APPLICATION ACCEPTED: June 20, 2012
PLANNING COMMISSION: November 29, 2012
BOARD OF SUPERVISORS: December 4, 2012

County of Fairfax, Virginia

November 15, 2012
STAFF REPORT
APPLICATION PRC C-203

HUNTER MILL DISTRICT

APPLICANT: Fairfax County Public Schools
PRESENT ZONING: PRC — Planned Residential Community
PARCEL: 26-2 ((2)) 6

SITE AREA: 14.44 acres

PLAN MAP: Public Facilities, Governmental and

Institutional: Elementary School

PROPOSAL.: To construct five building additions, a new
student pick-up and drop-off area, and other site
modifications at an existing elementary school
(Terraset Elementary).

STAFF RECOMMENDATIONS:

Staff recommends approval of PRC C-203, subject to the proposed development
conditions set forth in Appendix 1.

Staff recommends approval of a waiver of the barrier requirements and a modification
of the transitional screening requirements along the northern, southern, and western
property boundaries in favor of the existing vegetation and proposed landscaping shown on
the PRC plan.

Megan Brady

Department of Planning and Zoning
Zoning Evaluation Division db
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5509 ;

Excellence * Innovation * Stewardship Phone 703-324-1290 FAX 703-324-3924 %“ﬁ;’%’é

Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/ g ZONING




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

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

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

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

0:\mbrad9\PRC\PRC C-203 Fairfax County Public Schools\Staff Report\Cover\PRC C-203_Staff Report cover

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




Planned Residential Community | Applicant: FAIRFAX COUNTY PUBLIC SCHOOLS

Accepted: 6/20/2012
PRC C-203 Proposed: PUBLIC ELEMENTARY SCHOOL
Afea: 14.44AC OF LAND; -
DISTRICT - HUNTER MILL
ZIP - 20191

Located: SOUTH SIDE OF RIDGE HEIGHTS ROAD

APPROXIMATELY 400 FEET EAST OF
ITS INTERSECTION WITH
SOAPSTONE DRIVE

Zoning: PRC

Plan Area: 3

Map Ref Num: 26-2/2/ /0006
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION

The applicant, Fairfax County Public Schools (FCPS), requests approval of a PRC
Plan associated with Rezoning C-203. The applicant proposes to construct
building additions and site modifications to Terraset Elementary School. The
building additions are proposed to include:

A 3,400 square foot administrative addition to the school’s front entrance;
A 7,613 square foot art/music addition;

An 11,010 square foot media and east classroom addition;

A 3,919 square foot School Age Child Care Program (SACC)/multi-
purpose addition; and,

e A 7,521 square foot west classroom addition.

In total, the applicant is proposing to construct 33,463 square feet of additional
gross floor area around the periphery of the existing school, for a total gross floor
area of 102,343 square feet.

In addition to the building additions, the applicant proposes several site
modifications. The PRC plan depicts a redesigned upper parking area, which
includes additional parking spaces and a “kiss and ride” lane that will provide a
dedicated area for student drop-off and pick-up. In addition, two existing
pedestrian bridges that connect the parking lot to the school will be demolished
and replaced with a new centrally located pedestrian bridge. New parking areas
are proposed on the western side of the school, including a 15-space lot and two
accessible parking spaces near the proposed SACC/multi-purpose addition, as
well as a 4-space parking lot near the proposed west classroom addition.

Additional site modifications are proposed to include two asphalt play areas and a
soccer field at the rear of the school, as well as several stormwater management
features. Proposed stormwater management features shown on the PRC Plan
include pervious pavers in the redesigned upper parking lot, pervious pavement in
the two proposed asphalt play areas at the rear of the school, filterra structures
located near the eastern and western property boundaries, and two underground
stormwater detention facilities (one on the east of the building and one on the
west).

LOCATION AND CHARACTER

Location:

The 14.44 acre subject property is located in the Hunter Mill Magisterial District
along Ridge Heights Road and southeast of the intersection of Soapstone Drive
and Ridge Heights Road. Two access points along Ridge Heights Road provide
ingress and egress to the site: the westernmost access point is entrance-only,
while the easternmost access point is exit-only.
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Site Description:

The site currently contains an existing 68,880 square foot earth-covered
elementary school. Additional structures on the property include a one-story frame
structure located along the western side of the school and a shed located along
the eastern side of the school. Although not depicted on the Existing Conditions
sheet of the PRC Plan, the asphalt area along the eastern side of the school
currently houses two classroom trailers. The area to the rear of the school is

improved with a ball field and playground, and a mulched picnic area exists to the
north of the school’s parking lot.

E ,i;\.. v

Figure 1: Existing Conditions
(Source: Fairfax County GIS)

The existing parking lot located to the north of the school, shown below, provides
parking for 59 vehicles according to the Existing Conditions sheet of the PRC Plan.
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Three additional accessible parking spaces are depicted near the northwest corner
of the school building. The topography slopes downward from the northern parking
lot toward the school. Two bridges currently provide pedestrian access from the
parking lot to the roof of the school. A staircase located on the eastern side of the
school’s front entrance then provides access down to the ground-level courtyard.

e

. !
Pexc_-_iesr.'ian Bridge &l

y

3 * {' 23
Pedestrian]Bridge 588

-
-
Vo

Yy " -' =
’ .v-’

Figure 2: Existing Pedestrian Bridges and arking

(Source: Bing Maps)

A sign near the school’s entrance directs parents and visitors to the upper parking
area. A lower roadway is located to the south of the parking lot and provides direct
access to the school's front courtyard, as shown above. This roadway allows
buses to pick up and drop off students near the front of the school. An existing 4-
foot concrete sidewalk traverses the lower roadway and provides pedestrian
access from Ridge Heights Road to the school’s front entrance.

Surrounding Area Description:

A wooded buffer surrounds most of the perimeter of the property. A Resource
Protection Area (RPA) and Environmental Quality Corridor (EQC) traverse the
southern portion of the property, as shown in the image below. The PRC Plan
depicts an existing stormwater outfall to the rear of the school that encroaches
into the RPA. The image and corresponding text below also summarize the use,
zoning district, and comprehensive plan recommendations for the adjacent
properties.
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Pi;fa »‘ SFD. Residential
$ ; (Reston Sec. 44 Blk 4)

- PRC
t \i;,z SFD Res:dent:al

;(Rgston Sec 44 Blk. 3)' -

2 % *“'(SOuth‘Lakes High)ss

SwliEe

™ | = |

Flgure 3 Adjacent Uses
(Source: Fairfax County GIS)

North: Residential (SFD — Reston Sec. 44 Blk. 4), PRC
Plan: Residential Planned Community
East: School (Langston Hughes Middle and South Lakes High),
PRC
Plan: Public Facilities, Governmental and Institutional
South: Private Open Space, PRC
Plan: Private Open Space
West: Residential (SFD — Reston Sec. 44 Blk. 3), PRC

Plan: Residential Planned Community
BACKGROUND

On February 17, 1971, the Board of Supervisors approved RZ C-203 to rezone
approximately 159 acres from the RE-2 District to the RPC District (now PRC).
The subject property was designated as an elementary school on the
Development Plan, as shown on the Development Plan excerpt below.
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Figure 4: Development Plan for RZ C-203

(Source: Fairfax County’s online Land Development System)

On August 8, 1975, the Director of County Development approved the Site Plan
for Terraset Elementary School (SP-1603).

On May 8, 1978, the Administrative Services Division of the Department of
Environmental Management approved a site plan waiver to permit the
construction of a reception area.

On November 17, 2004, DPWES approved a street light waiver along the site’s
entire frontage along Ridge Heights Road.

On December 8, 2004, DPWES approved a modification of the transitional
screening requirement and a waiver of the barrier requirement along the north
and west boundaries of the site.
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On March 8, 2005, DPWES approved a minor site plan (6520-MSP-001-1) to
permit demolition of the foundation building and construction of an outdoor
classroom on the northern side of the existing parking lot.

On March 26, 2007, the Board of Supervisors adopted a Zoning Ordinance
Amendment (Z0O-070397) which modified the review process associated with
PRC plans. Prior to this amendment, DPWES reviewed and administratively
approved PRC plans. With the adoption of this amendment, PRC plans are now
submitted to the Department of Planning and Zoning (DPZ) for review by the
Zoning Evaluation Division (ZED), the Planning Commission, and the Board of
Supervisors. The Board of Supervisors has the final approval authority on PRC
plans. :

DESCRIPTION OF THE PRC PLAN

Title of PRC Plan: Terraset Elementary School Expansion
PRC Plan Amendment

Prepared by: Rinker Design Associates, P.C.
Original and Revision Dates: June 8, 2012, through October 18, 2012
PRC Plan Description: The PRC plan consists of 16 sheets.

New Construction

As previously described, the applicant proposes five building additions that will
add an additional 33,463 square feet to the existing 68,880 square foot
elementary school for a total gross floor area of 102,343 square feet and floor
area ratio of 0.16. These additions include the following:

A 3,400 square foot administrative addition to the school’s front entrance;
A 7,613 square foot art/music addition;

An 11,010 square foot media and east classroom addition;

A 3,919 square foot multi-purpose addition; and,

A 7,521 square foot west classroom addition.

The image below highlights the proposed additions.
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(Source: Rinker Design Associates, P.C., October 18, 2012 with overlay graphics)

Sheet 1 of the PRC Plan provides a statement of architectural concepts for the
proposed additions and sheets 12 through 15 depict architectural elevations.
Excerpts of these architectural elevations are shown in Figure 6 below. As
described in the statement, the proposed one-story additions will be steel framed
and contain a brick “exterior skin” that will consist of two colors, a field color and
an accent color. The additions are not currently proposed to be earth-covered,
but would contain “cool roofs.” Additional proposed green building practices
include a mechanical system that employs the use of “energy recovery wheels”
and energy management room occupancy Sensors.

e |

N s e J__-_-_

Figure 6a: North Elevation — East Wing
(Source: Rinker Design Associates, P.C., October 18, 2012)
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Figure 6b: East Elevation — North Wing
(Source: Rinker Design Associates, P.C., October 18, 2012)

<UL

Figure 6¢: South Elevation
(Source: Rinker Design Associates, P.C., October 18, 2012)

{
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== — e

Figure 6d: West Elevation — North Wing
(Source: Rinker Design Associates, P.C., October 18, 2012)

In addition to the building additions, the PRC Plan depicts several additional play
areas to the rear of the school. This includes two pervious asphalt play areas
and a soccer field. The existing playground and ball field are proposed to remain.
The PRC Plan also depicts a fenced cooling tower near the southeast corner of
the school.

Access and Parking

The existing site access points along Ridge Heights Road are proposed to
remain. The westernmost access point provides entrance to the site. The
eastern curb cut from Ridge Heights Road would continue to provide exit-only
access to Ridge Heights Road. The lower one-way road accessed from the
westernmost access point will continue to provide access to the school’s front
entrance. A proposed sign along this one-way road indicates reads “Buses Only
8:15t0 9:45 a.m. and 3:45 to 4:15 p.m.”
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Figure 7: Redesigned Upper Parking Lot
(Source: Rinker Design Associates, P.C., October 18, 2012 with overlay graphics)

Parking for the site will be increased to a total of 97 spaces through a redesign of
the upper parking lot and the addition of three parking areas to the west of the
building. Figure 7 below depicts the proposed redesigned upper parking lot,
which is divided into two areas: a one-way kiss and ride lane and a parking lot
with a two-way travel aisle located above the kiss and ride.

