SE APPLICATION FILED: December 20, 2004
PLANNING COMMISSION: March 17, 2005
BOARD OF SUPERVISORS: March 21, 2005

@ 4:00 P.M.
A
March 3, 2005
STAFF REPORT
APPLICATIONS 2232-Y04-18, SE 2004-SU-039

SULLY DISTRICT
APPLICANT: Nohhern Virginia Electric Cooperative
ZONING: RC WS
PARCEL(S): 52-2 ((1)) 11C pt. [formerly 52-2 ((1)) 11A pt.]
ACREAGE: 15,600 square feet
PLAN MAP: Residential 0.1-0.2 du/ac and Private Open Space
SE CATEGORY: Category 1, Use 1; Light Public Utility Use
PROPOSAL: The applicant has filed for review by the Planning

Commission to determine whether the proposed electric
substation satisfies the criteria of location, -¢haracter and
extent pursuant to Sect. 15.2-2232 of the Code of
Virginia, and therefore may be determined to be in
substantial conformance with the Comprehensive Plan.
The applicant requests special exception approval to
locate the electric substation in an R-C District.

STAFF RECOMMENDATIONS:

Staff recommends that the Planning Commission find that the facility proposed by
2232-Y04-18 satisfies the criteria of location, character, and extent as specified in Section
15.2-2232 of the Code of Virginia and is substantially in accord with the provisions of the
Comprehensive Plan.

Staff recommends épproval of SE 2004-SU-039, subject to the proposed
development conditions contained in Appendix 1.

Staff recommends approval of a waiver of the transitional screening requirements on
all four propenty lines. :

O \kshielse\SE_2004-SU-039_NOVEC\cover.doc



Staff recommends approval of a modification of the barrier requirements on all four
property lines, in accordance with the special exception plat.

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

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

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

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




Special Exception
SE 2004-SU-039

Applicant: NORTHERN VIRGINIA ELECTRIC COOPERATIVE
Filed: 12/20/2004 '

Proposed: ELECTRIC SUBSTATION

Area: 15,600 SF OF LAND; DISTRICT - SULLY
Zoning Dist Sect: 03-0C04

Art 9 Group and Use: 1-01

Located: 6309 BULL RUN POST OFFICE ROAD
Zoning: R-C _ Plan Area: 3

Overlay Dist: WS
Map Ref Num: 052-2 /01/ /0011C pt. (formerly 0011A pt.)
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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

Proposal.

The applicant, Northern Virginia Electric Cooperative (NOVEC), has filed for
review by the Planning Commission to determine whether the proposed electric
substation satisfies the criteria of location, character and extent pursuant to Sect.
15.2-2232 of the Code of Virginia, and therefore may be determined to be in
substantial conformance with the Comprehensive Plan. The 15,600 square foot
R-C zoned site is located east of Bull Run Post Office Road (6309 Bull Run Post
Office Road) and contains an electric substation used as a power source for the
Dominion Cove Point LNG, LP (DCP) natural gas compressor station which is
located immediately east of the facility. The proposed electric substation will be
an expansion of the existing DCP substation and will be used to serve customers
in the vicinity of the substation and to backfeed the Cub Run substation and
other substations during emergency situations. The 15,600 square foot facility is
a portion of an overall 2.06 acre DCP substation (overall DCP site, including the
gas compressor facility and substation, is 30.02 acres). SE 2004-SU-039 is a
companion special exception request to locate the electric substation in an R-C
District. The substation is an unmanned facility, operational 24 hours per day,
seven days a week, with weekly to monthly inspections. The Proposed
Development Conditions, Applicant’s Affidavit, and Statement of Justification are
contained in Appendixes 1, 2 and Attachment A of Appendix 3, respectively.

Waivers and Modifications: |

Waiver of the transitional screening requirements on all four property lines.
Madification of the barrier requirements on all four property lines in accordance
with the SE Plat.

Category and Use:
Category 1, Use 5; Telecommunication Facility. The use must comply with the

Use Limitations of Section 3-C05, the General Standards of Section 9-006,
Standards for all Category 1 Uses of Section 9-104, among others. (Appendix 4)

LOCATION AND CHARACTER

Site Description:

The site is located approximately 1,500 feet east of Bull Run Post Office Road.
The 15,600 square foot portion of an overall 30.02 acre site is zoned R-C and
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WS and developed with existing utility uses (see below). The remainder of the
site is heavily wooded.

SURROUNDING AREA DESCRIPTION

Direction Use Zoning Plan

South Vacant R-C Eﬁ\?ﬁceargg:a?\ggai : wac and

I e -
BACKGROUND

This property was previously part of the Sappington agricultural and forestal
district, a 324 acre statewide district that was established in 1991 and expired in

September, 2001.

DCP currently owns the 30.02 acre property of which the subject 15,600 square
feet site is a portion. DCP is constructing a natural gas compressor station
adjacent to its existing measuring and regulating station and gas transmission
facilities at this site. These facilities are regulated and have been authorized by
the Federal Energy Regulatory Commission (FERC) and the U.S. Department of
Transportation. The gas compressor station and related electric substation are
not subject to Fairfax County 2232 or special exception provisions (see February
26, 2004, letter in Attachment A of Exhibit 3). The electric substation constructed
as part of the gas compressor facility will be used as a power source for DCP’s
natural gas compressor station, which will maintain the gas pressure for the gas
pipeline serving Fairfax County and Northern Virginia. NOVEC, the subject
applicant, proposes to collocate and construct additional electric distribution
equipment within the existing substation area of the gas compressor facility.

COMPREHENSIVE PLAN PROVISIONS (Appendix 3)

Plan Area: "

Planning District: Bull Run Planning District

Planning Sector: BR5-Stone Bridge Community Planning
: Sector ‘

Plan Map: Residential 0.1-0.2 du/ac and Private

Open Space :
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Plan Text:

In the Fairfax County Comprehensive Plan, 2003 Edition, Area lli, Bull Run
Planning District, as amended through 2-10-2003, BR-5-Stone Bridge
Community Planning Sector, Recommendations, Land Use, page 64, the Plan
states:

“1. The land on the southwest perimeter of the County, adjacent to
Loudoun County and Prince William County, lying generally along
Bull Run and the public parkland associated with Bull Run has
remained for the most part open and undeveloped and has a rural
character. It is planned for residential development at 0.1-0.2
dwelling unit per acre and public parkland. This is in conformance
with the findings of the Occoquan Basin Study. The present very
low density development which characterizes this area should
remain intact to protect its natural wildlife and water quality.

2. Non-residential uses requiring special exception or special permit
approval should be rigorously reviewed. In general, these uses, if
permitted at all, should only be located at the boundary of Low
Density Residential Areas and Suburban Neighborhoods or where
their impact on existing residences is minimal. These uses should
be granted only if the following conditions are met:

. Access for the use is oriented to an arterial roadway;

. The use is of a size and scale that will not adversely impact
the character of the area in which it is located; and

. The use is designed to mitigate impacts on the water quality

of the Occoquan Reservoir. . . .

In the Fairfax County Comprehensive Plan, 2003 Edition, Area lll, Bull Run
Planning District, as amended through 2-10-2003, BR-5-Stone Bridge
Community Planning Sector, Recommendations, Public Facilities, page 66, the
Plan states:

“...2. Provide two substations for NOVEC in Sector BR5.”

ANALYSIS
Special Exception Plat (Copy at front of staff report)

Title of SE Plat: “Northern Virginia Electric Cooperative Distribution
Substation Exhibit”

Prepared By: Dewberry & Davis, LLC
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Original and Revision Dates: March 25, 2003, as revised through

August 30, 2004

Description of Plat: The plat has only Sheet One which shows the layout of the

proposed new electric equipment and its relationship to the existing substation
and the new gas compressor facility.

The new electric equipment will be located at the south end of the existing
substation. It consists of new towers (x40 in height) that will look like those
that are in the existing substation. :

Access to the facility will be maintained from Bull Run Post Office Road
within a 150’ right-of-way parcel that DCP has purchased, adjacent to the
existing transmission rights-of-way.

The site is served by an existing stormwater management/Best Management
Practices (SWM/BMP) dry pond to the west of the substation. The applicant
will construct a new outfall to this pond from the new facility.

The SE plat shows three areas of landscaping to be planted by DCP to
provide screening for the substation powering the gas compressor facility; all
are located off the special exception site. The new trees and shrubs will be
on the south and east sides of the substation and will provide screening for
the new equipment as well. In each of the areas, there will be two rows of
shrubs with a row of trees planted in-between the rows of shrubs.

Land Use/2232 Analysis (Appendix 3)

The application proposes an electric substation which is in harmony with the use
and intensity recommendations of the Comprehensive Plan. There are no
outstanding issues with the adoption of the proposed development conditions.

Section 15.2-2232 of the Code of Virginia, as amended, charges the Planning
Commission with determining whether the general location or approximate
location, character, and extent of the proposed facility are substantially in accord
with the adopted Comprehensive Plan.

Location

The NOVEC substation will be located in the middle of the 30.02 acre property,
adjacent to the measuring and regulating station and existing gas and electric
transmission corridors. The applicant states that this placement was chosen to
minimize visual impacts to the surrounding properties, since a majority of the
surrounding properties are open fields. The applicant states that the proposed
facility has been sited on the property in such a manner as to retain existing
vegetation around the perimeter of the 30 acre property to the maximum extent
possible and exceed minimum transitional screening and buffer requirements.

Page 4



SE 2004-SU-039 Page 5

DCP has provided a modified 50’ transitional screening and buffer yard adjacent
to the existing gas and electric transmission corridors to offset visual and noise
impacts to neighboring properties. DCP has agreed to provide for all tree
canopy coverage, transitional screening and buffering, and SWM/BMP within the
DCP portion of the property, as shown on the SE plat which includes the SE site
in relation to the entire 30 acres.

Staff has determined that the proposed substation is in conformance with Plan
guidance for locating facilities on sites with mature vegetation, capable of
providing a natural buffer to adjacent land uses due to the presence of the
adjacent Park Authority property.

Staff has also determined that the proposed collocation of the electric substation
with the gas compressor facilities is in conformance with Plan guidelines for
mitigating the impact of public facilities on adjacent planned and existing land
uses by collocating public facilities when appropriate. The proposed collocation
of the NOVEC substation with the gas compressor facility will minimize the
impact of the proposal on adjacent land uses while meeting these Plan
guidelines.

Based on the applicant’s justification for electric service need in this area of the
County, staff has determined that the proposed substation is in conformance
with Plan guidelines for locating new facilities to provide convenient service to
the greatest number of people or service consumers and users. The applicant
states that there is currently a lack of back-up capability for this area, and staff
believes that the proposed substation will meet this need, while meeting Plan
guidelines for siting facilities appropriately to the area they are intended to serve
as well as with guidelines for ensuring that minimum populations or service
thresholds are projected to be met before facility construction is undertaken.

By locating the electric substation within the already constructed gas compressor
electric facility, staff believes that the proposal is in conformance with Plan
guidelines to: locate electrical and land-line service facilities as unobtrusively as
possible; avoid areas of environmental sensitivity; collocate facilities to minimize
visual and neighborhood impacts; and construct underground transmission lines
along existing or planned utility or road rights-of-way.

Finally, staff has also determined that the proposal is in conformance with Plan
guidance to provide two substations for NOVEC in Sector BRS.

Character and Extent

The applicant states that the choice of electric motor driven compression over
natural gas driven compression will lessen the project’s impact by reducing both
emissions and noise. In addition, NOVEC will construct these distribution
facilities without additional clearing and will minimize the disturbed area and
potential for erosion by utilizing the existing fencing and by locating in the
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existing substation area which is covered with gravel. The applicant states that
minimal impact to onsite wetlands is expected with the proposed development of
the gas compressor facility and has been permitted through the Army Corps of
Engineers and Department of Environmental Quality. No other environmentally
sensitive areas, cemeteries, floodplains, Resource Protection Areas (RPA) or
Environmental Quality Corridors (EQC) are identified on this portion of the

property.

The applicant, in concert with DCP, will provide landscaping in an area off of the
SE site but immediately surrounding the fenced substation area, to further
minimize visual impacts of the facility on neighboring properties. This effort will
minimize the visual and noise impacts to the surrounding uses. This screening,
buffering and landscaping is in conformance with Plan guidelines to provide for
appropriate screening and buffering of proposed facilities as well as with Plan
guidelines to ensure that public facilities are properly screened and buffered in
order to mitigate visual impact on adjacent planned and existing land uses.

The applicant states that, by collocating NOVEC'’s required facilities with the
electrical needs of DCP, the impact to the surrounding area can be lessened by
keeping these facilities together rather than on separate sites. Staff has
determined that this approach limits the extent and impact of these facilities in
this area of the County.

All distribution circuits from the site are proposed to run underground and
connect to existing overhead electric distribution lines, further minimizing the
visual impact of the facility. By placing these lines underground, the facility is in
conformance with Plan guidelines to locate transmission and distribution lines
underground whenever possible.

Staff believes that while the proposed facility does not provide direct access to
an arterial roadway as recommended in the Area Plan guidelines for this sector,
the minimal traffic generated from the project will not impact traffic on Bull Run
Post Office Road. The proposal does meet Plan guidelines for locating along
access roads which obscure entrances.

Finally, staff has determined that the proposed facility meets Plan guidance for
mitigating impacts on the water quality of the Occoquan Reservoir by providing
on-site SWM facilities and by limiting the impervious surface on the site by
utilizing a gravel surface for the substation and for the minimal parking that will
be required for maintenance.

Due to the collocation of the proposed NOVEC substation with the existing gas
compression station, as well as the proposed screening and buffering proposed
for the facility to minimize the impacts of the facility on adjacent land uses, staff
has determined that the facility will have a minimal impact on adjacent land uses
and that the proposed facility is in conformance with the Comprehensive Plan.
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Staff concludes that the subject proposal by NOVEC to construct an electric
substation on a 0.36 acre portion of a 30.02 acre property currently under
construction for a natural gas compression facility, located at 6309 Bull Run Post
Office Road in the Sully District, satisfies the criteria of location, character, and
extent as specified in Va. Code Section 15.2-2232, as amended. Staff therefore
recommends that the Planning Commission find Application 2232-Y04-18
substantially in accord with the provisions of the adopted Comprehensive Plan.

