APPLICATION ACCEPTED: March 25, 2014
PLANNING COMMISSION: November 6, 2014
BOARD OF SUPERVISORS: December 2, 2014 at 3:00 PM

County of Fairfax, Virginia

October 22, 2013
STAFF REPORT

APPLICATION RZ/FDP 2014-BR-009

BRADDOCK DISTRICT

APPLICANT: NCL XI, LLC

PRESENT ZONING: R-1 (Residential 1 dwelling units per acre (du/ac))
REQUESTED ZONING: PDH-3 (Planned Development 3 du/ac)
PARCEL(S): 77-2 (1)) 14

ACREAGE: 8.08 acres

OPEN SPACE: 54%

PLAN RECOMMENDATION: Residential at 2 to 3 du/ac

PROPOSAL: The applicant seeks to rezone 8.08 acres from R-1 to
PDH-3 to permit the development of 17 single family
detached dwelling units at an overall density of 2.1
du/ac.

STAFF RECOMMENDATIONS:

Staff recommends approval of RZ 2014-BR-009, subject to the execution of
proffers consistent with those found in Appendix 1 of this report.

Staff recommends approval of FDP 2013-BR-003.

Staff recommends approval of a waiver of the 600 foot maximum length for a
private street.

Staff recommends approval of a modification of the minor paved trail requirement
in favor of the proposed trail network on the CDP/ FDP. William O’Donnell

Department of Planning and Zoning
Zoning Evaluation Division

12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5509 ;
Excellence * Innovation * Stewardship Phone 703-324-1290 FAX 703-324-3924 BrANNING

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



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

Staff recommends that the Board of Supervisors direct the Director of DPWES to
permit a deviation from the tree preservation target percentage in favor of the
proposed landscaping shown on the CDP/FDP and as proffered.

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

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

The approval of this rezoning does not interfere with, abrogate or annul any
easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application. For information, contact the Zoning Evaluation
Division, Department of Planning and Zoning, 12055 Government Center Parkway, Suite
801, Fairfax, Virginia 22035-5505, (703) 324-1290.

N:\ZED\Rezonings\RZ 2014-BR-009 Burke Junction\Report\01 RZ 2014-BR-009 - Burke Junction - Staff Report Cover.doc

’ Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance
é\ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).
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0/4-03-1NREVISED PER COUNTY COMMIENTS

CONCERPTUAL DEVELOPMENT PLAN / ks e
FINAL DEVELOFIMENT PLAN
RLFDP Z20/4-BR-009

P w,

B URK.

ZONING NOTES

THE SUBJECT FROPERTY IS IDENTIFIED AS FAIRFAX COUNTY TAX MARH 77-2 ((1)), PARCEL I4,

EXISTING FROPERTY CWNER: YAUNG IMARY T

PROFPERTY LOCATION: 5636 GUINEA RD, FAIRFAX, VA 22032

SITE AREA: 35,817 SF (808 AC) THIS AREA IS BASED ON A RECENT TITLE REPORT AND AN ACTUAL FIELD
SURVEYT PREFARED AND CERTIFIED TO BY christopher consultants IN MAY, 20/3. FAIRFAX COUNTY TAX
ASSESSIMENTS INDICATES THE SITE AREA TO BE 7.87 ACRES., THIS AREA IS BASED ON 1952 INFORMATION

ON THE RECENT FIELD SURVEY WHICH IS CURRENT AND ACCURATE INFORMATION.

EXISTING ZONING: R-1 (RESIDENTIAL | DU/AC)

EXISTING USE: SINGLE-FAMILY, DETACHED (TEAR BUILT 1900)

THE PROFOSED ZONING OF THE SUBJECT PROPERTY 1S PDH-3 (PLANNED DEVELOPMENT HOUSING DISTRICT, 3 DUAC).

FERMIT 17 SINGLE-FAMILY DETACHED DIWELLING UNITS WITH A FPRIVATE STREET. THE AREAS ALONG THE NORTHERN AND

WESTERN FROFPERTY LINES WILL BE COMPRISED OF OPEN SPACE / RFPA THAT WILL BE PRESERVED AS NATURAL AND

SCENIC FEATURES FOR THE DEVELOPMENT, AND A PEDESTRIAN TRAIL WILL BE INCORFORATED AS AN AMENITY IN WITHIN
A FORTION OF THESE AREAS. COMMIUNITY GREEN PARK AREA AND AN ARBOR WILL ALSO BE PROVIDED AS A FOCAL FONT

OF THE PROPERTY. THE RANGE OF AFPPROXIMATE LOT SIZES VARY FROM O.15 ACRES TO 0.2/ ACRES,

BOUNDARY AND PHYSICAL IMPROVEMENTS SHOWN HEREON 1S BASED ON A CURRENT FIELD SURVEY, BY christopher
corsultants, LTD, DATED MAY 30, 2013,

TOPOGRAPHIC INFORMATION 15 FROM A FIELD RUN TOPOGRAPHIC SURVEY BY christopher consultants, LT, DATED MAY
2013, THE CONTQUR INTERVAL 15 TWO (2) FEET.

DURING THE PROCESS OF OUR PHYSICAL SURVEY NO INDICATIONS OF ANY GRAVE, CBUECT OR STRUCTURE MAKING A

FLACE OF BURIAL WERE FOUND. NO FURTHER INSPECTION OF THIS PROPERTY HAS BEEN MADE FOR POSSIBLE CEMETERIES.
THE LOCATION OF UTILITIES SHOWN HEREON ARE FROM OBSERVED EVIDENCE OF ABOVE GROUND APPURTENANCES ONLY.
THE SURVETOR WAS NOT FPROVIDED WITH UNDERGROUND FLANS TO DETERIMINE THE LOCATION OF ANY SUBTERRANEAN

USES.

THE FROFERTY SHOWN HEREON 1S LOCATED ON THE FLOOD INSURANCE RATE IMAP (FIRIM), COMTTIUNITY FANEL NO. 51069

az270E, REVISED ON SEPTENMBER 17, 2000. THE FPROPERTY SHOWN HEREON IS SHAWN IN FLOOD ZONE X", AREAS
DETERNMINED 7O BE QUTSIDE THE 0.2% ANNUAL CHANCE FLCOODFLAIN,

ASSESSIMENT OF THE ENVIRONMENTAL QUALITY CORRIDOR (EQC) ON THE SUBJECT PROPERTY SHOWS THAT THE

EQC DOES EXTEND BEYOND THE LIMITS OF THE DELINEATED RESOURCE PROTECTION AREA (RFA) DUE TO

EXISTENCE OF SLOPES GREATER THAN 5% ADJACENT TO THE RPA. HOWEVER, GIVEN THE EXISTING CONDITION
OF THE STREAM CORRIDOR GENERATING THE RPA ON THE SUBJECT SITE, IT IS CLEAR THAT EXTENSION OF THE _
EQC OUTSIDE OF THE RFPA 1S NOT WARRANTED IN THAT IT WILL PROVIDE NO APPRECIABLE BENEFIT IN TERMS

OF ACHIEVING THE STATED OBJECTIVES OF THE EGX.

v JUNCTION

BRADDOCK DISTRICT
« FPAIRFAX COUNTY, VIRGINIA

IS OUTDPATED AND IN ERROR. FOR PURPOSES OF THIS APPLICATION WE ARE USING 8.08 ACRES WHICH 15 BASED

70

=z

NORTH

THE

THE RPA STREAM CORRIDOR IN QUESTION 1S WHOLLY LOCATED ON THE NEIGHBORING PROPERTY TO THE WEST T\\ ﬁ.\ 2 \ N u z\bh
AND THE REACH IMPEDIATELY ADJACENT TO THE SUBJECT PROPERTY 15 HIGHLY DEGRADED, CONSISTING OF SCALE: 1" = 2000’
TIWWO STORIMWATER MANAGENMENT PONDS AND AN APPROXIMATE 150-FOOT PIPED SEFGMENT RUNNING UNDER A

TENNIS COURT. THIS STREAM CORRIDOR TRANSITIONS TO A MORE NATURAL CONDITION WITH AN INTACT

FORESTED BUFFER TO THE NORTH OF THE UPPER STORMWATER MANAGEMENT POND AND BEYOND THE VICINITY

2000 o2 G

2000 4000

OF THE SUBJECT SITE. THERE ARE NO POTENTIALLY JURISDICTIONAL WATERS OF THE U.S. (WOUS) FEATURES

LOCATED ON THE SUBJECT SITE, AS VERIFIED BY THE U.S. ARMY CORPS OF ENGINEERS PRELIMINARY
JURISDICTIONAL DETERMINATION.

THE STATED OBJECTIVES OF PRESERVING AND ENHANCING THE EGXC INCLUDE:

o HABITAT GQUALITYT

e CONNECTIVITY (WILDLIFE CORRIDORS)

o STREAM/RIFARIAN BUFFER PROTECTION

o WATER QUALITY PROTECTION/POLLUTION REDUCTION

THE EXTENSION OF THE RFA BUFFER ONTO THE SUBJECT SITE WILL HELP TO ACHIEVE THESE OBJECTIVES.
HOWEVER, GIVEN THE HIGHLY DEGRADED NATURE OF THE ADJACENT SEGMENT OF THE STREAM CORRIDOR

QUESTION, EXFPANSION OF AN EQC AREA BEYOND THE LIMITS OF THE RPA ON THE SUBJECT SITE WILL NOT
APPRECIABLE ENHANCE THE VALUE OF A PRESERVATION AREA AS MEASURED BY ANY OF THESE OBJECTIVES.
THE ENHANCED STORMWATER MANAGEMENT MEASURES AND OPEN SPACE PRESERVATION AND PLANTINGS BEING
PROPOSED ON THE SUBJECT SITE, BOTH OF WHICH WILL EXCEED CURRENT COUNTY MINIMUM STANDARDS, WILL
FURTHER AID IN ACHIEVING THE OVERALL ENVIRONMENTAL BENEFITS THAT ARE THE BASIC AIM OF THE EQC

POLICY. LIMITING THE PRESERVED AREA ALONG THE WESTERN BOUNDARY OF THE SUBJECT SITE 7O THE
EXTENT OF THE DELINEATED RFPA WILL ALSO FACILITATE A PROPOSED LOT LAYOUT THAT WILL PERMIT A
GREATER AMOUNT OF OVERALL SITE PRESERVATION.

THE SUBJECT PROPERTY IS SERVED BY FAIRFAX COUNTY PUBLIC WATER AND SFEINER.

THE SUBJECT PROFPERTY IS LOCATED IN BRADDOCK DISTRICT AND THE POHICK WATERSHED OF FAIRFAX COUNTY, VA.
REFER TO SHEETS 8 AND 9 FOR INFORMATION AND NARRATIVES FOR STORM WATER MANAGENMENT (9WM), BEST
MANAGEMENT FRACTICES (BMP) AND STORM DRAIN OUTFALL.

THERE 15 NO EVIDENCE OF EXISTING UTILITY EASENMENTS HAVING A WIDTH OF 25 FEET OR MORE CN THE PROFERTY.
A WETLAND DELINEATION THAT WAS CONDUCTED BY ANGLER ENVIRONMENTAL VERIFIFD BY THE CORPS WITH

JURISDICTIONAL DETERMINATION, DATED OCTOBER 28 2013. THERE ARE JURISDICTIONAL WETLANDS ON THE —

SUBJECT PROPERTT.
A FPHASE | CULTURAL RESQURCES SURVEY WAS COMPLETED BY CIRCA ™~ CULTURAL RESOURCES MANAGETIENT, LLC DA
JUNE 2013
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NO ADVERSE EFFECTS TO ADJACENT NEIGHBORING PROPERTIES ARE ANTICIPATED WITH THIS PRAJECT. THIS DEVELOPMENT SOILS MAP

FPROPOSAL 1S COPrTPATIBLE WITH THE EXISTING DEVELOPMENT IN THE VICINITY OF THIS SITE. SCALE: I = BOO
TO THE BEST KNOWLEDGE OF THE ENGINEER AND DEVELOPER, THIS CONCEFPTUAL DEVELOPMENT PLANFINAL DEVELOPMENT ’ B

FLAN CONFORIMS TO ALL AFPPLICABLE ORDINANCES, REGULATIONS AND ADOPTED STANDARDS, INCLUDING THE ADOPTED 50 250 g 50 277,

CMTFPREHENSIVE FLAN FOR THE COUNTY, UNLESS OTHERWISE SFPECIFICALLYT NOTED.

THE COUNTTYWIDE TRAILS PLAN REQUIRES FOR A MAIOR FPAVED TRAIL (ASFHALT/CONCRETE- 8 FEET OR MORE IN WIDTH) SCALE
ALONG SIDE THE NORTHERN SIDE OF GUINEA ROAD. 1T ALSO REQUIRES A MINOR PAVED TRAIL (ASPHALT/CONCRETE- 4

FEET TO 7 FEET Il INCHES IN WIDTH,) FROM THE INTERSECTION OF GUINEA ROAD AND ZION DRIVE THAT CUTS ACROSS

DIAGONALLY TO THE NORTHWESTERN CORNER OF THE PROPERTY. THE MAJOR TRAIL WILL BE PROVIDED ALONG GUINEA

ROAD FPER THE COUNTYWIDE TRAILS FLAN. IN LIEU OF FROVIDING THE MINOR PAVED TRAIL DIAGONALLY ACROSS THIS

PROPERTTY, A TRAIL AMENITY WILL BE PROVIDED FROM THE END OF ZION COURT WESTWARD TO AN ARBOR ARFA AND

SAUTHWARDS IN THE RFA AREA TO CONNECT WITH THE MAJOR FPAVED TRAIL ON GUINEA ROAD. THIS TRAIL WILL BE

COMPRISED OF STONE DUST. \/\ﬂ \\ X\ \\ N\ ﬁ,

THE PUBLIC IMPRNVENMENTS ANTICIFATED WITH THIS PROUECT INCLUDE THE TRAILS AS MENTIONED ABOVE AND DEDICATION

FOR ZION DRIVE AND GUINEA ROAD WIDENING AS PER COMPREHENSIVE FLAN. AS WELL, A SIDEWALK WITH BIKE LANE WILL 13662 OFFICE PLACE
BE PROPOSED ALONG ZION DRIVE.

NOTWITHSTANDING THE IMPROVETMENTS AND TABULATIONS SHOWN ON THIS FLAN, THE APPLICANT RESERVES THE RIGHT TO SUITE 2018

MAKE MODIFICATIONS TO THE FINAL DESIGN TO COMPLY WITH FINAL ENGINEERING AND NEW CRITERIA AND REGUILATIONS WOODBRIDGE., VA 22192
WHICH IMAY BE ADOPTED BY FAIRFAX COUNTY SUBSEGCUENT TO THE SUBMISSION OF THIS APPLICATION, FROVIDED THAT /

SUCH MODIFICATIONS ARE CONSISTENT WITH THE APPROVED CONCEPTUAL DEVELORMENT PLAN/FINAL DEVELOPMENT FLAN.

THE SITE IMPROVENENTS SHOWN HEREIN ARE FRELIMINARY. FINAL BUILDING FOOTPRINT AND SITE IMPROVEIMENTS WILL

BE

CONFIGURED AT THE TINME OF SITE PLAN APPRNVAL, SUBJECT TO IMARKET CONDITIONS, BUT SHALL BE IN SUBSTANTIAL

CONFORMANCE WITH THE APFROVED CONCEFPTUAL DEVELOPIMENT FLANFINAL DEVELOPMENT FLAN.

CONSTRUCTION OF THE FROPCSED DEVELOFIMENT WILL COMMENCE AS SOON AS NECESSARY APPROVALS ARE CBTAINED,

SUBJECT TO MARKET CONDITIONS AND DISCRETION OF THE OWNER.
FROPOSED SIGNAGE WILL CONFORM TO ARTICLE 12 OF THE ZONING ORDINANCE. REFER TO SHEET & FOR SIGN LOCATION.
THERE ARE NO KNOWN HAZARDOUS OR TOXIC SUBSTANCES ON THE SUBJECT PROPERTY.

20/4-10-16 |REVISED PER COUNTY COMMENTS

COVER SHEET

NDNONWN

SHEET INDEX

EXISTING CONDITIONS AND DEMOLITION PLAN

EXISTING VEGETATION MAP

IREE PRESERVATION PLAN

TREE PRESERVATION NOTES & DETAILS

CONCERPTUAL AND FINAL DEVELOPMENT PLAN

LANDSCAPE PLAN

8.1-8.4 BINMP COMPUTATIONS

E8.5-8.6 SINIM COMPUTATIONS

9./-9.2 OVERALL DRAINAGE DIVIDES MARP ¢ ADEQUATE OUTFALL ANALTS/IS

10.1 ZION DRIVE SITE DISTANCE PROFILE
10.2 TRAIL SECTION ON GUINEA RCOAD

/. CONCERPTUAL ELEVATIONS

| soiL5 KEY

| 7B
| 304
4 388

———1 38C

39C
39D
678
95

A | o

104B
104c

BELTSVILLE SILT LOAM
CODORUS AND HATBORO SOILS
FAIRFAX LOAM

FAIRFAX LOAM

GLENELG SILT LOAM

GLENELG SILT LOAM
KINGSTOWNE-BELTSVILLE COMPLEX
URBAN LAND

URBAN LAND-WHEATON COMPLEX
WHEATON-FAIRFAX COMPLEX
WHEATON-FAIRFAX COMPLEX

NOTE: SOILS LISTED ARE THOSE WITHIN
500" RADIUS OF SITE BOUNDARIES

APPLICANT/DEVELOPER

IMODIFICATIONS:

. A MODIFICATICN 1S BEING REGUESTED FOR SECTION 11-302 OF THE ZONING
ORDINANCE TO PERMIT THE MAXIMUM LENGTH OF PRIVATE STREET TO EXCEED
2420

2. A MODIFICATION 1S BEING REGCUVESTED FOR SECTION 12-0508.3A(3) OF THE
FAIRFAX PUBLIC FACILITIES MANUAL (FPFIT) TO PERMIT A DEVIATION FROM THE
REGCUIRED TREE FPRESERVATION TARGET.

3. A MODIFICATION 1S BEING RECUESTED FOR THE LOCATION OF THE MINOR
FAVED TRAIL AS IDENTIFIED ON THE FAIRFAX COUNTY WIDE TRAILS FPLAN.

DATE OF FIRST SUBMISSION: Janvary 24, 2014
DATE OF SECOND SUBMISSION: March 19, 2014
DATE OF THIRD SUBMISSION: June 20, 2014
DATE OF FOURTH SUBMISSION: August 26, 2014
DATE OF FIFTH SUBIMISSION: September 22, 2014
DATE OF SIXTH SUBMISSION: October 6, 2014

9800 main street (fourth floor) « fairfax va. 22031-3907
fax 703.273.7636

engineering - surveying - land planning
703.273.6820 -

@\ christopher consultants

COVER SHEET

FAIRFAX COUNTY, VIRGINIA

BURKE JUNCTION

CONCEPTUAL DEVELOPMENT PLAN /
FINAL DEVELOPMENT PLAN

PROJECT NO:12134.001.01

SCALE:
AS NOTED

DATE:
O1-24-2014

DESIGN:  JR, JM
DRAWN: UM
CHECKED:

SHEET No.
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101200
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Existing Vegetation Map Designation Cover Type Table DATE REVISION )]
. : . - - | Successional o - 0l4-03-19REVISED PER COUNTY COMIIENTS
Areal Vegetation m:,o_ _.mwsn Use Cover Type Specie Composition , e Stage Acreage General Health and Condition 2014-06-20 REVISED PER COUNTY COMMENTS %
I S w L A o e / Overstory None 20I4-08-26\REVISED PER COUNTY COMMENTS —
\\ ., & & M M w. ; M . - — —_— t...ilil; - A Developed Land Understory None N/A 0.06 |Residential building with driveway. 2014-07-2AREVISED PER COUNTY COMMENTS u ~
AN | A, o « .l — M - - = _— i....rnl.! cslllli \ . Shrub/Groundcover |None 20/4-10-16 \REVISED PER COUNTY COMMENTS S > S
\ ,M M,J M., W, % W w ! W W h ; . ‘ w\ . /,/, k Ove rstory None NII m- m le m n .m M«_lv
: \ | | \ ' H % M u | ﬁ | ! | i A / B Maintained Grassland Understory None intermediate | 4.20 |Average Health. c m
% H ! i 1
? , IS w L ”. | ,, ﬂ M i N NE Shrub/Groundcover |Maintained Grassland ——— e RPA LINE O ﬁ%. N
/ \ ._,/_ | Vool 3 ,V, | ~ M . o . Overall in good health. Some of the trees ] MMWMNNUMM \M\d\.\ TY LINE @) - 3
R IR ,,M | A “ w . . ; Pinus virginiana, Pinus m:occw. Acer rubrum, .2<wmm along the eastern property line were pruned L FENCE S ,w
,// | _,,,,.% __.ﬁ.,.. * M, “ w N | e - o c Upland Forest QOverstory sylvatica, Robinia pseudoacacia, Prunus serotina intermediate below the overhead utilities and sprouts were | DITCH CENTERLINE e = 3 m
N \ % b _ ,4 ] W - Understory llex opaca, Acer rubrum to climax 3.77 |observed after topping/rounding over. Some A A TREE LINE h mu P
, | . : : ! L i ; M . . = 0
vw Vo ey J w M #0772-01-00/5 . o . ) , community fallen trees were observed along the northern o= CURB ¢ GUTTER > O N
/j ,,,, nb.. I T R T ] M | | PRV NS (LA Shrub/Groundcover |Smilax rotundifolia, Parthenocissus quinquefolia property. Trees at the edge of the forest are ST —— MM:QM.\W\N%\\\ORN p m% = m
? ! , ! & ‘ seetry o Dl Soests : . . e : : . : . . —_—
\ _w N | ﬂ o ] ] : | DB 12732 PG 1908 Invasive Wisteria, Vitis, Lonicera japonica, Rosa multiflora pvergrown with vines. L — X INDEX CONTOUS R o m\uu .m M
I | . L S ; / | M s z ZONED: R-1 Overstory None Good Health. Mature understory trees and — — —  EX. INT. CONTOUR (2’ o - W 8
1 w._, D } ~ [ ”. V _v ) N e D Landscaped Tree Canopy Understory Prunus cerasifera, Cornus florida intermediate | 0.06 |shrubs are located along building and driveway s mu o n.u
ﬂ : N,W, o ! M,_ , ; Shrub/Groundcover |Maintained Grassland, Azalea, Vinca, Convallaria within maintained grassland area. EXISTING DECIDUOUS TRE ey % m w
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- o, A : TABLE 12.3 TREE PRESERVATION TARGET CALCULATIONS AND STATEMENT
N\ F 1 = !
: HE RN .
S - m & ) . - N m . A Pre-development area of existing tree canopy (from existing vegetation map) = 164,210 SF
0 RS . muA_D :
w/ > Tm N h@@m@« x,Qﬁ ‘ g 3 X —_— — B Percentage of gross site area covered by existing tree canopy = 47 %
) \ . .
. . 3 NMQ\\U& mmm \ - A A 8] C Percentage of 10-year tree canopy required for site (see Table 12.4) = 25 %
L Bt Sy S8 |
R : R wm 1 D Percentage of the 10-year tree canopy requirement that should be met through tree preservation = 12 %
| D~ N __ ” E Proposed percentage of canopy requirement that will be met through tree preservation = 32,755 SF N
D DWELLING / T v N . F Has the Tree Preservation Target minimum been met? NO
s..%a "~ 1§ IR O
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I - 12055 Government Center Parkway e N 1 b
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N a/w ccl Project #12134.001.01 N m Z 0
N NN S5 = 5
0y~ Dear Ms. Wangsgard: . /\ S \? [ T m
A \.\ 8 ,/ N T G
”N . o While we met the tree preservation target on our last submission, am/ﬁm‘n E:m No/ Nog sxm\mﬁm no €2 Y (n'
5 requesting a deviation from the Tree Preservation Target as per Section HN-omom.wb/va of the, mm_ /,, b= ] N W
N/ o County Public Facilities Manual (PFM) for this submission. Based on ﬁrm ﬂmnc_qumzaﬁﬁSB 3 Fa _.ax @ M -
) County Departments of Planning, Zoning and Transportation, the nﬂouom.ma Zion Court 35# be __mcma L — R U Wu
0 opposite Hillard Lake Road as the ingress/egress to the proposed Burke Junction project. Asa m::Bﬁ , B O J =
Z|- this required design change, with the expanded road connection and the associated no:mc?nco: ,,/ / > ..n.uuu )
, | activities, existing trees in this general area will be impacted and the efforts to save these- trees will be . M > o
restricted. Some of the trees that will be negatively impacted in this area are Virginia Pines, 3 mmmgmm = E ©
y | that is often not typically encouraged by Urban Forestry as worthy of tree n«mmmémso? / Mn.u an) u ” M
\\ //,/ // . U L F
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EXISTING TREE TO BE PRESERVED

9800 main street (fourth floor) « fairfax va. 22031-3907
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2
EXISTING TREE TO BE REMOVED 3
S
N
1 e = T e LIMITS OF CONSTRUCTION
i ™ ™ TREE PROTECTION FENCE (TF)
1 T T R T " T ROOT PRUNING (RP)
- \n\\/i , :
PPN . \{\(\ - ,._,, EXISTING TREES OUTSIDE OF EASEMENTS TO BE PRESERVED
- I 1 Y
N NOTE:
O ——C Ty I D SEE SHEET 5 FOR TREE PRESERVATION NOTES ¢
DOA_ DETAILS.
. AN PN AN : FW» e
/»&z{ \{\\7: R P e i SN e — IN 4 . —lm<._-o<
il ic. No.33635
g TREE PRESERVATION SCHEDULE
1} m TRUNK | CROWN |CRITICAL ROOT| CONDITION
: Z TREE# BOTANICAL NAME COMMON NAME DIAMETER| RADIUS | ZONE RADIUS RATING COMMENTS
2 E (INCHES) | (FEET) (FEET) N
108 ACLR RUBRUM RED MAPLE 10 10 10 75 TO BEL REMOVED O
109 PRUNUS CALLLRYANA BRADFORD PLAR 12 12 12 68.8 10 BL PRLSLRVLD -
110 SALIX NIGRA BLACK WILLOW 12 12 12 50 10 BL REMOVLD T
111 | LIRIODENDRON TULIPIFERA TULIP POPLAR 12 12 12 87.5 TO BE REMOVED
112 | LIRIODENDRON TULIPIFERA 1ULIP POPLAR 12 12 12 /8.1 10 BE REMOVED A
113 ROBINIA PSEUDOACACIA BLACK LOCUST 12 12 12 59.4 10 Bt PRESERVED V
114 ROBINIA PSCUDOACACIA BLACK LOCUST 12 12 12 62.5 7O BE PRLSLRVLD
119 PINUS STROBUS WHITE PINE 22 22 2 71.9 TO BE PRESERVED R
120 PINUS STROBUS WHITE PINC 20 20 20 68.8 TO BL PRESERVED E N
121 [HUIA OCCIDENTALIS LAS|ERN ARBORVI [AE 24 24 24 /1.9 [0 BE REMOVED A
122 PINUS STROBUS WH! It PINE 18 18 18 68.3 10 BE REMOVED 5
123 PINUS STROBUS WHI L PINL 14 14 14 8.8 10 BL RLMOVLD E -1
124 ACER SACCHARUM SUGAR MAPLL 14 14 14 71.9 1O BC PRESCRVED R Dl
184 JUGLANS NIGRA BLACK WALNUT 10 10 10 93.8 TO BE PRESERVED
185 ROBINIA PSLUDOACACIA BLACK LOCUS | 18 18 18 59.4 [0 BL PRLSLRVLD DI
186 ROBINIA PSLUDOACACIA BLACK LOCUS | 12 12 12 40.6 1O BL PRESLRVLD
187 PINUS VIRGINIANA VIRGINIA PINE 16 16 16 56.3 TO BE PRESERVED E
188 PRUNUS SLROTINA BLACK CHLRRY 14 14 14 62.5 1O BL PRLSLRVLD
189 PRUNUS SERCTINA BLACK CHERRY 18 18 18 53.4 1O BE PRESERVED E
190 PRUNUS SEROTINA BLACK CHERRY 20 20 20 56.3 TO BE PRESERVED DR
191 JUGLANS NIGRA BLACK WALNUI 10 10 10 56.3 1O BE PRESERVED T
192 PRUNUS SEROTINA BLACK CHERRY 24 24 24 438 7O BE REMOVED
193 ROBINIA PSEUDOACACIA BLACK LOCUST 16 16 16 53.1 TO BE PRESERVED
194 JUGLANS NIGRA BLACK WALNUT 12 12 12 59.4 TO BL PRESERVED
195 ROBINIA PSEUDOACACIA BLACK LOCUST 10 10 10 68.8 TO BE PRESERVED
196 | LIRIODENDRON TULIPIFERA TULIP POPLAR 24 14 24 813 TO BE PRESERVED
925 ROBINIA PSEUDQACACIA BLACK LOCUSI 9 9 9 65.6 10 BE REMOVED
926 ROBINIA PSEUDOACACIA BLACK LOCUST 10 10 10 75.0 TO BE REMOVED
927 PRUNUS SERCTINA BLACK CHERRY 24 24 24 56.3 7O BE REMOVED
928 ACCR RUBRUM RED MAPLL 30 30 30 65.6 TO BE REMOVID N
930 ROBINIA PSEUDOACACIA BLACK LOCUST 9 9 9 56.3 TO BE PRESERVED
931 PRUNUS SERCTINA BLACK CHERRY 19 19 19 56.3 TO BE PRESERVED Z, N
932 PRUNUS SLROTINA BLACK CHLRRY 14 14 14 53.2 10O BL PRLSLRVLD m N 0
933 PINUS STROBUS WHITE PINE 11 11 11 68.8 TO BE PRESERVED o
934 PINUS STROBUS WHIL PINL 9 ] g /1.9 1O BL RLMOVLD m / m
935 PINUS STROBUS WHIL PINL 9 ) 9 /1.9 10 BL RLMOVLD et R T Z,
956 QUERCUS PHELLOS WILLOW OAK 19 19 19 71.9 TO BE REMOVED =z m
95/ QUERCUS PHLELLOS WILLOW OAK 9 9 9 /5.0 10 BL REMOVLD = | C o2
958 NYSSA SYLVATICA BLACK GUM 19 19 19 75.0 10 BL RLMOVLD M N W
959 ACER RUBRUM RED MAPLE 12 X2 12 12 X2 75.0 TO BL REMOVLD a9 = N
564 PRUNUS SEROTINA BLACK CHLRRY 13 13 13 59.4 10 BE REMOVLD O M U A
965 ACER RUBRUM RED MAPLE 19 19 19 66./ 10 B REMOVED o W
966 ACER RUBRUM RED MAPLE 15 15 15 65.6 TO BE REMOVED cafe J .
067 NYSSA SYLVATICA BLACK GUM 15 15 15 /8.3 10 BE REMOVED V m U
968 QUERCUS ALBA WHITE QAK 9 9 9 75.0 TO BE PRESERVED w S o
. 969 QUERCUS ALBA WHITE OAK 8 8 8 75.0 TO BE PRESERVED =] E (&)
\ e 970 ACER RUBRUM RED MAPLE 19 19 19 68.3 TO BE REMOVED e =
e T e s 971 ACER RUBRUM RED MAPLE 11 11 11 66.7 TO BE PRESERVED < K M
EX. PERMANENT. . — 972 NYSSA SYLVATICA BLACK GUM 11 11 11 66.7 10 BL PRESERVED D e By
. SLOPE ESM'T. 7% 973 ACER RUBRUM RED MAPLE 11 11 11 71.9 TO BE PRESERVED =~ <G R s
- DB 7343 PG5 974 QUERCUS STELLATA POST OAK 27 27 27 56.3 10 BL PRESLRVLD o ¥ m M
PRI e . 975 JUNIPERUS VIRGINIANA LASTERN RED CEDAR 8 8 3 53.2 10O BE PRESERVED M, U Py
976 NYSSA SYLVATICA BLACK GUM 18 18 18 81.3 TO BE PRESERVED O
977 NYSSA SYLVATICA BLACK GUM 10 X4 10 10 X4 84.4 TO BE PRESERVED N B
978 NYSSA SYLVATICA BLACK GUM 9 9 9 81.3 TO BE PRESERVED =
979 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 14 14 14 59.4 TO BE REMOVED ©
980 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 11 11 11 53.2 TO BE REMOVED
981 PINUS STROBUS WHITE PINE 9 9 9 78.1 TO BE PRESERVED
982 PRUNUS CERASUS SOUR CHERRY 16 16 16 87.5 TO BE PRESERVED
983 PINUS STROBUS WHITE PINE 8 8 8 46.9 TO BE PRESERVED
984 MORUS RUBRA RED MULBERRY 8 2 8 62.5 TO BE REMOVED
985 MORUS RUBRA RED MULBERRY 8 8 8 625 TO BE REMOVED PROJECT NO:12134.001.01
986 JUNIPERUS VIRGINIANA EASTERN RED CEDAR 8 8 8 59.4 TO BE PRESERVED SCALE:
987 ROBINIA PSEUDOACACIA BLACK LOCUST 12 12 12 34.4 TO BE PRESERVED 14=40"
988 PRUNUS SEROTINA BLACK CHERRY 12 12 12 81.3 TO BE PRESERVED
989 JUNIPERUS VIRGINIANA CASTERN RED CEDAR 8 8 8 43.3 TO BE PRESERVED DATE:
....... 01-24-2014
BY USING THIS FORMULA: DESIGN: - JR, 1
| FOOT OF CRITICAL ROOT ZONE RADIUS o I
FOR EACH )
I INCH OF TRUNK DIAMETER SHEET No.