In addition to this redesigned parking lot, several additional parking areas are
proposed at the western side of the school as shown in the image below: 15
spaces across from the entrance to the proposed SACC / Multi-Purpose
addition, two accessible spaces immediately adjacent to the SACC / Multi-
Purpose addition, and four spaces near the entrance to the proposed West
Classroom addition.
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Figure 8: New Proposed Parking Areas
(Source: Rinker Design Associates, P.C., October 18, 2012 with overlay graphics)
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An existing 4-foot wide sidewalk along Ridge Heights Road will continue to
provide pedestrian access onto the site, as depicted on the Pedestrian
Circulation Plan shown below. Although Sheet 3 of the PRC Plan shows this
sidewalk as proposed for expansion to five feet, the applicant has indicated that
the intent was to keep the sidewalk at four feet as depicted on the Pedestrian
Circulation Plan. An existing 4-foot sidewalk on-site runs along the lower road
from the western access point up to the eastern access point to provide
pedestrian access across the front of the school. In addition, a proposed 5-foot
wide sidewalk above the parking lot will provide pedestrian access from Ridge
Heights Road to the mulched picnic area. An existing trail that traverses the
sides of the school provides a pedestrian connection around the perimeter of the
school building. Two existing 8-foot asphalt trail segments at the rear of the
school provide pedestrian connections to the site near the playground and
behind the ball field.
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Figure 9a: Pedestrian Circulation at Front of School
(Source: Rinker Design Associates, P.C., October 18, 2012)
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Figure 9b: Pedestrian Circulation at Rear of School
(Source: Rinker Design Associates, P.C., October 18, 2012)

The two existing pedestrian bridges that connect the parking lot to the school
building will be replaced with one proposed centrally located pedestrian bridge
that will connect the upper parking lot to a two-story lobby space. A proposed 10-
foot wide concrete sidewalk below the kiss and ride lane will provide pedestrian
access to this bridge. The image below displays a rendering of the pedestrian

bridge.
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Figure 10: Pedestrian Bridge Rendering
(Source: Rendering exhibit provided by applicant)

Stormwater Management

The stormwater management narrative on the PRC Plan states that the site is
not currently served by a stormwater management facility and that the runoff
from the property flows south from the property to the Snakeden Branch
floodplain. This narrative also describes the applicant’s intent to provide
stormwater detention through five on-site facilities: pervious pavers in the
northern parking lot, pervious pavement under the proposed outdoor play areas
at the rear of the school, and two underground detention facilities (one on each
side of the school). The Water Quality / Best Management Practices (BMP)
narrative provided on the PRC Plan states that the required 40% reduction in
phosphorus removal will be met through a combination of BMP devices, such as
conservation easements, pervious pavers in the northern parking lot, filterra
units, and pervious pavement in the asphalt play areas to the rear of the school.

Landscaping and Open Space

There is no minimum open space requirement in the PRC District; however, the
PRC Plan depicts approximately 6.49 acres (45%) of open space. The site
currently contains vegetation around the perimeter of the property. The PRC
Plan indicates that the existing vegetated area varies from approximately 40 feet
to 115 feet wide along the northern property boundary, 50 feet to 140 feet wide
along the eastern property boundary, 30 feet to 100 feet wide along the western
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property boundary, and 75 feet to 100 feet wide along the southern property
boundary.

The applicant’s proposed additions and site modifications will result in the
reduction of tree canopy, primarily along the western boundary of the property to
accommodate the proposed 15-space parking lot and stormwater management
facility; the northern boundary to accommodate the expanded upper parking lot;
and, the eastern boundary to accommodate another stormwater management
facility. The existing vegetation along the western property boundary that abuts
residential development will be reduced to a minimum width of approximately 40
feet near the proposed parking lot, and eliminated near proposed outfall #2. The
PRC Plan depicts a row of proposed evergreen trees from the northern part of
the proposed 15-space parking lot down to just beyond proposed outfall #2.
Additional trees are also proposed to be planted throughout the northern parking
lot to meet interior parking lot requirements, and shrubs are proposed along the
hillside near the front entrance of the school.

Service/Mechanical Features

The PRC Plan depicts a dumpster pad at the northwest corner of the building. In
addition, a cooling tower of an unknown height is shown near the southeast
corner of the school. A proposed fence of an unknown height is shown across
two sides of this cooling tower. The applicant has indicated that the proposed
cooling tower will replace the existing unit that is currently at this location.

ANALYSIS

Comprehensive Plan

Although there is no site specific text for the subject property, on pages 144-145
of the Fairfax County Comprehensive Plan, 2011 Edition, Upper Potomac
Planning District, as amended through March 6, 2012, in the UP5 Reston
Community Planning Sector, it states:

Reston has its own Master Plan because the community was planned and
developed as one of the nation’s landmark new towns, beginning in the
1960s...Incorporate the Reston Master Plans (Land Use Plan, Community
Facilities Plan and Transportation Plan), adopted on July 18, 1962, and as
subsequently amended, by reference in the Area Plan and on the composite
map.

The adopted Reston Master Plan map indicates that the subject property is
planned for Medium Density Residential and the Community Facilities Plan
shows the subject property as an Elementary School. The current
Comprehensive Plan’'s Land Use Map shows the site remaining as an
elementary school.

Staff from the Department of Planning and Zoning's Facilities Planning Branch
reviewed the application and determined that no further 2232 review is required
for this application.
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Conformance with the Development Plan

As discussed above, the approved development plan associated with RZ C-203
designated the subject property as an elementary school. Therefore, the
proposed PRC plan is in conformance with the approved development plan that
governs the property, as there would be no change in the property’s use.

ZONING ORDINANCE PROVISIONS

The PRC District regulations are designed to provide a developer of a planned
community greater flexibility by removing many of the restrictions of conventional
zoning districts. This flexibility is meant to incentivize the developer to achieve
excellence in physical, social, and economic planning. Every step of the
planning, design, and development process within the PRC District, including
PRC plan review, requires that the applicant satisfy all applicable objectives and
regulations of the PRC District. In addition, all PRC plans shall be in accordance
with the approved rezoning and development plan, any conditions or
modifications that have been previously approved by the Board, the design
standards of Section 16-102, and the submission requirements of Section 16-
303 for PRC plans.

Bulk Regulations (6-307)

Pursuant to Sections 6-306 and 6-307 of the Zoning Ordinance, there are no
minimum lot size requirements, maximum height restrictions, maximum floor
area ratios, maximum percentage of lot coverage, or minimum yard requirements
in the PRC District; however, the location and arrangement of structures shall not
be detrimental to existing or prospective adjacent dwellings or to the existing or
proposed development of the neighborhood. The applicant’s proposed building
additions shown on the PRC Plan surround the existing earth-covered structure.
The expansion of the school outward along the perimeter will result in some loss
of the vegetative buffer, as further discussed in the PRC District Objectives
section below. However, given the existing vegetation to remain and the
proposed supplemental plantings, staff finds that the proposed structures shown
on the PRC Plan would not be detrimental to the existing adjacent dwellings or
development of the neighborhood.

PRC District Objectives (6-301)

1. A variety of housing types, employment opportunities and commercial
services to achieve a balanced community for families of all ages, sizes and
levels of income.

The PRC plan proposes building additions and site modifications to an
existing elementary school. As such, no housing types or commercial
services are included in the applicant’'s proposal. The proposed additions
would increase the school's available instruction space, while the kiss and
ride should allow for a safer drop-off and pick-up area for students.
Therefore, the proposed PRC Plan satisfies this objective.
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2. An orderly and creative arrangement of all land uses with respect to each
other and to the entire community.

The existing school is earth-covered; therefore, the proposed additions
represent a departure from the initial school's design. As previously
described, the school is surrounded by residential development to the north,
south, and west and existing schools to the east. The applicant is proposing
a cooling tower at the eastern side of the building where there is currently an
existing unit. The height of this tower and its associated fence is not shown.
The cooling tower will be located on the eastern side of the building and,
therefore, is not adjacent to the residential uses to the north, south, or west.
In addition, the tower would likely be adequately screened from the view of
the adjacent school to the east by the existing vegetation along that property
boundary, as shown in the image below. Therefore, the PRC Plan meets
this objective.

School,
(Pangston

Hughes)

Figure 11: Cooling Tower
(Source: Rinker Design Associates, P.C., October 18, 2012 with overlay graphics)

3. A planned and integrated comprehensive transportation system providing
for a separation of pedestrian and vehicular traffic, to include facilities such
as mass transportation, roadways, bicycle or equestrian paths and
pedestrian walkways.

Parking Lot Circulation and Signage

The western entrance to the school would continue to be entrance-only,
while the eastern access point would continue to be exit-only. Staff from the
Virginia Department of Transportation (VDOT) reviewed the application and
commented that sight distance should be verified at the access points. The
applicant has added this information to the revised plans. Staff has
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proposed a development condition that would require that the applicant
achieve adequate sight distance prior to final site plan approval, as
determined by VDOT at the time of site plan review.

As previously discussed, the applicant intends to redesign the existing
parking lot to provide a kiss and ride lane and an upper parking area with a
two-way drive aisle. Staff raised concerns about possible circulation conflicts
at the eastern end of the parking lot for those exiting the kiss-and-ride lane
and those exiting the two-way drive aisle, and requested that the applicant
redesign this eastern end of the parking lot to remove this potential point of
conflict. The revised plan retains the area of potential conflict and proposes
a stop bar with an associated stop sign for drivers exiting the upper parking
lot and those exiting the kiss and ride. Although the applicant did not adopt
staff's suggested circulation modification in this area, the revised PRC Plan
that proposes stop signs and stop bars does provide for improved
circulation in comparison to the initial plan submittal.

Staff also requested that specific signage be provided to further alleviate
any potential circulation conflicts, including: an “Entrance Only” sign at the
western ingress-only entrance; a “Do Not Enter” sign at the western end of
the upper parking lot near this entrance; and, a “No Left Turn” sign at the
parking lot on the western side of the school. The applicant’s revised
submission incorporates the request for the “No Left Turn” sign and depicts
a stop sign with an associated “No Right Turn” sign at the western end of
the upper parking lot where staff requested a “Do Not Enter” sign. Staff has
proposed a development condition that would ensure that the requested
signage is installed on the site to provide for safe and effective vehicle
circulation.

On November 6, 2012, staff from the Fairfax County Department of
Transportation (FCDOT) issued an addendum memo for the application,
which is contained in Appendix 6. In this memo, staff requested additional
changes to the site’'s access points, upper parking lot configuration,
signage, and pavement striping. The applicant will have an opportunity to
address these comments during the site plan review stage.

Proposed Parking Lot to West

The applicant’s initial submission proposed a parking lot containing 16
spaces to the west of the proposed SACC/Multi-Purpose addition. Staff
commented that the northernmost parking space was located too close to
the entrance of the driveway and, therefore, requested that it be removed.
The applicant’s revised submission now proposes a 15-space parking lot at
this location and has shifted the lot further to the south.

Sidewalks

Sheet 11 of the PRC Plan contains a Pedestrian Circulation Plan. As
previously described, this plan depicts an existing 4-foot wide sidewalk
across the site’s frontage on Ridge Heights Road. In addition, an existing 4-
foot sidewalk traverses the lower road on the site from the western access
point up to the eastern access point.
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Staff requested that the applicant upgrade the existing sidewalks to
Americans with Disabilities Act (ADA) standards. Paragraph 8-0101.7 of the
PFM states that when a sidewalk is designed, it shall be 5 feet wide to allow
pedestrian passing, or include passing areas 5 feet by 5 feet at reasonable
intervals not to exceed 200 feet. Sidewalks less than 5 feet in width shall be
approved by the Director without a formal waiver submission. Therefore,
staff finds that the applicant should upgrade the existing sidewalk along
Ridge Heights Road to 5-feet in width, or provide for the passing areas at
reasonable intervals not to exceed 200 feet. In addition, staff requests that
the applicant similarly upgrade the on-site 4-foot sidewalk in the following
locations: along the western end of the property from Ridge Heights Road to
the side parking lot, as well as the eastern end of this sidewalk from Ridge
Heights Road to the proposed 8 foot asphalt trail. The image below
highlights the approximate locations of these requested sidewalk upgrades.

Figure 12: Location of Requested Sidewalk Upgrades
(Source: Rinker Design Associates, P.C., October 18, 2012 with overlay graphics)

Staff recognizes that the applicant may not be able to provide this upgrade
to the portion of the sidewalk that is in between these two areas due to the
reduced width of the lower road in this location. However, staff instead
requests that the applicant provide a curb-cut at the bus drop-off and pick-
up area in the front of the building that is compliant with ADA standards.
Section 7-0401.1C of the PFM states that churches, schools, and
appropriate public facilities site plans shall provide standard curb-cut ramps
as required by the Director, and staff believes that ADA-compliant
pedestrian facilities are important for this site given the elementary school
use. As such, staff has proposed a development condition that would
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require the applicant to make this upgrade to the existing pedestrian
facilities.

