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County of Fairfax, Virginia
April 10,2013

STAFF REPORT

APPLICATION RZFDP 2012.MA.022

APPLIGANT:

PRESENT ZONING:

REQUESTED ZONING:

PARCEL(S):

ACREAGE:

OPEN SPACE:

MASON DISTRICT

CG Peace Valley, LLC

R-3 (Residential 3 dwelling units per acre (du/ac)) and
Highway Corridor (HC)

PDH-4 (Planned Development 4 du/ac) and HC

61-1 ((1)) 7

1.89 acres

30%

PLAN RECOMMENDATION: Residential at 3 to 4 dulac

PROPOSAL: The applicant seeks to rezone 1.89 acres from R-3 to
PDH-4 to permit the development of seven single fami$
detached dwelling units at an overall density of 3.71
du/ac.

STAFF RECOM MENDATIONS:

Staff recommends approval of RZ 2012-MA-022, subject to the execution of
proffers consistent with those found in Appendix 1 of this report.

Staff recommends approval of FDP 2012-MA-022.

Staff recommends that the Board of Supervisors direct the Director of DPWES to
approve a modification of the PFM to allow the construction of sidewalks shown on
the CDP/FDP to be located on one side of the private street.

William O'Donnell

Excellence * fnnovation * Stewardship
Integrity * Teamwork * Public Service

Department of Planning and Zoning |-}.
Zonng Evaluation Division n .I .

12055 Government Center Parkway, Suite 801 | | lt<
Fairfax, Virginia 22035-5509 F)

Phone 703-32 4-1290 F Ax 703-324-3924 
"tftfiffiwww. fairfaxcountv. eov/dpzl -E|-fu o-



Staff recommends approval of a waiver of two acre minimum district size for the
PDH district, to allow a district of 1.89 acres.

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 applicanUowner from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards

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

The approval of this rezoning does not interfere with, abrogate or annul any
easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application. For information, contact the Zoning Evaluation
Division, Department of Planning and Zoning, 12055 Government Center Parkway, Suite
801, Fairfax, Virginia 22035-5505, (703) 324-1290.

N:VEDtRezonings\RZ 2012-MA-022 Peace ValleyVeport\RZ 2012-MA-022 - Peace Valley - Staff Reprt Cover.doc

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance
notice. For additional information on ADA call (703) 324-1334 or TTY 7l I (Virginia Relay Center).
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE

FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION

Applicant:

Location:

Request:

CG Peace Valley, LLC

3236 Peace Valley Lane (Tax Map 61-1 ((1)) 7)

To rezone 1.89 acres from R-3 to PDH-4 to permit the
development of seven single-family detached dwelling
units at an overall density of 3.71 du/ac.

Modification of the PFM to allow the construction of
sidewalks shown on the CDP/FDP to be located on
one side of the private street

Waiver of the two acre minimum district size for the
PDH district to allow a district of 1.89 acres

Waivers/Modifications :

A reduced copy of the proposed Conceptual Development Plan and Final
Development Plan (CDP/FDP) is included in the front of this report. The proffers,
Affidavit and the statement of justification are included as Appendices 1 through 3.

LOCATION AND CHARACTER

Site Description

Private property with
access easement for
subject property

Public property
previously dedicated
for public street (DB
1446 PG 157)

T
N

c 1: Aerial lm
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The subject property consists of one parcel located on the west side of Peace
Valley Lane, north of Colmac Drive and south of Leesburg Pike (Route 7).
Access is provided by an access easement through private property (previously
abandoned right-of-way) that connects to Peace Valley Lane and Leesburg Pike.
No through connection from Leesburg Pike to Colmac Drive is provided.
However, there is existing dedicated right-of-way (to VDOT and the Board of
Supervisors) located along the eastern boundaries of the subject property and
Tax Map 61-1((17)) 1 to the south, that is currently not improved.
The subject property is vacant and was previously developed with a single-family
detached home with accessory buildings. These buildings were demolished in
September 2010 under Fairfax County's blight ordinance. Significant land
disturbance is located in the center of the property where the dwelling unit was
located. The southern and western edges of the property are landscaped with
grass, trees, shrubs, flowers and vines, and include alterations from minor
terracing, infilling and construction of retaining walls. The northern portion of the
property is unmodified and contains a broad swale. Drainage is generally to the
north and west into Long Branch and Tripps Run.

Use Zoning Plan

North
S i ng le-fam i ly Attached
(Vinewood Townhomes)

R-8 Residential, 5-8 du/ac

East
Church of Christ
Mu ltifam ily (Lafayette
Park Condominiums)

R-3
R-30

Public Facilities and lnstitutional
Residential,l 6-20 d u/ac

South
&West

Single-family Detached
(Ravenwood Park
Subdivision)

R-3 Residential,2-3 dulac

BACKGROUND

On May 11, 1956, right-of-way located along the eastern boundary line, (which is
the frontage of the subject property on Peace Valley Lane) was dedicated for
public streets (Deed Book 1446 Page 157), but is currently not improved. (See
Graphic 1 below)

On October 6, 1980, the Board of Supervisors approved RZ 79-M-076 to rezone
Tax Map 51-3((1)) 18 (which is the adjacent Vinewood Townhomes to the north)
from R-3 to R-8 to permit single-family attached dwelling units at a density of 7.9
du/ ac. As part of this application, an approximately 200 foot long by 50 foot
wide portion of Peace Valley Lane was vacated along the east side of the
property and the applicant conveyed an ingress/egress access easement to the
owner subject property.

On February 27, 1984, the Board of Supervisors abandoned a portion of Peace
Valley Lane (approximately 200 foot long by 50 foot wide) located to the
northeast of the current application property. The subject property continues to
have an ingress/egress access easement through the abandoned section of
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Peace Valley Lane. (See Graphic 1 below)

On May 22,2012, the Board of Supervisors approved APR S11-l-Bl to add a
development option to the Comprehensive Plan recommendation (Residential
use at 2-3 dulac) for the subject property, which includes single-family detached
units at a density of 3-4 du/ac. The applicant is proposing to implement this
development option.

COMPREHENSIVE PLAN PROVISIONS

Plan Area/Planning District: Area l; Bailey's Planning District

Planning Sector: B5-Barcroft Community Planning Sector

Plan Recommendation:

Fairfax County Comprehensive Plan, 2011 Edition, Area l, Baileys Planning
District, as amended through June 19,2012, B5-Barcroft Community Planning
Sector, pages 161-162:

"5. Parcel 61-1((1))7 is planned for residential use at2-3 du/ac. As an
option, single-family detached units may be appropriate at a density of 3-4
du/ac. The traffic impact associated with this option does not require the through
connection of Peace Valley Lane. The following are conditions for this option:

. Clearing and grading at the site periphery is minimized to preserve trees,
subject to the approval by the Urban Forester; supplemental plantings
should be provided and houses should be placed a minimum of 35' from
the rear property line to maximize the existing quality vegetation and
preserve mature trees;

. Vehicular access to Leesburg Pike is preferred;

r I trail for pedestrians and bicyclists is provided to connect existing
segments of Peace Valley Lane. The trail should be designed and
constructed in a manner which maximizes existing quality trees and
vegetation; and

o fi phase one archaeological survey is conducted to document any on-site
cu ltural resou rces before development occu rs. "

ANALYSIS

Gonceptual Development Plan and Final Development Plan (CDP/FDP) (Copy at
front of staff report)

Title: Addition to Peace Valley
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Vika, Inc

Originaf and Revision Dates: October 19,2012, as revised through
March 22,2013.

The combined CDP/FDP consists of 15 sheets. The following features are
depicted on the proposed CDP/FDP:

Site Lavout: The subject property consists of one parcel located on the west side
of Peace Valley Lane, north of Colmac Drive and south of Leesburg Pike. The
applicant seeks to rezone the property from R-3 to PDH-4 to permit seven single-
fami[ detached dwelling units, which would yield 3.71 dwelling units per acre
(du/ac). The subject property is vacant and was previously developed with a
single-family detached home with accessory buildings. Graphic 1 shows the
general layout of the proposed redevelopment.

Private property
with access
easement for
subject property

Public property
previously
dedicated for
public street (DB
1446 PG 157',)

As shown on the graphic, access to the property is proposed to be provided from
Leesburg Pike and Peace Valley Lane to the northeast. The applicant proposes
to construct a private street from Leesburg Pike to the site through 1) private
property owned by the Vinewood Townhomes and the Church of Christ (with an

t
N

F r.f$ *-!lrr.t

Proposed Private St. -t
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approximately 200 foot long by 50 foot wide access easement for the subject
property), and 2) public property dedicated to FCDOT and VDOT for public street
purposes, which has not been improved. The applicant has proffered to obtain
the necessary public access easements, agreements and permits from the
Department of Public Works and Environmental Services (DPWES) in terms
agreeable with DPWES and in a form acceptable to the County Attorney. This
private street would extend approximately 550 feet from Leesburg Pike into the
site along the eastern boundary and make a 90 degree turn into the center of the
site, ultimately ending in a cul-de-sac. Seven single-family detached dwelling
units are proposed to be located on both sides of the private street segment.

Sheet 4 of the CDP/FDP shows a typical lot layout showing five foot minimum
side setbacks (ten feet between units), seven foot minimum rear setbacks, nine
foot minimum front setbacks, and 18 foot long driveways. Areas for decks,
screened-in porches and windows are shown on the proposed lot typical. The
average lot size would also be approximately 5,200 square feet.

A minimum 25 feet of landscaped buffering with tree preservation is proposed
along the northern boundary line and a tree preservation area ranging in width
from 30 feet to 100 feet is proposed along the western and southern boundaries.
A S8{nch caliper Red Oak tree is also proposed to be preserved on the
southwest corner of the site with a small pedestrian sitting area located near the
tree.

Site sections and architectural elevations are included on Sheets 6A, 9 through
10 of the CDP/FDP and shown in Graphic 2 and 3 below.

Architectural Elevations

sTsoNG sf s Mtl{ qoq t/q _ _ -_

6 :tdtrrft@s t q{G, fir . .

s a x 6 sYa. cff*9 no*D wt ._____
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The proposed maximum height for the single-fami$ detached dwelling units is 35
feet and the elevations in Graphic 2 show primarily two story tall units. Graphic 3
shows that the proposed dwelling units on the north and south sides of the
private street would be approximately 80 feet from the existing adjacent units to
the north and south. The applicant has proffered to design these dwellings in
substantial conformance with the bulk, mass and type and quality of materials
and elevations shown on the CDP/FDP. Additional commitments for building
materials are provided and include a combination of brick, stone, and
cementitious siding supplemented with trim and detailfeatures.

Vehicular Access; As previously discussed, access is proposed to be provided
from Leesburg Pike and Peace Valley Lane to the northeast. The applicant
proposes to construct a private street through: 1) private property owned by the
Vinewood Townhomes and the Church of Christ (with an approximately 200 foot
long by 50 foot wide access easement for the subject property); and 2) public
property dedicated to FCDOT and VDOT for public street purposes, which has
not been improved. The applicant has proffered to obtain the necessary public
access easements, agreements and permits from the Department of Public
Works and Environmental Services (DPWES) in terms agreeable with DPWES
and in a form acceptable to the County Attorney.

Parkins: The Zoning Ordinance requires three spaces for single-family detached
dwelling units with frontage on a private street (7 units requires 21 parking
spaces). The applicant is proposing to provide 28 parking spaces (two spaces
per garage, two parking spaces in the driveway). Proffers include commitments
to construct driveways with a minimum of eighteen feet in length from the garage
door to the street (to permit the parking of two vehicles without overhanging onto
the sidewalk) and to build garages that will accommodate two vehicles. In
addition, four guest spaces could be located on the private street near the cul-
de-sac.

Pedestrian Access; Four foot wide sidewalks are shown in front of four single-
family detached units on the north side of the cul-de-sac and an eight foot wide
asphalt trail is shown on the west side of the private street connecting the subject
property to Peace Valley Lane to the north and Colmac Drive to the south. The

site cross-section with a view to the east
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applicant has proffered to provide public access easements for all of these trails
and sidewalks shown on the CDP/FDP.

Tree Save and Landscapins; The subject property is vacant and was previously
developed with a single-family detached home with accessory buildings.
Significant land disturbance has occurred in the center of the property where the
dwelling unit was located. The southern and western edges of the property are
currently landscaped with grass, trees, shrubs, flowers and vines and include
alterations from minor terracing, infilling and construction of retaining walls. The
northem portion of the property is unmodified and contains a broad swale.

The applicant proposes to retain approximately 30% of the property as open
space. A minimum of 25 feet of landscaped buffering with tree preservation is
proposed along the northern boundary line and a tree preservation area ranging
in width from 30 feet to 100 feet is located along the western and southern
boundaries. Sheet 6 of the CDP/FDP provides the proposed plant schedule and
tree canopy calculations, yielding approximately 42,290 square feet of tree
canopy, with the majority provided through tree preservation. In addition, the
applicant proposes to preserve a S8{nch caliper Red Oak tree located in the
southwest corner of the site. Proffers to protect and preserve these trees
through walk-throughs, monitoring, tree appraisals and tree bonding are
provided.

Stormwater Manaoement: There are currently no stormwater controls on the site.
According to the Stormwater Management narrative on Sheet 7A of the
CDP/FDP, the applicant proposes to provide an underground infiltration trench
designed to exceed quality and quantity requirements in the County Public
Facility Manual (PFM). Design details for the proposed infiltration trench are
included on Sheet 7A. Best Management Practices (BMP) would be provided by
the infiltration trench and the proposed preservation area. Approximately 65%
phosphorous removal is proposed to be achieved, which will exceed the 40%
phosphorous removal requirements. The applicant has proffered to submit a
formal geotechnical report referencing this facility to DPWES for review and
approval by the Geotechnical Review Board (GRB). Any resulting
recommendations would be implemented during final engineering. The report
will be prepared per PFM Chapter 4 and Chapter 6-1300 guidelines and will
include both a seepage analysis and a slope stability analysis of the area and
slope north of the proposed infiltration facility. This additional analysis would
also be provided to further demonstrate no adverse impact to the adjoining
properties with respect to their stability and usage. lf warranted by the GRB and
final engineering, minor modifications to the size, location, and configuration of
the SWM facility may be made in connection with subdivision plan approval;
provided, however, that such changes will not diminish the effectiveness of any
required screening, landscaping, and tree preservation shown on the
development plan. lf the modifications are not approved by DPWES, a Proffered
Condition Amendment may be required.
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Land Use Analysis (Appendix 4)

The basetine Comprehensive Plan recommendation for the subject property is
residential use at 2 to 3 dwelling units per acre (du/ac). The approval of Area
Plans Review (APR) ltem 511-l-81 added a development option to the
Comprehensive Plan recommendation for the subject property, which includes
single-fami$ detached units at a density of 3-4 du/ac, under certain conditions.
The applicant is pursuing the Plan option to develop single-family dwellings on
the subject property within the recommended 3-4 du/ac density range. To the
north, the Vinewood townhomes are developed at a density of 7.9 du/ac and
zoned R-8, while the Ravenwood Park community to the south and west is
planned and developed for residential use at a density of 2-3 du/ac and is
zoned R-3. Higher density multifamily residential uses are located to the east of
the site. The proposed density of 3.71 du/ac is compatible with the adjacent
residential development.

The site-specific Plan recommendation for the subject property states that
clearing and grading along the edges of the site should be minimized to
preserve existing trees. Additionally, supplemental vegetation should be
provided in these areas and the single-family dwelling units should be placed at
least 35 feet from the property line in order to maximize the preservation of
mature trees and vegetation. The layout of the single-family dwelling units has
been revised to show retention of a 58-inch caliper Red Oak tree located in the
southwestern portion of the site, a tree preservation area ranging in width from
30 feet to 100 feet located along the western and southern boundaries, and
dwelling units setback a minimum of 35 feet from the northern boundary line
with a minimum of 25 feet of additional landscaping. Staff feels that the
proposal is consistent with the Plan recommendations.

Residential Development Criteria (Appendix 5)

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 public facilites, 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. For the complete Residential Development Criteria text, see
Appendix 5.

Sife Design (Development Criterion #1) and Neighborhood Context
(Development Criterion #2)

The Site Design Development Criterion #1 requires that the development
proposaladdress consolidation goals in the plan, further the integration of
adjacent parcels, and not preclude adjacent parcels from developing in
accordance with the Plan. ln addition, the proposed development should provide
useable, accessib/e and well-integrated open space, appropriate landscaping
and other amenities. The Neighborhood Context Development Criterion requires
the development proposal to frt into the fabric of the community. The subject
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property consists of a vacant 1.89 acre parcel located on the west side of Peace
Valley Lane, north of Colmac Drive and south of Leesburg Pike. To the north,
the Vinewood townhomes are developed at a density of 7.9 du/ac and zoned R-
8, while the Ravenwood Park community to the south and west is developed with
single-family detached dwellings at a density of 2-3 du/ac and is zoned R-3. A
mid-rise multifamily building is located approximately 300 feet to the east of the
subject property, and is separated by an extensive landscaped buffer. No
additional consolidation is possible with this application. The applicant proposes
to develop seven single-family detached dwelling units on the property along a
new private street with a density of 3.71dulac. The proposed lot sizes would
create a transition from the smaller townhome lots located to the north to larger
single-family dwelling unit lots located to the south. Approximately 30o/o of the
property would remain as open space. A minimum of 25 feet of landscaped
buffering with tree preservation is proposed along the northern boundary line and
a tree preservation area ranging in width from 30 feet to 100 feet is proposed
along the western and southern boundaries. With these commitments, staff
finds that the proposalwould meet this criterion.

Development should also provide for a logicaldesign with appropriate
relationships within the neighborhood, including appropriately oriented units and
useable yards. Access should be provided to transit facilities where available,
and utilities shou/d be identified to the extent possrb/e. Seven single-family
detached dwelling units are proposed to be located on both sides of a private
street, ending in a cul-de-sac. Sheet 4 of the CDP/FDP shows a typical lot
layout with five foot minimum side setbacks (ten feet between units), seven foot
minimum rear setbacks, nine foot minimum front setbacks and 18 foot long
driveways. Areas for decks, screened-in porches and windows are shown on the
proposed lot typical. In addition , a 25 foot wide landscaping area would be
provided along the northern property line and a tree preservation area ranging in
width from 30 feet to 100 feet would be located along the southern boundary.
Staff feels that the proposal meets this criterion. No transit facilities are located
near the subject property.