GRAPHIC SCALE
SCALE: 17 = 40

4 o+ |l
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TREE PRESERVATION NARRATIVE GENERAL NOTES: - 5 &
N O - 3
M) ‘ AS PER PFM SEC. _MIOWQD.WW.LA,N I. IN LIEU OF MORE STRENOUS SPECIFICATIONS, ALL LANDSCAPE RELATED o L8
3A. THE FOLLOWING TREE PRESERVATION NARRATIVE IS PROVIDED TO WORK SHALL BE INSTALLED AND MAINTAINED IN ACCORDANCE WITH THE = £ 50
> oN
//I \"47/ ACCOMPANY THE TREE PRESERVATION PLAN AS SHOWN ON THIS SHEET. CURRENT AND MOST UP-TO-DATE EDITION (AT TIME OF CONSTRUCTION) OF o M
2\ A~ 3B. AS PER A SITE VISIT JUNE 2014, THERE ARE SOME FALLEN TREES 'LANDSCAPE SPECIFICATION GUIDELINES' AS PRODUCED BY THE LANDSCAPE g e8
<\ _\ —— NOTES: OBSERVED WITHIN THE TREE PRESERVATION AREA ALONG THE NORTHERN CONTRACTORS ASSOCIATION OF MARYLAND, DISTRICT OF COLUMBIA AND O 23>
: ERE— PROPERTY LINE. PRIOR TO BOND RELEASE OF APPROVED SITE PLAN, VIRGINIA, GAITHERSBURG, MARYLAND. d
/% | §\ LARGE FALLEN TREES SHALL BE CUT BY HAND, CHIPPED AND LEFT 2. CONTRACTOR IS RESPONSIBLE FOR CONTACTING MISS UTILITY PRIOR TO N 2 5 -
A ! ONSITE (OR DISTRIBUTED WITHIN THE TREE PRESERVATION AREA) OR BEGINNING ANY WORK. — = B8
/ il \ | —LIMITS I. LIMITS OF CLEARING SHOULD BE SHALL BE REMOVED FROM THE SITE. SOME SECTIONS OF CUT TREE 3. ALL WORK PERFORMED SHALL MEET OR EXCEED THE MOST RECENT e D 5O
= QP — ¥ oF STAKED AND FLAGGED PRIOR TO PIECES IN THE TREE SAVE AREA CAN REMAIN IN PLACE TO DECOMPOSE INDUSTRY STANDARDS, AS PUBLISHED BY THE INTERNATIONAL SOCIETY OF = cE P
= i CLEARING TRENCHING. NATURALLY. ARBORICULTURE (I1SA), AMERICAN NATIONAL ARBORIST ASSOCIATION (NAA). > gy
z TREE 2. TRENCH SHOULD BE IMMEDIATELY 3C. THERE 1S NO EVIDENCE OF ANY HAZARDOUS MATERIALS WITHIN THE IN THE EVENT CULTURAL TREATMENTS PRESCRIBED ARE NOT COVERED BY QO G 3ae
TR CTION " BACKFILLED WITH REMOVED SOIL OR FORESTED AREAS ADJACENT TO THE DEVELOPMENT SITE. AN EXISTING STANDARD, ALL WORK PERFORMED SHALL MEET OR EXCEED
FENCE CTUER HiGH ORCANIC SOIL 3D. THERE IS EVIDENCE OF INVASIVE PLANT SPECIES AT LEVELS THAT STANDARDS APPROVED BY THE URBAN FORESTRY MANAGEMENT DIVISION.
OR SILT : ENDANGER THE LONG-TERM ECOLOGICAL FUNCTIONALITY, HEALTH AND 4. ALL CONSTRUCTION ACTIVITY BEYOND THE LIMITS OF CLEARING AND ,
FENCE 3. ROOTS SHOULD BE CLEANLY CUT REGENERATIVE CAPACITY OF THE NATIVE PLANT COMMUNITIES THAT ARE GRADING SHOWN ON  THE SITE PLAN AND THE TREE PRESERVATION PLAN @
USING VIBRATORY KNIFE OR OTHER PRESENT WITHIN THE FORESTED AREAS ON THIS DEVELOPMENT SITE. SHALL BE PROHIBITED UNLESS PREVIOUSLY APPROVED BY THE URBAN ,
1.5'-2' ROOT ACCEPTABLE EQUIPMENT. AREAS OF EXISTING BRAMBLES AND VINES SUCH AS JAPANESE FORESTRY BRANCH. yr &
PRUNING HONEYSUCKLE, MULTIFLORA ROSE, GREENBRIAR, POISON IVY AND 5. THE REQUIREMENTS OF THE FAIRFAX COUNTY PUBLIC FACILITIES MANUAL, el
_. TRENCH DEPTH WISTERIA THAT WILL BE LOCATED ON THE APPROVED SITE PLAN SHALL ARTICLE 12, VEGETATION PRESERVATION AND PLANTING, SHALL BE L\
r—RTICAL ROGT ZONE Lo BE CUT BY HAND OR WEEDWACKER AT THE TIME OF CONSTRUCTION AND FOLLOWED.
~{—6" MAX.TRENCH TREATED WITH HERBICIDE. CAREFUL NOT TO DAMAGE EXISTING TREES TO
N z___o__ﬁw ELIND. LIMITS BE PRESERVED, AND SHALL BE REGULARLY MAINTAINED THEREAFTER.
5"~ 3E. THERE ARE NO "HERITAGE', "SPECIMEN", "MEMORIAL" OR "STREET" TREES
OF DISTURBANCE WITHIN OR ADJACENT TO THE DEVELOPMENT SITE THAT WILL BE TREE Tmmmmm/\}u_._gz NOTES
AHV ROOT PRUNING ADVERSELY AFFECTED BY THE PROPOSED IMPROVEMENTS. I. CLEARING LIMITS SHALL BE CLEARLY MARKED IN THE FIELD WITH FLAGGING
3F. THERE ARE NO "HERITAGE", "SPECIMEN", "MEMORIAL" OR "STREET" TREES PRIOR TO BEGINNING OF ANY CLEARING AND GRADING OPERATIONS AND
WITHIN OR ADJACENT TO THE DEVELOPMENT SITE (INCLUDING OFF-SITE COORDINATED WITH THE URBAN FORESTRY DIVISION,
ON AN ADJACENT PROPERTY) THAT WILL BE ADVERSELY AFFECTED BY 2. ALL FENCING AND ROOT PRUNING SHALL BE COMPLETE PRIOR TO ANY 2y
THE PROPOSED IMPROVEMENTS. CLEARING AND GRADING OPERATIONS. =
| 8) LIMITS OF GRADING AT DRIPLINE OF 3G. THE EXISTING VEGETATION SHALL REMAIN AND BE PRESERVED 3. ALL TREES SHOWN TO BE PRESERVED ON THE TREE PRESERVATION PLAN N/C. LEVTOV ¥
M{t fl é\ TREES OR AS SHOWN ON PLANS THROUGHOUT ALL PHASES OF CONSTRUCTION IN CONFORMANCE WITH THE SHALL BE PROTECTED BY IREE PROTECTION FENCE. TREE PROTECTION Lic. No.33635 &“ ,
R ) FOLLOWING PROFFERS PROVIDED IN THIS APPLICATION: FENCING IN THE FORM OF FOUR (4) FOOT HIGH, FOURTEEN (14) GAUGE , 10/16/2014 ,
AN «!ﬂl///]y\\\ 4y, /d N\\ mmmu_mnm&ﬂnﬂm%% _w_mo mqowﬁwmmmmwﬁm #23 - PROVIDE A TREE PRESERVATION FENCING WELDED WIRE ATTACHED TO SIX (6) FOOT STEEL POSTS DRIVEN EIGHTEEN oAv o%c ,
=\ ‘Wﬂ’lﬂ’ \.\\’I\\ ‘ #24 - PROVIDE ROOT PRUNING (18) INCHES INTO THE GROUND AND PLACED NO FURTHER THAN TEN (10) Ssronay, S
/ﬂﬂl-\jl/ \ N FENCING TO CONSIST OF 14 GAUGE #25 - PROVIDE MONITORING FEET APART AT THE LIMITS OF CLEARING AND GRADING. | ,
S\ % ‘ ﬁ\\ V o FENCING SHALL BE INSTALLED AT THE LIMITS OF CLEARING AND GRADING AS
P =\ = WELDED WIRE, 4 FEET HIGH, WITH 2'x4 3H. THERE ARE NO TRANSPLANTING EFFORTS REQUIRED OR PROPOSED FOR ADJUSTED PRIOR TO ANY CLEARING AND GRADING OPERATIONS.
>\\ Vi A S OPENINGS, CONNECTED TO 6 FOOT HIGH THIS PROJECT. 4. SHALL BE COMPLETED AT THE LIMITS OF DISTURBANCE AS
_ ROOT PRUNING
, \b__@ 4 o POSTS, EVENLY SPACED NO MORE THAN 3. THE TREE PRESERVATION SCHEDULE ON THE TREE PRESERVATION PLAN SHOWN ON TREE PRESERVATION PLAN PRIOR TO CONSTRUCTION. ROOT Z
g N | 8 I 10 FEET APART, DRIVEN AT LEAST 18 DESCRIBES WHICH PROCEDURES ARE REQUIRED FOR TREES TO BE PRUNING SHALL BE TO THE DEPTH OF EIGHTEEN (18) TO TWENTY-FOUR (24) Q
=W NS | INCHES IN THE GROUND. PRESERVED OR REMOVED. ROOT PRUNING AND TREE PROTECTION FENCE INCHES AND SHALL BE ACCOMPLISHED BY USING A TRENCHER, VIBRATING 2
I ,_ = 8 NO FENCING TO BE NAILED TO TREES INSTALLATION SHALL BE COMPLETED DURING E4S PHASE | INSTALLATION. PLOWN OR BY HAND. TRENCH SHOULD BE IMMEDIATELY BACKFILLED WITH B~
T i FEE DETAILS AND MAINTENANCE OF E4S CONTROLS/TREE PROTECTION FENCING REMOVED SOIL. < <
I TR HEAVY EQUIPMENT VEHICULAR TRAFFIC, WILL BE DESCRIBED ON THE E¢S SHEETS OF THE APPROVED SITE PLAN. 5. BILINGUAL SIGNS SHALL BE INSTALLED EVERY THIRTY (30) FEET ON TREE N X
1 TR OR STOCKPILING SHALL NOT BE 3J. WITHIN THE TREE PRESERVATION AREAS THE FOLLOWING WILL NEED TO PROTECTION FENCING WHICH INDICATES "TREE PRESERVATION AREA - KEEP ~
u BE PERFORMED AND DESCRIPTION OF HOW THE TREES WILL BE OUT! VAl
. PERIITTED WITHIN DRIPLINE PROTECTED ARE NOTED: 6. WHEN EXCAVATING ALL TREE ROOTS GREATER THAN | INCH IN DIAMETER L1
W NO TOXIC MATERIALS TO BE STORED « REMOVAL OF om>o\m>rrmﬂ ﬂmmwmw ON Aﬁm zoma:m%z *uomjozo%w THE 'THAT ARE EXPOSED AND/OR DAMAGED SHALL BE TRIMMED CLEANLY, AND @ Q
WITHIN 25' OF DRIPLINE SITE, TAKING INTO ACCOUNT THAT DURING CLEARING OPERATI COVERED WITH ORGANIC MULCH, TOPSOIL, OR OTHER SUITABLE MATERIAL TO
PORTION OF THE FALLEN TREES WILL BE REMOVED. PREVENT THE EXPOSED ROOTS FROM DRYING OUT. L]
" REFIOVAL OF LARGE DEAD/RALLEN TREES SHALL BE DONE BT HAND, 7. DURING CLEARING AND GRADING OPERATIONS AND THROUGHOUT W
THE MAJORITY OF CUT TREES SHALL BE REMOVED FROM THE TREE CONSTRUCTION, NO ACTIVITY SHALL BE PERMITTED IN TREE SAVE AREAS nYv
(2) TREE PROTECTION FENCING PRESERVATION AREA AS DESCRIBED N 38, ABOVE. WITHOUT AUTHORIZATION FROM OWNER, ARBORIST/FORESTER, AND URBAN L]
. Mmanmmw .ﬂmmzwﬂ_wmwrwm\yo\ FALLEN TREES WILL BE LEFT TO FORESTRY DIVISION. PRECLUDED ACTIVITIES INCLUDE: " I
: ¥ ING O S INTO SERVATION AREAS OR OPERATION OF HEA
« REMOVAL OF UNDESIRABLE SPECIES WILL BE UNDER THE SUPERVISION ﬂm%.%z%mmﬁ _ﬁmMW<m Mmmwmﬂmmw\m% .ﬂmmmw oN Wzm ﬂmmﬂ_ﬁﬁmﬁmm m@mm VY L QO
OF THE PROJECT ARBORIST AND THROUGH MONITORING REPORTS PRESERVATION AREAS. >
wwmm_m,mﬂ_m_mmonmmﬂ_w_ww nmw_m_ %Mawm HERBICIDE APPLICATION BY A ¥ OPERATION OF HEAVY EQUIPMENT OR MACHINERY OF ANY KIND IN mm
. - ! M
« TREE PROTECTION FENCING AND ROOT PRUNING SHALL BE INSTALLED Mwm_wmmy\%ﬁwzm\wm\meﬂww ANT PURPOSE-INCLUDING REFMOVAL OF TREES
AS PER THE TREE PRESERVATION PLAN AND TREE PRESERVATION « CEMENT OF EXCESS SOl Fl MATERIALS OF ANY KIND |
NOTES ¢ DETAILS PLAN TO PROTECT VEGETATION TO BE PRESERVED. wpmwmmmw‘»ﬁ._om wv_mme L, FILL, OR MATERIALS OF ANY KIND IN
3K. TREE PRESERVATION SCHEDULE CONTAINS TREE ANALYSIS SUCH AS TREE « MENT OF ANT CONSTRUCTION MATERI ANY KIND IN
IDENTIFICATION AND TREE CONDITIONS AS SHOWN ON TREE PRESERVATION m_.m\ymmmnm\»,ﬁ_om wmw\ym TRUCTION MATERIALS OF ANT KIND
PLAN. + PARKING OR STORING EQUIPMENT OR VEHICLES IN PRESERVATION AREAS.
TREE PROTECTION FENCING SIGNAGE ¥ DUMPING CHEMICALS OR CONCRETE WASHOUT IN PRESERVATION AREAS.
¥ BURNING OF ANY MATERIAL OR DEBRIS IN PRESERVATION AREAS OR
BILINGUAL SIGNS SHALL BE POSTED AND MAINTAINED ESERV
WITHIN 200 FEET OF PRESERVATION AREAS.
AT THE LIMITS OF CLEARING AT A MINIMUM OF ¥ TRENCHING, GRADING, EXCAVATING FOR ANY PURPOSE IN PRESERVATION
50-FOOT INTERVALS. AREAS
,> .
SIGNS SHALL BE POSTED THROUGHOUT ALL PHASES DURING ANY CLEARING OR TREE/VEGETATION/STRUCTURE REMOVAL ON THE * INSTALLATION OF LANDSCAPING, IRRIGATION, TURF, DRAINAGE SYSTEMS,

OF CONSTRUCTION

SIGNS SHALL BE ATTACHED TO THE TREE
PROTECTION FENCING AND SHALL NOT BE NAILED OR
IN ANY MANNER ATTACHED TO THE TREES OF
VEGETATION TO BE PRESERVED.

APPLICANT PROPERTY, A REPRESENTATIVE OF THE APPLICANT SHALL BE PRESENT
TO MONITOR THE PROCESS AND ENSURE THAT THE ACTIVITIES ARE CONDUCTED AS
CONDITIONED 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
DEVELOPMENT CONDITIONS, AND UFMD APPROVALS.

8. ALL EXISTING TRASH AND/OR DEBRIS ON SITE SHALL BE REMOVED AT THE
TIME OF DISTURBANCE. INDIVIDUAL TREES AND FORESTED AREAS
DESIGNATED TO BE PRESERVED SHALL BE PROTECTED AND MANAGED THAT
ENSURES TREE SURVIVAL DURING ALL PHASES OF DEMOLITION, CLEARING
AND GRADING, AND CONSTRUCTION. IN ADDITION TO PROTECTING TREES, ALL
UNDERSTORY PLANTS, LEAF LITTER AND SOIL CONDITIONS FOUND IN
FORESTED AREAS DESIGNATED TO BE LEFT PRESERVED SHALL BE
PROTECTED.

9. TREES TO REMAIN LOCATED ALONG THE LIMITS OF CLEARING SHALL BE

PRUNED DURING CLEARING OPERATIONS TO AVOID MECHANICAL DAMAGE. THIS
TREE PROTECTION AREA- SITE MONITORING SCHEDULE SHOULD BE ADMINISTRATED UNDER THE SUPERVISION OF THE PROJECT
PROJECT ARBORIST ARBORIST.
DO NOT ENTER TASK ON-SITE REPORT SUBMITTED ANY DAMAGE INFLICTED TO THE ABOVE OR BELOW-GROUND PORTIONS OF THE
TREES SHOWED TO BE PRESERVED SHALL BE REPAIRED IMMEDIATELY.
OFF LIMITS TO CONSTRUCTION PHASE |-E¢5 CONTROLS 0. ALL PRUNING SHALL CONFORM TO ANSI A300-2001 PRUNING STANDARDS.
EQUIPMENT, MATERIALS AND WORKERS ROOT PRUNING DISEASED LIMBS SHALL BE REMOVED OR TREATED AT THE DISCRETION OF
TREE PROTECTION FENCE DAILY DAILY THE ARBORIST. WHILE PRUNING, THE ARBORIST SHALL MAKE NOTE OF ANY
)-Nm\/ —Um _U_HNOA..mOO_OZ INSTALLATION CONDITIONS WHICH AFFECT THE HEALTH OR CONDITION OF THE TREE AND
DE RECOMMEND CORRECTIVE 4mm>.ﬂ4mz4 FOR THESE CONDITIONS. VINE
. REMOVAL SHALL BE INCLUDED IN ALL PRUNING ACTIVITIES. UNDER NO
ARBOLES-NO ENTRAR PHASE /I-CLEARING ¢ MONTHLY T o E CIRCUMSTANCES SHALL THE INTERIOR OF TREES BE STRIPPED OF FOLIAGE,
PROHIBIDO EL INGRESO DE EQUIPO GRADING OEPOR TS SUCKERS, EPICORMIC BRANCHING, OR OTHER LIVE GROWTH. INTERIOR
. GROWTH MAY BE THINNED AS NECESSARY TO REMOVE BRANCHES DAMAGED
DURING OPERATIONS. DEBRIS FROM PRUNING SHALL BE CHIPPED AND
MATERIALES Y EMPLEADOS DE CONSTRUGCION DEPOSITED INTO THE TREE SAVE AREA AND SPREAD BY HAND TO A UNIFORM

THICKNESS OR BE REMOVED FROM SITE.

FAIRFAX COUNTY, VIRGINIA

BURKE JUNCTION

CONCEPTUAL DEVELOPMENT PLAN /
FINAL DEVELOPMENT PLAN

PROJECT NO:12134.001.01

Il. TREES BEING REMOVED SHALL NOT BE FELLED, PUSHED OR PULLED INTO mﬂbbm\.»m NOTED
TREE PRESERVATION AREAS. EQUIPMENT OPERATORS SHALL NOT CLEAN ANY
PART OF THEIR EQUIPMENT BY SLAMMING AGAINST THE TRUNKS OF TREES DATE:
TO BE RETAINED. 0l-24-2014

12. TREES ON THE EDGE OF THE LIMITS OF CLEARING SHALL BE CUT DOWN BY
HAND WITH A CHAIN SAW. REMAINING STUMPS SHALL EITHER BE LEFT IN
PLACE OR GROUND DOWN WITH A STUMP GRINDER.

DESIGN:  JR, JM

13, PROJECT ARBORIST SHALL MONITOR THE CONSTRUCTION AND TREE o
PRESERVATION ACTIVITIES TO ENSURE PLAN IMPLEMENTATION. ;
14. ALL ACTIVITIES IN TREE PRESERVATION ACTIVITY SCHEDULE SHALL BE SEET Mo,
PERFORMED UNDER THE DIRECT SUPERVISION OF CERTIFIED ARBORIST.
5 » |
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2. AVERAGE LOT SIZE 1S 7,200 SF.
3. DRIVEWAY LOCATIONS SHOWN ON PLAN ARE APPROXIMATE. PENDING
ON FINAL ENGINEERING, DRIVEWAY LOCATION MAY SHIFT.
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PRE-DEVELOPMENT SITE CONDITIONS (ENTIRE SITE)
FLOW CALCULATIONS PREFARED USING NRCS (TR-55) METHODS

AREA = 8B.0B AC Tc = 019 b RCN = 62

81 =1 lyr| =270 2R /I=232" I0YR[=52"
PEAK FLOWS:

I YR: @ = 1.90 cfs

2 YR: Gp = 4.04 ¢fs

10 YR: Qo = 16.19 cfs

POST-DEVELOPMENT SITE CONDITIONS (ENTIRE SITE)
FLOW CALCULATIONS PREPARED USING NRCS (TR-55) METHODS

AREA = 8.08 AC Tc = 0.4 W RCN = 76

G| =1ty =270% 2 YR I =320% IOoYR/I =520"
PEAK FLOWS (W/OUT DETENTION):

| YR: Gp = 9.04 cfs

2 YR: &p = 12.97 cfs
10 YR: @ = 30.9% cfs

THE WATER QUALITY TREATMENT MEASURES FOR THIS PROJECT ARE DESIGNED TO COMPLY
WITH THE NEW STATE REQUIREMENTS. MULTIPLE PRACTICES ARE PROFOSED THROUGHOUT THE
DEVELOPMENT FROVIDE WATER QUALITY TREATMENT AND RUNOFF REDUCTION IN ACCORDANCE
WITH THE NEW DEVELOPMENT COMPLIANCE SPREADSHEET ISSUED BY VIRGINIA DEQ. THE
SPREADSHEET RESULTS ARE SHOWN ON SHEETS 8.3 AND 8.4.

THE FIRST FPRACTICE ENMPLOYED 1S TO PROVIDE ROOFTOP DISCONNECTION ON THE SMALL
PORTION OF THE SITE ON THE WEST END THAT SHEET FLOWS OVERLAND TO FORESTED OPEN
SPACE IN B-SOIL. THE FLOW THROUGH THE OPEN SFPACE NEVER CONCENTRATES AND CONTINUES
DOWN A SLOPE TO AN EXISTING CHANNEL OFFSITE. THE SHEET FLOW RATE AND VOLUME 15
REDUCED SINCE A FORTION OF THE EXISTING DRAINAGE AREA IS DIRECTED TO THE PROPOSED
DETENTION POND “B". THE REMAINDER OF THE SITE 1S CAPTURED IN THE PROPOSED STORM
SYSTEM EXCEPT FOR THE AREAS IMMEDIATELY ADJACENT TO THE WATER QUALITY TREATMENTS
THAT DRAIN TO THEM OVERLAND.

A PORTION OF THE CULDESAC AND ADJACENT DEVELOPMENT DRAIN TO A PROFPOSED CURBSIDE
URBAN BIORETENTION FACILITY. THE REMAINDER OF THE SITE WILL DRAIN TO TWO FROPOSED
LEVEL 2 DRY SWALES. THE DRY SWALES EMPTY TO THE FINAL PHASE OF TREATMENT. THE
WESTERN PORTION OF THE DEVELOPMENT DRAINS TO A PROPOSED LEVEL | EXTENDED
DETENTION POND. THE EASTERN FPORTION OF THE DEVELOPMENT DRAINS TO A FROPOSED LEVEL
! BIORETENTION FACILITY THAT IS UPSIZED TO PROVIDE STORMWATER MANAGEMENT AS WELL.

| parr

 REVISION

MINIMUM STORMWATER INFORMATION FOR REZONING, SPECIAL EXCEPTION,

SPECIAL PERMIT AND DEVELOPMENT PLAN APPLICATIONS 2014-09-22
20/4-10-16

The following information is required to be shown or provided in all zoning applications, or a waiver request

ol4-03-19

REVISED PER COUNTY COMMENTS

20/4-06-20

REVISED PER COUNTY COMMENTS

20/4-08-26

REVISED PER COUNTY COMMENTS

REVISED PER COUNTY COMMENTS

REVISED PER COUNTY COMMENTS

of the submission requirement with justification shall be attached. Note: Waivers will be acted upon separately. hm mm Z U

Failure to adequately address the required submission information may result in a delay in processing this
application.

RFA LINE

OVERHEAD UTILITY LINE

This information is required under the following Zoning Ordinance paragraphs: GUARD RAIL
Special Permits (8-011 2J & 2L) Special Exceptions (9-011 2J & 2L) FENCE
Cluster Subdivision (8-615 1G & 1N) Commercial Revitalization Districts (9-622 2A (12) & (14)) DITCH CENTERLINE
Development Plans PRC District (16-302 3 & 4L)  PRC Plan (16-303 1E & 10) s Pt TREE LINE
FDP P Districts (except PRC) (16-502 1F & 1Q) Amendments (18-202 10F & 10I) ——— s B B I18 07
— e w — PROPERTY LINE
B 1. Plat is at a minimum scale of 1"=50' {unless it is depicted on one sheet with a minimum scale of 1"=100'). e MM(GE% LINE
— ——— ——  EX. INDEX CONTOUR (10')
H 2. A graphic depicting the stormwater management facility(ies) and limits of clearing and grading accommodate| e e e - EX. INT. CONTOUR (1)
the stormwater management facility(ies), storm drainage pipe systems and outlet protection, pond spillways, P
. v N . + 1Y . \ kS
Mwomwmﬂm «Mmam. site outfalls, energy dissipation devices, and stream stabilization measures as shown on m . v EXISTING SINGLE TREE
. ", \
B 3. Provide:
Facility Name/ On-site area Off-site area Drainage Footprint Storage If pond, dam
Type & No. served (acres) served (acres) area (acres) area (sf) Volume (cf) height (ft)
D@\ \UQ\,\Q 5\ 3. kM .33 475 12,450 25,000 6.0
133 # 3.59 2,150 3,550 + NO BrMP PROVIDED FOR OFFSITE.
0 038 550 550 y p
08/ 237 L.200 [B75 DEVELOPER OF THE SITE HAS AGREED
BIO-RET. 'C’ 274 O8] 295 5 500 10,000 /9 TO PROVIDE STORMWATER DETENTION
FOR THE FUTURE DEVELOPMENT OF
[X] 4. Onsite drainage channels, outfalls and pipe systems are shown on Shest _ g . THE PARCEL TO THE NORTH (PcL 15)
Pond inlet and oulet pipe systems are shown on Sheet_ 5 . ON THE CONDITION THAT THE OFFSITE

E 5. Maintenance access (road) to stormwater management facility(ies) are shown on Sheet &
Type of maintenance access road surface noted on the platis _GRASSCR. (asphait, geoblock, gravel, etc.).

