new office uses and $0.30 per gross square foot of new residential 
uses on the Application Property. Funding shall be provided by the building 
owners prior to the issuance of the first initial RUP or Non-RUP for each 
applicable new building.  This amount shall be adjusted annually from the date of 
rezoning approvals of the Application Property (the "Base Year") and shall be 
adjusted on each anniversary thereafter of the Base Year as permitted by VA. 
Code Ann. Section 15.2-2303.3.  Funds from the TDM Remedy Fund shall be 
drawn upon only for purposes of immediate need for TDM funding and may be 
drawn on prior to any TDM Budget adjustments as may be required. 

I. TDM Incentive Fund.  The "TDM Incentive Fund" is an account into which the 
building owners, through the TPM, shall deposit contributions to fund a 
multimodal incentive program for initial purchasers/lessees within the Application 
Property.  Such contributions shall be made one time on a building by building 
basis at the rate of $0.02 per gross square foot of new office or residential uses to 
be constructed on the Application Property and provided prior to the issuance of 
the first RUP or Non-RUP for each individual building.   

J. TDM Penalty Fund.  The "TDM Penalty Fund" is an account into which the 
Building Owners shall, through the TPM, deposit penalty payments as may be 
required to be paid pursuant to this Proffer for non-attainment of trip reduction 
goals.  The County may withdraw funds from the TDM Penalty Fund for the 
implementation of additional TDM Program elements/incentives and/or 
congestion management associated with Scotts Run North, or for other TDM-
related improvements or programs within Tysons Corner.  To secure the Owners' 
obligations to make payments into the TDM Penalty Fund, the Owners shall 
provide the County with a letter of credit or a cash escrow as further described 
below.  Prior to the issuance of the first RUP or Non-RUP for each new building 
on the Application Property, the TPM shall: 

(i) Establish the TDM Penalty Fund, if not previously established by the 
TPM, and/or 

(ii) Deliver to the County a clean, irrevocable letter of credit issued by a 
banking institution approved by the County or escrow cash in an interest-
bearing account with an escrow agent acceptable to DPWES to secure the 
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Owners' obligations to make payments into the TDM Penalty Fund (the 
"Letter(s) of Credit or Cash Escrow(s)").  The Letter(s) of Credit or Cash 
Escrow(s) shall be issued in an amount equal to $0.10 for each square foot 
of new office GFA or $0.05 for each square foot of new residential GFA 
shown on the approved site plan for each new building on the Application 
Property.  Until the Letter(s) of Credit or Cash Escrow(s) has been posted, 
the figures in the preceding sentence shall be adjusted annually from the 
first day of the calendar month following the date on which the first RUP 
or Non-RUP, as the case may be, for the first new building on the 
Application Property has been issued using the date of rezoning approvals 
as the base year.  Once the Letter(s) of Credit or Cash Escrow(s) has been 
posted, there shall be no further adjustments or increases in the amount 
thereof.  The Letter(s) of Credit or Cash Escrow(s) shall name the County 
as the beneficiary and shall permit partial draws or a full draw.  The 
foregoing stated amount(s) of the Letter(s) of Credit or Cash Escrow(s) 
shall be reduced by the sum of any and all previous draws under the 
Letter(s) of Credit or Cash Escrow(s) and payments by the Owners (or the 
TPM) into the TDM Penalty Fund as provided below. 

K. Monitoring.  The TPM shall verify that the proffered trip reduction goals are 
being met through the completion of Person Surveys, Vehicular Traffic Counts of 
residential and/or office uses and/or other such methods as may be reviewed and 
approved by FCDOT.  The results of such Person Surveys and Vehicular Traffic 
Counts shall be provided to FCDOT as part of the Annual Reporting process.  
Person Surveys and Vehicular Traffic Counts shall be conducted for the 
Application Property beginning one year following issuance of the final initial 
RUP or Non-RUP for the first new building to be constructed on the Application 
Property.  Person Surveys shall be conducted every three (3) years and Vehicular 
Traffic Counts shall be collected annually thereafter until the results of three 
consecutive annual traffic counts conducted upon Stabilization show that the 
applicable trip reduction goals for the Application Property have been met.  At 
such time and notwithstanding the provisions below, Person Surveys and 
Vehicular Traffic Counts shall thereafter be provided every five (5) years.  
Notwithstanding the aforementioned, at any time prior to or after Stabilization, 
FCDOT may suspend such Vehicle Traffic Counts or Person Surveys if 
conditions warrant. 

(i) Remedies and Penalties. 

a. Pre-Stabilization.  If the Maximum Trips After Reduction for the 
Application Property is exceeded as evidenced by the Vehicular 
Traffic Counts outlined above, then the TPM shall meet and 
coordinate with FCDOT to address, develop and implement such 
remedial measures as may be identified in the TDM Plan and 
Annual Report. 
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Such remedial measures shall be funded by the Remedy Fund, as 
may be necessary, and based on the expenditure program that 
follows: 

Maximum Trips Exceeded Remedy Expenditure 
Up to 1% No Remedy needed 

1.1% to 3% 1% of Remedy fund 
3.1% to 6% 2% of Remedy Fund 
6.1% to 10% 4% of Remedy Fund 

Over 10% 8% of Remedy Fund 
 

1) If the results of the Vehicular Traffic Counts conducted 
during Pre-Stabilization show that the trip reduction goals 
have been met site-wide for three (3) consecutive years in 
accordance with the goals outlined on the table below, then 
a portion of the Remedy Fund as outlined in the same table 
shall be released back to the building owner(s) through the 
AG.  The amount released will be relative to the amount 
contributed by those buildings constructed and occupied at 
the time Vehicular Traffic Counts are conducted.  Any 
funds remaining in the Remedy Fund after such release will 
be carried over to the next consecutive three (3) year 
period. 

 
 
  

Up to 65,000,000 Square 
Feet of GFA in Tysons 

65-84,000,000 Square Feet  
of GFA in Tysons 

84-90,000,000 Square Feet 
of GFA in Tysons 

Meet or 
Exceed Trip 
Goal for 3 
years by: 

Cumulative % 
Remedy Fund 

Returned 

Meet or 
Exceed Trip 
Goal for 3 
years by: 

Cumulative % 
Remedy Fund 

Returned 

Meet or 
Exceed Trip 
Goal for 3 
years by: 

Cumulative % 
Remedy Fund 

Returned 

0% - 4.9% 30% 0.0% - 4.9% 50% 0.0% - 4.9% 65% 

5% - 10% 50% 5% - 10% 65% 5% - 8% 80% 

10.1% - 15% 65% 10.1% - 13% 80% 8.1% - 10% 90% 

15.1% - 18% 80% 13.1% - 15% 90% >10% 100% 

18.1 - 20% 90% >15% 100%   

>20% 100%     

90-96,000,000 Square Feet  
of GFA in Tysons 

96-113,000,000 Square Feet 
of GFA in Tysons 

113,000,000+ Square Feet  
of GFA in Tysons 
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Meet or 
Exceed Trip 
Goal for 3 
years by: 

Cumulative % 
Remedy Fund 

Returned 

Meet or 
Exceed Trip 
Goal for 3 
years by: 

Cumulative % 
Remedy Fund 

Returned 

Meet or 
Exceed Trip 
Goal for 3 
years by: 

Cumulative % 
Remedy Fund 

Returned 

0.0% - 4.9% 80% 0.0% - 4.9% 90% > 0.0% 100% 

5% - 8% 90% 5% 100%   

>8% 100%     

   
 

2) There is no requirement to replenish the TDM Remedy 
Fund at any time.  Any cash left in the Remedy Fund will 
be released to the AG for final distribution to the owners 
once three consecutive annual Vehicular Traffic Counts 
conducted after Stabilization show that the trip reduction 
goals have been met. 

 
b. Stabilization.  If the TDM Program monitoring, as evidenced by 

the Vehicular Traffic Counts outlined above, reveals that the 
Maximum Trips After Reduction for the Application Property is 
exceeded, then the TPM shall meet and coordinate with FCDOT to 
address, develop and implement such remedial measures as may be 
identified in the TDM Plan and Annual Report and funded by the 
Remedy Fund (if available) as may be necessary, commensurate 
with the extent of deviation from the Maximum Trips After 
Reduction goal as set forth in accordance with the expenditure 
schedule outlined above. 

1) If the results of the traffic counts conducted upon and 
subsequent to Stabilization show that the trip reduction 
goals have been met site-wide for three (3) consecutive 
years in accordance with the goals outlined on the table 
above, then any remaining Remedy Funds shall be released 
back to the building owner(s) through the AG. 

 
2) If despite the implementation of remedial efforts, the 

applicable Maximum Trips After Reduction (based on the 
existing development levels in the Tysons Corner Urban 
Center as described in Proffer 77.B.) are still exceeded after 
three (3) consecutive years, then, in addition to addressing 
further remedial measures as set forth in this Proffer, the 
TPM shall be assessed a penalty according to the 
following: 
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Exceeded Trip Goals Penalty 
Less than 1% No Penalty Due 
3.1% to 6% 10% of Penalty Fund 
6.1% to 10% 15% of Penalty Fund 

Over 10% 20% of Penalty Fund 
 

3) The AG through the TPM shall make the payments 
required by this Proffer into the TDM Penalty Fund upon 
written demand by the County, and the County shall be 
authorized to withdraw the amounts on deposit in the TDM 
Penalty Fund.  If the AG fails to make the required penalty 
payment to the TDM Penalty Fund within thirty (30) days 
after written demand, the County shall have the ability to 
withdraw the penalty amount directly from the Letter(s) of 
Credit or Cash Escrow(s). 

 
4) The maximum amount of penalties associated with the 

Application Property, and the maximum amount the AG 
shall ever be required to pay pursuant to the penalty 
provisions of this Proffer, including prior to and after 
Stabilization, shall not in the aggregate exceed the amount 
of the Letter(s) of Credit or Cash Escrow(s) determined and 
computed pursuant to the provisions of the above Proffer.  
There is no requirement to replenish the TDM Penalty 
Fund at any time.  The Letter(s) of Credit and/or any cash 
left in the Cash Escrow(s) shall be released to the AG once 
three (3) consecutive counts conducted upon Stabilization 
show that the Maximum Trips After Reduction have not 
been exceeded. 

 
L. Additional Trip Counts.  If an Annual Report indicates that a change has occurred 

that is significant enough to reasonably call into question whether the applicable 
vehicle trip reduction goals are continuing to be met, then FCDOT may require 
the TPM to conduct additional Vehicular Traffic Counts (pursuant to the 
methodology set forth in the TDM Plan) within 90 days to determine whether in 
fact such objectives are being met.  If any such Vehicular Traffic Counts 
demonstrate that the applicable vehicle trip reduction goals are not being met, 
then the TPM shall meet with FCDOT to review the TDM strategies in place and 
to develop modifications to the TDM Plan to address the surplus of trips. 

M. Review of Trip Reduction Goals.  At any time and concurrent with remedial 
actions and/or the payment of penalties as outlined in Proffer 77.J., the AG may 
request that FCDOT review the vehicle trip reduction goals established for the 
Application Property and set a revised lower goal for the Application Property 
consistent with the results of such surveys and vehicular traffic counts provided 
for by this Proffer.  In the event a revised lower goal is established for the 
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Application Property, the Maximum Trips After Reduction shall be revised 
accordingly for the subsequent review period without the need for a PCA. 

N. Continuing Implementation.  The AG through the TPM shall bear sole 
responsibility for continuing implementation of the TDM Program and 
compliance with this Proffer in accordance with the timeline established in 
Proffer 77.F. above.  The AG through the TPM shall continue to administer the 
TDM Program in the ordinary course in accordance with this Proffer including 
submission of Annual Reports. 

O. Notice to Owners.  All owners of the Application Property shall be advised of the 
TDM Program set forth in this Proffer.  The then current owner shall advise all 
successor owners and/or developers of their funding obligations pursuant to the 
requirements of this Proffer prior to purchase and the requirements of the TDM 
Program, including the annual contribution to the TDM Program (as provided 
herein), shall be included in all initial and subsequent purchase documents. 

P. Enforcement.  If the TPM fails to timely submit a report to FCDOT as required by 
this Proffer, the TPM will have sixty (60) days within which to cure such 
violation.  If after such sixty (60) day period the TPM has not submitted the 
delinquent report, then the AG shall be Application to a penalty of $100.00 per 
day not to exceed $36,500.00 for any one incident.  Such penalty shall be payable 
to Fairfax County to be used for multimodal, transit, transportation, or congestion 
management improvements within the vicinity of the Application Property, or in 
consultation with the TPM, for other TDM-related improvements or programs 
within Tysons Corner. 

78. Transportation Demand Management for Retail/Hotel Uses.  As provided in the above 
Proffer, certain components of the TDM Plan are applicable to and will benefit any 
proposed retail/hotel uses on the Application Property.  Therefore, the Applicant will 
provide an additional TDM program tailored to specifically serve the Retail/Hotel Uses 
(the "Retail/Hotel TDM Program").  In no event will remedies, incentives, and penalties 
be assessed against any Retail/Hotel Uses, which may be established on the Application 
Property, nor will such uses contribute to the annual budget associated with the TDM 
Program for the Application Property. 

A. Goals of the Retail/Hotel TDM Program.  Because tenants of the Retail stores and 
Hotels and their employees work hours that are atypical of the standard work day, 
these tenants and their employees do not necessarily travel to and from the 
Application Property during Peak Hours.  Given this, the Retail/Hotel TDM 
Program shall encourage Retail tenants, Hotel Guests and the Retail/Hotel 
employees to utilize transit, carpools, walking, biking and other non-Single 
Occupancy Vehicle ("non-SOV") modes of transportation to travel to and from 
the Application Property rather than focusing on the specific trip reductions 
during the weekday AM or PM Peak Hours. 
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B. Components of the Retail/Hotel TDM Program.  The Retail/Hotel TDM Program 
shall include, at a minimum, the components applicable to the Application 
Property that are described in this Proffer and the additional components provided 
below.  These additional components may be subsequently amended by mutual 
agreement between the Applicant and FCDOT.  All amendments to the 
components of the Retail/Hotel TDM Program contained in this Proffer shall be 
approved by FCDOT and will not require a PCA.  The Retail/Hotel TDM 
Program components are further described in the TDM Plan. 

C. Employee/Tenant Meetings.  The TPM shall hold an annual TDM meeting with 
the Retail store tenants and Hotel Managers to review the available transit 
options, changes in transit service and other relevant transit-related topics.  Based 
on these meetings, the TPM shall work with Fairfax County to consider changes 
to the relevant services, such as changes to bus schedules, if such changes would 
provide better service to the Application Property tenants and their employees. 

D. Regional TDM Programs.  The TPM shall make information available to Retail 
store tenants, Hotel Guests and the Retail/Hotel employees about regional TDM 
programs that promote alternative commuting options.  This shall include 
information on vanpools, carpools, guaranteed ride home and other programs 
offered by organizations in the Washington, D.C. Metropolitan Area. 

E. Retail/Hotel TDM Program Participation Outreach.  The TPM shall endeavor in 
good faith to encourage participation by Retail store tenants and Hotel 
Management in the Retail/Hotel TDM Program, including the encouragement of 
financial participation by such tenants through their direct offering of transit 
benefit programs and transit incentives to their employees. Actions taken by the 
TPM and property management in furtherance of this objective may include 
dissemination of information to, and solicitation of participation from, the tenant's 
in-store management at appropriate intervals. The TPM shall include a report to 
the County with respect to the activities described in the TDM Proffer as part of 
the Annual Report to be filed with the County.  This report shall include detailed 
accounts of the outreach efforts and the feedback and response from the tenants. 

79. 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 initial occupancy of each building.  The delivery of this information 
shall be made convenient for building occupants and visitors, such as via computer, cell 
phone, monitors, or similar technology.  Such devices shall provide, but not be limited to, 
information on the following: 

A. Traffic conditions, road hazards, construction work zones, and road detours. 

B. Arrival times and delays on Metrorail, Tysons Circulator, and area bus routes. 
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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. 

 
AFFORDABLE/WORKFORCE HOUSING 

80. Affordable Dwelling Units.  If required by the provisions of Part 8 of Article 2 of the 
Zoning Ordinance, Affordable Dwelling Units ("ADUs") shall be provided pursuant to 
said regulations unless modified by the ADU Advisory Board. 

81. Workforce Dwelling Units.  In addition to any ADUs that may be required, the Applicant 
shall provide rental housing units on the Application Property, or off-site as determined at 
time of FDP submission, in accordance with the Board's Tysons Corner Urban Center 
Workforce Dwelling Unit Administrative Policy Guidelines dated June 22, 2010 (the 
"WDU Guidelines"). Workforce Dwelling Units ("WDUs") shall be provided such that 
the total number of ADUs, if any, plus the total number of WDUs results in not less than 
twenty percent (20%) of the total rental residential units constructed on the Application 
Property.  The 20% applies to the total number of dwelling units to be constructed on the 
Application Property plus any WDUs that may be provided off-site.  If ADUs are 
provided in the development, both the ADUs and the ADU bonus units shall be deducted 
from the total number of dwelling units on which the WDU calculation is based.  The 
WDUs generated by each rental residential building shall be provided within such 
Building Site, or off-site.  Any WDUs provided off-site shall be located within the 
Tysons Corner Urban Center or as approved by DPZ.  In addition, the Applicant reserves 
the right to consolidate the WDUs into one or more Building Sites with the build-out of 
the Application Property, and thereby increase the number of WDUs in one or more 
Building Sites beyond twenty percent (20%) with a corresponding decrease in the number 
of WDUs in the other Building Sites.   The WDUs in each building shall have a bedroom 
mix similar to the bedroom mix of the market rate units in the same building.  If the 
WDUs are constructed in a stand-alone building on or off-site, the bedroom mix of the 
WDUs shall be similar to the bedroom mix of the market rate units of the same unit type 
on the Application Property and such WDUs will include all of the income tiers as set 
forth in the WDU Guidelines.  Additionally, in the event that parking spaces are 
guaranteed to be made available for lease to individual market rate dwelling units, at least 
one (1) parking space shall be made available for lease by each ADU and/or WDU. 

82. Agreements.  Notwithstanding the foregoing, the Applicant reserves the right to enter into 
a separate binding written agreement with the appropriate Fairfax County agency as to 
the terms and conditions of the administration of the WDUs.  Such an agreement shall be 
on terms mutually acceptable to both the Applicant and Fairfax County and may occur 
after the approval of the rezoning applications.  Neither the Board nor Fairfax County 
shall be obligated to execute such an agreement. If such an agreement is executed by all 
applicable parties, then the WDUs shall be administered solely in accordance with such 
an agreement and the provisions of these proffers as they apply to WDUs shall become 
null and void and of no further force and effect.  Such an agreement and any 
modifications thereto shall be recorded in the land records of Fairfax County. 
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83. Non-Residential Affordable Housing Contribution.  For all non-residential development, 

excluding ground floor commercial retail/services and public uses, the Applicant shall 
select, within its sole discretion, one of the following two options for contributing toward 
the provision of affordable and/or workforce housing within Tysons Corner.  These 
contributions shall be made to the Board, be deposited in a specific fund to be used solely 
for this purpose within Tysons Corner and shall be payable at the time of issuance of the 
initial Non-RUPs for new office buildings or the hotel on the Application Property, 
excluding any retail/service uses and public uses.  The options shall consist of either (i) a 
one-time contribution of $3.00 for each square foot of GFA of new office or hotel use, or 
(ii) an annual contribution of $0.25 for each square foot of GFA of new office or hotel 
use continuing for a total of sixteen (16) years.    Should the Board adopt new policies for 
the reallocation or reduction of non-residential affordable housing contributions in 
Tysons Corner, the Applicant may, within its discretion, elect to comply with these 
policies in lieu of the contributions described herein without the necessity of a CDPA or 
PCA. 

STORMWATER MANAGEMENT  

84. Stormwater Management.  The Applicant shall provide the following with regard to 
stormwater management: 

A. Stormwater Management Measures.  Stormwater Management (SWM) measures 
for the Application Property shall be designed to protect receiving waters 
downstream of the Application Property by reducing runoff from impervious 
surfaces using a progressive approach.  This progressive approach shall, to the 
maximum extent practicable, strive to retain on-site and/or reuse the first one inch 
of rainfall.  Proposed SWM and Best Management Practice ("BMP") facilities 
shall follow a tiered approach as identified by DPWES, which may include 
infiltration facilities (where applicable), rainwater harvesting/detention vaults, 
runoff reducing facilities and other innovative BMPs.  

B. LID Techniques.  Site plans shall make use of LID techniques that will aid in 
pollution reduction, runoff volume reduction, promote rainwater reuse, or any 
combination thereof throughout the Building Site. Such techniques may include 
those items identified in the Virginia Department of Environmental Quality 
Stormwater BMP Clearinghouse or other such methods approved by DPWES.  
Proposed LID techniques may include, but not be limited to, extensive green roof, 
bio-retention, tree box filters, pervious hardscapes/streetscapes, and stormwater 
reuse (i.e. landscape irrigation, air conditioning unit makeup water, etc.). 

Additionally, the SWM facilities shall be designed to accommodate not just the 
pre-developed (existing) peak release rates, but should also strive to preserve 
and/or improve the pre-developed (existing) runoff volumes as contemplated in  
the stormwater management-related credits of the project’s registered version, 
available version, or the most current version, of the U.S. Green Building 
Council’s applicable Leadership in Environmental Education and Design 
(LEED®) rating system (e.g., for LEED-NC 2009, the Stormwater Design-Quality 
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Control and Stormwater Design-Quality Control credits [Sustainable Sites 6.1 and 
6.2]).  The above noted SWM Facilities shall be designed, to the maximum extent 
practicable, to meet the requirements of the stormwater management-related 
credits of the project’s registered version, available version, or the most current 
version of the U.S. Green Building Council’s applicable LEED rating system for 
each building/phase of the development based upon the LEED Boundary 
identified with each building/phase. 
 

C. Calculations at FDP.  At the time of each FDP for the Application Property, the 
Applicant shall provide calculations for the area included in such FDP showing 
the proposed volume reductions and shall work cooperatively with DPWES and 
DPZ to ensure that the first one inch of rainfall is retained or reused to the 
maximum extent practicable. This requirement may be met on an individual 
building basis, between Building Sites or based upon the total area of the 
Application Property, provided that no Building Site owner may satisfy any SWM 
requirement by use of another Building Site without the consent of the owner of 
the other Building Site. Extended detention facilities and extended release 
techniques may be used to augment the proposed volume reductions.   It is further 
understood that the Applicant may provide interim or temporary SWM and BMP 
measures during any interim phase of the development of the Application 
Property. 

D. Each FDP for the Application Property shall include the location and preliminary 
design of the SWM facilities including the access points to underground vaults.  
Access points, detailed at the time of FDP, shall be located outside of the 
landscape amenity panel and sidewalk zone of the streetscape to the maximum 
extent practicable, and as further described in Proffer 38.  Supporting information 
shall be included that is of sufficient detail, subject to determination by DPWES 
in coordination with the Environment and Development Review Branch of DPZ, 
to demonstrate the viability of the proposed stormwater management strategy for 
the area subject to the FDP.  This information shall include the following: 

(i) For any BMP involving filtration of water into the ground, soil testing 
information documenting that the soil will be able to support the proposed 
infiltration measure(s); and 

(ii) For any measure involving storage and reuse of stormwater runoff, 
documentation supporting assumed levels of water usage. 

E. Calculations at Site Plan.  The specific SWM/BMP calculations and facilities 
shall be determined at the time of each site plan as shown on the applicable FDP, 
and 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.  Similarly, if all other County suggested 
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stormwater alternatives have been attempted, the Applicant reserves the right to 
over detain the runoff from a one-inch rainfall to a release rate that mimics that of 
a "good" forested condition. 

It is understood that seasonal variations in reuse water demand will create 
fluctuations in the draw down period, and as such, the stormwater system will be 
designed to the extent practicable to not exceed 10 days of storage.  If storage 
time exceeds 10 days, the Applicant shall have the right to discharge excess 
volumes off site at release rates approved by the Director of DPWES that will 
mimic release rates from a good forested condition for a significant majority of 
rainfall events and/or excess volume should be directed to other facilities using a 
"treatment train" approach, if possible, as approved by the Director of DPWES. 
 

85. Tree Replacement.  As shown on the CDP, 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. 

NOISE ATTENUATION 

86. Interior Noise Attenuation.   The Applicant shall reduce the interior DNL to no more than 
45 dBA for residential and hotel buildings and 50 dBA for office buildings on the 
Application Property.  At the time of building plan application for the full shell building 
permit for each residential or hotel building, the Applicant shall submit to the Chief of the 
EDRB of DPZ (the "E&D Chief"), for approval, and to DPWES, for information only, an 
acoustical study prepared by a qualified acoustical consultant (the "Indoor Noise Study") 
addressing indoor noise levels, including proposed noise attenuation measures and 
proposed materials to ensure compliance with the interior DNL limit of 45 dBA 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. 

87. Exterior Noise Attenuation.  At time of FDP for a residential building, the Applicant shall 
demonstrate that the noise levels for outdoor residential recreation areas shall not exceed 
65 dBA, as generated by grid streets designated in the Fairfax County Comprehensive 
Plan, through the submission of an acoustical study prepared by a qualified acoustical 
consultant.  Should noise mitigation measures be required to achieve an exterior noise 
level of approximately 65 dBA, including interim mitigation measures, the details of 
those measures, including height, shall be shown on the FDP.  Interim measures shall be 
architecturally solid and may include, but not be limited to, walls, berms, murals and/or 
public art.   



 
RZ 2011-PR-009 
Page 59 
 
88. Notification of Exterior Noise Levels.  The Applicant shall notify potential tenants or 

purchasers of individual residential units with balconies, either in the lease or sales 
contract, that exterior noise levels may exceed 65 dBA, which is the policy established by 
Fairfax County for outdoor recreation in residential areas impacted by high noise levels. 

PUBLIC FACILITIES 

89. Public Facilities/Athletic Fields.  To address the Comprehensive Plan’s recommendations 
regarding the provision of public facilities and athletic fields in Tysons, the Applicant 
provided an athletic field and fire station as further detailed in Proffer 99 accepted in 
conjunction with RZ 2011-PR-010 and RZ 2011-PR-011 in anticipation of the 
construction of 1,500,000 square feet of GFA on the Application Property.  Should the 
developable GFA be reduced as described in Proffer 49, the Applicant shall have the 
ability to convey by agreement public facilities and/or athletic field credit to other 
applicants in Tyson without the necessity of an amendment to these proffers or the CDP.  
The Applicant shall make a cash payment prior to the issuance of the first RUP or Non-
RUP for each Building Site into the Public Facilities Escrow in an amount of $0.90 per 
square foot of GFA and into the Fire Station Escrow Account in an amount of $1.35 per 
square foot of GFA as described in the proffers accepted in conjunction with RZ 2011-
PR-011. 

MISCELLANEOUS 

90. Escalation.  All monetary contributions, except as may be further specified in these 
proffers, shall escalate on a yearly basis from the base month of January 2016 and change 
effective each January 1 thereafter, as permitted by VA. Code Ann. Section 15.2-2303.3. 

91. Tysons Partnership.  The Applicant and successors shall become a member of the Tysons 
Partnership, or its residential equivalent. 

92. Security.  Upon request from Fairfax County Law Enforcement Authorities, Applicant 
shall give prompt, good faith consideration to a request for access to its security 
surveillance recordings by Fairfax County Law Enforcement Authorities.  In determining 
if access may be made available, Applicant may consider trade secrets, privacy laws, 
confidentiality obligations, legal privileges and other concerns. 

93. Access Easements. The Applicant shall provide access easements as necessary to allow 
for future stream and floodplain restoration, either on the Application Property or 
adjacent property, by others.  

94. Due Diligence.  Notwithstanding the foregoing, upon demonstration that, despite diligent 
efforts or due to factors beyond an Applicant's control, proffered improvements such as, 
but not limited to, the required transportation, publicly-accessible park areas, athletic 
fields, trail connections, and offsite easements, have been delayed (due to, but not limited 
to, an inability to secure necessary permission for utility relocations and/or VDOT 
approval for traffic signals, necessary easements and site plan approval) beyond the 
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timeframes specified, the Zoning Administrator may agree to a later date for completion 
of such improvements. 

95. Condemnation.  To the extent off-site right-of-way and/or easements are required to 
construct any of the public infrastructure or public improvements described in these 
proffers, and the Applicant has not been able to acquire such right-of-way or easements 
after documented, reasonable efforts to do so as described below, the obligation of the 
Applicant to construct such public infrastructure or public improvements for which right-
of-way and/or easements are not available shall be contingent upon the Board acquiring 
such right-of-way and/or easements at the Applicant's expense (meaning that the 
Applicant shall timely pay, without limitation, the condemnation award, all appraisal and 
other expert fees, court costs and attorneys' fees associated with such acquisition) through 
its powers of eminent domain after being requested to do so by such Applicant, in 
writing.  The Applicant's written request will include:  (i) plans and profiles showing the 
necessary right-of way and/or easements to be acquired, including a description of the 
proposed public infrastructure and/or public improvements to be constructed and the 
public purpose to be served by such infrastructure and improvements; (ii) an independent 
third party appraisal of the value of the right-of-way and/or easements to be acquired and 
of all damages and benefits to the residue of the affected property; and (iii) copies of all 
correspondence between the Applicant and property owner of the right-of-way and/or 
easements to be acquired, including a good faith offer in writing by the Applicant to 
acquire from such property owner the right-of-way and/or easements for the appraised 
value.  Said good faith offer shall consist of two (2) written offers sent to the property 
owner by certified mail a minimum of thirty (30) days apart and receipt of refusal in 
writing, or no response thirty (30) days after the mailing of the second request.  In the 
event the County elects not to use its power of condemnation to acquire those off-site 
rights-of-way and/or easements necessary for construction of any of the public 
infrastructure or public improvements described in these proffers, then that Applicant 
shall escrow the costs of such infrastructure or public improvements with the County for 
future implementation of such infrastructure or public improvements by FCDOT, VDOT 
and/or others.  The Applicant shall not be prevented from obtaining any land use 
approval (including, without limitation, PCA, CDPA, FDP, FDPA, site plan, subdivision, 
grading permit, building permit, and Non-RUP and RUP permits) for the Application 
Property, nor from commencing construction on the Application Property, during the 
pendency of any eminent domain proceedings initiated pursuant to this proffer, nor any 
deferral of the County's exercise of eminent domain pursuant to this proffer, provided 
that all other prerequisites for obtaining such approvals and commencing such 
construction provided in these proffers have been met. 

96. Modification of Monetary Contributions.  With regard to monetary contributions as 
described herein, the Applicant reserves the right to modify any contribution that has 
been reallocated or reduced by the policies, ordinances or regulations of Fairfax County 
without the necessity of a PCA, CDPA, FDP or FDPA.  Further, the Applicant reserves 
the right to request a PCA, without the necessity of a CDPA, FDP or FDPA, to modify 
any contribution described herein that is demonstrated to be warranted. 
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97. 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 the Applicant’s 
successor(s) in interest and/or the owners from time to time of any portion of the 
Application Property during the period of their ownership.  Once portions of the 
Application Property are sold or otherwise transferred, the associated proffers become the 
obligation of the purchaser or other transferee and shall no longer be binding on the seller 
or other transferor. 

98. 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. 

{A0657793.DOC / 1 Draft Proffers 04.10.15 (cln) 007079 000015} 
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APPLICANT/AGENT  
 
 
CITYLINE PARTNERS LLC 
 
 
 
__________________________________ 
By:  Michael R. Pedulla 
Its:   Co-President 
 
 
 

 
[SIGNATURES CONTINUE ON NEXT PAGE] 



 

 

 
TITLE OWNER OF TAX MAP  
29-4 ((5)) 9, 9A and 10 
 
 
CLEVELAND 1820 DOLLEY MADISON LLC 
 
 
 
________________________________________ 
By:   Michael R. Pedulla 
Its:    Executive Vice President 
 
 
 
 

[SIGNATURES CONTINUE ON NEXT PAGE] 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 

TITLE OWNER OF PORTIONS OF RIGHT-OF-WAY TO BE 
VACATED AND/OR ABANDONED 
 
 
FAIRFAX COUNTY BOARD OF SUPERVISORS  
 
 
 
________________________________________ 
By:   Edward L. Long, Jr. 
Its:    County Executive 

 
 
 
 

[SIGNATURES END] 
 

 
 
 



DATE: 

TO: 

FROM: 

SUBJECT: 

REF.: 

April 14, 2015 

Suzanne Wright, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

Jo Ellen Groves, Paralegal} 
Office of the County Attorney 

Affidavit 
Application No.: RZ 2011-PR-009 
Applicant: Cityline Partners LLC 
PC Hearing Date: 5/6115 
BOS Hearing Date: 6/2115 

126031 

Office ofthe County Attorney 
Suite 549, 12000 Government Center Parkway 

Fairfax, Virginia 22035-0064 
Phone: (703) 324-2421; Fax: (703) 324-2665 

www.fairfaxcounty .gov 

Attached is an affidavit which has been approved by the Office of the County Attorney for the 
referenced case. Please include this affidavit dated 4/13115, which bears my initials and is 
numbered 126031a, when you prepare the staff report. 

Thank you for your cooperation. 

Attachment 
cc: (w/attach) Domenic Scavuzzo, Planning Technician I (Sent via e-mail) 

Zoning Evaluation Division 
Department of Planning and Zoning 

\\s17PROLA WPGCO 1 \Documents\126031 \JEG\Affidavits\687034.doc 



(check one) [ ] 
[.t] 

REZONING AFFIDAVIT 

applicant 
applicant's authorized agent listed in Par. l(a) below 

in Application No.(s): _RZ_~_2_0_1_1_-P_R_-_0_09 ____________________ _ 
(enter County-assigned application number(s), e.g. RZ 88-V-001) 

and that, to the best of my knowledge and belief, the following information is true: 

l(a). The following constitutes a listing ofthe names and addresses of all APPLICA..~TS, TITLE 
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the 
application,* and, if any ofthe foregoing is a TRUSTEE,** each BENEFICIARY of such trust, 
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on 
behalf of any of the foregoing with respect to the application: 

(NOTE: All relationships to the application listed above in BOLD print must be disclosed. 
Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee, 
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the 
parcel(s) for each owner(s) in the Relationship column.) 

NAME 
(enter first name, middle initial, and 
last name) 
'Cityline Partners LLC 

Agents: 
Tasso N. Flocos 
Thomas D. Fleury 
Michael R. Pedulla 
William C. Helm 
Donna P. Shafer 

' Eric R. Maggio 

(check if applicable) 

ADDRESS RELATIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 
1651 Old Meadow Road, Suite 650 Applicant/ Agent for Title Owner 

\McLean, VA 22102 

[.t] There are more relationships to be listed and Par. l(a) is 
continued on a "Rezoning Attachment to Par. l(a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the 
condominium. 

** List as follows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of: (state name of 
each beneficiary). 

)t,oRJvf RZA-1 Updated (7/1/06) 



Page 1 or_3_ 
Rezoning Attachment to Par. l(a) 

(enter date affidavit is notarized) 
for Application No. (s): _RZ __ 20_1_1_-P_R_-0_0_9 _____________ _ 

(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and 
last name) 

,Cleveland 1820 Dolly Madison LLC 

Agents: 
·Tasso N. Flocos 
Thomas D. Fleury 
Michael R. Pedulla 
William C. Helm 
Donna P. Shafer 
,Eric R. Maggio 

Fairfax County Board of Supervisors 

Agent: 
Edward L. Long Jr., 

' County Executive 

Bowman Consulting Group, Ltd. 

Agents: 
Matthew J. Tauscher 

··Anthony R. Verdi, Jr. (former) 
• Brad D. Gladfelter 
Jessica L. Fleming 

· SmithGroupJJR, Inc. f/k/a Smith Group, 
Inc. d/b/a SmithGroupJJR 

Agents: 
·Merrill D. St. Leger-Demian 
Sven B. Shockey 

·Debra L. Mitchell 

'f. William Gue, III 

(check ifapplicablc) 

FORM RZA-1 Updated (7/1/06) 

[.t] 

ADDRESS 
(enter number, street, city, state, and zip code) 

1651 Old Meadow Road, Suite 650 
McLean, VA 22102 

12000 Government Center Parkway 
Suite 533 
Fairfax, Virginia 22035 

14020 Thunderbolt Place 
Suite 300 
Chantilly, VA 20151 

',1700 New York Avenue, NW, #100 
Washington, DC 20006 

RELA TIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Title Owner of Tax Map 
29-4 ((5)) 9, 9A, lOA 

Title Owner of Portions of right-of-way to 
be Vacated and/or Abandoned 

Engineers/Planners/ Agent 

Architects/Landscape Architect/ Agent 

PO Box 237 Attorney/Agent for Applicant 
Wicomico Church, VA 22579 

There are more relationships to be listed and Par. l(a) is continued further 
on a "Rezoning Attachment to Par. l(a)" form. 
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Rezoning Attachment to Par. l(a) 

DATE: 2015 
(enter date affidavit is notarized) 

for Application No. (s): _RZ __ 2_0_11_-_P_R_-0_0_9 ____________ _ 
(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and 
last name) 

-M.J. Wells & Associates, Inc. 

Agents: 
Terence J. Miller 
Robin L. Antonucci 
William F. Johnson 
Kevin R. Fellin 
Jami L. Milanovich 
John F. Cavan, IV 
Christopher L. Kabatt 
Courtney J. Menjivar 
Brian J. Horan 
Justin B. Schor 

Walsh, Colucci, Lubeley & Walsh, P.C. 

Agents: 
Martin D. Walsh 
Lynne J. Strobel 

·Timothy S. Sampson (former) 
M. Catharine Puskar 
Sara V. Mariska 
G. Evan Pritchard 
Andrew A. Painter 
H. Mark Goetzman 
Matthew J. Allman 
Jeffrey R. Sunderland 
Elizabeth D. Baker 
Inda E. Stagg 
Elizabeth A Nicholson (former) 

'Amy E. Friedlander 

(check if applicable) 

FORM RZA-1 Updated (7/l/06) 

[.f] 

ADDRESS 
(enter number, street, city, state, and zip code) 

1420 Spring Hill Road, Suit(\610 
'})sons, VA 22102 

2200 Clarendon Boulevard, Suite 1300 
Arlington, VA 22201 

RELA TIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Transportation Consultant/ 
Agent 

Attorneys/Planners/Agent for the 
Applicant 

Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/Agent 
Attorney/ Agent 
Attorney/Agent 
Attorney I Agent 
Attorney/ Agent 
Attorney* I Agent 
Planner/ Agent 
Planner/ Agent 
Planner/ Agent 
Planner/ Agent 

*Admitted in New York and California. 
Admission to Virginia Bar pending. 

There are more relationships to be listed and Par. 1 (a) is continued further 
on a "Rezoning Attachment to Par. l(a)" form. 
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Rezoning Attachment to Par. l(a) 

(enter date affidavit is notarized) 
for Application No. (s): _RZ __ 20_1_1_-_PR_-0_0~9 ____________ _ 

(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and 
last name) 

'Wetland Studies and Solutions, Inc. 

Agents: 
Michael S. Rolband 

.Scott R. Petrey 

. Polysonics Corp. 

Agent: 
, Christopher J. Kamer 

(check if applicable) 

FOR.\1 RZA-1 Updated (7/1106) 

[ ] 

ADDRESS RELA TIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 

5300 Wellington Branch Drive, Suite 100 Environmental Consultant 
Gainesville, VA 20155 

405 Belle Air Lane 
Warrenton, VA20186 

Noise Consultant/ Agent 

There are more relationships to be listed and Par. l(a) is continued further 
on a "Rezoning Attachment to Par. l(a)" form. 



REZONING AFFIDAVIT 

DATE: 
(enter date affidavit is notarized) 

for Application No. (s ): _RZ~2_0_1_1-,--P_R_-_0_09~~~,------~:----~~-:---:-----
( enter County-assigned application number(s )) 

Page Two 

1 (b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders, and if the corporation is 
an owner of the subject land, all of the OFFICERS and DIRECTORS of such corporation: 

(NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL EST ATE 
INV'ESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Cityline Partners LLC 
1651 Old Meadow Road, Suite 650 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 1 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
RECP IV Tysons City line Holdco, LLC, Member 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 
Michael R. Pedulla, Co-President, William C. Helm, Co-President; Donna P. Shafer, EVP; Thomas D. Fleury, EVP; Eric R. Maggio, SVP 

' & CFO; Tasso N. Flocos, SVP 

(check if applicable) f.t] There is more corporation information and Par. 1 (b) is continued on a "Rezoning 
Attachment 1 (b)" form. 

***All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken do\vn 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWlvER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OW1VER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated (7/l/06) 
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Rezoning Attachment to Par. l(b) 

DATE: April13, 2015 
(enter date affidavit is notarized) 

for Application No. (s ): _RZ_2_0_1_1_-P_R_-_0_0_9 ____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Cleveland 1820 Dolley Madison LLC 
1651 Old Meadow Road, Suite 650 

'McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.!] There are shareholders, and all of the shareholders are listed below. 
[ ] There are shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Members: 
'RECP IV WG Land Investors LLC 
, RECP IV WG Land Co-Inve;tor A LLC 
,Cityline Executive Investors LLC 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

Michael R Pedulla, Executive Vice President; William C. Helm, Executive Vice President; Thomas J. Scott, Secretary 

====================================~=~~=======~================================== 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
,RECP IV WG Land Investors LLC 
590 Madison Avenue, 8th FJ'Oo; 
New York, NY 10022 

DESCRIPTION OF CORPORATION: (check one statement) 
[./] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
· RECP IV Tysons Land Investo! Holdco LLC 

===================::=:======--=======--=============~-============== 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Michael R Pedulla, Executive Vice President; William C. Helm, Executive Vice President 

(check if applicable) [.t] 

FORl\1 RZA-1 Updated (7/1/06) 

There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Rezoning Attachment to Par. l(b) 

DATE: 2015 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2011-PR-009 ---------------------------------------------
(enter County-assigned application number (s)) 

Page 2 of 7 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
· RECP IV Tysons Land Investor Holdco LLC 
590 Madison Avenue, 8th Floor 
New York, NY 10022 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Sole Member: 
·DU Real Estate Capital Partners IV, L.P. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

·Michael R. Pedulla, Executive Vice President; William C. Helm, Executive Vice President 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
· M.J. Wells & Associates, Inc. 