Open space should be useable, accessible, and integrated with the
development. Appropriate landscaping should be provided. The applicant has
provided approximately 0.56 acres (30 percent) of open space on the 1.89 acre
site. The majority of this area would be a landscape buffer, with significant tree
preservation along the southern boundary line abutting the existing single-family
dwelling units. A S8-inch caliper Red Oak tree located on the southwest portion
of the site is also proposed to be preserved. Appropriate proffers have been
included to protect and preserve these trees through walk-throughs, monitoring,
tree appraisals and tree bonding, which adhere to County Policies. With these
commitments, staff feels that the proposal meets this criterion.

Development should fit into the fabric of the community as evidenced in the
architectural elevations and materials. Existing two story townhomes and one to
two story single-family detached dwelling units are located to the north and south
of the subject property. Sheet 2 of the CDP/FDP shows the maximum building
height for the proposed single-fami$ dwelling units is 35 feet or two stories.
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Sheets 9 through 10 of the CDP/FDP show elevations of the proposed single-
family units, and the applicant has proffered to use the same quality, general
appearance, style and proportion of materials depicted on the illustrative
perspective and elevations on the CDP/FDP. Sheet 6A of the CDP/FDP shows
a site section, which demonstrates a relationship in terms of height and setbacks
for the proposed dwelling units to the existing adjacent dwelling units located to
the north and south. The proposed units would be approximately 80 feet from
the existing adjacent dwelling units to the north and south, and would not tower
over the existing dwelling units. Staff finds that the proposal would fit into the
fabric of the community.

Environment (Development Criterion ll{t) (Appendix 6)

This Criterion requires that developments respect the natural environment by
conserving natural environmental resources, account for soil and topographic
conditions and protect current and future residents from the impacts of noise and
light. Developments should minimize off-site impacts from stormwater runoff and
adverse water quality impacts.

This section characterizes environmental concerns that arose from staff's
evaluation of this site and the proposed development. Solutions are suggested
to remedy these concerns, but there may be other acceptable solutions.
Particular emphasis is given to opportunities provided by this application to
conserve the county's remaining natural amenities.

Stormwater Management and Adequate Outfall

This application proposes a seven lot, single-family, residential subdivision for
the 1.89 acre subject property which is located within the Cameron Run
Watershed. The stormwater management narrative indicates that no controls
currently exist for the site and that an infiltration trench is proposed to meet water
quality and quantity control requirements for this development. However, the
narrative indicates that approximately half of the subject property will drain to this
facility. The applicant was encouraged to consider accommodating water quality
and quantity control for a greater portion of the property than what is currently
proposed. In addition, the applicant was requested to provide geotechnical
information regarding the soils that characterize the subject property because
infiltration facilities are dependent upon the infiltration characteristics of the soil
in which the facilities are installed. As previously mentioned, the applicant
proposes to provide an underground infiltration trench designed to exceed the
two and ten year quantity requirements. Design details for the proposed
infiltration trench are included on Sheet 7A. Best Management Practices (BMP)
would also be provided by the infiltration trench and the proposed preservation
area, resulting in approximately 650/o phosphorous removal. The applicant has
also proffered to submit a formal geotechnical report referencing this facility to
DPWES for review and approval by the Geotechnical Review Board (GRB).
Further analysis of these stormwater management facilities is provided below in
the Department of Public Works and Environmental Services (DPWES) analysis.
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Green Buildins Certification

In conformance with the County's green building policy, the applicant has
proffered attainment of Energy Star Qualified Homes for the new residences to
be demonstrated prior to the issuance of the residential use permit (RUP) for
each dwelling.

Tre e P re se rvatio n/Re storati on

The current development plan depicts preservation of the 58 inch caliper Red
Oak and several other trees in this area; however, the development plan depicts
a permanent diversion dike traversing the open space/tree preservation area.
Staff is concerned that the diversion dike will disturb the root system of the Red
Oak, as well as other trees located in this area. The applicant indicated that the
diversion dike is critical to help reduce uncontrolled surface runoff and
channelize it towards an existing storm sewer inlet. The CDP/FDP has been
revised to shift the location of the diversion dike further away from the critical root
system of the Red Oak. In addition, the applicant proffered to installthe
diversion dike on grade without any disturbance to existing grades by hand under
the direct supervision of a certified arborist in order to minimize disturbance to
the critical root zones of trees being preserved, subject to review and approval by
Urban Forest Management Division (UFMD) of DPWES. Further analysis is
provided below in the Tree Preservation criteria.

In summary, staff feels this criterion has been met.

Tree Preservation & Tree Cover Requirements (Development Criterion #4)

This Criterion sfafes that all developmenfs should be designed to take advantage
of existing tree cover and developed appropriately to disturb as little existing tree
cover as possrb/e, including the extension of utility improvements to the site.

As previously mentioned, the site is currently vacant. The applicant proposes to
retain approximately 30% of the property as open space. A minimum of 25 feet
of landscape buffer, with tree preservation, is proposed along the northern
boundary line and a tree preservation area ranging in width from 30 feet to 100
feet is located along the western and southern boundaries. Sheet 6 of the
CDP/FDP provides the proposed plant schedule and tree canopy calculations,
yielding approximately 42,290 square feet of tree canopy, with the majority
provided through tree preservation. In addition, the applicant proposes to
preserve a S8-inch caliper Red Oak tree located in the southwest corner of the
site. The applicant has also proffered to protect and preserve these trees
through walk-throughs, monitoring, tree appraisals and tree bonding.

UFMD, DPWES staff have reviewed the application and identified the following
generalized concerns (see Appendix 7):

. Proffer lC should include language that would not reduce the tree
preservation areas;
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. The limits of clearing and grading as proposed along the western property
line may cause negative impacts to off-site vegetation;

o The proposed diversion dike located on the southwest corner of the site
should be located outside of the proposed tree preservation area and/or
the critical root zones of the S8-inch caliper Red Oak tree proposed to be
preserved; and

o Removal of the old stone walls located within the critical root zone of the
may impact the S8-inch caliper Red Oak tree shown to be preserved.

The applicant has revised the proffers to address these concerns. Additional
proffers were added to ensure that: 1) the limits of clearing and grading were
revised as much as possible to prevent negative impacts to off-site vegetation
along the western boundary (a monetary agreement with the adjacent property
owner to the west is included on Sheet 5 of the CDP/FDP to address any
impacts that result from proposed disturbance), and 2) all existing stone walls
are proposed to be removed by hand under direct supervision of an ISA Certified
Arborist or Registered Consulting Arborist and reviewed by UFMD. With regard
to the proposed diversion dike, staff was concerned that the proposed diversion
dike located on the southwest corner of the site would be installed within the
critical root zone of the 58-inch caliper southern Red Oak proposed to be
preserved. Staff recommended that the applicant relocate the proposed
diversion dike outside of the proposed tree preservation area or use a different
type of stormwater control that is not located within this area. lf this was
absolutely not possible, staff requested an explanation as to why the proposed
diversion dike cannot be located outside of the tree preservation area or why
another type of device cannot be used outside of this area. The applicant has
indicated that the diversion dike is critical to help reduce currently uncontrolled
surface runoff leading to adjacent properties to the west and channelize it
towards an existing storm sewer inlet to the south. The CDP/FDP has been
revised to shift the location of the diversion dike further away from the critical root
system of the Red Oak Tree. In addition, the applicant has agreed to a proffer
language recommended by UFMD, which would require the installation of the
diversion dike, on grade without any disturbance to existing grades, by hand
under the direct supervision of the Project Arborist, in order to minimize
disturbance to the critical root zones of trees being preserved, subject to review
and approval by UFMD. With these commitments, staff feels this criterion has
been met. Finaldetermination will be made during subdivision plan review.

Transportation (Development Criterion #5)

Criterion 5 requires that development provide safe and adequate access to the
surrounding road network, and that transit and pedestrian travel and
interconnection of streets should be encouraged. ln addition, alternative sfreef
designs may be appropriate where conditions merit.
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The applicant is proposing a new residential development with a private street
entering the site from the northeast side of the property. Private streets may be
narrower than public streets and provide opportunities to increase the peripheral
buffers of the site as well as incorporate a number of environmental amenities
not possible with public street requirements. The applicant proffered to construct
the private streets in conformance with the Public Facilities Manual (PFM) and to
use materials and depth of pavement consistent with the PFM standards for
public streets. The applicant also proffered to establish a maintenance account
that will be available to a Home Owners Association (HOA) for street
maintenance after the applicant turns over control of an HOA to the
homeowners. Staff supports the use of private streets.

Staff from the Fairfax County Department of Transportation (FCDOT) and the
Virginia Department of Transportation (VDOT) have reviewed the application and
offered the following comments (Appendix 8):

o VDOT and FCDOT prefer to have a continuous public street access to the
subject property from Leesburg Pike to Colmac Drive. However, FCDOT
will support a private street extension from an existing public street
hammerhead. This option was discussed and supported by VDOT in an e-
mail dated February 11,2013.

o The proposed private street, as shown on the CDP/FDP dated February
12,2013, has a jog in the street near the northeast corner of the site that
is not acceptable.

o A channelization device should be provided at the intersection of Peace
Valley Lane and Leesburg Pike to restrict turning movements to Leesburg
Pike to a right-in/ right-out condition.

o A continuous and unobstructed asphalt surface trail or sidewalk along
Peace Valley from Colmac Drive to Leesburg Pike should be provided.

o An initial escrow to allow for the maintenance of the private street should
be provided.

The applicant revised the CDP/FDP to remove the jog in the street, include a
channelization device at the intersection of Peace Valley Lane and Leesburg
Pike that would be reviewed and approved by VDOT, and provide a continuous
asphalt and cement trail from Colmac Drive to Leesburg Pike. The applicant
also revised the proffers to reflect these improvements and to ensure that the
established homeowners association will maintain the new private street. The
applicant proffered to contribute an initial escrow of $12,500 to fund a reserve
account for the maintenance of the private street. Staff continues to negotiate
with the applicant for additional contributions to the maintenance fund. No other
issues remain.
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Public Facilities (Development Criterion #6)

Criterion 6 sfafes that residential developments should offset their impacts upon
public facility sysfems (i.e. schools, parks, libraries, police, fire and rescue,
stormwater management and other publicly owned community facilities).
lmpacts may be offset by the dedication of land, construction of public facilities,
contribution of in-kind goods, services or cash earmarked for those useg and/or
monetary contributions fo be used toward funding capital improvement projects.
(Specific Public Facilitiesissues are discussed in detail in Appendices 8 - 13).

Fairtax County Park Authority (Appendix 9)

The proposed development would add approximately 20 new residents to the
current population of the Mason District. The CDP/FDP shows a pedestrian
amenity area near the S8-inch caliper tree proposed to be preserved. The
Zoning Ordinance requirement for recreational facilities for the residents of this
development is $1,700 per non-ADU (affordable dwelling unit). In addition, since
these funds offset only a portion of the impact to provide recreational facilities for
the future residents of this development, the Fairfax County Park Authority
requested an additional contribution of $893 per resident for its "fair share" use
of County facilities. The applicant has committed to provide (at the time of the
issuance of the first RUP on the property), a contribution of $17,860 for
recreational opportunities as determined in consultation with the Mason District
Supervisor. In addition to these commitments, the Fairfax County Park Authority
requested tree preservation and other methods of Low lmpact Development. As
previously mentioned, the applicant has committed to significant tree
preservation on the site.

Fairtax County Public Schools (Appendix 10)

The proposed development would be served by Bailey's Elementary School,
Glasgow Middle School and Stuart High School. Student enrollment in Bailey's
Elementary School and Glasgow Middle School is projected to be above capacity
through the 2013-2014 school years. lf development occurs within the next six
years, allthree schools are projected to be above capacity. The Fairfax County
Capital lmprovement Program (ClP) identifies an unfunded need for Eastern
Fairfax Area Elementary Schools but does not recommend any funds at this time.
However, the CIP does note the potential for capacity improvements or boundary
adjustments.

The development proposal is anticipated to add two students: one elementary
student; and one high school student (based on the number of dwelling units
(seven) shown on the CDP/FDP). Since this an increase students above that
generated by the existing zoning district, staff requested that the applicant
contribute $20,972 to offset potential impacts on the schools. The applicant has
proffered to contribute this amount and escalate the contribution to reflect future
changes to the Fairfax County Public School contribution formula.
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Fire and Rescue (Appendix 11)

The subject property would be serviced by the Fairfax County Fire and Rescue
Department Station #428, Seven Corners. The requested rezoning currently
meets fire protection guidelines.

Sanitary Sewer Analysis (Appendix 12)

The subject property is located within the Cameron Run (l-3) watershed and
would be sewered into the Alexandria Sanitation Authority (ASA). Existing ten
inch lines located in the street are adequate for the proposed use.

Fairfax County Water Authority (Appendix 13)

The subject property is located within the Fairfax County Water Authority service
area. Adequate domestic water service is available to the site. The applicant will
be required to connect to Fairfax County Water Authority service. Final
determination of these facilities will be made by the DPWES during subdivision
plan review.

Stormwater Management, DPWES (Appendix 14)

Staff has reviewed the proposal and offered the following comments:

Field Visit: A field vislt was conducted with Ravenwood Park Citizen
Association on February 12,2013. Based on observations made during
field visit, staff identified the following:

1. Several persistently wet areas and even seasonal springs were
observed on the site and the immediate surroundings (especially to the
north and west). The wetness and springs appear to be from shallow
perched groundwater.

2. The project proposes a SWM infiltration facility near the northern
corner that is close to the property line with parcel 061-1((1)) 0020 and
061-1((17)) 0004. The impact of the proposed infiltration facility to the
off-site slope immediately northwest of the facility as well as other
downhill properties to the west and north need to be addressed in a
geotechnical report submitted to DPWES for review and approval.

3. Based on an informal review of the 2006 and 2012 geotechnical
reports the effect of the shallow springs on the proposed infiftration
trench, the impact of the proposed trench on the stability of the slopes
immediately downhill, and the impact of the trench on the wetness and
usability of the downhill properties, shall be further evaluated in a more
detailed geotechnical study.
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4. There is a County maintained dry pond (532 DP) to the north of the
site which outfalls into a 33 inch reinforced concrete pipe. The
development proposes to outfall part of the site into this pipe. An
easement on lot 2O for this purpose has already been recorded on
Deed Book 21870 Page #444 as a part of preliminary plan that was
approved in 2006. Outfall on this pipe will not be allowed unless the
adequacy of outfall is provided in accordance with PFM 6-0200. An
inadequate outfall may lead to extended detention or drainage
improvements.

5. There are several downstream flooding complaints in the past; and
detention is mandatory in such cases. The development must not have
adverse impact downstream. Applicant has indicated that the
infiltration trench will be used to meet detention requirements. But,
feasibility of infiltration trench has not yet been justified. A geotechnical
analysis is required to justify the suitability of the trench.

6. The plan does not have "Option B" for the following situations: a) if
downstream system could not be shown adequate, and b) if the
infiltration trench is not suitable due to geotechnical reasons.

In order to address these concerns identified in the field, the applicant
indicated that the design of the underground infiltration trench would exceed
quality and quantity requirements in the Public Facility Manual (PFM).
Design details for the proposed infiltration trench are included on Sheet 7A
of the CDP/FDP. The applicant has also proffered to submit a formal
geotechnical report referencing this facility to DPWES for review and
approval by the Geotechnical Review Board (GRB). Any resulting
recommendations would be implemented during final engineering. The
report will be prepared per PFM Chapter 4 and Chapter 6-1300 guidelines
and will include both a seepage analysis and a slope stability analysis of the
area and slope north of the proposed infiltration facility. This additional
analysis would also be provided to further demonstrate no adverse impact
to the adjoining properties with respect to their stability and usage. lf
warranted by the GRB and final engineering, minor modifications to the
size, location, and configuration of the SWM facility may be made to the
SWM facility in connection with subdivision plan approval; provided,
however, that such changes shall not serve to diminish the effectiveness of
any required screening, landscaping, and tree preservation shown on the
development plan. lf the modifications are not approved by DPWES, a
Proffered Condition Amendment may be required. Final determination
would be made with final engineering during subdivision review.
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Stormwater Detention: All stormwater detention facilities will be designed in
accordance with PFM and detailed evaluation and analysis will be provided
on subdivision plan. Proffers have been included to ensure that the
facilities are adequate. lf the facilities are not adequate, a Proffered
Condition Amendment may be required.

Water Qualitv Control: The applicant indicated on Sheet 7 of the CDP/FDP
that 65% phosphorus removal would be met through combination of
infiltration trench and conservation easement. The location of infiltration
trench has been depicted in the plan and preliminary phosphorous removal
computation has been provided. The feasibility of the infiftratbn trench must
be demonstrated with final engineering during subdivision review. lf the
trench is not feasible, a Proffered Condition Amendment may be required.

Onsite Maior Storm Drainaqe Svstem and Overland Relief: A more detailed
overland relief analysis is expected due to complaints of flooding on
downstream properties. The applicant must show that no buildings will be
flooded with a 100-year design flow, even if the minor system should fail
due to blocking. The applicant should also provide an overland relief
narrative and arrows showing runoff flow path of the 1O0-year storm event.
Cross-sections at key locations including the building entrances must be
shown on the subdivision plan submission.

Downstream Drainaqe Svstem: The outfall narrative has been provided but
analysis for adequacy of drainage system is not the part of statement. The
adequacy of the outfall will have a direct impact on the size of infiltration
trench. Proffers indicate that minor modifications to the size, location, and
configuration of the SWM outfall facilities may be made in connection with
subdivision plan approval; provided, however, that such changes shall not
serve to diminish the effectiveness of any screening and landscaping. The
Applicant acknowledges that such minor modifications may result in a loss
of density. Adequate outfall shall also be demonstrated in accordance with
the PFM, as determined by DPWES.

Drainaqe Diversion: During the development, the natural drainage divide
must be honored. lf natural drainage divides cannot be honored, a drainage
diversion justification nanative must be provided. The increase and
decrease in discharge rates, volumes, and durations of concentrated and
non-concentrated Stormwater runoff leaving a development site due to the
diverted flow shall not have an adverse impact (e.9., soil erosion;
sedimentation; yard, dwelling, building, or private structure flooding;
duration of ponding water; inadequate overland relief) on adjacent or
downstream properties.

The plan indicates that a diversion dike is proposed southwestern part of
site to divert part of the site into an existing storm sewer inlet. The post
development flow to this inlet must not exceed the predevelopment flow.



RZFDP 2012-MA-O22 Page 18

With the proposed proffers, staff feels that these comments will be addressed
during subdivision review.

