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Section 1 

The Highland District 

1.1 Project Description 

The Highland District (RZ 2014-PR-021) is a proposed redevelopment project of approximately 16.74 

acres of land located on the east and west sides of Old Meadow Road and along both sides of Old 

Meadow Lane within the Providence Magisterial District  in Fairfax County, Virginia. The site is located 

within ¼ and ½ miles of the McLean Metrorail Station. The properties are currently developed with five 

(5) existing low and mid-rise office buildings that were constructed between the mid-1960s and late-

1970s. Figure 1-1 below, displays the location of the site. 

Figure 1-1 
Aerial of Existing Development 

  

 
 

The application for rezoning submitted by MRP Realty, the Applicant, proposes to rezone the properties 

from C-3 (Office) and HC (Highway Corridor Overlay) to PTC (Planned Tysons Corner Urban) and HC 

(Highway Corridor Overlay) Districts. The 2015 tax map parcels that comprise the Highland District are 

identified as 29-4 ((6)) A, B, 95C, 97C, 105 and 106.  MRP Realty proposes to redevelop the properties 

with an integrated mix of office, residential and retail uses within six (6) new buildings to be constructed 

on site. Figure 1-2 below, displays the tax map for the property.  



 

8 
  
 

Figure 1-2 
Fairfax County Tax Map 
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The proposed grid of streets and building footprints for the Highland District can be seen below on 

Figure 1-3. A larger version of the Conceptual Development Plan (CDP) is available in Attachment A. 

Table 1-1 summarizes the land uses and intensities proposed for the redevelopment.  

Figure 1-3 

The Highland District Redevelopment 

 
 

Source: The Highland District Concept Develop Plan Updated November 6, 2015 

 

Table 1-1 

Summary of Proposed Redevelopment 

 

 

 

 

Source: The Highland District Concept Develop Plan Updated November 6, 2015 

Land Use Amount % of the Development 

Office  0 – 220,000 GSF 0% -12% 

Residential 1,013,000 – 1,854,000 GSF 86% - 98% 

Neighborhood Retail 3,000 - 37,000 GSF 2% 

Total 1,844,000 GSF 100% 
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1.2 Vehicular Access 

Regional access to the site is provided via the Capital Beltway (Interstate 495), the Dulles Toll Road (Route 

267) and Dolley Madison Boulevard (Route 123). Local access to the site is provided via Old Meadow Road. 

The redevelopment site proposes a grid of new streets in and around the property including Polk Street, 

Roosevelt Street, Grant Street, Buchanan Street, Tyler Lane and Truman Lane. The location of these streets 

can be seen in Figure 1-3.  

1.3 Distance from Metrorail 

The Highland District is within ¼ and ½ miles of the McLean Metrorail Station. Figure 1-4 along with Table 

1-2, summarizes the location of each new building relative to the McLean Metrorail Station. 

Figure 1-4 
Proximity to Metrorail 

 

 
 

Source: The Highland District Concept Develop Plan Updated November 6, 2015  
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Table 1-2 
Summary of Building Distances from McLean Metrorail Station 

Building Distance from Spring Hill Metrorail Station 

A 2640 ft. 0.5 miles 

B  2378 ft.  0.45 miles 

C 1584 ft. 0.3 miles 

D 2112 ft. 0.4 miles 

E 2640 ft. 0.5 miles 

F 2112 ft. 0.4 miles 

 

Source: The Highland District Concept Develop Plan Updated November 6, 2015 

1.4 Trip Reduction Goals 

Overview   

In order to achieve the vision established for Tysons in the Comprehensive Plan, it is essential to maintain 

a balance between land use and transportation.  The Comprehensive Plan, which identifies certain 

strategies to be implemented, includes among other things, the achievement of vehicle trip reduction 

levels as specified in the Comprehensive Plan and summarized on Table 1-3. 

Table 1-3 
TDM Vehicle Trip Reduction Goals 

For Commercial and Residential Development 

 

Development levels in total square feet   

TDM Vehicle Trip Reduction Goals 
(Percentage Reduction from ITE 

Peak Hour Rates) 

Distance from Metro 

1/4 to 1/2 Mile 

2010 to 2020 30% 

84 million sq.ft. of GFA 40% 

96 million sq.ft. of GFA 45% 

113 million sq.ft. of GFA 50% 

 
Source: Fairfax County Comprehensive Plan, 2013 Edition, Tysons Corner Urban Center, Amended through 4-29-2014, Table 5 

 

Given that the proposed buildings are all located within a ¼ to ½ mile from the Metrorail Station, the 

Highland District should achieve a 30% reduction through 2020. The developments should achieve a 

minimum reduction of 40% at an overall development level of 84 million gross square feet and a 50% 

reduction by the time there is 113 million square feet of development in Tysons. 

Transit Mode Share 

According to the Comprehensive Plan, to support the level of development planned for Tysons in the year 

2030 and beyond, transit must achieve an overall 22% mode share of all person trips to, from and within 
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Tysons during peak periods. By 2050, the Comprehensive Plan requires an overall transit share of 31%.  As 

development increases, the transit mode share should also increase.  Table 1-4 as follows summarizes the 

transit mode shares associated with increasing development levels.   

 
Table 1-4 

Transit Mode Share at Increasing Levels of Development 

 
Development Levels (Total 
GFA, SF and forecast 
timeframe 

Required Transit Mode Share During Peak Periods 
(person trips, all trip purposes, to and from Tysons 

Corner) 
 

TOD Areas 
Non-TOD 

Areas 
All of Tysons 

84 Million (2030) 25% 13% 22% 

96 Million (2040) 29% 15% 25% 

113 Million (2050) 36% 18% 31% 

 
Source: Fairfax County Comprehensive Plan, 2013 Edition, Tysons Corner Urban Center, Amended through 4-29-2014, Table 2 

Internal Synergy 

In addition to transit mode shares, the vehicle trips generated by the Highland District will be reduced as 

a result of the density, diversity of uses, and design associated with the project when considered as a 

whole.  By providing a variety of uses within the redevelopment area, the number of external vehicle trips 

generated to/from the projects can be reduced due to the synergy among the various uses.  The key to 

the success of mixed-use developments (and transit-oriented developments) is this synergy among 

various land uses.  Table 1-5 depicts what the Urban Land Institute (ULI) considers to be the major land 

use combinations that have the most synergy.  
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Table 1-5 
On-site Support and Synergy in Mixed-Use Projects 

 

Land Use 

Degree of Support/Synergy 

Residential Hotel Retail Cultural/Civic 

Office •• ••••• •••• ••• 

Residential ••• ••• •••• ••••• 

Hotel ••••• ••• •••• •••• 

Retail ••••• ••••• ••••• •••• 

Cultural/Civic •••• ••••• ••••• ••• 

 
Notes: Bullets: • = very weak, •• = weak, ••• = moderate, •••• = strong, ••••• = very strong 

Source: Mixed Use Development Handbook, Urban Land Institute, Washington, D.C., 2003, pp. 4–5 
 

The Highland District development proposes a strong mix of residential, office, and retail uses.  In addition 
to those planned uses at the Highland District, a number of proposed and existing retail, residential, and 
office uses neighbor are/will be located proximate to the site. 
 
As a means to quantify the number of internally generated trips within a development, ITE developed a 

methodology and procedure as presented in the Trip Generation Handbook.   However, this methodology 

is based on a limited data set and ITE has advised users to “collect additional data if possible.”  Internal 

synergy has traditionally been estimated using an established ITE methodology or has been based on a 

flat rate reduction set by the locality.  An example is the VDOT Chapter 870 regulations which artificially 

limit the amount and type of synergy or internal capture applied to developments in the interest of 

providing a conservative analysis. 

