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C o u n t y  o f  F a i r f a x ,  V i r g i n i a   
 

July 3, 2013 
 

STAFF REPORT 
 

RZ/FDP 2011-PR-025 
 

PROVIDENCE DISTRICT 
 
APPLICANT:  Chestnut Street, LLC 
 
EXISTING  ZONING:  R-1, C-8, HC 
 
PROPOSED ZONING:  PDH-8, HC 
 
PARCEL(S):  40-3((1)) 99, 100, 101, 102; 40-3 ((5)) 23, 24;  
  40-3 ((7)) 1, 2, 3, 4; 40-3 ((8)) A 
  
ACREAGE:  7.86 acres 
 
DENSITY:  6.74 du/ac 
   
OPEN SPACE:  25.4% 
 
PLAN RECOMMENDATION: Residential @ 7-8 du/ac 
 
 
PROPOSAL:   The applicant seeks to rezone the subject property to 

PDH-8 and HC and approval of a conceptual and final 
development pan to permit the development of 46 
single-family attached townhouses and seven single-
family detached units. 

 
 
STAFF RECOMMENDATIONS: 
 

Staff recommends approval of RZ 2011-PR-025 subject to the execution of 
proffers consistent with those found in Appendix 1 of this report. 



  
Staff recommends approval of FDP 2011-PR-025 subject to development conditions 
consistent with those contained in Appendix 2. 

 
Staff recommends a waiver to allow private streets greater than 600 feet length in 
favor of the streets depicted on the CDP/FDP. 

 
Staff recommends a waivers of the transitional screening and barrier requirements 
between the proposed attached and detached residential units and along Dale Drive 
in favor of the plantings shown on the CDP/FDP. 
 
Staff recommends modification of the barrier requirement along Chestnut Street in 
favor of the plantings shown on the CDP/FDP. 
 
Staff recommends approval of a modification of the PFM requirements at the time of 
site plan approval to locate underground stormwater management facilities in a 
residential area (PFM Section 6-0303.8) subject to the waiver conditions contained 
in Attachment A of Appendix 16  (Waiver #0082-WPFM-002-1). 
 
Staff recommends approval of a modification of the Tree Preservation Target Area 
requirement in favor of the plantings shown on the CDP/FDP.  
 
It should be noted that it is not the intent of staff to recommend that the Board, in 

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

 
 It should be further noted that the content of this report reflects the analysis and 

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

 































A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 
 

DESCRIPTION OF THE APPLICATION 
 
The applicant,  Chestnut Street, LLC, requests approval of RZ 2011-PR-025 and a 
Conceptual and Final Development Plan  in order to permit a residential  development on a 
7.86 acre assemblage of land on Leesburg Pike in Falls Church.  The applicant is proposing 
to rezone the property to PDH-8  to allow for 46 single-family attached  and seven single 
family detached units  on a network of new private streets. 
 
A reduced copy of the Conceptual Development Plan /Final Development Plan (CDP/FDP) is 
included at the front of this report.  The proposed proffers, Development Plan Conditions, the 
Applicant’s Affidavit, and the Statement of Justification are contained in Appendices 1, 2,3 
and 4, respectively. 
 

Waivers and Modifications:  
 
 Waiver to allow private streets to exceed 600 feet in length in favor of street layout 

depicted on the CDP/FDP. 
 

 Waiver of transitional screening and barrier requirements between the detached 
and attached residential units and along Dale Drive in favor of the plantings shown 
on the CDP/FDP. 

 
 Modification of the barrier requirement along Chestnut Street in favor of the 

plantings shown on the CDP/FDP. 
 

 Modification of the PFM requirements at the time of site plan approval to locate 
underground stormwater management facilities in a residential area (PFM Section 
6-0303.8) subject to the waiver conditions dated March 28, 2012 contained in 
Attachment A of Appendix 16  (Waiver #0082-WPFM-002-1). 

 
 Modification of the Tree Preservation Target Area requirement in favor of the 

plantings shown on the CDP/FDP Plat.  
 
 

LOCATION AND CHARACTER 
 
Location: 
 

The 7.86 acre property is located on the south side of Leesburg Pike (Route 7) 
between Dale Drive and Chestnut Street.  Access will be via a network of private 
streets, with one access point on Dale Drive and one on Chestnut Street. 

 
Site Description:    
 
The square-shaped tract is currently developed with seven single-family 
homes and the Sam’s Farm Plant Nursery operation on Lot 102 at the corner 
of Leesburg Pike and Chestnut Street. Five of the single family homes are 
situated along Leesburg Pike with the remaining two located along Dale Drive.  
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The rear of these properties contain mature deciduous trees and lawn areas 
as well as several small outbuildings.  The Sam’s Nursery operation utilizes 
the easternmost single-family structure on Route 7 and contains two 
greenhouses and covered display area and other outbuildings. There is a 
gravel parking area along Chestnut Street.   All of the existing dwellings and 
structures would be removed as part of the proposed development. A 15’-20’ 
wide sanitary sewer easement runs from east to west across the full width of 
the property from Dale Drive to Chestnut Street. 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 1 – Aerial View of Site and Surrounding Area 
 

Surrounding Area Description: 
 
The property abuts single family homes in the Falls Hill neighborhood to the 
south and west, across Dale Drive. Two additional single family homes and a 
surface parking lot currently used by an adjacent office building are located to 
the east, across Chestnut Street.  It should be noted that a by-right site plan 
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has been filed for the parking lot parcel to permit construction of a retail/office 
building.  George Mason High School and Mary Henderson Middle School 
(City of Falls Church public schools) are located across Leesburg Pike to the 
north (See Figure 1). A summary of the surrounding uses, zoning, and 
comprehensive plan recommendations is provided in the following table: 

 
 

 
BACKGROUND 
 

No previous rezoning applications are on file. Sam’s Nursery has been in business 
since the late 1970’s.  The nursery business received Special Exception approval in 
2006 (SE 2005-PR-005) to legally establish the portion of the facility located  in the R-1 
zone.  Based on tax records and historic aerial photography, the existing single family 
homes on the property date to the 1940s and 50s. 

 
COMPREHENSIVE PLAN PROVISIONS (Appendix 5) 

 
Plan Area:   I 
 
Planning District: Jefferson 
 
Planning Sector:  J-10, Jefferson North 
 
Plan Map:   Residential @ 5-7 du/ac 
 
Plan Text:  
 
Plan Amendment  S12-I-J1, adopted by the Board of Supervisors on June 4, 2013, 
revised the Plan recommendations for the application property and the surrounding 
Falls Hill neighborhood.  The amendment removed the subject property from the West 
Falls Church Transit Station Area.  It revised the recommended density for the 
application property to 7-8 du/ac and provided new site-specific  text for the Surrey 
Lodge/Sam’s Nursery tracts.  Tax Map Parcel 40-3 ((8)) -A, a small parcel which is 
effectively combined with Parcel 40-3 ((7)) -24, is now also  planned for 7-8 du/ac.  

SURROUNDING AREA DESCRIPTION 

 

Direction 

 

Use Zoning Plan 

North 
Public Middle/High 

Schools (City of F. C.) 
R-1,HC Public Facilities 

East 

Parking Lot (pending 
site plan for retail-

office)/ Single-Family 
Detached Residential 

C-8,HC/R-4 Retail and 
Other/Residential at 4 

du/ac 

South 
Single-Family 

Detached Residential 
R-1 Residential at  2-3 du/ac 

West 
Single-Family 

Detached Residential 
R-1/R-3, 

HC 
Residential at 2-3 du/ac 
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The commercially zoned portion of the Sam’s Nursery Property on Tax Map Parcel  
40-3 ((1)) -102, at the corner of Chestnut Street and Route 7, formerly planned for 
office, is now planned for residential use at a density of 7-8 du/ac as well to allow for 
consolidation with the adjacent property.  The Plan indicates that development at this 
density on the Surrey Lodge/Sam’s Farm tract is predicated on realizing the following 
conditions:  
 

 The site layout achieves effective transitions to the existing residential 
neighborhoods. 
 

 There is no new vehicular access to Route 7. 
 

 An attractive appearance and streetscape is provided along Route 7, 
Chestnut Street, and Dale Drive. 

 
 To help address existing drainage problems, effective stormwater 

management and best management practices (BMPs) beyond minimum 
Public Facilities Manual (PFM) requirements and Low Impact Development 
(LID) techniques are provided; it is acknowledged that the provision of such 
measures may conflict with tree preservation and/or the provision of a public 
park.   In such instances, new plantings are preferred over preservation as 
the primary means to comply with tree canopy requirements.   

 
 Where new tree plantings are utilized in lieu of preservation, the development 

exceeds the minimum 10-year canopy requirements in the PFM. 
 

 Noise impacts from Route 7 are effectively mitigated.  
 

 Expands the existing roadway network to increase connectivity, allows for 
efficient internal circulation, disperses cut-through traffic and minimizes 
negative effects on the surrounding roadway network.   

 
CONCEPTUAL/FINAL DEVELOPMENT PLAN ANALYSIS 

 
Conceptual Development Plant /Final Development Plan (CDP/FDP) 
(Copy at front of report) 
 
Title of CDP/FDP: “Chestnut Street Conceptual/Final Development 

Plan” 

Prepared By: Urban, Ltd. 

Original and Revision Dates: June 3, 2011, revised through June 21, 2013 
 
Description of CDP/FDP:   
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 Proposed Layout  

 
The applicant’s CDP/FDP (see Figure 2) situates the townhouses facing inward to 
the development in rows of four to seven units along a series of three private streets. 
The units are shown at 24 feet in width with minimum 18 foot front setbacks and 15 
foot rear setbacks. Thirty-two guest parking spaces are provided in parking areas 
distributed throughout the site, in addition to garage and driveway spaces.  The 
seven single family units are shown at the western and southern edges of the 
property along Dale Drive and the southern property line on lots of between 7,000 to 
9,000 square feet with minimum setbacks of 18’, 20’, and 6’, for the front, rear, and 
side yards, respectively. Four common open space areas are provided throughout 
the development.  The open space at the western end of the site would contain a tot 
lot or active recreation feature.  The other spaces provide for passive seating areas. 
Stormwater would be accommodated by two subsurface detention facilities located 
at the northwest and southeast corners of the site. A small tree save area is shown 
adjacent to Lot 7.  A masonry wall that also functions as a sound wall is shown along 
Leesburg Pike.  The location for two possible entry signs are depicted at the Dale 
Drive and Chestnut Street corners with Leesburg Pike. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 

 
 
 Figure 2 - Site Layout 
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Vehicular and Pedestrian Circulation 
 
The CDP/FDP shows one vehicular access point from Dale Drive and one from 
Chestnut Street.  A sight distance profile is provided on Sheet 13 that demonstrates 
both access points meet VDOT standards.  An internal network of three private 
streets measuring between 24 and 26 feet in width provides for vehicular and 
pedestrian circulation within the development. Given these widths, no on-street 
parking would be permitted.   The street network has been designed with an 
intentional offset to discourage through traffic from traversing the site from west to 
east from Dale Drive to Chestnut Street.  The private street at the north end of the 
site has a “U”-shaped configuration that terminates in two hammerheads.  All units 
are front-loaded with garages and driveways that front on the private streets. Five-
foot wide concrete sidewalks are provided on both sides of all the private streets in 
addition to sidewalks along Dale Drive and Chestnut Street  and a ten foot wide 
concrete trail along Leesburg Pike. 
 
Parking 

 
The parking tabulations on Sheet 2 of the CDP/FDP show the development will meet 
the zoning ordinance requirement for single family uses. The 46 single family 
attached units generate the need for 125 spaces (@ 2.7 spaces/unit), while the 
seven single family detached units require 17 spaces (@ 2/unit on public streets and 
3/unit on private streets), for a grand total of 142 parking spaces.  The applicant will 
exceed the required parking by providing 106 spaces within the garages, 106 
spaces on driveways, and  32 surface spaces for guest parking distributed among 
four parking areas throughout the development, for a total of 244 spaces.  A proffer 
has been provided that requires the garages be reserved for vehicle parking and that 
driveways be at least 18 feet in length.  A note on the plan indicates that the final 
number of guest spaces will no less than 32. 
 