Affordable Hou si ng ( Deve lopment Criterion #7)

This Criterion sfafes that ensuring an adequate supply of housing for low and
moderate income families, fhose with special accessibility requirements, and
fhose with other specialneeds is a goal of Fairfax County. This Criterion may be
satisfied by the construction of units, dedication of land, or by a contribution to
the Housing Trust Fund.

The applicant has proffered to contribute one half of one percent (0.5%) of the
aggregate sales price of all units to the Housing Trust Fund prior to the issuance
of the first buibing permit, which is in accordance with Fairfax County policy. The
projected sales price of the units will be determined by the applicant in
consultation with the Fairfax County Department of Housing and Community
Development (HCD) and DPWES through an evaluation of the sales prices of
comparable units in the area.

Heritage Resources (Development Criterion #8)

This Criterion requires that developments address potential impacts on historical
and/or archaeological resources through research, protection, preservation, or
recordation.

No potential for historic or archaeological resources has been identified on the
subject property.

ZONING ORDINANCE PROVISIONS (See Appendix 15)

P-District Standards

The requested rezoning of the 1.89 acre site to the PDH-4 District must comply
with, among others, the Zoning Ordinance provisions found in Article 6, Planned
Development District Regulations and Article 16, Development Plans, among
others.

Article 6

Sect.6-101 Purpose and Intent

Ihis secfion sfafes that the PDH District is esfab/r'shed to encourage innovative
and creative design, to ensure ample provision and efficient use of open space;
to promote balanced development of mixed housing Upes and to encourage the
provision of affordable dwelling units.
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The development proposes seven single-family detached dwelling units at an
overall density of 3.71dulac with approximately 30 percent open space. The
proposed open space in the site design, coupled with the use of private streets
and the establishment of tree save areas are the applicant's justification for a "P"
District. As previously discussed, the proposed average lot size is approximately
5,000 square feet, with a typical yard configuration that includes five foot
mlnimum side setbacks (ten feet between units), seven foot minimum rear
setbacks and nine foot minimum front setbacks. When considering that the
proposal incorporates 30 percent open space, which includes a minimum of 25
feet of landscaped buffering with tree preservation along the northern boundary
line and a tree preservation area ranging in width from 30 feet to 100 feet along
the western and southern boundaries, staff finds that the proposal does meet the
purpose and intent of the PDH District.

Sect. 6-107 Lot Size Requirements

Ihis secfion sfafes that a minimum of two acres is required for approval of a PDH
District. The area of this rezoning application is 1 .89 acres. As previously
discussed, a waiver of this requirement has been requested and staff supports
this request since there is no possibility for future consolidation. This standard
has been satisfied.

Sect. 6-109 Maximum Density

This section sfafes that the maximum density for the PDH-4 District is 4 dwelling
units per acre (du/ac). The applicant proposes a density of 3.71dulac;
therefore, this standard has been satisfied.

Sect 6-110 Open Space

Par. 1 of this section requires a minimum of 20% of the gross area as open
space in the PDH-4 District. Par. 2 of this section requires that recreational
amenities be provided in the amount of $1,700/du. The applicant proposes to
retain 3O% of the site as open space. The applicant has also proffered to
provide the required monetary contribution to the FCPA if expenditures on site
do not equate to the full amount required by the Zoning Ordinance. This
standard has been satisfied.

Article 16

Section 16-101 General Standards

General Standard I sfafes that 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.
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As discussed earlier in the Comprehensive Plan analysis section of this report,
staff believes that the proposed application has satisfied these recommendations
and is therefore, in conformance with the Comprehensive Plan.

General Standard 2 sfafes that 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. As previously discussed, the proposal includes 30
percent open space, which includes a minimum of 25 feet of landscaped
buffering with tree preservation along the northern boundary line and a tree
preservation area ranging in width from 30 feet to 100 feet along the western and
southern boundaries. In addition, the applicant proposes to preserve an existing
S8-inch caliper Red Oak tree located in the southwest corner of the site. Proffers
to protect and preserve these trees through walk-throughs, monitoring, tree
appraisals and tree bonding are provided. Staff also feels that a conventional
district would not provide the flexibility needed to incorporate both the tree
preservation and the recommended density in the Comprehensive Plan.

General Standard 3 sfafes that the planned development shall efficiently utilize
the available land, and shall protect and preserve to the extent possible all
scenic assefs and naturalfeatures such as trees, sfreams and topographic
features. As previously mentioned, Sheet 6 of the CDP/FDP provides the
landscaping plan showing plant schedule and tree canopy calculations, which
yield approximately 42,290 square feet of tree canopy, with the majority provided
through tree preservation. In addition, the applicant proposes to preserve a 58-
inch caliper Red Oak tree located in the southwest corner of the site. Proffers to
protect and preserve these trees through walk-throughs, monitoring, tree
appraisals and tree bonding are provided. Staff feels that this standard has been
met.

General Standard 4 sfafes that the planned deveilopment shall be designed to
prevent substantial injury to the use and value of existing sunounding
development, and shall not hinder, deter or impede development of surrounding
undeveloped properties in accordance with the adopted Comprehensive Plan.
The surrounding properties are developed according to the recommendations of
the Comprehensive Plan. The applicant is proposing to implement a Plan option
to develop the property with all single-fami[ detached dwellings on the subject
property at a 3-4 du/ac density range. The proposal includes 30% open space,
and compatible building types. Site sections and architectural elevations are
included on Sheets 64, 9 through 10 of the CDP/FDP. The proposed maximum
height for the single-family detached dwelling units is 35 feet and the elevations
on the CDP/FDP show primarily two story tall units. One site section is provided,
which shows that the proposed dwelling units on the north and south sides of the
private street would be approximately 80 feet from the existing adjacent units to
the north and south. The applicant has also proffered to design these dwellings
in substantial conformance with the bulk, mass and type and quality of materials
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and elevations shown on the CDP/FDP. Additional commitments for buibing
materials are provided and include a combination of brick, stone, and
cementitious siding supplemented with trim and detailfeatures. Staff believes
this standard has been met.

General Standard 5 sfafes that 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 developed. Adequate public
facilities are available and the applicant has proffered funds to offset potential
impacts to area schools and parks. Therefore, this standard has been satisfied.

General Standard 6 sfafes that the planned development shall provide
coordinated linkages among internalfacilities and seruices as well as
connections fo major externalfacilities and services af a scale appropriate to the
developmenf. The CDP/FDP depicts a new private street that enters the site
from Leesburg Pike and Peace Valley Lane to the north. Sidewalks are provided
along the private street and connect existing sidewalks from Colmac Drive to
Peace Valley Lane. The applicant has also proffered to provide a public access
easement along all of these connections. Staff feels that this standard has been
met.

Section 16-102 Design Standards

Design Standard I sfafes that in order to complement development on adjacent
properties, at all peripheral boundaries of the planned development district, the
bulk regulations and landscaping and screening provisions shallgenerally
conform to the provisions of that conventional zoning district which mosf closely
characterizes fhe particular type of development under consideration. The most
similar conventional zoning district to the applicant's proposal is the R-4 Cluster
District, which requires minimum yards of 16 feet (front), 8 feet (side) and 25 feet
(rear) with no requirement for an average lot area. The applicant's PDH-4
development proposes nine foot minimum front setbacks, five foot minimum side
setbacks (ten feet between units), seven foot minimum rear setbacks, and 18
foot long driveways with an average lot size of 5,200 square feet. Areas for
decks, screened-in porches and windows are shown on the proposed lot typical.
While the proposal most closely resembles the R-4 Cluster District but does not
meet the requirements, staff feels that the proposal complements development
on adjacent properties with tree preservation and open space. With these
commitments, staff feels that the proposal meets the Comprehensive Plan
recommendations and complements the existing surrounding developments.

Design Standard 2 sfafes that 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 sef forth in this Ordinance shall have
general application in all planned developmenfs. The CDP/FDP depicts that
3Oo/o of the site remaining as open space, which is comprised of tree save and
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landscaped buffers along the perimeter of the site, stormwater management
facilities, and walkways. Twenty-eight parking spaces will be provided within the
development, with room for four additional on-street parking spaces located on
the north side of the private street for guest parking. Staff feels this standard has
been met.

Design Standard 3 sfafes that 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 sysfems shall be designed to afford convenienf access fo mass
transportation facilities. /n 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. An
approximately 30 foot wide by 550 foot long private street is proposed on the
site. The applicant has proffered to construct this private street in conformance
with the Public Facilities Manual (PFM) and utilize materials and depth of
pavement consistent with the PFM. In addition, sidewalks, approximately four
and eight feet in width, are provided along the north and west sides of the private
street, which will link the proposed development to the existing developments to
the north and south. The applicant has proffered to provide public access
easement along all of these connections. No sidewalks are proposed on the
south and west sides of the street, which is the subject of a PFM modification
request discussed below to maximize the tree preservation area along the
southern boundary. With the proposed proffers, staff feels that this standard has
been met.

Highway Corridor Overlay District

The purpose of the Highway Corridor Overlay District is to protect and promote
the health, safety and general welfare of the public by preventing or reducing
traffic created by automobile oriented, fast service, or quick turn-over uses such
as drive-in financial institutions, fast food restaurants, quick-service food stores,
and service stations. These standards do not apply. The applicant is proposing
a residential use.

Waivers and Modifications

Waiver of the two acre minimum district size for the PDH district to allow a district
of 1.89 acres.

Pursuant to Par. 1 of Sec. 6-107 the minimum district size for a PDH district is
2.0 acres. As the subject property measures 1.89 acres, the applicant has
requested a waiver of this requirement to allow for a rezoning to PDH-4. Par. 8
of Sec. 16-401 authorizes the Board to approve a variance in the strict
application of specific zoning district regulations for a conceptual/final
development plan whenever: A) Such strict application would inhibit or frustrate
the purpose and intent for establishing such a zoning district; and B) Such
variance would promote and comply with the planned development standards in
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Part 1 of Article 16 of the Zoning Ordinance. Staff is supportive of a waiver of the
minimum district size requirement, as this property the last remaining parcel of
R-3 zoned land and there is no possibility for future consolidation. As previously
discussed, the proposed site layout also meets the purpose and intent of a
Planned Development District.

Modification of the PFM to allow the construction of sidewalks shown on the
CDP/FDP to be located on one side of the private street

Section 8-0102 of the PFM requires a sidewalk to be constructed on both sides
of all streets in a subdivision containing lots averaging 25,001 square feet. The
application proposes approximately 5,200 square foot lots. Due to the proposed
tree preservation along the southern boundary, the applicant has requested a
modification of this requirement to permit sidewalks shown on the north and west
sides of the private street that will connect to existing sidewalks located to the
north and south abutting properties. Section 8-0101.6 permits a modification of
this sidewalk requirement when compliance would result in a hardship. Staff is
supportive of the modification since the applicant agreed to preserve existing
trees along the southern boundary and to provide additional tree preservation
precautions that will ensure the survivability of these trees. In addition, the
applicant is committed to preserving a 58 inch caliper Red Oak tree located in
the southwest corner of the site.

CONCLUSIONS AND RECOMMENDATIONS

Staff Gonclusions

The applicant proposes to the rezone the subject property from the R-3 District to
the PDH-4 District to construct seven single-family detached dwelling units at an
overall density of 3.71dwelling units per acre (du/ac). The proposed density is in
accordance with the Comprehensive Plan range. The new residential units
provide a significant setback from and tree preservation for the adjacent
residential units to the north, south and west. In staffs opinion, the proposed
lots are compatible with the adjacent parcels and the proposed development fits
into the context of the neighborhood. In general, staff finds that the application
meets the residentialdevelopment criteria, the general and design standards of
a planned district. Staff recommends that the applicant submit a formal
geotechnical report referencing the proposed stormwater infiltration facility to
DPWES for review and approval by the Geotechnical Review Board (GRB). This
report must be prepared per PFM Chapter 4 and Chapter 6-1300 guidelines and
must include both a seepage analysis and a slope stability analysis of the area
and slope north of the proposed infiltration facility. This additional analysis would
also be provided to further demonstrate no adverse impact to the adjoining
properties with respect to their stability and usage.
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Recommendations

Staff recommends approval of RZ 2012-MA-022, subject to the execution of
proffers consistent with those found in Appendix 1 of this report.

Staff recommends approval of FDP 2012-MA-022.

Staff recommends that the Board of Supervisors direct the Director of DPWES to
approve a modification of the PFM to allow the construction of sidewalks shown
on the CDP/FDP to be located on one side of the private street.

Staff recommends approval of a waiver of two acre minimum district size for the
PDH district, to allow a district of 1.89 acres.

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 applicanUowner 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

PROFFERS

cc PEACE VALLEY, LLC
RZ|IDP 20t2-MA-022

Aprit 4,2013

Pnrsuant to Section 15.2-2303(A) of the Code of Virginia (1950, as amended) and
section 18-204 of the zoning ordinance of Fairfax county (1978, as amended), the
property owner and Applioant, for themselves and their successors and/or assigns
(hereinafter collectively referred to as the "Applicant"), hereby proffer that the
development of the parcels under consideration and shown on the Fairfax County Tax
Maps as Tax Map 6l-l (1) 7 (the "Property') shall be in accordanse with the following
conditions if, and only if, Rezoning application z01z-MA-022 (this ,,Rezoningi) is
granted.

I. Development Plan.

A. Developmsnt of the Property shall be in substantiat oonformance with the
Conoeptual Development PlanlFinal Development Plan ("CDplFDp")
prepared by VIKA, dated October 19,2012, as amended through April 4,
2013, A maximum of 7 dwelling units shall be constructed on the
Properly.

B, The proffered portion of the CDP shall be the entire plan shown on Sheet
4 relative to the points of access, ttre maximum nurnber and type of
dwelling units, the amount and general location of open gp&e, and the
general location and arrangement of the buildings. The Applioant has the
option to request a FDPA for olemeuts other than the CDP elements from
ttre Planning commission for atl or a portion of the cDp/FDp in
&ccordance with the provisions set forth in Section 't6-402 of the Zoning
Ordinance with respect to the remaining elements,

C, Pursuant to Paragraph 4 of Section 16-403 of the Zoning Ordinance, minor
modifications from the Final Development plan ("FDp*) may be permitted
as determined by the Zoning Administrator. The Appticant shall have the
flexibility to modify the layouts shown on the FDP without requiring
approval of an amended FDP provided such changes are in substantial
conformance with the FDP as determined by the Zoning Adminishetor
and do not increase the total number of dwelling units, decrease the
setback from the peripheries, or reduce open space, landsoeping or tree
preservation areas,
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u, Sidewalks and Trails. Prior to the issuance of the final Residential Use Permit,
the Applicant shall provide an (8) foot wide asphalt trail at the southeast cornen

of Lot 7 and four (4) foot sidewalks along the north and west sides of the private
streef as shown on sheet 4 of the CDP/FDP.

Subject to approval by the Virginia Departnent of Transportation ("VDOT'),
the Applicant shaU remove the existing guard rail located in the vaoated portion
of Peace Valley Lane and configure the hail through the center of this area,

Should VDOT not pennit the removal of the existing guide rail, then the trail
provided by the Applicant shall connect to the existing sidewalk on Peace

Valley Lane.

At the time of the site plan, the Applicant shall provide a public aocess easgment

over all sidewalks associated with this development.

Private Streets, Private sheets on the Property shall be construoted of materials
and depth of pavement consistent with that required by Seotion 7-502 of the
Public Facilities Manual (*PEM"), Purchasers shall be advised in witing prior
to entering into a oontract of sale that the homeowners association ("HOAI)
shall be responsible for the maintenance of the private sheet within the
development. The HOA shall also be responsible for the rnaintenance of ttre 50-
foot wide ingess/egress portion of the privete street portion of Peace Valley
Lane, which is owned by the Churoh of Christ and Vinewood Home Owners
Association, The Applicant shall provide a one-time monetary oontribution of
$12,500 to fund a reserye acoount for the maintenance of the private access

street (owned by the Church of Christ and Vinewood Home Owners
Association).

Peace Valley Lane Access, Access to the Property via Peace Valley Lane, as

depicted on sheot 4 of the CDP/T'DP, will require permits from the Direotor of
the Department of Public Works and Environmental Servioes ("DPWBS") on
the portion of the existing right'of-way recorded at Deed Book 1446, Page 157,

for Peace Valley Lane, The Applicant shall reserye a portion of the Properfy
(located adjacent to the existing outlet road recorded at Deed Book V-4, Page

125, and as more particularly shown on sheet 4 of the CDP/FDP) in a

reservation of public street for futr,re dedication and shall plaoe a public access

easement on the sarne area, Such access easement shall be recordod, in a form
acceptable to the County Attomey, prior to site plan approval on the Property.

Drivewap. All driveways shall be a minimum of 18 feet in length from the
garage door to the sheet.

Landscape Plan. A conceptual landscape plan for the Property illusfating the

plantings and other features to be provided is shown on Sheet 6 of the

CDP/FDP, As part of the site plan submission, the Applicant shall submit to the

UL

ry.

v.

VI,
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VII.

Urban Forest Management Division ("UFMD'') of DPWES for review and

approval a detailed landsoape and tree cover plan whioh shall be generally
consistent with the quality and quantity of plantings and materials shown on the
CDPA/FDPA, The landscape plan shall be desigrred to ensure adequate
planting space for all trees based on the requirements in the Public Facilities
Manual. Adjustnents to the type and location of vegetation and the desigr of
landscaped areas and sheetscape improvomentVplantings shall be permitted in
oonsultation with Departnent of Planning and Zoning, and as approved by
UFMD.

Tree Preservation.

A. Tree Preservation, The Applicant shall submit a Tree Preservation Plan
and Na:rative as part of the first and all subsequent site plan submissions,
The preservation plan and na:rative 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.

