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February 19, 2014 
 
 

STAFF REPORT 
 

APPLICATIONS RZ/FDP 2012-MV-008 
WAIVER #1183-WPFM-010-1 

RESOURCE PROTECTION AREA 
ENCROACHMENT EXCEPTION #1183-WRPA-007-1 & 

WATER QUALITY IMPACT ASSESSMENT #1183-WQ-010-1 
 

MOUNT VERNON DISTRICT 
 

APPLICANT: The Alexander Company, Inc. 
 

PARCEL: 107-1 ((1)) 9 
 
ACREAGE: 78.89 Acres (including vacation/abandonment of 

right-of-way for White Spruce Way) 
 

EXISTING ZONING: R-C (Residential-Conservation District) 
 

PROPOSED ZONING: PDH-8 (Planned Development Housing –  
 Eight Dwelling Units per Acre) – 62.54 Acres 
 

 PDC (Planned Development Commercial) –  
 16.35 Acres 

 
DWELLING UNITS PER ACRE: 5.63 du/ac (62.54 acre PDH-8 District)  
 5.82 du/ac with Option 

 
FLOOR AREA RATIO (FAR): 0.15 (16.35 acre PDC District) 

 
OPEN SPACE: 35% (PDC District) 
 40% (PDH District) 
 
PLAN MAP: Alternative Uses 

 
William Mayland, AICP 

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


 

 

 

 

 

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). 

 

 

PROPOSAL: The area known as the Laurel Hill Adaptive Reuse 
Area that consists of the former penitentiary and 
reformatory for the District of Columbia Department of 
Corrections’ Lorton Prison is subject to a request to 
rezone 62.54 acres to the PDH-8 District for the 
development of 352 dwelling units and 28,000 square 
feet of non-residential uses with an option for 364 
dwelling units and 20,000 square feet of non-
residential uses and rezone 16.35 acres to the PDC 
District for the development of up to 110,000 square 
feet of office, retail and other commercial uses with an 
option for 48 multi-family residential units as part of the 
110,000 square foot development.   

 
                    

STAFF RECOMMENDATIONS: 
 

Staff recommends approval of RZ 2012-MV-008 and the associated Conceptual 
Development Plan (CDP), subject to the execution of proffers consistent with those 
contained in Appendix 1. 

 
Staff recommends approval of FDP 2012-MV-008, subject to the proposed Final 
Development Plan conditions contained in Appendix 2 and the Board of Supervisors 
approval of RZ 2012-MV-008 and the associated Conceptual Development Plan.  

 
Staff recommends approval of the following waivers and modifications.   

 
● Waiver #1183-WPFM-010-1 of Section 6-0303.8 of the Public Facilities 

Manual (PFM) to allow for an underground stormwater vault on a residential 
property subject to the conditions dated November 20, 2012 and contained in 
Attachment A of Appendix 19.  

 
● Resource Protection Area Encroachment  Exception #1183-WRPA-007-1 and 

Water Quality Impact Assessment #1183-WQ-010-1 subject to the conditions 
dated September 24, 2013 and contained in Appendix 20.  

 
● Modification of Section 13-303 for the transitional screening requirement and 

modification/waiver of Section 13-304 of the Zoning Ordinance for the barrier 
requirement between the uses on-site and adjacent single family detached 
and attached units to permit the transitional screening and barriers as shown 
on the CDP/FDP. 

 
● Waiver of Section 6-107 of the Zoning Ordinance requiring the 200 square 

foot privacy yard for single family attached units.   
 



 

 

 

 

 

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). 

 

 
● Modifcation of PFM 12-0510.4E (5) to permit trees to be located within four 

feet of a restrictive barrier.   
 
● Modification of the peripheral parking lot landscaping of Section 13-203 of the 

Zoning Ordinance to permit the landscaping depicted on the CDP/FDP.   
 
● Modification of Section 6-206 of the Zoning Ordinance to permit the gross 

floor area of residential uses in a PDC District to exceed 50 percent of the 
gross floor area of all principal uses in the development to permit up to 50,000 
square feet as residential uses and waiver to allow the gross floor area of 
secondary uses to exceed 25% of the gross floor area of all principal uses in 
the development.   

 
It should be noted that it is not the intent of the staff to recommend that the Board, in 
adopting any conditions, relieve the applicants/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards; and that, 
should this application be approved, such approval does not interfere with, abrogate 
or annul any easements, covenants, or other agreements between parties, as they 
may apply to the property subject to this application.  

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

 
For information, contact the Zoning Evaluation Division, Department of Planning and 
Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-
5505, (703) 324-1290 TTY 711 (Virginia Relay Center). 

 
 
 
O:\Bmayla\RZPCA\RZ 2012-MV-008 Laurel Hill\staff report assembly



D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D D

!
!
!
!
!
!
!
!
!
!
!
!
!
!
!

!
!

!!!!!

!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!!

!!!
!!!

!

!!

!
!
!
!
!
!
!
!
!
!
!
! !

!
!!

!!
!!

!
!!

!!
!!
!!!!!!!!!!!!!!!!!

!
!
!
!
!

!
!
!!

!

!!!

!
!
!
!
!
!
!
!
!

!!
!
!
!
!

!!!!
!

!
!
!
!
!
!

!

!
!
!

!!

!
!
!
!
!
!
!
!

!!!

!
!
!
!
!
!
!
!

!
!
!
!
!
!!

!
!
!
!
!
!
!
!
!

!
!
!

!
!
!
!
!
!
!

!

!!

!
!!

!
!

!!
!!!

!
!

!!!
!
!

!
!!

!
!
! !

!
!

!
!
!

!
!

!
!
!
!
!
!
!
!
!
!

!!

!!
!!
!
!!

!!
!

!
!

! !

!!

!!!

!!!
!
!

!!
!

!
!

!!!!!!

!
!!

!!
!
!!

!!

!
!
!
!
!
!
!
!
!
!
!
!

!
!!

!
!
!

!

!

!
!
!
!

!
!
!

!!
!

!

!!!!!

!!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!
!

!!
!
!
!

!!
!
!!!

!!!!!!!

!
!!!!!!!!!!!!!!!!!!!!!

!
!
!
!

!

!!
!

!
!!
!
!
!
!
!
!!

!!!!!!!!!!!!!!!!!!!

!
!!

!
!

!!
!!

!!
!!

!

!
!!

!

!
!

!
!
!

!!

!

!

!!!!!!!!!!!!!!!!!!
!!

!
!!

!!
!
!!

!

!
!
!
!
!
!
!
!
!

!
!!

((

(

(

((

((

((

((

(

(

(

((

((

(

((

(

((

((

(

(

((

(

(

(

((

((

(

(

(

((

(

((

(

((

((

((

((

((

(

((

(

(

((

F.P.L.

F.P.L.

F.P.L.

F.P.L.

F.P.L.

F.P.L.

F.P.L.

F.P.L.

F.P
.L.

F.P.L.

F.P
.L.

F.P
.L

.

C.E
.

S.D
.E .

C.E.

C.E.

C.E.

S.D.E.

S.D.E.

C.E.

C.E.

S.D.E.

C.E.

C.E.

S.D.E.

S.D.E.

S.D.E. C.E.

S.D.E.

C.E
.

S. D
.E.

C.
E.

C.E.

C.E.

C.E.

S.D.E.

S.D.E.

C.E.

S.D.E.

Ou
tle

t R
d.

C.E.

C.
E.

C.E.

S.D.E.

S.D.E.

C.E.

C.E.

C.E.

C.E.

C.E.

C.E.

S .D.E.

C.E.

SP
RI

NG
 H

ILL
 SE

NI
OR

 C
AM

PU
S

HILL

AT GUNSTON

11LAUREL CREST

HILL

17

CORNER

1

CR
ES

T
SPRING HILL CONDO

GABLES CONDO

CORNER

5

8

26

LAUREL

2

LAUREL HILL

SOUTH

8

12

LAUREL  H
ILL

LA
UR

EL
 R

IDG
E

7

GUNSTON

1

3

LAUREL

SEC. 1

LAUREL HILL

LAUREL CREST

L.B
. C

2

14
24

10

HILL

CR
OS

SIN
G

CORNER

4

SEC. 1

COURTS OF

LAUREL  HIGHLANDS

GUNSTON

8

1

HIGHLANDS GUNSTON

LAUREL

COURTS OF

SPRINGMAN

1

L.B. C

18

LA
UR

EL

CURTIS SUBD

6

Bay

Pe
riw

ink
le

Native

Rd.

St.

Way

Way

White

Singleleaf                   Ln.

Da
isy

Daisy

Ye
llo

w

Ct.

Dr.

Ct.

Cir.
Douglas

Dr.

Lorton Valley Rd.

Ayden  Ln.

Cir
.

Larkspur

Po
pp

y

Rd.

Sa
ng

er

Birch

Rd.

Rd
.

Pl.

Paper

Calla

Rd.

ling Way

Cumbria Valley

Hemlock

Dr.

Wa
y

Ln
.

Laurel

Snowy

Lau
rel

Orchid

Bates Rd.

Pl.

Co
rne

r

Heron

Leg
ion

Ta
ny

ar
d 

 Ln
.

Cockburn Ct.

Dr.

Plaskett

Birch

Ke
lfo

rd 
 C

t.

Dr.

Ln.

Rd
.

Way

Purple Lilac Cir.

Holly

Dr.

Av
en

ton
  C

t.

Derwent Valley C t.

Rose Way

Crossbrook Ct.

Gingerspice  Pl.

Yellow

Catbird

Silverbrook

Red Carnation Ct.

Sil
ve

rsh
ad

ow
  C

t.

Rd.

Wagener Ct.

Hill

Cardinal

Ln.

Phelps   Lake  C t.

Mountain

McCauley

Ct.

Furey

Birch

Halley Ct.

Peace

Laurel

Holly Violet

Rd.

Dr.

Rose

Rd.

Sander-

Way

Ct.

Fin
ne

ga
n

Tanyard   Ln.

Thwaite Howe Dr.

Pas ture

Dr
.

Ct.

Royal

Acheson  C
t.

Ca
lifo

rni
a

Egrit  Way

McCarty Rd.

Cros
s in

g

Crest

Wi
ld

Spruce

Birch

Silverbrook Rd.

Ln.

Furey

Dr.

Dr.

Sin
gle

lea
f

Gilroy

Bitt
erro

ot

De
er 

C r
os

s in
g

Sk iddaw Dr.

Furey

Laurel  Heights  Loop

Ln
.

Laurel Heights Loop

Lorton

Ct.

Ln.

Dr.

Lily

Laurel

Sunflower

Singleleaf Ln.

Sil
ve

rbr
oo

k R
d.

Gr
ee

n

Royal Te
rn Way

Ln.

Cross ing

Pl.

Dr
.

Royal

Gilroy

Galvin

Ca
rna

tio
n

Pin
ion

 Pl
.

Gu
ns

ton

Lorton

Du
ck

 H
aw

k W
ay

Paper

Pasqu
el

Fo
res

t L
n.

Crest

Newby

Cardinal Forest Ln.

Serenade    Dr.

Fleenor Ln.

Purvis

Forest

Thwaite Howe Dr.

Way

Ln.

Bridge Dr.

Laurel

Ln.

Pe
can

Way

Snapdragon

Lily

Fir

Usher

Cir.

White  Spruce  Way

American Mistletoe

Nativ
e

Cir.

Cardinal

Am
eric

an

Reiser

Rd.

Fa
sc

ina
tio

n

Purple Lilac Ct.

Dr .

Ridge

Ch
ero

ke
e

Pin
k

Tanyard   Ln.

Ct.

Laurel

McC arty  R d.

Pl.

Lor
ton

Robin Ln.

White

Douglas Fir Dr.

Ln.

Bay

Bluebird

Loop

Sil
ve

rbr
oo

k

Rose

Dr.

Crest

Paper Birch Dr.

Heights

Rd
.

Dr.

Robin

Purple Lilac Cir.

Mistletoe

St.

Hib
isc

us
 Ct

.

Stargazer   Lily   Ct.

Plaskett Ln.

Laurel

Vio
let

Cre
stBlu

e

Sweet

Rt
. 7

47

Rt. 600

Rt. 10430

Rt. 6
42

Rt. 791

Rt. 10429

Rt. 600

Rt. 600

Rt. 1931

Rt. 10416

5C

De
d. f

or 
Pu

blic
 St

ree
t

CENTER

LAUREL HILL ELEMENTARY SCHOOL

SEE (107-3)(1-19)

POOL

I-9
5

POOL

PO
OL

POOL

POOL

HIGH  SCHOOL

LORTON
ADMINISTRATIVE

POOL

POOL

SOUTH  COUNTY

POOL

212

151

42

83A

179
A

143

20

110

25

78

22

83

2

48

9

2A

11

160

102

A-M

25

9247A - 9259C

17
1

22

12

31

42

24

216

74

192

54

118
120

4

24

49

138

62

93

66

A1

92

3

23

34

26

82

8179

107

Q

7

49

6

195

9

122

148

86

71

6

88A
84

15

144

45

196

14

18C

17

32

49

115

105

J

105

88A

107

6

23

8211A - 8201A

123

148

85

9

126

58

61

129

2

17

74

18

159

50

34

37

46

29

67

87A

137

46

13

44

165

12

118

150

1

30

134

170

197

37

45

21

15
2

27

67

9

A

28

68

30

62

C

47

9

227A37

11

83

35

209

67

5

136

28

45

56

81

81

55

B

H

34

149

7

251

15
7

1

69

6

162

93

14

34

6

33

8161-

29

3

94

92

142

3

58

70

67

6

82

220

35
20

22

23

20
5

C1

26

55

16

60

54

249

162

32

49

17
2

208

164

47

90

33

74

90

42

20

O

113

100

217

98

35

171

160A

14

9

15
4

183

121

81
77

21

36A

53

185

206

16

24
4

32

116

23

15
5

179

57

170

150

39

18

73

85

179

46

183
A

91

60

28-22

72

55

107
24

45

88

67

58

8824
5

66

43

2

33

217

117
G

27

175
A

111 - 416 203

D

116

61

36

29-34

57

15
0

8

28

141

240

36

9230A-9242D

135

34

11

4

59

175

219

112

50

6

39

10

44

9278A - 9288D

65

111

14

9260A  -  66D

44

F

12

68

207

3A

99

A1

109

4

18

F

216

48

201

229

21

36

86A

49

48
-54

45-41

35

47

118

58

113

124

61

7

235

133

17

108

19

137

11

178

5A

9

88

8

58

50

91

30

167

19

5

169

31

40

29

194

A

6

72

18G

36

1

102

43

97

88

58A

37

7B

55

176

67

231

243

86
105

43

20

223

15
1

19

44

63

135

15

38

65

75A

35

C

79

190
A

111
 - 4

16

79

27

112

34

159

7

64

77
41

184
173

A

87

68

81
97

201

50

24

106

234

180
A

45

12

57

35

81
88

-

F

6

180

65

17
5

16

7

47

8

26

33

94

97

181

39

123

108

210

37 30

31

11

211

105

164

163

D1

122

149

77

B

62

77

65

18

C2

172

48

182

1

111 - 416

49

56

5

1

25

24

38

5

191
A

194

48

55
-64

28

B

56

77

70

41

121

77

35-31

52

15

53

F2

5C

254

73

145

204

34

126

133

171

19
9

70

163

27

1D

53

39

2

48

104

2

1E

127

15
4

139

9

207
9268A  -  9276D

22

66

121

17

83

40

188
A

3

96

116

7

63

56

85

108

10

21

A-M

8

235

51

166

96

25

138

81
59

-

176
A

12

4

3

143

46

24
6

179

218

77

109

171

125

19

94

75

20

3

62

46

9

38

17
3

9

27

132

65

85

51

8170

197

13

79

158

30

14

168

99

205

25

42

D

7

161

15

34A

52

13

189
A

15
22

32

25

25

132

96

247

193

17
0

140

156A

71

47

18
9

113

144

15

193

124

73

45

54A

169

22

174

90A

66

18

140

148

25

165

239

141

61

40

19

145

48

252

8199

4

10

154

30-26

81

125

63

233

65

85A

158

91

76

198

23

181

15

2

55

120

12

32

180

58

213

169

20

141

39

158

E

4

29

18

2

28

33

51

A

40

248

64
29

187

215

140

A-M

131

222

84

S

67

221
67

97

20
0

97

16
5

53

99

43

177

26

24

20
4

33

15

31

167

59

131

28

146

95

40

C

10
-1

23

106

38

51

165

39

1

23

53

22

80

84

2

142

8

B1

242

70

16

78

86

27

5

10

56

10

8171-

17A

31
1

54

8172-

92

232

69

28

27

59

52

56

236

4

25

8200A - 8210C

2

46

43

23

54

234

176

A

102

155

177

88

122

86

20

253

110

40-36

250

161

13

15

29
226

20
3

87

9

112 1

80

99

8180

33

103

93A

20

A-P

126

35

1A

12

11

72

14

147

160

154

87

82

26

37

119

15
1

90

63

111

119

145

41

A1

62

33

50

57

25-21

68

111 - 416

45

13

11

32

51

19

7

80

90

89

30

8

221

8200A - 8210C

160

139

147

50

38

B
24

128

3

32

38

166

51

B

36

199

153

19

G

A

17

A

223

187
A

60

72

D

24

43

192
A

101

32

41

8169

168

83

B

41

41

106

202

27

53A

66

83

96

41
13

97

14

46-50

22

19

8

11

C

30

76

42

76A

36

10

202 15

59

73

21

4

39

146

227

7

17

81

14

16
9

93

14

10

226

46

41

62

19

230

52

51

155

51

23

147

46

52

72

31

84A

14

183

44

136
238

69

2

125

78

92

76

8

26

224

17

173

3

1

228

89A

60

16

39

38

47

30

B

82
12

A-
82

22
C

188

35

166

40

92

57

59

24

2

42

28

21

233

49A

74
-65

8181-

25

27A

133

62A

115

40

42

20

8317

54

85

69

157A

29

75

98

182

82

P

95

9244A - 9258D

32

26

138

5B

74

26

128

34

38

3

146

123

214

18

16
6

I

99

31

108

E

22

47

55

9

52

60

29

12

174

8303

65

38

18

31

84

44

186

1 15
3

4

12

103

8189

37

62

130

15

195

231

157

21

64

147

15

64

156

42

16

137
109

17

20

5A

159A

151

30

127
129

4

71

224

104

18

12

182
A

75

146

47

200

66

50

63A

167

190

4

98

225

21 34

135

16A

C

65

D1

91

56

A-P

2

145

59

161A

95

76

114

8

132

13

54

14-8

34

44

57

61

103

127

177
A

16
4

82

225

79

16
3

16

82

79

71

191

63

10

1

89

80

7

64

13

101

16A

177

119

176

E

89

37

173

54

26

156

36

18A2

48A

5

11

114
100

68

215

84

6

48

170

55

16
7

39

29

43

40

8

23
2

150

C

26

52

15
6

15
3

196

3

6

2

3

5

37A

30

104

31

21

66

42

5

55

42

F

18

A

10

13

8236A - 8224D

61

25

168

47
-41

5

14

175

74

93

143

64

A-M

36

21

93

8327

178
A

236

60

51

206

39

48

95

69

94

230

60

70

17
4

8248A - 8238D

21

25

98

24

129

220

41

87

120

89

16
8

139

6A

58

66

71

162

40-35

11

5D

7

I1
91A

110

C

27

1

237

46
50

70A

86

152

40

81

28

100

33

52

E

1-7

69

22

184
A

35A

102

32

91

134

222

78 238

45

79

43

15
2

117

59

153

23

64

4

12

26

18F

124 237

35

33

74

27

149

90

130

208

161

38

78

157

142

111

101

68

15-21

104

8301

63

174
A

22

149

36

214

10

42

57

24

20

8

23

M

106

172

80

158A

49

G

148

181

13

61

185
A

40

33A

57A

64

56

98

53

101

89

50

31

75

53

11

19

117

16
2

75

100

E

43

16

16

8311

15
5

19
8

218

28A

130

186
A

8162-

107

N

5

180

28

2

178

172
A

B2

A-M

44

35

136 134

219

41

13

87

5

115

63

6

17

3

C1

92A

7

9290A - 9300D

114

103

73

8191-

19

152

29

144

57

20
-11

A

49

10
241

229

60

16

41

128

8

228A

61

59

181
A

78

178

37

131

159

8

C

2

6

E

5

2 2

E

C

2

1

14

C2

7

4

3

2

3

F

04

85

9024

63

8901

51

8898

83

66

54

67

8366

8176

17

41

67

9380

91
60

67

03

87

81
41

49

9288

03
89

19

04

91

8193

8263

25

68

72

82
13

89
60

14

8325

8901

8411

35

8161

9091

49

69

16

8225

87
01

32

63

64

26

98

8187

61

86
8274

8171

40

88
61

37

87

97

47

87
96

86

37

93
07

63

8814

9215

8918

8316

9245

8390

8438

06

8252

92
91

8100

31

72

82

82
32

- 8
21

0

8180

09

8327

8200

13

29

8211

88
69

8176

9080

98
50

8106

83
18

9244

62

59

911
8

68

42

59

24

8977

40

78

8151

60

36

92

91
43

93
06

64

74

8177

8972

96

33

70

8269

8216

9100

89
41

89

80

52

8210

9249

11

8240

8247

91
63

A-M

8212

11

88

93
18

8149

9101

13

66

9218

86

36
02

03

8217

8700

62

895
1

22

90
40

9100

56

38

9080

9084

44

11

8701

9268

35

8300

8241

20

91

87

61

05

10

86

87
39

14

84

55

9247

32

07

8400

62

92
18

06

8209

9062

8231

61

83

18

63

8202

05

14

64

91
40

55

53

8173

03

07

8174

91

63

8310 91
20

8140

82

8410

95

21

88
00

30

85

94

9084

8748

9230

8301

69

56

9068

26

65

91

89

9285

84

81
07

87

9020

A-M

37

9083

31

81
31

16

8142

91
08

93

34

15

57

8240

54

05

31

28

13

91
72

8245

8156

87
97

8188

25

9314

9199

81
45

45

71

8900

07

8941

27

46

05

78

34

9047

62

93

8179

94

8278

80

8207

8865

8425

10

8929

87

88
99

8226

89
18

91

32

8181

72

32

21

8139

91
73

52

32

A-M

07

83
26

8198

08

78

53

57

8197-

42

89
74

85

83

8183

73

48

91

36

64

57

88
70

8201

60

89
10

911
2

11

91
29

9266

8207

48

30

60

8210

76
74

35

8400

92

30

91
00

12

25

8159

9141

83

86

65

90

9124

8253

59

58

28

8181

61

42

60

09

9063

22

10

91
09

75

93 76

25

8164

68

911
1

89

71

09

8257

85

81
21

91
80

24

8193

85

9185

35

08

8099

61

76

8372

8200

95

63

51

07
8756

92

828368

8170

69

81
80

52

8380

70

86

91
51

06

8224

88
05

36

56

61

19

87

69-61

8197

77

94

45

08

89

07 81
20

62

23

80

27

70

8180

18

12

16

8165

93
00

91
83

22

81
97

89
79

28

02

8272

8899

91
61

8317

92

50

8971

82

8311

8251

55

76

9260

8981

67

78

83
01

62

8200

16

61

46

88
08

59

8920

37

8861

92

30

8269

91
44

9225

89
42

82
30

57

8262

8901

92

13

83

22

38

8301

87

13

9250

8198

81
77

73

05

30

8915

8171

88

53

89
56

12

8141

8148

51

15

8265

14

9200

22

91
28

22

92

27

8185

04

90

64

12

02

20

39

9267
47

04

8401

62

8411

61

47

899
9

39

8251

89
15

96

53

8150

8328

02

34

33

9321

8174

65

8158

64

9262

9290

9298

9088

92

08

48

8970

80

89

85
91

51

17

48

82

38

8501

8151

33

58

22

70

88
70

68

8264

8994

91
06

27

27

42

65

32

82

06

83
19

8205

77

17

8203

43

9221

91
68

8288

15

12

34

90

11

67

18

88

89
55

45

87
95

95

33

36

8789

8755

89
47

66

35

81
30

09

95

8321

50

8318

67

49

94

96

12

8915

8435

63

8150

8168

911
0

8314

8945

96

8912

39

42

8155

38

96

8407

41

92
11

88

93

8788

8390

8248

58

8900

57

81
83

9300

60

10

8261

8200

44

26

97

74

75

9258

9109

8875

38

8172

91
50

58

8189

89
40

8235

9131

46

91
71

8980

9279

8206

92

64

25

89

89
36

8199

28

9063

81
70

8399

8300

8914

18

03

37

87

8298

11

34

91
42

81

90

91
37

23

44

8289

8757

65

76

8406

81

46

57

8398

9062

40

58

23

8290

63

39

30

71

29

90

8219

91

83
00

8328

44

8302

09
49

38

8320

A-M

71

9202

58

12

91
32

34

93

8211

66

78

8208

91
93

44

87

81
35

8932

88
86

29

94

29

9092

04

8411

8188

8205

32

89
46

9093

8198

9192

8793

92
00

36

08

84

03

8430

54

82
01

8884

55

8189

89
17

40

03

8166

8906

9207

9046

56

8207

8258

8946

8186

8940

8130

91
32

8143
93

01

86

61

8901

53

9203

8313

11

8418

46

26

92

8409

8139

12

8146
8262

50

84

93
11

30

04

05

95

8200

34

25

34

21

97

8391

8162

8319

38

9278

61

8201

9081

62

9093

8301

85

81
99

06

65

55

94

62

57

8251

8749

31

07

26

9098

90
58

64

97

13

54

69

64

9081

63

88
60

84

09

30

31

8215

91
60

8199

29

09

60

8101

8925

20

79

81

8170

91
21

8140

20 8094

92
01

96

66

8310

03

8922

8160

32

8143

70

8234

9050

02

59

68

81

68

8148

59

61

9276

8243

89
14

60

8401

88
91 8932

39

27

8101

8226

8210

9074

41

82
12

24

895
0

27

24

68

9150

8900

89
80

911
2

8171

9310

10

81
85

8764

8252

88

14

34

58

14

65

88
62

16

71

9097

15

36

8266

14

91
04

16

69
90

82
38

9101

73

75

66

88
68

8263

87
36

8933

08

8879

9272

91
01

9098

8911

79

95

81
24

91
25

80

38

83
14

8109

11

8153

9059

83

91
59

8190

81

8145

8201

8178

88
98

24

87
02

8419

811
3

73

51
92

63

A-M

36

94

9400

33

82

56

66

36

91
39

8268

48

91
72

85

80

81
59

9099

9220

8200

89
69

66
69

36

88

8911

76

88
06

92
13

8231

8228

57

43

03

59

15

8232

70

8191

9259

71 60

Giles Run

Giles

Run

For PDC

For PDH-8

79-V-122
02-MV-046*

B-208

(9.51 D/U)

(5.89 D/U)

90-V-059*

00-MV-019*

1488

01-MV-057

B-352

B-119

(19.92 D/U)

01-MV-025*

12-MV-008

12-MV-008

(4.88 D/U)

772

00-MV-019*

74-4-122

528

92-V-019

01-MV-025*

B-208

A-762

79-V-122

(17.2 D/U)

B-830

(2.30 D/U)

(9.51 D/U)

94-V-047

00-MV-045*

02-MV-040*

C-576*

B-208

09-MV-023*

99-MV-053*

74-4-122

05-MV-029*

95-V-046*

C-20176-L-038*

94-V-048*

R-1

R-20

PDH-12

R-1

R-20

R-1

R-20

PDH-4

PDH-12

PDH-8

R-20

PDH-5

PDH-4

R-C

C-3

I-6

C-8

C-8

C-5

C-5

0 100200300400500 Feet

Rezoning Application
RZ   2012-MV-008

Final Development Plan
FDP  2012-MV-008

Applicant: THE ALEXANDER COMPANY, INC.
Accepted: 04/06/2012
Proposed: MIXED USE
Area: 78.89 AC OF LAND; DISTRICT - MOUNT VERNON

Zoning Dist Sect:
Located: WEST SIDE OF SILVERBROOK ROAD SOUTH OF

ITS INTERSECTION WITH WHITE SPRUCE WAY
Zoning: FROM R-  C TO PDC, FROM R-  C TO PDH- 8

Overlay Dist:
Map Ref Num: 107-1- /01/  /0009   /01/  /0009

White Spruce Way right-of-way

Applicant: THE ALEXANDER COMPANY, INC.
Accepted: 04/06/2012
Proposed: MIXED USE
Area: 78.89 AC OF LAND; DISTRICT - MOUNT VERNON

Zoning Dist Sect:
Located: WEST SIDE OF SILVERBROOK ROAD SOUTH OF

ITS INTERSECTION WITH WHITE SPRUCE WAY
Zoning: PDH- 8
Overlay Dist:
Map Ref Num: 107-1- /01/  /0009   /01/  /0009

White Spruce Way right-of-way

Silverbrook Rd

White Spruce Way

Laurel Crest Dr

Pink Carnation Ct

Lorton Rd
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MOUNT  VERNON   -   FAIRFAX COUNTY, VIRGINIA
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BUILDING # STATUS
NUMBER

OF
STORIES

HISTORIC USE PROPOSED USE

R-02 CONTRIBUTING 1 GYMNASIUM MULTI-FAMILY RESIDENTIAL
R-03 CONTRIBUTING 2 DENTAL FACILITY / DORMITORY 24 MULTI-FAMILY RESIDENTIAL
R-04 CONTRIBUTING 1 DORMITORY #8 MULTI-FAMILY RESIDENTIAL
R-05 CONTRIBUTING 1 DORMITORY #9 MULTI-FAMILY RESIDENTIAL
R-06 CONTRIBUTING 1 DORMITORY #10 MULTI-FAMILY RESIDENTIAL
R-07 CONTRIBUTING 1 DORMITORY #11 MULTI-FAMILY RESIDENTIAL
R-08 CONTRIBUTING 1 DORMITORY #12 MULTI-FAMILY RESIDENTIAL
R-09 CONTRIBUTING 1 DORMITORY #13 MULTI-FAMILY RESIDENTIAL
R-10 CONTRIBUTING 1 DORMITORY #7 MULTI-FAMILY RESIDENTIAL
R-11 CONTRIBUTING 1 DORMITORY #6 MULTI-FAMILY RESIDENTIAL
R-12 CONTRIBUTING 1 DORMITORY #5 MULTI-FAMILY RESIDENTIAL
R-13 CONTRIBUTING 1 DORMITORY #4 MULTI-FAMILY RESIDENTIAL
R-14 CONTRIBUTING 1 DORMITORY #3 MULTI-FAMILY RESIDENTIAL
R-15 CONTRIBUTING 1 DORMITORY #2 MULTI-FAMILY RESIDENTIAL

R-16 CONTRIBUTING 1
OFFICER ASSEMBLY ROOM

(BATHHOUSE)
PORTION TO BE DEMOLISHED

PORTION TO REMAIN
R-17 CONTRIBUTING 1 & 2 CONTROL CELLS (CELL HOUSE) TO BE DEMOLISHED
R-18 CONTRIBUTING 1 DORMITORY #1 MULTI-FAMILY RESIDENTIAL
R-19 CONTRIBUTING 2 PROGRAMS BUILDING MULTI-FAMILY RESIDENTIAL
R-20 CONTRIBUTING 2 DORMITORY #19 / SHOP BUILDING MULTI-FAMILY RESIDENTIAL
R-21 CONTRIBUTING 1 DORMITORY #22 MULTI-FAMILY RESIDENTIAL
R-22 CONTRIBUTING 1 DORMITORY #23 (TAG SHOP) MULTI-FAMILY RESIDENTIAL
R-23 CONTRIBUTING 1 LAUNDRY ANNEX MULTI-FAMILY RESIDENTIAL
R-24 CONTRIBUTING 1 DORMITORY #14 MULTI-FAMILY RESIDENTIAL
R-25 CONTRIBUTING 1 DORMITORY #21 MULTI-FAMILY RESIDENTIAL

R-26 CONTRIBUTING 1
LINEN ISSUE     (SUPERINTENDENT'S

OFFICE) TO BE DEMOLISHED

R-27 CONTRIBUTING 1 & 2 DINING HALL & KITCHEN
MULTI-FAMILY RESIDENTIAL/

AMENITY SPACE
R-28 CONTRIBUTING 1 (OR 2) LAUNDRY MULTI-FAMILY RESIDENTIAL
R-29 CONTRIBUTING 1 EDUCATIONAL SERVICES (BAKERY) TO BE DEMOLISHED
R-30 CONTRIBUTING 3 & 4 STEAM HEATING PLANT TO BE DETERMINED
R-38 CONTRIBUTING 1 SHOPS BUILDING PREVIOUSLY DEMOLISHED

R-41 CONTRIBUTING 1
DORMITORY #20 (PSYCHOLOGY

BUILDING) TO BE DEMOLISHED
R-44 CONTRIBUTING 2 CHAPEL TO BE DETERMINED
R-67 CONTRIBUTING 2 ADMINISTRATION BUILDING MULTI-FAMILY RESIDENTIAL
R-68 NON-CONTRIBUTING 1 MAIL ROOM TO BE DEMOLISHED
R-75 CONTRIBUTING 1 ARMORED CAR GARAGE TO BE DEMOLISHED
R-76 CONTRIBUTING 1 STORAGE SHED PREVIOUSLY DEMOLISHED
R-77 NON-CONTRIBUTING 1 CHECK POINT ENTRY PREVIOUSLY DEMOLISHED
R-84 CONTRIBUTING 1 STORAGE -PROGRAM TO BE DEMOLISHED
R-85 CONTRIBUTING 1 PAINT SHOP MULTI-FAMILY RESIDENTIAL
R-86 CONTRIBUTING 2 SECURITY AND STORAGE TO REMAIN AS SITE FEATURE
R-89 NON-CONTRIBUTING 2 PROGRAM BUILDING PREVIOUSLY DEMOLISHED

RB-01 CONTRIBUTING 1 STORAGE TO REMAIN
RB-02 CONTRIBUTING 1 BRICK SHED #1 TO BE DEMOLISHED
RB-03 CONTRIBUTING 1 EQUIPMENT DISTRIBUTION TO BE DEMOLISHED

P-01 CONTRIBUTING 2 CELLBLOCK #1 RETAIL/OFFICE/COMMERCIAL
P-02 CONTRIBUTING 2 CELLBLOCK #2 RETAIL/OFFICE/COMMERCIAL
P-03 CONTRIBUTING 2 CELLBLOCK #3 RETAIL/OFFICE/COMMERCIAL
P-04 CONTRIBUTING 2 CELLBLOCK #4 RETAIL/OFFICE/COMMERCIAL
P-05 CONTRIBUTING 2 CELLBLOCK #5 RETAIL/OFFICE/COMMERCIAL
P-06 CONTRIBUTING 2 CELLBLOCK #6 RETAIL/OFFICE/COMMERCIAL
P-07 CONTRIBUTING 1 CONTROL CELLS TO REMAIN AS SITE FEATURE
P-12 CONTRIBUTING 2 DINNING AND KITCHEN RETAIL/OFFICE/COMMERCIAL
P-13 CONTRIBUTING 2 OFFICES MULTI-FAMILY RESIDENTIAL
P-14 CONTRIBUTING 2 OFFICES MULTI-FAMILY RESIDENTIAL
P-16 CONTRIBUTING 2 ATHLETIC BUILDING TO REMAIN AS SITE FEATURE

PB-01 NON-CONTRIBUTING 1 BRICK SHED #1 TO BE DEMOLISHED

H-41 CONTRIBUTING 1.5 LAUREL HILL HOUSE DISPOSITION NOT YET DETERMINED

R-54 CONTRIBUTING 3 TOWER #1 TO REMAIN AS SITE FEATURE
R-57 CONTRIBUTING N/A TOWER #4 TO REMAIN AS SITE FEATURE
R-61 CONTRIBUTING N/A TOWER #8 PREVIOUSLY DEMOLISHED
R-62 CONTRIBUTING N/A TOWER #9 TO REMAIN AS SITE FEATURE
R-63 CONTRIBUTING N/A TOWER #10 TO REMAIN AS SITE FEATURE
R-87 NON-CONTRIBUTING 1 SECURITY POST TO BE DEMOLISHED

RT-03 CONTRIBUTING N/A GRANDSTAND TO REMAIN AS SITE FEATURE
RT-05 NON-CONTRIBUTING 1 SECURITY POST DEPOSITION NOT YET DETERMINED
RT-10 NON-CONTRIBUTING N/A TOWER #9A PREVIOUSLY DEMOLISHED

P-08 CONTRIBUTING N/A TOWER #5 TO REMAIN AS SITE FEATURE
P-09 CONTRIBUTING N/A TOWER #6 TO REMAIN AS SITE FEATURE
P-10 CONTRIBUTING N/A TOWER #7 TO REMAIN AS SITE FEATURE

PT-01 CONTRIBUTING N/A PENITENTIARY WALL PARTIALLY DEMOLISHED
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PROPERTY LINE

PDC ZONE

COVER TYPE PRIMARY SPECIES
SUCCESSION
STAGE

CONDITION ACREAGE COMMENTS

OPEN FIELD N/A N/A N/A
±365,650 SF

±8.39 AC

UPLAND FOREST
RED MAPLE, WHITE OAK, RED OAK,

VA PINE, WHITE PINE, IRON WOOD

FAIR -

MODERATE

±53,054 SF
±1.22 AC

SOME INVASIVE VINES, TREES, AND UNDERBRUSH

DEVELOPED LAND
BUILDINGS, PARKING AREAS, WALKS,

ETC.

N/A N/A ±196,814 SF
±4.52 AC

MAINTAINED
GRASSLANDS

LANDSCAPED AREAS, ATHLETIC FIELD
N/A N/A ±76,870 SF

±1.76 AC

* COUNTY TRAIL FREE
STANDING TREES

N/A
FAIR -
MODERATE

±4,100 SF
±0.09 AC

TOTAL SITE
AREA:

±696,488 SF
±15.989 AC

PDH-8 ZONE

COVER TYPE PRIMARY SPECIES
SUCCESSION
STAGE

CONDITION ACREAGE COMMENTS

OPEN FIELD N/A N/A N/A
±878,544 SF ±20.17 AC

UPLAND FOREST
RED MAPLE, WHITE OAK, RED OAK,

VA PINE, WHITE PINE, IRON WOOD

FAIR -
MODERATE

±492,307 SF ±11.30 AC SOME INVASIVE VINES, TREES, AND UNDERBRUSH

EARLY SUCCESSIONAL
FOREST COMMUNITY

RED MAPLE, VA CEDAR, BLACK

LOCUST, ALANTHUS

FAIR -
MODERATE

±226,967 SF ±5.21 AC SOME INVASIVE VINES, TREES, AND UNDERBRUSH

DEVELOPED LAND
BUILDINGS, PARKING AREAS, WALKS,

ETC.

N/A N/A ±747,996 SF ±17.17 AC

MAINTAINED
GRASSLANDS

LANDSCAPED AREAS, ATHLETIC FIELD
N/A N/A ±323,327 SF ±7.42 AC SOME INVASIVE VINES, TREES, AND UNDERBRUSH

UPLAND FOREST AND
WETLANDS

N/A
N/A N/A ±52,082 SF ±1.20 AC SOME INVASIVE VINES, TREES, AND UNDERBRUSH

* COUNTY TRAIL FREE
STANDING TREES

N/A
FAIR -
MODERATE

±3,125 SF
±0.07 AC

TOTAL SITE
AREA:

±2,724,348 SF ±62.542 AC

* PER SECTION 12-1506.1A SEE SHEETS P-0403 - P-0409  FOR MORE DETAIL.

* PER SECTION 12-1506.1A SEE SHEETS P-0403, P-0404, AND P-0408 FOR MORE DETAIL.

LIMIT OF PDC ZONE

LIMIT OF DISTURBANCE

LIMIT OF RPA
(137,155 SF OF EXISTING
UPLAND FOREST LAND)

LIMIT OF RPA
(60,110 SF OF EXISTING
UPLAND FOREST LAND)

LIMIT OF RPA
(13,220 SF OF EXISTING
UPLAND FOREST LAND)
(3,475 SF OF EXISTING EARLY
SUCCESSIONAL FOREST LAND)

LIMIT OF EQC
(18,345 SF OF EXISTING
UPLAND FOREST LAND)



#1

#2
#3

#4

#5

#6

#7

#8

#9

#10

#11

#12

#13

#14

#15

#16

#17

#18

#19

#20

#21

#22

#23

#24

#25

#26

#27

#28

#29

#30

#31

#38
#39

#32

#33

#34

#35

#36

#42

#40

#41

#37

#43

#44

#45

#40

#46

#47

#48

#51

#52

#53

#54

#50

#49

#55

#56

#57

#58

#59

6

B6 7

F1

I6

14

2

A1

3

A5

4

7

B1

8

9

9

12

10 11

2

3

4

5

C1

2

3

4

5

6

7

C9

10

11

12

13

15

16

18

19

D1 2
3

4

5
6

7

4

F6

2 3
5

F21

7
8 9

23

25

22

24

2
G1

3
4 5

G6
G18

22

7

23

8

G24

9

25

10

26

G11

27

12

28

13

29

14

G30

15

G16

31

17

32

2

4

5

6

7

9

10

I1

2

3

4

5

7
98

10
12

11

15
17

16
18

19

A

I

13

8

14

C17

20

21

22

23

20

14 15 16 17

21

13

H11
12

13

21

20

19

34 35
36

G

10

F

11 12 13 14 15 16 17 18 19 20

F

8

9

10

11

12
11

10

B

33

8

13

E1

2

3

4

5

6

E6
7 8 9 10 11 12 13

15
14

E

16 17 18 19 21 22

14

6

B6 7

F1

I6

14

2

A1

3

A5

4

7

B1

8

9

9

12

10 11

2

3

4

5

C1

2

3

4

5

6

7

C9

10

11

12

13

15

16

18

19

D1 2
3

4

5
6

7

4

F6

2 3
5

F21

7
8 9

23

25

22

24

2
G1

3
4 5

G6
G18

22

7

23

8

G24

9

25

10

26

G11

27

12

28

13

29

14

G30

15

G16

31

17

32

2

4

5

6

7

9

10

I1

2

3

4

5

7
98

10
12

11

15
17

16
18

19

A

I

13

8

14

C17

20

21

22

23

20

14 15 16 17

21

13

H11
12

13

21

20

19

34 35
36

G

10

F

11 12 13 14 15 16 17 18 19 20

F

8

9

10

11

12
11

10

B

33

8

13

E1

2

3

4

5

6

E6
7 8 9 10 11 12 13

15
14

E

16 17 18 19 21 22

*
*

*

*

*

DESCRIPTIONS

TOT LOT Active uses that include play equipment for age group 2-5 or 5-12, and bench(es).

MINOR GREEN Passive use open space that includes turf grass balanced with trees, which tend to occur
on the perimeter of the space.

POCKET PARK Passive use open space that include bench(es) and sidewalk connected to the nearest
community sidewalk. Trees and understory plantings provide pedestrian level interest.

COURTYARD Passive use open space dominated by historic hardscape brick paving, and limited
hardscape elements.

INTERPRETIVE Passive use open space focused on historic site structure.
OPEN SPACE

ADAPTIVE REUSE Passive use open space, larger in area relative to all other site amenities. Space could
potentially be used for events such as movies, farmer's markets, music performances, 
etc. Space islargely defined by historic centralized spaces. Predominantly turf grass with
limited introduced (non-historic) sidewalks.

OPEN SPACE Existing County trail with minor realignments.
COUNTY TRAIL

Potential location of outdoor recreation space associated with potential adjacent use.

Potential shaded seating amenity.

