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February 4, 2019 
 
Jim Snyder 
Director of Planning and Zoning City of Falls Church 
City Hall 
300 Park Avenue 
Falls Church, VA  22046 
 

Re: Statement of Justification for “The Little City Commons” 
 
Dear Jim: 
 
This Step 1: Special Exception Entitlement (“SEE”) Application is submitted to the Planning and Zoning 

Committee of the City of Falls Church by Falls Church Gateway Partners (“FCGP” or “The Applicant”), a 

partnership between EYA (“EYA”), PN Hoffman (“PNH”), and Regency Centers (“Regency”). FCGP 

proposes to develop the roughly 10 acre site known as the Economic Development Site (or the “Site”) 

currently occupied by the George Mason High School in a manner generally consistent with not only the 

Interim Agreement (“IA”), but also fully consistent with the City’s planning studies, Small Area Plan, and 

Comprehensive Plan for the Site.  

 

An important action that guided the FGCP approach to the commercial development of the Site was the 

decision of the School Board and City to locate the new high school on the west side of the main access 

road for the middle and high school. This allows the 10.3 acre commercial Site to be laid out in grid more 

conducive to the place‐making called for by the City, makes it more feasible to integrate the Site with 

the future development of the Northern Virginia Graduate Center and the West Falls Church Metro 

Station, and permits this larger redevelopment vision to support the called for overall redevelopment of 

the West End in the City’s Small Area Plan. 

 

The Step 1: SEE is a conceptual plan for the development of the Site that serves to identify basic plan 

elements such as density, uses, building heights, and massing. The Planning Commission, City Council 

can expect a higher level of detail in the Step 2: Special Exception Site Plan (“SESP”) Application to come.  

The Step 1: SEE furthers the objectives of the Comprehensive Plan as follows:  

1. Encourage development and redevelopment that is consistent with the Comprehensive Plan and its 

Future Land Use Map. 

The Future Land Use Map included in Chapter 4 of the Comprehensive Plan shows the entire 34 acre site, 

of which the 10‐acre Site is a part of, as a “Special Revitalization District for Education & Economic 

Development.” The development proposed by the Applicant meets his desire by including uses that will 

spark economic development in the west end of the City of Falls Church and educational uses.  From an 

economic development perspective, the development includes two office buildings, more than 120,000 

GSF of retail including a grocery store and entertainment use, and a huge public gathering space, “The 

Commons,” that can serve as a setting for large scale community and economic development events.  

From an educational perspective, the development includes approximately 20,000 GSF including an 

outdoor terrace of uses dedicated to education and the arts.   



2. Encourage sustainable development within the City (Ch 4). Guide land use and development such 

that it will not harm water quality and will not increase storm water management concerns (Ch 4). 

Ensure the adequacy of the City’s present and future stormwater management and drainage 

systems, while emphasizing the need to protect water quality (Ch 5). 

The Applicant understands and shares a desire to create a best‐in‐class development at Little City 
Commons, and this necessitates a long‐term vision and commitment to sustainability. The Site has been 
designed with attention to environmentally sustainable design techniques, sufficient open space for 
onsite stormwater management techniques, and efficient planning dimensions that best‐in‐class 
developments demand. Environmental sustainability with LEED ND at the neighborhood level, LEED Gold 
for the office component, LEED Gold for the multifamily rental component, and LEED Silver for the hotel 
have been committed to. 

 

3. Adopt a land use pattern and development plans that increase transportation efficiency and transit 

use, and decrease single occupancy automobile dependency (Ch 4). Provide “Great Streets” (Ch 7). 

Make the community walkable and bike friendly (Ch 7). 

The proposed development has been designed with pedestrian‐oriented streets and easy pedestrian, 

bicycle, and automobile access to the Site. This includes a shared use path along Route 7, new bike lanes 

along Commons Drive, a dedicated cycle track along School Road, a full movement traffic signal and 

pedestrian crossing at New Street A and Haycock, a traffic light and pedestrian crossing at Route 7 and 

Chestnut, and a HAWK signal with crossing at School Road and Haycock. Through the use of specialty 

pavers in key locations and narrower 10’ wide drive aisles along the Commons, the streets have been 

designed to promote maximum auto speeds of 25 MPH; this helps to make the streets bike and 

pedestrian friendly. 

4. Provide the appropriate level of commercial uses within the City that meets the needs of residents 

and supports the economic vitality of the City (Ch 4). Provide for mixed‐use development areas 

composed of retail, office, and residential uses (Ch 4). 

Phase One includes office, hotel, senior housing, condominiums, rental apartments, retail, 

civic/entertainment uses, and a large park/open space. Phase One provides approximately 800,000 to 

1,100,000 gross square feet of development, 56% ‐ 77% of the total development expected to be built on 

the Site and roughly 330,000 gross square feet of commercial space.  Phase Two includes an additional 

office development site planned for 250,000 gross square feet of commercial space. Please refer to the 

Step 1: SEE application materials for additional details regarding square footages of plan elements.  

By delivering so much of the total development in a very large Phase One, the FCGP team has maximized 

up front land value for the City and proposed a plan that generates tax revenue for the City as quickly as 

possible. More importantly, the proposed phasing plan allows for the construction of all the site work, 

public open space and parks, and the vast majority of the proposed retail and civic uses in the first phase 

of development. This satisfies the need for critical mass and will be essential to attracting best‐in‐class 

retailers, a desirable hotel operator, condo purchasers and, most significantly, Class‐A office tenants. 

This phasing plan also allows FCGP to deliver a ground floor and streetscape that is enhanced by active 

upper floor uses, which is so critical to place‐making and place‐management early on in the life of the 

new neighborhood.  



To help ensure the success of the retail component of the development, the Applicant has proposed 

broad and active sidewalks with restaurant café space located against the curb and the continuous 

pedestrian sidewalk located against the storefront of the retail tenant spaces. This is a Parisian style of 

design that has been shown to increase retail sales and restaurant activity on a retail main street. 

