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78	 Table 5	

DELETE: column headed "Grouping by Constraints"	

ADD: under column headed 'Drainage' the word "seasonal" as a preface to "high water table"	

for soil types 1, 2,5,8, 10 and 20.

115	 Map 23	

ADD: asterisk after caption "Tysons Regional Market Area" and	
ADD FOOTNOTE: "Assuming development of regional facilities at Reston Town Center, Crossroads	

Center (Route 50/1.661 and Centreville."

126	 Under "5. Community Facilities"	

MODIFY: 2nd paragraph to read:		

'The closest post offices to the Tysons Corner area are McLean, Dunn Loring and Pimrrtit Hills,		

all 1.11/2 miles from the periphery of the Study Area. A substation is needed within the Study		
Area to serve the businesses and residents of the Tysons area. Such a facility would help to		

relieve traffic congestion along Elm Street in the McLean Central Business District, the location		

of the post office most accessible to the intensively developed eastern portion of the Tysons		
Area.''

132	 Under "2. Plan Flexibility"

ADD: new paragraph after 1st paragraph to read:

"In accordance with the policies adopted by the Board of Supervisors that growth should be held

at a level consistent with available, accessible and adequate public facilities and that land uses

should be consistent with the need to preserve natural resources and meet water and ambient air

quality standards, the further development of Tysons Corner must be made contingent upon the

provision of adequate facilities, especially transportation,and must not be permitted to adversely

impact the water and air quality in the area. Wherever new ordinances or policies are necessary
to implementation, these should be undertaken by the County."




	139	 ADD: between 6th and 7th bullet a new bullet to read:

"o	 In conjunction with the implementation of improved public transit service and routing,
commuter parking lots in appropriate and convenient locations should be designated
in the near future."

168	 Under Tract D-2	

MODIFY: 2nd sentence to read:		

'This tract is recommended for commercial retail or office infill on both vacant and		

redeveloped land."

170	 Under Tract E.1	
MODIFY: 1st bullet to read:

"o	 The Old Courthouse Spring Branch floodplain bisects parcel 29-1 ((1)) loc. The floodplain
isolates about 10 acres of parcel 1OC and one acre of parcel 28-21(U) 23A on the west

side of the stream. It is recommended that all of the land west of the eastern floodplain
limit be included in the park buffer. However, the land area west of the floodplain might
alternately be developed in a residential use at 1-2 units an acre if its access were through
Irvin Street or Teets Lane in the Spring Lake Community.

MODIFY: 2nd bullet, 2nd line by substituting "19.4 acres" for "25.56 acres."
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172	 Under Tract E-3

MODIFY: 1st paragraph, 1st and 2nd sentences to read:		

"This 110-acre property, known as the Sherman-Dardin Tract is zoned for commercial use on		

approximately 40+ acres immediately adjacent to Route 7 and for industrial use on 40+ acres		

toward the rear of the property. As part of the rezoning agreement 19,4 acres of the remaining		
29 acres is covenanted to parkland use (part of Tract E-1)."	

ADD: new paragraph at end of E-3 to read:		

"The remaining 9 acres zoned RE-i at such time as it passes out of private residential use		
should be added to the industrially zoned portion or reserved for private open space."

173	 Under Tract E4

MODIFY: to read			

The 21-acre tract east of the Old Courthouse Spring Branch Stream Valley should be accessed		

only from the Spring Hill Road extension to eliminate vehicular turning movements in the DAAR		

ramp exit area on Route 7. Therefore the timing of development and the appropriate land use on		
this tract are largely dependent on the timing and character of development on the adjoining		
Tract E-3. Research and development industry is recommended since this use seems the most likely		

development alternative for abutting industrially zoned portion of Tract E.3. The research and		

development use would also be consistent with the recommendations along the DAAR in Tract A.		

However, if the garden apartment alternative were exercised on Tract E-3, extension of the		

residential use into Tract E-4 could be suitable. Any development on this tract should both		

protect the Ash Grove house of an historic site and should provide extensive buffering and		

vegetative screening for an attractive vista from the DAAR."	

MODIFY: Tract E-6 paragraph to read:		

"The 10-acre vacant parcel of land, located in the northeast quadrant of the Old Court House Road--		
Route 123 intersection, is the traditionally identified site of the original Fairfax County Courthouse		
and as such has some historical significance. An office building(s) limited to 40 feet in height and		
so designed as to give focus and identification to the historic site and/or townhouses in the 5-8 units		
an acre density range would provide a use in keeping with the historic nature of the site and provide		
a transition between the large auto dealership to the northeast and the low and proposed medium		

density residential uses to the southwest.

