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PLANNING COMMISSION: February 11, 2015
BOARD OF SUPERVISORS: Not Yet Scheduled

County of Fairfax, Virginia

January 28, 2015
STAFF REPORT

SPECIAL EXCEPTION APPLICATION SE 2014-PR-032
& 2232-P14-4

PROVIDENCE DISTRICT

APPLICANT: Virginia Electric and Power Company,
d/b/a Dominion Virginia Power

ZONING: R-3

PARCEL(S): 49-2 ((1)) 151, 49-2 ((12)) 1A

LOCATION: 7701 and 7707 Shreve Road

ACREAGE: 7.15 acres

PLAN MAP: Public Facility

SE CATEGORY: Category 1 Use: Electrical Substation

PROPOSAL.: To determine whether the proposed

redevelopment of the existing electrical
substation satisfy the criteria of
location, character and extent pursuant
to Sect. 15.2-2232 of the Code of
Virginia, and requests Special
Exception approval to permit
redevelopment of existing electrical
substation

Suzanne Wright

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




STAFF RECOMMENDATIONS:

Staff recommends that the Planning Commission find that the facility proposed under
2232-P14-4 satisfies the criteria of location, character, and extent as specified in
Section 15-2.2232 of the Code of Virginia, and therefore is substantially in accord with
the provisions of the Comprehensive Plan.

Staff recommends approval of SE 2014-PR-032, subject to the Proposed Development
Conditions contained in Appendix 1.

Staff recommends approval of a modification to the transitional screening requirements
along all boundaries of this site in favor of that shown on the SE Plat.

Staff recommends that the Board direct the Director of DPWES to approve a
modification of 10 year tree canopy requirements in favor of that shown on the SE Plat.

Staff recommends that the Board direct the Director of DPWES to approve a waiver of
tree preservation target requirements in favor of that shown on the SE Plat.

Staff recommends that the Board approve a modification of the tree canopy
requirements in favor of what is shown on the SE Plat.

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.

O:\slinO0\SE_SEA\SE 2014-PR-032 Dominion Power\Staff Report\01--Staff Report Cover.doc

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance
‘ (L)\_‘ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).
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TAX MAP #: 0492-01-0151, 0492—12—-0001A
ZONING: R-3

DISTRICT: PROVIDENCE

USE: LIGHT PUBLIC UTILITY USE (CATEGORY 1), ELECTRIC SUBSTATION,
TELECOMMUNICATIONS FACILITY

PARCEL AREA: 7.148 ACRES (TOTAL)

VICINITY MAP

MINIMUM LOT SIZE

MINIMUM LOT WIDTH
MAXIMUM BUILDING HEIGHT
MAXIMUM FLOOR AREA RATIO
OPEN SPACE

REQUIRED

10,500 S.F.

80 FT.
EXEMPT
EXEMPT
25%

PROVIDED
311,367 S.F.

425 FT.
32+ FT.
043
33%

CIVIL ENGINEER: APPLICANT:

DOMINION VIRGINIA POWER
701 EAST CARY STREET, 12TH FLOOR
RICHMOND, VA 23219

DEWBERRY ENGINEERS INC.
4805 LAKE BROOK DRIVE, SUITE 200
GLEN ALLEN, VA 23060

CONTACT: KEN WAGNER, SENIOR PROJECT MANAGER
PHONE: 804—-205-3350

FAX: 804—290-7928

EMAIL: kwagner@dewberry.com

CONTACT: COURTNEY FISHER, PERMIT SPECIALIST
PHONE: 804—-771-6408

FAX: 804—771-6303

EMAIL: courtney.r.fisher@dom.com
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SITE USE NOTES

A. TYPE OF OPERATION: ELECTRIC SUBSTATION; TELECOMMUNICATIONS FACILITY—TOWER AND CONTROL ENCLOSURE (EXISTING AND
PROPOSED)

B. HOURS OF OPERATION: 24 HOURS A DAY FOR BOTH ELECTRIC SUBSTATION AND TELECOMMUNICATIONS FACILITY (EXISTING
AND PROPOSED)

C. ESTIMATED NUMBERS OF PATRONS/CLIENTS/PATIENTS/PUPILS/ETC: ZERO (0) FOR BOTH ELECTRICAL SUBSTATION AND
TELECOMMUNICATIONS FACILITY (EXISTING AND PROPOSED)

D. PROPOSED NUMBER OF EMPLOYEES/ATTENDANTS/TEACHERS/ETC: ZERO (O) EMPLOYEES WILL BE ON SITE FULL-TIME. IT IS
EXPECTED THAT A DOMINION EMPLOYEE WILL VISIT THE ELECTRIC SUBSTATION ONE TO TIMES PER MONTH, AND AN AT&T
EMPLOYEE WILL VISIT THE TELECOMMUNICATIONS FACILITY ONE TO TWO TIMES PER MONTH. (EXISTING AND PROPOSED)

E. ESTIMATE OF TRAFFIC IMPACT OF PROPOSED USE: (INCLUDE MAXIMUM EXPECTED TRIP GENERATION AND THE DISTRIBUTION OF
SUCH TRIPS BY MODE AND TIME OF DAY) TRAFFIC IMPACT WILL BE NONE TO VERY MINIMAL. IT IS EXPECTED THAT DOMINION
EMPLOYEES WILL VISIT THE ELECTRIC SUBSTATION SITE ONE TO TWO TIMES PER MONTH, USUALLY DURING DAYLIGHT HOURS;
AND AN AT&T EMPLOYEE WILL VISIT THE TELECOMMUNICATIONS FACILITY ONE TO TWO TIMES PER MONTH. (EXISTING AND
PROPOSED)

F. AREA TO BE SERVED BY PROPOSED USE: SURROUNDING COMMUNITIES — THE ELECTRIC SUBSTATION WILL SERVE FAIRFAX
COUNTY, CITY OF FALLS CHURCH, CITY OF FAIRFAX, AND METRORAIL. THE TELECOMMUNICATIONS FACILITY WILL SERVE THE
SURROUNDING AREA. (EXISTING AND PROPOSED)

G. DESCRIPTION OF BUILDING FACADE/ARCHITECTURE OF PROPOSED NEW BUILDINGS: THE ELECTRIC SUBSTATION EQUIPMENT
ENCLOSURES WILL BE METAL AND ANSI GRAY IN COLOR, AND LOCATED COMPLETELY WITHIN THE 20’ TALL SOLID SCREENING
WALL AROUND THE PERIMETER OF THE SITE. THE TELECOMMUNICATIONS CONTROL ENCLOSURE WILL BE PANELED AND LIGHT
BROWN/TAN IN COLOR. (EXISTING AND PROPOSED)

H. LISTING OF BELOW HAZARDOUS OR TOXIC SUBSTANCES TO BE GENERATED, UTILIZED, STORED, TREATED, AND/OR DISPOSED
OF ON SITE AND THE SIZE AND CONTENTS OF ANY EXISTING OR PROPOSED STORAGE TANKS OR CONTAINERS:

ALL HAZARDOUS OR TOXIC SUBSTANCES AS SET FORTH IN TITLE 40, CODE OF FEDERAL REGULATIONS PARTS 116.4, 302.4,

AND 355:

ELECTRIC SUBSTATION:

—ELECTRICAL INSULATING OIL (TRANSFORMER OIL) IS PRESENT IN EACH TRANSFORMER AND REACTOR. WHENEVER THIS

EQUIPMENT IS REPLACED, THE OIL IS REMOVED AND PLACED INTO TANK TRAILERS. THERE IS NO OIL STORAGE ONSITE.

(EXISTING AND PROPOSED)

TELECOMMUNICATIONS FACILITY:

—NO HAZARDOUS OR TOXIC SUBSTANCES (EXISTING AND PROPOSED)

ALL HAZARDOUS WASTE AS SET FORTH IN VIRGINIA DEPARTMENT OF ENVIRONMENTAL QUALITY HAZARDOUS WASTE MANAGEMENT

REGULATIONS:

ELECTRIC SUBSTATION:

—NO HAZARDOUS WASTE ON-SITE (EXISTING AND PROPOSED)

TELECOMMUNICATIONS FACILITY:

—NO HAZARDOUS WASTE ON-SITE (EXISTING AND PROPOSED)

PETROLEUM PRODUCTS AS DEFINED IN TITLE 40, CODE OF FEDERAL REGULATIONS PART 280

ELECTRIC SUBSTATION:

—ELECTRICAL INSULATING OIL (TRANSFORMER OIL) IS PRESENT IN EACH TRANSFORMER AND REACTOR. WHENEVER THIS

EQUIPMENT IS REPLACED, THE OIL IS REMOVED AND PLACED INTO TANK TRAILERS. THERE IS NO OIL STORAGE ONSITE.

(EXISTING AND PROPOSED)

TELECOMMUNICATIONS FACILITY:

—NO PETROLEUM PRODUCTS ON-SITE (EXISTING AND PROPOSED)

. THE PROPOSED USE HEREIN CONFORMS TO THE PROVISIONS OF ALL APPLICABLE ORDINANCES, REGULATIONS, ADOPTED
STANDARDS, AND ANY APPLICABLE CONDITIONS; EXCEPT THE FOLLOWING:

1. TREE PRESERVATION: A DEVIATION FROM PUBLIC FACILITY MANUAL (PFM) 12—0508.3A (3). A DEVIATION REQUEST IS BEING
SUBMITTED FOR A CHANGE FROM THE TREE PRESERVATION TARGET. THIS REQUEST IS REQUIRED DUE TO THE OVERHEAD
TRANSMISSION LINES OVER THE SITE AND THE FEDERAL ENERGY REGULATORY COMMISSION (FERC) AND NORTH AMERICAN
ELECTRICAL RELIABILITY (NERC) TREE MANAGEMENT STANDARDS. SEE EXISTING VEGETATION MAP SHEET FOR DETAILS.

2. REDUCTION IN TRANSITIONAL SCREENING: A MODIFICATION REQUEST IS BEING SUBMITTED FOR A 2/3 REDUCTION IN THE
TRANSITIONAL SCREENING YARD WIDTH. SEE PROPOSED LANDSCAPING SHEET FOR DETAILS.

3. EENCE/WALL HEIGHT: A WAIVER REQUEST IS BEING SUBMITTED FOR THE HEIGHT OF THE SCREENING WALL AROUND THE
PERIMETER OF THE SUBSTATION PROPERTY. SEE PROPOSED FACILITY SHEET FOR WALL HEIGHTS (20—FOOT HIGH,
MEASURED FROM THE OUTSIDE OF THE WALL)

SITE NOTES:

1. THIS PARCEL LIES IN FLOOD ZONE "X” (AREAS DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN),

AS DEFINED BY THE FEDERAL EMERGENCY MANAGEMENT AGENCY, MAP NUMBER 51089C0165E, EFFECTIVE DATE: SEPTEMBER

17, 2010.

2. THIS SITE IS NOT WITHIN OR ADJACENT TO A RESOURCE PROTECTION AREA AS SHOWN ON THE CHESAPEAKE BAY
PRESERVATION AREA MAP (SHEET 49-2) PREPARED BY COUNTY OF FAIRFAX.

3. TOPOGRAPHIC SURVEY (FIELD—RUN) PERFORMED BY BURGESS & NIPLE, INC. IN JUNE AND JULY, 2013.

4. EXISTING SITE ZONING IS R—3. BUILDING SETBACKS: FRONT = 30’, REAR = 25’, SIDES = 10’. SETBACKS BASED ON
FAIRFAX COUNTY ZONING ORDINANCE, SEC. 3—307. ADDITIONAL SETBACKS OR BUFFERS MAY BE REQUIRED, REFER TO
FAIRFAX COUNTY ZONING ORDINANCES PART 3.

5. PROPERTY LINES SHOWN HEREON ARE BASED UPON FIELD MONUMENTATION, REFERENCED DEEDS, AND PLATS.
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SOIL LEGEND:

30A: CODORUS AND HATBORO SOILS
95: URBAN LAND

101:
104B: WHEATON—-FAIRFAX COMPLEX

105B: WHEATON—-GLENELG COMPLEX

108B: WHEATON-SUMERDUCK COMPLEX

URBAN LAND—WHEATON COMPLEX

SOILS MAP
SCALE: 1”7 = 500’ SCALE: 1”7 = 500’
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BOTTOM [> <] BOTTOM 5’ 5’
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TYPICAL 20’ GATE SIGNAGE DETAIL
NOT TO SCALE

CONSTRUCTION ACCESS NOTE:

1. THE STAGING AND PARKING OF CONSTRUCTION VEHICLES SHALL OCCUR ON THE PROPERTY, INCLUDING
PERSONAL VEHICLES UTILIZED BY CONSTRUCTION WORKERS. THE HOURS OF CONSTRUCTION SHALL BE
POSTED IN ENGLISH AND IN SPANISH AND SHALL BE LIMITED TO THE HOURS BETWEEN 7:00 AM AND 9 PM
MONDAY THROUGH FRIDAY AND 8:00 AM TO 9 PM ON SATURDAYS. NO CONSTRUCTION SHALL OCCUR ON
SUNDAYS OR MAJOR FEDERAL HOLIDAYS. THE APPLICANT SHALL PROVIDE THE PROVIDENCE DISTRICT
SUPERVISOR’S OFFICE WITH A POINT OF CONTACT FOR CONSTRUCTION RELATED ISSUES. THE APPLICANT
SHALL PROVIDE AN INITIAL RESPONSE TO CONSTRUCTION RELATED ISSUES WITHIN 24 HOURS OF RECEIVING

NOTICE.
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CABINET DIMENSIONS VARY CABINET DIMENSIONS VARY
CENTER ON DODOR WITH HANDLE CENTER ON DOOR WITH HANDLE

BEST AT EYE LEVEL (IF POSSIBLE) BEST AT EYE LEVEL (IF POSSIBLE)

TYPICAL OUTDOOR CABINET SIGNAGE DETAIL

TYPICAL WALL PANEL SIGNAGE DETAIL

NOT TO SCALE

NOTE: SIGNS WILL BE SPACED NOMINALLY EVERY 30’ ALONG WALL.
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SIGN
NUMBER

STOCK

DISCRIPTION NUMBER

REQUESTED BY SUBSTATION ENGINEERING

N/A

1 SIGN, SITE IDENTIFICATION | orpifire

2 SIGN, ACCESS INSTRUCTIONS | 42214023
SIGN, NOTICE NO TRESPASSING

3 PROPERTY OF DOMINION 76711000
SIGN, DANGER HAZARDOUS

i VOLTAGE, KEEP OUT 42009566

REQUESTED BY SUBSTATION SUPERVISOR

SIGN, WARNING ARC FLASH

a HAZARD 42211775
6 | |Bence Thetoe. oo ne 42114449
7] | FENCE" (N SUPPORTING Pvc) | 42211867
8 | |RAzard (ON BOX/CABINED) | 42211778
3 LABEL, ACCESS INSTRUCTIONS, | 43514630
18] | BATTEAY"SYSTEM (ENTRY DOOR) | 42211868

TYPICAL DOOR SIGNAGE DETAIL

SUBSTATION SIGNAGE LEGEND
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# Dewberry

Dewhberry Engineers Inc.

4805 Lake Brook Drive, Suite 200
Glen Allen, VA 23060-9278
804.290.7957

804.290.7928 fax
www.dewberry.com

Dominion Virginia Power
Idylwood Substation
Fairfax County, Virginia

STORMWATER NARRATIVE

Project Description

Dominion Virginia Power (Dominion) will be expanding an existing electrical substation in Fairfax County,
Virginia on a 7.148 acre parcel of land located just southeast of Shreve Road and southwest of Holly
Manor Drive.

Stormwater runoff from the site will enter a proposed stormwater quality BMP (Stormfilter) to help
meet water quality requirements. Just downstream of the Stormfilter structure, an underground
detention system is proposed to meet stormwater quantity control requirements. This system consists
of 700 feet of 48”-diameter pipe laid out in 3 rows with 2-24”-diameter pipes at the outlet through 2
separate structures. In order to detain runoff for the various requirements for different storm events, a
8”-diameter orifice would be attached at the upstream end of the first 24”-diameter pipe and a 15”-
diameter orifice would be attached at the upstream end of the second 24”-diameter pipe (at a higher
invert elevation than the first 24”-diameter pipe).

The total drainage area to the stormwater BMP/underground detention system is 2.21 acres. The total
volume of storage within the underground pipe system being provided to control runoff is 8,799 cubic
feet.

Stormwater discharge from the underground detention system will outlet into a non-FEMA county
floodplain. A formal floodplain study has been done to analyze the effect of the proposed development
on the floodplain and will be submitted under a separate cover.

This project also involves the re-routing of offsite drainage around the majority of the proposed
development. An existing set of culverts (under Shreve Road) will be extended and a section of storm
sewer running through the site will be removed and replaced with a new series of pipes. The outlets of
these new thase pipes will also outlet into the same non-FEMA county floodplain referenced earlier.

Hydrology:

The SCS Method was used to determine flows for this project. For both pre- and post-developed
conditions, the following “C” coefficients were used: 0.35 used for all non-road gravel areas, 0.90 for
impervious areas (i.e. roads, foundations, etc.) and 0.20 for all lawn and vegetative areas. Computations
are included in this report that show that show the breakdown of the different land cover characteristics
needed to calculate the weighted runoff coefficients.

Also included in this report are computations for times of concentration for the pre- and post-developed
drainage areas and computations that show the reduction in peak runoff for the various storms.

Water Quality

This project site meets state requirements for stormwater quality control through a manufactured BMP
(Stormfilter) that will collect runoff from the site prior to entering the underground detention system,
the designation of one area of the site as a Conserved Open Space BMP area that is to remain
undisturbed throughout construction, and a Grass Swale. The Virginia Runoff Reduction Method Re-
Development Worksheet (version 2.8) has been completed and included in this report. This worksheet
shows that the site meets the requirement for phosphorus load reduction by exceeding the target
reduction requirement by 0.1 Ib/year.

Water Quantity

An underground stormwater detention system has been designed which will control the post-developed
runoff rates to pre-developed conditions for the 2-year and 10-year storms. The detention system also
over-detains the 1-year storm. The table below shows this reduction in the runoff rates.

Pre-Developed Post-Developed Controlled Release
o1 Q2 Qlo Ql Q2 Q10 Ql Q2 Qlo
(fE/s) | (ft'/s) (ft’/s) (ft’/s) (ft*/s) (ft'/s) (f'/s) | (Ffs) | (fE/s)
5.2 7:3 14.1 2.37 3.82 14.06 2.83 3.48 0.04

MINIMUM STORMWATER INFORMATION FOR REZONING, SPECIAL EXCEPTION,
SPECIAL PERMIT AND DEVELOPMENT PLAN APPLICATIONS

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

of the submission requirement with justification shall be attached. Note: Waivers will be acted upon separately.
Failure to adequately address the required submission information may result in a delay in processing this
application.

This information is required under the following Zoning Ordinance paragraphs:
Special Permits (8-011 2J & 2L) : Special Exceptions (9-011 2J & 2L)
Cluster Subdivision (9-615 1G & 1N) Commercial Revitalization Districts (9-622 2A (12) & (14)
Development Plans PRC District (16-302 3 & 4L)  PRC Plan (16-303 1E & 10) :
FDP P Districts (except PRC) (16-502 1F & 1Q) Amendments (18-202 10F & 101)

1. Plat is at a minimum scale of 1"=50" (unless it is depicted on one sheet with a minimum scale of 1"=100').

2. A graphic depicting the stormwater management facility(ies) and limits of clearing and grading accommodate
the stormwater management facility(ies), storm drainage pipe systems and outlet protection, pond spillways,
access roads, site outfalls, energy dissipation devices, and stream stabilization measures as shown on

Sheet /A, 7B

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)

Te.g. dry pond A, mflt. rench, underground vau, etc.)

SEE TABLE BELOW

Totals

4. Onsite drainage channels, outfalls and pipe systems are shown on Sheet /A, /B
Pond inlet and oulet pipe systems are shown on Sheet _/A, /B

5. Maintenance access (road) to stormwater management facility(ies) are shown on Sheet /A, /B
Type of maintenance access road surface noted on the platis _GRAVEL  (asphalt, geoblock, gravel, etc.).

6. Landscaping and tree preservation shown in and near the stormwater management facility is shown
on Sheet _13 .

7. A 'stormwater management narrative' which contains a description of how detention and best
management practices requirements will be met is provided on Sheet __3

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 _10 .

9. A description of how the outfall requirements, including contributing drainage areas of the Public
Facilities Manual will be satisfied is provided on Sheet_10 .

[x]10.

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 _ 2,5 .

A submission waiver is requested for_N/A

[xJ11.
[x]12.

Stormwater management is not required because N/A

STORMWATER/BMP_FACILITY SUMMARY

VRRM SITE DATA SHEET:

FACILTY NAME/TYPE | Spruin () | SERVED (AC) | AREA (AG) | AREA (SE) | VOLUME (CF) | HEIGHT (o)
SEEEEET 0 | wn | eo |ASE| wm | w
BMP #1—STORMFILTER 2.21 N/A 2.21 48 N/A N/A
BMP #2-VEGETATED FILTER 0.86 0.20 1.06 4,996 N/A N /A
STRIP
BMP #3—GRASS SWALE 0.19 0.77 0.96 0.19 N/A N/A

The post-developed 2 and 10-year peak discharges from the site have been reduced from the pre-

developed values and will discharge to an existing waterway along the southwestern property boundary.

In order to comply with requirements of Fairfax County Code Section 124-4-4(b)(3)c, the detention
system also over-detains the 1-year storm to a flow rate as required by the code section since it has

been shown (computations included in this report) that the outfall channel at the limit of analysis is able

to convey the 2-year 24-hour storm without causing erosion.

The project also meets state requirements for flood protection (per Fairfax County Code Section 124-4-

4(c)(1)) since it has been shown (computations included in this report) that the 10-year 24-hour storm
can be contained in the outfall channel at the limit of analysis.

