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Frank McDermott, Hunton and Williams

Patti Nicoson, Dulles Corridor Rail Association

Jill Parks, Cooley Godward
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ATTACHMENTS:

Zoning Ordinance Amendment for Tysons — Overall Framework

Zoning Ordinance Amendment — Planned Development Commercial District
Zoning Ordinance Amendment — Planned Residential Mixed Use District
Letter from Dulles Corridor Rail Association dated November 2, 2009
Transforming Tysons: Building Heights

Remarks of Amy Tozzi, Board of Directors, Regency of McLean
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Chairman Walter L. Alcorn called the meeting to order at 7:03 p.m. in Conference Rooms 2/3 of
the Fairfax County Government Center, 12000 Government Center Parkway, Fairfax, Virginia
22035.

I

Commissioner Lawrence MOVED THAT THE MINUTES OF OCTOBER 28, 2009 AND
NOVEMBER 4, 2009 BE APPROVED.

Commissioner de la Fe seconded the motion which carried unanimously.
1
PRELIMINARY DISCUSSION OF ZONING ORDINANCE AMENDMENT

Michelle O’Hare, Zoning Administration Division, Department of Planning and Zoning,
reviewed the proposed Zoning Ordinance Amendment for Tysons Corner, as shown in
Attachments A, B, and C.

Purpose and Intent
Permitted Uses

Use Limitations

Lot Size Requirements
Bulk Regulations
Parking

Open Space

Signage
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= Additional Regulations/Other Items to Consider
Avrticle 2, General Regulations
Article 10, Accessory Uses, Accessory Service Uses, and Home Occupations
Article 13, Landscaping and Screening
Article 14, Performance Standards
Avrticle 16, Development Plans

Commissioner de la Fe said that lot size requirements and bulk regulations contained in the
Zoning Ordinance should be flexible and suggested that minimum requirements also be
considered. Chairman Alcorn said once the grid of streets and blocks were established, it might
be appropriate to rezone smaller lots with a very high FAR; therefore the Comprehensive Plan
guidance should be followed.

In response to a question from Commissioner Hart, Eileen McLane, Zoning Administrator, DPZ,
said since cellar space was often usable space, it should be included in the FAR. Commissioner
Hart said that requirement should apply Countywide, not just for Tysons. Ms. McLane said this
issue was in the Zoning Ordinance Work Program.

Commissioner Lawrence suggested that transportation demand management (TDM) be included
in performance standards. He also said he thought it would be a good idea to have criteria,
similar to the Residential Development Criteria, for Tysons to ensure that an exceptional place
was created.

Responding to a question from Commissioner de la Fe, Leslie Johnson, ZAD, DPZ, said that
single family attached units would have to be big enough to accommodate minimum 200 square
foot privacy yards.

Chairman Alcorn and Ms. Johnson discussed the “build to” line and pedestrian access.

Commissioner de la Fe said definitions and size, specifically for coffee shops and restaurants,
needed to be reevaluated. Ms. Johnson said perhaps this could be addressed in use limitations.

Following discussion about the need for regulations for signage such as large television screens
in public places, Ms. Johnson pointed out that comprehensive sign plan requirements could
address this issue.

Chairman Alcorn wondered if participation in a transportation management association should
be included in applications.

Commissioner Hart noted that noise regulations should take into account that rail station areas
could be noisy. He also commented on the possible need for shadow studies when determining
appropriate height of buildings.

Chairman Alcorn asked staff to research experience in other urban areas that have dealt with
these two issues.
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Ms. Johnson responded to a question from Mark Zetts, McLean Civic Association, about off-
street loading requirements.

Chairman Alcorn said it was important to keep in mind that since Tysons would be in a special
tax district, once it was zoned, it could not be downzoned.

Commissioner Lawrence noted that a letter had been received from the Dulles Corridor Rail
Association recommending that a new category, Projects of Special Merit, be put into the Plan
Amendment for Tysons Corner. He said he hoped that all development in Tysons would deserve
special merit. (Attachment D).

BUILDING HEIGHT AND MAP

Sterling Wheeler, PD, DPZ, narrated a PowerPoint presentation, “Transforming Tysons:
Building Heights,” shown in Attachment E. He commented on:

= History of Building Height Guidance

= Visualization and 3-D Modeling used to help formulate recommendations

= Examples of Maximum FARs and Building Heights at Other TODs in the Region
Comparison of Proposed Building Heights

= Additional Recommendations:

Height does not include mechanical penthouses, architectural features and wind turbines

Height Flexibility should be provided to facilitate the provision of affordable/workforce
housing as well as public and quasi-public uses such as a conference center or arts
center

Solar shading analyses (also called shadow studies) should be provided in Tiers 1-4 to
ensure adjacent buildings and public spaces will have adequate light and air.

= Areas of change identified by DRC and staff

Following discussion about the height of existing buildings, George Barker, Chairman, Draft
Review Committee, said staff and the committee had reached a consensus on height. He
explained that the committee had approached height from two standpoints: (1) to protect the
edges of Tysons from height and (2) to allow height around the center of Tysons and near rail
stations which would provide a gradient skyline.

I

Amy Tozzi, a member of the Tysons Land Use Task Force, and on the Board of Directors of the
Regency of McLean, said that in March 1999 several residential communities in the Old
Meadow Road land bay reached an agreement with the developer, West*Group, about current
and future development, including density and height, of adjacent areas. She said the residents
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did not know that this agreement would not be binding on future developers. Commissioner de
la Fe pointed out that only proffers or development conditions could ensure enforcement of such
agreements. Keith Turner, with West*Group, said since the height restrictions mentioned in the
agreement were not contained in proffers or development conditions, they were no longer
applicable. Commissioner Hart said many things could change agreements, such as actions by
the Virginia Department of Transportation and the federal government, and that proffers and
development conditions could be amended. He stressed the importance of bringing these
situations to the attention of the Planning Commission and the Board of Supervisors so that the
interests of the community could be protected if at all possible.

Staff responded to questions from Mr. Zetts about building heights and shadow studies.
Chairman Alcorn asked staff if it could provide a 3-D model that would help visualize heights.

Commissioner Hart pointed out that the current Ordinance allowed for an increase in height
under certain circumstances. Commissioner Lawrence said that flexibility was needed so height
could be evaluated on a case-by-case basis.

Referring to the issue raised by Ms. Tozzi, Bruce Bennett said because citizens often do not
understand how the process works, they feel like they have been treated unfairly. Chairman
Alcorn reiterated the importance of bringing such situations to the attention of the Planning
Commission to see if anything could be done to honor commitments. However, he noted that
unless something was provided for in development conditions or proffers, it was not legally
enforceable.

Responding to a question from Stephen Still, Transportation Advisory Commission, Braddock
District, Mr. Zook said cell phone facilities would be required to blend in with buildings and it
was not anticipated that they would be placed on rooftops.

I

Chairman Alcorn said the Plan Amendment document, the need for alternatives, and the scope of
alternatives and advertising were on the agenda for the December 3, 2009 committee meeting.
He said other topics may be discussed such as phasing and alternative ways of managing vehicle
trips.

I
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The meeting was adjourned at 8:54 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: December 3, 2009

Linda B. Rodeffer, Clerk
Fairfax County Planning Commission



