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December 30, 2015 
 

STAFF REPORT 
 

APPLICATION PCA 75-7-004-03/SE 2015-PR-021 
 

PROVIDENCE DISTRICT 
 
APPLICANT: Meridian Science 7980, L.P.  

 
ZONING: I-3/HC  

 
PARCELS: 39-2 ((1)) 13D, 39-2 ((1)) 13E (PCA) 
 39-2 ((1)) 13D part, 39-2 ((1)) 13E part (SE) 
  
ACREAGE: 14.4 acres (PCA) 
 5.74 acres (SE) 
 
FAR: 0.46 with an option to go to 0.50 (PCA) 
  0.00 (SE) 
 
OPEN SPACE: 19% (PCA) 
 48% (SE) 
 
PLAN MAP: Residential Mixed Use 
 
PCA PROPOSAL: The applicants seek approval of a Proffered Condition 

Amendment (PCA) to permit modifications to proffers 
and site design to permit the addition of a public field.  

 
SE PROPOSAL: The applicants seek approval of a Special Exception 

under Sect. 9-624 of the Zoning Ordinance to permit a 
containment structure associated with an outdoor 
playing field with a maximum height of 30 feet. 

     
 Kelly M. Atkinson, AICP 

 
   

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


 

 

 

 

 

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

For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 

 

STAFF RECOMMENDATIONS: 
 

Staff recommends approval of PCA 75-7-004-03, subject to the execution of proffers 
consistent with those contained in Appendix 1. 
 
Staff recommends approval of SE 2015-PR-021, subject to development conditions 
consistent with those contained in Appendix 2. 
 
Staff also recommends approval of the following waivers and modifications:  

   

 Modification of Paragraph 2 of Section 2-506 of the Zoning Ordinance to allow 
for a parapet wall, cornice or similar projection to exceed the height limit 
established by more than three (3) feet to a maximum height of 4.5 feet, as 
shown on the General Development Plan/Special Exception (GDP/SE) Plat. 

 Modification of Paragraph 4 of Section 11-202 of the Zoning Ordinance 
requiring a minimum distance of forty (40) feet from a loading space in 
proximity to a drive aisle in favor of that shown on the GDP/SE Plat. 

 Waiver of the maximum length of private streets as provided in Paragraph 2 
of Section 11-302 of the Zoning Ordinance to allow private streets in excess 
of 600 feet in length. 

 Modification of peripheral landscape requirements for the existing surface lot 
(southeast of proposed field), as allowed by Paragraph 3 of Section 13-203 of 
the Zoning Ordinance, in favor of the existing and proposed landscaping as 
shown on the GDP/SE Plat. 

 Modification of the transitional screening and barrier requirements is 
requested for the eastern property boundary adjacent to I-495 to that shown 
on the GDP/SE Plat.  

 Modification of the transitional screening and barrier requirements along the 
southern property line (Science Applications Court) in favor of the proposed 
streetscape design and containment structure as shown on the GDP/SE Plat. 

 Modification of Paragraph 2 of Section 17-201 of the Zoning Ordinance 
regarding the construction of trails and bike trails, in favor of the streetscape 
and on-road bike trail system shown on the GDP/SE Plat. 

 Waiver of Paragraph 3 of Section 17-201 of the Zoning Ordinance to provide 
additional interparcel connection to adjoining parcels other than those 
specifically identified on the GDP/SE Plat. 

 Waiver of Paragraph 4 of Section 17-201 of the Zoning Ordinance to not 
require any further dedication, construction or widening of existing roads 
beyond that for which is indicated on the GDP/SE Plat. Dedication and 
improvements shown on the GDP/SE Plat shall be deemed to meet all 
comprehensive policy plan requirements.  

 Modification of Paragraphs 12, 13 and 14 of Section 17-201 of the Zoning 
Ordinance and requirement to provide improvements in a phased sequence 
as outlined in the GDP/SE Plat and proffers and to be determined with the 
site plan.  



 

 

 

 

 

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

For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 

 

 Modification of Section 12-0510 and 12-0511 of the PFM for required 10% 
tree canopy coverage on individual lots/land bays, to allow for canopy 
coverage to be calculated as depicted on the GDP/SE Plat. 

 Modification of Standard E of Sect. 9-624 of the Zoning Ordinance to permit 
signage at all entry points to the field. 

           
It should be noted that it is not the intent of the staff to recommend that the Board, in 
adopting any conditions, relieve the applicants/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 further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
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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DESCRIPTION OF THE APPLICATION 
 
The applicant, Meridian Science 7980, L.P., is requesting approval of a proffered condition 
amendment (PCA) to permit modifications to proffers and site design to allow an office and 
public athletic field use on the subject property. Proffer number one of the current proffers 
which govern the site (PCA 75-7-004-02) states that “Development of the Subject Property 
shall be in substantial conformance with the Generalized Development Plan (“GDP”) 
prepared by VIKA, Incorporated, consisting of Sheets 4 and 5, dated January 17, 2003 as 
revised through September 2, 2003.” The applicants are proposing re-development of a 
portion of the property with a full-size athletic field, parking garage and surface parking. 
The proposed uses are permitted within the I-3 District; however, since the proposed 
athletic field and parking structure are not in conformance with the proffered GDP, a new 
PCA is required. This full-size field is intended to fulfill the athletic field needs of The Boro 
(RZ/FDP 2010-PR-022) and Westpark Plaza (RZ 2013-PR-009) rezoning applications, as 
further discussed below.  
 
In conjunction with this PCA, the applicants have also filed a concurrent special exception 
(SE) to permit a containment structure associated with outdoor recreation/sports facility 
playing fields with a maximum height of 30 feet. In accordance with Paragraph 3D of 
Section 10-104 of the Zoning Ordinance, the maximum height of a fence in any yard of an 
industrial use is 8 feet.  
 
The applicant’s draft proffers, staff’s development conditions, Statement of Justification 
and affidavits are contained in Appendices 1-4, respectively.  
 

 

Figure 1:  Proposed Development Plan, Source: Applicant with Added Graphics from Staff 
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Waivers and Modifications 
 
The requested waivers and modifications are listed on Sheet C-2 of the GDP/SE Plat.  For 
some of the waivers and modifications, especially those requests related to provisions of 
the Public Facilities Manual (PFM), the details necessary to evaluate the 
waivers/modifications will not be available until subsequent phases of the development 
process, such as site plan review.  Staff recommends that those requests should be 
requested by the applicant and evaluated by the County at the appropriate phases of the 
review process.  The remaining requested waivers and modifications are discussed in 
detail in the Waivers and Modifications section of this staff report. 
 
 
LOCATION AND CHARACTER 
 
The subject property is located on the east side of Kidwell Drive, south of Route 7 
(Leesburg Pike), west of Interstate 495 (“Capital Beltway”) and north of Science 
Applications Court. The 14.4 acre property subject to the PCA consists of two parcels 
(Parcels 13D and 13E), which are currently developed with an office complex of two 
buildings and surface parking. While the PCA applies to the entire 14.4 acre property (as 
outlined in black in Figure 2), the SE applies to a 5.74 acre portion (as shown in red in 
Figure 2).The existing office buildings are proposed to remain with these applications; 
however, portions of the existing surface parking lot on the southeastern portion of the 
property will be removed and re-constructed as shown on the GDP/SE Plat and Figure 1. 
The property is relatively flat, with landscaped vegetation located throughout the property.  
 

 
 

Figure 2:  Aerial Map, Source: Fairfax County Pictometry with Added Graphics from Staff 
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As detailed below, the surrounding properties are generally a mix of office, hotel and 
medium-high residential. 
 

 
BACKGROUND 
 
Site History 
 
On October 29, 1975, the Board of Supervisors approved RZ 75-7-004, with proffers, 
rezoning 34.09 acres from the RE-1 to the I-P District for Industrial (Research and 
Development) uses. With the adoption of the 1978 Zoning Ordinance, the I-P District was 
converted to the I-3 District. Copies of the approved proffers and GDP are available on file 
with the Zoning Evaluation Division of the Department of Planning and Zoning. 
 
On November 25, 1985, the Board of Supervisors approved PCA 75-7-004-1, with proffers, 
to permit a change in the development plan and proffers for the proposed office use on 
33.74 acres. Copies of the approved proffers and GDP are available on file with the Zoning 
Evaluation Division of the Department of Planning and Zoning. 
 
On March 15, 2004, the Board of Supervisors approved PCA 75-7-004-2, with proffers, to 
amend the proffers and development plan on 33.74 acres associated with RZ 75-7-004 in 
order to delete land area.  That deleted land area was ultimately rezoned per RZ/FDP 
2003-PR-008. A copy of the approved development plan for PCA 75-7-004-2 and proffers 
is located in Appendix 5. 
 
According to the Department of Tax Administration’s Real Estate Records, the existing 
buildings on the subject property were constructed in 1978. In 2011, the subject property 
and a separate property along Leesburg Pike near the Greensboro Metro Station, known 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Comprehensive Plan 

North 

Interstate 495 on ramp 
(Capital Beltway) 

 
Office (on opposite side of 

Capital Beltway) 

ROW 
 
 

C-7 

Right-of-Way 
 
 

Residential Mixed Use 

South  
Multifamily 

(Reserve at Tysons Corner) 
PDH-30 Residential 

East  
 

Interstate 495  
(Capital Beltway) 

 
Hotel (across the Beltway) 

 

ROW 
 

C-7 

 
Right of Way 

 
Office 

 

West 
Single-family attached 

(Kidwell Townes) 
 

R-12 Residential  
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as The Boro, were purchased by subsidiaries of the Meridian Group. While these areas 
were purchased under separate entities, they are both ultimately owned by the Meridian 
Group. Both the subject property and The Boro were formerly owned by SAIC. The Boro 
property is not a part of this PCA/SE application. 
 
Related History  
 
In 2010, The Boro property [Tax Map Number 29-3 ((15)) 4D1, 4E1, 4G, 7A1, 7B1, 7C1, 
7E1] and the adjoining Westpark Hotel property [Tax Map Number 29-3 ((15)) 8] were 
submitted as a single rezoning application, RZ 2010-PR-022.  In 2013, with the anticipated 
sale of the former SAIC property to the Meridian Group, the owners of the Westpark Hotel 
property decided to pursue rezoning under a separate application, RZ 2013-PR-009 
(known as Westpark Plaza).  The remaining 18.11acres of RZ 2010-PR-022 continued to 
be processed and was eventually renamed The Boro.  Although separated into two 
rezoning applications, staff recommended that major components of the applications, 
including the athletic field commitment, be coordinated between the two projects.  RZ 
2013-PR-009 was approved by the Board of Supervisors on November 18, 2014. RZ 
2010-PR-022 was recommended for approval by the Planning Commission on October 7, 
2015, and will be heard by the Board of Supervisors on January 12, 2016. 
 
Both The Boro and Westpark Plaza rezoning applications have, as part of their proffers, 
committed to the construction of an athletic field on the subject property with the approval 
of this PCA/SE application. 
Specifically, Proffer 64 of The 
Boro notes that this full-sized 
athletic field would “fulfill the 
athletic field needs generated by 
both The Boro and Westpark 
Plaza rezoning applications.” In 
accordance with the 
aforementioned proffer, the 
owner of the subject property 
(which is the same corporate 
owner associated with The Boro) 
would retain ownership of the 
subject property and enter into 
an agreement with the Fairfax 
County Park Authority (FCPA) to 
set the details of easement 
dedication, facility construction, 
and perpetual maintenance 
responsibilities.   

 
 
 
 
 
Figure 3:  Old Courthouse District, 

               Source: Fairfax County Comprehensive Plan 

Subject 
Property 
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The FCPA would maintain the field.  In the event these concurrent applications for the 
athletic field are not approved, the proffers for The Boro commit to the establishment of an 
interest bearing account and a deposit of $12,000,000 for the future purchase of land and 
the construction of a full-sized field to serve the Tysons area and to fully satisfy the athletic 
field expectation generated by The Boro as well as Westpark Plaza. 

                           

     
COMPREHENSIVE PLAN PROVISIONS (Appendix 6) 
 
Plan Area:   II 
 
Planning District:  Tysons Corner Urban Center  

                                                    
Tysons Corner Urban Center District: Old Courthouse  
 
Subdistrict: South Old Courthouse  
 
The land use concept for the Old Courthouse District is shown in Figure 3, which may also 
be found in the Comprehensive Plan.  The Tysons Old Courthouse District Comprehensive 
Plan Map shows the application property to be planned for Residential Mixed Use.           
                                                             
South Old Courthouse Subdistrict 

 
The portion north of Science Applications Court is planned for and developed with office 
use up to .50 FAR, with an option to redevelop with residential use up to 30 dwelling units 
per acre, similar to the area to the south. As a second option, redevelopment may be 
similar to that planned to the north, which is planned for office use up to 1.0 FAR or mixed 
use with a significant residential component up to 1.5 FAR (if the mix of uses has less 
traffic impact than office use at 1.0 FAR); under these options:  

 

 Logical and substantial parcel consolidation should be provided to ensure well-
designed projects that function efficiently and integrate with abutting parcels. 

 

 Open space amenities that are publicly accessible, such as an athletic field 
and/or other active recreational facilities should be provided.  

 

 Building height is limited to 130 feet tapering down on the south and west to 75 
feet. If a public recreational facility, such an athletic field, is provided at grade, 
additional building height above 130 feet may be considered in order to 
accommodate this public use.  

 

 In addition, vehicular circulation should be improved by orienting primary access 
toward Gallows Branch Drive. 
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DESCRIPTION OF GENERAL DEVELOPMENT PLAN (GDP)/SPECIAL EXCEPTION 
(SE)/PROFFERED CONDITION AMENDMENT (PCA) PLAT 
 

General Development Plan/Special Exception Plat  
(Reduction at front of staff report) 

 
Title: Tysons Technology Center 

Prepared By: Vika Virginia, LLC (Engineer) & Landdesign, Inc. 
(Landscape Architect) 

Original and Revision Dates: April 1, 2015 as revised through October 19, 2015 
 
Overview 
 
This GDP/SE Plat is divided into three sections: Civil (C) Sheets (17 sheets); Landscape 
(L) Sheets (9 sheets); and Supplemental (S) Sheets (3 sheets).  The Civil Sheets include 
the notes and tabulations, existing conditions and vegetation plans, the GDP/SE Plat, 
conceptual grading and utility plans, parking and traffic circulation plan, athletic field cross-
sections and stormwater management computations and plan.  The Landscape Sheets 
include the pedestrian plan, landscape plan and details and photometric plan and details. 
The Supplemental Sheets show the fire access diagram, auto-turn exhibits and limits of 
proposed FCPA easement. 
 
Proposed Layout 
 
The GDP/SE Plat depicts the re-development of a portion of the subject property with a full 
size athletic 
field, parking 
garage and 
surface 
parking lot. 
The existing 
office 
buildings will 
remain. As 
noted, this 
proposed field 
will meet the 
athletic field 
requirement 
generated by 
the Westpark 
Plaza and 
The Boro 
rezoning 
applications.  
 
  Figure 4: Site Perspective, Source: Applicant 
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The athletic field, which will be located at-grade, measures 180 feet wide by 360 feet deep, 
with 15 foot overruns except in the northeast corner where there is a Fairfax County Water 
easement. To accommodate an at-grade field, a series of retaining walls approximately 2 
to 4 feet in height will be located around the perimeter of the field. Two bleachers, bicycle 
racks, benches and portable toilets will be provided for the spectators. An above-grade 
parking garage and surface parking lot will serve the existing and future visitors to the 
offices and athletic field. The property owner will maintain ownership of the subject 
property; however, a public access easement will be granted to the Fairfax County Park 
Authority (FCPA) over the athletic field and southeast surface parking lot as contained in 
the proffers.   
 
The athletic field will be operated and programmed by the FCPA and the proposed hours 
of operation are anticipated to be between 8AM to 11PM. The applicant has proffered that 
the final hours of operation shall be consistent with FCPA standards but in no event shall 
such hours exceed those permitted by Fairfax County Code. Lighting for the field will be 
provided in accordance with FCPA standards as further discussed below.  
 
A concurrent SE has been filed in conjunction with this PCA in accordance with Section 9-
624 of the Zoning Ordinance to permit a proposed containment structure associated with 
the proposed outdoor playing field. Due to the field’s proximity to the Capital Beltway, a 
fence exceeding 8 feet in height is required to contain balls on the site. The proposed 
fence will be located around the entire perimeter of the athletic field and will vary in height 
from 10 to 30 feet as grade warrants.  
 
Vehicular and Pedestrian Access  
 
The property is 
currently accessed 
from Science 
Applications Court, 
located along the 
property’s southern 
boundary. The 
applicant is 
proposing two new 
entrances into the 
surface parking lot on 
the southeast corner 
of the property. 
Additionally, minor 
modifications to an 
existing entrance 
near the southwest 
corner of the athletic 
field are proposed.   
        
       Figure 5:  Pedestrian Plan, Source: Applicant with Added Graphics from Staff 
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A pedestrian access plan has been provided on Sheet L1.1 of the GDP/SE Plat. Per this 
plan, which is depicted in Figure 5, pedestrian access is provided along the southern 
boundary via a series of existing sidewalks along the southern side of Science Applications 
Court. Pedestrian access is also provided from the northwest via the proposed parking 
garage. Pedestrians may enter the field at three locations – from the north, northeast and 
southeast, as noted in Figure 5 by the green triangles. 
 