The tree preservation plan shall inolude a tree inventory that identifies ttre
location, species, critical root zone, size, crown spread, and oonditional
analysis peroentage rating for all individual trees located within the tee
save area, Iiving or dead, with trunks 12 inches in diameter and gteater
(measured at 4Yz feet from the base of the trunk or as othenvise allowed in
the latest edition of the Guide for Plan Appraisal published by the
lntemational Society of fuboriculture) and 25 feet outside of the proposed
limits of clearing and grading, The tree preservation plan shall include the
58-inch Red Oak tree located in the southwestern portion of the Property
and shall provide for the preservation of those areas shown for fee
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 specifled in PFM 12-0507 and 12-0509.
Specific hee preservation activities that will maximize the survivabilify of
any hee identified to be preserved, suoh as: srown pruning root pruning,
mulching, fertilization" compost tea, Combistat, radial mulohing, and
others as may be dotormined necessary, shall be included in the plan,

B. Invasive Species Management, The Applicant shall create and implement
an invasive species management program for the hee conservation
ordinance to include all tree save areas that may contain invasive plant
material (PFM 12-0404.28 and l2-0509,3D) that clearly identifies
targeted areas and species, details removal and treatment teohniques,
replanting with heibaceous and woody material, monitoring, program
duration, etc,

C, Tree Preservation Walk-Through, The Applicant shall retain the services
of a Certified Arborist or Registered consulting Arborist, and shall have
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D.

the limits of clearing and grading marked with a continuous linc of
flaggrng prior to the walk-through meeting. During the tree preservation
walk-through meeting, the Applicanfs Certified Arborist or Registered
Consulting Arborist shall walk the limits of clearing and grading with a
UFMD representative to determine where adjustnents to the clearing
limits can be made to increase the area of hee presewation and/or to
increase the survivability of hees at the edge of the limits of clearing and
grading, and such adjushment shall be implemented. Trees that are
identified as dead or dying may be rernoved as part of the clearing
operation, Any tree that is so designated shall be rsmoved using a chain
saw, and such removal shall be accomplished in a manner that avoids
damage to zunounding hees and associated understory vegetation, If a

stump must be rernoved, this shall be done using a sfump-grinding
machine in a manner causing as little distrubance as possible to adjacent
trees and associatod understory vegetation and soil conditions.

Tree Appraisal and Tree Bond, The Applicant shall retain a Certified
Arborist or Registered Consulting Arborist with experienoe in plant
appraisal, to determine the replacement value of all trees 12 inches in
diametEr or greater located on the Property that are shown to be saved on
the Tree Preservation Plan. These hees and their value shall be identified
on the Tree Preservation Plan at the time of the first submission of ttre
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'r contained in the
latest edition of tho Guide for Plan Appraisal published by the
Intemational Society of Arboriculture, subject to review and approval by
UFMD,

At the time of the pspective 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 whioh a hee value has
been determined in accordance with the paragraph above (the "Bonded
Treesn) that die or are dying due to unauthorized construotion activities,
and the letter of oredit or cash deposit shall be equal to 50% of the
replaoement value of the Bonded Trees, At any time prior to final bond
release for the improvements on the Property conskucted adjaoent to the
respective bee save areas, should any Bonded Trees die, be removed, or
are determined to be dyrng by UFMD due to unauthorized oonsffuction
activities, the Applicant shall replaoe suoh trees at its expense, The
replacement hees shall be ofequivalent size, speoies, and/or oanopy gover

as approved by UFMD. In addition to this replacement obligation, tho
Applicant shall also make a payment equal to the value of any Bonded
Tree that is dead or dying or improperly re,moved due to rmauthorized
construction activity. This payment shall be determined based on the
Trunk Forrrula Method and paid to a fund established by the County for
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furtherance of tree presewation objectives, upon release of the bond for
the improvements on the Property oonstructed adjacort to the respective
hee save areas, any amount rernaining in the tree bonds required by this
proffer shall be retumed/released to the Applicant.

Limits of clearing and Grading. The Applicant shall conform striotly to
the limits of clearing and grading, as shown on the CDp/FDp, subject to
allowances specified in these proffered conditions and for the installation
of utilitiEs and/or hails as determined necessary by the Director of UFMD,
as described herein. If it is determined necessary to install utilities and/or
trails in areas protested by the limits of olearing and grading, as shown on
the cDP/FDP, they shall be located in the least disruptive mannEr
necessary as determined by the UFMD, for any areas protected by the
limits of clearing and grading that rnust be disturbed for suoh trails or
utilities.

Tree Preservation Fencing, All trees shown to be preserved on the tree
preservation plan shall bo proteoted by tree protection fence. Tree
protection fenoing in the form of four (4) foot higfr, fourteen (14) gauge
welded wiro attaohed to six (6) foot steel posts driven eighteen (18) inches
into the ground and placed no further than ten (10) feet apart or super silt
fence, to the extent that required trenching for super silt fence does not
sever or wound compression roots whioh can load to struotural failure
and/or uprooting of trees, shall be erected at the limits of clearing and
grading, as shown on the dsmolition and phase I and II erosion and
sediment control sheets, as may be modified by the "Root pruning',
oondition below.

All hee protection fencing shall be installed after.the hee preservation
walk-through meeting but prior to any clearing and grading activities,
including the dsmolition of any existing sffuctures, The installation of all
tree protection fencing shall be perforrred undo the supenrision of a
certified arborist, and accomplished in a manner that does not harm
existing vegetation that is to be preserved, Ttree (3) days prior to the
commencement of any clearing, grading, or demolition aciivities, but
subsequent to the installation of the tree protection devices, the UFMD
shall be notified and given the opportunity to inspect the site to ensure that
all hee proteotion devices have been conectly installed, If it is detennined
that the fencing has not been installed correotlg no grading or construction
activities shall occur until the fencing is installed correctly, as determined
by the UFMD.

Root Pruning. The Applicant shall root prune, as needed, to comply with
the hee preservation requirernents of these development conditions, All
treatments shall be clearly identified, labeled, and detailed on the erosion
and sediment control sheets of the site plan submission, The details for

F.

G.
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vu.

these beahnents shall be reviewed and approved by the UFMD,
accomplished in a manner that proteots affected and adjacent vegetation to
be preserved and may include, but not be limited to, the following:

(a) Root pruning shall be done with a trencheror vibratory plow to a
depth of I 8-24 inohes.

(b) Root pruning shall take place prior to any clearing and gnding, or
deruolition of stuctures.

(c) Root pruning shall be conducted with the supervision of a certified
arborist.

(d) An UFMD representative shall be inforrned when all root pruning
and tree protection fence installation is complete.

H, Site Monitoring. During any clearing or tree/vegetation/structure removal
on the Property, a representative of the Applicant shall be present to

monitor the process and ensure that the activities are oonduoted as

oonditioned and as approved by the UFMD, The Applioant shall retain the

seryices of a Certified Arborist or Registered Consulting Arborist to

monitor all construction and domolition work and tree presenration efforts
in order to ensure conformance witir all tree preservation 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,

I. Existing Stone Wall, At the time of site plan, the Applicant shall provide

specifications for rernoval of any portion of the existing stone wall located

within the tree preservation area, Rernoval of any portion of the stone

wall shall be done by hand under the direct supervision of an ISA
Certified Arborist or Registered Consulting Arborist and reviewed by
UFIVTD.

Architectural Design, The building elevations prepared by W, C. Ralston

Architeots shown on Sheots 9 tluough 10 of the CDP/FDP are provided to

illushate the architectural theme and desigrr intent of the residential dwellipgs,
The architectural design of the proposed dwellings shall generally confonn to
the charaster and quality of these illustrativs elwations, but the Applicant
rsserves the right to modify these elevations and add architectural

omamentation based on final architectural design,

The building materials shall vary and may be a combination of brick, stone, and

cementitious siding supplemented with trim and detail features. Dwellings shall

incorporate a brick, stone, or cementitious siding watercourse on all facades

visible tom public or private streets,

Universal Desip. Dwelling rmits shall be designed and constructed with a

selection of Universal Desigr features and options as determined by tbe

Applicant which may include, but not be limited to, seat in master bath shower

Ix,
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xu.

xm,

where possible, emphasis on ligbting in stairs and enhances, lever door handles,

slip resistant flooring, optional hand-held shower heads at tubs and showers,

optional front loading washers and dryers and rocker light switches'

Energy Star Qualification. The dwelling units shall be consfruoted to achiwe
quali-fioation ln accordance with E:NERGY STARo for HomEs. Such

qualification will be demonstrated by ttre submission of dooumontation to the

Environment and Development Review Branch of DPZ from a home energy

rater certified ttuough the Re,sidential Energy Services Network (URESNBT")
prosram which shows that each dwelling unit has attained the ENERGY'Sfent 

for Homes qualification prior to the issuanoe of the RUP for each

dwelling.

Stormwater Management. Subject to review and approval by DPWES'

stormwater manegement and Best Managernent Praotice (uBMPu) measures for
the Property will be provided tbrougb the use of an infiltation trench and/or

other Low ftnpact Development ([LID") techniques, Other innovative BMP

measures such as, but not limited to biofiltration swales or rain gardens may be

substituted as determined by the Applicant and approved by DPWES. Any

innovative BMP measures shall be maintained by the homeowners association

in accordance with procedures established for innovative BMPs as determined

by DPWES,

Geotechnical Review Board, Prior to the final site plan appfoval, the Applioant

shall submit a geotechnical report to DPWES for rwiew and approval by the

Geotechnical Review Board ([GRB") and the GRB staff coordinatol, and the

resulting recommendations of tbe GRB review shall be implemented in the final
site consfuction plans. The report should be prepared per PFM Chapter 4 and

Chapter 6-1300 guidelines and shall additionally inolude both a seepage

analysis and a slope stability analysis of the area and slope north of the

proposed infiltration facility. The additional analysis is to further demonstrate

no adverse impact to the adjoining properties with respect to their stability and

usage. If wamanted by the GRB and final engineering, minor modifications to

the size, location, and configuration of the SWM facility may be made to the

SWM facility in connection with subdivision plan approval; provided, however,

that such changes shall not serve to diminish the effeotivsness of any required

screening, landscaping and hee preservation shown on the CDP/FDP, If the

modifications are not approved by DPWES, a Proffered Condition Amendment

or proffer interpretation will be required.

Additional Detsntion and Outfalls, If warranted by final engineering, minor
modifications to the size, location, and configuration of the SWM outfall

facilities may be made in connection with subdivision plan approval; provided,

however, that such changes shall not serye to diminish the effectiveness of any

screening and landsoaping, Similarly, the Applioant aoknowledges that such

minor modifications may result in a loss of density, Adequate outfall shall also

be demonstrated in accordance with the PFM, as cletermined by DPWES'

)il,
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XIV. Diversion Dike, The diversion dike located in the southwestsrn corner of the

site shown on sheet 4 of the CDP/FDP shall be installed on grade without any
disturbance to existing grades and under laid with root aeration matting, by hand
without the use of any wheeled or traoked equipment, under tbe direot
suporvision of the Projeot Arborist in order to minimize disturbance to the
critical root zones ofhees being preserved, zubject to review and approval by
UFMD.

XV. Housing Trust Fund. Prior to the iszuance of the fust building permit, the
Applicant shall contribute to the Fairfax County Housing Trust Fund ("HTF')
the sum equal to one-half percent (112%) of the value of all of the units
approved at the time of site plan on the Property, The percentage shall be based
on the aggregate sales prioe 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 typo units, The
projected sales price shall be proposed by the Applicant in consultation with the
Fairfax County Deparlment of Housing and Community Development ("HCD')
and shall be approved by HCD.

XW. Public School Contribution, Per the Residential Development Criteria
Implementation Motion adopted by the Board of Supervisors on September 9,
2002, and revised July, 2006, the Applicant shall contribute $10,488 per
expected student (two students) for a total contribution of $20,976 to the
Fairfax County School Board to be utilized for capital improvoments to schools
that any students generated by the Property will attend. Such conhibution shall
be made prior to the issuance of the first Residential Use Permit ("RUP") for the
Property and shall be based on the actual number of dwelling units built. The
amount of the conbibution shall increase if the County approves an increase to
current student ratio or conhibution amount prior to the iszuance of the first
RUP for the Property.

XVII, Recreation Conkibution. At the time of the issuance of the first RUP on the
Properfy, the Applicant shall provide a monetary conbibution pursuant to
paragraph 2, Seotion 6-10, and paragraph 2, Section 16-404 of the Zoning
Ordinance, which provides for a oontribution of $1,700 per housing unit in
addition to the Fair Share oontribution of $895 per housing unit, for a total of $
$18,195 to theBoard of Supervisors forrecreational opportunitios as determined
in consultation with the Mason Disfict Supervisor.

XVm. Homeowners Association. The Applicant shall form a homeowners assooiation
("HOA') for the Property. The HOA shall be responsible for maintenance for
the common axeas and the enforcement of restrictions on the Property,
Maintenance responsibilities shall include, but not be limited to, snow removal,
private accessway/parking lot maintenance, the private sffeet, stormwater
management facilities, and common area maintenance. At the time of Site Plan,
the Applicant shall provide a private routine maintenanoe agreement relative to
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the stormwater management facilities per PFM Section 6-A205.2 in a form
acceptable to the County Attorney.

XD(, Reoiprooal Easements. At the time of subdivision plan approval, the Applicant
shall create reoiprocal easErnents along common residential propoty lines to
provide future homeowners with reasonable rights of access to adjacent lots if
needed to perforrn routine home maintenance functions.

)O(, Deck Enclosures. In the sole discretion of the Applicant, without the necessity
of any further approvals, decks in rear yards, as conceptually shown on Sheet 4,
of the CDP/FDP may be sonverted to porches (including screened in porches)
or suluooms,

)Cg, Use of Garages. A covenant shall be recorded which provides that garagos shall
only be used for a purpose that will not interfere with the intended purpose of
garages (e.g., parking of vehicles), This shall not preclude the use of garages as

sales offices in the model homes during marketing of the development, with the
understanding the sales offices will be converted back to garages upon sale of
the models, The oovenant shall be recorded among the land records of Fairfax
County in a form approved by the County Attorney prior to the sale of any lots
and shall run to the benofit of the HOA and the Fairfax County Board of
Supervisors, Purchasers shall be advised in witing of the use restriction prior to
entering into conbact of sale,

XXII, Parking Covenant. A covenant shall be rocorded which prohibits the parking of
motor homes, boats and other recreational vehicles on the Property. This
covenant shall be recorded among the land records of Fairfax County in a form
approved by the County Attomey prior to the sale of any lots and shall run to
the benefit of the HOA and the Fairfax County Board of Supervisors.

XXIII, Adjustnents in Contribution Amounts. For all proffers speciffing contribution
amounts, with the ocception of Proffer XI related to the Housing Trust Fund, the
contribution shall adjust on a yearly basis from tho base year of 2013 and

change effective each January 1 thereafter, based on changes in the Consumer
Prioe Index for all urban consumers (not seasonally adjusted) ("CPI-U"), both
as permitted by Virginia State Code Section 15,2-2303.3,

XXN. Temporary Signs. No temporary signs (including "Popsicle" style paper or
cardboard signs) which are prohibited by Article 12 of the Znning 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 ttre
Applicant or at the Applioant's direction to assist in the initial sale of homes on
the Property. Furthermore, the Applicant shall direct its agonts and employees
involved in marketing and/or home sales for the Property to adhere to this
proffer.
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)Off. Severability, Any of these buildinp within the Property may be subject to
Proffered Condition Amendments and Final Development Plan Amendments
without joinder or consent of ttre property owners of the othEr buildings.

XXW, Successors and Assigrrs. These proffers will bind and inure to the benefit of the
Applioant and his/her sucoessors and assigns.

XXV[, Counterparts, These proffers may be executed in one or more oounterparts,
each of which when so executed and delivered shall be deemed an original
dosument and all of which taken together shall oonstitute but one in the same
instrument.
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APPLICANT
TAX MAP 6l-l (l) 7

CG PEACE VALLEY, LLC



APPENDIX 2

REZONING AFFIDAVIT

DATE: April4,2013
(enter date affidavit is notarized)

1, Elizabeth A. Nicholson, agent do hereby state that I am an

(enter name of applicant or authorized agent)

(checkone) tl applicant
U%tLu

in Application No.(s):

Itl applicant's authorized agent listed in Par. l(a) below

RZ/FDP 2OI2-MA-022
(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 of the names and addresses of aIIAPPLICAI\TS, TITLE
OW IERS, CONTRACT PURCHASERS, and LESSEES of the land described in the

application,t and, if any of the foregoing is a TRUSTEE,** each BE|IEFICIARY of such trust,
and aIIATTORIIEYS and REAL ESTATE BROKERS, and aIIAGENTS who have acted on

behalf of any of the foregoing with respect to the application:

(NE: 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,
AppticanUTitle Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the
parcel(s) for each owner(s) in the Relationship column.)

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships

last name) listed in BOLD above)

cG Peace Varrev' I-LC 
f,?;."r.Tfffr?rBourevard' 

#er0 +#'fiilfriliffi'ot
Agents:
William J. Collins
Paul C. Norman, Jr.

Thunderbird Archcology, a division of 5300 Wellington Branch Drive, #100 Archeologist/Agent
Wetland Studies and Solutions, Inc. Gainesville, Virginia 20155

Agents:
John P. Mullen
David C. Carroll

(check if applicable) [y] There are more relationships to be listed and Par. l(a) is
continued on a "Rezoning Attachment to Par. 1(a)" form.

t In the case of a condominium, the title owner, contract purchaser, or lessee of l|Yo or more of the units in the

condominium.
r* List as follows: Name of trustee, Trustee for (name of trust. if applicable), for the benefit ofi (state name of

each beneficiarv).

I
t\onv nZn-r updated (7/l/06)
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Rezoning Attachment to Par. l(a)

DATE: Apr1l4,20l3
(enter date affidavit is notarized) Itll.ttlr,

8 I 80 Greensboro Drive, Suite 200
Mclean. VA22102

Engineer/Agent

8 I 80 Greensboro Drive, #200
Mclean. VA22102

Engineer/Agent

2200 Clarendon Boulevard
l3th Floor
Arlington, Y irginia 2220 |

AnomeyVPlannersiAgent

I ] There are more relationships to be listed and Par. l(a) is continued further
on a "Rezoning Attachment to Par. 1(a)" form.

for Application No. (s): RZ/FDP 2012-MA-022
(enter County-assigned application number (s))

NIE: 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)

Warren C. Ralston Architects LLC

Agent:
Warren C. Ralston

VIKA, Incorporated

Agents:
John F. Amatetti
Jefhey A. Kreps

VIKA Virginia, LLC

Agents:
John F. Amatetti
Jeffiey A. Kreps

Walsh, Colucci, Lubeley, Emrich &
Walsh, P.C.