Signage and storefront design is also critical to retail success. The Applicant intends to submit a 

Comprehensive Signage Package to the City of Falls Church for review and approval. This Comprehensive 

Signage Package will provide both the City and the retail tenants the assurances they need that the 

signage will be tasteful and appropriate and enable the retailers to be successful.   

5. Ensure that parking solutions enhance the character and efficiency of commercial areas. (Ch 4) 

Parking garages with spaces for office tenants, apartment and condominium residents, hotel and retail 

visitors, and 187 school spaces with additional surge parking room are provided. The garage on block B 

has been designed as an above‐grade parking deck serving the high school, office, hotel, retail, and 

senior housing uses. This garage presents an opportunity for overflow event parking for the high school 

and could potentially serve as a revenue generating source for the schools. While there is ample parking 

on site for the commercial uses to ensure their success, parking for the rental apartments has been kept 

to a minimum in order to encourage residents to take advantage of the West Falls Church Metro Station 

and other non‐auto methods of transportation. Shared parking, parking reductions, and TDM 

methodologies are all included as part of this transit‐oriented development. 

6. Provide “Parks for People” (Ch 6) 

The Commons is a series of central park spaces in the center median of the main retail street for the 

project.  The parks add up to approximately .7 acres of land and they will serve as a gathering place and 

venue for community events. For larger events, the Commons can be closed to auto traffic which more 

than doubles the amount of open space.  The Commons is envisioned to be an active park space with a 

regular rhythm of events from movie nights to yoga in the park and will be programmed in coordination 

with the retail tenants and both the government and residents of the City of Falls Church. The park space 

will have public art, fountains, seating, and lush landscaping and will become a focal point for the West 

Falls Church community. The proposed design of the public spaces shall be commemorated in a Public 

Space and Amenity Plan to be approved by the City of Falls Church.   

The Step 1: SEE furthers the objectives of the Special Revitalization District for Education & Economic 

Development as follows: 

1. Recognize the requirements set forth in the Voluntary Boundary Adjustment Agreement between 

the City of Falls Church and Fairfax County requiring that 70% of the area is used for school purposes 

and 30% for economic development purposes, while encouraging revitalization and further 

development.  

The Little City Commons comprises less than 30% of the total 34 acre campus property (10.34 acres).  It is 

expected that the development will act as a catalyst in spurring similar redevelopment of the adjacent 

properties in the West End as is desired by the City. This expectation has already been proven correct as 

the Graduate Center is exploring redevelopment and WMATA has submitted to Fairfax County a request 

to change the designation for its property to mixed use.  Both properties envision a continuation of the 

street grid proposed by The Little City Commons and there will be uses that provide customers for The 



Little City Commons. Similarly, the City of Falls Church is experiencing a renewed interest in the longer 

term uses in the West End of the City that will be bounded roughly by the mixed use Founder’s Row 

Development at West Street/Park Avenue and West Broad Street and the Little City Commons.  By 

demonstrating to the development community that the studies and plans of the City have produced 

viable commercial results of such a large scale as the new High School and the adjacent Little City 

Commons, the City will have taken the most important step it could in encouraging revitalization and 

further development in the area. 

2. Promote environmentally‐responsible development that is supported by sustainable systems of 

green infrastructure and utilities and that integrates educational and environmental stewardship 

opportunities for the students of George Mason High School and Mary Ellen Henderson Middle 

School.  

The project is envisioned to be sustainable by design with visible SWM features and building design 

which meets LEED ND at the neighborhood level, LEED Gold for the office component, LEED Gold or 

alternative equivalent for the multifamily component, and LEED Silver for the hotel.  The Applicant looks 

forward to developing a partnership with both the Middle and High School so that students will have the 

opportunity to learn about sustainability, development and construction both during the construction of 

the project and once open for operations.  

3. Encourage creative proposals and successful economic development to offset school construction 

debt service and to provide other community benefits by developing planning and zoning guidelines 

and standards, such as an appropriate mix of uses, a range of densities and heights within suitable 

locations, and explore options for a special tax district. 

The greatest additional benefit to the City is the financial commitment that FCGP has made to the City in 

both land payment and a development plan that will generate substantial tax revenues for the City. 

These two revenue streams for the City will largely fund the annual debt obligation associated with the 

construction of the new George Mason High School. In order to maximize land value to the City, public 

benefits were largely limited to the following key categories as negotiated with the City of Falls Church 

during the IA negotiation process: 

 Sustainability as highlighted above  

 Highly amenitized public open space (The Commons) with art, fountains, and place‐making to 

create a central gathering place for the greater Falls Church community  

 Affordable housing  

 Streetscape & pedestrian improvements and bike lanes  

 Excellent quality architectural design  

As outlined in the approved IA, the economic benefit to the City from the project is substantial and will 

hopefully seed additional high quality development in the west end of the City to further increase tax 

revenue for the City. In order to maximize land value for the City to help the City to achieve its key public 

benefit of funding a new high school, additional voluntary contributions outside those agreed upon as 

part of the IA negotiation with the City have not been contemplated.   



4. Encourage collaboration between economic development uses and the educational programs 

anchored by the Virginia Tech and University of Virginia Northern Virginia Center and Falls Church 

City Public Schools. 

The Applicant has had ongoing coordination with Virginia Tech through and will attend a coordination 

meeting with the University and their developer in March 2019.  The retail merchandising plan for the 

Property includes education and arts uses which will serve both the high school and Virginia Tech 

students and faculty.  The site will also have restaurants, coffee shops, and retail that will serve as an 

amenity for the schools.  The Applicant looks forward to collaborating with Tech on events, 

programming, and potentially on‐going research once the two properties have been delivered and are 

operating.   