C-FACTOR COMPUTATIONS C-FACTOR COMPUTATIONS
Pre-Developed Post-Developed
Land Cover C Area(Ac.) C*Area Land Cover C Area(Ac.) C*Area
g Forest (Pervious) 0.2 0.420 0.08 Turf (Pervious) 0.2 0.200 0.04
E Turf (Pervious) 0.2 0.420 0.08 % Graded/Ditch (Pervious) 0.2 0.000 0.00
<Z.t Substation Pad (Impervious,Road) 0.9 0.000 0.00 g Substation Pad (Impervious,Road) 0.9 0.000 0.00
o Substation Pad (Impervious,other) 0.9 1.370 1.23 2  Substation Pad (Impervious,other) 0.9 2.010 1.81
% Substation Pad (Gravel) 0.35 0.000 0.00 % Substation Pad (Gravel) 0.35 0.000 0.00
= Other Impervious 0.9 0.000 0.00 Other Impervious 0.9 0.000 0.00
Total 3.45 2.21 1.40 Total 3.45 221 1.85
Weighted C 0.63 Weighted C 0.84
Total Area 2.21 Total Area 2.21
ELOWS Pre-Developed | Post-Developed |Post-Developed Controlled Release s Bl Storage Volume
Q (Pre) Q (BMP) Q (Routed) Q(Pre)-Q(Routed) (ac-ft)
Q1 (ft’/s) 53 7.6 2.37 2.83 370.01 0.120
Q2 (ft’/s) 7.30 9.90 3.82 3.48 370.57 0.154
Q1o (ft3/s) 14.10 17.20 14.06 0.04 373.56 0.202

Virginia Runoff Reduction Method ReDevelopment Worksheet -v2.8 - June 2014
To be used w/ DRAFT 2013 BMP Standards and Specifications

Site Data

Project Name: Idylwood Substation

Date: 9/23/14

data input cells
calculation cells
constant values

Post-ReDevelopment Project & Land Cover Information Total Disturbed Acreage 6.50
Constants
Annual Rainfall (inches) 43
Target Rainfall Event (inches) 1.00
Phosphorus EMC (mg/L) 0.26 Nitrogen EMC (mg/L)| 1.86 \
Target Phosphorus Target Load (Ib/acrefyr) 0.41
Pj 0.90
Pre-ReDevelopment Land Cover (acres)
A soils B Soils C Soils D Soils Totals
Forest/Open Space (acres) — undisturbed,
protected forest/open space or reforested land 0.00 0.00 2.34 0.00 2.34
Managed Turf (acres) - disturbed, graded for
yards or other turf to be mowed/managed 0.00 0.00 0.45 0.00 0.45
Impenvious Cover (acres) 0.00 0.00 4.36 0.00 4.36
Total Sl
Post-ReDevelopment Land Cover (acres)
A soils B Soils C Soils D Soils Totals
Forest/Open Space (acres) - undisturbed,
protected forest/open space or reforested land 0.00 0.00 0.98 0.00 0.98
Managed Turf (acres) — disturbed, graded for
yards or other turf to be mowed/managed 0.00 0.00 1.42 0.00 1.42
Impenvious Cover (acres) 0.00 0.00 4.75 0.00 4.75
Total 7.15
Area Check Okay Okay Okay Okay
Rv Coefficients
A soils B Soils C Soils D Soils
Forest/Open Space 0.02 0.03 0.04 0.05
Managed Turf 0.15 0.20 0.22 0.25
Impervious Cover 0.95 0.95 0.95 0.95
Land Cover Summary Listed Adjusted1 Land Cover Summary Land Cover Summary
Pre-ReDevelopment Post-ReDevelopment Post-ReDevelopm ent New Impervious
Forest/Open
Forest/Open Space Cower (acres) 2.34 1.95 Space Cover 0.98
Composite
Composite Ryv(forest) 0.04 0.04 Rv(forest) 0.04
% Forest 33% 29% % Forest 14%
Managed Turf
Managed Turf Cover (acres) 0.45 0.45 Cover (acres) 1.42
Composite Rv(turf) 0.22 0.22 Composite Rv(turf) 0.22
% Managed Turf 6% 7% % Managed Turf 21%
ReDev. Impenious
Impervious Cover (acres) 4.36 4.36 Cover (acres) 4.36 New Impenvious Cover (acres) 0.39
Rv(impervious) 0.95 0.95 Rv(impenvious) 0.95 Rvimpenious) 0.95
% Impenious 61% 64% % Impenious 64% % Impenious 100%
Total ReDev. Site
Total Site Area (acres) 7.15 6.76 Area (acres) 6.76 Total New Dev. Site Area (acres) 0.39
Site Rv 0.61 0.64 ReDev. Site Rv 0.66 New Dev. Site Rv 0.95
Post-
ReDewelopment
Treatment Volume Post-Development Treatment
Pre-Development Treatment Volume (acre-ft) 0.3612 0.3599 (acre-ft) 0.3745 Volume (acre-ft) 0.0309
Post-
ReDewelopment
Pre-Development Treatment Volume (cubic Treatment Volume Post-Development Treatment
feet) 15,735 15,678 (cubic feet) 16,312 Volume (cubic feet) 1,345
Post-
ReDewelopment
Pre-Development Load (TP) (Ib/yr) 9.89 9.85 Load (TP) (Ib/yr) 10.25 Post-Development Load (TP) (Ib/yr) 0.85
1Adjusted Land Cover Summary reflects the pre redevelopment Maximum % Reduction Required Below
land cover minus the penious land cover (forest/open space or Pre-ReDevelopment Load 20%
managed turf) acreage proposed for new impenious cover. The
adjusted total acreage is consistent with the Post Redevelopment ) ) TP Load Reduction Reauired f
acreage (minus the acreage of new impenious cover). The load TP Load Reduction Required for . oal S 'onA equ:zj a 065
reduction requriement for the new impervious cover to meet the new Redeveloped Area {lbiyr) 2.37 ew Impervious Area (Iblyr) :
development load limit is computed in Column I.
Total Load Reduction Required
(Iblyr) 3.05
[Pre-Development Load (TN) (Ib/yr) 70.72) Post-Development Load (TN) (Ib/yr)f 79.36
Site Results
DA A D.A.B D.A.C D.A.D D.A.E AREA CHECK
IMPERVIOUS COVER 2.01 0.88 0.06 0.00 0.00 OK.
IMPERVIOUS COVER TREATED 2.01 0.88 0.06 0.00 0.00 OK.
TURF AREA 0.20 0.21 0.90 0.00 0.00 OK.
TURF AREA TREATED 0.20 0.21 0.90 0.00 0.00 OK.
AREA CHECK OK. OK. OK. OK. OK.
Phosphorous
| TOTAL PHOSPHOROUS LOAD REDUCTION REQUIRED (LBIYEAR)| 3.05|
RUNOFF REDUCTION (cf) 1694
PHOSPHOROUS LOAD REDUCTION ACHIEVED (LB/YR) 3.14
| ADJUSTED POST-DEVELOPMENT PHOSPHOROUS LOAD (TP) (I blyr)| 7.95|

| REMAINING PHOSPHOROUS LOAD REDUCTION (LB/YR) NEEDED| CONGRATULATIONS!! YOU EXCEEDED THE TARGET REDUCTION BY 0.1 LB/YEAR!!

Nitrogen (for information purposes)

RUNOFF REDUCTION (cf) 1694
NITROGEN LOAD REDUCTION ACHIEVED (LB/YR) 8.35
ADJUSTED POST-DEVELOPMENT NITROGEN LOAD (TP) (1b/yr)| 71.01|

&€ Dewberry
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H: 1"=50' V: 1"=5 H: 1"=50" V: 1"=5 H: 1"=50" V: 1"=5’ S T~ X cc,,\') w3
S X
SN Wd g3
Z O - T
ADEQUATE OUTFALL INFORMATION: @) = < i
= >wm O
DESCRIPTION OF EACH NUMBERED OUTFALL: 1\\ RN " Z ©O E
\\ ”*'-L:~‘\:;\;)\ :“ i » - /5) Bl o 2 )
OUTFALL #8 i NG / LA\ DN O
OUTFALL #8 IS A 24" RCP STORM SEWER. THIS STORM SEWER IS THE 2—YEAR STORM OUTLET FROM THE STORMWATER CONTROL ) R £ | { N \412~,
STRUCTURE/JUNCTION BOX. THE TOTAL FLOW IS 3.82cfs. THIS OUTFALL DISCHARGES INTO AN UNNAMED TRIBUTARY OF HOLMES RUN. BM 416 [\ e F 'illS Hﬂl ] A
THIS TRIBUTARY HAS BEEN CONFIRMED BY THE USACE AS AN ESTABLISHED PERENNIAL STREAM. SR <3 L e _ 9 7% :
== Dup | Vs L
OUTFALL #13 S \l}pn qrmg i NPTe A Wl W S -~
OUTFALL #13 IS A 24” RCP STORM SEWER. THIS STORM SEWER IS THE 10—YEAR STORM OUTLET FROM THE STORMWATER CONTROL B TR e \/E & _
STRUCTURE/JUNCTION BOX. THE TOTAL FLOW IS 14.06cfs. THIS OUTFALL DISCHARGES INTO AN UNNAMED TRIBUTARY OF HOLMES RUN. ,,/ P N X e e Y o T e S P
THIS TRIBUTARY HAS BEEN CONFIRMED BY THE USACE AS AN ESTABLISHED PERENNIAL STREAM. | Sl’k& e T e e — 25
e o 1 RS . ‘ N $C  JACKSON
OUTFALL #19 o 4\ | . e, | | Q\ B . ;1, Lic. No. 049015
OUTFALL #19 IS A 54” RCP STORM SEWER. THIS STORM SEWER COMBINES FLOW FROM THE OFF—SITE DRAINAGE UPSTREAM OF DIINGg g Q
SHREVE ROAD (80.1cfs ROUTED THROUGH A TWIN 30”x44” CULVERT UNDER SHREVE ROAD) AND HOLLY CREST SUBDIVISION (88.9cfs { T 4 e, \&1\ .
ROUTED THROUGH A 48” RCP ACROSS THE IDYLWOOD SUBSTATION SITE). THE TOTAL FLOW IS 169cfs. THIS OUTFALL DISCHARGES ’NTERGHANGE - o 77
INTO AN UNNAMED TRIBUTARY OF HOLMES RUN. THIS TRIBUTARY HAS BEEN CONFIRMED BY THE USACE AS AN ESTABLISHED _ : AN, . =k
PERENNIAL STREAM. L B . 9 sk- Poplar " KEY PLAN

CHANNEL PROTECTION:
PER FAIRFAX COUNTY CODE CHAPTER 124—4—4(b)(3)(c), THE MAXIMUM PEAK FLOW RATE FOR THE 2—YEAR 24—HOUR STORM
(455cfs) CAN BE CONVEYED WITHIN THE SYSTEM FROM THE POINT OF DISCHARGE TO THE LIMIT OF ANALYSIS (SEE MAP TO THE

RIGHT) WITHOUT CAUSING EROSION. THUS, THE MAXIMUM PEAK FLOW RATE FROM THE ONE-YEAR 24—HOUR STORM FOLLOWING THE ! \/ Y -
LAND—DISTURBING ACTIVITY MAY BE CALCULATED IN ACCORDANCE WITH THE FOLLOWING METHODOLOGY: 8 b ta{r f4 *,

\ SO STaTION Y ‘ A
QDeveloped < I.F. * (QPre—Developed * RVPre—Developed) / RVDeveloped | : A, PN @%ﬁ :

;?, > \ " ‘ W ( , \N . SCALE
QDeveloped = (0.8 * 5.2cfs * 1.5in) / 2.2in = 2.8cfs; 2.8¢cfs < 5.2¢fs  OK ) T | N\ v.e tWOOd 7.4 ?% R 0 25 50 100’
X7 2 L ~ SN - Zi ) o S -.;% HORIZONTAL
FLOOD PROTECTION: AP CINV AT ‘- AN\ e £ A0 — A —
STORMWATER FLOWS FROM THE IDYLWOOD SUBSTATION SITE IMMEDIATELY DISCHARGE INTO AN ESTABLISHED COUNTY NON-—FEMA j ‘ L e j &Cg H H { Fid ezt T:r& o’ 2.5 5 10’
FLOODPLAIN. A FLOODPLAIN STUDY (SUBMITTED UNDER SEPARATE COVER) HAS BEEN PERFORMED THAT PROVES THAT DESPITE LAND v L m——— | % al® \/WOQd A (o ey S—
DISTURBANCE AND GRADING OPERATIONS WITHIN THE LIMITS OF THIS FLOODPLAIN, THE EXTENTS OF THE RISE OF THE FLOODPLAIN .| mlm ! ’ » Park ' T!MBlE ” VERTICAL
WILL BE CONTAINED WITHIN THE DOMINION PROPERTY AND WILL HAVE NO ADVERSE IMPACTS TO ADJACENT PROPERTY OWNERS. P‘6 ik ] ~——|Tc PATH| NAT|ON}_‘H Py’ i R ~ BN e
THEREFORE, PER FAIRFAX COUNTY CODE CHAPTER 124—4—4(c)(5)(c), FLOOD PROTECTION REQUIREMENTS HAVE BEEN MET. ?\»(Y\ 7~ e y & N & "*:‘2100' S i A, A
A &-“"—*‘-‘"7‘,3("5& N 43.., \. —r— N . R > g — ,;. ; o i

MISCELLANEOUS: Dl 5%\ ™ g ‘ [ > O R Penna
SEE DRAINAGE REPORT BOOKLET SUBMITTED UNDER SEPARATE COVER FOR FURTHER INFORMATION, INCLUDING CALCULATIONS OF C':p ‘ '\ i |AL p)ARK ‘ Sy T * \
RUNOFF CURVE NUMBERS, TIME OF CONCENTRATION, AND THE SCS TR—55 GRAPHICAL PEAK DISCHARGE METHOD USED TO DETERMINE : ’ \ '~ | ‘ “‘ | ‘ . S h\ | Lee 1
2—YEAR AND 10-YEAR FLOWS TO THE ANALYSIS POINT. -~ — W v 1 ) X \ ;

17 51 01 Gonen

‘ P4 4 Y
Worksheet for Outfall Anaylsis|(2-Year, Worksheet for Outfall Anaylsis|(10-Year) : / i‘ C E i\/} ET F . Y )
"*' "i" " g - ,’l 7 1 - | . N s -
Friction Method Manning Formula Friction Method Manning Formula j’ ~ oy h r é - f D RA' N AG E ARE A
Solve For - Nornal Depl _ B SolveFurf Normal Depth y j f, / ‘ g FOR OUTFALL No. DATE BY | Description
Roughness Coefficient 0.050 Roughness Cosfficient 0.040 s Joun ﬁ’»‘; ’ ‘.‘. ke l A 1 ANALYSIS y REVISIONS
Channel Slope 0.00600 ft/ft Channel Slope 0.00600 ft/ft :," m/ Em l B A ) 1 '|—|'
Left Side SI 300 fUft(HY) de S ) : . | [ ‘ Y =
R S i s o y JRi ) ~ il=360'AcrES | ——
Bottom Width 1200 ottom Wi . o f § | 3 e
Discharge 455.00  fitis Ei::har\glzmh ‘ 10:.22 ::‘/s § ’. 2 ‘ ; J ' ! | "‘(’,;-r;fff*/,j":”./ APPROVED BY KWW
i U T . RTET j s {LIMITIOF ANALYSIS| | o — Creokeoey KWW
Normal Depth 418 1 Normal Depth 565 ft PER EX. DITCH ’ . =4 y s ,
— o s GEOMETRY, OK  — A —dl \ DATE JANUARY 2015
Wetted Perimeter %45 1 Wetted Perimeter a7 A ! —— . : ¢ , T :
:ﬁ':::;?ad'"s ;":; : Hydraulic Radius 342 ft — - — - —
M ’ Top Width 4587 fi TITLE
e ot N Griea Depth 40 1 OVERALL DRAINAGE AREA/LIMITS O
LESS THAN " Tew NOT 1O SEALE
Velocity Head 031 PERMISSIBLE Veloci;ymead P
Specific Energy 449 1 VELOCITY’ OK Specific Energy 6:31 ft STO R M S EW E R

Froude Number 047

L. Froude Number 0.61 '
Flow Type Subcritical
) ) Flow Type Subcritical

& Inpu s = ADEQUATE OUTFALL SUMMARY
Downstream Depth 0.00 #
Length 0.00 # Downstream Depth 000 2-Year 10 Year L. 2Year 10Year
0 Length 000 ft ) Channel _. ] ) Permissible .
Number Of Steps : Number Of Steps 0 Cross-Section S| Discharge Discharge  Soil Type Velocity (fps) Velocity  Flow
(cfs) (cfs) (fps) Depth (ft)
Upsiream Degh 000 1 » utput . _ , P e 103A PROJECT NO. 50058411
Profile Description Upstream Depth X t
P | o et et | LUMITOF ) oo6%  455.00 106800 """ 66 (loam) 4.4 5.7
Downstream Velocity Infinity  fis Profile Headloss 0.00 ft . (o] . . . . .
Upstream Velocity Infinity  f/s Downstream Velocity Infinity  ft/s ANALYSI S CO d orus
Normal Depth 418 ft Upstream Velocity Infinity  ft/s comp lex
Critical Depth 280 1t Normal Depth 565 1t
Channel Slope 0.00600 fi/ft Critical Depth 440 it
Channel Slope 0.00600  fuft
Bentley Inc. i Eddi V8i (SELECTseries 1) [08.11.01.03)
10/27/2014 3:42:59 PM 27 Siemons Company Drive Suite 200W Watertown, CT 06795 USA +1-203-755-1666 Page 1of 2 Bentley Systems, Inc. Haestad Methods SoBetitleg derMaster V8i (SELECTseries 1) [08.11.01.03]

10/27/2014 3:44:02 PM 27 Siemons Company Drive Suite 200 W Watertown, CT 06795 USA +1-203-755-1666 Page 1 of 2
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TRANSITIONAL SCREENING MODIFICATIONS:
(2
/ . SOUTHERN PL: A MODIFICATION OF THE TRANSITIONAL SCREENING AND BARRIER REQUIREMENT IS REQUESTED  5emiNANCE. CURRENT NERC AND FERC TREE MANAGEMENT STANDARDS. AS WELL AS DOMINION ELECTRIC
LEGEND P|=ANT SCHEDULE: &« o ALONG THE SOUTHERN PROPERTY BOUNDARY PURSUANT TC PAR. 2 AND PAR. 14 OF SECT. 13-305 OF THEZONING 1o xNoMISSION'S SAFETY AND RELIARILITY STRATEGY PRECLUDES THE PLANTING OF LARGE TREES AND LIMITS THE
" é g ORDINANCE. CURRENT NERC AND FERC TREE MANAGEMENT STANDARDS, AS WELL AS DOMINION ELECTRIC L cir OF VEGETATION. UNDER THE NERC STANDARD, DOMINION MUST ADHERE TO A ‘DEFENSE IN DEPTH
S 2x g TRANSMISSION'S SAFETY AND RELIABILITY STRATEGY PRECLUDES THE PLANTING OF LARGE TREES AND LIMITS THE  g1paTeGy THAT ENSURES THERE ARE LAYERS OF PROTECTION IN PLACE TO PREVENT AN OUTAGE. DOMINION
7,3 HEIGHT OF VEGETATION. UNDER THE NERC STANDARD, DOMINION MUST ADHERE TO A ‘DEFENSE IN DEPTH™  rpaNSMISSION FORESTRY HAS REVIEWED THE IDYLWOOD SUBSTATION SITE AND DETERMINED THAT THE
o o g W STRATEGY THAT ENSURES THERE ARE LAYERS OF PROTECTION IN PLACE TO PREVENT AN OUTAGE. DOMINION /' owabl E VEGETATION HEIGHT IN THIS AREA TO BE 10’, WITH THE EXCEPTION OF THE NORTHEAST CORNER OF
e g £9 TRANSMISSION FORESTRY HAS REVIEWED THE IDYLWOOD SUBSTATION SITE AND DETERMINED THAT THE  11c'si7E wHICH MAY INCLUDE HEIGHTS TO 25/, IN ORDER TO BE IN COMPLIANCE WITH FAC.003 STANDARDS.
Botanical /C N o é ALLOWABLE VEGETATION HEIGHT IN THIS AREA TO BE 10’ IN ORDER TO BE IN COMPLIANCE WITH FAC-003 e
otanical/Common Name:
g é 4 STANDARDS. THE APPLICANT PROPOSES TO USE A-26* HT. BRICK WALL LOCATED 35’ FROM THE PROPOSED RIGHT-OF-WAY FOR
8 a & 2 THE SHREVE ROAD IMPROVEMENTS TO MEET THE BARRIER REQUIREMENT. A 35’ WIDE BUFFER PROPOSED
THE APPLICANT PROPOSES TO UTILIZE THE EXISTING 7' HT. CHAIN LINK FENCE WHICH IS LOCATED APPROX. 12 prrw/EEN THE PROPOSED USE AND SHREVE ROAD WILL BE PLANTED WITH A COMBINATION OF CAT. | EVERGREEN
CATEGORY |l DECIDUOUS TREE: FROM THE PROPERTY BOUNDARY TO MEET THE BARRIER REQUIREMENT. A 50 WIDE PLANTING AREA WILL BE  1ecce | ARGE EVERGREEN SHRUBS. LARGE DECIDUOUS SHRUBS. DWARF VARIETIES OF CAT. 11 DECIDUOUS TREES
50° Cercis canadensis,Redbud(dwarf varieties) 42 PLANTED WITH A COMBINATION OF CAT. | EVERGREEN TREES, LARGE EVERGREEN SHRUBS, LARGE DECIDUOUS  ANp A STAGGERED ROW OF MEDIUM EVERGREEN SHRUBS IN THE 25 CLOSEST TO THE PROPERTY LINE.
Chionanthos  virginicus, fringetree 41 ) SHRUBS, DWARF VARIETIES OF CAT. || DECIDUOUS TREES AND A STAGGERED ROW OF MEDIUM EVERGREEN SHRUBS  AppTiONALLY, AN AREA OF EXISTING CEDARS IS PROPOSED TO REMAIN IN THE NORTHEAST CORNER OF THE
Magnolia “Ann’, Ann magnolia pp 1”7 CAL. 75 SF MEDIUM IN THE 40’ CLOSEST TO THE PROPERTY LINE TO PROVIDE A SUBSTANTIAL BUFFER BETWEEN THE PROPOSEDUSEAND  ScReen YARD, THE REMAINING 10 OF THE SCREEN YARD WIDTH MUST REMAIN CLEAR OF PLANTING. THE
&) CATEGORY | EVERGREEN TREE: THE AMERICAN SOCETY FOR INDUSTRIAL SECURITY STANDARD FOR CLEAR ZONES BETWEEN PERIVETER BARRIERS - orICAN SOCIETY FOR INDLSTRIAL SECURITY STANDARD FOR CLEAR ZONES BETWEEN PERIMETER BARRIERS AND
NATURAL OR MAN-MADE OBJECTS IS 20’. FOR THIS SITE, DOMINION HAS COMPROMISED AND WILL PROVIDE A
Tox x Comim . Robm Holly s AND NATURAL OR MAN-MADE OBIECTS IS 20'. FOR THIS SITE, DOMINION HAS COMPROMISED AND WILLPROVIDE | R ZONE OF 10° INSTEAD OF 20", THE PURPOSE OF THIS CLEAR ZONE IS TO PROVIDE ADEQUATE SPACE FOR
Juniperus virginiana’ldyliwild’, Idyllwild Juniper 74 A CLEAR ZONE OF 10" INSTEAD OF 20°. THE PURPOSE OF THIS CLEAR ZONE 15 TO PROVIDE ADEQUATE SPACE FOR N pENT ASSESSMENT AND RESPONSE. INCURSION INTO THIS SPACE INTERFERES WITH DOMINION'S SECURITY
i e S e - o < VEDIUM INCIDENT ASSESSMENT AND RESPONSE. INCURSION INTO THIS SPACE INTERFERES WITH DOMINION'S SECURITY | AocpcsMENT AND RESPONSE STRATEGY; AND, IMPEDES THE RESPONSE OF LAW ENFORCEMENT AND OTHER
) e e ASSESSMENT AND RESPONSE STRATEGY; AND, IMPEDES THE RESPONSE OF LAW ENFORCEMENT AND OTHER  ppppGENCY RESPONSE PERSONNEL. THIS ASSESSMENT AND RESPONSE STRATEGY IS PART OF DOMINION'S
Juniperus chinensis "Spearmint 74 EMERGENCY RESPONSE PERSONNEL. THIS ASSESSMENT AND RESPONSE STRATEGY IS PART OF DOMINION'S  Sec(RiTy PLAN FOR THIS FACILITY, WHICH SUPPORTS NERC PHYSICAL SECURITY STANDARD CIP-014-1, UL I
SECURITY PLAN FOR THIS FACILITY, WHICH SUPPORTS NERC PHYSICAL SECURITY STANDARD CIP-014-1.
@ CATEGORY | EVERGREEN TREE:
Thuja occidentalis 'Emerald’ 93 WESTERN PL: A MODIFICATION OF THE TRANSITIONAL SCREENING AND BARRIER REQUIREMENT IS REQUESTED \
Juniperus chinensis "Spearmint’ 93 ALONG THE WESTERN PROPERTY BOUNDARY PURSUANT TO PAR. 2 AND PAR. 14 OF SECT. 13-305 OF THE ZONING )
p inensis "Spe: - 0 SF VEDIUM ORDINANCE. CURRENT NERC AND FERC TREE MANAGEMENT STANDARDS, AS WELL AS DOMINION ELECTRIc  EASTERN PL: A MODIFICATION OF THE TRANSITIONAL SCREENING AND BARRIER REQUIREMENT IS REQUESTED
llex x 'Conin’, Robin Holly 92 TRANSMISSION'S SAFETY AND RELIABILITY STRATEGY PRECLUDES THE PLANTING OF LARGE TREES AND LiMITs THE  ALONG THE EASTERN PROPERTY BOUNDARY PURSUANT TO PAR. 2 AND PAR. 14 OF SECT. 13-305 OF THE ZONING
Juniperus virginiana’ldyllwild’, Idyllwild Juniper 92 HEIGHT OF VEGETATION. UNDER THE NERC STANDARD. DOMINION MUST ADHERE TO A ‘DEFENSE IN DepTh  CRDINANCE. CURRENT NERC AND FERC TREE MANAGEMENT STANDARDS, AS WELL AS DOMINION ELECTRIC
STRATEGY THAT ENSURES THERE ARE LAYERS OF PROTECTION IN PLACE TO PREVENT AN OUTAGE. DOMINION  TRANSMISSION'S SAFETY AND RELIABILITY STRATEGY PRECLUDES THE PLANTING OF LARGE TREES AND LIMITS THE RIGHT SIGHT
%}% LARGE EVERGREEN SHRUB TRANSMISSION FORESTRY HAS REVIEWED THE IDYLWOOD SUBSTATION SITE AND DETERMINED ThaT Thg  HEIGHT OF VEGETATION. UNDER THE NERC STANDARD, DOMINION MUST ADHERE TO A ‘DEFENSE IN DEPTH’ DISTANCE LINE
- - ALLOWABLE VEGETATION HEIGHT IN THIS AREA T BE 10° IN ORDER TO BE IN COMPLIANCE WiTH FAC.003  STRATEGY THAT ENSURES THERE ARE LAYERS OF PROTECTION IN PLACE TO PREVENT AN OUTAGE. DOMINION FROM. 'AT&T
SO UTH S| D E llex x meservae China Girl 638 STANDARDS TRANSMISSION FORESTRY HAS REVIEWED THE IDYLWOOD SUBSTATION SITE AND DETERMINED THAT THE SITE ENTRANCE
425’ Viburnum rhytidophyllum, Leatherleaf viburnum 69 25 T N /A N/A . ALLOWABLE VEGETATION HEIGHT IN THIS AREA TO BE 14’ IN ORDER TO BE IN COMPLIANCE WITH FAC-003
i "Hinoki’, Hinoki - STANDARDS.
.‘, Chamaecyparis obtusa "Hinoki', Hinoki cypress 20 THE APPLICANT PROPOSES TO USE A COMBINATION OF A PROPOSED 7’ HT. CHAIN LINK FENCE AND PROPOSED 20’
3 () B ® MEDIUM SHRUB HT. BRICK WALL LOCATED APPROX. 90’-115° FROM THE PROPERTY BOUNDARY TO MEET THE BARRIER )
7>
& ""415 K REQUIREMENT. THE TRANSMISSION CORRIDOR, RANGING IN WIDTH FROM 90-115° WILL SERVE AS A BUFFER  THE APPLICANT PROPOSES TO UTILIZE A COMBINATION OF A PROPOSED 7 HT. CHAIN LINK FENCE AND PROPOSED
omq'v,k‘ gs llex glabra, Inkberry 128 BETWEEN THE PROPCSED USE AND THE ADJACENT PROPERTIES. THE BUFFER WILL BE PLANTED WITH A igEHJﬁgléﬁ‘%ﬁL#JgEhﬁ§$ggﬁEF?QEE;{T{gg%ﬂgiﬁf%ﬁﬁi& EV?)(D(:EEE’l}?ch\TllgFGTT-IREEQC\:\:TLb EB/ESPTRcOovFleiEEﬁ cA>IEOTN|-|?;
O DA< I ’ Calycanthus floridus, Common sweetshrub 128 COMBINATION OF CAT. | EVERGREEN TREES, LARGE EVERGREEN SHRUBS, LARGE DECIDUOUS SHRUBS, DWARF ' ,
7 e 40 o . PROPERTY WHERE THE EXISTING ENTRANCE LOCATION PRECLUDES A 50’ WIDTH. IN THIS PORTION OF THE SCREEN \
Caike O S/ > Rhododendron aborescens, Sweet azalea 128 2.5 -3 HT N/A N/A VARIETIES OF CAT. Il DECIDUOUS TREES AND A STAGGERED ROW OF MEDIUM EVERGREEN SHRUBS IN THE 40 YARD 20’ WIDTH IS PROPOSED. THE BUFFER WILL BE PLANTED WITH A COMBINATION OF CAT. | EVERGREEN TREES
O, N
PO *&ﬂh Viburnum x ’Pragense’, Prague viburnum 128 CLOSEST TO THE PROPERTY LINE, AS WELL AS A DOUBLE ROW OF CATEGORY | EVERGREEN TREES SET 10" OFF THE oo b\ pRGREEN SHRUBS, LARGE DECIDUOUS SHRUES, DWARF VARIETIES OF CAT. I DECIDUOUS TREES AND A
Ay A Y gense, Frag BARRIER. THE REMAINING 10" OF THE SCREEN YARD WIDTH MUST REMAIN CLEAR OF PLANTING. THE AMERICAN ' 2= =2 To =it S o e e o e OSEST 70 THE PROPERTY LINE 10 PROVIDE A \
0704 2 @ LARGE DECIDUOUS SHRUB SOCIETY FOR INDUSTRIAL SECURITY STANDARD FOR CLEAR ZONES BETWEEN PERIMETER BARRIERS AND NATURAL = o 22— o o o o L ACENT PROPERTY. THE REMAINING 10' OF THE
o 2 >/ — ; ; , OR MAN-MADE OBJECTS IS 20’. FOR THIS SITE, DOMINION HAS COMPROMISED AND WILL PROVIDE A CLEAR ZONE : \
> ltea virginica 'Henry's Garnet’, Sweetspire 142 . . SCREEN YARD WIDTH MUST REMAIN CLEAR OF PLANTING. THE AMERICAN SOCIETY FOR INDUSTRIAL SECURITY .
| P : e , OF 10’ INSTEAD OF 20°. THE PURPOSE OF THIS CLEAR ZONE IS TO PROVIDE ADEQUATE SPACE FOR INCIDENT ,
K Cotinus coggygria "Young Lady’, Smokebush 142 . STANDARD FOR CLEAR ZONES BETWEEN PERIMETER BARRIERS AND NATURAL OR MAN-MADE OBIECTS IS 20°. FOR ‘
- : 2 ASSESSMENT AND RESPONSE. INCURSION INTO THIS SPACE INTERFERES WITH DOMINION’S SECURITY ASSESSMENT X ;
I o0 2a Hydrangea quercifolia, Oakleaf hydrangea 141 253 AT N/A N/A AND RESPONSE STRATEGY; AND, IMPEDES THE RESPONSE OF LAW ENFORCEMENT AND OTHER EMERGENCY 2> TE, POMINIONHAS COMPROMISED AND WILL PROVIDE A CLEAR ZONE OF 10' INSTEAD OF 20°. THE PURPOSE
& ¥) <) , o A , OF THIS CLEAR ZONE IS TO PROVIDE ADEQUATE SPACE FOR INCIDENT ASSESSMENT AND RESPONSE. INCURSION D
0 Aronia arbutifolia, Red chokeberry 141 RESPONSE PERSONNEL. THIS ASSESSMENT AND RESPONSE STRATEGY IS PART OF DOMINION’S SECURITY PLAN FOR , \ EXISTING
9y c o cardinal’ - Regtuie g d TH1S EAGILITY. WHICH SUPPORTS NERC PHYSICAL SECURITY STANDARD CIP-014. 1 INTO THIS SPACE INTERFERES WITH DOMINION'S SECURITY ASSESSMENT AND RESPONSE STRATEGY; AND, IMPEDES TREES 108
(L) N/ ornus sericed Lardind’, heciwig dogwoo 141 ’ ' THE RESPONSE OF LAW ENFORCEMENT AND OTHER EMERGENCY RESPONSE PERSONNEL. THIS ASSESSMENT AND o\
& ™ RESPONSE STRATEGY IS PART OF DOMINION’S SECURITY PLAN FOR THIS FACILITY, WHICH SUPPORTS NERC PHYSICAL S\ MANAGED / \
X < ) NORTHERN PL: A MODIFICATION OF THE TRANSITIONAL SCREENING AND BARRIER REQUIREMENT IS REQUESTED - R|Ty STANDARD CIP-0141 O.\Y:: AINTAINED
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?
MAX. HEIGHT OF ANY 802 \
IN THIS AREA ALONG EASVEGF{B?:‘»' &
POSSIBLE OFFSITE RIGHT SIGHT DISTANCE LINE
PLANTING WITH FROM SUBSTATION
HOA APPROVAL SITE ENTRANCE
Transitional Screening Map
SCREENING INFORMATION FOR ALL YARDS (NORTH/SOUTH/EAST/WEST): Scale: 1"=30

