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I

Board of Supervisors Chairman Sharon Bulova called the meeting to order at 4:30 p.m. She
explained that the meeting was to bring the Board up to speed on the plan to transform Tysons and the
proposed Comprehensive Plan language. She noted that the public hearing before the Planning
Commission was currently scheduled for March 24th, and the tentative date for the Board of
Supervisors hearing was May 25th.

Overview of the Tysons Plan Process/Brief History

Chairman Bulova introduced Walter Alcorn, Chairman of the Planning Commission Tysons
Committee (PCTC) and Commission Vice Chairman. Mr. Alcorn gave an overview of the Tysons plan
process and a brief history. He observed that the longest actor in the process had been the Tysons
Land Use Task Force, which began working with staff in 2005. Since September 2008 the PCTC and
staff had followed the Board’s directive to take the Vision document, the George Mason University
(GMU) Forecast, and the transportation, public facility and fiscal impact analyses, and develop Plan
text. The latest Draft Plan Amendment was delivered to the Planning Commission on January 14.
Since that time the PCTC has been receiving public comment, through its own meetings and with input
from the Task Force.

Overview and Status of the Tysons Demonstration Project
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Chairman Bulova next introduced Jim Zook, Director of the Department of Planning & Zoning.
Mr. Zook noted that the PCTC had recommended that the County work with a Demonstration Project.
This would permit development to occur at the same time as Metro construction. Working with a real
project has been useful in drafting the new Plan and Zoning Ordinance, and in providing a base of
development commitments for future projects. The County has also been working with the Metropolitan
Washington Airports Authority (MWAA) to integrate the future Metro station into the Demonstration
Project.

Mr. Zook introduced Aaron Georgelas of the Georgelas Group who gave a presentation on the
Demonstration Project. The project, located near the future Tysons West Metro station, consists of 28
acres, 7 separate partnerships and 3 neighborhoods. The land is currently developed in low rise
industrial uses. When this area is redeveloped it will include many arts and entertainment amenities.

Mr. Georgelas explained that Neighborhood 1 is adjacent to Metro and consists of 8 buildings, 4
residential and 4 commercial (including one hotel). Neighborhood 2 is located between Greensboro
Drive and Spring Hill Road and currently has two office buildings. To these will be added 2 new
residential buildings and 1 office building. Neighborhood 3 is located between Spring Hill and Tyco
Roads. When redeveloped, it will include 2 residential buildings, 1 hotel, 1 office building, and a future
Fire Station. Mr. Georgelas’ presentation included three dimensional models of the redeveloped
neighborhoods.

Regarding the grid of streets, Mr. Georgelas explained that the land owners in Tysons West
North have collaborated on a design over the past three years. He noted that the Georgelas Group has
developed in Fairfax County over the past 45 years, and would like to continue to do so over the next
45 years. He asked that there be a balance between developer contributions and County reinvestment.

Briefing on Draft Tysons Plan Amendment and Zoning Ordinance Amendment

Mr. Zook informed the Board and the Planning Commission that the Plan for Tysons was
recently recognized as a regional conservation priorities by the Washington Smart Growth Alliance. He
also noted that the critical need for workforce housing in the Washington region is described in the
recent ULI publication entitled “Priced Out.” Finally, Mr. Zook referred to a 1973 Washington Post
article about the Lorton Reformatory. He observed that 37 years ago, we could not have conceived of
the transformation that has occurred at Lorton with the new arts and recreation facilities there.

Mr. Zook gave a presentation entitled “Transforming Tysons: Overview of Comprehensive Plan
Amendment, 3" Draft.” He noted that the first slide shows currently underutilized land at Tysons on the
left, with redeveloped land at a Floor Area Ratio (FAR) of 4.75 on the right. The jobs-housing balance
at Tysons today is now 13 to 1; the Plan calls for a jobs-housing balance of 4 to 1.

In addition to transit-oriented densities, the Plan also includes an urban street grid, complete
streets, transit improvements, and a focus on the environment including green buildings and a green
network of parks and open space. Mr. Zook explained that the new Plan is needed to accommodate
the four Metro stations opening in 2013. He also pointed out that the Metropolitan Washington Council
of Governments(MWCOG) forecast is that the County will gain 220,000 jobs and 225,000 residents
between now and 2040, and that this growth is intended to be concentrated in urban centers.