Bicycle racks

The applicant’s initial submission did not show a proposed location for
bicycle racks. Staff requested that this be shown on the PRC Plan and
noted that the bicycle racks should be located at the front of the building for
safety of the bicyclist and security of the bicycles. The applicant’s revised
submission depicts proposed bicycle racks near the front entrance of the
school and to the rear of the proposed art/music addition. Staff generally
prefers that the bicycle racks be located near the front of the building. Staff
has proposed a development condition that stipulates that the type, number,
and locations of the bicycle racks shall be determined at site plan subject to
the approval by the Fairfax County Department of Transportation (FCDOT).

With the implementation of the proposed development conditions, the PRC
Plan meets this objective.

4. The provision of cultural, educational, medical, and recreational facilities for
all segments of the community.

Staff recommends that the applicant coordinate with the Institute for Public
Art — Reston (IPAR) to ascertain whether Terraset Elementary School would
be a candidate site for public art. This is included as a proposed
development condition. With the implementation of this condition, the PRC
Plan satisfies this objective.

5. The location of structures to take maximum advantage of the natural and
manmade environment.

Environmental Features

The site contains RPA and EQC along the rear of the property, with
floodplain immediately adjacent to the property. The PRC Plan depicts an
existing stormwater outfall to the rear of the school that encroaches into the
RPA and is shown as to be removed; however, the applicant has expressed
their intent to abandon but not remove this existing outfall. The limits of
clearing and grading shown on the PRC Plan do not include this area. Staff
from DPWES noted that the Water Quality Impact Assessment (WQIA) for
this encroachment into the RPA may be included in the site plan pursuant to
Letter to Industry (LTI) 06-07. Staff from DPWES also noted that if the
applicant decides to remove the outfall, the applicant would be required to
meet one of the exception standards within the Chesapeake Bay Ordinance
in order for such encroachment to be granted administratively. The existing
vegetation is proposed to remain in this area at the rear of the property and
a conservation easement will be recorded throughout this area.
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Green Building

The proposed additions are logically oriented around the perimeter of the
existing school. As previously described, the applicant’s Green Practices
Narrative states their intent to incorporate “cool roofs” on the proposed
building additions. Cool roofs are designed to reflect solar radiation and,
therefore, could reduce the building’s energy consumption. Additional green
building practices are proposed to include a mechanical system that employs
the use of “energy recovery wheels” and energy management room
occupancy sensors for interior lighting.

Landscaping

Existing tree canopy lines the perimeter of the property. According to the
Landscaping Exhibit (Sheet 5 of the PRC Plan), the site contains 6.92 acres
of existing tree canopy. The applicant proposes to exceed the tree
preservation target shown on the PRC Plan as 134,952 square feet and the
30% tree canopy requirement of the PRC District. In addition, the 5% interior
parking lot landscaping requirement will be met for the upper parking lot.
Pursuant to Section 13-303 of the Zoning Ordinance, a 25-foot wide
transitional screening buffer with a mixture of plantings is required to the
north, south, and west where residential uses are adjacent to the property. In
addition, a barrier consisting of a 42 — 48 inch chain link fence or a 6-foot
high wall is required. The applicant requests a waiver of the barrier
requirements and a modification of the transitional screening requirements.
The applicant plans to meet the intent of these requirements with existing
vegetation and supplemental plantings.

Pursuant to Par. 3 of Sect. 13-305 of the Zoning Ordinance, transitional
screening may be modified where the building, a barrier and/or the land
between that building and the property line has been specifically designed to
minimize adverse impacts through a combination of architectural and
landscaping techniques. The applicant proposes a roughly 20-110 foot
vegetated buffer to the north along Ridge Heights Road and a minimum 70
foot vegetated buffer to the south. The existing vegetated buffer to the west
on the application property would be eliminated along approximately 20 feet
of the property boundary due to an outfall located at the western property
boundary.

Staff urged the applicant throughout the process to attempt to preserve
more vegetation, particularly to the west. Staff recommended that the
applicant do this by finding an alternative location for the proposed parking
lot to the west of the building and adopting alternative stormwater
management solutions, which would not require as much clearing in this
area. In addition, staff requested that the applicant provide supplemental
vegetation to the west in order to provide a buffer for the residences to the
west. The applicant’'s revised submission still shows some vegetation loss
along the perimeter of the property. However, the revised PRC Plan
addresses staff's comments by removing one outfall that would have
resulted in more vegetation loss and providing supplemental evergreen
plantings along this western boundary.
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Figure 13: Supplemental Plantings to West
(Source: Rinker Design Associates, P.C., October 18, 2012 with overlay graphics)

As a result, staff finds that the existing and proposed vegetation meet the
intent of the requirements and supports the requested waiver of the barrier
requirement and modification of the transitional screening requirement.

6. The provision of adequate and well-designed open space for the use of all
residents.

According to the tabulations shown on the PRC Plan, 282,600 square feet
(45% of the site) will be open space. The proposal includes numerous
recreation areas on the site, such as the existing ball field and playground
and the proposed soccer field and asphalt play areas. As a public
elementary school and subject to Fairfax County Public School's
regulations, the grounds are open to the public outside of school hours.
Therefore, staff finds that the application satisfies this objective.

7. The staging of development in a manner which can be accommodated by
the timely provision of public utilities, facilities and services.
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Stormwater management

As previously discussed, the Water Quality / Best Management Practices
(BMP) narrative provided on the PRC Plan states that the required 40%
reduction in phosphorus removal will be met through a combination of BMP
devices, such as conservation easements, pervious pavers in the northern
parking lot, filterra units, and pervious pavement in the asphalt play areas.
The applicant intends to provide detention through five on-site facilities:
pervious pavers in the northern parking lot, pervious pavement under the two
proposed outdoor play areas at the rear of the school, and two underground
detention facilities (one on each side of the school). Detailed calculations for
stormwater detention and outfall requirements have not been provided.
Therefore, staff is unable to determine at this time if all stormwater
management requirements will be met with the proposed facilities. The
applicant will be required to demonstrate the ability to meet the stormwater
management and outfall requirements prior to final site plan approval. Staff
has proposed a development condition to address this. This same
development condition would also require the applicant to continue to work
with staff from the Stormwater Planning Division (SWPD) to attempt to
provide stormwater enhancements as suggested by SWPD.

With the implementation of the proposed development conditions, the PRC
Plan meets this objective.

Planned Development District Design Standards (16-102)

1.

In order to complement development on adjacent properties, at all peripheral
boundaries of the PDH, PRM, PDC, PRC Districts the bulk requlations and
landscaping and screening provisions shall generally conform to the
provisions of that conventional zoning district which most closely
characterizes the particular type of development under consideration. In the
PTC District, such provisions shall only have general applicability and only at
the periphery of the Tysons Corner Urban Center, as designated in the
adopted comprehensive plan.

The subject property is not located near the boundary of the PRC District, as
it is surrounded on all sides by other property zoned PRC. However,
screening is required along the northern, southern, and western property lines
where the property is adjacent to residential uses. As previously discussed,
staff supports the requested waiver of the barrier requirements and
modification of the transitional screening requirements in favor of the existing
vegetation and supplemental plantings shown on the PRC Plan.

Other than those regulations specifically set forth in Article 6 for a particular P
district, the open space, off-street parking, loading, sign and all other similar
regulations set forth in this Ordinance shall have general application in all
planned developments.
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Article 11 of the Zoning Ordinance requires elementary schools to provide
parking based on a review by the director of DPWES of each proposal, which
includes such factors as the load of classroom facilities, auditoriums and
stadiums, proposed special education programs, student-teacher ratios, and
the availability of areas on site that can be used for auxiliary parking in times
of peak demand; however, in no instance shall fewer than one space per
faculty and staff member and other full time employee, plus four spaces for
visitors be provided.

The applicant’s initial submission stated that there would be 85 total
employees, which would have resulted in a minimum requirement of 89
parking spaces. This initial plan proposed 98 spaces throughout the site.
Therefore, staff commented that the applicant could reduce the number of
parking spaces and potentially provide for a wider buffer on the western side
of the building. However, the applicant’s revised PRC Plan indicates that
there will be a total of 93 employees, which would result in a minimum
requirement of 97 spaces. The Plan meets this minimum requirement and
now depicts 97 parking spaces. The plan also provides for the required two
loading spaces: one near the proposed dumpster at the northwest corner of
the school and one near the rear of the school.

As a result, the application satisfies this standard.

3. Streets and driveways shall be designed to generally conform to the
provisions set forth in this Ordinance and all other County ordinances and
regulations controlling same, and where applicable, street systems shall be
designed to afford convenient access to mass transportation facilities. In
addition, a network of trails and sidewalks shall be coordinated to provide
access to recreational amenities, open space, public facilities, vehicular
access routes, and mass transportation facilities.

This standard has been satisfied, as previously discussed in the PRC
District Objective 3.

PRC Plan Submission Requirements (16-303)

The PRC plan was accepted for review on June 20, 2012. At that time, staff
determined that the applicant met the minimum submission requirements
pursuant to Section 16-303.

Waivers and Modifications

Waiver of the barrier requirements and a modification of the transitional
screening requirements along the northern, southern, and western property
boundaries in favor of the existing vegetation and proposed landscaping shown
on the PRC plan

As previously discussed, staff supports the requested waiver and modification.
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CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

The applicant seeks approval of a PRC Plan to allow for the construction of building
additions and site modifications at Terraset Elementary School. Staff finds that the
application is in harmony with the Comprehensive Plan and, with the adoption of
the proposed development conditions, will conform to all applicable Zoning
Ordinance Provisions.

Recommendation

Staff recommends approval of PRC C-203, subject to the proposed
development conditions contained in Appendix 1.

Staff recommends approval of a waiver of the barrier requirements and a
modification of the transitional screening requirements along the northern,
southern, and western property boundaries in favor of the existing vegetation
and proposed landscaping shown on the PRC plan.

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

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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APPENDIX 1
PROPOSED DEVELOPMENT CONDITIONS
PRC C-203

November 15, 2012

If it is the intent of the Board of Supervisors to approve PRC C-203 located at Tax

Map 26-2 ((2)) 6, then staff recommends that the Board condition the approval by
requiring conformance with the following development conditions:

1.

Any plan submitted pursuant to this PRC Plan shall be in substantial
conformance with the approved PRC Plan entitled “Terraset Elementary School
Expansion PRC Plan Amendment” prepared by Rinker Design Associates, P.C.,
consisting of 16 sheets, and dated October 18, 2012. Minor modifications to the
approved PRC Plan may be permitted pursuant to Sect. 16-203 of the Zoning
Ordinance.

The limits of clearing and grading shall be in substantial conformance with the
limits of clearing and grading shown on the PRC Plan, subject to modification for
the installation of utilities and/or sidewalks as determined necessary by the
Director of DPWES.

The applicant shall incorporate public art into the development following
consultation with the Initiative for Public Art — Reston (IPAR). The applicant
shall coordinate with IPAR to obtain its recommendations on the type and
location of public art to be provided on site. The applicant shall make the final
selection of the public art features and their location based on recommendations
from IPAR and shall incorporate such features into the development prior to
issuance of a Non-RUP.

Prior to site plan approval, stormwater management (SWM), best management
practice (BMP) facilities, and adequate outfall shall be provided in accordance
with the Public Facilities Manual (PFM) as determined by DPWES. The applicant
shall coordinate with the Stormwater Planning Division to attempt to incorporate
their suggested stormwater management solutions.

The applicant shall demonstrate adequate sight distance for all applicable
access points to the site, as determined by VDOT at the time of site plan review.

The applicant shall provide an “Entrance Only” sign at the western entrance to
provide clear guidance for drivers entering the site from Ridge Heights Road. In
addition, the applicant shall provide a “Do Not Enter” sign at the western end of
the upper parking lot instead of the proposed stop sign and “No Right Turn” sign
depicted on the PRC Plan.

The applicant shall upgrade the existing sidewalk along Ridge Heights Road to
5-feet in width, or provide passing areas in conformance with ADA standards
and PFM requirements as determined by DPWES. In addition, the applicant
shall similarly upgrade the existing on-site 4-foot sidewalk that traverses from
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the western entrance on Ridge Heights Road to the eastern exit to Ridge
Heights Road in the following locations: from the western entrance off of Ridge
Heights Road to the proposed parking lot to the west of the school, and from the

eastern access point off of Ridge Heights Road to the proposed 8-foot asphalt
trail.

The applicant shall provide an ADA-compliant curb-cut at the bus drop-off and
pick-up area in front of the school's primary entrance in proximity to the
proposed handicap ramp shown as HR-1 on sheet 3 of the PRC Plan.