Landscape and Open Space 

 
The Zoning Ordinance requires a minimum of 25% open space for the 7.86 acre 
site; 25.4% (1.91 acres) is being provided, primarily through four open space areas 
and a small tree save area.  Sheets 6 and 11 of the CDP/FDP show the proposed 
landscape design.  The open space areas are identified as “community greens” on 
the CDP/FDP.  The largest of these is located at the southeastern corner of the site, 

adjacent to one of the sub-surface stormwater detention facilities.  The detail for this 
space shows a gazebo, tables, and benches accented by shrub and tree plantings.  
A tot-lot and seating area are provided in the northwestern portion  of the site, to the 
rear of the single-family detached units on Dale Drive. Access to the this space is 
from the private street between  two rows of townhouses. Two additional open space 
areas are provided on either side of the north-south oriented private street.  These 
areas are smaller and provide passive seating areas, trellises, and a small 
rectangular-shaped lawn area.   
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Figure 3 – Community Green/Stormwater area 
 
 
Figure 4 – Detail of Tot Lot 

Stormwater Management 
 
The site lies mainly within the 
Tripps Run sub-watershed of the 
Cameron Run watershed.  A 
smaller section in the 
northwestern corner of the 
property lies within the Pimmit 
Run watershed.   The stormwater 
management (SWM) and 
adequate outfall narratives on 
Sheets 9 and 10 of the CDP/FDP 
indicate that stormwater will be 

accommodated by two 
underground detention facilities (a 
vault and corrugated metal pipe 
system) located at the northwest 
and southeast corners of the site.  
Underground facilities in a 

residential development require a waiver to be approved by the Board of 
Supervisors in conjunction with this application (PFM 6-0303.8). An application for 
the waiver was received and recommended for approval by DPWES (see the Waiver 
and Modifications Section and Appendix 16).   The northwestern detention structure 
will outfall into the existing stormwater system on Dale Drive, where water then flows 
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west across Dale Drive and northwest under Route 7 in a closed conduit system that 
flows across the George Mason High School property and under Interstate 66. The 
flow  emerges in a channel that runs across and then along the Dulles Connector 
Road before joining Pimmit Run, north of Idylwood Road.   The southeastern 
structure outfalls to a culvert on Chestnut Street and then flows southeast along 
Gordons Road in a conduit system, flows under Shreve Road and joins the Tripps 
Run along the north side of the W and OD Trail, in the City of Falls Church.    
According to the SWM narrative, the project will reduce post-development peak 
flows below pre-development levels and meet or exceed outfall requirements . Three 
Storm filters are proposed to meet the BMP requirements for  a minimum 40% 
phosphorous reduction. 

 
   Architecture 
 

Sample architectural building types have been provided on Sheet 12 of the 
CDP/FDP.  The townhouses and single-family detached units included in the 
photographs have a colonial style with brick and stone facades, dormer windows, 
and shutters.  A proffer has been provided that requires that the design  be generally 
consistent with these images and requires the use of brick and generous 
fenestration.  The proffer further provides that the rear facades of the units which 
face public streets will receive the same architectural treatment as the front facades, 
in addition to the single-family attached end-units.  Staff recommends that Craftsman 
style architecture that is more consistent with adjacent new development to the west 
be incorporated in the design.  This is discussed in greater detail with the residential 
development criteria below. 

 
STAFF ANALYSIS 

 
Land Use  

 
Land Use 
 
The recently adopted Comprehensive Plan Amendment (S12-I-J1 approved June 4, 
2013) revised the land use and density recommendations for the application 
property (see approved text changes in Appendix 4).  The entire property is now 
planned for residential use at a density of 7-8 du/ac, under full consolidation.  The 
applicant’s proposal is at 6.74 du/ac, which falls just below the new plan range.  
The Plan further states that development of the property is predicated on the 
meeting the following conditions:  
 
 The site layout achieves effective transitions to the existing residential 

neighborhoods. 

The revised CDP/FDP includes seven single-family detached homes fronting Dale 
Drive and abutting existing homes to the southwest. The remainder of the southern 
property line includes tree and shrub plantings as well as a tree save area that will 
provide a buffer to the existing homes on Gordons Road, to the south. The 
townhouses are situated closer to Route 7 and Chestnut street, away from any 
existing detached houses.  Overall, the layout has provided adequate separation 
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between the townhouses and the surrounding neighborhood and, in staff’s opinion, 
meets the recommendation in the comprehensive plan. 
 

 There is no new vehicular access to Route 7. 
Site access is from Dale Drive and Chestnut Street only. 

 
 An attractive appearance and streetscape is provided along Route 7, Chestnut 

Street, and Dale Drive. 
The applicant is proposing to provide a 10 foot wide trail, plantings, and a masonry 
sound wall along Leesburg Pike.  The project’s Chestnut Street frontage includes 
decorative metal fencing and plantings behind a 5 foot wide concrete sidewalk.  
The Dale Drive frontage will include street trees and 5 foot wide concrete sidewalk 
in front of the single-family detached houses.   The site treatment along  each of 
the  three public road frontages is attractive and as depicted on the CDP/FDP 
meets the intent of the comprehensive plan guidance. 

 
 To help address existing drainage problems, effective stormwater management 

and best management practices (BMPs) beyond minimum Public Facilities Manual 

(PFM) requirements and Low Impact Development (LID) techniques are provided; 

it is acknowledged that the provision of such measures may conflict with tree 
preservation and/or the provision of a public park.   In such instances, new 

plantings are preferred over preservation as the primary means to comply with tree 

canopy requirements.   
The project includes two large underground detention vaults located at the 
northwest and southeast corners of the site.  According to the data provided on 
Sheet 9 of the CDP/FDP, the southern facility (that drains to the existing 
neighborhood)  has exceed the minimum PFM requirements by utilizing an 
enhanced detention method that will detain the 1 year storm on-site for 24 hours.  
Post-development peak flows will be less than pre-development conditions for the 
2, 10, and 100 year storm. The northwestern facility will meet or exceed outfall 
requirements. Three storm filters are proposed that will reduce phosphorous by 
44.6% (above the minimum required 40%).  Additional analysis of the adequacy of 
the stormwater measures are provided in a following section of this report; 
however, it is staff’s opinion that this standard has been met. 

 
 Where new tree plantings are utilized in lieu of preservation, the development 

exceeds the minimum 10-year canopy requirements in the PFM. 
Sheet 6 of the CDP/FDP indicates that the project just exceeds the 10-year tree 
canopy requirements by approximately 200 sf. 
 

 Noise impacts from Route 7 are effectively mitigated.  
The noise study provided by the applicant indicate that the townhouses and single 
family houses closest to Route 7 are affected by noise levels greater than 65 dBa 
and require mitigation.  The applicant has proposed a masonry wall along 
Leesburg Pike in conjunction with appropriate noise attenuation measures to 
mitigate exterior and interior noise within ordinance standards.  A proffer 
commitment is provided that requires affected exterior walls, doors and windows, 
to be constructed so as to reduce interior noise to 45 dBA. 
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 Expands the existing roadway network to increase connectivity, allows for efficient 

internal circulation, disperses cut-through traffic and minimizes negative effects on 
the surrounding roadway network.   

The design of the private roadway network allows for connectivity to both Dale 
Drive and Chestnut Street, but the streets are offset to discourage cut-through 
traffic through the development.   
 

In summary, the proposal falls below the density range and has met the guidelines 
adopted for the site in the recent Plan Amendment.  Overall staff finds that the 
proposed development is in harmony with the land use recommendations of the 
Comprehensive Plan.         

   
Residential Development Criteria (Appendix 6) 
 
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 facilities, being responsive to 
historic heritage, contributing to the provision of affordable housing, and being 
responsive to the unique, site specific considerations of the property. Accordingly, all 
rezoning requests for new residential development are evaluated based on the 
following eight criteria: 
 
1. Site Design  

 
The Site Design criterion requires that the development proposal address 

consolidation goals in the plan, further the integration of adjacent parcels, and 
not preclude adjacent parcels from developing in accordance with the Plan. In 

addition, the proposed development should provide useable, accessible and well-

integrated open space, appropriate landscaping and other amenities.   
 
The applicant’s proposal was amended after the initial submission to incorporate 
Parcel 102, at the corner of Chestnut Street and Leesburg Pike. The project now 
provides for a full consolidation of the Sam’s Farm and Surrey Lodge tract, 
consistent with the recommendations in the recently amended Comprehensive 
Plan.   As depicted on the CDP/FDP, the proposal is compatible with surrounding 
low-density residential development.  The plantings and fencing along Chestnut 
Street  will help to buffer the project from proposed commercial development on 
the east side of Chestnut Street.  The CDP/FDP show four usable open space 
areas distributed throughout the site that include both active and passive amenity 
features.  Details for these areas, provided on Sheet 11 of the CDP/FDP, show 
appropriate plantings and accent features like trellises, benches, and shade 
trees.  Overall, staff finds that this criterion has been met. 

 
2. Neighborhood Context  
 

The Neighborhood Context Development Criterion requires the development 
proposal to fit into the fabric of the community as evidenced by an evaluation of 
the bulk/mass/orientation of proposed dwelling units, lot sizes, architectural 
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elevations/materials, and changes to existing topography and vegetation in 

comparison to surrounding uses. 
 

In staff’s opinion, the proposal for the site is sensitive to the surrounding 
neighborhood context.  The seven single-family detached units have been 
situated along Dale Drive and at the southwest corner of the site, adjacent to 
existing single-family detached homes on Dale Drive and the north side of 
Gordons Road.  By fronting the homes towards Dale Drive, they will complement 
those across the street, better than would townhouses as was originally 
proposed.   The other homes on Gordon Road and Chestnut Street that border 
the southeast corner of the site will abut open space and transitional screen 
plantings.  Finally, although the colonial-style architecture proposed for both 
detached and attached units is generally compatible with the surrounding 
neighborhood, staff recommends that Craftsman-style elements be specifically 
committed to, to better blend  this development will with existing newer 
development west of Dale Drive.   While staff acknowledges that significant 
mature trees are being removed which will alter the present character of the site, 
the proposal will meet the 10 year canopy requirements with re-plantings.  It is 
staff’s opinion that this criterion has been met.   

 
3. Environment  (See Appendix 7 for Environmental Analysis) 
 

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.  

 
The key environmental issues for the application property are the proper handling 
and treatment of stormwater, grading of existing topography, and the 
preservation of the mature trees which characterize the site. Since no stormwater 
measures currently exist at the property, the addition of a modern stormwater 
management system will provide tangible benefits over existing conditions. Two 
sub-surface facilities are proposed to reduce post-development peak flows below 
existing levels.  These facilities are sized to exceed minimum standards by 
detaining the one year storm for 24 years.  Water quality is addressed through 
the use of storm filters that will exceed requirements for phosphorous  reduction.   
Stormwater management is discussed in greater detail in the public facilities 

analysis of this report; however in summary, staff feels this criterion has been 
met.  Retaining walls are proposed along the southern property.  Staff 
recommends that these features be terraced and planted to minimize impacts on 
new and existing development.  Finally, any potential noise impacts have been 
adequately addressed through proffer commitments for walls and construction 
techniques to comply with the Zoning Ordinance standards for noise mitigation.  

 
Green Building   
 

The applicant has proffered to obtain Energy Star for Homes certification for the 
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detached and attached units.   
 
Noise Mitigation 
 
The Policy Plan recommends mitigation of the effects of noise generated by 
transportation to levels of no greater than DNL 65 dBA for outdoor activity 
areas, and DNL 45 dBA for interior areas of residences. The applicant has 
submitted a noise study  of the property dated February 15, 2013. The analysis 
indicates that projected traffic noise will be greater than 65 dBA  within the 
interior of the units on Lots 1 and 31-47 (those closest to Leesburg Pike).  
Mitigation will be necessary in order to meet the Ordinance.  The illustrations 
on page 3 of the development plans depict a barrier height of 5-7 feet. The 
barrier height should be a minimum of 6 feet higher than the highest point of 
each privacy yard.  The noise study recommends a barrier height of 6-7 feet.  
The barrier height should be measured between the piers.  The interior of the 
affected units must be designed to ensure that interior noise levels do not 
exceed 45 dBA.  The draft proffers provide for alternative interior noise 
attenuation measures subject to the implementation of a refined noise study as 
reviewed and approved by the Department of Public Works and Environmental 
Services (DPWES) in consultation with the Department of Planning and Zoning.     
While further study will be necessary to refine the most effective measures, the 
applicant has proffered to utilize noise attenuation measures with enhanced 
exterior walls, doors and glazing, and surfaces sealed and caulked to achieve 
noise levels to DNL 45 dBA for interior areas of the affected residences .    