Parking 
 
According to information provided by the Fairfax County Park Authority, the parking 
standard for an athletic field is 50 parking spaces. The existing buildings to remain 
currently contain office and data center uses, which generate a requirement of 622 parking 
spaces. Combined with the athletic field, the property has a requirement of 672 parking 
spaces. Between the proposed parking garage and existing and proposed surface parking 
lots, the applicant is proposing a maximum of 789 parking spaces. However, the applicant 
wishes to share parking between the office, data center and athletic field uses, which 
would allow them to construct fewer stories of the parking garage (approximately one to 
three stories) in the interim condition.  Under this scenario, a total of 622 parking spaces 
would be provided between the parking garage and surface lots. In accordance with 
Paragraph 4 of Section 11-102 of the Zoning Ordinance, “off-street parking spaces may 
serve two or more uses; however, in such case, the total number of such spaces must 
equal the sum of the spaces required for each separate use.”  
 
Finally, the applicant has proffered to record an access easement over the parking lot 
located southeast of the field. This easement will ensure the availability of the entire 
parking lot (approximately 72 spaces) on all non-holiday weekdays after 5:00 p.m. and all 
weekend and holidays during the hours of operation of the field.  
 
Trees, Landscaping, and Open Space 
 
The proposal’s 19 percent (120,172 sq. ft.) open space exceeds the minimum 15 percent 
open space requirement for the application site. This open space is primarily located 
around the periphery of the property.   
 
Sheet L2.0 of the GDP/SE Plat shows the proposed landscape design, which primarily 
includes new vegetation. Approximately 4.5 percent of the property subject to the SE 
contains existing landscaped vegetation, which will be preserved. With this preservation, 
the applicant will be meeting the tree preservation target requirement.  
 
The 10-year tree canopy requirement for the I-3 District is 10 percent. With the proposed 
and existing vegetation, the total canopy provided is 7.9 percent. Therefore, a modification 
of the 10-year tree canopy requirement is required due to the size of the proposed 
development, which includes minimum standards for the size and orientation of the 
proposed athletic field. In exchange for this modification, the applicant will provide a 
monetary contribution to the Fairfax County Tree Preservation and Planting Fund per 
Section 12-0513.4C of the Public Facilities Manual (PFM). Staff supports this modification. 
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The applicant is requesting a waiver of the transitional screening yard planting and 
barrier requirements along the northern and eastern property lines where the site abuts 
the Capital Beltway in accordance with Paragraph 11 of Section 13-305 of the Zoning 
Ordinance. The applicant is also requesting a waiver of the transitional screening yard 
planting and barrier requirements along the southern property line where the site abuts 
multifamily residences in accordance with Paragraph 14 of Section 13-305 of the Zoning 
Ordinance. Staff also supports these waivers, as discussed further below. 
 
Stormwater Management/Best Management Practices (SWM/BMP) 
 
The area subject to the SE contains 5.74 acres. There are currently two main outfalls 
associated with the property. The majority of the onsite water flows to the southeast, where 
it leaves the property via an existing closed conduit system and discharges into a dry pond 
‘A’. From here, the runoff discharges into a sequence of ponds (Ponds ‘B’ and ‘C’) and is 
conveyed via a closed conduit system to Wet Pond ‘1’. From here, it flows via an existing 
closed conduit system across the Capital Beltway and outfalls into Pimmit Run. The 
second outfall is a rip-rap channel at the north end of the site which connects to a natural 
drainage ditch. Runoff then flows in this ditch in a southerly direction parallel to the Capital 
Beltway, where it eventually joins the runoff from Wet Pond ‘1’, flows under the Capital 
Beltway via a closed conduit system and continues to Pimmit Run.  
 

 
 
         Figure 6:  Outfall Plan, Source: Applicant 
 
The existing SE site conditions are 78.3 percent impervious consisting primarily of an 
asphalt surface parking lot and landscape islands. The proposed conditions are 80.9 

N 
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percent impervious, consisting primarily of a turf playing field, parking garage and portions 
of an asphalt surface parking lot with landscape islands. (It should be noted that the 
athletic field is assumed as impervious area for the purposes of the SWM/BMP 
calculations.)  
 
The southern portion of the SE property area (2.78 ac) drains to an existing enhanced 
extended detention pond, which was designed and built to meet water quantity and quality 
standards per the previous stormwater criteria. According to the Department of Public 
Works and Environmental Services (DPWES), this drainage area is designed as a “time 
limits” project under Article 5 of the Stormwater Management Ordinance. As such, the 
detention requirements are considered met provided the site imperviousness does not 
exceed the design value of the existing facility and an agreement is available between the 
owner of the subject property and owner of the facility. With the proposed development, 
there is a decrease in the amount of runoff draining to this pond from the existing condition 
(2.93 acres). There is also an existing agreement recorded in DB, 18311, PG 1040. 
 
The northern portion of the site (2.95 acres) is not currently served by any facility. As a 
result of the proposed redevelopment, the drainage area to the north will increase from 2.8 
acres to 2.95 acres. This drainage area will need to meet the technical criteria of Article 4 
of the Stormwater Management Ordinance using the redevelopment Virginia Runoff 
Reduction Method Spreadsheet. In order to meet this criteria, the applicant proposes to 
place an additional stone layer beneath a portion of the turf field, as required, and will 
serve as detention for the increase in area. 
 
The applicant is also proposing low impact development (LID) techniques or manufactured 
Best Management Practices (BMP’s), in accordance with the BMP Clearinghouse, to meet 
water quality requirements for this drainage area. The final design, location and types of 
BMP systems will be determined at site plan. 
 
Architecture 
 
Figure 7 illustrates the proposed screening precedents for the parking garage. The 
parking garage will be surrounded by screening to include 3-inch caliper trees. The 
applicant has also indicated that the building materials could include masonry, siding, 
stonework, metal panels, stucco, pre-cast concrete and/or glass. Additionally, a proffer 
has been included requiring the parking garage to be generally consistent with the 
illustration shown on Sheet L1.0 of the GDP/SE Plat. 
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Figure 7:  Proposed Screening Precedents, Source: Applicant  

 
In order to accommodate an at-grade athletic field and preclude balls from leaving the site 
and entering the Capital Beltway, a series of retaining walls and fences are proposed 
around the perimeter of the athletic field. The retaining walls range in height from 2 to 4 
feet and will be constructed of stamped concrete or split face block wall. The proposed 
fence, subject to this SE, will range in height from 10 to 30 feet and will be constructed of 
chain link. Details of both the retaining wall and fence are located on Sheet L1.0 of the 
GDP/SE Plat. The SE request is discussed in further detail below. 
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ANALYSIS 
 
Land Use Analysis (Appendix 7) 
 
This proffered condition amendment (PCA) has been submitted in response to 
development proposed with the Westpark Plaza and The Boro rezoning applications, 
which generate the need for one full size athletic field in Tysons. The GDP/SE Plat depicts 
the re-development of the subject property with a full-size athletic field, parking garage with 
a maximum height of 6 stories and surface parking lot. As noted, the existing office 
buildings will remain and no increase in gross floor area is proposed over the previous 
approvals. This field provides a recreational facility to accommodate future recreational 
needs on site as identified in the Comprehensive Plan. 
 
The proposed athletic field and parking garage have been designed to accommodate 
many existing site constraints (including existing buildings and easements) and minimize 
impact on adjacent land uses. The field is located adjacent to the Capital Beltway, to the 
rear of existing office buildings and across from a multifamily building. The applicant has 
contacted the surrounding residential neighborhoods and provided details on the proposed 
field, because the proposed field is located within 50 feet of an existing multifamily 
residential building, a photometric plan has been provided to illustrate the proposed impact 
on the surrounding neighborhood. Per this study, staff finds that there will be minimal 
impact on the abutting properties and the field will meet the Outdoor Lighting Standards 
contained within Article 14 of the Zoning Ordinance.  
 
To meet the parking demand for existing and future employees and visitors, the applicant 
is proposing a maximum six-story parking garage located northwest of the field. The 
Comprehensive Plan generally discourages stand-alone, above grade parking garages 
within Tysons. However, if such structures must be provided, the Plan recommends these 
structures have careful architectural detailing, lighting and landscaping along the frontage 
to mitigate negative impacts. Precedential images of possible parking garage screening 
have been provided, which depict facades with limited architectural treatments screened 
by mature trees. The landscape plan shows street trees planted in 8 to 12 foot wide 
planting areas surrounding a majority of the garage perimeter. Staff believes that use of 
screening and landscaping will help mitigate the visual impact of the parking structure as 
recommended by the Plan.  While the applicant has indicated potential building materials 
for the parking structure, there has been no additional commitment to provide architectural 
treatments as recommended by the Plan. As noted previously, the need for a parking 
garage is due to the lack of available surface parking once construction of the athletic field 
is complete. The applicant is proposing shared parking between the uses to minimize the 
number of stories to be built with the garage. As this field is an interim use, staff 
recommends that additional architectural treatments be employed in the future when the 
site is in redeveloped with a higher intensity use.  
 
Finally, staff requested the applicant provide an exhibit demonstrating how the subject 
property may be re-developed in the future in accordance with the Comprehensive Plan, 
while preserving the proposed field and parking garage. The “bubble” exhibit provided 
contemplates re-development of the existing office buildings with multifamily residential 
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and office. Vehicular access to Gallows Road is proposed via Science Applications Court 
and a new vehicular access is proposed to Gallows Branch Road.  
 
Staff has noted a number of concerns with this exhibit. First, staff requested that the 
applicant illustrate how the proposed parking garage will be integrated into the new 
development, particularly in a way which is more in accordance with the Plan guidance, 
which discourages stand-alone, above-grade parking structures. In addition, the applicant 
has not demonstrated how this above-grade structure will be wrapped with active uses on 
all sides. As noted above, staff recommends that the applicant consider placing active 
uses within the parking structure with future re-development. Next, the exhibit reflects a 
potential vehicular connection to Gallows Branch Road via offsite property to the north, 
which requires consolidation with Tax Map Parcel 39-2 ((1)) 12. In accordance with the 
Plan, primary access to the subject site is to be oriented towards Gallows Branch Road. 
Finally, the mix and location of uses may not be desirable from a land use and site design 
perspective. While the applicant has provided an exhibit illustrating how future re-
development may occur, this particular layout and design are not desirable due to the lack 
of relationship between buildings, uses and the free-standing garage. The applicant will 
need to work closely with staff on any future re-development plans to ensure compliance 
with the Comprehensive Plan. 
 
Environmental Analysis (Appendix 8) 
 
The subject property contains existing buildings and a surface parking lot and is devoid of 
any significant environmentally important features. The site does not contain a significant 
stand of trees, floodplain, resource protection area or environmental quality corridor. 
 
Water Quality  
 
While the applicant has provided preliminary computations, the remaining phosphorous 
reduction is shown to be 0.24 pounds per year, which does not meet the full requirement. 
At time of site plan, the applicant shall be required to demonstrate full compliance with the 
phosphorous reduction requirements. 
 
The Environmental Stewardship Guidelines for Tysons as contained in the Comprehensive 
Plan call for a progressive approach to stormwater management that promotes LID 
techniques, incorporates innovative stormwater management measures, and provides 
quality and quantity controls that are substantially more extensive than minimum 
requirements.  As such, staff recommends that the first inch of rainfall runoff be retained 
on-site through infiltration, evapotranspiration and/or reuse.  By achieving the goal of 
retaining the first inch of rainfall, the runoff characteristics associated with the site can then 
mimic those of a good forested condition for a significant majority of rainfall events.  In 
addition, staff also recommends that the provided stormwater measures be sufficient to 
attain the stormwater quality and quantity control credits of LEED (or equivalent). At this 
time, the applicant is not providing any additional measures of stormwater management 
above and beyond the minimum PFM requirement as the site is not being rezoned to a 
PTC District. 
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Lighting 
 
In conjunction 
with the 
proposed 
development, 
the applicant is 
proposing 
interior lighting 
for the new 
surface parking 
lot. This lighting 
must be in 
conformance 
with County 
lighting 
standards and 
will be reviewed 
further at time of 
site plan.  

                               Figure 8:  Site Perspective, Source: Applicant  

 
Due to the anticipated hours of operation, the athletic field will also be illuminated during 
evening activities. A photometric plan has been submitted as part of this application and 
reviewed by staff. The applicant is currently proposing six light poles, measuring 50 feet in 
height and containing LED lights, to be located along the perimeter of the athletic field.  
The submitted drawings and photometric plan indicate that the proposed lighting will meet 
the outdoor lighting standards contained in Article 14 of the Zoning Ordinance. A rendering 
of the proposed field and lighting is contained in Figure 8. 
 
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. The 
proposed development includes an athletic field in the vicinity of the Capital Beltway. 
Therefore, staff requested that the applicant submit a noise study for review and approval 
in order to confirm the site meets the Policy Plan recommendations for noise, as well as 
ensure safety for users of the athletic field. This study was submitted on October 30, 2015, 
and is currently under review by the Department of Planning and Zoning, Planning Division 
and Fairfax County Park Authority. Per this study, the following impacts were noted: 
 

 A 24 hour on-site traffic noise measurement was completed. 

 Two average noise levels were obtained: 
o Day-night average noise levels (also known as Ldn), which includes a ten 

dBA penalty for the hours of 10PM to 7AM. 
o Soccer game average noise levels (also known as Leq), which includes the 

typical hours of an evening soccer game (5PM to 10PM). 

 The Ldn noise levels are between 70 and 78 dBA. 
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 The Leq noise levels are between 65 and 73 dBA.  
 
It should be noted that at the time of submission, the applicant stated that additional 
information, to include forecasted future traffic volumes and current topography, are 
necessary to finalize this study. The applicant has received the forecasted future traffic 
volumes and anticipates completion of the noise study prior to the Planning Commission 
hearing. 
 
The levels noted above exceed the Comprehensive Plan’s current policy of 65dBA for 
outdoor activity areas.  For that reason, staff has requested that the applicant employ 
mitigation measures to reduce the noise levels. The applicant has proffered to mitigate 
outdoor noise levels for the field to 65 dBA through the use of a sound wall along the 
northern and eastern edges of the field as shown in Figure 9. 
 

 
Figure 9:  Sound Wall Exhibit, Source: Applicant 

 
Per this exhibit, the applicant is proposing two alternatives for a sound wall, subject to final 
engineering. Both alternatives propose an 8 to 15 foot tall sound wall integrated into the 
retaining wall with gaps as it crosses the Fairfax Water easement. The proposed materials 
include clear plexiglass, acrylate, wood, opaque PVC, cementitious panels or similar 
sound absorbing material. Staff has also requested a cross-section of the field in 
relationship to the wall and Capital Beltway. With this proffer commitment and exhibit, this 
issue is generally resolved.  
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Transportation Analysis (Appendix 9) 
 
Staff from the Fairfax County Department of Transportation (FCDOT) reviewed the 
application and offered comments pertaining to specific site details such as pedestrian 
circulation, cross-sections and illustrations of the proposed athletic field, retaining wall, 
fence and lighting details, and preliminary grading. In response to these comments, the 
applicant has provided a revised plan which has provided more detail on each of these 
items. FCDOT staff has also requested that the applicant design all proposed sidewalks 
and curb ramps in accordance with County and VDOT standards to ensure adequate 
pedestrian movement on and off site. As these are specific details provided at time of site 
plan, a further review will be conducted by FCDOT and VDOT staff at that time.  
 
Staff noted that the Comprehensive Plan recommends a future ramp connection from 
Kidwell Drive to the southbound on-ramp to the Capital Beltway. The applicant has 
provided staff with a conceptual exhibit that contemplates the future re-development of the 
subject property with multifamily residential and office uses, while preserving the proposed 
field and parking garage. Any future redevelopment of the site will need to take this future 
connection into consideration and this will be reviewed further with any future rezoning or 
proffered condition amendment applications.   
 
The applicant also worked closely with Virginia Department of Transportation (VDOT) due 
to the field’s proximity to the Capital Beltway. The applicant had originally proposed 
encroachment into this Limited Access Highway for the purpose of grading and 
construction associated with the field, fence and retaining wall. VDOT staff requested that 
the applicant remove this encroachment, as it would require approval from the 
Commonwealth Transportation Board. This encroachment has been removed and the 
applicant notes that all construction and maintenance will occur from the subject property. 
Additionally, VDOT staff worked closely with staff from the Fairfax County Park Authority 
(FCPA) regarding the maximum required height of the fence, adjacent to the Capital 
Beltway. According to FCPA, a 30-foot tall fence will be sufficient to protect against any 
balls reaching the on-ramp to the Capital Beltway. The applicant has memorialized this 
height with a note on the GDP/SE Plat. With the revised submission, VDOT’s concerns 
have been resolved. 
 
The applicant is proposing to meet the parking requirement for the existing office and data 
center and proposed athletic field via surface parking lots and a parking garage. Per the 
Zoning Ordinance, these uses generate a need of 672 parking spaces and a maximum of 
789 parking spaces may be accommodated via the six-story parking garage and the 
proposed surface lots. Staff from multiple agencies originally expressed concern regarding 
the additional parking being provided on site, especially in Tysons where the 
Comprehensive Plan seeks to preclude the overparking of sites (indeed, the Zoning 
Ordinance established parking maximums for the PTC Zoning District).  The applicant has 
also wishes to provide less parking – specifically, a minimum of 622 spaces – as the 
provision of less parking would allow the applicant to build fewer stories of the parking 
garage. The applicant will be required to complete a shared parking study at time of site 
plan in order to provide less than 672 parking spaces. The applicant has proffered that in 
no event, however, will fewer than 50 spaces be provided for the athletic field. 
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With regard to pedestrian connectivity, sidewalks are provided between the proposed 
parking structure and athletic field and between the surface parking lot in the southeast 
corner and the athletic field. While a sidewalk is provided along the southern side of 
Science Applications Court, no sidewalk is proposed along the northern side of this road 
due to site constraints. As a result, the applicant has provided crosswalks to facilitate safe 
access from the south to the field. The applicant has also provided five bicycle racks on 
the eastern edge of the field. While staff believes that adequate means of safe pedestrian 
access has been provided to the south, staff continues to recommend that the applicant 
provide additional bicycle facilities as well as a pedestrian connection along the northern 
side of Science Applications Court at time of future re-development, in consultation with 
FCDOT and FCPA. 
 
