PN APPLlCATloN FI.L‘ED: June 12, 2001
A % FAIRFAX PLANNING COMMISSION: Novernber 28, 2001
A C OUNTY BOARD OF SUPERVISORS: not scheduled

irroull

VIRGINTIA

November 21, 2001
STAFF REPORT

APPLICATION RZ 2001-SU-034

in association with RZ 2001-SU-035

APPLICANT:
PRESENT ZONING:
REQUESTED ZONING:
PARCELS:

ACREAGE:

RESIDENTIAL DENSITY:

SULLY DISTRICT

Madison Homes, Inc.
R-1, WS

R-5, WS

45-2 ((2)) 17

1.93 acres

4 .66 dwelling units per acre (du/ac)

OPEN SPACE: 25%

PLAN MAP: Residential; option for 4-5 duw/ac

PROPOSAL: To rezone from the R-1 to the R-5 District to
permit residential development consisting of
nine (9) single family attached units.

T This application was designed and reviewed in

association with RZ 2001-SU-035 (85 single
family attached units).

STAFF RECOMMENDATION:

Staff recommends approval of RZ 2001-SU-034, subject to the execution of
proffers consistent with those contained in Appendix 1.

NAZED\SWAGLER\rugby road\rz 2001-su-034 & 035.doc



Staff recommends approval of a waiver of the minimum district size for
RZ 2001-SU-034.

Staff recommends abproval of the modification of transitional screening and
waiver of the barrier on all sides of RZ 2001-SU-034, in favor of that shown on
the GDP.

Staff recommends approval of RZ 2001-SU-035, subject to the execution of
proffers consistent with those contained in Appendix 2.

Staff recommends approval of the modification of transitional screening and
waiver of the barrier on all sides of RZ 2001-SU-035, in favor of that shown on
the GDP.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicant/owner from

compliance with the provisions of any applicable ordinances, regulations, or adopted
standards. '

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

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

L\ Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance
notice, For additional information on ADA calt (703) 324-1334.




APPLICATION FILED: June 12, 2001
APPLICATION AMENDED: October 10, 2001
PLANNING COMMISSION: November 28, 2001
BOARD OF SUPERVISORS: not scheduled

VIRGINTIA

November 21, 2001

STAFF REPORT
APPLICATION RZ 2001 -SU-035
in association with RZ 2001-SU-034

SULLY DISTRICT
APPLICANT: Madison Homes, Inc.
PRESENT ZONING: R-1, WS
REQUESTED ZONING: R-5, WS
PARCELS: 45-2 ({2))5-15
ACREAGE: 14.88 acres
RESIDENTIAL DENSITY: 5.71 dwelling units per acre (du/ac), including

affordable dwelling units (ADUs)

OPEN SPACE: 32%
PLAN MAP: Residential; option for 4-5 du/ac
PROPOSAL: To rezone from the R-1 to the R-5 District to

permit residential development consisting of 85
single family attached units, including 11
T ADUs.

This application was designed and reviewed in
association with RZ 2001-SU-034 (9 single
family attached units).

STAFF RECOMMENDATION:

Staff recommends approval of RZ 2001-SU-035, subject to the execution of
proffers consistent with those contained in Appendix 2 of the Staff Report.

NA\ZED\SWAGLER\rughy road\rz 2001-su-034 & 035.doc
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Staff recommends approval of the modification of transitional screening and
waiver of the barrier on all sides of RZ 2001-SU-035, in favor of that shown on
the GDP. ‘

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

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.

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

'__\ Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance
(/ notice. For additional information on ADA call (703) 324-1334,



_REZONING APPLICATION
'RZ 2001-SU-035

MADISON HOMES, INC.
FILED 06/12/01 TO REZONE: 14.88 ACRES OF LAND; DISTRICT - SULLY
' PROPOSED: REZONE FROM THE R-1 DISTRICT TO THE R-5 DISTRICT
AMENDED 10/10/01 LOCATED: WEST SIDE OF RUGBY ROAD, NORTH OF U.S. ROUTE
* 50 AND SOUTH OF FAIRFAX COUNTY PARKWAY
ZONING: R- 1 —

TO: R- B
OVERLAY DISTRICT(S): HC WS
MAP REF Ga5-2- /027 /0005- ,0006- ,0007- ,0008- ,0009
ges-2- /027 /90010- L0011- 0012- ,0013- 0014 0015
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FILED 06/12/01

AMENDED 10/10/01

MAP REF

REZONING APPLICATION
RZ 2001-SU-035

MADISON HOMES, INC.

TQ REZONE: 1488 ACRES OF LAND; DISTRICT - SULLY
PROPOSED: REZONE FROM THE R-1 DISTRICT TO THE R-5 DISTRICT
LOCATED: WEST SIDE OF RUGBY ROAD., NORTH OF U.S. RQUTE

50 AND SOUTH OF FAIRFAX COUNTY PARKWAY
ZONING: R-1

TO: R- 5
NVERLAY DISTRICT(S): HC WS
pg5-2- /027 /70005- 20006~ ,0007- ,0008- ,0009

045-2- s02/ /001D~ ,0011- ,0012- ,0013- 0014 0015




'REZONING APPLICATION
| RZ 2001-SU-034

MADISON HOMES, INC.
FILED 06712701 TO REZONE: 1.93 ACRES OF LAND; DISTRICT =~ SuLLY
PROPDSED: REZONE FROM THE R-1 DISTRICT TO THE R-5 DISTRICT
LOCATED: WEST SIDE OF RUGBY ROAD,
AHD SOUTH OF FAIRFAX COUNTY PARKWAY
ZONING: R- 1

T0: R- 5
OVERLAY DISTRICT(S): WS
MAP REF 0645-2- 702/ /00L17-
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- REZONING APPLICATION
RZ 2001-SU-034

MADISON HOMES, INC.
FILED 06/12/01 TO REZONE: 1.93 ACRES OF LAND; DISTRICT - SULLY
PROPOSED: REZONE FROM THE R-1 DISTRICT TO THE R-5 DISTRICT
LOCATED: WEST SIDE OF RUGRY ROAD,
AND SOUTH OF FAIRFAX COUNTY PARKWAY
ZONING: R- 1
TD: R- &
OVERLAY DISTRICT(S): WS
MAP REF 045-.2- /027 /0017-
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MADISON—~RUGBRY ROAD I
(SEPARATE APPLICATION)
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(SEPARATE APPLICATION)
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION

Proposal.

Location:

Proposed Open Space:

Waivers Requested:

Two related rezoning applications, which
encompass the majority of the remaining lots in an
existing subdivision known as Murray Farms. The
application properties are not contiguous, but are
separated by a single lot that has not been
consolidated into either application.

Both applications seek to rezone property from the
R-1 to the R-5 District to develop a residentiai
community consisting of single family attached units
in clusters of two to four units, each designed to
look like a single “great house.”

RZ 2001-SU-034 proposes nine (9) single family
attached units on 1.93 acres, at a density of 4.66
du/ac.

RZ 2001-SU-035 proposes 85 single family
attached units (74 market rate units and 11
affordable dwelling units (ADUs)) on 14.88 acres, at
a density of 5.71 du/ac.

Both applications include an iliustration of how the
entire property (including the un-consolidated
parcel) could eventually be developed.

West side of Rugby Road between Route 50 and
the Fairfax County Parkway

RZ 2001-SU-034: 32%
RZ 2001-SU-035. 25%

Modification of the transitional screening and waiver
of the barrier requirements on all sides, in favor of
that shown on the GDP in both applications.

Waiver of the minimum district size for
RZ 2001-SU-034.



RZ 2001-SU-034/ RZ 2001-SU-035 Page 2

The applicant’s draft proffers (for each case individually), affidavits, and
statements of justification are included in Appendices 1, 2, 3 and 4, respectively.

LOCATION AND CHARACTER
Site Description:

The two rezoning applications encompass the maijority of the remaining lots in an
existing subdivision known as Murray Farms on the west side of Rugby Road,
stretching between Route 50 and the Fairfax County Parkway. All but one of the
properties fronting Route 50 are vacant, five of the parcels fronting Rugby Road
have existing houses, dating from the 1940s and 1950s. The properties exhibit a
mixture of open, lawn-like areas and wooded areas on the developed parcels,
and scrub growth on the vacant parcels.

The unconsolidated parcei (Parcel 16) is the site of a relatively new, single family
detached home.

Surrounding Area Description:

Use Zoning Plan
North Fairfax County Parkway R-1 -
South Single Family Detached R-3 Residential,
Single Family Townhouses R-8 3-4 du/ac
Residential,
East Church, Vacant ‘ R-1 Fairfax Center
. Residential,
West Golf Driving Range R-1 3.4 du/ac

BACKGROUND
No proffers or special exceptions apply to the site.

The application properties were the subject of Qut-of-Turn Plan Amendment
S00-11I-UP3, which was approved by the Board of Supervisors on August 6, 2001.
The Out-of-Turn Plan Amendment modified the option for deveiopment in the

4-5 du/ac range to allow for less than 100% consolidation, provided certain
conditions were met. These wili be discussed in the Land Use Analysis.




RZ 2001-SU-034/ RZ 2001-SU-035 Page 3

COMPREHENSIVE PLAN PROVISIONS (See Appendix 5)

Plan Area: Area lll

Planning Sector: Lee-Jackson Community Planning Sector (UP8) of
the Upper Potomac Planning District

Fairfax Center Area Land Unit A, Sub-unit A-1
Plan Map: Residential, 1-2 du/ac and Fairfax Center
Plan Text:

On August 6, 2001, the Board of Supervisors adopted Out-of-Turn Plan
Amendment SO0-III-UP3. The following Plan-text is applicable to the subject

property:
On Page 120 of 128 of the Area 1ll volume of the 2000 Comprehensive Plan,

“6.  The Murray Farms subdivision south of the Fairfax County parkway is
planned for residential use at 1-2 dwelling units per acre. As an option,
development may be appropriate at 4-5 dwelling units per acre. Redevelopment
of this area should strive to create a sense of community and coordinated and
attractive residential development on both sides of Rugby Road. This optional
density may be considered under the following conditions:

° West of Rugby Road, an initial land consolidation of a minimum of 12
acres is required. This initial land consolidation may be satisfied by one
or more rezoning applications that are coordinated, fully integrated in
terms of design, and concurrently pursued with the County. In addition,
the following conditions should be met:

a) New development should mitigate impacts on any existing residential
uses on unconsolidated parcels using techniques such as screening and
buffering; and

b) Development should occur in a manner that permits future
development of unconsolidated parcels to be unified with the initial
consolidation. Unconsolidated parcels may be considered for 4-5 dwelling
units per acre if they are designed to be fully integrated with existing (or
approved) adjacent development.

¢) Traffic circulation should be coordinated to the greatest extent possible,
in an attempt to minimize the number of access points on Rugby Road."
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And on Pages 48 and 49 of 122 of the Area lll volume of the 2000
Comprehensive Plan, in the Fairfax Center Area, Land Unit A, Sub-unit A1,
the Plan states:

“Sub-unit A1

This sub-unit contains the portion of the Murray Farms subdivision located south
of the Fairfax County Parkway and is planned for residential use at 5 dwelling
units per acre at the overlay level. The same conditions for development that
apply for the portion of Murray Farms in UP8 Lee-Jackson Community Planning
Sector (Upper Potomac Planning District) should apply to Sub-unit A1.”
Guidance for evaluating development proposals is provided in the Area-Wide
Recommendations under Land Use, Urban Design, Transportation, and Public
Facilities/Infrastructure sections, as well as the following specific sub-unit
recommendations.”

ANALYSIS

Generalized Development Plans (GDP) (Copies at front of staff report)

Titles of GDP: RZ 2001-SU-034: Madison / Rugby Road |l
RZ 2001-SU-035: Madison / Rugby Road |
Prepared By: Dewberry & Davis LLC

Original and Revision Dates: May 4, 2001, as revised through
: October 23, 2001

Plan Descriptions:
RZ 2001-SU-034

The combined GDP consists of four (4) sheets. Sheet 1 is the Cover Sheet, and
includes an index and vicinity map.

Sheet 2 includes the Notes, Site Tabulations, a soils map, and an illustration of
the angle of bulk plane for single family attached units with a height of 35 feet.

Sheet 3 is an illustration of the overall development of the entire area, including
both current rezoning applications and the un-consolidated parcel between the
'two. It shows how the un-consolidated parcel could be developed with the same
unit type and utilizing the road network of the current applications. Under this

scenario, no additional entrance would be constructed onto Rugby Road.
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Sheet 4 shows the proposed development of Parcel 45-2 ((2)) 17, showing the
following features:

Residential Units: Nine (9) single family attached units are shown in
clusters of four, three, and two units. All units have garages, some facing
the road and some turned to face interior courtyards (on clusters of three
and four units). These units are designed so that each cluster resembies
a single “great house.”

Vehicular Access: A single, private, street accesses Rugby Road,
running along the southern side of the property. The road stubs out at the
westem end of the property, but the overall illustration indicates that, upon
development of Parcel 16, the road could connect across Parcel 16 to

RZ 2001-SU-035 to the south. Additional parking is shown in a bay
between the first two clusters of units. Although it is unclear on the GDP,
draft proffers include a commitment to appropriate right-of-way dedication
and frontage improvements on the Rugby Road frontage of the site.

Pedestrian Access: A sidewalk is shown along the north side of the
street, adjacent to the proposed units. A note indicates that a sidewalk
will be added to the south side of the street when Parcel 16 develops. A
sidewalk is also included on the Rugby Road frontage of the property.

Rugby Road: The sheet shows improvements to Rugby Road north of
the Fairfax County Parkway to illustrate that appropriate right-of-way and
alignment have been proposed.

Stormwater Management: A rain garden is proposed at the westem end
of the site.

Landscaping / Buffering: Twenty-one feet of existing vegetation is
shown between the proposed road and the boundary of un-consolidated
Parcel 16 to the south. Street trees are shown along the north side of the
proposed road, and along Rugby Road. Additional trees for screening
purposes are shown along the northern property line, adjacent to the
Fairfax County Parkway.

RZ 2001-SU-035

The combined GDP consists of seven (7) sheets. Sheet 1 is the Cover Sheet,
and includes an index and vicinity map.

Sheet 2 includes the Notes, Site Tabulations, a soils map, and an illustration of
the angle of bulk plane for single family attached units with a height of 35 feet.

Sheet 3 is the illustration of the overall development of the entire area, as seen
in RZ 2001-SU-034
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Sheet 4 shows the proposed development of Parcels 45-2 ((2)) 5 - 15, showing
the following features:

Residential Units: Seventy-four (74) single family attached units are
shown in clusters of two, three, and four units per cluster. All units have
garages, some facing the road and some turned to face interior courtyards
(on clusters of three and four units). The units are designed so that each
cluster resembles a single “great house.” A detail shows optional first or
second floor extensions at the rear of the units.

Affordable Dwelling Units: Eleven (11) ADUs are located on the
southern end of the property. These units are more typical townhouse
units, but are designed to be similar in appearance to the market rate
units. Each ADU has a single car garage, although not necessarily
attached to the unit itself.

Vehicular Access: The development inciudes a network of private
streets with two entrances to Rugby Road. The northern entrance has
been placed so as to meet the median break requirements for the
eventual improvements to Rugby Road. Additional street parking in
parallel spaces is scattered throughout the development, including some
spaces directly adjacent to the ADUs (which have only single car
garages). A future road connection is shown at the northern edge of the
property to connect across Parcel 16 to RZ 2001-SU-034 to the north.

Additional parking is shown in a bay between the first two clusters of units.

Although it is unclear on the GDP, draft proffers include a commitment to
appropriate right-of-way dedication and frontage improvements on the
Rugby Road frontage of the site.

Pedestrian Access: Sidewalks are shown on both sides of all internal
streets. A five foot wide sidewalk is also shown on the Rugby Road

frontage of the property, and an eight foot wide trail is shown along
Route 50. ‘

Route 50: An additional 12 feet of right-of-way dedication is shown on
the_southern property boundary atong Route 50 for planned
improvements.

Stormwater Management: A stormwater management dry pond is
shown on the western property line, generally centered north-south. In
front (on the east side) of the dry pond is a proposed rain garden. The
combination of the two offers innovative stormwater management, as well
as a visual “softening” of the facility achieved by placing the rain garden in
front of the dry pond.
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o Buffering: Twenty-nine feet of existing vegetation supplemented by
additional planted trees is shown between the proposed backyards of the
units adjacent to the un-consolidated Parcel 16 to the north, and that
parcel’s boundary.

e Landscaping: Street trees are shown along all interior road and the
Rugby Road frontage. In addition, a combination of berming and
landscaping is shown along the Route 50 frontage. This will serve both to
shield the residents from the traffic on Route 50, and to help preserve the
wooded character of the site for travelers on Route 50 itself.

o Open Space: The application includes 32% open space, in excess of the
20% required of R-5 ADU developments (or the 25% required of non-ADU
developments). The development includes buffering on the perimeter of
the site (specifically to the un-consolidated parcel to the north as required
by Plan text, and to Route 50 to the south). There are also two areas of
active or useable open space. The first is approximately 39,600 square
feet (just under an acre), and is located at the main entrance and includes
preservation of some of the most worthwhile trees on the property. The
second is located in the southwest corner. While this area is not centrally
located, it does include a tot-lot adjacent to the ADUs, an adjacent picnic
area, and measures approximately 16,800 square feet (not including the
area of berming and landscaping adjacent to Route 50). Also, because
this open space area backs up to the adjacent golf driving range, it will not
feel “hemmed-in” by future adjacent development.

Sheet § illustrates the front elevations of the market rate units and ADUs. The
draft proffers commit to similar materials on both types of units. The elevations
show three story units with gable windows in the third floor, varied roof lines, and
staggered fronts along the length of both types of clusters (ADU and market
rate).

Sheet 6 illustrates the rear elevations of the market rate units and ADUs. The

units are staggered in the rear as well, and show window and door detailing

similar to that seen on the fronts.

Sheet 7 shows landscape details for the following areas:

Open space area along Rugby Road: This area includes entrance wall features

with plantings on either side of the main entrance; sidewalks through the area; a
. paved plaza with flower beds; two areas of lawn for activity areas, and two areas

of tree save that will serve to offer screening from Rugby Road both for residents

using the area and nearby units.

Corner of Route 50 and Rugby Road: This shows a detail of the berming and

landscaping to shelter the rear of the units facing Route 50 and preserve the

visual effect of the site from Route 50.
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Rain garden planting scheme: This shows a proposed planting layout for the
rain garden, including river birch and red maple. This will not only aid in
stormwater management and water quality, but will also screen the dry pond
(located directly behind the rain garden) and the adjacent golf course and driving
range beyond that.

Transportation Analysis (See Appendix 6)

Revisions to the GDPs and proffers have resolved all issues raised by the
transportation analyses for both applications: transportation issues addressed
by the applicant include appropriate right-of-way dedication on Rugby Road -
(45 feet from centerline); the construction of frontage improvements; illustration
of improvements to Rugby Road north of the Parkway; provision of the Fairfax
Center Road Fund contribution for a portion of the site; and dedication of
additional 12 feet of right-of-way on Route 50 for planned improvements. The
following issues are discussed in more detail:

Issue: Reduction of Entrances on Rugby Road

Recently adopted Comprehensive Plan language allows an increase in density
conditioned upon the reduction of access points to Rugby Road. The applicant
should therefore provide a plan with as few entrances as possible at the uitimate
build-out, including no more than two entrances on the RZ 2001-SU-035 (larger)
application. :

Resolution:

The applicant has revised the GDP for application RZ 2001-SU-035 to show only
two points of access to Rugby Road. In addition, the ultimate build-out
schematic shows that no additional access point will be required to allow the un-
consolidated parcel to develop. This issue is resolved.

Issue: Alignment of Entrances

As Rugby-Road is planned to be a four lane facility with a median, the GDP
should show at least one entrance at a location that meets the VDOT standards
for distance between median breaks and intersections (Route 50 to the south
and the Fairfax County Parkway to the north). It would be desirable if this
entrance could be aligned with the existing entrance to the church on the east
side of Rugby Road.
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Resolution:

The applicant has revised the GDP for application RZ 2001-SU-035 to locate the
main entrance so that it meets the standards for the location of a median break.
Although this is not directly aligned with the existing church enfrance on the east
side of Rugby Road, the church does control the parcel opposite the proposed
entrance and therefore would have the ability to align with a median break. This
issue is adequately addressed.

Issue: Interparcel Access to Parcel 16

The applicant should provide commitments to interparcel access to the un-
consolidated Parcel 16, as well as appropriate construction easements, etc. {o
ensure that these connections can be constructed.

Resolution:

The applicant has proffered to the necessary interparcel connections and
construction easements. This issue is adequately addressed.

Environmental Analysis (See Appendix 7)
All environmental issues have been resolved as follows with the draft proffers.
Issue: Transportation Noise

This site is located between Route 50 and the Fairfax County Parkway. Staff
analysis indicates noise impacts from both of these roads, as well as from Rugby
Road. The applicant should commit to the use of appropriate building materials
for all units impacted by traffic noise.

Resolution:

The applicant has provided the appropriate proffer commitments for the use of
building-materials for noise mitigation in all units impacted by noise from Rugby
Road, Route 50, and the Fairfax County Parkway. This issue has been resolved.

