APPLICATION ACCEPTED: March 8, 2006
PLANNING COMMISSION: September 15, 2010
BOARD OF SUPERVISORS: September 28, 2010 @ 3:30 P.M.

County of Fairfax, Virginia

September 8, 2010
STAFF REPORT

APPLICATION RZ 2006-LE-010

LEE DISTRICT
APPLICANT: Ramada Family, LLC
PRESENT ZONING: R-1, C-5, HC
REQUESTED ZONING: C-2, HC
PARCEL(S): 81-3 ((5)) 10
ACREAGE: 41,554 square feet
FAR: 0.22 (8,991 gross square feet)
OPEN SPACE: 43.9%
PLAN MAP: Office
PROPOSAL: To rezone from the R-1 District and C-5

District to the C-2 District to permit office
development within a Highway Corridor
Overlay (HC) District.

STAFF RECOMMENDATIONS:

Staff recommends approval of RZ 2006-LE-010 subject to the draft.
proffers contained in Appendix 1.

Staff recommends approval of a modification of the transitional screening
requirement along the northern property line to allow a 10-foot wide planting area and
6-foot high brick/architectural wall as shown on the GDP.

St. Clair Williams

Department of Planning and Zoning

Zoning Evaluation Division

12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5509 ;
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Staff recommends approval of a modification of the transitional screening
requirement and waiver of the barrier requirement along the eastern property line to that
shown on the GDP.

Staff recommends approval of a modification of the transitional screening and
barrier requirements along the western property line to allow the existing vegetation and
supplemental planting, as shown on the GDP.

It should be noted that it is not the intent of the 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.

The approval of this rezoning does not interfere with, abrogate or annul any
easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application.

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
é\ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).




Applicant: RAMADA FAMILY, LLC

Rezoning Application

Accepted: 03/08/2006

RZ 2006-LE-010 ¥
Proposed: COMMERCIAL
Area: 43,554 SF OF LAND; DISTRICT - LEE
Located: WEST SIDE OF GROVEDALE DRIVE

APPROXIMATELY 900 FEET SOUTHWEST OF
ITS INTERSECTION WITH FRANCONIA ROAD

Zoning: FROM C-5 AND R-1 TO C-2
Overlay Distt HC
Map Ref Num: 081-3- /05/ /0010
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2
= 1 Beulah Street
Rt. 613

. ® . Applicant: RAMADA FAMILY, LLC
Rezoning Application
Accepted: 03/08/2006
RZ 2006-LE-010
Proposed: COMMERCIAL
Area: 43,654 SF OF LAND; DISTRICT - LEE
Located: WEST SIDE OF GROVEDALE DRIVE
APPROXIMATELY 900 FEET SOUTHWEST OF
ITS INTERSECTION WITH FRANCONIA ROAD
Zoning: FROM C-5 AND R-1 TO C-2
Overlay Dist: HC
Map Ref Num: 081-3- /05/ /0010
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GENERALIZED DEVELOPMENT PLAN

RZ 2006-LE-010

FRANCONIA HILLS, SECTION 2, LOT 10
6320 GROVEDALE DRIVE

TM #0813-005-10

LEE DISTRICT
FAIRFAX COUNTY, VIRGINIA

SHEET INDEX
SHEET 1 COVER SMEET
SHEET 2 GENERALIZED OPMENT PLAN
SHEET J — ON-SITE DRAINAGE ATIONS /BMP DESIGN & DETALLS
SHEET 4 — OUTFALL COMPUTATION & CORRESPONDENCE
SHRT5-EXKSTWGOUTFALL.§TDRHMPMNWW{FMWFWMHM)
SHEET & — EXISTING OUTFALL STORM SEWER PLAN VIEW (FOR INFORMATION)
SHEET 7 — ADEQUATE OUTFALL NARRATIVE & BEULAH STREET STORM SEWER COMPUTATIONS (FOR INFORMATION)
SHEET H—MND?OIPE'P(AN

SHEET = EXISTING VEGETATION MAP & EXISTING TREE CANOPY SAVE
SHEET TU EXISTING TREE INVENTORY
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THE PROPERTY DELINEATED ON TMIS PLAN IS LOCATED ON FARFAY COUNIT [AX ASSESSMENT WA "GEORGETONN WOODS, SEC THREE
#1-3-{{5)) PARCEL 1O RECORDED IN DEED BOOK 12482, PAGE 758 (08 338z PAGE Jas2)
2 QENER RAMAM FAMLY, LC tor 8z Lor &1
3 PROPERTY ADDRESS: B1I0 CROVEDALE DRWVE
ALEOWORA, A 22710

‘_Mmmmmwmﬂmﬂmmmurmmm
NOT REFRESENT A FIELD RUN GOUNGARY SURVEY,

1Wmmmmsmm4mawmmyy
GALLIFANT, HAWES & JEFFIRS, LTD. PERFORUED IN JMNUARY 2003

& METTCN DANME USES 50"
7. E APPLICATION PROPERTY IS CURRENTLY JONED -1 AND C-5.
& PROPOSED STE JONE: ©-2.
L Mmmsmfmnumﬂrmmmmmszcm
THE ADOPTED PLAN RECOMMENOS DEVELOPMENT

COMPREMENSIVE WMWW
SNw- mm’m GROVEDALE OFFICE CENTER LOT 1
OWNER: GEY GROVEDALE LIMITED COMPANY, K,
wm“mmwmmmmmrmumm (0.5, 12386, PAGE 126) o
" mﬂmmhﬂmmmnmmulmmm
THE DEVELOPUENT AS SHOWN ON THE
12 STORMWATER MANAGEMENT: THE ENTIE SITE (5 LOCATED IN ACCOTMX WATERSMID A WAVER OF

cmsn'smrmmmluu‘mmnurxoruwm
SURMISSION BASED OW SITE CONDITIONS AND ADEQUATE OUTFALL.

1L ON-STE WATER QUALITY MEASURES (BEST WMANAGEMENT PRACTICES) REQUIREMENTS FOR THIS
DEVELOPMENT WILL BE MET i¥ ACCORDANCE WITH THE P¥M REQUIREMENT Y FILTERRA STRUCTURES.

14, MO PERMANENT EASEMENT HAANG A MOTH OF 25 FELT OR MORE ARE PRESENT ON TS
PROPERTY.

15 PHERE IS NO EVIDENCE OF CRAVE STES OR STRUCTURLS MARKING A BURWL SITE ON TNE SUBECT
PROPERTY.

16 MO FLOCD PLAIN OR EUC 1S PRESENT ON THE SUBUECT PROPERTY. THERE ARE NO DELINEATED
RPA'S ON THIS SITE.

” msﬂmuzmmmmmmmrmﬁ THE SAD
WLl B OEMOUSHED WTH THE FINAL DEVELOPMENT PLANS.

T8 DOELOPWENT WL COMMINGE UPON COMPLETION OF REQUSRED FARFAT COUNTY ALAN
PROCESSING AND APPROWN.

19 10 N BEST OF OUN KNOWLEDGE, NO STORAGE TANKS OR CONTANERS WIN HAZARDOUS OR Radc NOTE:
SUBSTANCES ARE KNOWN TO EXIST ON THE SUBJECT PROPERTY.
OFFSITE GRADING AND TREE REMOVAL
20 DEVMRONS 10 TNE SIZE, FOOTPRINTS AND LOCATIONS OF BULINNGS, DRNVE ISLES, WITH LETTER OF PERMISSION o

DMENSION
PARKING AND UNLTIES MAY OCCUR WITH FINAL ENGINEERING AND DESIGN 1N ACCORDANCE —_—
WTH THE C-2 JONE BULK REGULATIONS AND SETBACKS. £

71, THE PROPOSED DEVELOPENT CONFORMS TO' THE PROVISIONS OF ALL APPUCADLE ORDINANCES,
REGULATIONS. AN STANDARDS.

22 THERE ARE NO SCINKC ASSETS OR NATURAL FEATURES PRESENT OF THE PROPERTY WHICH WL
NEID TO B AND PROTECTED.

21 1D THE BEST OF OUR KNOWLEDGE AND BELEF, MO ADVERSY EFFECT IS PROVPTED LFON ANY OF
THE ADJOINING OR NEIGHBORING PROPERTIES BY THE PROPOSED DEVELOPMENT IMPROVEMENTS
24, THE SURIECT PROPERTY (5 LOCATED N HIGHWAY CORRIDOR OVERLAY OXSTAICT,

25 THE APPLICANT WL DEDICATE A 20" WDE STRW ALONG THE ENTIRE FRONTAGE OF TNE SUBJECT
PROPERTY FOR PUBLIC STREET AND RO.N. PURPOSES. I‘

26 AT FRAL DEVELOPAENT, Mm.in’mﬂl‘/)ﬂn(umm-rﬂm
CENTER LNE TO THE FACE OF CURR) ALONG THE PROPERTY FRONTAGE ON GROVEDALE

28 THE APPUCANT MEREBY PETITIONS THE BOARD 1O WMODFY THE TYPE-1 TRANSIMONAL SCREENING
MAD BARRER REQUIREMENTS ALONG THE EASTERW PROPERTY LINE DUE TO MINREOED  MaOACT

A THE SUBECT PROPERTY S LOCATED ACROSS AN EXISTNG 75700 WOE RICHT-OF -, THE COURTYARDS OF

A CONDONINTUN, PHASE 1
FOGHT-0F - Y. (0.8, 7800, PAGE 4A3)
:wmﬂmsmwlu FROM RIGHT-OF~WAY WITH OPEN SPACE WITH

29 THE APPUCANT MERERY PETTIONS THE BOARD TO MODKY THE TYPE § TRANSTIONAL SCREENING s PONER AT
AND BURRER REQUREVENTS ALONG THE WESTERN PROPERTT LINE 70 ALLOW EXISTMG VEGETATON (0.8 7378, PAGE 49)
PLANTING A5 SHOWN (N GOP. (WOTH NOT SPCOFED)

Lor 79 [} f \ /
\ SIIE TABULATIONS:
——— . “GEORYG| N W00/ SEC. T™™O ¢
— |1 O s, o8 / Preaee o oL €8
5 r ! LYT 48 LOT 48\ LOT 47 ‘\ Lor GROSS SITE AREA: 41,554 SF (0.9998 AC)
i & wra er wer \ Fi =
I 35° wat TYPE ¥ 1 s AR \ \\
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PARKING REQUIREMENTS:
REQUIRLD PARKING: 3.6 SPACE: 1,000 SF CROSS FLOOR AREA = 33 SPACES
mm»umm% VAN ACGESSIBLE -
A 22 stANDiRD sPaces HC SPACES = 34 SPACES
PROVIDED LOADING SPACES: | SPACES
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BMP FACILITIY DESIGN CALCUATIONS
‘Grovedale Drive, Lot 10
I WATER QUALITY NARRATIVE: Controlled by roof draina and sheet flow

