FAI RFAX APPLICATION FILED: June 12, 2003

PLANNING COMMISSION: November 20, 2003
COUNTY BOARD OF SUPERVISORS: Not yet scheduled

V1 RGI NI A

November 6, 2003

STAFF REPORT
APPLICATION RZ 2003-LE-027

LEE DISTRICT
APPLICANT: Pulte Home Corporation
PRESENT ZONING: R-1 (5.45 acres)
C-5 (3.56 acres)
REQUEST: PDH-4
PARCEL: 91-3 ((1)) 5, 6 (zoned C-5)

91-3 ((2)) 2, 3, 4 (zoned R-1)
91-3 ((3)) 30 (zoned R-1)

ACREAGE: 9.01 acres
DENSITY: 4.23 du/ac
OPEN SPACE: 30%
PLAN MAP: Residential; 1-2 du/ac with option for
3-4 du/ac
PROPOSAL: The applicant is requesting to rezone the

property from the R-1 and C-5 District to the
PDH-4 District to permit the construction of 34
new single-family detached dwellings.

STAFF RECOMMENDATIONS:

Staff recommends approval of RZ 2003-LE-027 and the Conceptual Development Plan,
subject to the execution of proffers consistent with those contained in Appendix 1.

Staff recommends approval of FDP 2003-LE-027, subject to the approval of
RZ 2003-LE-027 and the Conceptual Development Plan.
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Staff recommends approval of a waiver of the 600 foot limitation on the maximum
length of private streets.

Staff recommends approval of a variance in accordance with Par. 8 of Sect. 16-401 to
permit a noise wall located in the front yard to be a maximum height of seven (7) feet.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicant/owner from compliance
with the provisions of any applicable ordinances, regulations, or adopted standards.

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

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.

| Americans with Disabilities Act (ADA): Reasonable accommodation is available upon
O 7 days advance notice. For additional information on ADA call (703) 324-1334.






















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

DESCRIPTION OF THE APPLICATION

Proposal: The applicant, Pulte Home Corporation, is requesting
to rezone the subject property from the R-1 District
(Residential; 1 du/ac) and the C-5 District
(Commercial; Neighborhood Retail Commercial
District) to the PDH-4 (Planned Development Housing;
4 du/ac) for the construction of 34 new single-family
detached homes at a density of 3.77 du/ac.

The applicant is requesting a waiver of the 600 foot
maximum length of private streets.

The applicant is also requesting a variance in
accordance with Par. 8 of Sect. 16-401 to permit a
noise wall located in the front yard to be a maximum
height of seven (7) feet.

The applicants draft proffers, affidavit, and Statement
of Justification are contained in Appendices 1-3
respectively.

LOCATION AND CHARACTER
Site Description:

The subject property consists of 7 parcels totaling 9.01 acres, located in the
southwest quadrant of the intersection of Beulah Street and Windsor Avenue.
There are four existing dwelling units, one of which was constructed in 1925 and
three that were constructed in the 1940s, as well as five outbuildings, on the site,
all of which will be demolished as part of the development process. Exclusive of
the area with structures on it, the site is mostly wooded. The site’s topography is
sloped, and is elevated compared with the surrounding properties.

SURROUNDING AREA DESCRIPTION
Direction Use Zoning Plan

Single-family Detached
Residential (Windsor
Estate Subdivision) and
Church (Franconia
Pentecostal Free Will
Baptist)

North R-1 Residential; 1-2 du/ac
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SURROUNDING AREA DESCRIPTION

Commercial (Mr. Clean) C-5 Retail and other uses
South Commercial (Nalls ) -
Nursery) R-1 Residential; 4-5 du/ac
Commercial (7-11); C-5 Retail and other uses
East Slnglle-fa.rm.ly Detached R-1 Residential; 1-2 du/ac
Residential; Institutional
(Kindercare) PDH-8 Residential; 3-4 du/ac
Single-family Attached . .
West Residential (Windsor R-8 Residential; 8-12
du/ac
Park)
BACKGROUND

On November 19, 2002 the Board of Supervisors approved an amendment to the
Fairfax County Comprehensive Plan (APR Item 02-1V-5S) through the 2002
South County Cycle Area Plans Review (APR) process to allow for the option of
developing the subject property at 3-4 dwelling units an acre (the amended plan
text can be found in the subsequent section).

