APPLICATION NUMBER 77-D-025 '

Dranesville District

STAFF REPORT

Applicant: Altert J. Dwoskin, Trgstee

Present Zoning: -RE-l | ’RequestedZoning: R-12.5
Proposed Use: Resdidential

Subject Parcéls: 11-1 ((1)) Part 2 Acreage: 78793 acreé
Applicafion Fi1ling Date: March 23, 1977

Planning Commission Hearing Date: October 6,71977

Board of Supervisors Hearing Date: November T, 1977

Staff Recommendation: The staff recommends that the Zonlng
~Ordinance, as 1t pertains to the subject property,
be amended from the RE-1 District to the R~12.5
District, subject to proffer by the owner/appllcant’
to the submitted development plan as modified
by the section Recommendations on the Develop- .
ment Plan on page 9 of this report.

It should be noted that i1t is not the intent

of the staff to recommend that the Board, in
adopting any of the referenced proffers, relieve
the applicant from compliance with the provlsions
of any applicable ordinances, regulations or
adopted Btandards.
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Number: 77-P- Distriet: Dranesville
Acreageisg g3 popes Section Sheet: 11-1
From: RE-1 Subdivision:  ((1))
To: R-12.5 Lot: Part 2 |
Applicant:  ALBERT J. DWOSKIN, TRUSTEE.
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AEZONING APPLICATION

Acreage:! 78,93 acres Section Sheet: 111
From: RE-1 Subdivision: ((1))
To: n=l2.5 Lot: Part 2

Applicant: ALBERT J. DWOSKIN, TRUSTEE
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Number: 77-D-025 District:  Dranesvile =~




e \(ﬂr} Aun.u....... i
iR i
AN i = ,
(Sl ST
ST FTIATINRYY e ._/
- asr |
ATy PR Mu x/ Yo
-, . ht )
R L L rere g VT A
T AT OOMMT .
| ToiTy wOuendn e ey
M i wEr Cmmtiy T
i
4
LA
T ..
- =
| \& o DA e
4 ey .
M Arar O AT
ITRL 2 AT M

g

whl
S BT e
i ¥ e
Sy« Sl

i
i

!

g
SIS
iy,

H
?
5
i
7 e

':/(‘:




77-D=025

A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

- LOCATION AND CHARACTER OF THE AREA

The subject property 1s located in the Dranesville Dilstrict,
The site contains approximately 78.93 acres and 1s presented
zoned RE-1 (residential single-family, one-acre lots). The
site 1s located on the eastern side of Dranesville Rpad, approxi-
mately 100 feet south of Hiddenbrook Drive. To the west 1is
the Hiddenbrook Estates Subdivision consisting of single-family
homes and zoned R-12.5 (residential single-familly, 12,500 square
foot lots). Southerly of Hlddenbrook Estates 1s Kingston Chase
Subdivislon a4lso zoned R-12.5 Directly north and south of the
subject property are undeveloped properties zoned R-12.5. To
the east remains a large undeveloped tract zoned RE-1 which 1s
owned by the applicant in this case.

COMPREHENSIVE PLAN RECOMMENDATION

The subject property 1s located in the Sugarland Communilty
Planning Sector of the Upper Potomac Planning Distriect of
Area III. The Area III Comprehenslive Plan map recommends
residential development at 2 to 3 dwelling units per acre.

DESCRIPTION OF THE APPLICATION

The applicant seeks rezoning of the subject property from
RE-1 to R-12.5 The development plan submltted with the
application notes the total number of units will not exceed
180 and that the overall deénsity will equate to 2.28 dwelling
units per acre. Subdivislon would be according to the alfernate
denslty, or eluster, provisions of the Zoning Ordinance. -Ad-
ditlonal detalls are contalned in Appendix 1.

PUBLIC FACILITIES ANALYSIS

Transportatlon

The transportation element of the Countywlde Plan recommends
implementation of projects for the following highway facllity
improvements in this area of Falrfax County.

°© Extension of Wiehle Avenue, Route #828, from Baron
Cameron Avenue to Loudoun County, as a four-lane .
divided facility.
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Construction of realigned Dranesville Road, from Leesburg
Pike to Lee-dackson Highway where Stringfellow 'Road will
continue southward, as a four-lane dilvided facility.

Improvement of Reston Avenue, Route #602, to a four-lane
divided faclllity for its entire length.

®  TImprovement of Leesburg Pike, Route #7, to a six-lane
divided limited access facllity from the Loudoun County
line to the Capital Belway. _

® Construction of parallal lanes for general traffic along
the Dulles Alrport Agcess Road (DAAR) right-of-way.

° (Construction of a METRO rapid rail transit line within ~
the DAAR right-of-way.

°© (Constructlon of grade-separated 1nteré£ﬁﬁges at:

-~ Leesburg Pike and Dranesville Road reallgned.
- Leesburg Pike and Reston Avenue.

-~ The DAAR and Dranesville Road reallgned.

-~ The DAAR and Reston Avenue.

The Countywlde Plan Recommended Program of Improvements has
established priority status for the followlng :projects:

° (onstructlon of Dranesville Road extended between
Pox M11l Road and lLee-Jackson Highway, as a four- _
lane divided facllity, in Stage I.(project initiation),

° Improvement of Reston Avenue, Route #602, to a four-lane
divided facility between Baron Cameron Avenue and Sunrlse
Valley Drive, in Stage IV (committed). This project 1s

currently under construction.

Although not included in the Recommended Program of Improvements,
because funding must come from other than normal VDH & T sources, the
construction of the parallel lanes along thé DAAR 1s a prilority
project.