5. Provide an inclusive process in the plan development and implementation for the site. 

The City of Falls Church and the Falls Church School Board have been working with the community of 

Falls Church for the last five years on a plan to fund and build a new, state‐of‐the‐art high school. The 

cost of new school is in excess of $100M and will be funded with public bond financing. The process 

passed a major milestone in November 2017 when the City of Falls Church voters approved a referendum 

for the issuance of bonds for the construction of a new George Mason High School. After the referendum 

was approved, the City Council, School Board, Planning Commission and Economic Development 

Authority jointly planned and marketed the previously defined 10.3 acres of the George Mason High 

Campus for private economic development. In order to maximize the value of this unique opportunity, 

the City conducted many studies and engaged substantially with the community in order to create a 

desired plan for the development of the Economic Development Site. The City has collected the entire 

planning process and the many studies and plans on its website at 

https://www.fallschurchva.gov/1770/Campus‐Project‐Planning‐for‐Economic‐Dev. The conclusion of that 

effort led a change in the City’s Comprehensive Plan and the adoption of the Special Revitalization 

District for Education and Economic Development text in 2018. 

Since selection in November, the Applicant has met with the community and presented to various official 

bodies more than ten times.  The Applicant has also participated in regular coordination meetings with 

the City and Schools to ensure that the feedback from stakeholders is incorporated into the SEE 

application.  Upon submission of the SEE, the Applicant will meet with the various civic associations and 

home owner’s associations in the surrounding area, the various City of Falls Church Boards and 

Commissions, and will participate in other formal and informal gatherings related to the development of 

the site.  The valuable feedback gained will inform the ultimate design of the project.   

6. Provide a gateway to the City which instills a sense of place through the use of high quality urban 

design, a flexible and connected street grid, multi‐modal access within and to adjacent sites, 

appropriate buffering between the educational and economic development uses, and green space 

and plazas to serve both the educational and economic development uses. 

The project will serve as a gateway to the City, instilling a sense of place through the use of high quality 
urban design, including a thoughtful interface with the adjacent schools and a focus on the delivery of 
place up‐front. The development plan in this Application was designed to create a balanced mix of uses 
in response to the Site’s key constraints, maximumize up‐front land value, and ensure success by 
delivering a critical mass of vertical uses, retail, and public space in the first phase of the project. The 



design of the development plan in this Application was determined based upon the following key 
constraints: 
 

 Need for the retail main street to be a relatively flat street that provides flexibility for 
location and size of individual retail stores and a comfortable setting for retail shopping and 
outdoor dining.   

 Strong desire to use the retail main street as a means to direct pedestrians, cyclists, and auto 
drivers towards the West Falls Church Metro Station.  This retail main street is also designed 
to integrate potential development on the Virginia Tech site into the overall neighborhood.  

 The project’s key retail anchor is likely to be a grocery store, which necessitates a particular 
building footprint and column grid, high visibility from the perimeter of the Site, and ease of 
access by car. As such this tenant is located in the base of the apartment building on Block A, 
and the store format and associated parking requirements dictate the size of this block and 
resulting location of New Street A and Commons Drive. 

 Finally, the site plan design responds to the high school design by using an above grade 
parking structure to create an appropriate buffer between the school and new development 
and a practical solution for the need for school overflow event parking.  The plan also creates 
pedestrian and retail oriented connections from the high school plaza to the Commons Drive 
so that the high school community is welcomed into the larger development.  The high 
school plaza provides a key component of the requested buffer and transition to the 
Academic campus. 

 
The Step 1: SEE furthers the objectives of the Urban Design Guidelines for School Related Parcels 
Planning Opportunity Area 8 as follows: 
 
1. Development should strive to achieve the highest and best use of the site to ensure economic 

development that helps offset the cost of constructing a new high school. 
 
The development plan in this Application was designed to create a balanced mix of uses in response to 
the Site’s key constraints, maximize up‐front land value, and ensure success by delivering a critical mass 
of vertical uses, retail, and public space in the first phase of the project. Below is an outline of the key 
financial terms of the project: 

 Ground lease for 99 years on the majority of the Site (excluding the condominium parcels), 
allowing for the City to retain long term interest in most of the Site 

 Five payments in Phase 1: $6.5M in May 2019, then $7.0M each in 2021, 2022, 2023, and 2024 

 One payment in Phase 2: $10M or appraised value, whichever is higher 

 Total base land payments of $44.5M 

 Additional potential land payments of up to $8.3M, depending on options related to the creation 
of a Community Development Authority and the location of parking, which City may choose prior 
to Comprehensive Agreement. The original proposal to the City included 150 parking spaces for 
the schools and a $5.3M payment to the City. The development plan in this Application assumes 
that the pre‐cast parking structure is approved to be built on Block B1 with 187 parking spaces 
for the schools and a $4.1M payment to the City.   

 The City will benefit from a Capital Event Administrative Fee for the term of the 99 year ground 
lease, when the property is sold or refinanced 

 The City will share in 25% of any profit generated by a potential land lift in value when the 
project is financed prior to construction start.  



 
2. A connected street grid would be established to provide multiple routes through the site and to 

enhance connections to the West Falls Church Metro station. Two vehicular access points into the 
site would be provided along Route 7. Two vehicular access points would be provided along Haycock 
Road. 

 
The FCGP vision for the Site is grounded in the principles that govern successful urban neighborhoods 
throughout the world and includes a permeable grid of pedestrian oriented streets, architecture, and 
scale that respects the surrounding neighborhoods as well as a strong open space concept to give visitors 
a reason to visit as well as linger. The transportation design promotes all modes of transportation and 
focuses on the movement of people into, through, and out of the project. As such, two vehicular access 
points on Haycock and two vehicular access points on Route 7 play a vital role in the design and future 
function of the street grid and project access. 
 
3. Development on the site would incorporate green space and/ or plazas to serve both the 

community and schools. 
 
