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County of Fairfax, Virginia
April 12, 2006
STAFF REPORT ADDENDUM
APPLICATION RZ/FDP 2005-MA-014
MASON DISTRICT
APPLICANT: Robert A. Young of Bannerwood Investment, LLC
PRESENT ZONING: R-2
REQUESTED ZONING: PDH-4
PARCEL(S): 59-2 (1)) 8, 9, 10 and 11
ACREAGE: 4.54 acres
DENSITY: 2.86 dwelling units per acre (du/ac)
OPEN SPACE: 29%
PLAN MAP: Residential; 3-4 du/ac
PROPOSAL: Rezone 4.54 acres from the R-2 District to the PDH-4

District to permit the development of eleven (11) single
family detached dwelling units while retaining two (2)
existing single family detached dwelling units, for a total of
thirteen (13) dwelling units.

STAFF RECOMMENDATIONS:
Staff recommends approval of RZ 2005-MA-014 and the Conceptual

Development Plan, subject to the proffers consistent with those contained in
Attachment 1.
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Staff recommends approval of FDP 2005-MA-014, subject to the proposed
development conditions contained in Attachment 2 and the Board of Supervisors
approval of RZ 2005-MA-014 and the associated CDP.

Staff recommends approval of a waiver of the 600 foot maximum length for a
private street.

Staff recommends approval of waiver of the sidewalk requirements to permit
construction of a sidewalk on only one side of the private street.

Staff recommends approval of a waiver of the frontage improvements along a
portion of Bannerwood Drive.

Staff recommends approval of a modification of the cul-de-sac standard to permit
a cul-de-sac with a 30-foot radius on Bannerwood Drive.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicant/owner from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards.

It should be further noted that the content of this report reflects the analysis and
recommendation of staff; it does not reflect the position of the Board of Supervisors.

For information, contact the Zoning Evaluation Division, Department of Planning
and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-
5505, (703) 324-1290.

‘:\ Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice.
>, For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).




A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS MAY BE
FOUND AT THE BACK OF THIS REPORT

BACKGROUND

The applicant, Robert A. Young of Bannerwood Investment, LLC, requests approval of a
rezoning of 4.54 acres from the R-2 District to the PDH-4 District to permit the
development of eleven (11) single family detached dwelling units, while retaining two (2)
existing dwellings, for a total of thirteen (13) units at an overall density of 2.86 dwelling
units per acre (du/ac), with 29% of the site as open space. The applicant’s draft proffers
and staff's proposed development conditions are contained in Attachments 1 and 2,
respectively.

On November 16, 2005, a staff report for RZ/FDP 2005-MA-014 was published with a
recommendation for denial. Staff's analysis of the application concluded that the
proposal failed to satisfy P District General Standards 2, 3, 4 and 5, and that the
proposal did not meet the intent of the Comprehensive Plan Residential Development
Criteria for Site Design and Neighborhood Context. Specifically, staff was concerned
about the layout of the 14 lot subdivision in regards to the irregular and incompatible lot
sizes of the existing and proposed lots; narrow width of the proposed private street;
requested waivers and modifications associated with the proposed low impact
development (LID) techniques; and lack of visitor parking. A Planning Commission
public hearing for RZ/FDP 2005-MA-014 was conducted on November 30, 2005, where
the Planning Commission deferred its decision to January 11, 2006. In an attempt to
address staff's issues with the application, the applicant requested a further deferral of
the Planning Commission decision to April 27, 2006.