NOTE: LOCATIONS TO BE MODIFIED AS NEEDED.
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PROPERTY LINE

LIMIT OF DISTURBANCE

ADAPTIVE REUSE OPEN SPACE:
QUAD APPROACH
TOTAL  AREA: ±16,739 SF

POCKET PARK #1
TOTAL  AREA: ±2,533 SF

TOT LOT #3
TOTAL  AREA: ±3,217 SF

POOL AREA
TOTAL AREA:   ±8,090 SF

ADAPTIVE REUSE OPEN SPACE:
SOUTH QUAD
TOTAL AREA:   ±84,033 SF

TOT LOT #2
TOTAL AREA:   ±3,860 SF

MINOR GREEN #1
TOTAL AREA:   ±2,925 SF

MINOR GREEN #3B
TOTAL AREA:   ±6,950 SF

INTERPRETIVE OPEN
SPACE #2
TOTAL AREA:   ±2,285 SF

MINOR GREEN #4
TOTAL AREA:   ±20,461 SF

POCKET PARK #2
TOTAL AREA:   ±3,363 SF
DESCRIPTION: BENCH

PROPERTY LINE

ADAPTIVE REUSE OPEN SPACE:
COMMUNITY GREEN
TOTAL  AREA: ±111,0688 SF

ADAPTIVE REUSE OPEN SPACE:
NORTH QUAD
TOTAL  AREA: ±42,257 SF

COUNTY TRAIL
TOTAL AREA:   ±120,556 SF

TOT LOT #1
TOTAL AREA:   ±16,712 SF

LIMIT OF PDC ZONE

COURTYARD #2
TOTAL AREA:   ±7,581 SF

COURTYARD #1
TOTAL AREA:   ±3,858 SF

MINOR GREEN #2
TOTAL AREA:   ±3,588 SF

MINOR GREEN #3A
TOTAL AREA:   ±3,826 SF

LIMIT OF DISTURBANCE

*
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PDH-8 TRANSITION SCREENING
TYPE 1 (645 LF)
REQUIRED:

1 MEDIUM EVERGREEN EVERY 5 LF

1 LARGE DECIDUOUS EVERY 15 LF

3 SHRUBS EVERY 10 LF

PROVIDED:

14 EVERGREENS @ 125 SF (1,750 SF)

33 EVERGREENS @ 75 SF (2,475 SF)

13 DECIDUOUS @ 200 SF (2,600 SF)

*30% OF TOTAL SHRUB REQUIREMENT TO BE INCLUDED AT

FINAL SITE PLAN

* SCREENING IS NOT MET SEE WAIVER LETTER SHEET P-0410

PDC TRANSITION SCREENING
TYPE 2 (645 LF)
REQUIRED:

1 LARGE EVERGREEN EVERY 10 LF

1 MEDIUM EVERGREEN EVERY 5 LF

1 LARGE DECIDUOUS EVERY 30 LF

3 SHRUBS EVERY 10 LF

PROVIDED:

6 EVERGREENS @ 125SF (750 SF)

20 EVERGREENS @ 75 SF (1,500 SF)

36 DECIDUOUS @ 200 SF (7,200 SF)

15,723 SF EXISTING

TREE CLUSTER @ 1.25 (19,654 SF)

*30% OF TOTAL SHRUB REQUIREMENT TO BE INCLUDED AT

FINAL SITE PLAN

*SCREENING IS NOT MET SEE WAIVER LETTER SHEET P-0410
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P-0401

PLAN

0.01

SECTION

PROPERTY LINE

LIMIT OF DISTURBANCE

LIMIT OF DISTURBANCE

PROPERTY LINE

LIMIT OF TREE PRESERVATION AREA

PROPERTY LINE

LIMIT OF PDC ZONE

LIMIT OF DISTURBANCE

POTENTIAL EXISTING TREE SAVE

EXISTING TREE TO REMAIN

PDC TRANSITION SCREENING
TYPE 2 (1435 LF)
REQUIRED:

1 LARGE EVERGREEN EVERY 10 LF

1 MEDIUM EVERGREEN EVERY 5 LF

1 LARGE DECIDUOUS EVERY 30 LF

3 SHRUBS EVERY 10 LF

PROVIDED:

27 EVERGREENS @ 125 SF (3,375 SF)

38 EVERGREENS @ 75 SF (2,850 SF)

12 DECIDUOUS @ 200 SF (2,400 SF)

*30% OF TOTAL SHRUB REQUIREMENT TO BE INCLUDED AT

FINAL SITE PLAN

*SCREENING IS NOT MET SEE WAIVER LETTER SHEET P-0410

89,100 SF DEDICATED ROW

NOTE: SITE FURNISHINGS TO BE
DETERMINED AT FINAL SITE PLAN

NOTE: SITE FURNISHINGS TO BE DETERMINED AT
FINAL SITE PLAN

KEY:
1" = 400'

SINGLE FAMILY
ATTACHED HOMES

PERIPHERAL PARKING LOT
LANDSCAPING AT PROPERTY LINE (120 LF)
REQUIRED:

1 TREE EVERY 50 LF

PROVIDED:

4 DECIDUOUS @ 200 SF (800 SF)

PERIPHERAL PARKING LOT
LANDSCAPING AT ROW (125 LF)
REQUIRED:

1 TREE EVERY 40 LF

PROVIDED:

4 DECIDUOUS @ 200 SF (800 SF)

LEGEND

* PROPOSED CATEGORY IV DECIDUOUS TREES
( 2" CALIPER SUGGESTED VARIETIES : RED OAK, WHITE

OAK, VALLEY FORGE ELM, WILLOW OAK, SCARLET OAK,

SYCAMORE)

PROPOSED CATEGORY III DECIDUOUS TREES
(2 12" -3" CALIPER, SUGGESTED VARIETIES:

YELLOWWOOD, THORNLESS HONEYLOCUST,

HACKBERRY, LITTLE LEAF LINDEN)

PROPOSED CATEGORY II TREES
(1" CALIPER, SUGGESTED VARIETIES: BLACK TUPELO,

DURA HEAT RIVER BIRCH, BALD CYPRESS, CAROLINA

SILVERBELL, SERVICEBERRY)

PROPOSED CATEGORY II/III EVERGREEN TREES
(1" CALIPER, SUGGESTED VARIETIES: AMERICAN HOLLY,

LACEBARK PINE, SOUTHERN MAGNOLIA, LOBLOLLY

PINE, WESTERN ARBORVITAE)

TREE PRESERVATION AREA
(COUNTED TOWARDS TREE COVER)

NOTES
- ALL PLANTINGS SHOWN ARE SCHEMATIC AND
PRELIMINARY IN NATURE. THEY ARE SUBJECT TO
ADJUSTMENT AT TIME OF SITE PLAN.
- ALL UNDERSTORY PLANTINGS TO BE
FINALIZED AT FINAL SITE PLAN.
-BIO BARRIER TO BE PROVIDED ON CURB SIDE
OF STREET TREES WHERE 6'-0" TREE LAWN IS
PROVIDED.
-PERCENTAGES OF TOTAL  SHRUB
REQUIREMENT DETERMINED BY MEAN AVERAGE
OF TREE CANOPY PROVIDED FOR
TRANSITIONAL SCREENING
-LANDSCAPE QUANTITIES AND DETAILS MAY BE
REVISED TO BE CONSISTENT WITH VDHR AND
NPS.
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PDH-8 SCREENING
TYPE 1 (534 LF)
REQUIRED:
1)  MIX OF LARGE DECIDUOUS TREES, LARGE AND MEDIUM
    EVERGREEN TREES TO ACHIEVE TEN YR. TREE CANOPY

    (75% OR GREATER)
2) 70% EVERGREEN TREES (NO MORE THAN 35% OF A

    SINGLE SPECIES)
3) PREDOMINATELY MED EVERGREEN SHRUBS, 3 EVERY 10 LF

PROVIDED:

12 DECIDUOUS @ 200 SF (2,400 SF)
13 DECIDUOUS @ 125 SF (1,625 SF)

                    13 EVERGREENS @ 125 SF (1,625 SF)

                    26 EVERGREENS @ 75 SF (900 SF)
122 SHRUBS

*30% OF TOTAL SHRUB REQUIREMENT TO BE INCLUDED AT FINAL SITE PLAN

*SCREENING NOT MET SEE WAIVER LETTER SHEET P-0410

*SCREEN WALL AT ALLEY TERMINUS. IMAGE FOR

ILLUSTRATIVE USE ONLY. SCREEN WALL SUBJECT

TO FUTURE CHANGES. +/- 5 TO 6 FEET IN HEIGHT.

SCREEN WALL

SCREEN WALL

SCREEN WALL

SCREEN WALL

SCREEN WALL
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PROPERTY LINE

LIMIT OF TREE PRESERVATION AREA
SEE SHEET P-0406 FOR SF

LIMIT OF PDC ZONE

PDC TRANSITION SCREENING
TYPE 2 (1435 LF)
REQUIRED:
1 LARGE EVERGREEN EVERY 10 LF
1 MEDIUM EVERGREEN EVERY 5 LF
1 LARGE DECIDUOUS EVERY 30 LF
3 SHRUBS EVERY 10 LF
PROVIDED:
27 EVERGREENS @ 125 SF (3,375 SF)
38 EVERGREENS @ 75 SF (2,850 SF)
12 DECIDUOUS @ 200 SF (2,400 SF)
*30% OF TOTAL SHRUB REQUIREMENT TO BE INCLUDED AT
FINAL SITE PLAN
* SCREENING IS NOT MET SEE WAIVER LETTER SHEET P-0410

LIMIT OF TREE PRESERVATION AREA
(1578 SF)

LIMIT OF TREE PRESERVATION AREA
(15,723 SF)

PDC TRANSITION SCREENING TYPE 2
(645 LF)
REQUIRED:
1 LARGE EVERGREEN EVERY 10 LF
1 MEDIUM EVERGREEN EVERY 5 LF
1 LARGE DECIDUOUS EVERY 30 LF
3 SHRUBS EVERY 10 LF
PROVIDED:
6 EVERGREENS @ 125 SF (750 SF)
20 EVERGREENS @ 75 SF (1,500 SF)
36 DECIDUOUS @ 200 SF (7,200 SF)
15,723 SF EXISTING
TREE CLUSTER @ 1.25 (19,654 SF)
*30% OF TOTAL SHRUB REQUIREMENT TO BE INCLUDED AT
FINAL SITE PLAN
* SCREENING IS NOT MET SEE WAIVER LETTER SHEET P-0410

LIMIT OF DISTURBANCE

PDH-8 TRANSITION SCREENING TYPE 1
(645 LF)
REQUIRED:
1 MEDIUM EVERGREEN EVERY 5 LF
1 LARGE DECIDUOUS EVERY 15 LF
3 SHRUBS EVERY 10 LF
PROVIDED:
14 EVERGREENS @ 125 SF (1,750 SF)
33 EVERGREENS @ 75 SF (2,475 SF)
13 DECIDUOUS @ 200 SF (2,600 SF)
*30% OF TOTAL SHRUB REQUIREMENT TO BE INCLUDED AT
FINAL SITE PLAN
* SCREENING IS NOT MET SEE WAIVER LETTER
SHEET P-0410

LEGEND

* PROPOSED CATEGORY IV DECIDUOUS TREES
( 2" CALIPER SUGGESTED VARIETIES : RED OAK, WHITE

OAK, VALLEY FORGE ELM, WILLOW OAK, SCARLET OAK,

SYCAMORE)

PROPOSED CATEGORY III DECIDUOUS TREES
(2 12" -3" CALIPER, SUGGESTED VARIETIES:

YELLOWWOOD, THORNLESS HONEYLOCUST,

HACKBERRY, LITTLE LEAF LINDEN)

PROPOSED CATEGORY II TREES
(1" CALIPER, SUGGESTED VARIETIES: BLACK TUPELO,

DURA HEAT RIVER BIRCH, BALD CYPRESS, CAROLINA

SILVERBELL, SERVICEBERRY)

PROPOSED CATEGORY II/III EVERGREEN TREES
(1" CALIPER, SUGGESTED VARIETIES: AMERICAN HOLLY,

LACEBARK PINE, SOUTHERN MAGNOLIA, LOBLOLLY

PINE, WESTERN ARBORVITAE)

TREE PRESERVATION AREA
(COUNTED TOWARDS TREE COVER)

NOTES
- ALL PLANTINGS SHOWN ARE SCHEMATIC AND
PRELIMINARY IN NATURE. THEY ARE SUBJECT TO
ADJUSTMENT AT TIME OF SITE PLAN.
- ALL UNDERSTORY PLANTINGS TO BE
FINALIZED AT FINAL SITE PLAN.
-BIO BARRIER TO BE PROVIDED ON CURB SIDE
OF STREET TREES WHERE 6'-0" TREE LAWN IS
PROVIDED.
-PERCENTAGES OF TOTAL  SHRUB
REQUIREMENT DETERMINED BY MEAN AVERAGE
OF TREE CANOPY PROVIDED FOR
TRANSITIONAL SCREENING
-LANDSCAPE QUANTITIES AND DETAILS MAY BE
REVISED TO BE CONSISTENT WITH VDHR AND
NPS.

SEE SHEET P-0406
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PROPERTY LINE

LIMIT OF TREE PRESERVATION AREA
SEE SHEET P-0406 FOR SF

LIMIT OF PDC ZONE

PDC TRANSITION SCREENING
TYPE 2 (1435 LF)
REQUIRED:
1 LARGE EVERGREEN EVERY 10 LF
1 MEDIUM EVERGREEN EVERY 5 LF
1 LARGE DECIDUOUS EVERY 30 LF
3 SHRUBS EVERY 10 LF
PROVIDED:
27 EVERGREENS @ 125 SF (3,375 SF)
38 EVERGREENS @ 75 SF (2,850 SF)
12 DECIDUOUS @ 200 SF (2,400 SF)
*30% OF TOTAL SHRUB REQUIREMENT TO BE
INCLUDED AT FINAL SITE PLAN
* SCREENING IS NOT MET SEE WAIVER LETTER
SHEET P-0410

LIMIT OF TREE PRESERVATION AREA
(1578 SF)

LIMIT OF TREE PRESERVATION AREA
(15,723 SF)

PDC TRANSITION SCREENING TYPE 2 (645 LF)
REQUIRED:
1 LARGE EVERGREEN EVERY 10 LF
1 MEDIUM EVERGREEN EVERY 5 LF
1 LARGE DECIDUOUS EVERY 30 LF
3 SHRUBS EVERY 10 LF
PROVIDED:
6 EVERGREENS @ 125 SF (750 SF)
20 EVERGREENS @ 75 SF (1,500 SF)
38 DECIDUOUS @ 200 SF (7,600 SF)
15,723 SF EXISTING
TREE CLUSTER @ 1.25 (19,654 SF)
*30% OF TOTAL SHRUB REQUIREMENT TO BE INCLUDED AT FINAL SITE PLA N
* SCREENING IS NOT MET SEE WAIVER LETTER SHEET P-0410

LIMIT OF DISTURBANCE

PDH-8 TRANSITION SCREENING TYPE 1 (645 LF)
REQUIRED:
1 MEDIUM EVERGREEN EVERY 5 LF
1 LARGE DECIDUOUS EVERY 15 LF
3 SHRUBS EVERY 10 LF
PROVIDED:
14 EVERGREENS @ 125 SF (1,750 SF)
33 EVERGREENS @ 75 SF (2,475 SF)
13 DECIDUOUS @ 200 SF (2,600 SF)
*30% OF TOTAL SHRUB REQUIREMENT TO BE INCLUDED AT FINAL SITE PLA N
* SCREENING IS NOT MET SEE WAIVER LETTER
SHEET P-0410

LIMIT OF EXISTING TREE CANOPY

LEGEND

* PROPOSED CATEGORY IV DECIDUOUS TREES
( 2" CALIPER SUGGESTED VARIETIES : RED OAK, WHITE

OAK, VALLEY FORGE ELM, WILLOW OAK, SCARLET OAK,

SYCAMORE)

PROPOSED CATEGORY III DECIDUOUS TREES
(2 12" -3" CALIPER, SUGGESTED VARIETIES:

YELLOWWOOD, THORNLESS HONEYLOCUST,

HACKBERRY, LITTLE LEAF LINDEN)

PROPOSED CATEGORY II TREES
(1" CALIPER, SUGGESTED VARIETIES: BLACK TUPELO,

DURA HEAT RIVER BIRCH, BALD CYPRESS, CAROLINA

SILVERBELL, SERVICEBERRY)

PROPOSED CATEGORY II/III EVERGREEN TREES
(1" CALIPER, SUGGESTED VARIETIES: AMERICAN HOLLY,

LACEBARK PINE, SOUTHERN MAGNOLIA, LOBLOLLY

PINE, WESTERN ARBORVITAE)

TREE PRESERVATION AREA
(COUNTED TOWARDS TREE COVER)

NOTES
- ALL PLANTINGS SHOWN ARE SCHEMATIC AND
PRELIMINARY IN NATURE. THEY ARE SUBJECT TO
ADJUSTMENT AT TIME OF SITE PLAN.
- ALL UNDERSTORY PLANTINGS TO BE
FINALIZED AT FINAL SITE PLAN.
-BIO BARRIER TO BE PROVIDED ON CURB SIDE
OF STREET TREES WHERE 6'-0" TREE LAWN IS
PROVIDED.
-PERCENTAGES OF TOTAL  SHRUB
REQUIREMENT DETERMINED BY MEAN AVERAGE
OF TREE CANOPY PROVIDED FOR
TRANSITIONAL SCREENING
-LANDSCAPE QUANTITIES AND DETAILS MAY BE
REVISED TO BE CONSISTENT WITH VDHR AND
NPS.
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LEGEND

* PROPOSED CATEGORY IV DECIDUOUS TREES
( 2" CALIPER SUGGESTED VARIETIES : RED OAK, WHITE

OAK, VALLEY FORGE ELM, WILLOW OAK, SCARLET OAK,

SYCAMORE)

PROPOSED CATEGORY III DECIDUOUS TREES
(2 12" -3" CALIPER, SUGGESTED VARIETIES:

YELLOWWOOD, THORNLESS HONEYLOCUST,

HACKBERRY, LITTLE LEAF LINDEN)

PROPOSED CATEGORY II TREES
(1" CALIPER, SUGGESTED VARIETIES: BLACK TUPELO,

DURA HEAT RIVER BIRCH, BALD CYPRESS, CAROLINA

SILVERBELL, SERVICEBERRY)

PROPOSED CATEGORY II/III EVERGREEN TREES
(1" CALIPER, SUGGESTED VARIETIES: AMERICAN HOLLY,

LACEBARK PINE, SOUTHERN MAGNOLIA, LOBLOLLY

PINE, WESTERN ARBORVITAE)

TREE PRESERVATION AREA
(COUNTED TOWARDS TREE COVER)

NOTES
- ALL PLANTINGS SHOWN ARE SCHEMATIC AND
PRELIMINARY IN NATURE. THEY ARE SUBJECT TO
ADJUSTMENT AT TIME OF SITE PLAN.
- ALL UNDERSTORY PLANTINGS TO BE
FINALIZED AT FINAL SITE PLAN.
-BIO BARRIER TO BE PROVIDED ON CURB SIDE
OF STREET TREES WHERE 6'-0" TREE LAWN IS
PROVIDED.
-PERCENTAGES OF TOTAL  SHRUB
REQUIREMENT DETERMINED BY MEAN AVERAGE
OF TREE CANOPY PROVIDED FOR
TRANSITIONAL SCREENING
-LANDSCAPE QUANTITIES AND DETAILS MAY BE
REVISED TO BE CONSISTENT WITH VDHR AND
NPS.

LIMIT OF TREE PRESERVATION AREA
SEE SHEET P-0406 FOR SF

LIMIT OF PDC ZONE

PDC TRANSITION SCREENING
TYPE 2 (1435 LF)
REQUIRED:
1 LARGE EVERGREEN EVERY 10 LF
1 MEDIUM EVERGREEN EVERY 5 LF
1 LARGE DECIDUOUS EVERY 30 LF
3 SHRUBS EVERY 10 LF
PROVIDED:
27 EVERGREENS @ 125SF (3,375 SF)
38 EVERGREENS @ 75 SF (2,850 SF)
12 DECIDUOUS @ 200 SF (2,400 SF)
* 30% OF TOTAL SHRUB REQUIREMENT TO BE
INCLUDED AT FINAL SITE PLAN
* SCREENING IS NOT MET SEE WAIVER LETTER
SHEET P-0410

LIMIT OF TREE PRESERVATION AREA
(1578 SF)

LIMIT OF TREE PRESERVATION AREA
(15,723 SF)

PDC TRANSITION SCREENING
TYPE 2 (645 LF)
REQUIRED:
1 LARGE EVERGREEN EVERY 10 LF
1 MEDIUM EVERGREEN EVERY 5 LF
1 LARGE DECIDUOUS EVERY 30 LF
3 SHRUBS EVERY 10 LF
PROVIDED:
6 EVERGREENS @ 125 SF (750 SF)
20 EVERGREENS @ 75 SF (1,500 SF)
38 DECIDUOUS @ 200 SF (7,600 SF)
15,723 SF EXISTING
TREE CLUSTER @ 1.25 (19,654 SF)
* 30% OF TOTAL SHRUB REQUIREMENT TO BE
INCLUDED AT FINAL SITE PLAN
* SCREENING IS NOT MET SEE WAIVER LETTER SHEET
P-0410

LIMIT OF DISTURBANCE

PDH-8 TRANSITION
SCREENING TYPE 1 (645 LF)
REQUIRED:
1 MEDIUM EVERGREEN EVERY 5 LF
1 LARGE DECIDUOUS EVERY 15 LF
3 SHRUBS EVERY 10 LF
PROVIDED:
14 EVERGREENS @ 125 SF (1,750 SF)
33 EVERGREENS @ 75 SF (2,475 SF)
13 DECIDUOUS @ 200 SF (2,600 SF)
* 30% OF TOTAL SHRUB REQUIREMENT TO BE
INCLUDED AT FINAL SITE PLAN
* SCREENING IS NOT MET SEE WAIVER LETTER
SHEET P-0410
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0.02

SECTION

INTERIOR PARKING LOT F
LANDSCAPE CALCULATIONS
TOTAL PARKING AREA LOT: ±15,762 SF
REQUIRED (@ 5%): ±788 SF
PROVIDED: ±800 SF

INTERIOR PARKING LOT G
LANDSCAPE CALCULATIONS
TOTAL PARKING AREA LOT: ±8,223 SF
REQUIRED (@ 5%): ±411 SF
PROVIDED: ±600 SF

INTERIOR PARKING LOT H
LANDSCAPE CALCULATIONS
TOTAL PARKING AREA LOT: ±12,690 SF
REQUIRED (@ 5%): ±635 SF
PROVIDED: ±800 SF

PROPERTY LINE

LIMIT OF TREE PRESERVATION AREA

LIMIT OF DISTURBANCE

LIMIT OF DISTURBANCE

PROPERTY LINE

LIMIT OF TREE PRESERVATION AREA
(2,108 SF)

PERIPHERAL PARKING LOT
LANDSCAPING  (1103 LF)
REQUIRED:
1 LARGE DECIDUOUS EVERY 50 LF
PROVIDED:
23 DECIDUOUS @ 200 SF (4,600 SF)

INTERIOR PARKING LOT E
LANDSCAPE CALCULATIONS
TOTAL PARKING AREA LOT: ±22,598 SF
REQUIRED (@ 5%): ±1,130 SF
PROVIDED: ±1,600 SF

INTERIOR PARKING LOT I
LANDSCAPE CALCULATIONS
TOTAL PARKING AREA LOT: ±16,441SF
REQUIRED (@ 5%): ±822 SF
PROVIDED: ±1200 SF

LIMIT OF TREE PRESERVATION AREA
SEE SHEET P-0406 FOR SF

POTENTIAL EXISTING TREE SAVE

PDH-8 SCREENING
TYPE 1 (534 LF)
REQUIRED:

1)  MIX OF LARGE DECIDUOUS TREES, LARGE AND MEDIUM

    EVERGREEN TREES TO ACHIEVE TEN YR. TREE CANOPY

    (75% OR GREATER)

2) 70% EVERGREEN TREES (NO MORE THAN 35% OF A

    SINGLE SPECIES)

3) PREDOMINATELY MED EVERGREEN SHRUBS, 3 EVERY 10 LF

PROVIDED:

12 DECIDUOUS @ 200 SF (2,400 SF)

13 DECIDUOUS @ 125 SF (1,625 SF)

                    13 EVERGREENS @ 125 SF (1,625 SF)

                    26 EVERGREENS @ 75 SF (900 SF)

122 SHRUBS

*30% OF TOTAL SHRUB REQUIREMENT TO BE INCLUDED AT FINAL SITE PLAN

*SCREENING IS NOT MET SEE WAIVER LETTER SHEET P-0410

89,100 SF DEDICATED ROW

PERIPHERAL PARKING LOT LANDSCAPING AT
ROW  (125 LF)
REQUIRED:

1 TREE EVERY 40 LF

PROVIDED:

4 DECIDUOUS @ 200 SF (800 SF)
LIMIT OF SCREENING

PERIPHERAL PARKING LOT LANDSCAPING AT
PROPERTY  (120 LF)
REQUIRED:

1 TREE EVERY 50 LF

PROVIDED:

4 DECIDUOUS @ 200 SF (800 SF)

LEGEND

* PROPOSED CATEGORY IV DECIDUOUS TREES
( 2" CALIPER SUGGESTED VARIETIES : RED OAK, WHITE

OAK, VALLEY FORGE ELM, WILLOW OAK, SCARLET OAK,

SYCAMORE)

PROPOSED CATEGORY III DECIDUOUS TREES
(2 12" -3" CALIPER, SUGGESTED VARIETIES:

YELLOWWOOD, THORNLESS HONEYLOCUST,

HACKBERRY, LITTLE LEAF LINDEN)

PROPOSED CATEGORY II TREES
(1" CALIPER, SUGGESTED VARIETIES: BLACK TUPELO,

DURA HEAT RIVER BIRCH, BALD CYPRESS, CAROLINA

SILVERBELL, SERVICEBERRY)

PROPOSED CATEGORY II/III EVERGREEN TREES
(1" CALIPER, SUGGESTED VARIETIES: AMERICAN HOLLY,

LACEBARK PINE, SOUTHERN MAGNOLIA, LOBLOLLY

PINE, WESTERN ARBORVITAE)

TREE PRESERVATION AREA
(COUNTED TOWARDS TREE COVER)

NOTES
- ALL PLANTINGS SHOWN ARE SCHEMATIC AND
PRELIMINARY IN NATURE. THEY ARE SUBJECT TO
ADJUSTMENT AT TIME OF SITE PLAN.
- ALL UNDERSTORY PLANTINGS TO BE
FINALIZED AT FINAL SITE PLAN.
-BIO BARRIER TO BE PROVIDED ON CURB SIDE
OF STREET TREES WHERE 6'-0" TREE LAWN IS
PROVIDED.
-PERCENTAGES OF TOTAL  SHRUB
REQUIREMENT DETERMINED BY MEAN AVERAGE
OF TREE CANOPY PROVIDED FOR
TRANSITIONAL SCREENING
-LANDSCAPE QUANTITIES AND DETAILS MAY BE
REVISED TO BE CONSISTENT WITH VDHR AND
NPS.
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PDH-8
TRANSITION
SCREENING TYPE 1
SEE SHEET P-0404

LIMIT OF TREE PRESERVATION AREA
(20,691 SF)

LIMIT OF TREE PRESERVATION AREA
(23,025 SF)
LIMIT OF TREE PRESERVATION AREA
WITHIN RPA (1,951 SF)

LIMIT OF TREE PRESERVATION AREA
WITHIN RPA (127,219) SF)

LIMIT OF TREE PRESERVATION
(145,590 SF)

LEGEND

* PROPOSED CATEGORY IV DECIDUOUS TREES
( 2" CALIPER SUGGESTED VARIETIES : RED OAK, WHITE

OAK, VALLEY FORGE ELM, WILLOW OAK, SCARLET OAK,

SYCAMORE)

PROPOSED CATEGORY III DECIDUOUS TREES
(2 12" -3" CALIPER, SUGGESTED VARIETIES:

YELLOWWOOD, THORNLESS HONEYLOCUST,

HACKBERRY, LITTLE LEAF LINDEN)

PROPOSED CATEGORY II TREES
(1" CALIPER, SUGGESTED VARIETIES: BLACK TUPELO,

DURA HEAT RIVER BIRCH, BALD CYPRESS, CAROLINA

SILVERBELL, SERVICEBERRY)

PROPOSED CATEGORY II/III EVERGREEN TREES
(1" CALIPER, SUGGESTED VARIETIES: AMERICAN HOLLY,

LACEBARK PINE, SOUTHERN MAGNOLIA, LOBLOLLY

PINE, WESTERN ARBORVITAE)

TREE PRESERVATION AREA
(COUNTED TOWARDS TREE COVER)

NOTES
- ALL PLANTINGS SHOWN ARE SCHEMATIC AND
PRELIMINARY IN NATURE. THEY ARE SUBJECT TO
ADJUSTMENT AT TIME OF SITE PLAN.
- ALL UNDERSTORY PLANTINGS TO BE
FINALIZED AT FINAL SITE PLAN.
-BIO BARRIER TO BE PROVIDED ON CURB SIDE
OF STREET TREES WHERE 6'-0" TREE LAWN IS
PROVIDED.
-PERCENTAGES OF TOTAL  SHRUB
REQUIREMENT DETERMINED BY MEAN AVERAGE
OF TREE CANOPY PROVIDED FOR
TRANSITIONAL SCREENING
-LANDSCAPE QUANTITIES AND DETAILS MAY BE
REVISED TO BE CONSISTENT WITH VDHR AND
NPS.

EXISTING TREE TO BE SAVED
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P-0407

SINGLE FAMILY DETACHED TYPICAL LANDSCAPE PLAN

1:10

PLAN

Scale:

1

P-0407

TOWNHOUSE TYPICAL LANDSCAPE PLAN

1:10

PLAN

MEDIUM SHRUB, TYP

GROUNDCOVER/ORN. GRASS/PERENNIAL, TYP

LARGE SHRUB, TYP

MEDIUM SHRUB, TYP

SMALL SHRUB, TYP

ORNAMENTAL TREE, TYP

STREET TREE, TYP

GROUNDCOVER/ORN. GRASS/PERENNIAL, TYP, OPTIONAL

STREET TREE, TYP

LARGE EVERGREEN

SHRUB, TYP
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OVERALL SITE
INTERIOR PARKING LOT LANDSCAPE CALCULATIONS SUMMARY
TOTAL PARKING AREA : ±278,890 SF
REQUIRED (@ 5%): ±13,944 SF
PROVIDED : ±14,600 SF

NOTE:
- ALL PLANTINGS SHOWN ARE SCHEMATIC AND PRELIMINARY IN NATURE. THEY ARE SUBJECT TO ADJUSTMENT AT
TIME OF SITE PLAN.

TABLE 12.10 PDC SITE

TREE COVER CALCULATIONS FOR PDC SITE
TOTAL SITE AREA ±696,488 SF

ADJUSTED GROSS SITE AREA ±696,488 SF
PERCENT REQUIRED ±696,488 SF X  10%
TREE COVER REQUIRED   ±69,649 SF

TREE COVER PROVIDED (PLANTED)
±103 CATEGORY IV DECIDUOUS @ 200 SF ±20,600 SF
(INCLUDES INTERIOR PARKING LOT TREES,
AND TRANSITION BUFFER TREES)
±3 CATEGORY III DECIDUOUS @ 175 SF ±  525 SF
±13 CATEGORY II DECIDUOUS @ 75 SF ±  975 SF
±33 CATEGORY III EVERGREEN @ 150 SF ±4,950 SF
(INCLUDES TRANSITION BUFFER TREES)
±58 CATEGORY II EVERGREEN @ 75 SF ±4,350 SF
(INCLUDES TRANSITION BUFFER TREES)

PROPOSED TREE COVERAGE TO BE PRESERVED ±19,701 SF

TOTAL TREE COVERAGE ±51,101 SF

SEE TABLE 12.3
PDC SHEET

P-0408

±696,488 SF
-

-

±696,488 SF
PDC/ COMMERCIAL

10%

±69,649 SF

N

-

**
± 19,701 SF
±24,626 SF

0

0

0

0

0

0

±24,626 SF

±45,023 SF

±10,000 SF
±15,000 SF

0
0
0
0

19,150 SF
28,725 SF

0
0

1,000 SF

1,500 SF
0
0
0
0

0

±45,225 SF
-
N

0

0

±24,626 SF

±45,225 SF

0

±69,851 SF

** PENDING COUNTY TREE SURVEY

TABLE 12.3 PDC SITE

±57,154 SF

8.2%

10%

.8%

35.3%

YES

PDC ZONE FREE STANDING TREES

TREE

ID #

BOTANICAL NAME COMMON NAME CALIPER CONDITION

10 YR

CANOPY (SF)

TO

REMAIN

1 ALIANTHUS ALTISSIMA TREE OF HEAVEN 6-7" * * N

2 PRUNUS SEROTINA BLACK CHERRY 3" FAIR 175 N

3 PRUNUS SEROTINA BLACK CHERRY 5" FAIR 175 N

4 QUERCUS RUBRA NORTHERN RED OAK 2 

1

4

" FAIR 200 Y

5 QUERCUS RUBRA NORTHERN RED OAK 1 

3

4

" FAIR 150 Y

6 QUERCUS RUBRA NORTHERN RED OAK 1 

3

4

" FAIR 150 N

7 QUERCUS RUBRA NORTHERN RED OAK 2" FAIR 200 N

8 PLATANUS X ACERFOLIA LONDON PLANE 2 

1

2

" FAIR 200 N

9 PLATANUS X ACERFOLIA LONDON PLANE 2 

3

4

" FAIR 200 N

10 QUERCUS RUBRA NORTHERN RED OAK 1 

3

9

" FAIR 150 Y

11 PLATANUS X ACERFOLIA LONDON PLANE 2 

3

4

" FAIR 200 N

12 QUERCUS RUBRA NORTHERN RED OAK 2" FAIR 200 Y

13 PLATANUS X ACERFOLIA LONDON PLANE 2 

1

2

" FAIR 200 N

14 QUERCUS RUBRA NORTHERN RED OAK 2" FAIR 200 Y

15 QUERCUS RUBRA NORTHERN RED OAK 1 

1

2

" FAIR 150 Y

16 QUERCUS PALUSTRIS PIN OAK 2 

1

2

" FAIR 200 Y

17 QUERCUS PALUSTRIS PIN OAK 2" FAIR 200 Y

18 CORNUS KOUSA KOUSA DOGWOOD

1

2

" FAIR 75 Y

19 CORNUS KOUSA KOUSA DOGWOOD

1

2

" FAIR 75 Y

20 CORNUS KOUSA KOUSA DOGWOOD

1

2

" FAIR 75 Y

21 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2" FAIR 100 N

22 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2 

1

4

" FAIR 100 Y

23 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2 

1

2

" FAIR 100 Y

24 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 1 

1

2

" FAIR 75 Y

25 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2" FAIR 100 N

26 PLATANUS X ACERFOLIA LONDON PLANE 2 

1

4

" FAIR 200 Y

27 PLATANUS X ACERFOLIA LONDON PLANE 3 

1

2

" FAIR 250 Y

                                                                               EXISTING TEN YEAR CANOPY TOTAL:     4,100 SF

                                                           EXISTING TEN YEAR CANOPY TO REMAIN TOTAL:    2,400 SF

* INVASIVE SPECIES TO BE REMOVED

1.5
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INTERIOR PARKING LOT LANDSCAPE CALCULATIONS SUMMARY
TOTAL PARKING AREA : ±187,285 SF
REQUIRED (@ 5%): ± 9,364 SF
PROVIDED : ± 9,400 SF
NOTE:
- ALL PLANTINGS SHOWN ARE SCHEMATIC AND PRELIMINARY IN NATURE. THEY ARE SUBJECT TO ADJUSTMENT AT
TIME OF SITE PLAN.

TABLE 12.10 PDC OPTION A SITE

TREE COVER CALCULATIONS FOR PDC OPTION A SITE
TOTAL SITE AREA ±696,488 SF

ADJUSTED GROSS SITE AREA ±696,488 SF
PERCENT REQUIRED ±696,488 SF X  10%
TREE COVER REQUIRED   ±69,649 SF

TREE COVER PROVIDED (PLANTED)
±103 CATEGORY IV DECIDUOUS @ 200 SF ±  20,600 SF
(INCLUDES INTERIOR PARKING LOT TREES,
AND TRANSITION BUFFER TREES)
±3 CATEGORY III DECIDUOUS @ 175 SF ±  525 SF
±13 CATEGORY II DECIDUOUS @ 75 SF ±  975 SF
±33 CATEGORY III EVERGREEN @ 150 SF ±  4,950 SF
(INCLUDES TRANSITION BUFFER TREES)
±58 CATEGORY II EVERGREEN @ 75 SF ±4,350 SF
(INCLUDES TRANSITION BUFFER TREES)

PROPOSED TREE COVERAGE TO BE PRESERVED ±  19,701 SF

TOTAL TREE COVERAGE ±  51,101 SF

SEE TABLE 12.3
PDC SHEET
P-0408.A

±696,488 SF
-

-

±696,488 SF
PDC/ COMMERCIAL

10%

±69,649 SF

N

-

**
± 19,701 SF
±24,626 SF

0

0

0

0

0

0

±24,626 SF

±45,023 SF

±10,400 SF
±15,600 SF

0
0
0
0

17,800 SF
26,700 SF

0

0
0
0
0
0

0

±45,650 SF
-
N

0

0

±24,626 SF

±45,650 SF

0

±70,276 SF

* PENDING COUNTY TREE SURVEY

TABLE 12.3 PDC OPTION A SITE

±57,154 SF

8.2%

10%

.8%

35.3%

YES

PDC OPTION A ZONE FREE STANDING TREES

TREE

ID #

BOTANICAL NAME COMMON NAME CALIPER CONDITION

10 YR

CANOPY (SF)

TO

REMAIN

1 ALIANTHUS ALTISSIMA TREE OF HEAVEN 6-7" * * N

2 PRUNUS SEROTINA BLACK CHERRY 3" FAIR 175 N

3 PRUNUS SEROTINA BLACK CHERRY 5" FAIR 175 N

4 QUERCUS RUBRA NORTHERN RED OAK 2 

1

4

" FAIR 200 Y

5 QUERCUS RUBRA NORTHERN RED OAK 1 

3

4

" FAIR 150 Y

6 QUERCUS RUBRA NORTHERN RED OAK 1 

3

4

" FAIR 150 N

7 QUERCUS RUBRA NORTHERN RED OAK 2" FAIR 200 N

8 PLATANUS X ACERFOLIA LONDON PLANE 2 

1

2

" FAIR 200 N

9 PLATANUS X ACERFOLIA LONDON PLANE 2 

3

4

" FAIR 200 N

10 QUERCUS RUBRA NORTHERN RED OAK 1 

3

9

" FAIR 150 Y

11 PLATANUS X ACERFOLIA LONDON PLANE 2 

3

4

" FAIR 200 N

12 QUERCUS RUBRA NORTHERN RED OAK 2" FAIR 200 Y

13 PLATANUS X ACERFOLIA LONDON PLANE 2 

1

2

" FAIR 200 N

14 QUERCUS RUBRA NORTHERN RED OAK 2" FAIR 200 Y

15 QUERCUS RUBRA NORTHERN RED OAK 1 

1

2

" FAIR 150 Y

16 QUERCUS PALUSTRIS PIN OAK 2 

1

2

" FAIR 200 Y

17 QUERCUS PALUSTRIS PIN OAK 2" FAIR 200 Y

18 CORNUS KOUSA KOUSA DOGWOOD

1

2

" FAIR 75 Y

19 CORNUS KOUSA KOUSA DOGWOOD

1

2

" FAIR 75 Y

20 CORNUS KOUSA KOUSA DOGWOOD

1

2

" FAIR 75 Y

21 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2" FAIR 100 N

22 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2 

1

4

" FAIR 100 Y

23 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2 

1

2

" FAIR 100 Y

24 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 1 

1

2

" FAIR 75 Y

25 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2" FAIR 100 N

26 PLATANUS X ACERFOLIA LONDON PLANE 2 

1

4

" FAIR 200 Y

27 PLATANUS X ACERFOLIA LONDON PLANE 3 

1

2

" FAIR 250 Y

                                                                               EXISTING TEN YEAR CANOPY TOTAL:     4,100 SF

                                                           EXISTING TEN YEAR CANOPY TO REMAIN TOTAL:    2,400 SF

* INVASIVE SPECIES TO BE REMOVED

*SEE NOTE BELOW

* INCLUDES TREE COVER NOT FALLING UNDER A   
MULTIPLIER CATEGORY

0
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INTERIOR PARKING LOT LANDSCAPE CALCULATIONS SUMMARY
TOTAL PARKING AREA : ±168,485 SF
REQUIRED (@ 5%): ± 8,400 SF
PROVIDED : ± 8,600 SF

NOTE:
- ALL PLANTINGS SHOWN ARE SCHEMATIC AND PRELIMINARY IN NATURE. THEY ARE SUBJECT TO ADJUSTMENT AT
TIME OF SITE PLAN.

TABLE 12.10 PDC OPTION B SITE

TREE COVER CALCULATIONS FOR PDC OPTION B SITE
TOTAL SITE AREA ±696,488 SF

ADJUSTED GROSS SITE AREA ±696,488 SF
PERCENT REQUIRED ±696,488 SF X  10%
TREE COVER REQUIRED   ±69,649 SF

TREE COVER PROVIDED (PLANTED)
±100 CATEGORY IV DECIDUOUS @ 200 SF ±20,000 SF
(INCLUDES INTERIOR PARKING LOT TREES,
AND TRANSITION BUFFER TREES)
±4 CATEGORY III DECIDUOUS @ 175 SF ±  525 SF
±13 CATEGORY II DECIDUOUS @ 75 SF ±  975 SF
±33 CATEGORY III EVERGREEN @ 150 SF ±  4,950 SF
(INCLUDES TRANSITION BUFFER TREES)
±58 CATEGORY II EVERGREEN @ 75 SF ±  4,350 SF
(INCLUDES TRANSITION BUFFER TREES)

PROPOSED TREE COVERAGE TO BE PRESERVED ±  19,701 SF

TOTAL TREE COVERAGE ±  50,501 SF

TABLE 12.3 PDC SITE

±57,154 SF

8.2%

10%

.8%

35.3%

YES

PDC ZONE FREE STANDING TREES

TREE

ID #

BOTANICAL NAME COMMON NAME CALIPER CONDITION

10 YR

CANOPY (SF)

TO

REMAIN

1 ALIANTHUS ALTISSIMA TREE OF HEAVEN 6-7" * * N

2 PRUNUS SEROTINA BLACK CHERRY 3" FAIR 175 N

3 PRUNUS SEROTINA BLACK CHERRY 5" FAIR 175 N

4 QUERCUS RUBRA NORTHERN RED OAK 2 

1

4

" FAIR 200 Y

5 QUERCUS RUBRA NORTHERN RED OAK 1 

3

4

" FAIR 150 Y

6 QUERCUS RUBRA NORTHERN RED OAK 1 

3

4

" FAIR 150 N

7 QUERCUS RUBRA NORTHERN RED OAK 2" FAIR 200 N

8 PLATANUS X ACERFOLIA LONDON PLANE 2 

1

2

" FAIR 200 N

9 PLATANUS X ACERFOLIA LONDON PLANE 2 

3

4

" FAIR 200 N

10 QUERCUS RUBRA NORTHERN RED OAK 1 

3

9

" FAIR 150 Y

11 PLATANUS X ACERFOLIA LONDON PLANE 2 

3

4

" FAIR 200 N

12 QUERCUS RUBRA NORTHERN RED OAK 2" FAIR 200 Y

13 PLATANUS X ACERFOLIA LONDON PLANE 2 

1

2

" FAIR 200 N

14 QUERCUS RUBRA NORTHERN RED OAK 2" FAIR 200 Y

15 QUERCUS RUBRA NORTHERN RED OAK 1 

1

2

" FAIR 150 Y

16 QUERCUS PALUSTRIS PIN OAK 2 

1

2

" FAIR 200 Y

17 QUERCUS PALUSTRIS PIN OAK 2" FAIR 200 Y

18 CORNUS KOUSA KOUSA DOGWOOD

1

2

" FAIR 75 Y

19 CORNUS KOUSA KOUSA DOGWOOD

1

2

" FAIR 75 Y

20 CORNUS KOUSA KOUSA DOGWOOD

1

2

" FAIR 75 Y

21 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2" FAIR 100 N

22 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2 

1

4

" FAIR 100 Y

23 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2 

1

2

" FAIR 100 Y

24 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 1 

1

2

" FAIR 75 Y

25 MAGNOLIA VIRGINIANA SWEETBAY MAGNOLIA 2" FAIR 100 N

26 PLATANUS X ACERFOLIA LONDON PLANE 2 

1

4

" FAIR 200 Y

27 PLATANUS X ACERFOLIA LONDON PLANE 3 

1

2

" FAIR 250 Y

                                                                               EXISTING TEN YEAR CANOPY TOTAL:     4,100 SF

                                                           EXISTING TEN YEAR CANOPY TO REMAIN TOTAL:    2,400 SF

* INVASIVE SPECIES TO BE REMOVED

SEE TABLE 12.3
PDC SHEET
P-0408.B

±696,488 SF
-

-

±696,488 SF
PDC/ COMMERCIAL

10%

±69,649 SF

N

-

**
± 19,701 SF
±24,626 SF

0

0

0

0

0

0

±24,626 SF

±45,023 SF

±9,600 SF
±14,400 SF

0
0
0
0

19,425 SF
29,137 SF

0

0
0
0
0
0

0

±45,262 SF
-
N

0

0

±24,626 SF

±45,262 SF

0

±69,888 SF

** PENDING COUNTY TREE SURVEY

* INCLUDES TREE COVER NOT FALLING UNDER A MULTIPLIER CATEGORY

* SEE NOTE BELOW

0
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TABLE 12.10 PDH-8 SITE

SEE TABLE 12.3
PDH-8 SHEET

P-0409

±2,724,348 SF
±89,100 SF

±89,100 SF

±2,635,248 SF
PDH-8

20%

±527,050 SF

N

**
±167,834 SF
±209,793 SF

0

0

0

0

±189,280 SF

±189,280 SF

±399,073 SF

±127,977 SF

7,000 SF
10,500 SF

0
0
0
0

50,450 SF
75,675 SF

0
0

19,300 SF

28,950 SF
0
0
0
0

0

±128,300 SF
NO
NO

0

0

±399,073 SF

±128,300 SF

0

±527,373 SF

TREE COVER CALCULATIONS FOR PDH-8 SITE
TOTAL SITE AREA ±2,724,348 SF

LESS AREA OF DEDICATED ROW ±89,100 SF
ADJUSTED GROSS SITE AREA ±2,635,248 SF
PERCENT REQUIRED ±2,635,248 SF X  20%
TREE COVER REQUIRED   ±527,050 SF
TREE COVER PROVIDED (PLANTED)

±151CATEGORY IV DECIDUOUS @ 200 SF ±30,200 SF
(INCLUDES INTERIOR PARKING LOT TREES)
±220 CATEGORY III DECIDUOUS @ 175 SF ±38,500 SF
±29 CATEGORY II DECIDUOUS @ 75 SF ±2,175 SF
±23 CATEGORY III EVERGREEN @ 125 SF ±2,875 SF
(INCLUDES TRANSITION BUFFER TREES )
±98 CATEGORY II EVERGREEN @ 75 SF ±7,350 SF
(INCLUDES TRANSITION BUFFER TREES )

PROPOSED TREE COVERAGE TO BE PRESERVED ±357,114 SF

TOTAL TREE COVERAGE ±438,214 SF

** PENDING COUNTY TREE SURVEY

TABLE 12.3 PDH-8 SITE

±547,514 SF

20.1%

20%

4.0%

76.2%

YES

PDH-8 ZONE FREE STANDING TREES

TREE

ID #

BOTANICAL NAME COMMON NAME

CALIPER OR

SPREAD

CONDITION

10 YR

CANOPY (SF)

