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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  
 

January 4, 2017 
 

STAFF REPORT 
 

RZ/FDP 2011-HM-012 
 

HUNTER MILL DISTRICT 
 

APPLICANT: CARS-DB1, LLC 
 
EXISTING ZONING: C-7 with SC and HC Overlays 
  
PROPOSED ZONING: PTC with SC and HC Overlays 
  
PARCELS: 29-3 ((1)) 2C1, 2C2, 2D (RZ) 
 29-3 ((1)) 2D (FDP) 
  
ACREAGE: 7.63 acres (RZ) 
 2.00 acres (FDP) 
  
FAR/DENSITY:       Residential: 2.63 - 4.47 FAR 

          Office:   2.50 FAR 
   Retail:   0.21 – 0.27 FAR 
 
   Maximum FAR (Option 1): 7.25 FAR 

  
PLAN MAP: Transit Station Mixed Use, Residential Mixed Use, and 

Park/Open Space 
  
PROPOSAL: RZ 2011-HM-012:  To rezone property to the Planned 

Tysons Corner Urban District (PTC District) for a mixed-
use development consisting of two office towers, two multi-
family residential towers, an above-grade urban park, and 
an at-grade athletic field.  Two alternative development 
options, as provided in the rezoning’s Conceptual 
Development Plan and proffers, would permit development 
of the at-grade athletic field site with either two multi-family 
residential towers or two mid-rise residential buildings.

http://www.fairfaxcounty.gov/dpz/
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FDP 2011-HM-012:  To approve a final development plan 
on a portion of land area of RZ 2011-HM-012 for an 
athletic field. 

 
 
STAFF RECOMMENDATIONS:  
 

Staff recommends denial of RZ 2011-HM-012.  However, if it is the intent of the Board 
of Supervisors to approve RZ 2011-HM-012, staff recommends that the approval be 
subject to the execution of proffers consistent with those contained in Appendix 1. 

 
Staff recommends denial of FDP 2011-HM-012.  However, if it is the intent of the 

Planning Commission to approve FDP 2011-HM-012, staff recommends that the approval 
be subject to the draft development conditions contained in Appendix 2 and subject to the 
Board’s approval of RZ 2011-HM-012. 
 

If it is the intent of the Board of Supervisors to approve RZ 2011-HM-012, staff 
recommends that the approval be subject to approval of the following modifications and 
waivers for RZ 2011-HM-012. 

 

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

 Modification of Sect. 2-506 of the ZO to allow for a parapet wall, cornice or 
similar projection to exceed the established height limit by more than three feet 
but not more than 12 feet to screen mechanical equipment, as may be indicated 
on an FDP. 

 

 Waiver of Par. 14 of Sect. 6-505 of the ZO to allow outdoor display and outdoor 
storage of vehicles associated with existing vehicle sales, rental, and ancillary 
service establishments. 
 

 Wavier of Sect. 6-506 of the ZO, which requires a minimum district size of 10 
acres. 

 

 Modification of Par. 3E of Sect. 10-104 of the ZO, which limits fence height to 
seven feet, to permit a maximum fence height of 14 feet around outdoor 
recreational courts and fields shown on an FDP. 

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

 Waiver of Par. 2 of Sect. 11-302 of the ZO to allow a private street to exceed 600 
feet in length to that shown on the CDP/FDP. 

 Waiver of Par. 8 of Sect. 13-202 of the ZO to modify the interior landscaping 
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requirements for parking lots to that which are shown on the CDP/FDP. 
 

 Waiver of Sect. 16-403 of the ZO in order to permit a public improvement plan for 
public streets, park spaces, and interim parking spaces without the need for an 
FDP. 

 Waiver of Sect. 17-201 of the ZO, to not require provision of a service road along 
Leesburg Pike. 

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

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

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

 Waiver of Par. 7 of Sect. 17-201 of the ZO to permit the applicant to establish 
parking control signs (including spacing and location) and parking meters along 
private streets within and adjacent to the development in coordination with the 
Fairfax County Department of Transportation. 

 Modification of Sect. 12-0508 of the PFM to allow for tree preservation target 
deviations as justified by PFM 12-0508.3A(1) and 3A(3). 

 Modification of Sect. 12-0510 of the PFM to permit trees located in rights-of-way 
and easements to count toward the 10-year tree canopy requirement subject to 
the proffered replacement provisions. 

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

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

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

recommendation of staff; it does not reflect the position of the Board of Supervisors. 
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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). 
 
 
X:\DPZ\Tysons-Core\CASES\CARS - West Landbay\Staff Report and Conditions\00 -- Consolidated Staff Report for Dominion Square-West 

Landbay RZ 2011-HM-012.docx 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

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

notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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Applicant: CARS-DB1, LLC
Accepted: 05/24/2011
Proposed: MIXED USE
Area: 7.62 AC OF LAND;

DISTRICT - HUNTER MILL

Located: NORTHWEST QUADRANT OF THE
INTERSECTIONOF SPRING HILL ROAD 
AND LEESBURG PIKE

Zoning: FROM C- 7 TO PTC
Overlay Dist: SC, HC
Map Ref Num: 029-3- /01/  /0002C1 /01/  /0002C2

/01/  /0002D

Leesburg Pike 
Rt. 7

Westwood Center Dr. 

Spring Hill Rd. 
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1.  IN INSTANCES WHERE ROAD SECTION SPLITS THE PROPERTY LINE, APPLICANT MAY

    PROVIDE PARTIAL ROAD SECTION WITH THIS AND RELATED CONSTRUCTION

    APPLICATIONS WITH THE UNDERSTANDING THAT ADJACENT DEVELOPMENT ON ADJACENT

    PARCELS WILL BE REQUIRED TO COMPLETE THE ROAD SECTION.

2.  APPLICANT RESERVES THE RIGHT TO VARY LOCATION OF ON STREET PARALLEL PARKING

    WHICH WOULD RESULT IN VARYING DIMENSIONS ON ROADWAYS PER PARKING SPACE WIDTH,

SUBJECT TO COUNTY APPROVAL.

3.  DASHED ROADS SHOWN OFF-SITE ARE ULTIMATE GRID LAYOUT AND SHALL BE BUILT BY OTHERS.

4.  SEE ARCHITECTURAL PLANS FOR ROOF DETAILS.

5.  SEE LANDSCAPE PLANS FOR PLAZA / PARK DETAILS.

6.  PENTHOUSES MAY BE UP TO 30 FT. ABOVE BUILDING HEIGHTS SHOWN ON DEVELOPMENT TABS

     ON SHEET  C-3.

7.  ALSO SEE SHEET C-12 FOR APPROXIMATE SWM LOCATIONS.

8.  ALL ROADWAY STRIPING SHOWN HEREON IS CONCEPTUAL AND SUBJECT TO CHANGE AND VDOT

    APPROVAL.

8.  THESE NOTES ARE TYPICAL THROUGHOUT.
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1.  IN INSTANCES WHERE ROAD SECTION SPLITS THE PROPERTY LINE, APPLICANT MAY

    PROVIDE PARTIAL ROAD SECTION WITH THIS AND RELATED CONSTRUCTION

    APPLICATIONS WITH THE UNDERSTANDING THAT ADJACENT DEVELOPMENT ON ADJACENT

    PARCELS WILL BE REQUIRED TO COMPLETE THE ROAD SECTION.

2.  APPLICANT RESERVES THE RIGHT TO VARY LOCATION OF ON STREET PARALLEL PARKING

    WHICH WOULD RESULT IN VARYING DIMENSIONS ON ROADWAYS PER PARKING SPACE WIDTH,

SUBJECT TO COUNTY APPROVAL.

3.  DASHED ROADS SHOWN OFF-SITE ARE ULTIMATE GRID LAYOUT AND SHALL BE BUILT BY OTHERS.

4.  SEE ARCHITECTURAL PLANS FOR ROOF DETAILS.

5.  SEE LANDSCAPE PLANS FOR PLAZA / PARK DETAILS.

6.  PENTHOUSES MAY BE UP TO 30 FT. ABOVE BUILDING HEIGHTS SHOWN ON DEVELOPMENT TABS

     ON SHEET  C-3.

7.  ALSO SEE SHEET C-12 FOR APPROXIMATE SWM LOCATIONS.

8.  ALL ROADWAY STRIPING SHOWN HEREON IS CONCEPTUAL AND SUBJECT TO CHANGE AND VDOT

    APPROVAL.

8.  THESE NOTES ARE TYPICAL THROUGHOUT.
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BASE PLAN - PARK

OPTION 1 - RESIDENTIAL HIGH-RISE OPTION 2 - RESIDENTIAL LOW-RISE

PEDESTRIAN BUILDING ENTRANCE

LOADING AND/OR PARKING ENTRANCE  

BUILD TO LINE

UNDERGROUND GARAGE

OFF-SITE ROAD BY OTHERS

NOTES:

1.  IN INSTANCES WHERE ROAD SECTION SPLITS THE PROPERTY LINE, APPLICANT MAY

    PROVIDE PARTIAL ROAD SECTION WITH THIS AND RELATED CONSTRUCTION

    APPLICATIONS WITH THE UNDERSTANDING THAT ADJACENT DEVELOPMENT ON ADJACENT

    PARCELS WILL BE REQUIRED TO COMPLETE THE ROAD SECTION.

2.  APPLICANT RESERVES THE RIGHT TO VARY LOCATION OF ON STREET PARALLEL PARKING

    WHICH WOULD RESULT IN VARYING DIMENSIONS ON ROADWAYS PER PARKING SPACE WIDTH,

SUBJECT TO COUNTY APPROVAL.

3.  DASHED ROADS SHOWN OFF-SITE ARE ULTIMATE GRID LAYOUT AND SHALL BE BUILT BY OTHERS.

4.  SEE ARCHITECTURAL PLANS FOR ROOF DETAILS.

5.  SEE LANDSCAPE PLANS FOR PLAZA / PARK DETAILS.

6.  PENTHOUSES MAY BE UP TO 30 FT. ABOVE BUILDING HEIGHTS SHOWN ON DEVELOPMENT TABS

     ON SHEET  C-3.

7.  ALSO SEE SHEET C-12 FOR APPROXIMATE SWM LOCATIONS.

8.  ALL ROADWAY STRIPING SHOWN HEREON IS CONCEPTUAL AND SUBJECT TO CHANGE AND VDOT

    APPROVAL.

8.  THESE NOTES ARE TYPICAL THROUGHOUT.
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NOTES:

ALL AREAS IDENTIFIED AS FIRE LANES, FIRE

DEPARTMENT TURN-AROUNDS, FIRE

DEPARTMENT ACCESS AREAS OR OTHER

RESTRICTED AREAS WILL HAVE BOLLARDS,

PAINT, SIGNAGE AND OTHER REQUIRED

IDENTIFICATION INSTALLED AS REQUIRED

PRIOR TO STRUCTURE OCCUPANCY.
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PEDESTRIAN BUILDING ENTRANCE

LOADING AND/OR PARKING ENTRANCE  

BUILD TO LINE

UNDERGROUND GARAGE

OFF-SITE ROAD BY OTHERS

NOTES:

1.  IN INSTANCES WHERE ROAD SECTION SPLITS THE PROPERTY LINE, APPLICANT MAY

    PROVIDE PARTIAL ROAD SECTION WITH THIS AND RELATED CONSTRUCTION

    APPLICATIONS WITH THE UNDERSTANDING THAT ADJACENT DEVELOPMENT ON ADJACENT

    PARCELS WILL BE REQUIRED TO COMPLETE THE ROAD SECTION.

2.  APPLICANT RESERVES THE RIGHT TO VARY LOCATION OF ON STREET PARALLEL PARKING

    WHICH WOULD RESULT IN VARYING DIMENSIONS ON ROADWAYS PER PARKING SPACE WIDTH AS

APPROVED BY THE COUNTY.

3.  DASHED ROADS SHOWN OFF-SITE ARE ULTIMATE GRID LAYOUT AND SHALL BE BUILT BY OTHERS.

4.  SEE ARCHITECTURAL PLANS FOR ROOF DETAILS.

5.  SEE LANDSCAPE PLANS FOR PLAZA / PARK DETAILS.

6.  PENTHOUSES MAY BE UP TO 30 FT. ABOVE BUILDING HEIGHTS SHOWN ON DEVELOPMENT TABS

     ON SHEET  C-2.

7.  SEE SHEET 19 FOR APPROXIMATE SWM LOCATIONS.

8.  THESE NOTES ARE TYPICAL THROUGHOUT.
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NOTES:

1.  IN INSTANCES WHERE ROAD SECTION SPLITS THE PROPERTY LINE, APPLICANT MAY

    PROVIDE PARTIAL ROAD SECTION WITH THIS AND RELATED CONSTRUCTION

    APPLICATIONS WITH THE UNDERSTANDING THAT ADJACENT DEVELOPMENT ON ADJACENT

    PARCELS WILL BE REQUIRED TO COMPLETE THE ROAD SECTION.

2.  APPLICANT RESERVES THE RIGHT TO VARY LOCATION OF ON STREET PARALLEL PARKING

    WHICH WOULD RESULT IN VARYING DIMENSIONS ON ROADWAYS PER PARKING SPACE WIDTH AS

APPROVED BY THE COUNTY.

3.  DASHED ROADS SHOWN OFF-SITE ARE ULTIMATE GRID LAYOUT AND SHALL BE BUILT BY OTHERS.

4.  SEE ARCHITECTURAL PLANS FOR ROOF DETAILS.

5.  SEE LANDSCAPE PLANS FOR PLAZA / PARK DETAILS.

6.  PENTHOUSES MAY BE UP TO 30 FT. ABOVE BUILDING HEIGHTS SHOWN ON DEVELOPMENT TABS

     ON SHEET  C-3.

7.  SEE SHEET C-12 FOR APPROXIMATE SWM LOCATIONS. SWM VAULT AND TRANSFORMER VAULT

     LOCATIONS SUBJECT TO CHANGE WITH FDP AND /OR SITE PLAN.

8.  SEE SHEET C-11 FOR OPTIONAL C-5/C-6 LAYOUTS.

PEDESTRIAN BUILDING ENTRANCE

LOADING AND/OR PARKING ENTRANCE  

BUILD TO LINE

UNDERGROUND GARAGE

OFF-SITE ROAD BY OTHERS
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UTILITY AND GRADING: OPTION 2

RESIDENTIAL LOW-RISE

UTILITY AND GRADING: OPTION 1

RESIDENTIAL HIGH-RISE

PEDESTRIAN BUILDING ENTRANCE

LOADING AND/OR PARKING ENTRANCE  

BUILD TO LINE

UNDERGROUND GARAGE

OFF-SITE ROAD BY OTHERS

NOTES:

1. ALL GRADING ON THIS PLAN IS PRELIMINARY AND SUBJECT TO CHANGE WITH FINAL DEVELOPMENT AND SITE PLANS.

2. IN INSTANCES WHERE ROAD SECTION SPLITS THE PROPERTY LINE, APPLICANT MAY PROVIDE PARTIAL ROAD SECTION WITH

THIS AND RELATED CONSTRUCTION APPLICATIONS WITH THE UNDERSTANDING THAT ADJACENT DEVELOPMENT ON

ADJACENT PARCELS WILL BE REQUIRED TO COMPLETE THE ROAD SECTION.

3. APPLICANT RESERVES THE RIGHT TO VARY LOCATION OF ON STREET PARALLEL PARKING WHICH WOULD RESULT IN

VARYING DIMENSIONS ON ROADWAYS PER PARKING SPACE WIDTH AS APPROVED BY THE COUNTY.

4. DASHED ROADS SHOWN OFF-SITE ARE ULTIMATE GRID LAYOUT AND SHALL BE BUILT BY OTHERS.

5. SEE ARCHITECTURAL PLANS FOR ROOF DETAILS.

6. SEE LANDSCAPE PLANS FOR PLAZA / PARK DETAILS.

7. PENTHOUSES MAY BE UP TO 30 FT. ABOVE BUILDING HEIGHTS SHOWN ON DEVELOPMENT TABS ON SHEET  C-2.

8. SEE SHEET 19 FOR APPROXIMATE SWM LOCATIONS.

9. THESE NOTES ARE TYPICAL THROUGHOUT.
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OVERALL MASTER 
PLAN - BASE PLAN 
AND OPTION 1

OVERALL  MASTER PLAN - OPTION 1 A-1.0

NOTES:

1. MAXIMUM BUILDING HEIGHTS DO NOT INCLUDE MECHANICAL  PENTHOUSE
AND ARCHITECTURAL FEATURES. MAXIMUM BUILDING HEIGHT DO INCLUDE
SOCIAL ROOM/USABLE SPACE ON ROOF PENTHOUSE LEVEL.

2. HEIGHT OF ROOF TOP MECHANICAL PENTHOUSE ENCLOSURES ARE
APPROXIMATELY 30'-0" HIGH.

3. THE INTERIOR CONFIGURATION SHOWN INCLUDING BUT NOT LIMITED TO THE
ELEVATORS, RAMPS, LOADING SPACES, ENTRANCES ARE CONCEPTUAL ONLY,
AND SUBJECT TO FDP APPROVAL AND FINAL ENGINEERING AND ARCHITECTURAL
DESIGN.
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OVERALL MASTER PLAN 
OPTION 2 AND
OVERALL GROUND 
FLOOR PLAN - BASE 
PLAN

OVERALL  GROUND FLOOR PLAN - BASE PLAN A-2.0

NOTES:

1. MAXIMUM BUILDING HEIGHTS DO NOT INCLUDE MECHANICAL  PENTHOUSE
AND ARCHITECTURAL FEATURES. MAXIMUM BUILDING HEIGHT DO INCLUDE
SOCIAL ROOM/USABLE SPACE ON ROOF PENTHOUSE LEVEL.

2. HEIGHT OF ROOF TOP MECHANICAL PENTHOUSE ENCLOSURES ARE
APPROXIMATELY 30'-0" HIGH.

3. THE INTERIOR CONFIGURATION SHOWN INCLUDING BUT NOT LIMITED TO THE
ELEVATORS, RAMPS, LOADING SPACES, ENTRANCES ARE CONCEPTUAL ONLY,
AND SUBJECT TO FDP APPROVAL AND FINAL ENGINEERING AND ARCHITECTURAL
DESIGN.
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OVERALL GROUND 
FLOOR PLAN OPTION 1 
AND 2

OVERALL  GROUND FLOOR PLAN - OPTION 2 A-3.0

NOTES:

1. MAXIMUM BUILDING HEIGHTS DO NOT INCLUDE MECHANICAL  PENTHOUSE
AND ARCHITECTURAL FEATURES. MAXIMUM BUILDING HEIGHT DO INCLUDE
SOCIAL ROOM/USABLE SPACE ON ROOF PENTHOUSE LEVEL.

2. HEIGHT OF ROOF TOP MECHANICAL PENTHOUSE ENCLOSURES ARE
APPROXIMATELY 30'-0" HIGH.

3. THE INTERIOR CONFIGURATION SHOWN INCLUDING BUT NOT LIMITED TO THE
ELEVATORS, RAMPS, LOADING SPACES, ENTRANCES ARE CONCEPTUAL ONLY,
AND SUBJECT TO FDP APPROVAL AND FINAL ENGINEERING AND ARCHITECTURAL
DESIGN.
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PARKING PLAN - BASE 
PLAN AND PARKING 
PLAN OPTION 1 AND 2

OUTLINE OF BELOW GRADE PARKING PLAN - OPTION 1 AND OPTION 2 A-4.0

NOTES:

1. MAXIMUM BUILDING HEIGHTS DO NOT INCLUDE MECHANICAL  PENTHOUSE
AND ARCHITECTURAL FEATURES. MAXIMUM BUILDING HEIGHT DO INCLUDE
SOCIAL ROOM/USABLE SPACE ON ROOF PENTHOUSE LEVEL.

2. HEIGHT OF ROOF TOP MECHANICAL PENTHOUSE ENCLOSURES ARE
APPROXIMATELY 30'-0" HIGH.

3. THE INTERIOR CONFIGURATION SHOWN INCLUDING BUT NOT LIMITED TO THE
ELEVATORS, RAMPS, LOADING SPACES, ENTRANCES ARE CONCEPTUAL ONLY,
AND SUBJECT TO FDP APPROVAL AND FINAL ENGINEERING AND ARCHITECTURAL
DESIGN.
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NOTES:

1. MAXIMUM BUILDING HEIGHTS DO NOT INCLUDE MECHANICAL  PENTHOUSE
AND ARCHITECTURAL FEATURES. MAXIMUM BUILDING HEIGHT DO INCLUDE
SOCIAL ROOM/USABLE SPACE ON ROOF PENTHOUSE LEVEL.

2. HEIGHT OF ROOF TOP MECHANICAL PENTHOUSE ENCLOSURES ARE
APPROXIMATELY 30'-0" HIGH.

3. THE INTERIOR CONFIGURATION SHOWN INCLUDING BUT NOT LIMITED TO THE
ELEVATORS, RAMPS, LOADING SPACES, ENTRANCES ARE CONCEPTUAL ONLY,
AND SUBJECT TO FDP APPROVAL AND FINAL ENGINEERING AND ARCHITECTURAL
DESIGN.
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NOTES:

1. MAXIMUM BUILDING HEIGHTS DO NOT INCLUDE MECHANICAL  PENTHOUSE
AND ARCHITECTURAL FEATURES. MAXIMUM BUILDING HEIGHT DO INCLUDE
SOCIAL ROOM/USABLE SPACE ON ROOF PENTHOUSE LEVEL.

2. HEIGHT OF ROOF TOP MECHANICAL PENTHOUSE ENCLOSURES ARE
APPROXIMATELY 30'-0" HIGH.

3. THE INTERIOR CONFIGURATION SHOWN INCLUDING BUT NOT LIMITED TO THE
ELEVATORS, RAMPS, LOADING SPACES, ENTRANCES ARE CONCEPTUAL ONLY,
AND SUBJECT TO FDP APPROVAL AND FINAL ENGINEERING AND ARCHITECTURAL
DESIGN.
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NOTES:

1. NOT ALL ITEMS IN LEGEND WILL APPEAR IN PLANS.

2. SEE ARCHITECTURE PLANS FOR LOCATIONS OF PROPOSED

PEDESTRIAN AND GARAGE ENTRANCES.

3. SEE CIVIL DRAWINGS FOR LOCATIONS OF PROPOSED UTILITIES.
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BY OTHERS

RESIDENTIAL LOBBY, RETAIL, SERVICE/COMMERCIAL,
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(SEE NOTE 2)
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LOADING AND PARKING ENTRANCES (SEE NOTE 2)
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LEGEND

NOTES:

1. NOT ALL ITEMS IN LEGEND WILL APPEAR IN PLANS.

2. SEE ARCHITECTURE PLANS FOR LOCATIONS OF PROPOSED

PEDESTRIAN AND GARAGE ENTRANCES.

3. SEE CIVIL DRAWINGS FOR LOCATIONS OF PROPOSED UTILITIES.

N O

R
T

HSCALE:   1" = 200'

MULTI-MODAL PATH (PRIMARY PEDESTRIAN CORRIDOR)

C1

C2

C3

C4

C6

C5

C7
C8

C10

C9

C12

C11

S1

S2

S3

P1

P2

LEESBURG PIKE / ROUTE 7

S

P

R

I

N

G

 

H

I

L

L

 

R

O

A

D

R

O

S

E

L

I

N

E

 

S

T

R

E

E

T

B

O

O

N

E

 

B

L

V

D

B

O

O

N

E

 
B

L

V

D

R

O

S

E

L

I
N

E

 
S

T

R

E

E

T

C

O

M

M

O

N

W

E

A

L
T

H

 
S

T
R

E

E

T

I
N

F
I
N

I
T

Y

 
W

A

Y

D

O

M

I
N

I
O

N

 
S

T

R

E

E

T

S

P

R

I

N

G

 

W

A

Y

W

E

S

T

W

O

O

D

 

C

E

N

T

E

R

 

D

R

I

V

E

C

O

R

N

E

R

S

I
D

E

 
B

L

V

D

S

H

E

R

A

T

O

N

 
T

Y

S

O

N

S

 
D

R

I
V

E

A

S

H

G

R

O

V

E

 

L

A

N

E

SPRING HILL METRO STATION

A

B

D

C

E

DOMINION SQUARE AT SPRING HILL METRO

TYSONS WEST PROMENADE

S4

SUNBURT AT SPRING

HILL METRO

DOMINION SQUARE AT

SPRING HILL METRO

MERIDIAN STREET

PERSEUS AT SPRING HILL METRO



R
E
V

IS
IO

N
S:

D
A

T
E
:

D
E
SI

G
N

E
D

 B
Y

:
D

R
A

W
N

 B
Y

:
C

H
E
C

K
E
D

 B
Y

:
Q

.C
. 
B

Y
:

SH
E
E
T

 N
U

M
B

E
R

:

SC
A

L
E
:

P
R

O
JE

C
T

 #
:

2
0
0
 S

. 
P
e
yt

o
n
 S

t.
, 
 A

le
x
an

d
ri

a,
 V

A
  
2
2
3
1
4

V
: 
 7

0
3
.5

4
9
.7

7
8
4
  
 F

: 
 7

0
3
.5

4
9
.4

9
8
4

w
w

w
.L

an
d
D

e
si

gn
.c

o
m

 Nov 03, 2016 - 5:33pm

 G:\2010\2010073\Cad\Exhibits\Zoning Plans\0073-CDP West Landbay\

 0073_L3-001 - Tree Plan.dwg

1
0
/1

1
/2

0
1
6

T
R

E
E
 P

L
A

N

SP
/K

G
SM

K
G

X
X

1
" 

=
 8

0
'

2
0
1
0
0
7
3

L
3
-0

0
1

D
o
m

in
io

n
 S

q
u
ar

e
 W

e
st

 L
an

d
b
ay

C
o
n
ce

p
tu

al
 D

e
ve

lo
p
m

e
n
t 

P
la

n
C

A
R

S 
- 

D
B

I,
 L

L
C

 |
 L

IN
C

O
L
N

 P
R

O
P
E
R

T
IE

S 
C

O
M

P
A

N
Y

1
1
/0

7
/2

0
1
6
 -

 C
D

P
 R

E
SU

B
M

IS
SI

O
N

- - - -

SCALE:   1" = 80'

NOTES:

1. NOT ALL ITEMS IN LEGEND WILL APPEAR IN PLANS.

2. SEE ARCHITECTURE PLANS FOR LOCATIONS OF PROPOSED

PEDESTRIAN AND GARAGE ENTRANCES.

3. SEE CIVIL DRAWINGS FOR LOCATIONS OF PROPOSED UTILITIES.
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Table 12.3 TREE PRESERVATION TARGET CALCULATIONS AND STATEMENT

Step Totals Reference

A. Tree Preservation Target Calculations and Statement

A1 Pre-development area of existing tree canopy (from exisiting

vegetation map)(SF) =

42,626

see § 12-0507.2

A2 Percentage of gross site area covered by existing tree canopy =

12.8%

A3 Percentage of 10-year tree canopy required for site  =

10% see Table 12.4

A4 Percentage of the 10-year tree canopy requirement that should be

met through tree preservation =

12.8%

A5 Proposed percentage of canopy requirement that will be met

through tree preservation =

0%

A6 Has the Tree Preservation Target minimum been met?

Yes Provide Yes or No

A7 If No for line A 6, then a request to deviate from the Tree

Preservation Target shall be provided on the plan that states one

or more of the justifications listed in § 12-0507.3 along with a

narrative that provides a site-specific explanation of why the Tree

Preservation Target cannot be met. Provide sheet number where

deviation request is located.

C-7

Provide sheet number, see § 12-0507.3

A8 If step A 7 requires a narrative, it shall be prepared in accordance

with § 12-0507.4

YES

see § 12-0507.4

Table 12.10 10-YEAR TREE CANOPY CALCULATION WORKSHEET

A. Tree Preservation Target Calculations and Statement

A1 Place the Tree Preservation Target calculations and statement

here preceeding the 10-year tree canopy

SEE

SHEET

C-7

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

B. Tree Canopy Requirement

B1 Identify gross site area (SF) =
332,481 § 12-0510.1A

B2 Subtract area dedicated to parks, road frontage(SF) =

0
§ 12-0510.1B

B3 Subtract area of exemptions(SF) =

0
§ 12-0510.1C(1) through § 12-0510.1C(6)

B4 Adjusted gross site area (B1-B2,B3)(SF) =
332,481 Square feet

B5 Identify the site's zoning and/or use

PTC

B6 Percentage of 10-year tree canopy required =

10.0%
§ 12-0509.1 and Table 12.4

B7 Area of 10-year Tree Canopy Required (B4 x B6)(SF) =
33,248 Square feet

B8 Modification of 10-year Tree Canopy Requirements requested?
Yes or No

B9 If B8 is yes, then list plan sheet where modification request is

located Sheet number

C. Tree Preservation

C1 Tree Preservation Target Area(SF) =
4,263 Square Feet

C2 Total canopy area meeting standards of § 12-0400 (SF) =

0
Square Feet

C3 C 2 x 1.25(SF) =

0
§ 12-0509.3B

C4 Total canopy area provided by unique or valuable forest or

woodland communities(SF) =

0

Square Feet

C5 C 4 x 1.5(SF) =

0
§ 12-0509.3B(1)

C6 Total of canopy area provided by "Heritage," "Memorial,"

"Specimen," or "Street" trees (SF) =

0

Square Feet

C7 C 6 x 1.5 to 3.0 (SF)=

0

§ 12-0509.3B(2)

C8 Canopy area of trees within resource Protection Areas and

100-year floodplains (SF) =

0

Square Feet

C9 C 8 x 1.0 (SF) =

0
§ 12-0509.3C(1)

C10 Total of C 3, C 5, C 7 and C 9 =

0

If area of C 10 is less than B 7 remainder of requirement must

be met through tree planting - go to D

D. Tree Planting

D1 Area of canopy to be met through tree planting (B 7-C10) =
33,248 Square feet

D2 Area of canopy planted for air quality benefits =

0
Square feet

D3 D 2 x 1.5 (SF) =

0

§ 12-0509.4B(1)

D4 Area of canopy planted for energy conservation =

0
Square feet

D5 D 4 x 1.5 (SF) =

0
§ 12-0509.4B(2)

D6 Area of canopy planted for water quality benefits =

0
Square feet

D7 D 6 x 1.25 (SF) =

0
§ 12-0509.4B(3)

D8 Area of canopy planted for wildlife benefits =

0
Square feet

D9 D 8 x 1.5 (SF) =

0

§ 12-0509.4B(4)

D10 Area of canopy provided by native trees =

0
Square feet

D11 D 10 x 1.5 (SF) =

0

§ 12-0509.4B(5)

D12 Area of canopy provided by improved cultivars and varieties =

0
Square feet

D13 D 12 x 1.25 (SF) =

0

§ 12-0509.4B(6)

D14 Area of canopy provided through tree seedlings (SF) =

0
§ 12-0509.4D(1)(a)

D15 D 14 x 1.0 =

0
Square feet

D16 Percentage of D 14 represented by D 15 =

0 Must not exceed 33% of D 14

D17 Area of canopy to be planted with no benefit credits =
33,425 Square feet

D18 Total of canopy area provided through tree planting =

33,425

Square feet

D19 Is an offsite planting relief requested?

No Yes or No

D20 Tree Bank or Tree Fund?

No
Yes or No § 12-0511

D21 Canopy area requested to be provided through offsite banking or

tree fund =

0

Square feet

D22 Amount to be deposited into the Tree Preservation and Planting

Fund =

0

E. Total of 10-year Tree Canopy Provided

E1 Total of canopy area provided through tree preservation (C 10) =

0
Square feet

E2 Total of canopy area provided through tree planting (D 18) =

33,425

Square feet

E3 Total of canopy area provided through offsite mechanism (D 21) =

0
Square feet

E4 Total of 10-year Tree Canopy Provided (SF)=

33,425

Total of E1 through E3, area should meet or exceed area in B7

BASE PLAN
BASE
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BASE PLAN
BASE

SCALE:   1" = 80'

NOTES:

1. NOT ALL ITEMS IN LEGEND WILL APPEAR IN PLANS.

2. SEE ARCHITECTURE PLANS FOR LOCATIONS OF PROPOSED

PEDESTRIAN AND GARAGE ENTRANCES.

3. SEE CIVIL DRAWINGS FOR LOCATIONS OF PROPOSED UTILITIES.
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PRIVATE LOCAL STREET

BENEATH PUBLIC SKYPARK

POTENTIAL BUS STOP ON NORTHWEST

SIDE OF SPRING WAY

1a

2

I

3

1

SYMBOL DESCRIPTION QTY

            METRO STATION PLAZA 10,454 SF

(Public Urban Park - At Grade)

METRO STATION PLAZA UPGRADES 3,346 SF

(Public Urban Park - At Grade)

            C1 / C2 PUBLIC SKYPARK 13,045 SF

(Public Urban Park - Elevated)

          C3 /C4 SKYPARK 18,437 SF

(Private Skypark - Elevated)

            ATHLETIC FIELD 69,634 SF

(Public Urban Park - At Grade)

SYMBOL DESCRIPTION QTY

            

PUBLIC URBAN PARK - AT GRADE  83,434 SF

PUBLIC URBAN PARK - ELEVATED  13,045 SF

PUBLIC URBAN PARK - AT GRADE  3,346 SF

(Subject to Owner / Agency Agreement)

PRIVATE SKYPARK - ELEVATED   18,437 SF 

PARK IN RESERVATION AREA 16,676 SF

1

1a

2

I

3

Park 1: METRO STATION PLAZA

Urban Park Type: Civic Plaza

Features

 Public Art

 Transit Stop

 Monumental Steps

Activities

 Outdoor Seating

 Public Transit Waiting Area

 Newspaper/Magazine Reading

Furnishings

 Benches

 Bike Racks and Lockers

 Newspaper/Magazine Vending Machines

Park 2: C1 / C2 PUBLIC SKYPARK

Urban Park Type: Pocket Park

Features

 Sculptural Feature Visible from Street Level

 Reflecting Pool (optional Event Tent location)

 Multi-purpose Raised Stage

 Water Feature as Stage Background

 Amphitheater

 Variety of Seating Options

 Tree Grove

 Lush Garden Landscaping

 Northern Virginia Plants

 Unique Hardscape Paving Pattern(s)

 Variety of Hardscape Materials

 Elevator Landmark Feature

 Amenity Terrace

 Wayfinding

 Raised SWM Planters

Activities

 Public Overlooks - Skyline Viewing

 Unique Mid-rise Destination

 Plant Species Education

 Entertainment on Stage

 Available for Reserved Private Events / Fundraising

 Retreat from Street Level Activity

 Respite for Office Employees / General Public

 Informal Outdoor Meeting Space

 Place to Have Enjoy Outdoor Meals

 Evening Rooftop Movies

Furnishings

 Movable Tables and Chairs

 Planters

 Lighting

 Signage

Park 3: ATHLETIC FIELD

Urban Park Type: Active Recreation

Features

 Recreational Field

 Playground

 Wayfinding

 Sidewalks

 Off-Street Parking

 Lush Garden Landscaping

 Multi-Use Sports Court (Tennis,

        Badminton, Basketball, Volleyball)

Activities

 Youth recreation

 Playground

 School Field Trips

Furnishings

 Natural Playground Equipment

 Benches

 Bleachers

 Fencing (Field and Playground)

 Lighting (Pedestrian and Sports)

 Signage

 Picnic Tables

PROPERTY LINE / EXISTING VDOT ROW

FIRE ACCESS LANE

RESIDENTIAL LOBBY, RETAIL, SERVICE/COMMERCIAL, AND/OR

OFFICE ENTRANCES AT STREET LEVEL (SEE NOTE 2)

ELEVATOR KIOSK

LOADING ENTRANCES (SEE NOTE 2)

PUBLIC SKYPARK STAIR ACCESS

PEDESTRIAN CROSSWALK

BASE

PUBLIC PARK PROGRAMMING

BASE

LEGEND

BASE

URBAN PARK LEGEND

BASE

ELEVATOR ACCESS TO SKYPARK

PUBLIC STAIR ACCESS TO SKYPARK

C1

C2

C3

C4

EX. 24' INGRESS/EGRESS ESMT

(D.B. 5140 PG. 10)

LEESBURG PIKE / ROUTE 7

RIGHT-OF-WAY RESERVATION FOR FUTURE MERIDIAN STREET /

WARM UP AREA FOR PLAYERS
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PARK 1: METRO STATION PLAZA PARK 2:  C1/C2 PUBLIC SKYPARK

PARK 3:  ATHLETIC FIELD

KEY PLAN: N.T.S
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N O

R
T

HSCALE:   1" = 40'

PARK 2: C1 / C2 PUBLIC SKYPARK

C1

LUSH PLANTING BEHIND

AMPHITHEATER SEATING

C2

MULTIPURPOSE STAGE

RAISED AREA

AMPHITHEATER SEATING

LEVEL PLATFORM BUILT

INTO AMPHITHEATER

SCULPTURAL WAYFINDING SIGN

LUSH GARDEN (TYP)

LUSH

GARDEN

WATER FEATURE

AS STAGE

BACKDROP

SLEEK REFLECTING

POOL; CAN BE TURNED

OFF FOR TENTED

EVENT

OVERLOOK WITH PUBLIC

ART VISIBLE FROM STREET

ACCENT PAVING AT

ELEVATOR STREET LEVEL

ELEVATOR / STAIR ACCESS

TO SKYPARK

AMENITY TERRACE
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PARK 3: ATHLETIC FIELD PLAN

C4

BIKE RACKS

PLAYERS BENCH (TYP)

ATHLETIC FIELD

210' x 120'

(240' x 150' WITH 15'

OVERRUNS)

S
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R
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E

PLAYGROUND WITH

PICNIC TABLES

MULTI-USE SPORT COURT (35' x 64')

ACTION TENNIS, BADMINTON,

BASKETBALL, VOLLEYBALL
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PARK 3: ATHLETIC FIELD
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FIELD LIGHTS PER FCPA STANDARDS

BIORETENTION TREE

PIT (TYP)

RIGHT-OF-WAY RESERVATION FOR FUTURE MERIDIAN

STREET / WARM UP AREA FOR PLAYERS

POTENTIAL SIGN

LOCATION FOR PARK

SEE PARK: 3 ATHLETIC FIELD

FOR PERSPECTIVE

PICNIC AREA

BENCHES (TYP)

EX. CHAIN LINK FENCE

EX. RETAINING WALL

TO REMAIN

GATE ACCESS TO FIELD

ATHLETIC FIELD FENCE PER

FCPA STANDARDS
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PERSPECTIVE

SPRING WAY AT METRO & BUILDING C1 METRO PLAZA (PARK 1)

PERSPECTIVE PERSPECTIVE

SPRING HILL ROAD STREETSCAPE AT BUILDINGS C1 & C2

SPRING WAY AT METRO & BUILDING C1 METRO PLAZA1

SPRING HILL ROAD STREETSCAPE AT BUILDING C12 SPRING HILL ROAD STREETSCAPE AT BUILDINGS C1 & C23

KEY PLAN: N.T.S

2

1

3
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PERSPECTIVE PERSPECTIVE

SKYPARK (PARK 2) AT BUILDINGS C1 & C2

PERSPECTIVE

DOMINION ST. STREETSCAPE BENEATH BUILDINGS C1 & C2 SKYPARK (PARK 2) ROSELINE ST. STREETSCAPE AT BUILDING C3

SKYPARK (PARK 2) AT BUILDINGS C1 & C21

DOMINION ST. STREETSCAPE BENEATH BUILDINGS 2 ROSELINE ST. STREETSCAPE AT BUILDING C33

KEY PLAN: N.T.S
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PERSPECTIVE

PERSPECTIVE PERSPECTIVE

SPRING HILL ROAD STREETSCAPE AT BUILDING C3 & C41

SPRING WAY STREETSCAPE AT BUILDING C32 SPRING HILL ROAD STREETSCAPE AT BUILDING C53 (OPTION 1)
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1/8" = 1'
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3/32" = 1'

BOONE BOULEVARD AT BUILDINGS C4 & C5/C6 1

KEY PLAN: N.T.S

(OPTION 1)
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SPRING HILL ROAD AT C3 & C4 1

KEY PLAN: N.T.S
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MERIDIAN STREET AT BUILDINGS C5 & C62 (OPTION 1 AND OPTION 2)
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PLAN / PERSPECTIVE SECTION
AS NOTED

2A

PLAN VIEW

1/8" = 1'-0"

PERSPECTIVE SECTION VIEW

NTS

2B

PLAZA TREE

PLAN / PERSPECTIVE SECTION
AS NOTED
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PLAN VIEW

1/8" = 1'-0"

PERSPECTIVE SECTION VIEW

NTS

3B

2' PEDESTRIAN

REFUGE

8' MIN. LANDSCAPE

AMENITY PANEL

VARIES 8'-10'

SIDEWALK

4' MIN.
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VARIES
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ADJACENT PAVING

FACE OF CURB

13
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MAX

         8'2

+/-6'

VARIES - SEE PLANS

FOR PAVING TYPE

15

NOTES:

1. DETAIL IS SCHEMATIC ONLY.

2. ALL STRUCTURAL ITEMS TO CONFORM

TO ALL APPLICABLE INTERNATIONAL,

NATIONAL, STATE AND LOCAL BUILDING

CODES.

3. ALL STRUCTURAL CROSS SECTIONS

SHALL BE REVIEWED BY A QUALIFIED

ENGINEER AND MODIFIED AS

NECESSARY BASED ON THE SITE

SPECIFIC GEOTECHNICAL REPORT

WHICH IDENTIFIES THE SPECIFIC SITE

CHARACTERISTICS.

4. TREE ROOT ZONE SHALL MEET

MINIMUM SOIL VOLUME STATED IN THE

TYSONS' URBAN DESIGN GUIDELINES.

5. LANDSCAPE AMENITY PANEL

MEASURED FROM FRONT OF CURB.

6. OR APPROVED EQUAL

SYMBOL DESCRIPTION

            TREE ROOT ZONE - TO BE CONTINUOUS BETWEEN TREES.

TREES TO SHARE GROWTH MEDIA.

            TREE ROOT ZONE AT TREE ROOT BALL SHALL BE A MIN OF 8`

LENGTH & 8` WIDTH WITH A MAXIMUM 4` DEPTH.  THIS MAY BE

ACHIEVED BY USE OF STRUCTURAL CELL TECHNOLOGY AND/OR

CANTILEVERED PAVING

            FILTER FABRIC

            6" FREE DRAIN GRAVEL

            PERFORATED DRAIN PIPE WRAPPED IN FILTER FABRIC

            BUILDING - SEE ARCHITECTURE PLANS

            COMPACTED SUBGRADE

            STRUCTURAL CELL TECHNOLOGY OR APPROVED ROOT ZONE

STRUCTURAL SYSTEM

            STREET TREE - SEE OVERALL TREE PLAN FOR SUGGESTED TREE

GENUS & SPECIES.

            PLANTING BED WITH MULCH

            LIMITS OF TREE ROOT ZONE BELOW PAVING

            HEAVY MILL ROOT BARRIER

            VDOT LIMIT OF MAINTENANCE - 18" FROM FRONT OF CURB
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TREE DETAIL LOCATION:

 ROUTE 7 METRO PLAZA

TREE DETAIL LOCATION:

 METRO PLAZA

 ROUTE 7
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ROOT BALL

TREE DETAIL DESCRIPTION:

8'X8' (SIZE MY VARY) TREE PIT

WITH TREE GRATE.

TREE DETAIL DESCRIPTION:

TREE PIT SIZE VARIES - SEE

PLANS (MIN. 4'X4').  THIS DETAIL

IS TYPICALLY NOT LOCATED

STREET SIDE.

VDOT R.O.W.

SEE PROFFERS

7'-6"
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SIZE VARIES
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NOTES:

1. DETAIL IS SCHEMATIC ONLY.

2. ALL STRUCTURAL ITEMS TO CONFORM TO ALL APPLICABLE INTERNATIONAL, NATIONAL,

STATE AND LOCAL BUILDING CODES.

3. ALL STRUCTURAL CROSS SECTIONS SHALL BE REVIEWED BY A QUALIFIED ENGINEER AND

MODIFIED AS NECESSARY BASED ON THE SITE SPECIFIC GEOTECHNICAL REPORT WHICH

IDENTIFIES THE SPECIFIC SITE CHARACTERISTICS.

4. TREE ROOT ZONE WILL BE CONTINUOUS BETWEEN TREES.

5. TREE ROOT ZONE SHALL MEET MINIMUM SOIL VOLUME STATED IN THE TYSONS' URBAN

DESIGN GUIDELINES.

6. OR APPROVED EQUIVALENT STRUCTURAL TREE ROOT ZONE SYSTEM.

7. LANDSCAPE AMENITY PANEL MEASURED FROM FRONT OF CURB.
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TREE DETAIL LOCATION:
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4

5

BENCH

STREET TREE11

15

STREET TREE11

2

VDOT R.O.W.

SEE PROFFERS
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S

15
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TREE DETAIL DESCRIPTION:

CONTINUOUS BIORETENTION TREE

PIT ADJACENT TO ON STREET

PARKING.  TREE PIT TO HAVE

PEDESTRIAN PATH THROUGH

BIORETENTION PIT AT REGULAR

INTERVALS.

24' O.C. TYP

3'

TYP.

11' O.C. TYP.

5'

3'-2"

35' O.C. TYP.

STREET TREE1 PLAZA TREE2 BIORETENTION TREE PIT3
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TREE PIT SIZE VARIES, SEE PLANS - MIN.

4'X4' TREE OPENING.  TREE PLANTED ON

STRUCTURE.

TREE DETAIL DESCRIPTION:

TREE PLANTED ON STRUCTURE IN LARGE

PLANTING BEDS.  THIS TREE IS INTENDED

TO MEET FFX COUNTY BARRIER REQ.

WITHOUT THE USE OF STRUCTURAL CELL

TECHNOLOGY.

TREE DETAIL DESCRIPTION:

VARIES -

4' MIN.

FROM

BARRIER

VARIES - 4' MIN.

FROM BARRIER

SEE PLANS FOR

PAVING TYPE

PLAZA TREE ON STRUCTURE - TYPE 1

PLAN / PERSPECTIVE SECTION
AS NOTED

1A

1B

PLAN VIEW

1/8" = 1'-0"

PERSPECTIVE SECTION VIEW

NTS

PLAZA TREE ON STRUCTURE - TYPE 2

PLAN / PERSPECTIVE SECTION
AS NOTED

2A

2B

PLAN VIEW

1/8" = 1'-0"

PERSPECTIVE SECTION VIEW

NTS

2B

VARIES

8' AT TREE

ROOT BALL

8' AT TREE

ROOT BALL

TREE ROOT ZONE TO

EXTEND 1'

INTO SIDEWALK

VARIES - SEE PLANS FOR

PAVING TYPE

BUILDING

VARIES

8' AT TREE

ROOT BALL

1B

VARIES - 4' MIN.

FROM BARRIER

TYP.

8' AT TREE

ROOT BALL

VARIES - SEE

PLANS FOR

PAVING TYPE

6

10

1

14

5

3

4

7

12

13

9

1

3

4

5

10

6

2

2

2

2

11 11

NOTES:

1. DETAIL IS SCHEMATIC ONLY.

2. ALL STRUCTURAL ITEMS TO

CONFORM TO ALL APPLICABLE

INTERNATIONAL, NATIONAL,

STATE AND LOCAL BUILDING

CODES.

3. ALL STRUCTURAL CROSS

SECTIONS SHALL BE REVIEWED

BY A QUALIFIED ENGINEER AND

MODIFIED AS NECESSARY BASED

ON THE SITE SPECIFIC

GEOTECHNICAL REPORT WHICH

IDENTIFIES THE SPECIFIC SITE

CHARACTERISTICS.

4. TREE ROOT ZONE SHALL MEET

MINIMUM SOIL VOLUME STATED IN

THE TYSONS' URBAN DESIGN

GUIDELINES.

5. LANDSCAPE AMENITY PANEL

MEASURED FROM FRONT OF

CURB.

6. OR APPROVED EQUAL

TREE DETAIL LOCATION:

 SKY PARK 2, 4, I, II, III, IV & V

TREE DETAIL LOCATION:

 SKY PARK 2, 4, I, II, III, IV & V

         8'2

+/-6'

13

12

4'

MAX

4'

MAX

VARIES - SEE PLANS

FOR PAVING TYPE

8' MIN.

14

SYMBOL DESCRIPTION

            TREE ROOT ZONE - TO BE CONTINUOUS BETWEEN TREES.  TREES TO SHARE

GROWTH MEDIA.

            TREE ROOT ZONE AT TREE ROOT BALL SHALL BE A MIN OF 8` LENGTH & 8` WIDTH

WITH A MAXIMUM 4` DEPTH.  THIS MAY BE ACHIEVED BY USE OF STRUCTURAL

CELL TECHNOLOGY AND/OR CANTILEVERED PAVING

            FILTER FABRIC

            6" FREE DRAIN GRAVEL

            PERFORATED DRAIN PIPE WRAPPED IN FILTER FABRIC

            FILL MATERIAL - TBD

            BUILDING - SEE ARCHITECTURE PLANS

            STRUCTURAL CELL TECHNOLOGY OR APPROVED ROOT ZONE STRUCTURAL

SYSTEM

            STRUCTURAL SLAB, BY OTHERS - TO HAVE ADEQUATE WATERPROOFING /

WATERPROOFING PROTECTION LAYER AS REQUIRED.

            STREET TREE - SEE OVERALL TREE PLAN FOR SUGGESTED TREE GENUS &

SPECIES.

            PLANTING BED WITH MULCH

            LIMITS OF TREE ROOT ZONE BELOW PAVING

            HEAVY MILL ROOT BARRIER

1

2

3

4

5

6

7

9

10

11

12

13

14

REFERENCE NOTES SCHEDULE

SYMBOL DESCRIPTION

            TREE ROOT ZONE - TO BE CONTINUOUS BETWEEN TREES.  TREES TO SHARE

GROWTH MEDIA.

            TREE ROOT ZONE AT TREE ROOT BALL SHALL BE A MIN OF 8` LENGTH & 8` WIDTH

WITH A MAXIMUM 4` DEPTH.  THIS MAY BE ACHIEVED BY USE OF STRUCTURAL

CELL TECHNOLOGY AND/OR CANTILEVERED PAVING

            FILTER FABRIC

            6" FREE DRAIN GRAVEL

            PERFORATED DRAIN PIPE WRAPPED IN FILTER FABRIC

            FILL MATERIAL - TBD

            BUILDING - SEE ARCHITECTURE PLANS

            STRUCTURAL CELL TECHNOLOGY OR APPROVED ROOT ZONE STRUCTURAL

SYSTEM

            STRUCTURAL SLAB, BY OTHERS - TO HAVE ADEQUATE WATERPROOFING /

WATERPROOFING PROTECTION LAYER AS REQUIRED.

            STREET TREE - SEE OVERALL TREE PLAN FOR SUGGESTED TREE GENUS &

SPECIES.

            PLANTING BED WITH MULCH

            LIMITS OF TREE ROOT ZONE BELOW PAVING

            HEAVY MILL ROOT BARRIER

1

2

3

4

5

6

7

9

10

11

12

13

14

REFERENCE NOTES SCHEDULE

NOTES:

1. DETAIL IS SCHEMATIC ONLY.

2. ALL STRUCTURAL ITEMS TO

CONFORM TO ALL APPLICABLE

INTERNATIONAL, NATIONAL,

STATE AND LOCAL BUILDING

CODES.

3. ALL STRUCTURAL CROSS

SECTIONS SHALL BE REVIEWED

BY A QUALIFIED ENGINEER AND

MODIFIED AS NECESSARY BASED

ON THE SITE SPECIFIC

GEOTECHNICAL REPORT WHICH

IDENTIFIES THE SPECIFIC SITE

CHARACTERISTICS.

4. TREE ROOT ZONE SHALL MEET

MINIMUM SOIL VOLUME STATED IN

THE TYSONS' URBAN DESIGN

GUIDELINES.

5. LANDSCAPE AMENITY PANEL

MEASURED FROM FRONT OF

CURB.

6. OR APPROVED EQUAL

2

7

11

11

12

2

13

1

9

12

ADJACENT  PAVING

VARIES - SEE PLANS FOR

PAVING TYPE

4' MIN.

 4' MIN.

8' MIN.

2" X 2" HARDWOOD GUY STAKE - 2 PER TREE

12 GAUGE GALVANIZED WIRE DOUBLE STRAND TWISTED

COMPACTED MOUND TO PREVENT TREE SETTLING (6" MIN

HEIGHT)

REMOVE TOP 1/3 OF ALL BURLAP FABRIC AROUND

ROOT BALL

NOTES:

1. CONTRACTOR TO REGRADE, SOD OR HYDROSEED AND

STRAW MULCH ALL AREAS DISTURBED AS A RESULT OF

THE CONTRACTOR'S WORK.

2. UPRIGHT STAKES TO BE USED ON TREES UP TO 12' IN

HEIGHT.  LARGER TREES MUST BE GUYED.

3. 1/8 OF ROOT BALL TO BE ABOVE FINISHED GRADE

4. DO NOT COVER ROOT CROWN.

TREE WRAP MAIN TRUNK RECOMMENDED FOR SMOOTH

BARK TREES DURING DORMANT INSTALLATION. IT SHALL BE

REMOVED WHEN CANOPY IS IN LEAF

ARBOR TIE

MULCH TOP OF ROOT BALL AND SAUCER TO A MINIMUM

DEPTH OF 2", NOT TO EXCEED 3". DO NOT PLACE MULCH

AGAINST THE TRUNK

3" SAUCER AROUND TREE

SOIL MIX

EXISTING GRADE

UPRIGHT STAKES EXTENDED TO FIRM BEARING

3
"
 
m

i
n

6
'

45°

TREE PLANTING

SECTION NOT TO SCALE

08A-082

PLAZA TREE ON STRUCTURE - TYPE 11 PLAZA TREE ON STRUCTURE - TYPE 22

TREE PLANTING3
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S

P

R

I

N

G

 

H

I

L

L

 

R

O

A

D

C1

PORTION OF SPRING WAY TO BE

BUILT TO FINAL CONSTRUCTION

PORTION OF EXISTING BUILDING

TO INTERIM OPEN SPACE

EXISTING

BUILDING

THIS PORTION TO BE CONSTRUCTED TO

INTERIM CONDITIONS BUT ULTIMATE

DEPENDANT ON OFF-SITE CONNECTION

C2

S

P

R

I

N

G

 

H

I

L

L

 

R

O

A

D

PORTION OF EXISTING

BUILDING TO INTERIM

OPEN SPACE

FULL ROSELINE STREET TO BE

BUILT TO FINAL CONSTRUCTION

EXISTING

BUILDING

SPRING WAY TO BE BUILT TO

FINAL CONSTRUCTION

C1 PHASING PLAN C2 PHASING PLAN

C1, C2,  & C3 PHASING PLAN

LEGEND*

EXISTING SIDEWALK

INITIAL PEDESTRIAN CONNECTION

INTERIM CONDITIONS**

INTERIM CONDITIONS

ADDITIONAL INTERIM SCREENING

INTERIM PRIVATE SKYPARK

MODIFICATION TO PARKING LOT CONFIGURATION PER

PHASE (INTERIM CONDITION)****

INTERIM PEDESTRIAN CONNECTION

SCREENED WALL AT INTERIM CONDITION

RETAINING WALL WITH RAIL

INTERIM VEHICULAR TRAVEL WAY

PROPERTY LINE

NOTES:

* NOT ALL ITEMS IN LEGEND WILL SHOW UP IN EVERY PHASING

SCENARIO

** ALL AREAS INDICATED IN COLOR ARE APPROXIMATE AND SHALL BE

FURTHER REFINED AT FDP

*** ALL INTERIM PARK AND OPEN SPACE IMPROVEMENTS SHALL

INCLUDE PARK TREATMENTS, STREET TREES, AND OTHER ELEMENTS

ARE REQUIRED BY FAIRFAX COUNTY CODE OF ORDINANCES AND CDP

PROFFERS

**** ALL MODIFICATIONS OR IMPROVEMENTS (SUCH AS LANDSCAPING,

ETC) TO PARKING LOT CONFIGURATIONS PER PHASE IN THE INTERIM

SHALL COMPLY WITH FAIRFAX COUNTY CODE OF ORDINANCES.

***** SEE PROFFERS FOR MORE SPECIFIC PHASING DESCRIPTIONS AND

ALTERNATIVES.

FINAL CONDITIONS**

FINAL CONSTRUCTION CONDITIONS

PEDESTRIAN BUILDING ENTRY

VEHICULAR LOADING GARAGE ENTRY

VEHICULAR PARKING GARAGE ENTRY

FINAL PARK CONSTRUCTION

METRO PLAZA

PROPOSED SUBSTATION BY OTHERS

SPRING HILL METRO STATION

INTERIM VESPER TRAIL BY DOMINION POWER

INTERIM PARK, OPEN SPACE, AND

LANDSCAPE IMPROVEMENTS***

C3 PHASING PLAN

PORTION OF EXISTING BUILDING

TO INTERIM OPEN SPACE

S

P

R

I

N

G

 

H

I

L

L

 

R

O

A

D

EXISTING

BUILDING

SPRING WAY TO BE BUILT TO

FINAL CONSTRUCTION

FULL ROSELINE STREET TO BE

BUILT TO FINAL CONSTRUCTION

C3

PROPOSED FAIRFAX COUNTY TRAIL (NOT ACTUAL

PLAN, FOR REPRESENTATIVE PURPOSE ONLY)
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C4 PHASING PLAN

C4

S

P

R

I

N

G

 

H

I

L

L

 

R

O

A

D

PORTION OF EXISTING

BUILDING TO INTERIM

OPEN SPACE

FULL BOONE BOULEVARD TO BE

BUILT TO FINAL CONSTRUCTION

EXISTING

BUILDING

SPRING WAY TO BE BUILT TO

FINAL CONSTRUCTION

ATHLETIC FIELD PHASING PLAN

C4 & FIELD PHASING PLAN

LEGEND*

EXISTING SIDEWALK

INITIAL PEDESTRIAN CONNECTION

INTERIM CONDITIONS**

INTERIM CONDITIONS

ADDITIONAL INTERIM SCREENING

INTERIM PRIVATE SKYPARK

MODIFICATION TO PARKING LOT CONFIGURATION PER

PHASE (INTERIM CONDITION)****

INTERIM PEDESTRIAN CONNECTION

SCREENED WALL AT INTERIM CONDITION

RETAINING WALL WITH RAIL

INTERIM VEHICULAR TRAVEL WAY

PROPERTY LINE

NOTES:

* NOT ALL ITEMS IN LEGEND WILL SHOW UP IN EVERY PHASING

SCENARIO

** ALL AREAS INDICATED IN COLOR ARE APPROXIMATE AND SHALL BE

FURTHER REFINED AT FDP

*** ALL INTERIM PARK AND OPEN SPACE IMPROVEMENTS SHALL

INCLUDE PARK TREATMENTS, STREET TREES, AND OTHER ELEMENTS

ARE REQUIRED BY FAIRFAX COUNTY CODE OF ORDINANCES AND CDP

PROFFERS

**** ALL MODIFICATIONS OR IMPROVEMENTS (SUCH AS LANDSCAPING,

ETC) TO PARKING LOT CONFIGURATIONS PER PHASE IN THE INTERIM

SHALL COMPLY WITH FAIRFAX COUNTY CODE OF ORDINANCES.

***** SEE PROFFERS FOR MORE SPECIFIC PHASING DESCRIPTIONS AND

ALTERNATIVES.

FINAL CONDITIONS**

FINAL CONSTRUCTION CONDITIONS

PEDESTRIAN BUILDING ENTRY

VEHICULAR LOADING GARAGE ENTRY

VEHICULAR PARKING GARAGE ENTRY

FINAL PARK CONSTRUCTION

METRO PLAZA

PROPOSED SUBSTATION BY OTHERS

SPRING HILL METRO STATION

INTERIM VESPER TRAIL BY DOMINION POWER

S

P

R

I

N

G

 

H

I

L

L

 

R

O

A

D

INTERIM PARK, OPEN SPACE, AND

LANDSCAPE IMPROVEMENTS***

ATHLETIC FIELD

EXISTING

BUILDING

PROPOSED FAIRFAX COUNTY TRAIL (NOT ACTUAL

PLAN, FOR REPRESENTATIVE PURPOSE ONLY)

C4

C3
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C5 & C6 PHASING PLAN

OPTION 1

LEGEND*

EXISTING SIDEWALK

INITIAL PEDESTRIAN CONNECTION

INTERIM CONDITIONS**

INTERIM CONDITIONS

ADDITIONAL INTERIM SCREENING

INTERIM PRIVATE SKYPARK

MODIFICATION TO PARKING LOT CONFIGURATION PER

PHASE (INTERIM CONDITION)****

INTERIM PEDESTRIAN CONNECTION

SCREENED WALL AT INTERIM CONDITION

RETAINING WALL WITH RAIL

INTERIM VEHICULAR TRAVEL WAY

PROPERTY LINE

NOTES:

* NOT ALL ITEMS IN LEGEND WILL SHOW UP IN EVERY PHASING

SCENARIO

** ALL AREAS INDICATED IN COLOR ARE APPROXIMATE AND SHALL BE

FURTHER REFINED AT FDP

*** ALL INTERIM PARK AND OPEN SPACE IMPROVEMENTS SHALL

INCLUDE PARK TREATMENTS, STREET TREES, AND OTHER ELEMENTS

ARE REQUIRED BY FAIRFAX COUNTY CODE OF ORDINANCES AND CDP

PROFFERS

**** ALL MODIFICATIONS OR IMPROVEMENTS (SUCH AS LANDSCAPING,

ETC) TO PARKING LOT CONFIGURATIONS PER PHASE IN THE INTERIM

SHALL COMPLY WITH FAIRFAX COUNTY CODE OF ORDINANCES.

***** SEE PROFFERS FOR MORE SPECIFIC PHASING DESCRIPTIONS AND

ALTERNATIVES.

FINAL CONDITIONS**

FINAL CONSTRUCTION CONDITIONS

PEDESTRIAN BUILDING ENTRY

VEHICULAR LOADING GARAGE ENTRY

VEHICULAR PARKING GARAGE ENTRY

FINAL PARK CONSTRUCTION

METRO PLAZA

PROPOSED SUBSTATION BY OTHERS

SPRING HILL METRO STATION

INTERIM VESPER TRAIL BY DOMINION POWER

C5 PHASING PLAN
C6 PHASING PLAN

C5

BOONE BOULEVARD TO
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C5 PHASING PLAN
C6 PHASING PLAN

C5 & C6 PHASING PLAN

OPTION 2

LEGEND*

EXISTING SIDEWALK

INITIAL PEDESTRIAN CONNECTION

INTERIM CONDITIONS**

INTERIM CONDITIONS

ADDITIONAL INTERIM SCREENING

INTERIM PRIVATE SKYPARK

MODIFICATION TO PARKING LOT CONFIGURATION PER

PHASE (INTERIM CONDITION)****

INTERIM PEDESTRIAN CONNECTION

SCREENED WALL AT INTERIM CONDITION

RETAINING WALL WITH RAIL

INTERIM VEHICULAR TRAVEL WAY

PROPERTY LINE

NOTES:

* NOT ALL ITEMS IN LEGEND WILL SHOW UP IN EVERY PHASING

SCENARIO

** ALL AREAS INDICATED IN COLOR ARE APPROXIMATE AND SHALL BE

FURTHER REFINED AT FDP

*** ALL INTERIM PARK AND OPEN SPACE IMPROVEMENTS SHALL

INCLUDE PARK TREATMENTS, STREET TREES, AND OTHER ELEMENTS

ARE REQUIRED BY FAIRFAX COUNTY CODE OF ORDINANCES AND CDP

PROFFERS

**** ALL MODIFICATIONS OR IMPROVEMENTS (SUCH AS LANDSCAPING,

ETC) TO PARKING LOT CONFIGURATIONS PER PHASE IN THE INTERIM

SHALL COMPLY WITH FAIRFAX COUNTY CODE OF ORDINANCES.