COMPREHENSIVE PLAN PROVISIONS

Plan Area: \Y,

Planning District: Springfield Planning District

Planning Sector: Newington Community Planning Sector
(S6)

Plan Map: Residential; 1-2 du/ac (See text below for

Residential 3-4 du/ac option.)

Plan Text:

In the Fairfax County Comprehensive Plan, Area IV Volume, 2003 Edition,
Springfield Planning District as amended through February 10, 2003, Newington
Community Planning Sector (S6), “Recommendations, Land Use,” pages 68, the
Plan states:

“10. Parcels 91-3 ((1)) 2, 3, 4, 5, 6; ((3)) 29, 30 to the west of Beulah Street
and south of Windsor Avenue are planned for residential use at 1-2
dwelling units per acre. As an option these parcels may be considered
for residential use at 3-4 dwelling units an acre provided that the parcels
are consolidated and access is provided via Windsor Avenue.”
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ANALYSIS

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

Title of CDP/FDP: Pulte/Beulah Street
Prepared By: Dewberry & Davis LLC
Original and Revision Dates: February 5, 2003; as revised through

October 31, 2003

The combined CDP/FDP consists of three (3) sheets:

>

Sheet 1 of 3: cover sheet; includes applicant information, vicinity map, and
sheet index.

Sheet 2 of 3: illustrates proposed site layout including landscaping, and site
tabulations for density, parking, and open space, and provides a typical lot
layout illustration, and a legend.

Sheet 3 of 3: includes general notes, soils map, and includes an illustration of
the proposed active recreation area, and images of proposed typical street
lights, the typical fence for the proposed active recreation area, and the
proposed entry feature; provides illustrations of typical building elevations for
the front of the proposed houses.

The applicant’s proposal includes the following features:

Thirty-four (34) new single-family detached dwelling units. New homes will
include 2-car garages and minimum 18’ driveways, to accommodate a total of
four parking spaces per unit. Twenty-eight (28) additional visitor parking
spaces will be located on the internal streets of the development.

The development will be accessed via Windsor Avenue, with the internal
circulation consisting of one main 30 foot wide spine road running north and
south. A loop road exists to the west of the spine road which has an open
space island containing an active recreation area, including a playground and
gazebo. A road extension to the east of the spine road is provided. At the
southern terminus of the spine road, two road extensions running east and
west are provided. All roads within the development will be private roads.

Proposed dwellings are oriented internal to the development with no units
fronting onto Beulah Street or Windsor Avenue. Additional landscaping
consisting of street trees along the internal streets of the development, as well
as screening landscape along all other boundaries of the property, will be
provided.

Frontage improvements, including curb and gutter and the addition of a right
turn lane, is proposed along the western side of Windsor Avenue.
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e Emergency access is provided in the eastern portion of the property to allow
an emergency vehicular connection between the proposed development and
Beulah Street. The emergency access would be a grasscrete surface fitted
with bollards and a chain.

e Afive (5) foot wide asphalt or concrete pedestrian connection is shown
adjacent to the emergency access to allow for pedestrian access to Beulah
Street. A five (5) foot wide sidewalk will be constructed within the Windsor
Road and Beulah Road right-of-way adjacent to the site. Four (4) foot wide
sidewalks will be provided throughout the development. A five (5) foot wide
trail will be provided in the northern portion of the site adjacent to the
proposed stormwater management pond. This trail will provide a pedestrian
connection between the proposed development and the adjacent Windsor
Park townhome community.

