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LAND USE

The land use concept creates a very different place from what exists in Tysons in
| 200910. It transforms Tysons into a livable place by redeveloping most areas into
compact, mixed-use transit-oriented developments (TODs) and neighborhoods. The
following sections describe the proposed area-wide land use pattern, mix of uses,
intensities, and amenities proposed for the transformed Tysons. Detailed
recommendations for each district and specific portions of Tysons can be found in the
District Recommendations.

LAND USE PATTERN

The pattern of land use in Tysons focuses growth within walking distance of
Metrorail stations. Intensities will be highest in areas with the closest proximity to the
stations, tapering down to transition to mid and lower density areas in the Non-TOD
Districts. Most areas within Tysons will include a mix of uses, with most of the retail
and office uses concentrated within 1/4 mile from the stations. The Conceptual Land Use
Pattern is shown in Map 3 below.

The four TOD Districts, encompassing the areas within 1/2 mile of each Metrorail
station, are planned for about 75% of all development in Tysons. The four Non-TOD
Districts include some areas planned to redevelop as walkable urban neighborhoods,

| although at a lower intensity than the areas closer to the stations. The Non-TOD Districts
also contain areas at their edges that should maintain their existing characters, uses, and
intensities due to their proximity to stable residential neighborhoods outside of Tysons.

The urban grid of streets and the parks and open space network will be integrated

| into the land use fabric. Recommended-¢Civic uses, public gathering places, and public
facilities will be located throughout Tysons to create a full service community.
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MIX OF USES

Overall, the proportion of residential development within Tysons should increase
as development occurs. Up to 100,000 residents are expected to live in Tysons by 2050
compared to 17,000 in 200910. The number of jobs is also expected to increase from
105,000 to as many as 200,000 by the end of the 40 year planning horizon (see the text
box on the following page for alternatives on development thresholds and projected time
frames). Ultimately, the desired land use mix will provide a ratio of four jobs for every
household in Tysons — a significant improvement over the 208910 ratio of approximately
thirteen jobs for every household. This greater mix of uses throughout Tysons will
promote walking by providing more people with the opportunity to live near their jobs
and other everyday destinations.

Staff Note: The comment box on the following page compares the above vision to various
potential development levels and projected time frames.

In the future, most areas of Tysons should have a mix of land uses. This mix will
include many of the same land uses that existed in Tysons in 200910, such as residences,
offices, retail stores, hotels, and public facilities. However, the land use concept
promotes the redevelopment of uses such as car dealerships and strip retail centers into
more efficient, higher intensity land uses. Consideration should be given to incorporating
retail and service uses, car dealerships, and compatible industrial businesses into new
mixed use buildings.

Providing a mix of uses, either vertically (in the same building) or horizontally
(within a distance of two to three blocks), will reduce the separation among residents,
workers, and services, encouraging people to walk or take transit rather than drive to
fulfill many of their daily needs. People will be able to engage in routine errands, and
find restaurants, entertainment, and shopping all within walking distance of their homes,
offices and transit. Ground floor retail and convenience services will be essential for
residential neighborhoods. Housing can also be successfully co-located with public
facilities, such as schools, libraries, and fire stations.
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Staff Comment: The following table is provided for information purposes and compares Tysons
existing development in 2010 to a range of future development levels (the current Plan on the low-end
and the Task Force recommendation on the high-end). The last column estimates the time frame for
absorbing development based on the highest growth rate in the September 2008 study by GMU’s Center
for Regional Analysis. This table shows that the development levels in the staff and consultant
recommendations are consistent with the vision of achieving 100,000 residents and 200,000 jobs in
Tysons. It should be noted that the Draft Review Committee agrees that 113 million square feet is the
likely amount of development that can be absorbed in Tysons by the year 2050.

