COMMONWEALTH OF VIRGINIA

COUNTY OF FAIRFAX

4100 CHAIN BRIDGE ROAD
FAIRFAX, VIRGINIA 2200

June 24, 1982
STAFF REPORT

APPLICATION NUMBER RZ 82-C-016
CENTREVILLE DISTRICT
Applicant: Edward M. Smith, Tr., et. al.
Present Zoning: R-1 Requested Zoning:I-S
Proposed Use: 1Industrial Ac;eage: 82.0011 acres
Subject Parcels: 24-4 ((1)) 3
Application Filed: February 19,1982
Planning Commission Public Hearing : July 8, 1982
Board of Supervisors Public Hearing : July 26,1982

Staff Recommendation: The staff recommends that the Zoning
Ordinance as it applies to the subject property be amended from
the R-1 District to the I-5 District as proffered.

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

Number: RZ 82-C-016 District: Centreyille

Acreage: 82.011 Section Sheet: 24-4

From: R-1 Subdivision: ((1)) N
To: I-5 Lot: 3
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REZONING APPLICATION

Number: RZ 82-C-016 District: Centreville
Acreage: 82.011 Section Sheet: 241
From: R-1 Subdivision: ((1))
To: I-5 Lot: 3

Applicant: Edwyard M.
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION

The proposal is to rezone approximately 82 acres from the R-1
District to the I-5 District. The Generalized Development Plan was
waived because the applicant has no uses or potential development in
mind. The applicant has submitted proffers to address the
development issues associated with the proposed development of the
property.

The applicant's letter of justification and draft proffers are
attached as Appendixes 2 and 3 respectively.

LOCATION AND CHARACTER OF THE AREA

The application property is located on the west side of
Centreville Road approximately 400 feet north of its intersection
with McLearen Road. The property also fronts on McLearen Road,

The surrounding properties are predominately zoned I-5 but are
not currently developed. An industrial park is developing to the
west which includes Redskin Park and the Rolls Royce/British
Aerospace building. To the east is the Airtronics Incorporated
building which is zoned I-5. Properties to the north are zoned R-1
and planned for residential uses, the Horsepen Run stream valley
area is the boundary between the areas planned for residential and
industrial uses.

COMPREHENSIVE PLAN RECOMMENDATION

The subject property is located in Option Area 2 and in the
Areas Related to Dulles Airport and Access Road of the Upper Potomac
planning District in Area III. On page 313, under Recommendation
for the Southern Sector, the Plan states the following:

"gotithern Sector

The area which extends south of Horsepen Run along Route 28 and
to Route 50, south of Route 50 in the high noise zone, and to
the Loudoun County boundary. The area has potentially good
regional access, but not the prestige locations available in the
Northern Sector.

The following should be considered in planning development in
the Southern Sector:

Q commercial uses should be related to the major industrial
and commercial uses.
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o] A comprehensive access and circulation plan should be
developed to organize transportation serving the sector.

o Land use and site development should be made compatible
with noise effects in the severe noise zones south and
east of the airport.

The same type of development as planned for the Northern Sector
is an option in the Southern Sector. A variety of other
industrial and commercial ‘uses are probably more appropriate,
however. These include, but are not limited to, warehousing,
freight distribution centers, offices, 1light manufacturing and
assembly plants, heavy equipment storage and sales, and other
miscellaneous industrial and commercial uses. Ancillary
commercial services need to be provided for the major uses.
These include motels, restaurants, banks, cleaners, drug store,
etc. These uses should not be provided in shopping centers
designed for residential consumption, but in facilities related
to industrial and major commercial development."

Additional relevant Plan text is found on page 305, under
Recommendations (B), (D), and (H), which states: :

"B. Major employment uses should be confined to areas fronting
on the Dulles Access Road and the area west of Centreville Road,
except land currently used or zoned for industrial use on the
east side of Centreville Road south of Floris. Because of the
topography, there are interesting vistas of the Dulles terminal
(listed on the historic sites inventory as an architectural
landmark) and the mountains to the west. Multi-story,
well-sited R&D employment uses and airport-oriented uses could
be attracted to this area, supported by motel and restaurant
uses.

D. Low-density industrial uses should be located south of
Frying Pan Road. Because of its environmental significance, the
industrial area between.Sully and Centreville Roads should be
planned to include major open space recreation areas. The
Floris community should be buffered from the employment centers
to preserve its identity.

H. It is desirable that the area in general be developed as a
series of well-planned industrial parks, which are related to
each other to make optimum use of roads and other public
facilities. 1Ideally, it would be advantageous to form a
committee of all land owners in the Sully-Centreville Road
corridor to oversee development in cooperation with the County."

The Area III Plan map indicates the subject property as planned for
industrial use.
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PUBLIC FACILITIES ANALYSIS

Information regarding sanitary sewer, water service, Fire and
Rescue services, schools and Fairfax County Park Authority
recommendations may be found in Appendices 4 through 7 respectively.
There appears to be no problem associated with this application.

TRANSPORTATION ANALYSIS

The Transportation issues relate to the intensity of potential
development in the I-5 District at the allowed 1.0 FAR; the limiting
of entrances from McLearen Road to two; and if an entrance is
necessary from Centreville Road, limit of one, opposite the entrance
to Airtronics site. At least one stub street connection should also
be provided to parcel 1 to the north. Parcel 1 is planned for
industrial use and should not have direct access to Centreville Road
because of the poor sight distances.

Reverse frontage should be utilized along McLearen Road and
Centreville Road. Parcels 2 and 5 should also have access from the
subject property, however, they have been zoned with access to
McLearen Road. Ideally, both parcels should be consolidated with
the application property.

The Transportation Analysis is attached as Appendix 8.

ENVIRONMENTAL SITE ANALYSIS

This 82 acre site is characterized by high ground and gently
rolling terrain which drains into Horsepen Run which borders the
northernmost portion of the site. The site is abandoned farm land
which has been permitted to revert toward climax vegetation. Tree
cover consists of a variety of hardwoods.

