
APPLICATION ACCEPTED: July 22, 2011 
PLANNING COMMISSION: April 3, 2013 

BOARD OF SUPERVISORS: Not Scheduled 

County of Fairfax, Virginia 

March 21, 2013 

STAFF REPORT 

APPLICATION RZ/FDP 2011-PR-018 

PROVIDENCE DISTRICT 

APPLICANT: 

EXISTING ZONING: 

PROPOSED ZONING: 

PARCEL: 

ACREAGE: 

DENSITY/INTENSITY: 

OPEN SPACE: 

PLAN MAP: 

PROPOSAL: 

STAFF RECOMMENDATIONS: 

Christopher Land, L.L.C. 

R-1 (Residential, One Dwelling Unit Per Acre) 

PDH-3 (Planned Development Housing, 
Three Dwelling Units per Acre) 

48-1 ((1)) 62 and 64 

5.72 acres 

0.07 FAR (Moose Lodge- Land Bay A); 
2.55 dulac (Residential - Land Bay B) and 
0.033 FAR and 1.4 dulac overall 

57% (Moose Lodge), 32% (Residential), 
43% (Total) 

Residential, 2-3 dulac 

Rezone 5.72 acres for eight single family 
detached dwelling units with a private club and 
adult daycare center as secondary uses. 

Staff recommends approval of RZ 2011-PR-018 and the associated 
Conceptual Development Plan (COP), subject to the execution of proffers consistent 
with those contained in Appendix 1 of the staff report. 

Excellence * Innovation * Stewardship 
Integrity * Teamwork* Public Service 

William Mayland, AICP 

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

Fairfax, Virginia 22035-5509 
Phone 703 324-1290 

FAX 703 324-3924 
www.fairfaxcounty.gov/dpz/ 
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Staff recommends approval of FOP 2011-PR-018 subject to the proposed 
Final Development Plan conditions contained in Appendix 2 of the staff report and 
the Board of Supervisors approval of RZ 2011-PR-018 and Conceptual 
Development Plan. 

Staff recommends approval of the requested modification of Section 13-303 
for the transitional screening and Section 13-304 of the Zoning Ordinance for the 
barrier requirements for Land Bay A to permit the transitional screening and barrier 
shown on the CDP/FDP with the provision of a 7 foot tall brick wall instead of the 
depicted 6 foot tall wall between Land Bays A and B. 

Staff recommends approval of a waiver of the sidewalk requirement along the 
frontage of Courthouse Road east of the site entrance. 

It should be noted that it is not the intent of the staff to recommend that the 
Board, in adopting any conditions, relieve the applicants/owner from compliance with 
the provisions of any applicable ordinances, regulations, or adopted standards; and 
that, should this application be approved, such approval 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 recommendation of staff; it does not reflect the position of the Board of 
Supervisors. 

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 TTY 711 (Virginia Relay Center). 

0:\Bmayla\SE\SE 2011-LE-005 verizon\Staff Report and motions\SE 2011-LE-005 staff report.docx 

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



Rezoning Application 
RZ 2011-PR-018 

Applicant: CHRISTOPHER LAND, L.L.C. 
Accepted: 07/11 /2011 
Proposed: RESIDENTIAL 
Area: 5.72 AC OF LAND; 

DIS1RICT - PROVIDENCE 
Located: NORTH SIDE OF COURTHOUSE ROAD 

APPROXIMATELY 400 FEET EAST OF THE 
INTERSECTION WITH SUTTON ROAD 

Zoning: FROM R- 1 TO PDH- 3 

Map RefNum: 048-1- /011 /0062 /01/ /0064 

Final Development Plan 
FDP 2011-PR-018 

Applicant: CHRiSTOPHER LAND, L.L.C. 
Accepted: 07/ 11/2011 
Proposed : RESIDENTIAL 
Area : 5.72AC OF LAND; 

DIS1R1CT - PROVIDENCE 
Located: NORTH SIDE OF COURTHOUSE ROAD 

APPROXIMATELY 400 FEET EAST OF THE 
INTERSECTION WITH SUTTON ROAD 

Zoning : PDH-3 

Map RefNum: 048-1- /011 /0062 /01 / /0064 
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., CONCEPTUAL DEVELOPHENT PLAN 
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FINAL DEVELOPHENT PLAN 
VIENNA HOOSE LODGE 
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5/-IEET INDEX 
I COV£R SHE£T 
2 NOT£S t TABULATIONS 
3 EXISTING CONDITIONS PLAN 
4 EXISTING V£GETATION NAP 
5 TR££ PR£SERVA TION PLAN 
6 TREE PRES£RVATION NOT£S AND DETAILS 
7 CONCEPTUAL 0EVEL0Pf1£NT PLAN / FINAL O£VELOPf1CNT PLAN 
8 SIGHT DISTANCE PROFILE 
q LANDSCAP£ PLAN 
10 BNP AND SNN CONPUTA TIONS 
II. OVERALL DRAINAGE DIVIDES NAP AND ADEQUATE OUTFALL ANAL rSIS 
12-13 ARCHIT£CTURAL ELEVATIONS 
14-16 RESIDENTIAL CROSS SECTIONS 
17 D£TAILS 

;; 

CO-APPLICANT APPLICANT 
Ci-IRISTOPI-IER LAND, LLC 

10461 NHITE GRANITE DRIVE, SUITE 103 
OAKTON, VA 22124 

VIENNA LODGE NO. 18q6, LOYAL ORDER OF' MOOSE, INC. 
q616 COURTHOUSE ROAD 

VIENNA, VA 22181 
ph 703-352-sqso 
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SOILS OVERLAY JNFORNA TJON 

SOIL Nllf"BER. ~ I SOILS DESCRIPTIONS 
#YDROI.O<!i/C GROUP 

3Ci9, GLENELG SILT La.oll't B \ Thi~J ~l -'1 "'"""" (IJ!t-w./y M hlllu.p. l7lti •tdtu~Qpu ,._loin by "'~ !IChnot 171ti 

<i!!i, IJRBAN LANO, NA 

phylltU. S.lt.. <ntJ (;/~ _, __ .,u,. tn:l :JQnt;/y ~ ,_;. o.pth u. htrrl ~ nrw-"""" 
5U.IOOt:..t ~lft.yl•~ly~ft;lrtJII~ F~k7o.upportfor__,l 
budd~ (tnr.. aw- ar t.u) '' typ~uHJy sutf.Dbl.l. a--- t11 e1 hlfh ""'"' ""'-'t, tn. Mill ~ 
te> "flllff"up w/wJ di!!Jturl»d171ti;. tilffklllt tc """"'P'%t. ~In(/~.,.._,_-
•lrut:turut fill Till• -1 r. -~ fqr .-pt,; ~ tnd lnfl/tn#/1/lt't v-n. G,._l(/ 18 fvgll/y. 
~tlbletD~ 

Tl"• urot ~•t, MtV.Iy ,.,_,~,.,..... _,_ $ICh • ~~, t"«1ft4p ~ 
ltr.r/ r. ~ tr>d will not W/1~ ~ Alf ,_,p;wt_. ~ ~ t.Horn L(7td will tw 
""--w u. rv>Off lkbr! Llrld ~ ,,. .. ~ thturiJ«< Mill• ~<!«"""' fer thG 111ft .... 

-·""""""" ~ HH£A TON - (il.ENELG 
CONPLEX, 0 

Ttll' ~ r. t1 ~ o; the ~tdmw1J«< Hh«ztt;n 111011 tnd U. .ntlt!IC'Q/ G.-..lr/ WHI 
Tfw~a.:w:tr5-"up/tnl-ti/U...~wlth m~uhlattrltiphylllt.~kthtn 
ht:lt.-..,~M~~~~I"''rlkn_.rundt.tcrbal-1 ~a:Niw.llbttlcl~t.r.d 
~r~.tv-t.,~~n.ld.tndtlthw-,.-..r~ G'-VfgiMIIIIDIIIbttl
;-vl#'ldtrtllder~;,~btldr..vifnintyrll"'ff/:Jt:nd~- !'tlf'tlr/acrtpt/tJn 
tlftlw t4w.tla Chrlt mtlktlup U'4~N~pi#IIC, II'-- (K¥)Hivtlt4i1N~'f) ~I(/ 

DATE OF FIRST SUBNISSION. Nay 1q, 2011 
DATE OF SECOND SUBNISS/ON. June 231 2011 
DATE OF THIRD SUBNISSION• Sept..mber 2, 2011 

g~~~?); ~f'/:fJ~u7f4i'!,~~8fvONN~~a%, 1bof/" 
DATE OF SIXTH SUBNISSION. Nay 18, 2012 
DATE OF SEVENTH SUBNISSION AUG I, 2012 
DATE OF EIGHTH SUBNISSION OCT. 12, 2012 
DATE OF NINTI-1 SUBNISSION FEB 4 , 2013 

;rp;:~ 
·~~v'¢ 

~~,.~ 
~-

I of 17 

C-6016 



j 
i 
"' ~ 
i 
j 
i 
1 
l 

I 
J 

ZONING NOTES 
I n1E !JUJ.ECT PRCFDiTY IS /DDITIFIED t:N FAIRFAX co..NTr A5SES5I'18ff I"W' .I ((1)), 

FWlCll5UANDU 
T11t f.){l$1Ni 1CN111i a' TIE~ Ffl!POlTr 15 fl·l (Re;iloomAL I fXVN:) 
TWETOrALii.lin5SSITEAREAtFDEPR9'fllTTIS,_NSW4REFEETORW·571NRE'S. TJEREAJ. 
~TATE OIVI:S.tW a' TH£ FAIRFAX aui1'T fJEPARTrfD(( 17 TAX AlnNfSWTIQJ LJSTS Till tARU. Of MS 
f'llOPOlTT ltiiTJIIN TUEIR TAXJlK(Mf)!jAS 5.711AOlES. 
TNlf:HJERa' niEPfll!OF'ERTYISI'IDHo41.!1D6ENO AM, L(II'AJ. eROEROF~ IIC 
T1JE APPLJCANT' F(R TUSAJ'II'IUCATifM IS Cillli5T'a'JI£R LN(), U.C. THE t:O-APPLICANT Fai Till$ 
APPI.ICATifMISII7~l.tJD6EWJM,LOrALtRtltROF1'1%15(/IC.. 

' THt~Trtif'llOf'tRTriiMI!JAPIIfiVArt:al.fl(f"'ItJ«UJDfi£)Hmi~IAT£DSIRI'ACEPA«IHti 
fOR TNISPRt:R:J5EDCDPIFDP~IHN'I"LKA~ TIIEtNfiREFfltPfRTT(+I- S'QN:RE3)HIU B£ 
RDON&DroPOH-!J(3I»fiLN;"""'PfRACR£) ASPARTe:TTHlP'ON-!J~ TJEEXISTIHG 
f12'JSELOOt'i£8iJIU)Itl;ltiiU ~ASAPRfVATECUA!IItfml TUEt:N.T517EOWir0£58£WG !i01( 
R!J..OCA TtO !»iF~ PARXII(; ARaiND THE EXI5TINfi IJLIJL{)IN(> A !iEC0'044'Y USE HtU tJE ADDtD ffR 
ADt.tTDo4l't".AR.! Tllt~AR£AF(RT11£l.tJD6EFI(RTQI,RUERREDTOASTIItt"i::::l5EI.QJM 
~TA'F/10'1/IBltON/f(, ISCUFRI5fiJOTII1,51J!Jf~JlJAR£nctORW·I5fACR£5 Tl¥urut1t 
Sl!Tia/a' TH!Pf«JJffSlTY, RD'BW) TOAS Tilt ~t.AAt84T8'1'1UfiiDUONif< HIU.IICLIAXIl 
(EJ611r) PPQilt'.J5£D SIHfiU·fNIL T OETAOIED l»>£llll6 tii!TS, CD'FRISMfi NCT AREA (7 136,'JIS !Q.Wl£ 
FUT'ORJ.UACRLS 

7 nJ£JJQJN{JAR1'SiJIIV!7'15SAS£1)0NAFIB.J)SLflVETPERFfR'fti)8T!AiiiW<; LTD, Do4TEDOCTOBER 

~-II T~I!.FOR/'fATTQII!J/7iOI'fAI'IeuJRtJN~5UINET8T~LTP,Ilo\rCD 
OCTalER 1.( 3010 TIECJ:Jm:lll/NTERVAI.. IS TH:J(}) FEET £M7t1'115 Hotllt¥il!l 

'I' THf PROPtRTY 5I(;HI JIE1ll'LM 15 LJZATEDON FtMA r'fAPcaTUIIT'f' PANEL IUeER 5A:IS~ 
OATED SEPT8'1!!JER 11, ~. DESIQIATED AS /O'IE :t; A/lUIS OETERI1JNB) TO BE WTSIDE !ial-rEAR 

"""""-"" u !DnnERE!'OKTFIJRMSIIUJ 
II TN£ :!JL6.JECT PROP£RTY 15 La:.l TED IN PRi'JVIODJCE 01511?/CT AND TN£ ACCQTN« CRUX 

HATERSIIEO OF FAiflFAJf CCLNn', VA. REF£11 TO SlEETS I() AND d FOR INFOR/'fATICW ANO 
N.ARRAnVE.S FOR 5TrJ/'lf1 H4TER ~ (5HT), BE5T I1ANA(;£f'f£Jff PRN:TIC£5 
(BI1P) ANO STCR/1 ORAIN QITFAU 

12 71-IC !iUfJJECT PR0PtRTr IS SERVED BT FAIRF.AX ca.Aff'Y PUJLJC 5EHER AND FAIRFAX MTER. 
1J. TO TN£ BEST KNCN.EDGE OF TJIE OKiiN£ER AND ~ T1I6!E ARE I<D CXISTN; ~lofS 

OR tltiRIAL SITES ux:ATED eN THE PROPERrT, AND 7U£R£ ARE J<D IGtt:H( ~OR 
Ta.'JC SIJBSTAN:::ES tN Til£ PRI:PERTY 

14 11/D?E IS M:J £VIO£NCE OF Dtf5rtN; 1/TILfTY £AS01EiffS HA~ A HIOTH OF 25 ,r£ET OR 
I10RE tN TWE PROPERTY 

15 NO ADVERSE O'FECn> TO AJ).)AC£Jff NE/6JEIC¥?1N6 PROPERn£5 ARE .4NTICJPAT£D HITH THIS 
PR0.JECT 71115 IXVE1..0PI'1ENT ~ IS a:n:>ATIBI.£ HITH THE CXIST/Nt; OEVEI..a=NE!ff IN 
THE VICINITY OF THIS 51~ 

¥ 07'1/lR TI-IAN 111£ EXfSTINI'i VEGETAT/al Cl'l SITE TIER£ ARE M:J SC£NIC ASSETS OR NATIJRAI.. 
FE.I.Tl/ll£5 ~OF PRt:TrECT/01 AND PR£5DtVATICN tN THE 5l8../ECT f"RtPERTY 

17 TO THE BEST KN::H.EOGE OF THE £Nt;JNEER AND «vEl~ THIS co.tt:EPTU4L D£VELC¥'r'TENT 
PLAN/FINAl.. OEVELOI'r1£NT PLAN CCNFORff5 TO AU APPLICABLE ORDINANCE'S, REtW!.ATIOIS 
.#ID A!XP7W ST.AN/:Wi!JS, INCLUOINti THE AJ]tP'f'£f) caF1U11B1S1VE PLAN Fa/ THE ClXNT7'; 
IJNL£SS OTNERIWS£ SPECJFICAU Y NOTED 

/8 TUE c:aJI(TTHfD£ TRAILS PLAN~ MJT R«JJJJRE ANr Pf..AJNEO TRAILS ALCN; TJJIS 
FR<>'OlrY 

1'1 THE PIIBLIC ~ANTICIPATED HITII nilS PRO..I£C7' INCJ..IJO£ A :IH1AYF' POlO a./ 
SITE AND HEH CIJRB AND t;I.I1TER ALcr.G NQ?THERN $/DE OF CQJRTIIO.ISE 1i!OAD A5 5110HN CW 
SJ.IEET70FTHI5Pt..ANSET 
TWE CN-S/1'£ AI1£Nin£5 Pfi!tNIIXD HITH THIS PtAN INCJ.J.HX A TRAIL AND PAVILI(N A5 SIDoN 
a/ 51/EET 7 OF TillS PtAN SET 

21 NOTHITJISTANPING TJIE II'11'ROVENOIT! AND TAB/A..ATICNS !JU'.:H'I CN THIS PLAN, THE 
APPLICANT li!E'SERVES THE RQ./T ro f"WCE rvt:JIF1CA T10NS ro Til£ FINAL OESKiN TO a:rtPt t'" 
1¥/nl FINAL ENtiiNEP?IN:'i ANP NEH CRITERIA AND /Ut;U.ATIOVS HIHOII'Mr 8E ADOPT£1) BY 
FAIRFAX ca.Nr'r 5UJ'!iEQ.ISff TO TilE !JlB1I55IQI OF THIS APPL.t:ATIQ'(. PI«MOCD TUAT 
SLIOI110()1F.t:ATICNS ARE C01515TENf HITII TilE IAPf'ROtiED a::NCEPTUAJ. D£Va0f'NDIT 

~~"""' TII£BIJil..OINGf0071>RINTAND51TEII'fFRI:NB1DITS5J.I(;I;NJJEREINAR£PREL/111NA11Y F1NAJ.. 
BVJL{JIN(; FQ71'PRIIff AID SITE I~ H1U BE co.Fit&R£D AT THE Tl/1£ OF SITE 
PLAN ~Al., ~ TO rtAJli(S" ctN:N'Tit'M:S, BUT !iNAU I!JE IN !JLBjTANTIAJ. 
~1¥/TH TWE~ct:NCEPTlMJ. ~PI.AIVF*IAL «VELOPNDIT 
PWI 

2J T'IM1..1111T50FCLEARINfiANP~ARESIICH'Ia/Pt..AN!WE£T70FTJIJSS£T TilE 
Jf1NAJ. lii.JILDING LCICATICN AND FOOTPRINT HIU ADII£RE TO T1IESE L1111TS OF a..£ARIN(; AND 
GRAtNNfi 

2<1/ ARCJIITECTl/RA! El.t'VATIONSINCJ..UDED HITII Till$ AF'Pt.IC.ATICN ARE aNCEPTIJAJ. 
IU.II5TRATIOIS aJLr; INTENOB) TO 5101 THE fiO/DW.. INTENT AND C#ARACTDl OF Til£ 

-~ 2S CCNSTRIJCTJON OF Til£ ~ DEVEUJI'If'1DIT HILL COT1DCE AS SOOI A5 NB:ESSAN'f' 
AJ"JJ"R'VAL.S ARE aJTAINBJ, !~~ELECT TO ffA/i1I:IT caDITOIS AND 015C11ETIOI OF THE CJIVNER 
PRCPr:J6ED 5~/iNA~;£ 1¥/l.l COIF(RJ1 TO ARTICL£ 12 OF n1E ;OliN(; ORDINANCE 

WAIVERS AND NODI FICA TIONS 
I A 110011'/C.AT/Q<I IS IJEIMi REQJE:STED FCR TilE 35 FEET T7lANSIT1a/Al !iC1l£ZNIItt; 

REWIRD1DIT (ZQ./IItri ORIXNANCE lJ-!Ife§B) 8ET1<iaN A l"'(>fVATE CL/.8 liSE ({)(15r/N6 
I"':11!iE ~)AND n1E" f'R(')FIQ!jflJ S1AtiU FA/'11LY !JETADiro lNT5 IN THE CDiml OF TilE 
Pf!lOF'ERTY A5 Pt!R .roNINti C1llDfNAICL ~ 1§-,SZJ, IN ORDER TO PRCIDlVE tt::RE 
T7l££S ALCNG TilE HESTl!RN !JtX.#IIJAR'f' OF Til£ Pfl<OPERTr AND TilE ADJAC£1('( N£1Q.60RS 
PRl:PERTI£'5, THE PRQ'I05ED Hl:X.J5IN(; D£VEI..a>r1ENT !i/.ld7ED EA5THARD TOHARJ:J!j i.JANDBAY A 
71115, IN CO'ftiiNAT/0'1 HITH THE REJ.OCATIQ{ OF 50'1e OF TilE Of15T1Nf; EX/STINt; PARKING eN 
5/TE TO REA!JONAIJLY ACCQ't't:D4TE TilE P.AI!KINti R£QARE11ENT5 n:JR THE I"'I()5E t.OOt;E. 
TI/BH"~RnJIJCH)ARfio! B£n<IEENT1/E 1H0/15CJAT nll"CDITERAT T1/Ef'RI:,JPERTY, AND 
TIIDlEFORE nE HEED TO I'VDIFY TIE HIDTH OF THE TRAN$/Tit:NAL ~ R£Q:JIREO 
TilE~ SCREDINfilJE7Jo/UN THE TH:J~MLL C0N515TOFA IJFOOTPI..ANTm 
'fRAN!iiTit:NAJ !JCREENfNG BUFFER TH£ i FOOT INGN BliiCX HltU REQJIRED H1U BE LtX:A TED 
BETHEE/1 n.IE REAR YARD AND THE PARJ(Nfi LOT FOR TilE I'1IX15E t.aXiE AT 5 FOOT Off TilE 
EDGE Q' TilE PABING LOT 

; Af10011'1t:A170Nt!BEINGRB:lt.IE5TnJfiRTJIC~:JOlHNINt:2ANDIJA/lRICR 
~ AL()NG Till! ~TSIN P1at7"6lTY tJaH:)AR'f' 8ETHE£N A PRIVArE O.IB IJ5£ (7'1£ rt:IQ5£ 
LODGE) AND THE AD.JAaNT Dt1!JrHi SINGLE FA/'fii.Y DCTN:IIED HDlJ!JE!J (rON/Nf; OROINAICE 
"-D38) S#CEHCARE~Dt1!JrHif'OiteTTUIITCOISIST"Srt::15nYOFDI/!CilUJU5 
TRH5, He ARE LNAIJU TO PRtN10e TIE RSURED Al'r2Nr t:r ~ T1i!a3 ND $RlS$ HE 
AREf'R(Nff)ING!JII'PU11ENTALWBlriR£BI~NPOR£ST(JI>ENII.t';5/<#IER£Df1STIN&TREE 
fiOt:7fSHtliJI..DNOT8E~ANOALt:N; TH/!!I'Aiili(/NGJ.Pr TOFIJLFTU TIIEBI.I'FtRIHTENT A 
f1()(JIFICATION t:r nE tJARRIER R£aiiiW18(f IS 8tJNG llSA.eTW IN THE !JOI/TJIERN POR170N t:r THI! 
EASTERN TRAN!iiT70I.Ai. !ICR£ENIN& 211Uf'FDliNt:RDER TOAK:IOa!TlJRB/NG EXTS1'1NG 11i!a3 rose 
IW~ TH£PR(P()$EJ),'H:'KJO!JCilHIIN;ffNC£durATaJAL()M';fi.¥~TtRNIJ)6LQ'TI¥ 
R!BIJILT PARtCJNt; UJT (N lANt&IY A (1JE f'tt1SE L«Ki£) TO RU1J.J. TWE BARRIDliNT£NT 

3 A HAlVE!? IS 8£INl; R£6JVESTED FOR PROVIDIM'i A SIDEH4J..J( AL.a.fi THE NORTII SIDE OF 
ccuma/5£ 1i!OAD (EAST OF THE PROPET?rr £N'TTIANC£) AJ'J..JACEJff TO TilE sua.ECT 
PRCPERTY LINE (7(:W/Nt; ~ 17-2011 AAO 11-201; AND Pf.8/..IC FACILITI£5 /"WLLAL ·-) <I A taJIFICATION 15 BEJAti R£QJ£STED FOR THE ~ !iCREENIN6 REfiZHR01ENT ALeNt; 
TIE CO'f1t:W P'fi!I':PERTr LINE FCR .LAo'oiB(Y A AND LAAOS4r BIN TIE N(R'TWA!JT ARf'l OF 
TI-E SITE {ZOifJ.r; (.Jill)fNAIC£ IJ-JfleB) 51/CE THE !iH'I'B1P POlO AND PliU'05ED 1/TILITr 
LIN£5AREu:t:=ATEOIN 71115AREA,. HIICJII5R£QLIIR£J)A5PARTOF THIS~ 
TIDE 15 fttJT ALBt.l4 TE SPAC& FOR A BlJFFER NOR IS THERE A NEED FOR A BIFFER SHCE 
NO I.Nin> All£ PllC¥"()!¥0 IN THIS PORTI&N OF PARCEL a ~ THE AD.JACENT 101£5 TO 
THE M::RTII OF 71115 PfirPERTY ARE A ux:ATED A 6aXI 0/SrAJJC£ FR0'1 TillS cartON 
J.N{I')8A Y LINE THE EXISTING Fl!NCE AID TilE PRt:POSED FENCE AL(JN(; nE PARKING LOT AND 
PLANnNG!J 5ldLD l'fiNJ/'1/ZE ANY' Pf7TE'Nr/AL /~?ACT CONCERIJ5 (IaiiN6 ORDINANCE SECT~~::#~ 
lJ-3053) 

DATE REVISION 

1:1=::.=-- 1 

-~~ . 1
' ZONING TABULATION u 

'll:ITAL filiOS!J SirE AREA OF !iVBJECT PI«JPERT'f', ~251 5QUARE FEET OR ~- 5 72 ACR£!J 
TOTAL AREA OF SI.IB.ECT f'Ra>ERTY TO liE REZOiED ro Pl¥1~3. ~251 SOtJ,IJl£ FEET OR M- 5 72 At:R£S 

1t:'TAL 6RGlSS SITE AREA OF POII-3 1"1005£ L(}l)t';E L.Aiti£Bolr A' 112,511 5QlJARE 'EET OR+/· 25a ACRE'S 
roTA! ~SITE AREA Of PDII-3 I/OI.I5INfi LANDI!!JAY B' Bf,I..S ~FEET OR ~- J U ACRES 

STREET DEDICATION ALCNG Ot.D CQJRTWQJSE ~OF PDH·3 J.ICV5II.ki LAN£&o~r S. 2,~ 501/.ARE FEET OR#/- Ool¥ M:R£5 
NET $IT£ AREA OF POH-J I<A)SING LANLliA'f' g, 13J',.aa15a.IARE 'EFT a? #/- 3.01 ACRE'S 

POf./-3 ZCWIN<i RE!ill/.A TICW RECJIJIRE/'1ENTS 
tOT 'Vlf R'QH€fHfWUb 

NINII'M1 DISTRICT SIZE ; ACRES OR lA~ 
N/Nif'U1lOT AREA• fok:) REQ/IR0'10ir !'OR SINGlE 'N11£ r OETACN£1) 
N/Nif1Ut1 LOT MOTH• ICJ REWIRENENT 

THE I1AXII'M1 /!JIJILOING HEIG#7, 11/NIIV1 'f'ARD Rs:JUIRE11ENT5 AND I'1AXII"U'1 FLOOR AREA 
RATIO 5NAU BE CCNTRa.l£0 BY' ST~DS IN PART I, ARTICLE II SPfCJFICALLY; AT 
AU PERIFUER.Al I;J(;VNOARI£5 a' POH-4 THe 81.11.K REGU.AT0/5 AND LAND5CAPfN(i AND 
SCRED/!Nf; Ffi!OVISION5 51-/ALL ~y a:wFORJ'1 ro TUa5E or: THE aNIIDITKMAL 
R-5 Of!JTRICT 

a:MIENTICNAL R-J 0/STR/CT 
1'11tX/11lA'1 BUILOI/k; #EKiHT J6 FEET (51/k;L£ FA/11£ r t:JHEL£1Nri5) 
NINI/"U'1 'f'ARO RE&JlJIRS'fENT5, 30 FEET FRt:NT YARD 

12 FEET SID£ YARD 
25 FEET REAR YARD 

POf./-3 PROPOSED OVERALL DEYELOPNENT TABIJ/.ATIONS 

FOR TOTAl- AREA OF SUAIECT f'RtPERTr• 2-1"1,~ SF OR +/- 5 72 AC 

EXTSnNG l1fXI5E lODGE B/,IILDING TO RENAIN I#TJ.I PARKING REUXA TEO 
AND ~ SINGI..E·Fiti1IL r DETAOI£0 OHEUING IJNIT5 

015Til/CT SIZE 

!141f11'11.A'1BUILO/Nt; 1/E!Qir 

!'1INI/"M'1 SET&ACKS 
AT PERII'f.IERAL fJOtJiiDARI€!J 

OF PDH-3 DI$TRICT 

~~SF(.-/- 572AC) 

/'1a25E Lot:ltSEr f}(l!jTWS CNE STORY' """"""' .... 
:J6=~0Nft"~ 

~ = fRr:J'R~~ fli~J 1,155~~·.sf~~FAR 
,.,.,,.., 

"""""""' 
TREE COVER 

hiTERKR PARI</Nti LOT 
LANDSCAPING 

....,...., 
~ /Ao/ITS/ H- 512AC • H- loiO/JtVAC 

#/- ~~ !Y (#/- 431} 

#/- <t:',W SF(H· ~I) 

#/- 2,tW 5F (#/-51) 

PA«m AND lGMfliMi TAflll!ATJGW!'# 
~ 

PARKING sPAC£5 RE()(Jif?£0 I SPliCE PER J /'18'13CRS BASED ON 
I"'AXXI'1U'1 ANTICIPATED /'fD'eEii!SMP 

MA'1fJEROFACTM/"10fiE1l5 ~ 

rOTAL PAili{ING 5PAC£5 R«JUURED> l2f) 

PARKING SPACES PR0./10£0< 12() (INCLIJOl:s 5 ACCES51BU SPACES) 

UMOING SPACES R£WIREO PRIVATE CLL6 IJ5E NOT LISTED IN !i«TION /1~3'6 
OF ZONING ORI)(NANCE, BUT 1JY :5H1II.AR TO 
'tST.JrN&JARD B' H11CH /UQJJR£5 I SPACE Fa/ THE 
Flll!Jr IQ,CW 5I'" OF G'FA PL/15 I SPACE FCR EACH 
ADDIT/O'IAL 15,CW SF OF GFA 

TOTAL LCJAO/Nt; SPAC.£5 REQJIREI> I 

LCJADINt; SPACES PRO/IDtJ), I 

-PARKING SPACES R&/IR£0 J .sPACES: P!R /.NIT PER UJT5 I'HTH FRGWTAC.E 
ONAPRIVATE!JTREET, Pfi!OV1D£DTU4TCN..Y 
I 51./CH 5PAC£ f1LIST ~VE COfVENDff ACCESS 
TOA !JTREET 

TOTAL PARKINI'i SPACE5 REQJIROJ- 2.f 

PARKIN(; SPAaS Pllr'NIOED< » {2l¥'1~Y AND 2 GARA6E ~ Pt!R /Ao/IT) 
ALSO IM:J.IIOES 4 ~TEO 5fW:ES CN fl0VATE 
5rRt!Er 

TOTAL FW«ING SPACiS PRt'NIOEDr ~ 

I1AKfiU1 DfN5lfr. J OU/AC 

~ X.OFTHE~AREA 

.I1l££...Q2!4& 2510FTII£~51rEAREA 

POf./-3 f'I?Of'OSED /1005E LODGE LANDBA I' A 
DEYELOPNENT T ABIJ/.A TIONS 

FOR TOTAL AREA OF POII-J n::v!iC l.O()(;£ ~r A• 112,W SF OR+/- 258 AC 

EXISTING J'1a25E £.aXif 8tJJLDING TO REJ1AJN MTH PARKING REJ.£1CAT£D 

/'1AJti!V1 BIJILDING H£K;HT 

,.,.,., 5£TBACK5 
AT PERIFf.IERAL IJtJI.NOARI£5 

OF PDH-J DISTRICT 

f1A.IfiiV'I ~ F/..OOR AREA (fiFA) 
l'fA)(It1(A1 FLa:R ~ RATIO (FAR} 

<iPEN5PACE 

rRH=eR 

/IIITE1tiOR PAIIK!Nti LOT 
~ 

fAR&/N'j ANp IGHQ!Ni T:13HTA:7§ 

QEVflll'NfWT TAft'4ATN?§ 

112,W 5I'" (#/- 25a AC) 

CNE !Jn:Ji"Y' (EXISTWS BUII...DING} 

.15JffJJ~~ 

1, 155 SF (EXI5TING 8/.JILOfN'i) 
1,155 SF/ 112,561 SF • 01:¥ ~AR 

#/-~a SF rw- 511} 

~~ 4't6525F(#/- 4<11} 

#/- 2,a25 !V (f/- ! I) 

A SEaWLWRY liSE OF AN ADt1L T A4 reAR£ CENTER IS 
f1ENTJONED IN ZONING ~ ' THE PRr:JFFERS LI111T 
TUI5 ro 20 CU$TQ1£RS TilE lMY'CARE FACILITY UOI.JRS 
OF OPDl.ATION HILL NtJT COINCIDE lr¥1nl niE I'1005e 
Lt:JD(;£ /"JAIN USC FOR 7U4 T REA!iQI TWe PARI(ING 
RE'WIRD'IENT5 n:R 1'1-IE LCJO(;E ARE ALL 7U4 TARE 
5Ht:J.m SINCE THEY EXCEED rUE PARJONG NEEPEP FOR 
TilE DArr:ARE 

PARKING SPACES REQ/fREDt I SPACE P£R J I'1D'1tJER5 BASCO Qol 
/'1AJti!V1 Alff/CIPATEO 1'10eERSI-IIP 

I'U'6ER OF CLIRRENT !1Erf!JERS, ~ 

TOTAL PARKIN6 SPACES Rs:JWRED at) 

PARKING SPACES PI«MOEI> 120 (INCLIIOES 5 ACCE!J5/&E SPACES} 

l04DIN"i SPAC£5REQlhR£1). PRIVATE CLI.8115E fok:)T LISTED IN SECTOJ 11-fiO:!J 
CK" Za.IING ORPINANCE, BUT USE SH11LAR TO 
'STANDARD 13' NIIIOI R«lUURES I SPACE FOR THE 
FIRST ~CW SF OF GFA PL/15 I SPA.a n¥? EAQI 
.AOOITICNI.L 15,()(J() SF t:F GFA 

TOTAL LaAP!Nfi 5PACE5 REQIIR£0, I 

LQAOING SPACES PROVIOEJ> I 

POf./-3 P!i!OPOSED JIOI.ISIN<i LANDBA r B 
DEYELOPNENT TABIJ/.A TIONS 

FOR Gll05S !liTE AREA OF PDII-3 ktJlJ5ING LANIJBAY S. I~,,1S SF OR+/- 314 AC 

STREET 0£0/CA T101 ALCNG a.D ca.RTHCVS£ ROW- 2, IJ65 SF eM +/- 0 1:¥ AC 
NET !liTE AJ?EA, ~,IT15 !Y OR H- 3 U AC 

FOR~ 5/NGL£-FA/'1/L'f' D£TAOIED OHEl.LNli l.HITS 

"""""'""""""""""' 
""""""~ AT P£RIPNERAL IJtX.NDARIE5 
01'PDH·3015TRICT 

..,.,,.., 
CffN 5PACE 

TREE COYER 

lJ',IJ5 !Y (ff~ 314 AC) 

"'' 
.zs~~~ 

'W'T!J/ #/- .J.WAC • ~ 255 OIVAC 

+/- 43,565 SF(~~ 321) 

y. Cl'., g (W~ »I} 

wn 
WT2 
WT> 
WT4 
WT6 
wr• 
WT1 
wr• ""'"liCIL$ 

4-W SF 

•""''"' 4U15F 
..... 5F 

"""'" '.:t: 
7,2115F 
51,54/SF 

PAI?J(JNri ANp llHLW.(j TAtii«AT«l§ 

PAflif(JN& !iPAC£5 RE&JlJIRED> 3 5/"'Aa!! PER /lilT FOR I..QTS lr¥IT1I f'R0(7"AGE 
f:WAPfliVAT"ESTREET', PR(AI7D£D TU4TCNLY 
I 51.101 SPACE fCIST U4VE COWDIIEJff ACC.f3S 
TOA STTlHT 

TOTAL P.ARKING 5PACE5 ~ M 

PARKING SPACES PROYIOEDt !J2 (2 DIIJVEH.Ar AND 2 So4RAGE 5PACE5 PER tNIIT) 
AUfQ 1NCUJDE5 ~ De51ti/JATED 5PACE5 CN PJ<'IVArE 
5rREET 

roTAL PARJCtNt; SPACES Pfit:MDEP !¥ 

TYPICAL RESIDENTIAL LOT /.A 1'01/T 
u RPER TO~ FOR DlTAIL5 FOR EA01 RE5JJXNTIAJ.. LOT 
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--- - ....,._ I ~ !>IIi~ TREt;: PRESERVATION (731 OF ~,I~ SF) • 
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EVM DESIGNATION COVER TYPE SUMMARY TABLE FOR PDH-3 MOOSE LODGE LANDBA'I' A 

OEVEI.CPEOLANlJ 

"""""'"" G""SS<ANOS 

liPI.ANf) FOREST 

PIN a«, RED 11APLE, A/10/CAN 
EU1 AND H-1/TE PIN£ 

1<#1/TEt'.MX, Al'fERICI4N8EEC#, 
AND £AS TERN #S"l.tX/1: 

TULIP Fa"LA~ 141/TC c:::l'l.<', HJITC 
PINE, A/1£RICAN BC£01, RCO 
11APU AND AI1ERICAN ELN 

TOTAL SITC ACRCN;E ~~- 256 ACRES 

:>ULc...tSSIGWAL ! ACREAGE 
ST'-'if: 

L()f)G£ t PARK/Nti Ali!~ HITIJ ~ TIIRE 
Tli£ES fH Ga::V IJEALnJ 

f'1CUEO lAHI AREA AT ENTRAhCE Mnl t;OOO 
IlEAL TN TREES 

t-- --~-1 
~~- lOS 

fTIX OF OECIOU::VS AND EVDl(iti£0J 1RffS 
ALONG PRr::PERTT BIXNOART HITU GCl'Xl 

IJE.At.T# 

EVM DESIGNATION COVER TYPE SUMMARY TABLE FOR PDH-3 I-lOUSlNG l..ANDBA'I' B 

D£VELQ>£l)LAND 

.......,.,_,, 

PRINARY TREE SPfCIES 

Bli!£ADI"'OIWPEAR, AJ1£RICAN 
ELN, R£0 1'1APf..E AND HI!TE a« 

ru~~=~fi:T~ 
TOTAL SITE ,ACREAGE• +1- j I~ ACRES 

~c...t:SS~ I ACREAGE 
STAGE 

~INti AREA Hln.II'IATlmE TREES IN 
t;OOOIJEAJ.T# 

f'1IX OF £!ECJ/)(,Q,I$ AND~ TREES 
AUH; PRa'ERTY /JOIA'ICW?1" Hln.l GaXI 

HEALnl 

!::IQI.E... PhtoPOSED TREE PRESERVATION IS 5>-!IJWN 
GAAPI'IICALL Y ON 51--!EETS S f 10 OF T~l5 PLAN 
5<T 

f110 .M' 
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LOT 73 
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---~~Q.[ARtG 

~ Tlw:f'IIOTECTI)NF&a@) 

-RP-ROOTPRltflNG@ 

® ~ TOBE SA.V£D If ........ 
1«:1 PRE!ERVATIQol CREtii'T T-6atriOTE7BELQol 

I SEE SI-IEET ' FOR TREE PRESERV,f,TION 
NOTES. DETAILS AND FOR TREE 
PRESE~ATION ~ART 

2 TREE TO Bf SAVED IF ~IBL..! 
PROJECT A~IST SI-IALL. EVALUATE AT 
TI-lE TIME OF CLEARING AND DURING 
<:ONSTRUCTION-W!.IAT MEASURES SHALL 
BE UTILIZED TO PROTECT, 
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TREE PRESERVATION scHEDULE 
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, PRESERVA.TfQISTATU5• 

R • Rf110VE 
5 • SAVE 
SIP • SAVE IF POSSIBLE 

(TREE TO BE SAVED IF POSSIBLE. PROJECT 
ARBORIST SJ-IALL EVALUATE AT TI-lE TIME OF 
CLEARING AND DURING CONSTRUCTION HWAT 
MEASURES SJ-IALL BE VTIL.IZED TO PROTECT) 

I~ 
(1) ROOT PRUNING 

'rl.IMITS OF COAADIP<ti AT DRIPLINf 0¥ 
TREES OR. AS 51-lClWN ON PLAHS 

PROTECTIVE FENCIP<ti • TO PRESfiWE 
TRUNK BRANCI-If5 AND ROOT SYSTEM 

~~r~~{?·rf~~f.~ ,. ... ~~ FOOT l.llt;,l-l 

::,a;~ ~~iJ. ~~re ::t =T ~N 
iNcl.iES' IN ntE GROUND 

NO FEMCING TO BE i<CA.Il.EO TO TREES 

l.lfAVT EQJIPMENT ~ICUt.AR TRAFFIC., 
OR. STCle:Kf'ILING SI-IAU. iiiCJT Sf 
PERMITTED WITI-UN DRIPLINE 

NO TOXIC MATERIAI..!I TO B£ STORED 
WITHIN ~· OF DRIPLINE 

(2) TREE PROTECTION FENCING 

TREE PROTECTION AREA
DO NOT ENTER 

OFF LIMITS TO CONSTRUCTION 
EQUIPMENT, MATERIALS AND WORKERS 

AREA DE PROTECCION DE 
ARBOLES-NO ENTRAR 

PROHIBIDO ELINGRESO DE EQUIPO, 

MATERIALES Y EMP EADOS DE CONSTRUCCION 

I BILIHGUAL 51Gw.i SW.U. 1¥ POSTED AND MAINTAINfP AT Ti-l! 
LIMIT'S a' CLEARN;; AT A MINIMJM a' SO·FOOT INTERVALS 

2 SIGNS SW.U. BE POSTED ~ ALL PW.SES Of' 
COISTROCT>C>f 

3 SIG,NS SIU.LL Bf ATTAOIW TO ruE TREE ~EC1"1011 
FENCING AND SHALL NOT BE NAILfD al IN NIT MAJfolfR 
ATTAOIED TO "fi.IE ~f5 a' VKETATOf TO Sf PRfSfRVED 

TREE PROTECTION FENCING SIGNAGE 

DATE REVISION 

---- ---------- ~-- ·----

1 ....... ..,.""""" 