TO

REMAIN

28 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 8'-0" FAIR 50 N

29 CORNUS KOUSA KOUSA DOGWOOD 3 

1

2

" FAIR 125 N

30 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 8'-0" FAIR 50 N

31 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 8'-0" FAIR 50 Y

32 PLATANUS X ACERFOLIA LONDON PLANE 2 

1

2

" FAIR 200 N

33 ILEX OPACA AMERICAN HOLLY 9'-0" FAIR 100 Y

34 ILEX OPACA AMERICAN HOLLY 8'-0" FAIR 100 Y

35 - MAPLE - DEAD 0 N

36 ILEX OPACA AMERICAN HOLLY 8'-0" FAIR 100 N

37 PLATANUS ACERFOLIA LONDON PLANE 2" FAIR 200 N

38 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 8'-0" FAIR 50 N

39 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 8'-0" FAIR 50 N

40 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 8'-0" FAIR 50 N

41 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 8'-0" FAIR 50 N

42 PINUS VIRGINIANA VIRGINIA PINE 7'-0" FAIR 200 Y

43 PINUS VIRGINIANA VIRGINIA PINE 7'-0" FAIR 200 N

44 PINUS VIRGINIANA VIRGINIA PINE 7'-0" FAIR 200 N

45 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 8'0" FAIR 50 N

46 ILEX OPACA AMERICAN HOLLY 5'-0" FAIR 100 N

47 ILEX OPACA AMERICAN HOLLY 8'-0" FAIR 100 N

48 ILEX OPACA AMERICAN HOLLY 9'-0" FAIR 100 N

49 QUERCUS PALUSTRIS PIN OAK 1 

1

2

" FAIR 150 N

50 PLATANUS X ACERFOLIA LONDON PLANE 2" FAIR 200 N

51 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 2'-0" FAIR 50 N

52 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 7'-0" FAIR 50 N

53 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 6'-0" FAIR 50 N

54 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 6'-0" FAIR 50 N

55 QUERCUS PALUSTRIS PIN OAK 1 

3

4

" POOR 150 N

56 ILEX OPACA AMERICAN HOLLY 7'-0" FAIR 100 N

57 ILEX OPACA AMERICAN HOLLY 8'-0" POOR 100 N

58 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 7'-0" FAIR 50 N

59 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 7'-0" FAIR 50 N

                                                                               EXISTING TEN YEAR CANOPY TOTAL:    3,125 SF

                                                          EXISTING TEN YEAR CANOPY TO REMAIN TOTAL:       450 SF

* SEE NOTE BELOW

* INCLUDES TREE COVER NOT FALLING UNDER A MULTIPLIER CATEGORY

1.5
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BMP
NUMBER

BMP TYPE

BMP 1-1 PERMEABLE PAVERS 0.22 ACRES
BMP 1-2 PERMEABLE PAVERS 0.19 ACRES
BMP 1-3 BIORETENTION 0.49 ACRES
BMP 1-4 BIORETENTION 0.87 ACRES
BMP 1-5 PERMEABLE PAVERS 0.68 ACRES
BMP 1-6 ROOFTOP DISCONNECT 1.40 ACRES
BMP 1-7 PERMEABLE PAVERS 0.48 ACRES
BMP 1-8 ROOFTOP DISCONNECT 0.31 ACRES
BMP 1-9 ROOFTOP DISCONNECT 0.22 ACRES
BMP 1-10 ROOFTOP DISCONNECT 0.20 ACRES
BMP 1-11 ROOFTOP DISCONNECT 0.21 ACRES
BMP 1-12 ROOFTOP DISCONNECT 0.23 ACRES
BMP 1-13 ROOFTOP DISCONNECT 0.20 ACRES
BMP 1-14 BIORETENTION 1.53 ACRES
BMP 1-15 BIORETENTION 0.50 ACRES
BMP 3-1 ROOFTOP DISCONNECT 1.27 ACRES
BMP 3-2 ROOFTOP DISCONNECT 0.17 ACRES
BMP 3-3 BIORETENTION 1.28 ACRES
BMP 3-4 PERMEABLE PAVERS 0.30 ACRES
BMP 3-5 PERMEABLE PAVERS 0.20 ACRES
BMP 3-6 BIORETENTION 0.29 ACRES
BMP 3-7 BIORETENTION 0.43 ACRES
BMP 3-8 ROOFTOP DISCONNECT 0.30 ACRES
BMP 3-9 ROOFTOP DISCONNECT 0.23 ACRES
BMP 3-10 ROOFTOP DISCONNECT 0.23 ACRES
BMP 3-11 BIORETENTION 0.82 ACRES
BMP 3-12 BIORETENTION 1.81 ACRES
BMP 4-1 BIORETENTION 0.44 ACRES
BMP 4-2 BIORETENTION 1.28 ACRES
BMP 4-3 BIORETENTION 0.74 ACRES
BMP 4-4 INFILTRATION FACILITY 3.84 ACRES
BMP 4-5 ROOFTOP DISCONNECT 0.13 ACRES
BMP 4-6 POND 9.18 ACRES
BMP 5-1 DRY SWALE 1.46 ACRES
BMP 5-2 DRY SWALE 1.47 ACRES
BMP 5-3 ROOFTOP DISCONNECT 0.16 ACRES
BMP 5-4 ROOFTOP DISCONNECT 0.15 ACRES
BMP 5-5 ROOFTOP DISCONNECT 0.16 ACRES
BMP 5-6 ROOFTOP DISCONNECT 0.15 ACRES
BMP 5-7 ROOFTOP DISCONNECT 0.30 ACRES
BMP 5-8 BIORETENTION 1.30 ACRES
BMP 5-9 ROOFTOP DISCONNECT 0.40 ACRES
BMP 5-10 BIORETENTION 0.19 ACRES
BMP 5-11 ROOFTOP DISCONNECT 0.37 ACRES
BMP 5-12 BIORETENTION 0.13 ACRES
BMP 5-13 BIORETENTION 0.86 ACRES
BMP 5-14 PROPRIETARY FACILITY 3.08 ACRES
BMP 5-15 PROPRIETARY FACILITY 0.68 ACRES
BMP 5-16 PROPRIETARY FACILITY 0.58 ACRES
BMP 5-17 PROPRIETARY FACILITY 0.44 ACRES

TOTAL TREATED AREA 42.55 ACRES
TOTAL UNTREATED AREA 36.34 ACRES

DRAINAGE AREA
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BMP
NUMBER

BMP TYPE

BMP 1-1 PERMEABLE PAVERS 0.22 ACRES
BMP 1-2 PERMEABLE PAVERS 0.19 ACRES
BMP 1-3 BIORETENTION 0.49 ACRES
BMP 1-4 BIORETENTION 0.87 ACRES
BMP 1-5 PERMEABLE PAVERS 0.68 ACRES
BMP 1-6 ROOFTOP DISCONNECT 1.40 ACRES
BMP 1-7 PERMEABLE PAVERS 0.48 ACRES
BMP 1-8 ROOFTOP DISCONNECT 0.31 ACRES
BMP 1-9 ROOFTOP DISCONNECT 0.22 ACRES
BMP 1-10 ROOFTOP DISCONNECT 0.20 ACRES
BMP 1-11 ROOFTOP DISCONNECT 0.21 ACRES
BMP 1-12 ROOFTOP DISCONNECT 0.23 ACRES
BMP 1-13 ROOFTOP DISCONNECT 0.20 ACRES
BMP 1-14 BIORETENTION 1.53 ACRES
BMP 1-15 BIORETENTION 0.50 ACRES
BMP 3-1 ROOFTOP DISCONNECT 1.27 ACRES
BMP 3-2 ROOFTOP DISCONNECT 0.17 ACRES
BMP 3-3 BIORETENTION 1.28 ACRES
BMP 3-4 PERMEABLE PAVERS 0.30 ACRES
BMP 3-5 PERMEABLE PAVERS 0.20 ACRES
BMP 3-6 BIORETENTION 0.29 ACRES
BMP 3-7 BIORETENTION 0.43 ACRES
BMP 3-8 ROOFTOP DISCONNECT 0.30 ACRES
BMP 3-9 ROOFTOP DISCONNECT 0.23 ACRES
BMP 3-10 ROOFTOP DISCONNECT 0.23 ACRES
BMP 3-11 BIORETENTION 0.82 ACRES
BMP 3-12 BIORETENTION 1.81 ACRES
BMP 4-1 BIORETENTION 0.44 ACRES
BMP 4-2 BIORETENTION 1.28 ACRES
BMP 4-3 BIORETENTION 0.74 ACRES
BMP 4-4 INFILTRATION FACILITY 3.84 ACRES
BMP 4-5 ROOFTOP DISCONNECT 0.13 ACRES
BMP 4-6 POND 9.18 ACRES
BMP 5-1 DRY SWALE 1.46 ACRES
BMP 5-2 DRY SWALE 1.47 ACRES
BMP 5-3 ROOFTOP DISCONNECT 0.16 ACRES
BMP 5-4 ROOFTOP DISCONNECT 0.15 ACRES
BMP 5-5 ROOFTOP DISCONNECT 0.16 ACRES
BMP 5-6 ROOFTOP DISCONNECT 0.15 ACRES
BMP 5-7 ROOFTOP DISCONNECT 0.30 ACRES
BMP 5-8 BIORETENTION 1.30 ACRES
BMP 5-9 ROOFTOP DISCONNECT 0.40 ACRES
BMP 5-10 BIORETENTION 0.19 ACRES
BMP 5-11 ROOFTOP DISCONNECT 0.37 ACRES
BMP 5-12 BIORETENTION 0.13 ACRES
BMP 5-13 BIORETENTION 0.86 ACRES
BMP 5-14 PROPRIETARY FACILITY 3.08 ACRES
BMP 5-15 PROPRIETARY FACILITY 0.68 ACRES
BMP 5-16 PROPRIETARY FACILITY 0.58 ACRES
BMP 5-17 PROPRIETARY FACILITY 0.44 ACRES

TOTAL TREATED AREA 42.55 ACRES
TOTAL UNTREATED AREA 36.34 ACRES

DRAINAGE AREA
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BMP
NUMBER

BMP TYPE

BMP 1-1 PERMEABLE PAVERS 0.22 ACRES
BMP 1-2 PERMEABLE PAVERS 0.19 ACRES
BMP 1-3 BIORETENTION 0.49 ACRES
BMP 1-4 BIORETENTION 0.87 ACRES
BMP 1-5 PERMEABLE PAVERS 0.68 ACRES
BMP 1-6 ROOFTOP DISCONNECT 1.40 ACRES
BMP 1-7 PERMEABLE PAVERS 0.48 ACRES
BMP 1-8 ROOFTOP DISCONNECT 0.31 ACRES
BMP 1-9 ROOFTOP DISCONNECT 0.22 ACRES
BMP 1-10 ROOFTOP DISCONNECT 0.20 ACRES
BMP 1-11 ROOFTOP DISCONNECT 0.21 ACRES
BMP 1-12 ROOFTOP DISCONNECT 0.23 ACRES
BMP 1-13 ROOFTOP DISCONNECT 0.20 ACRES
BMP 1-14 BIORETENTION 1.53 ACRES
BMP 1-15 BIORETENTION 0.50 ACRES
BMP 3-1 ROOFTOP DISCONNECT 1.27 ACRES
BMP 3-2 ROOFTOP DISCONNECT 0.17 ACRES
BMP 3-3 BIORETENTION 1.28 ACRES
BMP 3-4 PERMEABLE PAVERS 0.30 ACRES
BMP 3-5 PERMEABLE PAVERS 0.20 ACRES
BMP 3-6 BIORETENTION 0.29 ACRES
BMP 3-7 BIORETENTION 0.43 ACRES
BMP 3-8 ROOFTOP DISCONNECT 0.30 ACRES
BMP 3-9 ROOFTOP DISCONNECT 0.23 ACRES
BMP 3-10 ROOFTOP DISCONNECT 0.23 ACRES
BMP 3-11 BIORETENTION 0.82 ACRES
BMP 3-12 BIORETENTION 1.81 ACRES
BMP 4-1 BIORETENTION 0.44 ACRES
BMP 4-2 BIORETENTION 1.28 ACRES
BMP 4-3 BIORETENTION 0.74 ACRES
BMP 4-4 INFILTRATION FACILITY 3.84 ACRES
BMP 4-5 ROOFTOP DISCONNECT 0.13 ACRES
BMP 4-6 POND 9.18 ACRES
BMP 5-1 DRY SWALE 1.46 ACRES
BMP 5-2 DRY SWALE 1.47 ACRES
BMP 5-3 ROOFTOP DISCONNECT 0.16 ACRES
BMP 5-4 ROOFTOP DISCONNECT 0.15 ACRES
BMP 5-5 ROOFTOP DISCONNECT 0.16 ACRES
BMP 5-6 ROOFTOP DISCONNECT 0.15 ACRES
BMP 5-7 ROOFTOP DISCONNECT 0.30 ACRES
BMP 5-8 BIORETENTION 1.30 ACRES
BMP 5-9 ROOFTOP DISCONNECT 0.40 ACRES
BMP 5-10 BIORETENTION 0.19 ACRES
BMP 5-11 ROOFTOP DISCONNECT 0.37 ACRES
BMP 5-12 BIORETENTION 0.13 ACRES
BMP 5-13 BIORETENTION 0.86 ACRES
BMP 5-14 PROPRIETARY FACILITY 3.08 ACRES
BMP 5-15 PROPRIETARY FACILITY 0.68 ACRES
BMP 5-16 PROPRIETARY FACILITY 0.58 ACRES
BMP 5-17 PROPRIETARY FACILITY 0.44 ACRES

TOTAL TREATED AREA 42.55 ACRES
TOTAL UNTREATED AREA 36.34 ACRES

DRAINAGE AREA
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PART 1: LIST ALL OF THE SUBAREAS AND "C" FACTORS USED IN THE BMP COMPUTATONS

SUBAREA DESCRIPTION "C" AREA (AC)
BMP 1-1 PAVERS 0.83 0.22
BMP 1-2 PAVERS 0.82 0.19
BMP 1-3 BIORETENTION 0.79 0.49
BMP 1-4 BIORETENTION 0.65 0.87
BMP 1-5 PAVERS 0.85 0.68
BMP 1-6 ROOFTOP DISCONNECT 0.50 1.40
BMP 1-7 PAVERS 0.80 0.48
BMP 1-8 ROOFTOP DISCONNECT 0.49 0.31
BMP 1-9 ROOFTOP DISCONNECT 0.39 0.22
BMP 1-10 ROOFTOP DISCONNECT 0.42 0.20
BMP 1-11 ROOFTOP DISCONNECT 0.61 0.21
BMP 1-12 ROOFTOP DISCONNECT 0.64 0.23
BMP 1-13 ROOFTOP DISCONNECT 0.63 0.20
BMP 1-14 BIORETENTION 0.52 1.53
BMP 1-15 BIORETENTION 0.79 0.50
OUTFALL 1 UNTREATED 0.69 7.27
OUTFALL 2 UNTREATED 0.41 0.58
BMP 3-1 ROOFTOP DISCONNECT 0.52 1.27
BMP 3-2 ROOFTOP DISCONNECT 0.47 0.17
BMP 3-3 BIORETENTION 0.67 1.28
BMP 3-4 PAVERS 0.76 0.30
BMP 3-5 PAVERS 0.63 0.20
BMP 3-6 BIORETENTION 0.69 0.29
BMP 3-7 BIORETENTION 0.77 0.43
BMP 3-8 ROOFTOP DISCONNECT 0.66 0.30
BMP 3-9 ROOFTOP DISCONNECT 0.59 0.23
BMP 3-10 ROOFTOP DISCONNECT 0.59 0.23
BMP 3-11 BIORETENTION 0.86 0.82
BMP 3-12 BIORETENTION 0.71 1.81
OUTFALL 3 UNTREATED 0.61 7.35
BMP 4-1 BIORETENTION 0.78 0.44
BMP 4-2 BIORETENTION 0.83 1.28
BMP 4-3 BIORETENTION 0.77 0.74
BMP 4-4 INFILTRATION FACILITY 0.63 3.84
BMP 4-5 ROOFTOP DISCONNECT 0.58 0.13
BMP 4-6 POND 0.61 9.18
OUTFALL 4 UNTREATED 0.47 1.87
BMP 5-1 DRY SWALE 0.67 1.46
BMP 5-2 DRY SWALE 0.64 1.47
BMP 5-3 ROOFTOP DISCONNECT 0.64 0.16
BMP 5-4 ROOFTOP DISCONNECT 0.62 0.15
BMP 5-5 ROOFTOP DISCONNECT 0.64 0.16
BMP 5-6 ROOFTOP DISCONNECT 0.63 0.15
BMP 5-7 ROOFTOP DISCONNECT 0.56 0.30
BMP 5-8 BIORETENTION 0.85 1.30
BMP 5-9 ROOFTOP DISCONNECT 0.52 0.40
BMP 5-10 BIORETENTION 0.74 0.19
BMP 5-11 ROOFTOP DISCONNECT 0.74 0.37
BMP 5-12 BIORETENTION 0.62 0.13
BMP 5-13 BIORETENTION 0.69 0.86
BMP 5-14 STORMFILTER 0.83 3.08
BMP 5-15 STORMFILTER 0.74 0.68
BMP 5-16 STORMFILTER 0.81 0.58
BMP 5-17 STORMFILTER 0.74 0.44
OUTFALL 5 CONSERVATION EASEMENT 0.34 6.57
OUTFALL 5 UNTREATED 0.45 11.58
OUTFALL 6 UNTREATED 0.50 1.12

(a)TOTAL 78.89

PART 2: COMPUTE THE WEIGHTED AVERAGE "C" FACTOR FOR THE SITE

A) AREA OF THE SITE = 78.89 ACRES

B)
SUBAREA DESCRIPTION "C" AREA (AC) (C x AREA)
BMP 1-1 PAVERS 0.83 0.22 0.18
BMP 1-2 PAVERS 0.82 0.19 0.16
BMP 1-3 BIORETENTION 0.79 0.49 0.38
BMP 1-4 BIORETENTION 0.65 0.87 0.57
BMP 1-5 PAVERS 0.85 0.68 0.58
BMP 1-6 ROOFTOP DISCONNECT 0.50 1.40 0.70
BMP 1-7 PAVERS 0.80 0.48 0.38
BMP 1-8 ROOFTOP DISCONNECT 0.49 0.31 0.15
BMP 1-9 ROOFTOP DISCONNECT 0.39 0.22 0.09
BMP 1-10 ROOFTOP DISCONNECT 0.42 0.20 0.08
BMP 1-11 ROOFTOP DISCONNECT 0.61 0.21 0.13
BMP 1-12 ROOFTOP DISCONNECT 0.64 0.23 0.15
BMP 1-13 ROOFTOP DISCONNECT 0.63 0.20 0.13
BMP 1-14 BIORETENTION 0.52 1.53 0.81
BMP 1-15 BIORETENTION 0.79 0.50 0.40
OUTFALL 1 UNTREATED 0.69 7.27 5.04
OUTFALL 2 UNTREATED 0.41 0.58 0.24
BMP 3-1 ROOFTOP DISCONNECT 0.52 1.27 0.66
BMP 3-2 ROOFTOP DISCONNECT 0.47 0.17 0.08
BMP 3-3 BIORETENTION 0.67 1.28 0.86
BMP 3-4 PAVERS 0.76 0.30 0.23
BMP 3-5 PAVERS 0.63 0.20 0.12
BMP 3-6 BIORETENTION 0.69 0.29 0.20
BMP 3-7 BIORETENTION 0.77 0.43 0.33
BMP 3-8 ROOFTOP DISCONNECT 0.66 0.30 0.20
BMP 3-9 ROOFTOP DISCONNECT 0.59 0.23 0.13
BMP 3-10 ROOFTOP DISCONNECT 0.59 0.23 0.14
BMP 3-11 BIORETENTION 0.86 0.82 0.70
BMP 3-12 BIORETENTION 0.71 1.81 1.28
OUTFALL 3 UNTREATED 0.61 7.35 4.46
BMP 4-1 BIORETENTION 0.78 0.44 0.35
BMP 4-2 BIORETENTION 0.83 1.28 1.06
BMP 4-3 BIORETENTION 0.77 0.74 0.57
BMP 4-4 INFILTRATION FACILITY 0.63 3.84 2.42
BMP 4-5 ROOFTOP DISCONNECT 0.58 0.13 0.07
BMP 4-6 POND 0.61 9.18 5.62
OUTFALL 4 UNTREATED 0.47 1.87 0.88
BMP 5-1 DRY SWALE 0.67 1.46 0.98
BMP 5-2 DRY SWALE 0.64 1.47 0.95
BMP 5-3 ROOFTOP DISCONNECT 0.64 0.16 0.10
BMP 5-4 ROOFTOP DISCONNECT 0.62 0.15 0.09
BMP 5-5 ROOFTOP DISCONNECT 0.64 0.16 0.10

BMP 5-6 ROOFTOP DISCONNECT 0.63 0.15 0.10
BMP 5-7 ROOFTOP DISCONNECT 0.56 0.30 0.17
BMP 5-8 BIORETENTION 0.85 1.30 1.10
BMP 5-9 ROOFTOP DISCONNECT 0.52 0.40 0.21
BMP 5-10 BIORETENTION 0.74 0.19 0.14
BMP 5-11 ROOFTOP DISCONNECT 0.74 0.37 0.27
BMP 5-12 BIORETENTION 0.62 0.13 0.08
BMP 5-13 BIORETENTION 0.69 0.86 0.59
BMP 5-14 STORMFILTER 0.83 3.08 2.54
BMP 5-15 STORMFILTER 0.74 0.68 0.50
BMP 5-16 STORMFILTER 0.81 0.58 0.47
BMP 5-17 STORMFILTER 0.74 0.44 0.32
OUTFALL 5 CONSERVATION EASEMENT 0.34 6.57 2.21
OUTFALL 5 UNTREATED 0.45 11.58 5.16
OUTFALL 6 UNTREATED 0.50 1.12 0.56

(b)TOTAL 47.16

C) WEIGHTED AVERAGE "C" = (b)/(a) = 0.60

PART 3: COMPUTE THE TOTAL PHOSPOROUS REMOVAL FOR THE SITE

SUBAREA BMP TYPE
REMOVAL

EFF (%) PRODUCT
(1) (2) (3) (6)

BMP 1-1 PAVERS 40 0.22 / 78.89 0.83 / 0.60 0.15
BMP 1-2 PAVERS 40 0.19 / 78.89 0.82 / 0.60 0.13
BMP 1-3 BIORETENTION 65 0.49 / 78.89 0.79 / 0.60 0.53
BMP 1-4 BIORETENTION 65 0.87 / 78.89 0.65 / 0.60 0.78
BMP 1-5 PAVERS 40 0.68 / 78.89 0.85 / 0.60 0.49
BMP 1-6 ROOFTOP DISCONNECT 50 1.40 / 78.89 0.50 / 0.60 0.74
BMP 1-7 PAVERS 40 0.48 / 78.89 0.80 / 0.60 0.32
BMP 1-8 ROOFTOP DISCONNECT 40 0.31 / 78.89 0.49 / 0.60 0.13
BMP 1-9 ROOFTOP DISCONNECT 40 0.22 / 78.89 0.39 / 0.60 0.07
BMP 1-10 ROOFTOP DISCONNECT 40 0.20 / 78.89 0.42 / 0.60 0.07
BMP 1-11 ROOFTOP DISCONNECT 40 0.21 / 78.89 0.61 / 0.60 0.11
BMP 1-12 ROOFTOP DISCONNECT 40 0.23 / 78.89 0.64 / 0.60 0.13
BMP 1-13 ROOFTOP DISCONNECT 40 0.20 / 78.89 0.63 / 0.60 0.11
BMP 1-14 BIORETENTION 65 1.53 / 78.89 0.52 / 0.60 1.11
BMP 1-15 BIORETENTION 65 0.50 / 78.89 0.79 / 0.60 0.55
OUTFALL 1 UNTREATED 7.27 / 78.89 0.69 / 0.60 0.00
OUTFALL 2 UNTREATED 0.58 / 78.89 0.41 / 0.60 0.00
BMP 3-1 ROOFTOP DISCONNECT 40 1.27 / 78.89 0.52 / 0.60 0.56
BMP 3-2 ROOFTOP DISCONNECT 40 0.17 / 78.89 0.47 / 0.60 0.07
BMP 3-3 BIORETENTION 65 1.28 / 78.89 0.67 / 0.60 1.19
BMP 3-4 PAVERS 40 0.30 / 78.89 0.76 / 0.60 0.19
BMP 3-5 PAVERS 40 0.20 / 78.89 0.63 / 0.60 0.11
BMP 3-6 BIORETENTION 65 0.29 / 78.89 0.69 / 0.60 0.27
BMP 3-7 BIORETENTION 65 0.43 / 78.89 0.77 / 0.60 0.46
BMP 3-8 ROOFTOP DISCONNECT 40 0.30 / 78.89 0.66 / 0.60 0.17
BMP 3-9 ROOFTOP DISCONNECT 40 0.23 / 78.89 0.59 / 0.60 0.11
BMP 3-10 ROOFTOP DISCONNECT 40 0.23 / 78.89 0.59 / 0.60 0.12
BMP 3-11 BIORETENTION 65 0.82 / 78.89 0.86 / 0.60 0.96
BMP 3-12 BIORETENTION 65 1.81 / 78.89 0.71 / 0.60 1.76
OUTFALL 3 UNTREATED 7.35 / 78.89 0.61 / 0.60 0.00
BMP 4-1 BIORETENTION 65 0.44 / 78.89 0.78 / 0.60 0.48
BMP 4-2 BIORETENTION 65 1.28 / 78.89 0.83 / 0.60 1.46
BMP 4-3 BIORETENTION 65 0.74 / 78.89 0.77 / 0.60 0.78
BMP 4-4 INFILTRATION FACILITY 70 3.84 / 78.89 0.63 / 0.60 3.60
BMP 4-5 ROOFTOP DISCONNECT 40 0.13 / 78.89 0.58 / 0.60 0.06
BMP 4-6 POND 40 9.18 / 78.89 0.61 / 0.60 4.76
OUTFALL 4 UNTREATED 1.87 / 78.89 0.47 / 0.60 0.00
BMP 5-1 DRY SWALE 65 1.46 / 78.89 0.67 / 0.60 1.35
BMP 5-2 DRY SWALE 65 1.47 / 78.89 0.64 / 0.60 1.31
BMP 5-3 ROOFTOP DISCONNECT 40 0.16 / 78.89 0.64 / 0.60 0.09
BMP 5-4 ROOFTOP DISCONNECT 40 0.15 / 78.89 0.62 / 0.60 0.08
BMP 5-5 ROOFTOP DISCONNECT 40 0.16 / 78.89 0.64 / 0.60 0.09
BMP 5-6 ROOFTOP DISCONNECT 40 0.15 / 78.89 0.63 / 0.60 0.08
BMP 5-7 ROOFTOP DISCONNECT 40 0.30 / 78.89 0.56 / 0.60 0.14
BMP 5-8 BIORETENTION 65 1.30 / 78.89 0.85 / 0.60 1.52
BMP 5-9 ROOFTOP DISCONNECT 40 0.40 / 78.89 0.52 / 0.60 0.18
BMP 5-10 BIORETENTION 65 0.19 / 78.89 0.74 / 0.60 0.19
BMP 5-11 ROOFTOP DISCONNECT 40 0.37 / 78.89 0.74 / 0.60 0.23
BMP 5-12 BIORETENTION 65 0.13 / 78.89 0.62 / 0.60 0.11
BMP 5-13 BIORETENTION 65 0.86 / 78.89 0.69 / 0.60 0.82
BMP 5-14 STORMFILTER 50 3.08 78.89 0.83 0.60 2.70
BMP 5-15 STORMFILTER 50 0.68 78.89 0.74 0.60 0.53
BMP 5-16 STORMFILTER 50 0.58 78.89 0.81 0.60 0.50
BMP 5-17 STORMFILTER 50 0.44 78.89 0.74 0.60 0.34
OUTFALL 5 CONSERVATION EASEMENT 100 6.57 78.89 1 8.33
OUTFALL 5 UNTREATED 11.58 / 78.89 0.45 / 0.60 0.00
OUTFALL 6 UNTREATED 1.12 / 78.89 0.50 / 0.60 0.00

(b)TOTAL 41.10

AREA RATIO C FACTOR RATIO
(5)(4)
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Extended Detention Method Data Spreadsheet

Note: information regarding the extended detention method can be found
by clicking on the link below

OUTFALL 4

General Input Data: units
1. Contributing site drainage area at the outfall (Adr) (acres) 13.64
2. Forested condition weighted runoff curve number (CNf) 70
3. Developed condition weighted runoff curve number (CNd) 87
4. Forested condition time of concentration (Tc-f) (minutes) 37.80
5. Post-developed condition time of concentration (Tc-d) (minutes) 6.00
6. Rainfall depths:

1-year (P1YR) (inches) 2.7
(optional) 1.5-year (P1.5YR) (inches)

2-year (P2YR) (inches) 3.2
10-year (P10YR) (inches) 5.2

1-Yr 24 hour drawdown orifice sizing
7. s= (1000/CNd)-10 (inches) 1.49
8. 1-Yr post-developed runoff depth (D1YR) (inches) 1.48
9. 1-Yr post-developed runoff volume (V1YR) (acre-ft) 1.68

10. Maximum head required for the 1-Yr storage volume (H1YR) (feet) 6.53
11. Release rate for 1-Yr 24 hour drawdown (Q1YRorif) (cfs) 1.70
12. Size of orifice to provide 24 hour release (A1YRorif) (sf) 0.14
13. Diameter of circular orifice (d1YRorif) (inches) 5.03

Data for determining the allowable releases
14. Forested condition runoff volumes:

(optional) 1.5-year (Vf1.5YR) (acre-ft)
2-year (Vf2YR) (acre-ft) 1.25

10-year (Vf10YR) (acre-ft) 3.30
15. Post-developed condition runoff volumes:

(optional) 1.5-year (Vd1.5YR) (acre-ft)
2-year (Vd2YR) (acre-ft) 2.04

10-year (Vd10YR) (acre-ft) 4.00
16. Forested condition peak flows:

(optional) 1.5-year (Qf1.5YR) (cfs)
2-year (Qf2YR) (cfs) 9.70

10-year (Qf10YR) (cfs) 28.87
17. Post-developed condition peak flows:

(optional) 1.5-year (Qd1.5YR) (cfs)
2-year (Qd2YR) (cfs) 43.56

10-year (Qd10YR) (cfs) 82.87

Allowable peak releases
18. Allowable peak releases from site

(optional) 1.5-year (Qallow1.5yr) (cfs) NA
2-year (Qallow2yr) (cfs) 5.94

10-year (Qallow10yr) (cfs) 23.82
19. Offsite areas peak release to detention

(optional) 1.5-year (Qoff1.5yr) (cfs) NA
2-year (Qoff2yr) (cfs) 0.00

10-year (Qoff10yr) (cfs) 0.00
20. Adjusted allowable peak release from site (taking into account offsite areas)

(optional) 1.5-year ADJUSTED (Qallow1.5yr) (cfs) NA
2-year ADJUSTED (Qallow2yr) (cfs) 5.94

10-year ADJUSTED (Qallow10yr) (cfs) 23.82

Compliance
21. Undetained peak releases from site

(optional) 1.5-year (Qundet1.5yr) (cfs)
2-year (Qundet2yr) (cfs) 4.85

10-year (Qundet10yr) (cfs) 10.11
22. Routed peak releases from extended detention

(optional) 1.5-year (Qdet1.5yr) (cfs)
2-year (Qdet2yr) (cfs) 0.55

10-year (Qdet10yr) (cfs) 4.02
23. Total peak releases from site

(optional) 1.5-year (Qtotal1.5yr) (cfs)
2-year (Qtotal2yr) (cfs) 5.40

10-year (Qtotal10yr) (cfs) 14.13
24. Results:

Because the total peak release is less than the allowable release, extended detention facility is adequate for the 2 year storm
Because the total peak release is less than the allowable release, extended detention facility is adequate for the 10 year storm

PFM section 6-0203.4C
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Extended Detention Method Data Spreadsheet

Note: information regarding the extended detention method can be found
by clicking on the link below

OUTFALL 5

General Input Data: units
1. Contributing site drainage area at the outfall (Adr) (acres) 21.26
2. Forested condition weighted runoff curve number (CNf) 70
3. Developed condition weighted runoff curve number (CNd) 87
4. Forested condition time of concentration (Tc-f) (minutes) 10.00
5. Post-developed condition time of concentration (Tc-d) (minutes) 6.00
6. Rainfall depths:

1-year (P1YR) (inches) 2.7
(optional) 1.5-year (P1.5YR) (inches)

2-year (P2YR) (inches) 3.2
10-year (P10YR) (inches) 5.2

1-Yr 24 hour drawdown orifice sizing
7. s= (1000/CNd)-10 (inches) 1.49
8. 1-Yr post-developed runoff depth (D1YR) (inches) 1.48
9. 1-Yr post-developed runoff volume (V1YR) (acre-ft) 2.62

10. Maximum head required for the 1-Yr storage volume (H1YR) (feet) 3.46
11. Release rate for 1-Yr 24 hour drawdown (Q1YRorif) (cfs) 2.64
12. Size of orifice to provide 24 hour release (A1YRorif) (sf) 0.30
13. Diameter of circular orifice (d1YRorif) (inches) 7.36

Data for determining the allowable releases
14. Forested condition runoff volumes:

(optional) 1.5-year (Vf1.5YR) (acre-ft)
2-year (Vf2YR) (acre-ft) 1.87

10-year (Vf10YR) (acre-ft) 4.94
15. Post-developed condition runoff volumes:

(optional) 1.5-year (Vd1.5YR) (acre-ft)
2-year (Vd2YR) (acre-ft) 3.18

10-year (Vd10YR) (acre-ft) 6.24
16. Forested condition peak flows:

(optional) 1.5-year (Qf1.5YR) (cfs)
2-year (Qf2YR) (cfs) 29.32

10-year (Qf10YR) (cfs) 82.16
17. Post-developed condition peak flows:

(optional) 1.5-year (Qd1.5YR) (cfs)
2-year (Qd2YR) (cfs) 67.89

10-year (Qd10YR) (cfs) 129.16

Allowable peak releases
18. Allowable peak releases from site

(optional) 1.5-year (Qallow1.5yr) (cfs) NA
2-year (Qallow2yr) (cfs) 17.24

10-year (Qallow10yr) (cfs) 65.04
19. Offsite areas peak release to detention

(optional) 1.5-year (Qoff1.5yr) (cfs) NA
2-year (Qoff2yr) (cfs) 0.00

10-year (Qoff10yr) (cfs) 0.00
20. Adjusted allowable peak release from site (taking into account offsite areas)

(optional) 1.5-year ADJUSTED (Qallow1.5yr) (cfs) NA
2-year ADJUSTED (Qallow2yr) (cfs) 17.24

10-year ADJUSTED (Qallow10yr) (cfs) 65.04

Compliance
21. Undetained peak releases from site

(optional) 1.5-year (Qundet1.5yr) (cfs)
2-year (Qundet2yr) (cfs) 11.78

10-year (Qundet10yr) (cfs) 22.42
22. Routed peak releases from extended detention

(optional) 1.5-year (Qdet1.5yr) (cfs)
2-year (Qdet2yr) (cfs) 5.41

10-year (Qdet10yr) (cfs) 38.39
23. Total peak releases from site

(optional) 1.5-year (Qtotal1.5yr) (cfs)
2-year (Qtotal2yr) (cfs) 17.19

10-year (Qtotal10yr) (cfs) 60.81
24. Results:

Because the total peak release is less than the allowable release, extended detention facility is adequate for the 2 year storm
Because the total peak release is less than the allowable release, extended detention facility is adequate for the 10 year storm

PFM section 6-0203.4C



1. Post-Development Project & Land Cover Information
Constants
Annual Rainfall (inches) 43
Target Rainfall Event (inches) 1.00
Phosphorus EMC (mg/L) 0.26 Nitrogen EMC (mg/L) 1.86
Target Phosphorus Target Load (lb/acre/yr) 0.41
Impervious Cover 0.90

Land Cover  (acres)
A soils B Soils C Soils D Soils Totals

Forest/Open Space (acres) -- undisturbed,
protected forest/open space or reforested land 0.00 0.00 0.00 0.00 0.00
Managed Turf (acres) -- disturbed, graded for
yards or other turf to be mowed/managed 0.00 0.00 14.13 16.90 31.03
Impervious Cover (acres) 0.00 0.00 0.00 39.08 39.08

Total 70.11

Rv Coefficients
A soils B Soils C Soils D Soils

Forest/Open Space 0.02 0.03 0.04 0.05
Managed Turf 0.15 0.20 0.22 0.25
Impervious Cover 0.95 0.95 0.95 0.95

Land Cover Summary
Forest/Open Space Cover (acres) 0.00
Weighted Rv(forest) 0.00
% Forest 0%
Managed Turf Cover (acres) 31.03
Weighted Rv(turf) 0.24
% Managed Turf 44%
Impervious Cover (acres) 39.08
Rv(impervious) 0.95
% Impervious 56%
Total Site Area (acres) 70.11
Site Rv 0.63

OUTFALL 1
Drainage Area A Land Cover  (acres)

A soils B Soils C Soils D Soils Totals
Managed Turf (acres) -- disturbed, graded
for yards or other turf to be
mowed/managed 0.00 0.00 3.22 2.93 6.15
Impervious Cover (acres) 0.00 0.00 0.00 8.84 8.84

Total 14.99

Apply Runoff Reduction Practices to Reduce Treatment Volume & Post-Development Load in Drainage Area A

Credit Credit Credit Area (acres)
Volume from Upstream
RR Practice (cf)

Runoff
Reduction (cf)

Remaining
Runoff Volume

(cf)
Phosphorus
Efficiency (%)

Phosphorus
Load from
Upstream RR
Practices (lbs)

Untreated
Phosphorus
Load to Practice
(lbs.)

Phosphorus
Removed By
Practice (lbs.)

Remaining
Phosphorus
Load (lbs.)

Downstream
Treatment to be
Employed

2. Rooftop Disconnection

2.c. To Soil Amended Filter Path as per
specifications (existing C/D soils) (Spec #4) 0.50 0.54 0 931 931 0 0.00 1.17 0.58 0.58

3. Permeable Pavement

3.a. Permeable Pavement #1 (Spec #7)
0.45 0.20 0 310 379 25 0.00 0.43 0.25 0.18

6. Bioretention

0.80 1.89 0 5214 1304 50 0.00 4.09 3.68 0.41

0.80 1.50 0 1029 257 50 0.00 0.81 0.73 0.08

6.b. Bioretention #2 (Spec #9)

Unit Description of Credit

45% runoff volume reduction

impervious acres disconnected
50% runoff volume reduction for

treated area

acres of permeable pavement +
acres of "external" (upgradient)

impervious pavement

80% runoff volume reduction
turf acres draining to

bioretention 80% runoff volume reduction

impervious acres draining to
bioretention

w
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OUTFALL 2
Drainage Area B Land Cover  (acres)

A soils B Soils C Soils D Soils Totals
Forest/Open Space (acres) -- undisturbed,
protected forest/open space or reforested land 0.00 0.00 0.00 0.00 0.00
Managed Turf (acres) -- disturbed, graded for
yards or other turf to be mowed/managed 0.00 0.00 0.00 0.47 0.47
Impervious Cover (acres) 0.00 0.00 0.00 0.11 0.11

Total 0.58

TOTAL RUNOFF REDUCTION IN D.A. A (cf) 7,485

OUTFALL 4
Drainage Area D Land Cover  (acres)

A soils B Soils C Soils D Soils Totals
Managed Turf (acres) -- disturbed, graded for
yards or other turf to be mowed/managed 0.00 0.00 1.89 6.52 8.41
Impervious Cover (acres) 0.00 0.00 0.00 9.07 9.07

Total 17.48

Apply Runoff Reduction Practices to Reduce Treatment Volume & Post-Development Load in Drainage Area A

Credit Credit Credit Area (acres)

Volume from
Upstream RR
Practice (cf)

Runoff
Reduction (cf)

Remaining
Runoff Volume

(cf)
Phosphorus
Efficiency (%)

Phosphorus
Load from
Upstream RR
Practices (lbs)

Untreated
Phosphorus
Load to Practice
(lbs.)

Phosphorus
Removed By
Practice (lbs.)

Remaining
Phosphorus
Load (lbs.)

Downstream Treatment to be
Employed

2. Rooftop Disconnection

2.c. To Soil Amended Filter Path as per
specifications (existing C/D soils) (Spec #4) 0.50 0.03 0 52 52 0 0.00 0.06 0.03 0.03 8.a. ED #1

6. Bioretention

0.80 2.05 0 5656 1414 50 0.00 4.44 3.99 0.44 8.a. ED #1

0.80 0.41 0 281 70 50 0.00 0.22 0.20 0.02 8.a. ED #1

0.00 4.77 1466 0 17915 15 0.48 10.32 1.62 9.18
0.00 4.41 70 0 3854 15 0.02 2.37 0.36 2.04

impervious acres draining to

Unit

50% runoff volume reduction for
treated areaimpervious acres disconnected

Description of Credit

80% runoff volume reduction
turf acres draining to

bioretention 80% runoff volume reduction

impervious acres draining to
bioretention6.b. Bioretention #2 (Spec #9)

8.a. ED #1 (Spec #15) turf acres draining to ED
0% runoff volume reduction
0% runoff volume reduction

8. Extended Detention Pond

TOTAL RUNOFF REDUCTION IN D.A. D (cf) 5,989

OUTFALL 3
Drainage Area C Land Cover  (acres)

A soils B Soils C Soils D Soils Totals
Managed Turf (acres) -- disturbed, graded for
yards or other turf to be mowed/managed 0.00 0.00 4.21 2.19 6.40
Impervious Cover (acres) 0.00 0.00 0.00 8.28 8.28

Total 14.68

Apply Runoff Reduction Practices to Reduce Treatment Volume & Post-Development Load in Drainage Area A

Credit Credit Credit Area (acres)

Volume from
Upstream RR
Practice (cf)

Runoff
Reduction (cf)

Remaining
Runoff Volume

(cf)
Phosphorus
Efficiency (%)

Phosphorus
Load from
Upstream RR
Practices (lbs)

Untreated
Phosphorus
Load to Practice
(lbs.)

Phosphorus
Removed By
Practice (lbs.)

Remaining
Phosphorus
Load (lbs.)

Downstream
Treatment to be
Employed

2. Rooftop Disconnection

2.c. To Soil Amended Filter Path as per
specifications (existing C/D soils) (Spec #4) 0.50 0.53 0 914 914 0 0.00 1.15 0.57 0.57

3. Permeable Pavement

3.a. Permeable Pavement #1 (Spec #7)
0.45 0.30 0 466 569 25 0.00 0.65 0.38 0.27

6. Bioretention

0.80 2.52 0 6952 1738 50 0.00 5.45 4.91 0.55

0.80 0.83 0 570 142 50 0.00 0.45 0.40 0.04
TOTAL RUNOFF REDUCTION IN D.A. C (cf) 8,901

80% runoff volume reduction
turf acres draining to

bioretention 80% runoff volume reduction

impervious acres draining to
bioretention

acres of permeable pavement +
acres of "external" (upgradient)

impervious pavement

50% runoff volume reduction for
treated area

Unit Description of Credit

45% runoff volume reduction

impervious acres disconnected

6.b. Bioretention #2 (Spec #9)



Design Assumptions

Total Site Area 70.11 ac
Total Area of Compost
Amendment 14.13 ac

Outfall Area Designation Drainage Area
Weighted CN
Before SWM

DCR 1 Year
Runoff Depth
Before SWM
(inches)

Adjusted CN After
SWM

DCR 1 Year
Runoff Depth
After SWM
(inches)

1 14.99 91 1.76 87 1.52
2 0.58 83 1.24 83 1.24
3 14.68 90 1.73 86 1.42
4 17.48 89 1.66 87 1.51
5 22.38 90 1.69 87 1.49
Total / Weighted Average 70.11 89.9 1.70 86.8 1.48

Summary
0.22

Post Development vs Post Development with Compost Amendment and Runoff Reduction

Total Runoff Reduction achieved via DCR Spreadsheet (inches)

1-year storm 2-year storm 10-year storm
2.70 3.20 5.20

14.99
7,485

0.58
0

14.68
8,901

17.48
5,989

22.38
8,231

Based on the use of Runoff Reduction practices in the various drainage areas, the spreadsheet calculates an adjusted Vdeveloped and adjusted Curve Number.
A soils B Soils C Soils D Soils

Area (acres) 0.0 0.0 0.0 0.0
CN 30 55 70 77

Area (acres) 0.0 0.0 3.2 2.9
CN 39 61 74 80

Area (acres) 0.0 0.0 0.0 8.8
CN 98 98 98 98

Weighted CN S
89 1.19

1-year storm 2-year storm 10-year storm
1.66 2.11 4.00
1.52 1.97 3.86

Adjusted CN 87 88 88

A soils B Soils C Soils D Soils
Area (acres) 0.0 0.0 0.0 0.0

CN 30 55 70 77
Area (acres) 0.0 0.0 0.0 0.5

CN 39 61 74 80
Area (acres) 0.0 0.0 0.0 0.1

CN 98 98 98 98
Weighted CN S

83 1.99
1-year storm 2-year storm 10-year storm

1.24 1.64 3.40
1.24 1.64 3.40

Adjusted CN 83 83 83
A soils B Soils C Soils D Soils

Area (acres) 0.0 0.0 0.0 0.0
CN 30 55 70 77

Area (acres) 0.0 0.0 4.2 2.2
CN 39 61 74 80

Area (acres) 0.0 0.0 0.0 8.3
CN 98 98 98 98

Weighted CN S
88 1.31

1-year storm 2-year storm 10-year storm
1.59 2.03 3.90
1.42 1.87 3.74

Adjusted CN 86 86 87
A soils B Soils C Soils D Soils

Area (acres) 0.0 0.0 0.0 0.0
CN 30 55 70 77

Area (acres) 0.0 0.0 1.9 6.5
CN 39 61 74 80

Area (acres) 0.0 0.0 0.0 9.1
CN 98 98 98 98

Weighted CN S
89 1.28

1-year storm 2-year storm 10-year storm
1.61 2.06 3.93
1.51 1.96 3.84

Adjusted CN 87 87 88
A soils B Soils C Soils D Soils

Area (acres) 0.0 0.0 0.0 0.0
CN 30 55 70 77

Area (acres) 0.0 0.0 4.9 5.3
CN 39 61 74 80

Area (acres) 0.0 0.0 0.0 12.2
CN 98 98 98 98

Weighted CN S
88 1.30

1-year storm 2-year storm 10-year storm
1.59 2.04 3.91
1.49 1.94 3.81

Adjusted CN 87 87 87

OUTFALL 2
Drainage Area (acres)
Runoff Reduction Volume (cf)

RVDeveloped (in) with Runoff Reduction

Outfall 1

OUTFALL 4

RVDeveloped (in) with no Runoff Reduction

Drainage Area (acres)
Runoff Reduction Volume (cf)

Target Rainfall Event (in)

Drainage Area (acres)
OUTFALL 1

Impervious Cover

Runoff Reduction Volume (cf)

Forest/Open Space -- undisturbed, protected forest/open
space or reforested land

Managed Turf -- disturbed, graded for yards or other turf to be
mowed/managed

OUTFALL 3

Runoff Reduction Volume (cf)

Forest/Open Space -- undisturbed, protected forest/open
space or reforested land

RVDeveloped (in) with no Runoff Reduction

Impervious Cover

Drainage Area (acres)
Runoff Reduction Volume (cf)
OUTFALL 5 AND 6
Drainage Area (acres)

Managed Turf -- disturbed, graded for yards or other turf to be
mowed/managed

RVDeveloped (in) with Runoff Reduction

Outfall 2

RVDeveloped (in) with Runoff Reduction

Forest/Open Space -- undisturbed, protected forest/open
space or reforested land

Managed Turf -- disturbed, graded for yards or other turf to be
mowed/managed

Impervious Cover

RVDeveloped (in) with no Runoff Reduction

Impervious Cover

RVDeveloped (in) with no Runoff Reduction
RVDeveloped (in) with Runoff Reduction

Outfall 5 and 6

Forest/Open Space -- undisturbed, protected forest/open
space or reforested land

Managed Turf -- disturbed, graded for yards or other turf to be
mowed/managed

RVDeveloped (in) with Runoff Reduction

Forest/Open Space -- undisturbed, protected forest/open
space or reforested land

Managed Turf -- disturbed, graded for yards or other turf to be
mowed/managed

Impervious Cover

RVDeveloped (in) with no Runoff Reduction

Outfall 4

Outfall 3

1-year storm 2-year storm 10-year storm
2.70 3.20 5.20

14.99
7,545

0.58
0

14.68
11,079

17.48
6,005

22.38
7,584

Based on the use of Runoff Reduction practices in the various drainage areas, the spreadsheet calculates an adjusted Vdeveloped and adjusted Curve Number.
A soils B Soils C Soils D Soils

Area (acres) 0.0 0.0 0.0 0.0
CN 30 55 70 77

Area (acres) 0.0 0.0 0.0 6.2
CN 39 61 74 80

Area (acres) 0.0 0.0 0.0 8.8
CN 98 98 98 98

Weighted CN S
91 1.04

1-year storm 2-year storm 10-year storm
1.76 2.22 4.14
1.62 2.08 4.00

Adjusted CN 89 89 89
A soils B Soils C Soils D Soils

Area (acres) 0.0 0.0 0.0 0.0
CN 30 55 70 77

Area (acres) 0.0 0.0 0.0 0.5
CN 39 61 74 80

Area (acres) 0.0 0.0 0.0 0.1
CN 98 98 98 98

Weighted CN S
83 1.99

1-year storm 2-year storm 10-year storm
1.24 1.64 3.40
1.24 1.64 3.40

Adjusted CN 83 83 83
A soils B Soils C Soils D Soils

Area (acres) 0.0 0.0 0.0 0.0
CN 30 55 70 77

Area (acres) 0.0 0.0 0.0 6.3
CN 39 61 74 80

Area (acres) 0.0 0.0 0.0 8.4
CN 98 98 98 98

Weighted CN S
90 1.08

1-year storm 2-year storm 10-year storm
1.73 2.19 4.10
1.52 1.98 3.89

Adjusted CN 87 88 88
A soils B Soils C Soils D Soils

Area (acres) 0.0 0.0 0.0 0.0
CN 30 55 70 77

Area (acres) 0.0 0.0 0.0 8.4
CN 39 61 74 80

Area (acres) 0.0 0.0 0.0 9.1
CN 98 98 98 98

Weighted CN S
89 1.19

1-year storm 2-year storm 10-year storm
1.66 2.11 4.00
1.56 2.02 3.90

Adjusted CN 88 88 88
A soils B Soils C Soils D Soils

Area (acres) 0.0 0.0 0.0 0.0
CN 30 55 70 77

Area (acres) 0.0 0.0 0.0 10.2
CN 39 61 74 80

Area (acres) 0.0 0.0 0.0 12.2
CN 98 98 98 98

Weighted CN S
90 1.14

1-year storm 2-year storm 10-year storm
1.69 2.15 4.05
1.60 2.06 3.96

Adjusted CN 89 89 89

Forest/Open Space -- undisturbed, protected forest/open
space or reforested land

Managed Turf -- disturbed, graded for yards or other turf to be
mowed/managed

RVDeveloped (in) with Runoff Reduction

Forest/Open Space -- undisturbed, protected forest/open
space or reforested land

Managed Turf -- disturbed, graded for yards or other turf to be
mowed/managed

Impervious Cover

RVDeveloped (in) with no Runoff Reduction

OUTFALL 4

OUTFALL 3

OUTFALL 2

RVDeveloped (in) with Runoff Reduction

Forest/Open Space -- undisturbed, protected forest/open
space or reforested land

Managed Turf -- disturbed, graded for yards or other turf to be
mowed/managed

Impervious Cover

RVDeveloped (in) with no Runoff Reduction

Impervious Cover

RVDeveloped (in) with no Runoff Reduction
RVDeveloped (in) with Runoff Reduction

OUTFALL 5 AND 6

Runoff Reduction Volume (cf)

Forest/Open Space -- undisturbed, protected forest/open
space or reforested land

RVDeveloped (in) with no Runoff Reduction

Impervious Cover

Drainage Area (acres)
Runoff Reduction Volume (cf)
OUTFALL 5 AND 6
Drainage Area (acres)

Managed Turf -- disturbed, graded for yards or other turf to be
mowed/managed

RVDeveloped (in) with Runoff Reduction

Target Rainfall Event (in)

Drainage Area (acres)
OUTFALL 1

Impervious Cover

Runoff Reduction Volume (cf)

Forest/Open Space -- undisturbed, protected forest/open
space or reforested land

Managed Turf -- disturbed, graded for yards or other turf to be
mowed/managed

OUTFALL 3

OUTFALL 2
Drainage Area (acres)
Runoff Reduction Volume (cf)

RVDeveloped (in) with Runoff Reduction

OUTFALL 1

OUTFALL 4

RVDeveloped (in) with no Runoff Reduction

Drainage Area (acres)
Runoff Reduction Volume (cf)
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OUTFALL 5 AND 6
Drainage Area E Land Cover  (acres)

A soils B Soils C Soils D Soils Totals
Managed Turf (acres) -- disturbed, graded for
yards or other turf to be mowed/managed 0.00 0.00 4.88 5.31 10.19
Impervious Cover (acres) 0.00 0.00 0.00 12.19 12.19

Total 22.38

Apply Runoff Reduction Practices to Reduce Treatment Volume & Post-Development Load in Drainage Area A

Credit Credit Credit Area (acres)

Volume from
Upstream RR
Practice (cf)

Runoff
Reduction (cf)

Remaining
Runoff Volume

(cf)
Phosphorus
Efficiency (%)

Phosphorus
Load from
Upstream RR
Practices (lbs)

Untreated
Phosphorus
Load to Practice
(lbs.)

