
MY VIEWS ON COMP PLAN LANGUAGE

I AM TED ALEXANDER LIVING AT 7255 
MCLEAN COMMONS LANE IN MCLEAN, VA 
22101 AND AM HERE TODAY AS A 
REPRESENTATIVE OF THE GREATER TYSONS 
CITIZENS COALITION.  I APPRECIATE THE 
CHANCE TO SPEAK WITH YOU GENTLEMEN 
AND LADIES HERE TODAY BECAUSE I DO 
KNOW THE LONG HOURS AND HARD WORK 
YOU HAVE PUT IN ON THIS ISSUE, AND I DO 
HAVE SOME SIGNIFICANT OPINIONS ON THIS 
DRAFT DOCUMENT.   WE IN THE GTCC 
STRONGLY SUPPORT THE GROWTH AT 
TYSONS JUST AS LONG AS THAT 
DEVELOPMENT DOES NOT OUT GROW THE 
INFRASTRUCTURE OF TRAFFIC NETWORKS, 
SCHOOLS, PARKS AND RECREATION, AND 
WATER AND SEWAGE MANAGEMENT.  THE 
VISION PROVIDED BY THE TASK FORCE IS 
REPRESENTATIVE OF LOTS OF TIME AND 
HARD WORK,  BUT IT ALSO APPEARS 
0VERLY INFLUENCED BY THOSE ON THE 
TASK FORCE WITH TIES TO THE LAND 
OWNERS AND LAND USE COMMUNITY.    THE 
TASK FORCE HAS HELD NUMEROUS PUBLIC 
HEARINGS BUT IN THE MANY SESSIONS 
THAT I HAVE ATTENDED, THEY HAVE NOT 

My Views on Comnp Plan  Language



RESPONDED TO THE GENERAL PUBLICʼS 
VIEW ON HIGH DENSITY AND CONCERN FOR 
TAXPAYER COSTS. I THINK THIS IS STILL 
LACKING IN THE STAFFʼS DRAFT CHANGES.  
IN THE VISION AND IN THE WHITE PAPERS, 
THEY HAVE NOT ADDRESSED HOW THESE 
NEW SERVICES ARE TO BE PAID FOR AND 
THEY HAVE AVOIDED ADDRESSING PHASING 
AND IMPLEMENTATION PLANS THAT WOULD 
IMPACT ON THE ZONING APPROVAL 
PROCESS.   

AGAIN GROWTH IS GOOD BUT HOW DO WE 
PAY FOR IT AND HOW DOES THE COUNTY 
CONTROL IT.  I BELIEVE THAT THOSE WHO 
BENEFIT MOST FROM THIS DEVELOPMENT 
SHOULD BEAR THE BRUNT OF THE COSTS 
FOR THESE INFRASTRUCTURE 
IMPROVEMENTS IN AND AROUND THE 
TYSONS AREA.  SINCE TRAFFIC IS THE 
NUMBER ONE PROBLEM IN THE TYSONS 
AREA IN THE EYES OF THE FAIRFAX 
RESIDENTS, AND SINCE THE STUDIES HAVE 
VALIDATED POTENTIAL IMPROVEMENTS 
BOTH INSIDE TYSONS AND IN THE 
APPROACHES, THIS SEEMS LIKE A LOGICAL 
PLACE TO INITIATE THE PUBLIC PRIVATE 
PARTNERSHIP FOR THE FUTURE.    AS A 
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SIMILAR EXAMPLE, THE ROUTE 28 
CORRIDOR HAS A PUBLIC PRIVATE 
AGREEMENT THAT THE GOVERNMENT 
(TAXPAYERS) WILL BEAR 25% OF THE 
BURDEN AND THE PRIVATE SECTOR 75% 
FOR THE LOCAL ROADWAY .  THIS DIVISION  
OF RESPONSIBILITY SEEMS LIKE A GOOD 
STARTING POINT FOR PLANNING AND 
NEGOTIATION ON TYSONS IMPROVEMENTS.  
ALSO, A WIDE VARIETY OF PERSONNEL 
SHOULD BE ON THIS IMPLEMENTATION 
BODY TO PROTECT THE QUALITY OF LIFE 
AND CONCERNS OF THE SURROUNDING 
COMMUNITIES.

THE TRIGGERS FOR PHASING SHOULD BE 
FIRM ACCOMPLISHMENTS - NOT FLOATING 
WINDOWS - SUCH AS NO NEW BUILDING CAN 
BE STARTED IN THIS AREA UNTIL THIS 
INTERSECTION IS COMPLETED OR SPECIFIC  
ATHLETIC FIELDS MUST BE ESTABLISHED 
PRIOR TO FURTHER CONSTRUCTION.  I 
KNOW THE LAND OWNERS ALWAYS CRY 
FOUL ON THESE TYPE TRIGGERS THAT ARE 
NOT TOTALLY WITHIN ONE MANʼS 
PREROGATIVE AND CONTROL, BUT IT IS UP 
TO THEM TO WORK AS A TEAM TO MAKE 
THIS HAPPEN THROUGH THE 
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PUBLIC-PRIVATE PARTNERSHIP IF THEY 
WANT THE BENEFITS OF THIS 
DEVELOPMENT.   WE WELL RECOGNIZE THE 
NEED FOR ADEQUATE INCENTIVES FOR THE 
LAND OWNERS TO PROCEED WITH THEIR 
DEVELOPMENT, BUT I BELIEVE A MANY FOLD 
INCREASE IN THE  VALUE OF THEIR 
PROPERTY AS A RESULT OF THESE 
CHANGES SHOULD BE A MOST ADEQUATE 
INCENTIVE.