Comparison of Development Potential and Projected Timeframes

Development | Anticipated
Population | Employment Potential Build-Out

P ploy (Square Time Frame

Feet) * (GMU High)
Existing 18,500 112,600 46 million 2010

Development

Current Plan . 2023

(3 Stations) 2 36,300 141,000 73 million (~ 13 years)
Modified Current Plan . 2025

(4 Stations) ° 39,700 145,000 76 million (~ 15 years)
20 Year Horizon - 2030

Alternative * 44,400 166,700 84 million (~ 20 years)
Consultant - 2050

Recommendation ° 85,000 188,000 114 million (~ 40 years)
Staff Recommendation - 2050

(40 Year Horizon) ° 96,600 190,500 116 million (~ 40 years)
Task Force - 2080

Recommendation 191,200 210,700 175 million (~ 70 years)

The development potential for the consultant, staff and Task Force recommendations includes an 85% efficiency
factor to account for land that does not redevelop to maximum allowed intensity. Population, employment, and
square footage totals should be considered estimates that may be higher or lower depending on the overall land
use mix built in Tysons.

The Current Plan potential (having three Metro stations) as estimated in 1994 was 68 million square feet; in
2005, based on development activity and approvals since the Plan’s adoption, the Plan’s potential was estimated
at approximately 72.7 million square feet.

In 2005, staff provided the Task Force with an estimate of the Plan’s potential assuming that the same rail-
related intensity recommendations would apply to the fourth Metro station.

This alternative shows the anticipated development level if the draft Plan was adjusted to a twenty year planning
horizon (the year 2030).

In April 2008, PB PlaceMaking recommended intensities which yield about the same overall square footage as
the staff recommendation; the difference is that the consultant recommendations include additional intensity
along proposed circulator routes but do not include the affordable housing or green building bonuses
recommended by staff.

The staff’s recommended development level is similar to the consultant recommendation (with the same
intensities within TOD areas) and is projected to be absorbed within a forty year planning horizon (the year
2050). This development level includes the affordable housing bonus and a portion of the green building bonus.
Without green building bonuses, the total is 113 million square feet. Additional intensity for the provision of
public facilities is not included in calculating the total development because the amount is not known.

Using the same methodology used to calculate the staff recommendation, the Task Force’s recommended
intensities yield about 175 million square feet. Applying the average absorption of the GMU high forecast for
the period between 2010 and 2050 (i.e., about 1.9 million square feet per year), this development level would be
absorbed in about 70 years or by the year 2080.
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Land Use Categories and Map

The areas closest to the Metro stations should be developed primarily with office
space and other non-residential uses. The areas beyond 1/4 mile of the stations should be
developed primarily with multifamily housing units. This pattern reflects studies of
transit-oriented development which have found that people going to and from their homes
will walk farther to transit than people going to and from their jobs. The following land
use categories correspond to the proposed conceptual land use pattern, shown on Map 3.
These categories indicate a general proportion of uses; however, the appropriate mix will
be evaluated on a case-by-case basis during the development review process. Projects
that span multiple land use categories may be granted flexibility in the location of uses as
long as the overall land use mix is consistent with the proportions recommended for the
entire project area.

e Retail Mixed-Use: These areas are planned for regional and sub-regional retail
centers that should be complemented by a mix of residential, office, hotel, and
arts/civic uses. The residential component should be on the order of 20% or
more.

e Office Mixed-Use: These areas are planned for primarily office uses with a mix
of other uses, including ground floor retail, residential, hotel, and arts/civic.
Developments in these areas should include an office component on the order of
50% or more and a residential component on the order of 20% or more.

e Office: These areas are planned almost exclusively for office uses. Supporting
retail and service uses, such as hotels and restaurants, are also encouraged in these
areas. Educational and institutional uses are encouraged, as well.

e 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 wil-comprise
approximatelyshould be on the order of 75% or more of the total development.

e Residential: These areas are planned almost exclusively for residential uses,
including multi-family housing and townhouses. Supporting retail uses are
allowed and should be compatible with the character of the neighborhood.

e Civic Use or Public Facility: These areas are planned for public uses, such as a
library, school, arts center, or community center. In some instances, the uses may
be in a stand-alone building. However, they may also be located within a
commercial or residential building. The conceptual land use pattern identifies the
planned locations for civic and public uses identified in the Public Facilities
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section;. butsSome of these facilities could be located in areas planned as Retail
Mixed-Use, Office Mixed-Use or Residential Mixed Use.

e Parks/Open Space: These areas are planned for passive and active park land and
urban open spaces such as plazas and pocket parks. This land may be privately or
publicly owned. Regardless of ownership, #these areas should be open and
accessible to the public. Additional guidance on parks and open space can be
found in the Environmental Stewardship section.