DISCUSSION

Following the Planning Commission’s public hearing for RZ/FDP 2005-MA-014, the
applicant met with staff to address outstanding issues with the application that were
raised in the staff report and at the public hearing conducted on November 30, 2005.
The revised CDP/FDP, now dated March 29, 2006, includes the following revisions that
have been made since the Planning Commission public hearing:

e The layout has been revised such that both of the existing single family detached
dwellings will be retained on the southern side of the private road, while eleven new
lots will be created on the northern side of the private road.

e The LID stormwater management proposal has been abandoned in favor of the
stormwater management dry pond proposed to be developed on the south side of
the private road, between the two existing dwellings that will remain. The 18,000
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square foot SWM facility will have a storage capacity of 50,000 cubic feet and has
been designed to function in cooperation with the 13,000 square foot conservation
area in the northeastern portion of the site to meet the water quality and quantity
requirements of the Public Facilities Manual (PFM). The dry pond will outfall into an
existing storm sewer system that will ultimately discharge into an existing natural
channel located within Pine Ridge Park.

e The width of the private street has been increased from 20 feet to 24 feet.

e Five (5) visitor parking spaces will be provided on the south side of the private street,
east of the stormwater management access drive. These spaces will be composed
of grasscrete or an equivalent alternative paving material.

e Outlot A (16,780 square feet) in the northeast portion of the property will remain as a
tree preservation area consisting of a conservation easement (13,000 square feet).

e A small community gathering amenity will be located next to the visitor parking
spaces, east of the stormwater management access road and west of Lot 12.

ANALYSIS

The revised CDP/FDP proposes a layout comprised of 13 lots (11 new dwellings and 2
existing dwellings) located on the north and south sides of a 24 foot wide private road
that will connect Holly Road and Bannerwood Drive. Staff believes that the layout is
much improved by locating all of the new lots on the north side of the private road,
which provides less of an impact to the existing residential neighborhood to the south.
As revised, the layout proposes that the two existing dwellings will be retained and that
a stormwater management dry pond will be located between these two lots. Staff
believes that the revised CDP/FDP provides a layout that better utilizes the narrow
configuration of the application area, and provides a better transition to the existing
development to the south by locating all of the new lots on the north side of the private
road.

The applicant had previously proposed to develop the site with low impact development
(LID) techniques intended to meet the stormwater management requirements of the
Public Facilities Manual (PFM). Staff concerns with this LID approach were related to
the reduced street width, multiple requested waivers and modifications of PFM
requirements, and the potential impact to Pine Ridge Park. The applicant has
successfully addressed each of these concerns by abandoning the LID approach in
favor of the extended detention stormwater management dry pond that is depicted in
the revised CDP/FDP. The proposed dry pond has been preliminarily sized to
accommodate stormwater management and adequate outfall requirements of the PFM.
Best Management Practice requirements will be accommodated by the dry pond and
the conservation easement (Outlot A). The LID approach that was previously proposed
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required the applicant to reduce the amount of impervious area as much as possible
(i.e. narrow road width) and to request multiple waivers and modifications of the PFM.
Since the Planning Commission public hearing for this case, the Board of Supervisors
approved amendments to the PFM that allow stormwater management facilities to
address adequate outfall issues on site, which this application proposes as depicted by
the revised CDP/FDP. With the inclusion of the extended detention dry pond and the
fact that PFM waivers and modifications are no longer requested to meet the
stormwater management requirements, staff believes that the revised CDP/FDP has
sufficiently addressed staff's concerns pertaining to stormwater management.

Additional revisions to the CDP/FDP include an increase in width of the private street
from 20 feet to 24 feet, as well as the provision of five visitor parking spaces. Though
these changes increase the amount of impervious surface on site, staff believes that
they provide necessary functional improvements to the layout. The increased street
width will improve circulation, especially for large vehicles such as garbage trucks,
delivery vehicles and moving vans, while the additional parking spaces will provide
surplus parking for visitors to the development. The applicant requests approval of a
modification to permit the use of grasscrete or another alternative paving material for
use in the stormwater management access road and visitor parking spaces, which is an
issue that must be addressed by the applicant during subdivision plan review.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

The revised CDP/FDP provides a more functional layout with effectively oriented
lots located on the north side of the private road and two existing dwellings on
the south side of the private road, while visitor parking and a stormwater
management facility will be provided on site. Staff concludes that the application,
as submitted and revised since the printing of the staff report on

November 16, 2005, is in conformance with the Comprehensive Plan and the
applicable standards of the Zoning Ordinance.