Park Authority Analysis (Appendix 10) 
 
While this application is not zoned to the PTC District, the intent of this application is to 
satisfy plan recommendations specific to land to be zoned to the PTC District. The 
Comprehensive Plan recognizes the need for a variety of small and large recreational 
facilities in Tysons Corner to meet the needs 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. 
 

Further, the Tysons Corner Urban Center District Recommendations, South Old 
Courthouse Subdistrict, Page 165, the Plan states the following: 
 

Open space amenities that are publicly accessible, such as athletic field 
and/or other active recreational facilities should be provided. 

 
As stated, this athletic field is required as a result of development proposed with the 
Westpark Plaza and The Boro rezoning applications. Based on Comprehensive Plan 
guidance for provision of one full-service athletic field per 4.5 million square feet of new 
gross floor area, these approved developments generate a need for one athletic field.   
 
As stated earlier in this report, the construction of this field on the subject property requires 
the approval of this PCA and concurrent SE. The location of this field on the subject property 
is in conformance with the Comprehensive Plan guidance for this area. Should these 
applications not be approved, the applicant of The Boro has proffered to provide 
$12,000,000 to the County for purchase of land and construction of an athletic field serving 
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Tysons on an alternative site.  In accordance with the draft proffers for The Boro, the athletic 
field is to be constructed and turned over to the County before issuance of any Residential 
or Non-Residential Use Permit (RUPs or Non-RUPs) for the second new building to be 
constructed on The Boro site.  Prior to use or occupancy of the field, the applicant has 
proffered to grant an easement to the FCPA or Board of Supervisors, which outlines the 
terms of the maintenance and operation of the field in accordance with FCPA standards in 
effect at that time.  
 
FCPA originally raised concerns regarding the placement of a portion of the field over a 
major Fairfax Water Authority transmission line and easement. As will be discussed further 
in the next section, the applicant submitted a preliminary detailed grading plan to Fairfax 
Water for review and approval. Fairfax Water has provided its approval of this preliminary 
grading plan, subject to submission of a final site plan. 
 
FCPA staff also raised concerns regarding noise associated with an athletic field in close 
proximity to the Capital Beltway. As noted above, staff has requested the applicant provide 
a noise study concurrent with this application to ascertain the current noise levels and 
develop proposed mitigation measures. The applicant has proffered to mitigate outdoor 
noise levels for the field to 65 dBA through the use of a sound wall along the northern and 
eastern edges of the field.  With this commitment, this issue is resolved.  
 
Finally, while many details of the proposed field have been discussed in conjunction with the 
review of these applications and reflected on the attached plans, the applicant will work with 
the FCPA at time of site plan review to ensure the most current standards for field design, 
construction, striping, fencing, retaining walls, bleachers and lighting are utilized. FCPA will 
also work with the applicant at time of site plan to relocate the proposed portable toilets to a 
location that is suitable for maintenance. With these changes, FCPA’s concerns have been 
addressed. 
 
Public Facilities 
 
Stormwater Analysis (Appendix 11) 
 
There is no resource protection area (RPA) or floodplain on the subject properties, nor are 
there downstream drainage complaints on file.  The applicant is proposing a slight increase 
in impervious area associated with the athletic field and parking garage over that which 
currently exists. The subject property maintains two existing drainage patterns to the north 
and south. The southern drainage area is subject to the grandfathering provisions of Article 
5 of the Stormwater Ordinance and will be served by an existing offsite enhanced 
extended detention pond facility, which provides water quality and quantity for this 
drainage area. The northern drainage area will be required to comply with the current 
Stormwater Ordinance requirements. Low impact development techniques or 
manufactured BMP’s are proposed north of the athletic field to provide water quality for this 
drainage area. Detention requirements will be met via an additional stone layer placed 
beneath a portion of the turf field. Final design and calculations will be provided at site plan 
submission. 
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A number of modifications and deviations of Public Facility Manual requirements have 
been requested in conjunction with these applications. The Department of Public Works 
and Environmental Services (DPWES) will complete a final review of these requests once 
the detailed design is submitted with the final site plan, in accordance with the 
requirements, policies and procedures in effect at the time.  
 
Sanitary Sewer Analysis (Appendix 12) 
 
The property is located in the Tysons Corner Urban Center.  The proposed athletic field 
and parking garage will not contain restrooms and will be served by portable toilets and 
pumped out periodically. Therefore, no additional sewer capacity studies should be 
required in conjunction with a site plan and no upgrades to the existing sewer lines are 
anticipated. 
 
Water Service Analysis (Appendix 13) 
 
The property is located in the service area of the Fairfax County Water Authority. Adequate 
domestic water service is available from an existing 8-inch and 12-inch mains located at 
the property.  Depending on the configuration of the onsite water mains, additional water 
main extensions may be necessary.   
 

 
Figure 10: Proposed FCWA Encroachment, Source: Applicant with Added Graphics from Staff 

 
As previously noted, the subject property contains a 24-foot wide Fairfax Water Authority 
easement along the eastern boundary of the property, which contains a 42-inch 

Area of FCWA  

Encroachment 
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transmission main. A portion of the proposed athletic field will encroach into this easement 
as shown on the GDP/SE Plat and Figure 9. Staff requested that the applicant provide a 
detailed preliminary grading plan and details of the athletic field, retaining walls and fences 
to Fairfax Water for review and preliminary approval. Per this review, limited grading 
(approximately 2 feet) will occur within the easement.  
 
Further, there will be no retaining walls within the easement and sufficient access has 
been provided through the proposed fence for maintenance of the transmission main. This 
maintenance access will consist of 15-foot tall sliding gates spanning the northern and 
eastern portion of the existing Fairfax Water easement, as shown on the detailed 
preliminary plan provided to Fairfax Water and in Appendix 13. While this detail is not 
currently shown on the current GDP/SE Plat, the applicant has provided a draft proffer to 
ensure this field is designed as shown on the preliminary plan. The applicant has also 
proffered to amend the existing easement agreement to reflect the current easement 
language for a transmission main. Additionally, the applicant has committed that this 
easement amendment will clearly outline that Fairfax Water is not responsible for any 
repairs to the field as a result of any permitted uses within the easement. FCPA has also 
indicated that they will not be responsible for any required repairs in the event damage 
occurs due to Fairfax Water’s use of the main and easement and a separate escrow 
should be established to address maintenance concerns. The applicant noted that they 
have talked extensively with Fairfax Water on the current status of the water main.  This 
main was reinstalled over this portion of the subject property as part of the recent 
construction of the Capital Beltway HOT lanes. Based on feedback from Fairfax Water, the 
expected lifespan of the water main is decades and potentially longer than the expected 
lifespan of the field itself.  Therefore, the likelihood of any required maintenance that would 
substantively impact use of the field is low.  However, the applicant recognizes that in an 
emergency, Fairfax Water would need to impact a portion of the field. The applicant is 
currently researching approximate repair costs and will provide staff with an update on this 
item. 
 
Based upon the information provided, Fairfax Water approval of the submitted preliminary 
plan has been obtained. Fairfax Water will complete a final review and approval of the plan 
once a site plan has been submitted to Fairfax County.   
 
Fire Marshal’s Office Analysis 
 
In its review, the Fairfax County Fire Marshal’s office noted that full front and rear access 
must be provided around the parking structure due to its proposed height of 6 stories. As 
this access has not been provided, the applicant will need to request a modification of this 
requirement in conjunction with the site plan. In the event the applicant cannot obtain the 
required modification, the applicant may be required to redesign the site, which could 
trigger the need for a proffered condition amendment. At time of site plan, the applicant will 
also need to demonstrate that fire trucks may adequately navigate the site by submitting a 
current auto turn exhibit for review and approval by the Fire Marshal’s office.   
 
 

 
 



PCA 75-7-004-03/SE 2015-PR-021 Page 21 of 30 

 
 

Urban Forest Management Division (Appendix 14) 
 
Staff from the Urban Forest Management Division (UFMD) reviewed the plan and offered 
comments related to: compliance with current Public Facilities Manual requirements; 
reflecting accurate onsite conditions; and clarifying tree cover requirements, interior 
parking lot calculations and transitional screening and barrier modifications. The applicant 
has addressed these comments with the revised plans. 
 
The Comprehensive Plan recommends increased tree planting in Tysons.  The applicant is 
proposing vegetation on-site to supplement existing vegetation to be preserved. This 
vegetation will be concentrated around the periphery of the SE site area and within the 
proposed parking lot. While the site will meet the tree preservation target requirement, the 
site will not meet the 10 percent tree canopy requirement. The applicant has requested a 
modification of the tree canopy requirement and will provide a contribution to the Tree 
Preservation and Planting Fund in accordance with the PFM. With this commitment, staff 
supports the requested modification. 
 
Finally, the majority of the proposed tree canopy relies heavily on the use of proposed 
landscaping. To ensure the installation and survivability of this landscaping, UFMD 
requested the applicant facilitate a meeting with the landscape contractor, applicant and 
UFMD on-site prior to installation to ensure the plantings are established in accordance 
with County requirements. The applicant has provided a proffer to this effect. As such, all 
outstanding UFMD comments have been addressed. 
 
ZONING ORDINANCE PROVISIONS (Appendix 15) 
 
The proposed development under the I-3 District must comply with the applicable 
regulations of the Zoning Ordinance. The chart below compares the proposed 
development to the I-3 District’s requirements.  
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Bulk Standards I-3 

Standard Required Provided 

Lot Size 40,000 SF 14.4 acres 

Lot Width 100 feet 320 feet 

Front Yard 
Controlled by a 45 degree angle of bulk 
plane, but not less than 40 feet  

430 feet (Kidwell Drive) 
65 feet (Interstate 495) 
600 feet (Science Applications Court) 

Side Yard 
Controlled by a 45 degree angle of bulk 
plane 

300 feet 

Rear Yard 
Controlled by a 45 degree angle of bulk 
plane 

N/A  

Building Height 75 feet 65 feet (parking structure) 

FAR 
0.40, provided an increase to 0.50 may be 
permitted by the Board of Supervisors 

0.46 (No increase in FAR proposed) 

Open Space 15% 19% (120,172 sq. ft.) 

Tree Cover 10% 7.9% (19,951 sq. ft.)* 

*A modification is requested in accordance with Section 12-0510 and 12-0511 of the PFM. 

 
The application has satisfied all applicable bulk standards, except for those waivers and 
modifications requested as part of this application or previously approved. 
 
Overlay District Requirements 
 
Highway Corridor Overlay District Standards (Sect. 7-600) 
 
The Highway Corridor Overlay District provides additional regulations for drive-in financial 
institutions, fast food restaurants, quick-service food stores, service stations, and service 
station/mini-marts located in these overlay districts.  None of these uses are being 
proposed at this time.  Therefore, this use is in conformance with the HC Overlay District 
standards. 
 
General Special Exception Standards (Sect. 9-006) (For the Containment 
Structure/Fence only) 
 
All special exception uses shall satisfy the following general standards: 
 
General Standards 1 and 2 would require that the proposed use at the specified location 
“be in harmony with the adopted Comprehensive Plan” and “with the general purpose and 
intent of the applicable zoning district regulations”.  Staff finds that the proposed 
containment structure (fence) and associated athletic field would be in harmony with the 
Comprehensive Plan, which envisions an at-grade athletic field on the subject property to 
serve the recreation needs of future Tysons residents. In addition, staff finds that the 
proposed containment structure is in harmony with the purpose and intent of the I-3 
district, which permits public uses such as an athletic field operated and programmed by 
the Fairfax County Park Authority (FCPA).  Based on the field’s location and the field’s 
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proximity to the Capital Beltway, the containment structure is necessary to preclude balls 
from leaving the site. The applicant has provided details on the height and materials of the 
proposed containment structure and staff believes the use would be consistent with these 
goals, and would not negatively affect the existing uses in the area. 
 
General Standard 3 states that the proposed use shall “be harmonious with and not 
adversely affect the use or development of neighboring properties”.  This standard also 
requires that “the location, size and height of buildings, structures, walls and fences, and 
the nature and extent of screening, buffering and landscaping shall be such that the use 
will not hinder or discourage the appropriate development and use of adjacent or nearby 
land and/or buildings or impair the value thereof”. The proposed redevelopment of the site 
to permit a containment structure associated with a permitted athletic field is not 
anticipated to create substantial adverse effects for the surrounding properties. The 
athletic field is a permitted public use and the containment structure is necessary to 
preclude balls from leaving the site due to the field’s proximity to the Capital Beltway. The 
applicant has provided staff with an exhibit, which demonstrates how the property can be 
redeveloped while preserving the field and parking garage. The applicant has worked 
closely with the adjacent neighborhoods to minimize any adverse impact from the 
proposed field and containment structure. The applicant has provided detailed information 
regarding hours of operation, grading, lighting, retaining wall and fence materials and 
heights as well as materials and height associated with the proposed parking garage. The 
site is in conformance with the Zoning Ordinance bulk standards for the I-3 District.  Staff 
believes that the proposed plan, subject to the included development conditions, would 
meet this standard. 
 
General Standard 4 requires “that pedestrian and vehicular traffic associated with the use 
will not be hazardous or conflict with existing or anticipated traffic”. The proposed 
containment structure does not generate pedestrian or vehicular traffic. However, per the 
applicant’s statement of justification, the athletic field associated with the containment 
structure will generate 71 weekday daily trips and 117 weekend daily trips. Both FCDOT 
and VDOT completed a review of this application and did not raise any concerns regarding 
degradation of traffic on the adjacent roads as a result of the athletic field. The applicant is 
proposing to reconstruct portions of Science Applications Court, to include curb and gutter, 
as a result of the proposed development. One existing entrance will be modified and two 
new entrances provided, which will provide access to the re-configured surface parking lot 
along the southeastern side of the property. Pedestrian connectivity is enhanced by a 
series of existing and proposed sidewalks and crosswalks. Overall, staff finds that the 
vehicular and pedestrian traffic associated with the athletic field would not be hazardous or 
conflict with existing or anticipated traffic.   
 
General Standard 5 stipulates that “the Board shall require landscaping and screening in 
accordance with the provisions of Article 13”.  The proposed containment structure does 
not generate landscaping and screening requirements; however, the associated athletic 
field is required to comply with Article 13 of the Zoning Ordinance. As permitted in 
accordance with Paragraphs 11 and 14 of Section 13-305 of the Zoning Ordinance, the 
applicant is requesting a waiver of the transitional screening and barrier requirements for 
the proposed athletic field along the northern, southern and eastern property lines. In lieu 
of the required screening and barrier, the applicant is providing landscaping and barriers 
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as shown on the GDP/SE Plat. For the reasons discussed below in the Waivers and 
Modifications section, staff is in support of these waivers. 
 
General Standard 6 stipulates that “open space shall be provided in an amount equivalent 
to that specified for the zoning district in which the proposed use is located”.  In the I-3 
zoning district, 15 percent of the gross area is required to be landscaped open space. The 
subject application proposes to meet that requirement by achieving 19 percent open 
space. As a result, staff finds that the proposal would satisfy this standard. 
 
General Standard 7 states that “adequate utility, drainage, parking, loading and other 
necessary facilities to serve the proposed use shall be provided.  Parking and loading 
requirements shall be in accordance with the provisions of Article 11”.  The proposed 
containment structure does not generate any utility or parking demands. The parking, utility 
and drainage associated with the athletic field have been discussed in detail above. The 
containment structure is designed with openings which will not preclude runoff from 
draining through the structure. Staff believes this standard has been satisfied. 
 
General Standard 8 specifies that “signs shall be regulated by the provisions of Article 12; 
however, the Board may impose more strict requirements for a given use than those set 
forth in this Ordinance”.  Any proposed signage on the containment structure will be 
provided in accordance with FCPA standards in effect at the time of construction.  
Staff has provided a development condition that all signage will comply with Article 12 of 
the Zoning Ordinance. 
 
Additional Standards for Containment Structures Associated with Outdoor 
Recreation/Sports Facility Playing Fields/Courts and Golf Courses (9-624) 
 
Standard A: Detailed information relating to the anticipated trajectory of balls and other 
sports equipment and the need for a containment structure to keep such equipment on the 
property shall be submitted with the application. In the event the containment structure is 
associated with a new playing field/court or golf course, the playing field/court or golf 
course shall be oriented and designed in such a manner as to minimize the height needed 
for such containment structure. Per discussions with FCPA, the preferred design of the 
field is an at-grade, full-size athletic field to meet the recreational demands associated with 
The Boro and Westpark Plaza rezoning applications. As such, the applicant is utilizing a 
series of retaining walls to accommodate this field at-grade and minimize the height of the 
proposed containment structure/fence. The applicant notes that the height of the 
containment structure will be a minimum of 30 feet adjacent to the Capital Beltway on the 
north and east sides of the field.  The height will taper down to a minimum of 10 feet 
elsewhere around the field. Per discussions with FCPA and VDOT, this height is the 
minimum necessary to preclude any trajectory into the right-of-way. 