This site 1s ad]acent to C-631, Pleasant View, and across
Dranesville Road from 75-3-032, the Allman tract. As such, 1ts
impaet should be treated as part of the lmpact that can be ex-
pected from rezoning appllicatlions
in the vicinity. The potential trip generatlon of these three
sites 1s shown 1h the followlng table. A1l of these trip
generation figures are in vehleles per day (vpd).
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Approved Applications. =~ 7

=631 4,120 §R-12.5)
15~3-032 . 7,910 (R-12.5)
Subtotal 12,030 vpd

Pending Application Exlsting Zone . Per Application Plan Maximum
77-D=025 655 (RE~1) = . L.620 (R-12.5) 2,135 (3 DU/AC)
Totals 12,685 vpd 13,650 vpd 14,165 vpd

These vehlcles would have thelr greatest impact on Dranesville
Road and Leesburg Pilke, glven the exlsting highway system. Once
they are constructed, Wlehle Avenue extended, Dranesville Road
realigned and the DAAR parallel lanes would also be impacted.
The latest avallable VDH & T traffic counts, taken in 1976, for
the two most affected roads are:

Dranesville Road, Route #228

Herndon to Leesburg Pilke 6,100 vpd
Leesburg Plke, Route #7

Dranesville Road to Georgetown Pilke - 25,170 vpd

Georgetown Pike to Chailn Brldge Road 31,160 vpd

Chaln Bridge Road to the Capltal Beltway 48,570 vpd

Dranesvlille Road 1s a two-lane faclllity that does not meet
current design standards although the road has been lmproved in
recent years. Because Of 1ts relatively low trafflc count, this
road 1s estimated to be operating at the borderline between
levels of service D and E. Once the traffle from any of the
three developments llsted above 1s present, traffic would operate
at level of service E or F. Conslderable congestion would
oceur at the Dranesville Road/Leesburg Plke intersectlon.

Leesburg Plke 1s a good four-lane dlvided facility, but,
because of 1ts traffic volume, 1t operates at level of service
E or F west of (Georgetown Plke and at level of service F between
Georgetown Plke and the Beltway.

A description of road capaclty and levels of service 1s
attached as Appendix 2. ‘
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Sanitary §ewer-

The subJect property is located In the Sugarland Run Watershed,
and would be sewered iInto the Blue Plalns Treatment Plant. Based
upon current and committed flow, excess capacity is available at
this time, For purposes of this report, committed flow shall be
deemed as active and valid bullding permits in accordarce with
the context of the Blue Plains Agreement of 1974. Phase I of
an engineering study 1s currantly under way to provide from
4 to 10 million gallons per. day from a pumpdown to the Southern
County facilities by the end of 1979. '

The nearest avallable sewer to the property are 21 gnd 30~1inch
lines located on the property. These lines are adequate for the
proposed use. , .

Water Service

The subject property 1s located wilthin the franehlse area
of the Pairfax County Water Authority. The nearest available
water line is a 12-1nch 1line located approxlmately 1,350 feet
from the property. This line is adequate for the propoesed use
and sufficlent capaclty and pressure currently exlst to serve
the property.

Fire Services

Fire and Rescue Services' protection guldelines for this
type development have been that thls property should be no more
than three (3) miles from a properly manned fire statlon.

The subject property 1s now 3.0 mlles away from the Herndon
Pire Department, Company Number 4. Sald fire department 1ls equlpped
with a two-piece englne company, an ambulance and should provide a
total manning of 24 personnel, both volunteer and pald.

According to Flre and Resuce Services manpower statistics
for the perlod, January 1976 to January 1977, the Herndon Fire
Department is, after calculating present volunteer response,
nine (9) paid firefighters short in providing proper manning of
its apparatus, or three (3) pald firefighters short per shift.

In summary, it 1s the judgment of the Fire and Restue Services
that fire protection should be adequate:.with the placement of the
nine (9) additional firefighters in the present fire statlon.

Parks

The site 1s served by the Bruln Nelghborhood Park, the
66.7-acre Frying Pan large County park and the Hlddenbrook
Nelghborhood Park all within 5 miles of the subject property.

The Fairfax County Park Authority has reviewed the subject
rezoning case and has made the followlng comments:
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All open space and recreational facilitles assoclated
wlth the subdlvislon should be dedicated to the Park
Authority. A major portion of the open space falls
within the floodplains and adjacent steep slopes of _
the Sugarland Run and Folly Lick Streams; both of -
which are listed in the Stream Valley Policy.

® The developer should provide 1 tot lot/apparatus area
(80 feet by 100 feet) and 1 basketball/multi-use
court (60 feet by 90 feet) in accordance with NRPA
standards as adopted and adapted by the Failrfax
County Park Authority. Additional recommended
recreational facillities inelude passive facillties
(EX. benches, tables, grills, trash receptacles,
shade trees, pedestrian paths) and an open play
field (100 feet by 200 feet cleared, graded and
seeded).

2  Storm water manhagement facilities should not be
placed on Park Authority property. However, 1f
this is unavcoildable, said facllitles and the land
on which they are located should be dedicated to
the County Board of Supervisors for malntenance
and 1lability, |

°® The developer should construet tralls along
Dranesville Road, Route #228, Sugarland Run Stream
Valley and Folly Lick Stream Valley 1n accordance
with the County Trails Plan. The developer should
also provlde or arrange for the provision of
adequate signing, buffering, landscaping, dralnage
or bridge/crossing structures wherever appropriate
along said trails. The tralls should be constructed
in accordance with County Trail Type 1-A specifications
(6 feet %0 8 feet wide, 2-inch asphalt cover, U-inch
gravel base).

@ The developer should contact the developers of King-
stream and Crestbrook Subdivisions to coordinate the
provision of open space, recreatlional facllitles,
tralls and dedications.

Schools

A comparison of the student population estimated to be
generated by the 180 single-~family residences as proposed by
the applicant and the 78 dwellings possible under current
zoning reveals a net increase of 96 students, These estimates
are: o
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Estimate of Estimate Under
Level Students Generated Current Zonlng Difrerence
Elementary .506 x 180 = 91 -39 +52
Intermediate ., .143 x 180 = 26 11 +15
High School 255 x 180 = 46 ' 17 +29

163 67 +96

The Bchools which wlll serve this property, thelr program
capacity, thelr March 1977 enrollment and thelr projected
September 1977 enrollments are:

Program March 1977 September 1977
Sehools : Capacity Membershlp = Projected Membership
Herndon Elem. 858 930 975
Herndon Inter. 1,200 1,524 1,499
Herndon High 2,250 2,508 2,620

- The foregolng statlstics indicate that the elementary,
intermediate and high school levels are all overenrclled.

It is difficult to assess the impact from residential
rezoning applications on the existing school membership
because of the lag time between the granting of a rezoning
and actual completed development. Usually, by the:time a
new project beglns generating students, the school grade
make-up and total membership has changed. However, by
applying the current student ratlo, by dwelling unit type,
to a proposed new reslidential development, the potentlal
additional students can be projected for housing assignment
purposes.