_I .,.,.,........_ .... ~ _ _, 
...... -" -HETNo. 



NOTE 
I SEPARA Tlal BETJ.-./EEN ALL PROPOSED 1-KJMES ARE A NININUN OF 

20 FEET 
2 LIMITS OF CLEARING AND GRADING SUCJI,-./N 15 TI-l£ MAXIMUM 

ALLCJI.;.J£0 CLEARING TI-lE LIMITS AND TREE PRESERVATION 
MEASURES MAr BE FIELD ADJUSTED AT TI-lE TINE OF 
CONSTRUCTION BY TJ..IE PROJECT ARBORIST IN COORDINATION 
ltV/TI-l UFND 
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00 flQS1l{; 1m5 TOII'Iill'1MD 

: .. ~0 
flQS1l{; 1m5 TO 1£ f'IEBMD H1ll-l 
IW WT IJ Lffi5 IJ ClfJBG 1W 
<l'Wlt(; 

EX,.;TING COIITOUR 
EX,.;TING CURB I GUTTER 

PROPOSED EDGE Of PAVEMENT 
.,...._____ PROPOSED SANITARY SEWER 

PROPOSED I<ATERLINE 

- PROPOSED STORM SEHER 
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I SEE 5I£ET !5 AND f. FOR TREE PRelfRVATit'M 
Nt1rES, DETAILS AND TREE I'Rf'SfRYATION awtr 
2 56 !iHEE1' 2 FOR H4M!R AND tttJD/nCATION 

F!ho(ITU£~==~ .. ~ -·-·-.. ·-. I 
~AL tvERf6REEN ~AT 7U£ 
F'BW'EF'ERt71HE1'ti:!OF'DtrYWBERELD 
t.a:AnDAT1HETI"rt;,ctMST11JJCT1t:N/N 
~TICN HI1U ~ ADJACENT CH1ER AND 
TJII!tiUILIJBl.I"'IIX''tJEl)PI.ANTlNG $UoU.L l¥ 
DI$T7lltliJTB) IN Of"Bl ~ ~ OM.Y AND 
SlotU.D lOT' BE PI.AJI7ED HIERE DOSTWi TREE 
IIJOt7r5 H&U.D« CO'P/ltl'fi5ED 

:N/ 
-1--- __._.-

""""",...,. 
~~11&5 

-00 EKISTING TREES TO BE REMfNf!O 

0 0 EXISTIHG TREES TO BE PRESERVED 1¥/TU/H AHO 0t1T 
' OF LIMITS OF CLEARING A/110 GRAOI~ 

® EXISTING TREES TO BE SAVED IF POSSIBLE 

~ 
0 

® 
® 

PROP05ED CATEGORY II DECIDUOUS TREE (125 SF) 

~0 CA TEGORT II EVERGREEN TRU {125 SF) 

PRt:1P05ED CAT~'( I EVERGREEN TREE (75 SF) 

PROPO!JEO INTERIOR PARtt:ING LOT TR~ 
F'ROPO!M!O CATEGORY IV OECIDI.IOUS TREE (.25C SF) 

PROPCJ!JEO INTERIOR PARKING LOT TRI!£5 
P1WPOSED CATEGORY Ill OEC/~ TREE (175 SF) 

(!) PROI"'O5e0 ~RGREI!N ~UB 

l/15120a COUNT'( CCMI'1ENTS 
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SWM COMPUTATIONS: 
PRE~ !iiTE a::NJfTitM!j. (ltH;U SITE) 

AREA • S 12 AlR£S Tt•S~ 

C1 • 1111KD*DJ ~ {34;Kt?.J\:') .. 0.0 

'" c • .. (177,K(Jtfl) + Q'f5K03()) .. ()4'f 

'" 
111 ·546INAIR 1, .. 1..21/IU/R 

"' • (O<i?A1i<l.>,k?>12) • B(l'fCFS 

0.. • ((1"")(1.21)(512) • 2036 CFS 

FOSr-I'JEIIEUJPNENT 5ITF CONDfTitM5t (t,I«TAINFJ)) 

AREA • 2(Jf ACRES C • 0-M 

,, .. 5J#SIN/HR '·· 1.27fNA.R 

(}I • (O~Kfi-15}(2011) • 5¥ OS 

fJ,• (O.!(I)(1.21)(2(Jf) • IMCFS 

f.I'P.i/TE~Q.I-!iiTE.(n:JflltN)) 

AREA • "~ACRES C • 041 

111 • 5-15/NAR 1, • 7.21 NAR 

C/1 • (O<M)(5.t#S}(()18) • 1'¥ CFS 

o, .. (041)(1.21KO 15) • 2.11 CFS 

TOTAL AJ.J..QI/ElJ RB£A5E RI!U1IJ£Tllffll:ll, 

PRE1JEIIEl.OPI1 • IINOETAIN£1) + aFSITE 

011 • 13(111- 6 1i -. I <J& .. 'l"" CF5 

o ... a?.3!1- HJif-. 2.Q .. "I() CFS 

SWM I BMP DRAINAGE AREA MAP 
SCUE t'" • tiO' 

fflfO 60 'f 
-S<'AL£ 

PaiD ~(lfCGJ"F'S 

lrF' loa.• (431W:-IJ15)t0.A 
... {43751t05'f-IJ15)tif<U 
•1!i15d 

f'1IN. Sf(;;R FOR 10 I'R .. ,,,15d 
TorAL NrN STOR NEED£0 

•'\-450d 

NIN.. STCR AVAitABt£ W 
LAtWTsu:JHN•I4,a:t)d 

' .- -~~~!1-h. . c. -------- ,...,~ ... ~ ~ ~~--; ' :,~uv-~ ' 
. • ,.:::""..::r.::sf.,.> . . . ·~ 

./ .. r .: .... ~-~J~: _:·~-~--·' 
POND MAP 

:reg 10! 
-SC<LC 

SCALe ,. - 40" 

MINIMUM STORMWA TER tNFORMA OON FOR REZONING SPECIAL EXCEPTION, 
SPECIAl PERMIT AND DEVELOPMENT PLAN APPUCATIONS 

n..-.g~lo--tol»_ot....,......ln<IIIRI!ng........,.,OI ........ ~ 

ulthoo-~-~-1»- ---.. t.~-_.....,.. Faiun!IO~~V._..:j_........,_......, __ .,t:~ln~--Thloirllrlf1rlollonlo~undoolthoofo:lll>wlngZoni'>g~~ 
Speciii!Pennill6-0112Jii2l) ~Eoocoopaono(M112J&2L) 
a.--s..t.dM5oon(9-8161G&1N) Comrn.tcloll~o.icii~2A(12)&(1"n 
o...I""""""',.._.PRCOooll'lo:t(li-3023&41.) PRCPIIon(1&-3031£&101 
FDPI'DinloD( ....... PRC)(16oli021f&1Q) -(M-:l0210f&11M) 

ij] 1 PWiollt:-......-'-ul1"-50'(-t:•~ ... ---·--ul,._1011) 
ti(]2 A~deplcllngthe-~~IHJ--ul--.g_.,-.g_ 

"-...,__....~-~-..-..---~""""........,., __ ._. ....... **VY .............. ~ __ ....,._, ____ ~ ... _,__ 
J.il>-

ft:dty,..,..., o-t.-Oikilo- ~ ~ ...... IIJ'I'O'I .... 
Typoi.Ng ......:1(-1 -~ -c-J _.., -ld) '-lgll(ll 

~~ 

ll!BI..J!I1tJfL _.tiL_ .-£.1l_ -.ML ~ ~ 
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SWM NARRATIVE· 
THE Pfi!OP05ED PRO.ECr MQ.Yf5 TUE R£1JEVFUJPNENT OF 5 12 N:R£5 OF UNO 
IN TUE ACCUn1« CR£B: HATER5HED TJE 5/U QJRRENTLY COHSISTS OF A 7,44'5 
SO FT BUitJ)IN(; ~ 4SSOOATED PAflkiNG LOT'S FOR T'H£ V10oN<1 f"f(J(J6£ WOtitE. 
1J.IE fli'ISTM aJil.lJIN& HILL ll'S'Io"*' AND n.e' EXt5TINI$ PARKIN!; LOT TO THE 
EAST HILL 8£ R/fBtJIL T THE DnSTING PARK/It; LOT TO TUE ~>EST H1U. 8E 
~~&SINGLE~NffLI'"~HfUIJECONSTRUCTEDINITSP!..AC£. 
iAJ.Diti NTU A PRWATF !J1Jl£CT 

~T, A tfJ...XJRITr' OF !I~TBP R«JH "*SITE DRANeiJI'" ~T t7 
SHEET FU1H TO A SHALE LOCATED IN TUE ~¥All <7 rut: PRtJPBlTT, H«J-1 1UB1 
~.WS TO ,IN EXISTINI'i ltJ" 8«1 S«TTIN Lt:JCioTED IN TUE M:IRTHEAST COf!NER 
OF TUE PROPDlTr f'1lOI't UER£, TUE ~TFR ~A a.astl) STORN Pft 

srsrm ~ TJ?Am.!IA~TELr eoo' tJUOR£ ~ a:vRTHOLI!'JE RCMD 
AND aJTFAU.ING INTO AN EXISTING CWNm. HH/01 FL.tMS TJ.Rt2.QI ~T 
PARK. ~nR f'R.CJH TfiE FROiiT f"'R.TION OF rut: ~Tr' !iHEET FLCH5 
~ a:JlRTI.It:AJSE ROW ANO ENTERS llffO A a.os£0 STQlff FtPf Sl'57B'f 
Jl.MT CROS5f5 ~ RI:W' AND OIITFALL:5 INT'O A SDMRATE £XI5T1Nii 
CJWNEL.14110Jfi'Z.tiH51J.IROlJti#Nt:TT7rJWATP~ TUISCNANEL~ 
HITII 1UE PftEVIOIJSLY f1t'NTION£D OWHl. ON NtJr'T'(;HAT PN« PJlOPf1lTT 
~TB.TI200'1XJHt/Sm£Nt 

S~TER~REIJI.IIIlEI19IFORTUIS~HILLBE 
SATI5FIED 8T PR1:M01Nti AN EXT8IOW OCTfiiTJON DRY POliO HU101 HILL« 
L«A TED IN f1.E IDRTJEAST CJ::JRNER a THE l'fl!lJPOrrr TUE PONO Uo1.S 8ES1 
PRELII'fiNARr SIZED TO ~TEA lJfWIWi,E AREA OF 444 ACRES (3M 
ACRES 0N51ff. D18 .AOlES OFFSITE) 7UE POND HILL PROVtOE DE'TBfriON FOR 
ON-SITE £Jtr:£SS RUNOFF Ri0"11HC 2 AND to JYAR 5TrJRN f\oSiTS AND HILL 
ALSO BE DESIGNED TO O£TAJN TU£ BtF WUI'1f" FOR A N1N1tU1 OF .e ~ 
TUE PCMD ITSELF HLL COI5UNE APF'IIilGWit"MTB.Y 0..15 ACRES OF l.N<D (aRER 
L/I'WTS) AND HILL U411£ A ,.,..,., K:l.l.n" OF ltl,ootJ C181C FEET 

DAN BREACH NAgRA Tlltf 
A CW'1fJREAOJ~t'51SHIUBERB'AIIREDHI7J.IRNI!L DESIGN.. TU£ 
PRS.11'11NARY ~l'51S Sl.tiHS TUAT A 5fM('( lMT DN1 ~AIUME HOULD 
Reii.C.T IN NO F'RtJPBlTY l:W'McZ' AS 7UE BITIIl:E loQ1.f'E' OF n.l£ 
FAOUTY HILL BE CaiTAIIED tN n.l£ SU"P AREA JIST IXli'M 5TREAI1 
ReOt1 TH! POND AT THE CJQSTH; DD S£C1Jt1H. IN TUE £V8ff OF A 
~AIL/ME otMJNti n.e' tDfJ n:AR STOii!N AS5(.fWI5 TUE EMSTJM:i PIPE 
SI"5TB'fi$FA/LN;ASHfU. Tlltflll£AD.IPA7J.I~Fa..La-17J.IE 
!)(tSTING STORI'f PIPE Stsnl"f AND EA5B1BIT BETHEEN LOr'S 4 AND S 
1XJHN 7r1 HIIERE THE FLDH HOULD EH1Bl L.B"'(1RE:E LANE ~ TJ1tN 
m.u;w TH! Rl:l4D DO*' ro Of"tN OWH!l OIJTFAU..5 IN lrt1TTCU4.T PARJ;:. 

Nlr RS'fEDIA.TION I'EI.SI.flf5 NEED£D IN 1UE EXISTrMi EA!iEI'1£Nr ro KEEP 
FLOOD Lftt&..5 DO*' ~ £117SJWIO lfJtJ YEAR RaV L£\IH5 HIU BE 
KEPr TO A l'1lllrUf ~ 1HE (ill!(UI() AND ~ llEStrRED TO 
rut: l"'.t.L DITBIT ALLo:WtaL 

tQ'1BINEQ SP/LLHAY JISTIFJCATKN 
DUE TO UO: t7 SAICZ AS HfU. AS rut: ~ OF 1HE t.AM:l, A 
CC/I"88NED SI"'I..LHHOT IS~ INSTEAD OF A SEPAilATE 8'lfRI::i8ttT 
SP<UHAT 

SHt1 NAINTENANCE ACC£55 RQ4D 
A MAIII'f'BINCE Aa:f55 R1::M0 MU. 8£ l'liOIID£D FOR Til£ STt;/RI'fi4ATER 
DETfi(TJ()NP'tHJ THISI'fAIKTENI4CCACCfSSR!lotDklt.L8EAPER'IIOIJS 
SURFACE SVOI AS ~ TUE ACCf55 ~ HILL RJU.Ool THE 
CW'1 OF JJE POll/) AND HILL BE ACCE55£D ~ THE PARKING tor 

__ _._,_;::- --- '-
-~--' 

Br1P EAQL/Tr DESIGN CALCULA TIQ(I/5 

I"VfNNAJ1E,H'DoNII~i.OOIIE 

"""'- ENG1N£ER, D<!VID f'I4XH!U. P£ 

t, HolTER tJIJAUTT AMRII&41M"• 

I!JfP- ~So(TPflESERVAnoNAREA 

f144!j'l"iii!Y QHIIT 'MflH'i11"'¥T' 
~ ~ Re"t:lVAi. FOR kXOTII« CR£8( HI~ 
!'OR REDEIItOPf'fBff Of" PROPeRTY aJRRBITL Y NOT~ BrA lJI1f>, 

(PER PFN SECT1t:Ne-4'J1.2B) ,...,. .. 1 nA t2 • M 
,_,.. *21Z'S12•31¥ 

I~A.I. •fl· Otf("l:..,c-,._)l¥1m 

• f I- Otf ( $1 c 37) J ¥I()() • MIS 

I1<JI1tZ JlliE£IfJ</ir 

ORr,_, 
mNBati'ILTDl ,.......,.,...,. 
2 I!MrER:INHJ ~nav. 

... ... 

.. (twdfltntttlll) 

517£ AR£4 • 5 t2 ACRES 

~~TIONNDD£!JCilJPTION"C"AOI!E5 

ll{-WUmftM?r 

~ 

~Vflf$ C.AJ12 B:N?h 

m ll!j'FF mr B c'taC.fT........Wh 

~ 
""'""' JIIU:LIIIIW 

~ ........ 
""'""' 

~ 
OSIJ 271; 

~ 
ON Oto 

i! S$7 
~Jf# 
JlLJl.H 
a.e '"' 

, NStiiiTFDA...sMI'fEt"'FACTtiRFCIR THESITF _,_} 
AREA OF THE 5fT£ 5. 72 ACRES 
~ ~TION 't"' N:Rei I'WXJfKT 
~ 0'11212 , .. 
Ht::JaJED 0..3(1 Ill) O.B 
~ 0..35 250 OIJIJ 

TUrA/.. .. 312 

A.~"C"FN:TrMFOilSITE 3l.V512•0S6 

4. l'lltJ5FfltJR.f Rllft'VA.I. RJR 7UE SITE 

••. ,. 
"""""llRTf<WO 
t:M51TE Aolio6i5 
ON!IITE FIL1Z151 

(2 ¥1512) ((16MJS6} .. 16.M) 

.a (0.21(1 Ja/5 72) (04.1()55) - (130 

- (04215 72) (0 ~56) • 7.M 
((1.27/512) (O?.MI56} ·~40 

5 t::lt1f'ftJIIIaHmii'NO!ii'IIORU!JRI!r'1':WALRBIIIIRB1ENT 

~ llfJ'aS) IS Jill«<' Tlh5 IS 6REA 7Bl 1JWI TJIC 2./R 
RSJlJIIl£0 ~ t:a1PUANCE IS EJtt:EED£0 

CtjP§FRVA WN FA5FI1FNT M?Tf· 
1HE CON!ISlVATIOH 6UE11EHT IS NOT UTILIZED FOR 8"'fP CREDIT 1JE 
EASE11EHr CONTAINS 031 AC OF"""~ OPEN 5FW:E IF USED FOR 
l!rP CREDIT T'H£ OPEN SPA.C£ EA5E11DIT H:i(A.(J PlltMOE AN ALP'TJI::NU 
5« ~ ~AL CREDIT FOil A TOTAL RBt:7VA.L A/'UNT OF ,.,. 

BMP NARRATIVE: 
TrJ CO'A.T Hl»> aJUIT'r HATER AW.ITr ~ 1MS PfJ:O.ECT 
PROf'tlS£5 TUREE Tn"f5 OF HolTER f.JUALITT 7JlEAT11ENTS TrJ NJORE'!JIJ 1JE I!JI'fP 
fiBJI.IIfltJ"&FORTHESITE 5171E'OFn.I£RaiOEHTIA.LOEIIEl.PffENriC.L 
DRAIN TrJ A PRJ:JPOIJED mE£ a:ll' nt.Tl!R 1JI5 ARfi4 1$ aJRR£NTLT PNVW.I..T 
PA~ AND N1:1r REC8VINI'i .MIT l!Jt1P Tt¥ATrPT A rfAKJRITT 01' 0¥ Pf/!J'JF'C1SBJ 
RESIDENTIAL 0£1IB.OPNEN1" HfU. D11A1N TO A DRY EXTBilJED DETENntJN f1CM) 

A ff4DUTT <7 THE tJESTBIH 5ID€ <7 TNt~ NOO!JE t.tJOtZ 
PNlJ<IN/i LOT MID SOt1E OF THE DtfSTIM'Ji /!JlJtLDINii HIU. D11!A1N ro THE 
~~POND TUEEASTBI:H~OFH~rt:t:I5E 
l.IXXiE FWli::JM'; LOT ~ TUE fW1AI#DER OF THE EJnSJ'INC; ~ HU DRAIN 
TO PfRti'IGllt5 PA.-se ~ 7UEH TJI POll/) ALL ne:se A.R£45 ARI!A CliRRBinY 
PA\I'EP ~~NO HATER QMUTT 1m awtnrr TREATr'fENr 
THE 2;¥AC. 5Ha41DRAJNIN:; TO THE POll/) IS IH.T THE FORT1tJN Jl.MT IS 
TAI3NG 8tfP CllEDIT FC1R THE PCHJ THE ARfAS {)IRAMIM'; TO 7JE ~ 
A4\'Si!S ALSO DRAIN TO TUE PCHJ IJVT NO l!Jt1P POID CREDIT~ TMZN ~IT 
~ OTHER 8I'P CR£DIT 
FOR S~TER QA4UTY ~ 1HE Ff:liD OUT1LT STRIJCTIA!lE. Hl.5 
8ES1 0E51GNED ro OErAIN 1UE Bt1P 5~ l«LL'E. I'MS H1U. BE 
KCa'1PliSUED BY Wlr:MOINI; A 2" ORJFICE AT TUE BOTTOM OF »>E POND RrS£R 
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~[~~-;c;?'::~~;~~; 
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- ·;- -'---4i.~~--
5 TORN SEHER CAPAO TIES {OUTFAi 1 •A ..- J 

EX PIPE "A" 

•• NO' 

'!'-C::;J--

EX PIPE ~a* 

-"'Rr:P 
5tcPF • /~{}1 
•-(}(//] 

:JR.AIN AREA r~~ PIPt~ B .410 'C' 
I'OAC, C•050 

EX PIPE •c~ 

~·""' 
Sla'f'·I.JOI 
r>•(J(1/J 

CAPACirT•l•OSCfS 

EX PIPE 110' 

-"''IKP 
Sla'f'oJI'il 
tto(}(}IJ 

CAPACITI"• o?I~CFS 

,{' rR FLCAoo~ oc • r~or1~7)!I.O. 58/b <r~ 

ORAlio; APEA TC D!Pf 0' 
!1. () ~ ";; • <'..!.ot: AC C..O 50 
1/J no• no;~ ..;<(! o5(){~77)222. tJ070d~ 

:.00~ 

Clof~P~<IC SCN£ 
1"·500 

EXISTING OUTF-"LL CONDI[IONS 
OUTFALL POINT~ "A" All{) (' 0/o'AIN IN EXISTIN6 STOPf7 PIPES AND OIJfF.ALL IN TI-l£ EASTERN 
OJANA.'EL llT NOTTt;f,bl!,'" Pllf<!l( AS oof..ICWN All[) Dt'5CRIBED If/ TJ.IE OUTFALL "'ARRATitE ,JN Ti-115 
PAC,t OUTFALL ":'" N•LL ;)~<A ltV TO THE IAESTEii?V 04Nh/EL AT NOTT~r PARK 

-/..if" £l(l5 -lNG OJAN!o.'EL 5 CJM'€RGE 1/ITO AN APPROX/MA -ELY 7' MD£, 2' DEEP RO:;K.r eor-Ot1 CJ./A.'INEL 
Wlm senE E~ISTI"K. f>l~,t<> IV PI.ACf AA.D VEGETATED SIDES AND 0VER8ANKS TI-IERE APE 5011£ 
'!POTS 51-Ja<.INC. Cj.JAVI/£L E"/?05101o! TI-l£ CWWNEL T/..i£N FLCWS INTO A LARGE ELIPTICAL CUUERT 
tn.DEP TI-lE \IOT1"ct.Ar PAfY R{loi.O TI-l[ STR£At1 TWEN CONTI'f/.J£5 EAST IN A C/..iAfoJNEL 
AFffi'OJfiMATEL.r 1rY <-~~DE, 3 DEEP IN! TI-l A RtXr'r S.WDr SOTTOt1 AND APPARB<nr STABLE SIDES 
A/'ll) OVEI<l3AV~;:S T4'\..- A.fi'f vfGFfATED TI-JE Cf..IANNEL COIITIM!ES Ofl AIID COf<VERGES 14/TII ANOT/-IER 
5TRU.n OF AEU.IT H./f. 5.AME SIE£ A~'D i/..i(EJ,' FlLJUS UfiDER TAPAHINGO ROAD I'J 01../AD <:');'5' 00)(' 

CULVERTS T..l[ 5Tf<EA11 I'; ROCKF BOTTOM 0\ OOrl-l 11-IE UPSTREA/1 ANO ~TREAM ENOS MID 
TUE SiD£ SLf)P£S Lr:nc 57"A8Lf. 
Tf.JE STRE.A/'1 c._(INVf.RGES 1-.IT"' AI!OTIIER 5TI"EAN AS IT REAWES V/JTLEr STPEET AND FLCJ<6 50JTU 
!II A STAB/..£ RIPRAP L•NEO CHAVIIEL APPROIINATELF IS MD£ AND 4'-5' DEEP 1--/!T/..i TI-1/C.:. 1£<;£TATOI 
ON Tf.JE SIDE AND OVERBA'I/'"5 TilE STREAM T/..iffl fLa<G UNDER VIRGifiiA CEIITER Bl_VD IV CJ/JAD flO>. 
CULVERTS /liTO Tj.f£ :H5Tif/G ~<o~ET A::NO TWE 0RAINA6E AREA FOR TI-lE I'I[T POliO 15 /?(}(J(j,.ULF ~ 
ACRES ki-IICH IS NCf?£ TI-IAII /()() T/M£5 THE 57 ACRES OF TI-l£ SUBJECT SITE A 'I{) IS TI-IERUORE TJ.iE 
FNO Of" T/.JE l/f.SUiiPT/01/ o;F TilE OUTf"ALL CONOIT!a¢ 

-------------- -------------------------------~ 

~·.ar_~!.ff.tJ£M~ 

{'ISTURBED AREA l"f' ff.lfl._~MEI/1, 45 A( 
F'GTEVr'AL INF/..~0.0-E Ai?Ul :A ~TAT H-liC..I T"'f 
1"-:JTI'L C'RAI""'f>f ,r.<?ij. 15 rh Tr11ES GRE.AT£R T"'A\ TI-l£ 
VISTVP!'l£{) .APEA 

?t.J<VT s..u>1t1 CJ'oJ 1"1.4P w<£1?£ TIJ£ C'-"Ato/fl£i 1$ R£(EWI~ 

47.J A~ ?F ORMtrAu£ TI-IEREFot?! T~[ DCIHI\STR£AM 
"'ET F'()l/0 15 BET~{) fiJf POTENTIA~ '"'Fo.UE/'IC£ AREA 

OUTFALL NARRATIVE 
Ti-l£ SITE ~5 ii-IREE DIFFER£\'T OUTFALL Pr1•11""5, a, ~FilLL POl\ T5 'A~ '8~ ANO 'C" NA.JCIRITr IY" T..l£ SITE APEA HILL Of?AIV TU A PROPOS£0 
'SNN POND LO':"ATEO "'EAfi' T/..1£ \IOP-..!E.lST PARJ OF '"'E Pf<'Op£R-r "7--E PO'I'D AVO 50f"1E IAO:ONTROlLED OVERLAND FLON FROM -,_.E 
UNOEVELOP£0 HESTER/I 51Dt UF "'"f.IE P1<CPER-r NIL. 'x./Tf'"ALL llo.'TO A RIF--RAP UA.'£0 CMANNEL BEFCJii'E ENTERING AI\' £'(!STir-.~ 18' END ';>EC TV!-. 
..J.NV TJ./15 15 CONS/O!PEV CV.-F'ALL PC¥NT ..... Ill/ AP<ROXII"'oATE ~•M A("!<:£ OF a-1-5/T£ llREA II/ TI-l£ 50UTI4-I£ST COR'/& OF ""14£ F'RoPERTr NIU 
6£ BOTI-I PIPED AND 514£EThC.. TO A\ EXISf•NC. fF,P£ O.YSTEM AT COURTIJOI.JS£ i?(.loolD, AND TJ.IIS IS C(;N5-D£RED ct,.TFALL Rl'\ T "B" FINAJ..L r, T..!E 
R£1"'-Ailo/ING RUV(JFF FliKI"1 fi-IC SiT£ LOCil TE& T.JhAR05 Ti-l£ Fr?Of'-'T SOUTJ.IEA.ST CORNER OF THE PROPERTT LEAV£5 TJ.JE 5•TE A5 JAICO'ITI"OL 1 ED 

51-1££TFLOI<I TI<IS lli?EA 15 c"Ofi5!0£REO OI.JT~IlLL FV/IIT '.:" 

OUTFALL PO/NT "A" 
aJTF4LL POINT 'A' O:CJN515T'5 C'F A DRAIN..J.G£ AREA OF APPI?OXINATELr ~52 ACRES T1-1£P£ IS ..J.'I £XISTIN(; I~' END 5ECTIC7'1 DIRECTING HllT£R INTO 
AV 1r CUM:I"ET£ PIPE llT Ti-115 POiti'T; AVO -1-115 EX/s-w,; PIPE RECEIV£5 RUNOFF FPCN NA..JORITr' J ii-I£ SIT£, A5 WELL AS SOI"'f£ RUtVF'F FR(;N fi.J£ 

AO..IACENT VIENNA Olll(5 SUBDIVISION FRON TJ.JIS Pr:'/NT, TJ.JE E\15TI/oiG 18" IJ/IDERG/i!aJ-1/D PIPE Sr5T81 J.JEAOS I'J llN EAST£RNLr DIPECT!af rawllRDS 
TJ.I£ AOJACENT VIEMJA a<IK5 5Ut30IVISION WI-lER£ IT X'INS AN £~/STING 3.10' PIPE SYSTEN CONTINUING DOH/IISTREAN f'"Rr:r. m/5 Pr.JINT ac CIJNFL(J£NCE, 
ANC' FOfi' A fOTAL Die!:> TllMt C'f llPPROX1NA TEL r L-rx;; TI-l€ PIP£ ~F5T£ff CROSSES I.WC'£0o/EA TJ.I LENCNTRE£ LA II£ Tf-115 POINT I~ COh'SIDEREIJ TI-l£ 
ot:>;.lf5TREA/1 UNIT OF !?EVIE!-i 8EF:JIID TI-l£ £'r>,'IJ5Tfi'£Af"ll/NIT OF REVIEH 11-/£ PIPE SF.ST£."1 Cao/TINUES FOI< AF'Pf?OXINATELT' 470 BEFORE 
a.JTFALL!IIG ON THE OTI-/Ef? SIDE OF COURTI-Io_"'V3E ROAD !/ITO AN EXI5TtiVG CI.JAJo/N£L ~1-1 FLCkS TI-/RCJUGI.I M:JTTCUAI" PA/?1:. 

PIPE CAPACITY CCir'1P/JTA f!ON'5 AR~ PROVIOED CN TillS S#EET FV'? ALL PIPES (PIPES A-0) FI?ON TilE PONT OF OVTFilLL TO Ti-JE EYT£1-/T OF 1<1EV1Er. 