The specific type, number, and the locations of the bicycle racks shall be
determined at the time of site plan subject to the approval of the Fairfax County
Department of Transportation (FCDOT). The bike racks shall be inverted U-
style racks or other design approved by FCDOT. The total number of bicycle
parking shall be consistent with the Fairfax County Policy and Guidelines for
Bicycle Parking for each building or group of buildings as determined at site
plan.

Modifications to the design and/or striping of the upper level parking area shall

be shown on the site plan to eliminate on-site circulation conflicts and provide for
safe vehicular circulation as determined by VDOT.

The above proposed conditions are staff recommendations and do not reflect

the position of the Board of Supervisors unless and until adopted by that Board.

This approval, contingent on the above noted conditions, shall not relieve the

applicant from compliance with the provisions of any applicable ordinances,
regulations, or adopted standards. The applicant shall be himself responsible for
obtaining the required Non-Residential Use Permit through established procedures.
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Re: PRC Application for improvements to Terraset Elementary School
Applicant: Fairfax County Public Schools — Design and Construction Services

This letter is provided as a statement of justification for the PRC application to construct
improvements to the Fairfax County Public School - Terraset Elementary School.

The applicant is the owner of a 14.44 acre property located at Fairfax County Tax Map 26-2-((2))
parcel 6. The subject property is located at 11411 Ridge Heights Road in Reston, Virginia. The site is
located on the south side of Ridge Heights Road, to the west of Lirio Court. This property is zoned PRC,
and is located in the Hunter Mill District.

Terraset Flementary School was originally constructed in 1976. The surraunding properties are
primarily residential properties, with the exception of the adjacent property to the east, which is also
owned by Fairfax County Public Schools. No major renovations to the site have occurred since it was
originally constructed. Upgrades to the building and site are needed to meet the anticipated future
enrollment. These improvements will increase the capacity and safety of the aging facility.

The existing site includes the approximately 69,400 square foot school facility, parking area, and
associated improvements. The existing FAR is approximately 0.11. There is no established maximum
FAR within the PRC district. The proposed improvements will include five building additions totaling
approximately 33,184 square feet. The total proposed gross floor area is 102,064 square feet. The
proposed FAR is approximately 0.16.

The proposed building additions include an Administrative Addition (approximately 3,300 square
feet), Art / Music Addition (approximately 7,600 square feet), two Classroom Additions (approximately
10,900 square feet and 7,500 square feet), and a Multi-Purpose Addition (approximately 3,900 square
feet). These additions will be located around the perimeter of the existing building.

9300 West Courthouse Road * Suite 300 : Manassas, VA 20110 - Tel: 703.368.7373 * Fax: 703.257.5443 - www.rdacivil.com



Site improvements are also required to accommodate the new building areas. The upper
parking area will be redesigned to improve traffic flow and to provide a kiss and ride drop off area. The
two existing pedestrian bridges will be demolished, and a new centrally located bridge will be
constructed to connect the school with the kiss-and-ride and parking area.

The placement of the proposed additions, as well as the associated site improvements have
been designed to minimize the amount of site disturbance required and the overall impact to the
current site. The existing vegetation located at the perimeter of the property will be preserved. This
area serves as a landscaping buffer. Portions of this area will also be included in a dedicated

conservation easement. The design of the building additions and site improvements will be compatible
with the surrounding properties.

The current facility will continue to serve as a public elementary school serving Fairfax County.
The site improvements are designed to provide capacity for 800 students and the associated
faculty and staff.

- The school currently generally operates from 8:15 AM to 4:15 PM during the school year. These
hours of operation are not expected change.

- The proposed additions will be designed to be architecturally conforming with the existing
facility.

- -The applicant is not aware of any hazardous or toxic substances located on the subject property.

The proposed development complies with all adopted standards, ordinances, and regulations.

The proposed improvements are meant to improve and enhance an existing facility. This school has
been in place for over 35 years. The improvements and renovations will increase capacity, will create a
better educational environment, and will meet the needs of future students. Please contact us if you
have any questions or require additional information.

Thank you,

Andrew Y

Rinker Design Associates, PC
9300 West Courthouse Road, Suite 300
Manassas, Virginia 20110




APPENDIX 3

County of Fairfax, Virginia

MEMORANDUM

DATE: October 18, 2012

TO: Megan Brady, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

<
FROM: Sharad Regmi, Stormwater Engineer :ZI/\/
Site Development and Inspections Division
Department of Public Works and Environmental Services

SUBJECT: PRC Application # PRC-C-203, Terraset Valley Elementary School, PRC
plan dated August 17, 2012, LDS Project # 6520-ZONA-001-1, Tax Map #
26-2-02-0006, Hunter Mill District

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

Chesapeake Bay Preservation Ordinance (CBPO)

There is Resource Protection Area (RPA) on this site. Water quality controls are required for
this development (PFM 6-0401.2A). Applicant is proposing to provide 40. 38% (40% is
required) phosphorous removal rate for the site with pervious pavement, filterra units, and
conservation area.

Stormwater outfall encroaches into the RPA. The Water Quality Impact Assessment (WQIA)
for the RPA encroachment for the outfall may be included in the Site plan per LTI 06-07.

Floodplain
There are regulated floodplains on the property. It appears that the proposed Limits of Clearing
and Grading (LCG) is outside the floodplain.

Downstream Drainage Complaints
There are no recent downstream drainage complaints on file.

Stormwater Detention

Stormwater detention is required, if not waived (PFM 6-0301.3). Applicant is proposing
pervious asphalt, and an underground detention facility on site. Applicant needs to show the
proposed facilities on the plat and provide approximate sizing calculation for the stormwater
management (SWM) systems to demonstrate that the proposed SWM facilities meet the storm

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division 5?
12055 Government Center Parkway, Suite 535 =

Fairfax, Virginia 22035-5503 %&, :

Phone 703-324-1720 « TTY 711 « FAX 703-324-8359 “mend




Megan Brady, Staff Coordinator

PRC Plan # PRC-C-203, Terraset Valley Elementary School
September 7, 2012

Page 2 of 2

water detention requirements of PFM for 2 and 10 year storm events. Applicant needs to
demonstrate on the plat that the post-development 2 and 10 year flows are detained on-site and
released at pre-development rates.

Site Outfall

An outfall narrative has been provided, however, the outfall needs to be analyzed from the
development site to the point at which the total drainage area is at least 100 times greater than
the development site. Applicant needs to demonstrate capacity and non-erosive velocities of
the downstream drainage system (ZO 18-202.10.F). Clearly show the bed and bank for all
outfalls. Applicant needs to provide existing condition of the outfalls, pre and post
development condition runoff for the outfalls, and needs to demonstrate the concentrated
outfall contained within their banks with non-erosive velocity for all outfalls. The outfalls need
to be adequate. Gabion weirs have been proposed off site. Applicant needs to demonstrate on
the plat that the proposed weirs can provide adequate outfall (10-year capacity and 2-yr non-
erosive velocity) within the outfall channels. Applicant needs to get permission to install the
gabion weirs from the off-site owner before final approval of the site plan. Also, a maintenance
agreement to maintain the gabion weirs is required before the final approval of the site plan. If
the outfalls are not adequate, either outfalls need to be fixed or provide on-site extended
detention with a proportional improvement & no adverse impact to the downstream drainage
system (as per PFM 6-0203.4A).

Additional Comment

Stormwater Planning Division (SWPD) is working with FCPS to address stormwater and to
provide stormwater enhancements for the school site. Please contact SWPD for more
information.

Please contact me at 703-324-1720 if you require additional information.
SR/
cc:  Don Demetrius, Chief, Watershed Evaluation Branch, SPD, DPWES

Shahab Baig, Chief North Branch, SDID, DPWES
Zoning Application File



APPENDIX 4

County of Fairfax, Virginia

MEMORANDUM |

DATE: October 12, 2012

TO: Megan Brady, Staff Coordinator
Zoning Evaluation Division, DPZ

FROM: Hugh Whitehead, Urban Forester II )A‘U\)JJ
Forest Conservation Branch, DPWES

SUBJECT: Terraset Elementary School, PRC C-203

RE: Request received October 11, 2012 to review PRC Plan

I have reviewed the above referenced PRC Plan, stamped as received by the Zoning Evaluation
Division on October 10, 2012. The following comments are based on this review and site visit
conducted during review of previous submissions of this application.

1. Comment: A portion of the area indicated as existing tree canopy to remain (Sheet 5 of 12)
extends into the area of the proposed soccer field in the southern portion of the site. It
seems that with the addition of the soccer field with this submission would require the
removal of this area of existing trees.

Recommendation: Ensure that the area shown as existing tree canopy to remain is
accurately indicated.

2. Comment: [t is understood that outstanding issues regarding stormwater mitigation remain
regarding this site. Addressing these issues may affect limits of clearing and grading
shown on the current plan submission, and consequently tree preservation and potentially
transitional screening.

Recommendation: Ensure that any revisions affecting limits of clearing and grading as
shown on this plan also reflect any resulting changes regarding tree preservation and

transitional screening and ensure that the proposed plan satisfies all requirements.

If there are any questions or further assistance is needed, please contact me at (703)324-1770.

HCW/
UFMDID #: 171862

cc: DPZ File

Department of Public Works and Environmental Services
Urban Forest Management Division P,
12055 Government Center Parkway, Suite 518 &%
Fairfax, Virginia 22035-5503 ;
Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769 e~
www.fairfaxcounty.gov/dpwes



APPENDIX 5

NCounty of Fairfax, Virginia

DATE: October 31, 2012

TO: Megan Brady
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Gilbert Osei-Kwadwo, P.E.
Engineering Analysis and Planning Branch

SUBJECT: Sanitary Sewer Analysis Report

REF: Application No. PRC C-203
Tax Map No. 026-2-((02))- 0006

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_Difficult Run (D3) watershed. It would be sewered into the
Blue Plains Treatment Plant.

2. Based upon current and committed flow, there is excess capacity in the Blue Plains Treatment. For
purposes of this report, committed flow shall be deemed that for which fees have been 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. Anexisting 8 inch line located in _an easement _and__on 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
+Application +Previous Applications + Comp Plan
Sewer Network Adeq. Inadeg Adeq. Inadeq Adegq. Inadeg
Collector X X X
Submain X X X
Main/Trunk X X X
= Other pertinent comments:

FAaRFax COUNTY . . .
WASTEWATER MANAGEMENT Department of Public Works and Environmental Services

Wastewater Planning & Monitoring Division
12000 Government Center Parkway, Suite 358
Fairfax, VA 22035

Phone: 703-324-5030, Fax: 703-803-3297

Quality of Water = Quality of Life www.fairfaxcounty.gov/dpwes
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County of Fairfax, Virginia
MEMORANDUM

DATE: August 30, 2012

TO: Barbara Berlin, Director
Zoning Evaluation Division, DPZ

FROM: Angela Kadar Rodeheaver, Chief
Site Analysis Section, DOT

FILE: 3-4(PRC C-203)

SUBJECT: PRC C-203; Fairfax County Public Schools
Land Identification Map: 26-2-((2))-6

This department has reviewed the PRC plat revised through August 17, 2012. We have the
following comments:

* The proposed plan shows potential conflict for those exiting the kiss-and-ride lane and
the two-way driveway on the east side of the lot. The current design also lacks
sufficient guidance for drivers entering the site for different purposes, i.e. kiss-and-ride
or parking. The Applicant did not address this issue in the resubmission and should
redesign the geometrics of the parking lot and include striping at the entrances,
signage, and pavement markings to demonstrate safer and clearer vehicular
circulation.

» The first parking space in the side parking lot is too close to the entrance of the
driveway and should be removed. A “No Left Turn” sign should be placed at the
driveway entrance for those exiting the side parking lot.

» FCDOT requests that a complete pedestrian circulation plan be provided. The current
plan lacks clarity on showing how sidewalks, crosswalks, asphalt trails, and the
pedestrian bridge are connected onsite and with offsite sidewalks.

» All sidewalks onsite should be upgraded to 5' and be ADA compliant. Additionally,
sidewalks on Ridge Heights Road on the frontage of the property should also be
upgraded to 5' and in compliance with ADA standards.

Bicycle racks should be provided onsite for students and faculty.
The Applicant should clarify whether the parking lot along the side of the building is for
staff only or other purposes and show accordingly in the site plan.

