APPLICATION ACCEPTED: November 1, 2011
PLANNING COMMISSION: February 23, 2012
BOARD OF SUPERVISORS: Not yet scheduled

County of Fairfax, Virginia

February 9, 2012
STAFF REPORT
APPLICATIONS SE 2011-MV-012

MOUNT VERNON DISTRICT

APPLICANT: Redpath Development, LLC

PRESENT ZONING: R-3 (Residential, Three Dwelling Units per Acre)

PARCEL: 93-2 ((8)) (27) 13

SITE AREA: 14,000 Square Feet

DENSITY: 3.0 dwelling units/acre

PLAN MAP: Residential; 2-3 dwelling units per acre

SE REQUEST: To allow fill within the 100-year floodplain for the
construction of a new single-family detached
dwelling.

STAFF RECOMMENDATIONS:

Staff recommends approval of SE 2011-MV-012, subject to the proposed
development conditions contained in Appendix 1.

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
standard.

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.

St.Clair Williams

Department of Planning and Zoning
Zoning Evaluation Division
12055 Government Center Parkway, Suite 801 ;

Fairfax, Virginia 22035-5509  pepanvusnr of
Excellence * Innovation * Stewardship Phone 703-324-1290 FAX 703-324-3924 %%"l':g
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/




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

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

OASWILLISE\SE 2011-MV-012 Redpath Development LLC\Staff Report\Draft Staff Report.doc

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance
(%\ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).




Special Exception
SE 2011-MV-012

Applicant: REDPATH DEVELOPMENT LLC

Accepted: 11/01/2011
Proposed: USES IN AFLOODPLAIN
Area: 14000 SF OF LAND;

DISTRICT - MOUNT VERNON

Zoning Dist Sect:  02-0904
Art 9 Group and Use: 6-2

Located: 6415 13TH STREET, ALEXANDRIA 22307
Zoning: R-3

Plan Area: 4

Map Ref Num:  093-2- /08/27/0013
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GENERAL NOTES:
SOILS TABLE 1 TAX MAP:  §093-2-08-27-0013

2 ZONE: R-3

3 OwNER: REDPATH DEVELOPMENT, LLC
JOE CARMICHAEL. MANAGING MEMEBR

13-16 478 GRIST MILL — WOODSTOWN COMPLEX A b

ALEXANDRIA, VA 22307

DB. 21451 PG. 1733

LoT N SOLS NO. SORS NAME -r—n

o 4 TOPOGRAPHIC SURVEY FIELD RUN BY THIS FIRM,
N/F MAX S BUSETT N/F HARRY & LAURA A JURICIC N/T DAVID DVELY BENCHMARK: FAIRFAX COUNTY BM-9 (ELEVATION 9.477)

6414 POTOMAC AVENUE 6418 POTOMAC AVENUE

AE) 22307 ALEXANDRY, VA 22307 5. TOTAL STE AREA = 14,000 SO.FT. OR 0.3214 AC.
\4\ T 093-2-08-27-017 Tl 093-7408-27-0021
CORD NOTY, DB, 546). PG 1266

(703) 549-6422

A PROFESSIONAL CORPORATION

AOCIATEd

DA 21160 PG 1138 DISTURBED AREA N RPA = 9,900 SOFT
(NOT INCLUDING DISTURBANCE ASSOCIATED WITH ACCESS TO THE PARCEL OR PRINCIPAL STRUCTURE PER
SECTION 118-5~4{0)(4) PURSUANT 10 SECTION 118-2-1(d))
i EXISTING IMPERVIOUS AREA = 3,182 SOFT. OR 24.2%
PROPOSED IMPERVIOUS AREA = 4.683 SQ.FT. OR 33.5%

SITE PLANNING + SUBDIMISION DESIGN

I |ELDD, 3. &

r

ey = EX_ STORM Mt x%

W I N Y APPROXIMATE AMOUNT OF FiLL = 1450 CY

wom=-03z /1 (a7 cueRr
wour=-045 285 e
s 50

29, 2010 AND 15 RELED UPON BY THE SURVEYOR TD BE ACCURATE

55 2 PLAT SUBJECT TO RESTRICTIONS OF RECORD.
i | B SOIL TYPE: SEE MAP AND TABLE
= —=
2Ry

* 3 TITLE REPORT FURNISHED BY SUMMIT TITLE GROUP, INC., DATED NOVEMBER

730 S. Washington Street
Alexandria, Virginia 22314

LAND SURVEYING «

2 9. NO CONSTRUCTION SHALL TAKE PLACE IN A RESOURCE PROTECTION AREA (RPA) WITHOUT
" = PROPER PERMITS ASSOCIATED WITH THE CHESAPEAKE BAY PRESERVATION ORDINANCE
N O o] 33X T 577, T ¢ TR (CBPO). THIS PROPERTY IS LOCATED COMPLETELY WITHIN THE RPA. A LOSS OF
T~ i, 7217 6| O BUILDABLE AREA WAVER UNDER SECTION 118-5-4 SHALL BE SUBMITTED AFTER
TRET ) ToP=5ES APPROVAL OF THS PLAN
\ w245
S awiouT=1251 10, THIS LOT IS NOT IN A BONDED SUBDWVISION.

P 14 o |[6a? \ ! 25
X_SAT . o =
&2 u‘- " BUILDING HEIGHT NOT TO EXCEED 3§ ORONALD J. :n_.._.mxm

788, p =
%« Li Lic. No. 1457-8
s 8 |L
® PROP. LMTS OF 14, THE STONE USED TO CONSTRUCT THE DRVEWAY MAY BE USED AS THE CONSTRUCTION
_ % DISTURBANCE ENTRANCE PROVIDED THE FILTER FABRIC UNDERUINING 1S INSTALLED AS REQUIRED.
: 15 PROPOSED DWELLING TO BE SERVED BY PUBLIC SEWER AND WATER. THE EX'STING SANITARY
Km-nﬁﬁ)rlw)wmw#ﬂiminﬂ.n WATER SERVICE ARE TO BE USED IF DEEMED ADEQUATE UPON A
LD INSPECTION.

JOHANNA N TUTTLE 16 A HOLD HARMLESS AGREEMENT FOR STRUCTURES WITHIN THE FLOODPLAIN SHALL BE
8418 13TH STREET RECORDED RPIOR TO APPROVAL OF THE GRADING PLAN

~

\
E

12 (TBR) DENOTES TO BE REMOVED, (T.BS) DENCTES TO BE SAVED

13. PROPOSED UTILITIES WILL BE PLACED UNDERGROUND.

rRaue FE
HI=60"

:
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X

|2 Y. i ;wm _..\_XS??EQVRS 17 MINIMUM YARD REQUIREMENTS R-3 ZONE.
£X AC &7

b
.

VATERLINE

RROX LOCATION EXR6

s

— W M. 18, THIS SITE WILL COMPLY WITH ALL STATE AND FEDERAL WATERPROOFING REQUIREMENTS.

u__mu\,an; ..w&)./ 5 zouotzmimioﬁ_lsn,xvng:MSM.»wnmsz.noocnS.xnunavomma
YL e ~ DEVELOPMENT OF THIS SITE.
; ! TREC (185) (H,

0857 J

544 J 20, DEVELOPMENT ON THIS SITE WILL REQUIRE A GEOTECHNICAL ENGINEERING STUDY IN

s

] ACCORDANCE WITH THE FAIRFAX COUNTY CODE AND THE GEQTECHNICAL GUIDELINES OF
- B 5 J. THE PUBLIC FACILITIES MANUAL.

2 THERE 1S NO TRAL REQUIREMENT ALONG THE FRONTAGE OF THIS PROPERTY ASSOCIATED
WITH THE DEVELOPMENT OF THIS PROPERTY (AS PER FFX. CO. TRALL MAP)

4
*g IJIJFI’II‘ 22, THIS LOT IS COMPLETELY LOCATED N THE RESOURCE PROTECTION AREA (RPA) AND
¥ /5 320" 10 pee 100-YEAR FLOODPLAN (ELEV. 11.0). FLOODPLAN INFORMATION PROVICED BY FEMA MAPS PANEL 320,
[OPEW Cranme, hﬁﬂs EFFECTVE SEPTEMBER 17, 2010,
TREE %
b xS 1304 STREET) 23 THERE ARE NO KNOWN GRAVES, OBUECTS OR STRUCTURES MARKING A PLACE OF BURIAL ON-SITE

w s
SS“% 24, TWO OFF STREET PARKING SPACES, AS REQUIRED, ARE PROVIDED ON-SITE IN THE PROPOSED
e,

H STREET
ROUTES 1506 ~ 65" R/W

GARAGE.

APPROX. LOCATION. 25 THIS PLAN CONTAINS INFORMATION TAKEN FROM PLANS OF PUBLIC RECORD.

% = e e e 27 THERE ARE NO KNOWN HAZARDOUS OR TOXIC SUBSTANCES AS SET FORTH IN TITLE 40,

CODE OF FEDERAL REGULATIONS, PARTS 116.4, 302.4 AND 355 OR MAZARDOUS WASTE AS

55* SET FORTH IN TH OF VIRGINWA/ OF WASTE

b S Sy VR 672-10-1 OF VIRGINIA MAZARDOUS WASTE MANAGEMENT REGULATIONS: AND/OR PETROLEUM
e T r Al PRODUCTS AS DEFINED IN TITLE 40, CODE OF FEDERAL REGULATIONS PART 280; TO BE GENERATED,

UTILIZED, STORED, TREATED, AND/OR DISPOSED OF ON-SITE.

MOUNT VERNON DISTRICT
FAIRFAX COUNTY, VIRGINIA

SPECIAL EXCEPTION PLAT
LOTS 13-16, BLOCK 27

NEW ALEXANDRIA

28, THE PROPOSED USE OF THIS PROJECT IS RESDENTIAL AND CONFORMS TO ALL APPLICABLE ORDINANCE.
REGULATIONS, ADOPTED STANDARDS AND APPLICABLE CONDITIONS.

29, THERE ARE NO PROPOSED STORMWATER MANAGEMENT FACILITIES ASSOCIATED WITH THIS PLAN.
(A LOSS OF BUILDABLE AREA EXCEPTION (118-5-4) AND WATER QUALITY MPACT ASSESMENT SHALL BE SUBMITTED
AFTER APPROVAL OF THIS PLAN.)