Issue: Water Quality

Individual heating oil fuel fanks and wells can be found on the property.
Improperly abandoned fuel tanks can contaminate surface and ground water;
improperly capped weills can serve as a conduit o introduce contamination into
ground water. The applicant shouid proffer to properly dispose of any fuel tanks,
and to close any existing wells to Health Department standards.
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Resolution:

The applicant has provided the appropriate proffer commitments. Therefore, this
issue has been resolved.

Issue: Tree Preservation

The sites have several areas of mature trees; the Urban Forestry Analysis
(Appendix 8) indicates trees worthy of preservation near the proposed
stormwater management pond and in the area of the open space area adjacent
to Rugby Road. In addition, the applicant should commit to a tree preservation
plan.

Resolution:

The applicant has revised the GDP to allow for preservation of the pin oak
located adjacent to the stormwater management pond as well as those spruce in
the open space area adjacent to Rugby Road. This issue is resolved.

Issue: Problem Soils

The bedrock underlying the soil is shallow, and therefore blasting may be
required for construction on this site. The applicant should commit to correct any
problems caused to nearby homes by blasting on this site, including both wells
and foundations.

Resolution:

The applicant has included the appropriate proffer for blasting damage in both
rezoning cases. This issue is resolved.

Public Facilities Analyses (Appendices 9-14)
All publie facilities issues have been resolved as follows.

Sanitary Sewer Analysis (see Appendix 9)

The application properties are located in the Cub Run (T-2) Watershed, and
would be sewered into the UOSA Treatment Plant. An existing 8 inch pipe
located in Poplar Creek Drive is adequate for the proposed use. Upper Flatlick
Sanitary Sewer reimbursement charges are applicable to the development.
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Water Service Analysis (see Appendix 10)

The subject properties are iocated within the Fairfax County Water Authority
Service Area. Adequate domestic water service is availabie at the site from
existing 12, 14 and 16 inch mains located at the site.

Fire and Rescue Analysis (see Appendix 11)

The application properties are serviced by the Fairfax County Fire and Rescue
Department Station # 21, Fair Oaks. The subject property currently meets fire
protection guidelines.

Schools Analysis (see Appendix 12)

Enroliment in the middie school that serves the property (Franklin Middle) is
currently below capacity, and is projected to remain beiow capacity through
2006. Enrollments in Navy Elementary and Chantilly High are currently above
capacity and are projected to remain so. The proposed applications are
projected to generate a total of eleven (11) additional elementary school
students, two (2) additional middie school students, and five (5) additional high
school students.

Utilities Planning and Design Analysis (see Appendix 13)

There are no downstream complaints on file relevant to the proposed
deveiopment.

Park Authority Analysis (see Appendix 14)

Rezoning application RZ 2001-SU-034 is projected by the Park Authority to add
26 residents to the current population of the Sully District; application

RZ 2001-SU-035 is projected to add 141 residents. The GDP shows two
passive recreation areas and a tot-lot on-site, but residents of this development
will aiso need active outdoor facilities including tennis and multi-use courts and
athletic fields. The proportional development cost for recreational facilities
generated by these developments is estimated to be $5,300 for RZ 2001-SU-034
and $28,900 for RZ 2001-SU-035. The applicant has proffered to contribute the
requested amounts in both cases, a total of $34,200 for off-site recreation in the
area.

Land Use Analysis (See Appendix 5)

A portion of each property, located on the eastern edge of each, lies within the
Fairfax Center Area. The application proposes development under the option for
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residential uses at 4-5 du/ac, which is the high end of the density range for the
area outside the Fairfax Center Area, and at the Overlay Level for the area within
Fairfax Center. Staff has chosen to use a single set of criteria, those of the
Fairfax Center Area, to evaluate the application.

Comprehensive Plan Conditions

The recently adopted Plan text includes conditions for development in the 4-5
du/ac range. These requirements have been met as follows:

o Mitigate impacts on unconsolidated parcels: The applicant has
provided 21 feet on the northern property boundary between the
unconsolidated Parcel 16 and the proposed new road, and 29 feet on the
south between Parcel 16 and the backyards of the proposed new units.
This, with appropriate tree preservation measures, will aliow for the
retention of existing trees along both property lines.

» Allow for fully integrated design in future development of
unconsolidated parcels: In both GDPs, the applicant has shown a
design for Parcel 16 that is fully integrated with the development proposed
in the current applications. These units would be able to access directly
onto the proposed road on the northern section of the development, thus
eliminating the need for additional roads or additional points of access to
Rugby Road. The schematic also shows open space behind the assumed
jocation of future lots on Parcei 16 and in the western portion of the
parcel. This would result in three major “pockets” of usable open space
areas across the entire development (two in the current application
RZ 2001-SU-035 and one in the future application on Parcel 16).

o Coordinated circulation and minimization of access points on Rugby
Road: The GDPs show a total of three access points to Rugby Road
(including future development on Parcel 16). One of these entrances is
positioned to meet VDOT requirements for a median break, offering full
access to residents at such time as the planned median is installed on
Rugby Road.

Issue: Buffering and Screening Unconsolidated Parcel 16

The applicant should provide appropriate buffering and screening for the
unconsolidated parcel.

Resolution:

As discussed above, the applicant has revised the GDP to offer sufficient
distance on both the north and south of Parcel 16 to buffer the remaining house
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on that lot. With appropriate tree preservation, existing mature vegetation will be
able to be preserved for screening. Staff believes this issue has been
addressed.

Issue: Design Quality

Since a portion of the site is within the Fairfax Center Area, additional design
information should be provided, including building elevations, lighting, focal
landscaping, and amenities.

Resolution:

The revised GDP for RZ 2001-SU-035 shows. details inciuding a tot lot and picnic
tables located in the southeast corner of the site, adjacent to the ADUs, and an
open space area that combines preservation of trees and landscaped and lawn
areas adjacent to Rugby Road. Sheets have been added to the GDP for RZ
2001-SU-035 that show elevations for both the market rate units and ADUs.
Proffer commitments for both applications include appropriate lighting, similar
materials for the market rate units and ADUs, and a tree preservation plan. Staff
believes this issue has been addressed.

Fairfax Center Checklist Analysis (Appendix 15)

The Fairfax Center Checklist is a tooi utilized by staff in evaluating a zoning
application within the Fairfax Center Area for conformance with the
Comprehensive Plan. There are transportation, environmental, site design, land
use and public facilities elements on the Checklist.

The Comprehensive Plan recommends a density of 4-5 du/ac at the Overlay
Level for this area. The applicant proposes a density of 4.66 du/ac in application
RZ 2001-SU-034 and 5.71 dw/ac (including bonus density for ADUs) in
application RZ 2001-SU-035. In order to justify the Overlay Level, the
application must satisfy:

At the Overlay Levei, the application must satisfy:

All applicable basic elements;

All applicable major transportation elements;

Ali essential elements,

Three-fourths (75%) of the applicable minor elements; and
One-half (50%) of the applicable major elements

- In staff's evaluation, the application satisfies all applicabie basic elements; ali
applicable major transportation elements; ail essential elements, 90% of the
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applicable minor elements and all of the applicable maj'or elements. Therefore,
staff feels that the application justifies development at the Qverlay Level.

ZONING ORDINANCE PROVISIONS

Bulk Standards
RZ 2001-SU-034 RZ 2001-SU-035
R-5 R-5 ADU development
Standard Required Provided Required Provided

Minimum 1
District Size 4 acres 1.93 acres 4 acres 14.88 acres
Maximum
Density 5.0 duwac 4.66 du/ac 6.0 dufac 5.71 dwac
Minimum Lot 34 feet (market rate)
Width 18 feet 18 feet 14 feet 18 feet (ADUS)
Building
Height 35 feet 35 feet 40 feet 35 feet

15 ABP, not less 15 ABP, not less
Front Yard than 5 feet 5 feet than 5 feet 5 feet

. 15 ABP, not less 15 ABP, not less

Side Yard than 10 feet 10 feet than 8 feet 10 feet

15 ABP, notless . 15 ABP, not less
Rear Yard than 20 feet 20 feet than 16 feet 18 feet
Open Space 25% 25% 20% 32%
Transitional Screening & Barrier:
Required: 25 feet, Bamier A or B (to R-1, | Provided: No barrier; Minimum of 21 feet to abutting
R-3) residential, 10 feet to Golf Driving Range

' Waiver requested

Waivers and Modifications:

Modification of Transitional Screening and Waiver of Barrier

The applicant requests a modification of the transitional screening requirement
. and a waiver of the barrier requirement along all site boundaries in favor of that
shown on the GDPs in both applications.

Par. 9 of Sect. 13-304 states that transitional screening and barrier requirements
may be waived or modified where the adjoining land is used for an Special
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Permit or Special Exception use. To the west, the R-1 zoned land is the Fair
Oaks Golf Park and Driving Range; to the east, the R-1 zoned land is used for a
church. Par. 3 of Sect. 13-304 states that transitional screening and barrier
requirements may be waived or modified when the property has been specificaily
designed not to have an adverse effect on the adjoining property. To the south
across Route 50 are single family homes zoned R-3. The steep grade of the
subject property along Route 50, coupled with the landscaping proposed,
negates the need for a buffer. On either side of the unconsolidated Parcel 16,
the applicant has proposed a buffer (of 21 feet on the north side and 29 feet on
the south side) to allow existing mature vegetation to serve as a buffer. In
addition, the applicant proposes additional piantings along the southern side of
the lot adjacent to the proposed new homes. Such plantings have not been
provided on the north side because of the intent for future development to
access the internal road in that location.

Staff supports the requested modifications and waiver in favor of that shown on
the GDPs.

Waiver of the Minimum District Size: RZ 2001-SU-034

The applicant requests a waiver of the minimum district size (4 acres required) to
allow a 1.93 acre parcel to be rezoned to the R-5 District. In this case, staff feels
the request is appropriate because the development is coordinated with

RZ 2001-SU-035 to the south, and a schematic has been included to show how
the intervening, unconsolidated Parcel 16 could be developed as an R-5 District
that seamlessly interfaces with the two proposals. The entire area (both
rezonings and the unconsolidated parcel) consists of approximately 18.77 acres.

Summary of Zoning Ordinance Provisions

All applicable Zoning Ordinance Provisions have been satisfied.

CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

In staff's evaluation, the proposals meet the conditions for consideration at the
Overlay Level of development in the Fairfax Center area, and all applicable
Zoning Ordinance standards. The proposed development provides an
altemnative to traditional attached townhouse developments, includes useable
open space, and contributes to the provision of affordable housing in Fairfax
County via units (in RZ 2001-SU-035) and a contribution the Housing Trust Fund
(in RZ2001-SU-034). In addition, the proposal meets the Comprehensive Plan



i

RZ 2001-SU-034/ RZ 2001-SU-035 Page 16

requirements to buffer the unconsolidated lot today, while allowing it to be
developed as an integral part of the proposed development in the future. Staff
therefore finds that the applications are in harmony with the Comprehensive Plan
and in conformance with the applicable Zoning Ordinance standards.

Staff Recommendations

Staff recommends approval of RZ 2001-SU-034, subject to the execution of
proffers consistent with those contained in Appendix 1.

Staff recommends approval of a waiver of the minimum district size for
RZ 2001-SU-034.

Staff recommends approval of the modification of transitional screening and
waiver of the barrier on all sides of RZ 2001-SU-034, in favor of that shown on
the GDP.

Staff recommends approval of RZ 2001-SU-035, subject to the execution of
proffers consistent with those contained in Appendix 2.

Staff recommends approval of the modification of transitional screening and
waiver of the barrier on all sides of RZ 2001-SU-035, in favor of that shown on
the GDP.

it should be noted that it is not the intent of staff to recommend that the Board, in

adopting any conditions proffered by the owner, relieve the applicant/owner from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards.

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.
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Madison Homes, Inc.
Rugby Road
RZ 2001 SU 034
Draft Proffers
November 19, 2001 (Revised)

Pursuant to the provisions of Va, Code Section 15.2-2303 (a) ¢t scg., the Owner and
Applicant, for themselves and its successors and assigns herehy makes the following proffers
subject to the approval of this Application by the Board of Supcrvisors of Fairfax County,
Virginia:

Development Plan

I. Generalized Development Plan - The subject property Tax Map. No. 45-2 ((2)) Lot 17
shall be developed in substantial conformance with the Generalized Development Plan (GDP)
(subject to the addition of optional dccks and bump-out additions shown by typical design which
shall be in compliance with zoning ordinance regulatons) prepared by Dewberry & Davis, LLC,
dated May 4, 2001, (and revised October 23, 2001) depicting 9 single family attached market
rate dwelling units in the R-5 zoning district at a density of 4.66 dwelling units per acre.

2. Energy Saver Homes - All homes constructed on the property shall be constructed to
the standards of the Dominion Virginia Power Energy Saver Program for encrgy cfficient homes,
or such comparable program for homes with natural gas-powered HVAC systems if the property
is supplied with gas.

3. Architecturil Renderings - The architectural renderings submitted with the GDP for
RZ 2001-8U-035 are also intended to be cxamples only of the style, size and scale of units to be
constructed on the property, Applicant shall coastruct dwetling units on the property which are
substantially identical in style, size and scale as the units depicied in the architectural renderings,

reserving the right to select exterior finish materials (siding, roof, doors and other fenestration),
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Madison Homes, Inc.

Rugby Road

RZ 2001 SU 034

Draft Proffers .

November 19, 2001 (Revised)
Page 2

and the right to adopt a color scheme for units constructed on the property.

4. Homeowners Association/Open Spacc - The open space areas shown on the GDP shall
be conveyed to the Homeowners Association established for the property. The Homeowners
Association established for the property shall be responsible for maintaining all open space
areas. The Homeowners Association shall also ‘includc as members the owners of the homes
constructed on Tax Map. Nos. 45-2 ((2)) Lot 5,6, 7, 8,9, 10, 11, 12, 13, 14, and 15 (RZ 2001
SUT 035), and shall be expandable to include any homes later constructed on Tax Map No. 45-2
((2)) Lot 16.

5. Interparce] Access - At the time of site plan approval, Appli~ant shall grant such
easements to the Board of Supervisors of Fairfax County as necessary for interparcel access

between lots 16 and 17 1o facilitate the future development of fot 16.

Transportation
6. Rugby Road Dedication - At the tlime of site plan approval, the Applicant shall

decicate right of way on Rugby Road in fee simple to the Board of Supervisors 45 feet from the
center line of Rugby Road and construct full ﬁ-ontage improvements, setting the face of curb 35
feet from the center line of Rugby Road subject to such transitions as may be required to tie into
existing improvements on adjoining propertics. The aforesaid dedication shall bec made at the
time of sitc plan approval or upon the demand of Fairfax County and/or VDOT, whichever

occurs first.

7. Fairfax Center Area Road Fund - The Applicant shall contribute to the Fairfax Center
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Madison Homes, Inc.

Rugby Road

RZ 2001 SU 034

Dralit Proffers -

November 19, 2001 (Revised)
Page 3

Arca Road Fund for 2 lots located in the Fairfax Center Area in accordance with the “Procedural
Guidelines™ adopted by the Board of Supervisors on November 22, 1982, as amended, subject to
credit for all creditable expenses, as determined by the Fairfax County Department of
Transportation and DPWES.

Housing Contribution

8. At the time of site plan approval, Applicant shall contribute a sum equaling 1.0% of
the aggregate sales price of the units to Fairfax County Hqusing and Redevelopment Authority
for a contribution to the Housing Trust Fund to meet the County’s low and moderate income
affordablc housing need-

Park Authority Contribution

9. At the time of site plan approval, Applicant shall contribute §5,300.00 to the Fairfax
County Park Authority for its use in establishing and maintaining parks and recrcational facilities
in Fairfax County. The contribution amount shall be adjusted by increases to thc Construction
Cost Index from the Engineering News Record from the date of Board of Supervisors® approval
of this rezoning application, to the date of site plan approval.

Noise Abatement- -

10. A. Interior Noise: In order to achieve a maximum interior noise level of
approximately 45 dBA Ldn, all units located within 285 feet from the center line of Fairfax
County Parkway, and all units located within 150 from the center line of Rugby Road, shall have

the following acoustical attributes:
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Madison Homes, Inc.
Rugby Road
RZ 2001 SU 034
Draft Proffers
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i. Exterior wallg shall havc a laboratory sound transmission class (STC) rating of at least
39.

ii. Doors and windows shall have a laboratory STC rating of al least 28. If glazing
constitutes more than 20% of any facade, it should have the same laboratory STC rating as walls.

iii. Measures to seal and caulk between surfaces shall follow methods approved by the
American Society for Testing and Materials to minimize sound transmission.

B. Exterior Nojse In order to achieve a maximum exterior noise level of 65 dBA

L«n, noise attenuation structurcs such as acoustical fencing, walls, earthen berms or
combinations thereof, shall be provided for those outdoor recreation areas including rear yards,
that are unshielded by topography or built structurcs. If acoustical fencing or walls are used,
they should be architecturally solid from ground up with no gaps or openings. The structure
employed must be of sufficient height to adequately shield the impacted area from the sourcc of
the noise.
Existing Wells and Septic Tanks

11. The Applicant shall close ail wells and septic tanks on the property in accordance
with guidelincs and standards adopted by the Health Department.
Fuel Tanks

12. The Applicant shail remove and properly dispose of any above-ground or buried fuel

tanks on the property in accordance with standards of the Virginia Department of Environmental

Quality,

703 273 7225; NOV-20-01 1:55PM; PAGE 8
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Blasting

13. Tf blasting is required, and before any blasting occurs on the Application Property, the
Applicant or its successors will insure that blasting is done per Fairfax County Fire Marshal
requirements and all safety recommendations of the Fire Marshal, including, without limitation,
the use of blasting mats, shall be implemented. Tn addition, the Applicant or its successors shall:

A. Retain a professional consuitant to perform a pre-blast inspection of each house or
residential building, to the extent that any of these structures are located within two hundred fifty
(250) feet of the blast site.

B. Require his consultant to request access to house, brildings, or swimming pools that
are located wrthm said 250 foot range if permitted by owner, to determine the pre-blast
conditions of these structures. The Applicant’s consultants will be required to give adequate
notice of the scheduling of the pre-blast survey. The Applicant shall provide the residents
entitled to pre-blast inspections, of the name, address and phone number of the blasting
contractor’s insurance carriet.

C. Require his consultant to place seismographic instruments prior to blasting to monitor
the shock waves.” The Applicant shall provide scismographic monitoring rccords to County
agencics upon their request.

D. Notify residences within 250 feet of the blast site, ten (10) days prior to blasting.

E. Upon receipt of a claim of actual damage rcsulting from said blasting, the Applicant

shall causc his consultant to respond within five (5) days of meeting at the site of the alleged
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damage to confer with the property owner.

F. The Applicant will require blasting subcontractors to maintain necessary liability
insurance to cover the costs of repairing any damages to structures which are directly attributable
to the blasting activity and shall take necessary action to resolve any valid claims in an
expeditious manner.

Exterior Lighting

14. All exterior lighting of sidewalk or parking areas shall be in the accordance with the
following standards:

Combin-1 height of the light standards and fixtures shall not cxceed twelve (12) feet; the
lights shall be directed downward onto the site and shal) have full cut-off fixtures; shields shall
be installed, if necessary, to prevent the light from projecting beyond the site; Applicant shall
demonstrate that the provisions of Part 9 of Article 14 of the Zoning Ordinance are met for uses
in residential areas.

Landscaping

15. As part of the final site plan, Applicant shall include supplemental landscaping as

shown on the Generalized Development Plan,
Tree Preservation
16. For the purposes of the preservation of trecs shown on the GDP, the Applicant shall

retain a certified landscape architect to consult on the preparation of a tree preservation plan.

T'he tree preservation plan shall be submitted as part of the final site plan which shall be

703 273 7225; NOV-Q?_;Q1 1:56PM; PAGE 8
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reviewcd and approved by the Urban Forestry Division. This plan shall provide for the
preservation of (rees or stands of trees shown on the GDP which can be preserved without
precluding the development of a typical home on each of the lots as shown on the GDP. The
Urban Forestry Division and/or DPWES may require modifications to the tree prcscfvation plan
to the extent said modifications do not alter the number of dwelling units as shown on the GDP,
reduce the size of the units or require the installation of retaining walls greater than two feet in
height.

Subject to the approval of the Urban Forestry Division and/or DPWES, the Applicant shall
perform the following mecasures relating to tree preservation on the property:

» Perform a pre-construction evaluation of the existing vegetation to determinc the
condition of the trees designated to be saved. The Applicant shall have the limits of clearing
flagged prior to construction. Prior to construction the Applicant shall walk the limits of
clearing with a certified arborist, an Urban Forestry Division representative and the landscape
architect to determine where minor adjustments to the line may be madc to cnsure the
preservation of trees in the tree save area.

» The trecs designated to be saved shall be marked on the ground at the drip line with
36" high orange fencing or equivalent demarcation prior to clearing and grading and at all times
during construction, Signage affirming restricted access shall be provided on the temporary
fence highly visible to construction personnel. The landscape architect contracted by the

Applicant shall monitor the construction of the proposed development to ensure consistency with
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the landscape/tree preservation plan.