TRANSITIONAL SCREENING 3 — 50° WIDTH

—PURSUANT TO PAR. 4 OF SECT. 13-305 OF THE ZONING ORDINANCE, A 2/3 REDUCTION IN TRANSITIONAL SCREENING YARD
WIDTH IS REQUESTED IN THE SOUTH & EAST YARDS. THEREFORE, MINIMUM YARD WIDTHS IN THESE AREAS WILL BE
16.67°. PLEASE SEE WAIVER REQUEST ON FOLLOWING SHEET.
—SEE YARD—BY—YARD BREAKDOWN OF TREE CANOPY CALCULATIONS BELOW.
—20" TALL PERIMETER SCREENING WALL (EAST, SOUTH, WEST SIDES OF YARD); 16" TALL PERIMETER SCREENING WALL (NORTH)

—10—YEAR TREE CANOPY OF 75% OR GREATER

—AT LEAST 70% EVERGREEN TREES; NO MORE THAN 35% OF ANY SINGLE SPECIES
-3 MEDIUM EVERGREEN SHRUBS FOR EVERY 10 LF

—BARRIER D, E, OR F

NORTHERN PROPERTY LINE — 445’ LENGTH EASTERN PROPERTY LINE — 802’ LENGTH SOUTHERN PROPERTY LINE — 425’ LENGTH WESTERN PROPERTY LINE — 659’ LENGTH

REQUIRED: 35 WIDTH REQUIRED: 50° WIDTH REQUIRED: 50° WIDTH REQUIRED: 50° WIDTH
TREE CANOPY: 445’L X 35'W X 0.75= 11.681 SF TREE CANOPY: 802'L X 50'W X 0.75= 30,075 SF TREE CANOPY: 425°L X 50'W X 0.75= 15,938 SF TREE CANOPY: 659°L X 50°W X 0.75= 24,713 SF
SHRUBS: (445/10) X 3 SHRUBS= 134 SHRUBS: (802/10) X 3 SHRUBS= 240 SHRUBS: (425/10) X 3 SHRUBS= 127 SHRUBS: (659/10) X 3 SHRUBS= 198

PROVIDED: 35" WIDTH PROVIDED: 18 —50" WIDTH PROVIDED: 40’ WIDTH PROVIDED: 90’+—103'+ WIDTH
—31 CAT. | EVERGREEN TREES @ 50 SF 31 X 50 = 1,550 SF —122 CAT. | EVERGREEN TREES @ 50 SF 122 X 50 = 6,100 SF —55 CAT. | EVERGREEN TREES @ 50 SF 55 X 50 = 2,750 SF —89 CAT. | EVERGREEN TREES @ 50 SF 89 X 50 = 4,450 SF
—22 CAT. | EVERGREEN TREES @ 40 SF 22 X 40 = 880 SF —87 CAT. | EVERGREEN TREES @ 40 SF 8/ X 40 = 3,480 Sk —52 CAT. | EVERGREEN TREES @ 40 SF 52 X 40 = 2,080 SF —209 CAT. | EVERGREEN TREES @ 40 SF 209 X 40 8,360 SF
—25 LARGE EVEGREEN SHRUB —57 LARGE EVEGREEN SHRUB —28 LARGE EVEGREEN SHRUB —47 LARGE EVEGREEN SHRUB
—134 MEDIUM EVERGREEN SHRUBS —240 MEDIUM EVERGREEN SHRUBS —130 MEDIUM EVERGREEN SHRUBS —203 MEDIUM EVERGREEN SHRUBS 55 X /o = 3,975 SF
—13 CAT. Il DECIDUOUS TREES @ 75 SF 13 X 75 = 975 SF —56 CAT. Il DECIDUOUS TREES @ 75 SF 56 X 75 = 4,200 SF —27 CAT. Il DECIDUOUS TREES @ 75 SF 27 X 75 = 2,025 SF —53 CAT. Il DECIDUOUS TREES @ 75 SF TOTAL = 16,785 SF
—35 LARGE DECIDUOUS SHRUBS TOTAL = 3.405 SF —29 LARGE DECIDUOUS SHRUBS TOTAL = 13,780 SF —25 LARGE DECIDUOUS SHRUBS TOTAL = 6.855 SF —35 LARGE DECIDUOUS SHRUBS GRAND TOTAL = 40825 SF

& Dewberry

Dewberry Engineers Inc.
4805 Lake Brook Drive, Suite 200
Glen Allen, Virginia 23060
PHONE: 804.290.7957
FAX: 804.290.7928
www.dewberry.com
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NOTES:

1.

10.
11.

12.

13.

14.

15.

16.

17.

18.
19.

20.
21.

THE PROPERTIES THAT ARE THE SUBJECT OF THIS SPECIAL EXCEPTION PLAT IS IDENTIFIED ON THE FAIRFAX COUNTY ZONING MAP AS 49-2 ((1)) 151 AND 49-2 ((12))
0001A, BOTH OF WHICH ARE ZONED R-3.
THE TOTAL LAND AREA OF THIS SPECIAL EXCEPTION APPLICATION IS APPROXIMATELY 7.15 + ACRES.
THIS SPECIAL EXCEPTION PLAT ACCOMPANIES AN APPLICATION TO PERMIT THE EXPANSION OF AN EXISTING ELECTRIC SUBSTATION.
THE BOUNDARY INFORMATION SHOWN HEREON IS BASED UPON FIELD MONUMENTATION, REFERENCED DEEDS, AND PLATS. IT IS ESTABLISHED TO INCLUDE ALL
THE FACILITIES SUBJECT TO THIS SPECIAL EXCEPTION AS DEFINED BY VIRGINIA ELECTRIC AND POWER COMPANY DURING SUPPLEMENTAL ENGINEERING.
THE TOPOGRAPHY SHOWN HEREON IS AT A CONTOUR INTERVAL OF ONE (1) FOOT FROM SURVEY INFORMATION PROVIDED BY BURGESS & NIPLE, INC. IN JUNE AND
JULY 2013.
A STATEMENT WHICH CONFIRMS THE OWNERSHIP OF THE SUBJECT PROPERTIES AND THE NATURE OF THE APPLICANT'S INTEREST IN SAME IS PRESENTED IN A
SEPARATE DOCUMENT.
MINIMUM YARD REQUIREMENTS FOR "ALL OTHER STRUCTURES" (NON-RESIDENTIAL) IN THE R-3 DISTRICTS ARE AS FOLLOWS:

FRONT: CONTROLLED BY A 40° ANGLE OF BULK PLANE, BUT NOT LESS THAN 30 FEET.

SIDE: CONTROLLED BY A 352 ANGLE OF BULK PLANE, BUT NOT LESS THAN 10 FEET.

REAR: CONTROLLED BY A 352 ANGLE OF BULK PLANE, BUT NOT LESS THAN 25 FEET.
AS STATED IN SECT. 9-104 OF THE FAIRFAX COUNTY ZONING ORDINANCE, THIS USE NEED NOT COMPLY  WITH THE BULK REGULATIONS OR THE MINIMUM LOT SIZE
REQUIREMENTS OF THE ZONING DISTRICT IN WHICH THE USE IS LOCATED.
SANITARY SEWER AND PUBLIC WATER WILL NOT BE PROVIDED TO SITE.
NO PERMANENT PARKING AREAS ARE PROPOSED ON SITE.
THERE IS COUNTY MINOR FLOODPLAIN (NON-FEMA) LOCATED ON THE SUBJECT PROPERTIES. THIS FLOODPLAIN WILL BE IMPACTED  WITH THIS SPECIAL EXCEPTION.
EXTENTS OF IMPACT AND SUBSEQUENT MITIGATION ARE OUTLINED IN SEPARATE FLOODPLAIN STUDY.
WETLANDS HAVE BEEN DELINEATED AND ARE LOCATED ON THE SUBJECT PROPERTIES. THESE WETLANDS WILL BE IMPACTED WITH THIS SPECIAL EXCEPTION.
THESE WETLANDS HAVE BEEN CONFIRMED BY THE U.S. ARMY CORPS OF ENGINEER. A PERMIT WILL BE FILED WITH THE U.S. ARMY CORPS OF ENGINEERS PRIOR TO
THE START OF LAND DISTURBING ACTIVITY. MITIGATION WILL NOT BE REQUIRED DUE TO LIMITED AMOUNT OF DISTURBANCE TO THE WETLANDS.
THERE IS NOT RESOURCE PROTECTION AREA (RPA) LOCATED WITHIN THE SUBJECT PROPERTIES. HOWEVER, RPA IS PRESENT ON PARCEL 49-2 41 F TO THE SOUTH.
RPA MAPPING IS BASED ON FAIRFAX COUNTY INFORMATION REVISED 08.01.05 AND PREPARED BY THE DEPARTMENT OF INFORMATION TECHNOLOGY, ENTERPRISE
SERVICE DIVISION-GEOGRAPHIC INFORMATION SERVICES.
STORMWATER MANAGEMENT IS SHOWN HEREON ON SHEETS 6 AND 7 IN THE FORM OF A STORMFILTER (QUALITY) AND UNDERGROUND DETENTION (QUANTITY). THE
SUPPORTING COMPUTATIONS ARE PRESENTED ON SHEETS 8-9.
THERE ARE EXISTING UTILITY AND DRAINAGE EASEMENTS ON THE SUBJECT PROPERTIES SHOWN ON SHEET 3. THE LOCATION OF THE EASEMENTS SHOWN HEREON
ARE TAKEN FROM TAX RECORDS AND/OR DEEDS AND OTHER PUBLIC INFORMATION. A TITLE REPORT WAS NOT FURNISHED AT THE TIME OF TOPOGRAPHICAL
SURVEY. THEREFORE, NOT ALL EASEMENTS OF RECORD MAY BE SHOWN HEREON.
PURSUANT TO PAR. 3, 4 & 14 OF SECT. 13-305 OF THE ZONING ORDINANCE, A MODIFICATION OF THE TRANSITIONAL SCREENING AND BARRIER REQUIREMENTS ARE
HEREBY REQUESTED IN FAVOR OF THAT SHOWN HEREON. SEE SHEET 12.
NOT ALL UNDERGROUND UTILITIES ARE SHOWN. UNDERGROUND UTILITIES WHICH ARE SHOWN ARE APPROXIMATE ONLY, CONTRACTOR SHALL VERIFY DEPTH, TYPE,
AND LOCATION OF ALL UTILITIES PRIOR TO CONSTRUCTION.
BASED ON HISTORICAL AND ARCHEOLOGICAL INVESTIGATIONS PERFORMED, THERE ARE NO GRAVES LOCATED ON THE SUBJECT PROPERTY.
EXCEPT AS QUALIFIED ON THIS SHEET, THE PROPOSED DEVELOPMENT CONFORMS TO ALL CURRENT APPLICABLE LAND DEVELOPMENT ORDINANCES AND ADOPTED
STANDARDS.
A DEVIATION FROM THE TREE PRESERVATION TARGET IS BEING REQUESTED. SEE WAIVER REQUEST THIS SHEET.
ANY TREE THAT IS IMPROPERLY PRUNED SO AS TO CAUSE DISEASE OR DEATH, AS DETERMINED BY THE URBAN FOREST MANAGEMENT DIVISION, OR REMOVED TO
AVOID CONFLICTS WITH THE MAXIMUM 14 FT. HEIGHT RESTRICTION OF THE NERC AND FERC STANDARDS, SHALL BE REPLACED BY THE APPLICANT.

LANDSCAPING WAIVER REQUESTS

# Dewberry

Dewberry Consultants LLC

o 2201 4at6 TABULATION FOR SUBSTATION SPECIAL
70 849,01 10 EXCEPTION AREA:

www.dewberry.com

Raedmbstr 19 2014 _EXISTING/PROPOSED ZONING: R—3; R—3

—EXISTING/PROPOSED TOTAL LAND AREA: 7.15AC; 7.15AC
—MAXIMUM FLOOR AREA RATIO PERMITTED: EXEMPT
PROPOSED FLOOR AREA RATIO: 0.043

—MAXIMUM GROSS FLOOR AREA PERMITTED: EXEMPT
PROPOSED GROSS FLOOR AREA: 13,504 SF

—PARKING SPACES PROVIDED: O

—MAXIMUM BUILDING HEIGHT PERMITTED: EXEMPT
MAXIMUM BUILDING HEIGHT PROPOSED: 32+ FT

—OPEN SPACE REQUIRED: 25% (1.79AC)

OPEN SPACE PROVIDED: 39.7% (2.84AC)

James Patteson, Director

Fairfax County Department of Public Works and Environmental Services
12055 Government Center Parkway

Suite 659

Fairfax VA 22035

RE: Tax Map 49-2 ((1)) 151 and 49-2 {(12)) 0001A

¢ Request for a Tree Preservation Target Deviation

¢ Request for a Modification of the 10-Year Tree Canopy Requirement

Dear Mr. Patteson:
May this letter serve as a request for:

* A deviation from the Tree Preservation Target as provided for in the provisions set
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EXISTING VEGETATION INVENTORY

forth in Sect. 12-0508 of the Public Facilities Manual (PFM)

EXISTING VEGETATION MAP

Scale: 1"=50'

10-YEAR TREE CANOPY CALCULATIONS

Table 12.10

10-year Tree Canopy Calculation Worksheet

A. Tree Preservation Target and Statement

|SEE SHEET C-6

B. Tree Canopy Requirement

* A modification of the 10-Year Tree Canopy Requirement as provided for in the
provisions set forth in Sect. 12-0513 of the Public Facilities Manual (PFM) KEY COVER PRIMARY | SUCCESSIONAL CONDITION ACREAGE
TYPE SPECIES STAGES
The proposed development program at issue is located on the properties referenced as N\

49-2 ((1)) 151 alnd 49-2 .((.1 ?)) 0001A. ltis Ic?cated south of Shreve Road and west of the AN UPLAND POPLAR SUB-CLIMAX GOOD TO 0.02+ AC
Holly Manor Drive subdivision. The properties (7.15 AC) are currently zoned to the R-3 \ . FOREST FAIR
District and are the subject of a Special Exception, a copy of which is attached for your :
reference. The pending Special Exception has been filed to allow for the expansion of an ~, ABOTTOMLAND GUM GOOD TO 0.58+ AC
existing electrical substation on the site. 7/// FOREST POPLAR SUB-CLIMAX FAIR

Based on the provisions set forth in Sect. 12-0508 of the PFM and more particularly LANDSCAPED 0.55+ AC
the calculations set forth in Table 12.3, copy attached, 12,501 square feet is the requisite TREE OAK, CEDAR, N/A GOOD TO
Tree Preservation Target. A deviation from the Tree Preservation Target requirement is CANOPY POPLAR FAIR
requested, for as demonstrated by the attached copy of the proposed development 417+ AC
program, the clearing and grading, and provision of utilities for the development program D DEVELOPED N/A N/A N/A
for an electrical substation will preclude the accommodation of the Tree Preservation LAND
Target. The Federal Energy Regulatory Commision (FERC) and North American Electric v v
Reliability Corporation (NERC) standards for tree preservation at substations does not E MAINTAINED N/A N/A N/A 0.74x= AC
allow for large trees to remain in and around the substation and fransmission lines. Itis v v | GRASSLAND
our judgment that the proposed development program is a reasonable development e
program for the subject property which is zoned to the R-3 District. \//\/ \< OPEN FIELD N/A N/A N/A 1.07+ AC

T\

Based on the provisions set forth in Sect. 12-0513.2, a modification of the 10-year tree \ TOTAL
canopy requirement is requested, for as demonstrated by the attached copy of the 7.13= AC
proposed development program, the clearing and grading, and provision of utilities for the ACREAGE:

development program for an electrical substation will limit the planting of trees in and
around the substation. The Federal Energy Regulatory Commision (FERC) and North
American Electric Reliability Corporation (NERC) standards for tree preservation at

TREE PRESERVATION CALCULATIONS

substations does not allow for large trees to be planted in and around the substation and

transmission lines. The Dominion Forestry Coordinator for this region has determined that

Table 12.3 Tree Preservation Target Calculations and Statement

maximum allowable mature tree heights for the majority of the site are limited to between
10" and 14’ by reviewing the maximum sag rating and radial distances for the sections of

power line on this site. Under the NERC Standard, Dominion must adhere to a “Defense A Pre-development area of existing tree canopy (from Existing Vegetation Map) = .15 AC
in Depth” strategy that ensures layers of protection in place to prevent an outage. The B Percentage of eross site area covered by existing tree canopy =
tree height limitations are part of adherence to the NERC Standards. Strict application of — ] 16.1%
the tree canopy requirements fo.r the R-3 district (25%) would reduce the usable area of C Percentage of 10-vear tree canopy required for site (see Table 12.4) = 55—
the property due to the equipment and substation layout and would cause an = 77 920 SF
unreasonable 0': unnecessgry heflrdship_to t.he applicant. The trge canopy calculations D Percentage of the 10-year tree canopy requirement that should be met through tree
(Table 12.10), included with this application proposes approximately 40.825 SF of = preservation = 6. 1% =
proposed tree planting, which equals 13.3% tree canopy coverage of the adjusted gross 12,545 SF
site area of 305,861« SF. Itis our judgment that the proposed development program is a E  Proposed percentage of canopy requirement that will be met through tree preservation
reasonable development program for the subject property. = o)

We trust that this statement is sufficient to support our request for a deviation from E Has the Tree Preservation Target minimum been met? | Provide Yes or
the Tree Preservation Target for the development program prepesed for the subject No NO
property Should you have any questions or the need for additional informationj please Q If No for line F, then a request to deviate from the Tree Preservation Target shall be

provided on the plan that states one or more of the justifications listed in § 12-0507.3 SEE REQUEST

contact me at 703-849-0144 or jcena@dewberry.com.

along with a narrative that provides a site-specific explanation of why the Tree TO DEVIATE
b

Preservation Target cannot be met. Provide sheet number where deviation request is

located.

Sincerely,

THIS SHEET

Janice M. Cena, PLA, CA

Serior Landscape Architect | Place this information prior to the 10-year Tree Canopy Calculations as per instructions

H If step G requires a narrative, it shall be prepared in accordance with § 12-0507.4

ISA Certified Arborist in Table 12.12.