¢ An enhanced extended stormwater management facility (dry pond) is to be
located in the northwestern portion of the site, between proposed Lots 3 and 4
and will be landscaped to the maximum extent feasible. Up to three bio-
retention areas will be located within the common open space areas flanking
the Windsor Avenue entrance and/or along Beulah Street. The bioretention
areas will be landscaped as permitted by the PFM and will be maintained by
the homeowners’ association (HOA).

e Noise mitigation is proposed for the protection of the rear yards that are near
Beulah Street via solid wood privacy fences, or other solid wall/fence
configuration not to exceed a height of 7 feet.

e A fence seven feet in height, which is board-on-board construction, is also
provided along the northern and northwestern property line, adjacent to
Windsor Park and adjacent to Windsor Estates, and along the southern
property line, adjacent to the C-5 zoned property. To provide a buffer
between the development and the 7-11 store, the portions of the site that are
adjacent to the 7-11 will be heavily landscaped with deciduous, evergreen and
ornamental trees.

Land Use Analysis

The subject property is planned for Residential at 1-2 du/ac, with an option for 3-4
du/ac. The overall density of 3.77 du/ac on the site falls within the planned use
and density recommendations of the Comprehensive Plan. The option for
density at 3-4 du/ac is subject to access being provided via Windsor Avenue and
consolidation of parcels 91-3 ((1)) 2, 3, 4, 5, 6; ((3)) 29, 30. The proposed
development will be accessed via Windsor Avenue, and parcels 91-3 ((1)) 2, 3, 4,
5, 6; ((3)) 30 are consolidated with this application. Parcel 29 has not been
included in the proposed development as it contains a dwelling built in 1984 and
is part of the Windsor Estate Subdivision. The issue of consolidation will be
discussed in more detail under the Residential Development Criteria Analysis.

(See Appendix 13 for the complete Residential Development Criteria text, as
discussed further in the analyses below:)
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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.

Development Criterion #1; Site Design (DC1) requires that the development
proposal should address consolidation goals in the plan, further the integration of
adjacent parcels, and not preclude adjacent parcels from developing in
accordance with the Plan. The applicant has consolidated 6 properties on the
west side of Beulah Street between Windsor Avenue and Hillary Court for a total
of 9.01 acres. The plan language calls for the consolidation of 7 properties in
this area to include Lot 29. Lot 29 is not included in this application. Because the
properties immediately surrounding the application property to the north (Lots 28
and 29) are currently developed with newer single-family detached dwellings and
are a part of the Windsor Estates Subdivision fronting on to Windsor Avenue,
Staff believes that the consolidation of Lot 29 is not crucial to the proposed
development. The property to the west of the proposed development is a
townhome community. The small commercial property immediately south of the
proposed development (Parcel 7) could be consolidated with the R-1 property
further to the south (Nalls Nursery), which is planned for 4-5 dwelling units per
acre, if that site ever redeveloped. The parcel to the east, parcel 5A, which
contains a 7-11 store, provides a convenient service to the residents of the area.
Staff believes that the unconsolidated parcels in the vicinity of the proposed
development have not been precluded from future development in accordance
with the Comprehensive Plan.

The development should provide for a logical design with appropriate
relationships among the various parcels of the development, including yards,
streets, open space, and other dwelling units. The units within this proposed
development are oriented to the internal roads. With the exception of Lots 10,
12, 23, and 27 where the rear of the unit faces the side of another unit, the rear
of the units face the periphery of the site and landscape screening has been
provided between rear lot lines and the property boundaries. The minimum
distance between the sides of the dwelling unit and the lot line is five (5) feet. The
proposed rear yards are a minimum of 19 feet; however, decks or patios may be
permitted in the rear yard, but will not be any closer than five (5) feet from the
rear lot line. Decks on all units will be permitted at grade.

Pedestrian access to surrounding properties will be provided, with a pedestrian
connection to the Windsor Park townhome community, and a pedestrian
connection to Beulah Street. Sidewalks will be provided throughout the
development and sidewalks would be constructed along the site’s Windsor
Avenue and Beulah Street road frontage.
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DC1 also requires that open space be usable, accessible, and integrated with the
development. Appropriate landscaping should be provided, as should amenities
such as benches, recreational amenities, and special design treatments. 20%
open space is required in the PDH-4 district. The development is providing 30%
open space and has an active recreation area centrally located on-site within the
development. The active recreation area may include, but not be limited to a
community gathering area with gazebo, outdoor seating, playground and/or tot-lot
equipment, and play area fencing. Enhanced pavement treatment (brick paver)
walkways will be provided across the loop road into the active play area. An
enhanced pavement treatment (brick paver) walkway will also be provided at the
entrance to the development. Street trees and foundation landscaping will be
provided in front of the homes, and landscape screening will be provided at the
periphery of the entire site.