The environmental concerns which relate to the development of
this site include: 1location of Horsepen Run, its floodplain and
EQC, natural swales which cross the site which drain into Horsepen
Run, location over an aquifer, impacts to water quality, steep
slopes, problem soils, and the need for visual buffering and
screening along roadways and for open storage areas.
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Many environmental impacts can be mitigated by preserving the
EQC and natural swales in their natural vegetative cover. & spill
containment program can be provided to avoid the potential for
surface and groundwater contamination. 1In addition, the retention
of natural vegetation which is supplemented with plantings can be
used to mitigate negative visual impacts. Appendix 3 contains
proffers in which the applicant has adequately addressed issues
relating to EQC protection and spill containment. The intent of the
proffer about the screening of outside storage appears to be
adequate. A more specific landscaping plan to assist staff in
evaluating the screening of outside storage would be helpful. The
applicant can work with the County Arborist to develop such a plan.

See Appendix 9 for a detailed discussion of impacts and
mitigation measures.

DEVELOPMENT PLAN ANALYSIS

As previously noted, the GDP was waived because of £he lack of
exact uses being proposed. Development issues can be addressed by
the offering of proffers by the applicant.

The land uses contemplated for the area are industrial and the
adjacent properties are zoned and developing under the I-5
District. With regard to traffic impact, if office uses are
contemplated the FAR should be restricted to no greater than 0.5.
The applicant has proffered to restrict office uses to an FAR of 0.5.

The I-5 District also allows outside storage, but it would be
desirable to fence and screen any outside storage adjacent to the
residential uses to the north and adjacent to Centreville Road.
Since McLearen Road would be the main entrance to the proposed
industrial park, it may also be desirable to fence and screen any
outside storage from McLearen Road also. That would make for a more
attractive industrial park. The applicant's draft proffer addresses
the screening issue.

McLearen Road and Centreville Road should be dedicated to 45
feet from the centerline and widened to 35 feet from the centerline
to match existing development in the area. The applicant has
proffered these improvements,

Only two entrances to the industrial park should be provided
from McLearen Road and reverse frontage should be utilized. This
would allow freer flow of industrial traffic into the site and the
surrounding industrial developments. These entrances should be
coordinated with any site plans for the large industrially zoned
property to the south. The applicant has proffered to limit
McLearen Road to two entrances.
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Because it is a cross county road that serves the residential as
well as the industrial areas from Chantilly to Herndon, it would be
most desirable not to have any access to the application property
from Centreville Road. However, if an entrance is necessary for the
development of the property, there should be only one and it should
line up with the entrance to Airtronics for proper sight distance.
The applicant has provided such a proffer.

At least one stub street should be provided to parcel 1 to the
north. That property is planned for industrial use and should not
have direct access to Centreville Road because of the poor sight
distance. It would be desirable to consolidate the subject property
with parcels 2 and 5 and have only the two entrances to McLearen

Road as previously discussed, however those two parcels have already

been zoned industrial and have access to McLearen Road. Access to
Parcel 1 has been addressed by the applicant's draft proffer.

The Park Authority has requested that the Floodplain area be
dedicated to the Authority as per the stream valley policy. Limits
of clearing should also be provided ta include the Environmental
Quality Corridor-and the floodplain thus preserving the vegetation
and providing a substantial buffer to the residentially planned area
to the north. Access to the area to be dedicated to the Park
Authority should also be provided. These issues have been addressed
by proffer with the exception of the access to the park area.

A spill containment program should also be provided to assure
that any chemicals or petroleum products do not contaminate the
ground water. Appropriate proffers have been provided.

Because of the transportation issues and the environmental

concerns, the staff recommends that the site plans and subdivision
plans be returned to the Board of Supervisors for final approval.

CONCLUSIONS AND RECOMMENDATIONS ON THE REZONING

Conclusions

The Area III Comprehensive Plan recommends high quality
industrial uses for the area including the subject application. The
surrounding properties are zoned and developing under the I-5
District.

The public facilities are generally available with the exception
of needed road improvements which the applicant has proffered.

The environmental issues have been addressed by proffers
submitted by the applicant.
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Recommendation

The staff recommends that the Zoning Ordinance as it applies to
the subject property be amended from the R-1 District to the I-5
District with proffer as submitted in draft.

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

Appendixes

1. Rezoning Affidavit

2. Letter of Justification
3. Draft proffers

4. Sanitary sewer

5. Water service

6. Fire & Rescue services

7. Park Authority Memorandum
8. Transportation Analysis
9. Environmental Analysis
10. Glossary



‘: REZONING AFFIDAVIT f-*?pendix 1

f, Edward M. Smith , do hereby make oath or affirmation that | am an applicant

in Rezoning Application Number _RZ 82-C-016 and that to the best of my knowiedgse and belief, the following

information-is true: '

1. {3) That the following constitutes a listing of names and last known addresses of all appiicants, title ownars, contract
purchassrs, and lessses of the land described in the application, and if any of the foregoing is a trustse, sach bene-
ficiary having an interest in such land, and ail attorneys, real estate brokers, architects, sngineers, plannars, surveyors,
and all agants who have acted .on behalf of any of the foregoing with respect to the application:

Name Address Relationship
Edward M. Smith 2300 9th Street South, Arlington, Va. 22201 Beneficiary
Benjamin M. Smith, Jr. 2300 9rh Street South, Arlineran, Va. 22201  Beneficiary
David D. Peete 2829 Cleave Drive, Falls Church, Va. 22042 Beneficiary

andria, Va, 22314 Attornev for Applicant

Delashmutt Associates  Court House Square, Arlington, Va, 22201 Land. Survevox
{b) That the following constitutes a listing of the sharshoiders of all corporations of the foregoing who own ten {10}
per cent or more of any class of stock issued by said corporation, and where such corporation has ten (10) or less
shareholders, a listing of all the sharehaiders:

MName Address Relationship

{c} That the following constitutes a listing of all partners, both general and limitad, in any parmership of the foregoing:
Name _ Address Relationship

2.  That no member of the Fairfax County Board of Supervisors or Planning Commission owns or has any interest in the land to be
rezoned or has any interest in the outcome of the decision.
EXCEPT AS FOLLOWS: {If none, 0 state) N
one

3, That within the five {5} years prior to the filing of this application, no member of the Fairfax County Board of Supervisors or
Planning Commission or any member of his immediats household and family, either directly or by way of partnership in which
any of them is a partner, empioyee, agent, or attorney, or through a partner of any of them, or threugh a comoration in which
any of them is an officer, director, empioyes, agent, or attomey, or hoids outstanding bonds ar shares of stock with a value in
excess of fifty dollars ($50), has or has had any business or financiai relationship, other than any ordinary depositor or customer
relationship with or by a retail establishment, public utility, or bank, including any gift or donation having a value of fifty dollars
{$E0) or more with any of those listed in Par, 1 above.