B1 Identify gross site area = 311,682 SF
B2 Subtract area dedicated to parks, road frontage, and 5,821 SF
B3 Subtract area of exemptions = 0 SF
B4 Adjusted gross site area (B1-B2) = 305,861 SF
B5 Identify site's zoning and/or use R-3
B6 Percentage of 10-year tree canopy required = 25%
B7 Area of 10-year tree canopy required (B4 x B6) = 76,465 SF
Modification of 10-year Tree Canopy Requirements
B8 requested? NO
If B8 is yes, then list plan sheet where modification
B9 request is located
C. Tree Preservation
C1 Tree Preservation Target Area = 12,545 SF
Cc2 Total canopy area meeting standards of 12-0400 = 0
C3 C2x1.25= 0
Total canopy area provided by unique or valuable forest
C4 or woodland communities = 0
C5 C4x15= 0
Total of canopy area provided by "Heritage," "Memorial,"
C6 "Specimen," or "Street" trees = 0
c7 C6x15t03.0= 0
Canopy of trees within Resource Protection Areas and
C8 100-year floodplains 0
C9 C8x10= 0
C10 Total of C3, C5, C7 and C9 = 0

NOTE: ALL PROPOSED LANDSCAPING IN AND AROUND SUBSTATIONS
AND TRANSMISSION LINES ARE SUBJECT TO FEDERAL ENERGY
REGULATORY COMMISSION (FERC) AND NORTH AMERICAN ELECTRIC
RELIABILITY CORPORATION (NERC) STANDARDS AND REGULATIONS.

&€ Dewberry

Dewberry Engineers Inc.
4805 Lake Brook Drive, Suite 200
Glen Allen, Virginia 23060
PHONE: 804.290.7957
FAX: 804.290.7928
www.dewberry.com
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PROJECT NO. 50058411

D. Tree Planting
Area of canopy to be met through tree planting (B7-C10)
D1 = 76,465 SF
D2 Area of canopy planted for air quality benefits = 0
D3 Xx15= 0
D4 Area of canopy planted for energy conservation = 0
D5 Xx15= 0
D6 Area of canopy planted for water quality benefits = 0
D7 x125= 0
D8 Area of canopy planted for wildlife benefits = 0
D9 Xx15= 0
D10 Area of canopy provided by native trees = 0
D11 Xx15= 0
Area of canopy provided by improved cultivars and
D12 varieties = 0
D13 Xx15= 0
D14 Area of canopy provided through tree seedlings = 0
x10= 0
Area of canopy provided through native shrubs or woody
D15 seed mix = 0
x10= 0
D16 Percentage of D14 represented by D15 = NA
D17 Total of canopy area provided through tree planting = 40,825 SF
D18 Is an offsite planting relief requested? NO
D19 Tree Bank or Tree Fund? NO
Canopy area to be requested to be provided through
D20 offsite banking or tree fund NA
Amount to be deposited into the Tree Preservation and
D21 Planting Fund NA
E. Total of 10-year Tree Canopy Provided
Total of canopy area provided through tree preservation
E1 (C10) = 0
Total of canopy area provided through tree planting (D17)
E2 = 40,825 SF
Total of canopy area provided through offsite mechanism
E3 (D19) = 0
E4 Total of 10-year Tree Canopy Provided = 40,825 SF

14A
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Dewberry Engineers Inc.

/ 4805 Lake Brook Drive, Suite 200
/ \ Glen Allen, Virginia 23060
PHONE: 804.290.7957
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REVISIONS

122 18 black locust Robinia pseudoacacia 60 DRAWN BY LM
121 15 black locust Robinia pseudoacacia 65 APPROVED BY JC
Idylwood Substation Tree Inventory 120 22 black locust Robinia pseudoacacia 60 KWW
December 30, 2014 119 30 black locust Robinia pseudoacacia 65 CHECKED BY
Tree # | Size (DBH) Common Name Scientific Name Condition| Remove Notes 118 24 black locust Robinia pseudoacacia 65 DATE JANUARY 2015
142 12 blue spruce Picea pungens 80 117 12 white pine Pinus strobus 60 -Nm -LEQE-N-Q
141 12 :ey:an: cypress x Cupressocyparis ;ey;anglii 70 116 12 white pine Pinus strobus 60 1. TREE INVENTORY AND CONDITION EVALUATION WXYZ TITLE
140 12 eyland cypress x Cupressocyparis leylandii 70 115 12 white pine Pinus strobus 60
139 12 leyland cypress x Cupressocyparis leylandii 70 114 24 |red maple Acer rubrum 80 may be jointly owned, no grade change proposed BER IE)%F\&,\IQI\E/I% EIE;Y ,]J7AN§OE,] 4M' CENA (MA—4469A) % EX. EVERGREEN TREE TO REMAIN
138 12 leyland cypress X Cupressocyparis leylandii 70 113 24 tulip poplar Liriodendron tulipifera 70 twin, no grade change proposed within crz ’ vz O F F_S ITE
137 12 leyland cypress x Cupressocyparis leylandii 70 112 16 tulip poplar Liriodendron tulipifera 70 2 TREE CONDITION EVALUATION WAS PERFORMED EX. DECIDUOUS TREE TO REMAIN
136 12 leyland cypress x Cupressocyparis leylandii 70 111 14 black cherry prunus serotina 60 FROM THE SUBSTATION PROPERTY FOR ALL TR E E S U RV EY
135 12 leyland cypress x Cupressocyparis leylandii 70 110 15/15  |tulip poplar Liriodendron tulipifera 65 twin, may be jointly owned, no grade change within crz OFFSITE TREES.
134 12 leyland cypress x Cupressocyparis leylandii 70 109 15 tulip poplar Liriodendron tulipifera 80 may be jointyly owned, no grade change proposed
133 12 leyland cypress x Cupressocyparis leylandii 70 108 22 tulip poplar Liriodendron tulipifera 70 3 CONDITION EVALUATION PER 9TH EDITION OF @ % EX. TREE TO BE REMOVED
132 12 leyland cypress x Cupressocyparis leylandii 70 107 15 tulip poplar Liriodendron tulipifera 70 may be jointly owned, no grade change proposed THE GUIDE FOR PLANT APPRAISAL, PUBLISHED ~ _
131 12 leyland cypress x Cupressocyparis leylandii 70 106 16 tulip poplar Liriodendron tulipifera 70 BY THE ISA. // \\ // \\ PROJECT NO. 50058411
130 12 red maple Acer rubrum 75 105 24 white pine Pinus strobus 80 no grade change proposed within crz \ ©/ \ %/ EX. TREE CRITICAL ROOT ZONE (CRZ)
129 24 red maple Acer rubrum 70 104 24 white pine Pinus strobus 80 no grade change proposed within crz 4.  CRITICAL ROOT ZONE (CRZ) IS EQUAL TO | NI N~
128 15 red maple Acer rubrum 70 103 12 red maple Acer rubrum 65 FOOT OF RADIUS FOR EVER INCH CALIPER.
127 12 |cherry Prunus species 65 102 | 12/12/14 |red maple Acer rubrum 75 triple trunk LIMITS OF CLEARING AND GRADING 1 4 B
126 15 cherry Prunus species 70 101 24 white pine Pinus strobus 60 o. TREE LOCATIONS ARE APPROXIMATE AND
125 22 black locust Robinia pseudoacacia 65 100 24 leyland cypress x Cupressocyparis leylandii 75 WERE LOCATED BY GPS FROM THE 25' OFFSET FROM LOCG
124 16 red maple Acer rubrum 80 99 12 white pine Pinus strobus 75 SUBSTATION PROPERTY.
123 15 black locust Robinia pseudoacacia 60 98 24 red oak Quercus rubra 80 SHEET NO. 16 oF 21
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&€ Dewberry

FORESTRY DEVELOPMENT CONDITIONS:

TREE PRESERVATION:

THE APPLICANT SHALL SUBMIT A TREE PRESERVATION PLAN AND NARRATIVE AS PART OF THE FIRST AND ALL SUBSEQUENT SITE Dewberry EngineersInc. =~
PLAN SUBMISSIONS. THE PRESERVATION PLAN AND NARRATIVE SHALL BE PREPARED BY A CERTIFIED ARBORIST OR A REGISTERED Glen Allen, Virginia 23060
CONSULTING ARBORIST, AND SHALL BE SUBJECT TO THE REVIEW AND APPROVAL OF THE URBAN FOREST MANAGEMENT DIVISION, PHONE: 804.290.7957
DPWES. THE TREE PRESERVATION PLAN SHALL INCLUDE A TREE INVENTORY THAT IDENTIFIES THE LOCATION, SPECIES, CRITICAL FAX: 804.290.7928

www.dewberry.com

ROOT ZONE, SIZE, CROWN SPREAD AND CONDITION ANALYSIS PERCENTAGE RATING FOR ALL INDIVIDUAL TREES TO BE PRESERVED,
AS WELL AS ALL ON AND OFF-SITE TREES, LIVING OR DEAD WITH TRUNKS 12 INCHES IN DIAMETER AND GREATER (MEASURED AT
4 % —FEET FROM THE BASE OF THE TRUNK OR AS OTHERWISE ALLOWED IN THE LATEST EDITION OF THE GUIDE FOR PLANT
APPRAISAL PUBLISHED BY THE INTERNATIONAL SOCIETY OF ARBORICULTURE) LOCATED WITHIN 25 FEET OF THE LIMITS OF CLEARING
AND GRADING WITHIN THE UNDISTURBED AREA. 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 SE
AND THOSE ADDITIONAL AREAS IN WHICH TREES CAN BE PRESERVED AS A RESULT OF FINAL ENGINEERING. THE TREE
PRESERVATION PLAN AND NARRATIVE SHALL INCLUDE ALL ITEMS SPECIFIED IN PFM 12—-0507 AND 12-0509. SPECIFIC TREE
PRESERVATION ACTVITIES 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.

\J
>
U
0
-
2.
2

oC
TREE PRESERVATION WALK—THROUGH: LL
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 O @) 5
ARBORIST SHALL WALK THE LIMITS OF CLEARING AND GRADING WITH AN UFMD, DPWES, REPRESENTATIVE TO DETERMINE WHERE al = Al A
ADJUSTMENTS TO THE CLEARING LIMITS CAN BE MADE TO INCREASE THE AREA OF TREE PRESERVATION AND/OR TO INCREASE THE < Q0] (qP) Z <
SURVIVABILITY OF TREES AT THE EDGE OF THE LIMITS OF CLEARING AND GRADING, AND SUCH ADJUSTMENT SHALL BE X = O O 5 pa
IMPLEMENTED. TREES THAT ARE IDENTIFIED AS DEAD OR DYING MAY BE REMOVED AS PART OF THE CLEARING OPERATION. ANY Z n ! —~Z = g
TREE THAT IS SO DESIGNATED SHALL BE REMOVED USING A CHAIN SAW AND SUCH REMOVAL SHALL BE ACCOMPLISHED IN A — O m — 5 5 S
MANNER THAT AVOIDS DAMAGE TO SURROUNDING TREES AND ASSOCIATED UNDERSTORY VEGETATION. IF A STUMP MUST BE CD S0 O @ E
REMOVED, THIS SHALL BE DONE USING A STUMP-GRINDING MACHINE IN A MANNER CAUSING AS LITTLE DISTURBANCE AS POSSIBLE m U) ﬂl' Ll O EJ) pd
TO ADJACENT TREES AND ASSOCIATED UNDERSTORY VEGETATION AND SOIL CONDITIONS. =T C>2 Al ZF 8
> 2 89
LIMITS OF CLEARING AND GRADING: 8 8 IiIJ ﬁ § m
THE APPLICANT SHALL CONFORM STRICTLY TO THE LIMITS OF CLEARING AND GRADING AS SHOWN ON THE SE, SUBJECT TO Z < a %
ALLOWANCES SPECIFIED IN THESE PROFFERED CONDITIONS AND FOR THE INSTALLATION OF UTILITIES AND/OR TRAILS AS O E w = L
DETERMINED NECESSARY BY THE DIRECTOR OF DPWES, AS DESCRIBED HEREIN. IF IT IS DETERMINED NECESSARY TO INSTALL — >CD O
UTILITIES AND/OR TRAILS IN AREAS PROTECTED BY THE LIMITS OF CLEARING AND GRADING AS SHOWN ON THE SE, THEY SHALL BE Z © LLI
LOCATED IN THE LEAST DISRUPTIVE MANNER NECESSARY AS DETERMINED BY THE UFMD, DPWES. A REPLANTING PLAN SHALL BE - — 0
DEVELOPED AND IMPLEMENTED, SUBJECT TO APPROVAL BY THE UFMD, DPWES, FOR ANY AREAS PROTECTED BY THE LIMITS OF E )
CLEARING AND GRADING THAT MUST BE DISTURBED FOR SUCH TRAILS OR UTILITIES. O
A

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 (&)
FOOT STEEL POSTS DRIVEN EIGHTEEN (18) INCHES INTO THE GROUND AND PLACED NO FURTHER THAN TEN (10) FEET APART OR, SEAL
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

” " JACKSON
BE MODIFIED BY THE "ROOT PRUNING™ PROFFER BELOW. Lic. No. 049015

ALL TREE PROTECTION FENCING SHALL BE INSTALLED AFTER THE TREE PRESERVATION WALK—THROUGH MEETING BUT PRIOR TO ANY
CLEARING AND GRADING ACTIVITIES, INCLUDING THE DEMOLITION OF ANY EXISTING STRUCTURES. THE INSTALLATION OF ALL TREE
PROTECTION FENCING SHALL BE PERFORMED UNDER THE SUPERVISION OF A CERTIFIED ARBORIST, AND ACCOMPLISHED IN A
MANNER THAT DOES NOT HARM EXISTING VEGETATION THAT IS TO BE PRESERVED. THREE (3) DAYS PRIOR TO THE COMMENCEMENT
OF ANY CLEARING, GRADING OR DEMOLITION ACTIVITIES, BUT SUBSEQUENT TO THE INSTALLATION OF THE TREE PROTECTION KEY PLAN
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 SUBDIVISION PLAN SUBMISSION. THE DETAILS FOR THESE TREATMENTS SHALL BE REVIEWED

AND APPROVED BY THE UFMD, DPWES, ACCOMPLISHED IN A MANNER THAT PROTECTS AFFECTED AND ADJACENT VEGETATION TO BE

PRESERVED, AND MAY INCLUDE, BUT NOT BE LIMITED TO THE FOLLOWING: SCALE
---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 WITH THE SUPERVISION OF A CERTIFIED ARBORIST.

---AN UFMD, DPWES, REPRESENTATIVE SHALL BE INFORMED WHEN ALL ROOT PRUNING AND TREE PROTECTION FENCE —
INSTALLATION IS COMPLETE.

SITE _MONITORING:

DURING AND CLEARING OR TREE/VEGETATION/STRUCTURE REMOVAL ON THE APPLICANT PROPERTY, A REPRESENTATIVE OF THE
APPLICANT SHALL BE PRESENT TO MONITOR THE PROCESS TO ENSURE THAT THE ACTIVITIES ARE CONDUCTED AS PROFFERED AND
AS APPROVED BY THE UFMD. THE APPLICANT SHALL RETAIN THE SERVICES OF A CERTIFIED ARBORIST OR REGISTERED CONSULTING
ARBORIST TO MONITOR ALL CONSTRUCTION AND DEMOLITION WORK AND TREE PRESERVATION EFFORTS IN ORDER TO ENSURE
CONFORMANCE WITH ALL TREE PRESERVATION PROFFERS, AND UFMD APPROVALS. THE MONITORING SCHEDULE SHALL BE DESCRIBED
AND DETAILED IN THE LANDSCAPING AND TREE PRESERVATION PLAN, AND REVIEWED AND APPROVED BY THE UFMD, DPWES.
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DESCRIPTION OF THE APPLICATION

The applicant, Dominion Virginia Power, seeks a Category 1 Special Exception to
permit a redesign and upgrade to an existing electric power substation located at 7701
and 7707 Shreve Road in Falls Church. The applicant seeks to demolish and replace
the existing equipment with new Gas Insulated Substation (GIS) equipment, which take
up a smaller footprint, to include eight new 75-foot tall backbones and several new
enclosures ranging in height from 17 to 32 feet tall for upgraded equipment on this 7.15
acre parcel. These upgrades are required to provide reliable electrical service to the
surrounding communities as critical deficiencies have been identified at the current
substation which amount to a violation of mandatory North American Electrical
Reliability Corporation (NERC) reliability standards. The upgrade will also help support
growing electrical needs in the area.

There is also a companion 2232 application, 2232-P14-4 which is included in this staff
report and analyzes the location, character and extent of this proposed substation.

Finally, there is a companion Features Shown application to relocate an AT&T antenna
from an existing electric transmission pole to a relocated electric transmission pole.

Staff notes that the layout of the redesign of this substation has gone through several
iterations over the last few years, even prior to filing this application. Over the course of
this review, the applicant has worked extensively with the neighbors and staff to refine
the layout as provided in the SE Plat. In the future, the applicant may request an
expansion of this proposal; however, the current application is only for the items shown
on the SE Plat. Further significant expansion of this substation would require additional
land use approvals from the Board of Supervisors.

As a point of reference, Sect. 101(6)(B) of Article 9 of the Zoning Ordinance exempts
transmission lines approved by the State Corporation Commission (SCC) from the
County land use process. The SCC regulates transmission lines which are 138 kilovolts
or above. The Statement of Justification notes that this substation is a terminus for
seven 230kV transmission lines.

A reduced copy of the submitted SE Plat is included at the front of this report. Copies of
the proposed development conditions, the affidavit and the applicant’s statement of
justification are included in Appendices 1, 2 and 3, respectively.

LOCATION AND CHARACTER

Site Location:

As noted above, the subject property is located at 7701 and 7707 Shreve Road in Falls

Church immediately south of Shreve Road. The general area is the southeastern
quadrant created by interchange of Interstate 495 with Interstate 66.
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Figure 1 Vicinity Map

Existing Condition, Use and Structures:

The site is currently developed with an existing substation which was built in the 1950s.
The current substation consumes much of the site, with backbones, reactors, control
buildings, transformers and distribution bays scattered on the site. The height of the
two tallest existing backbones is 69 feet with the other structures ranging in height from
12 feet to 50 feet. These particular features are, at their closest, about 40 feet from the
northeastern property line, 220 feet from Shreve Road and 120 feet from the western

property line. These features are surrounded by a chain link fence.

Figure 2 Elevation for Existing Features (Shreve Road is to the right)
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The grade on the site changes from east to west. The site is higher on the northeast
side (adjacent to the Holly Manor subdivision) and slopes downward to a stream on the
western side of the property. Along that northeastern property boundary, the grade
changes are most evident on the rear three quarters of the site (furthest from Shreve
Road), with the height at the property boundary at about 384-385 feet high and sloping
downward steeply in places to 373 feet. That embankment is covered by riprap.

The subject property is located within the Cameron Run watershed and an unnamed
intermittent stream and associated wetlands traverses from north to south along the
entire western side of the substation. The intermittent stream system and its associated
wetlands are within a minor floodplain. There is existing vegetation along Shreve Road
and in the area of the stream on the western side of the property. The vegetation is
generally in good to fair condition.

The applicant proposes to reroute this stream and adjust the floodplain based on this
treatment of the stream. A floodplain study has been submitted to the Department of
Public Works and Environmental Service (DPWES) for review as a part of this Special
Exception. The SE Plat depicts several utility poles which are depicted to be removed
on this application. It should be noted that the poles are shown on the SE Plat for
informational purposes as high voltage transmission wires are regulated by a public
hearing process with the State Corporation Commission (SCC).

‘ Figure 3 Aerial Photograph
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Surrounding Area Description:

SURROUNDING AREA DESCRIPTION

Direction Use Zoning Plan

North (across Residential Public Facilities

Shreve Road) (S'?Sgemﬁ?rm;téﬁg)e d) R-5 Residential; 2-3 du/ac

South Dominion Power R-3 Residential; 1-2 du/ac

Easement
Residential
East (Single Family Detached) PDH-2 Residential, 2-3 du/ac
(Holly Crest)
Residential
West (Single Family Detached) R-3 Residential, 2-3 du/ac

(Wrendale)

BACKGROUND

As noted by the applicant, this substation is a longstanding feature in this area,
originally constructed in the late 1950s. While the applicant has worked to upgrade the
facility over time, no activities have occurred at the site since its original construction
which would require any land use approvals. The site is not governed by any modern
land use approvals.

COMPREHENSIVE PLAN PROVISIONS (See Appendix 4)

Plan Area: Area |
Planning District: Jefferson Planning District
Planning Sector: Shreve-West Planning Sector

The subject property is located in the Area |, Jefferson Planning District, J-8 Shreve-
West Community Planning Sector. The Comprehensive Plan Map identifies the
property as planned for Public Facilities, Governmental and Institutional.

Area Plan

Fairfax County Comprehensive Plan, Area |, 2013 Edition; Jefferson Planning
District, as amended through 4-29-2014, Overview, Figure 6: Existing Public
Facilities, page 12:

Figure 6 identifies the Va. Power Idylwood Substation as existing public
facilities in J-8.
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Policy Plan

Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition; Public Facilities, as
amended through March 4, 2014, Countywide Objectives and Policies, pages 2-4:

Objective 3:

Policy a.

Objective 4:

Policy b.

Policy d.

Policy e.

Balance the provision of public facilities with growth and
development.

Construct new facilities in size and quantity which is consistent with
projected population needs.

Mitigate the impact of public facilities on adjacent planned and
existing land uses.

Co-locate public facilites whenever appropriate to achieve
convenience and economies of scale, as long as the integrity of the
Comprehensive Plan is not impinged.

Ensure that public facilities are properly screened and buffered in order
to mitigate visual impact on adjacent planned development of a
different use or nature.

Ensure that site size and development conforms to all requirements of
the Fairfax County Zoning Ordinance and exceeds site acreage
requirements, as possible, to achieve maximum compatibility with
surrounding land uses.

Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition; Public Facilities, as
amended through March 4, 2014, Electrical and Land-Line Utility Services, pages

33-37:

Objective 40:

Policy b.

Policy c.

Policy d.

Locate electrical and land-line service facilities to provide
maximum service levels as unobtrusively as possible. (See
Figure 7.)

Collocate facilities such as distribution and transmission poles,
switching and hub centers and electrical substations whenever
feasible and appropriate to minimize visual and neighborhood
impacts.

Plan for existing and future needs of facilities in conjunction with
emerging development designs.

Provide adequate acreage for expansion of substations, hub centers
and equipment areas and maintain levels of screening to
accommodate expansion.
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Objective 41:

Policy a.

Policy b.

Policy d.

Policy e.

Policy f.

Meet service area requirements with a minimum of facilities and
ensure that those facilities are designed to minimize impacts on
adjacent properties.

Provide justification for the proposed facility’s need. Specify
alternative actions and justify why the proposed location type and
facility is the least disruptive.

Mitigate the visual impact of switching and hub centers, equipment
areas and electrical substations from adjacent development. Land
with existing mature vegetation is preferable, as are access roads
which obscure entrances, berms which provide screening, and slopes
that provide localized lower elevations.

Conceal, screen or site ground transformers and distribution boxes to
reduce their visual presence and potential for clutter.

Provide for the appropriate screening and buffering of proposed
facilities.

Design and site proposed facilities to preserve areas necessary for
future right-of-way dedication and ancillary easements for construction
of road improvements.

DESCRIPTION OF THE DEVELOPMENT PLAN

Special Exception Plat (Copy at front of staff report)

Title of SE Plat: Idylwood Substation
Prepared By: Dewberry Engineers, Inc.

Original and Revision Dates: February 2014 as revised through January 5,

2015

Description of SE Plat:

Idylwood Substation

Sheet Number

Description

Cover Sheet

General Notes and Soil Map

Existing Conditions and Demolition Plan

Proposed Facility Plan

Roadway Improvements and Sight Distance Plan

A&TT Entrance Sight Distance Plan

Proposed Upper Yard Grading Plan

Proposed Lower Yard Grading Plan

Stormwater Management Information

~ |~
©|®o|g|B|o|a| s w N

Detention System Profile—1
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10 Detention System Profile—2

11 Pre-Developed Drainage Area Map

12 Post-Developed Drainage Area Map

13 Proposed Landscaping Plan

14A Notes, Tabulation and Existing Vegetation Map

14B Offsite Tree Survey

15 Existing Dimension Plan from Adjacent Property Lines
16 Proposed Dimension Plan from Adjacent Property Lines
17 Substation Section View A-A

18 Substation Section View B-B

19 Forestry Development Conditions
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Layout

Figure 4 Layout

The proposed layout consolidates the equipment into an area sited on the upper “yard”
or half of the site (closest to Shreve Road). As shown on the graphic above, the
proposed features include a new 18-foot tall equipment enclosure parallel to Shreve
Road which is immediately in front of the four new 18.5-foot tall transformers which are
placed in a row. The 75-foot tall backbones are directly behind these transformers and
consist of eight towers which connect into a 32-foot tall enclosure located between the
towers. The site also contains several cap banks and shorter enclosures scattered
around the site, including a 14-foot tall control enclosure on the northeastern side of the
backbones.
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Ultimately, the area will be enclosed by a wall which ranges in height from 16- 20 feet.
The wall is proposed to be 16 feet tall along Shreve Road, and 20 feet tall around the
remainder of the equipment. The wall runs parallel to Shreve Road [with a 30 to 35-foot
setback from the Right-of-Way (ROW)], to the east of the floodplain along the stream, at
the rear of the equipment and roughly 50 feet from the property boundary with the Holly
Crest subdivision (although it gets closer at 37 feet near the entrance of the facility).