1420 Spring Hill Road, Suite :610 
.~ysons, Virginia 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[.t] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
'M.J. Wells & Associates, Inc. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee 
owns 10% or more of any class of stock. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [.t] 

FOR:\.1 RZA-1 Updated (7/1/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 
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Rezoning Attachment to Par. l{b) 

DATE:~--~-20_1_5 ____________ _ 
(enter date affidavit is notarized) 

for Application No. (s): _R_Z_20_1_1_-P_R_-0_0_9 ____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
, Walsh, Colucci, Lubeley & Walsh, P.C. 
2200 Clarendon Boulevard, Suite 1300 
Arlington, VA 22201 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[.t] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
,Wendy A. Alexander, David J. Bomgardner, E. Andrew Burcher, Thomas J. Colucci, Peter M. Dolan, Jr., Jay du Von, William A. Fogarty, 
John H. Foote, H. Mark Goetzman, Bryan H. Guidash, Michael J. Kalish, J. Randall Minchew, Andrew A. Painter, G. Evan Pritchard, 

'M. Catharine Puskar, John E. Rinaldi, Lynne J. Strobel, Garth M. Wainman, Nan E. Walsh 
.Former Shareholders: Michael D. Lubeley, Martin D. Walsh 
=========================================================~=============--========== 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
·SmithGroupJJR, Inc. f7k/a SmithGroup, Inc. d/b/a SmithGroupJJR 
1700 New York Avenue,]\;'\\', #100 
Washington, DC 20006 

DESCRIPTION OF CORPORATION: (check one statement) 
[ J There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[.t] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

=======================:::=....--==============--===---===:;::;:=========---================= 
NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) 

FORM RZA-1 Updated (7!1/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 
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Rezoning Attachment to Par. l(b) 

DATE: April13, 2015 
(enter date affidavit is notarized) 

for Application No. ( s ): _RZ_2_0_1_1_-P_R_-_0_0_9_---,-----:---:----,----
(enter County-assigned application number (s)) 

l2vo?J\a.. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
',Wetland Studies and Solutions, Inc. 
5300 Wellington Branch Drive, #I 00 
Gainesville, VA 20155 

DESCRIPTION OF CORPORATION: (check one statement) 
[.!] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
'The Davey Tree Company, Sole Shareholder 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
'The Davey Tree Expert Company 
1500 N .\1antua Street 
Kent, OH 44240 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[.t] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
An employee-owned company with the only shareholder that owns I 0% or more is The Reliance Trust Company, as trustee for the Davey 
40l(k) SOP and ESOP. There are in excess of thousands of members in this fund, none of whom own 10% or more of The Davey 
Tree Expert Company. 

==================================================================== 
NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) !;t] 

FORM RZA-1 Updated (7/1106) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 
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Rezoning Attachment to Par. l(b) 

DATE: ~-----2_0_15 ____________ __ 
(enter date affidavit is notarized) 

for Application No. (s): ~RZ __ 20_1_1_-P_R_-0_0_9 ____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
' RECP IV Tysons City line Holdco LLC 

590 Madison Avenue, 8th Floor 
New York, NY 10022 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns l 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Members: 
·RECP IV Co-Investors A, L.P. (owns less than 10% ofCityline Partners LLC) 
DLJ Real Estate Capital Partners IV, L.P.' 

===============~======~============================================================= 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Michael R. Pedulla, Executive Vice President; William C. Helm, Executive Vice President 

===~================================================================================ 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
·City line Executive Investors LLC 
590 Madison Avenue, 8th Floor 
New York, NY 1 0022 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Members: Thomas D. Fleury, Tasso N. Flocos, Eric R. Maggio,'Donna P. Shafer 
Manager: RECP IV WG Land Investors LLC 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) 

FORM RZA-1 Updated (7/1106) 

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 



Rezoning Attachment to Par. l(b) 

DATE: 2015 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2011-PR-009 
------------------~--~--~~---------------

(enter County-assigned application number (s)) 

Page_6_ 7 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
RECP IV WG Land Co-lnvestO-t_ A LLC 
590 Madison A venue, 8th Floor 
New York, NY 10022 

DESCRIPTION OF CORPORATION: (check one statement) 
[.1] There are shareholders, and all of the shareholders are listed below. 
[ ] There are shareholders, and all of the shareholders owning l 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
-RECP IV A, L.P. (owns less than 10% of Cleveland 1820 Dolly Madison LLC) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Michael R. Pedulla, Executive Vice President; William C. Helm, Executive Vice President 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
. Bowman Consulting Group, Ltd. 
14020 Thunderbolt Place, Suite 300 
Chantilly, VA 20151 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[.r] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than lO shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
. Gary P. Bowman 

=========================================--====--===========--========= 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) 

FORM RZA-1 Updated (7/l/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 



Page_?~ 7 
Rezoning Attachment to Par. l(b) 

DATE: April13, 2015 
(enter date affidavit is notarized) 

for Application No. (s): _R_Z_20_1_1_-P_R_-_0_0_9 ____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
,Credit Suisse Group AG 
Paradeplatz 8 
Zurich, 8070 Switzerland 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are shareholders, and all of the shareholders are listed below. 
[ ] There are shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[.t] There are more than l 0 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
~ublicly traded in Switzerland (SIX) and as American Depositary Shares (CS) in New York (NYSE) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
,Polysonics 
405 Belle Air 
Warrenton, VA 20186 

DESCRIPTION OF CORPORATION: (check one statement) 
[J] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than lO shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are shareholders, but of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
,Gordon E. Jacobs, Denise A. Jacobs 

===============================:::::::::========================--=================== 
NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [ ] 

FORM RZA-1 Updated (7/l/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page Three 
REZONING AFFIDAVIT 

(enter date affidavit is notarized) 

for Application No. (s): RZ 2011-PR-00_9 ______ _ 
(enter County-assigned application number(s)) 

l(c). The following constitutes a listing*** of all of the PARTNERS, both GENERAL and LIMITED, in 
any partnership disclosed in this affidavit: 

PARTNERSHIP INFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
,DLJ Real Estate Capital Partners IV, L.P. 
590 Madison A venue, 8th Floor 
New York, NY 10022 

(check if applicable) 

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g. 
General Partner, Limited Partner, or General and Limited Partner) 

General Partners: 
-DLJ Real Estate Capital IV, LLC (owns less than 10% ofCityline Partners LLC and Cleveland 1820 Dolly Madison LLC) 

'DLJ RECP Management, L.P. (owns less than 10% of City line Partners LLC and Cleveland 1820 Dolly Madison LLC) 

Limited Partners: 
, Commonwealth of Pennsylvania Public School Employees' Retirement System 
(there are hundreds of thousands of members in this pension fund, none of whom own 10% or more of City line Partners LLC and Cleveland 
1820 Dolly Madison LLC) 

'Credit Suisse Group AG 

(check if applicable) Lt] There is more partnership information and Par. l(c) is continued on a "Rezoning 
Attachment to Par. l(c)" form. 

***All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of tile land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated (7/J/06) 



Page Four 
REZONING AFFIDAVIT 

DATE: Aprill3, 2015 
·--~~~~~~ 

(enter date affidavit is notarized) 

for Application No. (s): _RZ_2_0_1_1_-P_R_-0_0_9 ______________ _ 
(enter County-assigned application number( s)) 

l(d). One of the following boxes must be checked: 

[ ] In addition to the names listed in Paragraphs l(a), l(b), and l(c) above, the following is a listing 
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more of the APPLICA:.~T, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land: 

[.t] Other than the names listed in Paragraphs l(a), l(b), and l(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OW~ER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on the line below.) 

:\'one 

(check if applicable) [ ] 

FORM RZA-1 Updated (7/1/06) 

There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 



Page Five 
REZONING AFFIDAVIT 

DATE: April13, 2015 --~---
(enter date affidavit is notarized) 

for Application No. ( s ): :::._RZ:ccc_c2=-0=-.:1:_::1_-P::..cR:_::::_-Oe-0.:.:9. ___ --:--····---..,---,--------··--------
(enter County-assigned application number(s)) 

3. That within the twelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member ofhis or her immediate 
household, either directly or by way of partnership in which any of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any ofthose listed in Par. 1 above. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 
'Thomas D. Fleury, an agent for the Applicant!Cityline Partners LLC, contributed in excess of $100 to Foust for Congress. 

(NOTE: Business or financial relationships ofthe type described in this paragraph that arise after 
the filing of this application and before each public hearing must be disclosed prior to the 
public hearings. See Par. 4 below.) 

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a 
"Rezoning Attachment to Par. 3" form. 

4. That the information contained in this affidavit is complete, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public hearing on this matter, I will reexamine this affidavit and provide any changed 
or supplemental information, including business or financial relationships ofthe type described 
in Paragraph 3 above, that arise on or after the date of this application. 

==============================================::::----==================================== 
WITNESS the following signature: 

(check one) 

My commission expires: 11/30/2015 

~FORM RZA·l Updated (7/1/06) 

(type or print first name, middle initial, last name, and title of signee) 

Kl . ~,it; , ,, .. 
Registratiol'l I 283945 

Notary Public·· 
. Of:VIRGINIA 



County of Fairfax, Virginia 

DATE: April14, 2015 

TO: Suzanne Wright, Staff Coordinator 
Zoning Evaluation Division 

. Department of Planning and Zoning 

FROM: Jo Ellen Groves, Paralegablf 
Office of the County Attorney 

SUBJECT: Affidavit 
Application No.: PCA 92-P-001-11 
Applicant: Cityline Partners LLC 
PC Hearing Date: 5/6/15 
BOS Hearing Date: 6/2/15 

REF.: 126620 

Office of the County Attorney 
Suite 549, 12000 Government Center Parkway 

Fairfax, Virginia 22035-0064 
Phone: (703) 324-2421; Fax: (703) 324-2665 

www .fairfaxcounty .gov 

Attached is an affidavit which has been approved by the Office of the County Attorney for the 
referenced case. Please include this affidavit dated 4/13/15, which bears my initials and is 
numbered 126620a when you prepare the staff report. 

Thank you for your cooperation. 

Attachment 
cc: (w/attach) Domenic Scavuzzo, Planning Technician I (Sent via e-mail) 

Zoning Evaluation Division 
Department of Planning and Zoning 

\ \s 1 7PROLA WPGCO 1 \Documents\126620VEG\Affidavits\687035 .doc 



REZONING AFFIDAVIT 

(enter name of applicant or authorized agent) 

(check one) [ ] 
[.r] 

applicant 
applicant's authorized agent listed in Par. l(a) below 

in Application No.(s): _P_C_A_92_-_P_-O_O_l_-1_1 __ ,--,----,-,---------,-------------
(enter County-assigned application number(s), e.g. RZ 88-V-001) 

and that, to the best of my knowledge and belief, the following information is true: 

l(a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE 
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the 
application,* and, if any ofthe foregoing is a TRUSTEE,** each BENEFICIARY of such trust, 
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on 
behalf of any of the foregoing with respect to the application: 

(NOTE: All relationships to the application listed above in BOLD print must be disclosed. 
Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee, 
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the 
parcel(s) for each owner(s) in the Relationship column.) 

NAME 
(enter first name, middle initial, and 
last name) 
City line Partners LLC 

Agents: 
Tasso N. Flocos 
Thomas D. Fleury 
Michael R. Pedulla 
William C. Helm 
Donna P. Shafer 
Eric R. Maggio 

(check if applicable) 

ADDRESS RELATIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 
1651 Old Meadow Road, Suite 650 Applicant! Agent for Title Owner 
McLean, VA 22102 

[.r] There are more relationships to be listed and Par. l(a) is 
continued on a "Rezoning Attachment to Par. l(a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the 
condominium. 

** List as follows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of: ,==...:..:.:;:=~ 
each beneficiary). 

jORM RZA-1 Updated (7/1/06) 



Page_l_ 3 
Rezoning Attachment to Par. l(a) 

DATE: 2015 
(enter date affidavit is notarized) 

for Application No. (s ): _P_C_A_92_-_P_-O_O_l_-1_1_--,-----:-:-:-----:---:---:--
( enter County-assigned application number (s )) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and 
last name) 

'Cleveland 1820 Dolly Madison LLC 

Agents; 
Tasso N. Flocos 
Thomas D. Fleury 
Michael R. Pedulla 
William C. Helm 
Donna P. Shafer 

'Eric R. Maggio 

'Bowman Consulting Group, Ltd. 

Agents: 
Matthew J. Tauscher 

,Anthony R. Verdi, Jr. (former) 
·Brad D. Gladfelter 
Jessiea L. 

· SmithGroupJJR, Inc. 

Agents: 
Merrill D. St. Leger-Demian 

· Sven B. Shockey 

.F. William Gue, lli 

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

[.I] 

ADDRESS 
(enter number, street, city, state, and zip code) 

1651 Old Meadow Road, Suite 650 
McLean, VA 22102 

14020 Thunderbolt Place 
Suite 300 
Chantilly, VA 20151 

1700 New York Avenue, NW, #100 
WashirJgto•n, DC 20006 

PO Box237 
Wicomico Church, VA 22579 

RELA TIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Title Owner of Tax Map 
29-4 ((5)) 9, 9A, lOA 

Engineers/Planners/ Agent 

Architects/Landscape Architect/ Agent 

Attorney/Agent for Applicant 

There are more relationships to be listed and Par. l(a) is continued further 
on a "Rezoning Attachment to Par. l(a)" form. 



Page 2 3 
Rezoning Attachment to Par. l(a) 

DATE: 2015 
(enter date affidavit is notarized) 

for Application No. ( s ): _P_C_A_92_-_P_-O_O_l_-_ll_----,-------,----
(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and 
last name) 

M.J. Wells & Associates, Inc. 

Agents: 
·Terence J. Miller 
Robin L. Antonucci 
William F. Johnson 

·Kevin R. Fellin 
Jami L. Milanovich 
John F. Cavan, IV 
Christopher L. Kabat! 
Courtney J. Menjivar 
Brian J. Horan 

. Justin B. Schor 

.walsh, Colucci, Lubeley & Walsh, P.C. 
Agents: 

Martin D. Walsh 
Lynne J. Strobel 
~Timothy S. Sampson (former) 
M. Catharine Puskar 
Sara V. Mariska 
G. Evan Pritchard 
Andrew A. Painter 
H. Mark Goetzman 

'Matthew J. Allman 
Jeffrey R. Sunderland 
Elizabeth D. Baker 
Inda E. Stagg 
Elizabeth A. Nicholson (former) 
,Amy E. Friedlander 

(check if applicable) 

FORM RZA-1 Updated (7/l/06) 

[.I] 

ADDRESS 
(enter number, street, city, state, and zip code) 

1420 Spring Hill Road, Suite,610 
:_fysons, VA 22102 

2200 Clarendon Boulevard, Suite 1300 
A.rlington, VA 2220 I 

RELA TIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Transportation Consultant! 
Agent 

Attorneys/Planners/ Agent for the 
Applicant 

Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/ Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney*/Agent 
Planner/ Agent 
Planner/ Agent 
Planner/ Agent 
Planner/Agent 

There are more relationships to be listed and Par. !(a) is continued further 
on a "Rezoning Attachment to Par. l(a)" form. 



Page _3_ of_3_ 
Rezoning Attachment to Par. l(a) 

DATE: ~--~-2_0_15 _______________ _ 
(enter date affidavit is notarized) 

for Application No. (s ): _P_C_A_92_-_P_-O_O_l_-_11 ___ -,----,-------
(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and 
last name) 

Wetland Studies and Solutions, Inc. 

Agents: 
Michael S. Rolband 

·Scott R. Petrey 

• Polysonics Corp. 

Agent: 
·Christopher J. Karner 

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

[ ] 

ADDRESS RELA TIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 

5300 Wellington Branch Drive, Suite 100 Environmental Consultant 
Gainesville, VA 20155 

405 Belle Air Lane 
Warrenton, VA 20186 

Noise Consultant/ Agent 

There are more relationships to be listed and Par. l(a) is continued further 
on a "Rezoning Attachment to Par. l(a)" form. 



Page Two 
REZONING AFFIDAVIT 

DATE: 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_9_2_-_P_-O_O_l_-1_1 ______________ _ 
(enter County-assigned application number(s)) 

l(b). The following constitutes a listing*** ofthe SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all ofthe shareholders, and ifthe corporation is 
an owner of the subject land, all of the OFFICERS and DIRECTORS of such corporation: 

(NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE 
INVESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
,Cityline Partners LLC 

1651 Old Meadow Road, Suite 650 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
['] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
. RECP IV Tysons City line Holdco, LLC, Member 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 
·Michael R. Pedulla, Co-President, William C. Helm, Co-President; Donna P. Shafer, EVP; Thomas D. Fleury, EVP; Eric R. Maggio, SVP 
& CFO; Tasso N. Flocos, SVP 

(check if applicable) lj] There is more corporation information and Par. 1 (b) is continued on a "Rezoning 
Attachment 1 (b)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated (711/06) 



Page_l_ 7 
Rezoning Attachment to Par. l(b) 

DATE: Aprill3, 2015 
(enter date affidavit is notarized) 

for Application No. (s ): _P_C_A_92_-_P_-O_O_l_-_11 ____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Cleveland 1820 Dolly Madison LLC 
1651 Old Meadow Road, Suite 650 

,McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are shareholders, and all of the shareholders are listed below. 
[ ] There are shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Members: 

CRECP IV WG Land Investors LLC 
· RECP IV WG Land Co-Investor A LLC 
. City line Executive Investors LLC 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Michael R. Pedulla, Executive Vice President; William C. Helm, Executive Vice President; Thomas J. Scott, Secretary 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
• RECP IV WG Land Investors LLC 
590 Madison Avenue, 8th Floor 
New York, NY 10022 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
,RECP IV Tysons Land Investor Holdco LLC 

========--=======================================:::::;;::;:;::;===--==========:;::::::::::;;== 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

-Michael R. Pedulla, Executive Vice President; William C. Helm, Executive Vice President 

(check if applicable) [.;] 

FORM RZA-1 Updated (7/1!06) 

There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 



Page 2 7 
Rezoning Attachment to Par. l(b) 

DATE: April13, 2015 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_92_-_P_-O_O_l_-_ll _____________ ~ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
, RECP IV Tysons Land Investor Holdco LLC 
590 Madison A venue, 8th Floor 
New York, NY 10022 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are shareholders, but of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Sole Member: 

'DLJ Real Estate Capital Partners IV, L.P. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

,Michael R. Pedulla, Executive Vice President; William C. Helm, Executive Vice President 

=================================~=================================================== 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
,Cityline Executive Investors LLC 
590 Madison Avenue, 8th Floor 
New York, NY 10022 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
,Members: Thomas D. Fleury, Tasso X Fiocos, Eric R. Maggio, Donna P. Shafer 
,Manager: RECP IV WG Land Investors LLC 

==========~~=======~============~======================================= 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [.t] 

FORM RZA-1 Updated (7/l/06) 

There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 
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Rezoning Attachment to Par. l(b) 

DATE: -----"'------'--2_0_15 ______ _ 
(enter date affidavit is notarized) 

for Application No. (s ): _P_C_A_92_-_P_-0_0_1_-_Il ____________ _ 
application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
·Credit Suisse Group AG 
Paradeplatz 8 
Zurich, 8070 Switzerland 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
(.;] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
· Publicly traded in Switzerland (SIX) and as American Depositary Shares (CS) in New York (NYSE) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
, RECP IV Tysons City line Holdco LLC 
590 Madison Avenue, 8th Floor 
New York, NY 10022 

DESCRIPTION OF CORPORATION: (check one statement) 
[.1'] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Members: 
RECP IV Co-Investor!' A, L.P. (owns less than 10% ofCityline Partners LLC) 

'DLJ Real Estate Capital Partners IV, L.P. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Michael R. Pedulla, Executive Vice President; William C. Helm, Executive Vice President 

(check if applicable) [.!] 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 
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Rezoning Attachment to Par. l(b) 

DATE: 2015 
(enter date affidavit is notarized) 

for Application No. (s ): _P_C_A_92_-_P_-O_O_l_-_ll ____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
RECP IV WG Land Co-Investor A LLC 
590 Madison Avenue, 8th Floor 
New York, NY 10022 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
,RECP IV Co-Investors A, L.P. (o>vns less than 10% of Cleveland 1820 Dolly Madison LLC) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
·Michael R. Pedulla, Executive Vice President; William C. Helm, Executive Vice President 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
·Bowman Consulting Group, Ltd. 
14020 Thunderbolt Place, Suite 300 
Chantilly, VA 20!51 

DESCRIPTION OF CORPORATION: (check one statement) 
I ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[.1] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ) There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
'Gary P. Bowman 

================================================================= 
NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 
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Rezoning Attachment to Par. l(b) 

DATE: 2015 
(enter date affidavit is notarized) 

for Application No. (s ): _P_C_A_9_2_-_P-_O_O_l-_1_1 _____ ----, ______ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
-Walsh, Colucci, Lubeley & Walsh, P.C. 
2200 Clarendon Boulevard, Suite 1300 
Arlington, VA 22201 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are shareholders, and all of the shareholders are listed below. 
[.t] There are shareholders, and all of the shareholders owning l 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are shareholders, but of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
'Wendy A. Alexander, David J. Bomgardner, E. Andrew Burcher, Thomas J. Colueei, Michael J, Coughlin, Peter M. Dolan, Jr., Jay du Von, 
William A. Fogarty, John H. Foote, H. Mark Goetzman, Bryan H. Guidash, Michael J. Kalish, J. Randall Minchew, Andrew A. Painter, 
G. Evan Pritchard, M. Catharine Puskar, John E. Rinaldi, Kathleen H. Smith, Lynne J. Strobel, Garth M. Wainman, Nan E. Walsh 

,former Shareholders: Michael D. Lubeley, Martin D. Walsh 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
. SmithGroupJJR, Inc. 

1700 New York Avenue, NW, #IOO 
Washington, DC 20006 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning l 0% or more of any 

class of stock issued by said corporation are listed below. 
[.t] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

=~====================================-~====================--================= 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [.t] 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. l(b )"form. 
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Rezoning Attachment to Par. l(b) 

DATE: April13, 2015 
(enter date aftldavit is notarized) 

for Application No. (s ): _P_C_A_92_-_P_-O_O_l_-_ll ____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
, Wetland Studies and Solutions, Inc. 
5300 Wellington Branch Drive, #100 
Gainesville, VA 20155 

DESCRIPTION OF CORPORATION: (check one statement) 
[of] There are shareholders, and all of the shareholders are listed below. 
[ ] There are shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are shareholders, but of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
'The Davey Tree Expert Company, Sole Shareholder 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and code) 
The Davey Tree Expert Company 
1500 N Mantua Street 
Kent, OH 44240 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[.t] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
,An employee-owned company with the only shareholder that owns 10% or more is The Reliance Trust Company, as trustee for the Davey 
40l(k) SOP and ESOP. There are in excess of thousands of members in this fund, none ofwhom own 10% or more ofThe Davey 
Tree Expert Company. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [J] 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. I(b)" form. 



Rezoning Attachment to Par. l(b) 

DATE: Aprill3, 2015 
(enter date affidavit is notarized) 

for Application No. (s): PCA 92-P-001-11 
----~----~------~------------------------~ 

(enter County-assigned application number (s)) 
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NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
, M.J. Wells & Associates, Inc. 

14 20 Spring Hill Road, Suite 61 0 
Tysons, VA 22 I 02 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 1 0 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter f1rst name, middle initial, and last name) 
· M.J. Wells & Associates, Inc. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee 

owns 10% or more of any class of stock. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
'Polysonics Corp. 

405 Belle Air Lane 
Warrenton, VA 20186 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
\....Gordon E. Jacobs, Denise A. Jacobs 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [ ] 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 
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REZONING AFFIDAVIT 

DATE: 

l(c). The following constitutes a listing*** of all ofthe PARTNERS, both GENERAL and LIMITED, in 
any partnership disclosed in this affidavit: 

PARTNERSHIP INFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
'DLJ Real Estate Capital Partners IV, L.P. 
590 Madison A venue, 8th Floor 
New York, NY I 0022 

(check if applicable) [.t] The above-listed partnership has no limited partners. 

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g. 
General Partner, Limited Partner, or General and Limited Partner) 

General Partners: 
· DLJ Real Estate Capital IV, LLC (owns less than 10% ofCityline Partners LLC and Cleveland 1820 Dolly Madison LLC) 

,DLJ RECP Management, L.P. (owns less than I 0% of City line Partners LLC and Cleveland 1820 Dolly Madison LLC) 

Limited Partners: 
'Commonwealth of Pennsylvania Public School Employees' Retirement System 

(there are hundreds of thousands of members in this pension fund, none of whom own 10% or more ofCityline Partners LLC and Cleveland 
1820 Dolly Madison LLC) 

·Credit Suisse Group AG 

(check if applicable) [.r] There is more partnership information and Par. 1 (c) is continued on a "Rezoning 
Attachment to Par. l(c)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated {7il/06) 
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REZONING AFFIDAVIT 

DATE: April 13,2015 
·······-------

(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_9_2_-_P-_O_O_l_-l_l _____________ ~ 
(enter County-assigned application number(s)) 

l(d). One of the following boxes must be checked: 

[ ] In addition to the names listed in Paragraphs 1 (a), I (b), and 1 (c) above, the following is a listing 
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land: 

[./] Other than the names listed in Paragraphs 1(a), 1(b), and l(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* ofthe land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on the line below.) 

!\one 

(check if applicable) [ ] 

FORM RZA-1 Updated (7/1/06) 

There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 



REZONING AFFIDAVIT 

DATE: _Aprill3, 2015 
(enter date affidavit is notarized) 

for Application No. ( s ): =-P-=C=-A~-'9:-.:2=--=-P-"-0:...:::0-=1-=-l=-=l=------""'·-·····-·-------
(enter County-assigned application number(s)) 
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3. That within the twelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member ofhis or her immediate 
household, either directly or by way of partnership in which any of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any of those listed in Par. 1 above. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 
Thomas D. Fleury, an agent for the Applicant/Cityline Partners LLC, contributed in excess of $100 to Foust for Congress. 

(NOTE: Business or financial relationships ofthe type described in this paragraph that arise after 
the filing of this application and before each public hearing must be disclosed prior to the 
public hearings. See Par. 4 below.) 

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a 
"Rezoning Attachment to Par. 3" form. 

4. That the information contained in this affidavit is complete, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public hearing on this matter, I will reexamine this affidavit and provide any changed 
or supplemental information, including business or financial relationships of the type described 
in Paragraph 3 above, that arise on or after the date of this application. 

WITNESS the following signature: 

(check one) 

(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this--.-... 
---""-------' County/City 

My commission expires: 11130/2015 

jORM RZA-1 Updated (7/1/06) KfMBERlY K. Lift · 
RegistratioJl # 283945 

Notai'Y Public · 
~THOFVIRGIHIA 



STATEMENT OF JUSTIFICATION 

SCOTTS RUN NORTH 
February 14, 2011 

Revised May 10,2011 
Revised Mttrch 17,2014 
Revised March 6, 2015 

This statement ofjustification is submitted for a proposed rezoning of approximately 9.41 
acres from the C-3 and lf-C Districts to the Planned Development Tysons Corner Urban (PTC) 
and H-C Districts. 

City line Partners LLC, the Applicant, is the managing agent of property identified among 
the Fairfax County tax assessment records as 29-4 ((5)) 9, 9A and 1 OA (the "Subject Property") 
that encompasses approximately 9.41 acres located on the north side of Route 123, between 
Scotts Crossing Road and the Dulles Airport Access Road. With the inclusion of land previously 
dedicated for public purposes with reserved density credits, the area of the Subject Property 
increases to approximately 11.64 acres. A detailed description of these prior dedications has 
been submitted separately. In addition, the Applicant proposes the vacation of approximately 
18,346 square feet of Scotts Crossing Road that will be included in this application. The Subject 
Property is currently developed with a surface parking lot that will serve as an interim use until 
the Subject Property is developed. The Applicant proposes to develop the Subject Property with 
an integrated mix of office, residential and retail uses in a transit-oriented urban design that will 
serve as the gateway to Tysons from the east. One of the proposed office buildings may 
altematively be developed with hotel use. A rezoning of the Subject Property from the C-3 and 
H-C Districts to the PTC and H-C Districts will fulfill the vision of the adopted Comprehensive 
Plan for the Tysons Corner Urban Center. 

I. Subject Property Description 

The Subject Property, referred to as Scotts Run North, is located on the east side of the 
Tysons Corner Urban Center and will be the first view of Tysons from WMATA's new silver 
line when traveling west from falls Church. Located on the north side of Route 123, the Subject 
Properly has extensive road frontage so that it is highly visible from the ground plane as well as 
from the elevated rail. The Subject Property is unjque in that it has an urban edge on Route 123, 
but is adjacent to the Scotts Run Stream Valley on the northwest. Scotts Run North is the 
continuation of lhe larger Scotts Run Station South property and completes the vision of a fully 
integrated urban community at the McLean Metro Station (the "Metro Station") and Scotts Run 
Stream Valley. No other site in Tysons has the benetit of being located within a quarter mile of a 
metro station with scenic views of a natural stream valley that transitions to lower density 
development. This setting creates opportunities for transit-oriented office development and 
residential buildings that maintain a high quality living environment. The Applicant's design 

Cityline Pa1tners LLC 
1 051 Old Meadow Road 
Suite 650 
Tysons Corner. Virginia 22102 
T 703 556 3777 
1; ity~ int:· ~~a 1 tnct1-· .. con~ 

A SUBSIDIARY OF 
DLJ Re~l Estate CapitBi P:1r!r1t;1'S 
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meets the objective of cresting a place where Pairfax County residents can live, work, shop, play 
and stay. 

The opportunity to create a pedestrian friendly urban environment is amplified by the 
proximity of the Metro Station that is now in operation. Approximately 1.92 acres ofthc Subject 
Property <.1rc located within 118 of a mile of the Metro Station; approximately 7.04 ancs or the 
Suhject Properly arc located between l/S and 1/4 mile of the Metro Station. and the rem1:1ining 
approximately .44 acre is located between 1/4 and J/3 mile or the Metro Station. Tbe proximity 
of the Metro Station creates opportunities to encourage the use of mass transit as an alternative to 
private vehicles. The Applicant's proposal links the transit-oriented development to the Metro 
Station through sidewalks and strcetscapcs that encourage the use of transit, walking, and biking, 
and therchy furthers the goal of creating a multi-modal transportation network that is not 
dependent on automobiles. 

The Applicant has carefully evaluated its development plan to ensure that the proposed 
use is coordinated with the surrounding areu at appropriate heights to transition to adjacent 
development and respects the recommendations of the Comprehensive Plan. The Subject 
Property represents the completion ofthe Applicant's proposed development plan in Tysons East. 
On April 9, 2013, the Board of Supervisor$ approved a rezoning to the PTC Distrit:t with a 
conceptual development plan (COP) for Scotts Run Station South comprised of appro.ximatdy 
30 acres located on the south side of Route 123. Approved for over six million square feet of 
gross 11oor area, Scotts Run Station South represents the largest approved rezoning in accordance 
with the vision of the Comprehensive Plan for the Tysons Corner Urban Center. Scotts Run 
North, comhined with Scotts Run Station South, will transform the area. The two (2) 
developments will result in a cohesive street grid, an integrated series of parks and open spaces, 
public tacilities consisting of an athletic field and a lire station, and a balanced mix of office, 
rcsidenti8l and retail ust:s in proximity to the Metro Station. The Applicant is proposing uses up 
to 1,500,000 gross square feet on Scotts Rtm North. The bast! development program consists of 
954,000 gross square feet of of.tice development (63.6%); 497,000 gross square feet of 
residential development (33.1 %); and 49,000 gross square feet of retail development (3.3%). 
The Applicant also proposes an alternate development program consisting of 725,000 gross 
square feet of onicc ( 48.3%). 497,000 gross square feet of residential {33 .I%). 229,000 gross 
square feet of lwtcl ( 15.3%), and 49.000 gross square feet or retail development (3.3%). Both 
the base development and the nlterrwtive development programs result in a 2. 96 FAR. The 
Applicant's proposal completes the urban pattern and design of the mixed-use development 
established with the approval of Scotts Run Station South. 

II. Zoning History 

The Subject Propc1ty js part of an office park known as West*Gate that originally 
contained over eighty (80) acres of industrially zoned prope11y located at the edge ofthc suburbs 
of Washington, D.C. on both the north and south sides of Route 123. Initially zoned to the I-4 
District, West*Gate was developed in phases in accordance with the Fairfax County Zoning 
Ordinance that permitted otEce and industrial uses. Office buildings were constructed to 
primarily serve govermncnt contractors and other buildings were used for research, development 
and manufacturing facilities. As Tysons Corner evolved into the Urban Center of Pairfax 
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County, Wcst*Gate evolved into a more traditional office park. Its strategic location on Route 
123 between the Capital BeltwC\y and the Dulles Airport Access Road provided visibility and 
accessibility. These conditions still exist today, and arc enhanced by the presence of the Metro 
Station. A rezoning in the early 1990's resulted in the Subject Property's current C-3 District 
zoning designation and the adoption of proffers. The Subject Property is that portion of 
Wcst*Gate that is closest to Route 123 and the Metro Station and is proposed for a rezoning that 
will complete the development pattern established with the previously approved rezoning 
application to the PTC District located on the south side of Route 123. In the interim, the 
Subject Property will he utilized as surface parking to henefit the riders ofthc new silver line. 

Ill. Overall Vision 

The Applicant proposes to transform a portion or an existing suburban office park by 
extending the vision and design concepts established in Scotts Run Station South across Route 
123 to Scotts Run North in a manner consistent with its designation in the Comprehensive Plan. 
Scotts Run North has been designed to he a continuation of Scotts Run Station South with a 
connected and extended street grid, consistent urban design, and landscape concepts and 
amenities that build on and complement each other. The result is that Scotts Run North is an 
extension of a thoughtfully designed place, not a separate development. The Subject Property 
that comprises Scotts Run North is recommended for redevelopment as Transit Station Mixed 
Use. The vision is to redevelop the Subject Property into a transit-oriented, walkahle, 
sustainable mixed-use development overlooking the Scotts Run Stream Valley which is a natural 
amenity. The Subject Property will be anchored by a gateway oflice building up to 325 feet in 
height that is within an eighth of a mile orthc Metro Station. This building will serve CIS a focal 
point of the development and a visual statement acknowledging the new urban design of Tysons 
Corner. The Applicant has designed a street parallel to Route 123 that will connect the 
development physically and visually to the Metro Station. The street, referred to as Grover 
Street, is the east-west connector that provides access to all proposed buildings on the Suqject 
Property. A connector road to the Dulles Airport Access Road and parallel to Grover Street is 
contemplated by VDOT and FCDOT to the north adjacent to the Subject Property. The 
Applicant intends to reserve right-of-way necessary for the proposed connector road and provide 
a pro-rata contribution to its construction by others. The future connector will be aligned with the 
Subject Property's access to Scotts Crossing Road. The Applicant has designed an interim road 
network, including a temporary private connection referred to as Frances Drive that will 
implement the street grid until the future connector is constructed. A local street, rererrcd to as 
North Dartford Drive, extends on a north-south axis to Route 123 and completes the cohesive 
grid of streets established by Scotts Run Station South and envisioned in the Comprehensive 
Plan. These proposed streets will connect the existing arterial road network to facilitate 
pedestrian, vehicular and bicycle connectivity. 

Grover Street will be enhanced with street trees, landscaping, and street level retail to 
enhance the pedestrian experience. Grover Street will terminate at Scotts Crossing Road. The 
entire length of Grover Street is within 1/4 mile of the Metro Station thereby encouraging 
pedestrian and cyclist usage. A multi-generational park is proposed at the intersection of Grover 
Street and Scotts Crossing Road. Just as Scotts Run North is a continuation of Scotts Run 
Station South, Frances Park is envisioned to complement and add to the series of connected 
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parks and public spaces that are part of Scotts Run Station South, including Andrew Way, Taylor 
Park, Van Buren Gateway Park, and Scotts Run Stream Valley Park. Named afler Frances 
Folsom Cleveland, the youngest First Lady in history and the wife of President Grover 
Cleveland, Prances Park is conceived as a multigenerational park with passive and active 
elements. Building on and extending the park and open space concept developed for Scotts Run 
Station South, frances Park integrates elements such as rock, water, wood, trees, and vegetation 
to create a feeling of connectedness to Scotts Run. Within an environment of high-quality 
vegetation including native plants and trees, the park consists of several clements including a 
children's playground, a set of Parkour stations, a water feature/splash pad, quiet seating areas, 
walking paths, and trails that connect users to Scotts Run Stream Valley. The park is designed 
for a range of ages and creates a variety of recreational oppmiunities including quiet connection 
to nature, active fitness, and lively play, while concurrently contributing to area stormwater 
management eiTorts. 

Huilding heights step down as buildings are located further from the Metro Station and 
Route 123. Buildings under all development options have been appropriately sited to ensure 
compliance with Section 2-414 of the Zoning Ordinance. Section 2-414 establishes a minimum 
distance of 200 feet for residential buildings and 75 feet for commercial buildings between 
principal buildings and right(s)-of·way of interstate highways and the Dulles Airport Access 
Road. By interpretation issued by the Zoning Administration Division dated December 21, 
2000, the setback measurement is taken from the projection or extended line of the travel lanes at 
interchanges. A copy of this determination is attached for convenient reference. As 
demonstrated on the CDP, these setbacks have been met with this proposal. 

Scotts Run Stream Valley Park is the focal point of the Scotts Run Crossing Subdistrict. 
Consequently, the park is an important component of both the Scotts Run N01th and the 
previously approved Scotts Run Station South developments. It is intended that Scotts Run 
Stream Valley Park will become a major linear urban park on both sides of Route 123 with a trail 
system that will benefit not only the future residents and office employees, but also serve the 
existing stable residential communities and proximate employment centers, and thereby 
providing connectivity to other parts of Tysons. This natural <tmenity should be enhanced so that 
it may provide passive and active recreational opportunities that will benefit all Tysons residents 
and workers. The Applicant has taken a leadership role in revitalizing and enhancing the Scotts 
Run Stream Valley Park in a manner that implements the Comprehensive Plan vision as detailed 
on the CDP approved in conjunction with Scotts Run Station South. The portion of the stream 
valley located on the north side of Route 123 adjacent to the Subject Property is envisioned to be 
a natural environment. The Applicant will provide a connection to an existing ofT-site trail. The 
completion of the trail network, which has been deficient for the last twenty-five (25) years, will 
facilitate access to the stream valley. The stream valley provides opportunities for access to open 
space by office workers, potential residents, and existing area residents under both development 
alternatives. 

The primary goals of the Scotts Run North CDP are as follows: 
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• Extend, complement and continue the urban design and architectural concepts, 
landscape design, mix of uses, public spaces and connected street grid established 
by Scotts Run Station South located across Route 123. 

• Utilize density and intensity appropriately through a diverse mix of uses that 
encourages the use of alternate transportation modes, including mass transit, and 
creates an environment where people can live, work, shop and play at a gateway 
to Tysons. 

• Extend the grid of streets, sidewalks and retail uses consistent with the 
Comprehensive Plan and approved development that will facilitate pedestrian, 
vehicular and bicycle connectivity, and create a sense of place. 

• Incorporate a variety of building heights and orientations to ensure greater 
intensity in proximity to Route 123 and the Metro Station, while stepping down 
appropriately to surrounding areas. 

• Incorporate various design elements such as visually appealing strcctscapes and 
ground floor retail to elevate the pedestrian experience. 

• Preserve Scotts Run Stream Valley norlh of Route 123 as a natural open space 
amenity in Tysons. 

• Integrate sustainable design clements such as innovative stormwater management 
techniques, environmentally sensitive siting of buildings, energy efficient building 
design and orientation, and the promotion of transit usc through design and use 
mix. 

• Develop a phasing plan that allows for the timely construction of buildings in 
phases or individually in response to market conditions to implement the 
objectives ofthe Comprehensive Plan with appropriate supporting facilities. 

A. Gateway 

The Tysons East District as defined by the Comprehensive Plan is the signature 
gateway for those coming to Tysons from the east. Scotts Run North is the 1irst and most 
visually prominent site within the Tysons East District. As the entirety of the Subject Property is 
within a third of a mile of the Metro Station, and predominately within a quarter mile, the 
proposed development will be strongly transit-oriented. 011ice buildings are planned in 
proximity to Route 123. A signature gateway oHice building will be located in the northeast 
quadrant of Scotts Crossing Road and Route 123. The proposed office buildings will create an 
urban employment center that will utilize mass transit. One of the office buildings, located 
furthest east on Route 123, may be developed as a hotel. A hotel is compatible with office and 
residential buildings and promotes the Tysons mixed use concept within the Tysons East District. 
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Residential buildings arc located further from Route 123 and adjacent to Scotts Rlm 
Stream Valley to create a pleasant living environment, views and connectivity to the park. The 
incorporation of residential use in the development plan provides the benefit of a twenty-four 
hour presence in Scotts Run North. All buildings are located within easy walking distance to the 
Metro Station. Building heights range from 325 feet down to 103 feet at the perimeter of the 
Subject Property in accordance with the height recommendations of the Comprehensive Plan. 
Retail stores and dining establishments to serve the proposed development and the area will be 
located at the street level. Parking is located beneath the office and residential buildings. 
Given soil conditions in this area, the depth of underground parking garages may be limited. 
Retail uses will potentially be incorporated into the parking structures to limit their visibility and 
ensure that the parking structures do not detract from the overall appearance of the development. 

13. Connectivity 

Grover Street, which is parallel to Route 123, will be the primary local connector 
road in Scotts Run North. This new street, together with a new street shown on the CDP as 
North Dmtford Drive, creates an enhanced grid of streets as envisioned by the Comprehensive 
Plan at a human scale to ensure use and connectivity with the existing arterial street system. The 
proposed grid of streets will complete and complement the grid of streets established by Scotts 
Run Station South. All streets will include sidewalks, street trees and landscaping in 
conformance with the Comprehensive Plan. Hardscape incorporated into the street design will 
provide opportunities for outdoor seating and gathering areas. The CDP illustrates a future 
connector road north of the Subject Property from the Dulles Airport Access Road to Scotts 
Crossing Road as recommended by the Tysons East District CTIA. The connector road will be 
designed and constructed by others and the Applicant's proposal will not impede its construction. 
The Applicant will contribute a pro-mta share of the road cost to facilitate its construction by 
others. The Applicant has designed an interim road network to implement the grid of streets 
until the connector road is constructed. The construction of the connector road will require the 
dedication of the right-of-way by The Gates of McLean, an adjacent multi-family residential 
community. he Applicant and representatives of Fairfax County have met with the noard ofThc 
Gates of McLean. Given the condominium ownership of the residential community, and the by
laws establishing required owner participation, it appears unlikely that a dedication will occur 
and that the right-of-way will be acquired through condemnation. The Applicant has agreed to 
cooperate and facilitate the acquisition of right-of-way by Fairfax County, either by dedication or 
condemnation. 