 
4. Tree Preservation & Tree Cover Requirements  
 

This Criterion states that all developments should be designed to take advantage 
of existing tree cover and developed appropriately to disturb as little existing tree 
cover as possible, including the extension of utility improvements to the site. 

 
The property contains significant areas of mature tree cover.  With the exception 
of the tree save area at the southeast corner of the site, the applicant is 
proposing to remove many of the existing trees on the property.  While some tree 
removal is unavoidable  to provide space for the buildings, streets and utilities, 
staff continues to recommend that the applicant examine ways to save additional 
trees through careful grading and siting of utilities.  The applicant proposes to 
plant new trees and landscaping to satisfy the tree canopy coverage 

requirements.  It should be noted that the recently adopted site-specific text in 
the Comprehensive Plan acknowledges the necessity of tree removal in 
exchange for enhanced stormwater management controls. The plan states that if 
the applicant provides greater than the minimum stormwater requirements, a tree 
preservation target area modification may be appropriate.  Additional comments 
related to tree planting requirements are discussed in the urban forest 
management analysis. 
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Urban Forest Management Analysis (Appendix 8) 
 
UFM staff have reviewed the proposal and identified several concerns.  These 
concerns have largely been addressed but several items remain at least 
partially unresolved:  
 
Transitional Screening 
 
Staff has commented that the proposed 25 foot transitional screen along the 
southern property line near Chestnut Street does not meet the Ordinance 
requirements.   The vegetation in the tree save area identified on the plans 
contains mature tulip poplar trees that do not provide a screen at eye level.  
Additional understory plantings are recommended  including a  mix of category 
I and category II evergreen trees and evergreen shrubs to meet the intent 
of the transitional screening requirement.  The applicant has submitted revised 
plans that include additional understory plantings in this location. In addition, a 
development condition is proposed to require conformance with this 
recommendation.  With the adoption of this condition, this issue is addressed. 
 

Limits of Clearing and Grading 
 

The proposed limits of clearing and grading along the southern property line at 
the location of the retaining wall on lots 5-7 provides only minimal preservation 
for the existing off-site trees and vegetation in this area. The limits should be 
relocated 10 feet to the north to protect the vegetation from construction 
activities.  A development condition is proposed to require  that the limits be 
expanded to the extent feasible.  With the adoption of this condition, this issue 
is addressed. 
 
Utility Conflict 
 
There are two trees shown to be planted on top of a proposed utility pipe 
located to the west of lots 16 and 17.  The applicant has submitted a revised 
plan that has rectified this condition. 

 
5. Transportation 
 

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.  In addition, alternative street 
designs may be appropriate where conditions merit. 
 
The proposed development would be accessed from Dale Drive  and Chestnut 
Street.  Both streets currently lack shoulders, curbs and sidewalks and would be 
improved and widened to 24 feet as part of the development.  Internal circulation 
is provided via a network of private streets.  Adequate sidewalks and internal 
pedestrian connections have been provided around and through the site.  The 
development has been designed to discourage cut-through traffic from Dale 
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Drive to Chestnut Street.  A 10’ wide trail is proposed along Leesburg Pike that 
provides a connection to the signalized crossing at Haycock Road and access to 
the West Falls Church Metro.  A proffer is included  to fund possible traffic 
calming on adjacent streets to address long-standing cut-through problems.  
Staff believes this criterion has been met. 
 

Transportation Analysis (See Appendix 9 for FCDOT and VDOT memoranda) 
 

FCDOT and VDOT have reviewed the proposal and identified several 
concerns.  These concerns have largely been addressed by the most recent 
plan submission and are summarized here: 

 
Neighborhood Traffic Calming 

 

Residents of the surrounding Fall Hill neighborhood voiced concerns about 
increased traffic volumes along  Dale Drive and Chestnut Street as well as on 
Gordons Road.  The applicant conducted a traffic calming study which 
analyzed the effects of the proposed development as well as documented 
existing conditions.  While the results of the study did reveal appreciable cut-
through traffic as drivers attempt to avoid the light at Leesburg Pike and 
Haycock/Shreve Road,  it did not conclude that the subject application  
generated the immediate need for physical traffic calming measures.   As an 
alternative, the applicant has provided a proffer commitment for $50,000 for 
any future traffic calming, traffic management, pedestrian enhancements and/or 
parking management measures deemed appropriate.   
 
Street Standards 
 

Both FCDOT and VDOT commented that the public street standards for Dale 
Drive and Chestnut Street need to be revised to reflect that no parking will be 
allowed on either side of the street.  In addition the public street cross section 
for Dale Drive should indicate a minimum width of 24’ from the existing curb on 
the west side.  To avoid an uneven right-of-way at each proposed driveway on 
Dale Drive, a four foot wide buffer should be provided.  The applicant has 
submitted a revised plan that provides a street section in accordance with this 
recommendation.  In addition, a proffer has been provided that all public streets 
will be constructed per VDOT standards for acceptance and maintenance into 
State secondary system and sufficient ROW will be dedicated.  With the 

adoption of this proffer, this issue has been addressed. 
 
Wayfinding Signage 
 
FCDOT has requested that $750 be contributed towards bicycle wayfinding 
signage directing cyclists the nearby W & OD trail.  Staff is continuing to work 
the applicant to provide this  commitment as part of the proffers.  
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Bicycle Racks 

 
FCDOT has requested that three bicycle racks be provided adjacent to the 
community open spaces.  The applicant has provided a revised plan that 
includes bicycle racks in the details of the open space areas.  As such, this 
issue has been addressed. 

 
6. Public Facilities 
 

Criterion 6 states that residential developments should offset their impacts upon 
public facility systems (i.e. schools, parks, libraries, police, fire and rescue, 
stormwater management and other publicly owned community facilities).  
Impacts may be offset by the dedication of land, construction of public facilities, 
contribution of in-kind goods, services or cash earmarked for those uses, and/or 
monetary contributions to be used toward funding capital improvement projects.  

 
The applicant has proffered to provide a monetary contribution for public schools 
and recreational facilities.  The applicant has proposed BMPs and other 
stormwater measures that, subject to DPWES approval, will provide a tangible 
benefit.   Overall, staff believes this criterion is adequately addressed. Specific 
Public Facilities issues are discussed in detail in Appendices 10 – 16. 
 
Park Authority (Appendix 10) 
 
The Park Authority reviewed the application and identified several issues and 
recommendations.  While most of these have been addressed, one remains at 
least partially unresolved:  
 
Recreation Contribution 
 
While the applicant has proffered to expend the $1,700 per non-ADU unit 
required for open space and recreational features in the PDC district (per Sec.6-
209 and 16-404 of the Zoning Ordinance), the Park Authority maintains that this 
offsets only a portion of the impact on recreational facilities anticipated to be 
generated by new residents of the development.  Therefore, staff has requested 
that the applicant contribute a fair share contribution of $893 per new resident 
(124 x $893 = $110,732) to offset the effects to service levels at nearby facilities .  
The applicant has not proffered to provide this fair share contribution and, as 
such, this issue remains unresolved; however, staff is continuing to negotiate 
with the applicant.  

 
Fairfax County Public Schools (FCPS) (Appendix 11) 
 
The proposed development would be served by Shrevewood Elementary School, 
Kilmer Middle School and Marshall High School. If development occurs within the 
next six years, all three schools are projected to have a capacity deficit.  The total 
number of students generated by the development is anticipated to be 20 
students (11 elementary, 3 middle, 6 high school). Staff requests that the 
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applicant contribute $209,760 (or if fewer units are built, an amount equal to 
$10,488 per student)  to offset potential impacts from the additional students on 
the schools.  The applicant has proffered to make the contribution for capital 
improvements to Fairfax County schools in conformance with the guidelines in 
effect at the time the application was filed and accepted. FCPS has indicated this 
contribution is acceptable. No issues remain.         

 
Sanitary Sewer (Appendix 12) 
 
The property is located within the Cameron Run Watershed, and would be 
ultimately serviced by the Alexandria Sanitation Authority (Alex Renew 
Enterprises) Treatment Plant on Eisenhower Avenue in the City of Alexandria.  
There is an existing 8-inch line located in an easement on the property, which is 
deemed adequate at this time. 
 
Water Service (Appendix 13) 
 
Water service for the property will be provided by Falls Church Water from an 
existing main in Leesburg Pike.1  
 
Fire and Rescue (Appendix 14) 
 
The proposed development would be served by Fire Station #413-Dunn Loring. 
Based on a review of the CDP/FDP the Fire Marshal has not identified any 
concerns with the proposed layout, but has noted that fire lanes must be provided 
in accordance with the PFM. 
 
Health Department (Appendix 15) 
 
The Health Department notes that one of the existing homes on Dale Drive is 
served by an on-site septic system.  The tank will need to be properly abandoned 
in order to receive the demolition permit. 
 

7. Affordable Housing 
 
 This Criterion states that ensuring an adequate supply of housing for low and 

moderate income families, those with special accessibility requirements, and 
those with other special needs is a goal of Fairfax County.  This Criterion may be 
satisfied by the construction of units, dedication of land, or by a contribution to the 
Housing Trust Fund. 

   

 As the applicant’s proposal falls below the density range in the Comprehensive 
Plan, the Affordable Dwelling Unit ordinance is not applicable, per the provisions 
in Part 8 of Article 2 of the Zoning Ordinance.  A proffer has been proposed that 
will provide a contribution to the housing trust fund in an amount equal to one-half 

                                                 
1
 Falls Church Water will be purchased by Fairfax Water in 2014, subject to the results of a City of Falls Church 

ballot question scheduled for November 2013, 
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of one percent of the value of all units approved at the site plan in accordance 
with Board of Supervisors’ policy. This criterion has been met. 

 
8. Heritage Resources   
 
 This Criterion requires that developments address potential impacts on historical 

and/or archaeological resources through research, protection, preservation, or 
recordation.   

 

The applicant has proffered to undertake a Phase I archaeological assessment 
to determine if any resources are located on the property.  A proffer has been 
proposed requiring the applicant to conduct additional studies (Phase II and III) 
if warranted, in consultation with Park Authority. This criterion has been 
addressed. 

    
Stormwater Management (Appendix 16) 
 

According to the applicant’s stormwater narrative and adequate outfall analysis, 
two underground facilities are proposed at the northwest (F1) and southeast 
(F2) corners of the site. The property straddles a major drainage divide 
between the Pimmit Run and Cameron Run watersheds which creates a need 
for two facilities to capture runoff leaving the site in both directions.  Facility F1 
is shown as a corrugated metal pipe (CMP) system that occupies an area of 
5,000 sf., has a storage volume of 14,000 cubic feet, and drains to the Pimmit 
Run watershed. According to the stormwater narrative, this facility has been 
sized so that that post-development outfall will meet or exceed PFM standards.     
Facility F2 is an underground concrete vault the occupies an area of 9,500 sf. 
and has a storage capacity of 54,000 cubic feet. This facility, which drains 
towards the Falls Hill neighborhood, has been designed to provide for extended 
detention of the 1 year storm for 24 hours, in addition to reducing post 
development peak flows below pre-development conditions for two, ten, and 
100-year storms. Three storm filters are proposed that will provide 44.6% 
phosphorus removal to meet water quality (BMP) requirements.  A waiver from 
the PFM (Section 6-0303.8) is required to locate an underground detention 
facility in a residential development. This waiver must be approved by the 
Board concurrently with the rezoning application.  DPWES has reviewed the 
waiver request (#0082-WPFM-002-1) and recommended approval subject to 
conditions listed in Attachment “A” of Appendix 16, and included in the 

development conditions. Final determination of the adequacy of the proposed 
system will be made by DPWES at the time of site plan review. 

 
ZONING ORDINANCE PROVISIONS (Appendix 17) 

  
Planned Development District Standards 
 
All rezoning proposals in a “planned” District must comply with the Zoning Ordinance 
provisions found in Article 6, Planned Development District Regulations and Article 16, 
Development Plans. 
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Article 6 
 
Sect. 6-101 Purpose and Intent 
 
This section states that the PDH District is established to encourage innovative and 
creative design, to ensure ample provision and efficient use of open space; to promote 
balanced development of mixed housing types and to encourage the provision of 
affordable dwelling units.   