Area III school membership 1s generally decling in the
Vienna, Dunn Loring and McLean areas whlle increasing in the
Herndon and Reston areas. New developments will be assigned
to schools serving the property or to a nearby exlsting school
with avallable space. Boundary adjustments are made to
accommodate changing school membership and/or schoel con-
solidation approvals.

Schools in the Herndon and Reatom areas will contlnue
to experience some overcrowding while walting construction
of new schools. Temporary housing assignments may be
required, using avallable space in the Vienna/McLean area
schools. '
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Libraries
The residents of the proposed community will be adequately

served by the Herndon Fortnightly Library located approximately
4 miles to the south on Spring Street.

SITE AND DEVELOPMENT PLAN ANALYSIS

Site Analysis will be found at Appendix 3.

Design Considerations

Thils site 1s very appropriate for a residential development
~-from environmental viewpolnt because 1t offers rolling topography,
good bearing capacity, stream valley corridors and excellent
vlews. GQGenerally speaklng, the generalized development plan 1s
well deslgned to respect and take advantage of the natural

. features of the land. The transportation networks follow the
natural topography, developed areas are limited to the uplands
leaving the stream valleys as open space, an earthen berm 1s
proposed for future highway noise and the gaslline easement will
be transversed a minimum humber of times.

The staff offers the followlng comments to be consldered
with the final design. They are as follows:

1. Lot 1line placement should take advantage of the large
potential for pleasant views.

2. As many eastern red cedar trees as posslible should be
preserved because they provide a unique landscapiling
amenity.

3. All monarch trees should be preserved.

i, Lot 1lilne and dwelling placement should reflect all
natural dralnage patterns on the site. Future wet
basement and soggy backyard problems can be alleviated
by placing units away from the natural dralnageways
and springs.

5. Due to the moderate to high shrink-swell capacitles
of Iredell-Mecklenburg, Montalto and Rock Land soll
types, all footlngs should be placed on the hard
bedrock to allevlate potential foundation damage.

6. Minor open space changes are recommended as shown on
the accompanying map to avold clearing steep slopes
and/or hilgh quallty stream valley vegetatlion.
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The

The southeastern cul-de-sac should swing to the south
to correspond more closely wilth the topography.
Similarly, the northwestern cul-de-sac should be
realigned as shown on the accompanying map to
correspond better with the existing topography.

Reverse frontage should be provided for all lots
along Dranegville Road and the proposed Wiehle
Avenue.

Rights-of-way for the improved Dranesville Road

and the proposed Wiehle Avenue appear to be provided
for adequately by the development plan; these
rights~ofl=way should be dedlcated by the owner/
applicant.

development plan proposes a density of 2.28 dwelling

units per acre. This small Increase over the planned base

density

of 2 dwelling units per acre appears to be amply

Justified by adherence to the following Board criteria:

o

Sensitivity of design to the natural features of
the land.

. = See dlscusslon above.

Proyision of open space for actlive and passive
recreational purposes.

- More than 24 acres of open space is provided,
representing approximately one-third of the
site.

Provision of amenities and apeclal features.

- A nolse attenuation berm 1s provided along the
proposed Wiehle Avenue. Staff also recommends
provision of active and passive recreatlon
facllities.

Provislion of supportlive public faclillities.

- Right-of-way 1s to be dedicated for the improved
Dranesville Road and the proposed Wlehle Avenue.
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CONCLUSIONS AND RECOMMENDATION ON THE REZONING

Conclusions

The requested R-12.5 zonlng developed at the density
proposed by the submitted development plan 1s in accordance
with the Comprehensive Plan and 1s a reasochable use for the
subject property.

Recommendation

The staff recommends that the Zoning Ordinance, as it
pertains to the subject property, be amended from the RE-1-
District to the R-12.5 District, subject to proffer by the
owner/applicant to the submlitted development plan as modified
by the following section Recommendatlons on the Development
Plan.

RECOMMENDATIONS ON THE DEVELOPMENT PLAN

The staff recommends, should the Board of Supervisors
intend to amend the Zoning Ordlnance as the applicant has
requested, that the submitted development plan be proffered
by the owner/applicant and accepted by the Board, and further
that the followlng changes/improvements to the developmen
plan be similarly proffered and accepted: :

° 0On Dranesville Road,' Route #228, dedicate right-of-way
to 45 feet from center line, construct road widening
to 12 feet from center line plus a standard shoulder,
and construct a 150-foot long, 1l2-foot wide decelera-
tion/right-turn lane for the site entrance.

° For proposed Wiehle Avenue dedlicate right-of-way
sufficient, in conjunction with the right-of-way
to be dedicated from the property to the south,
for a right-of-way totalling 90 feet in wildth.
Dedicate additional right-of-way at the Dranesville
Road/Wiehle Avenue 1intersection to accommodate
a high level channelized design, viz, a free-flow
right-turn lane.

¢ provide reverse frontage for all lots along
Dranesville Road and proposed Wiehle Avenue.

© 1In the subdivision plat for this property, provide ags feasible

for items 1 through 7 of the Design Conslderations
section of this report.

© Dedicate open space and provide recreation facillitles
and trails as recommended in the Parks section of

this report.




77-D=-025

It should be noted that it is not the intent of the
staff to recommend that the Board, in adopting any of the
referenced proffers, relleve the appllicant from compliance

with the provislons of any applicable ordlnances, regulations
or adopted standards.

10



- Appendix 1
STATEMENT OF JUSTIFICATION FOR REZONING
From RE-1 to R-12.5 on Tax Map 1l1-1,
Parcel ((1)) Dranesville Magisterial

District, 216 acres more or less

The subject parcel is located on the easterly side of
Dranesville Road, State Route 228, approximately 100 feet
south of the entrance to Hiddenbrook Estates. The

applicant requests that the parcel be rezoned from its
current RE-1 classification to the R-12.5 classification.

The property 1s located in the Area III Plan which recommends
dengities at 2-3 unites per acre and 1-2 units per acre.