The Tysons Plan was informed by the work of a team of nationally and internationally known
consultants, and by extensive public outreach. Mr. Zook explained that staff's recommendations for
growth (116 million square feet by the year 2050) are based on analyses of five alternatives presented
at public workshops in 2007 and 2008. Staff's recommendations for intensity concentrate new
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development within 1/8 mile of Metro stations but also permit balancing intensity between 1/8 mile and
% mile of the four stations. The Task Force’s recommended FARs would result in approximately 175
million square feet at Tysons, a level of development that is projected to occur decades beyond the
year 2050. The Task Force has not developed a strategy for prioritizing growth at the stations. Rather
they would permit development to occur on a first come, first served basis, which would result in a
“Swiss-cheese” like pattern of growth.

Finally, Mr. Zook explained that Barbara Byron, Office of Commercial Revitalization and
Reinvestment, is working with a committee to define the responsibilities of a future “keeper of the
vision” called the Tysons Partnership.

Major Issues Still Under Review

Walter Alcorn said that one of the challenges of planning to transform Tysons is that there are
lots of businesses located there that are still cash flow positive. However, he believes that communities
of interest are starting to emerge around Tysons. Among the unresolved issues, Mr. Alcorn named:

e Parking — Current development is hard to finance with lower levels of parking, but that will
change. The newly proposed parking maximums will need to be phased in over time.

e Affordable Housing Contributions

e Consolidation — Minimum amounts of acreage are needed in order to build the grid of streets.

e Density — Mr. Alcorn observed that the Task Force and staff agree that 116 million square feet
is achievable at Tysons by 2050, but do not agree on where or how that additional density
should be allocated.

e Phasing — Two options being discussed are site-specific triggers or Community Development
Authorities. The feasibility of CDAs to finance transportation infrastructure is still being
calculated.

e Financing — Mr. Alcorn noted that he doubted that a financing plan would become final prior to
Plan adoption. He stated that Ms. Byron is doing a good job of working on the financing plan
as well as other aspects of implementation.

Questions and Answers

Supervisor Cook asked Mr. Zook to explain the differences between the staff and Task Force
recommendations on intensity. Supervisor Smyth observed that the GMU Forecast showed that 113
million square feet is an optimistic assessment of what the market will absorb at Tysons by 2050.

Supervisor Herrity asked if the proposed grid of streets included streets running through existing
buildings. Mr. Zook explained that the map of the grid in the proposed Plan is conceptual and that
actual streets will be based on detailed engineering studies. He also said that in the near term, streets
are more likely to be built where there is underutilized land, such as low rise industrial uses, than where
there is a fully leased 15 story building.

Supervisor Herrity stated that the Plan places new requirements on developers, such as for
public art, but that it is not clear how future transportation facilities will be funded. Mr. Zook assured Mr.
Herrity that transportation facilities are included in developer requirements. Chairman Bulova noted
that each project will afford the County different opportunities for amenities. Mr. Alcorn observed that
working with the Demonstration Project had taught that there is a limit to what additional density can
buy.
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Supervisor Foust expressed his concern that the communities surrounding Tysons won't have
access to Metro due to lack of parking. Kathy Ichter, Director of the Department of Transportation,
explained that the more parking at Tysons, the less likely it is that people will use public transportation.
Mr. Foust suggested that the County consider agreements with existing parking lot owners, so that
people from McLean and Vienna could park at Tysons to take the Metro.

Mr. Foust also asked if Tysons’ infrastructure would be self-contained. Mr. Zook explained that
the plan is to require developers to provide shell space within new structures that the County can use to
build such facilities as elementary school classrooms, a satellite police station, or a library. He also
noted that the proposed 20 athletic fields are not likely to be all located within Tysons due to a lack of
available land.

Supervisor Hudgins asked about the source of the goal of a 4 to 1 jobs-housing ratio, and Mr.

Zook explained that that is a recommendation from MWCOG. Ms. Hudgins also expressed her support
for providing transit alternatives at Tysons, rather than additional parking.

Next Steps

Mr. Alcorn reviewed the proposed schedule for adoption of the Plan Amendment for Tysons.
Chairman Bulova then adjourned the meeting at 6:15 p.m.
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