Phosphorus
Removed By
Practice (lbs.)

Remaining
Phosphorus
Load (lbs.)

Downstream
Treatment to be
Employed

2. Rooftop Disconnection

2.c. To Soil Amended Filter Path as per
specifications (existing C/D soils) (Spec #4) 0.50 0.59 0 1017 1017 0 0.00 1.28 0.64 0.64

5. Dry Swale

0.40 1.74 0 2400 3600 20 0.00 3.77 1.96 1.81
0.40 1.19 0 408 613 20 0.00 0.64 0.33 0.31

6. Bioretention

0.80 1.23 0 3393 848 50 0.00 2.66 2.40 0.27

0.80 0.47 0 323 81 50 0.00 0.25 0.23 0.03
TOTAL RUNOFF REDUCTION IN D.A. E (cf) 7,542

6.b. Bioretention #2 (Spec #9)

impervious acres draining to
dry swale

40% runoff volume reduction
40% runoff volume reduction5.a. Dry Swale #1 (Spec #10)

turf acres draining to dry swale

Unit Description of Credit

impervious acres disconnected
50% runoff volume reduction for

treated area

80% runoff volume reduction
turf acres draining to

bioretention 80% runoff volume reduction

impervious acres draining to
bioretention
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DESCRIPTION OF THE APPLICATION 
 
The Alexander Company requests to rezone 78.89 acres (including 0.36 acres of public 
right-of-way from White Spruce Way that is proposed to be vacated/abandoned) of the 
reformatory and penitentiary portion of the former District of Columbia Department of 
Corrections’ Lorton Prison for a residential and commercial development.  The site is 
also known as the Laurel Hill Adaptive Reuse Area and is currently owned by Fairfax 
County.  The County is working cooperatively with the Alexander Company and Elm 
Street Communities towards the redevelopment of this former prison site, based on the 
recommendations of the Laurel Hill Adaptive Reuse Area Master Plan.  A companion, 
Master Development Agreement (MDA) will be submitted for the Board of Supervisors 
Approval with the rezoning application.      
 
Two zoning districts are proposed as part of the application.  First, the former 
reformatory portion (62.54 acres) is proposed to be rezoned from the R-C District to the 
PDH-8 District for the development of 352 dwelling units with an option for 364 units.  
Specifically, the applicant proposes the adaptive reuse of the reformatory buildings and 
guard quarters for the development of 171 multi-family (MF) units.  In addition, the 
applicant proposes the development of 157 new single family attached (SFA) units and 
24 new single family detached (SFD) units.  The applicant proposes approximately 
28,000 square feet of non-residential uses with the adaptive reuse of the chapel (Land 
Bay 3) and power plant building (Land Bay 4).  The applicant has the option to convert 
the 8,000 square foot power plant building into 12 additional multi-family units instead of 
non-residential uses.  
 
The remaining former penitentiary portion (16.35 acres) is proposed to be rezoned from 
the R-C District to the PDC District for up to 110,000 square feet of both new and 
adaptive reuse development.  The applicant has multiple development options for the 
PDC portion.  The applicant will construct approximately 49,000 square feet of new 
commercial/retail uses within either three new buildings or one new building in the area 
north of the historic buildings.  Within the approximately 61,000 square feet for adaptive 
reuse of the six former cellblocks (P1-P6) and dining hall (P12) the applicant has the 
option for a mix of office uses, retail/commercial uses, or residential uses.  The 
residential option would be limited to a total of 48 dwelling units (approximately 50,000 
square feet).  Implementation of options will be determined by the market and 
conditions described in the companion MDA. 
 
The residential options proposed in both the PDH and PDC District would be utilized 
only after the applicant has actively marketed those buildings for non-residential uses 
for a certain length of time and after review by the County, per the MDA.  If both 
residential options are implemented to the maximum allowed, the total number of 
residential units would be increased by 60 units to 412 units (including 181 new 
residential units and 231 adaptive reuse multi-family units) and the non-residential 
square footage for the entire development would then be decreased from 138,000 
square feet to 80,000 square feet.  Figure 1 illustrates the proposed development.   



 

 
Figure 1: Illustrated Development Plan (Source: Walter L Phillips) 

 
A reduced copy of the proposed Conceptual/Final Development Plan (CDP/FDP) is 
included in the front of this report.  The applicant’s draft proffers, staff’s proposed final 
development plan conditions, applicant’s statement of justification and affidavit are 
included in Appendices 1-4, respectively.  

PDC District 

PDH District 
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Waivers and Modifications 
 

The applicant requests approval of the following modifications and waivers:   
 
● Waiver #1183-WPFM-010-1 of Section 6-0303.8 of the Public Facilities Manual 

(PFM) to allow for an underground stormwater vault on a residential property, 
subject to the conditions dated November 5, 2012, contained in Attachment A of 
Appendix 19.  

● Resource Protection Area Encroachment Exception #1183-WRPA-007-1 and 
Water Quality Impact Assessment #1183-WQ-010-1, subject to the conditions 
dated September 24, 2013, contained in Appendix 20.  

 
● Modification of Section 13-303 for the transitional screening requirement and 

modification/waiver of Section 13-304 of the Zoning Ordinance for the barrier 
requirement between the uses on-site and adjacent single family detached and 
attached units to permit the transitional screening and barriers as shown on the 
CDP/FDP. 

 
● Waiver of Section 6-107 of the Zoning Ordinance requiring the 200 square foot 

privacy yard for single family attached units.   
 
● Modification of PFM 12-0510.4E (5) to permit trees to be located within four feet 

of a restrictive barrier.   
 
● Modification of the peripheral parking lot landscaping of Section 13-203 of the 

Zoning Ordinance to permit the landscaping depicted on the CDP/FDP.   
 
● Modification of Section 6-206 of the Zoning Ordinance to permit the gross floor 

area of residential uses in a PDC District to exceed 50 percent of the gross floor 
area of all principal uses in the development to permit up to 50,000 square feet 
as residential uses and waiver to allow the gross floor area of secondary uses to 
exceed 25% of the gross floor area of all principal uses in the development.   

 
Staff notes that the applicant has requested a vacation/abandonment of White Spruce 
Way.  That request will be processed separately by the Fairfax County Department of 
Transportation.   
 
At the time of site plan approval, the applicant will be requesting waivers/modifications 
from the Director of the Department of Public Works and Environmental Services 
(DPWES) related to sanitary sewer line depth, drainage diversion, combined principal 
and emergency spillway, dam breach analysis and the use of innovative stormwater 
management facilities.  Due to the complexity of these requests and the detailed 
engineering needed to submit and review these waivers, it is appropriate to process 
them for review at site plan and not at the time of rezoning.     
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LOCATION, CHARACTER, SURROUNDING USE AND ZONING 
 
The 78.89 acre Laurel Hill Adaptive Reuse Area is also known as the former 
reformatory and penitentiary of the former District of Columbia Department of 
Corrections’ Lorton Prison.  The reformatory portion includes 41 buildings, including 
dormitories, an auditorium/hospital and gymnasium.  The penitentiary portion includes 
15 structures including cellblocks, towers and a dining hall.  Most of the structures are 
proposed to remain on-site and be adaptively reused.   
 
The site is generally located north of Lorton Road and Laurel Hill Park, west of 
Silverbrook Road, south of White Spruce Way, and east of the Laurel Hill Golf Course 
and the Spring Hill Senior Campus development.  The site is included as part of the 
District of Columbia Workhouse and Reformatory National Register Historic District that 
extends over 511 acres.  A majority of the buildings and features on the site are 
identified as contributing to the National Register Historic District.   
 
To the northwest is the Spring Hill Seniors Campus consisting of single family detached, 
attached and multi-family dwelling units zoned PDH-12.  To the northeast across 
Silverbrook Road is the Laurel Hill single family detached and attached development, 
zoned PDH-4.  To the southeast is the Gunston Corner single family attached and multi-
family development and is zoned R-20.  To the south is the Laurel Hill Park, zoned R-C.   
To the west is the Laurel Hill Golf Course, zoned R-C.   
 

 
Figure 2: Aerial View (Source: Fairfax County) 
1) Penitentiary; 2) Guards Quarters; 3) Recreation Area/Ball Field; 4) Laurel Hill (Lindsay) House; 5) Chapel; 6) Reformatory 

Gunston Corner 

Laurel Hill 

Laurel Hill Golf 

Couse 
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The site contains prison structures primarily dating to the 1920s and 1930s consisting of 
dormitory buildings, shop and industrial buildings later converted to dormitories, two 
dining halls, a chapel, a power plant, and cellblock buildings enclosed by a brick wall. 
The site also contains a recreation/baseball field, used on an interim basis by a local 
baseball team.  Figure 2 provides an aerial photo of the site and identifies surrounding 
areas along with key parts of the existing uses.  The developed portion of the site 
contains little-to-no vegetation; most of the existing vegetation is located on the eastern 
side of the property adjacent to Silverbrook Road and the residential development to the 
east.  Environmental quality corridors (EQC) are located primarily in the southwest 
portion of the site and resource protection areas (RPAs) in the southeast and northeast 
portions of the site.   
 
Access to the site is currently provided from Lorton Road through the adjoining park 
property.  There is no vehicular access from the site to the adjacent Spring Hill Senior 
Campus, a gated community.  The cross-county trail (Laurel Hill Greenway) traverses 
the northern portion of the site, connecting the adjacent parkland to the west with 
Silverbrook Road to the east. 
 
 
BACKGROUND 
 
President Theodore Roosevelt commissioned a new prison for the District of Columbia 
at the beginning of the 20th century.  The President had a vision for the prison where 
inmates could be rehabilitated through a hard day's work.  The President believed that 
rehabilitation could be facilitated if prisoners were provided with fresh air, natural light, 
and a place to live and work that instilled a sense of order and responsibility through the 
design and layout of buildings and space.1  In 1910, the United States Government 
acquired a tract of undeveloped land on the Occoquan River and established the 
workhouse for the District of Columbia.  In 1914, the government acquired additional 
acreage for a total of 2,550 acres for the Lorton Prison complex.  Dormitories were 
constructed instead of cellblocks, and no walls or watch towers originally surrounded 
the site.  The brick buildings were built by the prisoners themselves, using brick 
manufactured at the on-site kiln complex located on the banks of the Occoquan River.  
 
Over the years Lorton Prison complex grew to accommodate over 8,000 inmates and as 
attitudes and challenges within the field of corrections changed, the appearance of the 
facility changed to include the walls and guard towers.2  By the mid-1980s, the Lorton 
complex consisted of four separate prisons and over a million square feet of space for 
offenders.3   Figures 3 and 4 provide additional aerial views of the prison complex that is 
the subject of the proposed rezoning.   
 

                                                           
1
 http://www.fairfaxcounty.gov/dpz/laurelhill/history.htm 

2
 http://www.fairfaxcounty.gov/dpz/laurelhill/history.htm 

3
 http://www.fairfaxcounty.gov/dpz/laurelhill/history.htm 
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Figure 3: Reformatory in foreground and penitentiary in background (Source: Fairfax County) 

 

 
Figure 4: Penitentiary (Source: Fairfax County) 

 
Fairfax County began planning efforts for this area well before the prison closed.  For 
more detail on these planning efforts, please visit 
http://www.fairfaxcounty.gov/dpz/laurelhill/history.htm 
 
 

http://www.fairfaxcounty.gov/dpz/laurelhill/history.htm
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The Lorton Technical Corrections Act was passed by Congress in October 1998 and 
required the County to develop a Reuse Plan to maximize the use of land for open 
space, parkland or recreation, and preservation, prior to the county acquiring the 
property.  The Act contained language reserving land to facilitate a land trade.  As 
permitted under this legislation, the purpose of the land trade was to transfer 
development rights from an approximately 800-acre property in Mason Neck to 
approximately 250 acres on the Lorton Correction’s Property.  During the spring of 
1999, a citizen task force completed a modified plan for the former prison site.  The plan 
was adopted by the Board of Supervisors in July 1999 as the official Reuse Plan for the 
property.  The Reuse Plan was included in an official report to Congress in January 
2000.  The new guidance reduced the development potential and re-planned most of 
the Corrections Property for parkland.  Prior to the approval of the Reuse Plan, the 
General Services Administration (GSA), in cooperation with Fairfax County and the 
District of Columbia, initiated the environmental cleanup of the property. 
 
A  Memorandum of Agreement (MOA) between the GSA and nine other signatories was 
executed in June 2001, emphasizing the preservation goals of federal, state and local 
interests for the former prison suite.  The MOA is available at 
http://www.fairfaxcounty.gov/dpz/laurelhill/moa_laurel_hill.pdf.  The MOA ensures the 
preservation of the historic resources, through coordination, review, and documentation 
requirements for any future redevelopment of the property.   
 
The last prisoners were transferred from Lorton in November 2001.  On July 15, 2002, 
Fairfax County received title to the 2,324 acre former facility at Lorton for $4.2 million.  
The area is now referred to as "Laurel Hill," in commemoration of the 18th century 
structure on the site, which served as the home of revolutionary war patriot William 
Lindsay.4   
 
Figure 5 details the ownership and planning for the Lower Potomac Planning District 
(LP1), the majority of which includes the land that Fairfax County purchased.  The 
Board of Supervisors provided land to the School Board for an elementary, middle and 
high school.  The Park Authority also received land for the Laurel Hill Golf Course, Giles 
Run Park, Occoquan Regional Park, recreational fields, natural resource areas and 
heritage preservation areas.  The Workhouse Arts Center land was also a part of the 
transfer.  Land was sold for residential developments for Spring Hill Senior Campus and 
Laurel Hill Subdivision.  
 
The Board of Supervisors established a citizen’s advisory committee on March 10, 
2003, giving it responsibility for guiding the master planning of the areas as appropriate 
for reuse: the Occoquan Workhouse and the Central Facility (specifically the 
reformatory and penitentiary).  On December 6, 2004, the Board of Supervisors voted to 
accept the recommendations of the advisory committee, which were later adopted into 
the Comprehensive Plan in 2006.  The adopted Plan depicted a mix of uses that 
included education, office, research, retail and residential uses by preserving the site 

                                                           
4
 http://www.fairfaxcounty.gov/dpz/laurelhill/history.htm 

http://www.fairfaxcounty.gov/dpz/laurelhill/moa_laurel_hill.pdf
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with little new construction.  Implementation of this initial redevelopment plan was 
estimated to have a $32 million financial shortfall.  More detail on the advisory 
committee recommendations are at     
http://www.fairfaxcounty.gov/dpz/laurelhill/recommendations/chapt5.pdf. 
 

 
Figure 5: Division of Land (Source: Fairfax County) 

http://www.fairfaxcounty.gov/dpz/laurelhill/recommendations/chapt5.pdf
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In 2006, the District of Columbia Workhouse and Reformatory Historic District, including 
the reformatory and penitentiary, was listed in the National Register of Historic Places.  
Encompassing a period of significance from 1910 - 1961, the designation reflects 
important historic associations with Progressive Era penal reform, realized, in part, 
through the use of  Colonial Revival architecture which was popular in the early 
twentieth century.  More information about the District of Columbia Workhouse and 
Reformatory Historic District is available at 
http://www.fairfaxcounty.gov/dpz/laurelhill/natlregister.htm. 
 
The Laurel Hill Project Advisory Citizen’s Oversight Committee was established by the 
Board of Supervisors in 2005 to monitor the development of the Adaptive Reuse Area.  
In 2007, Fairfax County released a Request for Proposals (RFP) for a Public-Private 
partnership for the planning and development of the Laurel Hill Adaptive Reuse Area. 
Phase I of the RFP was development of a Master Plan for the approximately 79-acre 
former reformatory and penitentiary.  The Alexander Company of Madison, Wisconsin 
worked with County staff, the Board-appointed Laurel Hill Project Advisory Citizens 
Oversight Committee, and other citizen groups for an 18-month period and held over 
35 public meetings to develop the Master Plan, which built upon the previous task force 
recommendations for the site.  The Master Plan envisions a mixed use community of 
residences, workplaces, shops and open spaces, and recommends both adaptive reuse 
of historic buildings and new development.  In 2010, the County completed a revised 
Master Plan for the Reformatory and Penitentiary consisting of 352 residential units, 
61,400 square feet of retail and 50,000 square feet of office and 20,000 square feet of 
community/civic uses.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 6: Master Plan (Source: Alexander Company) 

http://www.fairfaxcounty.gov/dpz/laurelhill/natlregister.htm
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This Master Plan as depicted in Figure 6 provided for minimal demolition while allowing 
for new construction to offset the financial cost of adaptive use.  The Master Plan 
estimate reduced the financial gap for the project from 32 million to $9- $13 million.  
Additional information on the master plan is available at 
http://www.fairfaxcounty.gov/dpz/laurelhill/master_plan.htm.   
 
On May 11, 2010, the Board of Supervisors adopted the Master Plan and authorized 
staff to begin Phase II of the RFP (development negotiations) based on the Master 
Plan.  In September 2011, the Board of Supervisors approved an interim agreement 
between Fairfax County and The Alexander Company, authorizing The Alexander 
Company to commence with certain design, engineering, and zoning activities and to 
further determine the financial costs and financial gap of the project.  On December 4, 
2012, the Board of Supervisors adopted Plan Amendment S11-IV-LP2 for the Laurel Hill 
Adaptive Reuse Area in Lorton [Tax Map Parcel 107-1 ((1)) 9].  This Plan amendment 
generally incorporated the Board-adopted Master Plan for the former reformatory and 
penitentiary site associated with the former D.C. Department of Corrections Facilities in 
Lorton.  The development of the property is expected to leave a financial gap as a result 
of the high cost of adaptive reuse as compared to traditional development costs.  The 
County has explored options for offsetting that gap as part of the Master Development 
Agreement discussions.  An approach for closing the gap will be reviewed and subject 
to approval by the Board of Supervisors in a MDA concurrent with the approval of the 
rezoning application. 
 
The County commitment to preserve, protect, and adaptively reuse the former prison 
buildings – a commitment reflected in the Deed, the Reuse Plan, the MOA, the National 
Register listing, and the Master Plan – is a testament to past ideals and commitment to 
future education and utilization.  The adaptive reuse site represents a unique 
opportunity for redevelopment that re-purposes the former prison dorms, workshops, 
and facilities for needed housing, retail and commercial uses and revitalizes the area for 
the greater community good.  As stewards of the property and the history of the site, the 
County has invested in the maintenance, stabilization, and improvement of the site and 
buildings for the past 12 years as viable plans and a developer team were assembled. 
As envisioned, it is hoped that the Adaptive Reuse project will serve as a model re-
development project of a unique historic property and one which will stand as one of the 
best examples of historic adaptive reuse in the Washington, DC area.  It will serve 
immediate needs for housing and retail, link important community amenities, create a 
one-of-a-kind historic sense of place, and generate tax revenue for the County.  
 
Additional information about Laurel Hill Adaptive Reuse Area and the planning process 
is available at http://www.fairfaxcounty.gov/dpz/laurelhill/.   
 
 
 
 

http://www.fairfaxcounty.gov/dpz/laurelhill/master_plan.htm
http://www.fairfaxcounty.gov/dpz/laurelhill/
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COMPREHENSIVE PLAN PROVISIONS  
 
Fairfax County Comprehensive Plan, 2013 Edition, Area IV, Lower Potomac Planning 
District, LP-1 Laurel Hill Community Planning Sector, Land Unit 3, Sub-Unit 3B, as  
amended through April 9, 2013.  The Comprehensive Plan language is provided in 
Appendix 5 and portions are excerpted within the analysis of the residential 
development criteria. Comprehensive Plan Map: Alternative Uses 
 
 
DESCRIPTION OF THE CONCEPTUAL/FINAL DEVELOPMENT PLAN (CDP/FDP) 
(Copy included at the front of the report.) 
 
The CDP/FDP titled: “Laurel Hill Adaptive Reuse Area” submitted by Walter L. Phillips 
consisting of 46 sheets dated February 15, 2012, as revised through February 3, 2014, 
is reviewed below. 
 
The development plan depicts the property divided into eight land bays.  Staff’s 
description of the proposed development is organized by the proposed land bays and 
zoning districts.  Land Bay 6 is proposed to be rezoned to the PDC District and Land 
Bays 1-5, 7 and 8 are proposed to be rezoned to the PDH-8 District.  The proposed land 
bays are provided on Sheet P-301 of the CDP/FDP and Figure 7.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 7: Land Bay Designation (Source: Walter L. Phillips) 
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PDC District (Land Bay 6) 
 
The PDC District consists of 16.35 acres, including 0.36 acres of right-of-way to be 
vacated/abandoned from White Spruce Way.  The proposed PDC District is located 
southwest of Silverbrook Road and east of the Spring Hill Senior Campus.  The PDC 
District is the location of the former penitentiary consisting of six two-story brick 
cellblocks (P1-P6) and a two-story brick dining hall (P12) that will remain on-site.  The 
guard towers and 15-foot tall penitentiary wall will remain with potential modifications to 
permit vehicular access and visibility from the road.  Sheets P-201 and P-203 of the 
CDP/FDP detail the existing buildings and proposed demolition plan.  Figure 8 is an 
illustrative layout of the proposed PDC District.  The northern buildings N-1 (28,000 
square feet), N-2 (6,000 square feet) and N-3 (15,000 square feet) are new 
construction.  The dining hall (P12) is directly south of the parking lot and north of the 
open space.  The six cellblocks (P1-P6) are located in the southern portion of the site.  

 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 8: Planned Development Commercial (Source: Walter L. Phillips) 
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Sheets P-303, P-303A and P-303B of the CDP/FDP detail the proposed development in 
the PDC District.  White Spruce Way is modified to remove the cul-de-sac and create 
new access points into the development under all three options.  The penitentiary wall 
surrounds the existing and proposed buildings.  The development provides two 
openings in the southern wall, one of which will be a vehicular access point into the 
PDH District to the south.  There is also a planned pedestrian and vehicular opening in 
the eastern wall.  The northern wall is proposed to be removed in the selected locations 
for the vehicular access points and possibly lowered in height between the two northern 
accesses from 15 feet to approximately 3-7 feet in height to provide visibility to the retail 
buildings from Silverbrook Road.  The cross county trail runs along the western side of 
the development.     
 
The applicant indicates that the PDC portion of the site will consist of 50,000 square feet 
of office and 60,000 square feet of retail for a maximum of 110,000 square feet.  The 
adaptive reuse of buildings P1-P6 and P-12 could be a combination of office and/or 
retail uses.  The north quad open space (42,257 square feet) and the southern quad 
open space (16,739 square feet) are proposed as passive open space.  The option 
above proposes three new retail buildings (N1, N2 and N3) consisting of approximately 
49,000 square feet to be constructed north of the existing buildings. 

 
The second option, 
depicted in Figure 9 
(Sheet P-303A) differs 
only from the first option 
by providing one new 
retail building (N1).  This 
building is approximately 
49,000 square feet in size 
and is located to the 
northwest of the existing 
buildings instead of three 
new buildings.  Surface 
parking is proposed 
where Buildings N1 and 
N2 would be sited in the 
previous option.  The 
access into the 
development and impacts 
on the penitentiary wall 
are the same as the 
previous option.  
According to the 
applicant, the second 
option is proposed in 
 

Figure 9: PDC Development Option (Source: Walter L. Phillips) 
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case a mid-sized grocery store would be interested in the property.    
 
The applicant provided a third option in Figure 10 (Sheet P-303B) that replaces some or 
all of the office/retail dormitory buildings (P1-P6) with multi-family uses with up to 48 
dwelling units (but no more than 50,000 square feet).  The residential option requires 
fewer parking spaces than the all non-residential options provided above.  It is also 
feasible that the applicant could mix and match these three options and provide a single 
new retail building and multi-family uses or a combination of office, retail and multi-
family uses in the six cell blocks.  Due to the number of potential options the applicant 
has depicted three base options and the proffers allow for additional flexibility.   
 

    
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 10: PDC Development Option (Source: Walter L. Phillips) 
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PDH District 

 
Land Bays 1 and 7 - Historic Residential  
 
Land Bay 1 lies in the western portion of the site and is the location of the former 
reformatory dormitories and shop buildings.  It is located to the south of the single family 
attached and multi-family units of the Spring Hill Senior Campus.  The reformatory 
buildings will be converted to 165 multi-family units.  Sheets P-201, P-204 and P-205 of 
the CDP/FDP detail the existing buildings and the few historically contributing buildings 
that are proposed to be demolished to facilitate the development.  Two contributing 
dormitories will be removed to facilitate the surface parking area highlighted below.  A 
contributing cellblock and historically non-contribution mailroom are proposed to be 
removed to facilitate parking and a pool for the future residents and are highlighted 
below in Figure 11.  Another dormitory and storage area will be removed to facilitate the 
future road network of the site; the approximate location of the building is highlighted 
below.  The Architectural Review Board (ARB) has approved the proposed demolition of 
these buildings.  Interior to the reformatory is a large south quad open space (84,033 
square feet) that will remain for future residents.  Access into the new multi-family units 
is from the internal courtyards.  The historic residential buildings will be the location of 
44 affordable dwelling units.  Land Bay 1 will provide a total of 289 surface parking 
spaces, which is an increase of 25 spaces above the minimum required.  The cross 
county trail runs along the northern boundary of the land bay. 
 

 
Figure 11: Land Bay 1 (Source: Walter L. Phillips) 
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Land Bay 7 is in the northeast portion of the 
site directly east of Land Bay 6 and the PDC 
portion of the site and contains one existing 
building.  The former guard quarters are 
proposed to be converted to six multi-family 
residences.  To the north of this building will 
be surface parking for 15 vehicles.  The 
building will have access from the new 
internal road from Silverbrook Road.  
Sidewalk connections will be provided to the 
PDC portion to the west and Silverbrook 
Road to the north.  Figure 12 provides an 
illustrated view of the land bay.     
 
 

Figure 12: Land Bay 7 (Source: Walter L. Phillips) 

 
Land Bay 2 – New Residential  
 
Figure 13: Land Bay 2A. (Source: Walter L. Phillips) 

Land Bay 2A is located in the southwestern 
portion of the site and contains 53 new single 
family attached units.  To the west is the existing 
Laurel Hill Golf Course separated by the potential 
extension of Giles Run Road.  To the east are the 
existing reformatory contained in Land Bay 1 and 
the chapel contained in Land Bay 3.  This portion 
of the site is accessed from the south by Giles 
Run Road which runs through the Park Authority 
property and by internal streets.  Thirteen single 
family attached units are proposed directly west 
of the reformatory and 17 directly to the south of 
the reformatory.  There are 23 single family units 
proposed south of Giles Run Road in the 
southwest portion of the site.  Parking would be 
provided for the single family attached units in the 
two car garages and both on-street parallel 
parking spaces and surface parking lots. The 
southwestern area also contains an 
environmental quality corridor (EQC) area that 
would be slightly impacted by the proposed road.  
The cross county trail is located to the north of 
the site that connects to the existing trail to the 
west.  The existing guard tower will remain within 
the new traffic circle.  Right-of-way dedication is 
provided north of the traffic circle for a future 
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road; however, this road is not proposed to be constructed at this time north of the traffic 
circle.  Tot lots, minor green areas and pocket parks are proposed within this land bay.  
Figure 13 is an illustrated view of the proposed land bay.             
 
Land Bay 2B, located in the southeastern portion of the site, will contain 104 new single 
family attached units and 24 new single family detached units.  This land bay is south of 
the PDC portion (Land Bay 6) and north of Laurel Hill Park and the Lindsay/Laurel Hill 
House (Land Bay 5).  A portion of the former recreation area/ball field will be used as 
open space (104,564 square feet) for a community green.  The existing grandstands will 
be preserved and the central green would be used for large events, gatherings and 
informal play areas.  Tot lots and pocket parks will be provided throughout in the land 
bay.  Parking will be provided within the two car garages for the units as well as on-
street and surface parking and driveways for the single family detached units.  Along the 
eastern portion of the Land Bay 2B are resource protection areas (RPA) that are not 
proposed to be impacted by the development.  Figure 14 depicts the proposed land bay.        
 

 
Figure 14: Land Bay 2B (Source: Walter L. Phillips) 
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Land Bays 3 and 4 – Historic Non-Residential  
 

Land Bay 3 is located directly south of 
Land Bay 1 and contains the existing 
chapel, as depicted in Figure 15.  The 
existing chapel building is approximately 
20,000 square feet and is proposed to be 
used for non-residential uses.  The 
applicant will be providing 81 surface 
parking spaces.  The existing patrol road 
will converted to a pedestrian trail with 
the redevelopment, which will need to be 
reconstructed adjacent to the parking 
area.  The applicant has depicted 
potential play areas adjacent to the 
building in the event that the space is 
used for a child care center or school of 
general education. 
 
 
 
 
 
 
 
 

Figure 15: Land Bay 3 (Source: Walter L. Phillips) 

 
Land Bay 4 is located directly east of the Land 
Bay 1 and contains the former power plant as 
illustrated in Figure 16.  The building is 
approximately 8,000 square feet and is proposed 
for non-residential uses.  As with Land Bay 3, the 
applicant has depicted potential play areas 
adjacent to the building in the event that the 
space is used for a child care center or school of 
general education.  The applicant has an option 
to provide up to 12 multi-family dwelling units 
within the building if non-residential uses are not 
viable.  Thirty-four parking spaces are provided to 
the north and east of the building for the non-
residential use and this number may decrease if 
residential uses are provided.   
 
 
 
 
Figure 16: Land Bay 4 (Source: Walter L. Phillips) 
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Land Bays 5 and 8 – Laurel Hill House and SWM 
 
Land Bay 5 is in the southeastern portion of the site and is the location of the existing 
Lindsay/Laurel Hill House.  This land bay is not proposed to be modified by the 
development.  Access to the site would be from a trail that connects to the internal 
street system.   
 
Land Bay 8 is in the northeastern portion of the site and contains an existing stormwater 
management pond and is not proposed to be modified by this development.   
 
Typical Lot Layouts 
 
The typical lot layouts shown 
in Figure 17 have been 
provided for the single family 
detached units.  There will be 
a minimum 20-foot front yard, 
5-foot side and 20-foot rear 
yards.  The rear yard would be 
permitted an encroachment of 
up to 15-feet for a deck, 
screened porch, sun room or 
addition.         
  Figure 17: SFD Lot Typical (Source: CDP/FDP) 
 
The typical lot layout for the single 
family attached units are in Figure 18.  
Single family attached units will have 
access to the garage from an alley and 
the units will front onto a private street 
or open space.  The lots will be a 
minimum of 16 feet wide and maximum 
of 45 feet long.  The lots will have a five 
foot front yard that may contain stoops.  
A waiver of the 200 foot privacy yard is 
requested.  As noted the rear of the 
unit will front onto an alley with a 
minimum four foot garage apron and 
optional deck above the garage apron.   

                  Figure 18: SFA Lot Typical (Source: CDP/FDP) 

 
Stormwater Management 
 
There are six existing outfalls for the development, which are described in detail on 
Sheet P-501.  Outfall 1 is located west of the development within the Laurel Hill Golf 
Course.  The existing outfall is believed to be adequate to convey the design storm of 
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14.99 acres of contributing drainage.  Outfall 2 is located to the southwest of the site 
within the Laurel Hill Golf Course and is believed to be adequate to convey the design 
flow of 0.58 acres of contributing flow.  Outfall 3 is located to the south of the site within 
the Laurel Hill Park.  Based on preliminary review, the outfall which goes to an existing 
wet pond, may be adequate for the design flow and 14.68 acres of contributing flow.  
Additional information will be required at site plan to make a final determination on the 
outfall.  Outfall 4, located in the southern portion of the site, conveys to the Laurel Hill 
Park.  Preliminary analysis indicates that the existing outfall, is inadequate and the 
applicant plans to utilize the detention method in order to satisfy the outfall requirement 
for the 17.48 acres of contributing flow.  Outfall 5, located in the southeast portion of the 
site, flows to an existing wet pond.  Preliminary analysis indicates that the existing 
outfall is inadequate and the applicant has elected to utilize the detention method in 
order to satisfy the outfall requirement for 30.04 acres of contributing flow.  Outfall 6 is 
located in the northwest portion of the site.  No additional impervious is being provided 
within the 1.12 acres of contributing flow for this outfall area.  All the stormwater for the 
site ultimately flows into Giles Run located to the west and south of the site.   
 
The applicant will be utilizing underground stormwater management detention and a 
stormwater management pond located in the south central portion of the site.  There is 
RPA located along the eastern and southern portion of the site which will be minimally 
impacted by the stormwater management pond.   In addition to the pond and 
underground vaults, the applicant will be utilizing numerous innovative stormwater 
management strategies to retain stormwater on-site.  These strategies are based on the 
recommendations of the Stormwater Management Plan for the Laurel Hill Adaptive 
Reuse Area Master Plan, developed by the Department of Public Works and 
Environmental Services (DPWES).  The applicant proposes compost amended soil 
throughout the site in order to reduce the generation of runoff from compacted soils and 
enhance the infiltration and storage of water within the soil.  Rooftop disconnect is 
proposed for most of the existing multi-family buildings and is a strategy that involves 
managing runoff close to its source by intercepting, infiltrating, filtering, treating or 
reusing the water as it moves from the impervious surface to the drainage system.  The 
rainwater will be directed to amended soils adjacent to the buildings.  The applicant also 
proposes permeable pavers with underlying gravel galleries for infiltration and storage 
capture precipitation onto the pavers as well as runoff from adjoining surfaces sloping in 
their direction in portions of the site.  The pavers will be located in brick courtyards in 
Land Bay 1 east of the reformatory buildings.  Bio-retention filters and basins will be 
provided in parking lot medians and areas that adjoin buildings for infiltration and 
storage of runoff.   Sheets P-502 to P-511 of the CDP/FDP detail the location of the 
proposed stormwater techniques.  Best management practices (BMP) are being 
provided in a variety of methods as described above to achieve 42% phosphorous 
reduction (40% required) and 0.20” run-off reduction.    
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Open space, total lots and green space 
 
The PDC portion of the site has a minimum of 35% open space, while the PDH portion 
of the site provides a minimum of 40% as open space.  The open space is comprised of 
undisturbed areas as well as tot lots, pocket parks, courtyards, minor greens and 
adaptive reuse of the open space adjacent to the historic buildings.  Sheet P-402 
depicts the various open spaces provided within the development.   
 
The subject site contains several open space areas that the applicant plans to reuse.  
Within the PDC District, these areas include the adaptive reuse of the penitentiary north 
quad (42,257 square feet) and quad (16,739 square feet) space located in the south 
central portion of the district.  Within the PDH District, the applicant proposes the 
adaptive reuse of the recreation area/ball field and adjacent open space into a 
community green (111,688 square feet) and tot lot.  Within the reformatory multi-family 
area the south quad (84,033 square feet) will be retained as open space.  These areas 
will largely remain as passive open spaces with grass areas that could be programmed 
for special occasions, but will not have permanent structures other than the existing 
historic grandstand in the community open space.      
 
Three tot lots are proposed within the PDH portion of the site.  Tot lot 1 (16,712 square 
feet) is proposed south of the PDC district and west of the ball field/community green.  
Tot lot 2 (3,860 square feet) is proposed in the northwest portion of the site located west 
of the multi-family units and north of the single family attached units.  Tot Lot 3 (3,217 
square feet) is proposed in the southeast portion of the site.  The tot lots will have 
playground equipment for 2-5 and/or 5-12 year old children.   
 
Two pocket parks are provided in the PDH portion of the site, which will serve as 
passive open space with benches and landscaping.  The pocket parks are located in the 
southeast (2,533 square feet) and southwest portion (3,363 square feet) of the site 
adjacent to single family attached units.   
 
In addition, five minor greens, will be located on the western portion of the site and will 
provide open space.  Two are located directly to the west of the multi-family building 
(2,925 and 3,588 square feet) and  located on both sides of the roundabout for Giles 
Run Road (3,826 and 6,950 square feet), and the last minor green (20,461 square feet) 
is located west of the chapel.  
 
There are two courtyards proposed in the PDH portion of the site east of the multi-family 
buildings in Land Bay 1 and will serve as passive open space with historic hardscape 
brick pavings.  The courtyards (3,858 and 7,581 square feet) are located east of the 
multi-family building.   
 
A pool and 8,000 square foot pool house will be provided to the east of the multi-family 
adaptive reuse buildings in the south central portion of the site.   
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Streets, Sidewalks and Trails 
 
All the internal streets within the property are private roads, with the exception of a 
portion of Giles Run Road located in the southwest potion of the site.  Giles Run Road 
extends from Lorton Road to the roundabout that encircles a guard tower.  Right-of-way 
dedication is provided for the extension of this road from Lorton Road to Laurel Crest 
Drive to the north as shown on the County’s Comprehensive Plan; however, the 
applicant is not proposing to construct any part of the connection north of the guard 
tower.  The main internal spine road for the development accesses Silverbrook Road 
and connects to Giles Run Road.  The main spine street can be divided into different 
cross-sections (A-A, B-B, D-D and E-E) which are depicted on Sheet P-103 of the 
CDP/FDP and consist of minimum 11-foot-wide lanes.  The street section includes 
landscape strips and sidewalks with areas containing on-street parking. The width of the 
landscape strip varies from 4.5-feet to 8-feet-wide depending on if it is adjacent to 
residential units.  Five foot wide sidewalks are proposed on both sides of the streets 
when adjacent to residential uses.   
 
Sheet P-306 provides details the pedestrian network for the development and its 
connections to the existing proposed network for the area.  The cross county trail 
(Laurel Hill Greenway) runs along the northwestern portion of the site.  The trail 
connects to Silverbrook Road at its intersection with White Spruce Way and runs along 
the western portion of the site adjacent to the penitentiary wall and along the northern 
portion of the site north of the adaptive reuse buildings for multi-family units, finally 
connecting off-site to the west to the existing trail within the Park Authority property. 
 
The applicant proposes to reuse the former patrol road along the southern portion of the 
site as a trail that connects from Giles Run Road to the Lindsay House.  A trail is 
proposed along Giles Run Road, which would connect the trail within the park to Lorton 
Road.  Internal trails also connect the PDH and PDC portions of the site together and to 
the trails along Silverbrook Road.      
 
Phasing 
 
The applicant plans to develop the subject property generally in two phases, as shown 
and described on sheet P-0301 of the CDP/FDP and in Figure 19.  The first phase 
includes the residential development outlined for Land Bay 1 (adaptive reuse of the 
historic reformatory dorms) and part of Land Bay 2B (the new residential uses around 
the central green and to the east of the chapel); the historic chapel (Land Bay 3); and 
the historic power plant (Land Bay 4).  The first phase anticipates improvements to a 
warm lit shell condition, and interim uses for the chapel and power plant.  The 
redevelopment of the historic dormitories, and improvements to and interim uses for 
the chapel and power plant in the first phase of development is consistent with 
Comprehensive Plan recommendations to reuse historic buildings before or 
concurrent with new construction. 



RZ/FDP 2012-MV-008                  Page 23 

 

The second phase includes the new residential development to the south and west of 
the reformatory dorms (Land Bay 2A), the new residential development (townhomes) 
in Land Bay 2B located south of the guards quarters, the redevelopment of the guards 
quarters (Land Bay 7), and new construction and adaptive reuse in the penitentiary 
(Land Bay 6).   
 

 
Figure 19: Phasing Plan (Source: Walter L. Phillips) 

 
 
RESIDENTIAL DEVELOPMENT CRITERIA/PLANNED DISTRICT STANDARDS 
 
Fairfax County expects new residential development to enhance the community by: 
fitting into the fabric of the neighborhood; respecting the environment; addressing 
transportation impacts; addressing impacts on other public facilities; being responsive to 
our historic heritage; contributing to the provision of affordable housing; and being 
responsive to the unique site specific considerations of the property.  To that end, the 
Residential Development Criteria contained in the Policy Plan are used in evaluating 
zoning requests for new residential development and summarized below.  The 
resolution of issues identified during the evaluation is critical if the proposal is to receive 
favorable consideration.  These criteria are provided in their entirety in Appendix 6.     
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Planned Districts are also reviewed in accordance with the General and Design 
Standards of Sections 16-101 and 16-102 of the Zoning Ordinance.  These standards 
summarized are provided in their entirety in Appendix 7.  The PDH District was 
established to encourage innovative and creative design and to facilitate use of the 
most advantageous construction techniques in the development of land for residential 
and other selected secondary uses.  The district regulations are designed: to insure 
ample provision and efficient use of open space; to promote high standards in the 
layout, design and construction of residential development; to promote balanced 
developments of mixed housing types; to encourage the provision of dwellings within 
the means of families of low and moderate income; and to otherwise implement the 
stated purpose and intent of this Ordinance. 
 
In addition, to the Residential Development and Planned District Standards the 
application is being reviewed in context with the site specific and general goals of the 
Comprehensive Plan.  Excerpts of the Comprehensive Plan are provided below and the 
complete text is included as part of the Land Use Analysis in Appendix 5.  The review 
below is based upon the PDH District portion of the development and the PDC District 
portion is reviewed separately.    
 
Site Design (Appendix 5) 

 
All rezoning applications for residential development should be characterized by high 
quality site design.  Rezoning proposals for residential development, regardless of the 
proposed density, will be evaluated based upon the following principles, although not all 
of the principles may be applicable for all developments.  
 