The Commons is a series of central park spaces in the center median of the main retail street for the 

project.  The parks add up to approximately .7 acres of land and they will serve as a gathering place and 

venue for community events. For larger events, the Commons can be closed to auto traffic which more 

than doubles the amount of open space.  The Commons is envisioned to be an active park space with a 

regular rhythm of events from movie nights to yoga in the park and will be programmed in coordination 

with the retail tenants and both the government and residents of the City of Falls Church. The park space 

will have public art, fountains, seating, and lush landscaping and will become a focal point for the West 

Falls Church community. The proposed design of the public spaces shall be commemorated in a Public 

Space and Amenity Plan to be approved by the City of Falls Church.   

 
4. Development on the site will promote transportation modes other than single‐occupant 

automobiles by maximizing access to transit and by ensuring pedestrian‐ and bicycle‐friendly design.  
 
The proposed development has been designed with pedestrian‐oriented streets and easy pedestrian, 

bicycle, and automobile access to the Site. This includes a shared use path along Route 7, new bike lanes 

along Commons Drive, a dedicated cycle track along School Road, a full movement traffic signal and 

pedestrian crossing at New Street A and Haycock, a traffic light and pedestrian crossing at Route 7 and 

Chestnut, and a HAWK signal with crossing at School Road and Haycock. Through the use of specialty 

pavers in key locations and narrower 10’ wide drive aisles along the Commons, the streets have been 

designed to promote maximum auto speeds of 25 MPH; this helps to make the streets bike and 

pedestrian friendly. 

 
5. Development would accommodate parking needs, while striving to reduce parking requirements to 

the maximum extent feasible, due to proximity to transit.  
 
Parking garages with spaces for office tenants, apartment and condominium residents, hotel and retail 
visitors, and 187 school spaces with additional surge parking room are provided. The garage on block B 
has been designed as an above‐grade parking deck serving the high school, office, hotel, retail, and 



senior housing uses. This garage presents an opportunity for overflow event parking for the high school 
and could potentially serve as a revenue generating source for the schools. While there is ample parking 
on site for the commercial uses to ensure their success, parking for the rental apartments has been kept 
to a minimum in order to encourage residents to take advantage of the West Falls Church Metro Station 
and other non‐auto methods of transportation.   
 
The Step 1: SEE furthers the objectives of the ULI Technical Advisory Panel Report Goals as follows: 
 
1. A synergistic relationship between the school and the commercial center:  
 
The development plan in this SEE Application is a result of close communication and coordination with 
FCCPS and the City of Falls Church. The mutually beneficial relationship between two new future City 
assets has been at the core of these discussions. Through the retail merchandising mix that seeks to draw 
families of all types, the mix of residential uses that seeks to accommodate people of all ages, and even 
the careful design of the parking garage to incorporate school spirit, synergy and respect to the adjoining 
use are visible.  

 
2. An overall vision for the 10‐acre commercial development site to physically link it to the new high 

school campus 
 
The Applicant was thrilled when the schools selected Gilbane as the design/build firm for the new George 
Mason High School.  Their proposed design creates the opportunity for much better symbiosis between 
the economic development parcel and the schools.  The school plaza is a great gateway for the high 
School campus and provides an attractive buffer between the hotel and civic uses located at the 
northwest corner of the economic development property.  This also creates an opportunity for student 
drop off and pick up that can likewise be used for valet and/or uber pick up during peak evening and 
weekend restaurant usage.  The ability to connect the street grid through from the economic 
development site to School Road also provides for traffic relief outside of peak school use hours.  Finally, 
the above grade parking garage creates an opportunity for unique art, design, and branding that will 
mark the school campus and provide a potential outlet for students to express themselves through art.  
The garage will also enable the school to meet their parking goals with 187 spaces within the garage 
plus overflow weekend and evening parking in close proximity to the school for events and activities.  The 
Applicant and School Design/Build Team have been actively coordinating to ensure the design of the 
plaza, the parking garage on Block B and the assumed flow of traffic, as well as the assumed street 
connection (Street A and Street B/School Rd) functions well for visitors and users of both Sites. 
  
3. A strong recommendation of the development sequence: 1) Build the new school, 2) demolish the 

old school, and 3) develop the 10 acre commercial site 
 
This sequence is assumed. There may be the need to work to move a gas line and water line that 
currently sit on the high school property prior to completion of the new school in the Fall of 2020.  Doing 
this work in advance will allow the Applicant to expedite construction of Phase 1 of the development.   
 

   



FCGP believes that our submitted plan creates a compelling combination of a strong mix of uses, tax 
generation, and place‐making – all of which will benefit the City of Falls Church in the long run. This Step 
1: SEE Application is fully consistent with the City’s approved planning studies and Comprehensive Plan 
provisions for the Site. As such, FCGP requests that the City Council approve the Application after 
receiving comments from the public and the affected Boards and Commissions. 
 
 
Sincerely, 

 

Evan Goldman         Shawn Seaman        Rafael Muñiz  

EYA          PN Hoffman        Regency Centers 
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Transportation Planners and Engineers www.goroveslade.com 

EYA WEST FALLS CHURCH 

TRANSPORTATION DEMAND MANAGEMENT PLAN DRAFT 

FEBRUARY 1, 2019 
 

INTRODUCTION   
The proposed EYA West Falls Church mixed-use development is planned to be located at the intersection of Leesburg Pike 
and Haycock Road.  The density and land use mix will continue to evolve throughout the Special Exception Entitlement (SEE) 
and Special Exception Site Plan (SESP) processes. 

The development is situated in close proximity to two (2) major commuter corridors: I-66 and Route 7 (Leesburg Pike).  The 
proposed development is located approximately 0.25 miles from the West Falls Church Metrorail Station (Silver and Orange 
Lines), as the crow flies.  The walking distance to the Metro platform is approximately 0.30 miles.  The site is currently served 
by two (2) WMATA Metrobus routes with five (5) bus stops within a quarter mile of the site.   

TRANSPORTATION DEMAND MANAGEMENT (TDM)   
Transportation Demand Management (TDM) is the establishment of measures to influence travel behavior by mode, 
frequency, time, route or trip length in order to achieve a maximally efficient use of transportation facilities.  These strategies 
could be traditional or technology-based services to help people choose transit, ridesharing, walking, biking, etc. instead of 
solo driving. 