Environmental Analysis: (Attachment C of Appendix 3)
Issue: Stormwater Managemenw\!ater Quality Protection

As previously stated, an existing SWM pond situated northwest of the proposed
electrical equipment is intended to accommodate the water quality and quantity
requirements for the substation. The runoff from the substation will outfall
through a pipe, as shown on the special exception plat. The applicant should
demonstrate to the Department of Public Works and Environmental Services
(DPWES) that the existing pond is sized adequately to accommodate the
additional runoff from the substation.

Resolution:

At time of site plan, the applicant will be required to demonstrate that all
SWM/BMP facilities are adequate to service the proposed expansion.

Issue: Light Pollution

The statement of justification for the special exception indicates that sodium
vapor lighting will be provided for the substation for security purposes. The
applicant should demonstrate conformance with the Comprehensive Plan policy
to avoid nuisance aspects of unfocused light emissions. Conformance with the
Comprehensive Plan will be achieved if the applicant meets lighting requirements
as stipulated by Part 9 of Article 14 of the Zoning Ordinance.

Resolution:

Staff has proposed a development condition requiring conformance with Part 9 of
Article 14.

Issue: Emergency Management

The application property is a very small portion of the larger DCP property which
is regulated by FERC. However, because of the collocation of NOVEC, a county
regulated use surrounded by a federally regulated use, it is important that the
applicant demonstrate coordination and cooperation with the Local Emergency
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Planning Committee (LEPC) in order to establish a means of communication
between the two entities. LEPC aims to collect information on all potential sites
with hazardous materials in order to keep the public informed of such locations.

Resolution:

Staff has proposed a development condition requiring cooperation and
coordination with the Local Emergency Planning Committee (LEPC).

Issue: Hazardous Substances

The applicant has indicated in the statement of justification that the transformers
contain mineral oil and that no other hazardous substance will be stored on site.
The applicant should provide a cross-section depicting the mineral oil
containment area and a brief narrative which describes the mitigation and
disposal of the mineral oil.

Resolution:

The applicant has since provided this documentation which will be utilized by
DPWES in its review of the site plan for this application.

Transportation Analysis (Attachment F of Appendix 3)

There are no outstanding transportation issues. Since the proposed facility will
be unmanned and require only routine maintenance, it will generate minimal
traffic and cause little to no impact on adjacent roadways. Staff also notes that
an alternative alignment for the future Tri-County Parkway is located along Bull
Run Post Office Road which could impact future access to this site.

Park Authority Analysis (Attachment G of Appendix 3)

Fairfax County Park Authority (FCPA) staff reviewed the application, and
concluded that it will bear no adverse impact on land or resources of the FCPA.

ZONING ORDINANCE PROVISIONS

In accordance with Paragraph 1 of Section 9-104 of the Zoning Ordinance, a
Category 1 special exception use is not required to comply with the lot size
requirements or the bulk regulations set forth for the zoning district in which it is

located.

Page 8
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Transitional Screening and Barrier Requirement
Direction Required Provided
T None
North Type 3 . -
Barrier D, E or F 10 foot tall chain link fence
South Type3 None o
Barrier D, Eor F 10 foot tall chain link fence
West Typc? 3 None o
Barrier D, E or F 10 foot tall chain link fence
East Type 3 None
Barrier D, E or F 10 foot tall chain link fence
1. Transitional Screening 3 shall consist of an unbroken strip of open space a minimum of 50 feet wide

planted with: (1) One large evergreen tree with an ultimate height of 40 feet or greater for every 10 linear
feet, plus one medium evergreen tree with an ultimate height of 20 to 40 feet for every 5 linear feet, plus
one large deciduous tree with an ultimate height of 50 feet or greater for each 30 linear feet, plus one
medium evergreen shrub with an ultimate height of 12 feet or less for every 15 linear feet. OR (2) With
approval of the Director, one large deciduous tree with an ultimate height of 50 feet or greater for every
15 linear feet, plus one medium evergreen tree with an ultimate height of 20 to 40 feet for every 5 linear
feet, plus one small deciduous tree with an ultimate height of 20 feet or less for each 12 linear feet, plus
7 medium evergreen shrubs with an ultimate height of 12 feet or less for each 10 linear feet.

2. Barrier D shall consist of a 42-48 inch tall chain link fence and may be required by the Director to have
inserts in the fence fabric, to be coated, or to be supplemented by trees and/or shrubs. Barrier E shall
consist of a 6 foot tall wall, brick or architectural block faced on the side facing the existing use and may
be required to be so faced on both sides as determined by the Director. Barrier F shall consist of a 6 foot
high solid wood or otherwise architecturally solid fence.

3. The applicant has requested a modification of the transitional screening and barrier requirements for all
four property lines in favor of the SE Plat in accordance with Section 13-304 of the Zoning Ordinance.

Waivers/Modifications

Transitional Screening and Barrier Requirements

Because the proposed substation is zoned R-C and surrounded by R-C zoned
parcels, transitional screening and barriers are required on all four sides of the
substation. The subject 15,600 square foot substation is a portion of a much
larger parcel that is heavily wooded and provides transitional screening
requirements in excess of the Zoning Ordinance. While the only barrier provided
is a 10 foot tall chain link fence that is transparent, staff believes that the
surrounding properties have sufficient screening provided by existing vegetation
to preclude the need for additional barriers. In accordance with Par. 3 of Sec.
13-304 of the Zoning Ordinance, the transitional screening requirements may be
waived when the adjacent property is landscaped to minimize adverse impacts.
With the existing trees surrounding this property on all four sides, this condition is
met. Additionally in accordance with Par. 7 of Sec. 13-304 of the Zoning
Ordinance, the transitional screening and barrier requirements may be modified
or waived when the adjoining land is used for a public purpose other than a
school or hospital. The parcels to the northeast and southeast of this site are
owned by the Fairfax County Park Authority and anticipated to be developed with
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a public use. Staff recommends approval of a waiver of the transitional
screening requirements and modification of the barrier requirements for all four
property lines in favor of the SE Plat.

Special Exception Requirements (Appendix 4)

General Special Exception Standards (Sect. 9-006)

General Standard 1 requires that the proposed use at the specified location be in
harmony with the adopted Comprehensive Plan. As stated in the Land
Use/2232 Analysis, staff believes the proposal is in harmony with the Plan.

General Standard 2 requires that the proposed use be in conformance with the
general purpose and intent of the applicable zoning district regulations. The R-C
District permits a light public utility as a special exception use. The site is
designed to be compatible with the adjacent residentially zoned, vacant land.

General Standard 3 requires that the proposed use be harmonious with and not
adversely affect the use or development of neighboring properties in accordance
with the applicable zoning district regulations and the adopted comprehensive
plan. The location, size-and height of buildings, structures, walls and fences,
and the nature and extent of screening, buffering and landscaping shall be such
that the use will not hinder or discourage the appropriate development and use
of adjacent or nearby land and/or buildings or impair the value thereof. As stated
in the Land Use/2232 Analysis, the proposed site has been designed as a
collocation with an existing facility to minimize the impact of this expansion on
neighboring properties. It is staff's opinion that the proposed siting of this
expansion, coupled with the surrounding vegetation will not hinder future
development of adjacent parcels.

General Standard 4 requires that the proposed use be such that pedestrian and
vehicular traffic associated with such use will not be hazardous or conflict with
the existing and anticipated traffic in the neighborhood. Access for the site is
provided from a gravel road extending from Bull Run Post Office Road. Traffic
associated with this facility will be minimal given that it enjoys only weekly or
monthly maintenance inspections. Due to the low number of trips generated by
the use, it is staff's opinion that the application will not create any hazardous
traffic conditions.

General Standards 5, 6 and 7 require landscaping, screening, open space,
adequate utility, drainage, parking and loading to be regulated in accordance with
the Zoning Ordinance; however, the Board may impose more strict requirements for
a given use than those set forth in the Ordinance. The applicant has met or
exceeded the requirements of the Zoning Ordinance with the exception of the
transitional screening and barrier requirements, which staff has recommended to be
waived and modified. In staff's opinion these standards have been met.
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Category 1 Standards (Sect. 9-104)

Category 1 special exception uses are not required to comply with the lot size
requirements or the bulk regulations set forth in the Zoning Ordinance. There shall
be no storage of materials or equipment, repair or servicing of vehicles or
equipment, or for the parking of vehicles except those needed by employees
connected with the operation of the immediate facility. In addition, the applicant
must demonstrate that there is no alternative site available for such useina C or |
District within one mile of the proposed location. A site plan is required in
conformance with Article 17.

This site was chosen because it allows a collocation with an existing facility.
Additionally, there is need to provide backup capabilities for the other substations in
this area and to conform to the Comprehensive Plan requirement to provide two
substations in this Planning Sector. There are no commercially or industrially zoned
properties within one mile of this location to provide an alternate location for this
use. Staff has proposed a development condition that there shall be no outdoor
storage of materials or equipment or the repair of vehicles on the site. With the
adoption of the proposed development conditions these standards have been
addressed.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

In staff's opinion, the proposed facility satisfies the criteria of the location,
character, and extent as specified in Section 15.2-2232 of the Code of Virginia.

In staff’'s opinion, with the adoption of the proposed development conditions, the
Special Exception is in harmony with the Comprehensive Plan and in
conformance with all applicable Zoning Ordinance provisions.

Staff Recommendations

Staff recommends that the Planning Commission find that the facility proposed
by 2232-Y04-18 satisfies the criteria of location, character, and extent as
specified in Section 15.2-2232 of the Code of Virginia and is substantially in
accord with the provisions of the Comprehensive Plan.

Staff recommends approval of SE 2004-SU-039 subject to the proposed
development conditions contained in Appendix 1.

Staff recommends approval of a waiver of the transitional screening
requirements on all four property lines.
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Staff recommends approval of a modification of the barrier requirements on all
four property lines, in accordance with the special exception plat.

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

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

APPENDICES

1. Proposed Development Conditions

2. Affidavit

3. Land Use/2232 Analysis; includes:
Attachment C - Environmental Analysis
Attachment D — Historic Resource Analysis
Attachment E — Urban Forest Management Analysis
Attachment F - Transportation Analysis
Attachment G - Park Authority Analysis

4. Applicable Zoning Ordinance Provisions

5. Glossary



APPENDIX 1

PROPOSED DEVELOPMENT CONDITIONS
SE 2004-SU-039

March 1, 2005

If it is the intent of the Board of Supervisors to approve SE 2004-SU-039

located at 6309 Bull Run Post Office Road (Tax Map 52-2 ((1)) 11A pt.) for an
electric substation pursuant to Sect. 3-C04 of the Fairfax County Zoning Ordinance,
the staff recommends that the Board condition the approval by requiring
conformance with the following development conditions:

1.

This Special Exception is granted for and runs with the land indicated in this
application and is not transferable to other land.

This Special Exception is granted only for the purpose(s), structure(s) and/or
use(s) indicated on the special exception plat approved with the application, as
qualified by these development conditions.

This Special Exception is subject to the provisions of Article 17, Site Plans, as
may be determined by the Director, Department of Public Works and
Environmental Services (DPWES). Any plan submitted pursuant to this special
exception shall be in substantial conformance with the approved Special
Exception Plat entitled “Northern Virginia Electric Cooperative Distribution
Substation Exhibit”, prepared by Dewberry and Davis, LLC, dated March 25,
2003, as revised through August 30, 2004, and these conditions. Minor
modifications to the approved special exception may be permitted pursuant to
Par. 4 of Sect. 9-004 of the Zoning Ordinance.

At the time of site plan approval, it shall be demonstrated that off-site
landscaping will be provided in substantial conformance with the location and
quantity as depicted on the Special Exception Plat.

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

There shall be no outdoor storage of materials or equipment, or the repair of
vehicles on-site.

Prior to the approval of a site plan, coordination and cooperation with the Local
Emergency Planning Committee (LEPC), regarding the use or storage of
hazardous materials at the proposed substation, shall be demonstrated.

All compression shall be electric motor driven, rather than natural gas.
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9.  Prior to site plan approval, it shall be demonstrated to the satisfaction of
DPWES, that the existing pond is sized adequately to accommodate the
additional run-off from the substation.

The above proposed conditions are staff recommendations and do not reflect
the position of the Board of Supervisors unless and until adopted by that Board.

This approval, contingent on the above noted conditions, shall not relieve the
applicant from compliance with the provisions of any applicable ordinances,
regulations, or adopted standards. The applicant shall be himself responsible for
obtaining the required Non-Residential Use Permit through established procedures,
and this Special Exception shall not be valid until this has been accomplished.

Pursuant to Section 9-015 of the Zoning Ordinance, this special exception shall
automatically expire, without notice, thirty (30) months after the date of approval
unless Phase | of the use has been established or construction has commenced and
been diligently prosecuted. The Board of Supervisors may grant additional time to
establish the use or to commence construction if a written request for additional time
is filed with the Zoning Administrator prior to the date of expiration of the special
exception. The request must specify the amount of additional time requested, the
basis for the amount of time requested and an explanation of why additional time is

required.
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APPENDIX 2
SPECIAL EXCEPTION AFFIDAVIT

DATE: February 14 , 2005

(enter date affidavit is notarized) :
], Sarah E. Hall , do hereby state that ] am an

(enter name of applicant or authorized agent)

(che;k one) [] applicant Xélqs/‘(f‘

[x]  applicant’s authorized agent listed in Par. 1(a) below

in Application No.(s): SE 2004-SU-039 _ :
(enter County-assigned application number(s), e.g. SE 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 BENEF 1CIARY 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 are to be disglosed.
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.) v

NAME ADDRESS RELATION'SHIP(S)'
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter ap}Slichle relationships
last name) listed in BOLD above)
qrthern Virginia 5399 Wellington Road Applicant/Title Owner
Electric Cooperative Gainesville, VA 20155-1616
George E. Coutts’ '
Robe%t E. Bisson ﬁ%gﬁg
Steven C. Atkinson . Agent
ewberry & Davis, LLC 8401 Arlington Boul d i
{enacio” (had) “Liche Fairfax, VA 22031 o Rpgipecrs/Planners
Gary W. Kirkbrid '
Cﬁazles T. Hegeggr _ .%glgggr Agent
ominion Cové Point 'LNG, LP Former Title Owner
Paul E. Ruppert Former Agent
Scott K. Canterbury Former Agent
lankingship & Keith, P.C. 4020 University Drive, Ste. 300 Attorneys
Sarah E. Hall Fairfax,VA 22030 Attorney/Agent
(check if applicable) [ ] There are more relationships to be listed and Par. 1(a) is continued

on a “Special Exception Attachment to Par. 1(a)” form.