C. Urban Parks and Open Space 

The focal point of the Tysons East District is intended to be the Scotts Run 
Stream Valley Park. Scotts Rlm Stream Valley Park will he significantly improved with the 
construction of improvements approved in conjunction with Scotts Run Station South. The 
stream valley on Scotts Run North will be improved to ensure that the stream remains a viable 
resource. The Applicant will provide improvements to the existing culvert to preclude further 
erosion and ensure that development will not negatively impact downstream prope1tics. 
Improvements will include introduction of enhanced outfall measures beyond the minimum PFM 
requirements. The Subject Property docs include a floodplain and Resource Protection Area 
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(RPA). As shown on the CDP, all of the proposed buildings are located outside of the 
t1oodplain. Some of the proposed improvements arc located within the RP A, but the area of 
encroachment is no greater than the existing area of impervious encroachment. Given the 
topography of the area, and mature existing vegetation, creative solutions will be needed to make 
a majority of the stream valley accessible. Scotts Run Stream Valley Park is an oasis within a 
rapidly developing area that should be preserved, enhanced and protected. This has been 
accomplished by the Applicm1t with Scotts Run Station South. A significant portion of the Scott 
Run Stream Valley located north of Route 123 is owned by The Gates of McLem1. The 
Applicant will coordinate where possible with The Gates of McLean to retain Scotts Run Stream 
Valley in a natural condition. A series of open space areas will provide recreation oppmiunities 
to residents and office workers of Scotts Run North, as well as guests. The total amount of 
public open space provided with the proposed development is 3.14 acres. 

D. Su~tainability/Urban Stewardship 

A number of sustainable design elements have been incorporated into the 
development plan to ensure energy efficiency and minimal impacts on natural resources. 
Proposed office buildings on the Subject Property have been oriented to maximize energy 
efficiency. In addition, building footprints have been shaped to minimize the shadows that are 
cast during the shorter days of winter. Lastly, the office buildings will he designed to a 
minimum of Silver LEED certification or equivalent standards. Stormwater manngement 
techniques will be installed to retain the iirst inch of rainfall, to the maximum extent practical, as 
recommended by the Comprehensive Plan. Techniques will include the usc of permeable pavers 
on portions of roadways and hardscapes throughout the development. In nddition, infiltration 
basins arc planned to be installed beneath trees boxes used in lhe strcctscape, and green roofs and 
rooftop gardens may be incorporated into huilding designs. Other possible measures to Improve 
water quality and reduce stormwatcr run-off may include incorporation of bioswales, rain 
gardens, and vegetated buffer strips. 

E. Public Facilities 

The Comprehensive Plan identifies Tysons East as a good location for 
institutional and public uses, such as educational and recreCJtional facilities. The Applicant will 
continue to explore these possibilities on Scotts Run North. As lhc location is easily accessible 
to the Metro Station and lhe use will have synergy wilh the planned office buildings at Scotts 
Run North, such uses remain a strong possibility. The Applicant has addressed its contribution 
to public facilities with the proiTered construction of a fire station and athletic field, as well as 
stream valley improvements, in conjunction with the development of Scotts Run Station South. 
These public facilities were designed in anticipation of the development of Scotts Run North 
wilh approximately 1.5 million square feet of office and residential uses. 

IV. Pmgram of' Development 

Scotts Run North, given its gateway location in proximity to the Metro Station, has a 
tremendous redevelopment potential. Until it is redeveloped, the Subject Property will remain 
improved with an interim surface parking lot lhat will serve users of the Metro Station. The 
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pnrking lot will be phased out and removed as the Applicant proceeds to develop the Subject 
Property. 

The CDP proposes up to 1,500,000 gross square feet of development on the Subject 
Property. The proposed development is comprised of 954,000 gross square feet of offi.~e, 
497,000 gross square feet of residential and 49,000 gross square feet of retail. The overall land 
use mix is 63.6% office, 33.1% residential, ~;md 3.3% retail, which meets the recommendations 
for Transit Station Mixed Use as defined by the Comprehensive Plan that generally recommends 
65% office. As an alternative, the Applicant proposes that one of the proposed office buildings 
may be developed with a hotel. This alternate option results in 725,000 gross square feet of 
office, 497,000 gross square feet of residential, 229,000 gross square feet of hotel, and 49,000 
gross square feet of retail. The overall land usc mix is 48.3% office, 33.1% residential, 15.3% 
hotel, and 3.3% retail. The resultant FAR under both development options is 2.96. The 
maximwn gross floor areas for the various uses are as follows: 

Land Use Mix and FAR 

Percentage 
GSF Percentage of Total FAR 

GSF Under of Total Umler FAR Under 
(Hase Alternate (Base Alternate (Base Alternate 

Use Plan) Use Plan) Use Plan) Use 
Master Plan 
- Office 954,000 725,000 63.6% 48.3% 1.88 1.43 

- Residential 497,000 497,000 33.1% 33.1% 0.98 0.98 

- Retail 49,000 49,000 3.3% 3.3% 0.097 0.097 

- Hotel 0 229,000 0% 15.3% 0.00 0.45 

Total 1,500,000 1,500,000 100% 100% 2.96 2.96 

Calculation of FAR and FAR under the alternative is based on land area and density credit 
totaling 507,271 square feet. 

Scotts Run North is located on the north side of Route 123 between Scotts Crossing Road 
and the Dulles Airport Access Road. Currently developed with an interim parking lot, the 
Applicant proposes three (3) oflice buildings and two (2) residential buildings; each building 
may be constructed as one or two towers, with two (2) alternatives for the allocation of gross 
t1oor area between Building Site A and Building Site 13. The CDP details an alternative whereby 
one of the office buildings on Route 123 may be developed with a hotel. All of these uses, under 
the base and alternative with the maximum proposed development, will yield approximately 1.5 
million square feet of development. Vehicular and pedestrian circulation will be achieved with 
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the construction of a new central street, referred to as Grover Street that is parallel to Route 123. 
In addition, North Dartford Drive will be constructed to connect Grover Street with Route 123. 
Parking will be provided in structures located beneath each building. Retail development will be 
located on the grolilld floor to activate the street and also screen p01tions of the parking garage 
that may be located ahove grade. Huilding heights range from 103 feet to 325 feet with the 
greater heights located in proximity to Route 123 and the Metro Station. Specific details of each 
proposed development are provided on the CDP. ln addition, site sections for each proposed 
building, including use and design altematives, are included in the CDP. 

V. Phasing of Development 

Scotts Run North is located on the north side of Route 123 and is commonly referred to 
as the Cleveland I3lock. The development of iive (5) building sites with a mix of uses may take 
some years to complete. Phasing of development to planned infrastructure (vehicular, 
pedestrian, bicycle and transit facilities) and transportation demand management programs is 
critical to ensure a well-balanced, interlinked, multi-modal transportation network in Tysons. Jn 
addition, the Applicant must retain the flexibility to respond to changing market conditions and, 
therefore, has designed the Subject Property with buildings, including associated parking, that 
may be constructed individually or in groups. These stand-alone parcels arc easily defined hy 
the Applicant's proposed grid of streets. 

The Cleveland Block will be redeveloped with three (3) office building sites, identified 
on the CDP as Building Sites C, D and E, and two (2) residential building sites, identified on the 
CDP as Building Sites A and B. Individual buildings may be constructed as one or two towers. 
Building Site C will consist of 449,000 gross square feet, Building SiteD will consist of 302,000 
square l'ect and Building Site E will consist of2J6,000 square rect. The residential buildings will 
be comprised of Building Site A consisting or 367,000 gmss sqtmre !cct and Huilding Site B 
consisting of \46,000 gross square rcet. I3ui\ding E may also be developed with a hotel 
consisting of 236,000 gross square ieet. All buildings will be served by structured parking 
located beneath the building site that will be constructed concurrently with each building. Under 
both development options, access to the buildings will be from Grover Street and North Dart!i:>rd 
Drive. Internal road improvements shall be constructed concurrently with development uf the 
Subject Property. 

The Suhject Property has suf11cicnt existing and proposed street frontage for adequate 
access so that a specific development sequerrce is not necessary. Extensive landscaping, 
strcetscapc and open spaces, including a multi-generational park, are detailed on the CDP and 
will be installed concurrently with each development site. As shown on the CDP, improvements 
will be phased as follows: 

• Building Site A. Building Site A is located in the northwest quadrant of proposed 
Grover Street and North Dartford Drive. Building Site A is currently developed 
as a portion of an interim parking lot constructed to serve patrons of the Metro 
Station. When redeveloped, a residential building or buildings consisting of up to 
367,000 gross square feet will be constructed on Building Site A. It is anticipated 
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that up to 8,000 gross square feet of the buj]ding may be retail. Building Site A 
will be served by structured parking located beneath the building(s) that will be 
constructed concuncntly. Improvements will include construction of a portion of 
Grover Street from Scotts Crossing Road to North Dartford Drive and the 
construction of North Dmtford Drive with access to Route 123, subject to VDOT 
approval of a connection to Route 123. Streetscape improvements will be 
provided along adjacent street frontages and Frances Park, a multi-generational 
park, will be constructed with Frances Drive as an interim road connection. A 
trail connection will be provided to an off-site trail located in the stream valley. 
The remainder of the Subject Property may continue to be used as an interim 
parking lot until such time as additional parcels are developed. 

• Building Site B. Building Site B is located in the northeast quadrant of Grover 
Street and North Dartford Drive. Building Site B is currently developed as a 
portion of an interim parking lot constmcted to serve patrons of the Metro Station. 
When redeveloped, a residential building or buildings consisting of up to 247,000 
gross square feet will be constructed on Building Site B. It is anticipated that up 
to 8,000 gross square feet of the building may be retail. Building Site B will be 
served by structured parking located beneath the building(s) that will be 
constructed concurrently. Improvements will include construction of a portion of 
Grover Street from Scotts Crossing Road to North Dartford Drive and the 
construction of North Dartford Drive with access to Route 123, subject to VDOT 
approval of a connection to Route 123. Streetscape improvements will be 
provided along adjacent street frontages. The existing entrance to Scotts Crossing 
Road will remain. The remainder of the Subject Property may continue to be 
used as an interim parking lot until such as time as additional parcels are 
developed. 

• Building Site C. Building Site Cis located in the nmtheast quadnmt ofRoute 123 
and Scotts Crossing Road. Building Site C is currently developed as a portion of 
an interim parking lot constructed to serve patrons of the Metro Station. When 
redeveloped, an office building or buildings consisting of up to 449,000 gross 
square feet will be constructed on Building Site C. It is anticipated that up to 
17,000 gross square feet of the building may be retail. Building Site C will be 
served by structured parking located beneath the building that will be constructed 
concurrently. Improvements will include the construction of a portion of Grover 
Street from Scotts Crossing Road to North Dartford Drive and a portion of N01th 
Dartford Drive from Route 123 to Grover Street, subject to VDOT approval of a 
connec1ion to Route 123. Streetscape improvements will be provided along 
adjacent street frontages and Frances Park, which is a multi-generational park 
located adjacent to Building Site C, will be constructed with Frances Drive as an 
interim road connection. A trail connection will be provided to an off-site trail 
located in the stremn valley and interim green space will be provided adjacent to 
Building Site C. That portion of interim surface parking located in the southwest 
quadrant of Grover Street and North Dartford Drive may be used to support the 
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oilice building on an interim basis. The remainder of the Subject Property may 
continue to be used as an interim parking lot until such time as additional parcels 
are developed. 

• Building Site D. Huilding Site D is located in the southwest quadrant of Grover 
Street and North Dartford Drive. Building Site D is currently developed as a 
portion of an interim parking lot constructed to serve patrons of the Metro Station. 
When redeveloped, an office huilding or buildings consisting of up to 302,000 
gross square feet will be constructed on Building Site D. It is anticipated that up 
to 9,000 gross square feet of the building may be retail. Huilding Site D will be 
served by structured parking located beneath the building that will he constructed 
concurrently. Improvements will include the conslruction of an interim 
connection from Scotts Crossing Road to Grover Street, a portion of Grover Street 
rrom Scotts Crossing Road to North Dartford Drive and the construction of a 
portion of North Dartford Drive from Route 123 to Grover Street, a portion of 
which is subj cct to VDOT approval of a connection to Route 123. Streetscape 
improvements will be provided adjacent to street frontages and an interim green 
space wiJJ be provided adjacent to Building D. A portion of the Subject Property 
located between Building Site D and Scotts Crossing Road will be used as interim 
surface parking for the improvements on Building Site D. Interim green space 
will be provided adjacent to Building Site D. The remainder of the Subject 
Property may continue to be used as an interim parking lot until such time as 
additional parcels are developed. 

• Building Site E. Building Site E is located in the southeast quadrant of Grover 
Slreet and North Dartford Drive. Building Site E is currently developed as a 
portion of an interim parking lot to serve patrons of the Metro Station. When 
redeveloped, oilice building(s) or a hotel will be constructed on Building Site E. 
Building Site E will consist of 236,000 gross square feet of either office or hotel 
with up to 7,000 gross square feet of retail use in the building. Huilding Site E 
will be served by structured parking located beneath the building that will be 
constructed concurrently. Improvements associated with Building Site E include 
construction of a portion of Grover Slreet from Scotts Crossing Road to North 
Dartiord Drive and construction of a portion of North Dartford Drive with access 
to Route 123, subject to VDOT approval of a connection to Route 123. 
Strcetscape improvements will be provided along adjacent street frontages. The 
remainder of the Subject Property may continue to be used as <Jn interim parking 
lot until such time as additional parcels are developed. 

The phasing as described above is illustrated on the CDP. In addition, the Applicant has 
provided a detailed pedestrian and bicycle circulation plan consisting of sidewalks, lrails and 
plazas th<Jt will be installed concurrently with the development of each Building Site. In 
addition, utilities will be installed sequentially with each segment of development. As described 
herein and as shown on the CDP, interim surface parking may continue on all or any of the 
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undeveloped building sites. The detailed phasing plans arc shown on Sheets A6.01 through 
A6.03 of the CDP. 

VI. Comprehensive Plan Guidelines 

The Subject Property is located in the Tysons East District of the Tysons Corner Urban 
Center and recommendations for its use and development are guided by the newly approved 
Comprehensive Plan Amendment for Tran,~(orming Tysons (the "Plan"). Guidance is provided 
in both the Areawide Recommendations and the District Recommendations, specifically the 
Scott Run Crossing Subdistrict. The Plan recommends that the Subject Property be redeveloped 
with a mix of uses with oflice as the predominate use. The Scotts Run Crossing Subdistrict is 
envisioned to be a mixed-use area with increased intensity and diversity of land use including 
office, hotel, residential, support retail and/or public and institutional uses. This vision is 
implemented with the combined developments approved for Scotts Run Station South and 
proposed for Scotts Run North. A key feature in the subdistrict is Scotts Run Stream Valley 
Park. Scotts Run Stream Valley Park is identified as an accessible urban park and areawide 
amenity. Redevelopment is encouraged to contribute to stream and riparian buffer restoration 
elTorts for Scotts Run Stream Valley Park, which the Applicant has already fulfilled with the 
Scotts Run Station South approval. Planned intensity recommendations are based on a tiered 
approach. The highest intensities in Tysons Corner should be built in those areas closest to the 
Metro Station entrance. Approximately 35% of the Suhject Property is located in Tier 1 within 
Ys mile of the Metro Station entrance. Approximately 62% of the Subject Property is located in 
Tier 2 within Y,. mile of the Metro Station. Sites within Tiers 1 and 2 are not subject to a 
maximum FAR. Arproximately 3% of the Subject Property is located in Tier 3, specifically 
between 14 and 1;3 mile of the Metro Station entrance. The Plan recommends that projects within 
V4 and Yl mile may develop up to a 2.0 FAR, excluding bonuses, however, sites that do not 
include any ofli.ce space or other high trip generating uses should he allowed intensities of 2.5 
FAR, plus any bonuses acbicved. The Plan also allows flexibility to include areas immediately 
adjacent to-theY,. mile ring as areas not subject to a maximum FAR. Below is a table outlining 
the land areas and development proposed within Tiers 1, 2 and 3. 

Intensity Tiers and FAR 

GFA FAR 
Land Area and Under Under 

Intensity Tiers Density Credits GFA Alternative FAR Alternative 
1 

0 to 1IH mile 181,143 sr 449,000 449,000 2.48 2.48 

2 
VB - Y,. mile 306,644 SF 1,051,000 1,051,000 3.43 3.43 

3 
~- !;; mile 19,484 sr 0 0 0 0 

Total 507,271 SF 1,500,000 1,500,000 2.96 2.96 
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The Applicant's proposal as shown on the CDP is in keeping with the intensity recommendations 
of the Plan. The Subject Property ' s maximum overall PAR is 2.96 for both proposed 
developments. While the Subject Property does include :floodplain, the uses are evaluated in 
terms of intensity and not subject to density penalties as described in the Zoning Ordinance. 
Additionally, no high-trip generating uses arc proposed within the Subject Property's limits, and 
therefore, a concurrent special exception is not required. 

The Plan also provides guidance on consolidation, street grid, urban design, urban park standards 
and other topics. Below is a description of how the proposed rezoning and CDP for the Subject 
Property meets the major clements of the Plan and the specific subdistrict recommendations. 
Where the description of compliance with the major elements also satisfies the subdistrict 
recommendations. it is so noted and not repeated. 

Plan Guidance 

M&or .Elements of the Plan 
•Mix and arrangement of uses 

Applicant's Proposal 

The proposed mix of uses is in keeping with the 
overall guidance in the Land Usc section and the 
Scotts Run Crossing Subdistrict description. The 
Plan calls for development of the Subject Property 
with a mix of uses, with office as the predominate 
use. further, the Plan text allows individual 
developments to have the Llexibility to build a higher 
percentage of oflice as the anticipated land usc mix 
will vary by TOD District or Subdistrict. The use 
percentages meet the recommendations for Transit 
Station Mixed Usc. In keeping with the Plan and 
Subdistrict recommendations, the greatest intensity 
wiJI he concentrated closest to the Metro Station. 
The Applicant proposes the construction of a 
gateway oHicc building within 1/S of a mile of the 
Metro Station. Building height is oriented to Route 
123 and steps down to the periphery of the Tysons 
Urban Center. As detailed on the COP, development 
will be phased to the construction of transportation 
and public facilities. 
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• Affordable and workforce housing The proposed residential buildings under arc a 
construction type that docs not generate a 
requirement for Af1ordahle Dwelling Units in 
accordance with Article 2 of the Zoning Ordinance. 
Twenty percent (20%) ofthe proposed residential 
units, or approximately 95 units, will be provided as 
workforce housing in accordance with the guidance 
in the Plan. 

•Green building expectations The otlice structures will be designed and 
constructed to meet minimum Silver LEED 
certification or equivalent standards. The design of 
residential structures will be guided by the Policy 
Plan objectives on Resource Conservation and Green 
Building Practices. 

•Stormwater Management The goal of storm water management measures for 
the Subject Property is to protect the downstream 
receiving waters in the Tysons Corner area from 
further degradation while providing sufficient 
controls to proportionally improve the condition of 
said receiving waters. Through the use of aggressive 
and innovative stormwater management planning 
and techniques, the proposed development will 
provide both water quantity and water quality 
controls to achieve the above stated goal. 
While historical water quantity controls have been 
focused on reducing the peak flow rates from post-
developed sites to levels equal to or less than the 
peak now rates for pre-developed sites, this tactic 
accounts lor only part of the impact devclorment has 
on storm water runoff. That is to say, development 
will affect not only peak runoff rates, but al-so total 
runoff volume. Although this historical peak 
shaving methodology ensures the downstream 
receiving channels are capable of conveying the 
po~t-dcvelopcd peak Hows, it does not account for 
the increased volume of runoff that will be generated 
as a result of development. 
Because both the peak ilow rate and the overall 
runoiT volume introduced into the downstream 
receiving waters impact the condition of the streams, 
it is the intent of this rezoning aprlication to commit 
to a stormwater management plan which not only 
attempts to mimic the pre-developed peak release 
rates, but also the pre-developed runoff volumes. In 
order to both control the poshlcvelopcd peak flow 
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rates and reduce the post-developed runoff volumes, 
it is the intent of the proposed stormwater 
management plan to make usc of certain low impact 
development (LID) techniques that will aid in water 
runoff reduction and re-use. 
In general, techniques such as green roofs, tree box 
filters, pervious hardscapes/ strectscapes, and 
stormwater reuse will be integrated into the 
development as shown on the CDP. These 
techniques will both reduce the total runoff release 
from the development area and control the peak 
runoff rate. More specifically: 
• Green roofs will allow for a portion of the 

nmoff volume to be decreased through the 
uptake by plantings on the green roof. 

• Tree box filters will also allow for a degree of 
plant uptake, and can also be designed to 
infiltrate portions of the runoff volume, 
depending on the characteristics ofthc insitu 
soils. 

• Penrious hanlscapes/streetscapes will allow for 
infiltration of portions of runoff val ume through 
the pervious surface into storage below where it 
will be held 1or infiltration into the ground, 
depending on the chamcteristics ofthe insitu 
soils. 

• Cisterns/Stormwater reuse will allow for 
runoff volume to be recycled into the water 
supply of the new buildings for allowable 
purposes such as grey water, landscape 
irrigation, and air conditioning unit cooling. 
Instead ofmerely holding runoffto reduce its 
peak flow rate, retention vaults will hold runoff 
until it is reused in the buildings. This reuse has 
the added benefit of reducing the demand on the 
domestic water supply, while infiltration 
techniques will have the added benefit of 
recharging the surrounding water table. 

• Structural BMPs 
• Integrate(] Management Practices (IMPs) 

Beyond reducing the volume of runoff from a 
post-developed site, the above LID techniques 
wiii help to reduce the peak flow rates released 
from a post-developed site. By reducing the 
overall imperviousness of the site, as well as 
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•Consolidation pcrf(JTmancc objectives 

"disconnecting" impervious areas, these 
techniques will reduce the peak runoff rate. This 
is due to the fact that times of concentration for 
sub areas of the site will increase for certain LlD 
techniques, thus avoiding coincident peaks for all 
of the site sub areas, some using UD techniques 
and some not. 

Regarding water quality, the use of green roofs and 
tree box filters will have a signiJicant impact on 
water quality, as nutrient uptake will greatly reduce 
the pollutants in the site runoff. Furthermore, 
infiltration (pending the characteristics of the insitu 
soils) in both tree box filters and pervious 
hardscapc/streetscapc will greatly improve the 
quality of the runoff from the post-developed site. 
Thus, these techniques will be used to meet the 
established phosphorus removal requirements for the 
Subject Property, as determined during the rc?.Oning 
process. 
The Scotts Run Crossing Subdistrict guidance 
suggests a consolidation goal of 20 acres. The 
Subject Property encompasses less than 20 acres but 
includes all available land that is bounded by Scotts 
Crossing Road, the Dulles Airport Access Road and 
Scotts Run Stream Valley Park. The land area 
includes property in Tiers 1, 2 and 3. As 
recommended by the Subdistrict, the consolidated 
area includes land in both the first and second 
intensity tier to ensure connectivity to the Metro 
Station. The si7.c, shape and location of the Subject 
Property will foster achievement of the performance 
objectives resulting in a coordinated development 
plan that includes a grid of streets, provides a 
comprehensive public open space system that 
incorporates Scotts Run Stream Valley Park, 
demonstrates how adjacent land may be developed 
in keeping with the Plan, and provides for the 
phasing of redevelopment. 

1-----------------------------------r~--~ 

• Transportation 
0 Grid of streets on and off-site The Applicant has worked with the other Tysons 

East District property owners to identify a network 
of streets to provide accessibility and connectivity 
for all modes: vehicular, pedestrian and bicycle. 
The goal was to create a street grid that is effective, 
practical and implcmentablc. This is exhibited in the 
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0 Vehicle trip reduction objectives 

0 Parking management 

0 Phasing to transportation improvements 
and programs 

0Traftic impact analysis evaluating three 
time periods; first phase, interim phase and 
plan build-out 

street grid approved in conjunction with Scotts Run 
Station South. The grid is further implemented with 
the construction oftwo (2) new streets: Grover 
Street and North Dartford Drive (both local streets). 
Improvements in accordance with Plan 
recommendations will be made to existing Scotts 
Crossing Road that will be incorporated into the 
street grid. The proposed street grid was presented 
to and discussed with FCDOT representatives on 
February 3 and May 3, 2011. The Applicant's 
commitment to the grid of streets will provide major 
improvements in connectivity and set the framework 
for a new urban design. 

The Traffic Impact Statement ("TIA''), originally 
submitted hy Wells+ Associates, Inc., on or about 
May 23,2011, did include a Transportation Demand 
Management ("TOM") vehicle trip reduction goal 
generally consistent with the Plan (i.e., within 5% of 
those recommended). These reduction goals were 
agreed upon with FCDOT and VDOT during the 
seeping of the TIA. future proffers will further 
detail the objectives and include a comprehensive 
TOM program and strategic implementation plan 
consistent with the Comprehensive Plan goals and 
FCDOT policy. 
Parking management is critical to the success of a 
TDM program. The amount of parking proposed for 
the Subject Property is consistent with the parking 
recommendations in the Plan and the PTC District 
regulations. The CDP provides details as to the 
location, access and number of spaces. 
The CDP provides separate sheets to set forth the 
potential phasing of development to planned 
transportation improvements, particularly the grid of 
streets. The Applicant's proffers will elaborate on 
the phasing commitments. 
The TIA referenced above provided an evaluation of 
existing and future conditions with and without the 
proposed redevelopment plan as required by 
VDOT's Chapter 527 (now known as Chapter 870) 
regulations and as coordinated and agreed to by 
FCDOT. The TIA for Scotts Run Station (including 
proposed development on both the north and south 
sides of Route 123) was deemed acceptable by 
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VDOT on December 18, 2012. 
•Urban Design 
0 Achievement of the building, site design, SmithGroup, the project architect, has studied the 
and public realm design guidelines to Subject Property, its physical characteristics and 
achieve the urban aesthetic vision for identified both design opportunities and challenges. 
Tysons. It has also reviewed in depth the urban aesthetic 

vision for Tysons as set forlh in the Plan. The CDP 
creates a new sustainable urban design from the 
existing suburban oftice park configuration. 
Working with JJR, landscape architects, SmithGroup 
has provided details of building forms, massing, 
strcctscapes and lhe pedestrian realm, open park 
areas, and private amenity spaces with pm1icular 
attention to the guidance in the Urbm1 Design section 
of the Plan. 

0 A variety of buildings heights with the Three (3) new office building sites and two (2) 
tallest buildings in the ranges specified by residential building sites or, alternatively, two (2) 
the Building 1 lei ght Map. new office building sites, two (2) new residential 

building sites, and a hotel arc proposed to be 
developed on the Subject Property. Each building 
site may be constructed as one or two towers. The 
buildings rm1gc in height from 103 feet to 325 feet. 
The tallest building, at 29 stories, is located closest 
to the Metro Station and will serve as a gateway to 
Tysons. The height recommendations of the 
Comprehensive Plan are provided in an attached 
graphic prepared by Bowman Consulting. The 
proposed heights are all in keeping with lhe Building 
I I eight Map in the Plm1. 

0 Shadow and wind studies demonstrating Office and residential buildings have been sited and 
that the dcsi gn creates an inviting massed to avoid canyon effects, especially adjacent 
environment and does not cause a canyon to Route 123. Shadow studies have been provided as 
effect. shown on the CDP. 
•Urban park standards Development of a usable and varied pm-k and open 

space system is a principal objective of the Plan. A 
preliminary amdysis of the urban park standards and 
the needs of the future office tenants, residents and 
visitors to the Subject Property has been prepared. 
The urban park standard recommended for Tysons 
Urban Center is 1.5 acres lor each 1 ,000 residents 
and J .0 acre for each 10,000 employees. The 
proposed office development comprised of either 
954,000 or 725,000 gross square feet is estimated to 
generate either 3,180 or 2,417 employees. The 
proposed 473 dwelling units arc estimated to 
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generate 828 residents. Based on these estimates, 
the recommended park area for the development on 
the Subject Property is 1.57 acres, or 1.51 acres if 
the hotel alternative is selected. A comprehensive 
park and open space plan has been developed for the 
provision of appropriately scaled urban parks, both 
public and private on the Subject Property and in 
coordination with Scotts Run Station South. 
Overall, 3.14 acres of public park area and up to .77 
acre of private park space are provided as shown on 
the CDP. The private park space will consist of 
rooftop terraces, including exterior social space for 
residents with landscaping and outdoor seating areas. 
The Applicant also proposes to improve Scotts Run 
Stream Valley as a part of this development by 
providing extension ofthe existing stream valley 
trail from The Gates of McLean property (which has 
been incomplete for the last 25 years) to Scotts 
Crossing Road, and ultimately to the McLean 
Station. As well, in addition to ensuring the 
improvements will not negatively impact 
downstream properties, the Applicant is also 
providing enhancements to the stream valley by 
introduction of enhanced outfall measures (plunge 
pools, etc.) beyond those minimums required by the 
PFM. Scotts Run Stream Valley will benefit the 
office tenants and residents as well as serve as an 
amenity to Tysons. 

• Active recreation facilities The Applicant will include active recreational 
facilities, private open space areas and the public 
parks as described above. 

•Public facilities As described above, the Applicant will improve 
Scotts Run Stream Valley Park in a manner that will 
benefit Tysons as a whole. The Applicant's proffers 
will elaborate on these commitments. In addition, 
the public facilities provided by the Applicant with 
Scotts Run Station South, consisting of an athletic 
iield, a fire station, and stream valley improvemen1s, 
satisfy the public facilities requirement for up to 1.5 
million square feet of development on Scotts Rtm 
North. 
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r-------· 
•Demonstrating how other properties in the 
subdistrict and in the general vicinity of the 
proposal can develop in conformance with 
the Plan. 

The Applicant has worked with Tysons East District 
land owners to develop a proposed grid of streets for 
the Scotts Run Crossing District resulting in 
appropriately-sized, walkable blocks as evidenced on 
the CDP approved for Scotts Run Station South. 
The grid of streets is continued on the Subject 
Property and complements the approved 
developments to the south and west. As the Subject 
Property is located at the eastern edge of Tysons, 
properties to the east are not plam1cd for increases in 
intensity and remain in conrormancc with the Plan. 

Scotts Run Crossing Subdistrict - Redevelopment Option Guidance Development proposals 
should provide for the following: 

•The vision for the Scotts Run Crossing and 
Subdistrict is to redevelop with a mix of 
uses with office as the predominate use. 
Highest intensity should be oriented to the 
Metro Station. This subdistrict should 
become more diverse in land uses, to 
include hotel, residential and support retail 
uses. The intensities and land usc mix 
should be consistent with the Areawide 
Land Use Rccommendatjons. 

•Logical and substantial parcel 
consol idation should be provided that results 
in well-designed projects that function 
ef1iciently on their om1, 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 sunicicnt 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. 

As previously described in Major Elements of the 
Plan, the Applicant proposes an integrated mix of 
olfice, residential , and retail development. The 
highest intensity buildings are concentrated on that 
portion of the Subject Property closest to the Metro 
Station. The proposed FAR for that portion of the 
Subject Property within Ys mile of the Metro Station 
is 2.48. Between Ys and 1;4 mile, the proposed FAR 
is 3.43, and between Y4 to Y3 mile the proposed FAR 
is 0. 

The Subject Property is large enough and with 
suili.cient road frontage on Route 123 to provide for 
a grid of streets that is an extension of the grid of 
streets approved with Scotts Run Station South. The 
street grid includes two (2) new street connections to 
complement the existing road network that includes 
Scotts Crossing Ro~d. This existing street wiil be 
redesigned in accordance with the Plan and serve as 
part of the street grid. A comprehensive park and 
open space system has been approved as a part of 
Scotts Run Station South and those elements will be 
extended to Scotts Run North to not only meet the 
needs of office tenants and visitors to the area, but 
also to draw pedestrians and cyclists to the Metro 
Station. A detailed pedestrian circulation pi<m is 
included with the CDP. Green building practices 
and workforce housing are being provided in 
conformance with Plan guidance. The proposed 
development will be phased so that the streets, open 
spaces, parking, streetscapcs and amenities can be 
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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 1 ,and Use section of the A rcawide 
Recommendations are met. 
o When a consolidation includes land 
located in the first intensity tier (within 18 
mile of a Metro station), it should also 
include land in the second intensity tier 
(between ~ and 11 mile of a station), in 
order to ensure connectivity to the Metro 
Station. 
• Redevelopment should occur in a manner 
that fosters vehicular and redestrian access 
and circulation. Development proposals 
should show how the proposed development 
will be integrated within the subdistrict and 
how it will connect to 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 or 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 

1 developed systematically over time with building 
development. 
The proposed development is less than 20 acres but 
the proposed development meets the performance 
objectives for consolidation. 

The Applicant's proposed development plan 
includes land area in both the first and second 
intensity tiers. Connectivity to the Metro Station is 
ensured with a series of sidewalks and trails as 
detailed on the CDP. 

The Applicant proposes to construct key sections of 
a grid of streets on the Subject Property that extends 
the grid of streets approved with Scotts Rw1 Station 
South, including two (2) new streets referred to as 
Grover Street and North Dartiord Drive. 
Improvements will also be made to existing Scotts 
Crossing Road that will be incorporated into the 
street grid. A comprehensive network of sidewalks, 
trails and/or bike lanes along the streets and through 
the community will invite pedestrians and cyclists to 
walk and bike to Metro, as well as to the uses on the 
properties adjacent to the Subject Property. The 
Applicant has worked with its neighbors to 
coordinate a complementary street grid. 
The CDP illustrates a new connector road from the 
Dulles Airport Access Road to Scotts Crossing 
Road . The Applicant has coordinated with fCDOT 
stan· and consultants regarding the rreliminary 
design ofthe Connector Road and its construction by 
others. The Applicant will provide a pro-rata 
contribution to the road cost to facilitate its 
construction by others. The proposed street grid that 
includes Scotts Crossing Road will accommodate 
this circulation improvement and necessary right-of
way wi II be reserved. 

costs. -------.. ---------------~--------------------__j 
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• Other connecting local streets (creating The Applicant proposes to construct key sections of 
urban blocks) as wdl as other pedestrian a grid of streets on the Subject Property that extends 
and bike circulation improvements should the grid of streets approved with Scotts Run Station 
be provided. The ability to realize planned South, including two (2) new streets identified on the 
intensities will depend on the degree to CDP as Grover Street and North Dartf(.H"d Drive. 
which access and circulation improvements Improvements by others will also be made to 
arc implemented consistent with guidance in existing Scotts Crossing Road that will be 
the Urban Design and Transportation incorporated into the street grid and have been 
recommendations. coordinated specifically in the context of this 

application. A comprehensive network of sidewalks. 
trails and/or on-road hike lanes along the streets and 
through the community will invite pedestrians and 
cyclists to walk and bike to the Metro Station, as 
well as to the uses on the properties adjacent to the 
Subject Property. The Applicant has worked with 
Tysons East District land owners to coordinate a 
complement~:rry street grid. 

•Publicly accessible open space and urban See response to "Orban Park Standards" above. 
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 
Recomm en dati ons. 
•When redevelopment includes a residential In addition to the public recreational opportunities 
component, it should include recreational that are provided, private recreational amenities will 
facilities and other amenities for the be provided 1or each residential building. These 
residents, and provide for amenities may include a private roof deck, plazas 
affordable/workforce housing as indicated and landscaped open spaces. These amenities will 
under the Land Usc guidelines. be detailed in future final Development Plans. 

Twenty percent (20%), or approximately 95 units, 
will be provided on-site as affordable/workf()rce 
housing in compliance with the Plan 
recomm en dati o ns. 

•Public facility, transportation and The Traffic Impact Statement ("TIA'') prepared and 
infrastructure analyses should be performed submitted by Wells+ Associates, Inc. detailed the 
in conjunction with any development impacts of the proposed development on the 
application. The results of these analyses transportation infrastructure and identifies 
should identify necessary improvements , the appropriate mitigation measures . The Applicant 
phasing ofthcsc improvements with new worked with FCDOT and VDOT staff on an 
development, and appropriate measures to acceptable scope of work for the TIA. A scope of 
mitigate other impacts. Also, commitments work meeting was held with both agencies in 
should be provided for needed accordance with 24 VAC 30-155 on September 28, 
improvements and for the mitigation of 2010. The TIA was deemed acceptable by VDOT 
impacts identified in the public facility, on December 18,2012. 
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transportation and infrastructure analyses, as 
well as improvements and mitigation 
measures identified in the Areawide 
Recommendations. 
• Hui !ding heights in these subdistricts range 
from I 0 5 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 
th~ extensive right-of-way of the DAAR and 
Route 123. 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 

The Building Height Map in the Comprehensive 
Plan shows the Subject Property t~1lling into two 
ditlerent height tiers. The height recommendations 
of the Comprehensive Plan are provided in an 
attached graphic prepared by Bowman Consulting. 
The southern portion of the Subject Property closest 
to the Metro Station is located in Tier 1 with a 
maximum building height of 225 - 400 feet. The 
remainder of the Subject Property is within Tier 2 
with a maximum building height of 175 to 225 feet. 

The proposed buildings range in height from 325 
teet closest to the Metro Station to 103 feet furthest 
H·om the Metro Station. All proposed building 
heights arc in accordance with Plan 
recommendation. 
In consideration of average grades and the elevated 
Metro Station, the tallest buildings are located 
closest to the Metro Station and the Capital Beltway. 

Metro station or along the Capital Beltway. 
~---~--------~_,----------------~--~-------------------~ 

• A potential circulator alignment extends The conceptual route for the potential circulator is 
through these subdistricts, as described in located on Scotts Crossing Road and has no impact 
the Areawide Transportation on the Subject Property. Future proffers will address 
Recommendations. In addition to the above a possible contribution to construction cost. 
guidance 1or this area, redevelopment 
proposals along the alignment should 
provide right-of-way or otherwise 
accommodate the circulator and should 
make appropriate contributions toward its 
construction cost. Sec the Intensity section 
of the Areawide Land Use 
Recommendations. 
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VII. Requested Waivers and Modifications 

To the best ofthc Applicant' knowledge, there are no known hazardous or toxic materials 
on the Subject Property in violation of applicable laws nor arc there any planned with the 
proposed use. Furthermore, to the best of the Applicant's knowledge and belief, the proposed use 
will be in conformance with all applicable ordinances, regulations, and adopted standards with 
the following exceptions detailed in the attached lists entitled: "Public facilities Manual, 
Request Waivers and Modifications" and "Zoning Ordinance, Requested Waivers and 
Modifications." 

The modifications and waivers listed in the attached are proposed to further the urban 
design recommendations of the Plan, specifically landscaping and streetscape. Waiver of 
transportation standards such as the length of service roads, and interparccl connections will 
assist with implementation of the grid of streets. In addition, the modifications and waivers 
encourage efficient design that is necessary in an urban setting. Such efficiencies will result 
from minimizing loading spaces, use of tandem parking spaces and modification of parking stall 
dimensions. Lastly, the modifications and waivers are consistent with sustainable design 
elements including larger rooftop structures to meet LEED certification and lmderground SWM 
and BMP facilities for proposed residential development. 

The proposed rezoning of a portion of the former Wcst*Gate office park and its 
transfonnation into Scotts Run North combined with the approved development of Scotts Run 
Station South will implement the vision of the new Comprehensive Plan for the Tysons East 
District. The proposed development on Scotts Run North consolidates approximately ten (10) 
acres adjacent to the new Metro Station and results in a transit-oriented urban design that may be 
implemented in two (2) ways. As a visual and physical gateway to Tysons, Scotts Run North 
will include a signature office building within a l/8 of a mile of the Metro Station. Connectivity 
is achieved with a street grid that facilitates pedestrian and vehicular access and is an extension 
of the street grid established by prior approvals. The street grid will be enhanced with street 
trees, landscaping, sidewalks, and ground level retail and dining establishments. Scotts Run 
Stream Valley Park wilJ be extensively improved on the south side of Route 123 as a focal point 
for Tysons. The Applicant will provide improvements to the stream valley on the Subject 
Property to retain its natural condition. The stream valley, combined with landscaping and open 
space, elevates the overall living and working environment in Tysons. The development will be 
characterized by innovative stormwater management techniques, sustainable design and 
workforce housing opportunities. 

I appreciate your consideration ofthis application. 

}resident 
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Lynne J. Strobel, attorney/agent 
Walsh, Colucci, Lubeley & Walsh, P.C. 
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Matt Tauscher 
Sven Shockey 
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Robin Antonucci 
Will Johnson 
Martin 0. Walsh 
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1. 

2. 

3. 

Requirement 

Zoning Ordinance 
Article 2- General 
Section 2-506.l(A) and (C) 

Section 2-506-2 

Section 2-903.(4) , (7) & (9) 

RZ-2011-PR-009 
SCOTTS RUN NORTH 

ZONING ORDINANCE 

3/6/2015 

REQUESTED WAIVERS & MODIFICATIONS 

Requested Waiver or Modification 

Applicant requests a waiver and/or 
modification of Zoning Ordinance 
Section 2-506.l(A) and (C) to allow 
structures located on the building roof 
to occupy an area greater than 25% of 
the total roof and to exclude air 
conditioning and cooling towers, located 
outside the penthouse or screen area, 
from being included in the maximum 
building height. 
Applicant requests a waiver and 
modification of Section 2-506-2 to allow 
for a parapet wall, cornice or similar 
projection to exceed the height limit 
established by more than three (3) feet, 
as may be indicated on the FDP. 

In accordance with Zoning Ordinance 
section 2-903 (4). (7) and (9), the 
Applicant requests that the Board 
approve public recreational uses and 
stream stabilization associated with the 
Connector road improvements in a 
major floodplain as depicted on this 
CDP. 

Applicant's Justification 

The applicant requests a waiver andjor 
modification as the roof structure, atr 
conditioning, and cooling towers are 
required in order to meet LEED certification. 