o)
filterra

o S _ - - E
E
J to Filterra Structures, Sea design this sheet Filterra Standard Plan Notes F % .
| o IL WATERSHED INFORMATION ! m)
A H Lapuruciion & Inssallation s
s A. Each unit shall be constructed ot the locations and elevarions wceording 1o the sizes E
A r-lmnuu: :: :T: - shown on the approved drwings. Any modifications 1o the elevation or location shall s
A2 To Structure - o
A3 To Structure 8A. a0 011 sc R it By
Uncontrolied Ares o 047 ac llIrkfﬂm'hlw‘immwmﬂ!wﬂmwmmhm
A AS ‘Uncontrolied Ares (E1} 042 ac using the 254 wood provided, to prevent any contamination from the site. All internal
D Al Uncantrotisd Area 030 001 ac th-vinirfwll-dhkﬁinr'ﬂ-vﬂ“-ﬂ‘mr
4 s, { 5 AT Vinter Quaity Ares .30 0.00 ac
" v b A ¥ Al Uncontrolled Ares 030 010 se € The unit shall be placed on & compacicd sub-grade with & minimum 6-inch gravel base
X 5, q i A Uncontrolied Area .80 002 ac msiching the final grade of the curbs fine in the ares of the unit. The unit s to be
v - 3 200 0.00 8c that the unit and top slsb match the grade of the curb in the area of the
) £ £ 0o 0.00 s unit. Compact tub-grade maserisls 1o 95% of masimam demsity m +1- ] g
8 B 8 EF PART 2: COMPUTE THE WEIGHT AVERAGE "G~ FAGTOH THE SITE 2% of optimum moisure. Unsitable material below sub-grade shall be replaced 1o ELT3)
¥ " () 0.9999 ac the site angineer's approval. GHJ/ROA
! : L B Suarwa Cosigraton T ; [T
% 3 A To Structurs 8A aro D1aw 0. Outlet connections shall be afigned and seaied t meet ihe approved drwings with o
§§ e To Structurs 68 o 04391 ‘modifications necessary o meet site conditions wnd local regulations.
) - ! & A3 To Structurs 8A e 0.0881 b
Ea At Area [ o148t . Once the unit ia set, the intemal wooden forms end protective mesh cover must be left K
4 ——— y F it il At 01 0.0380 intect, Remove only the temporury woaden shipping blocks between the box and top N p——
3 2 Al Uncontrolied Arsa 0.30 0.0038 winb, The top i should be sealed onto the box section before back filling, using & non- CHEaED W
1 AT Water Quality Ares 0.00 00241 shrink grout, bulyl rubber or similar waterproof senl. The boards on 1op of the lid and
e as jncontrolied Ares  0.30 0,008 CROSS SECTION boards sealed in the unit's throat must NOT be removed. The Supplier (Americast or =
n i by it muthorized dealer) will remove these sections ot the time of activation. Back filling i
A Uncontrolled Area 080 b 333
0.00 0.0000 whould be porformed in a careful manner, bringing the approprinte fill materinl up in i
0.00 0.0000 i AR v Rt 67 lifts an Wi sidex. Precast sections shall be set in 3 manner that will resukt in & 2] §g
A-5 T e Co T = vt bt I W bt et of Filtern® anit shall conform 1o ASTM g-ﬁ
4o B~ o bl LIERIGATE | murmmmss et riowmane ® e E T e =
3 FIL in documents. 3
C=0. €] WEIGHTED AVERAGE “C* FACTOR byl /AMD OULET PIPE RELATIONSHIP _;_ﬁnmj d @ e n conmet * 14 3‘!
o 1 PART 3 COMPUTE THE TOTAL PHOPHORUS BEMOYAL FOR THE SITE = = T Fie® v ] s Iy il Ei
2 : 1 Fiterra is #1 n greater clevation than the flow-line of the structure or
| o Sub - area n—-l Arsa  “C" Factor Product el (drop imket, curb cut or similas). Fallure 1o comply with this guideline may couse EE
(n-m-upwumu-.-c'!mm-(wrwrm'c‘} e s et . ® 3
i o | omr.m'mmmmwmumumurmnm B
P, " weather. T through & mped sysem, §g§
v 10 “ Fillers Swucturs 65 55 o (e o orongh the roe . &
1 - ™ 3 A3 Flteos Structurs A 55 33”
¥ pt Ad Not controiied ] 047 1S o0
% At Not controtied o 012 oesrm 08 @ 2§
4 L s Mot controtied H 001 oAt 00 553
0| S AT Watar Quality Aras 100 008 1 &8 4
. . Al et cantrolied [] 040 DasTH 00 e T ' tE"&
Y as Not controlied 0 002 tAn2 00
] 000 '-"”: :: A. Activation af the Fiern® unit i pnnmmd ONLY by the Supplier. Purchaser s
3 0.00 — respansible for Filiera® inlet protection and subsequent clean oul cost, This process
cwnnot commenca umil the project site is fully stabilized snd clewned (full
landscaping, grass cover, final paving and sireet sweeping completed), upm-. the V3 SR
chance of eonstruction malerials contaminating the Filterrs® sysiem. Cure shall be 12/17 /08
% uiudwin.rwmﬁlmmhﬁwum:pmnmmdwppllm
f l o 1, Activation includes instaltation of plani(s) snd mulch [nyers a3 necessary.
Bioteiention Bystams Insludrd Maintenance
 GuichSizing Tabie
(Eox P i A P e VAGHL A Dok sierecty inlod ¥Wcsalh ik . 1wl Ny o Sapgilts, i &
Supplics approved contractor for 8 minimum period of | year. The eost of this service
I 10 be included in the price of each Fikierrs® unit. Extended maimensnce contracts
Ot #1pe e available at extra cost upon request.
fawt) merva)
B. Amnual included maimenance eonsists of a maximum of (2) scheduled visit. The virits
alior et Al « SORIS PVC e acheduled ; the spring visit sims 10 clean up after winder loads that may
andornm azwals o BOR-38 PVC -mmmﬂ—tmﬂﬂwkmhr—m-Uumhrm &
Sanosrs ten weow + soR3s v @
o0 B o AxiZ o0 12w [  50R-35 PVe €. Each Inchuded Mai visit consists of g tasks. a
Gx10 or 100 [T * 80R35 PvC T e S [
ilherea®
Biteitd el (2, el iuad 2. Foreign debris, ailt, mulch & wash removal & w)
Tata or 13aT Gma s  soR.as e 3. Filer media evaluation and recharge as necessary PP i "
4. Plaot health evahumtion and pruning or replncement as necessary o
GROVEDALE DRI 5 oy p——— " w = z
._....l!ll-!....____,___,,l‘-- e 6 Disposal of all mainienace refuse hems 5| r=. §
1. bt Vi s s e oy, e o i g T - T 7. Muintenance records updated and mored (reports avallable upon request) = b 11
e LPEARE R e . ) s
s s P T s ot 0w D. The beginning and ending date of Suppliers obligation to mainain the instalied = =3 E
- e Fon cLARTY, sysiem shall be determined by the Supplier at the time the sysiem is aelivated. Owners H ZO w2
s oo e I e o \ it must promply notlfy the Supplier of tny damage 1o the plank(s). which consituiels) tlo= ,_‘5§
! - g an integral pant of the bioretention technology. [s} O'—ﬁﬁ
GRoSS STE AREA: 433540t (0:99909¢) —— SRS — L |=0EE
EXSTING CONDITION PARNING LOT AREA: 16,4318 s g L %
BULDING FOOT—PRINT, 4,7658f NOIES: z o &
ASHALT SURFACE: 475! oonc, SmEWL 1,634 . P o 1 - <
conC. e (5% RETAMNG WaLL: 345af o SEE STORMWA ALL NARRATVE ON SHEET 4 & (L
e 1Lt o L, . ADEQUATE OUTFALL COMPUTATIONS ON SHEET
TOTAL EX. MPERVIOUS ARCA 1.883sf @ .80  mopy pERVIOUS AREA: 185483 © o SEE MINIMUM STORMWATER INFORMATION CHECKLIST ON SHEET 4. B
TOTAL FERVIOUS AREA: 41,6693¢ @ 0.30 p \ I « SEE BUELA STREET EXISTING STORM SEWER OUTFALL @
- Greaer POROANILD Ot TN 7 ALRAST o cowmacron) COMPUTATIONS ON' SHEET 7. L I
ooz FALTERRA LRI GG e S F
NRjmis i AR SIR. 20X _SIZE QUILET PIPE
B e s as=r.o0cts 4 021 axs" 47 SOR-J5 P rommsmanem | UM e 2 007
O 1) 0. 95580 X3 7.2 72, 40t &8 o0.16 STD. 66" 4° 5DR-35 PVC e 8- [em tas ROGE
5 0.11 84’ ROOF-DRAIN 6~ SDR-35 PVC [ERIEAGT, | S rmuca rremase uner E=H|
FILTERRA BOX E ‘Woor oAAm cowrgunamion | TILLENTT

oA WITH & PYCPIPEDIN o Yot
l JOF 10
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[ — = STORM SEWER DESIGN COMPUTATIONS i 3
- GAAN T WO TG X AT YW OF CONGENTRATGN T Tele) | DESGR ) —— 13-
z PREN | GORIT, Te | TME | Accum| | PIPE | SLOPE x| v | UPPER | Lowen Tor
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o T = {1 70 M ATF ) - {
8-2 MH - E
51 [ s 945 24| 00884 22.863 = ™
51 ] i lamice
[ |58 wH == 7393 | 43 [004s3 78.00 =3 g 3
B 0 . &= — — _— e \
S6] W o 7395 | 42 |.0081) B4 55 o | X
52} [ — =] — - I 4 | 5
5-10] wH 7395 | a2 | 0080 8387 = k. g
5-19] [ = =} ‘ e,
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. =k by g
612 wH = 7385 | 42 |.00588, 8250 i‘ &h -y
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528 = 9331 | 60 |.00743] Z41.66] » g
== [EE st R ul ¢
518 = 9331 80 |0484 15489 Lok i / Tl
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i e 95.18 | 80 | 00531 m.u! iy %“__ QAT e Ty
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; '\qi Z 5 -
NOTES: E’Q T NN 2K 4&# i | === -
«  FOR EXISTING STORM SEWER OUTFALL PLAN VIEW SEE SHEETS 5 AND 6. A A el L=
« FOR BEULAH ROAD STORM SEWER DESWGN CMART BY VDOT, SEE SHEET 7. o - "l.:‘ —
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7 2 s
Subject:  Muads Family LLC, §320 Grovedale Drive, Frojecs RZ 2006-LE-010, Tax Map — =
e L s - 44

Refereace:  Your Leter Duted November |, 2006

Diear M. Jaboori:

MINIMUM STORMWATER INFORMATION FOR REZONING, SPECIAL EXCEPTION,
SPECIAL PERMIT AND DEVELOPMENT PLAN APPLICATIONS

inthe il d %mwmul‘mu’dwm FPM6-
0202.9A(4) e 2006-2007 Counity Map of Watersheds shav the subject peoperty compictcly
within the fgue Crek Watershed. bn stieched Mol searsenty
" Fafiure 1o adequninly rewuit in a delmy
The morm sewer sysiem propased with the rexoning diverts the stermwaics rumf within Do Sppontan.
Croek watershed. Provide s hurrative related ta the proposed diversion on the Ceneralizs he st
g bow & chaage n deainage oy the Director “Speciel Perotn (8011 22 8.2L) Specil Exoaphons (.01 25 6 71
i nccordance with fhe provisions of PFM 60202 2A(1}, (2). [3) sad (4) Custe Sctuitaon (401513 8 1) Cormeverein Pt Ciabicts (8622 24 (17) & (1))
Deveiprowrt Piar PG Diveis (16:302 1 8 4L) PG Pien (18-990 1€ 8 10)
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= R w00y
Oz
pienpeiye-say
S
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Mame' Orete wwe  Ofelearwa  Dravage Fomtpried Biorage Tpord dam
TReANS. secesd (nws) served (owe) Wwe (b} woa () Voume () beiht ()
T S, e . e s
Works and Enviennmentel —_— e -
e —— = g
e byl it 501 @ o ;
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ADDITIONAL RUNOFF DUE TO THE PROPOSED DEVEL!

ADREQUATE OUTFALL NARRATIVE

STORMWATER RUNOFF GENERATED BY THISPROPOSED DEVELOPMENT OUTFALLS BY WAY OF SHEET FLOW AND CLOSED STROM SEWER PIPE SYSTEM CAPTURED BY ON-SITE CA
PROPERTIES. UNDER CONDITIONS,

EXISTING CONDITIONS, DISCHARGES NORTHERLY BY WAY OF SHEET FLOW THROUGH LOWER LYING
MYGFWHOWNWMCMNMMWM OUTFALL.
IS CONNECTED TO THE EXISTING BEULAH STREET

O BOTH THE EXTIE DEULAT STREET STORM SEWER SYSTEM AN THE CONERETE
EXTENT OF ROVIEW (SEE SHEET 4 OF 9).

THE SITE RUMNGFF DISCHARGED NORTHERLY IS BY WAY OF SHEET FLOW, THE VAST MAJORITY OF WHICH IS FROM ON-SITE OPEN SPACE AND ALONG ITS NATURAL/EXISTING OUTFALL, DOES ULTING IV
PARCELS AND DOES NOT RESULT IN FONDING OF WATER ALONG (TS PATH AND THROUGH THE LOWER LYING PARCELS, IN ACCORDANCE WITH THE SECTION 6-202.6 OF THE

CONCENTRATION UPON ANY OF LOWER LYING
PFM, AND [T IS CONSIDERED ADEQUATE.

A_STORMWATER DETENTION
mmu‘rm DETENTION IS NOT FEASIBLE.
CHAMBERS. THE EXISTING SITE SOIL TESTING PROVED WSWFABLE
SYSTEMS ACCEPTABLE TO FAIRFAX HOWEVE!

BEEN MADE IN EVALUA mmmus FMOM- u“r.‘:mm,ml}oﬂva

PLACEMENT ON THE PROPERTY IN ORDER 10 ACCOMMODATE FOR AN UNDERGROUND DETENTION CHAMBERS
L‘mmrmwsr 0S.  THEREFORE, WITH ADEOUATE OUTFALL FOR THIS DEVELOPMENT A WANER OF ON-SITE
SITE PLAN SUBMITTA

THUS, AS THE PROPOSED SITE COMDITIONS
mmmmm.wummnowmmmmmmsumwmraﬁmm
PONGING S RESULTING ALONG THE PARCEL BOUNDWRIES, AND AS THERE IS OVERLAND RELIEF WITH

PFM STANDARDS,

RESULT IN NO CMANGE IN THE TOTAL DRANAGE AREA OF TS WMAJOR WATERSMED (AGCOTINK GREEK), AND
. AND

WSWSWWJUSWGUETUWM MAWHIW&MDU‘TMLMHRWSHSMMMSW GROVEDALE  DRIVE,
EXTENSIVE EFFORTS mwmmsmmﬁwumzmuwm

THERE IS ADEQUATE CAPA
NO EVIDENCE OF FLOODING: IT IS OUR OPINION THAT THE SITE HAS ADEGUATE OUTFALL M

PROPERTY, UNDER
TIONS,

NORTHERLY, 8Y
Y. THE

TO UNDERGROUND CHAMBERS WITH AS 5] " AND OTHER
HI.STBEMPRIGRTDMMRGJNGM—WMOMmmfmﬁmmwdeMlMﬁm

WA AND
WL RESMTW EXCESSVE AND WS‘I'E ENTRANCE S(OPS HOVACUEPTABI TO VDOT AND THE ﬁ‘AMF
STORMWATER MANAGEMENT REQUIREMENTS WiLL QUESTED AND JUSTIFIED AT THE TIME OF

PACITY iN THE EXISTING STORM SEWER
AS THERE IS NO ADVERSE IMPACT UPON LOWER LYING PARCEL AND NO WATER
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION

The applicant is proposing to rezone the subject property from the R-1 (Residential;
1 du/ac) District, C-5 (Neighborhood Retail Commercial) District, and Highway Corridor
Overlay (HC) District to the C-2 (Limited Office) District and HC District in order to develop
a 8,991SF), two-story office building with a floor area ratio (FAR) of approximately 0.22.
The maximum height of the proposed structure is 28 feet. Thirty-four (34) parking spaces
are provided (33 spaces are required), and 43.9% open space is proposed (20% is
required). The proposed development will have direct access to Grovedale Drive.

A reduced copy of the proposed Generalized Development Plan (GDP) is included in
the front of this report. The applicant’s draft proffers are included as Appendix 1. The
applicant’s affidavit is in Appendix 2 and the applicant’s statement of justification regarding
the application is included as Appendix 3.

LOCATION AND CHARACTER

The subject property is located at 6320 Grovedale Drive, along the west side of
Grovedale Drive approximately 900 feet southwest of the intersection with Franconia Road
within a larger triangular-shaped area bounded by Grovedale Drive to the west, Franconia
Road to the north and Beulah Street to the east. The subject property consists of 41,544 SF,
zoned R-1, C-5, and HC. The site contains a vacant single-family detached dwelling, garage,
and is characterized by dense deciduous vegetation. Community serving retail, office uses,
and residential use characterizes the remainder of the surrounding area.

SURROUNDING AREA DESCRIPTION
Direction i Use Zoning | Plan
Place of Worship
North | (Springfield VA Congregation of = C-3 & R-1 Office
. Jenvalve Vitmsens) . I
Office |
South | (Courtyards of Alexandria) | C2 Office
. Offce | ¢c5 | ]
East | | Office
j et gl 200 0 NuserySehool @=Z0 | R4 .
. Residential, Single-family attached . -
West | . R-8 Residential; 8-12 du/ac
| (Georgetown Woods) |
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BACKGROUND
Site History
The existing single-family detached dwelling on the site was constructed in 1964.

There have not been any previous rezoning or special exception applications filed
for the subject property.

COMPREHENSIVE PLAN PROVISIONS

Plan Area: Area |V, Springfield District
Planning Sector: S9-Beulah Community Planning Sector
Plan Map: Office

The Fairfax County Comprehensive Plan, 2007 Edition Area IV, Springfield
Planning District, Amended through April 6, 2010, Page 104 states:

Transitional low-rise or townhouse-style office use up to .35 FAR is planned for Tax
Map 81-3 ((05)) 9, 10, 10A, ((34)), and ((38)) along Grovedale Drive provided the
following conditions are met:

- Substantial consolidation of the parcels to effect a coordinated, attractive and
well-designed development. Such development should be designed to be
compatible with the surrounding residential community and no direct access
should be provided to Beulah Street; and

» Landscaped screening should be provided in the buffer zone for those properties
surrounding the subject property. This includes the Georgetown Woods
townhouse development on Gildar Street and the low density neighborhood
across Beulah Street. The landscaped screening should contain an effective
mixture of shrubs and trees together with a fence of at least six feet in height
between the planned office and existing townhouse development. Such fence
should be placed on the inside edge of the buffer zone.