0 THE OWNER, APPLICANT AND POTENTIAL BUYERS SHALL BE AWARE THAT FLOOD INSURANCE
MAY BE REQURED BY A LENDING INSTITUTION AND THAT FLOOD INSURANCE RATES WAY INCREASE BECAUSE
OF INCREASES IN RISKS TO UFE AND PROPERTY. THIS STATEMENT SHALL BE INCLUDED IN THE CONTRACT
OF SALE

13TH STREET

ROUTES 1505 ~ 89" R/W

BUFFER PLANTING DETAIL  scue 1* - 20

31 ALL WECHANICAL EQUIPMENT ASSOCIATED WITH THE PROPOSED DWELLING SHALL BE PLACED AT AN
ELEVATION ABOVE THE 100 YEAR FLOODPLAN (ELEV. 11.0) DATE | REWISION

L REVISION.___}

32 THE APPLICANT SHALL PROVIDE A STATEMENT CERTIFYING THAT ALL FLOODPROOFING PROPOSED | P
COMPLIES WITH COUNTY, STATE AND FEDERAL REQUREMENTS. THE CERTIFCATION SHALL BE SIGNED, SEALED, 1/30/12 JPER COMRY COMENTS
AND INDICATE THE ADDRESS OF THE CERTIFYING PROFESSIONAL. T SHALL COVER ALL STRUCTURAL, ELECTRICAL,
VECHANICAL, PLUMBING, WATER AND SANTARY FACILTIES CONNECTED WITH THE USE."

DOWNSPOUT NOTE:

ALL PROPOSED ROOF DRANS ARE T0 BE

BUFFER PLANTING NARRATIVE CONNECTED 0. THE EXISTING STORM SEWER

THE BUFFER PLANTINGS SHOWN ARE FOR A FUTURE EXCEPTION FOR WITHIN THE 20 FOOT ALLEY EAST OF THE STE

LOSS OF BUILDABLE AREA WITHIN A RESOURCE PROTECTION AREA (RPA)

B S Sk e, GO S G UL NARRATIE

oul L s

THE SPECIAL EXCEPTION. NO FILL IS ASSOCIATED WITH THE PLANTINGS, o

AND THEY ARE SHOWN AS A COURTESY TO REFLECT HOW THE FINAL ST THE STORMWATER RUNOFF FROM THIS PROPERTY HONORS NATURAL

LAYOUT WILL APREAR.'SEE SHEET 3 FOR PLANTING DETALS. DRAINAGE PATTERNS. THE MAJORTTY OF STORMWATER GENERATED BY
THIS PROJECT WiLL BE PIPED FROM THE DOWNSPOUTS OF THE
PROPOSED DWELLING TO AN EXISTING STORM SEWER WITHIN A 207
ALLEY EAST OF THE SITE. THIS WILL REDUCE OVERLAND FLOW
RUNOFF TO LESS THAN THAT GENERATED BY EXISTING CONDITIONS.
STORMWATER WHICH 'S NOT PIPED IS DIRECTED BY GRASS SWALES
AND OVERLAND FLOW TO THE PUBLIC RIGHT-OF-WAT (M STREET &
13TH STREE) WHERE T FLOWS DOWN 13 STREET iN A SOUTHERLY
DIRECTION TOWARDS THE BED & BANKS OF A DRAINAGE CHANNEL PROP.
THAT FLOWS SOUTH DOWN 13TH. AT THIS POINT THE DRAINAGE STEPS
AREA (5 GREATER THAN 100 TIMES THE SITE AREA. IN OUR
OPINION, THERE WILL BE NO ADVERSE AFFECTS ON ADJACENT OR
DOWNSTREAM PROPERTIES. DWELLING DETAIL Scat 1" = 20"

NOTE: HEIGHTS SHOWN ARE FROM AVERAGE
PRE-DEVELOPMENT GRADE

33 NO MORE LAND SHALL BE DISTURBED THAN NECESSARY TO PROVIDE FOR THE SINGLE—FAMILY DWELLING.

34, THIS SITE DOES NOT CONTAIN ANY KNOWN MAIOR UNDERGROUND UTILTY EASEMENTS OR UTILITY H_

EASEMENTS HAVING A WIDTH OF TWENTY-FIVE (25) FEET OR MORE

35 AL EXISTNG IMPROVEMENTS ARE TO BE REMOVED UNLESS OTHERWISE NOTED. THE EXISTING
DWELLING WAS CONSTRUCTED IN 1939, DESIGN: RAW.

OWELLING (MO BSMT)
Fr=138 |

2800

THIS DRAWING IS A SERVICE DOCUMENT OF R.C. FIELDS, JR. & ASSOC., P.C. AND MAY NOT BE USED OR DRAWN: R.AW.
REPRODUCED WITHOUT THE WRITTEN PERMISSION OF THE ENGINEER AND /OR LAND SURVEYOR

EXISTING UTILITIES SHOWN ON THIS PLAN TAKEN FROM AVAILABL AN FROM Fi ervations. || SCALE: 1* = 20'
LOGT GRS SheTAE THBEAEREUNG U MESANERFOUMES BNDAPE (M BB
72 HOURS BEFORE THE START OF ANY EXCAVATION OR CONSTRUCTION, DATE: 2 AUGUST 2011

LOCATION AND DEPTH OF ALL EXISTING UNDERGROUND UTILITIES TO BE VERIFIED BY CONTRACTOR PRIOR TO
SHEET | OF B

SPECIAL _EXCEPTION

CONSTRUCTION INTERFERENCE OR DISRUPTION OF SAME WILL NOT BE THE RESPONSIBILITY OF TWIS OFFICE

AL CONSTRUCTION SHALL CONFORM TO THE CURRENT STANDARDS AND SPECIFICATIONS OF
FAIRFAX COUNTY, VIRGINIA ©2012 RC. FIELDS JR & ASSOC FILE 4 O' ._ 4 m_




EXISTING VEGETATION MAP (EVM) TREE PRESERVATION PLAN -] e
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FAIRFAX COUNTY
EE PRESERVATIO
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AmEA compENT / & TO REMAN
o..* i
8504 sarT poilSradyealg | | EXISTING TREE TO BE REMOVED
HARDSCAFE

._ EXISTING TREE TO BE REMOVED BY
ARBORIST (SEE SPECIFICATIONS)