Map 3
Conceptual Land Use Pattern

~~~~

o Transit Station
LAND USE CATEGORY
@ retail mixed-use
- Office Mixed-Use
D Dffice

B resicential Mixed-Use
(] Residential

(j Park / Open Space

@ civicuse/publicFacility

Staff note: This map has been modified to be consistent with land use categories. Stable
residential areas that were previously designated as Residential Mixed-Use are now
categorized as Residential. Areas that were previously designated at Mixed-Use are
now categorized as either Retail Mixed-Use, Residential Mixed-Use, or Office Mixed-
Use, based on guidance found in the District Recommendations. Civic Uses and Public
Facilities are shown as dots on the map rather than shapes because some of these uses
may be integrated within mixed-use developments.
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TIERED INTENSITY

A key ingredient for transforming Tysons is to strategically use intensity to
maximize the benefits of Metrorail and transit and create sustainable, walkable urban
environments. This is consistent with the County’s policy on transit-oriented
developments. Intensity can also be an important economic tool by allowing sufficient
incentive to encourage the redevelopment of auto-dependent uses, thereby strengthening
Tysons’ status as Fairfax County’s Urban Center.

The land use concept for Tysons links intensity to transit accessibility based on
how far most people are willing to walk to and from transit. Expressed as floor area
ratio (FAR), the proposed levels of intensity are primarily based on distance from
Metrorail stations. Development is planned to be most intense in the areas nearest the
stations and least intense at the edges. Map 4 indicates conceptually where the various
levels of intensity are designated in Tysons.

Map 4:
Conceptual Intensity Map

y N (L

Projects that include areas of different intensity recommendations should have an
overall intensity that is based on the proportion of land area associated with each intensity
recommendation. The resulting development pattern should generally conform to the
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goal of locating the highest intensities closest to transit. In addition, proposed intensities
should be consistent with the urban scale and character that is envisioned for the area.

To encourage public-private partnerships, when building space is provided for a
public facility, the floor area of the facility should not be counted toward a development’s
allowable FAR.

Intensity alone will not create a livable, vibrant Tysons; a mix of land uses, public
facilities, civic uses, parks, and infrastructure must also be in place. The recommended
intensities are conditional and contingent upon these livability factors being provided in a
manner that is phased appropriately with development. These components of a healthy
community will help attract new residents to Tysons and enhance the quality of life for
residents. The provision of this civic infrastructure will be the responsibility of both the
private and public sectors. Specific needs for Tysons are addressed in the sections on
Transportation, Environmental Stewardship, Public Facilities, and Urban Design, as well
as the District Recommendations.

TOD District Intensity

In the four TOD Districts, the highest intensities will be allowed in areas within
1/8 mile of a Metro station entrance, a distance roughly equivalent to one or two city
blocks or a three minute walk. Intensities then decrease at distances of 1/4 and 1/2 mile
from each station. This reflects the fact that transit ridership decreases as the walking
distance to the station increases. In order to achieve the recommended intensity, a
pedestrian-friendly environment should be established from the closest station entrance to
the buildings within a development proposal. The recommended intensity is also
contingent on achieving the land use mix planned for a project’s site.

Table 1 shows the recommended intensityies tiers allowed under the
redevelopment option fereach-distance-tier-in-the TOD-Bistriets based on distance from a
Metro station. This table does not reflect the potential for bonus intensity, which is
covered in the Land Use Guidelines._Specific guidance for each of the four TOD
Districts can be found in the District Recommendations.

Table 1:
Recommended Intensities for TOD Districts
Recommended
Intensity | Distance from FAR
Tier Metro (before bonuses)
Tier 1 0-1/8 mile 4.75
Tier 2 1/8 - 1/4 mile 2.75
Tier 3 1/4 - 1/2 mile 2.0
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To encourage cohesion of development between Tiers 1 and 2, additional
intensity in Tier 2 (above that shown in Table 1 above) may be considered if the mix of
uses has equal or less traffic impact than the area’s recommended land use mix and
intensity, and if the proposed land use mix and character is generally consistent with that
envisioned for the area.

Staff Comment: The following tables are provided for information purposes. The first
table shows the intensities recommended by PB PlaceMaking, and the second table shows
the intensities recommended by the Tysons Land Use Task Force.

On April 9, 2008 the Task Force’s consultant, PB PlaceMaking, provided a memo