ANALYSIS
Generalized Development Plan (Reduction at front of staff report)

Title of GDP: Franconia Hills, Section 2, Lot 10
(6320 Grovedale Drive)

Prepared By: KJ & Associates
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Original and Revision Dates: December 17, 2009 as revised through
September 1, 2010.

GDP Franconia Hills, Section 2, Lot 10 (6320 Grovedale Drive)

Sheet # Description of Sheet

10f 10 | Cover Sheet - Vicinity Map, Sheet Index

2 of 10 | Proposed Site Layout and General Notes

3 0of 10 | On-site Drainage Computations/BMP Design and Details
4 of 10 | Outfall Computation and Correspondence

50f 10 | Existing Outfall Storm Sewer Plan View

6 of 10 | Existing Outfall Storm Sewer Plan View

7 of 10 | Adequate Outfall Narrative and Beulah Street Storm Sewer
Computations

8 of 10 | Landscape Plan
9 of 10 | Existing Vegetation Map
10 of 10 | Existing Tree Inventory

Site Layout. The application proposes an 8,991 SF, two-story office building with a
floor area ratio (FAR) of 0.22. The GDP depicts the office building located in the
eastern portion of the site, oriented towards the northern boundary of the site. The
maximum height of the proposed structure is 28 feet. Thirty-four (34) parking
spaces are provided (33 spaces are required), and 43.9% open space is proposed
(30% is required). The majority of the parking spaces are proposed along the west
side of the building and four (4) spaces are shown along the east side of the
building, near the Grovedale Drive frontage of the property.

Access. Vehicular access to the site is proposed off of Grovedale Drive. The GDP
depicts a five (5) foot wide sidewalk along the frontage of the site which connects to
a five (5) foot wide sidewalk providing access into the site near the Grovedale Drive
entrance to the property. The proposed five-foot wide sidewalk along the frontage
of the site is shown to connect to the existing 4-foot wide sidewalk along the
frontage of the property directly to the north of the site. The frontage improvements
shown include right-of-way dedication up to a width of thirty-five (35) feet from the
existing centerline of Grovedale Drive, and the provision of an interparcel
connection to the adjacent property to the north.

Open Space. Open space is provided mainly in the western portion (rear) of the
site, which abuts the Georgetown Woods subdivision. Additional open space is
provided along the northern periphery of the subject site and in the southeastern
corner of the site, totaling 43.9% of the subject property. The GDP depicts tree
save area along the western boundary of the subject site. Landscaping consisting
of native deciduous trees, large and medium evergreen trees, and shrubs is
provided along the boundaries of the subject property.



RZ 2006-LE-010 Page 4

Stormwater Management (SWM) and Best Management Practices (BMP). Three
Filterra units and a conservation easement in the western portion of the site are
depicted on the GDP to provide the BMP (water quality) measures for the proposed
development. No SWM facilities are depicted on the GDP. The applicant will be
requesting a waiver of SWM measures at the time of site plan review.

Land Use Analysis (Appendix 4)

The Comprehensive Plan envisions that the subject area be developed with
transitional low-rise or townhouse-style office use up to .35 FAR, subject to site-
specific conditions regarding consolidation and adequate buffering.

Use and Intensity

The proposed 8,991 SF, two-story office with an FAR of 0.22 is in conformance
with the land use (low-rise or townhouse-style office) and intensity (up to .35 FAR)
recommendations of the Comprehensive Plan. The applicant has proposed a
proffer which states that the gross square footage on the site shall not exceed
8,991 SF and the FAR shall not exceed 0.22. With this proffer, staff believes that
the use and intensity recommendations of the Plan have been addressed.

Parcel Consolidation

The Comprehensive Plan language covering the subject site recommends
substantial parcel consolidation in order to achieve a coordinated, attractive and
well-designed development, and that all new development should be designed to
be compatible with the surrounding residential community. The adjacent property to
the north is developed with an existing church constructed in 1977, and the
adjacent property to the south is developed with the Courtyards of Alexandria office
development, constructed in 2001. Given the recent development of those
properties, staff believes that the application property could be developed without
consolidation of other adjacent properties, and that the proposed development is
designed to function in a coordinated manner with neighboring development.

Adequate Buffering

The Comprehensive Plan recommends that development in the subject area
provide landscaped screening in the buffer zone for surrounding residential
properties, including the Georgetown Woods townhouse development on Gildar
Street. The Georgetown Woods development is located to the west of the subject
property. The GDP depicts a 35-foot wide transitional screening area and a 5-foot
high barrier along the western boundary of the site. A tree save area is also
depicted in the western portion of the property in order to buffer the site from the
residential development. Staff believes that the applicant is proposing adequate
screening to the adjacent residential uses.
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Environment (Appendix 4)

Green Buildings

The Comprehensive Plan, Policy Plan encourages the application of energy
conservation, water conservation and other green building practices in the design
and construction of new development and redevelopment projects. While the subject
property is not in location where LEED certification or an equivalent certification
would be expected, staff has encouraged the applicant to pursue third party green
building certification.

The applicant has not proposed a committed to LEED certification or an equivalent;
however, the applicant has proposed proffers which include a number of green
building measures. These commitments include, consulting with a LEED accredited
professional in the design of the building, water efficiency and energy efficiency
measures for the proposed construction, construction waste management, indoor air
quality measures, and low emitting materials. Staff believes that these commitments
are in conformance with the Policy Plan recommendations.

Transportation (Appendix 5)

Site Access

Fairfax County Department of Transportation staff reviewed the application and
recommended that the proposed site access be redesigned (pulled back) to allow
for better vehicular turning movements into the site, and that the proposed site
entrance to Grovedale Drive be designed and constructed to VDOT standards.

The applicant has revised the GDP to improve the vehicular turning movements to
the site and has proposed a proffer which states that the Grovedale Drive entrance
to the site will be designed in accordance with VDOT Minimum Standards of
Entrances to State Highways, as determined by VDOT. Therefore, these issues
have been addressed

Interparcel Access

The Fairfax County Department of Transportation reviewed the subject application
and determined that width of the existing service drive to the north is inadequate
and thus, it would be beneficial to provide direct access to the site from Grovedale
Drive. Staff strongly recommends that if the adjacent property to the north is
redeveloped in the future, with an improved service drive and a major access point
to Grovedale Drive, the Grovedale Drive access to the subject site should be closed
and access to the site should be provided via interparcel access. Staff further
recommends that the applicant provide access easements to allow for future
improvements to the service drive/interparcel access to the travel aisle of the
adjacent property to the north (Tax Map Parcel 81-3 ((5)) 10A).
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The GDP depicts direct access to the subject site from Grovedale Drive and an
interparcel access connection to the travel aisle of the adjacent property to the
north. The applicant has proposed a proffer which states that if future
improvements are made to the adjacent property to the north to provide a major
access point to Grovedale Drive, and improvements to the service drive up to the
subject property are made, the subject property’s direct access to Grovedale Drive
shall be closed. The proffers further states that applicant will work with the owner of
the adjacent property (Lot 10A) in an effort to obtain the necessary construction
and/or access easements to accomplish the improvements described above;
therefore, this issue is resolved.

Stormwater Management (SWM) and Best Management Practices (BMP)
(Appendix 6)

Water Quantity Controls/SWM

The subject property falls within the Accotink Creek watershed as well as within the
County’s Chesapeake Bay Preservation Area. The proposed development is
required to provide on-site stormwater detention or an approved waiver of on-site
detention is required per Section 6-0301.3 of the Public Facilities Manual (PFM).
The applicant is seeking to request a waiver during the site plan review process
and no on-site detention facilities are depicted on the GDP. Staff has
recommended that the applicant depict the location for any on-site detention
facilities in the event that the waiver is not approved in order to identify where an
on-site stormwater management facility would be located if required and to
preclude the need to apply for a proffered condition amendment (PCA) if an on-site
facility is to be provided.

The applicant has not revised the GDP to show on-site detention and has indicated
that due to the size of the site there will not be an opportunity to provide an on-site
SWM facility if the waiver is not approved by the Fairfax County Department of
Public Works and Environmental Services (DPWES). Therefore, if the waiver of on-
site SWM detention is not approved, the approval of a PCA will be required. The
adequacy of the proposed stormwater management, water quality measures, and
adequate outfall is subject to review by DPWES at the time of site plan approval.

Water Quality Control/BMP

The application originally proposed to meet the water quality requirements for the
site via the use of three Filterra units, and a water quality management area in the
western portion of the site. DPWES staff reviewed the application and determined
that commercial properties do not have water quality management areas and that
the perpetually undisturbed area in the western portion of the site should be
identified as a conservation easement.
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The applicant has revised the GDP to reference the perpetually undisturbed area in
the western portion of the site as a conservation easement; therefore, this issue
has been addressed.

Urban Forest Management (Appendix 7)

Tree Conservation Ordinance

The new Public Facilities Manual (PFM) requirements for tree conservation, Section
12, and Chapter 122 of the Fairfax County Code, as referenced by Sect. 13-400 of
the Zoning Ordinance, became effective on January 1, 2009. All land use
applications approved prior to January 1, 2009, have been grandfathered by

the Board of Supervisors. However, any applications submitted prior to

January 1, 2009, but not approved prior to January 1, 2009 are subject to the new
tree conservation standards. Since the subject application was submitted on

March 8, 2006, and remains pending, it must satisfy the new PFM standards for
tree conservation.

The GDP for the subject application included an existing vegetation map (EVM);
however, the previsously submitted EVM was not in conformance with Section 12-
0505 of the PFM and Chapter 112 of the County Code, as required by the Zoning
Ordinance. The EVM submitted with the GDP must accurately delineate all areas of
the cover types, and include all other required elements of the Zoning Ordinance
and Public Facilities Manual. Urban Forest Management Division (UFMD) staff
recommended that the applicant provide an EVM that depicts the location of any of
the cover types identified in PFM Table 12.2 and one that meets the requirements
of Zoning Ordinance and PFM. Furthermore, the information included in the EVM
should be utilized to provide a Tree Preservation Target level in accordance with
PFM Section 12-0507. Tree preservation target calculations and statements should
be provided with this application, as shown in PFM Table 12.3.

Resolution:

The applicant has revised the GDP to include an EVM (Sheet 9) and an Existing
Tree Inventory (Sheet 10), which identifies all of the coverage types, and provided
Table 12.3 on sheet 8 of the GDP, which shows that the tree preservation target for
the application property will be met. Therefore, this issue has been addressed.

Issue: Tree Preservation

Following the review of the previously submitted GDP, UFMD staff raised the
following issues regarding the “Tree Preservation/Tree Save Areas” identified in the
GDP:
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e 10-year tree canopy coverage appeared to have been taken for off-site tree
canopy that overhangs the subject property. Tree canopy coverage cannot be
taken for canopy that originates off-site as the applicant would not have any
control over the off-site tree cover. Preliminary 10-year tree canopy
calculations in accordance with PFM standards should be provided on the
GDP, demonstrating how the 10-year tree canopy requirements of the Zoning
Ordinance will be met.

e The limits of clearing and grading were shown to coincide with the southern,
western, and northern property boundaries, and were shown to go off-site for
a portion of the southern property boundary. The proposed limits of grading
would have impacted the off-site trees. Furthermore, the proposed off-site
grading appeared to affect some off-site trees and it appeared that they would
have to be removed. However, off-site grading and removal of off-site trees
cannot be done without the express written permission of the adjacent
property owner.

e Several trees were shown to be preserved within the transitional screening on
the western boundary of the site but shown to be within the area to be cleared
and graded, as the limits of clearing coincided with the property boundary.

¢ A white oak and American holly were shown to be preserved on the
southeastern portion of the site. However, grading was proposed within more
than 50% of the critical root zone of the holly and the oak. The limits of
clearing and grading needed to be adjusted to the drip lines of these trees,
which were proposed to be saved.

e Additional trees were identified on the site, which should be considered for
tree preservation.

¢ The maple shown to be preserved on the western property boundary was not
actually a maple but a mulberry. Canopy credit of 422 SF and a multiplier of
1.25 had been taken for this tree, which is an invasive species and the PFM
Table 12.8 does not allow any canopy credit for this tree. Canopy credit for the
mulberry needed be removed from the tree cover calculations.

Resolution:

The applicant has revised the 10-year tree canopy calculations to ensure that only
credit for on-site tree coverage is taken. The applicant has also revised the tree
canopy calculations to reflect the fact that a tree previously identified on the GDP
as a maple tree is a mulberry tree and therefore canopy credit cannot be taken for
this tree.
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The applicant has also revised the GDP show that the white oak and American
holly trees previously shown to be preserved in the southeastern portion of the
property will actually be removed due to the proposed limits of clearing and grading.
The GDP now depicts supplemental planting to be provided in this portion of the
site and the applicant has provided a draft proffer which states that supplemental
planting will be provided as determined by UFMD.

In addition, the applicant has revised the limits of clearing and grading along the
western boundary of the site to ensure that the trees shown to be preserved in this
portion of the site will not be impacted by the proposed development. Additional
trees to be preserved have also been indentified in the northwest portion of the site.

Finally, the applicant has provided a draft proffer which states that no off-site
grading and removal of off-site trees shall occur without the express written
permission of the adjacent property owner. With the changes to the GDP discussed
above and the proposed proffers, the tree preservation issues have been
addresses.

Issue: Interior Parking Lot Landscaping

The interior parking lot landscaping calculations included in the previously
submitted GDP are incorrect. Credit had been taken for the landscaping island
areas, not the 10-year tree cover canopy of the on-site trees that are providing
shade to the parking lot. Therefore, the application has not demonstrated
compliance with the interior parking lot landscaping requirements for the site. The
applicant should correct the interior parking lot landscaping calculations per the
requirements of article 12-0513 of the PFM.

Resolution:

The applicant has revised the interior parking lot landscaping calculations included
in the GDP to provide the correct calculations as identified in the PFM. Based on
the revised calculations provided, the interior parking lot landscaping requirements
have been met; therefore, this issue has been addressed.