Since the adoption of the Area III Plan, all of the property
adjoining the entire southerly line of the captioned property
has been rezoned to the R-12.5 classification. In addition
thereto, the property adjoining the northerly line of the
subject property has been rezoned to the R-12.5 rezoning
clasgification. The property lying on the westerly side

of the captioned property (Hiddenbrock Estates) is zoned
R-12.5.

The Public Facilities Plan for Fairfax County has been
amended to authorize a watar treatment facility at the
northeast portion of the property and the Falrfax County
Water Authority has recently acquired title to the said
northeasterly portion containing approximately 49.5 acres.

Based upon the Area III Plan,the rezoning on three sides

of the captioned parcel to R-12.5 and the impact of the
public facility use at the easterly portion of the property,
the avallability of services and the location of the site,
it is submitted that the captioned parcel should be rezoned
to the R-12.5 zoning classification. The owner will submit
a development plan showing the character development pro-

- posed prior to a hearing on this application.




Capacity and Level of Service Appendix 2

The capacity of a given section of roadway may be defined as the maximum number af vehicles
which have o reasanable expectation of passing over that section during o given time pariod

under prevailing roadway ond troffic conditions. Traffic aperatian is normally charocterized

by ths term "lovel of service” which describes the relative fraadom of movemsnt drivers experience
under prevalling roadway ond traffic conditions. Level of service measures range from A (free
flow, little or no restrictions) ta E (capaclty), with intermediate levels describing corresponding
oparating conditlons. Level of service F Is o term used to describs stop-aund-go, forced flow
condltions which may occur In the traffic stream as a result of cantinued increases in troffic valune
bqrond capacity. More detalled definitions of levels of service are set forth in the chatt on the

following page.

Caution should bs used In the application af capocity and level of servica data 0s @ major criteria
in determining the acceptability of an individual rezaning application because of the coarsaness
of detail of the analysis and the absencs of o County standord by whlch fo evoluote the results.

Capacity con be camputed ot a fine lave! of detail far analyzing the uffuch of traffic engineering
improvements. Such calculations Invalve measurements of lane width, cycle time, tuming move~
ments, and other varigbles. Obviously, it Is improctical ta undertake this exarcise for- every re~
zoning applicotion. The data reported herein, therefore, represent generalized upprommhons
used for plonning purposes which moy nat prove exact ot a specific locuhon.

However, even if g thorough analysis of service levels were available for any given location, the
application of this dota ta determine the acceptobility of o given rezoning application would be
most difficuit. Usualiy, level of service D is accepted far peak-hour design In urban areas, and
level C in rural areas. However, it must be emphasized that the adopted Fairfox Countywide
Transpartation Plan does not achiave this level of operation because of its follure to accommodat.e
the projected auta trips generated by additional development in Loudoun, Prince Williom and :
western Faitfox Counties. Previous estimates by staff of the implications of providing such focilities -
indicated that every major radial highway In Fairfax County leading ta the central drea of the :
region would need to be substantially widened in order to meet this need. Since fiscal constroints
and public sentiment preciude the adoption of such facilities on the plan, it is occurate to state
that the future peak-hour level of service wili be F on mojar radial highways at the Beltway and
E on majar rodial highways in the westem part of the County. These circumstances considerably -
complicate the evaluation of an access or circulation scheme which is based entirely on o shict
applicotion of capacity and lavel of service. Nevertheless, the County and State both attempt
-+g devise circulation and access plans whlch da not result in excenlve congestion at uny particular

L
iocation.

[ ]




Rural Conditions

ervice Level  Urbon Conditiol.. - Signalized Arterials

A Relatively free flow. Speeds controlied Free flow. Speeds limited only by
chiefly by signal progressions and regula- the posted speed limits, driver desires
tory speed limits. Minimum deloy and ond physical roodway conditions; little
congestion, free mid-block operation. or na restriction in maneuverability be-

cause of the presence of other vehicles.

B Stable flow, dalays not unreasonable.  Stoble flow. Operating speeds beginning
Average overall speeds may drop due to to be restricted somewhat by traffic con-
intersection delay and intervehiculor ditians. Driven stil] have reasoriable
conflicts, with signals occasionally fully freedom to select speed of operation,

. logded, '

C Stable flow with significant but accept- Stoble flow. Speed and mneuvamblhfy
oble delay. Averoge speeds drop to below more restricted by the presence of other
80% of free flow speeds. Frequency and vehicles; freedom to select speed or to
duration of loaded signal cycles reaches pass restricted. Relatively ulisfcciury
what is considered o reasonuble limlt by operation still obtained. ,
most drivers.

D Approaching unstuble flow with tolercble Approaching unstoble flow. Tolercble
delays. Deloys ot critical locations,such operating conditions for short perieds of
as crossings of other arterials, moy become time, fluctuations in volumes ond tempor
extensive, with some vehicles occasionally restrictions may cause substantial drop in
walting two or more signal cycla to pass operating speeds. Little freedom to mane
through the intersection. ver; comfort and convenience are low.

E Volumes ot capacity; congestion and intoler- Copacity ~ Lower operating speeds than
able delay. ‘Continuous backup occurs on the level D with volumes at or .near copacity
approaches to most intersections, with traffic of the highway. Flow is unstable and
flows determined by the maximum discharge there may be momentary stoppages.
rates at each intersection. Trofflc seeking '
to enter or cross from drivewoys or minor
streets can’,enter only when traffic is stopped
upstream at o signal, and even then the man- .

suver may be difficult.

F - Farced flow; jommed. Flow intermuptions Forced flow. Speeds low ond varioble,

volumes below cupacity. These condiifen
usually result from downstream restrictions
downstream section. As downstream sections ond are charocterized by backed vz qu.ut
cannot accommodate the vehicles discharged of vehicles. Stoppages may oceur for ion
bya signal, vehicular backups from.one signal  periods of time. Speed and volume can d
extend back through on upstream signalized to zero.

intersection,

are regularly induced ot troffic signals,
which in tum meter the troffic to the naxt




Geologic Impacts:

Coastal Plain Province
regional aquifer recharge
slippage clays
sand and gravel resources

Piedmont Province
localized ground water
shallow bedrock

Triassic Province
localized ground water (limited)
shallow bedroeck -
crushed stone resources

Topography Restraints:
Severe slopes
Irregular configuration likely to
require extensive cut and fill

Hydrology Impacts: Sugarland Run Watershed
Critical watershed location
High quality watershed
Onsite wdater feature assets
8treams, ponds, floodplains
Pro rata share requirements

Necegsity for onsite storm water control .

