
STAFF REPORT 

APPLICATION NUMBER RI 80-P-102 
PROVIDENCE DISTRICT 

Applicant: Gerald Waldman 

Present Zoning:. R-I 	 Requested Zoning: R-I2 

Proposed Use: Residential Townhouse 	Acreage: .3350 . 

Subject Parcels: 48-3((1)) Pt 12 

Application. Filed: Noverber 26 1. 1980 

Planning Commission_ Public Hearing: May 28, 1981 

Board of Supervisors Public Hearing: June 8, 1981 

Staff Recommendation: 	The staff" recommends that Rezoning - 
Application 80-P-102 be approved, for the R-12 District.. 

Staff further recommends that a waiver ' 

of minimum district: size be granted for the reasons: specified in 
the staff report. 

It should be noted that it is not the 
intent of- the staff to recommend that the Board, in adopting. any 
conditions proffered by-the owner, to relieve the applicant/owner 
from compliance with:the provisions of any applicable ordinances, 
regulations. or adopted: standards, 
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1. 

A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 

DESCRIPTION OF THE APPLICATION 

The a 

 

licant requests that .3350 acres of land be rezoned • • 

 

from a R (Rest 
(Tbwsirl ntia-1-, 1.2 dwfl,Iinsr_ 
deviszithlit--i-tattt-thWnhouse subdivision..  As j1141-ifirm-ion  for 
the rezoning,-the applicant motes the Comprehensive Plan recommenda-
tion for 8-12 du/ac, proximity to Oakton Sigh School, and the 
availability of utilities to the site. See Appendix 2. 

The applicant has submitted proffers. See Appendix 3 

LOCATION AND CHARACTER OF THE AREA 

The subject property is located in the northeast quadrant 
of the intersection of Blake Lane and Sutton Road. The subject 
property is wooded and currently undeveloped. The property 
is bound to the north by Oakton High School, to the south by a 
townhouse complex across Blake Lane and a single family home 
across Sutton Road, and to the west by property zoned R-12 and 
developed in townhouse at IO du/ac. Route 66 is located 
approximately 300 feet to the south of the subject property. 

The property immediately to the west was rezoned to R-12 
District (RZ 79-P-094) on June 16, 1980 and granted a waiver 
of minimum district size. 

COMPREHENSIVE PLAN RECOMMENDATION  

The subject property is located in the V5, Nutley Community 
Planning Sector of the Vienna Planning District in Area II. The 
Comprehensive Plan, on page 189 -, under Land Use Recommendations, 
states the following: 

"D. Land bounded by Edgelea Woods, Oakton High. School, Blake 
Lane and Edgelea Road should be shown on the plan map in the 
8-12 units an acre range. However, development of vacant 
land in this area should not exceed 10 units an acre to be 
compatible with existing development. 

The adopted Area II Plan map indicates the application property 
is planned for residential use at 8-12 du/ac. 
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PUBLIC FACILITIES ANALYSIS  

Information regarding sanitary sewer, water, Fire and 
Rescue Services and Fairfax County Park Authority recommendations 
are located in Appendices 4-8, respectively. There appears to be 
no significant problems with public facilities. It should be noted 
that while adequate sewer capacity currently exists to serve the 
proposed development, availability of treatment capacity will 
depend upon the current rate of construction and the timing for 
the development of this site.. 

TRANSPORTATION ANALYSIS  

The Transportation Analysis, Appendix 9, indicates that the 
proposed access to the subject property may result in a disruption 
of through traffic flow on Sutton Road. However, the limited scope 
of the proposed development will preclude this from becoming 
a major traffic problem. 

Dedication and construction along the frontage of Blake Lane 
would provide the improvements outlined in the transportation 
section of the Countywide Plan. The proffers presently provide 
for the required dedication. The language of the proffer 
regarding the face of curb set 35 feet from centerline shall be 
interpreted to indicate that this improvement is to be constructed 
by the applicant and not by Fairfax County or VDH&T. 

ENVIRONMENTAL ANALYSIS  

This property is severly impacted by highway noise. The zone 
of noise impact for residential uses according to the Federal 
guidelines is 65 dBA Ldn. Projected noise levels approximate 
75 dBA Ldn where the latest plan submission indicates the location 
of building structures. Acoustical treatment construction practices 
can reduce interior noise levels to an acceptable 45 dBA Ldn 
level, with windows closed. An acoustical engineer could be engaged 
to perform an assessment of projected noise impacts in consultation 
with County staff and to recommend design solutions that achieve 
a 45 dBit. Ldn maximum interior noise level. In addition, some 
usable outdoor recreational space which achieves a noise level not 
to exceed 65 dBA Ldn should be provided.. The proffers do not commit 
to achieve the recommended sound transmission classification, 
however, brick construction with added insulation and storm windows 
should achieve the standard. 

There are no other significant environmental impacts anticipated. 
A more extensive analysis of noise impacts may be found in Appendix 10. 
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DEVELOPMENT PLAN ANALYSIS  

The generalized development plan and proffer statement submitted 
with the application indicate that the subject property will be 
developed with a maximum of 3 townhouse units at a density of 9.0 
du/ac. 

The generalized development plan and proffer statement indicate 
that the following transportation related improvements are to be 
made: 

o A dedication of 45 feet from the centerline of Blake Lane 
onto the subject properties. 

o Road widening with face of curb set 35 feet from the 
centerline of Blake Lane. 

The above referenced improvements adequately address the transpor-
tation issues associated with the development of the subject 
property. 

With respect to the development issues relating to noise 
generated by Route 66, the'applicant has proffered to mitigate the 
impacts by providing the following: 

o Construction would be brick and extra insulation and 
stormwindows would be provided. 

o A six-foot architecturally solid fence would be provided 
along the rear lot lines of proposed units 1 and 3 
extending from the unit itself back to the rear lot line. 