Landscape Plan

UFMD staff has recommended that the applicant use Category |, Il, lll and IV
terminology to identify the trees to be planted on the site, and at a minimum provide
a plant schedule per Table 12.14 of the PFM, which includes the categories of
proposed trees, quantities, sizes and canopy coverage taken and total canopy
coverage provided. In addition, all of the symbols used on the Landscape Plan
needed to be identified in the legend.
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Resolution:

The applicant has revised the Landscape Plan to include a proposed plant
schedule in accordance with Table 12.14 of the PFM for the trees to be planted
along the northern and western boundaries of the application property. The
applicant has also revised the legend associated with the Landscape Plan to
identify all of the symbols included on the plan. Therefore, this issue has been
addressed.

The issues raised by UFMD staff regarding the tree conservation ordinance, tree
save areas, interior parking lot landscaping, and the Landscape Plan have all been
addressed with the revisions made to the GDP and the proposed proffers provided
by the applicant.

Sanitary Sewer (Appendix 8)

The proposed project is located in the Cameron Run (I-3) Watershed and will be
sewered by the Alexandria Sanitation Authority Treatment Plant. Based on the
current and committed flow, excess capacity is available in the Alexandria
Sanitation Authority Treatment Plant at this time. In addition, the existing 8-inch pipe
located in Grovedale Drive is adequate for the proposed use at this time.

Fire and Rescue (Appendix 9)

The subject property will be serviced by the Fairfax County Fire and Rescue
Department Station #405, Franconia

Fairfax County Water Authority (Appendix 10)

The subject property is located within the Fairfax County Water Authority Service
Area and adequate domestic water service is available at the site from an existing
8-inch water main located at the property. Depending upon the configuration of the
on-site water mains, additional water main extensions may be necessary to satisfy
fire flow requirements and accommodate water quality concerns.

ZONING ORDINANCE PROVISIONS (Appendix 11)

Bulk Standards (C-2 Zoning, HC)

Standard Required | Proposed

Lot Size | 20,000 SF | 41,554 SF

Lot Width B 100feet | 100feet |
Building Height . 40fet | 28feet |

| 30° angle of bulk plane,
but not less than 25 feet |

Front Yard
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Bulk Standards (C-2 Zoning, HC)
Standard Required \ Proposed
Side Yard | N/A \ 2 feet
Rear Yard | 25 feet - 17 ﬁ205 feet -
FAR | 0.50 0.22
Open Space \ 30%7 - 43.9%
Tree Cover \ 0% | 27% |
Parking Spaces | 33 [.;rkin_g sgace_siulu: - 34 paangispaaa_si N
Loading Spaces | 1 loading space | 1 loading space

Other Zoning Ordinance Provisions
C-2 District Use Limitations (Sect. 4-205)

In the C-2 District, all business, service, storage, and display of goods shall be
conducted within a completely enclosed building, except those accessory uses set
forth in Part 1 of Article 10, and special permit and special exception uses which by
their nature must be conducted outside a building.

The applicant is proposing to develop the subject site with a two-story office
building containing office and related accessory uses. The GDP does not depict
any outdoor storage areas on the site. All of the uses are proposed to be
conducted completely within the enclosed building. Staff finds that the proposed
application will meet the use limitations for the C-2 District.

Overlay District Requirements (Sect. 7-608)

In addition to the use limitations in the underlying zoning district(s), which are
discussed above, all uses within the Highway Corridor Overlay District (HC) are
subject to additional use limitations. An analysis of how the proposal satisfies
those limitations is provided below:

Such a use shall have access designed so as not to impede traffic on a public street
intended to carry through traffic. To such end, access via the following means may be
given favorable consideration:

(1) Access to the site is provided by a public street other than one intended to carry
through traffic, and/or

(2) Access to the site is provided via the internal circulation of a shopping center,
which center contains at least six (6) other commercial uses, or an office complex
having a limited number of well-designed access points to the public street system
and no additional direct access is provided to the site from a public street intended
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to carry through traffic over and above those entrances which may exist to provide
access to the shopping center, and/or

(3) Access to the site is provided by a functional service drive, which provides
controlled access to the site.

Vehicular access to the site is proposed directly from Grovedale Drive, which is a
public street. The frontage improvements shown include right-of-way dedication up
to a width of thirty-five (35) feet from the existing centerline of Grovedale Drive and
upon redevelopment of the adjacent parcel, interparcel access via an improved
service drive to the adjacent property to the north will be achieved. Therefore, this
standard will be met.

There shall be no outdoor storage or display of goods offered for sale except for

the outdoor storage or display of goods permitted at a service station or service
station/mini-mart.

A service station or service station/mini-mart is not proposed with this application,
therefore no outdoor storage or display of goods offered for sale will be permitted.

WAIVERS/MODIFICATIONS

Modification of the Transitional Screening Requirement along the Northern
Property Line

The applicant is seeking a modification of the transitional screening requirement
along the northern property line to allow a 10-foot wide planting area and 6-foot
high brick/architectural wall as shown on the GDP.

Par. 3 of Sect. 13-305 305 of the Zoning Ordinance states that the transitional
screening may be modified where the building, a barrier and/or the land between
that building and the property line has been specifically designed to minimize
adverse impact through a combination of architectural and landscaping techniques.
Staff believes that the proposed location of the building on the subject site, barrier,
and proposed landscaping will minimize any impacts the proposed development
would have on the adjacent property to the north (Lot 10A). Therefore, staff has no
objections to the requested modification and waiver, provided supplemental
landscaping is provided on-site to the extent feasible, as determined by UFMD.

Modification of the Transitional Screening and Waiver of the Barrier
requirements Along the Eastern Property Line.

The applicant is seeking a modification of the transitional screening requirement
and waiver of the barrier requirement along the eastern property line to that shown
on the GDP. The applicant is making this request on the basis that the proposed
building on the site will be setback 61.5 feet from the Grovedale Drive frontage of
the site with an open space area between the building and the eastern property
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line, and the adjacent properties to the east are located across Grovedale Drive.

Par. 3 of Sect. 13-305 305 of the Zoning Ordinance states that the transitional
screening may be modified where the building, a barrier and/or the land between
that building and the property line has been specifically designed to minimize
adverse impact through a combination of architectural and landscaping techniques.
Staff believes that the proposed location of the building on the subject site and
proposed landscaping will minimize any impacts the proposed development would
have on properties to the east of the site. Therefore, staff has no objections to the
requested modification and waiver.

Modification of the Transitional Screening and Barrier requirements Along the
Western Property Line.

Par. 3 of Sect. 13-305 305 of the Zoning Ordinance states that the transitional
screening may be modified where the building, a barrier and/or the land between
that building and the property line has been specifically designed to minimize
adverse impact through a combination of architectural and landscaping techniques.
Staff believes that the existing vegetation and supplemental planting will minimize
any impact the proposed development will have on the development to the west, in
addition, the location of the barrier has been modifies to allow for addition tree
preservation in this area in order to provide an adequate buffer to the adjacent
residential development. Therefore, staff has no objections to the requested
modifications.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

Staff has concluded the pending application which proposes an 8,991 SF; two-story
office building with an FAR of 0.22 is in conformance with the land use and intensity
recommendations of the Comprehensive Plan and in conformance with the applicable
Zoning Ordinance standards.

Recommendation

Staff recommends approval of RZ 2006-LE-010 subject to the draft proffers
contained in Appendix 1.

Staff recommends approval of a modification of the transitional screening
requirement along the northern property line to allow a 10-foot wide planting area and 6-
foot high brick/architectural wall as shown on the GDP.

Staff recommends approval of a modification of the transitional screening
requirement and waiver of the barrier requirement along the eastern property line to that
shown on the GDP.
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Staff recommends approval of a modification of the transitional screening and
barrier requirements along the western property line to allow the existing vegetation and
supplemental planting, as shown on the GDP.

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.

The approval of this rezoning does not interfere with, abrogate or annul any
easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application.

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.

APPENDICES
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APPENDIX 1

PROFFER STATEMENT

RZ 2006 LE-010
September 2, 2010

Pursuant to Section 2-2301(a) Code of Virginia, 1950 as amended, and subject to the
Board of Supervisors approval of the requested Rezoning from the R-1 and C-5 Zoning
District to the C-2 Zoning District, on property identified as Tax Map 81-3 ((5)) 10,
Applicants and Owners for themselves, their successors and assigns proffer that the
development of the property shall be subject to following proffers associated with this
application. In the event this application is denied, these proffers shall be null and void
immediately, and of no further force and effect.

1. Rezoning Development Plan Lot 10 shall be developed in substantial
conformance with the General Development Plan titled “Franconia Hills, Section
2, Lot 10” prepared by KJ & Associates consisting of 9 sheets, dated December
17, 2009, revised through September  , 2010.

2. Minor Modifications. Minor modifications from what is shown on the GDP
plan and these proffers due to the final site design or engineering may be
permitted pursuant to Section 16-403 (4) of the Zoning Ordinance. No building
shall be located closer than 61.5 feet from the front lot line.

3. Intensity.

a. Maximum Intensity The square footage and FAR shall not exceed a
maximum 8,991 square feet with a maximum FAR of 0.22. However, minor
building addition(s) may be permitted in accordance with Sect. 16-403 of the
Zoning Ordinance as determined by the Zoning Administrator.

b. Density Credit

The Applicant reserves density credit as maybe permitted by the provisions of
Paragraph 4 of Section 2-308 of the Zoning Ordinance for all dedications
described herein and as may be reasonably required by Fairfax County or VDOT
whether such dedications occur prior to or at time of site plan approval.

4. Architectural Compliance. The design of the building shall be in substantial
conformance with the elevations shown on the attachment to these Proffers. The
building materials shall consist of a combination of brick, glass, and architectural
siding along the front and sides of the building.

7]

Uses. The following uses are permitted: Offices with related accessory uses
such as coffee shop, deli, or newsstand with no accessory use exceeding 1150
square feet.
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6. Signs. The sign identifying the uses of the Application Property shall be a
monument sign compatible with the signs for the adjacent office buildings. The
sign(s) shall be in accordance with Article 12 of the Zoning Ordinance.

7. Lighting. All exterior lighting shall be in conformance with Part 9 of Article 14
of the Zoning Ordinance.

8. Energy Conservation/Green Building.
As much as possible, the Applicant shall utilize green building practices
guidelines, such as

(A) Consult a LEED accredited professional in the design of the building.

(B) Provide a building design in general consonance with LEED guidelines, such
as

Sustainable Sites - Construction Activity Pollution

Site Selection

Development Density and Community Connectivity

Alternative Transportation - Public Transportation Access, such as bike
storage, parking capacity.

Stormwater Design - Quantity and Quality Control

e Heat Island Effect

e Light Pollution Reduction

Water Efficiency with methods, such as

e Water Use Reduction (water conserving fixtures, occupant sensors)
e Water Efficient Landscaping

Energy and Atmosphere, such as

e Minimum Energy Performance

e Fundamental Refrigerant Management

e optimizing energy performance by providing:
All appliances, fixtures, systems, and building components used in the project,
as applicable, shall be ENERGY STAR® qualified: vending machines,
clothes washers; dishwashers; refrigerators/freezers; ventilation fans
(including kitchen and bathroom fans); light fixtures; exit signs;
programmable thermostats; windows and doors and skylights.

Materials and Resources, such as

e Storage and Collection of Recyclables
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o Construction Waste Management
¢ Rapidly Renewable Materials; Certified Wood

Indoor Environmental Quality, such as

¢ Minimum Indoor Air Quality Performance
e Environmental Tobacco Smoke (ETS) Control
e Increased Ventilation

Construction LAQ Management Plan - Before Occupancy, such as

¢ Low Emitting Materials - Adhesives, Sealants, Paints, Coatings, Flooring
Systems, Composite Wood and Agrifiber Products

Indoor Chemical and Pollutant Source Control

Controllability of Systems - Lighting

Controllability of Systems, Thermal Comfort

Daylight and Views - Daylight

9. Tree Preservation Plan - Comprehensive

a. Information included in the EVM shall be utilized to provide a Tree Preservation
Target level in accordance with PFM 12-0507. Tree Preservation Target Calculations
and Statement shall be provided as shown in PFM Table 12.3. If the Tree
Preservation Target cannot be met, a deviation will be sought from the Board of
Supervisors and/or the Director of the Dept. of Public Works & Environmental
Services (DPWES) based on PFM 12-0507.3.

b. The Applicant shall submit a Tree Preservation Plan and Narrative for the
Application property as part of the first and all subsequent site plan submissions. The
preservation plan shall be prepared by a Certified Arborist or Registered Consulting
Arborist and shall be subject to the review and approval of UFMD, DPWES.

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 8 inches in
diameter and greater, and 25 feet to either side of the limits of clearing and grading
shown on the GDP for the entire. 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 shown on the GDP and those additional 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 any tree identified to be
preserved, such as: crown pruning, root pruning, mulching, fertilization, and others
as necessary, shall be included in the plan.
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¢. The limits of grading shall be adjusted in the western transitional screening yard to
protect the trees shown to be preserved. Disturbance to the soil may be necessary if
additional trees need to be planted. If such is needed, these trees shall be planted by
hand so as not to disturb the existing trees. If needed, supplemental landscaping
shall be provided as determined by the UFMD.

d. Motorized Equipment. The use of motorized equipment in tree preservation areas
shall be limited to hand-operated equipment such as chainsaws, wheel barrows, rakes,
and shovels. Except as stated below, any work that requires the use of motorized
equipment, such as tree transplanting spades, skid loaders, tractors, trucks, stump-
grinders, etc., or any accessory or attachment connected to this type of equipment
shall not occur unless pre-approved by UFMD.

e. Root Pruning and Mulching. The Applicants shall 1) root prune and 2) mulch as
needed to comply with the tree preservation requirements of these proffers. All
treatments shall be clearly identified, labeled, and detailed on the erosion and
sediment control sheets and demolition plan sheets of the site plan submission. The
details for these treatments shall be reviewed and approved by Urban Forest
Management, DPWES, and accomplished in a manner that protects affected and
adjacent vegetation to be preserved, and may include, but not be limited to the
following:

(1) Prior to root pruning operations and installation of tree protection fence, an
UFMD representative shall meet with the contractor performing these operations
to ensure that root pruning and tree protection fence installation are understood
and implemented in conformance with specifications.

(2) Root pruning shall be done with a trencher or vibratory plow to a depth of 18
inches.

(3) Root pruning shall take place prior to any land disturbance.

(4) Root pruning shall be conducted with the supervision of a Certified Arborist
or Registered Consulting Arborist;

f. Tree Preservation Walk-Through.