E 6. Landscaping and tree preservation shown in and near the stormwater management facility is shown

onSheet 7 .

B 7. A'stormwater management narrative’ which contains a description of how detention and best
management practices requirements will be met is provided on Sheet _ 8./ .

E 8. A description of the existing conditions of each numbered site outfall extended downstream from the site
to a point which is at least 100 times the site area or which has a drainage area of at least one square
mile {640 acres) is provided on Sheet _ 9 .

g 9. A description of how the outfall requirements, including contributing drainage areas of the Public
Facilities Manual will be satisfied is provided on Sheet __ 9.

E._o. Existing topography with maximum contour intervals of two (2) feet and a note as to whether it is an air
survey or field run is provided on Sheets __ 2

DA 1. A submission waiver is requested for NA

_H_Am. Stormwater management is not required because NAA

PROPERTY FPROVIDES THE REGUIRED
STORIMWATER GQUALITY MEASURES
PRIOR TO DISCHARGING TO THIS SITE.

STORIMWATER NMANAGEIIENT NARRATIVE:

THE FROPOSED FPROJECT INVOLVES THE DEVELOPMENT OF 8.08 ACRES OF LAND THAT IS CURRENTLY SFPARSELY
DEVELOPED WITH A SINGLE RESIDENTAIL DWELLING AND SEVERAL ACCESSORY BUILDINGS. THE SITE IS WOODED ON THE
NORTH AND WEST SIDES OF THE PROPERTY WITH SOME TREE COVER IN THE CENTER AND SOUTH. THE TERRAIN 15
MEADOW AND ROLLING WITH MEDIUM SLOPE GRADES BUT IS STEEP ON THE SOUTHERN BOUNDARY APPROACHING THE RIGHT
OF WAY FOR GUINEA ROAD AS A RESULT OF THE ROAD CONSTRUCTION.

IN ADDITION, THE DETENTION FACILITIES (POND B AND BIORETENTION C) ARE SIZED TO ACCOMMODATE FUTURE
DEVELOPMENT ON FPARCEL 15 TO THE NORTH. THE DEVELOPER HAS ENTERED INTO AN AGREEMENT WITH THE OWNER OF
PCL 15 THAT THE FACILITIES ON SITE PROVIDE DETENTION ONLY, NO WATER QUALITY TREATMENT. PCL 15 MUST PROVIDE
THE REQUIRED WATER QUALITY TREATMENT BEFORE DISCHARGING TO THIS SITE.

THERE ARE 3 OUTFALLS TO THE PROPERTY.

QUTFALL A’ 1S TO THE WEST. THAT PORTION OF THE PROPERTY SHEET FLOWS TO THE WEST THROUGH THE FORESTED
AREA FARTIALLY COMPRISED OF RFA. THE RUNOFF 1S NEVER CONCENTRATED ENOUGH TO BECOME CHANNELIZED. THE
RUNOFF LEAVES THE FPROPERTY AS SHEETFLOW AND DRAINS TO AN EXISTING EARTHERN CHANNEL ON THE ADJACENT
DEVELOPNMENT (COLONY PARK SEC 2) AND THEN TO TWO DETENTION FACILITIES IN SERIES. THE LOWER DETENTION
FACILITY THEN OUTFALLS ACROSS GUINEA ROAD IN A 36" CULVERT AND EMPTIES INTO AN EXISTING BED AND BANKS
CHANNEL.

PRE DEV. DRAIN AREA = 2.10 AC, (N = &0
POST DEV. DRAIN AREA = 152 Lﬁ. CN = 6/

NO STORMWATER DETENTION 1S REQUIRED FOR THIS OUTFALL SINCE THE RUNOFF 1S SHEETFLOW TO CONSERVATION OPEN
SFPACE AND THE DRAINAGE AREA, PEAK FLOW AND VOLUMIE 15 REDUCED. SEE COMPUTATION RESULTS ON SHEET 9.

QUTFALL B' 15 TO THE SOUTHWEST., THAT COLLECTS RUNOFF FROM THE MIDDLE OF THE PROPERTY WHICH DRAINS TO
THE SOUTH. THE RUNOFF IN EXISTING CONDITION FLOWS OVERLAND AND COLLECTS IN A WIDE GRASS SWALE THAT NEVER
CONCENTRATES ENOUGH TO GAIN CHANNEL PROPERTIES. IT THEN IS PICKED UP IN AN EXISTING STORM PIPE THAT
CARRIES THE FLOW UNDER THE SIDEWALK AND OUTLETS TO THE EXISTING CONCRETE CHANNEL ON THE ROAD FRONTAGE
OF GUINEA ROAD. THAT CHANNEL THEN DRAINS DOWN TO TWO GRATE INLETS THAT CONNECT TO A 24" CULVERT TO
OUTFALL ACROSS GUINEA ROAD NEXT TO THE 36" CULVERT FROM OUTFALL ‘A A PORTION OF OUTFALL B DOES NOT
DRAIN TO THE PIPE BUT FLOWS THE SAME EXISTING ROADSIDE CONCRETE CHANNEL BY WAY OF OVERLAND FLOW.

PRE DEV, DRAIN AREA = 4.83 AC, CN = 66
(NOTE: THIS INCLUDES 1.1l AC FROM OFFSITE)
POST DEV. DRAIN AREA = 4.76 AC, CN = 765/75/76 TO POND  (1.33 AC FROM OFFSITE)
+ 0.71 AC, CN= 62 UNCONTR.

STORMWATER MANAGEMENT AND RUNOFF REDUCTION 15 PROPOSED TO ACCOUNT FOR THE DIVERSION OF RUNOFF AND THE
INCREASED IMPERVIOUS AREA. FRACTICES TO BE USED WILL BE URBAN CURBSIDE BIORETENTION, LEVEL | DRY SWALE
(WATER QUALITY SWALE B' ON IMAP) AND A LEVEL | EXTENDED DETENTION FPOIND (DRY FOND “m\ ON IMAP).

OUTFALL €' IS TO THE SOUTHEAST. THIS COLLECTS RUNOFF FROM THE EAST PORTION OF THE PROPERTY. THIS RUNOFF
DRAINS OVERLAND IN A GRASSY SWALE AND NEVER CHANNELIZES. THE SWALE EMPTIES TO THE EXISTING ROADSIDE
DITCH ALONG ZION DRIVE. THAT ROADSIDE DITCH DRAINS SOUTH TO A CULVERT THAT DRAINS UNDER GUINEA ROAD AND
OUTLETS PARTIALLY SUBMERGED INTO AN EXISTING BED AND BANKS CHANNEL.

PRE DEV. DRAIN AREA = 3.10 AC, CN = 62
(NOTE: THIS INCLUDES 0.84 AC FROM OFFSITE)
POST DEV. DRAIN AREA = 2.95 AC, CN = 69/70/72 TO BIORET.  (0.8] AC FROM OFFSITE)
+0.19 AC, CN=61 UNCONTR.

STORIMWATER DETENTION AND RUNOFF REDUCTION 15 PROPOSED TO ACCOUNT FOR INCREASED IMPERVIOUS AREA.
PRACTICES TO BE USED WILL BE A LEVEL | DRY SWALE (WATER GQUALITY SWALE 'C' ON MAP) AND A LEVEL |
BIORETENTION FACILITY WITH EXTRA STORAGE FOR DETENTION (BIO-RET ‘C' ON MAP).

SEE SHEETS 8.5 AND 8.6 FOR DETENTION ESTIMATE CALCULATIONS.

9900 main street (fourth floor) - fairfax va. 22031-3907
fax 703.273.7636
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EX. DRAINAGE DIVIDE AND SOIL TYPE MAP 8L nl L 120

OUTFALL A GRAPHIC SCALE FROP. DRAINAGE DIVIDE AND SOIL TYFPE IMAP
DA. = 2.10AC
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DA. = |6IAC
CN = 6O/6l63  (IYR/2YRAOYR)
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Apply Runoff Reduction Practices to Reducs Trestment Volume & Post-Development Load in Drainage Area 8 R X . . N
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oy
.m m
C Eg
Virginia Runoff Reduction Method Worksheet -- Revised 1/25/12 - - T , O g |
mmﬁm Um.ﬂm Drainage Area A ] . Seds cuwwuv r:,x . o &;;@ﬁ@.:ﬁiﬂ% S A v o w
’ o ’ ! , , : ) Coom Drainage Area A Land Cover {scres; ) . ’ , ’ , : ' . : Sk oo 8er ,(< g rn 1 v 4 e o c w
! Total Land Cover Rv o S2 i 38
o L Forest-Open Space tacres) mu‘ww 0.03 | IO 3 93T0POEI xx.m r m m ©
H : ana Lt ace 0.52
Project Name: Burke Junction s bis R ()] P
Post Development Treatment Volume (¢f)] — N~
Date: 06/10/14 . N e e s, h" C 5w
Apply Runotf Reduction Pr; tment Volume & Post-Development Load in Drainage Area A e N = 8N
H Phosphorus Load|Untreated =
‘ N " ) T T e Volume from Remainin m { Ph P us P u el M
’ Qm.wm WZUF; Om__m Credit Area cwhamaﬂm Runotf ..,m::o: s Phosphorus. NM Practices Load to Practice {Removed ww< Phosphorus p QNV com
; Ry - Reduction (cfy | Volume (¢t (ibs ) T O
..., calculation cells = w 3
OODMHN.—\# <N_C®M 1.2 Vegetatod Root #1 (Spec #5) acres of green ool 45% runoff volime reguction : AWV = _.mm
t b. Vegetated Roof #2 1Sprc #5; . aures of green oot 60% runolf wolume reduction - 0.60 S U g £ b:,\,. t g w .
P ) . T 1y H i S PRt TR0 o7 oo 27 <y GO Al prveent ,J.%» AP VORnE (10N 8
1. Post-Development Project & Land Cover Information i S e 075 N c 5o
. . , ‘ FE 50% runoft volurrie recuction : . O.rv ot Y
IOX!.K%EM?%..M:% U, e e R . . P . . - Sp o impenicus acres discannected ’ for tieated area ) AT GO BT IOr, r [} @. %
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HNPRIGHS consteied o ono a:..w\ - b Grass Shaptes 5.0 Socs 1Soc s e o Q]
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. . WnOf VORIME regucion . [l
Annual Rainfall A:JOj@mV impevious acres disconnccred loc tecated area e o c [¢)] muu m
Target Rainfall Event (inches) - s s ecucton e
S —— MPENIoUS acres aisconnecied for treates yoa
Phosphorus EMC (mg/L) Nitrogen EMC (mg/L)| 1.86
- , i NGRS ActHS SOOI S0 Dry Swaie #1 iSouc 5°0: A ot i region
Target Phosphorus Target Load (lb/acre/yr) - B 7o P Gt 1 Wi S
1. Biormtenton #1} [Spec 491 55 O Swae 52 Soea w0 — —— w‘.‘,kM‘ .ou..f Hﬁfhi ,
J Wlo 1o Ran Gargen #2 ero: 80% ruroft vaiume recucticn A R Y e S0 onel rume sascton, - 66D
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e e " - o o e - - - - - - SNPETIOUS BCTRS Ji B¢t fix treated araa . . S 20t
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Impervious Cover (acres)
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impenvious pavement 45% runoff volume reduction

acras of pecovable pavermant

20% ryr

4.a. Grase Channel A-B Sois (Spec #3)

S S L cnanngls 205, usett VOIUME QU 0.20 15 000 | o0 0.00 An 50 21 Toa 015,
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annels 10% runolf voiume seduction 0.10 15 . 0.00 0.00 £.00 4
Forest/Open Space 0.02 003 , 0.04 0.05 s S o Comoon | eats | 30% ol mume octon 030 5L om | oo | oo &
Managed Turf 0.15 020 0 | 0.22 0.25 o . v eon___0.30 15 1 000, 000 | 000" A C. LEVTOV
Impervious Cover o 0.95 095 1 095 0.95

impenvious acres draining o dry
e SHE

&

5.a. Dry Swale #1 {Spoc 5100

turf 200¢s Sruning 1o dry swaie 0.40
from e - - MPErv:0Us acres draining 10 dry
S 603% rurcft voume reduction 0.60

5b. Dry Swate #2 iSpac ¥10;

80% runcft volume

Land Cover Summary
Forest/Open Space Cover (acres)
Weighted Rv(forest)

% Forest

Managed Turf Cover (acres)

.. Duoreteoon

40% runctt voiume feauClr

ol acras draning 10 bioretent 0n 1 40% runolf volume mducuon
IMPENICUS acres draining to N
ioretention 80% :unoff volume reduction

6.0 Boretention #2 iSpec #9;

acras dranng o bl 2 1 80%

Weighted Rv(turf) B , Z
O\O gmzmmma |—|Cﬁm impenious acres draming 1o : O
N rat0n 502 rnott velume reduction 0.50 —
Impervious Cover (acres) - N s draining 0 50% runolf voume educion | 0.50 T
Rv(impervious) 0% unoftvoume reucuon 0,90 )
nxv agﬁmj\mocm 80% runolt voume reduction 090 A
Total Site Area (acres) /_
wmnm m< 8.2 €D #1 (Spec #15; MpenIous acres draming 10 EC | 0% runofl volume reduction U
turf acres drammg 1¢ ED 0% funaft vaiume reduction 0.00 1-year storm 2-year storm 10-year storm
B ED #2 (Spec 715 MPEvIoUs acres dranng to ED | 15% runol volume (eouchion ; 0.18 .._.N_‘mg Rainfall Event CSV - " ) ;.NO_ - N 515
vcw.ﬂcow‘(m_OUBmDﬂ .q.-,mm.:j@—i“ Volume ADO_‘OI_..HV turd acres graning to EO 15% runoft volume (eduction ! s H, — e - /—
Post-Development Treatment Volume (cubic Drainage Area A A
A@@S impevious acres drairing 1o | 75% runoft volume reduction ! U_‘wm_)w@m Area .Amo.vmmv 1.62 + .
conserved oped space - for treated area 0.75 Runoff Reduction Volume AOG i ~ C
Post_Development Load (TP) (Ib/yr) Post_Development Load (TN) (ib/yr)} . . 51.94 S T s e 075, :
. . ) : IMPEAVOUS ACIES Brairvg 1o Drainage Area B ) R
aﬁoﬁm_ ro&.Q A-ﬂcnv ﬂw@QCOTOD meC;@Q A_U\_v\_xv conserved oper space o050 Uﬂwwsmmm Area AmO_‘va 4.13 :
g 1 vect unoft reuction volums 7 - e ¥
wath G0 Soils ($pex #21 e xx:oEMQSES,\ o 9.50 Runoff Reduction Volume (cf) 139 . DI
9.¢. Sheetliow 1o Vegetaser Sirp 950 E-m-am Area G M
A Sols or Compost Amendoa G0 - . 050 Drainage Area (acres) 2.33 ,
Soils (Spec #2 & 54 tutf weres Sraninyg 1o flter stap X Runoff Reduction Volume AOC ;. - anm B i
TOTAL IMPERVIOUS COVER TREATED i , ‘
TOTAL TURF AREA YREATED (a¢; Drainage Area D :
Drainage Area C ) ) . AREA CHECK OK : . ; : WBEM@M W«mmﬁwmo_‘mmw ﬁ
. TOTVAL PHOSPHORUS REMOVAL REQUIRED ON SITE (biyr)| 3,85 ) ) ) i unoff Reduction Volume (cf)
Drainage Area C Land Cover (acres) TOTAL RUNOFF REDUCTION IN D.A. A (ch) . .. 757. : R
. Land Caver Rv PHOSPHORUS REMOVAL FROM RUNOFF REDUGCTION PRACTIGES IN D.A. A (ibyn){7, 047 : Drainage Area E
ForestOpen Space 1acres} . i 1 :
Managed Turf {acces) SEE WATER QUALITY COMPLIANCE TAB FOR SITE COMPLIANGCE CALCULATIONS : Drainage Area (acres)
Impervious Cover (actes) e e e e e e . : Runoff Reduction Volume (cf) :
Post Development Treatment Volume {cO)] . .. 3930 : i :
ly Runot! Reduction Practices to Reduce Treatment Volume & Post-Development Load in Drainage Area C . , . . I : . [ i .
Aeply Runo o o T j n 4 Phosphorus™Untreated Based on the use of Runoif Reduction practices in the various drainage areas, the spreadsheet calculates an adjusted Vdeveloped and adjusted Curve Number.
. Volume from Remaining Load trom Phosphorus Phosphorus wmmam.:w:a 7 i /
:Credt R RunaH Runott  -Phosph U RR  Load to PracticelRemoved By Phosph ;
. redit Area Upstream R uno ) v unot hospl oEw _uUw_SmS ) oad to Practice _ua.:o< y . owc_uo-:m qu..ammm Pw@m.,b - ! A soils B Soils ¢ Soils D Soils
Forest/Open Space - undisturbed, protected forest/open Area (acres) : N
space or reforested land CN
acres ot green reol . .
Site Resuits ) Managed Turf - disturbed, graded for yards or other turf to be Area (acres) m =,
peres ol gresn roo 080 . R . - - i SRR . ... mowed/managed - CN
. AREA CHECK Area (acres) P m ~— -«
IMPERVIOUS COVER OK. ~ Impervious Gover o CN % =
2.2, Simple Disconnection to A'B 50% runolf volume reduction IMPERVIQOUS COVER TREATED}: OK. T P N
Soils (Spec#t) Wpervious acres disconnoctod | lorteatedaren 0.50 T U TURF AREA OK. 5.51 N by
2.b. Simple Disconnaction 0 GO | 25% runoft volurnte reduction TURF AREA TREATED OK, - N d-yearstorm 10-year storm = fot &)
e AREA CHECK ; RVpgueiapeq (iN) With no Runoff Reduction} i b b g, N =
TOUS Beres di tod s .J”wﬂwmﬁu_wﬂmcﬁ_oz 0.50 _ m<0m<¢_ov& (in) with Runoff Reduction M E W
sconnactes : Phosphorus B {Adjusted CN P :
2.d. To Ory Well or French Drain #1 | 50% runoff voluma reduction TOTAL TREATMENT VOLUME (cf) i O M « ]
(Microinfilration #1) (Speg #8 for treated aroa TOTAL PHOSPHORUS LOAD REDUCTION REQUIRED (LB/YEAR) i Drainage Area B | D Soils L P Y
2.e. To Dry Well or French Drain #2 90% runoff volume reduction g . o 3 O e e A YR .
y s impervous res discanmpctsd |- et | 0s0 | B N 3 RUNOEE HEDUCTION (cf) i Forest/Open Space -- undisturbed, protected forest/open Area nmﬂoamv W 0 J m
. To Rain Gardan #1 {Micro- 3 e PR .
Bioretention #1} {Spec aw_ impervious acres disconnected | 40% of volume captured 040 25 PHOSPHORUS LOAD REDUCTION ACHIEVED (LB/VR) - Area Amc_‘mwv L U
2.g. To Rein Garden #2 (Micro- 80% runoff volume reduction| - : ; . E E
Bioretontion #2) (Spec #9) ... |impenious sores disconnecled | __tor yeated area ADJUSTED POST-DEVELOPMENT PHOSPHORUS LOAD (TP) (lb/yn)] mowed/managed CN > Q
2.h. To Rainwater Harvesting (Spec design spreadsheat (See i i T i T Area (acres) 3 D C
#6). impervious acres caplured Speg #6) S . - : e Impervious Cover ’ E
© Stormwater Planter (Urban 40% runoft volume reduction REMAINING PHOSPHORUS LOAD REDUCTION (LB/YR) meUmU_OOZQm.p.,,Crb,jczmz YOU EXCEEDED THE TARGET REDUCTION BY 0.3 LB'YEAR!! CN 98 8
Bloretention) {5 #9. Appendix A) imy ous acres discoanected for treated area ) H : H ) L D
e —— o T — , S — ‘ | | S R xR < K o
3, Permeable Pavement . S Lk SeRegiD ; : : I : T B ISR S | SRR SRR e e } 1-year storm 10-year storm ] - U [ =
3.8. Parmeable Pavement #1 (Spec #7] acres of "external® (upgradient) o e , g Nitrogen (for information purposes) ; : RVpevgi00e0 (i) With no Runoff Reduction .91 282 T A a4
_impervious pavement ___|45% runoff volume reduction| " *. 0 ; BB TOTAL TREATMENT VOLUME (cf) . ) : ) RVpeveloped (iN) with Runoft mn,n:ozo: P N ot
3. Parmeable Pavemant 42 (Spac 7 acres of parmeable pavement 176% runoft volume reduction 0. A ; ; ik . . ; . . —— Adjusted CN = e P A
4. Grass Channel A , , . Nt Sl , ! . , L i BUNOFF REDUCTION (cf) Drainage Area C - D Soils (>
impenious acres draining to $oe - ) a - i
4. Grass Ghonnsl AB Sails (Spac B s e 20% runof oo roducion o : : / NITROGEN LOAD REDUCTION ACHIEVED Fm\ﬁd, - et e Forest/Open Space -- undisturbed. protected forest/open Area %,_Qmmv N
#3) 1urf acres draining to grass : . . N e ot e e e . R space or reforested land N O
o sa_s.w - 20% runoft volume reduction ADJUSTED POST-DEVELOPMENT NITROGEN LOAD (TN) (lb/yr) : Managed Turf -~ disturbed, graded for yards or other turf to be Area (acres)
5. Grass Channel C/D Salls (S " sty 1o oot gume seston ___mowed/managed CN ()
. Grass Channel 5 (8P A iraining 1o a5 B Area (acres)
channels. 10% runoff volume reduction . .
4. Grass Chanaal with Campost . | ITPerous acres dralning to ¥ ; : T o ) } Impervious Cover o CN
>%. s:m_wwmmom_msmmo_ s-__” mew grass channels 30% runolf volume reduction ; i Weiohted CN
Spec %umv poc turf agres draining 1o grass < : . o
channels 30% runatf volume reduction] = - 030" w LSS ) . R ¢ - . s e
,,, , S . RVooyuiopeq (in) with no Runoft Reduction} b
impsnvaus acres dralning 1o dry| g RV (in) with Runoff Reduction
5.a. Dry Swale #1 {Spec #10) swale 40% runolt volume reduction| o Developed TS >&lmmmm N R \Umgl\mﬁﬂc zQ. \M\W‘k %\. Q\
turd acres draining to dry swale [40% runoff yolume reduction
_hwo..socm oS draining to dry| e kine feeueton : mﬁlhm :
5.0, Dry Svaale #2 {Spec #10) swdlo 50% runolt volume raduction|. N/A
turt acres dralning to dry swale |60% runoff volume reduction i : -
S ol plume tedcion
'Bloretention’ , DATE:
impanrdous acres draining to
6.2. Bloretention #1 or Urban bigretention 40% runoff voluma feduction Ol-24-2014
Bioretention {Spec #9) turt acres draining to p
bicretention 40% runolf volume reductiony .
impervious acres draining o L
: bioretantion 80% funoft volume reduction! ’
6.0, Bioretention #2 {Spec #9) Torf acres draining 15 , wmm\ mz . I\N.
bioretention 80% runoff volume reduction bm L 22. m b
el pne (edueton [
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Virginia Runoff Reduction Method Worksheet

Virginia Runoff Reduction Method Worksheet -- Revised 1/25/12

Drainage Area A Summary

Land Cover Summary

DATE REVISION
0I4-03-1UREVISED PER COUNTY COMMENTS
P0I4-06-20REVISED PER COUNTY COMMENTS
P014-08-26|REVISED PER COUNTY COMMENTS
P0I4-09-2AREVISED PER COUNTY COMMENTS
2014-10-16 \REVISED PER COUNTY COMMENTS
Virginia Runoff Reduction Method Worksheet
Drainage Area B Summary
Land Cover Summary
A Soils B Soils C Soils D Soils Total % of Total
Forest {acres) 0.00 0.03 0.40 0.00 0.43 26.54
Turf (acres) 0.00 1.14 1.21 0.00 2.35 145.06
Impervious (acres) 0.00 0.09 1.26 0.00 1.35 83.33
4.13
BMP Selections
Practice Credit Area (acres) Downstream
Practice
5.a. Dry Swale #1 (Spec #10) Impervious: 0.9)8.a. ED #1
Turf {Pervious): 0.98{8.a. ED #1
6.a. Bioretention #1 or Urban Bioretention {Spec #9) Impervious: 0.24{5.a. Dry Swale
#1
Turf {Pervious): 0.1415.a. Dry Swale
#1
8.a. ED #1 (Spec #15) Impervious: 0.16
Turf (Pervious): 0.74

Total Impervious Cover Treated {acres) 1.30
Total Turf Area Treated (acres) 1.86
Total TP Load Reduction Achieved in D.A. A (Ib/yr) 201
Total TN Load Reduction Achieved in D.A. A (Ib/yr) 26.50

Site Data Summary A Soils B Soils C Soils D Soils Total % of Total
Total Rainfall = 43 inches Forest (acres) 0.00 0.75 0.17 0.00 0.92 56.79
Turf {acres) 0.00 0.37 0.15 0.00 0.52 32.10
Site Land Cover Summary Impervious (acres) 0.00 011 0.07 0.00 0.18 11.11
A Soils B Soils Csoils D Soils Total % of Total 162
F t .00 0. 0.57 . . 18.5
orest {(acres) 0 93 5 0.00 1.50 8.56 BMP Selections
Turf (acres) 0.00 2.61 1.59 0.00 4.20 51.98 -
Impervious {acres) 0.00 0.58 1.80 0.00 2.38 29.46 Practice Credit Area (acres) Downstream
8.08 100.00 Practice
9.a. Sheetflow to Conservation Area with A/B Soils (Spec #2) Impervious: 0.18
ite R .
Site Rv 0.39 Turf {Pervious): 0.52
Post Development Treatment Volume (ft3) 11556
Post Development TP Load (Ib/yr) 7.26
Post Development TN Load (ib/yr) 51.34 Total Impervious Cover Treated (acres) 0.18
Total TP Load Reduction Required (Ib/yr) 3.95 Total Turf Area Treated (acres) 053
Total TP Load Reduction Achieved in D.A. A (Ib/yr) 0.47
Total Runoff Volume Reduction (ft)) 5291 Total TN Load Reduction Achieved in D.A. A (ib/yr) 4.53
Total TP Load Reduction Achieved (lb/yr) 4
Total TN Load Reduction Achieved {lb/yr) 47.97
Adjusted Post Development TP Load (lb/yr) 2.97
Remaining Phosphorous Load Reduction (Lb/yr) Required 0.00
Drainage Area Summary
D.A A D.A.B DA.C D.A.D DA.E Total
Forest (acres) 0.92 0.43 0.15 0.00 0.00 1.50
Turf (acres) 0.52 2.35 1.33 0.00 0.00 4.20
Impervious {acres) 0.18 1.35 0.85 0.00 0.00 2.38
8.08
Drainage Area Compliance Summa
DA A D.A.B D.A.C D.A.D D.A.E Total
TP Load Red. {ib/yr) 0.47 2.01 1.80 0.00 0.00 4.29
TN Load Red. {Ib/yr) 4.53 26.50 16.94 0.00 0.00 47.97
S . Virginia Runoff Reduction Method Waorksheet
Virginia Runoff Reduction Method Worksheet
Channel and Flood Protection
Drainage Area C Summary
Weighted CN 1l-year 2-year storm |10-year
Land Cover Summary mﬂo._.:‘_ Adjusted CN .ﬁo.:s
Adjusted Adjusted
: . - - CN CN
A Soils B Soils C Soils D Soils Total % of Total - Rl Evene G S5 =55 0
arget Rainfall Event (in . . .
Forest (acres) 0.00 0.15 0.00 0.00 0.15 9.26 g
Turf (acres) 0.00 1.10 0.23 0.00 1.33 82.10 A RN o 2 o o
urt tacres : . . . : : D.A. B CN 78 75 75 76
Impervious (acres) 0.00 0.38 0.47 0.00 0.85 52.47 DA CCN 75 69 70 72
2.33 D.A.DCN o] #n/a #N/A #N/A
D.A.ECN 0 #N/A #N/A H#N/A
BMP Selections
Practice Credit Area (acres) Downstream
Practice
5.a. Dry Swale #1 (Spec #10) Impervious: 0.83]6.a.
Bioretention
#1
Turf (Pervious): 0.7316.a.
Bioretention
#1
6.a. Bioretention #1 or Urban Bioretention (Spec #9) Impervious: 0.02
Turf (Pervious): 0.41
Total Impervious Cover Treated (acres) 0.85
Total Turf Area Treated (acres) 1.14
Total TP Load Reduction Achieved in D.A. A (lb/yr) 1.80
Total TN Load Reduction Achieved in D.A. A (Ib/yr) 16.94
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CROSS SECTION B FLOW CALCULATIONS:
DRAINAGE AREA = 756 AC, C= 0.60, Tc= I5 min, 100 YR I= 7.05
G= 0.60x7.05x75 = 317 cfs

DATE | REVISION

0I4-03- [QREVISED FER COUNTY COMENTS

2014-06-20REVISED PER COUNTY COMMENTS

2014-08-26|REVISED PER COUNTY COMMENTS

2014-09-22REVISED PER COUNTY COMMENTS

OUTFALL NARRAT/VE: 20/4-10-16 |REVISED PER COUNTY COMMENTS

THE SITE HAS THREE DIFFERENT OUTFALL POINTS, OUTFALL POINTS 'A’ 'B" AND "C". THE OUTFALL "A" DRAINAGE AREA TAKES UP ROUGHLY A
CUARTER OF THE SITE AREA AND IS LOCATED ON THE WESTERN SIDE OF THE SITE. THE OUTFALL 'B" AREA CONSISTS OF THE MIDDLE PORTION OF
THE SITE AND 1S COMPRISED OF ABOUT I/2 THE SITE AREA. OUTFALL ‘B" DRAINS SOUTH TOWARDS GUINEA ROAD TO AN EXISTING CULVERT (PIPE
A') THAT OUTFALLS TO A PAVED DITCH ALONG GUINEA ROAD. THE OUTFALL 'C" AREA 1S SLIGHTLY LARGER THAN THE OUTFALL "A" AREA AND
DRAINS SOUTH INTO A GRASSY SWALE THAT OUTFALLS TO A CULVERT (PIPE D) DRAINING ACROSS GUINEA ROAD. ALL SITE OUTFALLS DRAIN
ACROSS GUINEA ROAD AND OUTFALL INTO EXISTING CHANNELS WHICH CONTINUE TO DRAIN SOUTH THROUGH WOODED AREA TO A CHANNEL ALONG THE
NORTH SIDE OF THE RAILROAD TRACKS HOWEVER, THE MAJORITY OF THE SITE AREA WILL ULTIMATELY DRAIN TO RABBIT BRANCH, A TRIBUTARY
STREAM OF THE POHICK WATERSHED.