The applicant hereby requests this waiver in 
order to provide an opportunity to 
architecturally screen the mechanical 
penthouse equipment and to provide 
potential additional architectural elements 
above the main roof line. These elements 
are to be shown on the FDP. Uses on roofs 
may require fencing, screening, and barriers 
exceedin_g_ 3-feet for safety. 
These uses in combination with the stream 
stabilization improvements are appropriate 
public uses in the major flood plain adjacent 
to the McLean Station. 



4. 

5. 

Zoning Ordinance 
Article 6 - PTC 
Section 6-5 0 1-7 

Section 6-505.7 

3/6/2015 
SCOTTS RUN NORTH 

Applicant requests a modification of Specific modification of the Tyson's Corner 
Article 6-501-7 of the Zoning Ordinance Urban Center streetscape design in favor of 
for the Tysons's Comer Urban Center that shown on the COP is justified as 
Streetscape Design in favor of that follows: 
shown on the CDP. 

• Streetscape on north side of Connector 
Road is adjacent to Stream Valley and 
subject to final design and construction 
of the Connector Road, by others. 
However, the applicant is provicling 
temporary enhancements to the north 
sides of Buildings A and B that mimick 
the intended streetscape to the benefit of 
the tenants and users of the application 
area. 

• Streetscape on the Route 123 frontage is 
subject to WMATA review and approval. 
WMATA has indicated their need and 
desire to have the area within their 
control that fronts along Route 123 to be 
free and clear of any obstructions, 
vegetation, furnishings etc that would 
impeded their area available for storage 
and system service operations. 
Streetscape improvements located within 
the road right of way are to be 
constructed by others with 
implementation of the Super Street. 

Applicant requests a waiver of Zoning Said waiver 1s in keeping with the 
Ordinance Section 6-5 05. 7 requiring the Comprehensive Plan Urban Guidelines and 
designation of specific outdoor dining urban streetscape character of the CDP. 
areas on the CDP, rather, outdoor 

-2-



3/6/2015 
SCOTTS RUN NORTH 

dining may be provided In any area 
where the use includes dining activity 
and will be indicated at the time of FDP 
and fmal site plan. 

6. Section 6-506 Applicant requests a waiver of Zoning Site is 9.40 acres. 
Ordinance Section 6-506 requiring ten 
(10) acre minimum lot size. 

Zoning Ordinance 
Article 11- Parking 

7 . Sections 11-102(12) and 6- Applicant requests a modification of The use of the tandem and managed spaces 
509(1) Zoning Ordinance Section 11-102(12) requires the modification of these sections 

and Section 6 -509(1) to allow for for specific geometric requirements in 
tandem spaces and valet spaces accordance with Section 6-509-1. Final 
controlled by building management, for parking plan with final dimensions will be 
residential and office uses. Such submitted with the FDP and final site plans. 
stacked spaces ln accordance with 
Section 11-101(1) and 6-509(1) may 
count toward required parking specified 
in the Zoning Ordinance, and shall be 
provided in accordance with the parking 
plan submitted with this application or 
subsequent FDPs and final site plans. 

8. Section 11-202(4) Applicants requests a modification of The applicant is requesting this waiver for 
Section 11-202(4) requiring minimum proposed loading entrances within the 
distance of forty feet (40') of a loading application area. The proposed loading 
space m proximity to travel ways of entrances are in keeping with the Tysons 
streets, to that as demonstrated on the Street Standards and Comprehensive Plan 
CDP. Urban Guidelines and urban streetscape 

character of the CDP. 

9. Section 11-201 and 203 Modification of the required number of A modification is justified based on actual 
loading spaces for office, multifamily need. A reduction in keeping with the 
and retail to that shown on the CDP. urban streetscape character of the CDP. 

-3-



10. 

11. 

12. 

Zoning Ordinance 
Article 13- Landscapinz 
Section 13-202-8 

Article 13-202-5 

Zoning Ordinance 
Article 16 - Development 
Plans 
Section 16-403 

SCOTTS RUN NORTH 

Applicant requests a modification I 
waiver of interior parking lot landscape 
requirements (Section 13-202-8) for 
interim surface lots, as allowed per 
section 13-202, Para 6, to that shown on 
the CDP and to be shown on the FDP. 

Applicant requests a modification of 
peripheral landscape requirements 
{Section 13-203-5) for above grade 
parking structures and interim surface 
lots as allowed by Section 13-203, Para 
3, to that shown on the CDP. 

3/6/2015 

For interim surface parking lots: interior 
landscaping will be demonstrated on 
subsequent FOP applications and will 
utilize existing vegetation within parking 
lots, to the extent possible. 

A) For interim surface parking lots: 
peripheral landscaping will be 
demonstrated on subsequent FOP 
applications and will utilize existing 
vegetation within parking lots, to 
the extent possible . 

B) For proposed above grade parking 
structures: peripheral landscaping 
will be provided using trees within 
urban streetscape (per Tysons 
Urban Design Guidelines) where 
garages are adjacent to street 
frontage features or other urban 
design elements where garages are 
adjacent to non street frontage. 

Applicant requests a waiver of Zoning The applicant is requesting this waiver to 
Ordinance Section 16-403 requiring the allow the CDP to function as the 
submission of a Final Development Plan prerequisite development plan needed in 
application associated with the association with a Public Roadway or 

-4-



13. 

14. 

15. 

16. 

Zoning Ordinance 
Article 17 - Site Plans 
Section17-201(2) 

Section 17-201 (3) 

Section 17-201(3)(8) 

Section 17-201(4) 

SCOTTS RUN NORTH 

submission of all public roadway, and 
infrastructure phasing exhibit 
improvement plans and interim parking 
as shown within the CDP. 

Applicant requests a waiver andfor 
modification of Section 17-201(2) for the 
major paved trail along Dolley Madison 
Boulevard to that shown on the CDP; 
waiver of the on street parking and on 
street bike lane within North Dartford 
Drive; and waiver of the stream valley 
and natural surface trail within Scotts 
Run Creek. 

In accordance with Section 17-201, 
Applicant requests a waiver of service 
drive along Route 123 (Dolley Madison 
Boulevard). 
Applicant requests a waiver of Section 
17-20 1-(3)(8) requiring additional inter
parcel access to adjoining parcels (other 
than those shown on the CDP). 

The applicant requests a determination 
of Zoning Ordinance Section 17-201 
Paragraph (4) requiring any further 
dedication and construction of widening 
for existing roads beyond that which is 
indicated on the CDP. Dedication and 
improvements shown on the CDP shall 
be deemed to meet all comprehensive 

-5-
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Infrastructure Plan given the amount of 
CDP detail required m the PTC District. 
Roadway and Infrastructure Plans may 
exceed FOP boundaries in manv cases to 

The required major paved trail along Route 
123 is proposed by others as part of the 
Super Street construction; 

North Dartford Drive is proposed as a local 
street therefore not requiring the on road 
bike lane or parking; 

The applicant is proposing extension of the 
existing stream valley trail located on The 
Gates of McLean property, thru the 
application property and onto Scotts 
Crossing Road. This extension and 
provision of trail network satisfies this 
comprehensive plan requirement. 
The applicant is requesting a waiver of the 
service drive requirement along Route 123 
to conform to the Comprehensive 
Transportation Plan. 
The applicant is requesting this waiver to 
not be required to provide additional inter
parcel access on a Site Plan beyond that 
noted in the Proffers and shown on the 
CDP. 
The applicant is requesting a waiver of the 
requirement for additional dedication and 
construction of widening of existing roads 
beyond that shown on the COP. The 
dedication and improvements shuwn on the 
COP shall be deemed to meet all 
comprehensive plan policy plan 
requirements. All elements of the grid have 
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SCOTTS RUN NORTH 

plan policy plan requirements. been established with the CTIA and 
therefore by FCDOT and VDOT at CDP 
level. 

17. Section 1 7-20 1 (7) Applicant requests a waiver of Section The applicant is requesting this waiver so 
17-20 1-(7) requiring 'No Parking' signs as not to create visual sign clutters, means 
along travel ways at 15m interval, so as and method of parking controL Sign 
not to create visual sign clutters, means location shall be determined by the Director 
and method of parking control signage at Site Plan. 
to be determined at final site plan with 
approval of the director of DPWES. 
Applicant requests the right to establish 
parking control, signs, and parking 
meters along public and private streets 
within and adjacent to the development. 

18. Section 17-201 Paragraphs In accordance with Zoning Ordinance The applicant requests the improvements to 
12, 13 and 14 Section 17-201 (12) (13) and (14), the be provided in a phased sequence as 

applicant requests the improvements to outlined in the CDP and proffers and to be 
be provided as demonstrated on the determined with the FDP in accordance 
COP. with the Tysons Urban Street Standards. 

Improvements must be phased to maintain 
existing uses and orderly phased 
development of land bays. 

{A0653234.DOC / 1 Zoning Ordinance- Requeted Waivers and Modifications (cln)- 03 .06.15 007079 000015) 



Requirement 

Public Facilities 
Manual 

1. Section 6-0303.8 

2. Section 7-0800 

3. Section 7-0802.2 

4. Section 12-0508 

5. Section 12-0510-
4E(5j 

RZ-20 11-PR-009 
SCOTTS RUN NORTH 

PUBLIC FACILITIES MANUAL 

REQUESTED WAIVERS & MODIFICATIONS 

Requested Waiver or Modification Applicant's Justification 

Waiver of PFM Section 6-0303.8, to The urban nature of the proposed project does 
allow stormwater management facilities not lend itself to a more conventional {suburban) 
(SWM and BMP) to be provided within above ground technique. Underground 
underground systems within the detention is required to meet the Tyson's 
residential Building Sites of the stormwater standards extended detention 
proposed development. options, outfall improvements, and water reuse. 

A separate waiver, referenced as 6835-WPFM-
00 7-1 , has been submitted to the Director for 
processing through the Board of Supervisors. 

Modification of PFM Section 7-0800 to Zoning Ordinance Section 6-509 allows tandem 
allow tandem f valet parking spaces, parking spaces in the PTC district to be counted 
controlled by building management, towards required parking. The PFM has not yet 
and that such spaces may count been updated to reflect the zoning ordinance 
toward required parking. changes allowed and geometric changes. 
Modification of Section 7-0802.2 Modification request to allow for up to a 4% 
parking geometric standards to allow projection of structural columns within parking 
for up to a 4% of the stall area, into the structures into the required parking stall area. 
required parking stall area. The The parking stalls affected by such structural 
parking stalls affected by such columns shall count toward the number of 
structural columns shall count toward required parking spaces based on as-built 
the number of required spaces. conditions. As-built conditions in garages often 

have minor encroachments into parking spaces. 
Waiver of Section 12-0508 tree As outlined in the allowable deviations, the tree 
preservation target, as allowed by preservation areas are located within the 
deviations described in Section 12- floodplain and are subtracted from the gross site 
0508.3A(l) through Section area. These areas cannot then be counted 
12.0508.3A(3). towards tree canopy or preservation. The area of 

application remaining is concentrated with dense 
new development and contains little if any 
preservation worthy vegetation. 

Modification of Section 12-051 0-4E-(5) Due to the urban nature of Tysons there may be 
to permit reduction of the minimum instances where it is required to reduce the 

3/6/2015 



Requirement 

6. Section 12-0511-4 

7. Section 12-0515.6b 

8 . 

Section 6-1304.2(c) 

Section 6-1304. 2 (f) 

SCOTTS RUN NORTH 

Requested Waiver or Modification 

planting area from eight (8) feet, to a 
minimum of four (4) feet in order for 
trees to satisfy the tree cover 
requirement. 
A modification of Section 12-0511-4 for 
required ten percent tree canopy 
coverage on individual lotsjland bays, 
to allow for canopy to be calculated on 
the overall development area, as 
demonstrated on the CDP. 
Modification of Section 12-0515.6B to 
allow for trees located above any 
proposed percolation trench or bio
retention areas to count towards 
county tree cover requirements. 
Deviations I modification of required 
SWM and BMP criteria by the Director, 
DPWES are outlined in the 
"Stormwater Management Design PFM 
Deviations Narrative" outlined on 
Sheet C2.0 of the CDP. These 
deviations shall be formally requested 
at the time of site plan and shall 
include such items as follows: 

A) all required deviations of PFM 
Section 6-1304.2(c) to allow for 
installation of permeable 
pavement systems that utilize 
inflltration to be constructed on 
in-situ fill material, provided field 
tests show adequate infiltration 
rates exist for in-situ material. 

B) all required deviations of PFM 
Section 6-1304.2(£) to set the 
minimum horizontal setbacks for 
both inflltrating and non
infiltrating systems from building 

-2-

Applicant's Justification 
width of the planting area to four (4) feet. Soil 
volumes will still be met per the proffers and 
special designs at FDP. 

Various parts of the CDP vary in character and 
the tree canopy percentage varies accordingly 
but the 10-year tree canopy goal can be achieved 
on the overall project through street trees and 
trees within the development. 

Trees are an integral part of the stormwater 
concept which has been designed into the 
landscape, parks and streetscape. Trees 
required to be removed shall be re-planted as 
outlined in proffers. 

A) The redevelopment of Tysons is occurring 
on areas that have been previously 
developed and as such, much of Tysons 
is listed as urban filL Similarly, the idea 
that infiltration on only our "in situ" soils 
would further reduce its applicability. 

B) The urban design guidelines and 
density I in tensity of the project will call 
for the construction of a number of 
smaller scale water quality facilities 
(commonly referred to as Integrated 

3/6/2015 



Requirement 

Section 6-1304.4{i) 

Section 6-1306. 3(f) 

Section 6-1307.2{c) 

Section 6-1307.2{e) 

SCOTTS RUN NORTH 

Requested Waiver or Modification 

foundations be reduced to zero (0) 
feet in order to facilitate 
installation of permeable pavers 
in an urban environment set forth 
in the Tyson's Corner design 
guidelines. 

C) all required deviations of PFM 
Section 6-1304.4(i) to allow 
utilization of infiltration rates less 
than 0.52 injhr for design of 
infiltration systems utilized to 
meet the comprehensive plan 
requirement for retention of the 
first 1" of runoff on-site. 

D) all required deviations of PFM 
Section 6-1306.3(f} to allow for 
any detention facility located 
within a building or garage 
structure to be governed by 
building code requirements for 
access and maintenance. 

E) all required deviations of PFM 
Section 6-1307.2(c) to allow for 
installation of bio-retention 
facilities that utilize infiltration to 
be constructed on in-situ fill 
material, provided field tests show 
adequate inftltration rates exist 
for in-situ material. 

F) all required deviations of PFM 
Section 6-1307.2(e) to set the 
minimum horizontal setbacks 
from building foundations be 
reduced to zero (0) feet in order to 
facilitate installation of bio-

-3-

Applicant's Justification 

Management Practices - IMP's) into the 
site that won't allow for the setbacks 
called for in the PFM. 

C) Infiltration is the number one goal of the 
Tysons Camp Plan for storrowater. 
Opportunities for infiltration are limited 
by the urban nature of these projects, it 
should not be further limited by a 
minimal infiltration rates. 

D) Exterior access to the SWM facilities, 
while a goal, cannot always be achieved . 
As such, we request this waiver for 
flexibility m the type and location of 
facilities to be provided. 

E) See "A" above. 

F) See "B" above. 

3/6/2015 



Requirement 

Section 6-1307.2(f) 

Section 1307.2(g) 

Section 6-1309.2(c) 

SCOTTS RUN NORTH 

Requested Waiver or Modification 

retention systems in an urban 
environment set forth in the 
Tyson's Corner Design Guidelines. 

G) all required deviations of PFM 
section 6-1307 .2(t) to allow 
installation of bio-retention 
facilities in the vicinity of loading 
docks, vehicle maintenance areas 
or outdoor storage areas to 
accommodate the urban 
environment set forth in the 
Tyson's Corner Design Guidelines. 

H) all required deviations of PFM 
Section 6-1307 .2(g) to allow for 
the maximum drainage areas to 
bio-retention filters utilized for 
retention of the first 1" of runoff 
be eliminated in order to 
accommodate rooftop runoff piped 
to proposed structures. 

I) all required deviations of PFM 
Section 6-1309.2(c) to allow 
installation of tree box filters in 
the vicinity of loading docks, 
vehicle maintenance areas or 
outdoor storage areas to 
accommodate the urban 
environment set forth in the 
Tyson's Corner Design Guidelines. 

{A0653240.DOC I 1 PF.M Requested Waivers and Modifications- 03.06.15 (cln) 007079 000015} 
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Applicant's Justification 

G) Opportunities for bio-retention are 
limited by the urban nature of these 
projects, it should not be further limited 
by a minimal infiltration rates. The idea 
of rooftop disconnection to an adjacent 
area is a technique that would be limited 
by this PFM requirement. 

H) The urban design guidelines and 
density/ intensity of the project will call 
for the construction of a number of 
smaller scale SWM facilities (commonly 
referred to as Integrated Management 
Practices - IMP's) into the site that would 
be significantly limited if held to the 
maximum drainage areas called for in the 
PFM. 

I) See "G" above. 

3/6/2015 
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 DATE:  April 14, 2015 

 
TO:  Barbara C. Berlin, AICP, Director 

Zoning Evaluation Division, DPZ 
 
FROM: Pamela G. Nee, Chief 
  Environment and Development Review Branch, DPZ 
 
SUBJECT: Land Use Analysis:  

RZ/CDP 2011-PR-009, Scotts Run North 
 
 
This memorandum includes citations from the Comprehensive Plan that provide guidance for the 
evaluation of the subject Rezoning (RZ) and Conceptual Development Plan (CDP) application dated 
May 10, 2011, as revised through April 3, 2015, and the latest proffers dated April 10, 2015. The 
extent to which the application conforms to the applicable guidance contained in the Comprehensive 
Plan is noted.   
  
 
DESCRIPTION OF THE APPLICATION 
 
The subject rezoning application proposes a mixed-use, transit-oriented development along Dolley 
Madison Boulevard (Route 123) near the McLean Metro station in the Tysons Corner Urban Center.  
The applicant seeks to rezone approximately 9.40 acres located at 1820 Dolley Madison Boulevard 
on Tax Map Parcels 29-4 ((5)) 9, 9A, 10A from the C-3 Office District with Highway Corridor 
Overlay (HC) to the Planned Tysons Corner Urban (PTC) District with HC. With prior street 
dedication of 97,425 square feet, a total of 507,271 square feet or approximately 11.64 acres is 
counted for intensity calculation.  The application property is located within the Scotts Run Crossing 
Sub-District of the Tysons East Planning District.  
 
The proposed development for the site includes six or seven buildings (A1, A2, B or B1 and B2, C, 
D, E) totaling up to 1,500,000 square feet at an overall 2.96 floor area ratio (FAR).  Up to 725,000 – 
954,000 square feet of office development is proposed.  A maximum of 467-497 residential units 
(497,000 square feet) is proposed.  A maximum of 49,000 square feet of ground level retail/services 
is proposed.  As an alternative to an office building, a hotel with up to 218 rooms or 229,000 square 
feet may be developed.  Maximum building heights among the six or seven buildings range from 14 
stories and 183 feet to 36 stories and 400 feet.     

M E M O R A N D U M 
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LOCATION AND CHARACTER OF THE AREA 
 
The subject property is located north of Dolley Madison Boulevard between Scotts Crossing Road 
and a Dulles Airport Access Road ramp.  The entire site is within ¼  mile of the McLean Metro 
station. There are no existing buildings on the subject property.  The site currently consists of a 
surface parking lot.  The area south of the subject property and across Dolley Madison Boulevard is 
developed with low intensity office buildings; under approved rezonings, RZ 2010-PR-010 and  
RZ 2010-PR-011, these office properties will be redeveloped to high intensity, transit-oriented, 
mixed use development known as Scotts Run South.   To the west of the subject property and across 
Scotts Crossing Road are interim athletic fields and the Capital One office campus; under approved 
rezoning, RZ 2010-PR-021, office, hotel, retail and residential uses will be added.  The Gates of 
McLean a low intensity, multi-family residential use is located north of the subject property.      
 
 
COMPREHENSIVE PLAN CITATIONS: 
 
Land Use 
 
The Comprehensive Plan Areawide Recommendations for Tysons may be accessed at: 
 
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area2/tysons1.pdf 
 
The Comprehensive Plan District Recommendations for Tysons may be accessed at: 
 
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area2/tysons2.pdf 
 
In the Fairfax County Comprehensive Plan, 2013 Edition, Area II, Tysons Corner Urban Center, 
District Recommendations, as amended through April 29, 2014, on Pages 152 – 154, the Plan, as 
applied to the application area, states the following:   
 
“SCOTTS RUN CROSSING AND COLSHIRE SUBDISTRICTS 
 
The Scotts Run Crossing Subdistrict is comprised of about 58 acres and is bounded by the DAAR on 
the north, Dolley Madison Boulevard on the east and south, and I-495 on the west.  The Colshire 
Subdistrict is comprised of about 50 acres and is bounded by Dolley Madison Boulevard on the 
north, Scotts Run on the west, the Anderson Subdistrict on the east and the East Side District on the 
south. 

 
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. 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area2/tysons1.pdf
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area2/tysons2.pdf
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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. 
 

 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 uses.  The intensities and land use mix should be consistent with 
the Areawide Land Use Recommendations.   

 
 Logical and substantial parcel consolidation should be provided that results in well-designed 

projects that function efficiently on their own, 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.         

    
 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. 
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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 I-495.  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 In the Colshire Subdistrict, a major circulation improvement is the extension of Colshire 

Meadow Drive to Chain Bridge Road, the location and configuration of which may be 
adjusted at the time of development approval.  Redevelopment along this alignment 
should provide the necessary right-of-way. 

 
 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.  

  
 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.        

 
 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. 

 
 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. 

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

be accommodated in this area’s redevelopment. 
 
 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. 
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o The lowest building heights in the Colshire Subdistrict are adjacent to the East Side 
District, where buildings need to provide a compatible transition in scale and mass.  
Directly abutting the East Side District, the maximum height is 105 feet; however, 
buildings may be designed with step backs allowing height to increase with distance from 
the East Side District and through this design approach height may increase up to 130 
feet.  The areas closest to the Metro station building heights may be allowed up to 400 
feet.  

 
 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 I-495, and has an average grade 25 to 35 feet below I-495, 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 I-495.  

 
 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.”  

 
TYSONS COMPREHENSIVE PLAN LAND USE CATEGORIES (Page 22):   
Transit Station Mixed Use and Park/Open Space 
 
TYSONS COMPREHENSIVE PLAN BUILDING HEIGHT TIERS (Page 116): 
Tier 1 (225’-400’) and Tier 2 (175’-225’)  
 
LAND USE ANALYSIS 
 
The land use analysis evaluates whether the application is in general conformance with 
Comprehensive Plan objectives such as land use, intensity, and consolidation. 
 
Land Use  
 
The subject property is designated primarily as Transit Station Mixed Use land use category on the 
Comprehensive Plan’s Conceptual Land Use Map for Tysons (see Page 22).  A smaller portion of 
the subject property is designated as Parks/Open Space land use category.  The Plan defines these 
categories as follows (see Pages 21 and 23):  
 
“Transit Station Mixed Use:  These areas are generally located near the Metro stations.  They are 
planned for a balanced mix of retail, office, arts/civic, hotel, and residential uses.  The overall 
percentage of office uses throughout all of the Transit Station Mixed Use areas should be 
approximately 65%.  This target of office uses will help Tysons maintain a balance of land use and 
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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” 
 
“Parks/Open Space: These areas are planned for passive and active park land and urban open 
spaces such as plazas and pocket parks.  In instances when intensity credit is given for dedicating 
land for a park or open space, the land use mix applied to the intensity credit should be consistent 
with the land use category of an adjacent area.  Additional guidance on parks and open space can be 
found in the Environmental Stewardship section.” 
 
The applicant proposes a base plan with a hotel alternative for the subject application.  Buildings 
A/B massing alternative is also proposed with the same maximum mix of land uses as the Base Plan.   
 

Base Plan 
 

Land Use Gross Floor Area  
(square footage) 

Percentage 
of Total 
Land Use 

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

Office 954,000 63.6% 1.88 
Residential 497,000 33.1% 0.98 
Retail/Services 49,000 3.3% 0.097 
Totals  1,500,000 100% 2.96 

 
 
     Hotel Alternate 
 

Land Use Gross Floor Area  
(square footage) 

Percentage 
of Total 
Land Use 

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

Office 725,000 48.3% 1.43 
Residential 497,000 33.1% 0.98 
Hotel 229,000 15.3% 0.45 
Retail/Services 49,000 3.3% 0.097 
Totals  1,500,000 100% 2.96 



Barbara C. Berlin 
RZ/CDP 2011-PR-009 
Scotts Run North 
Page 7 
 
 

X:\DPZ\Tysons-Core\CASES\Scotts Run North RZ 2011-PR-009\staff report\Appendix 4--Land Use Analysis.docx 

The proposed land use mixes are based on the maximum build out of the base plan and hotel 
alternative.  The proposed mix of office, residential, hotel and retail/services is consistent with the 
land uses envisioned in a Transit Station Mixed Use (TSMU) area.  The residential component under 
both development scenarios conforms to guidance on TSMU area that residential use is on the order 
of 20% or more of the total development.  Under the base plan, the proposed office component of 
almost 64% of the total development supports guidance that the overall percentage of office uses 
throughout all of the TSMUs should be approximately 65%.  The guidance also recognizes that the 
land use mix may vary by TOD District or subdistrict.  In staff’s opinion, the proposed hotel 
alternative is an appropriate complementary land use even though under this scenario the office 
component will be reduced to approximately 48% of the total development.    
 
The development proposal includes Frances Park and Scotts Run Park on the subject property.  
Frances Park, an approximately 33,410 square foot multi-generational park, is generally adjacent 
and east of Scotts Crossing Road.  Scotts Run Park, an approximately 2.3 acre naturalized park, 
contains Scotts Run, floodplain, environmental quality corridor and Resource Protection Area.  The 
general location of Frances Park and Scotts Run Park is consistent with the depiction of parks and 
open space on the Comprehensive Plan’s Conceptual Land Use Map for Tysons. 
 
Site tabulations on the development plan (Table 1-Site Tabulations, page C2.1, April 3, 2015)  
define the proposed gross square area (GSF) by use as well as provide minimum and maximum 
ranges in GSF of land uses by building for the base plan, hotel alternative and building A/B 
alternative as follows:    
 
 
Building Use Proposed GSF 

by Use 
Minimum-Maximum  
GSF 

A1/A2  
(Base Plan & Hotel 
Alternate) 

Residential 359,000 244,000-440,000 

Retail/Services 8,000 

A1/A2 
(A/B Alternative) 

Residential 258,000 244,000-440,000 

Retail/Services 8,000 

B 
(Base Plan & Hotel 
Alternative) 

Residential 138,000 138,000-239,000 
Retail/Services 8,000 

B1/B2 
(A/B Alternative) 

Residential 239,000 146,000-239,000 
Retail/Services 8,000 

C 
(Base Plan, Hotel 
Alternative, A/B 
Alternative) 

Office 432,000 254,000-510,000 

Retail/Services 17,000 
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Building Use Proposed GSF 
by Use 

Minimum-Maximum  
GSF 

D 
(Base Plan, Hotel 
Alternative, A/B 
Alternative) 

Office 293,000 150,000-401,000 

Retail/Services 9,000 

E 
(Base Plan, A/B 
Alternative) 

Office 229,000 150,000-355,000 

Retail/Service 7,000 

E 
(Hotel Alternative) 

Hotel 229,000 180,000-305,000 

Retail/Service 7,000 

 
 
The applicant is committing to limit the type and amount of retail use (Proffer 6, Proposed 
Development, Uses, April 10, 2015).  Retail use will not include office or other high trip generating 
use.  The size, general location and type of retail uses will be reviewed and approved on the final 
development plan (FDP).  The applicant reserves the right to construct additional retail if there is a 
proportionate reduction in office use, and the total amount of retail use does not exceed 7% of the 
total 1.5 million gross square feet of development.  Staff feels that these commitments ensure that 
“support retail” will be located in this area, as recommended by the Comprehensive Plan.   
 
The land use proposed for the subject application is in general conformance with the Comprehensive 
Plan.                     
 
Intensity 
 
In Transit Oriented Development (TOD) Districts, the Comprehensive Plan links intensity to a 
property’s distance from a Metro station.  For sites within 1/4 mile of a station, the Plan does not 
specify a maximum floor area ratio (FAR) (Pages 23-24, 26-27).  
 

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

 
Approximately 8.96 acres of the subject property is located within 1/4 mile of the McLean Metro 
station.  The Comprehensive Plan does not specify a maximum FAR for the subject property within 
1/4 mile of the McLean Metro station.  Approximately .44 acre of the subject property, which is 
proposed to be undeveloped, is located beyond 1/4 mile of the McLean Metro station  
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The intensity proposed for the subject property is in general conformance with the Comprehensive 
Plan.   
 
Initial Development Level (IDL) 
 
The Comprehensive Plan sets an initial development level (IDL) for office uses in Tysons and 
recommends that a Tysons-wide summary of existing and approved development be provided with 
all rezoning applications in Tysons (Pages 24-26).   
 
The following table summarizes the built and approved office floor area in Tysons and the office 
space proposed with the subject application. 
 

Category Office 
(sq. ft.) 

Existing Development1 27,985,000 
Under Construction1 1,103,576 
Approved, Unbuilt Development1  12,239,780 
RZ 2011-PR-009 2 954,000 
Total Office GFA 42,282,356 

 
1 Report to Board of Supervisors on Tysons, October 2014 
2 Office uses currently do not exist on site   

 
On October 16, 2012, the Board of Supervisors directed staff to “incorporate with the next Tysons-
wide plan amendment consideration of a change to the current Interim Development Level (IDL) of 
45 million square feet of office use and the criteria for evaluating any such change to the IDL.”   
 
The office space proposed for the subject application, combined with existing and approved 
development, would not exceed the 45 million square feet set as the IDL for office uses in the 
Comprehensive Plan.   
 
Phasing Development to Transportation and Public Facilities 
 
An important element of the Comprehensive Plan for Tysons is the guidance on phasing 
development to transportation improvements and public facilities (Pages 29-31).  Regarding 
transportation, the Plan states the following: 
 

“Individual rezoning cases in Tysons should only be approved 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; 
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 A smaller CDA or a similar mechanism that provides a significant component of the 
private sector’s share of the Tysons-wide improvements needed by 2030; or 

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

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

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

 
On January 8, 2013, the BOS created a Tysons Transportation Service District, established the 
Tysons-wide and Tysons Grid of Streets transportation funds, and adopted guidelines for 
administering the two new funds. 
 
The applicant currently commits proffers (Proffers 59 and 61, Grid of Streets Transportation Fund 
[the “Tysons Grid Fund] and Tysons-wide Transportation Fund, April 10, 2015) that address the 
Comprehensive Plan recommendations for phasing development to transportation improvements, 
which includes a pro-rata credit in consultation with Fairfax County Department of Transportation 
(FCDOT) towards the construction of any portion of the Future Connector Road from Scotts 
Crossing Road north of the DAAR Eastbound off-ramp  as shown on the CDP including intersection 
improvements at Scotts Crossing Road necessary to accommodate the Future Connector Road. 
These commitments are in conformance with the Comprehensive Plan, subject to Fairfax County 
Department of Transportation’s review of the proposed improvements to be credited against the 
monetary contributions.   

 
Affordable and Workforce Housing 
 
In addition to any affordable dwelling units that may be required, the applicant is proposing to meet 
the Comprehensive Plan guidance for the provision of affordable and workforce housing (Pages 55-
56) by proffering to provide rental housing units on the application property or off-site as 
determined at time of FDP submission in accordance with the Board of Supervisors’ Tysons Corner 
Urban Center Workforce Dwelling Unit Administrative Policy Guidelines dated June 22, 2010.  
These guidelines may be accessed at: 
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http://www.fairfaxcounty.gov/dpz/tysonscorner/tysons_wdu_policy_guidelines_final_signed.pdf 
 
The applicant is proffering to provide workforce dwelling units (WDUs) such that the total number 
of ADUs, if any, plus the total number of WDUs result in not less than 20% of the total number of 
rental dwelling units to be constructed on the application property plus any WDUs that may be 
provided off-site (Proffer 81, Workforce Dwelling Units, April 10, 2015.)  If affordable dwelling 
units (ADUs) are provided in the development both the ADUs and the ADU bonus units will be 
deducted from the total number of dwelling units on which the WDU calculation is based.    
 
The Plan also recommends that applicants contribute $3.00 (or $0.25 annually) per non-residential 
square foot toward affordable housing opportunities in Tysons (Page 35): 
 

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

 
The provision of workforce housing should be viewed as a collective responsibility that will directly 
benefit employers in Tysons.  New office, retail, and hotel developments will benefit from having a 
range of affordable housing opportunities within a short commuting distance of the jobs in Tysons.” 
 
The applicant is proffering to two options for non-residential (excluding ground floor commercial 
retail/service and public uses) contributions toward the provision of affordable and/or workforce 
housing in Tysons (Proffer 83, Non-Residential Affordable Housing Contribution, April 10, 2015).  
The first option is to contribute $3.00 per non-residential square foot.  The second option is to 
contribute $0.25 per office or hotel square foot annually for 16 years.  The applicant will decide 
which option will be pursued for each building.   
 
The applicant’s proposal to include affordable housing is in general conformance with the 
Comprehensive Plan provided that it is applied to both for sale and rental housing units.  The proffer 
should be revised to reflect this.    
 
Coordinated Development and Parcel Consolidation 
 
The Comprehensive Plan’s consolidation guidance for the subject application is as follows (Tysons 
East Scotts Run Crossing Recommendations, Page 152): 

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

 
o 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.” 

 
The subject application includes areas within 1/8 mile and 1/4 mile from the McLean Metro station 
as recommended under the consolidation guidance.  As the subject property (approximately 9.4 
acres) is less than 20 acres, then the Comprehensive Plan five specific objectives for consolidations 
should be met (Page 36): 
 

“In all cases, consolidations or coordinated development plans should meet the following 
objectives: 
 
 Commitment to a functioning grid of streets both on-site and off-site;  

 
o Conceptual engineering of streets that demonstrate connectivity to surrounding areas 

and satisfy the guidance in the Transportation section should be completed.  Such 
engineering should be done in coordination with land owners in the surrounding area, 
and the proposed street alignments should be included in an official map, as described 
in the Transportation section. 

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

should be in conformance with the street alignments in the map. 
 

 Provision of parks and open space as set forth in the Environmental Stewardship section 
of the Areawide Recommendations, either on-site or within the subdistrict through a 
partnership; 
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 Provision of land and/or building space for public facilities as set forth in the Public 
Facilities section of the Areawide Recommendations; 

 
 Conformance with the guidance in the Urban Design section and any urban design 

guidelines for the district or subdistrict; and 
 

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

 
The subject application meets the first objective by providing a functioning street grid.  A new east-
west connector, referred as Grover Street, provides access to all proposed buildings on the subject 
property.  A connector road to the Dulles Airport Access Road and parallel to Grover Street is 
contemplated by VDOT and FCDOT to the north adjacent to the subject property.  The applicant 
proposes to reserve right-of-way for the proposed connector road and provide a pro-rata share to its 
construction by others.  Until this future connector is constructed, Frances Drive will serves as a  
temporary and private connector.  To complete the street grid, North Dartford Drive will be a new 
north-south connector to Dolley Madison Boulevard.     
 
The applicant meets the second objective by providing publicly-accessible park and open space 
areas.  Frances Park, a multi-generational park, will contain approximately 33,410 square feet.  
Scotts Run Park, a naturalized park, will contain approximately 2.3 acres.  An athletic field is also 
provided off-site in conjunction with the Scotts Run South project under approved RZ 2010-PR-010 
and RZ 2010-PR-011. The quality of these parks and other park-related Plan objectives will be 
evaluated by Park Authority and Environmental Review staff. 
 
The subject application meets the third objective by providing an off-site fire station and athletic 
field in conjunction with the approval of RZ 2011-PR-010 and RZ 2011-PR-011, Scotts Run South  
project and in anticipation of the construction of 1,500,000 square feet of GFA on the subject 
property.   
 
The subject application meets the fourth objective by generally conforming to the Plan’s urban 
design guidance, as described in the Urban Design section of this memo. 
The adjoining properties to the subject application are developed or approved to be redeveloped in 
conformance with the Comprehensive Plan.  The subject application would not preclude the future 
redevelopment of these adjacent properties.  
 
The subject application is in general conformance with the Comprehensive Plan guidance for 
consolidation and coordinated development. 
 
Public Facilities 
 
The Comprehensive Plan’s strategy for implementing public facilities to serve Tysons is to focus on 
dedications of land or building space with the initial rezoning applications in a district (Page 91). 
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“Practices employed by the County in the past to provide space for public facilities in largely 
undeveloped suburban areas cannot be relied upon in an intensely developed area where 
most of the land is privately owned.  In Tysons it will be critical that the land area or spaces 
for public uses are incorporated within private developments at no cost to the public sector.   

 
While facilities may actually be constructed throughout the planning horizon based upon 
need, it is critical that space for most, if not all, of these facilities be secured as soon as 
possible.  Therefore, rezoning proposals, through proffers, should commit to provide the 
necessary land and/or space to ensure that places will be available to construct facilities in 
concert with the pace of growth.” 

 
The Plan specifically recommends a fire station for the Scotts Run Crossing and Colshire 
Subdistricts of the Tysons East District (Page 153).  

 
“ In addition, a specific public facility need is the provision of a fire station; this facility 
should be accommodated in this area’s redevelopment.” 

 
In conjunction with rezoning approval of RZ 2010-PR-010 and RZ 2010-PR-011 known as Scotts 
Run South, the applicant is addressing the athletic field and public facility Plan objectives jointly 
(Proffer 89, Public Facilities/Athletic Fields, April 10, 2015) by building a fire and rescue station 
next to an athletic field on an off-site parcel (Tax Map 29-4 ((6)) 96A), which is not contiguous to 
the application property. The parcel will be dedicated to the county after the completion of 
construction of the field and fire station by December 31, 2020 or three years from receipt of notice 
to commence design, whichever is later. 
 
The athletic field, which will be a synthetic turf field, will measure approximately 180 by 295 feet, 
including 15 foot overruns. The fire station will be a two level freestanding building measuring 
approximately 15,000 square feet and 26 parking spaces will be provided next to the building.  
  
The public facility commitments proposed for the subject application is in general conformance with 
the Comprehensive Plan. 
 
Parking 
 
The Comprehensive Plan provides recommendations on maximizing the efficiency of parking to 
encourage transit use, walking, and bicycling; to limit the urban design impacts of parking; and to 
ensure that parking is priced such that spaces are available for those who choose to drive.  The Plan 
recommends specific strategies for managing parking on Pages 64-65: 
 

“As the Tysons Corner area is developed, and the land use and transportation infrastructure 
matures, parking requirements should be examined to determine if they are adequate for the 
changing conditions.  Rather than supplying parking for each individual use, parking should 
be treated as a common resource for multiple uses.  Implementing this practice will reap 
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many advantages in creating a more walkable environment.  Providing transit service, an 
effective mix of uses, and an appropriate network of sidewalks will reduce automobile use 
and, consequently, the need to provide parking.  
 
Additional methods listed below should be pursued to ensure the appropriate amount of 
parking is provided. 
 
 Encouraging shared parking arrangements across parcel lines. 
 Creating a parking management entity to coordinate shared parking efforts, enforce 

parking regulations, apply parking pricing strategies where beneficial, and monitor 
parking demand and supply regularly. 

 Securing parking management agreements such as parking pricing. 
 Unbundling parking from commercial and residential leases and sales. 
 Allowing on-street parking, and where appropriate, counting those spaces towards 

parking requirements. 
 Implementing “Smart Parking” technology to maximize parking utilization. 
 Providing preferential parking for carpools, vanpools, and car-sharing vehicles. 
 Reductions for shared parking on mixed use sites.” 

 
As part of a parking efficiency strategy for the application site, the applicant proposes to count 
tandem and valet parking towards parking requirements (Proffer 68, Parking, April 10, 2015) in 
addition to other strategies, unbundling parking from the sale of residential units (Proffer 72, 
Unbundled Parking for Residential Uses, April 10, 2015) is proposed in accordance with the 
suggested methods in the Comprehensive Plan.   
 
 
URBAN DESIGN ANALYSIS 
 
Street Grid and Design 
 
The Comprehensive Plan provides recommendations for both street grids (Pages 46-47, and 96) and 
street cross sections (Pages 48-56).   
 
In general, the proposed grid of existing and new streets is in conformance with the Comprehensive 
Plan.  The proposed development includes two new local streets, Grover Street and North Dartforth 
Drive.  Grover Street runs east to west through the site.  North Dartforth Drive runs north to south 
through the site and intersects with Grover Street.  The resulting new block proposed along Grover 
Street between existing Scotts Crossing Road and North Dartforth Drive measures approximately 
500 feet which conforms to the Plan recommendation on block lengths of 400 to 600 feet long.  
Grover Street is proposed with two travel lanes and two on-street parking lanes, as recommended in 
the Comprehensive Plan.  The travel lanes along Grover Street will measure 11 feet wide, which is 
consistent with the Plan.  North Dartford Drive is designed with two 11-foot wide travel lanes 
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without on-street parking lanes.  This design is not consistent with the Comprehensive Plan which 
recommends parking lanes on both sides of local streets.     
The overall proposed street grid is in general conformance with the Comprehensive Plan.  Variations 
between some of the local street designs and the recommended sections in the Comprehensive Plan 
can be addressed by adding on-street parking lanes consistently to all proposed local, avenue and 
collector streets.   
 
Streetscape Design 
 
The Urban Design section of the Comprehensive Plan provides detailed guidance on streetscapes 
(Pages 96-108).  The Plan defines three streetscape zones including the landscape amenity panel, 
sidewalk, and building zone.  Each zone serves a distinct purpose and has varying dimensions based 
on the adjacent street type and land use.   
 
The CDP includes preliminary streetscape sections (Streetscape Sections, L-6, L-7, L-8, April 3, 
2015).  Specific streetscape standards will need to be met at FDP unless the applicant is seeking a 
streetscape modification from the Fairfax County Department of Transportation.    
 
Building Height 
 
The subject property is split between two designations on the Comprehensive Plan’s Conceptual 
Building Heights Map (Page 116).  The portion of the site, including Buildings A, C and D, closest 
to the McLean Metro station is in Tier 1 with recommended maximum heights ranging from 225 to 
400 feet.  Buildings B and E are located in Tier 2 with recommended maximum heights ranging 
from 175 to 225 feet.  
 