The Applicant shall retain the services of a Certified Arborist or Registered
Consulting Arborist, and shall have the limits of clearing and grading marked with a
continuous line of flagging prior to the walk-through meeting. During the tree-
preservation walk-through meeting, the Applicant's Certified Arborist or Registered
Consulting Arborist shall walk the limits of clearing and grading with an UFMD,
DPWES, representative to determine where adjustments to the clearing limits can be
made to increase the area of tree preservation and/or to increase survivability of trees
at the edge of the limits of clearing and grading, and such adjustment shall be
implemented. Trees that are identified as dead or dying may be removed as part of
the clearing operation. Any tree that is so designated shall be removed using a chain
saw and such removal shall be accomplished in a manner that avoids damage to



Page 5 of 8 5
Ramada Family, LLC, RZ 2006-LE-010

surrounding trees and associated understory vegetation. 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 conditions.

g. Tree Protection Fencing

All trees shown to be preserved on the tree preservation plan shall be protected by
tree protection fence. Tree protection fencing shall consist of four foot high, 14-
gauge welded wire attached to six 6-foot steel posts driven 18 inches into the ground
and placed no further than ten (10) feet apart or super silt fence as long as required
trenching for super silt fence does not sever or wound compression roots which can
lead to structural failure and/or uprooting of trees, shall be erected at the limits of
clearing and grading as shown on the demolition, and phase I & Il erosion and
sediment control sheets, as may be modified by these Proffers.

All tree protection fencing shall be installed after the tree preservation walk-through
meeting and prior to any land disturbing activities. The installation of tree protection
fence shall be performed under the supervision of a Certified Arborist or Registered
Consulting Arborist and accomplished in a manner that does not harm existing
vegetation that is to be preserved. At least ten (10) days prior to the commencement
of any clearing, grading, or demolition activities adjacent to the tree preservation
areas, but subsequent to the installation of the tree protection devices, UFMD,
DPWES, and the Lee District Supervisor shall be notified and given the opportunity
to inspect the site to assure that all tree protection devices have been correctly
installed and no grading or construction activities shall occur until the fencing is
installed correctly, as determined by Urban Forest Management, DPWES.

Tree protection fence shall be installed immediately after root pruning, and shall be
positioned directly in the root pruning trench and backfilled for stability, or just
outside the trench within the disturbed area, as determined by UFMD,

During any clearing or tree/vegetation/structure removal in the tree preservation area
a representative of the Applicant shall be present to monitor the process and ensure
that the activities are conducted as proffered and as approved by UFMD. The
Applicant shall retain the services of a Certified Arborist or Registered Consulting
Arborist to monitor all construction work and demolition and tree preservation efforts
in order to ensure conformance with all tree preservation proffers and UFMD
approvals. The monitoring schedule shall be described and detailed in the
landscaping and/or tree preservation plan and reviewed and approved by UFMD. The
Lee District Supervisor shall be notified of the name and contact information of the
Applicant's representative responsible for site monitoring at the tree preservation
walk-through meeting described above.

h. Bonding. A professional with experience in plant appraisal, such as a Certified
Arborist or Registered Consulting Arborist, shall be retained to determine
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the replacement value of trees noted “to be saved” on the tree preservation plan on the
Application Property. These trees and their value shall be identified on the tree
preservation plan at the time of the first submission of the site plan. The replacement
value shall take into consideration the age and size of the 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 UFMD.

The Applicant shall practice due diligence to preserve healthy trees determined
worthy of saving by Urban Forestry Management. At the time of site plan approval, a
cash bond or letter of credit payable to the County of Fairfax shall be posted to ensure
preservation and/or replacement of the designated trees that die or are dying due to
unauthorized construction activities. The letter of credit shall be equal to fifty percent
(50%) of the replacement value of the bonded trees. The cash bond shall consist of
thirty-three (33%) of the amount of the letter of credit. At the time of the issuance of
the Non-RUP, the Applicant shall be entitled to request a release of any monies
remaining in the cash bond and a reduction in the letter of credit to any amount up to
twenty percent (20%) of the total amounts originally committed. The amount of funds
to be released shall be determined by UFMD. Any funds remaining in the letter of
credit or cash bond will be released concurrently with the site performance bond
release, or sooner, if approved by UFMD.

If, at the time of final bond release, trees are found to be dead or dying despite
adherence to approved construction activities by UFMD, the cash bond or letter of
credit shall be used as necessary to plant similar size and species, or species
appropriate to the site, in consultation with UFMD, and the Applicant’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. In addition to the replacement
obligation, the Applicant shall also make a payment to Fairfax County equal to the
value of any tree shown to be preserved on the GDP Plat that is determined by UFMD
to be dead or dying due to unauthorized construction activities. This payment shall be
based on the “Trunk Formula Method” noted above and be paid to a Tree
Preservation and Planting Fund established by the County for furtherance of tree
preservation objectives in the Lee District.

10. Landscaping. The first submission of the site plan and all subsequent Site Plan
submissions shall include landscape plans in substantial conformance with the GDP.

11. Limits of Clearing and Grading shall in substantial conformance with that
shown on the GDP to protect the off-site trees with minor modifications should the
UFMD determine necessary at the time of the in-the-field inspection as outlined
under the Proffer Tree Preservation. No clearing and grading will take place on the
contiguous property to the south without written permission from the property owner.

12. Stormwater Management/Water Quality Low Impact Development
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Due to

the lack of adequate space onsite and the existence of adequate stormwater

outfall from the subject property, the Applicant may apply for Waiver of stormwater
quantity control, with the discretion of DPWES.

13. Transportation Demand Management Program (TDM).

The applicant shall provide the following TDM measure:

Make Metrorail and bus maps, schedules and forms, and other relevant transit
option information available to employees and customers/clients.

14. Transportation Proffer General

Entrance: The entrance to the site along Grovedale Drive shall be designed in
accordance with VDOT Minimum Standards of Entrances to State Highways,
as determined by VDOT.

Dedication: Subject to Virginia Department of Transportation (VDOT) and
Department of Public Works and Environmental Services (DPWES) approval,
the Applicant shall dedicate and convey in fee simple to the Board of
Supervisors right-of-way up to a width of 35 feet from the centerline along the
Application Property’s Grovedale Drive frontage as shown on the GDP.
Dedication shall be made at time of site plan or upon demand of either Fairfax
County or VDOT, which shall first occur.

Improvements: Ultimate frontage improvements shall be provided along the
frontage of the property for two (2) through lanes, curb and gutter, and a 5
foot sidewalk as shown on the GDP.

Future Access: In the future the existing direct access from the Application
Property to Grovedale Drive shall be closed when and if the service drive over
the contiguous church property located on Tax Map 81-3 ((5)) Lot 10A is
improved to provide public street access via a fully dedicated and accepted
public access from the Application Property to Grovedale Drive as determined
by VDOT in Fairfax County Dept. of Transportation,. The foregoing
notwithstanding, at no time shall the Application Property be without
dedicated and fully improved public access to Grovedale Drive. The
Applicant shall work with the owner of Lot 10A in an effort to obtain the
necessary construction and/or access easements to accomplish the aforesaid
improvements.
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RAMADA FAMILY, LLC

By:
Antonio (NMI) Ramada, Managing Member for
Ramada Family, LLC
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APPENDIX 2

REZONING AFFIDAVIT

DATE: September 3, 2010
(enter date affidavit is notarized)

|, Jane Kelsey, Jane Kelsey & Associates, Inc. , do hereby state that I am an
(enter name of applicant or authorized agent)
(check one) [ 1 applicant
[v]  applicant’s authorized agent listed in Par. 1(a) below QO%O j q

in Application No.(s): RZ 2006-LE-010
(enter County-assigned application number(s), e.g. RZ 88-V-001)

and that, to the best of my knowledge and belief, the following information is true:

1(a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the
application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust,
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on
behalf of any of the foregoing with respect to the application:

(NOTE: All relationships to the application listed above in BOLD print must be disclosed.
Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee,
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the
parcel(s) for each owner(s) in the Relationship column.)

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)
Ramada Family, LLC 4100 High Point Court Title Owner/Applicant

Antonio (NMN) Ramada, Agent Annandale, VA 22003 Agent for Applicant

Kayvan LLC d/b/a KJ & Associates 10650 Main Street, Suite 302 Agent for Applicant

Kayvan Jaboori, Agent Fairfax, VA 22030-3814 Agent for Applicant

Jane Kelsey & Associates, Inc. 4041 Autumn Court, Fairfax, VA 22030-5168 Agent for Applicant

Jane Kelsey, Agent " Same as Above Agent for Applicant

Don Lucas, Agent " Same as Above Agent for Applicant

James Hricko Architect, LLC 118 Waterloo Street Agent for Applicant

James Hricko, Agent Warrenton, VA 20186 Agent for Applicant

Mark G. Jenkins, P.C. 2071 Chain Bridge Road, Suite 400 Former Attorney/Agent for Applicant
Mark G. Jenkins Vienna, VA 22182 Former Attorney/Agent for Applicant

(check if applicable) [v] There are more relationships to be listed and Par. 1(a) is

continued on a “Rezoning Attachment to Par. 1(a)” form.

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the
condominium.
** List as follows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of: (state name of
each beneficiary).

JY)RM RZA-1 Updated (7/1/06)
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DATE: September 3, 2010
(enter date affidavit is notarized) O‘ 2 8 0 7 d
for Application No. (s): RZ 2006-LE-010
(enter County-assigned application number (s))

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. Fora
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the
Relationship column.

NAME ADDRESS RELATIONSHIP(S)

(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships

last name) listed in BOLD above)

Edward P. Milhous, Inc. d/b/a 6771 Jefferson Street Agent for Applicant

TreesPlease Haymarket, VA 20169-2048

Edward P. Milhous, Agent . Agent for Applicant

Mackall, Mackall & Gibb, Professional 4031 Chain Bridge Road Attorney/Agent for Applicant

Corporation Fairfax, VA 22030

Nancy E. Gibb, Agent Attorney/Agent for Applicant
(check if applicable) [1] There are more relationships to be listed and Par. 1(a) is continued further

on a “Rezoning Attachment to Par, 1(a)” form.
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REZONING AFFIDAVIT

DATE: September 3, 2010
(enter date affidavit is notarized) Qo g D-Z d

for Application No. (s); RZ 2006-LE-010
(enter County-assigned application number(s))

1(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this
affidavit who own 10% or more of any class of stock issued by said corporation, and where such
corporation has 10 or less shareholders, a listing of all of the shareholders, and if the corporation is
an owner of the subject land, all of the OFFICERS and DIRECTORS of such corporation:

(NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE
INVESTMENT TRUSTS herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Ramada Family, LLC
4100 High Point Court
Axnnandale, VA 22003

DESCRIPTION OF CORPORATION: (check one statement)
1] There are 10 or less shareholders, and all of the shareholders are listed below.
I There are more than 10 shareholders, and all of the shareholders owning 10% or more of
any class of stock issued by said corporation are listed below.
[1] There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name)
Antonio (NMN) Ramada, Managing Member Mark Andrew Sebastian Ramada, Member
Melinda Maximo Sebastian, Member Mary Anne Therese Sebastian Ramada, Member
Michael Anthony Sebastian Ramada, Member

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President,
Vice President, Secretary, Treasurer, etc.)

Antonio Ramada, Manager/Member

(check if applicable)  [/] There is more corporation information and Par. 1(b) is continued on a “Rezoning
Attachment 1(b)” form.

**% All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

FORM RZA-1 Updated (7/1/06)



Rezoning Attachment to Par. 1(b)

DATE: September 3, 2010
(enter date affidavit is notarized) GtO 3 o 7 d
for Application No. (s): RZ 2006-LE-010
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Kayvan LLC d/b/a KJ & Associates

10650 Main Street, Suite 302

Fairfax, VA 22030-3814

DESCRIPTION OF CORPORATION: (check one statement)
[v]1 There are 10 or less shareholders, and all of the shareholders are listed below.
[ 1 There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Kayvan Jaboori

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

Kayvan Jaboori, Managing Member

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Jane Kelsey & Associates, Inc.

4041 Autumn Court

Fairfax, VA 22030-5168

DESCRIPTION OF CORPORATION: (check one statement)
[#] There are 10 or less shareholders, and all of the shareholders are listed below.
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

Jane Kelsey

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

Jane Kelsey, President
Donald E. Lucas, Vice-President

(check if applicable) ] There is more corporation information and Par. 1(b) is continued further on a
“Rezoning Attachment to Par. 1(b)” form.

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(b)

DATE: September 3, 2010
(enter date affidavit is notarized) 3o 1 4
for Application No. (s): RZ 2006-LE-010
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

Mark G. Jenkins, P.C.
2071 Chain Bridge Road, Suite 400
Vienna, VA 22182

DESCRIPTION OF CORPORATION: (check one statement)
[¥] There are 10 or less shareholders, and all of the shareholders are listed below.
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)

Mark G. Jenkins

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

Mark G. Jenkins, President

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
James Hricko Architect LLC

118 Waterloo Street

Warrenton, VA 20186

DESCRIPTION OF CORPORATION: (check one statement)
[#]  There are 10 or less shareholders, and all of the shareholders are listed below.
[ 1 There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.,

[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

James Hricko

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

James Hricko,, Managing Member

(check if applicable) 1z8 There is more corporation information and Par. 1(b) is continued further on a
“Rezoning Attachment to Par. 1(b)” form.

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(b)

DATE: September 3, 2010 q Dgovl A
(enter date affidavit is notarized)
for Application No. (s): RZ 2006-LE-010
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Edward P. Milbous, Inc. d/b/a TreesPlease

6771 Jefferson Street

Haymarket, VA 20169-2048

DESCRIPTION OF CORPORATION: (check one statement)
[#] There are 10 or less shareholders, and all of the shareholders are listed below.
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)

Edward P, Milhous

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

Edward P. Milhous, President, Secretary, and Treasurer

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Mackall, Mackall & Gibb, Professional Corporation
4031 Chain Bridge Road
Fairfax, VA 22030
DESCRIPTION OF CORPORATION: (check one statement)
[v*]  There are 10 or less shareholders, and all of the shareholders are listed below.
[ 1 There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

Douglas S. Mackall, III
Nancy E. Gibb

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

Douglas S. Mackall, I1I, President and Treasurer
Nancy E. Gibb, Vice-President and Secretary

(check if applicable) [] There is more corporation information and Par. 1(b) is continued further on a
“Rezoning Attachment to Par. 1(b)” form.

FORM RZA-1 Updated (7/1/06)
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REZONING AFFIDAVIT

DATE: September 3, 2010
(enter date affidavit is notarized) Qo%0 74

for Application No. (s): RZ 2006-LE-010
(enter County-assigned application number(s))

1(c). The following constitutes a listing*** of all of the PARTNERS, both GENERAL and LIMITED, in
any partnership disclosed in this affidavit:

PARTNERSHIP INFORMATION

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code)
W

(check if applicable) [ ] The above-listed partnership has no limited partners.

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g.
General Partner, Limited Partner, or General and Limited Partner)

(check if applicable) [ ] There is more partnership information and Par. 1(c) is continued on a “Rezoning
Attachment to Par. 1(c)” form.

