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ATTACHMENTS:
A. Overview of Draft Tysons Zoning Ordinance Amendment
B. Proposed Zoning Ordinance Amendment
C. Memorandum from Keith Turner, West*Group dated February 17, 2010

I

Chairman Walter L. Alcorn, called the meeting to order at 5:45 p.m. in the Conference Rooms 4
and 5 of the Fairfax County Government Center, 12000 Government Center Parkway, Fairfax,
Virginia 22035.

I

Commissioner de la Fe MOVED THAT THE MINUTES OF JANUARY 20, 2010 BE
APPROVED.

Commissioner Donahue seconded the motion which carried unanimously.
1

PROPOSED ZONING ORDINANCE AMENDMENT - PLANNED TYSONS CORNER
URBAN DISTRICT

Michelle O’Hare, Deputy Zoning Administrator, Department of Planning and Zoning (DPZ),
delivered a PowerPoint presentation entitled “Overview of Draft Tysons Zoning Ordinance
Amendment,” Attachment A. She reviewed the following slides:
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= Purpose and Intent

= Permitted Uses

= Use Limitations

= Bulk Regulations

= Open Space

= Lot Size Requirements

= Parking (Maximums and Minimums)
= Additional Regulations

= Submission Requirements

= Schedule

James, Zook, Director, DPZ, said the advertisement for the Zoning Ordinance Amendment
(ZOA) would be lengthy to allow flexibility for the Planning Commission and the Board of
Supervisors to modify the staff recommendation.

Responding to a question from Commissioner Lawrence, Mr. Zook said until further refinement
of design guidelines was incorporated into the Plan, ZOA guidelines would be used to evaluate
zoning applications.

Chairman Alcorn expressed concern about buildings being set back too far from roadways. He
encouraged staff to look at how this issue had been addressed in other parts of the country to
determine if stronger language in the Plan or Design Guidelines could result in uses that were
closer to sidewalks to ensure an urban design.

Responding to questions from Commissioner de la Fe, Mr. Zook cited the following reasons for
creating a zoning district specific to Tysons:

= Tysons was unique;

= Task Force members had expressed a desire that Tysons have its own district;

= The densities recommended for Tysons would not be appropriate for other geographic
areas of the County and other interest groups would need to be brought into the
planning process.

Commissioner Lawrence commented that the number of proposed parking spaces was suited
more to the completion of development than the beginning and said this could cause difficulty
obtaining financing. He asked if there was some way excess parking spaces could be dealt with
as buildout occurred.

Commissioner de la Fe said that according to Arlington County, parking requirements had not
negatively affected the ability to secure financing during the last ten years because lenders
realized that it was not a major factor if there were transit alternatives to single occupancy
vehicle use. Commissioner Lawrence pointed out that Arlington was at the end of its buildout.
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Chairman Alcorn said he was seriously concerned about allowing more parking, even in the
short term, because it was contrary to transit-oriented development (TOD) principles. Following
discussion, Mr. Zook said staff would find out if a transportation management authority (TMA)
or another mechanism could be used to provide more parking in the beginning that would
become paid parking over time.

Responding to a question from Commissioner Sargeant, Mr. Zook said there was a group
working on the duties of an implementation authority/partnership and that a TMA was a priority.

Daniel Rathbone, Fairfax County Department of Transportation (FCDOT), commented that it
might also be possible for a parking management entity to monitor parking supply and demand.

Keith Turner, West*Group, said he would provide information about TMAs locally and
nationally.

Commissioner de la Fe requested the recommendations for parking lot landscaping and that no
more than one-half of open space be located above street level be reevaluated.

Chairman Alcorn requested that staff relook at the requirement for street level retail because
often it was not economically feasible.

In response to a concern expressed by Commissioner Hart, Mr. Zook said staff would reconsider
a minimum district size of 10 acres.

Responding to a question from Commissioner Lawrence, Ms. McLane said that although the
$1,600 dollar per unit contribution for recreation facilities was not subject to an escalation
clause, Board approval was sought periodically to increase it. Commissioner de la Fe explained
that the contribution was only required if recreation facilities were not provided in a
development.

Commissioner Lawrence said developments near Metro stops should have a provision in their
TDM programs showing designated spaces for carpool drop-off and pick-up that did not count
toward a parking quota.

1

The committee recessed at 6:52 p.m. and reconvened at 7:08 p.m.

1

STATUS OF DULLES TOLL ROAD RAMP STUDY

Mr. Rathbone explained that the results of a detailed study would not be available before the

Planning Commission’s public hearing on April 21, 2010 or the Board of Supervisors’ hearing
on May 25, 2010. He said, however, that a preliminary assessment of the number of ramps
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needed and alternative configurations would be available before the Planning Commission’s
workshop was held on March 24, 2010. He said the assessment would include the distance and
number of travel lanes required for the Dulles Toll Road. Commissioner de la Fe said no ramp
should go through the EQC.

