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DATE:  February 6, 2009 

TO: Tysons Corner Committee of the 
Fairfax County Planning Commission 

FROM: James P. Zook, Director 
  Department of Planning and Zoning 

SUBJECT: Transmittal of “Straw Man” of Plan Text 

In the fall of 2008, the Board of Supervisors accepted the reports of the Tysons Land Use Task 
Force and referred them to the Planning Commission and staff to develop detailed 
Comprehensive Plan text.   

The attached document is a first “straw man” draft of this Plan text.  As instructed by the 
Board, in developing this draft, staff has been guided by the Areawide Recommendations 
Report of the Task Force, the population and employment forecasts developed by George 
Mason University’s Center for Regional Analysis, and by the transportation and other public 
facility impact analyses currently underway.  

Over the next few months, this draft will be revised to reflect the results of the public facilities, 
transportation and fiscal impact analyses, which are expected to inform decisions on the 
intensity and location of development, and the phasing of development to the public facilities 
infrastructure.  Also, it should be noted that this draft has not yet been reviewed by the Task 
Force’s Draft Review Committee. 

This straw man is based, among other things, on the text of the Task Force report wherever 
possible.  However, the draft Plan text has removed repetition and deleted unnecessary jargon.  
It has also been reorganized so that, for example, Implementation is discussed early in the text, 
rather than at the end as in the Task Force report.  

The following briefly describes the contents of the straw man, pointing out sections that have 
been expanded upon by staff based on the Task Force report, and sections that will need to be 
expanded or modified over the next several weeks, as the results of the public facilities, 
transportation and fiscal analyses are completed and synthesized.   
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 This version of the straw man includes “Staff Comment boxes” that discuss major issues or 

policies that need additional consideration and discussion with the Planning Commission’s 
Tysons Corner Committee.  Major issues identified for additional consideration in the Staff 
Comment boxes of the straw man are as follows:  Planning Horizon; Phasing Development; 
Intensity; Affordable Housing; Green Buildings; Parcel Consolidation and Coordinated 
Development Plans; Linking Infrastructure with Development; Proposed System of 
Circulators; Official Map; and Phasing of Public Facilities.  It also includes “Staff notes” that 
are shown in italics with yellow highlighting.  These are generally placeholders for sections of 
the text that will be expanded once analyses are complete or additional graphics become 
available. 
 
Chapter 1, Introduction, briefly describes Tysons today, its location and boundary, and its 
planning history.  This material was drafted by staff based on the Task Force report, the 
existing Tysons Plan, and the September 2008 Perspectives Overview document which 
summarized the mission and work of the Task Force. 
 
Chapter 2, Vision for Tysons, is based on the Task Force report.  The description of the eight 
districts within Tysons has been refined based on staff analysis during the development of the 
District recommendations. 
 
Chapter 3, Implementation, is based on the Task Force report.  The name of the future “Keeper 
of the Vision” has been changed from the Implementation Authority to the Implementation 
Entity, in keeping with recent decisions by the Task Force’s Implementation Committee.  
Detail on the structure of the entity has been deleted, along with the paragraph emphasizing 
Tax Increment Financing as a source of funding; instead, TIF was added to the list of  
financing mechanisms.  Paragraphs were added on Private-Private Partnerships (landowner 
cooperation) and on Information and Communications Technology (ICT).   
 
Chapter 4, Areawide Recommendations, includes five sections:  Land Use, Transportation, 
Environmental Stewardship, Public Facilities and Urban Design.  Each is discussed briefly 
below. 
 
The Land Use section is based on the Task Force report, with some reorganization.  For 
example, in the straw man, the Mix of Uses is discussed before Tiered Intensity and in the 
discussion of intensity, a paragraph was added regarding the willingness of residents to walk 
farther to and from Metro than workers.  Under “Land Use Guidelines,” a section on Green 
Buildings was added after Affordable/Workforce Housing; the discussion of Parcel 
Consolidation and Coordinated Development Plans was expanded by staff; and, a section on 
Phasing Development with Public Facilities, Infrastructure and Amenities was added, based on 
recommendations in the Task Force report. 
 
The Transportation section is based on the Task Force report, with some reorganization and 
additions based on the work of the Transportation Committee and DOT Staff: 
 

• Under “Metrorail,” staff added a paragraph on the frequency of transit service.  In the 
straw man, discussion of the System of Circulators was expanded and placed after the 
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 section on Metrorail.  Following discussion of the circulator, two paragraphs on local 

bus service were added.    
 

• The section called “Grid of Streets” was renamed “The Street Network” and the text 
was expanded.  The discussion of Context Sensitive Design was moved from the 
Transportation Guidelines, expanded, and renamed Context Sensitive Solutions.  The 
description of Street Types was reorganized according to the Task Force’s hierarchy of 
Boulevards, Avenues, Main Streets, and Local Streets, and new graphics were added 
showing cross-sections of each street type.  The text on the Pedestrian and Bicycle 
Network was expanded, and a map of the proposed Bicycle Network will be added 
when it becomes available. 

 
• The discussion of Parking Management was moved from the Transportation Guidelines 

and renamed “Parking.”  Likewise, the discussion of Transportation Demand 
Management was moved from the Guidelines and expanded.  The discussion of 
Transportation Impacts of Development Proposals was moved from the Guidelines and 
renamed “Level of Service.” 

 
• The Transportation Guidelines discuss Multimodal Transportation Hubs, and the 

Application of Information and Communications Technology. 
 
Once the results of the transportation analysis are available, it is expected that the 
Transportation section and other sections of the straw man will be revised to reflect the 
findings. 
 
The Environmental Stewardship section is based on the Task Force report, with revisions in 
two areas.  Based on extensive discussions between DPZ staff and staff in the Department of 
Public Works and Environmental Services and in the Park Authority, both the general text and 
the guidelines for Stormwater Management and Parks and Open Space were revised slightly. 
 
The Public Facilities section is based on the agency analyses that were presented to the 
Planning Commission’s Tysons Corner Committee on January 14 and January 22.  They are 
consistent with the Task Force report, except that the Fairfax County Public Schools now 
project a firm need for two school sites at Tysons.  Also, a new paragraph on Information and 
Communications Technology Infrastructure was added to the Public Facilities Guidelines. 
 
The Urban Design section has been significantly reorganized from the text in the Task Force 
report.  The new organization includes a definition of Urban Design and a discussion of the 
Urban Design Concept for Tysons, including Transit-Oriented Development (TOD) areas, non-
TOD areas, and Transition areas.  This is followed by Guidelines for the Pedestrian Realm, 
which include discussions of the Street Grid and Block Pattern; Landmarks, Gateways and 
Public Art; Streetscape Design; and Streetscape Guidelines.   
 