The proposed mixed‐use development will implement a variety of strategies in a formal TDM Plan for the site to align with 
the City’s vision for the region.  The full TDM Plan will be drafted during the SESP process.  

TDM strategies to be included in the Plan may include any combination of the following strategies:  

• Site Design, Infrastructure, and Options   

o Bicycle accommodations,  

o Car‐share program 

o Pedestrian facilities 

o Electric vehicle charging stations 

• Promotion, Education, and Incentives  

o Interactive, intra/internet resources for 
residents/customers/visitors 

o Rideshare matching 

o Infrastructure to support safer public 
transportation 

o Transit program incentives 

o Unbundling of residential parking with units and 
leases 

o Active marketing of transportation strategies  

http://www.gsatrans.com/
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Illustrative Site Plan
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Annotated Illustrative Site Plan
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Proposed Structures: Ground Floor Use Diagram
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Proposed Structures: Upper Floors Use Diagram
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Phasing Plan and Program Summary

Legend
Office 

Retail

Residential

Senior Housing

Hotel

Upper Floor Land Use And Phasing Plan

Ground Floor Land Use And Phasing Plan

Proposed Development Plan Program Binding Development Plan Program Note: The "Proposed Development Plan Program" is 
Block A GSF Phase 1 Min GSF Max GSF conceptual in nature and is subject to change. Applicant
Retail 14,400                        Retail 120,000            None reserves the right to shift square footage from block to 
Grocery 43,000                        Office 125,000            None block so long as the minimum and maximum square
Multi-Family 300,000                      Residential 350,000            550,000            footages indicated in the "Binding Development Plan
TOTAL 357,400                      Senior Housing 125,000            225,000            Program" are satisfied. 

Hotel 80,000              200,000            
Block B
Retail 31,030                        Phase 2 Min GSF Max GSF
Senior Housing 177,775                      Retail 6,400                None
Office 128,500                      Office 150,000            265,000            
TOTAL 337,305                      Residential None 147,600            

Block C TOTAL Min GSF Max GSF
Retail 25,500                        Retail 126,400            None
Hotel 80,700                        Office 275,000            None
TOTAL 106,200                      Residential 350,000            697,600            

Senior Housing 125,000            225,000            
Block D Hotel 80,000              200,000            
Retail 19,200                        956,400            Sum N/A
Park Kiosk Retail 3,600                          
Multi-Family 397,600                      
Office 199,750                      
TOTAL 620,150                      

TOTAL
Retail 136,730                             
Office 328,250                             
Multi-Family 697,600                             
Senior Housing 177,775                             
Hotel 80,700                               

1,421,055                   

Use

Proposed Phase 1 
Development Plan 
Program Summary

Proposed Phase 2 
Development Plan 
Program Summary

Retail 84,130                        9,600                          
Grocery 43,000                        -                             
Office 128,500                      199,750                      
Multi-Family 550,000                      147,600                      
Senior Housing 177,775                      -                             
Hotel 80,700                        -                             
TOTAL 1,064,105                   356,950                      

Proposed Development Plan Program Binding Development Plan Program Note: The "Proposed Development Plan Program" is 
Block A GSF Phase 1 Min GSF Max GSF conceptual in nature and is subject to change. Applicant
Retail 14,400                        Retail 120,000            None reserves the right to shift square footage from block to 
Grocery 43,000                        Office 125,000            None block so long as the minimum and maximum square
Multi-Family 300,000                      Residential 350,000            550,000            footages indicated in the "Binding Development Plan
TOTAL 357,400                      Senior Housing 125,000            225,000            Program" are satisfied. 

Hotel 80,000              200,000            
Block B
Retail 31,030                        Phase 2 Min GSF Max GSF
Senior Housing 177,775                      Retail 6,400                None
Office 128,500                      Office 150,000            265,000            
TOTAL 337,305                      Residential None 147,600            

Block C TOTAL Min GSF Max GSF
Retail 25,500                        Retail 126,400            None
Hotel 80,700                        Office 275,000            None
TOTAL 106,200                      Residential 350,000            697,600            

Senior Housing 125,000            225,000            
Block D Hotel 80,000              200,000            
Retail 19,200                        956,400            Sum N/A
Park Kiosk Retail 3,600                          
Multi-Family 397,600                      
Office 199,750                      
TOTAL 620,150                      

TOTAL
Retail 136,730                             
Office 328,250                             
Multi-Family 697,600                             
Senior Housing 177,775                             
Hotel 80,700                               

1,421,055                   

Use

Proposed Phase 1 
Development Plan 
Program Summary

Proposed Phase 2 
Development Plan 
Program Summary

Retail 84,130                        9,600                          
Grocery 43,000                        -                             
Office 128,500                      199,750                      
Multi-Family 550,000                      147,600                      
Senior Housing 177,775                      -                             
Hotel 80,700                        -                             
TOTAL 1,064,105                   356,950                      

Proposed Development Plan Program: Unit Ranges

Block A
Proposed

GSF

Approx.
Avg GSF / 

Unit

Proposed
Unit

Count Low End
High
End

Multi-Family 300,000   950          316          275        375        

Block B
Senior Housing 177,775   N/A 155          150        200        

Block C
Hotel 80,700     N/A 150          100        250        

Block D
Multi-Family (Phase 1A) 125,000   1,250       100          60          110        
Multi-Family (Phase 1B) 125,000   1,250       100          60          125        
Multi-Family (Phase 2) 147,600   1,000       148          70          120        

TOTAL 956,075   969          715        1,180

Note: Applicant reserves the flexibility to shift GSF from block to block. For 
instance, if the Block D MF 1B building is converted from a condo to a rental building, 
the unit sizes would be reduced to 675 GSF for 1BR and 450 GSF for studios. This 
will result in a corresponding increase in residential unit count, but not GSF. 

Note: Multifamily GSF may be moved between Blocks A & D. 