***** SEE PROFFERS FOR MORE SPECIFIC PHASING DESCRIPTIONS AND

ALTERNATIVES.

FINAL CONDITIONS**

FINAL CONSTRUCTION CONDITIONS

PEDESTRIAN BUILDING ENTRY

VEHICULAR LOADING GARAGE ENTRY

VEHICULAR PARKING GARAGE ENTRY

FINAL PARK CONSTRUCTION

METRO PLAZA

PROPOSED SUBSTATION BY OTHERS

SPRING HILL METRO STATION

INTERIM VESPER TRAIL BY DOMINION POWER
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INTERIM PARK, OPEN SPACE, AND

LANDSCAPE IMPROVEMENTS***

PROPOSED FAIRFAX COUNTY TRAIL (NOT ACTUAL

PLAN, FOR REPRESENTATIVE PURPOSE ONLY)
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BE BUILT TO FINAL

CONTSTRUCTION

MERIDIAN STREET TO BE BUILT
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EXISTING

BUILDING
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EXISTING 24' INGRESS/EGRESS

EASEMENT (D.B. 5140 PG.10)
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SWM NARRATIVE

EXISTING CONDITIONS:

THE 2.44 ACRE APPLICATION AREA CURRENTLY CONSISTS OF AN EXISTING PARKING LOT.  IN THE  CURRENT CONDITION, THE SUBJECT FDP AREA GENERALLY DRAINS TO THE SOUTHEAST AND INTO AN

EXISTING ON-SITE DRY POND.  FROM HERE THE RUNOFF IS PIPED TO EXISTING OFF-SITE POND (WP0072), WHICH PROVIDES 2-YEAR AND 10-YEAR DETENTION IN THE EXISTING CONDITION.  AS SHOWN IN

THE FOLLOWING STORMWATER COMPUTATIONS THE PROVIDED FACILITIES WILL REDUCE THE RUNOFF VOLUME AND RELEASE RATES, THUS REDUCING THE IMPACT ON WP0072. FROM THIS POND, WATER

IS PIPED INTO OLD COURTHOUSE SPRING BRANCH.  SEE SHEET C-10 FOR ADEQUATE OUTFALL DESCRIPTION AND MAP.

PROPOSED CONDITIONS:

THIS APPLICATION PROPOSES A BALL FIELD WITH A PORTION OF BOONE BOULEVARD EAST OF THE FIELD.   THE WATER QUALITY AND QUANTITY REQUIREMENTS FOR THE PROPOSED DEVELOPMENT WILL

BE ACHIEVED THROUGH THE USE OF A PERMEABLE PAVEMENT SUB-STRUCTURE UNDER THE SYNTHETIC ATHLETIC FIELD AND BIO-RETENTION TREE PITS, AS DEPICTED ON SHEET  C-7.  AS NEEDED, THE

APPLICANT RESERVES THE RIGHT TO VARY THE NUMBER, SIZE, SHAPE, AND LOCATION OF THE DEPICTED STORMWATER MANAGEMENT FACILITIES WITH FINAL ENGINEERING, AS APPROVED BY DPWES

AND IS SUBSTANTIAL CONFORMANCE WITH THE CDP.

TYSONS 1" RETENTION REQUIREMENTS:

PER THE STORMWATER MANAGEMENT REQUIREMENTS OF THE TYSONS CORNER COMPREHENSIVE PLAN NEW OR REDEVELOPMENTS SHALL IMPLEMENT STORMWATER PRACTICES TO RETAIN AND/OR

REUSE THE FIRST INCH OF ON-SITE RAINFALL.  THIS FDP APPLICATION IS FOR AN INTERIM ATHLETIC FIELD WITH NO INCREASE IN INTENSITY OR DENSITY.  THE 1" TYSONS RETENTION REQUIREMENTS

SHALL BE MET AT THE TIME FINAL SITE PLAN FOR THE ULTIMATE BUILDOUT IN ACCORDANCE WITH THE ASSOCIATED DOMINION SQUARE CDP (RZ-2011-HM-012).

QUANTITY REQUIREMENTS:

THE STORMWATER MANAGEMENT CONTROLS FOR THE PROPOSED DEVELOPMENT WILL BE ACHIEVED THROUGH THE USE OF A PERMEABLE PAVEMENT SECTION TO SHAVE THE PEAK RELEASE RATE FOR

THE GIVEN POST DEVELOPED STORM EVENT IN ADDITION TO CONVENTIONAL STORMWATER MANAGEMENT SYSTEMS.  THIS STORMWATER PROGRAM WILL BE EVALUATED FOR THREE DISTINCT CRITERIA.

THESE CRITERIA INCLUDE AN EVALUATION FOR COMPLIANCE WITH LEED, THE STATE VRRM REQUIREMENTS, AS WELL AS THE DETENTION REQUIREMENTS OF THE PFM.  IN ORDER TO DESCRIBE THE

DETAILS OF THE PROPOSED SWM/LID ELEMENTS, WE HAVE BROKEN OUR COMPUTATIONS DOWN INTO THREE PARTS.

PART I: VRRM REQUIREMENTS/ BMP REQUIREMENTS

SEE VRRM SUMMARY SPREADSHEET ON THIS SHEET.

PART II: LEED

THE FIRST TARGET FOR STORMWATER MANAGEMENT DESIGN WILL BE TO MEET CURRENT LEED CREDIT 6.1 AND 6.2 REQUIREMENTS.  THE PROPERTY THAT IS THE SUBJECT OF THIS REDEVELOPMENT

PLAN IS GREATER THAN 50% IMPERVIOUS IN THE EXISTING CONDITION. LEED CREDIT 6.1 REQUIRES THE PROPOSED VOLUME RUNOFF TO BE REDUCED TO 75% OF THE EXISTING VOLUME RUNOFF FOR

THE SITE. SEE THIS SHEET FOR NARRATIVE DETAILING COMPLIANCE WITH LEED CREDIT 6.1. LEED CREDIT 6.2 WILL BE ACHIEVED BY THE TOTAL SUSPENDED SOLIDS TREATMENT PROVIDED BY THE

RUNOFF REDUCTION BMP PRACTICES ON SITE.

PART III: PFM COMPLIANCE

ADDITIONALLY, PER THE FAIRFAX COUNTY STANDARD REQUIREMENT, THE PEAK RELEASE RATE FOR THE POST DEVELOPED 2-YR AND 10-YR DESIGN STORMS WILL BE REDUCED TO A LEVEL EQUAL TO OR

LESS THAN THE EXISTING CONDITION PEAK RELEASE RATE FOR THE ENTIRE SITE AREA.    SEE CALCULATIONS ON SHEET  C-9.  IT SHOULD BE NOTED THAT THE APPLICATION AREA DRAINS TO AN EXISTING

ON-SITE DRY POND, WHICH IS TO BE REMOVED WITH THE SUBJECT PLAN.  TO RECOGNIZE THE FACT THAT THE PEAK REDUCTION IN THIS EXISTING POND WILL BE LOST UPON ITS REMOVAL, THE

PRE-DEVELOPED TARGET PEAKS IN THIS PLAN HAVE CONSIDERED THE AREA DRAINING TO THIS POND TO BE GRASS IN FAIR CONDITION.

NOTE:

COMPUTATIONS HEREON ARE BASED ON APPROXIMATIONS OF PROPOSED PERVIOUS/IMPERVIOUS AREA. AT THE TIME

OF FINAL CONSTRUCTION PLANS, BASED ON FINAL PERVIOUS/IMPERVIOUS AREAS, THE FINAL SWM VOLUME

REQUIREMENTS WILL BE DETERMINED. THE METHODOLOGY USED SHALL BE CONSISTENT WITH THAT SHOWN HEREON.

ALL GRADING SHOWN IS CONCEPTUAL AND SUBJECT TO CHANGE WITH THE FINAL SITE PLAN.

ALL STORMWATER MANAGEMENT FACILITIES MUST BE PRIVATELY MAINTAINED AND A PRIVATE MAINTENANCE

AGREEMENT WILL BE REQUIRED BEFORE THE CONSTRUCTION PLAN IS APPROVED.

TOTAL RUNOFF VOL. (EX. CONDITIONS)

2-YEAR STORM: 2.44 AC X 2.587 IN. X 1FT/12 IN.

X 43,560 SF/AC = 22,913.58 CFT

TOTAL RUNOFF VOL. (ALLOWABLE RELEASE)

THIS SITE IS GREATER THAN 50% IMPERVIOUS IN

THE EXISTING CONDITIONS; THEREFORE PER LEED,

POST-DEVELOPMENT VOLUME FOR THE 2-YEAR

STORM MUST NOT EXCEED 75% OF THE EXISTING

CONDITIONS VOLUME.

22,913.58 SF X 0.75 = 17,185.18 CFT

TOTAL RUNOFF VOL. (PROPOSED CONDITIONS)

2-YEAR STORM: 2.44 AC X 2.587 IN. X 1FT/12 IN.

X 43,560 SF/AC = 22,913.58 CFT

RUNOFF REDUCTION PRACTICES (ON-SITE ONLY)

RETENTION VOLUME:

PAVERS (SEE SHEET C-9) = 7,200 CFT

TREE PITS (SEE SHEET C-9) = 990 CFT

TOTAL RETENTION VOLUME = 8,190 CFT

LEED PROVIDED RUNOFF REDUCTION VOLUME:

22,913.58 CFT - 8,100 CFT = 14,723.58  CFT

14,723.58 CFT (POST. DEV. VOL.) < 17,185.18 CFT (0.75

X PRE-DEV. VOL.)

THEREFORE, THIS SITE MEETS THE LEED

REQUIREMENT OF REDUCING THE SITE RUNOFF TO

75% OF THE EXISTING CONDITION RUNOFF VOLUME

FOR THE 2-YEAR STORM.

LEED BOUNDARY NOTE:

IT IS ASSUMED THE LEED BOUNDARY IS LIMITED TO

THE PROPERTY LINE PLUS THE BOONE BOULEVARD

IMPROVEMENTS, AS SHOWN ON C-7.TOTALING 2.44

ACRES.  THE FINAL LEED BOUNDARY WILL BE

DETERMINED AT TIME OF FINAL SITE PLAN.

EXISTING DP-0174 NOTE:

THE EXISTING ON-SITE FACILITY (DP01474) TO BE

REMOVED WITH THE SUBJECT APPLICATION,

REDUCED THE EXISTING PEAK RELEASE RATE

HOWEVER DID NOT REDUCE THE TOTAL RUNOFF

VOLUME FROM THE SITE.  THEREFORE; THE LEED

6.1 (VOLUME) COMPUTATIONS DO NOT TAKE INTO

ACCOUNT THE EXISTING FACILITY.  FOR THE PFM

(PEAK FLOW) COMPUTATIONS THE ENTIRE

APPLICATION AREA (2.44 ACRES) TREATED BY THIS

FACILITY HAS BEEN TREATED AS A FOREST

CONDITION.

2-YEAR 24 HOUR

STORM EX. CONDITION

RUNOFF DEPTH

2-YEAR 24 HOUR

STORM PR. CONDITION

RUNOFF DEPTH

 LEED CREDIT 6.2 COMPLIANCE NARRATIVE:

LEED CREDIT SS6.2 SHALL REQUIRE THIS SITE TO TREAT THE

STORMWATER RUNOFF FROM 90% OF THE AVERAGE ANNUAL

RAINFALL (1" FOR HUMID WATERSHEDS) WITH BMP(S) CAPABLE OF

REMOVING 80% OF THE AVERAGE ANNUAL POST DEVELOPED

SUSPENDED SOLIDS (TSS). AS CAN BE SEEN IN THE COMPUTATIONS

ABOVE, THIS SITE SHALL COMPLY WITH THE LEED REQUIREMENT

VIA THE PERMEABLE PAVEMENT PRACTICE AND THREE

MANUFACTURED BMP DEVICES.  IT IS ASSUMED THAT THE LEED

BOUNDARY IS LIMITED TO THE PROPERTY LINE OF THE APPLICATION

AREA.  THE FINAL LEED BOUNDARY WILL BE DETERMINED AT THE

TIME OF FINAL SITE PLAN
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SCALE:   1" = 30'

NOTES:

1. NOT ALL ITEMS IN LEGEND WILL APPEAR IN PLANS.

2. SEE ARCHITECTURE PLANS FOR LOCATIONS OF PROPOSED

PEDESTRIAN AND GARAGE ENTRANCES.

3. SEE CIVIL DRAWINGS FOR LOCATIONS OF PROPOSED UTILITIES.

EX. CHAIN LINK FENCE

EX. RETAINING WALL

TO REMAIN
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SCALE:   1" = 30'

NOTES:

1. NOT ALL ITEMS IN LEGEND WILL APPEAR IN PLANS.

2. SEE ARCHITECTURE PLANS FOR LOCATIONS OF PROPOSED

PEDESTRIAN AND GARAGE ENTRANCES.

3. SEE CIVIL DRAWINGS FOR LOCATIONS OF PROPOSED UTILITIES.
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Table 12.3 TREE PRESERVATION TARGET CALCULATIONS AND STATEMENT

Step Totals Reference

A. Tree Preservation Target Calculations and Statement

A1 Pre-development area of existing tree canopy (from exisiting

vegetation map)(SF) =

8,056

see § 12-0507.2

A2 Percentage of gross site area covered by existing tree canopy =

9.2%

A3 Percentage of 10-year tree canopy required for site  =

10% see Table 12.4

A4 Percentage of the 10-year tree canopy requirement that should be

met through tree preservation =

9.2%

A5 Proposed percentage of canopy requirement that will be met

through tree preservation =

0%

A6 Has the Tree Preservation Target minimum been met?

Yes Provide Yes or No

A7 If No for line A 6, then a request to deviate from the Tree

Preservation Target shall be provided on the plan that states one

or more of the justifications listed in § 12-0507.3 along with a

narrative that provides a site-specific explanation of why the Tree

Preservation Target cannot be met. Provide sheet number where

deviation request is located.

C-7

(See

RZ20110

HM-012)

Provide sheet number, see § 12-0507.3

A8 If step A 7 requires a narrative, it shall be prepared in accordance

with § 12-0507.4

YES

see § 12-0507.4

Table 12.10 10-YEAR TREE CANOPY CALCULATION WORKSHEET

A. Tree Preservation Target Calculations and Statement

A1 Place the Tree Preservation Target calculations and statement

here preceeding the 10-year tree canopy

SEE

SHEET

C-7

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

B. Tree Canopy Requirement

B1 Identify gross site area (SF) =
87,115 § 12-0510.1A

B2 Subtract area dedicated to parks, road frontage(SF) =

0
§ 12-0510.1B

B3 Subtract area of exemptions(SF) =

0
§ 12-0510.1C(1) through § 12-0510.1C(6)

B4 Adjusted gross site area (B1-B2,B3)(SF) =
87,115 Square feet

B5 Identify the site's zoning and/or use

PTC

B6 Percentage of 10-year tree canopy required =

10.0%
§ 12-0509.1 and Table 12.4

B7 Area of 10-year Tree Canopy Required (B4 x B6)(SF) =
8,711 Square feet

B8 Modification of 10-year Tree Canopy Requirements requested?

NO Yes or No

B9 If B8 is yes, then list plan sheet where modification request is

located Sheet number

C. Tree Preservation

C1 Tree Preservation Target Area(SF) =

806
Square Feet

C2 Total canopy area meeting standards of § 12-0400 (SF) =

0
Square Feet

C3 C 2 x 1.25(SF) =

0
§ 12-0509.3B

C4 Total canopy area provided by unique or valuable forest or

woodland communities(SF) =

0

Square Feet

C5 C 4 x 1.5(SF) =

0
§ 12-0509.3B(1)

C6 Total of canopy area provided by "Heritage," "Memorial,"

"Specimen," or "Street" trees (SF) =

0

Square Feet

C7 C 6 x 1.5 to 3.0 (SF)=

0

§ 12-0509.3B(2)

C8 Canopy area of trees within resource Protection Areas and

100-year floodplains (SF) =

0

Square Feet

C9 C 8 x 1.0 (SF) =

0
§ 12-0509.3C(1)

C10 Total of C 3, C 5, C 7 and C 9 =

0

If area of C 10 is less than B 7 remainder of requirement must

be met through tree planting - go to D

D. Tree Planting

D1 Area of canopy to be met through tree planting (B 7-C10) =
8,711 Square feet

D2 Area of canopy planted for air quality benefits =

0
Square feet

D3 D 2 x 1.5 (SF) =

0

§ 12-0509.4B(1)

D4 Area of canopy planted for energy conservation =

0
Square feet

D5 D 4 x 1.5 (SF) =

0
§ 12-0509.4B(2)

D6 Area of canopy planted for water quality benefits =

0
Square feet

D7 D 6 x 1.25 (SF) =

0
§ 12-0509.4B(3)

D8 Area of canopy planted for wildlife benefits =

0
Square feet

D9 D 8 x 1.5 (SF) =

0

§ 12-0509.4B(4)

D10 Area of canopy provided by native trees =

0
Square feet

D11 D 10 x 1.5 (SF) =

0

§ 12-0509.4B(5)

D12 Area of canopy provided by improved cultivars and varieties =

0
Square feet

D13 D 12 x 1.25 (SF) =

0

§ 12-0509.4B(6)

D14 Area of canopy provided through tree seedlings (SF) =

0
§ 12-0509.4D(1)(a)

D15 D 14 x 1.0 =

0
Square feet

D16 Percentage of D 14 represented by D 15 =

0 Must not exceed 33% of D 14

D17 Area of canopy to be planted with no benefit credits =
12,175 Square feet

D18 Total of canopy area provided through tree planting =

12,175

Square feet

D19 Is an offsite planting relief requested?

No Yes or No

D20 Tree Bank or Tree Fund?

No
Yes or No § 12-0511

D21 Canopy area requested to be provided through offsite banking or

tree fund =

0

Square feet

D22 Amount to be deposited into the Tree Preservation and Planting

Fund =

0

E. Total of 10-year Tree Canopy Provided

E1 Total of canopy area provided through tree preservation (C 10) =

0
Square feet

E2 Total of canopy area provided through tree planting (D 18) =

12,175

Square feet

E3 Total of canopy area provided through offsite mechanism (D 21) =

0
Square feet

E4 Total of 10-year Tree Canopy Provided (SF)=

12,175

Total of E1 through E3, area should meet or exceed area in B7

SCALE:   1" = 30'

NOTES:

1. NOT ALL ITEMS IN LEGEND WILL APPEAR IN PLANS.

2. SEE ARCHITECTURE PLANS FOR LOCATIONS OF PROPOSED

PEDESTRIAN AND GARAGE ENTRANCES.

3. SEE CIVIL DRAWINGS FOR LOCATIONS OF PROPOSED UTILITIES.
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SCALE:   1" = 30'

NOTES:

1. NOT ALL ITEMS IN LEGEND WILL APPEAR IN PLANS.

2. SEE ARCHITECTURE PLANS FOR LOCATIONS OF PROPOSED

PEDESTRIAN AND GARAGE ENTRANCES.

3. SEE CIVIL DRAWINGS FOR LOCATIONS OF PROPOSED UTILITIES.
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3

SYMBOL DESCRIPTION QTY

            ATHLETIC FIELD 68,761 SF

(Public Urban Park - At Grade)

(SEE CDP SUBMISSION)

SYMBOL DESCRIPTION QTY

            

PUBLIC URBAN PARK - AT GRADE  68,761 SF

PARK IN RESERVATION AREA 16,358 SF

3

Park 3: ATHLETIC FIELD

Urban Park Type: Active Recreation

Features

 Recreational Field

 Playground

 Wayfinding

 Sidewalks

 Off-Street Parking

 Lush Garden Landscaping

 Multi-Use Sports Court

Activities

 Youth recreation

 Playground

 School Field Trips

Furnishings

 Natural Playground Equipment

 Benches

 Bleachers

 Fencing (Field and Playground)

 Lighting (Pedestrian and Sports)

 Signage

 Picnic Tables

PROPERTY LINE / EXISTING VDOT ROW

PUBLIC PARK PROGRAMMING

LEGEND

URBAN PARK LEGEND

PEDESTRIAN CROSSWALK

BOONE BLVD
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8'

LANDSCAPE

AMENITY

PANEL

8'

SIDEWALK

2' PED.

REFUGE

PLAZA

ATHLETIC FIELD

150'

6'

SIDEWALK

RIGHT-OF- WAY

RESERVATION FOR

FUTURE MERIDIAN

STREET / WARM UP

AREA FOR PLAYERS

CONDITIONS

CONTINUE

BOONE

BOULEVARD

CONTINUES

EASEMENT RESERVATION

 FOR FUTURE SPRING WAY /

WARM UP AREA FOR PLAYERS

CONDITIONS

CONTINUE

6'

SIDEWALK

PLAYGROUND

6'

SIDEWALK

ATHLETIC FIELD

240'

* PROPERTY LINE

SECTION

3/32" = 1'

KEY PLAN: 1" = 60'

SECTION

1/8" = 1'

BOONE BOULEVARD AT ATHLETIC FIELD1
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BENCH

PICTORIAL
NTS

MANUFACTURER: FORMS + SURFACES

30 PINE STREET

PITTSBURGH, PA 15223

WWW.FORMS-SURACES.COM

PHONE: 1.800.451.0410

FAX: 1.412.781.7840

PRODUCT: TRIO BENCH

ALUMINUM TEXTURE POWDER COATED FRAME

CLEAR ANODIZED ALUMINUM SLATS

NOTES:

1. BENCHES SHALL MEET THE TYSONS WEST URBAN

DESIGN GUIDELINES STANDARD FOR TYSONS WEST

& WEST SIDE STREETSCAPE FURNISHINGS, OR

APPROVED EQUAL

2. BENCHES TO BE PERMANENTLY MOUNTED PER

MANUFACTURERS RECOMMENDATION.

BENCH

BICYCLE RACK

PICTORIAL
NTS

MANUFACTURER: LANDSCAPE FORMS INC.

431 LAWNDALE AVE.

KALAMAZOO, MI 49048

WWW.LANDSCAPEFORMS.COM

PHONE: 1.800.430.6209

FAX: 1.269.381.3455

REPRESENTATIVE: BARBARA NOLAN

1.703.648.0848

BARBARA@BARBARANOLANINC.COM

PRODUCT: BOLA BICYCLE RACK

STAINLESS STEEL

NOTES:

1. BICYCLE RACKS SHALL MEET THE TYSONS WEST

URBAN DESIGN GUIDELINES STANDARD FOR TYSONS

WEST & WEST SIDE STREETSCAPE FURNISHINGS, OR

APPROVED EQUAL

2. BICYCLE RACK TO BE PERMANENTLY MOUNTED PER

MANUFACTURERS RECOMMENDATION.

LITTER / RECYCLING RECEPTACLES

PICTORIAL
NTS

MANUFACTURER: LANDSCAPE FORMS INC.

431 LAWNDALE AVE.

KALAMAZOO, MI 49048

WWW.LANDSCAPEFORMS.COM

PHONE: 1.800.430.6209

FAX: 1.269.381.3455

REPRESENTATIVE: BARBARA NOLAN

1.703.648.0848

BARBARA@BARBARANOLANINC.COM

PRODUCT: POE RECEPTACLE -

SQUARE OPENING FOR TRASH, ROUND FOR RECYCLE

SILVER POWDER COAT

NOTES:

1. RECEPTACLES SHALL MEET THE TYSONS WEST

URBAN DESIGN GUIDELINES STANDARD FOR TYSONS

WEST & WEST SIDE STREETSCAPE FURNISHINGS, OR

APPROVED EQUAL

2. RECEPTACLE TO BE PERMANENTLY MOUNTED PER

MANUFACTURERS RECOMMENDATION.

STREETSCAPE LIGHT

PICTORIAL
NTS

MANUFACTURER: SE'LUX

5 LUMEN LANE

HIGHLAND, NY 12528

WWW.SELUX.US

PHONE: 1.845.834.1400

FAX: 1.845.834.1401

PRODUCT: SPANNER ARM SERIES

SILVER FINISH

NOTES:

1. STREETSCAPE LIGHTS SHALL MEET THE TYSONS

WEST URBAN DESIGN GUIDELINES STANDARD FOR

TYSONS WEST & WEST SIDE STREETSCAPE

FURNISHINGS, OR APPROVED EQUAL

2. STREETSCAPE LIGHT TO BE PERMANENTLY

MOUNTED PER MANUFACTURERS

RECOMMENDATION.

BICYCLE RACK

LITTER / RECYCLING RECEPTACLES

STREETSCAPE LIGHT
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NOTES:

1. DETAIL IS SCHEMATIC ONLY.

2. ALL STRUCTURAL ITEMS TO CONFORM TO ALL APPLICABLE INTERNATIONAL, NATIONAL,

STATE AND LOCAL BUILDING CODES.

3. ALL STRUCTURAL CROSS SECTIONS SHALL BE REVIEWED BY A QUALIFIED ENGINEER AND

MODIFIED AS NECESSARY BASED ON THE SITE SPECIFIC GEOTECHNICAL REPORT WHICH

IDENTIFIES THE SPECIFIC SITE CHARACTERISTICS.

4. TREE ROOT ZONE WILL BE CONTINUOUS BETWEEN TREES.

5. TREE ROOT ZONE SHALL MEET MINIMUM SOIL VOLUME STATED IN THE TYSONS' URBAN

DESIGN GUIDELINES.

6. OR APPROVED EQUIVALENT STRUCTURAL TREE ROOT ZONE SYSTEM.

7. LANDSCAPE AMENITY PANEL MEASURED FROM FRONT OF CURB.

BIORETENTION TREE PIT 

PLAN / PERSPECTIVE SECTION

2A

2B

PLAN VIEW

1/8" = 1'-0"

PERSPECTIVE SECTION VIEW

NTS

2B

8' MIN.

LANDSCAPE

AMENITY PANEL

8' MIN.

SIDEWALK

4' MIN. - 12' MAX

BUILDING ZONE

BUILDING

8' AT

ROOT BALL

8' AT

ROOT BALL

ADJACENT SIDEWALK

PAVING

SUBSURFACE TREE ROOT

ZONE TO EXTEND 30"

INTO SIDEWALK ZONE

4'

TYP.

BIORETENTION

TREE PIT

FACE OF CURB
2' PEDESTRIAN

REFUGE

3' PEDESTRIAN PATH

THROUGH BIO-PIT

UTILITY ZONE

ADJACENT SIDEWALK

PAVING

CURB AND GUTTER

O
N

 S
T

R
E

E
T

P
A

R
K

IN
G

 /

T
R

A
V

E
L
 L

A
N

E

8'

5'
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PLANT MATERIAL

8' LANDSCAPE

AMENITY

PANEL

8' SIDE

WALK

4' MIN

BLDG

ZONE

4'

MAX

4" HT.

CURB

PEDESTRIAN PATH THROUGH

LANDSCAPE AMENITY PANEL WITH CURB

BREAK TO ALLOW SIDEWALK RUNOFF

WATER TO ENTER BIORETENTION PIT

SECTION VIEW AT TREE

24"

PEDESTRIAN

REFUGE

UTILITY ZONE

ADJACENT SIDEWALK

PAVING

CURB AND
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3'-2"

BIORETENTION

PLANT MATERIAL

8' LANDSCAPE

AMENITY

PANEL

8' SIDE

WALK

4' MIN

BLDG

ZONE

4'

MAX

4" HT.

CURB

PEDESTRIAN PATH THROUGH LANDSCAPE AMENITY PANEL

WITH CURB BREAK TO ALLOW SIDEWALK RUNOFF WATER TO

ENTER BIORETENTION PIT

24"

PEDESTRIAN

REFUGE

WATER DISSIPATER / WEIR

BENCH

BENCH PAD

S

L

O

P

E

+

/

-

2

.

3

%

2C

2C

SECTION VIEW AT BENCH

NTS

TREE DETAIL LOCATION:

 SPRING HILL ROAD

13

2

9

TREE ROOT ZONE

6" FREE DRAIN GRAVEL

PERFORATED DRAIN PIPE

WRAPPED IN FILTER FABRIC

FILTER FABRIC

PEA GRAVEL MULCH

3

1

4

5

9

HEAVY MILL ROOT

BARRIER

14

COMPACTED SUBGRADE
8

HEAVY MILL ROOT

BARRIER

14

COMPACTED SUBGRADE
8

TREE ROOT ZONE

6" FREE DRAIN GRAVEL

PERFORATED DRAIN PIPE WRAPPED IN

FILTER FABRIC

FILTER FABRIC

PEA GRAVEL MULCH

3

1

4

5

BENCH

STREET TREE11

15

STREET TREE11

2

VDOT R.O.W.

SEE PROFFERS
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TREE DETAIL DESCRIPTION:

CONTINUOUS BIORETENTION TREE

PIT ADJACENT TO ON STREET

PARKING.  TREE PIT TO HAVE

PEDESTRIAN PATH THROUGH

BIORETENTION PIT AT REGULAR

INTERVALS.

24' O.C. TYP

3'

TYP.

11' O.C. TYP.

5'

3'-2"

35' O.C. TYP.

2" X 2" HARDWOOD GUY STAKE - 2 PER TREE

12 GAUGE GALVANIZED WIRE DOUBLE STRAND TWISTED

COMPACTED MOUND TO PREVENT TREE SETTLING (6" MIN

HEIGHT)

REMOVE TOP 1/3 OF ALL BURLAP FABRIC AROUND

ROOT BALL

NOTES:

1. CONTRACTOR TO REGRADE, SOD OR HYDROSEED AND

STRAW MULCH ALL AREAS DISTURBED AS A RESULT OF

THE CONTRACTOR'S WORK.

2. UPRIGHT STAKES TO BE USED ON TREES UP TO 12' IN

HEIGHT.  LARGER TREES MUST BE GUYED.

3. 1/8 OF ROOT BALL TO BE ABOVE FINISHED GRADE

4. DO NOT COVER ROOT CROWN.

TREE WRAP MAIN TRUNK RECOMMENDED FOR SMOOTH

BARK TREES DURING DORMANT INSTALLATION. IT SHALL BE

REMOVED WHEN CANOPY IS IN LEAF

ARBOR TIE

MULCH TOP OF ROOT BALL AND SAUCER TO A MINIMUM

DEPTH OF 2", NOT TO EXCEED 3". DO NOT PLACE MULCH

AGAINST THE TRUNK

3" SAUCER AROUND TREE

SOIL MIX

EXISTING GRADE

UPRIGHT STAKES EXTENDED TO FIRM BEARING

3
"
 
m

i
n

6
'

45°

TREE PLANTING

SECTION NOT TO SCALE

08A-082

BIORETENTION TREE PIT1

TREE PLANTING2

BOONE BOULEVARD



DESCRIPTION OF THE APPLICATION 
 
The applicant, CARS – DB1, LLC, submitted RZ 2011-HM-012 and Conceptual 
Development Plan (CDP) to rezone 7.63 acres from C-7 (Regional Retail Commercial) 
District and Sign Control (SC) and Highway Corridor (HC) Overlay Districts to the Planned 
Tysons Corner (PTC) Urban District and SC and HC Overlay Districts.  In addition, the 
applicant has submitted a Final Development Plan, FDP 2011-HM-012, over a portion of 
the site (Block D) to permit an athletic field. 
 

 

Figure 1:  Zoning Map 

 
The subject property is a portion of a “super-block” located along the west side of Spring 
Hill Road located in the Tysons West Planning District of Tysons.  The subject property 
adjoins the Spring Hill Metro Station located at the Route 7 (Leesburg Pike) and Spring Hill 
Road intersection.  The site is currently developed with auto dealerships consisting of 
sales/service buildings surrounded by surface parking/sales lots. 
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The subject site is currently a portion of a large block of land that is not traversable by 
streets.  It will be developed with a grid of streets that will define four distinct blocks.  The 
proposed redevelopment of the property will consist of a mix of uses consisting of office 
and multifamily residential with ground floor retail space.  Two elevated skyparks, one 
public and one private are proposed as well as an expansion of the Metro station plaza, 
and an at-grade, public, half-sized athletic field.  The proposed athletic field is to be located 
on Block D.  However, the CDP and proffers provide alternative development options that 
outline the circumstances where instead of the athletic field, Block D, the southernmost 
proposed block, could be developed with either two multi-family residential towers, two 
multi-family mid-rise residential buildings, or a mix of a multi-family residential tower and a 
mid-rise residential building. 
 
Specifically, the rezoning would permit the construction of the following: 
 

Use Base Plan Option 1 Option 2 

    

Office 600,000 – 800,000 sf 600,000 – 800,000 sf 600,000 – 800,000 sf 

Multi-family 
Residential 

500 – 805 units 900 – 1,500 units 750 – 1,100 units 

Retail/Service 15,000 – 70,000 sf 15,000 – 90,000 sf 15,000 – 90,000 sf 

Open Space/ 
Parks 

At-grade, half-sized 
athletic field; 
Two elevated sky-
parks; & Metro plaza 
extension 

Two elevated 
skyparks; & Metro 
plaza extension 

Two elevated 
skyparks; & Metro 
plaza extension 

    

Total FAR 5.34 7.25 6.44 

 
The Final Development Plan (FDP) encompasses proposed Block D.  The 2.00-acre site 
will include 210 by 120 foot athletic field with 15-foot perimeter over-runs, bleachers, 
lighting, and perimeter fencing, a multi-purpose sport court, picnic area, playground, 
landscaping, and stormwater facilities. 
 
For the purposes of this report, the project’s north is towards Route 7, east is towards 
Spring Hill Road, south is towards the Old Courthouse Springs Branch Stream Valley, and 
west is towards the Dulles Airport Access Road. 
 
This application is being reviewed as a stand-alone proposal.  However, there are pending 
zoning applications, RZ 2011-HM-013 (CARS – DB1, LLC) and RZ 2011-HM-027 
(Sunburst 1587 Springhill Holdings, Inc.). 
 
Waivers and Modifications 
 
The requested waivers and modifications are listed on Sheet C-2 of the CDP.  For some of 
the waivers/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.  For these reasons, staff recommends that those requests be evaluated by the 
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County at the appropriate phases of the review process.  The remaining requested waivers 
and modifications are discussed in detail in the Zoning Ordinance Provisions section of this 
staff report. 
 
 
LOCATION AND CHARACTER 
 

 

Figure 2:  Location Map 

 
The 7.63-acre site is currently developed with several auto dealerships.  As such, the 
subject property contains showrooms and service centers that are surrounded by surface 
parking lots that are primarily utilized for storage of vehicles for sale.  The auto dealerships 
were permitted under SE 79-C-007, a special exception approved in 1979 and last 
amended in 2000.  The expansion of vehicle sales parking onto the site’s southernmost 
two acres was permitted under RZ 92-H-033, a proffered rezoning. 
 
As depicted on the aerial photograph above, the site is a portion of a “super block” that is 
bordered by a major street on the east, Spring Hill Road.  Currently, all access to the 
subject property is obtained from this single public street. 
 
The Spring Hill Metro Station is located immediately north of the site, with a station 
stairwell/elevator access point located on a plaza adjoining the northern boundary of the 
site.  Further to the north, across Route 7, are the properties that were rezoned to PTC per 
RZ 2010-PR-014.  Several of these properties are currently being developed.  To the 
subject property’s east is a 6-story office building (site of RZ 2011-HM-026, which has 
been indefinitely deferred), a 3-story hotel (site of RZ 2011-HM-027, which is currently 
under review), and a 7-story office building.  The trio of 4-story buildings of the Plexus 
office complex are situated to the south of the site.  To the west of the site is another auto 
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dealership and several parking structures supporting the dealership and the retail and 
office uses located along Westwood Center Drive. 
 
A summary of the surrounding property uses, zoning, and planning designations are 
presented below. 
 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Plan Map 

North  Public Use (Metro Station) C-7 Transit Station Mixed Use 

East Office; Hotel C-7 
Transit Station Mixed Use; 

Park/Open Space 

South Office C-7 Residential Mixed Use 

West 
Auto Dealership; Parking Structures 

for Dealership 
C-7, PDC Transit Station Mixed Use 

 
The site contains a gentle two percent average grade, sloping downwards 28 feet from 
east to west, from Route 7 to the Old Courthouse Spring Branch Stream Valley (400 to 372 
feet).  The subject site does not contain any Environmental Quality Corridors (EQC) or 
Resource Protection Areas (RPA).  The entire site has been disturbed by past 
development activity and existing vegetation consists of trees, shrubs, and ground cover 
planted in landscape strips within the surface parking lots and adjoining the existing 
structures. 
 
Striking an arc from the adjoining Spring Hill Metro Station entrance to points across the 
property results in the following distance calculations: 

 Within 1/8 mile from station:  3.04 acres (40 percent) 

 Within 1/8 mile to 1/4 mile from station:  4.14 acres (54 percent) 

 Within 1 /4 to 1/ 3 mile from station:  0.45 acres (6 percent) 
 
 
BACKGROUND 
 
On February 1, 2011, the subject application, RZ 2011-HM-012, and a related application, 
RZ 2012-HM-013, covering nearby properties, were filed by the applicant, CARS-DB1, 
LLC.  The applications were collectively known as Dominion Square.  RZ 2011-HM-012 
[Tax Map Numbers 29-3 ((1)) 2C1, 2C2, 2D] includes the CARS properties adjoining the 
west side of Spring Hill Road and is referred to as the Dominion Square West Landbay.  
RZ 2011-HM-013 [Tax Map Numbers 29-3 ((1)) 3B, pt. 5] includes the CARS properties 
known as the Eat Landbay.  These two landbays are not contiguous and as such, could 
not be filed under a single zoning application. 
 
The East and West Landbays are separated by three intervening parcels.  One of the 
intervening parcels [Tax Map Number 29-3 ((1)) 5] is a narrow, County-owned utility 
corridor that is overlain with an easement held by Virginia Dominion Power and developed 
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with overhead transmission lines.  On July 19, 2011, rezoning applications were filed for 
the remaining two intervening parcels:  the Perseus property [Tax Map Number 29-3 ((1)) 
2F] and the Sunburst property [Tax Map Number 29-3 ((1)) 2G].  These applications were 
numbered RZ 2011-HM-026 and RZ 2011-HM-027, respectively. 
 
While these four rezonings were all separate applications, they were being processed 
concurrently and also inter-related as detailed below. 
 

 Land Use.  As originally proposed, the applicant sought a Special Exception, SE 
2011-HM-012, to exceed the 2.5 FAR limitation for office use set by the Zoning 
Ordinance for the West Landbay.  However, the applicant is no longer pursuing that 
application. 

 

 Street Grid.  While off-site improvements would still be necessary to complete the 
grid for the area, a substantial portion of the street grid would be completed with the 
redevelopment of the 27.60 acres represented by the four applications.  The four 
applications would result in the construction (either complete, segments, or half-
widths) of three new east-west streets and three new north-south streets in 
conformance with the Comprehensive Plan Conceptual Grid of Streets. 

 

 Parks.  When the four rezoning applications were being pursued together, the 
design included a full-sized athletic field on the Dominion Square East Landbay 
which satisfied most, but not all, of the athletic field needs generated by the four 
applications. 

 

 Public Facilities.  To satisfy the Comprehensive Plan’s recommendations for public 
facilities, the four concurrent applications proposed to dedicate land for an electrical 
substation.  The site was centered on the County’s property that was developed 
with the existing electrical transmission lines and included portions of adjoining 
property, with the rectangular substation footprint being located approximately one-
third on the Sunburst property, one-third on the County-owned property, and one-
third on the Dominion Square East Landbay property.   

 
Subsequent to 2011, RZ 2011-HM-026 was placed on indefinite deferral per the 
applicant’s request.  The applicants continue to pursue RZ 2011-HM-013 and RZ 2011-
HM-027. 
 
In September of 2016, the applicant for RZ 2011-HM-012 requested a public hearing for 
this single application for the beginning of 2017 in order to meet certain contractual 
obligations.  As noted earlier, the request for a SE for an increase in office FAR is not 
being pursued as part of this application.  In addition, the applicant filed FDP 2011-HM-012 
which was accepted for review on October 6, 2016 and is being reviewed concurrently with 
RZ 2011-HM-012. 
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COMPREHENSIVE PLAN PROVISIONS (Appendix 5) 
 
Plan Area: 
 
Area II 
 
Planning District: 
 
Tysons Corner Urban Center 

District: 
 
Tysons West (South Subdistricts) 
 
The land use concept for the 
Tysons West District is shown in 
this map, which may also be found 
in the Comprehensive Plan: 
 
The Tysons West District 
Comprehensive Plan Map shows 
the application properties to be 
planned for Transit Station Mixed 
Use and Residential Mixed Use.  
 
On pages 120-124 of the Tysons 
Corner Urban Center of the 2011            Figure 3:  Tysons West District 

edition of the Area II Plan, under  
the heading, “South Subdistrict,”  
the Plan states: 

 
Tysons West South Subdistrict 

 
The South Subdistrict is comprised of about 104 acres and is bounded by the 
DAAR and Toll Road/Leesburg Pike interchange on the north, Leesburg Pike 
on the east, the North Central 7 Subdistrict on the south and the West Side 
District on the west.  
 
Base Plan  
 
Auto sales use is the predominant land use along Leesburg Pike; the 
frontage properties also include two high-rise hotels and several office 
buildings. This area is planned for and developed with auto sales and office 
use with support retail and service uses at existing intensities ranging 
between 0.7 FAR and 1.0 FAR.  
 
Office use is the predominant land use on Westwood Center Drive and 
Spring Hill Road; this area away from Leesburg Pike also includes several 
auto sales uses as well as two low-rise hotels. This area is planned for and 
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developed with these existing uses. The hotels and office uses have existing 
intensities between 0.5 FAR and 0.7 FAR.  
 
Redevelopment Option  
 
This subdistrict is envisioned for substantial redevelopment to create a mixed 
use TOD with significant office, residential and retail components, as well as 
arts and entertainment uses. Retail should include such uses as restaurants 
and cafes, art galleries, small theaters, specialty and general retail that can 
help form the foundation for an arts and entertainment center. Residential 
development is an important component of this subdistrict; live/work and loft 
housing, if provided, should be integrated with or be in close proximity to arts 
and entertainment uses. A series of urban parks should be provided and be 
linked by the street grid; this green network will provide places for people of 
all ages to walk and enjoy parks and open space.  

 
To achieve this vision, development proposals should address the Areawide 
Recommendations, and provide for the following.  
 
The vision for this subdistrict is to redevelop with significantly higher intensity 
near the Metro station as well as to become more diverse in land uses and 
incorporate an arts and entertainment focus. The intensities and land use mix 
should be consistent with the Areawide Land Use Recommendations.  
 
Logical and substantial parcel consolidation should be provided that results 
in well-designed projects that function efficiently on their own, should include 
a grid of streets and public open space system, and integrate with and 
facilitate the redevelopment of other parcels in conformance with the Plan. In 
most cases, consolidation should be sufficient in size to permit 
redevelopment in several phases that are linked to the provision of public 
facilities and infrastructure and demonstrate attainment of critical Plan 
objectives such as TDM mode splits, green buildings and 
affordable/workforce housing. If consolidation cannot be achieved, as an 
alternative, coordinated proffered development plans may be provided as 
indicated in the Areawide Land Use Recommendations.  
 
o In this subdistrict, the goal for assembling parcels for consolidation or 
coordinated proffered development plans is at least 20 acres. A consolidation 
of less than 20 acres should be considered if the performance objectives for 
consolidation in the Land Use section of the Areawide Recommendations are 
met.  
 
o When a consolidation includes land located in the first intensity tier (within 
1/8 mile of a Metro station), it should also include land in the second intensity 
tier (between 1/8 and 1/4 mile of a station), in order to ensure connectivity to 
the Metro station.  
 
Redevelopment should occur in a manner that fosters vehicular and 
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pedestrian access and circulation. Development proposals should show how 
the proposed development will be integrated within the subdistrict as well as 
the abutting districts/subdistricts through the provision of the grid of streets. 
The major vehicular circulation and access improvements in this subdistrict 
are the extension of Boone Boulevard and planned new ramps from the 
DAAR connecting to Boone Boulevard.  

 
Redevelopment along planned street alignments should provide right-of-way, 
construct portions of the street integral to the development, and further the 
implementation of streets serving the development. Other streets should 
create urban blocks, and pedestrian and bike circulation improvements 
should be provided, including multi-use trails along the adjacent stream 
valley park land. The ability to realize planned intensities will depend on the 
degree to which access and circulation improvements are implemented 
consistent with guidance in the Areawide Urban Design and Transportation 
Recommendations.  
 
Urban design amenities, such as streetscapes, plazas, courtyards, 
landscaping, public art, lighting and seating should be provided consistent 
with the Areawide Urban Design Recommendations.  
 
The green network planned for this subdistrict illustrates how the existing 
Dominion Power easement could be used as a pedestrian and open space 
amenity that links the Old Courthouse Spring Branch Stream Valley Park to 
the Tysons West Metro station, as well as to several urban parks; 
alternatives that provide open spaces linking this subdistrict to the area’s 
Metro station in a similar manner should be considered.  
 
This area should also include one planned civic plaza (urban park), at least 
one acre in size and located within 1/4 mile of the Metro station. This plaza 
should be large enough for open-air activities such as farmers’ markets and 
musical performances by small groups for residents and workers in this area. 
A common green urban park of at least one acre should also be located in 
the subdistrict to provide active and passive recreation and leisure 
opportunities for residents and workers.  
 
For active recreation, about four to six acres of new park land to support two 
athletic fields should be established in the area between existing park land 
and the Boone Boulevard extension. The land for these athletic fields may 
also be located in part in the abutting Tysons Central 7 District. Publicly 
accessible open space and recreational facilities should be provided 
consistent with the guidance in the Areawide Environmental Stewardship 
Recommendations.  
 
When redevelopment includes a residential component, it should include 
recreational facilities and other amenities for the residents, as well as 
affordable/workforce housing as indicated under the Areawide Land Use 
Recommendations  
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Public facility, transportation and infrastructure analyses should be performed 
in conjunction with any development application. The results of these 
analyses should identify needed improvements, the phasing of these 
improvements with new development, and appropriate measures to mitigate 
other impacts. Also, commitments should be provided for needed 
improvements and for the mitigation of impacts identified in the public facility, 
transportation and infrastructure analyses, as well as improvements and 
mitigation measures identified in the Areawide Recommendations.  
 
In addition, a second electrical power substation will need to be constructed 
near the Dominion Power easement which contains a high voltage line. This 
improvement will need to be located either in the Tysons West District or in 
the abutting Tysons Central 7 District. From the second substation to the 
existing substation on Tyco Road, the high voltage line should be placed 
underground, in order to ensure a pedestrian friendly environment. However, 
if undergrounding proves infeasible, redevelopment should relocate the line 
or accommodate it in place.  
 
Under this option, building heights may range from 105 feet to 400 feet, 
depending upon location, as conceptually shown on the Building Height Map 
in the Areawide Urban Design Recommendations. The tallest buildings 
should be closest to the Metro station where building height is planned up to 
400 feet. Building heights (generally between one-eighth and one-quarter 
mile from the Metro station) should be between 150 and 225 feet. Beyond 
one-quarter mile, buildings should have lower heights, with areas along 
Leesburg Pike to the south at 175 feet and areas at the western edge of the 
subdistrict having heights up to 105 feet. The exception is the Tysons 
Sheraton Hotel, which is a gateway landmark at 215 feet in height; property 
abutting to the east and south should not have buildings exceeding 150 feet 
in order to maintain this building as an existing gateway to Tysons Corner. 
Building heights should be consistent with the guidelines in the Areawide 
Urban Design Recommendations.  
 
Exposed parking structures adjacent to the DAAR should not be visible to the 
residential neighborhoods north of the DAAR. 

 
 
DESCRIPTION OF CONCEPTUAL DEVELOPMENT PLAN (CDP) 
 

Conceptual Development Plan (Reduction at front of staff report) 
 

Title: Dominion Square; West Landbay; RZ 2011-HM-
012; Conceptual Development Plan 

Prepared By: WDG Architecture (Architect); Vika Virginia, LLC 
(Engineer); LandDesign, Inc. (Landscape 
Architect); Wells and Associates, (Transportation) 
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Original and Revision Dates: February 1, 2011 revised through November 7, 
2016 

 
Overview 
 
This CDP is divided into three sections and one supplemental sheet:  Civil (C) Sheets (29 
sheets); Architectural (A) Sheets (25 sheets); Landscape (L) Sheets (25 sheets); and 
Exhibit Sheets (3). 
 
The Civil Sheets include: the notes and waivers and modifications; development 
tabulations; existing conditions and vegetation plans; the CDP, including optional layouts; 
stormwater management computations and plan; street sections; traffic control plan; Metro 
context exhibit; fire access plan; and utility/grading plans.  The Architectural Sheets 
include: the overall master plan; floor plans of the proposed buildings; below grade parking 
plan; building sections; shade and shadow studies; perspective drawings of project from 
off-site; and grid of streets context map.  The Landscape Sheets include: the illustrative 
CDP; pedestrian hierarchy plan; tree planting plan and related calculations; urban parks 
plan and calculations; perspective drawings of street views; building elevations; 
streetscape sections and enlargements; tree planting details; and phasing plans.  The 
exhibit sheets show: the road design waiver requests from the Tysons Corner Urban 
Center Standards; existing use CDP buildable area; and the interim CDP road and 
buildable area. 
 



RZ/FDP 2011-HM-012 Page 11 

 
 

 

 

Figure 4:  Conceptual Development Plan 

 
The CDP proposes redevelopment of the project site with four new buildings, including two 
office towers and two residential towers (all towers would include ground floor retail) and 
several urban parks, one containing an athletic field.  The CDP proposes redevelopment of 
this portion of the existing block into four smaller blocks, labeled A through D.  These 
blocks will be created with the construction of four east-west streets (Dominion Street, 
Roseline Street, Boone Boulevard, and Meridian Street), all of which will run parallel to 
Route 7, and a north-south street (Spring Way), which will run parallel to Spring Hill Road.  
The office buildings proposed for Blocks A and B will be closest to the Metro station and 
the residential buildings will be located within Block C.  The CDP provides several options 
for the redevelopment of Block D. 
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Figure 5:  Illustrative CDP 

 
As shown on the above illustrative version of the CDP, the proposal contains three 
potential layouts for Block D.  The base plan shows Block D being developed as a public 
park with an athletic field.  The proffers provide that if adjacent rezoning application, RZ 
2011-HM-013 (CARS-DB1), currently under review by the Department of Planning and 
Zoning, were to receive approval and that application includes an athletic field designed to 
fulfill the field expectations of both rezonings (RZ 2011-HM-012 and RZ 2011-HM-013), 
then the applicant of RZ 2011-HM-012 would not be obligated to developed Block D as a 
park as shown on this CDP.  Instead, the applicant could develop Block D with either 
Option 1 or 2 of this CDP.  Option 1 has Block D accommodating two residential towers, in 
addition to the two proposed for Block C; and Option 2 shows two mid-rise residential 
buildings being sited on Block D.  The proffers permit Block D to be developed with a 
hybrid of Options 1 and 2 – one residential tower and one mid-rise residential building.  A 
layout of the hybrid design was not provided. 
 
The CDP proposes a total of 70,000 to 90,000 square feet of retail space.  The CDP 
shows potential ground floor retail locations along the Metro plaza, Dominion Street, 
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Spring Hill Road, and Roseline Street frontages of the office buildings.  The residential 
buildings may have ground floor retail located along their Roseline Street, Spring Hill 
Road, and Boone Boulevard frontages. 
 
The proposed proffers provide that the site’s existing auto dealerships may continue to 
operate and possibly expand.  Specifically, the proffers note that additions or modifications 
to the existing dealerships shall be permitted with the approval of a FDP, provided that the 
additions and modifications are located within the building envelopes shown on the CDP 
and that the additions and modifications do not result in an FAR that exceeds 0.30 FAR on 
the property. 
 
Proposed Circulation and Parking 
 
The CDP proposes five new street grid components including four new east-west streets 
and one new north-south street.  The east-west streets, starting with the one closest to 
Route 7 and proceeding southward, are Dominion Street, Roseline Street, Boone 
Boulevard, and Meridian Street.  With the exception of Dominion Street, all of these east-
west streets will be public.  Dominion Street will contain two travel lanes and two parking 
lanes that can be converted to travel lanes during peak hours.  Roseline Street will be a 
public collector street with two lanes of travel, bike lanes, and parking lanes.  Boone 
Boulevard will be a noncontiguous segment of the existing public roadway classified as an 
avenue.  In accordance with its avenue classification, this road segment will contain four 
travel lanes, two bike lanes, and parking lanes.  Meridian Street is the most southerly east-
west roadway.  It will be classified as a public local street with two travel lanes and parking 
lanes.  The proffers provide that Meridian Street will be constructed with interim street 
improvements as shown in the CDP if Options 1 or 2 are utilized.  Under this proffer 
provision, if Block D is developed as a park, the applicant may reserve the Meridian Street 
right-or-way for future dedication, escrow the cost of constructing the street, and develop 
the reserved area as additional open space associated with the park on an interim basis. 
 
The sole proposed north-south street, Spring Way, will be a private service street.  This 
street will consist of two travel lanes.  Although Spring Way will be constructed to public 
street standards, the applicant has proposed the roadway as private so as to allow 
underground garages to extend under part or all of the roadway.  Reflecting property 
ownership, the CDP shows Spring Way terminating 130 feet south of Route 7.  The 
proffers commit the applicant to extend Spring Way from the applicant’s property line to 
Route 7 with the construction of Building C1, through the securing of right-of-way or an 
easement from the adjacent property owner.  The proffers further provide that in the event 
that the applicant is unable to acquire the right-of-way or easement to extend the street 
and the County not willing to use its power of condemnation to acquire the necessary 
property to facilitate the Spring Way extension, then the applicant shall escrow the cost of 
the extension. 
 
The primary pedestrian corridors are located along Route 7 and Spring Hill Road between 
Route 7 and Roseline Street.  Most of the remaining street frontages are identified as 
secondary pedestrian corridors, with exceptions being the frontages along Spring Way 
(service alley pedestrian corridors), the private street portion of Dominion Street (tertiary 



RZ/FDP 2011-HM-012 Page 14 

 
 

 

pedestrian corridor), Meridian Street (tertiary pedestrian corridor), and Spring Hill Road 
between Boone Boulevard and Meridian Street (tertiary pedestrian corridor). 
 
Parking for the office and residential buildings will be provided in below and above grade 
garages.  No vehicular access will be provided directly from Spring Hill Road.  Access to 
the office building parking garages will be obtained from Dominion Street and Spring Way.  
Access to the residential garages will be obtained from Spring Way (and Meridian Street if 
Options 1 or 2 were utilized).  Access to loading and service bays will be accessed from 
Spring Way.  Additionally, if Options 1 or 2 are utilized, Building C5’s loading and service 
facilities will obtain access from Meridian Street.  All loading facilities will require trucks to 
back into the loading facilities from the streets. 
 
Proposed Residences 
 
The proposed residential buildings are located within Block C, and under Options 1 and 2, 
within Block D.  The residential buildings decrease in height as their distance from Route 7 
increases, reflecting the Plan’s recommended range for building heights.  The residential 
buildings will consist of steel and concrete towers on 50-foot tall podiums, except that any 
buildings constructed under Option 2 would consist of wood framed structures built over 
platforms created by underground parking garages. 
 
The residential towers will be constructed on block-wide podiums that will contain four 
stories.  The centers of the podiums will be developed as multi-level parking garages, 
supplementing the below-grade parking.  On the perimeters, at street level, the podiums 
frontages will contain lobby, amenity, office, and service space, as well as retail space.  
The upper floors of the podium perimeters will be wrapped with multi-family residential 
units or sided with architectural treatments as shown on Sheet L6-001 of the CDP. 
 
The applicant has proffered that 20 percent of the proposed dwelling units will be 
Workforce Dwelling Units (WDU).  Because Option 2 for Block D allows for stick-built 
construction of multi-family residential buildings, the rezoning may be subject to the 
provisions of Part 8 of Article 2 of the Zoning Ordinance, the County’s Affordable Dwelling 
Unit Program.  The proffers commit to provision of any required Affordable Dwelling Units 
(ADUs) that may be required under this program. 
 
The residential building summary is provided below: 
 

Building Building 
Height in 

Feet 
(Range) 

Number 
of stories 
(Range) 

Use Building Gross Floor 
Area in Square Feet 

(Range) 

Number of 
Dwelling 

Units 
(Range) 

Building 
C3 

180-280 17-28 Residential/Retail 270,000-420,000 250-420 

Building 
C4 

170-270 16-27 Residential/Retail 270,000-430,000 250-430 

Building 
C5 Option 

1 
170-260 16-25 Residential/Retail 225,000-320,000 200-320 
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Building 
C5 Option 

2 
60-95 6-8 Residential/Retail 125,000-190,000 125-175 

Building 
C6 Option 

1 

170-260 16-25 Residential/Retail 235,000-330,000 200-330 

Building 
C6 Option 

2 

60-95 6-8 Residential/Retail 125,000-180,000 125-175 

      

Totals for 
Base 

Option 
   540,000-850,000 

500-850 

Totals for 
Option 1 

   1,000,000-1,500,000 
900-1150 

Totals for 
Option 2 

   785,000-1,220,000 
750-850 

 
Proposed Offices 
 
The CDP proposes a total of 600,000 to 840,000 square feet of office space.  The office 
space will be located in two office towers located on the blocks closest to the Metro station.  
Building C1 is shown as having a height range between 300 to 400 feet and C2 is shown 
as having a height range between 260 to 360 feet.  The office towers will be constructed 
on 40-foot tall podiums that include the building lobbies, service areas, ground floor retail, 
and several levels of above grade parking which will supplement the below grade parking.  
The upper floors of the podium perimeters will be sided with architectural treatments as 
shown on Sheet L5-001 of the CDP to obscure view of the above grade parking levels. 
 
Parks 
 
The CDP shows several on-site public parks and private recreation facilities which are 
described below.  The proffers commit to the construction of the parks and recreation 
facilities as development comes online. 
 

Metro Station Plaza Park – This street-level public park, approximately 10,454 square 
feet in size, will be located at the northern end of the subject property and will be 
developed as an extension to the existing 7,052 square foot plaza adjacent to the 
Spring Hill Metro Station access pavilion.  In addition, the application proposes to 
improve 3,346 square feet of the existing Metro Station Plaza, owned by WMATA, so 
that its design and interface with Park 1 will be seamless.  The park will include 
hardscaping, landscaping, outdoor seating, public art, and bike racks.  Construction of 
this park be concurrent with development of Building C1 

C1/C2 Skypark – This elevated public skypark of approximately 13,045 square feet will 
be located between Buildings C1 and C2, with direct access from the two office 
buildings.  The park will be constructed over Dominion Street, 40 feet above street 
level.  The park will include amphitheater-style seating, a multi-purpose/platform, water 
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feature/reflecting pool, landscaping, public art, and movable tables and chairs.  A public 
elevator and stairways, highlighted by wayfinding graphics, will provide public access 
for pedestrians from Spring Hill Road.  Construction of this park will occur with the 
completion of Buildings C1 or C2, whichever occurs last. 

Athletic Field – This recreation-focused street level park will be located on Block D.  
The park will include: 

 A rectangular athletic field, measuring 150 by 240 feet, including over-run areas, 
with a synthetic all-weather turf or other suitable surface, field lights, bleachers, 
player’ benches, and fencing consistent the Fairfax County Park Authority 
(FCPA) specifications; 

 A children’s playground; 

 A multi-use sport court; and 

 A picnic area. 

The proffers provide that the applicant will dedicate the park to the Fairfax County Park 
Authority (FCPA) prior to the issuance of a Residential Use Permit (RUP) for the 
second residential building constructed on the subject site or the issuance of a RUP or 
Non-RUP for the third new building constructed on the subject site, whichever occurs 
first.  The proffers further commit the applicant to provide a minimum of 25 parking 
spaces in the parking garage associated with either Building C3 or C4 for users of the 
park.  The proffers stipulate that should RZ 2011-HM-013 (the East Landbay) receive 
approval and said development includes the provision for an athletic field which meets 
the field needs generated by both the East and West Landbays, the applicant will not 
be obligated to provide the athletic field and other park amenities. Instead, Block D may 
be developed under Option 1 or 2 (or a combination of the two) as shown on the CDP. 

The CDP depicts private skyparks for the future residents of the proposed residential 
buildings.  These exterior amenity areas, located on the Block C and Block D 
podiums/platforms (Options 1 and 2), may include swimming pools, game tables, 
landscaping, walking paths, grilling areas, dining and seating areas.  Additionally, the 
residential buildings will include interior amenity space, including interior fitness centers 
and media/entertainment centers. 

Stormwater 
 
Under the CDP and proffers, the applicant has committed to retain/reuse the first inch of 
rainfall to the extent practicable and has shown a possible scenario as to how that goal 
could be attained.  The CDP shows the proposed stormwater management system will 
incorporate a mix of green roofs, bioretention tree pits, stormwater planters, permeable 
pavement (under the synthetic athletic field), manufactured BMP devices, and 
underground detention vaults to achieve the goal.  At the time of FDP, the applicant will 
refine the work done at CDP and will include a specific goal.  The applicant will then meet 
this goal at site plan, although alternate measures may still be used (for example a bio-
retention tree pit may be enlarged to compensate for a smaller green roof). 
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The CDP indicates that 96 percent of the first inch of runoff will be retained on-site for the 
entire CDP area.  The applicant has also committed to achieve the stormwater 
management design credit for LEED.  If the applicant captures portions of the runoff from 
the existing right of way adjacent to the properties (that is, right-of-way that would not 
normally be treated), then the CDP indicates that the retention of runoff over the entire site 
will be increased to meet the first inch goal. 
 
Public Facilities 
 
To fulfill its recommended public facilities responsibilities, the applicant has proffered to 
dedicate a 29,808 square foot area located on property identified by Tax Number 29-3 ((1)) 
3B (which is included in RZ 2011-HM-013), as the site of a future electrical substation.  
This property, along with an adjoining portion of County property, would provide a site for a 
future electrical substation.  In addition to the substation site, the applicant has proffered to 
grant temporary construction and access easements to the County and/or Dominion Power 
on a 3,710 square foot area on the East Landbay property to accommodate substation 
construction, including relocation of the Vesper Bike/Pedestrian Trail that is planned to be 
constructed within County-owned property in 2017, linking the adjacent single-family 
neighborhood on the other side of the Old Courthouse Spring Branch with the Spring Hill 
Metro station. 
 
The proffers provide that in the event that RZ 2011-HM-013 and RZ 2011-HM-027 receive 
approval and said approvals include provisions for dedication for a substation site prior to 
September 30, 2017, the commitments to provide with land for a substation site with the 
subject application would be null and void. 
 