• Streetscape Guidelines are provided for each street type in the Task Force Report and 
used in the Transportation section above.  Staff has added place holder graphics for 
each type of streets. 
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• Building and Site Design:  This includes guidance provided in the Task Force report for 
streetwalls, build-to lines, bulk/massing, step backs, building articulation, and 
fenestration/transparency.  In addition, height guidelines were added by DPZ staff 
utilizing current Plan height guidance for non-TOD districts and the consultant’s height 
concept for TOD districts. 

 
The District recommendations discuss the eight districts in the Task Force report in the 
following order:  first, the four TOD areas of Tysons West, Tysons Central 7, Tysons Central 
123, and Tysons East; and second, the four non-TOD areas of the West Side (formerly North 
West), Old Courthouse (formerly Old Courthouse South), North Central, and the East Side. 
 
For each district, the description from the Task Force report was used as an introduction.  Each 
district was divided into two or more subdistricts, and, in some cases, subdistricts were further 
divided into subareas.  The guidance provided for each geographic subarea was drafted to 
reinforce the Task Force’s vision as expressed in the Areawide recommendations, and to 
describe how that vision might be achieved. 
 
In some cases, the District text includes detailed Plan text contained in the current 
Comprehensive Plan that is related to specific development approvals or previous Plan 
amendments.  In other cases, the detailed Plan text provides information on allowable 
intensities prior to the operation of the four Metrorail stations in Tysons.  In particular, for non-
TOD areas, this straw man includes some guidance from the existing Plan for Tysons.  As 
comments on this draft are received, it is expected that these sections of the District text will be 
modified. 
 
In summary, the attached draft represents a significant step by county staff in translating the 
work of the Task Force into Plan text.  Many issues still need to be resolved at a more refined 
and informed level to implement the Task Forces Guiding Principles for Tysons as set forth on 
page 7 of the draft.  To facilitate the Board of Supervisors’ consideration of the Plan 
amendment no later than October 2009, at the Committee’s February 19th meeting staff will 
present an overview of this document and propose a schedule for working through the issues 
and draft Plan text.  
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Tysons Today    Tysons Transformed 

 

1: INTRODUCTION 
 

 In the 1950s, Tysons Corner was a rural area of Fairfax County, marked by the 
crossroads of Routes 7 and 123 and a country grocery store.  In the 1960s, the Tysons 
Corner Center, a large regional mall, was opened, beginning the area’s transformation 
into a major commercial center.  Subsequently Tysons attracted a second regional mall, 
the Galleria at Tysons II, and the County’s largest concentration of hotel rooms, 
including those at the Ritz Carlton and the Sheraton Premiere.  Tysons has also become 
home to three Fortune 500 headquarters and many other prominent national firms, and in 
2009 had around one-quarter of all of the office space in Fairfax County. 
 
 The transformation of Tysons over the past 40 years was part of a nationwide 
phenomenon that shifted many traditional business functions from downtowns to the 
suburbs.  Tysons was at the forefront of this trend, and, in fact, was identified as the 
archetypical “Edge City” by Joel Garreau in his 1991 book of the same name.  The 
construction of the Capital Beltway and the Dulles Airport Access Road in the 1960s 
improved Tysons’ access to highway and air transportation.  This made Tysons one of the 
region’s most strategic locations for capturing suburban office and retail demand.  
 
 Over the next 40 years, Tysons is positioned to take advantage of the coming of 
Metrorail’s Silver Line.    This line will run from the East Falls Church station and 
ultimately extend beyond the Washington Dulles International Airport into Loudoun 
County.  By about 2014, there will be four Metro stations in the Tysons Corner Urban 
Center:  Tysons East, Tysons Central 123, Tysons Central 7, and Tysons West.   The 
arrival of Metrorail brings with it the opportunity to transform Tysons yet again, from a  
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suburban place into a more urban, transit-oriented place with a better balance of housing 
and jobs, a transportation system that includes facilities for pedestrians and bicycles, and 
a green network that links existing stream valley parks with open space and plazas 
located throughout the area. 

 
Map 1 shows the boundaries of the Tysons Corner urban center, and the locations 

of the four future Metrorail stations. 
 
 

Map 1 
Tysons Corner Urban Center and 
Four Proposed Metrorail Stations 
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LOCATION AND BOUNDARY 
 

Tysons Corner is a 1,700 acre area located in northeastern Fairfax County, about 
halfway between downtown Washington, D.C. and Dulles International Airport.  It is 
located at the intersections of Interstate 495 (the Capital Beltway) with the Dulles Airport 
Access and Toll Roads, Route 7 and Route 123.   

 
Tysons Corner is roughly triangular in shape and contains the highest natural 

elevations in Fairfax County.  It is bounded on the southeastern side by Magarity Road 
and on the southwestern side generally by the limit of commercial development along 
Gallows/Old Courthouse Roads and the natural areas of Old Courthouse Stream Branch.  
The residential areas on the western side of Gosnell Road flanking Old Courthouse Road 
are also part of the Tysons Corner area.  On the north, the third side of the triangle is 
generally bounded by the Dulles Airport Access and Toll Roads. 

 
The residential communities surrounding Tysons, which include McLean, Vienna 

and Falls Church, continue to enhance the area as a strategic business location.  These 
communities provide a wide range of housing types and a relatively large supply of 
housing near Tysons’ employers.  The communities surrounding Tysons also have many 
outstanding features, such as excellent public schools and one of the best educated and 
highly trained labor pools in the nation. 

 
PLANNING HISTORY 
 

As Tysons grew in the 1960s and early 1970s, its evolution as a dynamic and 
complex business center required restudy by County planners every few years.  In August 
of 1975, the Board of Supervisors adopted the Area II portion of the Comprehensive 
Plan, which established the Tysons Corner Complex Area as “… a special study area 
requiring continual monitoring and restudy ….”  In September of 1975, the Board 
commissioned a special study and created a broad-based task force with representation 
from large and small businesses in the area, landowners of major undeveloped tracts, and 
residents of the area, as well as citizen leaders from the surrounding McLean and Vienna 
communities.  As a result of this study, a revised Comprehensive Plan was adopted in 
June of 1978.  The detailed land use recommendations that were provided by this 
amendment were the primary guide for land use and zoning decisions through 1993. 

