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BOARD OF SUPERVISORS: Not yet scheduled  
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September 19, 2013 
 

STAFF REPORT ADDENDUM 

 

APPLICATIONS RZ 2009-PR-022 

 

PROVIDENCE DISTRICT 

 

 

APPLICANT: James Hollingsworth 
 

PRESENT ZONING: R-1 (Residential, One Dwelling Unit per Acre) 
 

REQUESTED ZONING: R-4 (Residential, Four Dwelling Units per Acre) 
 

PARCEL: 49-1 ((4)) 16A 
 

ACREAGE: 1.45 acres 
   

DENSITY: 2.07 du/ac 
 

PLAN MAP: Residential; 3-4 du/ac  
 

PROPOSAL:     Rezone from the R-1 District to the R-4 District to 
allow the construction of three single-family 
detached dwellings. 

 

STAFF RECOMMENDATIONS: 
 

Staff recommends approval of RZ 2009-PR-022, subject to executed proffers 
consistent with those contained in Appendix 1. 
 

 Staff recommends approval of a modification of the Comprehensive Plan Trail 
requirement to allow an 8-foot wide trail. 
 

 
 
 

                                                                                                                              St.Clair Williams 

 
 

Department of Planning and Zoning  

Zoning Evaluation Division 

12055 Government Center Parkway, Suite 801 

Fairfax, Virginia  22035-5509 

Excellence * Innovation * Stewardship         Phone 703-324-1290  FAX 703-324-3924 

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

 

http://www.fairfaxcounty.gov/dpz/


 
 
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 
standard. 

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

recommendations of staff; it does not reflect the position of the Board of Supervisors. 
 
  The approval of this application does not interfere with, abrogate or annul any 
easements, covenants, or other agreements between parties, as they may apply to the 
property subject to this application. 

 
For information, contact the Zoning Evaluation Division, Department of Planning 

and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-
5505, (703) 324-1290. 

 
O:\SWILLI\RZ\RZ 2009-PR-022 James Hollingsworth\Staff Report\Staff Report Addendum.doc 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance 

notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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Applicant: JAMES M. HOLLINGSWORTH
Accepted: 09/24/2009; AMENDED 5/8/2012
Proposed: RESIDENTIAL
Area: 1.45 AC OF LAND; 

DISTRICT - PROVIDENCE
ZIP - 22180

Located: WEST SIDE OF CEDAR LANE APPROXIMATELY
150 FEET NORTH OF ITS INTERSECTION
WITH WILLOWMERE DRIVE

Zoning: FROM R- 1 TO R- 4

Map Ref Num: 049-1- /04/  /0016A













Tree    
Number

Common Name Scientific Name
Size (inches 

DBH)
Critical Root 
Zone (feet)

Condition 
(%)

Remove Notes

42 Northern Red Oak Quercus rubra 34.3 34.3 37.5% x Severe root and trunk growths, many dead limbs, one-sided, English ivy

43 White Oak Quercus alba 24.8 24.8 53.1% Large dead limbs, trunk and root damage--prune dead limbs, mulch
44 Dead - 15.3 - 0.0% x Dead- to be removed
45 Black Cherry Prunus serotina 30.0 30.0 59.4% Offsite Tree- many dead limbs, restricted canopy

1136 Pignut Hickory Carya glabra 30.5 30.5 75.0% x English ivy, moss
1139 Mockernut Hickory Carya tomentosa 17.6 17.6 81.3% x English ivy, mulch piled on one side
1142 White Oak Quercus alba 31.2 31.2 62.5% x Prune dead limbs, some trunk growths, one-sided

1143 American Holly Ilex opaca 32.8 32.8 46.9%
Double trunk, poor connection, included growth, girdling roots, English ivy, 

poorly pruned
1144 White Oak Quercus alba 35.4 35.4 71.9% Some dead limbs, some trunk growths--prune dead limbs, mulch
1145 White Oak Quercus alba 46.9 46.9 46.9% x Trunk cavity, disease in branches and high trunk, large dead limbs, English 

1146 White Oak Quercus alba 33.9 33.9 50.0% x
Severe English Ivy, large dead limbs, one-sided, trunk damage, dirt piled on 

one side

1147 Red Maple Acer rubrum 10.5 10.5 53.1%
Lichen, poorly pruned, trunk damage, small dead limbs--prune dead 

limbs, mulch

1148 Northern Red Oak Quercus rubra 29.6 29.6 34.4% x
Severe trunk and root disease, large dead limbs, English ivy, significant 

lean toward neighbor, earth movement around tree
1150 White Pine Pinus strobus 16.8 16.8 71.9% Some poor pruning, large much pile by trunk--evenly spread mulch 3-4" 

1152 Northern Red Oak Quercus rubra 42.3 42.3 46.9%
Root and trunk bark damage, large dead limbs, earth movement around 

tree, *TBS but not counted towards canopy credit
1153 Northern Red Oak Quercus rubra 36.4 36.4 59.4% Girdling roots, root growths, slighly one-sided, prune dead limbs