OUTFALL POINT "A"

OUTFALL POINT "A" CONSISTS OF A TOTAL DRAINAGE AREA OF ROUGHLY 2.10 ACRES., STORMWATER RUNS OFF BY WAY OF SHEET FLOW IN A
WESTERLY DIRECTION TO THE WESTERN PROFPERTY LINE. OFFSITE THE RUNOFF ULTIMATELY REACHES A CHANNEL FLOWING SOUTH TO AN EXISTING
STORMWATER MANAGEMENT POND JUST NORTH OF GUINEA ROAD. THE EXISTING STORMWATER MANAGENMENT POND 1S NOT CURRENTLY DESIGNED TO
TREAT DEVELOPED LAND FROM THIS SITE. THERE IS AN RFA BUFFER SET OFF FROM THE EXISTING CHANNEL THAT EXTENDS ONTO THE PROJECT SITE
WHICH WILL REMAIN UNDISTURBED.

APFPROXIMATELY 0.49 AC OF LAND WILL BE DIVERTED TO THE NEW WATER QUALITY DRY SWALE AND STORMWATER DETENTION POND. THE DIVERSION
WILL HAVE ONLYT A BENEFICIAL IMFACT ON THE DOWNSTREAM SYSTEM DUE TO THE DETENTION AND RUNCOFF REDUCTION ACHIEVED. THE DIVERTED
RUNOFF WILL MEET UP WITH THE REST OF THE RUNOFF FROM OUTFALL ‘A’ SEVERAL HUNDRED FEET DOWN STREAM IN THE CULVERT SYSTEM LEAVING
THE DETENTION POND THAT CROSSES UNDER GUINEA ROAD. THE SHEETFLOW SUMMARY SHOWN ON THIS PAGE SHOWS THAT THE SHEETFLOW OFF THE
PROPERTY ALONG OUTFALL ‘A' IS REDUCED AND THEREFORE MEETS THE ADEGUATE OUTFALL REQUIREMENTS.

THE EXTENT OF REVIEW FOR OUTFALL A 1S THE WESTERN PROPERTY LINE BECAUSE THE RUNOFF 1S NOT CONCENTRATED FLOW AND 1S REDUCED.

OUTFALL POINT "B

OUTFALL POINT 'B" CONSISTS OF A TOTAL DRAINAGE AREA OF APPROXIMATELY 4.8 ACRES IN THE PREDEVELOPED CONDITION AND ABOUT 5.5
ACRES POST DEVELOPED. 1.1l ACRES OF THAT AREA IS OFF-SITE AREA DRAINING FROM THE NORTH. THE NORTHERN BUFFER EDGE OF THF
FPROPERTY WILL REMAIN UNDEVELOPED IN A WOODED CONDITION, THIS WILL BE CONTIGUOUS WITH THE OFF SITE AREA TO THE NORTH ALSO TO
REMAIN WOCDED.

AFPPROXIMATELY 0.58 ACRES WILL BE DIVERTED FROM THE OUTFALL 'A' SHED TO BE TREATED IN THE WATER QUALITY DRY SWALE AND
DETENTION POND IN THE OUTFALL ‘B' SHED. THE STORMWATER FROM THE SITE DOES DISCHARGE INTO A NATURAL SYSTEM WITHIN THE
EXTENT OF REVIEW SO IN ACCORDANCE WITH THE NEW STORMWATER REGULATIONS THE POSTDEVELOPED FLOW 15 TO BE REDUCED USING THE
ENERGY BALANCE EQUATION' (FFX [24-4-4.B.3.a) SHOWN IN CALCULATIONS ON THIS PAGE. THE ALLOWABLE RELEASE FROM THE POND 15
CALCULATED AND THE NEEDED DETENTION SIZE WAS DETERMINED BASED ON THE ALLOWABLE RELFASE.

THE STOMRMWATER DRAINS FROM THE POND TO THE EXISTING CULVERT AND LEAVES THE SITE. IT THEN OUTLETS TO A ROADSIDE
CONCRETE-LINED DITCH ON GUINEA ROAD. THIS DITCH FLOWS WEST AND ENTERS TWO GRATE INLETS ST WEST OF THE SITE BOUNDARY.
STORIMWATER ENTERS THE DITCH ON BOTH SIDES OF THE EXISTING DRIVEWAY WHICH HAS A PIPE RUNNING BENEATH IT TO CONNECT THE DITCH,
FROM THE INLETS, STORMWATER ENTERS A TRIPLE CULVERT RUNNING UNDERNEATH GUINEA ROAD. FROM THERE IT IS DISCHARGED INTO A
NATURAL CHANNEL WHICH RUNS SOUTH APFPROXIMATELY 225 FEET BEFORE REACHING AN UNNAMED TRIBUTARY TO RABBITS BRANCH. ALONG THE
DRAINAGE FPATH THERE ARE SECTIONS OF CHANNEL SHOWING SOME SIGNS OF EROSION BUTTHE CHANNEL BECOMES STABLE AND LESS DEFINED
AND THEN CEASES TO HAVE ANY DEFINED BED AND BANKS. THE FLOW PATH CONNECTS TO THE UNNAMED TRIBUTARY WHICH HAS
INTERIMITENT BED AND BANKS AND STANDING WATER. IT IS VEGETATED AND APPEARS STABLE. THIS UNNAMED TRIBUTARY 1S LOCATED JUST
NORTH OF THE RAILROAD TRACKS AND FLOWS APPROXIMATELY 2,900 FEET UNTIL MEETING RABBIT BRANCH.

EXTENT OF REVIEW FOR OUTFALL ‘B’

CHANNEL PROTECTION:

ECN 124-4-4.B.3.a IS USED FOR | TR DETENTION SO THE EXTENT OF REVIEW 1S IN ACCORDANCE WITH [24-4-4.B.6.c TO A POINT 150" DOWNSTREANM OF
WHERE THE RECEIVING STORM CHANNEL 1S JOINED BY ANOTHER OF AT LEAST 902 THE SIZE OF OUTFALL B. OUTFALL B IS THE EXISTING CONCRETE
ROADSIDE CHANNEL SERVING APPROXIMATELY 5.3 AC OF THE SITE AND IT JOINS THE EXISTING CULVERTS DRAINING UNDER GUINEA ROAD WHICH SERVE
APPROXIMATELY 6/ AC OF EXISTING COLONY PARK. SO THE EXTENT OF REVIEW 1S5 150" DOWNSTREAM FROM THE CONFLUENCE WHICH 1S THE EXISTING
36" CULVERT UNDER GUINEA AND THEN INTO THE CHANNEL ON THE SOUTH SIDE OF GUINEA. THE DOWNSTREAM REVIEW IS LIMITED TO SHOWING A
DEFINED CHANNEL.

FLOOD FPROTECTION:

ECQN [24-4-4.B.3.a IS USED FOR 10 YR DETENTION SO THE EXTENT OF REVIEW 1S IN ACCORDANCE WITH [24-4-4.C.6.d TO A POINT 150" DOWNSTREAM OF
WHERE THE RECEIVING STORIM CHANNEL 1S JOINED BY ANOTHER OF AT LEAST 902 THE SIZE OF OUTFALL B. THE SAME EXTENT AS ABOVE.

THE CHANNEL 1S LOCATED IN AN UNDEVELOPED WOODED AREA AND NO STRUCTURES ARE IN THE VICINITY OF THE 100 YEAR FLOOD LIMITS. CROSS
SECTIONS ARE SHOWN ON THIS PAGE.

OUTFALL B! - S0UTH PROPERTYLINE

PRE-DEV DRAINAGE AREA = 4.83 AC (1.1l FROM OFF-SITE)
WEIGHTED RUNOFF CN = 66 (WOODS-GOOD COND.)

TO POND: POST-DEV DRAINAGE AREA = 4.75 AC (1.33 FROM OFF-SITE)
I YR WEIGHTED RUNOFF CN = 75 (OFF-SITE AND ON-SITE DEV.)
10 TR WEIGHTED RUNOFF CN = 76 (OFF-SITE AND ON-SITE DEV.)

! YR Gfor = 2.37cfs, 10 YR G.for = [2.86cfs
! YR Rv.for = 7160 CF, 10 YR Rv.for = 32667 CF
! YR Ryv.aev = [3280+888=I4/68 CF, 10 YR Rv.dev = 46569+44//=50980 CF

EGN [24-4-4.8.3a
Gdey ¢ @ fortRy.for/Ry.dev

POST-DEV UNCONTROLLED DRAINAGE AREFA = 0.7 AC
WEIGHTED RUNOFF CN = 64
Gpeak |-YR=0.30cfs, Gpeak 10-YR=/.85cfs
! YR Rv.dey = 888 CF, 10 YR Rv.dey = 44(] CF

ALLOWABLE RELEASE FRONM POND B
POST-DEV, ALLOW RELEASE FRO POND
EQV 124-4-4B.3a (14X, @ - UNCONT.)
Gpeak I-TR 2.3747160/14168 = 1.20 cfs L20 - 030 = 0.9 cfs

Geak 10-1R 12.86432667/50%80 = 824 824 - 185 = 6.39 cfs

SEE DETENTION BASIN SIZING CALCULATIONS ON SHEET 8.5

engineering - surveying - land planning
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CROSS SECTION Cl AND €2 FLOW CALCULATIONS:
DRAINAGE AREA = 45 AC, C= 050, Te= 5 min, 100 TR I= 9.84

G= 0.60x9.84x4.5 = 22.] cfs
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CROSS SECTION €3 FLOW CALCULATIONS:

DRAINAGE AREA = 7 AC, C= 060, Te= 20 min, 100 TR I= 6.32

Q= 0.60x6.32xII7 = 444 cfs

OUTFALL ¢’ - TO CULVERT ZION DR.

PRE-DEV DRAINAGE AREA = 3.10 AC (0.84 FROM OFF-SITE)
WEIGHTED RUNOFF €N = 62 (WOODS-GOOD COND.)

TO BIORET. C: POST-DEV DRAINAGE AREA = 2.95 AC (0.8] FROM OFF-SITE)
| YR WEIGHTED RUNOFF CN = 72 (OFF-SITE WOODS AND ON-SITE DEV.)
10 YR WEIGHTED RUNOFF CN = 75 (OFF-SITE WOODS AND ON-SITE DEV.)

! YR c¥or = 0.90cfs, 10 TR Q.for = 6.74%fs
! YR Rv.for = 32I4 CF, 10 YR Rv.for = /7670 CF
! YR Rv.dev = 6808+259=7067 CF, 10 YR Rv.dey = 28257+/233=2949% CF

EGQN [24-4-4.B.3a
Gdev < Q.fortRy.for/Rv.dev

FOST-DEV UNCONTROLLED DRAINAGE AREA = 0.19 AC
WEIGHTED RUNOFF CN = 65
Gpeak 1-TR=0.0%fs, Cpeak 10-YR=0.5Zcfs
! YR Rv.aev = 259 CF, 10 YR Rv.dey = 1233 CF

ALLOWABLE RELEASE FRO'T POND 8
POST-DEV. ALLOW RELEASE FROI POND
EGN (24-4-4B.3a (MAX. @ - UNCONT,)
Gedk I-YR ~ O.WBAYTT = 04l ofs 04l - 009 = 0.32 cfs

Qpeak 10-1R 6.79HTBTN2UY = 405 cfs 405 - 052 = 3.53 cfs

SEE DETENTION BASIN SIZING CALCULATIONS ON SHEET 8.6

OUTFALL POINT "c”

OUTFALL POINT "C" CONSISTS OF A TOTAL DRAINAGE AREA OF APPROXIMATELY 3.1 ACRES IN THE PREDEVELOPED CONDITION AND APFPROXIMATELY 3./
ACRES IN THE POSTDEVELOPED CONDITION. ROUGHLY 2.3 ACRES OF THIS AREA IS ONSITE WHILE ABOUT 0.8 ACRES OF RUNOFF ENTERS THIS SECTION
OF THE SITE FROM THE NORTH. THE OFFSITE AREA AND THE NORTHERN EDGE OF THE PROPERTY WILL REMAIN UNDEVELOFPED IN A WOODED CONDITION.
THIS DRAINAGE AREA 15 BEING ROUTED THROUGH A SERIES OF WATER GQUALITY AND RUNOFF REDUCTION TREATIMENTS. THE STORM SYSTENM WILL
DIRECT MOST OF THE DRAINAGE SHED TO A WATER GQUALITY DRY SWALE. THAT THEN LEADS TO A BIORETENTION FACILITY THAT IS OVERSIZED TO
PROVIDE DETENTION AS WELL.

THE STORMWATER FROM THE SITE DISCHARGES ACROSS GUINEA ROAD IN AN EXISTING CULVERT INTO AN EARTHEN CHANNEL SO IN ACCORDANCE WITH
THE NEW REGULATIONS THE POSTDEVELOPED FLOW IS TO BE REDUCED USING THE 'ENERGY BALANCE' EQUATION (124-4-4.8B3a) SHOWN IN CALCULATIONS
ON THIS PAGE.

THE ALLOWABLE RELEASE FROM THE BIORETENTION FACILITY 1S CALCULATED AND THE NEEDED DETENTION SIZE WAS DETERMINED BASED ON THE
ALLOWABLE RELEASE.

AFTER LEAVING THE FACILITY THE STOMRIMWATER DRAINS TO THE EXISTING CULVERT AT THE CORNER OF GUINEA AND ZION. THE CULVERT CARRIES
THE STORMWATER UNDERNEATH GUINEA ROAD AND DISCHARGES TO A RIFRAP APRON AND THEN TO A NATURAL EARTHEN CHANNEL RUNNING SOUTH
THROUGH AN UNDEVELOPED WOODED AREA. TRAVELING ROUGHLY 355 FEET IN A VERY SIMILAR SITUATION AS THE OUTFALL CHANNEL ‘B!, SECTIONS OF
CHANNEL SHOW SOME SIGNS OF EROSION BUT THE CHANNEL BECOMES STABLE AND LESS DEFINED AND THEN CEASES TO HAVE ANY DEFINED BED AND
BANKS AND DISPLAYS A BRAIDED CHANNEL CONFIGURATION. IT IS VEGETATED AND APFPEARS STABLE.

APPROXIMATELY 340" SOUTH OF THE CULVERT OUTLET THE CHANNEL CONNECTS TO THE SAME UNNAMED RABBITS TRIBUTARY THAT THE CENTRAL
PORTION OF THE SITE FEEDS. THIS UNNAMED TRIBUTARY IS LOCATED JUST NORTH OF THE RAILROAD TRACKS AND FLOWS APFPROXIMATELY 2,300 FEET
EAST TO RABBIT BRANCH.

THE EXISTING CULVERT CROSSING UNDER GUINEA ROAD 1S CURRENTLY IN A SILTED IN AND SUBMERGED CONDITION ON THE DOWNSTREAM END. THIS
IMPACTS THE CAPACITY OF THAT OUTFALL SO FOR THAT REASON WE ARE RECOMMENDING THAT THE DEVELOPER CLEAN OUT THE CULVERT AND
RE-ESTABLISH THE RIPRAF AT THE OUTLET TO THE EXTENT POSSIBLE GIVEN THE LIMITED ACCESS AT THAT POINT.

THE EXTENT OF REVIEW OCCURS 60" DOWNSTREANM OF WHERE THE CHANNEL CONNECTS TO THE UNNAMED TRIBUTARY TO RABITS BRANCH IN
ACCORDANCE WITH 124-4-4.C.6d AND 1S SHOWN ON THE IMAP ON SHEET 4.1.

THE CHANNEL 1S LOCATED IN AN UNDEVELOPED WOODED AREA AND NO STRUCTURES ARE IN THE VICINITY OF THE 100 TEAR FLOOD LIMITS. CROSS
SECTIONS ARE SHOWN ON THIS PAGE.

OUTFALL DESCRIPTION TO PROJECT EXTENT OF REVIEW (IN ACCORDANCE W/ 70 l6-502)

THE OUTFALL CHANNELS FROM ‘B’ AND ‘C' CONNECT TO THE CHANNEL THAT RUNS PARALLEL TO THE NORFOLK SOUTHERN RAILROAD TRACKS. THE
FIRST TO CONNECT 1S OUTFALL ‘B’ THAT CONSISTS OF RUNOFF FROM THE SITE IN THE AREAS OF OUTFALL ‘A’ AND ‘B’ AS WELL AS THE DRAINAGE
FROM UPSTREANM SINGLE FAMILY RESIDENTIAL NEIGHBORHOOD AND THE COLONY PARK DEVELOPMENT. THERE IS ALSO CONTRIBUTING AREA FROM THE
INDUSTRIAL DEVELOPMENT DOWNSTREAN FROM THE SITE.

INITIALLY THE CHANNEL ALONG THE RAILROAD 1S NOT PERENIAL AND HAS NO BED AND BANKS. AFTER THE CONNECTION OF THE CHANNEL THAT
DRAINS AREA 'C' THERE 1S STILL NO PERENIAL FLOW AND NO DEFINED BED AND BANKS BUT SHORTLY AFTER IT 1S JOINED BY ANOTHER INCOMING
PIPE AND BED AND BANKS 15 EVIDENT AND THE CHANNEL CONTAINS WATER. THE CHANNEL APPEARS STABLE. THERE IS VERY THICK VEGETATION ON
THE OVERBANKS OF GRASS AND BRAMBLES. THE CHANNEL 1S CONSISTENTLY ABOUT 4’ ACROSS AND ABOUT 15" DEEP., THE CHANNEL CONTINUES
ALONG THE RAILROAD AND RECEIVES RUNOFF FROM SEVERAL INTERSECTING CHANNELS ALONG THE WAY THAT DRAIN RESIPENTIAL AND INDUSTRIAL
DEVELOPMENT TO THE NORTH. THE CHANNEL BECOMES MORE PRONOUNCED AS IT FLOWS DOWNSTREAM TO THE EAST. AT THE CONFLUENCE WITH
RABBIT BRANCH THE CHANNEL 1S ABOUT 5'-6' WIDE AND 5' DEEP. THE CHANNEL BED IS MOSTLY STONY AND THE BANKS ARE BARE EARTH. THE
OVERBANKS ARE HEAVILY VEGETATED.

THE EXTENT OF REVIEW IS TO THE CONFLUENCE OF THE UNNANMED TRIBUTARY TO RABBIT BRANCH AND RABBIT BRANCH IDENTIFIED ON THE MAF AS
"POINT OF CONVERGENCE". AT THIS POINT THE TOTAL DRAINAGE AREA IS APPROXINATELY 2,680 ACRES AND THE SUBJECT FPROPERTY DRAINAGE
AREA 1S 8 ACRES S0 THEREFORE 1S LESS THAN 18 OF THE TOTAL DRAINAGE AREA.

CONCLUSION

TWO OUTFALLS FROM THIS SITE DISCHARGE CONCENTRATED STORMWATER FLOWS. THE
STORMWATER FLOWS HAVE BEEN REDUCED IN ACCORDANCE WITH 124-4-4.B.3 AND
124-4-4.C4. CROSS SECTIONS HAVE BEEN PROVIDED TO SHOW A DEFINED CHANNEL AND
THAT NO STRUCTURES ARE FLOODED BY THE 100 TR EVENT.

WITH THIS INFORMATION, IT 1S IN THE ENGINEER'S OPINION THAT THE DEVELOPMENT MEETS
THE CRITERIA FOR AN ADEQUATE OUTFALL.

9900 main street (fourth floor) - fairfax va. 22031-3907
fax 703.273.7636
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION

Applicant: NCL XI, LLC
Location: Tax Map 77-2 ((1)) 14
Request: Rezone 8.08 acres from R-1 to PDH-3 to permit the

development of 17 single family detached dwelling
units at an overall density of 2.10 du/ac.

Waivers/Modifications: Waiver of the 600-foot maximum length for a private
street

Modification of the Minor Paved Trail Requirement

Deviation from the tree preservation target
percentage.

A reduced copy of the proposed Conceptual Development Plan and Final

Development Plan (CDP/FDP) is included at the front of this report. The proffers,
Affidavit and the statement of justification are included as Appendices 1 through 3.

LOCATION AND CHARACTER
Site Description

Graphic 1: Aerial Image
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The subject property consists of one parcel located on the west side of Zion
Drive near its intersection with Guinea Road. The property is currently
developed with one 2-story single family detached home, two 1-story secondary
dwellings and two 1-story barns. The main dwelling was constructed in 1900 and
one of the secondary dwellings is the Old Burke Post office, which was moved to
the property in 1970. The main house is currently vacant with land disturbance
located in the center of the property; the age of the post office building is
unknown. Open space on the property consists of grassy areas accompanied by
hardwood forest and Resource Protection Areas (RPA) along the western
boundary line. Access is provided through an unpaved driveway from Guinea
Road.

The property is also surrounded on three sides with residentially zoned parcels
and on the south side across Guinea Road by industrially zoned property with an
electrical substation. The Burke Virginia Railway Express (VRE) Station is
located to the southwest of the substation. To the north is an undeveloped
residential parcel zoned R-1, to the east and west are single family attached
residences zoned R-8. The table below lists the surrounding characteristics.

Use Zoning Plan
North Vacant R-1 Residential, 2-3 du/ac
East and . . Residential, 5-8 and 8-12
West Single Family Attached R-8 du/ac
Electrical Substation I-3 . -
South Burke VRE Station Public Facilities
BACKGROUND

No previous rezoning applications were filed.

COMPREHENSIVE PLAN PROVISIONS (Appendix 4)

Plan Area/Planning District: Area lll; Pohick Planning District
Planning Sector: P2-Main Branch Community Planning Sector

Plan Map: 2-3 dwelling units per acre (du/ac)
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Fairfax County Comprehensive Plan, 2013 Edition, Area Ill, Pohick Planning
District, as amended through March 4, 2013, P2-Main Branch Community
Planning Sector, page 31:

“4. Parcels 77-2((1)) 14-18 along the west side of Zion Drive are planned
for residential use at 2-3 dwelling units per acre. To reach the high end
of the density range, total consolidation and a single access to Zion
Drive opposite Hillard Lake Road is required. With or without parcel
consolidation, consolidated access is encouraged to reduce the number
of entrances onto Zion Drive, and all access should be limited to Zion
Drive.”

ANALYSIS

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

Title: Conceptual Development Plan and Final
Development Plan Burke Junction

Prepared By: Christopher Consultants

Original and Revision Dates: January 24 2014, as revised through
September 22, 2014.

The combined CDP/FDP consists of 18 sheets. The following features are
depicted on the proposed CDP/FDP:

Site Layout: The subject property consists of one parcel developed with one 2-
story single family detached home, two 1-story secondary dwellings and two 1-
story barns with vehicular access from Guinea Road The applicant seeks to
rezone the property from R-1 to PDH-3 to permit 17 single-family detached
dwelling units, which would yield 2.10 dwelling units per acre (du/ac). Graphic 1
shows the general layout of the proposed redevelopment.
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Graphic 1: Proposed Site Layout
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As shown on the graphic, 17 single-family detached dwelling units would be
constructed along both sides of a new private road (shown as Zion Court). This
new private road would begin off-site on Tax Map 77-2 ((1)) 15 to the northeast
across from Hillard Lake Road and terminate in a cul-de sac on the western
portion of the subject property. An ingress/ egress easement has been secured
with the property owner to the north (Tax Map 77-2 ((1)) 15) to allow construction
of the private road entrance. The applicant proposes to construct this private
road to meet public street standards and to allow for on-street parking for visitors
within a 29-foot wide cross street section, as well as future interparcel
connection/access for properties to the north.

Sheet 6 of the CDP/FDP shows a proposed typical lot layout showing 6.5-foot
minimum side setbacks, 20-foot minimum rear setbacks, 20-foot minimum front
setbacks, and 20-foot long driveways. The applicant has proffered to allow
areas for decks, screened-in porches and windows within the rear yards of the
dwelling units in accordance with Section 2-412 of the Zoning Ordinance. The
average lot size would also be approximately 7,200 square feet.
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Architectural elevations are included on Sheet 11 of the CDP/FDP and shown in
Graphic 2 below.

Graphic 2: Proposed Architectural Elevations

The proposed maximum height for the single-family detached dwelling units is 35
feet and the elevations in Graphic 2 show 2%z story units. The applicant has
proffered to design these dwellings in substantial conformance with the bulk,
mass and type and quality of materials as shown on the elevations included in
the CDP/FDP. Additional commitments for building materials provide for a
primary material of brick, stone, or cementitious siding supplemented with trim
and detail features.

Vehicular Access: As previously discussed, access is proposed to be provided
into the site through a private road with an ingress/egress easement over Tax
Map 77-2 ((1)) 15 across from Hillard Lake Road. The applicant proposes to
construct the private road as a 29-foot wide street, which would enter the site
from the northeast and terminate in a cul-de sac on the western portion of the
site. This road would also serve as future access for adjacent properties to the
north (Tax Maps 77-2 ((1)) 15 through 18), per the Comprehensive Plan
recommendations.

Parking: The Zoning Ordinance requires three spaces for single-family detached
dwelling units along a private road (17 units require 51 parking spaces). The
applicant is proposing to provide 68 parking spaces (two spaces per garage, two
parking spaces in the driveway). Proffers include commitments to construct
driveways with a minimum of 20 feet in length from the garage door to the
sidewalk (to permit the parking of two vehicles without overhanging onto the
sidewalk) and to build garages that will accommodate two vehicles. In addition,
any conversion of the garages or use of the garages that precludes the parking
of vehicles within the garages is also prohibited as indicated in the proffers. On-
street parking would also be permitted for additional visitor parking.

Pedestrian Access: Five foot wide concrete sidewalks are shown on both sides
of the proposed private street and a 5-foot wide trail is proposed along the
northern and western boundary lines within the proposed landscaped open
space areas to provide an alternative pedestrian connection through the site
toward the Burke Station VRE station. Along the eastern and southern
boundaries of the site, the applicant proposes a 5-foot wide concrete sidewalk
along Zion Court with an on-road bike lane and a 10-foot wide major paved trail
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along Guinea Road. The applicant has proffered to provide public access
easements for all trails and sidewalks shown on the CDP/FDP.

Tree Save and Landscaping: The subject property was previously developed
with one single-family detached home with two secondary buildings located
primarily in the center of the subject property. Vegetation on the undeveloped
portions of the site consists of primarily Upland Forest ranging from fair to good
condition. Resource Protection Area is also located along the western boundary
of the site. The applicant proposes to retain approximately 54 percent of the
property as open space. This open space would be located along the perimeter
of the site, primarily along the northern, western (including RPA area) and
southern boundary lines. Sheets 7 of the CDP/FDP provides the proposed new
plant schedule and tree canopy calculations associated with the new
landscaping plan, yielding approximately 86,000 square feet of tree canopy, with
approximately 37 percent of that tree canopy provided through tree preservation.
Proffers to protect and preserve the trees in these open space areas through
walk-throughs, monitoring, and tree appraisals are provided.

Stormwater Management: There are currently no stormwater controls on the site.
According to the Stormwater Management and Quality narratives on Sheet 8.1 of
the CDP/FDP, the applicant proposes multiple techniques throughout the
development that would be designed to meet the new Virginia State
requirements. These techniques would include a detention pond, a bio-retention
facility and a system of dry swales and rooftop systems, which would all be
designed to exceed quality and quantity requirements of the County Public
Facility Manual (PFM). Design details for the proposed facilities are included on
Sheets 8.1 through 8.6 of the CDP/FDP. Best Management Practices (BMP)
would be provided by the facilities and the proposed preservation areas. The
SWM narrative further indicates that the detention facilities would be sized to
accommodate stormwater detention for future development on the adjacent
Parcel 15 to the north. The applicant has also proffered to provide SWM
facilities as shown on the CDP/FDP.

Residential Development Criteria (Appendix 5)

Fairfax County expects new residential development to enhance the community
by fitting into the fabric of the neighborhood, respecting the environment,
addressing transportation impacts, addressing impacts on public facilities, being
responsive to our historic heritage, contributing to the provision of affordable
housing, and being responsive to the unique, site specific considerations of the
property. For the complete Residential Development Criteria text, see
Appendix 5.

Planned Zoning Districts are also reviewed in accordance with the General and
Design Standards of Sections 16-101 and 16-102 of the Zoning Ordinance.
Those standards are also summarized as part of the review below and provided
in its entirety in Appendix 6. The PDH District was established to encourage
innovative and creative design, to ensure ample provision and efficient use of
open space; to promote balanced development of mixed housing types and to
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encourage the provision of affordable dwelling units.

Staff has combined the review of the Residential Development Criteria with the
review of the Planned District General and Design Standards, along with the staff
analysis reflected in the agency memos found in the appendices of this report.
The following review uses the Residential Development Criteria as the format for
the analysis (references to the standards and guidelines are in italics).