 
Standard B: The height, location, color and materials of the proposed containment 
structure, including the size of mesh for any netting, shall be identified in the application. 
The applicant has provided details of the height, location, color and materials on Sheet 
L1.0 of the GDP/SE Plat. While the detail on the exhibit reflects a silver colored, welded 
wire fence, FCPA recommends a black chain link fence be provided similar to other 
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facilities in Tysons. The applicant has committed to providing this design via a proffer. As 
noted, the fence will range in height from 10 to 30 feet around the proposed field. 
  
Standard C: The material for the containment structure shall be limited to support 
structures, netting that is at least seventy-five (75) percent open in an evenly distributed 
pattern, and/or guy wires. The containment structure will comply with this standard, which 
will be verified at time of building permit.  

 
Standard D: Wherever practical, the containment structure shall be designed in such a 
manner that, in the event of collapse, the structure will not fall onto adjacent property or 
right-of-way. In order to meet the recreational requirements generated by The Boro and 
Westpark Plaza rezoning applications, one full-size athletic field is required on the subject 
property. The applicant intends to retain the existing office buildings and portions of an 
existing surface parking lot at this time. Therefore, the applicant worked diligently with staff 
to design a full-size, at-grade athletic field within the space available. The athletic field is 
primarily surrounded by open space, a private travelway, private street and parking lot 
located on the same lot as the containment structure. While a small portion of the field 
(approximately 45 linear feet) is located directly adjacent to the on-ramp of the Capital 
Beltway, the majority of the containment structure is located away from the right-of-way 
and is not intended to negatively impact the operations of the Capital Beltway.  
 
Standard E: Signs shall not be permitted on any containment structures. In accordance 
with FCPA policy, signage is recommended at all entry points. As the associated athletic 
field is designed as a public use, the applicant respectfully requests a modification to this 
standard to permit any required signage in accordance with the Zoning Ordinance and 
FCPA policy. Staff also recommends signage be placed on the fence at the northern 
pedestrian entrance to direct visitors to the southeastern entrance, bleachers and 
restrooms. Staff does not object to this modification. 

 
Standard F: Wherever practical, the containment netting shall be removed when the 
outdoor sports facility is not in use due to seasonal changes or other factors. Again, the 
associated athletic field is a public use operated by FCPA. As such, the proposed 
containment structure is a permanent structure and is intended to be used year round. 
 
Standard G: A containment structure may be located on an adjacent lot to an outdoor 
recreation/sports facility playing field/court or golf course, whether or not such lot contains 
a principal structure or use. As shown on Sheet L1.0 of the GDP/SE Plat, the containment 
structure is located on the same lot as the athletic field. 

 
Standard H: Such containment structure shall not be allowed in association with a privately 
used playing field/court on a lot containing a single family dwelling. As noted, the proposed 
containment structure will surround a public use athletic field. 
 
Waivers and Modifications  
 
As previously noted, several of the requested waivers and modifications should be 
addressed at the time of site plan review as staff does not have enough information to 
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evaluate those requests at this time.  The remaining waiver and modification requests are 
discussed below. 
 
Transitional Screening and Barriers 
 
The applicant is requesting a modification of the transitional screening and barrier 
requirements along the northern and eastern property lines in accordance with Paragraph 
11 of Section 13-305 of the Zoning Ordinance. Per this section, the transitional screening 
and barrier requirements may be waived when the subject property abuts an interstate 
highway right-of-way. The subject property is adjacent to the Capital Beltway along the 
northern and eastern property lines. Retaining walls currently exist within the right-of-way, 
adjacent to a portion of the subject property, which effectively serve as a barrier. Further, 
portions of the eastern property line are encumbered with a retaining wall easement, which 
would preclude additional landscaping or barriers. Additional landscaping has been 
provided north of the athletic field to provide additional screening from the Capital Beltway. 
For these reasons, staff supports this waiver request. 
 
The applicant is also requesting a modification of the transitional screening and barrier 
requirements where the site abuts multifamily residences along the southern property lines 
in accordance with Paragraph 14 of Section 13-305 of the Zoning Ordinance. In lieu of 
providing a 35-foot transitional screening yard and 6 foot tall barrier, the applicant 
proposes the streetscape design as shown on the GDP/SE Plat. The applicant is 
proposing the preservation of four existing trees located along Science Applications Court. 
Due to the required size of the athletic field, there are no other suitable locations for new 
vegetation within this transitional screening yard. Further, this field does not involve the 
construction of additional gross floor area as it will function as active open space. While a 
barrier is not proposed adjacent to the transitional screening yard, a 10 to 30 foot tall fence 
is proposed around the athletic field. While this fence provides a barrier, it does not meet 
the intent of a barrier to block noise and views of the use. In lieu of the fence, the applicant 
has proposed landscaping as noted above, where feasible. Finally, the Comprehensive 
Plan contemplates redevelopment of the property with a higher intensity use, at which time 
provision of a full transitional screening yard and barrier can be evaluated. Staff supports 
these modification requests.   
 
Zoning Ordinance 
 
 

 Modification of Sect. 2-506 of the Zoning Ordinance 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 GDP/SE Plat. 

 
The applicant has requested this modification to provide an opportunity to 
architecturally screen mechanical roof equipment on top of the parking garage and 
to provide for potential architectural elements above the main roof line.  The 
applicant has indicated that the proffers will set a maximum (up to 4.5 feet) for these 
types of roof extensions.  With this proffer, staff supports this waiver request. 
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 Modification of Par. 4 of Sect. 11-202 of the Zoning Ordinance requiring a minimum 
distance of 40 feet of a loading space in proximity to drive aisles, to that shown on 
the GDP/SE Plat. 

With this application, the applicant proposes to expand the existing loading dock 
located along the eastern side of the building located at 7980 Science Applications 
Court. This loading dock will be located directly adjacent to a proposed drive aisle 
providing a secondary means of access to the proposed parking garage. Due to the 
existing features to remain and required size of the proposed athletic field, there are 
no other logical locations for the loading dock and drive aisle; therefore, staff 
supports the requested modification.  
 

 Waiver of Sect. 11-302 of the Zoning Ordinance to allow a private street to exceed 
600 feet in length as shown on the GDP/SE/PCA Plat. 

There are no private streets exceeding 600 feet proposed with this application.  
However, the applicant is proposing to reconstruct portions of Science Applications 
Court, which is privately maintained and currently exceeds 600 feet. As the 
applicant is not proposing any additional length to this street, staff supports the 
requested waiver. 
 

 Modification of peripheral landscape requirements for the existing surface lot 
(southeast of proposed field), as allowed by Paragraph 3 of Section 13-203 of the 
Zoning Ordinance, in favor of the existing conditions – as shown on Sheet C-6 and 
the proposed landscape plan on Sheet L-1.0 
 
A significant portion of the subject property is developed with an existing surface 
parking lot, which does not meet current parking lot landscaping requirements. As 
noted earlier, the proposed athletic field is being driven by offsite development, 
which seeks to satisfy the need for outdoor recreation areas in Tysons.  The 
required size of the athletic field, parking requirements, existing 24-inch water 
easement, existing retaining wall and easements and proximity to the Capital 
Beltway are all dictating the location of the field. With these constraints, the 
applicant has been unable to provide the full peripheral parking lot landscaping. 
However, the site has been designed to provide interior parking lot landscaping in 
accordance with County standards. With this, staff supports the requested 
modification. 

 Modification of Paragraph 2 of Section 17-201 of the Zoning Ordinance regarding 
the construction of trails and bike trails, in favor of the streetscape and on-road bike 
trail system shown on the GDP/SE Plat. 
 
On-street bike lanes and sidewalks are provided throughout this development. 
Therefore, staff supports the requested modification. 
 

 Waiver of Par. 3 of Sect. 17-201 of the Zoning Ordinance to provide any additional 
interparcel connections to adjacent parcels other than those specifically identified 
on the site.   
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The application provides for connection to the property to the south.  While access 
to the north is not currently provided, the applicant has submitted a separate exhibit 
to staff that demonstrates how the site’s internal roads may be extended to the 
north in the future to create a grid of streets as surrounding properties re-develop.  
Therefore, staff supports a waiver of Par. 3 of Sect. 17-201. 
 

 Waiver of Par. 4 of Sect. 17-201 of the Zoning Ordinance to not require further 
dedication, construction, or widening of existing roads beyond that which is 
indicated on the GDP/SE Plat. 

Par. 4 of Sect. 17-201 requires “dedication and construction or widening for existing 
roads, existing roads on new alignments and proposed roads, all as indicated on 
the adopted comprehensive plan.”  The proposed athletic field is a permitted use 
within the I-3 District. The applicant has provided an exhibit which demonstrates 
that re-development of the remaining portion of the subject property will not be 
precluded by the athletic field. As such, staff supports the waiver of Par. 4 of Sect. 
17-201.  

 

 Modification of Paragraphs 12, 13 and 14 of Section 17-201 of the Zoning 
Ordinance and requirement to provide improvements in a phased sequence as 
outlined in the GDP/SE Plat and proffers and to be determined with the site plan. 

As shown on the parking plan, the parking requirement for the existing office and 
data center and proposed athletic field is 672 spaces. With the existing and 
proposed surface parking lots and without the proposed parking structure, 
approximately 575 parking spaces are available. The applicant has indicated that 
they wish to reserve the right to construct the parking garage in phases.  Depending 
on the parking requirements in place at time of site plan (which will be based on the 
existing and proposed uses), the construction of all levels of the garage may be 
unnecessary. The applicant has proffered to complete a shared parking study at 
time of site plan, which will identify the parking rate for each use. Since the 
applicant will be required to construct parking to meet the requirements of the 
parking study, staff has no objections to this modification. 

 
Public Facilities Manual 

 Modification of Section 12-0510 and 12-0511 of the PFM for required 10% tree 
canopy coverage on individual lots/land bays, to allow for canopy coverage to be 
calculated on the overall SE development area, as demonstrated herein and on 
Sheet L-21. 
  
The applicant has provided detailed information regarding the existing tree canopy 
coverage on the SE site. Currently, only 4.4 percent of the SE area contains 
existing vegetation, which will be preserved as part of this application. The ten year 
tree canopy requirement for an I-3 District is 10 percent. With the proposed and 
existing vegetation, the total canopy provided is 7.9 percent. Therefore, a 
modification of the ten year tree canopy requirement is required due to the size of 
the proposed development, which includes minimum standards for the size and 
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orientation of the proposed athletic field. In exchange for this modification, the 
applicant will provide a monetary contribution to the Fairfax County Tree 
Preservation and Planting Fund. Staff is in support of this modification. 

 

CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
The subject application has been extensively reviewed for compliance with the 
Comprehensive Plan and the Zoning Ordinance.  The proposed athletic field and 
containment structure/fence will meet the existing and future recreational demands of 
residents living in Tysons as envisioned in the Comprehensive Plan.  Under this proposal, 
an existing surface parking lot will be replaced with a full-size, at-grade athletic field (to 
include bleachers and bicycle racks), a parking garage and associated landscaping and 
open space to support the athletic field requirement generated by offsite rezoning 
applications. The applicant has worked closely with the Fairfax County Water Authority and 
Fairfax County Park Authority to design a field which will have no adverse impact on the 
existing major water transmission line and meet FCPA standards. The applicant has 
provided a noise study and proffered to mitigate outdoor noise levels for the field to 65 dBA 
through the use of a sound wall along the northern and eastern edges of the field.  With 
this commitment, the proposed field will meet the Fairfax County Comprehensive Plan 
guidance. Staff concludes that the subject application is in harmony with the 
Comprehensive Plan and is in conformance with the applicable Zoning Ordinance 
provisions. 
 
Recommendations 
 
Staff recommends approval of PCA 75-7-004-03, subject to the execution of proffers 
consistent with those contained in Appendix 1. 
 
Staff recommends approval of SE 2015-PR-021, subject to the development conditions 
contained in Appendix 2. 
 
Staff recommends approval of the following modifications and waivers: 
 

 Modification of Paragraph 2 of Section 2-506 of the Zoning Ordinance to allow 
for a parapet wall, cornice or similar projection to exceed the height limit 
established by more than three (3) feet to a maximum height of 4.5 feet, as 
shown on the General Development Plan/Special Exception (GDP/SE) Plat. 

 Modification of Paragraph 4 of Section 11-202 of the Zoning Ordinance requiring 
a minimum distance of forty (40) feet from a loading space in proximity to a drive 
aisle in favor of that shown on the GDP/SE Plat. 

 Waiver of the maximum length of private streets as provided in Paragraph 2 of 
Section 11-302 of the Zoning Ordinance to allow private streets in excess of 600 
feet in length. 

 Modification of peripheral landscape requirements for the existing surface lot 
(southeast of proposed field), as allowed by Paragraph 3 of Section 13-203 of 
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the Zoning Ordinance, in favor of the existing and proposed landscaping as 
shown on the GDP/SE Plat. 

 Modification of the transitional screening and barrier requirements is requested 
for the eastern property boundary adjacent to I-495 to that shown on the 
GDP/SE Plat.  

 Modification of the transitional screening and barrier requirements along the 
southern property line (Science Applications Court) in favor of the proposed 
streetscape design and containment structure as shown on the GDP/SE Plat. 

 Modification of Paragraph 2 of Section 17-201 of the Zoning Ordinance 
regarding the construction of trails and bike trails, in favor of the streetscape and 
on-road bike trail system shown on the GDP/SE Plat. 

 Waiver of Paragraph 3 of Section 17-201 of the Zoning Ordinance to provide 
additional interparcel connection to adjoining parcels other than those 
specifically identified on the GDP/SE Plat. 

 Waiver of Paragraph 4 of Section 17-201 of the Zoning Ordinance to not require 
any further dedication, construction or widening of existing roads beyond that for 
which is indicated on the GDP/SE Plat. Dedication and improvements shown on 
the SE/GDP Plan shall be deemed to meet all comprehensive policy plan 
requirements.  

 Modification of Paragraphs 12, 13 and 14 of Section 17-201 of the Zoning 
Ordinance and requirement to provide improvements in a phased sequence as 
outlined in the GDP/SE Plat and proffers and to be determined with the site plan.  

 Modification of Section 12-0510 and 12-0511 of the PFM for required 10% tree 
canopy coverage on individual lots/land bays, to allow for canopy coverage to be 
calculated as depicted on the GDP/SE Plat. 

 Modification of Standard E of Sect. 9-624 of the Zoning Ordinance to permit 
signage at all entry points to the field. 
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AMENDED PROFFERED CONDITIONS 

PCA 75-7-004-3 

November 12, 2015 

Revised November 16, 2015 

Revised December 7, 2015 

 

 

Pursuant to Section 15.2-2303(a), Code of Virginia, 1950 as amended, and subject to the 

Board of Supervisors’ approval of the requested Proffered Condition Amendment and concurrent 

Special Exception, the owners of the subject property (Tax Map 39-2((1))  13D and 13 E 

“Subject Property”) have completed a Generalized Development Plan (GDP) for development of 

this property, it makes the following proffered conditions for themselves, and their successors 

and assigns, for application to this subject property in substitution of those conditions proffered 

in RZ 75-7-004, and subsequent amendments PCA 75-7-004 and PCA 75-7-004-2.  In the event 

that this application is approved, any previous proffers for the subject property are hereby 

deemed null and void and hereafter shall have no effect, except as specifically identified below.   

 

1.  Development of the special exception area of the Subject Property shall be in 

substantial conformance with GDP/SE Plat prepared by VIKA, Incorporated dated April 1, 2015 

and revised through October 19, 2015 (the “SE Area”).  The remainder of the Subject Property 

not subject to the SE Area (the existing office buildings) shall be developed in substantial 

conformance with the GDP prepared by VIKA, Incorporated, consisting of Sheets 4 and 5, dated 

January 17, 2003 as revised through March 11, 2004 and as approved by the Board of 

Supervisors as part of PCA 75-7-004-2 (the “Existing GDP Area”).   The maximum FAR 

permitted on the Subject Property is 0.50.   

 

2.  Minor modifications to the proffered elements of the GDP/SE Plat may be 

permitted as determined by the Department of Planning and Zoning, Zoning Evaluation Division 

when necessitated by sound engineering or that may become necessary as part of final site design 

or engineering, pursuant to Section 18-204 of the Zoning Ordinance. 

 

3. The uses shall be limited primarily to research and development type industries, 

i.e. those set forth as permissible in the I-3 District.  Those uses by the owner other than R&D 

type industries would be such that would: 

a.  Result in a low intensity of peak hour employees;  

b.  Generate no substantial truck traffic; 

c.  Create no amounts of smoke, glare, or odor which would have an adverse 

effect upon adjoining properties; 

d.  Create no noise which would have an adverse effect upon adjoining 

properties; 

e.  Have no retail commercial uses except those to serve on-site employees. 

 

4.  The heights shown for the fencing/containment structure associated with the field 

shall be permitted as a special exception use, to be approved by the Board of Supervisors  

concurrent with this application (SE 2015-PR-021).  Notwithstanding that shown on Sheet L1.0 

of the GDP/SE plat, the fencing/containment structure shall be constructed of black chain link.  

Appendix 1



 

5.  Science Applications Court will not be dedicated for public use and will remain a 

private street.  