1154 Northern Red Oak Quercus rubra 39.3 39.3 34.4% x
Girdling roots, root growths and damage, disease on branches/twigs, some 

dead limbs, slight lean
1155 Northern Red Oak Quercus rubra 47.6 47.6 59.4% x Double trunk, poor connection, root growths, some dead limbs
1159 Northern Red Oak Quercus rubra 38.3 38.3 62.5% x Severe English ivy, some root growths, prune dead limbs
1160 Northern Red Oak Quercus rubra 43.4 43.4 37.5% x Severe root disease, trunk growths, poor prune, large dead limbs

1161 Red Cedar Juniperus virginiana 13.7 13.7 53.1% Severe chlorosis, broken limbs, slight lean--prune dead limbs, mulch

1162 Red Cedar Juniperus virginiana 15.3 15.3 46.9% x Severely pruned, small canopy, dead limbs
1163 Red Cedar Juniperus virginiana 12.4 12.4 59.4% Some trunk damage, small vines, chlorosis--remove vines, mulch
1164 Red Cedar Juniperus virginiana 22.0 22.0 43.8% x Severely pruned, English ivy, dead/broken limbs

1167 Northern Red Oak Quercus rubra 24.0 24.0 50.0%
Offsite Tree- Significant lean towards neighbor, lichen, poorly pruned, one-

sided, large dead limbs
1168 Northern Red Oak Quercus rubra 16.0 16.0 46.9% Offsite Tree- Top missing (potentially storm damage)
1169 Northern Red Oak Quercus rubra 26.0 26.0 53.1% Offsite Tree- One-sdied, missing large sacffold branches, root disease

Table 12.10 - 10-Year Tree Canopy Calculation Worksheet
Step Totals
A. Tree Preservation Target & Statement
A1 Tree Preservation Target calculations and statement

B. Tree Canopy Requirement
B1 Gross Site Area = 63,162.0
B2 Subtract area dedicated to parks, road frontage (road dedication) = 4,225.0
B3 Subtract area of exemptions  = 0.0
B4 Adjusted gross site area = 58,937.0
B5 Identify site's zoning and/or use = R-4
B6 Percentage of 10-year canopy required = 25%
B7 Area of 10-year canopy required = 14,734
B8 Modification of 10-year Tree Canopy Requirement Requested? No
B9 If B8 is yes, list plan sheet where modification is located N/A

C. Tree Preservation
C1 Tree Preservation Target Area = 8,803.8
C2 Total canopy area meeting standards of § 12-0400 = 13,947.0
C3 C2 x 1.25 = 17,433.8
C4 Total canopy area provided by unique or valuable forest/woodland communities = 0.0
C5 C4 x 1.5 = 0.0
C6 Total of canopy area provide by Heritage, Memorial, Specimen, or Street Trees = 0.0
C7 C6 x 1.5 to 3.0 = 0.0
C8 Canopy area of trees within Resource Protection Areas and 100-year floodplains = 0.0
C9 C8 x 1.0 = 0.0
C10 Total of C3, C5, C7, and C9 = 17,434

D. Tree Planting
D1 Area of canopy to be met through tree planting = 1,215.0
D2 Area of canopy planted for air quality benefits = 0.0
D3 D2 x 1.5 = 0.0
D4 Area of canopy planted for energy conservation = 0.0
D5 D4 x 1.5 = 0.0
D6 Area of canopy planted for water quality benefits = 0.0
D7 D6 x 1.25 = 0.0
D8 Area of canopy planted for wildlife benefits = 0.0
D9 D8 x 1.5 = 0.0
D10 Area of canopy provided by native trees = 0.0
D11 D10 x 1.5 = 0.0
D12 Area of canopy provided by improved cultivars and varieties = 0.0
D13 D12 x 1.5 = 0.0
D14 Area of canopy provided through tree seedlings = 1,215.0
D15 Area of canopy provided through native shrubs or woody seed mix = 0.0
D16 Percentage of 14 represented by D15 (must be less than 33%) = 0.0%
D17 Total of canopy area provided through tree planting = 1,215
D18 Is an offsite planting relief requested? No
D19 Tree Bank or Tree Fund? No
D20 Canopy area requested to be provided through offsite banking or tree fund? No
D21 Amount to be desposited into the Tree Preservation and Planting Fund = $0.0

E.  Total of 10-year Tree Canopy Provided
E1 Total of canopy area provided through tree preservation = 17,434
E2 Total of canopy area provided through tree planting = 1,215
E3 Total of canopy area provided through offsite mechanism = 0
E4 Total of 10-year Tree Canopy Provided = 18,649

Table 12.3 - Tree Preservation Target Calculations & Statement

A Pre-development area (sf) of existing tree canopy (From Existing Vegetation Map) = 39,440.0