Residential Development Criteria 1 and 2: Site Design and Neighborhood
Context (see Planned District General and Design Standards 1, 2 and 4 in
Appendix 6)

The Site Design Development Criterion #1 requires that the development
proposal address consolidation goals in the plan, further the integration of
adjacent parcels, and not preclude adjacent parcels from developing in
accordance with the Plan. In addition, the proposed development should provide
useable, accessible and well-integrated open space, appropriate landscaping
and other amenities. The Neighborhood Context Development Criterion requires
the development proposal to fit into the fabric of the community. The subject
property consists of one parcel developed with one single-family detached
dwelling unit and two secondary buildings, which are accessed by a private
driveway with access from Guinea Road. The main dwelling was constructed in
1900 and one of the secondary dwellings is the Old Burke Post office, which was
moved to the property in 1970. Vacant properties (Tax Maps 77-2 ((1)) 15
through 18) are located to the north, which are zoned R-1 and planned for
residential development at 2-3 du/ac. The Comprehensive Plan recommends
residential use at 2 to 3 dwelling units per acre (du/ac) for Parcels 77-2((1)) 14-
18. To reach the high end of the density range, total consolidation and a single
access to Zion Drive opposite Hillard Lake Road is required. With or without
parcel consolidation, consolidated access is encouraged to reduce the number
of entrances onto Zion Drive, and all access should be limited to Zion Drive. The
applicant is pursuing the Plan recommendation to rezone one of the six parcels
(Tax Map 77-2((1)) 14) recommended at 2 to 3 du/ac to the PDH-3 District and
develop 17 single-family detached dwellings at the low end of the recommended
density range, which would be a density of 2.10 du/ac. The applicant has also
secured an ingress/egress easement over Tax Map 77-2((1)) 15 to provide a
private access road to the subject property opposite Hillard Lake Road and allow
for the future development of Parcels 15 - 18 according to the Plan
recommendations. The proposed lots would be oriented on both sides of the
private street with no pipe stems or irregularly shaped lots. The subject
application also includes approximately 54 percent open space, which is
proposed to be located along the perimeter of the site and to incorporate tree
preservation to blend with the existing open space associated with the Resource
Protection Areas to the west. With these commitments, staff finds that the
proposal meets this criterion.

Development should also provide for a logical design with appropriate
relationships within the neighborhood, including appropriately oriented units and
useable yards. Access should be provided to transit facilities where available,
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and utilities should be identified to the extent possible. Seventeen single-family
detached dwelling units are proposed to be located on both sides of a private
street, terminating in a cul-de-sac. Sheet 6 of the CDP/FDP shows a typical lot
layout showing 6.5-foot minimum side setbacks, 20-foot minimum rear setbacks,
20-foot minimum front setbacks, and 20-foot long driveways. The applicant has
proffered to allow areas for decks, screened-in porches and windows within the
rear yards of the dwelling units in accordance with Section 2-412 of the Zoning
Ordinance. The average lot size would also be approximately 7,200 square feet,
which is comparable to the smaller single family attached lot sizes to the west
and east. In addition, a 5-foot wide trail is proposed along the northern and
western boundary lines within the proposed landscaped open space areas to
provide an alternative pedestrian connection through the site toward the Burke
VRE station. Along the eastern and southern boundaries of the site, the
applicant proposes a 5-foot wide concrete sidewalk along Zion Court with an on-
road bike lane and a 10-foot wide major paved trail along Guinea Road, which
would also lead to the Burke VRE station. The applicant has also proffered to
provide a public access easement along all of these trail and sidewalk
connections. With these commitments, staff finds that the proposal would meet
this criterion.

Open space should be useable, accessible, and integrated with the
development. Appropriate landscaping should be provided. The applicant has
provided over half the site (54 percent) as open space. The majority of this area
would be a landscape buffer, with tree preservation along the north and western
boundary lines abutting the existing Resource Protection Area to the west. The
applicant has proffered to protect and preserve these trees through walk-
throughs, monitoring, retaining walls and tree appraisals, which adhere to County
Policies.

In addition, a small community green park is proposed on the northeast corner of
the site, which would be accessed from internal/external sidewalks and a new 5-
foot wide trail located along the northern and western boundary lines within the
proposed landscaped open space areas leading toward the Burke VRE station.
The applicant has proffered to provide playground equipment, outdoor grills,
benches, a volleyball court and other similar recreational facilities within this
park. With these commitments, staff feels that the proposal meets this criterion.

Development should fit into the fabric of the community as evidenced in the
architectural elevations and materials. EXxisting vacant properties and one to two
story single-family detached dwelling units are located to the north, and existing
two story single-family attached dwelling units are located to south, west and
east of the subject property. Sheet 6 of the CDP/FDP shows the maximum
building height for the proposed single-family detached dwelling units is 35 feet
or 2 to 2¥% stories. Sheet 11 of the CDP/FDP shows elevations of the proposed
single-family dwelling units, and the applicant has proffered to use the same
quality, general appearance, style and proportion of materials depicted on the
illustrative perspective and elevations on the CDP/FDP. Staff finds that the
proposal would fit into the fabric of the community.
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In addition to the site design and neighborhood context criteria, Planned
Development General Standards 1, 2 and 4, and Design Standard 1 state the
development shall result in a development achieving more of the stated purpose
and intent than a conventional zoning district, shall be designed to prevent
substantial injury to the use and value of existing surrounding development and
shall generally conform to the provisions of the corresponding conventional
district to complement adjacent properties. Furthermore, the Policy Plan
encourages land use patterns that maintain stability in established
neighborhoods, and encourages infill development that is compatible with the
existing land use and at a compatible scale.

The PDH District bulk regulations require building heights and yard requirements
controlled by the provisions of Article 16 of the Zoning Ordinance; and a
maximum density of 3.0 dwelling units an acre for the PDH-3 District, excluding
bonus density associated with affordable and workforce dwelling units. The
proposed density is 2.01 du/ac. The building heights and yard requirements, as
controlled by Article 16, would require the development to be generally in
conformance with the R-3 Cluster District, which requires minimum yards of 20
feet (front), 10 feet (side) and 25 feet (rear) with no requirement for an average
lot area. The applicant’'s PDH-3 development proposes 20 foot minimum front
setbacks, 6.5-foot minimum side setbacks, and 20-foot minimum rear setbacks.
The applicant has also proffered to allow areas for decks, screened-in porches
and windows within the rear yards of the dwelling units in accordance with
Section 2-412 of the Zoning Ordinance for permitted extensions into the
minimum required yards. Although the setbacks proposed with this project are
less than those which would be required by a conventional district, staff feels that
the proposal complements development on adjacent properties with lot
orientation to a private street, tree preservation and open space. The average
lot size would also be approximately 7,200 square feet, which is comparable to
the smaller existing single family attached lot sizes to the west and east.

The applicant is also proposing to provide 68 parking spaces (two spaces per
garage, two parking spaces in the driveway). Proffers include commitments to
construct driveways with a minimum of 20 feet in length from the garage door to
the sidewalk (to permit the parking of two vehicles without overhanging onto the
sidewalk) and to build garages that will accommodate two vehicles. Any
conversion of the garages or use of the garages that precludes the parking of
vehicles within the garages is also prohibited as indicated in the proffers. On-
street parking would also be permitted for additional visitor parking.

With these commitments, staff feels that the proposal meets the Comprehensive
Plan recommendations and complements the existing surrounding
developments. In summary, staff feels that the applicant has provided a quality
site layout required for a PDH District and has met Residential Development
Criteria 1 and 2.

Residential Development Criteria 3: Environment (See Appendix 7 for
Environmental Analysis and Planned District General Standards 3 and 4 in
Appendix 6)
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This Criterion requires that developments respect the natural environment by
conserving natural environmental resources, account for soil and topographic
conditions and protect current and future residents from the impacts of noise and
light. Developments should minimize off-site impacts from stormwater runoff and
adverse water quality impacts.

This section characterizes environmental concerns that arose from staff’s
evaluation of this site and the proposed development. Solutions are suggested
to remedy these concerns, but there may be other acceptable solutions.
Particular emphasis is given to opportunities provided by this application to
conserve the county’s remaining natural amenities.

Water Quality

No stormwater management controls exist for the site. The subject property is
currently developed with one 2-story single family detached home, two 1-story
secondary dwellings and two 1-story barns. The development plan depicts a
Resource Protection Area (RPA) in the western portion of the property. The
Environmental Quality Corridor follows this same delineation. In conformance
with the Policy Plan, the applicant is proposing no development in this
environmentally sensitive area. A variety of water quantity and quality control
measures are proposed as part of the new development. The development
plans depict a conventional stormwater management pond near the southwest
corner of the property. The plans also depict a bioretention facility near the
southeast corner of the property, with two smaller bioretention facilities (swales)
to the north. These measures, combined with the preservation of existing tree
cover, landscaping, and a grasscrete access road for the stormwater
management pond combine to provide a broad spectrum approach to managing
runoff from the proposed development. Final determination regarding standards
for stormwater management will be made by the Department of Public Works
and Environmental Services (DPWES) at the time of subdivision plan review.

Green Building Certification

The Comprehensive Plan recommends attainment of certification under an
established green building rating system that incorporates multiple green building
concepts for zoning proposals for residential development. A number of green
building certification options are available for this project, such as, LEED-Homes,
EarthCraft and National Green Building Standard (NGBS) with the Energy Star
path for energy performance. The applicant has provided a commitment to
develop the property with options to pursue either EarthCraft or NGBS with the
Energy Star path. Either of these options would meet the recommendations of
the Comprehensive Plan for green building development.
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Residential Development Criteria 4: Tree Preservation & Tree Cover
Requirements (See Appendix 8 for Urban Forest Management of the
Department of Public Works and Environmental Services (UFM, DPWES) Staff
Analysis, and Planned District General Standard 3 in Appendix 6)

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

The applicant proposes to retain approximately 54 percent of the property as
open space. This open space would be located along the perimeter of the site,
primarily along the northern, western (including RPA area) and southern
boundary lines. Sheet 7 of the CDP/FDP provides the proposed new plant
schedule and tree canopy calculations associated with the new landscaping
plan, yielding approximately 86,000 square feet of tree canopy, with
approximately 37 percent of that tree canopy provided through tree preservation.
Proffers to protect and preserve the trees in these open space areas through
walk-throughs, monitoring, and tree appraisals are provided.

UFM has reviewed the application (Appendix 8) and indicated that the applicant
has addressed all tree and landscape concerns. No issues remain. With these
commitments, staff feels this criterion and Planned District General Standard
have been met. Final determination will be made during subdivision plan review.
An additional modification from the tree preservation target percentage
requirements was requested and review of that request is in the waivers and
modifications analysis below under Zoning Analysis.

Residential Development Criteria 5: Transportation (See Appendix 9 for
FCDOT and VDOT Staff Analysis, and Planned District General Standards 5 and
6 and Design Standard 3 in Appendix 6)

Criterion 5 requires that development provide safe and adequate access to the
surrounding road network, and that transit and pedestrian travel and
interconnection of streets should be encouraged. In addition, alternative street
designs may be appropriate where conditions merit.

As previously discussed, access is proposed to be provided into the site through
a private road with an ingress/egress easement over Tax Map 77-2 ((1)) 15
across from Hillard Lake Road. The applicant proposes to construct the private
road as a 29-foot wide street with 5-foot sidewalks on both sides, which would
enter the site from the northeast and terminate in a cul-de sac on the western
portion of the site. This road would also serve as future access for adjacent
properties to the north (Tax Maps 77-2 ((1)) 15 through 18), per the
Comprehensive Plan recommendations. The applicant has also proposed full
frontage improvements along Zion Drive, which include curbs, 5-foot wide
sidewalks and a striped bicycle lane and a 10-foot wide major paved trail along
Guinea Road. Additional right of way is also proposed to be dedicated along
Guinea Road and Zion Drive for future road improvements. No significant issues
remain.
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Staff from the Fairfax County Department of Transportation (FCDOT) and the
Virginia Department of Transportation (VDOT) have reviewed the application and
indicated that all of the previous comments have been addressed on the
CDP/FDP or within the proffers, except the following:

e A pedestrian signal head should be installed at the Zion Drive and Guinea
Road intersection to allow pedestrians to safely utilize the existing
crosswalks and sidewalks leading to the Burke VRE Station. The
applicant has addressed this concern and proffered to provide a powered
signal at this intersection.

Overall, staff feels that Development Criterion 5 and the Planned District General
Standards 5 and 6 have been addressed.

Residential Development Criteria 6: Public Facilities (See Appendices 10
through 15 for Specific Staff Analysis and Planned District General Standard 5 in
Appendix 6)

Criterion 6 states that residential developments should offset their impacts upon
public facility systems (i.e. schools, parks, libraries, police, fire and rescue,
stormwater management and other publicly owned community facilities).
Impacts may be offset by the dedication of land, construction of public facilities,
contribution of in-kind goods, services or cash earmarked for those uses, and/or
monetary contributions to be used toward funding capital improvement projects.
(Specific Public Facilities issues are discussed in detail in Appendices 10 — 15).

Fairfax County Park Authority (Appendix 10)

The proposed development would add approximately 43 new residents to the
current population of the Braddock District. The CDP/FDP shows approximately
4.4 acres of open space distributed around the subject property for tree
preservation, stormwater management, and onsite park space uses. In addition,
a small community green park is proposed on the northeast corner of the site,
which would be accessed from a 5-foot wide trail located along the northern and
western boundary lines within the proposed landscaped open space areas
leading toward the Burke VRE Station. Staff finds that these open space areas
are appropriate amenities for the scale and size of the development.

The Zoning Ordinance requirement for recreational facilities for the residents of
this development is $1,700 per non-ADU (affordable dwelling unit). In addition,
since these funds offset only a portion of the impact to provide recreational
facilities for the future residents of this development, the Fairfax County Park
Authority requested an additional contribution of $893 per resident for its “fair
share” use of County facilities. The applicant has committed to meet the on-site
recreational facility requirements and to provide (at the time of subdivision
approval), a contribution of $38,399 for recreational opportunities off-site as
determined in consultation with the Braddock District Supervisor. In addition to
these commitments, the Fairfax County Park Authority requested the applicant to
include a description of the amenities in the proffers that would be contained in
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the small community green park located on the northeast corner of the site. The
applicant has revised the proffers to indicate that playground equipment, outdoor
grills, benches, a multipurpose volleyball court and other similar recreational
facilities would be included in the park. No issues remain.

Fairfax County Public Schools (Appendix 11)

The proposed development would be served by Bonnie Brae Elementary School,
Robinson Middle School and Robinson High School. If development occurs
within the next five years, Robinson High School is projected to a slight capacity
deficit.

The development proposal is anticipated to add 10 students: five elementary
students; two middle school student; and three high school students (based on
the number of dwelling units (17) shown on the CDP/FDP). Since this an increase
students above that generated by the existing zoning district, staff requested that
the applicant contribute $54,125 to offset potential impacts on the schools. The
applicant has proffered to contribute this amount and escalate the contribution to
reflect future changes to the Fairfax County Public School contribution formula.

Fire and Rescue (Appendix 12)

The subject property would be serviced by the Fairfax County Fire and Rescue
Department Station #414, Burke. The requested rezoning currently meets fire
protection guidelines.

Sanitary Sewer Analysis (Appendix 13)

The subject property is located within the Pohick (N-1) watershed and would be
sewered into the Norman M. Cole Pollution Plant (NMCP). Existing 10-inch lines
located in the street are adequate for the proposed use.

Fairfax County Water Authority (Appendix 14)

The subject property is located within the Fairfax County Water Authority service
area. Adequate domestic water service is available to the site from an existing
12-inch water main located in Zion Drive and a 30-inch transmission line in
Guinea Road. Depending upon the configuration of the on-site water mains,
additional water main extensions may be necessary to satisfy fire flow
requirements. Final determination of these facilities will be made by the DPWES
during subdivision plan review.

Stormwater Management, DPWES (Appendix 15)
Staff has reviewed the proposal and offered the following comments:
Chesapeake Bay Preservation Ordinance (CBPO): As previously

mentioned, there is RPA areas on the property. A site specific RPA
boundary delineation study will be required during subdivision plan review.
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No encroachment is proposed in these areas. Staff commented that there
is a 5-foot tall retaining wall located adjacent to the 5-foot wide trail on the
western boundary of the site and to the east of the RPA area. Construction
of this retaining wall may not encroach into the RPA. The applicant has
proffered to adhere to the limits of clearing and grading shown on the CDP/
FDP and not impact the RPA during construction of the trail.

Water Quality Control: Sheets 8.1 through 8.6 of the CDP/FDP indicate that
the stormwater water quality requirements would be met by rooftop
disconnection, an urban bio-retention facility, two level-2 dry swales, a level-
1 extended detention pond and a level-1 bioretention facility. Preliminary
Virginia Runoff Reduction Method (VRRM) calculations have been provided
to show that these facilities will meet the phosphorous reduction
requirement.

Stormwater Detention: Sheets 8.1 through 8.6 of the CDP/FDP indicate
that the stormwater detention requirements would be met by a level-1
extended detention pond and a level-1 bioretention facility. Preliminary
calculations have been provided to show that these facilities will meet the
post-development discharge restrictions.

Downstream Drainage System: The outfall narrative has been provided with
a description of the types of existing drainage systems extended
downstream from the site to a point which is more than 100 times the site
area. The applicant has also provided descriptions of how the adequate
outfall requirements of the Public Facilities Manual will be satisfied.

With the proposed proffers, staff feels that these comments will be
addressed during subdivision review. Proffer 17 has also been updated to
ensure that the proposed stormwater facilities will be designed to meet the
new County and State requirements. No significant issues remain.

Residential Development Criteria 7: Affordable Housing

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

The applicant has proffered to contribute one half of one percent (0.5%) of the
aggregate sales price of all units to the Housing Trust Fund prior to the issuance
of the first building permit, which is in accordance with Fairfax County policy. The
projected sales price of the units will be determined by the applicant in
consultation with the Fairfax County Department of Housing and Community
Development (HCD) and DPWES through an evaluation of the sales prices of
comparable units in the area.
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Residential Development Criteria 8: Heritage Resources

This Criterion requires that developments address potential impacts on historical
and/or archaeological resources through research, protection, preservation, or
recordation.

The applicant has conducted a Phase | Cultural Resource Survey and no
potential for significant historic or archaeological resources was identified on the
subject property. However, since two of the existing structures are more than 50
years old, the applicant has agreed to photographically document the interiors
and exteriors of the structures using the Virginia Department of Historic
Resources survey methods and submit the documentation to the Virginia Room
of the Fairfax County Public Library for record keeping. In addition, the applicant
has agreed to relocate existing Historic Post Office building (shown as a
secondary dwelling on the CDP/ FDP, which was moved to the property in 1970)
to another site within Fairfax County in consultation with the Burke Historic
Society and the Braddock District Supervisor. This building has been recognized
by the Burke Historic Society as significant to Burke’s history. If a new location
cannot be identified, the applicant will contribute $10,000 to the Burke Historic
Society and demolish the building after proper notice and time has been given to
the society to decide.

ZONING ORDINANCE PROVISIONS
Article 6
Sect. 6-101 Purpose and Intent

This section states that the PDH District is established to encourage innovative

and creative design, to ensure ample provision and efficient use of open space;
to promote balanced development of mixed housing types and to encourage the
provision of affordable dwelling units.

The development proposes 17 single-family detached dwelling units at an overall
density of 2.10 du/ac with approximately 54 percent open space. The proposed
4.4 acres of open space (distributed throughout the property for tree
preservation, RPA, stormwater management, and landscaped open space uses),
coupled with: 1) the extension of a private road onto Tax Map 77-2((1)) 15
across from Hillard Lake Road, which would allow development of the subject
property and the future development of the adjacent properties to the north (Tax
Maps 77-2 ((1)) 15 through 18) a commitment to design the stormwater detention
facilities to account for the future development of adjacent properties to the
north, are the applicant’s justification for a “P” District. When considering that
the proposal incorporates 54 percent open space (including RPA protection),
which blends with existing off-site open space along the western boundary line
and these off-site commitments, staff finds that the proposal meets the purpose
and intent of the PDH District.
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Sect. 6-107 Lot Size Requirements

This section states that a minimum of two acres is required for approval of a PDH
District. The area of this rezoning application is 8.08 acres. This standard has
been satisfied.

Sect. 6-109 Maximum Density

This section states that the maximum density for the PDH-3 District is 3 dwelling
units per acre (du/ac). The applicant proposes a density of 2.10 du/ac;
therefore, this standard has been satisfied.

Sect 6-110 Open Space

Par. 1 of this section requires a minimum of 20% of the gross area as open
space in the PDH-4 District. Par. 2 of this section requires that recreational
amenities be provided in the amount of $1,700/du. The applicant proposes to
retain 54 percent of the site as open space. The applicant has also proffered to
provide the required monetary contribution to the FCPA if expenditures on site
do not equate to the full amount required by the Zoning Ordinance. This
standard has been satisfied.

Article 16

Section 16-101 (General Standards) and 16-102 (Design Standards have been
evaluated as part of the review of the Residential Development Review Criteria
of this report. Staff finds that these standards have been met.

Waivers and Modifications

Modification of the private street limitations of Section 11-302 of the Fairfax
County Zoning Ordinance.

The applicant has requested a waiver of the 600 foot maximum length for a
private street on the west side of the property serving office and residential uses.
The use of private streets provides the applicant with opportunities to increase
the peripheral buffers of the site and provide stormwater detention facilities for
the subject property and the adjacent property to the north. The applicant has
proffered to construct private streets in conformance with the Public Facilities
Manual (PFM) and utilize materials and depth of pavement consistent with the
PFM. The applicant also proffered to establish a maintenance account within a
Homeowners Association. Staff supports the waiver request.

Modification of the minor paved trail requirement in favor of the proposed trail
network shown on the CDP/FDP
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The Fairfax Countywide Trails Plan recommends a minor paved trail shown
diagonally across the subject property from the northwest to the southeast at
the intersection of Zion Drive and Guinea Road. As an alternative, the
applicant proposes to provide a 5-foot wide trail along the northern and western
boundary lines within the proposed landscaped open space areas, which would
provide an alternative pedestrian connection through the site toward the Burke
VRE station. The applicant is also providing a 5-foot sidewalk and a striped
bicycle lane along Zion Drive and a 10-foot wide major paved trail along Guinea
Road. With these commitments, staff can support the waiver of the minor paved
trail in favor of the trails and sidewalks shown on the CDP/ FDP.

Deviation from the tree preservation target percentage in favor of the proposed
landscaping shown on the CDP/FDP and as proffered.

The Zoning Ordinance requires 25 percent of the site to include tree cover (10-
year tree canopy). The applicant is proposing to meet this requirement through
the proposed landscaping plan shown on Sheet 7 of the CDP/FDP and tree
preservation. As calculated on the existing vegetation map on Sheet 3 of the
CDP/FDP of the CDP/FDP, 12 percent of the 10-year tree canopy requirement
should include tree preservation. However, the applicant is providing 10 percent
tree preservation and requests a modification of this tree preservation target
indicating that conformance would preclude development of the use and intensity
permitted by the Zoning Ordinance and the ability to provide an access road that
would align with Hillard Lake Road. While the portion of the property where
vehicular access would be provided from Zion Drive contains some mature trees,
the proposed design provides for potential joint vehicular access with the
adjacent property to the north and an opportunity to coordinate tree preservation
with this property when it redevelops in the future. With this proposal, staff feels
that the prerequisites for the deviation have been met, and as such, staff
supports the requested waiver.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

The applicant proposes to rezone the subject property from the R-1 District to the
PDH-3 District to construct 17 single-family detached dwelling units at an overall
density of 2.10 dwelling units per acre (du/ac). The proposed density is in
accordance with the Comprehensive Plan range. In staff’s opinion, the proposed
lots are compatible with the adjacent parcels and the proposed development fits
into the context of the neighborhood. In general, staff finds that the application
meets the residential development criteria, and the general and design standards
of a planned district.

Recommendations

Staff recommends approval of RZ 2014-BR-009, subject to the execution of
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proffers consistent with those found in Appendix 1 of this report.

Staff recommends approval of FDP 2013-BR-003.

Staff recommends approval of a waiver of the 600-foot maximum length for a
private street.

Staff recommends approval of a modification of the minor paved trail
requirement in favor of the proposed trail network on the CDP/ FDP.

Staff recommends that the Board of Supervisors direct the Director of DPWES to
permit a deviation from the tree preservation target percentage in favor of the
proposed landscaping shown on the CDP/FDP and as proffered.

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.
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APPENDIX 1

PROFFER STATEMENT
October 20, 2014
RZ/FDP 2014-BR-009
NCL XI, LLC
Burke Junction

Pursuant to Section 15.2-2303(a), Code of Virginia, 1950 as amended, the property
owners and Applicant in this rezoning proffer that the development of the parcel under
consideration and shown on the Fairfax County Tax Maps as Tax Map Reference 77-2-001-14
(hereinafter referred to as the “Property”) will be in accordance with the following conditions if,
and only if, said rezoning request for the PDH-3 District is granted by the Board of Supervisors
of Fairfax County, Virginia (the “Board”). 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. The owners and the Applicant (“Applicant”), for themselves, their successors and
assigns, agree that these Proffers shall be binding on the future development of the Property
unless modified, waived or rescinded in the future by the Board, in accordance with applicable
County and State statutory procedures. The Proffered Conditions are:

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 “Burke Junction”, prepared by christopher consultants dated
January 24, 2014 and revised through October 16, 2014, consisting of eleven (11)
sheets.

2. Elements of CDP. Notwithstanding the fact that the CDP and FDP are presented on the
same plan, it shall be understood that the CDP shall be only those elements of the plan
that depict the number and the general location of points of access, peripheral setbacks,
limits of clearing and grading, building heights, the total number, type, uses and the
general location of buildings and roads (the “CDP Elements”). 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 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 from what is shown on the CDP/FDP and
these Proffers, which may become occasioned as a part of final architectural and/or
engineering design, may be permitted as determined by the Zoning Administrator in
accordance with the provisions set forth in Section 16-403 of the Zoning Ordinance.

4. Architecture. The primary building materials shall be a combination of brick, stone and
siding supplemented with trim and detailed features; minor modifications may be made
with the final architectural designs provided such modifications are in substantial
conformance with the illustrative elevations shown on the CDP/FDP. The extension
into the minimum required side and rear yards for open and roofed decks (to include
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but not limited to pergolas and hanging plant fixtures) shall be permitted in accordance
with Section 2-412 of the Fairfax County Zoning Ordinance. Decks with lattice below
or above the deck floor may extend into the minimum required side and rear yards as an
open or roofed deck but shall not encroach into the minimum required setbacks shown
on Sheet 6 of the CDP/FDP in accordance with Section 2-412 of the Zoning Ordinance.
Restrictions placed on the location of open and roofed decks per Section 2-412 of the
Zoning Ordinance shall be disclosed to all prospective homeowners as a disclosure
memorandum prior to entering into a contract of sale, included in the Homeowner’s
Association documents, and included as a covenant in the deed of subdivision.

Establishment of HOA. Prior to record plat approval, the Applicant shall establish a
Homeowners Association (“HOA”) in accordance with Section 2-700 of the Zoning
Ordinance for the purpose of, among other things, establishing the necessary residential
covenants governing the use and operation of common open space and other facilities
of the approved development, maintenance of SWM/BMP facilities, and to provide a
mechanism for ensuring the ability to complete the maintenance obligations and other
provisions noted in these Proffer Conditions, including an estimated budget for such
common maintenance items. The HOA governing documents shall contain provisions
to allow expansion of the membership to include single family detached homes
constructed on Tax Map 77-2-001-15 and 16 should the owner(s) indicate a unanimous
willingness to join the HOA. If the owner(s) all desire to join, membership shall be of
the same Class as the existing membership for individual lot owners and at the same
monthly dues level.

Dedication to HOA. At the time of record plat recordation, open space, common areas,
private roadways, and amenities not otherwise conveyed or dedicated to the County
shall be dedicated to the HOA and be maintained by the same.

. Disclosure. Prior to entering into a contract of sale, initial and subsequent purchasers
shall be notified in writing by the Applicant of maintenance responsibility for the
private streets, stormwater management facilities, common area landscaping,
preservation areas, sidewalks/trails, and any other open space amenities and shall
acknowledge receipt of this information in writing. The HOA covenants shall contain
clear language delineating the tree save areas as shown on the CDP/FDP. Covenants
shall prohibit the removal of the trees except those trees which are dead, diseased,
noxious, or hazardous (as determined by UFMD) and shall outline the maintenance
responsibility of the HOA and individual homeowners. The initial deeds of conveyance
and HOA governing documents shall expressly contain these disclosures as well as the
provisions concerning additions in Proffer 4 and conversions in Proffer 9. The HOA
documents shall stipulate that a reserve fund to be held by the HOA be established for
maintenance. The Applicant shall be responsible for placing the sum of Sixty-Eight
Thousand Dollars ($68,000), ($4,000 per lot) into the reserve fund in three (3) equal
allotments as follows: (i) at time of issuance of the first RUP; (ii) at the time of issuance
of the sixth RUP; and (iii) at the time of the issuance of the twelve RUP. After
establishing the HOA pursuant to these Proffers, the Applicant shall provide the HOA
with written materials describing proper maintenance of the approved BMP’s in
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10.

accordance with the PFM and County guidelines. Applicant shall deposit in the reserve
fund an additional sum of $8,000 for maintenance of the BMPs.

Public Access Easement. The public access easement in a form approved by the
County Attorney shall be placed on the private streets, sidewalks and trails within the
approved development. This requirement of the Proffer Conditions shall be disclosed
in the HOA documents.

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 HOA and the Board of Supervisors. This restriction shall also be
disclosed in the HOA documents. Prospective purchasers shall be advised of this use
restriction, in writing, prior to entering into a contract of sale.

Driveways. All driveways shall be a minimum of twenty feet (20°) in length as
measured outward from the face of the garage door to the back of the sidewalk.

Transportation

11.

12.

13.

Sidewalks. The Applicant shall construct 5’ sidewalks on both sides of the private
street as shown on the CDP/FDP. The 5’ sidewalk contiguous to Zion Drive (Rte 654)
shall be subject to review and approval by the Virginia Department of Transportation
(VDOT).

