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Overview

• Draft Preferred Concept 
– Building the concept
– Allocation rules 

• FAR 
• Group discussion
• Report back 
• Next step: Task Force 

recommendation 

Tysons Corner

R-B Corridor

Washington 

Boston
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The Overall Process



4Prototype B

What you asked for

• Urban form of Prototype B
– Focus on Metro + circulators
– Green & affordable Tysons 
– Protect the edges

• Growth generally between  
Prototypes A & B 
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Building the Draft Consultant 
Preferred Alternative

• Task Force Principles 
• Informed by

– Community input
– Task Force comments
– Technical analysis 

• Decision rules
– Distance based allocation

Draft Concept Tysons West
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• Tysons as a downtown
• Unique districts w/in Tysons 
• Density yields community benefits
• Walkable 18-hour TODs at Metro 
• Transit circulators connect Tysons
• Fine grid of streets
• Increase housing & mix of uses
• Enhance parks & open space
• Civic uses

Consultant Draft Concept 

Fundamentals unchanged:  
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Preview of Concept  

• Alternative ways to grow Tysons, 
focused on transit with more 
community benefits

• Takes form & parks of Prototypes B
– Same parks as Prototype B
– Growth 88% of Prototype B 

• Compared to the Comp Plan: 
– More growth 
– More community benefits 
– Similar congestion

Metro TOD

Green Network

Transportation

The Concept 
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Evolution of the numbers 

The Consultant Draft Preferred Concept   
would Tysons grow by 159% over today

Total Floor 
Area (sq ft)

Residential 
Population

Employee 
Population

Existing (2006) 44m 16,000 105,000
Base Case 74m 35,000 161,500
Prototype A 96m 72,000 159,000
Prototype B 127m 100,000 203,000
Draft Preferred 
Concept

114m 85,000 188,000
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Square Feet People
Residential 51.3m      

43,000 units
85,000             

residents
Non-residential 62.7m 188,000                 

jobs
Office 51.3m 171,000 jobs
Retail 5.7m 13,000 jobs
Hotel 5.7m 4,000 jobs

Total 114m 273,000                
(jobs + residents)

The Draft Preferred Concept
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FAR Decision Rules 

Distance from station Commercial 
Gross FAR

Residential    
Gross FAR

0- 1/8 mile 4.75 4.75
1/8 – ¼ mile 2.75 2.75
¼ - 1/3 mile  1.65 2.0
1/3 – ½ mile Existing / Comp Plan 2.0
Outside ½ mile Existing / Comp Plan Existing / Comp Plan
Circulator 0-400 ft Existing / Comp Plan 2.0
Circulator 400 – 600 ft Existing / Comp Plan 1.0
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Intensity w/ streetcar
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Intensity w/ distance
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FAR Case Study: Tysons Central 7   
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Gross to Net FAR 

• The case study 
area
– 83.6 acres
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Gross to Net FAR 

• 83.6 gross acres
• Apply gross FAR 

based on distance

• 11.8m sq ft allowed
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Determine Net FAR   

• 83.6 acres gross
• Allow for streets 

– 18.1 acres 
• 11.8m sq ft allowed 

on  65.5 acres
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Net FAR w/ 100% Buildout

• Allow for streets 
– 18.1 acres 

• Allow for open 
space
– 3.8 acres 

• 11.8m sq ft allowed 
on 61.7 acres 
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Draft Consultant 
Recommended Concept

Metro TOD Green Network

The Concept 
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Intensity
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Parks & Open Space
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Urban Parks / Open Space 
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Land Use + Open Space 
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Regional Identity

Transformation: auto-oriented, separated uses to 
desirable walkable, transit-oriented, livable urban 
environment. 

Buildings define edges, 
create a sense of space.

Street trees, paving, 
street furniture, lighting, 
create urban 
environment.

Create connectivity w/ 
sidewalks, plazas, & 
courtyards.
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Quality Public Realm

Diverse public realm w/ parks, plazas, & tree-lined 
streets & gathering places defines each district  

Vertical planting against 
buildings to soften 
architecture.