B Percentage of gross site area covered by existing tree canopy = 59.8%

C Percentage of 10-year tree canopy required for site per zoning = 25%

D Percentage of the 10-year tree canopy requirement that should be met through preservation = 59.8%

E Proposed percentage of canopy requirement that will be met through tree preservation = 198.0%

F Has the Tree Preservation Target minimum been met? YES

G If no for line F, provide sheet number where deviation request is located N/A

H If step G requires a narrative it shall be prepared and attached N/A
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BACKGROUND 
 
The applicant, James Hollingsworth, is seeking approval of a rezoning of approximately  
1.45 acres from the R-1 District to the R-4 District.  The purpose of the application is to 
allow subdivision of the existing land area into three lots for the development of three 
single family detached dwelling units, at an overall density of 2.07 dwelling units per 
acre (du/ac).  The subject property is located at 2818 Cedar Lane, which is on the west 
side of Cedar Lane and is bounded by the Cedar Woods subdivision to the north, and 
the Lee Manor subdivision to the south and west.  To the east are single family 
detached houses as part of the Willowmere Woods subdivision.  The site is currently 
developed with one single family detached structure and one accessory structure, both 
of which are proposed to be demolished as a part of this application.  
 

 
Aerial View of the Subject Site      Source: Fairfax County GIS 

 
The staff report, which was published on July 12, 2012, recommended approval of the 
rezoning application, and a public hearing before the Planning Commission was 
scheduled for July 26, 2012. Prior to the public hearing Department of Public Works and 
Environmental Services (DPWES) staff visited the site and discovered that due to the 
lack of culverts in the driveways for the four lots to the south, between the subject 
property and Emil Way, and the existing grading along the Cedar Drive frontage of 
Lot 13 there was no existing outfall issue for the subject property.  Because of this 
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discovery, the public hearing was deferred to allow sufficient time for the applicant to 
address the outfall associated with the proposed development. 
 
Subsequently, the applicant has submitted a revised Generalized Development Plan 
(GDP), which is contained in the front of this staff report addendum and dated 
November 22, 2011, as revised through August 21, 2013.  
 
ANALYSIS 
 
No changes have been made to the on-site layout previously proposed and described in 
the original staff report.  Additionally, no changes have been proposed to the Cedar 
Lane Road improvements previously shown on the GDP and described in the proposed 
proffers. 
 
The applicant has revised Sheet 6 of the GDP to depict an open and closed stormwater 
drainage system that is to be installed along the Cedar Lane frontages of Lots 13 
through 16 to the south of the subject property and along the southern frontage (Emil 
Way) of Lot 13.  A 15-inch underground pipe is shown to be installed along Cedar Lane 
from the boundary of the subject site and adjacent Lot 16, to the intersection of Cedar 
Lane and Emil Way.  The 15-inch underground pipe installation is shown to continue 
along Emil Way, along a portion of the frontage of Lot 13 where it will connect to a 
proposed paved ditch along the remainder of the frontage of Lot 13.  At the western 
border of Lot 13 the proposed paved ditch will connect to an exisitng concrete ditch 
along Emil Way which drains to a box inlet at the corner of Emil Way and Maple Lane 
and to a 30-inch pipe.  The applicant has obtained notarized letters from the property 
owners of Lots 13, 14, 15, and 16 that grant the applicant permission to apply for all the 
necessary permits with VDOT and Fairfax County to install the proposed drainage 
system. 
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DPWES staff has reviewed the revised GDP and noted that curent outfall on the site is 
inadequate, and the applicant intends to meet the Public Facilities Manual (PFM) 
adequate outfall requirements through the Detention Method and by constructing a 
storm drainage system along Cedar Lane and Emil Way.  DWES staff states that 
easements and VDOT construction access approval will be required for Lots 13, 14, 15, 
and 16, as well as construction access approval from Fairfax County.  Additionally, at 
the subdivision construction stage, permanent maintenance easments are likely to be 
required for any stormwater conveyance facility constructed, particularly from the owner 
of Lot 13, and that it must be demonstated that any increase in non-concentrated runoff 
will have no adverse impact upon downstream properties even during a 100-yr storm. 
 
As was noted in the original staff report, while additional stormwater management 
related information may be required at the subdivision plan review, the final 
determination regarding the adequacy of the proposed SWM/BMP facilities and the 
proposed off-site drainage system will be made at the time of subdivision plan review 
when more detailed engineering data will be required for DPWES review and analysis.  
In the event the final design of the SWM facility does not meet the PFM and/or the 
SWM/BMP facilities or drainage system required are not in substantial conformance 
with the GDP, then a Proffered Condition Amendment (PCA) and revised GDP would be 
necessary. 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 

 
The revisions made to the GDP were provided to address the outfall issue identified by 
DPWES staff to address the outfall issue in accordance with PFM and Zoning 
Ordinance standards.  While the final determination on the proposed stormwater 
management measures and adequate outfall cannot be made until the time of 
subdivision plan review, in staff’s evaluation, the current proposal continues to be in 
harmony with the intent of the Comprehensive Plan and meets all applicable provisions 
of the Zoning Ordinance. 