AKR/AY

Fairfax County Department of Transportation
12055 Government Center Parkway, Suite 1034
Fairfax, VA 22035-5500

Phone: (703) 324-1100 TTY: (703) 324-1102
Fax: (703) 324 1450
www.fairfaxcounty.gov/fcdot

a s o\ H . E :
:‘f for 25 Years and More



County of Fairfax, Virginia

MEMORANDUM

DATE: October 24, 2012

TO: Barbara Berlin, Director
Zoning Evaluation Division, DPZ

FROM: Angela Kadar Rodeheaver, Chief
Site Analysis Section, DOT

FILE: 3-4(PRC C-203)

SUBJECT: ADDENDUM PRC C-203; Fairfax County Public Schools
Land Identification Map: 26-2-((2))-6

This department has reviewed the PRC plat revised through October18, 2012. We have the
following concerns and comments:

» The Applicant needs to upgrade the existing sidewalks or walkways to ADA standards.
This improvement is essential since this is an elementary school site and extensive
clearing and grading of the site is proposed.. The Applicant needs to either upgrade
the pedestrian facilities to 5 feet in width or construct ADA-compliant turnarounds
every 200 feet. The ADA upgrades should be applied to:

o Sidewalk on Ridge Heights Road on the Applicant's frontage. In the October
18th plat, the Applicant shows a 5 foot sidewalk along Ridge Heights Road on
the PRC plat but the Pedestrian Circulation Plan on Sheet 11 does not reflect
the ADA-compliant change. Please display the 5 foot sidewalk accordingly in
the Pedestrian Circulation Plan on Sheet 11.

o Sidewalk along the western edge of the property, from Ridge Heights Road to
the side parking lot.

o Sidewalk along the eastern edge of the property, from Ridge Heights Road to
the proposed 8 foot asphalt trail.

» The Applicant did not make the necessary revisions to the PRC plat per their response
to staff on October 19, 2012. The following are the outstanding issues to be modified
in the PRC plat per the Applicant’s response:

o The western ingress-only entrance should have an “Entrance Only” sign posted
at the entrance to provide clear guidance for drivers.

o The proposed “Stop” and “No Right Turn” signs at the western end of the
parking lot should be removed and replaced with a “Do Not Enter” sign. The
current proposed signs coupled with the parking lot directional arrows would
cause potential confusion for drivers and vehicular conflicts at the western end
of parking lot.

o Please show the two-lane striping (for bus and car) at the western entrance to
direct ingress traffic.

Fairfax County Department of Transportation
12055 Government Center Parkway, Suite 1034
Fairfax, VA 22035-5500 4

Phone: (703) 324-1100 TTY: (703) 324-1102
Fax: (703) 324 1450
www.fairfaxcounty.gov/fcdot

il 4

for 25 Years and More



Ms. Barbara Berlin, Director
October 24, 2012
Page 2 of 2

« The proposed geometrics at the eastern end of parking lot should be redesigned. The
latest plat still shows two exit lanes from the same end of the parking lot. Staff
believes the proposed design would cause potential conflicts and has suggested an
alternative layout to the Applicant for consideration. However, the Applicant has
retained the awkwardly angled exiting lanes at the eastern end of parking lot.

» The Applicant should provide a CG-12 ramp at the bus drop-off/pick-up area in the
front of the building.

« The Applicant should install both bicycle racks in front of the building. The latest
resubmission shows one rack in front of the building and the second on the eastern
side of the building by the proposed art/music addition. Both bicycle racks should be

installed near the front entrance for the safety of bicyclist and the security of parked
bicycles.

AKR/AY



TO:

FROM:

FILE:

County of Fairfax, Virginia

MEMORANDUM

DATE: November 6, 2012

Barbara Berlin, Director

Zoning Evaluation Division, DPZ § o
Angela Kadar Rodeheaver, Chief W
Site Analysis Section, DOT

3-4(PRC C-203)

SUBJECT: ADDENDUM 2; PRC C-203; Fairfax County Public Schools

Land Identification Map: 26-2-((2))-6

This department has reviewed the PRC plat, dated June 8, 2012, as revised through
October18, 2012 and the Development Conditions dated November 15, 2012, We have the
following concerns and comments:

The Applicant should narrow the exit-only access at Ridge Heights Road to no more
than 30 feet. The western side of the curb at the exit will need to be modified and
extended to prevent potential vehicle collisions. Additionally, a “Do Not Enter” sign will
be placed on both sides of the curbs, facing north, at the exit and a “No Right Turn”
sign will be placed along Ridge Heights Road, facing west, to warn vehicles in the right
lane of the traffic movement.

The proposed geometrics at the upper parking lot should be redesigned. Staff
recommends the following:

o Atthe eastern end of the upper parking lot, the northern curb should be
extended so the exit point is no more than 30 feet wide, in order to prevent
wrong-way vehicles from turning into the parking lot. Additional signage is also
proposed by staff per previous comment.

o Atthe western end the upper parking lot, the northern curb should be extended
so the entry point is no more than 25 feet wide, in order to prevent vehicles

from exiting into the entrance-only lane. Additional signage is proposed by staff
per previous comment.

o The arrows pointing west in the northern part of the parking lot should be
removed.

o The latest plat still shows two exit lanes from the same end of the parking lot.
Staff believes the proposed design would cause potential conflicts and has
suggested an alternative layout to the Applicant for consideration. However,
the Applicant has retained the awkwardly angled exiting lanes at the eastern
end of parking lot.

The Applicant needs to upgrade the existing sidewalks or walkways to ADA standards.
This improvement is essential since this is an elementary school site and extensive
clearing and grading of the site is proposed. The Applicant needs to either upgrade

Fairfax County Department of Transportation
12055 Government Center Parkway, Suite 1034
Fairfax, VA 22035-5500

Phone: (703) 324-1100 TTY: (703) 324-1102
Fax: (703) 324 1450
www.fairfaxcounty.gov/fedot

ANCDOT

= £ Serving Fairfix County
X for 25 Years and More




Ms. Barbara Berlin, Director
November 6, 2012
Page 2 of 2

the pedestrian facilities to 5 feet in width or construct ADA-compliant turnarounds
every 200 feet. The ADA upgrades should be applied to:

o Sidewalk on Ridge Heights Road on the Applicant’s frontage. In the October
18th plat, the Applicant shows a 5 foot sidewalk along Ridge Heights Road on
the PRC plat but the Pedestrian Circulation Plan on Sheet 11 does not reflect
the ADA-compliant change. Please display the 5 foot sidewalk accordingly in
the Pedestrian Circulation Plan on Sheet 11.

o Sidewalk along the western edge of the property, from Ridge Heights Road to
the side parking lot.

o Sidewalk along the eastern edge of the property, from Ridge Heights Road to
the proposed 8 foot asphalt trail.

« The Applicant did not make the necessary revisions to the PRC plat per their response
to staff on October 19, 2012. The following are the outstanding issues to be modified
in the PRC plat per the Applicant’s response:

o The western ingress-only entrance should have an “Entrance Only” sign posted
at the entrance to provide clear guidance for drivers.

o The proposed “Stop” and “No Right Turn” signs at the western end of the
parking lot should be removed and replaced with a “Do Not Enter” sign. The
current proposed signs coupled with the parking lot directional arrows would
cause potential confusion for drivers and vehicular conflicts at the western end
of parking lot.

o Please show the two-lane striping (for bus and car) at the western entrance to
direct ingress traffic.

« The Applicant needs to show the lane striping at the entrance-only and exit-only
access points off of Ridge Heights Road. FCDOT staff had asked the Applicant to
show striping early on during the review process to ensure safe traffic circulation but
the Applicant did not make any improvement to the plan.

* The Applicant should provide a CG-12 ramp in close proximity to the proposed
handicap ramp with HR-1 in the front of the building at the bus drop-off/pick-up area.

» The specific type, number, and locations of the bicycle racks shall be determined at the
time of site plan subject to the approval of FCDOT. The Applicant should install both
bicycle racks in front of the building. The latest resubmission shows one rack in front
of the building and the second on the eastern side of the building by the proposed
art/music addition. Both bicycle racks should be installed near the front entrance for
the safety of bicyclist and the security of parked bicycles.

AKR/AY
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APPENDIX 7

COMMONWEALTH of VIRGINIA

DEPARTMENT OF TRANSPORTATION

GREGORY A. WHIRLEY 4975 Alliance Drive
COMMISSIONER Fairfax, VA 22030
August 17, 2012
To: Ms. Barbara Berlin

Director, Zoning Evaluation Division

From: Noreen H. Maloney
Virginia Department of Transportation — Land Development Section

Subject: PRC C-203; Terraset Elementary School Expansion

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments.
Submittals without comment response letters are considered incomplete and will be returned without review.

This office has reviewed the subject applicatioh and offers the following comment.

Sight distance for the entrances should be-verified.

We Keep Virginia Moving
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County of Fairfax, Virginia

To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County

TO: Steve Nicholson, Coordinator, Capital Projects DATE: August3, 2012
‘ Fairfax County Public Schools

FROM: Chris Caperton, Chief, Facilities Planning B
Department of Planning and Zoning

SUBJECT: Feature Shown/2232 Review for Terraset Elementary
School/Expansion/Renovation 11411 Ridge Heights Road, Reston, Virginia,
Tax Map 26-2 ((2)) 6

COMPREHENSIVE PLAN: Area III, Upper Potomac Planning District, UP5-Reston
Community Planning Sector

Staff reviewed the materials submitted by Fairfax County Public Schools (FCPS) for the
expansion and renovation of Terraset Elementary School, an existing public facility in the Upper
Potomac Planning District, UP5-Reston Planning Sector, of the Comprehensive Plan.

According to the PRC application for improvements, the proposed expansion and renovation of
Terraset Elementary School will include an Administrative Addition, an Art/Music Addition,
two Classroom Additions, and a Multi-Purpose Addition (adding 102,064 sq. ft.).

It is our determination that the proposal meets the following Plan guidelines for public facilities:

Objective 10: Encourage full utilization of existing school facilities, whenever possible and
reasonable, to support educational and community objectives.

Policy a. Build additions, when appropriate, to minimize the need for new facilities.
Analyze carefully the costs and benefits associated with construction of an
addition as compared to a new facility.

Policy b. Consider the expansion of existing school facilities identified on the
Comprehensive Plan map, a feature shown of the Comprehensive Plan
provided the proposed expansion has received prior approval by a public
bond referendum, is included in the County’s currently adopted Capital
Improvement Program, and does not significantly impact on the character
of the existing facility and its compatibility with the surrounding area.

Department of Planning and Zoning
Planning Division
12055 Government Center Parkway, Suite 730

Fairfax, Virginia 22035-5509 ;
Excellence * Innovation * Stewardship Phone 703-324-1380 i
Integrity * Teamwork* Public Service Fax 703-324-3056 PLANNING

www fairfaxcounty.gov/dpz/ &ZONING



Memo to FCPS

RE: Terraset Elementary School

Page 2

Policy c.

Policy d.

Policy e.

Policy f.

Policy g.

Provide temporary facilities as required to respond to short term student
population accommodation needs.

Promote equity between older and newer schools through the Renewal
Program. Apply the same educational specifications used as a guide in the
construction of new schools for planning the renewal of old ones.
Consider expected future utilization rates when proposing renewal
projects.

Continue the practice of serving local communities, for scouts, senior
citizen programs and other neighborhood based activities, through the use
of school facilities. Cooperate by allowing the use of schools for the
School Age Child Care program.

Continue the practice of allowing the Park Authority to utilize sites before
school construction begins.

Provide space for other public service needs, when possible and
reasonable, in underutilized schools.

No further 2232 review is required at this time. If you have any questions, please contact me or
Connie Maier at (703) 324-1380.

CC/cam

cc:  Frank de la Fe, Planning Commissioner, Hunter Mill District
Mark Hilty, Assistant Director, Design and Construction Services, FCPS
Barbara Lippa, Executive Director, Planning Commission '
“Megan Brady, Planner, Zoning Evaluation Division, DPZ
Scott Brown, Planner, Planning Division, DPZ
Connie A. Maier, Planner, Planning Division, DPZ
Shahab Baig, Chief, North Branch, Land Development Services, DPWES



APPENDIX 9
County of Fairfax, Virginia

MEMORANDUM

DATE: September 12,2012

TO: Barbara Berlin, Director
Zoning Evaluation Division, DPZ

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

SUBJECT: Environmental Assessment (DRAFT):
PRC-C-203 (Terraset Elementary School)

The memorandum, prepared by Scott Brown, includes citations from the Comprehensive Plan
that provide guidance for the evaluation of the PRC plans dated June 8, 2012 and revised through
August 17,2012, The extent to which the application conforms to the applicable guidance
contained in the Comprehensive Plan is noted. Possible solutions to remedy identified issues are
suggested. Other solutions may be acceptable, provided that they achieve the desired degree of
mitigation and are also compatible with Plan policies.