ALL	 MODIFY: Insert in parenthesis or substitute the new zoning districts (effective in August 19781 in all

places where such insertion or substitution is desirable for clarity in the future use of the study.
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MEMORANDUM

Tat	 BOARD OF SUPERVISORS	 DAT	 November 18, 1977

FROM:	 Leonard Wharton	

County Execu
FILE HO'

"USJZCT,		 Tysons Corner Area Study

UFERENCE.




The Tysons Corner Area Study, which incorporates proposed amendments to the
Area II Comprehensive Plan, as adopted, is hereby submitted to the Board of Supervisors
for its review. This study, which examines existing conditions within the designated
Tysons Corner Area, weighs the opportunities and constraints to new development in the
area and sets forth key concepts for guiding development as well as specific transporta-
tion, environmental, economic, public facilities and land use recommendations.

In addition, the study explores in some detail a variety of private sector and govern-
mental implementation tools which may be used to achieve the plan's objectives.

The plan amendments proposed within the Tysons Corner Area Study ore developed
in accordance with and under the authority of V0. Code Ann., Title 15.1, Chapter II,
Article 4.

The Tysons Corner Area Study was prepared by the Office of Comprehensive Planning
with special assistance from the Office of Transportation and Office of Research and Sta-
tistics and in cooperation with the Tysons Corner Area Task Force. This Task Force, com-
posed of area business interests, landowners, local community representatives and other
County agency staff, worked closely with the staff during the analysis period and the
development of plan concepts. The Task Force final report is included as Appendix A
of this document. The study was also facilitated by a short term intensive urban design
analysis carried out as a public service by an independent team of architects, landscape
architects, transportation and economic planners in cooperation with the Task Force and
the staff. The final report of this Tysons Corner Urban Design Charrette is included as
Appendix B.

I recommend that the Board of Supervisors refer the study, including its recommen-
dations as amendments to the Comprehensive Plan, to the Planning Commission for public
hearings as part of the 1978 Annual Plan Review.

LW/DWS:l bc
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SUMMARY OF THE TYSONS CORNER AREA STUDY






A. PURPOSE OF THE STUDY

The 1700-acre Tysons Corner Study Area is located in northeastern Fairfax County,
centered around the intersections of interstate 495 (Capital Beltway) with Routes 7 and

123 (Map 1). Because of the area's outstanding regional access from freeways and

arterial roads, the existing nucleus of high intensity development and the amount of

remaining vacant land, Tysons Corner has become one of the most strategic locations in

the Washington Metropolitan Area for the expansion of industry, commerce and support-

ing high density housing. Yet, location, dynamic attractiveness and land availability

by themselves do not assure that Tysons will fulfill its promise. New and improved trans-

portation facilities have failed to keep up with need, resulting in massive traffic conges-
tion especially at peak travel hours. Environmental limitations of the area have been

highlighted by a sharpened awareness of ecological concerns now buttressed by a sub-

stantial and increasing body of federal and state laws. The dispersion of interacting
uses in Tysons--an industry here, a restaurant there--continues to force people into their

autos to move even within the area and has failed to give Tysons Corner a coordinated

focus.

The Board of Supervisors, in their adoption of the Area II Plan, recognized the

need for continuing public planning involvement in the area to reconcile the positive
forces of economic demand with limited traffic capacities, environmental features and

the need to assure that the total area provides the focus variety of		functional
I4X/4t5S c2flter Of NO&Th&4V

-uses,
,gfcawzy

coordination and balance befitting the s::ntewn center .,tIa,iIu tum1y. The

Board directed the staff of the Office of Comprehensive Planning to carry out a special
in-depth study of the area,working with a Task Farce of community representatives.

The major goal for the Tysans Corner Area supported by this study is the creation of

a Planned Development Center which 1) is attractive, well designed and functionally

efficient, 2) includes a wide range of relatively high intensity uses beneficial to the

quality of life and economic well being of the County and 3) has a minimum of substan-

tial adverse impacts on the surrounding area.