 
Recommendations 

 
Staff recommends approval of RZ 2009-PR-022, subject to executed proffers 

consistent with those contained in Attachment 1. 
 
 Staff recommends approval of a modification of the Comprehensive Plan Trail 
requirement to allow an 8-foot wide trail. 

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

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

recommendations of staff; it does not reflect the position of the Board of Supervisors. 
 
The approval of this application does not interfere with, abrogate or annul any 

easements, covenants, or other agreements between parties, as they may apply to the 
property subject to this application. 
 
ATTACHMENTS 
 
1. Draft Proffers 
2. Stormwater Management Analysis 

 
 

 



PROFFERS - RZ 2009-PR-022 
James M. Hollingsworth 

2818 Cedar Lane, Vienna, VA 22180 
September 11, 2013 

 
Pursuant to Section 15.2-2303(A) of the 1950 Code of Virginia, as amended, the 
Applicant, for himself and his successors or assigns (herein collectively referred to 
as the “Applicant”) in this rezoning application filed on property identified on the 
Fairfax County Tax Map 49-1 ((4)), Parcel 16A (hereinafter referred to as the 
“Application Property”), agrees to the following proffers, provided that the Fairfax 
County Board of Supervisors (hereinafter referred to as the “Board”) approves the 
rezoning of the Application Property from the R-1 zoning district to the R-4 district. 
 
1. Development Plan 
 
     a.  Subject to the provisions of Section 18-204 of the Fairfax County Zoning 
Ordinance (“the Ordinance”), development of the portion of the Application 
Property identified on the Fairfax County Tax Map 49-1 ((4)), Parcel 16A shall be in 
substantial conformance with the Generalized Development Plan (“GDP”) containing 
10 sheets and prepared by J2 Engineers, dated November 22, 2011 and revised 
through August 21, 2013. 
 
     b.  Pursuant to Paragraph 2 of Section 18-204 of the Zoning Ordinance, minor 
modifications to the GDP may be permitted as determined by the Zoning 
Administrator and shall be in substantial conformance with the GDP.  These 
modifications may include the locations of utilities, minor adjustment of property 
lines, and the general location and size of dwellings on the proposed lots provided 
that the total area of open space is not decreased from that shown hereon, the 
building setbacks outlined on the GDP are honored, and the limits of clearing and 
grading are adhered to. 
 
2.  Homeowners Association 
 
The applicant shall establish a Homeowner’s Association (HOA) for the proposed 
development to own, manage and maintain the area in the easement for the shared 
portion on the driveway (noted per easement), eight (8) foot asphalt trail, and tree 
save areas noted in the Tree Preservation Area and maintain all other community 
land and improvements.  Restrictions placed on the use of the open space/buffer 
areas, tree preservation easement, minimum setbacks and the maintenance 
responsibilities of the bioretention facilities and Homeowner’s Association shall be 
disclosed to all prospective homeowners in a disclosure memorandum recorded in 
the Land Records prior to entering into a contract of sale and included in the HOA 
documents.   
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3. Garages 
 
A minimum of two parking spaces shall be provided within the garage of each 
dwelling unit.  Any conversion of garages that will preclude the parking of vehicles 
within the garage is prohibited.  A covenant setting forth this restriction shall be 
recorded among the Land Records of Fairfax County in a form approved by the 
County Attorney prior to the sale of any lots, and shall run to the benefit of the 
Board of Supervisors and this restriction shall be included in the subdivision 
documents.  All sales literature and information to prospective purchasers shall 
notify purchasers of this restriction prior to or simultaneous with entering into a 
contract of sale for a lot on the property. 
 
4. Architecture:  
 
The houses constructed on the property shall be single-family detached residences 
similar in style and presentation to the houses shown on page 2A of the Generalized 
Development Plan dated August 21, 2013 or of comparable quality as determined by 
Zoning Administration; provided, however, Applicant shall be permitted to vary the 
exterior design of the house to meet purchasers' desires as long as each house 
remains generally similar in style and presentation to the other houses constructed 
on the property.  The exterior of the houses shall be constructed of brick, stone, 
cedar shingles or "Hardiplank" (or comparable cementitous siding), the proportion 
of which used for each house being reserved to the Applicant. 
 
5. Building Restriction Line (BRL) Restrictions:  
 
Notwithstanding the BRL set forth in Zoning Ordinance Section 3-407, 2.A(1)(c), in 
order to effect the overall intent of the approved GDP, the Applicant hereby proffers 
to and shall establish a rear BRL set at 100 feet from the rear lot line on each 
proposed lot on the GDP (herein the “proffered rear BRL”). The proffered rear 
building restriction line established by the Applicant shall be in lieu of the BRL set 
forth in the R-4 District.  Establishment of the proffered rear BRL shall be set forth 
in a covenant approved as to form and content by the Fairfax County Attorney, and 
recorded among the Land Records with the subdivision plat.  All sales literature and 
information to prospective purchasers shall notify purchasers of restrictions 
relating to this proffered rear BRL prior to or simultaneous with entering into a 
contract of sale for a lot on the property. 
 