Development Criterion #2; Neighborhood Context (DC2) states that, while
developments are not expected to be identical to their neighbors, they should fit
in the fabric of the adjacent community. The proposed lot and house sizes, while
smaller than the two remaining single family detached houses located to the
north on Windsor Avenue (Lots 28 and 29), as well as the associated Windsor
Estate Subdivision, the proposed development provides a transition between the
Windsor Estates Subdivision and the Windsor Park townhome community
located to the west of the proposed development. Furthermore, the proposed
units are oriented with rear yards facing rear yards to give the appearance of
larger lots.

Development Criterion #3; Environment (DC3) (See Appendix 4) requires that
developments conserve natural environmental features to the extent possible,
account for soil conditions, and protect current and future residents from noise
and lighting impacts. Developments should minimize off-site impacts from
stormwater runoff and adverse water quality impacts. With the exception of two
large trees at the periphery of the site, the applicant will clear and grade the
entire site. It would be highly desirable to preserve additional existing trees which
are scattered throughout the site.

If required by DPWES, the applicant has committed to submit a geotechnical
study and to implement any recommendations of the Geotechnical Review
Board. Typical street lights are illustrated on the CDP/FDP and will conform to
the established lighting standards set forth in the zoning ordinance. The
applicant has committed to provide noise analysis to DPWES and DPZ for review
and to provide the appropriate noise mitigation for indoor and outdoor noise
above the permitted levels. Based on a preliminary noise analysis, noise walls
along Beulah Street are proposed to protect those rear yards that are exposed to
highway noise, which would not exceed a height of 7 feet.

An enhanced extended stormwater management facility (dry pond) is proposed in
the northern portion of the site, between proposed lots 3 and 4 and will be
landscaped to the maximum extent feasible. A minimum of two and a maximum
of three bioretention areas will be located within the common open space areas



RZ/FDP 2003-LE-027 Page 7

flanking the Windsor Avenue entrance and/or along Beulah Street. The
bioretention ponds will be landscaped as permitted by the PFM and will be
maintained by the HOA. To minimize off-site impacts from stormwater runoff
during the construction phase, the applicant will construct a diversion dike along
the northern and western periphery to direct drainage to the future stormwater
pond. The applicant has also committed to maintain the on-site topography in
the vicinity of proposed Lots 4 -14 and the stormwater management facility
(adjacent to Windsor Park) until necessary to grade for construction of Lots 4-14
and for the SWM facility.

Development Criterion # 4; Tree Preservation (DC4) states that developments
should take advantage of existing quality tree cover, that preserving existing trees
is highly desirable, and that utility crossings should be located, where feasible, so
as not to interfere with proposed tree save areas. Two existing trees will be
preserved on the site, while the rest of the site will be cleared. Additional tree
save would be highly desirable especially at the southern periphery of the site.
The applicant has proffered to provide landscape as shown on the CDP/FDP,
which includes street trees and screening landscape at the periphery of the site.