In addition to the site design criteria, Planned Development General Standards 1 and 2 
require the development  to be substantially in conformance with the comprehensive 
plan proposed density and result in a development achieving the purpose of the 
planned development more than would be achieved by a conventional zoning district.  
 
Consolidation:  Developments should provide parcel consolidation in conformance with 
any site-specific text of the Comprehensive Plan.  Should the Plan text not specifically 
address consolidation, the nature and extent of any proposed parcel consolidation 
should further the integration of the development with adjacent parcels and not preclude 
nearby properties from developing as recommended by the Plan.   
  
Staff finds that the application area is in accordance with the Comprehensive Plan 
guidance for the adaptive reuse of the reformatory and penitentiary buildings.  The 
applicant integrates its development into the park properties to the west and south with 
the extension of roads and trails.  The property to the east is an existing single family 
attached development that is separated from the development by environmentally 
sensitive land and no integration is planned or proposed.  The development to the 
northwest is a gated senior community and with the exception of access onto White 
Spruce Way, the developments are not planned or proposed to be integrated.  
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Residents of Spring Hill expressly requested no access points through the western wall 
and there are no planned openings in that section of wall.  Pedestrian access to the 
retail area will be available.  In staff’s opinion, the applicant has provided for the 
consolidation requirement of the Comprehensive Plan and has integrated itself into the 
adjacent communities to the greatest extent possible.  
 
Layout:  The layout should provide logical, functional and appropriate relationships 
among the various parts (e. g. dwelling units, yards, streets, open space, stormwater 
management facilities, existing vegetation, sidewalks and fences); provide dwelling 
units that are oriented appropriately to adjacent streets and homes; include usable yard 
areas within the individual lots that accommodate the future construction of decks, 
sunrooms, porches, and/or accessory structures in the layout of the lots, and that 
provide space for landscaping to thrive and for maintenance activities; provide logical 
and appropriate relationships among the proposed lots including the relationships of 
yards and the orientation of the dwelling units; provide convenient access to transit 
facilities; and identify all existing utilities and make every effort to identify all proposed 
utilities and stormwater management outfall areas; and encourage utility collocation 
where feasible. 

 
The Comprehensive Plan recommends that the former reformatory dormitories, shop 
buildings, and guards quarters be redeveloped for up to 171 residential units, including 
affordable units.  The Comprehensive Plan recommends approximately 181 new 
residential units, comprised of both single-family detached and single-family attached 
units.  The Comprehensive Plan also recommends that the location of these new homes 
not negatively impact the Laurel Hill House site.  The proposed layout mimics and builds 
upon the rectilinear design of the existing historic structures.  In staff’s opinion, the siting 
of the proposed dwellings is sensitive to the historic house as well as other historic 
features of the site.  The applicant has worked with staff to appropriately locate 
amenities and open spaces throughout the development.  In staff’s opinion, the 
applicant has provided for a logical relationship between the different housing types and 
non-residential uses within the development.  Staff notes that the applicant is proposing 
rear-loaded single family attached units, and thus, will not be providing rear privacy 
yards.  Nevertheless, the applicant has carefully located these units so they are in close 
proximity with easy pedestrian access to internal open space.  The single family 
detached units have rear yards that are large enough to accommodate additions or 
decks.  In staff’s opinion, the applicant has provided for a logical and functional layout 
that respects the historic buildings while providing for an integrated design of new 
residential uses.   
 

Open Space:  Developments should provide usable, accessible, and well-integrated 
open space.  This principle is applicable to all projects where open space is required by 
the Zoning Ordinance and should be considered, where appropriate, in other 
circumstances.  
 
The PDH portion of the site provides in excess of 40% open space.  In accordance with 
the Comprehensive Plan the applicant has integrated community recreation spaces 
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throughout the site.  The reformatory and penitentiary quads are planned to remain as 
open space.  A central green is planned in front of the historic grandstand as a 
prominent feature and visitor stop on the cross-county trail.  Access to the trail is 
provided at several points, including one convenient to the historic grandstand.  As 
previously described, several trail connections are proposed including to the south to 
Laurel Hill Park and Silverbrook Road at the northern and eastern edges of the 
development.  Three tot lots, two pocket parks, four minor greens and two courtyards 
are provided as part of the open space.  In staff’s opinion, the applicant has provided for 
a variety of open space elements and has integrated them well within the development.  
In addition, the application property is directly adjacent to Park Authority property to the 
west and south that is largely preserved as open space.     

 
Landscaping:  Developments should provide appropriate landscaping: for example, in 
parking lots, in open space areas, along streets, in and around stormwater management 
facilities, and on individual lots.   
 
The applicant and staff have worked closely together to create a landscape plan for the 
development; that balances the need to provide for landscaping internal to the site to 
create an attractive streetscape and provide for adequate transitional screening.  Staff 
and the applicant have had to balance the requirements of landscaping with the Zoning 
Ordinance and the draft Architectural Standards and Guidelines developed for the 
redevelopment.  Those guidelines are provided at the below link 
http://www.fairfaxcounty.gov/dpz/laurelhill/lorton_draft_02.07singlepg-reduce.pdf 
 
The draft Architectural Standards and Guidelines states that existing open spaces shall 
not be removed or radically altered through the addition of trees, shrubs and other 
plantings, particularly within the central open spaces of the reformatory and penitentiary 
complexes and near the structures associated with the ball field, unless that 
landscaping is shown to be historically present.  Furthermore, it is not recommended 
that the development create new landscapes with a character radically different from the 
existing conditions, nor should plantings that screen or obscure the historic buildings 
and structures be installed.  In staff’s opinion, the proposed landscape plan provides an 
attractive landscape development while preserving the historic character of the 
development.   
 
Amenities:  Developments should provide amenities such as benches, gazebos, 
recreational amenities, play areas for children, walls and fences, special paving 
treatments, street furniture, and lighting. 

 
Community recreation spaces, such as tot lots, passive recreation areas, and a pool 
for future residents of the site are planned and shown throughout the site.  As noted 
earlier, historic open spaces such as the two quadrangles and the central green will 
be preserved.  Access to the cross-county trail is provided in several locations, and 
the former patrol road, which is non-historic, will be reused as a trail providing access 
to the Laurel Hill House.   Access to Park Authority owned property to the west and 

http://www.fairfaxcounty.gov/dpz/laurelhill/lorton_draft_02.07singlepg-reduce.pdf
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south of the site will also be provided by trail and road connections.  A pool and indoor 
amenity areas are proposed for the future residents.  In staff’s opinion, the applicant 
has provided for ample amenities within the development.   
 
In staff’s opinion, the applicant has provided for a site layout that appropriately 
integrates open space and provides amenities for the future residents and this 
criterion has been adequately addressed. 
 
Neighborhood Context (Appendix 7) 
 
The Neighborhood context criterion recommends that all applications for residential 
development, regardless of the proposed density, be designed to fit into the community 
within which the development is to be located as evidenced by an evaluation of: 
transitions to abutting and adjacent uses; lot sizes, particularly along the periphery; bulk 
and mass of the proposed dwelling units; setbacks; orientation of the proposed dwelling 
with regard to the adjacent streets and homes; architectural elevations; connections to 
non-motorized transportation facilities and the preservation of existing topography and 
vegetative cover.  It is not expected that developments will be identical to their 
neighbors and that the individual circumstances of the property will be considered.   
 
In addition to the neighborhood context criteria, General Standard 4 and Design 
Standard 1 for planned developments state the development shall be designed to 
prevent substantial injury to the use and value of existing surrounding development and 
perimeter boundaries shall generally conform to the provisions of the corresponding 
conventional district to complement adjacent properties.   
 
Spring Hill Senior Campus (PDH-12) is a gated development to the northwest of the 
site that is developed with a mix of single family detached, single family attached and 
multi-family units.  This development also has the potential for the addition of an 
assisted living medical care facility.  Directly to the east is a single family attached 
development, Gunston Cove (R-30), which is separated from the development with a 
heavily wooded area that is proposed to remain.  Staff compared the proposed 
planned development to a conventional district to determine if the planned district 
would adversely impact the adjacent uses due to the flexibility proposed with its lot 
sizes and setbacks.  To compare the proposed PDH-8 District’s bulk standards, staff 
utilized the R-8 District (Residential, Eight Dwelling Units per Acre) with affordable 
dwelling units as the closest residential district to the site.  Table 1 below is a 
summary of the R-8 District requirements with affordable dwelling units, and the 
proposed setbacks.   
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In staff’s opinion, the proposed development contains a mix of units that are consistent 
with the adjacent developments and provides for perimeter setbacks that create a 
significant buffer between the proposed and existing developments.  The development 
proposes to preserve existing trees as a buffer for the adjacent properties.  The 
development provides connections to the adjacent vehicular and pedestrian networks.  
In staff’s opinion, the applicant has provided for a development that fits into the 
character of the neighborhood and will be an asset to the area.     
 
 

Table 1: Conventional District Standards vs. Proposed Planned District 

 R-8 Requirement Proposed Residential  

Min. Lot Area (SFD) 4,000 square feet (sf) 6,325 sf (55’x115’) 

Min. Lot Area (SFA) No requirement 720 sf (16’x45’) 

Min. Lot Area (MF) No requirement Not applicable (not shown 
on individual lots) 

Min. Lot Width (SFD) 40 feet interior lot 
56 feet corner lot 

55 feet  
 

Min Lot Width (SFA) 14 feet 16 feet 

Min Lot Width (MF) No requirement Not applicable (not shown 
on individual lots) 

Max Building Height (SFD) 35 feet 40 feet 

Max Building Height (SFA) 40 feet 40 feet 

Max Building Height (MF) 50 feet 50 feet max existing (not 
including existing guard 
towers) 

Min Yard Requirement 
(SFD) 

Front yard: 16 feet 
Side yard: 8 feet 
Rear yard: 20 feet 

Front: 20 feet 
Side: 5 feet 
Rear: 5-20 feet   
(SFD min. 100 feet from 
perimeter lot line) 

Min Yard Requirement 
(SFA) 

Front yard: 5 feet  
Side yard: 8 feet  
Rear yard: 16 feet  

Front: 5 feet 
Side: 4-15 feet 
Rear: 0 feet 
(SFA min. of 65 feet from 
perimeter lot line) 

Min Yard Requirement (MF) Front yard: 20 feet  
Side yard: 10 feet  
Rear yard: 25 feet  

MF not depicted on 
individual lots.  (MF min. of 
84 feet from perimeter lot 
line.)   

Max Density 9.6 du/ac, including 
ADUs 

5.63-5.82 du/ac, including 
ADUs 
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Environment (Appendix 8 and 9) 
 

All new residential developments are expected to respect the environment and are 
evaluated on the following provisions.   
 
Preservation: Developments should conserve natural environmental resources by 
protecting, enhancing, and/or restoring the habitat value and pollution reduction 
potential of floodplains, stream valleys, environmental quality corridor (EQCs), resource 
protection areas (RPAs), woodlands, wetlands and other environmentally sensitive 
areas.  The design of developments should take existing topographic conditions and soil 
characteristics into consideration. 
 
The subject property contains a number of headwaters areas for several streams in the 
area as well as RPA and EQC areas.  Typically, any encroachment into these areas is 
not recommended unless there are clear circumstances dictating a need for such 
encroachment.  Sheet P-0304 indicates that the limits of clearing and grading will 
encroach into the RPA/EQC in two areas for stormwater management and road 
location.  Sheet P-0305 depicts a stormwater management pond.  The existing RPA in 
this location extends well into the embankment of the existing pond and the limits of 
clearing and grading for the pond also falls within the RPA in this location.  The 
applicant has noted that the embankment must be reconstructed and the outfall pipe 
replaced in this area in order to comply with current PFM standards.  
 
The applicant has requested a RPA exception and has provided a commitment to 
restore these areas with the completion of work.  The RPA exception request, which is 
reviewed under the modification/waiver portion of the staff report, is supported by staff.    
 
Slopes and Soils: The design of developments should take existing topographic 
conditions and soil characteristics into consideration. 
 
The subject property has a well-known long history as a former prison facility.  Past 
construction practices and land use practices raise the concern for the presence of a 
variety of potentially hazardous materials to be found within the soil at this location.  In 
order to determine the extent of any harmful materials which might be present on the 
site, a Phase I and Phase II Environmental Site Assessment (ESA) were performed on 
the property in 1999.  Remediation of the lead, asbestos and petroleum products found 
was performed as a result of the recommendations of the ESAs.   
 
Water Quality/Drainage:   Developments should minimize off-site impacts on water 
quality by commitments to state of the art best management practices for stormwater 
management and better site design and low impact development (LID) techniques. The 
volume and velocity of stormwater runoff from new development should be managed in 
order to avoid impacts on downstream properties.  Where drainage is a particular 
concern, the applicant should demonstrate that off-site drainage impacts will be 
mitigated and that stormwater management facilities are designed and sized 
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appropriately.  Adequate drainage outfall should be verified, and the location of 
drainage outfall (on-site or offsite) should be shown on development plans.   
 
As noted earlier in this report the project proposes disturbance within the RPA on this 
site.  An RPA exception request has been filed, which is discussed later as part of the 
waivers and modification section below.   
 

The development is located in the Mill Branch Watershed.  There are no regulated 
floodplains on the site nor is this property within the dam breach inundation zone. There 
are several downstream drainage complaints on file, which means that detention is 
therefore mandatory.  Staff notes that the following comments are based on the 2011 
version of the Public Facilities Manual (PFM).  A new stormwater ordinance and 
updates to the PFM’s stormwater requirements were recently adopted as a result of 
changes to state code.  The site plan for this application has been filed and the 
applicant intends to have it approved in time to be grandfathered under the 2011 PFM.   

 
The applicant plans to meet the stormwater detention requirements with dry and/or wet 
ponds, and underground stormwater detention vaults.  A waiver for PFM modification to 
allow underground detention vault was reviewed and recommended for approval.  The 
applicant indicates that extended detention will be provided for the site and the peak 
release rate will be reduced by a percentage below the good forested condition 
proportional to the development.  

 
The proposed redevelopment of the subject property has been contemplated for an 
extended period of time with a variety of stormwater management concepts put forth 
which were intended to preserve the historic characteristics of the site, provide 
opportunities for new development and preserve and protect the environmental assets 
of the site and the surrounding areas to the greatest extent practicable.  Innovative 
stormwater management practices are encouraged to the extent practicable as 
recommended by the 2010 Stormwater Management Plan for the Laurel Hill Adaptive 
Reuse Area Master Plan, developed by the Department of Public Works and 
Environmental Services (DPWES).  That plan included concepts which had extensive 
reliance on infiltration as means of achieving on-site retention of runoff well beyond 
what is either required or recommended elsewhere in the County.  The use of this 
extensive concept for infiltration was based on soils maps which indicated that the 
overwhelming majority of the site included soils which are well-suited to infiltration.  
Subsequent investigations of the actual soil conditions indicated that the soils detected 
were not well-suited for infiltration.  As a result, the original goal to retain 1.62 inches of 
rainfall on-site could not be realized given the actual soil conditions.  While this goal 
cannot be met, the applicant has worked diligently with staff in order to develop a 
concept for stormwater management which will result in the run-off reduction of 0.20 
inches and a 42% reduction in phosphorous.  The proposed SWM plan relies on a 
variety of measures, including underground detention facilities, compost amended soils, 
rooftop disconnect, bio-retention, permeable pavers and the retrofitting of existing 
ponds.  Final determination regarding compliance of the proposed measures to meet 
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PFM stormwater management requirements will be subject to review and approval by 
staff within DPWES. 
 
The Comprehensive Plan recommends that the site provide for innovative stormwater 
management practices to the extent practicable and stormwater planning should avoid 
adverse impacts to adjacent parkland and natural resources.  In staff’s opinion, the 
applicant has provided for creative stormwater management that meets and exceeds 
the minimal requirements of the Public Facilities Manual.   
 
Noise:  Developments should protect future and current residents and others from the 
adverse impacts of transportation generated noise.   

 
There are no anticipated adverse transportation generated noise impacts on the 
proposed dwellings.   

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

 
Lighting will be provided in accordance with the Zoning Ordinance performance 
standards to limit glare and impacts to the night sky.  

 
Energy:  Developments should use site design techniques such as solar orientation and 
landscaping to achieve energy savings, and should be designed to encourage and 
facilitate walking and bicycling.  Energy efficiency measures should be incorporated into 
building design and construction. 
 
The Policy Plan calls for new residential development to attain Energy Star Qualified 
Homes certification when zoning proposals are seeking the high end of the Plan density 
range.  In conformance with this guidance, the applicant has committed to attain the 
green building certification under Energy Star Qualified Homes, Earth Craft or National 
Green Building Standard (NGBS) using the Energy Star Qualified Homes path for 
energy performance.  In addition, the applicant seeks to include green building elements 
in the adaptive reuse residential buildings.  The development is not located in a 
Comprehensive Plan designated mixed use center on the Concept Map for Future 
Development and therefore, there is not an expectation under the Policy Plan that 
commercial buildings will be LEED certified.  However, the applicant has proffered to a 
list of green building elements that will be provided for the commercial portions of the 
development.  In staff’s opinion, the proposed green building measures are consistent 
with the green building Policy Plan guidance.     
 
The applicant has preserved the RPA areas within the site, provided for innovative 
stormwater management techniques and provided for green energy standards within 
the development.  In staff’s opinion, this criterion has been addressed.  
 
 



RZ/FDP 2012-MV-008                  Page 32 

 

Tree Preservation & Tree Cover Requirements (Appendix 10) 
 

Regardless of the proposed density, all residential development should be designed to 
take advantage of existing quality tree cover.  Tree cover in excess of the ordinance 
requirement is highly desirable.   
 
In addition to the tree preservation criteria, General Standard 3 for planned districts 
expects developments to protect and preserve to the extent possible natural features 
such as trees.  
 
The site is largely devoid of trees, with the exception of those located along the eastern 
edge of the property within the RPA.  The majority of the existing tree cover that could 
be preserved has been saved to the greatest extent possible.  Tree cover that will be 
established through proposed tree planting has not fully met the County specific 
requirements with regards to transitional screening and perimeter parking lot 
landscaping due, in part, to the unique historic nature of the project.  The site is subject 
to the draft Architectural Standards and Guidelines for Rehabilitating Historic Buildings 
and for New Construction in the Laurel Hill Adaptive Reuse Area.  These guidelines 
recommend against adding significant landscaping to areas where it did not exist or 
providing landscaping to screen or soften the historic buildings.  The applicant and staff 
have worked together to create a landscape plan that addresses the requirements of 
the Zoning Ordinance, preserves on-site trees and adds new landscaping to create an 
attractive streetscape and community while balancing the need to preserve the historic 
elements of the site.  The applicant will meet the requirements for tree preservation and 
canopy, but has requested modifications of the transitional screening and peripheral 
landscape requirements.  In staff’s opinion, this criterion has been met.   
 
Transportation (Appendix 11) 

 
Regardless of the proposed density, all residential development should implement 
measures to address planned transportation improvements and offset their impacts to 
the transportation network.  This criterion contains principles that will be used in the 
evaluation of rezoning applications for residential development, while noting that not all 
principles will be applicable in all instances.  The principles include transportation 
improvements, transportation demand management, interconnection of the street 
network, provision of public streets and non-motorized facilities.  The following is an 
evaluation of those principles that staff has concluded are applicable in this instance.   
 
In addition to the transportation criteria, General Standard 6 states that planned districts 
shall provide coordinated linkages on and off-site and Design Standards 2 and 3 states 
that parking shall be provided and streets and driveways shall be designed to generally 
conform to the ordinance.  In addition, a network of trails and sidewalks shall be 
coordinated to provide access to recreational amenities, open space, public facilities, 
vehicular access routes, and mass transportation facilities. 
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In accordance with the Comprehensive Plan, the applicant has provided primary access 
to the site from Silverbrook Road with secondary access form Lorton Road.  Internal 
streets provide on-street parking in accordance with the Comprehensive Plan guidance.  
The applicant will install a new traffic signal at the Silverbrook Road/White Spruce Way 
intersection, if and when warranted by the Virginia Department of Transportation 
(VDOT).  The applicant will reconstruct White Spruce Way to remove the cul-de-sac 
with the vacation and/or abandonment and then it will operate it as a private street.  A 
new access point will be provided at an un-signalized crossover of Silverbrook Road in 
accordance with VDOTs access management spacing standards.  The proposed 
development will provide a connection between Lorton Road and Silverbrook Road 
through the development.  The applicant has coordinated their development with Fairfax 
County’s improvements to Lorton Road and to Giles Run Road.  The applicant has 
proffered to construct the access to Silverbrook Road to provide access to Phase 1 of 
the development.   
 
The applicant will be making improvements to Silverbrook Road and White Spruce Way 
to facilitate safe entrance into the site.  The applicant will be constructing private streets 
within the development that provide safe and convenient access to the residential units.  
The private streets are provided to allow the applicant flexibility to provide for a variety 
of street widths that allow for parking and smaller cross sections then would be 
permitted by a public street.   
 
The applicant revised the proffers to require that special exceptions be required for any 
future drive thru on the site.  This was done at staff’s requests due to concerns that the 
site is currently not designed for these types of uses and staff’s preference that the 
review of any future drive thru use be scrutinized and subject to the approval of the 
Board of Supervisors.  The applicant provided exhibits to demonstrate that the truck 
turning movements for trash pick-up and loading activities can be accommodated on the 
site.  In staff’s opinion, this criterion has been adequately addressed.   
 
Public Facilities  
 
Residential development requires public facility systems (i.e., schools, parks, libraries, 
police, fire and rescue, stormwater management and other publicly owned community 
facilities).  All rezoning applications for residential development are expected to offset 
their additional public facility impact and to first address public facility needs in the 
vicinity of the proposed development.   
 
In addition to the public facilities criteria, General Standard 5 for planned districts state 
that planned development shall be located in an area in which transportation, police and 
fire protection, other public facilities and public utilities, including sewerage, are or will 
be available and adequate for the uses proposed.   
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Public Schools (Appendix 12) 
 
Depending on the option chosen for the development, it is anticipated that the 
development would generate 75-85 elementary age children who would attend Laurel 
Hill Elementary, 19-21 middle school students who would attend South County Middle 
School, and 37-42 high school students who would attend South County High School.  
In total, the development is projected to generate 131-148 school children.   
 
Staff typically requests applicants proffer the contribution requests of the Fairfax County 
Public Schools.  However, the former prison site has a unique history related to the 
provision of school property and funding allocated to schools.  Specifically, when Fairfax 
County acquired the original 2,324-acre site in 2002, 126 acres were provided to the 
School Board at no cost for the development of three new schools that serve the site 
and the surrounding area.  The 2001 assessed value of these properties was 
approximately $1.8 million.  In 2003, the Board of Supervisors used $18 million from the 
proceeds from the sale of land now developed with the Spring Hill Senior Campus to 
accelerate the development of the (then) South County Secondary School (now the 
High School).  The Laurel Hill Elementary School, South County Middle School, and 
South County High School have been constructed on former prison property.  Given the 
previous dedication of both land and funding for the development of the three new 
schools in the immediate area, and to minimize the County contribution to the financial 
gap, staff does not recommend additional school contributions from this project. 

 
Park Authority Review (Appendix 13) 
 
The applicant is required to provide on-site recreation features in the amount $1,700 per 
non-ADU unit.  Under this formula, a minimum expenditure of $523,600-612,000 of on-
site recreation is required.  The development plan depicts a pool and over 10 acres of 
park space.  The applicant will be constructing a pool, three tot lots, two pocket parks, 
four minor greens, two courtyards, two community greens and open quad area as well 
as recreation facilities for residents within the multi-family building.  The spaces provide 
both active and passive recreation opportunities for the future residents.  The Park 
Authority has provided for specific recommendations of facilities within these open 
space areas.  The applicant has generally described the facilities that will be provided 
within each of the open space areas and will refine their plans and determine the exact 
mix of features at a later phase of development, but will generally meet the 
recommendations of the Park Authority.     
 
Based on the Lower Potomac Planning District average house size, the development is 
anticipated to generate 978-1,113 new residents depending on the development options 
selected.  As such, the development would generate the need for 4.85-5.5 acres of local 
serving park land.  Typically applicants are requested to contribute additional money for 
off-site park improvements based on the projected residents of the site.  However, in 
this case the Park Authority has already received over one thousand acres at no cost 
related to the transfer of the Lorton Technical Act of 1998, which facilitated a variety of 
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recreational uses and natural resource areas adjacent to the property, including the 
1,200 acre Laurel Hill Park to the south and west that contains a variety of active 
recreational opportunities such as a 18-hole golf course, extensive multi-use trail 
network and a future equestrian center.  Staff notes that the County will be locating a 
new ball field to replace the one that is being removed from the site.  

 
The applicant has coordinated with the Park Authority for the relocation of a portion of 
the cross county trail to provide parking spaces for the multi-family units in Land Bay 1.  
The applicant has provided for internal sidewalks and provides several connections 
from the development to the cross county trail in accordance with the Comprehensive 
Plan.  In addition, the applicant will be preserving the patrol road along the southern 
portion of the site and converting it into a trail.  The applicant will be providing five 
interpretive signs on the site and will work with the Park Authority for their location. 

 
The applicant has indicated willingness to work with the Park Authority to provide 
parking spaces available at the public to the Laurel Hill Park.  In addition, the applicant 
has agreed to work with the Park Authority for the relocation of disc golf holes #3 and #5 
that are located on the applicant’s site.   
 
Sanitary Sewer Review: (Appendix 14) 
 
Sewer service for the development will be provided by a sewer pump station located 
about 50 feet from the boundary of the property.  The station has adequate capacity to 
accommodate the projected sewage flow from the development.   
 
Fire and Rescue Department Review: (Appendix 15) 
 
The site is served by the Lorton Station #419. 
 
Water Service Review: (Appendix 16) 
 
The site is serviced by Fairfax Water and has adequate service from existing 12-inch 
water mains located at the property.   
 
In staff’s opinion, the application has adequately provided for its school impact based 
upon the previous dedications and contributions related to the initial land transfer.  In 
staff’s opinion, the site has adequately addressed the impacts on park needs based 
upon the previous dedication to the Park Authority related to the initial land transfer and 
the development of numerous on-site open spaces with both passive and active 
recreation.  The development has adequate sewer, water and fire service.  In staff’s 
opinion, the applicant has adequately addressed this criterion.  
 
 
 
 



RZ/FDP 2012-MV-008                  Page 36 

 

Affordable Housing  
 
Ensuring an adequate supply of housing for low and moderate income families, those 
with special accessibility requirements, and those with other special needs is a goal of 
the County.  The Zoning Ordinance requires the provision of Affordable Dwelling Units 
(ADUs) in certain circumstances.  When ADUs are not required the applicant can either 
elect to provide affordable units or contribute 0.5% of the value of the units to the 
Housing Trust Fund to satisfy this criterion.     
 
In accordance with the affordable dwelling unit program of the Zoning Ordinance and the 
Comprehensive Plan the applicant has proffered to provide for 44 affordable dwelling 
units within the adaptive reuse of the reformatory buildings (Phase 1).  In the event that 
the applicant elects options to provide up to an additional 60 dwelling units in Land 
Bays 4 and 6, the applicant has committed to provide affordable units in accordance with 
the Zoning Ordinance.  The provision of the affordable units satisfies the Zoning 
Ordinance requirement and in staff’s opinion, this criterion has been met.     
 
Heritage Resources (Appendix 17) 
 
Heritage resources are those sites or structures, including their landscape settings that 
exemplify the cultural, architectural, economic, social, political, or historic heritage of the 
County or its communities.  Such sites or structures have been listed in or determined 
eligible for listing in, the National Register of Historic Places or the Virginia Landmarks 
Register; determined to be a contributing structure within a district so listed or eligible 
for listing; located within and considered as a contributing structure within a Fairfax 
County Historic Overlay District; or listed in, or having a reasonable potential as 
determined by the County, for meeting the criteria for listing in, the Fairfax County 
Inventory of Historic Sites.  These features are expected to be preserved through 
research, protection, preservation, or recordation.  Preservation can include the 
adaptive reuse of the structures with Architectural Review Board approval of changes to 
the exterior appearance.   
 
The Memorandum of Agreement (MOA) stipulates that Fairfax County treat the property 
as a historic overlay district with the Fairfax County Architectural Review Board (ARB) 
oversight.  The rezoning application and proposed construction and demolition permits 
are subject to ARB review.  In addition, any future special exception, special permit, 
variance, site plans, subdivision plats and grading plans are required to be referred to 
the ARB for its review and recommendation.  Sign  and building permits require ARB 
review and approval.  During the review of this application extensive input was provided 
by the Virginia Department of Historic Resources (VDHR), the National Park Service 
(NPS), and the Fairfax County Architectural Review Board (ARB), to ensure that the 
siting, design, and massing of new structures is appropriate for this historic site.  Given 
the existing buildings and environmental constraints on the property there are limited 
areas for new development on the site.  The development plans also reflect guidance 
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from the draft Architectural Standards and Guidelines used by the Architectural Review 
Board for this redevelopment. 
 
The Comprehensive Plan states that the design of the Adaptive Reuse Area should be 
sensitive to the historic architecture, create high quality rehabilitation and place an 
emphasis on rehabilitation of historically relevant structures for new uses.  The 
Comprehensive Plan recognizes new construction will be necessary, but notes that 
such construction should be undertaken in a manner that is compatible with, and 
complementary to, the existing character of the historic district.  When proposing new 
construction, consideration should be given to the distinctive architecture and 
landscape.  Siting and design of new buildings should be carefully considered in the 
context of the historic building patterns.  
 
The majority of historic buildings, structures, and features are preserved and adaptively 
reused with the development plan.  Six buildings, and small portions of other buildings, 
are planned for demolition to allow for site access and parking requirements.  In most 
cases, the buildings proposed for demolition have been extensively altered over time. 
Additional review is underway for the northern section of the historic penitentiary wall 
related to the proposed openings for access and the lowering of the wall to ensure that 
the historic integrity of the property is retained while providing access to the planned 
retail uses.  The ARB approved the feasibility study and demolition of the several 
contributing buildings to facilitate the development.    
 
On September 13, 2012, the ARB voted to recommend approval of the rezoning 
application, subject to a number of conditions.  The ARB notes that further review is 
required for the proposed demolition and architecture and design review for new 
construction by the Virginia Department of Historic Resources (VDHR) and the National 
Park Services (NPS).  Particularly the ARB recognized that the removal of a portion of 
the north wall for access and visibility will be reviewed by VDHR and NPS.  The ARB 
supported the removal of portions of the south and east wall for the proposed vehicular 
and pedestrian access points.  The ARB supports maintaining the existing buttresses at 
their current heights and the shape of the north wall and incorporating screen elements 
between the buttresses to create an effect reminiscent of the north wall while providing 
visibility into the site.  Architectural design for new construction and design features as 
well as the design of the rear of townhomes and alleys will be submitted to the ARB for 
review and approval.  The ARB noted that the design of the new retail building adjacent 
to the existing penitentiary wall should incorporate design elements such as setbacks 
and spandrel glass that enhance the distinction between the existing penitentiary wall 
and the new construction, with final design submitted to the ARB for review.  In addition, 
the ARB stated that all contributing buildings within the project limits proposed for 
adaptive reuse but not planned for immediate development will be mothballed per the 
guidelines set forth by the National Park Service. 
 
The application layout was revised based on ARB and VDHR review to address 
comments related to the development located around the central green.  Previously 
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single family attached units were planned to be located west of this area; that space has 
been converted to open space to visually connect the penitentiary and reformatory.  The 
applicant has updated the ARB on the revised design and will be required to gain their 
approval prior to site plan.   

 
The Park Authority and Heritage Resource staff expressed concerns about the lowering 
of the penitentiary wall to provide a view of the retail portion of the site from Silverbrook 
Road.  They also expressed concerns about the location of houses in proximity to the 
Lindsay House and cemetery.  The applicant has since revised their plans to relocate 
housing away from the Lindsay/Laurel Hill House and cemetery.  The applicant has 
created a mock-up of the lowered wall treatment on-site where the wall is proposed to 
be removed for access into the site.  Because an application has been made for State 
and Federal historic tax credits, staff has deferred the treatment of the penitentiary wall 
to the Virginia Department of Historic Resources and the National Park Service.   
 
Heritage resource staff recognizes that there may be inherent differences between the 
tree cover and screening requirements and/or urban forestry recommendations and the 
landscaping for this historic district which recommends that the historic character of the 
property where landscaping and trees were historically at a minimum be protected.  
Noting this potential conflict, Urban Forestry staff has agreed to look at alternatives 
regarding tree plantings in the parking areas in particular.  The resultant landscape plan 
is intended to balance these competing interests.  In staff’s opinion, the applicant has 
adequately addressed this criterion.     
 
 
PLANNED DEVELOPMENT HOUSING USE LIMITATION ANALYSIS  
 
Planned Development Housing Districts are afforded the ability to provide a number of 
uses within the development.  However, Section 6-206 of the Zoning Ordinance does 
provide specific use limitations.  In addition, the applicant has proffered out of a number 
or potential uses as detailed below.   
 
In accordance with Section 6-106 (5) of the Zoning Ordinance, secondary uses of a 
commercial and office nature are only permitted in a PDH District which has a minimum 
of fifty residential dwelling units.  The PDH portion of the site has 352-364 units within a 
mix of multi-family, single family attached and single family detached units.    
 
In accordance with Section 6-106 (6) of the Zoning Ordinance, secondary uses of a 
commercial nature are required to be designed to serve primarily the needs of the 
residents of the planned development in which they are located, and designed so as to 
maintain and protect the residential character of the planned development and adjacent 
residential neighborhoods as well.  In order to accomplish these purposes, the Zoning 
Ordinance states that within the PDH-8 District no more than 300 square feet of 
commercial land area, including off-street parking and loading areas associated with the 
commercial use, shall be permitted per dwelling unit.    
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The application limits the commercial uses within the PDH portion of the site to two 
existing adaptive reuse buildings for a total of 28,000 square feet.  The commercial uses 
would be within enclosed buildings and located at ground level in accordance with the 
use limits of the Zoning Ordinance.  Based upon the above formula, the Zoning 
Ordinance limits commercial development to 105,600 gross square feet of land for 
buildings and parking areas related to the commercial use (352 units x 300 sf).  The 
land area on the site for commercial uses in Land Bay 3 and 4 is 105,000 square feet 
and is in accordance with the Zoning Ordinance.   
 
The Comprehensive Plan states that one of the goals related to phasing is that issues 
affecting the entire site should be addressed through a coordinated plan, and that the 
plan should emphasize the adaptive reuse of historic buildings in a timely manner, 
before or concurrent with new construction.  Reuse of the reformatory dorms, the 
chapel, and the power plant in the first phase of the development meets the 
Comprehensive Plan goal to emphasize the adaptive reuse of historic buildings.   
 
The chapel is planned for adaptive reuse for a community or civic use with the flexibility 
for other uses if civic or community uses are not viable.  The power plant is planned for 
adaptive reuse for retail use.  If such uses are not viable, flexibility is provided for other 
uses including residential units.  Land Bay 3 and 4 proffers limit the non-residential uses 
within the 20,000 square foot (chapel) and 8,000 square foot (power plant) buildings to 
quick-service food stores, health clubs, community uses, eating establishments, 
financial institutions, garment cleaning establishments, places of worship, kennels, 
offices, personal service establishments, child care centers, colleges, universities, 
conference centers, cultural centers, museums, private clubs and public benefit 
associations, private schools of general and special education, retail sales 
establishments, and veterinary hospitals.  Fast food restaurants and bed and breakfasts 
would also be permitted with a Special Exception.   
 
While the list of potential uses may seem to be an expansive list, the applicant has 
significantly excluded potential uses that would otherwise be permitted in a PDH 
District.  Uses not listed in the proffers include, but are not limited to, drive-in uses, 
services stations, pool halls, bowling alleys, skating facilities, independent living 
facilities, medical care facilities, and repair service establishments.  The applicant has 
requested flexibility to determine the exact uses as the property is developed and the 
market can best determine potential uses for these unique buildings.  
 

The applicant would have the option to convert the 8,000 square foot power plant in 
Land Bay 4 to 12 residential units after marketing the non-residential uses for a 
minimum time frame and after review by the County, per the proffers and companion 
Master Development Agreement.  Staff has no objection to the proposed uses by the 
applicant and supports the requested flexibility in determining uses that would be 
demanded by the market.  However, staff acknowledges the need to provide for 
additional regulation of these commercial uses with the PDH portion of the site to 
ensure they will not adversely impact the residents or adjacent properties.  Staff’s 
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review and proposed restrictions for several uses is discussed below.   
 
Child Care Centers/Nursery School 
 
Because child care centers are uses where people tend to arrive and depart from the 
use within a concentrated time frame, staff has proposed several conditions to avoid 
potentially adverse impacts.  Staff has proposed a condition that within the PDH District 
there will be only one child care center/nursery school.  This condition would not restrict 
a place of worship from also having a child care center/nursery school as an accessory 
use.  The child care center/nursery school would be limited to a maximum of 100 
children at one time if located in the chapel in Land Bay 3 and 50 children if located 
within the smaller power plant building in Land Bay 4.  The child care center/nursery 
school would be limited to the hours of 7 am to 6 pm Monday through Friday.  In order 
to avoid adverse transportation impacts related to the arrival and departure of students, 
any child care center would need to work with the future Home Owners Association in 
creating staggered arrival and departure times.      
 
Kennels/Veterinary Office 
 
The potential use of kennels and veterinary hospitals would be required to be located 
within a completely enclosed building that is adequately soundproofed and prevents 
emission of odor or noise that would be detrimental to property in the area.  The 
applicant has proffered to limit this use to only the first three years after the building is 
put in service for both Land Bays 3 and 4.   
 
Place of Worship 
 
A place of worship is a use where attendees arrive and depart at generally the same 
time, which can cause congestion if not properly controlled.  It is possible that churches, 
chapels, temples, synagogues and other such places of worship would be interested in 
occupying one of the two non-residential buildings on-site.  Staff has proposed a 
condition to limit the PDH portion of the site to no more than one structure with a place 
of worship.  Staff has also proposed that the place of worship not exceed 300 seats if 
located in Land Bay 3 and 100 seats if located within Land Bay 4.   
 
Staff recognizes that places of worship often have child care centers and schools of 
education associated within them.  As such, staff has proposed a condition to allow 
these accessory uses in addition to any principle child care center or school of 
education.  Due to the potential limitation of available parking spaces staff has proposed 
a condition that the worship services will not overlap the hours of operation for child 
care centers/nursery school or private school of special or general education if provided 
with the place of worship as a secondary use.      
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School of General Education 
 
A private school of general education is defined as a parochial or private school, 
boarding school, academy, or a school for the mentally or physically disabled giving 
regular instruction at least five days a week for a normal school year.  This is a use 
where people tend arrive and depart within a short time period and staff has proposed 
to limit the PDH portion of the site to only one private school of general education.  Staff 
has proposed that the private school of general education be limited to a maximum of 
100 students at one time if provided in Land Bay 3 and 50 students at one time if 
provided in Land Bay 4.  The hours of operation of the school of general education are 
proposed to limited to the hours of 7 am to 6 pm Monday through Friday.  A second 
private school of general education could be established as an accessory use to a place 
or worship and satisfied the same restrictions on attendance and hours of operation.  
Due to the limitation of available parking spaces, staff has proposed a condition that the 
hours of operation for child care centers/nursery school or private school of special or 
general education would not overlap.      
 
Private School of Special Education 
 
A private school of special education is defined as a school primarily devoted to giving 
instruction in vocational, professional, musical, dramatic, artistic, linguistic, scientific, 
religious, or other special subjects.  Examples include a dance studio, karate dojo or 
music school.  In staff’s opinion, these types of uses do not experience the same high 
levels of traffic within a confined period of time that one would expect from a place or 
worship, child care center or private school of general education.  However, since the 
proposed location for the uses would be surrounded by residential units within the 
residential portion of the site, staff has proposed a condition to limit the school to a 
maximum of 50 students at one time.     
 
Quick Service Food Stores 
 
A quick service food store is defined as 5,000 square feet or less and used for the retail 
sale of food or food goods.  The applicant has proffered to limit this use to only the first 
three years after the building is put in service for both Land Bays 3 and 4.   
 
Miscellaneous Uses    
 
Staff has proposed conditions that would prohibit dance floors and karaoke facilities as 
accessory uses to any eating establishment because of the potential noise and 
additional parking impacts.  Staff has proposed conditions that within the PDH portion of 
the site, financial establishments would not include auto-title or pay-day lending 
companies and that garment cleaning facilities be limited to drop-off facilities.  Finally, 
staff has proposed a condition that would prohibit non-profit/charity drop boxes on the 
site.  
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Zoning Ordinance Provisions 
 
Section 6-107 requires a minimum of two acres for a PDH District and the proposed 
PDH District is 62.54 acres.  Section 6-109 limits the maximum density to eight dwelling 
units per acre and the applicant is proposing up to 5.82 du/ac.  Section 6-110 requires a 
minimum of 22 percent open space and the applicant has provided a minimum of 35 
percent open space.   
 
 
PLANNED DEVELOPMENT COMMERCIAL (PDC) ANALYSIS  

 
The purpose and intent of the PDC District is to encourage the innovative and creative 
design of commercial development to insure high standards in the layout, design and 
construction of commercial developments and to avoid detrimental effects on 
neighboring properties.  Applicable provisions of PDC District are provided in 
Appendix 18.  
 
Development Size 
 
The Comprehensive Plan recommends approximately 105,000 square feet of non-
residential uses in the penitentiary, to consist of both community-serving commercial, 
retail and office uses.  The Comprehensive Plan includes recommendations to allow for 
flexibility with implementation of the planned uses.  Specifically, the Comprehensive 
Plan states that “flexibility will be needed to allow for changes to address unforeseen 
constraints or to improve the viability of the plan.”  The Comprehensive Plan further 
states “[i]n order to create a viable, self-sustaining development, the County may 
consider possible approaches to increasing the viability of the redevelopment of the 
Adaptive Reuse Area by modifying these recommendations, such as increasing the 
residential, retail or other components, or by reducing the number of structures to be 
reused, subject to the terms of the Memorandum of Agreement.”  The Comprehensive 
Plan also states that changes to the penitentiary wall should be carefully designed to 
minimize the impacts of its historic character while acknowledging the need for safety, 
access and visibility.   
 
The minimum district size is 100,000 square feet and the applicant’s proposed 
development up to 110,000 square feet.  The maximum floor area ratio (FAR) is 1.5 
FAR and the applicant proposes 0.15 FAR.  The minimum open space is 15% and the 
applicant provides a minimum of 35%.  The applicant has multiple options for the 
development of the PDC portion of the site that may be predominately retail, office or 
residential.   
 
To anticipate and plan for implementing alternate options if needed, the CDP/FDP 
includes options for increasing the residential component of the development, for 
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flexibility with the location of new retail construction, and for the ultimate end uses of the 
six cellblock buildings.  The CDP/FDP identifies the six penitentiary cellblock buildings 
for office use, with options for retail and/or residential use.  The dining hall (P-12), is 
planned for retail and/or office use, with new retail buildings on either side of the dining 
hall.  Alternate A in the CDP/FDP allocates all of the new retail square footage into one 
new building to the northwest of the dining hall, to allow flexibility for a larger retailer to 
occupy the site.  Alternate B in the CDP/FDP shows the option for residential use for the 
six cellblock buildings includes a maximum of 48 units, which would occur if all of the 
cellblock buildings were to convert to residential.  However, the plans and proffers are 
structured to allow a combination of office, retail and/or residential use for these 
buildings.  
 
These options are appropriate given the Comprehensive Plan recommendations that 
allow for flexibility to increase the residential, retail, or other components of the 
development plan to increase the viability of the adaptive reuse of the entire site.  
Given the constraints of redeveloping historic buildings, having this flexibility built into 
the plan at this early stage will meet the County’s goals to redevelop these buildings 
under a comprehensive development plan. 
 
Use Limitations 
 

In accordance with Section 6-206 of the Zoning Ordinance secondary uses are only 
permitted in a PDC District which contains one or more principal uses.  Further, the 
gross floor area devoted to dwellings as a secondary use shall not exceed 50 percent of 
the gross floor area of all principal uses in the development and all other secondary 
uses shall not exceed twenty-five percent of the gross floor area of all principal uses in 
the development unless waived/modified by the Board of Supervisors.  The applicant 
has requested for a modification of these requirements to allow residential and 
secondary uses to exceed that permitted by the Zoning Ordinance.  This modification is 
discussed in the waivers and modification section below.   
 
The applicant has proposed the following principal uses for the site: business service 
and supply service establishments; eating establishments; establishments for scientific 
research; financial institutions; garment cleaning establishments; grocery store; offices; 
personal service establishments; public uses; retail sales establishments; repair service 
establishments and theatres limited to 20,000 square feet.  The following secondary 
uses are proposed: accessory uses and accessory service uses; bowling alleys; child 
care centers; commercial swimming pools; colleges; community uses; conference 
centers and retreat houses; cultural centers; fast food restaurants; health clubs; 
institutional uses; kennels; medical care facilities; mini-warehousing establishments; 
museums; nursery school; places of worship; private clubs and public benefit 
associations; private school of general or special education; quick-service food stores; 
residential dwelling units; tennis courts and similar courts; universities; and veterinary 
hospitals.  Staff has reviewed the potential impact of some of the proposed uses below.     
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Child Care Centers/Nursery School 
 
Child care centers tend to have users who come to the facility in relatively compressed 
time periods.  This use has the potential to create traffic congestion within the 
development and surrounding areas.  However, child care centers are encouraged by 
the Policy Plan to be located within employment centers.  There is open space located 
within the PDC portion as well as open space and play areas within the adjacent PDH 
portion for required play areas for the children.  The site contains adequate parking 
places with plenty of room for parents to drop off and pick up children without stacking 
onto White Spruce Way.  Since the exact location of the child care center or how it and 
details of the operation are not known, staff has proposed some conditions to help 
prevent any adverse impacts.  Staff has proposed a condition that would limit the PDC 
District to one child care center/nursery school and limit the use to a maximum of 100 
children at one time and place limits on the hours of operation.  Staff notes that the 
conditions allow for a second child care center if it is an accessory use to a place of 
worship.    
 
Drive-Thru Uses 
 
The applicant has proposed to provide car washes, drive-in financial institutions and 
drive-through pharmacies subject to special exception approval as suggested by staff.  
Since these uses would require the submission of a special exception application for 
review and approval, staff did not review the suitability of these uses at this time.   
 