So1l Concerns: Roxton, Montalto, Iredell-Mecklenburg
Slippage (marine) clays present
Poor construction rating
Severe erosion hazard

Vegetation, Wildlife and Open Space Impacts:
Extensive high qQuality vegetation and/

or habitat ~ good habitat, high qualulE egetation in nortI}Fm

Environmental Quality Corridor {(EQ
components Sugarland Run EQC

Citizen ldentified Environmental Re-
sources (CIER) '

Ambient Noilse:
Adverse highway impact on residential use
Adverse airport impact on residential use

Adverse railroad impact on residential use

Alr Quality Impacts
Potential violation of standards
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Geologic Impacts:

Coastal Plain Province
regional aquifer recharge
slippage clays
sand and gravel resources

Piedmont Province _
localized ground water
shallow bedrock

Triasslic Province
localized ground water (limited)
shallow bedrock
erushed stone resources

Topography Restraints:
Severe slopes
Irregular configuration likely to
require extensive cut and filil

Hydro logy Impaets: Sugarland Run Watershed
Critical watershed location
High quality watershed
Onsite water leature assets
streams, ponds, floodplains
Pro rata share requlirements

Necessity for onsite storm water control .

S01l Concerns: Ruxton, Montalto, ImdeII-MackIenburg
Slippage (marine) clays present
Poor construction rating
Severe erosion hazard

Vegetatioﬁ, Wildlife and Open Space Impacts:
Extensive high quality vegetation and/

Appendix 3
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Environmental Quality Corridor (
components Sugarland Run EQC

Citizen Identified Environmental Re—
sources (CIEH)

Amblent Nolse:
Adverse highway impact on residential use
Adverse airport impact on residential usz
Adverse rallroad impact on residential use

Air Quality Impacts
Potential violation of standards
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Rezoning Application -  77-D-025
Dranesville Estates
Raquested Zoning - R=12.5
Curvent Zoning ~ RE-1
This 78.9 acres site is a portion of a larger tract that encompasses much of the
Sugarfand Run = Folly Lick Branch confluence and flood plain system, This locale:
has been id_anfiﬁed as an Environlhanh:l‘ Qualiry Corridor (EQC). The Sugarland Run
watershed is a high quallty watershed that flows across the Loudon County = Fairfax
~ County border during its course to the Potomac River. It enters the Potomac up
river from the major metropolitan area water intakes. It Is, therefors, essential to
maintain the existing high quality water conditions of Sugarland Run. 'I'hrough proper
storm water management techniques water quality can be malntdined.
Folly Lick Branch dissects this site into two separate sections accessible by two
different access points, Stuart Road and bmnewil le Road. Design comsiderations
- should take into account the Columbia Gas pipeline easement,which transverses the
parcel In an east to west direction,and the extensive floodplain odiﬁceht to Folly
Lick Branch and Sugarland Run. The smaller western tract (78.9 acres) will be uddreaed
in this report. o
The following is an environmental inventory and analysis of site specific information.

Geology

This area is situated in the Triassic province just west of the Trlassic Piedmont inter~
face and [les across the metamorphic diabase and surrounding baked zone. The diabase
is an intrusive dike, a hard, dense, dark grey to black mesalc of feldspar and pyroxene .
It weathers to a clay rich soll . Sumrounding the diabase is a baked zone where the
Triassic hndstones and slitsiones received tremendous amounts of heat during the dlabase
intrusion. The sandstones and siltstones became fractured in blocky, angular and
subangular fragments which provides a limited degree of aquifer recharge. To where -
the recharge goes is not known as the sedimentary beds are fractured and dip ina
multitude of directions.

The depth to bedrock varies. Generally, bedrock depth over the diabase ranges up
to ten feet. The soils may be deeper where the higher nodes on uplands occur.




Topography
Slopes in the area range from 0-2% in the floodplains ta 18% on the valley slopes.

Irregular tapography is usually associated with the diabase intrusions as is evident

here. Stream erosion is the dominant land forming factor leaving wida, extensive
floodplains, erosional remnants and moderate ta steep valley slopes. The steepest
slape exists on the western edge of Sugorland Run at the southernmost border af the

site. Davelapmental restrictions should be placed upon this area due ta the

eroston potential, clese proximity af Sugariand Run and the steep slopes. The remaindar
of the site les in rolling topography.

Hydrology
. nventary

The Sugarland Run Watershed is considered a watershed of high quality. The Sugar-
land Run stream vailey has been designated an Environmental Quality Comridor (EQC)
meaning the floodplain falls into an interlocking system of stream valieys designéd to
provide vagetative barriers, wildlife habitats, trails (where applicable) and common
open space = EQC's are reservéd for public use.

Dranesville Estates lies in a critical watershed location because it is adjacent to the
canfluence of Sugariand Run and Folly Lick Branch, Small streams drain the property |
directly to these streams with no filtering or dissipating time between the property and
the main stems. For this reason, water quality is of utmast importance as it leaves

the site,

Stormwater Monaggmenr

Stormwater retantion structures and/or other starm water management practices are
necessary in order to maintain pre-davelopment runoff levels. Downspout gravel |
infiltration ditches, gravel intercaptors, swamp filtration zanes and natural vegatafion
filter strips are some available techniques usaful for non=point source pollution and

stormwa ter management control .

Soils

The soil types at this location are g direct result of the diabase which has weathered

into a clay-rich overburden. Generally, shallow scils with a moderate ta high shrink=swell




capacity are local'ed on the uplands. Slape soils contain varymg degrees of shrinkage
swelling characfenshcs and are more erosive than the upland soils. Swale soils
located in the floodplain are susceptible to periodic flooding. .

Iredell~Mecklenburg silt loam and Montalto stoney silt loam -dre shrink=swe ! solls
located in the uplands. All footings should be placed on the hard diabase bedrock in
order to limit the possible shrinkage-swelling damage , otherwise, voids are left under foun-
dations when the soils dry out and shrink, causing settling and hence splitting, cracking or
warping of the foundation. In many cases, blasting may be necessary to secure footings -
for houses and utilities mqufring a substantial devélopmentul cost increase. Water
seepage into basements may occur as the underlying diabase is very hard and impermedble
causing water to run horizontally with the dip and strike. The danger of land slippage
is minimal due to the relative flatness of the topography and cohesiveness of the soils.

