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This document represents Chairman Clark Tyler’s proposal for allocating development under the 
Preferred Alternative.  The following “strawman” is put forth to focus the Task Force’s discussion 
on deciding on the Preferred Alternative in order for the next analysis of transportation and other 
infrastructure impacts to proceed. 
 
This proposal is based on the Task Force discussions since PB PlaceMaking presented their 
Straw Man proposal April 14.  This proposal is also based on the subsequent Task Force 
discussions of the matrix of community benefits needed to create a world-class Tysons. 
  
It is true that FAR should not be the only tool used to acquire the necessary community amenities 
and infrastructure for Tysons.  However, in order to move forward with the impact analyses, it is 
necessary to assign FARs for the Base level of development at Tysons, as well as FARs for 
density bonuses. 
 
The methodology used in this strawman is a hybrid of the allocations used by the consultants and 
the three funding strategies from the matrix of community benefits.  Table 1 shows what all 
development at Tysons will be required to provide.  
 

Table 1 – Requirements for Development at Tysons 
 

 
Affordable & Workforce Housing Urban Design  

Minimum 12% of units Open space at Metro & Commercial 
Areas 

 Buildings oriented to streets & to each 
other (street walls) 

Transportation 

Wide sidewalks 
Grid of Streets with bike lanes 

Street trees & shade trees 
Circulator System Right of Way On-street parking 
Transportation Demand Management Underground or concealed structured 

parking 
Parking Management 

Bike parking 
Transportation system monitoring program 

Pedestrian amenities  
Wayfinding/signage Streetscape requirements, including 

underground utilities  

Natural Environment  

Urban stormwater management techniques Built Environment 

Green network (series of smaller parks ) 
Neighborhood retail in each district 
(within mixed use, not freestanding) 

Green Architecture 

Universally accessible design 
LEED Certification or equivalent Parcel consolidation & coordinated 

development plans 
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Regarding parcel consolidation, the current Plan states that it should be provided with all 
development at Tysons involving increased intensity or density.  The Plan’s intent is that parcel 
consolidations be of sufficient size to allow projects to function in a well-designed and efficient 
manner. 
 
In addition to providing on-site improvements, all developers at Tysons will also be required to 
support areawide needs such as non-motorized transportation, park and recreation 
improvements, environmental stewardship, civic infrastructure, and public and community arts.  
Table 2 lists these needs which are expected to be funded through formula-based developer 
contributions. 

 
 

Table 2 – Provided through developer contributions 
 

Stream restoration Urgent Medical Care facilities 
Rainwater & grey water capture and reuse Civic Facilities (fire, police, schools) 
Low Impact Development (green roofs, sand 
filters, drought resistant plants) 

Day care facilities 

Ped, Bike & Trail connections between 
neighborhoods 

Smaller galleries & performing arts spaces 

Libraries Recreational Facilities 
Community center/senior activity center Park Improvements 

 
Table 3 below proposes Base FARs for development meeting the requirements shown in Tables 
1 and 2.  All geographic areas at Tysons are intended to include housing, although the 
percentage of development that is residential will vary.  The Task Force notes that the most 
important change in the new Tysons will be an emphasis on residential development.   
 

Table 3 – Base Allocation 
 

 FAR 

1/8  Mile from Station 5.5 
1/4  Mile from Station 4.0 
1/3  Mile from Station 2.0 
1/2  Mile from Station 1.75 
  
400’ Along Circulator 2.0 
400 to 600” Along Circulator 1.5 

 
 
The Task Force believes that it is necessary to create market incentives to encourage critical 
development mixes and community benefits.  Table 4 proposes two sets of density bonuses.  
The first bonus provides a 20% increase in the Base FAR for the residential component of 
mixed use development, if that development includes 20% affordable and workforce housing 
units.  The second bonus is to encourage the provision of energy efficient and green 
buildings at Tysons.  Therefore, an incentive is provided for each level of LEED certification 
above the basic requirement. 
 

Table 4 – Density Bonuses 
 

20% affordable & workforce units  20% increase in Base FAR 
  
LEED Silver  4% 
LEED Gold 6% 
LEED Platinum 8% 
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Finally, Table 5 identifies critical public infrastructure and programs that must be in place to 
support redevelopment within Tysons.  These needs will be funded through a combination of Tax 
Incremental Financing (TIF), Area Improvement Districts (AID), community benefit funds, and 
other public funding tools that leverage future development.  The role of the Community 
Development Authority to be defined by the Implementation Committee will be pivotal for 
prioritizing, coordinating, and implementing these community needs.   
 
  

Table 5 – Publicly Funded Infrastructure & Programs 
 

 Circulator System Wastewater infrastructure 
Arterial Streets with bike lanes Water infrastructure 
Vehicular connections to 495 and DTR Underground transmission lines 
Co-location of  affordable housing with 
public facilities 

LEED – Neighborhood Development or 
its equivalent 

Safety measures (traffic calming, lighting)  
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