* 1 ist as follows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of: (state
name of each beneficiary).

FORM SEA-1 Updated (3/24/03)



Page Two -
SPECIAL EXCEPTION AFFIDAVIT

DATE: February 14, 2005

(enter date affidavit is notarized) (g(o qu/
o Ar

for Application No. (s): SE 2004-SU-039
(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:

(NOTE Include SOLE PROPRIETORSHIPS, LIMITED L]AB]L]TY COMPANIES, and REAL ESTATE
INVESTMENT TRUSTS herein.)

' CORPORATION INFORMATION

’ 'l . T .
NAME '.& ADDRESS OF CORPORATION: (enter complete name and number, street, city, state, and zip

code)
Northern Virginia Electric Cooperative

5399 Wellington Road
Gainesville, VA 20155-1616

DESCRIPTION OF CORi’ORAT]ON: (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 SHAREHOLDERS: (enter first name, middle initial and last name)

None -- There are no shareholders in a cooperative.

There is more corporation information and Par. 1(b) is continued on a “Special

(check if applicable) [ ]
Exception Affidavit Attachment 1(b)” form.

** All listings which include partierships, 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. Jn 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 alse 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
partmerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on

the attachment page.

FORM SEA-1 Updated (3/24/03)



Page_/__of Vv
Special Exception Attachment to Par. 1(b)

February 14, 2005

(enter date affidavit is notarized) Y(D lq g'((

for Application No. (s): _SE 2004-SU-039
(enter County-assigned application number (s))

DATE:

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

Dewberry & Davis, LLC
8401 Arlington Boulevard
Fairfax, VA 22031

DESCRIPTION OF CORPORATION: (check one statement)
[X] 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 ofany
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.

L1

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

The Dewberry Companies LC Member )
Eric D. Snellings Member : '
Dennis M. Couture Member

Steven A. Curtis Member e

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

The Dewberry Companies, LC
8401 Arlington Boulevard

Fairfax, VA 22031
DESCRIPTION OF CORPORATION: (check one statement)

[X] There are 10 or less shareholders, and all of the shareholders are listed below.
[ ] Thereare 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: (ente.r first name, middle initial, and last name)

Sidney_O. Dewberry Member
Barry K. Dewberry Member
Karen S. Grand Pre Member
Michael S. Dewberry Member
Thomas L. Dewberry Member
(check if applicable) [x There is more corporation information and Par. 1(b) is continued further on a

“Special Exception Attachment to Par. 1(b)” form.

FORM SEA-1 Updated (3/24/03)
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) Page of
Special Exception Attachment to Par. 1(b)
DATE: February 14, 2005
) (enter date affidavit is notarized) %(o) 5{ 7‘({

for Application No. (s): SE 2004-SU-039
(enter County-assigned application number (s))

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

Blankingship & Keith, P.C.
4020 University Drlve, Suite’ 300
Fairfax, VA 22030

DESCRIPTION OF CORPORATION: (check ong statement)
[ ] Thereare 10 orless 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
ALL Stockholders are listed below:

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

. Hugo Blankingship, Jr. John A. C. Keith William H. Casterline, Jr.
arah Elizabeth Hall Paul B. Terpak - David Rust Clarke:

eter S. Everett David J. Gogal Elizabeth Chichester Morrogh
obert J. Stoney : William Quinton Robinson m John F. Cafferky

illiam B. Portet “Giiford K. Hampshire (as ot 17177005

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

DESCRIPTION OF CORPORATION: (check one statement)

[ 1 Thereare 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 SHAREHOLDERS: (enter first name, middle initial, and last name)

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

FORM SEA-1 Updated (3/24/03)



Page Three
SPECIAL EXCEPTION AFFIDAVIT

DATE: February 14, 2005

(enter date affidavit is notarized) X(o M g {y

for Application No. (s): SE 2004-SU-039
(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, and number, street, city, state, and zip code)

Dominion Cove Point ING, LP ' (",D(WLUL T\ﬂew

2100 Cove Point Road
(check]ﬁlggﬁifcam) 2({6]5'21“he above-listed partnership has no limited partners.
X

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)

Dominion Cove Point LNG Company, LLC
(General Partner) 17

Dominién::Gas Projects Company, LLC
(Limited Partner) 99%

(check if applicable) [ ] There is more partnership information and Par. 1(6) is continued on a “Special
Exception Affidavit 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 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 SEA-1 Updated (3/24/03)
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SPECIAL EXCEPTION AFFIDAVIT

DATE: February 14, 2005

(enter date affidavit is notarize&) g({’ M ?,{/

for Application No. (s): SE 2004-SU~039
. , (enter County-assigned application number(s))

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

[ 1 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: . .

"o

k] 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
' “Special Exception Attachment to Par. 2” form.

FORM SEA-1 Updated (3/24/03)



Application No.(s):

SE 2004-SU-039
(county-assigned application number(s), to be entered by County Staff)

Page Five
SPECIAL EXCEPTION AFFIDAVIT

DATE: February 14, 2005 géwz‘((

(enter date affidavit is notarized)

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 uti]ity or bank,
including any gift or donation having a value of $200 or more, with any of those listed in Par. 1 above.
EXCEPT AS FOLLOWS: (NOTE If answer is none, enter “NONE” on line below.)

None

LT3

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 bearings. See Par. 4 below.)

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

“Special Exception Attachment to Par. 3” form.

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: 5

(check one) [ 1 Applicant [ ] Applicant’s Authorized Agent

Sarah E. Hall Attorney/Agent
(type or print first name, middle initial, Jast name, and & title of signee)

Subscribed and sworn to before me this_14th day of __ February 2005 , in thexState/Comm.

of

Virginia . , County/Gigicof _Fairfax . 7 //7
V7 .

Notary u Iic
My commission expires: o/%?% ?/

FORM SEA-1 Updated (3/24/03)



APPENDIX 3

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Barbara A. Byron, Director

Zoning Evaluation Djvisio
FROM: David g gﬁ&él, C'Eief

Facilities Planning Branch, Planning Division
SUBJECT: Section 15.2-2232 Review

Application 2232-Y04-18
Subject Property: Tax Map Parcel 52-2 ((1)) 11A [part]

REFERENCE: SE 2004-SU-039

DATE: February 17, 2005

In accordance with the Standard Operating Procedures approved by the Board of Supervisors on
July 25, 1994, which provide guidance to Department of Planning and Zoning staff regarding the

review of public facility projects pursuant to Va. Code Section 15.2-2232, the Facilities Planning
Branch of the Planning Division offers the following comments on the proposed electric substation.

BACKGROUND

Dominion Cove Point LNG, LP (DCP) currently owns the 30.02 acre property located at 6309 Bull
Run Post Office Road in the Sully Magisterial District and proposed the development of a natural
gas compressor station adjacent to their existing measuring and regulating station and gas
transmission facilities at this site. These facilities are regulated and have been authorized by the
Federal Energy Regulatory Commission (FERC) under the Natural Gas Act and by the U.S.
Department of Transportation. The gas compressor station and related electric substation are
subject to the exclusive jurisdiction of FERC and are not subject to approval by the Fairfax County
Planning Commission under Section 15.2-2232 of the Virginia State Code (see February 26, 2004
letter in Attachment A). These facilities are currently under construction. The electric substation
constructed as part of the gas compressor facility will be used as a power source for DCP’s natural
gas compressor station, which will maintain the gas pressure for the gas pipeline serving Fairfax
County and Northern Virginia. ‘

PROJECT DESCRIPTION (Attachment A)

Northern Virginia Electric Cooperative (NOVEC) proposes to co-locate and construct additional
electric distribution equipment within the existing substation area of the gas compression facility.
The proposed electric distribution substation (the “NOVEC substation™), which is intended to
enhance electrical service on a purely intrastate basis, is not governed by the Natural Gas Act and
therefore must be reviewed pursuant to Section 15.2-2232 of the Virginia State Code. The proposed
NOVEC substation would occupy 0.36 acres (15, 600 SF) of the 30.02 acres that comprise the gas -
compressor facility described above. The NOVEC electric substation is proposed to be 150° x 100°,
with a maximum structure height of approximately 40 feet. The proposed NOVEC substation will
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RE: SE 2004-SU-039
Page 2

be located adjacent to the electric substation that has been constructed to service the gas compressor
station, and entirely within the currently fenced area for the existing electric substation.

The NOVEC substation will be a delivery point for NOVEC to back-feed the existing Cub Run
substation serving part of western Fairfax County. The proposed construction would be an
extension of the existing NOVEC electric distribution facilities in this area of Fairfax County. In
addition, the NOVEC substation will provide a power source for the natural gas compressor station.

An existing 225’ Virginia Power Electric Transmission Easement and existing electric transmission
facilities are located along the southern property boundary. Access to the facilities will be
maintained from Bull Run Post Office Road within a 150° right-of-way parcel that DCP has
purchased, adjacent to the existing transmission rights of way.

NOVEC performed a 20-year comprehensive study of the area served by their existing Cub Run,
Johnson and Arcola substations. Conclusions are listed in NOVEC’s 1998-2012 Long Range Plan
as well as in their 2003-2005 Short Range Plan. The study recommended building Pleasant Valley
Substation as the power transformers in the Cub Run Substation have reached their nominal
capacity, leaving the area without any backup capabilities. All four power transformers in the Cub
Run substation will be heavily overloaded for certain contingencies if either Johnson or Arcola are
off-line. In addition, it is expected that in the next three years the new developments already under
construction along Pleasant Valley Road, Poland Road and Braddock Road will add approximately
12MW load on the Cub Run Substation. The new Pleasant Valley substation will provide backup
capabilities for the Cub Run Substation, Johnson Substation, and Arcola Substation as well as
serving loads presently fed from the existing Cub Run Substation. Cub Run Substation serves an
area with a mix of residential and high-tech uses and special security measures are needed to
provide backup sources for this area.

The proposed NOVEC substation will be completely fenced and screened for aesthetic, security,
and safety purposes. The substation is unmanned and will require only weekly to monthly
inspections. The applicant states that minimal number of employees visiting this site will have no
impact to the ground water availability or quality. No fire water tanks or improvements are
expected to be developed for this project and no water or sanitary facilities are needed. The
transformers are filled with mineral oil and will contain no PCB’s. An oil containment facility will
be built around the two power transformers for the substation. The gravel yard and stormwater
management pond will serve as the primary and secondary containment for these facilities and
NOVEC has a maintenance, inspection and monitoring plan for each facility to detect and control
any leak or spill in accordance with state regulations. Minimal parking is required for this site;
NOVEC averages one or two vehicle trips per month to substations. Vehicles are parked outside of
the fenced area on the gravel driveway unless maintenance is required inside the fenced area. In
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these cases the vehicles are driven directly into the fenced area. No paved parking or access has
been proposed due to the limited maintenance requirements of the facility. The facility has been
designed such that all sediment and erosion control regulations and best management
practices/stormwater management requirements have been met for the site.

PLANNING ANALYSIS

Access to the subject property is from Bull Run Post Office Road. The NOVEC substation is
proposed to be located along the existing Dominion Power and DCP electric and gas transmission
rights of way, between Pleasant Valley Road and Bull Run Post Office Road. To the west and
south are some remaining pasture and fields as well as residential uses. To the east is a large
Fairfax County Park Authority parcel covered by mature hardwood forest. The existing electric and
gas transmission corridors border the subject property to the south.

The property is located in the BR5-Stone Bn'dge Community Planning Sector of the Bull Run
Planning District in Area III. The Comprehensive Plan Map shows that the subject property and
adjacent parcels are planned for .1-.2 dwelling units per acre and Private Open Space.

An assessment of this application, to determine if the general location or approximate location,
character, and extent of the proposed facility are substantially in accord with the Comprehensive
Plan, has been guided by the following citations from the Plan.

AREA PLAN

Fairfax County Comprehensive Plan, 2003 Edition, Area III, Bull Run Planning District, as
amended through 2-10-2003, BR-5-Stone Bridge Community Planning Sector, Recommendations,

Land Use, page 64:

“Occoquan Reservoir Watershed - The entire BRS Sector is located within the watershed of
the Occoquan Reservoir...

1. The land on the southwest perimeter of the County, adjacent to Loudoun
County and Prince William County, lying generally along Bull Run and the
public parkland associated with Bull Run has remained for the most part open
and undeveloped and has a rural character. It is planned for residential
development at .1-.2 dwelling unit per acre and public parkland. This is in
conformance with the findings of the Occoquan Basin Study. The present
very low density development which characterizes this area should remain
intact to protect its natural wildlife and water quality.
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2. Non-residential uses requiring special exception or special permit approval
should be rigorously reviewed. In general, these uses, if permitted at all,
should only be located at the boundary of Low Density Residential Areas and
Suburban Neighborhoods or where their impact on existing residences is
minimal. These uses should be granted only if the following conditions are

met:
. Access for the use is oriented to an arterial roadway;
. The use is of a size and scale that will not adversely impact the

character of the area in which it is located; and

. The use is designed to mitigate impacts on the water quality of the
Occoquan Reservoir. . . .”

Fairfax County Comprehensive Plan, 2003 Edition, Area III, Bull Run Planning District, as
amended through 2-10-2003, BR-5-Stone Bridge Community Planning Sector, Recommendations,

Public Facilities, page 66:

“2. Provide two substations for Northern Virginia Electric Cooperative in Sector BRS.”

Fairfax County Comprehensive Plan, 2003 Edition, Area III, Bull Run Planning District, as
amended through 2-10-2003, BR-5-Stone Bridge Community Planning Sector, Recommendations,

Public Facilities, page 66:

“A new north-south controlled-access road linking areas of Fairfax, Prince William and
Loudoun Counties will relieve other roads in Fairfax County and contribute to a more
efficient functioning of the transportation system in Fairfax County while preserving the
rural and open space character of this part of the County. This need can be met by extending
the Route 28 Bypass in a northerly direction, crossing Route 29 in the vicinity of the quarry
and thence proceeding north to Bull Run Post Office Road. This road will divert north-south
traffic from other existing roads such as Pleasant Valley Road, and possibly assist in routing

through traffic around the Manassas Battlefield Park.

More detailed corridor studies should be initiated when funding becomes available. As with
all transportation improvements shown on the Comprehensive Plan, the ultimate
construction of this road will be dependent upon the satisfactory completion of further
studies including a rigorous analysis of the need for the road and the specific impacts
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associated with the proposal, including alternative alignments, environmental studies, and
means of addressing any impacts such as to animal habitat movement, historic sites, parks,

cemeteries, and horse trails, which may be identified.”