 
After 1978, the Tysons Corner plan was amended by means of the Annual Plan 

Review or Out-of-Turn Plan Amendment processes.  The most significant change was the 
addition of building height guidelines as a result of the 1984 Tysons Corner Height 
Study.  These guidelines established maximum building heights to be considered during 
the zoning process, along with building mass, architectural interest and other features, in 
order to achieve the Plan’s design objectives. 
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 Between 1989 and 1991, the County’s Comprehensive Plan underwent a major 
review known as the Fairfax Planning Horizons process.  The first phase of Fairfax 
Planning Horizons resulted in the creation of the Policy Plan, which was adopted by the 
Board of Supervisors in August of 1990.  At the same time, the Board adopted The  
Concept for Future Development and Land Classification System as a guide for the 
second phase of the Planning Horizons process, the update of the Area Plans.  The 
Concept for Future Development designated Tysons Corner as the County’s Urban 
Center, and set forth a need for a Tysons Corner special study to identify amendments to 
the Comprehensive Plan that would guide the area’s evolution to a more urban and 
pedestrian-oriented environment. 

 
In 1990 the Board authorized a study of the Tysons Corner Urban Center and 

appointed a 24-member task force to work with staff on this planning effort.  This task 
force included representatives of local businesses, developers and civic associations.  The 
resulting Plan Amendment, as adopted by the Board in 1994, incorporated concerns of 
the community, applicable countywide goals, and the overall objective to develop Tysons 
as the “downtown” of Fairfax County.   A key feature of the 1994 Plan was the location 
of three Metrorail stations at Tysons.  These stations were expected to serve as the 
catalyst to transform the area from a suburban to an urban area. 

 
Over the next ten years, county, regional, state and national officials worked to 

make Metrorail through Tysons become a reality.  The final Environmental Impact 
Statement (EIS) for this project identified four transit stations in Tysons, versus the three 
stations in the 1994 Plan.  As a result of the greater certainty of Metrorail’s alignment and 
station locations, in 2004 many proposals for redevelopment at Tysons were submitted 
under the county’s Area Plan Review (APR) process.  Since the Plan had not been 
revised to account for the specific locations of the four stations, the Planning Commission 
deferred all rail-related APR nominations to be reviewed in a Special Study of the Tysons 
Corner Urban Center.   

 
TYSONS LAND USE TASK FORCE 

 
In May 2005 the Board established the Tysons Land Use Task Force and 

described its mission to update the 1994 Plan as follows: 
 

1. Promote more mixed use;  
2. Better facilitate transit-oriented development (TOD);  
3. Enhance pedestrian connections throughout Tysons;  
4. Increase the residential component of the density mix;  
5. Improve the functionality of Tysons; and  
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6. Provide for amenities and aesthetics in Tysons, such as public spaces, 
public art, parks, etc.  

 
The 36 member Task Force represented a wide range of community interests and 

perspectives.   Between 2005 and 2008 the Task Force studied the issues and conditions 
in Tysons and looked at examples of how transit- oriented communities have been 
designed and implemented elsewhere in the U.S.  The Task Force also formed six 
committees that met regularly, interacted with County staff and relevant experts, and 
provided detailed recommendations for Task Force review. Committee topics included 
transportation, affordable and workforce housing, implementation, livability and 
walkability, landowner coalitions, and communication. 

 
The Board also directed the Task Force to engage in extensive public outreach to 

involve and incorporate the views and concerns of surrounding communities, citizen 
groups, smart growth advocates, businesses, employees, environmentalists and other 
special interests, in addition to landowners and developers. The full Task Force held over 
60 public meetings in addition to the meetings of its subcommittees. Another 45 public 
meetings and workshops were held and attended by over 2,000 stakeholders.  In addition, 
public input was obtained through the County’s Tysons website.  The input received from 
the public outreach initiatives helped to shape the Task Force’s recommendations.  The 
recommendations and vision to transform Tysons were presented to the Board of 
Supervisors in September, 2008.  The Board accepted the Task Force’s Areawide 
Recommendations report and referred it to the Planning Commission and staff for the 
development of detailed Comprehensive Plan text.   
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2: VISION FOR TYSONS 

 
Imagine the year 2050:  you see a different, better Tysons.  Around the four Metrorail 
stations, you notice clusters of tall buildings.  Down tree-lined streets, you also see that 
this bigger Tysons is not just about tall buildings.  It’s about being a place where people 
want to be.  Imagine seeing people at sidewalk cafes, walking or jogging down tree-lined 
boulevards, enjoying public art and outdoor performances, and playing in the parks.   

 
By the end of the planning horizon, which could be 40 years, the vision calls for: 
•  95% of all development within an easy walk of transit 
•  An urban center that could include 200,000 jobs and 100,000 residents 
•  A jobs/housing balance of approximately 4.0 jobs per household 
•  A sustainable Tysons with restored streams, new parks, and green buildings 
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The vision for Tysons is grounded in the following Guiding Planning Principles. 
 
GUIDING PLANNING PRINCIPLES 
 

1. Move Tysons forward within its existing boundaries as the employment and 
commercial economic engine of the region and an expanding contributor to the 
tax base of Fairfax County. 

2. Retain compatible transitions at the edges to adjacent neighborhoods through a 
combination of use, intensity, scale and/or building heights. 

3. Transform Tysons from a suburban office park and activity center into a 24/7 
urban center marked by the diversity of residents and workers, a wide range of 
ideas, opportunities, and activities, the quality of buildings, aesthetics, and open 
spaces, and connections and accessibility for all. 

4. Reduce the time, cost, and inconvenience of accessing and moving within Tysons 
by promoting a functional and accessible system of pedestrian walkways, trails, 
shuttles, bike routes, a grid of streets, transit connections, and standard principles 
of trip reduction. 

Staff Comment on Planning Horizon 
 
The Task Force Report sets a long term vision for the transformation of Tysons with 
recommended development levels that could go well beyond the year 2050.  If the 
Plan is to strike a balance between the level of planned future development and the 
provision of infrastructure and amenities necessary to achieve the Task Force vision, 
then a target forecast year will need to be established.  The public facilities analysis 
that has been done to date has used the GMU forecast data for 2030 and 2050 and the 
transportation analysis has evaluated similar projected development levels over time.   
 
Consideration needs to be given to deciding the time frame or horizon for the Plan.  
While the vision may be for a Tysons 40 years in the future, it may be that the future 
development allocated in the Plan should be limited to that which can be reasonably 
expected through 2030, based on the GMU forecast.  Upon adoption of this Plan, the 
County can expect many property owners to seek development approvals based on the 
2050 vision.  Reconciling these development applications with an interim allocation of 
development will require very careful consideration and, perhaps, setting priorities and 
conditions in the Plan to help govern growth at Tysons. 
 