Dwelling Units 
 
Dwellings units are limited to 50 percent of gross floor area of all principal uses within 
the development and secondary uses are limited to 25 percent of all principal uses.   
The applicant has requested the flexibility to convert approximately 50,000 square feet 
of non-residential uses within the cellblocks (P1-P6) for up to 48 multi-family dwelling 
units.  The proposed dwelling units would be within the existing buildings and integrated 
within the development.  In staff’s opinion, the proposed residential units in the PDC 
District are characterized by a high quality design and fits into the fabric of the 
community.  The units would have no adverse impact on the environment or 
transportation network.  There are adequate public facilities to serve the proposed units 
and the applicant has adequately addressed affordable dwelling units.  The proposed 
units permit another use with the PDC portion of the site and help ensure that the 
historic buildings will be renovated.  Staff has reviewed this potential conversion as part 
of the waivers and modification section below and has no objection.  In staff’s opinion, 
the dwelling units meet the residential design criteria.  Staff believes that the proposed 
multi-family units would create additional residents to support the proposed retail within 
the development.  In addition, cellblock buildings P1-P6 are located in the rear of the 
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PDC development which, because of its low visibility may have difficulty in redeveloping 
with office uses.       
 
Fast Food Restaurants 
 
In accordance with Section 6-206 (10) of the Zoning Ordinance, fast food restaurants 
are permitted secondary uses if they are provided in a non-residential structure 
containing at least one other permitted principal or secondary use and comprises not 
more than 15 percent of the gross floor area of the structure.  If the fast food restaurant 
does not meet these standards, it may be permitted as a secondary uses with a special 
exception.  The proffers require the applicant to comply with the use limits of the PDC 
District for fast food to be located with another permitted use or request a special 
exception.  Staff has proposed a condition that any fast food uses would meet the 
location requirements of Section 6-206 of the Zoning Ordinance to a maximum size of 
7,000 square feet.  Because fast food uses can be high trip generators, special 
exception should be required if a significant portion of the retail uses are dedicated to 
fast food uses.  It is staff’s understanding that grocery store may occupy one of the 
proposed buildings.  If the grocery store has an accessory fast food use, this use would 
not be subject to the proposed limitation.   
 
Mini-Warehouses 
 
A mini-warehousing establishment is permitted as a secondary use when the loading 
and unloading areas are located to minimize the potential for adverse impacts on 
adjacent property.  The design of this storage structure is harmonious in color and 
design with the surrounding development.  There are no individual storage bay doors or 
storage items visible from the outside of the storage structure.  The site is designed to 
facilitate safe and efficient on-site circulation and parking.  There shall be no incidental 
parking or storage of trucks, trailers, and/or moving vans except for purposes of loading 
and unloading and no truck, trailer, and/or van rentals shall be conducted from the site. 
 
The applicant requests the ability to use the adaptive reuse buildings as mini-
warehouses as an interim use for a period of up to five years and then limit the mini-
warehouse use to no more than four of the buildings.  Staff notes that the mini-
warehouse use would provide for the rehabilitation of the buildings at an earlier phase 
than might otherwise be possible.  This use would be within the cellblocks while the 
exterior of the buildings would be maintained.  There would be no individual storage 
bays or van rentals.  This approach allows for the project to take advantage of historic 
tax credits to minimize the cost of redevelopment of these buildings.  The proffers detail 
the length of time these uses would be allowed on-site and in staff’s opinion, the 
proposed use is a good way to bring development into the PDC portion of the site and 
rehabilitate the existing buildings at an earlier phase than would an office or retail 
building.  However, staff would prefer that the applicant commit that no more than two 
buildings be used as mini-warehouse uses after the initial five years.   
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Place of Worship 
 
It is possible that a church, chapels, temples, synagogues and other such places of 
worship would be interested in occupying one of the cellblock buildings.  Staff has 
proposed a condition that would limit the PDC portion of the site to no more than one 
structure with a place of worship and not to exceed 200 seats.  Staff recognizes that 
places of worship often has child care centers and schools or education associated 
within them and have proposed a condition to allow these accessory uses in addition to 
any principal child care center or school of education.  Due to the potential limitation of 
available parking spaces, staff has proposed a condition that the worship services shall 
not overlap the hours of operation for child care centers/nursery school or private school 
of special or general education if provided with the place of worship as a secondary use.      
 
Private School of General Education 
 
Since schools are another use where people tend to arrive and depart within the same 
time period, staff has proposed conditions to limit the PDC portion to no more than one 
private school of general education (unless a second school is associated with a place 
of worship).  In addition, staff has proposed that no more than 100 students at one time 
be permitted and that the hours of operation be limited to 7 am to 6 pm.  Due to the 
potential limitation of available parking spaces, a private school of education operation 
would not be permitted to overlap worship services if provided as a secondary use to a 
place of worship.      
 
Private School of Special Education 
 
Private schools of special education in general do not generate the same high levels of 
traffic within a compressed period of time as experienced with places of worship, child 
care centers of private schools of general education.  Therefore, staff has not proposed 
any additional restrictions on this proposed use.   
 
Miscellaneous Uses    
 
The historic towers are planned for preservation, as shown on the CDP/FDP.  It is 
anticipated that one or more of the towers may be opened occasionally for community 
interpretation opportunities.  The proffers state that at least one of the historic 
buildings will be open to the public on occasion as an interpretation center.  The 
identification of the specific building and details of public access will be coordinated 
with the Department of Planning and Zoning.   
 
Staff has proposed conditions that would prohibit dance floors and karaoke facilities as 
accessory uses to any eating establishment, financial establishments would not include 
auto-title or pay-day lending companies and a condition that non-profit/charity drop 
boxes would not be permitted.  
 



RZ/FDP 2012-MV-008                  Page 47 

 

 
 
 
Planned Development General and Design Standards 
 
The PDC District is subject to the same general and design standards for planned 
developments as the PDH District.  As previously stated the general standards require 
the development to substantially conform to the adopted comprehensive plan and result 
in a design achieving the stated purpose and intent of the planned development district.  
The development must efficiently utilize the available land and protect and preserve 
scenic assets and natural features.  The development must be designed to prevent 
substantial injury to the use and value of existing surrounding development.  Adequate 
public facilities must be available and the development should provide coordinated 
linkages among internal facilities and services as well as connections to major external 
facilities.  The design standards include providing for bulk regulations and screening 
provisions that generally conform to the provisions of that conventional zoning district 
which most closely characterizes the particular type of development under 
consideration.  The development must meet the applicable requirements of the Zoning 
Ordinance and provide streets designed to generally conform to the provisions set forth 
in this Ordinance.  
 
The Comprehensive Plan recommends commercial development for the site at the 
intensity proposed.  The applicant has provided for several options within the PDC 
District and staff feels that these options encourage the innovative and creative design 
of commercial development to insure high standards in the layout, design and 
construction of commercial developments and to avoid detrimental effects on 
neighboring properties.  There are adequate public facilities and the applicant has 
coordinated the linkages of pedestrian and vehicular facilities.  The applicant meets the 
required open space, parking requirements and road design requirements.    
 
In staff’s opinion, the proposed PDC District meets the general and design standards for 
planned districts.  Furthermore, in staff’s opinion, the applicant meets the residential 
development criteria for the potential residential option.    
 
 
MODIFICATIONS/WAIVERS  
  
Waiver to Allow Underground Stormwater Management (Appendix 19) 
 
The applicant requests Waiver #1183-WPFM-010-1 of Section 6-0303.8 of the Public 
Facilities Manual (PFM) to allow for an underground stormwater vault on a residential 
property.  The Board of Supervisors may grant the waiver after taking into consideration 
possible impacts on public safety, the environment, and the burden of maintenance.  
Underground stormwater management is required to be privately maintained, disclosed 
to future title owners, located outside a County storm drainage easement, and to have a 
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private maintenance agreement.  The applicant believes the underground storage will 
be necessary to address the extended detention requirement due to inadequate outfall 
downstream of the site.  The applicant proposes to use on-site detention, including 
underground facilities to meet the PFM’s detention requirements and underground 
facilities on the development plan.  The detention facilities are proposed to be 
maintained privately by the Master Association comprised of the owners of the 
residential and non-residential uses.  The Department of Public Works and 
Environmental Services reviewed the requested waiver and finds that there will be no 
adverse impacts on the environment from the construction and maintenance of the 
underground facilities.  DPWES staff has proposed conditions to address security 
concerns by requiring locking manholes, liability insurance and a hold harmless 
agreement for the County.  In addition, staff has proposed conditions requiring notice to 
future owners and the establishment of a maintenance fund.  Staff supports the 
proposed waiver subject to the proposed conditions provided in Attachment A of 
Appendix 19.   
 
Resource Protection Exception/Water Quality Impact Assessment (Appendix 20) 
 
The applicant requests approval of RPA Encroachment Exception #1183-WRPA-007-1 
and Water Quality Impact Assessment #1183-WQ-010-1 submitted under Chesapeake 
Bay Preservation Ordinance (CBPO) Section 118-6-9 to permit an exception to allow: 
encroachment into the 1993 and 2003 RPA for removal and re-installation of stormwater 
culvert; grading associated with an embankment for the proposed stormwater detention 
facility; outfall protection; and realignment of an existing road.  A Resource Protection 
Area Delineation Study, #1183-RPA-001-1, was submitted on July 25, 2012, and was 
approved by the DPWES.  Approximately 3,656 square feet of impervious area exists 
within the RPA.  The proposed project will realign the road within the limits of the RPA 
which reduces the impervious area by 1,759 square feet.  In addition, the proposed 
grading within the RPA is intended to increase stability, reduce erosion potential, and 
result in an improved RPA buffer.  
 
General RPA Encroachment Exceptions may be granted only upon the findings listed in 
CBPO Section 118-6-6 and the additional finding in CBPO Section 118-6-9.  It is the 
opinion of County staff that the required findings, as discussed in detail the RPA 
Exception staff report in Appendix 20, have been satisfied with this application.  In 
general, most of the proposed work within the RPA is to bring the existing inadequate 
culvert to PFM compliance and to stabilize the existing steep slope.  It is the opinion of 
staff that this exception request is the minimum necessary to afford relief per CBPO 
Section 118-6-6(a).  The requested application will improve the existing situation within 
the limits of RPA and represents the configuration with the least impact to the RPA.  
The property was created prior to the RPA was designated on the property.  All of the 
proposed development is located outside the limits of RPA.  The application proposes to 
reduce the existing impervious area within the limits of RPA.  The application also 
proposes to stabilize and reseed the disturbed area within the RPA.  Furthermore, the 
applicant intends to establish buffer area by planting 45 over story trees, 90 under story 
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trees, and 494 shrubs with ground cover.  These plantings will improve water quality 
and specify water quality related improvements including, but not limited to, the 
proposed RPA buffer restoration area in order to intercept and filter the stormwater 
runoff.  In staff’s opinion, the exception is in harmony with the purpose and intent of the 
CBPO and is not a detriment to water quality.  Staff supports the proposed exception 
subject to the proposed development conditions, dated September 24, 2013, included in 
Attachment A of Appendix 20.   
 
Modification of Transitional Screening and Barrier Requirement 

 
The applicant requests a modification of Section 13-303 for the transitional screening 
requirement and modification/waiver of Section 13-304 of the Zoning Ordinance for the 
barrier requirement between the uses on-site and adjacent single family detached and 
attached units to permit the transitional screening and barriers as shown on the 
CDP/FDP.  The table below summarizes the requirements and proposed transitional 
screening and barriers for the PDC portion of the site.     
 

Table 2: Transitional Screening and Barrier Requirement – PDC1 

Direction Required Provided 

North 
 
 

Type 1, 2 and 32 
Barrier D, E, F, G3 

 

Landscape area within 100-200 foot wide open 
space and partially lowered and existing 15 foot tall 
penitentiary wall. 

South  
 

Type 1, 2 and 3 
Barrier D, E, F, G 

20 foot wide open space and existing 15 foot tall 
penitentiary wall.  

East 
  

Type 1 and 2 
Barrier D, E, F, G 

10-20 foot wide open space and existing 15 foot tall 
penitentiary wall. 

West  
 

Type 1, 2 and 3 
Barrier D, E, F, G 

68 foot wide open space with landscaping and 
existing 15 foot tall penitentiary wall. 

On-Site4 
 

Type 1, 2 and 3 
Barrier D, E, F, G 

Periphery parking lot landscaping.  
 

1. The transitional screening and barrier requirement is determined by the use on-site and the adjacent use off-site in accordance 
with Section 13-300 of the Zoning Ordinance.  The applicant has multiple options for the buildings in the PDC District and the 
required screening or barrier cannot be determined without knowing the use and location.  The table below depicts the 
potential requirements based upon the potential on-site uses and adjacent uses.   

2. Transitional Screening Yard Type 1 consists of a landscaped are 25 feet in depth consisting of unbroken strip of open space 
planted with a mixture of large and medium evergreen trees, deciduous trees and evergreen shrubs.  Transitional Screening 
Yard Type 2 consists of a landscaped area 35 feet in depth consisting of unbroken strip of open space planted with a mixture 
of large and medium evergreen trees, deciduous trees and evergreen shrubs.  Transitional Screening Yard Type 3 consists of 
a landscaped area 50 feet in depth consisting of unbroken strip of open space planted with a mixture of large and medium 
evergreen trees, deciduous trees and evergreen shrubs.   

3. Barrier D consists of 42-48” tall chain link fence, Barrier E consists of 6-foot tall brick or architectural block wall, and Barrier F 
consists of 6-foot tall solid wood fence, Barrier G shall consist of a 6 foot chain link fence.  

4. Transitional screening and barrier requirements are potentially required between the proposed uses on-site.   

 
The PDC District uses are enclosed by the existing 15-foot-tall penitentiary wall that 
screens the proposed uses from the adjacent residences.  Transitional screening could 
be provided between the wall and Spring Hill Senior Campus to the west, but this area 
is the location of the cross county trail and the Park Authority raised security concerns 
with the provision of too much landscaping.  Section 13-305 (2) permits the modification 
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of the requirement where the provision of landscaping would reasonably preclude the 
use of the trail.     
 
While transitional screening is required along the northern and eastern property line, 
staff finds that such screening would be ineffective because the existing topography 
between the site and adjacent properties significantly changes.  Section 13-305 (12) 
permits the modification of the requirement when the topography limits its effectiveness.   
 
Section 13-305 (1) permits the modification or waiver of the requirements for transitional 
screening and barriers between uses within the PDC District and the uses to the south 
in the PDH District when such uses are presented under a common development plan 
when compatibility between uses has been addressed through a combination of the 
location and arrangement of buildings or through architectural or landscaping 
treatments.  As previously stated the development is subject to draft Architectural 
Standards and Guidelines for Rehabilitating Historic Buildings and for New Construction 
in the Laurel Hill Adaptive Reuse Area.  The Guidelines recommend that landscaping 
not be provided in areas where it historically did not exist or where it would soften or 
screen the historic buildings.  Section 13-305 (3) permits the modification of the 
requirements when the landscaping and architecture have been designed to minimize 
adverse impacts.  The table below summarizes the requirements and proposed 
transitional screening and barriers for the PDH portion of the site.     
 

Table 3: Transitional Screening and Barrier Requirement - PDH 

Direction Required Provided 

North1 
 

Type 12 

Barrier D, E, F 
Landscape area within 15-30 feet wide open 
space. 

South3  No requirement 
10-250+ feet open space with portions as tree 
preservation.  

West4 No requirement Landscape area within 50-100 feet open space  

East5  Type 1 120-350 feet open space with tree preservation.   

On-site 
 

Type 1 
Barrier A, B, D, E, F6 

Streetscape and parking lot landscaping.   
 

1. Transitional screening is required where Land Bay 1 multi-family units abuts single family attached units within Spring Hill 
Senior Campus and where Land Bay 7 multi-family abuts SFD and SFA in Laurel Hill across Silverbrook Road.   

2. Transitional Screening Yard Type 1 consists of a landscaped area 25 feet in depth consisting of unbroken strip of open space 
planted with a mixture of large and medium evergreen trees, deciduous trees and evergreen shrubs.   

3. No requirement to adjacent public park or golf course.   
4. Transitional screening required between Land Bay 7 multi-family and single family attached in Gunston Corner. 
5. Transitional screening and barriers are required between the single family detached, single family attached and multi-family 

units on-site.   
6. Barrier A consists of a 42-48 inch wall, Barrier B consists of a 42-48 inch solid wood fence. 

 
Though transitional screening is required along the eastern property line, staff finds that 
this screening would be ineffective because the existing topography changes 
dramatically to the east.  Section 13-305 (12) permits the modification of the 
requirement when the topography limits its effectiveness.   
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Section 13-305 (1) permits the modification or waiver of the requirements for transitional 
screening and barriers between uses within the PDH District when presented under a 
common development plan and when compatibility between uses has been addressed 
through a combination of the location and arrangement of buildings or through 
architectural or landscaping treatments.  The uses are presented under a common 
development plan and as previously stated the development is subject to draft 
Architectural Standards and Guidelines for Rehabilitating Historic Buildings and for New 
Construction in the Laurel Hill Adaptive Reuse Area.  The Guidelines recommend that 
landscaping not be provided in areas where it historically did not exist or where it would 
soften or screen the historic buildings.  Section 13-305 (3) permits the modification of 
the requirements when the landscaping and architecture have been designed to 
minimize adverse impacts.   
 
For the reasons stated above, staff supports the proposed modifications and waivers for 
the transitional screening and barrier requirements to the landscaping depicted on the 
CDP/FDP.  
 
Waiver of 200 Square Foot Privacy Yard  
 
The applicant requests a waiver of Section 6-107 of the Zoning Ordinance which 
requires a 200 square foot privacy yard for single family attached units.  The applicant 
has designed the single family attached dwelling units to front onto private streets and 
open space in order to create an active pedestrian environment and will frame the 
streets and open space with residential units instead of garages and driveways.  As a 
result of the design, access to the single family attached units is from a rear alley, which 
precludes the provision of the 200 square foot privacy yard.  Staff believes that the rear-
loaded units help encourage pedestrian circulation and creates a very walkable street 
frontage.  Furthermore, the development has open space throughout the site that is 
available to residences and is in close proximity to the single family attached units.  
Therefore, staff supports the proposed waiver.       
 
Modification of the Restrictive Barrier 
 
The applicant requests a waiver of PFM 12-0510.4E (5) to permit trees to be located 
within four feet of a restrictive barrier.  In accordance with the PFM, the minimum width 
of any planting area is eight feet with trees no closer than four feet from any restrictive 
barrier.  The Director of DPWES may permit a modification of this standard.  Generally 
landscaping is provided with a minimum eight foot wide planting area; however, there 
are locations when the planting area along the streets will be reduced to six feet in 
width.  The reduction in landscaping width is in part caused by the request of the 
Department of Transportation to have minimum eleven foot wide lanes instead of ten 
foot wide lanes as permitted by the PFM.  It should be noted the areas where this 
waiver is required are limited.  In addition, staff and the applicant have worked together 
to determine the specific type of trees to best use in these areas.  In staff’s opinion, the 
applicant has provided for an attractive streetscape and has worked with staff to ensure 
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the survivability of trees.  Therefore, staff has no objection to the proposed waiver 
subject to detail provided below that are included as part of the proposed final 
development plan conditions.      
 

 
 
Modification of Parking Lot Landscaping 
 
The applicant requests a reduction of the peripheral parking lot landscaping required by 
Section 13-203 of the Zoning Ordinance along the northeast portion of the PDC District 
to permit the landscaping depicted on the CDP/FDP.  The Board of Supervisors may 
approve the modification when it is determined that the modification will not have any 
deleterious effect on the existing or planned development of adjacent properties.  In 
accordance with the MOA, the development is subject to draft Architectural Standards 
and Guidelines for Rehabilitating Historic Buildings and New Construction in the Laurel 
Hill Adaptive Reuse Area, which recommend against creation of new landscape areas 
radically different from the existing condition or the installation of landscaping that will 
soften or obscure the historic buildings.  The landscape plan will be subject to the 
review of the ARB and VDHR.  Staff finds that the proposed landscape plan balances 
the requirements for landscaping in the Zoning Ordinance with the Standards and 
Guidelines; therefore, staff supports the modification.   
 
Modification of PDC Use Limitations 
 
The applicant requests modification of Section 6-206 of the Zoning Ordinance to permit 
the gross floor area of residential uses in a PDC District to exceed 50 percent of the 
gross floor area of all principal uses and waiver to allow the gross floor area of 
secondary uses to exceed 25 percent of the gross floor area of all principal uses in the 
development.   
 
The applicant proposes a mix of retail and office uses with the potential for residential 
uses.  These non-residential uses could include a combination of principal and 
secondary uses.  The Comprehensive Plan recommends flexibility for the development 
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of the non-residential portion of the site to allow for changes to address unforeseen 
constraints or to improve the viability of the plan.  The applicant proposes the potential 
of 50,000 square feet of residential uses, or approximately 45 percent of the total gross 
floor area in the PDC District.  Principal uses may include eating establishments, retail, 
offices and others uses detailed in the proffers.  Potential secondary uses are described 
in the proffers and may include a variety uses including fast food and private schools of 
special education.  The applicant proposes the interim use of some of the buildings as 
mini-warehouses in order to take advantage of tax incentives to rehabilitate the 
buildings at an earlier phase of the development.  It is also feasible that secondary uses 
for residential may exceed 50 percent of the principal uses and/or 25 percent of the 
secondary uses, since the exact mix of uses has not been determined.  As previously 
discussed, the unique development will require a degree of flexibility given it is an 
adaptive reuse of a penitentiary into a commercial or mixed use development.  
Therefore, staff does not object to the proposed modification of the use limitations to 
allow up to 50,000 square feet of residential uses and waiver of the use limitations for 
non-residential commercial uses to exceed 25 percent of the principal uses.     
 

 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
The goal of the Comprehensive Plan recommendations for the Laurel Hill Adaptive 
Reuse Area is to foster the redevelopment of this unique historic site into a focal point 
for the community with a variety of uses to create opportunities to work, live and play. 
As outlined in the Comprehensive Plan, issues affecting the entire site are to be 
addressed through a coordinated plan which emphasizes the adaptive reuse of 
historic buildings in a timely manner, either before or concurrent with new 
construction.  Reuse of the reformatory dorms, the chapel, and the power plant in the 
first phase of the development meets the Comprehensive Plan goal to emphasize the 
adaptive reuse of historic buildings.  The applicant proposes an initial interim use for 
the penitentiary cellblock buildings, the power plant, and the chapel to allow for the 
buildings to be renovated and for utilities to be connected, before the ultimate planned 
uses are implemented.  In particular, the interim storage use will allow for the buildings 
to be improved to a warm lit shell, which will facilitate redevelopment in the future. 
This approach also allows for the project to take advantage of historic tax credits to 
minimize the cost of the redevelopment of these buildings. 
 
In staff’s opinion, the applicant has provided for a mix of residential and non-
residential uses in accordance with the guidance of the Comprehensive Plan.  The 
proposed layout appropriately preserves the historic nature of the site while integrating 
new development and maintaining open space.  The site will fit into the character of 
the neighborhood and provide much needed neighborhood serving non-residential 
uses.  The development also provides for the preservation of environmentally 
sensitive areas and for innovative stormwater management.  The application proposes 
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transportation improvements which will mitigate impacts onto the network.  The 
development adds affordable dwelling units.  In addition, the applicant has worked 
extensively with staff, the ARB, state and federal agencies to preserve the historic 
character of the site while integrating new uses.        
 
In staff’s opinion, the CDP/FDP and proffers are consistent with the Comprehensive 
Plan recommendations for the site, satisfy the residential development criteria and 
meet the general and design standards for planned developments.   
 
Recommendations 
 
Staff recommends approval of RZ 2012-MV-008 and the associated Conceptual 
Development Plan, subject to the execution of proffers consistent with those contained 
in Appendix 1 of the staff report 

 
Staff recommends approval of FDP 2012-MV-008, subject to the proposed Final 
Development Plan conditions contained in Appendix 2 of the staff report and the Board 
of Supervisors approval of RZ 2012-MV-008 and the associated Conceptual 
Development Plan.  

 
Staff recommends approval of the following waivers and modifications.   
 
● Waiver #1183-WPFM-010-1 of Section 6-0303.8 of the Public Facilities Manual 

(PFM) to allow for an underground stormwater vault on a residential property 
subject to the conditions dated November 5, 2012, contained in Attachment A of 
Appendix 19.  

 
● Resource Protection Area Encroachment  Exception #1183-WRPA-007-1 and 

Water Quality Impact Assessment #1183-WQ-010-1 subject to the conditions 
dated September 24, 2013, contained in Appendix 20.  

 
● Modification of Section 13-303 for the transitional screening requirement and 

modification/waiver of Section 13-304 of the Zoning Ordinance for the barrier 
requirement between the uses on-site and adjacent single family detached and 
attached units to permit the transitional screening and barriers as shown on the 
CDP/FDP. 

 
● Waiver of Section 6-107 of the Zoning Ordinance requiring the 200 square foot 

privacy yard for single family attached units.   
 
● Modification of PFM 12-0510.4E (5) to permit trees to be located within four feet 

of a restrictive barrier.   
 
● Modification of the peripheral parking lot landscaping of Section 13-203 of the 

Zoning Ordinance to permit the landscaping depicted on the CDP/FDP.   
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● Modification of Section 6-206 of the Zoning Ordinance to permit the gross floor 

area of residential uses in a PDC District to exceed 50 percent of the gross floor 
area of all principal uses in the development to permit up to 50,000 square feet 
as residential uses and waiver to allow the gross floor area of secondary uses to 
exceed 25% of the gross floor area of all principal uses in the development.   

 
It should be noted that it is not the intent of the staff to recommend that the Board, in 
adopting any conditions, relieve the applicants/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards; and that, 
should this application be approved, such approval does not interfere with, abrogate or 
annul any easements, covenants, or other agreements between parties, as they may 
apply to the property subject to this application.  

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

 

LAUREL HILL ADAPTIVE REUSE AREA 

RZ/FDP 2012-MV-008 

 

February 14, 2014 

 

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

Section 18 -204 of the Zoning Ordinance of Fairfax County ( 1978, as amended ), the property 

owner/applicant, for itself and its successors and/or assigns (hereinafter collectively referred to 

as the "Applicant"), hereby proffer that the development of the parcels under consideration and 

shown on the Fairfax County tax maps as Tax Map 107-1-((01))-0009 (the "Property") shall be 

in accordance with the following conditions if, and only if, Rezoning application RZ/FDP 2012-

MV-008 is granted by the Board of Supervisors of Fairfax County, Virginia.  In the event said 

application request is denied or the Board’s approval is overturned by a court of competent 

jurisdiction, these proffers shall be null and void.   

GENERAL 

1. Conceptual/Final Development Plan.  The Property shall be developed in substantial 

conformance with the Conceptual Development Plan ("CDP ") and Final Development 

Plan ("FDP ") entitled "LAUREL HILL ADAPTIVE REUSE AREA" dated February 15, 

2012 and revised through February 3, 2014, prepared by Walter L. Phillips Incorporated, 

consisting of Sheets P-0101 through P-0603. 

2. Elements of CDP.  Notwithstanding the fact that the CDP and FDP are presented on the 

same plan, the elements that are components of the CDP are limited to the perimeter 

points of access, the location of the buildings, maximum number of dwelling units, the 

maximum square footage of non -residential uses, building heights, and setbacks from the 
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peripheral lot lines and a modification to such elements shall require a subsequent 

Conceptual Development Plan Amendment (CDPA) or Proffered Condition Amendment 

(PCA).  The Applicant reserves the right to request a Final Development Plan 

Amendment (FDPA) for elements other than CDP elements from the Planning 

Commission for all or a portion of the FDP in accordance with Section 16-402 of the 

Zoning Ordinance if such an amendment is in accordance with these Proffers as 

determined by the Zoning Administrator. 

3. Minor Modifications.  Minor modifications to the CDP/FDP may be permitted when 

necessitated by sound engineering or that may become necessary as part of final site 

design or engineering, pursuant to Section 16-403(4) of the Zoning Ordinance. 

Additionally, minor modifications may be permitted to comply with requirements of the 

Virginia Department of Historic Resources and the National Park Service.  Minor 

modifications of building footprints may be permitted and the number of residential units 

(as defined herein) and corresponding adjustments in required parking may be made 

without requirement to amend this application, so long as (a) the provided open space is 

not reduced; (b) the building height is not increased; (c) the setbacks to the peripheral lot 

lines are not diminished; and (d) the development otherwise is in substantial conformance 

with the CDP/FDP as determined by the Zoning Administrator.  Such minor 

modifications may be subject to review by the Architectural Review Board to the extent 

required by Article 7 of the Zoning Ordinance for Historic Overlay Districts and/or the 

Memorandum of Agreement executed by the Advisory Council for Historic Preservation 

on June 28, 2001 (“MOA”), as may be applicable. 

4. Development and Use. 
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a. Landbay 1 – Historic Residential.  Development in Landbay 1 shall consist of a 

maximum of 165 dwelling units of multi-family residential housing, affordable 

dwelling units, accessory uses, and home occupations as permitted by Article 10 

of the Zoning Ordinance, and automated teller machines, located within a 

multiple family dwelling. 

b. Landbay 2 – New Residential.  Development in Landbay 2 shall consist of a 

maximum combination of 158 attached single-family dwellings and 25 single-

family detached dwellings, accessory uses, and home occupations as permitted by 

Article 10 of the Zoning Ordinance, such that the total number of dwelling units 

in Landbay 2 shall not exceed 181 dwelling units.  If approved by the Virginia 

Department of Historic Resources, the National Park Service, and the 

Architectural Review Board, the Applicant shall provide usable roof-top space in 

attached single-family dwellings with partial 4
th

 floors or lofts and may provide 

them as an option in all other attached single-family dwellings.  The Applicant 

shall be prohibited from using vinyl siding on the dwelling units in Landbay 2. 

c. Landbay 3 – Historic Non-Residential.  Consistent with the CDP/FDP and PDH 

Zoning District, the uses listed below are permitted.  Any use not set forth below 

and allowed in the PDH Zoning District, may be permitted with approval of a 

FDPA, special permit, special exception as applicable. 

1.  Commercial and industrial uses of special impact (Category 5), 

limited to:  

 A.  Quick-service food stores (limited to the first three (3) 

years after the building in which they are located is put in 

service) 

2.  Commercial recreation uses (Group 5), limited to:  
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A.  Health clubs  

3.  Community uses (Group 4).  

4.  Eating establishments.  

5.  Financial institutions.  

6.  Garment cleaning establishments.  

7.  Institutional uses (Group 3), limited to: 

A.  Churches, chapels, temples, synagogues and other such places 

of worship.  

B.  Churches, chapels, temples, synagogues and other such places 

of worship with a child care center, nursery school, or private 

school of general or special education.  Subject to the provision 

of the required outdoor recreation area required by Sect. 9-309 

& 9-310 of the Zoning Ordinance in the location generally 

shown on the CDP/FDP.   

 8.  Kennels, limited by the provisions of Sect. 6-106 of the Zoning 

Ordinance (limited to the first three (3) years after the building in 

which they are located is put in service). 

9.  Offices.  

10.  Personal service establishments.  

11.  Quasi-public uses (Category 3), limited to:  

A.  Child care centers and nursery schools.  Subject to the 

provision of the required outdoor recreation area required by 

Sect. 9-309 & 9-310 of the Zoning Ordinance in the location 

generally shown on the CDP/FDP.   

B.  Churches, chapels, temples, synagogues and other such places 

of worship with a child care center, nursery school or private 

school of general or special education.  Subject to the provision 

of the required outdoor recreation area required by Sect. 9-309 

& 9-310 of the Zoning Ordinance in the location generally 

shown on the CDP/FDP.  

C.  Colleges, universities  

D.  Conference centers and retreat houses, operated by a religious 

or nonprofit organization  

E.  Cultural centers, museums and similar facilities  

F.  Private clubs and public benefit associations  

G.  Private schools of general education.  Subject to the provision 

of the required outdoor recreation area required by Sect. 9-309 

& 9-310 of the Zoning Ordinance in the location generally 

shown on the CDP/FDP.   

H.  Private schools of special education  

12. Retail sales establishments.  

 13.  Veterinary hospitals (limited to the first three (3) years after the 

building in which they are located is put in service). 

14. Accessory Uses and accessory service uses as permitted by Article 

10 of the Zoning ordinance. 

15. Fast food restaurants (with a Special Exception). 
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16. Bed and Breakfasts (with a Special Exception). 

 

d. Landbay 4 – Historic Reuse.  Consistent with the CDP/FDP and PDH Zoning 

District, the uses listed below are permitted.  Any use not set forth below and 

allowed in the PDH Zoning District, may be permitted with approval of a FDPA, 

special permit, or special exception as applicable.  

1.  Commercial and industrial uses of special impact (Category 5), 

limited to:  

 A. Quick-service food stores (limited to the first three (3) 

years after the building in which they are located is put in 

service) 

2.  Commercial recreation uses (Group 5), limited to:  

A.  Health clubs  

3.  Community uses (Group 4).  

4.  Eating establishments.  

5.  Financial institutions.  

6.  Garment cleaning establishments.  

7.  Institutional uses (Group 3), limited to: 

A.  Churches, chapels, temples, synagogues and other such places 

of worship.  

B.  Churches, chapels, temples, synagogues and other such places 

of worship with a child care center, nursery school, or private 

school of general or special education.  Subject to the provision 

of the required outdoor recreation area required by Sect. 9-309 

& 9-310 of the Zoning Ordinance in the location generally 

shown on the CDP/FDP.   

8.  Kennels, limited by the provisions of Sect. 6-106 of the Zoning 

Ordinance (limited to the first three (3) years after the building in 

which they are located is put in service). 

9.  Offices.  

10.  Personal service establishments.  

11.  Quasi-public uses (Category 3), limited to:  

A.  Child care centers and nursery schools.  Subject to the 

provision of the required outdoor recreation area required by 

Sect. 9-309 & 9-310 of the Zoning Ordinance in the location 

generally shown on the CDP/FDP.   

B.  Churches, chapels, temples, synagogues and other such places 

of worship with a child care center, nursery school or private 

school of general or special education.  Subject to the provision 

of the required outdoor recreation area required by Sect. 9-309 

& 9-310 of the Zoning Ordinance in the location generally 

shown on the CDP/FDP.  
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C.  Colleges, universities  

D.  Conference centers and retreat houses, operated by a religious 

or nonprofit organization  

E.  Cultural centers, museums and similar facilities  

F.  Private clubs and public benefit associations  

G.  Private schools of general education.  Subject to the provision 

of the required outdoor recreation area required by Sect. 9-309 

& 9-310 of the Zoning Ordinance in the location generally 

shown on the CDP/FDP.   

H.  Private schools of special education  

12. Retail sales establishments.  

13.  Veterinary hospitals (limited to the first three (3) years after the 

building in which they are located is put in service). 

14. Accessory Uses and accessory service uses as permitted by Article 

10 of the Zoning ordinance. 

15. Fast food restaurants (with a Special Exception). 

16. Bed and Breakfasts (with a Special Exception). 

17. Dwellings, multiple family.  A maximum of twelve (12) multiple 

family dwelling units, including affordable dwelling units, may be 

permitted.   

 

e. Landbay 5 – Historic Site.  Consistent with the CDP/FDP and PDH Zoning 

District, the uses listed below are permitted.  Any use not set forth below and 

allowed in the PDH Zoning District, may be permitted with approval of a FDPA, 

special permit, or special exception as applicable.  

1.  Public uses. 

 

f. Landbay 6 – Historic and New Commercial.  Development in Landbay 6 shall 

consist of a minimum of 100,000 square feet and a maximum of 110,000 square 

feet of Gross Floor Area.  Consistent with the CDP/FDP and PDC Zoning 

District, the uses listed below are permitted subject to the limitations of Section 6-

206 of the Zoning Ordinance.  Any use not set forth below and allowed in the 

PDC Zoning District, may be permitted with approval of a FDPA, special permit, 

or special exception as applicable. The potential uses shown on Sheets P-0303, P-

0303A, and P-0303B of the CDP/FDP are illustrative in nature.  The Applicant 
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may establish any of the below uses in buildings P-01, P-02, P-03, P-04, P-05, P-

06, and P-12 in any combination, regardless of the options shown on the 

CDP/FDP.  Further, any of the options for new construction shown on Sheets P-

0303, P-0303A, and P-0303B of the CDP/FDP may be utilized in combination 

with any uses established in buildings P-01, P-02, P-03, P-04, P-05, P-06, and P-

12.  The final amount of the penitentiary’s north wall being removed shall be 

determined at the time of final site plan approval for the phase in which Landbay 

6 is developed.  Final parking tabulations and parking lot configuration shall be 

determined at the time of final site plan approval for the phase in which Landbay 

6 is developed.   

 

Principal Uses 

1.  Business service and supply service establishments.  

2.  Eating establishments.  

3.  Establishments for scientific research, development and training 

where assembly, integration and testing of products in a 

completely enclosed building is incidental to the principal use of 

scientific research, development and training.  

4.  Financial institutions.  

5.  Garment cleaning establishments.  

6.  Offices.  

7.  Personal service establishments.  

8. Public uses.  

9. Retail sales establishments.  

10. Repair service establishments 

11. Theatres limited to 20,000 square feet. 

 

Secondary Uses 

1.  Accessory uses and accessory service uses as permitted by Article 

10 of the Zoning Ordinance.  

2.  Commercial and industrial uses of special impact (Category 5), 

limited to:  

A.  Car washes (with a Special Exception) 

B.  Drive-in financial institutions (with a Special Exception) 

C.  Drive-through pharmacies (with a Special Exception) 
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D.  Fast food restaurants (either by-right or with a SE pursuant to 

Sect. 6-206(10) of the Zoning Ordinance)  

E.  Mini-warehousing establishments in buildings P-01, P-02, P-

03, P-04, P-05, P-06, and P-12 for the first five (5) years after 

issuance of the first non-RUP (non-Residential Use Permit) in 

Landbay 6.  After the initial five (5) year period, limited to no 

more than four (4) of buildings P-01, P-02, P-03, P-04, P-05, 

and P-06. 

G.  Quick-service food stores  

3.  Commercial recreation uses (Group 5), limited to: 

A.  Bowling alleys  

B. Commercial swimming pools, tennis courts and similar courts 

C.  Health clubs  

D.  Archery ranges, fencing and other similar indoor recreational 

uses  

4.  Community uses (Group 4).  

5.  Institutional uses (Group 3).  

6.  Kennels, as limited by the provisions of Section 6-206 of the 

Zoning Ordinance. 

7. Quasi-public uses (Category 3), limited to:  

A.  Churches, chapels, temples, synagogues and other such places 

of worship with a child care center, nursery school or private 

school of general or special education.  Subject to the provision 

of the required outdoor recreation area required by Sect. 9-309 

& 9-310 of the Zoning Ordinance in the location generally 

shown on the CDP/FDP.  

B.  Colleges, universities  

C.  Conference centers and retreat houses, operated by a religious 

or nonprofit organization  

D.  Cultural centers, museums and similar facilities 

E. Medical Care Facilities 

F. Private clubs and public benefit associations  

F.  Private schools of general education  

G. Private schools of special education  

H.  Child care centers and nursery schools.  Subject to the 

provision of the required outdoor recreation area required by 

Sect. 9-309 & -310 of the Zoning Ordinance in the location 

generally shown on the CDP/FDP.   

8. Veterinary hospitals, as limited by the provisions of Section 6-206 

of the Zoning Ordinance. 

9. Dwellings. Limited to a maximum of 48 dwelling units, including 

affordable dwelling units within buildings P-01, P-02, P-03, P-04, 

P-05, and P-06.   

 



 

9 Laurel Hill Adaptive Reuse Area – RZ/FDP 2012-MV-008 

 

g. Landbay 7 – Historic Residential.  Development in Landbay 7 shall consist of a 

maximum of 6 dwelling units of multi-family residential housing, affordable 

dwelling units, accessory uses, and home occupations as permitted by Article 10 

of the Zoning Ordinance, and Automated teller machines, located within a 

multiple family dwelling. 

5. Phasing.   

a. Sequence of Development.  Build-out of the Property may proceed in phases as 

provided in the attached Exhibit “A”.   

b. Road Phasing.  Timing of road construction shall occur as provided in the 

attached Exhibit “A”.   

6. Master Association. 

a. Establishment of Master Association.  Prior to record plat approval, the Applicant 

shall establish a Master Association for the Property for the purpose of, among 

other things, establishing the necessary covenants governing the design and 

operation of the approved development and to provide a mechanism for ensuring 

the ability to complete the maintenance obligations and other provisions noted in 

these proffer conditions. 

b. Dedication to Master Association.  At the time of subdivision plat recordation, 

open space, common areas, private driveways, and amenities on the Property not 

otherwise conveyed or dedicated to the County or the Landbay 2 Home Owners 
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Association (HOA) shall be dedicated to the Master Association and maintained 

by the same. 

7. Landbay 2 HOA 

a. Establishment of HOA.  Prior to record plat approval for Landbay 2, the 

Applicant may establish a HOA for Landbay 2 in accordance with Sect. 2-700 of 

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

necessary residential covenants governing the design and operation of the 

approved residential development and to provide a mechanism for ensuring the 

ability to complete the maintenance obligations and other provisions noted in 

these proffer conditions. 

b. Dedication to HOA.  At the time of subdivision plat recordation for Landbay 2 if 

an HOA is created, open space, common areas, private driveways, and amenities 

in Landbay 2 not otherwise conveyed or dedicated to the County or the Master 

Association shall be dedicated to the HOA and maintained by the same. 

c. Disclosure.  Prior to entering into a contract of sale in Landbay 2, initial 

purchasers in Landbay 2 shall be notified in writing by the Applicants of any 

maintenance responsibility for the private driveways, stormwater management 

facilities, common area landscaping and any other open space amenities and shall 

acknowledge receipt of this information in writing.  The initial deeds of 

conveyance and HOA or Master Association governing documents shall expressly 

contain these disclosures. 
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8. Encroachment of Decks and Similar Appurtenances.  Bay windows, patios, chimneys, 

areaways, stairs and stoops, mechanical equipment and other similar appurtenances may 

encroach into minimum yards as permitted by Section 2-412 and Article 10 of the Zoning 

Ordinance.  Side yards for single-family detached dwellings shall be a minimum of five 

(5) feet.  Decks, porches (including screened in porches) or sunrooms may be permitted 

in the rear yard in the area identified as “Deck, Addition or Accessory Feature Area” on 

the lot typical included on Sheet P-0103 of the CDP/FDP.  Lattice work, pergolas, 

trellises, and overhang planter boxes may also be constructed within this area.  The 

specifications of this proffer shall be disclosed to future homeowners in the HOA 

documents. 

9. Garage Conversion.  Any conversion of garages or use of garages that precludes the 

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

restriction shall be recorded among the land records of Fairfax County in a form 

approved by the County Attorney prior to the sale of any lots and shall run to the benefit 

of the Master Association or HOA and the Board of Supervisors.  This restriction shall 

also be disclosed in the Master Association or HOA documents.  Prospective purchasers 

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

Parking 

10. Parking.  Parking shall be provided in accordance with the CDP/FDP.  The Applicant 

may restripe the parking without requiring an FDPA or PCA.  If fewer dwelling units or 

development than is shown on the CDP/FDP occurs, the number of parking spaces 

provided may be reduced accordingly.  The Applicant reserves the right to provide 
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parking in excess of that shown in the tabulations in the CDP/FDP if such additional 

parking is in substantial conformance with the parking locations shown on the CDP/FDP.  

The Applicant further reserves the right to pursue future parking reductions and shared 

parking arrangements for the Property as may be permitted by the Fairfax County Zoning 

Ordinance without the need for an amendment to these Proffers or the CDP/FDP. 

On-street parallel parking on the Property shall not be assigned to specific dwelling units.  

Within Landbay 1, Landbay 4, Landbay 6, and Landbay 7, if parking spaces are assigned 

to specific dwelling units then visitor parking within each land bay shall be identified by 

the Applicant. 

Transportation 

11. Private Streets.  The internal private streets shall be constructed with materials and depth 

of pavement consistent with public street standards in accordance with the Fairfax 

County Public Facilities Manual (PFM), subject to Department of Public Works and 

Environmental Services (DPWES) approval.  The Applicant reserves the right to seek a 

waiver from DPWES to permit the use of historic bricks on private streets.  The Master 

Association or HOA, shall be responsible for the maintenance of the private streets.  All 

initial purchasers in Landbay 2 shall be advised of this maintenance obligation prior to 

entering into a contract of sale and said obligation will be disclosed in the HOA 

documents.  

12. Traffic Signal.  Prior to the issuance of the first non-RUP or RUP in Landbay 6, the 

Applicant shall conduct a warrant study to determine whether a traffic signal at the 

intersection of Silverbrook, Road and White Spruce Way would be warranted upon 
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completion of the proposed development.  If a traffic signal is deemed warranted and 

approved by VDOT, the Applicant shall design and construct said signal, including a 

pedestrian signal.  If the signal is not warranted by VDOT, the Applicant shall escrow 

funds in an amount equal to the estimated cost of the traffic signal.  Such escrow shall be 

posted with Fairfax County for construction of a future signal by others. 

13. Construction 

a. Hours and Access.  The staging and parking of construction vehicles shall occur 

on the Property, including personal vehicles utilized by construction workers.  

The hours of initial construction shall be posted in English and in Spanish and 

shall be limited to the hours between 7:00 a.m. and 9:00 p.m. Monday through 

Friday and 8:00 a.m. to 9:00 p.m. on Saturdays, Sundays, and Federal Holidays.  

Outdoor construction activities after 7:00 p.m. on Sunday through Saturday shall 

be limited to site clean-up work.  The Applicant shall provide the Mount Vernon 

District Supervisor’s office with a point of contact for all construction related 

issues.  The Applicant shall provide an initial response to construction related 

issues within 24 hours of receiving notice of said issues. 

b. Park Access.  The Applicant shall not interfere with public access on Giles Run 

Road during construction.  To the extent possible, the Applicant shall utilize the 

access on Silverbrook Road after said access is constructed.  If the Applicant 

damages Giles Run Road during construction, it shall repair such damage to the 

extent necessary to maintain public access. 

14. ROW Dedication.  Upon demand by VDOT or Fairfax County, the owner of the 

Property, if the Property is not owned by Fairfax County, shall dedicate, at no cost to 
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Fairfax County and in fee simple, without encumbrances, the right-of-way along the site 

frontage to Giles Run Road, as generally shown on the CDP/FDP and labeled thereon as 

"PROP. DEDICATION FOR PUBLIC STREET (AREA = ±89,100 SF / ±2.05 AC)" (the 

“ROW Area”).  If the Property is owned by Fairfax County, then Fairfax County shall 

retain the ROW Area for public street purposes.  The Applicant reserves density credit as 

may be permitted by the provisions of Paragraph 5 of Section 2-308 of the Zoning 

Ordinance for all eligible dedications described in these proffers, or as may be required 

by Fairfax County or VDOT at the time of site plan approval. 