* The Applicant shall conform to the limits of clearing and grading as shown on the GDP
subject to the installation of necessary utilities. If it is necessary to locate the utility lines i.nside
the limits of clearing and grading, those lines shall be located and installed in the lcast disruptive
Manner possible, considering cost and engineering. A replanting plan shall be developed and
implemented for any areas inside the limits of clearing and grading that must be.dismrbed.

» In addition, where it is determined feasible, adjustments to the proposed grading and
location of the proposed units on the application property may be modified at the time of final
engineering to enhance specific tree preservatior as determined by the Urban Forestry Division.
Storm Water Management

17. On-site storm waler management facilities shall be provided in the areas shown on
the GDP in accordance with the Public Facilities Manual standards and in conformance with the
adopted Chesapeake Bay ordinance if required by DPWES. Landscaping of the storm water
management areas, utilizing native vegetation, shall be provided to the fullest extent possiblc per
County guidelines as approved by DPWES.

Disclosure to Purchasers

18. Homeowners Association- A Homeowners Association ("HOA™) shall be established

to own and maintain the private streets and the rain gardens shown on the GDP, Maintenance of

the rain gardens shall be accomplished consistent with the standards set forth in Attachment A.

Prospective purchasers shall be advised of the HOA membership requirement and associated
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obligations and responsibilities prior to entering into a contract for sale, and the HOA documents
shall include a provision that clearly sets out such obligations and responsibilities, as well as the
specific maintenance requirements fot the rain gardens set forth in Exhibit A, or other

equivalent document as may be approved by DPWES.

19. Garage Restrictions - The interior garage spaces shall serve as permanent on site
parking spaces and shall not be converted into habitable space. A covenant setting forth this
restriction shall be recorded among the land records of Fairfax County in a form approved by the
C-unty Attorney at the time of recordation of the Deed of Subdivision, which covenant shall run
to the benefit of, and be enforceable by, the HOA and the Board of Supervisors. Applicant shall
disclose to its purchasers in its sales literature that garage spaces shall not be converted into
habitable space. In addition, Applicant shall include this restriction in the site plan documents
recorded with the site plan plat for the development,

20. Common Parking Restrictions - The common parking arcas shown on the GDP shall
be utilized for automobile parking for residents and fhcir bona fide guests only, and shall not be
utilized for parking or storage of recreational vehicles, boats, motorcycles, trailers or commereial

vehicles. Applicant shall include this restriction in the subdivision documents recorded with the

subdivision plat for the development.

21. Exterior Building Facades, Restrictions - The exterior building facades of the units

shall be specified in an architectural elevation rendering with a schedule of exterior colors.
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Applicant shall disclose to its purchascrs in its sales literature that the exterior building facades
and exterior colors shall not be altered or changed without the express permission of the
Homeowner's Association established for the property, and as part of a comprehensive change of
exterior color schemes for homes constructed in the development.

22, No temporary signs (including “popsicle” style paper or cardboard signs) which are
prohibited by Article 12 of the Zoning Ordinance, and no signs which are prohibited by Chapter
7 of Title 33.1 or Chapter 8 of Title 46.2 of the Code of Virginia shall be placed on or ofF site
during marketing of thc homes on the Application. The Applicant shall not post or causc others

to post temporary (“nopeicle”) signs to market the homes on the property.
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Pursuant to the provisions of Va. Code Section 15.2-2303 (a) et seq., the Owner and
Applicant, for themselves and its successors and assigns hereby makes the following proffers
subject to the approval of this Application by the Board of Supervisors of Fairfax County,
Virginia:

Development Plan

1. Generalized Development Plan - The subject property Tax Map. No. 45-2 ((2)) Lots 5,
6,7,8,9,10,11, 12, 13, 14 and 15 shall be developed in substantial conformance with the
Generalized Development Plan (GDP) (subject to the addition of optional decks and bump-out
additions shown by typical design, which shall be in compliance with Zoning Ordinance
regulations) prepared by Dewberry & Davis, LLC, dated May 4, 2001, (and revised October 23,
2001) depicting 74 attached market rate single family attached dwelling units and 11 Affordable
Dwelling Units (ADU’s) in the R-5 zoning district at a density of 5.7 dwelling units per acre.

2. Affordable Dwelling Units - All ADU’s shall be constructed with extenior materials of
equal quality and appearance with the materials of the market rate dwelling units.

3. Architectural Renderings - The architectural renderings submitted with the GDP are
intended to be examples only of the style, size and scale of units to be constructed on the
property. Applicant shall construct dwelling units on the property which are substantially
identical in style, size and scale as the units depicted in the architectural renderings, reserving the

right to select exterior finish materials (siding, roof, doors and other fenestration), and the right

to adopt a color scheme for units constructed on the property.
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4. Energy Saver Homes - All homes constructed on the property shall be constructed to
the standards of the Dominion Virginia Power Energy Saver Program for energy efficient homes,
or such comparable program for homes with natural gas-powered HVAC systems if the property
is supplied with gas.

5. Homeowner Association/Open Space - The open space areas shown on the GDi’ shall
be conveyed to the Homeowners Association established for the property. The Homeowners
Association established for the property shall be responsible for maintaining all open space
areas. The Homeowners Association shall also include as members the owners of the homes
constructed on Tax Map. No. 45-2 ((2)) Lot 17 (RZ 2001 SU 034), and shall be expandable to
include any homes later constructed on Tax Map No. 45-2 ((2)) Lot 16.

6. Interparcel Access - At the time of site plan approval, Applicant shall grant such
easements to the Board of Supervisors of Fairfax County as necessary for interparcel access
between lots 15 and 16 to facilitate the future development of lot 16.

Transportation

7. Rugby Road Dedication - At the time of site plan approval, the Applicant shali
dedicate right-of-way on Rugby Road 45 feet from the center line of Rugby Road in fee simple
to the Board o%:Sfl-pervisors and construct full frontage improvements, setting the face of curb 35
feet from the center line of Rugby Road, subject to such transitions as may be required to tie into

existing improvements on adjoining properties. Applicant shall construct a left turn lane and a

right turn lane into the property and intersection dividers as shown on Exhibit A, attached
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hereto. The aforesaid dedication shall be made at the time of site plan approval or upon the
demand of Fairfax County and/or VDOT, whichever occurs first.

8. Route 50 Dedication - The Applicant shall dedicate 12 additional feet of right of way
for an additional travel lane on Route 50 to the Board of Supervisors in fee simple. The
aforesaid dedication shall be made at the time of site plan approval or upon the demand of
Fairfax County and/or VDOT, whichever occurs first.

9. Fairfax Center Area Road Fund ibution - The Applicant shall contribute to the
Fairfax Center Area Road Fund for 27 lots located in the Fairfax Center Area in accordance with
the “Procedural Guidelines™ adopted by the Board of Supervisors on November 22, 1982, as
amended, subject to credit for ail creditable expenses, as determined by the Fairfax County
Department of Transportation and DPWES.

Park Authority Contribution

10. At the time of site plan approval, Applicant shall contribute $28,900.00 to the Fairfax
County Park Authority for its use in establishing and maintaining parks and recreational facilities
in Fairfax County. The contribution amount shall be adjusted by increases to the Construction
Cost Index from the Engineering News Record from the date of Board of Supervisors’ approval
of this rezoninig:af;plication, to the date of site plan approval.

Noise Abatement

11. A. Interior Noise: In order to achieve a maximum interior noise level of

approximately 45 dBA Ldn, all units located within 420 feet from the center line of Route 50,
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and all units located within 150 from the center line of Rugby Road, shall have the following
acoustical attributes:
i. Exterior walls shall have a laboratory sound transmission class (STC) rating of at least
39.
1i. Doors and windows shall have a laboratory STC rating of at least 28, If glazing
constitutes more than 20% of any facade it should have ;he same laboratory STC rating as walls.
iil. Measures to seal and caulk between surfaces shall follow methods approved by the
American Society for Testing and Materials to minimize sound transmission.

B. Interior Noise (DNL 75 dBA): In order to reduce interior noise to a level of
approximately 45 dBA, Ldn for units within 90 feet from the centerline of Route_ 50, the
following measures shall be employed:

1. Exterior wall should have a laboratory sound transmission class (STC) rating of
at least 43.

ii. Doors and windows should have a laboratory STC rating of at least 37 unless
windows constitute more than 20% of any facade exposed to noise levels of 65 dBA, Ldn or
above. If windows constitute more than 20% of the exposed facade, then the windows should
have an STC ratm:g of at least 45.

iii. All surfaces should be sealed and caulked in accordance with methods

approved by the American Society for Testing and Materials (ASTM) to minimize sound

transmission.
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C. Exterior Noise: In order to achieve a maximum exterior noise level of 65 dBA

Ldn, noise attenuation structures such as acoustical fencing, walls, earthen berms or
combinations thereof, shall be provided for those outdoor recreation areas including rear yards,
that are unshielded by topography or built structures. If acoustical fencing or walls are used,
they should be architecturaily solid from ground up with no gaps or openings. The structure
employed must be of sufficient height to adequately shield the impacted area from the source of
the noise.
Existing Wells and Septic Tanks

12. The Applicant shall close all wells and septic tanks on the property in accordance
with guidelines and standards adopted by the Health Department.
Fuel Tanks

13. The Applicant shall remove and properly dispose of any above-ground or buried fuel
tanks on the property in accordance with standards of the Virginia Department of Environmental
Quality.
Blasting

14. If blasting is required, and before any blasting occurs on the Application Property, the
Applicant or ifs:s;ccessors will insure that blasting is done per Fairfax County Fire Marshal
requirements and all safety recommendations of the Fire Marshal, including, without limitation,

the use of blasting mats, shall be implemented. In addition, the Applicant or its successors shall:

A. Retain a professional consultant to perform a pre-blast inspection of each house or
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residential building, to the extent that any of these structures are located within two hundred fifty

(250) feet of the blast site.

B. Require his consultant to request access to house, buildings, or swimming pools that

are located within said 250 foot range if permitted by owner, to determine the pre-biast
conditions of these structures. The Applicantfs consultants will be required to give adequate
notice of the scheduling of the pre-blast survey. The Applicant shall provide the residents
entitled to pre-blast inspections, of the name, address and phone number of the blasting
contractor’s insurance carrier,

C. Require his consultant to place seismographic instruments prior to blasting to monitor
the shock waves. The Applicant shall provide seismographic monitoring records to County
agencies upon their request.

D. Notify residences within 250 feet of the blast site, ten (10) days prior to blasting.

E. Upon receipt of a claim of actual damage resulting from said blasting, the Applicant
shall cause his consultant to respond within five (5) days of meeting at the site of the alleged
damage to confer with the property owner.

F. The Applicant will require blasting subcontractors to maintain necessary liability
insurance to cc;v:er:the costs of repatring any damages to structures which are directly attributable
to the blasting activity and shall take necessary action to resolve any valid claims in an

expeditious manner.
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Exterior Lighting

15. All exterior lighting of sidewalk or parking areas shall be in the accordance with the
following standards:

Combined height of the light standards and fixtures shall not exceed twelve (12) feet; the
lights shall be directed downward onto the site and shall have full cut-off fixtures; shields shall
be installed, if necessary, to prevent the light from projecting beyond the site; Applicant shall
demonstrate that the provisions of Part 9 of Article 14 of the Zoning Ordinance are met for uses
in residential areas.

Landscaping

16. As a part of the final site plan, Applicant shall include supplemental landscaping as
shown on the Generalized Development Plan.
Tree Preservation

17. For the purposes of the preservation of trees shown on the GDP, the Applicant shall
retain a certified landscape architect to consult on the preparation of a tree preservation plan.

The tree preservation plan shall be submitted as part of the final site plan which shall be

reviewed and approved by the Urban Forestry Division. This plan shall provide for the

preservation of trees or stands of trees shown on the GDP which can be preserved without
precluding the development of a typical home on each of the lots as shown on the GDP. The
Urban Forestry Division and/or DPWES may require modifications to the tree preservation plan

to the extent said modifications do not alter the number of dwelling units as shown on the GDP,
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reduce the size of the units or require the installation of retaining walls greater than two feet in
height.

Subject to the approval of the Urban Forestry Division and/or DPWES, the Applicant shall
perform the following measures relating to tree preservation on the property:

* Perform a pre-construction evaluation of the existing vegetation to determine the
condition of the trees designated to be saved. The Applicant shall have the limits of clearing
flagged prior to construction. Prior to construction the Applicant shall walk the limits of
clearing with a certified arborist, an Urban Forestry Branch representative and the landscape
architect to determine where minor adjustments to the line may be made to ensure the
preservation of trees in the tree save area,

* The trees designated to be saved shall be marked on the ground at the dripline with 36”
high orange fencing or equivalent demarcation prior to clearing and grading and at all times
during construction. Signage affirming restricted access shall be provided on the temporary
fence highly visible to construction personnel. The landscape architect contracted by the
Applicant shall monitor the construction of the proposed development to ensure consistency with
the landscape/tree preservation plan.

* The A})})olicant shall conform to the limits of clearing and grading as shown on the GDP
subject to the installation of necessary utilities. If it is necessary to locate the utility lines inside

the limits of clearing and grading, those lines shall be located and installed in the least disruptive

manner possible, considering cost and engineering. A replanting plan shall be developed and
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implemented for any areas inside the limits of clearing and grading that must be disturbed.

* In addition, where it is determined feasible, adjustments to the proposed grading and
location of the proposed units on the application property may be modified at the time of final
engineering to enhance specific tree preservation as determined by the Urbaﬂ Forestry Division..
Storm Water Management

18. On-site storm water management facilities shall be provided in the areas shown on
the GDP in accordance with the Public Facilities Manual standards and in conformance with the
adopted Chesapeake Bay ordinance if required by DPWES. Landscaping of the storm water
management areas, utilizing native vegetation, shall be provided to the fuliest extent possible per
County guidelines as approved by DPWES.

Disclosure to Purchasers

19. Homeowners Association- A Homeowners Association (“HOA”) shall be established
to own and maintain the private streets and the rain gardens shown on the GDP. Maintenance of
the rain gardens shall be accomplished consistent with the standards set forth in Attachment A.
Prospective purchasers shall be advised of the HOA membership requirement and assbciated
obligations and responsibilities prior to entering into a contract for sale, and the HOA documents
shall include a' I;r(;vision that clearly sets out such obligations and responsibilities, as well as the
specific maintenance requirements for the rain gardens set forth in Exhibit B, or other equivalent

document as may be approved by DPWES.

20. Garages Restrictions - The interior garage spaces shall serve as permanent on site
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parking spaces and shall not be converted into habitable space. A covenant setting forth this
restriction shall be recorded among the and records of Fairfax County in a form approved by the
County Attomey at the time recordation of the Deed of Subdivision, which covenant shall run to
the benefit of, and be enforceable by, the HOA and the Board of Supervisors. Applicant shall
disclose to its purchasers in its sales literature that garage spaces shall not be converted into
habitable space. .

21. Common Parking Restrictions - The common parking areas shown on the GDP shall
be utilized for automobile parking for residents and their bona fide guests only, and shall not be
utilized for parking or storage of recreational vehicles, boats, motorcycles, trailers or commercial
vehicles. Applicant shall include this restriction in the subdivision documents recorded with the
site plan plat for the development.

22. Exterior Building Facades, Restrictions - The exterior building facades of the units
shall be specified in an architectural elevation rendering with a schedule of exterior colors.
Applicant shall disclose to its purchasers in its sales literature that the exterior building facades
and exterior colors shall not be altered or changed without the express permission of the

Homeowner’s Association established for the property, and as part of a comprehensive change of

exterior color schemes for homes constructed in the development.
23. No temporary signs (including “popsicle” style paper or cardboard signs) which are
prohibited by Article 12 of the Zoning Ordinance, and no signs which are prohibited by Chapter

7 of Title 33.1 or Chapter 8 of Title 46.2 of the Code of Virginia shall be placed on or off site
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during marketing of the homes on the Application. The Applicant shall not post or cause others

to post temporary (“popsicle”) signs to market the homes on the property.
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By:
Title:

Catherine J. Ward, Trustee for
Continental ECI Employee Trust
Record owners, Lots 5, 6

Mohamed K. Mardini, Member
Mardini Associates
Record owner, Lots 7, 8, 9

MHI-Rugby Road, LLC, owner lot 10
By: Madison Hormnes, Inc., Managing Member

By:
Russell S. Rosenberger, Jr., President

Vivian V. Jenkins

Bertie M. Jenkins
Marjorie Marcus, Trustee
Record owners Lot 11

Curtis L. Funkhouser, Trustee
Beverly K. Funkhouse, Trustee
Funkhouser Family Trust
Record owner, Lot 12
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Gilenn E. McMinn

Dreme J. McMinn
Record owners Lot 13

Irene Carol Mumaw, Managing Member
Mumaw Properties, LLC
Record owner Lot 14

Rickford J. Weeks
Record owner Lot 15
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APPENDIX 3
(T REZONING AFFIDAVIT( |

DATE: JULY 3, 2001
{enter date affidavit is notarized)

I, STEPHEN K. FOX
(enter name of applicant or authorized agent)

, do hereby state that I am an

. cQ(IDl-kDC){rJ
(check one) { ] applicant
{X]) applicant’s authorized agent listed in Par. 1l(a) below

in Application No(s): RZ 2001 SU gpag
(enter County-assigned application number(s), e.g. RZ 88-V-001)

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

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

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

NAME ADDRESS RELATIONSHIP({S)
{(enter first name, middle (enter number, street, {enter applicable relation-
initial & last name) City, state & zip code) ships listed in BOLD above)
Madison Homes, Inc. 6723 Whittier Ave. #104 Applicant/Contract
McLean, VA 22101 Purchaser/Agent
Russell S. Rosenberger, Madison Homes, Inc. Agent
Jr. 6723 Whittier Ave. #104

McLean, VA 22101

Stephen K. Fox, P.C. 10511 Judicial Dr. #112 Attorney/Agent
. Fairfax, va 22030

Stephen K. Fox 10511 Judicial Dr. #112 Attorney/Agent
Fairfax, VA 22030

{check if applicable) [X) There are more relationships to be listed and Par. (a) is
continued on a “Rezoning Attachment to Par. 1l(a)” form.

* List as follows: (name of trustee, Trustee for (pame of trust, if applicable), for
~ the benefit of: (state name of each beneficiary).

NOTE: This form is alsc for Final 'Development Plans not submitted in conjunction with Conceptual
Development Plans.

11-‘03“ RZA-1 (7/27/89) E-Version (8/18/9%)



Re: .ing Attachment to Par 1l(a) Page_! of

DATE: Julvy 3, 2001
{enter date affidavit is notarized) ZQXD(
: -{ovr

RZ 2001 SU 034
{enter County-assigned application number (s})

for Application No(s):

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

NAME ADDRESS RELATIONSHIP (8)
{enter first name, middle {enter number, street, {enter applicable relationships
initial & last name) city, state & zip code) listed in BOLD in Par. 1l(a))
Dewberry & Davis, LLC 8401 Arlington Blvd. Engineers/Planners/Agents
Fairfax, VA 22031 for Applicant/Contract
Purchaser
Philip G. Yates Dewberry & Davis, LLC Planner/Agent

8401 Arlington Blvd.
Fairfax, VA 22031

Lawrence McDermott Dewberry & Davis, LLC Planner/Agent
8401 Arlington Blvd.
Fairfax, vA 22031

Jiri F. Kovats, P.E. Dewberry & Davis, LLC Engineer/Agent
8401 Arlington Blvd.
Fairfax, VA 22031

Robert S. Schwenger, LS Dewberry & Davis, LLC Surveyor/Agent
8401 Arlington Blvd.
Fairfax, VA 22031

Dolores D. Stofan 3824 Rugby Road Record owner Lot 17
Fairfax, VA 22033

(check if applicable) X3 There are more relationships toc be listed and Par. l{a), is
continued further on a “Rezoning Attachment to Par. l(a)” form.

Kmm RZA-Attachl(a)-l (7/27/89) E~Version (8/18/99)



(  REZONING AFFIDAVIT » ' Page Two

DATE: __July 3, 2001
{enter date affidavit is notarized) . .

200\ - 160t

for Application No(s): __RZ 2001 sy 034
(enter County-assigned application number(s))

1. (b). The following constitutes a listing** of the SHAREHOLDERS of all
corporations disclosed in this affidavit who own 10% or more of any class of
stock issued by said corporation, and where such corporation has 10 or less

shareholders, a listing of all of the shareholders, and if the corporation is an
wner of th ubj all of RS and DIRE RS lo} ation:

{NOTE: 1Include sole proprietorships herein.)
CORPORATION INFORMATION
NAME & ADDRESS OF CORPORATION: (enter complete name & number, street, city, state & zip code)

Madison Homes, Inc., 6723 Whittier Avenue, #104, McLean, VA 22010

DESCRIPTION OF CORPORATION: ({(check one statement)

{3 There are 10 or less shareholders, and all of the shareholders are listed
below.

[ ] There are more thap 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 nho shareholder owns 10% or more of
any class of stock issued by said corporation, and po shareholders are
listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial & last name)
Karen L. Schneiderman

Ellen D. Rosenberger

Russell S. Rosenberger, Jr.