8340 sarT PROPOSED TREE PROTECTION FENCE

——TPF— (SEE DETAL & SPECIFICATIONS) m
OVERGROPN AREA, FEN . FPROPDSED ROOT PRUNNG
1408 sarr |SMALL TREES, DAMASED (SEE [DETAIL & SPECIFICATIONS) ¥
BY UTILITY CLEARING,
AITH HEAVY VINES W mmm PROPDSED LOD -
%gd«f&
B%0 sarT - (SEE SPECIFICATIONS) =
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e —
IREE PRESERVATION SPECIFICATIONS = |mm
\ . SOL_CARE/ FERTILIZATION =] o
. GENERAL 11.1. INTAL SOIL TESTING WITHIN TREE PROTECTION AREAS IS REQUIRED. CONDUCT INDMIDUAL SOIL TESTS omm_oc
1.1, ALL MEASURES WILL BE REVIEWED AFTER INSTALLATION AND APPROVED BY OWNER AND UPM. FOR SEPARATE TREE PROTECTION, AREAS DIACENT AREAS MAY BE TESTED TOGETHER), A v
12, REFER TO FARFAX COUNTY PFM FOR ADDITIONAL INFORMATION. TEST ‘SHALL BE A REPRESENTATVE. SAMPLE PROM EAT ik = TREE PROTECTION ACTION KEY (TPAK o
1.3, SUBSTITUTIONS OR ALTERNATVE METHODS OR MATERALS SHALL BE REVIEWED AND APPROVED BY :Péﬁmaiinxsginﬁanmuﬂng.ﬁgfﬂE
Np!:ﬁmln_ﬂﬁ.ﬁﬁ!u:ﬁ.ﬂxgga OF DEMOLIION, RECOu? s%ucnsns._. ﬁ.J .Hn._..o._ ¥ ...83..-,. CRE >
4 COMMENCEMENT , RECOMMENDATIONS OF THE ANSI A-300 (PART SHRUB, AND OTHER PLANT D8N
SIE CLEARING OR CONSTRUCTION AND MAINTAINED THROUGHOUT CONSTRUCTION. TREE PROTECTION é.ﬂggﬁgwgg. i 2 ]
15 53“ﬁ<ﬂgﬁﬁ=ﬁ§§g§§§§ 11 SOARE O AL PR >ﬂﬂ»ﬂbﬂ§tﬂ85ﬁ§g H ] w _m f 588 m -
N TREE. EXTRACTS AND SOIL BIOLOGICAL INOCULANTS. mmm Common Neme ;uqnumuu“ m m‘_m“m Commants: Addttional Notas Condition Notes
IREE_PROTECTION FENCE 12. TREE CONDITION MONITORING INSPECTIONS 1 213
2.9, TYPICALLY, INSTALL AFTER ROOT PRUNING AND PRIOR TO CLEARING & GRADING. 12.1. CONTRACT ARBORIST SHALL PROVIDE MONITORING OF THE CONDTION OF RETAINED TREES IN TREE __ w um _ i 13 1 _m —
2.2. FENCE SHALL BE ONE OF THE FOLLOWING: (SEE DETAIL) PROTECTION AREAS, AND TREATMENT OF DETRIMENTAL CONDITIONS (INSECTS, DISEASES, NUTRIENT mn 3 h
221, 4 HIGH, 14 GAUGE WELDED WIRE FENCE MOUNTED ON 6' STEEL “I" POSTS SPACED NOT MORE IS, SOIL MOISTURE, ETC.), AS THEY OCCUR. OR AS APPROPRATE FOR EFFECTVE
AR T NG SHAL S ATACHED TO POSTS LSO GUMMAITED STER. CLPS OR 12.2. INSPECTIONS SHALL BE PERFORMED AT LEAST MONTHLY DURING THE GROWNG SEASON, BEGINNING e e e
; PRIOR TO CONSTRUCTION AND CONTINUING THROUGHOUT CONSTRUCTION AND FOR AT LEAST ONE
222, & HIGH CHAN LINK FENCE FABRIC MOUNTED ON &', GALVANIZED STEEL PIPE UNE POSTS. YEAR SUBSEQUENT TO COMPLETION OF CONSTRUCTION ACTVITES:
PASTE TR T T3 INCE SHALL BE ATTACHED TO POSTS USING ALLMWRM TIES. 123, A WRITEN SUMARY REPORT NOLUDIO SPECIC TREATVENTS MADE. AN RECOMMENDATONS FoR on ¥
2.2.3. SUPER SILT FENCE INSTALLED AS SPECIFIED IN THE VIRGINIA EROSION AND SEDIMENT CONTROL L Ty ML - L IS NN S S : - |0 |
23. TREE PROTECTION AREA SIGNS SWALL BE AFFIXED TO ALL TREE PROTECTION FENCE AT 30' spacig | JEEEGRQWIH REGULATOR (TGR)
AVERAGE. SIGNS SHALL BE BILUINGUAL (ENGUISH AND SPANISH). SIGNS SHALL NOT BE AFFIXED 13.1. PACLOBUTRAZOL SOIL APPUED TREE GROWTH REGULATOR (CAMBISTAT® OR EQUIVALENT) SHALL BE o
OIRECTLY TO TREES. SEE DETAL. APPLED TO INDICATED TREES. APPLICATIONS SHALL FOLLOW MANUFACTURER'S LABEL AND S
24. SLT FENCE SHALL BE COORDINATED FOR INSTALLATION TO ENHANCE PROTECTION AND AVOID APPLICABLE LAWS. 20
UNNEOESSARY ROOT CUTS BY SILT FENCE INSTALLATION. _uhﬂg%&sgiﬁggﬁggﬂoﬂ»-u e
25 FENCE MAY DE REMOVED ONLY AFTER ALL CONSTRUCTION AND FINAL LANDSCAPING IS COUPLETE ggﬁﬁigiiﬁéugiaggﬂnﬁgggsx - =
ROOT PRUNE 14. INVASNVE_SPECIES_ CONTROL/HUMAN HEALTH RISK MANAGEMENT Far
THE EXACT LOCATION AND DEPTH WILL BE DETERMINED DURING THE PRE—CONSTRUCTION MEETING. 14.1. A CERTFIED ARBORIST SWALL INSPECT TREE PROTECTION AREAS FOR INVASVE AND/OR EXOTIC ¥
SPECIFIC EQUIPMENT & WETHODS WILL BE DETERMINED BY UFM BASED UPON DEPTH & TREE PLANT SPECIES. FINDINGS SHALL BE DOCUMENTED AND SUBMITTED TO OWNER AND UFW. o
IMPACT. (SEE DETALL) _ﬁs_égﬂgnéﬂg!i%gga PEAR 2ot
HAND PRUNE ROOTS OVER 1* DIAMETER WITHIN CRZS OF SIGNIFICANT TREES. STEEP SLOPES, DEEP WINMZE THE SPREAD —DESIREABLE MENTS AND RENOVAL METHODS SHALL PEAR
EXCAVATIONS REVIEWED WHEN OPEN FOR HAND ROOT CONFORM TO LOCAL, STATE AND FEDERAL REGULATIONS AND ACCEPTED INDUSTRY STANDARDS. PEAR Goo
PRUNING DURING. oo FEMOVAL WL, BE Fox SEFER O ISA BEST MANAGEMENT PRACTICES. A TREATMENT PLN SHALL BE DEVELOPED AND
vy gg-ﬂ:ﬁ.ﬁﬁﬁﬂ%ﬁ»%ﬁo&! e 143 BVASVE VNES SHALL BE MAND CUT AWAY FROM ALL RETANED TREES.
.E : _..a.ﬂrﬁiwgga§§ﬁggl<vﬁn>§ mu
TH RISK (SUCH AS METAL, WIRE OR GLASS). ANY OTHER CONDTION FOUND TO BE A POTENTIAL
INSTALL MULCH BED RINGS FOR DESIGNATED SIGNIFICANT TREES OR PROVIDE CONTINUOUS MULCH RISK SHALL BE REPORTED TO THE OWNER FOR FURTHER MANAGEMENT 8
STRIP 10 TO 15" WIDE ALONG LOD WITHIN PRESERVED CRZ AREAS. e N m
4.2, MULCH SHALL BE INSTALLED TO A DEPTH OF 4% m
4.3. MULCH SHALL BE DOUBLE GROUND SHREDDED HARDWOOO, AGED FOR AT LEAST 6 MONTHS FROM K3
COUNTS O oK LVELS S O OTHER MATERILS. RESISTANT T0_ DEOUPCSION St AT AT MTER 13t
H—B.Eghgsgqa 3 agg;taggagﬁgg;gtg l~
4.4. EDGING IS NEITHER NECESSARY NOR DESIRABLE FOR THIS OPERATION. gggiaggaﬂ!ﬂg; _
. COMSTRUCTION MONITORING /INSPECTIONS 2 PRE-CONSTRUCTION MEETWG SHALL B HELD PRIR TU COMMENCEMENT GF DEUOLIION/CONSTRUCTION mm
5.1, A CERTIFED ARBORIST SHALL MAKE REGULAR WEEKLY INSPECTIONS DURING ACTIVE CONSTRUCTION ACTVTY. U, OWNER, DESION TEAM MEMBERS (PROJECT ARBORIST, LANDSCAPE ARCHITECT, ENGINEER
AND DEMOLITION AND PROVIDE REPORTS TO THE OWNER AND UFW. REPORTS SHALL DOCUMENT AND ARCHITECT), CONTRAGT ARBORKST, SITE' AND LANDSCAPE CONTRACTORS SHALL ATTENG. H
CONDITION OF TREE PROTECTION DEVICES AND PROVIDE RECOMMENDATIONS FOR MAINTEMANGE 3. THE INSPECTION OF THESE TREES CONSISTED SOLELY OF A VISUAL INSPECTION FROM THE GROUND.
AND/OR ADDITIONAL CARE. WHILE MORE THOROUGH TECHMIQUES ARE AVARABLE FOR INSPECTION AND EVALUATION, THEY WERE 1 000 [
6. MISCELUANEOUS TREE_PROTECTION REQUIREMFNTS (SR, SEHUSTO N CONGENED. NECESMNEY O ANCPNNTE AT THO. W L Eubedt ron decsed © paia s rosd ronege = LY}
8.1. NO TOXIC MATERIALS SHALL BE STORED WITHIN 100° OF TREE PROTECTION AREAS. 4. TREES RATED POOR" OR DEAD" THAT ARE NOT RECOMMENDED FOR REMOVAL DUE TO CONSTRUCTION =] 9 _ $12-0810.901
62. AL WORK IN OR NEAR TREE PROTECTION AREAS SHALL BE PERFORMED IN A MANNER TO MINMIZE IMPACT WAY WARRANT FURTHER EVALUATION ANO/OR TREATMENT OR REMOVAL. 4 Admied gom e sea (B1E2 = 14,000
DAMAGE TO TREES, SHRUBS, GROUND COVER, SOIL AND ROOT SYSTEMS. 8] Pecemmd Oyesrrse B =
6.3, MECHANIZED EQUIPMENT SHALL NOT BE PERMITTED TO ENTER ANY TREE PROTECTION AREAS. 2 T e T =
7. CANOPY PRUNING & SUPPORT CABIFS ] 5 | N e o -
7.1, CANOPY PRUNING SHALL BE CLEANING PRUNING AND/OR RESTORATION PRUNING AND SHALL BE IN 188 18 yos, an It pan shest whers mcHicatn request £
CONPORMANGE WITH CORRENT A8 A300 STANBARDY ShD T Dol A0, Sl bl ocwec| bocasiastun -
7.2 PRUNNG SHALL REMOVE ONLY DEAD, UYING, DAMAGED OR BROKEN BRANCHES GREATER THAN 1° IN Oalhitonn =
DIAMETER. PRUNING OF SMALL TREES MAY INCLUDE REMOVAL OF LIMBS TO IMPROVE STRUCTURE. | -
7.3. FOLAGE REMOVAL SHALL NOT BE MORE THAN 25% OF THE TOTAL LIVE CANOPY VOLUME OF ANY igliéiiiillgé e Torget Area =] L5 Sqt -
TREE IN ANY ONE SEASON. PRUNING SHALL NOT REMOVE INTERIOR BRANCHING EXCEPT AS Arboricufturs. credectial must be curment and vafid fo quailfy to use the copyrightsd designation | o § 12-0200 =| () =
OTHERWISE STATED. “Cartifisd Arbortst”. Refer to www.isa—arbor.com for oddiional Informetion, __C2x126w ] 512-606.38 -
PRUNING FOR SPECIFIC CLEARANCE (FOR CONSTRUCTION ACCESS OR PROPOSED IMPROVEMENTS) Prmjsct_Abadat: Arboriculturol firm controcted to provide site investigation and dooumantation (tres c4 Total canopy aree proded by unique or ekusbie formst or| 'y
SHALL BE REVIEWED AND APPROVED BY THE OWNER AND UFW. §§—i!§!li!§;§ ATITUNSes =
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DESCRIPTION OF THE APPLICATION

The applicant, Redpath Development, LLC, requests approval of Special Exception
Application SE 2011-MV-012 to allow the construction of a new single family detached
dwelling on a 14,000 square foot (SF) lot located within a 100-year floodplain. The subject
property is also located within a Resource Protection Area (RPA). The existing single-family

detached dwelling on the site, constructed in 1939, would be demolished prior to
construction of the new dwelling.

The applicant’s affidavit, and statement of justification are contained in Appendices 2 and 3
respectively.

LOCATION AND CHARACTER

The site is located in the southeast quadrant of the intersection of H Street and 13" Street in
the Belle Haven Community. The site is a 14,000 square foot lot zoned R-3. The property is
located completely within a RPA and 100-year floodplain and is currently vacant.
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North: Residential (R-3) Plan:
| Residential

West: Residential (R-3)
@ Plan: Residential

| East: Residential (R-3);
Plan: Residential

South: Residential (R-3)
Plan: Residential;

BACKGROUND

The existing single family dwelling located on the subject property was constructed in 1939.
As previously stated, the property is currently vacant.

No previous zoning applications have been filed for the subject property.
Special Exception Plat (SE PLAT) (Copy at front of staff report)
The analysis is based on the proposed development conditions and submitted
Special Exception Plat titled “Lots 13-16, Block 27, New Alexandria” prepared by
RC Fields, Jr. and Associates, dated August 2, 2011, as revised through
January 30, 2012.

Proposed layout shown on the SE Plat
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Site Layout: The SE Plat depicts a 14,000 square foot lot consisting of one two-
story single-family detached dwelling with a garage. Two thousand and four
hundred square feet of buffer area is shown to be provided across a majority of
the eastern and southern boundaries of the site. Additional buffer areas are
located at the northwestern portion of the site. The buffer areas are provided to
meet the water quality control requirements of the Public Facilities Manual
(PFM). A two-car garage is shown at the northern portion of the house, with the
driveway access provided from the western boundary of the site.

Access: The SE Plat indicates that ingress/egress to the subject site will be
provided via a proposed driveway with access from H Street.

Parking: Two off-street parking spaces are provided in the proposed garage of
the single-family detached dwelling. There is area for additional off-street parking
in the proposed driveway.