15. Bicycle Parking.  Both short and long term bicycle parking will be provided for residents, 

employees, and visitors of the site.  The applicant shall install bicycle racks within 

Landbay 6 and provide bicycle parking/storage facilities within Landbay 1 and Landbay 

7.  The specific number of bicycle parking spaces, the equipment type, and placement, 

will be determined through consultation with FCDOT’s Bicycle Program Coordinator 

and shall be generally consistent with the “Fairfax County Guidelines for Bicycle 

Parking”.   

16. Giles Run Road.  Portions of future Giles Run Road north and south of the Property will 

be designed and constructed by others.  To maintain flexibility for accommodating off-

site road design and location, the final on-site location of Giles Run Road may be shifted 

by the Applicant, in consultation with FCDOT, VDOT, and DPZ, without requiring a 

PCA, CDPA, FDPA, or proffer interpretation.  Additionally, to create a smooth transition 

from proposed to existing conditions off-site in the event that the Applicant constructs its 

portion of Giles Run Road before the design and /or construction of off-site segments are 

complete, the Applicant, in consultation with FCDOT, VDOT, and DPZ, may terminate 
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Giles Run Road in its ultimate configuration north of the common property line with 

FCPA and construct a transition from the full road section back to the existing road 

section off-site.   

17. White Spruce Vacation.  No applications, plans, plats or permits for the development of 

Phase 2 of the Property subsequent to the approval of rezoning shall be approved by the 

Board, its agents, officials, or employees, until the Board has approved the abandonment 

and/or vacation of White Spruce Way as shown on the CDP/FDP and no action  

challenging the approval has been filled within thirty (30) days of such approval in a 

court of competent jurisdiction.  In the event the Board does not approve the 

abandonment and/or vacation, or in the event that the Boards approval is overturned by a 

court of competent jurisdiction, any development of Phase 2 of the Property shall require 

a PCA and the Applicant acknowledges and accepts that such amendment may result in 

loss of density and/or intensity.   

Site Design and Amenities 

18. Landscape Plan. The CDP/FDP includes a conceptual landscape plan for the Property and 

detail sheets illustrating the plantings and other features to be provided. As part of each 

site plan submission, the Applicant shall submit to the Park Authority and Urban Forest 

Management Division (UFMD) of DPWES for review and comment a detailed landscape 

plan (the "Landscape Plan"), which shall be consistent with the quality and quantity of 

plantings and materials shown on the CDP/FDP. Adjustments to the type and location of 

vegetation and the design of landscaped areas and streetscape improvements/plantings 
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shall be permitted in consultation with the Department of Planning and Zoning (DPZ) 

and UFMD. 

19. Amenities and Facilities for Residents. Pursuant to Section 6-110 of the Zoning 

Ordinance regarding developed recreational facilities, the Applicant shall provide the 

recreational facilities to serve the Application Property as shown on the CDP/FDP.  The 

Applicant reserves the right to change the programmatic concepts and potential facilities 

shown on the CDP/FDP in consultation with DPZ.  At the time of site plan review for 

Landbay 1, Landbay 2, and Landbay 7, the Applicant shall demonstrate that the value of 

any proposed recreational amenities on the Property are equivalent to a minimum of 

$1,700 per unit.  In the event it is demonstrated that the proposed facilities do not have 

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

overall proffered amount of $1,700 per non-ADU unit to the Fairfax County Park 

Authority ("FCPA") for off-site recreational facilities intended to serve the future 

residents within the area proximate to the site.     

20. Cross-County Trail.  The Applicant shall relocate a portion of the cross-county trail 

located on the property in substantial conformance with the location shown on Sheet P-

0306 of the CDP/FDP.  The relocated trail shall be designed to a standard and 

configuration that is substantially the same as exists in adjacent sections of the cross-

county trail.  

21. Lighting.  All outdoor lighting fixtures shall be in accordance with the Performance 

Standards contained in Part 9 (Outdoor Lighting Standards) of Article 14 of the Zoning 

Ordinance.  Lighting may be subject to review by the Architectural Review Board to the 

extent required by Article 7 of the Zoning Ordinance for Historic Overlay Districts and/or 
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the Memorandum of Agreement executed by the Advisory Council for Historic 

Preservation on June 28, 2001 (“MOA”), as may be applicable. 

22. Signage.  Signage for the Property shall be provided in accordance with the requirements 

of Article 12 of the Zoning Ordinance or pursuant to a Comprehensive Sign Plan 

approved by the Planning Commission.  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-site or off-site by the Applicant or at the 

Applicant’s direction to assist in the marketing and sale of homes on the subject Property.  

Furthermore, the Applicant shall direct its agents and employees involved in marketing 

and/or sale of residential units on the subject Property to adhere to this proffer.  Signage 

may be subject to review by the Architectural Review Board to the extent required by 

Article 7 of the Zoning Ordinance for Historic Overlay Districts and/or the Memorandum 

of Agreement executed by the Advisory Council for Historic Preservation on June 28, 

2001 (“MOA”), as may be applicable. 

23. Interpretative Signage.  The Applicant shall provide five (5) interpretation signs at 

locations determined by the FCPA, in consultation with DPZ.  The FCPA, in consultation 

with DPZ, shall provide the content and design of the signs upon request by the 

Applicant.  The FCPA, at its sole cost and expense, may request additional interpretation 

signs and the Applicant shall reasonably cooperate to provide such signs.  As an 

alternative to providing five (5) interpretive signs, the Applicant may make a $5,000 

monetary contribution to the FCPA to be used by FCPA exclusively for interpretive 
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purposes on the Property.  Such interpretive purposes may include, but are not limited to, 

signage, self-guided tour programs/guides, and web-based interpretation opportunities.  

24. Public Art. The Applicant shall reasonably accommodate the placement of the public art 

within greens and/or adaptive reuse open space, however, the Applicant shall not be 

responsible for any cost or expense associated with or arising from its commission, 

installation, or maintenance. 

 

Architecture 

25. Architectural Approval for New Structures.  All construction and development shall be 

subject to review by the Architectural Review Board to the extent required by Article 7 of 

the Zoning Ordinance for Historic Overlay Districts and/or the Memorandum of 

Agreement executed by the Advisory Council for Historic Preservation on June 28, 2001 

(“MOA”), as may be applicable. 

26. ARB Disclosure.  Prior to entering into a contract of sale, initial purchasers in Landbay 2 

shall be notified in writing by the Applicants that exterior design changes, to the extent 

provided in Article 7 of the Zoning Ordinance for Historic Overlay Districts and/or the 

MOA, are subject to review and approval by the Architectural Review Board.  The initial 

deeds of conveyance and HOA governing documents shall expressly contain these 

disclosures. 

27. Landbay 5 Clearing and Grading.  At least 2 weeks prior to commencing clearing and 

grading within Landbay 5 the Applicant shall provide written notice to the Fairfax 

County Park Authority Cultural Resource Management and Protection Branch (CRMPB).  



 

19 Laurel Hill Adaptive Reuse Area – RZ/FDP 2012-MV-008 

 

During grading, an archaeologist from the CRMPB or an approved contract archaeologist 

may monitor the ground disturbance to ensure that it does not reveal graves.  In the event 

of an unanticipated discovery of graves, the archaeologist will consult with staff from 

DPZ and the Virginia Department of Historic Resources to plan next steps, as per the 

Virginia Antiquities Act (Code of Virginia, Section 10.1-2305) which sets forth the 

procedures to follow when a cemetery is discovered and threatened with destruction.  

28. Fencing for Protection of Historic Resources.  As part of the site plan submission for each 

phase, the Applicant shall submit a plan to DPZ for review and approval showing the 

location and detail of fencing or other protective measures for historic resources impacted 

by construction during that phase. 

29. Interpretive Center.  The Applicant shall permit Fairfax County or may permit a 3
rd

 party 

organization acceptable to the Applicant to use structure P-07 as an interpretive center, or 

with the approval of the Applicant, an alternative location in a different or additional 

penitentiary guard tower or building.  The hours of operation, assumption of liability, and 

insurance requirements shall be approved by the Applicant and Lessee, and the Master 

Association if required.  Any interpretive center shall be subject to a lease between the 

Applicant and the County or 3
rd

 party organization.  Such lease shall provide that the 

County or 3
rd

 party organization shall be solely responsible for all operational costs, 

maintenance, repairs, and any other costs related to or arising from the interpretive center, 

and for reasonable rent if used by a 3
rd

 party organization.  This proffer shall in no way 

limit the use of structure P-07 to an interpretive center. 

30. Extant Prison Features.  The Applicant shall retain extant features such as signs, roster 

boards, beds, lockers, select cellblocks and contents, and other prison-related materials 
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for the purpose of incorporating into the redevelopment, or displaying in common or 

designated areas of the redevelopment, as appropriate.  Items not deemed suitable for 

reuse, as determined by the Applicant, shall be offered to the County before disposal.  

Environment 

31. Stormwater Management. 

a. The Applicant shall implement stormwater management techniques to control the 

quantity and quality of stormwater runoff from the Property in accordance with 

the PFM as shown on the conceptual stormwater management plan included as 

sheets P-0502 through P-0504 of the CDP/FDP.  The Applicant shall in good faith 

and using commercially reasonable efforts strive to achieve at full build out a 

stormwater runoff reduction goal of 0.20 inches based on 1 inch depth of rainfall.  

The Applicant will not be required to achieve 0.20 inches of runoff reduction at 

each development phase.  The stormwater runoff goal includes assumptions by 

the Applicant using tools created in support of the Virginia Stormwater 

Management Act established September 13, 2011. These tools primarily include 

Table 4.1 of the Virginia Stormwater BMP Clearinghouse and the Virginia 

Runoff Reduction Method Worksheet developed by the Center for Watershed 

Protection.  Based upon final site conditions or changes in the Applicant’s 

underlying assumptions regarding stormwater management, the conceptual 

stormwater management plan shown on the CDP/FDP and the stormwater runoff 

reduction goal in this proffer may be modified in consultation with DPWES 

without the need for a PCA or FDPA.   

b. In order to achieve the runoff reduction goals described in part a above as well as 
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demonstrate compliance with the requirements of the Public Facilities Manual 

(PFM), the Applicant will design water quality and runoff reduction facilities in 

accordance with the specifications provided in the PFM when such specifications 

are available, and in accordance with the Virginia Stormwater BMP 

Clearinghouse when PFM specifications are not available. The phosphorus 

removal efficiencies for all proposed facilities will be calculated using PFM 

values when available, and using values described in the Virginia Stormwater 

BMP Clearinghouse when PFM values are not available. The runoff reduction 

achieved by each facility per the Virginia Stormwater BMP Clearinghouse will 

also be credited toward PFM and proffer related requirements for runoff reduction 

and resulting stormwater detention requirements. 

Any proposed stormwater measures that are included in the Virginia Stormwater 

BMP Clearinghouse but not in the PFM, will be considered scientifically valid 

alternatives and will count toward satisfying PFM and proffer related 

requirements for water quality and stormwater detention.  The Applicant reserves 

the right to request modifications or waivers of pertinent PFM sections as required 

to facilitate these alternative measures.  If the PFM modifications or waivers 

cannot be granted, then the phosphorus removal requirements for the overall site 

may be reduced to 36%, subject to DPWES approval, upon demonstration by the 

Applicant that total phosphorus removal of all innovative BMP practices would 

have otherwise resulted in at least a 42% reduction.  The reductions referenced in 

this subsection shall apply to the entire site at full build out.  Individual phases 

may have a lower phosphorus reduction percentage.  In the event that DPWES 
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does not approve the requested modifications and waivers, the Applicant may 

change or add BMP facilities as necessary to satisfy minimum PFM requirements 

without the need for a PCA or FDPA. 

c. Should the U.S. Environmental Protection Agency, the Commonwealth of 

Virginia, Fairfax County, or their designee, issue new or additional stormwater 

management requirements or regulations affecting the Property, the Applicant 

shall have the right to accommodate necessary changes to its stormwater 

management designs without the requirement to amend the CDP/FDP or these 

proffers or gain approval of an administrative modifications to the CDP/FDP or 

proffers.  Such changes to the stormwater management design shall not materially 

impact the limits of clearing and grading, building locations, or road layouts. 

32. Green Building. 

a. New Single-Family Residential Construction.  To promote energy conservation 

and green building techniques; the Applicant shall select one of the following 

programs, within its sole discretion at time of site plan submission, to be 

implemented in the construction of single-family residential dwelling units:   

i. ENERGY STAR Qualified Homes.  The new dwelling units shall be 

constructed to achieve qualification in accordance with ENERGY STAR® 

for Homes or equivalent program.  Such qualification will be 

demonstrated by the submission of documentation to the Environment and 

Development Review Branch of DPZ from a home energy rater certified 

through the Residential Energy Services Network (RESNET) program 

which shows that each dwelling unit has attained the ENERGY STAR® 
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for Homes qualification prior to the issuance of the RUP for each 

dwelling.  

ii. Earthcraft House Program.  Certification in accordance with the Earthcraft 

House Program or equivalent program as demonstrated through 

documentation provided to DPWES and DPZ prior to the issuance of a 

RUP; or  

iii. National Association of Home Builders (NAHB).  Certification in 

accordance with the 2012 National Green Building Standard (NGBS), 

using the ENERGY STAR® Qualified Homes path for energy 

performance or equivalent program, as demonstrated through 

documentation submitted to DPWES and the Environmental and 

Development Review Branch of DPZ from a home energy rater certified 

through Home Innovation Research Labs that demonstrates that the 

dwelling unit has attained the certification prior to the issuance of the RUP 

for each dwelling. 

b. Historic Residential Adaptive Reuse.  The Applicant is not required to achieve 

green building certification but shall include the following green building 

elements in the adaptive reuse residential buildings. 

i. All new fixtures and appliances will be EPA Water Sense labeled.  All 

toilets will be 1.28 GPF, showerheads 1.75 GPM, kitchen faucets 2.0 

GPM, bathroom faucets 1.5 GPM. 
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ii. All clothes washer, dishwashers, and refrigerators will be Energy Star 

labeled 

iii. Energy Star Advanced Lighting Package (ALP) will be installed in each 

apartment.  Apartment lighting packages will consist of a minimum of 

60% Energy Star qualified fixtures. Only Energy Star fixtures will be 

provided on building exteriors and will be controlled with daylight 

sensors. 

iv. All residential apartment units will be individual metered for electrical 

usage. 

v. Contract specifications will include a waste management plan.  All 

reuseable construction waste will be reassigned to an alternative work site 

or donated to Habitat ReStore.  All construction waste with emphasis on 

wood, metal and cardboard will be recycled at local recycling stations to 

the fullest extent possible with a minimum 25% recycled. 

vi. Low/No VOC paints and primers meeting the GreenSeal standards will be 

used according to all specifications. 

vii. Low/No VOC adhesives conforming with SCAQMD and caulks and 

sealants conforming to BAAQMD will be used per all specifications. 

viii. Only Urea Formaldehyde-free composite wood materials compliant with 

ANSI A208.1 and A208.2 emission limits will be used. 
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ix. Green Label certified floor covering will be used or existing flooring will 

be reused 

c. New and Adaptive Reuse Commercial.  The Applicant is not required to achieve 

green building certification but shall include green building elements in the new 

and adaptive reuse commercial buildings within Landbay 6.  The Applicant shall 

include, as part of the site plan submission and building plan submission, a list of 

specific credits within the most current version of the U.S. Green Building 

Council’s LEED-NC rating system, or other equivalent rating system determined 

to be applicable to the building(s) in consultation with the Environment and 

Development Review Branch of the Department of Planning and Zoning.  A 

LEED-accredited professional (LEED-AP) who is also a professional engineer or 

licensed architect will provide certification statements at both the time of site plan 

review and the time of building plan review confirming that the items on the list 

will meet at least 75% of the credits or 75% of the prerequisite requirements listed 

under the LEED-NC rating system or equivalent program needed for certification.  

At the time of site plan review the LEED-AP should submit a checklist of the 

75% of credits or requirements they intend achieve to DPZ.  The Applicant shall 

consult with DPZ on the post-construction documentation evidencing 

achievement of the required credits. Prior to final bond release, the LEED-AP 

shall submit a statement, with supporting documentation, that the required credits 

would have been achieved under the LEED-NC rating system, or other equivalent 

rating system. 
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33. EQC Mitigation.  EQC mitigation shall be provided in in the areas and using the methods 

shown on the CDP/FDP, subject to DPWES approval.   

Tree Preservation 

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

Narrative as part of the first and all subsequent submissions of the site plan review 

process.  The preservation plan and narrative shall be prepared by a Certified Arborist or 

a Registered Consulting Arborist, and shall be subject to the review and approval of the 

Urban Forest Management Division (UFMD), DPWES.  The Tree Preservation Plan and 

Narrative for each site plan shall be limited to the portion of the site included in said site 

plan.    

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 10 inches in diameter and greater (measured at 4 1/2 -feet from the base of the 

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

published by the International Society of Arboriculture) located in the area to be left 

undisturbed and within 25 feet of the limits of clearing and grading, and in the disturbed 

area and within 10 feet of the limits of clearing and grading.  The tree preservation plan 

shall provide for the preservation of those areas shown for tree preservation, those areas 

outside of the limits of clearing and grading shown on the CDP/FDP and those additional 

areas in which trees can be preserved as a result of final engineering.  The tree 

preservation plan and narrative shall include all items specified in PFM 12-0507 and 12-
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0509.  Specific tree preservation activities that will maximize the survivability of any tree 

identified to be preserved, including but not limited to:  crown pruning, root pruning 

along the limits of clearing (LOC), mulching, fertilization, installation of welded wire 

tree protection fencing and others as necessary, shall be included in the plan.   

35. Tree Preservation Walk-Through. For each site plan, the Applicant shall retain the 

services of a certified arborist or registered consulting arborist, and shall have the limits 

of clearing and grading included in the applicable site plan marked with a continuous line 

of flagging prior to the walk-through meeting as part of the tree preservation plan. During 

the tree preservation walk-through meeting which shall occur prior to the commencement 

of construction, the Applicant's certified arborist or registered consulting arborist shall 

walk the limits of clearing and grading with an UFMD, DPWES, representative to 

determine where adjustments to the clearing limits can be made to increase the area of 

tree preservation and/or to increase the survivability of trees at the edge of the limits of 

clearing and grading, and such adjustment shall be implemented.                       

Trees that are identified as dead or dying may be removed as part of the clearing 

operation as shown on the CDP/FDP as having died. Any tree that is so designated shall 

be removed using a chain saw and such removal shall be accomplished in a manner that 

avoids damage to surrounding trees and associated understory vegetation. If a stump must 

be removed, this shall be done using a stump-grinding machine in a manner causing as 

little disturbance as possible to adjacent trees and associated understory vegetation and 

soil conditions 
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36. Limits of Clearing and Grading. The Applicant shall conform strictly to the limits of 

clearing and grading as shown on the CDP/FDP for the property included in each site 

plan, subject to allowances specified in these proffered conditions and for the installation 

of utilities and/or trails as determined necessary by the Director of DPWES, as described 

herein. If it is determined necessary to install utilities and/or trails in areas protected by 

the limits of clearing and grading as shown on the CDP/FDP, they shall be located in the 

least disruptive manner necessary as determined by the UFMD, DPWES. A replanting 

plan shall be developed and implemented, subject to approval by the UFMD, DPWES, 

for any areas protected by the limits of clearing and grading that must be disturbed for 

such utilities. 

37. Tree Preservation Fencing.  All trees shown to be preserved on the tree preservation plan 

for each site 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 & 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 
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existing vegetation that is to be preserved. Three (3) days prior to the commencement of 

any clearing, grading or demolition activities, but subsequent to the installation of the tree 

protection devices, the UFMD, DPWES,  shall be notified and given the opportunity to 

inspect the site to ensure that all tree protection devices have been correctly installed. If it 

is determined that the fencing has not been installed correctly, no grading or construction 

activities shall occur until the fencing is installed correctly, as determined by the UFMD, 

DPWES.   

38. Root Pruning. The Applicant shall root prune after the tree preservation walk-though for 

each site plan, 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 site plan submission. The details for these treatments 

shall be reviewed and approved by the UFMD, DPWES, accomplished in a manner that 

protects affected and adjacent vegetation to be preserved, and may include, but not be 

limited to the following: 

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

inches. 

b. Root pruning shall take place prior to any clearing and grading, or demolition of 

structures. 

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

d. An UFMD, DPWES, representative shall be informed when all root pruning and 

tree protection fence installation is complete. 
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39. Site Monitoring. During any clearing or tree/vegetation/structure removal on the 

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

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

UFMD. The Applicant shall retain the services of a certified arborist or registered 

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 

approvals.  Written status reports detailing observations and stating conformance and/or 

violation regarding required protection and control measures shall be submitted to UFMD 

following monitoring visits.  The monitoring schedule shall be described and detailed in 

the Landscaping and Tree Preservation Plan, and reviewed and approved by the UFMD, 

DPWES. 

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

appraisal, to determine the replacement value of all trees 10 inches in diameter or greater 

located on the Application Property within 25 feet of the limits of clearing and grading 

that are shown to be saved on the Tree Preservation Plan.  These trees included in a 

specific site plan and their value shall be identified on the Tree Preservation Plan at the 

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

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

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

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

and approval by UFMD.                     

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

letter of credit payable to the County of Fairfax to ensure preservation and/or replacement 
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of the trees for which a tree value has been determined in accordance with the paragraph 

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

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

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

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

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

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

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

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

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

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

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

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

improvements on the Application Property constructed adjacent to the respective tree 

save areas, any amount remaining in the tree bonds required by this proffer shall be 

returned/released to the Applicant. 

41. Off-Site Tree Preservation.  If off-site construction on the Giles Run Park property is 

contemplated, then prior to site plan approval for the phase including such work, the 

Applicant, in consultation with the Urban Forestry Management Division, shall develop 

and implement measures to reasonably protect off site trees and vegetation located at or 

near such off-site construction.  The requirements of this proffer shall not require the 

Applicant to undertake or obtain permission for work beyond the boundaries of the 

Application property. 
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Affordable Housing 

42. Landbay 1.  The Applicant shall provide a minimum of 44 Affordable Dwelling Units 

(“ADUs”) in Landbay 1.  If residential units are provided in Landbay 4 and/or Landbay 

6, the Applicant shall provide 12.5% ADUs in accordance with the Part 8 of Article 2 of 

the Zoning Ordinance (the "ADU Ordinance").  Those ADUs may be located in 

Landbays 1, 4, or 6.  The ADUs shall be administered in accordance with the ADU 

Ordinance or as modified by the Affordable Dwelling Unit Advisory Board.  The ADUs 

shall be provided and administered as either for-sale or rental units consistent with 

market rate units in the same building in accordance with the requirements of the ADU 

Ordinance.  In addition, the Applicant shall cause any ADU covenants, which are to be 

recorded against the Property in the land records, to be prior in recordation priority to any 

deed of trust lien, condominium declaration, property owner’s association, or any other 

association which encumbers the Property, including, without limitation, the Master 

Association.  To effectuate such recordation priority, to the extent applicable, the 

Applicant shall cause any such parties to execute a commercially reasonable form of a 

subordination agreement, in favor of the Board of Supervisors of Fairfax County, the 

form of which shall be approved by the County Attorney’s Office. 

Miscellaneous 

43. School Notification.  Notification shall be given to Fairfax County Public Schools 

(FCPS) when construction is anticipated for the residential phases to commence to assist 

FCPS by allowing for the timely projection of future students. 

44. Severability. Pursuant to Section 18-204 of the Zoning Ordinance, any portion of the 

Property may be the subject of a proffered condition amendment ("PCA"), Special 
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Exception ("SE"), Special Permit ("SP"), or Final Development Plan Amendment 

("FDPA") without joinder and/or consent of the owners of the other portions of the 

Property, provided that such PCA, SE, SP or FDPA does not materially adversely affect 

the other phases. Previously approved zoning applications applicable to the balance of the 

Property that is not the subject of such a PCA, SE, SP or FDPA shall otherwise remain in 

full force and effect. 

45. Successors and Assigns. These Proffers will bind and inure to the benefit of the Applicant 

and their successors and assigns. Each reference to "Applicant" in this proffer statement 

shall include within its meaning and shall be binding upon Applicant's successor(s) in 

interest and/or developer(s) of the site or any portion of the site. 

46. Counterparts. These Proffers may be executed in one or more counterparts, each of which 

when so executed and delivered shall be deemed an original, and all of which taken 

together shall constitute but one and the same instrument. 

 

{the rest of this page has been intentionally left blank} 
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BOARD OF SUPERVISORS OF 

FAIRFAX COUNTY, VIRGINIA 

Title Owner of the Property 

 

 

By:  ________________________________ 

 

Name: Edward L. Long, Jr. 

 

         Title:  County Executive 
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APPENDIX 2 
 

 
PROPOSED FINAL DEVELOPMENT PLAN AMENDMENT CONDITIONS 

 
FDP 2012-MV-008 

 

February 19, 2014 

 

If it is the intent of the Planning Commission to approve FDP 2012-MV-008 for 
residential and commercial development at Tax Map 107-1 ((1)) 9, staff recommends 
that the Planning Commission condition the approval by requiring conformance with the 
following development plan conditions. 

 

General  

 

1. Development of the property shall be in substantial conformance with the 

CDP/FDP titled: “Laurel Hill Adaptive Reuse Area” submitted by Walter L. Phillips 

consisting of 46 sheets dated February 15, 2012 as revised through 

February 3, 2014. 

 

2. In accordance with the PFM the minimum width of any planting area shall be 

eight feet and trees shall be no closer than four feet from any restrictive barrier, 

unless the planting area is provided in accordance planting area exhibit below as 

may be modified and approved by the Urban Forest Management Division 

(UFMD) at site plan.   
 

 
 

 
 

Planned Development Housing 

 

3. Within the PDH District there shall be a maximum of one child care 

center/nursery school.  This condition shall not restrict a place of worship from 

also having a child care center/nursery school as an accessory use within a 

place of worship.  The child care centers/nursery school shall be limited to a 

maximum of 100 students at one time if located in Land Bay 3 and 50 students if 

located in Land Bay 4.  The child care centers/nursery school shall be limited to 



 

the hours of 7 am to 6 pm Monday through Friday. The child care provider shall 

work with the Homeowners Owners Association in creating a schedule to stagger 

the arrival and departure of the children   

 

4. Within the PDH portion of the site there shall be no more than one building 

housing a church, chapels, temples, synagogues and other such places of 

worship.  The place of worship may include as an accessory use a child care 

center, nursery school or private school of general or special education.  The 

restriction of one child care center/nursery school within the PDH District shall 

not pertain to a child care center/nursery school that is an accessory use within a 

place of worship.  The child care/nursery school shall be limited to a maximum of 

100 children at one time if located in Land Bay 3 and 50 children if located in 

Land Bay 4.  The child care centers/nursery school shall be limited to the hours 

of 7 am to 6 pm Monday through Friday.  The child care provider shall work with 

the Homeowners Owners Association in creating a schedule to stagger the 

arrival and departure of the children.  Worship services shall not overlay the 

established hours of operation for a child care center/nursery school, and/or 

private school of general or special education if these uses are accessory to the 

place of worship.      

 

5. Within the PDH portion of the site a church, chapels, temples, synagogues and 

other such places of worship shall be limited to one location and not to exceed 

300 seats if located within Land Bay 3 and 100 seats if located within Land 

Bay 4.  Notwithstanding the above, more than one congregation may share 

space within the place of  worship so long as times of worship services do not 

overlap with one another.   

 

6. Within the PDH portion of the site there shall be no more than one private school 

of general education if separate from a place of worship.  The private school of 

general education shall be limited to a maximum of 100 students if located in 

Land Bay 3 and 50 students if located in Land Bay 4.  The hours of operation 

shall be 7 am to 6 pm Monday through Friday.  A second private school of 

general education may be established if it is an accessory use to a place or 

worship and shall have the same restrictions on attendance and hours of 

operation.     

 

7. Within the PDH portion of the site a private school of special education shall be 

limited to no more than 50 students at one time, including if located within a place 

of worship.   

 

8. Dance floors and karaoke facilities shall not be permitted as accessory uses to 

any eating establishment.   

 



 

9. Financial establishments shall not include auto-title or pay-day lending 

companies.   

 

10. Within the PDH portion of the site, garment cleaning facilities shall be limited to 

pick up and drop off only.   

 

11. Non-profit/charity drop boxes shall not be permitted.  

 

Planned Development Commercial 

 

12. Within the PDC District there shall be a maximum of one child care 

center/nursery school.  This restriction shall not restrict a place of worship from 

having a child care center/nursery school as an accessory use within a place of 

worship.  The child care centers/nursery schools shall be limited to a maximum of 

100 children at one time.  The child care centers/nursery school shall be limited 

to the hours of 7 am to 6 pm Monday through Friday.    

 

13. Within the PDC portion of the site there shall be no more than one building with a 

church, chapels, temples, synagogues and other such places of worship.  The 

place of worship may include as an accessory use a child care center, nursery 

school or private school of general or special education.  The restriction of one 

child care center/nursery school within the PDC District shall not pertain to a child 

care center/nursery school that is an accessory use within a place of worship.  

The child care/nursery school shall be limited to a maximum of 100 children at 

one time.  The child care centers/nursery school shall be limited to the hours of 7 

am to 6 pm Monday through Friday.  Worship services shall not overlay the 

established hours of operation for a child care center/nursery school, and/or 

private school of general or special education if these uses are accessory to the 

place of worship.      

 

14. Within the PDC portion of the site a church, chapels, temples, synagogues and 

other such places of worship shall be limited to one location and not to exceed 

200 seats.  Notwithstanding the above, more than one congregation may share 

space within the place of  worship so long as times of worship services do not 

overlap with one another.   

 

15. Within the PDC portion of the site there shall be no more than one private school 

of general education if separate from a place of worship.  The private school of 

general education shall be limited to a maximum of 100 children and shall be 

limited to the hours of 7 am to 6 pm Monday through Friday.  A second private 

school of general education may be established if it is an accessory use to a 

place or worship and shall have the same restrictions on attendance and hours of 

operation.     



 

 

16. Dance floors and karaoke facilities shall not be permitted as accessory uses to 

any eating establishment.   

 

17. Financial establishments shall not include auto-title or pay-day lending 

companies.   

 

18. Fast food restaurants shall be limited by Section 6-206 (10) of the Zoning 

Ordinance; however, in no event shall fast food uses exceed 7,000 square feet 

without the approval of a special exception. This restriction on fast food square 

footage shall not pertain to a fast food services that may be accessory to a 

grocery store.  

 

19. Non-profit/charity drop boxes shall not be permitted.  

 

 The proposed conditions are staff recommendations and do not reflect the 

position of the Planning Commission unless and until adopted by that Commission. 
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RESIDENTIAL DEVELOPMENT CRITERIA 
 
Fairfax County expects new residential development to enhance the community by: 

fitting into the fabric of the neighborhood, respecting the environment, addressing transportation 
impacts, addressing impacts on other public facilities, being responsive to our historic heritage, 
contributing to the provision of affordable housing and, being responsive to the unique site 
specific considerations of the property.  To that end, the following criteria are to be used in 
evaluating zoning requests for new residential development. The resolution of issues identified 
during the evaluation of a specific development proposal is critical if the proposal is to receive 
favorable consideration. 

 
Where the Plan recommends a possible increase in density above the existing zoning of 

the property, achievement of the requested density will be based, in substantial part, on whether 
development related issues are satisfactorily addressed as determined by application of these 
development criteria.  Most, if not all, of the criteria will be applicable in every application; 
however, due to the differing nature of specific development proposals and their impacts, the 
development criteria need not be equally weighted.  If there are extraordinary circumstances, a 
single criterion or several criteria may be overriding in evaluating the merits of a particular 
proposal.  Use of these criteria as an evaluation tool is not intended to be limiting in regard to 
review of the application with respect to other guidance found in the Plan or other aspects that 
the applicant incorporates into the development proposal.  Applicants are encouraged to submit 
the best possible development proposals.  In applying the Residential Development Criteria to 
specific projects and in determining whether a criterion has been satisfied, factors such as the 
following may be considered: 

 
 the size of the project 
 site specific issues that affect the applicant’s ability to address in a meaningful way 

relevant development issues 
 whether the proposal is advancing the guidance found in the area plans or other 

planning and policy goals (e.g. revitalization).   
 

When there has been an identified need or problem, credit toward satisfying the criteria 
will be awarded based upon whether proposed commitments by the applicant will significantly 
advance problem resolution.  In all cases, the responsibility for demonstrating satisfaction of the 
criteria rests with the applicant. 
 
1. Site Design: 

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

 
a) Consolidation:  Developments should provide parcel consolidation in conformance 

with any site specific text and applicable policy recommendations of the 
Comprehensive Plan.  Should the Plan text not specifically address consolidation, the 
nature and extent of any proposed parcel consolidation should further the integration 
of the development with adjacent parcels.  In any event, the proposed consolidation 
should not preclude nearby properties from developing as recommended by the Plan.   

 
b) Layout:  The layout should: 
 

 provide logical, functional and appropriate relationships among the various parts 
(e. g. dwelling units, yards, streets, open space, stormwater management 
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facilities, existing vegetation, noise mitigation measures, sidewalks and fences); 
 provide dwelling units that are oriented appropriately to adjacent streets and 

homes; 
 include usable yard areas within the individual lots that accommodate the future 

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

 provide logical and appropriate relationships among the proposed lots including 
the relationships of yards, the orientation of the dwelling units, and the use of 
pipestem lots; 

 provide convenient access to transit facilities; 
 Identify all existing utilities and make every effort to identify all proposed 

utilities and stormwater management outfall areas; encourage utility collocation 
where feasible. 

 
c) Open Space:  Developments should provide usable, accessible, and well-integrated 

open space.  This principle is applicable to all projects where open space is required 
by the Zoning Ordinance and should be considered, where appropriate, in other 
circumstances.  

 
d) Landscaping:  Developments should provide appropriate landscaping: for example, in 

parking lots, in open space areas, along streets, in and around stormwater 
management facilities, and on individual lots.   

 
e) Amenities:  Developments should provide amenities such as benches, gazebos, 

recreational amenities, play areas for children, walls and fences, special paving 
treatments, street furniture, and lighting. 

 
2. Neighborhood Context:  

 
All rezoning applications for residential development, regardless of the proposed density, 
should be designed to fit into the community within which the development is to be 
located.  Developments should fit into the fabric of their adjacent neighborhoods, as 
evidenced by an evaluation of: 

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

facilities and land uses;  
 existing topography and vegetative cover and proposed changes to them as a 

result of clearing and grading.   
 

It is not expected that developments will be identical to their neighbors, but that the 
development fit into the fabric of the community.  In evaluating this criterion, the 
individual circumstances of the property will be considered: such as, the nature of 
existing and planned development surrounding and/or adjacent to the property; whether 
the property provides a transition between different uses or densities; whether access to 
an infill development is through an existing neighborhood; or, whether the property is 
within an area that is planned for redevelopment.   
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3. Environment: 
 
All rezoning applications for residential development should respect the environment.  
Rezoning proposals for residential development, regardless of the proposed density, 
should be consistent with the policies and objectives of the environmental element of the 
Policy Plan, and will also be evaluated on the following principles, where applicable. 

 
a) Preservation:  Developments should conserve natural environmental resources by 

protecting, enhancing, and/or restoring the habitat value and pollution reduction 
potential of floodplains, stream valleys, EQCs, RPAs, woodlands, wetlands and 
other environmentally sensitive areas. 

 
b) Slopes and Soils:  The design of developments should take existing topographic 

conditions and soil characteristics into consideration. 
 
c) Water Quality:   Developments should minimize off-site impacts on water quality 

by commitments to state of the art best management practices for stormwater 
management and better site design and low impact development (LID) techniques. 
 

d) Drainage: The volume and velocity of stormwater runoff from new development 
should be managed in order to avoid impacts on downstream properties.  Where 
drainage is a particular concern, the applicant should demonstrate that off-site 
drainage impacts will be mitigated and that stormwater management facilities are 
designed and sized appropriately.  Adequate drainage outfall should be verified, and 
the location of drainage outfall (onsite or offsite) should be shown on development 
plans.   

 
e) Noise:  Developments should protect future and current residents and others from 

the adverse impacts of transportation generated noise.   
 
f) Lighting:  Developments should commit to exterior lighting fixtures that minimize 

neighborhood glare and impacts to the night sky. 
 
g) Energy:  Developments should use site design techniques such as solar orientation 

and landscaping to achieve energy savings, and should be designed to encourage 
and facilitate walking and bicycling.  Energy efficiency measures should be 
incorporated into building design and construction. 

 
4. Tree Preservation and Tree Cover Requirements: 

 
All rezoning applications for residential development, regardless of the proposed density, 
should be designed to take advantage of the existing quality tree cover.  If quality tree 
cover exists on site as determined by the County, it is highly desirable that developments 
meet most or all of their tree cover requirement by preserving and, where feasible and 
appropriate, transplanting existing trees.  Tree cover in excess of ordinance requirements 
is highly desirable.  Proposed utilities, including stormwater management and outfall 
facilities and sanitary sewer lines, should be located to avoid conflicts with tree 
preservation and planting areas.  Air quality-sensitive tree preservation and planting 
efforts (see Objective 1, Policy c in the Environment section of this document) are also 
encouraged.   
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5. Transportation: 
 

All rezoning applications for residential development should implement measures to 
address planned transportation improvements.  Applicants should offset their impacts to 
the transportation network.  Accepted techniques should be utilized for analysis of the 
development’s impact on the network.  Residential development considered under these 
criteria will range widely in density and, therefore, will result in differing impacts to the 
transportation network.  Some criteria will have universal applicability while others will 
apply only under specific circumstances.  Regardless of the proposed density, 
applications will be evaluated based upon the following principles, although not all of the 
principles may be applicable. 
 
a) Transportation Improvements:  Residential development should provide safe and 

adequate access to the road network, maintain the ability of local streets to safely 
accommodate traffic, and offset the impact of additional traffic through commitments 
to the following:   

 
 Capacity enhancements to nearby arterial and collector streets; 
  Street design features that improve safety and mobility for non-motorized forms 

of transportation; 
 Signals and other traffic control measures; 
 Development phasing to coincide with identified transportation improvements; 
 Right-of-way dedication; 
 Construction of other improvements beyond ordinance requirements; 
 Monetary contributions for improvements in the vicinity of the development. 

 
b) Transit/Transportation Management:  Mass transit usage and other transportation 

measures to reduce vehicular trips should be encouraged by: 
 
 Provision of bus shelters; 
 Implementation and/or participation in a shuttle bus service; 
 Participation in programs designed to reduce vehicular trips; 
 Incorporation of transit facilities within the development and integration of transit 

with adjacent areas; 
 Provision of trails and facilities that increase safety and mobility for non-

motorized travel. 
 

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

 
 Local streets within the development should be connected with adjacent local 

streets to improve neighborhood circulation; 
 When appropriate, existing stub streets should be connected to adjoining parcels.  

If street connections are dedicated but not constructed with development, they 
should be identified with signage that indicates the street is to be extended; 

 Streets should be designed and constructed to accommodate safe and convenient 
usage by buses and non-motorized forms of transportation; 

 Traffic calming measures should be implemented where needed to discourage cut-
through traffic, increase safety and reduce vehicular speed; 

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

d) Streets:  Public streets are preferred.  If private streets are proposed in single family 
detached developments, the applicant shall demonstrate the benefits for such streets.  
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Applicants should make appropriate design and construction commitments for all 
private streets so as to minimize maintenance costs which may accrue to future 
property owners.  Furthermore, convenience and safety issues such as parking on 
private streets should be considered during the review process. 

 
e) Non-motorized Facilities:  Non-motorized facilities, such as those listed below, 

should be provided: 
 

 Connections to transit facilities; 
 Connections between adjoining neighborhoods; 
 Connections to existing non-motorized facilities; 
 Connections to off-site retail/commercial uses, public/community facilities, and 

natural and recreational areas; 
 An internal non-motorized facility network with pedestrian and natural amenities, 

particularly those included in the Comprehensive Plan; 
 Offsite non-motorized facilities, particularly those included in the Comprehensive 

Plan; 
 Driveways to residences should be of adequate length to accommodate passenger 

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

construction on a single side of the street is proposed, the applicant shall 
demonstrate the public benefit of a limited facility. 
 

f)   Alternative Street Designs:  Under specific design conditions for individual sites or 
where existing features such as trees, topography, etc. are important elements, 
modifications to the public street standards may be considered.   

 
6. Public Facilities:  

 
Residential development impacts public facility systems (i.e., schools, parks, libraries, 
police, fire and rescue, stormwater management and other publicly owned community 
facilities).  These impacts will be identified and evaluated during the development review 
process.  For schools, a methodology approved by the Board of Supervisors, after input 
and recommendation by the School Board, will be used as a guideline for determining the 
impact of additional students generated by the new development. 
 
Given the variety of public facility needs throughout the County, on a case-by-case basis, 
public facility needs will be evaluated so that local concerns may be addressed.   
 
All rezoning applications for residential development are expected to offset their public 
facility impact and to first address public facility needs in the vicinity of the proposed 
development.  Impact offset may be accomplished through the dedication of land suitable 
for the construction of an identified public facility need, the construction of public 
facilities, the contribution of specified in-kind goods, services or cash earmarked for 
those uses, and/or monetary contributions to be used toward funding capital improvement 
projects.  Selection of the appropriate offset mechanism should maximize the public 
benefit of the contribution. 
 
Furthermore, phasing of development may be required to ensure mitigation of impacts. 
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7. Affordable Housing:  

 
Ensuring an adequate supply of housing for low and moderate income families, those 
with special accessibility requirements, and those with other special needs is a goal of the 
County.  Part 8 of Article 2 of the Zoning Ordinance requires the provision of Affordable 
Dwelling Units (ADUs) in certain circumstances.  Criterion #7 is applicable to all 
rezoning applications and/or portions thereof that are not required to provide any 
Affordable Dwelling Units, regardless of the planned density range for the site.   

 
a) Dedication of Units or Land:  If the applicant elects to fulfill this criterion by 

providing affordable units that are not otherwise required by the ADU Ordinance: a 
maximum density of 20% above the upper limit of the Plan range could be achieved 
if 12.5% of the total number of single family detached and attached units are provided 
pursuant to the Affordable Dwelling Unit Program; and, a maximum density of 10% 
or 20% above the upper limit of the Plan range could be achieved if 6.25% or 12.5%, 
respectively of the total number of multifamily units are provided to the Affordable 
Dwelling Unit Program. As an alternative, land, adequate and ready to be developed 
for an equal number of units may be provided to the Fairfax County Redevelopment 
and Housing Authority or to such other entity as may be approved by the Board.   

 
b) Housing Trust Fund Contributions:  Satisfaction of this criterion may also be 

achieved by a contribution to the Housing Trust Fund or, as may be approved by the 
Board, a monetary and/or in-kind contribution to another entity whose mission is to 
provide affordable housing in Fairfax County, equal to 0.5% of the value of all of the 
units approved on the property except those that result in the provision of ADUs.  
This contribution shall be payable prior to the issuance of the first building permit.  
For for-sale projects, the percentage set forth above is based upon the aggregate sales 
price of all of the units subject to the contribution, as if all of those units were sold at 
the time of the issuance of the first building permit, and is estimated through 
comparable sales of similar type units.  For rental projects, the amount of the 
contribution is based upon the total development cost of the portion of the project 
subject to the contribution for all elements necessary to bring the project to market, 
including land, financing, soft costs and construction.  The sales price or development 
cost will be determined by the Department of Housing and Community Development, 
in consultation with the Applicant and the Department of Public Works and 
Environmental Services.  If this criterion is fulfilled by a contribution as set forth in 
this paragraph, the density bonus permitted in a) above does not apply. 

 
 
8. Heritage Resources: 

 
   Heritage resources are those sites or structures, including their landscape settings, that 

exemplify the cultural, architectural, economic, social, political, or historic heritage of the 
County or its communities.  Such sites or structures have been 1) listed on, or determined 
eligible for listing on, the National Register of Historic Places or the Virginia Landmarks 
Register; 2) determined to be a contributing structure within a district so listed or eligible 
for listing; 3) located within and considered as a contributing structure within a Fairfax 
County Historic Overlay District; or 4) listed on, or having a reasonable potential as 
determined by the County, for meeting the criteria for listing on, the Fairfax County 
Inventories of Historic or Archaeological Sites. 

 
   In reviewing rezoning applications for properties on which known or potential heritage 

resources are located, some or all of the following shall apply:   
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a) Protect heritage resources from deterioration or destruction until they can be 
documented, evaluated, and/or preserved; 

 
b) Conduct archaeological, architectural, and/or historical research to determine the 

presence, extent, and significance of heritage resources; 
 

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

 
d) Preserve and rehabilitate heritage resources for continued or adaptive use where 

feasible; 
 

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

 
f) Document heritage resources to be demolished or relocated;   

 
g) Design new structures and site improvements, including clearing and grading, to 

enhance rather than harm heritage resources; 
 

h) Establish easements that will assure continued preservation of heritage resources with 
an appropriate entity such as the County’s Open Space and Historic Preservation 
Easement Program; and  

 
i) Provide a Fairfax County Historical Marker or Virginia Historical Highway Marker 

on or near the site of a heritage resource, if recommended and approved by the 
Fairfax County History Commission. 

 
 

ROLE OF DENSITY RANGES IN AREA PLANS 
 

 Density ranges for property planned for residential development, expressed generally in 
terms of dwelling units per acre, are recommended in the Area Plans and are shown on the 
Comprehensive Plan Map.  Where the Plan text and map differ, the text governs.  In defining the 
density range: 

 
 the “base level” of the range is defined as the lowest density recommended in the 

Plan range, i.e., 5 dwelling units per acre in the 5-8 dwelling unit per acre range;  
 

 the “high end” of the range is defined as the base level plus 60% of the density range 
in a particular Plan category, which in the residential density range of 5-8 dwelling 
units per acre would be considered as 6.8 dwelling units per acre and above; and,  

 
 the upper limit is defined as the maximum density called for in any Plan range, 

which, in the 5-8 dwelling unit per acre range would be 8 dwelling units per acre.   
 

 In instances where a range is not specified in the Plan, for example where the Plan 
calls for residential density up to 30 dwelling units per acre, the density cited in the 
Plan shall be construed to equate to the upper limit of the Plan range, and the base 
level shall be the upper limit of the next lower Plan range, in this instance, 20 
dwelling units per acre. 

 



 

 
 

 
6-100    PDH   PLANNED DEVELOPMENT HOUSING DISTRICT 
 

6-101 Purpose and Intent 
 

The PDH District is established to encourage innovative and creative design and 
to facilitate use of the most advantageous construction techniques in the 
development of land for residential and other selected secondary uses.  The 
district regulations are designed to insure ample provision and efficient use of 
open space; to promote high standards in the layout, design and construction of 
residential development; to promote balanced developments of mixed housing 
types; to encourage the provision of dwellings within the means of families of low 
and moderate income; and otherwise to implement the stated purpose and intent 
of this Ordinance. 
 