Streetscapes 
 
The CDP details streetscape dimensions, landscaping, and materials.  Details of the 
proposed building zones, sidewalks, landscape amenity panels are discussed below in the 
Analysis portion of this staff report.  The proposed stormwater vaults are located within the 
building garages and outside of the right-of-way.  The electrical vaults are planned to be 
located on private property or private streets and will not create conflicts with street trees or 
vehicular/pedestrian movement.  An exception to the recommended streetscape sections 
contained in the Comprehensive Plan is requested along the project site’s Spring Hill Road 
frontage (Block D), south of Boone Boulevard.  This exception is depicted on Sheet S-1 of 
the CDP and discussed below in the Streetscape Design section of the Analysis portion of 
this report. 
 
 
DESCRIPTION OF FINAL DEVELOPMENT PLAN (FDP) 
 
Final Development Plan (Reduction at front of staff report)  
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Title:  Dominion Square; Athletic Field; Final Development Plan; FDP 2011-HM-012 
 

Prepared By:  WDG Architecture (Architect); Vika Virginia, LLC (Engineer); 
LandDesign, Inc. (Landscape Architect); Wells and Associates, (Transportation) 

 
Original and Revision dates:  September 
16, 2016 revised through November 7, 
2016 

 
Overview 
 
This FDP is divided into two sections: Civil 
(C) Sheets (14 sheets) and Landscape (L) 
Sheets (8 sheets). 
 
As shown below, the FDP would permit 
development of an athletic field, a multi-use 
sport court, a picnic area, and a playground 
on Block D.  These facilities are proposed to 
address the anticipated recreational impacts 
generated by the two office towers and two 
residential towers.  Offsite improvements 
shown on the FDP include a block-long 
segment of Boone Boulevard. 
 
 
 
 
 
 
 
 
 

          Figure 6:  FDP Location Map 
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Figure 7:  FDP 

 
The athletic field will measure 150 by 240, include 15-foot overruns along all sides.  It will 
be composed of artificial turf, lit by field lighting, surrounded by fencing, and contain 
players’ benches and bleachers.  The FDP shows that the playground will include a tot lot 
with play structures and picnic tables. 
 
The field will be located approximately 1,000 feet west of the Spring Hill Metro station.  
Access to the site will be provided from the existing Spring Hill Road cul-de-sac and the 
future Boone Boulevard segment.  Parking for the field will be supplied by on-street spaces 
along Boone Boulevard (approximately 24 spaces) and in the adjoining C-3/C-4 parking 
garage across Boone Boulevard (a minimum of 25 spaces). 
 
The FDP also includes an easement reservation for the westerly extension of Spring Way 
and the right-of-way reservation for Meridian Street, a future roadway, along the site’s 
western boundary.  These roadway reservation areas are shown as warm-up areas for 
players.  The proffers commit the applicant to develop these reserved areas with half-width 
street improvements when adjoining properties develop. 
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The FDP shows that stormwater will be addressed through the use of permeable 
pavement sub-structure under the synthetic athletic field and bio-retention tree pits along 
Boone Boulevard.  The FDP also shows the use of four manufactured Best Management 
Practices (BMP) devices in future Right-of-Way (ROW) areas to handle stormwater flows. 
 
 
ANALYSIS 
 
This section of the report draws on the following guidance:  the site specific 
recommendations pertaining to this site in the Tysons West District (South Sub-district) of 
the Tysons Corner Urban Center, which is excerpted above; the Land Use, Transportation, 
Environmental Stewardship, Public Facilities and Urban Design sections of the Areawide 
Recommendations of the Tysons Corner Urban Center text in the Comprehensive Plan; 
and staff analysis as reflected in the agency memos found in the appendices of this report.  
Because the Tysons Corner Urban Center Comprehensive Plan text covers the topics 
addressed in the Residential Development Criteria and the Transit Oriented Development 
Guidelines, this staff report will not separately discuss these Criteria and Guidelines in 
order to avoid redundancy. 
 
Land Use (Appendix 5) 

 
The subject property is designated as Transit Station Mixed Use, Residential Mixed Use, 
and Park/Open Space on the Comprehensive Plan’s Conceptual Land Use Map.  The Plan 
defines these land use categories as follows: 
 

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

 
Residential Mixed Use:  These areas are planned for primarily residential uses 
with a mix of other uses, including office, hotel, arts/civic, and supporting retail and 
services.  These complementary uses should provide for the residents’ daily needs, 
such as basic shopping and services, recreation, schools and community 
interaction.  It is anticipated that the residential component should be on the order of 
75% or more of the total development. 
 
Parks/Open Space:  These areas are planned for passive and active park land and 
urban open spaces such as plazas and pocket parks.  In instances when intensity 
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credit is given for dedicating land for a park or open space, the land use mix applied 
to the intensity credit should be consistent with the land use category of an adjacent 
area.  Additional guidance on parks and open space can be found in the 
Environmental Stewardship section. 
 

The northern three-fourths of the site, Blocks A, B, and C, is designated as Transit Station 
Mixed Use.  The Plan text recommends 65 percent office use for Transit Station Mixed 
Use areas, with residential use of 20 percent or greater.  Addressing the other two land 
use categories, the subject application proposes the following overall land use mix: 
 

Land Use 
Base 

Gross Floor Area  
(square footage) 

Percentage 
of  
Land Use 

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

Office 840,000 47.0% 2.50 

Residential 880,000 49.0% 2.63 

Retail 70,000 4.0% 0.21 

    

Total1 1,790,000 100% 5.34 

1.  It should be noted that the percentages and FAR above may not add up to totals due to rounding. 

 

Land Use 
Option 1 

Gross Floor Area  
(square footage) 

Percentage 
of  
Land Use 

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

Office 840,000 35.0% 2.50 

Residential 1,500,000 62.0% 4.48 

Retail 90,000 3.0% 0.27 

    

Total1 2,430,000 100% 7.25 

1.  It should be noted that the percentages and FAR above may not add up to totals due to rounding. 

 

Land Use 
Option 2 

Gross Floor Area  
(square footage) 

Percentage 
of  
Land Use 

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

Office 840,000 39.0% 2.50 

Residential 1,230,000 57.0% 3.67 

Retail 90,000 4.0% 0.27 

    

Total1 2,160,000 100% 6.44 

1.  It should be noted that the percentages and FAR above may not add up to totals due to rounding. 

 
The mix of uses proposed in the Transit Station Mixed Use designated area is more 
residential than recommended, about 47 percent under all three options versus the Plan 
recommended 65 percent.  While the proposed mix of uses is not directly in conformance 
with Plan recommendations, the achievement of site design and public facility goals can 
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address the majority of concerns associated with excess residential uses and the 
proposed land use can be found in conformance with the Transit Station Mixed Use 
recommendations. 
 
The proposed southernmost block, Block D, is designated Open Space/Park and 
Residential Mixed Use.  The proposed open space/park use (Base Plan) or multi-family 
residential/retail mix (Options 1 and 2) shown on the CDP are in conformance with these 
designations. 
 
Intensity 

 

 

Figure 8:  Distance from Spring Hill Metro Station 
 
In Transit Oriented Development (TOD) Districts, the Comprehensive Plan links intensity to 
a property’s distance from a Metro station.  For sites with 1/4 mile of a station, the Plan 
does not specify a maximum floor area ratio (FAR), but notes the following: 

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

 
Below are the FAR for each Metro distance ring. 
 

Intensity Tier Land Area 
(including 

density credits) 

Base Plan FAR Option 1 FAR Option 2 FAR 

     

Less than 
1/8 mile 

3.08 acres 
40% 

6.25 6.25 6.25 

Between 
1/8 to 1/4 mile 

4.61 acres 
60% 

4.55 7.74 6.40 

Total 7.69 acres 5.34 7.25 6.44 

 
Under the Base Plan, the highest intensities are closest to the Spring Hill Metro station.  
However, under Options 1 and 2, the FAR is higher further from the station.  The reason 
for this disparity, in this case, is that the applicant has located office uses closest to Metro 
stations, which are limited by the Zoning Ordinance to no more than 2.5 FAR.  Residential 
uses within the 1/8 to 1/4-mile intensity tier are not limited by FAR.  Staff finds that the 
proposal is in conformance with the intensity recommendations of the Comprehensive 
Plan. 
 
Coordinated Development and Parcel Consolidation 

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

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

 
The Plan text for this subarea also states: 
 

In this subdistrict, the goal for assembling parcels for consolidation or coordinated 
proffered development plans is at least 20 acres. A consolidation of less than 20 
acres should be considered if the performance objectives for consolidation in the 
Land Use section of the Areawide Recommendations are met. 
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As noted earlier in this staff report, the subject property was initially being reviewed in 
coordination with three other adjoining rezoning applications that covered a total of 27.5 
acres between Route 7 and the Old Courthouse Springs Stream Valley.  Following the 
decision to pursue the subject rezoning as a stand-alone application, the applicant revised 
the CDP to include a half-size athletic field within the boundaries of this subject property 
and revised the proffers to commit to dedicate a substation site on nearby property owned 
by the applicant.  The street grid and streetscape continue to reflect the alignments and 
designs shown under the coordinated plans for the subject site and RZ 2011-HM-013 
(12.28 acres) and RZ 2011-HM-027 (4.09 acres). 
 
For applications that do not meet the recommended consolidation, the Comprehensive 
Plan sets five specific performance objectives for consolidations.  These objectives are 
described below with an analysis of the proposal’s conformance with each specific bullet: 
 

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

 

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

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

o If an official map has already been adopted for the area, the development 
proposal should be in conformance with the street alignments in the map. 

As previously noted, although the area has segmented into three, non-
concurrent (but active) rezoning applications, the different applications are being 
prepared by the same land development team (land consultant, engineering 
firm, traffic consultant, architect, and landscape architect).  Because of this 
share representation, the street grid and transportation improvements are 
coordinated between the three rezonings.  The Traffic Circulation Plan on Sheet 
C-21 and Master Plan with Proposed Context are reflective of this coordination. 

 

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

Regarding provision of open space/park facilities, the West Landbay generates a 
need for slightly less than a half-sized athletic field.  The proffered layout 
provides for such a field in Block D.  In addition, the project’s proffers provide 
that if RZ 2011-HM-013 (the East Landbay) should be approved with a full-size 
athletic field (full-sized field) that meets the athletic field needs of both the 
Dominion Square East and West Landbays, then the applicant will not be 
obligated to construct the half-sized field on the subject site (known as the West 
Landbay).  Therefore, this coordination effort may result in the FCPA securing a 
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full-sized athletic field, a difficult public amenity to secure given the scarcity of 
large acreage in Tysons. 

 

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

Regarding provision of land for public facilities, the applicant has proffered to 
dedicate a site that satisfies the location, configuration, and size requirements of 
Dominion Power for a future substation location.  The proffers stipulate the terms 
for the dedication of this site or for the possible replacement dedication with a 
larger site if RZ 2011-HM-013 and RZ 2011-HM-027 are approved.  In either 
scenario, the applicant must dedicate a substation site. 

 

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

As discussed below, in the Site and Building Design section of this Analysis, the 
proposal is consistent with the design recommendations of the Comprehensive 
Plan and the guidance of the Tysons Corner Urban Design Guidelines 
(TCUDG). 
 

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

As the layout of RZ 2011-HM-012 was coordinated with the development 
proposed with RZ 2011-HM-013, RZ 2011-HM-026 and RZ 2011-HM-027, staff 
believes that the applicant has shown how those adjacent parcels could be 
redeveloped in a manner that is compatible with the subject application and in 
conformance with the Plan. 

 
Initial Development Level (IDL) 

 
The Comprehensive Plan sets an initial development level for office uses in Tysons and 
recommends that a Tysons-wide summary of existing and approved development be 
provided with all rezoning applications in Tysons.  On March 29, 2011, the Board of 
Supervisors directed the Planning Commission (PC) to work with staff to develop a 
process to address the initial development level and other issues such as transportation 
funding.  After an inclusive process with many meetings over 17 months, the PC approved 
a set of recommendations on September 20, 2012.  The recommendations include the 
following statements (excerpts): 
 

The current applications represent development beyond the 2030 time period used 
to set the IDL.  To address this issue, the Commission has proposed a funding 
recommendation that, if implemented, would provide for the timely completion of all 
of the currently identified transportation improvements for the 2050 time period.  
Implementing the proposed funding solution would result in a circumstance that 
warrants revisiting current limitations on office development. 

 
RECOMMENDATION: 
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As the Planning Commission’s recommendations for financing infrastructure 
(identified above) addresses the increment beyond 2030 to the 2050 time period, 
the Planning Commission recommends: 
 
31) The Board direct staff to incorporate within the next Tysons-wide plan 
amendment consideration of a change to the current IDL of 45 million square feet of 
office use. 

 
The following table summarizes the built and approved office floor area in Tysons and the 
office space proposed with the subject application. 
 

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

Existing Development1 27,585,000 

Under Construction1 1,103,576 

Approved, Unbuilt 
Development 1 

11,749,335 

RZ 2011-HM-012 840,000 

Total Office GFA 12,589,335 
 

1 Estimation as of January 2016 
 
The total office space proposed for the subject application, combined with existing and 
approved development, would not exceed the 45 million square feet set as the initial 
development level for office uses in the Comprehensive Plan.  No office space is proposed 
with FDP 2011-HM-012. 
 
Transportation (Appendices 6 and 7) 

 
Phasing Development to Major Transportation Facilities 
 
An important element of the Comprehensive Plan for Tysons is the guidance on phasing 
development to transportation improvements.  The Plan notes that individual rezoning 
cases should only be approved if development is phased to a transportation funding 
mechanism.  The Plan also recognizes the need for a Tysons Transportation Fund to fund 
transportation improvements as part of a comprehensive strategy. 
 
On January 8, 2013, the BOS created a Tysons Transportation Service District, 
established the Tysons-wide and the Tysons Grid of Streets transportation funds, and 
adopted guidelines for administering the two new funds.  As part of these guidelines, the 
funds were to be adjusted for inflation.  The applicant has proffered to make transportation 
fund contributions in the amounts and timeframes as set forth in the adopted BOS 
guidelines. 
 
Included in the Plan’s guidance on phasing development to transportation improvements is 
the statement that “the increase in development in Tysons should be coordinated with the 
provision of transportation infrastructure. . . .”  To this end, the applicant's traffic consultant 
completed the State Law Chapter 870 Traffic Study.  However, VDOT and FCDOT 
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requested a phasing analysis be completed because further study was necessary to 
ascertain whether interim levels of development would be sustained without undue burden 
on the transportation network in Tysons, prior to the construction of regional traffic 
improvements such as off-site grid connections and improvements identified in Table 7 of 
the Comprehensive Plan.  The recommendations of that document were to limit 
development for this land bay (as specified in Proffer 39) if off-site connections to the 
future State Street or Gosnell Road could not be constructed, or if such connections do not 
already exist at the time this development desires to surpass any established interim 
development limits.  If the applicant desired to develop ahead of construction of these off-
site connections, and had reached any of the established interim development thresholds, 
he could then elect to submit a supplemental operational analysis to FCDOT and VDOT to 
assess impacts of additional development at the time of FDP/FDPA to establish what other 
improvements may help mitigate the traffic impact while taking into consideration 
advancements in transportation and development infrastructure that might have occurred 
since the previous analysis.  However, as of the writing of this staff report, VDOT has not 
completed review of this document and therefore cannot state that the proposal has be 
adequately coordinated with the provision of necessary transportation infrastructure. 
 
Transportation Demand Management (TDM) 
 
In discussing the needed transportation improvements in Tysons, the Comprehensive Plan 
begins with transit.  The Plan focuses not only on the new Metrorail line, but also on bus 
and circulator service, accommodation of bike users and the creation of safe and attractive 
pedestrian linkages.  In order to encourage use of all the transportation modes, the Plan 
recommends the implementation of TDM programs Tysons-wide.  Specifically, the Plan 
defines TDM as “a variety of strategies aimed at reducing the demand on the 
transportation system, particularly with regard to single occupant vehicles during peak 
periods, and expanding the choices available to residents, employees, shoppers and 
visitors.”  The Plan notes that TDM is critical to its implementation and that “traffic needs to 
be minimized to decrease congestion within Tysons, to create livable and walkable 
spaces, and to minimize the effects of traffic on neighboring communities.” 
 
For the proposed mixed-use development, the applicant has proffered procedures.  The 
basic elements of the TDM program are outlined below. 

 

 The applicant is committing to meet the Plan goals during all phases of 
development of the site in conformance with following specific vehicle reduction 
goals: 

 

 Target Reduction 

Tysons-wide 
development level 

Buildings C1 and C2 
(Office buildings within 

1/8-mile of Metro station 

Buildings C3 through 
C6 (Residential 

buildings between 1/8 
and 1/4-mile of Metro 

Station 

Up to 65 million SF of 
GFA 

35% 45% 

65 million SF of GFA 40% 50% 
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84 million SF of GFA 45% 55% 

90 million SF of GFA 48% 58% 

96 million SF of GFA 50% 60% 

105 million SF of GFA 53% 63% 

113 million SF of GFA 55% 65% 
 

 The applicant has committed to meet the Comprehensive Plan goals during all 
phases of development of the site, in conformance with the revised approach to 
TDMs. 

 

 The applicant has agreed to substantially increase the contribution to the 
Remedy Fund in lieu of a large contribution to a Penalty Fund so that money 
would be immediately available and accessible to enhance the TDM program in 
the event that goals are not being met. 

 

 The applicant agreed to make a non-refundable contribution to a Tysons-wide 
Transportation Management Association (TMA) for seed money.  The TMA will 
provide synergies between developments in Tysons and help reduce trips 
through an areawide TDM program that the applicants can join if they so 
choose. 

 

 The applicant agreed to monitor the TDM program with traffic counts every year 
and surveys every three years.  (Annual traffic counts will enable the county to 
review transportation in Tysons on an areawide basis and identify future 
concerns or areas for improvement.) 
 

 The applicant agreed to pay a $100 per day non-compliance fee for failure to 
submit the annual report by the date outlined in the proffers.  Staff would note 
that assuring TDM program operation as proffered is very important to the 
County as the annual report provide information on the TDM programs, trip 
levels in Tysons, and commuter behavior. 

 

 The applicant is proffering a detailed implementation plan for the TDM program 
that also provides flexibility to address changes that may occur during the life of 
the project. 

 
Staff notes the following specific concerns with the submitted TDM as they may adversely 
impact the effectiveness of the transportation management document: 
 

a. Proffer 56. E.i.  TDM Program Manager:  The Proffer should end with the following 
statement; "Following the termination of the Applicant Control Period, the UOA shall 
be responsible for the employment of the TPM."  This language will ensure that the 
UOA continues to employ the TPM to implement TDM. 

 

b. Proffer 56 E.ii.  Annual Report and Budget:  This proffer lays out the Annual 
Reports, TDMWP, and Budget requirements.  The date listed for the Annual Report 
is September 15th of each year, which is very late in the year.  The report lays out 
the TDM activities, survey results and counts for a given year, and is given to the 
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County during the winter or spring of the following year.  It is staff’s preference that 
the date be sometime in the first quarter of the year. 
 

c. Proffer 56.H.  Incentive Fund:  This proffer should include the phrase; "In addition to 
providing transit incentives, such contributions may also be used for 
enhancing/providing multimodal facilities within and proximate to the subject 
property."  This language clarifies the flexibility of what the incentive fund can be 
used for. 
 

d. Proffer 56.I.  Penalty Payments:  This proffer should include the following language 
in order to make the details of the Letter of Credit clear to all parties: 

 
"Deliver to the County a clean, irrevocable letter of credit issued by a banking 
institution approved by the County or escrow cash in an interest-bearing account 
with an escrow agent acceptable to DPWES to secure the Applicant's 
obligations to make payments into the TDM Penalty Fund (the "Letter(s) of 
Credit or Cash Escrow(s)").  The Letter(s) of Credit or Cash Escrow(s) shall 
initially be issued in an amount equal to $0.10 for each square foot of new office 
GFA and $0.05 for each gross square foot of residential GFA shown on the 
approved site plan for each new building on the Property.  Until the Letter of 
Credit or Cash Escrow for each new building shall have been posted, the figures 
in the preceding sentence shall escalate annually from the first day of the 
calendar month following the date on which the first RUP or Non-RUP, as the 
case may be, for the first new building within the Property has been issued and 
shall change as specified in Proffer 69.  The Letter(s) of Credit or Cash 
Escrow(s) shall name the County as the beneficiary and shall permit partial 
draws or a full draw.  The foregoing stated amount(s) of the Letter(s) of Credit or 
Cash Escrow(s) shall be reduced by the sum of any and all previous draws 
under the Letter(s) of Credit or Cash Escrow(s) and payments by the Applicant 
(or the TPM) into the TDM Penalty Fund.” 

 
e. Proffer 56.M.i.b. Stabilization:  The proffer needs to include that the Maximum Trips 

After Reduction are based on existing and approved development levels on Tysons.  
The applicant declined to add the "and approved" as noted in the previous 
comments.  Adding this verbiage is important in keeping the reductions standard 
across Tysons. 

 
Because some of the identified staff concerns would preclude the proffered TDM from 
implementing Comprehensive Plan recommended vehicular reductions, staff does not 
support the adoption of the TDM proffers as submitted. 
 
Specific Transportation Improvements 
 
The applicant has worked on a Traffic Impact Analysis (TIA), as required under State Law 
Chapter 870, with the County and Virginia Department of Transportation (VDOT) to 
address the traffic impacts that will be generated by the development.  Based on the 
findings of the analysis, in addition to constructing the project’s internal streets, the 
applicant has committed to the following transportation improvements: 
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 The applicant has committed to design and construct improvements to Spring Hill 
Road along the property’s frontage as depicted on the CDP, including two travel 
lanes in both directions, bike lanes, and parking lanes, with turning lanes as 
appropriate at the intersections. 

 

 The proffers provide that the applicant may elect to design and construct an interim 
section of State Street from Boone Boulevard to Route 7 and the related State 
Street/Route 7 intersection improvements to support development of the subject 
property. 
 

 The applicant has committed to provide a second westbound left turn lane on  
Route 7 prior to issuance of a Non-Residential Use Permit (Non-RUP) for either 
Buildings C1 or C2 (offices) or issuance of a RUP for the third of Building C3, C4, 
C5, or C6 (residences), should these residential buildings precede construction of 
either of the office buildings. 
 
Staff agrees that the dual-left turn lane improvement is needed as a mitigation 
measure for site generated traffic.  However, as demonstrated in the traffic analysis, 
the mitigation measure is needed with the first building constructed on the site.  In 
addition, due to potential conflicts with the overhead Metro track support pillars, staff 
is concerned that the improvement will not be able to be implemented.  Therefore, 
staff cannot support the applicant’s proffer as proposed as it: (1) does not provide 
that the dual-left turn lane will be constructed with the first building on the site; (2) 
does not commit to finalizing construction plans for this critical improvement prior to 
site plan approval for the first building; and (3) does not commit to completion of that 
construction of the second left turn lane prior to issuance of the first RUP or Non-
RUP. 

 

 The applicant has committed to contribute $0.12 for each square foot of building 
construction of the subject property toward the construction of access 
improvements to Route 7. 

 

 The applicant has committed to contribute $0.08 for each square foot of building 
construction of the subject property toward the construction of improvements to the 
Spring Hill Road/International Drive/Jones Branch Drive intersection or other road 
improvements in the Tysons West area. 

 
Also, the applicant has committed to the installation of up to six new traffic signals where 
warranted, including the following intersections:  Spring Hill Road/Roseline Street; Spring 
Hill Road/Boone Boulevard; Spring Hill Road/Dominion Street; Commonwealth 
Street/Boone Boulevard; State Street/Route 7; and State Street/Boone Boulevard.  Lastly, 
the applicant has committed to contribute to the optimization of traffic signals on Route 7 
should VDOT require such an effort as a result of this project.  (If not needed for those 
purposes, the proffer permits the funds to be used for other transportation improvements in 
the Tysons West South Subdistrict.) 
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Level of Service Waiver for Route 7/Spring Hill Road Intersection 
 
The Virginia Department of Transportation (VDOT) requires a minimum Level of Service 
(LOS) be maintained at specified intersections.  The subject property is situated on Route 
7 and therefore the three intersections most immediate to the site are impacted by its 
generated traffic.  These intersections include: Route 7/Spring Hill Road; Route 7/Tyco 
Road/Westwood Center Drive; and Route 7/Westpark Drive/Gosnell Road. In mid-
November, the applicant submitted LOS waiver request for the Spring Hill intersection 
along with affirmation letters for the previously approved LOS waivers for the other two 
affected intersections.  At the writing of this report, staff has not completed its review of the 
LOS waiver.  As noted above, the applicant has committed to contribute $0.12 for each 
square foot of building construction of the subject property toward the construction of 
access improvements to Route 7 to mitigate adverse traffic impacts to the major road.  
However, without completion of the LOS waiver review, there no method to assess the 
adequacy of this commitment. 
 
Access Management Waivers for Specific Driveway Locations 
 
VDOT requires a minimum distance between street intersections (signalized and 
unsignalized), between intersections and driveways, and between driveways along the 
same side and along opposite sides of a street.  The minimum distance is dependent on 
the engineered design of the street.  Several of the project’s proposed street intersections 
do not meet the minimum distance requirements and the applicant has requested access 
management waivers from VDOT.  These include three Spring Hill Road intersections: 
between Route 7 and Dominion Street; between Dominion Street and Roseline Street; and 
between Roseline Street and Boone Boulevard.  Another Access Management Wavier is 
being requested for the spacing of an unsignalized intersection along Route 7, between 
Spring Way and Spring Hill Road. 
 
As of the writing of this staff report, with the exception of the Access Management Waiver 
for Spring Way, these waivers have not been approved.  Should VDOT not act on or deny 
the waivers prior to Planning Commission consideration, the layout shown on the CDP, 
which is predicated on specific block sizes and access points would be in question.  
Additionally, any modifications to the intersections may have ramifications on the accepted 
Traffic Impact Analysis. 
 
On-street Parking 
 
On-street parking will be provided along Spring Hill Road, Dominion Street (non-peak 
hours), Roseline Street, and Boone Boulevard.  On-street parking is not required along 
Spring Way, a service street.  Under Options 1 and 2, the CDP shows Spring Way along 
Block D and Meridian Street being developed as access drives only with no parking. 
 
Loading Facilities 
 
As previously mentioned, loading facilities have been located off of Spring Way, with one 
exception being the loading facilities for Building C6 being accessed off of Meridian Street.  
Although the loading facilities will require trucks to back in from the streets, the affected 
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streets are either service streets or local streets projected for low volumes of traffic.  
Therefore, staff is satisfied with the proposed location of loading facilities within the 
proposed development. 
 
Pedestrian and Bicycle Facilities 
 
The Comprehensive Plan also envisions a robust non-motorized transportation network for 
Tysons Corner.  The application accommodates pedestrian movement in the streetscape 
network, which is further discussed below in the Streetscape section of this report.  Staff 
believes that the best way to ensure that Tysons develops as a true urban center (as 
opposed to a collection of private developments) is to require that the entire transportation 
system be located in the public realm.  To further that goal and to promote unification of 
the public transportation network, staff recommended that the sidewalk be included within 
the public right-of-way.  As has been noted many times, safe pedestrian movement is vital 
to a thriving downtown.  The applicant has agreed to proffer that the public right-of-way be 
extended to the sidewalk and landscape amenity panel and to dedicate the appropriate 
land area accordingly. 
 
On-street bike lanes are proposed along the subject property’s Spring Hill Road frontage 
and both sides of Roseline Street and Boone Boulevard.  Local roads such as Dominion 
Street, Meridian Street, and Spring Way are expected to accommodate bike traffic without 
the need for separate lanes because of their lower speeds. 
 
Potential bike parking facilities will be identified in the buildings on the respective FDPs.  
For FDP 2011-HM-012, bike parking is shown for 10 bicycles.  Staff is recommending an 
FDP condition that bicycle parking facilities be installed across the park in multiple 
locations, such as at the playground, the sports court, and the athletic field bleachers. 
 
Mixed-use developments, like the one being proposed, have the potential to produce many 
short- or medium-distance trips which could be served by Capital Bikeshare, which began 
service in Tysons during the summer of 2016.  Given the strong connection between the 
new development and additional trips, staff has asked the developer to provide funds for 
the County to purchase a bike share station in the vicinity of the Spring Hill Metro station.  
The cost of an average sized bike share station is $40,000 to $50,000.  In the proffers, the 
applicant has committed to provide space and associated easement or license agreement 
to accommodate a bike share station in the vicinity of the Spring Hill Metro Station.  The 
specific location will be determined at the time of FDP approval for Building C1 and the 
easement or license agreement shall be provided prior to the issuance of the first Non-
RUP for Building C1 
 
Streetscape Design 
 
The Urban Design section of the Comprehensive Plan provides detailed guidance on 
streetscapes within Tysons.  As depicted on Figure 9 below, the Plan defines three areas 
within the streetscape zone:  the landscape amenity panel; the sidewalk; and the building 
zone.  Each zone serves a distinct purpose and has varying dimensions based on the 
adjacent street type and land use. 
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Figure 9:  Streetscape Zone Illustration 

 
With the exception of the athletic field as shown on the Base Plan and Building C-5 as shown 
in Options 1 and 2, the following streetscape dimensions are being proposed and are 
consistent with the recommendations of the Comprehensive Plan: 
 

 Building Zones:  The proposed buildings are sited along all streets with 4- to 12-foot 
wide building zones. 

 

 Sidewalks:  Eight 8-foot wide sidewalks along Spring Hill Road and Boone Boulevard 
and 6-foot wide sidewalks along Meridian Street and Spring Way. 

 

 Landscape Amenity Panels:  Eight-foot wide landscape amenity panels along Spring 
Hill Road and Boone Boulevard and 6-foot wide panels along Meridian Street and 
Spring Way. 

 
An exception to the recommended streetscape sections contained in the Comprehensive 
Plan is requested along the project site’s Spring Hill Road frontage (Block D), south of Boone 
Boulevard.  This exception is depicted on Sheet S-1 of the CDP.  The recommended 
streetscape section for this section of Spring Hill Road, which is a local street, is 4 to 12-foot 
wide building zone, a 6-foot wide sidewalk, and a 6-foot wide landscape amenity panel.  
Under the Base Plan, the proposed athletic field would be constructed right up to the site’s 
east property line, leaving no room for the streetscape amenities.  For Building C5, as shown 
under Options 1 and 2, the building zone, sidewalk, and landscape amenity panel are 
depicted to be similar to those of the blocks to the north.  However, most of the streetscape 
amenities will be located on future right-of-way that must be dedicated by adjoining property 
owners.  Therefore, the applicant has requested a waiver from the applicable 
recommendations.  The review of such waivers is coordinated by FCDOT.  At the writing of 
this report, a determination on the waiver has not yet been issued. 
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Site and Building Design 

 
Site Design (Appendix 8) 
 
The Comprehensive Plan guidance for site design includes elements such as street grid 
pattern and block length.  The streets and buildings have been laid out to work with the 
site’s natural topography and provide relatively level pedestrian routes to much of the 
redevelopment.  The proposed street and building patterns follow the existing major 
streets, simplifying on-site orientation. 
 
Staff finds that the site design is in conformance with the standards expected in Tysons, as 
the site design: 
 

 Generally concentrates land uses with the greatest intensities closest to the Metro 
station; 

 Creates high intensity development with a strong urban edge; 

 Places public parks throughout the development; and 

 Creates a varied skyline through the siting of buildings and use of step-backs. 
 
Building Design and Height 
 
The Comprehensive Plan guidance for building design includes elements such as:  build-to 
lines, bulk and massing, and step-backs.  The proposed new buildings adhere to these 
design recommendations as they will be sited along build-to lines to create a consistent 
street edge along all perimeter streets.  Except along Spring Way (which is a service street 
containing loading entrances), the street frontages will be lined with retail spaces, office 
and residential lobbies and amenities, and residential units.  The CDP shows appropriate 
design articulation and fenestration commitments for those buildings’ frontages.  Generally, 
the building framework and massing are consistent with the recommendations of the 
TUDG. 
 
The ground floor spaces identified for non-residential uses are proffered to have an 
average floor to floor height of 16 feet.  The floor to floor height for spaces identified for 
ground floor residential space has not been specified.  Staff encourages the higher ceiling 
height for all ground floor areas as it allows for flexibility in first floor uses and encourages 
ground floor retail, which contributes to an active pedestrian environment. 
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Figure 10:  Conceptual Building Heights Diagram 

 
The subject property falls within the Tier 1 and Tier 2 building height intensity zones as 
depicted on the height map.  The following table compares the maximum heights 
recommended in the Conceptual Building Heights Map to the proposed range of heights 
for each proposed building. 
 

Building Proposed Use 
Comprehensive Plan 

Maximum Building Height 
Range 

Proposed 
Building 

Height Range 

C1 Office Tier 1: 225’ – 400’ 300’ – 400’ 

C2 Office Tier 1: 225’ – 400’ 260’ – 360’ 

C3 Residential Tier 2: 175’ – 225’ 180’ – 280’ 

C4 Residential Tier 2: 175’ – 225’ 170’ – 270’ 

C5 (Option 1) Residential Tier 2: 175’ – 225’ 170’ – 260’ 

C6 (Option 1) Residential Tier 2: 175’ – 225’ 170’ – 260’ 

C5 (Option 2) Residential Tier 2: 175’ – 225’ 60’ – 95’ 

C6 (Option 2) Residential Tier 2: 175’ – 225’ 60’ – 95’ 
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It should be noted that the maximum building heights do not include rooftop penthouses 
and architectural elements.  In accordance with Sect. 2-506 of the Zoning Ordinance, such 
penthouses cannot occupy an area greater than 25 percent of the total roof area and such 
architectural elements cannot exceed the height limit for the zoning district by more than 
three feet and shall not extend more than three feet above the roof level of any building.  
The applicant is requesting a waiver to allow a parapet wall, cornice, or similar projection 
to exceed the height limit (up to 12 feet) in order to screen rooftop mechanical equipment.  
The waiver is analyzed below in the Zoning Ordinance portion of this staff report. 
 
As shown in the above table, the height range of the proposed C1 and C2 office buildings 
comply with the maximum Tier 1 building height zone recommendations in the 
Comprehensive Plan.  However, the maximum height range of proposed residential 
buildings C3, C4, C5 (Option 1), and C6 (Option 1) exceed the maximum recommended 
height ranges.  The applicant has requested the proposed residential building heights for 
the following reasons: 
 

 The applicant has committed to provide 20 percent of the residential units as 
workforce housing.  The Plan recommends height flexibility in such cases, allowing 
the additional height as a way to accommodate the additional units. 

 

 The additional building height allows the residential buildings to accommodate three 
levels of parking above grade. 

 
Staff believes that the building height requests will result in a varied skyline as shown on 
Sheets A-21 through A-23 of the CDP and are in line with previous similar Tysons 
requests. 
 
Tree Canopy and Plantings (Appendix 12) 
 
The Comprehensive Plan recommends increased tree planting in Tysons.  At the same 
time, the Plan recognizes that much of this new planting will be accomplished through the 
provision of street trees.  The site’s existing trees were planted as part of the development 
of the current vehicle sales establishments.  The applicant has requested a deviation from 
the Tree Preservation Target requirements, noting the layout of the existing trees would 
preclude development of the site at the planned intensity.  As addressed by the Urban 
Forestry Management staff in past Tysons applications, a waiver is not needed for this 
deviation if, as in this case on Sheet C-8 of the CDP, the applicant presents permissible 
justifications to the DPWES Director as provided in PFM 12-0508. 
 
Because the PFM does not allow off-site trees (such as streetscape trees on public 
streets) or trees in easements on-site to count towards the tree canopy requirements, the 
applicant seeks a PFM modification of the 10-year tree canopy requirements.  The 
proposal generally provides the majority of its trees as street trees, with additional trees 
provided in the public parks.  The applicant has demonstrated that the Plan’s 
recommended 10 percent tree coverage goal for a redevelopment would be achieved with 
this application if the street trees in the public rights-of-way and the trees in easements 
could be counted.  The applicant has proffered to maintain/replace trees damaged or 
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removed by right-of-way or utility maintenance or repair.  With this commitment, staff 
supports the requested modification. 
 
The CDP includes a utility plan showing the proposed landscaping with conceptual utility 
layouts and sight distance lines.  The applicant has committed to avoid conflicts between 
landscaping and utilities to the greatest extent possible and to work with the County to 
remain in substantial conformance with the planting scheme shown on the CDP.  If, in the 
worst case scenario, a tree needs to be deleted, the applicant has committed to work with 
UFMD to find an alternative location. 
 
Affordable and Workforce Housing 

 
The Comprehensive Plan recommends that all projects within the Tysons Corner Urban 
Center which seek to utilize the redevelopment option included within the District 
Recommendations should provide 20 percent affordable and workforce dwelling units 
(WDUs).  The applicant has proffered to provide 20 percent of the proposed residential 
units as WDUs in conformance with the following standard breakdown for WDUs contained 
in the Comprehensive Plan. 
 

Income Tier % of Total Units 

101-120% of AMI 5% of total units 

81-100% of AMI 5% of total units 

71-80% of AMI 5% of total units 

61-70% of AMI 3% of total units 

> 60% of AMI 2% of total units 

 
For new office development, the applicant has committed to select one of the following two 
options for contributing toward the provision of affordable and/or workforce housing within 
Tysons:  (a) a one-time contribution of $3.00 for each square foot of GFA of new office use 
excluding any ground level retail/services uses and public uses, or (b) an annual 
contribution of $0.25 for each square foot of GFA of new office use, excluding any ground 
level retail/services uses and public uses, continuing for a total of sixteen (16) years.  The 
ground level retail/service and public use exception reflects recommendations in the 
Comprehensive Plan regarding calculations for affordable and/or workforce housing within 
Tysons. 
 
 Because Option 2 for Block D allows for stick-built construction of multi-family residential 
buildings, the rezoning may be subject to the provisions of Part 8 of Article 2 of the Zoning 
Ordinance, the County’s Affordable Dwelling Unit Program.  As noted earlier in this report, 
the proffers commit to provision of any required Affordable Dwelling Units (ADUs) that may 
be required under this program. 
 
Staff finds the subject application in conformance with the Comprehensive Plan guidance 
on affordable and workforce housing. 
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Environmental Stewardship 

 
Water Quality (Appendix 10) 
 
The Environmental Stewardship Guidelines in the Comprehensive Plan call for a 
progressive approach to stormwater management that promotes low impact development 
(LID) techniques, incorporates innovative stormwater management measures, and 
provides quality and quantity controls that are substantially more extensive than minimum 
requirements.  As such, staff recommends that applications incorporate innovative 
measures in a manner that will, first and foremost, optimize reduction of stormwater runoff 
volume and control peak flows for the remaining stormwater that cannot be completely 
captured on-site.  It is recommended 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). 
 
The applicant has provided preliminary computations on the CDP stating that 96 percent of 
the total site area will be captured by Best Management Practices (BMPs) and first 0.96-
inch of rainfall will be retained and reused on-site through the use of runoff reduction 
methods, including green roofs, urban bioretention areas, rainwater harvesting/detention 
vaults, bioretention tree pits, and permeable pavement throughout the entire project area.  
The 0.96-inch figure does not include rainwater from off-site areas, such as adjoining right-
of-way, that also will be treated. 
 
The proffers reiterate the applicant’s commitment to conform to the Comprehensive Plan’s 
goal to retain and reuse the first inch of rainfall on-site.  Given the site’s limitations, the 
proffer also commits to providing additional calculations at site plan review for each FDP 
towards meeting this goal.  The proffer also states that additional LID measures may be 
proposed at site plan review if DPWES determines that additional measures are necessary 
in order to meet the Plan goals and/or other Public Facilities Manual (PFM) requirements. 
 
“Green” Buildings (Appendix 9) 
 
The Comprehensive Plan recommends that zoning proposals for development in Tysons 
provide for green building commitments sufficient to attain, at a minimum, the United 
States Green Building Council’s (USGBC) LEED Silver certification for non-residential 
development and LEED certification for residential development.  The applicant has 
committed to achieve LEED NC (New Construction) certification for the residential 
buildings with an escrow of $2.00 per square foot and an option to seek the next higher 
level, LEED Silver with no escrow.  In addition, under the proposed proffer, the applicant 
may select, subject to DPZ approval, an alternative residential rating system implemented 
without an escrow, such as Earth Craft, the 2012 National Green Building Standard, or 
Energy Star Qualified Homes path for multi-family for energy performance.  Staff 
encourages the applicant to update the commitment to the National Green Building 
Standard to reflect the 2015 National Green Building Standard and to eliminate of the 
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Energy Star Qualified Homes path for multi-family as it is not sufficient to demonstrate 
conformance with Comprehensive Plan guidance. 
 
Regarding the non-residential buildings, the applicant has proffered to LEED Silver 
certification with an escrow or LEED Gold certification without an escrow.  However, the 
proffer also would allow “LEED-CS Gold precertification” as an alternative.  Staff 
recommends that the word precertification be eliminated because precertification is only 
available for LEED New Construction, and not for LEED Core and Shell 
 
With these minor recommended changes, staff can finds that the green building proffer will 
conform to the Comprehensive Plan’s guidance for green buildings. 
 
Energy/Resource Conservation (Appendix 9) 
 
The Comprehensive Plan anticipates that zoning applications in Tysons will include 
commitments to sustainable energy practices.  The proposed proffers for the application 
include the following measures: 

 At least four electric vehicle recharging stations serving eight parking spaces and 
conduit to facilitate additional, future recharging stations will be installed in the 
parking garage.   

 For any site plan that depicts more than one building, an assessment of the 
potential to provide shared energy systems will be provided and at a minimum, a 
utility sleeve will be installed within the foundations of the respective buildings in 
order to accommodate future utility and/or energy sharing.  Aggregated, non-
proprietary energy and water consumption data will be provided to the County, as 
practical, for each building and for the entire property. 

 
With these commitments, staff finds that the recommendations related to sustainable 
energy practices have been met with this application. 
 
Noise Impacts (Appendix 9) 
 
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 and 45 
dBA for residences, hotels, and other noise sensitive uses.  The proposed development 
does not include multi-family residential in the vicinity of major streets; the CDP depicts the 
closest residential building being located approximately 320 feet south of Route 7 and the 
Silver Line Metro.  The applicant has committed to provide acoustical analyses at the time 
of final development plan for all future buildings.  The proffers also commits to attenuate 
noise in all interior residential areas to meet the Policy Plan’s guidance that noise in 
interior area not exceed 45 decibels.    
 
In order to address this issue, the applicant has proffered that noise in interior areas of 
new residential development and other noise sensitive uses shall not exceed 45 dBA Ldn.  
The proffer provides a commitment to the submission of refined acoustical analyses at the 
time of building plan review for those buildings where the façades have been determined 
to be affected by transportation generated noise levels between 65 dBA Ldn and 75 dBA 
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Ldn.  The proffer also identifies recommendations for the appropriate building material 
specifications within certain noise ranges for walls, windows and doors which may be 
necessary to mitigate noise in affected residential units and other noise sensitive uses 
within certain noise levels.  With these commitments, staff believes that this issue is 
addressed. 
 
However, the proffer does not address the issue of development phasing which could have 
a dramatic impact on transportation generated noise on the residential living spaces.  For 
example, if residential buildings C3 and/or C4 were to be constructed prior to office 
buildings C1 and/or C2, there would be no buffer from the Route 7/Metro corridor 
generated noise.  Staff encourages the applicant to add a proffer provision mitigating this 
potential adverse impact. 
 
Open Space and Parks (Appendix 11) 

 
Urban Parkland Needs 
 
The Comprehensive Plan calls for a system of public open spaces to serve residents, 
visitors and workers.  This system of public spaces should include parks of different types 
(pocket parks, civic plazas, common greens, recreation-focused parks, linear parks/trails, 
and natural resource areas) to enhance the quality of life, health and the environment for 
those who live, work and visit Tysons Corner.  The Plan recognizes that while on-site 
parkland is an integral part of urban design, additional open spaces and parkland might 
be provided off-site to address some of the needs of the future residents and employees, 
especially as related to active recreation facilities.  To that end, in the Tysons Corner 
Urban Center Areawide Recommendations, Environmental Stewardship Chapter, Parks 
and Recreation Section, the Plan states the following: 
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The provision of land should 
be proportionate to the 
impact of the proposed 
development on park and 
recreation service levels.  An 
urban park land standard of 
1.5 acres per 1,000 
residents and 1 acre per 
10,000 employees will be 
applied. 

 
Under the CDP’s Base Plan, 
there could be a maximum of 
850 residential units.  Based on 
the average projected multi-
family household size of 1.75 in 
Tysons, the development could 
add up to 1,448 new residents 
for the area.  Additionally, the 
application proposes up to 
840,000 square feet of office 
use and up to 70,000 square 
feet of retail uses. 
 
A description and analysis of 
each urban park is provided 
below: 
 
 
 
 
 
 
 
 
 
 
 
 
 
               Figure 11:  Park Location Map 

 

 Urban Parks 1 & 1a (Metro Station Plaza Extension and Plaza Upgrade).  The 
applicant proposes to develop the northern 10,454 square feet of the subject 
property as Park 1, which will serve as an extension of the existing Metro Station 
Plaza.  In addition, the application proposes to improve 3,346 square feet of the 
existing Metro Station Plaza, owned by WMATA, in order to create a seamless 
design and interface with Park 1.  Combined, these two spaces will provide 



RZ/FDP 2011-HM-012 Page 42 

 
 

 

approximately 0.32 acres of civic plaza park space serving the high volume of 
pedestrian activity associated with Metro transit.  It should be noted that upgrading 
the existing Metro Station Plaza is dependent upon the applicant obtaining 
permission from WMATA.  In addition, the Comprehensive Plan recommends a 
one-acre plaza in this sub-unit to support community events.  Park 1, however, is 
not sized or designed to accommodate large events and the responsibility for 
achieving the Comprehensive Plan's civic plaza recommendation is deferred to 
redevelopment of other properties in the subunit. 

 

 Urban Park 2 (Public Skypark).  This 13,045 square foot (0.30 acre) park space is 
located four stories above-grade on top of the podium between office buildings C1 
and C2.  Sheet L4-001 indicates that an elevator and stairs will be provided on the 
Spring Hill Road frontage within Building C2 to provide access to the skypark.  As 
previously mentioned, the park will include amphitheater style seating, a multi-
purpose stage/platform, a water feature/reflecting pool, garden landscaping, public 
art, movable tables and chairs, and opportunities for outdoor movies and/or other 
performances.  However, there is no firm commitment to timing or frequency of 
scheduling of public events in the space.  Without such commitments, staff cannot 
assess how usable this space will be to the public. 

 

 Urban Park 3 (Athletic Field).  This 69,634 square foot (1.6 acres) park space is 
located at grade in Block D, the farthest block of the development from Route 7.  
The park includes a small (120' x 210') athletic field, half-size sport court, 
playground, and picnic/seating area.  Park 3 is the subject of the associated Final 
Development Plan, FDP 2011-HM-012.  This park space is further discussed 
below under the Athletic Field Needs and Other Recreational Facility Needs 
section below. 

 
Overall, the proposed development generates a need for 2.53 acres of onsite public urban 
parks.  The development plan shows 2.12 acres of new public urban park space on-site 
plus the improvement of an additional 3,346 square feet (0.08 acres) of adjoining land 
owned by WMATA with park amenities.  While there is a shortfall of about 1/3 acre of new 
urban park space on-site, staff considers the quality of the park space as well as the 
quantity of the proffered amenity space.  In this specific application, the applicant is 
proposing an U11 athletic field, which slightly exceeds the project’s generated field need.  
Athletic fields are one of the more difficult recreation amenities to secure, especially one 
with synthetic turf and lighting which allows extended use.  Given the quality of the 
proffered recreational amenities and the proposed athletic field, staff believes that the 
proposed recreation amenities satisfy the open space and park recommendations of the 
Comprehensive Plan. 
 
Athletic Field and Other Recreational Facility Needs 
 
In addition to the need for new urban parks, the Comprehensive Plan also recognizes the 
need for a variety of small and large recreational facilities to meet the need of new 
residents, workers, and visitors to Tysons Corner.  In the Tysons Corner Urban Center 
Areawide Recommendations, Environmental Stewardship Chapter, Parks and Recreation 
Section, Page 82, the Plan states the following: 
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"...recreational facility service level standards in the Park and Recreation element 
of the Countywide Policy Plan should be applied to new development in Tysons, 
with adjustments made for urban demographics and use patterns. Using 2050 
development projections, anticipated urban field use patterns, optimal athletic 
field design (lights and synthetic turf) and longer scheduling periods, the adjusted 
need for athletic fields to serve Tysons is a total of 20 fields...In general, the need 
for an athletic field is generated by the development of approximately 4.5 million 
square feet of mixed use development in Tysons." 

 
Based on Comprehensive Plan guidance for provision of one full-service athletic field per 
4.5 million square feet of new GFA, the proposed development generates a need for the 
equivalent of 0.40 athletic field.  The development plan shows a synthetic turf U11 
rectangular athletic field onsite (120' x 210') to be dedicated to Fairfax County.  As noted 
in Appendix 4 of the Tysons Park System Concept Plan, a U11 rectangle field provides 
the equivalent of 0.50 athletic field.  Therefore, the athletic field needs will be met. 
 
In the Tysons Corner Urban Center Areawide Recommendations, Public Facilities 
Chapter, Parks Section, Page 88, the Plan states the following: 
 

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

 
Using adopted recreational facility service level standards found in the Parks and 
Recreation element (Appendix 2, Part B) of the Policy Plan, the publicly accessible 
recreational facilities needed to address the planned growth for this project area include 
the equivalent of one sport court and one tot lot.  Sheet L4-003 shows a playground and 
half-size sport court in the park with the athletic field (Park 3) in addition to a 
picnic/seating area.  Staff believes that these facilities will meet the project’s generated 
demand for active recreation facilities. 
 
Private Recreation and Amenity Areas 
 
Sect. 6-110 and Sect. 16-404 of the Zoning Ordinance require the provision of open space 
and recreational features within Planned Development Districts.  The minimum 
expenditure for park and recreation facilities within these districts is set at $1,800 per non-
ADU residential unit for recreational facilities to serve the development’s population.  With 
up to 850 non-ADU proposed units, the Zoning Ordinance-required amount would total up 
to $1,530,000, with any amount not spent on-site conveyed to the Park Authority for 
recreational facilities at one or more park sites in the development’s service area. 
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Staff finds that the private park space on Block C and rooftop and indoor fitness facilities 
proposed with each residential building will allow the applicant to meet the Zoning 
Ordinance requirement to spend $1,800 per residential unit on on-site recreational facilities 
and amenities. 
 
Though the applicant proposes two optional residential layouts for Block D, no 
information regarding private recreation and amenity areas for these residential buildings 
was provided.  In addition, the proffered on-site public parks spaces do not take into 
account the possibility of these future residents in Block D.  With that said, 
implementation of either of the residential options for Block D, which would also eliminate 
the proposed athletic field, could only occur if RZ 2011-HM-013 was approved with 
provisions for an athletic field that satisfied the field needs of both the East and West 
Landbays.  Staff would also hope that the proposed onsite recreational amenities for any 
residents of Block D could be addressed at the time of FDP. 
 
 
Public Facilities 

 
Comprehensive Plan Recommendations – Substation Site 
 
The Comprehensive Plan recommends a second electrical power substation near the 
Virginia Dominion Power easement which contains high voltage transmission lines.  The 
Plan recommends that the high voltage line running between this proposed substation and 
the existing substation along Tyco Road be placed underground in order to ensure a 
pedestrian friendly environment.  The Plan further states that if undergrounding proves 
infeasible, redevelopment should relocate the line or accommodate it in place.  As 
mentioned earlier in this report, the applicant has proffered to dedicate offsite land for a 
future substation site.  The proffers commit the applicant to dedicate the property to the 
County in accordance with a set timeline unless RZ 2011-HM-013 and RZ 2011-HM-027, 
with provision for land for a substation site, are approved prior to September 30, 2017.  
Discussion of relocation or accommodation of the transmission lines is taking place with 
the review of RZ 2011-HM-013 and RZ 2011-HM-027, which abut the subject lines. 
 
Fairfax County Public Schools (Appendix 13) 
 
The proposed development will be served by the Westbriar Elementary, Kilmer Middle and 
Marshall High Schools.  The total number of net students (number of students generated 
by the proposal) is projected to be as follows: 
 

School Type Proposed 
Student Yield 

Elementary 31 to 93 

Middle 10 to 29 

High 16 to 47 

Total 57 to 169 

 
The applicant has proffered a contribution of $11,749 per student, based on the number of 
students expected to be generated by utilizing the County’s current formula.  The proffers 
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note that the contribution amount is subject to the school district’s escalation provision that 
takes into consideration potential revisions to the per student multiplier or the ratio of 
students per high-rise building unit. 
 
Sanitary Sewer (Appendix 14) 
 
Prior to site plan submission, the applicant will be required to provide a sewer capacity 
study to the Wastewater Planning and Monitoring Division, who analyzes the lines within 
the Tysons Urban Center to which the project will contribute flows.  If it is determined that 
any of the lines are inadequate, the applicant will be required to perform necessary 
upgrades prior to or concurrent with the site plan submission.  Also, for sanitary trunk 
sewers that serve the Tysons Urban Center but are located beyond the boundary of the 
Center, the applicant should be aware that any such necessary off-site trunk sewer 
upgrades would be handled by a pro-rata share contribution. 
 
Fire and Rescue (Appendix 15) 
 
The subject property will be served by the Fairfax County Fire and Rescue Department 
(FRD), Station #29, Tysons Fire and Rescue, located at 1560 Spring Hill Road, and the 
next closest facility, Station #42, Wolftrap Fire and Rescue, located at the Route 7 and 
Beulah Road intersection.  The applicant has proffered that at site plan, should changes be 
requested in response to subsequent issues raised by the Fire Marshal (including 
adjustments to tree locations, the streetscape and perimeter building areas as necessary 
to allow for required emergency vehicle access), then these changes can occur provided 
such modifications are made in consultation with DPZ, FCDOT and the Office of 
Community Revitalization (OCR) and are in substantial conformance with the intent of the 
CDP, FDP, and proffers. 
 
In its analysis memo, FRD provided a summary of the historical rate of incidents for the 
two closest fire stations, Station 29 and Station 42 and an analysis of the impact of the 
proposed project.  The analysis concludes that although the two stations could absorb the 
anticipated higher call volume, multiple new developments in the stations’ coverage area 
could significantly impact response times to emergency incidents.  The FRD felt that 
preemption equipment (devices that allow on-coming emergency vehicles to control traffic 
signals) on four traffic signals located along the primary travel routes to the proposed 
development site could help mitigate this impact.  Due to the compressed review 
timeframe, the FRD memo was provided to the applicant subsequent to the submittal of 
the draft proffers.  Staff encourages the applicant to make a commitment towards 
retrofitting the four identified signals to facilitate emergency access to the site. 
 
Fairfax Water (Appendix 16) 
 
The subject property currently obtains water service from the Fairfax Water Authority.  The 
Water Authority notes that adequate domestic water service is available from existing 12-
inch water mains located in Spring Hill Road.  Depending upon the configuration of the on-
site water mains, additional water main extensions may be necessary to satisfy fire flow 
requirements and accommodate water quality concerns. 
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Telecommunications 
 
While no specific telecommunications facilities are proposed with this application, the 
applicant has proffered to retain the right to place telecommunications equipment on the 
roofs of the proposed office and residential buildings, so long as any new installations 
meet the applicable Zoning Ordinance regulations and are screened or set back so as not 
to be visible from the surrounding streets. 
 
 
ZONING ORDINANCE PROVISIONS (Appendix 17) 
 
The purpose and intent of the Planned Tysons Corner (PTC) District is to implement the 
mix of uses, densities, and intensities under the redevelopment option set forth in the 
adopted Comprehensive Plan for the Tysons Corner Urban Center.  These provisions 
require the applicant to demonstrate that the development furthers the vision of the Tysons 
Corner Urban Center as outlined in eight objectives that reflect the standards of the 
Areawide Recommendations contained in the Plan text (which were discussed in detail 
above).  As noted, this case contains a mix of residential, office, retail/service, and 
recreational uses. 
 
The Zoning Ordinance provides requirements relating to parking, building height and bulk 
regulations, open space and intensity.  All of these requirements reflect the 
recommendations of the Comprehensive Plan and have been discussed previously in the 
Plan analysis.  It is staff’s opinion, as expressed in this analysis, that the applications 
meets these standards. 
 
Standards for all Planned Developments (Sect. 16-100) 

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

 
Overlay District Requirements 
 
Sign Control (SC) (Sect. 7-500) 
 
The Sign Control Overlay District restricts freestanding signs in the intensely developed 
commercial and industrial areas of the County where there is an increased need to reduce 
visual clutter, sight distance obstructions and interference with traffic control signals and 
mechanisms.  The signage on this site will meet the Zoning Ordinance requirements or 
any approved Comprehensive Sign Plan.  As such, this application meets the 
requirements of the Sign Control Overlay District. 
 
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 
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station/mini-marts located in these overlay districts.  None of these uses are being 
proposed at this time.  If any of the restricted uses were proposed for the subject property 
in the future, they would be subject to the use limitation of Sect. 6-505 of the Zoning 
Ordinance (ZO), which may require additional review, including inclusion in an FDP or a 
Special Permit (SP) or Special Exception (SE). 
 
Waivers and Modifications Requested 
 
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 
evaluate those requests at this time.  In addition, several of the requested waivers and 
modifications to the PFM are not discussed below as they were not applicable to this 
project.  The remaining waiver and modification requests are discussed below. 
 

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

Sect. 2-505 of the ZO prohibits structures and vegetation on a corner lot within a 
triangle determined by the street geometry and sight lines.  However, in this 
rezoning, all buildings and vegetation have been reviewed against VDOT sight 
distance requirements and have been found to be designed in a manner consistent 
with those requirements.  In addition, the applicant has proffered to provide a 
functional drawing showing, among other things, sight distance lines at 
intersections, but not driveways.  The proffers further note that if vegetation conflicts 
with sight distance requirements, the applicant shall work with staff to make minor 
adjustments to the tree location or remove lower branches.  If necessary, the trees 
can be relocated with coordination with staff.  Without a commitment to maintain 
sight distance at driveways, staff cannot support the requested waiver. 

 

 Modification of Sect. 2-506 of the ZO to allow for a parapet wall, cornice or similar 
projection to exceed the established height limit by more than three feet but not 
more than 12 feet to screen mechanical equipment, as may be indicated on an 
FDP. 

 
The applicant has requested this waiver to provide an opportunity to architecturally 
screen mechanical penthouse equipment and to provide for potential architectural 
elements above the main roof line.  Additionally, active recreational uses on roofs 
may require fencing, screening, and barriers exceeding three feet in height.  The 
modification request that these rooftop extensions will not exceed 12 feet and will 
be shown on the FDP.  With this height limitation, staff could support of this 
modification request.  

 

 Waiver of Par. 14 of Sect. 6-505 of the ZO to allow outdoor display and outdoor 
storage of vehicles associated with existing vehicle sales, rental, and ancillary 
service establishments. 
 
As noted earlier in this report, the applicant envisions continuing the site’s existing 
vehicle sales establishments, recognizing that their future redevelopment will be 
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driven by market conditions and contract obligations stipulated in the private leases.  
As this rezoning would implement the Comprehensive Plan’s long-range vision for 
Tysons that is to be achieved over a number of years, staff is supportive of this 
waiver given the proffered limitations on how and when any of changes to the 
vehicle sales establishments could occur. 
 

 Wavier of Sect. 6-506 of the ZO which requires a minimum district size of 10 acres. 
 
Sect. 6-506 states that the minimum district size for PTC is “ten (10) acres, which 
may be waived by the Board if the development proposal is in conformance with the 
adopted comprehensive plan.”  As discussed earlier in this report, the applicant has 
coordinated the grid of streets, public open system, and provision of public facilities 
with those proposed under RZ 2011-HM-013 and RZ 2011-HM-027.  Based on 
these efforts, staff can support the requested waiver. 
 

 Modification of Par. 3E of Sect. 10-104 of the ZO, which limits fence height to seven 
feet, to permit a maximum fence height of 14 feet around outdoor recreational 
courts and fields shown on an FDP. 

If active recreational uses are provided on roofs or along streets, they may require 
fencing, screening, or barriers exceeding seven feet.  Previous applications with 
rooftop and/or street adjoining recreational uses have requested waivers up to 14 
feet in height for fences along the perimeter of sport courts and fields.  Staff 
believes that such fences should be shown on all FDPs for the review and approval 
of the Planning Commission.  With such a commitment, staff could support the 
requested modification. 

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

As shown on the floor plans included on Sheets A-2.0 and A-3.0 of the CDP, all of 
the proposed buildings will have loading bays located within 40 feet of drive aisles 
that serve passenger vehicles accessing parking spaces.  Given that these layouts 
will be depicted on future FDPs and are therefore subject to Planning Commission 
review, staff supports the requested waiver.  
 

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

Spring Way, a proposed service street along the western edge of the subject 
property, will be private and will exceed 600 feet in length.  Given the nature of this 
street (a service street), staff can support the requested waiver. 
 

 Waiver of Par. 8 of Sect. 13-202 of the ZO to modify the interior landscaping 
requirements for parking lots to that which are shown on the CDP/FDP. 

 
A significant portion of the subject property is developed with surface parking lots.  
Most of these lots do not meet current parking lot landscaping requirements.  As the 



RZ/FDP 2011-HM-012 Page 49 

 
 

 

redevelopment of the property progresses, these lots will be reduced in size and 
become segmented.  The FDPs will depict the interim uses and improvements of 
these lots.  However, as these areas are planned for future structures, the applicant 
is reluctant to install significant improvements.  Nonetheless, staff encourages the 
applicant to install improvements that will further the Tysons Urban Design 
Guidelines and/or to install interim recreation uses when possible.  Since these 
interim parking lots are subject to Planning Commission review under the FDP 
process, staff supports the requested waiver as the landscaping can be negotiated 
at that time. 

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

 
As noted above, a significant portion of the subject property is developed with 
surface parking lots and most of these lots do not meet current parking lot 
landscaping requirements.  As the redevelopment of the property progresses, these 
lots will be reduced in size and become segmented.  The FDPs will depict the 
interim uses and improvements of these lots.  At the time of FDP review, staff will 
encourage the applicant to install landscaping that will further the Tysons Urban 
Design Guidelines.  As such, staff supports the requested waiver.   

 Waiver of Sect. 16-403 of the ZO in order to permit a public improvement plan for 
public streets, park spaces, and interim parking spaces without the need for an 
FDP. 

In Tysons, it is expected that developments will occur in phases.  In order to 
facilitate the early installation of as many public improvements as possible, staff 
believes it is appropriate to provide a waiver of the FDP requirement for certain 
public facilities when sufficient details are shown on the CDP to allow a site plan or 
public improvement plan to be evaluated.  In this case, the applicant is requesting 
such a waiver for public improvement plans associated with all public streets and for 
public park spaces.  While the applicant may elect to submit FDPs for these 
improvements, staff supports the requested waiver as a way to encourage 
infrastructure and park space development as soon as possible. 

 Waiver of Sect. 17-201 of the ZO, to not require provision of a service road along 
Leesburg Pike. 

The Comprehensive Plan designates Leesburg Pike as a boulevard without a 
service drive.  Because the proposed grid of streets provides interparcel access, 
staff supports this waiver request. 
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 Modification Sect. 17-201 of the ZO to permit the streetscape and on-road bike lane 
system shown on the CDP and FDP in place of any trails and bike trails shown for 
the subject property on the Comprehensive Plan. 