Rawland silt loam and Manassas silt loam lie in the floodplain areas and are susceptible
to periodic flooding. They are of alluvial origin and contain eriablé'quahﬁﬂes“of'
sands, silts, cobbles and pebbles. This area is best left for recreational uses such as
trails, picnic areas or ballfields. .

Slope sofls are located on slopes af 2 ta 25%. The erosion potential far these soils
range from nane (Rocky Land) to severe (lredell ~Mecklenburg, Montdlts, Legore and
Glenelg) depending upon thelr slope, texture and particle content. Exireme care should
be taken to prevent slope erosion, particularly on cut or fill areas, by the employment

of erasion and sediment conirol techniques.

Vegelation/Wildlife

Present vegetation suggests the major upland portion of this site was an open field,

Existing vegetation consists of low lying ground cover and shrubbery such as wild
strawberry, ivy, briars, goldenrod, thistle and a maze of vines which form a thick
ground cover mat. Interspersed throughout the site are eastern red cedar trees averag-
ing eight to ten feet in height. They are characteristic of the Piedmont and in the
southeast portion of the site provide a unique and satisfying amenity,

Large clumps of softwood trees (sumac, smali tulip trees) surround very dominant

24-36" d.b.h. white and red oaks which satlsfy every habitat need for small mammals



and birds. These areas should be preserved to serve the wildlife community as well
as maintain a monarch amenity to the development. Willow trees have tokel; root
in the small side slope swales where springs have developed and provide enough water
for their thirsty roots. It is quite unusual to observe willow trees on a side slépe.
Obviously, fHe water table is very shatlow in those locations,

The northeastern comer of the site supports large hardwood sPeciés in a wooded
location. Wherever possible, these trees should be rafqingd as future shade frees in
a residential neighborhooJ .

Ambient Noise | \

The major noise constraints placed upon this parcel will originate from the proposed
Wiehle Avenue and, fo o lesser extent, Dranesville Road. .

At this time, projections for the future use of Wiehle Avenue include approximately
10,000 vehicles per day with the majority being auto traffic as opposed to a hequ
truck volume, Occasional blosts from motorcylces and truck stacks appear to be the
main irritating problem. The proposed berm along Wiehle Avenue will protect resi=
dents from this problem as well as the more continuous byt lower level autamobile
noise.

The site is approximately 4.5 miles from the center of the major Dulles Airport
flight track. Although occaslonal aircraft fly over the site which might create dis-

comfort, it does not lie within the affected NEF 30 noise impact zone.

Air Quality |
Proper transportation circulation Is imperative for the maintenance of good air

quality. Immobilized traffic emits a high percentage of air pollutants which add to

the discomfort of hot, humid summer air. Of particul ar concern in this respect are

Co, 50, N02 and particulates which will not exceed the recommended standards.




Trails

Trails are proposed to follow Sugarland Run, Folly Lick Branch and Wiehle
Avenve. These efforts should be coordinated with the Depariment of Environmental

Management for proper trail design, alignment and construction.

Visval Concerns

The resistant diabase intrusion has retained a slightly higher altitude than the
surrounding land yeilding terrific panoramas in all directions. This is one major
advantage of this site which should be considered when completing the overall design.
Views to the east and west extend for approximately one mile while vlews north and

south may reach ten or more miles on a clear day.
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Albert J. Dwoskln, ™~ »pzomrsg arezoavzs: "~ Appendix k4

Truste
I, us € ¢ do hareby make oath of affirmation that I am an spplicant in Rezening Case umbu771D'025
which was flled dn _HLI] day of Sﬁpt. , 13 Z Z + and that to the bDest of oy knowledge and belief the f811GWIAG

information = true:

. (#) That the fallewing constitutas a listing of namwes and [ast known addresses of all appllcanta, title owners, eoOntract
purchasers, of lessses of the land desgribed in the application. and if any of tha foregoing is a trustes, wach beneficiary
having un intersst in such land, and all attormeyw, Teal astats brokers, and all agants who have acted on behalf of any of
the foregoing witi raspsot to the applicacion:

Yama Melaticnship

. . . . Addres
Dranesville Fairfax Limited Pagtne;;hip
10612 Warwick Avenue

Fairfax, Virqginia 22030

gee partnership list attached

A

(b) That the following canscitutes a listing of the shaxrseholders of all corporations of tha foregoing who own ten {18} per
ceht or more of any clase of stook issued by said corporation, and whare such corporatics has tea {19) or lass sharsholders,
a listing of all the shersholdars: :

u“’\lb ‘ R Address ;3 laticﬁ::hip

Dennis S, D'An i Vice~

Bryan A, Circosta P.Q, Box 811, Vienna. VA
(principals of A.J., Dwoskin & Co,., Ing, == QQEQ;QJ.EQQEEQIL

éc) "n::r_ the following comstitutss a listing of all partners, both genaral and limited, Lh any limited partnership of ths
oragoing: . .

Hame ) . ‘ Addzens Relatcionship
see_list attached

. That no member 0f tha Pairfax County Board of Supervisors or Planning Commission ¢wns or has any intersst [n the land ta be
resoasd or ha® any intareat in the outoome of the decision,

EACERT A3 FOLLOWS: ’ {If none, 20 Atata)

None

. That within the flva (5) years prior to the fillag of tiils application, no member of the Falrfax County Board of Supervisors
or Plannigg Commipsron Or any Samber of his imwediata househaid and family, elther directly nr by way of partnership in
which apy of them le » partnat, employes, ageat OY attoraay, or through a pertner of any of tham, or through a Coxposation
ia which any of them la an cfficar, director, smployes, agent of attornay or holds outstanding bonds ox shaxes of stock with
4 vaius Ln excess of fifcy dollars ($30), has or has had any business or finsnGiel eelationahip, other than any ordinary
dapositor oz customsr relationShip with or hy & raeail esstablishmatit, gpublic seility or bank, including any gift or donazien
having & valua of f£ifty dollaxs ($50) ¢z more with any of thass listed {n Par. 1 abova.