 

6.  The landscaping of the site shall be generally as provided on the GDP/SE Plat.  

 

7.  All buildings shall be designed to be architecturally compatible with those 

presently existing on the subject property. All parking structures shall be designed to be 

architecturally compatible with the office structures. Building heights and FAR shall be 

generally as shown on the GDP.  Architectural elevations and building materials for the proposed 

parking garage, retaining wall, and fence shall be in substantial conformance with those shown 

on the GDP/SE Plat.  No parapet wall, cornice or similar projection shall exceed the height limit 

established by more than 4.5 feet. 

 

8.  The proposed athletic field (the “Field”) will be constructed by the applicant (or 

their successors and assigns) and operated by the Fairfax County Park Authority (FCPA).   

 

9. Hours of Operation.  The hours of operation for the Field will be consistent with 

FCPA guidelines.  In no event shall such hours exceed that permitted by Fairfax County Code.   

 

10. Field Easement.  In the area shown on the GDP/SE Plat, prior to occupancy 

and/or use of the Field by FCPA, the applicant shall grant an Easement to the FCPA or Board of 

Supervisors, in a form acceptable to the Office of the County Attorney outlining the terms of 

maintenance and operation of the field, consistent with established FCPA policies regarding 

similarly situated recreational fields (the “Field Easement”).  The applicant (or their successors 

and assigns) shall maintain ownership of the subject property. 

 

11. Access Easement(s).  In additional to the Field Easement, prior to occupancy 

and/or use of the Field by FCPA, the applicant shall grant access and parking  easements over the 

parking area shown on the GDP/SE Plat to be used to provide parking for Field patrons and to 

provide access to all four sides of the Field for maintenance purposes.   Such access easements 

shall be granted to the FCPA or the Board of Supervisors, in a form acceptable to the Office of 

the County Attorney.  At a minimum, the parking easement shall ensure access the entire parking 

lot southeast of the proposed field (approximately 72 spaces of which 22 spaces may be also 

designated as overflow spaces for adjacent residences – as may be modified by final site plan 

approval) for all non-holiday weekdays after 5 pm, and all weekend and holidays during the 

hours of operation of the field.   

 

12. Port-a-potty concrete pads.  Notwithstanding the location of the port-a-potty 

concrete pads shown on the GDP/SE Plat, the specific locations shall be determined at the time 

of site plan, in consultation with FCPA. 

 

13. Utility Easement(s).  As a condition of Fairfax County Water Authority (FCWA) 

approval of the site plan, the applicant shall amend any existing utility easements within the 

Field Easement to ensure the Field can be constructed as shown on the GDP/SE/PCA Plat and 

maintained by the FCPA consistent with the Field Easement.  At a minimum, FCWA shall 
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approve the Field design prior to commencement of construction and the applicant shall amend 

the existing water easement recorded in Deed Book 20620 at Page 1310 amongst the land 

records of Fairfax County (the “Waterline Easement”), if deemed necessary by the FCWA, and 

as a condition of site plan approval, all to ensure the portion of the Field within the Waterline 

Easement can be constructed as shown on the GDP/SE/PCA Plat.  

 

14. Gates.  Notwithstanding what is shown on the GDP/SE Plat and at the time of site 

plan review, the applicant shall provide 15-foot tall sliding gates spanning the existing FCWA 

easement located on the Field proper, as shown on the preliminary grading plan submitted to and 

approved by FCWA on October 9, 2015 and included as Appendix 13 of the staff report for this 

application. 

 

15. Parking.  The applicant reserves the right to construct the minimum amount of 

parking necessary to support the existing uses on the Subject Property and Field as required by 

the Zoning Ordinance and/or shared parking study submitted and approved by the Department of 

Public Works and Environmental Services (DPWES).  As such the height of the proposed 

parking garage may be reduced provided such minimum parking requirements are met, including 

providing a minimum of fifty (50) parking spaces for the Field.  In addition, prior to the time of 

site plan approval for the Field, the applicant reserves the right to submit a site plan which 

includes potentially constructing underground parking beneath the Field.  At a minimum, such 

underground parking shall in no manner impair the operation of the Field and shall be subject to 

review and approval by the Zoning Administrator, in consultation with DPWES. 

 

16. Tree Replacement and Preservation.  The applicant shall strictly conform to the 

limits of clearing and grading shown on the GDP/SE Plat.  Any trees identified on the GDP/SE 

Plat to be planted and preserved, which fail to survive by the date the Field Easement (as 

outlined in Proffer 10) is recorded, shall be replaced by the applicant with species determined to 

be appropriate by the Urban Forester.  In addition, consistent with the tree preservation 

calculations shown on the GDP/SE Plat, the applicant shall either contribute the $300 per tree to 

the Fairfax County Tree Preservation and Planting Fund (not to exceed $7,800 total) to off-set 

the 10-year canopy shown on the plat, and/or plant appropriate canopy trees on the Existing GDP 

Area necessary to demonstrate compliance with provided tree preservation calculations.   

 

17. Pre-installation meeting.  Prior to installation of plants to meet requirements of 

the approved landscape plan, the applicant shall coordinate a pre-installation meeting on site with 

the landscape contractor and a representative of the County Urban Forest Management Division 

(UFMD).  Any proposed changes to the location of planting, size of trees/shrubs, and any 

proposed plant substitutions for species specified on the approved plan shall be reviewed at this 

time and must be approved prior to planting.  The installation of plants not specified on the 

approved plan, and not previously approved by UFMD, may require submission of a revision to 

the landscape plan or removal and replacement with approved material, prior to bond release. 

UFMD shall be contacted a minimum of three (3) days prior to the meeting on site.  

 

18. SWM/BMP.  Unless modified by DWPES, in consultation with the Department of 

Planning and Zoning, Zoning Evaluation Division, the applicant shall provide stormwater 
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detention consistent with the Public Facilities Manual (PFM) and as depicted on the GDP/SE 

Plat. 

 

19. Signage.  Any signs provided for the Field on the Subject Property shall comply with 

Article 12 the Zoning Ordinance.  Notwithstanding that shown on the GDP/SE Plat, the existing 

monument sign(s) at the site entrance may be relocated provided the regulations of Article 12 

and required sight distance are met. 

 

 

20. Lighting.  All lighting, including streetlights, athletic field lighting, security 

lighting, signage lighting and pedestrian or other incidental lighting, shall be in conformance 

with Part 9 of Article 14 of the Zoning Ordinance.  Lighting for the athletic field shall also be 

consistent with FCPA specifications and shall be provided as shown on the GDP/SE Plat.  

However the applicant reserves the right to modify the lighting plan for the Field provided that 

such modification is agreed to by the FCPA, in consultation with the Department of Planning and 

Zoning, Zoning Evaluation Division, as part of the Field Easement and is a reduction in the 

brightness shown on the GDP/SE Plat.  FCPA shall maintain the lighting for the athletic field 

and all lights associated with the athletic field shall be turned off no later than 11:00 pm. 

 

21. In order to mitigate outdoor noise levels on the outdoor field to 65 dBA during 

hours of operation requiring a permit from FCPA for outdoor activity areas, the Applicant shall 

install noise mitigation measures along the northern and eastern edges of the field and as 

depicted in the attached exhibit prior to use of the field. Prior to installation of noise mitigation 

measures, the Applicant may submit a plan for alternative noise mitigation measures to reduce 

noise levels on the outdoor field to 65 dBA during hours of operation.  Such study will be 

submitted to the Department of Planning and Zoning, Planning Division for review and approval. 

 

22. These proffers may be executed in one or more counterparts, each of which when 

so executed and delivered shall be deemed an original document and all of which taken together 

shall constituent one instrument.  Further these proffers will bind and inure to the benefit of the 

applicant and his/her successors and assigns. 

 

SIGNATURES TO FOLLOW ON SUBSEQUENT PAGES 

 

 

 

  

Appendix 1



Meridian Science 7980, LP 

Property Owner of 39-2((1))13D 

 

 

By:_________________________ 

 

Printed Name:_________________________ 

 

Title:_________________________ 
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Meridian Science 7990, LLC 

Property Owner of 39-2 ((1))13E 

 

 

By:_________________________ 

 

Printed Name:_________________________ 

 

Title:_________________________ 
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Exhibit 1



PROPOSED DEVELOPMENT CONDITIONS 

SE 2015-PR-021 

November 25, 2015 

 

If it is the intent of the Board of Supervisors to approve SE 2015-PR-021, located at 
7910 and 7980 Science Applications Court, Tax Parcel 39-2 ((1)) 13D (pt.) and 13E 
(pt.), for a containment structure associated with outdoor recreation/sports facility 
playing fields/courts and golf courses, pursuant to Sect. 9-624 of the Fairfax County 
Zoning Ordinance, staff recommends that the Board condition the approval by requiring 
conformance with the following development conditions. 

 

1. This Special Exception is granted for and runs with the land indicated in this 
application and is not transferable to other land. 

 

2. This Special Exception is granted only for the purpose(s), structure(s) and/or use(s) 
indicated on the special exception plat approved with the application, as qualified by 
these development conditions. The height, location, color and materials of the 
proposed containment structure shall be in substantial conformance with that shown 
on the Special Exception Plat.  

 

3. This Special Exception is subject to the provision of Article 17, Site Plans as may be 
determined by the Department of Public Works and Environmental Services 
(DPWES). Any plan submitted pursuant to this Special Exception shall be in 
substantial conformance with the approved Special Exception (SE) Plat entitled 
"Tysons Technology Center", consisting of twenty-nine sheets and prepared by 
VIKA and LandDesign, which is dated April 1, 2015 and revised through October 19, 
2015, and these conditions. Minor modifications to the approved Special Exception 
may be permitted pursuant to Par. 4 of Sect. 9-004 of the Zoning Ordinance. 

 

The above proposed conditions are staff recommendations and do not reflect the 
position of the Board of Supervisors unless and until adopted by that Board.   

 

This approval, contingent on the above noted conditions, shall not relieve the applicant 
from compliance with the provisions of any applicable ordinances, regulations, or 
adopted standards. The applicant shall be himself responsible for obtaining the required 
Non-Residential Use Permit through established procedures, and this Special Exception 
shall not be valid until this has been accomplished.   

 

Pursuant to Section 9-015 of the Zoning Ordinance, this special exception shall 
automatically expire, without notice, thirty (30) months after the date of approval unless, 
at a minimum, the use has been established or construction has commenced and been 
diligently prosecuted as evidenced by the issuance of a Non-Residential Use Permit for 
the use. The Board of Supervisors may grant additional time to establish the use or to 
commence construction if a written request for additional time is filed with the Zoning 
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Administrator prior to the date of expiration of the special exception. The request must 
specify the amount of additional time requested, the basis for the amount of time 
requested and an explanation of why additional time is required. 
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FAIRFAX COUNTY COMPREHENSIVE PLAN, 2013 Edition AREA II  
Tysons Corner Urban Center, Amended through 4-29-2014
District Recommendations   Page 162

Old Courthouse   

Located between Leesburg Pike and the edge of Tysons (south of Old Courthouse Road), 
the Old Courthouse District will have smaller scale office buildings and residential developments 
than TOD districts and will serve as a transition area between the Tysons Central 123 District 
and the neighboring communities. 

With additional infill and redevelopment, portions of the Old Courthouse District will 
evolve into a neighborhood that supports an active 24-hour environment where people go to 
restaurants or shopping after work.  Residential development will become a dominant use in 
most subdistricts, which will create the sense of community throughout this district.  

As Leesburg Pike runs through the Old Courthouse District, street treatments will calm 
traffic and soften its negative visual impact from the businesses and residents fronting the 
arterial.  Active storefronts, street furniture and other pedestrian amenities will provide for a 
pleasant walking experience.

 Pocket parks, common greens and other recreational facilities will provide gathering 
places within the mixed use area.  These parks and open spaces would be essential to create a 
buffer between the adjacent communities and Tysons. 
  

The district is composed of three subdistricts.  One subdistrict forms an edge of Tysons: 
the South Old Courthouse Subdistrict.  The other two subdistricts continue the transition to the 
higher intensity associated with TOD districts to the north and northwest: the Northwest Old 
Courthouse and Northeast Old Courthouse Subdistricts. 
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FAIRFAX COUNTY COMPREHENSIVE PLAN, 2013 Edition AREA II  
Tysons Corner Urban Center, Amended through 4-29-2014
District Recommendations   Page 163

 The land use concept for the Old Courthouse District is shown in the map below.

MAP 17
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FAIRFAX COUNTY COMPREHENSIVE PLAN, 2013 Edition AREA II  
Tysons Corner Urban Center, Amended through 4-29-2014
District Recommendations   Page 164

Guidance for evaluating development proposals in each subdistrict is contained in the 
Areawide Recommendations and the following subdistrict recommendations.  Redevelopment 
options are dependent on the degree to which necessary public infrastructure can be provided and 
Plan objectives and development conditions set forth in the Areawide and subdistrict guidance 
can be satisfied by development proposals. 

SOUTH OLD COURTHOUSE SUBDISTRICT

The South Old Courthouse Subdistrict is comprised of about 80 acres and forms an edge 
for this part of Tysons’ southern boundary.  The vision for this edge is to retain the existing low-
rise and low intensity character, which provides a transition in scale and intensity from the mid-
rise and high-rise commercial development along Leesburg Pike to adjacent single-family 
neighborhoods.  The subdistrict is composed of two parts.  Subarea 1 is a long narrow strip of 
nonresidential development on the south side of Old Courthouse Road and Gallows Road.  
Subarea 2 is a predominantly residential area east of Gallows Road and south of Gallows Branch 
Road. 

Subarea 1 – Nonresidential Edge

The existing land use is predominantly low-rise office use, except for retail uses at the 
Chain Bridge Road and Old Courthouse Road intersection.  The retail area is planned for and 
developed up to .35 FAR.  The office area is planned for and developed at up to .50 FAR.  Any 
future infill or redevelopment should retain the area’s low-rise scale and character, in order to be 
compatible with the adjacent neighborhoods.  Building height is limited to 35 feet. 

Subarea 2 – Residential Edge

The existing land use is predominantly residential with a mix of townhouse and 
multifamily uses.  The triangular portion surrounded by Kidwell Drive, Gallows Road and 
Gallows Branch Road is planned and developed with townhouse use at 12 dwelling units per 
acre as Kidwell Towns.  Tysons Oaks is planned for and developed as townhouse use at 16 
dwelling units per acre.  The existing scale and character of these areas should be retained in 
order to continue to provide a compatible transition to the adjacent neighborhoods.  Building 
height is limited to 35 feet.

The remainder of this subarea is planned and developed with office and residential use. 

The portion to the south of Science Applications Court is planned and developed with 
residential use up to 30 dwelling units per acre. Due to its location next to I-495, the 
residential area is required to provide noise attenuation measures as determined 
appropriate by the county.  Building height is limited to 75 feet, except adjacent to Courts 
of Tysons which is limited to 45 feet.

The portion north of Science Applications Court is planned for and developed with office 
use up to .50 FAR, with an option to redevelop with residential use up to 30 dwelling 
units per acre, similar to the area to the south.  As a second option, redevelopment may be 
similar to that planned to the north, which is planned for office use up to 1.0 FAR or 
mixed use with a significant residential component up to 1.5 FAR (if the mix of uses has 
less traffic impact than office use at 1.0 FAR); under these options:

o Logical and substantial parcel consolidation should be provided to ensure
well-designed projects that function efficiently and integrate with abutting parcels.
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FAIRFAX COUNTY COMPREHENSIVE PLAN, 2013 Edition AREA II  
Tysons Corner Urban Center, Amended through 4-29-2014
District Recommendations   Page 165

o Open space amenities that are publicly accessible, such as an athletic field and/or 
other active recreational facilities should be provided.

o Building height is limited to 130 feet tapering down on the south and west to 75 feet.
If a public recreational facility, such an athletic field, is provided at grade, additional 
building height above 130 feet may be considered in order to accommodate this 
public use.

o In addition, vehicular circulation should be improved by orienting primary access 
toward Gallows Branch Drive. 

NORTHWEST OLD COURTHOUSE SUBDISTRICT 

The Northwest Old Courthouse Subdistrict is comprised of about 60 acres and is bounded 
by Leesburg Pike on the north, Gallows Road on the east, Old Courthouse Road on the south and 
Chain Bridge Road on the west.  Along Leesburg Pike, development includes a variety of retail 
uses, and large office buildings with retail uses.  Away from Leesburg Pike, to the south, the area 
is predominantly developed with mid-rise and low-rise office buildings which transition toward 
the edge of the Old Courthouse District.

The subdistrict is composed of three parts.  Subarea 1 is between Leesburg Pike and 
Boone Boulevard.  Subarea 2 is between Chain Bridge Road and Howard Avenue.  Subarea 3 is 
between Boone Boulevard and Old Courthouse Road. 

Subarea 1

This area is comprised of almost 20 acres and is located between Route 7 and Boone 
Boulevard. 

Base Plan

This subarea is planned for and developed with office use with support retail and services 
uses up to 1.2 FAR, except for Tax Map 39-2((2))39, 40 and 41 and Tax Map 39-1((6))33, 35, 37 
and 38, which are planned for and developed with auto sales and retail uses. 

Redevelopment Options 

With logical and substantial parcel consolidation that ensures well-designed projects that 
function efficiently and integrates with and facilitates the redevelopment of other properties in 
conformance with the Plan, the auto sales and retail uses are appropriate to redevelop to office 
use with support retail and service uses up to 1.2 FAR. As an alternative, mixed use with a 
significant residential component may be appropriate up to 1.8 FAR (if the mix of uses has less 
traffic impact than office redevelopment at 1.2 FAR).  In addition, higher intensity may be 
allowed for property within 1/2 mile distance of the Tysons Central 7 Metro station.