DESCRIPTION OF THE APPLICATION

The applicant, Fairfax County Public Schools, proposes a Planned Residential Community
(PRC) plan in order to construct improvements to Terraset Elementary School in Reston. The
proposed improvements would add approximately 33,184 square feet to the existing school and
includes the following additions: '

e Administrative Addition (3,300 square feet)

e Art/Music Addition (7,600 square feet)

e Two Classroom Additions (10,900 square feet and 7,500 square feet)

e  Multi-Purpose Addition (3,900 square feet)

All additions would be added around the perimeter of the existing building. Site improvements
are also proposed to accommodate the building additions, including a redesign of the existing
parking lot, additional parking, the provision of a kiss-and-ride drop-off area, and a new
centralized pedestrian bridge from the parking lot to the building that would replace the two

existing bridges. There are no proposed changes to the use of the property or operating hours
with this application.

Department of Planning and Zoning
Planning Division
12055 Government Center Parkway, Suite730

Fairfax, Virginia 22035-5509 j
Phone 703-324-1380  _ranrment of
Excellence * Innovation * Stewardship Fax 703-324-3056 PLANNING

Integrity * Teamwork * Public Service www fairfaxcounty. gov/dpz/ & ZONING



Barbara Berlin

PRC-C-203

Terraset Elementary School
Page 2

LOCATION AND CHARACTER OF THE AREA

The subject property is located at 11411 Ridge Heights Road in Reston and consists of a single
14.44-acre parcel: Tax Map 26-2 ((2)) parcel 6. Terraset Elementary School was originally built
in 1976, and is unique in that it is built into the topography with an earth covered roof. The
school is centrally located on the property and is surrounded by woods and tree cover along the
perimeter of the site. A baseball field is located on the property south of the school building,
along with a playground area. A parking lot and bus drop-off and turnaround road are located
between the building and Ridge Heights Road.

The Snakeden Branch stream channel forms the south, southeast border of the property. The
property to east is occupied by several athletic fields owned by Fairfax County Public Schools.
To the immediate west and across the opposite side of Ridge Heights Road are single-family
residences The area beyond the immediate surroundings is primarily residential with some parks
and institutional uses.

COMPREHENSIVE PLAN MAP: Residential Planned Community
COMPREHENSIVE PLAN CITATIONS:
Environment

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:

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through July 27, 2010, pages 8-9.

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

Policy k:  For new development and redevelopment, apply better site design and low impact
development (LID) techniques such as those described below, and pursue
commitments to reduce stormwater runoff volumes and peak flows, to increase
groundwater recharge, and to increase preservation of undisturbed areas. In order
to minimize the impacts that new development and redevelopment projects may
have on the County’s streams, some or all of the following practices should be
considered where not in conflict with land use compatibility objectives: The
concentration of growth in mixed-use, transit-oriented centers in a manner that
will optimize the use of transit and non-motorized trips and minimize vehicular
trips and traffic congestion.

0:\2012 Development Review_Reports\PRC\PRC-C-203_(Terraset Elem.)env.docx
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Policy 1.

Minimize the amount of impervious surface created. Site buildings to
minimize impervious cover associated with driveways and parking areas and
to encourage tree preservation.

Where feasible, convey drainage from impervious areas into pervious areas.

Encourage cluster development when designed to maximize protection of
ecologically valuable land. Encourage the preservation of wooded areas and
steep slopes adjacent to stream valley EQC areas.

Encourage fulfillment of tree cover requirements through tree preservation
instead of replanting where existing tree cover permits. Commit to tree
preservation thresholds that exceed the minimum Zoning Ordinance
requirements.

Where appropriate, use protective easements in areas outside of private
residential lots as a mechanism to protect wooded areas and steep slopes.

Encourage the use of open ditch road sections and minimize subdivision
street lengths, widths, use of curb and gutter sections, and overall impervious
cover within cul-de-sacs, consistent with County and State requirements.

Encourage the use of innovative BMPs and infiltration techniques of
stormwater management where site conditions are appropriate, if consistent
with County requirements.

Apply nonstructural best management practices and bioengineering practices
where site conditions are appropriate, if consistent with County requirements.

Encourage shared parking between adjacent land uses where permitted.

Where feasible and appropriate, encourage the use of pervious parking
surfaces in low-use parking areas.

Maximize the use of infiltration landscaping within streetscapes consistent
with County and State requirements. . .

In order to augment the EQC system, encourage protection of stream channels
and associated vegetated riparian buffer areas along stream channels upstream
of Resource Protection Areas (as designated pursuant to the Chesapeake Bay
Preservation Ordinance) and Environmental Quality Corridors. To the extent
feasible in consideration of overall site design, stormwater management needs
and opportunities, and other Comprehensive Plan guidance, establish
boundaries of these buffer areas consistent with the guidelines for designation
of the stream valley component of the EQC system as set forth in Objective 9
of this section of the Policy Plan. Where applicable, pursue commitments to
restoration of degraded stream channels and riparian buffer areas. . .
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Policy n. Optimize stormwater management and water quallty controls and pracnces for

redevelopment consistent with revitalization goals. .

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through July 27, 2010, pages 14-17.

“Objective 9:  Identify, protect and enhance an integrated network of ecologically
valuable land and surface waters for present and future residents of
Fairfax County.

Policy a: Identify, protect and restore an Environmental Quality Corridor system
(EQC). (See Figure 4.) Lands may be included within the EQC system if
they can achieve any of the following purposes:

- Habitat Quality: The land has a desirable or scarce habitat type, or one
could be readily restored, or the land hosts a species of special interest.
This may include: habitat for species that have been identified by state
or federal agencies as being rare, threatened or endangered; rare
vegetative communities; unfragmented vegetated areas that are large
enough to support interior forest dwelling species; and aquatic and
wetland breeding habitats (i.e., seeps, vernal pools) that are connected
to and in close proximity to other EQC areas.

- Connectivity: This segment of open space could become a part of a
corridor to facilitate the movement of wildlife and/or conserve
biodiversity. This may include natural corridors that are wide enough
to facilitate wildlife movement and/or the transfer of genetic material
between core habitat areas.

- Hydrology/Stream Buffering/Stream Protection: The land provides, or
could provide, protection to one or more streams through: the
provision of shade; vegetative stabilization of stream banks;
moderation of sheet flow stormwater runoff velocities and volumes;
trapping of pollutants from stormwater runoff and/or flood waters;
flood control through temporary storage of flood waters and
dissipation of stream energy; separation of potential pollution sources
from streams; accommodation of stream channel evolution/migration;
and protection of steeply sloping areas near streams from denudation.

- Pollution Reduction Capabilities: Preservation of this land would
result in significant pollutant reductions. Water pollution, for
example, may be reduced through: trapping of nutrients, sediment
and/or other pollutants from runoff from adjacent areas; trapping of
nutrients, sediment and/or other pollutants from flood waters;
protection of highly erodible soils and/or steeply sloping areas from
denudation; and/or separation of potential pollution sources from
streams.

The core of the EQC system will be the County's stream valleys. Additions to
the stream valleys should be selected to augment the habitats and buffers
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A TYPICAL

provided by the stream valleys, and to add representative elements of the
landscapes that are not represented within stream valleys. The stream valley
component of the EQC system shall include the following elements (See
Figure 4):

SLOPE GREATER THAN
OR EQUAL TO 15%

HIGH i
QUALITY @d
HABITAT

BUFFER
AREA

)\ ADDITION

N, LIMITS OF 100
YEAR FLOOD PLAIN

BOUNDARY

SLOPE LESS
THAN 15%

ENVIRONMENTAL QUALITY CORRIDOR

Source: Fairfax County Office of Comprehensive Flanning

FIGURE 4

All 100 year flood plains as defined by the Zoning Ordinance;

All areas of 15% or greater slopes adjacent to the flood plain, or if no
flood plain is present, 15% or greater slopes that begin within 50 feet
of the stream channel;

All wetlands connected to the stream valleys; and

All the land within a corridor defined by a boundary line which is 50
feet plus 4 additional feet for each % slope measured perpendicular to
the stream bank. The % slope used in the calculation will be the
average slope measured within 110 feet of a stream channel or, if a
flood plain is present, between the flood plain boundary and a point
fifty feet up slope from the flood plain. This measurement should be
taken at fifty foot intervals beginning at the downstream boundary of
any stream valley on or adjacent to a property under evaluation.

Modifications to the boundaries so delineated may be appropriate if the area
designated does not benefit any of the EQC purposes as described above. In -
addition, some disturbances that serve a public purpose such as unavoidable
public infrastructure easements and rights of way may be appropriate.
Disturbances for access roads should not be supported unless there are no
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viable alternatives to providing access to a buildable portion of a site or
adjacent parcel. The above disturbances should be minimized and occur
perpendicular to the corridor's alignment, if practical, and disturbed areas
should be restored to the greatest extent possible

In general, stormwater management facilities should not be provided within
EQCs unless they meet one of the following conditions:

« They are consistent with recommendations of a watershed management

plan that has been adopted by the Fairfax County Board of Supervisors;
or

« They will:

o Either:
o Be more effective in protecting streams and better support
goals of watershed management plans than stormwater

management measures that otherwise would be provided
outside of EQCs; or

o Contribute to achieving pollutant reduction necessary to bring
waters identified as impaired into compliance with state water
quality standards or into compliance with a Municipal Separate
Storm Sewer System (MS4) permit in a manner that would be
more effective and/or less environmentally-disruptive than
approaches that would be pursued outside of EQCs;

and

o Replace, enhance and/or be provided along with other efforts to
compensate for any of the EQC purposes, as described above, that
would be affected by the facilities.

When stormwater management facilities within the EQC are determined to be
appropriate, encourage the construction of facilities that minimize clearing
and grading, such as embankment-only ponds, or facilities that are otherwise
designed to maximize pollutant removal while protecting, enhancing, and/or
restoring the ecological integrity of the EQC.

The following efforts within EQCs support the EQC policy and should be
encouraged:

« Stream stabilization and restoration efforts where such efforts are needed
to improve the ecological conditions of degraded streams. Natural
channel design methods should be applied to the greatest extent possible
and native species of vegetation should be used.

« Replanting efforts in EQCs that would restore or enhance the
environmental values of areas that have been subject to clearing; native
species of vegetation should be applied.

«  Wetland and floodplain restoration efforts.
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« Removal of non-native invasive species of vegetation from EQCs to the
extent that such efforts would not be in conflict with county ordinances;

such efforts should be pursued in a manner that is least disruptive to the
EQCs.

Other disturbances to EQCs should only be considered in extraordinary
circumstances and only where mitigation/compensation measures are
provided that will result in a clear and substantial net environmental benefit.
In addition, there should be net benefits relating to most, if not all, of the EQC
purposes listed above that are applicable to the proposed disturbances.

Preservation should be achieved through dedication to the Fairfax County
Park Authority, if such dedication is in the public interest. Otherwise, EQC
land should remain in private ownership in separate undeveloped lots with
appropriate commitments for preservation. The use of protective easements
as a means of preservation should be considered. . .”

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through July 27, 2010, page 18:

“Objective 10:

Policy a.

Policy b.

Policy c.

Design and construct buildings and associated landscapes to use energy
and water resources efficiently and to minimize short- and long-term
negative impacts on the environment and building occupants.

Protect or restore the maximum amount of tree cover on developed and

developing sites consistent with planned land use and good silvicultural
practices.

Require new tree plantings on developing sites which were not forested prior
to development and on public rights of way.

Use open space/conservation easements as appropriate to preserve woodlands,
monarch trees, and/or rare or otherwise significant stands of trees, as
identified by the County.

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through July 27, 2010, pages 19-21.

“Objective 13:

Policy a.

Design and construct buildings and associated landscapes to use energy
and water resources efficiently and to minimize short- and long-term
negative impacts on the environment and building occupants.