Development Criterion # 5; Transportation (DC5) (See Appendix 5) requires
that developments provide safe and adequate access to the surrounding road
network, that transit and pedestrian travel should be encouraged, and that
interconnection of streets should be encouraged. In addition, alternative street
designs may be appropriate where conditions merit. The applicant is proposing
to construct a private street within the development that is accessed via Windsor
Avenue. The internal road network is conducive to easy circulation within the
development. Improvements are proposed along the Windsor Avenue frontage
of the site including curb and gutter and the addition of a right turn lane. The
applicant has also committed to install countdown pedestrian signals at the
intersection of Beulah Street and Windsor Avenue to facilitate pedestrian
movements at this intersection. However, it should be noted that the applicant
has proffered that the cost of the pedestrian signals shall be deducted from the
$28,620 contribution toward public facilities in the vicinity of the site. With the
development of the site, a five (5) foot wide sidewalk will be provided within the
Windsor Road and Beulah Street right-of-way adjacent to the site and four (4)
foot wide sidewalks will be provided throughout the development. A five (5) foot
wide trail is proposed in the northern portion of the site adjacent to the proposed
stormwater management pond. This trail would provide a pedestrian connection
between the proposed development with the adjacent Windsor Park townhome
community, and a five (5) foot wide asphalt or concrete pedestrian connection
adjacent to the vehicular emergency access will be provided to allow for
pedestrian access to Beulah Street. A second pedestrian connection to Beulah
Street just west of the 7-11 store is desirable to provide the units in the western
portion of the site convenient access to Beulah Street.
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Public Facilities Analyses (Appendices 6 through 11)
Fairfax County Park Authority (Appendix 6)

The proposed development is projected to add approximately 108 residents to
the current population of the Lee District. The required contribution for P-Districts
per the Zoning Ordinance is $955 per dwelling unit. Therefore, with this proposal
a contribution of $32,470 is required. The applicant is proposing to provide an
active recreation area on site which may include, but not be limited to a
community gathering area with a gazebo, outdoor seating, playground and/or tot-
lot equipment, and play area fencing. The applicant has committed to contribute
any remaining funds from the $955 per unit not spent on site to the Fairfax
County Park Authority. In order to offset the additional impact for athletic fields,
etc. caused by the proposed development, the Park Authority recommended that
the applicant provide an additional $28,620 for recreational facility development
at one or more of the sites located within the service area of this development.
The applicant has only proffered the required $955 per unit for park purposes.
The applicant has proffered the additional requested $28,620 to the Board of
Supervisors to be used for public facilities needs in the vicinity of the application

property.
Fairfax County Public Schools (Appendix 7)

The proposed development would be served by Lane Elementary School,
Hayfield Middle School, and Hayfield High School. Hayfield Middle and Hayfield
High exceed capacity through the 2007-2008 school year. The Fairfax County
Public Schools memo was based on 34 attached single family units. The
numbers have been revised to reflect 34 detached single family units. The
proposed zoning would generate a total of 15 students, which is 13 students
above the existing zoning. An appropriate contribution range would be $97,500
to $112,500. Fairfax County Public Schools requested a contribution of
$112,500. The applicant has committed to contribute $97,500 to the Board of
Supervisors to offset the cost of the additional students.

Fire and Rescue (Appendix 8)

The subject property is serviced by the Fairfax County Fire and Rescue
Department Station #37, Kingstowne. The requested rezoning currently meets
fire protection guidelines, as determined by the Fire and Rescue Department.

Sanitary Sewer Analysis (Appendix 9)

The application property is located in the Accotink Creek (M6 Watershed). It
would be sewered into the Noman M. Cole, Jr. Pollution Control Plant. Based on
current and committed flow, there is excess capacity in the plant at this time.
However, availability of treatment capacity will depend on the current rate of
construction and the timing for development of this site.
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Fairfax County Water Authority (Appendix 10)

The subject property is located within the Fairfax County Water Authority Service
Area. Adequate domestic water service is available to the site.

Utilities Planning and Design (Appendix 11)

There are no downstream complaints on file relevant to this proposed
development, and no downstream deficiencies are identified in the Fairfax County
Master Drainage Plan.

Development Criteria #6; Public Facilities (DC6) states that development
impacts on the public facilities systems should be identified, analyzed, and off-
set. Two public facilities impacts were identified for this project: schools, and
parks. The applicant has proffered to contribute $7,500 per student based on the
13 students generated over the existing zoning for a total contribution of $97,500
for schools in the area of the property. The Park Authority requested an
additional recreation contribution of $28,620. The applicant has proffered that
this additional contribution be utilized for public facilities in the vicinity and has
proffered that the cost of the pedestrian signal at Beulah Street and Windsor
Avenue be deducted from this contribution. Staff believes that the pedestrian
signal should be a separate commitment under the transportation development
criteria.