The following table compares the maximum heights recommended in the Conceptual Building 
Heights Map to the proposed range of heights for each building.   Shaded rows indicate buildings 
that would exceed the Plan recommendations, including office and hotel buildings with penthouses 
which could add up to 30 feet to the proposed height but is not included in the building height range.     
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Building Proposed Use 

Comprehensive 
Plan Maximum 
Building Height 

Range 

Proposed 
Building 

Height Range* 

Building A1  
(Base & Hotel Plans) Residential/Retail/Services Tier 1: 225' - 400' 222' - 400' 
Building A1 
(Building A/B Alternative) Residential/Retail/Services Tier 1: 225' - 400' 262' - 382' 
Building A2 
(Base) Residential/Retail/Services Tier 1: 225' - 400' 232' - 322' 
Building A2 
(Hotel Plan) Residential/Retail Services  Tier 1:  225' - 400' 182' - 322' 
Building A2 
(Building A/B Alternative) Residential/Retail/Services Tier 1: 225' - 400' 202' - 322' 
Building B 
(Base & Hotel Plans)  Residentail/Retail/Services Tier 2: 175' - 225' 103' - 183' 
Building B1 
(Building A/B Alternative) Residential/Retail/Services Tier 2: 175' - 225' 133' - 183' 
Building B2 
(Building A/B Alternative) Residential/Retail/Services Tier 2: 175' - 225' 133' - 183' 
Building C 
(all) Office/Retail/Services Tier 1: 225' - 400' 

202' - 386' (+ 30 
for penthouse) 

Building D 
(all) Office/Retail/Services Tier 1: 225' - 400' 137' - 280' 
Building E 
(Base & A/B Alternative) Office/Retail/Services Tier 2: 175' - 225' 

115' - 219' (+30 
for penthouse) 

Building E 
(Hotel Plan) Hotel/Retail/Services Tier 2: 175' - 225' 

137' - 217' (+30 
for penthouse) 

*Penthouses are not included in the proposed maximum building height range for office and hotel uses.  However, 30 
feet is shown in parenthesis when its addition with proposed building height range exceeds the Plan’s recommended 
maximum building height range.     
 

The height guidance in the Areawide Recommendations includes (Page 115): 
 

“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.” 

 
In addition to the height guidance in the Areawide Recommendations, the District 
Recommendations for the subject property address building height (Page 154), 
 

“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 
I-495, and has an average grade 25 to 35 feet below I-495, the planned extension of Scotts 
Run Road over the Beltway, and the elevated Metro station.  As a result, this subdistrict’s 
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building heights are between 175 and 400 feet.  Building heights should be highest closest to 
the Metro station or along I-495.”  

 
The proposed maximum heights for Buildings C and E may be acceptable if they are including 
mechanical penthouses.  However, the wide range of building heights proposed by the applicant 
could be problematic.  The development could result with a 103-foot building near a 400-foot 
building.  Given numerous permutations of building height scenarios, staff questions whether the 
context of the surrounding proposed buildings would be acceptable under all scenarios.  Staff 
recommends that the range of building heights be narrowed or that the applicant demonstrates that 
building heights are appropriate during the FDP review process.                 
 
        
 
 
 
 



DATE: April 3, 2015 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Michael Davis, Acting Chief -:rz:..~ ~r · t'\1'\D 
Site Analysis Section, DOT 

SUBJECT: RZ/CDP 2011-PR-009 - Scotts Run North 
Land Identification Maps: 29-4 ((5)) 9, 9A, lOA 

This department has reviewed the subject rezoning submittal including proffers and Conceptual 
Development Plans dated March 6, 2015, and a TDM Plan dated December 10, 2012. The 
applicant is proposing to construct two residential buildings/blocks, and either three office 
buildings or two office buildings and a hotel with several retail or service spaces spread 
across the application area. 

The applicant has addressed a majority of the critical transportation issues identified in the 
Comprehensive Plan, in this application. These are outlined below. 

o Traffic Study - The applicant has completed a Chapter 870 traffic study prior to the 
County's completion of the Consolidated Traffic Impact Analysis (CTIA) for the Tysons 

area. Subsequent to these two studies, additional operational analyses were 
requested and are discussed later in this memorandum. 

o Grid of Streets - Right-of-way (ROW) is to be dedicated to accommodate the 
applicant's construction of the following public streets: Grover Street, North Dartford 
Drive, Connector Road. Construction will follow the standards as described in the 
Transportation Design Standards for Tysons Corner Urban Center. 

o North Dartford Drive at Route 123 The proposed alignment of North Dartford Drive 
crosses underneath the Metrorail guide-way along Route 123. Two major concerns 
raised by staff were 1. Negotiating the acquisition of ROW from WMATA to provide to 
the County as part of the grid of streets and 2. Securing approval from VDOT for an 
access onto Route 123 (Dolley Madison Boulevard) that is in close proximity to an 
interchange ramp. 

• To respond to the first concern, the applicant has made significant efforts to 
acquire ROW from WMATA; however this is still an ongoing process. Should the 
applicant be unsuccessful in completing this acquisition, and subsequently 
dedicating and constructing a connection to Route 123, the applicant has 
proffered to limit their total development to 80% of the requested 1.5 million 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

Fairfax, VA 22033-2895 
Phone: (703) 877-5600 TTY: 711 
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square feet of GFA. This lower level of development will allow traffic operations 
to still function acceptably, and utilize the other access points proposed. 

• To respond to the VDOT's concerns about the proximity of this new access to 
the existing Dulles Airport Access Road (DAAR) ramp intersection with Route 
123, the applicant submitted an operational analysis for VDOT and FCDOT 
review. Additionally, the applicant is currently in the process of submitting an 
Interchange Modification Report (IMR) to modify the DMR ramp to solve merge 
and weave conflicts. The proposed solution is to remove the existing right-turn 
slip lanes for a smaller radius corner and a signalized, right-turn lane. The IMR 
will also examine potential queuing issues that would result from the proposed 
modification. Any recommended improvements from the IMR will be constructed 
by the applicant, within reason. The reasonableness of these improvements is 
at the applicant's discretion but as mentioned previously, they have proffered 
to a lower level of development, should the connection of North Dartford Drive 
and Route 123 never occur. 

o Future Connector Road - The Grid of Streets map in the Comprehensive Plan and 
Tysons East CTIA show a grid connection between Scotts Crossing Road and the 
DAAR ramp parallel to Dolley Madison Blvd. This important connection serves a 
regional transportation need in the Tysons East area to distribute eastbound traffic 
coming from the DAAR. ROW is needed from both the applicant's property as well as 
the neighboring Gates of Mclean Condominium Association property. The applicant 
approached the Gates of Mclean to discuss the potential for a land swap but was 
unsuccessful in this attempt. Additionally, for the segment of this road that extends 
from the property boundary near the DAAR ramp, to the eastern property boundary 
with the Gates of Mclean, the applicant has proffered to dedicate the necessary ROW 
as well as provide $0.62 per square foot of development to the County for future 
construction. This monetary contribution equates to the pro rata share of their site 
traffic that would utilize this grid connection. The applicant also has proffered to 
dedicate the ROW and build the segment of road from Scotts Crossing Road to the 
western Gates of Mclean property boundary at the time that buildings A or C are 
constructed. 

o TDM - The applicant has agreed to design a TDM program to meet the goals outlined 
in Table 5 of the Plan. Table 5 has achievement goals based on square footage of 
total development in Tysons. The effectiveness of a TDM program is based in part on 
high density mixed-use development in addition to multimodal opportunities. 

Fairfax County Staff restructured the way TDM proffers will be handled in any Tysons 
Corner zoning applications in 2012, so as to better achieve the goals of the 
Comprehensive Plan. Previously, developers made a contribution in the form of a 
Penalty Fund to be accessed upon stabilization, if trip reduction goals were still not 
being met. The County felt that these funds could be better utilized if they were 
contributed to a Remedy Fund, which could be accessed at any point by the applicant 
to enhance the TDM program when trip goals were not achieved. In addition to 
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reducing the Penalty Fund, a contribution is to be made by a developer to establish a 
Tysons-wide Transportation Management Association (TMA). The TMA will capitalize on 
the synergies of multiple developments throughout Tysons while reducing the operating 
costs of individual TDM programs by applicants. This new methodology makes better 
use of the proffered contributions and will ultimately have a more positive impact on 
reducing trips throughout Tysons Corner. The following bullets describe some of the 
commitments made by the applicant. 
a. The applicant has committed to meet the Plan goals during all phases of 

development of the site, in conformance with a new approach to TDM. 
b. The applicant has agreed to substantially increase the contribution to the Remedy 

Fund in lieu of a large contribution to a Penalty Fund so that money would be 
immediately available and accessible to enhance the TDM program in the event 
that goals are not being met. 

c. The applicant agreed to make a non-refundable contribution to a Tysons wide 
Transportation Management Association (TMA) for seed money. The TMA will 
provide synergies between developments in Tysons and help reduce trips through 
an area wide TDM program that the applicants can join if they so choose. 

d. The applicant agreed to monitor their TDM program with annual traffic counts and 
surveys every three years. This is a significant improvement from monitoring 
programs in the past. Annual traffic counts will enable the county to review 
transportation in Tysons on an area wide basis and identify future concerns or 
areas for improvement. 

e. The applicant agreed to pay a $100 per day non-compliance fee for failure to 
submit their annual report by the date outlined in the proffers. Assuring that TDM 
programs are operating as proffered is very important to the County, and the 
annual reports provide information on the TDM programs, trip levels in Tysons and 
commuter behavior. 

f. The applicant is proffering a detailed implementation plan for the TDM program 
that will also provide the flexibility to modify the program both to address changes 
necessary during the life of the project. 

o Tysons-wide Transportation Contributions for Table 7 Improvements - The commitment 
made by the Applicant remains consistent with the approved rates for 2015. 

o Tysons Grid of Streets Transportation Fund - The Applicant commits to a contribution 
of $6.71 per square foot of non-residential GFA or $1,042 per each residential unit 
and reserves the right to claim credit against this contribution for off-site intersection 
improvements that are not site traffic derived. 

o General Transportation Commitments - In addition to the above the applicant has 
made the following commitments 
a. Dedication of the street-side pedestrian areas to public use. This has been 

identified as a critical element to provide a multimodal street environment. Also, 
off-street pedestrian connections have been added across the redevelopment area 
to give pedestrians a multitude of access choices. 
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b. Construction of traffic signals where/when warranted. The list of intersections 
includes: Connector Road/Scotts Crossing Road and Grover Street/North Dartford 
Drive. 

While the Applicant has made an excellent effort to work with staff on the previous items, a 
few outstanding issues remain. These are outlined below. 

o The operational analysis submitted to VDOT and the County to address various 
operational concerns with the development has still not been approved by VDOT. 
While County staff approves the operational analysis, we feel that VDOT approval is 
requisite for a favorable recommendation on this rezoning, particularly since access to 
the site determines the ultimate build-out of the site. As requested by VDOT, a 
comment response letter was submitted for review to address the major concerns 
identified previously by VDOT. VDOT is expediting their review of this response and an 
opinion on the operational analysis is imminent. A final decision will occur no later 
than the Planning Commission public hearing. 

o Level of Service Waiver for Route 123/Scotts Crossing Road and Route 
123/DMR/Anderson Road Intersections - The applicant has proffered to a 
contribution toward the design/ construction of the Route 123 superstreet at a rate of 
$0.03 for each square foot of building constructed on the property. The applicant has 
submitted a waiver request letter to VDOT for each intersection. VDOT will need to 
review and approve/ disapprove these waiver letters prior to a favorable 
recommendation on this rezoning by FCDOT. The Route 123 superstreet has been 
studied in detail by FCDOT and has shown great potential to help alleviate the traffic 
burden on both intersections. It should also be noted that this contribution is in 
addition to the contributions made to the Tysons Grid and Tysons-wide Transportation 
Funds. 

MAD/JCH 
Cc: Suzanne Wright, DPZ 



 

 

DEPARTMENT OF TRANSPORTATION 
4975 Alliance Drive 
Fairfax, VA 22030   

March 10, 2015 
 
Mr. Michael Davis 
Fairfax County Department of Transportation 
12055 Government Center Parkway, Suite 1034 
Fairfax, Virginia  22035-5500 
 
Re: RZ 2011-PR-011 Scotts Run Station North Operational Analysis 
 Fairfax County 
 
Dear Mr. Davis: 
 
VDOT has reviewed the above plan submitted on January 22, 2015, and received January 
23, 2013.  The following comments are offered:  

 

1. Review of this report submission was predominately focused on verifying the 
previous submission comments have been addressed.  Subsequent to the 
submittal of this report for our review, two meetings were held.  The first 
meeting was held on February 3, 2015, (with VDOT, FCDOT, Wells + 
Associates and Cityline Partners) and second meeting was held on February 
6, 2015, (with VDOT, FCDOT, Wells + Associates, Cityline Partners and 
Supervisor Smyth) to discuss the project, VDOT comments related to the 
proffers, North Dartford Drive and Grover Street traffic operations, and the 
future connector road.  Based on what was discussed, resolved and agreed 
to do in the meetings, this report needs to be revised accordingly and re-
submitted.  

 

2. To avoid any further confusion with regard to the connection of North 
Dartford to Route 123, please discuss in the report the timing and the need 
for an IMR and any improvements this IMR identifies which will need to be 
completed in support of the connection.   

 

3. Demonstrate the adequacy of the right-in/right-out at Grover Street, including 
the results of the SimTraffic runs in support of the Grover Street connection. 
As discussed in the meetings, our concerns are the weaving maneuvers as 
the dual northbound Route 123 left turn lane vehicles attempt to turn right 
onto Grover Street.  We have received your memo on March 10, 2015, 
containing the SimTraffic analysis for this movement. 

 

4. The future conditions SimTraffic runs indicate the Dolley Madison Boulevard/ 
Colshire Drive/Scotts Crossing Road intersection northbound left turns from 
Route 123 spill back and impede the mainline.  This is due to the high left 
turn volume and amount of green time allocated to the dual lefts from Route 
123.  Additional time may be required on the dual left turns, which may lead 
to increased congestion on Rt. 123. 

 

We Keep Virginia Moving 

 
 
 
 
 

CHARLES A. KILPATRICK, P.E. 
COMMISSIONER 
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5. The Total Future 2020 Intersection Level of Service Summary indicates the 
Dolley Madison Boulevard/Anderson Road/Route 267 off ramp and the 
Dolley Madison Boulevard/Colshire Drive/Scotts Crossing Road intersections 
at 100% and 80% development can not achieve an overall level of service 
“E” standard. 

 
6. The 2020 Queue Analysis forecasted queues can not be accommodated at 

the Dolley Madison Boulevard/Colshire Drive/Scotts Crossing Road 
intersection for the northbound left during the AM Peak, the westbound left 
during the PM Peak and the eastbound left during the PM peak.  Also, the 
forecasted queues can not be accommodated at the Dolley Madison 
Boulevard/Anderson Road/Route 267 off Ramp intersection for the 
westbound left during the AM and PM Peak Periods.  

 
7. The 2050 Queue Analysis (similar to 2020 Queue Analysis) forecasted 

queues can not be accommodated within the turn bay storage lengths 
proposed.  

 
8. On page 21 in the second paragraph, change “The resulting 2020 future 

forecasts are depicted on figure 12” to “The resulting 2020 future forecasts 
are depicted on Figure 13.” 

 
Please contact me if you have any further questions regarding these comments. 
 
       Sincerely, 
 
 
 
       Kevin Nelson 
         Transportation Engineer 
 
cc: Ms. Angela Rodeheaver 
Traffic2011-PR-009oa2ScottsRunNorthOpAnalysis3-10-15MD 



 

 

DEPARTMENT OF TRANSPORTATION 
4975 Alliance Drive 
Fairfax, VA 22030   
April 9, 2015 

 

To: Ms. Barbara Berlin  
 Director, Zoning Evaluation Division 
 

From: Kevin Nelson 
 Virginia Department of Transportation – Land Development Section 
  

Subject: RZ/CDP 2011-PR-009 Scotts Run North 
 Tax Map # 29-4((05))0009, 9A and 10A 
  

 

I have reviewed the above plan submitted on March 10, 2015, and received March 10, 
2015.  I have no additional comments on this rezoning.  I will point out the receiving lanes 
for the dual left turn lanes from eastbound Rt. 123 to northbound Scotts Crossing Road will 
need to accommodate the required 30’ receiving lane width for dual left turns.  This will 
also affect the proposed bike lane on Scotts Crossing Road.  This can be adjusted on the 
site plans when they are submitted. 

 
If you have any questions, please call me. 
 
 
cc: Ms. Angela Rodeheaver  
fairfaxrezoning2011-PR-009rz4ScottsRunNorth4-9-15BB 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

We Keep Virginia Moving 

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments.  
Submittals without comment response letters are considered incomplete and will be returned without review. 

 
 
 
 
 

CHARLES A. KILPATRICK, P.E. 
COMMISSIONER 
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DATE:           March 2, 2015  
 
TO:                Barbara Berlin, Director 
                     Zoning Evaluation Division 
                      Department of Planning and Zoning (DPZ) 
                     
FROM:  Barbara Byron, Director 

Office of Community Revitalization (OCR) 
 
SUBJECT: Scotts Run North  

RZ/CDP 2011-PR-009 
 

The Office of Community Revitalization (OCR) has reviewed the above referenced rezoning, including the CDP 
dated December 7, 2014, and draft proffers dated December 7, 2014. The following analysis and 
recommendations are offered for consideration regarding this application. 
 
General Comments:   
 
The overall design for Scotts Run North meets the urban design intent of the Comprehensive Plan for a 
pedestrian-oriented, mixed use development. The site is located at the northeast intersection of Scotts Crossing 
Road and Dolley Madison Boulevard (Route 123), just east of the McLean Metro Station, and currently contains a 
commuter parking lot developed by CityLine. The Scotts Run Station South project is across Dolley Madison 
Boulevard. The site presents unique design challenges due to its close proximity to the metro rail lines, and an 
existing stream valley and potential Dulles Airport Access Road ramp to the north of the site. The applicant has 
proposed a set of new blocks with a mix of residential, retail, and office uses, separated by private and public 
streets that are consistent with the expected scale of urban form in Tysons. The mix of uses, building forms, and 
public spaces will create a distinct sense of place within Tysons.  
 
RZ/CDP 2011-PR-009 Detailed Comments: 
 

1. Street Grid and Block Length: The application area is comprised of a set of parcels bounded by Scotts 
Crossing Road to the west, Dolley Madison Boulevard to the south, the Dulles Airport Access Road to the 
east, and a stream valley and the Gates of McLean condominium property to the north. The ultimate site 
design divides the property into a grid consisting of four blocks, which are uniform and consistent in the 
interim and ultimate conditions. A new street, Grover Street runs east to west and connects Scotts 
Crossing Road with a future extension of Anderson Road, and North Dartford Drive runs north to south, 
connecting Dolley Madison to a new proposed road connection on the north of the site. The longest 
Block, between Scotts Crossing Road and North Dartford Drive, is approximately 500 feet in length, 
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 which is consistent in size with the Comprehensive Plan recommendations and the Tysons Urban Design 

Guidelines (TUDG) that establish a maximum block size of 600 feet.  
 

2. Pedestrian Hierarchy: The applicant has provided a Pedestrian Hierarchy Plan and has generally utilized 
the recommended language provided in the TUDG to describe the corridor types. Grover Street is 
designed as the Primary Pedestrian Corridor. Retail uses on the first floor of the buildings, on-street 
parking, and a wider building zone will make this an active, pleasant street. A portion of Scotts Crossing 
Road is also identified as a Primary Pedestrian Corridor; this street provides a direct connection into the 
site from the McLean Metro station and will have retail and office uses on the first floor. A placemaking 
node at the intersection of Dolley Madison Boulevard and Scotts Crossing Road will activate this corner 
and welcome pedestrians into the development. Due to the close proximity to the metro rail lines, 
Dolley Madison Boulevard has been identified and designed as a Secondary Pedestrian Corridor.   

 
a. The applicant has committed in Proffer 17 to the general characteristics that define 

pedestrian hierarchy. This will help protect the quality of the streetscape experience. The 
proffer indicates glazing and door separation distances which are modified from those 
recommended in the TUDG; however, based on a review of the proposed plans, these 
deviations are acceptable. 

b. The retail shown is appropriately located within the development; however, the amount of 
retail shown may not be realistic for a development of this size. The applicant has stated 
that the retail shown is the maximum amount possible for the development. OCR staff 
suggests that the applicant commit to a tiered approach for the retail on this site by 
committing to retail uses in certain locations and indicating additional areas where retail 
would be desirable, if the market allows. This would ensure that the retail is prioritized along 
the key pedestrian corridors and that those streetscapes remain the priority for activation.  
 

3. Streetscape Design: In general, the application is consistent with the recommendations of the 
Comprehensive Plan and the TUDG regarding streetscape dimensions. The applicant has also committed 
to providing a Materials and Furnishings Plan as part of each FDP. 

 
a. As a large portion of the site is located along Dolley Madison Boulevard, OCR requests that 

the applicant provide more detailed drawings to explain the interface between the building 
edge, proposed planters, metro rail lines, and the sidewalk. Details such as the approximate 
height and width of the proposed planters along the building would be helpful to 
understand the spatial relationships. OCR suggests that the applicant provide a few design 
options for review, and include a proffer that describes the options for how the streetscape 
and frontage will be addressed with future FDPs.  

b. As the proposed Dolley Madison Boulevard frontage does not meet the Boulevard 
streetscape standards, the applicant should request a streetscape waiver through the Fairfax 
County Department of Transportation (FCDOT), which will be reviewed in conjunction with 
OCR and DPZ.  

c. The applicant has identified two separate palettes of site furnishings. The first set is a special 
set of site furnishings that is not included in the TUDG streetscape furnishings for the Tysons 
East subdistrict. This palette is proposed to be used within Frances Park, along the northern 
block of Scotts Crossing Road, and along Grover Street.  A standard set of site furnishings, 
matching what is shown in the TUDG, is proposed for all other streetscape areas on the site. 
OCR encourages the applicant to use the furnishings identified in the TUDG for all 
streetscape areas.  
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4. Utilities:  
 

a. The plans indicate potential locations for electrical and stormwater vaults throughout the 
development. All of the electrical vaults located along Grover Street are shown partially 
within the right-of-way. As vaults can not be in the right of way due to permitting and 
easement issues with Dominion Virginia Power, the applicant should first look to relocate 
these vaults within the building. If this is not possible, staff recommends that that the vaults 
be placed within the building zone, which will remain privately owned. This will facilitate 
easier permitting and easement agreements at the time of FDP, site plan, and beyond, and 
will not require an additional public access easement to be recorded.     

b. OCR encourages the use of the AAL Flex Light as listed as an option in the TUDG. The 
applicant should work on the overall streetlight design and should draft a maintenance 
agreement for streetlights to facilitate future FDPs and site plans.  

 
5. Building Design:  Generally, the building framework and massing are consistent with the 

recommendations of the TUDG. Build-to lines are generally in agreement with the Comprehensive Plan. 
 

a. The applicant has included proffer language that provides flexibility in the building design, so 
that the buildings have architectural variety.   A proffer has also been included that details the 
architectural design elements that will be provided on each FDP; these drawings will further 
articulate the quality and character of the proposed development.  

b. The applicant has provided a proffer committing to a minimum of 16 feet for the first floor 
building heights, exclusive of the parking structures. This minimum height allows for flexibility in 
the first floor uses, and encourages retail, which contributes to an active pedestrian 
environment.  
 

6. Parking Structure Design: Parking is provided in parking structures that are integrated with the building 
design or located partially below grade. However, there are two major locations where parking 
structures are potentially visible from adjacent streets, developments, or metro rail lines.  
 

a. The majority of the site’s frontage on Dolley Madison Boulevard will consist of parking podium at 
the street level. Above the street level, there will be four levels of parking, and then occupied 
office (or hotel) floors above that.  

b. Parking podium will also be located along the northern portion of Building A, adjacent to the 
future connector road.  

 
In order to address the visibility of parking structures, the applicant has included proffer language 
depicting how parking structure facades will be treated at the street level and above. There is also a 
proffered commitment to provide parking structure design features and materials on the FDPs.  
 

7. Building Heights: Overall, the proposed mix of heights, as illustrated, will result in a varied skyline near 
the McLean Metro Station. The CDP sets minimum and maximum building heights for the proposed 
buildings. However, the proffers provide a great deal of flexibility to move gross floor area (GFA) among 
uses, and state that any office building could be a hotel. The applicant should limit how much GFA can be 
transferred among uses and limit the hotel option. The change in use could impact the building height, 
which could impact the varied skyline demonstrated on the CDP.  
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8. Urban Parks: The applicant is proposing a series of parks and open spaces throughout the development. 
The scale and types of parks compliment the proposed development and adjacent uses and provide 
open space to meet the needs of this development and the existing surrounding community.   

 
a. Scotts Run Park is a large, passive recreational park that provides naturalized landscaped areas 

and trails. This space expands on the existing stream valley and connects to an existing off-site 
trail.  

b. Frances Park is the primary active recreational park in the site. Frances Drive, an interim north-
south street connection, bifurcates the park space. Frances Drive will be closed once the Dulles 
Airport Access connection is constructed, and this area will be scarified and incorporated into 
the surrounding park.  As Frances Drive may be used for an extended period of time, it should be 
designed to read as part of the park by using elements such as similar paving materials, bollards, 
and raised tables that would allow the park to be visually connected on both sides. It should 
read as a park with an access road through it, not a road with a park designed around it.  

c. A contribution for the provision of athletic fields is provided in the proffers.  
 

9. Interim Conditions: The application provides a series of diagrams indicating how the development could 
be potentially built out and what improvements will be provided with each phase. As the site is currently 
developed with an interim commercial parking lot, the phasing has been designed to allow areas of the 
parking lot to remain operational as the project is phased out.  

a. OCR staff understands the need to retain as much interim commercial parking as possible, and 
encourages the applicant to look more closely at the function of this parking during phasing. The 
parking areas need to continue to be attractive and provide adequate interim streetscape and 
planting areas.  

b. Interim pedestrian connections to metro are demonstrated on the phasing plans.  
d. The applicant should show any potential interim retaining walls and heights on the phasing 

plans.  
 
 
CC: Suzanne Wright, Staff Coordinator, DPZ/ZED 
 Suzie Zottl, Revitalization Program Manager, OCR 

OCR File   
 



DATE: March 24, 2015 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Pamela G. Nee, Chief ~'tv 
Environment and Development Review Branch, DPZ 

SUBJECT: ENVIRONMENTAL ASSESSMENT for: RZ/CDP 2011-PR-009 
Scotts Run North- City line Partners LLC 

This memorandum, prepared by John R. Bell, includes citations from the Comprehensive Plan 
that provide guidance for the evaluation of the above referenced rezoning development plans 
as revised through March 6, 2015. Possible solutions to remedy identified environmental 
impacts are suggested. Other solutions may be acceptable, provided that they achieve the 
desired degree of mitigation and are also compatible with Plan policies. 

COMPREHENSIVE PLAN CITATIONS: 

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of 
the proposal for conformity with the environmental recommendations ofthe Comprehensive 
Plan is guided by the following citations from the Plan: 

Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition, Environment section as 
amended through July 1, 2014, page 7 through 9: 

"Objective 2: Prevent and reduce pollution of surface and groundwater resources. 
Protect and restore the ecological integrity of streams in Fairfax 
County .... 

Policy k. For new development and redevelopment, apply better site design and low 
impact development (LID) techniques such as those described below, and 
pursue commitments to reduce storm water runoff volumes and peak flows, 
to increase groundwater recharge, and to increase preservation of 
undisturbed areas. In order to minimize the impacts that new development 
and redevelopment projects may have on the County's streams, some or all 
ofthe following practices should be considered where not in conf1ict with 
land use compatibility objectives: 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

f)epartment of Planning and Zoning 
Planning Division 

12055 Government Center Parkway, Suite730 
Fairfax, Virginia 22035-5509 

Phone 703-324-1380 
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Minimize the amount of impervious surface created .... 

Encourage the use of innovative BMPs and infiltration techniques of 
stormwater management where site conditions are appropriate, if 
consistent with County requirements. 

Apply nonstructural best management practices and bioengineering 
practices where site co-nditions arc appropriate. i r consistent with County 
requirements .... 

Maximize the use of infiltration landscaping within streetscapes 
consistent with County and State requirements .... 

Development proposals should implement best management practices to reduce runoff 
pollution and other impacts. Preferred practices include: those which recharge groundwater 
when such recharge will not degrade groundwater quality; those which preserve as much 
undisturbed open space as possible; and, those which contribute to ecological diversity by the 
creation of wetlands or other habitat enhancing BMPs, consistent with State guidelines and 
regulations .... " 

Fairfax County Comprehensive Plan, 2013 Edition, Tysons Corner Urban Center, 
Areawide Recommendations: Environmental Stewardship, as amended through April29, 
2014, page 74: 

"Tysons Corner is located in the headwaters area of several of the county's watersheds. 
Watershed management plans have been prepared for each of these watersheds; these plans 
identify a comprehensive set of projects needed to improve stream habitat conditions. These 
etTorts are intended to be pursued independent of development proposals and are not dependent 
upon such proposals for implementation. However, the provision of effective stormwater 
management controls for new development and redevelopment projects in these watersheds is 
imperative to the success of watershed planning efforts. Redevelopment offers considerable 
opportunities to improve upon past stormwater management practices. 

Receiving waters downstream of Tysons should be protected by reducing runoff from 
impervious surfaces within Tysons. By using a progressive approach to stormwater 
management, downstream stormwater problems can be mitigated and downstream restoration 
efforts can be facilitated. Achieving a goal of retaining on-site and/or reusing the first inch of 
rainfall will ensure that runoff characteristics associated with the site will mimic those of a 
good forest condition for a significant majority of rainfall events. 

Measures to reach this goal may include application of Low Impact Development (LID) 
Techniques (including but not limited to rain gardens, vegetated swales, porous pavement, 
vegetated roofs, tree box filters, and water reuse). The incorporation of LID practices in the 
rights-of-way of streets will also support this goal; such efforts should be pursued where 
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allowed. There is also a potential for the establishment of coordinated stormwater 
management approaches to address multiple development sites." 

Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, pages 19 and 20: 

"Objective 13: Design and construct buildings and associated landscapes to use energy 
and water resources efficiently and to minimize short- and long-term 
negative impacts on the environment and building occupants. 

Policy a. In consideration of other Policy Plan objectives, encourage the application 
of energy conservation, water conservation and other green building 
practices in the design and construction of new development and 
redevelopment projects. These practices may include, but are not limited to: 

Environmentally-sensitive siting and construction of development: 

Application of low impact development practices, including 
minimization of impervious cover (See Policy k under Objective 2 of 
this section of the Policy Plan); 

Optimization of energy performance of structures/energy-efficient 
design; 

Use of renewable energy resources; 

Use of energy efficient appliances, heating/cooling systems, lighting 
and/or other products; 

Application of best practices for water conservation, such as water 
efficient landscaping and innovative wastewater technologies, that 
can serve to reduce the use of potable water and/or reduce 
stormwater runoff volumes; 

Reuse of existing building materials for redevelopment projects; 

Recycling/salvage of non-hazardous construction. demolition, and 
land clearing debris: 

Use of recycled and rapidly renewable building materials: 

Use of building materials and products that originate from nearby 
sources; 

Reduction of potential indoor air quality problems through measures 
such as increased ventilation, indoor air testing and use of low
emitting adhesives, sealants, paints/coatings, carpeting and other 
building materials; 

Reuse, preservation and conservation of existing buildings, including 
historic structures; 
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Retrofitting of other green building practices within existing 
structures to be preserved, conserved and reused: 

Energy and water usage data collection and performance monitoring; 

Solid waste and recycling management practices; and 

Natural lighting for occupants ... .' 

Fairfax County Comprehensive Plan, 2013 Edition, Tysons Corner Urban Center, 
Areawide Recommendations, as amended through April 29, 2014, page 76: 

"Currently Fairfax County encourages new buildings in mixed use centers to have Leadership 
in Energy and Environmental Design (LEED) certification, or the equivalent. The concept of 
green buildings recognizes that certain design and construction practices can increase the 
efficiency of resource use, protect occupants' health and productivity, and reduce waste and 
pollution. LEED, developed by the U.S. Green Building Council, is just one rating system 
used to measure a building's efTectiveness on these measures. Non-residential development in 
Tysons should achieve LEED Silver certification or the equivalent, at a minimum. Residential 
development should be guided by the Policy Plan objectives on Resource Cons~:rvation and 
Green Building Practices .... 

In addition to green buildings, green roofs (also referred to as vegetated roofs) can enhance the 
natural environment within Tysons. Green roofs use the traditionally unused part of the 
building to grow vegetation. Public benefits of green roofs include increased stormwater 
retention, reduced greenhouse gas emissions, and improved air quality through filtration of 
airborne particles. Where green roofs are not provided, other roofing systems containing 
highly reflective materials may be considered, as they can reduce heat absorption and thereby 
conserve energy and reduce related greenhouse gas emissions." 

Fairfax County Comprehensive Plan, 2013 Edition, Tysons Corner Urban Center, Amended 
through April 29, 2014, Areawide Recommendations: Environmental Stewardship, pages 73-
7 4 and 84-85: 

"Tysons' redevelopment should be pursued in a manner that will reduce greenhouse gas 
emissions to help achieve 80% greenhouse gas reductions within the region by 2050 in 
accordance with the Cool Counties Climate Stabilization Initiative adopted by the Fairfax 
County Board of Supervisors. These reductions can only be attained through reductions in 
energy use and associated greenhouse gas emissions from transportation and buildings. 
Innovative energy efficiency and conservation strategies should be incorporated into all 
redevelopment projects. 

Toward this end, the following are but a few examples of etTorts that could be considered: on
site generation of electricity, such as from solar, wind or geothermal sources (thereby reducing 
the need for power from the electrical grid); the use of community energy distribution systems; 
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transit-oriented development design; the use of energy efficient heating and cooling systems; 
and the application of enhanced building commissioning to provide early and ongoing 
verification of system performance. Numerous other strategies as outlined in green building 
rating systems such as the U.S. Green Building Council's Leadership in Energy and 
Environmental Design (LEED) program are available to support energy-efficient development 
and conservation. 

More compact development. like that proposed in the concept for Tysons, uses less energy than 
low density, suburban style development. For residential housing, the energy consumption 
rates decrease on a per capita basis as the density increases. In addition, green building design, 
as encouraged through green building rating systems with third party verification such as the 
LEED program, reduces energy consumption and encourages innovations in water and 
wastewater technology. A combination of these and other strategies can have a significant 
impact on resource consumption for individual buildings, and can contribute to a more 
sustainable Tysons Corner. 

Green Building Design and Energy/Resource Conservation 

Existing Fairfax County policy calls for certain zoning proposals for nonresidential 
development and multifamily residential development of four or more stories in urban centers 
to incorporate green building practices sufficient to attain LEED certification or its equivalent. 
Nonresidential development in Tysons should go one step further and seek LEED Silver 
certification or equivalent as a minimum. Residential development should be guided by the 
Policy Plan objectives on Resource Conservation and Green Building Practices. 
All redevelopment projects in Tysons should incorporate design elements and practices that 
will reduce the use of energy and water resources. There are numerous strategies available that 
are outlined in green building rating systems such as the LEED program. and strategies such as 
these should be pursued in support of or in addition to <:!'forts to attain LEED Silver 
certification or its equivalent. The following arc examples of efforts that could be pursued: 

• Transit-oriented development design 

• Transportation demand management programs 

• On-site renewable energy generation, such as solar, wind and/or geothermal systems 

• If/when on-site renewable energy generation is not cost effective at the time of building 
design, the provision of building designs that will facilitate future retrofits for on-site 
energy generation if/when such etiorts will become cost effective 

• Orientation of bui I dings for solar access 

• Energy-conscious landscape design (e.g., natural landscaping; shading) 

• Water-efficient landscaping 

• The use of energy efficient heating, ventilation and air conditioning systems 

• Enhanced building commissioning to provide early and ongoing verification of system 
performance 
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• The use of energy efficient lighting systems 

• The use of energy conserving building materials 

• The provision of vegetated and/or highly reflective roofs 

• The use of community energy distribution systems through which energy/heat 
generated on one site will be shared among buildings on other nearby sites 

• The use of water-conserving plumbing fixtures 

• The use of harvested storm water runoff for irrigation 

• Where consistent with building codes, the use of grey water 

• The use of information and communications technology to improve the efficiency and 
economy of building operations. 

• If/when the provision of information and communications technology efforts is not cost 
etlective at the time of building design, the design of buildings to include conduits 
supporting the future installation of such measures 

Setting Future Environmental Goals for Tysons 

Tysons should endeavor to remain the leader in environmental stewardship. As such, the Plan 
should include flexibility to accommodate new strategies and technologies as they emerge, 
such as district energy systems, alternative energy sources, cogeneration. microgrids, district
scale environmental performance measures, innovative stormwater management and stream 
restoration practices, innovative green building practices and innovative approaches in the 
provision and design of park facilities and other open spaces. In order to encourage the use of 
new technologies as they become available, the Environmental Stewardship Guidelines will 
need to be regularly reviewed and updated." 

Fairfax County Comprehensive Plan. 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, page 11: 

"Objective 4: Mi.nimize humar. exposure to unhealthful levels of transportation generated 
nOISe. 

Policy a: Regulate new development to ensure that people are protected from 
unhealthful levels of transportation noise .... 

New development should not expose people in their homes, or other noise sensitive 
environments, to noise in excess of DNL 45 dBA, or to noise in excess of DNL 65 dB A in the 
outdoor recreation areas of homes. To achieve these standards new residential development in 
areas impacted by highway noise between DNL 65 and 75 dBA will require mitigation. New 
residential development should not occur in areas with projected highw·ay noise exposures 
exceeding DNL 75 dBA .... " 
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Fairfax County Comprehensive Plan, 2013 Edition. Policy Plan, Environment, as amended 
through July L 2014, pages 14-17: 

"Objective 9: 

Policy a: 

Identify, protect and enhance an integrated network of 
ecologically valuable land and surface waters for present and 
future residents of Fairfax County. 

Identify, protect and restore an Environmental Quality Corridor 
system (EQC) .... " 

ENVIRONMENTAL ANALYSIS: 

This section characterizes the environmental concerns raised by an evaluation of this site and 
the proposed land use. Solutions are suggested to remedy the concerns that have been 
identified by staff. There may be other acceptable solutions. 

Water Quality 

To address storm water management runoff and to support stream protection, the 
Comprehensive Plan for Tysons recommends that three levels be satislied in order to achieve 
full conformance with the Plan: 

1) Meet the Public Facilities Manual (PFM) standards 
2) Meet the LEED standards for water quantity control and water quality control 
3) Retain and/or reuse the I st inch of rainfall onsite 

As noted above, the Comprehensive Plan provides specific guidance for managing runoff with 
the Tysons Urban Center. The stormwater information provided indicates an overall retention 
of 1.00 inch for the Conceptual Development Plan (CDP) area. This overall retention rate is 
consistent with the goals identified in the Comprehensive Plan. The Plan guidance also notes 
that any application should comply with the standards ofthe Public Facilities Manual (PFM), 
which the applicant has indicated will be met based on the calculations contained in the 
development plans. The Plan also recommends that new development meet the requirements 
for LEED for water quality control. A number of measures are proposed to meet all of these 
recommendations for water quality and quantity control. As noted on the development plans, 
these measures include underground vaults, cisterns (for water reuse), stormwater planters, 
extensive and intensive green roofs and tree pits. 

Based on the information provided by the applicant it appears that water quantity and quality 
control measures are being provided in a manner consistent with the recommendations of the 
Comprehensive Plan. However, this information has not undergone a completed review by 
staff within Department of Public Works and Environmental Services (DPWES). The 
adequacy of stormwater management/best management practices (SWM/BMP) facilities and 
outfall will be subject to review and approval by DPWES. 
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Scotts Run Stream Valley 

The subject property includes a portion of Scotts Run stream valley and associated Resource 
Protection Area (RP A) as defined by the Chesapeake Bay Preservation Ordinance and an 
Environmental Qualify Corridor (EQC) as defined by the Comprehensive Plan. The RPA is 
currently mapped over areas with surface parking, travel aisles and portions of the existing 
building onsite. The plans for the future development of this site include new buildings and 
other features of the proposed development which will also be located within the area mapped 
as RPA. While the Comprehensive Plan recommends restoration efforts for Scotts Run, the 
applicant is not proposing any commitments to restore this portion of the stream valley. A 
future roadway connection to the Dulles Airport Access Road is planned which will parallel 
this segment of Scotts Run. That roadway alignment will impact this segment of Scotts Run. 
Any restoration efforts for this segment of Scotts Run should be an element of the proposed 
future roadway. 

Green Buildings 

The proffers provide commitments for green building certification which are generally 
consistent with the recommendations of the Comprehensive Plan for the Tysons Corner Urban 
Center. The proposed development includes residential, office, hotel and retail elements. 
The Comprehensive Plan recommends that zoning proposals in Tysons at a minimum attain 
LEED certification or the equivalent for residential development and LEED Silver certification 
or the equivalent for non-residential development. The proffers for residential development 
indicate a commitment on the part of the applicant to achieve LEED-certification with an 
option to pursue LEED-Silver or higher certification. This proffer also includes a discussion of 
applying an alternate residential rating system. such as EarthCraft. I:NERGY STAR Qualitled 
Homes for Multifamily Residential or National Gn:en Building Standard with ENERGY 
STAR. While an alternative approach may be acceptable, use ofthe ENERGY STAR 
Qualified Homes for Multifamily Residential is not considered acceptable as it has deemed too 
narrow in scope focused almost entirely on energy etTiciency and not on other concepts of the 
green building policy such as environmentally sensitive site design, water quality, use of low 
volatile organic compounds for flooring and wall coverings, the use of recycled and/or 
renewable resource, etc. The applicant has provided a proposal to pursue LEED-NC silver 
certification with an option to pursue LEED-NC Gold for office and hotel buildings. 

Energy/Resource Conservation 

The proposed proffers include a commitment on the part of the applicant to install one electric 
vehicle charging station for up to two vehicles within each garage. The applicant will also 
provide space for future electric vehicle charging infrastructure. The proposed measures are 
consistent with those provided as part of other development within the Tysons Urban Center. 