Agents:
Martin D. Walsh
Lynne J. Strobel
Timothy S. Sampson
M. Catharine Puskar
Sara V. Mariska
G. Evan Pritchard
Jonathan D. Puvak
Elizabeth D. Baker
Inda E. Stagg
Elizabeth A. Nicholson
f/k/a Elizabeth A. McKeeby

(check if applicable)

ADDRESS
(enter number, street, ciry, state, and zip code)

3684 Centreview Drive
Chantilly, VA 20151

RELATTONSHTP(S)
(enter applicable relationships
listed in BOLD above)

ArchitecVAgent

\*" 

RZA-I Updarcd (7/r/06)
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REZONING AFFTDAVIT

DATE: APril4,20l3

for Application No. (s):

(enter date affidavit is notarized)

RZIFDP 2OI2-MA-022
(enter County-assigned application number(s))

l(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this

affidavit who own l0%o or more of any class of stock issued by said corporation, and where such

corporationhasl0orIessshareho|ders,a|istingofal|oftheshareholders,@
an owner of the subject land, all of the OFFICERS and DIRECTORS of such corporation:

(XOTET lnclude 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)
CG Peace Valley, LLC
6707 Democracy Boulevard, #9 I 0

Bethesda, MD 2081 7

DESCRIPTION OF CORPORATION: (check one statement)

lt) There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than I 0 shareholders, and all of the shareholders ownin g l0% or more of
any class ofstock issued by said corporation are listed below'

t ] There are more than l0 shareholders, but no shareholder owns 100/o or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name)
Managers: William J. Collins and Paul C. Norman, Jr.

Members: William J. Collins & Pamela R. Collins; Paul C. Norman, Jr. & Eleane P' Norman

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President,

Vice President, Secretary, Treasurer, etc.)

(check if applicable) t/l There is more corporation information and Par. I (b) is continued on a "Rezoning
Attachment 1(b)" form.

'trr* 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 l0 shareholders

has no shareholder owning lOo/o or more of any class of stock. In the case of an APPLICANT, TITLE Oll/NER,
CONTRACT PURCHASER, or LESSEE* of the land thal is o partnership, corporation, or trust, such successive breakdown

must include a listing andfurther breakdown of all of its partners, of its shareholders as required above, and of
beneJiciaries ofany trusts. Such successive breahdown trutst also include breakdowns ofany partnership, corporation, or

trust owning t0% or more of the APPLICANT, TITLE OlyNER, 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 numbers shall ako 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-I Updated (7/l/06)

ll4 T|ttr
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Rezoning Attachment to Par. 1(b)

DATE: April4,2013

for Application No. (s):
(enter date affidavit is notarized)

RZIFDP 2OI2-MA-022
\\q *zp

(enter County-assigned application number (s))

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

Warren C. Ralston Architects LLC
3684 Centreview Drive
Chantilly, VA 20151

DESCRIPTION OF CORPORATION: (check ry statement)

Vl There are l0 or less shareholders, and all of the shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l0o/o or more of any

class ofstock issued by said corporation are listed below.

t ] There are more than I 0 shareholders, but no shareholder owns I 07o 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)
Sole Member: Blue Souare Investment Group LLC

NAMES OF OFFICERS & DIRECTORS: (enter first name, rniddle initial, last name, and title, e.g.

Presidenf Vice-President, Secretarye Treasu rer, etc.)

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

Blue Square Investment Group LLC
3684 Centreview Drive
Chantilly, VA 20151

DESCRIPTION OF CORPORATION: (check qg statement)

[t] There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than I 0 shareholders, and all of the shareholders owning l0%o or more of any

class ofstock issued by said corporation are listed below.

I ] There are more than l0 shareholders, but no shareholder owns I 0olo or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Members:
Warren C. Ralston, Joseph H. Rickefts, Robert (nmi) Cappellini, Matthew T. Marshall, Lionel (nmi) Carter, Subir Jossan

--:-::===::=::
NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-Presidento Secretary, Treasurer, etc.)

(check if applicable) [n) There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. I (b)" form.

FORM RZA-I Updated (7/l/06)
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Rezoning Attachment to Par. 1(b)

DATE: April4,2013
(enter date affrdavit is notarized)

for Application No. (s): RZ/FDP 20r2-MA-022
(enter County-assigned application number (s))

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

VIKA, Incorporated
8180 Greensboro Drive, Suite 200
Mclean, VA22l02

DESCRIPTION OF CORPORATION: (check qe statement)

V) There are l0 or less shareholders, and all of the shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l|Yo or more of any

class of stock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns l0%o or more ofany 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)
John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffiey B. Amateau, Kyle U. Oliver,
Philip C. Champagne

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

Pr'esident, Vice-President, Secretary, Treasurer, etc.)

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

VIKA Virginia, LLC
8 I 80 Greensboro Drive, #200
Mcl-ean, VA22102

DESCRIPTION OF CORPORATION: (check W statement)

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

t I There are more than 1 0 shareholders, and all of the shareholders owning l|Yo or more of any

class ofstock issued by said corporation are listed below.

t ] There are more than I 0 shareholders, but no shareholder owns l0olo or more of any class

ofstock issued by said corporation, and no shareholders are listed below,

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

John F. Amateni, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jefhey B. Amateau, Kyle U' Oliver,
Philip C. Champagne

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

Presidenf Vice-President, Secretary, Treasurer, etc.)

(check if applicable) lnl There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" form.

FORM RZA-I Updated (7/1106)

llAzt,
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Rezoning Attachment to Par. 1(b)

DATE: April4,2013 )l4ULIr
for Application No. (s):

(enter date affidavit is notarized)
RZ/FDP 2OI2-MA-022

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, stree! city, state, and zip code)
Walsh, Colucci, Lubeley, Emrich & Walsh, P.C.
2200 Clarendon Boulevard, l3th Floor
Arlington, Y irginia 2220 |

DESCRIPTION OF CORPORATION: (check one statement)

t ] There are l0 or less shareholders, and all ofthe shareholders are listed below.

ttl There are more than l0 shareholders, and all of the shareholders owning l|Yo or more of any
class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns l0%o or more ofany 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)
David J. Bomgardner, E. Andrew Burcher, Thomas J. Colucci, Michael J. Coughlin, Peter M. Dolan, Jr., Jay du Von, William A. Fogarty,
John H. Foote, H. Mark Goetzman, Bryan H. Guidash, Michael D. Lubeley, J. Randall Minchew, M. Catharine Puskar, John E. Rinaldi,
Kathleen H. Smith, Lynne J. Strobel, Garth M. Wainman, Nan E. Walsh, Martin D, Walsh

NAMES OF OFFICERS & DIRECTORS: (enter first 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)
Thunderbird Archeology, a division of Wetland Studies and Solutions, Inc.
5300 Wellington Branch Drive, #100
Gainesville, Virginia 20 I 55

DESCRIPTION OF CORPORATION: (check one statement)

[r] There are l0 or less shareholders, and all of the shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning 10%o or more of any

class ofstock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but no shareholder owns l07o or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Michael S. Rolband. Sole Shareholder

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial,last name, and title, e.g.

President" Vice-President, Secretary, Treasurer, etc.)

(check if applicable) [r] There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. I (b)" form.

FORM RZA-I Updated (7/l/06)



REZONING AFFIDAVIT

DATE: April 4, 2013

Page Three

ll4 2121r

for Application No. (s):

(enter date affidavit is notarized)

RZIFDP 2OI2-MA-022
(enter County-assigned appl ication number(s))

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

PARTNERSHIP INFORMATION

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code)
None

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

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g.

General Partner, Limited Partner, or General and Limited Partner)

(check if applicable) [ ] There is more partnership information and Par. I (c) is continued on a "Rezoning
Attachment to Par. I (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 l0 shareholders
has no shareholder owning l0o/o or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PIIRCHASER, or LESSEE* of the land thal is o partnership, corporation, or trust, such successive breakdown
must include a listing andfurther breakdown ofall ofits partners, ofits shareholders as required above, and of
beneJiciaries ofany trusts. Such successive breakdown mast also include breakdowns ofany partnership, corporation, or
trust owning l0ok or more of the APPLICANT, TITLE OWNER, CONTMCT PURCHASER or LESSEE* of the land.
Limited liability companies and reul estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholderc; managing nembers shall also be listed Use footnote numbers to desigrate
partrerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on

the attachment page.

FORM RZA-I Updated (7/l/06)
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REZONING AFFIDAVIT

DATE: April4, 2013

for Application No. (s):

(enter date affrdavit is notarized)

RZrDP 20t2-MA-022
(enter County-assigned application number(s))

l(d). One of the following boxes 4g! be checked:

t I In addition to the names listed in Paragraphs 1(a), l(b), and l(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) l0% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land:

[r] Other than the names listed in Paragraphs l(a), l(b), and l(c) above, no individual owns in the
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) l0% or more of the
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.

2. That no member of the Fairfax Counfy 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: NfE: If answer is none, enter "NONE" on the line below.)

None

(check if applicable) t I There are more interests to be listed and Par, 2 is continued on a

"Rezoning Attachment to Par. 2" form.

llquzl.P

FORM RZA-I Updated (7/l/06)
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REZONING AFFIDAVIT

DATE: Aoril4.20l3
(enter date affidavit is notarized) ll,l H>t,

for Application No. (s): \!FDP 2012-MA-022
(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 10Yo or more of the outstanding bonds or shares
ofstock ofa 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. I above,

EXCEPT AS FOLLOWS: NE: If answer is none, enter "NONE" on line below.)
None

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

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

That the information contained in this aflidavit is complete, that all partnerships, corporations,
and trusts owning l0o/o or more of the APPLICANT, TITLE OWhlE$ CONTRACT
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each
and every public hearing on this matter,I will reexamine this affidavit and provide any changed
or supplemental information, including business or linancial relationships of the type described
in Paragraph 3 above, that arise on or after the date of this application.

4.

WITNESS the following signature: 1) n t ,4n , ,,
/. \,-a,{.(A / W--rur-(,'lze

(check one) [ ]Appl [/] Applicant's Authorized Agent

Elizabeth A, Nicholson, agent

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

Subscribed and sworn to before me this 4 6sy ef April
s1 Virginia County/City sf Arlington

My commission expires:

20 13 . in the State/Comm.

Registratlon t 28SlS
PrFlts
truHr

\o* RZA-l Updated (7/l/06)

\
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APPENDIX 3

IhBartnent of Phnning & Zodng

ocT 2 3 2012

hnlngEva|uationDMslon
Elizabeth A. McKeeby
(703) 5284700 Ext. 5467
einckeebv@arl.thelandlaw]rers. com

WALSE COLUCCI
LUBELEY EMRICII

& IlvALSH PC

October 19,2012

Wa Hand Deliverv

Ms. Barbara C. Berlin, Director
Fairfan County De,partrnent of Planning &Zonng
Zonrng Evaluation Divi sion
12055 Govemment Center Parkway, Suite 801

Fairfax, Virginia 2203 5

Re: RezoningApplication
Fairfax County Tax Map Reference: 61-l (1)) 7 (the "Subject Property'r)
CG Peace Valley, LLC (the rrApplicant")

Dear Ms. Berlin:

On behalf of the Applicant, please accept the following letter as the staternent of
justification for a proposed rezoning of the Subject Property. The Applicant proposes a rezoning
of the Subject Property from the R-3 District to the PDH-4 District.

The Subject Property is located in the Mason magisterial district along the eastern side of
Peace Valley Lane and south of Leesburg Pike (Route 7). At the present time, Peace Valley
Lane is not a through street and there is an approximately 2T6longfoot section of Peace Valley
Lane adjacent to the Subject Property which is not maintained by VDOT. In October of 1980, the
Fairfa,x County Board of Supervisors vacated this section of road in conjunction with the
rezoning of the adjacent Vinewood townhome community which is located to the north of the
Subject Property. The Vinewood parcel is planned for 2 to 3 units to the acre and was rezoned in
1980 to R-8. An ingress/egress easEment was executed over the section of driveway to provide
access to the Subject Property.

As mentioned above, the Subject Property is bordered by land developed with the
Vinewood townhouses and zoned R-8 to the north, land zoned, R-3 (Church of Christ) and R-30
(Lafayette Park Condominium) on the east, and property that is zoned R-3 to the south and west.
The land to the south and west of the Subject property is the Ravenwood Park neighborhood
which is generally developed with single family homes constnrcted between the years of 1959
and 1960. The average lot size in Ravenwood Park is approximately 10,500 Square feet, or
about 0.24 acres.

pf,oxE Zo3 52,8 47oo r FAx Zo3 S2S 3r9Z I wwwTHELANDLAwyERs.coM
couRTlrousE PLAZA a 22OO CLARENDON BLVD., TIIIRTEENTH PLOOR I ARLINGTON, VA 2220r-3359

LouDouN oFrrcB 7o3 737 3633 r pRrNcE wrLLrAM oFFrcE 7o3 680 4664

{A053I333.DOCX / I RZ staternent of Justification 002487 000088}
ATTOtrNEYS AT LAW



October 19,2012
Page 2 of3

The approximately 1.89 acre Subject Property is cunently zoned to the R-3 District and is
not govemed by any prior zoning approvals. Presently, the Subject Properfy is vacant land. By
way of background, a dilapidated and unoccupied single family home on the site was demolished
in January of 201 l. Prior to its demolition, the home stood vacant on the Subject Property for a
period of about three years.

With this request for a rezoning, the Applicant proposes to construct seven single family
detached homes which would be accessed from a cul-de-sac off of Peace Valley Lane. Under
this redevelopment proposal, this section of Peace Valley would be constructed as a 30' wide
private road, constructed to public street standards. The seven single family lots are
approximately 5,294 square feet, or .12 acres, on avef,age. The Applicant has worked to develop
a Conceptual/Final Developme'nt Plan (CDP/FDP) which minimizes the necessary grading of the
site and ma:rimizes the ability to save existing mature tee canopy along two sides of the Subject
Property.

The proposed single family homes will contain approximately 3,000 to 3,500 square feet
of finished area. The two-story homes will have a 2 car garage and contain a minimum of 3

bedrooms and2 and a half baths. The exterior elevations of the homes will consist of brick, stone
and hardy plank material. Please see the architectural renderings included with the submitted
application materials.

The proposed CDP/FDP had been developed in coordination with the Comprehensive
Plan's guidance for the Subject Property. As you may be aware, the Comprehensive Plan
language for the Subject Property was rece,ntly amended by the Board of Supervisors though
Comprehensive Plan Amendment, 511-I-Bl, adopted by the Board of Supervisors on May 22,
2012. The Comprehensive Plan amendment was specific to the Subject Property and states that it
is planned for residential use at2-3 dwelling units per acre. The Comprehensive Plan goes on to
state that, "As an option, single family detached units maybe appropriate at a density of 3-4
du/acre. The traffic impact associated with this option does not require the through connection of
Peace Valley Lane." Lastly, the Comprehensive Plan provides four conditions relative to the 3-4
dwelling unit per acre option. In summarized form, the four conditions state:

. Clearing and grading should be minimized to preserve trees and development should
include supplemental planting;

Vehicular from Leesburg Pike is preferred;

A pedestrian and bicycle trail to connect the existing segments of Peace Valley Lane; and

o A phase one archaeological survey is conducted. (Please see attached a completed phase
one archaeology report included in this application submission.)

The proposed CDP/FDP was developed on the basis of the second density option provided for in
the Comprehensive Plan and meets the four stated conditions.

{,4'053 I333.DOCX / I RZ statem€Nrt ofJustification 002487 000088}



October 19,2012
Page 3 of3

In conjunction with this application, the Applicant requests the following waivers and

modifi cations with this application:

o Waiver of minimum district size - Pursuant to Zoning Ordinance Sect. 6-107, the
minimum lot size in the PDH District is 2 acres. The Applicant requests a waiver of the

minimum district size for the Subject Property which is just shy of 2 acres, at 1.89 acres.

The Applicant believes that the PDH-4 District allows for the most creative and

environmentally sensitive layout of single family homes on the Subject Property.

o In accordance with Zoning Ordinance Sect. 17-201(7), the Applicant reserves the right to
establish parking contol, signs, and parking meters along public and private streets

within and adjacent to the development.

o Per Section 8-0101.6 of the PFM and Section 101-2-2of the Subdivision Ordinance, a
modification of the requireme,nt to provide sidewalks along all frontages is requested in
favor of that which is shown on the CDP/FDP. By way of justification, providing the

sidewalk on all frontages causes the houses to be located closer to the property lines
(thereby reducing the distance between the proposed houses and the existing neighbors),

and begins to affect the ability to preserve the large ffee Oak ffee that the Applicant has

committed to preserve. Also, the standard sidewalk would compromise the tee buffer
that the Applicant wishes to preserve.

With the exception of the aforementioned waivers and modification, the proposed

development conforms to the provisions of all applicable ordinances, regulations and adopted

standards. To the best of the Applicant's knowledge, there are no known hazardous or toxic
substances located on the Subject Property.

In conclusion, the applicant has taken care to design a plan that it sensitive to the

environmental concems of the community by saving a significant amount of tree canopy which
will act as a buffer from the surrounding neighbors. The plan provides for saving a 58" red oak

tree and creating a passive park setting around this significant specimen fee. The Applicant
looks forward to working with Staff on this application and believes that the proposed

developrnent is a thoughtfully composed infill project which will be in harmony with the

surrounding neighborhood context.

Please do not hesitate to contact me should you have any questions, or if you need any

additional information.

Very truly yours,

cc: Will Collins
JeffKreps
Martin D. Walsh

{A053 I 3 3 3. DOCX / I RZ staternent of Justifi cation 002487 00008 8 }

WALSH, COLUCCI, LUBELEY, EMRICH & WALSH, P.C.

'/h/n t0Ltrv-^/
Elizabeth A. McKeeby O



APPENDIX 4

DATE: March 1.2013

TO:

FROM:

SUBJECT:

Barbara C. Berlin, Director
Zorung Evaluation Division, DPZ

Pamela G. Nee, Chief ffi^-
Environment and Development Review Branch, DPZ

Land Use Analysis: RZ/FDP 2012-MA-022

The memorandum, prepared by Kimberly Rybold, includes citations from the Comprehensive
Plan that provide guidance for the evaluation of the Rezoning (RZ) and Final Development
Plan (FDP) applications dated October 19,2012, as revised through February 12,2013, and the
latest proffers received February 13,2013. 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 applicant, CG Peace Valley LLC, is requesting a rezoning of the subject property from the
R-3 zoning district to the PDH-4 zoning district to permit seven single family detached
dwelling units on the 1.89-acre subject property. The overall density of the proposed
development would be 3.70 dwelling units per acre (du/ac), with the units a:ranged to preserve
vegetation along the edges of the property and to provide approximately 30 percent open
space.