EXCEPT AS FOLLOWS: {tf nona, o stats}

Naone
i /)
WITNESS the foltowing signature: %/
Applicarit
The above affidavit was subscribed and confirmed by cath or affirmation before me this day of ' : 9 -

in the State of . i
My commission expires - - o : : - . Notary Public




Appendix 2

' STATEMENT OF JUSTIFICATION

This property is located just east of Dulles Airport, between
Sully Road (Rt.- 28) and Centreville Road (Rt. 657), with frontage
on the north side of McLearen Road. (Rt. 668). Presently zoned R-1,
the parcel is designated on the Area III Land Use Plan as indus-
trial, consistant with its proximity to Dulles Airport. This area
is described in "Areas Related to Dulles Airport and Access Road"
in the Area III Plan as one where industrial land use and site
development would be compatible with the noise impact in the
severe noisé,zones south and east of the Airport. There is ample
access to the site for commercial and industrial traffic via Sully
Road and McLearen Road.

While the applicant has no present plan to develop the
property, the I-5 catagory provides for a wide range of indus-
trial and industrially oriented commercial activities. Further
the property is surrounded on three sides by industrially zoned
land, and Horsepen Run on the fourth side provides a natural
buffer to the adjoining unimproved residentially zoned land.

Rezoning of the subject parcel to én I-5 industrial cata-
‘gory in accordance with the Land Use Plan will provide future
support facilities for Dulles area industrial development without
adversely impacting fringe residential communities in the area.

Charles Henry Smith
Counsel for Applicant
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GENERALIZED DEVELOPMENT PLAN

The Applicant has no generalized development plan for the

gubject property. . The Applicant has no present intent to

develop the property, 'and the property is not presently being

marketed for sale. By this application it is the sole intent
of the Applicant to bring this parcel into conformance with

the Land Use Plan.




Appendix 3

CHARLES HENRY SMITH
ATTORNEY AND COUNSELOR AT Law
120 N. ST. ASAPH STREET
P.Q. DRAWER 1299
ALEXANDRIA. VIRGINIA 22314 -

549.8000

June 8, 1982

Mr. Sidney R. Steele, Chief
Zoning Evaluation Branch, ZAD
Office of Comprehensive Planning
4100 Chain Bridge Road

Fairfax, Virginia 22030

Re: RZ 82-C-016
Dear Mr. Steele:

On behalf of the owner applicant, I hereby offer the follow-
ing proffers in connection with this application for rezoning of
the subject property. The owners will agree:

1. To dedicate for public right of way that frontage on
McLearen Road and Centreville Road to forty five (45) feet from
the centerline of each road, with the understanding that curbs
may be constructed thirty five (35) feet from the centerline,
provided that the property retains FAR density credit for the
area dedicated.

2. To limit McLearen Road frontage to two (2) street curb
cuts, and to limit Centreville Road frontage to one (1} curb cut,
which will be at the present intersection of Centreville Road and
the entrance to Parcel 25-3-01-0014.

3. To dedicate to the Fairfax County Park Authority that
portion of the property within the hundred year flood plain, pro-
vided the remaining property retains FAR density and open space
credit for the area dedicated.

_ 4. Not to grade or clear the Environmental Quality Corridor,
comprised of 12A and 77D2 soils, as marked in red on the attached
plat, except as may be necessary to provide one (1) street cross-
ing in the EQC area south of the northwest-southeast border of
the subject property and adjoining Parcel 25-3-01-0001. -
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Mr. Sidney R. Steele
Page 2
June 8, 1982

: 5., To provide, upon development of the property, a street
access and curb cut to the property line of adjoining Parcel
25-3-01-0001 at a location to be determined in the sole discretion
of this property owner, provided, however, that the owner of
parcel 25-3-01-0001 has surrendered a right to permanent curb cut
on Centreville Road by development plan, subdivision plat or site
plan approval.

6. To limit office development to an FAR of 0.5., with the
understanding that all other use permitted in I-5 will be subject
to the higher 1.0 FAR density.

7. That in the event that there is any outside storage of
materials along McLearen Road or Centreville Road, that portion of
the storage area facing either road will be fenced and planted.

8. That in the event chemical or petroleum products are
stored on the property, spill containment procedures will be imple-
mented, which may include berming around storage area, imperme-
able seals beneath the areas, on-site straw bails or other suitable

on-site retention, or other suitable storage.

Should you have any questions regarding these proffers, please
call me. '

Very truly yours,

bl =l

Charles Henry Smith

CHS:gs
Enc.

cc: Edward M. Smith
Howard W. Smith, Jr.
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Appéndix ]
82.0011 Ac.-I-5 3

2

‘Date 3/9/82

TO: Staff Coordinator (Tel: 691-3387)
Plan Implementation Branch, OCP
5th Floor, Massey Building

FROM: Robert W, (Tel: 691-21381)
Systems Anaiy51s Section, ~Office of Waste Management,
Depariment of Public Works

SUBJECT: Sanitary Sewer Analysis, Rezoning Application 82-C-016

The follow1ng information is submitted in response to your
request for a sanitary sewer analysis for subject rezonlng application:

1. The application property is located in the Horgepen Q:k (2)
Watershed. It would be sewered into the Blue Plains
Treatment Plant.

2. (Standard statement for the appropriate treatment facility. )

Based upon current and committed flow, excess capacity is available at
this time. For purposes of this report, committed flow shall be deemed
as active and valid building permits in accordance with the context of

the Blue Plains Agreement of 1974.