  

As a result, internal capture rates are typically inaccurate.  If an internal capture rate is too low, projects 

may be unfairly penalized by having to provide more than their fair share of transportation mitigation.  If 

the rate is too high, an unfair burden is put on the public. Both cases can result in sub-optimal build out, 

particularly in urban areas like Tysons.  In response to such concerns, the National Cooperative Highway 

Research Program (NCHRP) developed a methodology to provide an improved estimate of trips generated 

in mixed-use developments.  The research team was led by the Texas Transportation Institute (NCHRP 

Project 08-51).  The team developed a classification system for mixed-use developments, an improved 

methodology for estimating internal trip capture, a data collection framework and methodology, and a 

spreadsheet estimation tool. 
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Trip Reduction Potential 
In order to assess the trip reduction potential of the Highland District, the total number of trips (auto and 

non-auto) was first estimated based on ITE’s 9th Edition Trip Generation. To estimate the transit mode 

share, the overall 25% transit goal associated with Tysons was used consistent with Table 1-4 for the year 

2030 for the residential and office components. Non-motorized (bike and walk) trip reductions were based 

on information provided in WMATA’s (Washington Metropolitan Area Transit Authority) 2005 

Development Related Ridership Survey for Dunn Loring and Grosvenor station areas.  The results of the 

trip generation model as applied to the Highland District developments are summarized in Table 1-6 below 

and in Appendix C.   

Table 1-6 
Trip Generation Summary 

 
AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

ITE Vehicle Trips 608 855 1463 805 734 1539 

Forecasted Vehicle Trips† 535 683 1218 620 604 1224 

% Overall Trip Reduction -12% -20% -17% -23% -18% -20% 
†  Net New Vehicle Trips includes pass-by trips. Therefore, it includes trips that are “new” to the site, but 
a portion of the trips are not “new” to the roadway network. 

 
As shown in Table 1-6 and Appendix C, based on the levels of development proposed and the mix of 

uses associated with the Highland District applications, an approximate overall minimum 19% reduction 

in trips could be realized at build out, even in the absence of a comprehensive TDM program.  With a 

comprehensive TDM program, the Comprehensive Plan vehicle trip reduction goals outlined in Table 1-3 

are achievable within the Highland District developments. 
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Section 2 

TDM Program Components 
 

The Comprehensive Plan recommends certain TDM Program components that should be implemented as 

part of any development planned in Tysons. These elements include, but are not limited to the following: 

 

 Transit and vanpool subsidies 

 Pre-tax deduction of transit and vanpool fares 

 Telework program 

 Carpool and vanpool matching service 

 Shower and locker facilities for bicyclists and walkers (office only) 

 Secure and weatherproof bicycle parking 

 Carpool and vanpool preferential parking 

 On-site car sharing vehicle 

 Employee shuttle 

 Guaranteed Ride Home Program 

 Commuter information center (bulletin board, website, brochure table) 

 Employee Transportation Coordinator (ETC) 

 Flexible or alternative work hours 

 TDM education programs directed at the public and employers 

 Parking controls/management programs 

 

The specific TDM elements that are selected to form the basis of a TDM Program should be determined 

by the program intensity needed to meet appropriate trip reduction goals.  Table 2-1 below categorizes 

these strategies into three levels.  Basic strategies should be implemented regardless of trip reduction 

goals in order to help achieve the overall goals of the Comprehensive Plan for Tysons.  Intermediate 

strategies should be considered when moderate trip reduction goals are established, particularly when 

basic strategies do not result in the necessary reductions.  Heavy strategies should be considered when 

an aggressive trip reduction goal is set and both basic and intermediate strategies are not sufficient.  
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Table 2-1 
Recommended TDM Strategies for the Tysons Area 

Basic Intermediate Heavy

Design Elements   

Transit and vanpool subsidies 

Pre-tax deduction of transit and vanpool fares  

Telework program  

Carpool and vanpool matching service   

Shower and locker facilities for bicyclists and walkers  

Secure and weatherproof bicycle parking   

Carpool and vanpool preferential parking   

On-site carsharing vehicle  

Employee shuttle 

Guaranteed Ride Home Program  

Commuter information center (bulletin board, website, brochure table)   

Employee Transportation Coordinator (ETC)   

Flexible or alternative work hours  

TDM education programs directed at the public and employers   

 Parking controls/management programs  

Program Strategy
TDM Strategies

 

2.1 The Highland District TDM Program Goals and Objectives 

As recommended by the Comprehensive Plan,  “a broad, systematic and integrated” network of strategies 

should be implemented in order to “reduce peak period single occupant vehicle (SOV) trips, as well as 

increase the percentage of travelers using transit and non-vehicular modes of transportation.”  The goal 

of the Highland District TDM Program, therefore, will be to reduce peak hour SOV trips, as well as to 

increase the use of alternative transportation modes including, but not limited to Metrorail, bus, bicycle, 

and walk.  In order to achieve such goals, a number of TDM Program elements, in addition to certain 

design elements, should be considered. 

 

The following sections outline the strategies and infrastructure to be implemented as part of the proffered 

TDM Program specific to the Highland District redevelopment site. Based on national research, best 

practices and proven results, these strategies together with TOD design elements are intended to 

encourage greater use of sustainable transportation modes than might otherwise occur at the subject 

site. 

2.2 Design Elements 

Site design features supportive of TDM strategies will be implemented as part of the overall holistic design 

of the Highland District.  The Highland District redevelopment will include design elements to further the 

use of alternate modes.  Table 2-2 provides a checklist summarizing those specific design elements to be 

incorporated into the Highland District applications, as reflected in the proffers and on the submitted 

CDPs. 
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Table 2-2 

TDM Supportive Design Elements – The Highland District 

  Provided 

Design Element   Yes  No 

    

Development Plan    

  -  The property is located within at least 1/2 mile from a transit station.    

  -  The plan provides a multimodal environment.    

  -  The plan avoids placing blank walls along sidewalks/walkways.    

  -  The plan provides for a transit friendly mix of uses.    

  -  The plan provides uses that would be considered conveniences     

      for surrounding residents, workers and transit patrons.    

  - The property is located close to existing office, residential and retail     

  -  Parking ratios will be consistent with the Comprehensive Plan.    

  -  Parking will be hidden from the street view behind buildings, screened or    

      in below-grade structures.    

 -  The property includes way finding signage for all modes and amenities of     

     Transportation    

    

Complete Streets    

  -  70% to 90% of the streets will be designed for speeds equal to or less than     

     35 mph.  
 

  -  Street lighting will be provided along all major streets  
 

  -  Complete streets, shared streets and traffic calming  will be elements  
 

      of the development plan  
 

  -  On-street parking will be provided along select streets to buffer pedestrians  
 

      and create a reserve of short term parking.    

  -  The peripheral streets will provide for transit vehicles and their operational needs (i.e.,    

     curb radii) as required.    

  -  Streetscape amenities will be provided to encourage walking and biking, such     

     as benches, trash receptacles, planters, etc.    

    

Pedestrian and Bicycle Facilities    

  -  Pedestrian and bike pathways will be designed to be continuous and      

     facilitate connectivity to surrounding uses.    

  -  Crosswalks will be provided in locations approved by VDOT and as     

      recommended by the County.    

  -  Building entrances will be clearly defined so people do not have to search     

      for the way in.    

  -  Bicycle lockers, racks, etc. will be provided throughout the site.    

  -  Showers will be provided in office buildings to encourage bicycle use.    

  -  Designated bicycle lanes will be provided for along all major streets.    

  -  Pedestrian signals will be incorporated as part of any new signal plans.    