Development Criteria #7; Affordable Housing (DC7)
The applicant has proffered to a contribution of 2% of the sales price of the
dwelling units to the Housing Trust Fund, in accordance with County policy.

Development Criterion # 8; Heritage Resources (DC8) requires a development
to address potential impacts on historical and/or archaeological resources
through research, protection, preservation, or recordation. No significant heritage
resources have been identified with this proposal.

ZONING ORDINANCE PROVISIONS (Appendix 12)
Waivers and Modifications
The following waivers and modifications are requested with this application:
e A waiver of the 600 foot maximum length of private streets.

The applicant is proposing internal private streets that will be greater than 600
feet in length. Staff supports the requested waiver.

The proffers state that these streets will be constructed to public street standards
and the maintenance obligations have been disclosed in the HOA documents as
well as in the initial contracts of sale.
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e A variance in accordance with Par. 8 of Sect. 16-401 to permit a noise wall
located in the front yard to be a height greater than four (4) feet (a maximum
height of seven (7) feet).

The applicant is proposing a series of noise mitigation walls which would just
protect the outdoor areas needed, such as rear yards, from the noise along
Beulah Street. Staff believes this technique is preferable to one long solid noise
structure. However, these walls could potentially need to be up to 7 feet high to
accomplish the required mitigation. However, the walls will be setback from
Beulah Street and will be screened with landscaping. Therefore, staff supports
the requested Variance to allow a seven foot high fence in the front yard.

Maximum Density/Bulk Regulations

The maximum density permitted in the PDH-4 District is 4 du/ac. The applicant’s
proposed development is 3.77 du/ac. In the PDH-4 District there are no
minimum lot size requirements or minimum yard requirements for single-family
detached dwellings, except that the application is subject to the standards set
forth in Part 1 of Article 16, as described further below. The required open space
is 20%, and the applicant is proposing to provide 30%.

OTHER ZONING ORDINANCE REQUIREMENTS

P-District Standards
The requested proposal must comply with, among others, the Zoning Ordinance

provisions found in Section 16-101, General Standards, and Section 16-102,
Design Standards.

Section 16-101- General Standards

General Standard 1 states that the planned development shall substantially
conform to the adopted comprehensive plan with respect to type, character,
intensity of use and public facilities. Planned developments shall not exceed the
density or intensity permitted by the adopted comprehensive plan, except as
expressly permitted under the applicable density or intensity bonus provisions.

The proposed PDH-4 development at a density of 3.77 du/ac would not exceed
the density permitted by the Comprehensive Plan of 3-4 du/ac. While lot sizes
are smaller than the single-family detached lots to the north, the proposed
development is at a lower density than the townhouse development to the west,
and the proposed development has been designed in such a way as to be
compatible by maintaining a single-family detached character along Windsor
Avenue and Beulah Street. The proposed development provides a transition
from the higher density developments to the west and the lower density
residential to the north. Adequate public facilities are available to serve the
property. Therefore, staff believes that this standard has been satisfied.
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General Standard 2 states that the design should result in a development
achieving the stated purpose and intent of the planned development district more
than would development under a conventional zoning district. Development
under the PDH-4 zoning district permits a greater level of flexibility for
development of a planned community for the purpose of preserving natural
features and providing a greater level of quality design and amenities than might
be provided with a conventional zoning district. With the exception of two large
trees at the periphery of the site, the applicant will clear and grade the entire site.
It would be highly desirable to preserve additional existing trees scattered
throughout the site. The application property represents an infill development
which located on odd shape site, and the proposed development accommodates
those constraints. The development is enhanced with street trees and foundation
landscaping will be provided in front of the homes, and landscape screening will
be provided at the periphery of the entire site both on individual lots and within
open space areas. Furthermore, an active recreation area is provided on-site,
which may include, but not be limited to a community gathering area with gazebo,
outdoor seating, playground and/or tot-lot equipment, and play area fencing.
Furthermore, enhanced pavement treatment (brick paver) walkways will be
provided across the loop road into the active play area as well as at the entrance
to the development. The applicant has proposed a functional site design with
reasonable minimum yards and open space to the rear of each property.
Therefore, this standard has been satisfied.