On-street bike lanes and sidewalks are provided throughout this development in 
keeping with the recommendations of the Comprehensive Plan.  Therefore, staff 
supports the requested modification. 
 

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

The application provides for an interconnected grid of streets.  Furthermore, the 
CDP demonstrates how this proposed grid may be extended in the future as 
surrounding properties develop.  Therefore, staff supports the requested waiver to 
permit only those areas of interparcel access as shown on the CDP and as 
described in the proffers. 
 

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

Par. 4 of Sect. 17-201 requires “dedication and construction or widening for existing 
roads, existing roads on new alignments and proposed roads, all as indicated on 
the adopted comprehensive plan.”  The street grid and design has been extensively 
negotiated over the course of this application.  The applicant has provided the 
requested onsite street grid improvements and has worked cooperatively with 
adjoining land owners to provide the surrounding grid streets.  As such, staff 
supports the requested waiver. 

 

 Waiver of Par. 7 of Sect. 17-201 of the ZO to permit the applicant to establish 
parking control signs (including spacing and location) and parking meters along 
private streets within and adjacent to the development in coordination with the 
Fairfax County Department of Transportation. 

In Tysons, on-street parking will be an important part of providing parking for uses 
and meeting street design standards.  Along any proposed private streets, the 
applicant may wish to regulate the use of these parking spaces to serve their needs.  
Staff supports this waiver. 

 

 Modification of Sect. 12-0508 of the PFM to allow for tree preservation target 
deviations as justified by PFM 12-0508.3A(1) and 3A(3). 

The PFM permits deviations from tree preservation targets if certain site conditions 
exist that justify such deviations.  As discussed earlier in this report, all of the site’s 
trees were planted to reflect the layout of the existing vehicular sales development, 
primarily in landscape islands within the extensive parking lots and along parking lot 
perimeters.  As such, the trees’ placement would preclude redevelopment of the site 
at the planned intensity.  Staff supports this modification to that shown on the CDP. 
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 Modification of Sect. 12-0510 of the PFM to permit trees located in rights-of-way 
and easements to count toward the 10-year tree canopy requirement subject to the 
proffered replacement provisions. 

Off-site trees, such as trees located in public rights-of-way (street trees) and trees in 
easements (parks), do not count toward the tree canopy requirements because of 
concerns about maintenance and replacement.  However, as discussed earlier in 
the analysis section of this report, the applicant has proffered to maintain these 
trees and replace them should they be damaged or removed.  Were these off-site 
trees counted for PFM purposes, the 10-year canopy requirement would be met.  
Given the proffer commitment, staff supports this modification. 

 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
The subject application has been extensively reviewed for compliance with the adopted 
Tysons Comprehensive Plan Amendment and the PTC District Zoning Ordinance 
regulations.  The subject application proposes a design that would result in an urban form 
and use mix that is envisioned in the Comprehensive Plan.  Under this proposal, a “super-
block” which is developed with vehicle sales establishments (including extensive surface 
parking lots) would be replaced with a grid of streets creating smaller blocks, supporting a 
mix of residential, office, retail, and park uses.  In addition, the applicant has proffered 
commitments towards the provision of an electric substation site and an athletic field.   
 
As noted in the Background section of this report, in September of 2016, the applicant 
requested a hearing date for this application at the beginning of 2017 to meet certain 
contractual obligations. However, this requested timeframe did not take into account 
established agency review times for several crucial transportation waivers/analyses.  As of 
the writing of this report, review has not yet been completed on the requested LOS 
waivers, the transportation phasing analysis, and the requested access management 
waivers.  In addition, the applicant has not committed to provide sufficient mitigation 
measures for the site-generated traffic.  Finally, in staff’s opinion, the TDM proffers, as 
currently written, would not ensure that the proposed development would achieve the 
Comprehensive Plan recommended vehicular trip reductions.  Until these issues are 
resolved, staff cannot recommend approval of the subject application. 
 
Recommendations 
 
Staff recommends denial of RZ 2011-HM-012.  However, if it is the intent of the Board of 
Supervisors to approve RZ 2011-HM-012, staff recommends that the approval be subject to 
the execution of proffers consistent with those contained in Appendix 1. 

 
Staff recommends denial of FDP 2011-HM-012.  However, if it is the intent of the Planning 
Commission to approve FDP 2011-HM-012, staff recommends that the approval be subject 
to the draft development conditions contained in Appendix 2 and subject to the Board’s 
approval of RZ 2011-HM-012. 
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RZ 2011-HM-012  

 

November 23, 2016 

 

 

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

Section 18-204 of the Zoning Ordinance of Fairfax County (1978, as amended), the property 

owner/applicant, for itself and its successors and/or assigns (hereinafter referred to as the 

“Applicant”), hereby proffers that the development of the parcels under consideration with RZ 

2011-HM-012 and shown on Fairfax County 2016 Tax Map as 29-3 ((1)) 2C1, 2C2 and 2D  

(collectively referred to as the “Property”) shall be in accordance with the following conditions 

if, and only if, rezoning application 2011-HM-012 (the “Rezoning”) is granted. 

 

GENERAL 

1. Conceptual Development Plan.  The Property shall be developed in substantial 

conformance with the Dominion Square West Land Bay Conceptual Development Plan 

(“CDP”) dated January 28, 2010 and revised through November 7, 2016, prepared by 

VIKA, Incorporated, WDG Architecture, PLLC, and LandDesign Inc. exclusive of those 

sheets identified as "S" sheets and as may be further modified by these Proffers. 

The CDP includes a Base Plan and two options; Option 1 represents the maximum 

development proposal, and Option 2 represents an intermediate development proposal.  

The Base Plan is depicted as the primary design on Sheets C-9 and C-10 of the CDP.  

The design variations included in Options 1 and 2 are shown on Sheet C-11.  The 

Applicants reserve the right to develop in accordance with either the Base Plan or either 

Options as further outlined in these Proffers, and also reserves the right to include a 

mixture of high-rise and low-rise buildings in the C5/C6 block, combining elements of 

both Option 1 and Option 2.  

2. Proffered CDP Elements.  It shall be understood that the proffered elements of the CDP 

are limited to the grid of streets, general location of the points of access, general location 

of the buildings, general mix of uses, minimum and maximum gross floor area ("GFA"), 

minimum and maximum building heights, build-to-lines, amount, general location and 

general character of urban park land, and general quality and character of the streetscape 

(the "Proffered Elements"). Other elements of the CDP may be adjusted or modified with 

approval of future Final Development Plans (“FDPs”) in accordance with the provisions 

set forth in Sect. 16-402 of the Fairfax County Zoning Ordinance (the “Zoning 

Ordinance”). 

3. Minor Modifications.  Minor modifications to the Proffered Elements of the CDP may be 

permitted as determined by the Zoning Administrator.  The Applicant shall have the 

flexibility to modify the layout shown on the CDP without requiring approval of a 

Conceptual Development Plan Amendment ("CDPA") provided such changes are in 

substantial conformance with the CDP as determined by the Zoning Administrator.  
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Building envelopes and the number of units, rooms, floors and square footage within and 

among buildings on the Property may be adjusted as set forth on the CDP and in these 

Proffers, as long as (i.) the building setbacks from the property lines as shown on the 

CDP are maintained; (ii.) the overall minimum and maximum number of residential units 

and the minimum and maximum building heights comply with those shown on the CDP; 

and (iii.) the redevelopment otherwise is in substantial conformance with the CDP and 

these Proffers.  

4. Declarations/Owners Associations.  The Applicant shall cause the recordation of an 

umbrella owners association (“UOA”) or the equivalent for the Property, or at the 

Applicant’s discretion, one UOA for the combination of the Property and the properties 

subject to RZ 2011-HM-013 and/or RZ 2011 HM-027. The UOA or equivalent shall be 

in the form of one or more reciprocal easement and/or joint maintenance and/or joint 

development agreements, and other governance documents as necessary (collectively 

referred to as “UOA or equivalent”) to provide for the implementation and administration 

of the Obligations. Such governance documents shall be submitted to the Office of the 

County Attorney prior to the issuance of the first RUP or Non-RUP for the second 

building to be constructed on the Property to ensure they provide for the various proffers 

and maintenance obligations not otherwise covered by separate agreement with Fairfax 

County (the “County”) and/or the Virginia Department of Transportation (“VDOT”). 

However, a UOA or the equivalent shall not be required for the expansion of existing 

uses or the establishment of interim uses as described in Proffer 6.  Said UOAs or 

equivalents may be expanded to include other nearby properties.   

PROPOSED DEVELOPMENT 

5. Proposed Development. The maximum gross floor area (“GFA”) permitted on the 

Property is 1,790,000 square feet under the Base Plan, 2,430,000 square feet under 

Option 1, and 2,160,000 square feet under Option 2t (the “Proposed Development”).  A 

maximum GFA of 840,000 square feet of office uses is permitted under the Base Plan 

and Options 1 and 2.  

The Proposed Development will ultimately replace the Existing Development as defined 

in Proffer 6.  Development of the Property may include any use permitted in the Planned 

Tysons Corner Urban (“PTC”) District, subject to limitations in Section 6-505 of the 

Ordinance, the development tabulations on Sheet C-3 of the CDP (the "Development 

Tabulations") and these Proffers.  The retail category provided in the development 

tabulations may include any non-residential use permitted in the PTC District (exclusive 

of hotel and office uses), subject to the Use Limitations in Section 6-505, or uses 

accessory to the primary use. The GFA allocated to the retail category in each building as 

shown in the Development Tabulations may be shifted between buildings within the 

Property, and the overall GFA allocated to the retail category may increase up to a 

maximum of ten percent (10%) of the total GFA within the Property without the need for 

a PCA or CDPA. Any increase in the GFA allocated to the retail category shall result in a 

commensurate decrease in the GFA allocated to office and/or residential uses. The type, 

extent and location of all retail uses shall be provided with the submission of each FDP. 
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Uses allowed by special exception or special permit in the PTC District may be 

authorized through a separate special exception or special permit process without the 

need for a Proffered Condition Amendment ("PCA") or CDPA, provided the use is in 

general conformance with the approved CDP. 

 

6. Existing and Interim Development.   

A. Existing Development. The Property is developed with existing structures which 

contain approximately70,188 gross square feet and associated surface 

parking/storage lots (collectively, the "Existing Development"). The Existing 

Development includes vehicle sale, rental and ancillary service establishments 

and vehicle storage as approved under Special Exception SEA 79-C-007-3.  

(i) Existing Conditions Plans. The Existing Development is shown on Sheets 

C-5 and C-6 of the CDP (the "Existing Conditions Plans"). The Applicant 

may secure site plan approvals, building permits, and Non-RUPs for the 

development shown on the Existing Conditions Plans without triggering 

the need for a FDP.  In the event that only a portion of the Property is 

redeveloped subject to an approved FDP and site plan, the Existing 

Development in those portions of the Property not subject to the FDP may 

continue in operation as shown on the Existing Conditions Plans.  

(ii) Uses.  

a. Vehicle sales, rental and ancillary service establishments shall 

continue to be permitted in the Existing Development (and, as 

waived by the Board of Supervisors in conjunction with this 

Rezoning, the use limitations contained in Paragraph 14 of Section 

6-505 of the Zoning Ordinance as of the date of the approval of this 

Rezoning with regard to vehicle sale, rental and ancillary service 

establishments shall not apply), subject to the following conditions: 

1) Landscaping shall be provided and maintained as shown on 

the Existing Conditions Plans and tree maintenance 

activities to improve the condition and maximize the 

survivability of trees shall be provided. 

  

2) On-site illumination shall comply with Article 14 of the 

Zoning Ordinance. 

 

3) No vehicles shall be parked, stored or displayed on any 

portion of the Property that is shown as open space or 

landscaping on the Existing Conditions Plans and no 

vehicle shall be stored or displayed in a manner that would 

impede the flow of traffic on-site. The number of parking, 

storage and vehicle display spaces shall not increase from 

that shown on the Existing Conditions Plans. 
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4) The loading and unloading of vehicles from transport 

carriers shall occur on-site. 

 

5) Vehicles utilizing the service areas shall not stack onto 

adjacent public roads, including Spring Hill Road. 

 

6) All dumpsters shall be completely enclosed as approved by 

DPWES. 

 

7) Wheel stops or curbing shall be installed at all parking 

spaces adjacent to landscaped areas to prevent vehicles 

from parking in landscaped areas. 

 

b. Any other use permitted in the PTC District shall also be permitted 

as an interim use in the Existing Development, subject to the use 

limitations of Section 6-505; provided however retail establishments-

large, residential uses and hotel uses shall not be permitted.  

(iii) Parking.  Privately owned and operated commercial off-street parking and 

commuter parking, at rates determined by the Applicant, shall be 

permitted as an interim use within existing parking areas on the Property 

without PCA/CDPA/FDP/FDPA approval, provided any such parking 

adjacent to Spring Hill Road or Route 7 is screened with landscaping. At 

the time of site plan approval for commercial off-street parking and 

commuter parking in existing surface lots, the Applicant shall provide to 

VDOT and FCDOT an operational traffic analysis (“Operational 

Analysis”) of points of access to the parking site for review and approval.  

Such Operational Analyses shall be limited to an assessment of those 

driveways and/or turn lanes serving the particular parking site.   

(iv) Minor Modifications.  The Applicant may make minor modifications 

deemed to be in substantial conformance with the Existing Conditions 

Plans without the need for a CDPA or FDP.   

B. Additions and Modifications to Existing Development.  Additions or 

modifications to the Existing Development beyond those deemed minor shall be 

permitted with the approval of a FDP without requiring approval of a PCA and 

CDPA, subject to the following conditions: 

(i) Such additions and modifications are located within the building 

envelopes shown on Sheet S-3 of the CDP and do not enlarge the existing 

building GFA by more than 25 percent.  

(ii) Additions and modifications to existing structures do not result in an FAR 

exceeding 0.30 on the Property, less any area that has been redeveloped 

per the ultimate CDP.   
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(iii) Uses. 

a. Vehicle sale, rental and ancillary service establishments existing at 

the time of this Rezoning ("Existing VSREs") shall be permitted 

on the Property as a continued interim use with additions and 

modifications to the Existing Development permitted as stated in 

Paragraphs B (i) and (ii) above.  As waived by the Board of 

Supervisors in conjunction with this Rezoning, the use limitations 

contained in Paragraph 14 of Section 6-505 as of the date of the 

approval of this Rezoning with regard to vehicle sale, rental and 

ancillary service establishments shall not apply to Existing VSREs, 

provided the areas of outdoor display and outdoor storage of 

vehicles on the Property associated with Existing VSREs are 

incrementally reduced by such additions or modifications over that 

shown on the Existing Conditions Plans and the Existing VSREs 

continue to comply with those conditions previously listed above 

or as may be amended with the FDP. 

b. Any other use permitted in the PTC District shall also be permitted 

as an interim use in additions and modifications to the Existing 

Development subject to the use limitations of Section 6-505; 

provided however retail establishments-large, residential, hotel 

uses, and vehicle sale, rental and ancillary service establishments 

other than Existing VSREs shall not be permitted as an interim use.  

(iv) Proposed additions and modifications shall demonstrate how they meet the 

requirements of Paragraph 8 of Section 6-505 of the Zoning Ordinance.  

(v) Additions and modifications to the Existing Development shall not require 

compliance with the other proffered commitments set forth in these 

Proffers, unless otherwise stated in these Proffers. 

C. Interim Development.  

(i) Additions or modifications to the Existing Development beyond those 

deemed minor, which are sought for vehicle sale, rental and ancillary 

service establishments other than Existing VSREs ("Future VSREs"), shall 

be permitted with the approval of a PCA, a CDPA and an Interim 

Development FDP.  

(ii) New interim structures on the Property shall be permitted with the 

approval of a PCA, CDPA and an Interim Development FDP. Any use 

permitted in the PTC District shall also be permitted as an interim use in 

new interim structures, however, residential uses shall not be permitted. 

(iii) Proposed additions and modifications for Future VSREs and new interim 

uses and structures shall demonstrate how they meet the requirements of 

Paragraph 8 of Section 6-505 of the Zoning Ordinance. 
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(iv) Proffer commitments associated with the new interim structures shall be 

determined at the time of proffered condition amendment approval and 

shall result in improvements commensurate with the scope and scale of the 

proposed development.  

7. Final Development Plans.  FDPs for the subject site shall be in substantial conformance 

with the CDP and these Proffers.  FDPs approved for individual building sites on the 

Property shall establish the range of GFA, range in the number of dwelling units and mix 

of uses for each building within the limits established by these Proffers and the CDP. The 

specific GFA for each building shall be established at final site plan.  If the maximum 

GFA or maximum number of dwelling units approved with the FDP is less than the 

maximums shown on the CDP, the excess GFA or dwelling units may be utilized in 

another building or building(s) within the Property, provided the excess GFA or dwelling 

units can be accommodated within the maximum building height for the building 

utilizing the excess GFA or dwelling units shown on the CDP, the minimum building 

height for the building providing the excess GFA or dwelling units as shown on the CDP 

is maintained, and subject to approval of the applicable FDP(s) or FDPA(s) for the 

building(s) utilizing the excess GFA or dwelling units. Excess GFA may not be 

transferred to other properties. 

In addition, the following information shall be provided on each FDP not filed 

concurrently with this Rezoning. 

 

A. Tabulations.  A tabulation indicating the development status of all property 

subject to RZ 2011-HM-012 shall be provided with each FDP and site plan 

submitted for the Property. The tabulation shall include a listing of all existing 

and proposed buildings, along with the GFA and uses approved on the CDP, FDP 

and site plan as may be applicable. The tabulation shall identify the reassignment 

of any excess GFA between buildings on the Property (as compared with what 

was originally shown on the CDP) and shall be updated with each subsequent 

FDP and site plan approved for the Property.  

B. Tree Canopy Calculations. A tabulation indicating the tree canopy calculations of 

all property subject to RZ 2011-HM-012 shall be provided with each FDP and site 

plan submitted for the Property and shall be updated with each subsequent FDPA 

and site plan approved for the Property. 

C. TDM Supplement.  A copy of the previous TDM Annual Report, if available, to 

determine progress toward attaining TDM goals and any planned modifications to 

the TDM program. 

D. Functional Drawings/Sight Distance.  Functional drawings to include proposed 

right-of-way lines associated with existing and proposed public streets; sight 

distance lines at all intersections within, and adjacent to, the FDP area overlaid on 

the Landscape Plan based on existing posted and design speeds, as well as future 

design speeds as, recommended by the Transportation Design Standards for 



Page 7 

 

Tysons Corner Urban Center dated September 13, 2011 (the "Transportation 

Standards") as may be amended by the Board of Supervisors. 

E. Utilities.  Approximate location of existing and proposed utilities to serve the area 

of the FDP including the location of any utility vaults, electrical vaults, and 

stormwater management facilities and related maintenance points to  overlaid on 

the Landscape Plan. Modifications to the location of utility vaults, electrical 

vaults, stormwater management facilities and related access/maintenance points 

shown on the FDP may be with the final site plan approval provided such 

modifications are made in consultation with the Department of Planning and 

Zoning ("DPZ"), the Fairfax County Department of Transportation (“FCDOT”), 

and the Office of Community Revitalization (“OCR”). 

F. Proposed Uses.  A list of proposed uses and demonstration of how such uses meet 

the applicable "Use Limitations" of Section 6-505 of the Ordinance. 

G. Architectural Elements.  Specific information on architectural elements and 

building heights. 

H. Build-to-Lines.  Refinement of the build-to-lines based on proposed uses, location 

of possible outdoor dining areas, and identification of awnings and canopies that 

extend beyond the building zone.  

I. Streetscape.  A graphic depiction of, and any adjustments to, the activated 

streetscape elements as well as submission of a "Streetscape Furnishing and 

Materials Plan" 

J. Garage Treatments.  Proposed parking garage façade treatments. 

K. Loading /Trash/Service Area Treatment. Proposed loading/trash/service area 

treatments. 

L. Landscaping.  Detailed landscape plans. 

M. Interim Conditions. Identification of specific proposed interim conditions within 

the FDP area and outside the FDP area. 

N. Phasing.  Identification of specific proposed phased improvements in accordance 

with those generally set forth on the phasing-related exhibits provided on Sheets 

L10-001 through L10-004 of the CDP (the "Phasing Exhibits"). 

O. Parking Spaces.  Refinement of the number of parking spaces; details, to the 

extent known, as to when tandem spaces and/or valet parking will be utilized; and 

assuming parking ratios in early phases exceed the maximum ratios allowed, a 

description and/or tabulation in the statement of justification discussing how the 

subject FDP and preceding FDPs are achieving the Comprehensive Plan's 

recommendations for phased parking such that at the build-out of the Property the 

maximum parking rates are not exceeded. 
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P. Provisions for Bicycles.  Bicycle parking, storage, and bicycle lane dimensions . 

Q. Bus Shelters/Layover Bay.  Details of any proposed bus shelter and layover bay 

locations and designs. 

R. Parks and Recreation. Specific park details, site amenities and any substitute 

recreation facilities. 

S. Residential Amenities. Specific facilities and amenities to be provided for each 

residential building.  

T. Workforce Dwelling Units.  For residential development, the expected location 

(on-site or off-site) of workforce dwelling units. 

U. Stormwater Management. Identification of specific stormwater management 

facilities and access points to underground vaults and a tabulation showing the 

impact of the FDP implementation on the retention and/or reuse of the first inch 

of rainfall on the Property. 

8. Development Phasing.  The Proposed Development includes a maximum of four 

buildings under the Base Plan and six (6) buildings under either Options 1 or 2.   

Development of the buildings may proceed in any order provided that each such building 

provides the phasing conditions depicted on the Phasing Exhibits and that all proffers that 

apply to such building are addressed with the development of that building. In addition, 

development of the Property shall be in accordance with the cumulative transportation 

phasing commitments described in Proffer 39.  Where a proffer establishes an obligation 

that applies to a building, reference to "Applicant" in such proffer shall mean the party 

undertaking the development of such building. 

The Applicant shall construct the grid of streets and provide pedestrian and streetscape 

improvements, public parks, private amenities and public facilities on the Property in 

conjunction with the development of each new building in accordance with the Phasing 

Exhibits and as further described in these Proffers. In addition, interim improvements as 

outlined in Proffer 26 and as may be determined at time of FDP approval shall be 

provided commensurate with the construction of each building. Adjustments to the 

phasing may be approved with FDP approvals without the requirement for a PCA or 

CDPA, provided the adjustments do not materially adversely affect the other phases.  

 

For purposes of these Proffers “construct” shall mean that: i) a committed road 

improvement is substantially complete and is available for use by the public for travel 

whether or not the improvement has been accepted for maintenance by the state, and ii) a 

committed publicly accessible park space improvement is substantially complete and 

open to use by the public whether or not the improvement has been accepted by Fairfax 

County or the Fairfax County Park Authority ("FCPA"). 

 

9. Fire Marshal Evaluation.  The Applicant has coordinated the layouts depicted on the CDP 

with the Fire Marshal.  Changes from the CDP and FDPs shall be permitted in response 
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to the review of site plans by the Fire Marshal, including adjustments to tree locations, 

lane use/pavement markings, signage, crosswalks, the streetscape and perimeter building 

areas as necessary to allow for required emergency vehicle access, without requiring 

approval of a PCA, CDPA and/or FDPA, provided such modifications are made in 

consultation with DPZ, FCDOT, and OCR and are in substantial conformance with the 

CDP, FDPs and these Proffers.  

10. Festivals, Fairs or Similar Activities.  The Applicant, or its designee, shall be permitted to 

operate festivals, fairs or similar activities, including, without limitation, farmers' markets 

and food vendors, on the Property, either in the interim surface parking lots or within 

publicly-accessible privately owned open spaces, including portions of the private 

streets/pedestrian ways. The Applicant shall request issuance or approval of a temporary 

special permit as may be required under the Zoning Ordinance, which may include the 

establishment of an annual permit for continuing or seasonal events.  In addition, the 

Applicant reserves the right to periodically close portions of the private transportation 

network for said activities. 

ARCHITECTURAL DESIGN  

11. Architecture.  

A. The architectural treatment of all buildings within the Proposed Development 

shall create a sense of identity and place, with a human scale at the ground plane, 

through the use of unifying elements such as materials, textures, color, window 

treatments, decorative details, lighting, and landscaping. Buildings shall be 

designed with high quality architecture and building materials, such as high 

performance glass curtain wall systems, metal panel cladding systems, fiberglass 

reinforced concrete panels with a variety of colors and finishes, commercial grade 

masonry, porcelain tiles, and high quality precast concrete panel systems, or other 

materials that, at the time an individual FDP is approved, are typically used on the 

exterior of Class A office buildings and residential buildings of a similar quality 

as generally depicted on the CDP.  

B. Each FDP shall specify the building materials, architecture, and specific features 

designed to activate streetscapes, as further described below.  Architectural plans, 

elevations, illustrations, materials and heights may be revised subsequent to CDP 

and FDP approval as a result of final architectural and engineering design, 

provided the quality of design remains in substantial conformance with that 

shown on the CDP and subsequent FDPs and as set forth in these Proffers, as 

determined by the Zoning Administrator.   

12. Build-to-Lines.  Build-to-lines (“BTL”) have been depicted on the CDP, to create an 

urban, pedestrian-oriented environment where buildings are located close to the street and 

pedestrian/streetscape areas are located between the buildings and the streets.  In general, 

building facades are intended to be configured in such a way as to provide a continuous 

street wall along this line, but modifications to either side of the BTL shall be permitted 

provided such are in general conformance with the CDP and are shown on an approved 
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FDP and/or site plan.  Awnings and other architectural canopies attached to the building 

shall not extend beyond the building zone, except as may be shown on an approved FDP.  

At the time of FDP approval, the Applicant shall identify possible locations along the 

street level for expanded areas for outdoor dining adjacent to cafes and restaurants and 

shall provide appropriate building zones for such uses in keeping with the 

Comprehensive Plan recommendations. 

13. Activated Streetscapes and Ground Floor Elements. The ground floors of all new 

buildings on the Property (except those buildings with only residential uses on the ground 

floor), but not the parking structures and entrances associated with said buildings, shall 

be designed and constructed with non-residential portions of ground floors having an 

average floor to floor height of 16 feet to accommodate potential non-residential uses 

designed to activate the streetscape. In addition, the Applicant shall provide for a 

hierarchy of activated streetscapes throughout the Property as delineated on Sheet L2-001 

of the CDP and described below.  The specific activation elements to be utilized for each 

building shall be graphically depicted on the FDP for review and approval.  

A. Primary Pedestrian Corridors. These areas are designed to accommodate major 

pedestrian activity, providing access to the Spring Hill Metro Station (the “Metro 

Station”) for walkers from the Property and beyond and accommodating access 

to, and encouraging interaction with, a variety of uses on the Property.  Primary 

Pedestrian Corridors shall generally incorporate the following elements, which 

may be adjusted with approval of an FDP: 

(i) The ground floors of buildings shall incorporate active uses along 

approximately 75% of the street frontage, with functioning entry doors 

into such applicable uses provided with a maximum separation of 75 feet 

or less, unless a greater separation is needed to accommodate larger tenant 

spaces or as may be permitted by the Zoning Administrator.   

(ii) A minimum 60% of the area of the street front ground floor facades of 

such buildings shall be constructed with glazed windows and doors or 

other transparent materials.  

(iii) Parking structures along the ground floor facades of buildings shall be 

minimized, but where they occur, the general façade detailing of the 

building above shall be continued to the ground plane or display windows 

provided.   

(iv) No direct access to parking garages and loading/trash/service areas shall 

be provided from Route 7 or Spring Hill Road. 

B. Secondary Pedestrian Corridors. These areas are designed to accommodate 

moderate pedestrian activity, providing access to a variety of uses on the Property. 

Secondary Pedestrian Corridors shall generally incorporate the following 

elements, which may be adjusted with approval of an FDP: 
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(i) Where the ground floors of buildings incorporate non-residential uses, 

functioning entry doors into such applicable uses shall be provided with a 

maximum separation of 75 feet or less, unless a greater separation is 

needed to accommodate larger tenant spaces or as may be permitted by the 

Zoning Administrator. A minimum 40% of the area of the street front 

ground floor facades of such buildings shall be constructed with glazed 

windows and doors or other transparent materials.  

(ii) In residential buildings that do not incorporate non-residential uses on part 

or all of the ground floors, the building design of the primary facades shall 

incorporate, to the degree feasible, recreational and amenity spaces on the 

ground floor with a minimum of 40% of the ground floor façade 

constructed with glazed windows and/or doors or other transparent 

materials, and/or incorporate entries into individual dwelling units from 

the street level. If residential units have direct access to the streetscape 

from an individual unit, design features shall be employed to provide 

interior privacy (such as having a ground floor elevation that is above the 

sidewalk grade).   

(iii) Parking structures along the ground floor facades of buildings should be 

minimized, but where they occur, screening composed of architectural 

systems designed to restrict views into the garage spaces from street level 

shall be applied, or the general façade detailing of the building above may 

be continued to the ground plane.   

(iv) Loading/trash/service areas along Secondary Pedestrian Corridors shall be 

screened from public view through the use of roll down doors or similar 

treatment. 

C. Tertiary Pedestrian Corridors. These areas are designed to accommodate modest 

pedestrian activity making connections to less intense areas or through alleys.  

Tertiary Pedestrian Corridors, not located along private alleys or adjacent to 

parks/open space, shall incorporate the following elements:  

(i) Where the ground floors of buildings incorporate Non-Residential Uses, a 

minimum 25% of the area of the ground floor facades of such buildings 

shall be constructed with glazed windows and doors or other transparent 

materials.   

(ii) In residential buildings that do not incorporate Non-Residential Uses on 

part or all of the ground floors, efforts shall be made to incorporate, 

recreational and amenity spaces on the ground floor with appropriate 

transparency and/or incorporate entries into individual dwelling units from 

the street level. Residential units that have direct access to the streetscape 

from an individual unit shall utilize design features to provide interior 

privacy (such as having a ground floor elevation that is above the sidewalk 

grade). 
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(iii) Parking structures along the ground floor facades of buildings should be 

minimized, but where they occur, screening composed of architectural 

systems designed to restrict views into the garage spaces from street level 

shall be applied, or the general façade detailing of the building above may 

be continued to the ground plane.   

(iv) Access to parking garages and loading/trash/service areas may be 

provided along Tertiary Pedestrian Corridors.  

(v) Loading/trash/service areas along Tertiary Pedestrian Corridors shall be 

screened from public view through the use of roll down doors or similar 

treatment. 

D. Service Street/Alley Corridors. These areas are designed to accommodate only 

modest pedestrian activity.  Parking structures and access to parking garages and 

loading/trash/service areas are encouraged along Service Street/Alley Corridors.  

14. Parking Structures.  To further the goals of the Comprehensive Plan, above grade parking 

structures shall incorporate uses or screening at the ground level in keeping with Proffer 

14, so as to provide a pleasant and attractive design/experience along the streetscape. In 

addition, one or more of the following techniques shall be employed to screen garage 

areas above the street level:   

A. Inclusion of an active layer of occupied space;  

B. Continuation of the general façade detailing of the tower above down to the top of 

the retail level storefront;  

C. Extension of retail signage and architectural expressions above the retail level to 

provide a variety of storefront experiences, as may be permitted by the Zoning 

Ordinance or by an approved Comprehensive Sign Plan; or 

D. Application of a variety of architectural screening materials that may include, but 

not be limited to, metal framing systems with inserted panels of wire mesh, metal, 

glass or other materials, and precast concrete or masonry spandrels designed to 

minimize views into the garage spaces from street level. 

E. The parking enclosure for Buildings C1 and C2 shall be cladded with high quality 

architectural treatment and designed to be compatible with the towers’ 

architectural aesthetics. Materials such as vision glass and spandrel glass for 

glazing wall, metal panel with colors and various different pattern and textures, 

decorative perforated metal panel, lighting systems, illuminated signage, and 

artwork may be incorporated as design elements as part of the façade treatment 

for the above grade parking garage. The portion of the parking garage that is 

spanning Dominion Street shall be expressed with structural truss framing to add 

another layer of detail to the parking garage façade. 

Parking structure design features shall be depicted on the FDP for review and approval.  
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15. Building Height.  The minimum and maximum building heights for the proposed 

buildings on the Property are identified on the CDP. The final height for each building 

and specific steps in building height may be further refined  at the time of FDP, site plan, 

and/or building permit approval, but shall not exceed the maximum building heights or be 

less than the minimum building heights shown in the Development Tabulations. 

Building heights shall be measured in accordance with the provisions of the Fairfax 

County Ordinance and shall be exclusive of those structures that are excluded from the 

maximum height regulations as set forth in Section 2-506 of the Ordinance, including for 

example, penthouses and other rooftop structures.  Such penthouses and other rooftop 

structures may be constructed as permitted under Section 2-506 of the Ordinance. All 

building penthouses/rooftop structures shall be screened and integrated into the 

architecture of the building. The height and extent of any rooftop penthouse shall be 

provided on the FDP for each building site, as well as any rooftop parapet, wall, or 

fencing in excess of that permitted by the Zoning Ordinance.  

 

16. Telecommunications Equipment. Telecommunications equipment may be placed on the 

proposed buildings’ rooftops or facades.  Any such facilities must comply with the 

applicable requirements of the Zoning Ordinance and be screened and/or setback 

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

from the surrounding streets.  Other screening measures may be used such as including 

the facilities as part of the architecture of the buildings, utilizing compatible colors, or 

employing telecommunication screening material and flush mounted antennas. 

Telecommunications equipment may also be architecturally integrated onto the facades of 

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

17. Bird-Friendly Design Elements.  In an effort to reduce bird injury and death due to in-

flight collisions with buildings, the Applicant shall include one or more bird friendly 

design elements, as determined by the Applicant, in the architectural plans of each 

building on the Property. The bird friendly design elements may include, but not be 

limited to, the use of color, texture, opacity, fritting, frosting, patterns, louvers, screens, 

interior window treatments, or ultraviolet materials that are visible to birds, the angling of 

outside lights, curbing of excessive or unnecessary night-time illumination in commercial 

buildings, reduction of bird attracting vegetation, the use of decoys, and breaking of glass 

swaths.  Upon the issuance of a building permit for each building, the provisions of this 

Proffer shall be deemed satisfied as to such building. 

BUILDING PRACTICES 

18. Residential Building Certifications.  

A. The Applicant shall include, as part of the building plan submission for any 

residential building to be constructed on the Property, a list of specific credits 

within the project’s registered version of the U.S. Green Building Council’s 

Leadership in Energy and Environmental Design New Construction (LEED®-

NC) rating system, or other LEED rating system determined to be applicable  by 

the U.S. Green Building Council (USGBC), or its equivalent (as determined 
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jointly by the Applicant and Fairfax County), that the Applicant anticipates 

attaining. All references herein to LEED-NC include both LEED-NC or its 

equivalent as determined by the Applicant and the County and all references to 

USGBC include the applicable equivalent agency.  

Except as otherwise provided below in Paragraph E as an alternative, a LEED or 

equivalent-accredited professional (the "LEED-AP") who is also a professional 

engineer or architect shall provide certification statements at the time of building 

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

number of credits necessary to attain LEED-NC certification of the building. 

 

B. The Applicant shall designate the Chief of the Environment and Development 

Review Branch ("EDRB") of DPZ as a team member in the USGBC’s LEED 

Online system.  This team member will have privileges to review the project 

status and monitor the progress of all documents submitted by the project team, 

but will not be assigned responsibility for any LEED credits and will not be 

provided with the authority to modify any documentation or paperwork. 

C. Prior to the building plan approval for the building to be constructed, the 

Applicant shall post a “green building escrow” in the form of cash or a letter(s) of 

credit from a financial institution acceptable to DPWES as defined in the Public 

Facilities Manual (PFM), in the amount of $2.00/square foot of GFA, as shown on 

the approved site plan.  This green building escrow shall be in addition to and 

separate from other bond requirements and will be released upon demonstration 

of attainment of LEED-NC certification, by the USGBC, under the project's 

registered version of the LEED-NC rating system or other LEED rating system 

determined, by the USGBC, to be applicable to each building.  The provision to 

EDRB of documentation from the USGBC that each building has attained LEED-

NC certification will be sufficient to satisfy this commitment. 

D. At the time LEED-NC certification is demonstrated to the EDRB, the escrowed 

funds and/or letter(s) of credit shall be released to the Applicant. 

If prior to bond extension, reduction or final bond release for the applicable 

building site, whichever occurs first, the Applicant provides to EDRB 

documentation demonstrating that LEED-NC certification for the building has not 

been attained but that the building has been determined by the USGBC to fall 

within three (3) points of attainment of LEED-NC certification, 50% of the green 

building escrow will be released to the Applicant; the other 50% will be released 

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

supporting implementation of county environmental initiatives. If the certification 

is still in progress at the time of application for bond extension or reduction, 

which given the construction timelines associated with the Proposed Development 

there is the potential for multiple bond extensions or reductions prior to the 

Proposed Development’s completion, the time frame for the provision of the 

documentation described above shall be automatically extended to the time of the 



Page 15 

 

next bond extension or reduction.  However, the documentation must be provided 

prior to the final bond release for the applicable building site.  

 

If prior to bond extension, reduction or final bond release for the applicable 

building site, whichever occurs first, the Applicant fails to provide documentation 

to EDRB demonstrating attainment of LEED-NC certification or demonstrating 

that the building has fallen short of LEED-NC certification by three (3) points or 

less, the entirety of the escrow for that building will be released to Fairfax County 

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

of County environmental initiatives. If the certification is still in progress at the 

time of application for bond extension or reduction, which given the construction 

timelines associated with the Proposed Development there is the potential for 

multiple bond extensions or reductions prior to the Proposed Development’s 

completion, the time frame for the provision of the documentation described 

above shall be automatically extended to the time of the next bond extension or 

reduction.  However, the documentation must be provided prior to the final bond 

release for the applicable building site.   

 

E. As an alternative to the actions outlined in the Paragraphs A, C and D above, the 

Applicant may choose, at its sole discretion, to pursue a certification higher than 

LEED-NC, in which case the LEED-AP will provide certification statements at 

the time of building plan review confirming that the items on the list of specific 

credits will meet at least the minimum number of credits necessary to attain 

LEED-NC Silver certification. 

Prior to building plan approval for the building to be constructed, the Applicant 

shall submit documentation, to EDRB, regarding the USGBC’s preliminary 

review of design-oriented credits in the LEED program.  This documentation will 

demonstrate that the building is anticipated to attain a sufficient number of 

design-related credits that, along with the anticipated construction-related credits, 

will be sufficient to attain LEED-NC Silver certification. Under this alternative, 

the Applicant is not required to provide a “green building escrow” unless the 

Applicant fails to provide the above referenced documentation that the building is 

anticipated to attain LEED-NC Silver pre-certification. 

 

Prior to final bond release of each building, the Applicant shall submit 

documentation to EDRB, confirming the status of LEED certification. 

 

F. As an alternative to the actions outlined in the Paragraphs A, C, D and E above, if 

applicable and if the project meets the eligibility criteria for the rating system, the 

Applicant may select, subject to EDRB approval, an alternate residential rating 

system such as Earth Craft, Energy Star Qualified Homes for Multifamily High 

Rise, or the 2012 National Green Building Standard (NGBS) using the ENERGY 

STAR® Qualified Homes path for energy performance that may be implemented 

without an escrow.  If one of the alternate residential rating systems listed herein 

is selected as an alternative to the previous paragraphs,, the Applicant shall note 

the selected system and provide a completed checklist of the anticipated options 
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to be pursued for the specified rating system at the time of building plan review. 

The Applicant shall demonstrate attainment of the selected certification from a 

rater recognized through the selected program prior to bond extension, reduction 

or final bond release of each building site, whichever occurs first.  If the 

certification is still in progress at the time of application for bond extension or 

reduction, which given the construction timelines associated with the Proposed 

Development there is the potential for multiple bond extensions or reductions 

prior to the Proposed Development’s completion, the time frame for the provision 

of the documentation described above shall be automatically extended to the time 

of the next bond extension or reduction. However, the documentation must be 

provided prior to the final bond release for the applicable building site.  

19. Non-Residential Building Certifications.  

A. The Applicant shall include, as part of the building plan submission for any new 

non-residential building to be constructed on the Property, a list of specific credits 

within the project’s registered version of the U.S. Green Building Council’s 

Leadership in Energy and Environmental Design Core and Shell (LEED®-CS) 

rating system, or other LEED rating system determined to be applicable  by the 

U.S. Green Building Council (USGBC), or its equivalent (as determined jointly 

by the Applicant and Fairfax County), that the Applicant anticipates attaining. All 

references herein to LEED-CS include both LEED-CS or its equivalent as 

determined by the Applicant and the County and all references to USGBC include 

the applicable equivalent agency.  

Except as otherwise provided below in Paragraph E as an alternative, the LEED-

AP shall provide certification statements at the time of building plan review 

confirming that the items on the list will meet at least the minimum number of 

credits necessary to attain LEED-CS Silver certification of the building.  

 

B. The Applicant shall designate the Chief of EDRB as a team member in the 

USGBC’s LEED Online system.  This team member will have privileges to 

review the project status and monitor the progress of all documents submitted by 

the project team, but will not be assigned responsibility for any LEED credits and 

will not be provided with the authority to modify any documentation or 

paperwork. 

C. Prior to the building plan approval for the building to be constructed, the 

Applicant shall post a “green building escrow” in the form of cash or a letter(s) of 

credit from a financial institution acceptable to DPWES as defined in the Public 

Facilities Manual (PFM), in the amount of $2.00/square foot of GFA, as shown on 

the approved site plan.  This green building escrow shall be in addition to and 

separate from other bond requirements and will be released upon demonstration 

of attainment of LEED-CS Silver certification, by the USGBC, under the project's 

registered version of the LEED-CS rating system or other LEED rating system 

determined, by the USGBC, to be applicable to each building.  The provision to 
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the EDRB of documentation from the USGBC that each building has attained 

LEED-CS Silver certification will be sufficient to satisfy this commitment. 

D. At the time LEED-CS Silver certification is demonstrated to EDRB, the escrowed 

funds and/or letter(s) of credit shall be released to the Applicant. 

If prior to bond extension, reduction or final bond release for the applicable 

building site plan, whichever occurs first, the Applicant provides to EDRB 

documentation demonstrating that LEED-CS Silver certification for the building 

has not been attained but that the building has been determined by the USGBC to 

fall within three (3) points of attainment of LEED-CS Silver certification, 50% of 

the green building escrow will be released to the Applicant; the other 50% will be 

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

supporting implementation of County environmental initiatives. If the 

certification is still in progress at the time of application for bond extension or 

reduction, which given the construction timelines associated with the Proposed 

Development there is the potential for multiple bond extensions or reductions 

prior to the Proposed Development’s completion, the time frame for the provision 

of the documentation described above shall be automatically extended to the time 

of the next bond extension or reduction.  However, the documentation must be 

provided prior to the final bond release.  

 

If prior to bond extension, release or final bond release for the applicable building 

site plan, whichever occurs first, the Applicant fails to provide documentation to 

EDRB demonstrating attainment of LEED-CS Silver certification or 

demonstrating that the building has fallen short of LEED-CS Silver certification 

by three (3) points or less, the entirety of the escrow for that building will be 

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

supporting implementation of County environmental initiatives. If the 

certification is still in progress at the time of application for bond extension or 

reduction, which given the construction timelines associated with the Proposed 

Development there is the potential for multiple bond extensions or reductions 

prior to the Proposed Development’s completion, the time frame for the provision 

of the documentation described above shall be automatically extended to the time 

of the next bond extension or reduction.  However, the documentation must be 

provided prior to the final bond release.   

 

E. As an alternative to the actions outlined in the Paragraphs A, C and D above, the 

Applicant may choose at its sole discretion to pursue a certification higher than 

LEED-CS Silver, in which case the LEED-AP will provide certification 

statements at the time of building plan review confirming that the items on the list 

of specific credits will meet at least the minimum number of credits necessary to 

attain LEED-CS Gold pre-certification. 

Prior to building plan approval for the building to be constructed, the Applicant 

shall submit to EDRB documentation from the USGBC demonstrating that LEED 

Gold pre-certification under the Core and Shell program has been attained for that 
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building.  Under this alternative, the Applicant is not required to provide a “green 

building escrow” unless the Applicant fails to provide the above referenced 

documentation that the building is anticipated to attain LEED-CS Gold 

certification. 

 

However, if the Applicant is unable to provide the pre-certification documentation 

prior to the building permit approval but does anticipate receiving the 

documentation prior to the attainment of the certification, the Applicant may, 

prior to the issuance of the building permit, post an escrow identical to the one 

described in Paragraph C above.  This escrow will be released upon submission of 

the documentation to EDRB from the USGBC demonstrating that the building is 

anticipated to attain a sufficient number of credits to attain LEED Gold 

certification.  

 

20. Sustainable Energy Practices.  To promote efficient, renewable and sustainable energy 

practices, the Applicant shall provide the following:   

A. Electric Vehicle Charging Infrastructure.  A minimum of four (4) electric vehicle 

recharging stations that serve eight (8) parking spaces and conduit to facilitate 

additional future recharging stations in the parking garage for each building.  

B. Energy and Water Data.  To the extent there are master electric, gas and water 

meters for entire buildings, upon request by the County the Applicant shall 

provide to the County aggregated non-proprietary energy and water consumption 

data, as practicable, for the each building and the entire Property. 

21. Noise Attenuation.   Prior to FDP approval for each building on the Property, the 

Applicant shall submit a traffic noise analysis to the Chief of the Environment and 

Development Review Branch ("EDRB") of DPZ identifying any areas of the building 

with projected traffic noise greater than a day-night averaged noise level ("Ldn") of 65 

decibels ("dBA”). The Applicant shall reduce the interior day-night average sound level 

(“DNL”) to no more 45 dBA for residential buildings and 50 dBA for office buildings on 

the Property.  At the time of building plan application for the full shell building permit 

for any impacted building, the Applicant shall submit to the Chief of the EDRB  for 

approval, and to DPWES for information only, an acoustical study prepared by a 

qualified acoustical consultant (the "Indoor Noise Study") addressing indoor noise levels, 

including proposed noise attenuation measures and proposed materials to ensure 

compliance with the interior DNL limit of 45 dBA or 50 dBA, as appropriate.  The 

Applicant shall not obtain full-shell building permits until the Chief of the EDRB has 

approved the applicable Indoor Noise Study, provided that a failure by the Chief of the 

EDRB to review and respond to the Applicant within 60 days of receipt of the Indoor 

Noise Study shall be deemed approval of such study.  

22. Notification of Exterior Noise Levels.  In the event that exterior balconies on residential 

buildings are anticipated to be exposed to exterior noise levels in excess of 65 dBA, the 

Applicant shall notify the potential tenants or purchasers of such residential units, either 

in the lease or sales contract, that exterior noise levels may exceed 65 dBA, which is the 
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policy established by Fairfax County for outdoor recreation in residential areas impacted 

by high noise levels.  

 SITE DESIGN  

23. Conceptual Landscape Plan. The CDP includes a conceptual landscape plan for the 

Property consisting of an overall plan and details regarding streetscapes, plazas, publicly 

accessible park areas including skyparks, courtyards and private amenity areas. As part of 

subsequent FDP approvals, more detailed landscape plans for each building phase shall 

be provided in general conformance with the concepts included on Sheets L1-001 and 

L3-001 with adjustments permitted so long as the quantity and quality of the landscaping 

provided and the function of the space remains consistent with that shown on the CDP. 

Such plan shall include the location of all known utilities and sight distance requirements 

overlaid on the planting plan. 

24. Detailed Landscape Plan.  As part of the first and all subsequent site plan submission(s) 

for each building phase, the Applicant shall submit to the UFMD for review and approval 

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

of plantings and materials landscaping shown on the approved FDP, and shall include, 

among other things, irrigation information, design details for tree wells and other similar 

planting areas on structures and along streets as well as tree canopy calculations the 

Property.  These details shall include the composition of planting materials, methods for 

providing suspended pavement over tree root zones to prevent soil compaction, and 

methods for ensuring the viability of plantings on structures and along streets.  

Adjustments to the type and location of plantings shall be permitted to avoid conflicts 

with utilities and other site engineering considerations. 

Prior to the 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 UFMD. 

25. Streetscaping.  Streetscaping shall be installed throughout the Property as conceptually 

illustrated on Sheets L8-001 through L8-003. Streetscape elements shall include: a 

landscape amenity panel located immediately behind the face of curb; a clear pedestrian 

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

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

building and/or additional landscaping adjacent to residential uses and also storefront 

browsing, outdoor display, outdoor dining, and similar uses adjacent to Retail/Service 

uses. Streetscaping elements may be adjusted at the time of FDP approval provided the 

quality of the streetscape is consistent with that shown on the CDP.  

A. Street Trees. Tree planting sites are depicted on the CDP, subject to revision as 

may be approved on the FDP, or at site plan review by UFMD or necessitated by 

providing bus stop shelters, clear zone requirements, etc.. The Applicant shall 

retain the services of a certified arborist or Registered Consulting Arborist to 

monitor the design and inspect the planting of the street trees and shall notify 

UFMD in writing or by electronic mail no later than three business days prior to 
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tree pit construction to allow for County inspection.  Where minimum planting 

widths of eight (8) feet cannot be provided, structural cell technology, or other 

measures acceptable to UFMD, shall be used to satisfy the following 

specifications for all planting sites: 

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

area for Category III and Category IV trees, with the tree located in the 

center of the open area or as an option a grated covering of the open 

surface area as may be approved with the FDP;; 

(ii) A minimum rooting area of 8 feet wide (may be achieved with techniques 

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

realm), with no barrier to root growth within four feet of the base of the 

tree; 

(iii) Minimum soil volume for Category III and Category IV trees (as defined 

in Table 12.19 of the PFM) shall be 700 cubic feet per tree for single trees, 

but may be reduced where utility locations preclude meeting such 

requirement. Soil volume shall be as close to 700 cubic square feet as 

possible, given the specific circumstances; and no less than 400 cubic feet.  

For two trees planted in a contiguous planting area, a total soil volume of 

at least 600 cubic feet per tree shall be provided.  For three or more trees 

planted in a contiguous area, the soil volume shall equal at least 500 cubic 

feet per tree. A contiguous area shall be any area that provides root access 

and soil conditions favorable for root growth throughout the entire area.  

(iv) Soil specifications in planting sites shall be provided in the planting notes 

to be included in all site plan submissions; 

(v) All shade trees shall be a minimum of 3 to 3.5 inches in caliper at the time 

of planting; all flowering trees shall be a minimum of 2 inch caliper at the 

time of planting; and all new evergreen trees shall be a minimum of eight 

(8) feet in height at the time of planting; and  

(vi)  Street trees planted within existing utility easements that are removed to 

facilitate repairs of utilities in these easements shall be replaced.   

B. Non-Invasive Plant Materials. Invasive species, as defined by the Fairfax County 

PFM, shall not be used within the streetscape, and landscaped open space areas. 

C. Utility Locations.  Utilities, including, but not limited to water, sanitary sewer and 

storm sewer utility lines, shall be installed within the street network to the 

maximum extent feasible as determined by DPWES or shall be placed in locations 

that do not conflict with the landscaped open space areas and streetscape elements 

shown on the CDP and/or subsequent FDP as determined by DPWES.  If there is 

no other option, utilities may be placed within open space or streetscape areas 

provided that the long-term health of trees and other plantings is ensured by the 

provision of sufficient soil volume as outlined in these Proffers, as determined by 
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the UFMD.  A conceptual utility plan shall be overlaid on the landscape plan 

submitted in the FDP. Adjustments to the type and location of plantings shall be 

permitted to avoid conflicts with utilities and other site engineering 

considerations. If at the time of site plan approval, street trees shown on the FDP 

are in conflict with existing or proposed utilities and alternative locations for the 

street trees satisfactory to UFMD cannot be accommodated, the Applicant may 

delete such trees without the need for the issuance of a minor modification 

approval by DPZ and without a PCA, CDPA and/or FDPA provided the minimum 

10% tree canopy can still be met.  

Maintenance access points to SWM Facilities and electric vaults beneath the 

streetscape should be located outside clear pedestrian walkway zone of the 

streetscape to the extent feasible.  These maintenance access points shall be 

shown on each site plan.  If the access points must be located in the walkway 

zone, they shall be designed as a lift out panel with the same paving materials as 

the walkway (subject to ADA requirements), be flush with the walkway, and meet 

ADA accessibility requirements. These maintenance points shall be shown on 

each FDP. 

 

D. Sight Distance Considerations.  Sight distance requirements shall be provided on 

the landscape plan submitted with each FDP, so as to identify and avoid conflicts 

with street tree locations.  If at the time of site plan approval street tree locations 

approved on the FDP are determined to conflict with sight distance requirements, 

the Applicant shall make efforts to gain approval of said trees by UFMD by 

making minor adjustments to their locations or by removing their lower branches.  

In the event VDOT, FCDOT or any applicable utility company does not approve 

the tree locations even after the changes anticipated above, the Applicant shall be 

permitted to relocate the affected street tree without the need for confirmation 

from DPZ, subject to approval by the UFMD.  If a tree that is deleted due to 

VDOT requirements would result in a tree canopy below 10% on the Property, the 

tree(s) shall be accommodated in another location on the Property, as approved by 

DPZ in consultation with UFMD. 

E. Streetscape Furnishings and Materials and Lighting. Unified and high quality 

streetscape materials shall be provided and may include, but not be limited to, unit 

pavers, seat walls, tree space edging, lighting, traffic signal poles, benches, trash 

and recycling receptacles and other hardscape elements.  A Streetscape 

Furnishing and Materials Plan shall be provided as part of all FDPs.  These plans 

shall include general product information and approximate locations of 

furnishings and materials to be located in the streetscape between the building 

face and the curb, and in other public realm open spaces.  Materials, furnishings, 

and lighting shall be compatible with those already identified in the Tysons Urban 

Design Guidelines for the Tysons West area, dated January 14, 2012, as may be 

amended and or modified and shall be coordinated with any streetscape design 

efforts put forth by the Tysons Partnership, but shall not be subject to approval by 

the Tysons Partnership.   
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All streetscape lighting shall be energy efficient.  All on-site, outdoor and parking 

garage lighting shall not exceed that permitted under the Outdoor Lighting 

Standards of Section 14-900 of the Zoning Ordinance.  All parking lot and new 

building mounted security lighting shall utilize full cut-off fixtures.  Recessed 

lighting shall be directionally shielded to mitigate the impact on the adjacent 

properties.  

F. Signage and Wayfinding.  Signage for the Property shall be provided in 

accordance with the requirements of Article 12 of the Zoning Ordinance or as 

may be approved with a future Comprehensive Sign Plan ("CSP") for the 

Property.  The placement of traffic control signage on public streets shall be 

coordinated with VDOT.  Wayfinding signage and elements may be provided as 

part of a CSP for the Property or as part of a larger CSP for the Tysons area. Such 

wayfinding signage shall be coordinated with the Tysons Partnership so to 

facilitate a consistent wayfinding and signage system throughout the district, but 

shall not be subject to approval by the Tysons Partnership.  Wayfinding shall 

provide direction to locations of prominent attractions, parks, cultural arts 

destinations, bicycle trails, and other public amenities.  

G. Maintenance.  The Applicant shall maintain and replace in-kind all pedestrian 

realm elements within the Proposed Development.  The pedestrian realm includes 

all areas between the back of curb and the back of the clear pedestrian sidewalk 

building zone whether located within the public right-of-way or on private land 

with public access easements.  The Applicant shall enter into the appropriate 

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

County (or other public entity, as needed) to permit the Applicant to perform such 

maintenance.  The Applicant shall not be required to repair or restore any 

elements of the pedestrian realm within publicly-owned areas that are damaged by 

contractors or permittees that are not acting under the direct authority of the 

Applicant.  An alternative maintenance agreement, such as a Business 

Improvement District, may be entered into upon written agreement of both the 

County and the Applicant without the requirement for a PCA. Maintenance 

commitments include, but are not limited to:  

(i) All plantings including trees, shrubs, perennials, and annuals; 

(ii) All associated irrigation elements; 

(iii) All hard surfaces;  

(iv) All streetscape furnishings including trash and recycling receptacles, 

benches, bike racks and non-standard structures;  

(v) All lighting fixtures, brackets and poles;  

(vi) All non-VDOT standard sign posts, traffic signal poles, pedestrian signal 

poles, mast arms, signal heads and control boxes;  
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(vii) Snow removal; 

(viii) Leaf removal; 

(ix) Trash, recycling and litter removal; 

(x) Decorative retaining walls; 

(xi) Special drainage features, such a Low Impact Design facilities; and 

(xii) All urban park amenities including horticultural care, maintenance of all 

water features, irrigation, lighting, furnishings, paving, and art. 

Phasing of streetscaping is discussed within the context of individual phases as depicted 

in the Phasing Exhibits. As determined at the time of FDP approval, where the final 

streetscape design cannot be fully implemented during certain phases of development, the 

Applicant shall provide interim streetscape improvements as described in Proffer 26A 

and B. 

 

26. Interim Conditions and Standards.  Due to the size of the Proposed Development and the 

time anticipated for its build-out, phased redevelopment may result in various interim 

conditions on the Property.  At the time of FDP submission, the Applicant shall identify 

the specific proposed interim conditions within the FDP area and outside the FDP area 

and shall ensure such conditions provide reasonable pedestrian connections, vehicular 

circulation and access, temporary streetscaping and landscaping, public park treatments, 

and screening/treatment of exposed/partially complete above grade parking structures.  

A. If an interim condition/phase includes partial demolition of an existing structure, 

the FDP for that phase shall include all or a portion of the existing structure as 

necessary to ensure revisions to parking and on-site circulation for the existing 

structure are adequate. 

B. If interim improvements not located on the Property are contemplated with any 

FDP, such FDP shall specify how and when such improvements are to be 

constructed. In the event the Applicant, after good faith efforts, is unable to 

acquire the right-of-way and/or easements necessary to construct such interim 

improvement through a cooperative agreement with the owners, the Applicant 

shall request in writing that Fairfax County acquire the easements or rights-of-

way by means of its condemnation powers as described in Proffer 69. At the time 

of FDP approval, it shall also be determined what course of action shall be 

required of the Applicant should the County elect not to use, or is unsuccessful in 

its attempt to use, its condemnation powers.  

C. Interim conditions shall comply with the following general standards, provided 

that the improvements are acceptable to Fairfax County, VDOT, and all other 

utility companies as may be appropriate; however they may be modified and 

adjusted with FDP approval. 



Page 24 

 

(i) Construction of interim sidewalks a minimum of five (5) feet in width and 

installation of interim street lights along the interim sidewalks, the 

selection of which shall be approved with the applicable FDP, as needed 

to ensure a safe, convenient pedestrian path to the Metro Station.  

(ii) Installation of street trees, with a minimum size of 2 inch caliper, 

approximately every 50 feet, to the extent feasible as determined by 

UFMD based on existing conditions and utility easements. Interim street 

tree planting shall not be required to meet the minimum planting 

width/area standard for permanent street trees. 

(iii) Provision of interim designs for publicly accessible open spaces will 

include interim landscaping, pedestrian pathways, seating, signage, 

lighting and recreational facilities as determined at FDP. Interim public 

open space areas shall be clearly signed as an interim or temporary 

facility. 

(iv) Provision of peripheral and interior parking lot landscaping in accordance 

with Article 13-203 of the Zoning Ordinance for new interim surface 

parking lots, unless waived or modified as determined at site plan..  

(v) Application of a screening system (which may be removable) where above 

grade garage structures that will be interior when later phases are complete 

are exposed at phase lines.  This screening system shall be applied to all 

levels above grade and shall be composed of an architecturally designed 

system that may reflect basic architectural lines of the permanent facades, 

and that shall partially obscure the garage view from outside the garage 

until the next phase is constructed. The use of temporary artworks as a part 

of the screening system shall also be considered as part of the interim 

screening system.  The specific screening system to be utilized for each 

building shall be determined at the time of FDP approval and graphically 

depicted on the FDP.  Alternate temporary garage screening may be 

approved with FDP approval. 

(vi) Grading and seeding of areas on the Property where existing 

improvements are removed to accommodate a portion of the Proposed 

Development, and are not scheduled to commence construction within 12 

months.  

(vii) Where appropriate, provision of attractive temporary construction fencing, 

which may include public art, signage or wayfinding elements. Signage 

shall be in keeping with Article 12 of the Ordinance or alternatively in 

accordance with an approved Comprehensive Sign Plan.  

TRANSPORTATION IMPROVEMENTS 

27. Grid of Streets.  The Applicant shall construct and open for use to the public a proposed 

grid of streets as generally located and depicted on Sheets C-9, C-10 and C-20 of the 
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CDP and in accordance with the phased development set forth in these Proffers.  For the 

purposes of these Proffers, Route 7, Dominion Street, Roseline Street, Boone Boulevard 

and Meridian Street shall be considered to run east-west and Spring Hill Road Spring 

Way, shall be considered to run north-south. The functional classification of those 

roadways comprising the grid of streets is summarized below: 

 

Street Classification 

Route 7 Low-Speed Boulevard 

Spring Hill Road Avenue 

Boone Boulevard Avenue 

Roseline Street Collector 

Dominion Street – West Land Bay Local (private) 

Meridian Street Local 

Spring Way Service Street (private) 

State Street Collector 

 

A. Public Streets.  The Applicant shall dedicate right-of-way along the Property's 

frontages for Spring Hill Road, Boone Boulevard, Roseline Street, , and Meridian 

Street (the “Public Streets”) to a point inclusive of the landscape amenity panel 

and the sidewalk or to such standard as may be approved on the FDP.  All 

improvements proposed to Public Streets shall be subject to VDOT approval and 

designed to be in general conformance with the Transportation Design Standards 

for Tysons Corner Urban Center of the Memorandum of Agreement approved by 

the Board of Supervisors on September 13, 2011, as may be amended (the 

“Design Standards”), subject to modifications/waivers as may be granted.   

The Applicant shall work diligently with VDOT and the County during the FDP 

and site plan approval processes to ensure that the improvements proposed to 

existing and new public streets can be accepted by VDOT as public streets.  

The Applicant shall diligently pursue VDOT acceptance of improvements to 

existing streets and new public streets, for secondary street maintenance in 

accordance with the process outlined in VDOT’s Secondary Street Acceptance 

Requirements (the “SSAR”), as amended, including VDOT’s written certification 

that such streets and/or improvements have been constructed in a manner 

consistent with the VDOT approved plans and compliant with all applicable 

regulations ("VDOT's Written Certification").  In the event the Board of 

Supervisors has not requested that VDOT accept the dedicated new public streets 

or improvements into the secondary street network for maintenance within five 

(5) years of VDOT’s Written Certification, such street(s) may be retained by the 

Applicant upon notification to, and the concurrence of FCDOT, as a private street 

subject to a public access and maintenance agreement in a form acceptable to the 

County Attorney.  In such event, a PCA, CDPA and/or FDPA will not be 

required. 
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The Applicant shall dedicate and convey in fee simple to the Board of Supervisors 

rights-of-way for the Public Streets as may be further qualified by these Proffers.   