Proposed Unit 
Count Range

 Temporary streetscapes will be built along the edges of 
Phase 2 boundary at the completion of Phase 1.  Approved 
final streetscape and landscape will accompany the 
completion of Phase 2 buildings. 

Phasing and Program Summary

BLOCK B

BLOCK D

BLOCK A

BLOCK C PHASE 2

*
*

*

*

PHASE 2

PHASE 1

*
*

*

Phasing and Program Summary Notes

1. The “Proposed Development Plan Program” is conceptual in nature and subject to change. Applicant reserves the right to shift square footage from block to block 
so long as the minimum and maximum square footages indicated in the “Binding Development Plan Program” are satisfied

2. Multifamily GSF may be moved between Blocks A and D

3. If the Block D multifamily building is converted from a condo to a rental building, the unit sizes would be reduced in accordance with the restrictions of the Interim 
and Comprehensive Agreements.  The switch to smaller, “micro” units will result in an increase in residential unit count, but not GSF.

BLOCK B

BLOCK D

BLOCK A

BLOCK C
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FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
CIVIL ENGINEERING: WALTER PHILLIPS
LANDSCAPE DESIGN: LAND DESIGN

Massing Diagram: View 1

SE View of Site

Office

Residential Retail

Grocery Store

Hotel

Senior Housing

HAYCOCK ROAD

SCHOOL ROAD

STREET B

COMMONS DRIVE

LEESBURG PIKE - ROUTE 7

STREET A

Future George Mason 
High School

Mary Ellen 
Henderson Middle 

School

PHASE 2

*graphic not to scale

SCHOOL 

PLAZA

Northern 
Virginia 
Center

(Virginia 
Tech)

Note 1: The SEE drawings are conceptual only and represent 
proposed development in a conceptual manner. 

Note: 2 Context Massing is approximate
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FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
CIVIL ENGINEERING: WALTER PHILLIPS
LANDSCAPE DESIGN: LAND DESIGN

Massing Diagram: View 2

SCHOOL ROAD

STREET B

COMMONS DRIVE

Future George Mason 
High School

Mary Ellen 
Henderson Middle 

School

Office

Residential Retail

Grocery Store

Hotel

Senior Housing

View of Site North
*graphic not to scale

LEESBURG PIKE - ROUTE 7

STREET A

STREET A

COMMONS

DRIVE

HAYCOCK ROAD

PHASE 2

Note 1: The SEE drawings are conceptual only and represent 
proposed development in a conceptual manner. 

Note: 2 Context Massing is approximate

Northern 
Virginia 
Center

(Virginia 
Tech)
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FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
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Building Heights Diagram

Stories Illustrated

Stories Allowed

Building 

HAYCOCK ROAD

Garage Liner 
Portion of Senior 

Housing

LEESBURG PIKE - ROUTE 7

Future George Mason 
High School

Mary Ellen 
Henderson Middle 

School

Building 
Name

# of Stories 
Proposed

# of Stories 
Allowed

Height 
Proposed*

Height 
Allowed*

A 6 - 7 15 74’ - 88’ 173’

B1 8 15 109’ 200’

B2 11 15 118’ 158’

B3 6 7 68’ 78’

C 6 15 72’ 168’

D1 9 - 10 15 105’ - 116’ 280’

D2 9 - 10 15 105’ - 116’ 280’

D3 10 - 12 15 107’ - 128’ 160’

D4 10 - 15 15 130’ - 195’ 195’

*Floor to floor heights vary by building and use types:
   Current Conceptual Assumptions:  Multifamily/Hotel : 10’-8” | Senior : 10’-0” 
    Office : 13’-0” | Retail : 18’-0” to 24’-0” (Parapet not included)
“Height Proposed” numbers are approximate

Office

Residential Retail

Grocery Store

Hotel

Senior Housing

Note: Applicant may adjust building height during site plan 
process not to exceed height allowed as shown on this image.

*graphic not to scale

D3 10_12
15 

D4 10_15
15 

D2 9_10
15 D1 9_10

15 

A 9_7

15 

C 6

15 B3 6

7 

B1 8

15 B2 11

15 

PHASE 2

A 9_7

15 

COMMONS

DRIVE

STREET A

STREET B

View of Site North

Northern 
Virginia 
Center

(Virginia 
Tech)
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Summer Solstice (June 21) Equinox (September 23, March 20th) Winter Solstice (December 21)

9:00 AM 9:00 AM9:00 AM

12:00 PM 12:00 PM12:00 PM

3:00 PM 3:00 PM3:00 PM
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*All graphics on this sheets are not to scale
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FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
CIVIL ENGINEERING: WALTER PHILLIPS
LANDSCAPE DESIGN: LAND DESIGN

Parking Ratios and Locations

Notes
1. Indicated parking ratio  ranges by use are binding elements of this SEE Approval. 
Parking space counts will be calculated using the binding ratio ranges upon Site Plan, 
when further detail regarding unit type, unit size, and unit mix is available, and when a 
shared parking program has further developed. 

2. Parking waiver will be requested at Special Exception Site Plan. Shared parking 
information will be analyzed and provided at Special Exception Site Plan. 