Staff Recommendations

Staff recommends approval of RZ 2005-MA-014 and the Conceptual
Development Plan, subject to the proffers consistent with those contained in
Attachment 1.

Staff recommends approval of FDP 2005-MA-014, subject to the proposed
development conditions contained in Attachment 2 and the Board of Supervisors
approval of RZ 2005-MA-014 and the associated CDP.

Staff recommends approval of a waiver of the 600 foot maximum length for a
private street.
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Staff recommends approval of waiver of the sidewalk requirements to permit
construction of a sidewalk on only one side of the private street.

Staff recommends approval of a waiver of the frontage improvements along a
portion of Bannerwood Drive.

Staff recommends approval of a modification of the cul-de-sac standard to
permit a cul-de-sac with a 30-foot radius on Bannerwood Drive.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicant/owner from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards.

It should be further noted that the content of this report reflects the analysis and
recommendations of staff; it does not reflect the position of the Board of Supervisors.

ATTACHMENTS

Draft Proffers

Proposed Development Conditions
Affidavit

Glossary

PowpbdPE



PROFFERS
BANNERWOOD ESTATES

RZ 2005-MA-014

September 15, 2005
Revised September 27, 2005
Revised September 28, 2005
Revised November 18, 2005
Revised November 29, 2005

Revised March 16, 2006
Revised March 30, 2006

Pursuant to Section 15.2-2303 (a), Code of Virginia, 1950 as amended, Bannerwood
Investments, LLC, the applicant in RZ 2005-MA-014, filed for the property identified as
Tax Map # 0592-01-0008, 0009, 0010 & 0011 (hereinafter referred to as “Subject
Property”), proffers the following for itself and any successors and assigns, provided that
the Board of Supervisors approve a rezoning of the Subject Property to the PDH-4
District.

1. Development Plan: Development of the Subject Property shall be in substantial
conformance with the Conceptual Development Plan/ Final Development Plan
(“CDP/FDP”) prepared by Walter L. Phillips dated March 18, 2005 as revised
through March 29, 2006.

2. Minor Deviation: Pursuant to Paragraph 4 of Section 16-403 of the Zoning
Ordinance, minor modifications to the CDP/FDP may be permitted as determined
by the Zoning Administrator. The Applicant reserves the right to make minor
adjustments to the layout, internal lot lines, and lot sizes of the proposed
subdivision, without requiring approval of a Proffered Condition Amendment
(“PCA”)/Final Development Plan Amendment (“FDPA?”) at time of subdivision
plan submission based on final house locations, building footprints, and utility
locations, provided that there is no decrease to the amount of the open space, tree
save, limits of clearing and grading, yard setbacks, or distances to peripheral lot
lines as dimensioned on the CDP/FDP and the proposed minor modifications are
in substantial conformance with the CDP/FDP.

3. Existing Dwelling Units: The existing dwelling units located on Lot 1 and Lot 12
on the Subject Property shall be retained as shown on the CDP/FDP; however, the
dwelling units may be enlarged or replaced without a Proffered Condition
Amendment, so long as all of the PDH-4 District provisions as described in these
proffers are met.

4. Limits of Clearing: The applicant shall conform to the limits of clearing and
grading as shown on the CDP/FDP subject to the installation of utilities and/or
trails as determined necessary by the Director of DPWES. If it is determined
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11.

necessary to install utilities outside of the limits of clearing and grading as shown
on the CDP/FDP they shall be located in the least disruptive manner necessary as
determined by Urban Forest Management. A replanting plan shall be developed
and implemented to landscape any areas outside the limits of clearing and grading
that must be disturbed, subject to approval by Urban Forest Management (UFM).

Outlots “A” and “B”: The area designated as Outlots “A” and “B” shall be
conveyed to the Homeowner Association (HOA) referenced in paragraph 6
below, and shall be maintained by the HOA as open space.