Private Street. The onsite private street shall be constructed in conformance with the
Public Facilities Manual (“PFM”) and shall be constructed of materials and depth of
pavement consistent with the PFM, subject to any design modifications as to pavement
and easement width and use of curb, that are approved by the Director of DPWES. The
HOA shall be responsible for the maintenance of the onsite private streets and
sidewalks. All prospective purchasers 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.

Right-Of-Way Dedication. At the time of subdivision plat recordation, the Applicant
shall dedicate at no cost to Fairfax County in fee simple, unencumbered to the Board of
Supervisors, an additional 3,627 sqg. ft. (+/-0.08 Ac) of right-of-way along the site
frontage of Guinea Rd and 2,536 sf (+/- 0.06 Ac) of right-of-way along the site frontage
of Zion Drive as shown on Sheet 6 of the CDP/FDP and any associated ancillary
easements. Density credited is reserved consistent with provisions of the Fairfax
County Zoning Ordinance for all eligible dedications described herein or as may be
required by Fairfax County or VDOT. Applicant shall construct per VDOT standards
the ten (10) foot wide trail shown on Sheet 6 of the CDP/FDP prior to all bonds being
released. Applicant shall construct on the west side of Zion Drive curb, gutter,
sidewalk and striping for a five (5) foot bike lane along the frontage from Guinea Road
to the south side of the proposed entrance on Parcel 77-2-001-15.

3
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14. Ingress/Egress Easement. Applicant shall obtain permanent ingress/egress easements
from the property to the north (Tax Map 077-2-01-0015, hereinafter the “Adjacent
Property”) to permit connection of Zion Court to Zion Drive in the location shown on
Sheets 6 and 7 and 8.1 of the CDP/FDP . The Applicant shall grant all easements
necessary for inter-parcel access to the Adjacent Property. Applicant shall be
responsible for construction of the street extension, shall have maintenance obligations
for the same, and shall be responsible for any costs associated with the maintenance of
the extension. The sidewalk will be connected to the property line of the Adjacent
Property at Applicant’s expense.

15. Pedestrian Beacon. To address the needs of pedestrians crossing at Guinea Road and
Zion Drive (East side of the intersection) a pedestrian twenty-four (24) hour flashing
beacon meeting VDOT standards shall be installed.

Construction

16. Construction Hours.  Exterior construction shall occur between the hours of 7:00 a.m.
until 7:00 p.m. Monday through Friday, 8:00 a.m. until 6:00 p.m. on Saturday and 9:00
a.m. until 6:00 p.m. Sunday. Exterior construction activities shall not occur on the
holidays of Memorial Day, July 4" Labor Day, Thanksgiving, Christmas, Easter and
New Year’s Day. The aforesaid construction hours shall be posted on the property.
The allowable hours of construction as specified in this Proffered Condition shall be
listed within any contract with future subcontractors associated with exterior
construction on the site. An individual with authority to force all work to cease at the
Property shall be identified by the Applicant with twenty-four (24) hour seven (7) day a
week contact information and that name and contact information shall be prominently
posted on the Property from commencement of construction until bond release.
Construction vehicles will be parked on-site.

Environment
17. Stormwater Management Facilities and Best Management Practices.

A. The Applicant shall implement stormwater management techniques to control the
quantity and quality of stormwater runoff from the Property in accordance with
the current County Stormwater Ordinance and Fairfax County Public Facilities
Manual as reviewed and approved by DPWES. The stormwater management
techniques may include but are not limited to the following: rain gardens, dry
ponds, filtera systems, infiltration ditches, bay filters, storm tech changer and
drainage swales. Stormwater management facilities/Best Management Practices
(“BMPs”) shall be provided as generally depicted on the CDP/FDP.  The
Applicant reserves the right to pursue additional or alternative stormwater
management measures provided the same area in substantial conformance with
the CDP/FDP.

B. Should the U.S. Environmental Protection Agency, DEQ the Commonwealth of
Virginia, Fairfax County, or their designee, issue new or additional stormwater
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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 and
shall be in substantial conformance with the CDP/FDP..

C. In addition, the detention facilities (Pond B and Bioretention C) shall be sized to
accommodate future development on Parcel Tax Map 77-02-001-15 (“Parcel 15”)
for detention purposes only; no water quality treatment will be provided. All
required water quality treatment must be provided by Parcel 15 before discharge
onto the Property.

18. Energy Conservation. 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.

A. Certification in accordance with the Earthcraft House Program as demonstrated
through documentation provided to DPWES and DPZ prior to the issuance of a
RUP; or

B. Certification in accordance with the 2012 National Green Building Standard
(NGBS) using the ENERGY STAR® Qualified Homes path for energy
performance, as demonstrated through documentation submitted to DPWES and
the Environment 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 unit/building.

19. Landscaping. At the time of site plan review, the Applicant shall submit to DPWES a
landscape plan showing, at a minimum, landscaping consistent with the quality,
quantity and general location shown on the Landscape Plan on the CDP/FDP. This
plan shall be subject to review and approval by the Urban Forest Management,
DPWES. At the time of planting, the minimum caliper for deciduous trees shall be two
and one-half (2.5) inches to three (3) inches and the minimum height for evergreen
trees shall be six (6) feet. Actual types and species of vegetation shall be determined
pursuant to more detailed landscape plans approved by Urban Forest Management at
the time of Site Plan approval. All proposed landscaping installed on the Property shall
be native species, except as specifically identified and approved by UFM. No invasive
species shall be permitted.

Tree Preservation
20. Tree Preservation. The applicant shall submit a Tree Preservation plan as part of the
first and all subsequent site plan submissions. The preservation plan shall be prepared
by a professional with experience in the preparation of tree preservation plans, such as a
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21.

22.

23.

Certified Arborist or Registered Consulting Arborist, and shall be subject to the review
and approval of the Urban Forest Management Division, DPWES.

The tree preservation plan shall consist of a tree survey that includes the location,
species, size, crown spread and condition rating percentage of all trees 10 inches in
diameter and greater within 25 feet within the undisturbed area and 10 feet of the limits
of clearing and grading in the disturbed area shown on the CDP/FDP for the entire site.
The tree preservation plan shall provide for the preservation of those areas shown for
tree preservation, those areas outside of the limits of clearing and grading shown on the
CPD/FDP and those additional areas in which trees can be preserved as a result of final
engineering. The condition analysis ratings shall be prepared using methods outlined in
the latest edition of the Guide for Plant Appraisal published by the International Society
of Arboriculture. Specific tree preservation activities that will maximize the
survivability of any tree identified to be preserved, such as: crown pruning, root
pruning, mulching, fertilization, and others as necessary, shall be included in the plan.

Tree Preservation Walk-Through. The Applicant shall retain the services of a certified
arborist or Registered Consulting Arborist, and shall have the limits of clearing and
grading marked with a continuous line of flagging prior to the walk-through meeting.
During the tree-preservation walk-through meeting, the Applicant’s Certified Arborist
or 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, if any, to increase the area of tree preservation and/or to increase the
survivability of trees at the edge of the limits of clearing and grading, and such
adjustment shall be implemented. Trees that are identified as dead or dying may be
removed as part of the clearing operation. Any tree that is so designated shall be
removed using a chain saw and such removal shall be accomplished in a manner that
avoids damage to surrounding trees and associated understory vegetation. If a stump
must be removed, this shall be done using a stump-grinding machine in a manner
causing as little disturbance as possible to adjacent trees and associated understory
vegetation and soil conditions.

Limits of Clearing and Grading. The Applicant shall conform strictly to the limits of
clearing and grading as shown on the CDP/FDP, 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. The retaining wall
construction shall not encroach into the RPA. 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 trails or utilities.

Tree Preservation Fencing. All trees shown to be preserved on the tree preservation
plan shall be protected by tree protection fence. Tree protection fencing in the form of
four (4) foot high, fourteen (14) gauge welded wire attached to six (6) foot steel posts
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25.

26.

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 | & Il 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 direct supervision of a certified arborist, and accomplished in a manner that
does not harm existing vegetation that is to be preserved. Three (3) days prior to the
commencement of any clearing, grading or demolition activities, but subsequent to the
installation of the tree protection devices, the UFMD, DPWES, shall be notified and
given the opportunity to inspect the site to ensure that all tree protection devices have
been correctly installed. If it is determined that the fencing has not been installed
correctly, no grading or construction activities shall occur until the fencing is installed
correctly, as determined by the UFMD, DPWES.

Root Pruning. The Applicant shall root prune, as needed to comply with the tree
preservation requirements of these development conditions. All treatments shall be
clearly identified, labeled, and detailed on the erosion and sediment control sheets of
the submitted plan. 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:
« Root pruning shall be done with a trencher or vibratory plow to a depth of 18
inches.
» Root pruning shall take place prior to any clearing and grading, or demolition of
structures.
« Root pruning shall be conducted under the supervision of a certified arborist.
« An UFMD, DPWES, representative shall be informed when all root pruning and
tree protection fence installation is complete.

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 per specific proffered conditions 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
adjacent to any vegetation to be preserved and tree preservation efforts in order to
ensure conformance with all tree preservation proffers, and UFMD approvals. The
monitoring schedule shall be described and detailed in the Landscaping and Tree
Preservation Plan, and reviewed and approved by the UFMD, DPWES.

Demolition of Existing Structures. The demolition of all existing features and
structures within areas protected by the limits of clearing and grading shown on the
CDP/FDP shall be done by hand without heavy equipment and conducted in a manner
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that does not impact individual trees and or groups of trees that are to be preserved as
reviewed and approved by UFMD, DPWES.

Recreation Parks and Recreation.

A. Pursuant to Section 6-110 of the Zoning Ordinance, the Applicant shall provide
on -site recreational facilities to serve the Property. Recreational facilities such as
recreational trails, walking paths (excluding any trails required by the
Comprehensive Plan), play areas, outdoor grills, benches, a surface volleyball
court and similar outdoor recreational features may be used to fulfill this
requirement. At the time of Subdivision Plat review, the Applicant shall
demonstrate that the value of any proposed recreational amenities is equivalent to
a minimum of $1,700 per dwelling 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 $28,900 to
the Fairfax County Park Authority (“FCPA”) for off-site recreational facilities
intended to serve the future residents, as determined by FCPA in consultation
with the Supervisor for the Braddock District in consultation with FCPA. The
Applicant at time of Subdivision Plat approval shall also contribute the sum of
$38,399 to the FCPA for development of recreational facilities located in Parks
within the service area of the Property.

B. Applicant shall construct a five (5) foot wide stone dust trail (or equivalent) along
the western and northern portions of the Property connecting the Guinea Road ten
(10) foot asphalt trail to the Zion drive five (5) foot wide sidewalk in the general
location shown on CDP/FDP Sheet 6.

Miscellaneous

28.

29.

30.

Septic Tank/Well Abandonment. The existing septic tank and well shall be properly
abandoned as required by the Fairfax County Health Department prior to the approval
and/or issuance of the demolition permit for the existing single family detached
residential unit.

Universal Design. Dwelling units shall offer optional features at the time of initial
purchase designed with selection of Universal Design features as determined by the
Applicant which may include, but not be limited to, clear knee space under the sink in
the kitchen, lever door handles instead of knobs, light switches forty-eight inches (48”)
high, thermostats a maximum of forty-eight inches (48”) high, electrical outlets at a
minimal eighteen inches (18”) high and/or studs in bathrooms for handbars. Additional
Universal Design options shall be offered to each purchaser at the purchaser’s own
cost. These additional options may include but not be limited to, one (1) no step
pathway into the house and 36” wide doorways and/or zero threshold doorways.

School Contribution. Prior to the issuance of the first RUP a contribution of $54,125 for
the seventeen (17) new dwelling units to be built on the property shall be made to the
public schools serving the Property to be utilized for capital improvements to Fairfax
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31.

32.

33.

34.

County Public Schools (“FCPS”) to address impacts on the school division resulting
from Burke Junction. Said contribution shall be deposited with DPWES for transfer to
the Fairfax County School Board. Notifications shall be give to FCPS when
construction is anticipated to commence to assist the FCPS by allowing the timely
projection of future students as part of the Capital Improvement Program. Following
approval of this Application and prior to Applicant’s payment of the amount(s) set forth
in this Proffer, if Fairfax County should increase the ratio of students per unit or the
amount of contribution per student, the Applicant shall increase the amount of the
contribution for that phase of development to reflect the then-current ratio and/or
contribution. If the County should decrease the ratio or contribution amount, the
Applicant shall provide the greater of the two amounts.

Affordable Dwelling Units. Prior to the issuance of the first building permit, the
Applicant shall contribute to the Fairfax County Housing Trust Fund the sum equal to
one half of one percent (1/2%) of the value of all the units approved on the Property.
The one half of one percent (1/2%) contribution shall be based on the aggregate sales
price of all the units subject to the contribution, as if those units were sold at the time of
the issuance of the first building permit. The projected sales price shall be determined
by the Applicant through an evaluation of the sales prices of comparable units in the
area in consultation with the Fairfax County Department of Housing and Community
Development (HCD) and DPWES.

Maintenance Easements. The record subdivision plat shall contain easements between
adjacent homeowners to permit one another to use temporarily each other’s property to
perform house maintenance such as painting, roof repairs, siding replacement (by way
of example), provided that all property shall be reasonably restored to its prior
condition.

Escalation. All monetary contributions required by these Proffers, except as provided
for in the School Contribution Proffer 30, shall escalate on a yearly basis from the base
year of 2014, and change effective each January 1 thereafter, based on the Consumer
Price Index as published by the Bureau of Labor Statistic, the U.S. Department of
Labor for the Washington-Baltimore, MD-VA-DC-WV Consolidated Metropolitan
Statistical Area (the “CPI”), as permitted by Virginia State Code Section 15.2-2303.3.

Heritage Resource Documentation. For the purpose of recording and documenting
relevant historic information prior to demolition, the Applicant shall cause the Dudley
E. and Mary T. Young House (hereinafter “House”) located at Tax Map 77-2-001-14 to
be photographed and documented, prior to demolition, by a consultant listed either in
the Virginia Department of Historic Resources (“VDHR”) or the Maryland Historical
Trust Preservation Consultant Directory or by a certified professional architectural
historian. Photographic recordation and written documentation and description of the
house, its construction, its occupants and significant events that occurred on the
Property shall be accomplished to a standard as required for a VDHR “Intensive Level
Survey” using VDHR Preliminary Information Form, and shall be completed prior to
demolition of the House. Said documentation shall include a sketch plan drawing, as
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indicated in the Historic American Building (“HABS”) Documentation Level III. All
photographs (including negatives), written documentation and sketches shall be
submitted to the Virginia Room of the Fairfax County Public Library and to the Fairfax
County Department of Planning and Zoning (“DPZ”). A minimum of thirty (30) days
prior to demolition of the House, the Applicant shall provide the Braddock District
Office with written notice and shall permit representatives of Burke Historic District or
invitees access to the house during said 30-day period at their sole risk and expense to
remove desired fixtures or materials from the House and vegetation from the grounds.
Said representatives and/or invitees shall be required to sign waivers of liability for
their presence on the Property, as provided by the Applicant.

35. Historic Post Office. Prior to any land disturbing activities on the Property, the
Applicant at a cost not to exceed $10,000 shall relocate the existing structure shown on
Sheet 2 of the CDP/FDP that was the historic post office for Burke to a site within the
Burke area of Fairfax County in consultation with the Burke Historic Society and the
Braddock District Supervisor. Should the amount exceed $10,000, Applicant shall
contribute $10,000 to the Historic Society and cooperate in the removal of the structure
provided the additional sum for the cost of removal can be raised within thirty (30) days
of notice to the Historic Society. Notices shall be sent within 10 days of Applicant
filing for subdivision review and approval and the Historic Society shall have up to the
time of approval of the subdivision plat to raise the additional funds for removal, if
needed. If the additional funds cannot be raised within that timeframe, the structure
may be demolished and the aforesaid payment shall not be made.

36. Successor 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 assigns and/or developer(s) of the Property or any portion of the Property.

These Proffers may be executed in counterparts and the counterparts shall constitute one and the
same Proffer statement.
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James D. Young
(Owner of Tax Map Reference 007-2-01-0014)

Signature:

James D. Young
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NCL, XI,LLC
(Applicant/Contract  Purchaser of Tax Map
Reference 007-2-01-0014)

By:

Name:

Title:
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APPENDIX 2

REZONING AFFIDAVIT

DATE: September 29, 2014
(enter date affidavit is notarized)

[, Frank W. Stearns , do hereby state that I am an
(enter name of applicant or authorized agent)
(check one) [1 applicant ‘7—4 81 ?

v] applicant’s authorized agent listed in Par. 1(a) below

in Application No.(s): RZ 2014-BR-009
(enter County-assigned application number(s), e.g. RZ 88-V-001)

and that, to the best of my knowledge and belief, the following information is true:

1(a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the
application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust,
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on
behalf of any of the foregoing with respect to the application:

(NOTE: All relationships to the application listed above in BOLD print must be disclosed.
Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee,
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the
parcel(s) for each owner(s) in the Relationship column.)

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)
*NCL XL, LLC 13662 Office Place Applicant/Contract Purchaser
Francis G. Garczynski Suite 201-B Applicant/Agent
a/k/a F. Gary Garczynski Woodbridge, VA 22192 Applicant/Agent
- Christopher Consultants, Ltd. 9900 Main Street, Fourth Floor Engineers/Agents
John Rinaldi Fairfax, VA 22031 Engineer/Agent
. Donohue & Stearns, PLC 201 Liberty Street Attorneys/Agents
Frank W. Stearns Leesburg, VA 20175 Attorney/Agent
Edward L. Donohue Attorney/Agent
_James D. Young Trustee ww of Dudley 5636 Guinea Road Title Owners of Tax Map
Young & Executor Estate Mary Young Fairfax, VA 22032 No 0772 01-0014

Mary Ellen Zuyus
Anne Timmons Young
Lawrence Young

(check if applicable) [v] There are more relationships to be listed and Par. 1(a) is
continued on a “Rezoning Attachment to Par. 1(a)” form.

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the

condominium.
** jst as follows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of: (state name of

each beneficiary).
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Page 1 of 1
Rezoning Attachment to Par. 1(a)

DATE: September 29,2014

201 (enter date affidavit is notarized)
for Application No. (s): RZ 2014-BR-009
(enter County-assigned application number (s)) l Z%g 76(

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the
Relationship column.

NAME ADDRESS RELATIONSHIP(S)

(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships

last name) listed in BOLD above)

James D. Young, Trustee u/w of Dudley 5636 Guinea Road Trustee and Executor for the Title Owners
E. Young and James D. Young, Executor Fairfax, VA 22032 of Tax Map No. 0772 01-0014

of the Estate of Mary T. Young for the

benefit of:

Mary Ellen Zuyus

Anne T. Young
Lawrence E. Young
James D. Young

*Dudley E. Young and Mary T. Young,
deceased.

(check if applicable) [] There are more relationships to be listed and Par. 1(a) is continued further
on a “Rezoning Attachment to Par. 1(a)” form.
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Page Two

REZONING AFFIDAVIT

DATE: September 29, 2014
(enter date affidavit is notarized)

lzq 879
for Application No. (s): RZ 2014-BR-009
(enter County-assigned application number(s))

1(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this
affidavit who own 10% or more of any class of stock issued by said corporation, and where such
corporation has 10 or less shareholders, a listing of all of the shareholders, and if the corporation is
an owner of the subject land, all of the OFFICERS and DIRECTORS of such corporation:

(NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE
INVESTMENT TRUSTS herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
NCL XL, LLC
13662 Office Place, Suite 201-B
Woodbridge, VA 22192

DESCRIPTION OF CORPORATION: (check one statement)

] There are 10 or less shareholders, and all of the shareholders are listed below.

[] There are more than 10 shareholders, and all of the shareholders owning 10% or more of
any class of stock issued by said corporation are listed below.

[] There are more than 10 shareholders, but no shareholder owns 10% or more of any class

of stock issued by said corporation, and no shareholders are listed below.

NAMES OF SHAREHOLDERS: (enter first name, middie initial, and last name)
Francis G. Garczynski
John D. Long
Joseph E. Falcone

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President,
Vice President, Secretary, Treasurer, etc.)

John D. Long, Manager
Francis G. Garzynski, Manager

(check if applicable) /] There is more corporation information and Par. 1(b) is continued on a “Rezoning
Attachment 1(b)” form.

*#% All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.
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Page 1_ of_l___

Rezoning Attachment to Par. 1(b)

DATE: September 29, 2014

for Application No. (s): RZ 2014-BR-009
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

~ Christopher Consultants, Ltd.
9900 Main Street, Fourth Floor
Fairfax, VA 22031

DESCRIPTION OF CORPORATION: (check one statement)
[v] There are 10 or less shareholders, and all of the shareholders are listed below.
[ 1 There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)

Christopher W. Brown Michael S. Kitchen
William R. Goldsmith, Jr. Jeffrey S. Smith
Louis Canonico Ruth R. Fields

William R. Zink

(enter date affidavit is notarized) \ A e al

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Donohue & Stearns, PLC

201 Liberty Street

Leesburg, VA 20175

DESCRIPTION OF CORPORATION: (check one statement)
[#] There are 10 or less shareholders, and all of the shareholders are listed below.
[ 1 There are more than 10 shareholders, and all of the shareholders owning 10% or more of any
class of stock issued by said corporation are listed below.
[ 1 There are more than 10 shareholders, but no shareholder owns 10% or more of any class
of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

Edward L. Donohue
Frank W. Stearns

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

(check if applicable) [] There is more corporation information and Par. 1(b) is continued further on a
“Rezoning Attachment to Par. 1(b)” form.
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Page Three
REZONING AFFIDAVIT

DATE: September 29, 2014
(enter date affidavit is notarized) ZuQT 0{

for Application No. (s): RZ 2014-BR-009
(enter County-assigned application number(s))

1(c). The following constitutes a listing*** of all of the PARTNERS, both GENERAL and LIMITED, in
any partnership disclosed in this affidavit:

PARTNERSHIP INFORMATION

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code)

NONE

(check if applicable) [ ] The above-listed partnership has no limited partners.

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g.
General Partner, Limited Partner, or General and Limited Partner)

(check if applicable) [ ] There is more partnership information and Par. 1(c) is continued on a “Rezoning
Attachment to Par. 1(c)” form.

*#% A}l listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

FORM RZA-1 Updated (7/1/06)



Page Four

REZONING AFFIDAVIT

DATE: September 29, 2014
(enter date affidavit is notarized)

\2y 979
for Application No. (s): RZ 2014-BR-009
(enter County-assigned application number(s))

1(d). One of the following boxes must be checked:

[ ] Inaddition to the names listed in Paragraphs 1(a), 1(b), and 1(c) above, the following is a listing
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner,
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land:

[v] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of
his or her immediate household owns or has any financial interest in the subject land either
individually, by ownership of stock in a corporation owning such land, or through an interest in a
partnership owning such land.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE” on the line below.)
NONE

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a
“Rezoning Attachment to Par. 2” form.

FORM RZA-1 Updated (7/1/06)




Page Five

REZONING AFFIDAVIT

DATE: September 29, 2014
(enter date affidavit is notarized)

for Application No. (s): RZ 2014-BR-009 \zH ?7ﬁ
(enter County-assigned application number(s))
3. That within the twelve-month period prior to the public hearing of this application, no member of the

Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate

. household, either directly or by way of partnership in which any of them is a partner, employee, agent,
or attorney, or through a partner of any of them, or through a corporation in which any of them is an
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares
of stock of a particular class, has, or has had any business or financial relationship, other than any
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank,
including any gift or donation having a value of more than $100, singularly or in the aggregate, with
any of those listed in Par. 1 above.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter “NONE” on line below.)

During the twelve month period, Frank W. Stearns, Esq., a partner in the law firm of Donohue & Stearns, PLC, made a
contribution in excess of $100 to Supervisor Pat Herrity. Francis G. Garczynski of NCL XI, LLC made a contribution in excess of
$100 to Supervisor Pat Herrity.

(NOTE: Business or financial relationships of the type described in this paragraph that arise after
the filing of this application and before each public hearing must be disclosed prior to the
public hearings. See Par. 4 below.)

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a
“Rezoning Attachment to Par. 3” form.

4. That the information contained in this affidavit is complete, that all partnerships, corporations,
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each
and every public hearing on this matter, I will reexamine this affidavit and provide any changed
or supplemental information, including business or financial relationships of the type described
in Paragraph 3 above, that arise on or after the date of this application.

WITNESS the following signature:

/ fenks Ly

(check one) (f ] Applicant [v] Applicant’s Authorized Agent
Frenk W. Stearns, Attorney/Agent

(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this 33 _day of ;ge_Q\«%\\ o 2014 inthe Stat@Comm /

of N« CD_;D:Q < County/City-of

My commission expires: < ‘30 Vg S
P ¢ REGISTRATION NO,
7586074
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APPENDIX 3

STATEMENT OF JUSTIFICATION
NCL XI, LLC
January 29, 2014

Pursuant to Section 16-401 et seq. and 18-201 et seq. of the Fairfax County Zoning Ordinance,
dated August 14, 1978 as amended (“Zoning Ordinance”), NCL XI, LLC (“Applicant”) hereby
requests approval of a rezoning application from the R-1 District to the PDH-3 Zoning District,
with approval of the combined Conceptual Development Plan and Final Development Plan
(“CDP/FDP) filed herewith as fully described below.

L

I1.

Existing Conditions

The Applicant is a contract purchaser of a parcel consisting of 8.08 acres in the Braddock
Magisterial District, which is identified among the Fairfax County Tax Map Records as
77-2-((1))-14 (“Property”) and is located on the west side of Zion Drive and its
intersection with Guinea Road. The Property is currently developed with one (1) two-
story single family detached home, two (2) one-story single-family detached dwellings
and two one-story small frame barns and an outbuilding. All existing structures will be
removed as part of this development. There is an unpaved driveway currently serving as
the Property access onto Guinea Road.

The Property is surrounded on three sides with residentially zoned parcels and on the
south side across Guinea Road by industrially zoned (I-3) property. To the north is an
undeveloped residential parcel zoned R-1. To the east across Zion Drive is an R-8
development improved with single-family attached residences. To the west is property
zoned R-8 also developed and improved with single-family attached residences. The
parcel zoned I-3 to the south across Guinea Road is developed with an electrical
substation.

Proposed Development

The Applicant requests a rezoning to the PDH-3 Zoning District to permit the
development of seventeen (17) single-family detached dwellings. The proposed
dwellings are designed around a private road/cul-de-sac (Zion Court) providing access
onto Zion Drive (Route 654), approximately 450 feet north of Guinea Road. The parcel
to the north (77-2 ((1)) 15) will allow access for the entrance which will allow access to
Zion Road at a point directly across from Hillard Lake Road to the east. The seventeen
lots will be surrounded by green space that will be maintained by a homeowners’
association. The green space to the west is in a Resource Protection Area (“RPA”) that
will be predominantly a common area. The overall density of the development will be
2.1 dwelling units to the acre. This density is less than that of the properties to the west
and to the east across Zion Drive, zoned and developed at 8 units per acre, and the nearest
residentially developed properties to the north that are zoned and developed R-3.

The development conforms to the intent of the PDH District regulations by permitting the
creation of an innovative design that blends a new development into the neighborhood
fabric while protecting resource protection areas and natural features of the site. The
flexibility provided by the PDH regulation permits a layout that maximizes the amount of
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II1.

IV.

open space on the project. This design and layout would not be possible under
conventional zoning. A conventional R-2 or R-3 layout would require larger lot sizes
which in turn reduces the amount of community open space. Although the overall
density of the PDH-3 development will be 2.1 du/ac, the range of approximate lot sizes is
between 0.15 acres and 0.21 acres. Additionally, the flexibility of the PDH district
permits the use of Low Impact Development (LID) storm water techniques, including an
attractive rain garden feature.

The amount of open space for the proposed development will be +/- 54%. The area of
tree cover will be +/- 25%. The PDH-3 zoning with a density of 2.1 dwelling units per
acre will allow for smaller lot sizes to preserve open space and the resource protection
areas as natural and scenic features along the north, south and west property lines. While
there will still be sufficient location for substantial side yards and room for decks in the
rear on the residential properties, the overall design allows for a pedestrian trail to be
incorporated in the open space and resource protection areas providing site amenities that
include a walking trail with an open space recreational area that connects to sidewalks.
As well, the open space area will include various LID features, including the rain garden
and vegetated dry swales.

Comprehensive Plan

The subject Property is located within the Area III, Pohick Planning District, P2 Main
Branch Community Planning Sector. It is located at the intersection of Guinea Road and
Zion Drive in close proximity to the Virginia Railway Express (“VRE”) station south of
the Norfolk Southern Railroad line at Guinea and Rolling Roads. Land Use
recommendation #4 states that this area along Zion Drive is planned for residential use at
2 - 3 dwelling units per acre. It further states that all access should be limited to Zion
Drive. Parcel consolidation is suggested to reach the high end of the density range. At
2.1 dwelling units per acre, the Applicant is at the low end of the density range. The Plan
also calls for conformance with Policy Plan Land Use Objectives 8 and 14. The
Applicant’s proposal with sustainable perimeter buffers protect and enhance the stability
of the established higher density residential neighborhoods to the west and east, and
provides protection for the future undeveloped parcel to the north. The proposed
development is harmonious and attractive and minimizes visual, auditory and
environmental impacts. This infill development is compatible with the existing land uses
to the north zoned R-3 in terms of scale and can be adequately supported by existing
public facilities and transportation systems. It is within 1,400 feet and walking distance
of the VRE station to the southwest. It provides an appropriate transition between the
undeveloped land to the north and the industrial use to the south as well as the attached
single-family dwellings to the east and west. It creates substantial usable open space and
will add potential ridership to the public transportation provided by the VRE.