The study is designed 1) to respond to the Board's request for a special in-depth

study of the Tysons Corner area; 2) to state clearly, for discussion by the public and its

elected and appointed representatives, goals and objectives for the future of the area;

3) to set forth guideline recommendations for land use, transportation, environmental

protection and public facilities which reflect these goals and objectives; and 4) to

advocate a coordinated strategy of policies and procedures to implement the recommen-

dations. Cveroll, the study provides a synthesis of goals, recommendations and imple-

mentation procedures for incorporation into the Area II Plan.
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B. AREA OPPORTUNITIES AND CONSTRAINTS

Major opportunities and constraints identified and explored in the study are

summarized as follows:

Opportunities

o	 The projected demand for office, commercial, and research and development
land uses in the Study Area, if realized, will provide a significant increase

in employment and shopping opportunities in the County and will broaden the

County's tax base with uses offering very favorable cost-revenue relationships.

o	 Innovative and imaginative development plans can preserve and capitalize on

environmental features in a manner which might prove too costly for less in-

tensive development.

o	 The Tysons Corner Study Area offers an attractive opportunity for employment
locations and supporting housing facilities to be developed in close proximity
to one another with the resulting potential for reducing lob related auto usage,
reduced commuting times, energy conservation, and the creation of on around-

the-clock community in the area.

o	 The planned relatively intense development of Tysans Corner will produce the

positive side effect of reducing the pressure for such high intensity development
in other less appropriate locations around the County.

o	 The Tysons Corner Area already has most of the necessary community facilities

(with the significant exception of transportation facilities) already in place
or programmed.

Constraints




	o	 Traffic congestion, already a problem, must be alleviated through extensive	

and potentially expensive improvements to the transportation network if Tysons	
Corner is to continue to develop to the realization of its full potential.

o	 Potential adverse downstream effects on the three watersheds with headwaters	
in the Study Area must be minimized.

o	 Environmental assets such as high quality vegetation, natural landforms, and	

unique geo!ogic features should be preserved.

o	 The existing land use pattern, current development activity and recent rezon-	

ings limit the practical consideration of a full range of land use options for	

many of the remaining parcels of vacant land.

o		Protection against damaging intrusions of high intensity uses into surrounding

neighborhoods, either physically or visually is important to maintain the		

x






stability of these areas and to insure the harmonious development of the total

community.

C. MAJOR RECOMMENDATIONS

Based upon planning and urban design analysis of the existing conditions, oppor-
tunities, and constraints of the Tysons Corner Area, this study makes a variety of
recommendations for the area. Summary highlights of the recommendations are as
follows:

1. Key Concepts for Guiding Development

o	 A cooperative effort among area businessmen and landowners with citizens
and governmental agencies is a keystone to the successful attainment of
the goals for Tysons Corner since the creation of many of the features im-

portant to the overall success of the area requires joint actions.

o	 The plan permits some land use flexibility in order to insure that a variety
of uses and development concepts which cannot be fully foreseen and

which would be beneficial to the area's development and functioning will
not be lost because of procedural delays.

o	 Mixed-use and/or multi-use developments are encouraged in a variety of
locations for their potential for good urban design and functional integra-
tion including pedestrian linkages.

o	 The location and arrangement of land uses so as to reduce distances be-
tween interacting uses, provisions for improved public transportation, and
a network of pedestrian ways and sidewalks are used to reduce auto de-

pendence.

o	 Improved urban design consideration and environmental sensitivity will

benefit the Tysons Corner Area and should be expected from any new

development proposals.

2. Transportation

With minor changes the circulation plan for the area previously adopted is
still appropriate and is incorporated in the recommendations.

To improve the flow of through traffic -

o	 Extend the Dulles Airport Access Road (DAM) to meet 1-66 when the
latter facility is built.

o	 Construct parallel lanes to the DAAR between Routes 7 and 1-495 with a

partial interchange at Spring Hill Road to permit access to and egress
from the Quadrangle.		

xi






o	 Widen Routes 7 and 123 to six travel lanes with turning lanes and pro-
vide service roads where appropriate to reduce or eliminate curb cuts
onto the major roadways.

o	 Construct grade-separated intersections at International Drive and Route
123 and at Westpark Drive and Route 123 with necessary ramps and
cloverleafs to eliminate left turn movements from Route 123,

o	 Realign and widen Gallows Road to four lanes to connect with International
Drive at Route 7 and extend International Drive to Spring Hill Road's inter-
section with the Dulles Airport Access Road parallel lanes, reducing the
amount of local traffic which must use Routes 7 and 123 to cross the lysons
Corner Area.

o	 Improve the Route 7/123 intersection to eliminate left turn movements
from one road to the other.