Floodplain and RPA: The Potomac River traverses in a north-south direction
approximately one half mile east of this property. The subject site is located
entirely within the 100-year floodplain, and a Resource Protection Area (RPA) as
defined by the County’s Chesapeake Bay Preservation Ordinance (CBPQO). A
loss of buildable area exception, to allow encroachment into the RPA and a
Water Quality Impact Assessment (WQIA) to demonstrate compliance with water
quality control requirements shall be submitted to DPWES for review and
approval prior to the approval of a grading plan for the subject property. Final
action on these requests will not occur until after the Board of Supervisors
completes action on this SE application.

Best Management Practices: Landscaped buffer areas are depicted on the SE
Plat to meet the anticipated conditions associated with the review of the WQIA
by DPWES.

Utilities: The proposed dwelling will be served by public sewer and water.
Proposed utilities will be placed underground.

COMPREHENSIVE PLAN PROVISIONS (Appendix 4)

In the Fairfax County Comprehensive Plan, 2011 Edition, Mount Vernon Planning District,
Amended through June 21, 2011, MV3-Belle Haven Community Planning Sector, Land Unit
Recommendations, Land Unit D, and Land Unit E, Sub unit E1, the Plan States:

The Belle Haven sector is largely depicted as stable residential neighborhoods. Infill
development in this sector should be of a compatible use, type and intensity in accordance
with the guidance provided by the Policy Plan under Land Use Objectives 8 and 14. There is
no site specific language regarding the subject site in the Comprehensive Plan.
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ANALYSIS
Land Use Analysis

Use & Intensity

The Belle Haven community planning sector is largely developed as stable residential
neighborhoods. The site is not subject to site specific Comprehensive Plan text;
however the Comprehensive Plan Map shows the site designated for residential
development at a density of 2-3 dwelling units per acre. All of the properties
surrounding the subject site are zoned R-3 and developed with single-family detached
dwellings. The proposed use is in harmony with the surrounding neighborhood. There
are no land use issues associated with this application.

Environmental Analysis (Appendix 4)

Resource Protection Area (RPA)

The Chesapeake Bay Preservation Ordinance identifies areas within the County
where land uses are restricted or water quality measures must be provided. The most
restrictive areas are within the Resource Protection Areas (RPAs). With few
exceptions, development in these areas is restricted to water wells, recreation,
infrastructure improvements, water-dependent activities and redevelopment of
permitted uses.

The subject site is completely located within a resource protection area (RPA) with
connectivity to Pohick Bay. The Chesapeake Bay Preservation Ordinance allows the
redevelopment or continuation of permitted uses within the RPA. The subject lot was
established in an area predating a number of regulatory and Policy Plan
recommendations, including establishment of the RPA and floodplain controls. Given
these circumstances, the reconstruction of the existing single family detached dwelling
on the subject site may be deemed appropriate.

Tree Preservation

Fairfax County Urban Forest Management Division (UFMD) staff noted that the SE
Plat does not include a tree preservation plan, tree survey, or tree canopy
calculations, which are required with zoning applications. In addition, an Existing
Vegetation Map was not included with the SE Plat. A brief description of the existing
vegetation was provided by the applicant; however, UFMD staff determined that is
insufficient. UFMD staff recommended that the applicant submit the materials
identified above, in order to allow staff to determine if the tree canopy and
preservation standards are being met with this application.

The applicant has revised the SEA Plat to provide an Existing Vegetation Map and a
tree preservation plan which provides the tree canopy calculations for the subject site.
The tree canopy calculations provided on Sheet 4 of the SE Plat show that the tree
canopy requirements for the site will be met. Therefore, this issue has been resolved.
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UFMD staff also noted that there is an existing 60-inch diameter willow oak tree which
appears to be in good health along the western boundary of the site, and that
measures should be taken to ensure that tree and others are adequately protected,
where possible. Staff has proposed a development condition addressing the tree
preservation measures to be provided with the proposed development.

The applicant has also committed to provide only understory trees in areas adjacent
to existing mature trees to avoid harming the existing trees.

Stormwater (Appendix 5)

The subject property is located within the Accotink Creek watershed and completely
within a floodplain and RPA. A narrative description of the site’s outfall has been
provided. A demonstration of adequate outfall meeting Public Facilities Manual (PFM)
requirements will be required at grading plan submission (PFM 6-0203 & 6-0204.1).

The narrative indicates that the majority of stormwater generated by the development
will be piped from the downspouts of the proposed dwelling to an existing storm sewer
within the 20-foot wide alley to the east of the site, resulting in a reduction of the
overland flow runoff to less than that generated by existing conditions.

The applicant will request a waiver of stormwater management requirements at the
time of grading plan review, according to PFM Section 6-301.3 which states
“Detention facilities must be provided in all storm drainage plans proposed for
development in the County submitted for review and approval unless waived by the
Director.” The applicant is basing the waiver on the site being located within the
floodplain for Accotink Creek, and does not propose any stormwater detention BMP
facilities. DPWES staff has indicated that a waiver is likely to be granted, however; the
final determination on the waiver request will be made by DPWES during grading plan
review.

Chesapeake Bay Preservation Ordinance (CBPQO)

The proposed dwelling is within a Resource Protection Area as defined by the CBPO;
therefore a Loss of Buildable Area Exception is required for encroachment into the
RPA. The applicant also must demonstrate compliance with the performance criteria
of the CBPO, including submitting a Water Quality Impact Assessment (WQIA) and
meeting water quality control requirements.

Note # 29 on the SE Plat states that a Loss of Buildable Area Exception and Water
Quality Impact assessment shall be submitted after approval of the subject SE
application. Additionally staff has proposed a development condition to ensure that a
Loss of Buildable Area Exception and WQIA are submitted to DPWES for review and
approval prior to approval of a grading plan for the proposed development. Therefore
this issue has been addressed.
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Transportation Analysis (Appendix 6)

Fairfax County Department of Transportation (FCDOT) staff has reviewed the subject
application and raised no issues regarding the proposed development on the site.

ZONING ORDINANCE PROVISIONS (see Appendix 7)

Bulk Standards

The proposed development is in compliance with the Zoning Ordinance standards for
lot size, lot width, building height and yard setbacks, as well as the parking standards.

There are no transitional screening requirements, as all of the abutting properties are
developed with single family detached dwellings.
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Other Zoning Ordinance Requirements

Special Exception Requirements (Appendix 7)

9-006 General Standards

The following special exception standards apply to this application:

General Standard 1 states that the proposed use at the specified location shall be in

harmony with the adopted comprehensive plan. As previously discussed, the subject
lot was established in an area predating a number of regulatory and Policy Plan
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recommendations including guidance on the RPA and floodplain. Given these
circumstances, the development of a single family detached dwelling on the subject
site may be deemed appropriate. To be consistent with the Comprehensive Plan’s
objectives to protect water quality, the application proposes additional plantings on-
site and provides 2,400 sq. ft. of buffer along the eastern and southern boundaries of
the site, as well as in the northwestern portion of the site for water quality purposes.
With these provisions, staff believes this standard has been met.

General Standard 2 states that the proposed use shall be in harmony with the general
purpose and intent of the applicable zoning district regulations. The application
proposes to develop the site with a single-family detached dwelling in accordance with
the bulk standards for the R-3 District. Staff believes that this standard has been met.

General Standard 3 states that 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. General Standard 3 states that 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 previously, all abutting properties are
zoned R-3 and developed with single-family detached dwellings. The proposed
development will not adversely affect the use or development of neighboring
properties. Therefore, this standard has been satisfied.

General Standard 4 states that 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. The proposed application would
not create any significant additional impacts on the surrounding public street system.
Staff finds that this standard has been satisfied.

General Standard 5 states that in addition to the standards which may be set forth in this
Article for a particular category or use, the Board may require landscaping and screening
in accordance with the provisions of Article 13. There are no screening requirements
associated with the application, as all abutting properties are zoned R-3 and developed
with single-family detached dwellings. Quality vegetation on site should be protected to
the extent possible. A development condition has been proposed, ensuring that the
grading plan shall state that, to the extent possible, stable vegetation on the site shall be
protected and maintained in the floodplain. Therefore, this standard has been met.

General Standard 6 states that open space should be provided in an amount
equivalent to that specified for the zoning district in which the proposed use is located.
This standard is not applicable, as this is an infill lot of an established subdivision.

General Standard 7 states that adequate utility, drainage, parking, loading and other
necessary facilities to serve the proposed use shall be provided. The site contains an
existing dwelling, which will be demolished with the proposed development, and is
currently vacant. There is no proposed stormwater management facility associated
with this application, as there are no water quantity control requirements associated
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with construction of a single-family dwelling not associated with a subdivision because
it is within the RPA and subject to the Chesapeake Bay Preservation Ordinance
(CBPO). As a requirement to allow encroachment into the RPA, a loss of buildable
area exception will be submitted to DPWES for review and approval prior to approval
of a grading plan for the proposed development. The proposed dwelling will be served
by public sewer and water. Proposed utilities will be placed underground. Two off-
street parking spaces are provided in the proposed garage of the single-family
detached dwelling. There is area for additional off-street parking in the proposed
driveway.

General Standard 8 states that 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. This standard is not applicable as there are no signs
proposed with this application.

9-606 Provisions for Uses in a Floodplain

The following special exception standards apply to this application, which seeks to
construct a single-family detached dwelling within the 100-year floodplain:

2-905 Use Limitations

All permitted uses and all special exception uses in a floodplain shall be subject to the
following provisions:

1.  Except as may be permitted by Par. 6 and 7 of Sect. 903 above, any new
construction, substantial improvements, or other development, including fill,
when combined with all other existing, anticipated and planned development,
shall not increase the water surface elevation above the 100-year flood level
upstream and downstream, calculated in accordance with the provisions of the
Public Facilities Manual.

Staff has proposed a development condition to ensure that the applicant shall
demonstrate to DPWES that the proposed disturbance, when combined with all
other existing, anticipated, and planned development, shall not increase the
water surface elevation above the 100-year flood level upstream and
downstream, prior to approval of the grading plan. With implementation of this
development condition, this standard will be met.

2. Except as may be permitted by Par. 8 of Sect. 903 above, the lowest elevation of
the lowest floor of any proposed dwelling shall be eighteen (18) inches or greater
above the water-surface elevation of the 100-year flood level calculated in
accordance with the provisions of the Public Facilities Manual.

Staff has proposed a development condition to ensure that the elevation of the

lowest part of the lowest floor of dwelling proposed on the property shall be not
less than 18 inches above the base flood elevation. With implementation of this
development condition, this standard will be met.
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3.

All uses shall be subject to the provisions of Par. 1 of Sect. 602 above.