*#* All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE™* of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its pariners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

FORM RZA-1 Updated (7/1/06)



Page Four
REZONING AFFIDAVIT

DATE: September 3, 2010
(enter date affidavit is notarized) q 0%o 7 4

for Application No, (s): RZ 2006-LE-010
(enter County-assigned application number(s))

1(d). One of the following boxes must be checked:

[ ] Inaddition to the names listed in Paragraphs 1(a), 1(b), and 1(c) above, the following is a listing
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner,
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land:

[#] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of
his or her immediate household owns or has any financial interest in the subject land either
individually, by ownership of stock in a corporation owning such land, or through an interest in a
partnership owning such land.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE” on the line below.)

NONE

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a
“Rezoning Attachment to Par. 2” form.

FORM RZA-1 Updated (7/1/06)



Page Five
REZONING AFFIDAVIT

DATE: September 3, 2010
(enter date affidavit is notarized) G[O S 0 7 d

for Application No. (s): RZ 2006-LE-010
(enter County-assigned application number(s))

3, That within the twelve-month period prior to the public hearing of this application, no member of the
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate
household, either directly or by way of partnership in which any of them is a partner, employee, agent,
or attorney, or through a partner of any of them, or through a corporation in which any of them is an
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares
of stock of a particular class, has, or has had any business or financial relationship, other than any
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank,
including any gift or donation having a value of more than $100, singularly or in the aggregate, with
any of those listed in Par. 1 above.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE” on line below.)

NONE

(NOTE: Business or financial relationships of the type described in this paragraph that arise after
the filing of this application and before each public hearing must be disclosed prior to the
public hearings. See Par. 4 below,)

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a
“Rezoning Attachment to Par. 3” form.

4., That the information contained in this affidavit is complete, that all partnerships, corporations,
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each
and every public hearing on this matter, I will reexamine this affidavit and provide any changed
or supplemental information, including business or financial relationships of the type described
in Paragraph 3 above, that arise on or after the date of this application.

WITNESS the following signature: ( } . % E
S LA bl

(check one) [ 1Applicant R 7 Applic?{t’s Authorized Agent

Jane Kelsey, President, Jane Kelsey & Associates, Inc.
(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this < day of & 'lf)Jﬂ’fm\oar’ 20 \O | in the State/Comm,

of  \fy , County/City of _mic Leese .
My

Notary Public
My commission expires: -3 204

JONELLE MOONEY
N?ORM RZA-1 Updated (7/1/06) Notary Public

Commonwealth of Virginia
7344200
My Commission Expires Jul 31, 2014




APPENDIX 3

RE: Rezoning Application
Property: Tax Map No. 81-3((5))-10
Applicant: Ramada Family, LLC

~ STATEMENT OF JUSTIFICATION
AND DESCRIPTION OF PROPOSED USE

The subject property (the "Property), consisting of approximately .9999 acres, is located on
Grovedale Drive, approximately 900 feet to the south of the intersection of Grovedale Drive and Franconia
Road, in the Lee Magisterial District. Grovedale Drive intersects with Beulah Road to the southeast of the
Property. The Property is currently zoned R-1, with a small sliver on the northerly side zoned C-3, under
the Fairfax County Zoning Ordinance (the "Ordinance"). This Application requests the rezoning of the
property to the C-2 District, consistent with the Comprehensive Plan Map and specific Comprehensive
Plan text. At this time, it is expected that the new building would be owner-occupied for dental offices.

The Property has a rectangular shape and is located adjacent to existing office or institutional uses
on parcels abutting to the north and south. The Courtyards of Alexandria Office Center abuts to the south
and a Jehovah’s Witness church building abuts to the north. Adjacent to the west and northwest of the
Property are sections of Georgetown Woods Subdivision, rezoned to the PDH-8 District, containing
residential townhouses. A daycare center is located directly across the street. Other parcels on both sides of
Grovedale Drive, toward Franconia Road, have developed as low-rise office uses (Fuller Court (zoned C-3)
and Grovedale Court (zoned C-2)) or institutional uses: a Lutheran religious facility on Tax Map No. 91-
3((5))-15. There is no resource protection area (RPA) on the Property.

The Property is located within Land Unit C of the Beulah Community Planning Sector of the
Springfield Planning District. The Plan text calls for traditional low-rise or townhouse style office use up
to .35 FAR for this and adjacent properties and encourages consolidation and a buffer zone, consisting of
landscaping and a fence, for the townhouse units in Georgetown Woods.

Since adjacent properties have already been developed, consolidation is not feasible, but in any
event the Generalized Development Plan (GDP) is proposing an FAR of only .214 and provides a buffer
for the Georgetown Woods residential townhouses.’

The GDP depicts a two story building, with an approximately 4500 square building footprint with,
as noted, an FAR of only .214. The GDP lays out the required 32 parking spaces (and 2 loading spaces)
and provides open space of 46%, well above the minimum requirement of 30%.

The resulting development would be harmonious with adjacent development and would further the
purpose and intent of the Comprehensive Plan, including the specific text recommending office use, and
the C-2 District regulations.

Mark nkins, P.C.
tto f r W
RECEIVED
sl : Mark G. Jenkins
Department of Planning & Zoning Date: | 4 ) / B J/
JUN 3 0 2005 s ’

Zoning Evaluation Division



APPENDIX 4

2 & County of Fairfax, Virginia

MEMORANDUM

DATE: August 19, 2010

TO: Regina Coyle, Director
Zoning Evaluation Division, DPZ

FROM: Pamela G. Nee, Chief Q¥ .
Environment and Development Review Branch, DPZ

SUBJECT: Land Use Analysis & Environmental Assessment: RZ 2006-LE-010
Franconia Hills — Ramada Family

The memorandum, prepared by John Bell, includes citations from the Comprehensive Plan that
provide guidance for the evaluation of the development plan dated December 17, 2009 revised
through June 4, 2010. The extent to which the application conforms to the applicable guidance
contained in the Comprehensive Plan is noted. Possible solutions to remedy identified issues
are suggested. Other solutions may be acceptable, provided that they achieve the desired
degree of mitigation and are also compatible with Plan policies.

DESCRIPTION OF THE APPLICATION

The applicant, Ramada Family, LLC, is requesting a rezoning of the property from the C-5 and
R-1 zoning district to the C-2 zoning district in order to permit office development on the
subject property. The subject property contains approximately one acre. The applicant is
proposing a single, two-story office building with approximately 8,991 square feet at a floor
area ratio (FAR) of 0.216. A total of 34 parking spaces are provided with one loading space.
The development plan depicts approximately 43% open space.

LOCATION AND CHARACTER OF THE AREA

The property is located on the south side of Grovedale Drive west of its intersection with
Beulah Street. The surrounding properties are zoned R-8, C-2, C-3 and C-5 and developed
with residential and commercial uses.

COMPREHENSIVE PLAN CITATIONS:

Land Use

Fairfax County Comprehensive Plan, 2007 Edition, Area IV, Springfield Planning District, S9-
Beulah Community Planning Sector, Land Unit C, as amended through March 9, 2010, page
102:

Department of Planning and Zoning
Planning Division
12055 Government Center Parkway, Suite730
Fairfax; Virginia 22035-5509 55
Phone 703-324-1380 7. cusns or

Excellence * Innovation * Stewardship Fax 703-324-3056 PLANNING
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/ &ZONING



Regina Coyle
RZ 2006-LE-010, Ramada Family
Page 2

“4. Transitional low-rise or townhouse-style office use up to .35 FAR is planned for Tax

Map 81-3((05))9, 10, 10A, ((34)), and ((38)) along Grovedale Drive provided the
following conditions are met:

. Substantial consolidation of the parcels to effect a coordinated, attractive and
well-designed development. Such development should be designed to be
compatible with the surrounding residential community and no direct access should
be provided to Beulah Street; and

. Landscaped screening should be provided in the buffer zone for those properties
surrounding the subject property. This includes the Georgetown Woods townhouse
development on Gildar Street and the low density neighborhood across Beulah
Street. The landscaped screening should contain an effective mixture of shrubs and
trees together with a fence of at least six feet in height between the planned office
and existing townhouse development. Such fence should be placed on the inside
edge of the buffer zone.”

Environment

Fairfax County Comprehensive Plan, Policy Plan, 2007 Edition, Environment section as
amended through July 27, 2010, on page 7 through 9, the Plan states:

“Objective 2: Prevent and reduce pollution of surface and groundwater resources.
Protect and restore the ecological integrity of streams in Fairfax
County.

Policy k. For new development and redevelopment, apply better site design and low
impact development (LID) techniques.

Development proposals should implement best management practices to reduce runoff
pollution and other impacts. Preferred practices include: those which recharge groundwater
when such recharge will not degrade groundwater quality; those which preserve as much
undisturbed open space as possible; and, those which contribute to ecological diversity by the
creation of wetlands or other habitat enhancing BMPs, consistent with State guidelines and
regulations. . . .

Programs to improve water quality in the Potomac River/Estuary, and Chesapeake Bay will
continue to have significant impacts on planning and development in Fairfax County. There is
abundant evidence that water quality and the marine environment in the Bay are deteriorating,
and that this deterioration is the result of land use activities throughout the watershed. . . .

In order to protect the Chesapeake Bay and other waters of Virginia from degradation resulting

from runoff pollution, the Commonwealth has enacted regulations requiring localities within
Tidewater Virginia (including Fairfax County) to designate “Chesapeake Bay Preservation

0:\2010_Development_Review_Reports\Rezonings\RZ_2006-LE-010_Ramada_envlu.doc



Regina Coyle
RZ 2006-LE-010, Ramada Family
Page 3

Areas”. Within which land uses are either restricted or water quality measures must be
provided. Fairfax County has adopted a Chesapeake Bay Preservation Ordinance pursuant to
these regulations.”

Fairfax County Comprehensive Plan, 2007 Edition, Policy Plan, Environment, as amended
through July 27, 2010, pages 19 and 20:

“Objective 13:  Design and construct buildings and associated landscapes to use
energy and water resources efficiently and to minimize short- and
long-term negative impacts on the environment and building
occupants,

Policy a. Consistent with other Policy Plan objectives, encourage the application
of energy conservation, water conservation and other green building
practices in the design and construction of new development and
redevelopment projects. These practices can include, but are not limited
to:

- Environmentally-sensitive siting and construction of
development.

- Application of low impact development practices, including
minimization of impervious cover (See Policy k under Objective
2 of this section of the Policy Plan).

- Optimization of energy performance of structures/energy-
efficient design.

- Use of renewable energy resources.

- Use of energy efficient appliances, heating/cooling systems,
lighting and/or other products.

- Application of water conservation techniques such as water
efficient landscaping and innovative wastewater technologies.

- Reuse of existing building materials for redevelopment projects.

- Recycling/salvage of non-hazardous construction, demolition,
and land clearing debris.

o Use of recycled and rapidly renewable building materials.

0:2010_Development Review_Reports\Rezonings\RZ_2006-LE-010_Ramada_envlu.doc



Regina Coyle
RZ 2006-LE-010, Ramada Family
Page 4 -

- Use of building materials and products that originate from nearby
sources.

- Reduction of potential indoor air quality problems through
measures such as increased ventilation, indoor air testing and use
of low-emitting adhesives, sealants, paints/coatings, carpeting
and other building materials.

Encourage commitments to implementation of green building practices
through certification under established green building rating systems
(e.g., the U.S. Green Building Council’s Leadership in Energy and
Environmental Design (LEED®) program or other comparable programs
with third party certification). Encourage commitments to the
attainment of the ENERGY STAR® rating where applicable and to
ENERGY STAR qualification for homes. Encourage the inclusion of
professionals with green building accreditation on development teams.
Encourage commitments to the provision of information to owners of
buildings with green building/energy efficiency measures that identifies
both the benefits of these measures and their associated maintenance
needs. . . . '

Policy e. Encourage energy conservation through the provision of measures which
support nonmotorized transportation, such as the provision of showers
and lockers for employees and the provision of bicycle parking facilities
for employment, retail and multifamily residential uses.”

COMPREHENSIVE PLAN MAP: Office

LAND USE ANALYSIS

The Comprehensive Plan recommends office use at an FAR of up to 0.35 with adequate
screening to surrounding residential uses and parcel consolidation. The applicant is
proposing office development at an FAR of 0.21 with adequate screening to adjacent
residential uses. However, there do not appear to be any reasonable options for parcel
consolidation at this location. The proposed development meets Zoning Ordinance’s parking
rate. The applicant is not seeking LEED certification for the proposed development but is
proposing a number of green building measures. Staff feels that the proposed development is
in general conformance with the land use recommendations of the Comprehensive Plan.

ENVIRONMENTAL ANALYSIS
This section characterizes the environmental concerns raised by an evaluation of this site and

the proposed development. Solutions are suggested to remedy the concerns that have been

0:\2010_Development Review_Reports\Rezonings\RZ_2006-LE-010_Ramada_envlu.doc



Regina Coyle
RZ 2006-LE-010, Ramada Family
Page 5

identified by staff. There may be other acceptable solutions. Particular emphasis is given to
opportunities provided by this application to conserve the county’s remaining natural
amenities.

Water Quality

Issue:

The subject property is located in the Accotink Creek Watershed. The applicant is seeking a
waiver of on-site stormwater management. While the development plan depicts several
filterras to meet water quality control requirements, the applicant is not depicting a location for
on-site detention in the event that a stormwater management waiver is denied.

Resolution:

The applicant has continues to seek a waiver of on-site stormwater management. Staff has
encouraged the applicant to provide a possible location for such facilities in the event that a
waiver is denied in order to avoid a possible development plan amendment at a later date. Any
final determination regarding requirements for on-site stormwater management will be made
by staff in the Department of Public Works and Environmental Services (DPWES).

Green Buildings

Issue:

Consistent with Policy Plan guidance on green buildings, staff has encouraged the applicant to
pursue third party green building certification.

Resolution:

While the applicant has not committed to LEED certification or an equivalent, proffered
commitments include a number of green building measures. These commitments include, but
are not limited to, consulting with a LEED accredited professional in the design of the
building, water efficiency and energy efficiency measures for the proposed construction,
construction waste management, indoor air quality measures and low emitting materials.

PGN: JRB

0:\2010_Development_Review_Reports\Rezonings\RZ_2006-LE-010_Ramada_envlu.doc



APPENDIX 5

County of Fairfax, Virginia
| MEMORANDUM

DATE: August 10, 2010

10 Regina Coyle, Director
Zoning Evaluation Division
Department of Comprehensive Plann'

FROM: Angela Kadar Rodeheaver, Chief
Site Analysis Section
Department of Transportation
FILE: 34 (RZ 2006-LE-010)
SUBJECT: Transportation Impact
REFERENCE: RZ 2006-LE-010; Ramada Family, LLC

Traffic Zone: 1486
Land Identification Map: 81-3 ((05)) 10

Transmitted herewith are comments from the Department of Transportation with respect to the
referenced application. These comments are based on the revised plan dated December 17, 2009.