Dedication shall include the area of the adjacent landscape amenity panel and 

sidewalk and shall occur at the time of site plan approval, with the following 

exceptions: 

 

(i) If at the time of site plan approval it is determined that stormwater 

management facilities, electric vaults or other similar facilities proposed to 

be located beneath the landscape amenity panel/sidewalk prevent VDOT 

and/or Fairfax County from accepting the landscape amenity 

panel/sidewalk within the right-of-way, the Applicant shall provide 

dedication measuring 18 inches from the proposed face of curb line and 

shall grant a public sidewalk and utility easement in a form acceptable to 

the Office of the County Attorney over the area of the landscape amenity 

panel and sidewalk areas.  This easement shall allow for the installation of 

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

regulation equipment by VDOT and/or the County. In addition, the 

Applicant shall provide easements within the amenity panel/sidewalk area 

for bus pads and shelters as determined at the time of FDP or site plan.   

(ii) If at the time of site plan approval it is unclear whether stormwater 

management facilities, electric vaults or other similar facilities proposed to 

be located beneath the landscape amenity panel/sidewalk will be 

acceptable to VDOT and/or Fairfax County, the Applicant shall provide 

dedication measuring 18 inches from the proposed face of curb line at the 

time of site plan approval and shall reserve for potential future dedication 

the landscape amenity panel and sidewalk areas.  A temporary public 

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

recorded over the reserved landscape amenity panel/sidewalk areas until 

such time as such areas are dedicated.  Conveyance of the amenity 

panel/sidewalk areas to the Board of Supervisors shall occur following 

construction of the street and streetscape improvements and final street 

acceptance inspection by Fairfax County and/or VDOT subject to the 

stipulations in these Proffers. 

(iii) Should it be determined following final street acceptance inspection that 

the landscape amenity panel and sidewalk areas are not acceptable to 

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

reservation of potential future dedication of the landscape amenity panel 

and sidewalk areas shall be released and a public sidewalk and utility 

easement, in a form acceptable to the Office of the County Attorney, shall 

be granted in its place.  This easement shall allow for the installation of 

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

regulation equipment by VDOT and/or the County. In addition, the 

Applicant shall provide easements within any privately-owned amenity 



Page 27 

 

panel/sidewalk area for bus shelters as determined at the time of FDP or 

site plan. 

B. Private Streets.  A public access easement in a form acceptable to the Office of 

the County Attorney shall be granted for the street and appurtenant facilities 

associated with any private streets as well as to facilitate County transit bus, 

inspection and emergency access; such public access easement to become 

effective upon completion of the street. 

C. Definition of Construct.  For purposes of these Proffers “construct” shall mean 

that the committed road improvement is open to use by the public for travel 

whether or not the improvement has been accepted for maintenance by the state. 

D. Naming.  The Applicant reserves the right to provide different names for the 

streets than those shown on the CDP. 

E. Street/Sidewalk  Closures.  The Applicant may temporarily close part or all of any 

streets or sidewalks to accommodate construction activity on the Property 

provided safe and adequate pedestrian and vehicular access is maintained. 

F. Parking Lanes.  The Applicant shall provide on-street parking throughout the 

limits of the Property as generally located on the CDP.   

28. Spring Hill Road.   

A. The Applicant shall design improvements to Spring Hill Road along the 

Property’s frontage as generally depicted on Sheets C-9 and C-10 of the CDP.   

(i) North of Boone Boulevard, Spring Hill Road shall be designed in general 

accordance with the typical section depicted on Sheet C-20 as an 

undivided four-lane Avenue, with two travel lanes in each direction, a 

bicycle lane in each direction, a parking lane on each side of the street 

(bicycle and parking lanes on the east side of Spring Hill Road to be 

constructed by others), with additional pavement/widening provided at 

select locations to accommodate certain turning movements and/or 

pavement transitions.   

(ii) South of Boone Boulevard, subject to VDOT approval, the Applicant shall 

design modifications to the existing cul-de-sac at the existing termination 

of Spring Hill Road and provide streetscape improvements as shown on 

Sheet C-10. It is anticipated that with the future redevelopment of adjacent 

property identified on the Fairfax County 2016 Tax Maps as 29-3 ((1)) 2L 

(“Parcel 2L”), Spring Hill Road will be extended by others to provide a 

Local Street with one travel lane in each direction and parking lanes on 

both sides of the street.   

B. Improvements to Spring Hill Road along the Property’s frontages shall include a 

pavement section designed to accommodate an on-street bicycle lane and a 
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parking lane.  Striping of the bicycle lane shall be subject to the approval of 

VDOT.  The planned bicycle lane and parking lane on the east side of Spring Hill 

Road are to be dedicated and constructed by others. 

C. The final design and extent of improvements to Spring Hill Road as generally 

described above shall be determined in conjunction with the submission of any 

FDP and all site plans for those portions of the Property fronting Spring Hill 

Road.   

D. The construction of improvements to Spring Hill Road shall be provided in 

accordance with the Phasing Exhibits and as further detailed at the time of FDP 

and site plan approval. Street improvements shall be undertaken and completed 

for the entire block length between two planned streets, however streetscape 

improvements may be completed on a building frontage basis, unless otherwise 

determined at FDP.  

29. Dominion Street.  

A. The Applicant shall design and construct Dominion Street within the Property’s 

limits as generally depicted on Sheet C-9 of the CDP.  Dominion Street shall be 

constructed in general accordance with the typical section depicted on Sheet C-20, 

as a Local Street, with convertible parking/travel lanes provided along both sides 

of the roadway and with variable pavement/widening provided at select locations 

to accommodate certain turning movements and/or pavement transitions.  

The final design and extent of the improvements to Dominion Street within the 

Property’s limits as generally described above shall be determined in conjunction 

with the submission of any FDP and site plan for Building C1. Construction of 

Dominion Street in the West Land Bay shall be provided concurrent with 

construction of Building C1.  

30. Roseline Street.   

A. The Applicant shall design and construct Roseline Street within the Property’s 

limits as generally depicted on Sheet C-9 of the CDP.   

Roseline Street between the western property line and Spring Hill Road shall be 

constructed in general accordance with the typical section depicted on Sheet C-20, 

a two-lane Collector Street, with one travel lane in each direction, on-street 

bicycle lanes in each direction and a parking lane on each side of the street. The 

design may also include variable pavement/widening provided at select locations 

to accommodate certain turning movements and/or pavement transitions at 

FCDOT and VDOT’s discretion.  

The final design and extent of the improvements to Roseline Street as generally 

described above shall be determined in conjunction with the submission of any 

FDP and all site plans for those portions of the Property along Roseline Street.  
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Construction shall be provided in accordance with the Phasing Exhibits and as 

further detailed at the time of FDP and site plan approval.    

31. Meridian Street.  The Applicant shall design and construct Meridian Street along the 

Property’s frontage as generally depicted on Sheet C-10 of the CDP.  Meridian Street 

shall be constructed in general accordance with the typical section depicted on Sheet C-

20, as the interim section of a Local Street, as detailed below: 

A. Along its boundary with the adjacent property identified on 2016 Tax Map 29-3 

((1)) 43B ("Parcel 43B"), the Applicant shall design and construct an interim 

section of Meridian Street including one (1) lane in each direction. It is 

anticipated that with the future redevelopment of Parcel 43B, Meridian Street will 

be expanded to provide two lanes of traffic (one in each direction) with parking 

lanes on both sides of the street.  

B. The final design and extent of the improvements to Meridian Street as generally 

described above shall be determined in conjunction with the submission of any 

FDP and all site plans for those portions of the Property fronting Meridian Street.  

Construction shall be provided in accordance with the Phasing Exhibits and as 

further detailed at the time of FDP and site plan approval. 

C. Should the area between Boone Boulevard and Meridian Street be developed as a 

public park as outlined in Proffer 61C, the Applicant may reserve the Meridian 

Street right-of-way for future dedication and escrow with DPWES the cost of 

constructing Meridian Street. The reserved area may be used as additional open 

space associated with the park on an interim basis, until such time the County 

requests its dedication as public street right-of-way. 

32. Spring Way.  

A. The Applicant shall construct Spring Way along the western property boundary of 

the Property in general accordance with the design shown on Sheets C-9 and C-

10. Spring Way shall be constructed as a private street in general accordance with 

the typical Service Street section depicted on Sheet C-20. Construction shall be 

provided as shown in the Phasing Exhibits and as further detailed at the time of 

FDP and site plan approval.  A public access easement in a form acceptable to the 

Office of the County Attorney shall be granted over Spring Way and all land 

between Spring Way and the Property’s northern boundary to facilitate future 

inter-parcel access, extension of the grid of streets, as well as County transit bus, 

inspection and emergency access.   

B. If requested at the time of FDP approval for Building C1, the Applicant shall 

construct a bus stop and bus layover area on the west side of Spring Way as 

conceptually shown on Sheet C-9 of the CDP prior to the issuance of the first 

Non-RUP for Building C1, subject to the stipulations in Paragraph C below.  

C. With the construction of Building C1, the Applicant shall extend Spring Way 

from its terminus on the Property to Route 7.  This extension requires off-site 
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right-of-way and/or easements from the adjacent parcel identified as 2016 Tax 

Map 29-3 ((1)) 1E ("Parcel 1E").  

(i) In the event the Applicant is unable to acquire the right-of-way and/or 

easements necessary to construct Spring Way on a portion of Parcel 1E 

through a cooperative agreement with the owner, which may include a 

reservation of advanced density credit for dedicated rights-of-way 

consistent with the Zoning Ordinance, then the Applicant shall 

demonstrate in writing its efforts to acquire this right-of-way/easement 

and shall submit a written request to Fairfax County in accordance with 

Proffer 69 asking the County to use its powers of condemnation to acquire 

those off-site rights-of-way and/or easements to facilitate the construction 

of the above improvement. If the County acquires those off-site rights-of-

way and/or easements necessary to facilitate the construction of Spring 

Way by condemnation or otherwise, then the Applicant shall construct 

such improvements.  

(ii) In the event the County elects not to use its powers of condemnation to 

acquire those off-site rights-of-way and/or easements to facilitate the 

construction of Spring Way, the Applicant shall: 1) be relieved of its 

obligations to construct the Spring Way across Parcel 1E and the bus stop 

and layover area described in Paragraph B above and shall instead 

terminate Spring Way between Dominion Street and Route 7.  However, 

the Applicant shall escrow the cost of constructing the extension of Spring 

Way to Route 7, and shall provide, at no cost, the requisite permanent and 

temporary construction easements to permit construction of a connection 

of Spring Way to Route 7 by others. Provision of the requisite easements 

shall be made upon demand, provided Building C1 has been constructed. 

D. Should the area between Boone Boulevard and Meridian Street be developed as a 

public park as outlined in Proffer 61C, the Applicant may place in reservation the 

Spring Way public access easement for vehicular purposes, and escrow with 

DPWES the cost of constructing this section of Spring Way. The reserved area 

may be used as additional open space associated with the park on an interim basis, 

until such time the County requests recordation of the easement. 

33. Boone Boulevard.  

A. The Applicant shall design and construct Boone Boulevard across the Property in 

general accordance with the design shown on Sheet C-10.  Boone Boulevard shall 

ultimately be constructed with two (2) travel lanes in each direction and bicycle 

lanes in each direction, in general accordance with the typical section depicted on 

Sheet C-20 for an Avenue, with additional pavement/widening provided at select 

locations to accommodate certain turning movements and/or pavement 

transitions.  On-street parking shall be provided as depicted on Sheet C-10 or as 

otherwise determined to be feasible at the time of FDP or site plan approval. 
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B. The final design and extent of improvements to Boone Boulevard as generally 

described above shall be determined in conjunction with the submission of any 

FDP and all site plans for those portions of the Property fronting Boone 

Boulevard. Construction shall be provided in accordance with the Phasing 

Exhibits and these Proffers and as further detailed at the time of FDP or site plan 

approval. 

34. State Street The Applicant may elect to design and construct an interim section of State 

Street from Boone Boulevard to Route 7 in general accordance in one of the three 

alignments as may be recommended by FCDOT’s State Street Study and endorsed by 

VDOT.  The interim section of State Street consists of three (3) travel lanes (two 

northbound and one southbound) with additional pavement/widening provided at select 

locations to accommodate certain turning movements and/or pavement transitions.  It is 

anticipated that with the future redevelopment of adjacent parcels, State Street will be 

expanded by others to include additional travel lanes and bicycle lanes and parking lanes 

on both sides of the street.  

A. The interim section of State Street from Boone Boulevard to Route 7 may be 

constructed to support development on the Property as set forth in Proffer 39 and 

as may be further refined at the time of FDP or site plan approval.  

B. Depending on the specific alignment, construction of the interim section of State 

Street will require off-site right-of-way and/or easements from adjacent parcels 

(the “State Street Off-Site Parcels").  

(i) In the event the Applicant attempts to but is unable to acquire the right-of-

way and/or easements necessary to construct State Street on the State 

Street Off-Site Parcels through cooperative agreements with the owners, 

which may include a reservation of advanced density credit for dedicated 

rights-of-way consistent with the Zoning Ordinance, then the Applicant 

may choose to demonstrate in writing its efforts to acquire this right-of-

way/easements and may submit a written request to Fairfax County in 

accordance with Proffer 69 asking the County to use its powers of 

condemnation to acquire those off-site rights-of-way and/or easements to 

facilitate the construction of the above improvement. In such case, if the 

County acquires those off-site rights-of-way and/or easements necessary 

to facilitate the construction of State Street by condemnation or otherwise, 

then the Applicant shall construct such improvements.  

(ii) In the event the County elects not to use its powers of condemnation to 

acquire those off-site rights-of-way and/or easements to facilitate the 

construction of State Street, and no other alternative replacement access 

(such as the extension of Boone Boulevard eastward to Gosnell Road or 

the extension of Boone Boulevard westward to Westwood Center Drive) 

can be provided to the satisfaction of FCDOT and VDOT development on 

the Property shall be limited as set forth on Proffer 39.  
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35. Route 7/State Street Intersection Improvement.   In the event the Applicant elects to 

construct State Street as described in Proffer 34, then the Applicant shall design and 

construct a westbound left-turn lane on Route 7 at State Street coincident with the 

construction of State Street, subject to VDOT approval.  Said improvement will also 

require the lowering of the grade of Route 7 in order to provide adequate clearance 

beneath the Silver Line Metro-rail bridge structure. 

36. Route 7/Spring Hill Road Intersection Improvement.  

A. If not previously constructed by others, the Applicant shall design and construct 

improvements to the Route 7/Spring Hill Road intersection to provide a second 

westbound left turn lane on Route 7 and an appropriate receiving lane on Spring 

Hill Road as generally depicted on Sheets C-9 and C-27 of the CDP and as may 

be approved by VDOT.  The Applicant shall also provide signal modification at 

the intersection as directed by VDOT.   

B. The site plan and/or public improvement plan for the left turn lane and related 

signal modifications described in Paragraph A above shall be approved prior to or 

concurrent with the site plan approval for the first new building to be constructed 

on the Property.  The left turn lane and related signal modifications shall be 

constructed and open to the public prior to the issuance of the first RUP or Non-

RUP for the first new building to be constructed on the Property.  The Applicant 

shall be entitled to any escrowed contributions for the improvements received by 

the County pursuant to proffers associated with adjacent applications RZ 2011-

HM-013 and RZ 2011-HM-027. 

37. Route 7 Improvement.  The Applicant shall provide a contribution toward the 

construction of access improvements to Route 7, equal to $0.12 for each square foot of 

building constructed on the Property.  Said contribution to Fairfax County shall be made 

upon site plan approval for each new building and shall be based on the site plan 

approved GFA for each building. 

38. Spring Hill Road/International Drive/Jones Branch Drive Intersection Improvements.  

The Applicant shall provide a contribution toward the construction of improvements to 

the Spring Hill Road/International Drive/Jones Branch Drive intersection or other road 

improvements in the Tysons West area equal to $0.08 for each square foot of building 

constructed on the Property.  Said contribution to Fairfax County shall be made upon site 

plan approval for each new building and shall be based on the site plan approved GFA for 

each building.  

39. Cumulative Transportation Phasing.  The transportation network which serves the 

Property also serves adjacent properties referred to as the Dominion Square East Land 

Bay (identified as 29-3 ((1)) 3B and a portion of 5) and the Sunburst Property (identified 

as 2016 Tax Map 29-3((1)) 2G.) As a result, the combined development level that may be 

permitted on the properties in sum is constrained by the capacity of the surrounding 

roadway network.  
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Development on the Property, referenced as the West Land Bay in this Proffer, shall be 

phased to transportation improvements as follows: 

A. Prior to the construction of 1) a connection of Spring Hill Road to Route 7 via 

Boone Boulevard, Roseline Street, or Dominion Street and State Street or 2) the 

connection of Spring Hill Road to Gosnell Road via Boone Boulevard, 

development on the West Land Bay shall occur in general accordance with the 

following:  

(i) Coincident with the submission of the first FDP and site plan associated 

with the first new office or residential building on the West Land Bay and 

with the submission of every new office and residential FDP and site plan 

thereafter, the Applicant shall provide a tabulation to DPWES and 

FCDOT that summarizes the amount of cumulative development (existing, 

approved and proposed) constructed on the West Land Bay, Dominion 

Square East Land Bay and the Sunburst Property, and associated peak 

hour, peak direction trips, individually and in total.  

(ii) New development on the West Land Bay shall be limited to the following: 

a. 750,000 GSF of office uses and 10,000 GSF of retail/service uses; 

or 

b. 585,000 GSF of office uses, 1,050 residential dwelling units and 

10,000 GSF of retail/service uses; or 

c. 500,000 GSF of office uses, 1,500 residential dwelling units and 

10,000 GSF of retail/service uses.r 

(iii) Any combination of uses which generate an equivalent or lesser number of 

peak hour, peak direction trips than those listed in Subsections (a) – (c) 

directly above shall be permitted when substantiated by a trip generation 

analyses prepared by the Applicant and approved by FCDOT. 

B. However, development on the West Land Bay may exceed the development levels 

set forth in Paragraph A above if the Applicant can demonstrate to FCDOT and 

VDOT that additional development can be accommodated as is or with either the 

acceleration of proffered improvements and/or the provision of 

alternative/additional improvements. At the time of FDP or FDPA submission for 

any new development on the West Land Bay that exceeds the limitations set forth 

in Paragraph A above, the Applicant may submit a supplemental operational 

analysis to FCDOT and VDOT to assess the impacts of such additional 

development on the surrounding transportation network. The scope of said 

operational analysis shall be developed in conjunction with both agencies and 

reflect updated information/traffic conditions. As part of the analysis, the 

Applicant may propose an acceleration of proffered improvements and/or the 

provision of alternative/additional improvements needed to support the level of 

new development proposed with the FDP or FDPA. Such improvements shall be 
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subject to FCDOT and VDOT approval and the Applicant may provide such 

alternative/additional improvements without the necessity for a PCA, CDPA 

and/or FDPA. 

(i) If the results of the operational analysis indicate that additional 

development levels beyond those listed in Paragraph A  can be 

accommodated as is or with either the acceleration of proffered 

improvements and/or the provision of alternative/ additional 

improvements, then the Applicant may proceed with the development (as 

reflected in the operational analysis) provided those improvements 

identified by the operational analysis are constructed prior to the issuance 

of the first RUP or Non-RUP for the first new building which exceeds the 

prior levels of development. 

(ii) If the Applicant proposes to accelerate any proffered improvements, he 

may utilize any such funds contributed by others towards those specific 

improvements if available and/or may request credit for accelerated 

improvements against proffered contributions for the Tysons Grid of 

Streets Transportation Fund or the Tysons-wide Transportation Fund. 

C. Following the construction of a street grid connecting Spring Hill Road to Route 7 

via Boone Boulevard, Roseline Street, or Dominion Street and State Street or 

connecting Spring Hill Road to Gosnell Road via Boone Boulevard, development 

on the West Land Bay shall be permitted up to the maximum GFA of 1,790,000 

square feet under the Base Plan; 2,430,000 square feet under Option 1; and 

2,160,000 square feet under Option 2. 

D. Should a new connection to the Dulles Toll Road north or south of Route 7 or 

other new street south of Route 7 be constructed before construction of 1) a 

connection from Spring Hill Road to Route 7 via State Street or 2) a connection 

from Spring Hill Road to Gosnell Road via Boone Boulevard, the Applicant may 

provide an operational analysis as outlined in Paragraph B to determine if 

additional development levels beyond those listed in Paragraph A can be 

accommodated. 

40. Traffic Signals. 

A. The Applicant anticipates the installation of up to six new traffic signals 

throughout the Property.  The Applicant shall complete and submit to VDOT 

warrant studies for these potential new signals at the intersections listed below.  

Such studies shall include a review of both vehicular and pedestrian volume 

warrants. 

(i) Spring Hill Road/Roseline Street   

(ii) Spring Hill Road/Boone Boulevard   

(iii) Spring Hill Road/Dominion Street 
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(iv) Commonwealth Street/Boone Boulevard 

(v) State Street/Route 7   

(vi) State Street/Boone Boulevard  

Warrant studies shall be completed for these intersections, if such intersections 

are then existing, prior to the issuance of the first RUP or Non-RUP for the each 

new office or residential building constructed on the Property. 

B. If a signal is deemed warranted at any of these intersections by VDOT after 

having reviewed the warrant study and approving the same for installation, then 

such traffic signals, including pedestrian enhancements as may be required by 

VDOT, shall be designed, equipped and installed by the Applicant no later than 

eighteen (18) months after approval of the warrant, utilizing any escrowed 

contributions for the signal(s) received by the County and any future escrowed 

contributions received by the County.   

C. For any signal warranted by VDOT, the Applicant shall provide VDOT with the 

requisite traffic signal plans for review and approval.  All right-of-way associated 

with signal equipment (poles, equipment boxes, etc.) on the Property not already 

dedicated shall be reserved for dedication in fee simple to the Board of 

Supervisors in accordance with Proffer 27. 

D. If the County, upon request of the Applicant or on its own initiative, determines 

that such signal installations as proffered will be detrimental to traffic operations, 

the Zoning Administrator may (1) agree to a later date for completion of the 

traffic signal installation(s) or (2) release the Applicant from further obligations 

related to the signal installations. 

E. If a signal at any of the identified intersections is not warranted within six (6) 

months after the issuance of the initial RUP or Non-RUP for the last new building 

to be constructed on the Property, then the Applicant's obligation to design and 

construct such signal is deemed null and void and the Applicant shall instead 

escrow funds with the County towards the cost of future signalization of any 

applicable intersection by others.  The escrow amount to be provided by the 

Applicant for each intersection is as follows: 

(i) Spring Hill Road/Roseline Street: $ 95,700 

(ii) Spring Hill Road/Boone Boulevard: $205,200 

(iii) Spring Hill Road/Dominion Street: $144,000 

(iv) Commonwealth Street/Boone Boulevard: $97,300 

(v) State Street/Boone Boulevard: $99,800 
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(vi) State Street/Route 7: $108,900 

41. Route 7 Signal Optimization.   Concurrent with the approval of the first site plan for the 

second (2nd) new building to be constructed on the Property, the Applicant shall 

contribute to Fairfax County a total of $25,000 to be used to modify the signal timings in 

the Route 7 corridor between Route 123 and the Dulles Access Road.  If at time of site 

plan submission for the fourth (4th) new building on the West Land Bay, signal timing 

modifications have not been requested by VDOT for the Route 7 corridor, the County 

may utilize those funds for other transportation improvements/enhancements in the 

Tysons West South Subdistrict. 

42. Tysons Grid of Streets Transportation Fund. The Applicant shall make a contribution to 

the County’s Tysons Grid of Streets Transportation Fund for each market rate residential 

unit and each square foot of new non-residential space constructed on the Property in 

keeping with the rates and applicable rate adjustments set forth in the Guidelines for the 

Tysons Grid of Streets Transportation Fund endorsed by the Board of Supervisors on 

January 8, 2013 (the “Grid Guidelines”). The Applicant shall receive and deduct credits 

against the contributions as approved by the County in conformance with the Grid 

Guidelines. This contribution is not subject to further adjustment outlined in Proffer 71 

and shall not apply to any public-use facilities constructed on the Property. The 

contribution shall be paid on or before the issuance of the initial RUP or Non-RUP for the 

building based on the actual GFA of non-residential space and/or the actual number of 

market rate residential units in the building.  

Pursuant to the Grid Guidelines, the Applicant has identified in conjunction with the 

Rezoning those improvements eligible for credit and the amount of credit (in whole or in 

part) based on its proportional impact on said improvement as determined based on data 

reflected in the Tysons West CTIA, as well as the Traffic Impact Analysis prepared by 

Wells + Associates for Dominion Square dated February 3, 2012 as revised through May 

2014.   

A. The hard and soft costs associated with the lowering of Route 7 to accommodate 

the State Street intersection improvements beneath the Silver Line Metro-rail 

bridge structure, above the associated contribution referenced in Proffer 37; 

B. Fifty percent (50%) of the hard and soft costs associated with the design and 

construction of a three lane interim section of State Street between Route 7 and 

Boone Boulevard;  

C. Fifty percent (50%) of the hard and soft costs associated with the design and 

construction of the section of Spring Way between the Property’s boundary and 

Route 7, and  

D. In the event the Applicant must obtain off-site rights-of-way and/or easements to 

construct any of the State Street or Spring Way improvements listed above, then 

the cost of such acquisition (whether through a cooperative agreement or 
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condemnation) shall also be creditable against the Tysons Grid of Streets 

Transportation Fund. 

43. Tysons-wide Transportation Contributions – Table 7 Improvements. The Applicant shall 

make a contribution to the County’s Tysons-wide Transportation Fund for each market 

rate residential unit and each square foot of new non-residential space constructed on the 

Property in keeping with the rates and applicable rate adjustments set forth in the 

Guidelines for the Tysons-wide Transportation Fund endorsed by the Board of 

Supervisors on January 8, 2013 (the “Tysons-wide Guidelines”).  The Applicant shall 

receive and deduct credits against the contributions as approved by the County in keeping 

with the Tysons-wide Guidelines. This contribution is not subject to further adjustment 

outlined in Proffer 71 and shall not apply to any public-use facilities constructed on the 

Property.  The contribution shall be paid on or before the issuance of the initial RUP or 

Non-RUP for the building based on the actual GFA of non-residential space and/or the 

actual number of market rate residential units in the building.  

Pursuant to the Tysons-wide Guidelines, the Applicant has identified in conjunction with 

the rezoning application those improvements eligible for credit and the amount of credit 

(in whole or in part) based on its proportional impact on said improvement as determined 

based on data reflected in the Tysons West CTIA, as well as the Site Traffic Impact 

Analysis prepared by Wells + Associates for Dominion Square dated February 3, 2012 as 

revised through May 2014. 

A. Twenty-five percent (25%) of the hard and soft costs associated with the 

construction of the section(s) of Boone Boulevard on the Property; and Fifty 

percent (50%) of the costs associated with the preparation of design plans for the 

ultimate improvement of Boone Boulevard from Spring Way to State Street. 

B. Eighty percent (80%) of the hard and soft costs associated with the construction 

of any section(s) of Boone Boulevard constructed by the Applicant off-site of the 

Property; and 

C. In the event the Applicant must obtain off-site rights-of-way and/or easements to 

construct any of the Boone Boulevard improvements listed above, then the cost of 

such acquisition (whether through a cooperative agreement or condemnation) 

shall also be creditable against the Tysons-wide Transportation Fund.  

Furthermore, the Applicant may request in-kind credit for the advancement of the design 

and/or construction of Boone Boulevard (either on or off of the Property) if provided 

earlier than otherwise required by these Proffers.  

44. Construction Management Plan.  The Applicant shall prepare and implement a 

construction management plan during construction of each phase of development, as 

appropriate, so as to ensure safe and efficient pedestrian and vehicle circulation at all 

times on the Property and on the public roadways adjoining the Property.  The 

management plan for each phase shall specify how sidewalk access will be provided 

along at least one side of Spring Hill Road during the course of construction.  The 
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management plans shall identify anticipated construction entrances, construction staging 

areas, construction vehicle routes and procedures for coordination with FCDOT and/or 

VDOT concerning construction material deliveries, lane, street or sidewalk closures, off-

street construction worker parking, and/or other construction related activities to 

minimize disturbance on the surrounding street and sidewalk network.  The Applicant 

shall inform all contractors and subcontractors of the plans for construction related traffic 

circulation and construction worker parking.  Signs providing such information shall be 

published in both English and Spanish and posted at all construction entrances 

Such plan shall be prepared by a qualified professional and submitted for review and 

comment to the VDOT, FCDOT and DPWES prior to issuance of the building permit for 

each phase. 

BICYCLE FACILITIES, BUS SHELTERS AND PEDESTRIAN IMPROVEMENTS 

45. Bicycle Circulation.  In combination with the street and streetscape improvements 

identified in these Proffers, the Applicant shall provide pavement and striping for on-road 

bicycle lanes along the Property's frontages with Spring Hill Road north of Boone 

Boulevard, Roseline Street and Boone Boulevard. Such lanes shall typically be four (4) to 

six (6) feet in width as shown on Sheet C-20 with the final dimension determined at the 

time of FDP approval.  Bicycle lane striping shall be subject to approval by VDOT. 

46. Bicycle Parking.  The Applicant shall provide bicycle racks and bike storage areas 

throughout the Property, the specific locations of which shall be determined at the time of 

FDP approval. The bike racks shall be inverted U-style racks or other design compatible 

with the UDG and approved by FCDOT.  The total number of bike parking/storage 

spaces shall be determined in cooperation with the County Bike Coordinator and as 

specified in the County’s Bicycle Parking Guidelines.  

47. Bike Share Facility.   The Applicant shall provide space and associated easement or 

license agreement to accommodate a bike share station in the vicinity of the Spring Hill 

Metro Station.  The specific location shall be determined at the time of FDP approval for 

Building C1 and the easement or license agreement shall be provided prior to the 

issuance of the first Non-RUP for Building C1. 

48. Bus Shelters and Layover.   

A. Bus shelter locations shall be evaluated for feasibility at the time of FDP and site 

plan approval in consultation with FCDOT. Identified bus shelter locations shall 

be primarily located within the landscape amenity panel of the streetscape, and 

may necessitate adjustments to street tree locations, sidewalks, building zone 

dimensions and other street furnishings to that shown on the CDP.  

B. If requested at the time of FDP approval for Building C1, the Applicant shall 

provide a bus stop and bus layover area on the west side of Spring Way with the 

construction of Spring Way as conceptually shown on Sheet C-9 of the CDP, and 

as set forth in Proffer 32B. 
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49. Marked Crosswalks.  Subject to VDOT approval, the Applicant shall install marked 

pedestrian crosswalks at all signalized intersections adjoining the Property. 

PARKING 

50. Zoning Ordinance Requirements.  Parking on the Property shall be provided in 

accordance with the parking requirements for the PTC District set forth in Sect. 6-509 

and Article 11 of the Zoning Ordinance, and as shown on the CDP.  The exact number of 

spaces to be provided shall be refined with approval of the FDPs and determined at the 

time of site plan approval based on the specific uses, number of residential units and 

bedroom mix. If changes in the mix of uses or residential bedroom mix result in parking 

greater than that anticipated on the CDP, the additional parking spaces shall be 

accommodated within the proposed parking structures, without increasing the height or 

mass of the parking structures.  

51. Phasing of Parking.  Parking shall be provided in phases concurrent with development of 

the Property. Parking spaces in excess of the maximum parking ratios set forth in the 

Zoning Ordinance may be provided in the early phases of development of the Property, 

provided that at the build-out of the Property, the maximum parking rates are not 

exceeded.  A parking tabulation shall be provided with each FDP and site plan including 

the Property.  Required parking spaces for an individual building need not be provided on 

the parcel on which the building is located, but shall be provided within the applicable 

land bay. 

52. Parking Spaces Along Streets. 

A. On-street parking spaces along the public street frontages shall be constructed as 

generally shown on the CDP and as may be adjusted at the time of FDP and/or 

site plan approval.  If requested by the County and/or VDOT, signs shall be 

installed that restrict the use of those public on-street parking spaces.  Public on-

street parking spaces would be in addition to the total number of parking spaces 

required by the Zoning Ordinance. 

B. The Applicant reserves the right to restrict the use of spaces along any private 

streets and on any future public streets prior to acceptance in to the VDOT 

system, through appropriate signage or such other means as the Applicant 

determines appropriate, that otherwise are not required to satisfy the parking 

requirements for use as temporary or short term parking, car-sharing parking 

and/or similar uses. 

53. Future Parking Revisions.  The Applicant reserves the right to provide parking at revised 

ratios (ratios referring to the number of parking spaces provided per dwelling unit for 

residential uses or per square foot of GFA for office and retail uses) as may be permitted 

by a future amendment to the Zoning Ordinance. Optional use of revised ratios shall not 

require a CDPA or PCA, provided there is no increase in the size or height of above-

grade parking structures. 

54. Parking Stipulation.   
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A. The sale or lease rates of parking spaces by the Applicant shall be “unbundled” 

from the purchase price or lease rate of the individual dwelling units; meaning a 

unit’s purchase price or lease rate shall be exclusive of parking costs. 

B. The Applicant shall be permitted to install and maintain parking controls and/or 

fencing on its existing surface parking lots, without the requirement for a FDP, in 

order to prevent Metro-related parking by the general public. Pedestrian 

circulation on the Property shall not be unduly impeded by such fencing. 

TRANSPORTATION DEMAND MANAGEMENT 

55. Tysons Transportation Management Association.  The Applicant shall contribute to 

Fairfax County funds for the establishment of a transportation management association 

for the Tysons Corner Urban Center (the “TMA”) as outlined below: 

A. The Applicant shall make a one-time contribution to the establishment of this 

future TMA based on a participation rate of $0.10 per gross square foot of new 

office uses and $0.05 per gross square foot of new residential uses to be 

constructed on the Property.   

B. Twenty five percent (25%) of the total contribution to the TMA shall be paid 

upon site plan approval for the first new residential or office building to be 

constructed on the Property.  The remaining 75% shall be contributed in five (5) 

equal installments of 15% each and paid at the time of issuance of the first initial 

RUP or Non-RUP for each of the next five (5) new residential or office buildings 

to be constructed on the Property but in any event no later than ten (10) years 

from the date of this rezoning approval.  

C. The Applicant may, in its sole discretion, join or otherwise become associated 

with the TMA established for the purpose of administering TDM programs in the 

Tysons Corner Urban Center and transfer some functions of this TDM Program to 

the TMA. Further, if determined by FCDOT that a proactive, private TDM 

program is no longer necessary, the TDM structure in Proffer 56 may be rendered 

null and void in whole or in part, without the need for a PCA. 

56. Transportation Demand Management.  The Applicant shall fund, implement and 

administer a transportation demand management program for the Property as described in 

this Proffer (the "TDM Program").  It is intended that the first new office or residential 

building to be constructed on the Property will initiate implementation of what will 

become a Property-wide TDM program that later buildings to-be-constructed on the 

Property will join and later buildings on nearby properties may join.  

A. Implementation Plan.  The proffered elements of the TDM Program as set forth 

below are more fully described in the Dominion Square Transportation Demand 

Management Plan prepared by Wells + Associates, Inc. dated May 2, 2014 (the 

"TDM Plan”) as may be amended. It is the intent of this Proffer that the TDM 

Plan adapt over time to respond to the changing transportation related 

circumstances of the Property, the surrounding community and the region, as well 
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as to technological and/or other improvements, all with the objective of meeting 

the trip reduction goals as set forth herein.  Accordingly, modifications, revisions, 

and supplements to the TDM Plan as may be approved by the FCDOT can be 

made without the need for a PCA provided that the TDM Plan continues to reflect 

the proffered elements of the TDM Program as set forth below. 

B. Responsible Party.  The Applicant, or any successor other than the UOA or its 

equivalent, shall remain obligated under this Proffer until such time as three 

consecutive post Stabilization trip counts reveal that the applicable vehicle trip 

reduction goals are being met (the “Applicant Control Period”).  At the end of the 

Applicant Control Period, the UOA or equivalent shall become obligated under 

this Proffer and Applicant, or any successor other than the UOA or equivalent, 

shall have no further obligation with respect to this Proffer.   

C. Definitions.  For purposes of this Proffer, “Stabilization” shall be deemed to occur 

one-year following issuance of the last initial RUP or Non-RUP for the final new 

residential or office building to be constructed on the Property. “Pre-stabilization” 

shall be deemed to occur any time prior to Stabilization. 

D. Trip Reduction Objective.  The objective of this TDM Program shall be to reduce 

the vehicle trips generated by new residents and new office tenants of the 

Property, during weekday peak hours, by meeting the percentage vehicle trip 

reductions set forth below.  These trip reduction percentages shall be multiplied 

by the total number of vehicle trips that would be expected to be generated by the 

uses developed on the Property as determined by the application of the Institute of 

Traffic Engineers, 9th Edition, Trip Generation rates and/or equations (the "ITE 

Trip Generation"), and the number of trips determined by the product of such 

equation subtracted from the total trips shall be referred to herein as the 

"Maximum Trips After Reduction". For purposes of this calculation, the 

maximum number of dwelling units or gross floor area proposed to be constructed 

in each new residential or new office building on the Property as determined at 

the time of FDP approval for each building shall be applied to the calculation 

described in the preceding sentence.  The target reductions shall be as follows: 

 

 Target Reduction 

 Tysons-wide 

development level 

Buildings C3, C4, C5, C6,  

(within 1/8 mile of station) 

Buildings C1 and C2 

(within ¼ mile of station) 

Up to 65 million SF of 

GFA 
45% 35% 

65 million SF of GFA 50% 40% 

84 million SF of GFA 55% 45% 
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90 million SF of GFA 58% 48% 

96 million SF of GFA 60% 50% 

105 million SF of GFA 63% 53% 

113 million SF of GFA 65% 55% 

 

 

The trip reduction goals outlined above are predicated on the achievement of 

specific development levels within the Tysons Corner Urban Center as anticipated 

in the Comprehensive Plan.  Prior to undertaking trip measurements, the TDM 

Program Manager (“TPM”), as defined below, shall, in consultation with the 

County, provide a summary of the then existing development levels in Tysons 

Corner (based on RUPs and Non-RUPS issued) in order to determine the 

appropriate vehicle trip reduction goal. 

 

If through an amendment to the Comprehensive Plan, the Board should 

subsequently adopt a goal for trip reductions that is lower than that committed to 

in this Proffer, then the provisions of this Proffer shall be adjusted accordingly 

without requiring a PCA. 

 

E. Process of Implementation.  The TDM Program shall be implemented as follows, 

provided that modifications, revisions, and supplements to the implementation 

process as set forth herein as coordinated with FCDOT can be made without 

requiring a PCA. 

(i) TDM Program Manager.  The Applicant or UOA shall appoint and 

continuously employ, or cause to be employed, a TPM for Dominion 

Square.  The TPM shall be appointed by the Applicant no later than sixty 

(60) days after the issuance of the first building permit for the first new 

building to be constructed on the Property.  The TPM duties may be part 

of other duties associated with the appointee.  The Applicant shall notify 

FCDOT and the District Supervisor in writing within 10 days of the initial 

appointment of the TPM.  Thereafter the Applicant or UOA shall do the 

same within ten (10) days of any change in such appointment. Following 

the termination of the Applicant Control Period, the UOA shall be 

responsible for the employment of the TPM. 

(ii) Annual Report and Budget.  The TPM shall prepare and submit to FCDOT 

an initial TDM Work Plan ("TDMWP") and Budget no later than 180 days 

after issuance of the first building permit for the first new building on the 

Property.  Every calendar year thereafter but no later than February 1st, 

the TPM shall submit an annual report and budget in order to incorporate 

any new construction on the Property, modify or enhance program 

elements and establish a budget to cover the costs of implementation of 
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the program for such year (“the Annual Report”).  The Annual Report 

shall include, at a minimum: 

a. Details as to the components of the TDM program that will be put 

into action that year; 

b. Any revisions to the budget needed to implement the program for 

the coming calendar year; 

c. A summary of existing development levels in the Tysons Corner 

Urban Center, as well as those specific to Dominion Square; 

d. A determination of the applicable Maximum Trips After Reduction 

for the Property; 

e. Provision of the specific details associated with the monitoring and 

reporting requirements of the TDM program in accordance with 

the TDM plan; and 

f. Submission of the results of any Person Surveys and Vehicular 

Traffic Counts conducted on the Property in conjunction with each 

year's Annual Report. 

The Annual Report shall be reviewed by FCDOT.  If FCDOT has not 

responded with any comments within sixty (60) days after submission, 

then the Annual Report shall be deemed approved and the program 

elements shall be implemented.  If FCDOT responds with comments on 

the Annual Report, then the TPM will meet with FCDOT staff within 

fifteen (15) days of receipt of the County's comments.  Thereafter, but in 

any event, no later than thirty (30) days after the meeting, the TPM shall 

submit such revisions to the program and/or budget as discussed and 

agreed to with FCDOT and begin implementation of the approved 

program and fund the TDM Budget.  The expected annual amounts of the 

TDM Budget are further described in the TDM Plan. 

 

F. TDM Account.  The Applicant, through the TPM, shall establish an interest 

bearing account with a bank or other financial institution qualified to do business 

in Virginia (the "TDM Account") within 30 days after approval of the initial 

TDMWP and TDM Budget.  All interest earned on the principal shall remain in 

the TDM Account and shall be used by the TPM for TDM purposes.  The TDM 

Account shall be funded by the Applicant through the TPM.  The documents that 

establish the UOA shall provide that the TDM Account shall not be eliminated as 

a line item in the governing budget and that funds in the TDM Account shall not 

be utilized for purposes other than to fund TDM strategies/programs and/or 

specific infrastructure needs as may be approved in consultation with FCDOT. 

Funding of the TDM Account shall be in accordance with the budget for the TDM 

program elements to be implemented in the following year.  In no event shall the 
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TDM Budget for the Property and property associated with RZ 2011-PR-013 

exceed a baseline of $158,250 (with adjustments in accordance with Proffer 71).  

The TPM shall provide written documentation to FCDOT demonstrating the 

establishment of the TDM Account within ten (10) days of its establishment.  The 

TDM Account shall be replenished annually thereafter following the 

establishment of each year's TDM Budget.  The TDM Account shall be managed 

by the TPM. 

 

G. TDM Remedy Fund.  At the same time the TPM creates and the Applicant funds 

the TDM Account, the TPM shall establish a separate interest bearing account 

(referred to as the "TDM Remedy Fund) with a bank or other financial institution 

qualified to do business in Virginia.  Funding of the TDM Remedy Fund shall be 

made one time on a building by building basis at the rate of $0.40 per gross 

square foot of new office uses and $0.30 per gross square foot of new residential 

uses on the Property. Funding shall be provided by the building owners prior to 

the issuance of the first RUP or Non-RUP for each applicable new building.  This 

amount shall be adjusted in accordance with Proffer 71.  Funds from the TDM 

Remedy Fund shall be drawn upon only for purposes of immediate need for TDM 

funding and may be drawn on prior to any TDM Budget adjustments as may be 

required. 

H. TDM Incentive Fund.  The "TDM Incentive Fund" is an account into which the 

building owners, through the TPM, shall deposit contributions to fund a 

multimodal incentive program for initial purchasers/lessees within the Property.  

In addition, to providing transit incentives, such contributions may also be used 

for enhancing/providing multimodal facilities within and proximate to the 

Property. Such contributions shall be made one time on a building by building 

basis at the rate of $0.02 per gross square foot of new office or residential uses to 

be constructed on the Property and provided prior to the issuance of the first RUP 

or Non-RUP for each individual building.   

I. TDM Penalty Payments.  Penalty payments as may be required pursuant to this 

Proffer for non-attainment of trip reduction goals shall be secured with a letter of 

credit or a cash escrow.  Prior to the issuance of the first RUP or Non-RUP for 

each new building on the Property, the TPM shall deliver to the County a clean, 

irrevocable letter of credit issued by a banking institution approved by the County 

or escrow cash in an interest-bearing account with an escrow agent acceptable to 

DPWES to secure the building owner’s possible penalty obligations (the 

"Letter(s) of Credit or Cash Escrow(s)").  The Letter(s) of Credit or Cash 

Escrow(s) shall initially be issued in an amount equal to $0.10 for each square 

foot of new office GFA or $0.05 for each square foot of new residential GFA 

shown on the approved site plan for each new building on the Property.  Until the 

Letter of Credit or Cash Escrow for each new building have been posted, the 

figures in the preceding sentence shall be adjusted annually from the first day of 

the calendar month following the date on which the first RUP or Non-RUP, as the 

case may be, for the first new building within the Property has been issued and 

shall change in accordance with Proffer 71.  Once the Letter(s) of Credit or Cash 
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Escrow(s) has been posted, there shall be no further adjustments or increases in 

the amount thereof.  The Letter(s) of Credit or Cash Escrow(s) shall name the 

County as the beneficiary and shall permit partial draws or a full draw.  The 

forgoing stated amount of the Letter(s) of Credit or Cash Escrow(s) shall be 

reduced by the sum of any and all previous draws under the Letter(s) of Credit or 

Cash Escrow(s) and payments by the Applicant (or TPM) into the TDM Penalty 

Fund. 

J. Monitoring.  The TPM shall verify that the proffered trip reduction goals are 

being met through the completion of Person Surveys, Vehicular Traffic Counts of 

residential and/or office uses and/or other such methods as may be reviewed and 

approved by FCDOT.  The results of such Person Surveys and Vehicular Traffic 

Counts shall be provided to FCDOT as part of the Annual Report.  Person 

Surveys and Vehicular Traffic Counts shall be conducted for the Property 

beginning one year following issuance of the final initial RUP or Non-RUP for 

the first new building to be constructed on the Property.  Person Surveys shall be 

conducted every three (3) years and Vehicular Traffic Counts shall be collected 

annually thereafter until the results of three consecutive annual traffic counts 

conducted upon Stabilization show that the applicable trip reduction goals for the 

Property have been met.  At such time and notwithstanding the provisions below, 

Person Surveys and Vehicular Traffic Counts shall thereafter be provided every 

five (5) years.  Notwithstanding the aforementioned, at any time prior to or after 

Stabilization, FCDOT may suspend such Vehicle Traffic Counts or Person 

Surveys if conditions warrant. 

(i) Remedies and Penalties. 

a. Pre-Stabilization.  If the Maximum Trips After Reduction for the 

Property is exceeded as evidenced by the Vehicular Traffic Counts 

outlined above, then the TPM shall meet and coordinate with 

FCDOT to address, develop and implement such remedial 

measures as may be identified in the TDM Plan and Annual 

Report. 

Such remedial measures shall be funded by the Remedy Fund, as 

may be necessary, and based on the expenditure program that 

follows: 

Maximum Trips Exceeded Remedy Expenditure 

Up to 1% No Remedy needed 

1.1% to 3% 1% of Remedy fund 

3.1% to 6% 2% of Remedy Fund 

6.1% to 10% 4% of Remedy Fund 

Over 10% 8% of Remedy Fund 

 

1) If the results of the Vehicular Traffic Counts conducted 

during Pre-Stabilization show that the trip reduction goals 
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have been met site-wide for three (3) consecutive years in 

accordance with the goals outlined on the table below, then 

a portion of the Remedy Fund as outlined in the same table 

shall be released back to the building owner(s) through the 

TPM.  The amount released will be relative to the amount 

contributed by those buildings constructed and occupied at 

the time Vehicular Traffic Counts are conducted.  Any 

funds remaining in the Remedy Fund after such release will 

be carried over to the next consecutive three (3) year 

period. 

 

 

 

Up to 65,000,000 Square 

Feet of GFA in Tysons 

65-84,000,000 Square Feet  

of GFA in Tysons 

84-90,000,000 Square Feet 

of GFA in Tysons 

Meet or 

Exceed Trip 

Goal for 3 

years by: 

Cumulative % 

Remedy Fund 

Returned 

Meet or 

Exceed Trip 

Goal for 3 

years by: 

Cumulative % 

Remedy Fund 

Returned 

Meet or 

Exceed Trip 

Goal for 3 

years by: 

Cumulative % 

Remedy Fund 

Returned 

0% - 4.9% 30% 0.0% - 4.9% 50% 0.0% - 4.9% 65% 

5% - 10% 50% 5% - 10% 65% 5% - 8% 80% 

10.1% - 15% 65% 10.1% - 13% 80% 8.1% - 10% 90% 

15.1% - 18% 80% 13.1% - 15% 90% >10% 100% 

18.1 - 20% 90% >15% 100%   

>20% 100%     

90-96,000,000 Square Feet  

of GFA in Tysons 

96-113,000,000 Square Feet 

of GFA in Tysons 

113,000,000+ Square Feet  

of GFA in Tysons 

Meet or 

Exceed Trip 

Goal for 3 

years by: 

Cumulative % 

Remedy Fund 

Returned 

Meet or 

Exceed Trip 

Goal for 3 

years by: 

Cumulative % 

Remedy Fund 

Returned 

Meet or 

Exceed Trip 

Goal for 3 

years by: 

Cumulative % 

Remedy Fund 

Returned 

0.0% - 4.9% 80% 0.0% - 4.9% 90% > 0.0% 100% 

5% - 8% 90% 5% 100% 
  

>8% 100% 
    

 

 

2) There is no requirement to replenish the TDM Remedy 

Fund at any time.  Any cash left in the Remedy Fund will 
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be released to the TPM for final distribution to the owners 

once three consecutive annual Vehicular Traffic Counts 

conducted after Stabilization show that the trip reduction 

goals have been met. 

 

b. Stabilization.  If the TDM Program monitoring, as evidenced by 

the Vehicular Traffic Counts outlined above, reveals that the 

Maximum Trips After Reduction for the Property is exceeded, then 

the TPM shall meet and coordinate with FCDOT to address, 

develop and implement such remedial measures as may be 

identified in the TDM Plan and Annual Report and funded by the 

Remedy Fund (if available) as may be necessary, commensurate 

with the extent of deviation from the Maximum Trips After 

Reduction goal as set forth in accordance with the expenditure 

schedule outlined above. 

1) If the results of the traffic counts conducted upon and 

subsequent to Stabilization show that the trip reduction 

goals have been met site-wide for three (3) consecutive 

years in accordance with the goals outlined on the table 

above, then any remaining Remedy Funds shall be released 

back to the building owner(s) through the TPM. 

 

2) If despite the implementation of remedial efforts, the 

applicable Maximum Trips After Reduction (based on the 

existing and approved development levels in the Tysons 

Corner Urban Center) are still exceeded after three (3) 

consecutive years, then, in addition to addressing further 

remedial measures as set forth in this Proffer, the TPM 

shall be assessed a penalty according to the following: 

 

Exceeded Trip Goals Penalty 

Less than 1% No Penalty Due 

3.1% to 6% 10% of Penalty Fund 

6.1% to 10% 15% of Penalty Fund 

Over 10% 20% of Penalty Fund 

 

3) The County shall be authorized to withdraw the penalty 

amount directly from the Letter(s) of Credit or Cash 

Escrow(s) and use such penalty amounts for the 

implementation of additional TDM Program 

elements/incentives and/or congestion management 

associated with Dominion Square, or for other TDM-

related improvements or programs within Tysons Corner. 
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4) The maximum amount of penalties associated with the 

Property, and the maximum amount the building owners 

shall ever be required to pay pursuant to the penalty 

provisions of this Proffer, including prior to and after 

Stabilization, shall not in the aggregate exceed the amount 

of the Letter(s) of Credit or Cash Escrow(s) determined and 

computed pursuant to the provisions of this Proffer.  There 

is no requirement to replenish the Letter(s) of Credit and/or 

Cash Escrow(s).  Any remaining amounts in the Letter(s) of 

Credit and/or Cash Escrow(s) shall be released to the 

applicable building owners once three (3) consecutive 

counts conducted upon Stabilization show that the 

Maximum Trips After Reduction have not been exceeded. 
 

K. Additional Trip Counts.  If an Annual Report indicates that a change has occurred 

that is significant enough to reasonably call into question whether the applicable 

vehicle trip reduction goals are continuing to be met, then FCDOT may require 

the TPM to conduct additional Vehicular Traffic Counts (pursuant to the 

methodology set forth in the TDM Plan) within 90 days to determine whether in 

fact such objectives are being met.  If any such Vehicular Traffic Counts 

demonstrate that the applicable vehicle trip reduction goals are not being met, 

then the TPM shall meet with FCDOT to review the TDM strategies in place and 

to develop modifications to the TDM Plan to address the surplus of trips. 

L. Review of Trip Reduction Goals.  At any time and concurrent with remedial 

actions and/or the payment of penalties as outlined above, the TPM may request 

that FCDOT review the vehicle trip reduction goals established for the Property 

and set a revised lower goal for the Property consistent with the results of such 

surveys and vehicular traffic counts provided for by this Proffer.  In the event a 

revised lower goal is established for the Property, the Maximum Trips After 

Reduction shall be revised accordingly for the subsequent review period without 

the need for a PCA. 

M. Continuing Implementation.  The UOA through the TPM shall bear sole 

responsibility for continuing implementation of the TDM Program and 

compliance with this Proffer in accordance with the timeline established in this 

Proffer.  The UOA through the TPM shall continue to administer the TDM 

Program in the ordinary course in accordance with this Proffer including 

submission of Annual Reports. 

N. Notice to Owners.  All owners of the Property shall be advised of the TDM 

Program set forth in this Proffer.  The then current owner shall advise all 

successor owners and/or developers of their funding obligations pursuant to the 

requirements of this Proffer prior to purchase and the requirements of the TDM 

Program, including the annual contribution to the TDM Program (as provided 

herein), shall be included in all initial and subsequent purchase documents. 



Page 49 

 

O. Enforcement.  If the TPM fails to timely submit a report to FCDOT as required by 

this Proffer, the TPM will have sixty (60) days within which to cure such 

violation.  If after such sixty (60) day period the TPM has not submitted the 

delinquent report, then the Applicant or UOA, as applicable shall be assessed a 

penalty of $100.00 per day not to exceed $36,500.00 for any one incident.  Such 

penalty shall be payable to Fairfax County to be used for multimodal, transit, 

transportation, or congestion management improvements within the vicinity of the 

Property, or in consultation with the TPM, for other TDM-related improvements 

or programs within Tysons Corner. 

57. Transportation Demand Management for Retail Uses.  Certain components of the TDM 

Plan described in Proffer 56 are applicable to, and will benefit, the proposed retail uses 

on the Property.  Therefore, the Applicant shall provide an additional TDM program that 

is tailored to specifically serve the Retail Uses (the "Retail TDM Program”).  In no event 

will monitoring or penalties be assessed against the retail or hotel uses, which may be 

established on the Property. 

AFFORDABLE/WORKFORCE HOUSING 

58. Affordable Dwelling Units.  If required by the provisions of Part 8 of Article 2 of the 

Zoning Ordinance, Affordable Dwelling Units ("ADUs") shall be provided pursuant to 

said regulations unless modified by the ADU Advisory Board.    

59. Workforce Dwelling Units.  In addition to any ADUs that may be required pursuant to 

these Proffers, the Applicant shall also provide for-sale and/or rental housing units on the 

Property, or off-site as determined at time of FDP submission, in accordance with the 

Board of Supervisors’ Tysons Corner Urban Center Workforce Dwelling Unit 

Administrative Policy Guidelines dated June 22, 2010 (the "WDU Guidelines"). 

Workforce Dwelling Units ("WDUs") shall be provided such that the total number of 

ADUs, if any, plus the total number of WDUs results in not less than twenty percent 

(20%) of the total residential units constructed as part of the Proposed Development. The 

20% applies to the total number of dwelling units to be constructed on the Property plus 

any WDUs that may be provided off-site. If ADUs are provided in the development, both 

the ADUs and the ADU bonus units shall be deducted from the total number of dwelling 

units on which the WDU calculation is based.  

The WDUs generated by each residential building on the Property shall be provided 

within said building or off-site. Any WDUs provided off-site shall be located within the 

Tysons Corner Urban Center or as approved by DPZ.  In addition, the Applicant reserves 

the right to consolidate the WDUs into one or more buildings with the build-out of the 

Property and thereby increase the number of WDU units in one or more buildings beyond 

twenty percent (20%) with a corresponding decrease in the number of WDU units in the 

other buildings.  The Applicant reserves the right to provide WDUs associated with for-

sale condominiums as rental units in the residential rental buildings on the Property, 

provided that RUPs shall not be issued for more than seventy-five percent (75%) of the 

total number of condominiums until such time as RUPs have been issued for at least 

seventy-five percent (75%) of the associated WDUs in the rental building, or such later 
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date as may be determined by the Zoning Administrator pursuant to Proffer 68.  The 

WDUs in each building shall have a bedroom mix similar to that provided in the market 

rate units in such building. If the WDUs are constructed in a stand-alone building on or 

off-site, the bedroom mix of the WDUs shall be similar to the bedroom mix of the market 

rate units of the same unit type on the Property and such WDUs will include all of the 

income tiers as set forth in the WDU Guidelines.  Additionally, in the event that parking 

spaces are guaranteed to be made available for lease  to individual market rate dwelling 

units, at least one (1) parking space shall be made available for lease by each ADU and/or 

WDU in the development.  
 

Notwithstanding the foregoing, should the Board of Supervisors' policies related to 

Workforce Dwelling Units in Tysons Corner be amended, the Applicant reserves the 

right, at its sole discretion, to opt in to the new policies, in part or in whole, without the 

need for a PCA and, if the Applicant so opts into any such new policies, the provisions of 

this Proffer which relate to the new policies of the Board of Supervisors which Applicant 

has elected to opt into shall no longer be effective. Furthermore, the Applicant reserves 

the right to enter into a separate binding written agreement with the appropriate Fairfax 

County agency as to the terms and conditions of the administration of the WDUs 

following approval of these Applications.  Such an agreement shall be on terms mutually 

acceptable to both the Applicant and Fairfax County and may occur after the approval of 

these Applications.  Neither the Board of Supervisors nor Fairfax County shall be 

obligated to execute such an agreement. If such an agreement is executed by all 

applicable parties, then the WDUs shall be administered solely in accordance with such 

an agreement and the provisions of this Proffer as it applies to WDUs shall become null 

and void.  Such an agreement and any modifications thereto shall be recorded in the land 

records of Fairfax County. 

 

60. Non-Residential Contribution for Workforce Housing.   For all non-residential 

development, excluding ground level commercial retail/services and public uses, the 

Applicant shall select, within their sole discretion, one of the following two options for 

contributing toward the provision of affordable and/or workforce housing within Tysons 

Corner.  These contributions shall be paid to the Board of Supervisors at the time of 

issuance of the initial Non-RUPs for office buildings on the Property (excluding any 

ground level retail/service uses and public uses) and shall be deposited in a specific fund 

to be used solely for the provision of affordable and/or workforce housing within Tysons 

Corner.  The options shall consist of either (i) a one-time contribution of $3.00 for each 

square foot of GFA of office or hotel use, or (ii) an annual contribution of $0.25 for each 

square foot of GFA of new office or hotel use continuing for a total of sixteen (16) years.  

Should the Board of Supervisors adopt new policies for non-residential affordable 

housing contributions in Tysons Corner, the Applicant may, within its discretion, elect to 

comply with those policies in lieu of the contributions described herein without the 

necessity of a CDPA or PCA. 

 

PARK AND RECREATIONAL FACILITIES 

61. Publicly Accessible Parks and Recreational Facilities.  The Applicant shall provide park 

spaces and recreational facilities on the Property that will be open and accessible to the 
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general public as depicted on the CDP. For areas that are not specifically dedicated to the 

Fairfax County Park Authority (“FCPA”) or Board of Supervisors for park purposes, the 

Applicant shall retain the area(s) in fee simple, record public access easement(s) ensuring 

that the park space is open to the public for periods of times consistent with urban parks 

subject to usual and customary rules and regulations, and provide for perpetual private 

maintenance. The Applicant shall also enter in to an agreement with FCPA to allow 

FCPA activities and events within the publicly accessible park areas. A wayfinding and 

signage system shall be developed in coordination with FCPA at the time of FDP and site 

plan approval and installed by the Applicant to ensure the public can easily identify and 

access all publicly accessible park spaces.  The construction of the publicly accessible 

parks shall occur in phases in accordance with the Phasing Exhibits with adjustments as 

provided in these Proffers and as may be approved with each FDP. 

The following parks and facilities shall be provided as generally shown on Sheets L4-001 

through L4-003 of the CDP, with more specific details provided at the time of FDP 

approval.  Additional or substitute recreational facilities and park furnishings may be 

approved with the FDP and/or final site plan provided such facilities result in an 

equivalent or enhanced quality of recreational opportunities and are in substantial 

conformance with the quality and character of that shown on the CDP. 

 

A. Public Park 1 – Metro Station Plaza.  This street level plaza located at the corner 

of Route 7 and Spring Hill Road includes an approximate 10,454 square foot area 

immediately adjacent to the Spring Hill Metro Station (Public Park 1) and an 

enhancement of the existing plaza area adjacent to the station pavilion of 

approximately 7,052 square feet (Public Park 1a) provided permission is granted 

at no cost to the Applicant. This urban plaza will include hardscaping, 

landscaping, outdoor seating, public art, and bike racks as conceptually shown on 

Sheet L5-001 of the CDP and will provide transit waiting space and promote 

opportunities for social interaction. More specific details shall be determined at 

time of FDP approval for Building C1 and construction shall be concurrent with 

the development of Building C1. 

B. Public Park 2 – C1/C2 Public Skypark.  This elevated public destination skypark 

of approximately 13,045 square feet will provide a respite from the street level 

activities. Park features include amphitheater style seating, multi-purpose 

stage/platform, water feature/reflecting pool, garden landscaping, public art, and 

movable tables and chairs as conceptually shown on Sheet L4-003 of the CDP 

and will provide opportunities for outdoor movies and/or other performances.  A 

public elevator and wayfinding graphics at the street level shall be provided to 

identify and invite the public to the skypark.  Direct access to the skypark from 

Buildings C1 and C2 shall be provided for the tenants of Buildings C1 and C2. 

More specific details shall be determined at time of FDP approval for Buildings 

C1 and C2, and construction and public access shall be provided with the 

development of Buildings C1 or C2, whichever occurs second. 

C. Public Park 3 - Athletic Field.  
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(i) The Applicant shall construct a recreation-focused park on land located 

between Meridian Street and Boone Boulevard. The park shall be 

provided as generally shown on Sheets L4-003 of the CDP and shall 

include: 

a. a rectangular athletic field measuring 150 feet by 240 feet, 

including overrun areas with a synthetic all-weather turf or other 

suitable surface, field lights, bleachers, players’ benches and 

fencing consistent with FCPA specifications.  . 

b. a children’s playground; 

c. a multi-use sport court;  

d. a picnic area; and 

e. associated hardscaping and native, non-invasive, landscaping. 

(ii) The Applicant shall dedicate Public Park 3 - Athletic Field in fee-simple to 

the FCPA for park purposes following completion of the improvements 

listed above.  Such dedication shall be without any cost to the County or 

obligation to join any applicable owner’s association. Improvements shall 

be complete prior to: (a) the issuance of a RUP for the second residential 

building to be constructed on the Property; or (b) the issuance of a RUP or 

Non-RUP for the third new building to constructed on the Property, 

whichever occurs first. The Applicant reserves the right to reserve 

easements over the area to be dedicated that may be reasonably necessary 

to support the development of the remainder of the Property.  Such 

easements shall not unreasonably interfere with the use of the area to be 

dedicated as a public park. 

(iii) The Applicant shall provide a minimum of 25 parking spaces in the 

parking garage associated with Buildings C3 or C4 for athletic field/park 

use.   