BET'CW£> EXTENT OF REV/EN T#£ CVTFilLl £'!', Tt;. Tf.lt. PIPE STSTEN AT llN ENDJo/ALl IN AN EXISTING OIANNEL Mil-l A CalCRETE AP/iY'I\' /3C'Trr:;r-r AND 
0EN5E VEGETATIVE rjRa-JTJ.I C!\' WE SIDES fi.J£ CI-IA/oiA.'::L TPA~ELS UN0£R A PEt:'£5TRIAN fJRIOGE ~lNG SONE 5/GN5 0"" 5COIJR ON TI-lE S!t:'£5 
TI-l£ CI-IAI-JIIEL TI-IEN CONTINUES 5...""UTI-I TI-IRCVGJ.J Tl-/£ £)1'/STIA.'G HO:XD llREA TO TI-l£ CONFLIJENCE 1-iiTI-/ OUTFALL B APPROX/t1A TELr a50' 8Er0h'C T/.iE 
£1/£JHALL Tl!£ 0-JANNEL OOCS NOT J.JAo/E .rlELL [)£f'N£D B£0 ..J.\10 8A~5 TI-l£ EVT/fi'£ LENGTI-I A¥0 T!-IER£ .J.RE SON£ AREA$ OF n!STIM:i E1i'OS!al 

EXTENT Of RFVfFH FOR CUTFAII -A-
TI-lE £)(TENT OF T;.t£ REVIEW F('ili! CVTFAU PrJ!VT 'A' ....US DETERriiNEO USI"'G OPTION A FROI'1 !U£ COUNTr GUIDELINE~ FOR AOEOI.o..J.T£ WTFALL 
ANALYSIS OPTIOII A Sill Tt~ Till' EXTENT OF T"E REJ/1£/ol '5 /'.,) ll /-'OINT Ti-IA T IS ll T LEAST •50' t:JOWNSTREA/1 OF A POl/IT ""'"'ERE TU£ RECEIVING 
PIPE OR Cu.4\lt..£L 1$ ..k)fV£0 ar ~NOTut:f< fJJA T /..o4S ~ DPAo'o/ll(l£ APEA Toi<A T IS AT LEAST <m' OF TJ..I£ SII~ OF Tf..JC FIRST ()I<'AIN4G£ AP[Il AT' T#£ 
POIWT OF CXWFLt/8\.C£ ll"'" ~1<£ (OiffLUEA.C£ POIIIT LABELED ON TI<C MAP 011' Ti-115 5f.IEET, 11-1£ ADDITIOII'AL DRAIII.AG£ llR£A (ARE-' 1:11 IS 16 00 ACRES 
TJ#S 15 AU705T 3 TIN£5 "t.i£ A/'10UNT Vf" TUE FIRST ORAINA.;£ APEA (5H ACRES), AND 'f1.1£REFORE NEETS TI-l£ REOtJIR[NENT OF ::PTICN I 

Fa..La-JING -1-115 PIP£ 5r!>-EN .3 NOR£ 1'/PES /XII-IN 1-/£ ~TREAN LfNI~ OF REV/EN FOR Of.i~F.ALL Pt:)IN~ 'A' IS TI-l£ PIP£ T/..IA- RUNS BE-Ate. 
LOTS 10 AND II (Pipt 0,1 ANO IS LABE'££0 A5 SUCf./ a THE NAP 

OUTFALL POINT "B" 
OUTFALL POINT '8' CONSISTS OF A TOfAL Oti'lliN.AGE Af<'EA .:JF -APPfi!OXJNA1"£LT 138 llCfl'£5 LtXAT£0 4T Ti-l£ SOVTI-IIoVESf POFlT/CIN OF ruE PRCPERTr 
APPROXINA TEL r 0 4..1 ACRES .rli(L BE PIPE£' :»/SITE fi'I.IM.."'FF AND (I 4f, ACRES ONSITE ANC 0 50 ACRES <JFFSITE rl!LL C.;>t/T/NU£ iO Of<' AIN 0( ERLAND TO 
T/.J£ FRCATA~£ TJ.IERE IS AN El15T/NU DITC>J <~~L.:NG .;JURJI.IOUS£ ROAD TWAr REC£11£5 .:11,'£RLANO FLCfooiANO DRAIIIS TO A/oi OIST!W: INLET IN FI<!,)NT 
OF n.J£ SITE 14J ACI<!ES IS PIPED f"Rerl TJJF AOJ.AI:ENT COI.K<!"J.KV5E OllKS AND VIENNA Qo<\1(5 5U80/VISICI'IS AND TIES IN TO TI-l£%' PIP£ 

Vt>i\1'5TR£At1 FR()r1 TW!E SoT: .rli-IICJ./ T~V I.WAI\& ,tjC If./ Ti-l£ 51T£ A'ID TUE OFFSIT£ Af<'EAS ACROSS COUPTJ-IOIJS£ f<'OAO T!-1£' £KIST/M; ~·PIPE 
CROSSES UNDER COURT1-101..15E ~0 FCJ;? ll L":OTA/'K.E Cl" Af>PI<!OJ<II'U.TEf_T 40' 8£FCR£ OUTFALLIIJG INTO .4/1 D.ISTIVG Q-IANNEL TJJE C~Ef 15 RIPRAP 
LIIV£0 AN{' STAtiLE 01 Ti-l£ 8ViTa-1 Bl.lf Sffl:'"'S 5a1£ ~ CW TJ-1£ 510£5 TW/5 OI.ANNEL CONTI'IU£5 FOfi' A.PPROXINA TEL r 1,."'00 ri-II?OI.JGI.I 

\CTTc:f.,.\4 r PARK BEFC'RE ../CIIVING Ti-/E ~rJ.JtR £XISTJN6 C/.IANNEL "TENTK.WF;iJ IN OUTf'ALL POINT 'A "5 1/ARRA TIV£ ABOVE Tf./£ CI-IANro/EL /<:; IN A FI.JLL r 
Jo<I000£0 llREA AN[) ~5 G0C0 VEt;FTATIIf GRCf.ITJ.I Ofo; T/Jf 5JD£S AND Ol.fii!BANKS il-lER£ ARE 501'1£ LOCATIONS ALOf'IG TIJE LENGT" T#AT ~ 

llLCNG TtJE STORM STST£1"' UP TO TJ.IF E!<TF•I' OF REI EH NE MLL BE DEf10NSTfi'ATIN6 TIJAT NE CONPLr HITW Tf./E OOH'I/Sffi'E..J.- ORil!V..J.GE 5r5TEt1 
ANALTSIS !3T 51-KW/NG AC'!Cf.JAT!E CAPAOrr IN TI-l£ ~X/51"/Nt; PIP£ SFSfE/'1 (PIP!£ "E~ Ti-llS PAC.£) AND 5/K;W/N(; .AC'ECV.ATE CAPACifr IN TN .. .' CROSS 

SECi!OIJS IN TWE GIANNEL FoP 150' 6£>0110 ~<7NFLU£1K£ NE .NILL 51-/(;fo.{ NO ,J.f)ti£P5£ !NP..J.CT AN0 f>R(;POPT/QI/AL INPRWEMENT UTILIZING TI-ff 
C/?ITICAL 51-JEAR STRESS /'1£TI<JD TI-lE ,;ofii..."PPO?TIONAl 1'1F'RO!. ENEVT REWIR!!D 15 414 AT i/.JE OUTLET OF T!J£ PIF'£ 5r'5T£rf IVITIAl AA'AL TS/c;, 
BASED CW Tf.<£ Dt'SIGN IN -1-1£ OJA'CEPTUAl PLAN INDIO TES TI-{.A T 1-i£ NEET Tf./£5£ R£0Uifl'ENENT5 SINCE HE /-Ill VE RE[l(JCE{' .-HE /JRA!A.'AGE APE.A TC' 
TI-llS OUTFALL LEAVING TI-lE SoT£ 5C'IL5 TESTS WILL B£ NEEOED T,;o VERIFY TI-lE OI.ARACTE!i'/STICS OF TWE SOIL IN TI-l£ CJ.IANIIEL ~NrS CC.WTr 
50/LS flAPS SJ..ION TtJ£ 0-/.AiftvEI T<.J BE Ill GLEVEL:.; SILT LQ.J./1 {3'9 

1\1 ADOIT/0'1 TI!E APPUCAVT i-IA.S PROFFERED "'UII~ 5P£CIFICALLr FOR TI-l£ PURPOSE OF STREAN RESTORAT/Ofo.' PROJECT:> IN NOTTO>vAr PARK 
(PROFFER 35) 

EXTENT <2:' RfVJ£N FQR OUTFALL "'B" 
TI-t£ E~TCIIT OF TJ..E li!EVI£-rl FOR OUTFALL POINT 11• /oMS OETERNIN£0 US!IKi OPTION A Ff<'QN TI-lE CCVNTr GUIDEL!N£5 FOR A()EOIJATE OUTFALL 
A VAL T'515 Of'TICW A STATES Ti-l£ E'XT&IT Clo'" r.JE REV1£H IS TO A Pr.JINT T..U. T 15 AT LEAST 150' {X)Nr-.'5 TRE.AH OF A P0/\1-r" M-ItRE TJ.IE REO.:EIH/11,; 
PIPE OR C/-lllii'NEL IS JOiNED Br AJoV!UEP TIJAT I./AS A OFi'AIA.'ArJE AR£A TJIAT IS AT LEAST 'V% OF n.IE 51_~[ OF TJ.IE FIRST Dli'AIII.AGE AREA AT T/4£ 
IVIVT OF COVFLVEfiCE .-IT il-l£ ..:oNFLUEM::E POINT LAR£LEO OV Tf..JC 1'7AP ON 11-J/5 51-/Et:T Tf./E /VITIAL ORAII/A.6£ AREA IS 138 ACRES AND 1'/.JE 
Al"'DITICNAL Ofi'AI/o/AG€ AREA IS 14 43 ACRES TJ-//5 IS ffo_'"fi!£ Ti-I.AA' VI' OF T/-1£ FIRST DRAINAGE AREA ANC' TJ..IEREFOR£ NEETS TI-l£ REa.JtRENENT OF 

OPTIO"' A FRat ,-,..15 POINT; A!-.'0 AT Ot~TAM:.E VF W, •S Tl-i£ OOWIISTREAN UNIT OF RnJEN FOR OUTFALL POINT 'B' AND 15 L.ABEL£0 AS 51Kf.J 
Cl'l TJ./E NAP 

TO WTFALL PQINT "e• OUTFALL POINT "'C'' 

Pr?E-OE.V ORA/Io.AGE AREA TO EX STR JO<I (LEADS TO PIPE '£') 
{0V£RLA!oJ0 PUIS OI'ISITE PIPE SIT[ DA •I23AC) 

DA • 173 AC, C • 050 
02 • 474 CF5 
QIO • i>JZCF5 

POST-DEV ORAIW.(;E AREA TO EX STii' 30'f 
(OVERLA!oJD PLUS ONSITE PIPE SITE DA •OMA.CI 

DA ·I~AC, C.· 0~ 
02 • ~:?I CSf" 
010 • 51> CF5 

POST DfYELOFtD FLCW IS REDIXED AS APPI<'oY!I'\Io TEl r I) JS AC 
OF THE DEVELOPED SITf IS VIVERTED TO TI-lE ~V <JHr 
POND FOR -REA TMENT NOTE TI-IA T Ti-llS AREA ifoKLUfl£5 TI-lE 
Ufl'SITE ROllO AVO Slot:..tALK AREA 
~ 
1/oJ AOC'ITION C'27 AC OF ff~LOPU> AREA Jo/IL/._ DRAIN TO A Tl"f£ 
I!JCN FILTER TO li'f?(NIOE ..&A TER f)(JAJ../Tr TREA TNENT AND TO 
../ELF' MITIW'oT£ FLa-J vct/JME ON snAUER STOR/'15 

STQRf1 S£1ffR CAPAC/DES (OUTFALL 'B") 
EX PIPE •e 

-""RCP 
!ilOP(. lt-4 

n•(}()/) 

CAPKin ~ <ViiTCFS 

C>RAIN AREA TO PIPE E 
• 15/3 AC, C•055 
I{! rP FLOI<o 010. 055(127)1511. 1a1 ds 

OJTFA!L POII·U· "c'' CONSISTS OF A Oli'AINAG£ ARE..J. OF APPRO.YI"!'ATUT 06.0 At::/i!ES 
AND IS LtxAT£0 .AT TJ.I£ FRCNT 1-iE'ST CORNEl<' OF Til£ PROPE!?Tr TI·IIS RI/NCJfT 
LEAVES mt 5/U AS IJVOJNTROLLED 01/ERI..AII'O FLOH T14ERE llR£ !10 
/l"tPR<JV£/"fENTS Bt'ING /XJNE 1-iiTI-IIIo.' THE AREA Of?AINING TO OIJTF"ALL POINT 'C~ 
T.JEREF"ORE T!J£ ~T OEVELOPNEIIT c.o<.DtTIONS MU R£1"'-.AIII TI-l£ SAnE A5 
PRE tx~Uo_¥'NEN/ COVDIT!ONS AFTER LEAt1NG I ,.IE SITE AT vurf"ALL PIJINT •c: 
TJ.IE RUM:JFF FLOWS TO COVRTI-IO.J5C ROAD AND ENTERS ll CLOSED PIPE 5rSTEN 
w.IERE IT T.I?AVELS A~INATELr .250' BEFORE OUTFALLING WTO AN [JfiST/1/G 
0./AVAEL LO::AT£0 AT NOTTC~-~Ar PARK 

CC#C!USIQN 
PIPE ::APAC/TF CO"'PUTATIOfiS I./AVE BEN PROV/0£[) ON TI-llS 51-JEET ANO IT APPEARS 
T/-lllT ALL ro-.JNSTRE.A.N PIPES f./AVE SUFFICIENT CAPACITF TO M.ANOLE TI-l£ OVTFAU 
RUNOFF CROSS 5ECTIONS HILL AL50 BE AIIAL FZEO TO COl/FIRM TJ.<A T :J TEAR VELOCTI£5 
ARE NON-EPOSIVE IWD TI-l£ FLCW REMAINS UtTUI'J TUE BED AVO BANK!> OF TI-l€ 0-/A.VIIEL 
PROPORTIONAL IMPROVEMENT /<JILL BE AC ... IEVECI FOii? Ti-JE 50UTJ.IW£ST c1JTFALL 

NIT/..i THIS III/FCIRI"1JI.T!Of/, IT IS IN TI-l£ ENGINEER'S oPWICJiofTJ,i,oi,T TI-l£ DfVELOPM[IIT MEETS 
TI-lE CRITE"?IA f"OR AN A0£0UA T£ OUTFALL. 
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7)~ & A#()~,,,. ~TOP HER 

FOR ILLUSTRATIVE PURPOSES ONLY. NOT FOR CONSTRUCTION PURPOSES. TI-llS SI-IEET IS BY OTI-IERS, AND IS ONLY CERTIFIED AS PART OF OUR PLAN SET. 
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EXISTING I-lOUSE 1-/EIGI-ITS ARE BASED ON A 
FIELD SURVEr Br CI-IRISTOPI-IER 
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EXISTING 1-10/JS£ l-IE/GI-lTS ARE BASED ON A 
FIELD SURV£1 Br CI-IRISTOPI-I£R 
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DESCRIPTION OF THE APPLICATION 

The applicant, Christopher Land, L.L.C., requests to rezone 5.72 acres (Tax 
Maps 48-1 ((1)) 62 and 64) from the R-1 District to the PDH-3 District. The site is 
owned by the Vienna #1896, Loyal Order of Moose, Inc. (Moose Lodge) and developed 
with the existing 7,155 square foot (sf) lodge. The western portion of the site is 
proposed to be redeveloped with eight single family detached units. The Moose Lodge 
will remain on the eastern portion of the site with a potential expansion ( 1 ,250 square 
foot) located at the front of the building. The Moose Lodge is permitted as a secondary 
use (private club) in a Planned District. The applicant also requests to locate an adult 
daycare center as a secondary use within the Moose Lodge facility with the approval of 
a final development plan amendment (FDPA) and review by the Health Care Advisory 
Board (HCAB). The proposed development is presented in two land bays that have a 
shared stormwater management pond. Table 1 below is a summary of the proposed 
development. 

Table 1: Zoning Tabulation 
Standard Moose Lodge Residential Combined Total 

(Land Bay A} {Land Bay B) 
District Size 2.58 acres 3.14 acres 5.72 acres 
(2 acres) 
Open Space (20%) 57% 32% 43% 
Density (3 dulac) Not Applicable 2.55 dulac 1.4 dulac 
FAR 0.06 (7, 155 sf) Not Applicable 0.03 FAR 

0.07 (wl1 ,250 sf expansion) (0.033 wl 
expansion) 

Tree Cover 44% 30% 36% 

The applicant's draft proffers, proposed final development plan conditions, statement of 
justification and affidavit are located in Appendices 1-4, respectively. 

LOCATION AND CHARACTER 

Figure 1 : Source: Fairfax County GIS 

The subject site shown in 
Figure 1 to the left is located 
on the north side of the road 
at 9616 Courthouse Road 
approximately 500 feet east 
of its intersection with Sutton 
Road. The eastern and 
central portions of the site 
are developed with the 7,155 
square foot Moose Lodge 
and 170 parking spaces. 
The western portion of the 
site is wooded open space. 
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The Vienna Oaks subdivision is located to the north, west and east of the site. The 
Vienna Oaks subdivision consists of single family detached homes zoned R-3 and 
planned as residential, 2-3 dwelling units per acre (dulac). The area to the south is 
developed with Nottaway Park and the remaining house whose owner has a life estate 
and is planned to become part of the park. The area to the south is zoned R-1 and 
planned for a park. 

BACKGROUND 

On May 23, 1967, the Board of Zoning Appeals approved S-608-67 to permit the 
operation of a private club (Moose Lodge) on the Tax Map 48-1 ((1 )) 62 within an 
existing dwelling. 

On May 2, 1983, the Board of Supervisors approved SE 83-P-011 for a 45x75 foot 
addition to the Moose Lodge. 

On February 11, 1985, the Board of Supervisors approved SEA 83-P-011-1 for a 
50x1 00 foot addition, instead of the previously approved addition, and the relocation of 
parking spaces for the Moose Lodge. The approved plans depicted a 75 foot setback to 
the eastern property line from the new parking spaces and limited the new parking as 
overflow parking. The approved plans and conditions are contained in Appendix 5. 
With the approval of the proposed rezoning the previous special exception conditions 
will no longer be applicable. Staff notes that Tax Map 48-1 ((1)) 64 (one acre is size) 
was not a part of the previous special exceptions and is not subject to any conditions. 

On February 24, 2003, the Board approved SEA 83-P-011-2 for an expansion of the 
Moose Lodge. The plans proposed the removal of the front portion of the Moose 
Lodge replaced with a one story addition to increase the size of the Moose Lodge to 
9,278 square feet. This expansion was not constructed and the special exception 
amendment was subsequently voided. 

COMPREHENSIVE PLAN PROVISIONS (Appendix 6) 

The subject site is located in the Area II Vienna Planning District. The 2011 edition of 
the Comprehensive Plan as amended through March 6, 2012, for the Nutley Planning 
Sector (V5), under heading, "Recommendations, Land Use" states: 

''The Nutley Planning Sector is largely developed as stable residential 
neighborhoods. Inti// development in these neighborhoods should be of a 
comparable use, type and intensity in accordance with the guidance provided by 
the Policy Plan under Land Use Objectives 8 and 14." 

Land Use Objectives 8 and 14 are summarized in Appendix 6 and the complete text is 
located at www.fairfaxcounty.gov/dpz/comprehensiveplan/policyplan/landuse.pdf 
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The Comprehensive Plan Map depicts this site as Residential, 2-3 dwelling units per 
acre. 

CONCEPTUAUFINAL DEVELOPMENT PLAN (Copy at the front of the staff report) 

The staff review is based on the Conceptual/Final Development Plan titled "Moose 
Lodge", prepared by Christopher Consultants and dated May 19, 2011 as revised 
through February 4, 2013. 

Proposed Site Layout: The Moose Lodge is a one story brick and wood construction 
building approximately 7,155 square feet in size. The Moose Lodge facility will remain 
in its current location with a potential15x82 foot addition (1 ,250 square feet) located 
along the front of the building. The existing playground located in front of the Moose 
Lodge will remain and a new 20x24 foot (480 square foot) gazebo is proposed. 

The Moose Lodge parking lot will be reorganized to relocate spaces from the area that 
is being developed with residential units. The east side of the Moose Lodge was 
previously provided for overflow parking and is now being used to meet the required 
parking spaces. The eastern parking area will largely remain the same with the removal 
of some landscape islands within the parking lot and the addition of pervious pavers 
near the stormwater management pond. The eastern parking lot maintains the 75 foot 
setback from the property line to the east and proposes a 35 foot wide conservation 
easement along the eastern boundary. Parking spaces are being added on the former 
southern travel aisle to the eastern lot, which removes some of the interior open space. 
The parking area on the west side of the Moose Lodge is being redeveloped to 
accommodate the new residential development. In total the required 120 parking 
spaces (based on membership not to exceed 360 members) will be provided for the 
Moose Lodge, which is a reduction of 51 spaces from the existing condition. 

The proposed single family Lots 1-5 (located along the western and northern 
boundaries) will have their principal structure setback a minimum of 38-60 feet from the 
adjacent properties to the west and north with a minimum 25 feet wide undisturbed area 
as tree save. Lots 6-8 (located on the eastern edge of the new residential land bay) will 
have rear yards of 22 to 40 feet. Lots 1-3 will have minimum 10 foot wide side yards 
and Lots 4-8 side yards will be minimum of six feet wide. All of the lots will have a 
minimum 18 foot front yard. The proposed lots front the private street with a cul-de-sac. 
The western and northern lots have perimeter tree save areas within their lots. The 
eastern lot's rear yards are adjacent to parking for the Moose Lodge and separated by a 
proposed 6 foot tall brick wall and 13 foot wide landscape strip. An approximately 1 ,800 
square foot programmable open space is proposed to the rear of Lots 5 and 6 with a 
five foot wide trail providing access from the cul-de-sac. The private street provides four 
on-street parking spaces for the residents in addition to the four spaces provided on 
each lot. A grasscrete turn-around is depicted between Lots 5 and 6, but may be 
relocated if required by the Fire Marshal. Figure 2 below is a rendering based on the 
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plan depicting the layout of the units and parking. 

Page 4 

Vehicular/ Pedestrian Access: The site has an existing access point from Courthouse 
Road with a right turn lane. The access is being expanded to 58 feet in width from 
approximately 45 feet. The future residents will turn left to access the eight dwelling 
units and the patrons of the Moose Lodge will turn right or go straight to access their 
parking. The residential private street has a reduced cul-de-sac radius (proposed 30 
foot radius to face of curb versus required 45 foot radius) with a grasscrete turnaround 
area for emergency vehicles. A sidewalk is proposed on the western portion of the site 
along Courthouse Road, which will potentially connect to the off-site sidewalk to the 
west. There is no sidewalk connection proposed east of the entrance. 

Stormwater Management/Best Management Practices: A shared stormwater 
management pond is located on the northeastern portion of the site. There is no 
existing stormwater pond; the majority of the drainage is carried into a swale along the 
rear of the site and drains into an existing pipe to the northeast. The pond is designed 
for 3.66 acres on site and 0. 78 acres off-site to the north and west. The pond does not 
detain the 2.06 acres along the southwestern and eastern portions of the property; 
however, a tree box filterra system will treat the stormwater that flows to the southwest 
of the site. New pervious pavers will be added to a portion of the parking lot with an 
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under drain system. An alternative low impact design (LID) component is depicted on 
the southwest portion of the site within the open space. The site will remove 35.3% of 
the phosphorus, which exceeds the requirement of 24.6%. Staff notes that this includes 
credit for the 35 foot wide conservation easement located along the eastern property 
line. 

The outfall analysis and drainage area map are provided on Sheets 10 and 11 of the 
CDP/FDP and is depicted to the below as Figures 3 and 4. The site has three different 
outfall points that are described below. 

~ I 

:~ 
./ 

Figure 4: Source: Christopher Consultants 
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Outfall Point A consists of a drainage area of 5.52 acres and is located at the northeast 
portion of the site consisting of an 18" pipe system that directs water in an easterly 
direction where it joins an existing 36" pipe system. The pipe eventually outfalls into an 
existing channel in Nottoway Park to the confluence with Outfall B. 

Outfall Point B drainage area consists of 1.38 acres located in the southwest portion of 
the site and will be both piped and sheet flow to an existing pipe system at Courthouse 
Road before outfalling into an existing channel in Nottoway Park. 

Beyond the extent of the review Outfall B ceases to have any bed and bank between 
the existing gravel trail and the channel's confluence with the eastern channel and there 
are other areas showing signs of erosion. However, post development flow for Outfall B 
is reduced, as approximately 0.35 acres of the developed site is diverted to the 
proposed stormwater management pond. In addition, 0.27 acres will drain to a tree box 
filter to provide water quality treatment. 

Outfall Point C drainage area consists of 0.6 acres and is the southeast portion of the 
site, which leaves the site as uncontrolled sheet flow. No improvements are proposed 
for this area and post development conditions will remain the same as pre-development 
conditions. After leaving the site the at Outfall Point C the runoff flows to Courthouse 
Road and enters a closed pipe system where it travels approximately 250 feet before 
outfalling into an existing channel located at Nottoway Park. 

I 
I 
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Open Space: Land Bay A (Moose Lodge) will maintain 57% open scape and Land 
Bay B (residential) will maintain 32% open space with an overall open space of 43%. 
The Land Bay A open space is located along the perimeter of the site as tree save and 
near the building as a lawn area. Land Bay A open space also includes a playground 
and future gazebo located in front of the Moose Lodge, which will be available to the 
residents. Land Bay B open space is primarily located along the northeastern portion of 
the property containing a stormwater management pond and tree save area. This area 
depicts a 1,800 square foot programmable open space with access by a trail between 
Lots 5 and 6. A small area of open space is located at the entrance to the site and 
contains landscaping and the subdivision sign. 

Tree Preservation and Landscaping: The site has significant stand of trees and the 
perimeters are largely undisturbed. A 13 foot wide transitional screening yard and 6 
foot tall brick wall is being proposed between the residential area and Moose Lodge. 
This is a proposed modification for the required 35 foot wide transitional screening yard. 
The eastern portion of the site will have a 75 foot wide transitional screening area with 
tree save and 6 foot tall board on board fence. 

Cross Sections/Elevations: The applicant provided illustrative cross sections for the 
proposed dwelling units and 
the assumed heights of the 
adjacent dwelling units on 
Sheets 14-16 of the 
CDP/FDP. According to the 
information provided the 
proposed maximum heights 
for Lots 1 and 4 are a few feet 
above or below adjacent 
houses to the west. Lots 4-6 
are 5-10 feet higher that the 
off-site dwelling units to the 
north. Figure 5 to the right 
shows illustrative elevations 
provided by the applicant to 
demonstrate the general 
character of the proposed houses. 

Figure 5: Source: Christopher Consultants 

RESIDENTIAL DEVELOPMENT CRITERIA/PLANNED DEVELOPMENTS 
STANDARDS (Appendix 7 and 8) 

Fairfax County expects new residential development to enhance the community by: 
fitting into the fabric of the neighborhood, respecting the environment, addressing 
transportation impacts, addressing impacts on other public facilities, being responsive to 
our historic heritage, contributing to the provision of affordable housing and, being 
responsive to the unique site specific considerations of the property. To that end, the 
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Board of Supervisors adopted the Residential Development Criteria, to be used in 
evaluating zoning requests for new residential development and summarized below and 
provide in Appendix 7 in its entirety. 

Planned Districts are also reviewed in accordance with the General and Design 
Standards of Sections 16-101 and 16-102 of the Zoning Ordinance. Those standards 
are summarized as part of the review below and provided in its entirety in Appendix 8. 
The purpose of the Planned Development Housing District is to encourage innovative 
and creative design and to facilitate use of the most advantageous construction 
techniques in the development of land for residential and other selected secondary 
uses. The district regulations are designed to ensure ample provision and efficient use 
of open space; to promote high standards in the layout, design and construction of 
residential development; to promote balanced developments of mixed housing types; to 
encourage the provision of dwellings within the means of families of low and moderate 
income; and otherwise to implement the stated purpose and intent of this Ordinance. 

The resolution of issues identified during the evaluation is critical if the proposal is to 
receive a favorable recommendation. 

Site Design: (Appendix 6) 

All rezoning applications for residential development should be characterized by high 
quality site design. Rezoning proposals for residential development, regardless of the 
proposed density, will be evaluated based upon the following principles, although not all 
of the principles may be applicable for all developments. 

In addition to the site design criteria Planned Development General Standards 1 and 2 
require the development to be substantially in conformance with the comprehensive 
plan proposed density and result in a development achieving the purpose of the 
planned development more than would be achieved by a conventional district. 

• Consolidation: Developments should provide parcel consolidation in conformance 
with any site specific text of the Comprehensive Plan. Should the Plan text not 
specifically address consolidation, the nature and extent of any proposed parcel 
consolidation should further the integration of the development with adjacent parcels 
and not preclude nearby properties from developing as recommended by the Plan. 

The site is planned for 2-3 dwelling units per acre and the density for Land Bay B is 
within the Comprehensive Plan range at 2.55 dulac. There is no specific 
consolidation goal within the Comprehensive Plan; however, the applicant 
consolidated two parcels zoned R-1 and all abutting parcels are zoned R-3 and 
developed as part of the Vienna Oaks subdivision. 

• Layout: The layout should provide logical, functional and appropriate relationships 
among the various parts (e. g. dwelling units, yards, streets, open space, stormwater 
management facilities, existing vegetation, sidewalks and fences); provide dwelling 



RZ/FDP 2011-PR-018 
Christopher Land, LLC Page 9 

units that are oriented appropriately to adjacent streets and homes; include usable 
yard areas within the individual lots that accommodate the future construction of 
decks, sun rooms, porches, and/or accessory structures in the layout of the lots, and 
that provide space for landscaping to thrive and for maintenance activities; provide 
logical and appropriate relationships among the proposed lots including the 
relationships of yards, the orientation of the dwelling units; provide convenient 
access to transit facilities; and identify all existing utilities and make every effort to 
identify all proposed utilities and stormwater management outfall areas; and 
encourage utility collocation where feasible. 

The dwelling units are oriented to the private street that has a shared access with 
the Moose Lodge. The lots are large enough to provide adequate space for dwelling 
units and individual amenities such as decks, sunrooms and accessory structures 
(see the Lot Typical on Sheet 2 of the CDP/FDP). In staffs opinion, a planned 
district is more appropriate for the residential in Land Bay B than a conventional 
district. The planned district allows for flexibility lot design and permits private 
streets. A conventional district would require a public street with an additional 
access point onto Courthouse Road. An internal public street would require 
additional pavement for the standard cul-de-sac and lane widths than those possible 
with a private street. The larger street segment and required 30 foot front yard 
setback for a conventional lot would result in the units being located closer to the 
perimeter of the site and cause loss of the perimeter tree save. While a 
conventional district would result in larger lots and some setbacks than a planned 
district, the applicant has worked to place larger lots (Lots 1-5) along the perimeter 
of the site and provided for larger rear yards to permit tree preservation. Staff 
suggested the applicant consider a seven lot design for the planned district. While a 
seven lot layout would increase the lot sizes and side yard setbacks, it would result 
in the same general layout as the eight unit proposal. Staff does not object to the 
proposed density because reducing it by one lot would not result in a significantly 
improved site design. Table 2 below compares the conventional district 
requirements to the proposed planned development. 

Table 2: Lot Comparison 
Conventional R-3 Proposed PDH-3 

Minimum Lot Size 10,500 square feet (sf) 7,212 square feet 
8,807 sf _(_Lot 2 of 1-51 

Average Lot Size 11 ,500 square feet 9,892 square feet 
11 ,248 sf _(_Lots 1-51 

Minimum Yard Front: 30 feet Front: 18 feet 
Setbacks Side: 12 feet Side: 6 (10 feet Lots 1-5) 

Rear: 25 feet Rear: 22 feet (38-60 feet for 
Lots 1-5) 

Staff also considered a by right development of Tax Map 48-1 ((1)) 64 with a single 
residential unit. This development would not require any zoning action and could be 



RZ/FDP 2011-PR-018 
Christopher Land, LLC Page 10 

developed in accordance with the existing zoning. It is difficult to determine the 
impact on the site with a single house since the location of the structure and desired 
clearing and grading would be determined by a new unidentified user. Nor would a 
by-right development improve the existing stormwater management or contribute to 
parks and schools. However, a single unit by-right development would have a 
smaller impact on services, including stormwater management, and would be 
located on a one acre lot. However, a one acre lot is out of character with the 
surrounding development pattern and well below the density recommended by the 
Comprehensive Plan. 

The new residential units are located on 1.82 acres of the site with an additional 1.32 
acres as open space and stormwater management. Given that this is a small infill 
project it is staff's opinion that a planned district is the best tool available within the 
Zoning Ordinance to meet the residential development criteria. 

Staff expressed concerns to the applicant that the Moose Lodge portion of the site 
does not lend itself to a planned district as the two land uses (private club and 
residential) bear little relationship to each other. The applicant has since worked to 
revise the plans and proffers to better separate the traffic between the two uses, 
permit the future homeowners use of the Moose Lodge twice a year for homeowners 
association meetings, permit the homeowners to use the playground and proposed 
gazebo located in front of the Moose Lodge and permit the homeowners to use the 
Moose Lodge parking lot on a temporary basis for parties or other homeowner 
events. While staff would have preferred the Moose Lodge to amend their special 
exception to reduce the land area and permit site and development condition 
modifications to retain the Moose Lodge (Land Bay A) as a R-1 property and submit 
a P-District rezoning only on Land Bay B to allow the new residential uses, the 
reality is the special exception amendment would likely have resulted in the same 
layout of the Moose Lodge. So while staff does not prefer the Moose Lodge being in 
a planned district and permitted as a secondary use, staff realizes that the proposed 
development incorporates many of the previous conditions as proffers and places 
restrictions on the Moose Lodge operation; the proposed P District ultimately results 
in the same development as would a split zoned property. 

The Moose Lodge is proposing the option to locate an adult daycare center within its 
existing building with the approval of a final development plan amendment (FDPA). 
An adult daycare center is a permitted secondary use in a planned district based 
upon a long standing interpretation that an adult daycare center is most like a child 
daycare center. Staff notes the applicant will likely need to be approved a reduction 
or shared parking agreement. The proposal is not being reviewed at this time to 
allow the potential operator to provide staff a refined description of the operation that 
can be reviewed by the Health Care Advisory Board (HCAB). Upon submission of 
the FDPA staff will have the opportunity to propose conditions of approval related to 
the hours of operation, number of customers or other conditions that address issues 
that may arise. 
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• Open Space: Developments should provide usable, accessible, and well-integrated 
open space. This principle is applicable to all projects where open space is required 
by the Zoning Ordinance and should be considered, where appropriate, in other 
circumstances. 

The northern open space is largely used for stormwater management and tree save 
area with a 1,800 square foot programmable open space. The small open space 
along the southern portion of the site is an area used mainly for the location of the 
subdivision sign. Staff notes that the residents will have access to the open space in 
front of the Moose Lodge that contains a playground and future gazebo. 

• Landscaping: Developments should provide appropriate landscaping: for example, 
in parking lots, in open space areas, along streets, in and around stormwater 
management facilities, and on individual lots. 

The development does not depict any landscaping on the individual lots outside of 
the tree save areas; however, landscaping will be provided for those lots based on 
the initial purchaser preference during the purchase contract. The applicant is 
requesting a modification of the transitional screening requirement between the 
Moose Lodge and the proposed homes to provide a 13 foot wide landscape strip 
and 6 foot tall brick wall instead of 35 foot wide landscape strip. The modification is 
discussed in detail under the modification and waiver section below and staff does 
not have an objection to the modification. The development maintains the 75 foot 
setback for the Moose Lodge parking lot to the east and the applicant has committed 
to work with the adjacent neighbors on supplementing the existing landscaping. 

• Amenities: Developments should provide amenities such as benches, gazebos, 
recreational amenities, play areas for children, walls and fences, special paving 
treatments, street furniture, and lighting. 

The development proposes a 1 ,800 square foot programmable open space area 
near Lots 5 and 6 and the use of the Moose Lodge playground and gazebo for the 
future home owners. 

In staff's opinion, the proposed development does meet site design criteria and 
applicable general and design standards for a planned district. 

Neighborhood Context: (Appendix 6) 

Neighborhood Context recommends that all applications for residential development, 
regardless of the proposed density, be designed to fit into the community within which 
the development is to be located as evidenced by an evaluation of: transitions to 
abutting and adjacent uses; lot sizes, particularly along the periphery; bulk and mass of 
the proposed dwelling units; setbacks; orientation of the proposed dwelling with regard 
to the adjacent streets and homes; architectural elevations; connections to non
motorized transportation facilities and the preservation of existing topography and 
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vegetative cover. It is not expected that developments will be identical to their 
neighbors and that the individual circumstances of the property will be considered. 

In addition to the neighborhood context criteria, General Standard 4 and Design 
Standard 1 for the planned developments state the development shall be designed to 
prevent substantial injury to the use and value of existing surrounding development and 
perimeter boundaries shall generally conform to the provisions of the corresponding 
conventional district to complement adjacent properties. Furthermore the policy plan 
encourages land use patterns that maintain stability in established neighborhoods, and 
encourages infill development that is compatible with the existing land use and at a 
compatible scale. 

The areas abutting the property are zoned R-3 and developed with single family 
detached units. Table 2 above compared a conventional district to the proposed 
planned district. The applicant's site, Vienna Oaks (R-3) and Edgela Wood (R-3) are 
the only areas without site specific text and mapped as 2-3 dulac within this tax map 
quadrant. Table 3 below compares the proposed development to other developments 
in the area with the same Comprehensive Plan guidance. In general the proposed lot 
sizes are smaller than the adjacent Vienna Oak lots. The dwellings are oriented 
towards the private street and the rear yards will be adjacent to the rear yards of the 
adjacent Vienna Oaks development. The applicant's lots range in size from 7,212 
square feet to 13,402 square feet with an average lot size of approximately 9,892 
square feet. However, the applicant has provided for the larger lots along the western 
and northern perimeter adjacent to Vienna Oaks as well as setting the houses back at 
least 38-60 feet from the property line and provided for perimeter tree save areas. 

Table 3: Zoning Case Comparison 
Case# Name District Acre DUlAC Open Min Lot Max Lot Avg. 

Space Size Size Lot Size 
RZ C-370* Edge Ia R-3 44.87 2.56 17% 8,400 21,043 10,500 

Woods Cluster 
RZ B-334* Edgela R-3 3.09 2.58 0% 11,367 13,400 11,000 

Woods 
RZ C-50* and Vienna R-3 26.53 2.78 0% 10,543 18,425 12,600 
RZ C-171* Oaks 

RZ 2011-PR-018 Christopher PDH-3 5.72 2.55 32% 7,212 13,402 9,892 
Land 

Not Proffered 

The Moose Lodge has been located on the site for more than 45 years; an approved 
application will modify the Moose Lodge parking, provide for a small addition and insert 
a residential component directly adjacent to the lodge. The Policy Plan discourages 
commercial development within residential communities unless the commercial uses 
are of a local serving nature and the intensity and scale are compatible with surrounding 
residential uses. The Policy Plan also encourages appropriate buffering and screening 
between commercial uses and adjacent residential and to minimize potential conflicts 
with noise and light. While the Moose Lodge and potential adult daycare center are 
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non-residential uses they are both permitted uses in residential neighborhoods by 
special exceptions in a conventional district or as a by-right secondary use in a planned 
district. The Moose Lodge maintains the eastern 75 foot setback and the small addition 
is located in the front of the Moose Lodge. The Moose Lodge provides a 13 foot wide 
transitional screening yard and 6 foot tall barrier between the parking lot and the new 
residential dwellings. The Moose Lodge maintains the existing setback to the residents 
to the north, but does remove trees to facilitate the new stormwater management 
facility. 