Fairfax County Comprehensive Plan, 2003 Edition, Area 111, Bull Run Planning District, as
amended through 2-10-2003, BR-5-Stone Bridge Community Planning Sector, Recommendations,

Public Facilities, page 67:

The Transportation Recommendation Map shows that the Route 28 Bypass Extension is
planned for part of Tax Map Grid 52-2, through a part of the larger subject property along

Bull Run Post Office Road.

POLICY PLAN

Fairfax County Comprehensive Plan, 2003 Edition, Policy Plan, Public Facilities, amended through
10-18-2004, Countywide Objectives and Policies, pages 2-4:

“Objective 1:

Policy a.

Policy b.

Policy c.

Policy d.
Objective 2:

Policy b.

Locate new facilities to provide convenient service to the greatest
number of people or service consumers and users.

Site facilities appropriately to the area they are intended to serve.

Reduce service area overlap between like facilities, unless overlap is
necessary to correct service deficiencies.

Site facilities in accordance with locational standards that maintain
accepted levels of service while reducing duplication or
undcrutilization.

Ensure that minimum populations or service thresholds are projected
to be met before facility construction is undertaken.

Construct and maintain facilities in accord with expected levels of
service objectives and fiscal limitations.

Follow adopted public facility standards to identify facility
requirements associated with level of need, appropriate quantity and
size, and relationship to population.
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Policy c.

Objective 3:

Policy a.

Objective 4:

Policy a.

Policy b.

Policy d.

Objective 5:

Policy a.

Policy b.

Policy c.

Ensure adequate maintenance of existing facilities.

Balance the provision of public facilities with growth and
development. A

Construct new facilities in size and quantity which is consistent with
projected population needs.

Mitigate the impact of public facilities on adjacent planned and
existing land uses. '

Locate public facilities in areas of compatible land use, if service
efficiency and cost effectiveness can be achieved. Siting facilities in
areas of different land uses is acceptable and at times required, to
provide centrally located public facilities which are critical to the
public interest as long as the integrity of the Comprehensive Plan is
not impinged.

Co-locate public facilities whenever appropriate to achieve
convenience and economies of scale, as long as the integrity of the
Comprehensive Plan is not impinged.

Ensure that public facilities are properly screened and buffered in
order to mitigate visual impact on adjacent planned development of a
different use or nature.

Acquire sites which are appropriate for the facility's specific purpose.
Apply acceptable criteria when evaluating public facility sites.

‘Consider accessibility in siting facilities. In general, public facilities

should have access to primary arterial roadways. Exceptions to this
locational principle include facilities with a community pedestrian
orientation, such as a neighborhood park or an elementary school.

Locate facilities on sites which have adequate acreage for short-term
needs, but can also accommodate expansion.

Avoid areas of environmental sensitivity except where site acquisition
is in support of open space.
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Policy d.

Policy f.

Policy g.

Evaluate engineering considerations, such as slopes and soils and
other factors pertinent to knowing the extent of the site's development

cost.

Locate facilities on sites preferably having mature vegetation, capable
of providing a natural buffer and enhancing building design.

Use the 456 Process to determine the siting suitability and
appropriateness of facilities in relation with the Comprehensive Plan.”

Fairfax County Comprehensive Plan, 2003 Edition, Policy Plan, Public Facilities, amended through
10-18-2004, Utilities and Services, Electrical and Land-Line Utility Services, pages 33-36:

“Objective 40:

Policy a.

Policy b.

Policy d.

Policy e.

Policy f.

Locate electrical and land-line service facilities to provide maximum
service levels as unobtrusively as possible...

Avoid areas of environmental sensitivity.

Collocate facilities such as distribution and transmission poles,
switching and hub centers and electrical substations whenever
feasible and appropnate to minimize visual and neighborhood

impacts.

Provide adequate acreage for expansion of substations, hub centers
and equipment areas and maintain levels of screening to
accommodate expansion.

Locate future switching and hub centers, equipment areas, and
electrical substations on sites, which shield nearby residences from

noise, while affording privacy and safety.

Construct underground transmission and distribution lines, whenever
possible, along existing or planned utility or road rights-of-way,
preferably on lot lines which will least disturb future development of
the site.
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Objective 41:

Policy a.

Policy b.

Policy c.

Policy d.

Policy e.

Meet service area requirements with a minimum of facilities and
ensure that those facilities are designed to minimize impacts on

adjacent properties.

Provide justification for the proposed facility’s need. Specify
alternative actions and justify why the proposed location and type of
facility is the least disruptive.

Mitigate the visual impact of switching and hub centers, equipment
areas and electrical substations from adjacent development. Land with
existing mature vegetation is preferable, as are access roads which
obscure entrances, berms which provide screening, and slopes that
provide localized lower elevations. '

Locate transmission and distribution lines underground, whenever
possible.

Conceal, screen or site ground transformers and distribution boxes to
reduce their visual presence and potential for clutter.

Provide for the appropriate screening and buffering of proposed
facilities.”

Fairfax County Comprehensive Plan, 2003 Edition, Policy Plan, Environment, amended through 11-
15-2004, Environmental Pollution, Water Quality, pages 5-7:

“Objective 2:

Policy a.

Policy k.

Prevent and reduce pollution of surface and groundwater resources.
Protect and restore the ecological integrity of streams in Fairfax
County. ‘

Maintain a best management practices (BMP) program for Fairfax
County and ensure that new development and redevelopment
complies with the County’s best management practice (BMP)
requirements. '

For new development and redevelopment, apply better site design and
low impact development (LID) techniques such as those described
below, and pursue commitments to reduce stormwater runoff volumes
and peak flows, to increase groundwater recharge, and to increase
preservation of undisturbed areas. In order to minimize the impacts
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that new development and redevelopment projects may have on the
County’s streams, some or all of the following practices should be
considered where not in conflict with land use compatibility
objectives: ' :
- Minimize the amount of impervious surface created...
- Where feasible and appropriate, encourage the use of
pervious parking surfaces in low-use parking areas.”
ZONING REVIEW (Attachment B)

The application property is zoned R-C. The proposed expansion requires special exception
approval and staff stated that zoning issues will be identified and addressed as part of the special

exception process.

ENVIRONMENTAL REVIEW (Attachment C)

Environmental staff in the Planning Division of DPZ reviewed the application. Staff noted that the
applicant should demonstrate to DPWES that the existing stormwater management pond is sized
adequately to accommodate the runoff from the substation. Staff also noted that the applicant
should demonstrate conformance with Comprehensive Plan policy regarding light emissions and
that conformance with the Comprehensive Plan will be achieved if the applicant meets lighting
requirements as stipulated by the Zoning Ordinance. Coordination with the Local Emergency
Planning Committee is strong encouraged for this project. Finally, staff noted that the applicant
should provide a cross-section depicting the mineral oil containment area and a brief narrative

which describes the mitigation and disposal of the mineral oil.

HISTORIC PRESERVATION REVIEW (Attachment D)

Historic Preservation staff in the Planning Division of DPZ reviewed the subject application and
noted that the parcel is not included within the boundaries of a Fairfax County Historic Overlay
District, is not listed on the Fairfax County Inventory of Historic Sites or documented in the
Historic Resources Survey. No heritage resources have been identified or documented as being

located on this parcel.
DEPARTMENT OF PUBLIC WORKS REVIEW ~ (Attachment E)

Staff in the Urban Forestry Division of DPWES reviewed the application and noted that the subject
area was carved out of an interior portion of the site and that some Virginia pine trees and native
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eastern red cedar trees were removed to make room for the gas compression facility. Staff noted
that the clearing of existing trees required for development of the electric substation does not
encroach into previously established peripheral screening or buffer areas required for the gas
compressor facility use, and the ten percent minimum tree cover requirement appears to remain

satisfied by existing trees on the site.

Staff in the Environment and Facilities Review Division of DPWES reviewed the application and
did not have any comments. ' :

DEPARTMENT OF TRANSPORTATION REVIEW (Attachment F)

Fairfax County Department of Transportation (DOT) staff reviewed the application, and noted that
since the proposed facility will be unmanned and require only routine maintenance, minimal traffic
would be generated by these facilities and there would be little to no impact to adjacent roadways
and properties. Staff also noted that an alternative for the future Tri-County Parkway currently
under consideration and shown in the Comprehensive Plan would be located contiguous with Bull
Run Post Office Road and could impact future access to the site.

FAIRFAX COUNTY PARK AUTHORITY REVIEW (Attachment G)

FCPA staff reviewed the application, and concluded that it will bear no adverse impact on land or
resources of the Fairfax County Park Authority.

FAIRFAX COUNTY PUBLIC SCHOOLS
FCPS staff reviewed this application and did not have any comments.

FAIRFAX COUNTY WATER AUTHORITY (Attachment H)

Staff in the Fairfax County Water Authority provided comment on the application and stated that if
water service is required at the site that any plan to extend the existing distribution system must be
reviewed and approved by Fairfax Water.

ALTERNATIVE LOCATIONS CONSIDERED (Attachment A)

The applicant states that DCP and NOVEC have been searching for sites along the existing gas and
electric transmission corridors for the location of these proposed facilities for several years and that
in order to minimize environmental impacts, DCP requires the location of the gas compressor
station in close proximity to the existing M&R facility, which is the delivery point to their
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distribution customer, Washington Gas Light (WGL). This 30.02 acre property is the only available
property within proximity to the existing gas and electric transmission facilities, and based on
DCP’s choice of electric power over natural gas compression, DCP requires the development of an
electric substation to power this facility. The applicant states that NOVEC has been in the process
of acquiring a site for an electric distribution substation in this area of their territory. NOVEC
attempted to obtain a contract to purchase properties along Bull Run Post Office Road near the
existing electric transmission facilities, but it was determined that the only available properties have
restrictive covenants prohibiting the development of electric substation facilities. NOVEC was
approached by DCP to provide electric service for their gas compression facility and DCP and

NOVEC agreed to co-locate their facilities.
CONFORMANCE WITH THE COMPREHENSIVE PLAN (Attachment I)

Va. Code Section 15.2-2232, as amended, requires that the Planning Commission determine
whether the general location or approximate Jocation, character, and extent of the proposed fac111ty,
as amended, are substantially in accord with the adopted Comprehensive Plan.

Location

The NOVEC substation will be located adjacent to the wooded area along the eastern portion of the
264.13 acre parent property adjacent to the M&R station and existing gas and electric transmission
corridors. The applicant states that this location was chosen to minimize visual impacts to the
surrounding properties, since a majority of the surrounding properties are open fields. The
applicant also states that the proposed facility has been sited on the property in such a manner as to
retain existing vegetation around the perimeter of the property to the maximum extent possible and
exceeding minimum transitional screening and buffer requirements. DCP has provided a modified
50’ transitional screening and buffer yard adjacent to the existing gas and electric transmission
corridors to offset visual and noise impacts to neighboring properties. DCP has agreed to meet all
tree canopy coverage, transitional screening and buffering, and storm water management

requirements within the DCP portion of the property.

Staff has determined that the proposed substation is in conformance with Plan guidance for locating
facilities on sites with mature vegetation, capable of providing a natural buffer to adjacent land uses

due to the presence of the adjacent Park Authority property.

Staff has also determined that the proposed co-location of the electric substation with the gas
compressor facilities is in conformance with Plan guidelines for mitigating the impact of public
facilities on adjacent planned and existing land uses by co-locating public facilities when
appropriate. The proposed co-location of the NOVEC substation with the gas compression facility
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will minimize the impact of the proposal on adjacent land uses while meeting these Plan guidelines.
Based on the applicant’s justification for electric service need in this area of the County, staff has
determined that the proposed substation is in conformance with Plan guidelines for locating new
facilities to provide convenient service to the greatest number of people or service consumers and
users. The applicant states that there is currently a lack of back-up capability for this area, and staff
believes that the proposed substation will meet Plan guidelines for siting facilities appropriately to
the area they are intended to serve as well as with guidelines for ensuring that minimum populations
or service thresholds are projected to be met before facility construction is undertaken.

By locating the electric substation within the already constructed gas compression electric facility,
staff believes that the proposal is in conformance with Plan guidelines to locate electrical and land-
line service facilities as unobtrusively as possible, with guidelines to avoid areas of environmental
sensitivity, with guidelines to co-locate facilities to minimize visual and neighborhood impacts, and
with guidelines to construct underground transmission lines along existing or planned utility or road

rights-of-way. ’

Final]y, staff has also determined that the proposal is in conformance with Plan guidance to provide
two substations for Northern Virginia Electric Cooperative in Sector BRS.

Character and Extent

The applicant states that the choice of electric motor driven compression over natural gas driven
compression will lessen the project’s impact by reducing both emissions and noise. In addition,
NOVEC will construct their distribution facilities without additional clearing and will minimize
their disturbed area and potential for erosion by utilizing the existing fencing and by covering the
substation area with gravel. The applicant states that minimal impact to onsite wetlands is expected
with the proposed development of the gas compression facility and has been permitted through the
Corps of Engineers and the Virginia Department of Environmental Quality. No other
environmentally sensitive areas, cemeteries, floodplains, Resource Protection Areas or
Environmental Quality Corridors are identified on this portion of the property.

The applicant has provided additional transitional screening and buffer yard distance around the
facility and has proposed to provide landscaping immediately surrounding the fenced substation
area to further minimize visual impacts of the facility on neighboring properties. These efforts
should minimize the visual and noise impacts to the surrounding uses. The proposed use is in
conformance with Plan guidelines to provide for appropriate screening and buffering as well as with
Plan guidelines to ensure that public facilities are properly screened and buffered in order to
mitigate visual impact on adjacent planned and existing land uses.
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The applicant states that by co-locating NOVEC’s required facilities with the electrical needs of
DCP, the impact to the surrounding area can be lessened by keeping these facilities together rather
than on separate sites. Staff has determined that this approach should limit the extent and impact of

these facilities in this area of the County.

All distribution circuits from the site are proposed to run underground out to existing overhead
electric distribution lines, further minimizing the visual impact of the facility. By placing these lines
underground, the facility is in conformance with Plan guidelines to locate transmission and
distribution lines underground whenever possible. ' '

Staff believes that while the proposed facility does not provide direct access to an arterial roadway
as recommended in the Area Plan guidelines for this sector, the minimal traffic generated from the

project will not impact traffic.on Bull Run Post Office Road.

