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Current Transit-Related Intensification Areas

The Tysons Corner Coordinating Committee requested Fairfax County Department of
Planning and Zoning staff to provide additional information on transit-related
intensification areas. The following is information on the general concept of
intensification areas and examples in Fairfax County.

During the County’s initial metro study, extensive research was done on this subject. The
1982 document entitled The Fairfax County Metro Station Area Study Phase 1 indicated
“a range of 5 to 7 minutes is the maximum amount of time under normal conditions that
the majority of people using metro-rail will walk to a metro station. This walk time
generally covers a distance about a quarter mile radius from the station and is the primary
area of influence where the highest intensity of development should occur. A walk time
of 10 to 15 minutes was determined to be generally a half mile radius from the station
and is the secondary area of influence for less intense development, which transitions
higher intense uses with lower intense uses.”

More recent documents continued to support these concepts. In 2001, a study performed
by LDR International, entitled Best Practices for Transit Oriented Development, also
indicates: “Higher intensities should be located adjacent to the transit station while lower
intensities located between a quarter mile and a half mile from the transit station. This
transition of intensity helps mitigate the impact of the highest intensity uses on areas
outside of the transit station area.”

The Fairfax County Comprehensive Plan has applied the concept of focusing
development within a quarter mile of the station and providing between one quarter mile
and one half mile a transition to stable neighborhoods. In Tysons Corner, the approach
focuses the greatest intensity within a walking distance of 1000 ft (app. 1/5 mile), which
1s the primary intensification area, and the secondary intensification area is between 1000
feet and 1600 feet walking distance. Beyond 1600 feet, additional redevelopment is
planned to further define a gradual transition to surrounding areas. See 11 by 17 map
entitled Comparison of Rail-Related Intensification/Transition Areas that compares the
Tysons Corner primary and secondary intensification areas to the more general ' mile
(1320 ft) and "2 mile (2640 ft) concept.

The following compares Fairfax County’s Plan guidance concerning intensification in
four other transit station areas: 1) Route 28/CIT Transit Station Area. 2) Wiehle Transit
Station Area, 3) Dunn Loring Transit Station Area at Merrifield Suburban Center, and 4)
Vienna Transit Station area (Fairlee/Metro-West).

Rt. 28/CIT Transit Station Area: This station area is located in the Dulles Suburban
Center. Plan text for this area was adopted in the same time frame as Tysons Corner Plan.
In the early 1990s, the actual locations of transit station areas were unknown, which
resulted in addressing future rail intensification at a conceptual level, using a quarter mile
and a half mile distance from a potential station. The application of this guidance could
only occur after a station location was determined, which occurred about ten years after
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adoption of this Plan text. Within a % mile, a 1.5 FAR is planned for mixed use
development. However, an intensity up to 3.5 FAR may be considered if a mechanism to
transfer development rights is established. The area between Y mile and % mile is
planned for mixed use development up to a 1.25 FAR. The map on page 3 shows
potential intensities within a quarter mile and a half mile from the station.

Wichle Transit Station Area: This station is located in the Reston-Herndon Suburban
Center. Since this area was replanned in 2001 when the station location was established,
Plan guidance is not conceptual like the Rt. 28/CIT Transit Station Area. Plan text for
this station area assigns intensities for development at specific sites within a % mile and
little transit related intensification is planned between the % mile and % mile area due in
part to maintaining compatible uses and intensities with nearby stable neighborhoods.
The map on page 4 shows the highest intensities abutting the station. Abutting the station
on the north, a 2.5 FAR is planned and on the south, a 1.5 FAR. The map also shows a
rapid reduction in intensity within the %4 mile area. Intensities beyond the % mile radius
are either below a 1.0 FAR or planned for the retention of existing residential
neighborhoods.

Dunn Loring Station at Merrifield Suburban Center: This station is located in the
Merrifield Suburban Center. The Plan illustration entitled Merrifield Suburban Center
[llustrative of the Two Cores shows the transit station area within a % mile of the station
(see page 5). The map on page 6 shows planned intensities that are specific to parcels or
parcel groups. At the station, intensities are planned for mixed use up to 2.25 FAR and to
the east of the station across Gallows Road is approximately 1.0 FAR due to decreased
walkability. The next tier of parcels between the 4 mile and "2 mile area has intensities
0f 0.40 FAR to 1.8 FAR.

Vienna Transit Station Area (Fairlee/Metro West): The Vienna Transit Station area
map on page 7 shows a development pattern established within this station area which
mostly is townhouse development. The notable exception is a recent Plan amendment
which provides potential high intensity development within a % mile of the station. The
map entitled Mixed Use Design Concepts for Land Unit C (the Fairlee/Metro West area)
on page 8 shows a core area within % mile of the station with a planned overall 2.25
FAR. The core area is divided into three tiers of development. Beyond a Y4 mile, multi-
family use is planned at 12 — 16 dwelling units per acre to the west and less intense
townhouse uses to the south.
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FAIRFAX COUNTY COMPREHENSIVE PLAN, 2003 Edition

The Merrifield Suburban Center, Amended through 7-21-2003
Area-Wide Recommendations
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MERRIFIELD SUBURBAN CENTER
ILLUSTRATIVE OF THE TWO CORE AREAS
Note: This figure illustrates how each of the core arcas 15 inii-linked with the surrounding Areas.
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FAIRFAX COUNTY COMPREHENSIVE PLAN, 2003 Edition AREA I
Vienna Planning District, Amended through 7-11-2005
Vienna Transit Station Area Page 17
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FAIRFAX COUNTY COMPREHENSIVE PLAN, 2003 Edition
Vienna Planning District, Amended through 7-11-2005
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Vienna Transit Station Area Page 22
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