Establishing a planning horizon for Tysons will not change the long term vision but 
will rather set milestones for development along the way.  These intermediate 
milestones support the concept of phasing development and are an important 
component in monitoring Plan implementation. 
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5. Reduce the suburban focus on isolated buildings, surface parking and moving 
vehicles through Tysons to somewhere else and connect new buildings, urban 
parks, structured parking, and pedestrian and bicycle accommodations to form 
engaging streetscapes and connected neighborhoods. 

6. Attract mixed-use transit-oriented development and private investment to 
Metrorail station areas and transit connection locations throughout Tysons, 
including increased housing supply, choices, and price points, service 
opportunities, and office space. 

7. Engage people, communities, institutions, and the private sector with government 
to include in Tysons the distinctive architecture, civic focal points, cultural and 
educational institutions, places of worship, medical facilities, entertainment and 
recreation, libraries, and public safety facilities that mark environmentally sound, 
safe and inclusive urban communities. 

8. Respect the unique natural features and topography of Tysons in all plans, expand 
useable and publicly accessible open space and improve the existing natural 
environment. 

 
THE FRAMEWORK TO TRANSFORM TYSONS 
 

The guiding principles provide a framework for the future of Tysons – one that is 
a highly livable place for its residents and employees.  The framework includes elements 
that are essential to future development.  While the exact details of each will evolve over 
time, none can be ignored and all must be in place and working together for the vision to 
be realized.  The six elements of the framework are described below. 
 
1.    Creating a people-focused urban setting.  The Tysons of tomorrow will be a place for 
people.  A people-focused urban setting will be created by providing mixed-use, transit-
oriented neighborhoods that promote pedestrian, bike, and transit use.  The new 
transportation and land use concept for Tysons creates a people-focused urban setting by: 
 
• Encouraging Transit-Oriented Development (TOD)  
• Improving the Jobs/Housing Balance  
• Creating Defined Neighborhoods 
• Protecting the Edges  
• Incorporating Community Benefits  
• Creating Excellence in the Public Realm 
 
2.    Redesigning the transportation network with a strong focus on transit.   The creation 
of a multi-modal transportation system within Tysons will provide diverse and accessible 
transportation choices.  The choices will encourage people to walk, bike or take transit to 
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destinations within Tysons.  Ultimately, Tysons could be a place where you choose to not 
have a car.  The transportation network includes: 
 
• Mobility within Tysons  
• Grid of Streets 
• System of Circulators  
• Regional Connectivity  
 
3.    Placing a strong focus on the environment.  The plan to transform Tysons includes 
such goals as reducing greenhouse gas emissions, restoring streams, and encouraging 
sustainable development. 
 
Some key features of environmental stewardship are:  
 
• Low Impact Development Techniques  
• Green buildings   
• A network of parks, open spaces and trails  
 
4.    Developing a vital civic infrastructure.  The transformed Tysons will include 
facilities and programs for arts and culture, recreation and education.  These will be part 
of the essential fabric of a livable Tysons, and should be included in the initial planning 
for new development. 
 
• Building on educational excellence  
• Providing recreation within Tysons  
• Meeting the community’s needs for cultural and arts facilities  
• Providing public art for public places  
 
5.    Sustaining and enhancing the contributions of Tysons as the county’s employment 
center and economic engine.  Fairfax County is the heart of the Washington area 
technology community and Tysons is its economic and employment center.  In fact, 
Tysons is the nation’s 12th largest employment center and one of the country’s largest 
retail centers.  The transformed Tysons is expected to continue to generate significant 
increases in revenues to the county from real estate and sales taxes and business licenses. 
 
6.    Creating an entity for implementation that provides the flexibility, accountability, 
and resources necessary to achieve the vision.  A strong implementation strategy will 
make the vision of a transformed Tysons a reality.  The implementation strategy should 
create an approach that guides and coordinates individual projects, urban infrastructure, 
and community benefits to achieve the overall vision.  The balancing of opportunities for 
development with needs for appropriate infrastructure will provide certainty for 
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landowners as well as county residents that the vision will be implemented as desired.  
An implementation entity will be responsible for monitoring and evaluating growth at 
Tysons.  The tiers of the implementation strategy could include: 
 
• Detailed planning linking infrastructure with development 
• Creation of implementation entity  
• Establishment of funding strategy  
• Revision of regulatory framework  
• Formation of public-private partnerships  
 
ACHIEVING THE VISION 
 
 The vision provides a Tysons that will not simply be bigger, but better - greener, 
more walkable, and with a greater mix of uses.  This new Tysons will be highly attractive 
as a residential community where people will want to live, raise families, and retire. 
Tysons will be an active 24-hour place, providing a variety of residential, office, retail, 
civic and entertainment uses.  Pedestrian-friendly connections and frequent transit service 
will enable people to move easily within Tysons or to other portions of the region on 
Metrorail’s new Silver Line.  High quality parks and open space will give people a 
variety of places to gather and socialize.   
 
 The auto-oriented streets of Route 7 and Route 123 will be transformed to tree-
lined boulevards designed to calm traffic through the most urban parts of Tysons while 
still moving traffic. People will be able to walk or bike safely along Route 7 and 123 to 
nearby businesses.  Circulator routes will provide frequent transit access to almost all 
areas within Tysons.   These elements will constitute a new and forceful example of 
automobile trip reduction.  
 
 This new downtown for Northern Virginia will have a variety of land uses and 
character.  Each area around the four Metrorail stations will have a different personality. 
Each street will have its own unique landscaping, street art, storefronts, and amenities to 
make the streets people-friendly. The character of place will change from an intense and 
busy downtown around the stations to lively neighborhoods leading to the edges of 
Tysons.  Closer to the adjacent neighborhoods outside Tysons, the pattern of 
development will carefully transition down to a scale and use that respects these adjacent 
communities. 
 



FAIRFAX COUNTY COMPREHENSIVE PLAN AREA II  
Tysons Corner Urban Center 
Areawide Recommendations 
DRAFT, February 6, 2009  Page 11    

Draft Straw Man by County staff prepared for Planning Commission Tysons Corner Committee 

DISTRICTS WITHIN TYSONS 
 
 Tysons will be made up of many individual places, to work, to live, to shop, and 
to play.  Just like rooms in a house, each place will be distinct and have its own function, 
but together, they create a greater place.  In Tysons’ case, that greater place will be the 
urban center realized through the vision.   
 
 The vision identifies eight places, or districts, each with its own character.  The 
eight districts include four districts surrounding the Metrorail stations and four districts 
that provide the transition between the adjacent communities and the transit-oriented 
development in the four Metrorail station districts.  All of the districts within Tysons will 
be equally important to its overall success.  The land use characteristics and intensity of  
each district differ; the Transit Oriented Development areas (TODs) near Metrorail will 
be more densely built than the districts on the edge of Tysons.  
 