These noise attenuation measures appear to adequately address 
the noise related issues resulting from the development of the subject 
property. 

The applicant has proffered to preserve the existing vegetation 
wherever possible. The limits of clearing and the preservation of 
trees should be coordinated with the County Arborist. 

A waiver of minimum district size (4 acres) is r ired if 

    

the is to •ere SE -r-illt.i.Orsali• "aisle aim rr," 
• I - er 

  

property is contiguous to a large tract of land already zoned R-l2 

• rated to 

	

	 ct size. The ad acent 
a similar waiver on une 16, 1980 

following the s me-male. 
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STAFF CONCLUSIONS AND RECOMMENDATIONS  

Conclusions  

The proposed land use is in conformance with the recommended 
land use and density range as outlined in the Comprehensive Plan. 

The applicant has adequately addressed the environmental and 
transportation related development issues associated with the subject 
property. 

A waiver of minimum district size would be reasonable given 
the zoning on adjacent properties and the granting of a similar 
waiver on the contiguous lot. 

Recommendations  

The staff recommends that Rezoning Application 80-P-102 
be approved for the it12 District. 

Staff further recommends that a waiver of minimum district 
size be granted for the reasons specified in the staff report. 

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

APPENDICES  

1. Applicant's Affidavit 
2. Statement of Justification 
3. Applicant's Proffer 
4. Sewer Analysii 
5. Water Analysis 
6. Fire and Rescue Analysis 
7. School Analysis 
8. Park Authority Comments 
9. Transportation Analysis 
10. Environmental Analysis 
11. Development Criteria 
12. Glossary 



1.1 fa' G. 4 4 ■•11.4.411. 

REZONING. AFIROAVrr 

rS\ 4 IV Pk Lb AA, A Ni 	do hereby Sot out ar affIrmadon- thar I an an applicant 
. isRezoning Appliaticer Number 	 and thee to ma- best at my loyevedps and ballet, the following 

information it ouir 

1. (a►  Thee the following constant s listing at manes and at known areas at Si applicant, tide oast contract -
hillellelto. aid. IS at theist drat* in the SPIeleatiettp  and  if  any attier ANS* it a inn% sit awn 
Stare Sint an interest in stadt ling, at at attorneyg met net braking whiten; angina% planning summit 
at S agent who hat act* on behalf at alp at the foregoing: with respect to the application: 

NITS 	 Aden 	 Relationship 
+ -Z1024.1,  .01 	 Mow,J 	 0-6, 	e  

Asu1/4/-irt.)14; 	"4 )...2cc 	 L..' 	1,..1 
t-ii t  4-1 Lit L.CE-4" 	 Ni *Ali° V 4 1.1.0C 3  

(hi That is followirms constition s Mtn, at is sisinholdes at alt isisporsdorta at thir foregoing who owe as (10) 
pro se as more of art elate at stada bast be saki corporadors, aid ewe sit carporadoer has tea (101 ar les 
shalhaideig a Sins at at has stesholdest- 

Mame 	 Addis 	 tfelaticrppipn 

c 

(ZIP Itestaribllowiseconatitotissalbtapagadtparewebadt gene 	 avy patnership.oliteitoregott _ 
No 	 Address 	 Ridattashipt 

Z. That nensabaratthe FiefesCarate genet olightnisons as Praminseenmiiskerawnear has artintersin the tand to be 
nateadicisteapintestiertheasediesttowdesiates 
occerAs KUM& agnansticastatee 

iv- 0 N.> e_, 

____ . 
• Thersithishe On yen Sortetheighigat tit appilasdag nasals°, tie Farts County- Hart* Supervisanor 

Planningettinalielon armee malts ofhisionsdkahouselvoitandifaineg sitar drectly or bp sae at partnership intik* 
rap arts is apsnreg ant tam along tattoniag op twat* aster it at atthank. arts. aconsoration kr weds 
sup aflame aeons *son ragas argar ettOtIlef, arleoldwouttandin bonds or Minot stock wit avast 
owsitaffiftpdailare01501„. hearts Stara Pains or firtancie **ant* oder that ag• ordinary dates ar attar 
miatanshipwitarbp a mei selkhrneng public utility; or bent including- arm girt ar donation heals Mum I. 'telly doges 
(SW or man Witt" of toosteld kr Par- t abet 
E) CEPTASTOLLOM-  genet mann* 

WITNE311theiallowingsigneturet 
Applicant 

Throbs affidavit 	 ad emennaby tedterataentos befatemethie 3 a der at 	  
ht tholes. ot 	  
sly 	 r  casthisino 	*" 	- 	— P  rtiefA.d. 	Pre r0

n  

Netter Pets* 



Appendix 2 

4719 Trotting Lane 
Annandale, Va. 22003 
November 25, 1980 

Zoning Administrator 
County of Fairfax 
Fairfax, Virginia 

Dear Mr. Yates: 

In accordance with the attached application, I request 
the northern portion of parcel 48-3-001-12 shown on 48-1 con-
sisting of .3350 acres be rezoned to the R-12 district. I also 
request the minimum district size be waived. 

The property is planned for 8-12 units per acre and is 
surrounded. by R-12 zoning and the Oakton High School parking 
lot.. All utilities are available to the site. 

Gerald Waldman 



Appendix 3 

May 20, 1981 
Proffer Statement 

In application RZ 80-P-102 pursuant to Virginia Code 
15.1-491(a) I hereby proffer the following: 

1. Dedicate along Blake Lane to 45 feet from center-
line. Face of curb to be set at 35 feet from cen4Irline or 
as otherwise required by Design Review at time of site plan 
approval. 

2. Construct a 6 foot privacy fence along the rear lot 
line of the 3 lots (see attached plat). 

3. Construct a 6 foot acoustical fence (overlapping 
boards) to Iladdeenclose the rear yards of lots 1 and 3 (see 
attached plat). 