entitled “/Consultant Draft Preferred Concept.” This memo included recommended
intensities as shown in the table below. These recommendations were based on the
consultant’s professional judgment, which took into consideration the findings of previous
transportation and public facility analyses of five land use alternatives as well as the input
provided in three rounds of public workshops during 2007 and 2008.

Consultant Recommended Intensities for TOD Districts

Distance from | Non-Residential Residential
Intensity Tier Metro FAR FAR
Tier 1 0-1/8 mile 4.75 4.75
Tier 2 1/8 — 1/4 mile 2.75 2.75
Tier 3 1/4 — 1/3 mile 1.65 2.0
Tier 4 1/3 - 1/2 mile Base Plan 2.0

On May 27, 2008, the Tysons Land Use Task Force recommended intensities as

shown in the table below. These recommendations were based on the Task Force’s
estimation of what was needed to encourage the private sector to provide the full range of
community benefits at Tysons.

Task Force Recommended Intensities for TOD Districts

Non-Residential Residential

FAR FAR

Distance from (before (before

Intensity Tier Metro bonuses) bonuses)
Tier 1 0 —1/8 mile 6.0 6.0
Tier 2 1/8 — 1/4 mile 4.0 4.5
Tier 3 1/4 - 1/3 mile 2.0 3.0
Tier 4 1/3 - 1/2 mile 1.75 2.75
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Non-TOD District Intensity

Large portions of the Non-TOD Districts are planned for increased intensity to
encourage the creation of urban residential neighborhoods. Each of these areas has a
redevelopment option above the base plan identified in the District Recommendations.
Some portions of Non-TOD Districts, including neighborhoods at the edge of Tysons and
stable residential developments like the Rotonda, are not planned for redevelopment.
Specific guidance for these-areaseach of the four Non-TOD Districts can be found in the
District Recommendations.

Circulator Intensity

A detailed study of the circulator transit system proposed in the Transportation
section should be completed to determine the appropriate routes and operational
characteristics. The routes and expected ridership will be used to determine the degree to
which additional intensity is warranted for areas located along the circulator routes. Once
the study is complete, the Comprehensive Plan should be amended to reflect its
recommendations on routes and intensity.

Bonus Intensity

Additional intensity in the form of bonuses is provided to encourage the provision
of affordable/workforce housing and the construction of green buildings. The purpose of
these bonuses is to achieve the overarching goals for Tysons of a mix of housing types
and opportunities and enhanced environmental stewardship through green building
practices. Intensity bonuses should be applied to the recommended FAR, and multiple
bonuses sheuld-rot-be-compounded may be compounded. For example, a housing
development that meets the affordable housing objective (20% bonus) and attains LEED
Platinum certification (10% bonus) would receive a total bonus of 32%, not 30%. 306%;
nrot32% _More information on bonus intensity is provided under the Land Use
Guidelines below.

In addition to intensity credit given for dedicating land for parks and roads,
additional floor area bonus-intensity could be allowed in limited circumstances for the
provision of major public facilities, such as a school, a conference center, or facilities
associated with a large urban park. In order to achieve this benus additional floor area,
the facility provided should significantly advance securing the necessary improvements
identified in the Public Facilities section and in the District Recommendations. The
extent of the public benefit being provided should be considered in determining the
amount of additional floor area.

In cases where bonus intensity is utilized, the overall land use mix of a project
should be generally consistent with the recommended land use category shown on the
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land use map as well as additional quidance for land use and character of use set forth in
the Urban Design section and the District Recommendations.

Allocating Floor Area Between Sites

Allowable floor area may be allocated between sites through the rezoning process
or coordinated development plans under either of the following circumstances.

1. Floor area that is planned for a site that is being used for a public purpose may be
allocated to another development site. For example, if a land owner acquires a
100,000 square foot site planned at 1.5 FAR and dedicates the land for an athletic
field, the land owner may utilize the resulting 150,000 square feet on another
development site within Tysons through zoning proposals considered and
approved by the Board of Supervisors.

2. Within a single rezoning application, floor area may be allocated between
adjacent intensity tiers, such as 1/8 and 1/4 mile from a Metro station, provided all
other Plan goals are met.

LAND USE GUIDELINES

The following land use guidelines are necessary to create a people-focused urban
setting. These guidelines should be considered along with the general Land Use
recommendations above and the District Recommendations in evaluating development
proposals at Tysons.

Affordable and Workforce Housing