General Standard 3 states that the planned development shall efficiently utilize
the available land, and shall protect and preserve to the extent possible all
scenic assets and natural features such as trees, streams and topographic
features.

There is approximately 30% open space provided on-site (which exceeds the
requirement of 20%), and includes periphery landscape and an active recreation
area. The only natural feature on site is existing trees. Staff believes the
applicant could work to preserve some of the existing tress.

General Standard 4 states that the planned development shall be designed to
prevent substantial injury to the use and value of existing surrounding
development, and shall not hinder, deter or impede development of surrounding
undeveloped properties in accordance with the adopted comprehensive plan.
The proposed residential development results in the consolidation of over 9
acres. The remaining unconsolidated parcels in the vicinity include the C-5
zoned dry cleaning establishment to the west which is a sufficient size for
consolidation with the property further west which is zoned R-1 and planned for
4-5 dwelling acres per unit, and is thus not hindered by the proposed
development. The two unconsolidated parcels to the northwest contain recently
built single family dwellings and are part of the Windsor Estate Subdivision. Staff
believed consolidation of these two parcels was not crucial and would not
preclude the use of these lots under the existing zoning. Therefore, this
standard has been satisfied.
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General Standard 5 states that the planned development shall be located in an
area in which transportation, police and fire protection, other public facilities and
public utilities, including sewerage, are or will be available and adequate for the
uses proposed; provided, however, that the applicant may make provision for
such facilities or utilities which are not presently available. As demonstrated in
the public facilities analysis, adequate public facilities infrastructure is generally
available to support the proposed development. Therefore, this standard has
been satisfied.

General Standard 6 states that the planned development shall provide
coordinated linkages among internal facilities and services as well as
connections to major external facilities and services at a scale appropriate to the
development.

The property will be accessed from Windsor Avenue. The entrance is set back
sufficiently from the intersection of Windsor Avenue with Beulah Street. The
internal circulation pattern provides convenient access to all proposed
residences. Pedestrian walkways are provided internally, along the Beulah
Street and Windsor Avenue road frontage, from the development to Beulah
Street and to the adjacent Windsor Park townhome community. Staff believes
this standard has been satisfied.

Section 16-102 Design Standards

Design Standard 1 states that in order to complement development on adjacent
properties, at all peripheral boundaries of the planned development district, the
bulk regulations and landscaping and screening provisions shall generally
conform to the provisions of that conventional zoning district which most closely
characterizes the particular type of development under consideration.

The most similar conventional zoning district to the PDH-4 District is the R-4
District. The bulk standards for the R-4 District include front yard setbacks of 30
feet, side yard setbacks of 10 feet, and rear yard setbacks of 25 feet. The
proposed setbacks of units of this development are front yards of 18 feet, side
yard setbacks of 5 feet, and rear yard setbacks of 19 feet. In addition to those
minimum provided setbacks, the applicant will provide screening landscape at
the periphery of the site, as well as a board-on-board fence on the northern,
southern and western boundary.

Design Standard 2 states that other than those regulations specifically set forth
in Article 6 for a particular P district, the open space, off-street parking, loading,
sign and all other similar regulations set forth in this Ordinance shall have
general application in all planned developments.