ALONG THIS SAME LINE, THE TASK FORCE 
AND THE LAND OWNERS HAVE PUSHED FOR 
FAR DENSITY IN EXCESS OF 6.0 AND 
BUILDING HEIGHTS OF 450 FEET, WHILE THE 
COUNTY STAFF, THE CONSULTANTS AND 
THE PUBLIC HAVE ADVOCATED 4.5 TO 4.75 
FAR, AND A MAX BUILDING HEIGHT OF 300 
FEET.  IN RECENT MONTHS I AM SORRY TO 
SAY THE COUNTY STAFF HAS GIVEN IN 
MORE TOWARD THE LAND OWNERS, BUT WE 
STILL BELIEVE 4.75 DENSITY AT THE 
STATIONS AND A HEIGHT OF 300 FEET 
SHOULD BE THE MAXIMUMS.  ALSO WE DO 
NOT BELIEVE THIS SHOULD BE A CAP AND 
TRADE PROGRAM.  DENSITY NOT USED IN 
THE IMMEDIATE EIGHTH OF A MILE OF THE 
STATION PLATFORM SHOULD NOT AND 
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COULD NOT BE USED ELSEWHERE.  THIS IS  
NOT A SOFT AND FLEXIBLE CAP, BUT A FIRM 
CEILING BY LOCATION.

AS A RESULT OF THE RECENT TRAFFIC 
STUDIES, DAN RATHBONE REPORTED THAT 
EVEN WITH ALL OF THE CURRENT TRAFFIC 
IMPROVEMENTS ON THE BOOKS AND IN 
PLANNING, INCLUDING THREE TO FIVE MORE 
LANES ON  THE DTW, SATURATION OF 
THESE FUTURE ROADWAYS WOULD OCCUR 
AT A BUILD-OUT OF APPROXIMATELY 84 
MILLION SQUARE FEET OF OFFICE,  
RESIDENTIAL AND COMMERCIAL FLOOR 
SPACE.  ALTHOUGH THIS FIGURE IS ALMOST 
DOUBLE THE FLOOR SPACE CURRENTLY IN 
TYSONS, IT COULD WELL BE REACHED BY 
2030, AS NOTED IN THE GEORGE MASON 
STUDIES.  A MIRACLE CHANGE IN THE 
CHOICE OF TRANSIT MODE BY THE PUBLIC 
WOULD THEN HAVE TO TAKE PLACE AT THIS 
2030 TIME FRAME TO PUT FEWER CARS ON 
THE ROAD AND MORE PEOPLE COMMUTING 
IN ALTERNATIVE FORMS OF 
TRANSPORTATION, I.E. WALKING, BIKES, 
ETC., SO THIS YEAR 2030 COULD BE A 
MILESTONE TURNING POINT.
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AS FINAL POINT, I AM VERY CONCERNED 
ABOUT MENTIONING DENSITIES IN THIS 
COMP PLAN THAT ARE BEYOND THE RANGE 
OF THE NORMAL FAIRFAX COUNTY 
PLANNING HORIZON.  IF WE ADDRESS A 
DENSITY FOR 2050 IN THIS CHANGE AND 
CITE AN INTERMEDIATE GROWTH GOAL FOR 
2030, I FEAR A LAND OWNER COULD TAKE 
THE COUNTY TO COURT AND CLAIM  A RIGHT 
TO BUILD TO THE HIGHEST DENSITY 
MENTIONED IN THE COMP PLAN.  I BELIEVE 
THE COUNTY ATTORNEY IS LOOKING INTO 
TERMINOLOGY TO MAKE THESE TRIGGERS 
FOOL-PROOF, BUT IN MOST CASES LAND 
OWNERS HAVE WON THESE SUITS IN THE 
PAST.  

AS A RESULT OF THIS POTENTIAL LEGAL 
CHALLENGE AND SINCE WE BELIEVE THERE 
WILL BE ANOTHER TYSONS LAND USE TASK 
FORCE SOMETIME PRIOR TO 2030, I THINK 
THE PROCESS SHOULD NOT MOVE TOO FAR 
AHEAD.  WITH THE STUDIES ENVISIONING A 
TRANSPORTATION SATURATION POINT 
AROUND 2030 AND A TIPPING POINT TO 
CHANGE THE CHOICE OF URBAN TRANSIT 
MODE AT THAT TIME, WHY NOT RESTRICT 
PLANNING TO THAT LEVEL HERE IN 2010.  A 
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RANGE OF FARS FROM 4.75 DOWN AS ONE 
GOES OUT FROM THE STATION WILL PERMIT 
URBANIZATION AND BUILD OUT AT TYSONS 
WELL BEYOND THE 84 MILLION SQUARE 
FEET, BUT I DO BELIEVE A SEPARATE 
LIMITATION MUST RESTRICT BUILDING 
AUTHORIZATION TO 84 MILLION SQUARE 
FEET UNTIL THE YEAR 2030. THE NEXT TASK 
FORCE CAN THEN DETERMINE THE 
SUCCESS OF THIS PLAN AND AUTHORIZE 
THE NEXT GENERATION OF CHANGES TO 
THE COMP PLAN THAT THEY WILL SEEK FOR 
FURTHER URBANIZATION.  IN THIS WAY I 
THINK THE BOARD OF SUPERVISORS CAN 
RETAIN SOME DEGREE OF LEVERAGE OVER 
THE DEVELOPMENT,  WHILE AT THE SAME 
TIME IMPROVING THE PROCESS AND VISION 
FOR THE UBANIZATION OF TYSONS.   AGAIN 
MANY THANKS FOR YOUR TIME AND 
COURTESY.
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