6. Right of Way Dedication:  
 
Right of Way: Applicant shall dedicate and convey in fee simple with no 
encumbrances to the Board of Supervisors, right of way for public street purposes 
(together with all ancillary easements), 35 feet from the centerline of Cedar Lane as 
shown on the GDP, and additional dedication of 3 feet if required by VDOT at the 
time of subdivision approval, and construct public improvements as shown thereon.  
In addition, Applicant shall improve shared driveway entrance to be in similar and 
substantial conformity to the entrance of the adjacent subdivision, RZ-1999-PR-031.  



Dedication of right of way shall be made at time of first subdivision plan approval or 
upon demand from Fairfax County, whichever shall first occur.   
 
Frontage Improvements: Applicant shall provide a justification statement and 
analysis to VDOT and FCDOT to support the front ditch and shoulder improvement 
of the property's frontage adjacent to Cedar Lane in lieu of curb and gutter as shown 
on the GDP dated August 21, 2013.  If this ditch and shoulder frontage improvement 
is not authorized by VDOT/FCDOT then Applicant shall either: 
 

1. Escrow funds with Fairfax County DPWES per published unit prices for the  
construction of curb and gutter improvements along the property’s Cedar  
Lane frontage; or  
2. Construct the curb and gutter improvements.   
 

If the request for frontage improvements for ditch and shoulder is not approved by 
VDOT and it is determined that curb and gutter frontage improvements shall be 
made, the frontage improvements shall be made whereby the face of curb shall be 
20 ft from the centerline of Cedar Lane.   
 
FCDOT and VDOT will make the determination on the measures to be provided if the 
ditch and shoulder plan is not approved. Such improvements will be limited to the 
frontage immediately in front of the subject property and will not extend onto 
adjacent properties to the north or south of the subject property, except as shown 
on the GDP dated August 21, 2013, and will not include the relocation of any utility 
poles on the north and south part of the subject property.  Dedication of right of way 
shall be made at time of first subdivision plan approval or upon demand from 
Fairfax County, whichever shall first occur.   
 
Cedar Lane Road Improvement: Applicant shall commit to closing one half of Cedar 
Lane at a time, and at times outside the daily peak hours specific to Cedar Lane.  The 
maintenance and protection of traffic shall be provided according to strict 
regulations stated in the Federal Manual on Uniform Traffic Control Devices.  If 
neighboring driveways are blocked by construction time over-runs or by overnight 
road disrepair, the applicant shall provide the cost for lodging for the family homes 
affected.  The Applicant shall submit road closure plans at submission of site plans.  
All neighboring driveway and entrances shall be restored in-kind and in accordance 
with the GDP dated August 21, 2013 when the final construction of the 
improvement is completed.  The applicant shall submit a Cedar Lane driveway 
photo-log to the Providence District Supervisor’s office before any construction 
begins. 
 
Notwithstanding the foregoing, funds may be reallocated at the discretion of the 
Providence District Supervisor toward construction of other transportation related 
improvements, including pedestrian facilities, in the vicinity of the application 
property, as determined by the Fairfax County Department of Transportation 
(FCDOT). 
 



7. Maintenance of Bio Retention Facilities (Rain Gardens):  
 
The rain gardens shown on the subject property will be designed and constructed as 
determined by DPWES, and shall be maintained by the owners of the respective lots 
on which the rain gardens are located.  All sales literature and information will 
detail that a maintenance agreement that shall be signed by prospective purchasers 
prior to or simultaneous with entering into a contract of sale for a lot on the 
property.  The maintenance agreement shall detail how the rain gardens are to be 
maintained and will include a mulching schedule and details on plantings permitted 
within the rain gardens.  The maintenance agreement shall be an agreement that 
runs with the land to protect the rain gardens by future and/or subsequent property 
owners. 
 
If stormwater management measures required by DPWES at site plan are not in 
substantial conformance with that shown on the GDP, a proffered condition 
amendment (PCA) and GDPA shall be required. 
 
8. Common Driveway Maintenance:  
 
The common driveway providing access to Cedar Lane for each of the lots on the 
property shall be maintained by the homeowners pursuant to a joint maintenance 
agreement which Applicant shall set forth as a covenant, recording the same with 
the subdivision documents at the time of recordation of the subdivision plat. The 
covenant for common driveway maintenance shall be in a form approved by the 
County Attorney.  All sales literature and information to prospective purchasers 
shall notify purchasers of this covenant prior to or simultaneous with entering into a 
contract of sale for a lot on the property. 
 
9. Park Authority Contribution:  
 
At the time of subdivision plan approval, the Applicant will contribute the sum of 
$5,358.00 to the Fairfax County Park Authority for development of recreational 
facilities at one or more of the FCPA sites located within the service area of the 
subject property. 
 