A critical aspect of the vision is to provide housing choices and ensure that a
population with a variety of income levels has the ability to live in Tysons. The Policy
Plan states that affordable housing should be located close to employment opportunities
and should be a vital element in high density and mixed-use development projects. A
specific objective in the Policy Plan is to encourage affordable and workforce housing in
Tysons.

All projects with a residential component that seek to utilize the redevelopment

option in the District Recommendations should provide a-percentage-of-unitsfor
affordable-and-workforce-heusing 20% affordable and workforce units. These projects

are allowed a 20% residential floor area bonus and flexibility in how and where these
units can be provided within Tysons.
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the guidelines in the Housing section of the Policy Plan (except as modified below) apply
to any residential development built under the redevelopment option ia-the FOD
Distriets, regardless of whether or not the development elects to utilize the available
bonus density. Affordable housing units in Tysons should also be provided consistent
with the County’s Affordable Dwelling Unit Ordinance.

20% of the residential units in new developments should be affordable to
households with incomes ranging from 68 50 to 120 percent of AMI (Area
Median Income), as set forth in the Table 2. The 20% applies to the total number
of units, including any units built with bonus intensity.

Table 2:
Income Tiers for Affordable Housing in TOD Districts

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
<50-60% of AMI | 2% of total units

100—120%ofAMH | 5%oftotalunits
90-—100% oA | BMollolaunis
60—80%ofAME | 6%oftotalunits
=0 A | SUoilolewns

If required by the Zoning Ordinance, ADUs may be counted toward the housing

objectives identified in Table 2.

A 20% increase in residential floor area is allowed for achieving the affordable
and workforce housing objective. This increase in floor area should only be used
for residential purposes. In order to provide more flexibility with the bonus, the
Policy Plan’s size restrictions on bonus market rate units do not apply within the
TOD Districts.

The affordable and workforce units provided should have a similar mix in the
number of bedrooms as the market rate units. The size of the afferdable workforce
units should be consistent with the Policy Plan.
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e |f ADUs are provided, they should be price controlled in accord with the ADU
Ordinance. Workforce units should be price controlled in perpetuity.

e Workforce units are preferred to be provided on-site. However, developers may
aggregate land for afferdable-and workforce housing off-site and/or transfer to
others the responsibility for creating such units in building structures, where the
advantages of financing and operating affordable and workforce housing can be
realized. Units provided in this manner should be located within Tysons, should
be in general conformance with the applicable land use, intensity, public facility
and urban design objectives, and should include all of the income tiers set forth in
Table 2.

e Efforts should be made to preserve market rate housing units that are affordable to
households earning below 120% of AMI. Land owners may meet their affordable
housing objective by purchasing existing units and preserving their affordability
in perpetuity. If such “market rate affordable” housing units are redeveloped,
they should be replaced on a one-for-one basis.

e The afferdable- workforce units should be provided concurrently with market rate
units or with some form of surety that they will be built.

e Cash contributions in lieu of providing afferdable workforce units are not desired.

e Programs that capitalize either the development of housing or the incomes of
households, such as low income housing tax credits, tax-exempt housing bonds,
tax increment financing, tax abatement, and the County’s One Penny Fund should
be considered.

« Other creative strategies for achieving housing objectives should also be
considered. This could include a system similar to wetlands banking in which a
developer builds additional affordable and workforce units and the credit for
providing the units is sold to another developer who has an obligation to provide
affordable housing. Another strategy could be incorporating afferdable-heusing
units into public buildings.

Non-residential development throughout Tysons should contribute tanrd-er-money
$3.00 per nonresidential square foot (adjusted annually based on the Consumer Price
Index) to a housing trust fund that will be used to create affordable and workforce
housing opportunities in Tysons. Such developments may provide an equivalent
contribution of land or affordable units in lieu of a cash contribution. The provision of
affordable workforce housing should be viewed as a collective responsibility that will
directly benefit employers in Tysons. New office, retail, and hotel developments will
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benefit from having a range of affordable housing opportunities within a short