  
The development has been designed to address the newly adopted recommendations 
in the Comprehensive Plan; key among these are providing an effective transition to 
the surrounding neighborhood and effectively managing stormwater runoff.  Thus,  the 
higher-density townhouses are located closer to Leesburg Pike and are separated 

from the surrounding neighborhood by a combination of open space and the lower 
density single-family detached units. Stormwater controls have been intentionally sized 
to exceed minimum requirements.   The open space areas are well distributed 
throughout the site and the illustrative details show an attractive combination of active 
and passive recreation spaces that are easily accessible.  The applicant will meet their 
affordable housing requirement through a contribution  to the housing trust fund.  
Therefore, it is staff’s opinion that the CDP/FDP as proposed, meets the purpose and 
intent of the PDH District.   
 
Sect. 6-107, -109, and -110  Lot Size Requirements, Maximum Density, and Open 
Space 
 
Section 6-107 states that a minimum of two acres is required for approval of a PDH 
District. Section 6-109 states that the maximum density for the PDH-8 District is 8 
dwelling units per acre (du/ac).  Par. 1 of section 6-110 requires a minimum of 25% of 
the gross area as open space in the PDH-8 District.  Par. 2 of section 6-110 requires 
that recreational amenities be provided in the amount of $1,700/du.   

 
The area of this rezoning application is 7.86 acres which meets the minimum district 
size requirement.  The applicant proposes a density of 6.74 du/ac, which falls below 
the density range recommended by the Comprehensive Plan.  The applicant proposes 
to retain 25.4% of the site as open space.  The applicant has also proffered to provide 
the required monetary contribution per unit to be provided on-site.  It is staff’s opinion 
that this standard has been satisfied.  

 
Article 16 
 
Section 16-101 General Standards 
 
General Standard 1 states 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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The comprehensive plan recommends the subject site for residential use at a density 
of 7-8 du/ac, predicated on full consolidation of the property and subject to a series of 
conditions described in detail in the land use analysis section of this report.  The 
proposal for 43 single-family attached residential units and seven detached units at a 
density of 6.74 du/ac as depicted on the CDP/FDP is in conformance with Plan with 
respect to land use type, character and intensity.  Staff finds this standard is satisfied. 

 
General Standard 2 states 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.   

 
It is staff’s opinion that the CDP/FDP provides a functional layout with  well-designed 
common open spaces as intended in the PDH District more so than would a 

development proposal under a conventional district.    The mixture of single family 
attached and detached residential units at 6.74 du/ac could be permitted under the  
R-8 district.  However, the conventional district requires a lower percentage of open 
space (20% versus 25%) and has no requirements that such space be publically 
accessible or usable.  The larger yard requirements in the conventional district would 
further reduce the ability to provide communal amenities. In exchange for the 
relaxation of these bulk standards, the Zoning Ordinance calls for an innovative 
project that provides a high quality residential environment with well-designed public 
spaces, attractive architectural design and high quality building materials.  It is staff’s 
opinion that these elements have been provided as evidenced by the  multiple  open 
space areas, stormwater management, and commitment to Energy Star certified 
homes; thus, this standard has been met. 

 
General Standard 3 states that 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.   
 
The site presently contains numerous mature trees;  there is also steep topography at 
the southern  and southwestern portions of the site. Due to required grading for the 
homes, utilities, stormwater management  and streets the development will result  in 
tree removal.  However, it should be acknowledged that the proposal calls for below 
the recommended density range for the site and that the comprehensive plan placed 
specific priority on effective stormwater management over tree preservation.   The 
proposed tree preservation in conjunction with the new plantings will exceed the 10 

year tree canopy requirements.  While staff cannot conclude that this standard has 
been achieved in full, it is our opinion that the aspects discussed above serve as 
mitigating factors and the development has protected scenic features to the extent 
possible. 

 
General Standard 4 states that 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.   
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The surrounding properties consist mainly of single-family homes to the west and 
south, with a proposed retail and office use to the east, and two public schools to the 
north across Leesburg Pike.  The design of the development has intentionally sought 
to locate the higher density attached units away from the existing detached houses.  
New detached houses or open space are located closest to the surrounding 
neighborhood along Dale Drive and the southern property line. Transitional 
screening is also provided along the southern portion of Chestnut Street to hide the 
view of the stormwater facility and common space.    It is staff’s opinion that the 
applicant’s proposal does not present an immediate conflict or negative effect on the 
use, value, or future development of any of the surrounding properties. Staff believes 
this standard has been met. 

 
General Standard 5 states 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 and utility services are available.  Future residents will live 
within walking distance to rail transit at the West Falls Church metro station. This 
standard is satisfied. 
 
General Standard 6 states that the planned development shall provide coordinated 
linkages among internal facilities and services as well as connections to major 
external facilities and services at a scale appropriate to the development.   
 
The site layout includes internal pedestrian and vehicular connections to all parts of 
the development.  Vehicle access is provided to Chestnut Street and Dale Drive. 
Pedestrian linkages are provided to these streets and directly to Leesburg Pike.  
Sidewalk facilities are also shown along all three public street frontages. It is staff’s 
opinion that this standard has been met. 
 
Section 16-102 Design Standards 
 
Design Standard 1 states 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 shall generally conform to the 
provisions of that conventional zoning district which most closely characterizes the 
particular type of development under consideration.   

 
The single-family attached units provide a minimum 25 foot rear yard setback and 18 
foot side yard setback to Leesburg Pike. The units along Chestnut Street provide a 
minimum 25 foot rear yard and 12 foot side yard.  These dimensions exceed the bulk 
regulations of the R-8 district which require a setback of no less  20 feet (30 degree 
ABP) and 10 feet (15 degree ABP)  for the rear and side yards, respectively.  The 
single family detached units along Dale Drive are shown with a front yard of at least 18 
feet and the units along the southern property line have a minimum rear yard of 20 
feet.  These figures  generally conform with R-8 district standards which require a 20 
foot (30 degrees ABP) minimum front yard and 25 foot minimum rear yard. It should 
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be noted that the presence of the retaining wall along  the southern  property line will 
mitigate the effect the smaller rear yard as viewed from the adjacent properties, as the 
homes will sit below the existing homes and will be terraced and landscape.  As 
shown on the CDP/FDP, the proposed interior parking lot landscaping and tree 
canopy coverage requirements also meet the Zoning Ordinance standards.  The 
required 25’ wide  transitional screening  and barrier requirements is also being met 
along the southern and eastern property line around the stormwater management 
facility;  an exception to this is a request to substitute an evergreen hedge for a solid 
barrier along Chestnut Street.  Staff supports the modification request;  additional 
discussion of the screening plantings is provided in the waivers and modifications 
section. 
 
Design Standard 2 states 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 set forth in this Ordinance shall have general application in 
all planned developments.   
 
The application meets or exceeds the open space and parking requirements that 
would typically be required for a conventional district. Any entry signage will conform 
to the provisions in Article 12.  Staff feels this standard has been met. 
 
Design Standard 3 states 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 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.   
 
The application provides for one access point onto Dale Drive and a second access 
point on Chestnut Street.  A series of three 24’-26’ wide private streets are proposed 
to serve the attached residential units and three of the detached units. Both Dale Drive 
and Chestnut Street are being widened and improved to a width of 24’.  The street 
network is designed to allow full access through the development while discouraging 
through traffic.  All driveways will be a minimum of 18’ in length to accommodate 
parking.  Sidewalks are provided along all private and public streets that allow for 
access throughout the development and onto all three adjacent roadways.  The 10’ 
wide trail proposed for Leesburg Pike will connect with existing sidewalks to the east 

and provide access to the signalized intersection at Haycock Road and the nearby 
West Falls Church Metro.  Overall, staff supports the vehicular and pedestrian 
circulation network depicted on the CDP/FDP; This standard has been met. 

 
Overlay District Requirements  

 

Highway Corridor Overlay District (HC) (Sect. 7-600) 
 
The proposed single-family attached and detached residential units are not subject to 
the additional regulations on auto-oriented, fast service, or quick-turn over uses within 
a Highway Corridor Overlay District; thus the provisions of the HC district are not 
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applicable. 
 

Waivers/Modifications: 
 
 

Modification pursuant to Section 11-302 of the Zoning Ordinance to allow private 
streets greater than 600 feet in length in favor of the streets shown on the CDP/FDP.  
 
The Zoning Ordinance limits private streets to be maintained by a homeowners 
association to 600 feet in length unless approved by the Director. In total, the three 
private streets shown on the CDP measure approximately 1,400 feet in length.  
FCDOT and the fire marshal have reviewed the proposed layout and determined that 
the design of the private street network is adequate to provide traffic movement 
throughout the development, access for emergency and maintenance vehicles, and 
parking.  Accordingly, staff supports the waiver request. 

 
 

Waiver/Modification of transitional screening and barrier requirements pursuant to 
Section 13-305 of the Zoning Ordinance between the detached and attached 
residential units  and along Dale Drive in favor of the plantings shown on the 
CDP/FDP. 
 
Given the mix of proposed unit types there are transitional screening and barrier 
requirements between the proposed townhouses single-family detached houses on 
the property.  The area in question is in the vicinity of the proposed tot-lot which is 
shown with tree and shrub plantings. In order to encourage a sense of community 
between the residents of the different unit types, staff supports a waiver of any 
transitional screening and barrier requirements between the proposed units.  In 
addition, there is a transitional screening and barrier requirement between the 
underground detention facility and Dale Drive .  The applicant has provided plantings 
in this location, but the location of the facility prevents the provision of 25’ wide 
screening yard.  Given that the facility will be underground and will be planted with 
grasses and groundcover, staff does not object to the modification request.   

 
Modification of the barrier requirements pursuant to Section 13-305 of the Zoning 
Ordinance in favor of the plantings shown on the CDP/FDP. 
 

Along the portion of Chestnut Street where transitional screening and barriers are 
required (opposite the single-family detached homes) the applicant has requested a 
modification of the barrier requirement to allow a 42”-48” tall evergreen hedge in lieu 
of a 42”-48”  tall wall or solid fence.  The area in question is adjacent to the  
stormwater facility at the southeast corner of the site.  As a conforming 25’ wide 
screening yard is being provided,  the modification request relates only to the barrier. 
In staff’s opinion, an evergreen hedge will provide similar screening properties to a 
wall  and will provide a more attractive appearance along Chestnut Street.  In addition, 
the  applicant has proposed to run a continuous 3’ tall decorative cast aluminum fence 
along the site’s entire Chestnut Street frontage and meeting the barrier requirement 
would create an inconsistent appearance.  Accordingly, staff supports the modification 
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request. Staff notes that a possible access point to the SWM facility is shown in this 
location.  If an access point is provided in this location, the gate should be a solid 
fence at least 48” tall to maintain an effective screen. 
 
Modification of the PFM requirements at the time of site plan approval to locate 
underground stormwater management facilities in a residential area (PFM Section 6-
0303.8) subject to the waiver conditions contained in Attachment A of Appendix 15  
(Waiver #24549-WPFM-001-1). 
 

 Stormwater detention will be provided by two underground facilities at the northwest 
and southeast corners of the property.  The applicant has proffered to provide 
stormwater management as depicted on the CDP/FDP and in conformance with 
Waiver # 0082-WPFM -002-1 and all applicable provisions of the County’s PFM.  
DPWES recommends that the Board approve the waiver to locate underground 
facilities in a residential area, subject to Waiver # 0082-WPFM -001-1 and conditions 
dated March 28, 2012, as contained in Appendix 14, as Attachment A, and contained 
in the development conditions. 
 
Modification of the Tree Preservation Target Area requirement pursuant to Section 12-
0508.3 of the PFM in favor of the plantings shown on the CDPA/FDPA/SE Plat.  
 
The applicant has requested a modification of the tree preservation target area and 
has submitted justification to DPWES indicating that conformance would preclude 
development of the use and intensity permitted by the Zoning Ordinance and 
because construction activities could reasonably be expected to impact existing 
trees.  While the property contains many mature trees, the steep topography 
necessitates significant grading to install the foundations, roadways, stormwater 
facilities and streets required for the development.  The applicant will be providing 
6,563 sf. of preservation area as opposed to 30,804 sf. that is required or 10% of 
the existing canopy rather than 47%.  Staff acknowledges this is a significant 
reduction; however, the recently adopted comprehensive plan amendment 
specifically identified that such a modification could be justified by adequately 
addressing stormwater management and exceeding the 10-year canopy 
requirements through new plantings.  It is staff’s opinion that both of these 
prerequisites have been met, and as such, staff  supports the requested waiver.  
However, staff recommends that as the applicant refines their grading plan,  
opportunities for additional tree preservation should be pursued through the careful 
siting of buildings and infrastructure.   