LOCATION AND CHARACTER OF THE AREA

The subject property is located along the west side of Peace Valley Lane, north of Colmac
Drive and south of Leesburg Pike. The subject property is vacant and was previously
developed with a single family detached dwelling unit that was demolished in 2010 under
Fairfax County's Spot Blight Abatement Ordinance. This property is accessed through an
ingress/egress easement on abandoned right of way to the north, connecting to Peace Valley
Lane and Leesburg Pike. Fairfax County-owned right of way borders thi: site along its eastem
edge. The subject area is planned for residential use at a density of2-3 du/ac, as indicated on
the Comprehensive Land Use Plan Map. As an option, this parcel is planned for residential use
at3-4 du/ac with conditions.

Excellence * Innovation * Stewardship
Integrity * Teamwork * Public Service

Department of Planning and Zoning
Planning Division

12055 Government Center Parkway, Suite730
Fairfax, Virginia 22035-5509

Phone 703-324-1380
Fax 703-324-3056 prAnnrm
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The area to the north of the site is planned for residential use at a density of 2-3 du/ac and was
rezoned to R-8 under a previous Comprehensive Plan option. This property is developed with
the Vinewood townhouses at a density of 7.9 du/ac. Property to the east, across from Peace
Valley Lane, is developed with the Church of Christ and the Lafayette Park Condominiums.
The church property is planned for public facilities, governmental and institutional uses and is
zoned R-3. The Lafayette Park properfy is planned for residential uses at 16-20 du/ac and is
zoned R-30, with a built density of 25 du/ac. The area to the south and west is developed with
single family detached housing in the Ravenwood Park community. The area is planned for
residential use at a densitv of 2-3 du/ac and is zoned R-3.

COMPREHENSTVE PLAI\ CITATIONS :

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Land Use, as amended
through Septernber 22,2008, page 5:

"Objective 8: Fairfax County should encourage a land use pattern that protects,
enhances and/or maintains stabilitv 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."

f'airfax County Comprehensive Plan, 2011 Edition, Policy Plan, Land Use, as amended
through September 22, 2008, pages 9- I 0:

66Objective 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. 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.

Policy c. Achieve compatible transitions between adjoining land uses through the
control of height and the use of appropriate buffering and screening."

O:V013_Development_Review_Reports\Rezonings\RZ_2012-MA-022_PeaceValley_lu.docx
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Fairfax County Comprehensive Plan, 2011 Edition, Area I, Baileys Planning District, as

amended through June 19, 2012, B5-Barcroft Community Planning Sector, pages 16l-162:

"Land Use

The Barcroft sector, outside of the Seven Corners and Baileys Crossroads
Community Business Centers, is largely developed as residential neighborhoods. Infill
development in these neighborhoods should be of a compatible use, type and intensity and
in accordance with the guidance provided by the Policy Plan in Land Use Objectives 8 and
14.

5. Parcel 61-l(1X is planned for residential use at 2-3 du/ac. As an option, single
family detached units may be appropriate at a density of 3-4 du/ac. The traffic impact
associated with this option does not require the through connection of Peace Valley
Lane. The following are conditions for this option:

. Clearing and grading at the site periphery is minimized to preserve trees,
subject to the approval by the Urban Forester; supplemental plantings should
be provided and houses should be placed a minimum of 35' from the rear
property line to maximize the existing quality vegetation and preserve mature
trees;

. Vehicular access to Leesburg Pike is preferred;

o { trail for pedestrians and bicyclists is provided to connect existing segments
of Peace Valley Lane. The trail should be designed and constructed in a

manner which maximizes existing quality trees and vegetation; and

. A phase one archaeological survey is conducted to document any on-site cultural
resources before development occurs."

COMPREHENSryE PLAN MAP: Residential use at 2-3 dulac

LAND USE ANALYSIS

Comprehensive Plan guidance indicates that outside of the Seven Corners and Baileys
Crossroads Community Business Centers, the Barcroft Planning Sector is largely developed as

stable residential neighborhoods and that infill development in these neighborhoods should be
of a compatible use, tlpe and intensity. The applicant is proposing to construct seven single
family detached dwelling units under the Comprehensive Plan option for the subject properry,
which recommends residential use at a density of 3-4 du/ac. To the norlh. the Vinewood

O:\2013_Development_Review_Reports\Rezonings\RZ_2012-MA-022_PeaceValley_lu.docx
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townhouses are developed at a density of 7.9 du/ac, while the Ravenwood Park communify to
the south and west is planned for residential use at a density of 2-3 du/ac and is zoned R-3,
Higher density multifamily residential uses are located to the east of the site. At a density of
3.70 du/ac, the single family detached dwelling units proposed in this rezoning application are
compatible with the adjacent residential development.

The site-specific Plan recommendation for the subject property states that clearing and grading
along the edges of the site should be minimized to preserve existing trees. Additionally,
supplemental vegetation should be provided in these areas and houses should be placed at least
35 feet from the property line in order to maximize the preservation of mature trees and
vegetation. The layout of the houses as shown on the proposed site plan provides for retention
of a 58-inch oak tree located in the,southwestern portion of the site. To enable preservation of
this tree, the rear edge of the houses on Lots 1,2, 3, and 5 are located between 30 and 34 feet
from the rear property line. Despite the location of these houses slightly closer to the property
line than recommended by the Plan text, the overall goal of preserving mature trees and
existing quality vegetation is still met. However, if feasible, these houses should be positioned
a few feet closer to the private street, making them farther from the rear property line.

A trail for pedestrians and bicyclists connecting existing segments of Peace Valley Lane is
recorlmended by the Comprehensive Plan. The CDP/FDP shows an eight-foot stone dust trail
connecting the southern portion of Peace Valley Lane to Red Oak Court; however, this trail
does not extend to the northem portion of Peace Valley Lane. This trail should be extended
north along the private driveway in the location of the five-foot concrete sidewalk, providing
connectivity to Leesburg Pike. The surface of this trail should be upgraded to asphalt.

PGN:KMR

o:\2013-Development_Review_Reports\Rezonings\RZ_20l2-MA-022 peaceValley_lu.docx
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FAIRFAX COUNTY COMPREHENSIVE PLAN, 2011 Edition
Land Use - Appendix, Amended through 9-22-2008

APPENDIX 9

RESIDENTIAL DEVELOPMENT CRITERIA

Fairfax County expects new residential development to enhance the community by: fitting
into the fabric ofthe 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 ofthe property. To that end, the following criteria are to be used in evaluating zoning
requests for new residential development. The resolution of issues identifred 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 diflering nature of specific development proposals and their impacts, the
development criteria need not be equally weighted. Ifthere are extraordinary circumstances, a single
criterion or several criteria may be oveniding 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 applyingthe Residential Development Criteriato specific projects and in
determining whether a criterion has been satisfied, factors such as the following may be considered:

. . the size ofthe project
r site specific issues that affect the applicant's ability to address in a meaningful way

relevant development issues
o 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 satisffing the criteria will
be awarded based upon whether proposed commitments by the applicant will significantly advance
problem resolution. [n all cases, the responsibility for demonstrating satisfaction ofthe criteria rests
with the applicant.

l. Site Design:

All rezoning applications for residential development should be characterized by high qualify
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 ofthe Comprehensive Plan.
Should the Plan text not specifically address consolidation, the nature and extent ofany

proposed parcel consolidation should further the integration of the development with
adjacent parcels. [n any event, the proposed consolidation should not preclude nearby
properties from developing as recommended by the PIan.
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b) Layout: The layout should:

. provide logical, functional and appropriate relationships among the various partq (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 appropriatelyto adjacent streets and homes;
o include usable yard areas within the individual lots that accommodate the future

construction ofdecks, sunrooms, porches, and/or accessory structures in the layout
of the lots, and that provide space for landscaping to thrive and for maintenance
activities;

o provide logical and appropriate relationships among the proposed lots including the
ielationshfos ofyardi, theorientation ofthe dwelling units, and the use of pipestem
lots;

. provide convenient access to transit facilities;

. identiff all existing utilities and make every effort to identi! 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. 
sface. 

-This 
principle is applicable to all projects where open space is required by the

ZoningOrdinance bnd should be considered, where appropriate, in other circumstances.

d) Landscaping: Developments should provide appropriate landscaping: for example, in
parking lots,ln 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 amenitie's, play areas for children, walls and fences, special paving
treatments, street fumiture, and lighting.

2. Neighborhood Context:

Alt rezoning applications for residential development, regardless of the proposed density,
should be dJsigned to fit into the community within which thedevelopment islo be located.
Developments should fit into the fabric oftheir adjacent neighborhoods, as evidenced by an

evaluation ofl

r transitions to abutting and adjacent uses;
r lot sizes, particularly along the periphery;
. bulk/mass of the proposed dwelling units;
o setbacks (front, side and rear);
r orientation of the proposed dwelling units to adjacent streets and homes;
. architectural elevations and materials;
o pedestrian, bicycle and vehicular connections to off-site trails, roadways, transit

facilities and land uses;
. existingtopography and vegetative coverand proposed changestothem asa resultof

clearing and grading.
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It is not expected that developments will be identical to their neighbors, but that the
development fit into the fabric ofthe community. In evaluating this criterion, the individual
circumstances ofthe property will be considered: such as, the nature of existing and planned
development surrounding and/or adjacent to the properfy; whether the properfy 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 ofthe 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 gensitive 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 ofthe 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) Energt: 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 ofthe existing quality tree cover. Ifquality tree cover
exists on site as determined by the Counfy, it is highly desirable that developments meet
most or all oftheir 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
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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 l, 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 ofthe 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;
r Street design features that improve safety and mobility for non-motorized forms of

transportation;
. Signals and other trafftc control measures;
e Development phasing to coincide with identified transportation improvements;
o Right-of-waydedication;
. Construction of other improvements beyond ordinance requirements;
r Monetary contributions for improvements in the vicinity of the development.

b) Transit/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;
r Participation in programs designed to reduce vehicular trips;
r Incorporation of transit facilities within the development and integration of transit

with adjacent areas;
. Provision oftrails and facilities that increase safeW and mobiliW for non-motorized

travel.

c) Interconnection of the Street Nerwork: Vehicular connections between neighborhoods
should be provided, as follows:

o Local streets with.in 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;

r 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 traffrc, increase safety and reduce vehicular speed;



FAIRFAX COUNTY COMPREHENSIVE PLAN, 2011 Edition
Land Use - Appendix, Amended through 9-22-2008

POLICY PLAN

Paqe 28

. The number and length of long, single-ended roadways should be minimized;r Sufficient access for public safety vehicles should be ensured.

d) Streets: Public streets are preferred. If private streets are proposed in single famify
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:

o Connections to transit facilities;
o Connections between adjoining neighborhoods;
r Connections to existing non-motorized facilities;
r Connections to oFsite retail/commercial uses, public/community facilities, and

nafural and recreational areas;
r 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;
o Driveways to residences should be of adequate length to accommodate passenger

vehicles without blocking walkways;
r Construction of non-motorized facilities on both sides of the street is prefened. If

construction on a single side ofthe 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 ofan 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
ofthe appropriate offset mechanism should maximize the public benefit ofthe contribution.

Furthermore, phasing of development may be required to ensure mitigation of impacts.
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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 ofthe County.
Part 8 of Article 2 of the ZoningOrdinance requires the provision of Affordable Dwelling
Units (ADUs) in certain circumstances. Criterion #7 is applicable to all rezoning
applications and/or portions thereofthat 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 ofthe Plan range could be achieved if 12.5%o 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 l0% or 20o/o above the
upper limit of the Plan range could be achieved if 6.25% or 12.5%o, 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

nionetary 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 properfy except those that result in the provision of ADUs. This
cbirtribution shallbe payable prior to the issuance of the first building permit. For for-
sale projects, the perc-entage set forth above is based upon the aggregate sales price ofall
ofth-e units subjei:t to the Contribution, as if all of those units were sold at the time ofthe
issuance ofthe-first building permig and is estimated through comparable sales of similar
fype units. For rental projedts, the amount of the contribution is based upo.n the total
development cost ofthe 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 ofPublic Works and Environmental Services. Ifthis 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
exempli$, the cultural, architectural, economic, social, political, or historic heritage of the
County or its communities. Such sites or structures have been l) 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 ofHistoric
or Archaeological Sites.

In reviewing rezoning applications for properties on which known or potential heritage
resources are located, some or all ofthe following shall apply:
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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 ofheritage resources;

Submit proposals for archaeological work to the County for review and approval and,
unless otherwise agreed, conduct such work in accordance with state standards;

Preserve and rehabilitate heritage resources for continued or adaptive use where feasible;

Submit proposals to change the exterior appearance of, relocate, or demolish historic
structures to the Fairfax County Architectural Review Board for review and approval;

Document heritage resources to be demolished or relocated;

Design new structures and site improvements, including clearing and grading, to enhance
rather than harm heritage resources;

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

Provide a Fairfax County Historical Marker or Virginia Historical Highway Markeron or
near the site of a heritage resource, if recommended and approved by the Fairfax County
Historv 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 govems. In defining the
density range:

r 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;

r the "high end" ofthe range is defined as the base level plus 60% ofthe 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,r the upper limit is defined as the maximuri density called for in any Plan range, which, in
the 5-8 dwelling unit per acre range would be 8 dwelling units per acre.r 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 ofthe 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.

c)

d)

e)

0

s)

h)

i)
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APPENDIX 6

DATE: March 11,2073

TO:

FROM:

SUBJECT:

This memorandum, prepared by Mary Am Welton, includes citations from the Comprehensive
Plan that provide guidance for the evaluation of the subject Rezoning application (RZ) and Final
Development Plan (FDP) for this application revised through February 12,2013. 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 in harmony with
Plan policies.

COMPREHENSIVE PLAI\ CITATIONS

Fairfax County Comprehensive Plan, 20l l Edition, Policy Plan, Environment, as amended
through Jvly27,z}l0,pages 7 and 8 states:

'6Objective 2: Prevent and reduce pollution of surface and groundwater
resources. Protect and restore the ecological integrity of streams
in Fairfax County.

Maintain a best management practices (BI\[P) progrcm for Fairfax
County and ensure that new development and redevelopment
complies with the County's best management practice (BNP)
requirements. . ..

For new development and redevelopment, apply better site design
and low impact development (LID) techniques such as those
described below, and pursue commifinents to reduce stormwater

Policy a.

Policy k.

Excellence * Innovation * Stewardship
Integrity * Teamwork * Public Service
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runoffvolumes and peak flows, to increase groundwater recharge,
and to increase preservation ofundisturbed areas. In order to
minimize the impacts that new development and redevelopment
projects may have on the County's sfreams, some or all of the
following practices should be considered where not in conflict with
land use compatibility objectives :

- Minimizethe amount of impervious surface created.

- Site buildings to minimize impervious cover associated
with driveways and parking areas and to encourage tree
preservation. . . .

- Encourage cluster development when designed to
maximize protection of ecologically valuable land. . . .

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

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

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through July 27 ,2010, page 10 states:

"Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the
avoidable impacts of land use activities in Fairfax County.

Policy a. Ensure that new development and redevelopment complies with the
Court/s Chesapeake Bay Preservation Ordinance. . . ."

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through July 27, 2010, page I 8 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 ffee cover on developed
and developing sites consistent with planned land use and good
silvicultural practices. . . .

N:\20 I 3_Development_Review_Reports_Rezoning\RZ_FDP_ 2012 MA-022_ peace valley_env.docx
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Policy c: Use open space/conservation easernents as appropriate to preserve
woodlands, monarch trees, and/or rare or otherwise significant
stands of trees, as identified by the County."

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through Jr;,ly 27,2010, page 19-21 states:

66Objective 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 efEcient appliances, heating/cooling systems,

lighting and/or other products
- Application of water conservation techniques such as water

effi cie'nt landscaping and innovative wastewater technolo gies
- Reuse of existing building materials for redevelopment projects
- Recycling/salvage ofnon-hazardous construction, donolition,

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

Encourage. commitrnents to implernentation 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 (LEEDI program or other

N:\2013-Development-Review_Reports_Rezoning\RZ FDp_20l2MA-022_pacevalley_env.docx
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Policy c.

comparable programs with third party certification). Encourage
commifinents 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 commifrnents to
the provision of information to owners of buildings with green

building/energy efficiency measures that identifies both the

:::"U" 
of these measures and their associated maintenance needs.

Ensure that zoning proposals for residential development will
qualiff 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 commihnents to green
building practices are not being applied."

EI\TVTRONMENTAL ANAL YS I S

This section characterizes the environmental concerns raised by ao 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. Particular emphasis is given to opportunities
provided by this application to conserve the county's rernaining natural amenities.

Stormwater Management and Adequate Outfall

This application proposes a 7 lot, single-family, residential subdivision for the 1.89 acre subject
property which is located within the Cameron Run Watershed. The stormwater management
na:rative indicates that no confrols currently exist for the site and that an infiltration trench is
proposed to meet water quality and quantity control requirements for this development.
However, the narrative indicates that approximately half of the subject property will drain to this
facility. The applicant is encouraged to consider accommodating water quality and quantity
control for a greater portion of the property than what is currently proposed. ln addition, the
applicant should provide geotechnical information regarding the soils which characterize the
subject property because infiltration facilities are dependent upon the infiltration characteristics
of the soil in which the facilities are installed.

Regarding adequate outfall the narrative indicates that the outfall is adequate. Stormwater
management/best management practice measures and outfall adequacy are subject to review and
approval by the Department of Public Works and Environmental Services.

Tree Preservation /Restoration

The application property is the location of several specimen trees worthy of preservation
particularly the 58' red oak located in the southwest quadrant of the site. The current

N:9013-Development-Review-Reports-Rezoning\RZ-FDP- 201 2MA-[2|-pace valley-env.docx
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development plan depicts preservation of the red oak and several other trees in this area;
however, the February 12,2013 development plan depicts a permanent diversion dike traversing
the open space/tree preservation area. Staffis concerned that the diversion dike will disturb the
root system of the red oak, as well as other tees which are located in this area. The diversion
dike should be re-evaluated to avoid intrusion into the ffee preservation/open space area. The
applicant is also encouraged to work with the Urban Forestry Management Division to identify
appropriate replacement tree species for this development.

Green Buildings

This application proposes 7 dwellings at a density of 3.71dwelling units per acre which is on the
high end of the planned density range. In conformance with the County's green building policy,
the applicant has proffered attainment of Energy Star Qualified Homes for the new residences to
be dernonstrated prior to the issuance of the residential use permit (RUP) for each dwelling.

COTJNTYWIDE TRAILS PLAN

The Countywide Trails Plan Map does not depict any trails immediately adjacent to the subject
property.