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

Russell S. Rosenberger, President/Director
Douglas Schneiderman, Vice President
Kimberly Nelson, Secretary

Joseph Ricketts, Treasurer

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

All listings which include partnerships or Corperations must be broken down sucCcessively
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 the
stock. 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.

1Form RZA-1 {7/27/89) E-Version (8/18/99)




Rez .ing Attachment to Par. . (b) Page_\_of_l/

DATE: July 3, 2001
(enter date affidavit is notarized)

for Application No(s): RZ 2001 SU 034 Lol - (ot
(enter County-assigned application number(s))

NAME & ADDRESS OF CORPORATION: (enter complete name & number, street, city, state & zip code)
Stephen K. Fox, P.C., 10511 Judicial Dr., Suite 112, Fairfax, VA 22030

DESCRIPTION OF CORPCRATION: {check one statement)
[ ¥ There are 10 or less shareholders, and all of the shareholders are listed below.
f ] There are more thap 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 sharehclders, but po shareholder owns 10% or more of any class
of stock issued by said corporation, and pgo _shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial & last name)
Stephen K. Fox, Sole Shareholder

NAMES OF OFFICERS & DIRECTORS: ({(enter first name, middle initial, last name & title, e.q.
President, Vice-President, Saecretary, Treasurer, etc.)

Stephen K. Fox, President/Director

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

Dewberry & Davis, LLC, A Virginia Limited Liability Company,
8401 Arlington Blvd., Fairfax, VA 22031

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

of stock issued by said corporation, and po shareholders are listed below.

NAMES OF THE SHAREHOLDERS: {enter first name, middle initial & last name)
The Dewberry Companies, LC, Member
Larry J. Keller, Member
Dennis M. Couture, Member
Steven A. Curtis, Member

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

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

l&cﬂrm RZA-Attachl{b)-1 (7/27/89) E-Version ({8/18/99)}



(’\ ‘ - {"7 .
RezZvnhing Attachment to Paxr.“'1(b) Page L-of “:./
DATE ; July 3, 2001 ‘;
- {enter date affidavit is notarized) wo’ ~ o0
for Application No(s): Rz 2001 sy 034

(enter County-assigned application number(s))

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

The Dewberry Companies, LC, 8401 Arlington Blvd., Fairfax, VA 22031

DESCRIPTION OF CORPORATICON: (check gone statement)
[x] There are 10 or less shareholders, and all of the shareholders are listed below.

[ ] There are more thapn 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 & last name)

Sidney O. Dewberry, Member ZXaren S. Grand Pre, Member Thomas L. Dewberry,
___Barxy K. Dewberry, Member Michael S. Dewberry, Member Member

-

NAME'S‘ OF OFFICERS & DIRECTORS: {(enter first name, middle initial, last name & title, e.g.
President, Vice-~President, Secretary, Treasurer, etc.) '

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

DESCRIPTION OF CORPORATION: (check ope statement)
[ ] There are 10 or less shareholders, and all of the shareholders are listed below.

[ 1] There are moge thap 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 po shareholder owng 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 & last name)

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

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

erorm RZA-Attachl(b)-1 (7/27/89) E-Version (8/18/95)



REZONING AFFIDAVIT

Page Thre;
. DATE: July 3, 2001 :
- (enter date affidavit is notarized) ool -100 ¢
for Application No(s): RZ 2001 sU 034 '

(enter County~assigned application number (s))

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

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

(check if applicable) [ ] The above-listed partnership has po limited partners.

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

(check if applicable} [ ] There is more partnership information and Par.

l1(c) is continued on
a “Rezoning Attachment to Par. l(c)” form.
All listings which include partnerships or corporations 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 the

stock. 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

4 page.

FORM RZA-1 (2/27/RQ) E-Versian (R/TA/Q2)



. A
REZONING AFFIDAVIT { Page Four

DATE: July 3, 2001
- (enter date affidavit is notarized)

Joo| - 01

for Application No(s): RZ 2001 SU 034
{enter County-assigned application number(s))

2. That no member of the Fairfax County Board of Supervisors or 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 ¢f stock in a corporation owning such
land, or through an interest in a partnership owning such land.

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

None

{check if applicable) [ ] There are more interests to be listed and Par. 2 is contlnued on
a "Rezoning Attachment to Par. 2" form.

3. That within the twelve-month period prior to the filing of this application, no member of
the Fairfax County Board of Supervisors or Planning Commission or any member of his orx
her immediate household, either directly or by way of partnership in which any of them is
a partner, employee, agent, or attorney, or through a partner of any of them, or through
a corporation in which any of them is an officer, director, employee, agent, or attorney
or holds 10% or more of the outstanding bonds or shares of stock of a particular class,
has, or has had any business or financial relationship, other than any ordinary depositor
or customer relationship with or by a retail establishment, public utility, or bank,
including any gift or donation having a value of $200 or more, with any of those listed
in Par. 1 above.

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

Dewberry & DAvis LLC donated in excess of $200 to Connolly for
Supervisor

{check if applicable) {1 There are more disclosures to be listed and Par. 3 is continued
on a "Rezoning Attachment to Par. 3" form.

4. That the information contained in this affidavit is complete 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: %
B S%L X T,

(check one) [ ] Applicaﬁt [X] Applicant’s Authorized Agent

Stephen K. Fox, Attorney/Agent
{type or print first name, middle infitial, last name & title of signee)

Subscribed and sworn to before me this _3¥d day of July, 2001 , in the
State/Comm. of __Virginia , Countyfgfty of i x
h@m@&
July 31, 2002 Notary Public

My commission expires:

RM RZA-1 {7/27/89) E-Version (8/18/99)



REZONING AFFIDAVIT

DATE: JULY 3, 2001
(enter date affidavit is notarized)

1, STEPHEN K. FOX
{enter name of applicant or authorized agent)

{check one} [ ] applicaht Z—OOI— QQA..

{X] applicant’s authorized agent listed in Par. 1l(a) below

, do hereby state that I am an

in Application No(s): RZ 2001 sp035
{enter County-assigned application number(s), e.g. RZ 88-V-001)

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

—_———— J——

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

(NOTE: All relationships to the application listed above in BOLD print 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.)

NAME ADDRESS RELATIONSHIP(S)
{enter first name, middle {enter number, street, (enter applicable relation-
initial & last name) city, state & zip code) ships listed in BOLD above)
Madison Homes, Inc. 6723 Whittier Ave. #104 Applicant/Contract
McLean, VA 22101 Purchaser/Agent
Russell S. Rosenberger, Madison Homes, Inc, Agent
Jr. 6723 Whittier Ave. #104

McLean, VA 22101

Stephen K. Fox, P.C. 10511 Judicial Dr. #112 Attorney/Agent
Fairfax, VA 22030

Stephen K. Fox 10511 Judicial Dr. #112 Attorney/Agent
Fairfax, VA 22030

{check if applicable) {x] There are more relationships to be listed and Par. (a) is
continued on a “Rezoning Attachment to Par. 1l(a)” form.
* List as follows: (pDame of trustee, Trustee for (pname of trust, if applicable), for
the benefit of: (state pame of each beneficiary).
NOTE: This form is also for Final Development Plans not submitted in conjunction with Conceptual

Development Plans.

VF’ORM RZA~1 (7/27/89) E-Version (B8/18/99)



o~ f’\-
Rez .iing Attachment to Par'..l(a) Page_| of 3

DATE: July 3, 20071
{enter date affidavit is notarized) 2£¥3{,’Qﬁﬂ$,

RZ2 2001 SU 035
(enter County-assigned application number(s))

for Application No(s):

{NQTE: All relationships to the application are to be disclosed. Multiple
relationships may be listed together, e.g., Attorney/Agent, Contract
Purchaser/lLessee, Applicant/Title Owner, etc. For a multiparcel application,
list the Tax Map Numbers(s) of the parcel(s) for each owner.)

NAME ADDRESS RELATIONSHIP (S)
{enter first name, middle {(enter number, street, (enter applicable relatiocnships
initial & last name) city, state & zip code) listed in BOLD in Par. 1(a))
Dewberry & Davis, LLC 8401 Arlington Blvd. Engineers/Planners/Agents
Fairfax, VA 22031 for Applicant/Contract
Purchaser
Philip G. Yates Dewberry & Davis, LLC Planner/Agent

8401 Arlington Blvd.
Pairfax, VA 22031

Lawrence McDermott Dewberry & Davis, LLC Planner/Agent
8401 Arlington Blvd.
Fairfax, vA 22031

Jiri F. Kovats, P.E. Dewberry & Davis, LLC Engineer/Agent
8401 Arlington Blvd.
FPairfax, VA 22031

Robert S. Schwenger, LS Dewberry & Davis, LLC Surveyor/Agent
8401 Arlington Blvd.
Fairfax, VA 22031

Catherine J. wWard, Trustees for the Record owners, lots 5, 6
Bert 0'Dell Continental ECI Employee

William R. McAteer, Trust

Edwin Smith 321 Tevis Street

Luis Govantes, Winchester, VA 22601

Trustees For the benefit of Catherine J. Ward

Bert 0'Dell, William R. McAteer,
Edwin Smith and Luis Govantes

Mohamed K. Mardini 10609 Stapelford Hall Dr. Record owner, lot 7
Nuha N. Mardini Potomac, MD 20854

Ali H. Gendi -- -

Wedad N. Gendi

Abdullah T. Bakhsh

trading as Mardini Associates

a Virginia General Partnership

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

‘1FORM RZA-Attachl(a)-1 {7/27/8%) E-Version (8/1B/99)}



Re. aing Attachment to Pa:x 1(a) Pathof_:'__/

DATE: July 3, 2001
(enter date affidavit is notarized) LCO! L9

for Application No(s): RZ 2001 SU 035
{enter County-assigned application number(s))

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

NAME ADDRESS RELATIONSHIP (S)

(enter first name, middle (enter number, street, {enter applicable relationships
initial & last name) city, state & 2ip code) listed in BOLD in Par. l(a}))
Mohamed K. Mardini 10609 Stapleford Hall Dr. Record owner, lot 8
Nuha N. Mardini Potomac, MD 20854

Ali H. Gendi

Wedad N. Gendi

also trading as Mardini Associates
a Virginia Genéral Partnership

Mohamed K. Mardini 10609 Stepleford Hall Dr. Record owner, lot 9
Nuha N. Mardini Potomac, MD 20854

Ali H. Gendi

Wedad N. Gendi

Abdullah T. Bakhsh

also trading as Mardini Associates

a Virginia General Partnership

Chris Simopoulos 302 Riley Street Record owners, lot 10
Joan Simopoulns Falls Church, VA 22046
Vivian V. Jenkins c/o0 Marjorie Marcus Record owners, lot 11
Bertie M. Jenkins 1500 N. Johnson St.

Arlington, VA 22201
Curtis L. FunkBouser, Trustees for the Record owners, lot 12
Beverly K. Funkhouser Funkhouser Family Trust
Trustees 4436 Brookside Dr.

Alexandria, VA 22312
For the benefit of
Curtis L. Funkhouser and
Beverly K. Funkhouser

Glenn E. McMinn 3918 Rugby Road Record owners, lot 13
Dremo. J. M¢cMinn- - Fairfax, VA 22033
{check if applicable) { ] There are more relationships to be listed and Par. 1{a) is

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

FORM RZA-Attachl (a)-1 {7/27/89) E-Version (B8/18/99)



/‘\ A~
\__ REZONING AFFIDAVIT ' Page Two

DATE: July 3, 2001
- (enter date affidavit is notarized)

2a0(-49
for Application No(s): _RZ 2001 sy 035 { ﬁﬁv
(enter County-assigned application number(s))

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

(NOTE: Include sole proprietorships herein.)
CORPORATION INFORMATION
NAME & ADDRESS OF CORPORATION: (enter complete name & number, street, city, state & zip code)
Madison Homes, Inc., 6723 Whittier Avenue, #104, McLean, VA 22010

DESCRIPTION OF CORPORATION: (check pne statement)
[ X There are 10 or less shareholders, and all of the shareholders are listed

below,
[ ] There are more tnan 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 n¢ shareholder owns 10% or more of
any class of stock issued by said corporation, and po shareholders are
listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial & last name)
Karen L. Schneiderman-

Ellen D. Rosenberger

Russell S. Rosenberger, Jr.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g.
President, Vice President, Secrestary, Tresasurer, etc.}

Russell S. Rosenberger, President/Director
Douglas Schneiderman, Vice President
Kimberly Nelson, Secretary

Joseph Ricketts, Treasurer

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

*+ pAll listings which include partnerships or corporations 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 nc shareholder owning 10% or more of any class of the
stock. 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.

L RZA-1 (7/27/89) E-Version (8/18/9%9)




Rez ing Attachment to Par.. .(b) page | 27

DATE: Juﬁly 3, 2001
: {enter date affidavit is notarized)

200(-99,

for Application No(s): RZ 2001 sU 035
{enter County-assigned application number(s))

NAME & ADDRESS OF CORPORATION: .(enter complete name & number, street, city, state & zip code)
Stephen K. Fox, P.C., 10511 Judicial Dr., Suite 112, Fairfax, VA 22030

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial & last name)
Stephen K. Fox, Sole shareholder

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

Stephen K. Fox, President/Director

NAME & ADDRESS OF CORPORATION: (enter complete name & number, street, city, state & zip code)
Dewberry & Davis, LLC, A Virginia Limited Liability Company,
8401 Arlington Blvd., Fairfax, VA 22031

DESCRIPTION OF CORPORATION: (check one statement)
[ ¥ There are 10 or less shareholders, and all of the shareholders are listed below.

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial & last name)
The Dewberry Companies, LC, Member
Larry J. Keller, Member
Dennis M. Couture, Member
Steven A. Curtis, Member

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

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

d&grm RZA-Attachl{b)-1 (7/27/89) E-Version (8/18/99)



Renoning Attachment to Par’ 1 (b) Page%f_}'{

{enter date affidavit is notarized)

2e0| — A~

for Application No(s): RZ 2001 SU 035
: (enter County-assigned application number(s))

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

The Dewberry Companies, LC, 840l Arlington Blvd., Pairfax, VA 2203l

DESCRIPTION OF CORPORATION: (check one statement)

[x] There are 10 or legs shareholders, and all of the shareholders are listed below.

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

{ ] There are more than 10 shareholders, but arehold wns or more of any class
of stock issued by said corporation, and pno shareholders are listed below.

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

Sidney ©O. Dewberry, Member Karen S. Grand Pre, Member Thomas L. Dewberry,
__Barry K. Dewberrv, Member _ Michael S. Dewberry, Member Membexr

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

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

DESCRIPTION OF CORPORATION: (check one statement)

f ] There are 10 or less sharehqlders, and all of the shareholders are listed below.
f 1 There are more thap 10 shareholders, and all of the sharehoclders owning 10% or more

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

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

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

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

Form RZA-Attachl (b)-1 (7/27/89) E-Version (8/18/99)




REZONING AFFIDAVIT Page Three

- DATE: July 3, 2001
) (enter date affidavit is notarized)
for Application No(s): RZ 2001 SUzs ' Ml'Q?W

{enter County-assigned application number (s))

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

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

Mardini Associates, a Virginia General Partnership, 7101 Wisconsin Ave.,
Suite 105, Bethesda, MD 20814

(check if applicable) [x] The above-listed partnership has po limited partners.

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

Dr. Mohamed K. Mardini, General Partner
Mrs. Nuha N, Mardini, General Partner
Mr. Ali H. Gendi, General Partner

Mrs. Wedad Gendi, General Partner

Mr. Abdullah P. Baksh, General Partner

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

#*+« p11 listings which include partnerships or corporations 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 nc shareholder owning 10% or more of any class of the
stock. 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.



~  REZONING AFFIDAVIT ( - ' Page Four

DATE: July 3, 2001
N {enter date affidavit is notarized)

for Application No{s): RZ 2001 SU (3= 2%{ —?ﬁ,\,
{enter County-assigned application number(s))

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

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

None

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

3. That within the twelve-month period prior to the filing of this application, no member of
the Fairfax County Board of Supervisors or Planning Commission or any member of his or
her immediate household, either directly or by way of partnership in which any of them is
a partner, employee, agent, or attorney, or through a partner of any of them, or through
a corporation in which any of them is an officer, director, employee, agent, or attorney
or holds 10% or more of the outstanding bonds or shares of stock of a particular class,
has, or has had any business or financial relationship, other than any ordinary depositor
or customer relationship with or by a retail establishment, public utility, or bank,
including any gift or donation having a value of $200 or more, with any of those listed
in Par. 1 above.

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

Dewberry & DAvis LLC donated in excess of $200 to Connolly for
Supervisor

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

4. That the information contained in this affidavit is complete 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 applicatien.

WITNESS the following signature: ﬁ Z %
ya * rd W_

(check one) [ ] Applicant ' (X] Applicant’s Yauthorized Agent

Stephen K. Fox, Attorney/Agent
{type or print first name, middle initial, last name & title of signee)

Subscribed and sworn to before me this _3ré _ day of July, 2001 , . in the
July 31, 2002 Notary Public

My commission expires:

d\{oau RZA-1 (7/27/89) E-Version (8/18/99)
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STEPHEN K. FOX
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' ATTORNEY AT LAW
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MAY 7 2001
Jane W. Gwinn
Zoning Administrator
County of Fairfax Z0NING EVALUATION VISION
12055 Government Center Parkway -
Fairfax, Virginia 22035

Re:  Statement of Justification; Madison Homes, Inc.; Application to Rezone
Fairfax Tax Map 045-2 ((2)), lot 17; (1.9327 acres) R-1 to R-5

Dear Ms. Gwinn:

This application to amend the zoning map is submitted on behalf of Madison Homes, Inc.
to rezone Tax Map No. 045-2 ((2)), lot 17 consisting of 1.9327 acres from the R-1 district to the
R-5 district as more specifically set forth herein and in the supporting documents which
accompany this application.

The property which is the subject of this application consists of one (1) previously
platted lot located west of Rugby Road between Route 50 and the Fairfax County Parkway. In
general, the property is bounded on the north by Fairfax County Parkway, on the south by Lee
Jackson Memorial Highway (U.S. Route 50), on the west by Rose Development, LLC, and by
Rugby Road to the east.

Madison Homes has been successful, with two (2) exceptions, in consolidating the
parcels available for re-development located on the west side of Rugby Road. This application,
and the companion application submitted herewith for Tax Map parcels 5-13, seeks to rezone the
referenced parcel to the R-5 district for development of single family detached residences at a
density of 4.66 dwelling units per acre. Madison Homes has significant background and
experience in this neighborhood, having rezoned, engineered and planned the residences on a
similarly sized consolidated parcel to the north of the Parkway and west of Rugby Road (see Tax
Map 45-2 ((15), Lots 1-43). It is the applicant’s intent to bring to the community an identical
quality of development and building as created heretofore, showing sensitivity to the
environment and the neighboring communities.

This application proposes substantial commitments to open space preservation, tree
preservation and management of storm water for both quality and quantity parameters. The
application meets or exceeds Zoning Ordinance requirements except where noted on the
Generalized Development Plan (GDP), and in such cases, the applicant has requested a waiver of
the prevailing standard, justifying the waiver request by a showing that it can meet the
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overriding intent of the Zoning Ordinance.

ATIONSHIP TO THE PREHENSIVE PL

The Current Plan Language

The current text of the Comprehensive Plan recommends

“6. The Murray Farms subdivision south of the Fairfax County Parkway is plan
for residential use at a density of 1-2 dwelling units per acre. As an option,
development may be appropriate for 4-5 dwelling units per acre if all of the land,
except for the church property, and any property approved for institutional use is
consolidated and development results in a density compatible with the Fair
Woods subdivision immediately to the east.” (Area III volume, page 501, Fairfax
County Comprehensive Plan).

It is believed that, while perhaps valid when adopted, the existing Comprehensive Plan
recommendations evolved into an overly restrictive requirement. Read literally, it required the
development community to consolidate the vacant or re-developable parcels on the east and west
sides of Rugby Road, a nearly impossible condition in and of itself. The acquisition of several
parcels on the east side of Rugby Road for institutional uses made this task even more
impossible to achieve.

The Proposed Qut-of Turn Comprehensive Plan Amendment

In view of the neighborhood changes noted above, the property owners and the applicant
requested the Sully District Supervisor to move the Board of Supervisors to amend the
Comprehensive Plan to more realistically encourage re-development of the neighborhood.
Amendment No. S00 111 UP3 is scheduled for hearing before the Planning Commission and the
Board of Supervisors. The requested amendment, if adopted, has two purposes, j.¢., t0 separate
the east and west sides of Rugby Road for consolidation purposes and to permit density at the
enhanced density level provided that (a) substantial consolidation of parcels is achieved, and (b)
the applicant demonstrates that parcels that are not consolidated into the application may be
developed at a later date at a like density so as to appear as a unified neighborhood. The Staff
recommendation is attached hereto as Exhibit 1 (See; page 4 of 5).

CONCLUSION" -

The application submitted herewith, and the companion application, achieves the
objectives of the Comprehensive Plan amendment in that the applicant has assembled 11 of 13
parcels in private ownership. Additionally, the applicant has sought to join parcel 18 (owned by
the Board of Supervisors and arguably excess/surplus property) into the application. The
applicant has demonstrated that the remaining parcels, 14 and 16, which have not joined into the
application may be integrated at a future date into the proposed development in a manner which
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achieves like densities in an integrated development by providing interparcel connections.