 

CONCLUSION AND RECOMMENDATIONS 
 
Conclusion 
 
The application proposes to develop one of the largest contiguous pieces of land 
remaining along Leesburg Pike inside the Beltway, with 46 townhouses and seven  
detached houses. Given the location along a major thoroughfare and in proximity to 
Interstate 66 and the West Falls Church Metro, the Comprehensive Plan has 
envisioned the eventual redevelopment of the site since at least the 1970s. Over the 
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course of many months the applicant has worked with staff, and the surrounding 
community to refine the CDP/FDP along with the vision for the wider neighborhood; 
culminating in an amendment to the comprehensive plan that reduced the 
recommended density on the property.  Subsequent changes to the CDP/FDP and 
revised proffer commitments have addressed concerns about transitions to the 
existing neighborhood, stormwater management and traffic.   Accordingly, it is staff’s 
opinion that the request for approval of the Rezoning and Final Development Plan are 
in conformance with amended Comprehensive Plan and all applicable provisions of 
the Zoning Ordinance.  

 
Staff Recommendations 

 
Staff recommends approval of RZ 2011-PR-025 subject to the execution of proffers 
consistent with those found in Appendix 1 of this report. 

 
Staff recommends approval of FDP 2011-PR-025 subject to the conditions contained 
in Appendix 2. 

 
Staff recommends a waiver to allow private streets greater than 600 feet length in favor 
of the streets depicted on the CDP/FDP. 

 
Staff recommends a waivers of the transitional screening and barrier requirements 
between the proposed attached and detached residential units and along Dale Drive in 
favor of the plantings shown on the CDP/FDP. 

 
Staff recommends a modification of the barrier requirement along Chestnut Street in 
favor of the plantings shown on the CDP/FDP. 
 
Staff recommends approval of a modification of the PFM requirements at the time of site 
plan approval to locate underground stormwater management facilities in a residential 
area (PFM Section 6-0303.8) subject to the waiver conditions contained in Attachment A 
of Appendix 16  (Waiver #0082-WPFM-002-1). 
 
Staff recommends approval of a modification of the Tree Preservation Target Area 
requirement in favor of the plantings shown on the CDP/FDP.  
 
It should be noted that it is not the intent of staff to recommend that the Board or 

Planning Commission, in adopting any development conditions or conditions proffered by the 
owner, relieve the applicant/owner from compliance with the provisions of any applicable 
ordinances, regulations, or adopted standards. It should be further noted that the content of 
this report reflects the analysis and recommendation of staff; it does not reflect the position of 
the Board of Supervisors. 
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DRAFT PROFFERS 
CHESTNUT STREET, LLC 

 
RZ 2011-PR-025 

 
June 27, 2013 

 
 

Pursuant to Section 15.2-2303(a), Code of Virginia, 1950 as amended and subject to the Board of 
Supervisors approving a rezoning to the PDH-8 District, for property identified as Tax Map 40-3 
((1)) 99, 100, 101, 102, Tax Map 40-3 ((5)) 23, 24, Tax Map 40-3 ((7)) 1, 2, 3, 4, and Tax Map 
40-3 ((8)) A (the “Property”), the Applicant and the owner proffer for themselves, their 
successors and assigns the following conditions: 
  
1. Development Plan. 

 
A. Development of the Property shall be in substantial conformance with the 

Conceptual Development Plan/Final Development Plan (CDP/FDP) prepared by 
Urban, Ltd., consisting of 13 sheets, dated June 3, 2011, as revised through June 
21, 2013.  

B. Notwithstanding that the CDP/FDP is presented on 13 sheets, it shall be 
understood that the proffered portion of the CDP shall be the entire plan shown on 
Sheet 5 relative to the points of access, the maximum number and type of 
dwelling units, the amount and location of open space, the location of the limits of 
clearing and grading, and the general location and arrangement of the buildings.  
The Applicant has the option to request a FDPA for elements other than the CDP 
elements from the Planning Commission for all or a portion of the CDP/FDP in 
accordance with the provisions set forth in Section 16-402 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 Applicant 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 Administrator and do not increase the total 
number of dwelling units, increase building height, decrease surface parking, 
decrease the amount of open space; decrease the setback from the peripheries; 
increase the height of retaining walls or reduce open space or landscaping.   

2. Transportation 
 

A. Leesburg Pike 

(1) At the time of subdivision plat recordation for the Property, the Applicant 
shall dedicate in fee simple to the Board of Supervisors, right-of-way up to 
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78 feet from the centerline of Leesburg Pike along the Property's Leesburg 
Pike frontage as shown on the CDP/FDP.  

B. Dale Drive.   

(1) At the time of subdivision plat recordation for the Property, the Applicant 
shall dedicate in fee simple to the Board of Supervisors, right-of-way 
sufficient to provide a consistent 50 foot wide right-of-way along the 
Property's Dale Drive frontage as shown on the CDP/FDP.  

(2) The Applicant shall construct frontage improvements along Dale Drive to 
VDOT standards, with the face of curb set approximately 24 feet from the 
opposing face of curb from Route 7 south to the proposed Private Street as 
shown on the CDP/FDP, prior to issuance of any Residential Use Permit 
for the Property.  

(3) The Applicant shall construct frontage improvements along Dale Drive to 
VDOT standards, with the face of curb set approximately 12 feet from the 
existing centerline from south of the proposed Private Street to the 
southwestern corner of the Property as shown on the CDP/FDP, prior to 
issuance of any Residential Use Permit for the Property. 

C. Chestnut Street.   

(1) At the time of subdivision plat recordation for the Property, the Applicant 
shall dedicate in fee simple to the Board of Supervisors, sufficient right of 
way along the Property's Chestnut Street frontage as shown on the 
CDP/FDP in order to provide for a total right-of-way width of 50 feet.  

(2) The Applicant shall construct frontage improvements along Chestnut 
Street as shown on the CDP/FDP to VDOT standards, which provides for 
construction of the face of curb set 9.5 feet in from the proposed right-of-
way line, prior to issuance of any Residential Use Permit for the Property.  

D. Private Streets. 

(1) The private streets shown in the CDP/FDP shall be constructed of 
materials and depth of pavement consistent with the Public Facilities 
manual ("PFM") standards for public streets.  

(2) Initial purchasers shall be advised of the requirement to maintain private 
streets and estimated costs prior to entering into a contract of sale. This 
requirement to maintain the private streets as constructed and the 
estimated maintenance costs shall be included in the homeowners' 
association documents prepared for the Application Property. 
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(3) A public access easement in a form acceptable to the County Attorney 
shall be recorded over all private streets internal to the development in 
order to facilitate their use by others at the time of Site Plan approval. 

E. Delays.  Should any of the transportation improvements or acceptance by VDOT 
described herein be delayed due to circumstances beyond the Applicant’s control, 
later dates for compliance may be permitted as determined appropriate by the 
Zoning Administrator. 

F. Density Credit.  Advanced density credit shall be reserved as may be permitted by 
the provisions of Paragraph 5 of Section 2-308 of the Fairfax County Zoning 
Ordinance for all eligible dedications described herein, or as may be required by 
Fairfax County or VDOT at time of site plan approval. 

3. Trails and Sidewalks.  
 

A. The Applicant shall construct a 10 foot wide Type 1 Trail or sidewalk along the 
Property's Leesburg Pike frontage as shown on the CDP/FDP. This trail or 
sidewalk shall be constructed concurrent with adjacent development of units 
within the Property. 

B. The Applicant shall construct 5 foot wide concrete sidewalks along the Property's 
Chestnut Street and Dale Drive frontages, and within the development as shown 
on the CDP/FDP. The sidewalks along the periphery of the Property shall be 
constructed prior to the issuance of the first Residential Use Permit, and the 
internal sidewalks shall be constructed concurrent with adjacent development of 
units within the Property. Construction of sidewalks connecting to adjacent 
properties is subject to obtaining any required off-site construction easements. 
The Applicant shall demonstrate all attempts to obtain off-site easements to 
DPWES. These attempts shall be evidenced by the submission of no more than 
two certified letters to the owners of the property upon which the easement is to 
be located in which the Applicant (a) specifies any impacts to that property 
resulting from the sidewalk's construction and (b) offers reasonable compensation 
for such necessary easements, and (c) these letters remain unanswered for more 
than one month or (d) the owners of the property upon which the easement is to 
be located provide a written response or email refusing the easement as 
reasonably offered and as described in (a) and (b) above. The Applicant shall 
escrow funds sufficient to construct the sidewalks connecting to adjacent 
properties if off-site construction easements cannot be obtained. 

C. Delays.  Should any of the trail or sidewalk improvements described herein be 
delayed due to circumstances beyond the Applicant’s control, later dates for 
compliance may be permitted as determined appropriate by the Zoning 
Administrator. 
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4. Landscape Plan.  A landscape plan that shows, at a minimum, landscaping in 

conformance with the landscape design shown on Sheet 6 of the CDP/FDP shall be 
submitted concurrently with the first submission of the site plan.  The landscape plan 
shall include detailed streetscape and open space landscaping.  Said plan shall be 
coordinated with and approved by the Urban Forester.  Street trees along Leesburg Pike, 
Dale Drive and Chestnut Street and all deciduous trees shall be a minimum of 2 to 2.5 
inch caliper at the time of planting. All street trees shall be located subject to VDOT 
approval so as not to interfere with required sight distance. All evergreen trees shall be a 
minimum of 7 feet high at the time of planting. The Applicant shall provide maintenance 
and replacement of landscaping as necessary until final Bond Release, at which point 
this maintenance shall be the Homeowners Association's responsibility.  

 
5. Tree Preservation.  

 
A. The Applicant shall submit a Tree Preservation Plan and Narrative as part of the 

first and all subsequent site plan submissions.  The preservation plan and narrative 
shall be prepared by a Certified Arborist or a Registered Consulting Arborist, and 
shall be subject to the review and approval of the Urban Forest Management 
Division, DPWES. 

 The tree preservation plan shall include a tree inventory that identifies the 
location, species, critical root zone, size, crown spread and condition analysis 
percentage rating for all individual trees to be preserved, as well as all on and off-
site trees, living or dead with trunks 8 inches in diameter and greater (measured at 
4 ½ feet from the base of the trunk or as otherwise allowed in the latest edition of 
the Guide for Plant Appraisal published by the International Society of 
Arboriculture) located within 25 feet to either side of the limits of clearing and 
grading.  The tree preservation plan shall provide for the preservation of those 
areas shown for tree preservation, those areas outside of the limits of clearing and 
grading shown on the CDP/FDP and those additional areas in which trees can be 
preserved as a result of final engineering.  The tree preservation plan and narrative 
shall include all items specified in PFM 12-0507 and 12-0509.  Specific tree 
preservation activities that will maximize the survivability of any tree identified to 
be preserved, such as: crown pruning, root pruning, mulching, fertilization, and 
others as necessary, shall be included in the plan. 
 
In addition, the Applicant shall evaluate opportunities where it will be reasonably 
practical to transplant native trees with a maximum caliper of 4 inches from areas 
to be graded to other locations on the Property.  The Applicant shall transplant 
such trees prior to commencing grading activities if it is determined by the 
Applicant and Urban Forestry that it is reasonably practical to transplant these 
native trees. 

 
B. The Applicant shall retain a professional arborist with experience in plant 

appraisal, to determine the replacement value of all trees 8 inches in diameter or 
greater located on the Application Property that are shown to be saved on the Tree 
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Preservation Plan.  These trees and their value shall be identified on the Tree 
Preservation Plan at the time of the first submission of the respective site plan(s).  
The replacement value shall take into consideration the age, size and condition of 
these trees and shall be determined by the so-called “Trunk Formula Method” 
contained in the latest edition of the Guide for Plan Appraisal published by the 
International Society of Arboriculture, subject to review and approval by UFMD. 

 At the time of the respective site plan approvals, the Applicant shall post a cash 
bond or a letter of credit payable to the County of Fairfax to ensure preservation 
and/or replacement of the trees for which a tree value has been determined in 
accordance with the paragraph above (the “Bonded Trees”) that die or are dying 
due to unauthorized construction activities.  The letter of credit or cash deposit 
shall be equal to 50% of the replacement value of the Bonded Trees.  At any time 
prior to final bond release for the improvements on the Application Property 
constructed adjacent to the respective tree save areas, should any Bonded Trees 
die, be removed, or are determined to be dying by UFMD due to unauthorized 
construction activities, the Applicant shall replace such trees at its expense.  The 
replacement trees shall be of equivalent size, species and/or canopy cover as 
approved by UFMD.  In addition to this replacement obligation, the Applicant 
shall also make a payment equal to the value of any Bonded Tree that is dead or 
dying or improperly removed due to unauthorized construction activity.  This 
payment shall be determined based on the Trunk Formula Method and paid to a 
fund established by the County for furtherance of tree preservation objectives.  
Upon release of the bond for the improvements on the Application Property 
constructed adjacent to the respective tree save areas, any amount remaining in 
the tree bonds required by this proffer shall be returned/released to the Applicant. 
 