Residential Development Criteria

The unique techniques allowed by the PDH District permits infill development at a
density and scale comparable to the surrounding development in a manner allowing
flexibility to provide for buffering of adjacent properties and protecting natural features
and RPA. The proposed layout is compatible in density and scale with the surrounding
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development further to the north. With the exception of the undeveloped parcel to the

north the immediately surrounding properties to the east and west are actually developed

at a higher density with single family attached dwellings than this proposed development.

Additionally, the Applicant meets the Plan Residential Development Criteria as follows:
A. Site Design:

1.

ii.

1il.

Consolidation:

The proposed rezoning is for an existing 8.08-acre parcel. Attempts to
consolidate the parcels to the north were unsuccessful but access across the
parcel (77-2-001-05) immediately to the north enables the entrance to align
with Hillard Lake Road. The development pattern, however, is consistent
with the other infill development zoned R-3 farther to the north along Zion
Drive. Therefore it is consistent with surrounding residential subdivisions
that are single family detached. If the undeveloped property to the north
does develop in consolidation with the other parcels north of it, the proposed
development will not preclude those parcels from developing.

Layout:

The proposed layout integrates elements of open space, landscaping, and a
functional quality design in a manner that conforms to Plan
recommendations and the surrounding neighborhoods. All lots have direct
frontage on a private street and are situated so the side yards abut other
side yards. The proposed lots also include usable front and rear yards of
substantial size to accommodate decks and/or accessory structures.
Access to Zion Drive will be provided by a private street. The
Homeowners Association will maintain the private street.

Open Space:

The proposed development provides for open space that exceeds the
requirement of the Zoning Ordinance (54% of the existing parcel will be
open space) and there is additional landscaping integrated into the
proposed layout which provides substantial buffering to surrounding
properties. The open space is well planned to buffer the proposed
development from surrounding existing residential development and the
industrial development to the south across Guinea Road. The open space
will be owned by the homeowners association that will manage the use of
the gazebo, trail and the preservation of the RPA. Sidewalks will be
provided from the development onto Zion Drive with easy access to the
VRE train station. There will be a bio-retention facility, which will
consist of a rain garden that will serve as an attractive recreational amenity
near the intersection of Zion Drive and Guinea Road. A large portion of
the open space is adjacent to the existing open space recreational area to
the west belonging to the R-8 development. This provides an effective
buffer to the existing and proposed homes in both communities. There is
little potential conflict between the proposed development and the
development to the west. The community to the east is separated from the
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proposed development by Zion Drive. The layout for this project is such
that there is no conflict between any of the homes proposed or existing.
The proposed open space is located so as to be accessible and usable by
the residents, including by means of the proposed trail. The low density
and smaller lots of the PDH-3 District allows for the open space to be
consolidated around the perimeter as a buffer and placed in common
ownership under a HOA rather than under the private ownership of each
individual lot owner. This affords greater protection to the RPA and open
space and is a further community benefit of this proposal.

iv. Landscaping:
Landscaping will be provided throughout the site and on individual lots.
Landscape details are provided Sheet 5 of 8 on the Conceptual
Development Plan/ Final Development Plan included with the application
package to illustrate the quality and quantity of the proposed vegetation.

v. Amenities
In the common open space area, recreational activities will be available.
As well, a walking trail will be integrated into the site to connect to the
sidewalks provided. Rain gardens and vegetated dry swales will also be
included as both aesthetic and environmental features for the project.

B. Integration and Compatibility with Neighborhood Context

The proposal fits into the surrounding community and is compatible with the
existing density of the single-family dwellings to the north along the west side of
Zion Drive. The wide areas of open space surrounding the 3 sides of the project
provide for a good transition to the abutting adjacent uses. Lot sizes are of
sufficient length and depth to provide for side yards and usable rear yards. The
bulk and mass of the proposed dwelling units is in scale with other developments
in the area. The orientation of the proposed dwelling units provides for frontage
on the private street for all lots. Sidewalks will be constructed to Zion Drive to
provide pedestrian connection to the VRE across Guinea Road to the south. The
design layout preserves the RPA and existing mature trees to the north, as well as
a tree grove to the south. All access to the development is from Zion Drive and
does not impact the existing neighborhoods.

An illustrative elevation of the proposed houses is shown on Sheet 11 of 11 of the
Conceptual Development Plan/Final Development Plans included in the
application package.

C. Environment
The proposal is a design that incorporates the existing natural environment
through tree preservation and provides for a large sustainable open space area
with proposed tree planting. The open space area will be managed and
maintained through a homeowners association. Water quality will be addressed
through a dry pond detention facility and a bio-retention facility, as well as dry
vegetated swales. LID techniques will be used where appropriate both on the
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individual lots and within the common area. The existing topography of the site
has been considered as part of the design layout to minimize site grading and to
allow for some tree preservation. The drainage impacts have been mitigated
through proper design facilities as stated above. All of the Storm Water
Management/BMPs for the site will be finalized as the plan evolves through the
entitlement process. Noise and lighting impacts have been minimized due to the
relatively low density of the project and the amount of vegetation provided. At
the time of construction, the installation of energy efficiency measures will be
considered for the individual homes on site.

Assessment of the environmental quality corridor (EQC) on the subject property,
shows that the EQC does extend beyond the limits of the Delineated Resource
Protection Area (RPA) due to the existence of slopes greater than 15% adjacent to
the RPA. However, given the existing condition of the stream corridor generating
the RPA on the subject site, it is clear that extension of the EQC outside the RPA
is not warranted in that it will provide no appreciable benefit in terms of achieving
the stated objectives of the EQC. The RPA stream corridor in question is wholly
located on the neighboring property to the west and the reach immediately
adjacent to the subject property is highly degraded, consisting of two stormwater
management ponds and an approximate 150-foot piped segment running under a
tennis court. This stream corridor transitions to a more natural condition with an
intact forested buffer to the north of the upper stormwater management pond and
beyond the vicinity of the subject site. There are no potentially jurisdictional
waters of the U.S. (WOUS) features located on the subject site, as verified by the
U.S. Army Corps of Engineers preliminary jurisdictional determination.

The stated objectives of preserving the EQC include habitat quality, connectivity,
stream/riparian buffer protection and water quality protection/pollution reduction.

The extension of the RPA buffer onto the subject site will help to achieve these
objectives. However, given the highly degraded nature of the adjacent segment of
the stream corridor in question, expansion of an EQC area beyond the limits of
the RPA on the subject site will not appreciably enhance the value of a
preservation area as measured by any of these objectives. The enhanced
stormwater management measures and open space preservation and plantings
being proposed on the subject site, both of which will exceed current County
minimum standards, will further aid in achieving the overall environmental
benefits that are the aim of the EQC policy. Limiting the preserved area along the
western boundary of the subject site to the extent of the delineated RPA will also
facilitate a proposed lot layout that will permit a greater amount of overall site
preservation.

. Tree Preservation Tree Cover Requirements
The tree cover requirements have been met with a combination of tree
preservation and tree plantings as depicted on the GDP. The tree coverage
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required is 25% and the total tree coverage provided through planting and
preservation is 25%.

. Transportation

The proposed development will be accessed from Zion Drive through a new
private road entrance north of Guinea Road aligned with Hillard Lake. This will
provide safe and adequate access to the property, as the amount of traffic
accessing Zion Drive will be minimal. The existing access to the property from
Guinea Road will be used for maintenance purposes only.

At such time as the parcel to the north (77-2 ((1)) 15) develops, the Zion Drive
access point will be shared allowing access from both parcels to Zion Road at a
point directly across from Hillard Lake Road to the east.

The project also includes pedestrian access to sidewalks along both sides of the
new private road. These sidewalks will connect to sidewalks on Zion Drive and
provide a pedestrian connection to the VRE transit station to the south. An area
of dedication has been provided with this project along the Guinea Road property
frontage for a future County planned 10-foot wide trail. When this trail is
ultimately built in the future, it will further enhance the pedestrian infrastructure
in the area.

To allow for the future widening of Guinea Road shown on the Comprehensive
Plan, a thirty (30) foot dedication is provided as shown on the Development Plan.

To accommodate parking, four (4) parking spaces per unit are provided.

. Public Facilities

The seventeen (17) proposed single-family detached homes will be served by
existing public facilities and the proposal will not have a measurable impact on
any schools, public safely facilities, libraries or parks. Fairfax County public
water and sewer serve the property. Contribution to the public schools and parks
will be made, as is appropriate and dictated by formulas adopted by the Board of
Supervisors.

. Affordable Housing

Due to the development of only seventeen (17) homes, the requirements of the
Affordable Dwelling Unit Ordinance do not apply to the proposed development.
A contribution for affordable housing will be provided in accordance with the
policy adopted by the Board of Supervisors.

. Heritage Resources

The applicant has a Phase I Cultural Resources Survey completed by Circa
Cultural Resources Management, LLC for the property and will consult with the
Department of Planning and Zoning should any further architectural surveys or
documentation be necessary. The site is not located in a Historical Overlay
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District nor are the existing structures located on property mentioned in the Plan
as historic and designated for preservation.

Conclusion

This proposal is modest density infill in keeping with the Comprehensive Plan and
compatible with the surrounding community. This development provides for substantial
open space and community amenities such as public trails and sidewalks. The design
layout of the homes and lots is sensitive to the environment and addresses mature tree
conservation and surface water facilities in a manner to enhance the attractiveness of the
site.

To the best of Applicant’s knowledge, no waivers are required to the proposed
development. The proposed development complies with all applicable standards and
regulations. There are no hazardous or toxic substances to be generated, utilized, stored,
treated and/or disposed of on site.

Respectfully Submitted,

Frank W. Stearns
Agent
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APPENDIX 4

FAIRFAX COUNTY COMPREHENSIVE PLAN, 2013 Edition AREAIII
Pohick Planning District, Amended through 6-3-2014
P2-Main Branch Community Planning Sector Page 31

Figure 14 indicates the geographic location of land use recommendations for this sector.
Where recommendations are not shown on the General Locator Map, it is so noted.

Zion Drive/Guinea Road Area

In general, this area should be planned for single-family residential uses that are
compatible with existing development. The residential densities should be generally
distributed as follows:

1. Parcels 68-3((1))8A, 9A, 10A, 11A and 12A along the east side of Ox Road, north of the
Intersection with Zion Drive, are planned for residential use at 1-2 dwelling units per
acre as shown on the Comprehensive Plan map. Consolidation of these paraels 18
encouraged to limut the number of access points to Ox Road through a service road or
common drive. Severe drainage problems exist in the area. Any development should
include steps to mitigate existing drainage problems on these properties.

2

Parcel 68-3((1))7A 1n the northeast quadrant of the intersection of Zion Drive and Ox
Road contains an existing service station and is planned for retail use in order to retain
the existing service station use for a neighborhood-oriented market. Hours of operation
should be limited to be compatible with adjacent residential uses, and design should be
architecturally compatible with the neighborhood. Expansion of the service station use
may be appropriate provided it:

. Develops in conjunction with modernization/renovation of the existing
establishment;
. Retains its neighborhood orientation by minimizing visual impacts through

appropriate landscaping and screening;
. Provides access to the site as far from the intersection as practicable; and
. Is compatible with the surrounding residential community.

If the service station is no longer viable, the property should be redeveloped as
residential use at 1-2 dwelling units per acre.

(8]

The area north and south of the segment of Zion Drive between Ox Road and the western
boundary of the Glen Cove subdivision should be generally developed at a density of 1-2
dwelling units per acre. With substantial land consolidation that benefits circulation and
limits access, single-family detached housing at a density of 2-3 dwelling units per acre
may be considered.

4. P’lrcels 77-2((1))14-18 along the west side of Zion Drive are planned for residential use
at 2-3 dwelling units per acre. To reach the high end of the density range, total
COllSOhd'lUOll and a single access to Zion Drive opposite Hillard Lake Road 1s requlred.
With or without parcel consolidation, consolidated access is encouraged to reduce the
number of entrances onto Zion Drive, and all access should be limited to Zion Drive.
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APPENDIX 9
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:

o the size of the project

e site specific issues that affect the applicant’s ability to address in a meaningful way
relevant development issues

e 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.
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b)

d)

2.

Layout: The layout should:

e provide logical, functional and appropriate relationships among the various parts-(e.
g. dwelling units, yards, streets, open space, stormwater management 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;

e 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;

e 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.

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.

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.

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. '

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.
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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.

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
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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.

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:

e Capacity enhancements to nearby arterial and collector streets;

e 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:

e Local streets within the development should be connected with adjacent local streets
to improve neighborhood circulation;

e 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;

e Streets should be designed and constructed to accommodate safe and convenient
usage by buses and non-motorized forms of transportation;

e Traffic calming measures should be implemented where needed to discourage cut-
through traffic, increase safety and reduce vehicular speed,;
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e The number and length of long, single-ended roadways should be minimized;
e 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.
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:

e (Connections to transit facilities;

e Connections between adjoining neighborhoods;

e Connections to existing non-motorized facilities;

e Connections to off-site retail/commercial uses, public/community facilities, and

natural and recreational areas;

e An internal non-motorized facility network with pedestrian and natural amenities,
particularly those included in the Comprehensive Plan;

e Offsite non-motorized facilities, particularly those included in the Comprehensive
Plan;

e Driveways to residences should be of adequate length to accommodate passenger
vehicles without blocking walkways;

e 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 0of 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. Ifthis 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)

b)

g)

h)

Protect heritage resources from deterioration or destruction until they can be
documented, evaluated, and/or preserved;

Conduct archaeological, architectural, and/or historical research to determine the
presence, extent, and significance of herltage resources;

Submit proposals for archaeological work to the County for review and approval and,
unless otherwise agreed, conduct such work in accordance with state standards;

Preserve and rehabilitate heritage resources for continued or adaptive use where feasible;

Submit proposals to change the exterior appearance of, relocate, or demolish historic
structures to the Fairfax County Architectural Review Board for review and approval;

Document heritage resources to be demolished or relocated;

Design new structures and site improvements, including clearing and grading, to enhance
rather than harm heritage resources;

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

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.
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APPENDIX 6

16-100 STANDARDSFOR ALL PLANNED DEVELOPMENTS

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 undevel oped properties in accordance
with the adopted comprehensive plan.

5. The planned development shall be located in an areain 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 interna
facilities and services as well as connections to major external facilities and
services at a scale appropriate to the development.
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Design Standards

Whereasit 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 al peripheral
boundaries of the planned devel opment 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.

Other than those regulations specifically set forth in Article 6 for aparticular P
district, the open space, off-street parking, loading, sign and all other similar
regulations set forth in this Ordinance shall have genera application in all
planned developments.

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 accessto
recreational amenities, open space, public facilities, vehicular access routes,
and mass transportation facilities.
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County of Fairfax, Virginia

MEMORANDUM

DATE: September 15, 2014

TO: Barbara Berlin, Director
Zoning Evaluation Division, DPZ

FROM: Pamela G. Nee, Chief @Y
Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ASSESSMENT for; RZ/FDP 2014-BR-009
Burke Junction

This memorandum, prepared by John R. Bell, includes citations from the Comprehensive Plan
that provide guidance for the evaluation of the above referenced special exception plat as
revised through August 26, 2014, Possible solutions to remedy identified environmental
impacts are suggested. Other solutions may be acceptable, provided that they achieve the
desired degree of mitigation and are also compatible with Plan policies.

COMPREHENSIVE PLAN CITATIONS:

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of
the proposal for conformity with the environmental recommendations of the Comprehensive
Plan is guided by the following citations from the Plan:

In the Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition, Environment section
as amended through July 1, 2014, on page 7 through 10, the Plan states:

“Objective 2: Prevent and reduce pollution of surface and groundwater resources.
Protect and restore the ecological integrity of streams in Fairfax
County....

Policy k. For new development and redevelopment, apply better site design and low
impact development techniques such as those described below, and pursue
commitments to reduce stormwater runoff volumes and peak flows, to increase
groundwater recharge, and to increase preservation of undisturbed areas. In
order to minimize the impacts that new development and redevelopment
projects may have on the County’s streams, some or all of the following
practices should be considered where not in conflict with land use compatibility
objectives:

Department of Planning and Zoning

Planning Division

12055 Government Center Parkway, Suite730
Fairfax, Virginia 22033-5509 £S

Phone 703-324-1380

DEPARTMENT OF

Excellence * Innovation * Stewardship Fax 703-324-3056 PLANNING
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/ &ZONING
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- Minimize the amount of impervious surface created. . . .

- Encourage the use of innovative BMPs and infiltration techniques of
stormwater management where site conditions are appropriate, if
consistent with County requirements.

- Apply nonstructural best management practices and bioengineering
practices where site conditions are appropriate, if consistent with
County requirements. . . .

- Maximize the use of infiltration landscaping within streetscapes
consistent with County and State requirements. . . .

Development proposals should implement best management practices to reduce runoff
pollution and other impacts. Preferred practices include: those which recharge groundwater
when such recharge will not degrade groundwater quality; those which preserve as much
undisturbed open space as possible; and, those which contribute to ecological diversity by
the creation of wetlands or other habitat enhancing BMPs, consistent with State guidelines
and regulations. . . .

Programs to improve water quality in the Potomac River/Estuary, and Chesapeake Bay will
continue to have significant impacts on planning and development in Fairfax County. There is
abundant evidence that water quality and the marine environment in the Bay are deteriorating,
and that this deterioration is the result of land use activities throughout the watershed.

In order to protect the Chesapeake Bay and other waters of Virginia from degradation resulting
from runoff pollution, the Commonwealth has enacted regulations requiring localities within
Tidewater Virginia (including Fairfax County) to designate "Chesapeake Bay Preservation
Areas", within which land uses are either restricted or water quality measures must be
provided. Fairfax County has adopted a Chesapeake Bay Preservation Ordinance pursuant to
these regulations.

The more restrictive type of Chesapeake Bay Preservation Area is known as the “Resource
Protection Area (RPA).” With a few exceptions (e.g. water wells, recreation, infrastructure
improvements, "water dependent" activities, and redevelopment), new development is
prohibited in these areas. In Fairfax County, RPAs include the following features:

water bodies with perennial flow;

tidal wetlands;

tidal shores;

nontidal wetlands contiguous with and connected by surface flow to tidal wetlands
or water bodies with perennial flow;

a buffer area not less than 100 feet in width around the above features; and

« as part of the buffer area, any land within a major floodplain.

The other, less sensitive category of land in the Preservation Areas is called the "Resource
Management Area (RMA)." Development is permitted in RMAs as long as it meets water
quality goals and performance criteria for these areas. These goals and criteria include
stormwater management standards, maintenance requirements and reserve capacity for on-site

0:\2014 Development Review Reports\Rezonings\RZ_2014-BR-009_Burke_Junction_env.doc
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sewage disposal facilities, erosion and sediment control requirements, demonstration of
attainment of wetlands permits, and conservation plans for agricultural activities. In Fairfax
County, RMAs include any area that is not designated as an RPA.

A Chesapeake Bay Supplement has been prepared to address a range of issues related to water
quality protection and is incorporated by this reference as part of the Comprehensive Plan.
This Supplement includes a map of the county’s Chesapeake Bay Preservation Area
components as well as discussions and analyses of water quality issues as they relate to
pollution sources, infill development, redevelopment, shoreline erosion control, and shoreline
access.

Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the
avoidable impacts of land use activities in Fairfax County.

Policy a. Ensure that new development and redevelopment complies with the county's
Chesapeake Bay Preservation Ordinance, as applied to Chesapeake Bay
Preservation Areas adopted by the Board of Supervisors . . .”

In the Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition, Environment section
as amended through July 1, 2014, on page 14 through 17, the Plan states:

“Objective 9:  Identify, protect and enhance an integrated network of ecologically
valuable land and surface waters for present and future residents of
Fairfax County.

Policy a: Identify, protect and restore an Environmental Quality Corridor system
(EQC). (See Figure 4.) Lands may be included within the EQC system if
they can achieve any of the following purposes:

- Habitat Quality: The land has a desirable or scarce habitat type, or
one could be readily restored, or the land hosts a species of special
interest. This may include: habitat for species that have been
identified by state or federal agencies as being rare, threatened or
endangered; rare vegetative communities; unfragmented vegetated
areas that are large enough to support interior forest dwelling
species; and aquatic and wetland breeding habitats (i.e., seeps, vernal
pools) that are connected to and in close proximity to other EQC
areas.

- Connectivity: This segment of open space could become a part of a
corridor to facilitate the movement of wildlife and/or conserve
biodiversity. This may include natural corridors that are wide
enough to facilitate wildlife movement and/or the transfer of genetic
material between core habitat areas.

- Hydrology/Stream Buffering/Stream Protection: The land provides,
or could provide, protection to one or more streams through: the
provision of shade; vegetative stabilization of stream banks;
moderation of sheet flow stormwater runoff velocities and volumes;
trapping of pollutants from stormwater runoff and/or flood waters;
flood control through temporary storage of flood waters and

0:\2014 Development Review Reports\Rezonings\RZ_2014-BR-009_Burke Junction_env.doc
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dissipation of stream energy; separation of potential pollution
sources from streams; accommodation of stream channel
evolution/migration; and protection of steeply sloping areas near
streams from denudation.

Pollution Reduction Capabilities: Preservation of this land would
result in significant pollutant reductions. Water pollution, for
example, may be reduced through: trapping of nutrients, sediment
and/or other pollutants from runoff from adjacent areas; trapping of
nutrients, sediment and/or other pollutants from flood waters;
protection of highly erodible soils and/or steeply sloping areas from
denudation; and/or separation of potential pollution sources from
streams.

The core of the EQC system will be the county's stream valleys. Additions to the stream
valleys should be selected to augment the habitats and buffers provided by the stream valleys,
and to add representative elements of the landscapes that are not represented within stream
valleys. The stream valley component of the EQC system shall include the following elements

(See Figure 4):
HIGH ey SLOPE GREATER THAN
QUALITY OR EQUAL 10 15%
HABITAT
£ac
BOUNDARY
. BUFFER
<. AREA
ADDITION
e
W, LIMITS OF 100
YEAR FLOOD PLAIN
X
NG
K / BOUNDARY
- T
WETLANDS / WETLANDS
STREAM
SLOPE LESS
THAN 15%
A TYPICAL

ENVIRONMENTAL QUALITY CORRIDOR

Source: Fairfax County Office of Comprehensive Plenning

FIGURE 4

All 100 year flood plains as defined by the Zoning Ordinance;

All areas of 15% or greater slopes adjacent to the flood plain, or if
no flood plain is present, 15% or greater slopes that begin within 50
feet of the stream channel,;

All wetlands connected to the stream valleys; and
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- All the land within a corridor defined by a boundary line which is 50
feet plus 4 additional feet for each % slope measured perpendicular
to the stream bank. The % slope used in the calculation will be the
average slope measured within 110 feet of a stream channel or, if a
flood plain is present, between the flood plain boundary and a point
fifty feet up slope from the flood plain. This measurement should be
taken at fifty foot intervals beginning at the downstream boundary of
any stream valley on or adjacent to a property under evaluation.

Modifications to the boundaries so delineated may be appropriate if the area designated does
not benefit any of the EQC purposes as described above. In addition, some disturbances that
serve a public purpose such as unavoidable public infrastructure easements and rights of way
may be appropriate. Disturbances for access roads should not be supported unless there are no
viable alternatives to providing access to a buildable portion of a site or adjacent parcel. The
above disturbances should be minimized and occur perpendicular to the corridor's alignment, if
practical, and disturbed areas should be restored to the greatest extent possible

Preservation should be achieved through dedication to the Fairfax County Park
Authority, if such dedication is in the public interest. Otherwise, EQC land should
remain in private ownership in separate undeveloped lots with appropriate
commitments for preservation. The use of protective easements as a means of
preservation should be considered.

When preservation of EQC land is achieved through the development process it is appropriate
to transfer some of the density that would otherwise have been permitted on the EQC land to
the non-EQC portion of the property to provide an incentive for the preservation of the EQC
and to achieve the other objectives of the Plan. The amount of density transferred should not
create an effective density of development that is out of character with the density normally
anticipated from the land use recommendations of the Plan. For example, town homes should
not normally be built adjacent to an EQC in an area planned for two to three dwelling units per
acre. Likewise, an increase in the effective density on the non EQC portion of a site should not
be so intense as to threaten the viability of the habitat or pollution reduction capabilities that
have been preserved on the EQC portion of the site.

Policy b. To provide an incentive for the preservation of EQCs while protecting the
integrity of the EQC system, allow a transfer of some of the density from
the EQC portion of developing sites to the less sensitive areas of these sites.
The increase in effective density on the non-EQC portion of a site should be
no more than an amount which is directly proportional to the percentage of
the site that is preserved. Overall site yield will decrease as site constraints
increase. Maximum density should be determined according to a simple
mathematical expression based upon the ratio of EQC land to total land.
This policy is in addition to other plan policies which impact density and
does not supersede other land use compatibility policies.

The retention of environmental amenities on developed and developing sites is also important.

The most visible of these amenities is the county's tree cover. It is possible to design new
development in a manner that preserves some of the existing vegetation in landscape plans. It
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is also possible to restore lost vegetation through replanting. An aggressive urban forestry
program could retain and restore meaningful amounts of the county's tree cover.”

Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended
through July 1, 2014, pages 19 and 20:

“Objective 13:  Design and construct buildings and associated landscapes to use
energy and water resources efficiently and to minimize short- and
long-term negative impacts on the environment and building
occupants.

Policy a. In consideration of other Policy Plan objectives, encourage the application
of energy conservation, water conservation and other green building
practices in the design and construction of new development and
redevelopment projects. These practices may include, but are not limited to:

Environmentally-sensitive siting and construction of development;

Application of low impact development practices, including
minimization of impervious cover (See Policy k under Objective 2 of
this section of the Policy Plan),

Optimization of energy performance of structures/energy-efficient
design;

Use of renewable energy resources;

Use of energy efficient appliances, heating/cooling systems, lighting
and/or other products;

Application of best practices for water conservation, such as water
efficient landscaping and innovative wastewater technologies, that
can serve to reduce the use of potable water and/or reduce
stormwater runoff volumes;

Reuse of existing building materials for redevelopment projects;

Recycling/salvage of non-hazardous construction, demolition, and
land clearing debris;

Use of recycled and rapidly renewable building materials;

Use of building materials and products that originate from nearby
sources;

Reduction of potential indoor air quality problems through measures
such as increased ventilation, indoor air testing and use of low-
emitting adhesives, sealants, paints/coatings, carpeting and other
building materials;

0:\2014 Development Review Reports\Rezonings\RZ_2014-BR-009_Burke_Junction_env.doc¢
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Policy c.

- Reuse, preservation and conservation of existing buildings, including
historic structures;

- Retrofitting of other green building practices within existing
structures to be preserved, conserved and reused;

- Energy and water usage data collection and performance monitoring;
- Solid waste and recycling management practices; and

- Natural lighting for occupants.

Encourage commitments to implementation of green building practices
through certification under established green building rating systems for
individual buildings (e.g., the U.S. Green Building Council’s Leadershlp in
Energy and Environmental Design for New Construction [LEED-NC®] or

the U.S. Green Building Council’s Leadershlp in Energy and Env1r0nmenta1
Design for Core and Shell [LEED-CS®] program or other equivalent
programs with third party certification). An equivalent program is one that is
independent, third-party verified, and has regional or national recognition or
one that otherwise includes multiple green building concepts and overall
levels of green building performance that are at least similar in scope to the
applicable LEED ratmg system. Encourage commitments to the attainment
of the ENERGY STARP rating where available. Encourage certification of
new homes through an established residential green building rating system
that incorporates multiple green building concepts and has a level of energy
performance that is comparable to or exceeds ENERGY STAR qualification
for homes. Encourage the inclusion of professionals with green building
accreditation on development teams. Encourage commitments to the
provision of information to owners of buildings with green building/energy
efficiency measures that identifies both the benefits of these measures and
their associated maintenance needs. . . . .

Ensure that zoning proposals for residential development that are not
otherwise addressed in Policy b above will incorporate green building
practices sufficient to attain certification under an established residential
green building rating system that incorporates multiple green building
concepts and that includes an ENERGY STAR Qualified Homes designation
or a comparable level of energy performance. Where such zoning proposals
seek development at or above the mid-point of the Plan density range,
ensure that county expectations regarding the incorporation of green
building practices are exceeded in two or more of the following measurable
categories: energy efficiency; water conservation; reusable and recycled
building materials; pedestrian orientation and alternative transportation
strategies; healthier indoor air quality; open space and habitat conservation
and restoration; and greenhouse gas emission reduction. As intensity or
density increases, the expectations for achievement in the area of green
building practices would commensurately increase.”

0:\2014 Development Review Reports\Rezonings\RZ_2014-BR-009 Burke Junction_env.doc
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ENVIRONMENTAL ANALYSIS:
This section characterizes the environmental concerns raised by an evaluation of this site and
the proposed land use. Solutions are suggested to remedy the concerns that have been

identified by staff. There may be other acceptable solutions.

Green Building

The Comprehensive Plan recommends attainment of certification under an established green
building rating system that incorporates multiple green building concepts for zoning proposals
for residential development. The subject property consists of 8.08 acres and is proposed to be
developed with 16 single family detached dwellings at a density of .1.9 dwelling unit per acre.
A number of green building certification options are available for this project, such as, LEED-
Homes, EarthCraft and National Green Building Standard (NGBS) with the Energy Star path
for energy performance. The applicant has provided a commitment to develop the property
with options to pursue either EarthCraft or NGBS with the Energy Star path. Either of these
options would meet the recommendations of the Comprehensive Plan for green building
development.

Water Quality

The subject property is currently developed with a single-family home. The development plan
depicts a Resource Protection Area (RPA) in the western portion of the property. The
Environmental Quality Corridor follows this same delineation. In conformance with the Policy
Plan, the applicant is proposing no development in this environmentally sensitive area. A
variety of water quantity and quality control measures are proposed as part of the new
development. The development plans depict a conventional stormwater management pond
near the southwest corner of the property. The plans also depict a bioretention facility near the
southeast corner of the property. Two other smaller bioretention facilities are also noted.
These measures combined with the preservation of existing tree cover, landscaping, a
grasscrete access road for the stormwater management pond combine to provide a broad
spectrum approach to managing runoff from the proposed development. Any final
determination regarding standards for stormwater management will be made by the
Department of Public Works and Environmental Services (DPWES).