The utilities and other public services necessary for the development of the proposed
neighborhood are already in place or will be in place to serve the proposed development. We
include herewith the application fee in the amount of $5,160.00 and the required submission
items. After review of the enclosed materials by Zoning Staff, we would appreciate your
scheduling the required public hearings before the Planning Commission and the Board of
Supervisors pertaining to this and its companion applications.

Stephen K. Fox
Enclosures

cc: Hon. Michael Frey, Supervisor
Mr. Ronald Koch, Planning Commissioner
Russell S. Rosenberger, Jr.
Lawrence McDermott
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PROPOSED COMPREHENSIVE
~ PLAN AMENDMENT
2000
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April 5, 2001

ITEM: SO00-1Il-UP3

GENERAL LOCATION: East and west of the
intersection of Rugby Road and Lee-Jackson
Highway (Route 50)

MAGISTERIAL DISTRICT: Sully
PLANNING AREA: Ili

PLANNING DISTRICTS: Upper Potomac, Fairfax
Center Area

SUB-DISTRICT DESIGNATIONS: UPS, Lee-
Jackson Community Planning Sector; Falrfax
Center Area Land Unit A, Sub-Unit A1

PARCEL LOCATION: 45-2 ((2)) 2-18, 30, 31, 32A
PLANNING COMMISSION PUBLIC HEARING:

Thursday, April 1, 2001 @ 8:15 PM.

BOARD OF SUPERVISORS PUBLIC HEARING:

Monday, May 7, 2001 @ 4:00 PM.

PLANNING STAFF DOES RECOMMEND
THIS ITEM FOR PLAN AMENDMENT

Reasonable accommodation is available upon 7 days
advance notice. For additional information about

For additional information about this amendment cal (703) 324-1210, sccommodation call (703) 324-1334.
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DETAILED PARGEL LOCATION MAP FOR SUBJECT PROPERTIES AND
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STAFF REPORT FOR OUT-OF-TURN PLAN AMENDMENT S00-ITI-UP3
BACKGROUND

On December 4,.2000, the Board of Supervisors authorized an Out-of-Turn Plan amendment for
the Murray Farms Subdivision on both sides of Rugby Road, north of Route 50/Lee-Jackson
Memorial Highway and south of the Fairfax County Parkway. Currently the Comprehensive
Plan recommends residential use at 1-2 dwelling units per acre (du/ac), with an option for
residential use at 4-5 du/ac with consolidation of all the property on both sides of Rugby Road,
excluding any property approved for institutional use.

Efforts have been under way for several years to consolidate the property in Murray Farms and
redevelop it according to the option in the Comprehensive Plan. The Board’s motion for this
Out-of-Turn Plan amendment directs staff to evaluate the Plan’s consolidation requirements,
including consideration that the east and west sides of Rugby Road be allowed to develop in
separate consolidations.

CHARACTER OF THE AREA

The subject property is located in Tax Map 45-2((2)) and consists of 18 parcels, excluding the
church property. All the parcels fronting on Route 50 on the west side of Rugby Road are vacant
with the exception of Parcel 10 that includes a small vacant house. These parcels are about one
acre in size. The remainder of the parcels on the west side of Rugby Road is developed with
single-family detached homes. On the east side of Rugby Road, the Fairfax Church of Christ,
occupying the north east corner of the subdivision, acquired Parcel 31 in 1999 for church use.
La Petite Academy Inc. owns Parcels 3 and 4 (approximately 2 acres total) on the eastern corner
of the intersection of Rugby Road and Route 50. In 1987, a Special Exception was originally
approved for a childcare center on these parcels owned by La Petite Academy. The Special
Exception approval for a childcare center has expired and a new application would have to be
filed and approved to re-establish this use at this location. The remaining vacant Parcels 30 and
2 are about two acres and three acres in size, respectively.

e To the north is the Fairfax County Parkway that separates the subject area from the
remainder of Murray Farms to the north. A new subdivision has recently been built with R-3
zoning on the west side of Rugby Road, utilizing a Plan option for residential use at 2-3 du/ac
with consolidation. Northeast of the intersection of Alder Woods Drive and Rugby Road is
the Fair Oaks/Inova Hospital medical complex. Medical office buildings are planned on the
cast side of Rugby Road, as well as a senior care residential facility and a child care center.

o To the east is the Fair Woods residential subdivision that is planned and developed with
townhouses at 5 dwelling units per acre (zoned PDH-5). This subdivision’s only point of
access is Burning Bush Drive that intersects with Rugby Road immediately south its
intersection with the Parkway.

e To the west is a golf course and driving range. Part of this area has been rezoned for
development under the Plan for residential use at 2-3 du/ac (RZ 95-Y-058).
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o To the south, across Route 50 are neighborhoods predominantly planned and developed for
residential use at 2-3 du/ac and a church. To the west are two higher-density residential
developments, one zoned R-8 and the other R-20.

COMPREHENSIVE PLAN CITATIONS:

The subject property is split between the Fairfax Center Area to the east and the Upper Potomac
Planning District to the west, as follows. See the “Current Plan™ map in the beginning of this
staff report for the delineation of the UP8 and A areas.

On page 501 of the Area III volume of the Comprehensive Plan, as amended through June 26,
1995, in the Upper Potomac Planning District, UP 8 Lee-Jackson Community Planning Sector,
“Land Use,” the Plan states:

“6.  The Murray Farms subdivision south of the Fairfax County parkway is planned
for residential use at 1-2 dwelling units per acre. As an option, development may be
appropriate at 4-5 dwelling units per acre if all the land except the church property, and
any property approved for institutional use is consolidated and development resuits in a
density compatible with the Fair Woods subdivision immedijately to the cast.”

On page 263 of the Area III volume of the Comprehensive Plan, as amended through June 26,
1995, in the Fairfax Center Area, Land Unit A, Sub-unit A1, the Plan states:

“Sub-unit A1

This sub-unit contains the portion of the Murray Farms subdivision located south of the
Fairfax County Parkway and is planned for residential use at 5 dwelling units per acre at
the overlay level. Development of this land unit should be compatible with the stable
Fairwoods [sic.] subdivision immediately to the east. Substantial parcel consolidation is
a primary condition for developing the Murray Farms area at the overlay level.”

The Fairfax Center Area Land Unit Summary Chart for Land Unit A, found on page 266 of the
Area I1I volume, shows the following residential densities for Sub-unit Al:

o Baseline; 2 du/ac

¢ Intermediate: 3.5 du/ac

e Overlay: 5 dufac

The Comprehensive Plan Map shows residential use at 1-2 dwellmg units per acre for UP8 and
the Fairfax Center Area designation where applicable.

PLAN HISTORY

In 1990, the Comprehensive Plan map and text recommended the subject area for residential use
at 1-2 du/ac. During the 1991 Fairfax Planning Horizons process, suggestions were considered
to: 1) retain the recommendation for low density residential use; or 2) to re-plan the area for a
mixture of retail, mixed use, and high-density residential uses. The latter suggestion was not
adopted, but the Centreville Task Force and the Planning Commission supported adding an
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option for 4-5 du/ac with the following caveat: . . . if all the land, except the church property, is
consolidated . . . .” This change also resulted in a modification of the Plan text for the Fairfax
Center Area portion of the subject area to allow 5 du/ac at the overlay, as long as: . . .
Substantial parcel consolidation is a primary condition for developing the Murray Farms area at
the overlay level.” As aresult of the 1994 Area Plans Review, the UP8 text was modified to
exempt any land approved for institutional use from the consolidation requirements. This was
intended to recognize that the church and the La Petite Academy properties were unlikely to be
consolidated for redevelopment.

ANALYSIS

As the “Current Plan” map in this report shows, part of the subject area west of Rugby Road is in
UPS and part is in the Fairfax Center Area (Al). Nine out of the thirteen parcels, representing
about 82 per cent of the land area west of the road, are in both UP8 and Al. Most,butnotall of
the east side of the road is in Al.

The central issue of this Out-of-Turn Plan amendment is the conditions, including the
consolidation requirements to achieve the optional level of development, 4-5 du/ac in UP8 and 5
du/ac at the overlay in the Fairfax Center Area. The UP8 text calls for consolidating all the land
except the church and any property approved for institutional use, i.e., the La Petite property
when it had an valid Special Exception approval. Because the Special Exception approval has
expired, this property is no longer exempt from the consolidation language. The Fairfax Center
Area text requires “substantial parcel consolidation.” Both sections of the Plan recommend that
any development at the optional/overlay level be compatible with the Fair Woods subdivision
immediately to the east.

The character of Murray Farms has changed significantly in the past decade. Originally the
Murray Farms community existed as a single-family neighborhood on large lots flanking both
sides of Rugby Road between Route 50 and Ox Trail. Recently, the Fairfax County Parkway
divided the community into separate areas to the north and south. In addition, the increased
presence of institutional uses has changed the character of Murray Farms. North of the Parkway
is the Fair Oaks Hospital complex. South of the Parkway, the church has expanded and La Petite
Academy, a national childcare company, owns two parcels on the comer of Rugby Road and
Route 50 (although their Special Exception approval for a childcare facility has expired and this
development has not occurred).

The current Comprehensive Plan text for the subject property reflects assumptions about Murray
Farms that may no longer be viable. Originally the land areas on each side of the road were
roughly comparable. This would have provided the flexibility to redevelop the area in a fashion
that would resemble a single community. The ability to consolidate an area on the east side that
is similar in size to the west has been limited by the increased amount of institutional use. Asa
result, the requirement for full consolidation of both sides of the road is perhaps no longer as
important as it once was.

Given the change in circumstances for Murray Farms, allowing the two sides of the road to be
consolidated separately appears to be the best approach. The eastern side and westemn sides
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could reasonably be expected to develop independent of each other in a harmonious and
attractive manner.

RECOMMENDATION
Staff recommends that the Comprehensive Plan be amended as follows:
MODIFIY: Page 501 of the Area IIT volume of the Comprehensive Plan, as amended through

June 26, 1995, and subsequently amended, in the Upper Potomac Planning District, UP8
Lee-Jackson Community Planning Sector, “Land Use,” as follows:

“6. The Murray Farms subdivision south of the Fairfax County parkway is planned for
residential use at 1-2 dwelling units per acre. Asan 0pnon, deveIOpment may be
appropnate at4-5 dwelhng umtsperacrc ifall-th -

i approved for inditutional use. In addition. the following conditions chowld be

met:
a) Develo sho tible with the Fair Woods subdivision to
east;
b velo should occur in anner rmits future development
CO; i theCo hensive

b).De lo t d ina et future develo ment

unconsolidated 1s to be upified wi initjal consolidation.

Unconsolid Is id r 4-5 dwelli i r acre if the
desi to be fully integrated with existing (o A4 djacent

development.

¢) Tra 3 irculation should be coordinated to th test extent possible, in an
attempt to minimize the number of access points on Rugby Road.
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MODIFY:  Page 263 of the Area Il volume of the Comprchensive Plan, as amended through
June 26, 1995, in the Fairfax Center Area, Land Unit A, Sub-unit A1, the Plan states:

“Sub-unit Al
This sub-unit contains the portion of the Murray Farms subdivision located south of the
Fairfax County Parkway and is planned for resndentxa] use at 5 dwellmg umts per acre at
the ovcrlay level Deve eq

it ORS¢ .

g&gdmog for dge!opmg; that apply for the portion of Murray Farms in UPS Lee-
n Co Plannj 0 Poto Planni istrict) sho to
SumigAl.”

MODIFY:  Page 266 of the Area III volume of the Comprehensive Plan, as amended through
June 26, 1995, in the Fairfax Center Area, Land Unit A, Sub-unit A-1, the Land Unit
Summary Chart for Land Unit A, modify the Overlay level, as follows:

LAND UNIT SUMMARY CHART - LAND UNIT A (continued)

Overlay Level
Al RES

Note: These sub-units are within the Water Supply Protection Overlay District.

The Comprehensive Plan Map will not change.
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STEPHEN K. FOX
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ATTORNEY AT LAW
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(703) 273-7220 } ‘ £ FAX (;Bmm
stox@patriot.net July 27, 2001 i 2., 200/

Jane W. Gwinn ONING By si

Zoning Administrator R Pivigys

County of Fairfax ON

12055 Government Center Parkway

Fairfax, Virginia 22035

Re: AMENDED Statement of Justification; Madison Homes, Inc.; Applicition to
Rezone Fairfax Tax Map 045-2 ((2)), lots 5 to 15; (14.88 acres) R-1 to R-5

Dear Ms. Gwinn:

This amended Statement of Justification is revised to reflect the addition of two (2)
parcels to the rezoning application, Lot 14 (1.99 acres) and Lot 15 (1.97 acres). This application
is to amend the zoning map is submitted on behalf of Madison Homes, Inc. to rezone Tax Map
No. 045-2 ((2)), lots 5 to 15 consisting of an aggregate of 14.88 acres from the R-1 district to the
R-§ district as more specifically set forth herein and in the supporting documents which
accompany this application.

The property which is the subject of this application consists of eleven (11) previously
platted lots located west of Rugby Road between Route 50 and the Fairfax County Parkway. In
general, the properties are bounded on the north by Fairfax County Parkway, on the south by Lee
Jackson Memorial Highway (U.S. Route 50), on the west by Rose Development, LLC, and by
Rugby Road to the east.

Madison Homes has been successful, with one (1) exception, in consolidating the parcels
available for re-development located on the west side of Rugby Road. This application, and the
companion application previously submitted for Tax Map parcel 17, seeks to rezone the
referenced parcels to the R-5 district for development of single family detached residences at a
density of 5.84 dwelling units per acre. The application now proposes 76 market rate dwelling
units and 11 Affordable Dwelling Units (ADU’s). The ADU’s have been designed to have an
outward appearance similar to the market rate units. Since it is anticipated that the ADU’s will
be occupied by families with children (or of child bearing age). It is further expected that a
substantial percentage of the market rate units may be occupied by mature couples without
school-aged children. Therefore, the GDP proposes to place the ADU units in close proximity to
one another to afford the occupants of the ADU’s a sense of community.

Madison Homes has significant background and experience in this neighborhood, having
rezoned, engineered and planned the residences on a similarly sized consolidated parcel to the
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north of the Parkway and west of Rugby Road (see Tax Map 45-2 ((15), Lots 1-43). Itis the
applicant’s intent to bring to the community an identical quality of development and building as
created heretofore, showing sensitivity to the environment and the neighboring communities.

This application proposes substantial commitments to open space preservation, tree
preservation and management of storm water for both quality and quantity parameters. The
application meets or exceeds Zoning Ordinance requirements except where noted on the
Generalized Development Plan (GDP), and in such cases, the applicant has requested a waiver of
the prevailing standard, justifying the waiver request by a showing that it can meet the -
overriding intent of the Zoning Ordinance.

RELATIONSHIP TO THE COMPREHENSIVE PLAN
The C ian

The current text of the Comprehensive Plan recommends

“6. The Murray Farms subdivision south of the Fairfax County Parkway is plan
for residential use at a density of 1-2 dwelling units per acre. As an option,
development may be appropriate for 4-5 dwelling units per acre if all of the land,
except for the church property, and any property approved for institutional use is
consolidated and development results in a density compatible with the Fair
Woods subdivision immediately to the east.” (Area HI volume, page 501, Fairfax
County Comprehensive Plan).

It is believed that, while perhaps appropriate when adopted, the existing Comprehensive Plan
recommendations evolved into an overly restrictive requirement. Read literally, it required the
development community to consolidate the vacant or re-developable parcels on the east and west
sides of Rugby Road, a nearly impossible condition in and of itself. The acquisition of several
parcels on the east side of Rugby Road for institutional uses made this task even more
impossible to achieve,

The Propos fT mprehensive Pl endment

In view of the neighborhood changes noted above, the property owners and the applicant
requested the Sully District Supervisor to move the Board of Supervisors to amend the
Comprehensive Plan to more realistically encourage re-development of the neighborhood.
Amendment No. S00 111 UP3 is scheduled for hearing before the Planning Commission and the
Board of Supervisors. The requested amendment, if adopted, has two purposes, j.e., to separate
the east and west sides of Rugby Road for consolidation purposes and to permit density at the
enhanced density level provided that (a) substantial consolidation of parcels is achieved, and (b)
the applicant demonstrates that parcels that are not consolidated into the application may be
developed at a later date at a like density so as to appear as a unified neighborhood. The Staff
recommendation is attached hereto as Exhibit 1 (See; page 4 of 5). '
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CONCLUSION

The application submitted herewith achieves the objectives of the Comprehensive Plan
amendment in that the applicant has assembled 12 of 13 parcels in private ownership.
Additionally, the applicant has sought to join parcel 18 (owned by the Board of Supervisors and
arguably excess/surplus property) into the application. The applicant has demonstrated that the
remaining parcel, Lot 16, which has not joined into the application may be integrated at a future
date into the proposed development in a manner which achieves like densities in an integrated
development by providing interparcel connections.

The utilities and other public services necessary for the development of the proposed
neighborhood are already in place or will be in place to serve the proposed development. We
include herewith the amendment application fee in the amount of $1,245.00 ($845, plus $105 x
4 acres) and the required submission items. After review of the enclosed materials by Zoning
Staff, we would appreciate your scheduling the required public hearings before the Planning
Commission and the Board of Supervisors pertaining to this and its companion applications.

Very truly yours,
Stephen K. Fox
Enclosures
cc: Hon. Michael Frey, Supervisor
Mr. Ronald Koch, Planning Commissioner

Russell S. Rosenberger, Jr.
Lawrence McDermott




APPENDIX 5

FAIRFAX COUNTY, VIRGINIA
MEMORANDUM

TO: Barbara A. Byron, Director

Zoning Evaluation Division, DPZ

o’ L Xd

FROM: Bruce ey Douglas, hief

Environment & Development Review Branch, DPZ
SUBJECT: Land Use Analysis: RZ 2001-SU-034 and 035, Madison Homes, Inc.
DATE: 12 October 2001

This memorandum includes citations from the Comprehensive Plan that provide guidance for the
evaluation of the rezoning applications and Generalized Development Plans (GDP) dated May 4,
2001 as revised through July 26, 2001. The extent to which the proposed use, intensity and the
development plan are consistent with the land use guidance and environmental recommendations
of the Comprehensive Plan is noted.

NOTE: The subject properties are impacted by Out-of-Turn Plan Amendment S00-I1I-UP3,
which was heard and approved by the Board of Supervisors on August 6, 2001. This report
reflects the Board's adoption of the recently amended Plan text.

DESCRIPTION OF THE APPLICATION

The two related rezoning applications encompass the majority of lots in an existing subdivision
known as Murray Farms, situated along the west side of Rugby Road. The rezoning applications
represent an assemblage of several contiguous lots for redevelopment; however, the application
properties are not contiguous, but are separated by a single lot that has not been consolidated into
either rezoning application. The table below describes the rezoning applications:

Application Land Existing Proposed Zoning | Proposed

Area Zoning Density/Units
RZ 01-SU-034 1.93 ac R-1 R-5 4.66 dufac 9 units
RZ 01-SU-13% 14.88.ac | R-1 R-5 5.84 du/ac 87 units*

* Includes 11 Affordable Dwelling Units - 20% density bonus applied)
The applicant proposes development of single family attached homes in clusters of 4 units with

affordable dwelling units located adjacent to Rt. 50. A stormwater management pond and rain
garden are depicted adjacent to the western boundary of the development.

PARZSEVORZ2001SU034LU doc
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CHARACTER OF THE SURROUNDING AREA

The application properties are located on the west side of Rugby Road, at the intersection of
Rugby Road and Route 50, approximately 500 feet west of the Fairfax County Parkway. The
existing lots fronting on Rt. 50 are vacant with the exception of Parcel 10, which contains a
small, vacant house. The remainder of the lots along the west side of Rugby Road are developed
with single family detached homes. The Fairfax Church of Christ is situated to the east, across
Rugby Road. The Fairfax County Parkway abuts the application property to the north; to the
south, across Rt. 50 are single family detached and attached developments. A golf course and
driving range abut the application properties to the west. The unconsolidated parcel, Lot 16, is
developed with a relatively new, single family detached home.

COMPREHENSIVE PLAN CITATIONS

Plan Area: III Planning Sector:  Lee-Jackson Conimunity Planning Sector (UPS)
Upper Potomac Planning District
Fairfax Center Area Land Unit A, Sub-unit A-1

On August 6, 2001, the Board of Supervisors approved the following modification as an
amendment to the Comprehensive Plan text:

On Page 120 of 128 of the Area III volume of the 2000 Comprehensive Plan,

“6. The Murray Farms subdivision south of the Fairfax County parkway is planned for
residential use at 1-2 dwelling units per acre. As an option, development may be
appropriate at 4-5 dwelling units per acre. Redevelopment of this area should strive to
create a sense of community and coordinated and attractive residential development on

both sides of Rugby Road. This optional density may be considered under the following
conditions:

* West of Rugby Road, an initial iand consolidation of a minimum of 12 acres is
required. This initial land consolidation may be satisfied by one or more rezoning
applications that are coordinated, fully integrated in terms of design, and concurrently
pursued with the County. In addition, the following conditions should be met:

a) New development should mitigate impacts on any existing residential uses on
unconsolidated parcels using techniques such as screening and buffering; and

b) Development should occur in a manner that permits future development of
unconsolidated parcels to be unified with the initial consolidation.
Unconsolidated parcels may be considered for 4-5 dwelling units per acre if they
are designed to be fully integrated with existing (or approved) adjacent
development.
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c) Traffic circulation should be coordinated to the gi'eatest extent possible, in an
attempt to minimize the number of access points on Rugby Road."