The applicant has also agreed to provide an assessment of the potential for the use of shared 
energy systems. These measures may include a combined heat and power (CHP) energy 
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system, micro-CHP system, distributed energy resources and direct heating and cooling. If one 
of these alternatives is not to be pursued, then the applicant will provide a narrative regarding 
the reasons for this outcome. 

The applicant has agreed to collect data regarding energy and water usage to the extent that 
there is a master electric, gas and water usage meter system for the entire building. This 
proffer does not appear to be a commitment to such systems. 

The subject property is impacted by noise from multiple sources, including Route 123, a 
portion of the Silver Line ofthe Metro rail and a segment ofthe Dulles Airport Access Road. 
The applicant has provided a noise study, which indicates that the site will be impacted by 
noise levels up to 72.2 dBA Ldn. This indicates that noise attenuation should be provided for 
the interior portions of the proposed residential dwelling units and that noise levels for the 
proposed office space should be mitigated to no more than 50 dBA Ldn. The noise study also 
noted that, "future unmitigated noise levels indicate that elevated plazas will be impacted by 
noise levels exceeding 65 dBA Ldn. Outdoor noise mitigation at these areas will be required 
to meet the Fairfax County Policy Plan." Noise proffers provided for this application 
acknowledge the need for mitigation of the noise levels in the proposed residential units to 45 
dB A, but there is no mention of mitigating noise for the office space. The proffers also note 
that noise impacts will be disclosed for residential units with balconies. While this information 
is consistent with past practices for such developments, what is unclear at this time is the 
potential phasing of the proposed development. The residential portions of the development 
include ground level and elevated open space areas. Neither the plans nor the pro!Ters note any 
noise mitigation for the plaza areas. The plans and proffers also make no mention of ground 
level mitigation for open space areas in the event that the residential is constructed first. If the 
proposed office buildings are constructed first, then the ground level open space areas should 
be adequately shielded from noise impacts. If the residential development is constructed first 
then these areas should be shielded from noise in a manner which ensures the usable open 
space has noise levels which do not exceed 65 dBA Ldn. Neither the current development 
plans nor proffers address this concern in any fashion. ·remporary berms, walls. public art, 
murals or other measures could be considen:d to address these areas as long as they are 
designed in a manner which is ar(;hitecturally solid and of a height sufficient to provide 
adequate shielding to achieve an exterior noise level of 65 dB A Ldn. Staff feels that this issue 
has not been fully addressed. 

PGN:JRB 
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DATE:  January 21, 2015  

 

TO: Suzanne Wright, Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: William Marsh, Tysons Urban Center Coordinator 

Department of Public Works and Environmental Services (DPWES) 

 

SUBJECT: Rezoning Application #RZ 2011-PR-009; 

 LDS Project #7788-ZONA-003;  

 Scotts Run North CDP dated December 9, 2014;  

 Tax Map #029-4-((5))-0009, 0009A & 0010A;  

 Scotts Run Watershed; Providence District 

 
We have reviewed the subject application submitted on December 9, 2014, which responded to DPWES 

comments from earlier in 2014, and offer the following comments.   

 

Chesapeake Bay Preservation Ordinance (CBPO) 
No further comments. 

 

Floodplain 
6-0704.3 Non-residential structures, or parts thereof, where permitted, may be constructed below the 

regulatory flood elevation provided that these structures are designed to preclude and/or withstand 

inundation to an elevation of at least the regulatory (100-year) flood elevation. The submitting engineer 

or architect shall specify the elevation and certify that the structure has been floodproofed, and that the 

elevation and flood-proofing comply with applicable Federal and State requirements. Be advised that 

the design assessment will need to be in the geotechnical report to be submitted prior to approving the 

site plan for buildings located on Soil Unit 29A. (PFM 04-0204.2)  

  

Downstream Drainage Complaints 
There are no applicable downstream drainage complaints on file. 

  

Stormwater Quality Control  
No further comments. 

 

Stormwater Quantity Control  
See adequate outfall comments. 

 

M E M O R A N D U M 

 

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



Suzanne Wright, Staff Coordinator 

Rezoning #RZ 2011-PR-009; Scotts Run North 
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Department of Public Works and Environmental Services 

Land Development Services, 

12055 Government Center Parkway, Suite 444 

Fairfax, Virginia 22035-5503 

Phone 703-324-1780 • TTY 711 • FAX 703-324-3908  

 

Adequate Outfall 
An outfall narrative and Scotts Run cross sections have been provided on Sheets C.10.7 and C.10.8. 

Cross section B-B shown on Sheet 10.C.8 shows an inadequate channel condition for the 2-year flow in 

Scotts Run.  Be advised that an improvement and no adverse impact to the downstream drainage system 

shall be shown in accordance with the requirements of Chapter 124 of the County Code and the PFM 

Section 6-0203.4.   

 

Tysons Corner Urban Center, Areawide Recommendations 
The applicant has provided a preliminary computation on Sheet C-10.11 stating that 53% of the site 

area is captured by a BMP, and 0.94-inch of rainfall will be retained on-site through the use of runoff 

reduction methods including rainwater harvesting, vegetated roof, permeable pavement and urban bio-

retention.  

 

Staff recommends adding treatment design that will achieve the 1.0-inch depth, possibly by including 

stormwater measures along Frances Drive and adjacent to Frances Park where no treatment design is 

shown.   

 

Finally, prior to future FDP approval, clarify whether green roof runoff is stored in water reuse vaults 

for offices.  Provisions in the 2012 building code allow rainwater to be treated in reuse vaults, where the 

rainwater is collected from impervious rooftop surfaces.  Proposed parcels C, D, and E include 

“cistern/reuse coverage areas” and “extensive green roof areas”, per sheet C.10.  If runoff from green 

roof areas is also stored in the reuse cisterns, a code modification may be required.  Refer to Virginia 

amendments to Chapter 29 of the 2012 International Building Code. 

 

Other Comments: 

 
With respect to the preliminary design information that is shown on the CDP, DPWES offers the 

following additional comments: 

 

1) Sheet C-10.7: Please adjust the column labels under “Existing Outfall 1” to read “Post 

Development 2 year”, “Post Development 10 year”, and “Post Development 100 year”. 

 

2) Electric vaults are proposed under public streetscape areas for Buildings D, A-2, and possibly C.  

Staff recommends moving the vaults or transformer locations into private space. 

 

3) Staff requests provision of easements that grant access and allow work necessary for Fairfax 

County or others to implement future stream and floodplain restoration of Scotts Run as was 

discussed with the applicant. 

 

 

Please contact me at 703-324-1972 if you require additional information.  

 

 

 



Suzanne Wright, Staff Coordinator 
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cc: Durga Kharel, Chief, Central Branch, SDID, DPWES 

 Zoning Application File 



 

Department of Public Works and Environmental Services
Land Development Services,

12055 Government Center Parkway, Suite 444
Fairfax, Virginia 22035-5503

Phone 703-324-1780 • TTY 711 • FAX 703-324-3908 
 

 
 
 
 
 
 
 
DATE:   April 14, 2015 
 
TO: Suzanne Wright, Staff Coordinator    

Zoning Evaluation Division 
Department of Planning and Zoning 

 
FROM: Bin Zhang, Tysons Corner Site Reviewer 

Site Development and Inspections Division 
Department of Public Works and Environmental Services 

 
SUBJECT:  Scotts Run Station North, RZ 2011-PR-009;  
  Tax Map Numbers; #029-4-((5))-0009, 0009A & 0010A;  
  Providence District 
 
REFERENCE: 6835-WPFM-007-1, Waiver Request to Allow Underground Stormwater 

Vaults in a Residential Development 
 
 
In the referenced waiver request dated July 31, 2014, the applicant seeks a waiver by the 
Board of Supervisors (Board) in conjunction with the approval of the subject rezoning, to allow 
underground stormwater management facilities in a residential development, in accordance 
with Section 6-0303.6 of the Public Facilities Manual (PFM). The Board may grant a waiver 
after taking into consideration possible impacts on public safety, the environment, and the 
burden placed on prospective homeowners for maintenance. Underground stormwater 
management facilities located in residential developments allowed by the Board: 
 

 shall be privately maintained; 
 shall be disclosed as part of the chain of title to all future owners responsible for 

maintenance of the facilities; 
 shall not be located in a County storm drainage easement; and, 
 shall have a private maintenance agreement, in a form acceptable to the Director of 

the Department of Public Works and Environmental Services (DPWES), executed 
before the construction plan is approved. 

 
With the waiver request, the applicant included exhibits showing the location of the “BMP 
Facilities”, and cost estimates for the construction and annual maintenance of the vaults. The 
request is limited to Block A and Block B, as the only two blocks of the proposed mixed-use 
development plan that include a residential component.  
 
 

 

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

M E M O R A N D U M 
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Department of Public Works and Environmental Services
Land Development Services,

12055 Government Center Parkway, Suite 444
Fairfax, Virginia 22035-5503

Phone 703-324-1780 • TTY 711 • FAX 703-324-3908 
 

ANALYSIS: 
An analysis of the possible impacts on public safety, the environment, and the burden placed 
on prospective home owners for maintenance is as follows: 
 
Impacts on Public Safety – The design, location and access points of the stormwater vaults 
are critical attributes that affect the potential impact on public safety. Locking manhole covers 
and doors must be provided at each access point. The locking mechanisms shall be inspected 
and tested periodically to make sure they are intact and operative.  
 
A note on the CDP states “the applicant reserves the right to vary the number, size, shape, 
and location of the LID practices with final engineering.” If it is the intent of the Board to 
approve the waiver request, staff recommends a condition that requires any changes in the 
design, including, but not limited to, the location, number, size, shape, access points and 
function of the vaults, be subject to approval by DPWES, in accordance with all applicable 
requirements, policies and procedures in effect at the time of final Site Plan. 
 
If it is the intent of the Board to approve the waiver request, staff recommends the applicant 
be required to provide liability insurance in an amount acceptable to Fairfax County as a 
condition of the waiver. A typical liability insurance amount is $1,000,000 against claims 
associated with underground facilities. The private maintenance agreement shall also hold 
Fairfax County harmless from any liability associated with the facilities. 
 
Impacts on the Environment – The surrounding areas are developed and the proposed 
underground facilities will outfall into an existing piped storm drainage system. Therefore, staff 
does not believe there will be any adverse impact on the environment from the proposed 
underground facilities. 
 
Burden Placed on Prospective Homeowners for Maintenance and Future Replacement – The 
financial burden of the prospective homeowners is dependent upon the anticipated annual 
maintenance costs, the projected cost of future replacement of the vaults, the form of 
ownership (e.g. rental apartments vs. condominium owner’s association), and the number of 
dwelling units. The annual maintenance costs are dependent upon factors such as size, 
location, access, and number of vaults, function, and frequency and methods of required 
maintenance activities. The future replacement costs are dictated by the final design, such as 
the number, size, and location of vaults, as well as the expected life span of the construction 
materials. 
 
The proposed mixed-use development includes two blocks with a residential component. The 
CDP revised March 6, 2015 states Block A will contain between 258 and 337 residential 
dwelling units. Block B will contain between 130 and 239 dwelling units. 
 
The applicant estimates the annual maintenance cost, in current dollars, is $5,000 for each 
facility. The anticipated annual maintenance cost is $19.38 per Block A dwelling unit assuming 
that the minimum 258 units are constructed, and $38.46 per Block B dwelling unit assuming 
the minimum 130 units are constructed. The estimate is based on the entire maintenance 
burden split among only the residential units.  
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The applicant has estimated the total construction costs for the underground detention 
facilities at approximately $150,000 for each block. The amount of the annual contribution 
toward the replacement reserve fund, assuming an estimated 50-year lifespan (for concrete 
products) and interest compensates for inflation, would be $3,000 for each block. The annual 
contribution to the replacement reserve fund for the resident in Block A would be 
approximately $11.62 per dwelling unit per year, and approximately $23.08 per unit per year 
for the residents in Block B. The replacement reserve fund (i.e., account) must be separate 
from the annual maintenance fund (i.e., account) to ensure the monies are available at the 
time replacement is required and have not been previously spent on maintenance activities.   
 
Staff recommends that, if it is the intent of the Board to grant the waiver, the applicant be 
required to establish a financial plan for the operation, inspection, maintenance and future 
replacement of the underground facilities. The applicant should be required to establish, as 
part of the owners documents, a fund for the annual maintenance and a separate reserve fund 
to cover future replacement of the facilities, based on the initial construction costs, an 
estimated 50-year lifespan (for concrete products).  Staff recommends that the applicant prior 
to Site Plan approval, deposit in an escrow account an amount equal to the estimated costs 
for the residential units’ responsibility of the first 20 years of maintenance of the facilities 
(based on the current estimate provided, a minimum of $100,000 for each vault).  The funds 
must not be made available to the owners association until after final bond release.   
 
A maintenance agreement must be executed prior to site plan approval. Regular and frequent 
inspections of the stormwater management facilities are critical to ensure proper operation 
and maintenance.  The access points must be located, designed and constructed in a manner 
in that does not hinder the frequent inspections and routine maintenance of the facilities.  The 
total weight of the access covers and/or opening mechanisms (e.g. spring-loaded hinges) 
must be designed so that the covers can be opened by one person without the need of 
additional mechanical lifting equipment (e.g., a crane). 
 
The applicant should also be required, as a waiver condition, to address future replacement of 
the underground facilities as part of a private maintenance agreement with the County. In 
order to maximize the useful life of underground facilities and minimize maintenance issues, 
staff recommends that, if it is the intent of the Board to grant the waiver, then the applicant 
shall construct the underground facilities with reinforced concrete products, or approved equal 
as determined by DPWES.  
 
The applicant must also provide that disclosure will be made in the chain of title of the owners’ 
responsibility for maintenance and the associated waiver conditions. 
  
RECOMMENDATION: 
DPWES recommends that the Board approve the waiver to allow the underground stormwater 
detention facilities to be located in the residential portions of the Scotts Run Station North 
Development, subject to conditions consistent with the Proposed Waiver Conditions, #6835-
WPFM-007-1, dated April 9, 2015, as contained in Attachment A. 
 
If you have any questions, or need further assistance, please contact me at 703-324-1720. 
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ATTACHED DOCUMENTS: 
Attachment A – Proposed Waiver Conditions, #6835-WPFM-007-1, April 14, 2015 
Attachment B – PFM Section 6-0303.6 
 
 
cc: Durga Kharel, Branch Chief, Site Development and Inspections Division, DPWES  

William Marsh, Tysons Urban Center Coordinator, LDS, DPWES 
DPWES Zoning Application File (7788-ZONA-003-1) 
DPWES Waiver File (6835-WPFM-007-1) 
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Proposed Waiver Conditions 

 
6835-WPFM-007-1 

 
April 14, 2015 

 
 (Concurrent with RZ 2011-PR-009 Scotts Run Station North) 

 
If it is the intent of the Board of Supervisors to approve Waiver #6835-WPFM-007-1 in 
conjunction with RZ 2011-PR-009 for Scotts Run Station North, to allow underground 
stormwater management facilities in a residential development in accordance with Section 
6-0303.6 of the Public Facilities Manual (PFM), staff recommends the Board condition the 
approval by requiring conformance with the following conditions: 
 
1. This approval is limited to Block A and Block B of the Scotts Run Station North 

Development, as proposed with RZ 2011-PR-009.  Notwithstanding any notes, and/or 
narratives included on the CDP, any substantial changes to the development plan, such 
as adding a residential component with underground stormwater vaults in another part 
of the development, will require Board approval of a revised waiver and conditions. 
 

2. Notwithstanding any notes, analysis, narrative, and/or preliminary design presented on 
the CDP, the final design, construction, operation and maintenance of the underground 
stormwater detention vaults, including, but not limited to, the function, number, size, 
shape, location, access and discharge, shall be subject to review and approval by the 
Director of the Department of Public Works and Environmental Services (DPWES), in 
accordance with these conditions, and all applicable Codes, requirements, standards, 
specifications, policies and procedures in effect at the time of Site Plan approval. 
 

3. To provide greater accessibility for inspection and maintenance purposes, the 
underground facilities shall have a minimum interior height of 72” and the access points 
must be located, designed and constructed in a manner in that does not hinder the 
frequent inspections and routine maintenance of the facilities.  The total weight of the 
access covers and/or opening mechanisms must be designed so that the covers can be 
opened by one person without the need of additional mechanical lifting equipment, and 
be located, to the extent possible, within the private streets or travel lanes and not within 
the open space areas of the proposed development, as determined by DPWES. 

 
4. The underground facilities shall be constructed of reinforced concrete products and 

incorporate safety features, including locking manhole covers and doors, as determined 
by DPWES at the time of construction plan submission. Other underground storage 
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systems may be considered on a case-by-case basis subject to review and approval by 
DPWES.  
 

5. The underground facilities shall be privately maintained and shall not be located in a 
County storm drain easement. 
 

6. A private maintenance agreement, as reviewed and approved by the Fairfax County 
Attorney’s Office, shall be executed and recorded in the Land Records of the County. 
The private maintenance agreement shall be executed prior to Site Plan approval.  

 
 The private maintenance agreement shall address: 

 County inspection and all other issues as may be necessary to insure that the 
facilities are maintained by the property owners in good working condition 
acceptable to the County so as to control stormwater generated from the 
development of the site. 

 A condition that the applicant, property owners, their successors or assigns shall 
not petition the County to assume future maintenance responsibility or replace the 
underground stormwater facilities. 

 Establishment of a reserve fund for future replacement of the underground 
stormwater facilities. 

 Establishment of procedures to follow to facilitate inspection by the County, i.e., 
advance notice procedure, whom to contact, who has the access keys, etc. 

 A condition that the property owners provide and continuously maintain, liability 
insurance.  The typical liability insurance amount is at least $1,000,000, against 
claims associated with underground facilities. 

 A statement that Fairfax County shall be held harmless from any liability associated 
with the underground stormwater facilities. 
 

7. Operation, inspection and maintenance procedures associated with the underground 
facilities shall be incorporated in the site construction plan and private maintenance 
agreement, which insure safe operation, inspection and maintenance of the facilities. 
 

8. A financial plan for the owner to finance regular maintenance and full life cycle 
replacement costs shall be established prior to final construction plan approval.  The 
plan shall include a line item in the annual budget for routine operation, inspection and 
maintenance; a separate line item for the annual deposits toward future replacement 
(based on the initial construction costs and an estimated 50-year lifespan for concrete 
products); and a separate reserve fund (i.e., account) for the future replacement of the 
underground facilities. 
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9. Prior to final construction plan approval, the applicant shall escrow sufficient funds for 
the benefit of the owner which will cover 20-years of maintenance of the underground 
facilities. These monies shall not be made available to the owners’ association, or 
equivalent, until after final bond release.  
 

10. All future purchasers of any of the residential units shall be advised prior to entering into 
a contract of sale, that the owner is responsible for the operation, inspection, 
maintenance and replacement of the underground facilities.  
 

11. The owner and its successors and assigns shall disclose, as part of the chain of title, to 
all future property owners, the presence of the underground stormwater facilities and 
the owner’s responsibility for operation, inspection, maintenance and replacement of 
such facilities, by including the following language within the deed for each lot and the 
record plat: 

 
“The owner and its successors and assigns are responsible for the operation, 
inspection, maintenance and replacement of the underground stormwater facilities 
as set forth in the maintenance agreement entered into with the County.” 
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Public Facilities Manual (PFM) Section 6-0303.6 
 

 Underground detention facilities may not be used in residential developments, 
including rental townhouses, condominiums and apartments, unless specifically waived 
by the Board of Supervisors (Board) in conjunction with the approval of a rezoning, 
proffered condition amendment, special exception, or special exception amendment. In 
addition, after receiving input from the Director regarding a request by the property 
owner(s) to use underground detention in a residential development, the Board may 
grant a waiver if an application for rezoning, proffered condition amendment, special 
exception, and special exception amendment was approved prior to, June 8, 2004, and 
if an underground detention facility was a feature shown on an approved proffered 
development plan or on an approved special exception plat. Any decision by the Board 
to grant a waiver shall take into consideration possible impacts on public safety, the 
environment, and the burden placed on prospective owners for maintenance of the 
facilities. Any property owner(s) seeking a waiver shall provide for adequate funding for 
maintenance of the facilities where deemed appropriate by the Board. Underground 
detention facilities approved for use in residential developments by the Board shall be 
privately maintained, shall be disclosed as part of the chain of title to all future 
homeowners (e.g., individual members of a homeowners’ or condominium association) 
responsible for maintenance of the facilities, shall not be located in a County storm 
drainage easement, and a private maintenance agreement in a form acceptable to the 
Director must be executed before the construction plan is approved. Underground 
detention facilities may be used in commercial and industrial developments where 
private maintenance agreements are executed and the facilities are not located in a 
County storm drainage easement. 
 

 



TO: 

FAIRFAX COUNTY PARK AUTHORITY 
.............................................................................................. 

M E M 0 R A N 

Barbara Berlin, AICP, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

D U M 

FROM: Sandy Stallman, AICP, Manager_ / (} 
Park Planning Branch, PDD )AJd 

DATE: 

SUBJECT: 

January 15,2015 

RZ 2011-PR-009, Scotts Run North- Revised 
Tax Map Numbers: 29-4 ((5)) 9, 9A, & lOA 

The Park Authority staff has reviewed the proposed Conceptual Development Plan (CDP) and 
draft proffers dated December 7, 2014. This review replaces an earlier memo dated May 8, 2014 
and provides comments regarding impacts to park and recreation resources and levels of service 
ofthe proposed development. 

BACKGROUND 

The Development Plan shows 1,500,000 square feet of new mixed-use development with up to 
4 73 dwelling units on 9.4 acres in the immediate vicinity of the McLean Metro Station in the 
Tysons East District, Scotts Run Crossing Subdistrict. Based on the average projected multi
family household size of 1.75 in the Tysons Corner Urban Center, the development could add up 
to 828 new residents to the Providence Supervisory District. 

COMPREHENSIVE PLAN GUIDANCE 

The Park Authority analysis is based on the policies in the Parks and Recreation section of the 
Countywide Policy Plan, including Objective 2, Policies g, j, and k; Objective 5, Policies a and 
b; Objective 6, Policy c. and Appendix 2, Part B: Park Facility Service Level Standards. The 
evaluation is also based on guidance provided in the Tysons Corner Areawide Environmental 
Stewardship section ofthe Comprehensive Plan. Specific Plan citations from the Areawide text 
are provided in the Analysis and Recommendations sections. Park recommendations for land in 
the Tysons East District include the following: 

"Scotts Run Stream Valley Park will be expanded through the stream valley and in 
adjacent areas to provide better access and connectivity throughout the Tysons East 
District. The park will become a major linear urban park and trail system with a variety 
of landscapes including wooded hills, meadows and ponds. It will provide a range of 
experiences, such as enjoying the outdoors and scenery, arts, performances and programs 
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or participating in recreation. Intimate gardens with shady places of retreat could provide 
relief and gathering places for families, visitors and workers in Tysons." (Tysons Corner 
Urban Center, District Recommendations, Tysons East District, p. 150) 

"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." (Tysons Corner Urban Center, District Recommendations, Tysons East 
District, Scotts Run Crossing Subdistrict, p. 152) 

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. (Tysons 
Corner Urban Center, District Recommendations, Tysons East District, Scotts Run 
Crossing Subdistrict, p. 153) 

"When redevelopment includes a residential component, it should include recreational 
facilities and other amenities for the residents ... '' (Tysons Corner Urban Center, District 
Recommendations, Tysons East District, Scotts Run Crossing Subdistrict, p. 153) 

ANALYSIS AND RECOMMENDATIONS 

Urban Parkland Needs 

The Plan for Tysons Corner calls for a comprehensive system of public open spaces to serve 
residents, visitors and workers. This system of public spaces should include parks of different 
types (pocket parks, civic plazas, common greens, recreation-focused parks, linear parks/trails, 
and natural resource areas) to enhance the quality of life, health and the environment for those 
who live, work and visit Tysons Corner. In the Tysons Corner Urban Center Areawide 
Recommendations, Environmental Stewardship Chapter, Parks and Recreation Section, Page 81, 
the Plan states the following: 

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

Applying the urban park land standard in the Tysons Areawide Plan, proposed uses generate a 
need for 1.26 acres of onsite public urban parks. The development plan shows about 2.89 acres 
of new public urban park space onsite. Specifically, the application proposes to provide the 
following: 

Onsite Public Parks 

• Frances Park- This 33,410 square foot (0. 77 acre) pocket park is located along Scotts 
Crossing Road at the corner of Grover Street as it enters the development. A portion 
of the park area (10,940 sq. ft.) is in leftover road right-of-way that is being 
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incorporated into the site for redevelopment. The park location is consistent with the 
Conceptual Park Network Map on p. 79 ofthe Tysons Urban Center Plan and will 
serve as an attractive gateway to the Scotts Run North development. Sheet L-5 of the 
CDP indicates this park space may include parkour stations, playgrounds, picnic 
areas, interactive water features, benches and seating, public art, and/or paths and 
trails. Draft proffers indicate the "final park area shall be determined at time of FDP" 
and will be" ... constructed as a multi-generational park that shall include passive and 
active elements that will be selected and installed subject to the limitations associated 
with an existing storm drainage easement." 

• Scotts Run Park -Two separate natural resource park areas of 31 ,610 and 71,790 
square feet (0.73 and 1.65 acres) are located at the back ofthe subject property and 
contain portions of the Scotts Run Stream Valley and Chesapeake Bay Resource 
Protection Area (RPA). One option of the plan (with a future connector road between 
Scotts Crossing Road and the Dulles Toll Road ramp) shows trails in the smaller of 
these two park areas. Draft proffers state that "The naturalized park shall include a 
trail and overlooks as shown on the CDP that connects to an existing off-site trail" 

Evaluation- Applying the urban park land standard in the Tysons Areawide Plan, proposed uses 
generate a need for 1.26 acres of onsite public urban parks. The development plan shows about 
2.89 acres of new public urban park space onsite, including a pocket park with active and passive 
elements and a naturalized area near Scotts Run stream with trails and overlooks. The 
application will adequately meet the need for onsite parks. 

Athletic Field Needs 

In addition to the need for new urban parks, the Comprehensive Plan also recognizes the need for 
a variety of small and large recreational facilities to meet the need of new residents, workers, and 
visitors to Tysons Corner. In the Tysons Corner Urban Center Areawide Recommendations, 
Environmental Stewardship Chapter, Parks and Recreation Section, Page 82, the Plan states the 
following: 

" ... recreational facility service level standards in the Park and Recreation element 
of the Countywide Policy Plan should be applied to new development in Tysons, 
with adjustments made for urban demographics and use patterns. Using 2050 
development projections, anticipated urban field use patterns, optimal athletic 
field design (lights and synthetic turf) and longer scheduling periods, the adjusted 
need for athletic fields to serve Tysons is a total of 20 fields .. .In general, the need 
for an athletic field is generated by the development of approximately 4.5 million 
square feet of mixed use development in Tysons." 

Based on Comprehensive Plan guidance for provision of one full-service athletic field per 4.5 
million square feet of new GF A, the proposed development generates a need for 0.33 athletic 
field. As part ofRZ 2011-PR-10 & 11, the applicant proffered to develop a small synthetic turf 
rectangular athletic field offsite (the "Taft site") that can be expanded to full size with 
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development of the adjacent property. The Taft field was proffered to cover the athletic field 
need generated by RZ 2011-PR-10 & 11 as well as the current application at Scotts Run North. 

Evaluation- Based on Comprehensive Plan guidance for provision of one full-service athletic 
field per 4.5 million square feet of new GF A, the proposed development generates a need for 
0.33 athletic fields. A commitment to meet this need has already been provided with the 
approval ofRZ 2011-PR-10 & 11. 

Other Recreational Facility Needs 

In the Tysons Corner Urban Center Areawide Recommendations, Public Facilities Chapter, 
Parks Section, Page 88, the Plan states the following: 

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

Using adopted recreational facility service level standards found in the Parks and Recreation 
element (Appendix 2, Part B) of the Policy Plan, the small-footprint publicly accessible 
recreational facilities needed to address the planned growth for this project area include 1/2 sport 
court and 1/3 playground. The development plan indicates that active recreation uses may be 
included in Frances Park, including a playground and/or parkour stations. The exact facilities to 
be provided will be determined at the time ofFDP. 

Evaluation- The small-footprint publicly accessible recreational facilities needed to address the 
planned growth for this project area include 1/2 sport court and 1/3 playground. These facilities 
or acceptable substitutes will be provided in Frances Park. 

Private Recreation and Amenity Areas 

The development plan shows four private rooftop terraces on parking podia rooftops associated 
with three residential buildings and one office building. Draft proffers indicate these private 
spaces may include pool facilities, informal seating areas, sport courts, landscaping, rooftop 
gardening areas, hardscape areas, and/or passive recreation areas. These private spaces and 
facilities, as well as indoor fitness rooms will allow the applicant to meet the Zoning Ordinance 
requirement to spend $1,800 per non-ADU residential unit on onsite facilities and amenities for 
private use. 

Evaluation- The private rooftop amenity areas and facilities provided with each residential 
building will allow the applicant to meet the Zoning Ordinance requirement to spend $1,800 per 
non-ADU residential unit on onsite recreational facilities and amenities. 
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Natural Resources 

The Park Authority owns and operates Scotts Run Stream Valley Park upstream of the 
applicant's property. All plant materials to be installed on the applicant's property should be 
non-invasive to reduce the spread of invasive species and protect the environmental health of 
parkland, due to the proximity (that is less, than 1000 feet) of the Park Authority property. 

SUMMARY OF RECOMMENDATIONS 

This section summarizes the recommendations included in the preceding analysis section. 

• Applying the urban park land standard in the Tysons Areawide Plan, proposed uses generate 
a need for 1.26 acres of onsite public urban parks. The development plan shows about 2.89 
acres of new public urban park space onsite, including a pocket park with active and passive 
elements and a naturalized area near Scotts Run stream with trails and overlooks. The 
application will adequately meet the need for onsite parks. 

• Based on Comprehensive Plan guidance for provision of one full-service athletic field per 4.5 
million square feet of new GFA, the proposed development generates a need for 0.33 athletic 
fields. A commitment to meet this need has already been provided with the approval of RZ 
2011-PR-10 & 11. 

• The small-footprint publicly accessible recreational facilities needed to address the planned 
growth for this project area include 1/2 sport court and 1/3 playground. These facilities or 
acceptable substitutes will be provided in Frances Park. 

• The private rooftop amenity areas and facilities provided with each residential building will 
allow the applicant to meet the Zoning Ordinance requirement to spend $1,800 per non-ADU 
residential unit on onsite recreational facilities and amenities. 

• All plant materials to be installed on the applicant's property should be non-invasive to 
reduce the spread of invasive species and protect the environmental health of nearby 
parkland. 

Please note the Park Authority would like to review and comment on proffers and/or 
development conditions related to park and recreation issues. We request that draft and final 
proffers and/or development conditions be submitted to the assigned reviewer noted below for 
review and comment prior to completion of the staff report and prior to final Board of 
Supervisors approval. 

FCP A Reviewer: Andrea L. Dorlester 
DPZ Coordinator: Suzanne Wright 

Copy: Kirk W. Kincannon, Director 
Cindy Messinger, Deputy Director/CFO 
Sara K. Baldwin, Deputy Director/COO 
Cindy Walsh, Director, Resource Management Division 
David Bowden, Director, Planning & Development Division 
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Andrea L. Dorlester, Planner IV, Park Planning Branch, PDD 
Suzanne Wright, Planner III, Zoning Evaluation Division, DPZ 
Chron Binder 
File Copy 
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Department of Public Works and Environmental Services
Urban Forest Management Division

12055 Government Center Parkway, Suite 518
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www.fairfaxcounty.gov/dpwes

 

 
        
 
 
DATE: January 27, 2015 
 
TO: Ms. Suzanne Wright, Staff Coordinator 

Zoning Evaluation Division, DPZ 
 
FROM: Hugh C. Whitehead, Urban Forester III 
 Forest Conservation Branch, DPWES 
 
SUBJECT: Scott’s Run Station North, RZ 2011-PR-009 
 
 
 
This review is based on a Conceptual Development Plan stamped as received by the Zoning 
Evaluation Division (ZED) on December 9, 2015.  A site visit was conducted on January 26, 
2015. 
 
1. Comment: The existing bottomland forest canopy proposed for preservation contains invasive 

and undesirable understory species consisting primarily of bush honeysuckle and multifloral 
rose.  This invasive and undesirable vegetation threatens the health of the bottomland forest 
canopy proposed for preservation. 

 
Recommendation: Obtain proffer language requiring the Applicant to provide an undesirable 
vegetation management plan similar to the following: “An undesirable vegetation management 
plan should be submitted, as part of all site plan submissions, detailing how the undesirable 
understory vegetation will be removed and managed from the tree save area.  The detailed 
undesirable vegetation management plan shall include the following information: 
 Identify targeted undesirable and invasive plant species to be suppressed and managed. 
 Identify targeted area of undesirable and invasive plant management plan, which shall be 

clearly identified on the landscape or tree preservation plan. 
 Recommended method(s) of management, i.e. hand removal, mechanical equipment, 

chemical control, other.  Identify potential impacts of recommended method(s) on 
surrounding trees and vegetation not targeted for suppression/management and identify 
how these trees and vegetation will be protected (for example, if mechanical equipment is 
proposed in save area, what will be the impacts to trees identified for preservation and how 
will these impacts be minimized and mitigated). 

 Identify how targeted species will be disposed. 
 If chemical control is recommended, treatments shall be performed by or under direct 

supervision of a Virginia Certified Pesticide Applicator or Registered Technician and 
under the general supervision of Project Arborist). 

 

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

M E M O R A N D U M 
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 Provide information regarding timing of treatments, (hand removal, mechanical equipment 
or chemical treatments) when will treatments begin and end during a season and proposed 
frequency of treatments per season. 

 Identify potential areas of reforestation and provide recommendation 
 Monthly monitoring reports provided to UFMD and SDID staff. 
 Duration of management program; until Bond release or release of Conservation Deposit 

or prior to release if targeted plant(s) appear to be eliminated based on documentation 
provided by Project Arborist and an inspection by UFMD staff.” 

 
2. Comment: It appears the Applicant is requesting a modification of the interior and peripheral 

parking lot landscaping requirements for proposed above grade parking structures, as indicated 
on sheet C2.0.  This modification request is unclear as there does not appear to be any above 
grade parking structures with exposed decks proposed with this application. 

 
Recommendation: An explanation on the request to modify the interior and peripheral 
parking lot landscaping requirements for proposed above grade parking structures should be 
provided as part of the CDP.  If there are no above grade parking structures with exposed 
decks proposed with this application, these modification requests should be removed from the 
application.  If there are above grade parking structures with exposed decks proposed with this 
application, their locations should be clearly shown and identified on the CDP. 

 
3. Comment: The ‘Landscape Plan’ and ‘Landscape Plan – with Future Roadway’ sheets (sheets 

L-4 and L-4A) are difficult to interpret in gray shade copies as provided for this review. 
Information contained in the two legends, including the locations of the proposed tree pits, as 
well as the landscaping proposed throughout the site, is unclear.  In addition, the ‘tree/street 
tree’ and ‘ornamental tree’ classifications are unclear. 

 
Recommendation: Graphics should be legible in gray scale, as well as color, so copies are 
legible.  Landscape plan sheets should clearly identify all proposed trees and the locations of 
all proposed tree pits.  All trees proposed to be planted should be identified as Category I, II, 
III, or IV deciduous trees and/or Category I, II, III, or IV evergreen trees on all landscape 
sheets.   

 
4. Comment: Buffer area calculations and associated landscaping have not been included for the 

re-vegetation of the areas of encroachment into the RPA. 
 

Recommendation: Buffer area calculations and associated landscaping, to address all tree, 
shrub and seedling density requirements, should be provided in accordance with Section 118-
3-3(f) of the County Code (CBAY Ordinance) and in accordance with PFM 12-0516.4, as part 
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of the CDP.  A compliance chart should be provided for Sections 118-3-3(f) of the County 
Code and a separate compliance chart should also be provided for PFM 12-0516.4.  The 
compliance charts should provide the density requirements based on the area of disturbance 
and should include the quantity of proposed plantings used toward meeting the density 
requirements. 

5. Comment: The ‘10-year Tree Canopy Calculations’ and ‘Preliminary Tree Plant List and 
Canopy Coverage’ table on the ‘Integrated Landscape Stormwater Plan’ and the ‘Integrated 
Landscape Stormwater Plan – Future Roadway’ landscape sheets (sheets L-11 and L-11A) do 
not include the landscaping associated with Scotts Run Park and Frances Park. 

 
Recommendation: The ‘Integrated Landscape Stormwater Plan’ and the ‘Integrated 
Landscape Stormwater Plan – Future Roadway’ landscape sheets, as well as the 10-year tree 
canopy calculations and preliminary plant lists, should be revised to include the landscaping 
associated with Scotts Run Park and Frances Park. 

 
6. Comment: The ‘Urban Bio-Retention Tree Pit with Refuge Strip’ detail includes CU Soil as a 

planting medium option.  CU Soil is 80-85 percent stone and does not satisfy the draft proffer 
for soil volume.  In addition, this detail shows a vertical side at excavation adjacent to the 
street.  VDOT typically requires excavation for planting adjacent to street to maintain a 
compacted slope outside the curb for structural integrity of the paved surfaces. 

 
Recommendation: Delete all references to CU Soil from planting details and any draft proffer 
language where it may appear.  Ensure that all details meet VDOT approval.  Where revisions 
are necessary to satisfy VDOT standards, do not include compacted soil for roadway stability 
as part of soil volume for planting purposes and meeting this proffer requirement.  

 
7. Comment: It is unclear if the Applicant will be required to meet the 10-year tree canopy 

requirements if the proposed street tree locations conflict with sight distance and/or Fire 
Marshall access requirements resulting in the deletion of tree locations. 

 
Recommendation: Draft proffers 37D and 37E should be revised to include language similar 
to the following:  “Utility or other conflicts do not relieve the Applicant from meeting the 10-
year tree canopy requirements as shown on the approved CDP.” 

 
 
HCW/ 
UFMDID #: 162800 
 
cc: DPZ File 



County of Fairfax, Virginia 
--~ 

DATE: April1, 2015 

TO: 

FROM: 

SUBJECT: 

Ms. Suzanne Wright, Staff Coordinator 
Zoning Evaluation Division, DPZ 

Hugh C. Whitehead, Urban Forester III ~ 
Forest Conservation Branch, DPWES 

Scotts Run Station North, RZ 2011-PR-009 

I have reviewed the rezoning application for the above referenced case consisting of the 
Conceptual Development Plan, stamped as received by the Zoning Evaluation Division on 
March 6, 2015; and draft proffers dated the same day. 

Forest Conservation Branch (FCB) staff comments made during review of previous submissions 
of this application have been adequately addressed. FCB staff has no further comments at this 
time. 

If there are any questions or concerns, please contact me at (703)324-1770. 

HCW/ 
UFMDID#: 162800 

cc: DPZ File 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 711, Fax: 703-653-9550 
www.fairfaxcounty.gov/dpwes 



Department of Facilities and Transportation Services 
FAIRFAX COUNTY 
PUBLIC SCHOOLS 

TO: 

May 14, 2014 

Barbara Berlin, Director 
Zoning Evaluation Division 

Office of Facilities Planning Services 
8115 Gatehouse Road, Suite 3300 

Falls Church, Virginia 22042 

Fairfax County Department of Planning & Zoning 

FROM: 

SUBJECT: 

ACREAGE: 

TAX MAP: 

PROPOSAL: 

Ajay Rawat, Coordinator 
Office of Facilities Plannin 

RZ/FDP 2011-PR-009, Scotts Run North 

9.40 acres 

29-4 ((5)) 9, 9A & 1 OA 

The rezoning application requests to rezone the site from the C-3 district to the PTC district. The project 
proposes a mixed use development, to include, two to three residential buildings. These buildings would 
contain between 467 and 691 multi-family units. A prior version of this application was reviewed on 
July 11,2011 . 

ANALYSIS: 
School Capacities 
The schools serving this area are Westgate Elementary, Kilmer Middle, and Marshall High schools. The 
chart below shows the existing school capacity, enrollment, and projected enrollment. 

Capacity Enrollment Projected Capacity 
School Enrollment Balance 2013/2018 (9/30/13) 2014-2015 2014-2015 

Westgate ES 400/750 603 687 -287 

KilmerMS 1 '152 /1 ' 152 1,293 1,289 -137 

Marshall HS 1,511/2,000 1,822 1,771 229 .. 
Capac1t1es based on 2015-2019 Capita/Improvement Program (December 2013) 
Project Enrollments based on 2013-14 to 2018-19 6-Year Projections (Apri/2013) 

Projected Capacity 
Enrollment Balance 

2018-19 2018-19 

848 -98 

1,528 -376 

2,151 -151 

The school capacity chart above shows a snapshot in time for student enrollments and school capacity 
balances. Student enrollment projections are done on a six year timeframe, currently through school year 
2018-19 and are updated annually. At this time, if development occurs within the next five years, all three 
schools are projected to have capacity deficits. 8eyond the six year projection horizon, enrollment 
projections are not available. 

Capita/Improvement Program Projects 
The 2015-19 Capital Improvement Program (CIP) includes continued funding for the renovations at both 
Westgate Elementary and Marshall High schools. The renovations, both of which will increase capacity, 
are scheduled to be completed in FY 2015. 

Development Impact 
Based on the number of residential units proposed, the chart below shows the number of anticipated 
students by school level based on the current countywide student yield ratio. 
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May 14, 2014 
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Proposed 

2012 Countywide student yield ratios (August 2013) 

RECOMMENDATIONS: 
Proffer Contribution 

total 

A net of 50 to 74 new students is anticipated (28 to 41 Elementary School, 8 to 12 Middle School and 14 
to 21 High School). Based on the approved proffer formula guidelines, a proffer contribution between 
$541,250 (50 students x $1 0,825) to $801,050 (74 students x $10,825) is recommended to offset the 
impact that new student growth will have on surrounding schools. It is recommended that the proffer 
contribution funds be directed to schools serving the Tysons Corner area. 

It is also recommended proffer payment occur at the time of site plan or first building permit approval. A 
proffer contribution at the time of occupancy is not recommended since this does not allow the school 
system adequate time to use the proffer contribution to offset the impact of new students. 