Par. 1 of Sect. 2-602 states that there shall be no filling change of contours, or
establishment of any use in the floodplain except as may be permitted by the
provisions of Par. 1 of Sect. 2-601 or by Part 9 of Article 2. The General Notes
on the SE Plat indicate that development of the site will require a geotechnical
engineering study in accordance with the Fairfax County Code and the
Geotechnical guidelines of the Public Facilities Manual (PFM). Staff has
proposed a development condition to reiterate that note and to ensure that the
geotechnical study will be submitted prior to grading plan approval. With these
provisions, this standard will be met.

No structure or substantial improvement to any existing structure shall be
allowed unless adequate floodproofing as defined in the Public Facilities Manual
is provided.

Note #18 on the SE Plat states that the site will comply with all state and federal
waterproofing requirements. With this commitment by the applicant, this
standard has been met.

To the extent possible, stable vegetation shall be protected and maintained in the
floodplain.

The tree cover on the site is in generally good condition. The tree cover is
scattered throughout the site and most of the trees on-site will be removed
during development. However, the applicant proposes to provide 2,400 sq. ft. of
buffer area on the site for water quality purposes. With these provisions, staff
believes that this standard has been met.

There shall be no storage of herbicides, pesticides, or toxic or hazardous
substances as set forth in Title 40, Code of Federal Regulations, Parts 116.4 and
261.30 et seq., in a floodplain.

Staff has proposed a development condition stating that there shall be no
storage of herbicides, pesticides, or toxic or hazardous substances as set forth in
Title 40, Code of Federal Regulations, Parts 116.4 and 261.30 et seq., within the
floodplain. With implementation of this development condition, this standard will
be met.

For uses other than those enumerated in Par. 2 and 3 of Sect. 903 above, the
applicant shall demonstrate to the satisfaction of the approving authority the
extent to which:

There are no other feasible options available to achieve the proposed use; and

As, stated previously, this lot was established in an area predating a number of
regulatory and Policy Plan recommendations including guidance on the RPA and
floodplain. Given these circumstances, the development of a single family
detached dwelling on the subject site may be deemed appropriate.
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10.

11.

The proposal is the least disruptive option to the floodplain; and

Staff believes that the applicant’s proposal which includes the establishment of
buffer areas is the least disruptive option to the floodplain.

The proposal meets the environmental goals and objectives of the adopted
comprehensive plan for the subject property.

To be consistent with the Comprehensive Plan’s objectives to protect water
quality through compliance with the CBPO and to reduce potential flood hazard
impacts, the applicant proposes additional plantings on-site and provides 2,400
sq. ft. of buffer area on the site for water quality purposes. With these provisions,
staff believes this standard has been met.

Nothing herein shall be deemed to prohibit the refurbishing, refinishing, repair,
reconstruction or other such improvements of the structure for an existing use
provided such improvements are done in conformance with the Virginia
Uniform Statewide Building Code and Article 15 of this Ordinance.

A development condition is proposed which requires conformance with the
Virginia Uniform Statewide Building Code and all required codes and
regulations; therefore, this standard would be satisfied.

Nothing herein shall be deemed to preclude public uses and public
improvements performed by or at the direction of the County.

Not applicable.

Notwithstanding the minimum yard requirements specified by Sect. 415 above,
dwellings and additions thereto proposed for location in a floodplain may be
permitted subject to the provisions of this Part and Chapter 118 of The Code.

This is not applicable as the subject site is located entirely within the 100-year
floodplain.

All uses and activities shall be subject to the provisions of Chapter 118 of The
Code.

The subject site is located entirely within the Resource Protection Area (RPA)
as defined by the County’s Chesapeake Bay Preservation Ordinance (CBPO).
As discussed previously in this report, a Loss of Buildable Area Exception,
which is required for encroachment into the RPA and a WQIA to demonstrate
compliance with the performance criteria of the CBPO, will be required prior to
the approval of a grading plan. Therefore staff believes that at the time of
approval of the Loss of Buildable Area Exception and WQIA, this standard will
be met.
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12.  When as-built floor elevations are required by federal regulations or the Virginia
Uniform Statewide Building Code for any structure, such elevations shall be
submitted to the County on a standard Federal Emergency Management
Agency (FEMA) Elevation Certificate prior to approval of the final inspection....

With the implementation of the proposed development conditions, this standard
will be met.

Summary of Zoning Ordinance Provisions

As noted above, staff believes that the applicable standards have been satisfied.

CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

Staff believes the proposal is in conformance with the Comprehensive Plan guidelines
for the subject property and the applicable Zoning Ordinance standards.

Recommendations

Staff recommends approval of SE 2011-MV-012, subject to the proposed
development conditions contained in Appendix 1.

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.

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

APPENDICES

Proposed Development Conditions

Affidavit

Statement of Justification

Comprehensive Plan Citations

Stormwater Management Analysis

Urban Forest Management Division Analysis
Transportation Analysis

Applicable Zoning Ordinance Standards
Glossary
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APPENDIX 1

PROPOSED DEVELOPMENT CONDITIONS
SE 2011-MV-012

February 9, 2012

If it is the intent of the Board of Supervisors to approve SE 2011-MV-012 located
at 6415 13" Street, Tax Map 93-2 ((8)) (27) 13 to permit construction of a single-family
detached dwelling requiring fill in the floodplain, pursuant to Sect. 2-904 of the Fairfax
County Zoning Ordinance, 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.

2. 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.

3. Any plan submitted pursuant to this Special Exception shall be in substantial conformance

with the approved SE plat entitled Special Exception Plat, Lots 13-16 Block 27, New
Alexandria, prepared by R C Fields, Jr. & Associates, which is dated August 2, 2011, and
revised through January 30, 2012, containing five sheets, and these conditions.

4. A Hold Harmless agreement shall be executed with the County for all adverse effects
which may arise as a result of the location of the site within a floodplain area, prior to
approval of a grading plan.

5. Stable vegetation on the site shall be protected and maintained in the floodplain, to the
extent possible, as determined by UFM, DPWES.

6. No more land shall be disturbed than is necessary to construct the single-family detached
dwelling, the accessory structures and provide the vegetated buffer areas as shown on
the SE Plat.

7. The vegetated buffer areas shall be established following construction of the single-
family detached dwelling and plantings within the vegetated buffer areas shall be
provided, as determined by UFM, DPWES. Once established the vegetated buffer areas
shall remain undisturbed. There shall be no fences, structures, or other land disturbance
activities permitted except for the removal of dead, dying or diseased trees. If a waiver of

Best Management Practices is not granted by DPWES, water quality control requirements

shall be provided as determined by DPWES.

8. A geotechnical report shall be submitted to DPWES prior to grading plan approval. Plans
shall be implemented as required by DPWES.



9. The applicant shall obtain a written determination from the US Army Corps of Engineers

10.

11.

12.

13.

14.

18.

16.

prior to the submission of a grading plan as to whether any action is required by the
applicant to ensure compliance with § 404 of the Clean Water Act. Any required actions
shall be completed prior to grading the site. If any necessary permissions are not granted
or the required actions are not completed, this Special Exception shall be null and void.

The applicant shall demonstrate to DPWES prior to approval of a grading plan, that the
proposed disturbance, when combined with all other existing, anticipated, and planned
development, shall not increase the water surface elevation above the 100-year flood
level upstream and downstream.

The applicant shall submit certified as-built floor elevations prior to approval of the framing
inspection, on a FEMA Certificate to be filed with the Residential Inspections Division,
DPWES, in accordance with minimum federal requirements and the Virginia Uniform
Statewide Building Code in effect at the time the building permit is issued. In addition, at
the time of the framing inspection the applicant shall demonstrate to DPWES that the
elevation of the lowest part of the lowest floor of the dwelling proposed on the property
shall be at least 18 inches above the base flood elevation, in accordance with Par. 2 of
Sect. 2-905 of the Zoning Ordinance, and the inspection record shall include a signed or
initialed statement of concurrence by the inspector.

Disclosure of potential flood hazards due to the location of the site within the 100-year
floodplain shall be made in writing to any potential home buyers prior to execution of a
sales contract.

There shall be no storage of herbicides, pesticides, or toxic or hazardous substances as

set forth in Title 40, Code of Federal Regulations, Parts 116.4 and 261.30 et seq., within
the floodplain.

All mechanical, electrical, and utility equipment shall be located at or above the flood
level.

Erosion and sediment control measures shall be installed at all stages of construction, as
determined by DPWES. A “super silt fence” shall be installed along the lower clearing and
grading limits for the site. If deemed necessary by DPWES, controls shall be designed to
achieve greater erosion and sediment control than that achieved by the minimum design
standards set forth in the Public Facilities Manual and the Virginia Erosion and Sediment
Control Handbook.

Stormwater drainage shall be directed to ditches through the use of pipes, swales, or
other devices, as determined by DPWES. All fill areas shall be stabilized, graded, or
have drains installed such that normal rainfall will not flow over the filled area onto
adjacent properties, as determined by DPWES.



17.

18.

19.

20.

21,

22.

The applicant shall record in the land records of the County of Fairfax that this property’s
development was approved pursuant to this Special Exception application and that the
vegetated buffers shown on the SE plat are required in order to provide for treatment of
the property’s stormwater runoff and must be maintained in perpetuity, and the SE plat
and these conditions shall be attached. Disclosure that the vegetated buffers are required
in order to provide for treatment of the property’s stormwater runoff and must be
maintained in perpetuity shall be made in writing in the sales brochures and sales
contract for the subject property.

The limits of clearing and grading as shown on the SE plat shall be clearly marked and
fenced to protect the trees outside those limits. Tree protection fencing shall be erected
using 4-foot high, 14-guage welded wire fencing attached to 6-foot steel posts driven 18
inches into the ground on 10-foot centers. Orange plastic fencing that is 4-feet high may
be used in lieu of the wire fencing.

All tree-protection fencing shall be installed prior to any clearing and grading activities and
shall be done under the supervision of a certified arborist and accomplished in a manner
that does not harm any existing vegetation that is to be preserved. After the fencing is
installed and at least 3 days prior to any ground disturbing activity, Urban Forest
Management, DPWES and the District Supervisor shall be notified and given the
opportunity to inspect the site to ensure all tree protection fencing is properly installed.

No grading or construction activity shall occur until the required fencing is correctly
completed as determined by DPWES.

A Loss of Buildable Area Exception shall be submitted to DPWES for review and approval
prior to approval of a demolition permit for the existing dwelling.

A Water Quality Impact Assessment shall be submitted to DPWES for review and
approval prior to approval of a demolition permit for the existing dwelling.