4.. Trees and shrubbery will be preserved wherever poss- 
ible. 

5. Extra insulation and.stormwindows will be provided 
for energy savings and noise attenuation. Brick construction 
will provide additional .noise attenuation. 

6. Arddtecture will be compatible with other townhou-
ses constructed in the community. 

Gerald Waldman, Owner 	Brenda Waldman, -  Owner 
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Appendix 4 

0.34 Ac.-R-12 	
DaLt 	1/26/81 

TO: 

FROM: 

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

Robert W. Morris 	(Tel: 691-2191) 
Systems Analysis Section, Orfice of Waste Management, 
Department of Public Works 

SUBJECT: Sanitary Sewer Analysis, Rezoning Application  80-P-102 

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

1. The application property is located in the Accotink Creek ( M. )  
Watershed. It would be snared into the  tnizar-Pir-mmar  

Treatment Plant. 

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

3. An. 8  inch. line located in 	in easement 	and 
approx. 130 feet from  the property is/E, adequate for the pro-

posed use. 

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 	+ Applicatio 

Sewer Network 	+ Application 	+ Previous Rezoning.' + Como. Plan 

Aden. Inadec. 	Adeq. 	Inadec. 	Ades. Inad 

Collector 

Submain 

Main/Trunk 	 •x 

Interceptor 

Outfall 

5. Other pertinent information or comments: 	  
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Date 	2/10/81 

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

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

SUBJECT:  Water Service Analysis, Rezoning Application AC-10--)2-A0.2.  

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

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

2. Adequate water service is available at the site. 

	

Yes 	 X No 

3. Offsite water main extension is required to provide 

X Domestic Service X Fire Protection Service 

- 4. The nearest adequate water main available to provide 

X Domestic Service X Fire Protection Service 

is a 	6 	inch main located 	SOL- 

Not Applicabl 

feet from 
the property. See enclosed property map. 

S. Other pertinent information or comments: 



11 40.011111%a nr rinnsett Vii 

Number: 
Acreage: 

From: 
To: 

APPlicant: 

District: 

Section Sheet: 
Subdivision: 

Lot: 
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January 27, 1981 

TO: 
	

Staff Coordinator (691-3387) 
Zoning Evaluation Branch, OCP 
5th floor, Massey Building 

FROM: 	JoAnn Knight, Supervisor (691-4385) 
Research and Planning Division 
Fire and Rescue Services 

SUBJECT: 	Fire and Rescue Services Preliminary Analysis, 
Rezoning Application  Rz-80-P-102 	 R12  

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

1. The Fire and Rescue Services' protection guidelines for this type of 
development is that the development should be no farther than 	2 

 miles fruit a properly manned fire station. The Insurance Services 
Office mileage guideline: for maximum insurance benefits for this pro-
perty is 	1.5  miles. 

The application property is 	2 	miles from the Fairfax City 
	 Fire Department, Company number 	33 	. 

3. This fire department is equipped with the following apparatus: 
2 niece engine company  
Medic Unit 

4. This fire department is authorized 	N/A . personnel. As of  N/A  
the department was at strength/short/over N/A 	personnel in pro- 
viding proper staffing of its apparatus, or  N/A 	_paid firefighters 
short/over . per. 	shift 

5. After construction programmed for FY 	, this property will be serviced 
by the 	 Fire Department which will ims 
miles away This distance is/is not  adequate under the minimum: mileage-
response criteria.. 

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

XXXX a. is adequate now 

b. would be adequate with satisfactory personnel allocation 

c. will be adequate when the proposed fire station becomes 
fully operational 

d. is not adequate and will not become adequate without an 
additional facility which is not currently planned or 
funded. 
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Date 	2-4-1981 
Karen Arnold 

TO: 	Staff Coordinator 
Zoning Evaluation 
5th Floor, Massey 

(Tel: 691-3387) 
Branch (0CP) 
Building 

Map: 48-3 ((1)) Pt. 12 
48-1. ((1)) 143 

FROM: 	B. Ralph Bell (Tel: 256-4481) 
Facilities Planning Services Office 
Facilities Services Department 
Fairfax County Public Schools 

SUBJECT: Schools Analysis, Rezoning Application 

Acreage: .6669 

RZ -80 -P -102 

 

  

The following information is submitted in response to your request for a school 
analysis for the referenced rezoning application: 

1. School Administrative 
ing potential 

2. A comparison 
plan and 

Area: 1979-80 Student Ratio used for estimat- 

generation between the proposed development 
zoning are as follows: 

Estimated Students 

students. 

of estimated student 
that possible under existing 

Estimated Students 
School Dwelling Under Proposed Dwelling Under Existing Increase 
Level Type Zoning Tvoe Zoning Decrease 

Units 	Ratio Units Ratio 

Elem. TR 5 	x  .321 . 	2 SF . 1 x 	.362. 	0 +2 

x x 	.. —.... 
r x 	.. 

Total 

Inter. TR 5 	x  .077 . 0 SF L x 	.119., 	0 0 

IPI■11111111 
x 

1■11S■11.-. 

x 	a 

Total 

High TR 5 	x  .138 	1 SF 1 x 	.274. 	0 +1 

x x 
=IMMIIMES. 

r 

Total 

3. Schools which serve this property, their current membership and capacity, and 

Schools 

their projections 

Oakton 

for next year: 

9-30-80 
Membership 

1980-81 
Capacity 

1981-82 
Projected . 