In addition, an "escalation" proffer is recommended. The suggested per student proffer contribution is 
updated on an annual basis to refiect current market conditions. The amount has decreased over the last 
several years because of the down turn in the economy and lower construction costs for FCPS. As a 
result, an escalation proffer would allow for payment of the school proffer based on either the current 
suggested per student proffer contribution at the time of zoning approval or the per student proffer 
contribution in effect at the time of development, whichever is greater. This would better offset the impact 
that new student yields will have on surrounding schools at the time of development. For your reference, 
below is an example of an escalation proffer that was included as part of an approved proffer contribution 
to FCPS. 

Adjustment to Contribution Amounts. Following approval of this Application and prior to the 
Applicant's payment of the amount(s) set forth in this Proffer, if Fairfax County should increase 
the ratio of students per unit or the amount of contribution per student, the Applicant shall 
increase the amount of the contribution for that phase of development to reflect the then-current 
ratio and/or contribution. If the County should decrease the ratio or contribution amount, the 
Applicant shall provide the greater of the two amounts. 

Proffer Notification 
It is also recommended that the developer proffer notification be provided to FCPS when development is 
likely to occur or when a site plan has been filed with the County. This will allow the school system 
adequate time to plan for anticipated student growth to ensure classroom availability. 

Draft Proffer Statement 
A draft proffer statement (undated) was included with the materials received by our office on May 2, 2014. 
The following revisions to Proffer #41 are recommended: 

1. The proffer contribution should be made prior to site plan approval, but no later than first building 
permit approval. 

2. The student yield ratios should be updated to 0.050, 0.017 and 0.030. 
3. The payment trigger is listed in the first paragraph twice, would recommend listing once. 
4. In the middle of the second paragraph, the sentence, 'This contribution is not subject to the 

provisions of Proffer_" needs to be completed. Further, it should be moved to the end of the 
paragraph. Finally, FCPS would like to review the language of the proffer for which the school 
proffer is being exempted. 
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5. FCPS recommended escalation language is included above. 

ADDITIONAL INFORMATION: 
As mentioned in the July 11, 2011 review memo, a need has been identified for future elementary schools 
in the Tysons Comer area. Tysons Corner is currently seNed by several elementary schools which will 
not likely have sufficient capacity to accommodate planned future growth and redevelopment It is 
envisions students in Tysons Corner would be seNed by new elementary schools, as well as expansions 
a! both the middle school and high school levels. 

Future Development Impacts 
In addition, Kilmer and Marshall also are receiving schools for several other significant developments that 
are approved or pending approval in the Tysons Comer area. Student yields from these developments 
are likely to impact receiving schools. These developments include: 

AR/gjb 

Attachment: Locator Map 

cc: Patty Reed, School Board Member, Providence District 
Jane Strauss, School Board Member, Dranesville District 
Pat Hynes, School Board Member, Hunter Mill District 
llryong Moon, Chairman, School Board Member, At-Large 
Ryan McElveen, School Board Member, At-Large 
Ted Velkoff, School Board Member, At-Large 
Jeffrey Platenberg, Assistant Superintendent, Facilities and Transportation Services 
Jim Kacur, Cluster II, Assistant Superintendent 
Kevin Sneed, Director, Design and Construction SeNices 
Jay W. Pearson, Principal, Marshall High School 
Ronald James, Principal, Kilmer Middle School 
Julie K. Easa, Principal, Westgate Elementary School 



Rezoning Application 
RZ 2011-PR-009 

Applicant: 
Accepted: 
Proposed: 
Area: 

Located: 

Zoning: 
Overlay Dist: 
MapRefNum: 

CITYLINE PAR1NERS LLC 
05/20/2011 
MIXED USE 
9.41 AC OF LAND; 
DISTRICT- PROVIDENCE 

NORTHEAST QUADRANT OF THE INTERSECTION 
OF DOLLEY MADISON BOULEVARD AND 
SCOTTS CROSSING ROAD 

FROM C- 3 TO PTC 
HC 
029-4- /05/ /0009 /05/ /0009A 
/05/ /OOIOA 



-· irfax l1ater ......,., 
FAIRFAX COUNTY WATER AUTHORITY 

8560 Arlington Boulevard, Fairfax, Virginia 22031 
www. fairfaxwater. org 

PLANNING & ENGINEERING 
DIVISION 
Jamie Bain Hedges, P.E. 
Director August 11, 2014 
(703) 289-6325 
Fax (703) 289-6382 

Ms. Barbara Berlin, Director 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5505 

Dear Ms. Berlin: 

Re: PCA 92-P-001-11 
Scotts Run North 
Tax Map: 29-4 & 30-3 

The following information is submitted in response to your request for a water 
service analysis for the above application: 

1. The property can be served by Fairfax Water. 

2. Adequate domestic water service is available at the site from an existing 20" 
water main located at Dolley Madison Boulevard. See the enclosed water system 
map. 

3. Fairfax Water has identified the need to install a large diameter water main (16") 
along Scotts Crossing Road to satisfy projected growth in the Tysons Comer 
Urban Center. The design and installation of this main may be required in 
conjunction with this site development. 

4. Depending upon the configuration of any proposed on-site water mains, 
additional water main extensions may be necessary to satisfy fire flow 
requirements and accommodate water quality concerns. 

If you have any questions regarding this information, please contact me at (703) 289-
6385. 

Sincerely, 

b~ 
Chief, Site Plan Review 

Enclosure 



 

 
6-501 Purpose and Intent 
 

The PTC District is established for the Tysons Corner Urban Center as defined in the 
adopted comprehensive plan to implement the mix of uses, densities and intensities under 
the redevelopment option set forth in the adopted comprehensive plan.  The PTC District 
regulations are designed to provide the necessary flexibility to transform the designated 
Tysons Corner Urban Center area from a suburban office park and activity center into an 
urban, mixed-use, transit, bicycle and pedestrian oriented community to promote high 
standards in urban design, layout and construction and to otherwise implement the stated 
purpose and intent of this Ordinance.  To create mixed-use downtowns near mass transit, 
higher development intensities are to occur within approximately one half (½) mile of the 
four Metrorail Station entrances, identified as Transit Oriented Development (TOD) 
Districts in the adopted comprehensive plan.  The remaining areas, the Non-Transit 
Oriented Development (Non-TOD) Districts, are to be developed into lively urban 
neighborhoods that include an appropriate mix of uses, densities and intensities that are 
compatible to adjacent communities.  In both TOD and Non-TOD Districts, development 
should be designed in an integrated manner that will enhance the urban character.  Smaller, 
freestanding structures are generally discouraged and shall only be considered when such 
use is designed in an urban form that creates or enhances an appropriate street edge and 
implements the stated purpose and intent of the district.   
 To be granted this zoning district, the applicant shall demonstrate the development 
furthers the vision of the Tysons Corner Urban Center, as identified in the adopted 
comprehensive plan, by meeting, at a minimum, the following objectives. 

 
1. Contribute to a tiered intensity of development having the highest intensities located 

closest to the transit stations and provide the mix of residential, office and 
commercial uses necessary to achieve a vibrant, urban environment.  

 
2. Contribute to the network of open space and urban parks, to include stream valley 

parks, pocket parks, common greens, civic plazas and athletic fields for the workers 
and residents of Tysons.  

 
3. Promote environmental stewardship by implementing green building design; 

efficient, renewable and sustainable energy practices; incorporating low impact 
development strategies, such as innovative stormwater management and green roofs; 
and achieving the tree canopy goals for Tysons.  

4. Further the implementation of the urban grid of streets and the described street 
hierarchy for Tysons. 

 
5. Reduce the amount of single occupant vehicle trips by limiting the amount of 

provided parking, encouraging shared parking arrangements among uses, permitting 
the inclusion of managed tandem parking spaces, and implementing various 
Transportation Demand Management strategies, such as transit subsidies, carpool and 
vanpool services, employee shuttles, car-sharing programs and bicycle 
accommodations.  

 
6. Contribute to the necessary public facilities to support the projected job and 

population growth, including schools, fire and police services, a library, public 
utilities, and an arts center.  



 

 

7. Contribute to the specified streetscape and apply the urban design guidelines 
specified for build-to lines, building articulation, fenestration, ground floor 
transparency and parking design to create an integrated urban, pedestrian-friendly 
environment.  

 
8. Contribute to implementing the workforce and affordable housing policies for Tysons 

to provide housing to various income levels. 
 

 To these ends, a development proposal within the Tysons Corner Urban Center that 
utilizes the redevelopment option as set forth in the adopted comprehensive plan shall only 
be considered by the Board in conjunction with a rezoning application to this district.  Such 
rezoning to and development under this district will be permitted only in accordance with 
development plans prepared and approved in accordance with this Part and the provisions 
of Article 16.  

 
 
 
 

16-101 General Standards 
 

A rezoning application or development plan amendment application may only be approved 
for a planned development under the provisions of Article 6 if the planned development 
satisfies the following general standards: 

 
1. The planned development shall substantially conform to the adopted comprehensive 

plan with respect to type, character, intensity of use and public facilities.  Planned 
developments shall not exceed the density or intensity permitted by the adopted 
comprehensive plan, except as expressly permitted under the applicable density or 
intensity bonus provisions. 

 
2. The planned development shall be of such design that it will result in a development 

achieving the stated purpose and intent of the planned development district more 
than would development under a conventional zoning district. 

 
3. The planned development shall efficiently utilize the available land, and shall protect 

and preserve to the extent possible all scenic assets and natural features such as trees, 
streams and topographic features. 

 
4. The planned development shall be designed to prevent substantial injury to the use 

and value of existing surrounding development, and shall not hinder, deter or impede 
development of surrounding undeveloped properties in accordance with the adopted 
comprehensive plan. 

 
5. The planned development shall be located in an area in which transportation, police 

and fire protection, other public facilities and public utilities, including sewerage, are 
or will be available and adequate for the uses proposed; provided, however, that the 
applicant may make provision for such facilities or utilities which are not presently 
available. 

 



 

 
6. The planned development shall provide coordinated linkages among internal 

facilities and services as well as connections to major external facilities and services 
at a scale appropriate to the development. 

 

 

 

 

16-102 Design Standards 
 

Whereas it is the intent to allow flexibility in the design of all planned developments, it is 
deemed necessary to establish design standards by which to review rezoning applications, 
development plans, conceptual development plans, final development plans, PRC plans, 
site plans and subdivision plats.  Therefore, the following design standards shall apply: 
 
1. In order to complement development on adjacent properties, at all peripheral 

boundaries of the PDH, PRM, PDC, PRC Districts the bulk regulations and 
landscaping and screening provisions shall generally conform to the provisions of 
that conventional zoning district which most closely characterizes the particular type 
of development under consideration.  In the PTC District, such provisions shall only 
have general applicability and only at the periphery of the Tysons Corner Urban 
Center, as designated in the adopted comprehensive plan.  

 
2. Other than those regulations specifically set forth in Article 6 for a particular P 

district, the open space, off-street parking, loading, sign and all other similar 
regulations set forth in this Ordinance shall have general application in all planned 
developments. 

 
3. Streets and driveways shall be designed to generally conform to the provisions set 

forth in this Ordinance and all other County ordinances and regulations controlling 
same, and where applicable, street systems shall be designed to afford convenient 
access to mass transportation facilities.  In addition, a network of trails and sidewalks 
shall be coordinated to provide access to recreational amenities, open space, public 
facilities, vehicular access routes, and mass transportation facilities. 

 
 



 
 
 GLOSSARY 
 This Glossary is provided to assist the public in understanding 
 the staff evaluation and analysis of development proposals. 
 It should not be construed as representing legal definitions. 
 Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
 or Public Facilities Manual for additional information. 
 
ABANDONMENT:  Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way.  Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners.  If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 
 
ACCESSORY DWELLING UNIT (OR APARTMENT):  A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit.  An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA).  Refer to Sect. 8-918 of the Zoning Ordinance. 
 
AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT:  Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations.  Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units.  See Part 8 of Article 2 of the Zoning Ordinance. 
 
AGRICULTURAL AND FORESTAL DISTRICTS:  A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 
 
BARRIER:  A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses.  Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 
 
BEST MANAGEMENT PRACTICES (BMPs):  Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 
 
BUFFER:  Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses;  may also provide for a transition between uses.  A landscaped buffer may be an area of  open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings.  A buffer is not necessarily coincident  
with transitional screening. 
 
CHESAPEAKE BAY PRESERVATION ORDINANCE:  Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries.   These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities.  Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 
 
CLUSTER DEVELOPMENT:  Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided.  While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district.  See 
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance. 
 
COUNTY 2232 REVIEW PROCESS:  A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan.  Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 
 
dBA:  The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value.  See also Ldn. 
 
DENSITY:  Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre. 
 
DENSITY BONUS:  An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 
 
DEVELOPMENT CONDITIONS:  Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district.  Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan.  For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan.  A development plan is s submission requirement for rezoning to the PRC District.  A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District.  A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat.  A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site.  A 
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site.   See Article 16 of the 
Zoning Ordinance. 
 
EASEMENT:  A right to or interest in property owned by another for a specific and limited purpose.  Examples: access easement, utility 
easement, construction easement, etc.  Easements may be for public or private purposes. 
 
ENVIRONMENTAL QUALITY CORRIDORS (EQCs):  An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat.  The system includes stream valleys, steep slopes and wetlands.  For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 
 
ERODIBLE SOILS:  Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled.  Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 
 
FLOODPLAIN:  Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors.  The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 
 
FLOOR AREA RATIO (FAR):  An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land.  FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 
 
FUNCTIONAL CLASSIFICATION:  A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access.  Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets.  Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged.  Minor arterials are 
designed to serve both through traffic and local trips.  Collector roads and streets link local streets and properties with the arterial network. 
 Local streets provide access to adjacent properties. 
 
GEOTECHNICAL REVIEW:  An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution.  An oil-grit separator is a common hydrocarbon runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc.  Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 
 
Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted decibels;  the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are evident on natural slopes.  Construction 
on these soils may initiate or accelerate slope movement or slope failure.  The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc.  Also known as slippage soils. 
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OPEN SPACE:  That portion of a site which generally is not covered by buildings, streets, or parking areas.  Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes. 
 
OPEN SPACE EASEMENT:  An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time.  Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board.  See Open Space Land Act, Code of Virginia, 
Sections 10.1-1700, et seq. 
 
P DISTRICT:  A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District.  The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site.  Refer to Articles 6 and 16 of the Zoning 
Ordinance. 
 
PROFFER:  A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
 Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 
land.  Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies.  See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 
 
PUBLIC FACILITIES MANUAL (PFM):  A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 
 
RESOURCE MANAGEMENT AREA (RMA):  That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area.  See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
RESOURCE PROTECTION AREA (RPA):  That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters.  In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources.  New development is generally discouraged in an RPA.  See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
SITE PLAN:  A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance.  Generally, submission of a site plan to DPWES for review and approval is required for all 
residential, commercial and industrial development except for development of single family detached dwellings.  The site plan is required 
to assure that development complies with the Zoning Ordinance. 
 
SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP):  Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review.  After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations.  A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit 
requires a public hearing and approval by the Board of Zoning Appeals.  Unlike proffers which are voluntary, the Board of Supervisors or 
BZA may impose reasonable conditions to assure, for example, compatibility and safety.  See Article 8, Special Permits and Article 9, 
Special Exceptions, of the Zoning Ordinance. 
 
STORMWATER MANAGEMENT:  Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development.  Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 
 
SUBDIVISION PLAT:  The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 
 
TRANSPORTATION DEMAND MANAGEMENT (TDM):  Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 
 
TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS:  This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network.  TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system.  TSM includes Transportation Demand Management (TDM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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URBAN DESIGN:  An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play.  A well-designed urban or suburban environment demonstrates the four generally accepted principles of design:  clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 
 
VACATION:  Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's 
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision.  Upon vacation, title to the road right-of-way transfers 
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated. 
 
VARIANCE:  An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building 
height, or minimum yard requirements, among others.  A variance may only be granted by the Board of Zoning Appeals through the public 
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. 
 
WETLANDS:  Land characterized by wetness for a portion of the growing season.  Wetlands are generally delineated on the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the 
presence or evidence of surface wetness or soil saturation.  Wetland environments provide water quality improvement benefits and are 
ecologically valuable.  Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of 
Engineers 
 
TIDAL WETLANDS:  Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:  
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers.  Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 
 
 Abbreviations Commonly Used in Staff Reports 

 
A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 
 
 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TDM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
WS 
ZAD 
ZED 
ZPRB 
 