Homeowner Association: The Applicant shall establish a homeowners association
for the proposed development to own, manage and maintain the SWM/BMP
facilities, Outlots A and B, the private streets and sidewalks, as well as the fences
and retaining walls, as shown on the CDP/FDP. Maintenance obligations and
estimated costs including those associated with the SWM/BMP facilities,
sidewalks, the private road, and retaining walls and fences shall be disclosed to
contract purchasers of residential units within the proposed development prior to
entering into a contract of sale, and shall be disclosed in the homeowners’
association documents prepared for the Application Property. In addition,
Applicant shall provide the referenced HOA with a minimum of $39,000 to be
used solely for the purpose of maintenance of the private street, sidewalk,
retaining walls, fences, and landscaping.

Typical Lot Details: All newly created lots shall conform to the Typical Lot
Schematic shown on Sheet 2 of the CDP/FDP. No building additions shall be
permitted outside of the improvements envelope. Building restrictions as shown
on the CDP/FDP shall be disclosed to all contract purchasers of residential units
with the proposed development prior to entering into a contract of sale, and shall
be disclosed in the HOA documents.

Sidewalks: Applicant shall construct a sidewalk consisting of permeable pavers
on one side of the proposed private road, which is a minimum of four (4) feet
wide, within the Application Property as shown on the CDP/FDP.

Fairfax County Park Authority Contribution: The Applicant shall contribute
$23,000 to the Fairfax County Park Authority at the time of subdivision plan
approval.

Fairfax County Schools Contribution: The Applicant shall contribute $30,000 to
the Fairfax County Board of Supervisors for transfer to the Fairfax County School
Board at the time of subdivision plan approval to be utilized for projects
contained in the CIP for public schools within Fairfax County that serve the
subject property, as determined by the Board of Supervisors.

Landscaping: The Applicant shall provide landscaping on the Application
Property as generally shown on the CDP/FDP, in accordance with the
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recommendations of Urban Forest Management. Evergreen trees shall be a
minimum height of eight (8) feet and shade trees shall have a minimum caliper of
two to two and one half (2 - 2 %2 ) inches at the time of planting.

Tree Preservation Plan. The Applicant shall submit a tree preservation plan as part
of the first and all subsequent subdivision plan submissions. The tree
preservation plan shall be prepared by a professional with experience in the
preparation of tree preservation plans, such as a certified arborist or landscape
architect, and shall be reviewed and approved by UFM. The tree preservation
plan shall consist of a tree survey that includes the location, species, size, crown
spread, and condition rating percentage of all trees that are ten (10) inches or
greater in diameter and located within twenty (20) feet on either side of the limits
of clearing and grading and within the Tree Save Area, as more specifically
shown on Sheets 2 and 3 of 8 of the CDP/FDP. The tree preservation plan shall
provide for the preservation of those areas shown for tree preservation, those
areas outside of the limits of clearing and grading, as shown on the CDP/FDP, and
other areas in which trees can be preserved as a result of final engineering. The
condition analysis ratings shall be prepared using methods outlined in the latest
edition of the Guide for Plant Appraisal published by the International Society of
Arboriculture.  Specific tree preservation activities that will maximize the
survivability of trees to be preserved, such as crown pruning, root pruning,
mulching, fertilization, and others, as necessary, shall be included in the plan.

1) The Applicant shall retain the services of a certified arborist or
landscape architect, and shall have the limits of clearing and
grading marked with a continuous line of flagging prior to the pre-
construction meeting. Before or during the pre-construction
meeting, the Applicant’s certified arborist or landscape architect
shall walk the limits of clearing and grading with a UFM
representative to determine where minor adjustments to the
clearing limits can be made to increase the survivability of trees at
the edge of the limits of clearing and grading, and such
adjustments shall be implemented. Trees within the preservation
area that are identified specifically by UFM in writing as dead or
dying may be removed by the Applicant as part of the clearing
operation. Any tree that is designated for removal at the edge of
the limits of clearing and grading or within the tree preservation
area, shall be removed using a chain saw to avoid damage to
surrounding trees and associated understory vegetation and soil
constraint. If a stump must be removed, this shall be done using a
stump grinding machine in a manner causing as little disturbance
as possible to the adjacent trees and associated understory
vegetation and soil constraint.