  -  Lighting will be provided to ensure pedestrian safety.    
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2.3 Existing Fairfax County and Regional TDM Programs 

Recommended elements of the Highland District TDM Program include participation in Fairfax County 

and/or regional programs already in place and operational.  Fairfax County, the Commonwealth of Virginia 

and the Metropolitan Washington Council of Governments (MWCOG) currently offer many commuter-

related programs and incentives for residents, employers, and employees which can be leveraged by the 

applicant at no cost. These external programs, services and incentives have been grouped into various 

classifications of TDM products and services and are summarized below: 

 

Rideshare (Carpooling and Vanpooling) 

 Commuter Connections Rideshare Program is a service that matches commuters with others 
who live and work in the same area. http://www.commuterconnections.org/  

 Commuter Connections Guaranteed Ride Home (otherwise known as GRH) provides 
commuters who regularly (twice a week) carpool, vanpool, bike, walk or take transit to work 
with a FREE and reliable ride home when one of life’s unexpected emergencies arise. 
http://www.commuterconnections.org/commuters/guaranteed-ride-home/  

 Commuter Connections Pool Rewards Program offers financial rewards to lifelong solo drivers 
who start or join a new carpool in the Metropolitan Washington Statistical Area. 
http://www.commuterconnections.org/commuters/ridesharing/pool-rewards/  

 VanStart can provide up to nearly half the cost to start a new vanpool under the VanStart 
program, or keep an established vanpool on the road when unexpected rider loss occurs with 
the VanSave program. http://www.fairfaxcounty.gov/fcdot/vanassist.htm 

 NuRide is a national rewards program for commuter using sustainable and green travel modes. 
Commuters accrue points with each green trip that may be redeemed for prizes. 
http://www.nuride.com/  

 I-495 Express Lanes delivers a HOV option to the Capital Beltway in Virginia, opening up new 
carpooling and slugging opportunities to Virginia’s largest employment center, Tysons. The lanes 
significantly expand the regional HOV network and link with the planned I-95/395 HOV/Bus/HOT 
lanes, I-66 and the Dulles Toll Road creating a 70-mile HOV/Bus/HOT lanes network. 
https://www.expresslanes.com/ 

 

Cycling 

 Locker Rental Program at all four (4) WMATA Silver Line Stations: McLean, Tysons Corner, 
Greensboro, and Spring Hill Stations. 
http://www.wmata.com/getting_around/bike_ride/bike_and_ride.cfm  

 Bicycle commuters are eligible for the Federal Bicycle Benefit of up to $20.00 per month tax-
free for bicycle commuters. http://bikeleague.org/content/bicycle-commuter-benefit  
 

Telework 

 Telework!VA program provides telework training and financial incentives for Virginia businesses 
to establish or expand telework programs for their employees. The program was established by 
the Commonwealth of Virginia's Department of Rail and Public Transportation (VDRPT) in an 
effort to reduce traffic congestion, improve air quality, and facilitate better transportation 
through technology. http://www.teleworkva.org/getStarted/index.aspx  

http://www.commuterconnections.org/
http://www.commuterconnections.org/commuters/guaranteed-ride-home/
http://www.commuterconnections.org/commuters/ridesharing/pool-rewards/
http://www.fairfaxcounty.gov/fcdot/vanassist.htm
http://www.nuride.com/
https://www.expresslanes.com/
http://www.wmata.com/getting_around/bike_ride/bike_and_ride.cfm
http://bikeleague.org/content/bicycle-commuter-benefit
http://www.teleworkva.org/getStarted/index.aspx
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Bus 

 Tysons Express Bus from Woodbridge is a service offered by OmniRide during weekday peak 
hours. The bus has Wi-Fi and bathrooms. http://www.prtctransit.org/commuter-
bus/schedules/tysonscorner-am.php  

 Fairfax Connector is the bus service offered by Fairfax County and available lines in the area 
include route 721, 724, and 734. http://www.fairfaxcounty.gov/connector/routes/  

 Metrobus is the bus service offered by WMATA and available lines in the area include the 3T, 
23A, and 23T. www.WMATA.com  
 

Benefits  

 SmartBenefits is a convenient program to electronically allocate money each month for 
commuting via rail, bus or vanpool to employees. Employers can choose to offer transit benefits 
by either withholding a certain amount of money from paychecks or offering it as a tax-free 
benefit. http://www.wmata.com/business/employer_fare_program/ 

 
Events & Campaigns 

 National Walk to Work Day - Walk to Work Day is a national event which occurs every May and 
encourages commuters to get to their place of employment on foot. The event is best suited for 
densely populated cities and people that live close to their work.  

 Earth Day - Earth Day is an international event celebrated every April 22nd which encourages 
individuals to curb their personal impact on the planet by cutting pollution and waste for the 
day. Started as a day of observance, Earth Day has evolved into a global action-driven event.  

 National Bike to Work Day - This event occurs every May and encourages commuters to bike to 
work and raises awareness of alternative modes for transportation. Local organizations like 
WABA offer bike safety workshops.  

 International Car Free Day - This is an international event celebrated every September 22 in 
which people are encouraged to get around without cars and instead ride a train, bus, bicycle, 
carpool, subway, vanpool, walk or telework. Car Free Day is open to all commuters, students, 
homemakers and seniors in the Metropolitan Washington area.   

 Dump the Pump – This national event is promoted every June and encourages people to pledge 
to “Dump the Pump” and take an alternative means to driving.. 

 
As part of the Highland District TDM program, residents, visitors, employees, and patrons will be made 

aware of the many existing programs at their disposal. Brochures, marketing materials, websites, etc. will 

be provided and maintained through the offices of a common TDM Program Manager (TPM) retained for 

the overall project. 

2.4 TDM Measures Checklist 

In order to obtain significant results through a TDM program, a four prong program is recommended 

which will contain TDM measures for the site as a whole, residential uses, office uses and voluntary 

measures for retail uses. The site-wide strategies will apply to all uses and represents the umbrella of the 

TDM program for The Highland District. Individual office, residential and retail elements will build off the 

site-wide measures providing a customized approach for each individual target population. 

  

http://www.prtctransit.org/commuter-bus/schedules/tysonscorner-am.php
http://www.prtctransit.org/commuter-bus/schedules/tysonscorner-am.php
http://www.fairfaxcounty.gov/connector/routes/
http://www.wmata.com/
http://www.wmata.com/business/employer_fare_program/
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The Highland District Specific TDM Measures 

Table 2-3 outlines all available and appropriate TDM measures accessible to the Highland District 

development.  In preparing the Highland District TDM Plan, a selection of strategies has been proposed in 

order to achieve the Comprehensive Plan trip reductions.   

Table 2-3 
Available TDM Measures to the Highland District developments 

Voluntary

Categories Measures Site Wide Residential Office Retail

Establish TDM program management (TPM) X

Facilitate development of office/residential transportation coordinators X X

Conduct commute surveys X

Conduct traffic counts X

Prepare and submit annual program report X

Provide SmarTrip cards to employees and/or residents X

Encourage pre-tax deduction of transit and vanpool fares to tenants X X

Develop a comprehensive Parking Demand Management Plan X

Encourage flexible or alternative work hours X

Encourage telework program to tenants X

Provide for bus stop improvements X

Provide a business center X

Provide Shower and Lockerroom X

Provide secure and weatherproof bicycle parking X

Develop TDM program branding/website X

Provide new-resident/employee commuter information package X X

Participate in regional TDM awareness campaigns X

Promote real-time transit information X

Create site-based transportation access guides X

Develop customized commute profiles X

Live-Work-Play marketing X
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2.5 The Highland District Property-Wide TDM Program Components 

Property-wide strategies are those that apply to the entire Highland District redevelopment site. The 

property-wide TDM program components for the Highland District developments are included below 

along with their detailed descriptions: 

 Property-wide TDM Program Management 

 TDM Program Branding 

 Transportation Program Website 

 Promotion of Real-Time Transit Information 

 Site-based Transportation Access Guides  

 Customized Commute Profiles 

 Bicycle Accommodations 

 Carsharing Placement and Services 

 Bike Share 

 Vehicle Parking Management 
 

Site-Wide TDM Program Management  

STRATEGY: THE HIGHLAND DISTRICT TDM ADMINISTRATIVE GROUP (“AG”) WILL DESIGNATE A STAFF MEMBER TO SERVE AS 

THE TRANSPORTATION PROGRAM MANAGER (“TPM”) FOR THE HIGHLAND DISTRICT REDEVELOPMENT. 
 