PGNA{AW
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County of Fairfax, Virginia

DATE:

TO:

FROM:

SI]BJECT:

April 1,2013

Mr. William J. ODonnell, Senior Land Use Coordinator
Zonng Evaluation Division, DPZ

Nicholas J. Drunasky, Urban Forester II
Forest Conservation Branch, UFMD

Addition to Peace Valley Lane, RZIFDP 2012-MA-022

I have reviewed proposed layouts for the subject site. The following comments are based on

review of the RZIFDP 2012-MA-022 stamped as'Received Departrnent of Planning &Zonrng
March 25,2013.- Site visits were conducted on June 7,2011 and January 25,2013 as part of
review of this document.

Site Describtion: The site consists of 1.8 acres. The previously existing dwelling and

accessory structure have been demolished. Existing fiee canopy is primarily located around

the perimeter of the site and is made up of scattered large mature tees. Species include

southern red oalg white oalq tulip poplar, black walnut, white mulberry, American holly,
southern magnolia, American beech, tamaraclc, white pine and Norway spruce. Much of the

area gndisturbed during demolition operations is overgrown with invasive vegetation including
English ivy, Asian wisteria, Japanese honeysucHe, mile a minute, and barrboo. Vine growth

is present in many of the existing trees.

l. Commenfi Proffer number I C states 
*The Applicant shall have the flexibility to modiff

the layouts shown on the FDP without requiring approval of an amended FDP provided

such changes are in substantial conformance with the FDP as determined by the Zomg
Administrator and do not increase the total number of dwelling units; decrease the setback

from peripheries; or reduce open space or landscaping," but do not mention free

preservation areas.

Recommendation: The applicant should revise proffer number I C to state o'The

Applicant shall have the flexibility to modiff the layouts shown on the FDP without
requiring approval of an amendedFDP provided such changes are in substantial

conformance with the FDP as determined by the ZonrngAdministator and do not increase

the total number of dwelling units; decrease the setback from peripheries; or reduce open

space, landscaping, or tree preservation areas."

Department of Public Worla and Envircnmental Senices
Urban Forest Management Division

12055 Government Center Parkway, Suite 518
Fairfarq Virginia 2203 5 - 5 503

Phone 703 -32 4-17 7 0, TW : 7 03 -324- 187 7, Fa:r: 703-803 -7769
www. fairfaxcounty. gov/dPwes
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2. Comment: The limits of clearing and grading as proposed along the westem property line

appear to be excessive and will likely cause negative impacts to off-site vegetation. The

applicant has claimed that they cannot be reduced any more than what is currently shown.

In addition, the applicant has added an agreement with the adjacent property owner (John

Lange) to provide $10,000 for replacement landscaping on sheet 5, but the agreement

provided does not include removal of tees that may be darnaged outside the limits of
clearing and gpding and require removal as was previously requested.

Recommendation: The proposed limits of clearing and gnding should be reduced and

pulled inward along the western property line to reduce negative impacts to off-site
vegetation if possible. Ifthis cannot be done, the agreement on sheet five of the RZIFDP

between the applicant and the offsite properly owner should be revised to also include

perfonning any tree removals that may become necessary due to damages inflicted by
clearing and grading.

3. Comment: It is still unclear since no explanation has been provided as to why there is an

absolute need for a permanent diversion dike or similar structure to be installed within the

critical root zone of the 58 inch diameter southern red oak and other trees shown to receive

l0-year canopy credit for the site, which will likely cause negative impacts to these trees.

Therefore, l0-year canopy credit cannot be taken as is shown for the 58 inch diameter

southern red oak or other trees whose critical root zones are being impacted by the
proposed diversion dike, unless the proposed proffer number)OII is revised to help ensure

preservation.

Recommendation: It is highly recommended that the applicant relocate the proposed

diversion dike outside of the proposed fiee preservation area or use a different type of
stormwater control that is not located within this area. If there are no other opions for
controlling stormwater within this area and the location of the diversion dike cannot be

shifted one way or another, the only way lO-year canopy credit may be apptied for the 58

inch diameter southem red oak and other large tees whose critical root zones are being

impacted is if the following item is addressed, along with revising proffer number )Otr to
state the following:

o "The diversion dike located in the southwestern comer of the site shown on
sheet 4 of the CDPIFDP shall be installed on grade without any disturbance to
existing grades and under laid with root aeration matting, by hand without the

use of any wheeled or tracked equipment, under the direct supervision of the

hoject Arborist, who shall be a Certified Arborist or Registered Consulting
Arborist in order to minimize disturbance to the critical root zones of tees
being preserved, subject to review and approval by UFMD."

4. Comment: Several old stone walls appear within the critical root zone of the 58 inch
diameter southern red oak shown to be preserved, but it has been stated by the applicant
that these walls will remain. However, one of the stone walls shown on the plan is
partially on lot 5, which it is asstrmed will be removed with clearing and grading but is

Department of Public Worlis and Environmental Selvices
Land Development Selices, Environmental end Site Review Division

12055 Government Center Parkway, Suite 535

Fairfaq Virginia 2203 5 -5 503

Phone 703-32 4'1720, TTY : 703-32+1877, F ax: 7 03-324-8359
www. fairfa,xcounty. gov/dpwes

#
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unclear how removal of the three foot tall wall will simply stop at the limits of clearing
and gradrng without disturbing the tee preservation area.

Recommendation: The applicant should create a proffer that requires specifications to be
provided with the site plan for removal of any portion of the existing stone wall within the

tree preservation areao which shall be done by hand under the direct supervision of an ISA
Certified Arborist or Registered Consulting Arborist and reviewed by UFMD.

If you have any firrther questions, please feel free to contact me at 703-324-1770

NJD/

UFMDID #: 177701

cc: DPZ File

Department of Public Worls and Environmentd Senices
Land Development Services, Environmental and Site Reviery Division e$a.ffe_

12055 Government CenterParhnray, Suite 535 -$Zmt%
Fairfax, Vrginia 22035-5503 reffi

Phone 703-32 4-1720, TTY : 7 03 -324-1877, F ax: 7 03 -324-83 59 qdffisr
www. fairfa:rcounty. gov/dpwes
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DATE: March 7,2013

TO:

FROM:

FILE:

SI]BJECT:

REFERENCE:

Barbara Berlin, Director
Zonng Evaluation Division
Departnent of Planning and Zonin

Angela Kadar Rodeheaver, Chie
Site Analvsis Section
Department of Transportation

34 W20I2-MA-022)

Transportation Impact

RZ / FDP 2012-MA-022;CG Peace Valley
Land Identification Map: 61-1 (01) 7
Traffic Zone:1420

The applicant proposes to rezone the subject property (approximately 1.89 acres) from the R-3 District
to the PDH-4 District to construct seven single-family detached homes which are to be accessed from a
cul-de-sac offof Peace Valley Lane.

This deparfrnent has reviewed the subject application and provides the following comments.

o It is preferred to have continuous public street access to the subject property. However,
FCDOT will support a private sheet extension offan existing public street
hammerhead. This option was discussed and supported by VDOT in an e-mail dated
February 11,2013.

o The proposed Peace Valley Lane, as shown in the most recent plans, has a jog in the road that is
not acceptable.

o The applicant should provide a channelization device on Peace Valley Lane to restrict the
turning movements to Rte. 7 to aright-in/ righrout. This safety improvement was raised in the
staff report for the Sl l-I-B I Plan Amendment.

o I continuous and unobstructed asphalt surface trail or sidewalk along Peace Valley from
Colmac Drive to Rte. 7 should be provided.

o The applicant should provide an initial escrow to allow for the maintenance of the private street
(lot # 7) and private street easement (lot # A1).

AKR/ak cc: Michele Brickner, Director, Design Review, DPW & ES

Fairfax County Department of Transportation
4050 l.egato Roa4 Suite 400
Fairfaa Virginia 22033 -2898

Dhnna. /?41\ Q1?-<<nn TTW. 77r
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MEMORANDUM

TO: Barbara Berlin, AICP, Director
Zonng Evaluation Division
Deparhnent of Planning and Zoning

FROM: Sandy Stallman, AICP, Manager / I
Park Planning Branch, PDD ,A

DATE: March 8.2013

SUBJECT: RZ-FDP 2012-MA-022, Addrtionto Peace Valley
Tax MapNumber: 61-l(l) 7

BACKGROUND
The Park Authority staffhas reviewed the proposed Development Plan dated February 13,2013,
for the above referenced application. The Development Plan shows seven new single-farnily
dwelling units, on a 1.89-acre parcel to be rezoned from R-3 to PDH-4 with proffers. Based on
an average single-family household size of 2.83 in the Baileys Planning District, the
development could add 20 new residents (7 new dwellings X 2.83 : I 9. 8 I ) to the Mason
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.5-7).

The adopted Comprehensive Plan for the Baileys Planning District states, "Encourage the
creation of additional parks, open space and recreation areas... Identify, preserve and promote
awareness of heritage resources through research, survey and community involvement."
(Overview, Major Objectives, page 3). "Because 90 percent of the land area in the district is
developed, ...it will be essential to create additional park and recreation opportunities when
redevelopment occurs. Redevelopment and commercial revitalization will ofler the opportunity
to provide urban park amenities and to encourage pedestrian-oriented activities in the
commercial areas. Creative and non-traditional approaches for providing neighborhood and
community park facilities in conjunction wift both residential and commercial development
should be explored.i' (Overview, Parks & Recreation section of the Baileys Planning District,
page 19).

APPENDIX 9
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AI\ALYSIS AND RECOMMENDATIONS
Park Needs:
The proposed development plan will result in a potential increase in residents within the Bailey's
Plaruring District by about 20 individuals. While there are five public parks within a mile of the
site, the only park with recreation facilities that is reasonably accessible to the proposed
developrnent is JEB Stuart Park, which has a diamond field, tennis courts, basketball court,
playground, and picnic area. Additionally, Baileys Elementary School Site has a rectangle field
and Munson Hill Park has trails and a playground but is across the very busy Route 7. Together
these parks meet only a portion of the demand for parkland generated by residential and
commercial development in the service area of the subject property.

The result is a severe need for all types of parkland and recreational facilities in this area. The
existing nearby parks meet only a small portion of the demand for parkland generated by
residential development in this area. In addition to parkland, the recreational facilities in greatest

need in the Baileys Planning District include basketball courts, rectangle fields, diamond fields,
playgrounds, picnic shelters with amenities, an off-leash dog area, a neighborhood skate park,
and trails.

Recreational Impact of Residential Development:
The Fairfax County Zonng Ordinance requires provision of open space and recreational features
within Planned Development Districts (see Zoning Ordinance Sections 6-1 10 and 16-404). The
minimum expenditure for park and recreational facilities within these districts is set at $1,700 per
non-ADU residential unit for outdoor recreational facilities to serve the development population.
Whenever possible, the facilities should be located within the residential development site. With
seven non-ADUs proposed, the Ordinance-required amount to be spent on site is $11,900. Since

the applicant is not showing onsite recreational facilities, this entire amount should be conveyed
to the Park Authority, not the BOS as specified on page 6, proffer XIII of the draft proffers, for
recreational facility construction at one or more park sites in the service area of the development.

The $1,700 per unit firnds 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 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 b and 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 confibute $17,860
to the Park Authority for recreational facility development at one or more park sites located
within the service area of the subject property.

Natural Resources Impact:
The Park Authority recommends that all invasive species currently present on the property,
discussed in the narative on sheet 5, be removed to reduce the spread of invasive species and
protect the environmental health of nearby parkland. Staffrequests that all invasive species,
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particularly the Bamboo, Wineberry, and English Ivy be removed following the guidelines of A
Manaeement Guide for Invasive Plants in Southem Forests, by Miller, Manning, & Enloe, 2010,
which is available from the U.S. Department of Agriculture Forest Service, Southern Research

Station, or in PDF online at: http ://www.treesearch.fs.fed.us/pubs/3 69 1 5.

The Park Authority is very supportive of the plan to preserve the 58" red oak tree on the property
and supports any waivers needed to accomplish this plan. However, staffrecommends that
efforts be made to preserve as many individual Prunus serotina @lack Cherry), Quercus alba
(White Oak), and Quercus coccinea (Scarlet Oak) trees as possible since these species are great

wildlife habitat for many different species of birds and insects

Due to the proximity to parkland, staff requests that only species native to Fairfar County be

used in the planting plan, as non-native plants due not fare as well or become invasive, which
both create maintenance issues. Please refer to the Digital Atlas of Virginia Flora at

http://vaplantatlas.org/ for clarification. List of both invasive and native plant species can be

found at the Virginia Department of Conservation & Recreation Division of Natural Heritage
(DI.IH) website at http://www.dcr.vireinia.gov/natural_heritage/documents/invlist.pdf, and

http ://www. dcr.virginia. eov/nahral_heritage/nativeplants. shtrnl.

Stormwater Management:
Typically, the soils in this area of the county do not allow for a properly functioning infiltration
trench. Therefore, the Park Authority recommends that the applicant construct a stormwater
management facility that incorporates a properly designed rain garden, with an under drain, and

outfall to treat the 0.98 acres presenfly shown to drain to the proposed infilnation trench. The

necessary stormwater confols should be provided through the use of additional Low Impact
Development methods such as pervious pavers, bioswales, and cisterns, to deal with the post-

development stormwater discharge in order to protect the health of Lake Barcroft and the

Cameron Run watershed,

SUMMARY OF RECOMMENDATIONS
This section summarizes the recommendations included in the preceding analysis section,

including with recreation contribution amounts and the following major issues:

o Dedicate $29,760 to the Park Authority to offset the impact from development on
parkland and facilities.

. Remove invasive species from the landscape plan; consider using only native
plantings.

o Preserve the 58" red oak tree on the property with as many of the following native species as

possible: Prunus serotina (Black Cherry), Quercus alba (Nhite Oak), and Quercus coccinea
(Scarlet Oak) for wildlife habitat.

o Provide onsite rain garden, with an under drain, and outfall accompanied by Low
Impact Development methods instead of the proposed infiltration trench.

Please note the Park Authority would like to review and comment on proffers and./or

development conditions related to park and recreation issues. We request that draft and final
proffers and/or development conditions be submitted to the assigned reviewer noted below for
review and comment prior to completion of the staffreport and prior to final Board of
Supervisors approval.
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FCPA Reviewer: Andy Galusha
DPZ Coordinator: Billv O'Donnell

Copy: Cindy Walsh, Director, Resource Management Division
Chron Binder
File Copy
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tffil Deparfnent of Facilities and Transportation Services
FAIRFAX COUNTY
PUBLIC SCHOOLS

Office of Facilities Planning Services
8115 Gatehouse Road, Suite 3300

Falls Church, Virginia 22042

TO:

January 29,2013

FROM:

SUBJEGT:

ACREAGE:

TAX MAP:

PROPOSAL:
The applicant proposes to rezone the vacant parcelfrom R-3 District to PDH-4 District. The rezoning
would permit the construction of seven single family detached homes.

ANALYSIS:
School Capacities
The schools serving this area are Bailey's Elementary, Glasgow Middle and Stuart High schools. The
chart below shows the existing school capacity, enrollment, and projected enrollment.

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
2017-18 and are updated annually. At this time, if development occurs within the next six years, Bailey's,
Glasgow, and Stuart are projected to have capacity deficits. Beyond the six year projection horizon,
enrollment projections are not available.

Capital lmprovement Prooram Proiects
The draft 2014-18 Capital lmprovement Program (ClP) identifies an unfunded need for an Eastern Fairfax
Area Elementary School. The CIP does not recommend any funded or unfunded projects at the impacted
schools at this time; however, it does note the potential for capacity enhancements or boundary
adjustments for Stuart High School.

Development lmpact
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.

Barbara Berlin, Director, Zoning Evaluation Division
Fairfax County Department of Planning & Zoning
Zoning Evaluation Division

t
Denise M. James, Director /$[
Office of Facilities Planning Sei0ices

RZ-FDP 2012-MA-022, Addition to Peace Valley

1.89 acres

61-1 ((1)) 7

School Capacity
2012 t 2017

Enrollment
(9t3Ot',t2l

2013-14
Projected

Enrollment

Capacity
Balance
2013-14

2017-18
Projected

Enrollment

Capacity
Balance
2017-18

Bailey's ES 1020 t 1020 1321 1453 -433 1631 -611

Glasqow MS 1665 / 1665 1441 1 584 81 1987 -322
Stuart HS 1941 I 1941 1746 1 965 -24 2476 -3JJ



School level Single Family
Detached ratio

Prooosed
# of units

Stuqenr
, yield

srngre Famlry
Detached ratio

uurrent
# of units

permitted by-
rioht

Elementarv 0.268 2 0.268 1

Middle 0.085 I 0.085 0
Hiqh 0.178 1 0.1 78 ll ,1 

",
4 total 2t6tal

RECOMMENDATIONS:
Proffer Contribution
A total of 2 new students are anticipated over the potential yield from by-right development (1 Elementary
and 1 High School). Based on the approved Residential Development Criteria, a proffer contribution of
$20,976 (2 x $10,488) is recommended to offset the impact that new student growth will have on
surrounding schools. lt is recommended that all proffer contributions be directed to the Stuart HS
pyramid and/or to Cluster lll schools that encompass this area at the time of site plan approval or building
permit approval.

In addition, an "escalation" proffer is recommended. The suggested per student proffer contribution is
updated on an annual basis to reflect current market conditions. The amount has decreased over the last
several years because of the down turn in the economy and lower construction costs for FCPS. As a
result, an escalation proffer would allow for payment of the school proffer based on either the current
suggested per student proffer contribution at the time of zoning approval or the per student proffer
contribution in effect at the time of development, whichever is greater. This would better offset the impact
that new student yields will have on surrounding schools at the time of development. For your reference,
below is an example of an escalation proffer that was included as part of an approved proffer contribution
to FCPS.

Adiustment to Contribution Amounts. Fottowing approval of this Application and prior to the
Applicant's payment of the amounf(s) sef forth in this Proffer, if Fairtax County should increase
the ratio of studenfs per unit or the amount of contribution per student, the Applicant shall
increase the amount of the contibution for that phase of development to reflect the then-current
ratio and/or contribution. lf the County should decrease the ratio or contibution amount, the
Applicant shall provide the greater of the two amounts.

Proffer Notification
It is also recommended that the developer proffer that notification to FCPS will be provided when
development is likely to occur or when a site plan has been filed with the County. This will allow the
school system adequate time to plan for anticipated student growth to ensure classroom availability.