 Each of the TODs and the edge areas will have a different character, as described 
briefly below.  People who live and work in Tysons will use all of these places, but not at 
the same time, and each district will be connected to the others. Boundaries between the 
districts will be blurred as people move seamlessly from one place to the next. The 
connectedness and uniqueness of each place will be mutually supportive, creating a 24-
hour urban center of great vitality.   
 
 Map 2 below shows the boundaries of the eight districts at Tysons.  
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Map 2 

Proposed Districts at 
Tysons Corner Urban Center 

 

 
Staff note:  The above graphic is to be revised to reflect district name changes (North 
West now West Side, and Old Courthouse South now Old Courthouse.)
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TOD Districts 
 
 Each of the four station areas is considered a TOD district, and is described 
briefly below. 

 
Tysons West:  Tysons West should be a signature gateway to the urban center.  Streets 
leading to and from the transit station are expected to redevelop with specialty retail, 
drawing people off Metrorail and into the neighborhoods.  In addition, Tysons West is an 
optimum location for an arts and entertainment district, including restaurants and 
entertainment options that stay open after the workday ends.  
 
Tysons Central 7:  Tysons Central 7 district has two subdistricts, separated by Route 7.  
The north subdistrict is oriented to Greensboro Drive and is envisioned to be a vibrant 
24-hour mixed use center with a high concentration of office space.  The south subdistrict 
is oriented to Route 7 and is envisioned as a Civic Center with a mix of public, residential 
and commercial uses. 
 
Tysons Central 123:   Tysons Central 123 will remain the region’s signature shopping 
destination.  Redevelopment is expected to add street-front, ground floor retail and 
entertainment, and high-rise residential buildings.  In addition, high-rise hotel and 
conference facilities will provide services to local residents and will be a short walk from 
the office concentration in the Tysons Central 7 district.   
 
Tysons East:  Tysons East serves as a signature gateway for those entering the urban 
center from the east.  The defining focus of Tysons East will be Scotts Run, which is 
envisioned to transform into a great urban park surrounded by mixed-use: office, 
residential, hotel, support retail and service uses.  In addition, the area could include 
institutional and public uses, such as educational and recreational facilities.   
 
Non-TOD Districts 
 
 Each of the four non-TOD Districts is located on the edges of Tysons, adjacent to 
surrounding residential communities.  Each is described briefly below. 
 
West Side:  The West Side district is developed with two residential neighborhoods and 
includes the Old Courthouse Spring Branch stream valley park as a key feature.  Because 
of its location on the edge of the urban center, this district serves as a transition from 
planned high intensity mixed-use in the Tysons West and Tysons Central 7 TOD districts 
to the single family neighborhoods just outside of Tysons. 
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Old Courthouse:  The Old Courthouse district will have smaller scale office buildings 
and residential developments than TOD districts and will serve as a transition area 
between the Tysons Central 123 district and the neighboring communities.  With 
additional infill and redevelopment, portions of this district will evolve into a 
neighborhood that supports an active 24-hour environment where people go to restaurants 
or stores after work.   
   
North Central:  The land use pattern in the North Central district will allow for a 
transition between Tysons Central 123 and communities north of Tysons. Office uses 
would be mostly located adjacent to the Dulles Access Road, while residential land uses 
could be the focus around the proposed circulator route.  Future development along this 
route could result in vibrant, mixed-use residential neighborhoods, with local-serving 
retail, dedicated parks and civic uses, and a pedestrian-friendly street network.   
 
East Side:  The East Side district serves as a transition area between higher intensity 
TOD districts and the adjacent Pimmit Hills neighborhood abutting Tysons.  Portions of 
this district will redevelop into urban residential neighborhoods, including limited retail 
and office uses serving the local residential population and providing Tysons with some 
live-work opportunities.  
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3: IMPLEMENTATION 

 
 The new vision for Tysons will be about transformation from suburbia to a truly 
urban place.  Implementation of the vision will result in significant changes in who lives 
and works in Tysons, and how day-to-day needs get accomplished while increasing 
quality of life.   It will provide a big opportunity to make Tysons a better place to live, 
work and play.   
 
 Transforming Tysons necessitates a departure from past approaches to planning 
and implementation. The Tysons of tomorrow will be characterized by housing located 
close to jobs, urban services, abundant transit, shopping, and public spaces, and the 
creation of a living environment less dependent on the automobile. Green architectural 
practices will encourage great places and lessen the impact of development on the 
environment.  Density will be highest near transit to support a more intense mix of 
housing, shopping, and employment.  New types of housing will be designed to meet the 
needs of smaller households and people on fixed incomes. Streets will be transformed 
following new design standards to encourage walking, bikes, transit, and the automobile- 
in balance with each other.  Parks and open space will be expanded and restored. The 
needs of the greater community, the public sector and the private business sector will be 
balanced within Tysons in an open and transparent process to deliver the vision.   
 
 Identifying the vision will not be enough.  The true measure of the vision will be 
what happens in the next step - implementation. 
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IMPLEMENTATION STRATEGY 
   
 Transforming Tysons will require an implementation strategy equal to the 
challenge.  Central to the strategy will be building and assembling the tools and the 
partnerships necessary to achieving the vision for a new Tysons. 
 

Implementation will be very much a process.  This chapter recommends priorities 
and responsibilities, but recognizes that this will be the beginning of a long-term 
commitment.  Implementation of the vision will never be stagnant.  It will be an evolving 
management tool kit – a list of strategies and actions that will be refined and completed 
over time.  Use of the tool kit will achieve the desired changes to the way Tysons grows. 
The process will take time – many years – and a strong political will to see it through.    

 
Successful implementation will require: commitment to the vision and Guiding 

Planning Principles; committed leadership; dedicated professional staff at the County and 
other agencies; loyal, hard-working citizen participants; and a private sector willing to 
work together to seize new opportunities and learn new development and building 
techniques.  Implementation of the Plan will be the most complex component of Tysons’ 
future.  The process must be transparent, intentional, and thorough.  The elements of the 
implementation strategy include:  
 
• Detailed Planning – Detailed planning is required in order to refine and update 
 guidance for each of the eight districts; to address the alignment of the proposed 
 circulator system; to create a coordinated network of parks and open space; and to 
 refine strategies for environmental stewardship. 
 
• Implementation Entity – Implementing the vision of Tysons will require a 

“Keeper of the Vision” to oversee the policies, guidelines and intent of the vision 
at every step of implementation, and to monitor and evaluate the phasing of 
infrastructure to accommodate growth at Tysons.   