The applicant proposes to rezone approximately 1.0 acres from the R-1 and C-5 District to the C-2
District. The new building proposed on the site at 4500 square feet is to be as office, most likely a
dental office. The anticipated daily am and pm peak hour traffic is 10 and 15 trips respectively.

This department has reviewed the subject application and offers the following:

e The proposed site entrance to Grovedale Drive should be designed and constructed to VDOT
standards.

» The width of the existing service drive to the north is inadequate. Therefore, at this point it
would be beneficial to keep the site’s proposed access to Grovedale Drive. However, the site’s
direct access to Grovedale Drive should be closed in the future, if and when the adjacent church
property to the north is redeveloped or improved to provide a major access point to Grovedale,
along with an improved service drive or interparcel access to the Ramada Family site. A proffer
and access easements conveying such a possible improvement in the future should be provided
by the Ramada Family site.

e The median nose at the site access should be pulled back to allow for better vehicular turning
movements.

AKR/ak cc: Michele Brickner. Director. Desien Review. DPW & ES

Fairfax County Department of Transportation
4050 Legato Road, Suite 400

Fairfax, Virginia 22033-2898

Phone: (703) 877-5600 TTY: 771

Fax: (703) 877 5723
www.fairfaxcounty.gov/fcdot

Gy o nty
for 25 Years and More



APPENDIX 6

County of Fairfax, Virginia

) B MEMORANDUM

DATE: March 11, 2010

TO: St. Clair Williams, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Beth Forbes, Stormwater Engineer
Environmental and Site Review Division
Department of Public Works-and Environmental Services

SUBJECT: Rezoning Application #RZ 2006-LE-010, Ramada Family, Generalized
Development Plan dated December 17, 2009, LDS Project #1018-ZONA-
001-4, Tax Map #81-3-15-0010, Lee District

We have reviewed the subject application and offer the following stormwater management
comments. - '

Chesapeake Bay Preservation Ordinance ( CBPO)

There is no Resource Protection Area (RPA) on this site. Water quahty controls are required
for this development (PFM 6-0401.2A). Three Filterra units are shown on the plan. The BMP
calculations also seem to show a conservation easement on the parcel; the location of this
easement should be depicted on the Generalized Development Plan (Sheet 2). Commercial
properties do not have Water Quality Management Areas (Sheet 3), so the references to
perpetually undisturbed areas should use the term Conservation Easement.

Floodplain
There are no regulated floodplains on the property.

Downstream Drainage Complaints

The downstream drainage complaints on file are from the 1980s and ‘90s and are to the
northwest of this site. The proposed g:radmg w111 change the site’s outfall towards the
southwest.

Stormwater Detention

Stormwater detention or an approved waiver is required (PFM 6-0301.3). No detention
facilities are depicted on the plan. The applicant plans to requbét a waiver during the site plan
review process. As long as the outfall is demonstrated to be adequate during site plan review,
a waiver is likely to be granted smce mﬁltratlon techmques are not likely to be supported by
the in-situ soils.

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720 - TTY 711 » FAX 703-324-8359




St. Clair Williams, Staff Coordinator

Rezoning Application #RZ 2006-LE-010, Ramada Farmly
March 11, 2010

Page 2 of 2

(TR
Site Qutfall
A description of most of the outfall to about 55 tlmes the site’s area has been provided
(Paragraph 2.1(2)(c) of ZO 9-011): Justification for any grading which will divert runoff must
be provided as part of the site plan submission (PFM 6-0202.2A). The proposed diversion is
likely to be approved as long as the entire PFM-required outfall is demonstrated to be
adequate.

SWP Comiments
The Accotink Watershed Plan is under development.

Please contact me at 703-324-1720 if you require additional information.
BF/
cc: Craig Carinci, Director, Stormwater Planning Division

Jeremiah Stonefield, Chief, Stormwater & Geotechnical Section, ESRD, DPWES
Zoning Application File

. A '



APPENDIX 7

County of Fairfax, Virginia

MEMORANDUM

TO: St. Clair Williams, Staff Coordinator
Department of Planning and Zoning, ZED

FROM: Ineke Dickman, Urban Forester 11
Forest Conservation Branch, DP

SUBJECT: Franconia Hills Section Two, RZ 2006-LE-010

The following comments are based on a review of the above referenced Rezoning Request,
stamped as “Received, Department of Planning and Zoning, Zoning Evaluation Division™ on
June 8,2010. UFMD received the plan on August 13, 2010 and I received the plan on August
19, 2010. Proffers dated August 16, 2010 and received by email from Jane Kelsey on August
19, 2010 were reviewed as well. A site visit was performed on August 20, 2010.

General Comment: The new Public Facilities Manual (PFM) requirements for tree
conservation, Section 12, and Chapter 122 of the Fairfax County Code became effective on
January 1, 2009. In general, proffered conditions, approved development plans, special
exception plats, and special permit plats approved prior to January 1, 2009, have been
grandfathered by the Board of Supervisors. However, any proffered conditions, development
plans, special exception plats, and special permit plats submitted for a site after January 1,
2009, or any proffered conditions, development plans, special exception plats, and special
permit plats submitted prior to January 1, 2009, but not approved prior to January 1, 2009,
must meet the new Section 12 requirements. Since this GDP has not been approved by the
Board of Supervisors, it is not grandfathered and is subject to the new PFM and Zoning
Ordinance requirements. Additional comments are provided addressing the 10-year tree
canopy requirements and landscaping requirements.

1. Comment: An existing vegetation map has been provided with this application. However,
it does not appear to be in conformance with Zoning Ordinance Chapter 112, Article 20
and PFM 12-0505.

Recommendation: Provide an EVM that depicts the location of any of the cover types
identified in PFM Table 12.2 and one that meets the requirements of Zoning Ordinance
Chapter 112, Article 20 and PFM 12-0505. The EVM submitted with the GDP must
accurately delineate all areas of the cover types, and include all other required elements of
the Zoning Ordinance and Public Facilities Manual.

2. Comment: Preliminary tree cover calculations have been provided. However, it is unclear
if they are in conformance with the new Zoning Ordinance and PFM requirements, and it is
unclear how the 10-year canopy requirements for this site will be met.

Department of Public Works and Environmental Services

Land Development Services, Urban Forest Management Division
12055 Government Center Parkway, Suite 518

Fairfax, Virginia 22035-5503

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769
www.fairfaxcounty.gov/dpwes




Franconia Hills Section Two, RZ 2006-LE-010
August 19,2010
Page 2 of 4

Recommendation: Information included in the EVM should be utilized to provide a Tree
Preservation Target level in accordance with PFM 12-0507. Tree Preservation Target
Calculations and Statement should be provided as shown in PFM Table 12.3. In addition,
preliminary 10-year tree canopy calculations in accordance with PFM 12-0510 and PFM
Table 12.12, should be provided on the GDP demonstrating how Article 13, 10-year tree
canopy requirements will be met.

3. Comment: The 6,528 square feet claimed as “Tree Save Area” is unclear. It appears as
though 10-year tree canopy coverage has been taken for tree canopy that overhangs the
property, but originates off-site. Tree canopy coverage cannot be taken for canopy that
originates off-site as Applicant would not have any control over the off-site tree cover.

Recommendation: The areas of existing vegetation originating off-site but overhanging
the property boundary that have been credited toward the 10-year tree canopy requirements
and interior parking lot landscaping should be removed from the 10-year canopy coverage
calculations and interior parking lot landscaping calculations.

4. Comment: The limits of clearing and grading are shown to coincide with the southern,
western and northern property boundaries, and are shown to go off-site for a portion of the
southern property boundary. The proposed limits of grading will impact the off-site trees.
Furthermore, the proposed off-site grading appears to affect some off-site trees and it
appears that they will be removed. Off-site grading and removal of off-site trees cannot be
done without the express written permission of the adjacent property owner.

Recommendation: The limits of clearing should be adjusted to save off-site trees.
Permission needs to be obtained from the adjacent property owner for any work within the

property to the south. A tree preservation narrative should address how on and off-site trees
are proposed to be preserved.

5. Comment: A white oak and American holly are shown to be preserved on the south-east
portion of the site. However, grading is proposed within more then 50% of the critical root
zone of the holly and the oak and no limits of clearing are shown to preserve these trees.

Recommendation: The limits of clearing and grading should be adjusted to the drip lines
of the proposed saved trees on the south-eastern portion of the site and no grading should
take place within their critical root zones.

6. Comment: The maple shown to be preserved on the western property boundary is not
actually a maple but a mulberry. Canopy credit of 422 sf and a multiplier of 1.25 has been
taken for this tree. This is an invasive species and the PFM Table 12.8 does not allow any
canopy credit for this tree.

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359
www.fairfaxcounty.gov/dpwes




Franconia Hills Section Two, RZ 2006-LE-010
August 19, 2010
Page 3 of 4

10.

11.

Recommendation: Canopy credit for the mulberry should be removed from the tree cover
calculations.

Comment: Several trees are shown to be preserved within the transitional screening on the
western boundary of the site but the limits of clearing coincide with the property boundary.
It does not appear that grading is proposed within this area.

Recommendation: The limits of grading should be adjusted in the western transitional
screening yard to protect the trees shown to be preserved. Adjusting the limits of grading
to include the majority of the transitional screening yard is highly recommended as this
would preserve the soil and duff layer in the area which would be beneficial for new
plantings.

Comment: A group of mature southern red oaks in good condition is located in the
northwest corner of the site. This group should be considered for preservation.

Recommendation: Applicant should evaluate saving the group of mature southern red
oaks located within or at the edge of the western transitional screening yard.

Comment: The interior parking lot landscaping calculations are incorrect and it is unclear
if the requirements have been met. Credit has been taken for the landscaping island areas,
not the 10-year tree cover canopy of the on-site trees that are providing shade to the
parking lot.

Recommendation: In addition to Comment # 3 which addresses credit of overhanging
trees for interior parking lot landscaping, Applicant should correct the interior parking lot
landscaping calculations per the requirements of article 12-0513 of the PFM. The areas
credited to landscape trees used to meet the requirements shall be based on the area of the
10-year tree canopy cover.

Comment: The “proposed planting canopy area” of 5,402 sf and use of “proposed large
and medium evergreen tree, and proposed deciduous tree” is unclear. No plant schedule has
been provided and the total canopy area provided through tree planting is unclear.

Recommendation: Applicant should use Category I, II, III and IV terminology, and
should at a minimum provide a plant schedule per Table 12.14 of the PFM that includes
Categories of proposed trees, quantities, sizes and canopy coverage taken and total canopy
coverage provided.

Comment: The landscape plan includes three symbols for trees that are not identified in
the legend.

Recommendation: Applicant should include all symbols used for trees in the legend.

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359

www fairfavemniimty onv/dArwac




Franconia Hills Section Two, RZ 2006-LE-010
August 19, 2010
Page 4 of 4

12. Comment: Proffer 9 first paragraph states that the trees proposed to be preserved on the
contiguous lot to the south are illustrated on Sheet 8 of 9 of the GDP. This sheet shows
trees to be preserved on the contiguous lot that are within the area to be disturbed as
described in Comment #4. With the present limits of clearing and grading these trees
cannot be preserved, but they can only be removed with the permission of the adjacent
property owner.

Recommendation: Proffer 9 and the trees shown to be preserved on the landscape plan
sheet 8 of 9 should be made consistent.

13. Comment: Proffer 9 first paragraph is unclear and does not apply to tree prescrvatioh on
the subject property.

Recommendation: Applicant should provide clarification about Proffer 9 first paragraph
or delete this paragraph.

14. Comment: Paragraph 9a requires a tree survey of trees 10” in diameter. This is not
consistent with the requirements of the PFM and the Tree Conservation Ordinance.

Recommendation: The proffer should require a tree survey and condition analysis of trees
8” and larger in diameter. '

15. Comment: Proffer 9d. The wording “Registered Consulting Arborist™ is repeated twice in
the first sentence.

Recommendation: One use of “registered consulting arborist™ should be removed from
the first sentence.

16. Comment: Proffer 9f, second paragraph. UFMD staff has the authority to determine if
bonded trees have declined due to unauthorized activities, not applicant’s Certified
Arborist.

Recommendation: The words “and a certified Arborist” should be deleted after “UFMD?
and before “due to unauthorized construction activities”.

17. Comment: Proffer 9f, end of second paragraph. The name of the fund established by the
County for furtherance of tree preservation objectives is the “Tree Preservation and
Planting Fund.”

Recommendation: Replace the sentence of the proffer starting with “This payment” with
“This payment shall be made to the Tree Preservation and Planting Fund for planting in
Lee District”.

Please let me know if you have any questions. AID/UFMID #: 111902

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359
www.fairfaxcounty.gov/dpwes
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APPENDIX 8

FAIRFAX COUNTY, VIRGINIA
MEMORANDUM
Staff Coordinator ‘ DATE: May 25, 2006
Zoning Evaluation Division, OCP
Gilbert Osei-Kwadwo (Tel: 324-5025)

System Engineering & Monitoring Divisi
Office of Waste Management, DPW

SUBJECT: Sanitary Sewer Analysis Report

REFERENCE: Application No. _RZ 2006-LE-010

Tax Map No. _081-3- /01/ /0010

The following information is submitted in response to your request for a sanitary sewer analysis for subject
rezoning application:

k. The application property is located in the CAMERON RUN  (I-3) Watershed. It would be sewered
into the Alexandria Sanitation Authority Treatment Plant.

2. Based upon current and committed flow, there is excess capacity available in the Alexandria Authority
Treatment Plant at this time. For purposes of this report, committed flow shall be deemed that for
which fees have been paid, building permits have been issued, or priority reservations have been
established by the Board of Supervisors. No commitment can be made, however, as to the availability
of treatment capacity for the development of the subject property. Availability of treatment capacity will
depend upon the current rate of construction and the timing for development of this site.

3. An Existing 8  inch line pipe located in__ GROVEDALE DRIVE and APPROX. 20 FEET FROM
the property is adequate for the proposed use at the present this time.