The open space provided is approximately 30%, which exceeds the requirement
of 20%. The applicant is providing 4 parking spaces on each residential parcel,
with 28 additional visitor parking spaces available on-street.
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Design Standard 3 states that streets and driveways shall be designed to
generally conform to the provisions set forth in this Ordinance and all other
County ordinances and regulations controlling the same, and where applicable,
street systems shall be designed to afford convenient access to mass
transportation facilities. In addition, a network of trails and sidewalks shall be
coordinated to provide access to recreational amenities, open space, public
facilities, vehicular access routes, and mass transportation facilities. The
applicant is proposing to construct a private street within the development that
would be accessed via Windsor Avenue which exceeds the maximum length for a
private street of 600 feet and is therefore requesting a waiver of the 600 foot
limitation on the maximum length of private streets. The applicant is also
providing an emergency vehicular access via Beulah Street which will be a
grasscrete surface fitted with bollards and a chain. The applicant will provide
improvements to the Windsor Avenue site frontage, including a right turn lane.
Furthermore, a five (5) foot wide sidewalk will be constructed within the Windsor
Road and Beulah Road right-of-way adjacent to the site and four (4) foot wide
sidewalks will be provided throughout the development. A five (5) foot wide trail
will be provided in the northern portion of the site adjacent to the proposed
stormwater management pond. This trail will provide a pedestrian connection
between the proposed development and the adjacent Windsor Park townhome
community. Additionally, a five (5) foot wide asphalt or concrete pedestrian
connection will be provided adjacent to the emergency access to allow for
pedestrian access to Beulah Street. A second pedestrian connection to Beulah
Street located just west of the 7-11 store would be desirable. This connection will
provide the units in the western portion of the site convenient access to Beulah
Street. Staff believes this standard has been satisfied.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

Staff believes that the tree save proposed with this application could be
enhanced. Furthermore, it would be desirable for a second pedestrian access to
be provided on-site just west of the 7-11 store to provide for a pedestrian
connection to Beulah Street for the residents in the western portion of the
development. Overall, staff believes the proposed application is in conformance
with the Comprehensive Plan as well as satisfies the applicable Zoning
Ordinance provisions.

Recommendations
Staff recommends approval of RZ 2003-LE-027 and the Conceptual
Development Plan, subject to the execution of proffers consistent with those contained

in Appendix 1.

Staff recommends approval of FDP 2003-LE-027, subject to Board of
Supervisor’'s approval of RZ 2003-LE-027 and the conceptual development plan.
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Staff recommends approval of a waiver of the 600 foot limitation on the
maximum length of private streets.

Staff recommends approval of a variance in accordance with Par. 8 of
Sect. 16-401 to permit a noise wall located in the front yard to be a maximum height of
seven (7) feet.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicant/owner from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards.

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

APPENDICES

Draft Proffers

Affidavit

Statement of Justification
Environmental Analysis
Transportation Analysis
Fairfax County Park Authority
Fairfax County Public Schools
Fire and Rescue

Sanitary Sewer Analysis

10. Fairfax County Water Authority
11. Stormwater Planning Analysis
12. Zoning Ordinance Provisions
13. Residential Development Criteria
14. Glossary

©CoNohrwNE

































































































































































































































	RZ2003LE027SR-1.PDF
	Page 1
	Page 2
	Page 3
	Page 4
	Page 5
	Page 6

	RZ2003LE027SR-2.PDF
	Page 1
	Page 2
	Page 3
	Page 4
	Page 5
	Page 6
	Page 7
	Page 8
	Page 9
	Page 10
	Page 11
	Page 12
	Page 13
	Page 14
	Page 15
	Page 16
	Page 17
	Page 18
	Page 19
	Page 20
	Page 21
	Page 22
	Page 23
	Page 24
	Page 25
	Page 26
	Page 27
	Page 28
	Page 29
	Page 30
	Page 31
	Page 32
	Page 33
	Page 34
	Page 35
	Page 36
	Page 37
	Page 38
	Page 39
	Page 40
	Page 41
	Page 42
	Page 43
	Page 44
	Page 45
	Page 46
	Page 47
	Page 48
	Page 49
	Page 50
	Page 51
	Page 52
	Page 53
	Page 54
	Page 55
	Page 56
	Page 57
	Page 58
	Page 59
	Page 60
	Page 61
	Page 62
	Page 63
	Page 64
	Page 65
	Page 66
	Page 67
	Page 68
	Page 69
	Page 70
	Page 71
	Page 72
	Page 73
	Page 74