 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation  
Residential Estate  
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
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	Appendix 1 Draft Proffers
	GENERAL
	PROPOSED DEVELOPMENT
	A. Tabulations.  A tabulation indicating the development status of all property shall be provided with each FDP and site plan submitted for the Application Property. The tabulation shall include a listing of all existing and proposed buildings, along with the GFA and uses approved on the CDP, FDP and site plans as may be applicable. The tabulation shall be updated with each subsequent FDP and site plan approved for the Application Property.  Correction of inadvertent or mathematical errors in the tabulations represented on the CDP, FDPs and site plans shall be permitted within the discretion of the Zoning Administrator without the necessity of a PCA or CDPA.
	B. Tree Canopy Calculations.  A tabulation indicating the tree canopy calculations shall be provided with each FDP and site plan submitted for the Application Property and shall be updated with each subsequent FDPA and site plan approved for the Application Property.
	C. Supplemental Transportation Information.  The following information to supplement the requirements of the Zoning Ordinance: (i) a copy of the previous TDM Annual Report, if available, to determine progress toward attaining TDM goals and any planned modifications to the TDM program; (ii) vehicular sight distance lines at all intersections adjacent to the area subject to such FDP, FDPA or site plan based on existing posted and design speeds as well as future design speeds, as recommended in the approved "Transportation Design Standards for Tysons Corner Urban Center," dated September 13, 2011 (the "Transportation Design Standards"), as amended by the Board; (iii) a comparison of the trip generation based on ITE's most recent Trip Generation, associated with the FDP, FDPA or site plan uses for the building site compared to the trip generation of those uses reflected for that building site in the Transportation Impact Analysis prepared by Wells + Associates ("TIA") dated May 23, 2011 as revised through November 30, 2012; (iv) an analysis of access and queuing associated with retained commercial off-street parking; and (v) any supplemental analyses required in accordance with Proffer 49.
	D. Utilities.  Proposed location of existing and proposed utilities to serve the area of the FDP, or FDPA, overlaid with the landscape plan, including the location of any utility vaults and maintenance points to stormwater management facilities.
	E. Adjustment of GFA.  A summary of adjustments to GFA that may only occur between Buildings and/or Building Sites in accordance with minimum and maximum square footages and uses shown on the CDP and within the maximum 1,500,000 square feet of GFA permitted on the Application Property.  
	F. Proposed Uses.  A list of proposed uses as set forth in Proffer 6 and identified on the CDP and demonstration of how such uses meet Section 6-505 "Use Limitations" of the PTC District.
	G. Architectural Elements.  Architectural elements and build-to lines as provided in Proffer 14 and Proffer 16, respectively, that convey the quality and character of the proposed development.  In addition, architectural design elevations shall be presented for the building 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, including possible screening elements designed in conjunction with anticipated telecommunication equipment, mechanical units and appurtenant facilities as well as possible interim noise mitigation for active recreation areas.  Other details of building design (such as, but not limited to, specific material or color selections, fenestration details) are subject to change within the site plan and building plans for each Building Site.
	H. Build-to Lines.  Proposed Build-to Lines, including any proposed modification to the Build-to Lines and/or the expanded streetscape areas.  
	I. Streetscape.  Graphic depiction of, and any adjustments to, the activated streetscape elements, and refinement of, and adjustments to, streetscape elements.
	J. Building Heights.  A tabulation of building heights, and demonstration that a varied skyline is achieved for the Application Property.
	K. Garage/Loading/Service Area Treatments. Proposed parking garage/loading/ service area façade treatments as provided in Proffer 18.
	L. Landscaping.  Detailed landscape plans, with alternative planting width details, as may be necessary, as provided in Proffers 27 and 29.
	M. Streetscape Furnishings.  Submission of a "Streetscape Furnishing and Materials Plan" as provided in Proffer 38.F.
	N. Phasing/Interim Conditions.  Identification of specific, detailed, proposed phased improvements/interim conditions in accordance with those generally set forth on the phasing-related exhibits provided on Sheets A6.01 through A6.03 of the CDP (collectively, the "Phasing Sheets").
	O. Parks and Recreation.  On-site parks and active recreation facilities, and depiction of special amenity features as provided in Proffer 40.
	P. Provisions for Bicycles.  Bicycle parking, storage and bicycle lane dimensions as provided in Proffer 67. 
	Q. Parking Spaces.  Refinement of the number of parking spaces as provided in Proffer 68.
	R. Stormwater Management. Identification of specific stormwater management facilities as provided in Proffer 84, required and provided volume reduction computation for each Building Site.
	S. Bus Shelters.  Details of the proposed bus shelter locations and designs.  
	T. Workforce Dwelling Units.  For residential development, the expected phasing for the construction of the required workforce dwelling units.
	U. Functional Drawings.  Details with respect to sight distance, utilities and/or vegetation conflicts with building entrances and/or intersections.  Said functional drawings shall also include proposed right-of-way lines associated with public streets.
	INTERIM USE
	A. A maximum of 64 events per year; 
	B. Admission or other fees may be charged;
	C. Sponsorship by the Applicant, a civic organization, local Chamber of Commerce, charitable organization, service club, non-profit or similar entity; and
	D. Compliance with all Health Department regulations.
	ARCHITECTURAL DESIGN
	A. Primary Pedestrian Corridors.  "Primary Pedestrian Corridors" are intended to have the highest levels of pedestrian activity and interaction and typically have the widest streetscape and most animated building façades.  Primary Pedestrian Corridors shall generally incorporate the following elements, which can be adjusted at the time of FDP submission for each respective Building Site:
	(i) Where the ground floors of buildings (not including the associated parking garages which are addressed below) incorporate non-residential uses, functioning entry doors into such uses shall be provided with a maximum separation of 75 feet, unless a greater separation is needed to accommodate larger tenant spaces, topographical features or as may be approved by the Zoning Administrator.  A minimum of fifty percent (50%) of the area of the street front ground floor façades of such buildings shall be constructed with glazed windows and doors or other transparent, translucent materials.
	(ii) Parking structures along the ground floor façades of buildings shall be minimized to the extent possible.  Where parking structures occur along the ground floor façade of buildings, the general façade detailing of the building above such areas may be continued down to the ground plane or other such architectural features provided.
	(iii) Loading/trash/service areas along Primary Pedestrian Corridors shall be minimized to the extent possible.  Where these areas occur, they shall be screened from public view through the use of doors, recessed entryways, architectural features or such similar treatments. Loading/trash/service area doors shall remain closed except when service vehicles are accessing the area.
	B. Secondary Pedestrian Corridors.  "Secondary Pedestrian Corridors" typically have significant pedestrian volumes and generally are used for pedestrian movement as opposed to pedestrian interaction.  Some retail activity may occur in these corridors, but generally it will be neighborhood-serving.  Residential and civic uses should generally have their entrances facing Secondary Pedestrian Corridors which generally have wide streetscapes and significant building façade animation in proximity to such entrances.  Secondary Pedestrian Corridors generally shall incorporate the following elements, which can be adjusted at the time of FDP submission for each respective Building Site:
	(i) Where the ground floors of buildings (not including the associated parking garages which are addressed below) incorporate non-residential uses, functioning entry doors into such uses shall be provided with a maximum separation of 75 feet, unless a greater separation is needed to accommodate larger tenant spaces, topographical features or as may be approved by the Zoning Administrator.  A minimum of thirty-five percent (35%) of the area of the street front ground floor façades of such buildings shall be constructed with glazed windows and doors or other transparent, translucent materials.
	(ii) In portions of residential buildings (not including the associated parking garages which are addressed below) that do not incorporate non-residential uses on part or all of the ground floors, the building design of the primary façades shall incorporate, to the degree feasible, leasing offices, lobbies, recreational and amenity spaces on the ground floor with a minimum of thirty-five percent (35%) of the ground floor façade constructed with glazed windows and/or doors or other transparent, translucent materials, and/or incorporate entries into individual dwelling units from the street level.  Residential units that have direct access to the streetscape from an individual unit shall use design features to provide interior privacy such as having a ground floor elevation that is above the sidewalk grade or through the use of landscape buffers, where possible.
	(iii) Parking structures along the ground floor façades shall have screening composed of architectural and/or landscaping treatments designed to restrict views into the parking structures from street level or the general façade detailing of the building above may be continued to the ground plane.
	(iv) Loading/trash/service areas shall be screened from public view through the use of doors, architectural treatments or other similar treatment.  Loading/trash/service area doors shall remain closed except when service vehicles are accessing the area.
	C. Tertiary Pedestrian Corridors.  "Tertiary Pedestrian Corridors" are intended to accommodate modest pedestrian activity-making connections to less intense areas or through alleys.  Tertiary Pedestrian Corridors shall incorporate the following elements, which can be adjusted at the time of FDP submission for each Building Site:
	(i) Where the ground floors of buildings (not including the associated parking garages which are addressed below) incorporate non-residential uses, a minimum of twenty percent (20%) of the area of the ground floor façades of such buildings shall be constructed with glazed windows and doors or other transparent, translucent materials.
	(ii) In residential buildings (not including the associated parking garages which are addressed below) that do not incorporate non-residential uses on part or all of the ground floors, efforts shall be made to incorporate recreational and amenity spaces on the ground floor with appropriate transparency and/or incorporate entries into individual dwelling units from the street level.  Residential units that have direct access to the streetscape from an individual unit shall utilize design features to provide interior privacy (such as having a ground floor elevation that is above the sidewalk grade or through the use of landscape buffers, where possible).
	(iii) Parking structures along the ground floor façades shall have screening composed of architectural and/or landscaping treatments designed to restrict views into the parking structures from street level, or the general façade detailing of the building above may be continued to the ground plane.
	(iv) Access to parking garages and loading/trash/service areas may be provided along Tertiary Pedestrian Corridors.  Loading/trash/service areas shall be screened from public view to the extent possible through the use of doors, recessed entryways and/or similar treatment.
	18. Parking Structure Facades.  To further the goals of the Comprehensive Plan, above grade parking structures shall incorporate uses or screening at the ground level in keeping with Proffer 17 so as to provide a pleasant and attractive design/experience along the streetscape.  In addition, one or more of the following techniques shall be employed to screen garage areas above the street level:  
	A. Inclusion of an active layer of occupied space; 
	B. Continuation of the general façade detailing of the tower above;
	C. Extension of retail signage and architectural expressions above the retail level to provide a variety of storefront experiences, as may be permitted by the Zoning Ordinance or by an approved Comprehensive Sign Plan; or 
	D. For up to the first six (6) levels of above grade parking, application of architectural screening materials that may include, but are not limited to metal framing systems with inserted panels of wire mesh, metal, glass, natural vegetation, vegetative screening systems or other materials, precast concrete or masonry spandrels, and glass stair towers and elevators or other systems designed to minimize views into the garage spaces from street level.  Any additional levels of above grade parking (greater than the first six levels) shall be integrated into the architecture of the tower above.
	LIGHTING
	GREEN BUILDING PRACTICES 
	A. The Applicant shall include a U.S. Green Building Council (USGBC) LEED accredited professional as a member of the design team.  The LEED accredited professional shall work with the team to incorporate the current version, or any available version, at the time of Applicant’s registration, of LEED design elements under the USGBC's LEED Core and Shell ("LEED-CS"), LEED New Construction ("LEED-NC") or other applicable LEED category rating system into the office or hotel building to attain LEED Silver certification.  At time of site plan submission, the Applicant shall provide documentation to EDRB of DPZ demonstrating compliance with the commitment to engage such a professional.
	B. Office and Hotel Buildings.  The Applicant will include, as part of the site plan submission and shell building permit application for each office or hotel Building Site to be constructed, a list of specific credits within the most current version, or any available version, at the time of Applicant’s registration, of the USGBC’s LEED rating system that the Applicant anticipates attaining.  The LEED-accredited professional, who is also a professional engineer or licensed architect, will provide certification statements at both the time of site plan review and the time of building plan review confirming that the items on the list will meet at least the minimum number of credits necessary to attain the LEED Silver certification for the office or hotel building.  In addition, prior to site plan approval, the Applicant will designate the Chief of the EDRB as a team member in the USGBC’s LEED online system with respect to the building.  This team member will have privileges to review the project status and monitor the progress of all documents submitted by the project team, but will not be assigned responsibility for any LEED credits and will not be provided with the authority to modify any documentation or paperwork.
	Prior to shell building permit issuance for each office building or hotel, documentation shall be submitted to the EDRB for each building demonstrating that the subject office or hotel Building Site has attained LEED Gold pre-certification under LEED-CS or 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 Gold certification under LEED-NC, or other applicable LEED rating system.  Prior to release of the final bond for the subject office or hotel Building Site, documentation shall be provided to the EDRB for the respective building demonstrating the status of attainment of LEED Gold or a higher level of certification from the USGBC for the office or hotel building.  If either the pre-certification or design phase review documentation cannot be provided prior to shell building permit issuance, but it is anticipated that the documentation will be received prior to the attainment of LEED certification, then prior to the issuance of the building permit, an escrow as  described in Proffer 24.C. below may be posted.  This escrow will be released upon the submission of documentation to the EDRB from the USGBC demonstrating that the office or hotel building has attained a sufficient number of credits to attain LEED Gold pre-certification or 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 Gold certification under LEED-NC, or other applicable LEED rating system.
	C. Green Building Escrow.  As an alternative to the actions outlined in Proffer 24.B. above, if the USGBC's pre-certification or design phase review indicates that the office or hotel building to be constructed is not anticipated to attain LEED Gold certification, then, a "Green Building Escrow," in the form of cash or a letter of credit as defined in the Public Facilities Manual ("PFM") from a financial institution acceptable to DPWES, shall be posted in the amount of $2.00 per square foot of GFA for the office building and $1.00 per square foot of GFA for the hotel.  This Green Building Escrow will be in addition to, and separate from, other bond or escrow requirements and shall be released upon demonstration of attainment of certification by the USGBC under the project's registered 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 EDRB of documentation from the USGBC that each building has attained the proffered LEED certification shall be sufficient to satisfy this commitment.  If the Applicant provides the EDRB, within three (3) years of the issuance of the first tenant Non-RUP for each building, documentation demonstrating that LEED Silver certification for such building has been attained, the entirety of the escrowed funds shall be released and returned to the Applicant who posted such Green Building Escrow.
	If the EDRB receives, within three (3) years of issuance of the first tenant Non-RUP for the subject building, documentation demonstrating that LEED Silver certification for such building has not been attained, but that such building has been determined by the USGBC to fall within three (3) points of attainment of LEED Silver certification, 50% of the Green Building Escrow shall be released and returned to the Applicant who posted such Green Building Escrow, as applicable, and the other 50% shall be released to the County and will be posted to a fund within the County budget supporting implementation of County environmental initiatives.
	If, within three (3) years of issuance of the first tenant Non-RUP for such building, documentation fails to be provided to the EDRB demonstrating the attainment of LEED Silver certification or documentation is provided demonstrating that the building has fallen short of LEED Silver certification by more than three (3) points, the entirety of the Green Building Escrow for that building shall be released to the County and will be posted to a fund within the County budget supporting the implementation of County environmental initiatives.
	If documentation is provided from the USGBC demonstrating, to the satisfaction of the EDRB, that USGBC completion of the review of the LEED Silver certification application has been delayed through no fault of the Applicant, the proffered time frame may be extended as determined appropriate by the Zoning Administrator, and no release of escrowed funds shall be made during the extension.
	D. Residential Buildings.  A LEED-accredited professional shall be included as a member of the design team for each residential building.  The LEED-accredited professional shall work with the design team to incorporate design elements under the current version, or any applicable version, of the LEED rating system available at the time of the Applicant's registration of the residential buildings to be constructed.  At the time of site plan submission, documentation shall be provided to the EDRB demonstrating compliance with the commitment to engage such a professional.  In addition, prior to site plan approval for the residential building, the Chief of the EDRB shall be designated as a team member in the USGBC's LEED online system with respect to such building.  This team member will have privileges to review the project status and monitor the progress of all LEED-related documents submitted to the Green Building Certification Institute by the project team, but will not be assigned responsibility for any LEED credits and will not be provided with the authority to modify any documentation or paperwork.
	As part of site plan submission for each residential building to be constructed, a list of specific credits within the current version of the LEED rating system available at the time of registration (or such other rating system as may be applicable pursuant to Proffer 24.E.), which is anticipated to be attained for such residential building shall be provided.  Except as otherwise provided below as an alternative, the LEED-accredited professional, who is a professional engineer or licensed architect, will provide certification statements at the time of site plan review and building plan review, confirming that the items on the list will meet at least the minimum number of credits necessary to attain LEED certification for the subject residential building.  Each building on the Application Property will be registered separately and certification may be pursued pursuant to this Proffer or the alternative provided below on a building-by-building basis.
	Prior to shell building permit issuance, a "Green Building Escrow," in the form of cash or a letter of credit from a financial institution acceptable to DPWES as defined in the PFM or a surety bond from a financial institution licensed to do business in Virginia shall be posted in the amount of $2.00 per square foot of GFA for the building.  This Green Building Escrow will be in addition to, and separate from, other bond or escrow requirements and shall be released upon demonstration of attainment of LEED certification, by the USGBC under the project's registered 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 EDRB of documentation from the USGBC that each residential building has attained LEED certification shall be sufficient to satisfy this commitment.  At the time LEED certification is demonstrated to the EDRB, the escrowed funds shall be released and returned to the Applicant who posted such Green Building Escrow, as applicable.
	If the  EDRB receives, within three (3) years of issuance of the last RUP for initial occupancy for the subject residential building, documentation demonstrating that LEED certification for such building has not been attained but that such building has been determined by the USGBC to fall within three (3) points of attainment of LEED certification, 50% of the Green Building Escrow shall be released and returned to the Applicant who posted such Green Building Escrow, as applicable, and the other 50% shall be released to the County and will be posted to a fund within the County budget supporting implementation of County environmental initiatives.
	If, within three (3) years of issuance of the last RUP for initial occupancy for such building, documentation fails to be provided to the EDRB demonstrating the attainment of LEED certification or documentation is provided demonstrating that the building has fallen short of LEED certification by more than three (3) points, the entirety of the Green Building Escrow for that building shall be released to the County and will be posted to a fund within the County budget supporting the implementation of County environmental initiatives.
	If documentation is provided from the USGBC demonstrating, to the satisfaction of EDRB, that USGBC completion of the review of the LEED certification application has been delayed through no fault of the Applicant, the proffered time frame may be extended as determined appropriate by the Zoning Administrator, and no release of escrowed funds shall be made during the extension.
	E. Residential Green Building Alternative.  As an alternative to the actions outlined in Proffer 24.D. above, a certification level higher than LEED certification may be pursued, in which case a LEED-accredited professional will provide certification statements at the time of site plan and 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 shell building permit issuance, for the building to be constructed, documentation shall be submitted to the EDRB regarding the USGBC's preliminary review of design-oriented credits in the LEED program.  This documentation will demonstrate that the building is anticipated to attain a sufficient number of design-related credits that, along with the anticipated construction-related credits, will be sufficient to attain LEED Silver certification.  Under this alternative, a "Green Building Escrow" shall not be required unless the above referenced documentation that the building is anticipated to attain LEED Silver certification fails to be provided.
	The Applicant may select, subject to EDRB approval, an alternate residential rating system such as Earth Craft or National Association of Home Builders with Energy Star for energy performance path that may be implemented without an escrow.  If one of the alternate residential rating systems listed herein is selected, the Applicant shall demonstrate attainment of the selected certification from a rater recognized through the selected program prior to the issuance of the last RUP for initial occupancy for the Building Site.  In the event certification is dependent on the post occupancy operation of the building, the Applicant shall demonstrate attainment of the selected certification prior to final bond release.
	F. All references to the USGBC shall apply to LEED equivalent certifying agencies selected by the Applicant, provided that the alternative certifying agency is acceptable to Fairfax County.  All references in these proffers to a LEED rating system shall also and equally apply to such other LEED or similar rating system determined to be applicable by the USGBC or such alternative certifying entity.  In the event a LEED or LEED equivalent requirement (i.e. prerequisite) precludes compliance with other applicable building code or other legal requirement, as determined by DPWES, construction of the building may, at the Applicant's option, comply with such other applicable building code or other legal requirement and in such case, shall not be required to comply with the conflicting LEED or LEED equivalent requirement.
	G. The minimum energy performance criteria may be satisfied by the residential and office buildings through meeting their respective LEED requirements, but LEED requirements may be satisfied on a building site with any mix of credits.  
	SUSTAINABLE ENERGY PRACTICES
	A. Electric Vehicle Charging Infrastructure.  The Applicant shall provide a minimum of one (1) recharging station that serves two (2) parking spaces for electric cars within each garage on the Application Property.  The Applicant shall also provide space and infrastructure to accommodate additional electric vehicle-ready parking spaces in the office and residential parking garages.  "Electric vehicle-ready" means the provision of space, conduit banks, conduits and access points allowing for the easy installation of vehicle charging stations in the future, and does not include the installation of transformers, switches, wiring or charging stations.
	B. Shared Energy.  For any site plan that includes more than one building, the Applicant shall provide an assessment of the potential, within the area subject to the site plan, of shared energy systems, including, but not limited to combined heat and power (CHP) (co-generation), micro-CHP, distributed energy resources and district heating and/or cooling, and if a shared energy strategy will not be pursued, provide a narrative discussion regarding the reasons for this outcome.
	C. Energy and Water Data.  To the extent there are master electric, gas and water meters for entire buildings, upon request by the County, the Applicant shall provide to the County aggregated non-proprietary energy and water consumption data, as practicable, for each building.
	LANDSCAPING
	A. A minimum of 4 feet open surface width and 16 square feet open surface area for Category III and Category IV trees (as defined in Table 12.17 of the PFM), with the tree located in the center of such open area shall be provided.
	B. A minimum rooting area of 8 feet wide (may be achieved with techniques to provide un-compacted soil below hardscape areas) within the pedestrian realm, with no barrier to root growth within four feet of the base of the tree shall be provided.
	C. Soil volume for Category III and Category IV trees (as defined in Table 12.17 of the PFM) shall be 700 cubic feet per tree for single trees, but may be reduced to a minimum of 400 cubic feet in Secondary Pedestrian Corridors where hardscape above tree rooting zones is necessary to accommodate pedestrian traffic or where utility locations preclude greater soil volumes.  Minimum soil volumes of 700 cubic feet will be achieved in areas of lower pedestrian volume and where hardscape 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 planting area, a total soil volume of at least 500 cubic feet per tree shall be provided.  A contiguous area shall be any area that provides root access and soil conditions favorable for root growth throughout the entire area.
	D. Soil specifications in planting sites shall be provided in the planting notes to be included in all site plans filed subsequent to the approval of the rezoning applications.
	E. Trees zones shall be installed with a fully automatic drip irrigation system.
	F. Tree grates shall only be required if necessary to maintain a certain sidewalk dimension.
	TREE PRESERVATION
	STREETSCAPE
	A. Invasive Species.  Invasive species, as defined by the PFM, shall not be used within the streetscape and landscaped open space areas.
	B. Utilities.  Utilities, including, but not limited to water, sanitary sewer and storm sewer utility lines, shall be installed within the street network in accordance with the "Transportation Design Standards for Tysons Corner Urban Center" to the maximum extent feasible as determined by DPWES or shall be placed in locations that do not conflict with the landscaped open space areas and streetscape elements shown on the CDP and/or subsequent FDPs as determined by the Applicant and DPWES.  If there is no other option as determined by the Applicant in consultation with DPWES and DPZ, 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 CDP, and subsequent FDPs, as determined by the UFMD.  A conceptual utility plan shall be overlaid on the landscape plan submitted with each FDP or FDPA filed subsequently to approval of the rezoning applications and shall include the location of any utility vaults and maintenance points to stormwater management facilities. Adjustments to the type and location of plantings shall be permitted to avoid conflicts with utilities and other site engineering considerations.  If at the time of site plan approval, street trees shown on the FDP are in conflict with existing or proposed utilities and alternative locations for the street trees satisfactory to UFMD cannot be accommodated, the Applicant may delete such trees without the need for the issuance of a minor modification approved by DPZ or the approval of a PCA, CDPA or FDPA.
	C. Access to Stormwater Management Facilities.  Maintenance access points to SWM Facilities (as defined in Proffer 84.D.), beneath the streetscape should be located outside clear pedestrian walkway zone of the streetscape to the extent feasible.  If the access points must be located in the walkway zone, they shall be designed as a lift out panel, or similar acceptable method, with the same paving materials as the walkway (subject to Americans with Disabilities Act (ADA) requirements), be flush with the walkway, and meet ADA accessibility requirements.  The location of maintenance access points shall be shown on each FDP.
	D. Sight Distance.  If determined at the time of site plan approval that street tree locations conflict with sight distance requirements, the Applicant shall make efforts to gain approval of said trees by making minor adjustments to their locations or by removing their lower branches. However, in the event VDOT, Fairfax County or any applicable utility company does not approve such tree locations, the Applicant shall be permitted to relocate tree location(s) in consultation with UFMD and without the need for the issuance of a minor modification approved by DPZ or approval of a PCA, CDPA or FDPA, provided that the ten-year tree canopy requirements as shown on the approved CDP are met.
	E. Fire Marshal.  If determined at site plan approval that street tree locations conflict with Fire Marshal access comments, the Applicant shall make efforts to gain approval of said trees by making minor adjustments to their locations or by removing their lower branches. However, in the event the Fire Marshal does not approve such tree locations, the Applicant shall be permitted to relocate those tree location(s) in consultation with UFMD and without the need for the issuance of a minor modification approved by DPZ or approval of a PCA, CDPA or FDPA, provided that the ten-year tree canopy requirements as shown on the approved CDP are met.  
	F. Streetscape Materials.  Unified and high quality streetscape materials shall be provided as generally shown on the CDP, and may include, but not be limited to, unit pavers, seat walls, tree space edging, lighting, traffic signal poles, benches, trash receptacles and other hardscape elements.  A Streetscape Furnishing and Materials Plan shall be provided with all FDP and FDPA submissions.  These plans shall include general product information and approximate locations of furnishings and materials to be located in the streetscape between the building face and the curb, and in other public realm open spaces.   Materials, furnishings, and lighting shall be compatible with the "Tysons Corner Urban Design Guidelines" endorsed by the Board on January 24, 2012 and coordinated with the Tysons Partnership, but shall not be subject to approval by the Tysons Partnership.   
	G. Signage.  Signage for the Application Property shall be provided in accordance with the requirements of Article 12 of the Zoning Ordinance. Alternatively, the Applicant may seek approval of a Comprehensive Sign Plan (“CSP”) for all or a portion of the Application Property.  The placement of traffic control signage on public streets shall be coordinated with, and is subject to, VDOT review and approval. Wayfinding signage and elements shall be coordinated with the Tysons Partnership so as to facilitate a consistent wayfinding and signage system throughout the Tysons East District, but shall not be subject to approval by the Tysons Partnership.  Wayfinding shall provide direction to locations of prominent attractions, parks, cultural arts destinations, and other public amenities. 
	H. Maintenance.  The areas between the back of curb and the back of the clear pedestrian sidewalk whether located within the public right-of-way or on private land with public access easements shall be designated as the Pedestrian Realm.  The Applicant, or the Administrative Group (the "AG," as defined in Proffer 76), once established, on behalf of the Applicant, shall be responsible for obtaining all required VDOT permits related to the Pedestrian Realm, for maintaining and replacing in-kind all Pedestrian Realm elements, including those located within or abutting public right-of-way.  The Applicant or AG shall enter into the appropriate agreement, in a form approved by the Office of the County Attorney, with the County (or other public entity, as needed) to permit the Applicant or the AG to perform such maintenance within publicly-owned portions of the Pedestrian Realm.  Neither the Applicant nor the AG shall be required to repair or restore any elements of the Pedestrian Realm within publicly-owned areas that are damaged by public contractors, or permittees that are not acting under the direct authority of the Applicant or the AG. An alternative maintenance agreement, such as a Business Improvement District, may be entered into upon written agreement of both the County and the Applicant and/or AG without the requirement for a PCA. Maintenance commitments include, but are not limited to: 
	(i) All plantings including trees, shrubs, perennials, and annuals;
	(ii) All associated irrigation elements, exclusive of the public water supply;
	(iii) All hard surfaces; 
	(iv) All streetscape furnishings including benches, bike racks and non-standard structures; 
	(v) All lighting poles, brackets and fixtures, exclusive of Dominion Virginia Power electric service; 
	(vi) All non-VDOT standard sign posts, traffic signal poles, pedestrian signal poles, mast arms, signal heads and control boxes, exclusive of Dominion Virginia Power electric equipment; 
	(vii) Snow removal;
	(viii) Leaf removal;
	(ix) Trash, recycling and litter removal;
	(x) Decorative retaining walls;
	(xi) Special drainage features, such as Low Impact Design facilities; and
	(xii) All urban park amenities including horticultural care, maintenance of all water features, irrigation, lighting, furnishings, paving, and art.
	As determined at the time of FDP approval, where the final streetscape design cannot be fully implemented during certain phases of development the Applicant shall provide interim streetscape improvements as described herein.
	I. Ownership of the Streetscape/Pedestrian Realm.  Portions of the streetscape/Pedestrian Realm shall be dedicated in fee simple to the County of Fairfax (or equivalent government body or agency), as conceptually shown on the CDP, subject to the following conditions: 
	(i) The County shall permit all stormwater and other facilities to be constructed and maintained as generally shown on the CDP, as may be amended by future FDPs not submitted concurrent with the CDP, subject to the Applicant accepting maintenance responsibilities for such facilities;
	(ii) The County shall permit the Applicant to use security�related features, including, but not limited to, bollards, that are constructed within streetscape areas and shown on an approved FDP.  The FDP shall include a narrative describing the importance/necessity of the features for a specific tenant; 
	(iii) The Applicant shall continue to maintain the Pedestrian Realm facilities as described in these proffers; 
	(iv) Dedication of any portions of the Pedestrian Realm intended to be publicly-owned shall occur at site plan for a Building Site; and
	(v) Dedications shall be subject to a reservation held by the Applicant to allow future utility installation, construction access, temporary construction and grading, and other easements reasonably necessary for the convenient development, operation, maintenance, repair and/or redevelopment of the Applicant's adjacent property.
	J. Private Ownership of Streetscape/Pedestrian Realm.  The Applicant shall work diligently with VDOT and the County during the FDP and site plan approval processes to ensure that the streets and the area of the landscape amenity panel/sidewalk can be accepted by VDOT and/or the County as public streets.  The Applicant shall dedicate and convey in fee simple right-of-way, including the area of the landscape amenity panel/sidewalk, to the Board at time of site plan approval, with the following exceptions:
	(i) If at the time of site plan approval it is determined that stormwater management facilities or other similar facilities proposed to be located beneath the landscape amenity panel/sidewalk will prevent VDOT and/or Fairfax County from accepting the landscape amenity panel/sidewalk within the right-of-way, the Applicant shall provide dedication measuring 18 inches from the proposed back of curb line and shall reserve for potential future dedication the landscape amenity panel and sidewalk areas.  The possible location of electric vaults beneath the landscape amenity panel/sidewalk shall be evaluated at time of site plan and, if location beneath the landscape amenity panel/sidewalk is necessary, shall be subject to the provisions of this proffer.  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. This reservation area shall include easements that allow for the installation of signage necessary for safety and operation of the street as well as parking regulation equipment by VDOT and/or the County. In addition, the Applicant shall provide easements within the amenity panel/sidewalk area for bus shelters as determined at the time of FDP or site plan. Conveyance of the amenity panel/sidewalk areas to the Board shall occur following construction of the street and streetscape improvements and final street acceptance inspection by Fairfax County and/or VDOT subject to the stipulations in these Proffers.
	Should it be determined following final street acceptance inspection that the landscape amenity panel and sidewalk areas continue to be unacceptable to VDOT and/or Fairfax County for inclusion in the right-of-way, the reservation of potential future dedication of the landscape amenity panel and sidewalk areas shall be released and the Applicant shall grant a public sidewalk and utility easement, in a form acceptable to the Office of the County Attorney. This easement shall allow for the installation of signage necessary for safety and operation of the street as well as parking regulation equipment by VDOT and/or the County. In addition, the Applicant shall provide easements within the amenity panel area for bus shelters as determined at the time of FDP or site plan.
	(ii) If at the time of site plan approval it is unclear whether stormwater management facilities, electric vaults if necessary, or other similar facilities proposed to be located beneath the landscape amenity panel/sidewalk will be acceptable to VDOT and/or Fairfax County, the Applicant shall provide dedication measuring 18 inches from the proposed back of curb line at the time of site plan approval and shall reserve for potential future dedication the landscape amenity panel and sidewalk areas.  A temporary public access easement in a form acceptable to the County Attorney shall be recorded over the reserved landscape amenity panel/sidewalk areas until such time as such areas are dedicated. The reservation area shall include easements that allow for the installation of signage necessary for safety and operation of the street as well as parking regulation equipment by VDOT and/or the County. In addition, the Applicant shall provide easements within the amenity panel/sidewalk area for bus shelters as determined at the time of FDP or site plan.  Conveyance of the amenity panel/sidewalk areas to the Board shall occur following construction of the street and streetscape improvements and final street acceptance inspection by Fairfax County and/or VDOT subject to the stipulations in these Proffers.  
	Should it be determined following final street acceptance inspection that the landscape amenity panel and sidewalk areas are not acceptable to VDOT and/or Fairfax County to be included in the right-of-way, the reservation of potential future dedication of the landscape amenity panel and sidewalk areas shall be released and the Applicant shall grant a public sidewalk and utility easement, in a form acceptable to the Office of the County Attorney. This easement shall allow for the installation of signage necessary for safety and operation of the street as well as parking regulation equipment by VDOT and/or the County. In addition, the Applicant shall provide easements within the amenity panel area for bus shelters as determined at the time of FDP or site plan.
	K. Interim Conditions.  Due to the size of the Application Property and the time anticipated for its full build-out, phased redevelopment may result in various interim conditions associated with the Application Property as reflected on Sheets A6.01 through A6.03 of the CDP.  At the time of FDP submission for a Building Site, the Applicant shall identify the specific proposed interim conditions within such FDP area and the area immediately abutting it and shall ensure such conditions provide safe and reasonable pedestrian connections and vehicular access and circulation.    Phased conditions as shown on the FDP shall comply with the following general standards:
	(i) Application of a temporary screening system (which may be removable) to the façades of above ground parking garages that will be interior when later phases are complete, but that are exposed at phase lines for more than a one-year period.  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 façades and/or vegetation or other techniques, and shall partially obscure the garage view from outside the garage until the next phase is constructed. As may be appropriate, the specific temporary screening system to be utilized for each garage shall be determined at the time of FDP submission and depicted on the FDP.  Other alternate temporary garage screening and the use of banners consistent with Article 12 or any approved Comprehensive Sign Plan and/or temporary art works as a part of the screening system may be approved at the time of FDP approval;
	(ii) Grading and seeding of areas on the Application Property, where existing improvements are removed to accommodate a portion of the development shown for each Building Site, but which are not used for construction staging and/or are not scheduled to have construction commenced on them within 12 months; and
	(iii) Provision of attractive temporary construction fencing, which may include public art, signage or way-finding elements.  Signage shall comply with Article 12 of the Zoning Ordinance or alternatively with an approved Comprehensive Sign Plan.
	L. Incorporation of Design Standards.  The Applicant reserves the right, in its sole discretion, to utilize and follow in part, or in whole, the "Tysons Corner Urban Design Guidelines" endorsed by the Board on January 24, 2012 in lieu of the design specifications of these proffers to the extent such specifications are covered by such guidelines.
	PRIVATE RECREATION FACILITIES
	A. Private exterior recreational areas or courtyards, which may be located on the top of residential buildings, upper levels of parking podiums or in at grade open areas, which may include pool facilities, informal seating areas, sport courts, landscaping, rooftop gardening areas, hardscape areas, passive recreation areas, or other private amenities and recreational facilities as determined by the Applicant. 
	B. Interior fitness centers furnished with exercise equipment that may include, but are not limited to, stationary bikes, treadmills, weight machines and free weights, but not necessarily staffed.
	C. Club rooms and/or entertainment centers for resident gatherings.  
	PARKS AND OPEN SPACE
	A. Frances Park containing approximately 33,410 square feet that may be constructed in two phases, as conceptually shown on Sheet L-5 of the CDP.  The final park area shall be determined at time of FDP.  Frances Park shall be constructed as a multi-generational park that shall include passive and active elements that will be selected and installed subject to the limitations associated with an existing storm drainage easement.  Potential activities and amenities may include parkour stations, playgrounds, picnic areas, interactive water features, benches, seating,  public art and paths/trails.
	B. A naturalized park referred to as Scotts Run Park containing approximately 2.3 acres as conceptually shown on Sheets L-3 and L-3A of the CDP.  The final park area shall be determined at time of FDP.  The naturalized park shall include a trail as shown on the CDP that connects to an existing off-site trail.  Said trail shall be provided as shown on Sheets A6.01, A6.02 and A6.03 of the CDP.  
	C. The Applicant reserves the right to change, from time to time, the name of Frances Park and any other named parks, trails or other elements depicted on the CDP or referred to herein without the necessity of a PCA, CDPA or other approval.
	PUBLIC SCHOOLS CONTRIBUTION
	If prior to site plan approval for a residential building, the County should increase the accepted ratio of students per subject multifamily unit or the amount of the contribution per student, the amount of the contribution shall be increased for that building to reflect the current ratio and/or contribution.  This contribution is not subject to the provisions of Proffer 90.  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.
	TRANSPORTATION IMPROVEMENTS 
	A. Grover Street.  The Applicant shall construct Grover Street (a portion of which shall be public and the remainder private as shown on the CDP) as a two-lane local street with on-street parking provided along both sides of the roadway as generally depicted in the CDP and more specifically as shown on Sheets A6.01 through A6.03 of the CDP.  The connection of Grover Street to Scotts Crossing Road shall be designed to provide for right-in/right-out movements.  The extent, final design, and timing of these improvements shall be provided in conjunction with the development of individual Building Sites and shall be determined at the time of site plan approval for those individual Building Sites.  
	(i) As reflected on Phasing Sheets A6.01 through A6.03 of the CDP, the existing interim full movement access to/from Scotts Crossing Road to the interim commuter parking lot shall be retained to facilitate access to new buildings B, D or E.  In the event the Scotts Crossing Road improvements (reflected on the CDP) have been constructed by others prior to the submission of the first site plan for the first of new buildings B, D or E, then in such event, the Applicant shall, notwithstanding what is outlined in subparagraph (ii) below, construct that portion of the Future Connector Road and Frances Drive, as well as the right-in/right-out connection of Grover Street to Scotts Crossing Road all as reflected in the CDP and located within the limits of the Application Property prior to the issuance of the first RUP or Non-RUP for the applicable trigger building (B, D or E).
	(ii) With the first of new building A or C to be constructed on the Application Property, the Applicant shall construct the portion of the Future Connector Road and Frances Drive reflected in the CDP and located within the limits of the Application Property.  In addition and in conjunction with the construction of the Future Connector Road and Frances Drive, the Applicant shall, remove and scarify the existing interim commuter lot entrance to the Application Property from Scotts Crossing Road and construct the Grover Street connection to Scotts Crossing Road to permit right-in/right-out only movements as shown on the CDP.
	(iii) At such time as Route 123 is reconfigured as a superstreet between the Dulles Airport and Access Road (DAAR)  and I-495 then the Grover Street connection to Scotts Crossing Road shall be modified to provide for permanent right-in and right-out movements as ultimately reflected on the CDP.
	B. North Dartford Drive.  The Applicant shall construct North Dartford Drive as a two-lane, public, local roadway as depicted on Sheet L-8 of the CDP and as shown on Sheets A6.01 through A6.03 of the CDP.  The intersection of Route 123 and North Dartford Drive shall be designed and constructed to ultimately permit left-in/right-in/right-out movements to/from North Dartford Drive in conjunction with the reconstruction of Route 123 as a superstreet by others.  The extent, final design and timing of the improvements to North Dartford Drive shall be provided in conjunction with the development of individual Building Sites and shall be determined at the time of site plan approval for those individual Building Sites and in accordance with the following.  Each Applicant, as to its respective Building Site, reserves the right, in its sole discretion, to complete such improvements as a single public road improvement or in separate segments, as long as at least the frontage improvements for the respective Building Site have been constructed prior to the issuance of the first initial RUP or Non-RUP for that Building Site.
	(i)  At such time as the Applicant completes and VDOT and FHWA approve an Interchange Modification Request (IMR) associated with the DAAR Eastbound Off-ramp at Route 123, then the connection of North Dartford Drive to Route 123, as shown on Sheet C5.0 of the CDP, shall be constructed to permit right-in/right-out movements to/from Route 123. Those improvements identified in the IMR as needed to mitigate any impacts associated with the connection of North Dartford to Route 123 and deemed necessary by VDOT and/or FHWA shall be constructed by the Applicant as qualified below.  
	a. If the level of improvements necessary to facilitate the connection of North Dartford Drive to Route 123 are determined to be, in sole discretion of the Applicant, too costly to construct, then the Applicant shall be limited to the level of development outlined in Proffer 49.A.(i) until such time as the Future Connector Road is constructed and open for public use between Scotts Crossing Road and the DAAR Eastbound Off-ramp.
	(ii) Left-in movements from Route 123 to North Dartford Drive as shown on Sheet C5.1 of the CDP shall only be permitted with the reconfiguration of Route 123 as a superstreet between the DAAR and I-495.
	(iii) The section of North Dartford Drive from Grover Street west to the Future Connector Road will be designed and constructed in accordance with public street standards applicable to a “local” street but will be privately maintained until such time as the Future Connector Road is constructed by others and VDOT accepts this section of North Dartford Drive into the state system for maintenance.  The right-of-way for this section of North Dartford Drive shall be reserved for future dedication for public street purposes until such time as VDOT is prepared to accept the segment described above.
	C. Future Connector Road.  The Applicant shall dedicate right-of-way for and construct a portion of the Future Connector Road to provide for three (3) outbound lanes and two (2) inbound lanes at its intersection with Scotts Crossing Road as shown on the CDP north to Frances Drive.  The Applicant shall further dedicate two (2) additional rights-of-way on the Application Property as reflected on the CDP for the extension of the Future Connector Road north to the DAAR eastbound off-ramp in order to provide a continuous public roadway between Scotts Crossing Road and the DAAR ramp.  The two dedication areas are identified on the CDP as Section A and Section B.  
	(i) Section A extends from the northernmost boundary of 2015 Tax Map:  29-4 ((12)) common area to the proposed centerline of North Dartford Drive (generally along the rear of Building Site “A”); and Section B extends from the centerline of North Dartford Drive north to the northernmost limit of the Application Property (generally along the rear of the Building Site “B”).
	(ii) The Section A and B areas shall be dedicated, in fee simple to the Fairfax County Board of Supervisors at the time of site plan approval for Building A and/or Building B, respectively or no later than 60 days after such time as Fairfax County and/or VDOT has requested in writing that the Applicant provide the dedication of one or both such Sections, whichever first occurs.  This Proffer in no way obligates the Applicant or its Successors or Assigns to construct any portion of this Future Connector Road within the limits of the two (2) dedication areas (Sections A or B).
	(iii) At such time as Fairfax County acquires all land area required for Future Connector Road, the Applicant shall offer to convey approximately 13,509 square feet of land to the owners of 2015 Tax Map: 29-4 ((12)) common area in exchange for approximately 1,919 square feet of land as shown on Sheet S1.0 of the CDP.  
	D. Frances Drive.  Frances Drive shall be designed and constructed as a temporary private street between Grover Street and the Future Connector Road and available for use by the public.  Although not a public street, Frances Drive shall be constructed of materials and depth of pavement consistent with public street standards and in accordance with the PFM.  A public access easement in a standard form acceptable to the County Attorney shall be granted over Frances Drive prior to the issuance of the first RUP or Non-RUP for the first of Buildings A1 or C.  Coincident with the construction of the Future Connector Road such that a continuous public street connection between Scotts Crossing Road and North Dartford Drive is available and open to traffic, then the Applicant shall remove and scarify Frances Drive and the area shall be incorporated into Frances Park
	A. Prior to the construction of one of the two connections listed above, overall new development on the Application Property shall be limited to the following:
	(i) 763,200 GFA of office uses, 397,600 GSF of residential uses and 39,200 GFA of retail/service uses; or
	(ii) Any combination of office, residential, hotel and retail/service uses, which generate an equivalent or lesser number of gross peak hour trips to those uses listed in subparagraph (i) above based on rates/equations published in ITE’s Trip Generation manual.
	(iii) Development on the Application Property may exceed the development levels set forth in Paragraph A (i) or (ii) above if the Applicant can demonstrate to FCDOT and VDOT that additional development can be accommodated by the current roadway network in place or with either the acceleration of proffered improvements and/or the provision of alternative/additional improvements.  At the time of FDP or FDPA submission for any new development on the Application Property that exceeds the limitations set forth in Paragraph A (i) or (ii) above, the Applicant may submit a supplemental operational analysis to FCDOT and VDOT to assess the impacts of such additional development on the surrounding transportation network.  The scope of said supplemental analysis shall be developed in conjunction with both agencies and reflect updated information/traffic conditions.  As part of the analysis, the Applicant may propose an acceleration of proffered improvements and/or the provision of alternative/additional improvements needed to support the level of new development proposed with the FDP or FDPA.  Such improvements shall be subject to FCDOT and VDOT approval and the Applicant may provide such alternative/additional improvements without the necessity for a PCA, CDPA and/or FDPA.
	a. If the results of the supplemental operational analysis indicate that additional development levels beyond those listed in Paragraph A (i) or (ii) can be accommodated with the current roadway network in place or with either the acceleration of proffered improvements and/or the provision of alternative/additional improvements, then the Applicant may proceed with the development (as reflected in the supplemental operational analysis) provided those improvements identified by the supplemental operational analysis are constructed prior to the issuance of the first RUP or Non-RUP for the first new building, which exceeds the prior levels of development outlined in 49.A.(i) or (ii).
	b. If the Applicant proposes to accelerate any proffered improvements, it may utilize any such funds contributed by others towards those specific improvements if available and/or may request credit for accelerated improvements against proffered contributions for the Tysons Grid of Streets Transportation Fund or the Tysons-wide Transportation Fund.
	B. Following the construction of the street grid including 1) the Future Connector Road connecting Scotts Crossing Road with the Dulles Airport Access Off-ramp or 2) North Dartford Street’s connection to Route 123 as a right in/right out, together with any improvements to the DAAR eastbound off-ramp identified by the IMR and constructed by the Applicant, development on the Application Property shall be permitted up to the maximum GFA of 1,500,000 square feet as reflected in the CDP without the need for any supplemental operational analysis as described in Paragraph A (iii) above.
	A. Each Congestion Management Plan shall identify anticipated construction entrances, construction staging areas, construction vehicle routes and procedures for coordination with FCDOT and/or VDOT concerning construction material deliveries, lane closures, and/or other construction related activities to minimize disturbance on the surrounding road network.
	B. Each Congestion Management Plan shall also require the Applicant to coordinate its construction activities throughout construction with VDOT and FCDOT.
	C. Such Congestion Management Plans shall be prepared by a qualified professional and submitted in connection with the VDOT permit for construction on the subject Building Site.  In addition, the TPM shall coordinate any adjustments to the TDM Plan (as defined in Proffer 77) as necessary to address each Congestion Management Plan.
	PEDESTRIAN CIRCULATION
	PUBLIC STREET RIGHT-OF-WAY
	BICYCLE IMPROVEMENTS
	PARKING
	A. The Applicant shall make a one-time contribution to the Tysons Partnership Transportation Council for the TMA based on a participation rate of $0.10 per gross square foot of new office uses and $0.05 per gross square foot of new residential uses to be constructed on the Application Property.
	B. The contribution shall be paid on a Building by Building basis at the time of site plan approval for each new residential and office Building constructed on the Application Property, but in any event no later than ten (10) years from the date of this rezoning approval.
	C. If subsequent to the approval of this rezoning FCDOT approves the TMA as the administrator of TDM programs for the Tysons Corner Urban Center, then the Applicant may, in its sole discretion, join or otherwise become associated with such entity and transfer some functions of this TDM program to the TMA.  Further, if determined by FCDOT that a proactive private TDM program is no longer necessary, the TDM structure in this Proffer may be rendered null and void in whole or in part, without the need for a PCA.
	A. Definitions.  For purposes of this Proffer, "Stabilization" shall be deemed to occur one (1) year following issuance of the last initial RUP or Non-RUP for the 5th new building to be constructed on the Application Property.  "Pre-stabilization" shall be deemed to occur any time prior to Stabilization.
	B. Trip Reduction Objective.  The objective of this TDM Program shall be to reduce the vehicle trips generated by residents and office tenants of the Application Property (i.e., not including trips from hotel and retail uses), during weekday peak hours associated with the adjacent streets as more fully described in the TDM Plan, by meeting the percentage vehicle trip reductions established by the Comprehensive Plan as set forth below.  These trip reduction percentages shall be multiplied by the total number of residential and office vehicle trips that would be expected to be generated by the uses developed on the Application Property as determined by the application of the Institute of Traffic Engineers, 8th Edition, Trip Generation rates and/or equations (the "ITE Trip Generation"), and the number of trips determined by the product of such equation shall be referred to herein as the "Maximum Trips After Reduction."  
	For purposes of this calculation, the maximum number of dwelling units or the total gross square footage of office uses proposed to be constructed in each building on the Application Property as determined at the time of site plan approval for each building shall be applied to the calculation described in the preceding sentence.  The target reductions shall be as follows:
	C. TDM Program Components – Site-Wide.  The TDM Program shall include, but not necessarily be limited to,  the following site-wide components, each of which are more fully described in the TDM Plan:
	(i) TDM Program Management.
	(ii) TDM Program Branding.
	(iii) Transportation Program Web Site.
	(iv) Promotion of Real Time Transit Information.
	(v) Transportation Access Guide.
	(vi) Live/work/play marketing to new tenants.
	(vii) Pedestrian/bicycle accommodations.
	(viii) Monitoring/reporting.
	(ix) Parking Management.
	(x) Commuter Café.
	D. TDM Program Components – Residential.  The TDM Program shall include, but not necessarily be limited to the following residential components, each of which is more fully described in the TDM Plan.
	(i) Residential Transportation Coordinators.
	(ii) Try Transit Campaign for new residents.
	E. TDM Program Components – Office.  The TDM Program shall include, but not necessarily be limited to the following office components, each of which is more fully described in the TDM Plan.
	(i) Office Transportation Coordinators.
	(ii) Coordinated Outreach and Marketing Activities with TDM Providers.
	(iii) Try Transit Campaign for new employees.
	(iv) Provision of information with regard to Pretax Metrorail, Vanpool, and Bicycle Benefit Programs. 
	(v) Provision of information with regard to Guaranteed Ride Home Program.
	(vi) Provision of information with regard to Carpool Matching Program.
	(vii) Provision of information with regard to Telework and Variable Work Hours.
	(viii) Provision of information with regard to Coordinate Outreach and Marketing Activities with TDM Providers.  
	F. Process of Implementation.  The TDM Program shall be implemented as follows, provided that modifications, revisions, and supplements to the implementation process as set forth herein as coordinated with FCDOT can be made without requiring a PCA.
	(i) TDM Program Manager.  If not previously appointed, the Applicant or AG shall appoint and continuously employ, or cause to be employed, a TPM for Scotts Run Station.  The TPM shall be appointed by the Applicant no later than sixty (60) days after the issuance of the first building permit for the first new building to be constructed on the Application Property.  The TPM duties may be part of other duties associated with the appointee.  The Applicant shall notify FCDOT and the District Supervisor in writing within 10 days of the initial appointment of the TPM.  Thereafter the Applicant or AG shall do the same within ten (10) days of any change in such appointment.
	(ii) TDM Work Plan, Annual Report and TDM Budget.  The TPM shall prepare and submit to FCDOT an initial TDM Work Plan ("TDMWP") and Annual Budget no later than 180 days after issuance of the first building permit for the first new building on the Application Property.  Every calendar year thereafter but no later than September 15th, the TPM shall submit an Annual Report, which may revise the Annual Budget in order to incorporate any new construction on the Application Property.  The Annual Report shall include, at a minimum:
	a. Details as to the components of the TDM program that will be put into action that year;
	b. Any revisions to the budget needed to implement the program for the coming calendar year;
	c. A summary of existing development levels in the Tysons Corner Urban Center, as well as specific to Scotts Run Station;
	d. A determination of the applicable Maximum Trips After Reduction for the Application Property;
	e. Provision of the specific details associated with the monitoring and reporting requirements of the TDM program in accordance with the TDM plan; and
	f. Submission of the results of any Person Surveys and Vehicular Traffic Counts conducted on the Application Property in conjunction with each year's Annual Report.
	G. TDM Account.  The Applicant, through the TPM, shall establish a separate interest bearing account with a bank or other financial institution qualified to do business in Virginia (the "TDM Account") within 30 days after approval of the initial TDMWP and TDM Budget.  All interest earned on the principal shall remain in the TDM Account and shall be used by the TPM for TDM purposes.  The TDM Account shall be funded by the Applicant through the TPM.  The documents that establish the AG shall provide that the TDM Account shall not be eliminated as a line item in the governing budget and that funds in the TDM Account shall not be utilized for purposes other than to fund TDM strategies/programs and/or specific infrastructure needs as may be approved in consultation with FCDOT.
	H. TDM Remedy Fund.  At the same time the TPM creates and the Applicant funds the TDM Account, the TPM shall establish a separate interest bearing account (referred to as the "TDM Remedy Fund) with a bank or other financial institution qualified to do business in Virginia.  Funding of the TDM Remedy Fund shall be made one time on a building by building basis at the rate of $0.40 per gross square foot of new office uses and $0.30 per gross square foot of new residential uses on the Application Property. Funding shall be provided by the building owners prior to the issuance of the first initial RUP or Non-RUP for each applicable new building.  This amount shall be adjusted annually from the date of rezoning approvals of the Application Property (the "Base Year") and shall be adjusted on each anniversary thereafter of the Base Year as permitted by VA. Code Ann. Section 15.2-2303.3.  Funds from the TDM Remedy Fund shall be drawn upon only for purposes of immediate need for TDM funding and may be drawn on prior to any TDM Budget adjustments as may be required.
	I. TDM Incentive Fund.  The "TDM Incentive Fund" is an account into which the building owners, through the TPM, shall deposit contributions to fund a multimodal incentive program for initial purchasers/lessees within the Application Property.  Such contributions shall be made one time on a building by building basis at the rate of $0.02 per gross square foot of new office or residential uses to be constructed on the Application Property and provided prior to the issuance of the first RUP or Non-RUP for each individual building.  
	J. TDM Penalty Fund.  The "TDM Penalty Fund" is an account into which the Building Owners shall, through the TPM, deposit penalty payments as may be required to be paid pursuant to this Proffer for non-attainment of trip reduction goals.  The County may withdraw funds from the TDM Penalty Fund for the implementation of additional TDM Program elements/incentives and/or congestion management associated with Scotts Run North, or for other TDM-related improvements or programs within Tysons Corner.  To secure the Owners' obligations to make payments into the TDM Penalty Fund, the Owners shall provide the County with a letter of credit or a cash escrow as further described below.  Prior to the issuance of the first RUP or Non-RUP for each new building on the Application Property, the TPM shall:
	(i) Establish the TDM Penalty Fund, if not previously established by the TPM, and/or
	(ii) Deliver to the County a clean, irrevocable letter of credit issued by a banking institution approved by the County or escrow cash in an interest-bearing account with an escrow agent acceptable to DPWES to secure the Owners' obligations to make payments into the TDM Penalty Fund (the "Letter(s) of Credit or Cash Escrow(s)").  The Letter(s) of Credit or Cash Escrow(s) shall be issued in an amount equal to $0.10 for each square foot of new office GFA or $0.05 for each square foot of new residential GFA shown on the approved site plan for each new building on the Application Property.  Until the Letter(s) of Credit or Cash Escrow(s) has been posted, the figures in the preceding sentence shall be adjusted annually from the first day of the calendar month following the date on which the first RUP or Non-RUP, as the case may be, for the first new building on the Application Property has been issued using the date of rezoning approvals as the base year.  Once the Letter(s) of Credit or Cash Escrow(s) has been posted, there shall be no further adjustments or increases in the amount thereof.  The Letter(s) of Credit or Cash Escrow(s) shall name the County as the beneficiary and shall permit partial draws or a full draw.  The foregoing stated amount(s) of the Letter(s) of Credit or Cash Escrow(s) shall be reduced by the sum of any and all previous draws under the Letter(s) of Credit or Cash Escrow(s) and payments by the Owners (or the TPM) into the TDM Penalty Fund as provided below.
	K. Monitoring.  The TPM shall verify that the proffered trip reduction goals are being met through the completion of Person Surveys, Vehicular Traffic Counts of residential and/or office uses and/or other such methods as may be reviewed and approved by FCDOT.  The results of such Person Surveys and Vehicular Traffic Counts shall be provided to FCDOT as part of the Annual Reporting process.  Person Surveys and Vehicular Traffic Counts shall be conducted for the Application Property beginning one year following issuance of the final initial RUP or Non-RUP for the first new building to be constructed on the Application Property.  Person Surveys shall be conducted every three (3) years and Vehicular Traffic Counts shall be collected annually thereafter until the results of three consecutive annual traffic counts conducted upon Stabilization show that the applicable trip reduction goals for the Application Property have been met.  At such time and notwithstanding the provisions below, Person Surveys and Vehicular Traffic Counts shall thereafter be provided every five (5) years.  Notwithstanding the aforementioned, at any time prior to or after Stabilization, FCDOT may suspend such Vehicle Traffic Counts or Person Surveys if conditions warrant.
	(i) Remedies and Penalties.
	a. Pre-Stabilization.  If the Maximum Trips After Reduction for the Application Property is exceeded as evidenced by the Vehicular Traffic Counts outlined above, then the TPM shall meet and coordinate with FCDOT to address, develop and implement such remedial measures as may be identified in the TDM Plan and Annual Report.
	Such remedial measures shall be funded by the Remedy Fund, as may be necessary, and based on the expenditure program that follows:
	1) If the results of the Vehicular Traffic Counts conducted during Pre-Stabilization show that the trip reduction goals have been met site-wide for three (3) consecutive years in accordance with the goals outlined on the table below, then a portion of the Remedy Fund as outlined in the same table shall be released back to the building owner(s) through the AG.  The amount released will be relative to the amount contributed by those buildings constructed and occupied at the time Vehicular Traffic Counts are conducted.  Any funds remaining in the Remedy Fund after such release will be carried over to the next consecutive three (3) year period.
	2) There is no requirement to replenish the TDM Remedy Fund at any time.  Any cash left in the Remedy Fund will be released to the AG for final distribution to the owners once three consecutive annual Vehicular Traffic Counts conducted after Stabilization show that the trip reduction goals have been met.
	b. Stabilization.  If the TDM Program monitoring, as evidenced by the Vehicular Traffic Counts outlined above, reveals that the Maximum Trips After Reduction for the Application Property is exceeded, then the TPM shall meet and coordinate with FCDOT to address, develop and implement such remedial measures as may be identified in the TDM Plan and Annual Report and funded by the Remedy Fund (if available) as may be necessary, commensurate with the extent of deviation from the Maximum Trips After Reduction goal as set forth in accordance with the expenditure schedule outlined above.
	1) If the results of the traffic counts conducted upon and subsequent to Stabilization show that the trip reduction goals have been met site-wide for three (3) consecutive years in accordance with the goals outlined on the table above, then any remaining Remedy Funds shall be released back to the building owner(s) through the AG.
	2) If despite the implementation of remedial efforts, the applicable Maximum Trips After Reduction (based on the existing development levels in the Tysons Corner Urban Center as described in Proffer 77.B.) are still exceeded after three (3) consecutive years, then, in addition to addressing further remedial measures as set forth in this Proffer, the TPM shall be assessed a penalty according to the following:
	3) The AG through the TPM shall make the payments required by this Proffer into the TDM Penalty Fund upon written demand by the County, and the County shall be authorized to withdraw the amounts on deposit in the TDM Penalty Fund.  If the AG fails to make the required penalty payment to the TDM Penalty Fund within thirty (30) days after written demand, the County shall have the ability to withdraw the penalty amount directly from the Letter(s) of Credit or Cash Escrow(s).
	4) The maximum amount of penalties associated with the Application Property, and the maximum amount the AG shall ever be required to pay pursuant to the penalty provisions of this Proffer, including prior to and after Stabilization, shall not in the aggregate exceed the amount of the Letter(s) of Credit or Cash Escrow(s) determined and computed pursuant to the provisions of the above Proffer.  There is no requirement to replenish the TDM Penalty Fund at any time.  The Letter(s) of Credit and/or any cash left in the Cash Escrow(s) shall be released to the AG once three (3) consecutive counts conducted upon Stabilization show that the Maximum Trips After Reduction have not been exceeded.
	L. Additional Trip Counts.  If an Annual Report indicates that a change has occurred that is significant enough to reasonably call into question whether the applicable vehicle trip reduction goals are continuing to be met, then FCDOT may require the TPM to conduct additional Vehicular Traffic Counts (pursuant to the methodology set forth in the TDM Plan) within 90 days to determine whether in fact such objectives are being met.  If any such Vehicular Traffic Counts demonstrate that the applicable vehicle trip reduction goals are not being met, then the TPM shall meet with FCDOT to review the TDM strategies in place and to develop modifications to the TDM Plan to address the surplus of trips.
	M. Review of Trip Reduction Goals.  At any time and concurrent with remedial actions and/or the payment of penalties as outlined in Proffer 77.J., the AG may request that FCDOT review the vehicle trip reduction goals established for the Application Property and set a revised lower goal for the Application Property consistent with the results of such surveys and vehicular traffic counts provided for by this Proffer.  In the event a revised lower goal is established for the Application Property, the Maximum Trips After Reduction shall be revised accordingly for the subsequent review period without the need for a PCA.
	N. Continuing Implementation.  The AG through the TPM shall bear sole responsibility for continuing implementation of the TDM Program and compliance with this Proffer in accordance with the timeline established in Proffer 77.F. above.  The AG through the TPM shall continue to administer the TDM Program in the ordinary course in accordance with this Proffer including submission of Annual Reports.
	O. Notice to Owners.  All owners of the Application Property shall be advised of the TDM Program set forth in this Proffer.  The then current owner shall advise all successor owners and/or developers of their funding obligations pursuant to the requirements of this Proffer prior to purchase and the requirements of the TDM Program, including the annual contribution to the TDM Program (as provided herein), shall be included in all initial and subsequent purchase documents.
	P. Enforcement.  If the TPM fails to timely submit a report to FCDOT as required by this Proffer, the TPM will have sixty (60) days within which to cure such violation.  If after such sixty (60) day period the TPM has not submitted the delinquent report, then the AG shall be Application to a penalty of $100.00 per day not to exceed $36,500.00 for any one incident.  Such penalty shall be payable to Fairfax County to be used for multimodal, transit, transportation, or congestion management improvements within the vicinity of the Application Property, or in consultation with the TPM, for other TDM-related improvements or programs within Tysons Corner.
	A. Goals of the Retail/Hotel TDM Program.  Because tenants of the Retail stores and Hotels and their employees work hours that are atypical of the standard work day, these tenants and their employees do not necessarily travel to and from the Application Property during Peak Hours.  Given this, the Retail/Hotel TDM Program shall encourage Retail tenants, Hotel Guests and the Retail/Hotel employees to utilize transit, carpools, walking, biking and other non-Single Occupancy Vehicle ("non-SOV") modes of transportation to travel to and from the Application Property rather than focusing on the specific trip reductions during the weekday AM or PM Peak Hours.
	B. Components of the Retail/Hotel TDM Program.  The Retail/Hotel TDM Program shall include, at a minimum, the components applicable to the Application Property that are described in this Proffer and the additional components provided below.  These additional components may be subsequently amended by mutual agreement between the Applicant and FCDOT.  All amendments to the components of the Retail/Hotel TDM Program contained in this Proffer shall be approved by FCDOT and will not require a PCA.  The Retail/Hotel TDM Program components are further described in the TDM Plan.
	C. Employee/Tenant Meetings.  The TPM shall hold an annual TDM meeting with the Retail store tenants and Hotel Managers to review the available transit options, changes in transit service and other relevant transit-related topics.  Based on these meetings, the TPM shall work with Fairfax County to consider changes to the relevant services, such as changes to bus schedules, if such changes would provide better service to the Application Property tenants and their employees.
	D. Regional TDM Programs.  The TPM shall make information available to Retail store tenants, Hotel Guests and the Retail/Hotel employees about regional TDM programs that promote alternative commuting options.  This shall include information on vanpools, carpools, guaranteed ride home and other programs offered by organizations in the Washington, D.C. Metropolitan Area.
	E. Retail/Hotel TDM Program Participation Outreach.  The TPM shall endeavor in good faith to encourage participation by Retail store tenants and Hotel Management in the Retail/Hotel TDM Program, including the encouragement of financial participation by such tenants through their direct offering of transit benefit programs and transit incentives to their employees. Actions taken by the TPM and property management in furtherance of this objective may include dissemination of information to, and solicitation of participation from, the tenant's in-store management at appropriate intervals. The TPM shall include a report to the County with respect to the activities described in the TDM Proffer as part of the Annual Report to be filed with the County.  This report shall include detailed accounts of the outreach efforts and the feedback and response from the tenants.
	A. Traffic conditions, road hazards, construction work zones, and road detours.
	B. Arrival times and delays on Metrorail, Tysons Circulator, and area bus routes.
	AFFORDABLE/WORKFORCE HOUSING
	STORMWATER MANAGEMENT 
	A. Stormwater Management Measures.  Stormwater Management (SWM) measures for the Application Property shall be designed to protect receiving waters downstream of the Application Property by reducing runoff from impervious surfaces using a progressive approach.  This progressive approach shall, to the maximum extent practicable, strive to retain on-site and/or reuse the first one inch of rainfall.  Proposed SWM and Best Management Practice ("BMP") facilities shall follow a tiered approach as identified by DPWES, which may include infiltration facilities (where applicable), rainwater harvesting/detention vaults, runoff reducing facilities and other innovative BMPs. 
	B. LID Techniques.  Site plans shall make use of LID techniques that will aid in pollution reduction, runoff volume reduction, promote rainwater reuse, or any combination thereof throughout the Building Site. Such techniques may include those items identified in the Virginia Department of Environmental Quality Stormwater BMP Clearinghouse or other such methods approved by DPWES.  Proposed LID techniques may include, but not be limited to, extensive green roof, bio-retention, tree box filters, pervious hardscapes/streetscapes, and stormwater reuse (i.e. landscape irrigation, air conditioning unit makeup water, etc.).
	C. Calculations at FDP.  At the time of each FDP for the Application Property, the Applicant shall provide calculations for the area included in such FDP showing the proposed volume reductions and shall work cooperatively with DPWES and DPZ to ensure that the first one inch of rainfall is retained or reused to the maximum extent practicable. This requirement may be met on an individual building basis, between Building Sites or based upon the total area of the Application Property, provided that no Building Site owner may satisfy any SWM requirement by use of another Building Site without the consent of the owner of the other Building Site. Extended detention facilities and extended release techniques may be used to augment the proposed volume reductions.   It is further understood that the Applicant may provide interim or temporary SWM and BMP measures during any interim phase of the development of the Application Property.
	D. Each FDP for the Application Property shall include the location and preliminary design of the SWM facilities including the access points to underground vaults.  Access points, detailed at the time of FDP, shall be located outside of the landscape amenity panel and sidewalk zone of the streetscape to the maximum extent practicable, and as further described in Proffer 38.  Supporting information shall be included that is of sufficient detail, subject to determination by DPWES in coordination with the Environment and Development Review Branch of DPZ, to demonstrate the viability of the proposed stormwater management strategy for the area subject to the FDP.  This information shall include the following:
	(i) For any BMP involving filtration of water into the ground, soil testing information documenting that the soil will be able to support the proposed infiltration measure(s); and
	(ii) For any measure involving storage and reuse of stormwater runoff, documentation supporting assumed levels of water usage.
	E. Calculations at Site Plan.  The specific SWM/BMP calculations and facilities shall be determined at the time of each site plan as shown on the applicable FDP, and 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.  Similarly, if all other County suggested stormwater alternatives have been attempted, the Applicant reserves the right to over detain the runoff from a one-inch rainfall to a release rate that mimics that of a "good" forested condition.
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