As discussed earlier in this report, there is a fairly steep grade change extending along
a lengthy portion of the eastern property boundary. In order to flatten out the grade, the
applicant proposes to fill the slope on their property so that it falls from 385 feet to 377
feet at the wall (the existing grade is approximately 373 feet at its lowest). This
proposed grading will raise the grade approximately 4-5 feet in that localized area.

The property is described in the plat in terms of development of the upper and lower
yards. The upper yard, which is closest to Shreve Road, is where the new equipment
will be permanently placed. However, in order to maintain operations of the older
equipment while transferring function to the new equipment, a specific order of what can
be removed and in what sequence must be followed. As a result, the site will be more
intensely used as the older equipment is removed and new equipment brought online.
Once the work is completed, a wall will be provided around the upper yard. A chain link
fence will be located around the lower yard. The lower yard is shown as vacant except
for landscaping.

IEUESCATE

Entranze to Substation - Lacking Seuth - Proposad Visw (2 Vear Groweh)

Figure 5 Rendering of Proposal from Shreve Road (2-year growth of landscaping)

Vehicular Access and Pedestrian Amenities

The site has two vehicular access points directly from Shreve Road. The substation is
proposed to be accessed through an entrance on the eastern side of the Shreve Road
frontage. The AT&T facility will be accessed from a driveway on the western side of the
Shreve Road frontage. The applicant also proposes a five-foot wide sidewalk along the
Shreve Road frontage. There is an existing entrance (although unused) along Holly
Manor that the applicant has proposed to landscape and restore curb and gutter and
sidewalk.
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The internal equipment is accessed through a new 14-foot wide gravel driveway which
is located inside of the proposed wall.

The applicant has also provided dedication of right of way along Shreve Road to
accommodate the sidewalk so that it will be maintained by the Virginia Department of
Transportation (VDOT).

Landscaping

The applicant proposes to remove much of the existing vegetation on the site (which is
generally along the peripheral edges of the site) and replace it with new plantings along
the edges of the property. The applicant has shown that there are some existing trees
near the proposed entrance to the substation that the applicant will attempt to manage
and maintain. The applicant proposes a 50-foot wide tree and shrub buffer along the
southern property boundary, a 40-foot wide landscaped area along the shared
northeastern boundary with Holly Manor, a 25-foot landscaped buffer (although it varies
in width) along Shreve Road, and a 50-foot wide landscaped buffer along the western
boundary. The maximum height of any trees in the transmission corridor along the
western, northern and southern boundaries is 10 feet tall. The maximum height of trees
along the northeastern boundary is 14 feet tall.

MORTHSOE
45"

Trangitional Screenina Mao

Figure 6 Landscape Plan
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Stormwater Management and Floodplain Treatment

The applicant proposes to treat the stormwater generated by the improvements here
through the use of a best management practice (Stormfilter) and an underground
detention system (a system of pipes laid out in three rows) which would control release
of the runoff.

The system would outfall into the stream and floodplain. The applicant proposes to
reroute the stream as it exits the culvert under Shreve Road into a pipe for
approximately 120 feet. This pipe would direct the stream to a more westward outfall.
The pipe will then outfall into a regraded area before it returns to the natural stream
channel. The applicant’s equipment and wall will be located outside of the amended
floodplain.

Figure 7 Stormwater Information

ANALYSIS

Land Use Analysis (See Appendix 4)

CONFORMANCE WITH THE COMPREHENSIVE PLAN

Va. Code Sec. 15.2-2232, as amended, requires the Planning Commission to
determine whether the general location or approximate location, character, and
extent of the proposed facility, as amended, are substantially in accord with the
adopted Comprehensive Plan.

Location

The proposed facility is located on property that is currently developed with the

Idylwood Substation, and the site is planned for Public Facilities, Governmental and
Institutional. It is located at the intersection of two (2) transmission corridors and is a
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transmission hub and major distribution substation. The proposed substation utilizes
existing transmission lines and towers, which is consistent with the Comprehensive
Plan. Although the proposed substation is located adjacent to a residential area, the
existing substation, which the proposal replaces, predates the surrounding
residential developments. The initial application involved an expansion of the
substation facility and noted that a search was conducted for alternative locations.
However, according to the applicant, no suitable alternative locations are available.
Additionally, the current application no longer includes expansion plans and only
includes a rebuild of the existing substation.

Character

The proposed rebuilding of the electrical utility facility will occur within the parcels
containing the current substation operated by Dominion Virginia Power. Although
the footprint of the rebuilt substation will be smaller than the existing substation, due
to the utilization of GIS equipment, it is necessary to shift the facility to the north side
of the site along Shreve Road, as the existing equipment must remain operational
while the substation is rebuilt. This shift will impact the existing vegetation located at
the front of the property along Shreve Road; however, the existing vegetation will be
replaced with transitional screening consisting of a landscaped buffer 25 to 30 feet
wide with a maximum height of 10 feet.

Additionally, a landscape buffer ranging from 10 to 50 feet wide will be planted on all
sides of the property with a maximum height ranging from 10 to 14 feet. Guidelines
created by Dominion Power to comply with NERC standards for reliability limit the
height of transitional screening from 10 to 14 feet.

The compound will also be screened by a 20 foot wall along the eastern, southern
and western perimeter, and a 16-foot high wall along Shreve Road. The texture and
colors of the wall will be red brick, which were developed with input from a citizen
committee; however, the wall along the southern side of the compound will be
concrete panel. The concrete panel wall will face unused portions of the site, and
the nearest residence facing this concrete panel portion of the wall is 431 feet away.
Additionally, this portion of the site will be screened by a 40-foot wide landscape
buffer with a maximum height of 10 feet, further obscuring the concrete panel wall
from view.

The proposed compound wall will be 6 to 10 feet higher than the transitional
screening, and will have a visual impact. The four transformers (18.5 feet in height),
and one GIS enclosure (18 feet in height) will be screened from view behind the
compound wall; however, an additional GIS enclosure (32 feet in height), the
backbone structures (75 feet in height) and transmission towers (120 to 135 feet in
height) will be greater in height than the wall and create a visual impact. As noted
previously, the transmission towers are not part of SE 2014-PR-032, and are
regulated by the SCC. Additionally, the proposed backbone structures, 75 feet in
height, will be taller than the existing backbone structures, which are 69 feet in
height. However, the proposed backbone structures and transmission towers will
not be greater in height than the existing towers in the transmission corridor, and are
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consistent with the height of the surrounding transmission towers.
Extent

The proposed rebuilt substation will remain an unmanned facility requiring service
once or twice a month or as needed with minimal traffic impacts. However, an
additional access point to the site is proposed with this application. The second
access point is necessary for the AT&T telecommunications facility, which will also
be an unmanned facility requiring service once or twice a month or as needed with
minimal traffic impact. This facility will be the subject of a future 2232 review. The
proposed facility is the minimum necessary to serve the area and will utilize GIS
equipment, resulting in a substation that will be more efficient and occupy a smaller
footprint than the current facility. Additionally, the rebuilt substation is required by
NERC guidelines and is necessary to avoid NERC violations and meet increased
demands for power.

Environmental and Stormwater Analysis (See Appendices 5 and 6)
Floodplain and Wetlands

The applicant had originally indicated that the outfall analysis and floodplain study be
completed during the site plan process. However, in order to evaluate the impacts of
any stormwater impacts, the applicant has now agreed that the outfall requirements and
site data should be shown now on the SE Plat. The information provided on the SE Plat
meets the criteria of the Public Facilities Manual (PFM) and Zoning Ordinance (ZO).

In addition, the applicant has submitted a floodplain study to assure that floodplain
water level will not rise due to the stream rerouting. The Department of Public Works
and Environmental Services (DPWES)'s review of this study is underway at this time but
still is not complete.

Any disturbance to wetlands will require permits from the US Army Corps of Engineers
and Virginia Department of Environmental Quality. These requirements must be met
prior to obtaining site plan approval from Fairfax County and a development condition
has been proposed reiterating that requirement.

Demolition Debris

With the significant amount of demolition expected here, the applicant was asked to
consider how the demolition debris will be disposed. While the applicant had not yet
determined the treatment of this debris, staff has proposed a development condition that
the debris be recycled to the extent possible. With the condition, this issue is resolved.
Urban Forestry Analysis (See Appendix 8)

While the site vegetation is in good to fair condition, much of it will be removed in order
to upgrade the electrical substation. Given the height limitations per agreements with
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NERC, staff has focused on analysis of how the proposed landscape plan mitigates the
visual impact of this use.

Generally, the ground-level visual impacts are mitigated by the evergreen and
deciduous vegetation to be provided onsite. The applicant has also agreed to work with
the Holly Manor subdivision and individual property owners to provide offsite
landscaping on individual properties to further screen the site. In addition, the applicant
proposes landscaping on some of the Holly Manor common areas (for instance, at the
vehicular entrance on Holly Manor Drive that is to be re-landscaped). It should be noted
that the impacts of the taller backbones proposed with this application will not be
mitigated by vegetation unless it was very mature. Furthermore, the height of this kind
of mature vegetation is not be conducive to the functioning of the substation per
guidelines developed by NERC and Dominion Power.

The applicant has shown renderings of the first years after the vegetation is removed
and staff notes that there will be an interim landscape that will be starker than what the
neighborhood has become accustomed to. However, once the proposed on and offsite
screening reaches full maturity, staff believes that the site will be adequately buffered on
all sides. The applicant has also committed to a masonry wall to help mitigate the visual
impacts of the site as well. The proposed development conditions provide that the
vegetation will be provided as shown on the SE Plat and in coordination with
neighboring properties.

IDYLWOOD SUBSTATION - EAST ELEVATION
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Figure 8 Eastern Elevation
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Figure 9 2-year vegetation growth and wall (from Shreve Road)

With the implementation of the proposed development conditions, staff finds that the
landscape plan presented here is satisfactory.

Transportation Analysis (See Appendix 7)

As discussed above, two entrances are proposed from Shreve Road into this site (one
for Dominion and one for the AT&T facility). Staff had requested that the applicant
consolidate these entrances. However, the applicant declined to do so, noting that in
order to maintain security for the substation, it could not permit access to the AT&T
facility through the substation. VDOT has indicated that the two entrances are
acceptable given the minimal trips expected to the site. While a consolidated entrance
would have been preferable, staff is satisfied with the two proposed entrances along
Shreve Road.

Initially, the applicant had shown new light poles along Shreve Road which caused the
proposed 5-foot sidewalk to meander around the poles. However, in order for the
sidewalk to be maintained by VDOT, staff noted that a one-foot wide buffer in the ROW
must be provided beyond the edge of the sidewalk. The applicant has revised the SE
Plat to move the light poles and show the appropriate buffer and, thus, this issue is
resolved.

Finally, while unused, an access point and easement are available from Holly Manor
Drive to the substation. Since this access point will not be used with this application,
the applicant has agreed to landscape this area to further mitigate the visual impacts
along Holly Manor Drive. Staff has also proposed a development condition requiring the
curb and gutter and sidewalk to be restored in that area. With implementation of that
development condition, staff finds this issue resolved.

ZONING ORDINANCE PROVISIONS

Pursuant to Sect. 9-104 of the Zoning Ordinance, Category 1 special exception uses do
not need to comply with the lot size requirements or the bulk regulations set forth for the
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zoning district in which located. Therefore, requirements related to lot area, width,
height, floor area ratios, and angle of bulk plane do not apply. An explanation of the
layout of the site has been provided earlier in this report.

However, the Zoning and County Ordinances do contain landscaping requirements
related to tree cover and transitional screening for Category 1 uses. Staff summarizes
those requirements and how the application satisfies the requirements below.

Tree Canopy Requirements

Requirement Provided
25% 10-year tree canopy
76,465 SF 40,825 SF*
Tree Preservation
12,545 SF 0 SF*
Transitional Screening*
Direction | Required Provided
18-30 foot wide buffer with medium trees and
North TS 2 medium/large evergreen shrubs, medium deciduous trees
and large deciduous shrubs, with 16 foot tall masonry
barrier
40 foot wide landscaped barrier consisting of Category |
South TS 3 evergreen trees, medium and large evergreen shrubs,
category Il deciduous trees and large deciduous shrubs.
Between 8-40 foot wide landscaped buffer consisting of
Category | evergreen trees, medium and large evergreen
East TS 3 . :
shrubs, small deciduous trees and large deciduous
shrubs, with 20 foot tall masonry barrier.
Between 100-113 foot wide landscaped buffer consisting
West TS 3 of category | evergreen trees, medium and large
evergreen shrubs, Category Il deciduous trees and large
deciduous shrubs.

*Modifications Requested

Transitional Screening 2 (TS2) shall consist of an unbroken strip of open space a minimum of thirty-five
(35) feet wide and planted with all of the following: (1) A mixture of large and medium evergreen trees that
achieves a minimum ten (10) year tree canopy of seventy-five (75) percent or greater; (2) A mixture of
trees consisting of at least seventy (70) percent evergreen trees, and consisting of no more than thirty-
five (35) percent of any single species of evergreen or deciduous tree; and (3) A mixture of predominately
medium evergreen shrubs at a rate of three (3) shrubs for every ten (10) linear feet for the length of the
transition yard area. The shrubs shall generally be located away from the barrier and staggered along the
outer boundary of the transition yard.

Transitional Screening 3 (TS3) shall consist of an unbroken strip of open space a minimum of fifty (50)
feet wide planted with all of the following: (1) A mixture of large and medium evergreen trees and large
deciduous trees that achieves a minimum ten (10) year tree canopy of seventy-five (75) percent or
greater; (2) A mixture of trees consisting of at least seventy (70) percent evergreen trees, and consisting
of no more than thirty-five (35) percent of any single species of evergreen or deciduous tree; and (3) A
mixture of predominately medium evergreen shrubs at a rate of three (3) shrubs for every ten (10) linear
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feet for the length of the transition yard area. The shrubs shall generally be located away from the barrier
and staggered along the outer boundary of the transition yard.

Barrier
Direction Required Provided
North D,E,orF 16 foot tall masonry wall
South D,E,orF 20 foot tall masonry wall
East D,E,orF 20 foot tall masonry wall
West D,E,orF 20 foot tall masonry wall

Barrier D shall consist of a 42-48 inch chain link fence and may be required by the Director to have
inserts in the fence fabric, to be coated, or to be supplemented by trees and/or shrubs.

Barrier E shall consist of a 6 foot wall, brick or architectural block faced on the side facing the existing use
and may be required to be so faced on both sides as determined by the Director.

Barrier F shall consist of a 6 foot high solid wood or otherwise architecturally solid fence.

Waivers and Modifications
Waiver of Tree Preservation Requirements

Basis: PFM Chapter 12-508.3A(1) Deviations may be requested if meeting the Tree
Preservation Target would preclude the development of uses or densities otherwise
allowed by the Zoning Ordinance;

In order to maintain service throughout the upgrade and transfer of functionality to the
new equipment, and to satisfy the guidelines that Dominion Power has established with
the Federal Energy Regulatory Commission (FERC) and NERC for vegetation on their
properties, the applicant notes that meeting the tree preservation requirements on this
site would preclude the development of uses otherwise allowed by the Zoning
Ordinance. Specifically, the site needs to be razed and used in total while the transfer
from old to new equipment is accomplished. Furthermore, the tree heights must be
limited in order to provide for reliable service without undue disruption caused by high
vegetation. As such, staff supports the waiver of the tree preservation requirement.

Modification of Tree Canopy Requirements

Basis: PFM Chapter 12-0513.2 which allows the Director to approve a modification of
10-year Tree Canopy Requirements where strict application of the requirements would
reduce the usable area of a lot due to lot configuration or size to a point that would
preclude a reasonable use of the lot or would otherwise cause an unreasonable or
unnecessary hardship to the developer.

To satisfy the 10-year tree canopy requirements, 76,465 SF of tree canopy area would
need to be provided. The applicant, however, proposes to provide 40,825 SF (all in
new vegetation). As discussed above, due to the requirements associated with
vegetation on this type of public utility site, it would not be feasible for provide the full
10% tree canopy. As such, staff supports this requested modification.
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Modification of Transitional Screening Requirements
Basis: Section 13-305(4)

As noted above, the applicant meets the width requirements of the required transitional
screening only along the western property boundary. The proposed landscaping also
does not meet the vegetation makeup of either Transitional Screening 2 or 3 as required
by the Zoning Ordinance on the peripheries of this entire site. However, as discussed
earlier in this report, the guidelines established with NERC/FERC preclude certain
categories of trees which would grow too high to coexist with electric transmission lines.
Staff has reviewed the tree and shrub selection and has found that the proposed
plantings generally meet the intent to provide a visual buffer to the equipment on the
ground. In addition, the width of the transitional screening buffer can be reduced up to
2/3 with the provision of an adequate barrier. Since the application proposes a 16-to 20-
foot high wall surrounding all of the proposed equipment, staff is satisfied that the
transitional screening provided meets the intent of the Zoning Ordinance and
recommends approval of the modification in favor of what is shown on the SE Plat.

OTHER ZONING ORDINANCE REQUIREMENTS:
Special Exception Requirements (See Appendix 11)

The standards used to evaluate this application can be found in Sect. 9-104, Standards
for all Category 1 Uses and in 9-006, the General Standards for all Special Exception
uses. There are no additional standards for electrical substations.

9-104 Standards for all Category 1 Uses

Standard 1 provides that Category 1 special exception uses do not have to comply with
the lot size requirements or the bulk regulations set forth for the zoning district in which
located. This standard or exemption was noted above and is acknowledged.

Standard 2 requires that no land or building can be used for the storage of materials or
equipment, or for the repair or servicing of vehicles or equipment, or for the parking of
vehicles except those needed by employees connected with the operation of the
immediate facility. The applicant has not proposed storage of materials or equipment,
the enclosures and facilities here are for the substation operation. Staff has proposed a
development condition that no land or building on the subject site can be so used. As
such, staff finds this issue is resolved.

Standard 3 requires that for an electrical substation in an R-District, there shall be a
finding that there is no alternative site available for such use in a C or | district within
500 feet of the proposed location; except that in the case of electric transformer stations
and telecommunication central offices, there shall be a finding that there is no
alternative site available in a C or | district within a distance of one (1) mile, unless there
is a substantial showing that it is impossible for satisfactory service to be rendered from
an available location in such C or | district. The applicant has included an analysis of
other sites (contained within the Statement of Justification in Appendix 3) and has
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determined that no other locations within a one-mile radius are suitable and notes that
as an existing substation, the proposal meets location selection criteria. Staff finds this
issue is resolved.

Standard 4 requires that, before establishment, all uses, including modifications or
alterations to existing uses, shall be subject to the provisions of Article 17, Site Plans. A
development condition has been proposed nothing that this use is subject to the site
plan provisions of the Zoning Ordinance. As such, this issue is resolved.

9-006 General Standards

In addition to the specific standards set forth hereinafter with regard to particular special
exception uses, all such uses shall satisfy the following general standards:

General Standard 1 requires that the proposed use at the specified location be in
harmony with the adopted comprehensive plan. The property is shown as public
facilities, governmental and institutional uses on the Comprehensive Plan land use map
and, as detailed earlier in this staff report, the proposal is in harmony with the location,
character and extent provisions of the Comprehensive Plan. As such, this standard is
satisfied.

General Standard 2 requires that the proposed use shall be in harmony with the general
purpose and intent of the applicable zoning district regulations. This application has
demonstrated compliance with the zoning district regulations that apply to a Category 1
use, with the exception of landscaping modifications proposed and supported in this
report. As such, this standard is satisfied.

General Standard 3 requires that the proposed use be such that it will be harmonious
with and not adversely affect the use or development of neighboring properties in
accordance with the applicable zoning district regulations and the adopted
comprehensive plan. The location, size and height of buildings, structures, walls and
fences, and the nature and extent of screening, buffering and landscaping shall be such
that the use will not hinder or discourage the appropriate development and use of
adjacent or nearby land and/or buildings or impair the value thereof. As discussed in the
land use/2232 analysis, the location, character and extent of this application are
satisfied. Furthermore, as stated earlier in this report, staff believes that the proposed
screening and barrier will adequately buffer the adjacent properties from the substation.
Therefore, this standard is satisfied.

General Standard 4 requires that the proposed use be such that pedestrian and
vehicular traffic associated with such use will not be hazardous or conflict with the
existing and anticipated traffic in the neighborhood. The applicant has provided the
requested ROW for this proposal and, with the addition of a one-foot wide buffer behind
the sidewalk to enable VDOT maintenance of the sidewalk, this standard is satisfied.

General Standard 5 notes that, in addition to the standards which may be set forth in
this Article for a particular category or use, the Board shall require landscaping and
screening in accordance with the provisions of Article 13. The applicant has provided a
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satisfactory landscape plan consisting of evergreen trees and shrubs with deciduous
trees and shrubs around the periphery of this site and offsite as permitted by the nearby
landowners and has requested the appropriate waivers and modifications to Article 13,
and as such, this standard is satisfied.

General Standard 6 requires that open space be provided in an amount equivalent to
that specified for the zoning district in which the proposed use is located. For this use,
open space is not a technical requirement of the Zoning Ordinance, however, the
applicant has shown 33% open space on their SE Plat and, as such, this standard is
satisfied.

General Standard 7 requires that adequate utility, drainage, parking, loading and other
necessary facilities to serve the proposed use be provided and that parking and loading
requirements be in accordance with the provisions of Article 11. The stormwater
management system has been reviewed and it adequately treats both the quantity and
quality of stormwater generated onsite. The floodplain study is currently under review.
There is no parking or loading requirement for this use. As such, this standard has
been satisfied.

General Standard 8 requires that signs be regulated by the provisions of Article 12;
however, the Board may impose more strict requirements for a given use than those set
forth in this Ordinance. The applicant shows some small signs on the gates and a
development condition has been proposed that all signs be regulated by Article 12. As
such, this standard is satisfied.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

In staff’'s opinion, the subject proposal, as amended, by Virginia Electric & Power Co.
d/b/a Dominion Virginia Power, to expand the Idylwood Substation at 7701 and 7707
Shreve Road, Falls Church, VA 22043, satisfies the criteria of location, character, and
extent as specified in Va. Code Sec. 15.2-2232, as amended. Staff also concludes that
SE 2014-PR-032 is in harmony with the Comprehensive Plan and in conformance with
the applicable Zoning Ordinance provisions with the implementation of the Proposed
Development Conditions contained in Appendix 1 of the Staff Report.

Staff Recommendations

Staff recommends that the Planning Commission find that the facility proposed under
2232-P14-4 satisfies the criteria of location, character, and extent as specified in
Section 15-2.2232 of the Code of Virginia, and therefore is substantially in accord
with the provisions of the Comprehensive Plan.

Staff recommends approval of SE 2014-PR-032, subject to the Proposed Development
Conditions contained in Appendix 1.
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Staff recommends approval of a modification to the transitional screening requirements
along all boundaries of this site in favor of that shown on the SE Plat.

Staff recommends that the Board direct the Director of DPWES to approve a
modification of 10 year tree canopy requirements in favor of that shown on the SE Plat.

Staff recommends that the Board direct the Director of DPWES to approve a waiver of
tree preservation target requirements in favor of that shown on the SE Plat.

Staff recommends that the Board approve a modification of the tree canopy
requirements in favor of what is shown on the SE Plat.

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

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

APPENDICES

Proposed Development Conditions
Affidavit

Statement of Justification

2232 Staff Report

Environmental Analysis

Stormwater Analysis

Transportation Analysis
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PROPOSED DEVELOPMENT CONDITIONS
SE 2014-PR-032
January 28, 2015

If it is the intent of the Board of Supervisors to approve SE 2014-PR-032 located at
7701 and 7707 Shreve Road, Tax Map Parcels 49-2 ((1)) 151 and 49-2 ((12)) 1A, for an
electrical substation to permit the redevelopment and expansion of the existing electrical
substation utility facility pursuant to Sect. 9-104 of the Fairfax County Zoning Ordinance,
the staff recommends that the Board condition the approval by requiring conformance
with the following development conditions:

1. This Special Exception is granted for and runs with the land indicated in this
application and is not transferable to other land.