And on Pages 48 and 49 of 122 of the Area III volume of the 2000 Comprehensive Plan, in
the Fairfax Center Area, Land Unit A, Sub-unit A1, the Plan states:

“Sub-unit Al

This sub-unit contains the portion of the Murray Farms subdivision located south of the
Fairfax County Parkway and is planned for residential use at 5 dwelling units per acre at
the overlay level. The same conditions for development that apply for the portion of
Murray Farms in UP8 Lee-Jackson Community Planning Sector (Upper Potomac
Planning District) should apply to Sub-unit Al1.”

LAND UNIT SUMMARY CHART - LAND UNIT A
Overlay Level
Al RES 5*

* See Area III, Upper Potomac Planning District, UP8 Lee-Jackson Community Planning
Sector, for conditions for development at the overlay level.

Note: These sub-units are within the Water Supply Protection Overlay District.

PLAN MAP: Residential 1-2 du/ac
ANALYSIS

Both of the proposed rezoning applications are in conformance with the use and intensity
recommendations of the Comprehensive Plan. Both applications have resulted in the
consolidation of all but one property, Parcel 16, which is located between the rezoning
application properties. The proposed designs of the two pending rezoning applications are
coordinated in a manner so that segments. of a proposed street are designed to eventually link
through the unconsolidated parcel at some future time. However, the development proposals
raise the following concerns:

Issue: Buffering and Screening The recently amended Plan text recommends that new
development should mitigate impacts on any existing residential uses on unconsolidated parcels
using techniques such as screening and buffering. The GDPs for the rezoning applications
provide for a single row of deciduous trees along the south side of the unconsolidated parcel and
for a driveway access for units along the north side with no screening depicted. Development at
the optional and overlay levels of 4-5 du/ac is predicated on the provision of appropriate levels of
screening to mitigate impacts on the unconsolidated parcel. The screening and buffering
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provided by the concurrent rezoning applications should be improved.

Issue: Minimizing Access Points The recently amended Plan text also recommends minimizing
access points along Rugby Road. The development plan depicts 3 access points to the south and
one to the north of the unconsolidated parcel. In keeping with the Plan guidance, the
northernmost access should be closed at such time as full consolidation and redevelopment of
Parcel 16 is achieved. One access point to the south should be also be deleted.

Issue: Design Quality Since a portion of the development is within the Fairfax Center area,
additional design information related to building elevations, lighting, focal landscaping features

and site amenities should be provided to reflect the high quality design standards anticipated for
Fairfax Center development.

BGD: DMJ
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APPENDIX 6

_ FAIRFAX COUNTY, VIRGINIA
| MEMORANDUM

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

FROM: Angela Kadar Rodeheaver, Chief
Site Analysis Section
Department of Transportation
FILE: 3-4 (RZ 2001-SU-034 & RZ 2001-SU-035)
SUBJECT: Transportation Impact Addendum
REFERENCE: RZ 2001-SU-034 & RZ 2001-SU-035: Madison Homes, Rugby Road I &
Rugby Road II
Traffic Zone: 1679
Land Identification Map: 45-2 ((2)) 5-15,17
DATE: November 20, 2001

Transmitted herewith are the comments of the Department of Transportation with respect to the
referenced application. These comments are based on the functional plan for Rugby Road
received November 19, 2001 and proffers dated November 19, 2001.

This review indicates that:

X__ All transportation issues identified in this department's prior report have been
adequately addressed.

None of the transportation issues identified in this department's report of
have been adequately addressed.

The issue(s) that remain outstanding may be identified from the summary of this
department's report of under item(s)

Supporting information/documentation (Traffic Impact Study/Draft Proffers/Revised Plan
or Plat) was not furnished sufficiently in advance to allow for review by this Department.
AKR:]j

cc:  Michelle Brickner, Director, Office of Site Development Services, Department of Public
Works and Environmental Services
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FAIRFAX COUNTY VIRGINIA
MEMORANDUM

TO: Barba.ra A. Byron, Director

Zoning Evaluation Division, DPZ
FROM: . Angela Kadar Rodeheaver, Chief

Site Analysis Section, DOT
FILE: 3-4 (RZ 2001-SU -034)
SUBJECT: Transportation Impact

REFERENCE: RZ 2b01-SU-034, Madison Homes, Rugby Road I1

DATE:

Traffic Zone: 1679
Land Identification Map: 45-2 ((2)) 17

September 27, 2001

Transmitted herewith are the comments from the Department of Transportation with
respect to the referenced application. These comments are based on plans made available
to this office dated May 4, 2001, and revised through September 19, 2001,

The Comprehensive Plan shows this section of Rugby Road as a planned four-
lane divided facility and, therefore, the applicant should dedicate 45 feet of right-
of-way from the centerline of Rugby Road and should construct one-half of a
four-lane divided roadway with curb and gutter. If no frontage improvements are
provided, the applicant should dedicate 56 feet of right-of-way from the centerline
of Rugby Road plus ancillary easements,

The applicant should show on their development plan the improvements provided
on Rugby Road by Fair Oaks Hospital to the north of the Fairfax County
Parkway. This will be used to determine what the applicant needs to provide
south of the Parkway on Rugby Road.

Interparcel access to the south (parce! 16) should be provided for ultimate access
to Rugby 1.

Part of this site is in the Fairfax Center Area and subject to contribution to the
Fairfax Center Area Road Fund.
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e Driveways should be a minimum of 18 feet in length.

AKR/LAH/lah
¢c: Michelle Brickner, Director, Office of Site Development Services, DPW&ES






FAIRFAX COUNTY VIRGINIA

MEMORANDUM
TO: Barbara A. Byron, Director
Zoning Evaluation Division, DPZ
FROM: Angela Kadar Rodeheaver, Chief
Site Analysis Section, DOT
FILE: 3-4 (RZ 2001-SU-035)
SUBJECT: Transportation Impact

REFERENCE: RZ 2001-SU-035, Madison Homes, Rugby Road I

DATE:

Traffic Zone: 1679
Land Identification Map: 45-2 {((2)) 5-15

September 27, 2001

Transmitted herewith are the comments from the Department of Transportation
with respect to the referenced application. These comments are based on plans
made available to this office dated May 4, 2001, and revised through September
19, 2001.

The Comprehensive Plan shows this section of Rugby Road as a planned
four-lane divided facility and, therefore, the applicant should dedicate 45
feet of right-of-way from the centerline of Rugby Road and should
construct one-half of a four-lane divided roadway with curb and gutter. If
no frontage improvements are provided, the applicant should dedicate 56
feet of right-of-way from the centerline of Rugby Road plus ancillary
easements.

There are too many entrances on Rugby Road. There should be no more
than two entrances. The main entrance should align with the church
entrance on the other side of the road,

Right and left tum lanes should be provided at the entrance as interim
improvements on the undivided Rugby Road.

An additional 12 feet of right-of-way should be provided on Route 50 for a
distance of 400 feet from the western property line.
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¢ Interparcel access to the north (parcel 16) should be provided for ultimate
access to Rugby II.

o Part of this site is in the Fairfax Center Area and is subject to contribution
to the Fairfax Center Area Road Fund.

e Driveways should be 2 minimum of 18 feet in length.

AKR/LAH/lah -
cc: Michelle Brickner, Director, Office of Site Development Services, DPW&ES
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COUNTY OF FAIRFAX, VIRGINIA

MEMORANDUM
TO: Barbara A. Byron, Director
Zoning Evaluation Division, DPZ
[Rei SL 0-7&-
FROM: Bruce G. Douglas“Chief

Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ASSESSMENT: RZ-2001-SU-034,
Madison Homes

DATE: 17 October 2001

BACKGROUND:

This report, prepared by Irish Grandfield, includes citations from the Comprehensive
Plan that list and explain environmental policies for this property. The citations are
followed by a discussion of environmental concems, including a description of potential
impacts that may result from the proposed development as depicted on the Development
Plan dated May 4, 2001. The report also identifies possible solutions to remedy
environmental impacts. Alternative solutions may be acceptable provided that they
achieve the desired degree of mitigation and are compatible with Plan policies.

COMPREHENSIVE PLAN CITATIONS:

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

1. Transportation Generated Noise (Objective 4, pp. 95-96, The Policy Plan)

“Minimize human exposure to unhealthful levels of transportation generated
noise.

Policy a. Regulate new development to ensure that people are
protected from unhealthful levels of transportation noise. . .

New development should not expose people in their homes, or other noise
sensitive environments to noise in excess of DNL 45 dBA, or to noise in
excess of DNL 65 dBA in the outdoor recreation areas of homes. To
achieve these standards new residential development in areas impacted by
highway noise between DNL 65 and 75 dBA will require mitigation. New

PARZSEVC\RZ2001SU035Env.doc
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o «

residential development should not occur in areas with projected highway
noise exposures exceeding DNL 75 dBA....”

Water Quality (Objective 2, pp. 91-92, The Policy Plan)

"Objective 2: Prevent and reduce pollution of surface and groundwater
resources. :

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

Tree Preservation (Objective 10, p. 101, The Policy Plan)

“Objective 10: Conserve and restore tree cover on developed and
developing sites. Provide tree cover on sites where it is
absent prior to development.

Policy a: Protect or restore the maximum amount of tree cover on
developed and developing sites consistent with planned
land use and good silvicuitural practices . . .”

Trails (Objective 4, p. 59, The Policy Plan)

“Fairfax County should provide a comprehensive network of trails and
sidewalks as an integral element of the overall transportation network.

Policy a: Plan for Pedestrian, bicycle, and bridle path/hiking trail
system components in accordance with the Countywide
Trails Plan. . . ”

Prdblem Soil Areas (Objective 6, pp. 96-97, The Policy Plan)
“Objective 6: Ensure that new development either avoids problem soil

areas, or implements appropriate engineering measures
to protect existing and new structures from unstable

soils.

Policy b: Require new development on problem soils to provide
appropriate engineering measures to ensure against
geotechnical hazards.”

Light Pollution (Objective 5, p. 96 The Policy Plan)

“Minimize light emissions to those necessary and consistent with general
safety.
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Policy a: Recognize the nuisance aspects of unfocused light
emissions.”

ENVIRONMENTAI. ANAL VSIS:

This section characterizes the environmental concerns raised by an evaluation of this site
and the proposed use. Solutions are suggested to remedy the concerns that have been
identified by staff. There may be other acceptable solutions.

1. Transportation Generated Noise

Issue: Staff performed a preliminary highway noise analysis for this site based on
projected traffic levels for Fairfax County Parkway and Rugby Road. This
analysis produced the following noise contour projections (note: DNL
dBA is equivalent to dBA Lyg,) based on soft-site (vegetated) conditions:

FAIRFAX COUNTY PARKWAY:

DNL 65 dBA 285 feet from centerline
DNL 70 dBA (not an issue on this site)
DNL 75 dBA (not an issue on this site)

RUGBY ROAD:

DNL 65 dBA 150 feet from centerline
DNL 70 dBA 70 feet from centerline
DNL 75 dBA (not an issue on this site)

Many of the lots will be exposed to noise levels above DNL 65 dBA but
below DNL 70 dBA. The applicant should consider constructing a solid
noise barrier (landscaped berm, solid fence, or combination berm/fence)
between the noise source and affected lots to mitigate outdoor noise. The
structure must be architecturally solid from the ground up with no gaps or
openings and of sufficient height to adequately shield the impacted area
from the source of the noise (at least 6 feet high).

Suggested Solution: In order to reduce interior noise to a level of approximately
DNL 45 dBA, units within the DNL 65 ~ 70 dBA highway noise impact
zone should employ the following acoustical treatment measures:

o Exterior walls should have a laboratory sound transrmssmn class
(STC) rating of at least 39.

e Doors and windows should have a laboratory STC rating of at least
28 unless windows constitute more than 20% of any fagade
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‘Madison Homes at Rugby Road

exposed to noise levels of DNL 65 dBA or above. If windows
constitute more than 20% of an exposed fagade, then the windows
should have a STC rating of at least 39.

e All surfaces should be sealed and caulked in accordance with
methods approved by the American Society for Testing and
Materials (ASTM) to minimize sound transmission.

Water Quality

Issue: On arecent site visit, staff noted indications that there may be one or more
home heating oil fuel tanks on site. In addition, there may be individual
water wells. Improperly abandoned fuel tanks can contaminate surface
and ground water. Improperly abandoned wells can serve as a conduit to
introduce contamination into the groundwater.

Suggested Solution: All fuel storage tanks should be properly removed and
abandoned. Any existing wells onsite should be capped and abandoned in
accordance with Health Department regulations.

Tree Preservation
Issue: The Policy Plan calls for protecting and restoring some tree cover during

development. The site currently has several areas of mature trees. The
Development Plan does not show any area of tree preservation.

Suggested Solution: 1f the Forester concurs, preserve trees along the property line |

(the limits of clearing and grading should be relocated to 10 feet inside of
property line where trees are present). Several additional trees should also
be preserved including an oak near the front of the property and some
trees in the northwest portion of the site.

The applicant should transplant usable understory trees from forested
areas to be distributed into landscaped areas onsite.

Trails
Issue: The Countywide Trails Plan shows a proposed pedestrian trail planned

along Rugby Road. The Development Plan shows a conceptual location
for the trail.

Suggested Solution: The Director of DPWES will determine the appropriate trail
location and design at the time of site development.



BarbaraA.Byron
RZ 2001-SU-034, Madison Homes at Rugby Road
Page 5

5. Problem Soil Areas

Issue: The bedrock underlying this property is shallow. Blasting may be required
to install underground utilities, building foundations and/or basements
during development of this site. Nearby houses and wells could be
impacted by the blasting.

Suggested Solution: The applicant should commit to correct any problems related
to impacts on nearby properties from blasting on the site. Staff
recommends that the applicant commit to the following for wells and
foundations within 500 feet of the blasting:

1. Check the flow rate of any wells immediately before and
immediately following blasting.

2. Conduct a pre-blasting assessment of bacterial contamination
followed by a post-blasting bacterial assessment two months after
the blasting,

3. Check pre- and post-blasting condition of foundations and walls of
homes.

4. If changes in well water quantity or quality are noted, the applicant
should immediately remediate the problems.

At the time of site development, the applicant should submit geotechnical
studies to address potential soil problems.

6. Light Pollution

Issue: 1t is unclear from review of the development plan the location and types of
outdoor lighting that is proposed for this site. Staff does not object to any
particular style of lighting fixture as long as the design is appropriate and
the lighting does not cause light pollution.

Suggested Solution: All lighting provided on the property should be focused
directly on parking/driving areas and sidewalks. No lighting should
project beyond the property line. Total illumination levels should also be
controlled.

BGD:JPG
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COUNTY OF FAIRFAX, VIRGINIA

MEMORANDUM
TO: Barbara A. Byron, Director
Zoning Evaluation Diviston, DPZ
/3l Ll _}1‘ P -
FROM: Bruce G. Doug?as, hief

Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ASSESSMENT: RZ-2001-SU-035,
Madison Homes

DATE: 17 October 2001

BACKGROUND:

This report, prepared by Irish Grandfield, includes citations from the Comprehensive
Plan that list and explain environmental policies for this property. The citations are
followed by a discussion of environmental concerns, including a description of potential
impacts that may result from the proposed development as depicted on the Development
Plan dated July 26, 2001. The report also identifies possible solutions to remedy
environmental impacts. Altemative solutions may be acceptable provided that they
achieve the desired degree of mitigation and are compatible with Plan policies.

COMPREHENSIVE PLAN CITATIONS:

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

1. Transportation Generated Noise (Objective 4, pp. 95-96, The Policy Plan)

“Minimize human exposure to unhealthful levels of transportation generated
noise.

Policy a. Regulate new development to ensure that people are
protected from unhealthful levels of transportation noise. . .

New development should not expose people in their homes, or other noise
sensitive environments to noise in excess of DNL 45 dBA, or to noise in
excess of DNL 65 dBA in the outdoor recreation areas of homes. To
achieve these standards new residential development in areas impacted by

PARZSEVC\RZ2001SU035Env.doc
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highway noise between DNL 65 and 75 dBA will require mitigation. New
residential development should not occur in areas with projected highway
noise exposures exceeding DNL 75 dBA....”

Water Quality (Objective 2, pp. 91-92, The Policy Plan)

"Objective 2: Prevent and reduce pollution of surface and groundwater
resources.

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

Tree Preservation (Objective 10, p. 101, The Policy Plan)

“Objective 10: Conserve and restore tree cover on developed and
developing sites. Provide tree cover on sites where it is
absent prior to development.

Policy a: Protect or restore the maximum amount of tree cover on
developed and developing sites consistent with planned
land use and good silvicultural practices . . .”

Trails (Objective 4, p. 59, The Policy Plan)

“Fairfax County should provide a comprehensive network of trails and
sidewalks as an integral element of the overall transportation network.

Policy a:  Plan for Pedestrian, bicycle, and bridle path/hiking trail
system components in accordance with the Countywide
Trails Plan. . . ”

Problem Soil Areas (Objective 6, pp. 96-97, The Policy Plan)
“Objective 6: Ensure that new development either aveids problem soil

areas, or implements appropriate engineering measures
to protect existing and new structures from unstable

soils.

Policy b: Require new development on problem soils to provide
appropriate engineering measures to ensure against
geotechnical hazards.”

Light Pollution (Objective 5, p. 96 The Policy Plan)

“Minimize light emissions to those necessary and consistent with general
safety. '

P:\RZSEVC\RZ20015U035Env.doc
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Policy a: Recognize the nuisance aspects of unfocused light
emissions.”
ENVIRONMENTAL ANALYSIS:
This section characterizes the environmental concerns raised by an evaluation of this site
and the proposed use. Solutions are suggested to remedy the concemns that have been

identified by staff. There may be other acceptable solutions.

1. Transportation Generated Noise

Issue: Staff performed a preliminary highway noise analysis for this site based on
projected traffic levels for Route 50 and Rugby Road. This analysis
produced the following noise contour projections (note; DNL dBA is
equivalent to dBA Lg,) based on soft-site (vegetated) conditions:

ROUTE 50:

DNL 65 dBA 420 feet from centerline
DNL 70 dBA 195 feet from centerline
DNL 75 dBA 90 feet from centerline

RUGBY ROAD:
DNL 65 dBA 150 feet from centerline

DNL 70 dBA 70 feet from centerline
DNL 75 dBA (not an issue on this site)

Many of the lots will be exposed to noise levels above DNL 65 dBA. The |

applicant should consider constructing a solid noise barrier (landscaped
berm, solid fence, or combination berm/fence) between Route 50 and
affected lots to mitigate outdoor noise. A fence will also be needed to
protect backyard areas of homes near Rugby Road. The structure must be
architecturally solid from the ground up with no gaps or openings and of
sufficient height to adequately shield the impacted area from the source of
the noise (at least 6 feet high).

Suggested Solution: The Applicant should provide a noise analysis based on final
site grades and future traffic volumes. The noise analysis shall utilize
standard measures and demonstrate that exterior noise levels for both
ground and upper story levels of any unit does not exceed DNL 75 dBA
and that exterior noise within the privacy yards and outdoor recreational
areas are reduced to below DNL 65 dBA.

PARZSEVC\RZ2001SU03 5 Env.doc
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In order to reduce interior noise to a level of approximately DNL 45 dBA,
units within a highway noise impact zone of DNL 70 — 75 dBA shall
employ the following acoustical treatment measures:

1.

2.

Exterior walls should have a laboratory sound transmission
class (STC) rating of at least 45.

Doors and windows should have a laboratory STC rating of
at least 37 unless windows constitute more than 20% of any
fagade exposed to noise levels of DNL 65 dBA or above.
If windows constitute more than 20% of an exposed fagade,
then the windows should have an STC rating of at least 45.
All surfaces should be sealed and caulked in accordance
with methods approved by the American Society for
Testing and Materials (ASTM) to minimize sound
transmission.

In order to reduce interior noise to a level of approximately DNL 45 dBA,
units within the DNL 65 — 70 dBA highway noise impact zone shall
employ the following acoustical treatment measures:

1.

2.

2. Water Quality

Exterior walls should have a laboratory sound transmission
class (STC) rating of at least 39.

Doors and windows should have a laboratory STC rating of
at least 28 unless windows constitute more than 20% of any
fagade exposed to noise levels of DNL 65 dBA or above.
If windows constitute more than 20% of an exposed fagade,
then the windows should have a STC rating of at least 39.
All surfaces should be sealed and caulked in accordance
with methods approved by the American Society for
Testing and Materials (ASTM) to minimize sound
transmission.

Issue: On a recent site visit, staff noted indications that there may be one or more
home heating oil fuel tanks on site. In addition, there may be individual

water wells.

Improperly abandoned fuel tanks can contaminate surface

and ground water. Improperly abandoned wells can serve as a conduit to
introduce contamination into the groundwater.