ADDITIONAL INFORMATION:
It is should be noted that Bailey's is currently one of the most overcrowded schools in the County and is
experiencing significant capacity deficits. Projections call for this overcrowding to continue and for
capacity deficits to emerge at Glasgow and Stuart in out years. Any new development will contribute to
these capacity issues.

DMJ/gjb

Attachment: Locator Map

cc: Sandy Evans, School Board Member, Mason District
Patty Reed, School Board Member, Providence District
llryong Moon, Chairman, School Board Member, AtLarge
Ryan McElveen, School Board Member, At-Large
Ted Velkofi, School Board Member, At-Large
Jeffrey Platenberg, Assistant Superintendent, Facilities and Transportation Services
Dan Parris, Cluster lll, Assistant Superintendent
Prosperanta Calhoun, Principal, Stuart High School
James Oliver, Principal, Glasgow Middle School
Marie Lemmon, Principal, Bailey's Elementary School
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DATE: January 28,2013

TO:

FROM:

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

Eric Fisher, GIS Coordinator
Information Technology Section
Fire and Rescue Departrnent

SIIBJECT: Fire and Rescue Departrnent Preliminary Analysis of Rezoning/Final
Development Plan Application RZ/FDP 20 l2-MA-022

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 #428, Seven Corners

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

Proudly Protecting and
Serving Our Community Fire and Rescue Department

4100 Chain Bridge Road
Fairfax, VA 22030

703-246-2126
www. fairfaxcounty. gov/fi re
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DATE:
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FR.OM:

Sewer Network

Collector
Submain
Main/Trunk

Existing Use

-+Application

Adeo, Inadeq

X
X
X

Existing Use
+ Application
+Previous Apolications

Adeq. Inadeo

X
X
X

Existing Use
+ Application
+ Comp Plan

Adeq. Inadeo

X
X
X

January ll,20l3

Billy O'Donnell
Zoning Evaluation Division
Department of Planning and Zoning

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

SUBJECT: Sanitary Sewer Analysis Report

REF: Application No. RZIFDP20l2-MA-022
Tax Map No. 61-1-01-0007

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

L The application property is located in the Cameron Run (l I ) watershed, It would be sewered into the
Alexandria Sanitation Authority (ASA) Treatment Plant.

2. Based upon current and committed flow, there is excess capacity in the ASA Treatment. For purposes
of this report, committed flow shall be deemed that for which fees have been paid, building permits
have been issued, or priority reservations have been established by the Board ofSupervisors. No
commitment can be made, however, as to the availability of treatment capacity for the development of
the subject property. Availability of treatment capacify will depend upon the current rate of construction
and the timing for development of this site.

3. An existing l0 inch line located in the easement 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.

5. Other pertinent comments:

FAkrAx Cour{ry
WASTFWATn MANAGEMENT

AAArc\
Qwlilv olwetn =Qualiry cluth

Department of Public Works and Environmental Services
Wastewater Planning & Monitoring Division

12000 Government Center Parkwav. Suite 358
fairfax. Va ZZOSS

Phone : 7 03 -324-5030, Fax: 703 -803 -3297
www. fairfaxcountv. gov/dpwes

w



FairfaxWater
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FAIRFAX COUNTY WATER AUTHORITY
8570 Executive Park Avenue
Fairfax, Virginia 22031 -2218

www.fairfaxwater.org

January 18,2013

Ms. Barbara Berlin, Director
Fairfax Cor:nty Department of Planning ard Zonrng
12055 Government Center Parkway
Suite 801
Fairfa;r, Virginia 22035-5505

CG Peace Valley, LLC
RZltr'DP 20t2-MA-022
Ta:r Map: 061-1

Dear Ms. Berlin:

The Connection Rulefor New Construction/Redevelopment in Accordance with Fairfax
Coynty Ordinance Section 65-6-13 @ule) was adopted by the Fairfa:< Water Board on January
r2th.2or2.

The Rule identifies utility-related reasons for not connecting to Fairfa:< Water. Because
the proposed construction is more than 885 feet from the nearest Fairfax Water main, and has a
proposed FAR of 0.25, a utility-related reason exists under Section trI not to connect to Fairfax
Water's system.

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

dges P.

APPENDIX 13

CHARLES M. MURRAY
GENERAL MANAGER

TELEPHONE (703) 289-601 I

STEVENT. EDGEMON
DEPUTY GENERAL MANAGER

TELEPHONE (703) 289-6012

FAX (703) 289-6269

PHILIP W. ALLIN, CHAIRMAN
LINDA A. SINGER, VICE.CHAIRMAN
FRANK R BEGO\4CH, SECRETARY
ARMAND B. Wf,ISS, TREASURER
BURTONJ. RUBIN
HARRY F. DAY
J. ALAN ROBERSON
RICTTARD DOTSON
ANTHONY H. GRIFFIN
JOSEPH CAMMARATA

Re:

amie B

Chief, Site Plan Review

ing and Engineering
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County of Fairfax, Virginia
APPENDIX 14

DATE:

TO:

January 22,2013

Bill O'Donnell, Staff Coordinator
Zonrng Evaluation Division
Department of Planning and Zoning

-fffihah^/
Thakur Dhakal, P.8., Senior Engineer III -:::- - - - ;T-'.-
Site Development and Inspections Division
Department of Public Works and Environmental Services

FROM:

SUBJECT: Rezoning Plan #RZ 2012-MA-022; Addition to Peace Valley; FDP dated
February 12,2013 Cameron Run; LDS Project #24681-ZONA-001-I; Tax
Map #061 -l -0 I -0007; Mason District

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

General Comments:

A field visit was conducted with Ravenwood Park Citizen Association on February 12. Based
on observations made during field visit, the following are additional general comments:

l. Several persistently wet areas and even seasonal springs were observed on the site and
the immediate surroundings (especially to the north and west). The wetness and
springs appear to be from shallow perched groundwater. The plan shall address
seasonal high ground water table.

2. The project proposes a SWM infiltration facility near the northern comer that is close to
the property line with parcel 061-1((1) 0020 and even 061-1((17) 0004. The impact
of the proposed infiltration facility to the off-site slope immediately northwest of the
facility as well as other downhill properties to the west and north shall be addressed in a
geotechnical report submitted to DPWES for review and approval.

3. Based on an informal review of the 2006 and 2012 geotechnical reports the effect of the
shallow springs on the proposed infiltration trench, the impact of the proposed trench
on the stability of the slopes immediately downhill, and the impact of the trench on the
wetness and usability of the downhill properties, shall be further evaluated in a more
detailed geotechnical study as stated above.

4. There is a County maintained dry pond (532 DP) to the north of the site which outfalls
into a 33 inch reinforced concrete pipe. The development proposes to outfall part of the
site into this pipe. An easement on lot 20 for this purpose has already been recorded on
Deed Book 21870 Page tA44 as a part of preliminary plan that was approved in 2006.
Outfall on this pipe will not be allowed unless the adequacy of outfall is provided in



Bill O'Donnell, Staff Coordinator
Final Development Plan #RZIFDP 2012-MA-022; Addition to Peace Valley
LDS Project # 24681 -ZONA-O0 I - I
Page2 of 4

accordance with PFM 6-0200. An inadequate outfall may lead to extended detention or
drainage improvements.

5. There are several downstream flooding complaints in the past; and detention is
mandatory in such cases. The development must not have adverse impact downstream.
Applicant has indicated that the infiltration trench will be used to meet detention
requirements. But, feasibility of infiltration trench has not yet been justified. A
geotechnical analysis is required to justify the suitability of the trench as indicated in
comment #2 and #3 above.

6. The plan do not have "Option B" for the following situations:
a. If downstream system could not be shown adequate, and
b. If the infiltration trench is not suitable due to geotechnical reasons.

Chesapeake Bay Preservation Ordinance (CBPO)
There are no Resource Protection Areas on the site.

Floodplain
There are no regulated floodplains on the site.

Downstream Drainaee Complaints
There are several downstream flooding complaints on file. More information on these
complaints is available from the Maintenance & Stormwater Management Division (703 877
2800). Detention is mandatory when there are downstream drainage complaints.

Stormwater Detention
Onsite Stormwater detention must be provided unless it is waived. (PFM 6-0301.3) All
Stormwater detention facilities shall be designed in accordance with PFM and detailed
evaluation and analysis shall be provided on site plan. Applicant indicates that an onsite
infiltration trench will be proposed to meet the detentioniequirements. However, the feasibility
of infiltration ffench has not been demonstrated in development plan. An extended detention
may be required if adequate outfall cannot be demonstrated.

Water Oualitv Control
Applicant stated on sheet 7 thatphosphorus removal requirements will be met through
combination of infiltration trench and conservation easement. The location of infiltration
trench has been depicted in the plan and preliminary phosphorous removal computation has
been provided. The feasibility of the infiltration trench shall be demonstrated prior to rezoning
approval.

Department of Public Works and Environmental Services
Land Development Services, Site Development and Inspections Division

12055 Government Center Parkway, Suite 535
Fairfax, Virgin ia 2203 5 - 5 5 03

Phone 703-324-1720 . TTY 703-324-1877 . FAX 703-324-8359
www, fairfaxcountv. gov/dpwes



Bill O'Donnell, Staff Coordinator
Final Development Plan #RZIFDP 2012-MA-022; Addition to Peace valley
LDS Project # 24681 -ZONA-O0 I - I
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Onsite Maior Storm Drainage System and Overland Relief
A more detailed overland relief analysis is expected due to the complaint of flooding on
downstream properties. Applicant needs show that no buildings will be flooded with a 10O-year
design flow, even if the minor system should fail due to blocking. Applicant needs to provide an
overland relief narrative and .urows showing runoffflow path of the 100-year storm event,
Cross-sections at key locations including the building entrances must be shown on the site plan
submission.

Downstream Drainage System
The outfall narative has been provided but analysis for adequacy of drainage system is not the
part of statement. The adequacy of the outfall will have a direct impact on the size of
infiltration trench.

Drainaee Diversion
During the development, the natural drainage divide shall be honored. If natural drainage
divides cannot be honored, a drainage diversion justification narrative must be provided, The
increase and decrease in discharge rates, volumes, and durations of concentrated and non-
concentrated Stormwater runoffleaving a development site due to the diverted flow shall not
have an adverse impact (e.g., soil erosion; sedimentation; yard, dwelling, building, or private
structure flooding; duration of ponding water; inadequate overland relief) on adjacent or
downstream properties. (PFM 6-0202.2A)

The plan indicates that a diversion dike is proposed southwestern part of site to divert part of
the site into an existing storm sewer inlet. The post development flow to this inlet must not
exceed the predevelopment flow.

Stormwater Plannine Comments
This case is located in the Cameron Run Watershed. Please visit
htrp:/hwvw.fairfaxcountv.eov/dpwes/watersheds/publications/crlcaJlan.pdf for more details.

Dam Breach
None of this property is within the dam breach inundation zone.

Stormwater Mana gement Proffers

Comments on the draft proffers will be provided separately once we receive the draft proffers.

These comments are based on the 201I 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 ior
this application may be required to conform to the updated PFM and the new ordinanci.

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-t877 . FAX703-324-8359
www. fairfaxcounlv. go v/dpwe s

sffi
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Please contact me at 703-324-1720 if you require additional information.

TD/

cc: Fred Rose, Chiel Watershed Planning & Assessment Branch, Stormwater Planning
Division, DPWES
Don Demetrius, Chief, Watershed Evaluation Branch, SPD, DPWES
Brjan Sistani, Chief, South Branch, SDID, DPWES
Zontng Application F ile

Department of Public Works and Environmental Services
Land Development Services, Site Development and Inspections Division

12055 Government Center Parkway, Suite 535
Fairfax, Virginia 2203 5 -5 503

Phone 703-324-1720 . TfY 703-324-1877 . FAX 703-324-8359
www. fairfaxcountv. eov/dpwes
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l6-101

t6-102

APPENDIX 15

ARTICLE 16

DEVELOPMENT PLANS

16.100 STAI\DARDS FOR ALL PLA}INED 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 ifthe planned development satisfies the

following general standaxds :

L 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 planried 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 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 maior 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 standards shall apply:

L 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

l6-3



FAIRFAX COLINTY ZONING ORDINANCE

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.

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.

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.

t6-4



APPENDIX 16

GLOSSARY
This Glossary is provided to assist the public in understanding

the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.

Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan
or Public Facilities Manual for additional information.

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing
process, to abolish the public's right-of-passage over a road or road rightof way. Upon abandonment, the right-of-way automatically
reverts to the underlying fee owners. lf the fee to the owner is unknown, Virginia law presumes that fee to the roadbed resb with the
adjacent property owners if there is no evidence to the contrary.

ACGESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to
a single family detached dwelling unit. An acoessory 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
iegulations. 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.

AGRICULTUML 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 freventing 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 tor Jtraniition between uses. A landscaped buffer may be an area of open, undeveloped land

and may include a combination of iences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident

with transitional screening

CHESAPEAKE BAy PRESERVATTON ORDTNANCE: 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 10J-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. \Mile smaller lot sizes are permitted in a

cluster subdivision to preserve open space, th6 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 REVTEW pROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-45-6) 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. Specificalry, this process'is used to'determine if the general or approximate location, character and extent of a proposed facility is in

substantial accord with the Plan.

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value

describes a sound at-a given instant, a maximum sound level or a steady state value. See also Ldn.

DENSITy: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of
dwelling units per acre (du/acfexcept 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 prbvides 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' distiict. Cohoiti6ns may be imposed io mitigate adverse impacts associated with a development as w.ell as secure compliance with

the Zoning Ordinance and/oiconformance 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
GETSRAI1ZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districls
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 developmenl oJ the site. A
filnl O6VSLOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning
application for a P District otherthan 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 (EaCs): 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

befinition 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 ye-ar floodplain drains 70 acres or more of land and has a one percent chanc,e 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 6y dividirig the total square footage of grols 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 froni travel mobility t6 land access. Roadway lystem functional classification elements include

Freeways or Expressways whiEh 5re limited access highways, Other Principal (or M.ajor) Arterials, Minor Arterials, Collector Streets, and

Local Sireets. principal arterials are designed to accoinmodate travel; access to adjacent properties is discouraged. Minor arterials are

J"iig*d1o serve boih 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 ionstruciion te-cnniquei desig-ned to overcome development on problem soils, e.9., marine clay soils'

HYDROCARBON RUNOFF: petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are

canied into the local storm sewer systemwith the stormwater runoff, ind 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 densi$, floor area ratio, building height, percentage of

impJrvious surface, triffic generation, itc. Intensity is also based on a-comparison of the development proposal against environmental

cohstraints or other conditi6ns which determine the carrying capacity of a specific land area to accommodate development without

adverse impacts.

Ldn: Day night average sound level. lt is the twentyfour hour average sound level expressed in A-weighted decibels; the measurement

assigns d ,,p6na[y,'to -nlgnt 
time noise to account foi night time sensitivity. Ldn.represents the total noise environment which varies over

timelnd cdrrelat6s 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 pe'lk trafflc

conditions. Level of Sirvic6 efficiency is generally characterized by the letters A through F, with LO$A describing free flow traffic

conditions and LOS-F describing jammed or gridJock 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 Oe highty unstable. Many areas of slope failure are evident on natural slopes. Construction

on these soils may initiate or acceleiate slope mov-enient or slope failure. The shrink-swell soils can cause movemenl in structures, even

in areas of flat topbgraphy, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils.
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OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended 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, afrer 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 ofiered 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 FAC|LIT|ES MANUAL (PFM): A technicaltext 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 fordiminishing 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 wateis edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are
sensitive to impacts whlch may result in significant degradation of the quali$ of state waters. ln their natural condition, these lands
provide for the removal, reduciion or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse

bfeAs of human activities on state waters and aquatic resources. New development is generally discouraged in an RPA. See Fairhx
County Code, Ch. 1 18, Chesapeake Bay Preservation Ordinance.

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

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

SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be

incompatible with other land uses and therefore need a site specific review. After review, such uses may be allowed to locate within given

designated zoning districts if appropriate and only under special controls, limitations, and regllations-. _A special exceplion is subject to
public hearings Oy me Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit
iequires a pubtic 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 PI-AT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter
101 ofthe County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a particular area.

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used 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 lowcost alternatives to major
ciiitat 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 fl-DM)
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems.



URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable
function for the area; easily understood order; distinctive identity; and visual appeal.

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, title to the road right-of-way transfers
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated.

VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building
height, or minimum yard requirements, among others. A variance may only be granted by the Board of Zoning Appeals through the public
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect.
18-404 of the Zoning Ordinance.

WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated on the basis of
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the
presence or evidence of surface wetness or soil saturation. Wetland environments provide water quality improvement benefits and are
ecologically valuable. Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of
Engineers

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board.

Abbreviations Commonly Used in Staff Reports

A&F Agricultural & Forestal District
ADU Affordable Dwelling Unit
ARB Architectural Review Board
BMP Best Management Practices
BOS Board of Supervisors
BZA Board of Zoning Appeals
COG Council of Governments
CBC Community Business Center
CDP Conceptual Development Plan
CRD Commercial Revitalization District
DOT Department of Transportation
DP Developmenl Plan
DPWES Deoartment of Public Works and Environmental Services
DPZ Department of Planning and Zoning
DU/AC Dwelling Units Per Acre
EQC Environmental Quality Corridor
FAR Floor Area Ratio
FDP Final Development Plan
GDP Generalized Development Plan
GFA Gross Floor Area
HC Highway Corridor Overlay District
HCD Housing and Community Development
LOS Level of Service
Non-RUP Non-ResidentialUsePermit
OSDS Office of Site Development Services, DPWES
PCA Proffered Condition Amendment
PD Planning Division
PDC Planned Development Commercial

PDH Planned Development Housing
PFM Public Facilities Manual
PRC Planned Residential Community
RC Residential-Conservation
RE Residential Estate
RMA Resource Management Area
RPA Resource Protection Area
RUP Residential Use Permit
PZ Rezoning
SE Special Exception
SEA Special Exception Amendment
SP Special Permit
TDM Transportation Demand Management
TMA Transportation Management Association
TSA Transit Station Area
TSM Transportation System Management
UP & DD Utililies Planning and Design Division, DPWES
VC Variance
VDOT Virginia Dept. of Transportation
VPD Vehicles Per Day
VPH Vehicles per Hour
\ JT\4ATA Washington Metropolitan Area Transit Authority
WS Water Supply Protection Overlay District
7AD Zoning Administration Division, DPZ
ZED Zoning Evaluation Divisim, DPZ
ZPRB Zoning Permit Review Branch
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