commuting distance of the jobs in Tysons.

Green Buildings

All new buildings at Tysons should receive green building certification under an
established rating system such as the U.S. Green Building Council’s Leadership in
Energy and Environmental Design (LEED) program. The green building rating system
used should be based on individual building certification, such as LEED-NC (New
Construction) or LEED-CS (Core and Shell). LEED Silver, or the equivalent, is the
minimum expectation for certification in Tysons. Certification at the LEED Gold or
Platinum level, or the equivalent, is encouraged through incentives, as described below.

Recommended Incentives for Green Buildings

e Buildings certified LEED Gold, or the equivalent, may achieve an increase in
total allowable FAR of up to 4%.

e Buildings certified LEED Platinum, or the equivalent, may achieve an increase in
total allowable FAR of up to 10%.

Intensity bonuses should be revisited periodically to gauge effectiveness and
adjust for changes in market conditions, and rating systems, and other factors such as

building codes.

Tax abatements or other cost recovery strategies may be considered in the future
as an alternative and/or preferred incentive option. At this time, tax abatements are
unavailable for use.
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Draft Review Committee Recommended Incentives for Green Buildings

e Buildings certified LEED Silver, or the equivalent, prior to the year 2013 may
achieve an increase in total allowable FAR of up to 2%.

e Buildings certified LEED Gold, or the equivalent, may achieve an increase in
total allowable FAR of up to 5%.

o Buildings certified LEED Platinum, or the equivalent, may achieve an increase

in total allowable FAR of up to 10%.

Coordinated Development and Parcel Consolidation

Proposals to redevelop individual parcels could be a barrier to implementing the
vision. Piecemeal proposals for individual parcels will make it difficult to redevelop
Tysons in a coordinated way, especially as it relates to the grid of streets, parks and other
infrastructure.

In order to achieve the vision, property owners in each district or subdistrict will
need to have on-going coordination with each other and the County focusing on refining
an area’s grid of streets as well as determining the location of open space and public
facilities. Private-private partnerships or agreements will likely be needed in order to
effectively address the multitude of redevelopment issues.

In most cases, parcel consolidation will be necessary to allow planning objectives
to be achieved. Proposed parcel consolidations should demonstrate how the project will
function in a well-designed, efficient manner and should be sufficient in size to provide
redevelopment in several phases. Each phase should be linked to the provision of public
facilities and infrastructure and demonstrate the attainment of critical plan objectives,
such as achieving a functioning grid of streets, trip reductions, shared parking, and green
buildings, and stormwater management facilities. Through parcel consolidation, a grid of
streets can be planned in a way that enhances the value of the land and provides greater
connectivity and consistency with the Tysons Plan.

As an alternative to consolidation, coordinated proffered development plans (i.e.,
concurrent rezoning applications) that achieve the same Plan objectives as consolidation
should be encouraged, if commitments can be made ensuring that both projects will
function in a well-designed, efficient manner and allow development on adjacent parcels
to occur in conformance with the Plan.
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The desired acreage for consolidations or coordinated development plans varies
due to the unique parcel configurations and planning goals of each district and subdistrict.
Guidance for areas near the Metro stations is included in the District Recommendations.
Where guidance on consolidation is not set forth in the District Recommendations, the
extent of land area necessary will be determined on a case-by-case basis.

Existing Buildings and Services

In most instances, existing development in Tysons is not consistent with the long-
term vision, which is the eventual redevelopment of these properties. However, the
expansion and remodeling of existing buildings should be permitted as long as these
changes do not inhibit the achievement of Plan objectives. Improvements to open space,
streetscapes, and streets that are identified in the Plan are encouraged, but if they are not
feasible due to an existing building's location on the site, alternative improvements could
be considered which may help implement the Plan's intent.

It is desirable to maintain many services, such as auto dealerships, service and
repair shops, and storage facilities, even if their physical surroundings change. For
example, auto showrooms and other retail and service uses could be incorporated within
street-level retail spaces provided through mixed-use redevelopment. There may also be
ways to incorporate repair shops and storage facilities within parking structures.

Residential and Other Noise-Sensitive Uses

Significant highway noise impacts are likely in some parts of the Tysons Corner