3)

4)

4)

5)

The Applicant shall notify the Mason District Supervisor’s office
ten (10) days in advance of the tree preservation walk through
meeting with Urban Forest Management.

All trees shown to be preserved on the tree preservation plan shall
be protected by tree protection fencing. Tree protection fencing
consisting of four (4)-foot high, fourteen (14)-gauge welded wire
attached to six (6) foot steel posts, driven eighteen (18) inches into
the ground and placed no further than ten (10) feet apart, shall be
erected at the limits of clearing and grading, as shown on the phase
I & 11 erosion and sediment control sheets in all areas.

The tree protection fencing shall be made clearly visible to all
construction personnel. The fencing shall be installed prior to any
clearing and grading activities on the site, including the demolition
of any existing structures. The installation of tree protection
fencing shall be performed under the supervision of a certified
arborist or landscape architect. Ten (10) days prior to the
commencement of any clearing, grading, or demolition activities,
UFM and the District Supervisor shall be notified and given the
opportunity to inspect the site to ensure that all tree protection
devices have been correctly installed and the project’s certified
arborist or landscape architect shall verify, in writing, that the tree
protection fencing has been properly installed. No grading or
construction activities shall occur until the fencing is installed
correctly, as determined by UFM. During any clearing or
tree/vegetation/structure removal on the Subject Property, a
representative of the Applicant shall be present to monitor the
process and ensure that activities are conducted as proffered and as
approved by UFM. The Applicant’s certified arborist or landscape
architect shall monitor all construction work and tree preservation
efforts in order to ensure conformance with all tree preservation
proffers and UFM approvals. The monitoring schedule shall be
detailed in the tree preservation plan, and reviewed and approved
by UFM.

The demolition of existing features and structures shall be
conducted in a manner that minimizes the impact on individual
trees and groups of trees to be preserved, as approved by the UFM.

The applicant’s certified arborist or landscape architect shall
determine the replacement value of those trees shown for
preservation on the tree preservation plan. These trees and their
value shall be identified on the tree preservation plan at the time of
the first submission of the subdivision plan. The replacement
value shall take into consideration the age and size of thee trees



and shall be determined by the so-called “Trunk Formula Method”
contained in the latest edition of the Guide for Plant Appraisal
published by the International Society of Arboriculture, subject to
review and approval by UFM.

At the time of subdivision plan approval, the Applicant shall post a
cash bond or letter of credit payable to the County of Fairfax to
ensure replacement of the designated trees that die or are dying due
to normal construction activities permitted on the approved plan.
Any trees shown to be preserved on the tree preservation plan that
die or are dying due to construction activities NOT permitted on
the approved plan shall be replaced with trees of equivalent species
and ten (10) year canopy cover as approved by UFM. The terms of
the letter of credit shall be subject to approval by the County
Attorney. The total amount of the cash bond or letter of credit
shall be in the amount of the sum of the assigned replacement
values of the designated trees.

If, at the time of final bond release, trees are found to be dead or
dying despite adherence to approved construction activities by
UFM, the cash bond or letter of credit shall be used as necessary to
plant trees of a similar ten (10) year canopy cover and species, or
species appropriate to the site, in consultation with UFM, and the
developer’s certified arborist. The cash bond or letter of credit
shall not be used for the removal of the dead/dying trees normally
required by the PFM and the Conservation Agreement.

Any funds remaining in the letter of credit or cash bond will be
released two years from the date of release of the project’s
conservation escrow, or sooner, if approved by UFM.