TDM program management responsibilities will be designated to a single site representative associated 

with the Highland District redevelopment, which may also be responsible for overall site operations and 

maintenance. This individual will serve as a central point of contact and manage the overall TDM program 

and Annual Report and shall be appointed and continuously employed. The location of the TPM’s office 

will be publicized broadly within the site, and the manager will be available for consultation during regular 

office hours.  

 

TDM Program Manager responsibilities will include: 

 

 Develop an Annual TDM Report which will outline the activities to be implemented in the 
upcoming year, provide an assessment of strategies implemented to date and in consultation with 
the County secure approval of the TDM Plan. 

 Promote transportation alternatives to all owners, residents and office/retail employees. 

 Remain available to answer questions about all aspects of the TDM program. 

 Manage a volunteer network of individual Transportation Coordinators located at residential and 
office buildings, and provide these coordinators with materials and information to distribute 
about the TDM Program and organize periodic and regular meetings with these coordinators.  

 Recruit and engage participants (residential, office and retail) for any outreach events or 
campaigns associated with the TDM Program over time. 

 Coordinate with County TDM providers including Fairfax County’s Employer Services, The Tysons 
Partnership, Telework!VA and MWCOG as well as neighboring developments to avoid duplication 
of services and obtain support for program implementation.  

 Train residential sales and leasing staff on TDM Program elements and information so they can 
provide these materials to tenants as they move in or to use as a recruitment tool. 
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 Coordinate and manage IT efforts associated with the TDM Program. 

 Coordinate all monitoring and evaluation activities necessary to measure the effectiveness of the 
TDM program.    

 
TDM Program Branding 

STRATEGY: THE TPM WILL DEVELOP A BRAND FOR THE TDM PROGRAM INCLUDING A LOGO, MISSION STATEMENT AND 

CORRESPONDING COLLATERAL. 
 
An initial step in the promotion and marketing of the TDM Program is the development of a program 

brand. The brand will be used on TDM program marketing materials, which may include e-newsletters, 

the program website, print ads, brochures, flyers, premiums, and news releases. 

 

To be successful, a brand must offer a relevant, consistent message that resonates with current and 

potential customers. The graphic identity of a program brand, including a logo, taglines, and a brand 

standards document should convey the program’s ability to address the needs of the various types of 

employees, residents, and visitors that will travel to the site. The brand should create a single point of 

reference for the individuals that will access the site daily. Ideally, branding will be coordinated with the 

Tysons TMA, The Tysons Partnership.  

 

Program Website 

STRATEGY: THE TPM WILL DEVELOP AND DEPLOY A WEBSITE FOR THE TDM PROGRAM. 
 
The TPM will develop a central website to serve as a hub of transportation-related information for 

residents, employees, and visitors to the site.  The website will contain links to area transit, rideshare, and 

other relevant agencies for scheduling and route information as well as providing opportunities for users 

to learn more about transportation options. If an existing property-wide website exists, a link to the TDM 

Program Website will be created and maintained. 

 

Promote Real-Time Transit Information  

STRATEGY: THE TPM WILL INCORPORATE REAL-TIME TRANSIT INFORMATION INTO VARIOUS PORTALS AS APPROPRIATE 

INCLUDING THE TDM PROGRAM WEBSITE, SMARTPHONES AND ONSITE SCREENS. 
 
WMATA offers real-time transit information through its website and applications are available for 

websites, screens and smart phones that allow travelers to access real-time schedule information. 

Because real-time transit information has been found to decrease perceived wait times and increase rider 

satisfaction with transit systems, the Highland District TDM Program will promote real-time travel 

information relevant to the site. In addition, through this platform, the TPM can monitor new technology 

that can be used to increase the use of non-SOV travel modes and implement those strategies when 

appropriate based on costs and potential benefits. The information provided will include, but not be 

limited to, the following: 

 

 Traffic conditions, road hazards, construction work zones and road detours. 

 Arrival times and delays on Metrorail and area bus routes. 
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Site-based Transportation Access Guide 

STRATEGY: THE TPM WILL DEVELOP AND DISTRIBUTE A HIGHLAND DISTRICT ACCESS GUIDE ON AN ONGOING BASIS. 
 
A local access guide will be made available to all traveler groups to the site, including residents, 

employees, retail customers and visitors.  The guide will provide them with information about how to 

access transportation options, parking, retail and services, as well as provide them with a sense of 

amenities and destinations within walking and biking distance.  When possible the access guides will be 

provided to new residents as part of their move-in packet as well as to all new employees in office and 

retail spaces. The purpose of the local access guides is to familiarize residents and employees with what 

is available in and around the project site.  By doing so, the need to travel off-site is reduced and in some 

cases this eliminates the need for a vehicle during work hours to run errands.  The local access guide will 

be updated on an annual basis or as needed. 

 
Customized Commute Profiles 
STRATEGY: THE TPM WILL IDENTIFY DISTINCT COMMUTE PROFILES AND DISTRIBUTE RELEVANT INFORMATION TO THESE 

PARTIES.  
 

Using information garnered from proffered project survey efforts, the TPM will identify individual drive 

alone commuters who are willing to be contacted, open to changing their commute behavior and 

proximate to convenient non-drive alone commute choices.  These individuals will be targeted with 

information about specific bus routes, bike routes, or other options that are convenient to them as well 

as proactively offer assistance and provided incentives to try a new commute choice.  Customized 

Commute campaigns will begin shortly after each annual survey to ensure communications remain 

timely and relevant.  They will continue throughout the calendar year in coordination with broad based 

marketing campaigns. 

 

Bicycle Accommodations 

STRATEGY: THE TPM WILL ENSURE ADEQUATE BICYCLE ACCOMMODATIONS FOR RESIDENTS, AND OFFICE/RETAIL EMPLOYEES. 
 
Secure bicycle accommodations will be provided throughout the Highland District projects as 
development occurs.  Outdoor racks will be designed to provide support at both the bicycle’s wheel and 
frame. Racks will be placed near building entrances and in well-lit areas. The outdoor racks will largely 
serve as an amenity for visitors and will provide other access options for shoppers and diners. 
Recommended spacing dimensions for “Inverted U” bicycle rack parking are can be found in the in the 
Association of Pedestrian and Bicycle Professionals’ Bicycle Parking Guidelines. 
 
Bicycle storage options that protect bikes from weather and offer higher security will be offered for those 
who commute to work via bicycle and store their bicycle onsite for long time periods. These options will 
include indoor storage with access to clothes lockers, changing rooms, and/or showers for office use only 
as applicable. 
 
Within residential buildings on the properties, secured common storage areas will also be provided. 
Additionally, racks outside will be property will be installed for use by visitors. MRP Realty will work with 
FCDOT in determining the specific number of bicycle racks, which will be provided within the project.  
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Carsharing Placement and Services 

STRATEGY: THE TPM WILL ALLOCATE PARKING SPACES ON-SITE FOR CARSHARING VEHICLES. 
 