A potential circulator alignment extends through or abuts this subarea, as described in the 
Areawide Transportation Recommendations.  Redevelopment proposals along the circulator 
route should provide right-of-way or otherwise accommodate the circulator and should make 
appropriate contributions toward its construction cost.  See the Intensity section of the Areawide 
Land Use Recommendations. 
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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  

DATE: November 3, 2015 
TO: 

FROM: 

SUBJECT: 

Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

Denise M. James, Chief.JQnI 
Environment and Development Review Branch, DPZ 

Environmental Assessment: PCA 75-7-004-03; SE 2015-PR-021 
Tysons Technology Center 

This memorandum, prepared by Mary Ann Welton, includes citations from the Comprehensive 
Plan that provide guidance for the evaluation of the subject Proffered Condition Amendment 
(PCA) 75-7-004-03 and Special Amendment (SE) 2015-PR-021, revised through October 19, 
2015 and the Traffic Noise Impact Noise Measurement study submitted, October 30, 2015. The 
extent to which the application conforms to the applicable guidance contained in the 
Comprehensive Plan is noted. Possible solutions to remedy identified issues are suggested. 

COMPREHENSIVE PLAN CITATIONS: 

Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, pages 7-9, the Plan states: 

"Objective 2: 

Policy a. 

Policy k. 

Prevent and reduce pollution of surface and groundwater resources. 
Protect and restore the ecological integrity of streams in Fairfax 
County. 

Maintain a best management practices (BMP) program for Fairfax County 
and ensure that new development and redevelopment complies with the 
County's best management practice (BMP) requirements. . .. 

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 stormwater runoff volumes and peak flows, 
to increase groundwater recharge, and to increase preservation of 
undisturbed areas. In order to minimize the impacts that new development 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

Department of Planning and Zoning 
Planning Division 

12055 Government Center Parkway, Suite730 
Fairfax, Virginia 22035-5509 

Phone 703-324-1380 
Fax 703-653-9447 

www.fairfaxcounty.gov/dpz/ 

DEPARTMENT OF 

P L A N N I N G  
&  Z O N I N G  
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and redevelopment projects may have on the county's streams, some or all 
of the following practices should be considered where not in conflict with 
land use compatibility objectives: 

- Minimize the amount of impervious surface created. ... 

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, Policy Plan, Environment, as amended 
through July 1, 2013, page 10, the Plan states: 

"Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the 
avoidable impacts of land use activities in Fairfax County. 

Policy a. Ensure that new development and redevelopment complies with the 
County's Chesapeake Bay Preservation Ordinance...." 

The Fairfax County Comprehensive Plan Policy Plan, 2013 Edition, Environment section as 
amended through July 1, 2014, pages 11 and 12 states: 

"Noise 
Transportation generated noise impacts the lives of many who live in the county. Some county 
residents are subjected to unhealthful levels of noise from highway traffic, aircraft operations 
and railroads, including WMATA's Metrorail (See Figure 3). Federal agencies with noise 
mitigation planning responsibilities have worked with the health community to establish 
maximum acceptable levels of exposure (Guidelines for Considering Noise in Land Use 
Planning and Control). These guidelines expressed in terms of sound pressure levels are; DNL 
65 dBA for outdoor activity areas, DNL 50 dBA for office environments, and DNL 45 dBA 
for residences, schools, theaters and other noise sensitive uses. While the federal guidelines 
consider all land uses to be compatible with noise levels below DNL 65 dBA, they are not 
prescriptive as they relate to local land use decisions. Further, it is known that adverse noise 
impacts can occur at levels below DNL 65 dBA and that there may be variability among 
communities in responses to such noise. 

"Objective 4: Minimize human exposure to unhealthful levels of 
transportation generated noise. 

Policy a: Regulate new development to ensure that people are protected from 
unhealthful levels of transportation noise.... 

O:\2015_Development_Review_Reports\Proffered_Condition_Amendments\PCA_75-7-004-03_SE 2015-PR-021_Tysons_Tech.docx 
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New development should not expose people in their homes, or other noise sensitive 
environments, to noise in excess of DNL 45 dBA, or to noise in excess of DNL 65 dBA 
in the outdoor recreation areas of homes. To achieve these standards new residential 
development in areas impacted by highway noise between DNL 65 and 75 dBA will require 
mitigation. New residential development should not occur in areas with projected highway 
noise exposures exceeding DNL 75 dBA. Because recreation areas cannot be screened from 
aircraft noise and because adverse noise impacts can occur at levels below DNL 65 dBA, in 
order to avoid exacerbating noise and land use conflicts and to further the public health, 
safety and welfare, new residential development should not occur in areas with projected 
aircraft noise exposures exceeding DNL 60 dBA. Where new residential development does 
occur near Washington Dulles International Airport, disclosure measures should be 
provided." 

ENVIRONMENTAL ANALYSIS 

Background: This application proposes an athletic field and an above grade parking garage to be 
located on a 5.73 acre portion of the larger 14.4 acre Meridian Science property. The application 
property is generally situated east of Gallows Road and immediately west of the 1-495. This 
application is coordinated with a redevelopment proposal located at Greensboro Station. The 
subject application attempts to satisfy recreational needs created by that higher density 
development. 

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. 

Stormwater Management: The 5.73 subject property falls within the Pimmit Run watershed 
and it is located on the southwest side of the Leesburg Pike and 1-495 interchange. This 
application proposes to add an athletic field and 6 story parking garage and to implement several 
other site modifications. The site is almost entirely impervious surface at the present time. The 
stormwater narrative indicates that the southern portion of the site is served by extended dry 
detention ponds constructed for the Reserve at Tysons. These two ponds have the capacity to 
accommodate both water quality and water quantity requirements for this redevelopment proposal 
and for the small amount of existing new impervious surface. The northern portion of the site is 
not currently served by any facility; however, sheet C-12 of the plans currently depicts a 
manufactured best management practice facility on the northwest corner of the field. Regarding 
water quantity requirements, the portion of the site not captured by the ponds will be addressed by 
a stone layer with an underdrain which will be installed beneath a portion of the turf field. The 
adequacy of stormwater management/best management practice (SWM/BMP) facilities and 
outfall will be subject to final review and approval by the Department of Public Works and 
Environmental Services (DPWES). 

Transportation Generated Noise: On October 30, 2015, a preliminary traffic noise 
measurement study was submitted per staff request to review noise impacts on the athletic field. 
Polysomes conducted a 24-hour noise measurement for the subject property between Wednesday, 
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Aug 26 and Thursday, August 27, 2015. The two measurement points, Ml and M2, are located 
on the easternmost side of the site. The current onsite measured noise levels were 78 dBA at Ml 
and 70.2 dBA at M2 (see attached). It is noted that the consultant also developed measurements 
for the typical soccer hours defined as 5 pm - 10 pm. Those levels were slightly lower; Ml 
measured 72.7 dBA and M2 measured 65.2 dBA. The consultant indicated that future traffic 
volumes could not be generated at this time. The acoustical consultant concluded that additional 
information on future projected traffic counts, as well as topography are necessary to complete a 
more conclusive noise analysis for the site which would typically include future noise projections 
as well as recommendations for mitigation. 

The measured noise levels exceed that recommended by Comprehensive Plan guidance for noise 
levels in outdoor recreation areas. In order for staff to fully evaluate the health and safety 
implications and mitigation measures, the applicant should continue to secure the necessary 
additional information as soon as possible regarding future projected traffic counts, topography 
and recommendations for methods of mitigation which could ensure that this application is in 
harmony with the Comprehensive Plan guidance. This concern remains outstanding. 

DM J: MAW 

Attachment 
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P O L Y S O N  I C S  
A c o u s t i c s  &  T e c h n o l o g y  C o n s u l t i n g  

Tom Boylan 
The Meridian Group 
3 Bethesda Metro Center, Suite 1400 

October 30, 2015 
Tysons Technology Center 

Traffic Noise Impact Measurement 
Bethesda, Maryland 20814 

Dear Mr. Tom Boylan, 

Polysomes has completed a Traffic Noise Impact Measurement for the Tysons Technology Center 
project. 

Polysonics performed a 24-hour on-site traffic noise measurement to determine the traffic noise 
impact from Leesburg Pike, 1-495, and the associated ramps. 

Measured noise levels indicate that the soccer field is impacted by noise levels between 70 to 78 
dBA Ldn and 65 to 73 dBA during typical soccer hours. 

Further study will be required to determine future traffic noise impacts on the site. 

MEASURED NOISE CONDITIONS 
On Wednesday through Thursday August 26th to 27th, 2015, Polysonics conducted 24-hour traffic 
noise measurements at the project site to determine current traffic noise impact. Traffic noise 
measurements were made at two locations on the property, designated as Ml and M2 on Figure 1 in 
the Appendix. The same locations placed on the proposed soccer field are shown in Figure 2. 

The instrumentation used for the measurement included two Bruel & Kjaer Type 2238 Integrating 
Sound Level Meters. These instruments are capable of measuring noise levels and calculating 
statistical results over the measured time period. The units meet ANSI SI.4 standards for Type I 
Sound Level Meters and were calibrated prior to the measurement survey, traceable to National 
Institute of Standards and Technology. All measurements were made in the standard dBA metric, 
which best simulates human hearing. 

Leq is a metric describing the average noise level measured over a given time period. One-minute 
Leq results were measured and logged into the instrument during the measurement. The one-minute 
Leq results from the traffic noise measurements can be seen in Figures 3 and 4. 

Leq is also used to determine the Day-Night average noise level (Ldn)- Ldn is a 24-hour, time-
averaged noise level with a 10-dBA penalty added during the nighttime hours of 10:00 p.m. to 7:00 
a.m. to account for human sensitivity to noise at night. 

Polysonics also used the Leq to calculate the average noise levels present during a soccer game on a 
typical evening (between 5:00 p.m. and 10:00 p.m.). For the purposes of this report, this metric will 
be referred to as Leq(Soccer hours). 

The Ldn and Leq(soccerhours)-at the measurement locations are shown in Table 1. 

W W W .  P O L Y S O N I C S - C D R P .  
4 • 5 B E L L E  A I R  

C O M  4 -  P H O N E :  5 4 D . 3 4 1  . 4 9 B B  
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TABLE 1: MEASURED NOISE LEVELS 

Location Measured Ldn Measured Leufsoccer hours) 
Ml 78.0 dBA 72.7 dBA 
M2 70.2 dBA 65.2 dBA 

According to the weather station at Ronald Reagan National Airport, no periods of precipitation or 
winds exceeding 10 mph occurred during the measurement. 

CONCLUSIONS 
Noise Level Analysis 
Because L^ has a 10 dB penalty at night and because 1-495 has somewhat consistent traffic all day, 
the Ldn levels are about 6 dB higher than the Leq(Soccer hours) noise levels. The Leq(Soccer hours) levels are 
more accurate to what the actual noise level experience is on the field since the field will not be 
commonly used between 10:00 p.m. to 7:00 a.m.). 

The noise levels shown in this report reflect current noise levels at the site. As future traffic 
volumes are likely to increase, the noise levels at the site will further increase. 

Additional Information Needed 
In order to determine the future noise levels at the site beyond the two measurement points, 
Polysomes will require additional information. Namely, future traffic forecasts for the adjacent 
roadways and the current highway topography and road layout. 

Future Traffic Data 
Without future traffic data, Polysonics cannot calculate future noise levels. 

Future traffic data was requested by Polysonics to Fairfax County on August 21, 2015 and have not 
yet been received. 

There are 9 roadways that have a noise impact on the site, including 1-495, 1-495 Hot Lanes, 
Leesburg Pike, Leesburg Pike east to 1-495 south exit ramp, Leesburg Pike west to 1-495 south exit 
ramp, 1-495 South to Leesburg Pike East exit ramp, 1-495 Hot Lanes to Leesburg Pike exit ramps, I-
495 north to Leesburg Pike east exit ramp, and 1-495 north to Leesburg Pike west exit ramp. 

Polysonics has access to some of the 2014 data from the Virginia Department of Transportation 
website, but it does not include the Hot Lanes or exit ramps. 

Using a typical 2 or 3% growth rate would not apply, as 1-495 is already near capacity. Therefore, 
Polysonics could not independently determine traffic volumes outside of a Fairfax County 
projection. It is necessary for Polysonics to receive the full traffic forecast from Fairfax County to 
continue the Traffic Noise Model portion of this project. 

Topography 
In order to calibrate the Federal Highway Administration's Traffic Noise Model to the existing 
noise measurements, the current road layout and topography will be required. Without a calibrated 
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traffic noise model, Polysonics cannot calculate noise levels throughout the site for existing or 
future scenarios. 

The Fairfax County Tax Map 39-2 (revision date of August 6, 2013) does not include the road 
layout or topography for the 1-495 Hot Lanes or associated exit ramps. 

Cross section topography has been made available from the Virginia Department of Transportation 
Plan and Profile of Proposed State Highway PPTA/Design Build Project As-Built Plans 1-495 Hot 
Lanes - Section 6, prepared by HNTB and dated September 8, 2008. 

However, the man-hours required to convert over 150 cross sections of topography into plan 
topography are well beyond the scope of Polysonics' work on the project and also may not yield all 
the necessary information. For example, the hill between the proposed Tysons Technology Center 
and the Leesburg Pike east to 1-495 south exit ramp may or may not be included in that data and is a 
major factor of how the noise from the highway reaches the site. 

Once future traffic volumes and plan topography are received, Polysonics can proceed with the 
noise contour portion of the traffic noise impact analysis. 

If you have any questions, please call me directly at 540-341-4988 Ext: 2102. 

Sincerely, 

Christopher Karner 
Staff Consultant 
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* 

DEFINITION OF ENVIRONMENTAL NOISE TERMS 
* Acoustics - The science of sound. 
* Ambient Noise — A composite of all background noises. 

A-Weighted Sound Level (dBA) - The sound level hi decibels using a 
frequency filter similar to human hearing. 
Decibel (dB) - A logarithmic scale of sound level. 
Direct Sound - Sound that is emitted from the noise source, not including any 
reflected sound. 
Time Average Sound Level (Leq ) - The average of the sound pressure levels 
(dBA) measured during some specified time period. In this case, the standard 
is one hour. 
Noise - Unwanted sound. 
Peak Hour Equivalent Noise Level (Leq( peak hour)) - The energy equivalent 
A-weighted continuous sound level compared to a one-hour varying noise 
level. 
Sound Pressure Level (SPL) or (Lp) - Ten times the common logarithm of 
the ration of the square of the sound pressure under consideration to the 
square of the standard reference pressure of 20 pPa. The quantity so 
obtained is expressed in decibels. 

' 2 ^ 
P 

2 
y 

SPL —10 log p  

\Pre f~  
Sound Transmission Class (STC) - A rating system for noise reduction 
through partitions. 
Unmitigated Noise Contour: - A line of equal sound level. 
Vibration - The oscillation of a medium or an object. 
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FIGURE 1: SOUND LEVEL METER LOCATIONS - EXISTING CONDITIONS 

A \ P  • L Y S P N i C S  CONTRACT: - Tysons Technology Center TYPE;-

Acoustics & Technology Consulting 
\ / 4D5 Belle Air Lane 
\/ Warrenton, VA 20187 
y 540-341-4988 

TASK OVER TITLE: Sound Level Meter Locations DATE: 10/28/2015 Acoustics & Technology Consulting 
\ / 4D5 Belle Air Lane 
\/ Warrenton, VA 20187 
y 540-341-4988 

DRAWN BY: CK NGTE:-

SHEET# 

Acoustics & Technology Consulting 
\ / 4D5 Belle Air Lane 
\/ Warrenton, VA 20187 
y 540-341-4988 

CHECKED BY: - SHEET# 
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FIGURE 2: SOUND LEVEL METER LOCATIONS - PROPOSED FIELD 

>4| VP QLYSONICS CONTRACT: - Tysons Technology Center TYPE; -

AC O U J MC I  & Technology Consulting 
\ / 4D5 Belle Air Lane 
\/ Warrerrton, VA 20187 
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FIGURE 3: 24-HOUR TRAFFIC NOISE SURVEY RESULTS - Ml 

Tysons Technology Center-Meridian Group 
M1 

Test Date: 8/26/2015 - 8/27/2015 
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FIGURE 4: 24-HOUR TRAFFIC NOISE SURVEY RESULTS - M2 
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r \  Coun ty  o f  Fa i r f ax ,  V i rg in i a  

DATE: October 26, 2015 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Michael A. Davis, Acting Chi 
Site Analysis Section, DOT 

SUBJECT: Transportation Impact 

REFERENCE: PCA 75-7-004-03/SE 2015-PR-021; Meridian Science 7980, LP 
Tax Map: 039-2 ((1)) 13D and 13E 

This department has reviewed the PCA and SE plat dated October 19, 2015. We have the 
following comments. 

The applicant shows the pedestrian circulation plan in Landscape Sheet L1.1. All proposed 
sidewalks should be at least 5 feet in width and have the standard buffer width according to 
VDOT standard. Standard curb ramps should also be provided where there are existing and 
proposed sidewalks in order to improve pedestrian circulation not only onsite, but also with 
existing off-site facilities. These will be verified prior to site plan approval. 

The Comprehensive Plan recommends a future ramp connection from Kidwell Drive to SB I-
495 ramp. Any future development of the site at large should take the future connection into 
consideration in terms of ROW dedication, preliminary engineering design, and traffic 
operation of the ramp with the overall site and the surrounding area. 