In staffs opinion the proposed development is compatible with the adjacent 
development and does satisfy the neighborhood context criterion as well as applicable 
general and design standards for planned districts. 

Environment: (Appendix 9) 

All new residential developmel)tS are expected to respect the environment and are 
evaluated on the following provisions. 

• Preservation/Slopes: Developments should conserve natural environmental 
resources by protecting, enhancing, and/or restoring the habitat value and pollution 
reduction potential of floodplains, stream valleys, EQCs, RPAs, woodlands, wetlands 
and other environmentally sensitive areas. The design of developments should take 
existing topographic conditions and soil characteristics into consideration. 

There are no floodplains, stream valleys, EQCs RPAs or wetlands on the site. The 
property is heavily wooded along the perimeter and western portion, and as 
discussed below, tree preservation could be increased by the applicant by revising 
the clearing and grading lines and ensuring that proposed tree save areas will be 
viable. 

• Water Quality/Drainage: Developments should minimize off-site impacts on water 
quality by commitments to state of the art best management practices for stormwater 
management and better site design and low impact development (LID) techniques. 
The volume and velocity of stormwater runoff from new development should be 
managed in order to avoid impacts on downstream properties. Where drainage is a 
particular concern, the applicant should demonstrate that off-site drainage impacts 
will be mitigated and that stormwater management facilities are designed and sized 
appropriately. Adequate drainage outfall should be verified, and the location of 
drainage outfall (onsite or offsite) should be shown on development plans. 

There are no current downstream drainage complaints on file; however, staff 
understands the neighbors to north have existing problems with wet spots and 
swampy areas. The proffers provide off-site drainage improvement to three adjacent 
residents by a hand installed diversion dike, connecting private drain systems to the 
stormwater management pond and grading for positive drainage. Staff notes that 
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some of these improvements appear to impact the proposed tree save area of the 
site, which is discussed under the trees preservation criterion below. 

The applicant proposed to meet the phosphorus removal requirement by use of 
proposed extended detention dry pond, porous pavers and a filterra system. With 
less than 20% increase in impervious area, the proposed development qualifies as 
redevelopment. The phosphorus removal requirement is 24.6 %; however, the 
applicant has volunteered to provide 35.3% including credit utilized for the 
conservation area along the eastern portion of the site. 

The applicant indicates that the stormwater detention requirements will be met by an 
extended detention dry pond with an approximate storage capacity of 14,000 cubic 
feet, with an impoundment area of 0.16 acres proposed to be located in the 
northeast corner of the property. The site plan would be required to include 
appropriate details and documentation of the capacity and function of the facility, 
calculations of the release rates (e.g., more than just the storage volume), and 
demonstrate compliance with the detention requirement. A dam breach analysis is 
required with the final design; however, the preliminary analysis provided by the 
applicant indicates that a sunny day failure would result in no property damage as 
the entire volume of the facility is contained in the sump area. In the event of failure 
during a 100 year storm event and failure of the pipe system the breach path would 
follow the existing storm pipe system between the adjacent Lots 4 and 5 to Lemon 
Tree Lane. Off-site remediation may be needed in the easement to keep flood 
levels below the existing 100 year flood levels. If remediation is needed the 
applicant proffered to re-sod and replant landscaping within the off-site lots. Without 
the dam breach analysis, it is not certain if, or to what extent remediation efforts will 
be necessary on Lots 4 and 5. While staff would have preferred this detail to be 
provided now to better understand potential off-site impacts related to a potential 
dam breach, staff recognizes that this information is traditionally provided at site 
plan. 

Outfall narratives and analysis have been provided on sheet 11 for three outfalls 
shown as Outfalls A, B and C. All three outfalls appear to have met the current 
Public Facilities Manual (PFM) requirement of adequate outfall. The extent of 
downstream drainage analysis for Outfall B has been shown to be ending at 150 feet 
downstream of Courthouse Road. Based on the initial analysis, the applicant has 
shown no adverse impact and proportional improvement by "The Critical Shear 
Stress" method of PFM by reducing the drainage area captured by this Outfall B. 

During a site visit on September 6, 2012, staff observed the two channels 
downstream crossing Courthouse Road. The western channel (Outfall B) ceases to 
have any bed and bank between the existing gravel trail and the channel's 
confluence with the eastern channel (Outfall A) in Nottaway Park outside of the 
extent of review. The remaining part of the eastern channel also appears to be 
eroding. Staff notes that the proposed post development stormwater will not make 
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the outfall worse than the pre-development stormwater because they are not adding 
more stormwater to the system. 

Staff notes that these comments are based on the 2011 version of the Public 
Facilities Manual. A new stormwater ordinance and updates to the PFM's 
stormwater requirements are being developed as a result of changes to state code 
(see 4VAC50-60 adopted May 24, 2011 ). The site plan for this application may be 
required to conform to the updated PFM and the new ordinance. 

• Lighting: Developments should commit to exterior lighting fixtures that minimize 
neighborhood glare and impacts to the night sky. 

The applicant has committed to provide lighting that will minimize neighborhood 
glare and impacts to the night sky. 

• Energy: Developments should use site design techniques such as solar orientation 
and landscaping to achieve energy savings, and should be designed to encourage 
and facilitate walking and bicycling. Energy efficiency measures should be 
incorporated into building design and construction. 

The applicant has proffered to energy efficient homes. 

In staffs opinion, the environment criterion has not been met due to outstanding 
concerns related to stormwater management. 

Tree Preservation: (Appendix 1 0) 

Regardless of the proposed density, all residential development should be designed to 
take advantage of existing quality tree cover. Tree cover in excess of the ordinance 
requirement is highly desirable. 

In addition to the tree preservation criteria, General Standard 3 for planned districts 
expects developments to protect and preserve to the extent possible natural features 
such as trees. 

There is an existing upland forest at the eastern, northeastern, and northern portions of 
the property consisting primarily of mature White Oak, Tulip, Red Maple, Hickory, Red 
Oak, and Black Gum trees. These forested areas appear to be in fair to good condition 
and should be considered a priority for preservation. Existing vegetation located directly 
to east of the Moose Lodge consists primarily of mature White Oak and American 
Beech trees. These trees appear to be in good condition and should be considered a 
priority for preservation. The applicant redesigned their site to continue to preserve the 
eastern 75 feet as a tree save area between the Moose Lodge and adjacent residences. 
The result of the additional tree preservation to the east led to a smaller transitional 
screening yard between the Moose Lodge and the new residential units. The applicant 
requested a modification of this requirement and as stated below in the modification and 
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waivers section, staff does not object to that request with some minor revisions. The 
applicant proffered to provide the adjacent neighbors to the east and north an 
opportunity to comment on the final landscaping plan for the Moose Lodge. Staff raised 
a concern of the potential impact of the new parking being located south of the Moose 
Lodge along the existing travel aisle and its impact on an existing 40" diameter White 
Oak tree ( 484) proposed to be saved within the Moose Lodge open space and a 30" 
diameter American Beech tree (483) proposed to be removed. While staff would have 
preferred the preservation of the American Beech and avoidance of the drip line for the 
White Oak, staff notes that they are being impacted due to the result of preserving the 
eastern 75 feet as tree save. Staff does feel the applicant has opportunities to plant 
additional trees along the northern boundary adjacent to the stormwater management 
pond and has proposed a condition for that to be reviewed with the Urban Forest 
Management Division at site plan. 

The applicant proffered to provide landscaping in accordance with the desire of the 
initial purchaser and has not depicted any on the COP/FOP. The applicant provided for 
significant tree save areas along the perimeter of the site and proffered to work with the 
Urban Forester in refining the limits of clearing and grading prior to site plan approval to 
ensure the survivability of the trees. However, staff is concerned that the proposed off
site stormwater improvements appear to affect some of the trees shown along the 
northern property and would either result in their removal or compromise their integrity. 
Specifically, a 30" diameter American Birch (542), shown in Figure 6 below, is listed as 
possible tree save because of the impact of off-site stormwater management 
improvements. This tree would be removed only to facilitate an off-site stormwater 
management improvement. In staff's opinion, the applicant should explore additional 

0 0 

options to provide 
the off-site drainage 
improvement that 
would not harm this 
significant tree. If 
the applicant is 
willing to consider 
revisions to the off
site stormwater 
management 
improvements to 
avoid impacts to 
significant on-site 
tree, it is staff's 
opinion the tree 
preservation 
criterion and 
applicable general 
and design criteria 
for a planned district 
has been met. 
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Regardless of the proposed density, all residential development should implement 
measures to address planned transportation improvements and offset their impacts to 
the transportation network. The criterion contains principles that will be used in the 
evaluation of rezoning applications for residential development, while noting that not all 
principles will be applicable in all instances. The principals include transportation 
improvements, transportation management, interconnection of the street network, 
provision of public streets and non-motorized facilities. The following is an evaluation of 
those principles that staff has concluded are applicable in this instance. 

In addition to the transportation criteria, General Standard 6 states planned districts 
shall provide coordinated linkages on and off-site and Design Standard 3 states that 
streets and driveways shall be designed to generally conform to the ordinance. 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. 

The subject property has road frontage and an access point with a right turn lane on 
Courthouse Road. The applicant expanded the existing access point to the Moose 
Lodge and in staff's opinion it would be sufficient for the additional trips from the 
residential units. The applicant proffered to dedicate additional right-of-way along 
Courthouse Road. The applicant will provide a sidewalk along the western portion of 
the site and connect to the existing sidewalk on Snowberry Court to the west. The 
applicant is requesting a waiver of the required sidewalk construction to the east, and as 
stated below in the waivers and modification section, staff has no objection to that 
request. The applicant proposed a private street with a reduced cul-de-sac radius and 
grasscrete fire turnaround. The private streets will have four on-street parking spaces. 
Staff notes that the applicant will need to obtain a shared or reduced parking agreement 
before the senior daycare center is allowed. In staff's opinion, the transportation 
criterion has been met. 

Public Facilities 

Residential development requires public facility systems (i.e., schools, parks, libraries, 
police, fire and rescue, stormwater management and other publicly owned community 
facilities). All rezoning applications for residential development are expected to offset 
their additional public facility impact and to first address public facility needs in the 
vicinity of the proposed development. 

In addition to the public facilities criteria, General Standard 5 for planned districts state 
that planned development shall be located in an area in which transportation, police and 
fire protection, other public facilities and public utilities, including sewerage, are or will 
be available and adequate for the uses proposed. 
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All residential developments should have access to outdoor recreational facilities. 
Typical recreational needs include open play areas, tennis and volleyball courts and 
athletic fields. Based on the Zoning Ordinance Sections 6-110 and 16-404, the applicant 
must provide $1,700 per non-ADU (affordable dwelling unit) residential unit for outdoor 
recreational facilities to serve the development population. With eight units proposed, the 
Ordinance-required contribution is $13,600. The applicant has proffered to provide on
site recreational amenities in accordance with the Zoning Ordinance or provide a 
dedication to the Park Authority. The applicant has depicted a 1,800 square foot 
programmable space adjacent to Lots 5 and 6. The applicant has committed to upgrade 
the existing playground and install a gazebo in front of the Moose Lodge that will be 
available to the future residents. The programmable open space previously shown 
adjacent to Courthouse Road has been removed. 

The $1,700 per unit contribution required by Ordinance offsets only a portion of the 
impact to provide recreational facilities for the new residents generated by this 
development. The proposed development is projected to add 24 new residents. To 
offset the additional impact caused by the proposed development, the Park Authority 
recommends that an additional $21 ,432 above the required expenditure be contributed to 
the Park Authority for recreational facility development at one or more sites located within 
the service area of this development. The applicant has proffered to provide $21 ,432 for 
stream restoration in Nottoway Park. In staff's opinion, the expenditure of the 
contribution should be determined by the Park Authority and not the applicant. Limiting 
the use of the contribution to stream restoration is problematic. The Park Authority may 
have other priorities, the stream restoration needed may far exceed the contribution and 
that expense may not be budgeted and providing piecemeal improvement may not be 
beneficial. Furthermore, the applicant may need to make improvements in the outfall as 
part of their stormwater management and that expenditure should not come at the 
detriment of a park contribution. 

The Park Authority expressed concerns about stormwater outfall from the site being 
directed to the park property and requested assurance from the developer that the 
applicant's site will not adversely impact the park property. Staff discussed having the 
applicant monitor the outfall in the park site; however, the site is only a small fraction of 
land that outfalls to the park and there is no equitable way to attribute future adverse 
impacts from this site to the park. The applicant provided additional information that 
states the outfall into the park from Outfall B is reduced from pre-development flow, 
Outfall C is not being changed and Outfall A is being improved by the provision of 
stormwater management pond on-site. Staff would encourage the applicant to continue 
to look at ways to improve the stormwater management, including installing the additional 
low impact design (LID) measures at the southwest portion of the site. 
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This development is anticipated to generate two elementary students who would attend 
Marshall Road Elementary School; one intermediate student who would attend Thoreau 
Intermediate School and one additional high school student who would attend Madison 
High School. To offset the impact of four additional students the applicant proffers to a 
contribution of $37,512 for the construction of capital improvements to schools in the 
vicinity of the application property. 

Sanitary Sewer Analysis (Appendix 14) 

The property is located in the Accotink Creek (M-2) watershed and would be sewered 
into the Noman Cole Pollution Control Plant. The existing 8-inch line located in the 
street is adequate for the proposed use. Based upon current and committed flow there 
is excess capacity. 

Fire and Rescue Department Analysis (Appendix 15) 

This property is serviced by Station #402 Vienna. The Fire Prevention Division has 
noted a concern with the proposed cul-de-sac and grasscrete area for turning a fire 
truck. This may result in the relocation of the grasscrete or require a modification of the 
cul-de-sac radius. Staff has proposed a condition to allow for the modification of the 
grasscrete location; however, if the cul-de-sac radius is required to be larger an 
amendment to the plans will be necessary because it would likely result smaller lots and 
reduced setbacks. 

Water Service Analysis (Appendix 16) 

The property is located in the service area of the Fairfax County Water Authority. 
Adequate domestic water service is available from the existing 8-inch mc;~in located at 
the property. 

Affordable Dwelling Units 

Ensuring an adequate supply of housing for low and moderate income families, those 
with special accessibility requirements, and those with other special needs is a goal of 
the County. The applicant can elect to fulfill this criterion by providing affordable units 
that are not otherwise required by the ADU Ordinance. As an alternative, land, 
adequate and ready to be developed for an equal number of units, may be provided to 
the Fairfax County Redevelopment and Housing Authority or to such other entity as may 
be approved by the Board. Satisfaction of this criterion may also be achieved by a 
contribution to the Housing Trust Fund or, as may be approved by the Board, a 
monetary and/or in-kind contribution to another entity whose mission is to provide 
affordable housing in Fairfax County, equal to 0.5% of the value of all of the units 
approved on the property except those that result in the provision of ADUs. 



RZ/FDP 2011-PR-018 
Christopher Land, LLC Page 20 

Given that the proposed residential development does not exceed fifty dwelling units, 
Part 8 of Article 2 of the Zoning Ordinance does not require affordable dwelling units to 
be provided. The proffers state that a contribution to Habitat to Humanity or the 
Housing Trust Fund in the amount of $4,000 per unit (0.5% of $800,000 estimated sales 
price) will be provided at the time each building permit. At the time of transfer to an 
initial third party purchaser the applicant will make up the difference if the houses sell for 
more than $800,000. 

Staff strongly prefers the contribution should be only to the Housing Trust Fund. Further 
staff believes the contribution should be %% of the projected sales price as determined 
by Housing and Community Development for the entire project and payable at site plan. 
Staffs concern with the proposed proffer is the money may be directed to a non-profit 
that does not have County oversight and the money could be used for overhead or 
other expenses not directly related to creating affordable housing. The timing of the 
contribution is also a concern because it makes collection more difficult to track over 
eight building permits and subsequent sales instead of at site plan. In summary, staff 
supports a modification of the contribution and encourages the Board of Supervisors to 
direct the money to the Housing Trust Fund. 

Heritage Resources (Appendix 12) 

Heritage resources are those sites or structures, including their landscape settings that 
exemplify the cultural, architectural, economic, social, political, or historic heritage of the 
County or its communities. Such sites or structures have been listed on, or determined 
eligible for listing on, the National Register of Historic Places or the Virginia Landmarks 
Register; determined to be a contributing structure within a district so listed or eligible 
for listing; located within and considered as a contributing structure within a Fairfax 
County Historic Overlay District; or listed on, or having a reasonable potential as 
determined by the County, for meeting the criteria for listing on, the Fairfax County 
Inventories of Historic or Archaeological Sites. 

The site has the moderate to high potential for containing historic and/or Civil War sites. 
The applicant has proffered to conduct a Phase I archaeological survey for the 
undisturbed areas of the site. If sites are found, the property will undergo Phase II 
archaeological testing for eligibility for inclusion into the National Registry of Historic 
Places. If sites are found eligible, avoidance or Phase Ill data recovery would be 
conducted. In staffs opinion, the applicant has adequately addressed this criterion. 

MODIFICATIONS/WAIVERS 

Waiver/Modification of the Transitional Screening and Barrier Requirements: 

The transitional screening and barrier requirement is for the Moose Lodge (private club) 
to the adjacent residential both on and off-site. The applicant requests a modification in 
accordance with Section 13-305 of the Zoning Ordinance for the northern property line 
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between the Moose Lodge and the open space for the on-site residential. The applicant 
states that the area has been designed to minimize adverse impacts by landscaping 
techniques. This area is 50-110 feet wide, with a portion as tree save and the rest is the 
stormwater management pond for the residential and Moose Lodge. 

The applicant requests a modification of the requirements for the western portion of the 
Moose Lodge site to the new residential per Section 13-305 Par. 4 by providing a 6 foot 
tall brick wall (reduction from 7 feet tall) and requesting a reduction as much of two
thirds of the requirement. The applicant is providing a 13 foot wide transitional 
screening yard instead of 35 feet. The barrier is required to be located on the Moose 
Lodge side of the transitional screening yard and is proposed to be located on the 
residential side of the transitional screening yard. The applicant would need to reduce 
the lot sizes, reduce the number of dwelling units or reduce the number of parking 
spaces for the Moose Lodge (reducing potential membership) in order to provide the 
required transitional screening between the Moose Lodge and the new residential units. 
The proposed reduction also permits the applicant to maintain the existing 75 foot 
setback from the parking to the residential lots to the east. Table 4 below depicts the 
provided transitional screening and barrier requirements. 

Table 4: Transitional Screening and Barrier Requirement 

Direction Required Provided 

North Type 21 No landscape buffer (Adjacent to SWM pond for site 

Barrier D, E, F2 and separate from adjacent residential lots by 50-110 
feet) 
No barrier and 6 foot tall wood fence by parking lot 

South Type 2 50+ foot wide landscape buffer 
Barrier D, E, F No barrier 

East Type 2 75 foot wide landscape buffer 
Barrier D, E, F 6 foot tall wood fence by parking lot 

West Type2 13 foot wide landscape buffer 
Barrier D, E, F 6 foot tall brick wall 

.. .. 
1. Trans1t1onal Screenmg Yard Type 2 cons1sts of a landscaped are 35 feet m depth cons1stmg of unbroken stnp of open space 

planted with a mixture of large and medium evergreen trees, deciduous trees and evergreen shrubs. 
2. Barrier D consists of 42-48" tall chain link fence, BarrierE consist of 6 foot tall brick or architectural block wall, and Barrier F 

consists of 6 foot tall solid wood fence. 

Staff has no objection to the proposed modification of the transitional screening and 
barrier requirements per the CDP/FDP, with the provision of the brick wall between 
Land Bay A and B at seven feet tall per the Zoning Ordinance and not six feet. As 
previously stated, the modification of the transitional screening allows for an existing 
tree save area to be preserved along the east property as well as permit tree save area 
next to the proposed dwelling along the western boundary. 



RZ/FDP 2011-PR-018 
Chri~opherLand, LLC 

Modification of the Sidewalk Requirement: 

Page 22 

The applicant has requested a waiver of the sidewalk construction along Courthouse 
Road east of the entrance to the site. The Board of Supervisors may waive the 
sidewalk construction requirement if the waiver would not adversely affect neighboring 
properties. Courthouse Road does not have sidewalks along the road. Connecting the 
sidewalk to the east to Lemontree Lane would be difficult because there is a 
topographic condition that would likely require the construction of retaining wall and 
grading into the adjacent lot to facilitate the sidewalk connection. The applicant has 
spoken to the adjacent owner and they have declined to permit the necessary 
easements due to the potential loss of trees that would result in the grading. While the 
applicant could construct the sidewalk along their portion of Courthouse Road it would 
not connect to the east. The applicant will construct a sidewalk to the west to connect 
the sidewalk off-site to Snowberry Court. This sidewalk connection can likely be done 
within the existing right-of-way with minimal grading. Given the existing road does not 
contain sidewalks and the problems of providing connections to the east staff would not 
object to the proposed waiver. 

CONCLUSIONS AND RECOMMENDATIONS 

Staff Conclusions 

The applicant proposes to amend the Moose Lodge site by developing eight single 
family dwelling units and modifying the parking area for the lodge. The proposed 
density is in accordance with the Comprehensive Plan range. The new residential units 
provide a significant setback and tree preservation to the adjacent residential units to 
the north and west. In staff's opinion, the proposed lots are compatible to the adjacent 
parcels and the proposed development fits into the context of the neighborhood. In 
general staff finds that the applicant meets the residential development criteria, the 
general and design standards of a planned district. However, staff has concerns related 
to the proffer contributing to the housing trust fund or Habitat for Humanity. Staff 
believes the contribution should be revised and paid at the time of site plan and to the 
Housing Trust Fund only. Staff feels that additional landscaping should be provided on
site adjacent to the stormwater management pond. Staff believes that the off-site park 
contribution should not be specifically directed to stream restoration and the Park 
Authority should make the decision of how that money would be spent. Finally, staff still 
has concerns on the stormwater management proposed by the applicant. Off-site 
improvements to the north adversely impact a significant tree near the stormwater 
management pond and this improvement should reviewed to see if impacts to the tree 
can be avoided. Staff would prefer the dam breach analysis to be conducted now and 
still has concerns that the outfall beyond the extent of review does not have a defined 
channel. 
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Staff recommends approval of RZ 2011-PR-018 and the associated Conceptual 
Development Plan (COP), subject to the execution of proffers consistent with those 
contained in Appendix 1 of the staff report. 

Staff recommends approval of FOP 2011-PR-018 subject to the proposed Final 
Development Plan conditions contained in Appendix 2 of the staff report and the Board 
of Supervisors approval of RZ 2011-PR-018 and Conceptual Development Plan. 

Staff recommends approval of the requested modification of Section 13-303 for the 
transitional screening and Section 13-304 of the Zoning Ordinance for the barrier 
requirements for Land Bay A to permit the transitional screening and barrier shown on 
the COP/FOP with the provision of a 7 foot tall brick wall instead of the depicted 6 foot 
tall wall between Land Bays A and B. 

Staff recommends approval of a waiver of the sidewalk requirement along the frontage 
of Courthouse Road east of the site entrance. 

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

It should be further noted that the content of this report reflects the analysis and 
recommendations of staff; it does not reflect the position of the Board of Supervisors. 
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APPENDIX 1 

Pursuant to Section 15.2-2303(a) of the Code of Virginia, 1950, as amended, the 

property owners and Applicant in this rezoning proffer that the development of the parcel 

under consideration and shown on the Fairfax County Tax Maps as Tax Map 

Reference - 048-1-((01))-0062 and 048-1-((01))-0064 (hereinafter referred to as the 

"Property") will be in accordance with the following conditions if, and only if, said 

rezoning request for the PDH-3 District is granted by the Board of Supervisors of Fairfax 

County, Virginia (the "Board"). In the event said application request is denied or the 

Board's approval is overturned by a court of competent jurisdiction, these proffers shall 

be null and void. The Owners and the Applicant ("Applicant"), for themselves, their 

successors and assigns, agree that these proffers shall be binding on the future 

development of the Property unless modified, waived or rescinded in the future by the 

Board, in accordance with applicable County and State statutory procedures. The 

proffered conditions are: 

I. GENERAL 
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1. Substantial Conformance. Subject to the proffers and the provisions of 

Article 16 of the Zoning Ordinance, under which minor modifications to an approved 

final development plan are permitted, the development shall be in substantial 

conformance with the Conceptual Development Plan/Final Development Plan 

(CDP/FDP), containing seventeen (17) sheets prepared by Christopher Consultants dated 

May 19, 2011 and revised through February 4, 2013. Notwithstanding that the CDP/FDP 

is presented on seventeen (17) sheets, it shall be understood that the CDP shall be only 

those elements of the plans that depict the number and the general location of points of 

access, peripheral setbacks, limits of clearing and grading, building heights, the total 

number, type, uses and the general location of buildings and roads (the "CDP Elements"). 

The Applicant reserves the right to request a Final Development Plan Amendment 

("FDPA") for elements other than the COP elements from the Planning Commission for 

all or a portion of the CDP/FDP in accordance with Section 16-402 of the Zoning 

Ordinance if such an amendment is in accordance with the approved CDP and these 

proffers. The Applicant further reserves the right to amend these proffers, the CDP or the 

FDP on a portion of the property pursuant to Section 18-204(6) of the Zoning Ordinance. 

2. Architectural Compliance. 

(a) Land Bay B. The architectural design of the dwellings shall be in 

substantial conformance with the bulk, mass, proportion and type and quality of materials 

and elevations shown on the illustrative examples included in the CDP/FDP. The 

primary building material exclusive of trim shall be limited to vinyl siding, brick, stone, 

cementitious siding (Hardy Plank), shingles or other similar masonry materials. Minor 

modifications may be made with the final architectural designs provided such 
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modifications are in substantial conformance with the CDP/FDP. It is anticipated that the 

Applicant will construct several models of homes on the Property. The single-family 

dwelling constructed by the Applicant on Lot 5 shall be the smallest of the models the 

Applicant chooses to construct. The basement in the rear of Lot 5 shall not be exposed 

more than four ( 4) feet above final grade. Areaways in the rear basement wall of Lot 5 

shall not be exposed more than four (4) feet above the adjacent final grade, but may be 

exposed below the adjacent final grade. The final grade shall be in general conformance 

with that shown on Sheets 14 through 16 of the CDP/FDP. For purposes of this Proffer 

2, general conformance shall mean a deviation of no more than two (2) feet for Lots 4-6 

and that grading on Lots 1-3, and 7-8 shall tie into the existing grade at the limits of 

clearing and grading. 

(b) Land Bay A. The VIENNA LODGE NO. 1896, LOYAL ORDER 

OF MOOSE (Moose Lodge) addition shall be one story, complementary in character to 

the existing Moose Lodge building and constructed of at least 50% brick, brick veneer, 

stone, or similar material. 

3. Minor Modifications. Minor modifications from what is shown on the 

CDP/FDP and these Proffers, which may become occasioned as a part of final 

architectural and engineering design, may be permitted as determined by the Zoning 

Administrator in accordance with the provisions set forth in Section 16-403 of the Zoning 

Ordinance. 

4. Lot Yield and Uses. The development in Land Bay A shall consist of the 

existing Moose Lodge building along with any expansion thereto generally within the 

area labeled on the CDP/FDP as "APPROXIMATE LOCATION OF FUTURE 
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BUILDING EXPANSION" and any accessory structures shall be used as a private club. 

An adult daycare within the Moose Lodge Building may also be permitted within Land 

Bay A, as provided in Proffer 14. The development in Land Bay B shall consist of a 

maximum of eight (8) single-family detached units. 

5. Establishment of HOA. Prior to record plat approval, the Applicant shall 

establish a Homeowners Association (HOA) for Land Bay B in accordance with Sect. 2-

700 of the Zoning Ordinance for the purpose of, among other things, establishing the 

necessary residential covenants governing the design and operation of the approved 

residential development and to provide a mechanism for ensuring the ability to complete 

the maintenance obligations and other provisions noted in these proffer conditions. After 

establishment of the HOA, the HOA and the Owner of Land Bay A may enter into a 

private agreement for the apportionment of construction, maintenance, repair, and 

replacement responsibilities for facilities used by both land bays and for the sharing of 

costs related thereto. 

6. Dedication to HOA. At the time of subdivision plat recordation, open 

space, common areas, private driveways, and amenities in Land Bay B not otherwise 

conveyed or dedicated to the County, shall be dedicated to the HOA and maintained by 

the same. 

7. Disclosure. Prior to entering into a contract of sale, prospective purchasers 

m Land Bay B shall be notified in writing by the Applicants of the maintenance 

responsibility for the private road, stormwater management facilities, common area 

landscaping and any other open space amenities and shall acknowledge receipt of this 

information in writing. Prospective purchasers shall be notified in writing that Land Bay 
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c---------------------------- ------

A is currently used and will continue to be used as a private club and may potentially be 

used as an adult daycare and shall acknowledge receipt of this information in writing. 

The initial deeds of conveyance and HOA governing documents shall expressly contain 

these disclosures. 

8. Joint and Several Liability. The HOA and the Owner of Land Bay A shall 

be jointly responsible for compliance with and violation of these proffers related to the 

entrance from Courthouse Road and its connection with the Private Street on Land Bay B 

and the proposed SWM/BMP Pond and infiltration trench shown on Sheet 10 of the 

CDPIFDP. The HOA shall be solely liable for compliance with and any violations of 

these proffers occurring exclusively on Land Bay B and shall not be liable for compliance 

with and any violations of these proffers occurring on Land Bay A. The Owner of Land 

Bay A shall be solely liable for compliance with and any violations of these proffers 

occurring exclusively on Land Bay A and shall not be liable for compliance with and any 

violations of these proffers occurring on Land Bay B. 

9. Escalation. All monetary contributions required by these proffers shall 

escalate on a yearly basis from the base year of 2013, and change effective each January 

1 thereafter, based on the Consumer Price Index as published by the Bureau of Labor 

Statistics, the U.S. Department of Labor for the Washington-Baltimore, MD-VA-DC-WV 

Consolidated Metropolitan Statistical Area (the "CPI), as permitted by Virginia State 

Code Section 15.2-2303.3. 

10. Garage Conversion. Any conversion of garages or use of garages that 

precludes the parking of vehicles within the garage is prohibited. A covenant setting 

forth this restriction shall be recorded among the land records of Fairfax County in a form 
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approved by the County Attorney prior to the sale of any lots and shall run to the benefit 

of the HOA and the Board of Supervisors. This restriction shall also be disclosed in the 

HOA documents. Prospective purchasers shall be advised of this use restriction, in 

writing, prior to entering into a contract of sale. 

11. Minimum Yards Lots 1-5. Regardless of the Typical Residential Lot Layout 

insert on Sheet 2 of the CDP/FDP, the principal structure on Lots 1-5 shall be within 2 

feet ofthe setback dimensions shown on Sheet 7 ofthe CDP/FDP. The sideyard setback 

for Lots 1-3 shall be a minimum of 10 feet. The setback from the southern lot line on Lot 

1 shall be a minimum of 20 feet. This does not prohibit encroachments into the yards as 

permitted by Section 2-412 and Article 1 0 of the Zoning Ordinance or the location of 

accessory structures as permitted by the Zoning Ordinance. The Typical Residential Lot 

Layout insert on Sheet 2 of the CDP/FDP shall control for the remaining Lots unless a 

different dimension is shown on the CDP/FDP. 

12. Encroachment of Decks and Similar Appurtenances. Decks, bay windows, 

patios, chimneys, areaways, mechanical equipment and other similar appurtenances may 

encroach into minimum yards as depicted on the "lot typical" contained on the CDP/FDP, 

as permitted by Section 2-412 and Article 1 0 of the Zoning Ordinance. No second floor 

decks shall be permitted. For purposes of this Proffer "second floor" shall mean the 

living area two floors above the basement and one floor above the entry level of the 

home. This restriction shall be disclosed in the HOA documents. Prospective purchasers 

shall be advised of this use restriction, in writing, prior to entering into a contract of sale 

and the restriction shall be contained in the initial deeds of conveyance. . 
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13. Density Credit. Density credit shall be reserved for the Property as 

provided by Section 2-308 of the Zoning Ordinance for all dedications described herein 

and/or as shown on the CDP/FDP or as may reasonably be required by Fairfax County, 

VDOT or others at the time of site/subdivision plan approvals. 

14. Moose Lodge Operations. 

A. Hours of Operation. The hours of operation of the Moose Lodge shall be 

1 0 am to midnight Monday through Thursday; 1 0 am to 1 am Friday and Saturday; and 

10 am to lOpm Sunday. Sunday closing hours may be extended until midnight up to 

three (3) times per calendar year. The Moose Lodge shall provide notice to the HOA, a 

representative appointed by the Vienna Oaks neighborhood, and the Providence District 

Supervisors office prior to the extended Sunday hours. The hours of operation shall not 

preclude set-up and clean-up of the Moose Lodge outside the hours listed above. 

B. Adult Daycare. An adult daycare may be permitted after approval of a 

Final Development Plan Amendment and all applicable reviews by the Fairfax County 

Health Care Advisory Board. Hours of operation and the maximum number of clients 

served by the use shall be determined at the time of Final Development Plan Amendment 

approval. 

C. Noise. Organized outdoor events shall not be permitted after 10 pm and 

before 1 0 am. Outdoor amplified music shall not be permitted after 8 pm and before 1 0 

am. The Moose Lodge shall comply with the Fairfax County Noise Ordinance (Chapter 

108 of the Fairfax County Code) at all times. The Moose Lodge shall provide all 

adjacent homeowners with a point of contact at the Moose Lodge who will make good 

faith efforts to remedy any noise related issues promptly. Any new windows installed in 
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the downstairs level of the Moose Lodge shall be rated at least STC_ or equivalent and 

shall be covered on the interior of the Moose Lodge to reduce or prevent light from 

emanating therefrom. 

D. HOA Use of Moose Lodge. The Moose Lodge shall permit the HOA to 

use its facilities two (2) times per year for community meetings at no cost to the HOA, 

subject to reasonable restrictions imposed by the Moose Lodge. The Moose Lodge shall 

permit guests of homeowners in Land Unit B to utilize its parking on a temporary basis 

during parties or other events at the homeowner's residence. A homeowner requesting 

such parking shall provide the Moose Lodge with advance notice and shall indemnify the 

Moose Lodge from liability arising from its guest's use of the Moose Lodge parking. 

The Moose Lodge shall provide such parking except where it conflicts with a Moose 

Lodge event. 

E. ABC License. The Moose Lodge, although permitted to do so under its 

current ABC license, shall not sell or serve beer to go. 

F. Parking. Parking in Land Bay A shall be provided in conformance with the 

requirements in Article XI of the Zoning Ordinance for all members of the Moose Lodge. 

For all large events (defined as those with an anticipated attendance of over 360 people) 

at the Moose Lodge, the Moose Lodge shall use its best efforts to coordinate off-site 

parking at Nottoway Park or other nearby locations and shall make attendees aware of the 

off-site parking location in advance of the event. Further, the Moose Lodge shall direct 

attendees to not park on adjacent streets within Vienna Oaks. 

G. Vehicle Storage. There shall be no storage of cars, trucks, boats, trailers, 

non-wheeled containers, or similar vehicles in Land Bay A, with the exception of one 
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vehicle and trailer allowed for the use of the Moose Lodge. The permitted vehicle and 

trailer shall be operable, which in the case of the trailer shall mean capable of being 

towed, and shall only be parked in marked parking spaces within the parking lot. Storage 

shall be defined as a vehicle parked on-site for more than 72 hours. The Moose Lodge 

may also utilize one Temporary Portable Storage Container, as defined in Section 20-300 

of the Zoning Ordinance, for a period not to exceed 30 consecutive days within a 6 month 

period. 

The restrictions in this Proffer shall not apply to construction vehicles or 

materials stored on the Property during periods of actual construction in Land Bay A or 

Land Bay B. 

H. Outdoor Storage. Outdoor storage, accessory to the Moose Lodge, shall be 

permitted in accordance with Section 10-100(24) of the Fairfax County Zoning 

Ordinance only in location shown on the CDP/FDP. 

II. TRANSPORTATION 

15. Right-of-Way Dedication along Courthouse Road. At the time of 

subdivision plat recordation, or upon demand by VDOT or Fairfax County, whichever 

occurs first, the Applicant shall dedicate, at no cost to Fairfax County and in fee simple to 

the Board and without encumbrances, the right-of-way along the site frontage to 

Courthouse Road- Route 673, as generally shown on the CDP/FDP and labeled thereon 

as "DEDICATED AREA - = ±2,855 SF". 