13. Stormwater Management/BMP: The Applicant shall provide on-site stormwater
management and Best Management Practices facilities as shown on the CDP/FDP
to satisfy detention and water quality requirements in accordance with the
requirements of the Public Facilities Manual (PFM), DPWES, and Chapter 118 of
the Fairfax County Code (the Chesapeake Bay Preservation Ordinance) and/or
request waivers or modifications from DPWES at time of subdivision plan
submission. The Applicant may utilize alternative measures, including innovative
BMPs, as supplemental designs at time of subdivision plan submission, subject to
the approval of DPWES and Urban Forest Management (UFM). Any minor
deviations to the location and size of the proposed facilities shall not result in any
additional clearing and grading of the Application Property beyond the limits of
clearing and grading shown on the CDP/FDP, nor require an amendment to the
CDP/FDP or these proffers. Any areas identified as a pond, but not utilized for
stormwater management as a result of waivers or modifications, shall remain as
open space. In order to restore, as nearly as practicable, a natural appearance to
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the proposed stormwater management pond, the landscape plan submitted as part
of the first and all subsequent submissions of the subdivision plan shall show the
restrictive planting easement for the pond and the maximum feasible amount of
landscaping that reasonably will be allowed in the planting areas of the pond
outside of that restrictive planting easement, in keeping with the planting policies
of Fairfax County. The Applicant shall install said landscaping in accordance
with said plan, subject to DPWES and UFM approval.

Housing Trust Fund Contribution: At the time of issuance of the first building
permit, a contribution shall be made to the Fairfax County Housing Trust Fund of
in the amount of 0.5% of the projected sales price of each single family dwelling
to be constructed. The amount of said contribution shall be determined by the
Department of Housing and Community Development.

Covenant on Use of Garages: A covenant shall be recorded which provides that
garages shall only be used for a purpose that will not interfere with the intended
purpose of garages (e.g. parking of vehicles). This covenant shall be recorded
among the land records of Fairfax County in a form approved, by the County
Attorney prior to the sale of any lots and shall run to the benefit of the
homeowners’ association, which shall be established, and the Fairfax County
Board of Supervisors. This restriction shall be stated in the HOA documents, and
initial purchasers shall be advised of the use restriction prior to entering into
contract of sale.

Energy Conservation: All homes constructed on the Application Property shall
meet the thermal standards of the CABO Model Energy Program for energy
efficient homes, or its equivalent as determined by DPWES, for either electric or
gas energy systems.

Architecture: The architectural design of individual units shall substantially
conform to the architectural style of the elevations shown on the CDP/FDP. The
exterior facade materials used on all four sides of the units shall be either brick or
a cementitious siding material, or some mix thereof.

Specialty Paving Treatment: The Applicant reserves the right to install specialty
paving materials within the sidewalk, subject to the approval of DPWES. The
materials may include but are not limited to brick or concrete pavers.

Trail Connection: The applicant shall provide a trail connection from the cul-de-
sac on Bannerwood Drive to the Pine Ridge Park trailhead, as shown on the
CDP/FDP. This trail extension shall be approved by the Park Authority’s Trail
Coordinator prior to subdivision plan approval. If the Park Authority does not
approve this trail extension, then the Applicant shall escrow funds, with Fairfax
County, in the amount of the estimated construction of the trail extension, for
construction of other trails in the Mason District. The amount of this escrow shall
be determined by DPWES in consultation with the Fairfax County Park
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Authority.

Archaeological Study: In the event that the results of the Land Disturbance
Assessment submitted by the applicant is not approved by the Fairfax County
Park Authority prior to subdivision plan approval, the Applicant shall provide one
(1) copy of a Phase | Archaeological Survey of the Property to the Park Authority
Cultural Resource Management and Planning Branch within thirty (30) days of
the study or survey completion prior to any land disturbing activity. If potentially
significant archaeological resources are discovered, Phase Il testing and Phase |11
data recovery may be recommended by the Park Authority Cultural Resource
Management and Planning Branch. If recommended by the Park Authority
Cultural Resource Management and Planning Branch, Phase Il and Phase 11 level
studies shall be completed by the Applicant, and copies of subsequent studies
shall also be forwarded to the Park Authority Cultural Resource Management and
Planning Branch within thirty (30) days of the study or survey completion. In the
event that the results of the Applicant’s Land Disturbance Assessment are
accepted by the Fairfax County Park Authority, no further studies outlined in this
proffer shall be required.