Carsharing refers to a short-term automobile rental service available to the general public for a limited 

timeframe, typically only a few hours. Carsharing is an effective tool that can be used to reduce ownership 

of vehicles by eliminating the need for a private vehicle to complete non-work trips. The service also 

encourages office travelers to use alternatives to SOV’s (like transit) because they can use carshare 

vehicles for mid-day trips rather than be forced to rely on their private vehicle. The TPM will meet with 

carshare providers to assess whether carshare is feasible for the site. If deemed feasible, the TPM will 

allocate a number of spaces for carsharing vehicles. 

 

Bike Share 

STRATEGY: THE TPM WILL WORK WITH RELEVANT STAKEHOLDERS TO ASSESS BIKE SHARE INFRASTRUCTURE ON THE HIGHLAND 

DISTRICT SITE. 
 
The TDM program manager will work with related stakeholders to determine whether location(s) on the 

property for bike stations would be appropriate. If locations are deemed feasible, the TDM Program 

Manager will market and promote bike share services to tenants, employees and residents. 

 

Vehicle Parking Management  

STRATEGY: THE TPM WILL DEVELOP AND IMPLEMENT A PARKING MANAGEMENT PLAN AIMED AT DISCOURAGING SOV TRIPS. 
 
There are several parking management techniques that can influence the use of alternative modes of 

transportation versus driving alone. The primary tool is charging a daily or monthly fee for parking. It is 

the intent of the TDM Plan to charge for parking associated with off-street garages, structures, or lots as 

the market may permit. In addition to using parking fees as a disincentive to driving alone (SOVs), there 

are several parking management techniques that incentivize travelers to use a transportation alternative. 

The techniques include, but are not limited to the following: 

 

 Limiting supply of parking 

 Pricing and unbundled parking for residential and office space 

 Parking permit controls 
 
Limiting Supply of Parking 
Fairfax County has acknowledged the current parking capacity in Tysons far outweighs demand and is an 

inefficient use of land and resources. The Zoning Ordinance sets new parking ratios for PTC zoned 

properties. For example, non-residential uses have no minimum parking requirements within the first 1/2 

mile of Metrorail stations. Minimum parking requirements are reduced for all land uses located outside 

the 1/2 mile; but the Comprehensive Plan calls for significantly less parking in these areas than what has 

been built in the Tysons area in the past. In fact, to avoid an oversupply of parking, maximum parking 

ratios have been established for all areas within Tysons. These new regulations are intended to limit the 

supply of parking in TOD areas and support the TDM reduction goals by increasing the attractiveness of 
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using Metrorail and transportation options other than driving alone. Parking for the land uses within each 

of the subject neighborhoods shall be provided in accordance with the requirements set forth in the 

Zoning Ordinance. The exact number of spaces for each building shall be determined with approval of the 

site plan based on the specific uses, amount of such uses, and distance from the McLean Metrorail Station. 

The parking supply will be managed as required.  

 

Pricing and Unbundled Parking for Residential and Office Space 

The applicant intends to lease all residential dwelling units and office space exclusive of parking. This is 

referred to as unbundled parking. In cases where the market dictates that parking be inclusive of lease 

costs, the cost of the parking can be presented to the lessee as a line item. Also, the TPM will provide the 

HOA/leasing company and office tenants information on parking cash out programs in which residents 

and employees can receive a cash benefit rather than a parking space. These programs have been found 

to reduce residential and employee parking and associated single occupant vehicle trips, as well as attract 

residents amicable to alternative modes of transportation.  

 

Parking Permit Controls 

The TPM will develop a parking permit system from the initial stages of the development to proactively 

manage parking supply. The main reason to develop this permitting system is to ensure that a convenient 

supply of parking is available for the appropriate travelers near their destinations, such as shoppers near 

the retail uses or residents near their units.  

 

Importantly, another reason to establish a permit system is to ensure that residents, employees, or 

customers park in designated areas at the site.  Also, as the site grows, managers may find that one lot or 

structure is preferred by travelers over another due to location, access, or other variables. If a permit 

system is already in place, parking demand for these areas can be shifted by allocating a certain number 

of permits to be issued for the capacity of the structure or lot, with the remainder of the demand 

permitted to seek parking elsewhere at the site.  

 

2.6 The Highland District Residential TDM Program Components 

In addition to the property-wide TDM Program components outlined in Section 2.5, several TDM 

strategies will be implemented for new residential tenants associated with the Highland District property. 

These strategies leverage the property-wide TDM program elements, as well as several existing County 

and Regional TDM strategies. The strategies include: 

 

 Residential Transportation Coordinators (RTCs) 

 Annual Try Transit campaign for residents 

 Live-Work-Play marketing to new tenants 
 

Residential Transportation Coordinators (RTCs) 

STRATEGY: THE TPM WILL ASSIST IN THE DESIGNATION OF ON-SITE RTCS. 



 

26 
  
 

 
Each residential building or group of buildings under common ownership will have a property manager 

designated to serve as a point of contact for the TDM program for that building(s). These RTCs could be 

paid staff of the on-site property management company, residential leasing agents, or others who have 

responsibility for the ongoing operation and maintenance of the building(s). These individuals will have 

the following responsibilities: 

 Promote and distribute information about the TDM Program. This information will be produced 
by the TPM and the only responsibility of the RTCs will be to distribute it within their building(s). 

 Inspect the condition and functionality of the bicycle storage located within or on the grounds of 
the building(s). Report any issues to the TPM. 

 Respond to questions or concerns about TDM program elements, provide information, and 
coordinate with the TPM as necessary (i.e. campaign events) 
 

Try Transit Campaign  

STRATEGY: THE RTCS, WITH ASSISTANCE FROM THE TPM, WILL COORDINATE AND IMPLEMENT A TRY TRANSIT CAMPAIGN TO 

NEW RESIDENTS. 
 
Some new residents to the Highland District properties will not be accustomed to using transit or other 

forms of transportation alternatives; however, they might be interested in learning more about Metrorail. 

Try Transit Campaigns, in which travelers who do not normally use transit are given free transit passes, 

have been shown to be very effective at increasing transit use. The TPM will distribute site-wide, Metrorail 

SmarTrip® cards.  The effectiveness of the campaigns will be measured using survey instruments. The 

manner in which the cards are distributed and quantities may vary from year-to-year based on current 

TDM marketing campaigns, demand, the success of previous distribution methods, and available funds in 

the incentive fund. The value of each pass may differ from year to year. The Try Transit campaigns may 

be designed as self-selecting promotions. 

 

Live-Work-Play Marketing  

STRATEGY: THE TPM WILL DEVELOP MARKETING CAMPAIGNS AND MESSAGING FOCUSED ON LIVING, WORKING, AND PLAYING 

IN AND AROUND TYSONS. 
 
A live-work-play marketing program will be implemented to encourage residents, employees, and visitors 

to work, shop, and eat within the Tysons. Example strategies may include, but not be limited to, discounts 

or coupons from local, retail, and service establishments offered to residents, employees, and visitors or 

calendars which highlight local events monthly. This marketing encourages residents, employees, and 

visitors to shop at, eat at, and visit businesses that are within a short distance of their homes or place of 

work.  