MAD/AY 
cc: Kelly Atkinson 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

Fairfax, VA 22033-2895 
Phone: (703) 877-5600 TTY: 711 

Fax: (703) 877-5723 
www.fairfaxcounty. gov/fcdot 

Serving Fairfax County 
for 25 Years and More 

'CDOT 
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DEPARTMENT OF TRANSPORTATION 
4975 Alliance Drive 
Fairfax, VA 22030   

November 5, 2015 
 

To: Ms. Barbara Berlin 
 Director, Zoning Evaluation Division 
 

From: Kevin Nelson 
 Virginia Department of Transportation – Land Development Section 
  

Subject: PCA 1975-7-004-03 & SE 2015-PR-021 
 Meridian Science 7980, LP  
 Tax Map # 39-2((01))0013D & 0013E 
 Fairfax County 
  

 

I have reviewed the above plan submitted on October 20, 2015, and October 21, 2015, and 
received on July 24, 2015, and September 10, 2015.  The following comment is offered in 
addition to those previously provided:  

 
1. A proffer should be made regarding control of the field lighting and its impact 

to I-495.  There should be no direct visibility of light bulbs or reflectors from 
any part of the I-495 right of way.  Glare continues to be our major concern.  
The proffer should also address solutions involving balls leaving the field and 
becoming a problem along the Beltway if the proposed netting proves 
ineffective.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
cc: Ms. Angela Rodeheaver  
fairfaxrezoning1975-7-004-03pca2MeridianScience7980LP11-5-15BB 

 

 

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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Fairfax County 

pAIRFAX COUNTY PARK AUTHORITY 

M E M O R A N D U M  

TO: Barbara Berlin, AICP, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Sandy Stallman, AICP, Manager, / J 
Park Planning Branch, PDD 

DATE: August 7, 2015 

SUBJECT: PCA 75-7-004-03 w/SE 2015-PR-02, Tysons Technology Center (Meridian Field) 
Tax Map Numbers: 39-2 ((1)) 13D & 13E 

BACKGROUND 

The Park Authority staff has reviewed the proposed Development Plan dated May 28, 2015 for 
the above referenced applications. The Development Plan shows a full-size synthetic turf 
rectangular athletic field to be built on an existing surface parking lot located off of Science 
Applications Court in the Old Courthouse District of the Tysons Corner Urban Center. The plan 
also shows a new structured parking garage of up to 456 spaces to make up for the displaced 
surface parking that serves two existing office buildings. The proposed athletic field is intended 
to satisfy the recreational facility needs generated by two PTC rezoning applications, RZ 2013-
PR-009 (Westpark Plaza) and RZ 2010-PR-022 (The Boro). 

COMPREHENSIVE PLAN GUIDANCE 

This memorandum provides comments evaluating the proposed athletic field based on guidance 
provided in the Tysons Corner Urban Center Environmental Stewardship and Old Courthouse 
District sections of the Comprehensive Plan. The evaluation is also based on guidance in the 
Tysons Park System Concept Plan, Athletic Fields chapter and Appendix 3: Athletic Field 
Dimensions. 

Specific Comprehensive Plan recommendations for land in the South Old Courthouse Subdistrict 
indicate the appropriateness of an athletic field use in the location of the subject property 
(Tysons Corner Urban Center, District Recommendations, p. 165): 

"Open space amenities that are publicly accessible, such as an athletic field and/or 
other active recreational facilities should be provided." 

Reflecting the Comprehensive Plan guidance, the Tysons Park System Concept Plan, Conceptual 
Athletic Fields Map (p. 44) shows a recommended athletic field at this location. 
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ANALYSIS AND RECOMMENDATIONS 

The development plan shows a full-size (180' x 360') synthetic turf rectangular athletic field 
located at grade and oriented in a north-south direction. A portion of the field overlays a 24' 
wide Fairfax Water easement containing a 42" water line. The northeast corner of the field sits 
on the property line and the limits of clearing and grading extend into the right of way for an 
entrance ramp onto Interstate 495. Approximately 75 surface parking spaces are provided to 
support the field use. Access is provided via Science Applications Court, a private roadway 
owned by the Applicant that serves the application property and adjacent apartment building. 
Staff provides the following comments regarding the design and configuration of the field: 

1. The field dimensions provided (180' x 360') meet the Park Authority standard for a full size 
field, as noted in Appendix 3 of the Tysons Park System Concept Plan. Although a larger 
field width of 210' is desirable to allow for side-by-side youth field overlays, the field cannot 
be made any wider given the site's constraints. The Beltway entrance ramp on the east and 
existing office building on the west limit the available space for a field. A wider field would 
require that the existing building be removed. 

2. Staff has concerns about the placement of the field over the Fairfax Water water line and 
easement. A signed letter from Fairfax Water is necessary at this time to assure they will 
allow a synthetic turf field with a concrete curb and gravel underdrain to be constructed 
above the easement and water line. Staff also needs to understand what will happen if 
maintenance is required on the line and how long the field might be taken out of service. 
Also, it is not clear who would pay for restoration of the field to a playable condition if it is 
impacted in any way. The Park Authority cannot be responsible for this cost. An alternative 
to disturbing the field would be to sleeve the water line for ease of maintenance access. 

3. Due to close proximity to a major interstate highway, staff requests that the applicant 
complete a noise study to better understand how noise levels may affect this outdoor 
recreation area and determine what mitigation measures may be necessary. 

4. More information is needed regarding the site grading to understand how the grade works in 
the northeast corner and throughout the site. If a retaining wall is needed to hold up the earth 
on either side of the water line easement, what is happening within the easement where there 
is no retaining wall? Staff would like to see a detailed grading plan, grading profile and 
elevation drawings. Also, it appears that the limits of disturbance go beyond the property line 
into right of way for the Beltway entrance ramp. Approval from VDOT will be required. 

5. Maintenance vehicle access to the field will be needed in order for Park Authority operations 
staff to perform regular maintenance on the field. None is specifically shown on the plan and 
it is not clear whether the pedestrian access points will be adequate to serve a maintenance 
purpose. Revised plans should show a clear path for maintenance vehicle access. 

6. A suitable location in proximity to the field should be identified on the plan for the placement 
of a sports equipment storage shed and portable toilets. 

7. The lighting plan shows six (6) light poles. The Park Authority recommended lighting 
configuration requires only four (4) light poles and the light fixture example shown on the 
plan is not recommended by the Park Authority. In addition, the Statement of Justification 
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Barbara Berlin 
PCA 75-7-004-03 w/SE 2015-PR-02, Tysons Technology Center (Meridian Field) 
Page 3 

notes the field will be in use until 10 pm. Typically, lighted public fields remain open until 
11 p.m. and there will likely be a need for this in Tysons with more adult users. 

8. The applicant is asked to work with the Park Authority's construction project management 
engineers at the time of site plan review to ensure proper standards are followed with regard 
to field design and construction, underdrain configuration, field striping, fencing, retaining 
walls, and lighting. 

Please note the Park Authority would like to review and comment on draft proffers and 
development conditions related to park and recreation issues. We request that draft and final 
development conditions be submitted to the assigned reviewer noted below for review and 
comment prior to completion of the staff report and prior to final Board of Supervisors approval. 

FCPA Reviewer: Andrea L. Dorlester 
DPZ Coordinator: Kelly Atkinson 

Copy: Kirk W. Kincannon, Director 
Sara K. Baldwin, Deputy Director/COO 
Aimee Long Vosper, Deputy Director/CBD 
Cindy Walsh, Director, Resource Management Division 
David Bowden, Director, Planning & Development Division 
Andrea L. Dorlester, Planner IV, Park Planning Branch, PDD 
Cathy Lewis, Branch Manager, ZED, DPZ 
Kelly Atkinson, DPZ Coordinator 
Chron File 
File Copy 
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P:\Park PlanningYDevelopment Plan ReviewYDPZ Applications\PCA\1975\PCA 75-7-
03\PCA 75-7-004-03 w SE 2015-PR-021 FCPA.docx 
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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  

 

 

 

 

 

DATE:  October 26, 2015  

 

TO: Kelly Atkinson, 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: Zoning Application #SE 2015-PR-021; Tysons Technology Center 

 LDS Project #2481-ZONA-002-1;  

 Tysons Technology Center SE dated October 19, 2015;  

 Tax Map #039-2-((1))-13D & 13E;  

 Pimmit Run Watershed; Providence District 

 

We have reviewed the subject application and offer the following stormwater management 

comments.   

 

Chesapeake Bay Preservation Ordinance (CBPO) 

There is no Resource Protection Area (RPA) designated on the site.  

 

Floodplain 

There are no regulated floodplains on the site. 

 

Downstream Drainage Complaints 

There are no applicable downstream drainage complaints on file. 

  

Stormwater Quality Control  

The applicant indicates that the southern portion of the site (2.78 ac) is served by an existing 

enhanced extended dry detention pond (DP0696). Since the county is still working on a policy 

on redevelopment projects draining to existing downstream facilities, this portion of the site is 

temporarily determined to be designed as a “Time Limits” project under Article 5 of the 

Stormwater Management Ordinance (SWMO). Since there is less area draining to the dry 

pond, and the site imperviousness is about the same, the projected phosphorus runoff pollution 

load after redevelopment will not exceed the existing phosphorus load.  

 

The applicant indicates that the northern portion of the site (2.95 ac) is not directly served by 

the existing pond. However the area was classified as uncontrolled area in the design of the 

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  
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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  

 

existing pond. This portion of the site is temporarily determined to be designed in accordance 

with Article 5 of the SWMO.  The applicant has proposed to meet the nutrient reduction by 

using manufactured BMPs. Preliminary computation has been provided, however the 

“remaining phosphorus reduction” is shown to be 0.24 lb/yr. The requirements are not fully 

met. At site plan, the applicant shall demonstrate fully compliance. Please notice the synthetic 

turf field maybe claimed as pervious pavement if all requirements of Spec.7 are met.  

 

Stormwater Quantity Control  

The applicant indicates that the southern portion of the site (2.78 ac) is served by an existing 

enhanced extended dry pond (DP0696). Since there is less area draining to the dry pond, and 

the site imperviousness is about the same, the proposed condition does not exceed the design 

value for the existing facility. The detention requirements are met.   

 

The applicant indicates that the northern portion of the site (2.95 ac) will be detained by 

providing a stone storage layer underneath the turf field. Final specifications will be provided 

at final site plan.  

 

Adequate Outfall 

Outfall narrative has been provided on Sheet C-10. There are two outfalls associated with the 

site. Both outfalls eventually enter Pimmit Run and the total drainage area exceeds 640 acres 

before the stream crosses the Toll road. At site plan, channel protection and flood protection 

shall be provided in accordance with SWMO 124-4-4.  

 

Other Comments: 

 

With respect to the preliminary design information that is shown on the SE, DPWES offers the 

following additional comments: 

 

1) Sheet C-2. Deviations/Modifications of Sections 6-1304.2C, 6-1304.2F, 6-1304.4I, 6-

1306.3F, 6-1307.2C, 6-1307.2E, 6-1307.2F, 6-1307.2G, and 6-1309.2C of the required 

SWM and BMP design criteria.  

 

a) Please check the code reference and consolidate this section.  

b) A lot of the modifications do not apply to this application.  

c) There is no “Stormwater Management Design PFM Deviations Narrative” on the 

Stormwater Management Sheets.  

d) Staff will complete a final review of the modifications/deviations once the detailed 

design is submitted with the final Site Plan, in accordance with the requirements, 

policies and procedures in effect at the time. Please note it is the policy of DPWES that 

staff does not take final action on such requests when there is a pending Board action. 

In addition, DPWES review of the list of deviation is in no way a guarantee or 
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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  

 

indication of future approval of any nonconforming design, detail, description, 

computation or other representation provided.   

 

2) Staff recommends that the applicant to demonstrate compliance with the environmental 

recommendations outlined in the Tysons Comprehensive Plan. Among other 

recommendations, the first inch of runoff should be retained on-site. In addition, the 

stormwater measures should be sufficient to attain the stormwater quality and quantity 

control credits of LEED (or equivalent).   

 

Notwithstanding any notes, analysis, computations, narrative, facilities, details and/or design 

presented on the SE, or statements in the Proffers, the final design, construction, operation and 

maintenance of the site, including, but not limited to, the stormwater facilities, shall be subject 

to review and approval by DPWES, in accordance with all applicable Codes, requirements, 

standards, specifications, policies and procedures in effect at the time of Site Plan approval.  

 

Please contact me at 703-324-1720 if you require additional information.  

 

 

cc: Durga Kharel, Chief, Central Branch, SDID, DPWES 

 Zoning Application File 
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Department of Public Works and Environmental Services 

Wastewater Planning & Monitoring Division  

12000 Government Center Parkway, Suite 358 

Fairfax, VA 22035 

Phone: 703-324-5030, Fax: 703-803-3297 

www.fairfaxcounty.gov/dpwes 

 
 

 

 

 

 

 

DATE:            August 17, 2015 

 

TO:  Kelly Atkinson 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Sharad Regmi, P.E. 

  Engineering Analysis and Planning Branch 

 

SUBJECT: Sanitary Sewer Analysis Report 

 

REF:              Application No. PCA 75-7-004-03 concurrent with SE 2015-PR-021     

   Tax Map No. 039-2-((01))-0013D, 0013E  

 

The above referenced zoning application is within Tysons Corner Urban Center (see attached 

map).  As such, prior to site plan submission, the applicant shall be required to provide sewer 

capacity analysis study to Wastewater Planning and Monitoring Division of all the lines within 

the Urban Center which its site contributes flow to.  If it is determined that any of the lines 

within the Tysons Corner Urban Center are inadequate, the applicant will be required to 

perform necessary upgrades prior to or concurrent with site plan submission.                  

 

For sanitary trunk sewers that serve the Tysons Corner Urban Center but are located beyond 

the boundary of the Center, the projected wastewater flow is anticipated to increase 

significantly, resulting in potentially overloading the system. To accommodate the added flow, 

pipe improvement will be necessary in the future, hence, the possibility of pro-rata share may 

be applicable.  

 

 

If you have any questions or comments, please do not hesitate to contact me at 703-324-5008.                  

 

 

  

M E M O R A N D U M 

M 

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

 
 

 

        

 

 

 

DATE:  October 26, 2015 

 

TO: Kelly Atkinson, Staff Coordinator 

Zoning Evaluation Division, DPZ 

 

FROM: Ian Fuze, Urban Forester II 

 Forest Conservation Branch, DPWES 

 

SUBJECT: Reserve at Tysons Corner Lots 13D, E-Tysons Tech. PCA 75-7-004-03 

 

 

The following comments are based on the review of the above mentioned revised special 

exception, PCA plat stamped as received by the County October 19, 2015.  A site visit was made 

August 6, 2015. 

 

1. Comment:  The development site relies on a heavy use of landscaping to achieve Article 13 

requirements and 10-year canopy goals.  To facilitate the installation and survivability of 

landscaping, a meeting with the landscape contractor, developer, and UFMD on-site prior to 

any installation will ensure that the plantings are established in conformance with the 

approved site plan. 

 

Recommendation:  Suggest the following proffer language: 

 

“Prior to installation of plants to meet requirements of the approved landscape plan, the 

Contractor/Developer shall coordinate a pre-installation meeting on site with the landscape 

contractor and a representative of the County Urban Forest Management Division (UFMD). 

Any proposed changes to the location of planting, size of trees/shrubs, and any proposed 

plant substitutions for species specified on the approved plan shall be reviewed at this time 

and must be approved prior to planting. The installation of plants not specified on the 

approved plan, and not previously approved by UFMD, may require submission of a revision 

to the landscape plan or removal and replacement with approved material, prior to bond 

release. UFMD shall be contacted (703-324-1770) a minimum of three (3) days prior to the 

meeting on site.” 

 

If you have any questions, please feel free to contact me at 703-324-1770. 

 

if/ 

 

UFMDID #: 202461 

 

 

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, Environmental and Site Review Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359   

www.fairfaxcounty.gov/dpwes 

 
 

cc: DPZ File 
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PART 3 5-300   I-3   LIGHT INTENSITY INDUSTRIAL DISTRICT 
 

5-301 Purpose and Intent 
 

The I-3 District is established to provide areas for scientific research, development and training, 
offices, manufacture and assembly of products, and related supply activities.  This district is 
designed to accommodate a broad spectrum of clean industries operating under high 
performance standards. 

 

5-302 Permitted Uses 
 

1. Accessory uses and accessory service uses as permitted by Article 10. 
 

2. Child care centers and nursery schools, limited by the provisions of Sect. 305 below. 
 

3. Churches, chapels, temples, synagogues and other such places of worship. 
 

4. Establishments for production, processing, assembly, manufacturing, compounding, 
preparation, cleaning, servicing, testing, or repair of materials, goods or products; except 
food and beverage products, bulk storage of flammable materials for resale, and those 
particular heavy industrial uses set forth in Par. 13 of Sect. 9-501. 

 
5. Establishments for scientific research, development and training. 

 
6. Financial institutions. 
 
7. Funeral chapels. 

 
8. Kennels, limited by the provisions of Sect. 305 below. 

 
9. Light public utility uses (Category 1), all uses except radio or television broadcasting 

tower facilities, microwave facilities, satellite earth stations, and mobile and land based 
telecommunication facilities. 

 
10. Mobile and land based telecommunication facilities, subject to the provisions of Sect. 

2-514. 
 