4. The following table indicates the condition of all related sewer facilities and the total effect of this
application. '

Existing Use Existing Use
Existing Use + Application + Application
Sewer Network + Application + Previous Rezonings + Comp
Plan
Adeq. Inadeq. Adeq. Inadeq. Adeq. Inadeg

Collector X X X

Submain X X X

Main/Trunk X X X

Interceptor e

Outfall

5. Other pertinent information of comments:



APPENDIX 9

County of Fairfax, Virginia

MEMORANDUM

DATE: February 19, 2010

TO: Regina Coyle, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Eric Fisher, GIS Analyst III
Information Technology Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Rezoning Application
RZ 2006-LE-010

The following information is submitted in response to your request for a preliminary Fire and
Rescue Department analysis for the subject:

1. The application property is serviced by the Fairfax County Fire and Rescue Department
Station #405, Franconia

2. After construction programmed this property will be serviced by the fire
station

3 In summary, the Fire and Rescue Department considers that the subject rezoning
application property: '

X_a. currently meets fire protection guidelines.

b. will meet fire protection guidelines when a proposed fire station
becomes fully operational.

c. does not meet current fire protection guidelines without an additional
facility; however, a future station is projected for this area.

d. does not meet current fire protection guidelines without an additional
facility. The application property is _ of a mile outside the fire
protection guidelines. No new facility is currently planned for this area.

Proudly Protecting and

Fi dR D tment
Serving Our Community B e e e

4100 Chain Bridge Road || ='87"
Fairfax, VA 22030  ||"%=fs
703-246-2126 =
www.fairfaxcounty.eov/fire
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. Water

FAIRFAX COUNTY WATER AUTHORITY
8560 Arlington Boulevard, Fairfax, Virginia 22031
www.fairfaxwater.org

PLANNING & ENGINEERING

DIVISION

Jamie Bain Hedges, P.E.

Director

(703) 289-6325

Fax (703) 289-6382 February 12, 2010

Ms. Regina Coyle, Director

- Fairfax County Department of Planning and Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5505

-Re: RZ2006-LE-010
Tax Map: 81-3
Franconia Hills

Dear Ms. Coyle:

" The following information is submitted in response to your request for a water
service analysis for the above application:

1. The property is served by Fairfax Water.

2. Adequate domestic water service is available at the site from an existing 8-inch
water main located at the property. See the enclosed water system map.

3. Depending upon the configuration of the on-site water mains, additional water
main extensions may be necessary to satisfy fire flow requirements and
accommodate water quality concerns.

If you have any questions regarding this information please contact Dave Guerra
at (703) 289-6343.

Sincerely, :

| ﬁ)/ul(‘/é“‘ld / Jﬁv%

Traci K. Goldberg, P.E.
Manager, Planning Department
Enclosure

cc: Mark G. Jenkins, P.C. Attomey for Title Owner/Applicant
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D

4-200 C-2 LIMITED OFFICE DISTRICT
4-205 Use Limitations

1. All business, service, storage, and display of goods shall be conducted within a
completely enclosed building, except those accessory uses set forth in Part 1 of Article
10, and special permit and special exception uses which by their nature must be
conducted outside a building.

2. Nursery schools and child care centers shall be subject to the standards set forth in
Sect. 9-3009.

3. All refuse shall be contained in completely enclosed facilities.
4. All uses shall comply with the performance standards set forth in Article 14.

5. Quasi-public athletic fields and related facilities ‘shall be permitted by right in
accordance with the following:

4 S h
A. Such use is not specifically precluded or regulated by any applicable proffered
condition, development condition, special permit or special exception condition;

B. Such use shall be permitted on an interim basis for a period not to exceed five (5)
years, provided, however, that upon request by the property owner, subsequent
extensions of up to five (5) years each may be approved by the Board;

C. No structure or field shall be located within 100 feet of any adjoining property which
is in an R district;

D. The use of lighting or loudspeakers for the athletic field or facility shall not be
permitted; '

E. Notwithstanding the provisions of Article 13, transitional screening shall not be
required unless determined necessary by the Director;

F. Parking to accommodate such use shall be provided on-site. In the event such use is to
be located on-site with another use, the Director may allow existing off-street parking to
serve such use provided the hours of operation of the two uses do not coincide; and

G. There shall be a sign which identifies the athIe;ié field as an interim use of the site. No
such sign shall exceed thirty-two (32) square feet in area or be less than ten (10) square
feet in area, exceed eight (8) feet in height or be located closer than five (5) feet to any
street line.

4-206 Lot Size Requirements



1. Minimum lot area: 20,000 sq. ft.

2. Minimum lot width: 100 feet

3. The minimum lot size requirements presented in Par. L -and 2 above may be waived by
the Board in accordance with the provisions of Sect. 9-610.

4-207 Bulk Regulations

1. Maximum building height: 40 feet
2. Minimum yard requirements

A. Front yard: Controlled by a 30° angle of bulk plane, but not less than 25 feet
B. Side yard: No Requirement

C. Rear yard: 25 feet

3. Maximum floor area ratio: 0.50

4. Refer to Sect. 13-301 for provisions that may qualify the minimum yard reﬁuirements
set forth above.

4-208 Open Space
30% of the gross area shall be landscaped open space | g
4-209 Additional Regulations

1. Refer to Article 2, General Regulations, for provisions which may qualify or
supplement the regulations presented above. '

2. Refer to Article 11 for off-street parking, loading and private street requirements.
3. Refer to Article 12 for regulations on signs.
4. Refer to Article 13 for landscaping and screening requirements.

5. Refer to Article 17 for uses and developments which are subject to site plan provisions.



Sec. 7-608 Highway Corridor Overlay District Use Limitations

All uses shall be subject to the use limitations set forth in the underlying zoning
district(s), and, in addition, drive-in financial institutions, fast food restaurants,
quick-service food stores, service stations and service station/mini-marts shall be
subject to the following use limitations:

1. In any Highway Corridor Overlay District:

A. Such a use shall be designed so that pedestrian and vehicular cwculatlon is
coordinated with that on adjacent properties.

B. Such a use shall have access designed so as not to impede traffic on a public
street intended to carry through traffic. To such end, access via the following
means may be given favorable consideration:

(1) Access to the site is provided by a public street other than one intended to
carry through traffic, and/or

(2) Access to the site is provided via the internal circulation of a shopping center,
which center contains at least six (6) other commercial uses, or an office complex
having a limited number of well-designed access points to the public street
system and no additional direct access is provided to the site from a public street
intended to carry through traffic over and above those entrances which may exist
to provide access to the shopping center, and/or

(3) Access to the site is provided by a functional service drive, which provides
controlled access to the site.

C. There shall be no outdoor storage or display of goods offered for sale except
for the outdoor storage or display of goods permitted at a service station or
service station/mini-mart.

2. Where the underlying district is C-2, C-3oir C-4, in addition to Par. 1 above:

A. Service stations shall not include any uses such as vehicle or tool rental.

B. Service stations shall not be used for the performance of major repairs, and
shall not include the outdoor storage of more than two (2) abandoned, wrecked
or inoperable vehicles on the site for more thaq seventy-two (72) hours, subject
to the limitation that there shall be no dismantling, wrecklng or sale of said
vehicles or parts thereof. In addition, in no event shall any one (1) abandoned,
wrecked or inoperable vehicle be stored outdoors for a period exceeding
seventy-two (72) hours.

3. Where the underlying district is C-5 or C-6, in addition to Par. 1 above:



A. Service stations and service station/mini-marts shall not be used for the
performance of major repairs, and shall not include the outdoor storage of more
than two (2) abandoned, wrecked or inoperable vehicles on the site for more than
seventy-two (72) hours, subject to the limitation that there shall be no
dismantling, wrecking or sale of said vehicles or parts thereof. In addition, in no
event shall any one (1) abandoned, wrecked or inoperable vehicle be stored
outdoors for a period exceeding seventy-two (72) hours.



APPENDIX 12

GLOSSARY
This Glossary is provided to assist the public in understanding
the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.
Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan
or Public Facilities Manual for additional information.

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing
process, to abolish the public's right-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automatically
reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the
adjacent property owners if there is no evidence to the contrary. ¥ .

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit esféi)liéhed in conjunction with and clearly subordinate to
a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance.

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code
for the purpose of qualifying landowners who wish fo retain their property for agricultural or forestal use for use/value taxation pursuant to
Chapter 58 of the Fairfax County Code. - :

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer
to Article 13 of the Zoning Ordinance for specific barrier requirements.

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are determined to be the
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve
water quality.

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land
and may include a combination of fences, walls, berms, open space and/or. Iandscape plantings. A buffer is not necessarily coincident
with transitional screenlng ‘

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation’ Act, Va. Code Section 10.1-2100 et seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant
environmental/historical/cultural resources may be preserved or. recreational amenities. provided. While smaller lot sizes are permitted in a
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district. See

Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant fo Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the
plan. Specifically, this process is used to determine if the general or approxlmate location, character and extent of a proposed facility is in
substantial accord with the Plan.

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value
describes a sound at a given instant, a maximum sound level or a steady state value. See also Ldn.

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre.

DENSITY BONUS: An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc.

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in

a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation, number of employees, height of buildings, and intensity of development B



DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are
generally included on a development plan. A development plan is s submission requirement for rezoning fo the PRC District. A
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning
application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the
Zoning Ordinance.

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility
easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve natural resource areas,
provide passive recreation and protect wildlife habitat. The system includes stream valleys, steep slopes and wetlands. For a complete
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stonnwater runoff is inadequately controlled. Silt and
sediment are washed into nearby streams, thereby degrading water quality. -

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with
environmental quality corridors. The 100 year floodplain drains 70 acres or'more of land and has a one percent chance of flood
occurrence in any given year.

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the
site itself.

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are
designed to serve both through traffic and local trips. Collector roads and streets link local streets and properties with the arterial network.
Local streets provide access to adjacent properties.

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils.

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point
source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method.

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the
surface into the ground. i

INFILL: Development on vacant or underutilized sites within an area which is"already rﬁostly developed in an established development
pattern or neighborhood.

S : i Y, sty
INTENSITY: The magnitude of development usually measured in such terms;as density, floor area ratio, building height, percentage of
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without
adverse impacts.

Ldn: Day night average sound level. It is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement
assigns a "penalty” to night time noise to account for night time sensitivity. Ldn represents the total noise environment which varies over
time and correlates with the effects of noise on the public health, safety and welfare.

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry tréfﬁc, usually under anticipated peak traffic
conditions. Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic
conditions and LOS-F describing jammed or grid-lock conditions.

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes. Construction
on these soils may initiate or accelerate slope movement or siope failure. The shrink-swell soils can cause movement in structures, even
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils.



OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended to
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes.

OPEN SPACE EASEMENT: An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for
some public benefit in perpetuity or for a specified period of time. Open space easements may be accepted by the Board of Supervisors,
upon request of the land owner, after evaluation under criteria established by the Board. See Open Space Land Act, Code of Virginia,
Sections 10.1-1700, et seq.

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to
achieve excellence in physical, social and economic planning and development of a site. Refer to Articles € and 16 of the Zoning
Ordinance.

PROFFER: A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property.
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the
land. Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning
action of the Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-491) of the
Code of Virginia.

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services.

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of
the Resource Protection Area. See Fairfax County Code Ch. 118, Chesapeake Bay Presewatlon Ordinance.

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservatlon Area comprised of lands at or near the
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are
sensitive to impacts which may result in significant degradation of the quality of state waters. In their natural condition, these lands
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse
effects of human activities on state waters and aquatic resources. New development is generally discouraged in an RPA. See Fairfax
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

SITE PLAN: A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required
by Article 17 of the Zoning Ordinance. Generally, submission of a site plan to DPWES for review and approval is required for all
residential, commercial and industrial development except for development of single family detached dwellings. - The site plan is required
to assure that development complies with the Zoning Ordinance. ,

SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be
incompatible with other land uses and therefore need a site specific review. After review, such uses may be allowed to locate within given
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject to
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit
requires a public hearing and approval by the Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or
BZA may impose reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permits and Article 9,
Special Exceptions, of the Zoning Ordinance.

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to
slow down or retain runoff to re-create, as nearly as possible, the pre—deveiopment flow conditions.

SUBDIVISION PLAT: The engineering plan for a subdivision of ]and submitted to DPWES for review and approved pursuant to Chapter
101 of the County Code. ) i o _

TRANSPORTATION DEMAND MANAGEMENT (TDM)i Actions taken to\_re‘duoe single ocoupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a particular area.

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be
applied to improve the overall efficiency of the transportation network. TSM programs usually consist of low-cost alternatives to major
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit
promotion or operational improvements to the existing roadway system, TSM includes Transportation Demand Management (TDM)

measures as well as H.0.V. use and other strategies associated with the operation of the street and transit systems.
“y



URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable
function for the area; easily understood order; distinctive identity; and visual appeal.

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, fitle to the road right-of-way transfers
by operation of law to the owner(s) of the adjacent properties within the subdivision;from whence the road/road right-of-way originated.
L
VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building
height, or minimum yard requirements, among others. A variance may only be granted by the Board of Zoning Appeals through the public
hearing process and upon a finding by the BZA that tha variance apphcatlon meets the required Standards for a Variance set forth in Sect.
18-404 of the Zoning Ordinance. :
WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated on the basis of
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the
presence or evidence of surface wetness or soil saturation. Wetland environments provide water quality improvement benefits and are
ecologically valuable. Development activity in wetlands is subject to permrttlng processes administered by the U.S. Army Corps of
Engineers

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board.

Abbreviations Commonly Used in Staff Reports

A&F Agricultural & Forestal District PDH Planned Development Housing

ADU Affordable Dwelling Unit PFM Public Facilities Manual

ARB Architectural Review Board PRG . Planned Residential Community

BMP Best Management Practices RC Residential-Conservation

BOS Board of Supervisors RE Residential Estate

BZA Board of Zoning Appeals RMA Resource Management Area

CcoG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Residential Use Permit

CDP Conceptual Development Plan RZ Rezoning

CRD Commercial Revitalization District SE Speécial Exception

DOT Department of Transportation SEA Special Exception Amendment

DP Development Plan SP Special Permit

DPWES - Department of Public Works and Environmental Services TDM Transportation Demand Management
DPZ Department of Planning and Zoning v TMA Transportation Management Association
DU/AC Dwelling Units Per Acre . TSA Transit Station Area

EQC Environmental Quality Corridor TSM - Transportation System Management
FAR Floor Area Ratio UP & DD Utilities Planning and Design Division, DPWES
FDP Final Development Plan VC Variance

GDP Generalized Development Plan VDOT Virginia Dept. of Transportation

GFA Gross Floor Area VPD Vehicles Per Day

HC Highway Corridor Overlay District VPH Vehicles per Hour

HCD Housing and Community Development WMATA Washington Metropolitan Area Transit Authority
LOS Level of Service WS Water Supply Protection Overlay District
Non-RUP  Non-Residential Use Permit ZAD Zoning Administration Division, DPZ
0OSDS Office of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ

PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division

PDC Planned Development Commercial
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