To these ends, rezoning to and development under this district will be 
permitted only in accordance with a development plan prepared and approved in 
accordance with the provisions of Article 16. 

 
 
PART 1 16-100   STANDARDS FOR ALL PLANNED DEVELOPMENTS 
 

16-101 General Standards 
 

A rezoning application or development plan amendment application may only be 
approved for a planned development under the provisions of Article 6 if the 
planned development satisfies the following general standards: 

 
1. The planned development shall substantially conform to the adopted 

comprehensive plan with respect to type, character, intensity of use and 
public facilities.  Planned developments shall not exceed the density or 
intensity permitted by the adopted comprehensive plan, except as expressly 
permitted under the applicable density or intensity bonus provisions. 

 
2. The planned development shall be of such design that it will result in a 

development achieving the stated purpose and intent of the planned 
development district more than would development under a conventional 
zoning district. 

 
3. The planned development shall efficiently utilize the available land, and 

shall protect and preserve to the extent possible all scenic assets and 
natural features such as trees, streams and topographic features. 

 
4. The planned development shall be designed to prevent substantial injury to 

the use and value of existing surrounding development, and shall not 
hinder, deter or impede development of surrounding undeveloped properties 
in accordance with the adopted comprehensive plan. 
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5. The planned development shall be located in an area in which 
transportation, police and fire protection, other public facilities and public 
utilities, including sewerage, are or will be available and adequate for the 
uses proposed; provided, however, that the applicant may make provision 
for such facilities or utilities which are not presently available. 

 
6. The planned development shall provide coordinated linkages among 

internal facilities and services as well as connections to major external 
facilities and services at a scale appropriate to the development. 

 

 

16-102 Design Standards 

 
Whereas it is the intent to allow flexibility in the design of all planned 
developments, it is deemed necessary to establish design standards by which to 
review rezoning applications, development plans, conceptual development plans, 
final development plans, PRC plans, site plans and subdivision plats.  Therefore, 
the following design standards shall apply: 

 
1. In order to complement development on adjacent properties, at all 

peripheral boundaries of the PDH, PRM, PDC, PRC Districts the bulk 
regulations and landscaping and screening provisions shall generally 
conform to the provisions of that conventional zoning district which most 
closely characterizes the particular type of development under 
consideration.  In the PTC District, such provisions shall only have general 
applicability and only at the periphery of the Tysons Corner Urban Center, 
as designated in the adopted comprehensive plan.  

 
2. Other than those regulations specifically set forth in Article 6 for a particular 

P district, the open space, off-street parking, loading, sign and all other 
similar regulations set forth in this Ordinance shall have general application 
in all planned developments. 

 
3. Streets and driveways shall be designed to generally conform to the 

provisions set forth in this Ordinance and all other County ordinances and 
regulations controlling same, and where applicable, street systems shall be 
designed to afford convenient access to mass transportation facilities.  In 
addition, a network of trails and sidewalks shall be coordinated to provide 
access to recreational amenities, open space, public facilities, vehicular 
access routes, and mass transportation facilities. 
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Department of Public Works and Environmental Services 

Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TTY 711 • FAX 703-324-8359  

 

 

 

 

 

DATE:  September 20, 2013 

 

TO: William Mayland, AICP; Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Thakur Dhakal, Senior Engineer III 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Rezoning Plat #RZ/FDP 2012-MV-008, Laurel Hill Adaptive Reuse, 

CDP/FDP Plat dated 9
th

 July 2013, LDS Project #1183-ZONA-003-2, Tax 

Map #107-1-01-0009, Mount Vernon District 

 

 

We have reviewed the subject application and offer the following Stormwater management 

comments.   

 

Chesapeake Bay Preservation Ordinance (CBPO) 

There is Resource Protection Area (RPA) on this property and the project proposes disturbance 

within RPA. An RPA exception request shall be filed and heard by the board. Currently, the 

exception and water quality impact assessment request has been submitted and is under review. 

Staff report for the exception request will be provided separately.  

 

Water quality controls must be satisfied for this development (PFM 6-0401.2). The location of 

BMP facilities are depicted on the plat and the type of facility has been identified. The permeable 

pavers may not be allowed in travel-ways. (PFM 6-1304.2J)  In the site plan submission BMP 

computations must be shown for each BMP facility. Some of the BMP types including roof top 

disconnect and soil amendment, which are not in the PFM may not be counted towards meeting 

the phosphorus removal requirements.  

 

Floodplain 

There are no regulated floodplains on the site. 

 

Downstream Drainage Complaints 

There are several downstream drainage complaints on file. More information on these 

complaints is available from the Maintenance & Stormwater Management Division (703 877 

2800). Detention is mandatory when there are downstream drainage complaints.  

 

  

 

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

M E M O R A N D U M 
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Stormwater Detention  

Applicant indicates to provide the Stormwater detention requirements with dry and/or wet pond, 

rain tanks, underground gravel storage, and underground Stormwater detention vaults.  Rain-

tanks are not currently allowed and  PFM § 6-0303.8 states that underground detention facilities 

may not be used in residential developments unless specifically waived by the Board of 

Supervisors in conjunction with the approval of a rezoning. A waiver for PFM modification to 

allow underground detention vault was reviewed and recommended for approval.  

 

All Stormwater detention facilities shall be designed in accordance with PFM and detailed 

evaluation and analysis shall be provided on site plan.  

 

Applicant indicates that an extended detention will be provided for the site. The peak release rate 

must also be reduced by a percentage below the good forested condition proportional to the 

development and detailed computations shall be shown on site plan. (PFM 6-0203.4C (1) (ii)) 

 

Runoff Reduction Method: 

Applicant indicates that part of the development may occur after the new Stormwater 

management regulations will be adopted and Stormwater management computations are 

provided with Virginia Runoff Reduction method. However, please note that the site plans 

submitted for approval prior to the adoption of new regulations will be reviewed under current 

regulations.  

 

Onsite Major Storm Drainage System and Overland Relief 

Applicant needs to provide an overland relief narrative and arrows showing runoff flow path of 

the 100-year storm event.  Cross-sections at key locations including the building entrances must 

be shown on the plan. Also, the overland relief from the underground vaults needs to be shown 

on site plan. 

 

Downstream Drainage System 

An outfall narrative has been provided, however a detail outfall analysis with narrative must be 

provided on site plan. This plan involves drainage diversion, and the impact of the diversion 

shall be evaluated to a point where the diverted flow joins back the original channel.  

 

Drainage Diversion 

The existing and proposed drainage area tabulation on sheet P-0501 indicates that the natural 

drainage divide was not honored. It shall be demonstrated that the diversion is necessary to:  

a. Improve an existing or potentially inadequate outfall condition;  

b. Preserve a significant naturally vegetated area or save healthy, mature trees, which 

otherwise could not be preserved or saved, and which may be used to meet tree cover 

requirements instead of newly planted trees;  

c. Maximize the water quality control and/or water quantity control provided;  
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d. Address constraints imposed by the dimensions or topography of the site to preclude 

adverse impacts from steep slopes and/or runoff; or  

e. Minimize to a reasonable extent, as determined by the Director, the number of on-site 

Stormwater management facilities. 

 

Stormwater Planning Comments 

This case is located in the Mill Branch Watershed.  There are several water quality control plans 

located near the subject site. Please coordinate with Stormwater Planning Division to address 

their comments.  

Please visit http://www.fairfaxcounty.gov/dpwes/watersheds/publications/lo/lo_122110.pdf for 

more details.  

 

Dam Breach 

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

 

These comments are based on the 2011 version of the Public Facilities Manual (PFM).  A new 

Stormwater ordinance and updates to the PFM’s Stormwater requirements are being developed 

as a result of changes to state code (see 4VAC50-60 adopted May 24, 2011).  The site plan for 

this application may be required to conform to the updated PFM and the new ordinance. 
 

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

 

TD/ 

 

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

Division, DPWES 

 Clinton Abernathy, Acting Chief, South Branch, SDID, DPWES 

 Zoning Application File 

http://www.fairfaxcounty.gov/dpwes/watersheds/publications/lo/lo_122110.pdf
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C o u n t y  o f  F a i r f a x ,  V i r g i n i a  

 
 
 
 
DATE:            May 8, 2012 
 
TO:  Bill Mayland 

Zoning Evaluation Division 
Department of Planning and Zoning 

 
FROM: Gilbert Osei-Kwadwo, P.E. 
  Engineering Analysis and Planning Bra
 
SUBJECT: Sanitary Sewer Analysis Report 
 
REF:   Application No. RZ 2012-MV-008 
       Tax Map No. 107-1- ((01)) - 0009 
 
Sewer service for the development of the referenced zo
Sewer Pump Station located about 50 feet from the bou
adequate capacity to accommodate the projected sewag
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Department of Public W
Wastewate
12000 Gov

 

 Phone
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ning application will be provided by 
ndary of the property.  The station has 
e flow from the development.  

orks and Environmental Services
r Planning & Monitoring Division 
ernment Center Parkway, Suite 358

Fairfax, VA 22035
: 703-324-5030, Fax: 703-803-3297

www.fairfaxcounty.gov/dpwes
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PART 2 6-200   PDC   PLANNED DEVELOPMENT COMMERCIAL DISTRICT 
 

6-201  Purpose and Intent 
 

The PDC District is established to encourage the innovative and creative 
design of commercial development.  The district regulations are designed to 
accommodate preferred high density land uses which could produce 
detrimental effects on neighboring properties if not strictly controlled as to 
location and design; to insure high standards in the lay-out, design and 
construction of commercial developments; and otherwise to implement the 
stated purpose and intent of this Ordinance. 

To these ends, rezoning to and development under this district will be 
permitted only in accordance with a development plan prepared and 
approved in accordance with the provisions of Article 16. 

 
6-206 Use Limitations 
 

1. All development shall conform to the standards set forth in Part 1 of 
Article 16. 

 
2. All uses shall comply with the performance standards set forth in 

Article 14. 
 

3. When a use presented in Sect. 203 above as a Group or Category use 
is being considered for approval on a final development plan, the 
standards set forth in Articles 8 or 9 shall be used as a guide. 

When a use presented in Sect. 203 above as a Group or 
Category use is being considered for approval as a special exception 
use, pursuant to Sect. 205 above, the use shall be subject to the 
provisions of Article 9 and the special permit standards of Article 8, if 
applicable.  Provided that such use is in substantial conformance with 
the approved conceptual development plan and any imposed 
development conditions or proffered conditions and is not specifically 
precluded by the approved final development plan, no final 
development plan amendment shall be required. 

In either of the above, all Category 3 medical care facility uses 
shall be subject to the review procedures presented in Part 3 of 
Article 9. 

 
4. All uses permitted pursuant to the approval of a final development plan 

shall be in substantial conformance with the approved final 
development plan as provided for in Sect. 16-403. 
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5. Secondary uses shall be permitted only in a PDC District which 
contains one or more principal uses.  Unless modified by the Board in 
conjunction with the approval of a conceptual development plan in 
order for further implementation of the adopted comprehensive plan, 
the gross floor area devoted to dwellings as a secondary use shall not 
exceed fifty (50) percent of the gross floor area of all principal uses in 
the development, except that the floor area for affordable and market 
rate dwelling units which comprise the increased density pursuant to 
Part 8 of Article 2 shall be excluded from this limitation. The gross floor 
area of all other secondary uses shall not exceed twenty-five (25) 
percent of the gross floor area of all principal uses in the development. 

The floor area for dwellings shall be determined in accordance 
with the gross floor area definition except the following features shall 
not be deemed gross floor area: balconies, porches, decks, 
breezeways, stoops and stairs which may be roofed but which have at 
least one open side; or breezeways which may be roofed but which 
have two (2) open ends.  An open side or open end shall have no 
more than fifty (50) percent of the total area between the side(s), roof 
and floor enclosed with railings, walls, or architectural features. 

 
…. 

 
8. Signs shall be permitted only in accordance with the provisions of 

Article 12, and off-street parking and loading facilities and private 
streets shall be provided in conformance with the provisions of Article 
11. 

 
9. Notwithstanding the provisions of Par. 5 and 6 above, housing for the 

elderly as a secondary use need not be designed to serve primarily the 
needs of the residents and occupants of the planned development in 
which located but shall be designed so as to maintain and protect the 
character of adjacent properties.  The gross floor area devoted to 
housing for the elderly as a secondary use shall not exceed fifty (50) 
percent of the gross floor area of all uses in the development. 

 
10. Fast food restaurants shall be permitted only in accordance with the 

following: 
 

A. Fast food restaurants may be permitted as a secondary use 
when shown on an approved final development plan, and 
provided such use is located in a nonresidential structure 
containing at least one (1) other permitted principal or secondary 
use, in accordance with the following: 

 



(1) Such fast food restaurants shall be oriented to cater 
primarily to occupants and/or employees in the structure in 
which located, or of that structure and adjacent structures in 
the same building complex which are accessible via a 
clearly designated pedestrian circulation system; and 

 
(2) Such use(s) shall comprise not more than fifteen (15) 

percent of the gross floor area of the structure. 
 

B. Fast food restaurants not permitted under the provisions of Par. A 
above may be permitted as a secondary use by special 
exception, in accordance with the following: 

 
 (1) The structure containing the fast food restaurant shall be 

designed as an integral component of a building complex, 
and shall be reviewed for compatibility with the approved 
PDC development; and 

 
(2) The fast food restaurant shall be safely and conveniently 

accessible from surrounding uses via a clearly defined 
pedestrian circulation system which minimizes points of 
conflict between vehicular and pedestrian traffic.  Pedestrian 
ways shall be prominently identified through design features 
such as, but not limited to, the use of special pavement 
treatments for walkways and crosswalks, and/or the use of 
consistent and distinctive landscaping.  Vehicular access to 
the use shall be provided via the internal circulation system 
of the building complex, and no separate entrance to the 
use shall be permitted from any thoroughfare intended to 
carry through traffic. 

 
11. Kennels and veterinary hospitals shall be located within a completely 

enclosed building which is adequately soundproofed and constructed 
so that there will be no emission of odor or noise detrimental to other 
property in the area.  In addition, the Health Department shall approve 
the construction and operation of all veterinary hospitals prior to 
issuance of any Building Permit or Non-Residential Use Permit. 

 



12. Drive-through pharmacies shall be permitted only on a lot which is 
designed to minimize the potential for turning movement conflicts and 
to facilitate safe and efficient on-site circulation and parking.  Adequate 
parking and stacking spaces for the use shall be provided and located 
in such a manner as to facilitate safe and convenient vehicle and 
pedestrian access to all uses on the lot.  In addition, signs shall be 
required to be posted in the vicinity of the stacking area stating the 
limitations on the use of the window service and/or drive-through lane.  
Such signs shall not exceed two (2) square feet in area or be located 
closer than five (5) feet to any lot line. 

 
…. 
 
 

15. A mini-warehousing establishment shall only be permitted when 
specifically identified on an approved development plan or in 
accordance with Sect. 205 above and only in accordance with the 
following:  

 
A. Loading and unloading areas shall be located, screened and/or 

fully enclosed as required to minimize the potential for adverse 
impacts on adjacent property. All other activities associated with 
the use shall be conducted completely indoors in a multiple story 
structure. 

 
B. The design of the storage structure shall be office-like in 

appearance and harmonious in color and design with that of the 
surrounding development so to minimize any adverse visual 
impact. 

 
C. No individual storage bay door or storage items shall be visible 

from the outside of the storage structure. 
 
D. The site shall be designed to facilitate safe and efficient on-site 

circulation and parking.  
 
E. Signage shall be in scale and harmony with the surrounding 

development so not to detract from the character of the area. 
 
F. There shall be no incidental parking or storage of trucks, trailers, 

and/or moving vans except for purposes of loading and 
unloading.  There shall be no truck, trailer, and/or van rentals 
conducted from the site. 

 



6. Secondary uses shall be designed so as to maintain and protect the 
character of adjacent properties, and shall be conducted entirely within 
an enclosed building, with no outside display, except those uses which 
by their nature must be conducted outside a building. 

 

 

PART 1 16-100   STANDARDS FOR ALL PLANNED DEVELOPMENTS 
 

16-101 General Standards 
 

A rezoning application or development plan amendment application may 
only be approved for a planned development under the provisions of 
Article 6 if the planned development satisfies the following general 
standards: 

 
1. The planned development shall substantially conform to the adopted 

comprehensive plan with respect to type, character, intensity of use 
and public facilities.  Planned developments shall not exceed the 
density or intensity permitted by the adopted comprehensive plan, 
except as expressly permitted under the applicable density or intensity 
bonus provisions. 

 
2. The planned development shall be of such design that it will result in a 

development achieving the stated purpose and intent of the planned 
development district more than would development under a 
conventional zoning district. 

 
3. The planned development shall efficiently utilize the available land, 

and shall protect and preserve to the extent possible all scenic assets 
and natural features such as trees, streams and topographic features. 

 
4. The planned development shall be designed to prevent substantial 

injury to the use and value of existing surrounding development, and 
shall not hinder, deter or impede development of surrounding 
undeveloped properties in accordance with the adopted 
comprehensive plan. 

 
5. The planned development shall be located in an area in which 

transportation, police and fire protection, other public facilities and 
public utilities, including sewerage, are or will be available and 
adequate for the uses proposed; provided, however, that the applicant 
may make provision for such facilities or utilities which are not 
presently available. 

 



6. The planned development shall provide coordinated linkages among 
internal facilities and services as well as connections to major external 
facilities and services at a scale appropriate to the development. 

 

16-102 Design Standards 
 

Whereas it is the intent to allow flexibility in the design of all planned 
developments, it is deemed necessary to establish design standards by 
which to review rezoning applications, development plans, conceptual 
development plans, final development plans, PRC plans, site plans and 
subdivision plats.  Therefore, the following design standards shall apply: 

 
1. In order to complement development on adjacent properties, at all 

peripheral boundaries of the PDH, PRM, PDC, PRC Districts the bulk 
regulations and landscaping and screening provisions shall generally 
conform to the provisions of that conventional zoning district which 
most closely characterizes the particular type of development under 
consideration.  In the PTC District, such provisions shall only have 
general applicability and only at the periphery of the Tysons Corner 
Urban Center, as designated in the adopted comprehensive plan.  

 
2. Other than those regulations specifically set forth in Article 6 for a 

particular P district, the open space, off-street parking, loading, sign 
and all other similar regulations set forth in this Ordinance shall have 
general application in all planned developments. 

 
3. Streets and driveways shall be designed to generally conform to the 

provisions set forth in this Ordinance and all other County ordinances 
and regulations controlling same, and where applicable, street 
systems shall be designed to afford convenient access to mass 
transportation facilities.  In addition, a network of trails and sidewalks 
shall be coordinated to provide access to recreational amenities, open 
space, public facilities, vehicular access routes, and mass 
transportation facilities. 
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DATE:   November 7, 2012 

 

TO: Bill Mayland, AICP; Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Thakur Dhakal, Senior Engineer III 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Rezoning Plat #RZ/FDP 2012-MV-008, Laurel Hill Adaptive Reuse, 

CDP/FDP Plat dated 11
th

 June 2012, LDS Project #1183-ZONA-003-1, Tax 

Map #107-1-01-0009, Mount Vernon District 

 

 

REFERENCE: Waiver #1183-WPFM-010-1 for the Location of Underground Facilities in a 

Residential Area 

 

 

We have reviewed the referenced submission for consistency with Section 6-0303.8 of the 

Public Facilities Manual (PFM) which restricts use of underground Stormwater management 

facilities located in a residential development (Attachment B). The Board of Supervisors 

(Board) may grant a waiver after taking into consideration possible impacts on public safety, 

the environment, and the burden placed on prospective property owners for maintenance.  

Underground Stormwater management facilities located in residential developments allowed 

by the Board: 

 

 shall be privately maintained, 

 shall be disclosed as part of the chain of title to all future owners responsible for 

maintenance of the facilities, 

 shall not be located in a County storm drainage easement, and 

 shall have a private maintenance agreement, in a form acceptable to the Director of the 

Department of Public Works and Environmental Services (DPWES), executed before 

the construction plan is approved. 

 

Walter Phillips, Incorporated has submitted an updated development plan for its Planned 

Development Housing District (PDH) and Planned Development Commercial (PDC) use in the 

property.  The site currently is a vacant land in a Residential Conservation (RC) District owned 

by the Fairfax County Board of Supervisors. The planned development proposes 352 
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Bill Mayland, AICP, Staff Coordinator 

Waiver #1183-WPFM-010-1, Laurel Hill Adaptive Reuse, Underground Detention  

Page 2 of 4 

 

 

residential units, 50,000 square feet of office space and 81,400 square feet of commercial 

space.   

 

The site was originally developed before the county’s current detention requirements were 

promulgated; no detention facilities exist on the property. There are two ponds on the south 

and east portion of the site. If the developer intends to use them, the developer shall evaluate 

and show that those ponds meet the current PFM standards.      

 

The developer feels the underground storage will be necessary to address detention 

requirement for the site. Also, should there be inadequate outfall downstream of the site; an 

extended detention may be required. The developer would like the ability to use on-site 

detention to meet the PFM’s detention requirements and has proposed fifteen underground 

facilities on the development plan. The detention facilities are proposed to be maintained 

privately by the Master Association comprised of the owners of residential and non-residential 

use.  

 

ANALYSIS 

An analysis of the possible impacts on public safety, the environment, and the burden placed 

on the owners for maintenance is as follows. 

 

Impacts on Public Safety – Most of the underground detention vaults are proposed to be 

located under or adjacent to Private Street.  The access points to the facilities will be highly 

visible.  Unofficial access to the facilities will be easily noticed.  The detention facility 

proposed on block J of land bay 2 however is close to the proposed side walk behind the 

building which makes unofficial access less noticeable.   

 

If it is the intent of the Board to approve the waiver request, the property owner shall provide 

liability insurance in an amount acceptable to Fairfax County as a waiver condition.  A typical 

liability insurance amount is $1,000,000 against claims associated with underground facilities.  

The private maintenance agreement shall also hold Fairfax County harmless from any liability 

associated with the facilities.  In addition, locking manholes and doors must be provided at 

each access point. 

 

Impacts on the Environment – The site is currently developed.  The proposed underground 

facility would flow into the proposed storm drain system.  Adequate outfall at these locations 

must be demonstrated before a site plan can be approved.  Staff does not believe that there will 

be any adverse impact on the environment from the construction and maintenance of the 

underground facilities. 

 

Burden Placed on Property Owner for Maintenance and Future Replacement 

Underground storage facilities are normally required to be off-line.  With an off-line design, 

should a facility become clogged, the storm drain system could continue to operate.  When in-

line facilities become clogged, the storm drain system’s operations would cease.  The storm 

drain system would back up and could overflow.  Flooding may be possible depending on the 

intensity and duration of the storm event. 
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A minimum height of 72 inches for underground Stormwater structures is generally required to 

facilitate maintenance (PFM 6-1306.3H).  Accessibility to the underground facilities is a 

concern in that sufficient head room is necessary for maintenance purposes.  

 

Seven of the proposed fifteen vaults are located in residential development. Most of them are 

under the proposed parking area and the parking will not be available at the time of 

replacement of the underground facility when it becomes necessary. 

 

If it is the intent of the Board to approve the waiver request, the property owner must execute a 

maintenance agreement prior to site plan approval.  Staff recommends that a financial plan 

must be established for the operation, inspection, and maintenance of the underground 

facilities. The property owner should be required to establish a fund for the annual 

maintenance.  Staff recommends that the property owner provide an initial deposit in an 

escrow account in an amount equal to the estimated costs for the first 20 years of maintenance 

of the facility.   

 

The engineer has provided estimates of the annual maintenance cost for 15 facilities as 

$20,000; staff finds the estimates too low.  The annual maintenance costs will likely range 

from $25,000 to $30,000 for routine inspection and annual cleaning of 15 facilities. Based on 

the costs provided by the owner, staff calculates the worst-case annual maintenance cost per 

residential unit would be $86 (excluding cost allocation to non-residential areas). Before site 

plan approval, $600,000 should be placed into escrow to fund 20 years of maintenance.  These 

monies would not be available to the owner until bond release. 

 

The property owner should also be required, as a waiver condition, to address future 

replacement of the underground facilities as part of its private maintenance agreement with the 

County.  In order to maximize the useful life of the underground facility, the property owner 

must be required to construct the underground facilities with reinforced concrete products only.  

A replacement cost fund, based on an estimated 50-year lifespan for concrete products, should 

be established.  The replacement reserve fund must be separate from the annual maintenance 

fund to ensure the monies are available at the time replacement is necessary and have not been 

previously spent on maintenance activities.   

 

The engineer has estimated the construction cost of this facility to be about $700,000; staff 

finds this estimate reasonable.  The owner would be expected to contribute about $75/year per 

each residential unit to a fund the facility’s replacement. But the estimate doesn’t reflect how 

much the non-residential areas are expected to contribute.  

 
 

RECOMMENDATION 

DPWES recommends that the Board approve the waiver to locate underground facilities at 

Laurel Hill Adaptive Reuse, a planned development.  If it is the intent of the Board to approve 

the waiver, DPWES recommends the approval be subject to Waiver #1183-WPFM-010-1 

Conditions, Laurel Hill Adaptive Reuse, dated November 5, 2012, as contained in Attachment 

A. 
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If you have any questions, or need further assistance, please contact me at 703-324-1720. 

 

ATTACHED DOCUMENTS 

Attachment A – Waiver #1183-WPFM-010-1 Conditions, Laurel Hill Adaptive Reuse, dated 

November 5, 2012 

Attachment B – PFM Section 6-0303.8 

 

cc: Robert A. Stalzer, Deputy County Executive 

James Patteson, Director, DPWES 

Michelle Brickner, Director, Land Development Services, DPWES 

Betsy Smith, Director, Site Development and Inspections Division 

Steve Aitcheson, Director, Maintenance and Stormwater Management Division, DPWES 

Bijan Sistani, P.E., Chief, South Branch, SDID, DPWES 

Zoning Application File (1183-ZONA-010) 

Waiver File 



Attachment A 

Waiver #1183-WPFM-010-1 Conditions 

 

Laurel Hill Adaptive Reuse 

Rezoning Application #RZ/FDP-2012-MV-008 

November 5, 2012 

 

 

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

these conditions as determined by the Director of the Department of Public Works and 

Environmental Services (DPWES). 

 

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

have a minimum height of 72 inches.   

 

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

incorporate safety features, such as including locking manholes and doors, as determined by 

DPWES at the time of construction plan submission.  

 

4. The underground facilities shall be privately maintained and shall not be located in a County 

storm drain easement.   

 

5. A private maintenance agreement, as reviewed and approved by the Fairfax County 

Attorney’s Office, shall be executed and recorded in the Land Records of the County. The 

private maintenance agreement shall be executed prior to final plan approval. 

 

 The private maintenance agreement shall address: 

 County inspection and all other issues as may be necessary to ensure the facilities are 

maintained by the property owner in good working condition acceptable to the County so 

as to control Stormwater generated from the redevelopment of the site and to minimize 

the possibility of clogging events; 

 a condition that the property owner and its successors or assigns shall not petition the 

County to assume maintenance of or to replace the underground facilities; 

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

 establishment of procedures to follow to facilitate inspection by the County, i.e. advance 

notice procedure, whom to contact, who has the access keys, etc.; 

 a condition that the property owner provide and continuously maintain liability insurance 

--  the typical liability insurance amount is at least $1,000,000 against claims associated 

with underground facilities; and 

 a statement that Fairfax County shall be held harmless from any liability associated with 

the facilities. 

 

6. Operation, inspection, and maintenance procedures associated with the underground facilities 

shall be incorporated into the site construction plan and private maintenance agreement that 

ensures safe operation, inspection, and maintenance of the facilities. 

 

7. A financial plan for the property owner to finance regular maintenance and full life-cycle 

replacement costs shall be established prior to site plan approval.  A separate line item in the 

annual budget for operation, inspection, and maintenance shall be established.  A reserve 



 
Attachment A 

Waiver #5224-WPFM-001-1 Conditions 

Page 2 

 

 

fund for future replacement of the underground facilities shall also be established to receive 

annual deposits based on the initial construction cost and considering an estimated 50-year 

lifespan for concrete products. 

 

8. Prior to final construction plan approval, the property owner shall escrow sufficient funds 

that will cover a 20-year maintenance cycle of the underground facilities.  These monies shall 

not be made available to owner until after final bond release. 

 



Attachment B 

Fairfax County Government 

Public Facilities Manual  

Chapter 6 – Storm Drainage 
 

 

§ 6-0303.8 (83-04-PFM, 24-88-PFM) Underground detention facilities 

may not be used in residential developments, including rental 

townhouses, condominiums and apartments, unless specifically waived 

by the Board of Supervisors (Board) in conjunction with the approval 

of a rezoning, proffered condition amendment, special exception, or 

special exception amendment. In addition, after receiving input from 

the Director regarding a request by the property owner(s) to use 

underground detention in a residential development, the Board may 

grant a waiver if an application for rezoning, proffered condition 

amendment, special exception, and special exception amendment was 

approved prior to, June 8, 2004, and if an underground detention 

facility was a feature shown on an approved proffered development 

plan or on an approved special exception plat. Any decision by the 

Board to grant a waiver shall take into consideration possible impacts 

on public safety, the environment, and the burden placed on 

prospective owners for maintenance of the facilities. Any property 

owner(s) seeking a waiver shall provide for adequate funding for 

maintenance of the facilities where deemed appropriate by the Board. 

Underground detention facilities approved for use in residential 

developments by the Board shall be privately maintained, shall be 

disclosed as part of the chain of title to all future homeowners (e.g., 

individual members of a homeowners’ or condominium association) 

responsible for maintenance of the facilities, shall not be located in a 

County storm drainage easement, and a private maintenance agreement 

in a form acceptable to the Director must be executed before the 

construction plan is approved. Underground detention facilities may be 

used in commercial and industrial developments where private 

maintenance agreements are executed and the facilities are not located 

in a County storm drainage easement. 
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September 24, 2013 

 

DEPARTMENT OF PUBLIC WORKS & ENVIRONMENTAL SERVICES 

 

ENVIRONMENTAL & SITE REVIEW DIVISION 

 

STAFF REPORT 

 

RESOURCE PROTECTION AREA 

ENCROACHMENT EXCEPTION #1183-WRPA-007-1 & 

WATER QUALITY IMPACT ASSESSMENT #1183-WQ-010-1 

 

In conjunction with Rezoning Application #RZ/FDP 2012-MV-008  

 

MOUNT VERNON DISTRICT 
 

 

APPLICANT: Wetland Studies and Solutions, Inc. 

 

PROPERTY OWNER: Board of Supervisors, County of Fairfax 

 

PROJECT LOCATION: Laurel Property Division, PCL D 

 

TAX MAP REFERENCE: 107-1-01-0009 

 

APPLICATION FILED: April 19, 2013 

 

APPLICATION ACCEPTED: August 19, 2013 

 

WATERSHED: Mill Branch 

 

RPA EXCEPTION REQUEST: General Resource Protection Area (RPA) 

Encroachment Request, Chesapeake Bay Preservation 

Ordinance (CBPO) Section 118-6-9   

 

PROPOSAL: Exception to allow encroachment into the 1993 and 

2003 RPA for removal and re-installation of  

 

 

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

To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County 
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Quality Impact Assessment Request #1183-WQ-010-1 
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Stormwater culvert, grading associated with an 

embankment for the proposed Stormwater detention 

facility, outfall protection and realignment of an 

existing road.  

 

LOT SIZE: 77.99 acres 

 

ENCROACHMENT AREA  

REQUESTED: 0.45 acres  

 

PUBLIC HEARING: General RPA Encroachment Requests under CBPO 

Section 118-6-9 associated with a Rezoning 

Application (RZ) require approval by the Board of 

Supervisors through a public hearing held conjunction 

with the public hearing for the RZ per procedures of 

CBPO Section 118-6-3(d). 

 

DESCRIPTION: The applicant proposes removal of existing culvert, re-

installation of a Stormwater culvert, grading associated 

with an embankment for the proposed Stormwater 

detention facility, outfall protection and realignment of 

existing road within the limits of 2003 RPA.  

 

BACKGROUND: The site is located on the west side of Silverbrook 

Road (Route 600) and north of Lorton Road (Route 

642), approximately 2,500 feet northwest of the 

intersection of Silverbrook Road and Lorton Road in 

Fairfax County, Virginia. The existing structures in 

the property are associated with the decommissioned 

Lorton Reformatory which was established in 1916.  

 

The proposed site includes the demolition of existing 

structures, as well as the construction of new mixed use 

residential/commercial development, including 352 

residences comprised of multi-family, townhome, and 

single family detached units, as well as approximately 

105,000-square feet of commercial development 

including retail and office space.   

 

The development proposes encroachment within the 

RPA associated with a perennial unnamed tributary to 

Giles Run in the southern portions of the site. The 

proposed activities within the RPA include: the removal 
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and replacement of a culvert, installation of outfall 

protection, realignment of the existing road and grading 

associated with an embankment for a proposed 

Stormwater detention pond. 

 

A Resource Protection Area Delineation Study, #1183-

RPA-001-1, was submitted on July 25, 2012, and was 

approved.   

 

DOCUMENTS AND  In addition to Rezoning Application #RZ/FDP 2012-

MV-008, following information is part of this 

application: 

CORRESPONDENCE:  

 Proposed Development Conditions dated 

September 24, 2013 (Appendix A) 

 RPA Encroachment Exception Application signed 

dated April 16, 2013 (Appendix B) 

 Water Quality Impact Assessment and RPA 

Encroachment Exception Justification Statement 

including photos and a soils map dated April 16, 

2013 (Appendix  C)  

 Laurel Hill Adaptive Reuse Area RPAE Plat , 

dated April, 2013 (Appendix  D) 

 DPWES letter accepting the RPA Encroachment 

Exception (#1183-WRPA-010-1) and Water 

Quality Impact Assessment (WQIA) #1183-WQ-

010-1 dated August 29, 2013 (Appendix  E) 

 

ANALYSIS: RPA was not designated on the property when the 

parcel was created. The RPA was created on this 

property in 1993 and 2003.  

 

Fairfax County acquired the Laurel Hill area, formerly 

known as Lorton, from the Washington D.C. 

Department of Corrections (DCDC) in July of 2002. As 

part of the transfer, the County agreed to develop a Re-

use Plan to “maximize use of land for open space, park 

land, or recreation.” The existing structures in the 

property are associated with the decommissioned 

Lorton Reformatory which was established in 1916.  

 

An RPA study and Jurisdictional wetlands delineation 

was done in 2012 and indicates that part of stream 
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valley portion of the parcel on the south and east is 

located within the RPA.  

 

Approximately 3,656 square feet of impervious area 

exists within the RPA. The proposed project will 

realign the road within the limits of RPA which reduces 

the impervious area by 1,759 square feet. In addition, 

the proposed grading within the RPA is intended to 

increase stability, reduce erosion potential, and result an 

improved RPA buffer.  

 

The proposed project will reduce phosphorus load by 

more than 40% by providing BMP facilities like rain 

gardens, pervious pavers, SWM ponds, rooftop 

disconnect, and soil amendments.  

 

There are no regulated floodplains within the limits of 

the property.  

 

 

REQUIRED FINDINGS: General RPA Encroachment Exceptions may be 

granted only upon the findings listed in CBPO 

Section 118-6-6 and the additional finding in CBPO 

Section 118-6-9.  It is the opinion of County staff that 

the required findings, as discussed below, have been 

satisfied with this application. 

   

 The exception to the criteria is the minimum 

necessary to afford relief.   

 

Most of the proposed work within the RPA is to 

bring the existing inadequate culvert to PFM 

compliance and stabilize the existing steep slope. 

It is the opinion of staff that this exception request 

is the minimum necessary to afford relief, CBPO 

Section 118-6-6(a). 

 

 Granting the exception will not confer upon the 

applicant any special privileges that are denied by 

this part other property owners who are subject to 

its provisions and who are similarly situated.   
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There are no additional structures or development 

proposed within the limits of RPA. Granting the 

exception will not confer upon the applicant any 

special privileges.  

 

 The exception is in harmony with the purpose and 

intent of the CBPO and is not of substantial 

detriment to water quality.   

 

The requested application is improvement of the 

situation within the limits of RPA. The 

application represents the configuration with the 

least impact to the RPA. 

 

 The exception request is not based upon 

conditions or circumstances that are self-created 

or self-imposed.   

 

The property was created prior to the RPA was 

designated on the property. All of the 

developments are located outside the limits of 

RPA. The exception request is not considered to 

be self-created and self-imposed.  

 

 Reasonable and appropriate conditions are 

imposed, as warranted, that will prevent the 

allowed activity from causing a degradation of 

water quality.   

 

The proposed Development Conditions, dated 

September 24, 2013, are included in Attachment 

A and specify water quality related improvements 

including, but not limited to, the proposed RPA 

buffer restoration area in order to intercept and 

filter the stormwater runoff.   

 

 General RPA Encroachment Exception requests 

pursuant to CBPO 118-6-9 are subject to the 

additional finding that the water quality benefits 

resulting from the proposed facility or improve-

ment exceed the associated water quality 

detriments.   
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The applicant proposes to reduce the existing 

impervious area within the limits of RPA. The 

application also proposes to stabilize, and reseed the 

disturbed area within the RPA. Furthermore, the 

applicant intends to establish buffer area by planting 

45 overstory trees, 90 under story trees, and 494 

shrubs and groundcovers, which improves water 

quality. However, details of the planting have been 

provided in the application.  

 

  

STAFF RECOMMENDATION: Staff recommends approval of RPA Exception 

(#1183-WRPA-007-1) and Water Quality Impact 

Assessment (#1183-WQ-010-1), and recommends 

that the approval be subject to the Development 

Conditions dated September 24, 2013, listed in 

Appendix A.   

 

 It should be noted that it is not the intent of staff to 

recommend that the Board, in adopting any condi-

tions, relieve the applicant from compliance with the 

provisions of any other applicable ordinances, regula-

tions, or adopted standards. 

 

 It should be further noted that the content of this 

report reflects the analysis and recommendations of 

the staff; it does not reflect the position of the Board 

of Supervisors.  For further information, contact the 

Site Development and Inspections Division, Office of 

Land Development Services, Department of Public 

Works and Environmental Services, 12055 Govern-

ment Center Parkway, Suite 535, Fairfax, Virginia 

22035-5505, 703-324-1720. 
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PROPOSED DEVELOPMENT CONDITIONS 

 

1183-WRPA-007-1 and 1183-WQ-010-1 

 

September 24, 2013 
 

If it is the intent of the Board of Supervisors to approve Resource Protection Area (RPA) 

Encroachment Exception #1183-WRPA-007-1 and Water Quality Impact Assessment #1183-

WQ-010-1 for the property located at Tax Map #107-1-01-0009 to allow encroachment in the 

RPA pursuant to Section 118-6-9 of the Fairfax County Chesapeake Bay Preservation Ordinance 

(CBPO), staff recommends that the Board condition the approval by requiring conformance with 

the following conditions: 

 

1. This RPA Encroachment Exception is granted for and runs with the land indicated in this 

application and is not transferable to other land. 

 

2. This RPA Encroachment Exception is granted only for the purposes, structures or uses 

indicated on the plat approved with the application, as qualified by these development 

conditions. 

 

3. Any plan submitted pursuant to this RPA Exception shall be in substantial conformance 

with the approved plat entitled Laurel Hill Adaptive Reuse Area RPAE Plat prepared by 

Wetland Studies and Solutions, Inc., dated April, 2013, and these conditions. 

 

4. In order that the land disturbed within the RPA can be considered to be the minimum 

necessary to afford relief for the proposed construction, indigenous vegetation shall be 

preserved to the maximum extent possible, the limits of clearing and grading must be 

clearly shown on any development plan, and adequate access and areas for stockpiles 

must be included.  Any development plan will be subject to approval by the Department 

of Public Works and Environmental Services (DPWES).  The limits of clearing and 

grading must be strictly observed and enforced.  Any encroachment into, and/or 

disturbance of, the RPA not shown on the approved plan will be considered a violation of 

the CBPO and is subject to the penalties of CBPO Article 9. 

 

5. In order that the project is in harmony with the purpose and intent of the CBPO, does not 

have a substantial detriment to water quality, and meets the additional performance 

criteria for RPAs, vegetated buffer area(s) shall be established in the disturbed areas 

within the RPA on the property and shall be of a total area of at least 19,763 square feet.  

The size, species, density and locations shall be consistent with the planting requirements 

of CBPO Section 118-3-3(f), or a vegetation plan that is equally effective in retarding 

runoff, preventing erosion, and filtering non-point source pollution from runoff, as 



   

 

determined by the Department of Public Works and Environmental Services (DPWES).  

The vegetation shall be randomly placed to achieve a relatively even spacing throughout 

the buffer.  Notwithstanding any statements on the Plat and in the Water Quality Impact 

Assessment (WQIA), the size, species, density, and locations of the trees, shrubs, and 

groundcover will be subject to approval of the Director of the DPWES.  

 

6. In order that the proposed construction activity does not degrade water quality, adequate 

erosion and sediment control measures, including, but not limited to, a super-silt fence 

shall be employed during construction within the RPA, and shall remain in place, and be 

properly maintained, for the duration of the land disturbing activity within the RPA until 

such time that the disturbed area is completely stabilized. 

 

This approval, contingent on the above noted conditions, does not relieve the applicant from 

compliance with the provisions of any applicable Federal, State, or County ordinances, 

regulations, or adopted standards.  The applicant shall be responsible for obtaining the approval 

of any required plans and permits through established procedures, and this RPA Exception shall 

not be valid until this has been accomplished. 























































































 

 
 GLOSSARY 
 This Glossary is provided to assist the public in understanding 
 the staff evaluation and analysis of development proposals. 
 It should not be construed as representing legal definitions. 
 Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
 or Public Facilities Manual for additional information. 
 
ABANDONMENT:  Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way.  Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners.  If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 
 
ACCESSORY DWELLING UNIT (OR APARTMENT):  A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit.  An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA).  Refer to Sect. 8-918 of the Zoning Ordinance. 
 
AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT:  Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations.  Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units.  See Part 8 of Article 2 of the Zoning Ordinance. 
 
AGRICULTURAL AND FORESTAL DISTRICTS:  A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 
 
BARRIER:  A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses.  Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 
 
BEST MANAGEMENT PRACTICES (BMPs):  Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 
 
BUFFER:  Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses;  may also provide for a transition between uses.  A landscaped buffer may be an area of  open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings.  A buffer is not necessarily coincident  
with transitional screening. 
 
CHESAPEAKE BAY PRESERVATION ORDINANCE:  Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries.   These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities.  Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 
 
CLUSTER DEVELOPMENT:  Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided.  While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district.  See 
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance. 
 
COUNTY 2232 REVIEW PROCESS:  A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan.  Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 
 
dBA:  The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value.  See also Ldn. 
 
DENSITY:  Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre. 
 
DENSITY BONUS:  An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 
 
DEVELOPMENT CONDITIONS:  Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district.  Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan.  For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan.  A development plan is s submission requirement for rezoning to the PRC District.  A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District.  A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat.  A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site.  A 
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site.   See Article 16 of the 
Zoning Ordinance. 
 
EASEMENT:  A right to or interest in property owned by another for a specific and limited purpose.  Examples: access easement, utility 
easement, construction easement, etc.  Easements may be for public or private purposes. 
 
ENVIRONMENTAL QUALITY CORRIDORS (EQCs):  An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat.  The system includes stream valleys, steep slopes and wetlands.  For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 
 
ERODIBLE SOILS:  Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled.  Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 
 
FLOODPLAIN:  Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors.  The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 
 
FLOOR AREA RATIO (FAR):  An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land.  FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 
 
FUNCTIONAL CLASSIFICATION:  A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access.  Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets.  Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged.  Minor arterials are 
designed to serve both through traffic and local trips.  Collector roads and streets link local streets and properties with the arterial network. 
 Local streets provide access to adjacent properties. 
 
GEOTECHNICAL REVIEW:  An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution.  An oil-grit separator is a common hydrocarbon runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc.  Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 
 
Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted decibels;  the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are evident on natural slopes.  Construction 
on these soils may initiate or accelerate slope movement or slope failure.  The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc.  Also known as slippage soils. 
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OPEN SPACE:  That portion of a site which generally is not covered by buildings, streets, or parking areas.  Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational  purposes. 
 
OPEN SPACE EASEMENT:  An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time.  Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board.  See Open Space Land Act, Code of Virginia, 
Sections 10.1-1700, et seq. 
 
P DISTRICT:  A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District.  The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site.  Refer to Articles 6 and 16 of the Zoning 
Ordinance. 
 
PROFFER:  A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
 Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 
land.  Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies.  See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 
 
PUBLIC FACILITIES MANUAL (PFM):  A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 
 
RESOURCE MANAGEMENT AREA (RMA):  That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area.  See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
RESOURCE PROTECTION AREA (RPA):  That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters.  In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources.  New development is generally discouraged in an RPA.  See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
SITE PLAN:  A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance.  Generally, submission of a site plan to DPWES for review and approval is required for all 
residential, commercial and industrial development except for development of single family detached dwellings.  The site plan is required 
to assure that development complies with the Zoning Ordinance. 
 
SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP):  Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review.  After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations.  A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit 
requires a public hearing and approval by the Board of Zoning Appeals.  Unlike proffers which are voluntary, the Board of Supervisors or 
BZA may impose reasonable conditions to assure, for example, compatibility and safety.  See Article 8, Special Permits and Article 9, 
Special Exceptions, of the Zoning Ordinance. 
 
STORMWATER MANAGEMENT:  Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development.  Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 
 
SUBDIVISION PLAT:  The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 
 
TRANSPORTATION DEMAND MANAGEMENT (TDM):  Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 
 
TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS:  This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network.  TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system.  TSM includes Transportation Demand Management (TDM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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URBAN DESIGN:  An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play.  A well-designed urban or suburban environment demonstrates the four generally accepted principles of design:  clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 
 
VACATION:  Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's 
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision.  Upon vacation, title to the road right-of-way transfers 
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated. 
 
VARIANCE:  An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building 
height, or minimum yard requirements, among others.  A variance may only be granted by the Board of Zoning Appeals through the public 
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. 
 
WETLANDS:  Land characterized by wetness for a portion of the growing season.  Wetlands are generally delineated on the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the 
presence or evidence of surface wetness or soil saturation.  Wetland environments provide water quality improvement benefits and are 
ecologically valuable.  Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of 
Engineers 
 
TIDAL WETLANDS:  Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:  
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers.  Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 
 

 Abbreviations Commonly Used in Staff Reports 

 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 
 
 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TDM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
WS 
ZAD 
ZED 
ZPRB 
 
 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation  
Residential Estate  
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
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