2. This Special Exception is granted only for the purpose(s), structure(s) and/or
use(s) indicated on the special exception plat approved with the application, as
qualified by these development conditions.

3. This Special Exception is subject to the provisions of Article 17, Site Plans. Any plan
submitted pursuant to the Special Exception shall be in substantial conformance with
the approved Special Exception (SE) Plat entitled “Idylwood Substation,” prepared
by Dewberry Engineers, Inc., dated February 2014, as revised through January 5,
2015, and these conditions. Minor modifications to the approved Special Exception
may be permitted pursuant to Par. 4 of Sect. 9-004 of the Zoning Ordinance.

4. Right-of-way along Shreve Road shall be dedicated as generally depicted on the
plat, as approved by Fairfax County and the Virginia Department of Transportation
(VDOT). The right-of-way shall be dedicated in fee simple to the Board of
Supervisors upon request by either Fairfax County or the Virginia Department of
Transportation, whichever occurs first.

5. The entrances to the substation and the telecommunications facility shall meet the
commercial entrance standards of the Virginia Department of Transportation. The
existing curb cut/entrance on Holly Manor lane shall be removed and the curb and
gutter and sidewalk shall be restored in the right of way.

6. A 5-foot wide sidewalk shall be constructed across the Shreve Road frontage.

7. Stormwater management shall be provided as generally depicted on the plat or as
approved by the Department of Public Works and Environmental Services
(DPWES).

8. Landscaping shall be provided both on and off-site in order to meet the intent of
the Type 2 and Type 3 Transitional Screening requirements subject to the review
and approval of the Urban Forest Management Division. On-site landscaping
shall be as generally depicted on the plat. The Applicant shall provide the off-site
landscaping to reduce the visual impact of the substation on the adjacent
residential properties. The Applicant shall provide evergreen and/or deciduous



10.

11.

vegetation on the lot of each residential landowner along Holly Manor Drive and
Marthas Lane who are adjacent to the substation property, who will have views of
the new substation equipment, and who elect to have off-site landscaping installed
on their property. The Applicant shall contact the Holly Manor Homeowners'
Association and/or individual property owners adjacent to the substation along
Holly Manor Drive to develop a plan for supplemental landscaping to be installed
by the Applicant. The Applicant shall also contact the representatives of the
Dominion Heights Herrell Addition subdivision to determine if off-site landscaping
should be provided on those properties as well. The Applicant shall negotiate the
quantity, location, species, and type of landscaping with each individual landowner
and submit the final design to the Urban Forest Management Division (UFMD) for
review and comment. The landscaping shall be installed by the Applicant at the
sole cost of the Applicant. The viability of such plantings shall be assured by the
Applicant for a one (1) year period after installation, but regular care and
maintenance shall be provided by the landowner. For satisfaction of this
development condition, prior to site plan approval, the Applicant shall demonstrate
that the landowners adjacent to the substation along Holly Manor Drive and
Marthas Lane and in Dominion Heights Herrell were contacted via certified mail of
their eligibility to receive off-site landscaping. The Applicant may begin working
with the adjacent homeowners anytime thereafter. Landscaping may be installed
prior to or following construction of the substation, as determined by the individual
landowner. Prior to release of the project’s performance bond, the Applicant shall
demonstrate final compliance of this development condition with either approved
landscape layouts including property owner signatures verifying installation of
respective off-site landscaping, a property owner’s election to not receive off-site
landscaping, or evidence of the Applicant’s good faith effort to obtain such
approval. The Applicant shall work with UFMD and the Providence District
Supervisor’s office to resolve any differences that arise during this process.

The wall shall be constructed as generally depicted on the SE Plat and shall be
precast panels and pilasters with full over-size brick fagade along the north, east
and west boundaries. Pre-cast concrete masonry panels and pilasters may be
installed for the southern wall with matching brick color. The wall shall be built in
general conformance with the SE plat and meet the Applicant’s latest security
requirements. Regardless of what is shown on the Plat, the gate along the front
shall be 16 feet tall to match the rest of the wall height along Shreve Road.

The vegetation and wall proposed on-site are required to remain as generally
depicted on the SE Plat Minor modifications as allowed by the Zoning Ordinance
may be permitted; however, replacement and appropriate maintenance of the
vegetation and wall shall be provided as necessary to ensure the survival of the
vegetation and aesthetic quality of the wall. Should the vegetation not survive, the
applicant shall replace such vegetation and maintain it thereafter.

If a gate is necessary in the chain link fence along the southern boundary adjacent
to the Dominion Power easement, a gap in the vegetation may be permitted up to
14 feet wide upon review by the Urban Forestry Management Division.



12.

13.

14.

15.

16.

As a condition of the 10-year tree canopy modification, a contribution of $26,730
shall be made to the Tree Preservation and Planting Fund at the time of site plan
approval.

Tree Preservation: "The applicant shall submit a Tree Preservation Plan and
Narrative as part of the first and all subsequent site plan submissions. The
preservation plan and narrative shall be prepared by a Certified Arborist or a
Registered Consulting Arborist, and shall be subject to the review and approval of
the Urban Forest Management Division, DPWES.

The tree preservation plan shall include a tree inventory that identifies the location,
species, critical root zone, size, crown spread and condition analysis percentage
rating for all individual trees to be preserved, as well as all on and off-site trees,
living or dead with trunks 12 inches in diameter and greater (measured at4 % -
feet from the base of the trunk or as otherwise allowed in the latest edition of the
Guide for Plant Appraisal published by the International Society of Arboriculture)
located within 25 feet of the limits of clearing and grading within the undisturbed
area. 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 SE and those additional areas in which trees can be
preserved as a result of final engineering. The tree preservation plan and narrative
shall include all items specified in PFM 12-0507 and 12-0509. Specific tree
preservation activities that will maximize the survivability of any tree identified to be
preserved, such as: crown pruning, root pruning, mulching, fertilization, and others
as necessary, shall be included in the plan."

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 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 SE, subject to allowances specified in these
proffered conditions and for the installation of utilities and/or trails as determined
necessary by the Director of DPWES, as described herein. If it is determined
necessary to install utilities and/or trails in areas protected by the limits of clearing
and grading as shown on the SE, 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."

17. Tree Preservation Fencing: "All trees shown to be preserved on the tree
preservation plan shall be protected by tree protection fence. Tree protection
fencing in the form of four (4) foot high, fourteen (14) gauge welded wire attached
to six (6) foot steel posts driven eighteen (18) inches into the ground and placed no
further than ten (10) feet apart or, super silt fence to the extent that required
trenching for super silt fence does not sever or wound compression roots which
can lead to structural failure and/or uprooting of trees shall be erected at the limits
of clearing and grading as shown on the demolition, and phase | & Il erosion and
sediment control sheets, as may be modified by the "Root Pruning" proffer below.

18. All tree protection fencing shall be installed after the tree preservation walk-through
meeting but prior to any clearing and grading activities, including the demolition of
any existing structures. The installation of all tree protection fencing shall be
performed under the supervision of a certified arborist, and accomplished in a
manner that does not harm existing vegetation that is to be preserved. Three (3)
days prior to the commencement of any clearing, grading or demolition activities,
but subsequent to the installation of the tree protection devices, the UFMD,
DPWES, shall be notified and given the opportunity to inspect the site to ensure
that all tree protection devices have been correctly installed. If it is determined that
the fencing has not been installed correctly, no grading or construction activities
shall occur until the fencing is installed correctly, as determined by the UFMD,
DPWES."

19. 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 subdivision plan submission. The details for these treatments shall
be reviewed and approved by the UFMD, DPWES, accomplished in a manner that
protects affected and adjacent vegetation to be preserved, and may include, but
not be limited to the following:

a. Root pruning shall be done with a trencher or vibratory plow to a depth of 18
inches.

b. Root pruning shall take place prior to any clearing and grading, or demolition
of structures.

c. Root pruning shall be conducted with the supervision of a certified arborist.

d. An UFMD, DPWES, representative shall be informed when all root pruning
and tree protection fence installation is complete."

20. The wall may be built in stages. All reasonable efforts shall be made to complete
as much of the wall as possible at the earliest stage possible. The gate at the
entrance on Shreve Road shall be 16 feet in height.



21. Construction and demolition debris waste shall be recycled to the maximum extent
practicable during the various stages of the existing substation demolition.

22. This use shall be subject to the Noise Ordinance of Fairfax County.

23. All applicable permits from the US Army Corps of Engineers, Virginia Department
of Environmental Quality, and Virginia Department of Conservation and Recreation
shall be obtained prior to obtaining site plan approval.

24. Construction hours shall meet Fairfax County Code requirements and be limited to
Monday through Friday 7:00 am and 9:00 pm and Saturdays 8:00 am to 9:00 pm.
No construction work shall be performed on Sundays or major federal holidays.
Signage shall be posted on-site notifying construction personnel of residential
properties in close proximity to the substation and to limit truck idling. Construction
vehicles shall not idle or park along Holly Manor Drive. The Applicant shall provide
the Providence District Supervisor’s office with a point of contact for construction
related issues. The Applicant shall provide a response to construction related
issues/questions/complaints within 24 hours of receiving notice. The construction
hours noted above shall not prohibit the Applicant from performing emergency
construction or maintenance on the substation or adjacent power lines as necessary.

25. All signs onsite shall be subject to Article 12.

26. Storage of materials, equipment or trucks not needed for operation of the
substation or adjacent power lines is not permitted onsite once construction
activities have been completed.

The above proposed conditions are staff recommendations and do not reflect the
position of the Board of Supervisors unless and until adopted by that Board.

This approval, contingent on the above noted conditions, shall not relieve the applicant
from compliance with the provisions of any applicable ordinances, regulations, or
adopted standards. The applicant shall be himself responsible for obtaining the
required Non-Residential Use Permit through established procedures, and this Special
Exception shall not be valid until this has been accomplished.

Pursuant to Section 9-015 of the Zoning Ordinance, this Special Exception shall
automatically expire, without notice, thirty (30) months after the date of approval unless
the use has been established or construction has commenced and been diligently
prosecuted. The Board of Supervisors may grant additional time to establish the use or
to commence construction if a written request for additional time is filed with the Zoning
Administrator prior to the date of expiration of the Special Exception. The request must
explain why additional time is required, specify the amount of additional time requested,
and explain the basis for the amount of time requested.



County of Fairfax, Virginia
MEMORANDUM

Office of the County Attorney

Suite 549, 12000 Government Center Parkway
Fairfax, Virginia 22035-0064

Phone: (703) 324-2421; Fax: (703) 324-2665
www.fairfaxcounty.gov

DATE: October 10,2014

TO: Suzanne Wright, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Jo Ellen Groves, ParalegalM
Office of the County Attorney

- SUBJECT: Affidavit
Application No.: SE 2014-PR-032
Applicant: Virginia Electric & Power Company
d/b/a Dominion Virginia Power
PC Hearing Date: 2/5/15
BOS Hearing Date: Not yet scheduled

REF.: 125917

Attached is an affidavit which has been approved by the Office of the County Attorney for the
referenced case. Please include this affidavit dated 10/6/14, which bears my initials and is
numbered 125917, when you prepare the staff report.

Thank you for your cooperation.
Attachment
cc: (w/attach) Domenic Scavuzzo, Planning Technician I (Sent via e-mail)

Zoning Evaluation Division
Department of Planning and Zoning

\s17PROLAWPGCO01\Documents\125917\JEG\Affidavits\643478.doc



SPECIAL EXCEPTION AFFIDAVIT

DATE: Rl N Ve R R
: (enter date affidavit is notarized)
I, Dominick F. Piccolomini , do hereby state that I am an
(enter name of applicant or authorized agent)

(check one) [ 1 applicant
[v]  applicant’s authorized agent listed in Par. 1(a) below 25417

in Application No.(s): SE 2014-PR-032
(enter County-assigned application number(s), e.g. SE 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 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)

* Virginia Electric and Power Company 120 Tredegar Street Richmond, VA 23219 Applicant/Title Owner of TM Parcels
d/b/a Dominion Virginia Power 0492-01-0151 and 0492-12-0001 A
Agents: i
Courtney R, Fisher 701 East Cary St., 12th Floor ~Richmond, VA 23219  Agent

" David E. Crowl 2400 Grayland Avenue = Richmond, VA 23220 Agent
Tiffany Taylor-Minor 701 East Cary St., 12th Floor Richmond, VA 23219  Agent

" Wilson O. Velazquez 2400 Grayland Avenue Richmond, VA 23220 Agent
Mark R. Gill 701 East Cary St., 12th Floor  Richmond, VA 23219 Agent
Travis K, Cutler- 3072 Centreville Road Herndon, VA 20171 Agent
Carolyn J. Moss 3072 Centreville Road Herndon, VA 20171 Agent
Dominick. F. Piccolomini 701 East Cary Street Richmond, VA 23219 Agent
Angelita D, Gardner-Kittrell 701 East Cary Street Richmond, VA 23219 Agent

(check if applicable) [v] There are more relationships to be listed and Par. 1(a) is continued

on a “Special Exception 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. : :

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

&FORM SEA-1 Updated (7/1/06)
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Special Exception Attachment to Par. 1(a)

DATE: vo e L oM
(enter date affidavit is notarized)
for Application No. (s): SE 2014-PR-032 '
' (enter County-assigned application number (s)) |'Zsat]

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed together,
€.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)
* Dewberry Engineers Inc. 4805 Lake Brook Drive, Suite 200 Engineer/Agent

Glen Allen, VA 23060

Agents: :

Kenneth W. Wagner ‘ Engineer/Agent

Benjamin K. Jackson Engineer/Agent

Thomas (nmi) Tran 4 ' Engineet/Agent
-McGuireWoods LLP 1750 Tysons Boulevard, Suite 1800 Attorneys/Agent

. Tysons Comer, VA 22102

Agents: . : '

Sheri L. Akin : ’ Planner/Agent

Gregory A. Riegle Attorney/Agent
(check if applicable) [1] There are more relationships to be listed and Par. 1(a) is continued further

on a “Special Exception Attachment to Par. 1(a)” form.

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



Page Two
SPECIAL EXCEPTION AFFIDAVIT

DATE: o 1 1oy
(enter date affidavit is notarized)

for Application No. (s): SE 2014-PR-032 .
(enter County-assigned application number(s)) V2517

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:

(NOTE; Inciude SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE
INVESTMENT TRUSTS hercin.) ~

CORPORATION INFORMATION

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

code) ~ Virginia Electric and Power Company
d/b/a Dominion Virginia Power
120 Tredegar Street
Richmond, VA 23219

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.
i 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, middle initial and last name)

(check if applicable)  [/] There is more corporation information and Par. 1(b) is continued on a “Special
Exception Affidavit 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.

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



Page 1_ of __1___
Special Exception Attachment to Par. 1(b)

DATE: C e 120 i

_ (enter date affidavit is notarized)

for Application No. (s): SE 2014-PR-032 ‘
(enter County-assigned application number (s))

2sa(7

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
- Dewberry Engineers Inc.

4805 Lake Brook Drive, Suite 200

Glen Allen, VA 23060

DESCRIPTION OF CORPORATION: (check one statement)
[v1 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)
- The Dewberry Companies Inc.

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
» The Dewberry Companies Inc. ’

8401 Arlington Boulevard

Fairfax, VA 22031

DESCRIPTION OF CORPORATION: (check one statement)

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

[v]  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)

‘Barry K. Dewberry ~The Michael 8. Dewberry Credit Shelter
Karen S. Grand Pre Trust w/a/d 11/23/05 (f/b/o Michael S.
Thomas L. Dewberry Dewberry II, Katie A. Dewberry, John M.

Dewberry, and 1 other minor child of
Michael S. Dewberry)

(check if applicable) [] There is more corporation information and Par. 1(b) is continued further on a
“Special Exception Attachment to Par. 1(b)” form.

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




Page Three
SPECIAL EXCEPTION AFFIDAVIT

(enter date affidavit is notarized)

for Application No. (s): SE 2014-PR-032 2597

(enter County-assigned appllcatxon 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, and number, street, city, state, and zip code)
McGuireWoods LLP

1750 Tysons Boulevard, Suite 1800

Tysons Comer, VA 22102

(check if applicable)  [v] 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)

Equity Partners of McGuireWoods LLP

- Adams, John D. ~Blank, Jonathan T, -Cason, Alan C,
Alphonso, Gordon R. Boardman, J. K. Chaffin, Rebecca S.
Anderson, Arthur E., II : Boland, J. W. Chapman, Jeffrey J.
Anderson, Mark E. Brenner, Irving M. Cockrell, Geoffrey C.
Andre-Dumont, Hubert Brooks, Edwin E. Collins, Darren W.
Bagley, Terrence M. . Brose, R. C. Covington, Peter J.
Barger, Brian D. ‘Burk, Eric L. Cramer, Robert W.
Becker, Scott L. Busch, Stephen D. -Cromwell, Richard J.

-~ Becket,“Thomas L: -~ -~~~ -~~~ -Cabaniss; ThomasE. - - - -~ Culbertson; CraigR, -~ ~----—--------"-~
Belcher, Dennis 1. Cacheris, Kimberly Q. Cullen, Richard (nmi)
Bell, Craig D. Cairns, Scott S. - Daglio, Michael R.
-Bilik, R. E. ~ Capwell, Jeffrey R. *De Ridder, Patrick A.

(check if applicable)  [/] There is more partnership information and Par. 1(c) is continued on a “Special
Exception Affidavit Attachment to Par. 1(c)” 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 5tock. 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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Special Exception Attachment to Par. 1(c)

DATE: (O G poivd
(enter date affidavit is notarized)

\25a (7

for Application No. (s): SE 2014-PR-032

(enter County-assigned application number (s))

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

McGuireWoods LLP
1750 Tysons Boulevard, Suite 1800
Tysons Comer, VA 22102

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

NAMES AND TITLES OF THE PARTNERS: (ehter first name, middle initial, last name, and title, e.g.,

General Partner, Limited Partner, or General and Limited Partner)

-Dickerman, Dorothea W.’
DiMattia, Michael J.
Dooley, Kathleen H.
Downing, Scott P.
Edwards, Elizabeth F.
Ensing, Donald A.

Ey, Douglas W., Jr. .
Farrell, Thomas M.
Feller, Howard (nmi)

- Finger, Jon W.
Finkelson, David E.
Foley, Douglas M.

Fox, Charles D., IV
Franklin, Ronald G.
Fratkin, Bryan A.

. Freedlander, Mark E.
Freeman, Jeremy D.

-Fuhr, Joy C.

Gambill, Michael A.
Glassman, Margaret M.
Glickson, Scott L.

Gold, Stephen (nmi)
Goldstein, Philip (nmi)
Grant, Richard S.

Greenberg, Richard T,
Greene, Christopher K.
Greenspan, David L.
Gresham, A, B.

. Grieb, John T.

(check if applicable) [v]

-Harmon, Jonathan P.

Harmon, T. C.
Hartsell, David L.
Hatcher, J. K.
Hayden, Patrick L.
Hayes, Dion W.
Heberton, George H.
Hedrick, James T., Jr.
Hilton, Robert C.
Horne, Patrick T.
Hornyak, David J.

- Hosmer, Patricia F.

Hutson, Benne C.
Isaf, Fred T.
Jackson, J. B.

- Jewett; Bryce D., III

Jordan, Hilary P.
Justus, J. B.
Kahn, Brian A.

-Kanazawa, Sidney K.

Kane, Matthew C.

Kang, Franklin D.
Kannensohn, Kimberly J.
Katsantonis, Joanne (nmi)
Keeler, Steven 1.
Kilpatrick, Gregory R.
King, Donald E.

Kittrell, Steven D.
Kobayashi, Naho (nmi)

Konia, Charles A.
Kratz, Timothy H.
Kromkowski, Mark A.
Krueger, Kurt J.
Kutrow, Bradiey R.
La Fratta, Mark J.
Lamb, Douglas E.
Lias-Booker, Ava E.
Little, Nancy R.
Long, William M.,
Manning, Amy B.
Marianes, William B.

+Marshall, Gary S.

Marshall, Harrison L., Jr.
Marsico, Leonard J.

-Martin, Cecil E;, IIT - -

Martin, George K.
Martinez, Peter W,

-Mason, Richard J.

Mathews, Eugene E., ITI
Mayberry, William C.
McDonald, John G.
McFarland, Robert W.
McGinnis, Kevin A.
McIntyre, Charles W,
McKinnon, Michele A.
Mclean, David P.
MclLean, J. D.

"McRill, Emery B.

There is more partnership information and Par. 1(c) is continued further on a

“Special Exception Attachment to Par. 1(c)” form.
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Special Exception Attachment to Par. 1(c)

DATE:

e [ ooy

(enter date affidavit is notarized)

for Application No. (s): SE 2014-PR-032

(enter County-assigned application number (s))

Page _2_ of _2~____

l25q17

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

McGuireWoods LLP

1750 Tysons Boulevard, Suite 1800

Tysons Comer, VA 22102

(check if applicable) []

The above-listed partnership has no limited partners’

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g.,

General Partner, Limited Partner, or General and Limited Partner)

-Michalik, Christopher M.

Milianti, Peter A.
Miller, Amy E.
Moldovan, Victor L.

Muckenfuss, Robert A.

Mullins, P. T.
Murphy, Sean F.
Nahal, Hardeep S.

‘Natarajan, Rajsekhar (nmi)

Neale, James F.

Nesbit, Christopher S.

Newhouse, Philip J.
O’Grady, John B.
Oakey, David N.
Older, Stephen E.
Oostdyk, Scott C.
-Padgett, John D.
Parker, Brian K.
-Perzek, Philip J.
Phillips, Michael R.
Pryor, Robert H.
Pusateri, David P.
Rak, Jonathan P.
Reid, Joseph K., III

Richardson, David L.

" Riegle, Gregory A.

(check if applicable) [ ]

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

- Riley, James B., Jr.

Riopelle, Brian C.
Roberts, Manley W,
Robinson, Stephen W. -
Roeschenthaler, Michael J.
Rogers, Marvin L.
Rohman, Thomas P.
Ronn, David L.
-Rosen, Gregg M.

Rust, Dana L.
Satterwhite, Rodney A.
Scheurer, P. C.
Schewel, Michael J.
Schmidt, Gordon W.
Sellers, Jane W,

Sethi, Akash D.
Shelley, Patrick M.
Simmons, L. D., II
Simmons, Robert W.
Slaughter, D. F.

Slone, Daniel K.
Spahn, Thomas E.
Spitz, Joel H.

Spivey, Angela M.
Stallings, Thomas J.
-Steen, Bruce M,

- Stein, Marta A.

Stone, Jacquelyn E.
Swan, David I.
Symons, Noel H.
Tackley, Michael O.
Tarry, Samuel L., Jr.

Thanner, Christopher J.

- Thornhill, James A.

Van Horn, James E.
Vaughn, Scott P.
Vick, Howard C., Jr.
Viola, Richard W.
Wade, H. L., Jr.
Walker, John T., IV

“Walker, Thomas R.

Walker, W. K., Jr.
Westwood, Scott E.
Whelpley, David B., Jr.
White, H. R., III
White, Walter H., Jr.
Wilburn, John D.
Williams, Steven R.
Woodward, Michael B.

*Wren, Elizabeth G.

There is more partnership information and Par. 1(c) is continued further on a
“Special Exception Attachment to Par. 1(c)” form.
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SPECIAL EXCEPTION AFFIDAVIT

DATE: WCle taeiy
(enter date affidavit is notarized)

\25a7
for Application No. (s): SE 2014-PR-032
(enter County-assigned application number(s))

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

[ 1 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: - ~m oo

EXCEPT AS FOLLOWS: (NOTE: If aﬁswer 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
“Special Exception Attachment to Par. 2” form.

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



* Application No.(s): SE 2014-PR-032
(county-assigned application number(s), to be entered by County Staff)

Page Five

- SPECIAL EXCEPTION AFFIDAVIT
DATE: 1ol E AT [Zﬁq ( —(
(enter date affidavit is notarized) ,
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.)

+Planning Commissioner Tim J. Sargeant is employed by Virginia Electric and Power Company, d/b/a Dominion Virginia Power,
which is the applicant and title owner of the subject property, for this Special Exception Application.

*Donald E. King of McGuireWoods LLP donated in excess of $100 to Supervisor John Foust.

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 applicéble) [] There are more disclosures to be listed and Par. 3 is continued on a
“Special Exception 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: ﬁ Z % M ;

(check one) [ 1Applicant [v] Applicant’s Authorized Agent

Dominick F. Piccolomini :
(type or print first name, middle initial, last name, and & title of signee)

Subscribed and sworn to before me this 0 o v 20 14 , in the State/Comm.

of . P , County/City of 2.