Right-of-Way Dedication: At the time of subdivision plan approval or upon
demand, whichever occurs first, the Applicant shall dedicate to the Board of
Supervisors right-of-way approximately 30 feet from the centerline of Holly Road
and approximately 25 feet from the centerline Bannerwood Drive, as generally
shown on the CDP/FDP. The Applicant reserves density credit for all dedications
of right-of-way, land, or facilities required in connection with these proffered
conditions pursuant to Section 2-308 of the Zoning Ordinance.

Frontage Improvements: Subject to VDOT and DPWES approval, the Applicant
shall construct frontage improvements to Bannerwood Drive and Holly Road, as
shown on the CDP/FDP.

Public Access Easement: A public access easement in a form approved by the
County Attorney shall be placed on the private streets and sidewalks within the
approved development. The requirements of this Proffer Condition shall be
disclosed in the HOA Documents.

Parking: There shall be no parking of vehicles on the private street within the
development. This restriction shall be stated in the HOA documents, and initial
purchasers shall be advised of the parking restriction prior to entering into
contract of sale.

Retaining Walls: Retaining Walls shall be covered with stone and/or brick and
shall be a maximum of 3 feet above finished grade, as shown on the CDP/FDP.

Fences: A board-on-board fence with brick piers interspaced 16 feet on center
shall be constructed along the northern property boundary with a maximum height
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of 6 feet above finished grade that shall taper to a maximum height of 4 feet
above finished grade in the front yard along Holly Road and Bannerwood Drive,
as shown on the CDP/FDP.

Escalation: The monetary contribution amounts stated in these proffers shall be
adjusted by increases to the Marshall and Swift Building Cost Index, or a similar
objective source, from the date of the Board of Supervisors' approval of this
rezoning application to the date of site plan approval.

Temporary Signs: No temporary signs (including “Popsicle” style paper or
cardboard signs) which are prohibited by Article 12 of the Zoning Ordinance, and
no signs which are prohibited by Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2
of the Code of Virginia, shall be placed on or off-site to assist in the initial sale of
homes on the Application Property. Furthermore, the agents and employees
involved in the marketing and sale of the residential units on the Application
Property shall be directed to adhere to this proffer.

Construction of Improvements: All of the improvements described herein shall be
constructed concurrent with development of the Application Property.

Temporary Cul-de-Sac. Bannerwood Drive improvements shall terminate in a
temporary cul-de-sac as shown on the CDP/FDP. “No Parking” signs shall be
posted and applicant shall post a cash escrow in an amount to be determined by
the Director, DPWES for removal of said temporary cul-de-sac at such time as it
may be required.

Successors and Assigns. These proffers will bind and inure to the benefit of the
applicant and all successors and assigns.
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Date: By:

Deborah A. Halling



OWNER OF
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PAULINE V. GRAY REVOCABLE TRUST

Date: By:

Pauline V. Gray, Trustee



Date:

CONTRACT PURCHASER:
BANNERWOOD INVESTMENTS, LLC

By: The Young Group, Inc., its Managing
Member

By:

Robert A. Young, President



DEVELOPMENT CONDITIONS
FDP 2005-MA-014

April 12, 2006

If it is the intent of the Planning Commission to approve Final
Development Plan Application FDP 2004-MA-014 for residential development
located at Tax 59-2 ((1)) 8, 9, 10 and 11, staff recommends that the Planning
Commission condition the approval by requiring conformance with the following
development conditions:

1. Development of the subject property shall be in substantial conformance,
as defined by Section 16-403 of the Zoning Ordinance, with the Final
Development Plan entitled “Bannerwood Estates,” prepared by Walter L.
Phillips, Inc, dated March 18, 2005, as revised through March 29, 2006.
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