Finally, staff has determined that the proposed facility meets Plan guidance for mitigating impacts
on the water quality of the Occoquan Reservoir by providing on-site stormwater management
facilities and by limiting the impervious surface on the site by utilizing a gravel surface for the
substation and for the minimal parking that will be required for maintenance.

Due to the co-location of the proposed NOVEC substation with the existing gas compression
station, as well as due to the proposed screening and buffering for the proposed facility to minimize
the impacts of the facility on adjacent land uses, staff has determined that the facility will have a
minimal impact on adjacent land uses and that the proposed facility is in conformance with the

Comprehensive Plan.
CONCLUSION AND RECOMMENDATIONS

Staff concludes that the subject proposal by the Northern Virginia Electric Cooperative, to construct
a 15,600 SF electric distribution substation on a 0.36 acre portion of a 30.02 acre property currently
under construction for a natural gas compression facility, located at 6309 Bull Run Post Office
Road in the Sully District, satisfies the criteria of location, character, and extent as specified in Va.
Code Section 15.2-2232, as amended. Staff therefore recommends that the Planning Commission
find Application 2232-Y04-18 substantially in accord with provisions of the adopted

Comprehensive Plan.
DBM:LLH
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Mr. David Jillson, Planner 1

Fairfax County Department of Planning and Zonmg
Planning Division

12055 Government Center Parkway

Fairfax, vA 22035 '

RE:  Northern Vlrgmla Electric Cooperative. .
Pleasant Valley Electric Distribution Substation
Public Facility Review Determination

'Dear Mr. Ji"son,

Attached you'wﬂl find a Public Facility Review Pa’ckage.on a 0.36 acre portion of a 30 02 acre
property, tax map parcel 052-2-01-0111-A, 6309 Bull Run Post Office Road. The property is
currently zoned RC, Residential Conservation and being developed as a Natural Gas Compressor
Station.

Dominion Cove Point LNG, LP (DCP) currently owns this 30.02 acre property and proposes the
development of a natural gas compressor station adjacent to their existing measuring and -
regulating (M&R) station and gas transmission facilities.. These facilities are regulated and have -
been authorized by the Federal Energy Regulatory Commission (FERC) and the U.S. Department .
of Transportation under order, docket no. CP03-74-000, November 2003. The gas compressor
station and related electric substation (collectively called the gas compression facility) have
already been granted an exemptnon by Fairfax County in letter dated February 26, 2004, copy
attached.

Northern.Virgi'nia Electric Cooperativa has an agreement with DCP to build additional e'lectr-ic :
distribution equipment within the substation area of the gas compression facility. This application

package includes the documentation to establish the electric distribution substation as a public - -

utility facility, and we include with this a statement of justification for the Public Facility Review
Determmatlon in accordance with Amcle 15 2-2232 of the Code of Virginia.

DCP and NOVEC have been searching for sites along the existing gas and electric transmission
corridors for the location of these proposed facilities for several years. In order to minimize
environmental impacts, DCP requires the location of the gas compressor station in close
proximity to the existing M & R facility, which is the delivery point to their distribution
customer, Washington Gas Light (WGL). This 30.02 acre property is the only available property
within proximity to the existing gas and electric transmission facilities. Based on DCP’s choice of
electric power over natural gas driven compression, DCP requires the development of an electric
substation to power this facility. NOVEC has also been in the process of acquiring a suitable site
for an electric distribution substation in this area of their territory. NOVEC attempted to obtain a
contract to purchase properties along Bull Run Post Office Road near the existing electric
transmission facilities. It was determined during their study period that the only available
properties have restrictive covenants prohibiting the development of electric substation facilities.
NOVEC, in searching for other alternative sites was approached by DCP to provide electric
service for their gas compression facility since electric power is more efficient, has less noise and
emissions impacts and was the apparent best choice for powering the natural gas compressor

Dewberry & Davis LLC



NOVEC Pleasant Valley Substation
SE/PFR Application Cover Letter
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station. As.a reculL DCP and NOVEC agreed to_co-lacate their facilities and quhcemlenﬂvj)(‘P

purchased a portion of the Sappington properry to construct their facility.

While NOVEC’S existing distribution facilities run along Bull Run Post Office Road and DCP’s
existing M & R facility is located adjacent to Park Authority property, it was determined through
negotiation with Sappington to locate in the wooded area along the eastern portion of the 264.13
acre parent property adjacent to the M&R Station and existing gas and electric transmission
corridors. This was obviously to minimize visual impacts to the surrounding properties, since a
majority of the surrounding properties are open fields. In addition, DCP and NOVEC have'agreed
with Sappington to place all electric distribution lines leaving the substation and running to
existing overhead electric distribution lines along Bull Run Post Office Road underground to
further minimize visual impacts. :

The proposed facilities have been sited on the property in such a manner as to retain existing
vegetahon around the penmeter of the property to the maximum extent possible and exceeding
minimum transitional screening and buffer requirements. DCP has provided a modified 50’
transitional screening and buffer yard adjacent to the existing gas and electric transmission
.corridors to offset visual impacts to the south. These facilities are designed to minimize visual
and noise impacts to neighboring properties. The choice of electric power to run the gas
compressor station, the facility design for noise attenuation, the FERC order and environmental
restraints imposed on the gas compression facility and the establishment of the transitional
screening and buffer yards all work together to minimize impacts to surroundmg properties and
"the environment. :

In addition, DCP has incorporated best management practices, storm water management and
erosion control practices into their design plan to meet all minimum County and State
requirements for such. The design incorporates site coverage, phosphorus removal and storm
water detention for the NOVEC portion of the site. Further, DCP will provide gravel over the
entire electric substation area such that NOVEC’s land disturbance will be minimized to
foundation work only, with very little potential for erosion. Since the DCP plan has been
designed to minimum Fairfax County requirements, NOVEC is seeking a waiver of the Site Plan
submission requirements for the addition of their electrical distribution equipment. Also, the
construction of NOVEC’s distribution equipment falls under the jurisdiction of the State
-Corporation Commission and exempt from the local building permit requirements of Fairfax
* County. In addition, NOVEC and DCP will subdivide out a 2.2 acre. parcel for the eventual
ownership, operation and maintenance of the entire electric substation facility by NOVEC,
including the required DCP electric equipment. Since NOVEC is exempt from the minimum lot
size and coverage requirements of the Fairfax County Zoning ordinance, DCP will provide for all
tree canopy coverage, transitional screening and buffering, and storm water management/best
management practices within the DCP portion of the property. If required, NOVEC requests a
waiver of any such requirements for the eventual subdivision of the property.

L DeWbérry '.
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The attached application_package _includes_a_special exception-applicationand-justification—
statement to establish this Category T public facility use in the RC zoning district and satisfy the
requirements of the Public Facility Review under Article 15.2-2232 of the Code of Virginia. This
letter shall serve as the request to establish the electric distribution portion of this public facility
use in the RC, Residential Conservation Zoning District. In our opinion, the proposed use will be
in conformance with the applicable provisions of the Comprehensive Plan and the regulations of
the Fairfax County Zoning Ordinance and should pose a minimal impact to the surrounding
properties and the environment. If anything further is needed for these Special Exception and
Public Facility Review (2232) applications, please inform. '

We look forward to hearing from you soon to discuss the acceptance of this application in more
detail so that we may proceed at the earliest possible convenience. Please feel free to call us at
any time should there be any questions or other discussion matters concerning this project.

‘Si'ncerely,

Dewberry

Charles T. Henegar, P.E. Robert E. Blsson ~E.

Civil Engineer - Vice President

Dewberry & Davis, LLC . Northern Virginia Electric Cooperative
. 10525 Battleview Parkway : 5399 Wellington Road

Manassas, VA~ 20109 Gainesville, VA 20155-1616

Ph. 703-631-3430 . Ph. 703-754-6725
Fax. 703-631-2834 " |

) DeWberry :



Dominion Transﬁﬁssion, Inc. )
445 West Main Street, Clarkshurg, WV 26301

Mailing Address: P.O. Box 2450
Clarksburg, WV 26302-2450

ominion’

October 28, 2004

Virginia Ruiiner -

Zoning Evaluation Division, DPZ
12055 Government Ctr. Pkwy., Suite 801

Fairfax, Virginia 22035

RE: Application for Special Exception Filed by Northern Virginia Electric Cooperative
Dominion Cove Point LNG, LP/ Fairfax County Tax Parcel #5-2 (1)) 11A -

Dear Ms. Ruffner, -

The above referenced property is the subject of a Special Exception Apphcat:oii filed by
" Northern Virginia Electric Cooperative ( NOVEC ). As title owner of the property, and as was
accepted and agreed upon within a Construction Agreement, executed August 18, 2004, by and
* between NOVEC and Dominion Cove Point LNG, LP ( DCP), DCP hereby fully consents to the
ﬁ]mg of the Specxal Excepnon Apphcanon

" Sincerely,

By: z . ‘(. : i W
Paul E. Ruppert N
Vice President , Pipeline Engmeenng and Plant Operations

STATE OF WEST VIRGINIA:
COUNTY OF HARRISON: 1o wit

The foregoing instrument was acknow]edged before me thls 8 dayof October 2004 by
. Fat £. ﬂﬂ—‘/‘/ .

o, QM«J ‘/60%9

Notary Publlc

My commission expires :(77712»1[ 2, 520/ O f i i S T
. . . . “ . L4 B il e - i .-.
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COUNTY OF FAIRFAX, VIRGINIA

APPLICATION FOR DETERMINATION
: - PURSUANT TO ' ,
'SECTION 15.2 — 2232 OF THE CODE OF VIRGINIA

(Please Type or Print All Requested Information)

APPLICATIONNO.: 2232 — No4— (¥
' (To be assigned by staff)

~ APPLICANT(S:)

Name of Applicant: Northern Vifg_inia Electric Cooperative

. Applicant’s Street
Address: 5399 Wellington Road

City/Town: Gainesville State: VA Zip Code: 20155-1616

‘Name of applicant’s agent/contagt (if applicable): George Coutts, Real Estate Maﬁager,
Telephone Number: Work (703) ?54-6725 Home (540) 972—7651 Fax (703) 754‘-67,.77 _ |
E-mail address: GCoutts@NOVEC.com | | |
Agent’s Street Address: 5399 Wellington Road |

© City/Town: Gainesville  State: VA Zip Code: 20155-1616 -

Telephone No.: Wérk (703) 754-6725  Home (540) 972- 7651 Fax (703) 754-6777 |
(Please prov:de the name of contact person if different from above) .

PROPOSED USE:

Facility Name: Pleasant Valley Electric Distribution Substation -

Proposed use is (check one):
Public area
Public building or structure :
__X_Public utility or public'service corporation facility including telecommumcauons
' uses :
Other:




Street Address of Use: Part of 6309 Bull Run Post Office Road

City/Town: Centreville State: VA Zip Code 20120
Fairfax County Tax Map Number: Part of 052-2-01-0011A
Brief Description of Prbposed Use:

Public Utility Facility — Electric Distribution Substation

Total area or portion of subject parcel(s)/lot(s) - 30.02 Acres (acres or sqilére feet)
Portion of site on which proposed use located: 0.36 Acres (15,600 SF) (acres or square ft)

Dimensions and height of proposed use: 150’ x 100°, Max Structure Height +/- 40’
OWNER(S) OF RECORD: Dominion Cove Point LNG, LP
 Street Address: 445 West Main Street
City/Town: Clarksburg State.: WV  Zip Code: 26301
COUNTY SUPERV]SOR DISTRICT: Sully District
CURRENT ZONING OF PROPERTY: RC, Residential Conservatibn

LIST ALL APPLICABLE PROFFER CONDITIONS, DEVELOPMENT PLANS,
SPECIAL EXCEPTIONS, SPECIAL PERMITS OR VARIANCES RELATED TO THIS

SITE:

NOVEC has filed an SE Application concurrent with this 2232 Review Application. -
The DCP Gas Compressor Facility has obtained an exemption from review and permlttmg
by letter from F alrfax County, dated February 26, 2004.

PLANNED USE OF PROPERTY (as shown on Comprehensxve Plan)
RC, Residential Conservation

A Statement of Justification shall be completed by the applicant and aﬁached as part of
this application. The undersigned has the power to authorize and does hereby authorize Fairfax
County staff representatives to enter onto the subject property as necessary to process and review
this application. '



Name of Applicant or Agent: George Coutts, NOVEC Real Estate and Engineering Manager

Vi

Date /////@ij

CAEEARRRRRRRRRR AR

_ }DO NOT WRITE IN THIS SPACE

Date applicationreceived: __ /_/ By:

Date application accepted: __/__/__ By:
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JOINT SPECIAL EXCEPTION APPLICATION and PUBLIC FACILITY REVIEW
JUSTIFICATION STATEMENT:
Property Location:

The subject property of this application is located in Fairfax County, Virginia and identified on
the County GIS data base as part-of tax map parcel 052-2-01-0011-A. The property owner is
listed as Dominion Cove Point LNG, LP. The property address is 6309 Bull Run Post Office
Road, and contains 30.02 acres. Dominion Cove Point LNG, LP (DCP) recently purchased this
30.02 acre portion of the Sappington property, tax map # 052-2-01-0011, for the development of
a Natural Gas Compression (Public Utility) Facility. The gas compression facility is regulated and
has been authorized for construction under the Federal Energy Regulatory Commission (FERC),
Order Docket No. CP03-74-000, dated November 2003, and the U.S, Department of
Transportation. The gas compression facility and related electric substation improvements have
been granted an exemption by Fairfax County in letter dated February 26, 2004, copy attached.

In addition, Northern Virginia Electric Cooperative (NOVEC) proposes to co-locate and construct
new electric distribution equipment within the substation portion of the gas compression facility.
NOVEC wishes to proceed with the Special Exception and Public Fac;hty Review Applications ..
for this additional electric distribution equipment. This tract of land is located near the existing
500 kV, 230 kV and 115 kV transmission lines built on lattice steel tower structures and adjacent
to an existing gas pipeline corridor owned and operated by Virginia Power and DCP. This
NOVEC project will be filed as a “utility substation” and will provide two sources of power.
1. A delivery point for NOVEC who plans to build a distribution substation to back-feed the
existing Cub Run Substation serving part of the western Fairfax County and, '
2.. A power source for DCP’s Natural Gas Compressor Station, which will maintain the gas
pressure for the gas pipeline serving Fairfax County and Northem Virginia.
An existing 225’ Virginia Power Electric Transmission Easement and existing electric
transmission facilities are located along the southern property boundary. The proposed
construction would be an extension of the existing NOVEC’s electric distribution facxlmcs in this
area of the County. ,

“Under the economic section of the Comprehensive Plan, Objective 40, policy b, facilities should
be “collocated whenever it is feasible and appropriate to minimize visual and neighborhood
impacts.” In this instance, the electric distribution facility is proposed to be collocated with the
Dominion Cove LNG, LLC gas compressor station, which has already been authorized for -
construction by the Federal Energy Regulatory Commission (FERC) and exempted by Fairfax
County. The additional electric distribution equipment proposed to be constructed by NOVEC
will be placed within the fenced area of the compressor station electrical facilities such that no
additional land will be cleared. .