11. New vehicle storage, limited by the provisions of Sect. 305 below. 

 
12. Offices. 

 
13. Private schools of general education, limited by the provisions of Sect. 305 below. 

 
14. Private schools of special education. 

 
15. Public uses. 

 
16. Quasi-public athletic fields and related facilities, limited by the provisions of Sect. 305 

below. 
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17. Veterinary hospitals, limited by the provisions of Sect. 305 below. 

5-303 Special Permit Uses 

For specific Group uses, regulations and standards, refer to Article 8. 

1. Group 3 - Institutional Uses, limited to: 

A. Churches, chapels, temples, synagogues and other such places of worship with a 
child care center, nursery school or private school of general education  

B. Convents, monasteries, seminaries and nunneries 

2. Group 4 - Community Uses. 

3. Group 5 - Commercial Recreational Uses, limited to: 

A. Commercial swimming pools, tennis courts and similar courts 

B. Health clubs 

C. Indoor firing ranges, archery ranges, fencing and other similar indoor recreational 
uses 

D. Miniature golf courses 

4. Group 8 - Temporary Uses. 

5-304 Special Exception Uses 

For specific Category uses, regulations and standards, refer to Article 9. 

1. Category 1 - Light Public Utility Uses, limited to: 

A. Mobile and land based telecommunication facilities 

B. Radio and television broadcasting tower facilities, microwave facilities and satellite 
earth stations 

2. Category 2 - Heavy Public Utility Uses, limited to: 

A. Electrical generating plants and facilities 

B. Sewage treatment and disposal facilities 

C. Solid waste disposal and treatment facilities, including incinerators and landfills  

D. Water purification facilities 
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E. Local office space and maintenance facilities incidental to any use set forth above 
 

3. Category 3 - Quasi-Public Uses, limited to: 
 

A. Alternate uses of public facilities 
 

B. Child care centers and nursery schools  
 

C. Churches, chapels, temples, synagogues and other such places of worship with a 
child care center, nursery school or private school of general education  

 
D. Colleges, universities 

 
E. Conference centers and retreat houses, operated by a religious or nonprofit 

organization 
 
F. Cultural centers, museums and similar facilities 

 
G. Dormitories, fraternity/sorority houses, rooming/boarding houses, or other 

residence halls 
 

H. Medical care facilities 
 
I. Private clubs and public benefit associations 

 
J. Private schools of general education  

 
K. Quasi-public parks, playgrounds, athletic fields and related facilities 

 
L. Sports arenas, stadiums as a principal use 

 
4. Category 4 - Transportation Facilities. 

 
5. Category 5 - Commercial and Industrial Uses of Special Impact, limited to: 

 
A. Baseball hitting and archery ranges, outdoors 
 
B. Car washes 

 
C. Commercial off-street parking in Metro Station areas as a temporary use 

 
D. Drive-in financial institutions 

 
E. Eating establishments 
 
F. Golf courses, country clubs 

 
G. Golf driving ranges 
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H. Hotels, motels 

I. Industrial/flex 

J. Kennels, outdoor 
 
K. Marinas, docks and boating facilities, commercial 

L. Mini-warehousing establishments 

M. Parking, commercial off-street, as a principal use 

N. Service stations 

O. Theatres 

P. Vehicle sale, rental and ancillary service establishment, limited by the provisions of 
Sect. 9-518 

Q. Wholesale trade establishments 

5-305 Use Limitations 

1. All uses shall comply with the performance standards set forth in Article 14. 

2. All operations, activities and storage shall be conducted within a completely enclosed 
building, except for biological research when exposure to sunlight is required, and 
outdoor seating provided in association with an eating establishment, those permitted uses, 
accessory uses set forth in Part 1 of Article 10 and special permit and special exception 
uses which by their nature must be conducted outside a building. 

3. Except as may be permitted as a principal use by special exception, wholesale sales, 
storage or trucking operations shall only be permitted as incidental and accessory to a 
permitted, special permit or special exception use.  Retail sales may be permitted only in 
accordance with the provisions of Part 2 of Article 10. 

4. Child care centers, nursery schools and private schools of general education shall be 
subject to Chapter 30 of The Code or Title 63.2, Chapter 17 of the Code of  Virginia, as 
applicable, and shall be permitted by right only when: 

A. Such use is located in an office or industrial park, provided, however, that,   
notwithstanding the definitions, the requirement for a minimum number of different 
tenants shall not be applicable. 

B. All vehicular access to the use shall be provided via the internal circulation system 
of the park. 

5. Quasi-public athletic fields and related facilities shall be permitted by right in accordance 
with the following: 
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A. Such use is not specifically precluded or regulated by any applicable proffered 

condition, development condition, special permit or special exception condition;  
 

B. Such use shall be permitted on an interim basis for a period not to exceed five (5) 
years, provided, however, that upon request by the property owner, subsequent 
extensions of up to five (5) years each may be approved by the Board; 

 
C. No structure or field shall be located within 100 feet of any adjoining property 

which is in an R district; 
 

D. The use of lighting or loudspeakers for the athletic field or facility shall not be 
permitted; 

 
E. Notwithstanding the provisions of Article 13, transitional screening shall not be 

required unless determined necessary by the Director; 
 

F. Parking to accommodate such use shall be provided on-site.  In the event such use 
is to be located on-site with another use, the Director may allow existing off-street 
parking to serve such use provided the hours of operation of the two uses do not 
coincide; and 
 

G. There shall be a sign which identifies the athletic field as an interim use of the site. 
No such sign shall exceed thirty-two (32) square feet in area or be less than ten (10) 
square feet in area, exceed eight (8) feet in height or be located closer than five (5) 
feet to any street line.  

 
6. Kennels and veterinary hospitals shall be permitted by right when located within a 

completely enclosed building which is adequately soundproofed and constructed so that 
there will be no emission of odor or noise detrimental to other property in the area.  In 
addition, the Health Department shall approve the construction and operation of all 
veterinary hospitals prior to issuance of any Building Permit or Non-Residential Use 
Permit. 

 
7. New vehicle storage shall be permitted by right in accordance with the following: 
 

A. When located within a parking structure that is accessory to another use, and 
provided that the spaces devoted to new vehicle storage are in excess of the 
minimum number of off-street parking spaces required in accordance with Article 
11 for the use to which the structure is accessory.  The owner shall submit a 
parking tabulation in accordance with Article 17 that demonstrates that such 
excess parking spaces are available for new vehicle storage. 

 
B. The layout of the new vehicle storage shall not hinder the internal vehicle 

circulation within the parking structure, and there shall be no mechanical parking 
lift devices or fencing associated with the new vehicle storage. 

 
C. There shall be no signs identifying the use and/or the associated vehicle, sale, 

rental and ancillary service establishment. 
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D. Notwithstanding the provisions of Article 13, transitional screening shall not be 
required. 

5-306 Lot Size Requirements 

1. Minimum lot area:  40,000 sq. ft. 

2. Minimum lot width:  100 feet 

3. The minimum lot size requirements may be waived by the Board in accordance with the 
provisions of Sect. 9-610. 

5-307 Bulk Regulations 

1. Maximum building height:  75 feet, subject to increase as may be permitted by the Board 
in accordance with the provisions of Sect. 9-607 

2. Minimum yard requirements 

A. Front yard: Controlled by a 45  angle of bulk plane, but not less than 40 feet 

B. Side yard: Controlled by a 45  angle of bulk plane, except none required when a 
side yard abuts a railroad right-of-way 

C. Rear yard: Controlled by a 45  angle of bulk plane, except none required when 
the yard abuts a railroad right-of-way 

3. Maximum floor area ratio:  0.40, provided however an increase to 0.50 may be permitted 
by the Board in accordance with the provisions of Sect. 9-618 

4. Refer to Sect. 13-301 for provisions that may qualify the minimum yard requirements set 
forth above. 

5-308 Open Space 

15% of the gross area shall be landscaped open space 

5-309 Additional Regulations 

1. Refer to Article 2, General Regulations, for provisions which may qualify or supplement 
the regulations presented above. 

2. Refer to Article 11 for off-street parking, loading and private street requirements. 
 
3. Refer to Article 12 for regulations on signs. 

4. Refer to Article 13 for landscaping and screening requirements. 

5. Refer to Article 17 for uses and developments which are subject to site plan provisions. 
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PART 6 7-600   HIGHWAY CORRIDOR OVERLAY DISTRICT 

7-601 Purpose and Intent 

In furtherance of the purposes set forth in Sections 15.2-2200, 15.2-2283, 15.2-2284 and 
15.2-1200 of Va. Code Ann. and, in general, to protect and promote the health, safety and 
general welfare of the public by the prevention or reduction of traffic congestion and/or danger 
in the public and private streets, a limitation is placed on certain automobile oriented, fast 
service, or quick turn-over uses by the imposition of the Highway Corridor Overlay District.  
Except as allowed by right or except as qualified by Sections 607 and 608 below, the following 
uses shall be regulated in the Highway Corridor Overlay District: 

1. Drive-in financial institutions. 

2. Fast food restaurants. 

3. Quick-service food stores. 

4. Service stations. 

5. Service station/mini-marts. 

Nothing herein shall be construed so as to impair a vested right. 

7-602 District Boundaries 

1. Highway Corridor Overlay District boundaries shall be as established on the Official 
Zoning Map. 

2. In lieu of a metes and bounds description, the District boundaries may be described by 
fixing the points of beginning and end in the centerline of a street and the distance on one 
or both sides from the centerline to which this district shall extend. 

7-603 Establishment of Districts 

1. The Board of Supervisors may apply the Highway Corridor Overlay District to the land 
along any street or highway upon concluding that: 

A. A major purpose of the street or highway is to carry through traffic; and 

B. The construction and/or utilization of regulated uses would have an adverse impact 
on level of service, increase danger and/or congestion in the streets, impair the 
public health, safety, convenience and welfare and/or impede the maintenance or 
creation of a convenient, attractive and harmonious community. 

2. The Highway Corridor Overlay District shall be in addition to and shall overlay all other 
zoning districts where it is applied so that any parcel of land lying in a Highway Corridor 
Overlay District shall also lie within one or more of the other zoning districts provided for 
by this Ordinance.  The effect shall be the creation of new zoning districts consisting of 
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the regulations and requirements of both the underlying district(s) and the Highway 
Corridor Overlay District. 

 
3. Such districts may be amended in accordance with the provisions of Part 2 of Article 18. 

 

7-604 Administration 
 

The administration of the provisions of the Highway Corridor Overlay District shall be as 
provided for in Article 9 for drive-in financial institutions, fast food restaurants, quick-service 
food stores, service stations and service station/mini-marts and as provided for in Article 18 for 
all other uses. 

 

7-605 Permitted Uses 
 

All uses permitted by right in the underlying zoning district(s) 
 

7-606 Special Permit Uses 
 

All uses permitted by special permit in the underlying zoning district(s) 
 

7-607 Special Exception Uses 
 

1. All uses permitted by special exception in the underlying zoning district(s) except as 
qualified by Sect. 601 above. 

 
2. Except as permitted by right pursuant to Sections 4-502, 4-602, 4-702, 4-802, 4-902 and 

10-202, drive-in financial institutions, fast food restaurants, quick-service food stores, 
service stations and service station/mini-marts subject to the provisions of Part 6 of Article 
9 and Sect. 608 below. 

 

7-608 Use Limitations 
 

All uses shall be subject to the use limitations set forth in the underlying zoning district(s), and, in 
addition, drive-in financial institutions, fast food restaurants, quick-service food stores, service 
stations and service station/mini-marts shall be subject to the following use limitations: 

 
1. In any Highway Corridor Overlay District: 

 
A. Such a use shall be designed so that pedestrian and vehicular circulation is 

coordinated with that on adjacent properties. 
 

B. Such a use shall have access designed so as not to impede traffic on a public street 
intended to carry through traffic.  To such end, access via the following means may 
be given favorable consideration: 

 
(1) Access to the site is provided by a public street other than one intended to 

carry through traffic, and/or 
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(2) Access to the site is provided via the internal circulation of a shopping 
center, which center contains at least six (6) other commercial uses, or an 
office complex having a limited number of well-designed access points to 
the public street system and no additional direct access is provided to the site 
from a public street intended to carry through traffic over and above those 
entrances which may exist to provide access to the shopping center, and/or 

 
(3) Access to the site is provided by a functional service drive, which provides 

controlled access to the site. 

C. There shall be no outdoor storage or display of goods offered for sale except for the 
outdoor storage or display of goods permitted at a service station or service 
station/mini-mart. 

2. Where the underlying district is C-2, C-3 or C-4, in addition to Par. 1 above: 

A. Service stations shall not include any uses such as vehicle or tool rental. 

B. Service stations shall not be used for the performance of major repairs, and no 
wrecked, inoperative or abandoned vehicles may be temporarily stored outdoors for 
a period in excess of seventy-two (72) hours, subject to the limitation that there 
shall be no dismantling, wrecking or sale of said vehicles or parts thereof.  In 
addition, there shall be no more than two (2) such vehicles on site at any one time. 

 
3. Where the underlying district is C-5 or C-6, in addition to Par. 1 above: 

A. Service stations and service station/mini-marts shall not be used for the 
performance of major repairs, and no wrecked, inoperative or abandoned 
vehicles may be temporarily stored outdoors for a period in excess of seventy-
two (72) hours, subject to the limitation that there shall be no dismantling, 
wrecking or sale of said vehicles or parts thereof.  In addition, there shall be no 
more than two (2) such vehicles on site at any one time. 

 
4. Where the underlying district is C-7, C-8, C-9, I-3 or I-4, in addition to Par. 1 above: 

A. Service stations and service station/mini-marts shall not be used for the 
performance of major repairs, and no wrecked, inoperative or abandoned vehicles 
may be temporarily stored outdoors for a period in excess of seventy-two (72) 
hours, subject to the limitation that there shall be no dismantling, wrecking or sale 
of said vehicles or parts thereof.  In addition, there shall be no more than four (4) 
such vehicles on site at any one time. 

 
5. Where the underlying district is I-5 or I-6, in addition to Par. 1 above: 

A. Service stations and service station/mini-marts shall not be used for the 
performance of major repairs. 

7-609 Lot Size Requirements 
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As specified in the underlying zoning district(s) 
 

7-610 Bulk Regulations 
 

As specified in the underlying zoning district(s) 
 

7-611 Open Space 
 

As specified in the underlying zoning district(s) 
 

7-612 Additional Regulations 
 

As specified in the underlying zoning district(s) 
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9-006 General Standards  
 
In addition to the specific standards set forth hereinafter with regard to particular special 

exception uses, all such uses shall satisfy the following general standards: 

1. The proposed use at the specified location shall be in harmony with the adopted 

comprehensive plan.  

2. The proposed use shall be in harmony with the general purpose and intent of the 
applicable zoning district regulations.  
 
3. The proposed use shall be such that it will be harmonious with and will not adversely 
affect the use or development of neighboring properties in accordance with the 
applicable zoning district regulations and the adopted comprehensive plan. The 
location, size and height of buildings, structures, walls and fences, and the nature and 
extent of screening, buffering and landscaping shall be such that the use will not hinder 
or discourage the appropriate development and use of adjacent or nearby land and/or 
buildings or impair the value thereof.  
 
4. The proposed use shall be such that pedestrian and vehicular traffic associated with 
such use will not be hazardous or conflict with the existing and anticipated traffic in the 
neighborhood.  
 
5. In addition to the standards which may be set forth in this Article for a particular 
category or use, the Board shall require landscaping and screening in accordance with 
the provisions of Article 13.  
 
6. Open space shall be provided in an amount equivalent to that specified for the zoning 
district in which the proposed use is located.  
 
7. Adequate utility, drainage, parking, loading and other necessary facilities to serve the 
proposed use shall be provided. Parking and loading requirements shall be in 
accordance with the provisions of Article 11.  
 
8. Signs shall be regulated by the provisions of Article 12; however, the Board may 

impose more strict requirements for a given use than those set forth in this Ordinance. 

 

9-624 Additional Standards for Containment Structures Associated with Outdoor 
Recreation/Sports Facility Playing Fields/Courts and Golf Courses  
 
The Board may approve, in conjunction with the approval of a proffered rezoning or 
special exception for an outdoor sports facility, an increase in height and/or modification 
to the corresponding location regulations as set forth in Sect. 10-104 for containment 
structures associated with outdoor recreation/sports facility playing fields/courts or golf 
courses when such structure is designed to preclude the flight of any ball or other sports 
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equipment onto adjacent property or right-of-way, but only in accordance with the 
following:  
 

1. Detailed information relating to the anticipated trajectory of balls and other sports 

equipment and the need for a containment structure to keep such equipment on 

the property shall be submitted with the application In the event the containment 

structure is associated with a new playing field/court or golf course, the playing 

field/court or golf course shall be oriented and designed in such a manner as to 

minimize the height needed for such containment structure. 

 

2. The height, location, color and materials of the proposed containment structure, 

including the size of mesh for any netting, shall be identified in the application.  

 

3. The material for the containment structure shall be limited to support structures, 

netting that is at least seventy-five (75) percent open in an evenly distributed 

pattern, and/or guy wires.  

 

 

4. Wherever practical, the containment structure shall be designed in such a 

manner that, in the event of collapse, the structure will not fall onto adjacent 

property or right-of-way.  

 

5. Signs shall not be permitted on any containment structures.  

 

 

6. Wherever practical, the containment netting shall be removed when the outdoor 

sports facility is not in use due to seasonal changes or other factors.  

 

7. A containment structure may be located on an adjacent lot to an outdoor 

recreation/sports facility playing field/court or golf course, whether or not such lot 

contains a principal structure or use.  

 

 

8. Such containment structure shall not be allowed in association 
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