(iv) The Applicant shall enter into an agreement with FCPA, in a form 

acceptable to the County Attorney, setting forth the details of the 

dedication, facility construction, parking easement, and perpetual 

maintenance responsibilities of the park.  FCPA shall be responsible for 

maintenance and future replacement of the athletic field, fencing around 

the field, bleachers and standard FCPA field lights and the area between 

the field and the adjacent streets/drive aisles.  The Applicant shall be 

responsible for maintenance of any non-standard field lights, the parking 

spaces in Buildings C3 or C4, and the streets/drive aisles surrounding the 

fields until such time as they may be accepted into the State’s Secondary 

Street network. 
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(v) In the event land subject to pending rezoning application RZ 2011-HM-

013 and identified as Tax Map 29-3 ((1)) 3B receives rezoning approval 

which includes provision of an athletic field designed to meet the athletic 

field expectations of the Property and the land subject to RZ 2011-HM-

013, the obligation of the Applicant to provide an athletic field on the 

Property as described in Paragraphs C (i) through (iii) shall be null and 

void.  Instead the Applicant shall have the option to develop the land 

between Meridian Street and Boone Boulevard with residential uses as 

shown as Option 1 or Option 2 on Sheet C-11 of the CDP.  

62. Private Amenities and Recreation Facilities for Residents. The Applicant shall provide 

on-site recreational facilities for the future residents of the Property.  In fulfillment of 

requirements pursuant to Paragraph 2 of Section 6-508 of the Zoning Ordinance 

regarding developed recreational facilities, the Applicant shall expend a minimum of 

$1,800.00 per market-rate and workforce residential unit on such recreation facilities.  

Prior to final bond release for each residential building, the balance of any funds not 

expended on-site, as determined by DPWES shall be contributed to the FCPA for the 

provision of recreation facilities serving Tysons Corner. 

The specific facilities and amenities to be provided for each individual residential 

building or shared between two or more buildings, which shall be for the use and 

enjoyment of those building(s) residents, shall be determined at the time of FDP 

approval.  Amenities to be provided may include but not be limited to:  

 

A. Private exterior recreational areas/courtyards on the upper level of the parking 

podiums and/or on the rooftops, as determined at the time of FDP approval, with 

seating areas, specialty landscaping, lawn and/or shaded areas and hardscape 

areas. 

B. Private exterior recreational area on the roof or podium level with facilities such 

as a swimming pool, lounge deck, and shade structure; 

C. Interior fitness center(s) with exercise equipment such as stationary bikes, 

treadmills, weight machines, free weights, etc.,; and  

D. Clubroom(s) for resident gatherings and/or media/entertainment center. 

PUBLIC FACILITIES 

 

63. Public Use.   

A. The Applicant shall dedicate in fee simple to the Board of Supervisors an 

approximately 29,808 square foot area located on part of property identified on 

the 2016 Tax Maps as 29-3 ((1)) 3B (“Parcel 3B”), shown as the Alternate 

Substation Dedication Area on Sheet C-8 of the CDP, for a Dominion Virginia 

Power substation (the “Substation”).  The Applicant shall further grant to the 

Board of Supervisors in a form and substance acceptable to the Board of 
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Supervisors, necessary temporary construction, access easements, transmission 

and distribution line easements, as well as an easement to accommodate the 

temporary relocation of the Vesper Trail on Parcel 3B, as shown on Exhibit __, to 

accommodate the construction, operation and maintenance of the Substation and 

associated transmission and distribution facilities.  The deed conveying the 

Alternate Substation Dedication Area and the required easements, shall be 

provided to Fairfax County within 90 calendar days after the Board of Supervisors 

approval of this Rezoning.  Subsequently, the County shall place the deed in 

escrow.  The deed shall be recorded no sooner than March 1, 2018 provided 

Fairfax County: (a) provides the Applicant with seven (7) months written notice 

by certified mail of the request for dedication; and (b) Fairfax County has 

approved the requisite subdivision prior to dedication.  All necessary documents 

requiring authorization from the Applicant, its successors or assigns, for filing any 

requisite zoning, special exception, FDP, subdivision, and site plan applications to 

gain approval of the Substation use by others shall be provided upon demand by 

Fairfax County.   

B. The Applicant reserves the right to pursue an alternative dedication of land for the 

Substation in connection with pending rezoning applications RZ 2011-HM-013 

and pending rezoning application RZ 2011-HM-027 (“Alternative B”).  The 

ability to exercise this alternative shall be subject to the following conditions:   

(i) The Applicant diligently pursues rezoning RZ 2011-HM-013 between the 

approval of this Rezoning and September 30, 2017. 

(ii) Pending Rezonings RZ 2011-HM-013 and RZ 2011-HM-027 are approved 

by the Board of Supervisors by September 30, 2017, with such approval to 

include proffers requiring the dedication of land and  necessary temporary 

construction, access easements, transmission and distribution line 

easement for the construction, operation and maintenance of the 

Substation and associated transmission and distribution facilities in a form 

and substance acceptable to the County as well as an easement to 

accommodate the temporary relocation of the Vesper Trail. 

Should the Applicant exercise Alternative B, upon the Board of Supervisors 

approval of RZ 2011-HM-013 and RZ 2011-HM-027, the deed held in escrow 

pursuant to Paragraph A above shall be released to the Applicant and shall be null 

and void. 

 
C. Notwithstanding the foregoing, if approval of RZ 2011-HM-013 and RZ 2011-

HM-027 does not occur by September 30, 2017, the timeframes specified in 

Paragraph B above may be extended by Fairfax County at its sole discretion. 

D. In the event that Fairfax County determines that the Substation will not be 

provided at this location, then the dedicated land may be used for another 

public/community use as may be mutually agreed upon by the Applicant and 

Fairfax County.   



Page 55 

 

 

64. Public School Contribution. Per the Residential Development Criteria Implementation 

Motion adopted by the Board of Supervisors on September 9, 2002, and revised July, 

2006, the Applicant shall contribute $11,749 per expected student (based on a ratio of 

0.100 students per residential unit) to the Fairfax County School Board to be utilized for 

capital improvements to schools that serve the Tysons Corner area. Such contribution 

shall be made on or before the issuance of the first RUP for each residential building on 

the Property and shall be based on the actual number of dwelling units built in each 

building. 

If, prior to site plan approval for a respective residential building, Fairfax County should 

modify, on a county-wide basis, the expected ratio of students per subject multi-family 

unit or the amount of the contribution per student, the amount of the contribution shall be 

modified for that building to reflect the then current ratio and/or contribution. This 

contribution is not subject to the provisions of Proffer 71.  If the County should decrease 

the ratio or contribution amount, the amount of the contribution shall be decreased to 

reflect the current ratio and/or contribution. 

STORMWATER MANAGEMENT 

65. Stormwater Management.   

A.  Stormwater Management ("SWM") measures for the Property shall be designed 

to protect receiving waters downstream of Tysons Corner by reducing runoff from 

impervious surfaces using a progressive approach.  This progressive approach 

shall, to the maximum extent practicable, subject to the determination of the 

Department of Public Works and Environmental Services (DPWES), retain on-

site and/or reuse the first inch of rainfall.  Proposed SWM and Best Management 

Practice ("BMP") facilities shall follow a tiered approach as identified by the 

County which may include, but are not limited to, infiltration facilities (where 

applicable), rainwater harvesting/detention vaults, runoff reducing and other 

innovative BMPs.  

Plans submitted subsequent to this rezoning shall identify the use of certain Low 

Impact Development ("LID") techniques that will aid in runoff volume reduction 

and promote reuse throughout the site. As a part of the LID techniques proposed, 

the Applicant shall provide intensive and/or extensive green roofs , bio-retention 

(traditional and urban) areas, soil amendments, dry swales, pervious 

hardscapes/streetscapes, and infiltration (where site conditions allow). 

 

Additionally, the SWM facilities shall be designed to accommodate not just the 

pre-developed (existing) peak release rates, but also strive to preserve and/or 

improve the pre-developed (existing) runoff volumes and reduce pollutant runoff 

as contemplated within the stormwater management-related credits of the 

project’s registered version of the U.S. Green Building Council’s applicable 

Leadership in Environmental Education and Design (LEED®) rating system (e.g., 
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for LEED-NC 2009, the Stormwater Design-Quantity Control and Stormwater 

Design-Quality Control credits [Sustainable Sites 6.1 and 6.2]); understanding the 

Applicant may, at its own discretion, opt into using the most current LEED 

standards.  The above noted SWM Facilities shall be designed, to the maximum 

extent practicable, to meet the requirements of the stormwater management-

related credits of the project’s registered version (or the most current version of 

the U. S. Green Building Council’s applicable LEED rating system as allowed 

above) for each building/phase of the development based upon the LEED 

Boundary identified with each building/phase.   

 

B. At the time of each FDP, the Applicant shall provide calculations for that phase 

showing the proposed volume reductions and shall work cooperatively with 

DPWES and DPZ to ensure that the stormwater management measures that would 

be sufficient to meet the requirements of the aforementioned LEED credits will be 

provided and that the first inch of rainfall will be retained or reused to the 

maximum extent practicable.  Supporting information shall be included, as part of 

each FDP submission, that is of sufficient detail, subject to DPWES’s 

determination in coordination with the Environment and Development Review 

Branch of DPZ, to demonstrate the viability of the proposed stormwater 

management strategy for the area subject to the FDP.  This information shall 

include the following: 

(i) For any BMP involving infiltration of water into the ground, soil testing 

information documenting that the soil will be able to support the proposed 

infiltration measure(s). 

(ii) For any measure involving storage and reuse of stormwater runoff, 

documentation supporting assumed levels of water usage. 

C. The requirements of Paragraph B may be met on an individual building basis (to 

include consideration of any associated parking, roadway and/or courtyard areas) 

or be based upon the total area of the Property. Extended detention facilities and 

extended release techniques may be used to augment the proposed volume 

reductions.   It is further understood that interim or temporary SWM and BMP 

measures may be required during any interim phase of the Proposed 

Development. 

Each FDP shall include the location and preliminary design of the SWM facilities 

including the access points to underground vaults.  Access points, detailed at the 

time of FDP, shall be located outside of the landscape amenity panel and sidewalk 

zone of the streetscape, wherever possible.. 

 

D. With each subsequent site plan, the Applicant shall provide refined calculations 

illustrating general conformance with the proposed volume reductions shown on 

the FDP.  The specific SWM facilities shall be determined at the time of site plan, 

and as may be approved by the DPWES. While it is anticipated that compliance 

with the goal of retaining and/or reusing the first inch of rainfall and meeting the 
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requirements of the aforementioned LEED credits will be confirmed at site plan 

by utilizing the proposed retention credits identified by the County as part of its 

stormwater spreadsheet, the Applicant reserves the right to utilize any 

combination of LID measures (existing and future) to meet this goal, subject to 

the review and approval of DPWES.  Similarly, if all other County suggested 

stormwater alternatives have been considered, but have not achieved the stated 

goals, the Applicant reserves the right to over detain the runoff from a one-inch 

rainfall to a release rate that mimics that of a "good" forested condition. 

Where it is the Applicant's intent to use a rainwater harvesting system ("RWHS") 

for stormwater credit, variations in reuse water demand may create fluctuations in 

draw down of the RWHS tank(s).  If storage time will exceed 10 days, due to 

seasonal variation in demand, the Applicant shall have the right to discharge 

excess volumes off site during non-rainfall periods in a manner and at release 

rates as allowed by the PFM or as approved by the Director of DPWES.  To the 

extent practicable, such discharges shall mimic release rates from a good forested 

condition for a significant majority of rainfall events, and/or excess volume shall 

be directed to other facilities using a "treatment train" approach, if possible, as 

approved by the Director of DPWES.  If for any reason the designed dedicated 

end use(s) becomes unavailable because of some change, the Applicant shall 

provide an approved alternative end use or install a properly designed BMP 

treatment system to achieve runoff reduction and treatment of the runoff. 

 

66. Tree Replacement.   As shown on the CDP, the Applicant is requesting a modification 

of PFM Section 12-0505.6B to allow for trees located above any proposed 

percolation trench or bio-retention area to count toward the 10-year tree canopy 

requirement.  In the event that any of the said trees may need to be removed for 

maintenance or repair of those facilities, the Applicant s h a l l  replace removed 

trees as determined by the UFMD to sustain the 10-year canopy UFMD to sustain the 

10-year canopy. 

MISCELLANEOUS 

67. Environmental Site Assessment.  Prior to FDP approval for each of Buildings C1, C2, 

C3, and C4, the Applicant shall submit an environmental site assessment to the Chief of 

the Environment and Development Review Branch ("EDRB") of DPZ identifying any 

areas in need of remediation due to automobile dealership use and establishing a plan and 

timeline for remediation.  

68. Zoning Administrator Consideration.  Notwithstanding the foregoing, upon 

demonstration by the Applicant that, despite diligent efforts or due to factors beyond the 

Applicant’s control, the required transportation, publicly accessible park areas, athletic 

field improvements, or other proffered improvements have been delayed (due to, but not 

limited to an inability to secure necessary permission for utility relocations and/or VDOT 

approval for traffic signals, necessary easements, site plan approval, etc.) beyond the 

timeframes specified, the Zoning Administrator may agree to a later date for completion 

of these  improvement(s). 
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69. Condemnation Procedures.  The development of the Property in accordance with these 

Proffers anticipates the acquisition of property, rights-of-way and/or easements from 

parcels that are not part of the Property (collectively referred to as the “Off-Site 

Parcels”). Unless the Proffer states otherwise, the Applicant shall use its good faith 

efforts and offer a reasonable fair market value for said property, right-of-way and/or 

easements. In the event the Applicant is not able to acquire the property, rights-of way 

and/or easements from the Off-Site Parcels necessary to fulfill the obligations described 

herein, the Applicant shall demonstrate its efforts in writing and submit a written request 

to Fairfax County to acquire the property, rights-of way and easements by means of its 

condemnation powers. 

In conjunction with any such request, the Applicant shall forward to the appropriate 

County agency: (a) plat, plans and profiles showing the necessary property, rights-of way 

and/or easements to be acquired; (b) an appraisal, prepared by a MAI (Member of the 

Appraisal Institute) independent appraiser approved by the County, of the value of the 

property, rights-of way and/or easements to be acquired and of all damages, if any, to the 

residue of the Off-Site Parcel; (c) a sixty (60) year title search certificate of the Off-Site 

Parcel from which the property, rights-of way and/or easement is to be acquired; and (d) 

cash in an amount equal to appraised value of the property, rights-of-way and easements 

and of all damages to the residue of the Off-Site Parcel; and (e) a copy of written offers 

and counteroffers and evidence of owners refusal of such offers and counteroffers. In the 

event the Owner of the Off-Site Parcel is awarded more than the appraised value of the 

Off-Site Parcel and of the damages to the residue in a condemnation suit, the Applicant 

shall pay the amount of the award in excess of cash amount to the County within fifteen 

(15) calendar days of said award. It is understood that the Applicant upon demand shall 

pay all other costs incurred by the County in acquiring the easements to the County. 

  

Prior to and during any potential condemnation proceedings, the Applicant, its successors 

and assigns, shall be permitted, at its own risk, to submit, process and receive approval of 

the Site Plan and related subdivision plat(s), easement plats, development permits, 

building plan approvals and building permits for other portions of the Property. 

 

70. Metrorail Tax District Buyout for Certain Residential Uses.  At least sixty days prior to 

registration with the Common Interest Community Board of any residential condominium 

documents that would change the use of all or any portion of the Property that either i) is 

zoned to permit multi-family residential use but is not yet used for that purpose or ii) 

from use as a multi-family residential real property that is primarily leased or rented to 

residential tenants or other occupants by an owner who is engaged in such a business, in 

either case therefore taxable for purposes of the now existing Phase I Dulles Rail 

Transportation Improvement District (the "Phase I District") to a use that is not subject to 

the Phase I District tax, the Applicant shall provide a written notice to the Director of the 

Real Estate Division of the Fairfax County Department of Tax Administration advising 

that the Applicant intends to register such condominium documents for that portion of the 

Property.  Prior to registering the condominium documents, the Applicant shall pay to 

Fairfax County a sum equal to the then-present value of Phase I District taxes estimated 

by the County to be lost as a result of that change in use.  
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71. Adjustment in Contribution Amounts.  All monetary contributions, except those in 

Proffers 42, 43, and 64, or as may be further specified in these Proffers, shall adjust on a 

yearly basis from the base month of January 2018 and change effective each January 1 

thereafter, based on changes in the Consumer Price Index for all urban consumers [1982-

84=100] (not seasonally adjusted) (“CPI-U”), both as permitted by VA. Code Ann. 

Section 15.2-2303.3.   

72. Advanced Density Credit.  Advanced density credit is reserved consistent with the 

provisions of Par. 4 of Sect. 2-308 of the Zoning Ordinance for all eligible dedications 

described herein or as may be required by Fairfax County or VDOT.  

73. Severability.  Pursuant to Section 18-204 of the Zoning Ordinance, any portion of the 

Property may be the subject of a PCA, Special Exception (“SE”), Special Permit (“SP”), 

or FDPA without joinder and/or consent of the owners of the other portions of the 

Property, provided that such PCA, SE, SP or FDPA does not materially adversely affect 

the other phases. Previously approved zoning applications applicable to the balance of the 

Property that is not the subject of such a PCA, SE, SP or FDPA shall otherwise remain in 

full force and effect. 

74. Successors and Assigns.  These Proffers will bind and inure to the benefit of the 

Applicant and their successors and assigns. Each reference to “Applicant” in this proffer 

statement shall include within its meaning and shall be binding upon Applicant’s 

successor(s) in interest and/or the owners from time to time of any portion of the Property 

during the period of their ownership.  Once portions of the Property are sold or otherwise 

transferred, the associated proffers become the obligation of the purchaser or other 

transferee and shall no longer be binding on the seller or other transferor. With respect to 

any portion of the Property subject to a COA, the COA shall have liability for 

performance of any applicable proffers, but not the individual condominium owners. 

75. Counterparts.  These Proffers may be executed in one or more counterparts, each of 

which when so executed and delivered shall be deemed an original, and all of which 

taken together shall constitute but one and the same instrument. 
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APPLICANT/TITLE OWNER OF  

TAX MAP 29-3 ((1)) 2C1, 2C2, 2D 

 

 

CARS-DB1, L.L.C., a Delaware limited liability company 

 

By: CARS-DBSPE1, Inc., its Manager 

 

 

 

_____________________________________ 

By: Catherine Potter 

Its: Senior Vice President 
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TITLE OWNER OF  

TAX MAP 29-3 ((1)) 5 PT. 

 

 

THE BOARD OF SUPERVISORS OF FARFAX 

COUNTY, VIRGINIA 

 

 

 

_____________________________________ 

By: Edward L. Long, Jr. 

Its: County Executive 
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PROPOSED DEVELOPMENT CONDITIONS 
 

January 4, 2017 
 

FDP 2011-HM-012 
 

 
If it is the intent of the Planning Commission to approve FDP 2011-HM-012 to 

permit an athletic field as a portion of a mixed use development associated with RZ 
2011-HM-012 located on Tax Map No. 29-3 ((1)) 2D, staff recommends that the 
Planning Commission condition the approval by requiring conformance with the 
following development conditions.  These conditions are in addition to the proffered 
commitment approved with RZ 2011-HM-012. 

 
1. Any plan submitted pursuant to this final development plan shall be in 

substantial conformance with the approved Final Development Plan (FDP) 
entitled “Dominion Square, Athletic Field, Final Development Plan, FDP 
2011-HM-012”, prepared by: WDG Architecture; VIKA Virginia, LLC, 
LandDesign, Inc., Wells and Associates, dated September 16, 2016 as 
revised through November 7, 2016, and these conditions.  Minor 
modifications to the approved FDP may be permitted pursuant to Par. 4 of 
Sect. 16-403 of the Zoning Ordinance. 
 

2. Bicycle parking facilities shall be installed across the at-grade public park 
in multiple locations, such as at the playground, the sports court, and the 
athletic field bleachers, subject to the approval of FCDOT and FCPA. 

APPENDIX 2 



Coun ty  o f  Fa i r f ax ,  V i rg in i a  
M E M O R A N D U M  

Office of the County Attorney 
Suite 549, 12000 Government Center Parkway 

Fairfax, Virginia 22035-0064 
Phone: (703) 324-2421; Fax: (703) 324-2665 

www. fair faxcounty. gov 

DATE: December 30, 2016 

TO: Bob Katai, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Jo Ellen Groves, Paralega 
Office of the County Attorney 

SUBJECT: Affidavit 
Application No.: RZ 2011-HM-012 
Applicant: CARS-DB1,LLC 
PC Hearing Date: 1/18/17 
BOS Hearing Date: 2/14/17 

REF.: 112201 

Attached is an affidavit which has been approved by the Office of the County Attorney for the 
referenced case. Please include this affidavit dated 12/29/16, which bears my initials and is 
numbered 112201b, when you prepare the staff report. 

Thank you for your cooperation. 

Attachment 
cc: (w/attach) Domenic Scavuzzo, Planning Technician I (Sent via e-mail) 

Zoning Evaluation Division 
Department of Planning and Zoning 

\\sl7PROLAWPGC01\Documents\112201.001\JEG\Affidavits\867467.doc 
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REZONING AFFIDAVIT 

DATE: December 29, 2016 
(enter date affidavit is notarized) 

I, Lynne J, Strobel. attorney/agent , do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] applicant 
[Z] applicant's authorized agent listed in Par. 1(a) below 

in Application No.(s): RZ 201 l-HM-012 _____ 
(enter County-assigned application number(s), e.g. RZ 88-V-001) 

and that, to the best of my knowledge and belief, the following information is true: 

1 (a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE 
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the application,* 
and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust, and all 
ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on behalf of any 
of the foregoing with respect to the application: 

(NOTE: All relationships to the application listed above in BOLD print must be disclosed. 
Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee, 
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of 
the parcel(s) for each owner(s) in the Relationship column.) 

NAME 
(enter first name, middle initial, and last 
name) 

CARS-DB1, L.L.C. 

Agents: John M. Weaver (FORMER) 
Linda T. Nguyen 
Jay M. Ferriero 
Catherine L. Potter 
Amy K. Dorrian 
Christopher J. Sokira 

• Erica B. Powers 

(check if applicable) [Z] 

ADDRESS 
(enter number, street, city, state, and 
zip code) 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

REL ATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Applicant/Title Owner of 
Tax Map 29-3 ((1)) 2C1, 2C2, 2D 

There are more relationships to be listed and Par. 1 (a) is 
continued on a "Rezoning Attachment to Par. 1(a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the 
condominium. 

** List as follows: Name of trustee. Trustee for (name of trust, if applicable), for the benefit of: (state name of each 
beneficiary). 

>RM RZA-1 Updated (7/1/06) 



DATE: 

Rezoning Attachment to Par. 1(a) 

December 29. 2016 
(enter date affidavit is notarized) 

Page 1 of 3 

IVZZJDI-I" 

for Application No. (s): RZ201 l-HM-012 
(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME ADDRESS 
(enter first name, middle initial, and last (enter number, street, city, state, and zip 
name) 

VIKA, Incorporated 

Agents: John F. Amatetti 
Robert R. Cochran 
P. Christopher Champagne 

VIKA Virginia, LLC 

Agents: John F. Amatetti 
P. Christopher Champagne 
Robert R. Cochran 
Michael D. Benton 
J. Thomas Harding 
Franklin E. Jenkins 
Jeffrey A. Kreps 
Nelson P. Kirchner 
Anthony C. Morse (FORMER) 
Joseph D. Amatetti 
Biyan D. Cichocki 
Douglas L. Koeser 
Andrea R. Crossett 
Stephen E. Crowell 
John A. Walsh 

WDG Architecture, PLLC 

Agents: Siti N. Abdul-Rahman 
C.R. George Dove 
Eric J. Liebmann 
Rocio Sanchez Seijas (FORMER) 

LandDesign, Inc. 

Agents: Peter R. Crowley 
Gabriella (nmi) Canamar 
Stephanie A. Pankiewicz 
Khristine F. Giangrandi 
Ralph Joseph Giangrandi, III 

(check if applicable) [Z] 

code) 

8180 Greensboro Drive, #200 
Tysons, VA 22102 

8180 Greensboro Drive, #200 
Tysons, VA 22102 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Engineer/Agent 

Engineer/Agent 

1025 Connecticut Avenue, NW 
Washington, DC 20036 

Architect/Agent 

200 S. Peyton Street 
Alexandria, VA 22314-2813 

Landscape Architect/Agent 

There are more relationships to be listed and Par. 1(a) is continued further 
on a "Rezoning Attachment to Par. 1 (a)" form. 

FORM RZA-1 Updated (7/1/06) 



DATE: 

Rezoning Attachment to Par. 1(a) 

December 29. 2016 

Page 2 of 3 
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for Application No. (s): 

(enter date affidavit is notarized) 

RZ 201 l-HM-012 
(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and last 
name) 

M. J. Wells and Associates, Inc. 

Agents: Terence J. Miller 
Robin L. Antonucci 
Christopher R. Kabatt 
Michael R. Pinkoske 
Samuel W. Beneck (FORMER) 
Courtney J. Menjivar 
Justin B. Schor 
Grady P. Vaughan 
John F. Cavan 

Walsh, Colucci, Lubeley & Walsh, P.C. 

Agents: Martin D. Walsh 
Lynne J. Strobel 
Timothy S. Sampson (FORMER) 
M, Catharine Puskar 
Sara V. Mariska 

• G. Evan Pritchard (FORMER) 
Andrew A. Painter 
Matthew J. Allman 
Robert D. Brant 
Elizabeth D. Baker 
Inda E. Stagg 
Elizabeth A. Nicholson (FORMER) 
Amy E. Friedlander 

ADDRESS RELATIONSHIP(S) 
(enter number, street, city, state, and zip (enter applicable relationships 
code) listed in BOLD above) 

1420 Spring Hill Road, Suite 610 
Tysons, VA 22102 

Transportation Consultant/Agent 

2200 Clarendon Boulevard, Suite 1300 
Arlington, VA 22201 

Attorneys/Planners/Agents 

Attorney/Agent 
Attorney/Agent 
FORMER Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
FORMER Attomey/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Planner/Agent 
Planner/Agent 
FORMER Planner/Agent 
Planner/Agent 

LPC Commercial Services, Inc. 101 Constitution Avenue, NW Consultant/Agent 
Suite 325 East 

Agents: Bari S. Nichols Washington, D.C. 20001 
Donald E. Bowers, Jr. 

(check if applicable) [ ] There are more relationships to be listed and Par. 1(a) is continued further 
on a "Rezoning Attachment to Par. 1(a)" form. 

FORM RZA-1 Updated (7/1/06) 



for Application No. (s): 

Rezoning Attachment to Par. 1(a) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

RZ 201 l-HM-012 
(enter County-assigned application number (s)) 
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(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and last 
name) 

Cooley LLP 

Agents: Antonio J. Calabrese, Esq. 
Mark C. Looney, Esq. 
Colleen P. Gillis, Esq. 
Jill S. Parks, Esq. 
Brian J. Winterhalter, Esq. 
Amanda R. Williams, Esq. 
Ben I. Wales, Planner 
Molly M. Novotny, Planner 
Matthew S. Diana, Planner 
Jason L. Beske, Planner 
Samantha R. Steketee, Planner 

ADDRESS 
(enter number, street, city, state, and zip 
code) 

11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Attorney/Agent 

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

There are more relationships to be listed and Par. 1(a) is continued further 
on a "Rezoning Attachment to Par. 1(a)" form. 



REZONING AFFIDAVIT 

DATE; December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-012 
(enter County-assigned application number(s)) 

1(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders, and if the corporation is 
an owner of the subject land, all of the OFFICERS and DIRECTORS of such corporation: 

(NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE 
INVESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
CARS-DB1, L.L.C. 
8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
(1) CARS-DBSPE1, Inc., Member 
(2) Capital Automotive L.P., Member 

Page Two 
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NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(1) CARS-DBSPE1, Inc., Manager 
(2) Capital Automotive L.P., Manager 
(3) Capital Automotive Real Estate Services, Inc., Manager 

(check if applicable) K] There is more corporation information and Par. 1(b) is continued on a "Rezoning 
Attachment 1(b)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-l Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2011-HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(1) CARS-DBSPE1, Inc. 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[Z] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
(4) Capital Automotive LLC 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 

Jay M. Ferriero, President & COO; William J. Beck IV, SVP & Dir of Acquisitions; Catherine L. Potter, SVP, Sec & OC; Erica B. 
Powers, SVP & CAO; Michael J. Sodo, FORMER SVP, Treas & Dir of Fin Reptg; Christopher J. Sokira, SVP & Dir of Portfolio Mgmt; 
John M. Weaver, FORMER Chief Risk Officer, GC & EVP; David (nmi) Luski, FORMER SVP, Director; Jean Marie Apruzzese, 
FORMER SVP; Brian T. Summers, FORMER SVP, Director; Amy IC. Dorrian, VP 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(4) Capital Automotive LLC 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[Z] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
(5) Flag Fund V LLC, member 
(6) BSREP CARS Sub-Pooling, LLC, member 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

Capital Automotive Real Estate Services, Inc., Company Manager (owns less 10% of Capital Automotive LLC) 
Jay M. Ferriero, President & COO; William J. Beck IV, SVP & Dir of Acquisitions; Catherine L. Potter, SVP, Sec & GC; Erica 
B. Powers, SVP & CAO; Christopher J. Sokira, SVP & Dir of Portfolio Mgmt; Amy K. Dorrian, VP 

FORMER OFFICERS/DIRECTORS: David (nmi) Luski, President; Jean Marie Apruzzese, EVP, CAO & Sec; Paul (nmi) 
McEvoy, SVP &Asst Sec; Brian T. Summers, VP & Treasurer; Andrew E. Peltz, VP & Asst Sec. Directors: Jean Marie 
Apruzzese, David Gray, David (nmi) Luski, Paul (nmi) McEvoy, Andrew E. Peltz, Brian T. Summers 

(check if applicable) [Z] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 
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Rezoning Attachment to Par. 1(b) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2011-HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(5) Flag Fund V LLC 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[Z] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
Member: BSREP CARS Sub-Pooling LLC (6) 

FORMER MEMBERS: DRA G&I Flag Fund V Real Estate Investment Trust and Fund V/Co-Investment Real Estate 
Investment Trust 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 

Page 2 of_ 
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NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(3) Capital Automotive Real Estate Services, Inc. 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
(2) Capital Automotive L.P. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

• Jay M. Ferriero, President & CEO; William J. Beck IV, SVP & Dir of Acquisitions; Catherine L. Potter, SVP, Sec & GC; Erica B. J Powers, SVP, Treasurer & CAO; Christopher J. Sokira, SVP & Dir of Portfolio Mgmt; Amy K. Dorrian, VP; Roger Stattel, VP 

(check if applicable) [Z] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

FORM RZA-1 Updated (7/1/06) 



Page 3 of 
Rezoning Attachment to Par. 1(b) 

DATE: December 29. 2016 ivzzab 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(7) OP LP LLC 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[V] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
(6) BSREP CARS Sub-Pooling LLC 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(6) BSREP CARS Sub-Pooling LLC 

250 Vesey Street, 15th Floor 
New York, NY 10281 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are mom than 10 shareholders, but no shareholder owns 10% or more of any class of 

' stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
BSREP CARS Co-Invest REIT LLC (There are more than 100 unitholders in this REIT, none of whom own more than 10% of 
CARS-DB1, L.L.C.) 
BSREP CARS Borrower LLC (owns less than 10% of CARS-DB1, L.L.C.) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [Z] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 

FORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: December 29, 2016 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2011-HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VIKA, Incorporated 
8180 Greensboro Drive, Suite 200 
Tysons, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[Z] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below, 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U. 
Oliver, P. Christopher Champagne, Michael D. Benton, Edmund J. Ignacio 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
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NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VIKA Virginia, LLC 
8180 Greensboro Drive, #200 
Tysons, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U. 
Oliver, P. Christopher Champagne, Michael D. Benton, Edmund J. Ignacio 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [Z] There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

FORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: December 29, 2016 
(enter date affidavit is notarized) 

for Application No, (s): RZ 201 l-HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, Street, city, state, and zip code) 
LandDesign, Inc. 
200 S. Peyton Street 
Alexandria, VA 22314 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[V] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Peter R. Crowley 
Dale C. Stewart 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
M. J. Wells & Associates, Inc. 
1420 Spring Hill Road, Suite 610 
Tysons, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[Z] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
M. J. Wells & Associates, Inc. Employee Stock Ownership Trust (ESOT). All employees are eligible plan participants; 
however, no one employee owns 10% or more of any class of stock. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [Z] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 
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Rezoning Attachment to Par. 1(b) 

DATE: December 29, 2016 
(enter date affidavit is notarized) 

Page 6 of 

UZZJDtb 

for Application No. (s): RZ 201 l-HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Walsh, Colucci, Lubeley & Walsh, P.C. 
2200 Clarendon Boulevard, Suite 1300 
Arlington, VA 22201 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
|V] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Wendy A. Alexander 
David J. Bomgardner 
E. Andrew Burcher 
Thomas J. Colucci 
Michael J. Coughlin 
Peter M. Dolan, Jr. 

Jay du Von 
William A. Fogaity 
John H. Foote 
H. Mark Goetzman 
Biyan H. Guidash 
Michael J. Kalish 

J. Randall Minchew 
Andrew A. Painter 

• G. Evan Pritchard (FORMER) 
M. Catharine Puskar 
John E. Rinaldi 
Kathleen H. Smith 

Lynne J. Strobel 
Garth M. Wainman 
Nan E. Walsh 
Effective 1/1/17, additional 
shareholders: 
Sara V. Mariska 
Charles E. McWilliams 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
WDG Architecture, PLLC 
1025 Connecticut Avenue, NW 
Washington, DC 20036 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Managing Members: Malcolm D. Dixon, Frederick B. Hammann II, Eric J. Liebmann, Jeffrey A. Morris, Robert C. Keane, Siti N. 
Abdul-Rahman, Sean M. Stadler 
Members: Raymond L. Woerner, Steven S. Schwartzman 
FORMER Managing Members: C. R. George Dove, Marc Nathanson (nmi) 
FORMER Members: Siti N. Abdul-Rahman, Sean M. Stadler 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) K] There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

FORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: December 29, 2016 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
LPC Commercial Services, Inc. 
101 Constitution Avenue, NW 
Suite 325 East 
Washington, D.C. 20001 

DESCRIPTION OF CORPORATION: (check one statement) 
[Z] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
A. Mack Pogue 
William C. Duvall 
William H. Hickey, Jr. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

Page 7 of_ 
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NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below, 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [ ] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

FORM RZA-1 Updated (7/1/06) 



REZONING AFFIDAVIT 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-012 
(enter County-assigned application number(s)) 

1(c). The following constitutes a listing*** of all of the PARTNERS, both GENERAL and LIMITED, in 
any partnership disclosed in this affidavit: 

PARTNERSHIP INFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
(2) Capital Automotive L.P. 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

(check if applicable) [ ] The above-listed partnership has no limited partners. 

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g. 
General Partner, Limited Partner, or General and Limited Partner) 

(4) Capital Automotive LLC, General Partner 

Limited Partners: 
(7) OP LP LLC 
(6) BSREP CARS Sub-Pooling LLC 

John M. Weaver 
Jay M. Ferriero 

Page Three 

WTZolb 

(check if applicable) [V] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
Attachment to Par. 1(c)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(c) 

DATE: December 29, 2016 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-012 
(enter County-assigned application number(s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [V] The ahove-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 
Gian-Michele a Marca Peter F. Burns Dan-en K. DeStefano 
Jane K. Adams Blain B. Butner Eric W. Doherty 
Peter M. Adams John T. Byrnes William P. Donovan Jr. 
Maureen P. Alger Robert T. Cahill Michelle C. Doolin 
DeAnna D. Allen Antonio J. Calabrese Joseph M. Drayton 
Mazda K. Antia Christopher C. Campbell Matthew P. Dubofsky 
Orion (nmi) Armon William L. Castleberry Christopher B. Durbin 
Gordon C. Atkinson Lynda K. Chandler John C. Dwyer 
Michael A. Attanasio Adam C. Chase Shannon M. Eagan 
Jonathan P. Bach Reuben H. Chen Erik S. Edwards 
Charles J, Bail' Dennis (nmi) Childs Ivor R. Elrifi 
Celia Goldwag Barenholtz William T. Christiansen II Gordon H. Empey 
Frederick D. Baron John A. Clark Sonya F. Erickson 
Matthew S. Bartus Sean M. Clayton Heidi A. Erlacher 
Michael D. Basile John A. Clendenin Mark C. Everiss 
Keith J. Berets Jeffrey L. Cohen Michael R. Faber 
Ann (nmi) Bevitt Thomas A. Coll Lester J. Fagen 
Laura Grossfield Birger Joseph W. Conroy Jesse D. Farmer 
Ryan E. Blair Christopher (nmi) Coulter Brent D. Fassett 
Thomas A. Blinka James R. Crabtree John R. Feore 
Nicholas (nmi) Bolter Carolyn L. Craig Christopher M. Finney 
Barbara L. Borden John W. Crittenden M. W. Fishburn Jr. 
Jodie M. Bourdet Janet L. Cullum Thomas J. Friel 
Wendy J. Brenner Nathan K. Cummings Francis M. Fryscak 
David (nmi) Bresnick John A. Dado Koji F. Fukumura 
Matthew J. Brigham Scott D. Dailard James F. Fulton Jr. 
James P. Brogan Benjamin G. Damstedt William S. Galliani 
Nicole C. Brookshire Craig E. Dauchy W. Andrew H. Gantt III 
Matthew D. Brown Mark J. Deem Eamonn J. Gardner 
Alfred L. Browne Louise M. Delahunty 
Matthew T. Browne Renee R. Deming 

• Karen E. Deschaine 

(check if applicable) K] There is more partnership information and Par, 1(c) is continued on a "Rezoning 
Attachment to Par. 1(c)" form. 
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Rezoning Attachment to Par. 1(c) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2011-HM-012 
(enter County-assigned application number(s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP (continued) 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [Z] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 

Jon E. Gavenman Jay R. Indyke Michael S. Levinson 
Bobby A. Ghajar Craig D. Jacoby Stephane (nmi) Levy 
Patrick E. Gibbs Eric C. Jensen Elizabeth L. Lewis 
Colleen P. Gillis Robert L. Jones Michael R. Lincoln 
Jonathon C. Glass Jeffrey M. Kaban James C. Linfield 
Todd J. Gluth Barclay J. Kamb Samuel M. Livermore 
Daniel I. Goldberg Richard S. Kanowitz Douglas P. Lobel 
Wendy C. Goldstein Kimberley J. Kaplan-Gross J. Patrick Loofbourrow 
Kathleen H. Goodhart Jeffrey S. Kan- Mark C. Looney 
Shane L. Goudey Joshua A. Kaufman Robert B. Lovett 
Jonathan G. Graves Sally A. Kay Haibo J. Lu 
Jacqueline I. Grise Natasha E. Kaye Edward J. Lukins 
Kenneth L. Guernsey Heidi L. Keefe Andrew P. Lustig 
Patrick P. Gunn David R. Kendall Nicola K. Maguire 
Divakar (nmi) Gupta Jason L. Kent Thomas O. Mason 
Sarah J. Guske Mehdi (nmi) Khodadad Joshua O. Mates 
Jeffrey M. Gutkin Charles S. Kim James J. Maton 
William N. Haddad Kevin M. King Mika Reiner Mayer 
John B. Hale Benjamin H. Kleine Michael J. McGrail 
Danish (nmi) Hamid Michael J. Klisch Becket (nmi) McGrath 
Laurence M. Harris Jason M. Koral John T. McKenna 
M. R. Hartman III Barbara A. Kosacz Bonnie W. McLeod 
Bernard L. Hatcher Kenneth J. Krisko Mark A. Medearis 
Matthew B. Hemington Carol D. Laherty Laura M. Medina 
Cathy Rae Hershcopf Mark F. Lambert Beatriz (nmi) Mejia 
Gordon K. Ho Matthew E. Langer Craig A. Menden 
Nicholas A. Hobson Samantha M. LaPine Erik B. Milch 
Paula E. Holland John G. Lavoie Chadwick L. Mills 
Lila W. Hope Brian F. Leaf David E. Mills 
C. Thomas Hopkins Pang (nmi) Lee J. Kevin Mills 
Reginald Ronald Hopkinson Robin J. Lee Barbara R. Mirza 
Richard M. Hopley Jamie K. Leigh Patrick J, Mitchell 
Mark M. Hrenya Natasha V. Leskovsek Ali M. Mojdehi 
Brendan J. Hughes Shira N. Levin Ann M. Mooney 
Christopher R. Hutter Alan (nmi) Levine Timothy J. Moore 

(check if applicable) [Z] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
Attachment to Par. 1(c)" form. 
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DATE: 

Rezoning Attachment to Par. 1(c) 

December 29. 2016 

Page 3 of 4 
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for Application No. (s): 

(enter date affidavit is notarized) 

RZ 201 l-HM-012 
(enter County-assigned application number(s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP (continued) 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) |V] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 

M. Howard Morse 
Phillip E. Morton 
Colm (nmi) Murphy 
Frederick T. Muto 
Danielle E. Naftulin 
Ryan E, Naftulin 
Jeremy M. Naylor 
Stephen C. Neal 
Ian (mni) O'Donnell 
Garth A. Osterman 
Rama (mni) Padmanabhan 
Kathleen M. Pakenham 
Timothy G. Patterson 
Matthew (nmi) Pavao 
Sarah E. Pearce 
Anne H. Peck 
David G. Peinsipp 
Nicole K. Peppe 
Kevin J. Perry 
Robert W. Phillips 
Susan C. Philpot 
Yvan-Claude J. Pierre 
Frank V. Pietrantonio 
Mark B. Pitchford 
Michael L. Piatt 
Christian E. Plaza 
Aaron M. Pomeroy 
Marya A. Postner 
Steven M. Przesmicki 
Seth A. Rafkin (FORMER) 
Frank F. Rahmani 
Marc A. Recht 
Michael G. Rhodes 
Michelle S. Rhyu 
Lyle D. Roberts 

(check if applicable) 

John W. Robertson 
Ricardo (nmi) Rodriguez 
Kenneth J. Rollins 
Kevin K. Rooney 
Stephen (nmi) Rosen 
Andrew E. Roth 
Adam J. Ruttenberg 
Akash (nmi) Sachdeva 
Thomas R. Salley 
Glen Y. Sato 
Martin S. Schenker 
Marc G. Schildkraut 
Michelle G. Schulman 
William J. Schwartz 
Ellen A. Scordino 
Audrey K. Scott 
Tene (nmi) Sealman 
John H. Sellers 
Ian R. Shapiro 
Michael N. Sheetz 
Carl C. Shoff (FORMER) 
Jordan A. Silber 
Brent B. Siler 
Ian D. Smith 
Stephen R. Smith 
Whitty Somvichian 
Wayne O. Stacy 
Anthony M. Stiegler 
Justin M, Stock 
Steven M. Strauss 
M. Anne Swanson 
C. Scott Talbot 
Mark P. Tanouiy 
Joseph Teja Jr. 
Gregory C. Tenhoff 
Michael E. Tenta 

[V] There is more partnership information 
"Rezoning Attachment to Par. 1(c)" form. 

Timothy S. Teter 
Michael R. Tollini 
Steven J. Tonsfeldt 
Michael S. Tuscan 
Jessica I. Valenzuela Santamaria 
Seth (nmi) Van Aalten 
Joseph J. Vaughan 
Miguel J. Vega 
Erich E. Veitenheimer 
Aaron J. Velli 
David A. Walsh 
Mark B. Weeks 
Mark R. Weinstein 
Thomas S. Welk 
Peter H. Werner 
Scott B. Weston 
Francis R. Wheeler 
John (nmi) Wilkinson 
Geoffrey T. Willard 
Andrew S. Williamson 
Peter J. Willsey 
Mark Windfeld-Hansen 
David J. Wittenstein 
Nancy H. Wojtas 
Amy M. Wood 
Jeffery P, Worley 
Nan (nmi) Wu 
Walter (nmi) Wu 
Summer J. Wynn 
Babak (nmi) Yaghmaie 
Jonathan (nmi) Yorke 
David R. Young 
Christina (nmi) Zhang 
Kevin J. Zimmer 

and Par. 1 (c) is continued further on a 

FORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(c) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-012 
(enter County-assigned application number(s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP (continued) 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [Z] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 

Robert M. McDowell 
Paul A. Roberts 
Marco A. Santori 
Avital Seahnan Tene 

Effective January 1, 2017, additional 
partners: 
Ben (nmi) Beerle 
Matthew (mni) Caplan 
Sarah (nmi) diFrancesca 
Carlton (nmi) Fleming 
Seth (nmi) Gottlieb 
Charles (nmi) Flaley 
Alan (nmi) Hambelton 
Jonie (nmi) Kondracki 
Siana (nmi) Lowrey 
Lowell (mni) Mead 
Phil (nmi) Mitchell 
Noah (nmi) Pittard 
Adam (nmi) Pivovar 
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(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

[ ] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
Attachment to Par. 1(c)" form. 



REZONING AFFIDAVIT 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No, (s): RZ 201 l-HM-012 
(enter County-assigned application number(s)) 

1 (d). One of the following boxes must be checked: 

[ ] In addition to the names listed in Paragraphs 1(a), 1(b), and 1(c) above, the following is a listing 
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land: 

[Z] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on the line below.) 

NONE. 

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 

FORM RZA-1 Updated (7/1/06) 
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Page Five 
REZONING AFFIDAVIT 

DATE: December 29. 2016 (\72X)(b 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-012 
(enter County-assigned application number(s)) 

3. That within the twelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate 
household, either directly or by way of partnership in which any of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any of those listed in Par. 1 above. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 
None 

(NOTE: Business or financial relationships of the type described in this paragraph that arise after the 
filing of this application and before each public hearing must be disclosed prior to the public 
hearings. See Par. 4 below.) 

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a 
"Rezoning Attachment to Par. 3" form. 

4. That the information contained in this affidavit is complete, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public hearing on this matter, I will reexamine this affidavit and provide any changed 
or supplemental information, including business or financial relationships of the type described 
in Paragraph 3 above, that arise on or after the date of this application. 

WITNESS the following signature: 

(check one) [ ] Applicpirt, [V] Applicant's Authorized Agent 

Lvnne J. Strobel. attorney/agent 
(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this _ 2~Zf day of zt46t>TTl>£u>l 2016, in the State/Comm. of 
Virginia. County/City of Arlington. 

My commission expires: 11/30/2019 

ORM RZA-1 Updated (7/1/06) 

fotary Public 

KIMBERLY K, F0LLIN 
Registration # 283945 

Notary Public 
_C0MM0NWEALTH OF VIRGINIA 



Coun ty  o f  Fa i r f ax ,  V i rg in i a  
M E M O R A N D U M  

Office of the County Attorney 
Suite 549, 12000 Government Center Parkway 

Fairfax, Virginia 22035-0064 
Phone: (703) 324-2421; Fax: (703) 324-2665 

www.fairfaxcounty.gov 

DATE: December 30, 2016 

TO: 

FROM: 

SUBJECT: Affidavit 
Application No.: FDP 2011-HM-012 
Applicant: CARS-DB1, L.L.C. 
PC Hearing Date: 1/18/17 
BOS Hearing Date: 2/14/17 

REF.: 137085 

Bob Katai, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

Jo Ellen Groves, ParalegE 
Office of the County Attorney 

Attached is an affidavit which has been approved by the Office of the County Attorney for the 
referenced case. Please include this affidavit dated 12/29/16, which bears my initials and is 
numbered 137085b, when you prepare the staff report. 

Thank you for your cooperation. 

Attachment 
cc: (w/attach) Domenic Scavuzzo, Planning Technician I (Sent via e-mail) 

Zoning Evaluation Division 
Department of Planning and Zoning 

\\sl7PROLAWPGC01\Documents\137085\JEG\Affidavits\867470.doc 



REZONING AFFIDAVIT , 
\*5l(%sb 

DATE: December 29, 2016 
(enter date affidavit is notarized) 

I, Lvnne J. Strobel. attornev/agent ___, do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] applicant 
[•/] applicant's authorized agent listed in Par. 1(a) below 

in Application No,(s): FDP 2011-HM-012 
(enter County-assigned application number(s), e.g. FDP 88-V-001) 

and that, to the best of my knowledge and belief, the following information is true: 

1 (a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE 
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the application,* 
and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust, and all 
ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on behalf of any 
of the foregoing with respect to the application: 

(NOTE: All relationships to the application listed above in BOLD print must be disclosed. 
Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee, 
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of 
the parcel(s) for each owner(s) in the Relationship column.) 

NAME ADDRESS RELATIONSHIP(S) 
(enter first name, middle initial, and last (enter number, street, city, state, and (enter applicable relationships 
name) zip code) listed in BOLD above) 

CARS-DB1, L.L.C. 8270 Greensboro Drive, Suite 950 Applicant/Title Owner of 
McLean, VA 22102 Tax Map 29-3 ((1)) 2D 

Agents: Linda T. Nguyen 
Jay M. Ferriero 
Catherine L. Potter 
Amy K. Dorrian 
Christopher J. Sokira 

• Erika B. Powers 

(check if applicable) K] There are more relationships to be listed and Par. 1 (a) is 
continued on a "Rezoning Attachment to Par. 1 (a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the 
condominium. 

** List as follows: Name of trustee. Trustee for (name of trust, if applicable), for the benefit of: (state name of each 
beneficiary). 

iRM FDPA-1 Updated (7/1/06) 
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DATE: 

Rezoning Attachment to Par. 1(a) 

December 29. 2016 
(enter date affidavit is notarized) 

\37ogsb 

for Application No, (s): FDP 201 l-HM-012 
(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and last 
name) 

VIKA, Incorporated 

Agents: John F. Amatetti 
Robert R. Cochran 
P. Christopher Champagne 

VIKA Virginia, LLC 

Agents: John F. Amatetti 
P. Christopher Champagne 
Robert R. Cochran 
Michael D. Benton 
J. Thomas Harding 
Franklin E. Jenkins 
Jeffrey A. Kreps 
Nelson P. Kirchner 
Anthony C. Morse (FORMER) 
Joseph D. Amatetti 
Bryan D. Cichocki 
Douglas L. Koeser 
Andrea R. Crossett 
Stephen E. Crowell 
John A. Walsh 

WDG Architecture, PLLC 

Agents: Siti N. Abdul-Rahman 
C.R. George Dove 
Eric J. Liebmann 
Rocio Sanchez Seijas (FORMER) 

LandDesign, Inc. 

Agents: Peter R. Crowley 
Gabriella (nmi) Canamar 
Stephanie A. Pankiewicz 
Khristine F, Giangrandi 
Ralph Joseph Giangrandi, III 

(check if applicable) [M] 

ADDRESS 
(enter number, street, city, state, and zip 
code) 

8180 Greensboro Drive, #200 
Tysons, VA 22102 

8180 Greensboro Drive, #200 
Tysons, VA 22102 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Engineer/Agent 

Engineer/Agent 

1025 Connecticut Avenue, NW 
Washington, DC 20036 

Architect/Agent 

200 S. Peyton Street 
Alexandria, VA 22314-2813 

Landscape Architect/Agent 

There are more relationships to be listed and Par. 1(a) is continued further 
on a "Rezoning Attachment to Par. 1(a)" form. 

FORM FDPA-1 Updated (7/1/06) 



for Application No. (s): 

Rezoning Attachment to Par. 1(a) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

FDP 201 l-HM-012 
(enter County-assigned application number (s)) 

Page 2 of 3 

l37o?sb 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and last 
name) 

M. J. Wells and Associates, Inc. 

Agents: Terence J. Miller 
Robin L. Antonucci 
Christopher R. Kabatt 
Michael R. Pinkoske 
Courtney J. Menjivar 
Justin B. Schor 
Grady P. Vaughan 
John F. Cavan 

Walsh, Colucci, Lubeley & Walsh, P.C. 

Agents: Martin D. Walsh 
Lynne J. Strobel 
M. Catharine Puskar 
Sara V. Mariska 

% G. Evan Pritchard (FORMER) 
Andrew A. Painter 
Matthew J. Allman 
Robert D. Brant 
Elizabeth D. Baker 
Inda E. Stagg 
Amy E. Friedlander 

ADDRESS 
(enter number, street, city, state, and zip 
code) 

1420 Spring Hill Road, Suite 610 
Tysons, VA 22102 

2200 Clarendon Boulevard, Suite 1300 
Arlington, VA 22201 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Transportation Consultant/Agent 

Attorneys/Planners/Agents 

Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
FORMER Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Planner/Agent 
Planner/Agent 
Planner/Agent 

LPC Commercial Services, Inc. 101 Constitution Avenue, NW Consultant/Agent 
Suite 325 East 

Agents: Bari S. Nichols Washington, D.C. 20001 
Donald E. Bowers, Jr. 

(check if applicable) [ ] There are more relationships to be listed and Par. 1 (a) is continued further 
on a "Rezoning Attachment to Par. 1(a)" form. 

FORM FDPA-t Updated (7/1/06) 



Page 3 of 3 

DATE: 

Rezoning Attachment to Par. 1(a) 

December 29. 2016 l37£&5b 

for Application No. (s): 

(enter date affidavit is notarized) 

FDP 201 l-HM-012 
(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and last 
name) 

Cooley LLP 

Agents: Antonio J. Calabrese, Esq. 
Mark C. Looney, Esq. 
Colleen P. Gillis, Esq. 
Jill S. Parks, Esq. 
Brian J. Winterhalter, Esq. 
Amanda R. Williams, Esq. 
Ben I. Wales, Planner 
Molly M. Novotny, Planner 
Matthew S. Diana, Planner 
Jason L. Beske, Planner 
Samantha R. Steketee, Planner 

ADDRESS 
(enter number, street, city, state, and zip 
code) 

11951 Freedom Drive, Suite 1500 
Reston, VA20190 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Attorney/Agent 

(check if applicable) 

FORM FDPA-1 Updated (7/1/06) 

There are more relationships to be listed and Par. 1(a) is continued further 
on a "Rezoning Attachment to Par. 1(a)" form. 



REZONING AFFIDAVIT 

DATE: December 29, 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDP 2011-HM-012 — 
(enter County-assigned application number(s)) 

1(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders, and if the corporation is 
an owner of the subject land, all of the OFFICERS and DIRECTORS of such corporation: 

(NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE 
INVESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
CARS-DB1, L.L.C. 
8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below, 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
(1) CARS-DBSPE1, Inc., Member 
(2) Capital Automotive L.P., Member 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(1) CARS-DBSPE1, Inc., Manager 
(2) Capital Automotive L.P., Manager 
(3) Capital Automotive Real Estate Services, Inc., Manager 

(check if applicable) [V] There is more corporation information and Par. 1(b) is continued on a "Rezoning 
Attachment 1(b)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbeis on 
the attachment page. 

Page Two 
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FORM FDP A-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-012 __ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(1) CARS-DBSPE1, Inc. 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
(4) Capital Automotive LLC 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 

Jay M. Ferriero, President & COO; William J. Beck IV, SVP & Dir of Acquisitions; Catherine L. Potter, SVP, Sec & GC; Erica B. 
Powers, SVP & CAO; Christopher J. Sokira, SVP & Dir of Portfolio Mgmt; Amy K. Dorrian, VP 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(4) Capital Automotive LLC 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS:- (enter first name, middle initial, and last name) 
(5) Flag Fund V LLC, member 
(6) BSREP CARS Sub-Pooling, LLC, member 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

Capital Automotive Real Estate Services, Inc., Company Manager (owns less 10% of Capital Automotive LLC) 
Jay M. Ferriero, President & COO; William J. Beck IV, SVP & Dir of Acquisitions; Catherine L. Potter, SVP, Sec & GC; Erica 
B. Powers, SVP & CAO; Christopher J. Sokira, SVP & Dir of Portfolio Mgmt; Amy K. Dorrian, VP 

(check if applicable) [V] There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

Page 1 of, 
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FORM FDPA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(5) Flag Fund V LLC 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
Member: BSREP CARS Sub-Pooling LLC (6) 

Page 2 of 
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NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(3) Capital Automotive Real Estate Services, Inc. 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
(2) Capital Automotive L.P. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [V] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

FORM FDP A-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDP 2011-HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(7) OP LP LLC 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
|V] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
(6) BSREP CARS Sub-Pooling LLC 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 

Page _3 of 
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NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
(6) BSREP CARS Sub-Pooling LLC 

250 Vesey Street, 15th Floor 
New York, NY 10281 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
BSREP CARS Co-Invest REIT LLC (There are more than 100 unitholders in this REIT, none of whom own more than 10% of 
CARS-DB1, L.L.C.) 
BSREP CARS Borrower LLC (owns less than 10% of CARS-DB1, L.L.C.) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [S] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 

FORM FDPA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: December 29, 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VIKA, Incorporated 
8180 Greensboro Drive, Suite 200 
Tysons, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U. 
Oliver, P. Christopher Champagne, Michael D. Benton, Edmund J. Ignacio 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VIKA Virginia, LLC 
8180 Greensboro Drive, #200 
Tysons, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below, 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U. 
Oliver, P. Christopher Champagne, Michael D. Benton, Edmund J. Ignacio 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [K] There is more corporation information and Par, 1(b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 

Page 4 of 
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FORM FDPA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDP 2011 -HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
LandDesign, Inc. 
200 S. Peyton Street 
Alexandria, VA 22314 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
|V] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Peter R. Crowley 
Dale C. Stewart 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

Page 5 of 
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NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
M. J. Wells & Associates, Inc. 
1420 Spring Hill Road, Suite 610 
Tysons, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[/] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
M. J. Wells & Associates, Inc. Employee Stock Ownership Trust (ESOT). All employees are eligible plan participants; 
however, no one employee owns 10% or more of any class of stock. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [S] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

FORM FDPA-1 Updated (7/1/06) 



for Application No. (s): 

Rezoning Attachment to Par. 1(b) 

DATE: December 29, 2016 
(enter date affidavit is notarized) 

FDP 201 l-HM-012 
(enter County-assigned application number (s)) 

Page 6 of 
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NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Walsh, Colucci, Lubeley & Walsh, P.C. 
2200 Clarendon Boulevard, Suite 1300 
Arlington, VA 22201 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[V] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Wendy A. Alexander 
David J. Bomgardner 
E. Andrew Burcher 
Thomas J. Colucci 
Michael J. Coughlin 
Peter M. Do lan, Jr. 

Jay du Von 
William A. Fogarty 
John H. Foote 
H. Mark Goetzman 
Bryan H. Guidash 
Michael J. Kalish 

J. Randall Minchew 
Andrew A. Painter 

• G. Evan Pritchard (FORMER) 
M. Catharine Puskar 
John E. Rinaldi 
Kathleen H. Smith 

Lynne J. Strobel 
Garth M. Wainman 
Nan E. Walsh 
Effective 1/1/17, additional 
shareholders: 
Sara V. Mariska 
Charles E, McWilliams 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
WDG Architecture, PLLC 
1025 Connecticut Avenue, NW 
Washington, DC 20036 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Managing Members: Malcolm D. Dixon, Frederick B. Hammann II, Eric J. Liebmann, Jeffrey A. Morris, Robert C. Keane, Siti N. 
Abdul-Rahman, Sean M. Stadler 
Members: Raymond L. Woerner, Steven S. Schwartzman 
FORMER Managing Members: C. R. George Dove, Marc Nathanson (nmi) 
FORMER Members: Siti N. Abdul-Rahman, Sean M. Stadler 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) [>f] There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

FORM FDPA-1 Updated (7/1/06) ® \vy£cAJ/\n£xJH©V,t 



Rezoning Attachment to Par. 1(b) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-012 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
LPC Commercial Services, Inc. 
101 Constitution Avenue, NW 
Suite 325 East 
Washington, D.C. 20001 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
A. Mack Pogue 
William C. Duvall 
William H. Hickey, Jr. 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
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NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc,) 

(check if applicable) [ ] There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 

FORM FDP A-1 Updated (7/1/06) 



REZONING AFFIDAVIT 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No, (s): FDP 2011-HM-012 
(enter County-assigned application number(s)) 

1(c), The following constitutes a listing*** of all of the PARTNERS, both GENERAL and LIMITED, in 
any partnership disclosed in this affidavit: 

PARTNERSHIP INFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
(2) Capital Automotive L.P. 

8270 Greensboro Drive, Suite 950 
McLean, VA 22102 

(check if applicable) [ ] The above-listed partnership has no limited partners. 