To improve internal circulation and provide access to developed property -

o	 Extend Gosnell Road from Old Court House Road to Route 7.

o	 Upgrade and widen Old Court House Road and Mogarity Road.

o		Provide new or improved interchanges at a) Route 123-Old Court House-	
Gosnell, b) Route 7-Gallows Realigned-International, and c) Route 7-	

Gosnel I -Westpark Drive.

o		Extend Jones Branch Drive to the International Drive-Spring Hill Road	

intersection.

o	 Complete unbuilt portions of Greensboro Drive From Spring Hill Road	
to International Drive.

o	 Complete Westbronch Drive from Westpark Drive to International Drive	
and Park Run Drive from Jones Branch Drive to the southern end of West-

park Drive. If the developer of the land over which these road segments	
cross wishes to change their alignment, he should satisfactorily accommo-	
date the same traffic demand movements that would have been met by	
these two streets.

o	 Upgrade and widen Spring Hill Road between Route 7 and International	

Drive.

o	 Build a new road into the Sherman-Dardin property (Tract E-3) opposite	
Spring Hill Road.		

	XI'






o	 Land should be reserved on site plans for any development south of

Greensboro and Pinnacle Drives on Tract A-3 in order to provide access

to Tract A-4 in the event that the service drive between Routes 7 and

123 which now serves as access to Tract A-4 is closed off as a result of

road or interchange improvements at Route 123 and International Drive

or at Routes 7 and 123.

3. Environment

o	 The visual character and outline of Tysons Corner should be
controlled and guided by building height restrictions in the Quadrangle,
preservation of vegetative covering for screening purposes, sensitive use
of outward vistas, establishment of landscaped "gateways" to the area,
attention to roadway and other landscaping, and some form of architectural
review to assure appropriate building relationships to one another and the
natural landscape.

o	 Floodplains, existing and planned detention/retention ponds, buffering
of streams and minor drainage systems, and highly erodible soils with high
quality woodlands on slopes in excess of 15 percent should be retained in

private open space unless development plans satisfactorily solve inherent
stormwater management and erosion control problems.

o	 Historic areas, unique geologic features and natural drainageways should
be protected and preserved.

o	 Air pollution and noise should be controlled by a combination of government

regulations, road design, building setback features, and the retention of

vegetative cover and trees.

4	 Economic

o	 The County should continue to recognize and capitalize on the opportunity
which exists at Tysons to attract high quality employment and other tax

surplus non-residential uses, complementary regional shopping facilities and

appropriately located supporting high density housing.

o	 Consideration should be given to broadening the scope of retail uses allow-
able in the PDC (Planned Development Commercial) zone to include

regional scale retail uses, especially department stores, possibly as
a special exception or special permit use to increase the attractive-
ness of this development option for use in the Tysons Corner area.

5. Public Facilities

o	 Provision should be made for a Mc Lean Post Office substation in the

Quadrangle.
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o	 Most recreational facilities should be included as part of any new
townhouse or apartment developments in the area.

o	 Consideration should be given to acquisition of a small community park
in the Magarity Rood area.

o	 A continuous park strip including trail facilities and incorporating
Freedom Hill Park should be acquired between the Old Courthouse
stream valley and Route 123 to provide a buffer between the high
intensity uses at Tysons Corner and low density residential areas to the
west.

6. Land Use




	o	 The Quadrangle should continue to develop in a combination of research	
and development industry, light industry, retail (including regional shop-	
ping, motel and auto sales), office and high density residential uses.	
Mixed use developments incorporating a variety of commercial retail uses	
and regional shopping, entertainment uses, motels, offices and high
density residential uses are encouraged.

o	 Retail uses are recommended for the entire Triangle except the Rollins-	
wood subdivision where a mixed use development, retail, offices or high	
density residential could also be appropriate if the parcels of land are	
assembled and the subdivision is eventually redeveloped.

o	 Although vacant land still exists in the portion of the Study Area inside	
the Beltway, (Westgate-Magarity Block), the land use pattern is already
firmly established and future development should be in the form of com-

patible infill, primarily research and development industry and high	
density residential uses.

o	 The major land use consideration for the Gallows Road-Route 7 Tract is	

protection of the low density residential neighborhood southwest of Old	
Court House Rood, and containment of high intensify uses northwest of	
Old Court House Road. The protection is recommended to take the form	
of low-rise offices and/or garden apartments in the area southwest of	
Boone Boulevard with a combination of office and retail uses along the	
Routes 7 and 123 frontages.

o		The Route 7-Old Courthouse Spring Branch Tract requires the continued	
implementation of the stream valley buffer. The northwest corner is	
suitable for research and development industry or, given certain condi-	
tions, for garden apartments. The area along Route 123 abutting the	
Vienna town line is recommended for townhouses as a transition between	
the high intensity uses of Tysons and the adjacent low density residential	
uses in the town. Most of the rest of the tract is committed to retail

(including auto sales) use.		
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7. Implementation