 
• Funding Strategies – Funding strategies (including public-private partnerships) 

should assess the feasibility of various financial tools and identify how the 
specifics of the plan will be financed. 

 
• Public-Private Partnerships - In addition to regulatory tools, public infrastructure 

improvements and public/private partnerships will be essential to create the 
synergy needed to implement the Plan. 
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• Private-Private Partnerships – Unprecedented levels of cooperation among 
landowners will be essential in order to obtain land for public facilities, parks and 
open space, the grid of streets, and future circulator rights-of-way at Tysons. 

 
• Regulatory Framework – Regulatory tools may be needed to implement the type 

and intensity of new development and to prescribe design and development 
standards to achieve Tysons’ overall urban design goals. 

 
• Phasing – A dynamic and evolving phasing plan tying redevelopment to specific 

public improvements will be critical to ensuring that transportation, other urban 
infrastructure and public amenities will be in place as growth occurs.  Incentives 
to facilitate development as identified by the phasing plan should be identified 
and used in the design review process. 

 
DETAILED PLANNING 
 
District Plans 
 
 Areawide plan recommendations provide the overarching framework shaping how 
Tysons will grow.  Plan guidance for each of Tysons’ eight districts addresses the mix 
and intensity of land uses; the transportation system, including the grid of streets, 
pedestrian and bicycle network, and transit; parks and other public facilities; urban 
design, including identification of landmarks and gateways; protection of natural and 
cultural resources; and phasing of infrastructure consistent with expected development.   
However, over time it is anticipated that this guidance will need to be refined and 
updated. 
 
Circulator Alignments 
  
 A key component of the future transportation network is a system of transit 
circulators, linking Metro stations and other areas of Tysons.  The system of circulators, 
including general locations, is discussed in Areawide Transportation recommendations 
below.  More detailed design of the circulator, with consideration given to the desired 
development pattern, will need to be done.  Details of the final circulator alignment that 
will need to be assessed include: 
 

• Connections between the circulator and the Metrorail system.  This includes 
identifying where the connections will occur and how the two systems will be 
integrated at Metrorail stations and circulator stops. 

 
• Location of circulator stops throughout Tysons. 
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• Circulator routes to connect the desired circulator stops, including identification 

of how the circulator fits in the roadway (dedicated right-of-way or mixed with 
traffic). 

 
• Design of the circulator platforms and stops, including access and circulation 

plans for pedestrians, transit, bikes, and autos, and integration with the 
surrounding land uses. 

 
• Type of circulator mode (i.e., branded bus, streetcar, etc.) 

 
Parks and Open Space  
 
 Parks provide a sense of place for Tysons and individual neighborhoods.  Urban 
standards regarding total park land and types of parks and facilities should be applied.   
Parks, recreation and open space should be provided throughout Tysons, in every district 
and of all sizes and types to meet local needs.  Within residential areas additional  
recreation facilities should be provided.  As Tysons develops, creation of the network of 
parks and open space should be coordinated with the Fairfax County Park Authority. 
 
Environmental Stewardship Strategies 
 

The transformed Tysons should be a model of environmental sustainability. In 
order to make this goal a reality, strategies for protecting natural resources, managing 
stormwater, restoring streams, and minimizing greenhouse gas emissions should be 
updated and refined.   

 
Civic Infrastructure 
 
 An urban, livable Tysons should offer opportunities to participate in the arts, 
culture, recreation, and the exchange of ideas.  This incorporates performing arts and 
civic centers, libraries, schools, and public art as essential civic infrastructure.    
 
 The Task Force vision recommends a civic center at a central location in Tysons, 
as well as a central library, possibly co-located with a performing arts center.  There is a 
need for at least two new school sites at Tysons.  One school could possibly be co-located 
with a large park in the North Central district.   There is also potential for a local 
university to establish a presence at Tysons, to provide continuing education 
opportunities for residents, workers and seniors.  
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 Finally, the Tysons Corner Urban Center will include Information and 
Communications Technology (ICT) infrastructure.  This will consist of formal and ad hoc 
networks for voice, video and data, operating throughout the Urban Center and 
connecting to remote points and networks.  All residential, commercial and public use 
structures in the Urban Center should be designed and equipped to enable such 
information and communications networking.    

IMPLEMENTATION ENTITY 
 

In order for Tysons to reach its potential, a “Keeper of the Vision” should be 
established so that the overarching goals and objectives of the new Comprehensive Plan 
are implemented.  The “Keeper of the Vision” will be an implementation entity, 
established by the Board of Supervisors, designed to work in conjunction with, and 
supplemental to, the Fairfax County structure.  This new entity should be focused on 
ensuring that the new Comprehensive Plan, and associated regulations and 
recommendations, will be implemented effectively.   
 

The details regarding the structure, leadership and staffing of the implementation 
entity have not yet been finalized.  It is intended that the implementation entity work in 
conjunction with Fairfax County by recommending infrastructure to support 
development, requesting capital improvements, and being part of the budgeting process.  
The entity should coordinate with the surrounding areas to ensure that the character of 
development on the edge and connections to Tysons will be appropriate. 
 

The specific powers and responsibilities of the implementation entity may 
include: 
 

• Work with Fairfax County to develop new Zoning Ordinance language and 
categories to address the unique requirements of this urban downtown and the 
new Plan for Tysons. 

 
• Work with Fairfax County to develop new urban standards for determining 

appropriate infrastructure and civic infrastructure needs. 
 

• Work with Fairfax County and VDOT to refine urban standards for street and 
roadway improvements within Tysons that balance transit, walking, bikes, and 
cars.  

 
• Create more specific design guidelines that reflect the vision for each district and 

supplement the Comprehensive Plan and the zoning ordinance as necessary. 
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• Research and develop, on an annual basis, a list of priorities and appropriate 
phasing to ensure that necessary infrastructure and public amenities will support 
development and accommodate Plan recommendations. 

 
• Participate in the zoning process through design review to ensure that applications 

are integrated with surrounding properties, and are in accordance with the design 
guidelines, the Comprehensive Plan and the Zoning Ordinance.  

 
• Continuously monitor and review plans, zoning codes, and development progress 

and recommend any changes as necessary. 
 

• Plan and implement initiatives, to complement and supplement those of the 
County, in order to enhance the quality of life in Tysons. These initiatives may 
include: 

 
o Elements like schools, parks, libraries, and public art.  
o Transportation enhancements such as the construction and operation of         

circulators and other transit not provided by government. 
o Improved streetscapes through landscaping, sidewalks, lighting, and street 

furniture. 
o Infrastructure improvements. 
o Enhanced public safety with security staff, organizing public watch and 

information programs, and security cameras. 
o Enhanced physical environment with programs to control litter and graffiti 

and maintain common landscapes. 
o Cultural and recreational facilities and activities. 