C. The Applicant shall retain the services of a certified arborist or landscape architect 
and shall have the limits of clearing and grading marked with a continuous line of 
flagging prior to the walk-through meeting.  During the tree-preservation walk-
through meeting, the Applicant’s certified arborist or landscape architect shall 
walk the limits of clearing and grading with an UFMD, DPWES, representative to 
determine where adjustments to the clearing limits can be made to increase the 
area of tree preservation and/or to increase the survivability of trees at the edge of 
the limits of clearing and grading, and such adjustment shall be implemented.  
Trees that are identified as dead or dying may be removed as part of the clearing 
operation.  Any tree that is so designated shall be removed using a chain saw and 
such removal shall be accomplished in a manner that avoids damage to 
surrounding trees and associated understory vegetation.  If a stump must be 
removed, this shall be done using a stump-grinding machine in a manner causing 
as little disturbance as possible to adjacent trees and associated understory 
vegetation and soil conditions. The Applicant shall notify the Providence District 
Supervisor no less than ten (10) days in advance of the Tree Preservation Walk-
through meeting. At the discretion and the direction of the Providence District 
Supervisor, the Falls Hill Homeowners Association and the abutting Gordon's 
Road property owners (TM 40-3 ((8)) All) shall be notified by United States Mail 
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no later than five (5) days in advance of the Tree Preservation Walk-through 
meeting inviting them to the meeting to discuss the limits of clearing and grading. 
The Providence District Supervisor shall be notified of the name and contact 
information of the Applicant's representatives responsible for the site monitoring 
at the Tree Preservation Walk-through meeting. 

D. Clearing, grading and construction shall conform to the limits of clearing and 
grading as shown on the CDP/FDP. If it is determined necessary to install utilities 
and/or trails in areas protected by the limits of clearing and grading as shown on 
the CDP/FDP, they shall be located in the least disruptive manner necessary as 
determined by the UFMD, DPWES. A replanting plan shall be developed and 
implemented, subject to approval by the UFM, DPWES, for any areas protected 
by the limits of clearing and grading that must be disturbed for such trails or 
utilities. 

E. All trees shown to be preserved on the tree preservation plan shall be protected by 
temporary tree protection fencing.  Tree protection fencing in the form of four (4) 
foot high, fourteen (14) gauge welded wire attached to a 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 which can lead to structural 
failure and/or uprooting of trees shall be erected at the limits of clearing and 
grading as shown on the demolition, and phase I & II erosion and sediment 
control sheets, as may be modified by the “Root Pruning” proffer below. 

All tree protection fencing shall be installed after the tree preservation walk-
through meeting but prior to any clearing and grading activities, including the 
demolition of any existing structures.  The installation of all tree protection 
fencing shall be performed under the supervision of a certified arborist, and 
accomplished in a manner that does not harm existing vegetation that is to be 
preserved.  Ten (10) days prior to the commencement of any clearing, grading or 
demolition activities, but subsequent to the installation of the tree protection 
devices, the UFMD, DPWES, and the Providence District Supervisor shall be 
notified and given the opportunity to inspect the site to ensure that all tree 
protection devices have been correctly installed.  If it is determined that the 
fencing has not been installed correctly, no grading or construction activities shall 
occur until the fencing is installed corrected, as determined by the UFMD, 
DPWES. At the discretion and the direction of the Providence District Supervisor, 
the Falls Hill Homeowners Association and the abutting Gordon's Road property 
owners (TM 40-3 ((8)) All) shall be notified by United States Mail no later than 
five (5) days in advance of any clearing, grading or demolition activities. In this 
letter they shall be invited to be in attendance when the UFMD, DPWES, and the 
Providence District Supervisor inspect the site to ensure that all tree protection 
devices have been correctly installed.  
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F. The Applicant shall root prune as needed to comply with the tree preservation 
requirements of these proffers.  All treatments shall be clearly identified, labeled, 
and detailed on the erosion and sediment control sheets of the subdivision plan 
submission.  The details for these treatments shall be reviewed and approved by 
the UFMD, DPWES, accomplished in a manner that protects affected and 
adjacent vegetation to be preserved, and may include, but not be limited to the 
following: 

 (1) Root pruning shall be done with a trencher or vibratory plow to a depth of 
18 inches. 

 
 (2) Root pruning shall take place prior to any clearing and grading, or 

demolition of structures. 
 

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

 
 (4) An UFMD, DPWES, representative shall be informed when all root 

pruning and tree protection fence installation is complete. 
 

G. The demolition of all existing features and structures within areas protected by the 
limits of clearing and grading as shown on the CDP/FDP shall be conducted in a 
manner that does not impact individual trees and/or groups of trees that are to be 
preserved. 

H. During any clearing or tree/vegetation/structure removal a representative of the 
Applicant shall be present to monitor the process and ensure that the activities are 
conducted as proffered and as approved by the UFMD.  The Applicant shall retain 
the services of a certified arborist or landscape architect to monitor all 
construction and demolition work and tree preservation efforts in order to ensure 
conformance with all tree preservation proffers, and UFMD approvals.  The 
monitoring schedule shall be described and detailed in the Landscaping and Tree 
Preservation Plan, and reviewed and approved by the UFMD, DPWES. 

6. Stormwater Management/Best Management Practices/Low Impact Development 
("LID") Techniques.  

 
A. Stormwater management shall be provided within underground facilities which 

could have the following design characteristics: 

(1) Underground CMP systems; 

(2) Underground metal alloy systems; 

(3) Underground High Density Polyethylene ("HDPE") systems;  

(4) Underground concrete vaults; and/or 
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(5) StormFilter or approved equal for BMPs. 

The Applicant shall design the SWM facility that drains toward "Outfall B" as 
identified on Sheet 10 of the CDP/FDP pursuant to the "Detention Method" as set 
forth in Section 6-0203.4C of the PFM or as otherwise may be approved by 
DPWES. This facility shall also be designed such that the 100-year storm peak 
runoff rate shall be reduced to a level below the pre-development rate for the site 
in a good forested condition as described in Section 6-0203.4A of the PFM and as 
shown on Sheet 9 of the CDP/FDP. 

The Applicant shall design the facility that drains toward "Outfall A" as identified 
on Sheet 10 of the CDP/FDP such that the post development peak runoff rate for 
the 2- and 10-year storm events shall be less than the respective predevelopment 
peak runoff rates. 

 
B. Supplementary innovative low impact development ("LID") measures may be 

used on the Property, such as a bio-retention facility (rain garden), grassy swales, 
and or permeable pavers subject to DPWES approval, in order to meet water 
quality requirements, if necessary.  

C. Prior to initial Site Plan approval, the Applicant shall execute an agreement with 
the County in a form satisfactory to the County Attorney (the "Stormwater 
Management Agreement") providing for perpetual maintenance of all elements of 
the stormwater management facilities in accordance with the approval of Waiver 
#0082-WPFM-002-1 dated March 28, 2012 or as may be amended, including any 
LID measures and underground detention facilities (the "Stormwater Management 
Facilities"). The Stormwater Management Agreement shall address the following 
concerns to the satisfaction of DPWES: (a) agreement by the owners and 
successors not to petition the County to take future maintenance responsibility or 
replace the underground facilities; (b) easements for County inspection and 
emergency maintenance to ensure that the facilities which are maintained by the 
Applicants are in good working order; and (c) establishment of procedures to 
facilitate County inspections. The Stormwater Management Agreement shall also 
require the Applicants (or a successor Homeowners Association ("HOA")) to 
contract with one or more maintenance/management companies to perform 
regular routine maintenance of the Stormwater Management Facilities and to 
provide a maintenance report annually to the Fairfax County Maintenance and 
Stormwater Management Division of DPWES.  

D. The maintenance responsibilities of the owners under the Stormwater 
Maintenance Agreement shall be (a) disclosed to future purchasers prior to 
entering into a contract for sale; (b) specified in the HOA documents; and 
(c) included on recorded plats.   

E. Prior to initial site plan approval for the Property, the Applicant shall establish an 
account (the "Stormwater Maintenance Account") to be used for the ongoing 
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maintenance of the Stormwater Management Facilities on the Property. The 
Stormwater Maintenance Account shall be an interest bearing account held by a 
financial institution authorized to do business in Virginia. As applicable, a line 
item for ongoing maintenance of the Stormwater Management Facilities shall be 
included in the budget(s) for any HOA established, and the fees collected for such 
purposes by the HOA shall be deposited in the Stormwater Maintenance Account 
annually. The HOA documents that establish and control the HOA shall provide 
that the Stormwater Maintenance Account shall not be eliminated as a line item in 
the HOA's budget, and that funds in the Stormwater Maintenance Account shall 
not be utilized for purposes other than to fund the maintenance of the Stormwater 
Management Facilities. 

F. Prior to initial site plan approval, the Applicant shall make an initial contribution 
to the Stormwater Maintenance Account in an amount equal to the estimated cost 
for the maintenance of the underground vaults and pervious parking pavers, if 
any, for a period of ten years, which is $20,000 (at $2,000 per year) for 
underground stormwater vault maintenance and $10,000 (at $1,000 per year) for 
LID maintenance. 

G. Prior to final bond release, the Applicant shall submit a copy of a Stormwater 
Facilities Maintenance Manual (the “Manual”) to DPWES that has been prepared 
by the Applicant for use by the HOA. A copy of the Manual shall also be 
provided to the HOA. The Manual, at a minimum, shall provide the following: 
(a) a graphic depiction of the location of the drainage sheds and all Stormwater 
Management Facilities on the Property; (b) a narrative explaining in non-technical 
terms the reasons why it is important for the HOA to properly maintain the 
Stormwater Management Facilities, including a general discussion of the 
downstream flooding concerns; (c) a copy of the proffers requiring funding and 
contracting for the maintenance of the Stormwater Management Facilities; and 
(d) any product manufacturer’s manuals or other instructions, where applicable. 

7. Recreational Facilities.   
 

Pursuant to Paragraph 2 of Section 6-409 of the Zoning Ordinance regarding 
developed recreational facilities, the Applicant shall provide a minimum 
expenditure of $1,700 per developed unit ($90,100 for 53 units) at the time of 
Residential Use Permit issuance for each dwelling unit for the development of 
recreational facilities within the Application Property.  The Applicant reserves the 
right to install recreational/play equipment and benches within any of the 
Community Green areas as indicated on the CDP/FDP, without the need for an 
interpretation or approval of an FDPA; except that the Applicant shall not install a 
tot lot, playground or play equipment within Community Green #1, as identified 
on Sheet 11 of the CDP/FDP, and which is located generally between Units 7 and 
20 as depicted on the CDP/FDP.  
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8. Noise Attenuation.  

 
A. The Applicant shall provide the following noise attenuation measures as a result 

of the Traffic Noise Analysis prepared by Phoenix Noise and Vibration dated 
February 15, 2013: 

(1) In order to reduce interior noise to a level of approximately 45 dBA Ldn, 
Units 35-44 identified in the noise analysis as being impacted by highway 
noise having levels projected to be between 70 and 72 dBA Ldn shall 
employ the following acoustical measures: 

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

 
(2) In order to reduce interior noise to a level of approximately 45 dBA Ldn, 

Unit 1, Units 31-34 and Units 45-47 identified in the noise analysis having 
levels projected to be between 65 and 70 dBA Ldn shall employ with the 
following acoustical measures: 

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

 
B. A solid masonry wall that is no more than seven feet in height shall extend along 

the frontage of Leesburg Pike as depicted on the CDP/FDP and as indicated in the 
Traffic Noise Analysis. It is the intention that this masonry wall will reduce 
exterior noise for the affected yards to 65 dBA or below. 

C. Alternative interior noise attenuation measures may be provided subject to the 
implementation of a refined noise study as reviewed and approved by DPWES 
after consultation with DPZ.  
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9. Architectural Design.   

 
A. The architectural design of the units shall be generally consistent with the quality 

of construction and materials as shown on Sheet 12 of the CDP/FDP. 