Consistent with other Policy Plan objectives, encourage the application of
energy conservation, water conservation and other green building practices in
the design and construction of new development and redevelopment projects.
These practices can include, but are not limited to:

0:\2012 Development_Review_Reports\PRC\PRC-C-203_(Terraset Elem.)env.docx



Barbara Berlin
PRC-C-203

Terraset Elementary School

Page 8

Policy d.

e Environmentally-sensitive siting and construction of development.

¢ Application of low impact development practices, including minimization
of impervious cover (See Policy k under Objective 2 of this section of the
Policy Plan).

¢ Optimization of energy performance of structures/energy-efficient design.

e Use of renewable energy resources.

¢ Use of energy efficient appliances, heating/cooling systems, lighting
and/or other products.

e Application of water conservation techniques such as water efficient
landscaping and innovative wastewater technologies.

e Reuse of existing building materials for redevelopment projects.

¢ Recycling/salvage of non-hazardous construction, demolition, and land
clearing debris.

e Use of recycled and rapidly renewable building materials.

e Use of building materials and products that originate from nearby sources.

e Reduction of potential indoor air quality problems through measures such
as increased ventilation, indoor air testing and use of low-emitting

adhesives, sealants, paints/coatings, carpeting and other building
materials.

Encourage commitments to implementation of green building practices through
certification under established green building rating systems (e.g., the U.S.
Green Building Council’s Leadership in Energy and Environmental Design
(LEED®) program or other comparable programs with third party
certification). Encourage commitments to the attainment of the ENERGY
STAR® rating where applicable and to ENERGY STAR qualification for
homes. Encourage the inclusion of professionals with green building
accreditation on development teams. Encourage commitments to the provision
of information to owners of buildings with green building/energy efficiency
measures that identifies both the benefits of these measures and their associated
maintenance needs. . . .

Promote implementation of green building practices by encouraging
commitments to monetary contributions in support of the county’s
environmental initiatives, with such contributions to be refunded upon
demonstration of attainment of certification under the applicable LEED rating
system or equivalent rating

system . ..”
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ENVIRONMENTAL ANALYSIS

Snakeden Branch Stream Corridor

The subject property is located in the Difficult Run Watershed and Snakeden Branch stream is
located adjacent the southeast boundary. The school property slopes down from Ridge Heights
Road towards Snakeden Branch. The floodplain of Snakeden is located offsite; however, there is
an associated Resource Protection Area (RPA) and an Environmental Quality Corridor (EQC)
associated with the stream that both fall partially within the site.

Although it appeared there would be no impacts to the EQC, staff requested the applicant
delineate the EQC on the PRC plans. The plans dated August 17, 2012 have the EQC added to
them, and it is clear that no additional impacts to the EQC are anticipated as a result of the
subject application.

Water Quantity and Quality

Originally, the applicant proposed a stormwater management waiver and did not propose any
additional management of runoff from the site. A number of conservation easements are
proposed where there exists tree cover and vegetation, and this was intended to provide the only
management of water quality and quantity. The plans have since been revised to provide a series
of gabion wiers, an underground stormwater management facility, and a filterra unit. The
underground stormwater facility provides retention for 1.1 acres and outfalls to a series of three
gabion wiers within the outfall channel in the southwestern conservation area. The wiers act to
slow runoff velocity and reduce erosion. Wiers are also proposed at three of the other four
outfall areas.

Although the stormwater features now proposed would improve the site’s stormwater
management, the majority of the site remains unmanaged, and the applicant has not provided
enough detail on whether Snakeden Branch has capacity for additional outfall. Additionally, the
applicant is proposing only 32.55% phosphorous removal. A removal amount of 40% would be
required with a 20% or greater increase in impervious surface area; and although the applicant
states the impervious area would not increase by 20% under the new plans, calculations have not
been provided to show that a near 50% increase in the school building size along with an
expanded parking would not provide at least 20% more impervious area.

At this time the adequacy of the stormwater quantity and quality management proposed by the
applicant is unclear. Any proposed stormwater quantity and quality controls will be subject to
review and approval by the Department of Public Works and Environmental Services.

Green Building Design

Objective 13 of the Policy Plan on the Environment encourages green building design in new
construction and redevelopment. The applicant, Fairfax County Public Schools (FCPS) has
stated they will not pursue any specific green building certifications (such as LEED), but will
implement various sustainable/green techniques in the design for the project.

0:\2012_Development_Review_Reports\PRC\PRC-C-203_(Terraset Elem.)env.docx



Barbara Berlin

PRC-C-203

Terraset Elementary School
Page 10

School Board Policy 8542 provides general policies for schools for reduction in water use and
carbon reduction, improvement of indoor and outdoor air quality, and participating in recycling;
but there are no specific measurable objectives or strategies for achievement.

Staff requested that the applicant provide what green building practices they intend to
incorporate into the new improvements for Sunrise Valley Elementary in order to advance the
County’s policy. Sheet 1 of the PRC plan now includes a Green Practices Narrative outlining the
FCPS’ commitment to green building practices for this site. Several of the items listed are
stormwater management features that should be expected as part of the water quantity/quality
strategy. The applicant is proposing to construct cool roofs over the addition areas of the
building, which will help reflect more solar radiation and reduce energy consumption. They
would also incorporate ‘energy recovery wheels’ in the mechanical system which will reuse
waste energy in the building. No further details are provided, so staff has requested additional
information on these commitments and what the expected energy savings would be.

Tree Preservation

Of the 14.4 acre subject property, approximately 6.92 acres or 48% of the site has existing tree
canopy cover. Although the existing tree canopy that would remain after the proposed
development would exceed the County’s tree canopy target of 30% tree preservation for this site,
a significant amount of tree canopy would be lost. The original submission proposed to preserve
5.73 acres of existing tree canopy, and the latest plans would only preserve 4.51 acres with a
total tree canopy loss of almost 2.5 acres.

The additional loss of tree canopy (over an acre) between the original submission and the latest
plans is due in large part to the provision of stormwater management features. While stormwater
management must be provided it should not come at the expense of other environmental features
if it can be avoided. The applicant should explore alternate SWM features that do not require as
much impact to existing vegetation, and work with Urban Forestry Management Division to
identify opportunities to maximize tree preservation and new planting areas.

Screening & Buffering

The proposed intensity of 0.16 FAR is low, and is compatible with the surrounding residential
and public uses; however, the expansion of the school outward around its perimeter would
result in reduced buffer areas on the west and east sides of the property adjacent to neighboring
uses. The reduction of the screening and buffering is not an issue on the east side from a
compatibility standpoint because the adjacent use is athletic fields and the property is also
owned by FCPS. The west side is more of a concern because of the adjacent residences on
Lino Court.

The reduction in the screening and buffering on the west boundary is in part due to the
proposed 16-space parking lot for overflow event parking, and is in part due to the outfall areas
for stormwater runoff. After the original submission, staff suggested removal of this lot
because the proposed number of parking spaces exceeded the zoning ordinance requirement by
8 spaces, and because it was unclear how much of a necessity the additional parking area
would be. At this time, the applicant is keeping the proposal for this parking area. Planning
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and UFM staff has recommended the applicant provide additional evergreen plantings where
they would not interfere with stormwater pipes in order to provide more screening of this
parking area from the adjacent residences. Planning staff also suggested the parking lot be
constructed of permeable surfaces since it would be primarily used as overflow parking, and
this would be an opportunity to limit the amount of new impervious surface area.
COUNTYWIDE TRAILS PLAN

There are no planned trails on the Countywide Trails Plan Map for this site.

PGN/STB
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TO: Barbara Berlin, AICP, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Sandy Stallman, AICP, Manager
Park Planning Branch, PDD e

DATE: July 13, 2012

SUBJECT: PRC-C-203, Terraset Elementary School
Tax Map Number: 26-2 ((2)) 6

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

FCPA Reviewer: Anna Bentley
DPZ Coordinator: Megan Brady

Copy: Cindy Walsh, Director, Resource Management Division
Chron Binder
File Copy
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|g
Department of Facilities and Transportation Services

FAIRFAX COUNTY Office of Design and Construction Services
PUBLIC SCHOOLS Gatehouse Administration Center, Suite 3500
8115 Gatehouse Road

Falls Church, Virginia 22042

July 17, 2012

Barbara C. Berlin, AICP

Director

Zoning Evaluation Division

Fairfax County Department of Planning and Zoning
12055 Government Center Parkway, Suite 800
Fairfax, Virginia 22035

Ladies and Gentlemen:
Re:  Below Listed Recently Filed Development Plan Analysis
PRC C-203

This office has reviewed the subject development plan application, and has no comments with
respect to school acquisition.
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cc: Facilities Planning Services, FCPS, (w/attach.)
File
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FAIRFAX COUNTY WATER AUTHORITY
8560 Arlington Boulevard, Fairfax, Virginia 22031
www.fairfaxwater.org

PLANNING & ENGINEERING
DIVISION July 10, 2012

Jamie Bain Hedges, P.E.
Director

(703) 289-6325

Fax (703) 289-6382

Ms. Barbara Berlin, Director

Fairfax County Department of Planning and Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5505

Re: PRC C-203
Terraset Elementary School
Expansion
Tax Map: 26-2

Dear Ms. Berlin:

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

1. The property is served by Fairfax Water.

2. Adequate domestic water service is available at the site from an existing 8-inch
water main located on the property. See the enclosed water system map.

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

If you have any questions regarding this information please contact Dave Guerra
at (703) 289-6343.

Sincerely,

ek WOVH’?

Traci K. Goldberg, P.E.
Manager, Planning Department
Enclosure
cc: Sunny Sarna, FCPS



The information contained on this page is NOT to be construed or used as a "legal description”. Fairfax Water does not provide any
guaranty of accuracy or completeness regarding the map information. Any errors or omissions should be reported to the Technical
Services Branch of the Planning and Engineering Division. In no event will Fairfax Water be liable for any damages. including but

not limited to loss of data, lost profits, business interruption, loss of business information or any other pecuniary loss that might arise

from the use of this map or information it contains.
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APPENDIX 13

County of Fairfax, Virginia

MEMORANDUM

DATE: July 2, 2011

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

FROM: Eric Fisher, GIS Coordinator
Information Technology Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Planned Residential
Community Application PRC C-203

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 #425, Reston

2. After construction programmed _ (n/a) this property will be serviced by the fire
station (n/a)

Proudly Protecting and

. : Fire and Rescue Department
Serving Our Community

4100 Chain Bridge Road
Fairfax, VA 22030
703-246-2126
www.fairfaxcounty.gov/fire




APPENDIX 14

‘ GLOSSARY
ThIS Glossary is provided to assist the public in understanding
- the staff evaluation and analysis of development proposals.
It should not.be construed as representing legal definifions.
Refer to the Fairfax County Zoning Ordinance,.Comprehensive Plan
or Public FacnIr’oes Manual for addmonal irrfonnation

ABANDONMENT: Refers fo road or strest abandonment. an action taken by the Board of Supervisors, usually through the publiic hearmg
process, to abolish the public's righi-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automafically

reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the
adjacent property owners if there is no-evidence fo the conhary

ACCESSORY DWELLING UNIT (OR APARTMENT) A secondary dweIIIng unit established in conjunction with and clearly subordinate to

a single family detached dwelling unit. An accessory dwelling unit may be allowed if a spec:al permit is granted by the Board of Zomng
- Appeals (BZA). Referto Sect. 8-318 of the Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential deveIopment to assist in the' provision of affordable housing for
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinancs

regulations. Residential development which provides affordable dwelling units may result in a density bonus (ses beiow) pemitiing the
construction of addifional housmg 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 purpese of qualifying landowners who wish to retain their property for agncuitural or forestai use for uselvalue taxation pursuant. to
Chapter 58 of the Fairfax County Code

BARRIER: A wall, fence earthen berm or pIant materals which may be used to provide a physu:al separatlon between land uses. Rerer
to Article 13 of the Zonlng Ormnance for specific bamer requ:rernents ;

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or.land use practsoes fhat are deterrmned o be the

most effective, prachaabie means of preventlng and/or reducmg the amount of pollution generated by nonpoint sources in order fo improve
water guality.

BUFFER: Graduated mix of land uses, building heights or intensifies designed io mitigate potential confiicts between different types or .
intensifies of land uses; may also provnde for a fransifion beiween uses. A landscaped buifer may be an area of open, undeveloped land

and may include a combination of fences, walls, berms, open space and/or Iandscape planfings. A buffer is not necessarily c:omudent
with fransifional screening. .