. Property Description:

The DCP property encompasses 30.02 aCrés and is currently zoned R-C, Residential C'onservation.
and the construction of the gas compression facilities has begun. The terrain is moderately-flat

- Dewberry & Davis LLC
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and well drained, with slopes ranging from 2 to 8 %, Soils on this site consist -of types 62B2,
73C3, 73B2, 73B3, 78B1, 273B1, 80A+, and 104C2. These soils are moderately deep and well
drained and should be well suited for the proposed construction. A Geotechnical Exploration and
Report have been prepared for this project with recommendations being implemented in the field.
The undisturbed portions of the property are covered with existing mature trees. Some areas of -
- wetlands exist on the property, however, there are no other known environmentally sensmve
areas, cemeteries, floodplains, -RPA’s, EQC’s, etc. identified on this portion of the property.
Minimal 1mpact to onsite wetlands is expected with the proposed development of the gas
compression facility for the installation of the roadway and. underground piping, and has already
been permitted through the Corp and DEQ. ' :

The Sappington property, Tax map.# 052-2-01-0011, and containing 264.13 acres, surrounds the

subJect property on the north, west and south sides. Some pasture and fields exist within the
remaining Sappington property to the west and south. To the east is located a large Fairfax

‘County Park Authority parcel covered by a mature hardwood forest. The existing clectric and gas

transmission corridors discussed above border the proposed parcel along the south property

boundary. Located. approxzmately 1000’ east of the proposed parcel DCP owns a parcel of

property where upon is located their existing M & R Facility which is a delivery point for their.
_existing distribution customer and the source supply point for gas to be compressed by the

proposed facility. Discharge and suction pipe lines will be constructed within an easement

secured across Park Property to connect the new gas compression facility to the existing M&R
station and natural gas transmission mains. Access for the facilities will be maintained from Bull

Run Post Office Road within a 150’ right of way parcel that DCP.purchased from Sappington,

running between the roadway and proposed facilities, approximately 2000°, adjacent to the

existing transmission rights of way located upon. the Sappington property. The attached aerial

maps represent the proximity of these properties from existing and proposed facilities. The -
proximity of these existing electric and gas transmission facilities and M & R Station are part of

the reason for choosing this site to deve]op the new gas COmpressor station and electric

distribution substation. .

- Proposed Facilities:
Purpose and Need:

The-Pleasant Valley Electric Distribution Substation is proposed to be located along the existing
Dominion Power and DCP electric and gas transmission rights of way, between Pleasant Valley
Road and Bull Run Post Office Road, in a remote area of Fairfax County. DCP proposes to install
two electric motor driven reciprocating compressor units at this facility. The electric motors will
require the deve]opment of an electric substation to power the facility. This choice of power
alternative provides NOVEC. with a unique opportunity to co-locate an electric distribution
substation facility that will satisfy both DCP and NOVEC’s service needs in the area. NOVEC
has been searching for a site in this area of Fairfax County that will serve County residents and
businesses for several years. In addition, the choice of electric motor driven compression over
natural gas driven compression will lessen the project’s environmental impact of the development

@ Dewberry



NOVEC
Pleasant Valley SE Apphcatmn
Justification Statement ’

13 T
Tage o1

by reducing both emissions and noise. The total area of disturbance proposed at this site will be
approx1mate]y 34.0 acres, including the site and offsite rights of way to be obtained. NOVEC will
require only a small area of land disturbance within the limits of the DCP constructed electric
substation facility. The total area of NOVEC’s new equipment will be 15,600 sf (0.36 acres).
‘When NOVEC moves on site to construct their facilities, the substation area will be constructed,
fenced and covered with gravel. This will allow NOVEC to construct their distribution fac:lmes
w1thout additional clearing and minimize their disturbed area and potential for erosion.

The proposed electric distribution substahon will be located in the central part of the
Cooperatwc s territory and will be served from Dominion Power’s existing 230 kV transmission
main running parallel to the site. The proposed tap will be directly from the existing transmission
main into the substation with very little new transmission equipment required. The tap will be
constructed as part of DCP’s required electric equipment. If the proposed substation is not located
adjacent to the existing transmission main, then much more additional new transmission main
construction would be required to an altemative site. By co-locating NOVEC’s required facilities
with the electric needs of DCP, we can lessen the impact to the surrounding area and keep these
types of facilities-together, instead of on separate sites, or interconnected through additional -
transmission and distribution facilities. All distribution circuits from this site are proposed to run -
underground out to existing overhead electric distribution lines running along Bull Run.Post
Office Road. These circuits will be used to serve the area north of the substation and south to
Route 29. The service to the proposed gas compressor station wﬂl also run underground onsite,
between the two proposed facilities. :

During the intermediate planning period (part of the 1998-2000 Work Plan), a 20-year
comprehensive study of the area served by NOVEC’s existing Cub Run, Johnson and Arcola
Substations was performed. The conclusions of this study are listed in the NOVEC’s 1998-2012 -
Long Range Plan as well as in their 2003-2005 Short Range Plan. The study documents the
expected limitations and/or minimum marginal reserves in NOVEC’s distribution system, the
engineering analysis performed, and the proposed construction’ work required to meet the
projected demand in this area of Fairfax County. This study recommended building Pleasant
Valley Substation as the most economical and reliable alternative for the following reasons:

1. The power transformers in Cub. Rub Substation- have reached their nominal capacity, -
leaving the area without any backup capabilities. All four power transformers in Cub Rub
Substation will be heavily overloaded for certain contingencies. if either Johnson or
Arcola Substations are off-line. In addition, it is expected that in the next three years, the -
new developments already under construction along Pleasant Valley Road, Poland Road
and Braddock Road will add approximately 12 MW load on the Cub Run Substation,

" Circuits 321 and 324. The new Pleasant Valley Substation will serve the loads presently
fed from existing Cub Run Circuits 321 and 324 and will provide backup capabxlmcs for
Cub Run Substation, Johnson Substation and Arcola Substation.

2. Presently, Cub Run Substation serves a very heavily loaded area with a mix of residential
communities and important high-tech companies. Special security measures are needed to
provide backup sources for this area if' Cub Run Substation would be off-line for some
unforeseen circumstance. In 2004, the power transformers in Cub Run Substation are

@ Dewbenry
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scheduled to be replaced and the present bus configuration of the substation 230-35-13.2
kV. will be changed to 230-35 kV and 230-13.2 kV bus configuration. This change over
project will improve the reliability and will eliminate the difficulties in operating the
system due to phase shifts (In Rotation) on the ties with Johnson and Arcola. During the
implementation of this project, the load presently served by Cub Run Substation is
proposed to be transferred to the new facility at Pleasant Valley and to the existing
Johnson Substation. Therefore, NOVEC is on a critical timeline to get this facility into
" operation.

3. Dominion Cove Point LNG, LP has plans to build a Natural Gas Compressor Station

" equipped with two Electric Motor Driven motors with reciprocating compressor engines
to operate their natural gas service. The 10MW projected load of this compressor station
will be served from the proposed Pleasant Valley Substation. . A

The proposed electric distribution facilities coincide with the goals of Fairfax County’s
Comprehensive Plan. The electric distribution facilities will aid the existing Cub Run Substation,
Johnson Substation and Arcola Substation and DCP’s transmission of natural gas. Currently, the.
power transformers at Cub Run Station have reached their nominal capacity leaving no backup -
capabilities for the area. The proposed Pleasant Valley substation will provide a solution to this.
problem. The construction of this facility directly agrees with Objective 1 of the Public Facility
Section of the Comprehensive Plan. The objective states that public facilities must be located to
“provide convenient service to the greatest number of people or service consumers and users.”

- Operations, Safety and Environmental:

These proposed facilities will be completely fenced and screened for aesthetic, security and safety
purposes. The electric distribution substation is an unmanned. facility, having only weekly to -
monthly inspections. Minimal employees visiting this site will have no impact to the ground
water availability or quality. Security lighting will be provided to include sodium-vapor lighting
to be shielded downward and inward of the facility to minimize impact to the surrounding area.
The electric distribution substation has only one small control building to be located within the
fenced area and consisting of concrete material about 12 feet in height (photos attached). This
building will be constructed as part of the. DCP required electric equipment. No fire water tanks
or improvements are expected to be developed for this project and no watcr or sanitary facilities
are needed.

There will be no fuel oil or other hazardous material storage on this site that will - require
containment facilities. The transformers are filled with mineral oil and will contain no PCB’s.
The gravel yard and storm water management pond will serve as the primary and secondary
containment for these facilities. NOVEC has a maintenance, inspection and monitoring plan for
each facrhty to detect and control any such Jeak or spill in accordance with state regu]anons

Minimal parking is requited for this site and Jocated within the fenced area of the electric
substation. Because the substation requires only routine maintenance and is generally associated
with a gravel yard, no paved parking or access has been proposed. This allows the site to have a
mmrmum amount of i 1mperv10us surface, as required by the Envrronmental Section of the

g DeWbérry ._ _
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Comprehensive Plan. Most of the pérking required by the total site is for the use of the gas
compressor station which has been authonzcd by FERC and exempted by Fairfax County as
previously stated.

Even though the gas compression facility is exempt from local jurisdiction, the facility has been
designed such that all sediment and erosion control regulations and best management
practices/storm water management requirements have been met for this site in accordance with
state and local requirements. There are no floodplains, RPA’s or EQC’s identified on this
property in accordance with FEMA and Fairfax County mappmg resources.

Noise Levels at this site are cxpected be negligible and wnhm the 50 dba noise ]cvel requirements
of Fairfax County. _

Em:ss:ons levels at h1s site will be zero.

Land Use and Zoning:

The proposed use is located in a remote area of Fairfax County adjacent to established and
existing electric and gas transmission facilities. The subject property is currently zoned RC
Residential Conservation and the construction of the gas compression facility is under way.
According to the current zom'ng ordinance, the electric distribution substation public facility use
is allowed in the RC zoning district under the Special Exception prowsmns, Category 1.Light
Public Utility Uses. NOVEC, when consu:lenng a location for a new facility in this area, looked
for a suitable location that would provide a lesser impact to the surrounding area while having
close proximity to the existing electric transmission facilities. This particular location is located
adjacent to and west of DCP’s existing gas transmission measuring and regulating' (M&R) and.
gas compression facilities. Sappington owns all properties to the north, west and south of the site.
Immediately to the east is a large open space parcel owned by the Fairfax County Park Authonty
All properties lie within the RC zoning district. There are no other propernes available in the
vicinity zoned Commercial or lndustnal

An attempt to develop these facﬂmes within an area not in close proximity to the existing electric
transmission mains would cause significantly more impact to the environment and surrounding
properties due to the need for extension of new electric transmission facilities to connect and
serve the electric distribution facility. Because DCP had an existing natural gas delivery point
(M&R station) in this area, the expansion of that facility became their obvious choice for
constructing the new gas compressor station in this location for economical, environmental and
accessibility reasons, and also because of an effort to co-locate the M&R, gas compression and
electric facilities. This in turn minimizes the impact to the environment by reducing the area of
construction between existing and new facilities and development of additional sites. By
centering the proposed natural gas compressor station and electric substation on the parcel
choosing electric motor driven compressors over gas powered compressors, and providing in
excess of the minimum 50° transitional screening and buffer yard completely around the facility, -

] DeWhérry .
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DCP and NOVEC can effectively screen the developrnent and protect nelghbonng propertles
from visual and noise impacts of the facility.

Minima] trafﬁc will be generated by these facilities and there will be little to no impact to
“adjacent 1oadways and properties. DCP has obtained an entrance permit from VDOT for the -
construction of the entrance and driveway. The first 25 feet of the driveway will be paved at the
connection to Bull Run Post Office Road and the remainder of the driveway and substation pad
will be surfaced with gravel in accordance with DCP’s and NOVEC’s site development and
maintenance standards. .

. In our opinion, the pro‘_posed uses will be in conformance with the applicable provisions- of the
Comprehensive Plan and the regulations of the Fairfax County Zoning Ordinance and should
pose minimal impact to the surrounding area. Should there be any comments, questions or need
for additional information concerning this application, please do not hesitate to call. -

Sincerely,

ﬂl ; %Z?/ é%g 78 /"

Charles T. Henegar

- Project Engineer Project Manager

Dewberry & Davis, LLC c/o Northern Virginia Electric Coopcratlvc
10525 Battleview Parkway . , 5399 Wellington Road

Manassas, VA 20109 Gainesville, VA  20155- 1616

Ph. 703-631-3430 ' - Ph.. 703-754-6725

Fax 703-631-2834

P:\Project\78990005\Cad\Civil\PleasantValley\SE ApplicationPackage\ustificationStstemnent. Doc
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Public Facility Review — NOVEC - Pleasant Valley Electric Distribution Substation
Conformity with the Fairfax County Comprehenswe P]an

T and use

The land use section of the Comprehensive Plan provides for an adequate level of public
service and facilities. Given the extent of new development in this sector of the County
and the intended land uses surrounding this facility and the other electric’ substations
reaching their nominal capacity as outlined in the justification statement, and considering
“the collocation of these public facilities, the proposed electric substation is needed to
maintain adequate levels of electric service and backfeed capabilities in this area of"
Fairfax County. Therefore, the development of this facility meets the goals and ob_]ectlvcs
of the Land Use section of the Comprehensive plan.

' Tra'nsp‘oﬂatiog

The proposed facility will be unmanned and require only routine maintenance. It will
have no impact on the supporting transportation infrastructure of the county.