Tree Preservation

a. The limits of clearing and grading shall be strictly adhered to during and after
construction. Special attention shall be paid to any demolition, clearing and
grading associated with the proposed new septic field and lateral to ensure
that there is no encroachment into the RPA/EQC. Prior to any demolition,
clearing and grading on the site, the limits of clearing and grading shall be
fenced and flagged, as determined appropriate by Urban Forest
Management, DPWES, to protect existing vegetation which is to be
preserved, both on and off-site, and to prevent intrusions into tree save areas.
Clearing and grading limits around the border of the proposed septic field and
sewer lateral shall be adjusted, as recommended by the Urban Forest
Management, to minimize damage and/or removal of trees in that area.



Minor field adjustments shall be permitted to the location of the limits of
clearing and grading to protect individual trees which are located off-site and
on the boundary line at time of grading plan review and construction, in
conjunction with and to the satisfaction of the Urban Forest Management,
DPWES. However all trees shown to be located off-site near the property
boundary and co-owned trees shall be protected by adjusted limits of clearing
located a minimum of ten (10) feet from the off-site or co-owned tree trunks.

The limits of clearing and grading shall be marked with a continuous line of
flagging prior to the demolition and/or pre-construction meeting. Before or
during the pre-construction meeting, the limits of clearing and grading shall be
walked by the Owner, and a representative of the Owner, who is a certified
arborist or landscape architect, with an Urban Forest Management, DPWES,
representative to determine where adjustments to the clearing limits can be
made to increase the area of tree preservation and/or to increase the
survivability of trees at the edge of the limits of clearing and grading, and such
adjustment shall be implemented. Trees that are identified specifically by
Urban Forest Management in writing as dead or dying may be removed as
part of the clearing operation. Any tree that is so designated shall be removed
using a chain saw and such removal shall be accomplished in a manner that
avoids damage to surrounding trees and associated understory vegetation. If
a stump must be removed, this shall be done using a stump grinding machine
in @ manner causing as little disturbance as possible to the adjacent trees and
associated understory vegetation and soil conditions.

A tree preservation plan shall be prepared and submitted for the review and
approval of DPWES and the Urban Forester's office as part of the first and all
subsequent submissions of the grading plan. The preservation plan shall be
prepared by a professional with experience in the preparation of tree
preservation plans, such as a certified arborist or landscape architect, and
shall be subject to the review and approval of the Urban Forest Management,
DPWES.

The tree preservation plan shall consist of a final tree survey that includes the
location, species, size, crown spread and condition rating percentage of all
trees 12 inches in diameter and greater, and 20 feet to either side of the limits
of clearing and grading shown on the SE Plat for the entire site. The tree
preservation plan shall provide for the preservation of those areas shown for
tree preservation, those areas outside of the limits of clearing and grading
shown on the SE Plat, and those additional areas in which trees can be
preserved as a result of final engineering. The condition analysis ratings shall
be prepared using methods outlined in the latest edition of the Guide for Plant
Appraisal published by the International Society of Arboriculture. Specific tree
preservation activities that will maximize the survivability of trees identified to
be preserved, such as: crown pruning, root pruning, mulching, fertilization,
and others as necessary, shall be included in the plan.



At the time of grading plan approval, the Applicants shall post cash, bond, or
letter of credit payable to the County of Fairfax to ensure preservation and/or
replacement of the trees that are designated to be saved that die or are dying
due to normal construction activities permitted on the approved plan.
Provided, however, notwithstanding anything to the contrary in these
development conditions, the amount of the cash, bond, letter of credit
regarding the trees referred to in these development conditions shall not
exceed $10,000. Any trees shown to be preserved on the Tree Preservation
Plan that die or are dying due to construction activities shall be replaced with
trees of a species and size acceptable to the Urban Forest Management,
DPWES, and reasonably ensured of surviving. The total amount of cash,
bond, or letter of credit shall be in the amount of the sum of the assigned
replacement values of the designated trees. These preservation measures
shall not apply to trees otherwise protected by these development conditions
that die or begin to die as a result of factors not related to the Applicant's
construction activities.

If, at the time of final bond release, trees are found to be dead or dying
despite adherence to approved construction activities by the Urban Forest
Management, DPWES, the cash, bond, or letter of credit shall be used as
necessary to plant replacement trees of a size and species appropriate to the
site, in consultation with the Urban Forest Management, DPWES, and the
Applicants' certified arborist. The cash, bond, or letter of credit shall not to be
used for the removal of the dead/dying trees normally required by the Public
Facilities Manual (PFM) and the Conservation Agreement. Any funds
remaining in the cash, bond, or letter of credit will be released two years from
the date of release of the Applicants' property's conservation escrow, or
sooner, if approved by Urban Forest Management, DPWES.

The use of motorized equipment in tree preservation areas will be limited to
hand-operated equipment such as chainsaws, wheel barrows, rake and
shovels. Any work that requires the use of motorized equipment, such as tree
transplanting spades, skid loaders, tractors, trucks, stump-grinders, etc., or
any accessory or attachment connected to this type of equipment shall not
occur unless pre-approved by Urban Forest Management, DPWES.

All trees shown to be preserved on the tree preservation plan shall be
protected by tree protection fence. Tree protection fencing (four foot high, 14
gauge welded wire attached to 6 foot steel posts driven 18 inches into the
ground and placed no further than 10 feet apart, or other measures as
approved by Urban Forest Management, DPWES) shall be erected at the
limits of clearing and grading as shown on the demolition, and Phase | and Il
erosion and sediment control sheets, as may be modified by Urban Forest
Management.



i.  All tree protection fencing shall be installed prior to any clearing and grading
activities, including the demolition of any existing structures. The installation
of all tree protection fence types shall be performed under the supervision of
a certified arborist, and accomplished in a manner that does not harm existing
vegetation that is to be preserved. Three days prior to the commencement of
any clearing, grading, or demolition activities, but subsequent to the
installation of the tree protection devices, Urban Forest Management,
DPWES and the District Supervisor shall be notified and given the opportunity
to inspect the site to assure that all tree protection devices have been
correctly installed. If it is determined that the fencing has not been installed
correctly, no grading or construction activities shall occur until the fencing is
installed correctly, as determined by Urban Forest Management, DPWES.

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
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.



| | APPENDIX 2
SPECIAL EXCEPTION AFFIDAVIT

DATE: SE2LTALL . .
(enter date affidavit is. notanzed)
I, Robert Weinig ., do hereby state that I am an
(enter name of applicant or authonzed agent) '

(check one) [1] appllqant : | | ’%‘ 7
- [x]  applicant’s authorized agent listed in Par. 1(a) below

in Application No.(s): SE 2011-MV-012 |
' (enter County-assigned application number(s), e.g. SE 88-V-001)

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

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

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

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) : listed in BOLD above)
Redpath Development,LLC 7000 Coventry Road Applicant/Title Owner
: Alexandria, VA 22306
Joseph 0. Carmichael - 7000 Coventry Road : Agent
Alexandria, VA 22306
Robert A. Weinig 730. S,Washington Street Agent/Engineer
Alexandria, VA 22314
Paul A. Wilder 730 S.Washington Street Agent/Engineer
- Alexandria, VA 22314
" Ronald J. Keller ' 730 S. Washington Street Agent/Engineer
' Alexandria, VA 22314 .
R.C.Fields&Assoc.,P.C. ‘730 S. Washington Street Agent/Engineer
' Alexandria, VA 22314
(check if applicable) [ 1 There are more relationships to be listed and Par. 1(a) is continued

on a “Special Exception Attachment to Par. 1(a)” form.
* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units
in the condominium.
** Tist as follows: Name of trustee, Trustee for (name of trust, if apphcablc) for the benefit of: (state
name of each beneficiary).
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SPECIAL EXCEPTION AFFIDAVIT \

DATE: 12/7/11 _
(enter date affidavit is notanzed) I ‘\é _D {7 )

for Application No. (s): SE: 2011-MV-012
(enter County-assigned application numbcr('s))

1(b). The followmg constitutes a listing*** of the SHAREHOLDERS of all corporations d1sclosed 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 shareholdérs:

(N OTE: m¢lude SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES and REAL ESTATE
INVESTMENT TRUSTS herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORP ORATION: (enter complete name and number, street, czty, state, and zip
code)

Redpath Deve lopment , LLC

7000 Coventry Road

Alexandria, VA 22306

DESCRIPTION OF CORPORATION: (check one statement)
[x1 There are 10-or less shareholders, and all of the shareholders are listed below.
[1] There are more than 10 shareholders, and all of the shareholders owning 10% or more of

any class of stock issued by said corporation are listed below. _
[1] There are more than 10 shareholders, but sio shareholder owns 10% or more of any class

of stock issued by said corporation, and no sharcholdem are listed below.

NA_MES OF SHAREHOLDERS: (enter first namc, middle initial and last namc)

Joseph O Carmichael - Managing Memeber
Hugh D.Carmichael
Christopher J. Carmichael

Thomas W. Monroe )
Hugh D. Carmichael IITI - Managing Member

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

#*+ All listings which include partnerships, corporations, or trusts, to intlude 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 iriclude a listing and further breakdown of all of its partners, of its shareholders as required above, and of
bcﬂeﬁciaries 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 comparnies and real estate investment trusts and their equivalents are treated as corporations, with members
“being deemed the eguivalent of sharéholdérs; mariaging membérs 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.
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- . page | _of_
Special Exception Attachmert to Par. 1(b) - '

DATE: 12/7/11 . )
. (enter date affidavit is notarized) ( k(‘D( 7
for Application No. (s): SE 2011-MV-012 ‘ '
(enter County-assigned application number (s))

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

R.C. Fields Jr.& Associates, P.C.
730 S. Washington Street '
Alexandria, VA 22314

DESCRIPTION OF C_ORPORATION: (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 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.

NAI\dES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

Robert C. Fields, Jr.

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

DESCRIPTION OF CORPORATION: (check one statement)

[ 1 There are 10 or less shareholders, and all of the shareholders are listed below.

[ 1 There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.

[ ] 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.
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, s o Page Three
SPECIAL EXCEPTION AFFIDAVIT

DATE: __12/7/11
(enter date affidavit is notarized) (( i
o[

for Application No. (s):  SE 2011-MV-012 |
(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)

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

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

- (check if applicable) [ ] There is more partnership information and Par. 1(c) is continued on a “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
" mustinclude 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 sharcholders; 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.
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S N , Page Four
SPECIAL EXCEPTION AFFIDAVIT

DATE:  12/7/11
(enter date affidavit is notarized) (Yo [ 7
for Application No. (s): _SE 2011-Mv-012

(enter County-assigned appﬁcation number(s))

1(d). One of the following boxes m;_{st 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:

[

[x] 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.