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which Ihe'SIate has mandated must be adopted to protect the .
.Chesapeake Bay and its tributaries. These regulations must.be incorporated into the comprehensive plans, zoning ordinances and

subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Secfion 10. 1-2100 et seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Managernent ReguIahons

CLUSTER DEVELOPMENT Residential development in which the lots are cIustered ona porﬁon ofa srte so that stgnéicant A
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller.lot sizes are permitied in a

cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zomng district. See
Sect. 2421 and Sect. 8-615 of the Zoping Ordinanca. . =

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-455) of the-V:rginia Code
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the

plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in
substantial accord with the PIan

-dBA: The momeniary magmtude of sound welghted to approximate the sensitivity of the human ear to certain ﬁequenc:es fhe dBA value
describes a sound at a given instant, a maximum sound level or a steady state value. See aIso Ldn.

.DENSITY: Number of dweliing units (du) divided by the gross acreage (ac) of a site being deveIoped in fesidential use; or, the number of
dweliing units per acre (dufac) except in the PRC District when density refers to the number of persons per acre.

DENSITY BONUS An increase in f.he density otherwise allowed in a gwen zoning district which may be granted under specific provisions
of the Zoning- Ordinancs when a deveioper prowdes excess open space recreafion faciImes or affordable dwelling units (ADUs), etc.

DEVELOPMENT CONDITIONS Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeais (BZA) in connection with approval of a2 special exception, special pemmit or variance application or rezoning application in
a "P district. Condifions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with

the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation, number of employees, height of buildings, and intensity of development.



.

DEVELOPMENT PLAN: A graphic representafion which deplcts the nature and character of the developmant propos=d fora speuﬁc land
area: information.such as topography, location and size of proposed structures, location of sireets trails, ufiliies, and storm drainage are
gennrally included on a development plan.” A development plan is s submission’ requirement for rezoning fo the PRC District. A
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districis
other than a P Disirict. A development plan submitted in connection with a special exception {SE) or special permit (SF) is generally -
referred-to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning

application for a P District other than the PRC District; an FDP further details the planned development of the site. See Arlicle 16 of the
Zoning Ordinance. _

EASEMENT: A righttoor mterest in property owned by another for a specific and limited purpose. Emmples access easemeng utility
easement, consiruction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system des;gned to link and preserve natural resource areas,
. pro\nde passive recreafion and protect wildlife habifat. The system inciudes stream valleys, steep slopes and wetlands. For a complete
cefinition of EQCs, refer to the Environmental seciion of the Pollcy Plan for Fairfax County contained in Vol. 1 of the Comprehenswe Plan.

ERODIBLE SOILS: ‘Soils that wash away easily, espedally under conditions where stormwater runoff is lnadequateiy confrolied. Silt and
sedtment are washed into nearby streams, thereby degrading water quality.

r-LOODPLAlN Those land areas in and adjacent o streams and watercourses subject to periodic fiooding; usually associated with

environmental quality cormridors. The 100 year fioodplain drains 70 acres or more of land and has a ane percent chance of flood
. occurrence in any given year.

FLOOR AREA RATIO (FAR): An exprassxon of the amount of development intensity (typlmity, non-residential uses) on a specific parcel

.ofland. FARis determmed by dividing the total square footage of gross fioor area of buildings on a snte by the fotal square footage of the
s itE itself. .

FUNCTIONAL CLASSIFICATION: A system for dassn‘ylng roads in terms of the character of service that individual facilities are prowdiﬂg
or are intended to provide, ranging from travel mobility to land access. 'Roadway system functional classificafion elements inciude
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 fravel; access to adjacent properties is di scouraged Minor arterials are " -

- designed to serve both through fraffic and local trips. Collector roads and'streets lmk local streets and propeities with the arterial network.
Local streets provide access fo adjacent properhes

’GEOTECHNICAL REV]EW An engineering study of the geology and soils of a srte whlc:h is submitted fo determine the sultablllty of & sﬁe
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils.

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or fransmission fluid deposited by motor vehicles which are.
carried into the local storm sewer system with the stormwater runoff, and ulfimately, into receiving streamS' a major source of non-polnt
source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method.

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water mnnot seep through the
surface mto the ground.

INFILL: Developrnent on vacant or underutilized sites within an area which is already mostly developed in an estabhshed development
pattem or naghborhood

INTENSITY: The magmtude of dﬂveiopment usually measured in such terms as density, fioor area rafio, -building height, percentage of
impervious surface, trafiic generation, etc. Intensity is also based on a comparison of the development proposal against environmental

constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without
- adverse impacts.

© Ldm Day nlght average sound level. It is the twenty-four hour average sound level expressed in A—\Nélghted decibels; the measuremeﬁt'

assigns a "penalty” to night fime noise to account for night fime sensitivity. Ldn represents the total-noise environment which varies over
fime and correlates with the eﬁec*s of noise on the publ’c health, safety and welfare

LEVEL OF SERVICE (LOS): An esfimate of the effectiveness of a roadway to carry traffic, usually uﬁder anficipated pezk traffic

conditions. Level of Service efficiency is generally characterized by the letiers A through F, with LOS-A describing free flow traffic
concnﬁc:ns and LOS-F describing jammed or.grid-lock conditions.

MARiNE CLAY SOILS: Sails that occur in widespread areas of the County generaliy east of Inferstate 95. Because of the abundance of
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slape faiiure are evident on natural slopes. Construction
on these soils may inifiate or accelerate slope movement or slope failure. The shrink-swell soils can cause movement in structures, even
in areas of fiat topography, from dry to wet seasons resulfing in cracked foundafions, efc. Also known as slippage soils.



OPEN SPACE: That poriion of a site which generally is not covered by buiidings, streets, or parking areas. Open space is intended to
provide light and air; open space may be ftincﬁon as a buffer between land uses or for scenic, environmental, or recreational purposes.

CPEN SPACE EASEMENT: An easement usually grantéd to the Board of Supervisors which preserves a fract of land in open space for
some public benefit in perpetuity or for a specified period of fime. Open space easements may be accepted by the Board of Supervisors,

upcn request of the land owner, after evaluation under criteria established by the Board. See Open Space Land Act, Code of Virginiz,
Sections 10.111700, et seq. ) : _ .

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts
are established o encourage innovative and creative design for land development; o provide ample and efficient use of open space; to
promote a balance in the mix of land uses, housing types, and intensity of development; and fo allow maximum fiexibility in order fo

achieve excelience in physical, social and economic planning and development of a site. Refer to Ariicles 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 Supervisars in a
rezoning acfion, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property.
Proffers are submitied and signed by an owner prior to the Board of Supervisors public hearing on a rezoning appiication and run with the
land. Once accepted by the Board, profiers may be modified only by a profiered condition amendment {PCA) application or other zoning

aciion of the Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-491) of the .
Code of Virginia. : : ' ; : ’ o '

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of -
the Virginia Department of Transportation and the County's Depariment of Public Works and Environmenial Services.

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if * -
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of
the Resource Protection Area. See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

RESOURCE PROTECTION AREA (RPA): That component of the Chesapesake Bay Preservation Area comprised of lands at or near the
shoreline or waier's edge that have an intrinsic water quaiity value due to the ecological and biological processes they perform or are
sensitive to impacts which may result in significant degradation of the quality of state waters.. In their natural condition, these lands .
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse .

effects of human activities on state waters and aquatic resources. New development is generally discouraged in an RPA. See Fairfax
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

SITE PLAN: A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required
‘by Article 17 of the Zoning Ordinance. Generally, submission of & site plan to DPWES for review and approval is required for all.

residential, commercial and industrial development except for development of single family detached dwellings. The site plan is reguired
to assure that development complies with the Zoning Ordinance. = S

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 therafore need a site specific review. Afier review, such uses may be.allowed_to jocate within given’
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject to
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supetvisors; a special permit
reguires a public hearing and approval by the Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or

BZA may impose reasonable conditions fo assure, for example, compatibility and safety. Ses Arficle 8, Special Permits and Aricle g,
Special Excepfions, of the Zoning Ordinance. ‘

STORMWATER MANAGEMENT: Engineéring practices that are incdrporated into the design of a development in order to mitigate or

abate adverse water quantity and water qualiity impacts resulfing from development. Stormwater management systems are designed 1o
siow down or retain runoff to recreate, as nearly as possible, the pre-development fiow conditions. ‘

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and appﬁ:ved pursuant to Chapter
101 of the County Code. , , ) s o

- TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle atitomobile trips or actions taken
to manage or reduce overall fransportation demand in a pariicular area. » X :

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be
applied to improve the overall efiiciency of the fransporiation network. TSM programs usually consist of low-cost altematives to major
capital expenditures, and may include parking management measures, ridesharing programs, fiexible or staggared work hours, transit
promotion or operational improvements to the existing roadway system. TSM includes Transportafion Demand Management (TDM)

- measures as well as H.0.V. use and other sirategies associated with the operation of the street and transit systems.



URBAN DESIGN: An aspect of urban or suburban planning that focuses on creafing a desirable environment in which to I’w;e work and

piay. A well-designed urban or suburban environment demonstrates the four generally accepted principles of desigm: c\early |dentlﬁable
function for the area; easn!y understood order; distinctive identity; and visual appeal.

VACATION Refers o vacafion of sirest or road as an action taken by the Board of Supennsors in order to abolish the public's £
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, Title to the road right-of-way transfers
by operation of law fo-the owner(s) of the adjacent properiies within the subdivision from whgnce the roadlroad right-of-way originated.

VAR[ANCE:' An éppﬁcaﬁon to the Board of Zoﬁing 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 Appéals through the public

hearing process and upon a finding by fhe BZA that the variance appﬁca"uon meets the requsred Standands for a Variance sst forth in Sect.
18404 of the Zoning Ordinance. ) )

WETLANDS: Land characterized by we’mess fora portlon of the growing season. Wetlands are generalty 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 weiness or soil saturation. Wetland environments provide water quality improvement benefits and are

ecologically valuable. Developmenit activity in wetlands is subject to pemutﬁng processes administered by the U.S. Amy 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 infiuenced embayments, creeks, and tributaries to the Occoguan and Potomac Rivers. Development
activity in fidal wetlands may requlre approval frorn the Falrfax County Wetlands Board.

Abbreviations 'Cummonly Used in St=ff Reports.

ASZF  Agricultural & Forestal District . PDH

. Planned Development Housing
ADU Affordable Dweliing Unit PFM Public Facilities Manual
ARB Architectural Review Board © PRC . Planned Residential Community
-BMP . Best Management Pracfices ) : RC Residential-Conservation
BCS " Board of Supervisors ' ; RE Residential Estate
BZA ' Board of Zoning Appeals . : RMA Resource Management Area
cOoG Council of Governments RPA ~ Resource Protection Area )
CBC . Community ‘Business Center g = RUP Residential-Use Permit . ..~ . _
CDP Conceptual Development Plan 2 : o REZ Rezoning : : .
CRD Commercial Revitalization District SE Special Exception
DOT - Department of Transportation SEA Special Excepfion Amendment
DP Development Plan ' ’ SP - Special Permit -
DPWES Department of Public Works and Environmental Services TDM Transportation Demand Management .
DFZ Department of Planning and Zoning TMA Transportation Management Association
DU/AC Dwelling Units Per Acre . . TSA Transit Station Area
EQC Environmental Quality Corridor TSM Transportation System Management
FAR Floor Area Ratio ) UP & DD Utilities Planning and Des:gn Division, DPWES
FoP . Final Development Plan o " Ve Variance
GDP Generalized Development Plan ' VDOT Virginia Dept. of Transpnrtatton
" GFA Gross Floor Arsa . © VPD- Vehicles Per Day
HC Highway Comidor Overay District ’ . - VPH - Vehicles par Hour ’
HCD * Housing and Community Development WMATA Washington Metropolitan Area Transit Authority-
LCS Level of Service o : WS . ‘Water Supply Protection Overlay District.
Non-RUP  Non-Residential Use Permit ZAD -~ Zoning Administration Division, DFZ
CsDSs Office of Site Developmert Services, DPWES . ZED Zoning Evaluation Divisin, BPZ -
" PCA Frofiered Condition Amendment ZFPRB Zoning Permit Review Branch
D Planning Division
PDC Planned Development Commercial

. N\ZED\WORDFORMS\FORMS WMiscellaneoustGlossary attached at end of reports. doc
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