area due to the proximity of major roadways and interstate highways to planned future
development. The Policy Plan indicates that new residential and other noise-sensitive
uses should not develop in areas where current and future noise levels exceed 75 dBA
DNL, which is a day-night weighted average noise level. As Tysons transforms into a
more urban place, there is an increasing possibility that the land use recommendations for
residential and hotel uses, and the urban design guidelines which seek to locate these uses
closer to the street, may be in conflict with the current noise policy. Therefore an
areawide study of noise levels along Tysons’ major transportation corridors should be
undertaken. The noise study should clearly define noise contours with current noise
levels and future noise levels based on a minimum 20-year traffic volume projection for
the roadway and other transportation noise sources. Once noise contours are mapped and
compared with planned locations for future residential and hotel development in Tysons,
the implications of applying the current noise policy can be evaluated.
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Phasing Development with-tafrastructure to Transportation and Public Facilities

A longstanding planning concept in the Comprehensive Plan is linking
development to the provision of the infrastructure and public facilities needed to support
it. A dynamic and evolving phasing plan that links redevelopment to specific public
improvements is critical to ensuring the transformation of Tysons. Growth will need to
be supported by Metrorail and other transit options, an urban street grid, and additional
transportation improvements that better connect Tysons internally and to the rest of the
region. Similarly, redevelopment should be linked to the construction of the parks and
open space network, enhanced stormwater management facilities, and other public
facilities such that they are in operation when residential redevelopment at Tysons
generates sufficient demand for them.

Major infrastructure improvements and public facilities can take many years to
fund, design, and construct. The sequencing of such improvements will require close
monitoring of approved rezonings, building permits, commuting patterns, demographic
trends, and population and employment growth.

The following are general strategies for phasing development plans to achieve a
sustainable balance with infrastructure and public facilities throughout Tysons.

Phasing to Transportation Improvements and Programs

Increasing the amount of development in Tysons will require significant
transportation improvements and changes in travel patterns. Planned roadway
improvements, including new street connections, ramps to the Dulles Toll Road, and
crossings of the Beltway, are necessary to disperse vehicle traffic. Improvements to
transit, pedestrian, and bicycle networks are also needed to encourage travel by these
modes. The provision of such infrastructure and the achievement of trip reduction
objectives can be thought of as triggers that should occur in concert with future growth.

Just as previous Plans for Tysons phased growth to the provision of Metrorail, future
redevelopment proposals should be phased to planned roadway and transit improvements
and the demonstrated ability to significantly reduce single-occupancy vehicle trips.
Tables 5, 6 and 8 in the Transportation section of the Plan prioritize specific triggers into
four phases, each generally representing a ten year period from 2010 to the planning
horizon year of 2050.

All development proposals should perform a traffic impact analysis. The

mitigation measures identified by this analysis should be considered along with the
phasing guidance below.

Initial pRhases of development that-oceurpriorto-2020 should irclude provide
on-site improvements, the grid of streets, and commitments to achieving objectives and
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significantly advancing the provision of infrastructure. Later phases should be triggered
by achievement of trip reduction objectives and the provision of the infrastructure and
other transportation improvements set forth in Tables 5, 6 and 8 in the Transportation
section.

Development projects in Tysons should be phased to the provision of specific
transportation improvements and to the achievement of trip reduction objectives. As an
alternative, a project may not need to be phased to transportation triggers if the land
owner commits to a funding strategy for critical transportation improvements. An
example of such a commitment could be participation in a Community Development
Authority (CDA). A CDA may be formed for Tysons as a whole, or for an entire district
or half of a district. The purpose of the CDA s to take responsibility for funding and
construction in a timely manner, of certain transportation improvements essential to serve
its geographic area and to improve access into and out of Tysons. This is discussed
further in the Transportation section of the Areawide Recommendations.

Staff Note: The text below was deleted because it describes a previous approach to
phasing which is no longer applicable. In addition to the discussion of phasing in the