Construction is currently.under way which will provide from 4 to 10
million gallons per day from a pump-down to the Southern County

facilities.

24

3. An - inch line located in an easement

and

approx. 200 feet from the property is/IS0BXK adequate for the pro-

" posed use.

4. The follow1ng table lndlcates the condltlon of all related

sewer facilities and the total effect of this application.

Existing Use

Existing Use

Existing Use + Application + Application
Sewer Network + Application 4+ Previous Rezonings + Comp. Plan
Adegq. Inadeq. Adeq. Inadeq. Adeqg. Inadeq
Collector
Submain
Main/Trunk i X X
Interceptor
Qutfall
5.

e

Other pertinent information or comments: Tract is located within

charge applicable prior to issuance of plumbing permits.

ement sherd Additicansd sereage




Appendix 5

Date March 22, 1982

TO: Staff Coordinator (Tel: 691-3387)
Zoning Evaluation Branch
5th Floor, Massey Building

FROM: _Chief, Planning and Engineering (Tel: 698-5600 )
Engineering and Construction Division
Fairfax County Water Authority

" SUBJECT: Water Service Analysis, Rezoning Application RZ-82=C-016

The following information is submitted in response to your
. request for a water service analysis for subject rezoning application:

: . '1: The application property is located within the franchise area
of the Fairfax County Water Authority.

2. Adequate water service is available at the site.

X Yes No

3. Offsite water main extension is required to provide
. Domestic Service __ Fire Protection Service.Ji_Not Applicable
4. The nearest adequate water main available to provide
m}_pomestic_Service X Fire Protection Service

'is a '1zand14 incéh main located at Deakx Boam
the property. See enclosed property map.

5. Other pertinent information or comments:
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Appendix 6

March 17, 1982

TO: Staff Coordinator (691-3387)
Zoning Evaluation Branch, OCP
Sth floor, Massey Building
FROM: JoAnn Knight, Supervisor (691-4385) /[ka>/f”
Research and Planning Division F
Fire and Rescue Services

SUBJECT: Fire and Rescue Services Preliminary Analysis,
Rezoning Application RZ-82-C-016 I-5

The following information is submitted in response to your request for a pre-
liminary Fire and Rescue Services analysis for the subject rezoning application:

l. The Fire and Rescue Services' protection guidelines for this type of
development is that the development should be no farther than 1-2
miles from a properly manned fire station. The Insurance Services
Office mileage guideline for maximum insurance benefits for this pro-

perty is 1 miles.
2. The application property is 2.6 miles from the _ Chantilly
Fire Department, Company number 15 .

3. This fire department is equipped with the following apparatus:
4 plece engine company :
Truck
Ambulance

4. This fire department is authorized 31 personnel. As of 7/81 ,
the department was EXXXEXUNTLH/short /wyRx 9 personnel in pro-
viding proper staffing of its apparatus, or 3 paid firefighters

short/gyem per shift.

3. After construction programmed for FY 84 , this Property will be serviced

* by the _Frying Pan Fire Department which will be .8
miles away. This distance is/IgxEw% adequate under the minimum mileage
response criteria. ’

6. In summary, the Fire and Rescue Services considers that fire protection:

a. is adeguate now

——rar

b. would be adequate with satisfactory personnel allocation
XXX c¢. will be adequate when the proposed fire station becomes
fully operational

d. is not adequate and will not become adequate without an
additional facility which is not currently planned or
funded.
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fairfox County Park Aythority

E M O R A N D U M

to: Sidney R, Steele, for Staff Coordinators Date:§-3-82
Chief, Zoning Evaluation Branch - OCP

From: Dorothea L. Stefen, Assistant Superintendent N AR
Division of Land Acquisition - FCPA

Subject: RI-82-C-016
loc: 24-4((1))3

The Fairfax County Park Authority staff and Centreville District
representative have reviewed the above referenced Rezoning Application
and have made the following recommendations:

- The Fairfax County Park Authority requests dedication of 100-Year
floodplain and slopes exceeding 15% associated with Horsepen Run
in accordance with the County's adopted Stream Valley Policy.

- A 20' wide (min.) vehicular access either as dedication or public
access easement should be provided for maintenance access.

- Access should be 8'-0" wide asphalt.

- Request that all easements on land conveyed to the Fairfax County
Park Authority by land dedication be subject to the provision of

FCPA Policy 301 - Easements, in force at the time of conveyance.
No work shall be performed without first gaining a permit or

Tetter of agreement from the Fairfax County Park Authority. Contact
the Division of Land Acquisition.

- Request that, prior to actual deeding of the Tand to be dedicated,
the Fairfax County Park Authority be allowed to inspect the site.
Should the site be disturbed or disrupted in any fashion, (i.e.,
erosion or filled with debris), the owner/developer will take
corrective actions as outlined by the Park Authority Division of
Land Acquisition prior to the Park Authority taking title.

CC: Frederick M. Crabtree - FCPA Member (Centreville Dist.)
Oscar Hendrickson - DEM
Edwin R. Spann - OCP

DLS/rmk




Appendix 8
- '~ FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

Sidney R. Steele, Chief

T Zoning Evaluation Branch, OCP Pare June 18, 1982
FROM: Robert L. Moore
Office of Transportation
FILE NOs
3-4
SUBICT Transportation Impact

REFERENCE:  RZ82-C-016; E. M. Smith, Tr.; 24-4 (1)) 3

IMPACT ANALYSIS

Compatibility with the Adopted Plan

The site subject to this application has frontage on two existing
roads that are recommended for improvement in the adopted Plan and
is traversed by a planned industrial collector road. The transportation
element of the Countywide Plan includes recommendations for improvement
of McLearen Road to a four lane divided facility and for improvement
of Centreville Road to current two lane facility standards. The in-
dustrial collector road is planned as part of an overall access and
circulation system for this industrial area and should be constructed
to a standard commensurate with its anticipated traffic volume.