(1) All units shall be constructed with a mixture of brick and/or stone, and 
HardiePlank or other comparable cement board. No vinyl or wood siding 
shall be used on the building facades. 

i. A minimum of 75% of calculated area of the front facades of each 
stick of single family attached homes and each single family 
detached home, excluding the area used for windows, doors and 
their surrounding moldings, shall be comprised of brick and/or 
stone.  

ii. The front façade treatment of all single family attached end units 
shall be continued and provided on the sides of those units. 

iii.  Fenestration and/or doorways shall comprise a minimum of 25% 
of the front façade and 20% of rear facades of all single family 
attached homes.  

iv. Fenestration and/or doorways shall comprise a minimum of 20% 
of the side facades of all single family attached end units.  

v.  Facades may include elements such as box bay windows, covered 
doorways and dormers to create architectural interest and variety.  

vi. A variety of colors, tones, materials and/or articulation shall be 
provided for the rear façades to provide visual breaks within 
individual sticks of units. 

 
(2) In addition to Subparagraph (1) above, and in order to provide an 

appropriate transition to adjacent uses, the following units shall require 
enhanced façade treatments as described below: 

i. The side facades of Units 25 and 26 shall have the appearance of a 
front façade; in that these side facades shall be comprised of 
similar amounts and types of materials and architectural features as 
the fronts of these units, as determined by the Applicant, but shall 
not be required to contain a doorway. 

ii. A minimum of 75% of the rear facades of Units 36–45, except for 
the area used for decks, windows, doors, and their surrounding 
moldings, shall be comprised of brick or stone. 

iii. The rear façade of Units 20–25 shall be comprised of a 
combination of brick and/or stone and HardiePlank, or other 
comparable cement board, with the exception of areas comprised 
of fenestration and/or doorways.   

(3) Wood elements may be used for fencing and balconies. 
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B. Balconies may be constructed out from the fronts of units, and balconies and/or 
decks may be constructed out from the rears of units in order to provide private 
outdoor space for those units. Private outdoor areas may be provided on the unit's 
roof at the rear of the unit; however, a wall instead of a railing shall be used to 
meet safety codes, and this wall shall match the façade of the unit upon which it is 
located.  

C. The elevations will be refined as a result of final design and engineering so long 
as the quality of the buildings remains in substantial conformance with those 
shown on the CDP/FDP and the materials are as stated within this proffer.  

D. All visible areas of retaining walls shall be faced with stone, brick, or decorative 
masonry materials, and shall be terraced and planted where possible. 

E. A six-foot high, board on board fence shall be constructed and maintained by the 
Applicant along the Application Property's southern periphery where the southern 
periphery is also designated as a side and/or rear yards of the abutting property 
and where the construction of such a fence shall not negatively impact trees or 
vegetation shown to be preserved on the CDP/FDP. If this board on board fence 
will negatively impact trees or vegetation shown to be preserved on the 
CDP/FDP, then the owners of abutting lots shall have the option to permit 
construction of the board on board fence on their lot by the Applicant, or to 
decline construction of the fence.  

10. Sustainable Design.   
 

A. All new dwelling units shall be designed and constructed as ENERGY STAR 
qualified homes. The major features of ENERGY STAR homes include features 
such as: effective insulation, high-performance windows, tight construction and 
ducts, efficient heating and cooling equipment, efficient products, and Third Party 
Verification (Home Energy Rater). 

B. Prior to issuance of the Residential Use Permit for each dwelling unit, 
documentation shall be submitted to the Environment and Development Review 
Branch of the Department of Planning and Zoning from a home energy rater 
certified through the Residential Energy Services network (RESNET) program 
that demonstrates that the dwelling unit has attained the ENERGY STAR for 
HOMES qualification. 

11. Use of Garages, Driveways and Common Area Parking Spaces. 
 

A. The Applicant agrees that individual garages shall only be used for a purpose that 
will not interfere with the intended purpose of garages (e.g., parking of vehicles).  
All driveways shall be 18 feet in length or greater so that 2 garage parking spaces 
and two driveway parking spaces are provided for each unit, for a total of 4 
designated parking spaces for each unit.  
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B. No parking of recreational vehicles (RVs), boats or trailers shall be permitted on 
the private streets or Common Area Parking Spaces on the Application Property. 
This restriction shall be included in the homeowners' association documents 
prepared for the Application Property. 

C. The Homeowners Association shall have the ability to assign common parking 
spaces, following the procedures designated by the State of Virginia for the use of 
common areas. 

D. Owners shall be advised of the use restrictions which shall be included in the 
initial lease/sales documents. 

12. Schools Contribution.  At the time of site plan approval the Applicant shall contribute 
the amount of $9,378.00 per new student generated by the Application to the Fairfax 
County Board of Supervisors for the construction of capital improvements to Fairfax 
County public schools to which the students generated by the Property are scheduled to 
attend.  

 
13. Housing Trust Fund Contribution.  Prior to the issuance of the first building permit, the 

Applicant shall contribute to the Fairfax County Housing Trust Fund ("HTF") the sum 
equal to one-half percent (1/2%) of the value of all of the units approved at the time of 
site plan on the Application Property. The percentage shall be based on the aggregate 
sales price of all of the units subject to the contribution, as if all of those units were sold 
at the time of the issuance of the first building permit, and is estimated through 
comparable sales of similar type units. The projected sales price shall be proposed by the 
Applicant in consultation with the Fairfax County Department of Housing and 
Community Development ("HCD") and shall be approved by HCD and DPWES. 

 
14. Traffic Calming/Pedestrian and Bicycle Safety Improvements.  At the time of Site Plan 

approval, the Applicant shall escrow $50,000 for the installation of traffic calming 
and/or pedestrian and bicycle safety improvements, including caution and way finding 
signage, in the vicinity of the W&OD Trail Crossing on Shreve Road and within the 
Falls Hill Neighborhood. If these funds have not been utilized for the purposes identified 
above within 2 years of site plan approval, then the escrowed amount shall be used to 
provide other improvements to the W&OD Trail where deemed appropriate by the 
Northern Virginia Regional Park Authority. 
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15. Archaeological Review. A Phase I Archeological investigation by an archeological 

professional shall be conducted in areas identified by the Cultural Resource 
Management and Protection Section (CRMP) of the Park Authority 30 days before any 
land disturbance activities on the Property. Results of the Phase I study shall be provided 
to the CRMP.  If the phase one study warrants a Phase II archeological investigation that 
investigation shall also be conducted and submitted to the CRMP but will not hold up 
the approval of the site plan and if that study warrants a Phase III evaluation and 
recovery effort that process shall not be a precondition of site plan approval and shall be 
carried out in conjunction with site construction. 

 
16. Lighting.   All outdoor lighting on the Property shall be in substantial conformance with 

that shown on Sheet 3 of the CDP/FDP and shall be in compliance with Part 9 of 
Article 14, Outdoor Lighting Standards. All lighting along Dale Drive, Chestnut Street 
and Leesburg Pike shall also be in compliance with PFM/VDOT standards. 

 
17. Signs. Signs shall be in conformance with Article 12 of the Zoning Ordinance. No 

temporary signs (including "popsicle" paper or cardboard signs) which are prohibited by 
Article 12 of the Zoning Ordinance, and no signs which are prohibited by Chapter 7 of 
Title 33.1 or Chapter 8 of Title 46.2 of the Code of Virginia shall be placed on or off-site 
by the Applicant or by any builder or at the Applicant's or any builder's direction to 
assist in the initial and future marketing and/or sales/rental of dwelling units on the 
Property. The Applicant shall direct its agents and employees involved in marketing the 
Property to adhere to this proffer. 

 
18. Construction Activity.  

 
A. Outdoor construction activities, any associated construction deliveries, any 

construction related loading or unloading of vehicles, and any construction related 
trash collection on the Property shall only occur between the hours of 7:00 a.m. 
and 9:00 p.m., Monday through Saturday, and between the hours of 9:00 a.m. and 
9:00 p.m. on Federal Holidays, exclusive of Thanksgiving, Christmas, New Year's 
Day, Memorial Day, the 4th of July and Labor Day, on which no construction 
activities shall occur.   

B. All construction related vehicular access and deliveries shall be from 
Route 7/Leesburg Pike to Dale Drive and/or Chestnut Street, and shall not be 
permitted on or across Gordons Road. 

C. Construction workers shall either park on-site during the construction of the 
improvements on the Property or shall park in a remote location and be shuttled to 
the Property.  Construction workers shall not be permitted to park on Chestnut 
Street, Dale Drive or Gordons Road. 

D. The construction activity hours, parking restrictions, the name of a contact person 
for the construction activities, a 24 hour contact number shall be posted on the 
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Property during all construction activities. Any information posted on the 
Property during construction shall be posted in both English and Spanish. 

E. All construction site lighting shall use full cut-off or directionally shielded 
fixtures that are aimed and controlled so the directed light shall be substantially 
confined to the object intended to be illuminated. Directional control shields shall 
be used where necessary to limit stray light. 

F. All construction activities, including silt and dust control, and the use and disposal 
of any and all possible pollutants such as paint, gas, cement, etc. shall be 
performed in accordance with the County Code. 

19. Severability.  If determined appropriate in accordance with the parameters stated in 
Par. 10D of Sect. 16-402 of the Ordinance, any of these lots or buildings within the 
Property may be subject to Proffered Condition Amendments and Final Development 
Plan Amendments without joinder or consent of the property owners of the other lots 
within the Property. 

 
20. Successors and Assigns.  These proffers will bind and inure to the benefit of the 

Applicant and his/her successors and assigns. 
 
21. Counterparts.  These proffers may be executed in one or more counterparts, each of 

which when so executed and delivered shall be deemed an original document and all of 
which taken together shall constitute but one in the same instrument. 

 
 

[SIGNATURES BEGIN ON NEXT PAGE] 
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CHESTNUT STREET, LLC 
 
 
 
By: ______________________________________ 
       ________________________________ 
Its:  Manager 
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By: ________________________________________ 
       Benjamin D. Lee 
 
 
 
By: ________________________________________ 
       Ronald T. Ching 
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TITLE OWNER OF TAX MAP 40-3 ((1)) 100 
AND 40-3 ((7)) 4 
 
TAYLOR HOLDINGS III, LLC 
 
 
 
By: ______________________________________ 
       John E. Taylor, Jr. 
Its:  Manager 
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JTBC, LLC 
 
 
 
By: ______________________________________ 
       John E. Taylor, Jr. 
Its:  Manager 
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TITLE OWNER OF TAX MAP 40-3 ((5)) 23, 24 AND  
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ROBERT CHARLES COLE FAMILY TRUST 
 
 
 
By: ______________________________________ 
       Mary Alice Cole, Trustee 
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COLE FAMILY TRUST 
 
 
 
By: ______________________________________ 
       Mary Alice Cole, Trustee 
 
 
 
ROBERT CHARLES COLE FAMILY TRUST 
 
 
 
By: ______________________________________ 
       Mary Alice Cole, Trustee 
 
 
 

[SIGNATURES CONTINUED ON NEXT PAGE] 
 

  



Chestnut Street LLC 
RZ 2011-PR-025 
Signature Sheet 

 
 

TITLE OWNERS OF TAX MAP 40-3 ((7)) 2 
 
 
 
By: ______________________________________ 
       William D. Kelly 
 
 
 
By: ______________________________________ 
       Donna M. Kelly 
 
 
 
ROBERT CHARLES COLE FAMILY TRUST 
 
 
 
By: ______________________________________ 
       Mary Alice Cole, Trustee 
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ROBERT CHARLES COLE MARITAL TRUST 
 
 
 
By: ______________________________________ 
       Mary Alice Cole, Trustee 

 
 
 
 

[SIGNATURES END] 
 
 



 
DEVELOPMENT CONDITIONS 

 
FDP 2011-PR-025 

 
June 26, 2013 

 
If it is the intent of the Planning Commission to approve Final Development  

Plan Application FDP 2011-PR-025 for residential development located at Tax Map  
40-3((1)) 99, 100, 101, 102; 40-3 ((5)) 23, 24; 40-3 ((7)) 1, 2, 3, 4; and 40-3 ((8)) A 
at the southeast quadrant of the intersection of Leesburg Pike and Dale Drive, staff 
recommends that the Planning Commission condition the approval by requiring 
conformance with the following development conditions:  

 
1. Development of the subject property shall be in substantial conformance, as 

defined by Section 16-403 of the Zoning Ordinance, with the Final Development 
Plan (FDP) entitled “Chestnut Street” prepared by Urban, Ltd., consisting of 13 
sheets dated June 3, 2011, with revisions through June 21, 2013. 
 