10. School Board Contribution:  
 
At the time of subdivision plan approval the applicant shall contribute the sum of 
$24,800.00 for capital improvements to the public schools served by the 
subdivision. Said contribution shall be deposited with DPWES for transfer to Fairfax 
County Public Schools. 
 
 
11. Contribution to Housing Trust Fund:  
 
To assist the County in its goal to provide affordable dwellings elsewhere in the 
County, prior to the issuance of the first Building Permit, the Applicant shall 



contribute to the Fairfax County Housing Trust Fund a sum equal to one-half of one 
percent (0.5%) of the projected sales price of each of the new residential units to be 
built on-site, as determined by the Department of Housing and Community 
Development (HCD) and DPWES in consultation with the Applicant. 
 
12. Tree Preservation/ Landscape Design: Tree Preservation:  
 
The Applicant shall submit a Tree Preservation plan and Narrative as part of the 
first and all subsequent subdivision plan submissions. The preservation plan and 
narrative shall be prepared by a Certified Arborist or a Registered Consulting 
Arborist with experience in the preparation of tree preservation plans, and shall be 
subject to the review and approval of the Urban Forest Management Division 
(UFMD), DPWES. 
 
Tree Preservation: 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 12 inches in diameter and greater 
(measured at 4 ½ - ft from the base of the trunk or as otherwise allowed in the latest 
addition 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 shown on the GDP for the entire site.  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 GDP 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.  Condition 
analysis ratings shall be prepared using methods outlined in the latest edition of the 
Guide for Plant Appraisal published by the International Society of Arboriculture.  
 
Tree Preservation Walk-Through: The Applicant shall retain the services of a 
certified arborist or Registered Consulting Arborist, and shall have the limits of 
clearing and grading marked with a continuous line of flagging prior to the walk-
through meeting. During the tree-preservation walk-through meeting, the 
Applicant’s certified arborist or 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 
under story 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 under story vegetation and soil conditions.  



 
Limits of Clearing and Grading. The Applicant shall conform strictly to the limits of 
clearing and grading as shown on the GDP, subject to allowances specified in these 
proffered conditions and for the installation of utilities and/or trails or 
supplemental planting as determined necessary by the Director of DPWES, as 
described herein. If it is determined necessary to install utilities and/or trails in 
areas protected by the limits of clearing and grading as shown on the GDP, they shall 
be located in the least disruptive manner necessary as determined by UFMD, 
DPWES. A replanting plan shall be developed and implemented, subject to approval 
by UFMD, DPWES, for any areas protected by the limits of clearing and grading that 
must be disturbed for such replanting, trails or utilities.  
 
Tree Preservation Fencing: All trees shown to be preserved on the tree preservation 
plan shall be protected by tree protection fence. Tree protection fencing in the form 
of four (4) foot high, fourteen (14) gauge welded wire attached to six (6) foot steel 
posts driven eighteen (18) inches into the ground and placed no further than ten 
(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 and II erosion and sediment 
control sheets, as may be modified by the “Root Pruning” proffer below. 
 
All tree protection fencing shall be installed after the tree preservation walk-
through meeting but prior to any clearing and grading activities, including the 
demolition of any existing structures. The installation of all tree protection fencing 
shall be performed under the supervision of a certified arborist, and accomplished 
in a manner that does not harm existing vegetation that is to be preserved. Three (3) 
days prior to the commencement of any clearing, grading or demolition activities, 
but subsequent to the installation of the tree protection devices, the UFMD, DPWES, 
shall be notified and given the opportunity to inspect the site to ensure that all tree 
protection devices have been correctly installed. If it is determined that the fencing 
has not been installed correctly, no grading or construction activities shall occur 
until the fencing is installed correctly, as determined by UFMD, DPWES.  
 
Root Pruning: The Applicant shall root prune, as needed to comply with the tree 
preservation requirements of these proffers. All treatments shall be clearly 
identified, labeled, and detailed on the erosion and sediment control sheets of the 
subdivision plan submission. The details of these treatments shall be reviewed and 
approved by 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 vibrating 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.  
 
Demolition of Existing Structures: The demolition of any existing features and 
structures within areas protected by the limits of clearing and grading areas shown 
on the GDP shall be done by hand without heavy equipment and conducted in a 
manner that does not impact individual trees and/or groups of trees that are to be 
preserved as reviewed and approved by UFM, DPWES.  
 
Site Monitoring: During any clearing or tree/vegetation/structure removal on the 
Applicant Property, a representative of the Applicant shall be present to monitor the 
process and ensure that the activities are conducted as proffered and as approved 
by UFMD, DPWES. The Applicant shall retain the services of a certified arborist or 
Registered Consulting Arborist to monitor all construction and demolition work and 
tree preservation efforts in order to ensure conformance with all tree preservation 
proffers, and UFMD, DPWES approvals. The monitoring schedule shall be described 
and detailed in the Landscaping and Tree Preservation Plan, and reviewed and 
approved by UFMD, DPWES. 
 