2.7 The Highland District Office TDM Program Components  

In addition to the property-wide and residential TDM Program elements outlined in Sections 2.5 and 2.6, 

several TDM strategies will be implemented for employees of the new office building within the Highland 

District redevelopment. These strategies leverage the site-wide TDM Program elements, as well as several 
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existing County and Regional TDM strategies such as Ridesharing and Guaranteed Ride Home that are 

available for free use by employees. The strategies include but are not limited to the following: 

 

 On-site Office Transportation Coordinator (OTC) 

 Try Transit Campaign for Office Employees  

 Pretax Metrorail, Vanpool, and Bicycle Benefit Programs 

 Guaranteed Ride Home Program 

 Carpool Matching Program 

 Telework and Variable Work Schedules 
 

Office Transportation Coordinators (OTC) 

STRATEGY: THE TPM WILL WORK WITH PROPERTY MANAGEMENT IN DESIGNATING AN ONSITE OTC. 
 
Within the new office building for the Highland District, a property management staff member will be 

designated to serve as the building’s OTC. The OTC will coordinate TDM program implementation with 

the TPM and representatives from companies and organizations who lease or own space. Depending on 

their size, some companies and/or organizations may be large enough that they will designate their own 

transportation program personnel and are already running a TDM program. The OTC will be expected to 

attend regular planning and coordination meetings with the TPM. 

 

Try Transit Campaign for Office Employees 

 STRATEGY: THE OTC, WITH ASSISTANCE FROM THE TPM, WILL COORDINATE AND IMPLEMENT A “TRY TRANSIT” CAMPAIGN. 
 
A Try Transit campaign will be implemented for office commuters who are interested in trying transit. If 

feasible, the campaign will be conducted in conjunction with the Virginia’s Try Transit Week campaign.   

 

The TPM will distribute loaded Metrorail SmarTrip® cards. The manner in which the cards are distributed 

may vary from year to year based on current TDM marketing campaigns, demand, the success of previous 

distribution methods, and available funds in the Incentive Fund. The value of each pass may differ from 

year to year. This flexibility will allow the TPM to adjust the Try Transit program to meet the needs of the 

site’s workers and adjust incentive amounts on a per-user basis to assure trip reduction is maximized. The 

Try Transit campaigns will be designed as self-selecting promotions. 

 

Pretax Metrorail, Vanpool, and Bicycle Benefit Programs  

STRATEGY: THE OTC, WITH ASSISTANCE FROM THE TPM, WILL PROMOTE FEDERAL PRETAX METRORAIL, VANPOOL, AND 

BICYCLE PROGRAMS AND ALTERNATIVE WORK SCHEDULES TO EMPLOYERS AND EMPLOYEES. 
 
Established in 2001 by the United States Internal Revenue Service (IRS), the Section 132(f) transit and 

vanpool pretax benefit enables commuters to pay for transit passes, vanpool fares, bicycle commuting 

costs, and parking costs through their employer on a pre-tax basis. The limits vary by mode used and are 

generally updated annually by the IRS. For the 2015 tax year, the benefit levels are $130 per month for 

transit and vanpool services and $250 per month for parking. The bicycling commuter benefit was recently 

introduced with a pre-tax benefit of $20 per month.  
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The OTC will conduct outreach to inform employers and employees of this program element and its 

associated benefits as long as the tax law allows for this benefit.  

 

Guaranteed Ride Home Program 

STRATEGY: THE OTC, WITH ASSISTANCE FROM THE TPM, WILL PROMOTE THE METROPOLITAN WASHINGTON COUNCIL OF 

GOVERNMENTS (MWCOG) COMMUTER CONNECTIONS’ GUARANTEED RIDE HOME PROGRAM. 
 

A Guaranteed Ride Home Program is a program that provides commuters who rideshare, take transit, 

bicycle, or use other alternative modes with a way to get home or to another location in the case of an 

emergency. Although the need for employees to use a Guaranteed Ride Home is very rare, knowing it is 

available provides them with the assurance that their needs can be met.  The regional standard for 

number of Guaranteed Rides Home is up to four per calendar year. 

 

A Guaranteed Ride Home program is provided at no cost to employers of the Metropolitan Washington 

Region through the Metropolitan Washington Council of Governments (MWCOG) Commuter Connections 

Program. The OTC inform will inform employees and employers of this program and its associated benefits 

as well as encourage employees to enroll in it. 

 
Carpool Matching Program 

STRATEGY: THE TPM WILL SELECT A PREFERRED CARPOOL MATCHING PROVIDER AND PROMOTE ITS SERVICES TO TENANTS 

AND EMPLOYEES. 
 
Carpooling and vanpooling (i.e., “ridesharing”) are important vehicle trip reduction strategies for office 

uses. The location of many potential employees necessitates having a strong ridesharing program since 

the Metrorail service cannot be expected to serve all residential locations. Ridesharing can also be a cost 

effective strategy for reducing single occupant vehicle trips. However, the challenge is matching riders 

and passengers, which can be facilitated today through online matching programs.  

 

The TPM will assess regional rideshare programs in the Metropolitan Washington Region and select the 

most appropriate program based on the tenant mix of the project and incorporate it into the TDM 

Program. The TPM will conduct outreach to inform OTC, employers, and employees of the program and 

its associated benefits. Should a ridematching program be created for the Tysons area, the TPM will work 

with the County’s representative to market and promote the program to OTC, employers and employees. 

Telework and Variable Work Schedules 

STRATEGY: THE OTC, WITH ASSISTANCE FROM THE TPM, WILL ENCOURAGE AND ASSIST COMPANIES WITH THE DEVELOPMENT 

AND IMPLEMENTATION OF TELEWORK AND VARIABLE WORK SCHEDULES POLICIES AND PROCEDURES. 
 
The Highland District developments will likely employ individuals that can occasionally or frequently 
telework (e.g., work from home) or have considerable flexibility on when they can arrive or depart from 
their office. Given that some of the employees will likely choose housing options greater than 15-20 miles 
from the site, promoting the option to telework or flex arrival time could become a significant recruitment 
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and retention tool for employees. This strategy will spread out or significantly reduce peak hour trips.  The 
TPM will encourage and assist companies with the development and implementation of telework and 
variable work schedules policies and procedures. 

2.8 The Highland District Retail TDM Program Components 

Many of the strategies recommended for office uses are complementary and beneficial if implemented 
for retail employees. The applicant shall extend the TDM program that to serve retail uses, but in no event 
will monitoring or penalties be assessed against the retail uses. The TPM can market the TDM programs 
defined below: 
 

 Try Transit Campaign for Retail Employees 

 Pretax Metrorail, Vanpool, and Bicycle Benefit Programs 

 Guaranteed Ride Home Program 

 Carpool Matching Program 

 

Aside from the TPM’s efforts in the regard, the vehicle trips generated by retail uses will not be included 
in the trip counts reported for the overall site unless requested by the County. 
 
Try Transit Campaign  

STRATEGY: THE TPM WILL IMPLEMENT AN ANNUAL TRY TRANSIT CAMPAIGN. 
 
An annual Try Transit campaign can be implemented for retail commuters who are interested in trying 

transit. If feasible, the campaign will be conducted in conjunction with regional Try Transit Week campaign 

as well as with those done for office commuters described in Section 2.7.   

 

Pretax Metrorail, Vanpool, and Bicycle Benefit Programs  

STRATEGY: THE TPM WILL IMPLEMENT AN ANNUAL TRY TRANSIT CAMPAIGN. 
 
The TPM will expand upon outreach efforts to office employees (described in Section 2.7) to conduct 

outreach to retail employers and employees to inform them of this program element and its associated 

benefits. This will continue as long as the tax law described in Section 2.7 of this plan allows for this 

benefit.     

 

Guaranteed Ride Home Program 

STRATEGY: THE TPM WILL PROMOTE THE METROPOLITAN WASHINGTON COUNCIL OF GOVERNMENTS (MWCOG) 

COMMUTER CONNECTIONS GUARANTEED RIDE HOME PROGRAM TO EMPLOYERS AND EMPLOYEES. 
 