Environmen

The design of the proposed fac1]1ty meets the minimum des;gn specifications set forth by -
Fairfax County. Transitional screemng and buffer yards have been provided that meet or
exceed the threshold requirements given in the Fairfax County Zoning Ordinance. The
majority of the site perimeter, exceeding the minimum 50° transitional screening and.
buffer yard, has retained existing vegetation, consisting of a mixture of deciduous and
evergreen forest trees. The area of the electric substation will be completely fenced witha
chain link security fence 10 feet in height. The area to the south, adjacent to existing gas
and electric transmission easements and facilities will preserve existing vegetation to the ..
extent possxb]e and will require the p]antmg of new vegetation meeting the requirements
of the minimum 50’ transitional screening and buffer yard. All landscape buffers will be
retained within the DCP owned property.

The site will produce no emissions or emit any light pollution. Only security lighting will
be provided. There will be no impact on the surrounding surface or ground water quality.
Best Management Practices (BMP’s) were used in the design of this facility and storm
water management detention facilities were designed in accordance with Fairfax County .
and the NVPDC BMP Handbook. Trees and shrubs and other evergreen vegetation will
be used to screen the electric substation site in order to reduce the visual presence of the
site and minimize any visual impacts to the surrounding properties.

Minimal parking is required for this site and maintained within the fenced area of the
electric substation. Because NOVEC requires the site to be gravel, a minimum amount of
impervious surface is proposed with this development, as required by the Environmental
Section of the Comprehensive Plan. Most of the parking required by the total site is for
the use of the gas compressor station. . :

@ Dewberry
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Comprehensive Plan Conformity
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All <ed1ment and erosion control prachces for the construction of thc gas compression
facility have been designed to meet the minimum requirements of the VESC Handbook
and local county regulations. There are no floodplains, RPA’s, EQC’s .or other
environmentally sensitive areas identified within this project, with the exception of
jurisdictional wetlands and WOUS, which proposed impacts have already been pennltted
by DCP with the Corp and DEQ '

Econqmlc Development

Under the economic development section of the Comprehensive Plan, Objective 40, .
policy b facilities should be “collocated whenever it is feasible and appropriate to
minimize visual and neighborhood impacts.” In this instance, the electric distribution
substation is being collocated with a Dominion Cove LNG, LLC natural gas compression -
faciltiy, existing natural gas measuring and regulating station and existing electric and
gas transmission mains. The location of this facility within and adjacent to these existing
gas and electric transmission facilities ensures that this facility will be collocated such .
that it does not compromise the.objectives of the Comprehenswc Plan.

Public Facilities -

The proposed electric distribution facilities coincide with the goals of Fairfax County’s

_Comprehensive Plan. The distribution facilities will aid the existing Cub Run substation
and provide service to the Dominion Cove Point LNG, LP Natural Gas Compression
Facility, Currently, the power transformers at Cub Run Station have reached their
nominal capacity leaving no backup capabilities for the area. The proposed Pleasant .
Valley substation will provide a solution to. this problem and NOVEC’s customers and
provide a reliable service to DCP to operate their natural gas compression facility.

The construction of this facility directly agrees with Objective 1 of the Public Facility
Section of the Comprehensive Plan. The objective states that public facilities must be
located to “provide convement service to the gredtest number of people or service
consumers and users.” The proposed Pleasant Valley substation is being located in the
center of this portion of NOVEC’s. service territory and wnhm the DCP natura] gas
compression. facility property.

This concludes the Comprehensive Plan conformity summary for the pertinent sections of
the Comprehensive Plan. In our opinion, the proposed electric distribution substation
complies with the goals and objectives outlined in the Comprehensive Plan and conforms
with the zoning ordinance regulations governing this Category I Light Public Utility Use.

P:\Projec\78950005\Cad\Civil\Pleasant Valley\SE Application Package\Pleasant Valley PFR Comprehensive Plan Comparison.doc
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DEPARTMENT OF PLANNING AND ZONING
Planning Division, Suite 730

12055 Government Center Parkway -
Falﬂ'ax, Virginia 22035-5505

| ¥ "('703)'324-1210_ o Fax(703)324-305§
VIRGINIA "

February 26, 2004

Mr. Charles T. Henegar, P.E. .

.Dewberry & Davis, LLC
1052$ Battleview Parkway
Manassas, Virginia 20109

RE: Dominion Cove Point LNG, LP, Pleasant Velley Natural Gas Compressor Station
SUBJ: Review Requiremcnts for Proposed Electric Distribution Substation

Dcar Mr. .chcgar'

In October 2003, the Department of Plannmg and Zoniog ("DPZ") reviewed an
environmental assessment for the referenced facility, proposed by Dominion Cove Point

 LNG, LP, (“DCP™) &t 6311 Bull Run Post Office Road (tax map 52-2 ((1)) 11), to determine
if the facility is subject to the requirements of Va. Code Sec. 15.2-2232., In November 2003,
Fairfax County determined thet, since the proposed Pleasant Valley facility is intendedto
facilitate the transportation of natural gas in interstate commerce, it is exclusively regulated
by the Federal Encrgy Regulatory Commission (“FERC”) under the Natural Gas Act, and is

" not subject to epproval by the Fairfex County Planning Commission under Sec. 2232..

Most recently, DPZ reviewed your letter of December 12, 2003, to ascertain whether the
proposals by DCP, to construct an electric dismibution substation at the Pleasant Valley
facility, and by Northemn Virginia Electric Coopesrstive ("NOVEC™), to construct an addition
to the proposed substation, are under the exclusive jurisdiction of FERC. It should be noted -
that the facilities at issue jn our previous review were a natural gas transformer and natural
gas compressor units; the electric distribution substation that js described in your Jetter had
not been spcc:d' cally idcentified as a facility at issue and was not the subject of specific
comment in our earlier review. Moreover, there was po indication at that time of any
potential involvemnent by NOVEC with DCP’s Pleasant Valley facility. )

" Based on its review of your December 12 Jetter, Feirfax County concludes that DCP’s
' substation, which is an integral part of the proposed Pleasant Valley facility, js subject to the
exclusive jurisdiction of FERC since it is an appurtenant instzllation, as defined in 18 CF.R.
Sec. 2.55, that FERC already approved in the Certificate of Public Convenience and
~Necessity issved to DCP on November 18, 2003. |

bl
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Mr. Charles T. Henegar, P E

—— February 26,2004—

Page 2

However, Fairfax County finds that NOVEC's proposed addition to the electric distribution
substation, which is intecnded to enhance electrical service on a purely intrastatc basis, is not
governed by the Natural Gas Act. Accordingly, NOVEC must obtain Planning Commission
spproval of its project pursuant to Va. Code Sec, 15.2-2232 and Board of Supervisor ~ *
approval of a Cztegory 1 Special Exception for its prOJect as well as site p]an, building
perruit, and Non-RUP approvals. .

incerely, -

Davxﬂ S. Jillson, Planner
Faciljties Planning Branch, Planmng Division
Department of Planning and Zoning

Cc:  Elizabeth D, Teare, Office of the County Attorney
Kristen A. Abrabamson, Zoning Evaluation Division, DPZ |
Diane E. Johnson-Quinn, Zoning Administration Division, DPZ
' Dav:d B. Marshall, Planning Dms:on, DPZ
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Tlustration showing NOVEC’s current service territory
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‘i MEMORANDUM AttachmentB
' Fairfax County Department of Planning and Z.v«ing :

< Planning Division, Suite. 730
12055 Government Center Parkway, Fairfax, Virginia 22035-5505

TO: Distribution Below . ' DATE: 12/22BAIRFAX COUNﬁ
. - < ' RECEIVED
FROM: David B. Marshall, Chief ‘ ' ' ~
‘Facilities Planning Branch, Planriing Division, DPZ | DEC 232004
: : DIVISION OF
SUBJECT: 2232 Review Application ' S |__ZONING ADMINISTRATION
ApplicationNo.: 2232-Y04-18  TAX MAP: 52:2 (1N 11A 20 od- 10 5q

Attached for your Review and Comment is a 2232 Review Application submitted by

Northern Virginia Electric Cooperative (NOVEC) - :
requesting that the Fairfax County Planning Commission make a determmat]on pursuant to Va. Code Section
15.2-2232, whether this proposal to

'construct a 15.600 SF electric distribution substation on a 0. 36 acre portion of a 30.02 acre property

currenﬂJ under construction for a natural gas compressor station [INOTE: The gas compressor station and

ex:stmg measuring and regu]anng station are owned by Dominion Cove Point, 1 LNG LP. and have been

authorized by the Federal Energy Re,qu]atorv Commission (FERC) and the U.S. Dgpartment of Transportahon

and have been granted an exemption by Fairfax County. This 2232 application is also the subject of a Special

Exception Application. Feel free to forward a copy of your SE comments to the 2232 coordinator as your 2232
comments.] at 6309 Bull Run Post Office Road in Sully District

. 1s sub.stannally in éccord with provisions of the adopted Comprehensive Plan. To be considered in the staff
analysis, send, fax (703-324-3056), or e-mail (Leanna.Hush@fairfaxcounty.gov) your comments to
Leanna Hush (tel. 703-324-1239) by Friday, Januarv 14, 2005,

Dlsm'butlon

0 DIT / Technology Inﬁastructure Div. : )( FCPA / Planning & Development Div.
X - DOT/ Transporta’aon Planning D1_v. | >( FCPS /Desiél and Construction Svcs.
| DPWES / _ | \5( FCWA / Planning & Engineering Div.
§ Environment & Facilities Review Div. » ' _
Urban Forestry Div. - ] Fire & Rescue / Strategic Planning
a] Wastewater Planning & Monitoring Div.

Q VDOT / Resident Engineer
DPZ/ - -
Planning Div. - Env. & Dev. Review Branch Q
Planning Div. - Historic Preservation

é Zoning Administration Div. o
Zoning Evaluatlon Div.
. Q : .
/m/u7 //ssm Xo &WW /m\ﬂ;b $5/—u¢es_s
| %m % /ar



Attachment C

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division, DPZ

FROM: Pamela G. Nee, Chief @+
Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ASSESSMENT for: SE 2004-SU-039
Northern Virginia Electric Cooperative

DATE: - February 25, 2005

This memorandum, prepared by Mary Ann Welton, AICP, includes citations from the
Comprehensive Plan that list and explain environmental policies for this property. Plan citations
are followed by a discussion of concerns including a description of potential impacts that may
result from the proposed development as depicted on the special exception plat, dated

November 1, 2004. 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.

COMPREHENSIVE PLAN CITATIONS:

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of
the proposal for conformity with the environmental recommendations of the Comprehensive
Plan is guided by the following citations from the Plan:

The Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Environment section as
amended through November 15, 2004, page 5-7 states:

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

Policy a. Maintain a best management practices (BMP) program for Fairfax
County and ensure that new development and redevelopment
complies with the County’s best management practice (BMP)
requirements. . . .

Policy j. Regulate land use activities to protect surface and groundwater
resources.”

0:\2005 Development Review Reporis\Special Exception\SE 2004-SU-039 NOVEC env.dec



Barbara A. Byron
SE 2004-SU-039
Page 2

The Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Environment section as
amended through November 15, 2004, page 9, states:

“Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the‘
avoidable impacts of Jand use activities in Fairfax County.

Policy a. Ensure that new development and redevelopment complies with the
County's Chesapeake Bay Preservation Ordinance, as applied to
Chesapeake Bay Preservation Areas adopted by the Board of
Supervisors. . . .”

The Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Environment section as
amended through November 15, 2004, page 11, states: :

“Increasing urbanization requires that care be taken to reduce unfocused emissions of
light and that efforts be made to avoid creating sources of glare which may interfere with
residents' and/or travelers' visual acuity.

Objective 3: Minimize light emissions to those necessary and consistent with
general safety.

Policy a. Recognize the nuisance aspects of unfocused light emissions.”

The Fairfax County Comprehensive Plan, Policy Plan, 2003 Edition, Environment section as
amended through November 15, 2004,. page 12, states:

“Objective 8: Minimize the exposure of County residents to potential pipeline
ruptures and explosions and avoid bazards from electrical
transmission and distribution facilities, ”

ENVIRONMENTAL ANALYSIS

This section characterizes the environmental concerns raised by an evaluation of this site and the
proposed land use. Solutions are suggested to remedy the concerns that have been identified by

staff. There may be other acceptable solutions.

Stormwater Management/Water Quality Protection: The 15,600-square foot subject
property is located in the Cub Run Watershed in the western portion of Fairfax County. The
proposed electrical distribution substation will be situated within the larger Dominion Cove Point
property that is regulated by the Federal Energy Regulatory Commission (FERC). The 15,600-
square foot site, when developed with the electrical distribution substation, will be almost
entirely covered with impervious surface and hence, there will be virtually no area of natural
infiltration for stormwater runoff on site. An existing stormwater management pond situated
northwest of the future pad site is proposed to accommodate water quality and quantity

0:\2005 Development Review Reports\Special Exception\SE 2004-SU-039 NOVEC env.doc



Barbara A. Byron
SE 2004-SU-039
Page 3

requirements for the substation. The runoff from the substation will outfall through a pipe, as
shown on the special exception plat. The applicant should demonstrate to the Department of
Public Works and Environmental Services (DPWES) that the existing pond is sized adequately
to accommodate the additional runoff from the substation.

Light Pollution: The statement of justification for the special exception indicates that the
sodium vapor lighting will be provided for the substation for security purposes. The applicant
should demonstrate conformance with the Comprehensive Plan policy to avoid nuisance aspects of
unfocused light emissions. Conformance with the Comprehensive Plan will be achieved if the
applicant meets lighting requirements as stipulated by Article 14-900 of the Zoning Ordinance.

Emergency Management: The application property is a very small portion of the larger
Dominion Cove Point property, which is regulated by FERC. However, because of the co-
location of NOVEQC, as a county regulated use surrounded by a federally regulated use, it is
important that the applicant demonstrates cooperation and coordination with the Local

Emergency Planning Committee (LEPC).

Hazardous Substances: The applicant has indicated in the statement of justification that the
transformers contain mineral oil and that no other hazardous substance will be stored on site.
The applicant should provide a cross-section depicting the mineral oil containment area and a
brief narrative, which describes the mitigation and disposal of the mineral oil.

PGN: MAW

0:\2005 Deve]opmerﬁ Review Reports\Special Exception\SE 2004-SU-039 NOVEC env.doc



DATE:
TO:
FROM: -
SUBJECT:

Attachment D ;

FAIRFAX COUNTY, VIRGINIA

| DEPARTMENT OF PLANNING AND ZON]NG |

MEMORANDUM

14 January 2005

Leanna Hush, Planner I1, Facilities Planning Branch - Rk)

8: Tax Map # 52-2 .