It should be noted that while the Adopted Plan recommends improve-
ment of Centreville Road to current two lane facility standards, this
improvement would address only general traffic growth through the 1990
time frame of the Plan. Right-of-way dedication should be provided to .
accommodate improvements necessitated by traffic growth that would
occur after 1990. Improvements should be committed with this appli-
cation as needed to ameliorate site specific development impacts.

Traffic Impact

No specific development proposal has been included as part of this
application and it is, therefore, not possible to provide a definitive
traffic analysis. However, trip generation estimates can be made for
uses found in typical industrial areas in Fairfax County. Representative
uses and their trip generation estimates are shown in the table on the
following page.
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USE INTENSITY (F) rarE (2) VOLUME
Existing R-1 1 du/ac 10 vpd/du 820 vpd

Industrial

General Ind. 0.3 FAR 5.46 vpd/1000 s.f. 5,850 wvpd
Warehousing 0.7 FAR 5.01 vpd/1000 s.£. 12,525 vpd
Ind. Park 0.4 FAR '7.26 vpd/1000 s.f. 10,370 vpd
R and D 0.4 FAR 9,33 vpd/1000 s.f. 13,330 vpd
office (low) 0.4 FAR 12.3 vpd/1000 s.f. 17,575 vpd
Office (high) 1.0 FAR - 12.3 vpd/1000 s.f. 43,935 vpd

(I)The floor area ratios shown reflect staff experience with similar
applications, Two office intensities are shown to illustrate the
difference between developments without and with structured parking.
The 0.4 FAR is about the practical maximum with surface parking.

The 1.0 FAR is the limit imposed by the applied for I-5 category.

It should be noted that even at a 0.4 FAR the site would support over
1,400,000 square feet of building floor area.

(Z)These trip generation rates are from the ITE Trip Generation report
and are based on gross floor area.

As can be seen from the table, these potential uses would have
heavy traffic impacts. Unless adequate commitments are made to
ameliorate these impacts, approval of the application would not be
appropriate. These commitments could include proffers for road
construction, elimination of high trip generation uses, and/ox
limitation of the floor area ratio.

In addition to the trips generated by the subject site, the roads
in this area will be impacted by traffic from other developments. The
potential trip generation of land subject to recent rezoning actions
in the Centreville Road corridor is now between 336,000 and 509,000
vpd, depending on the type of development that actually takes place.

 The roads that would be most directly impacted by traffic from
this site are listed below. The Sully Road volume is from the 1980
VDH&T interstate, arterial, and primary route ADT data. The other
volumes are from the 1981 VDH&T secondary road tabulation.
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MclLearen Road (Rt. 668)

Centraeville Road to Towerview Road 1,652 vpd
Towerview Road to Sully Road : : 2,008 wvpd
Centreville Road (Rt. 657)
Herndon to Parcher Avenue : 15,868 vpd
Parcher Avenue to Horse Pen Road 11,475 vpd
Horse Pen Road to Fox Mill Road 9,610 vpd
Fox Mill Road to West Ox Road 7,357 vpd
West Ox Road to McLearen Road 8,464 vpd
McLearen Road to Lees Corner Road 8,333 vpd
Lees Corner Road to Lee-Jackson Hwy. 6,270 vpd
Sully Road (Rt. 28) 9,160 vpd

McLearen Road is a two lane road with a narrow pavement and in-
adequate shoulders. This minor arterial does not meet Fairfax County
Public Facilities Manual criteria or current VDH&T design standards
and should not be considered adequate for anticipated traffic increases.
The addition of the traffic expected from the subject application
alone would push McLearen Road into level of service F.

Nearby intersections that would be traversed by traffic from
this site can also be expected tc become congested. The most directly
impacted intersections would be the McLearen Road/Sully Road and.
McLearen Road/Centreville Road intersections. These intersections
will need to be improved to maintain adequate levels of service as
traffic volumes increase.

DESIGN CONSIDERATIONS

Without submission of a development plan it is not possible to
make a detailed review of the proposed development. Generalized
comments can, however, be made. Any development of the site should
provide improvements in accordance with these comments.

Because the anticipated traffic generation of this site is high,
it would be appropriate to provide substantial road improvements.
These improvements should include;

o On Centreville Road, right-of-way dedication,
pavement widening, and restriction of access,

o On McLearen Road, right-of-way dedication, pavement
widening, limitation of access to two points with
adeguate separation,

o Interparcel access to adjacent parcels, including
accommodation of the Plan recommended collector
road, and

o Improvements at the intersections of McLearen
Road with Sully Road and Centreville Road.

If improvements are not made, substantial congestion, affecting
the quality of access to the site, can be anticipated.



M
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SUMMARY

The subject application has the potential for creating a sub-
stantial impact on the surrounding road system. Unless these impacts
are ameliorated by reduction of trip generation potential and/or
provision of adequate transportation improvements, extreme congestion
andinadequate levels of service can be anticipated. Since no
transportation improvements have been committed to address these
anticipated inadequate transportation conditions, approval of the
application would not be appropriate.

RLM/JCH/thp




ENVIRONMENTAL SITE ANALYSIS

_ . Appendix 9
Project Numher: 82-C-016 Location: 24-4 S
Existing Zoning: R-1 Proposed Zoning and/or Use: I35 Acreage; 82

Presence
Site Features yes | no Comments
A. Geologyv: Coastal Plain, Pfedmont, A. Geology o
Priassic - Shallow bedrock may be located on site, _
1. Shallow BedrocK....eeveeesconnnsn. X - Triassic siltstone aquifer (200-1000gal/min)
2. Qroundwater IeSOUrCe.............. X mod-high and moderate (100-300gal/min) may
3. mineral reSOUXCe....ecveevovannoas < be on site
B. Topegraphy

B. To raphy:

i, stzzg siogés X - Slopes in excess of 15% exist in the prox-
2. irreqular 1 "%;;;"""""""" X imity of the floodplain and natural swales
) gu TrEtessencsesn. ' which drain into Horsepen Run. B8ee soils

C. Hydrology: x map .

l- water feat‘lIIES....--.-.....----.-. — b c' HydrOJ'ogY .