The TPM will expand upon outreach efforts to office employees (described in Section 2.7) to conduct 

outreach to retail employees and employers to inform them of this program and its associated benefits. 

 

Carpool Matching Program 

STRATEGY: THE TPM WILL SELECT A PREFERRED CARPOOL MATCHING PROVIDER AND PROMOTE ITS SERVICES TO TENANTS 

AND EMPLOYEES. 
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The TPM will expand upon outreach efforts to office employees (described in Section 2.7) to market and 

promote the program to retail employers and employees. 
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Section 3 

Evaluation and Monitoring 
 

Program monitoring and evaluation are important components of any successful TDM Program. To ensure 

credibility and performance, the monitoring program should first assess whether the peak hour vehicle 

trip reduction goals established by the Comprehensive Plan and summarized in Section 1.4 have been met 

by those strategies implemented.  Reasons to develop a program monitoring component include, but are 

not limited to, the following: 

 

 Provide a quantitative benchmark of the program’s effectiveness in reducing single occupancy 

vehicle trips, 

 Assist the County and the TPM in redirecting efforts when assessing the effectiveness of program 

elements in achieving trip reduction goals, 

 Provide the TPM with a tool to direct the TDM Program, and 

 Provide evidence to the County and the public of the diligence of the applicant in implementing 

the program. 

 

There are different methods for collecting the data necessary to monitor a TDM Program, including 

surveys (of employees, residents and/or visitors), program participation documentation, vehicle counts, 

and activity logs.  The Highland District redevelopment monitoring program will primarily use person 

surveys and vehicular traffic counts in evaluating the effectiveness of the program.  Each of these tools is 

discussed below. 

 

3.1 Monitoring 

Person Survey 

One of the primary tools for monitoring the effectiveness of the Highland District TDM Program will be 

regular surveys of all on-site residents and employees. Surveys will be conducted at regular intervals as 

specified in the proffers until such time as the results of three successive vehicle counts show the trip 

reduction targets are met.  Subsequently, person surveys may then be completed periodically in 

accordance with the proffers and as may be required by the County.   

 

The surveys are intended as a complement to proffered vehicle counts by providing a qualitative 

understanding of how well the TDM program and specific elements are working.  The survey questions, 

at a minimum, will  ask residents and employees for the type and frequency of modes of transportation 

used in a typical week, reasons behind driving alone, incentives that would encourage drive alone 

respondents to use an alternative mode, whether or not respondents participate in telecommuting and/or 

flex work hours, etc. Surveys will be developed and conducted by the TPM in consultation with Fairfax 

County staff.   
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Traffic Counts 

Vehicular traffic counts will be collected annually at building vehicular entries/exits and/or select 

intersections to complement person surveys of the site discussed above. Counts will be conducted during 

weekday AM and PM peak hours, as identified by a traffic engineering analysis. Vehicle counts will be 

recorded at 15-minute intervals.  Automated data collection may be supplemented with manual peak 

hour turning counts at select locations if necessary.  The specifics of the traffic count collection and 

reporting formats will be coordinated with Fairfax County as outlined in the proffers. Traffic counts will 

be performed by the TPM and timing will be consistent with the Commute Surveys. 

 

Traffic counts are a very accurate snapshot of the real impact of a TDM Program and provision of 

alternative modes and services. However, they do not provide insight on the overall effectiveness of a 

TDM Program, such as residents’ perceptions and/or appreciation of transportation benefits, utilization 

of transit services, number of people biking, using the telework program, or traveling during off-periods. 

For these reasons the commute survey detailed above will also be implemented to evaluate the TDM 

Program through stabilization. "Stabilization" shall be deemed to occur one (1) year following issuance of 

the last initial RUP or Non-RUP for the 6th new building to be constructed on the Application Property.  

"Pre-stabilization" shall be deemed to occur any time prior to Stabilization. 

3.2 Schedule and Milestones 

A monitoring plan requires (regular/periodic) evaluation to determine how the TDM Program is achieving 

the goal of reducing the number of drive alone trips to the site and minimizing new peak hour trips.  The 

following table outlines a schedule for program monitoring and evaluation:  

Table 3-1 
Monitoring Schedule 

 

Stabilization 

One year following issuance of the last initial RUP or Non-RUP for the final new office or residential building to be constructed 

on the Property. 

Surveys 

First Survey One year following issuance of the final initial RUP or non-RUP for the first new residential or non-residential 

building to be constructed. 

Subsequent 

Survey 

Every three years until three consecutive traffic counts at stabilization indicate reduction goals are met; then 

every five years thereafter. 

Counts 

First Traffic 

Count 

One year following issuance of the final initial RUP or non-RUP for the first new residential or non-residential 

building to be constructed. 

Subsequent 

Traffic 

Counts 

Annually until the trip reduction goals have been met with three consecutive traffic counts conducted after 

stabilization and as may be required by the County; then every five years thereafter, or as requested by the 

County. 
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3.3 Annual Reports 

The TDM Annual Report is intended to be a dynamic document that is updated annually to respond to the 

evolving conditions of the site as well as other external variables. This Annual Report shall include, at a 

minimum, (1) details as to the start-up components of the TDM program that will be put into action 

effective with the issuance of the first new residential or non-residential use permit associated with the 

Property; (2) the budget needed to implement the TDM Program for the upcoming year (the “TDM 

Budget”); (3) the specific details associated with monitoring and evaluating; (4) updates on new 

construction on the Property; and (5) proposed modifications or enhancements to the TDM Program 

components. The Annual Report will be submitted to FCDOT in a timeline in accordance with Table 5-1.   

 

The TPM will summarize the results of the TDM program for The Highland District annually for submission 

to FCDOT no later than February 1st of each calendar year as set forth in the proffers. If any of the reports 

show the site is not meeting the proffered trip reduction goal (the “Maximum Trips After Reduction” as 

referenced in the proffers), the TPM will review the strategies in place and develop modifications to the 

TDM strategies, adopt additional TDM strategies, and conduct traffic counts as deemed appropriate in 

coordination with FCDOT staff.  
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Section 4 

Program Funding & Sustainability 
 

The following table summarizes the total estimated cost to initiate and implement the TDM Programs for 

The Highland District developments. The startup budget of $59,000 represents the costs estimated to 

establish program branding, develop program website and marketing materials as well as install TDM-

supportive infrastructure. The on-going budget at stabilization (as defined in the proffers) is 

approximately $125,938 and represents an estimate of the annual cost to implement the TDM program 

upon stabilization of the development. The TDM Budget (Table 4-1) necessary to implement the year’s 

TDM program will be submitted in conjunction with the Annual Report and will be reviewed and approved 

by FCDOT.  
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Table 4-1 
TDM Annual Program Budget 

 
Estimated Start-Up 

Costs

Estimated Ongoing 

Costs

Property-wide TDM Program Manager 0.25 FTE 1.0 FTE

Salary and Benefits $19,500 $78,000

TDM Program and Branding

Logo and graphic design $5,000 $7,000

Promotions, printed materials, displays and giveaways $0 $18,250

Program Website

Initial website development $15,000 $0

Website management and maintenance $7,500 $7,500

Promote Real-Time Transit Information

Regional resources $0 $0

Transit Screen (Includes cost for 5 monitors) $5,250 $1,188

Site-Based Transportation Access Guide

Design, layout and production $5,000 $2,500

Bicycle Accomidations

Bike Storage, Racks, Showers, Lockes (Covered through Captial Budget) $0 $0

Live-Work-Play Marketing

Promotional materials and printing for Live-Work-Play marketing $750 $7,500

Bike Share

Bike stations, signage, and bicycles (Cost outside of TDM Program Cost) $0 $0

Carsharing Placement and Services

Design, production and installation of Carshare signs (Vendor would be responsible for cost) $0 $0