Buildings front open 
space, patios & porches 
engage park areas.

Combination of parks & 
green spaces create a 
walkable community.
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Mix of Uses

Commercial, residential & civic uses mixed to create 
districts. Widened sidewalk space to activate streetlife

Variety in building 
mass by vertical /  
horizontal offsets 
& appropriate 
architectural 
details

Tree grates, pots, 
or bollards create 
urban streetscape

Awnings, signage, 
& arcades add 
movement to  

building facades.

Wider sidewalk 
creates room for 
street furniture & 

sidewalk cafes
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Walkable Block Patterns

Balance efficiency of traffic to, through & within by 
interconnecting districts & creating TOD  environment.

Balance traffic through 
enhancing transit service, 
accommodating bicycle 
movement, increasing on- 
street parking, & expanding 
the pedestrian zone.

Intensify densities & mix of 
uses around transit 
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Tysons Transformation 

• Citizen driven vision 
for the new Tysons 

• New comprehensive 
plan

• Parks + civic uses
• New financial tools 
• New structure of 

governance 
• Urban design 

guidelines

Existing + Metro

Draft Concept
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More growth, less impact

• From 43 to 110m sq ft
– #7 US downtown

• Right mix of land use 
– 5 fold more housing than today

• Fundamentally different transportation
– Fine grid of walkable streets
– Metro + rail circulators

• Net result over Comp Plan 
– Grow Tysons by 54%
– Congestion up by 22% 

Metro TOD

Green Network

Transportation

The Plan
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Do we have agreement? 

1. Intensity @ stations
2. Least intensity @ edges
3. All stations mixed-use
4. All stations same intensity
5. FAR base maximum includes

• Grid of streets
• Open space
• Affordability 
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Do we have agreement? 

6. Concept land use is ok
7. Concept land use mix is ok
8. Distribute parks and open space 

across Tysons
9. Develop Tysons using green best 

practices
10.Form giving circulators part of 

plan
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Do we have agreement? 

11.Narrative for Tysons vision 
appropriate

12.District character (s) appropriate
13.Development linked to 

transportation + amenity



32

Distance & Mode Share 

Distance 
from station 

Metrorail Mode Share Auto Mode Share
Office Residential Office Residential

At station 35% 54% 48% 29%
¼ mile 23% 43% 66% 41%
½ mile 10% 31% 83% 54%

• 35% of office trips right at the station entrance
• Office mode share drops about 1% every 100 ft
• ½ mile residential share 200% higher than 

office 

2005 WMATA Development-Related Ridership Survey 
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Density, Distance & TOD

• Two density dimensions 
– Horizontal           

distance from station
– Vertical            

development intensity
• Density & use

– Concentrate office & 
retail near station 

– Increasing % of 
residential away       
from station 

Tysons Corner, VA 

intensity 
guide 

2.5 75 10 Minutes walk from station

Employment GradientResidential Gradient
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FAR Decision Rules Distance from station Commercial Gross FAR Residential    Gross FAR

0- 1/8 mile 4.75 4.75
1/8 – ¼ mile 2.75 2.75
¼ - 1/3 mile  1.65 2.0
1/3 – ½ mile Existing / Comp Plan 2.0
Outside ½ mile Existing / Comp Plan Existing / Comp Plan
Circulator 0-400 ft Existing / Comp Plan 2.0
Circulator 400 – 600 ft Existing / Comp Plan 1.0

Distance from station Commercial Gross FAR Residential    Gross FAR

0- 1/8 mile 5 5
1/8 – ¼ mile 3 3
¼ - 1/3 mile  2 2.5
1/3 – ½ mile Existing / Comp Plan 2.5
Outside ½ mile Existing / Comp Plan Existing / Comp Plan
Circulator 0-400 ft 2.5 2.5
Circulator 400 – 600 ft Existing / Comp Plan 2

P
rototype B

D
raft C

oncept 
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