EXCEPT A8 FOLLOWE: {If nona, sc state)

None

WITNESS tha following signaturs this

gth day of September 77 yd

The above affldavii was subscribad and confi
19 ] 7 ., Ln the State of

My commtission expires:



GLOSSARY

This Glossary is presentsd to asslet cltizene in & better undaratanding of Staff Reperts; it should not ba con-
atruad as represanting lagal definitiona.

BUFFER ~ A strip of land eatabliched as a transition betwean distinet land uses. HMay contain natural ér plantad
sheubs, walls or fanaing, singly or in combination. .

CLUSTER - The "alternate dansity” provisions of ths Zaning Ordinance, which permjts smaller lots and pipestam
lats, if spegified open spacs is provided. Primary purposs ia to pruserva anvironmental fadturee such aw
streds valleys, steap slopes, prise woodlands, ate. . . ‘

COVENANT - A private legal restriction on the ues af land, recorded in the land records of the County.

DEVELGPHENT PLAN ~ Conosptual, Final, Gensralized. A Devalopmant Plan consists of graphic, taxtual or pietorial
information, ueudlly in combination, which shows the nature of develepment proposed for a parcel of land.
The Zoning Ordinancw contains specific {nstruetions on the content aof development plans, based upan ths pur-
poss Which they are tg eerve. gsneral, deVelopment plans contain such information as: topograpghy, loca-
tion of etrwets and trails, masgng by which utilities and storm drainage are to be provided, general lacazicn
and types of structures, cpen space, racreation faciiities, eta. A Conceotusl Developmant Plan is required -
to be submitted with an application far the POH op POC District; a ;mm_%ﬁlﬁmﬁ detailed
plan which ig “&“""" to be submitted to the Planning Cosmiseion aTter approval of a or PDC Distriet
and the related Conceptusl Puvelopwent Plani & Generalized Develcpment Plan is required co be submitteéd with
all residential, commercial and induwtrisl applicitions other than l’Dﬁ or FUC. -

DEDICATE - Transfar of property from privarte to public owmarship,

DENSITY - Number of dwelling units divided by the gross acreags being develepad (DU/AC}. Cansity Bon't_:i is an
increass in the denaity othervise allowed, and grantad under specifia provisiona &f che Zonifig Urdinance
whan developar provides excess open space, recrsation facilities, moderataly pricad hauwsing, ata.

DESIGN REVIEW ~ The Divisian of the Department of Envircnmental Management which reviewe all subdivision plats
and site plans for conformance with County polizies and requirements containad in the Zoning Ovdinance, the
Subdivision Control Ordinance, the Public Facilities Manual, the Bullding Code, etc, and for conformarice
with any proffared plane and/or aonditione. ‘

EASEMENT - A right given by the owner af land to ansther party for specific limited use of that land. For exam«
Ple, an owner may give or sel) susements to allow passegs uf publie utilities, accass to another preperty, ata.

OPEN SPACE - Tha total area of land and/er vater nat impraoved with a building, structure, strest, road or parkiag
ared, ur containing only wueh isprovemsants a8 ars complemsntary, necessary or appropriats to use and snjoy-
mant of the cpem area.

Common - All opan space designad and set aslde for yse by all or designated portions aof residents of a develap.
ment, and not dedicated as public lands (dedicated to s homsowners assoolation which then ewns and

naintaing the propavty). -
Pudicated - Open space which is conveysd ta 2 publio body for public uce.

Daveloped Racrestion - That portian af opan space, whether common oF dedicated, which is improved far
recreatian purpeses. ‘

PROFFLR ~ A Developmant plan and/or written conditlon, which, when offerad by an ownar and accwpted bI the Board
of Suparvisors, becoses a legally bindin} pact af the regulations of the zoning distrier pertaining to the
propsrty in question. Proffers, or proffered conditions, must be considarsd by the Planning Commidsion and
submitted by an owngr in writing prior to the Board of Supervisors public hearing on a rezoning -applicdtien,
and thereafter may be mgdified only by an applicetieon and heaving process siamilae to thet required of a
rezoning application. : .

FUBLIC FACILITIES MANUAL ~ The manual, adopted by tha Bcard of Suparvisors, which definas guidelines which govern

the design of thoes facgllitiea which musv be conatructad to sarve new davelgpment, Tha guidelines include
atreete, dralnage, sanitary sewara, srosian and sedisent control and tres proservation and planting.

SERVICE LEVEL - An estimats of the sffectivenesa with which a roadway carrias traffic, ususlly detfermined under
peak anticipatsd load conditions. s

SETBACX, REQUIRED -~ The disrtance from a lot Line or ather refearsncs peint, within which no structure may be locatic

SITE PLAN - A detailad plan, ta tcale, depicting development of a parcel of land and containing all informazion
raquired by the Zonlng Ovdinance. Site planw are required, in genaral, for all townhouss 4nd mulbi-family
residential developmanr and .for all commerelal and industrial davelopment. .

SUBDIVISION ORDINANCE - An ordinance regulating the division of land into smaller parcels and which, together uith
the Zoning Urdinance, definse required conditions lald dewn by the Board of Supervisars for the deeign, dadi-
cavion and [mprovemant of land. '

SUBDIVISION PLAT - A detailed drawing, te scala, daploting division of a parcel of land inte two or more lots and
containing enginesring considaerations and other infarmation required by the Subdivision Crdinancs. :

USE =« The 3pacific purposs for which a parce} af land or a building, is d-cimnd; arranged, intanded, occupiac ax
maintained,

Permitted - Uses spscifically permitted by the Zoning Ordinance Ragulacions of the Zoning Dinvzriar within
which the parcsl is located. Alde described a8 a Conforming lse.

Nan-Conforming ~ A usae which is not parmitted in the Zoning District in “hich the usa is located but is _
allowsd ta continue due to its existance prior to the effective datw of the Zoning Aegula-

tion(s) now governing.




USE ~ Continued.

Spocial Permlt ~ A use ¢ Ufied in the Zaning Ocdinance which n  hw authorizad by the Board of Zawing
Appeals or the Haard of Supsrvisors in specificu :oning discricts, upon a Findlng that
the use Will not be detrimental to the character and development of the ad)jacant Land and
will Be in harmony with the policies contained in the latgst adopted comprehensive plan for
the area in which the proposed use is to be located., A Speclui Pepmit L8 called a Spagici
Exsaption when granted by the Baard of Supervisors. .