Linda Cornish Blank, Historic Preservation Planner - ‘--._

Heritage Resource Comment, Applicaﬁoh: 2232—Y04—
@) 11A

This parcel is not included within the boundaries of a Fairfax County Historic
Overlay District, is not listed on the Fairfax County Inventory of Historic Sites
or documented in the Historic Resources Survey. No heritage resources have
been identified or documented as being located on this parcel.

The Mountain View site, 6421 Bull Run Post Office Rd, Tax Map #052-2 ((1))
3 was listed on the Fairfax County Inventory of Historic Sites February 3, -
1972. The 1996 survey records indicate that Mountain View ¢.1755 was
demolished. The site remains listed because it may have archaeological
potential. The development that is the subject of this 2232 application will
have no adverse effect on the inventory listed site, :

The Historic Resources Survey conducted in 1988 did not identify any other
significant sites in the immediate area of this 2232 application.



Attachment E

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Leanna Hush, Planner II ' DATE: March 1, 2005
Department of Planning and Zoning

FROM: Phyllis Wilson, Urban Forester II
Urban Forest Management, LDS

SUBJECT: Application 2232-Y04-18, NOVEC Development at 6309 Bull Run Post Office Rd.:
an electric distribution substation facility

RE: Request for comments dated March 1, 2005

This review is based upon review of the proposed plan and a site visit conducted on January 12,
2005.

The electric distribution substation facility proposed on the application is fully constructed and
existing on the site. The area is co-located on the site with a previously approved and existing gas
.compressor facility. The gas compressor facility originally met and continues to be in compliance
with Ordinance transitional screening and Public Facility tree cover requirements, and with
conditions shown on their approved plan.

The new electric distribution substation facility is located in an interior portion of the existing site,
very near the original gas facility, and is effectively screened from view from off site. It appears
that some Virginia pine trees and native eastern redcedar trees were removed from the interior area
to make room for this facility. The clearing of existing trees required for development of the
electric substation facility does not encroach into previously established peripheral screening or
buffer areas required for the gas compressor facility use, and the ten percent minimum tree cover
requirement appears to remain satisfied by existing trees on the site.

Given the above facts, I would have no further comments or requirements for vegetative screening,
tree planting or preservation on the site.

Please contact me at 324-1770 if you have any questions.

PAW/
UFDID# 05-xxxx

cc: DPZ file
RA file



Attachment F

FAIRFAX COUNTY, VIRGINIA
MEMORANDUM

TO: David B. Marshall, Chief
" Facilities Planning Branch, Planning Division, DPZ

FROM: Leonard Wolfenstein, Chief
Transportation Planning Section
Department of Transportation

FILE: 10-5

SUBJECT: Application for 15.2-2232 determination — 2232-Y04-18 — NOVEC - Electric
Distribution Substation — 6309 Bull Run Post Office Road

DATE: February 10, 2005

The Department of Transportation (DOT) has reviewed the above 2232 application. Since the
proposed facility would be unmanned and require only routine maintenance, minimal traffic
‘would be generated by these facilities and there would be little to no impact to adjacent roadways
and properties. ’ ’

However, as shown in the attached Tri-County Parkway Study Area Candidate Build
Alternatives, the “Comprehensive Plan” (E-F-F’) alternative for the future Tri-County Parkway,
currently under consideration and shown in the Comprehensive Plan for Fairfax County would
be located contiguous with Bull Run Post Road.  This could impact future access to the site.

cc:  Kathy Ichter, DOT
Leanna Hush, DPZ
Angela Rodeheaver, DOT
Alan Kessler, DOT
Dan Southworth, DOT
Caijun Luo, DOT



Alternatives
Under Study

Throughout the study, the team
has analyzed possible solutions
based on the following alternatives:
Build, No-Build, Mass Transit, and
Transportation System Manage-
ment (TSM). Since the last public
Washmgton Dulles o m}e_etings in March 2003, the Mass
Intematlorzal A,,po/ o %~ - Transit and TSM alternatives have
: been eliminated from further

detailed study and the Build Alter-
_ natives have been further narrowed
to the followmg alternatlves.

Ni Bunld Alternatuve S

Under this scenario, the Tri- County

Parkway would not be constricted.

. No-build condmons include only
_the |mprovements already listed in

* “the Constra ined Long Range Plan

. forthe i region EXCEPT for the -

'v"__,_TrI County Parkway '

Candidate Build Alternatlves
‘The following Candidate Build
- Alternatives are potential solutions
. that. meet the Purpose and Need
- of the project. Please refer to the
_map to view each of the three
alternatlves
« West Two .
~This alternatlve lS west of the
_Manassas Natuonal Bat efield and

Ty St S iy

Loudoun Cou

Thns alterhatlve. s west of the L
Manassas Natnonal Battlef eld and -

P”"r‘ivﬁc:" N : - i : ' Compreh'ensnve Pla

william"- o N S NS T " This altérnative is east of the:,
‘ Manassas Natlonal Battlef eld and<

consnsts of Segments & landE ,

Study Area

-




Attachment G

-
’“hr?axl ""’)
| Avtbority

@ N
FAIRFAX COUNTY PARK AUTHORITY

\5 4

TO: - David B. Marshall, Chief
Facilities Planning Branch, Planning Division
Department of Planning and Zoning

FROM: Lynn S. Tadlock, Director
' Planning and Development] Djvisj

DATE: -  January 28, 2005

SUBJECT: 2232-Y04-18
NOVEC
Tax Map Numbers: 52-2 ((1)) llA

The Park Authority staff has reviewed the above referenced plan. Based on that review, staff has
determined that this application bears no adverse impact on land or resources of the Park
Authority.

cc: Cindy Messinger, Director, Resource Management Division -
Kirk Holley, Manager, Park Planning Branch
Chron Binder
File Copy

P:\Park Planning\Development Plan Review\DPZ Applications\22325\2232-Y04- 18\2232-Y04-18RPT.doc



Attachment H

FAIRFAX COUNTY WATER AUTHORITY

8570 EXECUTIVE PARK AVENUE - P.O. BOX 1500
MERRIFIELD, VIRGINIA 22116-0818S

STy P Y—

PLANNING AND ENGINEERING DIVISION : ) . TELEPHONE
C. Davip Binning, PE., Director ) ’ : - (703) 289-6328%

FACSIMILE
(703) 289-6382

January 4, 2005

Mr. David B. Marshall, Chief

“Facilities Planning Branch
Fairfax County Department of Planning and Zoning
Planning Division
12055 Government Center Parkway, Suite 730
Fairfax, Virginia 22035-5505

Re:  Application 2232 Y04-18
Pleasant Valley Substation

Dear Mr. Marshall:

We have reviewed the above referenced application detailed in your memorandum dated
December 22, 2004. Currently Fairfax Water does not own or maintain any facilities on or near
the proposed substation site. The closest available source of potable water for domestic and fire
protection service is approximately 7,000 feet away. If water service is required at the site, any
plan to extend the existing distribution system must be reviewed and approved by Fairfax Water.

If you should have any questions or require additional information, please call me at 703-
289-6302. ‘




Attachment I
Code of Virginia, Section 15.2-2232

§ 15.2-2232. Legal status of plan.

A. Whenever a local planning eommlssmn recommends a comprehensive plan or part thereof for the locality and such

" plan has been approved and adopted by the goveming body, it shall control the general or approximate location, character

and extent of each feature shown on the plan. Thereafier, unless a feature is already shown on the adopted master plan or
part thereof or is deemed so under subsection D, no street or connection to an existing street, park or other public area,

. public building or public structure, public utility facility or public service corporation facility other than railroad facility,:
whether publicly or privately owned, shall be constructed, established or authorized, unless and until the general location
or approx1mate location, character, and extent thereof has been submitted to and approved by the commission as bemg
substantlally in accord with the adopted comprehenswe plan-or part thereof. In connection with any such determination, -

" the commission may, and at the direction of the governing body shall, hold a public heanng, after notice as requxred by §

15.2-2204.

. B.' The commission shall communicate its findings to the governing body, 1nd1catmg its approval or disapproval with

written reasons therefor. The govemmg ‘body may overrule the action of the commission by a vote of a majority of its

membershlp Failure of the commission to act within sixty days of a submission, unless the time is extended by the

govemmg body, shall be deemed approval. The owner or owners or their agents may appeal the decision of the

* commission to the govemmg body within ten days after the decision of the commission. The appeal shall be by written.
petition to the governing body setting forth the reasons for the appeal. The appeal shall be heard and determined thhm

sixty days from its filing. A'majority vote of the governing body shall overrule the commnssxon :

"C. - Widening, narrOWing, extension,, enlargement, vacation or change of use of streets or public a:eas'shall likeWise be

submitted for approval, but paving, repair, reconstruction, improvement, dramage or similar work and normal service-

- extensions of public utilities or public service corporatlons shall not require approval unless. involving a change in locatlon; -

" or extent of a street or public area.

" D.. Any public area, facility or use as set forth in subsection A which is 1dent1f ed thhm, but not, the entire subject of, a
‘submission under either § 15.2-2258 for subdivision or provision 8 of § 15.2-2286 for development or both may be .
déemed a feature already shown on the adopted master plan, and, therefore, excepted from the requirement for submlttal
to and approval by the commission or the governing body; provided, that the governing body has by ordinance or-- :
resolution defined standards governing the construction, establishment or authorization of such public area, faclhty or use -
or has approved it through acceptance of a proffer made pursuant to § 15. 2—2303

'E. Approval and funding of a public telecommunications facility by the Virginia Public Broadcasting Board pursuant to -
- Article 12 (§ 2.2-2426 et seq.) of Chapter 24 of Title 2.2 shal] be deemed to satisfy the requirements of this section and
local zoning ordinances with respect to such facility with the exceptlon of television and radio towers and structures not
necessary to house electronic apparatus. The exemption provided for in this subsection shall not apply to facilities existing
or approved by the Virginia Public Telecommunications Board prior to July 1, 1990. The Virginia Public Broadcasting -
" Board shall notify. the govemmg body of the locality i in advance of any meeting where approval of any such facnhty shall
be acted upon.

"F. On any application for a te]ecommumcanons facility, the commission's decision shall comply with the requuements of .

the Federal Telecommunications Act of 1996. Failure of the commission to act on any such apphcatlon fora
telecommunications facility under subsection A submitted on or after July 1, 1998, within ninety days of such submission
* shall be deemed approval of the application by the commission unless the governing body has authorized an extension of
time for consideration or the apphcant has agreed to an extension of time. The governing body may extend the time
required for action by the local commission by no more than sixty additional days. If the commission has not acted on the
application by the end of the extension, or by the end of such longer penod as may be agreed to by the applicant, the
apphcatlon is deemed approved by the commission, -~ - _ -

(Code 1950, §§ 15-909, 15-023, 15-064.10; 1958, c. 389; 1960, c. S67; 1962, c. 407, § 15.1-456; 1964, c. 528; 1966; c.
596; 1968, c. 290; 1975, c. 641; 1976, c. 291; 1978, c. 584; 1982, c. 39; 1987, c. 312; 1989, c. 532; 1990, c. 633; 1997, cc.
587, 858; 1998, c. 683.)



9-006

9-104

APPENDIX 4
General Standards

In addition to the specific standards set forth hereinafter with regard to particular special exception uses,
all such uses shall satisfy the following general standards:

1. The proposed use at the specified location shall be in harmony with the adopted comprehensive
plan.
2. The proposed use shall be in harmony with the general purpose and intent of the applicable zoning

district regulations.

3. The proposed use shall be such that it will be harmonious with and will not adversely affect the use
or development of neighboring properties in accordance with the applicable zoning district regulations and
the adopted comprehensive plan. The location, size and height of buildings, structures, walls and fences,
and the nature and extent of screening, buffering and landscaping shall be such that the use will not
hinder or discourage the appropriate development and use of adjacent or nearby land and/or buildings or
impair the value thereof.

4, The proposed use shall be such that pedestrian and vehicular traffic associated with such use will
not be hazardous or conflict with the existing and anticipated traffic in the neighborhood.

5. In addition to the standards which may be set forth in this Article for a particular category or use,
the Board shall require landscaping and screening in accordance with the provisions of Article 13.

6. Open space shall be provided in an amount equivalent to that specified for the zoning district in
which the proposed use is located. '

7. Adequate utility, drainage, parking, loading and other necessary facilities to serve the proposed use
shall be provided. Parking and loading requirements shall be in accordance with the provisions of Article

11.

8. Signs shall be regulated by the provisions of Article 12; however, the Board may impose more strict
requirements for a given use than those set forth in this Ordinance.

Standards for all Category 1 Uses

in addition to the general standards set forth in Sect. 006 above, all Category 1 special exception uses
shall satisfy the following standards:

1. Category 1 special exception uses shall not have to comply with the lot size requirements or the
bulk regulations set forth for the zoning district in which located.

2. No land or building in any district other than the I-5 and 1-6 District shall be used for the storage of
materials or equipment, or for the repair or servicing of vehicles or equipment, or for the parking of
vehicles except those needed by employees connected with the operation of the immediate facility.

3. If the proposed location of a Category 1 use is in an R district, there shall be a finding that there is
no alternative site available for such use in a C or | district within 500 feet of the proposed location; except
that in the case of electric transformer stations and telecommunication central offices, there shail be a
finding that there is no alternative site available in a C or | district within a distance of one (1) mile, unless
there is a substantial showing that it is impossible for satisfactory service to be rendered from an available
location in such C or | district.

4. Before eétablishment, all uses, including modifications or alterations to existing uses, shall be
subject to the provisions of Article 17, Site Plans.

pubutil.doc



APPENDIX 56

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 established 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 to 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 landscape plantings. A buffer is not necessarily coincident
with transitional screening.

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 to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code
which is used to determine it 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 approximate 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.



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 to 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 OUALITY 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 stormwater 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.

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

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 traffic, 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 slope 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 6 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 Preservation Ordinance.

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation 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-development flow conditions.

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter
101 of the County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant 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.O.V. use and other strategies associated with the operation of the street and transit systems.



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, title 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.

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 the variance application 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 permitting 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 PRC 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

CcOoG Council of Governments RPA Resource Protection Area

CcBC Community Business Center RUP Residential Use Permit

CcDP Conceptual Development Plan RZ Rezoning

CRD Commercial Revitalization District SE Special 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
DP2 Department of Planning and Zoning 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
0oSsDSs Office of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ -

PCA Proftered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division

PDC Planned Development Commercial
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