2, critical location in watershed..,.. e X Horsepen Run and tributaries. See Attach-

3. water supply watershed......ee.e.. ——| —0 ment 1

D. Soils: D. Soils

1. marine claysS...uiecveiicnnennnanens ———e| — See Attachments 1 and 2.

2. shrink-swell €layS...ceeveenenaaae —| —0

3. highly erodible SDils.....vevnveen oo | o

‘40 high watEr table SDilS'-..-.-....-- L e

5. soils with low bearing............ =—| —

&. poor infiltration soilS......eee.. —] —

E. Vegetation, Wildlife & Open Space: E. Vegetation, Wildlife & Open Space:

1. quality vegetation...ocveeeneennn. X - Site is wooded with 14-20 year old hard-

20 wildlife ﬁabitat.-.---.--.-....... ""E-" —— WOOds -

3. adopted EQC.cevaennnnrencnncnnenes —Sum - EQC is defined on soils map and should be
preserved in its patural vegetation cover.

- Natural vegetation should be preserved in
the area lying within 50 feet of the fHain
Problems natural swale which transects the site
Environmental Quality yesg no Comments

I.

Noise:

airport noise....ceeeieerenanocens
highway Noise....ciiserennsncennns
railroad noise...coveeviennnnnann.
other types of NOIsSe..,.cvveueven.

Water:
point source pollution............
nonpoint source pollution.........

Air:
mohile source pollution...........
stationary source pollution.......

Aesthetics: For example:

internal views, views from site,
views of site from adjacent
development

J.

107 3+ T3 .

el

e
|

[+

Water
See Attachment 1 for comments on water
quality and runoff

G,

Aesthetics
Visual buffering should be provided along
roadways and storage areas should be
screened '

I.



ATTACHRMENT 1

Geology

The site 1s located over a triassic siltstone aquifer of moderate yield.
Problems with groundwater contamination may occur if chemical or petroleum
subgtances are stored on site. In order to avoid these problems, spill
containment procedures should be implemented. These procedures may include
berming around storage areas, impermeable seals beneath these areas, on—site
straw bales, or other suitable on-site retention or storage. The applicant
has addressed these issues in the proffer statement.

Togography

Slopes in excess of 15 percent exist in the area ad jacent to the Horsepen Run
floodplain and along the natural swale which drains into Horsepen Run. The
floodplain and its adjacent steep slopes form the on-site EQC. No grading or
clearing should occur within this area. See EQC for further discussion.

Water Quality and Run

Conversion of this site to its proposed use will increase runoff and decrease
water quality of Horsepen Run. In order to mitigate adverse impacts to water
quality, the following should be provided:

1. No grading or clearing should occur within the EQC as delineated on
the solls map in Attachment 2.

2. No grading or clearing should occur within 50 feet of either side of
the natural swales which drain the site.

3.  Sedimentation and erosion coutrols should be adhered to strictly.

4. Stormwater management should be provided as directed by b.E.M.
Stormwater management is important to this sensitive upstreanm location.

S. A spill containment program as discussed under Geology should be
provided to avoid coantamination of surface water.

Soils

Artachment 2 contains the soils map. The soils map has been modified to
delineate the EQC, floodplain soils, steep slopes, high water table soils,
shallow bedrock, aand well drained soils. The floodplain soils consists of
Rowland soil (12) which is approximately 4 percent of the site. The flood-
plain soil rates poor for building support and groundwater recharge and has a
high seasonal water table. This soil comprises a northwestern portion of the
site adjacent to Horsepen Run. Adjacent to these soils, which are also in the
EQC are Penn shaly silt loam soil (77D) . Also on site are the Penn silt loam
soils (73) of lesser slopes. The Penn soils (73) on slopes of less than 15
percent are well suited for building location, are good for building support
and are well drained. The Penn soils (73, 77) comprise 68.5 acres of this
site.




ATTACEMENT 1, page 2

Ten percent of the property consists of Manassas (14) aad Calverton (78) soils
which have a high seagonal water table during wet seasons and following heavy
rainfalls. Manassas soil (14) rates marginal for building support and poor
for groundwater recharge. Calverton soil (78) rates marginal to poor for
building support and poor for groundwater recharge. The remaining two percent
of this site consists of Readington soils (273). This soil is shallow to hard
shale, has a high seasonal water table, and rates good for building support
and poor for ground water recharge. The Rowland (1244, Manassas (14) and
Penn (73BC) soils represent prime agricultural soils.

To alleviate problems associated with these soils:
1. No clearing, grading, or construction should occur within the EQC as
defined by the Rowland soil (124+) and the Penn shaley silt loam
{77D2) . See Attachment 2 for map. These should be kept in natural

vegetative cover.

2. If basements are constructed, they should be engineered to easure
dryness. : :

Vegetation and EQC

The site congists of farm land which has been permitted to revert back toward
climax vegetation. The predominant tree cover on site is red cedar. Other
tree species include black locust, wild cherry, and elm, sycamore and poplar
along Horgsepen Run. The County Forester recommends that the EQC be preserved
ia its natural cover and that a natural vegetative cover approximately 50 feet
to each side of the main swale on site be retained. In addition to these
measures, the limits of clearing and grading should be established in
conjunction with the County Arborist. The applicant adequately addresses the
EQC issue in the proffer statement. It would also be desirable to maintain
the natural swale in natural vegetative cover. However, if the EQC is
preserved adequate protection of water quality should be provided.

Visual Buffering

In addition, outdoor storage areas should be located away from the periphery
of the site and screening through a combination of berming, plantings, and
fencing should be provided. The location and screening of storage areas is
important to mitigate any negative visual {impacts that may be experienced by
future residents who would be located in the planned residential development
north of this site. The protection of existing vegetation in the EQC and
along the northern periphery of the site will also serve to mitigate these
potential impacts. Visual buffering through the use of natural vegetation
supplemented with plantings should be used to screen views into the site. The
applicant 1s encouraged to work with the County Arborists Q0ffice to develop a
landscaping plan for the entire site and especially to screen ocutdoor storage
areas.
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GIOSSARY

This Glessary is presented to assist citizens in a Detter undearstanding of $taff Zepores; it should not be cone
strued is represanting legal definiticna.