Membership 

1981-82 
Projected 
Capacity 

Elemt 733 656 703 656 

Inter: Jackson 962 1000 1036 1000 

High: Oakton 2585 2200 2541 2200 



4. Discussion 

SCHOOL ADMINISTRATIVE AREA II 

It is difficult to project the ultimate effect of rezoning applications upon the 
projected student memberships of the public schools serving a given area. The diffi-
culty is related to the variations in the time that passes between the filing of an 
application for rezoning and the occupying of the proposed units. The projected num-
ber of students to be derived from a type of dwelling unit tends to vary over time and 
by geographic area. Should the total time from application to approval exceed the time 
for which the data are valid, the effect would change. In addition, the outcome of 
other applications affecting'the same area could either increase or reduce the impact 
of an individual application. 

The current practice for determining the effect is to multiply the most recent 
ratio of students per dwelling unit type by the total number of each unit type con-
tained in the rezoning application.. The effect of the rezoning application does not 
consider the existence or:status of other applications. 

Subdivisions and/or sections of subdivisions are assigned to school attendance 
areas by the Fairfax County School. Board. Temporary assignments can be made by the 
Area Superintendent. The assignments consider the current and projected capacities 
and memberships of the schools as well as the projected number of students to be 
derived from a subdivision. The extent to which students would be assigned to the 
schools currently serving the geographic location of the site identified in the rezon-
ing application varies with the adminiitrative area. 

The 9-30-80 memberships and capacity and the 1981-82 projections for the schools 
in Area II. are as follows: 

1981-82 1981-82 
9-30-80 1980-81 Projected Projected 

Grade Level Membership Capacity Membership Capacity 

Elementary CR -6) 14,066 15,428 13,405 15,428 

Intermediate (7-8) 4,703 5,600 4,929 5,600 

High (9-12) 11,755 12,500 11,291 12,500 

Source: Fairfax County Public School Pupil Membership Report for September 30, 1980, 
and Facilities Services Department for capacity and projections. 

• 

5. Other pertinent information or casements: 

x 	A. a .fool boundary adjustment is being considered at the 

Inter. and High 	level. 

Use of modular classrooms may be necessary. 

X 	Other: Mosby Woods subdivision will be reassigned from Jackson Inter and  

Oakton High to Lanier Inter. and Fairfax High in Sept 1981. 
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Fairfax 	County 	Park 	Authority 

Ti: Sidney R. Steele, for Staff Coordinators 
Chief, Zoning Evaluation Branch - CC? 

Itr•ny torothea. L. Stern, Associate Planner t 
Division of Land Paguisition - FCPA 

subject: RZ-80-P-102 
icc: 	48-1((1)) -143 

D a t • 4-15-81 

The Fairfax County Park Authority staff has reviewed the above referenced 
rezoning application and has made the following recommendation: 

- All open space associated with the development should be 
conveyed to a homeowners association. 

cc: Oscar Hendrickson - DEM 
Ed Spann - CCP 

DIS/rmk 
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FAIRFAX COUNTY. VIRGINIA 

MEMORANDUM 

Sidney R. Steele, Chief 
Zoning Evaluation anch, OCP Qin  May 20, 1981 

new 	Robert. L. Moore i  
.Office of TransPortation 

Mae 	3-4 

Transportation Impact 

man  RZ80-P-102 (Waldman), 48-1 

The latest submission of the development plan shows the appli-
cation reduced and now includes only the parcel on the north side 
of Sutton Road. The estimated trip generation and traffic impact 
would be commensurately reduced. However, the improvement standard 
for Blake Lane would not be affected by this reduction, remaining 
at a four lane divided cross section. This standard is still not 
adequately reflected on the development plan. 

The potential trip generation of the site is estimated to be 
about 10 vpd at its existing zoning, 24 vpd with the smaller develop-
ment now proposed, and 24 vpd at the Plan recommended use. This 
traffic volume is quite low and should not cause a substantial 
traffic impact although left turns in close proximity to the Sutton 
Road/Blake Lane intersection would cause some disruption of through 
traffic flow on Sutton Road. However, the major traffic impact 
previously anticipated, cross traffic between the two parts of 
the original application, has been eliminated. 

RLM/JCH/tlh 



FAIRFAX COUNTY. VIRGINIA 

MEMORANDUM 

Sidney R. Steele, Chief 
Zoning Evaluation Branch, OCP "Is March 23, 1181 

P1061: 	Robert L. Moore 
Office of Transportation 

MS NM 
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OUSillets 	Transportation Impact 

mmultamm RZ80-P-102 (Waldman), 48-1 

IMPACT ANALYSIS  

Compatibility with the Adopted Plan  

The development plan for this application indicates that potential 
conflicts with Countywide Plan transportation recommendations would 
be created if it is approved in its present form. The Plan recommenda-
tions for Blake Lane and Sutton Road are not fully accommodated. The 
Plan recommends improvement to four lane divided standards for Blake 
Lane and to current two lane standards for Sutton Road. EloweVer, both 
of these roads should be improved to four lane facilities in order to 
handle their anticipated traffic volumes. 

The future traffic on Sutton Road is likely to be in excess of the 
VBIB&T and Fairfax County Public Facilities Manual  design standards 
warranting a four lane divided facility even without the traffic 
oriented to the proposed Vienna Metro Station. The design of improve-
ments along this road should recognize the existing curb line along the 
frontage of the Oakton Secondary School, as well as the need for control 
of access, for separation of through and turning traffic, and for 
adequate capacity. Because the northern curb line is set, any additional 
widening should take place on the south side. 

Traffic Impact.  

The proposed development would create two primary impacts. These 
impacts would consist of a moderate contribution to traffic volumes 
on Sutton Road and Blake Lane, and a relatively large increase is 
traffic friction resulting from turning movements exacerbated by travel 
between the two parts of the site. The severity of these impacts 
would be directly related to the additional traffic that can be expected. 
The site has the potential for generating about 20 vpd at its existing 
R-1 zoning, 40 vpd with the R-12 development plan submitted, and up 
to 30 vpd for development within the Plan recommendation. 