2. The masonry noise mitigation wall along Leesburg Pike shall be constructed at a 
height of at least six feet above finished grade, as measured between the 
supporting piers. 
 

3. Additional understory tree and shrub plantings shall be installed within the tree 
save area to provide an effective transitional screen subject to the review and 
approval of UFM. 
 

4. The limits of clearing and grading along the southern property line of Lots 5-7 
shall be adjusted to the extent feasible in consultation with UFM to ensure the 
protection of off-site trees and vegetation. 
 

5. If vehicle access to the stormwater facility is provided from Chestnut Street in the 
located depicted on the plan, an opaque locking gate shall be installed that 
meets the Zoning Ordinance requirement for a barrier in this location, per 
Section13-305. 

 
6. Prior to the issuance of the demolition permit for the existing single-family 

dwelling, the applicant shall obtain a permit from the Fairfax County Health 
Department for the proper abandonment of the existing septic tank on the 
application property. 
 

7. Stormwater Management for the subject property shall be provided in 
conformance with the Waiver Conditions associated with the Public Facilities 
Manual Waiver #0082-WPFM-002-1. (see Attachment A). 

 
 The above proposed conditions are staff recommendations and do not reflect 
the position of the Planning Commission unless and until adopted by that 
Commission. This approval, contingent on the above noted conditions, shall not 
relieve the applicant from compliance with the provisions of any applicable 
ordinances, regulations, or adopted standards. 

APPENDIX 2 



   
 ATTACHMENT A 

 
Waiver #9329-WPFM-001-1 Conditions 

 
Chestnut Street, LLC 

Rezoning Application #RZ-2011-PR-025 
March 28, 2013 

 
 
1. The underground facilities shall be constructed in accordance with the development 

plan as modified by these conditions as determined by the Director of the 
Department of Public Works and Environmental Services (DPWES). 
 

2. The underground facilities shall be located as shown on the approved CDP/FDP, as 
determined by DPWES. 

 
3. The underground facilities shall be constructed of reinforced concrete products only 

and incorporate safety features, including locking manholes and doors, as 
determined by DPWES at the time of construction plan submission 

 
4. To provide greater accessibility for maintenance purposes, the underground facilities 

shall have a minimum height of 72 inches.   
 
5. The underground facilities shall be privately maintained and shall not be located in a 

County storm drain easement.   
 
6. A private maintenance agreement, as reviewed and approved by the Fairfax County 

Attorney’s Office, shall be executed and recorded in the Land Records of the 
County. The private maintenance agreement shall be executed prior to final plan 
approval. 

 
 The private maintenance agreement shall address: 
 

 County inspection and all other issues as may be necessary to ensure the 
facilities are maintained by the property owner in good working condition 
acceptable to the County so as to control Stormwater generated from the 
redevelopment of the site and to minimize the possibility of clogging events; 

 A condition that the property owner and its successors or assigns shall not 
petition the County to assume maintenance of or to replace the underground 
facilities; 

 Establishment of a reserve fund for future replacement of the underground 
facilities; 

 Establishment of procedures to follow to facilitate inspection by the County, i.e. 
advance notice procedure, whom to contact, who has the access keys, etc.; 

 A condition that the property owner provide and continuously maintain liability 
insurance --  the typical liability insurance amount is at least $1,000,000 against 
claims associated with underground facilities; and 

 A statement that Fairfax County shall be held harmless from any liability 
associated with the facilities. 



   
 

7. Operation, inspection, and maintenance procedures associated with the 
underground facilities shall be incorporated into the site construction plan and 
private maintenance agreement that ensures safe operation, inspection, and 
maintenance of the facilities. 
 

8. Prior to final construction plan approval, the property owner shall escrow sufficient 
funds that will cover a 20-year maintenance cycle and replacement of the 
underground facilities.  These monies shall not be made available to owner until 
after final bond release. 
 

9. The applicant and its successors and assigns shall disclose, as part of the chain of 
title, to all future property owners 
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Department of Public Works and Environmental Services 

Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 

Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769   

www.fairfaxcounty.gov/dpwes 

 
 

 

        

 

 

June 18, 2013 

 

TO: Brent Krasner, Staff Coordinator 

Zoning Evaluation Division, DPZ 

 

FROM: Todd Nelson, Urban Forester II 

 Forest Conservation Branch, DPWES 

 

SUBJECT: Chestnut Street, LLC; RZ/FDP 2011-PR-025 

 

RE: Request for assistance dated June 3, 2013 

 

 

This review is based upon the Conceptual Development Plan/Final Development Plan RZ/FDP 

2011-PR-025 stamped “Received, Department of Planning and Zoning, June 3, 2013”.  A site 

visit was conducted on March 4, 2013, as part of a review of the CDP/FDP dated February 5, 

2013. 

 

General Comment: Urban Forest Management Division comments and recommendations on 

the previously submitted RZ/FDP were provided to DPZ in memos dated September 30, 2011, 

November 2, 2011, January 3, 2012, March 23, 2012, and March 5, 2013.  Several comments 

contained in the above mentioned memos were not adequately addressed and are identical to 

several of the following comments. Additional comments and recommendations are provided 

to address transitional screening requirements, landscaping, and the draft proffers dated May 

31, 2013.  

 

1. Comment: The request to deviate from the tree preservation target, as indicated on sheet 6, 

is unclear as the “formal tree preservation target reduction letter …” has not been provided 

as part of this CDP/FDP. 

 

Recommendation: The formal tree preservation target reduction letter should be provided 

as part of the CDP/FDP. 

 

2. Comment: The proposed limits of clearing and grading at the southern portion of the site, 

south of proposed lots 5 through 7, will provide minimal preservation for the existing off-

site trees and vegetation located in this area. 

 

Recommendation: The proposed limits of clearing and grading at the southern portion of 

the site, south of proposed lots 5 through 7, should be relocated 10 feet to the north to 

protect the existing off-site trees and vegetation from construction activities. 

 

 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
 

 M E M O R A N D U M 
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3. Comment: Transitional screening type 1 and an associated barrier are required at the 

northwestern portion of the site, adjacent to off-site parcel 40-3 ((38)) 5.  Transitional 

screening calculations have not been provided and it does not appear the proposed 

landscaping in this area of the site meets the intent of the transitional screening and barrier 

requirements. 

 

Recommendation: Transitional screening calculations in accordance with ZO 13-

303.3A(1)(2)(3) identifying the transitional screening requirements for the northwestern 

portion of the site should be provided as part of the CDP/FDP.  Landscaping and an 

associated barrier should be provided that meet the transitional screening and barrier 

requirements. 

 

4. Comment: Transitional screening type 1 and an associated barrier are required between the 

single family detached dwellings and single family attached dwellings within the 

development plan. Transitional screening calculations have not been provided and it does 

not appear the proposed landscaping located between these uses within the development 

plan meets the intent of the transitional screening and barrier requirements. 

 

Recommendation: Transitional screening calculations in accordance with ZO 13-

303.3A(1)(2)(3) identifying the transitional screening requirements between the single 

family detached dwellings and single family attached dwellings within the development 

plan should be provided as part of the CDP/FDP.  Landscaping and an associated barrier 

should be provided that meet the transitional screening and barrier requirements.  If the 

Applicant wishes to pursue a modification of these transitional screening requirements, a 

modification request with a detailed justification in conformance with ZO 13-305 should be 

provided as part of the CDP/FDP. 

 

5. Comment: The proposed landscaping at the southeast corner of the site, Buffer D-E, does 

not meet the intent of the transitional screening requirements.  The proposed tree save area 

contains four mature tulip trees and there does not appear to be any vegetation below 5 feet 

in height that provides an effective year round screen.  There appears to be an opportunity 

to provide additional landscaping along the southern side of the proposed tree save area. 

 

Recommendation: The transitional screening and barrier calculations for the southeast 

property boundary, Buffer D-E, should be revised and based on the entire length of the 

buffer area.  A mix of category I and category II evergreen trees and evergreen shrubs 

should be provided along the southern side of the proposed tree save area to meet the intent 

of the transitional screening requirement. 

 

6. Comment: There appears to be an opportunity to provide additional landscaping in the 

open areas along the northern side of the proposed masonry privacy wall located at the 

northern portion of the site. 
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Recommendation: Additional landscaping should be provided along the northern side of 

the proposed masonry privacy wall at the northern portion of the site. 

 

7. Comment: There are two trees shown to be planted on top of a proposed utility pipe 

located to the west of lots 16 and 17. 

 

Recommendation: The two trees located to the west of lots 16 and 17 should be relocated 

off of the proposed utility pipe. 

 

8. Comment: The draft proffers do not include Tree Appraisal language. 

 

Recommendation: The following Tree Appraisal proffer language should be included in 

the proffers. 

 

Tree Appraisal. “The Applicant shall retain a professional arborist with experience in plant 

appraisal, to determine the replacement value of all trees 8 inches in diameter or greater 

located on the Application Property that are shown to be saved on the Tree Preservation 

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

time of the first submission of the respective site plan(s).  The replacement value shall take 

into consideration the age, size and condition of these trees and shall be determined by the 

so-called “Trunk Formula Method” contained in the latest edition of the Guide for Plan 

Appraisal published by the International Society of Arboriculture, subject to review and 

approval by UFMD. 

 

At the time of the respective site plan approvals, the Applicant shall post a cash bond or a 

letter of credit payable to the County of Fairfax to ensure preservation and/or replacement 

of the trees for which a tree value has been determined in accordance with the paragraph 

above (the “Bonded Trees”) that die or are dying due to unauthorized construction 

activities.  The letter of credit or cash deposit shall be equal to 50% of the replacement 

value of the Bonded Trees.  At any time prior to final bond release for the improvements on 

the Application Property constructed adjacent to the respective tree save areas, should any 

Bonded Trees die, be removed, or are determined to be dying by UFMD due to 

unauthorized construction activities, the Applicant shall replace such trees at its expense.  

The replacement trees shall be of equivalent size, species and/or canopy cover as approved 

by UFMD.  In addition to this replacement obligation, the Applicant shall also make a 

payment equal to the value of any Bonded Tree that is dead or dying or improperly 

removed due to unauthorized construction activity.  This payment shall be determined 

based on the Trunk Formula Method and paid to a fund established by the County for 

furtherance of tree preservation objectives.  Upon release of the bond for the improvements 

on the Application Property constructed adjacent to the respective tree save areas, any 

amount remaining in the tree bonds required by this proffer shall be returned/released to the 

Applicant.” 
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Please contact me at 703-324-1770 should you have any questions. 

 

TLN/ 
UFMDID #: 164264 

 

cc: DPZ File 
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DEPARTMENT OF TRANSPORTATION 
4975 Alliance Drive 
Fairfax, VA 22030   

 

June 21, 2013 

 

To: Ms. Barbara Berlin  

 Director, Zoning Evaluation Division 

 

From: Paul J. Kraucunas, P.E. 

 Land Development Program Manager 

  

Subject:  Chestnut Street LLC 

  RZ/FDP 2011-PR-025 

 

I have reviewed the plans for this project dated May 31, 2013.  The following comments are offered.   

1. The public street cross section for Dale Drive should indicate a minimum width of 24’ from 

the existing curb on the west side.  All dimensions from the centerline should be deleted as 

the existing roadway was not constructed in the center of the existing ROW. 

2. To avoid “bump out” of the ROW and sidewalk at each driveway on Dale Drive the proposed 

dedication should extend 10’ beyond the face of curb. 

3. The public street cross section must clearly show where no parking will be allowed on Dale 

Drive. 

4. VDOT would prefer that the building set-back on Dale Drive be a minimum of 20’, rather 

than 18’, to avoid cars overhanging the sidewalk and forcing people to walk out on to this 

minimal width street. 

5. As the existing pavement on Chestnut Street is not centrally located within the existing 

ROW, all dimensions referencing the centerline of the roadway should be deleted. 

6. Sight Distance at each intersection should be shown on the Landscape Plan to ensure that 

planting will not obstruct oncoming vehicles. 

7. The 10’ concrete SW/Trail along Route 7 should be located 2’ away from the proposed ROW 

to provide appropriate clearance for the users. 

Please contact me if have any questions. 

 

cc: Mr. Brent Krasner 

Ms. Angela Rodeheaver  

Mr. Michael Davis 

Ms. Ariel Yang 
 

GREGORY A. WHIRLEY 
COMMISSIONER 
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