Monetary Value of Trees: The Applicant shall retain a professional arborist with 
experience in plant appraisal, to determine the replacement value of all trees 12 
inches in diameter or greater located on the Application Property, or those 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 public improvement/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, DPWES. 
 
Tree Bond: At the time of the respective public improvement/site plan approvals, 
the Applicant shall both 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 Proffer 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, should any bonded Trees die, 
be removed, or are determined to be dying by UFMD, DPWES, 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, DPWES. In addition to this replacement obligation, the 
Applicant shall also make a payment to Fairfax County equal to the value of any 
Bonded Tree that is dead or dying or improperly removed due to unauthorized 
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 any amount remaining in the tree bonds 
required by this proffer shall be returned/released to the Applicant. 



 
Privacy Screening: Homes to the north, west and south will have privacy screening 
trees in substantial conformity as shown on the Generalized Development Plan 
dated August 21, 2013.   
 
13. Heritage Resources:   
 
Prior to subdivision plan approval, the Applicant shall conduct a Phase I 
archaeological study on those areas of the Property identified by Cultural Resource 
Management and Protection Section (CRMPS) of the Fairfax County Park Authority  
and provide the results of such study for the review and approval of CRMPS.  The 
study shall be conducted by a qualified archaeological professional.  If the Phase I 
study concludes that a Phase II study of the Property is warranted, the Applicant 
shall complete said study and provide the results to CRMPS; however, submission of 
the Phase II study to CRMPS shall not be a pre-condition of subdivision plan 
approval.  If the Phase II study concludes that additional Phase III evaluation and/or 
recovery is warranted, the Applicant shall also complete said work in consultation 
and coordination with CRMPS; however, any such Phase III work shall not be a pre-
condition of subdivision plan approval. 
 
14. Interior Noise Abatement:  
 
In order to achieve a maximum interior noise level of approximately 45dBA Ldn, 
residential units on Lots 1 to 3 located within one hundred and six (106) feet from 
the existing centerline of Cedar Lane that may experience noise levels between 65 
and 70 dBA Ldn as determined by the DPWES, will be constructed with the 
following measures to mitigate the impact of highway noise: 
 
(i) Construction materials and techniques known to have physical properties or 
characteristics suitable to achieve a Sound Transmission Classification (STC) of at 
least 45 for exterior walls of residential buildings; and 
(ii) Doors and glazing shall have a laboratory STC rating of at least 37 unless glazing 
constitute more than 20 percent of any façade exposed to noise levels of DNL 65 
dBA or above. If doors, windows and other glazed areas constitute more than 20 
percent of an exposed façade, then the glazing of such features shall have an STC 
rating of at least 45. 
(iii) Measures to seal and caulk between surfaces should follow methods approved 
by the American Society for Testing and Materials to minimize sound transmission. 
 
 
15. Lighting and Signs: 
 

a. All exterior lighting shall be in conformance with Part 9 of Article 14 of the 
Zoning Ordinance. 
 

b. No temporary signs (including “Popsicle” style paper or cardboard signs), 
which are prohibited by Article 12 of the Zoning Ordinance, and no signs 



which are prohibited by Chapter 7 of Title 33.1 or Chapter 8 of Title 46.2 of 
the Code of Virginia shall be placed on or off-site by the Applicant or at the 
Applicant’s direction to assist in the initial marketing and sale of homes on 
the Property.  Furthermore, the Applicant shall direct its agents and 
employees involved in the marketing and/or home sales for the Property to 
adhere to this Proffer. 

 
16.  Energy Saver Program: 
 
All homes constructed on the Property shall meet the thermal guidelines of the 
CABO Model Energy Program for energy-efficient homes or its equivalent, as 
determined by the DPWES for either electric or gas energy systems, as applicable. 
Additionally, prospective homeowners will have the option to have their home 
constructed in accordance with the EarthCraft House Program as demonstrated 
through documentation provided to DPWES and DPZ prior to the issuance of the 
residential use permit (RUP) for each new home. 
 
17.  Telecommuting: 
 
All dwellings shall be pre-wired with broadband, high capacity data/network 
connections in multiple rooms, in addition to standard phone lines. 
 
18. Other: 
 
During the development of the subject site, the telephone number of the site 
superintendent that shall be present on-site during construction shall be posted for 
all surrounding residents to obtain throughout the development of the Property. 
 
Outdoor construction activity shall be limited to between the hours of 7:00 a.m. and 
7:00 p.m., Monday through Friday and 8:00 a.m. and 5:00 p.m. on Saturdays.  No 
outdoor construction activities shall be permitted on Sundays or on Federal 
holidays.  The site superintendent shall notify all employees and subcontractors of 
these hours of operation and shall ensure that the hours of operation are respected 
by all employees and subcontractors.  Construction hours shall be posted on-site in 
both English and Spanish.  This proffer applies to the original construction only and 
not to future additions and renovations by homeowners. 
 