16. Frontage Improvements. Improvements to be constructed by the 

Applicant along the north side of Courthouse Road shall include the following: 
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1) Sidewalks along the north side of Courthouse Road running from the 

western side of the entrance drive and connecting with the existing 

sidewalk on Snowberry Court as shown on the CDP/FDP and labeled 

thereon as "PROPOSED SIDEWALK". Any portion ofthe sidewalk 

that is not located on the Property shall only be constructed by the 

Applicant if it will be located in the Public Right-Of-Way with any 

necessary waivers from VDOT. If a waiver is not obtained from 

VDOT prior to second submission of the final site plan, despite good 

faith efforts by the Applicant, the Applicant shall escrow funds at the 

time of final site plan approval as provided in this Proffer. If the 

sidewalk is in the Public Right-Of-Way but will result in removal of 

trees buffering 2713 Snowberry Court or if the sidewalk will encroach 

on the property at 2713 Snowberry Court, then the written consent of 

the owner of 2713 Snowberry Court shall be required, which consent 

shall be requested in writing by the Applicant prior to subdivision. If a 

written consent from the owner of 2713 Snowberry Court is not 

received within 120 days after the initial request is made the Applicant 

shall escrow funds at the time of final site plan approval as provided in 

this Proffer. 

2) Curb and gutter as shown on the CDP/FDP and labeled thereon as 

"PROPOSED CURB AND GUTTER IN THIS AREA (TIES TO 

EXISTING AT EITHER END)". 
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3) Correct and replace as needed the storm water inlet top at the northwest 

comer of Courthouse Road and Lemontree Lane. 

These improvements shall be constructed prior to the issuance of the first 

Residential Use Permit (RUP). Further, upon demonstration by the Applicant that, 

despite diligent efforts by the Applicant, provision of a respective improvement has been 

unreasonably delayed by others, or by circumstances beyond the control of the Applicant, 

the Zoning Administrator may agree to a later date for the completion of each such 

improvement. 

The Applicant's obligation to construct the improvements shall be contingent on 

the Applicant receiving any and all rights-of-way, easements, waivers and/or written 

consents necessary for the construction of said improvements from any property owner, 

utility companies, and/or any governmental agencies (collectively, the "Approving 

Parties"), which approval(s) shall be granted at no cost to the Applicant, except for 

typical administrative fees and costs associated with preparation, approval and 

recordation of deeds, plans and plats and any other nominal fees. During subdivision 

plan review, the Applicant shall diligently pursue and make good faith efforts to secure 

any such necessary approvals from the Approving Parties. In the event the Applicant is 

unable to secure necessary approvals from the Approving Parties prior to the time of 

receiving site plan approval, the Applicant shall provide written documentation of such 

efforts to DPWES and escrow funds equivalent to that required for construction based on 

the Unit Price Schedule in effect at the time of the written request and shall be relieved of 

the obligation to construct such access. Such funds may be used for future sidewalk 

improvements by others along Courthouse Road in the vicinity ofthe Property. 
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17. Private Road. The internal private streets shall be constructed with 

materials and depth of pavement consistent with public street standards in accordance 

with the Fairfax County Public Facilities Manual (PFM), subject to DPWES approval. 

The Homeowners' Association shall be responsible for the maintenance of the on-site 

private street on Land Bay B. All prospective purchasers shall be advised of this 

maintenance obligation prior to entering into a contract of sale and said obligation will be 

disclosed in the HOA documents. At the time of the first RUP for Land Bay B, the 

Applicant shall deposit the sum of $8,000 into a maintenance account that will be 

available for utilization by the HOA for street maintenance. The Moose Lodge shall be 

responsible for the maintenance of the private street on Land Bay A. Nothing in these 

proffers shall preclude the HOA and the Moose Lodge from contracting to share the 

private street's maintenance costs or from contracting to share or delegate maintenance 

responsibility. 

18. Construction Access and Hours. The staging and parking of construction 

vehicles shall occur on the Property, including personal vehicles utilized by construction 

workers. No parking shall occur on adjacent roadways. The hours of initial construction 

shall be posted in English and in Spanish and shall be limited to the hours between 7:00 

a.m. and 9:00p.m. Monday through Friday and 8:00a.m. to 9:00p.m. on Saturdays. No 

construction shall occur on Sundays or Federal Holidays. The Applicant shall provide 

representatives of Vienna Oaks with a point of contact for construction related issues. 

The Applicant shall provide an initial response to construction related issues within 24-

hours of receiving notice and will make a good faith effort to remedy the issue promply. 

III. ENVIRONMENTAL 
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19. Stormwater Management Facilities and Best Management Practices. The 

Applicant shall implement stormwater management techniques to control the quantity 

and quality of stormwater runoff from the Property as reviewed and approved by 

DPWES. Stormwater management facilities/Best Management Practices ("BMPs") shall 

be provided as generally depicted on the CDP/FDP. These shall include Low Impact 

Design techniques such as filtera systems, infiltration ditches, and pervious pavers, 

subject to verified soil conditions being suitable for infiltration. The Applicant reserves 

the right to pursue additional or alternative stormwater management measures provided 

the same are in substantial conformance with the CDP/FDP. 

In consultation with DPWES, the Applicant shall install erosion and sediment 

control facilities as early as possible in the development process. This shall include 

construction of a functional sediment basin in the approximate location of the proposed 

SWMpond. 

After establishing the HOA pursuant to Proffer 5, the Applicant shall provide the 

HOA with written materials describing proper maintenance of the approved BMPs. 

At the time of site plan submission, the Applicant shall submit a dam breach 

analysis to DPWES showing that the dam breach hydro graph follows the existing 100 

year overland relief path and will result in no increase in water elevation over the existing 

100 year flow. The applicant shall make reasonable efforts to minimize any necessary 

remediation measures in the existing storm drainage easement on Lot 4 and Lot 5 of 

Vienna Oaks. If any work in the existing storm drainage easement is needed, the 

Applicant will re-sod and replant any shrubs and landscaping, and shall replace any 

fences to their current location, to the extent permitted under the County regulations. 
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20. Drainage Lots 4-5. Downspouts on Lot 4 and Lot 5 shall be connected to 

the proposed storm water management facilities or rain barrels provided in Proffer 25. 

21. Off-site Stormwater Facilities. Prior to bond release, the Applicant shall 

construct a private off-site stormdrainage system on Vienna Oaks Lots 37, 38, and 39 (the 

"Off-site System"). The system shall be in general conformance with the facilities shown 

on Exhibit A to these proffers. The Applicant's obligation to construct the Off-site 

System shall be contingent on the Applicant receiving any and all rights-of-way, 

easements, waivers and/or written consents necessary for the construction of said Off-site 

System from any property owner, utility companies, and/or any governmental agencies 

(collectively, the "Approving Parties"), which approval(s) shall be granted at no cost to 

the Applicant, except for typical administrative fees and costs associated with 

preparation, approval and recordation of deeds, plans and plats and any other nominal 

fees. During subdivision plan review, the Applicant shall diligently pursue and make 

good faith efforts to secure any such necessary approvals from the Approving Parties. In 

the event the Applicant is unable to secure necessary approvals from the Approving 

Parties prior to the time of receiving site plan approval, the Applicant shall provide 

written documentation of such efforts to DPWES and shall be relieved of the obligations 

in this Proffer. 

22. Landscaping. Prior to the first site plan submission, the Applicant shall 

invite the owners of Vienna Oaks Lots 1-5 and 35-41 (the "Adjacent Owners") to provide 

input on landscaping adjacent to their property. The Applicant shall make reasonable 

efforts to incorporate said input. At the time of site plan review, the Applicant shall 

submit to DPWES a landscape plan showing landscaping consistent with the quality, 
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quantity and general location shown on the Landscape Plan on Sheet 9 of the CDP/FDP. 

This plan shall be subject to review and approval of Urban Forestry Management, 

DPWES. The Applicant shall provide the landscape plan to the Adjacent Owners by 

certified mail prior to the second submission to DPWES, which owners shall have 15 

days to provide any comments on landscaping adjacent to their property to the Applicant 

and the UFMD. The Applicant shall take reasonable measures to incorporate said 

comments. At the time of planting, the minimum caliper for deciduous trees shall be two 

and one-half (2.5) inches to three (3) inches and the minimum height for evergreen trees 

shall be six (6) feet. Actual types and species of vegetation shall be determined pursuant 

to more detailed landscape plans approved by Urban Forest Management at the time of 

site plan approval. However, all plant material installed on the Property shall be non-

invasive. 

Landscaping for individual lots in Land Bay B shall be provided in accordance 

with the specifications of the initial purchaser of each lot as provided in the purchase 

contract between the Applicant and the initial purchaser. 

The eastern parking lot on Land Bay A shall have a minimum setback of 75 feet 

between the edge of pavement and the nearest property line of Lots 1-4 of Vienna Oaks. 

The area between the eastern fence line of the parking lot and the western boundary lines 

of the Vienna Oaks subdivision properties fronting on Lemontree Lane (Lots 1-4) shall 

be preserved in accordance with Proffer 26 so long as the property is used as a private 

club. No man-made structures shall be placed within said area. 

23. Conservation Easement. At the time of subdivision plat recordation, the 

Applicant shall cause to be recorded among the land records a conservation easement 
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running to the benefit of Fairfax County for the area generally sho~ on the CDP/FDP as 

"Conservation Esm't". Density credit shall be reserved for that portion of the Property 

covered by the conservation easement. 

24. Fencing/Walls. A six foot solid masonry wall shall be constructed along 

the western perimeter of Land Bay A. A six foot wood fence shall be constructed 

adjacent to the parking area on the eastern portion of Land Bay A. The wall and fence 

shall both constructed in the general location shown on the CDP/FDP. However, the 

Applicant shall have the right to adjust the fence location to avoid removal of existing 

trees. No additional fencing shall be placed along the eastern property line except as 

shown on the CDP/FDP. A six foot wood fence shall be constructed along the northern 

side of the eastern parking area with six inch ground clearance to permit stormwater to 

flow underneath and which shall include gates or removable panels to permit access to 

the proposes SWM facilities. 

25. Energy Conservation. To promote energy conservation and green building 

techniques; the Applicant shall select one of the following programs, within its sole 

discretion at time of site plan submission, to be implemented in the construction of 

single-family residential dwelling units on Land Bay B: 

A. Certification in accordance with the Earthcraft House Program as 

demonstrated through documentation provided to DPWES and DPZ prior 

to the issuance of a RUP; or 

B. Certification in accordance with the National Association of Home 

Builders (NAHB) National ·Green Building Certification for single-family 

homes, using the ENERGY STAR® Qualified Homes path for energy 
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~-~- ~~------~-~~~~~~~~~~~~~~~~~-----------, 

performance, as demonstrated through documentation submitted to 

DPWES and the Environmental and Development Review Branch of DPZ 

from a home energy rater certified through the NAHB Research· Center 

that demonstrates that the dwelling unit has attained the certification prior 

to the issuance of the RUP for each dwelling; or 

C. Qualification in accordance with ENERGY STAR® for Homes as 

determined by the submission of documentation to the Environment and 

Development Review Branch of the Department of Planning and Zoning 

from a home energy rater certified through the Residential Energy 

Services Network (RESNET) program that demonstrates that the dwelling 

unit has attained the ENERGY STAR® for Homes qualification prior to 

the issuance of the RUP for each dwelling. 

The Applicant will install high efficiency tankless water heater with insulated 

buffer tanks and rain barrels as standard features on each home. In addition, the 

Applicant shall make Domestic Solar and Geo-thermal heating and cooling available as 

optional features on each home. 

IV. TREE PRESERVATION 

26. Tree Preservation. The applicant shall submit a Tree Preservation Plan and 

Narrative as part of the first and all subsequent site plan/subdivision submissions. The 

preservation plan and narrative shall be prepared by a Certified Arborist or a Registered 

Consulting Arborist, and shall be subject to the review and approval of the Urban Forest 

Management Division, DPWES. The tree preservation plan shall include a tree inventory 

that identifies the location, species, critical root zone, size, crown spread and condition 
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analysis percentage rating for all individual trees located within the tree save area living 

or dead with trunks 8 inches in diameter and greater (measured at 4 ~-feet from the base 

of the trunk or as otherwise allowed in the latest edition of the Guide for Plant Appraisal 

published by the International Society of Arboriculture) and 25 feet outside of the 

proposed limits of clearing and grading. The tree preservation plan shall provide for the 

preservation of those areas shown for tree preservation, those areas outside of the limits 

of disturbance shown on the CDP/FDP and those additional areas in which trees can be 

preserved as a result of final engineering. The tree preservation plan and narrative shall 

include all items specified in PFM 12-0507 and 12-0509. Specific tree preservation 

activities that will maximize the survivability of any tree identified to be preserved, such 

as: crown pruning, root pruning, mulching, fertilization, and others as necessary, shall be 

included in the plan. 

The Applicant shall include the trees identified on Sheet 5 of the CDP/FDP as 

"Trees to be saved if possible" in the Tree Preservation Plan (the "Possible Save Trees"). 

The Applicant shall work with a Certified Arborist or a Registered Consulting Arborist, 

and the Urban Forest Management Division, DPWES to preserve those trees during 

clearing and grading and final construction. However, the Applicant shall not be required 

to bond the Possible Save Trees. 

27. Tree Appraisal. The Applicant shall retain a professional arborist with 

experience in plant appraisal, to determine the replacement value of all trees 8 inches in 

diameter or greater located on the Application Property that are shown to be saved on the 

Tree Preservation Plan. These trees and their value shall be identified on the Tree 

Preservation Plan at the time of the first submission of the respective site plan(s). The 
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replacement value shall take into consideration the age, size and condition of these trees 

and shall be determined by the so-called "Trunk Formula Method" contained in the latest 

edition of the Guide for Plan Appraisal published by the International Society of 

Arboriculture, subject to review and approval by UFMD. 

At the time of the respective site plan/subdivision approvals, the Applicant shall 

post a bond, letter of credit, or cash payable to the County of Fairfax to ensure 

preservation and/or replacement of the trees for which a tree value has been determined 

in accordance with the paragraph above (the "Bonded Trees") that die or are dying due to 

unauthorized construction activities. The letter of credit or cash deposit shall be equal to 

25% of the replacement value of the Bonded Trees. At any time prior to final bond 

release for the improvements on the Application Property constructed adjacent to the 

respective tree save areas, should any Bonded Trees die, be removed, or are determined 

to be dying by UFMD due to unauthorized construction activities, the Applicant shall 

replace such trees at its expense. The replacement trees shall be of equivalent size, 

species and/or canopy cover as approved by UFMD. In addition to this replacement 

obligation, the Applicant shall also make a payment equal to the value of any Bonded 

Tree that is dead or dying or improperly removed due to unauthorized construction 

activity. This payment shall be determined based on the Trunk Formula Method and paid 

to a fund established by the County for furtherance of tree preservation objectives. Upon 

release of the bond for the improvements on the Application Property constructed 

adjacent to the respective tree save areas, any amount remaining in the tree bonds 

required by this proffer shall be returned/released to the Applicant. 
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28. Tree Preservation Walk-Through. The applicant shall retain the services 

of a Certified Arborist or Registered Consulting Arborist, and shall have the limits of 

clearing and grading marked with a continuous line of flagging prior to the walk-through 

meeting. The tree preservation walk-through shall occur prior to second submission of 

the site plan. During the tree preservation walk-through meeting, the Applicant's 

certified arborist or landscape architect shall walk the limits of clearing a grading with an 

UFMD, DPWES, representative to determine where adjustments to the clearing limits 

can be made to increase the area of tree preservation and/or to increase the survivability 

of trees at the edge of the limits of clearing and grading, and/or where alternative 

preservation efforts that remove certain trees from the limits of clearing and grading are 

more effective, and such adjustment shall be implemented. Adjustments to the limits of 

clearing and grading shall take into consideration the ability of the Applicant to perform 

construction activities within the drip line of Possible Save Trees, as shown on Sheet 5 of 

the CDP/FDP. Representatives from Vienna Oaks shall be invited to participate in the 

tree preservation walk-through. Trees that are identified as dead or dying may be 

removed as part of the clearing operation. 

Any tree that is so designated shall be removed using a chain saw and such 

removal shall be accomplished in a manner that avoids damage to surrounding trees and 

associated understory vegetation. If a stump must be removed, this shall be done using a 

stump-grinding machine in a manner causing as little disturbance as possible to adjacent 

trees and associated understory vegetation and soil conditions. 

29. Limits of Clearing and Grading. The Applicant shall conform strictly to 

the limits of clearing and grading as shown on the CDP/FDP, as modified during the tree 
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preservation walk-through, subject to allowances specified in these development 

conditions and for the installation of utilities and/or trails as determined necessary by the 

Director of DPWES, as described herein. If it is determined necessary to install utilities 

and/or trails in areas protected by the limits of clearing and grading as shown on the 

CDPIFDP, they shall be located in the least disruptive manner necessary as determined 

by the UFMD, DPWES. A replanting plan shall be developed and implemented, subject 

to approval by the UFMD, DPWES, for any area protected by the limits of clearing and 

grading that must be disturbed for such utilities. 

30. Tree Preservation Fencing. All trees shown to be preserved on the tree 

preservation plan shall be protected by tree protection fence. Tree protection fencing in 

the form of four (4) foot high, fourteen (14) gauge welded wire attached to six (6) foot 

steel posts driven eighteen ( 18) inches into the ground and placed no further than ten ( 1 0) 

feet apart or, super silt fence to the extent that required trenching for super silt fence does 

not sever or wound compression roots which can lead to structural failure and/or 

uprooting of trees shall be erected at the limits of clearing and grading as shown on the 

demolition, and Phase I & II erosion and sediment control sheets, as may be modified by 

the "Root Pruning" proffer below. 

All tree protection fencing shall be installed after the tree preservation 

walk through meeting but prior to any clearing and grading activities, including the 

demolition of any existing structures. The installation of all tree protection fencing shall 

be performed under the supervision of a certified arborist, and accomplished in a manner 

that does not harm existing vegetation that is to be preserved. Three (3) days prior to the 

commencement of any clearing, grading or demolition activities, but subsequent to the 
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installation of the tree protection devices, the UFMD, DPWES, shall be notified and 

given the opportunity to inspect the site to ensure that all tree protection devices have 

been correctly installed. If it is determined that the fencing has not been installed 

correctly, no grading or construction activities shall occur until the fencing is installed 

correctly, as determined by UFMD, DPWES. 

31. Root Pruning. The Applicant shall root prune as needed to comply with the 

tree preservation requirements of these proffered conditions. All treatments shall be 

clearly identified, labeled, and detailed on the erosion and sediment control sheets of the 

subdivision plan submission. The details for these treatments shall be reviewed and 

approved by the UFMD, DPWES, accomplished in a manner that protects affected and 

adjacent vegetation to be preserved, and may include, but not be limited to the following: 

• Root pruning shall be done with a trencher or vibratory plow to a 

depth of 18 inches. 

• Root pruning shall take place prior to any clearing and grading, or 

demolition of structures. 

• Root pruning shall be conducted with the supervision of a certified 

arborist. 

• An UFMD, DPWES, representative shall be informed when all 

root pruning and tree protection fence installation is complete. 

32. Monitoring. During any clearing or tree/vegetation/structure removal on 

the Applicant Property, a representative of the Applicant shall be present to monitor the 

process and ensure that the activities are conducted as proffered and as approved by the 

UFMD. The Applicant shall retain the services of a certified arborist or Registered 
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Consulting Arborist to monitor all construction and demolition work and tree 

preservation efforts in order to ensure conformance with all tree preservation proffer, 

development conditions, and UFMD approvals. The monitoring schedule shall be 

described and detailed in the Landscaping and Tree Preservation Plan, and reviewed and 

approved by the UFMD, DPWES. 

33. Off-Site Tree Protection/Replacement. For a period of 1 year after 

completion of construction activities by the Applicant, any off-site trees that die or 

become safety hazards as a direct result of clearing and grading on the Property by the 

Applicant shall be removed and replaced by the Applicant with the same or similar 

species tree having a minimum caliper of 2 inches. The Applicant shall remove and 

replace the tree within 60 days of written notice from the property owner on whose 

property the off-site tree is located, which written notice shall include express permission 

to enter the property where the tree is located and undertake the work contemplated by 

this proffer. 

V. RECREATION 

34. Parks and Recreation. Pursuant to Section 6-110 of the Zoning Ordinance 

regarding developed recreational facilities, the Applicant shall provide the recreational 

facilities to serve the Application Property. Per Section 6-110, recreational facilities such 

as recreational trails, walking paths (excluding any trails required by the Comprehensive 

Plan, the on-site sidewalk along Courthouse Road, and the private street), playgrounds, 

pavilions, benches, and similar features may be used to fulfill this requirement. The area 

shown on Sheet 7 of the CDP/FDP as "Programmable Resid. Open Space" shall be 

passive in nature and may include landscaping, benches, and a walking trail, but shall not 
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include any structures (for example, no gazebos or playgrounds shall be installed). The 

Applicant shall improve and upgrade the open space in front of the Moose Lodge and 

shall provide pedestrian connections between the homes in Land Bay B and the open 

space area. The Moose Lodge shall permit and encourage use of the open space by the 

homeowner's in Land Bay B. Improvements and upgrades shall include a new pavilion 

in general conformance with that shown on Sheet 17 of the CDP/FDP, the repair, 

refurbishment, and re-mulching of the existing playground, the installation of a built-in 

gas grill. At the time of subdivision plan review, the Applicant shall demonstrate that the 

value of any proposed recreational amenities is equivalent to a minimum of $1,700 per 

dwelling unit. In the event it is demonstrated that the proposed facilities do not have 

sufficient value, the Applicant shall contribute funds in the amount needed to achieve the 

overall proffered amount of $13,600.00 to the Fairfax County Park Authority ("FCP A") 

for off-site recreational facilities intended to serve the future residents, as determined by 

FCP A in consultation with the Supervisor for the Providence District. 

35. Off-site Recreation. In addition to the required park contribution above, 

the Applicant shall contribute $21,432.00 be used specifically for stream restoration in 

Nottoway Park or provide stream restoration improvements in Nottoway Park up to a 

maximum of $21,432.00. If stream restoration improvements in Nottoway Park are 

provided by the Applicant and said improvements have a value of less than $21,432.00, 

then the Applicant shall contribute funds in the amount needed to achieve the overall 

proffered amount of $21,432.00 to be used specifically for turf improvements to the 

playing fields at Nottoway Park The contribution shall be made at the time of site plan 

approval. 
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VI. OTHER 

36. Lighting. All common area lighting except entry monumentation/signage 

lighting shall be directed inward and downward to prevent lighting spilling onto adjacent 

properties; street lighting shall be provided by use of full cut off luminaire fixtures or 

similar fixtures. Lighting in parking areas shall be limited to 12 foot pole height. 

Parking area lighting shall be turned off one-half (1/2) hour after the Moose Lodge closes 

each night. Uplighting of the entry monumentation signage shall be permitted provided 

that the lighting is focused directly on the signs, and not at the sky. 

37. Signage. No temporary signs (including "popsicle" style paper or 

cardboard signs) which are prohibited by Article 12 of the Zoning Ordinance, and no 

signs which are prohibited by Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2 of the 

Code of Virginia shall be placed on or off-site by the Applicant or at the Applicant's 

direction to assist in the initial marketing and sale of homes on the subject Property. 

Furthermore, the Applicant shall direct its agents and employees involved in marketing 

and/or sale of residential units on the subject Property to adhere to this proffer. No 

electronic programmable signs shall be placed or installed on the Property. 

38. School Contribution. Prior to the issuance of the first RUP, a contribution 

of $3 7,512 for the eight (8) new dwelling units to be built on the Property shall be made 

to the public schools serving the Property. Said contribution shall be deposited with 

DPWES for transfer to the Fairfax County School Board. 

39. Affordable Dwelling Units. At the time each residential lot is issued a 

building permit, the Applicant shall contribute to Habitat for Humanity of Northern 

Virginia or the Fairfax County Housing Trust Fund, at the direction of the Providence 
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District Supervisor, the sum of four thousand dollars ($4,000.00) (equal to $32,000 for all 

(8) new dwelling units), which is equal to one half of one percent (1/2%) of the projected 

sale price for the new dwelling unit on the residential lot subject to the building permit. 

At the time of transfer to an initial third party purchaser, the Applicant shall contribute 

and amount equal to one half of one percent (1/2%) of that portion of the actual sale price 

over $800,000 (i.e. if the sale price is $850,000, the 1/2% of $50,000) to Habitat for 

Humanity of Northern Virginia or the Fairfax County Housing Trust Fund, at the 

direction ofthe Providence District Supervisor. 

40. Universal Design. At the time of initial purchase, the following Universal 

Design options shall be offered to each purchaser at no additional cost: clear knee space 

under sink in kitchen, lever door handles instead of knobs, light switches 44"-48" high, 

thermostats a maximum of 48" high, and/or electrical outlets a minimum of 18" high. 

At the time of initial purchase, additional Universal Design options shall 

be offered to each purchaser at the purchaser's sole cost. These additional options may 

include, but not be limited to, one no-step pathway into the house, 36-inch-wide 

doorways and/or zero-threshold doorways. 

41. Phase 1 Archaeological. At least 30 days prior to any land disturbing 

activities on the Property, Applicant shall conduct a Phase I archaeological study on the 

Property and provide the results of such study to the Cultural Resources Management and 

Protection Section of the Fairfax County Park Authority (CRMP) for review and 

approval. If CRMP has not responded in writing within sixty (60) days of submission, 

the Phase I archaeological study shall be deemed approved. The study shall be conducted 

by a qualified archaeological professional. No land disturbance activities shall be 
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conducted until this study is submitted to CRMP. If the Phase I study concludes that an 

additional Phase II study of the Property is warranted, the Applicant shall complete said 

study and provide the results to (CRMP); however, submission of the Phase II study to 

(CRMP) shall not be a pre-condition of Subdivision Plan approval or recordation of the 

same. If the Phase II study concludes that additional Phase III evaluation and/or recovery 

is warranted, the Applicant shall also complete said work in consultation and 

coordination with (CRMP); however, any such Phase III work shall not be a pre-

condition of Subdivision Plan approval or recordation of the same. 

42. Homeowners Association Annexation. The HOA declaration shall include 

Land Bay A as Additional Land for future annexation, conditioned upon Land Bay A 

redeveloping into single family detached homes. Prior to entering into a contract of sale, 

prospective purchasers in Land Bay B shall be notified in writing by the Applicants of 

this requirement. 

43. Severability. Land Bays A and B within the Application Property may 

be subject to Proffered Condition Amendments/Final Development Plan Amendments 

without joinder and/or consent ofthe other property owner ofthe other Land Bay. 

44. Successors and Assigns. Each reference to "Applicant" in this Proffer 

Statement shall include within its meaning, and shall be binding upon, Applicant's 

successor(s) in interest, assigns, and/or developer(s) ofthe Property or any portion of the 

Property. 

These proffers may be executed in counterparts and the counterparts shall 

constitute one and the same proffer statement. 
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CHRISTOPHER LAND, LLC 
(Applicant) 

By: 
Name: 
Title: 
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VIENNA LODGE NO. 1896, LOYAL ORDER OF 
MOOSE, INC. 
(Title Owner of Tax Map Nos. 48-1-((01))-0062 & 64) 

By: 
Name: Carl W. Thomas 
Title: President & Governor 

By: 
Name: William B. McGraw 
Title: Administrator & Secretary 
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Appendix 2 

FINAL DEVELOPMENT PLAN CONDITIONS 

FOP 2011-PR-018 

March 21, 2013 

If it is the intent of the Planning Commission to approve FDP 2011-PR-0 18 for 
residential development and a private club at Tax Maps 48-1 ((1)) 62 and 64, staff 
recommends that the Planning Commission condition the approval by requiring 
conformance with the following development conditions. 

1. Development of the property shall be in substantial conformance with the 
CDP/FDP entitled "Moose Lodge", prepared by Christopher Consultants 
consisting of nine pages dated May 19, 2011 as revised through 
February 4, 2013. 

2. The fire truck grasscrete turn-around may be relocated without an amendment. 
The fire truck turn around shall be satisfactory to the Fire Marshal. In the event 
that the fire truck grasscrete turn-around is not approved by the Fire Marshal an 
amendment to the development plans shall be required if the cul-de-sac radius is 
required to increase and results in a decrease in setbacks for the dwelling units. 

3. Supplemental evergreen trees and/or shrubs shall be provided adjacent to the 
stormwater management pond as determined by the Urban Forest Management 
Division at the time of site plan review. 

The proposed conditions are staff recommendations and do not reflect the 
position of the Planning Commission unless and until adopted by that Commission. 



APPENDIX 3 

CHRISTOPHER LAND, LLC 
VIENNA LODGE NO. 1896, LOYAL ORDER OF MOOSE, INC. 

RZIFDP 2011-PR-018 

NARRATIVE STATEMENT OF JUSTIFICATION 

Pursuant to Section 1-204 of the Fairfax County Zoning Ordinance, dated August 14, 
1978, as amended (the "Ordinance"), Christopher Land, L.L.C and the Vienna Lodge No. 
1896, Loyal Order of Moose, Inc. (together the "Applicants"), hereby request approval of 
a rezoning application from the R-1 to the PDH-3 District to permit development of 8 
single-family detached homes and retention of the existing Vienna Moose Lodge. 

I. Background 

Since 1968, the Vienna Moose Lodge has been an important part of the local Providence 
District community. The Vienna Moose Lodge serves as a meeting place and community 
hub for the 346 Lodge members, 216 of which live in the Providence District. The Lodge 
members are a diverse group of men and women who join together around common 
causes, and the desire to better the community. The ability to meet these goals is 
completely dependent upon the Vienna Moose Lodge facility, a gathering place and 
community resource which as been an integral part of Vienna for 44 years. Over the 
years, our Lodge has been an essential resource for non-profit organizations, community 
groups, and charitable organizations. They have also opened their doors for funeral and 
memorial services for police, fire fighters, and service members. 

At the local level, th~ Vienna Moose Lodge has, and continues to be, the site of countless 
charitable events, benefits, and direct fundraising for local nonprofits. The Lodge has 
raised and donated many thousands of dollars to many worthy causes and serves as a 
valuable venue for outside charities and non-profits which have benefited the county 
police, firefighters, county schools and youth sports leagues. Further, its nonprofit and 
charitable partners rely on the Lodge facilities and volunteer members to continue their 
important work, and our Lodge is proud of the contributions. we have made to these 
partners and to the c<_>mmunity. 

Like many organizations, the Vienna Moose Lodge has not been immune from declining 
membership. A major goal of this application is to preserve and continue the Moose 
Lodge's long tradition of community involvement by permitting the sale of its excess 
land for single family development. 

II. Proposed Development 

The property consist of 5. 72 acres in the Providence Magisterial District, which is 
identified among the Fairfax County tax map records as 48-1- ((1)) 62 and 64 (the 
"Subject Property"). The Applicant is the contract purchaser of 3.14 acres of the Subject 
Property and the Vienna Moose Lodge will retain the remaining 2.58 acres. The Subject 

1 



Property is located on the North side of Courthouse Road and is surrounded by a single~ 
family detached community know as Vienna Oaks. The property on the south side of 
Courthouse Road is Nottaway Park a Fairfax County Park. The surrounding area 
includes properties zoned and developed to the PDH~4, R~3, RM2 and RMl Districts. 

The Applicant proposes a rezoning to the PDH~3 zoning district and will include two 
development land bays. Land Bay A will include the existing Moose Lodge building. 
Land Bay B will include 8 single~ family detached homes. The proposed density for the 
single-family portion of the Subject Property is 2.55 dwelling units per acre. 

III. Planned District Justification 

The purpose of the PDH District is "to encourage innovative and creative design and to 
facilitate use of the most advantageous construction techniques in the development of 
land for residential and other selected secondary uses" and "to insure ample provision and 
efficient use of open space". This application presents a project that meets the 
requirements of the PDH District through innovative and creative design that also retains 
the existing community benefit provided by the Moose Lodge, while respecting the 
existing neighbors. 

This application presents and innovative and creative design that permits the Moose 
Lodge to continue is charitable contributions and also potentially expand its services to 
the underserved adult daycare market. As mentioned above, the Moose Lodge has not 
been immune to the economic downturn and a general decrease in membership among 
social clubs. The sale of excess land adjacent to the Moose Lodge and its development 
with compatible residential housing is the type of innovative and creative design solution 
the PDH district was designed to provide. 

Additionally, the use of a PDH District in this case is supported by a number of design 
considerations. It permits the use of a private street, which allows for a creative design 
that mitigates impacts on adjacent property owners. A private street can be narrower than 
a comparable public street and does not require as large of a cul-de-sac bulb. Such a 
design feature permits greater rear setbacks from adjacent residential neighborhoods. In 
this case that results in an approximately 39Mfoot minimum rear yard setback on Lots 1-5 
of Land Bay B (the residential lots adjacent to the existing neighborhood) rather than the 
25 foot rear yard setback under conventional zoning. An additional 14 foot rear yard 
setback is significant in infill projects such as the one proposed in this application. 

In addition to the additional setbacks, the use of a private street results in less impervious 
pavement within the subdivision by reducing the road width. Further, the PDH District 
permits a combined entrance to the Subject Property from Courthouse Road, which 
eliminates the need for a second curb-cut on an already difficult portion of Courthouse 
Road. 

The proposed design also permits increased open space and tree cover that are well above 
the requirements of the PDH regulations. Total open space on the Subject Property is 
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approximately 38%, which is 18% above the required 20% required in PDH districts. 
Additionally, the total tree cover on the Subject Property is approximately 34%, which is 
9% greater than the 25% required in PDH districts. The Applicant has worked 
extensively with the surrounding neighbors to identify and save additional significant 
trees. The use of smaller lots has permitted us to save 6 additional quality trees by 
creatively shifting lots on the site. 

The project is also designed to provide appropriate interaction between the two land bays. 
The design includes pedestrian connections to the open space area in front of the Moose 
Lodge. The Applicant plans to install a pavilion with picnic tables and a built in gas grill 
for use by the new homeowners. Additionally, they plan to repair and refurbish the 
existing playground to make it a safe and appealing amenity for the new residents. 
Homeowners will also be permitted to use the Moose Lodge parking lot as guest parking 
for events at their homes. Finally, the new HOA may use the Moose Lodge for its annual 
meetings. 

IV. Comprehensive Plan 

The subject Property is located within the Vienna Planning District of the Area II 
Comprehensive Plan (the "Plan"); specifically, within the V5 Nutley Community 
Planning Sector. The Plan does not provide specific language recommendations for the 
Subject Property, however, the Comprehensive Plan Map recommends residential 
development at a density of Two to Three dwelling units per acre. 

The Applicant is proposing a rezoning of the Subject Property to the PDH-3 District in 
accordance with the Comprehensive Plan recommendation. The proposed density, 2.55 
dwelling units per acre is in the middle of the Comprehensive Plan recommendation. 

V. Residential Development Criteria 

The Applicant's proposed residential layout is compatible in density and scale with the 
~urrounding development. Surrounding properties are developed with similar use, type, 
and intensity to the Applicant's proposal. In addition, the Applicant meets the Plan's 
residential development criteria as follows: 

A. Site Design 

A rezoning of the Subject Property to the PDH-3 District will complete the development 
infill of the area as envisioned by the Plan. Surrounding properties are already zoned and 
developed residentially in accordance with Plan recommendations. The proposed layout 
integrates the elements of open space, landscaping, and a functional quality design in a 
residential development that conforms to the Plan recommendations. All lots have direct 
frontage on the street and relate side yard to side yard with each other. The proposed lots 
also include usable rear yards that can accommodate decks and accessory structures. 
Approximately thirty-four percent (34%) of the site will be open space. This includes a 
passive recreation area between Lots 5 and 6, that is anticipated to include a walking trail, 
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benches, and landscaping. A five ( 5) foot wide sidewalk will be provided in Land Bay B 
that will connect to the existing sidewalk on Courthouse road. Landscaping will be 
provided throughout the site and on individual lots. Landscape details have been 
provided on the CDP/FDP to illustrate the quality and quantity of the proposed 
vegetation. The Applicant will also work with neighboring owners on the final 
placement of landscaping to provide the maximum impact. 

B. Neighborhood Context 

The Applicant proposes a residential development that Will complete an existing and 
established residential development pattern. The proposed residential development in 
Land Bay B will be in a newly formed HOA and developed with single· family detached 
homes. The density in Land Bay B is at the mid·range of the Comprehensive Plan 
recommendation and is consistent with (and slightly lower than) the adjacent Vienna 
Oaks development. A minimum thirty·nine (39) foot setback is provided to the adjacent 
homes in Vienna Oaks. Adequate yards are provided for all proposed residential 
dwelling units, including a minimum front yard of Twenty (20) feet. The Applicant's 
proposal is compatible with existing surrounding uses. 