 
• Raise and expend funds for all of the types of improvements and initiatives to be 

carried out by the implementation entity.  
 
FUNDING STRATEGY 
 

Existing public and private funding mechanisms will be inadequate to deliver the 
infrastructure and amenities envisioned in the Plan. New strategies will be critical to 
support the transformation of Tysons into a great urban place.  Potential funding 
mechanisms include: 
 

•  Tax Increment Financing    
•  County, State and Federal funding 
•  Improvement Districts 
•  Additional capital development authorities 
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•   Public-private partnerships 
•   Transfer of Development Rights/Air Rights 
•   Pro-rata contributions by landowners 
•   Other forms of borrowing and grants 
•   Tax abatements/incentives 

   
REGULATORY FRAMEWORK 
 

The ability to achieve the vision will require that appropriate regulatory 
mechanisms be modified or created to implement the key land use and transportation 
elements of the vision.  The Zoning Ordinance is the primary tool for implementing the  
Plan’s desired mix of uses and intensities. Generally, the Zoning Ordinance also 
addresses the dimensions of development with regard to building mass, setbacks and 
height.  The Zoning Ordinance needs to be amended to help implement the 
Comprehensive Plan’s vision for Tysons. 

 
In addition, intergovernmental agreements may need to be updated, as will the 

County’s capital improvement plan, the County’s transportation demand management 
programs and the County’s Public Facilities Manual.   
 

One example of the need for consistency between the adopted vision and the 
implementing regulations and policies will be the road network.  It will be imperative that 
transportation investments to be made in and around Tysons follow the lead of the Plan.  
VDOT must become a full partner in creating the kind of pedestrian environment the Plan 
envisions.  Street cross sections and traffic mitigation measures proposed on streets in 
Tysons should apply to all streets, including those controlled by VDOT. 
 

Affordable/workforce housing will be an example of how new regulations need to 
be in place to ensure that the vision comes to fruition.  In order to achieve 20 percent 
affordable/workforce housing in new residential developments, regulatory incentives, 
such as fee waivers, bonus densities and expedited permitting processes, should be 
considered. 

 
Potential regulations and programs to be adopted or updated include: 

 
•   District-specific design guidelines 
•   Revisions to the design review process 
•   Amendments to the Zoning Ordinance, including new land use categories  
•   Transportation demand management programs 
•   Trip reduction ordinances  
•   Transportation system monitoring. 
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PUBLIC-PRIVATE PARTNERSHIPS 
 

In addition to regulatory tools, public infrastructure improvements and public-
private partnerships will be essential to create the synergy needed to implement the Plan. 
Public infrastructure investments, such as a park or transit, improve the development 
climate of an area and make it more attractive for private investment.  By using public 
investments strategically, Fairfax County can reinforce and guide the Tysons Plan and 
stimulate interest and leverage investment from the private sector. A public-private 
partnership involves using public funds or activities to foster private investment and 
development activity that otherwise might not occur.     

 
PRIVATE-PRIVATE PARTNERSHIPS 
 
 The transformation of Tysons will require an unprecedented level of cooperation 
among area landowners.  These private-private partnerships will be necessary to insure 
that new development at Tysons includes sites for parks and open space; for needed 
public facilities like schools, fire stations, and a public library/performing arts center; for 
rights-of-way and connections to implement the grid of streets; and for future rights-of-
way to implement the proposed circulator system. 
 
PHASING 
 

The transformation of Tysons will not happen in a day. The new Tysons will 
reveal itself organically and incrementally over the next 40 years. Guiding the 
transformation of Tysons will be a balance among elements such as the circulator system, 
the new grid of streets, and encouraging block-by-block redevelopment, adding 
amenities, and higher intensities and mixes of land uses. Each step of redevelopment in 
Tysons needs to move it in the direction of achieving the vision laid out in the Plan.   

 
The phasing of development will be tied directly to the provision of public 

facilities.  A phased strategy to grow, monitor that growth, and adjust the implementation 
strategy based on performance is crucial to Tysons’ success.  The goal is to balance 
projected development with infrastructure needs over time. 
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 Staff Comment on Phasing Development 
 
The Task Force report is very clear that development should not occur without the 
provision of supporting infrastructure, and that future growth in Tysons must be 
phased and linked to the provision of supporting amenities and infrastructure. 
 

 “Phasing – A dynamic and evolving phasing plan tying redevelopment to 
specific public improvements will be critical to ensuring that transportation, 
other urban infrastructure and public amenities are in place as growth occurs.  
Incentives to facilitate development as identified by the phasing plan should be 
used in the design review process.”  Task Force Report , page viii. 

 
 “A strategy for balancing the provision of community benefits, infrastructure, 

and public facilities with the pace of development, will be key to creating the 
Tysons that is envisioned.”  Task Force Report, page 31. 

 
The Comprehensive Plan should be crafted to link thresholds of development to 
such things as transportation capacity and access and proximity to Metro. 



FAIRFAX COUNTY COMPREHENSIVE PLAN AREA II  
Tysons Corner Urban Center 
Areawide Recommendations 
DRAFT, February 6, 2009  Page 24    

Draft Straw Man by County staff prepared for Planning Commission Tysons Corner Committee 

 
 

 

 
4: AREAWIDE RECOMMENDATIONS  
  

To create the type of vibrant, compact, mixed-use centers envisioned for the 
transformed Tysons, a strategic approach is essential. This approach takes the vision and 
provides specific strategies so that the individual pieces work together to create a better 
whole. The key is to remain consistently true to the vision, rather than just building 
projects.  
 
 The Area-Wide Recommendations that follow, when implemented, will achieve 
the future vision for the Tysons Corner Urban Center. These areawide recommendations 
present overall concepts for Tysons and provide the framework for the District and 
Subdistrict recommendations. These recommendations also provide guidance on area-
wide issues that may not be specifically addressed in the District text because they apply 
to all areas of Tysons. 
  