Suggested Solution: All fuel storage tanks should be properly removed and
abandoned. Any existing wells onsite should be capped and abandoned in
accordance with Health Department regulations.

P:\RZSEVC\RZ2001SU035Env.doc
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3. Tree Preservation

Issue: The Policy Plan calls for protecting and restoring some tree cover during
development. The site currently has several areas of mature trees. The
Development Plan does not show any area of tree preservation.

Suggested Solution: If the Forester concurs, preserve trees along the property line
(the limits of clearing and grading shouid be relocated to 10 feet inside of
property line where trees are present). Several additional trees should also
be preserved including a large Pin Oak near the SWM pond.

The applicant should transplant usable understory trees from forested
areas to be distributed into landscaped areas onsite.

4. Trails

Issue: The Countywide Trails Plan shows a proposed biking trail along the north
side of Route 50 and a pedestrian trail planned along Rugby Road. The
Development Plan is showing a conceptual location for the two trails.

Suggested Solution: The Director of DPWES will determine the appropriate trail
location and design at the time of site development.

5. Problem Soil Areas

Issue: The bedrock underlying this property is shallow. Blasting may be required
to install underground utilities, building foundations and/or basements
during development of this site. Nearby houses and wells could be
impacted by the blasting.

Suggested Solution: The applicant should commit to correct any problems related
to impacts on nearby properties from blasting on the site. Staff
recommends that the applicant commit to the following for wells and

- foundations within 500 feet of the blasting:

1. Check the flow rate of any wells immediately before and
immediately following blasting.

2. Conduct a pre-blasting assessment of bacterial contamination
followed by a post-blasting bacterial assessment two months after
the blasting.

3. Check pre- and post-blasting condition of foundations and walls of
homes.

4. If changes in well water quantity or quality are noted, the applicant
shouid immediately remediate the problems.

PARZSEVC\RZ2001SU035Env.doc
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At the time of site development, the applicant should submit geotechnical
studies to address potential soil problems.

6. Light Pollution

Issue: 1t is unclear from review of the development plan the location and types of
outdoor lighting that is proposed for this site. Staff does not object to any
particular style of lighting fixture as long as the dmgn is appropriate and
the lighting does not cause light pollution.

Suggested Solution: All lighting prov1ded on the property should be focused
directly on parking/driving areas and sidewalks. No lighting should
project beyond the property line. Total illumination levels should also be
controlled.

BGD:JPG
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MEMORANDUM 2R Rt RTR SVISION
TO: Tracy Swagler, Staff Coordinator . DATE: August 6, 2001
Department of Planning and Zoning
FROM: Phyllis Wilson, Urban Forester II Ce—
Urban Forestry Branch, OSDS

SUBJECT: RZ2001-SU-034, Madison - Rugby Road II

RE: Request for comments/recommendations regarding potential tree preservation for
this site

This review is based upon a site visit conducted on August 3, 2001, and the Generalized
Development plan and the Existing Vegetation Map stamped “Received, Department of Planning
and Zoning, July 25, 2001.”

Site Description: Approximately 50 percent of the 1.93 acre site is developed with a single family
dwelling and accessory outbuildings and lawn area. A natural wooded and vegetative buffer
approximately 15-35 feet in width currently exists between the developed portion of the property
and the adjacent uses to the north and south. The remainder of the site, the undeveloped western
end of the parcel, is largely forested. A single family detached dwelling is located on the adjoining
parcel to the south. A vacant right-of-way parcel and Fairfax County Parkway is located to the
north. To the east, across Rugby Road, is the Fairfax Church of Christ and undeveloped property
associated with the Fairfax County Parkway. The site’s topography is relatively flat, with some fall
generally to the western rear of the parcel. There are no floodplain or Resource Protection Areas on
this site.

In terms of tree cover, the undeveloped portion of the site is primarily a mature oak upland forest,
with small pockets of understory eastern red cedar and declining Virginia pines. The developed
lawn areas of the site and the buffer area to the south contains mature 12-24-inch diameter oaks,
with an understory of black gum, hickory and one large American holly. The existing forested

buffer area to the north primarily contains declining Virginia Pines and red maples, up to 12 inches
in diameter.

1. Comment: Numerous healthy, mature oaks and other understory trees are located along the
northern boundary of Lot #16, on the application site. The GDP proposes that all these trees be
removed to facilitate construction of an access road to serve the townhouse development. Lot
#16 to the south is not included for rezoning with this application, although the lot is included in
an area planned for the same higher residential density. Lot #16 is currently developed with a
single family detached dwelling. A waiver of the transitional screening requirement along the
property boundary will be required in order to develop as proposed..

Recommendation: Revise the GDP by relocating the proposed townhouse units and/or access
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road as far to the north side of the property as possible, in order to preserve more of the natural
existing buffer along the southem property boundary. The access road may also be designed in
a meandering fashion to avoid root zones of individual trees worthy of preservation. Adjust the
limits of clearing along the northern property boundary to save additional trees. Adjust
locations of the affected individual townhouse units to the north as required. These revisions
would preserve existing trees as a valuable buffer for the house on Lot #16, and provide shade
and design interest amenities for the developed site.

2. Comment: The development proposed would result in vehicle lights sweeping across Lot #16
as vehicles departed from the western open parking lot.

Recommendation: If sufficient existing vegetation along the southemn property boundary is not
preserved to provide an effective buffer for vehicle light intrusion on to Lot #16, the boundary
line should be shown on the plat to be planted with trees and other evergreen vegetation to
create an effective buffer to mitigate vehicle light intrusion.

3. Comment: The area between the proposed rain garden and western open parking lot contains
numerous existing oak trees worthy of preservation.

Recommendation: Revise the GDP to show individua! trees in this area with 12-inch and -
greater diameter. Revise the plan to adjust the design, shape and location of the rain garden,
parking lot and limits of clearing and grading as necessary to preserve existing trees in this
location. :

4. Comment: No plantings are shown in or near the proposed rain garden. No vegetation is
shown preserved along the western property boundary to buffer the rain garden facility.
Sufficient space is available in this area for preservation or additional tree planting around the
perimeter of the rain garden, especially to the west.

Recommendation: Revise the plat to show additional trees planted in and/or near to the rain
garden. Add a plan note stating that trees in this area shall consist of native species tolerant of
high water conditions, such as river birch, red maple and pin oak.

5. Comment: A tree preservation plan is appropriate for this site and should be prepared to fully
identify and protect significant existing trees.

Recommendation: Secure a proffer requiring the preparation of a tree preservation plan prior
to first submission of the site plan. Preferred proffer text includes:

“The Applicant shall retain a certified arborist to prepare a tree preservation plan
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1o be reviewed by the Urban Forestry Division as part of the first plan
submission. The tree preservation plan shall consist of a tree survey which
includes the location, species, size, crown spread and condition rating
percentage of all trees twelve (12) inches in diameter and greater, within 20 feet
to efther side of the proposed limits of clearing and grading for the entire site.
The condition analysis shall be prepared using methods outlined in the latest
edition of The Guide for Plant Appraisal. Specific tree preservation shall be
provided. Activities may include, but are not limited to crown pruning, root
pruning, mulching and fertilization.”

6. Comment: Revision of the plat to show tree preservation will necessitate some simple tree
preservation activities to increase their chances of survival.

Recommendation: Secure a proffer from the applicant with wording in
conformance with the following:

“The applicant shall retain the services of an arborist certified by the
International Society of Arboriculture, and shall have the limits of clearing and
grading marked with a continuous line of flagging prior to the pre-construction
meeting. Before or during the pre-construction meeting, the applicant shall
walk the limits of clearing and grading with an Urban Forestry Division
representative and the developer’s certified arborist to determine where minor
adjustments to the clearing limits can be made to increase the survivability of
trees at the edge of the limits of clearing and grading. Trees that are not likely
to survive construction due to their species and/or their proximity to
disturbance, will also be identified at this time and the applicant shall be given
the option of removing them as part of the clearing operation

7. Comment: Establishment of a tree save area would require that it be protected during the
development process. Potential impacts from construction activity warrents installation of
welded wire tree protection fence.

Recommendation: Secure a proffer from the applicant with wording similar to the following:
“All trees shown to be preserved on the tree preservation plan shall be protected by tree
protection fence in the form of 4 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. Tree protection
fencing shall be erected at the limits of clearing and grading as shown on the phase I & II
erosion and sediment contro! sheets for all proposed tree preservation areas.”
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Comment: Proposed tree cover calculations are not included on the CDP.

Recommendation: Include on the CDP tree cover calculations for proposed preserved and/or
planted trees sufficient to achieve 20 percent tree cover, as required by the Zoning Ordinance.

Comment: On the western end of the site, trees are shown located on top of a sidewalk and in
an area that conflicts with a storm drain.

Recommendation: Revise locations for proposed trees on the CDP to ensure that such
locations are reasonably translated on a future site plan. Tree canopies should be shown at the
proper 10-year scale on the CDP.

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

PAW/
UFBID# 2-0220

cc: Irish Granfield, Environmental Planner, DPZ
Denise James , Land Use Planner, DPZ
DPZ file
RA file



FAIRFAX COUNTY, VIRGINIA
MEMORANDUM
TO: Tracy Swagler, Staff Coordinator DATE: September 14, 2001

Department of Planning and Zoning

FROM: Phyllis Wilson, Urban Forester - 0
Urban Forestry Branch, OSDS (L}\Q—'Q\——-J

SUBJECT: RZ2001-SU-035, Madison - Rugby Road I

RE: Request for comments/recommendations regarding potential tree preservation for
this site

This review is based upon a site visit conducted on August 30, 2001, and the Generalized
Development Plan and the Existing Vegetation Map stamped “Received, Department of Planning
and Zoning, July 25, 2001.”

Site Description: Approximately 50 percent of the 14.88 acre is developed with a single family
dwellings and accessory outbuildings, lawn area and a swimming pool site (Lots 13, 14 and 15).
The remainder of the site, the undeveloped southern end of the parcel, contains natural vegetation
and trees. To the east, across Rugby Road, is the Fairfax Church of Christ. The site’s topography is
relatively flat, with some fall generally to the northern and western portions of the site, where some
marshy and wet conditions exist.

1. Comment: Interms of tree cover, the existing vegetation map (EVM) included with the plat,
dated July 24, 2001, accurately describes the vegetative cover currently existing in the site, with
the following notable exceptions. Within an area noted on the EVM as “Cover Type G,” a
significant 28” pin oak is not listed.

Recommendation: This 28” pin oak tree is in excellent condition, worthy of extra effort to
preserve and is shown to be located in an area of the proposed construction where preservation
efforts may be a reasonable request.

2. Comment: “Cover type I” located on Lot 14 includes two Colorado blue spruce trees,
approximately 30’ in height, that are also worthy of preservation efforts.

Recommendation: All reasonable efforts should be made to preserve the existing spruce trees
on Lot 14. These spruce trees appear to be located an area where preservation of these trees
would not require significant redesign to preserve one or both of the trees. Relocate the side
walk leading from the interior central plaza to the eastern boundary to provide a tree save area
that includes these two trees.
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3. Comment: Sheet 4 of 5 labels existing trees as “possible trees to be preserved.” These trees are
now shown to be removed; the entire site is shown to be cleared. Site design appears to
preclude preservation of any of these trees.

Recommendation: Either show these trees to be removed or provide sufficient tree save areas
on the plan to ensure survival of trees shown to be saved. If trees are to be preserved, state
specifically in tree preservation plan notes. Adjust the limits of clearing and grading to provide
protection of trees that are committed to preservation.

4. Comment: Tree cover calculations have not been included on the Generalized Development
Plat.

Recommendation: Represent proposed and preserved trees drawn to scale on the GDP, and
include tree cover calculation notes on the GDP so that proposed landscaping and tree
preservation may be realistically assessed.

5. Comment: Transitional screening is required for the proposed use, but has not been addressed
on the plan.

Recommendation: Provide full transitional screening on the plan.

6. Comment: Trees are depicted as planted on sidewalks and in areas which do not provide
adequate planting space. Storm sewer is not shown on the plan, and tree-planting locations
relative to this underground utility cannot be ascertained.

Recommendation: Correct drafting errors showing trees on sidewalks. Assure that adequate
space is shown to provide the minimum planting area for proposed trees. Depict the proposed
storm sewer layout so that proposed landscaping plan can be thoroughly assessed.

7. Comment: No plantings within the stormwater management pond or the rain garden is shown
on the plan.

Recommendation: Obtain a commitment from the applicant similar to the following: “A
landscape plan will be provided at the time of the first site plan submission showing landscaping
in all permitted planting areas of the stormwater management pond and rain garden, consistent
with the planting policies of DPWES.”
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Please contact me at 324-1770 if you have any questions.

PAW/
UFBID# 02-0360

cc: Insh Granfield, Environmental Planner, DPZ
Denise James, Land Use Planner, DPZ
DPZ file
RA file



APPENDIX 9

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Staff Coordinator , DATE: Septeamber 13, 2001
Zoning Bvaluation Division, OCP

FROM: Gilbert Osei-Rwadwo (Tel: 324-5025)
System Engineering & Monitoring Divis
QOffice of Waste Management, DPW

SUBJECT: Sanitary Sewer Analysis Report

REFERENCE: Application No. RZ 2001-SU-034
Tax Map No. 034-3- /03/ - A3

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

1. The application property is located in the Cub Run (T-2)Watershed. It
would be sewered into the UOSA Treatment Plant.

2. Based upon current and committed flow, excess capacity is awvailable in the
Upper Occoquan Sewer Authority Treatment Plant at this time. For purposes
of this report, committed flow shall be deemed as for which fees have been
previously paid, building permits have been issued, or priority
reservations have been established by the Board of Supervisors. RNeo
commitment can be made, however, as to the availability of treatment
capacity for the development of the subject property. Availability of
treatment capacity will depend upon the current rate of construction and
the timing for development of this site.

3. An existing _8 inch line located in POPLAR CREEK DRIVE and APPROX. 800
FEET FROM the property is_ adequate for the proposed use at this time.

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

Existing Use Existing Use
Existing Use + Application + Application
Sewer Network + Application + Previous Rezonings + Comp. Plan
Adeq. Inadeqg. Adeq. Inadeq. Adeq. Inadeq.
Collector X X X
Submain X X X
Main/Trunk X X X
Interceptor
OCutfall
5. Other pertinent information or comments: UPPER FLATLICK REIMBURSEMENT

CAHARGES ARE APPLICABLE.
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MEMORANDUM

TO: Staff Coordinator . DATE: Septamber 13, 2001
Zoning Evaluation Division, OCP

FROM: Gilbert Osei-Kwadwo (Tel: 324-5025)
System Engineering & Monitoring Divisi
Office of Waste Management, DPW

BUBJECT: Sanitary Sewer Analysis Report

REFERENCE: Application No. RZ 2001-SU-035
Tax Map No. _ 034-3- /03/ - A3

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

1. The application property is located in the Cub Run {T-2)Watershed. It
would be sewered into the UOSA Treatment Plant.

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

3. An existing_8 inch line located in POPLAR CREEK DRIVE and APPROX. 800
FEET FROM the property is _adequate for the proposed use at this time.

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

Existing Use Existing Use
Existing Use + Application + Application
Sewer Network + Application + Previous Rezonings + Comp. Plan
Adeq. Inadeq. Adeq. Inadeqg. Adeq. Inadeq.
Collector X X X
Submain X X X
Main/Trunk X X X
Interceptor
Outfall
5. Other pertinent information or comments: UPPER FLATLICK REIMBURSEMENT

CAHARGES ARE APPLICAELE.




APPENDIX 10

FAIRFAX COUNTY WATER AUTHORITY
8570 Executive Park Avenue- P. O. Box 1500
Merrifield, Virginia 22116-0815

{703) 289-6000
July 5, 2001
MEMORANDUM
TO: Staff Coordinator (Tel. 324-1250)

Zoning Evaluation Division-Suite 800
12055 Government Center Parkway
Fairfax, Virginia 22035

FROM: Planning Branch (Tel. 289-6363)
Planning and Engineering Division

SUBJECT: Water Service Analysis, Rezoning Application RZ 01-SU-034

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

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

2. Adequate domestic water service is available at the site from an existing 16 inch main located
at the property. See enclosed property map.

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

Cconcemms.
4{,9}(%/

Ia)ﬁie K. Ba-in, E.
Manager, PlanningDepartment

Attachment
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FAIRFAX COUNTY WATER AUTHORITY
8570 Executive Park Avenue- P. O. Box 1500
Merrifield, Virginia 22116-0815

(703) 289-6000
July 5, 2001
MEMORANDUM
TO: Staff Coordinator (Tel. 324-1250)

Zoning Evaluation Division-Suite 800
12055 Government Center Parkway
Fairfax, Virginia 22035

FROM: Planning Branch (Tel. 289-6363)
Planning and Engineering Division

SUBJECT: Water Service Analysis, Rezoning Application RZ 01-SU-035

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

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

2. Adequate domestic water service is available at the site from existing 12 & 14 inch mains
located at the property. See enclosed property map.

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

concerms. }
/a@%’

.;?ﬁe K. Bajn:@
anager, Planning Department

Attachment






APPENDIX 11

FAIRFAX COUNTY, VIRGINIA
MEMORANDUM

July 2, 2001
TO: Barbara Byron, Director
Zoning Evaluation Division
Office of Comprehensive Planning

FROM: Ralph Dulaney (246-3868)
Planning Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Rezoning Application RZ
2001-SU-034

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

1. The application property is serviced by the Fairfax County Fire and Rescue Department
Station #21, Fair Oaks.

2. After construction programmed for FY 19__, this property will be serviced by the fire
station planned for the area.

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

X _a. currently meets fire protection guidelines.

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

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

d. does not meet current fire protection guidelines without an additional

facility. The application property is of a mile outside the fire
protection guidelines. No new facility is currently planned for this area.

C:\windows \TEMP\RZ5 .DOC



FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

July 2, 2001
TO: Barbara Byron, Director
Zoning Evaluation Division
Office of Comprehensive Planning
FROM: Ralph Dulaney (246-3868)

Planning Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Rezoning Application RZ
2001-SU-035

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

1. The application property is serviced by the Fairfax County Fire and Rescue Department

Station #21, Fair Oaks.

2. After construction programmed for FY 19__, this property will be serviced by the fire
station planned for the area.

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

X _a. currently meets fire protection guidelines.

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

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

__d. does not meet current fire protection guidelines without an additional

facility. The application property is of a mile outside the fire
protection guidelines. No new facility is currently planned for this area.

C:\windows\TEMP\R2ZS .DOC



APPENDIX 12

Date: 7/31/01 Case # RZ-01-SU-034
Map: 45-2 PU 3803

Acreage: 1.93

Rezoning

From : R-1 To: R-5

TO: County Zoning Evaluation Branch (DPZ)

FROM: FCPS Facilities Planning (246-3609)

SUBJECT: Schools Impact Analysis, Rezoning Application

The following information is submitted in response to your request for a school impact analysis
of the referenced rezoning application.

1. Schools that serve this property, their current total memberships, net operating capacities,
and five year projections are as follows:
[~ Sehool Name and | Grade | 93040 D3R 0012002 | MembiCap | 20032006 | Memb/Cap
Number Level Capacity Memberskip | Membershlp | Difference | Membership Difference
2001-2002 2008-2006
Wavy 3333 X5 TR 766 30 i 3T 3%
F-T:g:n 2331 T3 1050 151 [l (i 566
313 iyl i 2362 37 2138 453
1I. The requested rezoning could increase or reduce projected student membership as shown
in the following analysis:
[ School | Umit Propesed Zonlng Unit Exivling Zoning twdent o
Level Type Type Ilncreise/ | Swdints
(hy Decrease
Grade)
Units Ratio tudents Unity tio tudenty
K-S 5F 3 X.4 i L33 T X3 ] 2z 2
RT 7 X201 L _
T SF 2 i 0 SF | 1 X069 [ ] ]
RT 7 X.048 9
[ 12 | BF z X1%" 0 s 1 X150 ) T ]
RT 7 X.102 1

Source:  Capital Improvement Program, FY 2002-2006, Facilities Planning Services Office
Note: Five-year projections are those currently available and will be updated yearly. School
attendance areas subject to yearly review.

Coruments _ )
Enroliment in the school listed (Franklin Middle) is currently projected to be above capacity.

Enroliment in the schools listed (Navy Elementary, Chantilly High) is currently projected to be
near or above capacity.

The 3 elementary and high students generated by this proposat would require .12 additional
classrooms at Navy Efementary and Chantilly High (3 divided by 25 students per classroom).
Providing these additional classrooms will cost approximately $ 42,000 based upon a per
classroom construction cost of $350,000 per classroom.

The foregoing information does not take into account the potential impacts of other proposals
pending that could affect the same schools.