BUFTER =~ A strip of land established as a tranaition betueen distinet land uses. May contain natural sr plantad
shrube, walla or fencing, singly or in combinacion.

CLUSTEN - The "alzernate density” provisions of the Zaning Ordinance, which permirs smaller lots and pipestem

lots, if specified open spavs i3z provided. Primary purpese is to prasesve environmental leaturss such as
stream valleys, steep slopes, prise woodlands, ete. )

COYENANT - A private legal restriction on the use of land, Tecorded in the land records of she County.

" DEVELOPMENT PLAN - Conceptual, Final, Ganaralized. A Develocmsnt Plan consists of graphic, textual or pisrtorial
information, usually in combination, which shows The nature af development sroposed for a paresl of land,
The Zoning Ordinance contains specific instructions on the content of devalopment plans, based upan the pur=-
posa which they are to serve. In general, deVelopment plans contain such information as: topegraphy, loca-
tion of streets and trails, seans Dy which utilifies and storm drainage are to be provided, general locaticn
and types of stIuctures, cpen spéce, recTeation facilities, ete, A Conceprual Develooment Plan is raquired
to be submittad with an application for the PCH or PDC Districts a Fina. cevelopment flan 18 a tore detailed
pian which is required to be submitted to the Planning Commissicn after approval of a FOR or PDC Dlawmias

and the related Concaptudl Cevelopment Plan; a Ganeralized Develooment Plan is required to be submittsd with
all residential, commereiai and industrial applications other than FLH or PRC.

DEDICATE - Transfer of property from private to public ownership.

OENSITY - Number of duwelling units divided by the grose acreags being developed (JU/AC). Densizy onus is an
increase in the deasity othervise allowed, and granted under specific provisions of =Ge awg Jrdinance
when developer providas excuss open ipacs, recreation faeilities, moderately priced housing, ete.

DESIGN REVIE# - The Division of the Deparement of Znvironmental Management which reviews all subdivision platy
and sits plana [or conformance with County policles and requirements contained in the Zoning Qrdinancs, the
Subdivision Control Ordinanca, the Public Facilities Yanual, the Building Code, ete, and for esnfarmancs
“ith any proffecred plans and/or conditicns.

EASEMENT - A right given by the owher of land to anothar party for specific limited use of thatr land. For exas-
ple, an cuner aay give or sell easements to allew passage af public utilities, acesss to inother Property, eIz

QPEN SPACE - The totil arss of land and/or vater not improvad with a building, structure, st eel, road gv parking

ared, or ¢comtaining only euch impruvesenta as ire complementary, necessary or appropriite o use and enjoy-
ment af the open area.

Common = All open spacs designed and set aside for use by all or designated portions of residenrs of 3 devalop-

Sent, and not dedicatsd as public lands (dedicated to a homeowners associatien which then owns and
maintains the property).

Dedicaced - Open space which is conveyed to a public body for public uze. |

Developed Recreation - That portion of open space, whather common or dedicated, which is improved for
recsvation purposes,

PROFTLR - A Davelopment plan and/or written coadition, which, when affared by an awner and acceprtad By the Joard
of Juparvisors, becomes a legally binding part of the regulations of the zoning district gertaining to the
property in question. Proffers, or proffered conditiona, must be considered by the Plasning Commicsisn and
submitied By an owner in writing prior to the HScard af Supwrvisars bublic hearing en a rezening applicaticn,
and therealter nay be modified only Dy an application and hearing process sinilar to that required of a
rezoning application.

PYBLIC FACILITIES MANUAL - The manual, adopted by the 2carsd of Supervisors, which defines zuidelines whisn favern
the design of those fagilities which musT be constructed $o serve new Zevelcoment. The guidalines include
f$Trests, drainage, sanitary sewsrs, srosion and sedinent control and Tree presacvation and planting.

SERVICE LEVEL ~ An estimate of the effectiveness with which a roadway carrias sraffic, usually determined under
peak anticipatad load condisiona.

SETIACK, REQUIRED -~ The distance from a lot line or ather refarsncs point, within vhich no setxucrure aay te lacated.

SITE PLAN - A datailed plan, ™o scale, depicting development of a pareel of land and csntaining all Lnformazisn
Tequired by the Zoning Ovdinancs. Sita plans are required, in general, for all townhcusw and mulzi-family
residentisl davelopment and .for all commercial and industrial development.

SUBDIVISION QRDINANCE - An ordinance regulating the divizion of land into smallar parcels and whigh, together with
the Joning Ordinance, dafines *equired conditisns laid down by the 3oar-i of Suparvisars for the desizn, Zeqgi-
cation and loprovemant of land.

SUBDIVISION PLAT - A detailed 2rawing, ©3 scale, depicting divisiocm af a jarsel of land inta tve ST mere 13ts and
czntaining engineariag sansiderations and other inforz;avion required 5y cha 3ubdivision 3rdinancs.

USE - The spaecific purpose fap which a Far=al of land or a building, is fesigned, arranged, iatendad, scsupied =0
naintained.

Permitisd ~ Usas spacifically peraisied 3y Ine Zsning rdinance Regulaticns of the Zoaing Jistrizt wi=hia
wnigh the parcel is locatsd. Alse descTibed as g Canfsrming 'Ise.

Non-Canforming - A use which . is not zermitted ia the Zening Distoict in whizh =he use is Locazed Sut is

dlilowed T zontinue due 9 LT3 axistence prioc I3 tas «2ffsctive date of the Zening Fagula- -
tian{s) now zoverning.



" USE - Continued.

Spacial Peralz - A use specified {n the Zoning Orvinance wnich may be autharized by the Joard of Zoning
Agpeals ar the Board of Jupervisors la spacificd zonlng discriees, uoon a finding that
the ude will not be detrimental *ao the charaeter and davelepment of the agjaicant land and
will be ln harmony with the pollcies contained in the laitest sdopeed <omprahensive pl . 3w
the area in which the proponed use is '3 be located. A Special Perwit is callad 4 Spacial
Excupcion when granted Ny fhe Boacd of Supervisars.