The 1979 VDE&T traffic counts for the streets that would be most 
directly impacted are: 

Sutton Road (Rt. 701) 
Blake Lane to Courthouse Road 
	

3,879 vpd 
Courthouse Road to Chain. Bridge Road 
	

4,044 vpd 
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Blake 'Lane (Rt. 655) 
Lee Highway to Sutton Road 
	

13,582 vpd 
Sutton Road to Palmer Street 
	

10,633 vpd 
.Palmer Street to Chain Bridge Road 
	

9,137 vpd 

Sutton Road is basically .a two lane road although some widening 
has been constructed along adjacent developments. The capacity of 
this road is limited by its remaining narrow sections. These narrow 
sections do not meet current Fairfax County Public Facilities Manual  
design standards and are restricted to level of service E by Highway  
Capacity Manual  criteria. 

Blake Lane is a two lane road for most of its length and these 
two lane sections, along with signalized intersections, form the 
governing traffic constrictions. The estimated levels of service for 
these constrictions are no higher than level E. The Blake Lane inter-
section at Lee Highway is estimated to be at level of service F. 

DESIGN CONSIDERATIONS  

Access to the Surrounding Street System  

Access for this_development is proposed via two entrances, one 
on each side of Sutton Road, separated by a school entrance. initially, 
conflicts between traffic movements at these closely spaced entrances 
and with Blake Lane can be expected. In the future, both entrances 
to the site would lack left turn access once a median is built on 
Sutton Road. As a result, "U" turns would be induced. Such movements 
are hazardous and disrupt traffic flow, particularly where they would 
be accompanied by inadequate weaving movements. 

The site entrance on the north side of Sutton Road would serve 
the main part of the site and would be located fairly close to Blake 
Lane. The Blake Lane/Sutton Road intersection was identified in both 
the 1377 and 1979 staff studies of critical intersections as a high 
accident rate location. The addition of turning movements in close 
proximity to this intersection should be avoided due to their potential 
for aggravating already poor traffic conditions. 

The entrance on the south side of Sutton Road, is located far 
enough' from Blake Lane, but may not have adequate sight distance. 
Clearing of vegetation should resolve this problem but may require 
work off-site as well as on-site. 

Internal Circulation  

One of the major problems anticipated with this proposed develop-
ment is directly related to the division of the application. Traffic 
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movements that would normally be internal to the site would require 
use of Sutton Road. The cross traffic, both vehicular and pedestrian, 
thus induced would be hazardous during the peak traffic hours and 
the additional traffic friction would exacerbate existing congestion. 

It should also be noted that one proposed parking space would 
extend into the VDHAT right-of-way. VEH&T would not approve an 
entrance permit until the design is revised. The Department of 
Environmental Management indicates that the parking as proposed does 
not meet ordinance requirements. 

SUMMARY  

The primary transportation issues of this application involve 
provision of needed highway improvements and alleviation of the 
impacts associated with its access. 

Blake Lane and Sutton Road should be improved to accommodate their 
anticipated traffic volumes. The future traffic on both roads is 
likely to be in excess of VIMUT and County four lane divided facility 
warrants. The major access impacts result from the division of the 
development between two non-contiguous parcels. The proximity of the 
entrances to each other, to the existing Blake Lane intersection, and 
to the existing school entrance would create traffic conflicts and 
congestion considerably higher than normally expected from a site of 
this size. 

RLm/JcH/tih 



4, 
Trcject Nurber:  RZ 80-P-102 

Existing Zoning:. 	R-1 	Proposed Zoning and/or Use:  R-12  

bNV1RUN•LNTA4 bilk:. It-nterD* - 	 Appendix 10 
Location: Blakerlae2111=9Lioj 	 

A:re ace: 

Comments 
Presence 

es no Site-Features y 

A. Geology: Coastal Plain, Piedmont, 
Triassic 

1.shallow bedrock 	. . 	 
2.groundwater resource . . . . 	 
3.mineral resources 	  

B. Topography: 
1.steep slopes (>15%) 	 
2.irregular landform 	 

C. Hydrology: 
1. water features 	. . . . 
2. critical location in watershed 
3. water supply watershed . 	. . 

X 

X 

X 

X 

X 

X 
X 

Eh Soils: 
1 marine clays 	  
2. shrink-swell clays 	  
3. highly erodible soils 	 
4. high water table soils . . . 
	X 

5. soils with low bearing strength 
6. poor infiltration soils . . . 

E. Vegetation, Wildlife s OpenSpace: 
1. quality vegetation 	  
2. wildlife habitat 	  
3. adopted EQC 	  

D. 
4.,6. - The soils of this site have a 

hard pan that restricts drainage. 
This is a minor problem. Special 
care should be taken in the 
construdtion of basements to 
insure against high water table 
related basement wetness. 

X 
X 
X 

X 

■•• ms 
Environmental Quality 

F. Noise: 
1. airport noise . 
2. highway noise . 
3. railroad noise 
4. other types of noise 

G. Water: 
1. point source pollution . 7. . 
2. nonooint source pollution . . . 

H. Air: 
1. mobile source pollution 
2. stationary source pollution .  

I. Aesthetics: For example: 
	1 -:-... 	P,mm tiro_ 

yes no 

x 

1 	
14   

X 

Comments 

P. 
2. - The property is impacted by excessi; 

'highway noise, generated by the - 
combination of 1-66, Blake Lane and- 
Sutton Road. 

G.. 
2. - The new buildings, sidewalk and 

parking lot will generate increased 
runoff pollution from this site. 