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g. 
General Partner, Limited Partner, or General and Limited Partner) 

(4) Capital Automotive LLC, General Partner 

Limited Partners: 
(7) OP LP LLC 
(6) BSREP CARS Sub-Pooling LLC 

John M, Weaver 
Jay M. Ferriero 

Page Three 
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(check if applicable) [V] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
Attachment to Par. 1(c)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM FDPA-1 Updated (7/1/06) 



Page 1 of 4_ 
Rezoning Attachment to Par. 1(c) 

DATE: December 29, 2016 1370851) 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-012 
(enter County-assigned application number(s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [V] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 
Gian-Michele a Marca Peter F. Burns Darren K, DeStefano 
Jane K. Adams Blain B. Butner Eric W. Doherty 
Peter M. Adams John T. Byrnes William P. Donovan Jr. 
Maureen P. Alger Robert T. Cahill Michelle C. Doolin 
DeAnna D. Allen Antonio J. Calabrese Joseph M. Drayton 
Mazda K. Antia Christopher C. Campbell Matthew P. Dubofsky 
Orion (nmi) Armon William L. Castleberry Christopher B. Durbin 
Gordon C. Atkinson Lynda K. Chandler John C. Dwyer 
Michael A. Attanasio Adam C. Chase Shannon M. Eagan 
Jonathan P. Bach Reuben H. Chen Erik S. Edwards 
Charles J. Bair Dennis (nmi) Childs Ivor R. Elrifi 
Celia Goldwag Barenholtz William T. Christiansen II Gordon H. Empey 
Frederick D. Baron John A. Clark Sonya F. Erickson 
Matthew S. Bartus Sean M. Clayton Heidi A. Erlacher 
Michael D. Basile John A. Clendenin Mark C. Everiss 
Keith J. Berets Jeffrey L. Cohen Michael R. Faber 
Ann (nmi) Bevitt Thomas A. Coll Lester J. Fagen 
Laura Grossfield Birger Joseph W. Conroy Jesse D. Farmer 
Ryan E. Blair Christopher (nmi) Coulter Brent D. Fassett 
Thomas A, Blinka James R. Crabtree John R. Feore 
Nicholas (nmi) Bolter Carolyn L. Craig Christopher M, Finney 
Barbara L. Borden John W. Crittenden M. W. Fishburn Jr. 
Jodie M. Bourdet Janet L. Cullum Thomas J. Friel 
Wendy J. Brenner Nathan K. Cummings Francis M. Fryscak 
David (nmi) Bresnick John A. Dado Koji F. Fukumura 
Matthew J. Brigham Scott D. Dailard James F. Fulton Jr. 
James P. Brogan Benjamin G. Damstedt William S. Galliani 
Nicole C. Brookshire Craig E. Dauchy W. Andrew H. Gantt III 
Matthew D. Brown Mark J. Deem Eamonn J. Gardner 
Alfred L. Browne Louise M. Delahunty 
Matthew T, Browne Renee R. Deming 

Karen E. Deschaine 

(check if applicable) K] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
Attachment to Par. 1(c)" form. 
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Rezoning Attachment to Par. 1(c) 

DATE: December 29, 2016 . larossi) 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-012 
(enter County-assigned application number(s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP (continued) 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [V] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 

Jon E. Gavenman Jay R. Indyke Michael S, Levinson 
Bobby A. Ghajar Craig D. Jacoby Stephane (nmi) Levy 
Patrick E. Gibbs Eric C. Jensen Elizabeth L. Lewis 
Colleen P. Gillis Robert L. Jones Michael R. Lincoln 
Jonathon C. Glass Jeffrey M. Kaban James C. Linfield 
Todd J. Gluth Barclay J. Kamb Samuel M. Livermore 
Daniel I. Goldberg Richard S. Kanowitz Douglas P. Lobel 
Wendy C. Goldstein Kimberley J. Kaplan-Gross J. Patrick Loofbourrow 
Kathleen H. Goodhart Jeffrey S. Kan- Mark C. Looney 
Shane L. Goudey Joshua A. Kaufman Robert B. Lovett 
Jonathan G. Graves Sally A. Kay Haibo J. Lu 
Jacqueline I. Grise Natasha E. Kaye Edward J. Lukins 
Kenneth L. Guernsey Heidi L, Keefe Andrew P. Lustig 
Patrick P. Gunn David R. Kendall Nicola K. Maguire 
Divakar (nmi) Gupta Jason L. Kent Thomas O. Mason 
Sarah J. Guske Mehdi (nmi) Khodadad Joshua O. Mates 
Jeffrey M. Gutkin Charles S. Kim James J, Maton 
William N. Haddad Kevin M. King Mika Reiner Mayer 
John B. Hale Benjamin H. Kleine Michael J. McGrail 
Danish (nmi) Hamid Michael J. Klisch Becket (nmi) McGrath 
Laurence M. Harris Jason M. Koral John T. McKenna 
M. R. Hartman III Barbara A. Kosacz Bonnie W. McLeod 
Bernard L. Hatcher Kenneth J. Krisko Mark A. Medearis 
Matthew B. Hemington Carol D. Laherty Laura M. Medina 
Cathy Rae Hershcopf Mark F. Lambert Beatriz (nmi) Mejia 
Gordon K, Ho Matthew E. Langer Craig A. Menden 
Nicholas A. Hobson Samantha M. LaPine Erik B. Milch 
Paula E. Holland John G. Lavoie Chadwick L. Mills 
Lila W. Hope Brian F. Leaf David E. Mills 
C. Thomas Hopkins Pang (nmi) Lee J. Kevin Mills 
Reginald Ronald Hopkinson Robin J. Lee Barbara R. MiFDPa 
Richard M. Hopley Jamie K. Leigh Patrick J. Mitchell 
Mark M. Hrenya Natasha V. Leskovsek Ali M. Mojdehi 
Brendan J. Hughes Shira N. Levin Ann M. Mooney 
Christopher R. Hutter Alan (nmi) Levine Timothy J. Moore 

(check if applicable) [S] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
Attachment to Par. 1(c)" form. 
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Rezoning Attachment to Par. 1(c) 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-012 
(enter County-assigned application number(s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP (continued) 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [V] The ahove-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 

M. Howard Morse John W. Robertson Timothy S. Teter 
Phillip E. Morton Ricardo (nmi) Rodriguez Michael R. Tollini 
Colm (nmi) Murphy Kenneth J. Rollins Steven J. Tonsfeldt 
Frederick T. Muto Kevin K. Rooney Michael S. Tuscan 
Danielle E. Naftulin Stephen (nmi) Rosen Jessica I. Valenzuela Santamaria 
Ryan E. Naftulin Andrew E. Roth Seth (nmi) Van Aalten 
Jeremy M. Naylor Adam J. Ruttenberg Joseph J. Vaughan 
Stephen C. Neal Akash (nmi) Sachdeva Miguel J. Vega 
Ian (nmi) O'Donnell Thomas R. Salley Erich E. Veitenheimer 
Garth A. Osterman Glen Y. Sato Aaron J. Velli 
Rama (nmi) Padmanabhan Martin S. Schenker David A. Walsh 
Kathleen M. Pakenham Marc G. Schildkraut Mark B. Weeks 
Timothy G. Patterson Michelle G. Schulman Mark R. Weinstein 
Matthew (nmi) Pavao William J. Schwartz Thomas S. Welk 
Sarah E. Pearce Ellen A. Scordino Peter H. Werner 
Anne H. Peck Audrey K. Scott Scott B. Weston 
David G. Peinsipp Tene (nmi) Sealman Francis R, Wheeler 
Nicole K, Peppe John H. Sellers John (nmi) Wilkinson 
Kevin J. Perry Ian R. Shapiro Geoffrey T. Willard 
Robert W. Phillips Michael N. Sheetz Andrew S. Williamson 
Susan C. Philpot Carl C. Shoff (FORMER) Peter J. Willsey 
Yvan-Claude J. Pierre Jordan A. Silber Mark Windfeld-Hansen 
Frank V. Pietrantonio Brent B. Siler David J. Wittenstein 
Mark B. Pitchford Ian D. Smith Nancy H. Wojtas 
Michael L. Piatt Stephen R. Smith Amy M. Wood 
Christian E. Plaza Whitty Somvichian Jeffery P. Worley 
Aaron M. Pomeroy Wayne O. Stacy Nan (mni) Wu 
Marya A. Postner Anthony M. Stiegler Walter (nmi) Wu 
Steven M. PFDPesmicki Justin M. Stock Summer J. Wynn 
Seth A. Rafkin (FORMER) Steven M. Strauss Babak (nmi) Yaghmaie 
Frank F. Rahmani M. Anne Swanson Jonathan (nmi) Yorke 
Marc A. Recht C. Scott Talbot David R. Young 
Michael G. Rhodes Mark P. Tanoury Christina (nmi) Zhang 
Michelle S. Rhyu Joseph Teja Jr. Kevin J, Zimmer 
Lyle D. Roberts Gregory C. Tenhoff Lyle D. Roberts 

Michael E. Tenta 
(check if applicable) [S] There is more partnership information and Par. 1 (c) is continued on a "Rezoning 

Attachment to Par. 1(c)" form. 

FORM FDPA-1 Updated (7/1/06) 
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Rezoning Attachment to Par. 1(c) 

DATE: December 29, 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-012 
(enter County-assigned application number(s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP (continued) 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [V] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 

Page 4 of 4 
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Robert M. McDowell 
Paul A. Roberts 
Marco A. Santori 
A vital Sealman Tene 

Effective January 1, 2017, additional 
partners: 
Ben (nmi) Beerle 
Matthew (nmi) Caplan 
Sarah (nmi) diFrancesca 
Carlton (nmi) Fleming 
Seth (nmi) Gottlieb 
Charles (nmi) Haley 
Alan (nmi) Hambelton 
Jonie (nmi) Kondracki 
Siana (nmi) Lowrey 
Lowell (nmi) Mead 
Phil (nmi) Mitchell 
Noah (nmi) Pittard 
Adam (nmi) Pivovar 

(check if applicable) 

FORM FDPA-1 Updated (7/1/06) 

[ ] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
Attachment to Par. 1(c)" form. 



REZONING AFFIDAVIT 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-012 
(enter County-assigned application number(s)) 

1 (d). One of the following boxes must be checked: 

[ ] In addition to the names listed in Paragraphs 1(a), 1(b), and 1(c) above, the following is a listing 
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land: 

[V] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on the line below.) 

NONE. 

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 

FORM FDPA-1 Updated (7/1/06) 

Page Four 

12>70gSlo 



REZONING AFFIDAVIT 

DATE: December 29. 2016 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-012 
(enter County-assigned application number(s)) 

3. That within the twelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate 
household, either directly or by way of partnership in which any of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any of those listed in Par. 1 above. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 
None 

Page Five 

l3708Sb 

(NOTE: Business or financial relationships of the type described in this paragraph that arise after the 
filing of this application and before each public hearing must be disclosed prior to the public 
hearings. See Par. 4 below.) 

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a 
"Rezoning Attachment to Par. 3" form. 

4. That the information contained in this affidavit is complete, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public hearing on this matter, I will reexamine this affidavit and provide any changed 
or supplemental information, including business or financial relationships of the type described 
in Paragraph 3 above, that arise on or after the date of this application. 

WITNESS the following signature: 4 / I , > ft 

(check one) [ ] Applicant vy I \ K] Applicant's Authorized Agent 

Lvnne X, Strobeh attorney/agent 
(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this Z-'f day of 20J_6, in the State/Comm. of 
Virginia. County/City of Arlington. 

My commission expires: 11/30/2019 

3RM FDP A-1 Updated (7/1/06) 

K1MBERLY K. FOLLIN 
Registration # 283945 

Notary Public 
COMMONWEALTH OF VIRGINIA 
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12055 Government Center Parkway, Suite730 

Fairfax, Virginia  22035-5509 

Phone 703-324-1380 
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DATE:  November 29, 2016 

 

TO:  Barbara Berlin, Director 

Zoning Evaluation Division, DPZ 

 

FROM: Denise M. James, Chief 

  Environment and Development Review Branch, DPZ 

 

SUBJECT: Land Use Analysis:   
RZ 2011-HM-012, Dominion Square West Land Bay, CARS 

FDP 2011-HM-012, CARS Athletic Field 

 

This memorandum, prepared by Anna Bentley, includes citations from the Comprehensive Plan 

that provide guidance for the evaluation of the development plans dated February 1, 2011 as 

revised through November 7, 2016, and amended proffers.  The extent to which the application 

conforms to the applicable guidance contained in the Comprehensive Plan is noted.  Possible 

solutions to remedy identified issues are suggested.  Other solutions may be acceptable, provided 

that they achieve the desired degree of mitigation and are also compatible with Plan policies.  

 

 
DESCRIPTION OF THE APPLICATION 
 

The applicant, CARS – DBI, LLC is requesting a rezoning from the C-7 (regional retail) District 

to the Planned Tysons Corner (PTC) District, retaining the current Sign Control (SC) and 

Highway Corridor (HC) overlay districts. The application includes a conceptual development 

plan (CDP) for the entire site and a final development plan (FDP) for one portion of that site.  

The application consists of a 7.62 acre site located on tax map parcels 29-3 ((1)) 2C1, 2C2, and 

2D.  The rezoning application proposes the development of new office, residential, and retail up 

to a possible floor area ratio (FAR) of 7.25, a total of 2,430,000 gross square feet.  The proposal 

includes a base plan and two options which could yield between four and six new buildings.  In 

conjunction with the rezoning proposal, the submitted a final development plan on parcel 2D 

which would permit construction of an athletic field, as shown on the concurrent conceptual 

development plan.  Buildings with heights ranging from 95’ to 400’ and a mix of uses (office, 

residential, retail) are proposed on the 7.26 acre site.  Roadway improvements, publicly-

accessible open spaces, and a rectangular field are also proposed; a commitment for land for a 

future public facility is also proposed as an off-site proffered commitment.  Three development 

options are shown with an overall FAR of between 5.34 and 7.25.  The entire site would be 

redeveloped. 

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  

APPENDIX 5 
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Until recently the subject application was being considered alongside concurrent application RZ 

2011-HM-013.  These adjacent parcels to the east were at one time consolidated and coordinated 

with the subject application.  The applicant has requested that the subject site proceed through 

the review process.  As a result, the application is under consideration as a standalone proposal 

having to address Plan goals and objectives on its own.   

 

 

LOCATION AND CHARACTER OF THE AREA 

 

The subject property is at the intersection of Spring Hill Road and Leesburg Pike in the Tysons 

Corner Urban Center.  The site is situated southwest of and adjacent to the Spring Hill Metrorail 

station.  The site is also north of an office building with Old Courthouse Spring Branch Stream 

Valley just beyond that. Existing uses on the site include vehicle sales and associated surface 

parking; adjacent uses include additional vehicle sales, commercial, hotel, and big box retail.  

The Comprehensive Plan envisions redevelopment and a mix of uses for the subject and adjacent 

properties.    

  

 

COMPREHENSIVE PLAN CITATIONS   

 

Land Use 

 

The Comprehensive Plan Areawide Recommendations for Tysons may be accessed at: 

 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area2/tysons1.pdf 

 

The Comprehensive Plan District Recommendations for Tysons may be accessed at: 

 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area2/tysons2.pdf 

 

In the Fairfax County Comprehensive Plan, 2013 Edition, Area II, Tysons Corner Urban Center, 

District Recommendations, Tysons West District, as amended through April 29, 2014, on Pages 

122 - 124, the Plan, as applied to the application area, states the following:   

 

“SOUTH SUBDISTRICT  
 

The South Subdistrict is comprised of about 104 acres and is bounded by the DAAR and 
Toll Road/Leesburg Pike interchange on the north, Leesburg Pike on the east, the North Central 7 
Subdistrict on the south and the West Side District on the west.   
 
Base Plan 
 

Auto sales use is the predominant land use along Leesburg Pike; the frontage properties 
also include two high-rise hotels and several office buildings.  This area is planned for and 
developed with auto sales and office use with support retail and service uses at existing intensities 
ranging between 0.7 FAR and 1.0 FAR. 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area2/tysons1.pdf
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area2/tysons2.pdf
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Office use is the predominant land use on Westwood Center Drive and Spring Hill Road; 
this area away from Leesburg Pike also includes several auto sales uses as well as two low-rise 
hotels.  This area is planned for and developed with these existing uses.  The hotels and office uses 
have existing intensities between 0.5 FAR and 0.7 FAR. 

 
Redevelopment Option 
 

This subdistrict is envisioned for substantial redevelopment to create a mixed use TOD 
with significant office, residential and retail components, as well as arts and entertainment uses.    
Retail should include such uses as restaurants and cafes, art galleries, small theaters, specialty and 
general retail that can help form the foundation for an arts and entertainment center.  Residential 
development is an important component of this subdistrict;  live/work and loft housing, if provided,  
should be integrated with or be in close proximity to arts and entertainment uses.  A series of urban 
parks should be provided and be linked by the street grid; this green network will provide places 
for people of all ages to walk and enjoy parks and open space. 

 

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

 The vision for this subdistrict is to redevelop with significantly higher intensity near the 
Metro station as well as to become more diverse in land uses and incorporate an arts and 
entertainment focus.  The intensities and land use mix should be consistent with the Areawide 
Land Use Recommendations.  

 

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

 
o In this subdistrict, the goal for assembling parcels for consolidation or coordinated 

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

 
o When a consolidation includes land located in the first intensity tier (within 1/8 mile of 

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

 
 Redevelopment should occur in a manner that fosters vehicular and pedestrian access and 

circulation.  Development proposals should show how the proposed development will be 
integrated within the subdistrict as well as the abutting districts/subdistricts through the 
provision of the grid of streets.  The major vehicular circulation and access improvements 
in this subdistrict are the extension of Boone Boulevard and planned new ramps from the 
DAAR connecting to Boone Boulevard. 
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 Redevelopment along planned street alignments should provide right-of-way, construct 
portions of the street integral to the development, and further the implementation of streets 
serving the development.  Other streets should create urban blocks, and pedestrian and bike 
circulation improvements should be provided, including multi-use trails along the adjacent 
stream valley park land.  The ability to realize planned intensities will depend on the degree 
to which access and circulation improvements are implemented consistent with guidance 
in the Areawide Urban Design and Transportation Recommendations.  

  
 Urban design amenities, such as streetscapes, plazas, courtyards, landscaping, public art, 

lighting and seating should be provided consistent with the Areawide Urban Design 
Recommendations. 

 
 The green network planned for this subdistrict illustrates how the existing Dominion Power 

easement could be used as a pedestrian and open space amenity that links the Old 
Courthouse Spring Branch Stream Valley Park to the Tysons West Metro station, as well 
as to several urban parks; alternatives that provide open spaces linking this subdistrict to 
the area’s Metro station in a similar manner should be considered. 

 
 This area should also include one planned civic plaza (urban park), at least one acre in size 

and located within 1/4 mile of the Metro station.  This plaza should be large enough for 
open-air activities such as farmers’ markets and musical performances by small groups for 
residents and workers in this area.  A common green urban park of at least one acre should 
also be located in the subdistrict to provide active and passive recreation and leisure 
opportunities for residents and workers. 

 
 For active recreation, about four to six acres of new park land to support two athletic fields 

should be established in the area between existing park land and the Boone Boulevard 
extension.  The land for these athletic fields may also be located in part in the abutting 
Tysons Central 7 District.  Publicly accessible open space and recreational facilities should 
be provided consistent with the guidance in the Areawide Environmental Stewardship 
Recommendations. 

 
 When redevelopment includes a residential component, it should include recreational 

facilities and other amenities for the residents, as well as affordable/workforce housing as 
indicated under the Areawide Land Use Recommendations 

 
 Public facility, transportation and infrastructure analyses should be performed in 

conjunction with any development application.  The results of these analyses should 
identify needed improvements, the phasing of these improvements with new development, 
and appropriate measures to mitigate other impacts.  Also, commitments should be 
provided for needed improvements and for the mitigation of impacts identified in the public 
facility, transportation and infrastructure analyses, as well as improvements and mitigation 
measures identified in the Areawide Recommendations.   

 
 In addition, a second electrical power substation will need to be constructed near the 

Dominion Power easement which contains a high voltage line.   This improvement will 
need to be located either in the Tysons West District or in the abutting Tysons Central 7 
District.  From the second substation to the existing substation on Tyco Road, the high 
voltage line should be placed underground, in order to ensure a pedestrian friendly 
environment.  However, if undergrounding proves infeasible, redevelopment should 
relocate the line or accommodate it in place. 
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 Under this option, building heights may range from 105 feet to 400 feet, depending upon 
location, as conceptually shown on the Building Height Map in the Areawide Urban Design 
Recommendations.  The tallest buildings should be closest to the Metro station where 
building height is planned up to 400 feet. Building heights (generally between one-eighth 
and one-quarter mile from the Metro station) should be between 150 and 225 feet.  Beyond 
one-quarter mile, buildings should have lower heights, with areas along Leesburg Pike to 
the south at 175 feet and areas at the western edge of the subdistrict having heights up to 
105 feet.  The exception is the Tysons Sheraton Hotel, which is a gateway landmark at 215 
feet in height; property abutting to the east and south should not have buildings exceeding 
150 feet in order to maintain this building as an existing gateway to Tysons Corner.  
Building heights should be consistent with the guidelines in the Areawide Urban Design 
Recommendations. 

 
 Exposed parking structures adjacent to the DAAR should not be visible to the residential 

neighborhoods north of the DAAR.”  
 

 

TYSONS COMPREHENSIVE PLAN LAND USE CATEGORIES (Page 22):   

Transit Station Mixed Use, Residential Mixed Use 

 

TYSONS COMPREHENSIVE PLAN BUILDING HEIGHT TIERS (Page 116): 

Tier 1 (225 – 400 feet), Tier 2 (175 – 225 feet) 

 

 

LAND USE ANALYSIS 

 

The Comprehensive Plan establishes a consolidation goal of 20 acres for this subdistrict.  Absent 

the preferred parcel consolidation, the Plan offers flexibility, describing the options of pursuing 

coordinated development plans and/or trying to meet performance objectives onsite even if 

minimum consolidation goals cannot be achieved.  Given that the 7.6 acre site is moving forward 

without the benefit of consolidated and concurrent applications, the application is challenged to 

meet Comprehensive Plan performance objectives such as the grid of streets, parks and open 

space, public facilities, urban design, and compatibility with future/possible redevelopment of 

adjacent sites.  While consolidation and/or coordinated development plans is preferred in order to 

help achieve Plan goals, predict development outcomes, and create a sense of place, the applicant 

contends that these performance objectives can be met within the current application.   

 

The site falls within areas planned for Transit Station Mixed Use and Residential Mixed Use.  

Approximately half the site is within 1/8 mile of the station; slightly less than half of the site is 

within the ¼ mile, and a very small portion is just outside the ¼ mile.  Plan text recommends 

65% office use for Transit Station Mixed Use areas, with residential of 20% or greater.  The mix 

of uses proposed in the Transit Station Mixed Use area of this site is more residential than 

recommended levels (if developed with options) and with approximately 50% office use.  

Coordinated applications or consolidation allow block by block variations to balance out the mix 

of uses; standalone projects lack that advantage.  While the mix of uses proposed on site is not 

directly in conformance with Plan recommendations, achievement of site design and public 

facility goals could address the majority of concerns associated with a greater residential 

component.  Intensities proposed are in conformance with Plan language. 
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Comprehensive Plan guidance identifies the need to provide for an electrical power substation as 

an appropriate land use in this District.  With the previously consolidated development plans, 

provisions for land dedication to construct the substation were anticipated.  Given that the 

current application is moving forward on its own, the CDP has shown and described in draft 

proffer language an alternate location for a substation located on property that is controlled by 

the applicant but not part of the application.  The location and dimensions of the proposed off-

site dedication of land as shown on the current application could ensure that the Plan 

recommendation is met, provided that the shift in location and size is acceptable to Dominion 

Power as the impacted utility company.  At this time, it is unknown if Dominion Power has 

determined that the illustrated power substation site is an acceptable alternative location, and if 

timing provisions as described in draft proffers could permit its possible use.  This issue remains 

outstanding. 

 

To address a key Plan objective, the applicant has submitted an FDP for development of an 

onsite athletic field, which is also shown on the CDP.  Provision of the athletic field is consistent 

with Plan language and will be a valuable public need and amenity. Staff notes that the location 

is also identified as the possible location of buildings C5 and C6 and that the subject athletic 

field may be replaced by residential buildings if and when a full-sized rectangle field is provided 

in a nearby off-site location.  The alternate power substation location could impact the provision 

of the full-sized field anticipated in that off-site location.  Additional clarification is needed to 

confirm the timing of the dedication of the athletic field, and once dedicated and developed, the 

applicant’s rights to develop the site for residential use under the options for building C5 and C6 

are set aside, particularly since timing for the provision of an athletic field as part of a future 

rezoning on the adjacent parcels is unknown.  This concern remains outstanding.                                                             

 

The majority of building heights shown in the application are in compliance with Plan language.  

However, residential buildings proposed as options (C5 and C6) have height ranges that, at their 

maximum of 260 ft., could exceed the recommended height of 225 ft.  While the use of ranges to 

express possible heights for buildings is customary, the breadth of these ranges could yield 

different massings, affecting the overall feel and pedestrian experience.  Staff would encourage 

the applicant to consider capping the upper limit on C5 and C6 to be consistent with Plan 

recommendations or providing minimum and maximum building height commitments to avoid 

the potential for adverse massings with very disparate building heights.   

 

Site Design 

 

The base plan shows four buildings and an athletic field extending from Spring Hill Road station 

westward to the future Meridian Street.  The proposed office buildings (C1 and C2) are closest to 

the Metro station, stand up to 400 ft. tall and are connected across Dominion Street by a public 

sky park.  The two residential towers (C3 and C4) follow a similar pattern, standing up to 280 ft. 

tall and connected by a private sky park. The westernmost block of the site consists of an athletic 

field and associated recreational amenities in the base plan, and up to 505 dwelling units in two 

residential buildings in Options 1 and 2.   
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The site design, as illustrated in the plan set and described in the draft proffers, is generally 

consistent with Areawide and District recommendations.  Concerns regarding visibility and 

accessibility of above grade park spaces, treatment of exposed parking podiums, removal of 

surface parking, and Metro plaza dimensions have largely been addressed through plan revisions 

and draft proffer language.  Staff reiterates that visibility and connectivity of the urban park 

spaces (to each other and to the street grid) will determine their level of utility and encourages 

the applicant to emphasize wayfinding through comprehensive signage and design (e.g., 

elevators to skyparks) in subsequent final development plan applications. 

 

As described above, an alternate power substation location is shown offsite (sheet C-8) and 

described in draft proffers for this application.  Construction in this alternate location would 

appear to diminish the size of the rectangular field contemplated in formerly coordinated 

applications and the off-site field may no longer be a full-sized field.  If the off-site field is no 

longer full-sized, the pre-conditions established in this application for exercising either Option 1 

or 2 (residential buildings) may not be viable. 

 

Parking and Vehicular Access 

The applicant has adequately addressed the majority of parking and vehicular access concerns 

previously identified by staff.  Staff notes that while the applicant has shown how Spring Way 

would terminate in the event off-site improvements cannot be obtained, a connection is preferred 

and staff will rely on the applicant to pursue such agreements in earnest.  

 

Pedestrian and Bicycle Connectivity 

Pedestrian and bicycle facilities are provided throughout the site consistent with prior comments.  

Provided subsequent FDPs are consistent with the CDP, staff has no additional comments at this 

time.   

 

CONCLUSION 

 

The applicant has endeavored to overcome challenges presented by not consolidating and 

severing ties with a previously coordinated development plan.  The applicant has had some 

success, illustrating how onsite and off-site public facilities could be provided in the form of an 

athletic field and substation, respectively, and incorporating information on design and details in 

draft proffer language.   

 

However, staff cannot confirm that Dominion Power has reviewed the applicant’s proposed 

alternate substation location and associated timing requirements and found them agreeable and 

implementable.  If Dominion cannot accept the alternate location, one of the two critical public 

facilities recommended in Plan language and contemplated as part of prior coordinated 

development plans will not be provided.  Staff’s view of the application and its ability to meet 

Plan performance objectives is partially dependent on whether the substation is truly possible in 

the alternate location.  In light of the uncertainty regarding the provision of the substation site 

and the timing of the on-site athletic field, staff finds that the application has not fully addressed 

a key Plan recommendation.  

 

DMJ/AOB  



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

DATE: November 16, 2016 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Michael Davis, Acting Chief 
Site Analysis Section, DOT 

SUBJECT: RZ/FDP 2011-PR-012 - Dominion Square West Land bay 
Land Identification Maps: 29-3 ((1)) 2C1, 2C2, and 2D 

This department has reviewed the subject rezoning and Final Development Plan submittal including 
proffers and development plans dated November 7th, 2016 and a TDM Implementation Plan dated 
May 2, 2014. The applicant is proposing to construct a maximum of 2,430,000 GFA of office, 
residential and retail mix across the application area. The FDP development allows for the 
construction of an athletic field on tax parcel 29-3 ((1)) 2D. 

The applicant has worked diligently to solve some of the transportation issues identified through 
review of the application, however many critical issues remain unresolved. These are outlined below. 
This department feels that moving ahead with an approval of this rezoning and FDP would not be 
prudent without these concerns being addressed. 

o Dual-left Turn Lanes on Route 7 - The applicant has proposed to construct dual-left turn lanes 
on Westbound Route 7 at Spring Hill Road as a mitigation measure for site-traffic. The County 
agrees that this improvement is needed, and, as demonstrated in the traffic analysis, is 
needed with the first building constructed on site. Staff has been concerned about the 
constructability and the potential conflicts with the conceptual engineering graphics provided. 
Staff has consistently requested that detailed engineering be done for this improvement to 
see what the impact will be to both the newly constructed Route 7, and Metro line. VDOT has 
not had time to review the latest iteration of this improvement. WMATA requires any 
adjacent development and construction be reviewed by their engineers to ensure 
compatibility. The applicant held a meeting with WMATA's real estate and station area 
planning staff, but not with the WMATA JDAC (Joint Development and Adjacent Construction) 
staff that would be necessary for such an improvement's blessing. In summary, FCDOT staff is 
concerned that the improvement will not be able to be implemented. The proffers do not 
reflect that this improvement will be constructed with the first building, and staff would 
prefer to see a proffer stating that construction plans should be finalized for this critical 
improvement prior to site plan approval for the first building, and that construction of the 
second left turn is to be completed prior to first RUP or Non-RUP. 

o Level of Service Waivers - Route 123 and Route 7 are the two National Highway System (NHS) 
routes in Tysons. VDOT has established a process for reviewing Level Of Service (LOS) waivers 
for intersections on NHS routes in Tysons, given the high levels of delay both existing and 
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expected in the future. The application is situated on Route 7 and three intersections most 
immediate to the site are impacted by their site traffic. Specifically, Route 7/Spring Hill Road, 
Route 7/Tyco Rd/Westwood Center Drive, and Route 7/Westpark Drive/Gosnell Road. The 
applicant submitted affirmation letters for the previously approved LOS waivers on 
Tyco/Westwood and Westpark Drive intersections, and a new LOS waiver for Spring Hill Road. 
All documents were submitted to the County and VDOT on November 16, 2016. VDOT and 
County review has not been completed on these documents. The applicant has assumed 
approval of the waivers and included Proffer 37 stating they will contribute $0.12 per square 
foot of building constructed on the property toward access improvements on Route 7 to 
mitigate their site's impacts on Route 7. Pending the completed review by FCDOT and VDOT, 
this proffer might need modification after issuance of this memo. 

o Public Use Proffer 63 and Vesper Trail Project-The applicant has proffered to provide land 
off-site for a Dominion Power Station in excess of 29,808 square feet. They have also provided 
approximately 3,710 square feet of space for construction and access easements to 
accommodate substation construction. The County is currently working on a project in the 
same location, named Vesper Trail. The trail utilizes the County owned Dominion Power 
easement and connects Vesper Ct to the Spring Hill Metro Station. The project is currently in 
design, going to construction in the second quarter of 2017, and is to be completed by the end 
of 2017. FCDOT staff is concerned that the area specified in the proffer does not take into 
account the space needed for a temporary detour of Vesper Trail during construction, as 
verbally agreed to by the applicant. If the proffer were amended to state that the space 
needed to accommodate the trail on their property during construction shall be provided 
upon demand of the County, this concern can be resolved. 

o Operational/Phasing Analysis - The applicant's traffic consultant has completed the Chapter 
870 Traffic Study, however further study was necessary to ascertain whether interim levels of 
development could be sustained without undue burden on the transportation network in 
Tysons, prior to the construction of regional traffic improvements such as off-site grid 
connections and improvements identified in Table 7 of the Comprehensive Plan. VDOT and 
FCDOT requested a phasing analysis be completed. The recommendations of that document 
were to limit development for this land bay (as specified in Proffer 39) if off-site connections 
to State Street or Gosnell Rd cannot be constructed, or if they do not already exist at the time 
this development desires to surpass the interim development limits. If the applicant does not 
want to wait until these off-site connections are made, and has reached the interim 
development thresholds, they may elect to submit a supplemental operational analysis to 
FCDOT and VDOT to assess impacts of additional development at the time of FDP/FDPA to 
establish what other improvements may help mitigate the traffic impact while taking into 
consideration advancements in transportation and development infrastructure that have 
occurred since the previous analysis. FCDOT staff is generally comfortable with the 
conclusions of the analysis, however VDOT staff has asked for revisions/addendums to this 
document. The traffic consultant submitted an addendum on November 14, 2016 to address 
questions/comments and VDOT has not had enough time to complete review of this 
document prior to the writing of this memo. FCDOT can consider review complete only upon 
VDOT's blessing of the study. 
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o Bike Share Station - Capital Bikeshare began operation earlier this year in Tysons. As more 
mixed-use development is constructed, this transit system will be heavily used by those living, 
working, and playing in Tysons. Data collected by researchers has shown a defined positive 
correlation between bike share use and proximity to retail space, as well as high-density 
residential and office buildings. As such, the County has asked the developer to provide funds 
for the County to purchase the bike share station itself, not just a location for a County funded 
station. Alternatively, proffer funds, if provided, could go towards the maintenance of a 
station, if that is the preference of the applicant. Proffer 47 states that the applicant will 
accommodate a bike share station in the vicinity of Spring Hill Metro station through 
easement of license agreement however has not made the financial commitment stated 
above. An average sized bike share station is in the range of $40,000-$50,000. Given the 
station location at the metro station, a larger station would likely be needed but the County 
could supplement the cost of expansion in the future as induced by demand. 

o Access Management - Several Access Management Exceptions (AMEs) were submitted on 
October 20, 2016 and review typically takes 30 days. VDOT has not completed their review of 
these documents. The County has reviewed them and find them in harmony with the desired 
grid network specified in the Comprehensive Plan, however VDOT has the final sign-off on 
these documents, and as such, we cannot say that this process is complete. 

o TDM Proffers - The TDM proffer does not match the typical structure we have developed for 
consistent implementation across all programs in the following sections: 

a. Proffer 56. E.i., TDM Program Manager: The Proffer should include at the end 
"Following the termination of the Applicant Control Period, the UOA shall be 
responsible for the employment of the TPM." This ensures that the UOA 
continues to employ the TPM to implement TDM. 

b. Proffer E.ii., Annual Report and Budget: This proffer lays out the Annual 
Reports, TDMWP, and Budget requirements. The date listed for the Annual 
Report is September 15th of each year, which is very late in the year. The report 
lays out the TDM activities, survey results and counts for a given year, and is 
given to the County during the winter or spring of the following year. It is 
staffs preference that the date be sometime in the first quarter of the year. 

c. Proffer 56.H., Incentive Fund: This proffer should include the phrase "In 
addition to providing transit incentives, such contributions may also be used 
for enhancing/providing multimodal facilities within and proximate to the 
Subject Property." This clarifies the flexibility of what the incentive fund can be 
used for. 

d. Proffer 56.1., Penalty Payments: This proffer should include the following 
language, in order to make the details of the Letter of Credit clear to all 
parties: 

• "Deliver to the County a clean, irrevocable letter of credit issued by a 
banking institution approved by the County or escrow cash in an 
interest-bearing account with an escrow agent acceptable to DPWES to 
secure the Applicant's obligations to make payments into the TDM 
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Penalty Fund (the "Letter(s) of Credit or Cash Escrow(s)"). The Letter(s) 
of Credit or Cash Escrow(s) shall initially be issued in an amount equal 
to $0.10 for each square foot of new office GFA and $0.05 for each 
gross square foot of residential GFA shown on the approved site plan 
for each new building on the Property. Until the Letter of Credit or Cash 
Escrow for each new building shall have been posted, the figures in the 
preceding sentence shall escalate annually from the first day of the 
calendar month following the date on which the first RUP or Non-RUP, 
as the case may be, for the first new building within the Property has 
been issued and shall change as specified in Proffer 69. The Letter(s) of 
Credit or Cash Escrow(s) shall name the County as the beneficiary and 
shall permit partial draws or a full draw. The foregoing stated 
amount(s) of the Letter(s) of Credit or Cash Escrow(s) shall be reduced 
by the sum of any and all previous draws under the Letter(s) of Credit 
or Cash Escrow(s) and payments by the Applicant (or the TPM) into the 
TDM Penalty Fund. 

e. Proffer 56.M.i.b, Stabilization: The proffer needs to include that the Maximum 
Trips After Reduction are based on existing and approved development levels 
on Tysons. The Applicant declined to add the "and approved" as noted in the 
previous comments, and this is important in keeping the reductions standard 
across Tysons. 

o Plan Comments -VDOT has not yet completed their review of the plans submitted on 
November 7, 2016. Comments received from VDOT should be taken into account 
(when received) with a subsequent revision of the plan set. FCDOT comments on the 
plan set are as follows: 

a. CDP sheet C-2, PFM waivers 2 and 3 are not relevant to the plans submitted as 
there are no instances of these waivers in the designs shown. 

b. CDP Sheet C-ll, Option 1 and Option 2 show a fire access only on Future 
Meridian Street. Given that this is a public grid street, a full connection from 
Spring Hill Rd to Meridian Street should be constructed. If construction is not 
possible in the ingress/egress access easement, then building C5 should be 
moved accordingly to enable a proper connection. 

c. CDP Sheet C-27, the clear height from curb to support member of the rail line 
is 17 feet. VDOT requires 17.5 feet for this clearance. Impact to stormwater 
BMPs placed in the median will need further review during final engineering, 
but deference to an initial review at this time would be prudent. 

d. CDP Sheet L10-001, in the C2 phasing plan, Dominion Street should be 
constructed as it is one of the frontage streets for building C2 

e. CDP Sheet L10-002, in the C4 and Athletic Field phasing plan, the Spring Hill 
Cul-de-sac is not maintained after construction. The median and sidewalks 
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impinging on the travel lanes need to be modified to VDOT and County 
standards for cul-de-sac design. 

f. CDP Sheet L10-003, in the C5 and C6 phasing plan, both Spring Way and 
Meridian Street should be constructed as they are frontage streets for the 
buildings being constructed. 

g. FDP Sheet Ll-001, bike parking is shown for 10 bicycles. These racks should be 
spread across the park in multiple locations such as at the playground, the 
basketball court and the athletic field bleachers. 

MAD/JCH 



DEPARTMENT OF TRANSPORTATION 
4975 Alliance Drive 
Fairfax, VA 22030 

We Keep Virginia Moving 

Charles A. Kilpatrick  
COMMISSIONAIRE 

October 4, 2016 

To: Ms. Barbara Berlin  
Director, Zoning Evaluation Division 

From: Alex Faghri 
Virginia Department of Transportation – Land Development Section 

Subject: RZ 2011-HM-012; Dominion Square West Landbay (CARS) 

VDOT has completed our review of the CDP associated with the subject rezoning application that 
was received on September 20th and offer the following comment:  

1. The review of the CDP cannot be completed until the traffic study and the Access Management
Exceptions submitted for this application is reviewed and approved.  Please resubmit for review
and approval ensuring lane geometry, intersection spacing and other results derived in the
approved traffic study matches the CDP.

If you have any questions please feel free to contact me.  

cc: Ms. Angela Rodeheaver 

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.
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To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County 

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

DATE: November  28 ,  2016  

TO: Barbara  Ber l in ,  D i rec to r  
Zon ing  Eva lua t ion  Div i s ion  

-Depar tmen t  o f  P lann ing  and  Zon ing  (DPZ)  

FROM: Barbara  Byron ,  Ef l r ec to r  % 
Of f i ce  o f  Communi ty  Rev i t a l i za t ion  (OCR)  
Barba  

SUBJECT: Domin ion  Square  -  CARS Wes t  Landbay  (CARS -  DBI ,  LLC)  
RZ/CDP 2011-HM-012  
FDP 2011-HM-012  

The  Of f i ce  o f  Communi ty  Rev i t a l i za t ion  (OCR)  has  r ev iewed  the  above  re fe renced  rezon ing ,  inc lud ing  the  CDP,  
d ra f t  p ro f fe r s ,  and  FDP fo r  the  a th le t i c  f i e ld  da ted  November  7 ,  2016 .  The  fo l lowing  ana lys i s  and  
recommenda t ions  a re  o f fe red  fo r  cons ide ra t ion  rega rd ing  th i s  app l i ca t ion .  

General Comments: 

The  overa l l  des ign  fo r  the  Domin ion  Square  Wes t  Landbay  mee t s  the  u rban  des ign  in ten t  o f  t he  Comprehens ive  
P lan  fo r  a  pedes t r i an -o r i en ted ,  mixed  use  deve lopment .  The  s i t e ,  t o t a l ing  7 .63  ac res ,  i s  l oca ted  immedia te ly  
sou th  o f  t he  Spr ing  Hi l l  Me t ro  S ta t ion ;  t he  en t i r e  s i t e  i s  w i th in  % mi le  o f  t he  s t a t ion .  

Whi le  t he  ana lys i s  o f  th i s  deve lopment  p lan  s t ands  a lone ,  i t  i s  impor tan t  t o  no te  tha t  the re  a re  pend ing  zon ing  
app l i ca t ions  fo r  t he  CARS Eas t  Land  Bay  (RZ 2011-HM-013)  and  fo r  Sunburs t  (RZ 2011-HM-027)  tha t  a re  cu r ren t ly  
under  Coun ty  rev iew,  bu t  a re  de fe r red  a t  th i s  t ime .  As  such ,  t he  a th le t i c  f i e ld  and  the  power  subs ta t ion  
p roposed  wi th  th i s  app l i ca t ion  a re  in tended  a s  " fa l l  back"  op t ions ,  shou ld  the  p re fe r red  op t ion  fo r  each  o f  those  
fac i l i t i e s  (p roposed  wi th  the  CARS Eas t  Land  Bay  and  Sunburs t  app l i ca t ions )  no t  be  approved  in  a  t ime ly  manner .  

Wi th  the  Wes t  Land  Bay ,  t he  app l i can t  has  p roposed  a  se r i e s  o f  new b locks  con ta in ing  a  mix  o f  r e s iden t i a l ,  o f f i ce ,  
and  suppor t  r e t a i l  u ses .  The  b lock  s i zes  a re  cons i s t en t  wi th  the  expec ted  sca le  o f  u rban  fo rm in  Tysons ,  w i th  the  
t a l l e s t  bu i ld ings  p roposed  c loses t  t o  the  me t ro  s t a t ion .  

Office of Community Revitalization 
12055 Government Center Parkway, Suite 1048 

Fairfax, VA 22035 
703-324-9300, TTY711 

www.fcrevit.org 
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RZ/CDP 2011-HM-012 Detailed Comments: 

1 .  S t ree t  Gr id  and  Block  Leng th :  The  new s t r ee t s  p roposed  c rea te  a  s t r ee t  g r id  and  b locks  tha t  a re  
cons i s t en t  wi th  the  v i s ion  fo r  Tysons .  Ex i s t ing  Spr ing  Hi l l  Road ,  wh ich  i s  p roposed  to  be  improved ,  and  a  
new s t r ee t ,  Spr ing  Way ,  c rea te  the  nor th - sou th  connec t ions  o f  t he  g r id .  New s t r ee t s  -  Domin ion  S t ree t ,  
Rose l ine  S t ree t ,  Boone  Bou levard ,  and  fu tu re  Mer id ian  S t ree t -  s e t  t he  f ramework  fo r  the  eas t -wes t  g r id  
and  b locks .  Four  new b locks ,  each  approx imate ly  250 '  in  l eng th ,  a re  c rea ted  a s  a  r e su l t  o f  th i s  g r id ;  t h i s  
l eng th  i s  cons i s t en t  in  s i ze  wi th  the  Comprehens ive  P lan  r ecommenda t ions  and  the  Tysons  Urban  Des ign  
Guide l ines  (TUDG)  tha t  e s t ab l i sh  a  max imum b lock  s i ze  o f  600  fee t .  

The  Wes t  Land  Bay  i s  f l anked  by  an  a l l ey  (Spr ing  Way)  to  the  wes t .  The  app l i can t  has  shown how the  
ad jacen t  p roper t i e s  cou ld  deve lop  wi th  Spr ing  Way  se rv ing  bo th  p roper t i e s .  

2 .  Pedes t r i an  Hie ra rchy :  The  app l i can t  has  p rov ided  a  Pedes t r i an  Hie ra rchy  P lan  and  has  genera l ly  u t i l i zed  
t he  recommended  l anguage  p rov ided  in  t he  TUDG to  desc r ibe  the  h ie ra rchy .  The  app l i can t  has  iden t i f i ed  
Leesburg  P ike  and  Spr ing  Hi l l  Road  a s  p r imary  pedes t r i an  co r r idor s ,  wh ich  p rov ide  the  mos t  d i r ec t  rou te  
ac ross  and  in to  the  s i t e  f rom the  me t ro  s t a t ion .  Rose l ine  S t ree t ,  Domin ion  S t ree t ,  and  the  sou the rn  
por t ion  o f  Spr ing  Hi l l  Road  have  been  iden t i f i ed  a s  secondary  pedes t r i an  cor r idor s ,  wh i l e  t he  
sou the rnmos t  b lock  i s  i den t i f i ed  a s  a  t e r t i a ry  pedes t r i an  co r r idor .  The  app l i can t  has  t aken  in to  
cons ide ra t ion  how peop le  wi l l  move  bo th  nor th - sou th  to  me t ro  and  eas t -wes t  ac ross  the  s i t e  t o  the  
ad jacen t  deve lopments  (Tysons  Wes t  t o  the  wes t  and  the  CARS Eas t  Land  Bay  and  Sunburs t  t o  the  eas t ) ,  
and  has  des igna ted  the  pedes t r i an  co r ridor s  accord ing ly .  

a .  The  app l i can t  has  commi t t ed  in  P ro f fe r  13  to  the  genera l  cha rac te r i s t i c s  t ha t  de f ine  the  
pedes t r i an  h ie ra rchy .  Th i s  wi l l  he lp  p ro tec t  t he  qua l i ty  o f  t he  s t r ee t scape  exper i ence .  The  
p ro f fe r  ind ica tes  g laz ing  and  door  sepa ra t ion  d i s t ances  which  a re  modi f i ed  f rom those  
recommended  in  t he  TUDG;  however ,  based  on  a  r ev iew o f  the  p roposed  p lans ,  t hese  
dev ia t ions  a re  accep tab le .  

3 .  S t ree t scape  Pes iRn :  There  a re  seve ra l  loca t ions ,  a s  desc r ibed  be low,  where  the  deve lopment  p roposa l  
does  no t  appea r  t o  mee t  the  s t r ee t scape  s t andards  in  t he  TUDG.  The  app l i can t  shou ld  submi t  any  
necessa ry  s t r ee t scape  wa ive r s  and  jus t i f i ca t ion  t o  the  Depar tmen t  o f  Transpor ta t ion ,  where  they  wi l l  be  
d i s t r ibu ted  to  DPZ and  OCR fo r  a  comple te  and  coord ina ted  rev iew.  

a .  The  p roposed  s t r ee t scape  fo r  Leesburg  P ike ,  ad jacen t  t o  the  me t ro  s t a t ion ,  i s  i ncons i s t en t  
wi th  the  recommenda t ion  in  t he  TUDG,  which  ca l l s  fo r  a  min imum of  33 '  in  w id th  and  
inc ludes  a  doub le  row of  s t aggered  t r ees .  A  s ing le  row of  t r ees  i s  shown on  the  p roposed  
p lans .  

b .  I t  i s  unc lea r  i f  t he  p roposed  s t r ee t scape  fo r  the  sou the rnmos t  por t ion  o f  Spr ing  Hi l l  Road ,  
ad jacen t  t o  the  p roposed  f i e ld ,  mee t s  the  s t r ee t scape  s t andards ;  a  s t r ee t scape  sec t ion  fo r  
th i s  a rea  has  no t  been  p rov ided .  

c .  A  s t r ee t scape  wa ive r  may  be  necessa ry  fo r  the  por t ion  o f  Boone  Bou levard  ad jacen t  t o  the  
a th le t i c  f i e ld  and  pa rk .  The  p roposed  s t r ee t scape  inc ludes  a  doub le  row of  t r ees ,  wh ich  i s  
i ncons i s t en t  wi th  t he  TUDG.  

d .  The  sky  pa rk  ove r  Domin ion  S t ree t  p rec ludes  s t r ee t  t r ees  f rom be ing  p rov ided  in  t he  
l andscape  ameni ty  pane l .  
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4 .  Ut i l i t i e s :  

a .  The  p lans  ind ica te  po ten t i a l  l oca t ions  fo r  e l ec t r i ca l  and  s to rmwate r  vau l t s  t h roughou t  the  
deve lopment .  Al l  p roposed  e lec t r i ca l  and  s to rmwate r  vau l t s  a re  loca ted  ou t s ide  o f  t he  pub l i c  
r igh t -o f -way ,  wi th in  the  bu i ld ing  zone .  

b .  The  app l i can t  shou ld  work  on  the  overa l l  s t r ee t l igh t  des ign  and  shou ld  p rov ide  a  
ma in tenance  ag reement  fo r  s t r ee t l igh t s .  The  app l i can t  has  p ro f fe red  to  p rov ide  a  
s t r ee t scape  fu rn i sh ing  and  mate r i a l s  p lan  a s  pa r t  o f  a l l  FDPs ,  and  has  s t a t ed  tha t  t he  
fu rn i sh ings  and  l igh t ing  sha l l  be  compa t ib le  wi th  those  inc luded  in  t he  TUDG.  OCR 
encourages  the  use  o f  t he  AAL F lex  L igh t  a s  l i s t ed  a s  an  op t ion  in  t he  TUDG.  

5 .  Bu i ld ing  Des ign :  Genera l ly ,  t he  bu i ld ing  f r amework  and  mass ing  i s  cons i s t en t  wi th  the  recommenda t ions  
o f  t he  TUDG.  Bui ld - to  l ines  a re  genera l ly  in  ag reement  wi th  the  Comprehens ive  P lan .  

a .  OCR s t a f f  encourages  the  app l i can t  t o  commi t  tha t  t he  f loor  t o  f loor  he igh t s  o f  a l l  a t  g rade  f loor s  
be  a  min imum of  16 ' .  Th i s  min imum he igh t  a l lows  fo r  f l ex ib i l i ty  in  t he  f i r s t  f loo r  uses ,  and  
encourages  re t a i l ,  wh ich  con t r ibu tes  t o  an  ac t ive  pedes t r i an  env i ronment .  

6 .  Pa rk ing  S t ruc tu re  Des ign :  Pa rk ing  i s  p rov ided  in  pa rk ing  s t ruc tu res  tha t  a re  in teg ra ted  wi th  the  bu i ld ing  
des ign  o r  loca ted  be low grade .  The  app l i can t  has  commi t t ed  to  incorpora te  uses  o r  sc reen ing  a t  the  
g round  leve l  where  above  g round  pa rk ing  i s  l oca ted  in  o rde r  t o  p rov ide  a  p leasan t  and  a t t r ac t ive  
exper i ence ,  and  has  commi t t ed  to  dep ic t ing  pa rk ing  s t ruc tu re  des ign  f ea tu res  on  the  fu tu re  FDPs  fo r  
r ev iew and  approva l .  

7 .  Bu i ld ing  He igh t s :  Overa l l ,  t he  p roposed  mix  o f  he igh t s  wi l l  r e su l t  in  a  va r i ed  sky l ine  nea r  the  Spr ing  Hi l l  
Me t ro  S ta t ion .  The  CDP se t s  min imum and  max imum bu i ld ing  he igh t s  fo r  the  p roposed  bu i ld ings .  The  
app l i can t  has  r e se rved  the  r igh t  t o  deve lop  the  C5/C6  Block  (Opt ion  1 )  wi th  a  mix tu re  o f  h igh  and  low 
r i se  bu i ld ings .  A l though  the  spec i f i c  he igh t s  and  the  re la t ionsh ips  among  the  bu i ld ings  wi l l  be  shown 
wi th  subsequen t  FDPs ,  a  p re l imina ry  r ev iew ind ica tes  tha t  th i s  po ten t i a l  b lock  appea r s  compa t ib le  in  
con tex t  wi th  the  res t  o f  t he  deve lopment .  Pa rk  spaces  a re  in  shadow a  lo t  o f  t he  t ime  due  to  the  tower  
he igh t s ;  t he  app l i can t  shou ld  cons ide r  shade  to le ran t  p lan t  ma te r i a l .  

8 .  Urban  Parks :  The  app l i can t  i s  p ropos ing  a  se r i e s  o f  pa rks  and  open  spaces  th roughou t  the  deve lopment .  
The  sca le  and  types  o f  pa rks  compl imen t  the  p roposed  and  ad jacen t  deve lopments ,  pa r t i cu la r ly  when  
cons ide red  in  con tex t  wi th  the  pa rks  p roposed  wi th  the  CARS Eas t  Land  Bay .  The  pub l i c ly  access ib le  
pa rks  a re  desc r ibed  be low.  

a .  Met ro  S ta t ion  P laza  Expans ion /Upgrades  to  the  Exi s t ing  P laza :  The  app l i can t  has  p roposed  to  
expand  the  ex i s t ing  me t ro  p laza  a long  Leesburg  P ike ,  ad jacen t  t o  Bui ld ing  CI ,  in  add i t ion  to  
upgrad ing  the  e l ement s  in  t he  ex i s t ing  p laza .  Th i s  space  wi l l  i nc lude  sea t ing ,  r a i sed  p lan te r s ,  
canopy  t r ees ,  and  a  po ten t i a l  b ike  sha re  a rea .  I t  i s  unc lea r  i f  t he  app l i can t  has  rece ived  
pe rmiss ion  f rom the  p roper ty  owner  to  comple te  these  improvements .  Fur the rmore ,  t he  
app l i can t  has  ind ica ted  tha t  dua l  l e f t  t u rn  l anes  f rom Leesburg  P ike  eas tbound  on to  Spr ing  Hi l l  
Road  can  be  accommoda ted ;  however ,  i t  i s  unc lea r  whe the r  th i s  l and  a rea  wi l l  be  t aken  ou t  o f  
t he  p laza  space .  The  app l i can t  shou ld  address  these  po in t s ,  and  ( i f  necessa ry )  de le t e  the  l and  
a rea  f rom the i r  pub l i c ly  access ib le  pa rk  ca lcu la t ion  i f  t he  p roposed  improvements  canno t  be  
commi t t ed  to  a t  th i s  t ime .  

3 



b .  Sky  Park  a t  Bu i ld ing  C2 :  Th i s  sky  pa rk  wi l l  be  accessed  v ia  an  e l eva to r  f rom Spr ing  Hi l l  Road ,  
wh ich  i s  i den t i f i ed  in  t he  p lan  v iew and  in  t he  p ro f fe r s .  Th i s  pa rk  inc ludes  an  even t  space  wi th  a  
wa te r  f ea tu re .  The  app l i can t  i s  encouraged  to  add  the  e leva to r  access  t o  the  pe r spec t ive  v iews  
on  the  CDP so  tha t  the  cha rac te r  and  v i s ib i l i ty  o f  t he  pub l i c  access  can  be  eva lua ted .  In  add i t ion ,  
t he  p ro f fe r  l anguage  rega rd ing  the  pa rk  access  cou ld  be  s t r eng thened  by  fu r the r  desc r ib ing  how 
the  access  wi l l  be  des igned  and  s igned .  

c .  Ath le t i c  F ie ld :  The  sou the rnmos t  b lock  has  the  op t ion  to  p rov ide  an  a th le t i c  f i e ld  wi th  a  
p layground ,  p icn ic  a rea ,  and  a  mul t i -use  spor t  cour t .  

9 .  In te r im Cond i t ions :  The  app l i ca t ion  p rov ides  a  se r i e s  o f  d i ag rams  ind ica t ing  how the  deve lopment  cou ld  
be  po ten t i a l ly  bu i l t  ou t  and  wha t  improvements  wi l l  be  p rov ided  wi th  each  phase .  

a .  The  app l i can t  shou ld  show po ten t i a l  in t e r im re ta in ing  wa l l s  wi th  max imum he igh t s  on  the  
phas ing  p lans .  

b .  Where  ex i s t ing  pa rk ing  lo t s  wi l l  r emain  in  t he  in te r im,  o r  where  commerc ia l  o f f - s t r ee t  pa rk ing  i s  
p roposed  in  ex i s t ing  lo t s ,  t he  app l i can t  shou ld  p rov ide  in te r im l andscape  improvements  tha t  wi l l  
improve  the  appearance  o f  t he  su r face  pa rk ing  and  mi t iga te  the  v i sua l  impac t s .  To  improve  the  
aes the t i c  o f  su r face  pa rk ing  lo t s ,  add i t iona l  t r ees  shou ld  be  p rov ided  in  ex i s t ing  su r face  pa rk ing  
lo t s  i f  t hey  remain  undeve loped  fo r  more  than  18  months .  

10 .  Pub l i c  Fac i l i t i e s :  Th i s  app l i ca t ion  p roposes  ded ica t ion  o f  a  por t ion  o f  an  o f f - s i t e  p roper ty  fo r  a  power  
subs ta t ion  to  mee t  the  pub l i c  f ac i l i ty  needs  fo r  th i s  app l i ca t ion ,  a s  we l l  a s  the  CARS Eas t  Land  Bay  
app l i ca t ion  (RZ 2011-HM-013) .  The  app l i can t  has  p ro f fe red  tha t ,  shou ld  the  CARS Eas t  Land  Bay  and  
Sunburs t  app l i ca t ions  be  approved  wi th  the  p re fe r red  power  subs ta t ion  l ayou t  by  Sep tember  30 ,  2017 ,  
th i s  p ro f fe r  wi l l  be  nu l l  and  vo id .  

The  p roposa l  t o  p rov ide  a  power  subs ta t ion  wi th  th i s  app l i ca t ion  wi l l  mee t  the  recommenda t ions  o f  t he  
Comprehens ive  P lan  conce rn ing  p rov i s ion  o f  pub l i c  f ac i l i t i e s  fo r  th i s  and  the  CARS Eas t  Land  Bay  
app l i ca t ions  ( a s  cu r ren t ly  p roposed) .  Al t e rna t ive ly ,  shou ld  the  p re fe r red  loca t ion  fo r  t he  power  
subs ta t ion  be  approved  (on  CARS Eas t  Land  Bay  and  Sunburs t )  t ha t  ded ica t ion  would  a l so  address  pub l i c  
f ac i l i t i e s  fo r  a l l  t h ree  cases  ( a s  cu r ren t ly  p roposed) .  Shou ld  e i the r  CARS Eas t  Land  Bay  o r  Sunburs t  be  
s ign i f i can t ly  modi f i ed  p r io r  f rom the  cur ren t  p roposa l ,  t he  pub l i c  f ac i l i t i e s  commi tmen t  would  be  
reeva lua ted .  

I t  shou ld  a l so  be  no ted  tha t  t he  pub l i c  f ac i l i t i e s  commi tmen t  wi l l  on ly  be  fu l ly  me t  i f  t he  ded ica t ion  
inc ludes  a l l  necessa ry  easement s  fo r  t he  cons t ruc t ion  and  opera t ion  o f  t he  power  subs ta t ion ,  inc lud ing  
p rov i s ion  fo r  cons t ruc t ion  access  and  fo r  con t inua l  u se  o f  t he  Vesper  Tra i l  connec t ion  o r  an  appropr ia t e  
de tour  dur ing  and  a f t e r  cons t ruc t ion  o f  t he  subs ta t ion  ( th i s  does  no t  p rec lude  c losure  o f  t he  t r a i l  fo r  
emergency  s i tua t ions ) .  

S ta f f  has  r ev iewed  the  d ra f t  p ro f fe r  p rov ided  on  November  21 ,  2016 ,  and  be l i eves  tha t  t he  genera l  
s t ruc tu re  o f  t he  p ro f fe r  i s  accep tab le ,  sub jec t  t o  rev iew and  approva l  by  Domin ion  Vi rg in ia  Power  and  by  
the  Of f i ce  o f  t he  Coun ty  At to rney .  As  wr i t t en ,  t he  p ro f fe r  inc ludes  a  p rov i s ion  t o  g ran t  "necessa ry  
t empora ry  cons t ruc t ion ,  access  easement s ,  t r ansmiss ion  and  d i s t r ibu t ion  l ine  easement s  a s  we l l  a s  an  
easement  to  accommoda te  the  t empora ry  re loca t ion  o f  t he  Vesper  Tra i l , "  and  p roposes  to  p lace  a  deed  
fo r  ded ica t ion  in  e sc row,  ensur ing  tha t  ( shou ld  the  p re fe r red  loca t ion  no t  be  approved  wi th  the  l a t e r  
cases )  t he  s i t e  wi l l  be  ava i l ab le .  The  p ro f fe r  fu r the r  commi t s  t o  p rov ide  any  necessa ry  approva l s  t o  a l low 
DVP to  move  fo rward  wi th  des ign  o f  t he  subs ta t ion  p r io r  t o  ded ica t ion ,  which  wi l l  be  necessa ry  to  mee t  
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DVP's  t ime  f rame  fo r  comple t ion  o f  t he  subs ta t ion .  Th i s  i s  necessa ry  a s  the  app l i can t  has  ind ica ted  they  
canno t  ded ica te  p r io r  t o  March  1 ,  2018 ,  because  o f  l ease  a r rangements .  

The  app l i can t  s t i l l  needs  to  p rov ide  the  exh ib i t  r e fe renced  in  t he  p ro f fe r ,  and  shou ld  fu r the r  r ev i se  t he  
p ro f fe r  t o  c lea r ly  ind ica te  tha t  they  wi l l  pe r fo rm the  necessa ry  subd iv i s ion ,  in  o rde r  to  ded ica te  the  l and .  

FDP 2011-HM-012 (Athletic Field) Detailed Comments: 

1 .  The  FDP spec i f i e s  t he  Se lux  l igh t  f ix tu re ,  wh ich  i s  an  op t ion  in  t he  TUDGs.  However ,  OCR encourages  the  
use  o f  t he  AAL F lex  L igh t ,  wh ich  i s  ano the r  op t ion  in  t he  TUDG.  The  AAL F lex  p rov ides  more  cons i s t en t  
l igh t  l eve l s  and  requ i res  f ewer  po les  t o  be  p laced  the  in  l andscape  ameni ty  pane l  a s  compared  to  the  
Se lux  f ix tu re .  The  app l i can t  shou ld  work  on  the  overa l l  s t r ee t l igh t  des ign  and  shou ld  p rov ide  a  
ma in tenance  ag reement  fo r  s t r ee t l igh t s  t o  fac i l i t a t e  fu tu re  FDPs  and  s i t e  p lans .  

CC: Bob Katai, Staff Coordinator, DPZ/ZED 
SuzieZottl, Revitalization Program Manager, OCR 
OCR File 
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Coun t y  o f  Fa i r f ax ,  V i rg i n i a  

DATE: November 22, 2016 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

TO: 

FROM: Denise M. James, Chief 
Environment and Developnn eview Branch, DPZ 

SUBJECT: ENVIRONMENTAL ASSESSMENT for: RZ/CDP/FDP 2011-HM-012 
CARS-DBI, LLC - Dominion Square - West Land Bay Athletic Field 

This memorandum, prepared by Mary Ann Welton, includes citations from Comprehensive Plan 
that provide guidance for the evaluation of the subject Rezoning application, Conceptual 
Development Plan (CDP) application, the Final Development Plan and proffers revised through 
November 7, 2016. The extent to which the application conforms to the applicable guidance 
contained in the Comprehensive Plan is noted. Possible solutions to remedy identified issues are 
suggested. Other solutions may be acceptable, provided that they achieve the desired degree of 
mitigation and are in harmony with Plan policies. 

DESCRIPTION: 

Analysis for this application addresses the overall conceptual development plan and proffered 
commitments for 7.69 acre subject property, as well as final development plan review for an 
athletic field on a portion of the site. The site is generally situated south of Leesburg Pike and the 
Spring Hill Metro, west of Spring Hill Road and north of a 4-story building which separates the 
application property from Old Courthouse Spring Branch stream valley. The subject property is 
located within the Comprehensive Plan's Tysons West, South Subdistrict. 

In the existing condition, the subject property is currently intensely developed with automobile 
dealerships and a significant amount of surface parking. This application proposes 2 office 
buildings south of the Spring Hill Metro, 2 residential buildings south of the proposed office 
buildings, one public sky park, one private sky park and an athletic field located to support the 
four buildings. 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

DEPARTMENT OF 
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ENVIRONMENTAL ANALYSIS 

This section characterizes the environmental concerns raised by an evaluation of this site and the 
proposed land use. Solutions are suggested to remedy the concerns that have been identified by 
staff. There may be other acceptable solutions. Particular emphasis is given to opportunities 
provided by this application to conserve the County's remaining natural amenities. 

Water Quality Protection and Stormwater Management Best Management Practices 
The vision for Tysons Comer Center, as expressed in the Environmental Stewardship section of 
the Comprehensive Plan, sets the goal in mixed use centers to achieve water quantity controls, 
above and beyond previous code requirements. As noted in the citations above, the Tysons 
Comer Plan poses the important challenge for new development in Tysons ".. .a goal of retaining 
on-site and/or reusing the first inch of rainfall will ensure that runoff characteristics associated 
with the site will mimic those of a good forest condition for a significant majority of rainfall 
events." 