Date:

Map:
Acreage:
Rezoning
From : R-}

TO:
FROM:
SUBJECT:

7/31/01

45-2
10.92

To: R-5

County Zoning Evaluation Branch (DPZ)
FCPS Facilities Planning (246-3609)
Schools Impact Analysis, Rezoning Application
The following information is submitted in response to your request for a school impact analysis
of the referenced rezoning application.
L Schools that serve this propetty, their current total memberships, net operating capacities,
and five year projections are as follows:

Case # RZ-01-8U-035

PU 3803

M School Nameand | Grade ROME | SBOO0 | Z001-W0F | MembiCap | 2005-2006 Memb/Cap
Number - Leved Capacity | Membershlp | Membership | Difference | Memhbership | Difference
: 2001-2002 2005-2006
Wovy 3932 336 7% 0 354 [£2) =11
[ Frankim 2331 75 1050 1] Ll ™ | 9 LS
512 2273 2450 yX[7] — X7 2758 -ag5 |
1. The requested rezoning could increase or reduce projected student membership as shown
in the following analysis:
[ Schoof | Unit Proposed Zoning Uelt Existing Zoning Student | Totul
Level Type Type Incresse/ | Stodents
{by Decreage
Grade)
Unlts” Ralo | Stuacets Units tlo Students
K6 S 7 X4 7 3r 10 X 4 4 ] i3
RT 32 X201 [
73 S T | X% | 1 SF {10 X069 1 2z
RT 32 X.048 2
9.2 SF T} X1 3 3F 1 10 X159 2 1 6
RT 32 X.102 3
Source:  Capital Improvement Program, FY 2002-2006, Facilities Planning Services Office
Note: Five-year projections are those currently available and will be updated yearly. School
attendance areas subject to yearly review.
Cominents

Enrollment in the schoo! listed {Franklin Middle) is currently projected to be above capacity.

Enrollment in the schools listed (Navy Elementary, Chantilly High) is currently projected to be
near or above capacity.

The 13 elementary and high students generated by this proposal would require .52 additional
classrooms at Navy Elementary and Chantilly High (13 divided by 25 students per classroom).
Providing these additional classrooms will cost approximately $ 182,000 based upon a per
¢lassroom construction cost of $350,000 per classroom.

The foregoing information does not take into acconnt the potential impacts of other proposals
pending that could affect the same schools.




APPENDIX 13

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Barbara Byron, Director DATE: October 31, 2001
Zoning Evaluation Division

Department of Planning and Zoning

FROM: Scott St.Clair, Director :5}2{5
Stormwater Planning Division
Department of Public Works & Environmental Services

SUBJECT: Rezoning Application Review

Name of Applicant/Application: Madison Homes, Inc.

Application Number: RZ2001-SU-034

information Provided:  Application - Yes
Development Plan -Yes
OCther - Statement of Justification

Date Received in SWPD: 7/26/01

Date Due Back to DPZ: 7/27/01

Site Information: Location - 045-2-02-00-0017
Area of Site - 1.93 acres
Rezone from -R-1toR-5

Watershed/Segment - Cub Run / Navy Park

Stormwater Planning Division (SWPD), Maintenance and Stormwater Management Division (MSMD),
and Planning and Design Division (PDD) Information:

1. Drainage:

« MSMOD/PDD Drainage Complaints: There are no downstream complaints on file with PDD,
relevant to this proposed development.

« Master Drainage Plan, proposed projects, (SWPD): No downstream deficiencies are
identified in the Fairfax County Master Drainage Plan.

« Ongoing County Drainage Projects (SWPD): None.

« Other Drainage Information (SWPD): None.



-

RE: Rezoning Application Review RZ2001-SU-034

166

Trails (PDD):
___Yes _X No Anyfunded Trail projects affected by this application?
If yes, describe;

__Yes _X No Any Trail projects on the Countywide Trails priority list or other significant trail
project issues associated with this property?

If yes, describe:
School Sidewalk Program (PDD):

__Yes _X No Anysidewalk projects pending funding approval or on the School Sidewalk
Program priority list for this property?

If yes, describe:
__Yes _X No Anyfunded sidewalk projects affected by this application?

If yes, describe:

Sanitary Sewer Extension and Improvement (E&l) Program (PDD):

__Yes _X No Any existing residential properties adjacent {o or draining through this propery
that are without sanitary sewer facilitfes?

If yes, describe:

__Yes _X No Anyongoing E&l projects affected by this application?

If yes, describe;

Other Projects or Programs (PDD):

__Yes X No AnyBoard of Road Viewers (BORV) or Fairfax County Road Maintenance
Improvement Projects (FCRMIP) affected by this application?
If yes, describe:

Yes _X No AnyCommercial Revitalization Program (CRP) projects affected by this
application? ‘

if yes, describe:

—Yes _X No AnyNeighborhood Improvement Program (NIP) projects affected by this
application?

If yes, describe;

Other Program Information (PDD): None.




RE: Rezoning Application Review RZ2001-SU-034

Application Name/Number: Madison Homes, Inc. / RZ2001-SU-034
weix SWPD AND PDD, DPWES, RECOMMENDATIONS *****

Note: The SWPD and PDD recommendations are based on the SWPD and PDD involvement in the
below listed programs and are not intended to constitute total County input for these general topics. It is
understood that the cumrent requirements pertaining to Federal, State and County regulations, including
the County Code, Zoning Ordinance and the Public Facilities Manual will be fully complied with
throughout the development process. The SWPD and PDD recommendations are to be considered
additional measures over and above the minimum current regulations.

DRAINAGE RECOMMENDATIONS (SWPD): The Stormwater Planning Division supports the
proposed raingarden for this site as depicted on the Generalized Development Plan {(dated May 4,
2001) to the extent that it is feasible to implement. The designated Stormwater Management area
on the Generalized development Plan must be sized to accommodate a conventional detention
facility in the event that the raingarden design is not acceptable.

TRAILS RECOMMENDATIONS (PDD): None.
SCHOOL SIDEWALK RECOMMENDATIONS (PDD): None.

SANITARY SEWER E&! RECOMMENDATIONS (PDD): None.

__Yes_X NOTREQUIRED Extend sanitary sewer lines to the
development boundaries on the sides for
future sewer service to the existing residential units adjacent
to or upstream from this rezoning. Final alignment of the
sanitary extension to be approved by Department of Public
Works and Environmental Services during the normal plan
review and approval process.

Other E&l Recommendations (PDD): None.

OTHER SWPD and PDD PROJECT/PROGRAM RECOMMENDATIONS: None.

SWPD and PDD Intemal sign-off by:

Planning Support Branch (Ahmed Rayyan) ab
Utilities Design Branch (Wait Wozniak) ma
Transportation Design Branch (Lamry Ichter) “—2,/
Stormwater Management Branch (Fred Rose) 72

SRS/RZ20015U034 (

cc. Gordon Lawrence, Coordinator, Office of Safety, Fairfax County Public Schools (only if sidewalk
recommendation made)

Gilbert Osei-Kwadwo, Chief, Engineering Analysis Planning Branch

Bruce Douglas, Chief, Environment and Development Review Branch

166



FAIRFAX COUNTY, VIRGINIA
MEMORANDUM
TO: Barbara Byron, Director DATE: October 31, 2001
Zoning Evaluation Division
Department of Planning and Zoning
FROM: Scott St.Clair, Director 5 f S
Stormwater Planning Division

Department of Public Works & Environmental Services

SUBJECT: Rezoning Application Review

Name of Applicant/Application: Madison Homes, Inc.

Application Number:  RZ2001-SU-035

" Information Provided:  Application - Yes
Development Plan - Yes
Other - Statement of Justification

Date Received in SWPD: 7/26/01

Date Due Back to DPZ: 7/27/01

Site Information: Location - 045-2-02-00-0005, 6to13
Area of Site ~ 10.92 acres
Rezone from -R1toR-5

Watershed/Segment - Cub Run / Navy Park

Stormwater Planning Division (SWPD), Maintenance and Stormwater Management Division (MSMD),
and Planning and Design Division (PDD) Information;

. Drainage:

« MSMD/PDD Drainage Complaints: There are no downstream complaints on file with PDD,
reievant to this proposed development.

« Master Drainage Plan, proposed projects, (SWPD): No downstream deficiencies are
identified in the Fairfax County Master Drainage Plan.

+ Ongoing County Drainage Projects (SWPD): None.

« Other Drainage information (SWPD}): None.
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RE: Rezoning Application Review RZ2001-5U-035

Iv.

Trails {PDD):
__Yes _X No Anyfunded Trail projects affected by this application?

if yes, describe:

__Yes _X No Any Trail projects on the Countywide Trails priority list or other significant trail
projecl issues associated with this property?
If yes, describe:

School Sidewalk Program (PDD):

__Yes _X No Any sidewalk projects pending funding approval or on the School Sidewalk
Program priority list for this property?
If yes, describe:

__Yes _X No Anyfunded sidewalk projects affected by this application?

If yes, describe:

Sanitary Sewer Extension and Im nt {(E&|) Progra DD):

__Yes _X No Any existing residential properties adjacent to or draining through this property
that are without sanitary sewer facilities?

it yes, describe:

Yes _X No Anyongoing E&l projects affected by this application?

If yes, describe:

Other Projects or Programs {(PDD):

__Yes _X No AnyBoard of Road Viewers (BORV) or Fairfax County Road Maintenance
Improvement Projects (FCRMIP) affected by this application?
If yes, describe:

__Yes _X No AnyCommercial Revitalization Program (CRP) projects affected by this
application?
if yes, describe:
__Yes _X No AnyNeighborhood Improvement Program (NIP) projects affected by this
application?
If yes, describe:

Other Program Information (PDD): None.



RE: Rezoning Application Review RZ2001-SU-035

Application Name/Number: Madison Homes, inc. / RZ2001-SU-035
=+ SWPD AND PDD, DPWES, RECOMMENDATIONS

Note: The SWPD and PDD recommendations are based on the SWPD and PDD involvement in the
below listed programs and are not intended to constitute total County input for these general topics. Itis
understood that the current requirements pertaining to Federal, State and County regulations, including
the County Code, Zoning Ordinance and the Public Facilities Manual will be fully complied with
throughout the development process. The SWPD and PDD recommendations are to be considered
additional measures over and above the minimum current regulations.

DRAINAGE RECOMMENDATIONS (SWPD): None.
TRAILS RECOMMENDATIONS (PDD): None.
SCHOOL SIDEWALK RECOMMENDATIONS (PDD): None.

SANITARY SEWER E&| RECOMMENDATIONS (PDD): None,

__Yes _X NOT REQUIRED Extend sanitary sewer lines to the
development boundaries on the sides for
future sewer service to the existing residential units adjacent
to or upstream from this rezoning. Final alignment of the
sanitary extension to be approved by Departmert of Public
Works and Environmentai Services during the normal plan
review and approval process.

Other E&| Recommendations (PDD): None.

OTHER SWPD and PDD PROJECT/PROGRAM RECOMMENDATIONS: None.

SWPD and PDD intemal sign-off by:

Planning Support Branch (Ahmed Rayyan)
Utilities Design Branch (Walt Wozniak)
Transporiation Design Branch (Larry Ichter)
zormwater Management Branch (Fred Rose)

ﬂ%[gl%

SRS/RZ2001SU035

cc: Gordon Lawrence, Coordinator, Office of Safety, Fairfax County Public Schools (only if sidewalk
recommendation made)

Gilbert Osei-Kwadwo, Chief, Engineering Analysis Planning Branch

Bruce Douglas, Chief, Environment and Development Review Branch
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APPENDIX 14

) FAIRFAX COUNTY PARK AUTHORITY

llllllll R R Y R N R R R RS L N )

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Lynn 8. Tadlock, Direc

DATE: August 9, 2001

SUBJECT: RZ 2001-SU-034
Madison/Rugby
Loe: 45-2((2)) 17

The Fairfax County Park Authority (FCPA) staff has reviewed the above referenced application
and provides the following comments:

The Madison/Rugby Road II development will provide 9 units that will add approximately 26
residents to the current population of Mason District. The development plan currently does not
show any recreational amenities planned at the site. The residents of this development will need
outdoor facilities including playground/tot lots, basketball, tennis, volleyball courts and athletic
fields. The proportional cost to develop recreational facilities for the population attracted to this
new development is estimated to be $5,300.

The Comprehensive Plan for Fairfax County, Virginia, Policy Plan, Parks and Recreation,
Objective 4, Policy a, page 164, states: “Provide neighborhood park facilities on private open
space in quantity and design consistent with County standards; or at the option of the County,
contribute a pro-rata share to establish neighborhood park facilities in the vicinity;....”

The Comprehensive Plan for Fairfax Cownty, Virginia, Policy Plan, Parks and Recreation,
Objective 4, Policy b, page 164, states: “Mitigate the cumulative impacts of development which
exacerbate or create deficiencies of Community Park facilities in the vicinity. The extent of
facilities, land or contributions to be provided shall be in general accordance with the
proportional impact on identified facility needs as determined by adopted County standards.
Implement this policy through application of the Criteria for Assignment of Appropriate
Development Intensity.”

Erosion along the banks of Long Branch in the area of development has been ongoing. This is
evidenced in Fairfax County's 1996 Flood Control and Drainage Pro Rata Share Projects. There
is a stream stabilization project, AC212, proposed along the reach of stream on the adjacent



RZ 2001-SU-034
Madison/Rugby Road II
August 9, 2001

Page 2

cc:  Kirk Holley, Manager, Planning and Land Management Branch
Dorothea L. Stefen, Plan Review Team, Planning and Land Management Branch
Allen Scully, Plan Review Team, Planning and Land Management Branch
File Copy
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"FAIRFAX COUNTY PARK AUTHORITY

-------------------------------------------

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Lynn S. Tadlock, Di
Planning and

DATE: August 9, 2001

SUBJECT: RZ2001-SU-035
Madison/Rugby Road I
Loc: 45-2((2))5-13

The Fairfax County Park Authority (FCPA) staff has reviewed the above referenced application
and provides the following comments:

The Madison/Rugby Road I development will provide 49 units that will add approximately 141
residents to the current population of Sully District. The development plan currently does not
show any recreational amenities planned at the site. The residents of this development will need
outdoor facilities including playground/tot lots, basketball, tennis, volleyball courts and athletic
fields. The proportional cost to develop recreational facilities for the population attracted to this
new development is estimated to be $28,900.

The Comprehensive Plan for Fairfax County, Virginia, Policy Plan, Parks and Recreation,
Objective 4, Policy a, page 164, states: “Provide neighborhood park facilities on private open
space in quantity and design consistent with County standards; or at the option of the County,
contribute a pro-rata share to establish neighborhood park facilities in the vicinity;....”

The Comprehensive Plan for Fairfax County, Virginia, Policy Plan, Parks and Recreation,
Objective 4, Policy b, page 164, states: “Mitigate the cumulative impacts of development which
exacerbate or create deficiencies of Community Park facilities in the vicinity. The extent of
facilities, land or contributions to be provided shall be in general accordance with the
proportional impact on identified facility needs as determined by adopted County standards.
Implement this policy through application of the Criteria for Assignment of Appropriate
Development Intensity.” '

Kirk Holley, Manager, Planning and Land Management Branch

Dorothea L. Stefen, Plan Review Team, Planning and Land Management Branch
Allen Scully, Plan Review Team, Planning and Land Management Branch

File Copy
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FAIRFAX CENTER CHECKLIST

Summary

Case Number: RZWAW 2001-SU-034 & 035

Plan Date: 10/23/2001

BASIC DEVELOPMENT ELEMENTS

1. Applicable Elements ' 18
2. Elements Satisfied 18
3. Ratio 1.00

MINOR DEVELOPMENT ELEMENTS

1. Applicable Elements 10
2. Elements Satisfied 9
3. Ratio 0.90

MAJOR DEVELOPMENT ELEMENTS

1. Applicable Elements 4
2. Elements Satisfied 4
3. Ratio 1.00

ESSENTIAL DEVELOPMENT ELEMENTS

1. Applicabie Elements 12
2. Elements Satisfied 12
3. Ratio 1.00

MAJOR TRANSPORTATION DEVELOPMENT ELEMENTS
1. Applicable Elements i

2. Elements Satisfied 1
3. Ratio 1.00
LOW/MODERATE INCOME HOUSING ELEMENT yes

no

Page 10 of 10
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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 legai definitions.
Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan
or Public Facilities Manual for additional information.

APPENDIX 16

ABANDONMENT: Refers to road or sireet 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 automaticaily
reverts o 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 dweiling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning
Appeals (BZA). Referto Sect. 8-918 of the Zoning Ordinarice.

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 affordabie dwelling unit program and in accordance with Zoning Ordinance
reguiations. 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 o retain their property for agticultural or forestal use for use/value taxation pursuant to
Chapter 58 of the Falrfax 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 fand use pracfices that are determined to be the
most effective, precticable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve
waler 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, walis, berms, open space and/or landscape plantings. A buffer is not necessarily coincident
with transitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE: Reguiations 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 locaiities. 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 Reguiations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant
environmentalhistorical/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 in the zoning district Iif the site were
developed as a conventional subdivision. See Sect. 8-615 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 acoord 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 ievel or a steady state vaiue. See aiso 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 (dufac) except in the PRC District when density refers to the number of persons per acre.

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

DEVELOPMENT CONDITIONS: Terms or conditions imposed an 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 associatad with a development as well as secure compliance with
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For exampie, development conditions may reguiate 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, iocation and size of proposed structures, location of streets trails, utilities, and storm drainage are
generally inciuded on a development plan. A development plan is § 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
appiication for a P District other than the PRC District; a CDP characterizes in a general way the planned deveiopment of the site. A
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning
;gplicaﬁ&n;for P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the
ning Ordinance.

EASEMENT: A right to or interest in property owned by ancther for a specific and limited purpose. Exampies: access easement, utility
easement, construction easement, etc. Fasements 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 valieys, 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 inadeqguately controlied. Silt and
sediment are washed info nearby streams, thereby degrading water quality.

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flocding; usually associated with
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent chance of fiood
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 la::gé" 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

FUNCTIONAL CLASSIFICATION: A systemfor classifying roads in terms of the character of service that individual facilities are providing

or are infended to provide, ranging from travel mobility to fand 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 travei; access to adjacent properties is discouraged. Minor arterials are

designed to serve both through traffic and local trips. Collector roads and streets iink 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 datermine the suitability of a site
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay solls.

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fiuid 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
sowrce 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
sutface into the ground.

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

INTENSITY: The magnitude of development usualiy measured in such terms as density, floor area ratio, buiiding height, percentage of
impervious sutface, 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 tand 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” {0 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 camry traffic, usually under aniicipated peak traffic
conditions. Level of Service efficiency is generally characierized by the ietters 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 Counly 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-sweil soils can cause movement in structures, even
in areas of flat topography, from dry {o wet seasons resulting in cracked foundations, etc. Also known as siippage soils.
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OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended fo
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 Pianned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts
are established 10 encourage innovative and creative design for land development; to provide ample and efficient use of open space; 1o
promote a balance in the mix of land uses, housing types, and intensity of development; and to aliow 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 appiies. See Sect. 15.2-2303 (formerly 15.1-491) of the
Code of Virginia.

PUBLIC FACILITIES MANUAL (PFM): A technice) text approved by the Board of Supervisors containing guidelines and standards which
govem the design and construction of site improvements incorporating applicable Federai, 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 quaiity degradation or for diminishing the functional value of
the Resource Proteciion 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 ecclogical 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, 1o scale, depicting the development of a parce! of land and containing ali information required
by Article 17 of the Zoning Ordinance. Generally, submission of a site pian to DPWES for review and approval is required for all
residential, commercial and industriai development except for development of single family detached dwellings. The site plan is required
1o 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 speciai 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 approva! 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 8,
Speciat 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 quantily and water quality impacts resulting from development. Stormwater management sysiems are designed to
siow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions.

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

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a particular area,

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used 1o describe a full spectrum of actions that may be
applied to improve the overall efficiency of the transportation network. TSM programs usuaily consist of low-cost aitematives to major
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TDM)
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems.




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

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, titie to the road right-of-way transfers
by operation of law to the owner(s) of the adjacent propetties 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 valuabie. Development activity in wetfands 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 PD Planning Division

ADU Affordable Dwelling Unit PDC Planned Development Commercial
ARB Architacturai Review Board PDH Planned Deveiopment Housing

BMP Best Managemant Praclices PFM Public Facilities Manual

BOS Board of Supervisors PRC Planned Residential Community

BZA Board of Zoning Appeals RMA Resource Management Area

CoG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Resgidential Usa Permit

cop Conceptual Development Plan RZ Rezoning

CRD Commercial Revitalization District SE Special Excaption

DOT Department of Transportation sP Special Permit .

bP Devetopment Pian TDM Transportation Demand Management
DPWES  Department of Public Works and Environmental Services TMA Transportation Management Association
DPZ Department of Planning and Zoning TSA Transit Station Area

DU/AC Dwelling Units Per Acre TSM Transportation System Management
EQC Environmental Quaiity Corridor UP & DD Utilities Planning and Design Division, DPWES
FAR Floor Area Ratio vC Variance

FDP Final Development Plan vDOT Virginia Dept. of Transportation

GDP Ganeralized Development Plan VPD Vehicles Per Day

GFA Gross Floor Area VPH Vehicles per Hour

HCD Housing and Community Development WMATA Waghington Metropolitan Area Transit Authority
LOS Level of Service ZAD Zoning Administration Division, DPZ
Non-RUP  Non-Residential Use Permit ZED Zoning Evaluation Division, DPZ

0sDsS Office of Site Development Services, DPWES ZPRB Zoning Permit Review Branch

PCA Proffered Condition Amendment
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