Land Use recommendations, there is also detailed discussion of phasing in the
Transportation recommendations in the Areawide Plan Text.
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Phasing to Public Facilities

The Public Facilities section identifies and describes the public services, parks,
infrastructure, and utilities needed to serve Tysons. Providing these facilities in pace
with the planned employment and residential growth will be a challenge. Securing the
land area or the space for public uses within privately-owned structures is critical.
Practices employed by the County in the past to provide space for public facilities in
largely undeveloped suburban areas cannot be relied upon in an intensely developed area.
In Tysons it will be critical that the land area or spaces for public uses are incorporated
within private developments at no cost to the public sector.

The public facilities planned for Tysons over the next 40 years are based on
growth projections prepared by George Mason University. As the pace of growth may be
faster or slower than the projections, there is a need to monitor development to determine
when it is actually necessary to construct public facilities. While facilities may actually
be constructed throughout the 48-year planning horizon based upon need, it is critical that
space for most, if not all, of these facilities be secured as soon as is possible. Therefore,
rezoning proposals-threugh-proffers; should commit to provide the necessary land and/or
space to ensure that places will be available to construct facilities in concert with the pace
of growth. The land and/or building space buiding-space-ortand needed for public
facilities is critical to the assurance that such facilities can be constructed. Commitments
to dedicate building space or land for most, if not all, of the public facilities needed by
2050 should be provided as development approvals occur during the first 10 or 20 years

of Plan implementation particwarhy-between-2010-and-2030.

The levels of development set forth in the Plan are intended to enhance the ability
of the private sector to provide the necessary public space for facilities. In addition,
when building space is provided for a public facility, the floor area of the facility is not
counted toward a development’s allowable FAR.
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In addition to facilitating public facility objectives through zoning actions, it may
be necessary for landowners throughout Tysons to work collaboratively and creatively
through private-private partnerships to meet public facility objectives. The initial zoning
application filed in each of the eight districts should be accompanied by a public facilities
plan. Such a plan will enumerate the public facilities needed in that district, their
approximate year of construction, and the private sector’s commitments toward the
provision of those facilities.

Because developments that contain a significant land area can better facilitate the
achievement of one or more public facility objectives, substantial parcel or land area
consolidation for rezoning proposals is critical. However, in some instances a
development with lesser acreage than recommended for consolidation may be able to
provide the space for and/or construct a necessary public facility in the appropriate
location, either independently or through a partnership.

Cash contributions are not the preferred method for offsetting impacts on public
facilities. Especially during the early years of Plan implementation, funds would likely
not be sufficient for the County to acquire developed properties for public facilities.
Therefore, the preference is for land, space-and/orconstruction-of-facihities or building
space dedicated for facilities. Development proposals may not be able to advance in a
meaningful way the myriad of public facility needs. As such, it may be preferable for a
development proposal to address one or more, but not all, facilities in a significant way.

Phased Site Development

It is anticipated that most development projects in Tysons will be phased over
time. Each phase of a development proposal seeking rezoning approval should be
reviewed for conformance with the overall vision, with careful consideration given to
interim conditions. Priorities that should be addressed in the earliest phases of site
development plans include critical links within the street grid, parks and open space, a
balanced mix of uses, pedestrian access to the Metro stations, and the integration of
development with the station entrances. Developments should be phased is such a way
that interim conditions are experienced by pedestrians as a complete urban environment.
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Interim conditions that will enhance the urban character of Tyson are encouraged
for the portions of a project that will not be built until the later phases. Examples include
green space or a low intensity temporary use with an urban form. It may also be
acceptable to maintain existing uses as long as they do not preclude the achievement of
other priorities, such as the street grid.
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