"3 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.

__7 EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE” on the line below.)

NONE Yw

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a
: “Special Exception Attachment to Par. 2” form.
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Application No.(s): SE 2011-Mv-012
(county-assigned application number(s), to be entered by County Staff)

. - Page Five
SPECIAL EXCEPTION AFFIDAVIT

DATE: 12/7/11 ”‘{’0(7

(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, pubhc utility, or bank,
including any gift or donation having a value of more than $100, singularly or in the aggregate, with
any of those listed in Par. 1 above.

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

NONEW

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

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

4. That the information contained in this affidavit is complete, that all partnerships, corporations,

=x 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: / L
(check one) { 1 Applicant Q [>4 Applicant’s Authorized Agent

PO l;ed A U\)e,«'n:‘a

(type or print first name, middle initial, last name, and & title of signee)

Q) Gﬂm hih 20 / |, in the State/Comm.

Sub ibed and sworn to before me this [

day of
Jh (,4 nuL O , County/City of ;

My commission expires: 0 // 3/ ’/ L 01 il § W -"o 4-.. vz
' *

20 l" G
RM SEA-1 Updated (7/1/06) Tepgpppatit



APPENDIX 3

ALEXANDRIA, VA 22314

RCFiELD), 3. & A0 GATED

A PROFESSIONAL CORPORATION TEL. (703) 549-6422
LAND SURVEYING +  SITE PLANNING -  SUBDIVISION DESIGN FAX (703) 549-6452
2 August 2011 .
g RECENVE s 70nig
Fairfax County Board of Zoning Appeals Deperiment of Planaeg &
12055 Government Center Parkway
Suite #801 ' AUG 11 200

Fairfax, VA 22035 o
Zoning Evaliion Division

SPECIAL EXCEPTION STATEMENT of JUSTIFICATION
TM# 093-2-08-27-0013
#6415 13" Street
Alexandria, VA 22307

I, Robert Weinig; agent for Redpath Development, LLC, am requesting a Special Exception
(section 9-011) to allow for fill in the floodplain for the construction of a single-family dwelling on the
property located at 6415 13" Street, in Alexandria, Virginia. The site consist of four existing lots
within the New Alexandria subdivision located on the southeast corner of H and 13" Streets in the
Mount Vernon District of Fairfax County and is in the R-3 zoning district.

A single family dwelling which was constructed in 1939 is present on the site, along with a°
driveway, deck and walkways. It is the intention of the applicant to remove all of the existing
improvements and construct a new single family dwelling and driveway on this site. The existing and
proposed use for the site is residential, and all adjacent properties are used for or zoned as
residential. The proposed dwelling will be designed in an architectural style similar to surrounding
properties, and this site is expected to have approximately 10 vehicle trips per day.

The subject site is located completely within a Resource Protection Area (RPA) and the 100-
year Floodplain (elev. 11.0). In order prevent flooding in major storm events, the proposed elevation
for the garage is 13.00 and a floor elevation of 13.50 is proposed for the main living area. These
elevations are at least 18" above the 100-Year Floodplain and comply with Fairfax County’s
minimum floor elevation requirements within the 100-Year Floodplain. No basement or habitable
space below the 100-Year Floodplain is proposed with this special exception plan.

The proposed fill on this site (approximately 1,300 cubic yards) is for access to the proposed
garage and dwelling. To reach the proposed garage from the H-Street right-of-way via a driveway
will require the majority of fill on the site. In addition, the fill for the proposed driveway will also allow
for access to a covered porch and entrance to the dwelling (facing H-Street), minimizing overall fill
on the site by concentrating the fillin one area. The fill around the dwelling will also allow steps from
the covered porch facing 13" Street to stay outside the minimum required yard and contribute to
ensuring the dwelling blends with the look of other houses in the neighborhood. The fill that is
proposed is the minimum necessary to provide reasonable access to the house and garage and are
consistent with other dwellings that have been proposed through the special exception process in
the New Alexandria neighborhood.

There are no known hazardous or toxic substances to be generated, utilized, stored, treated
or disposed of on-site. The proposed use of this site conforms to all applicable ordinances,
regulations and adopted standards.

A Water Quality Impact Assessment and exception for requirements of the Chesapeake Bay
Preservation Ordinance (loss of buildable area in RPA, [section 118-5-4] & water quality control
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modification [section 118-3-2(f)(7)]) shall be requested after approval of this Special Exception.
These exception requests are not based on conditions or circumstances that are self-created or
self-imposed. The proposed plantings shown on the special exception plat are in regards to the
future Resource Protection Area (RPA) Exception Request, Water Quality Impact Assessment
(WQIA) and Water Quality Control Modification. There is no fill associated with these planting
areas. Indeed, they are proposed to be on existing grade and are purposely placed on the lower
portions of the lots to treat runoff before leaving the site. These plantings are shown as a courtesy
to reflect how the final site layout will appear.

We are of the opinion that since the entire site is within the 100-Year Floodplain, that the fill
proposed is the minimum necessary to allow access to the garage from the street and will mesh with
the look of other dwellings in the neighborhood, the granting of this exception will not confer any
special privileges that are denied to other property owners who are similarly situated.

I thank you in advance for your consideration of this Special Exception and will gladly answer
any additional questions you may have.

Sincerely,

Robert Weinig (agent) Daté

J:2010\10119\DOCUMENTS\10-119 SE-REV(VERBOSE).DOC
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MV3 BELLE HAVEN COMMUNITY PLANNING SECTOR

CHARACTER

While significant commercial uses exist along the Richmond Highway Corridor, the
predominant land use in this sector is residential. The Belle Haven Sector has a cross-section of
housing. Single-family homes in stable neighborhoods comprise the majority of residential
development. Townhouses are located at the intersection of Richmond Highway and Fort Hunt
Road and at the intersection of Fort Hunt Road and Belle Haven Road. Two apartment and
condominium complexes are located in the Richmond Highway area. One mobile home park,
located along Shields Avenue near Richmond Highway has approximately 90 units. Richmond
Highway, the George Washington Memorial Parkway, and Fort Hunt Road are major roadways in
this planning sector.

This sector contains a large segment of open space land along the George Washington
Memorial Parkway. The Belle Haven Country Club utilizes approximately 120 acres for
recreational facilities that include an 18-hole golf course, tennis courts, a driving range, and a
swimming pool. The Potomac River bounds the sector on the east.

Dating back to the 17" century, this sector is the location of one of the County's earliest
settlements. The sector includes Fort Willard Circle, which was part of the Civil War-era defenses
of Washington and is now a County-owned park. Fort Willard Circle is a significant heritage
resource listed in the Fairfax County Inventory of Historic Sites. A list and map of heritage resources
are included in the Mount Vernon Planning District Overview section, Figures 4 and 5. Additional
historic sites in this sector are also included in the inventory.

New Alexandria/Riverview Community Improvement Area

On May 18, 1987, the Board of Supervisors adopted the New Alexandria/Riverview
Community Improvement Plan to upgrade and preserve this neighborhood by installing curbs and
gutters, and making sidewalk, road, and storm drainage improvements. Homeowners participated in
the design of improvements and shared in the cost. The area is generally bounded by Fort Hunt
Road on the west, Olde Towne Road and Belle Haven Road on the north, Boulevard View on the
east and I Street on the south.

CONCEPT FOR FUTURE DEVELOPMENT

The Concept depicts the western portions of this sector as the Penn Daw/North Gateway, and
Beacon/Groveton Community Business Centers. The remainder of the sector is recommended as
* Suburban Neighborhoods.
RECOMMENDATIONS
Land Use

The Belle Haven sector is largely developed as stable residential neighborhoods. Infill

development in this sector should be of a compatible use, type and intensity in accordance with the
guidance provided by the Policy Plan under Land Use Objectives 8 and 14.
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Where substantial parcel consolidation is specified, it is intended that such consolidations will
provide for projects that function in a well-designed, efficient manner and provide for the
development of unconsolidated parcels in conformance with the Area Plan.

Richmond Highway Corridor Area

Recommendations and policies for the Richmond Highway Corridor are provided in the
Richmond Highway Corridor section of the Plan which addresses land use issues and
recommendations for the entire corridor. Recommendations are given in a north to south
orientation and include the designated Community Business Centers and Suburban
Neighborhood Areas between these centers. Community Business Centers in Sector MV3
include the eastern portions of North Gateway, Penn Daw and Beacon/Groveton.

Outside Richmond Highway Corridor

Figure 41 indicates the geographic location of land use recommendations for this sector.
Where recommendations are not shown on the General Locator Map, it is so noted.

1. Infill development in Belle Haven Estates and on Parcels 93-1((1))71B and 71C and 83-
3((32))A is planned for residential use at 3-4 dwelling units per acre. A maximum of six
clustered home sites, with access from Princeton Drive or Cygnet Drive, should be
developed on these parcels.

2. Parcels located on the west side of Quander Road next to West Potomac High School
(Tax Map 93-1((1))46A-53) are planned for public facilities use as an addition to the
West Potomac High School.

3.  The area between Belle Haven Road and Olde Towne Road, east of Potomac Avenue is
planned for residential development at 3-4 dwelling units per acre with the exception of
lots fronting on Belle Haven Road east of 11th Street which are planned for office use at
.30 FAR with maximum building heights of 35 feet. These office uses should be
well-buffered and screened from existing and planned residential uses located on the
north side of Olde Towne Road. In any development proposal, adequate storm drainage
outfall, which will require major construction and is consistent with the County's policy
regarding development within flood-prone areas, should be provided.

4. Any new development having visual impact upon the George Washington Parkway
should be compatible with the historic and scenic character of the Parkway. New
development within a quarter-mile of the Parkway should be low-density, detached
single family residential dwellings and no additional non-residential uses should be
permitted, nor any expansion to or intensification of existing non-residential uses should
be permitted, in order to preserve the unique scenic character of this parkway. Areas that
are outside of the quarter-mile boundary, but still have a visual impact on the Parkway,
should mitigate the visual impact to the extent possible through use of techniques such as
vegetated buffering along the Parkway. [Not shown]

Transportation

Transportation recommendations for this sector are shown on Figures 42, 43, 44 and 45. In
some instances, site-specific transportation recommendations are included in the land use
recommendations section. The figures show access orientation, circulation plans, interchange
impact areas and generalized locations of proposed transit facilities. The recommendations
contained in the Area Plan text and maps, the Policy Plan and Transportation Plan map, policies and
requirements in the Public Facilities Manual, the Zoning Ordinance, and other standards will be
utilized in the evaluation of development proposals.
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County of Fairfax, Virginia

MEMORANDUM §

DATE: November 28, 2011

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

L ‘
FROM: Beth Forbes, Stormwater Enginee ‘j/
' Site Development and Inspection§ Division
- Department of Public Works and Environmental Services -

SUBJECT: Special Exception Application #SE 2011-MV-012, Rédpath Development —
6415 13™ Street, Special Exception Plat dated 2 August 2011, LDS Project
#9792-ZONA-001-1, Tax Map #93-2-08-27-0013, Mount Vernon District

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

The applicant has not provided a Stormwater Information Sheet (LTI 06-06).