3. A Transportation Demand Management (TDM) study will be prepared to support the 
parking range requests 

RESIDENTIAL
PARKING

RESIDENTIAL
PARKING

RESIDENTIAL
PARKING

OFFICE 
PARKING

DEDICATED
GROCERY
 PARKING

RESIDENTIAL
PARKING

SHARED  
GARAGE

OFFICE - HOTEL

RETAIL - SENIOR

Legend
Above Grade Parking

Partial Below Grade 
Parking

Potential Above and 
Below Grade Parking 
(Phase 2)

On Street Parking 

Off-Street Parking 
Entrance

Loading Entrance

Pedestrian 
Connections to 
Shared Garage

Use Minimum Parking Ratios Maximum Parking Ratios

Office
(Office )

1 space per 450sf
(2.22 per 1,000sf)

1 per 333.33 sf 
(3 spaces per 1,000 sf)

Retail 1 per 333.33 sf 
(3 spaces per 1,000 sf)

(Shopping Center )
1  per 300 sf 

(3.33 space per 1,000 sf)

Grocery

(Baker, confectionery, dairy, 
delicatessen, groceries, meats, 

poultry, produce, seafood )
1 per 250 sf 

(4 spaces per 1000sf)

1 per 200 sf
(5 Spaces per 1000sf)

Multi-Family Housing 
(Apartements)) 0.8 Spaces per unit

Multifamily (Condo) 1.25 per unit

Multifamily (Micro 
Units) .5 per unit

Senior Housing .33 Spaces Per Unit

Hotel .16 per guestroom
 (Hotel and Motel) 

1 per guestroom, plus 1 employee 
space for per ten guestrooms

(Multifamily)
1.0 per efficiency unit, no bedroom 

1.50 per one bedroom unit 
2 per two bedroom unit 

2 per three or more bedroom unit 

PHASE 2

Proposed Ratio

Falls Church Code Requirements (SEC. 48_1004)

Off Street Parking Requirements

Note: The potential for one sided on-street parking along Street A and Street B is subject to change pending coordination with GMHS site plan and the pending 
development of the adjacent Northern Virgina Center (Virginia Tech) parcel
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STREET A

STREET B

STREET A
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 R

O
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ROUTE 7 - LEESBURG PIKE

Northern Virginia 
Center 

(Virginia Tech)

Extent of S.E.E Application, not the 
recommended ownership of land 
boundary

FIRST FLOOR TO BE RESERVED 
FOR SCHOOL USE

*graphic not to scale
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FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
CIVIL ENGINEERING: WALTER PHILLIPS
LANDSCAPE DESIGN: LAND DESIGN

Typical Street Sections

Commons Drive (typ.)
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Typical Street Sections

P.
L

.

Shared Use Path

Haycock Road Leesburg Pike - Route 7
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FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
CIVIL ENGINEERING: WALTER PHILLIPS
LANDSCAPE DESIGN: LAND DESIGN

Typical Street Sections

P.
L

.

Street A Street B

NEW STREET A

NEW STREET B

Tubular Marker to be 
used as vertical barrier

Note: Section is subject to change pending coordination with GMHS site plan, the 
pending development of the adjacent Northern Virgina Center. 
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S
C

H
O

O
L

 R
D

School Road (Sw Corner Of Garage) School Road (Nw Corner Of Garage)

Typical School Road Section

Note 1:  All dimensions describing School Road portions belonging to the 
School Site Plan are approximate.

Note 2: Garage section and screening method illustrated are conceptual and 
subject to change. 

Typical Street Sections

Included in School Site 
Plan Review

Included in School Site 
Plan Review

Mary Ellen Henderson 
Middle School

Mary Ellen Henderson 
Middle School

Included in School Site Plan Review

Approx. Middle School Green
83’-6” 10’ 36’-0” 15’

145’-0”

Sidewalk School Road

4
4

’-
6

” 

5
0

’-
0

” 

Included in School Site Plan Review

Approx. Middle School Green
27’-6” 10’ 36’-0”

89’-0”

Sidewalk School Road
15’

4
4

’-
6

” 

5
6

’-
4

” 
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FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
CIVIL ENGINEERING: WALTER PHILLIPS
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Garage Screening Methods

Note: Garage screening methods illustrated and pictured are conceptual 	
and subject to change. 

Illustrative Rendering: Potential Concept

Illustrative Rendering: Potential Concept

Precedent Image : Fort Myer, FL

Precedent Image : Durham, NC Precedent Image :  Tampa, FL

Future George 
Mason High 

School

Mary Ellen 
Henderson Middle 

School
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Two-Way Cycle TrackBicycle Network

One Way Left Side Bike Lane*

Shared Use Path

Bike Lane Connections Diagram

* The Desirable Bike Lane Width Adjacent To A Curb-face Is 6 Feet. The Desirable Ridable 
Surface Adjacent To A Street Edge Or Longitudinal Joint Is 4 Feet, With A Minimum Width 
Of 3 Feet. (Source NACTO Urban Bikeway Design Guide)

Illustrative Precedent Image.  Source: NACTO

Precedent Image. Commonwealth Avenue, Boston

Precedent Image

Longitudinal 
Joint

Commons

Shared 
Path

Curb + 
Gutter

Curb + 
Gutter

Longitudinal 
Joint

Tubular 
Separation

Curb + 
Gutter
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FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
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Cafe Zones

Note: Specific café zone locations and configuration will be determined at Site 
Plan in accordance with the retail merchandising mix. Free and clear access to 
main entrances for purposes of fire safety will be taken into consideration in 
the merchandising design.

Pedestrian
Zone

Building
Zone

 Amenity
Zone

Edge 
Zone

CLEAR

 6’-0”

 10’-0”
2’

2’

Pedestrian
Zone

Building
Zone

 Amenity
Zone

CLEAR

 6’-0”

 6’-0”

 8’-0”

Amenity 
Zone

Pedestrian
Zone

Building
Zone

2’-0” Clear
Edge Zone VARIABLE 

MIN. 6’-0”
CLEAR VARIABLE 

Option A: Amenity Zone Dining Option B: Building Zone DiningTypical Commons Section
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COMMERCIAL 
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COURTYARD T

H
E

 C
O

M
M

O
N

S

Public 

Semi Private/Commercial

Residential

RESIDENTIAL
COURTYARDS

Open Space and Recreation Diagram

45’

AREA 
APPROX.. 
30,000 
SQ-FT

PHASE 2

N

100’50’0’
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BLOCK B

BLOCK D

BLOCK A

BLOCK C

Extent of S.E.E Application, not the 
recommended ownership of land 
boundary
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Conceptual Landscape Master Plan - Overall Plan

ROUTE 7 - LEESBURG PIKE

BLOCK B

BLOCK C

BLOCK D

BLOCK A

THE COMMONS

STREET B

H
A

Y
C

O
C

K
 R

O
A

DMARY ELLEN 
HENDERSON MIDDLE 

SCHOOL

FUTURE PROPOSED

FUTURE GEORGE MASON
HIGH SCHOOL

OVERALL PLAN

Note: Sketches, drawings, photos, and images are illustrative and meant to portray the 
character of the submission and not an exact representation. 
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Conceptual Landscape Master Plan - North Commons

1
1

2

23
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7
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4

Type, quantity, and location of the landscape features shall be governed by the Placemaking 
and Amenity Plan to be approved by the City Council.