 The Areawide Recommendations include:  
 

• The Land Use Section, which identifies the land use pattern, mix of uses and 
intensities, and sets forth guidelines for phasing development with public 
facilities, infrastructure and amenities;  

• The Transportation Section, which addresses the grid of streets, the bicycle and 
pedestrian network, and the proposed system of circulators;  

• The Environmental Stewardship Section, which addresses the network of parks 
and open space, the system of stormwater management, and the requirements for 
green architecture;   

• The Public Facilities Section, which identifies existing facilities serving the area 
and additional planned public facilities needed to serve future growth; and   

• The Urban Design Section, which provides guidance on building and site design, 
the pedestrian realm, and the street grid and block pattern.  
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LAND USE 

 
 The land use concept creates a very different place from what exists in Tysons 
today.  It transforms Tysons into a livable place by redeveloping most areas into compact, 
mixed-use TODs and neighborhoods.  The following sections describe the land use 
pattern, mix of uses, intensities and amenities proposed for the transformed Tysons. 

LAND USE PATTERN 
 

The pattern of land use in Tysons focuses growth at the Metrorail stations and 
along the circulator route(s), tapering down to be compatible with surrounding residential 
neighborhoods.  This pattern is shown in Map 3 below.  Most areas within Tysons will 
include a mix of uses, with retail and office uses generally located in closer proximity to 
the Metrorail stations than residential uses.  The area within ½ mile of Metrorail will be 
expected to capture over 75% of all development in Tysons.  The districts on the edges of 
Tysons are stable transition areas for the most part and will capture less than 5% of the 
development.  

 
The character of each of the eight districts in Tysons should be unique.  The mix 

of land uses within each district will complement the other districts.  The application of 
urban design guidelines and the specific development within each district will help to 
create a distinct sense of place for each district.  This will be further described in the 
District and Subdistrict recommendations. 
 

The urban grid of streets and the parks and open space network will be integrated 
into the land use fabric to provide public gathering spaces within an easy walk of jobs 
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and houses.  Recommended civic uses and public facilities will be located throughout 
Tysons to create a full service community. 

MIX OF USES 
 

Overall, the transformed Tysons will have much more residential development 
than currently exists.  Up to 100,000 residents will live in Tysons compared to 17,000 in 
2009.  Jobs will increase from 105,000 today to as many as 200,000 by the end of the 
planning horizon, which could be 40 years.  Ultimately, the desired land use mix will 
provide a ratio of four jobs for every household – a significant improvement over the 
2009 ratio of approximately 13 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. 
 

The mix of uses includes the same land uses that exist in Tysons today 
(residential, office, retail, and hotel). However, the land use concept promotes 
redevelopment of land uses such as car dealerships or strip retail centers with large 
surface parking lots into more efficient, higher intensity land uses.  In the future most 
areas of Tysons will have a mix of land uses.  
 

Providing a mix of uses, either vertically (in the same building) or horizontally 
(within two to three urban blocks), will reduce the distance among residents, workers and 
services, encouraging people to walk rather than drive to fulfill many of their daily needs.  
People will be able to engage in routine errands, 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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Map 3 

Tysons Corner Urban Center 
Conceptual Land Use Pattern 

 

 

 
Staff note:  This map will be modified to be consistent with land use guidance in the 
District recommendations.  Modifications may also result from revisions to the land use 
categories shown in the map legend.
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Each of the land use categories within Tysons includes a mix of uses. Some areas 

will be closer to an even split of residential to commercial uses, while others will have a 
majority of one use supported by other uses, such as residential with ground floor retail.  
The categories of land uses within Tysons are defined as follows:   

 
Staff note:  Land use categories may be refined and/or reduced in number. 
 

• Mixed-Use – includes a mix of retail, office, arts/civic, hotel, and residential uses. 
These areas should include a minimum residential component of 40% and a 
minimum nonresidential component of 40%.  For example, a development could 
be 40% residential, 45% office, 10% hotel, and 5% retail. 
 

• Retail Mixed-Use – includes mixed use developments around the two shopping 
malls in the Tysons Central 123 district.  These areas will have the highest 
concentration of retail in Tysons, which should be complemented by a mix of 
residential, office, hotel, and arts/civic uses.  The retail component should be 25% 
to 50% of total development, and the residential component should be 20% to 
40%. 
 

• Office Mixed-Use – includes primarily office uses with a mix of other uses, 
including ground floor retail, residential, hotel, or arts/ civic.  The office 
component should be 60% to 80% of total development. 
 

• Office – almost exclusively office uses (90% to 100%).  Supporting retail and 
service uses, such as hotels and restaurants, are encouraged in these areas. 
 

• Residential Mixed-Use – includes 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.  The 
residential component should be 75% to 95% of total development. 
 

• Arts/Civic/Public Facility – public service uses, such as a library, school, arts 
center, community center, government offices, etc.  These uses may be co-located 
with commercial or residential buildings.  For example, a library may be located 
within a commercial office building or a community center may be located within 
a residential building.  In these cases, the non-civic uses should be compatible 
with adjacent uses. 
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• Parks/Open Space – 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, it must be open and accessible to all residents and 
employees of Tysons.  Additional guidance on parks and open space can be found 
in the Environmental Stewardship section. 

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.  Intensity can also be an important economic tool by allowing sufficient 
development to encourage the redevelopment of auto-dependent uses and to strengthen 
Tysons’ status as Fairfax County’s Urban Center.  Higher intensity developments can 
help achieve plan objectives by providing support for urban design, environmental 
stewardship, housing choice and contributions to infrastructure. 
 

The land use concept for Tysons links intensity to transit accessibility based on an 
analysis of how far most people are willing to walk to and from transit.   Expressed as 
floor area ratio (FAR), the level of intensity is based on land use (residential and non-
residential) and distance from transit, including both Metrorail and the proposed transit 
circulator route(s).  Development is planned to be most intense in the areas nearest the 
stations and least intense at the edges.   
 

The highest intensity will be allowed in areas within a 1/8 mile walk distance of a 
Metro station entrance, a distance roughly equivalent to two city blocks or a three minute 
walk.  Intensities then decrease at walk distances of 1/4, 1/3, and 1/2 mile from each 
station.  This reflects the fact that transit ridership decreases as the walking distance to 
the station increases.  Within 400 and 600 feet of a circulator route, increased intensity 
may be planned.   Achievement of the highest intensities will be contingent on reductions 
in single-occupancy vehicle trips in the areas closest to Metro and the circulators.  

 
The areas closest to the Metro stations will be developed primarily with office 

space and other commercial uses.  The areas beyond ¼ mile of the stations will largely be 
developed with high-rise, multifamily housing units.  Studies of transit-oriented 
development have found that people going to and from their homes will walk farther to 
transit than people going to and from their jobs.  In areas beyond ¼ mile of the stations, 
maximum intensity can only be achieved if secondary transit such as a circulator system 
is available to link development to Metro.   

 
In most areas, the FAR for residential uses will be higher than that for non-

residential uses.  This distinction creates incentives for providing housing development 