C. Environment 

The Applicant's proposed development includes a stormwater management and best 
management practices (SWM/BMP) plan that will improve the quantity and quality of 
stormwater. The Subject Property does not currently have any stormwater management, 
which results in uncontrolled sheet flow from the site. Our proposal includes a dry pond 
on the northeastern portion of the Subject Property, to properly manage runoff from the 
new development as well as the existing Moose Lodge. The stormwater pond was 
designed to minimize the impact to existing tree cover. The proposal also includes 
pervious pavement on a portion of the Moose Lodge parking lot and an underdrain 
system. At the southwest comer of the site, the applicant proposals a tree box filterra , 
system to treat stormwater on .that portion of the site. The Applicant will also connect the 
downspouts from Lots 4 and 5 to the stormwater pipe to eliminate even the potential for 
water to cause off-site impacts. This stormwater management plan will provide water 
quality treatment and stormwater detention in excess of Fairfax County requirements. 

The Applicant is also committed to improving pre-existing drainage issues for its 
neighbors, even though those issues are not caused by or even related to the proposed 
development. Adjacent homeowners north of the Subject Property have long standing 
drainage issues that cause water to pool in their backyards. The Applicant will design 
and construct a private off-site drainage system that will resolve this issue for our 
neighbors. In addition to resolving the specific problems for our neighbors, the off-site 
private drainage system will improve the overall stormwater picture in the vicinity of the 
site. 

The Applicant is also committed to complying with Fairfax County's green building 
policy through the use of a third-party green building program. 
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D. Tree Preservation and Tree Cover Requirements. 

The Applicant will submit proffers during the processing of the rezoning application to 
ensure appropriate tree preservation measures that will increase the survivability of the 
trees designated to remain. Through extensive discussions with surrounding 
homeowners, the Applicant has used the flexibility of the P District to shift the proposed 
homes in a way that saves 6 additional high quality trees. The remainder of the proposed 
development's tree cover requirements will be satisfied by plantings, as depicted on the 
CDP/FDP. 

On the eastern side of the property, the Applicant has agreed to maintain the current fence 
line and parking areas. This equates to a minimum 75 foot buffer on that side of the 
property. Additionally, the Applicant has agreed to provide a permanent 35 foot 
conservation easement on that side of the property. These measures will protect adjacent 
homeowners now and in the future. 

E. Transportation 

The Applicant proposes safe and adequate access to the adjacent road network. The 
existing driveway on the Subject Property to Courthouse Road will be a single access to 
Courthouse Road and will connect to the new proposed residential housing and to the 
existing portion of Moose Lodge. The entrance is designed to create a clear delineation 
between Moose Lodge and residential traffic. Additionally, the use of pavers at the 
entrance will creating an aesthetically pleasing entrance and should help to slow down 
vehicles entering the site. Sidewalks within the proposed community will be connected 
to the sidewalks of the existing Courthouse Road. They will also provide a pedestrian 
connection between the proposed community and the amenities at the Moose Lodge. A 
minimum driveway length of eighteen (18) feet is provided for each single-family home 
to insure adequate parking on site. 

The Applicant is proposing a private street to serve the development. Use of a private 
street allows for a creative design that mitigates impacts on adjacent property owners. A 
private street can be narrower than a comparable public street and does not require as 
large of a cul-de-sac bulb. Such a design feature permits greater rear setbacks from 
adjacent residential neighborhoods. In this case that results in a 39-foot minimum rear 
yard setback on Lots 1-5 of Land Bay B (the residential lots adjacent to the existing 
neighborhood) rather than the 25 foot rear yard setback under conventional zoning. An 
additional 14 foot rear yard setbac~ is significant in infill projects such as the one 
proposed in this application. Use of a private street also results in less impervious 
pavement within the subdivision by reducing the road width. 

F. Public Facilities 

The proposed residential community is classified as infill development and will be served 
by existing public facilities. The Applicant's proposal of eight single-family detached 
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homes will not have a measurable impact on public facilities. The Applicant will address 
the issue of a contribution to public schools and parks in accordance with formulas 
adopted by the Board of Supervisors in the proffers that will be submitted during the 
processing of the rezoning application. 

G. Affordable Housing 

The requirements of the Affordable Dwelling Unit Ordinance do not apply to the 
Applicant's proposal, as it is less than fifty residential dwelling Wlits. The Applicant will 
address the issue of a contribution for affordable housing in accordance with policies 
adopted by the Board of Supervisors in the proffers that will be submitted during the 
processing of the rezoning application. The Applicant will propose a contribution to 
Habitat for Humanity or a similar organization in lieu of the contribution to the Fairfax 
County Housing Trust Fund. 

H. Heritage Resources 

The Applicant is unaware of any heritage resources that may be located on the subject 
Property. 

VI. Conclusion 

As described above, this application uses an innovative concept to retain the Moose 
Lodge as a community anchor, while providing residential development that is 
compatible with and respects the existing neighborhood. The Applicant's proposal meets 
the objectives of the Plan, which recommend residential development at a density of Two 
-Three dwelling units per acre. The Applicant's proposal will complete an existing and 
established residential development pattern. In addition, the layout and design of the 
proposed residential developments satisfies the residential development criteria as 
outlined herein. Lastly, the proposed development is supported by existing transportation 
and public facilities. 

Applicant: 
Christopher Land, L.L.C. 

}fA#' 
Scott E. Adams 
Agent 

Date: February 4, 2013 

36709S88_5.DOC 
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APPENDIX 4 
REZONING AFFIDAVIT 

DATE: ___ J_A_N_9_2_01_3 ___ _ 
(enter date affidavit is notarized) 

I, _S_c_o_tt-:-E_._A_da_m_s -:-----:-::---------::------:---------' do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] 
[.!] 

applicant 
applicant's authorized agent listed in Par. 1(a) below 

in Application No.(s): RZ/FDP 2011-PR-018 
(enter County-assigned application number(s), e.g. RZ 88-V -001) 

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

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

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

NAME 
(enter first name, middle initial, and 
last name) 
Christopher Land, L.L.C. 
Agent: E. John Regan, Jr. 

W. Craig Havenner 

Vienna Lodge No. 1896, Loyal Order of 
Moose, Inc. 
Agent: Carl W. Thomas 

William B. McGraw 

Vestra Realty, LLC 
Agent: John S. Sabo 

(check if applicable) 

ADDRESS RELATIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 
10461 White Granite Drive, Suite 103 Applicant/Contract Purchaser of Tax 
Oakton, VA 22124 Map No. 48-1 ((1)) 62,64 

P.O. Box 189 Title Owner of Tax Map No. 48-1((1)) 
Vienna, VA 22183 62, 64 

11864 Sunrise Valley Drive, Suite 101 Real Estate Broker/Agent for Title 
Reston, VA 20191 Owner 

[.t] There are more relationships to be listed and Par. l(a) is 
continued on a "Rezoning Attachment to Par. l(a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the 
condominium. 

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

\ RZA-1 Upd•tol (711106) 



Page j_ of_,_ 
Rezoning Attachment to Par. l(a) 

DATE: JAN 9 2013 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_IF_D_P_2_0_1_1-_P_R_-0_1_8 __________ _ 
(enter County-assigned application number (s)) 

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

NAME 
(enter first name, middle initial, and 
last name) 

McGuire Woods LLP 
Agents: 

Scott E. Adams 
Lianne E. Childress 
Carson Lee Fifer, Jr. 
David R. Gill 
Jonathan P. Rak 
Gregory A. Riegle 
Mark M. Viani 
Kenneth W. Wire 
Sheri L. Akin 
Lisa M. Chiblow 
Lori R. Greenlief 

christopher consultants, ltd. 
Agent: Michael S. Kitchen 

John C. Levtov 
John B. Rinaldi 

(check if applicable) [ ] 

ADDRESS 
(enter number, street, city, state, and zip code) 

1750 Tysons Boulevard, Suite 1800 
Tysons Comer, VA 22102 

9900 Main Street, Fourth Floor 
Fairfax, VA 22031-3907 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Attorney/ Agent for Applicant/Contract 
Purchaser 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Attorney/ Agent 
Planner/ Agent 
Planner/ Agent 
Planner/ Agent 

Engineer/ Agent for Applicant/Contract 
Purchaser 

There are more relationships to be listed and Par. l(a) is continued further 
on a "Rezoning Attachment to Par. l(a)" form. 



REZONING AFFIDAVIT 
JAN 9 2013 

DATE: -----------------------
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 2011-PR-018 
(enter County-assigned application number(s)) 

Page Two 

l(b). The following constitutes a listing*** ofthe SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders, and ifthe corporation is 
an owner of the subject land, all ofthe OFFICERS and DIRECTORS of such corporation: 

(NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE 
INVESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Christopher Land, L.L.C. 
10461 White Granite Drive, Suite 103 
Oakton, VA 22124 

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

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

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

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
E. John Regan, Jr., Member 
W. Craig Havenner, Member 

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

(check if applicable) There is more corporation information and Par. 1(b) is continued on a "Rezoning 
Attachment 1 (b)" form. 

***All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated (7/1106) 



Page_)_ of "V 
Rezoning Attachment to Par.l(b) 

DAlli: _____ JA_N __ 9_2~0~13 ______ _ 
(enter date affidavit is notarized) 

for Application No. (s ): _RZ_IF_D_P_2_0_11_-_PR_-0_1_8:----:----:-----:---:---
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Vienna Lodge No. 1896, Loyal Order of Moose, Inc. 
P.O. Box 189 
Vienna, VA 22183 

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

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

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Carl W. Thomas, Governor & President William A. Parks, Treasurer 
William B. McGraw, Adminstrator & Secretary 
Bruce G. Pickett, Vice President 

========--==================================== 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Vestra Realty, LLC 
11864 Sunrise Valley Drive, Suite 101 
Reston, VA 20191 

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

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

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

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

JohnS. Sabo 

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

(check if applicable) 

FORM RZA-1 Updated (7/1106) 

There is more corporation information and Par. l{b) is continued further on a 
"Rezoning Attachment to Par. I (b)" form. 



v v 
Page __ of __ 

Rezoning Attachment to Par. l(b) 

DATE: ___ J_A_N_9_2_01_3 __ _ 
(enter date affidavit is notarized) 

. for Application No. (s): _RZ_IF_D_P_2_0_11_-_P_R_-0_1_8 ___________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
christopher consultants, ltd. 
9900 Main Street, Fourth Floor 
Fairfax, VA 22031-3907 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning 10% or more of any 

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

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Christopher W. Brown William R. Zink Jeffrey S. Smith 
William R. Goldsmith, Jr. Ruth R. Fields 
Louis Canonico Michael S. Kitchen 

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

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

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

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

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

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

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

(check if applicable) [ ] 

FORM RZA-1 Updated (7/1106) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page Three 
REZONING AFFIDAVIT 

DATE: ___ JAN __ 9_2_01_3 __ _ 
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 2011-PR-018 
(enter County-assigned application number(s)) 

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

PAR1NERSHIP INFORMATION 

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

McGuire Woods LLP 
1750 Tysons Boulevard, Suite 1800 
Tysons Comer, VA 22102 

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

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

Adams, John D. 
Alphonso, Gordon R. 
Anderson, Arthur E., II 
Anderson, Mark E. 
Andre-Dumont, Hubert 
Bagley, Terrence M. 
Barger, Brian D. 
Becker, Scott L. 
Becket, Thomas L. 
Belcher, Dennis I. 
Bell, Craig D. 

Equity Partners of McGuireWoods LLP 

Beresford, Richard A. 
Bilik, R. E. 
Blank, Jonathan T. 
Boland, J. W. 
Brenner, Irving M. 
Brooks, Edwin E. 
Brose, R. C. 
Burk, Eric L. 
Busch, Stephen D. 
cabaniss, Thomas E. 
Cacheris, Kimberly Q. 

cairns, Scott S. 
capwell, Jeffrey R. 
cason, Alan C. 
Chaffin, Rebecca S. 
Chapman, Jeffrey J. 
Cobb, John H. 
Cockrell, Geoffrey C. 
Cogbill, John V., III 
Covington, Peter J. 
Cramer, Robert W. 
Cromwell, Richard J. 

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

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In thecaseofanAPPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated (7/l/06) 



Page _I_ of V' 
Rezoning Attachment to Par. l(c) 

DATE: ___ JA_N_9_2_01_3 ___ _ 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_!F_D_P_20_1_1_-P_R_-_0_18 __________ _ 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
McGuire Woods LLP 
1750 Tysons Boulevard, Suite 1800 
Tysons Comer, VA 22102 

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

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

Culbertson, Craig R. 
Cullen, Richard (nmi) 
Daglio, Michael R. 
De Ridder, Patrick A. 
Dickerman, Dorothea W. 
DiMattia, Michael J. 
Dooley, Kathleen H. 
Doubet King, Sally 
Downing, Scott P. 
Edwards, Elizabeth F. 
Ensing, Donald A. 
Ey, Douglas W., Jr. 
Farrell, Thomas M. 
Feller, Howard (nmi) 
Fennebresque, John C. 
Finkelson, David E. 
Foley, Douglas M. 
Fox, Charles D., IV 
Franklin, Ronald G. 
Fratkin, Bryan A. 
Freedlander, Mark E. 
Freeman, Jeremy D. 
Fuhr, Joy C. 
Gambill, Michael A. 
Gibson, Donald J., Jr. 
Glassman, Margaret M. 
Glickson, Scott L. 

Gold, Stephen (nmi) 
Goldstein, Philip (nmi) 
Grant, Richard S. 
Greenberg, Richard T. 
Gresham, A. B. 
Grieb, John T. 
Harmon, Jonathan P. 
Harmon, T. C. 
Hartsell, David L. 
Hatcher, J. K. 
Hayden, Patrick L. 
Hayes, Dian W. 
Heberton, George H. 
Hedrick, James T., Jr. 
Horne, Patrick T. 
Hornyak, David J. 
Hosmer, Patricia F. 
Hutson, Benne C. 
Isaf, Fred T. 
Jackson, J. B. 
Jordan, Hilary P. 
Kanazawa, Sidney K. 
Kannensohn, Kimberly J. 
Katsantonis, Joanne (nmi) 
Keeler, Steven J. 
Kerr, James Y., II 
Kilpatrick, Gregory R. 

King, Donald E. 
Kittrell, Steven D. 
Kobayashi, Naho (nmi) 
Kratz, Timothy H. 
Krueger, Kurt J. 
Kutrow, Bradley R. 
La Fratta, Mark J. 
Lias-Booker, Ava E. 
Little, Nancy R. 
Long, William M. 
Manning, Amy B. 
Marianes, William B. 
Marks, Robert G. 
Marshall, Gary s. 
Marshall, Harrison L., Jr. 
Marsico, Leonard J. 
Martin, Cecil E., III 
Martin, George K. 
Martinez, Peter W. 
Mason, Richard J. 
Mathews, Eugene E., III 
Mayberry, William C. 
McDonald, John G. 
McElligott, James P. 
McFarland, Robert W. 
McGinnis, Kevin A. 
Mdntyre, Charles W. 

(check if applicable) L!] There is more partnership information and Par. 1 (c) is continued further on a 
"Rezoning Attachment to Par. l(c)" form. 

FORM RZA-1 Updated (7/1106) 



Page~ of V 
Rezoning Attachment to Par. l(c) 

DATE: ___ JAN __ 9_20_13 ___ _ 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_!F_D_P_2_0 1_1_-_PR_-0_1_8 _________ :-:----
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
McGuire Woods LLP 
1750 Tysons Boulevard, Suite 1800 
Tysons Comer, VA 22102 

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

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

Mclean, J. D. 
McRill, Emery B. 
Milianti, Peter A. 
Miller, Amy E. 
Moldovan, Victor L. 
Muckenfuss, Robert A. 
Murphy, Sean F. 
Natarajan, Rajsekhar (nmi) 
Neale, Jam~s F. 
Nesbit, Christopher S. 
Newhouse, Philip J. 
Nickens, Jacks C. 
O'Grady, John B. 
O'Hare, James P. 
Oakey, David N. 
Oostdyk, Scott C. 
Padgett, John D. 
Parker, Brian K. 
Perzek, Philip J. 
Phears, H. W. 
Phillips, Michael R. 
Pryor, Robert H. 
Pusateri, David P. 
Rak, Jonathan P. 
Rakison, Robert B. 

Reid, Joseph K., III 
Richardson, David L. 
Riegle, Gregory A. 
Riley, James B., Jr. 
Riopelle, Brian C. 
Roberts, Manley W. 
Robinson, Stephen W. 
Roeschenthaler, Michael J. 
Rogers, Marvin L. 
Rohman, Thomas P. 
Rosen, Gregg M. 
Rust, Dana L. 
Satterwhite, Rodney A. 
Scheurer, P. C. 
Schewel, Michael J. 
Schmidt, Gordon W. 
Sellers, Jane W. 
Shelley, Patrick M. 
Simmons, L. D., II 
Simmons, Robert W. 
Slone, Daniel K. 
Spahn, Thomas E. 
Spitz, Joel H. 
Stallings, Thomas J. 
Steen, Bruce M. 

Stein, Marta A. 
Stone, Jacquelyn E. 
Swan, David I. 
Tackley, Michael 0. 
Tarry, Samuel L., Jr. 
Thornhill, James A. 
Van der Mersch, Xavier G. 
Vaughn, Scott P. 
Vick, Howard C., Jr. 
Viola, Richard W. 
Wade, H. L., Jr. 
Walker, John T., IV 
Walker, W. K., Jr. 
Walsh, James H. 
Watts, Stephen H., II 
Westwood, Scott E. 
Whelpley, David B., Jr. 
White, H. R., III 
White, Walter H., Jr. 
Wilburn, John D. 
Williams, Steven R. 
Wren, Elizabeth G. 
Wrysinski, Matthew J. 
Young, Kevin J. 

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

FORM RZA-1 Updated (7/1/06) 



Page Four 
REZONING AFFIDAVIT 

DATE: ___ J_A_N _9_2_01_3 __ _ 
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 2011-PR-018 
(enter County-assigned application number(s)) 

1(d). One of the following boxes must be checked: 

[ ] In addition to the names listed in Paragraphs 1(a), 1(b), and 1(c) above, the following is a listing 
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land: 

[.t] Other than the names listed in Paragraphs 1 (a), 1 (b), and 1 (c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

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

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

NONE 

(check if applicable) [ ] 

FORM RZA·I Updated (7/1/06) 

There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 



Page Five 
REZONING AFFIDAVIT 

DATE: ---:----::-JA_N----=-=-9-:--2-:-0--::-13 ___ _ 
(enter date affidavit is notarized) 

for Application No. (s): RZ/FDP 2011-PR-018 
(enter County-assigned application number(s)) 

3. That within the twelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate 
household, either directly or by way of partnership in which any of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any of those listed in Par. 1 above. 

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

NONE 

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

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

4. That the information contained in this affidavit is complete, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* ofthe land have been listed and broken down, and that prior to each 
and every public hearing on this matter, I will reexamine this affidavit and provide any changed 
or supplemental information, including business or financial relationships of the type described 
in Paragraph 3 above, that arise on or after the date of this application. 

WITNESS the following signature: _J-2~~---~--------------------
(check one) [ ] Applicant [/]Applicant's Authorized Agent 

Scott E. Adams, Esquire 
(type or print first name, middle initial, last name, and title of signee) 

Suqs<;~ibe~ ~d sworn to before me this qth... d~__.:J.=-=a..~IUla.:..=....::::=..:...:(L-f~-- 20 _1.3_, in the ~Comm. 

of VIr~ fUCL , County/Gify of___._,fCl ..... i.....,~~--:,.£-~-·=-""~:____;:;__-----.£.£""'---"'.__,~~'.=...£;..oq._-

My commission expires: !J/';. i I LO/lo 
7 Notary Public 

~ RZA-1 Updated (7/1106) 

Grace E. Chae 
Commonwealth of Virginia 

Notary Public 
Comml&sion No. 7172971 

My Commission Expires 5/31/2016 



COMMONWEALTH OF" VIRGINIA 

COUNTY OF FAIRFAX 

Mr. William McGraw 
Moose Lodge 
9616 Old Courthouse Road 
Vierma, Virginia 22180 

Dear Mr. J.kGraw: 

•100 CHAIN SRIOGE ROAO 
FAIRFAX. VIRGINIA 22030 

February 15, ·.:1985 

Re: Special Exception Amendment 
Number SEA 83-P-011-1 

. .n I r (, I c. ( 0'-'r f J, a .. L4.. frl C\ u"' 

At a regular meeting of the Board of Supervisors held on February 11, 
1985, the Board approved Special Exception Amendment Number SEA 83-P-011-1, 
in the name of The ~ioose Lodge, Loyal Order of Vienna 11896, Incorporated, 
located as Tax Map 48-1 ((1)) 62 for expansion of a private club pursuant to 

•- Section 3-104 of the Fairfax County Zoning Ordinance, by requiring 
conformance with the following development conditions: 

1. !his Special Exception Amer~ent supersedes any previous special 
exception or special permit and is granted for and nms with the 
land indicated in this application and is not ·transferable to other 
land. 

2. This Special Exception Amendment is granted only for the 
purpose(s), structure(s) and/or use(s) indicated on the Special 
Exception Plat approved with the application, as qualified by these 
development conditions. 

3. This Special Exception Amendment is subject to the provisions of 
Article 17, Site Plans. Any plan submitted pursuant to this 
Special Exception Amendment shall be in substantial conformance 
with the approved Special Exception Plat and these conditions. 
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A site plan and landscaping plan will be submitted for approval in 
accordance with the provisions of Articles 13 and 17 of the Zonfng 
Ordinance. 

_Ro_~d widening to 22 feet frotn the cent-erline, and curb, gutter and 
sidewan~~-construttion--shall-be--~installed -on_Caurthou_s~e,_Road, at 
such time as similar improvements are installed on ei ther-ad)oinirig- -
property or at such time-as the Virginia Department of Highways and 
Transportation improves the grade or Fairfax County requests the 
improvements on Courthouse Road. Location of said improvements 
shall be consistent with existing adjacent sections of Courthouse 
Road. -

Right-of-way dedication to 30 feet from the centerline of 
Courthouse Road shall be provided. The dedication shall be 
consistent with dedication for the adjacent subdivision on 
Courthouse Road. 

A 3 to 4 foot earth berm with landscaping or some other barrier 
shall be provided between the new right-of ~Y line and the parking 
lot, at such time as the Virginia Department of Highways and 
Transportation improves the grade or Fairfax County requests the 
improvements on Courthouse Road. Evergreens not less than 6 feet 
in height shall be planted along the berm. 

The applicant shall work closely with the County Arborist to 
preserve as many of the large trees on the site as possible and to 
determine what type of plantings are effective to fill the 
understory around the site. Trees to be preserved and supplemental 
landscaping shall be a feature shown on -the site plan. Plantings 
made a part of the site plan shall be determined by a consensus 
among the applicant, the arborist, and neighbors of the lodge. 

Parking spaces shall not be located closer than 35 feet from the 
front and western boundary lines and 75 feet from the rear and 
eastern boundary lines. The 35 foot setback shall be calculated 
from the new right-of-way line on Courthouse Road. 

Exterior lighting of the facade or parking area shall be directed 
away from the adjacent residential conmnmity. Parking lot lights 
will be of the near-ground type to illuminate only the parking lot 
surface with no illumination over the 6-foot £~nee i~ the eastern 
parking lot. 

No additional entrances shall be constructed to the site. 



. -

-3-

February 15, 1985 
SEA 83-P-011-1 

12. The entranceway shall be widened to a minimum of 23 feet. ln 
addition, driveways shown near the front of the lodge and around 
the back of the lodge shall be eliminated and replaced by a single 
driveway extending from the entranceway, parallel and nearer to 

.... Courthous_e~ .Ro~~t, .. ~~ .. e;~f!I1Q_i_ng. to t.h~-· -~a~~~m~par_lc.jpg_ . .I~ot ~- .... _ 

13. Existing foliage and enbankments at the entrance~ay must be cleared 
and graded to increase sight distance. Determination of adequate 
sight distance at the entrance may be made at the time of site plan 
review by the Department of 'Environmental Management. 

14. Hours of operation shall be: 10 a.m. - midnight Monday through 
Thursday; 10 a.m. to 2 a.m. Friday through Saturday: and 10 a.m. 
10 p.m. Sunday. 

15. The applicant ~11 execute and record an agreement to submit plans 
and profiles and to install curb, gutter, sidewalk and road 
widening along the frontage of the site, at such time as similar 
improvements are installed on either adjoining property or at such 
time as the Virginia Department of Highways and Transportation 
improves the grade or Fairfax County requests the improvements on 
Courthouse Road. 

16. The parking area shall be separated from the entry drive by curbing 
or some other acceptable barrier. 

17. Outdoor noise or amplified music shall not be permitted after 10 
p.m. 

18. All transition screening, as requi:ed by the Zoning Ordinance, 
shall be supplemented by the plantlng of evergreen trees that will: 

a. provide good near-ground foliage and which will attain heights 
in excess of six feet; and, 

b. be maintained to provide a permanent visual barrier in the 
areas parallel to White Cedar and Lemontree Lanes (the 
northeastern and northwestern sides of the site). 

IS. The parking lot located on the east side of the building 
shall be used for overflow parking only. 

a. Access to the eastern parking lot will be blocked by a gate 
which will remain closed except for when the additional 
parking is needed. 
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b. Required handicapped parking spaces will be located in the 
parking lot located t·rest of the building. ·· 

A 6-foot high board-on-board·fence shall be constructed around 
··· ·· the-parking~ lot. add-ition-on.the.east .. side of_the __ builiiJDg -~. 

along the northernmost borders of the western parking lot. 
A final determination of whether to locate the fence along 
the northernmost boraer of the western parking lot shall be 
determined by a consensus among the applicants and the 
neighbors of the lodge. !he fences shall also be maintained by 
the Moose Lodge. 

20. Provision shall be made for runoff from the parking lots to assure 
that a drainage problem is not created for abutting properties. 
Public Facilities Manual standards affecting drainage fro~ the 
property will be strictly adhered to before approval is granted to 
proceed with construction of the eastern parking lot. 

21. All conditions relevant to this application, with the exception of 
Numbers 5, 7 and 15, will be met prior to or simultaneous with 
construction of any new parking facilities approved in this special 
exception application. 

22. Construction of the Lodge shall be limited to a one-story, 
50-foot x 100-foot building. 

This approyal, contingent on the above noted conditions, shall not 
======--~-=~=relieve the applicant from compliance with the provisions of any applicable 
=========n·rdinances, regulations, or adopted standards. The applicant shall be 
==========·d·mself responsible for obtaining the required Non-Residential Use Permit 
==========·ohurough established procedures, and this Special Exception shall not be valid 
========::::::z:"rnntil this has been accomplished. 

Under Section 9-015 of the Zoning Ordinance, this Special Exception 
-----~endment shall automatically expire, without notice, eighteen (18) months 
===========::::<:tf,..ter the approval date of the Special Exception unless the activity 
=======·=-=.::::::cc..uuthorized has been established, or unless construction· has commenced, and is 
----------~·~;iligently pursued, or unless additional time is approved by the Board of 

----· ------- ·:'>upervisors because of the occurrence of conditions unforeseen at the time of 
========::::!:he approval of this Special Exception. A request for addi tiona! time shall 

~ justified in writing, and must be filed with the Zoning Administrator 
-----------.-_ .--~,1 ior to the expiration date. 
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If you have any questions concerning this Special Exception Amendment, 
please give me a call. 

EWR/lc 

cc: Sacuel A. Patteson, Jr. 
Supervisor of Assessments 

Gilbert R. Knowlton, Deputy 
Zoning Administrator 

W 11 ·e S. Covington, Jr., Olief 
r.mit, Plan Review Branch 
rd D. Faubion, Director 

Zoning Evaluation Division 
Ted Austell, III 

Very truly yours, 

Ethel Wilcox Register, 01C 
Clerk to the Board of Supervisors 

Executive Assistant to the County Executive 
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APPENDIX 6 

DATE: February 8, 2013 
TO: Barbara Berlin, Director 

Zoning Evaluation Division, DPZ 

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

SUBJECT: Land Use Analysis and Environmental Assessment: RZ/FDP 2011-PR-018 
Christopher Land, LLC (aka Vienna Moose Lodge) 

The memorandum, prepared by John R. Bell, includes citations from the Comprehensive Plan 
that provide guidance for the evaluation of the development plan as revised through 
February 4, 2013. 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 site is developed with a 7,155 square foot Moose Lodge, surface parking and playground. 
The western portion proposed for residential units is vacant with trees and a portion of the 
parking lot. If approved, the rezoning will allow this area to be developed with eight single
family units at 2.8 dwelling units per acre (dulac). The Moose Lodge will relocate parking to the 
eastern portion and have a reduction of 46 parking spaces. The playground is proposed to be 
removed, and in its location a future expansion of the lodge facility and for a pavilion. The 
proposed site entrance location will be at the currently existing point, sharing access to both the 
fraternal facility and the eight residential units. 

LOCATION AND CHARACTER OF THE AREA 

The subject property is located in the Nutley Community Planning Sector, Vienna Planning 
District. The site is bounded by Courthouse Road (Route 673) to the south, and single-family 
detached homes to the west, north and east developed at 2-3 dwelling units per acre. South of 
Courthouse Road is the 84-acre Nottoway Park. The topography of the site has a gentle slope 
downwards towards northeast comer. There is substantial existing vegetation on the property, 
including many large trees that are worthy of preservation. 

Department of Planning and Zoning db 
Planning Division 

12055 Government Center Parkway, Suite730 .J::<: 
Fairfax, Virginia 22035-5509 ~ 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

Phone 703-324-1380 DEPARTMENT 0 , 

Fax 703-324-3056 PLANNING 
www.fairfaxcounty.gov/dpz/ & ZONING 
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COMPREHENSIVE PLAN CITATIONS: 

Land Use 

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Land Use, as amended through 
September 22, 2008, page 5, the Plan states: 

"Objective 8: Fairfax County should encourage a land use pattern that protects, 
enhances and/or maintains stability in established residential 
neighborhoods. 

Policy a. Protect and enhance existing neighborhoods by ensuring that infill 
development is of compatible use, and density/intensity, and that adverse 
impacts on public facility and transportation systems, the environment and the 
surrounding community will not occur." 

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Land Use, as amended through 
September 22, 2008, pages 9-1 0, the Plan states: 

"Objective 14: Fairfax County should seek to achieve a harmonious and attractive 
development pattern which minimizes undesirable visual, auditory, 
environmental and other impacts created by potentially incompatible 
uses. 

Policy b. 

Policy c. 

Policy j. 

Encourage infill development in established areas that is compatible with 
existing and/or planned land use and that is at a compatible scale with the 
surrounding area and that can be supported by adequate public facilities and 
transportation systems. 

Achieve compatible transitions between adjoining land uses through the 
control of height and the use of appropriate buffering and screening. 

Use cluster development as one means to enhance environmental preservation 
when the smaller lot sizes permitted would compliment surrounding 
development. 

Fairfax County Comprehensive Plan, 2011 Edition, Area II, Vienna Planning District as 
amended through June 19,2012, V5-Nutely Community Planning Sector, Land Use 
Recommendations, page 85: 

"Land Use 

The Nutley Community Planning sector is largely developed as stable residential neighborhoods. 
Infill development in these neighborhoods should be of a compatible use, type and intensity in 
accordance with the guidance provided by the Policy Plan under Land Use Objectives 8 and 14." 

0:\2013 _Development_Review_Reports\Rezonings\RZ_FDP _2011-PR-018_ Vienna Moose_2012 _envlu_rev _2_20 13.doc 
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Environment 

Fairfax County Comprehensive Plan, Policy Plan, 2011 Edition, Environment section as amended 
through July 27, 2010, on page 7 through 9, the Plan states: 

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

Policy a. Maintain a best management practices (BMP) program for Fairfax County and 
ensure that new development and redevelopment complies with the County's 
best management practice (BMP) requirements .... 

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

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 storm water 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: 

Minimize the amount of impervious surface created .... 

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. 

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

Development proposals should implement best management practices to reduce runoff 
pollution and other impacts. Preferred practices include: those which recharge 
groundwater when such recharge will not degrade groundwater quality; those which 
preserve as much undisturbed open.space as possible; and, those which contribute to 
ecological diversity by the creation of wetlands or other habitat enhancing BMPs, 
consistent with State guidelines and regulations .... 

Programs to improve water quality in the Potomac River/Estuary, and Chesapeake Bay 
will continue to have significant impacts on planning and development in Fairfax County. 
There is abundant evidence that water quality and the marine environment in the Bay are 

0:\2013_Deve1opment_Review_Reports\Rezonings\RZ_FDP _2011-PR-018_ Vienna Moose_2012_env1u_rev_2_2013 doc 
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deteriorating, and that this deterioration is the result of land use activities throughout the 
watershed." 

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

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

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

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

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended 
through July 27, 2010, page 19: 

"Objective 13: 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. 

Policy a. 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: 

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. 
Use of renewable energy resources. 

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

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

0:\2013 _Development_ Review _Reports\Rezonings\RZ_FDP _ 2011-PR-018_ Vienna Moose_20 12_envlu_rev _2_2013.doc 
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Policy c. 

Policy d. 

Reuse of existing building materials for redevelopment projects. 

Recycling/salvage of non-hazardous construction, demolition, and land 
clearing debris. 
Use of recycled and rapidly renewable building materials. 

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

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 .... 

Ensure that zoning proposals for residential development will qualify for the 
ENERGY STAR Qualified Homes designation, where such zoning proposals seek 
development at the high end of the Plan density range and where broader 
commitments to green building practices are not being applied. 

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. " 

COMPREHENSIVE PLAN MAP: Residential use at 2-3 dwelling units per acre (dulac) 

LAND USE ANALYSIS 

Comprehensive Plan guidance indicates that the V5 Nutley Planning Sector is largely developed 
as stable residential neighborhoods and that infill development in these neighborhoods should be 
of a compatible use, type and intensity. The two parcels totaling 5. 73 acres contain an existing 

0:\2013 _Development_ Review_ Reports\Rezonings\RZ_FDP _ 2011-PR-018_ Vienna Moose_20 12_envlu_rev _2_20 13.doc 
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7,155 square foot fraternal lodge, surface parking, playground and an abundant amount of tree 
cover. The applicant has proposed rezoning both parcels from R-1 to PDH-3. This would allow 
2.86 acres (Land Bay B) to develop up to eight single family-detached units. Land Bay B will be 
accessible by a new private street that will share the existing access point for the Moose Lodge 
(Land Bay A). 

The submitted plan indicates a desire for a modest future expansion of the Moose Lodge. The 
applicant proposes to remove the existing playground on site. The applicant is proposing to 
provide a contribution to be used for turf improvements to the playing fields at the nearby 
Nottoway Park. 

While developments are not expected to be identical with the existing development neighboring 
the subject site, Objectives 8 and 14 state that they should fit into the fabric of the community. 
The surrounding properties to the north, east and west are developed with single family detached 
dwellings at 2-3 units per acre on public streets. The applicant's proposal to develop a 2.67 acre 
portion of the subject property with eight dwelling units at 2.8 dwelling units per acre falls 
within the recommended Plan density of2-3 dwelling units per acre and the type of residential 
development (single family detached units) is in harmony with that of the existing surrounding 
properties. The provision of on-site recreation, as recommended by the Plan, should also be 
addressed to the satisfaction of the Park Authority staff. 

ENVIRONMENTAL ASSESSMENT 

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

Tree Preservation 

The undeveloped portion of the site is characterized by upland forest including mature tulip poplar, 
white oak, white pine, American beech, red maple and American Elm Staff recommends that the 
applicant work with the Urban Forestry Management staff in pursuing opportunities to maximize 
tree save and new tree planting areas. 

Green Building 

The applicant is seeking to develop a portion of subject property at eight dwelling units at 2.8 
dwelling units per acre which is at the high end of the planned density range. Therefore, to be in 
conformance Policy Plan's green building guidance, the applicant should provide a proffered 
commitment for Energy Star Qualified Homes or an equivalent rating system to be attained prior to 
the issuance of a residential use permit (RUP) for each dwelling unit. The applicant is proposing 
certification of each dwelling prior to the issuance of a RUP through Earthcraft House or National 
Association of Home Builders (NAHB) using the Energy Star Qualified Homes path for energy 

0:\2013 _Deve1opment_Review _Reports\Rezonings\RZ_FDP _ 2011-PR-018_ Vienna Moose_2012_env1u_rev _2_ 20 13.doc 
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performance. Staff finds Earth craft and NAHB with Energy Star Qualified Homes path to be an 
equivalent rating system to Energy Star Qualified Homes. 

PGN: JRB 

0:\2013 _Development_ Review_ Reports\Rezonings\RZ_FDP _2011-PR-018_ Vienna Moose_ 2012_ envlu_rev _2_20 13.doc 



APPENDIX 7 

RESIDENTIAL DEVELOPMENT CRITERIA 

Fairfax County expects new residential development to enhance the community by: 
fitting into the fabric of the neighborhood, respecting the environment, addressing 
transportation impacts, addressing impacts on other public facilities, being responsive to our 
historic heritage, contributing to the provision of affordable housing and, being responsive to 
the unique site specific considerations of the property. To that end, the following criteria are 
to be used in evaluating zoning requests for new residential development. The resolution of 
issues identified during the evaluation of a specific development proposal is critical if the 
proposal is to receive favorable consideration. 