Transitional = A use whlch provides & mderation of inctenality 2f uae Setwaen uses of higher and lower
ineensicy.

YARIAMCT = A paruit which grants a property owner relisf from carsain dravisions of rhe Zoning Irdinance when,
bacause of the particular phywicai urrsufidings, shape se to gEraprical conditioan of :he roparty, ssaplis
ance would result ln a parstizular hardship or pracginal difficuley which weuld daprive t™e ownarp of the
redsonatile use of the land or btuiiding invelved. Tiriancue may be granted by the 3oard 2f Zoning Appedls
a{ter nociflication, advertising, poacting ind ennduct of 4 public hedring on the mattar ia questica.

TP - Venicle tTips per day (for txample, hw round trip ts and from work equals two YPD}, Algo ADT - Avarage
Oaily Teaffic. '

ENVIRONMENTAL TCRMS
M

ACTUSTICAL ﬁl:ﬂ-ﬂ = Usually 3 triangular~ahiped earthen structurw paralleling a highway noise 3gures and extend-
ing up from the slavation af the roadway & distance sufficisnt ta break the line of sight wish vehicles
an the raadway,

AQUIIER - A parmaeble underground mia;i: formaticn tircugh wvhich groundwatar flows.
AQUITER RECHARGE AREA - A place where surfacs ol entars an aquilar.

CHANNEL ENLARGZMENT - A duvelopment-celated Phencmancn wheredy the streas's bank full capaecity (s axcawded wish
4 freater [Twquancy than under natural undevelaped 2snditions, ceaulting in Bank and sctream bortram arosizr .
Hydrology llteraturs suggasts thar flows producad by a storm event which IQCUTS once in 1.4 years arw thg
channel defining flows for that strwanm,

COASTAL PLAIN GIOGRAPHIC PROVINCE - in Fairfax Couney, 1% (s che relacively flace séuth-uttm 1/4 of the Caunsy.

distinguished by low rxllef and a sraganderance of sedizenzary rocks and matarials (sands, gravels, sil:s)
and a tandancy towards poocly dreined soils.

d8(A) - Abbreviation for 2 decibel or messure of the noise lavel jercsived by the ear in the A seale or cangw
of bewt human rvsponss %0 4 noise 0urcs.

ORAINAGE DIVILE - The higheat freund between twa dfferent vatsrsheds ar subsheds.

ENYIROMMENTAL LAND SUITABILITY -~ A refsrencs ts 4 land use intansity or denuity which should sesur on a site ar
arva becauss 9f its environomntal characteristics,

EROOIBLL SOLLS - Soila suwempribla to diainishing by eXpadure to slamants such as wind ar water.

{LOUDPLAIN - Land 4red, adjacent to 4 stream 9T ather surface watwss, which say be Jubmer

ted by [loeding;
uaually the cosparatively flat plain withia whicn a stream 9r riversed = anders ,

IMFEXVIOUS SURFACE - A naturel or san-sade surface (road, parking lot, roof o9y pacic) which foress cainfall
to runol! rather than iafilsrats,
MONTMORILLONITIC CLAY ~ A fine ATained earvh saterial vagse Prageartiss cjuze the Slay ™ swell uhen wet and

shrink when drv. Ia ndr:ut.i.an. in Fairfax County shaese elaye tend =z Slip ar dlusp when thay are exca-
vated [rum slope situations.

NEF - Noize Zxpowure Tarecast - A noise daseription for airpore noise sourzes.

PLACIT SLOPE - The inclination of 2 landfarm surface franm dzsolute horizsncal: formula ia vereical sige (f2e=
over horizental distancs {fewe)} op Yi¥,
PIEDMONT SZOGRAPMIC PROVINGT - The cantral paretion of he Caunty, characterizad Ay gently rolling 3Ipograony,
susscancial strvam dissection, Y=shaped strvam vallay, an wndarlying metamorphic rack matrix {achiare,

gnaias, ITvenstone) and generally good dearing soils.. - .

PTES/THNVYIRONMENT - Prajeet lmpacet Svaluation - A syvcamatic, cooprenenwive tnvironoental seview racesd uged

to identily and evaluate llxsly mvirznsentsl impacrs dssociatad with ladividuel Project or area plan
sropceals. )

SHRINK«SWELL RATT - ™he suscaptidillty for a e9il's volune 2 chenge dum 29 lcae op gain la misturs =ontens,
High shrinkeewell soils can Buckle toads and <rack fsundations.

SOIL 3EARING CAPACTITY - *hae oility af the seil g SUPPOrT a vertical load (nasa) frem Jeundations, roade, srs.

ITRLAM YALLEY - Any stream and the land extanding frem eiher tida 3f i® T2 3 line ssTabiished dy e nign
Poineg af the <sncave/convax IIpegrapny, 48 Jelineerud on 4 24p idopted Ly zhe Scream Jal ley 3gard. fzp
purposes of stream valley acquisitian, the five-critaria zefinicicn af 1tTe4m valleys contaised Lo A
Rascudy of the Penick datersnad”® (1369) will apply. The =um priaary critaria ineludm all rcne land witnin
The 100-ywar fleodplain and the arTa along cthe [locdplatina in 3lapas 3f 1S jersent or mare.

ITIAM WATTA HANAGTMENT « an emariing 4re/seisnces that 4TTAMETI 0 ITwat starm vatar mmoff sc the scures ind
38 4 TEEOUrSS. SEOTM waTar management JrIrame s&eik 12 3itizatas or scare quantity end jualisy ingaces
typically sasociated ei:n deavalspmant Sy the specitis dasign of omeile tvytaes sucn i Deteneizn lavices
“hich slow dowm runoff sad in ione casas fapreve juality, and Fetencisn SY/3sxme, which Agld Sacx ~unorr.

TRIASSIC SZOGRAPMIC PROVINGE - The vestaen L/4 of Fairfax Cauney, SRATRSTEriled BY 3rgad expanises 2 neariy
iavel topography, subtis =idgs lines, a shallaw dmptn 3 sadisentary rosxs whicn are locally imemyded
by igheous rcks and 4 TInQenSy towarss sgils wiss Algn shrink-awell Jropertias.