Physical realization of a comprehensive plan is achieved through development
actions taken by both the private sector and by government. While a variety of
needed public implementation tools are now available, new approaches to overcome
development problems at Tysons are needed.

a		The zoning ordinance's planned development districts (PDH, PDC) offer design	
flexibility, site plan controls and some incentives for good development and	
should be used extensively in the Study Area. Some zoning district revisions	
to increase incentives for the use of these districts should be considered.

o		A motor problem in implementing the plan for the Tysons area is the timely	
coritruction of needed transportation facilities. A number of financing ap-	
proaches ore considered in the study. A combination of new financing alter-	
natives may be required.

o		The Impact Evaluation System (IES) tools developed to assess the impacts of	
proposed new development should continue to be refined and applied to de-	
velopment proposals.

o		An urban design review body with review and control powers under terms	
specified in private covenants running with land deeds could be privately	
organized and should be seriously considered for the Tysons Corner area.	
Further, possibilities for public involvement in the urban design review func-	
tion should be further explored including seeking state enabling legislation,	
if required.

o		Channels for greater public and private sector cooperative effort should be	
encouraged. Future positive cooperation could be facilitated by the forma-	
tion of a Tysons Corner association of property owners, developers and busi-	
nesses to serve as a basis for encouraging communication among the various	
private sector interests, the County and other public agencies.

o		None of the existing mechanisms has either the force or sufficient incentive	
to ensure that integrated development will take place in the Tysons area	
or indeed in any part thereof.	 It appears, therefore, that some much stronger	
influence will be required if some of the more comprehensive recommendations	
of this report ore to be implemented. Among mechanisms which need to be	
further explored ore public or private development corporations chartered to	
formulate and implement detail plans and specialized zoning districts, such	
as o CBD District which would give the County sufficient regulatory power to	
ensure implementation of detailed plans for areas of special significance.		
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THE LOCATION OF THE TYSONS CORNEA
STUDY AREA WITHIN FAIRFAX COUNTY

MAP 1

THE TYSONS CORNER STUDY AREA






I. Introductory Background





A. GENERAL OVERVIEW OF THE TYSONS CORNER STUDY AREA

The l700-acre Tysons Corner Study Area is located in northeastern Fairfax County,
centered around the intersections of Interstate 495 (Capital Beltway) with Routes 7 (Lees-
burg Pike) and 123 (Dailey Madison Boulevard/Chain Bridge Road). (Map 1) During the

past fifteen years a substantial amount of commercial, industrial and multi-family residen-
tial development has been concentrated in the Tysons Corner area in accordance with the

County's comprehensive plan. Because of the area's outstanding regional access from free-
ways and arterial roads, the existing nucleus of high intensity development and the amount
of remaining vacant land, Tysons Corner has become one of the most strategic locations in
the Washington Metropolitan Area for the expansion of industry, commerce and supporting
high density housing.

The study area is generally bounded by the Dulles Airport Access Road (DAAR) and
the right-of-way of its extension to Route 1-66, Magarity Road, the Capital Beltway, Old
Court House Road and the Old CourtJouse Spring Branch Qfjifficult Run. (See Map 2 for

precise boundaries) Approximately ka'of the area ovar 800 acres, is vacant land while
J¬tACA¬4 v{i144$ yj

about 200 additional acres are in single-famiiy ese,nmosriy in locations which suggest the
land is being held speculatively for non-residential redevelopment. This large amount of
vacant and marginally utilized land at Tysons Corner presents a significant opportunity for
the realization of a well-planned and designed urban center of positive economic and
social value to the County and its residents.

Yet the dynamic at

	

and potential of the area alone do not assure that Tysons
will fulfill its promise. In the past decade the development pace in the Tysons area has

outstripped even the most optimistic predictions of planners and developers. New and

improved transportation facilities have failed to keep up with need, resulting in massive
traffic congestion especially at peak travel hours. At the same time the environmental
limitations of the area have been highlighted by a sharpened awareness of ecological
concerns now buttressed by a substantial and increasing body of federal and state laws.
The dispersion of interacting uses in Tysons--an industry here, a restaurant there--
continues to force people into their autos to move even within the area and has failed
to give Tysons Corner a coordinated focus.

The powerful economic demand for new high intensity uses foreseen for the Tysans
Corner area is a positive force which must be reconciled continually with limited traffic

capacities, environmental features and the need to assure that the total area provides
the foc3çiety of uses, functional coordination and balance befitting rhe
center of'Tairlax County. The goal is to create a place of wide opportunity, attractive
and convenient as an environment for working, shopping and living.
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