PGN:JRB
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County of Fairfax, Virginia

MEMORANDUM

DATE: September 10, 2014

TO: Mr. William J. O'Donnell Jr. AICP, Staff Coordinator
Department of Planning and Zoning
FROM: Samantha Wangsgard, Urban Fogester D
Forest Conservation Branch, DPV%
SUBJECT: Sideburn-Burke Junction; RZ/FDP 2014-BR-009
RE: Request for assistance dated August 29, 2014

This review is based on the resubmission of the RZ/FDP 2014-BR-009, NCL XI, LLC, Burke
Junction date stamped, “Received, Department of Planning and Zoning, August 27, 2014”.

Based on this review, all tree and landscape related comments from the memo dated July 8, 2014
and all previous memos appear to have been adequately addressed and the Urban Forest
Management Division does not have any further comments at this time.

SW/

UFMDID #: 190300
CC: DPZ File

Department of Public Works and Environmental Services
Urban Forest Management Division

12055 Government Center Parkway, Suite 518

Fairfax, Virginia 22035-5503

Phone 703-324-1770, TTY: 711, Fax: 703-653-9550
www.fairfaxcounty.gov/dpwes
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County of Fairfax, Virginia
MEMORANDUM

DATE: October 8, 2014

TO: Barbara Berlin, Director

Zoning Evaluation Division, Department of Planning & Zoning
FROM:  Michael A. Davis, Interim Chief W

Site Analysis Section, Departmént'of Transportation
FILE: RZ/FDP 2014-BR-009

SUBJECT: RZ/FDP 2014-BR-009 NCL XI, LLC Burke Junction
5636 Guinea Road, Fairfax VA 22032
Tax Map: 077-2 ((1)) 014

This Department has reviewed the subject application and Conceptual/Final Development
Plan (CDP/FDP) dated January 24, 2014 and revised through September 22, 2014, and
proffers dated September 22, 2014. All identified concerns have been addressed except the
following:

* Applicant should provide a pedestrian signal head installed at the Zion Drive leg of the
intersection. This pedestrian signal would permit pedestrians from this community as well
as the surrounding area to safely utilize the existing crosswalks. The pedestrian signal
should meet VDOT standards.

Comments on the proposed proffers were submitted under separate cover.

MAD/RP

Fairfax County Department of Transportation
4050 Legato Road, Suite 400 FCDO] Y
Fairfax, VA 22033-2895 . . & &7 AS L
Phone: (703) 877-5600 TTY: 711 Serving Fairfax County
Fax: (703) 877-5723 O e

www.fairfaxcounty.gov/fcdot



COMMONWEALTH of VIRGINIA

DEPARTMENT OF TRANSPORTATION

CHARLES A. KILPATRICK, P.E. 4975 Alliance Drive

COMMISSIONER

To:

From:

Fairfax, VA 22030
May 2, 2014

Ms. Barbara Berlin
Director, Zoning Evaluation Division

Kevin Nelson
Virginia Department of Transportation — Land Development Section

Subject: RZ/FDP 2014-BR-009 NCL XI, LLC (Burke Junction)

Tax Map # 77-2((01))0014

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments.
Submittals without comment response letters are considered incomplete and will be returned without review.

| have reviewed the above plan submitted on April 2, 2014, and received April 8, 2014.

The following comments are offered:

1.

10.

11.

A curb and gutter half section should be provided along Zion Drive. This
should be 40’ from curb to curb for three laned sections and 52’ from curb to
curb along four laned sections.

A right turn lane should be provided for the site entrance.

A left turn lane should be provided for the site entrance.

The reverse curve should be removed from proposed Zion Court.

A 29' wide typical section should be provided on Zion Court.

A minimum length of 20’ should be provided on the driveways beyond the
sidewalks to prevent blocking of the pedestrian facilities.

The signing strip on Zion Court should be reduced to 4’ in width.

A half section of the proposed Countywide Transportation Plan
improvements should be provided along Guinea Road.

The trail along Guinea Road should be in conformance with the County
Trails Plan and be 10" wide if it is placed within the proposed right of way.

The SWM facility access should be provided from the site or from Zion
Drive. This will eliminate the heavy maintenance vehicle crossing of the
proposed trail and place the access on a lower volume road.

The Zion @urt centerline radii do not appear to meet the required VDOT

minimum of 200’.
We Keep Virginia Moving
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NCL Xl, LLC (Burke Junction)
May 2, 2014

Page 2

12. Sight distance should be demonstrated for the proposed site entrance
location.

If you have any questions, please call me.

cc. Ms. Angela Rodeheaver
{aifaxrezoning2014-BR-009r2 INCLXILLCButkaJunctions-2-14BB
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COMMONWEALTH of VIRGINIA

DEPARTMENT OF TRANSPORTATION

CHARLES A. KILPATRICK, P.E. 497'5 Alliance Drive
COMMISSIONER Fairfax, VA 22030

August 8, 2014

To: Ms. Barbara Berlin
Director, Zoning Evaluation Division

From:  Kevin Nelson
Virginia Department of Transportation — Land Development Section

Subject: RZ/FDP 2014-BR-009 NCL XI, LLC (Burke Junction)
Tax Map # 77-2((01))0014

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments.
Submittals without comment response letters are considered incomplete and will be returned without review.

| have reviewed the above plan submitted on June 24, 2014, and received June 25, 2014.
The following comments are offered in addition to those previously provided (with comment
numbering beginning where the previous comments ended):

13. The turn lane warrant review indicates a left turn lane is not warranted and
VDOT agrees with this assessment based on the currently proposed number
of lots.

14. The proposed interparcel connection appears to be offset an acceptable
distance from Zion Drive to allow future connections.

If you have any questions, please call me.

ccC: Ms. Angela Rodeheaver

fairfaxrezoning2014-BR-009rz2NCLXILLCBurkeJunction8-8-14BB

We Keep Virginia Moving
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APPENDIX 10
FAIRFAX COUNTY PARK AUTHORITY

----------------------------------------------------------------------------------------------

¢t M EMORANDUWM

TO: Barbara Berlin, AICP, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Sandy Stallman, AICP, Manage;ﬂ
Park Planning Branch, PDD 2%

DATE: September 23, 2014

SUBJECT: RZ-FDP 2014-BR-009, Burke Junction, Revised
Tax Map Number: 77-2 ((1)) 14

BACKGROUND

The Park Authority staff has reviewed the proposed Development Plan dated August 26, 2014,
for the above referenced application. The Development Plan shows 17 new single-family
detached dwelling units on an eight acre parcel to be rezoned from R-1 to PDH-3 with proffers.
Based on an average single-family household size of 3.10 in the Pohick Planning District, the
development could add 43 new residents (17 new — 3 existing = 14 x 3.10 = 43) to the Braddock
Supervisory District. This memorandum replaces a prior one dated May 9, 2014.

COMPREHENSIVE PLAN GUIDANCE

The County Comprehensive Plan includes both general and specific guidance regarding parks
and resources. The Policy Plan describes the need to mitigate adverse impacts to park and
recreation facilities caused by growth and development; it also offers a variety of ways to offset
those impacts, including contributions, land dedication, development of facilities, and others
(Parks and Recreation, Objective 6, p.8). Resource protection is addressed in multiple objectives,
focusing on protection, preservation, and sustainability of resources (Parks and Recreation
Objectives 2 and 5, p.5-7).

The P2 Main Branch Community Planning Sector recommendations in the Area III Plan describe
the presence of locally significant heritage resources and the high potential for additional
resources in undeveloped portions of the sector (Area III, Pohick Planning District, P2 Main
Branch Planning Sector, Character, p.30). Guidance for the Planning Sector further suggests that
any development or ground disturbance in the sector should be preceded by heritage resource
studies (ibid, Heritage Resources, p.42). Text from the Pohick District chapter of the Great
Parks, Great Communities Park Comprehensive Plan echoes these recommendations.
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ANALYSIS AND RECOMMENDATIONS

Park Needs:

Using adopted service level standards, staff has identified a need for all types of parkland and
recreational facilities in this area. Existing nearby parks (Pohick Stream Valley, Woodglen
Lake) meet only a portion of the demand for parkland generated by residential development in
the area. In addition to parkland, the recreational facilities in greatest need in this area include
basketball courts, playgrounds, trails, and rectangle fields.

Recreational Impact of Residential Development:

The Fairfax County Zoning Ordinance requires provision of open space and recreational features
within Planned Development Districts (see Zoning Ordinance Sections 6-110 and 16-404). The
minimum expenditure for park and recreational facilities within these districts is set at $1,700 per
non-ADU residential unit for outdoor recreational facilities to serve the development population.
Whenever possible, the facilities should be located within the residential development site. With
17 non-ADUs proposed, the Ordinance-required amount to be spent onsite is $28,900. Any
portion of this amount not spent onsite should be conveyed to the Park Authority for recreational
facility construction at one or more park sites in the service area of the development.

The $1,700 per unit funds required by Ordinance offset only a portion of the impact to provide
recreational facilities for the new residents generated by this development. Typically, a large
portion if not all of the Ordinance-required funds are used for recreational amenities onsite. Asa
result, the Park Authority is not compensated for the increased demands caused by residential
development for other recreational facilities that the Park Authority must provide.

With the Countywide Comprehensive Policy Plan as a guide (Appendix 9, #6 of the Land Use
section, as well as Objective 6, Policy a, b and ¢ of the Parks and Recreation section), the Park
Authority requests a fair share contribution of $893 per new resident with any residential
rezoning application to offset impacts to park and recreation service levels. This allows the Park
Authority to build additional facilities needed as the population increases. To offset the
additional impact caused by the proposed development, the applicant should contribute $38,399
to the Park Authority for recreational facility development at one or more park sites located
within the service area of the subject property.

Onsite Facilities:

An “Amenity Recreational Uses” area is shown on the CDP/FDP (sheet #6) and described in the
applicant’s response memo (dated 6/23/2014). Staff suggests that the description the applicant
has provided in the response memo, regarding likely contents and uses of the area, be included in
a proffer or in a note on the CDP/FDP.

SUMMARY OF RECOMMENDATIONS

This section summarizes the recommendations included in the preceding analysis section.
Following is a table summarizing recreation contribution amounts consistent with the Zoning
Ordinance and Comprehensive Plan guidance:
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Proposed Uses P-District Onsite Requested Park Total
Expenditure Proffer Amount

Single-family $28,900 $38,399 $67,299

detached units

In addition, the Park Authority recommends the following:

e Include a description of the likely contents and uses of the “Amenity Recreational
Uses” area in a proffer or note on the CDP/FDP.

Please note the Park Authority would like to review and comment on proffers related to park and
recreation issues. We request that draft and final profters be submitted to the assigned reviewer
noted below for review and comment prior to completion of the staff report and prior to final
Board of Supervisors approval.

FCPA Reviewer: Anna Bentley
DPZ Coordinator: William O’Donnell

Copy: Cindy Walsh, Director, Resource Management Division
Liz Crowell, Manager, Cultural Resource Management & Protection Section
William O’Donnell, DPZ Coordinator
Chron File
File Copy
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Department of Facilities and Transportation Services

FAIRFAX COUNTY Office of Facilities Planning Services
PUBLIC SCHOOLS 8115 Gatehouse Road, Suite 3200
Falls Church, Virginia 22042
October 7, 2014
TO: Barbara Berlin, Director
Zoning Evaluation Division
Fairfax County Department of Planning & Zoning
FROM: Aimee Holleb, Assistant Director 28—
Office of Facilities Planning Services
SUBJECT: RZ/FDP 2014-BR-009, NCL XI, LLC. (Updated)
ACREAGE: 8.08 acres
TAX MAP: 77-2 (1)) 14
PROPOSAL:

The application requests to rezone the site from R-1 to PDH-3 district. The proposal would permit a
maximum of 17 single family detached homes. The site currently contains three single family detached
houses, however under the current R-1 zoning, the site could be developed with up to 8 single family
detached houses. A prior review memo for this application was provided on April 22, 2014.

ANALYSIS:
School Capacities

The schools serving this area are Bonnie Brae Elementary, and Robinson Secondary schools. The chart
below shows the existing school capacity, enroliment, and projected enroliment.

Bonnie Brage ES 817 /817 701 713 104 740 77
Rebinson MS 1,296 /1,296 1,219 1,182 134 1,098 198
Robinson HS 2,568 /2,568 2,709 2,793 -225 2,570 -2

Capacities based on 2015-2019 Capital Improvement Program (December 2013)
Project Enroliments based on 2013-14 to 2018-19 6-Year Projections (Aprit 2013)

The school capacity chart above shows a snapshot in time for student enroliments and school capacity
balances. Student enroliment projections are done on a six year timeframe, currently through school year
2018-19 and are updated annually. At this time, if development occurs within the next five years, Bonnie
Brae and Robinson MS are projected to have surplus capacity; Robinson HS is projected to have a slight
capacity deficit. Beyond the six year projection horizon, enroliment projections are not available.

Capital Improvement Program Projects
The 2015-19 Capital Improvement Program (CIP) does not include any specific projects at the impacted
schools.

Development Impact
Based on the number of residential units proposed, the chart below shows the number of anticipated
students by school level based on the current countywide student yield ratio.
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Existing (Potential By-right

2012 Countywide student yield ratios (Sepfember 2013)

Proposed

Elementary 273 8 2
Middle .086 8 1
High A77 8 1

4 total

Elementary 273 17
Middle .086 17 1
High A77 17 3

9 total

2072 Countywide student yield ratios (September 2013)

RECOMMENDATIONS:

Proffer Contribution

A net of 5 new students is anticipated (3 Elementary, 0 Middle, 2 High). Based on the approved
Residential Development Criteria, a proffer contribution of $54,125 (5 x $10,825) is recommended to
offset the impact that new student growth will have on surrounding schools. It is recommended that the
preffer contribution funds be directed as follows:

...to be utilized for capital improvements to Fairfax County public schools to address impacts on
the school division resulting from [the applicant's development].

Itis also recommended proffer payment occur at the time of site plan or first building permit approval. A
proffer contribution at the time of occupancy is not recommended since this does not allow the school
system adequate time to use the proffer contribution to offset the impact of new students.

In addition, an “escalation” proffer is recommended. The suggested per student proffer contribution is
updated on an annual basis to reflect current market conditions. The amount has decreased over the last
several years because of the down turn in the economy and lower construction costs for FCPS. As a
result, an escalation proffer would allow for payment of the school proffer based on either the current
suggested per student proffer contribution at the time of zoning approval or the per student proffer
contribution in effect at the time of development, whichever is greater. This would better offset the impact
that new student yields will have on surrounding schools at the time of development. For your reference,
below is an example of an escalation proffer that was included as part of an approved proffer contribution
to FCPS.

Adjustment to Contribution Amounts. Following approval of this Application and prior to the
Applicant’s payment of the amount(s) set forth in this Proffer, if Fairfax County should increase
the ratio of students per unit or the amount of contribution per student, the Applicant shall
increase the amount of the contribution for that phase of development to reflect the then-current
ratio and/or contribution. If the County should decrease the ratio or contribution amount, the
Applicant shall provide the greater of the two amounts.

Proffer Notification

Itis also recommended that the developer proffer notification be provided to FCPS when development is
likely to occur or when a site plan has been filed with the County. This will allow the school system
adequate time to plan for anticipated student growth to ensure classroom availability.
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Attachment; Locator Map

CC.

Megan McLaughlin, School Board Member, Braddock District

Elizabeth Schultz, School Board Member, Springfield District

Ted Velkoff, Vice-Chairman, School Board Member, At-Large

Hiryong Moon, School Board Member, At-Large

Ryan McElveen, School Board Member, At-Large

Jeffrey Platenberg, Assistant Superintendent, Facilities and Transportation Services
Angela Atwater, Assistant Superintendent, Region 4

Kevin Sneed, Special Projects Administrator, Design and Construction Services
Matthew Eline, Principal, Robinson Secondary School

Kathy Bruce, Principal, Bonnie Brae Efementary School
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County of Fairfax, Virginia

MEMORANDUM

DATE: April 22,2014

TO: Barbara C. Berlin, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Eric Fisher, GIS Coordinator
Information Technology Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Rezoning/Final
Development Plan Application RZ/FDP 2014-BR-009
The following information is submitted in response to your request for a preliminary Fire and

Rescue Department analysis for the subject:

1. The application property is serviced by the Fairfax County Fire and Rescue Department
Station #414, Burke

2. After construction programmed __ (n/a) this property will be serviced by the fire
station (n/a)

Proudly Protecting and

: - Fireand R Departmen
Serving Our Community e and Rescue Department

4100 Chain Bridge Road
Fairfax, VA 22030
703-246-2126
www.fairfaxcounty.gov/fire
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3 MEMORANDUM

DATE: April 11, 2014

TO: Billy O’Donnell
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Sharad Regmi, P.E.
Engineering Analysis and Planning Branch

SUBJECT: Sanitary Sewer Analysis Report

REF: Application No. RZ/FDP 2014-BR-009
Tax Map No. 077-2-((01))-0014

The following information is submitted in response to your request for a sanitary sewer analysis for above
referenced application:

1. The application property is located in Phohick Creek (N-1) watershed. It would be sewered into the
Noman M. Cole Pollution Control Plant (NMCPCP).

2. Based upon current and committed flow, there is excess capacity in the NMCPCP. For purposes of this
report, committed flow shall be deemed that for which fees have been paid, building permits have been
issued, or priority reservations have been established by the Board of Supervisors. No commitment can
be made, however, as to the availability of treatment capacity for the development of the subject
property. Availability of treatment capacity will depend upon the current rate of construction and the
timing for development of this site.

3. An existing 10 inch line located in the Guinea Road and approximately 173 ft from the property is
adequate for the proposed use at this time.
4. The following table indicates the condition of all related sewer facilities and the total effect of this
application.
Existing Use Existing Use
Existing Use + Application + Application
+Application +Previous Applications + Comp Plan
Sewer Network Adeq. Inadeg Adeg. Inadeq Adeg. Inadeq
Collector X X X
Submain X X X
Main/Trunk X X X
5. Other pertinent comments:
R iyt Department of Public Works and Environmental Services
AA Wastewater Planning & Monitoring Division
A 12000 Government Center Parkway, Suite 358
A Fairfax, VA 22035
~ Phone: 703-324-5030, Fax: 703-803-3297

Quality of Water = Quality of Life WWW.fairfaXCOUH'[V.CIOV/dDWES
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Water

FAIRFAX COUNTY WATER AUTHORITY
8560 Arlington Boulevard, Fairfax, Virginia 22031
www.fairfaxwater.org

PLANNING & ENGINEERING
DIVISION

Jamie Bain Hedges, P.E.

Director

(703) 289-6325

Fax {703) 289-6382 April 4, 2014

Ms. Barbara Berlin, Director

Fairfax County Department of Planning and Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5505

Re:  FDP 2014-BR-009
RZ 2014-BR-009
Burke Junction
Tax Map: 77-2

Dear Ms. Berlin:

The following information is submitted in response to your request for a water
service analysis for the above application:

1. The property can be served by Fairfax Water.

2. Adequate domestic water service is available at the site from an existing 12-inch
" water main located in Zion Drive. See the enclosed water system map.

3. Please be aware that Fairfax Water operates a 30-inch transmission main in
Guinea Road. In accordance with Fairfax Water policy (copy enclosed) all
developer proposed relocations of Fairfax Water transmission mains greater than
16-inches in diameter require the approval of the Fairfax Water Board. Ifit is
determined that the proposed construction requires relocation of this transmission
main, the applicant must submit a letter to the attention of Ms. Jamie Bain
Hedges, P.E., Director, Planning and Engineering, requesting permission to
relocate the existing transmission main. Submission of such a request, if
necessary, is recommended as soon as possible to avoid subsequent project delays
or rework. Relocation of the transmission main, if approved, will be at the
owner’s expense. After staff review, the request will be forwarded to the Board
for consideration.




4. Depending upon the configuration of the on-site water mains, additional water
main extensions may be necessary to satisfy fire flow requirements and
accommodate water quality concerns.

If you have any questions regarding this information please contact Ross Stilling
at (703) 289-6385.

Sincerely,
oA Sy

Traci K. Goldberg, P.E.
Manager, Planning Department

Enclosure



Transmission Main Relocation Policy

Adopted April 23, 2009

Water mains larger than 16-inches in diameter constitute the backbone of the Fairfax
County Water Authority’s (Authority) transmission system. Their continuous operation
is necessary to best ensure adequate flow and pressure throughout the system for the
provision of domestic service and fire protection. These transmission mains are located
in easements benefitting the Authority and in state right-of-ways with approval of the
Virginia Department of Transportation.

Occasionally, private land developers request permission to relocate portions of the
Authority’s transmission mains to facilitate best use of the developer’s property. Given
the significant risk and high degree of coordination necessary to effectively relocate
transmission mains without compromising the integrity of the Authority’s operations
during these activities, all proposed relocations of water mains larger than 16-inches in
diameter that are initiated by private development activity must be submitted to the
Authority Board for approval

When reviewing proposed relocations, the Board will consider various factors, including
but not limited to:

1) The extent of the relocation.

2) The anticipated transmission main outage duration during tie-ins.

3) The impact to the local service area and the overall system.

4) The level of staff effort required to effectively coordinate and execute the
relocation.

5) The benefits to the Authority of the proposed relocation.

Upon a request from a private developer to relocate a water main larger than 16-inches in
_diameter, Authority staff will prepare an item discussing the above factors for the Board’s
consideration.

All such transmission relocations approved by the Authority shall be designed,
constructed and completed at the sole cost and expense of the developer, including a
reasonable fee to compensate the Authority for staff time devoted to the review,
inspection and approval of such relocation. For all approved transmission relocations, the
Authority shall require the developer to enter into a written agreement that obligates the
developer to complete all work in accordance with the plans approved by the Authority
for such relocation. Whether the subject property will be served by the Authority or by
another public water utility shall not be a factor in the Board's consideration of whether to
approve a relocation request.
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County of Fairfax, Virginia

MEMORANDUM

DATE: August 8, 2014

TO: William O’Donnell, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: William J. Veon, Jr., Senior Engineer 111 (Stormwater)
Central Branch, Site Development and Inspections Division
Department of Public Works and Environmental Services

SUBJECT: Zoning Application No.: RZ/FDP 2014-BR-009
NCL XI, LLC (aka, Sideburn-Burke Station)
Conceptual/Final Development Plan (REVISED dated June 20, 2014)
LDS Project No.: 006128-ZONA-001-1
Tax Map No.: 077-2-01-0014
Braddock District

The subject revised application has been reviewed and the following stormwater management
comments are offered at this time:

The County’s Stormwater Management Ordinance (SWMO) and current, updated version of the
Public Facilities Manual are applicable to the development of this CDP/FDP and the ultimate
design of this project.

Chesapeake Bay Preservation Ordinance (CBPO)

There is Resource Protection Area (RPA) on this site. A site-specific RPA boundary delineation
study will need to be submitted and approved prior to Subdivision Plan submittal (PFM 6-
1701.3). Land disturbance in, or other encroachment into an RPA is not permitted without a
separately approved Waiver for a specific activity. Also, once the site-specific RPA boundary is
approved, proposed facilities and the limits of land disturbance will need to be adjusted again if
the final RPA expands beyond the currently depicted RPA.

It appears a retaining wall is now proposed to help avoid planned site encroachments into the
RPA. However, most of this wall appears to be on or very near the currently estimated RPA
boundary. The work area for the wall construction, a width of at least 10’ along both sides of the
wall perimeter must be included in the limits of planned land disturbance, and will encroach into
the depicted RPA. The wall will need to be relocated further away from the boundary so that the
associated land disturbance work area is also outside of the final site-specific RPA.

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




William O’Donnell, Staff Coordinator

Zoning Application No.: RZ/FDP 2014-BR-009 (REVISED)
August 8, 2014

Page 2 of 3

SWMO Article 4 design criteria are applicable to this proposed project, and water quality
controls are required (PFM 6-0401 & SWMO 124-4-2.2.c). The SWM/BMP’s proposed to
generate the required annual phosphorus removal from the project’s post-development
stormwater flows include: rooftop disconnection, an urban bioretention facility, two level-2 dry
swales, a level-1 extended detention pond, and a level-1 bioretention facility. Preliminary VRRM
(Virginia Runoff Reduction Method) calculations have been provided to estimate the phosphorus
reduction requirement, as well as to identify the design engineer’s expectation that the proposed
SWM/BMP facilities will provide compliance with this requirement. Calculation and design
details will be reviewed at the final design/site plan stage.

Please note, as identified previously, the “simple disconnection” option for the rooftop
disconnection BMP is not permitted without approval from the Director on a case-by-case basis
(PFM 6-1312.2.A). Credit for this type of BMP has been claimed in the provided VRRM
spreadsheet for Drainage Area A. The “Sheetflow to a Conserved Open Space” BMP is the
recommended sheet flow BMP practice.

Floodplains
There are no regulated floodplains on the property/site.

Downstream Drainage Complaints
There are no significant, contemporary downstream drainage complaints on file.

Stormwater Management/Detention

SWMO Article 4 design requirements/criteria are applicable to this proposed project, and
stormwater management/detention facilities are required (PFM 6-0301.2 & SWMO 124-4-4.D).
The SWM/BMP facilities proposed to provide the project’s required post-development
stormwater detention/retention storage volume include: a level-1 extended detention pond and a
level-1 bioretention facility. The bioretention facility is to be upsized to detain/retain some
additional stormwater volume. Preliminary calculations have been provided to identify the
design engineer’s expectation that the post-development discharge restrictions can be achieved.
Calculation and design details will be reviewed at the final design/site plan stage.

Additionally, any proposed impoundment with embankment/dam height > 2 will need to adhere
to the requirements of PFM 6-1600 (including the dam breach analysis requirement) at the final
design/site plan stage.

Site Quitfall

A preliminary Outfall Narrative has been included, and the engineer has provided a professional
opinion that the development meets the criteria for an Adequate Outfall. Three site outfalls are
identified. Outfall A is identified as a sheetflow outfall in the predevelopment condition, and is
proposed to remain a sheetflow outfall in the post-development condition. Outfalls B & C are
concentrated flow outfalls that ultimately discharge to a natural channel within the limits of



William O’Donnell, Staff Coordinator

Zoning Application No.: RZ/FDP 2014-BR-009 (REVISED)
August 8, 2014

Page 3 of 3

analysis. The design engineer has proposed the use of (and shall use) the Energy Balance
Equation identified at SWMO 124-4-4.B.1.a, to establish the allowable post-development
Outfalls B & C discharges for the 1-yr and 10-yr storm events, and shall also use this equation to
develop the discharges for the 2-yr event (SWMO 124-4-4.C.4) and possibly the 100-yr event
(SWMO 124-4-4.C.7). The calculation and design details associated with the required outfall
discharge restrictions will be reviewed with the adequate outfall analysis and stormwater
detention design at the final design/site plan stage.

Stormwater Planning Comments

This site is located in the Pohick Creek Watershed and the Pohick-Sideburn Branch Watershed
Management Area. There is a future County buffer restoration project (PC9819) proposed for
the stream running immediately adjacent to this property and Zion Road.

Dam Breach
The property is located adjacent to, but not within a dam breach inundation zone.

Miscellaneous

The stormwater management plan to be prepared at final design, and submitted to the County for
review and ultimate VSMP permit approval, must address all of the items listed in SWMO 124-
2-7.B.

The latest BMP specifications provided on the Virginia Stormwater BMP Clearinghouse website
must be used for final design. The design engineer is also referred to LTI 14-13 (copy attached)
with regard to selection of the appropriate BMP specifications.

Proposed Proffer #16 (dated June 20, 2014) must be updated to reflect the SWMO and other
stormwater management regulations and criteria that became effective on July 1, 2014. For
example, proprietary SWM/BMP facilities (i.e., filteras, bayfilters, etc.) are not currently
permitted. The requirement to use the Energy Balance Equation (SWMO 124-4-4.B.1.a) to
determine allowable concentrated flow discharges from the site should also be proffered to help
ensure adequate outfall will be achieved at final design for the proposed development.

Please contact me at 703-324-1648 or William.Veon@fairfaxcounty.gov, if you have any
questions or require additional information.

wWJv/

cc:  Don Demetrius, Chief, Watershed Projects Evaluation Branch, SPD, DPWES
Fred Rose, Chief, Watershed Planning & Assessment Branch, SPD, DPWES
Durga Kharel, Chief, Central Branch, SDID, DPWES
Hani Fawaz, Senior Engineer I11, Central Branch, SDID, DPWES
Zoning Application File
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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.



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 with out
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.



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.



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 Agricultural & Forestal District PDH Planned Development Housing

ADU Affordable Dwelling Unit PFM Public Facilities Manual

ARB Architectural Review Board PRC Planned Residential Community

BMP Best Management Practices RC Residential-Conservation

BOS Board of Supervisors RE Residential Estate

BZA Board of Zoning Appeals RMA Resource Management Area

COG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Residential Use Permit

CDP Conceptual Development Plan Rz Rezoning

CRD Commercial Revitalization District SE Special Exception

DOT Department of Transportation SEA Special Exception Amendment

DP Development Plan SP Special Permit

DPWES Department of Public Works and Environmental Services TDM Transportation Demand Management
DPz Department of Planning and Zoning TMA Transportation Management Association
DU/AC Dwelling Units Per Acre TSA Transit Station Area

EQC Environmental Quality Corridor TSM Transportation System Management
FAR Floor Area Ratio UP & DD Utilities Planning and Design Division, DPWES
FDP Final Development Plan VvC Variance

GDP Generalized Development Plan VDOT Virginia Dept. of Transportation

GFA Gross Floor Area VPD Vehicles Per Day

HC Highway Corridor Overlay District VPH Vehicles per Hour

HCD Housing and Community Development WMATA Washington Metropolitan Area Transit Authority
LOS Level of Service WS Water Supply Protection Overlay District
Non-RUP  Non-Residential Use Permit ZAD Zoning Administration Division, DPZ
0OsDS Office of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ

PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division

PDC Planned Development Commercial
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