Highway noise impact projections calculated by staff indicate that the subject 
parcel will be exposed to noise levels which are close to 75 dBA Leq (design 
hour). (dBA Leq (design hour) is approximately equal to dBA Ldn, the descriptor 
used in the Federal guidelines.) EPA has determined that prolonged exposure to 
such noise levels constitutes a health hazard. EPA's Information on Levels of  
Environmental Noise Requisite to Protect Public Health and Welfare with an  
Adequate Margin of Safety  states that: (1) a 24-hour yearly maximum average 
of 70 dB Ldn is requisite to protect the public health and welfare with an 
adequate margin of safety from a permanent hearing loss; and (2) as a maximum, 
an 8-hour daily, yearly average of 75 dE Ldn is an adequate margin of safety 
to protect the public health and welfare from a permanent hearing loss. Other 
health and welfare impacts such as sleep interference; stress response, i.e., 
blood pressure elevation; and speech communication and activity interference 
occur at much lower levels. 

One possible method to achieve acceptable noise levels includes: 

In order to ensure acceptable noise exposures, dwellings should be constructed 
so as not to exceed maximum interior noise levels of 45 dBA Ldn. A usable 
exterior area with noise levels no higher than 65 dBA Ldn should also be 
provided. These noise levels may be achieved by selecting building 
materials with adequate sound transmission classification (STC) values 
to provide a redUction from exterior noise levels of approximately 75 dBA 
Ldn to an interior level not greater than 45 dBA Ldn. An acoustical 
fence or wall should also be constructed to ensure a maximum of 65 dBA 
Ldn within a recreational or privacy yard behind each unit. 

The following STC classifications should be adequate to protect residents from 
highway noise: 

exterior walls 45 STC 
windows 37 STC 
exterior doors 37 STC 
privacy fence 20 STC 

It would be advisable to have a licensed acoustical engineer assess this site 
for noise-  impacts and recommend appropriate design and building techniques to 
achieve the 45 dBA Ida maximum for interior noise and the 65 dBA Ldn maximum 
for some usable recreational space. 



Appendix 11 

Developsent Crittia for Residential Density Ranges 

Residential density =gee recommended in the plan and 
shown an the planning area taps are defined in terms of 
units per ace. Where the plan map and text differ, the 
text governs. 

Only the lower end of the density range La planned as a 
presunptive appropriate' density contingent upon satis-
factory magossamee with applicable ordinances. policies. 
regulations and standards and assurance of the protection 
of the health. safety. and general welfare at the public. 

lornetl of densities above the Is mod of the deOsity 
range is contingent on the proffer at the time of re ■ 

=Wag of develsnomust conditions that will produce 
residential development thatcores& minima develop-
ment standards. 

The responsibility for demonstrating that a proposed 
development merits approval at a.-density an the 
low end at the comprehensive-plan density rune rests 
with the applicant. Jeatificasion can hi deccrasc.ated 
by proffer of: (1) a development plan Which graphically 
portrays in sufficient detail a quality at development 
which exceeds slair'® development standaids through: 
foltalmatt of the development criteria below, or (2) 
finite development canditIons which 	those cri- 
teria. or (1) a andeinarlon of (1) and (2). • 

In all cases, evaluation of the fulfillment of develops 
=sat criteria will weigh the number at criteria credited 
through proffered conditions against the number of =is 
twit which are feasible tar the specific ramming appli-
team being considered. As a general guide, at lase 
two-thirds of applicable criteria should be satisfied 
for approval of density at the high end of a me-unit 
density range. Asa general guide for multi-sena density 
ranges, approximately one-halt of the criteria ahead be 
satisfied far approval of :mid-range densities and threes 
fourths satisfied far approval at high end of the density 
mange. 

• 
Criteria need not be equally weighted. Zot entegtional 
instances. a simple criterion may be cow:riding is stair 
ating the merits of a development proposal. 

Par a more detailed dincessimm, see the ConProbensive 
Platen. page 420. 

Develmoment criteria include. but need not be United 
to, the followings 

1. Proffer of a development plan incerporating design 
-"layout and- features -determined thyme staff Analysts 

to merit recogaition for goad design and amenities 
for the property La the application. 

2. florist= of supporting public facilities beyond 
rininal ordinance, regulations cad standards to alle-
viate the *pet of the proposed development on the 
coirmnity. 

3. Accessibility to string pantie fteilitlas and/or 
;hissing of development complevian to mmincide with the 

•programmed provision of public facilities shown in the 
=ant Capital lop rovement PromFam (C2P) to reduce 
interim adverse intacts of the proposed development as 
the ccomonity. 

4. Provision of public road improvements and/or 
coci=ent to a retinednot In traffic vaunt in order 

6. Co.etibility in architecture and site design with 
existing and other planned development within the ccee- 
=city to reduce the :Wart of now development. 

7. Design sensitivity and exceptional conservation 
assures to preserve and/or protect environmental 
resources aseadated with the application site. 

Innovative design to incorporate energy-conserving 
*features or design features of pararair. value Co 
future residents of the development. 

9. Incommnatica of noise attenuation measurn whist 
will significantly reduce aircraft, railroad. or Unay 
noise invest that otherwise would be daterniami an ob-
=sive nuisance to persons living as aotking on the 
application pro party. 

10. In recognition at the County s need tar moderately-. 
pruned housing. the provision of madaratalrpriced 
housing, to make available housing aver a breed cost 
range to serve better the needs of the satire population. 
all booming developments except single-family detached 
in excess of 3.30 units should be approved for the 
upper mod of the density range only if they have provided 
a propartion, usually 13a of the emits. for low- and 
todstatrineamo families or the applicant should prove 
to the satisfaction of the Simard the prevision of low. 
and moderate-isccae housing is technically or s----lolly 
infeasible. 

11. Co tracts containing soils locally described as 
marine clay. approve/ than the low end of the density 
range should be considered only whets (1) proposed coo-
strocaon avoids the marine clays (2) the development 
proposal requests aperient development an the =rive 
clay and the Camprehensive Plan permits tech development 
either explicitly or by recommending a density at at 
least 3-12 dwelling units per acre. or (1) a planned 
developturm district application. which is Ca:tragtate 
with the comprehensive plan, proposes apartment develop-
ment on marine clay Parte= of the site. 

lo. Mere appnopriate. land assemblY and/or develop-  
meat plan integration which ft.:ciliate acliterament at 
plan ablectives. 