NORTH COMMONS

RETAIL KIOSK

GATHERING NODE

WATER JETS

FLEXIBLE LAWN

PLAZA

TO FUTURE 
G.M. HIGH 
SCHOOL

OUTDOOR DINING

ENTERTAINMENT VENUE

PAVILION 

GROVE

STREET A

STREET B
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FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
CIVIL ENGINEERING: WALTER PHILLIPS
LANDSCAPE DESIGN: LAND DESIGN

Conceptual Landscape Master Plan - North Commons

Images of precedent projects provided for reference of design intent only; images do not show proposed design.

ROCKVILLE TOWNSQUARE -  ROCKVILLE, MARYLAND ASSEMBLY ROW -  BOSTON, MASSACHUSETTS 

ASSEMBLY ROW -  BOSTON, MASSACHUSETTS DILWORTH PARK CAFE - PHILADELPHIA, PENNSYLVANIA

NORTH COMMONS



24WEST FALLS CHURCH ECONOMIC DEVELOPMENT PROJECT:  SEE APPLICATION
 CITY OF FALLS CHURCH, VIRGINIA

Table of ContentsFebruary 4, 2019 ©2017  Torti Gallas + Partners | 1300 Spring Street, 4th Floor  |  Silver Spring, Maryland 20910 | 301.588.4800

FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
CIVIL ENGINEERING: WALTER PHILLIPS
LANDSCAPE DESIGN: LAND DESIGN

Conceptual Landscape Master Plan - Commons Core
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Type, quantity, and location of the landscape features shall be governed by the Placemaking 
and Amenity Plan to be approved by the City Council.

COMMONS CORE

PLAZA

RETAIL KIOSK

PAVILION

GROVE

PEDESTRIAN FRIENDLY 
INTERSECTION

OUTDOOR DINING STREET A
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FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
CIVIL ENGINEERING: WALTER PHILLIPS
LANDSCAPE DESIGN: LAND DESIGN

Conceptual Landscape Master Plan - South Commons
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Type, quantity, and location of the landscape features shall be governed by the Placemaking 
and Amenity Plan to be approved by the City Council.

SOUTH COMMONS

SEATING

RETAIL KIOSK

FLEXIBLE LAWN

ENTRANCE PLANTINGS 
AND STORMWATER 
MITIGATION

ENTRY TO GROCERY

ROUTE 7 - LEESBURG PIKE
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Conceptual Landscape Master Plan - South Commons

Images of precedent projects provided for reference of design intent only; images do not show proposed design.

KLYDE WARREN PARK - DALLAS, TEXAS KLYDE WARREN PARK - DALLAS, TEXAS

SAN JACINTO PLAZA - EL PASO, TEXASSMALE RIVERFRONT PARK - CINCINNATI, OHIO

SOUTH COMMONS
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FALLS CHURCH GATEWAY PARTNERS DEVELOPMENT LLC
CIVIL ENGINEERING: WALTER PHILLIPS
LANDSCAPE DESIGN: LAND DESIGN

Conceptual Landscape Master Plan - Canopy Cover

Canopy Cover Plan will be subject to the final design and may change during the site planning process.

140 TREES

24,500 SQ. FT. @ 175 SF PER TREE 
@ 20 YEARS

5.5% OF OVERALL SITE

CANOPY COVER

APPROXIMATE CANOPY COVER 
CALCULATIONS:

ROUTE 7 - LEESBURG PIKE
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DESIGN ARE CONCEPTUAL IN NATURE.  FINAL DESIGN WILL

OCCUR AT SITE PLAN.
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NOTE: STREET NETWORK, INTERSECTIONS, AND UTILITY

DESIGN ARE CONCEPTUAL IN NATURE.  FINAL DESIGN WILL

OCCUR AT SITE PLAN.
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NOTE: STREET NETWORK, INTERSECTIONS, AND UTILITY

DESIGN ARE CONCEPTUAL IN NATURE.  FINAL DESIGN WILL

OCCUR AT SITE PLAN.
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NOTE: STREET NETWORK, INTERSECTIONS, AND UTILITY

DESIGN ARE CONCEPTUAL IN NATURE.  FINAL DESIGN WILL

OCCUR AT SITE PLAN.
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NOTE: STREET NETWORK, INTERSECTIONS, AND UTILITY

DESIGN ARE CONCEPTUAL IN NATURE.  FINAL DESIGN WILL

OCCUR AT SITE PLAN.
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NOTE: STREET NETWORK, INTERSECTIONS, AND UTILITY

DESIGN ARE CONCEPTUAL IN NATURE.  FINAL DESIGN WILL

OCCUR AT SITE PLAN.
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NOTE: STREET NETWORK, INTERSECTIONS, AND UTILITY

DESIGN ARE CONCEPTUAL IN NATURE.  FINAL DESIGN WILL

OCCUR AT SITE PLAN.
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NOTE: STREET NETWORK, INTERSECTIONS, AND UTILITY

DESIGN ARE CONCEPTUAL IN NATURE.  FINAL DESIGN WILL

OCCUR AT SITE PLAN.
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NOTE: STREET NETWORK, INTERSECTIONS, AND UTILITY

DESIGN ARE CONCEPTUAL IN NATURE.  FINAL DESIGN WILL

OCCUR AT SITE PLAN.
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