Vehicle Parking Management

Pricing and unbundled parking for residential and office space $0 $0
Parking permit controls (Cost includes Design and Production of Parking Placards) $1,000 $1,000

Residential Transportation Coordinators

Residential Transportation Coordinators assigned by property management $0 $0

Business Center

Costs outside of construction, furnishings and utlitilies (space allocation separate cost) $0 $0

Try Transit Campaign

Promotional materials and printing for Try Transit Campaigns $0 $1,000

Onsite Transportation Coordinators

Employer Transportation Coordinators  assigned by office tenants $0 $0

Try Transit Campaign

Promotional materials and printing for Try Transit Campaigns $0 $1,000

Pretax Metrorail, Vanpool and Bicycle Benefit Programs

Materials for Pretax Metrorail, Vanpool and Bicycle Benefit Programs $0 $500

Guaranteed Ride Home

Materials Free from MWCOG for Guaranteed Ride Home Program $0 $0

Carpool Matching Program

Materials Free from MWCOG for Carpool Matching Program $0 $0

Telework and Variable Work Schedules

State Telework  program provided by TeleworkVA $0 $0

Promotional materials and printing for Telework and Variable Work Schedules $0 $500

Try Transit Campaign

Cost Included with Office Try Transit $0 $0

Pretax Metrorail, Vanpool and Bicycle Benefit Programs

Cost Included with Office Pretax Metrorail, Vanpool and Bicycle $0 $0

Guaranteed Ride Home

Cost Included with Office Guarenteed Ride Home $0 $0

Carpool Matching Program

Cost Included with Office Carpool Matching $0 $0

TOTAL ANNUAL EXPENSES $59,000 $125,938

OFFICE

RESIDENTIAL

SITE WIDE TDM PROGRAM

RETAIL
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4.1 TDM Account 

The intent of the TDM Account is to fund and sustain the implementation of the TDM Program.  The TDM 

Account shall not be eliminated as a line item nor utilized for purposes other than to fund TDM 

strategies/programs and/or specific infrastructure needs as may be approved in consultation with FCDOT. 

Funding of the TDM Account shall be in accordance with the budget for the program elements outlined in 

the year’s Annual Report. The TDM Account will be established and FCDOT notified of its establishment 

in a timeline in accordance with Table 5-1.  The TDM Account shall be replenished annually thereafter 

following the establishment of each year’s TDM Budget.  The TDM Account shall be managed by the TPM. 

A summary of the TDM Account will be included in the Annual Report. 

 

4.2 TDM Incentive Fund  

A TDM Incentive Fund will be established to fund a multi-modal incentive program in conjunction with 

the Try Transit marketing initiatives for initial purchasers/lessees as well as other promotional 

giveaways.  The contribution towards such incentives is deemed a one-time contribution paid on a 

building by building basis in accordance with the proffers and based on a rate of $0.02 per square foot 

of new buildable area.  The TDM Incentive Fund will be established and FCDOT notified of its 

establishment in a timeline in accordance with Table 5-1.  A detailed log of annual expenditures will be 

included in the Annual Report. 

 

4.3 TDM Remedy Fund 

The TDM Remedy Fund is intended to assist in the achievement of goals established in Table 5-1.  Funds 

from the TDM Remedy Fund shall be drawn upon only for purposes of immediate need for TDM funding, 

particularly when goals are not met through application of the funding in the TDM Account as part of the 

Annual Budget. The TDM Remedy Fund will be established one time on a building by building basis in 

accordance with the proffer and based on a rate of $0.40 per square foot of new office uses and $0.30 

per square foot of new residential uses in the project.  FCDOT will be notified of its establishment in a 

timeline in accordance with Table 5-1.  A summary of the TDM Remedy Fund will be included in the Annual 

Report.   

 

4.4 TDM Penalty Fund 

The TDM Penalty Fund is posted by the applicant to ensure continued efforts of the TDM Program meet 

proffered goals.  The TDM Penalty Fund is an account into which the applicant will deposit penalty 

payments (based on a rate of $0.10 per new office square footage and $0.05 per new residential square 

footage) as required to be paid pursuant to the TDM Proffer for non-attainment of trip reduction goals.  

The County may withdraw funds from the TDM Penalty Fund for the implementation of additional 

Transportation Demand Management Program elements/incentives for The Highland District and/or 

congestion management in the immediate vicinity of the site.  To secure the Applicants’ obligations to 

make payments into the TDM Penalty Fund, the applicant will provide the County with a letter of credit 

or cash escrow as further described in Table 5-1 and in the TDM Proffer.  A summary of the TDM Penalty 

Fund will be included in the Annual Report.    
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Section 5 

Program Implementation 
The first steps of implementation of the TDM Program, from inception through the first Annual Report 

are highlighted in the table below.  

Table 5-1 
TDM Implementation Schedule and Milestones 

Action Timeline County Notification Procedure 

Initiation of “Applicant Control 
Period” for TDM Program  

Upon first new building to be 
constructed on the Property 

N/A  

Appoint TPM  60 days after issuance of a building 
permit (core and shell) for the first new 
residential or office building on the 
property 

Written notice to FCDOT and District 
Supervisor within 10 days of appointment 

Initial Submission of TDM Plan and 
Budget  

180 days following issuance of first 
building permit (core and shell) for the 
first new residential or office building on 
the property 

If FCDOT does not respond w/in 60 days, 
the TDM Plan and Budget shall be deemed 
approved. If FCDOT responds with 
comments on the Plan and Budget, then 
the TPM will meet with FCDOT staff within 
fifteen (15) days of receipt of the County’s 
comments.  Thereafter but in any event, 
no later than thirty (30) days after the 
meeting, the TPM shall submit such 
revisions to the Plan as discussed and 
agreed to with FCDOT and begin 
implementation of the approved program 
and establish the approved TDM Budget. 

Establish TDM Account  Within 30 days of FCDOT approval of the 
Plan and Budget submission 

Provide written documentation to FCDOT 
w/in 10 days of establishing account 

Establish TDM Incentive Fund Prior to the issuance of the first RUP or 
Non-RUP for each new office or 
residential building on a building by 
building basis 

Provide written documentation to FCDOT 
w/in 10 days of establishing account 

Establish TDM Remedy Fund  Prior to the issuance of the first RUP or 
Non-RUP for each new office or 
residential building on a building by 
building basis. 

Provide written documentation w/in 10 
days of establishing account 

Establish Penalty Fund Prior to issuance of first RUP or Non-RUP 
for the first new residential or office 
building on the property. It will be 
funded (as per the proffers) by each 
building prior to the issuance of the first 
RUP or non-RUP for that building. 

Provide written documentation w/in 10 
days of establishing account 

Allocate Budget for TDM Account  Within 30 days of FCDOT approval of the 
TDM Plan and Budget submission 

Provide written documentation 
demonstrating purchase w/in 10 days 

Implement Monitoring Beginning one year following issuance of 
final RUP or non-RUP for the first new 
residential or office building on the 
property in accordance with proffer. 

Provide draft methodology 30 days before 
survey and/or traffic counts.  
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Action Timeline County Notification Procedure 

Submit Annual Report No later than February 1st of each 
calendar year  

Provide annual report summarizing prior 
year’s efforts, financial statement of TDM 
Budget expenditures, analysis of survey 
results, and plans/budget for future year 

Meet with FCDOT to Review Annual 
Report 

Within 30 days of submitting the Annual 
Report 

If FCDOT does not respond within 10 days 
of the request, a meeting is deemed not 
necessary and compliance is met. 
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APPENDIX B – ITE Trip Generation 
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