TRANSPORTATION ANALYSIS DISCUSSION WITH THE TYSONS TASK FORCE
LEADERSHIP

Clark Tyler, Chairman, Tysons Land Use Task Force, stated that the circulator study should be
completed as soon as possible. He said using level of service standards to determine density was
a mistake and cited several studies, which supported this conclusion. He called upon Keith
Turner, with West*Group, to comment on Transportation Study and Modeling as shown in
Attachment C.

Mr. Turner said transportation modeling had driven the density recommendations, which
changed the vision for Tysons when it should be the other way around. He said changes to the
assumptions that could have produced different results included:

Congestion pricing to address the problem of through traffic on Routes 7 and 123
Reducing SOV and increasing HOV through intensive regional efforts

Adding additional regional roadway capacity

Changing roadway design and operation

Assessing the impact of placing a toll plaza on the Dulles Toll Road

Adding Bus Rapid Transit and local bus service

Increasing mode share

Mr. Turner stated that a certain level of congestion was needed to encourage people to use transit
instead of cars and adding additional roadways or improving intersections based on level of
service standards would not change behavior.

Mr. Turner said it was unrealistic to use an 85 percent buildout density level assumption because
it was higher than the buildout in many other cities and did not account for existing development
that would not be replaced. He recommended a factor no higher than 75 percent and pointed out
that 80 percent would produce a significant impact on the density range.

Brenda Krieger, member of the Draft Review Committee, said the circulator should run in
traffic, not on dedicated lanes which would require wider streets. She also suggested that
collector and avenue sections of six lanes be reevaluated.

Mr. Rathbone had the following comments about the issues raised:

= Road widths in the Plan text were guidelines only.

= Circulator — dedicated lanes would provide high quality service to avoid congestion.

= Levels of service: there were major differences between Tysons and the California
cities, which no longer used level of service standards.
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Following a lengthy discussion, Chairman Alcorn asked if the transportation modeling was
driving the vision for Tysons. Mr. Turner said it was driving the density level and would impact
what was able to be created in both TOD and non-TOD areas. He reiterated that different inputs
would produce different results.

Commissioner Sargeant said congestion management plans should be established for
surrounding areas, such as Vienna. This issue was discussed in detail with input from Jay Evans,
Cambridge Systematics, and Stewart Schwartz, Coalition for Smarter Growth. Wade Smith,
Task Force member, also commented on this issue.

Janyce Hedetniemi, Transportation Advisory Commission and member of the Task Force, noted
that the report on the ridership for the recently established shuttle within Tysons was promising
and could be used as a model upon which to build a shuttle system that should be in place by the
time Metro stations opened.

Commissioner Lawrence emphasized the importance of facilitating bicycle transit.

Mr. Turner and Chairman Alcorn discussed the advisability of basing density decisions on the
assumption that congestion pricing would be used in the future.

Irfan Ali, Task Force member, said that growth should not be restricted today based on factors
that could be different 40 years from now. He also pointed out that the market absorption rate in
Tysons for the last ten years had been around 400,000 — 500,000 square feet a year, which was
an indication of how long it would take to achieve the densities proposed. Chairman Alcorn
noted that this was an issue the committee had struggled with and asked if it would be
irresponsible to adopt a Plan that might never be achieved.

George Barker, Chairman, Draft Review Committee, said, based on the analyses done by the
County’s planning and transportation staff, the Arlington experience, and the George Mason
University projects, he thought that the vision of the Task Force could be accomplished. He said
that if lower FARs were put into the Plan, regardless of phasing, development would be stifled
and the end result would be less than 86-113 million square feet of development. Mr. Zook said
he would be less concerned about 180 million square feet of development if he knew where the
first 113 million square feet of development would occur and if it would provide the grid of
streets.

Mr. Barker and Leonard Wolfenstein, FCDOT, discussed projected vehicle trip increase between
2030 to 2050 based on a density growth of 86 to 113 million square feet of density.

Commissioner Lawrence said Plan density was considered an entitlement and gave the illusion
that development at that level would have no consequence when in fact, it was planning for
failure. Chairman Alcorn said that this was the fundamental land use problem because once
density was in the Plan it rarely came out. He raised the possibility of omitting FARs from the
Plan.
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Following further discussion about the transportation modeling, Chairman Alcorn asked staff to
respond to issues raised tonight in writing, including modeling assumptions and the efficiency
factor raised by Mr. Turner.

I

The meeting was adjourned at 9:33 p.m.
Walter L. Alcorn, Chairman

An audio recording of this meeting is available in the Planning Commission Office, 12000
Government Center Parkway, Suite 330, Fairfax, Virginia 22035.

Minutes by: Linda B. Rodeffer

Approved:  April 15, 2010

Linda B. Rodeffer, Clerk
Fairfax County Planning Commission