U. Where appropriate. preservation and/Or restoration 
of beading., structures or ocher features of archi-
tectural. historic or environmental statanato to 
preserve cur heritage. 

2):6246 MIMIC= =CIA= ASSO=M- 0 WEIR 
C2MPRI1010117R PLAN R1 111y mairrzfr 

Apr ape otirC 
.2-.3 Ih-A ar A-C Rai 

as Apt 
1-2 R-L Rp2 
2-7 1-2 
3-4 1-3 1-4 
4-5 iri 
S-41 1,4 epg 
4-12 R-4 -R-12 

12-16 1-12 R-16 
16-20 Spa Rp20 

Develooment Criteria for Commercial and Industrial !valuations  

While the comprehensive plan has um equivalent to the residen- 
tial density range in areas planned for corartial or industrial 
ammo. 	 . 	• 



Appendix 12 

11.0$SARY  

this Zlosaary is presented to assist cidtens in a better understanding of Staff Aeports; it Shahid not be con-
strut as representing legal definitions. 

SUMS - A strip of land established as a transition Detain distinct land uses. May contain natural or planted shrubs, walls or fencing, singly or in domination. 

CLUStlit w The ° alternate density" provisions of the Zoning Ordinance, which permits smaller lots and ;inset= 
Lots, is specified open spas n provided. Primary purpose is to preserve environmental famine such as 
Urea valleys, steep Slopes, prise woodlands, etc. 

CIVENAAT - A private legal restriction on the use of land, recorded in the land records of the County. 

CeliLOPMIT PLAY -.Crinceptual, tints, Gensralisad. A Oeweloostent Plan  consists of graphic, textual or pictorial 
infuriation, usually in combination, Utah shows tae nature a: cevelonmens proposed for a ;areal of land. 
The Zoning Ordinance contains specific instructions on the content of development plane, based coon the ;urge pose which tiny are to Sett. in general, deVelopment plans contain such information ass topography, loos-.  rios of streams and trails, seas by which unlit-es and rearm drainage an to be provided, gsnorei, Location ami types of structures, open space, Matti= facilities, etc. A Can email Segel 	t PI is required 
to be submitted with an application for the PON or PDC District; a vargraya•men. an ia a mere detailed plan -which-is required to be submitted to the Planning Commiselern a ter Laptev a a 0' or rOC Oistrict 
and the related Conceptual Development Plan; a Generalized Develooment Plan is required to be submitted with 
all residential. daelesrenai and industrial applintians *ter talierrair7tc. 

=CASE Transfer of property tree private to public ownership. 

Otharf.' - number of dwelling gotta divided.* eta trees acreage Deice developed (73.1/AC). Density Units is an 
irm•ease in the density (Mervin allowed, and granted under specific provisions ofvfl..0 4 ;rnryliiinanen 
ten developer provides excess open span, rwc-natian facilities. literately priced housing. etc. 

:CSIGIO scars - The Division at tnt departs.lent of Environmental Management which reviews all subdivision plats 
and sits plans for confarsence with County policies and requiremenrm contained in the Toting Ordinance, the 
Subdivision Cannel Ordinance. the Public facilities Manual, the imilding Cade, etc, and for conformance 
with any proffered  plans and/or conditions. 

EASEMENT - A right given by the owner of let ta another party for speni •lo United on of that land. for stew 
ple, an owner say give or sell Imes= to allow passage of public asst-pries, noses to another properly, et 

OPEN SPACE - The total area of land and/or water net improved with a building st-t-ttre et-ret, road or parking 
arde, or containing only each improvements as an complementary, necessary or appropriate to use and enjoy-. 
arse at the apes area. 

Can - All open space designed and set aside for use by all or designated portions of residents of a dr/elm, 
set. and act dedicated cot public lands (dedicated to a-homeowners association which then owns and 
maintain the properly). 

Dedicated.- Open space %midis is conveyed to a public bogy for public ass. 

Developed aocreatian • That portion of Open 
redresiden purposes. 

pedyym - A unmelapeadd pun and/or writers condition. which. when offend by an *weer and accepted by the Scant 
of cupervtlors, pease a locally binding part of the regulations of the meting district pertaining to the 
;rotary in queetian. Proffers, or proffered conditions, mast be considered by the Planning Condasion and 
submitted by an owner in tieing prior to the hoard of Supervisors public hearing an a rotting Opticaticn. 
end thereafter say be modified only SS an application and hearing process sin-Liar to that required of a 
rennint app/icatian. 

egniZei rac:12== i4AMUA - the atual, adopted by the bond of Supervisors. which donna Suinslians whir Severn 
:net cosign of Man facilities attics oust be contracted to serve new Zevelapmend. The guidelines incite 
stens, drainage, sanitary sewers, area and sediment ant and tree presetenin and flating. 

SLIME LZYtL An taws of the effectivenest with wain a roadmay :anise traffic. usually determined under 
peak anticipated load conditions. 

Sg=naCt, al= - The distance trims a lac tine or other reference point, wind= which no stature nay to Lacteal 

s= atm • A detailed plan, 	sale. Mining develooment of a parcel of Land and containing all infsreation 
required ay the Inning Ordinate. Site Sane are ?ruined. in general, for ail =thous* and aulti-falsel7 
residential development emal.for all raereial and -eiunrial,developmen. 

SDISCEVIS/011 MUM= - An artisans regulating the division If Land into lauillAir Weeia and which. =getter itch 
the :nine Ordinance, defines required candiCiane laid town-by :ma Smart of Starving' for she :Julia... dad.-
cation and improvement of Land. 