19. Off Site Drainage Improvement: 
 
An offsite drainage improvement is proffered along lots 13, 14, 15 and 16 adjacent 
to the subject Property and annotated on sheet 6 of the GDP dated August 21, 2013.  
The four property owners of lots 13-16 have each signed notarized letters of 
permission granting the Applicant permission to apply for the necessary permits to 
construct the offsite drainage improvement with VDOT and FCDOT.  These 
notarized letters also grant the Applicant permission to obtain any necessary 
easements for the purpose of installing the proposed offsite drainage system.   
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DATE:  August 12, 2013 

 

TO: St.Clair Williams, Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Beth Forbes, Engineer IV, for the  

Site Code Research & Development Branch 

Department of Public Works and Environmental Services 

 

SUBJECT: Stormwater Comments on Rezoning Application #RZ 2009-PR-022, Hollingsworth 

Property, Generalized Development Plan dated July 17, 2013, LDS Project #24745-

ZONA-002-3, Tax Map #49-1-04-0016A, Providence District 

 

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

Chesapeake Bay Preservation Ordinance (CBPO) 

There is no Resource Protection Area (RPA) on this site.   

Water quality controls are required for this development (Public Facilities Manual [PFM] 6-0401.2A).  A 

bioretention facility is depicted on each of the 3 lots.  The construction of the facility on lot 3 will impact 

tree #1152.   

At the subdivision construction plan stage:  

 a modification may be required to locate the facilities on an individual lots (PFM 6-1307.2) -- 

such a modification is likely to be conditionally approved;  

 the BMP calculations will be required to use either the Occoquan Method (PFM 6-0401.2A) or 

the Virginia Runoff Reduction Method; 

 the filter depth must be greater than 2.5 feet to accommodate trees, if trees are selected to be a part 

of the planting plan notwithstanding the diagram on Sheet 5 (PFM 6-1307.4N);  

 the type of planting plan must be specified; and   

 the planting plan must meet the PFM requirements in §6-1307.10G and §12-0515.1L.  

 

Floodplain 

There are no regulated floodplains on the property.   

 

Downstream Drainage Complaints 

Yard flooding has been reported downstream at 2837, 2839, 2843 and 2844 Maple Lane in the past.  

Basement flooding at 2840 Maple Lane has also been reported.  All the downstream flooding 

complaints on file have been caused by blockages.   
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At the subdivision construction plan stage: 

 detention of the 100-year storm’s runoff, or a proportional reduction, may be required if 

downstream structures have flooded in the past or may be flooded in the future (PFM 6-0202.4 

and -0203.5). 

 

Stormwater Detention  

The detention requirements are to be met by 3 bioretention basins.  Since the outfall is inadequate, the 

applicant states that the Detention Method (PFM 6-0203.4) will be used to meet the outfall 

requirements of the Public Facilities Manual.   

At the subdivision construction plan stage:  

 new infiltration tests may be necessary to meet current PFM requirements (PFM 4-0700),  

 there is likely to be stone underneath the filters to a depth of about 8 feet, notwithstanding the 

diagram on Sheet 5 (PFM 6-1307.6); 

 the volume of the 1-year storm from the entire site must be detained for 24 hours as part of the 

Detention Method requirements (PFM 6-0203.4C(1)(i)), and 

 it must be demonstrated the bioretention facilities have the detention volume necessary to meet 

the requirements of the detention method and, if necessary, to meet the requirements of PFM 6-

0203.5 as mentioned above.   

 

Site Outfall 

An outfall narrative has been provided.  The outfall is inadequate.  The applicant intends to meet the 

PFM’s adequate outfall requirements through the Detention Method (PFM 6-0203.4C and 6-0203.5) 

and by constructing a storm drain system along Cedar Lane and Emil Way.  Easements and 

construction access approval will be required of 4 lots along Cedar Lane.  Construction access approval 

from Fairfax County will also be required.   

At the subdivision construction plan stage:  

 permanent maintenance easements are likely to be required for any stormwater conveyance 

facility constructed, particularly from the owner of lot 13, and 

 it must be demonstrated that any increase in non-concentrated runoff will have no adverse 

impact upon downstream properties even during a 100-year storm (PFM 6-0202.6 and -0202.7). 

 

 

These comments are based on the 2011 version of the PFM.  As a result of changes to state code, a new 

stormwater ordinance and updates to the PFM’s stormwater requirements are in the approval process, 

(see 4VAC50-60 adopted May 24, 2011).  The subdivision plan for this application may be required to 

conform to the updated PFM and the new ordinance. 

 

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

 

 
BF/ 

 

cc: Fred Rose, Chief, Watershed Planning & Assessment Branch, Stormwater Planning Division, DPWES 

 Durga Kharel, Branch Chief Central, Site Development & Inspections Division, DPWES 
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