Where the Plan recommends a possible increase in density above the existing 
zoning of the property, achievement of the requested density will be based, in substantial 
part, on whether development related issues are satisfactorily addressed as determined by 
application of these development criteria. Most, if not all, of the criteria will be applicable in 
every application; however, due to the differing nature of specific development proposals 
and their impacts, the development criteria need not be equally weighted. If there are 
extraordinary circumstances, a single criterion or several criteria may be overriding in 
evaluating the merits of a particular proposal. Use of these criteria as an evaluation tool is 
not intended to be limiting in regard to review of the application with respect to other 
guidance found in the Plan or other aspects that the applicant incorporates into the 
development proposal. Applicants are encouraged to submit the best possible 
development proposals. In applying the Residential Development Criteria to specific 
projects and in determining whether a criterion has been satisfied, factors such as the 
following may be considered: 

• the size of the project 
• site specific issues that affect the applicant's ability to address in a meaningful 

way relevant development issues 
• whether the proposal is advancing the guidance found in the area plans or other 

planning and policy goals (e.g. revitalization). 

When there has been an identified need or problem, credit toward satisfying the 
criteria will be awarded based upon whether proposed commitments by the applicant will 
significantly advance problem resolution. In all cases, the responsibility for demonstrating 
satisfaction of the criteria rests with the applicant. 

1. Site Design: 

All rezoning applications for residential development should be characterized by high 
quality site design. Rezoning proposals for residential development, regardless of 
the proposed density, will be evaluated based upon the following principles, although 
not all of the principles may be applicable for all developments. 

a) Consolidation: Developments should provide parcel consolidation in 
conformance with any site specific text and applicable policy recommendations of 
the Comprehensive Plan. Should the Plan text not specifically address 
consolidation, the nature and extent of any proposed parcel consolidation should 
further the integration of the development with adjacent parcels. In any event, 
the proposed consolidation should not preclude nearby properties from 
developing as recommended by the Plan. 



b) Layout: The layout should: 

• provide logical, functional and appropriate relationships among the various 
parts (e. g. dwelling units, yards, streets, open space, stormwater 
management facilities, existing vegetation, noise mitigation measures, 
sidewalks and fences); 

• provide dwelling units that are oriented appropriately to adjacent streets and 
homes; 

• include usable yard areas within the individual lots that accommodate the 
future construction of decks, sunrooms, porches, and/or accessory 
structures in the layout of the lots, and that provide space for landscaping to 
thrive and for maintenance activities; 

• provide logical and appropriate relationships among the proposed lots 
including the relationships of yards, the orientation of the dwelling units, and 
the use of pipestem lots; 

• provide convenient access to transit facilities; 
• Identify all existing utilities and make every effort to identify all proposed 

utilities and stormwater management outfall areas; encourage utility 
collocation where feasible. 

c) Open Space: Developments should provide usable, accessible, and well
integrated open space. This principle is applicable to all projects where open 
space is required by the Zoning Ordinance and should be considered, where 
appropriate, in other circumstances. 

d) Landscaping: Developments should provide appropriate landscaping: for 
example, in parking lots, in open space areas, along streets, in and around 
stormwater management facilities, and on individual lots. 

e) Amenities: Developments should provide amenities such as benches, gazebos, 
recreational amenities, play areas for children, walls and fences, special paving 
treatments, street furniture, and lighting. 

2. Neighborhood Context: 

All rezoning applications for residential development, regardless of the proposed 
density, should be designed to fit into the community within which the development 
is to be located. Developments should fit into the fabric of their adjacent 
neighborhoods, as evidenced by an evaluation of: 

• transitions to abutting and adjacent uses; 
• lot sizes, particularly along the periphery; 
• bulk/mass of the proposed dwelling units; 
• setbacks (front, side and rear); 
• orientation of the proposed dwelling units to adjacent streets and homes; 
• architectural elevations and materials; 
• pedestrian, bicycle and vehicular connections to off-site trails, roadways, 

transit facilities and land uses; 
• existing topography and vegetative cover and proposed changes to them as a 

result of clearing and grading. 

It is not expected that developments will be identical to their neighbors, but that the 
development fit into the fabric of the community. In evaluating this criterion, the 
individual circumstances of the property will be considered: such as, the nature of 
existing and planned development surrounding and/or adjacent to the property; 
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whether the property provides a transition between different uses or densities; 
whether access to an infill development is through an existing neighborhood; or, 
whether the property is within an area that is planned for redevelopment. 

3. Environment: 

All rezoning applications for residential development should respect the 
environment. Rezoning proposals for residential development, regardless of the 
proposed density, should be consistent with the policies and objectives of the 
environmental element of the Policy Plan, and will also be evaluated on the following 
principles, where applicable. 

a) Preservation: Developments should conserve natural environmental resources 
by protecting, enhancing, and/or restoring the habitat value and pollution 
reduction potential of floodplains, stream valleys, EQCs, RPAs, woodlands, 
wetlands and other environmentally sensitive areas. 

b) Slopes and Soils: The design of developments should take existing 
topographic conditions and soil characteristics into consideration. 

c) Water Quality: Developments should minimize off-site impacts on water 
quality by commitments to state of the art best management practices for 
stormwater management and better site design and low impact development 
(LID) techniques. 

d) Drainage: The volume and velocity of stormwater runoff from new development 
should be managed in order to avoid impacts on downstream properties. 
Where drainage is a particular concern, the applicant should demonstrate that 
off-site drainage impacts will be mitigated and that stormwater management 
facilities are designed and sized appropriately. Adequate drainage outfall 
should be verified, and the location of drainage outfall (onsite or offsite) should 
be shown on development plans. 

e) Noise: Developments should protect future and current residents and others 
from the adverse impacts of transportation generated noise. 

f) Lighting: Developments should commit to exterior lighting fixtures that 
minimize neighborhood glare and impacts to the night sky. 

g) Energy: Developments should use site design techniques such as solar 
orientation and landscaping to achieve energy savings, and should be designed 
to encourage and facilitate walking and bicycling. Energy efficiency measures 
should be incorporated into building design and construction. 

4. Tree Preservation and Tree Cover Requirements: 

All rezoning applications for residential development, regardless of the proposed 
density, should be designed to take advantage of the existing quality tree cover. If 
quality tree cover exists on site as determined by the County, it is highly desirable 
that developments meet most or all of their tree cover requirement by preserving 
and, where feasible and appropriate, transplanting existing trees. Tree cover in 
excess of ordinance requirements is highly desirable. Proposed utilities, including 
stormwater management and outfall facilities and sanitary sewer lines, should be 
located to avoid conflicts with tree preservation and planting areas. Air quality
sensitive tree preservation and planting efforts (see Objective 1, Policy c in the 
Environment section of this document) are also encouraged. 



5. Transportation: 

All rezoning applications for residential development should implement measures to 
address planned transportation improvements. Applicants should offset their 
impacts to the transportation network. Accepted techniques should be utilized for 
analysis of the development's impact on the network. Residential development 
considered under these criteria will range widely in density and, therefore, will result 
in differing impacts to the transportation network. Some criteria will have universal 
applicability while others will apply only under specific circumstances. Regardless of 
the proposed density, applications will be evaluated based upon the following 
principles, although not all of the principles may be applicable. 

a) Transportation Improvements: Residential development should provide safe and 
adequate access to the road network, maintain the ability of local streets to safely 
accommodate traffic, and offset the impact of additional traffic through 
commitments to the following: 

• Capacity enhancements to nearby arterial and collector streets; 
• Street design features that improve safety and mobility for non-motorized 

forms of transportation; 
• Signals and other traffic control measures; 
• Development phasing to coincide with identified transportation improvements; 
• Right-of-way dedication; 
• Construction of other improvements beyond ordinance requirements; 
• Monetary contributions for improvements in the vicinity of the development. 

b) Transif/Transportation Management: Mass transit usage and other transportation 
measures to reduce vehicular trips should be encouraged by: 

• Provision of bus shelters; 
• Implementation and/or participation in a shuttle bus service; 
• Participation in programs designed to reduce vehicular trips; 
• Incorporation of transit facilities within the development and integration of 

transit with adjacent areas; 
• Provision of trails and facilities that increase safety and mobility for non

motorized travel. 

c) Interconnection of the Street Network: Vehicular connections between 
neighborhoods should be provided, as follows: 

• Local streets within the development should be connected with adjacent local 
streets to improve neighborhood circulation; 

• When appropriate, existing stub streets should be connected to adjoining 
parcels. If street connections are dedicated but not constructed with 
development, they should be identified with signage that indicates the street 
is to be extended; 

• Streets should be designed and constructed to accommodate safe and 
convenient usage by buses and non-motorized forms of transportation; 

• Traffic calming measures should be implemented where needed to 
discourage cut-through traffic, increase safety and reduce vehicular speed; 

• The number and length of long, single-ended roadways should be minimized; 
• Sufficient access for public safety vehicles should be ensured. 



d) Streets: Public streets are preferred. If private streets are proposed in single 
family detached developments, the applicant shall demonstrate the benefits for 
such streets. Applicants should make appropriate design and construction 
commitments for all private streets so as to minimize maintenance costs which 
may accrue to future property owners. Furthermore, convenience and safety 
issues such as parking on private streets should be considered during the review 
process. 

e) Non-motorized Facilities: Non-motorized facilities, such as those listed below, 
should be provided: 

• Connections to transit facilities; 
• Connections between adjoining neighborhoods; 
• Connections to existing non-motorized facilities; 
• Connections to off-site retail/commercial uses, public/community facilities, 

and natural and recreational areas; 
• An internal non-motorized facility network with pedestrian and natural 

amenities, particularly those included in the Comprehensive Plan; 
• Offsite non-motorized facilities, particularly those included in the 

Comprehensive Plan; 
• Driveways to residences should be of adequate length to accommodate 

passenger vehicles without blocking walkways; 
• Construction of non-motorized facilities on both sides of the street is 

preferred. If construction on a single side of the street is proposed, the 
applicant shall demonstrate the public benefit of a limited facility. 

f) Alternative Street Designs: Under specific design conditions for individual sites 
or where existing features such as trees, topography, etc. are important 
elements, modifications to the public street standards may be considered. 

6. Public Facilities: 

Residential development impacts public facility systems (i.e., schools, parks, 
libraries, police, fire and rescue, stormwater management and other publicly owned 
community facilities). These impacts will be identified and evaluated during the 
development review process. For schools, a methodology approved by the Board of 
Supervisors, after input and recommendation by the School Board, will be used as a 
guideline for determining the impact of additional students generated by the new 
development. 

Given the variety of public facility needs throughout the County, on a case-by-case 
basis, public facility needs will be evaluated so that local concerns may be 
addressed. 

All rezoning applications for residential development are expected to offset their 
public facility impact and to first address public facility needs in the vicinity of the 
proposed development. Impact offset may be accomplished through the dedication 
of land suitable for the construction of an identified public facility need, the 
construction of public facilities, the contribution of specified in-kind goods, services 
or cash earmarked for those uses, and/or monetary contributions to be used toward 
funding capital improvement projects. Selection of the appropriate offset mechanism 
should maximize the public benefit of the contribution. 

Furthermore, phasing of development may be required to ensure mitigation of 
impacts. 



7. Affordable Housing: 

Ensuring an adequate supply of housing for low and moderate income families, 
those with special accessibility requirements, and those with other special needs is a 
goal of the County. Part 8 of Article 2 of the Zoning Ordinance requires the provision 
of Affordable Dwelling Units (ADUs) in certain circumstances. Criterion #7 is 
applicable to all rezoning applications and/or portions thereof that are not required to 
provide any Affordable Dwelling Units, regardless of the planned density range for 
the site. 

a) Dedication of Units or Land: If the applicant elects to fulfill this criterion by 
providing affordable units that are not otherwise required by the ADU Ordinance: 
a maximum density of 20% above the upper limit of the Plan range could be 
achieved if 12.5% of the total number of single family detached and attached 
units are provided pursuant to the Affordable Dwelling Unit Program; and, a 
maximum density of 10% or 20% above the upper limit of the Plan range could 
be achieved if 6.25% or 12.5%, respectively of the total number of multifamily 
units are provided to the Affordable Dwelling Unit Program. As an alternative, 
land, adequate and ready to be developed for an equal number of units may be 
provided to the Fairfax County Redevelopment and Housing Authority or to such 
other entity as may be approved by the Board. 

b) Housing Trust Fund Contributions: Satisfaction of this criterion may also be 
achieved by a contribution to the Housing Trust Fund or, as may be approved by 
the Board, a monetary and/or in-kind contribution to another entity whose mission 
is to provide affordable housing in Fairfax County, equal to 0.5% of the value of 
all of the units approved on the property except those that result in the provision 
of ADUs. This contribution shall be payable prior to the issuance of the first 
building permit. For for-sale projects, the percentage set forth above is based 
upon the aggregate sales price of all of the units subject to the contribution, as if 
all of those units were sold at the time of the issuance of the first building permit, 
and is estimated through comparable sales of similar type units. For rental 
projects, the amount of the contribution is based upon the total development cost 
of the portion of the project subject to the contribution for all elements necessary 
to bring the project to market, including land, financing, soft costs and 
construction. The sales price or development cost will be determined by the 
Department of Housing and Community Development, in consultation with the 
Applicant and the Department of Public Works and Environmental Services. If 
this criterion is fulfilled by a contribution as set forth in this paragraph, the density 
bonus permitted in a) above does not apply. 

8. Heritage Resources: 

Heritage resources are those sites or structures, including their landscape settings, 
that exemplify the cultural, architectural, economic, social, political, or historic 
heritage of the County or its communities. Such sites or structures have been 1) 
listed on, or determined eligible for listing on, the National Register of Historic Places 
or the Virginia Landmarks Register; 2) determined to be a contributing structure 
within a district so listed or eligible for listing; 3) located within and considered as a 
contributing structure within a Fairfax County Historic Overlay District; or 4) listed on, 
or having a reasonable potential as determined by the County, for meeting the 
criteria for listing on, the Fairfax County Inventories of Historic or Archaeological 
Sites. 

In reviewing rezoning applications for properties on which known or potential 
heritage resources are located, some or all of the following shall apply: 



a) Protect heritage resources from deterioration or destruction until they can be 
documented, evaluated, and/or preserved; 

b) Conduct archaeological, architectural, and/or historical research to determine the 
presence, extent, and significance of heritage resources; 

c) Submit proposals for archaeological work to the County for review and approval 
and, unless otherwise agreed, conduct such work in accordance with state 
standards; 

d) Preserve and rehabilitate heritage resources for continued or adaptive use where 
feasible; 

e) Submit proposals to change the exterior appearance of, relocate, or demolish 
historic structures to the Fairfax County Architectural Review Board for review 
and approval; 

f) Document heritage resources to be demolished or relocated; 

g) Design new structures and site improvements, including clearing and grading, to 
enhance rather than harm heritage resources; 

h) Establish easements that will assure continued preservation of heritage 
resources with an appropriate entity such as the County's Open Space and 
Historic Preservation Easement Program; and 

i) Provide a Fairfax County Historical Marker or Virginia Historical Highway Marker 
on or near the site of a heritage resource, if recommended and approved by the 
Fairfax County History Commission. 

ROLE OF DENSITY RANGES IN AREA PLANS 

Density ranges for property planned for residential development, expressed generally 
in terms of dwelling units per acre, are recommended in the Area Plans and are shown on 
the Comprehensive Plan Map. Where the Plan text and map differ, the text governs. In 
defining the density range: 

• the "base level" of the range is defined as the lowest density recommended in the 
Plan range, i.e., 5 dwelling units per acre in the 5-8 dwelling unit per acre range; 

• the "high end" of the range is defined as the base level plus 60% of the density 
range in a particular Plan category, which in the residential density range of 5-8 
dwelling units per acre would be considered as 6.8 dwelling units per acre and 
above; and, 

• the upper limit is defined as the maximum density called for in any Plan range, 
which, in the 5-8 dwelling unit per acre range would be 8 dwelling units per acre. 

• In instances where a range is not specified in the Plan, for example where the 
Plan calls for residential density up to 30 dwelling units per acre, the density cited 
in the Plan shall be construed to equate to the upper limit of the Plan range, and 
the base level shall be the upper limit of the next lower Plan range, in this 
instance, 20 dwelling units per acre. 



APPENDIX8 

PLANNED DEVELOPMENT DISTRICT REGULATIONS 

PART1 

6-101 

PART1 

16-101 

6-100 PDH PLANNED DEVELOPMENT HOUSING DISTRICT 

Purpose and Intent 

The PDH District is established to encourage innovative and creative design 
and to facilitate use of the most advantageous construction techniques in the 
development of land for residential and other selected secondary uses. The 
district regulations are designed to insure ample provision and efficient use of 
open space; to promote high standards in the layout, design and construction 
of residential development; to promote balanced developments of mixed 
housing types; to encourage the provision of dwellings within the means of 
families of low and moderate income; and otherwise to implement the stated 
purpose and intent of this Ordinance. 

To these ends, rezoning to and development under this district will be 
permitted only in accordance with a development plan prepared and approved 
in accordance with the provisions of Article 16. 

16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS 

General Standards 

A rezoning application or development plan amendment application may only 
be approved for a planned development under the provisions of Article 6 if the 
planned development satisfies the following general standards: 

1. The planned development shall substantially conform to the adopted 
comprehensive plan with respect to type, character, intensity of use and 
public facilities. Planned developments shall not exceed the density or 
intensity permitted by the adopted comprehensive plan, except as 
expressly permitted under the applicable density or intensity bonus 
provisions. 

2. The planned development shall be of such design that it will result in a 
development achieving the stated purpose and intent of the planned 
development district more than would development under a conventional 
zoning district. 

3. The planned development shall efficiently utilize the available land, and 
shall protect and preserve to the extent possible all scenic assets and 
natural features such as trees, streams and topographic features. 

4. The planned development shall be designed to prevent substantial injury 
to the use and value of existing surrounding development, and shall not 



16-102 

hinder, deter or impede development of surrounding undeveloped 
properties in accordance with the adopted comprehensive plan. 

5. The planned development shall be located in an area in which 
transportation, police and fire protection, other public facilities and public 
utilities, including sewerage, are or will be available and adequate for the 
uses proposed; provided, however, that the applicant may make provision 
for such facilities or utilities which are not presently available. 

6. The planned development shall provide coordinated linkages among 
internal facilities and services as well as connections to major external 
facilities and services at a scale appropriate to the development. 

Design Standards 

Whereas it is the intent to allow flexibility in the design of all planned 
developments, it is deemed necessary to establish design standards by which 
to review rezoning applications, development plans, conceptual development 
plans, final development plans, PRC plans, site plans and subdivision plats. 
Therefore, the following design st~ndards shall apply: 

1. In order to complement development on adjacent properties, at all 
peripheral boundaries of the PDH, PRM, PDC, PRC Districts the bulk 
regulations 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. 

2. 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. 

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. 



9-309 Additional Standards for Child Care Centers and Nursery Schools 

1. In addition to complying with the minimum lot size requirements of the zoning 
district in which located, the minimum lot area shall be of such size that 100 square 
feet of usable outdoor recreation area shall be provided for each child that may use 
the space at any one time. Such area shall be delineated on a plat submitted at the 
time the application is filed. 
For the purpose of this provision, usable outdoor recreation area shall be limited to: 

A. That area not covered by buildings or required off-street parking spaces. 

B. That area outside the limits of the minimum required front yard, unless 
specifically approved by the Board in commercial and industrial districts only. 

C. Only that area which is developable for active outdoor recreation purposes. 

D. An area which occupies no more than eighty (80) percent of the combined 
total areas of the required rear and side yards. 

2. All such uses shall be located so as to have direct access to an existing or 
programmed public street of sufficient right-of-way and cross-section width to 
accommodate pedestrian and vehicular traffic to and from the use as determined by 
the Director. To assist in making this determination, each applicant, at the time of 
application, shall provide an estimate of the maximum expected trip generation, the 
distribution of these trips by mode and time of day, and the expected service area of 
the facility. As a general guideline, the size of the use in relation to the appropriate 
street type should be as follows, subject to whatever modification and conditions the 
Board deems to be necessary or advisable: 

Number of Persons 
1-75 

76-660 
660 or more 

Street Type 
Local 

Collector 
Arterial 

3. All such uses shall be located so as to permit the pick-up and delivery of all persons 
on the site. 

4. Such use shall be subject to the regulations of Chapter 30 of The Code or Title 63.2, 
Chapter 17 ofthe Code of Virginia. 



DATE: 

TO: 

FROM: 

County of Fairfax, Virginia 

March 13, 2013 

Bill Mayland, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

Durga Kharel, P.E., Senior Engineer III 
Central Branch 
Site Development and Inspections Division 
Department of Public Works and Environmental Services 

APPENDIX 9 

SUBJECT: Rezoning Application #RZ/FDP 2011-PR-018; Vienna Moose Lodge; 
RZIFDP Plan dated February 4, 2013; Accotink Creek Watershed; LOS 
Project# 5970-ZONA-002-1; Tax Map #048-1-01-0062 and 00064; 
Providence District 

We have reviewed the subject application revised March 12, 2013 and offer the following 
stormwater management comments. 

Chesapeake Bay Preservation Ordinance (CBPO) 
There are no Resource Protection Areas on the site. 

Floodplain 
There are no regulated floodplains on the site. 

Downstream Drainage Complaints 
There are no current downstream drainage complaints on file. It is our understanding that 
neighbors to north of the subject property have problems with wet spots and swampy areas. 
This was verified during our site visit too as the majority of the site and some offsite properties 
to the north drain to 18-inch end section located at north-east comer of the subject property. A 
4-inch diameter PVC pipe was noticed sticking out from one of these properties. Draft Proffer 
#21 "Offsite Facilities" addresses the concern ofthe neighbors. It is staffs' understanding that 
details of offsite drainage systems will be coordinated with the affected homeowners during 
the approval of construction plans. 

Stormwater Detention 
Applicant indicates on sheet 1 0 that the storm water detention requirements will be met by an 
extended detention dry pond with an approximate storage capacity of 14,000 cubic feet with an 
impoundment area of 0.16 acres proposed to be located in the northeast comer of the property. 
The final design on the Site Plan must include appropriate details and documentation of the 
capacity and function of the facility, and calculations ofthe release rates (e.g., more than just 
the storage volume), and demonstrate compliance with the detention requirement. 



Bill Mayland, Staff Coordinator 
Rezoning Application #RZ/FDP 2011-PR-018; Vienna Moose Lodge, 
LDS Project# 5970-ZONA-002-1 
Page 2 of3 

A dam breach narrative has been provided in sheet 10 ofthe CDP which commits to a detail 
dam breach analysis during final design. The narrative mentions that the sunny day dam failure 
will not have any impact on the downstream residential development. This is reported to be 
based on preliminary analysis. No detail has been provided. The overtopping dam breach path 
is reported to follow the area between lot 4 and 5, Lemontree Lane, down to Courthouse Road 
and to channel in Nottoway Park. The applicant shall demonstrate through a detail dam breach 
analysis that the existing houses downstream of proposed pond are not adversely affected by 
the dam breach inundation zone. Without this analysis, it is not certain if, or to what extent 
remediation efforts will be necessary on lots 4 and 5. 

Water Quality Control 

The applicant has proposed to meet the phosphorus removal requirement by use of proposed 
extended detention dry pond, a porous paver and a filterra as shown on sheet 1 0 of the 
application. With less than 20% increase in impervious area, the proposed development 
qualifies as redevelopment. The phosphorus removal requirement is 24.6 %, however the 
applicant has volunteered to provide 29.91% as shown on sheet 10. The staff believes that a 
30% phosphorus removal requirement should be placed as a development condition to ensure 
and enhance the water quality and remove any confusion during site plan approval. 

Downstream Drainage System 

Outfall narratives and analysis have been provided on sheet 11 for three outfalls shown as 
outfalls A, B and C. All three Outfalls A, B, and C appear to have met the current PFM 
requirement of adequate outfall. On revised sheet # 11 dated March 12, 2013; the extent of 
downstream drainage analysis for outfall B has been shown to be ending at 150 feet 
downstream of Courthouse Road. Based on the initial analysis, the applicant has tried to show 
no adverse impact and proportional improvement by "The Critical Shear Stress" method of 
PFM by reducing the drainage area captured by this out fall B. 

Department of Public Works and Environmental Services 
Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 
Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TTY 703-324-1877 • FAX 703-324-8359 
www.fairfaxcounty.gov/dpwes 



Bill Mayland, Staff Coordinator 
Rezoning Application #RZ/FDP 2011-PR-018; Vienna Moose Lodge, 
LDS Project # 5970-ZONA-002-1 
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These comments are based on the 2011 version of the Public Facilities Manual (PFM). A new 
stormwater ordinance and updates to the PFM's stormwater requirements are being developed 
as a result of changes to state code (see 4VAC50-60 adopted May 24, 2011). The site plan for 
this application may be required to conform to the updated PFM and the new ordinance. 

Please contact me at 703-324-1720 if you require additional information. 

cc: Don Demetrius, Chief, Watershed Evaluation Branch, SPD, DPWES 
Fred Rose, Chief, Watershed Planning & Assessment Branch, SPD, DPWES 
Judy Cronauer, Chief, Central Branch, SDID, DPWES 
Hani Fawaz, Senior Engineer III, Chief, Central Branch, SDID, DPWES 
Zoning Application File 

Department of Publh! Works and Environmental Services 
Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 
Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TTY 703-324-1877 • FAX 703-324-8359 
www. fairfaxcounty .gov /dpwes 



November 7, 2012 

TO: Bill Mayland, Staff Coordinator 
Zoning Evaluation Division, DPZ 

FROM: Todd Nelson, Urban Forester II ~ ---/ 
Forest Conservation Branch, DPWE~ 

SUBJECT: Vienna Moose Lodge; RZ FDP 2011-PR-018 

RE: Request for assistance dated October 15, 2012 

APPENDIX 10 

This review is based on the Conceptual Development Plan/Final Development Plan 
(CDPIFDP) RZ 2011-PR-018 stamped "Received, Department of Planning and Zoning, 
October 15, 2012." A site visit was conducted on August 15, 2011, as part of a review of the 
CDPIFDP stamped by DPZ on June 23, 2011. 

General Comment: Urban Forest Management Division comments and recommendations on 
the previously submitted CDPIFDP were provided to DPZ in memos dated August 16, 2011, 
and September 19, 2011. Several comments and recommendations contained in the memos 
were not adequately addressed and are similar to several of the following comments and 
recommendations. Additional comments and recommendations are provided to address the 
proposed limits of clearing and grading and landscaping. 

1. Comment: The proposed landscaping located at the western property boundary of 
Landbay A, between the Lodge and the proposed single family detached dwellings, does 
not appear to meet the intent of the transitional screening requirements. In addition, the 
proposed 6' tall brick wall is not in conformance with ZO 13-305.4, which requires a 7-
foot tall brick or architectural block wall to reduce the width of the transitional screening 
yard by two-thirds. 

Recommendation: Additional landscaping along the entire length of the western property 
boundary of Landbay A, between the Lodge and the proposed single family detached 
dwellings, should be provided to meet the intent of the transitional screening requirements. 
In order to reduce the transitional screening yard by two-thirds, a detail for a 7-foot tall 
brick wall should be provided as part of the CDP/FDP and the location of the 7-foot brick 
wall should be clearly shown and identified on the CDPIFDP. In addition, draft proffer 23 
should be revised to state a "7-foot solid masonry wall shall be constructed along the 
western perimeter of Land Bay A". 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

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



Vienna Moose Lodge 
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2. Comment: There appears to be an opportunity to provide addition evergreen landscaping 
around the proposed infiltration trench. 

Recommendation: Provide additional evergreen tree and shrub landscaping along eastern 
and western sides of the infiltration trench to adequately screen it from the existing single 
family detached dwellings and lodge. 

3. Comment: There appears to be an opportunity to provide additional landscaping on the 
individual lots of Landbay B. 

Recommendation: In order to facilitate the creation of a convenient, attractive and 
harmonious community; to conserve natural resources including adequate air and water; to 
ameliorate potential storm water drainage problems; to reduce the level of carbon dioxide 
and return pure oxygen to the atmosphere; to prevent soil erosion; and to provide additional 
shade, landscaping should be provided on the proposed lots of Landbay B. 

4. Comment: The proposed limits of clearing and grading associated with the construction of 
the parking spaces located to the south and east of the existing lodge are not shown or 
identified. In addition, the edge of the proposed parking spaces located to the east of the 
existing lodge appears to be approximately 18-feet from the center of an existing 40-inch 
diameter white oak (tree #484), which could significantly impact the existing critical root 
zone of this tree, and directly adjacent to an existing 30-inch diameter American beech 
(tree #483) which is proposed for removal. 

Recommendation: The location of the parking spaces at the eastern portion of the lodge 
should be moved to the east and located in the area as they currently exist on site to provide 
a larger tree save area for the 40-inch diameter white oak tree and to preserve the 30-inch 
diameter American beech. In addition, the proposed limits of clearing and grading 
associated with the construction of the parking spaces located to the south and east of the 
existing lodge should be clearly shown and identified on the CDP/FDP. 

5. Comment: The draft proffers relating to the tree preservation plan, trees to be preserved, 
trees to be conserved, trees to be removed, and the tree bond (draft proffers 25 through 29) 
are unclear. 

Recommendation: Draft proffers #25 through #29 should be revised and consolidated to 
state the following: 

Tree Preservation: "The applicant shall submit a Tree Preservation Plan and Narrative as 
part of the first and all subsequent site plan submissions. The preservation plan and 
narrative shall be prepared by a Certified Arborist or a Registered Consulting Arborist, and 
shall be subject to the review and approval of the Urban Forest Management Division, 
DPWES. 
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The tree preservation plan shall include a tree inventory that identifies the location, species, 
critical root zone, size, crown spread and condition analysis percentage rating for all 
individual trees located within the tree save area living or dead with trunks 8 inches in 
diameter and greater (measured at 4 Y2 -feet from the base of the trunk or as otherwise 
allowed in the latest edition of the Guide for Plant Appraisal published by the International 
Society of Arboriculture) and 35 feet outside of the proposed limits of clearing and 
grading. The tree preservation plan shall provide for the preservation of those areas shown 
for tree preservation, those areas outside of the limits of disturbance shown on the special 
permit amendment and those additional areas in which trees can be preserved as a result of 
final engineering. The tree preservation plan and narrative shall include all items specified 
in PFM 12-0507 and 12-0509. Specific tree preservation activities that will maximize the 
survivability of any tree identified to be preserved, such as: crown pruning, root pruning, 
mulching, fertilization, and others as necessary, shall be included in the plan." 

Tree Appraisal: "The Applicant shall retain a professional arborist with experience in plant 
appraisal, to determine the replacement value of all trees 8 inches in diameter or greater 
located on the Application Property that are shown to be saved on the Tree Preservation 
Plan. These trees and their value shall be identified on the Tree Preservation Plan at the 
time of the first submission of the respective site plan(s). The replacement value shall take 
into consideration the age, size and condition of these trees and shall be determined by the 
so-called "Trunk Formula Method" contained in the latest edition of the Guide for Plan 
Appraisal published by the International Society of Arboriculture, subject to review and 
approval by UFMD. 

At the time of the respective site plan approvals, the Applicant shall post a cash bond or a 
letter of credit payable to the County of Fairfax to ensure preservation and/or replacement 
of the trees for which a tree value has been determined in accordance with the paragraph 
above (the "Bonded Trees") that die or are dying due to unauthorized construction 
activities. The letter of credit or cash deposit shall be equal to 50% of the replacement 
value of the Bonded Trees. At any time prior to final bond release for the improvements on 
the Application Property constructed adjacent to the respective tree save areas, should any 
Bonded Trees die, be removed, or are determined to be dying by UFMD due to 
unauthorized construction activities, the Applicant shall replace such trees at its expense. 
The replacement trees shall be of equivalent size, species and/or canopy cover as approved 
by UFMD. In addition to this replacement obligation, the Applicant shall also make a 
payment equal to the value of any Bonded Tree that is dead or dying or improperly 
removed due to unauthorized construction activity. This payment shall be determined 
based on the Trunk Formula Method and paid to a fund established by the County for 
furtherance of tree preservation objectives. Upon release of the bond for the improvements 
on the Application Property constructed adjacent to the respective tree save areas, any 
amount remaining in the tree bonds required by this proffer shall be returned/released to the 
Applicant." 
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6. Comment: The draft proffer relating to landscaping (draft proffer #22) states "The 
Applicant shall invite the owners of Vienna Oaks Lots 1-5 and 35-40 (the "Adjacent 
Owners") to the pre-construction meeting on the project to provide input on landscaping 
adjacent to their property". This language is unclear as landscaping is reviewed at site plan 
submission and this proffer appears to provide the "Adjacent Owners" the opportunity to 
review and comment on the proposed landscaping during site plan review. 

Recommendation: The draft proffer relating to landscaping (draft proffer #22) should be 
revised to eliminate the following sentence: "The Applicant shall invite the owners of 
Vienna Oaks Lots 1-5 and 35-40 (the "Adjacent Owners") to the pre-construction meeting 
on the project to provide input on landscaping adjacent to their property". 

7. Comment: The draft proffer relating to the limits of clearing and grading (draft proffer 
#31) states the applicant shall "generally conform to the limits of clearing and grading". 
This language is not in conformance with the recommended proffer language submitted by 
UFMD. 

Recommendation: Draft proffer #31 should be revised to state the following: "The 
Applicant shall conform strictly to the limits of clearing and grading as shown on the CDP, 
FDP ... " 

Please contact me at 703-324-1770 should you have any questions. 

TLN/ 
UFMDID #: 162902 

cc: DPZ File 



September 19, 2011 

TO: Bill Mayland, Staff Coordinator 
Zoning Evaluation Division, DPZ 

FROM: Todd Nelson, Urban Forester II ~ 
Forest Conservation Branch, DPW~ 

SUBJECT: Vienna Moose Lodge; RZ FDP 2011-PR-018 

RE: Request for assistance dated September 12, 2011 

This review is based on the Conceptual Development Plan/Final Development Plan 
(CDP/FDP) RZ 2011-PR-018 stamped "Received, Department of Planning and Zoning, 
September 6, 2011." A site visit was conducted on August 15, 2011, as part of a review of the 
CDP/FDP stamped by DPZ on June 23, 2011. 

General Comment: Comments on the previously submitted CDP/FDP were provided to DPZ in 
my memo dated August 16, 2011. Several comments and recommendations in that memo were 
not adequately addressed and are identical to several of the following comments. Additional 
comments and recommendations are provided to address the draft proffers. 

1. Comment: There is an existing sub-climax upland forest at the eastern, northeastern, and 
northern portions of the property consisting primarily of mature white oak, tulip tree, red 
maple, hickory, red oak, and black gum. This forested area appears to be in fair to good 
condition and should be considered a priority for preservation. 

Recommendation: A tree save area, or areas, should be provided at the eastern, 
northeastern, and northern portions of the site to protect the existing sub-climax upland 
forest. 

2. Comment: Existing vegetation located directly to east of the building consists primarily of 
mature white oak and American beech trees. These trees appear to be in good condition 
and should be considered a priority for preservation. 

Recommendation: A tree save area should be provided at the eastern side of the existing 
building to protect the existing mature white oak and American beech trees. In addition, 
proposed limits of clearing and grading should be provided around this area to show these 
trees inside a tree save area. 

Department of Public Works and Environmental Services 
Land Development Services, Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

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



Vienna Moose Lodge 
RZ/FDP 2011-PR-018 
September 19, 2011 
Page 2 of3 

3. Comment: The proposed limits of clearing and grading at the eastern comer of Landbay A 
appear to be excessive and will provide minimal preservation for the existing sub-climax 
upland forest trees located in this area. 

Recommendation: The proposed limits of clearing and grading at the eastern comer of 
Land bay A should be moved to the west and placed directly adjacent to the edge of the 
proposed parking spaces to provide a larger save area for the existing upland forest trees. 

4. Comment: The 42,139 sq. ft. claimed as proposed canopy requirement that will be met 
through tree preservation for Landbay A and the 33,169 sq. ft. claimed as proposed canopy 
requirement that will be met through tree preservation for Landbay Bare unclear. 

Recommendation: All areas of existing tree canopy proposed for preservation and to be 
uses toward meeting the tree preservation target and 1 0-year tree canopy requirements 
should be shaded and labeled indicating the amount of tree canopy credit claimed for each 
area. 

5. Comment: Several trees located directly adjacent to the proposed limits of clearing and 
grading for the entire site that will have 40 percent of more oftheir critical root zones 
disturbed appear to be identified as "existing trees to be preserved". Individual trees that 
will have 40 percent of more of the critical root zone disturbed by construction are not 
generally recommended for preservation. 

Recommendation: The proposed configuration of the development should be adjusted to 
provide limits of clearing and grading that will ensure the preservation of trees proposed to 
meet the tree preservation target and 1 0-year tree canopy requirements. 

6. Comment: : It appears the Applicant is requesting a modification of the transitional 
screening and barrier requirement for the southwest property boundary of Land bay A as 
stated in note 1 of the Waivers/Modifications section shown on sheet 2 of the CDP/FDP. A 
modification request with a justification in accordance with ZO 13-305 does not appear to 
be included in this application. In addition, the proposed landscaping does not meet the 
intent of the transitional screening and barrier requirements. 