Transitional - ?nun :hich provides a muderation of Intensity of use batwesn uase of hilhlr'ln'd lowarp
tanmity.

VARTANCE = A parmit which grants a property owner relief from certain provisions of the Zoning Owrdinance when,
because of the rlrticuhr phywical surroundinge. ahape or topograpnical conditien of the property, compli-
ance would reault In s partigular hardeship or practinal diffﬁul.tv which would deprive the owner of the
reascnable use of the land or building involved. Varjances may be grantsd by the Board of Zoning Appeals
after notification, advarciging, posating and seonduct of a public hwaring on the mattar in quastion.

YPD = Venlcle trips pep day (for example, the round trip to and from wark equalo twe VPD). Alse abT - Average
Onily Traffie, o

ENVIRONMENTAL TCRMS

ACOUSTICAL BERM - Usually a triangular-shaped sarthen stfucturs parslleling a highwa¥ nolse scurce and extsnd-
Ing up frﬂ:uth- slevation of the roadway & distance eufficlent to break the line of sight with vehiclas
on the racdway,

AQUIFLR - A permeable underground g-ol.o‘ié formation through which groundwatwr flows.
ANUTTER RECHARUE AREA ~ A place ulmn_ sucfaes runoff enters an squifar.

CHANNEL ENLARGEMENT « A devalopment-relatwd phenomsnon whereby the stream's bank full cepacity Is exceeded with
& greater {requsnoy than undar natural undevelgped conditions, resulting In bank and atresam bottom svowic:
Hydrology Literaturs sufgests that [lows producad by & storm event which oceurs onge in 1.5 yeeras are the
channel defining flows for thet 3tream.

COASTAL PLAIN GEOGRAPHIE PROVINCE - [n Fairfax County, it ia the yelatively flat soythesstsrn 1/4 of the County,
distingulashsd by low relief and a preponderancs of ssdimentasry vock3 and materials (sands, gravels, 3iles)
and a tendancy towarda poorly drainsd lnih-_ . : .

dB(A) - Abhreviation for a desibel or seasurw of ths nojse lavel plrculuu& by the ear in the A scale or range
Gf heet human Tesponds tG & Ralse saurce. )

DRAINAGE DIVIDE -~ The higheet ground betuesn two dilfurent vatershads or subsheda.

ENYIROWMENTAL LAND SUITABILITY - A refarencs te a land use lateneity ov density which should coaur on a site or
area becguse af {te apvironmental charsctsrigtics. |

CRODIBLE SOCLS ~ Solls susceptible to dimiaishing by wxpogurs t8 eisments such as wind or water.

FLOUDPLAIN ~ Land area, adjacent to 4 stream or other surface wetsrs, which may be oubmerged by flmoding;
usually the comparatively flat plajn within witieh a stream or riverbed meanders.

IMPERVIOUS SURFACE - A natural ¢v aan-sade surfice (roed, parking lot, rocf top, patis) which forces rainfall
te runafl rether than infiltrats.

MONTHORILLONITIC CLAY - A fine greined eareh material whoss proparcise cauze the clay to swell when wet and
snrink when doy. In addition, in Falrfax County these clays tend to slip or slump when thay Are exca-
vatad fiom alope wituations.

HEY - Noide Expasure Forwdast - A nolas deseription for airport hoiss sturces.

PERCENT SLOPE = Tha inclination of & landform surfacs from absulute horizontal; fermula ls vertical risw (feet)
aver horizantal distance (fawt) or Y/H,. .

PYEDHONT GEOGRAPHIC PROVINCE <~ The centeal portlon of the County, charscterizad by gently rolling toPography,
subetantial wtraam dissection, Veehaped stream vallay, an underlying metamorphie rock matrix (schiat,
gneiss, greenstons) and gensrally good beaping solle. . ,

PIES/CNVIRONMENT - Projsct Impact Evaluation - A systematic, comprehmnsive snvironmental raview procesas uged )
to id-nii!y and evalusts likely snvironmental lmpacts awtacidted wlth Lndlviduai project ar area plan
proposals.

SRRINE=SWELL RATE - The suscaptibility for a soil's volume tt change due %o loes aor gain in wai{sture content,
High shrink-ewsll soils can buckls roads and crack foundations.

SOIL BEARING CAPACITY - The ability of the soil to suppart a vertical load (maas) from foundations, roads, atc.

STREAM VALLEZY - Any stream and the lind extanding [rom either side of it to a line agtablished by the High
peint of the concave/convax topagraghy., as delineatsd on a zap adopted LY the Stream Yalley Board. for
purposes of stream valley acquisition, the five-criteria deflnition of strseam valleys contained in "4
Ramtudy of the Pohick Watepshed" (1969) will apply. The two pitimary criteria include all the land within
the 100-ysar floodplein and the area along the flaodpiain in slopws of LS parcent or more.

STORM WATER MANAGLHEXT - An emarging dart/sclence that abtespti to trest storm watsr cunofl 4t the sourcs and
3¢ 4 resourca. JStorm water Nandgement Qrograms Seek t0 witigate or abata quantity and quaelity impacts
typically amsoclated with developmant by the spscific des{gn of onsite avatemsm such ae Datention Devices
which slow doun runoff and ln some ceses improve quality, and Retenticn Systems, which hold back runef!.

TRIASSIC GEOGRAPHIC PROVINCE - The westsrn 1/4 of Fairfax County, cnavectarizad by brosd expansas of nearly
lavei topegraphy, wubtia ridge lines, a challow depth to sadimentary rocks which are locally intruded
by lgneaoua rocks and a tendency towarde solla with high enhrinkeevall progertiee.




	Page 1
	Page 2
	Page 3
	Page 4
	Page 5
	Page 6
	Page 7
	Page 8
	Page 9
	Page 10
	Page 11
	Page 12
	Page 13
	Page 14
	Page 15
	Page 16
	Page 17
	Page 18
	Page 19
	Page 20
	Page 21
	Page 22
	Page 23
	Page 24
	Page 25
	Page 26
	Page 27
	Page 28
	Page 29
	Page 30
	Page 31
	Page 32