ID8DISIZZOM PLAT - A detailed drawing, to scale, Zepicaing division of a partial at land into ram Zr au. iota sod 
=coining engineering considerations and over intonation required Zy the 3utiviaion :rot:lance 

Itcg . The specific purpose, for aria a ;areal of Land 2r a building. is deelipect. arranged, Lateacted. zatzugiea :r 
maintained. 

mate, whether cost or dedicated, which is improved for 



tat Continue!. 

swim Permit - A use specified in the Rasing hreinenee ■ ich rev be authorized ay the %Art at Zoning 
Appeals It the blare of Zapervienrs in seeetillee teeing districts, dams a finding that 
the use will not be detrimental to the characssr and development of the adjacent land and 

	

will be in harmony with the poilties contained in the :afore adopted Pasprenefusloi 21 	er a 
twain inveigh the proposed 11411 is to ba located. A Special Permit La called a :04e141 
Legonsian whet granted by tae band of Supervisors. 

Tranitional s A two vniCh prewidge • eseeratien at intensity at we handset was at hither and lacer 
infoulify. 

MAU= . A ;emit whist Pasta a Merl owner relief !ran =rain PrIvittione of the raring Ordinance viten, 
damn of the particular physical surrounding', Shape Or topagrsbnical tonditian 	 property, 
mom would foulif in a particular hardship or pro:final dilficulri which would loprivi to rimer at the 
reasonable we of the land or building invelool. larlants, say S. granted ay the 'card 21 :Ming Appeals 
atter williaflan, ernizing, pasting and *Induct of a ;wait hearing an the sifter in fonsfian. 

toy - vehicle trios per ay (for isomple, the round trip to and !es worm equals two 9701 . Also Ayr . &Amp 
Gaily mrsifix. 

ertIoNtatAi Tms  
• 

ACZATICAL SCAN • Usually a triamlarialisped oast rernatur. parellaling a highway noise saes and mend 
Ras up tram the elesseat at the reader a. distaste watfleiens to area the tine at eight wins vanities 
on the ranee. 

• 
Amu= - A petneents astergeentat geologic fanatics through which giscasimatour flan. 

AMITE/ =AMC ARCA - A place when arta. roast? attars an aquifer. 

coma. onstactcrr- A denlopmesesrelated pitenumencee hereby Me stream's bank full esdacity La ateeeded with 
a peens frequency that net natural ateneloped canditiant, resulting in bank and *Lean Sett= eves sr. 
sweat e! Llfiroeur►  suiiiiii that flan produced by • start weeny whilst occurs aunt in L.S yens are ma 
cmammel defining Use far that steers. 

CURIAL PLUM =UMW PROvt‘CC • La Fairfax County, it is etc relattsely mar sentardarrrn Idu at the County, 
distinguished by law culla: and a preptandoranas at sedimentary rants and ameariAla (sands, ;ravels. silts) 
ma a tandem towards antriy drained soils. 

natal Abereviatian tar a decibel or amour* of Vas noise level perceived by the oar to the A seals ar range 
at Sway human rampant to setae source. 

=Wag fan= - The nithete ground-beasts ems differing watersheds er sunsnwds. 

ENVI2OnnVTALrLMNO SUIMAIUL:7* A tautens to a Land use intansity ar density ,  tees ICS weer an a site or 
area bemuse of its anvi eratmental aerearterittica. 

Ch2OZELC Oaf= - Saila susceptible to dimiaisning by saneure to elements much 4e,  stag or water. 

rLOWPCACt Land area, adjacent to a Sane Granary mews a4SIMS, whine say 3casuamoris4 by fTssaeng; 
nasally Ma ommosescirmay flat plain within whist a mans or rimerhol amandure. 

warms Mt= - A natural or asende marinas tread, parking lot, trot  tap,  patio)  whin/ farms rainfall 
to renell ether the Infiltrate. 

monTICIRtliOnt= CLAY - A 01M1 grained earth sagartal worse propertio: cause the clay to 	when at and 
Oran when dry. La addition, in Fairfax County =Sea clays Clad to Jilin all alums when they are *Mae 
waste tract clans siaaatiana- 

"my - males Conseanw Forecast - A noise descripthas far airport noise seeress. 

?oar 3L-PL - The inclination of a land/arm surface fete snalute ftoriaaneali !stomas is vertical rise Unit) 
mennerisantat disease Ilan/ or VMS 

=man ;COMP= PROOTRCC - the control pertions of the Canty, charesterisset by gently telling meogreeny, 
easetentisi errant dianenden, 2-otoped stream seller, an onderlying artamnronic east alerts flatise. 
gneiss, greeneteme) and aserellY ten bearing 

prwtyruchmtarr - Prelate :woe trelnariew - A arennatio, esnereftensive nvirenneettel revise preens rano 
he identify an nalaser Urals nvirmantes1 insects stemettassel win individual ;reline or area plan 
prepotela• 

mangegaglis  RATC - The susesembilley far e 	welter to change due to :ale or gain La moisture :an erne. 
hian nettnewnsell sells ten Causta nave and neat tauadatiane. 

SOIL 3CALI2g4 carAcrrY . The ability of the sail to support a ostroicai Load (ens) free feenatien, reads , e r s , 

STYLAM TAG= - Any scrams and the land tstanding free either side of Lt to a line established by Tfta mien 
paint Of the concave/sunset entagrapny, as delineated on • ant adapted by the SelyAO faltey tact. for 
purposes of Maas valley nansition, ens rive-criteria cafini.tian of scream /allays -on 	 :1 - A 
Rama of  ma Palling VststSseam  (jag) will *MAY. the cm primary crtterla :melons all :he land within 
the Laa-year tlaisdplaits and to area slang the flAtastalain :a slates of LS Ser.mat 
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