)

Y Wiy,
Ny Wi 'y
3) C /,

[ EASGA, W 7
e e . \\\ .......... O(/¢/////
: R @ - Notary Public \\\\% 5 RCG, 2%
My commission expires: >~ 5t 204 Sfe) 9 v 5%z
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EP SO\ % ZmZ
2B \%2 &a5
28\ s BESS
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Idylwood Substation
Statement of Justification

December 10, 2014

l. INTRODUCTION

Pursuant to Section 9-101 of the Fairfax County Zoning Ordinance dated August 14, 1978, as
amended (the “Ordinance”), and 15.2-2232 of the Code of Virginia, the Virginia Electric and
Power Company, d/b/a Dominion Virginia Power (the "Applicant”, “Dominion”, or the
“Company”) hereby requests Special Exception and 15.2-2232 approval to permit the
redevelopment of an electric substation known as Idylwood Substation. Idylwood Substation
(the “Property”) is identified as Tax Map Numbers 49-2-{(1))-151 and 49-2-((12))-001A, and is
addressed as 7701 and 7707 Shreve Road, respectively. The Property is located in the
Providence District and is zoned R-3 (Residential 3 DU/AC).

i. BACKGROUND

The Property has been the site of an existing substation since 1947. It was originally approved
for a substation use by the Board of Zoning Approvals on November 26, 1946. On November
13, 1962, it received subsequent Special Permit approval to add area to the substation.

Today, the site totals approximately 7.2 acres and is an integral station at the center of
Dominion’s northern region electrical grid. Idylwood is located at the intersection of two major
transmission corridors and is both an electrical transmission hub and major distribution
substation. As an electrical transmission hub, it is the terminus for seven 230kV transmission
lines and is a key component to supplying the energy required to keep up with growth in the
Northern Virginia region. As a major distribution substation, Idylwood presently has fourteen
distribution circuits that directly supply power to the local Fairfax County residents and
businesses in communities that include Falls Church, Merrifield, southern Tysons Corner, as
well as the cities of Falls Church and Fairfax. These areas, in particular, have seen a tremendous
growth in residential usage, commercial and office demand, new construction within the past
10 years, and will continue to grow. In addition, a circuit from Idylwood is dedicated to help
power the Metro Rail.

The planned work at Idylwood is vital. This station is over sixty years old, and has undergone
several expansions and piecemeal improvements since its original design. Presently, the old
equipment is spread throughout the 7.2 acres. The rebuild will upgrade and provide state-of-
the art equipment, thus ensuring Dominion will be able to continue to provide reliable electrical
service to the surrounding communities and businesses. Additionally, the remodel will provide



the room necessary within the substation property to allow for future growth when needed.
The immediate need for the remodel is described further below.

1. PROJECT NEED:

The Federal Energy Regulatory Commission (“FERC”) has designated the North American
Electric Reliability Corporation (“NERC") as the Electric Reliability Organization for the United
States. NERC Reliability Standards establish minimum criteria with which all public utilities
must comply as components of the interstate electric transmission system. NERC's jurisdiction
serves more than 334 million people across the continental United States, Canada, and the
northern portion of Baja California, Mexico. The Energy Policy Act of 2005 mandates that
electric utilities, such as Dominion Power, must follow NERC Reliability Standards or face fines
up to 1 million dollars per day, per violation if found to be in non-compliance.

Dominion is required to evaluate its electric transmission system on a routine basis in order to
ensure compliance with NERC Reliability standards. These routine checks keep the
transmission grids running - even during contingency situations such as storm events or
equipment failure - in a reliable manner. In its evaluation of the Northern Virginia regional
system, Dominion has identified critical defects at the Idylwood Substation that create a serious
overload of the 230kV equipment during contingency events beginning in 2015. Factors that
contribute to the identified defects are a combination of load growth and outdated equipment.
The identified overload of the Idylwood equipment for these contingency events is a violation
of the mandatory NERC Reliability Standards and has resulted in the project to rebuild Idylwood
Substation.

In its assessment of the current Idylwood equipment, Dominion has determined that the need
for the project is three-fold. First, the equipment contributing to the 2015 contingency defects
must be corrected and replaced in 2015. Second, the immediate need for this work has
resulted in the recognition that a complete rebuild of the substation is necessary. As stated
above, the existing equipment is outdated and could be characterized as a weak link in the
Northern Virginia grid. If not done, continuous repairs will be necessary, much like an older car
that is constantly in the shop. Third, the older equipment is sprawled throughout the
substation parcel which is not ideal to handle future growth. Dominion will install newer, state-
of-the-art equipment that is quieter, more reliable, and designed in a more efficient and
effective layout, thus making room for future equipment should area growth dictate the need.

The need for the Idylwood rebuild is different than recent applications for new substations in
the area. Idylwood has been an important and vital substation for Fairfax County and the
region since 1947 and must continue to be. The property is adequate to meet the needs for
this area of Fairfax County and the region, but the equipment is old, unreliable, and located on
the property in a wasteful and inefficient layout, all of which has resulted in the NERC violation
that must be fixed by 2015. If left unchanged, Idylwood would struggle to meet future growth
forecasts, which are expected to be significant over the next 10 to 20 years.



In fact, the 2007 Metrbpolitan Washington Council of Governments Report on Growth Trends
to 2030 anticipates that Fairfax County will be the lead jurisdiction in Virginia, Maryland, and
the District of Columbia showing the most growth in jobs and population by the year 2030.
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V. DESCRIPTION OF PROPOSAL

The Idylwood rebuild is proposed in separate phases. The first phase will be immediate and involve
construction of the new substation equipment toward the front of the property, closer to Shreve Road.

Specific work includes converting the existing straight bus arrangement to a breaker-and-a-half
arrangement with four strings of 230kV GIS breakers to accommodate a total of eight line
terminals. Gas-insulated substation (“GIS”) equipment will be used instead of typical air-
insulated substation equipment. GIS is the best available technology that can be used in a
smaller footprint. It is exponentially more expensive than conventional substation equipment;
however, the end result will be a new and improved substation that is quieter, more efficient,
and which will operate within smaller footprint.

This first phase will cure the NERC violation, upgrade the equipment, and allow for additional
substation capacity. The work in the first phase must take place while keeping the existing
equipment functional in order to keep “lights on” to all of Dominion’s existing customers. Only
minimal pieces of the existing infrastructure will be out of service at any one time in order to
meet the power needs of ldylwood customers. The planned work can be analogous to
performing a whole home renovation while still living in the house; the house has to remain
livable with all appliances remaining plugged-in and functional.



Once the new equipment is installed, the second phase will involve de-energizing and removing
the old equipment currently spread throughout the property. Once equipment removal is
complete, Dominion will then install the wall and new landscape buffers, which will provide
improved screening and buffering to the site. The result will be a consolidated, state-of-the art
substation that is quieter, more efficient, located within a smaller footprint, and which will now
have improved screening and landscaping.

Anticipated Impacts and Mitigation

Visual: In that this is an existing substation to be redeveloped, once the redevelopment is
complete, the substation will once again blend in with the surrounding community. However,
Dominion is proposing improved mitigation efforts than what currently exists today.

The Applicant, in consultation with the surrounding community, is proposing a higher,
decorative wall to be constructed around the entire substation property in order to mitigate
impacts onto adjacent properties and enhance security. The wall, proposed to be 20 feet along
the southern, eastern, and western boundaries and 16 feet along the Shreve Road property
frontage, will be constructed once the new equipment is installed and the old equipment is
removed. In addition to being a visual barrier, the wall will also shield maintenance activity and
sound from the neighbors. The existing chain-link fence will remain in place at the rear portion
of the property; however, the Applicant is proposing to install a 50 foot wide landscape buffer
along the vacant rear yard. In the future, any additional equipment proposed for the lower rear
yard would require a new special exception, and visual mitigation efforts may be evaluated at
that time.

No new equipment within the remodeled substation will be greater in height than that of any
transmission line structure located in the existing, adjacent transmission line right-of-way.
These transmission line structures include heights of up to 130 feet; whereas, the tallest
proposed heights for the new station equipment range from 75 feet to 95 feet. As such, the
new remodel will blend in with existing transmission structures.

The lower profile electrical equipment within the substation ranges from 18-32 feet in height,
which will be effectively screened by the perimeter wall. In addition, there are existing mature
trees that help shield views of the substation, and Dominion is proposing additional landscaping
around the perimeter wall, as well as offering off-site supplemental landscaping on properties
of visually impacted neighbors. Line of sight drawings and visual simulations submitted with
this application help demonstrate the effectiveness of these mitigation efforts.

Noise and light: Dominion will comply with Fairfax County noise ordinances with the operation
of the substation and minimal outdoor lighting is proposed. This lighting will be downward
directed to preserve dark sky objectives.




Air_and water guality: Air quality standards will not be impacted with this redevelopment
project. Further, the redevelopment of Idylwood substation will require all stormwater from
the site to comply with the latest Department of Environmental Quality Regulations, as well as
the local Fairfax County Stormwater Management Ordinance, both of which incorporate
stringent water quality standards for phosphorus loads discharged from the site.

Environmental: A waters of the U.S. investigation of the project site was conducted in
November 2013. The wetland and stream boundaries have been confirmed by the U.S. Army
Corps of Engineers (USACE) in a Jurisdictional Determination (JD) letter dated March 5, 2014 (#
NAO-2014-00396). A USACE permit will be obtained for the proposed impacts to wetlands and
streams prior to the start of construction. Mitigation for wetland and stream impacts will be
provided if required by the USACE.

According to the Department of Conservation and Recreation (DCR) and the United States Fish
and Wildlife Service (USFWS), no known populations of threatened or endangered species are
located on or within the vicinity of the subject property. Heritage resources are not anticipated
to be impacted. There are no known archeological resources within the redevelopment area.
Long View (2606 Ogden Street) is the nearest architectural resource. Prior to any ground
disturbance, the State Historic Preservation Office will be consulted in coordination with the
USACE.

As a result of the proposed remodel of Idylwood Substation, the existing culvert crossing of
Shreve Road and a portion of the existing channel running parallel to the site will be realigned
and converted to piped storm sewer. Existing and proposed 100-year floodplains for the
Unnamed Tributary to Holmes Run were analyzed. The extents of the rise will be contained
within the Dominion property and will have no adverse impacts to adjacent property owners.
All vital equipment and structures will be located outside the limits of the proposed 100-year
floodplain.

Transportation: There will be no increase in, or impacts to, vehicular traffic for the site. The site
is expected to be visited by Dominion employees one to two times per month.

V. SECTION 9-104 OF THE FAIRFAX COUNTY ZONING ORDINANCE

Section 9-104(3) states that if the proposed location of a Category 1 (light public utility} use is
an R district, there shall be a finding that there is no alternative site available for such useina C
or | district within 500 feet of the proposed location; except that in the case of electric
transformer stations and telecommunications central offices, there shall be a finding that there
is no alternative site available in a C or | district within a distance of one (1) mile, unless there is
a substantial showing that it is impossible for satisfactory service to be rendered from an
available location in such C or | district.



RESPONSE: This provision applies to new Category 1 uses rather than redevelopment scenarios
which is proposed with this application. Regardless, Dominion reviewed available commercial
or industrial properties within one (1) mile of the proposed site. Attached to this Statement of
Justification as Exhibit 2.A is a list of 107 parcels located within one (1) mile of the proposed site
that are zoned either commercial or industrial. Exhibit 2.A demonstrates whether the parcel is
already developed or vacant, and notes if the acreage is appropriate for development of a new
substation site. In this particular case, a conservative minimum 2 acres was decided to be the
smallest parcel necessary for Dominion’s needs. Of the 107 parcels, all but 15 parcels were
already developed. Of the 15 vacant parcels, 7 are below the 2 acre threshold. Of the
remaining 8 parcels, all are below the 2 acre threshold as well; however, due to adjacency, they
could be grouped into two separate clusters totaling greater than 2 acres. However, both of
these combined locations are across 1-495 from the existing transmission line corridor and
would thus require a transmission line extension. A transmission line extension would require
State Corporation Commission (SCC) application and approval. The associated timeline of
approval of an SCC application prohibits these as solutions not withstanding all the new impacts
that are created. Exhibit 2.B is the map showing commercial or industrially zoned parcels.

Based upon the foregoing, the existing ldylwood substation is the best and most appropriate

location. It has existed and operated here since 1947 and will continue to meet the needs of
the County and the region.

VI. SECTION 9-011 OF THE FAIRFAX COUNTY ZONING ORDINANCE:

The following information is provided pursuant to Section 9-011 of the Fairfax County Zoning

Ordinance:

A. Type of operation: Electric Substation

B. Hours of operation: 24 hours/day, 7 days/week

C. Estimated number of patrons: None

D. Proposed number of employees: No permanent employees are proposed. The
facility will be visited approximately 1 to 2 times per month by Dominion personnel for
site inspection purposes, and for any needed repairs or alterations.

E. Estimate of traffic impact: Given the minimal occurrence of site visits, traffic is not an
issue.

F. Vicinity or general area to be served by the use: The distribution component of the

substation currently serve a specific service area from Merrifield, Falls Church, Tysons
Corner, to the cities of Falls Church and Fairfax. The transmission component of the
existing substation serves the entire Northern Virginia region. The proposed remodel
and additional equipment will continue to serve these areas.

6



G. Architectural compatibility: A substation has been in operation at this since 1947.
There are no buildings associated with the substation, except unmanned control
enclosures. The proposed enclosures and substation equipment will be surrounded by
landscaping and a screening wall.

H. Hazardous and toxic substances: There are no current or proposed hazardous or toxic
substances proposed with the project, and the site will fully comply with all County,
state, and federal environmental regulations.

I Statement of conformance: To the best of the Applicant’s knowledge, the proposed use
conforms to the provisions of all applicable ordinances, regulations, adopted standards,
and any applicable conditions.

Vil. DESCRIPTION IN CONTEXT OF SECTION 9-006 OF THE ZONING ORDINANCE

1. The proposed use at the specified location shall be in harmony with the adopted
comprehensive plan.

RESPONSE: The location of the existing substaticn and proposed remodel is in harmony with
the adopted Comprehensive Plan. The Plan map shows the property as public facilities,
governmental, and institutional and further identifies the property as a Public Service and
Utility Facility. The substation is consistent with and is an integral part of the community by
providing electric service to both the surrounding area, as well as being a larger area service
provider. Redevelopment at ldylwood substation is supportive of the County’s policies goals in
the Comprehensive Plan including strategic focus on environmental protection, energy
conservation, growth and public facilities, adequate public services, and economic development
and opportunities. '

Objective 8 of the Land Use Policy Plan encourages a land use pattern that protects, enhances,
and/or maintains stability in established residential neighborhoods. The Idylwo'od
redevelopment project is consistent with this objective by virtue that it is a redevelopment
project, rather than an entirely new site development elsewhere in the community. In
Appendix 9 of the Land Use Policy, Residential Development Criteria, the Plan is clear that local
concerns should be addressed. Dominion has been proactive in working with adjacent property
owners prior to and during submittal of this application package, and this commitment to
outreach and communication with the community will remain steadfast.

Economic Policy Plan, Objective 4, states that Fairfax County shall establish itself as a leader in
Information Technology and Telecommunications (IT&T). Redevelopment of the Idylwood
substation supports this objective whole-heartedly, as adequate electric infrastructure is
paramount to the IT&T industry.



The proposed use also meets the objectives for Public Facilities outlined in the Comprehensive
Plan. Specifically, Objective 3 indicates that the provision of public facilities should be balanced
with growth and development. Further, mitigation of impact is stated within Objective 4. Due
to the area’s past and future growth, it is necessary to upgrade and expand the existing
substation to balance the needs of the County and region. Dominion is minimizing the impacts
by utilizing best available equipment technology and is providing effective screening and
buffering.

2. The proposed use shall be in harmony with the general purpose and intent of the
applicable zoning district regulations.

RESPONSE: The proposed use is in harmony with the general purpose and intent of the
applicable zoning district regulations as discussed above. The existing electric substation facility
is a permitted use within the R-3 District with special exception approval. Prior special permits
were approved for this site as an electric substation, and the requested remodel and
improvements are logical requests based upon area growth and meeting County infrastructure
needs.

3. The proposed use shall be such that it will be harmonious with and will not adversely
affect the use or development of neighboring properties in accordance with the applicable
zoning district regulations and the adopted comprehensive plan. The location, size and
height of buildings, structures, walls and fences, and the nature and extent of screening,
buffering and landscaping shall be such that the use will not hinder or discourage the
appropriate development and use of adjacent or nearby land and/or buildings or impair the
value thereof.

RESPONSE: The existing substation has been located at the existing Property since 1947. The
substation is currently surrounded by residential development and connected to the electrical
grid system through overhead transmission lines that enter and exit the substation in a
northerly/southerly direction.

This is an existing substation to be redeveloped, and once the redevelopment is complete, it
will once again, blend in with neighboring properties. Further, with additional mitigation
efforts that do not currently exist at the site, the changes will not hinder or discourage the
appropriate development and use of adjacent land and/or buildings or impair the value thereof.
The largest changes to the substation are the associated backbones of the transmission line
facilities and the proposed new wall. The backbones have been reduced in height from their
original design in response to concerns of adjacent property owners. Further, the proposed
wall, although new, replaces an ineffective 7-foot tall chain link fence. In addition, new
landscaping is proposed, both on and off-site, which will greatly improve buffering and
screening than what currently exists. Dominion is working with neighbor representatives on
the exact architectural aesthetic of the wall, and will work with individual property owners
regarding off-site landscaping.



4. The proposed use shall be such that pedestrian and vehicular traffic associated with such
use will not be hazardous or conflict with the existing and anticipated traffic in the
neighborhood.

RESPONSE: There is no pedestrian traffic associated with this use. Vehicular traffic will be
minimal. The substation is expected to be visited by Dominion employees one to two times per
month for maintenance purposes.

5. In addition to the standards which may be set forth in this Article for a particular category
or use, the Board shall require landscaping and screening in accordance with the provisions of
Article 13.

RESPONSE: The Applicant proposes modified landscaping, buffering and screening in
accordance with the Zoning Ordinance.

6. Open space shall be provided in an amount equivalent to that specified for the zoning
district in which the proposed use is located.

RESPONSE: The property is currently built out with 44% open space. Once redeveloped, the
open space will be 39.7%, both well over the minimums noted in the R-3 District.

7. Adequate utility, drainage, parking, loading and other necessary facilities to serve the
proposed use shall be provided. Parking and loading requirements shall be in accordance
with the provisions of Article 11.

RESPONSE: The substation will be unmanned, but there will be an area in the substation
available for the occasional Dominion vehicle or vehicles visiting the site. Adequate outfall and
stormwater management in accordance with the July 1, 2014, implementation of DEQ’s
stormwater regulations, as administered by Fairfax County, will be provided and is referenced
in the Special Exception plan.

8. Signs shall be regulated by the provisions of Article 12; however, the Board may impose
more strict requirements for a given use than those set forth in this Ordinance.

RESPONSE: No new signage is proposed. Dominion’s existing signage includes no access and
high electric power warnings. In addition, a sign with Dominion Power contact information is
posted. All existing signage is in compliance with the provisions of Article 12 of the Zoning
Ordinance.

VIII.  Fairfax County 2232 Process, as per Section 15.2-2232 of the Code of Virginia:

The redevelopment and continued operation of ldylwood substation is appropriate in terms of
location, character, and extent.



Location - The property is currently used as an existing substation, which was constructed in
1947. The substation predates the nearest adjacent residential development, the Holly Crest
Subdivision, which was developed in the early 1990’s through a rezoning approved in 1991.
Prior to 1991, individual residential properties abutted the substation. To the west of Idylwood
is the Wren Dale Acres Subdivision. Wren Dale was developed in a similar time frame as
Idylwood.

No other locations were considered to rectify the identified NERC violation at Idylwood because
the solution is mandatory. The resulting remodel and additional equipment for this location is a
logical need and request by Dominion due to past and forecasted growth in the region.
Redevelopment at existing Idylwood location is therefore appropriate as the County continues
to grow.

Character - The Idylwood substation is an existing public utility, and the proposed remodel and
expansion will not change the existing character. The station is currently connected and will
remain connected to the existing high voltage electric transmission lines that run through the
site. The earliest of these transmission lines dates back to the original construction of the
substation. As such, the character of this site has been a public utility for the past 60 years and
will continue to do so.

Extent - The remodel of the substation is the minimal necessary to serve the area at this time.
Dominion is remodeling the substation with superior GIS distribution and transmission
technology to reduce the size of the footprint than what already exists. Distribution facilities
will be placed toward the property frontage, closer to the existing roadway. In addition,
Dominion is utilizing alternate line configurations to minimize heights of the backbone
structures. Coupled with the wall and additional landscaping, the extent of the proposal is the
minimum necessary to meet electrical demand and afford the best opportunity for reducing
impacts on the community.

IX. REQUESTED MODIFICATIONS AND WAIVERS:

This application conforms to the provisions of all applicable ordinances, regulations and
adopted standards, with the exception of the following:

1. Modification of the transitional screening requirement along the northern, southern,
eastern and western boundaries in favor of that shown on the Special Exception Plan.

Pursuant to Section 13-305, the Applicant requests a modification of the transitional
screening requirements along the northern, southern, eastern, and western portions of
the special exception area for the following reasons: 1) portions of the vegetation
within the transitional screening areas must be restricted in height due to its location
beneath Dominion’s transmission lines; 2) a small portion of the eastern screening yard
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cannot meet the 50’ requirement due to the driveway location, and portions of the
western boundary do not meet the full 50" due to the existing floodplain, transmission
line structures, and required clear zones; and 3) a 10’ strip along the proposed wall and
fencing is required to provide adequate space for security assessment and emergency
response.

Sections 13-305(3) and (14) states that transitional screening may be modified when the
building, a barrier and/or the land between that building and the property has been
specifically designed to minimize adverse impacts through a combination of
architectural and landscaping techniques. Further, pursuant to Section 13-305(4), the
transitional screening yard width and planting requirements may be reduced as much as
2/3 where the developer chooses to construct a seven (7) foot brick or architectural
block wall instead of the lesser barrier indicated in the matrix.

The Applicant is providing a combination of elements to minimize adverse impacts.
First, it shifted the substation equipment to the west in order to increase the eastern
buffer to 50 feet. Second, an architectural, brick screening wall, with a request to
increase the wall height up to 20’ is proposed. Third, the Applicant intends to greatly
increase the amount of landscaping than what currently exists today on the property, as
well as offer off-site landscaping to interested adjacent landowners who are visually
affected. As such, a combination of architectural and landscaping techniques will be
provided that will shield views of the substation and meet the purpose and intent of the
screening requirements.

2. Increase in Wall Height

Pursuant to Section 10-104(3)(H), the Applicant is also requesting approval for an
increase in wall height up to 20 feet. The increase in wall height will help block views of
the proposed equipment, will provide sound mitigation, and infrastructure security. As
such, the request will be in character with the existing site development, harmonious
with the surrounding development, and will not adversely impact the use and/or
enjoyment of any nearby property.

3. Deviation of the tree preservation target pursuant to PFM 12-0508.3A(1)
Meeting the Tree Preservation Target would preclude the development of uses on the
property. As such, a deviation request is being submitted due to the overhead
transmission lines that run through the site and the NERC Tree Management Standards

which regulate vegetation underneath said power lines. See Vegetation Map Sheet for
details.

Existing AT&T Telecommunications Infrastructure
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Dominion will continue to make provisions for the existing AT&T telecommunications
infrastructure presently co-located at the Idylwood Substation and previously approved by
Fairfax County. Dominion’s proposed rebuild plan will impact the existing AT&T facilities,
causing them to be relocated elsewhere on site. This telecommunications facility is a vital
component of AT&T’s area-wide wireless telecommunications network, and must be continued
at the site in order for AT&T to keep providing coverage in the area. The visual impacts from
the relocated AT&T facility will be negligible, since the relocation from the existing location is
minimal. The proposed relocated antenna platform on the utility pole would be located to
minimize visual impact on homes and the view from public thoroughfares. Plus, it will blend in
with the public facility nature of the site. As before, there will be no interference with
electronic equipment for telephone, television, radio, or other electronic uses with the
relocation. As such, the location, character and exient of the relocated AT&T equipment is in
substantial accord with the Comprehensive Plan and previous approvals.

V. CONCLUSION:

The above-described application proposes necessary redevelopment changes to an existing
electrical substation facility and telecommunications facility in order to continue to support
both local and regional electrical and cellular service, and meets the County standards for
approval. With approval of the requested Special Exception and Section 15.2-2232 application,
the proposal will conform to the provisions of all applicable ordinances, regulations, standards,
and conditions. Furthermore, the proposed used conforms to the Zoning Ordinance and the
recommendations of the Comprehensive Plan. Therefore, for the reasons set forth herein,
Dominion respectfully requests the approval of these applications.