Recommendation: Transitional screening calculations in accordance with ZO 13-303.3B, 
to include the evergreen tree and shrub density requirements, and a modification request 
with a detailed justification in conformance with ZO 13-305 should be provided as part of 
the CDP/FDP. 

7. Comment: Transitional screening type II and associated barrier, required along the 
northwestern property boundary and northern comer ofLandbay A where the site is 
adjacent to Landbay B and off-site lot 5, are not shown or identified. 
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Recommendation: Transitional screening type II and associated barriers in accordance 
with ZO 12-303.3B should be provided against the northwestern property boundary and 
northern corner of the site and transitional screening calculations demonstrating how the 
transitional screening requirements of ZO 13-303.3B are being met should also be 
provided as part ofthe CDP/FDP. If the Applicant wishes to pursue a modification of the 
transitional screening and barrier requirements for the northwestern property boundary and 
northern corner of the site, a modification request with a detailed justification in 
conformance with ZO 13-305 should be provided as part of the CDP/FDP. 

8. Comment: Landscaping is not proposed on any of the lots of Land bay B and there appears 
to be an opportunity to provide landscaping on these lots. 

Recommendation: In order to facilitate the creation of a convenient, attractive and 
harmonious community; to conserve natural resources including adequate air and water; to 
ameliorate potential storm water drainage problems; to reduce the level of carbon dioxide 
and return pure oxygen to the atmosphere; to prevent soil erosion; and to provide additional 
shade, landscaping should be provided on the proposed lots of Land bay B. 

9. Comment: Draft proffer 22 incorrectly references PFM section 12-0506 for Tree Inventory 
and Condition Analysis requirements. The correct PFM section for Tree Inventory and 
Condition Analysis requirements is PFM 12-0507. 

Recommendation: Draft proffer 22 should be revised to read "The tree preservation plan 
and narrative shall include all items specified in PFM 12-0507 and 12-0509." 

Please contact me at 703-324-1770 should you have any questions. 

TLN/ 
UFMID #: 162902 

cc: RA File 
DPZ File 



August 19, 2011 

TO: Bill Mayland, Staff Coordinator 
Zoning Evaluation Division, DPZ _____________________ _ 

FROM: Todd Nelson, Urban Forester II ~ 
Forest Conservation Branch, DPW~~ 

SUBJECT: Vienna Moose Lodge; RZ FDP 2011-PR-018 

RE: Request for assistance dated July 26, 2011 

This review is based on the Conceptual Development Plan/Final Development Plan 
(CDP/FDP) RZ 2011-PR-018 stamped "Received, Department of Planning and Zoning, June 
23, 2011." A site visit was conducted on August 15, 2011. 

Site Description: This site is developed with an existing one-story with basement brick and 
wood building with associated asphalt parking located at the northern and southern sides of the 
building. There is an existing sub-climax upland forest at the eastern, northeastern, and 
northern portions of the property consisting primarily of mature white oak, tulip tree, American 
beech, red maple, hickory, red oak, and black gum. This forested area appears to be in fair to 
good condition and should be considered a priority for preservation. Existing vegetation 
located directly to east of the building consists primarily of mature white oak and American 
beech trees. These trees appear to be in good condition and should be considered a priority for 
preservation. There is an existing sub-climax upland forest at the southwestern portion of the 
property consisting primarily of white oak, red oak, red maple, and tulip tree. These trees 
appear to be in fair to good condition and should also be considered for preservation. 

1. Comment: There is an existing sub-climax upland forest at the eastern, northeastern, and 
northern portions of the property consisting primarily of mature white oak, tulip tree, red 
maple, hickory, red oak, and black gum. This forested area appears to be in fair to good 
condition and should be considered a priority for preservation. 

Recommendation: A tree save area, or areas, should be provided at the eastern, 
northeastern, and northern portions of the site to protect the existing sub-climax upland 
forest. 

2. Comment: Existing vegetation located directly to east of the building consists primarily of 
mature white oak and American beech trees. These trees appear to be in good condition 
and should be considered a priority for preservation. 

Department of Public Works and Environmental Services 
Land Development Services, Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769 
www.fairfaxcounty.gov/dpwes 
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Recommendation: A tree save area should be provided at the eastern side of the existing 
building to protect the existing mature white oak and American beech trees. 

3. Comment: There is an existing sub-climax upland forest at the southwestern portion of the 
------~roperty--c-onsi·stin-g-primarilyuf-white-oak;red--uak;-red--maple-;-arrdiulip-tree:-T-hese-trees--· -

appear to be in fair to good condition and should also be considered for preservation. 

Recommendation: A tree save area should be provided along at the southwestern portion 
of the site to protect the existing sub-climax upland forest. 

4. Comment: The proposed limits of clearing and grading at the eastern corner of Land bay A 
appear to be excessive and will provide minimal preservation for the existing sub-climax 
upland forest trees located in this area. 

Recommendation: The proposed limits of clearing and grading at the eastern corner of 
Landbay A should be moved to the west and placed directly adjacent to the edge of the 
proposed parking spaces to provide a larger save area for the existing upland forest trees. 

5. Comment: The 47,579 sq. ft. claimed as proposed canopy requirement that will be met 
through tree preservation for L~dbay A and the 36,801 sq. ft. claimed as proposed canopy 
requirement that will be met through tree preservation for Landbay Bare unclear. 

Recommendation: All areas of existing tree canopy proposed for preservation and to-be 
uses toward meeting the tree preservation target and 1 0-year tree canopy requirements 
should be shaded and labeled indicating the amount of tree canopy credit claimed for each 
area. 

6. Comment: Several trees located directly adjacent to the proposed limits of clearing and 
grading for the entire site that will have 40 percent of more of their critical root zones 
disturbed appear to be identified as "existing trees to be preserved". Individual trees that 
will have 40 percent of more of the critical root zone disturbed by construction are not 
generally recommended for preservation. 

Recommendation: The proposed configuration of the development should be adjusted to 
provide limits of clearing and grading that will ensure the preservation of trees proposed to 
meet the tree preservation target and 1 0-year tree canopy requirements. 

7. Comment: It appears the Applicant is requesting a modification of the transitional 
screening and barrier requirement for the southwest property boundary of Landbay A as 
stated in note 1 of the Waivers/Modifications section shown on sheet 2 of the CDP/FDP. A 
modification request with a justification in accordance with ZO 13-305 does not appear to 
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be included in this application. In addition, the proposed landscaping does not meet the 
intent of the transitional screening and barrier requirements. 

Recommendation: Transitional screening calculations in accordance with ZO 13-303.3B, 
to include the evergreen tree and shrub density requirements, and a modification request 

-----.wrnith-a-detailed-justificatiorriirconformance-with-Z6-I3=305--shuuld-be-provided-as-part-of--
the CDP/FDP. 

8. Comment: Transitional screening type II and associated barrier, required along the 
northwestern property boundary and northern comer of Landbay A where the site is 
adjacent to Landbay B and off-site lot 5, are not shown or identified. 

Recommendation: Transitional screening type II and associated barriers in accordance 
with ZO 12-303.3B should be provided against the northwestern property boundary and 
northern comer of the site and transitional screening calculations demonstrating how the 
transitional screening requirements of ZO 13-303.3B are being met should also be 
provided as part of the CDP/FDP. If the Applicant wishes to pursue a modification of the 
transitional screening and barrier requirements for the northwestern property boundary and 
northern comer of the site, a modification request with a detailed justification in 
conformance with ZO 13-305 should be provided as part of the CDP/FDP. 

9. Comment: There appears to be an opportunity for supplemental landscaping inside the 
areas identified as 'open space' along the northwestern and southwestern property 
boundaries of Land bay B. 

Recommendation: Supplemental landscaping should be provided inside the areas 
identified as 'open space' along the northwestern and southwestern property boundaries of 
Landbay B. 

10. Comment: Landscaping is not proposed on any of the lots ofLandbay Band there appears 
to be an opportunity to provide landscaping on these lots. 

Recommendation: In order to facilitate the creation of a convenient, attractive and 
harmonious community; to conserve natural resources including adequate air and water; to 
ameliorate potential storm water drainage problems; to reduce the level of carbon dioxide 
and return pure oxygen to the atmosphere; to prevent soil erosion; and to provide additional 
shade, landscaping should be provided on the proposed lots of Land bay B. 

11. Comment: Given the nature of the tree cover on this site, and depending upon the ultimate 
development configuration provided, several proffers will be instrumental in assuring 
adequate tree preservation and protection throughout the development process. 
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Recommendation: Recommend the following proffer language to ensure effective tree 
preservation: 

Tree Preservation: "The applicant shall submit a Tree Preservation Plan and Narrative as 
part of the first and all subsequent site/subdivision plan submissions. The preservation plan 
andnarrative-shaU-be--prepared-by-a-eertified-:A:rborist-or-a-Registered-€onsulting-A-rborist-, -
and shall be subject to the review and approval of the Urban Forest Management Division, 
DPWES. 

The tree preservation plan shall include a tree inventory that identifies the location, species, 
critical root zone, size, crown spread and condition analysis percentage rating for all 
individual trees to be preserved, as well as all on and off-site trees, living or dead with 
trunks 8 inches in diameter and greater (measured at 4 Y:z -feet from the base of the trunk or 
as otherwise allowed in the latest edition of the Guide for Plant Appraisal published by the 
International Society of Arboriculture) located within 25 feet to either side ofthe limits of 
clearing and grading. The tree preservation plan shall provide for the preservation of those 
areas shown for tree preservation, those areas outside of the limits of clearing and grading 
shown on the CDP/FDP and those additional areas in which trees can be preserved as a 
result of final engineering. The tree preservation plan and narrative shall include all items 
specified in PFM 12-0507 and 12-0509. Specific tree preservation activities that will 
maximize the survivability of any tree identified to be preserved, such as: crown pruning, 
root pruning, mulching, fertilization, and others as necessary, shall be included in the plan." 

Tree Preservation Walk-Through. "The Applicant shall retain the services of a certified 
arborist or Registered Consulting Arborist, and shall have the limits of clearing and grading 
marked with a continuous line of flagging prior to the walk-through meeting. During the 
tree-preservation walk-through meeting, the Applicant's certified arborist or Registered 
Consulting Arborist shall walk the limits of clearing and grading with an UFMD, DPWES, 
representative to determine where adjustments to the clearing limits can be made to 
increase the area of tree preservation and/or to increase the survivability of trees at the edge 
of the limits of clearing and grading, and such adjustment shall be implemented. Trees that 
are identified as dead or dying may be removed as part of the clearing operation. Any tree 
that is so designated shall be removed using a chain saw and such removal shall be 
accomplished in a manner that avoids damage to surrounding trees and associated 
understory vegetation. If a stump must be removed, this shall be done using a stump
grinding machine in a manner causing as little disturbance as possible to adjacent trees and 
associated understory vegetation and soil conditions." 

Limits of Clearing and Grading. "The Applicant shall conform strictly to the limits of 
clearing a_r1d grading as shown on the CDP/FDP, subject to allowances specified in these 
proffered conditions and for the installation of utilities and/or trails as determined 
necessary by the Director ofDPWES, as described herein. If it is determined necessary to 
install utilities and/or trails in areas protected by the limits of clearing and grading as 
shown on the CDP/FDP, they shall be located in the least disruptive manner necessary as 
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determined by the UFMD, DPWES. A replanting plan shall be developed and 
implemented, subject to approval by the UFMD, DPWES, for any areas protected by the 
limits ofclearing and grading that must be disturbed for such trails or utilities." 

Tree Preservation Fencing: "All trees shown to be preserved on the tree preservation plan 
shalLbe_protected_ by_tree.pro.tectioiLfence_Iree_protection. fencingin.the_fomLoffour .. ( 4) ____ _ 
foot high, fourteen (14) gauge welded wire attached to six (6) foot steel posts driven 
eighteen (18) inches into the ground and placed no further than ten (1 0) feet apart or, super 
silt fence to the extent that required trenching for super silt fence does not sever or wound 
compression roots which can lead to structural failure and/or uprooting of trees shall be 
erected at the limits of clearing and grading as shown on the demolition, and phase I & II 
erosion and sediment control sheets, as may be modified by the "Root Pruning" proffer 
below. 

All tree protection fencing shall be installed after the tree preservation walk-through 
meeting but prior to any clearing and grading activities, including the demolition of any 
existing structures. The installation of all tree protection fencing shall be performed under 
the supervision of a certified arborist, and accomplished in a manner that does not harm 
existing vegetation that is to be preserved. Three (3) days prior to the commencement of 
any clearing, grading or demolition activities, but subsequent to the installation of the tree 
protection devices, the UFMD, DPWES, shall be notified and given the opportunity to 
inspect the site to ensure that all tree protection devices have been correctly installed. If it 
is determined that the fencing has not been installed correctly, no grading or construction 
activities shall occur until the fencing is installed correctly, as determined by the UFMD, 
DPWES." . 

Root Pruning. "The Applicant shall root prune, as needed to comply with the tree 
preservation requirements of these proffers. All treatments shall be clearly identified, 
labeled, and detailed on the erosion and sediment control sheets of the subdivision plan 
submission. The details for these treatments shall be reviewed and approved by the 
UFMD, DPWES, accomplished in a manner that protects affected and adjacent vegetation 
to be preserved, and may include, but not be limited to the following: 
• Root pruning shall be done with a trencher or vibratory plow to a depth of 18 inches. 
• Root pruning shall take place prior to any clearing and grading, or demolition of 

structures. 
• Root pruning shall be conducted with the supervision of a certified arborist. 
• An UFMD, DPWES, representative shall be informed when all root pruning and tree 

protection fence installation is complete." 

Demolition of Existing Structures. "The demolition of all existing features and structures 
within areas protected by the limits of clearing and grading areas shown on the CDP/FDP 
shall be done by hand without heavy equipment and conducted in a manner that does not 
impact individual trees and/or groups of trees that are to be preserved as reviewed and 
approved by the UFMD, DPWES." 
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Site Monitoring. "During any clearing or tree/vegetation/structure removal on the 
Applicant Property, a representative of the Applicant shall be present to monitor the 
process and ensure that the activities are conducted as proffered and as approved by the 
UFMD. The Applicant shall retain the services of a certified arborist or Registered 
GGnsulting-AFbGrist-tG-mmll-tGr-all-cGnstructiGn-and-demolition-work-and-tr-ee-prese:r¥ation----- -
efforts in order to ensure conformance with all tree preservation proffers, and UFMD 
approvals. The monitoring schedule shall be described and detailed in the Landscaping and 
Tree Preservation Plan, and reviewed and approved by the UFMD, DPWES." 

Please contact me at 703-324-1770 should you have any questions. 

TLN/ 
UFMID #: 162902 

cc: RA File 
DPZ File 
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APPENDIX 11 

DATE: October 31,2012 

Barbara Berlin, Director 
Zoning Evaluation Division 

Angela Kadar Rodeheaver, Chief 
Site Analysis Section 
Department of Transportation 

Transportation Impact 

3-4 (RZ 2011-PR-018) 

RZ 2011-PR-018; Christopher Land, LLC for Vienna Loyal Order of 
Moose 
(Rezoning for 9626 and 9616 Courthouse Road) 
Land Identification: 48-1 ((1)) 62 & 64 

This department has reviewed the subject rezoning submittal including proffers and the 
Conceptual Development Plan/Final Development Plan (CDP/FDP) dated October 12, 2012 
and has no objection to its approval. All previous comments submitted by the Fairfax County 
Department of Transportation and VDOT have been addressed. 

AKR/hrp 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

Fairfax, VA 22033-2895 
Phone: (703) 877-5600 TIY: 711 

Fax: (703) 877-5723 
www. fairfaxcounty. gov/fcdot 

FCDOT 
~ Serving Fairfax Olu"ty 

for 3IJ y...,.. and Mor~ 



DATE: October 5, 2011 

TO: Barbara Berlin, Director 
Zoning Evaluation Division nn ~ 

FROM: Angela Kadar Rodeheaver, Chief IV ,pAll[) 
Site Analysis Section If
Department of Transportation 

SUBJECT: 

FILE: 

REFERENCE: 

Transportation Impact 

3-4 (RZ 2011-PR-018) 

RZ 2011-PR-018; Christopher Land, LLC for Vienna Loyal Order of Moose 
(Rezoning for 9626 and 9616 Courthouse Road) 
Land Identification: 48-1 ((1)) 62 & 64 

The following comments reflect the position of the Fairfax County Department of Transportation (FCDOT), and 
are based on the applicant's development plan and informational package submitted I dated June 23, 2011. 

The applicant seeks to rezone the subject property at 9616 and 9626 Courthouse Road from R1 to PDH-3. The 
applicant currently operates the Loyal Order of Moose on this site and wishes to add single family housing units 
to the property. 

The subject property has road frontage and access point with a right turn lane on Courthouse Road. The 
transportation issues are as follows: 

• The Right-of-Way for parcel 64 along Courthouse Road is not currently aligned with adjacent parcels. 
This Department would like the dedication of the Right-of-Way to be in alignment with parcel62. 

• The access point to the existing Moose Lodge currently has a dedicated right turn lane and would be 
sufficient for the additional trips from the residential units. Because of separation requirements, This 
Department would not object to maintaining the existing access point. 

• Construction of frontage improvements should include a sidewalk connecting to existing sidewalk 
• Curb and Gutter should be constructed to meet existing curb and gutter lines 

FCDOT does not object to approval of the proposed rezoning application with the conditions agreed upon by the 
applicant's informational submittal, development plan, and the recommendations contained in this document. 

AKRihrp 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

Fairfax, VA 22033-2895 
Phone: (703) 877-5600 TTY: 711 

Fax: (703) 877-5723 
www.fairfaxcounty.gov/fcdot 
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FAIRFAX COUNTY PARK AUTHORITY 
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M E M 0 R A N D U M 

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

FROM: Sandy Stallman, AICP, Manager 0 fJ 
Park Planning Branch, PDD .~ 

DATE: November 2, 2012 

SUBJECT: RZ-FDP 2011-PR-018, Vienna Moose Lodge, Revised 
Tax Map Number(s): 48-1 ((1)) 62 & 64 

BACKGROUND 

The Park Authority staff has reviewed the proposed development plan and draft proffers dated 
October 12, 2012 for the above referenced application. The development plan proposes a 
rezoning from the R-1 to PDH-3 district for two parcels located within the Providence 
Supervisory District. The site is directly north and across the street from Nottoway Park, a 
district park owned and operated by the Park Authority. 

The final development plan shows two parcels divided into two land bays, A and B. Land bay A 
shows an existing building, expansion of an existing asphalt parking lot, and removal of an 
existing playground. Land bay B shows eight new single family detached dwelling units at the 
end of a new cul-de-sac and removal of an existing parking lot. Based on an average single 
family household size of 3.01 in the Vienna Planning District, the development could add 24 
new residents (8 x 2.96 = 24.08) to the Providence Supervisory District. 

COMPREHENSIVE PLAN GUIDANCE 

The County Comprehensive Plan includes both general and specific guidance regarding parks 
and resources. The Policy Plan describes the need to mitigate adverse impacts to park and 
recreation facilities caused by growth and development; it also offers a variety of ways to offset 
those impacts, including contributions, land dedication, development of facilities, and others 
(Parks and Recreation, Objective 6, p.8). Resource protection is addressed in multiple 
objectives, focusing on protection, preservation, and sustainability of resources (Parks and 
Recreation Objectives 2 and 5, p.S-7). 

The V5 Nutley Community Planning Sector recommendations in the Area II Plan describe the 
presence of several known and potentially significant heritage resources in the sector and the 
need for additional neighborhood, local-serving, park facilities to be provided in conjunction 
with new development. 
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Finally, the Vienna District chapter of the Great Parks, Great Communities Park Comprehensive 
Plan echoes recommendations in the Countywide Comprehensive Plan. Several 
recommendations cite recreational, cultural resource, and trail facilities at Nottoway Park that 
should be constructed or improved. 

FDP ANALYSIS AND RECOMMENDATIONS 

Park Needs: 
Using adopted service level standards, staff has identified a need for all types of parkland and 
recreational facilities in this area. Existing nearby parks meet only a portion of the demand for 
parkland generated by residential development in the Vienna District. In addition to parkland, 
the recreational facilities in greatest need in this area include trails, playgrounds, sports courts, 
rectangle and diamond fields. 

Recreational Impact of Residential Development: 
The Fairfax County Zoning Ordinance requires provision of open space and recreational features 
within Planned Development Districts (see Zoning Ordinance Sections 6-110 and 16-404). The 
minimum expenditure for park and recreational facilities within these districts is set at $1,700 per 
non-ADU residential unit (applications approved prior to July 1, 2012 were grandfathered at the 
$1,600 amount) for outdoor recreational facilities to serve the development population. 
Whenever possible, the facilities should be located within the residential development site. With 
eight non-ADUs proposed, the Ordinance-required amount to be spent onsite is $13,600. Any 
portion of this amount not spent onsite should be conveyed to the Park Authority for recreational 
facility construction at one or more park sites in the service area of the development. 

The $1,700 per unit funds required by Ordinance offset only a portion of the impact to provide 
recreational facilities for the new residents generated by this development. Typically, a large 
portion if not all of the Ordinance-required funds are used for outdoor recreational amenities 
onsite. As a result, the Park Authority is not compensated for the increased demands caused by 
residential development for other recreational facilities that the Park Authority must provide. 

With the Countywide Comprehensive Policy Plan as a guide (Appendix 9, #6 of the Land Use 
section, as well as Objective 6, Policy a, band c of the Parks and Recreation section), the Park 
Authority requests a fair share contribution of $893 per new resident with any residential 
rezoning application to offset impacts to park and recreation service levels. This allows the Park 
Authority to build additional facilities needed as the population increases. To offset the 
additional impact caused by the proposed development, the applicant should contribute $21,432 
to the Park Authority for recreational facility development at one or more park sites located 
within the service area of the subject property. 

Onsite Facilities: 
The revised plan set shows the removal of a playground near the existing building and proposes 
two small amenity areas onsite, labeled as 'programmable open space' areas. Sheet #7 shows 
one area at the front of the site, along Courthouse Road and the second at the rear of the site 
behind lot 6. Staff recommends the applicant provide specific information on the intent and 
purpose of these programmable open space areas. 
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From a Park Authority perspective, labeling an area as 'programmable' implies that activities 
and events will be programmed in these areas. Examples of such programs would be farmer's 
markets, festivals, or community gatherings. If this is the intent, staff suggests the applicant 
describe the types of programs anticipated and what entity would be responsible for that 
programming (e.g., the HOA). 

Staff recognizes that the areas might instead be intended to serve as pocket parks, helping to 
meet park and active recreation needs. To serve as onsite recreation (and to be credited against 
required P district, onsite recreational expenditures), the areas would include amenities and 
elements such as seating, public art, and active recreation elements (e.g., multi-use half court, 
fitness station). If the intent is to provide pocket park type elements, staff provides the following 
two comments: 

• The area along Courthouse Road is inappropriate for recreation/park use due to size, 
location, proximity to the roadway. Given the information provided in the revised plan 
set, the area appears to function primarily as an entry area and is likely most appropriate 
for that sole use. 

• The area at the rear of the site behind lot 6 may be appropriate for small-scale 
recreation/park use. The area is approximately 45' by 37.5' about half of which is usable, 
due to a proposed trail, tree cover and tree preservation area. Staff recommends the 
applicant provide a better idea of what they intend for this space (e.g., play equipment, 
fitness stations) to allow staff, the public, and the Supervisor's office to have a clearer 
idea of what might be expected. Staff also encourages the applicant to design the area as 
a central amenity with functional elements that will be valued and used frequently. 
Provision of a recreation/open space likely to be underutilized (due to location, size, or 
elements) is minimally beneficial to future residents and has the potential to fall into 
disrepair from lack of use, becoming a maintenance and liability issue for those using 
(property owners) and maintaining (HOA, in this instance) the areas. 

Provision of onsite, local-serving recreational facilities is consistent with Comprehensive Plan 
guidance and staff continues to encourage inclusion of such facilities in the proposed 
development. The area at the rear of the site has potential to help meet recreational needs if 
more detail and information on the applicant's intent for this area is provided. 

Natural Resources Impact: 
The applicant's site is adjacent to and upstream of Nottoway Park. In order to protect the 
environmental health of parkland and reduce the spread of invasive species, staffrecommends 
that all plant materials installed on the site be non-invasive. Proffer #22, Landscaping, as 
currently stated adequately addresses staff concerns in stating "all plant material installed on the 
Property shall be non-invasive." 

In addition, although the construction of the stormwater management pond and inclusion of 
pervious pavers and tree box filters as depicted on the plan set will likely improve the overall 
flow conditions in the watershed, the increased uncontrolled and untreated flow from the 
southwest corner of the applicant's property could have direct negative impacts on parkland. 
Staff requests that the applicant better demonstrate that the untreated/undetained discharge will 
not negatively impact parkland. 
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Cultural Resources Impact: 
The subject parcels were subjected to archival review. While analysis indicated that most of the 
site is disturbed, remaining undeveloped portions exhibit moderate to high potential for historic 
and/or Civil War sites. 

Staff recommends Phase I archaeological survey for the undisturbed areas ofthe site. If sites are 
found, sites should undergo Phase II archaeological testing for eligibility for inclusion into the 
National Register of Historic Places. If sites are found eligible, avoidance or Phase III data 
recovery is recommended. Proffer #43, Phase I Archaeological, adequately addresses staff 
concerns. 

At the completion of cultural resource studies, the Park Authority requests that the applicant 
provide one copy of the archaeology report as well as field notes, photographs and artifacts to the 
Park Authority's Resource Management Division (Attention: Liz Crowell) within 30 days of 
completion of the study. 

PROFFER COMMENTS 

Staff recommends the applicant revise Proffer #37, Off-site Recreation to remove language 
regarding deductions from park contributions for improvements described in Proffer #16, 
Frontage Improvements. Proffer 16 describes sidewalks, curbs and gutters, and a stormwater 
inlet that are required infrastructure and are not recreational improvements. To deduct any of 
these infrastructure improvements from a recreational contribution amount is inconsistent with 
the intent of off-site/fair share contributions as well as inconsistent with how they are applied in 
other rezoning cases. 

SUMMARY OF RECOMMENDATIONS 

This section summarizes the recommendations included in the preceding analysis section. 
Following is a table summarizing required and recommended recreation contribution amounts: 

Proposed Uses P-District Onsite Requested Park Total 
Expenditure Proffer Amount 

Single-family $13,600 $21,432 $35,032 
detached units 
Total $13,600 $21,432 $35,032 

In addition, the analysis identified the following major issues: 

• Provide specific information on the intent and purpose of the programmable open 
space areas 

• Remove the proposed programmable open space designation from the entrance area 
along Courthouse Road 

• Provide more information on the design and elements of the proposed programmable 
open space area behind Lot 6 
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• Better demonstrate that untreated/undetained stormwater discharge will not 
negatively impact parkland 

• Revise Proffer #3 7, Off-site Recreation to remove language regarding deductions for 
improvements described in Proffer #16, Frontage Improvements 

Please note the Park Authority would like to review and comment on proffers related to park and 
recreation issues. We request that draft and fmal proffers be submitted to the assigned reviewer 
noted below for review and comment prior to completion of the staff report and prior to final 
Board of Supervisors approval. 

FCP A Reviewer: Anna Bentley 
DPZ Coordinator: Bill Mayland 

Copy: Cindy Walsh, Director, Resource Management Division 
Liz Crowell, Manager, Cultural Resource Management & Protection Section 
Dan Sutherland, Manager, Park Operations Division 
Chron Binder 
File Copy 
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PROPOSAL: 

APPENDIX 13 

Department of Facilities and Transportation Services 

August 1, 2011 

Barbara Berlin,-Director · · · ·· - ·· 

Office of Facilities Planning Services 
8115 Gatehouse Road, Suite 3300 

Falls Church, Virginia 22042 

Fairfax County Department of Planning & Zoning 
Zoning Evaluation Division 

Denise M. James, Director JQ._M~ 
Office of Facilities Planning Services 

RZ/FDP 2011-PR-018, Christopher Land, LLC 

5.72 acres 

48-1 ((1)) 62 & 64 

Rezone property from the R-1 District to the PDH-3 District to permit 8 single 
family detached dwelling units. 

COMMENTS: The proposed rezoning area is within the Marshall Road Elementary School, Thoreau 
Middle School, and Madison High School boundaries. The chart below shows the existing school 
capacity, enrollment, and projected enrollment. 

School Capacity Enrollment 2011-2012 Capacity 2016-17 Capacity 
(9/30/10) Projected Balance Projected Balance 

Enrollment 2011-2012 Enrollment 2016-17 

Marshall Road 
ES 583 605 667 -84 723 -140 

Thoreau MS 687 778 752 -65 897 -210 

Madison HS 2016 1987 1986 30 2072 -56 
Capactty and enrollment are based on the FCPS FY 2012-16 C/P and spnng update. 

The school capacity chart above shows a snapshot in time for student enrollments and school capacity 
balances. Student enrollment projections are done on a six year timeframe, currently through school year 
2016-17 and are updated annually. At this time, if development occurs within the next six years, all 
schools serving the development are projected to be over capacity. Beyond the six year projection 
horizon, enrollment projections are not available. 

The rezoning application proposes to rezone property from the R-1 District to the PDH-3 District to permit 
8 single family detached dwelling units. The current R-1 zoning would permit one dwelling unit. 
Currently, one lot is developed with the Moose Lodge of Vienna and the other lot is vacant. 

Based on the number of residential units proposed, the chart below shows the number of anticipated 
students by school level based on the current countywide student yield ratio. 
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Existing: R-1 zoning 

School Units Ratio Student 
permitted Yield 

in R-1 
zone 

Elementary 1 0.266 0 

Middle 1 0.084 0 
--

High 
" ~·~- ---

1 0.181 
-- (f---

0 

Proposed: PDH-3, 8 Single Family Dwellings 

School Units- Ratio Student 
Single Yield 
family 

detached 

Elementary 8 0.266 2 

Middle 8 0.084 1 

High 8 0.181 1 

4 

SUMMARY: 
Suggested Proffer Contribution 
The rezoning application is anticipated to yield 4 new students. Based on the approved proffer formula 
guidelines, the students generated would justify a proffer contribution of $37,512 (4 students x $9,378) in 
order to address capital improvements for the receiving schools. It is recommended that all proffer 
contributions be directed to the Marshall HS pyramid and/or to Cluster II schools that encompass this 
area at the time of site plan approval or building permit approval. It is also recommended that notification 
be given to FCPS when construction is anticipated to commence. This will assist FCPS by allowing for 
the timely projection of future students as a part of the Capital Improvement Program. 

DMJ/mat 

Attachment: Locator Map 

cc: Patricia S. Reed, School Board, Providence District 
llryong Moon, School Board, At-Large 
James L. Raney, School Board, At-Large 
Martina A. Hone, School Board, At-Large 
Dean Tistadt, Chief Operating Officer 
Jim Kacur, Cluster II, Assistant Superintendent 
Jennifer Heiges, Principal, Marshall Road Elementary School 
Mark Greenfelder, Principal, Thoreau Middle School 
Mark Merrell, Principal, James Madison High School 
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Fairfax,Virginia 

MEMORANDUM 

Wastewater Planning & Monitoring Division 
Department of Public Works & Environmental Services 

Sanitary Sewer Analysis Report 

REFERENCE: Application No. RZ/FDP2011-PR-018 

Tax Map No. 048-1-/01/0062, 0064 

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

I. The application property is located in the Accotink Creek (M-2) watershed. It would be sewered into the 
Noman Cole Pollution Control Plant (NCPCP). 

2. Based upon current and committed flow, there is excess capacity in the NCPCP. 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. An existin~ inch line located in the street 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. 

Sewer Network 

Collector 
Submain 
Main/Trunk 
Interceptor 
Outfall 

Existing Use 
+Application 

Existing Use 
+ Application 
Previous Rezonings 

_x_ 
_x_ 
_x_ 

Existing Use 
+ Application 
+ Comp Plan 

5. Other pertinent information or comments: 

Department of Public Works and Environmental Services 
Wastewater Planning & MOnitoring Division 

12000 Government Center Parkway, Suite 358 
Fairfax, VA 22035-0052 

Phone: 703-324-5030, Fax: 703-324-3946 
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DATE: July 25, 2011 

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

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

SUBJECT: Fire and Rescue Department Preliminary Analysis of Rezoning/Final 
Development Plan Application RZ/FDP 2011-PR-018 

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 #402, Vienna 

2. After construction programmed ___ this property will be serviced by the fire 
station ----------------------

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

l_a. currently meets fire protection guidelines. 

__ b. will meet fire protection guidelines when a proposed fire station 
becomes fully operational. 

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

__ d. does not meet current fire protection guidelines without an additional 
facility. The application property is ___ of a mile outside the fire 
protection guidelines. No new facility is currently planned for this area. 

Proudly Protecting and 
Serving Our Community 

Fire and Rescue Department 
4100 Chain Bridge Road 

Fairfax, VA 22030 
703-246-2126 

www.fairfaxcounty.gov/fire 
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Fairfax ~ater 
V' 

FAIRFAX COUNTY WATER AUTHORITY 
8560 Arlington Boulevard, Fairfax, Virginia 22031 

www. fa1rfaxwater .org 

APPENDIX 16 

PLANNING & ENGINEERING 
DIVISION 

August 1, 2011 Jam1e Ba1n Hedges, P. E. 
D~rector 

(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 

Dear Ms. Berlin: 

Re: RZ 2011-PR-018 
Vienna Moose Lodge 
Tax Map: 48-1 

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

1. The property can be served by Fairfax Water. 

2. Adequate domestic water service is available at the site from an existing 8-inch 
water main located at the edge of the property on Courthouse Road. See the 
enclosed water system map and the Conceptual Development Plan for comments. 

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. 

4. Customers served by Fairfax Water enjoy the lowest commodity rate for water in 
the Washington Metropolitan area. 

5. Fairfax Water operates as a true enterprise fund. All water system revenues are 
returned to the water system to support infrastructure reinvestment and system 
improvements. 

6. Fairfax Water is governed by a Board appointed by the Fairfax County Board of 
Supervisors. 

7. Fairfax Water owns and operates two state of the art treatment facilities, sourced 
by two separate watersheds, the Occoquan Reservoir and the Potomac River. 



These plants produce superb quality water that meets and surpasses all current and 
anticipated regulations. 

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

Enclosure 
cc: John Levtov, Christopher Consultants 

E. John Reagan, Jr., Christopher Land, L.L.C. 

Sincerely,. 

Traci K. Goldberg, P .E. 
Manager, Planning Department 
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GLOSSARY 
This Glossary is provided to assist the public in understanding 

the staff evaluation and analysis of development proposals. 
It should not be construed as representing legal definitions. 

Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
or Public Facilities Manual for additional information. 

APPENDIX 17 

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-otway. Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance. 

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance. 

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident 
with transitional screening. 

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01 , Chesapeake Bay Preservation Area Designation and Management Regulations. 

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district. See 
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance. 

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value. See also Ldn. 

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

DENSITY BONUS: An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan. A development plan is s submission requirement for rezoning to the PRC District. A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A 
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the 
Zoning Ordinance. 

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility 
easement, construction easement, etc. Easements may be for public or private purposes. 

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

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are 
designed to serve both through traffic and local trips. Collector roads and streets link local streets and properties with the arterial network. 
Local streets provide access to adjacent properties. 

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 

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

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 

Ldn: Day night average sound level. It is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity. Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions. Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes. Construction 
on these soils may initiate or accelerate slope movement or slope failure. The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils. 



-3-

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

OPEN SPACE EASEMENT: An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time. Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board. See Open Space Land Act, Code of Virginia, 
Sections 10.1-1700, et seq. 

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site. Refer to Articles 6 and 16 of the Zoning 
Ordinance. 

PROFFER: A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 

land. Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 

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

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

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they periorm or are 
sensitive to impacts which may result in significant degradation of the quality of state waters. In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources. New development is generally discouraged in an RPA. See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 

SITE PLAN: A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance. Generally, submission of a site plan to DPWES for review and approval is required for all 
residential, commercial and industrial development except for development of single family detached dwellings. The site plan is required 
to assure that development complies with the Zoning Ordinance. 

SPECIAL EXCEPTION (SE) I SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review. After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit 
requires a public hearing and approval by the Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or 
BZA may impose reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permits and Article 9, 
Special Exceptions, of the Zoning Ordinance. 

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
1 01 of the County Code. 

TRANSPORTATION DEMAND MANAGEMENT (TOM): Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network. TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TOM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's 
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, title to the road right-of-way transfers 
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated. 

VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building 
height, or minimum yard requirements, among others. A variance may only be granted by the Board of Zoning Appeals through the public 
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. , 

WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated on the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the 
presence or evidence of surface wetness or soil saturation. Wetland environments provide water quality improvement benefits and are 
ecologically valuable. Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of 
Engineers 

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code: 
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
COP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FOP 
GOP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

Abbreviations Commonly Used in Staff Reports 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TOM 
TMA 
TSA 
TSM 
UP&DD 
vc 
VDOT 
VPD 
VPH 
WMATA 
ws 
ZAD 
ZED 
ZPRB 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation 
Residential Estate 
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia. Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ · 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
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