The 7.69 acre subject property is located within the Difficult Run watershed located south and 
west of Leesburg Pike and Spring Hill Road Tysons West, South Subdistrict. As described on the 
development plan and in the Proffer 65, Stormwater Management, the stormwater management 
plan for this development proposal seeks to protect downstream receiving waters by using a 
progressive approach to demonstrate conformance with the Tysons Plan goals. This development 
will utilize green roofs, urban bioretention areas, rainwater harvesting/detention vaults, 
bioretention tree pits and permeable pavement throughout the entire application property in order 
to achieve the commitment to retain/reuse the first inch of rainfall onsite. As currently proposed, 
runoff from 96% of this site will be captured and treated and .96 inch of rainfall will be captured. 
A note on Sheet C-13 of the development states that this figure does not include other offsite 
areas that will be treated. 

The stormwater proffer reiterates the commitment to demonstrate conformance with the Tysons 
Plan to retain and reuse the first inch of rainfall. Therefore, at the time of site plan review for each 
FDP (Final Development Plan), advanced calculations demonstrating the achievement of the 
commitments shown in the CDP to retain and /or reuse the first inch of rainfall onsite for the 
specific facilities which will be shown on the site plan. If other low impact development (LID) 
measures are required at site plan, then the proffer commits to additional measures, as necessary, 
subject to review and approval by the Department of Public Works and Environmental Services 
(DPWES). In addition, at the time of site plan review, the proffer provides a commitment to 
demonstrate soil test results for the proposed infiltration measures and water usage numbers for 
storage facilities. 

Regarding outfall adequacy, the outfall narrative describes that runoff from the site conveys to 
existing ponds as well as through existing underground pipes. The reviewing engineer conducted 
a preliminary review of the existing natural receiving channel, Old Courthouse Spring Branch, 
and he concluded that the stream possesses adequate capacity to receive the runoff from this 

O:\2016 Development Review Reports\Rezoning\RZ_2011-HM-012_Dominion Square.ENV.docx 
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proposed development. At final site plan the stream channel adequacy will be analyzed and 
verified. Other measures will be employed to ensure control in areas that may prove inadequate. 

The adequacy of stormwater management/best management practice (SWM/BMP) facilities and 
outfall will be subject to review and approval by the Department of Public Works and 
Environmental Services (DPWES). 

On May 24, 2011, the Virginia Soil and Water Conservation Board adopted Final Stormwater 
Regulations, which became effective September 13, 2011. The regulations require all local 
governments in Virginia to adopt and enforce new stormwater management requirements; these 
new requirements became effective on July 1, 2014, as the Stormwater Management Ordinance 
which is Chapter 124 of the Code of Fairfax County. Staff from the DPWES administers the 
stormwater management ordinance. 

http ://www.fairfaxcounty. gov/ dpwes/stormwaterordinance/chanter 124 .ndf 

Transportation Noise Mitigation 
The subject property may be affected by transportation generated noise. The CDP currently 
depicts office buildings CI and C2 immediately adjacent to Leesburg Pike and the Silver Line 
Metro; however, residential buildings C3 and C4 are proposed to be located south of the office 
buildings. This application depicts the closest residential building approximately 320 feet south 
of Leesburg Pike and the Silver Line Metro. Because of the current configuration and the 
proposed location of residential buildings is significantly setback from the major sources of 
transportation generated noise, the applicant has not provided a noise study at this time. 

The applicant has provided Proffer 21, Noise Attenuation, which commits to provide acoustical 
analyses at the time of the final development plan for all future buildings for this development. 
The proffer also provides the commitment to attenuate noise in all interior residential areas to 
meet the Policy Plan's guidance that noise in interior areas not exceed 45 decibels. 

The proffer has failed to address the issue of development phasing which could have a dramatic 
impact on transportation generated noise in relationship to residential living spaces. The proffer 
also fails to address Policy Plan guidance regarding noise in outdoor recreation areas. The 
applicant is encouraged to expand the noise attenuation commitment to include a commitment 
which reasonably addresses the Policy Plan guidance that noise in outdoor recreation areas not 
exceed 65 decibels. This concern remains outstanding. 

Finally, the Policy Plan does not address noise attenuation for office buildings; however, the 
proffer extends the commitment to provide acoustical analyses for all buildings at final 
development plan approval. Acoustical analyses would only be appropriate for buildings with a 
residential component. 

Environmental Site Assessment 
Much of the land which is the subject of this application has either been used by car dealerships 
for automobile storage and maintenance. The current land use could involve contaminants, such 
as, petrochemicals and other chemicals. Staff encouraged the applicant to provide environmental 

O:\2016 Development Review Reports\Rezoning\RZ_201 l-HM-012_Dominion Square.ENV.docx 



Barbara Berlin 
RZ/CDP/FDP 2011-HM-012 
Page 4 

site assessments for future building sites to determine if contamination is present and to ensure 
that if such contamination exists that appropriate remediation occurs prior to redevelopment. 
Proffer 67, Environmental Site Assessment, commits to providing environmental site assessments 
prior to final development plan approval for blocks CI, C2, C3 and C4. Staff commends the 
applicant for addressing the issue of possible site contamination and future remediation if 
necessary. Staff assumes that the commitment was not extended to the area where the athletic 
field is proposed because it is proposed in the location of a parking lot. 

Green Buildings 
The vision for Tysons Comer as expressed in the Comprehensive Plan recommends, at a 
minimum, the achievement of the United States Green Building Council's (USGBC) LEED Silver 
certification for non-residential development and LEED certification for residential development. 
The Dominion Square West application encompasses two residential mixed-use buildings and two 
office buildings with retail. The applicant has provided Proffer 18 which commits to achieve the 
Plan goal of LEED NC certification for the residential buildings with an escrow of $2.00 per 
square foot to be posted prior to building plan approval. In addition, the proffer includes the 
option for the applicant to seek the next higher level - LEED Silver with no escrow for this 
residential building. According to the proffer, instead of LEED certification, the applicant may 
select, subject to Department of Planning and Zoning approval, an alternative residential rating 
systems implemented without an escrow such as Earth Craft or 2012 National Green Building 
Standard. Staff recommends that the commitment to the National Green Building Standard be 
updated to reflect the 2015 National Green Building Standard. The applicant also included the 
Energy Star Qualified Homes path for Multi-family for energy performance, as a possible choice, 
but staff recommends eliminating it as an option because it is not sufficient to demonstrate 
conformance with the Comprehensive Plan guidance. 

Regarding non-residential buildings, the applicant commits in Proffer 19 to LEED Silver 
certification with an escrow or LEED Gold certification without an escrow. However, the proffer 
states "LEED-CS Gold precertification" as an alternative. Staff recommends that the word . 
precertification be eliminated because precertification is only available for LEED New 
Construction and not for LEED Core and Shell. With these minor staff recommended changes, 
the green building proffer for this application conforms to the Tysons Plan guidance for green 
buildings. 

Sustainable Energy Practices 
This application includes a proffered commitment, Proffer 20, to sustainable energy practices for 
this development which includes the following measures: 

• Electric Vehicle Charging Infrastructure - at least four electric vehicle recharging station 
that serves eight parking spaces and conduit to facilitate additional future recharging 
stations in the parking garage for the building. 

• Energy and Water Meter Data -aggregated non-proprietary energy and water consumption 
data as practical for each building and the entire property. 

DMJ: MAW 
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COMPREHENSIVE PLAN CITATIONS: 

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of the 
proposal for conformance with the environmental recommendations of the Comprehensive Plan is 
guided by the following citations from the Plan: 

The Fairfax County Comprehensive Plan, 2013 Edition, Area II Tysons Corner Urban Center, as 
amended through April 29,2014 under Areawide Recommendations, Environmental Stewardship 
section, pages 72-84, addresses Stormwater Management, Natural Resource Management, Tree 
Canopy Goals, Information and Communication Technology, Green Buildings and Environmental 
Stewardship Guidelines and may be accessed at: 

httn ://www.fairfaxcountv. gov/dpz/comprehensiveplan/area2/tvsons 1 .pdf 

Excerpts from the Environmental Stewardship section of the Tysons are also included below. 

The Fairfax County Comprehensive Plan, 2013 Edition, Area II Tysons Corner Urban Center, as 
amended through April 29,2014, Areawide Recommendations under Environmental Stewardship, 
page 74 states: 

"Stormwater Management 

Tysons Corner is located in the headwaters area of several of the county's watersheds.... 
Redevelopment offers considerable opportunities to improve upon past stormwater 
management practices. 

Receiving waters downstream of Tysons should be protected by reducing runoff from 
impervious surfaces within Tysons.... Achieving a goal of retaining on-site and/or reusing 
the first inch of rainfall will ensure that runoff characteristics associated with the site will 
mimic those of a good forest condition for a significant majority of rainfall events. 

Measures to reach this goal may include application of Low Impact Development (LID) 
Techniques (including but not limited to rain gardens, vegetated swales, porous pavement, 
vegetated roofs, tree box filters, and water reuse). The incorporation of LID practices in 
the rights-of-way of streets will also support this goal; such efforts should be pursued 
where allowed. There is also a potential for the establishment of coordinated stormwater 
management approaches to address multiple development sites." 

The Fairfax County Comprehensive Plan, 2013 Edition, Area II Tysons Corner Urban Center, as 
amended through April 29,2014, Areawide Recommendations under Environmental Stewardship, 
page 82-84 states: . 

Stormwater Design 
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"Stormwater management and water quality controls for redevelopment should be 
designed to return water into the ground where soils are suitable or reuse it, where 
allowed, to the extent practicable. Reduction of stormwater runoff volume is the single 
most important stormwater design objective for Tysons. Reduction could occur through 
techniques that use plants or soils via landscaping measures, through techniques that reuse 
harvested rainwater in a variety of ways, and/or through approaches that infiltrate water 
into the ground to replenish aquifers and provide summer base flows to local streams. 

Redevelopment projects in Tysons should incorporate innovative stormwater management 
measures in a manner that will, first and foremost, optimize reduction of stormwater 
runoff volume and control of peak flows for the remaining stormwater that cannot be 
completely captured on-site. 

The following are recommended for applications for which a significant increase in 
density/intensity is proposed (e.g., a redevelopment option is being pursued): 

• Stormwater quantity and quality control measures should be provided that are 
substantially more extensive than minimum requirements, with the goal of reducing 
the total runoff volume and/or significantly delaying its entry into the stream system. 
The emphasis should be on Low Impact Development (LID) techniques that 
evapotrarispire water, filter water through vegetation and/or soil, return water into 
the ground or reuse it. 

• LID techniques of stormwater management should also be incorporated into new and 
redesigned streets where allowed and practicable. 

• At a minimum, the first inch of rainfall should be retained on-site through 
infiltration, evapotranspiration and/or reuse. If, on a given site, the retention on-site 
of the first inch of rainfall is demonstrated not to be fully achievable, all available 
measures should be implemented to the extent possible in order to support this goal 
and achieve partial retention of the first inch of rainfall. 

• At a minimum, stormwater management measures that are sufficient to attain both 
the stormwater design-quantity control and stormwater design-quality control credits 
of the most current version of the LEED-NC or LEED-CS rating system (or the 
equivalent of these credits) should be provided. If, on a given site, the attainment of 
the stormwater design LEED credits (or equivalent) is demonstrated not to be fully 
achievable, all available measures should be implemented to the extent possible in 
support of this goal. 

• Equivalent approaches may incorporate coordinated stormwater management on 
multiple development sites and/or off-site controls. Additional stormwater 
management efforts should be encouraged. 
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• Restoration and/or stabilization of degraded streams on development sites should be 
pursued where feasible; restoration and stabilization techniques that incorporate 
ecologically and aesthetically beneficial, vegetated approaches are preferred. Off-
site efforts to restore and/or stabilize streams in Tysons Corner should also be 
encouraged. 

The above guidelines are intended to improve stormwater management controls 
sufficiently to allow for improvements to the habitat and recreational values of streams 
in Tysons Corner through natural restorative processes and/or through restoration 
projects." 

The Fairfax County Comprehensive Plan, 2013 Edition, Area II Tysons Corner Urban Center, as 
amended through April 29,2014, Areawide Recommendations under Environmental Stewardship, 
pages 74-75 state: 

"Natural Resources Management 
Protection, enhancement and management of natural resources in the existing stream 
valley parks in Tysons is critical to the long term viability of those habitats.... Without 
active management of the natural resources in these parks, habitat and stream quality will 
continue to decline. 

Contributions from development in Tysons towards stream restoration and stabilization in 
the Scotts Run, Old Courthouse Spring Branch, Rocky Run and Pimmit Run watersheds 
should be encouraged as part of a comprehensive strategy to restore the water quality and 
ecological health of Tysons' streams. Associated improvements to the receiving streams 
and downstream areas could provide greater stability and water quality and improve 
in stream habitat. Stream restoration will also enhance the stream valley parks which are 
key components of Tysons'green network. 

Environmental enhancement efforts should be encouraged and should include efforts such 
as restoration planting in natural areas, invasive plant control, deer management, stream 
restoration, and creating new natural areas (including both forested areas and meadows) 
where disturbed areas currently exist. These expanded natural areas could build on the 
stream valley parks, adding land that increases riparian buffers and enhances stream valley 
corridors. Natural areas outside of Resource Protection Areas could serve as nodes for 
human activity and greatly improve quality of life while relieving stress on existing 
riparian areas. Stream valley park expansions should not include large hardscape areas 
(other than trails) and resources management should drive park design." 

The Fairfax County Comprehensive Plan, 2013 Edition, Area II Tysons Comer Urban Center, as 
amended through April 29, 2014, Areawide Recommendations under Environmental Stewardship, 
page 76 states: 

"Green Buildings 
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Currently Fairfax County encourages new buildings in mixed use centers to have 
Leadership in Energy and Environmental Design (LEED) certification, or the equivalent. 
The concept of green buildings recognizes that certain design and construction practices 
can increase the efficiency of resource use, protect occupants' health and productivity, and 
reduce waste and pollution... Non-residential development in Tysons should achieve 
LEED Silver certification or the equivalent, at a minimum. Residential development 
should be guided by the Policy Plan objectives on Resource Conservation and Green 
Building Practices.... 

In addition to green buildings, green roofs (also referred to as vegetated roofs) can 
enhance the natural environment within Tysons. Green roofs use the traditionally unused 
part of the building to grow vegetation. Public benefits of green roofs include increased 
stormwater retention, reduced greenhouse gas emissions, and improved air quality through 
filtration of airborne particles. Where green roofs are not provided, other roofing systems 
containing highly reflective materials may be considered, as they can reduce heat 
absorption and thereby conserve energy and reduce related greenhouse gas emissions." 

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

"Objective 2: 

Policy a. 

Policy j. 

Policy k. 

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

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

Regulate land use activities to protect surface and groundwater 
resources.... 

For new development and redevelopment, apply better site design 
and low impact design (LID) techniques such as those described 
below, and pursue commitments to reduce stormwater runoff 
volumes and peak flows, to increase groundwater recharge, and to 
increase preservation of undisturbed areas. In order to minimize the 
impacts that new development and redevelopment projects may 
have on the County's streams, some or all of the following practices 
should be considered where not in conflict with land use 
compatibility objectives: 

- Minimize the amount of impervious surface created. 
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- Site buildings to minimize impervious cover associated with 
driveways and parking areas and to encourage tree 
preservation. 

- Where feasible, convey drainage from impervious areas into 
pervious areas.... 

- Encourage fulfillment of tree cover requirements through 
tree preservation instead of replanting where existing tree 
cover permits. Commit to tree preservation thresholds that 
exceed the minimum Zoning Ordinance requirements. ... 

- Encourage the use of innovative BMPs and infiltration 
techniques of stormwater management where site conditions 
are appropriate, if consistent with County requirements. 

- Apply nonstructural best management practices and, 
bioengineering practices where site conditions are 
appropriate, if consistent with County requirements 

- Maximize the use of infiltration landscaping within 
streetscapes consistent with County and State requirements." 

The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, page 10 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: 

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

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

New development should not expose people in their homes, or other noise sensitive 
environments, to noise in excess of DNL 45 dBA, or to noise in excess of DNL 65 dBA 
in the outdoor recreation areas of homes. To achieve these standards new residential 
development in areas impacted by highway noise between DNL 65 and 75 dBA will 
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require mitigation. New residential development should not occur in areas with projected 
highway noise exposures exceeding DNL 75 dBA." 

The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1,2014, page 18 states: 

"Objective 10: Conserve and restore tree cover on developed and developing 
sites. Provide tree cover on sites where it is absent prior to 
development. 

Policy a: Protect or restore the maximum amount of tree cover on developed 
and developing sites consistent with planned land use and good 
silvicultural practices. 

Policy b: Require new tree plantings on developing sites which were not 
forested prior to development and on public rights of way... 

The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1,2014, pages 19-21 state: 

"Objective 13: Design and construct buildings and associated landscapes to 
use energy water resources efficiently and to minimize 
short- and long-term negative impacts on the environment and 
building occupants. 

Policy a. In consideration of other Policy Plan objectives, encourage the 
application of energy conservation, water conservation and other 
green building practices in the design and construction of new 
development and redevelopment projects. These practices may 
include, but are not limited to: 

- Environmentally-sensitive siting and construction of 
development; 

- Application of low impact development practices, 
. including minimization of impervious cover (See Policy 

k under Objective 2 of this section of the Policy Plan); 

- Optimization of energy performance of 
structures/energy-efficient design; 

- Use of renewable energy resources; 

- Use of energy efficient appliances, heating/cooling 
systems, lighting and/or other products; 
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Application of best practices for water conservation, 
such as water efficient landscaping and innovative 
wastewater technologies, that can serve to reduce the use 
of potable water and/or reduce stormwater runoff 
volumes; 

Reuse of existing building materials for redevelopment 
projects; 

- Recycling/salvage of non-hazardous construction, 
demolition, and land clearing debris; 

- Use of recycled and rapidly renewable building 
materials; 

- Use of building materials and products that originate 
from nearby sources; 

- Reduction of potential indoor air quality problems 
through measures such as increased ventilation, indoor 
air testing and use of low-emitting adhesives, sealants, 
paints/coatings, carpeting and other building materials; 

- Reuse, preservation and conservation of existing 
buildings, including historic structures; 

- Retrofitting of other green building practices within 
existing structures to be preserved, conserved and 
reused; 

- Energy and water usage data collection and performance 
monitoring; 

- Solid waste and recycling management practices; and 

- Natural lighting for occupants. 

Encourage commitments to implementation of green 
building practices through certification under established 
green building rating systems for individual buildings (e.g., 
the U.S. Green Building Council's Leadership in Energy 
and Environmental Design for New Construction [LEED-
NC®] or the U.S. Green Building Council's Leadership in 
Energy and Environmental Design for Core and Shell 
[LEED-CS®] program or other equivalent programs with 
third party certification). An equivalent program is one that 
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is independent, third-party verified, and has regional or 
national recognition or one that otherwise includes multiple 
green building concepts and overall levels of green building 
performance that are at least similar in scope to the 
applicable LEED rating system. Encourage commitments to 
the attainment of the ENERGY STAR® rating where 
available. Encourage certification of new homes through an 
established residential green building rating system that 
incorporates multiple green building concepts and has a 
level of energy performance that is comparable to or 
exceeds ENERGY STAR qualification for homes. 
Encourage the inclusion of professionals with green building 
accreditation on development teams. Encourage 
commitments to the provision of information to owners of 
buildings with green building/energy efficiency measures 
that identifies both the benefits of these measures and their 
associated maintenance needs. 

Policy b. Within the Tysons Corner Urban Center, Suburban Centers, 
Community Business Centers, Industrial Areas and Transit Station 
Areas as identified on the Concept Map for Future Development, 
unless otherwise recommended in the applicable area plan, ensure 
that zoning proposals for nonresidential development or zoning 
proposals for multifamily residential development incorporate green 
building practices sufficient to attain certification through the 
LEED-NC or LEED-CS program or an equivalent program 
specifically incorporating multiple green building concepts, where 
applicable, where these zoning proposals seek at least one of the 
following: 

- Development in accordance with Comprehensive Plan 
Options; 

- Development involving a change in use from what would be 
allowed as a permitted use under existing zoning; 

- Development at the Overlay Level; or 

- Development at the high end of planned density/intensity 
ranges. For nonresidential development, consider the upper 
40% of the range between by-right development potential 
and the maximum Plan intensity to constitute the high end 
of the range. 

Where developments with exceptional intensity or density are 
proposed (e.g. at 90 percent or more of the maximum planned 
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density or intensity), ensure that higher than basic levels of green 
building certification are attained... 
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DATE:  November 22, 2016  

 

TO: Bob Katai, 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: Rezoning Application #RZ 2011-HM-012;  

 Dominion Square West Landbay; CDP dated November 7, 2016;  

 Dominion Square Athletic Field; FDP dated November 7, 2016 

 Tax Map #029-3 ((1)) 2C1, 2C2, 2D;  

 Difficult Run Watershed; Hunter Mill 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) present on this site.  

 

Floodplain 

There is no regulated floodplains on this site.  

 

Downstream Drainage Complaints 

There are no applicable downstream drainage complaints on file. 

 

Stormwater Quality Control  

Stormwater quality control in accordance with Article 4 of the Stormwater Management 

Ordinance (SWMO) shall be required. The applicant indicates that the requirements would be 

met with the proposed runoff reduction measures, including stormwater planters, urban 

bioretention tree pits, and green roofs.  

 

Stormwater Quantity Control  

Stormwater quantity control in accordance with Article 4 of the Stormwater Management 

Ordinance (SWMO) shall be required. There are two existing stormwater management 

facilities serving the project site. One (WP0072) is located offsite, and one (DP0174) will be 

removed with the redevelopment. The drainage area served by DP0174 has been assumed to 

M E M O R A N D U M 
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have a land cover of grass in stormwater quantity computations. With the proposed runoff 

reduction measures (green roofs, stormwater planters, and urban bio-retention areas), the peak 

release rate from the 2-yr and 10-yr design storms will be reduced to a level equal to or less 

than the existing condition. At final site plan, the applicant shall demonstrate that the design 

assumptions of WP0072 have not been exceeded and the maintenance agreement is still valid.  

  

Adequate Outfall 

The Outfall Narrative on Sheet C-19 describes the points of outfall from West Landbay, to a 

point that has a drainage area of more than one square mile. There is sign of previous erosion 

along the Old Courthouse Spring Branch. It is not clear at this time whether the velocity at the 

channel is erosive or not. Detailed analysis would be provided at final site plan and inadequacy 

would be addressed with onsite detention. Outfall analysis shall be performed in accordance 

with Article 4 of the Stormwater Management Ordinance (SWMO).  

 

Tysons Corner Urban Center, Areawide Recommendations 

The Environmental Stewardship Guidelines in the Comprehensive Plan call for a progressive 

approach to stormwater management that promotes low impact development techniques, 

incorporates innovative stormwater management measures, and provides quality and quantity 

controls that are substantially more extensive than minimum requirements.  Applications with a 

significant increase in density/intensity (e.g. redevelopment option is being pursued) should 

incorporate innovative measures in a manner that will, first and foremost, optimize reduction of 

stormwater runoff volume, and control peak flows for the remaining stormwater that cannot be 

completely captured on-site.  The first inch of rainfall runoff should be retained on-site through 

infiltration, evapotranspiration and/or reuse.  Achieving a goal of retaining the first inch of 

rainfall will ensure the runoff characteristics associated with the site will mimic those of a good 

forest condition for a significant majority of rainfall events.  In addition, the stormwater 

measures should be sufficient to attain the stormwater quality and quantity control credits of 

LEED (or equivalent).  If, on a given site, it is demonstrated that the goals are not fully 

achievable, then all available measures should be implemented to the extent possible. 

 

The applicant has provided a preliminary computation on the CDP stating that 96% of the total 

site area (excluding offsite area) is captured by a BMP, and 0.96 inch of rainfall will be 

retained through the use of runoff reduction methods including intensive/extensive vegetated 

roof, urban bio-retention, and stormwater planters. An additional 0.13 inch may be achieved 

through treatment of right-of-way runoff along Springhill Road with urban bio-retention tree 

pits located in the streetscape. The applicant shall make commitment to treat these offsite areas 

to achieve the 1” retention goal for the CDP area.  

 

The applicant indicates that LEED stormwater credits 6.1 and 6.2 shall be obtained through the 

use of the vegetative roof, stormwater planters, urban bio-retentions and manufactured units. 

LEED boundary may change at final site plan.   

 

Other Comments: 
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With respect to the preliminary design information that is shown on the CDP, DPWES offers 

the following additional comments: 

 

1) C-2. Deviations/Modifications of PFM Section 6.  

a. 6-1300 Bioretention facilities in the vicinity of loading docks. CDP details are 

insufficient for DPWES to approve these modifications prior to site plan, but 

Section 2-1200 enables DPWES director to approve this modification at site plan.  

b. LEED Vault with 4’x4’ access door. PFM requires a 4’x4’ access door or equal.  

c. 6-1307.2D Bioretention utilize infiltration be constructed on in-situ fill material. 

CDP details are insufficient for DPWES to approve these modifications prior to site 

plan, but Section 2-1200 enables DPWES director to approve this modification at 

site plan. 

 

Sufficient details have not been provided to comment upon the design. The applicant must 

include on the Site Plan an Alternative Design Narrative, as specified in PFM 

Section 2-1200, including, but not limited to, the detailed design, supporting data and a 

description of the applicable requirements, and justification why they cannot be met.  

Please note that any alternative submitted for consideration by the Director must comply 

with other applicable provisions, such as the building code, per PFM 2-1200.1G. In 

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

future approval of any nonconforming design, detail, description, computation or other 

representation provided.   

 

2) C-15. 

a. Intensive green roof is considered a Tier II BMP if designed in accordance with 

Contra Costa County Stormwater C.3 Guidebook. The self-retaining area must be 

bermed or depressed to retain an inch of the rainfall including the flow from the 

tributary impervious area. This calculation shall be provided with the site plan.  

b. The sizing computation for urban bioretention is inconsistent with the 2013 version 

of the DEQ Clearinghouse.  

 

3) C-16.  

a. LEED SS6.1 compliance. The runoff reduction volume as shown on the VRRM 

spreadsheet is 10,301cf. It is not clear where the 14,178cf is coming from in the 

computation.  

b. PFM compliance. The runoff reduction volume as shown on the VRRM spreadsheet 

is 10,301cf. It is not clear where the 14,178cf is coming from in the computation.  

c. At final site plan, detention requirements shall be met based on the disturbed area.  

 

4) C-17.  

a. At site plan, water quality requirements shall be met based on the disturbed area.  
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With respect to the preliminary design information that is shown on the FDP, DPWES offers 

the following additional comments: 

 

1) C-2. Deviations/Modifications of PFM Section 6.  

Sufficient details have not been provided to comment upon the design. The applicant must 

include on the Site Plan an Alternative Design Narrative, as specified in PFM 

Section 2-1200, including, but not limited to, the detailed design, supporting data and a 

description of the applicable requirements, and justification why they cannot be met.  

Please note that any alternative submitted for consideration by the Director must comply 

with other applicable provisions, such as the building code, per PFM 2-1200.1G. In 

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

future approval of any nonconforming design, detail, description, computation or other 

representation provided.   

 

5) C-8&C-9. 

a. The sizing computation for urban bioretention is inconsistent with the 2013 version 

of the DEQ Clearinghouse.  

b. PFM compliance. The treatment provided in the BMP does not equal the runoff 

reduction volume in the VRRM spreadsheet. Detailed routing shall be provided at 

site plan to demonstration detention, or the CN reduction as shown in the VRRM 

spreadsheet may be used.  

c. At site plan, water quality and water quantity requirements shall be met based on 

the disturbed area. 

d. The layout as shown is not described as an interim use in the proffers. Proffer 61.C 

further describes the features required and timing of delivery. In this case, the 

Tysons 1” retention requirement should apply to this parcel.  

 

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

presented on the CDP/FDP, or statements in the Proffers, the final design, construction, 

operation and maintenance of the site, including, but not limited to, the stormwater facilities, 

shall be subject to review and approval by DPWES, in accordance with all applicable Codes, 

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.  

 

 



FAIRFAX 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 (' / 
Park Planning Branch, PDD - xi,<J 

DATE: November 21, 2016 

SUBJECT: RZ 201 l-HM-012, Dominion Square (CARS) West Landbay 
Tax Map Number: 29-3 ((1)) 2D 

The Park Authority staff has reviewed the proposed Conceptual Development Plan (CDP), Final 
Development Plan (FDP) and draft proffers dated November 7, 2016 for the above referenced 
application. This memorandum provides comments regarding impacts to park and recreation 
resources and levels of service of the proposed development. 

BACKGROUND 

The Development Plans show up to 850 new multi-family dwelling units and 1,790,000 square 
feet of new commercial uses on 7.7 acres in the immediate vicinity of the Spring Hill Metro 
Station on the south side of Route 7 in the Tysons West District. Based on the average projected 
multi-family household size of 1.75 in the Tysons Urban Center, the development could add up 
to 1,488 new residents to the Hunter Mill Supervisory District. 

COMPREHENSIVE PLAN GUIDANCE 

The Park Authority analysis is based on the policies in the Parks and Recreation section of the 
Countywide Policy Plan, including Objective 2, Policies g, j, and k; Objective 5, Policies a and 
b; Objective 6, Policy c. and Appendix 2, Part B: Park Facility Service Level Standards. The 
evaluation is also based on guidance provided in the Tysons Areawide Environmental 
Stewardship section of the Comprehensive Plan. Specific Plan citations from the Areawide text 
are provided in the Analysis and Recommendations sections. 

Park recommendations for land in the Tysons West District, South Subdistrict include the 
following (Tysons Corner Urban Center, District Recommendations, pp. 123-124): 

"The green network planned for this subdistrict illustrates how the existing Dominion 
Power easement could be used as a pedestrian and open space amenity that links the Old 
Courthouse Spring Branch Stream Valley Park to the Tysons West Metro station, as well 
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as to several urban parks; alternatives that provide open spaces linking this subdistrict to 
the area's Metro station in a similar manner should be considered. 

This area should also include one planned civic plaza (urban park), at least one acre in 
size and located within 1/4 mile of the Metro station. This plaza should be large enough 
for open-air activities such as farmers' markets and musical performances by small 
groups for residents and workers in this area. A common green urban park of at least one 
acre should also be located in the subdistrict to provide active and passive recreation and 
leisure opportunities for residents and workers. 

For active recreation, about four to six acres of new park land to support two athletic 
fields should be established in the area between existing park land and the Boone 
Boulevard extension. The land for these athletic fields may also be located in part in the 
abutting Tysons Central 7 District. Publicly accessible open space and recreational 
facilities should be provided consistent with the guidance in the Areawide Environmental 
Stewardship Recommendations. 

The Old Courthouse Spring Branch Stream Valley Park should be developed with multi-
use trail and other passive recreational facilities. Planned "green" street connections will 
tie the Tysons West Metro station to the West Side District, drawing people to the public 
amenity provided by Old Courthouse Spring Branch Stream Valley Park." 

ANALYSIS AND RECOMMENDATIONS 

Urban Parkland Needs 

The Plan for Tysons Corner calls for a comprehensive system of public open spaces to serve 
residents, visitors and workers. This system of public spaces should include parks of different 
types (pocket parks, civic plazas, common greens, recreation-focused parks, linear parks/trails, 
and natural resource areas) to enhance the quality of life, health and the environment for those 
who live, work and visit Tysons Corner. In the Tysons Corner Urban Center Areawide 
Recommendations, Environmental Stewardship Chapter, Parks and Recreation Section, Page 81, 
the Plan states the following: 

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

Applying the urban park land standard in the Tysons Areawide Plan, proposed uses generate a 
need for 2.53 acres of onsite public urban parks. The development plan shows 2.12 acres of new 
public urban park space onsite (including one elevated "sky" park). The applicant also proposes 
to improve an additional 3,346 square feet of land owned by others (WMATA) with urban park 
features. 

Onsite Publicly Accessible Parks are described and evaluated below: 
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• Urban Parks 1 & la (Metro Station Plaza and Extension) - These park spaces are 10,454 and 
3,346 square feet in size (about 0.32 acre combined). Park 1 is an extension of the Metro 
Station Plaza (Park la) onto the applicant's property. The application proposes to improve 
the publicly owned space so its design and interface with Park 1 will be seamless. This 
depends upon the applicant obtaining permission from WMATA to make improvements to 
the Metro Station Plaza. Together, as envisioned, these combined spaces will serve as a small 
civic plaza of almost a third acre in size to serve the high volume of pedestrian activity 
associated with Metro transit. This urban plaza will include hardscaping, landscaping, 
outdoor seating, public art, and bike racks. The Comprehensive Plan recommends a one acre 
plaza in this subunit to support community events. Park 1, however, is not sized or designed 
to accommodate large events and the responsibility for achieving the Comprehensive Plan's 
civic plaza recommendation is deferred to redevelopment of other properties in the subunit. 

• Urban Park 2 (Public Skypark) - This 13,045 square foot (0.3 acre) park space is located four 
stories above grade on top of garage parking between buildings CI and C2. Sheet L4-001 
indicates that an elevator and stairs will be provided on the Spring Hill Road frontage in 
building C2 to provide access to the skypark. This public access point should be highly 
visible and accessible from the streetscape along Spring Hill Road to ensure the public is 
aware of and will be able to easily access the skypark. Draft proffers indicate the park will 
include amphitheater style seating, a multi-purpose stage/platform, water feature/reflecting 
pool, garden landscaping, public art, movable tables and chairs, and opportunities for outdoor 
movies and/or other performances. There is no firm commitment, however, to timing or 
frequency of scheduling of public events in the space. 

• Urban Park 3 (Athletic Field) - This 69,634 square foot (1.6 acres) park space is located at 
grade in the farthest block of the development from Route 7/Leesburg Pike. The park 
includes a small (120' x 210') athletic field, half size sport court, playground, and 
picnic/seating area. Park 3 is the subject of the associated Final Development Plan (FDP 
201 l-HM-012). This park space is further discussed in the Athletic Field Needs and Other 
Recreational Facility Needs sections below. 

Overall Evaluation - The proposed development generates a need for 2.53 acres of onsite public 
urban parks. The development plan shows 2.12 acres of new public urban park space onsite plus 
the improvement of an additional 0.10 acre of land offsite (owned by WMATA). There is a 
shortfall of about 1/3 acre of new urban park space onsite, however, staff recognizes the 
applicant's intent to provide quality onsite park spaces that will meet a variety of outdoor leisure 
needs. 

Athletic Field Needs 

In addition to the need for new urban parks, the Comprehensive Plan also recognizes the need for 
a variety of small and large recreational facilities to meet the need of new residents, workers, and 
visitors to Tysons Corner. In the Tysons Corner Urban Center Areawide Recommendations, 
Environmental Stewardship Chapter, Parks and Recreation Section, Page 82, the Plan states the 
following: 

".. .recreational facility service level standards in the Park and Recreation element 
of the Countywide Policy Plan should be applied to new development in Tysons, 
with adjustments made for urban demographics and use patterns. Using 2050 
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development projections, anticipated urban field use patterns, optimal athletic 
field design (lights and synthetic turf) and longer scheduling periods, the adjusted 
need for athletic fields to serve Tysons is a total of 20 fields...In general, the need 
for an athletic field is generated by the development of approximately 4.5 million 
square feet of mixed use development in Tysons." 

Based on Comprehensive Plan guidance for provision of one full-service athletic field per 4.5 
million square feet of new GFA, the proposed development generates a need for the equivalent 
of 0.40 athletic field. The development plan shows a synthetic turf U11 rectangular athletic field 
onsite (120' x 210') to be dedicated to Fairfax County. As noted in Appendix 4 of the Tysons 
Park System Concept Plan, a U11 rectangle field provides the equivalent of 0.50 athletic field. 

Evaluation - The proposed development generates a need for the equivalent of 0.40 athletic field. 
The development plan shows a synthetic turf U11 rectangular athletic field onsite (120' x 210') 
that counts as the equivalent of 0.50 field, therefore, the athletic field need will be met. 

Other Recreational Facility Needs 

In the Tysons Corner Urban Center Areawide Recommendations, Public Facilities Chapter, 
Parks Section, Page 88, the Plan states the following: 

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

Using adopted recreational facility service level standards found in the Parks and Recreation 
element (Appendix 2, Part B) of the Policy Plan, the publicly accessible recreational facilities 
needed to address the planned growth for this project area include the equivalent of one sport 
court and one tot lot. Sheet L4-003 shows a playground and half size sport court in the park with 
the athletic field in addition to a picnic/seating area. 

Evaluation - The proposed development generates a need for the equivalent of one sport court 
and one tot lot. The plans show a playground and half size sport court will be provided in Park 3, 
therefore the need will be met. 

Private Recreation and Amenity Areas 

The overall development plan shows about two acres of private rooftop amenity areas in five 
locations. These private spaces and facilities, located on the rooftops of parking podiums, as well 
as indoor fitness rooms will allow the applicant to meet the Zoning Ordinance requirement to 
spend $1,800 per non-ADU residential unit on onsite facilities and amenities for private use. 
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Evaluation - The private rooftop amenity areas and indoor facilities provided with each 
residential building will allow the applicant to meet the Zoning Ordinance requirement to spend 
$1,800 per non-ADU residential unit on onsite recreational facilities and amenities. 

Natural Resources 

The Park Authority owns and operates Old Courthouse Spring Branch Stream Valley Park 
downstream of the subject property. All plant materials to be installed should be non-invasive to 
reduce the spread of invasive species and protect the environmental health of parkland, due to the 
proximity (that is less, than 1000 feet) of the Park Authority property. In addition, all plant 
materials on land to be dedicated to Fairfax County for parkland should be native species. To 
determine which species may be invasive the applicants should check the USD A Plants database 
(http://plants.usda.gov/iava/noxiousDriver), the Mid-Atlantic Exotic Pest Plant Council web 
page listings (http://www.invasive.org/maweeds. cfrn) and the Virginia DCR web pages on 
invasive species (http://www.dcr.virginia.gov/natural heritage/invsppdflist.shtml). 

Dedication of Land to the Park Authority 

The applicant proposes to dedicate the athletic field and all of Park 3 to the Fairfax County Park 
Authority to remain in perpetual public ownership, operation, and maintenance. Acceptance of 
this land dedication must first be approved by the Park Authority Board, which is scheduled to 
decide on the matter on December 14, 2016. 

In accordance with a December 11, 2000 BOS resolution, "park, recreation or open space should 
be deeded directly to the Fairfax County Park Authority without first being deeded to the Board." 
Proffers should indicate that land will be dedicated directly to the Park Authority and a note 
indicating such should be added to the Development Plan. 

Any debris and waste on the parcel should be removed prior to dedication. In accordance with 
PFM 2-1102.4B, the landowner is required to take any necessary corrective action prior to Park 
Authority acceptance. Following site cleanup of debris and prior to land dedication, the Park 
Authority requests that the Applicant arrange for an inspection by the Park Authority Land 
Acquisition Manager, Area 1 Operations Manager, and Natural Resource Protection Manager. If 
the condition of the land is acceptable to the Park Authority, the Applicant should dedicate the 
property prior to bond release from Fairfax County. 

SUMMARY OF RECOMMENDATIONS 

This section summarizes the recommendations included in the preceding analysis section. 

• The proposed development generates a need for 2.53 acres of onsite public urban parks. The 
development plan shows 2.12 acres of new public urban park space onsite plus the 
improvement of an additional 0.10 acre of land offsite (owned by WMATA). There is a 
shortfall of about 1/3 acre of new urban park space onsite, however, staff recognizes the 
applicant's intent to provide quality onsite park spaces that will meet a variety of outdoor 
leisure needs. 
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• The proposed development generates a need for the equivalent of 0.40 athletic field. The 
development plan shows a synthetic turf Ull rectangular athletic field onsite (120'x 210') 
that counts as the equivalent of 0.50 field, therefore, the athletic field need will be met. 

• The proposed development generates a need for the equivalent of one sport court and one tot 
lot. The plans show a playground and half size sport court will be provided in Park 3, 
therefore the need will be met. 

• The private rooftop amenity areas and indoor facilities provided with each residential 
building will allow the applicant to meet the Zoning Ordinance requirement to spend $1,800 
per non-ADU residential unit on onsite recreational facilities and amenities. 

• All plant materials to be installed should be non-invasive to reduce the spread of invasive 
species and protect the environmental health of parkland, due to the proximity (that is less, 
than 1000 feet) of the Park Authority property. In addition, all plant materials on land to be 
dedicated to Fairfax County for parkland should be native species. 

• Prior to bond release and dedication of Park 3 to the Park Authority, any debris and 
waste on the parcel should be removed and the applicant should arrange for an 
inspection by Park Authority staff. 

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

FCPA Reviewer: Andrea L. Dorlester 
DPZ Coordinator: Bob Katai 

Copy: Kirk W. Kincannon, Director 
Cindy Messinger, Deputy Director/CFO 
Sara K. Baldwin, Deputy Director/COO 
Cindy Walsh, Director, Resource Management Division 
David Bowden, Director, Planning & Development Division 
Andrea L. Dorlester, Planner IV, Park Planning Branch, PDD 
Cathy Lewis, Branch Chief, Zoning Evaluation Division, DPZ 
Bob Katai, Planner III, Zoning Evaluation Division, DPZ 
Tracy Strunk, Deputy Director, Tysons Coordinator, OCR 
Chron Binder 
File Copy 



Co u n ty  o f  Fa i r f ax ,  V i rg in i a  

DATE: November 29, 2016 

TO: Bobby Katai 
Staff Coordinator 
Department of Planning and Zoning 

FROM: 
Forest Conservation Branch, DPWES J 
Linda Barfield, Urban Forester II 

SUBJECT: Dominion Square Athletic Field. 11915-ZONA-OOl-l 
RZ-2011-HM-012 

I have reviewed the above referenced revised FDP plan set stamped "Received, Department of 
Planning and Zoning, November 7,2016". 

The following comments and recommendations are based on this review. 

Specific Comments: 

Sheet C-2/C13 

1. Comment: The applicant has requested a modification which appears to be incorrectly 
listed as PFM 12-0501.IB and should be listed as PFM 12-0515.3. 

Recommendation: The applicant should correct the note under PFM Section 12-Tree 
Preservation-#4. 

2. Comment: The applicant has requested a modification which appears to be incorrectly 
listed as PFM 12-0510 and should be listed as PFM 12-0510.4E(5)/12-0515.6E 

Recommendation: The applicant should correct the note under PFM Section 12-Tree 
Preservation^ A & B and include an alternate design at time of the site plan phase with 
a detail illustrating the use of a structural cell technology to expand areas of restricted 
root growth to include overall size, depth, soil composition, and opening size dimensions. 

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.fairfaxeounty.gov/dpwes 
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3. Comment: The applicant has requested a modification (deviation) of the Tree 
Preservation Target however; on the Existing Vegetation Map the applicant has 
illustrated several on-site trees which appear could be retained where new planting is 
P oposed m the same location. It is unclear as to why a deviation has been requested 
j " vegetation along the northern property line and 4 trees in the existing 

eastem comer of ,he site could meet ̂  <*** 

m"'0Tend:'lti0n: The aP?licant should correct the note and calculations to reflect that 
. re are existing trees on site that quality for tree preservation canopy credit and provide 

a tree preservation plan and narrative. The request for a deviation should be removed as 

Sheet L3-001 

4 bce°rs in r:nS::Lhave 
been proposed where -id 

.o~^d,"e app,ica,l, should com:ct caicuia,ion md sh°w the ««• 

5' p31,7'ly Street 11668 are n0t pr0|,,jsccl south 0,the athletic field 
along the Spring Hill Road avenue type streetscape. The Tyson Guidelines call for 
a planted street edge which will provide a buffer between cars and the pedestrian 

field to exn^rr„fd' ^ C°U'd "e S"ecifcd und« ^ a to expand the root growing planting space at time of the site plan stage. 

Recommendation: The applicant should provide additional street trees. . 

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

lb/ 

UFMDID #: 221880 

cc: DPZ File ' 

t an Department of Public Works and Environmental Services 
Land Development Services, Environmental and Site Review Division 

12055 Government Center Parkway, Suite 535 
„ „ „ „ „ „  F a i r f a x ,  V i r g i n i a  2 2 0 3 5 - 5 5 0 3  

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359 
www. fairfaxc ounty. gov/dp wes 
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M E M O R A N D U M  

DATE: 

TO: 

FROM: 

November 29, 2016 

Bobby Katai 
Staff Coordinator 
Zoning Evaluation Division, DPZ 

Linda Barfield, Urban Forester II , 
Forest Conservation Branch, DPWHS 

SUBJECT: Dominion Square West Landbay (CARS).RZ 201 l-HM-012 

I have reviewed the above referenced revised CDP plan set stamped "Received, Department of 
Planning and Zoning November 7, 2016". At this time Forest Conservation Branch staff has i 
comments regarding this application. 

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

lb/ 

UFMDID #: 220121 . 

cc: DPZ File 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
• Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 711, Fax: 703-653-9550 
www.fairfaxcounty.gov/dpwes 
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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:            December 2, 2016 

 

TO:  Bobby Katai 

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. RZ 2011 HM 012 

 

                          Tax Map No. 029-3 ((01)) – 0002C1; 0002C2, 0002D 
 

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.                  
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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:            November 29, 2016 

 

TO:  Bob Katai 

Department of Planning and Zoning 

 

FROM: Sharad Regmi, P.E. 

  Engineering Analysis and Planning Branch 

 

SUBJECT: Sanitary Sewer Analysis Report 

 

REF:   Application No. FDP 2011 HM 012  

                         Tax Map No. 029-3-((01))-0002D  

 
The following information is submitted in response to your request for a sanitary sewer analysis for above 

referenced application: 

 

1. The application property is located in the Difficult Run (D-3) watershed. It would be    

               sewered into the Blue Plains Treatment Plant. 

 

2. Based upon current and committed flow, there is excess capacity in the Blue Plains Treatment.  For 

 purposes of this report, committed flow shall be deemed that for which fees have been paid, building 

 permits  have been issued, or priority reservations have been established by the Board of Supervisors.  

 No commitment can be made, however, as to the availability of treatment capacity for the development 

 of the subject property.  Availability of treatment capacity will depend upon the current rate of 

 construction and the timing for development of this site. 

 

3. An existing 8 inch line located in the Spring Hill Road is adequate for the proposed use of athletic field  

              this time. 

 

4. The following table indicates the condition of all related sewer facilities and the total effect of this 

 application. 

      Existing Use   Existing Use 

    Existing Use  + Application   + Application 

   +Application  +Previous Applications  + Comp Plan 

 
Sewer Network  Adeq. Inadeq  Adeq. Inadeq   Adeq. Inadeq  

 

Collector                              X                                         X                                                      X 

Submain                               X                                         X                                                      X 

Main/Trunk                          X                                         X                                                      X 

 

5. Other pertinent comments: 
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Fire and Rescue Department 

4100 Chain Bridge Road 

Fairfax, VA  22030 

703-246-2126 

www.fairfaxcounty.gov/fire 

 
 

Proudly Protecting and 

Serving Our Community 

 

 

DATE:  December 22, 2016 

 

 

TO:   Bobby Katai 
Staff Coordinator, Zoning Evaluation Division 
Department of Planning and Zoning  

 
FROM:  Laurie Stone 
   Strategic Planner 
                             Fire and Rescue Department 
 

SUBJECT: Zoning Application Analysis 

 
REFERENCE:  Application Number: RZ 2011-HM-012, Dominion Square West Land 

Bay 
 

The Fire and Rescue Department (FRD) has the following comments on the proposed 
rezoning application. 
 
Current Fire and Rescue Service Delivery 
The proposed development is located in the emergency response area of the Tysons Fire 
and Rescue Station 29 located at 1560 Spring Hill Road in McLean, Virginia.  The next 
closest fire station is the Wolftrap Fire and Rescue Station 42 on Beulah Road.   
 
Emergency Response Impact of Proposed Development  
The proposed Dominion Square West Land Bay development of six mixed-use high-rise 
buildings with 500–850 dwelling units in two residential buildings plus an additional 400–
650 dwelling units in Option 1 or 250–350 dwellling units in Option 2 will significantly 
increase the residential population in the area.  Residential units may be occupied 24/7 
and include high risk populations such as children and older adults which directly correlate 
with increases in major medical and other types of emergency calls for service.   
 
FRD analyzes the historical rate of incidents per population in each fire station’s response 
area across the county to determine workload capacity.  In FY2016, the Tysons fire station 
responded to 3,106 incidents, an average of nine incidents per day, and the Wolftrap fire 
station responded to 2,057 incidents.  The growth in residential population generated from 
the Dominion Square development will increase the number of emergency calls for service.  
Multiple incidents occurring simultaneously in an area will impact availability of units at 
the closest fire station which will result in longer response times as responders travel from 
fire stations located farther away. 
 
Traffic Signal Preemption Equipment for Emergency Responders: 
To maintain and improve response time to emergency incidents, the FRD is pursuing  

M E M O R A N D U M 
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installation of preemption devices on traffic signals throughout the county.  Traffic 
preemption also improves both civilian and firefighter safety by reducing the potential for 
accidents at intersections.  
 
Therefore, the FRD requests the developer proffer the cost of four preemption devices 
(about $40K) for traffic signals located along the primary travel routes from the two closest 
fire stations to the proposed development.  The attached map identifies the traffic signals 
needing preemption equipment.  
 
Approved proffer language for other rezoning applications: 
 
Traffic Signal Preemption Devices.  Prior to site plan approval, the Applicant shall contribute 
$40,000 to the Capital Project titled Traffic Light Signals – FRD Proffers in Fund 300-
C30070, Public Safety Construction for use in the installation of emergency vehicle 
preemption equipment on traffic signals within the Hunter Mill District as determined by the 
Fire and Rescue Department. The applicant shall have no responsibility for installation or 
maintenance of the preemptive signal devices. 
 
Please contact me at 703-246-3889 if you have any questions regarding the comments.  
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^futer 
P L A N N I N G  &  E N G I N E E R I N G  
DIVISION 
Jamie Bain Hedges, P.E. 
Director 
(703) 289-6325 
Fax (703) 289-6382 

FAIRFAX COUNTY WATER AUTHORITY 
8560 Arlington Boulevard, Fairfax, Virginia 22031 

www.fairfaxwater.org 

October 14,2016 

Ms. Barbara Berlin, Director 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5505 

Dear Ms. Berlin: 

Re: FDP 2011-HM-012 
Dominion Square 
Athletic Field 
Tax Map: 29-3 

The following information is submitted in response to your request for a water 
service analysis for the above application: 

1. The property can be served by Fairfax Water. 

2. Adequate domestic water service is available at the site from an existing 12-inch 
water main on Spring Hill Road. See the enclosed water system map. 

3. Depending upon the configuration of any proposed on-site water mains, 
additional water main extensions may be necessary to satisfy fire flow 
requirements and accommodate water quality concerns. 

If you have any questions regarding this information please contact Ross Stilling, 
P.E., Chief Site Plan Review at (703) 289-6385. 

Sincerely, 

Gregory J. Prelewicz, P.E. 
Manager, Planning Department 

Enclosure 



FW GIS Map 

Legend 
Hydrants 
* Fairfax Water, Active 

•i> Other, Active 
4" Fairfax Water, Inactive 

Hydrant Valves 
• Fairfax Water 

« Other 

Main Breaks 
S3 Main Breaks 

Pressurized Mains - Private 
Private, In Service 

" Private, Approved 

Pressurized Mains 
— • Approved 

' TransmissionMain, Castlron 
•••TransmissionMain, Ductilelron 

•TransmissionMain, Steel 

TransmissionMain, Plastic 

TransmissionMain, AsbestosCement 

•TransmissionMain, PCCP 

•TransmissionMain, Unknown 

• DistributionMain, 

• DistributionMain, 

• DistributionMain, 

DistnbutionMain, 

DistributionMain, 

DistnbutionMain, 

• DistributionMain, 

- DistributionMain, 

• DistributionMain, 

•DistributionMain, 

•DistributionMain, 

Castlron 

Ductilelron 

Steel 

Plastic 

PolyVinylChloride 

AsbestosCement 

PCCP 

Copper 

Galvanized 

HDP 

Unknown 

System Valves 
• Gate, Open, Fairfax Water 

e Gate, Closed, Fairfax Water 

e Gate, Open, Other 

• Gate, Closed, Other 

a Butterfly, Open, Fairfax Water 

a Butterfly, Closed, Fairfax Water 

a Butterfly, Open, Other 

® Butterfly, Closed, Other 

Faiiwax Water 



6-501 Purpose and Intent 
 

The PTC District is established for the Tysons Corner Urban Center as defined in the 
adopted comprehensive plan to implement the mix of uses, densities and intensities 
under the redevelopment option set forth in the adopted comprehensive plan.  The PTC 
District regulations are designed to provide the necessary flexibility to transform the 
designated Tysons Corner Urban Center area from a suburban office park and activity 
center into an urban, mixed-use, transit, bicycle and pedestrian oriented community to 
promote high standards in urban design, layout and construction and to otherwise 
implement the stated purpose and intent of this Ordinance.  To create mixed-use 
downtowns near mass transit, higher development intensities are to occur within 
approximately one half (½) mile of the four Metrorail Station entrances, identified as 
Transit Oriented Development (TOD) Districts in the adopted comprehensive plan.  The 
remaining areas, the Non-Transit Oriented Development (Non-TOD) Districts, are to be 
developed into lively urban neighborhoods that include an appropriate mix of uses, 
densities and intensities that are compatible to adjacent communities.  In both TOD and 
Non-TOD Districts, development should be designed in an integrated manner that will 
enhance the urban character.  Smaller, freestanding structures are generally 
discouraged and shall only be considered when such use is designed in an urban form 
that creates or enhances an appropriate street edge and implements the stated purpose 
and intent of the district.  
 
To be granted this zoning district, the applicant shall demonstrate the development 
furthers the vision of the Tysons Corner Urban Center, as identified in the adopted 
comprehensive plan, by meeting, at a minimum, the following objectives.  
 

1. Contribute to a tiered intensity of development having the highest intensities 
located closest to the transit stations and provide the mix of residential, office and 
commercial uses necessary to achieve a vibrant, urban environment.  
 

2. Contribute to the network of open space and urban parks, to include stream 
valley parks, pocket parks, common greens, civic plazas and athletic fields for 
the workers and residents of Tysons.  
 

3. Promote environmental stewardship by implementing green building design; 
efficient, renewable and sustainable energy practices; incorporating low impact 
development strategies, such as innovative stormwater management and green 
roofs; and achieving the tree canopy goals for Tysons.  
 

4. Further the implementation of the urban grid of streets and the described street 
hierarchy for Tysons.  
 

5. Reduce the amount of single occupant vehicle trips by limiting the amount of 
provided parking, encouraging shared parking arrangements among uses, 
permitting the inclusion of managed tandem parking spaces, and implementing 
various Transportation Demand Management strategies, such as transit 
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subsidies, carpool and vanpool services, employee shuttles, car-sharing 
programs and bicycle accommodations.  

 
6. Contribute to the necessary public facilities to support the projected job and 

population growth, including schools, fire and police services, a library, public 
utilities, and an arts center.  
 

7. Contribute to the specified streetscape and apply the urban design guidelines 
specified for build-to lines, building articulation, fenestration, ground floor 
transparency and parking design to create an integrated urban, pedestrian-
friendly environment.  
 

8. Contribute to implementing the workforce and affordable housing policies for 
Tysons to provide housing to various income levels.  
 

To these ends, a development proposal within the Tysons Corner Urban Center that 
utilizes the redevelopment option as set forth in the adopted comprehensive plan shall 
only be considered by the Board in conjunction with a rezoning application to this 
district.  Such rezoning to and development under this district will be permitted only in 
accordance with development plans prepared and approved in accordance with this 
Part and the provisions of Article 16. 
 
 
 
16-101 General Standards  
 

A rezoning application or development plan amendment application may only be 
approved for a planned development under the provisions of Article 6 if the planned 
development satisfies the following general standards:  
 

1. The planned development shall substantially conform to the adopted 
comprehensive plan with respect to type, character, intensity of use and public 
facilities. Planned developments shall not exceed the density or intensity 
permitted by the adopted comprehensive plan, except as expressly permitted 
under the applicable density or intensity bonus provisions.  

 
2. The planned development shall be of such design that it will result in a 

development achieving the stated purpose and intent of the planned 
development district more than would development under a conventional 
zoning district.  

 
3. The planned development shall efficiently utilize the available land, and shall 

protect and preserve to the extent possible all scenic assets and natural 
features such as trees, streams and topographic features.  

 
4. The planned development shall be designed to prevent substantial injury to the 

use and value of existing surrounding development, and shall not hinder, deter 



or impede development of surrounding undeveloped properties in accordance 
with the adopted comprehensive plan.  

 
5. The planned development shall be located in an area in which transportation, 

police and fire protection, other public facilities and public utilities, including 
sewerage, are or will be available and adequate for the uses proposed; 
provided, however, that the applicant may make provision for such facilities or 
utilities which are not presently available.  

 
6. The planned development shall provide coordinated linkages among internal 

facilities and services as well as connections to major external facilities and 
services at a scale appropriate to the development.  

 
 
 

16-102 Design Standards  
 

Whereas it is the intent to allow flexibility in the design of all planned developments, it is 
deemed necessary to establish design standards by which to review rezoning 
applications, development plans, conceptual development plans, final development 
plans, PRC plans, site plans and subdivision plats. Therefore, the following design 
standards shall apply:  
 

1. In order to complement development on adjacent properties, at all peripheral 
boundaries of the PDH, PRM, PDC, PRC Districts the bulk regulations and 
landscaping and screening provisions shall generally conform to the provisions 
of that conventional zoning district which most closely characterizes the 
particular type of development under consideration.  In the PTC District, such 
provisions shall only have general applicability and only at the periphery of the 
Tysons Corner Urban Center, as designated in the adopted comprehensive 
plan. 

 
2. Other than those regulations specifically set forth in Article 6 for a particular P 

district, the open space, off-street parking, loading, sign and all other similar 
regulations set forth in this Ordinance shall have general application in all 
planned developments.  

 
3. Streets and driveways shall be designed to generally conform to the 

provisions set forth in this Ordinance and all other County ordinances and 
regulations controlling same, and where applicable, street systems shall be 
designed to afford convenient access to mass transportation facilities.  In 
addition, a network of trails and sidewalks shall be coordinated to provide 
access to recreational amenities, open space, public facilities, vehicular 
access routes, and mass transportation facilities. 



 

 
 GLOSSARY 
 This Glossary is provided to assist the public in understanding 
 the staff evaluation and analysis of development proposals. 
 It should not be construed as representing legal definitions. 
 Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
 or Public Facilities Manual for additional information. 
 
ABANDONMENT:  Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way.  Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners.  If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 
 
ACCESSORY DWELLING UNIT (OR APARTMENT):  A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit.  An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA).  Refer to Sect. 8-918 of the Zoning Ordinance. 
 
AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT:  Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations.  Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units.  See Part 8 of Article 2 of the Zoning Ordinance. 
 
AGRICULTURAL AND FORESTAL DISTRICTS:  A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 
 
BARRIER:  A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses.  Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 
 
BEST MANAGEMENT PRACTICES (BMPs):  Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 
 
BUFFER:  Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses;  may also provide for a transition between uses.  A landscaped buffer may be an area of  open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings.  A buffer is not necessarily coincident  
with transitional screening. 
 
CHESAPEAKE BAY PRESERVATION ORDINANCE:  Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries.   These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities.  Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 
 
CLUSTER DEVELOPMENT:  Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided.  While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district.  See 
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance. 
 
COUNTY 2232 REVIEW PROCESS:  A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan.  Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 
 
dBA:  The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value.  See also Ldn. 
 
DENSITY:  Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre. 
 
DENSITY BONUS:  An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 
 
DEVELOPMENT CONDITIONS:  Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district.  Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan.  For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan.  A development plan is s submission requirement for rezoning to the PRC District.  A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District.  A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat.  A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site.  A 
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site.   See Article 16 of the 
Zoning Ordinance. 
 
EASEMENT:  A right to or interest in property owned by another for a specific and limited purpose.  Examples: access easement, utility 
easement, construction easement, etc.  Easements may be for public or private purposes. 
 
ENVIRONMENTAL QUALITY CORRIDORS (EQCs):  An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat.  The system includes stream valleys, steep slopes and wetlands.  For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 
 
ERODIBLE SOILS:  Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled.  Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 
 
FLOODPLAIN:  Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors.  The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 
 
FLOOR AREA RATIO (FAR):  An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land.  FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 
 
FUNCTIONAL CLASSIFICATION:  A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access.  Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets.  Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged.  Minor arterials are 
designed to serve both through traffic and local trips.  Collector roads and streets link local streets and properties with the arterial network. 
 Local streets provide access to adjacent properties. 
 
GEOTECHNICAL REVIEW:  An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution.  An oil-grit separator is a common hydrocarbon runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc.  Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 
 
Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted decibels;  the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are evident on natural slopes.  Construction 
on these soils may initiate or accelerate slope movement or slope failure.  The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc.  Also known as slippage soils. 
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OPEN SPACE:  That portion of a site which generally is not covered by buildings, streets, or parking areas.  Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational  purposes. 
 
OPEN SPACE EASEMENT:  An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time.  Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board.  See Open Space Land Act, Code of Virginia, 
Sections 10.1-1700, et seq. 
 
P DISTRICT:  A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District.  The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site.  Refer to Articles 6 and 16 of the Zoning 
Ordinance. 
 
PROFFER:  A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
 Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 
land.  Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies.  See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 
 
PUBLIC FACILITIES MANUAL (PFM):  A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 
 
RESOURCE MANAGEMENT AREA (RMA):  That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area.  See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
RESOURCE PROTECTION AREA (RPA):  That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters.  In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources.  New development is generally discouraged in an RPA.  See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
SITE PLAN:  A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance.  Generally, submission of a site plan to DPWES for review and approval is required for all 
residential, commercial and industrial development except for development of single family detached dwellings.  The site plan is required 
to assure that development complies with the Zoning Ordinance. 
 
SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP):  Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review.  After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations.  A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit 
requires a public hearing and approval by the Board of Zoning Appeals.  Unlike proffers which are voluntary, the Board of Supervisors or 
BZA may impose reasonable conditions to assure, for example, compatibility and safety.  See Article 8, Special Permits and Article 9, 
Special Exceptions, of the Zoning Ordinance. 
 
STORMWATER MANAGEMENT:  Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development.  Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 
 
SUBDIVISION PLAT:  The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 
 
TRANSPORTATION DEMAND MANAGEMENT (TDM):  Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 
 
TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS:  This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network.  TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system.  TSM includes Transportation Demand Management (TDM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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URBAN DESIGN:  An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play.  A well-designed urban or suburban environment demonstrates the four generally accepted principles of design:  clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 
 
VACATION:  Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's 
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision.  Upon vacation, title to the road right-of-way transfers 
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated. 
 
VARIANCE:  An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building 
height, or minimum yard requirements, among others.  A variance may only be granted by the Board of Zoning Appeals through the public 
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. 
 
WETLANDS:  Land characterized by wetness for a portion of the growing season.  Wetlands are generally delineated on the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the 
presence or evidence of surface wetness or soil saturation.  Wetland environments provide water quality improvement benefits and are 
ecologically valuable.  Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of 
Engineers 
 
TIDAL WETLANDS:  Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:  
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers.  Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 
 

 Abbreviations Commonly Used in Staff Reports 

 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 
 
 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TDM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
WS 
ZAD 
ZED 
ZPRB 
 
 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation  
Residential Estate  
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
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