Chesapeake Bay Preservation Ordinance (CBPO)

The entire property is within the Resource Protection Area (RPA). An approved encroachment
exception will be required. The proposed work is likely to qualify for an administrative |
approval under the Loss of Buildable Area provisions of the CBPO, §118-5-4(a). An approved

Water Quality Impact Assessment will also be required before a grading plan can be approved
(CBPO 118-4-4).

Water quality controls, or an approved waiver, are required for this development (PFM 6-
0401.2A). No controls are located on the plat. The types of controls allowed on single-family
lots use infiltration techniques. The soils on the lot are rated as poorly suited for infiltration.

A waiver of the water quality control requirements is likely to be approved.

Floodplain
The entire property is within a major floodplain. A special exception for both the proposed
new use and the proposed fill is required:

The application should include a written statement providing detail on any existing or
anticipated problems of flooding or erosion both upstream and downstream of the property
(ZO 2-904 paragraph B(1)). ”

Department of Public Works and Environmental Services
Land Development Services, Environmental and Site Review Division -
12055 Government Center Parkway, Suite 535 &~ 35
Fairfax, Virginia 22035-5503 Sy ‘

Phone: 703-324-1720 « TTY: 711 « FAX: 703-324-8359 .




St. Clair Williams, Staff Coordmator ‘

Special Exception Apphcatmn #SE 2011- MV- 012, Redpath Development 6415 13™ Street
November 28, 2011

Page 3 of 3

Standard 13 — A development condition should require the construction of the dwelling shall
be subject to the requirements of the Virginia Uniform Statewide Building Code.

Standard 14 — A development condition should require the storage of any recreatlonal vehicle
on this site to be limited to a 180- -day period, or be fully licensed and ready for highway use, or
meet the requirements of the Virginia Uniform Statewide Building Code for anchoring and
elevation of manufactured homes.

Standard 15 — A development condition should require all necessary peﬁnits be received from
those governmental agencies from which approval is required by federal or state law prior to
approval of a grading plan.

Standard 16 — A development condition should require the improvements to not cause an
increase the base flood elevation of the Special Flood Hazard Area as depicted on the county’s
Flood Insurance Rate Map. The proposed fill and dwelling are not likely to cause the base
flood elevation to increase.

Standard 17 — Not applicable.

Downstream Drainage Complaints
There are numerous downstream drainage complaints on file.

Stormwater Detention
Stormwater detention is not a requirement for infill grading plans.

Site Outfall _

An outfall narrative has been provided. The narrative states that the outfall is adequate,
however, the number of downstream drainage complaints may indicate that portions of the
downstream system are inadequate. ‘The current plan increases the amount of impervious area
on the site. This application must demonstrate that there is no adverse impact to lower lying
properties, does not aggravate any existing problem, and does not cause a new drainage
problem (PFM 6-0202.6B), as mentioned in Standard 3, above.

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

Jeremiah Stonefield, Chief, Stormwater & Geotechnical Section, SDID, DPWES
Zoning Application File
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County of Fairfax, Virginia

MEMORANDUM

December 28, 2011

TO: St Clair Williams, Senior Staff Coordinator
- Zoning Evaluation Division, DPZ

FROM: Jessica Strother, Urban Forester 11
Forest Conservation Section, UFMD, DPWES

SUBJECT: SE2011-MV-012, New Alexandria, Lots 13-16
RE: Comments and Recommendations

This review is based on the Special Exception Plat, (SE Plat) stamped as received by the
Department of Planning and Zoning on August 11,2011, A site visit was conducted the week
of November 14, 2011. This site contains a number of high quality hardwood trees and high
quality off-site trees immediately adjacent.

1. Comment: There was no tree preservation plan, tree survey, or canopy calculations
included with the Plat. This is a standard requirement for zoning cases, and must be
provided. Based on the residential type use, a tree preservation target deviation may be
appropriate for the property. ‘

Recommendation: The SE Plat should be revised to include this information.

2. Comment: The Existing Vegetation Map has not been provided and instead a brief
description, that is insufficient. There are large diameter trees on the Applicant’s property
as well as immediately off-site and adjacent

Recommendation: Provide the noted information.

3. Comment: There is a monarch 60 inch diameter willow oak that appears to be in good
health and appears to be in the right-of-way, 8 feet from the western boundary property
line. This tree’s canopy extends a ways over the subject property. The Applicant should
commit to preserving this (off-site) tree with careful on site construction work, tree
protection fencing and a pre-construction meeting with Urban Forest Management Division

“prior to future grading plan start-up construction.

Recommendation: The SE Plat should be revised to accurately show the extent of the
willow oak’s canopy. The Applicant should commit to a development condition
addressing tree protection, a preconstruction meeting with UFMD and preservation for the
willow oak and other trees, where it is possible.

Department of Public Works and Environmental Services

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

Fairfax, Virginia 22035-5503

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




SE2011-MV-012 New Alexandria
Review Comments
Page 2

4. Comment: The proposed RPA water quality/BMP p]antmgs should be revised to not
conflict with existing mature trees to be preserved.

Recommendation: Evaluate the use of only understory trees where planting areas are
adjacent ot mature existing trees.

Department of Public Works and Environmental Services

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

Fairfax, Virginia 22035-5503

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

MEMORANDUM

- DATE: December 30, 2011

TO: Barbara Berlin, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Angela Kadar Rodeheaver, Chief [|/J4{ > N

Site Analysis Section /J(KQ
Department of Transportation

SUBJECT: Transportation Impact

REFERENCE:  SE 2011-MV-012; Redpath Development LLC
Land Identification Map: 93-2((8))(27)0013

Transmitted herewith are the comments of the Department of Transportation with respect to
the referenced application. These comments are based on the informational packet made
available to this department on November 16, 2011.

The proposed application requesting a Special Exception to allow for fill in a floodplain for the
construction of a single family dwelling would not create any significant additional impacts on

“the surrounding public street system. However, applicant should acquire required driveway
entrance permits from the Virginia Department of Transportation (VDOT) to ensure
compliance of VDOT’s Road Design Manual. Other than the noted comment, this department
would not object to the approval of the subject application. '

AKR/mdd

Fairfax County Department of Transportation poy
4050 Legato Road, Suite 400 g
Fairfax, VA 220335-2895 « ¢ FCDOT
Phone: (703) 877-5600 TTY: 711 5 Serving Fairfax County

Fax: (703) 877-5723 St r3e Vawvoni Vs
www.fairfaxcounty.gov/fcdot
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9-006 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. Inaddition 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.



PART 9 2-900 FLOODPLAIN REGULATIONS

2-901 Purpose and Intent

In furtherance of the zoning powers, purposes and jurisdictions provided for by Sections
15.2-2280, 15.2-2283 and 15.2-2284, Code of Virginia, 1950, as amended, these
regulations are created to provide for safety from flood and other dangers; to protect
against loss of life, health, or property from flood or other dangers; and to preserve and
protect floodplains in as natural a state as possible for the preservation of wildlife
habitats, for the maintenance of the natural integrity and function of the streams, for the
protection of water quality, and for the promotion of a zone for ground water recharge.

2-905 Use Limitations

All permitted uses and all special exception uses in a floodplain shall be subject to the
following provisions:

Except as may be permitted by Par. 6 and 7 of Sect. 903 above, any new construction,
substantial improvements, or other development, including fill, when combined. with all
other existing, anticipated and planned development, shall not increase the water
surface elevation above the 100-year flood level upstream and downstream,
calculated in accordance with the provisions of the Public Facilities Manual.

. Except as may be permitted by Par. 8 of Sect. 903 above, the lowest elevation of the

lowest floor of any proposed dwelling shall be eighteen (18) inches or greater above
the water-surface elevation of the 100-year flood level calculated in accordance with
the provisions of the Public Facilities Manual.

. All uses shall be subject to the provisions of Par. 1 of Sect. 602 above.

. No structure or substantial improvement to any existing structure shall be allowed

unless adequate flood proofing as defined in the Public Facilities Manual is provided.

. To the extent possible, stable vegetation shall be protected and maintained in the

floodplain.

. There shall be no storage of herbicides, pesticides, or toxic or hazardous substances

as set forth in Title 40, Code of Federal Regulations, Parts 116.4 and 261.30 et seq.,
in a floodplain.

. For uses other than those enumerated in Par. 2 and 3 of Sect. 903 above, the

applicant shall demonstrate to the satisfaction of the approving authority the extent to
which: '

A. There are no other feasible options available to achieve the proposed use; and

B. The proposal is the least disruptive option to the floodplain; and



C. The proposal meets the environmental goals and objectives of the adopted
comprehensive plan for the subject property.

8. Nothing herein shall be deemed to prohibit the refurbishing, refinishing, repair,
reconstruction or other such improvements of the structure for an existing use
provided such improvements are done in conformance with the Virginia Uniform
Statewide Building Code and Article 15 of this Ordinance.

9. Nothing herein shall be deemed to preclude public uses and public improvements
performed by or at the direction of the County.

10. Notwithstanding the minimum yard requirements specified by Sect. 415 above,
dwellings and additions thereto proposed for location in a floodplain may be permitted
subject to the provisions of this Part and Chapter 118 of The Code.

11. All uses and activities shall be subject to the provisions of Chapter 118 of The Code.

12. When as-built floor elevations are required by federal regulations or the Virginia
Uniform Statewide Building Code for any structure, such elevations shall be submitted
to the County on a standard Federal Emergency Management Agency (FEMA)
Elevation Certificate prior to approval of the final inspection. If a non-residential
building is being floodproofed, then a FEMA Floodproofing Certificate shall be
completed in addition to the Elevation Certificate. In the case of special exception
uses, the Elevation Certificate shall show compliance with the approved special
exception elevations.
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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 if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the
plan. Specifically, this process is used to determine if the general or 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, Ull|lty
easement, construction easement, etc. Easements may be for public or private purposes.

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

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where 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 automaobile 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 i
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

COG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Residential Use Permit -
CcDP Conceptual Development Plan RZ Rezoning i
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

DPZ 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 VvC 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 Washingten 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

OSDSs Office of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ

PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division

PDC Planned Development Commercial
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