Respectfully,

Courtney R. Fisher
Sr. Siting and Permitting Specialist

39666963 _3.docx

12



Idviwood Substation - "C-"' or "'I-"" Zoned Parcels wi

n 1 Mile of Substation

Listed s Vacant in I Vaeant, Able in Be Apmrepated with
Tas Map # Zoning County Records? Slee (Ac) Resson Sile Mot Feasihle Adjuesnt Parcelsto Be > 2207
0492 0] OOTIR 3 N (Iow risz offic) 0.93 Sile is developed nlreadye < 3 avres -
Q402 0L BOT1IA c3 HNo low rise elfice) 0.99 Sile i developed sircody; < 2 weres .
1492 01 9072 C-3 Mo {law rjze office) 54 Sile isdeveloped alrendyr < 2 nores
492 610073 c3 No (single Tsmily residence) 049 Sile dedeveloped already; < 2 aerer -
0492 01 0066 C3 Ho (low rise office} 0.01 Site is developed aleeady; <3 acres -
0482 28 (1-10) ca HNo (condomininms) NiA Site i d alreadly: < 2 acres -
0492 01 0077A G3 No (low cive olTice) L] Site ¥s developed alicudy: <3 acres -
0492 33 (101-206} C3 Mo (condomimiums} WA Site is developed alrendy: < 3 acres -
0492 01 OUB0A 13 N {low rise 4fliceY 074 Site 35 developed vlrendy; < 2 seres -
049201 0031A 15 No {pas station) 0.4 &ite i§ developzd already: < 2 aores -
0492 01 0031 5 Na (regional center) 14 Site Js developsd already: < 2 seres -
0492 36 (1-21) 15 No (warehausinpfstorape) A Site is devcluped abready: < 2 aowes B
0452 0} 0028 15 Mo (resail) 391 Site is developed already -
0492 01 C025A C-8 Mo {rewl) 023 iz developed already: < 2 aeres -
0493 011 9027 (2] o (reiail) .28 St is developed already: < 2 acres -
0197 01 C0T6C. [=] o fretail) 387 iz i developzd already E
0494 01 0053 (3] Mo iy cenler) 747 Site ic developed ulraady e
0454 01 O045E C3 No (resiaurant) 142 Site is developed already: £ 2 neres
0404 01 CO49F C3 N (hotel; 2 Sile s oped ulrcudv; < 2 oeres.
0494 0] 0044EL 3 o (low rise office) 271 Site [s dzveloped nlready -
0424 Q1 O045G 3 Ho ([ow rise afize) 128 Site is develnpad alrendyv: < 2 acres -
0494 G3 4006 15 Mo { il I 043 Sile is developad already; <2 neres -
0494 03 8007 5 No fuutomotive) Sile isdavelopad already: < 2 acres -
(394 01 (032 = Ha isleg Silk is déveloped alreudy :
D494 0L U028 I-5 No (low Tise office) Site is daveloped already -
0424 0400014 =1 Ho (warehousinpfstozuec) Site iy developed alady; < 2 acren “
0494 04 10N B -5 No {low rise nffice) Site is daveloped slrendy: < 2 acres -
0494.04 0062 L5 No {low rise vllice) Site is developsd alroudy: < 2 avres =
424 04 0003 -5 Mo (miini warehoisss) Site is developed already: <2 deres N
0494 04 0004 L5 Ry (aigi warehobses) Site is developed already: <2 deres E
4534 04 0005A a No (low rise office) Site is developed nlreadyi <3 acres -
424 04 G00SB 13 Ho (warchousing/storage) Site is developed alrendy: < 2 acres -
494 04 D006 | Wo (Jow rise efficz) Site i developed alreadys < 2 ucres B
484 44 0007 -5 Mo (mini warchouses) Site iz developad alizady: < 2 acres -
0494 04 0008 13 No {mini warehouses) Sile is developud alrady; < 2 acres
0494 130003 C4 Mo (mediunhizh riss office) Site s developed already: < 3 aeres -
0494 14 0004 [o5] No (uzdivndieh rise elfice) Site 3 Ioped wreudy <
0494 14 0005 C4 Mo (hotzl) Sitz is developed alraady -
0424 07 (1062C C4 Mo {medivmmizh rise oifice) Site is developad already -
0404 01 038A 3 No (affize) Site is developed already -
0494 01 00598 3 No (olTice) Site 35 developed already =
0494 41 0059C 13 No (office) Site 35 developed alneady 5
0492 01 0092 A [eL] Na (neiphborhnnd canter) SiteJsdeveloped alrendyi < 2 seres -
0492 BL 0091 Comnzscial Ho tlow rise olfice) Site 15 develuped alrezly: < 7 acres .
0492 11 M012A C-5 Mo (low rise offics) Site [s developed alrendy: < 2 neces -
0492 110013 (o] HNu (vlTice) Site s developad alrendy: < 2 acres 3
042211 0013A [s] Na (sula repair shop) Site s developed alrendys < 2 acres -
0492 11 0010 CE HNo {retail) Sile is developed zlrendy: < 2 acres -
0492 11 Q0104 Ccs Ho (retail} Site is developed alrealy: < 2 neres A
0492 110011 A C-5 No (retsif) Siteis developed olresdy; < 2 acres -
0492 100001 A Cc-8 No (low rise office) Sieis developed alrsidy; <2 mrres
0492 01 0095 CH Mo (specialiy centzr) Site is developed alrewdy; < 3 seres -
0492 0] DO9BC C5 Nu (sulo nepuir shop) Site is developied sleady; < 2 acres -

0492 0] (0968

HNo (oo repair shop)

Site is developed already: < 3 ucres

0492 00 0001 A

o faula repair shop)

Sita is developed already: < 2 acres

0492 09 00018 Na {neishboihoed center) Site i developed already: <3 ueres -
492 090402 Ho {; b inrage} Site is developad already; <2 acres -
0492 020003 No (wurchousnu/storuec) Site is developed wlready; <2 acres =
452 0] 0057 Nt {gas sletion) Siite is developed already: < 2 acres -
0492 09 0004 IS0 {warchousine/sloriee) Sits i developed already: < 7 acres =
0492 03 (NeS Ko (warchousing/storace) Slizis developed already; < 2 ucres -
0492 090006 o (warchausingfstorane)

Site is develnpad already: < 2 acres

0501 01 8m6

o (mini

Site is developed already

n501 410028 C3 Na [converience store)} Site is developed alrendy; < 2 acres -
0503 18 0001 C-5 Mo (business serviees) Site is developed already: < 2 sores -
0503 12 pnn2 c3 Nao {privele seheal) Site is davelopad already: < 2 acres -
0503 18 0002A C3 MNa folfiee} Site 3s deveoprd aln 2 uceey :
0501 0] 0O3R <8 No (apriimants) Sile is developed alicady -
030315C o Ko pairshop} Site i developed alpeady; < 2 acres =
0503158 -5 N (specialty canier) Siie is developed alizady: < 2 aores.
0303 15 Al C8 Nao [mus stelion) Site is develaped alresdy: < 2 nores -
0503 1542 OB o (awio repair shop) Stie is developed ulreudy: < 2 teres
0503 15 A4 pe No [retaily Silz is developed alrezdy; < 2 acres -
03031545 <5 No (ratall) Silz is deyelopsd already: < 2 neres -
0501 0) 0039A -8 Mo (ges station) Sile is developad already: < 2 acres -
0501 01 40308 C8 No (teighborhood censer) Sile 35 develaped alrendw; < 2 aeres
@503 DL noIg -8 5o {sur f:e1) Sitz is developad already: < 3 pcres -
0501 01 00300 C-b- No {ncighburbeod cenler) Site iy developsd already -
Q501 01 00395 c INo {carry out restavrani} developed alead 5 -
0501231 c3 No flow risc uffice) ~ isdeveloped wlready: < 2 acres -
50101 0041C () Nao (low rise ofice) Snz i already; < 7 acres 5
0301 01 064100 c3 Mo (loww rise olTice) Site Is developed elready: < 2 aeres B
051 01 0NSIB C-6 Mo (gag siation} Sile is developed alren 2 agres E
0501 01 0USIC | Commercinl | Mo (neiuhborbuod center) Site is developed eleady E
0500 1841-15) C-3 No {eondominfums) Silz Is davelaped already; < 2 acres -
3 010118 c2 Mo {office) =
G403 01 0117 c1 o folfice) -
QIE 010118 2 Na [olfice) Site i developail alren -
CA03 011184 o fuflice) Sile iy -

0403 120017

No (warzhmsine/siomes )

Sit2 is develaped alren

O3 12 00IE

1o feilier industrial)

Sile is developed ¢

0403 120419

Ma iather indusirial)

Sileis develnped =

L3 0] (071 Yeu <2
H22 0 Gias N =2
G204 8

20 OE3

(!

YZ il O




g Ol
=53

Sy
S Q0
N

= 000




County of Fairfax, Virginia

MEMORANDUM

DATE: January 21, 2015

TO: Barbara C. Berlin, Director
Zoning Evaluation Division, DPZ

FROM: Chris Caperton, Chief
Public Facilities Planning Branch, DPZ

SUBJECT: Section 15.2-2232 Review
Application 2232-P14-4 (concurrent with SE 2014-PR-064)
Virginia Electric & Power Company d/b/a Dominion Virginia Power
Idylwood Substation
7701 and 7707 Shreve Road, Falls Church, VA 22043
Tax Map 49-2 ((1)) 151 and 49-2 ((12)) 1A

Pursuant to Va. Code Sec. 15.2-2232, the Public Facilities Planning Branch of the Planning
Division offers the following comments and recommendation on the proposed redevelopment
and expansion of the Idylwood Substation.

PROJECT DESCRIPTION

The applicant, Virginia Electric & Power Company., d/b/a Dominion Virginia Power
(“Dominion’), proposes to redevelop the Idylwood Substation as described in the 2232 Review
Application. The proposal is also subject to review and approval of SE 2014-PR-064. In order
to comply with the North American Electric Reliability Corporation (NERC) requirements for
reliability of the electrical grid, Dominion Virginia Power must rebuild the substation requiring
replacement of all equipment at the Idylwood Substation. The planned work at Idylwood is
necessary to meet projected increased demand for electricity and to provide power to
Metrorail.

The proposed facility is summarized below (the 2232 Review Application is attached and
includes by reference the plans included with the SE 20142-PR-064 staff report).

Location: 7701 and 7707 Shreve Road, Falls Church, VA 22043. The 7.15 acre property is
located on the south side of Shreve Road and to the west of Holly Manor Drive.

Site: The site is currently developed with an electric substation facility owned by Virginia
Electric & Power Company d/b/a/Dominion Virginia Power. The site includes 3 existing
lattice transmission structures and 1 transmission tower ranging from 120 to 130 feet in height,
a fenced compound, and AT&T telecommunications antennas collocated on top of the
transmission tower. The compound is surrounded by a 7 foot chain link fence with 1 foot of
barbed wire along the top. The fenced compound includes 4 backbone structures, ranging in
height from 50 to 69 feet in height, and 4 transformers, 25 feet in height. The compound also
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includes distribution bays, control buildings and switching equipment ranging in height from
12 to 31 feet.

Proposed Facility: The proposed redevelopment will occur on the existing property owned by
the applicant on the northern side of the site. All equipment at the substation will be replaced
with gas insulated substation (GIS) equipment instead of the usual air insulated substation
equipment. GIS equipment requires a smaller footprint and is used at constrained sites where
space for expansion is limited. The rebuilt substation will include 8 new backbone structures
75 feet in height, 4 new transformers 18.5 feet in height, and 2 GIS enclosures. The heights of
the proposed GIS enclosures are 18 and 32 feet in height. Additionally, the compound will
include 5 new transmission towers ranging from 120 to 135 feet in height. The transmission
towers are not part of SE 2014-PR-032, and are regulated by the State Corporation
Commission (SCC). The substation compound will be surrounded by a brick and concrete
wall ranging in height form 16 to 20 feet. The footprint of the rebuilt substation will be
smaller than the existing substation; however, since the existing equipment must remain
operational during the rebuild, the footprint of the substation will be shifted to the north, closer
to Shreve Road. Once the new substation is operational, the old equipment will be removed
from the site. The unused portion of the site will be surrounded by a barbed wire fence and
transitional screening.

Screening: The site is currently screened by a 7 foot chain link fence with 1 foot of barbed
wire along the top. The north side of the property along Shreve Road is screened by trees
and bushes. The chain link fence around the front potion of the property as well as the
trees and bushes will be removed as a result of the substation rebuild and replaced with a
20 foot wall along the southern, eastern and western boundaries, and a 16 foot wall along
the Shreve Road frontage. The community requested a lower wall height along Shreve
Road. The wall will completely enclose the rebuilt substation compound and the applicant
states that the wall will be a visual barrier, provide security, and screen the neighbors from
noise and maintenance activity. The chain link fence will remain around the rear portion of
the property, and transitional screening consisting of a 40 foot wide landscape buffer is
proposed for this area. Additionally, transitional screening consisting of a landscape buffer
ranging from 40 to 50 feet wide is proposed for the eastern, southern and western
boundaries of the site, and a 25 to 30 foot wide landscape buffer is proposed for the north
side of the property fronting Shreve Road. Due to site constrains, only a 10 foot wide
landscape buffer is proposed for the northeastern side of the site, and Dominion Virginia
Power has proposed planting additional landscaping on adjacent property owned by the
Holly Crest Subdivision HOA to provide screening. Additionally, Dominion Power has
created vegetation and landscape guidelines approved by the North American Electrical
Reliability Corporation (NERC) in order to ensure reliability. These guidelines based on
expertise and best practices of local utilities and regulators. The maximum height of the
landscape buffer allowed by these guidelines is 10 feet under transmission lines and 14 feet
around the substation. As a result of these guidelines, the height of the landscape buffer
will be limited to 10 feet on the eastern, northern and southern perimeter, and 14 feet on the
western perimeter facing the Holly Crest subdivision. These guidelines also require open
space between the proposed landscape buffer and wall surrounding the substation for
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incident and assessment response, and the applicant is proposing 10 feet of open space to
meet this requirement. The landscape buffer will include evergreen trees 6 to 8 feet in
height at planting time, large evergreen shrubs 4 to 5 feet in height at planting time and
medium evergreen shrubs 2.5 to 3 feet in height at planting time.

Access: Access to the substation will be provided from one existing access point from
Shreve Road, on the east side of the property. Additionally, the AT&T telecommunications
facility, collocated on a Dominion transmission tower, will be accessed from a second point
on Shreve Road, on the west side of the property.

Operations: The facility will operate 24 hours per day, 7 days per week. It will be an
unmanned facility that will be visited by Dominion Virginia Power and AT&T employees
approximately once or twice per month or as needed.

Service Area: The proposed use will serve the Dominion transmission system by
providing delivery of electricity at 230kV. The Idylwood substation is located at the
intersection of two transmission corridors and is a transmission hub and major distribution
substation serving more than 22,300 businesses and residences in Falls Church, Merrifield,
Southern Tysons Corner and Fairfax City.

Electromagnetic Fields and Radiation Levels: The Comprehensive Plan requires the
facility to minimize exposure to electromagnetic fields and maintain radiation at acceptable
levels, according to Objective 40, Policy h; “Regulate new development to minimize
unnecessary exposure to unhealthful impacts of low level electromagnetic fields from
electrical transmission lines”; and Objective 41, Policy i; “Assure that radiation levels,
individually and cumulatively, will be maintained at acceptable levels”. The applicant
submitted a study of the electromagnetic field levels around the Idylwood substation. The
study includes electromagnetic field readings taken at the Idywood substation site during
the day on January 7, 2015. The readings indicate higher electromagnetic field levels at the
corners of the substation and under the transmission lines. The electromagnetic field levels
are lower further away from the substation and transmission lines.

COMPREHENSIVE PLAN GUIDANCE

The subject property is located in the Area I, Jefferson Planning District, J-8 Shreve-West
Community Planning Sector. The Comprehensive Plan Map identifies the property as
planned for Public Facilities, Governmental and Institutional.

Area Plan
Fairfax County Comprehensive Plan, Area I, 2013 Edition; Jefferson Planning District, as

amended through 4-29-2014, Overview, Figure 6: Existing Public Facilities, page 12:

Figure 6 identifies the Va. Power Idylwood Substation as existing public facilities
in J-8.

Policy Plan
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Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition; Public Facilities, as
amended through March 4, 2014, Countywide Objectives and Policies, pages 2-4:

“Objective 3:

Policy a.

Objective 4:

Policy b.

Policy d.

Policy e.

Balance the provision of public facilities with growth and development.

Construct new facilities in size and quantity which is consistent with
projected population needs.

Mitigate the impact of public facilities on adjacent planned and existing
land uses.

Co-locate public facilities whenever appropriate to achieve convenience and
economies of scale, as long as the integrity of the Comprehensive Plan is not
impinged.

Ensure that public facilities are properly screened and buffered in order to
mitigate visual impact on adjacent planned development of a different use or
nature.

Ensure that site size and development conforms to all requirements of the
Fairfax County Zoning Ordinance and exceeds site acreage requirements, as
possible, to achieve maximum compatibility with surrounding land uses.”

Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition; Public Facilities, as
amended through March 4, 2014, Electrical and Land-Line Utility Services, pages 33-37:

“Objective 40:

Policy b.

Policy c.

Policy d.

Objective 41:

Policy a.

Policy b.

Locate electrical and land-line service facilities to provide maximum
service levels as unobtrusively as possible. (See Figure 7.)

Collocate facilities such as distribution and transmission poles, switching
and hub centers and electrical substations whenever feasible and
appropriate to minimize visual and neighborhood impacts.

Plan for existing and future needs of facilities in conjunction with emerging
development designs.

Provide adequate acreage for expansion of substations, hub centers and
equipment areas and maintain levels of screening to accommodate
expansion.

Meet service area requirements with a minimum of facilities and
ensure that those facilities are designed to minimize impacts on
adjacent properties.

Provide justification for the proposed facility’s need. Specify alternative
actions and justify why the proposed location type and facility is the least
disruptive.

Mitigate the visual impact of switching and hub centers, equipment areas
and electrical substations from adjacent development. Land with existing
mature vegetation is preferable, as are access roads which obscure
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entrances, berms which provide screening, and slopes that provide
localized lower elevations.
Policy d. Conceal, screen or site ground transformers and distribution boxes to reduce
their visual presence and potential for clutter.
Policy e. Provide for the appropriate screening and buffering of proposed facilities.
Policy f. Design and site proposed facilities to preserve areas necessary for future
right-of-way dedication and ancillary easements for construction of road
improvements.”
STAFF ANALYSIS

CONFORMANCE WITH THE COMPREHENSIVE PLAN

Va. Code Sec. 15.2-2232, as amended, requires the Planning Commission to determine
whether the general location or approximate location, character, and extent of the proposed
facility, as amended, are substantially in accord with the adopted Comprehensive Plan:

Location

The proposed facility is located on property that is currently developed with the Idylwood
Substation, and the site is planned for Public Facilities, Governmental and Institutional. It
is located at the intersection of two (2) transmission corridors and is a transmission hub and
major distribution substation. The proposed substation utilizes existing transmission lines
and towers, which is consistent with the comprehensive plan. Although the proposed
substation is located adjacent to a residential area, the existing substation the proposal
replaces predates the surrounding residential developments. The initial application
involved an expansion of the substation facility and noted that a search was conducted for
alternative locations. However, according to the applicant, no suitable alternative locations
are available. Additionally, the current application no longer includes expansion plans and
only includes a rebuild of the existing substation.

Character

The proposed rebuilding of the electrical utility facility will occur within the parcels
containing the current substation operated by Dominion Virginia Power. Although the
footprint of the rebuilt substation will be smaller than the existing substation, due to the
utilization of GIS equipment, it is necessary to shift the facility to the north side of the site
along Shreve Road, as the existing equipment must remain operational while the substation
is rebuilt. This will impact the existing vegetation located at the front of the property along
Shreve Road; however, the existing vegetation will be replaced with transitional screening
consisting of a landscaped buffer 25 to 30 feet wide with a maximum height of 10 feet.
Additionally, a landscape buffer ranging from 10 to 50 feet wide will be planted on all
sides of the property with a maximum height ranging from 10 to 14 feet. Guidelines
created by Dominion Power to comply with NERC standards for reliability limit the height
of transitional screening from 10 to 14 feet.



Barbara Berlin
2232-P14-4 (concurrent with SE 2014-PR-064)
Page 6

The compound will also be screened by a 20 foot wall along the eastern, southern and
western perimeter, and a 16 foot wall along Shreve Road. The texture and colors of the
wall will be red brick, which were developed with input from a citizen committee;
however, the wall along the southern side of the compound will be concrete panel. The
concrete panel wall will face unused portions of the site, and the nearest residence facing
this concrete panel portion of the wall is 431 feet away. Additionally, this portion of the
site will be screened by a 40 foot wide landscape buffer with a maximum height of 10 feet,
further obscuring the concrete panel wall from view.

The proposed compound wall will be 6 to 10 feet higher than the transitional screening, and
will have a visual impact. The 4 transformers (18.5 feet in height), and one GIS enclosure
(18 feet in height) will be screened from view behind the compound wall; however, an
additional GIS enclosure (32 feet in height), the backbone structures (75 feet in height) and
transmission towers (120 to 135 feet in height) will be greater in height than the wall and
create a visual impact. As noted previously, the transmission towers are not part of SE
2014-PR-032, and are regulated by the SCC. Additionally, the proposed backbone
structures, 75 feet in height, will be taller than the existing backbone structures, which are
69 feet in height. However, the proposed backbone structures and transmission towers will
not be greater in height than the existing towers in the transmission corridor, and are
consistent with the height of the surrounding transmission towers.

Extent

The proposed rebuilt substation will remain an unmanned facility requiring service once or
twice a month or as needed with minimal traffic impacts. However, an additional access
point to the site is proposed with this application. The second access point is necessary for
the AT&T telecommunications facility, which will also be an unmanned facility requiring
service once or twice a month or as needed with minimal traffic impact. This facility will
be the subject of a future 2232 review. The proposed facility is the minimal necessary to
serve the area and will utilize GIS equipment, resulting in a substation that will be more
efficient and occupy a smaller footprint than the current facility. Additionally, the rebuilt
substation is required by NERC guidelines and is necessary to avoid NERC violations and
meet increased demands for power.

CONCLUSION AND RECOMMENDATIONS

Staff concludes that the subject proposal, as amended, by Virginia Electric & Power Co. d/b/a
Dominion Virginia Power, to expand the Idylwood Substation at 7701 and 7707 Shreve Road,
Falls Church, VA 22043, satisfies the criteria of location, character, and extent as specified in
Va. Code Sec. 15.2-2232, as amended.

Staff therefore recommends that the Planning Commission find the subject Application
2232-P14-4, as amended, substantially in accord with provisions of the adopted
Comprehensive Plan.

CBC/DBS



County of Fairfax, Virginia

MEMORANDUM

DATE: January 6, 2015

TO: Barbara Berlin, Director
Zoning Evaluation Division, DPZ

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

SUBJECT: ENVIRONMENTAL ASSESSMENT for: SE 2014-PR-032
Idylwood Substation

This memorandum, prepared by Mary Ann Welton, includes citations from Comprehensive Plan
that provide guidance for the evaluation of the subject Special Exception application and 2232
plan which have been revised through November 3, 2014. The extent to which the application
conforms to the applicable guidance contained in the Comprehensive Plan is noted. Possible
solutions to remedy identified issues are suggested. Other solutions may be acceptable, provided
that they achieve the desired degree of mitigation and are in harmony 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, 2013 Edition, Policy Plan, Environment, as amended
through July 1, 2014, on pages 7-9, 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 a. Maintain a best management practices (BMP) program for Fairfax
County and ensure that new development and redevelopment
complies with the County’s best management practice (BMP)
requirements. . . .

Department of Planning and Zoning
Planning Division
12055 Government Center Parkway, Suite730
Fairfax, Virginia 22035-5509 ;
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Policy j. Regulate land use activities to protect surface and groundwater
resources. . . .
Policy k. For new development and redevelopment, apply better site design

and low impact design (LID) 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:

- Minimize the amount of impervious surface created.

- Site buildings to minimize impervious cover associated with
driveways and parking areas and to encourage tree
preservation.

- Where feasible, convey drainage from impervious areas into
pervious areas. . . .

- Encourage fulfillment of tree cover requirements through
tree preservation instead of replanting where existing tree
cover permits. Commit to tree preservation thresholds that
exceed the minimum Zoning Ordinance requirements. . . .

- 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.”

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

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

N:\2015 Development Review Reports\SE\SE 2014-PR-032 Dominion.docx
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Policy a. Ensure that new development and redevelopment complies with the

County's Chesapeake Bay Preservation Ordinance....”

The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended
through July 1, 2014, page 18 states:

“Objective 10: Conserve and restore tree cover on developed and developing
sites. Provide tree cover on sites where it is absent prior to
development.

Policy a: Protect or restore the maximum amount of tree cover on developed

and developing sites consistent with planned land use and good
silvicultural practices.

Policy b: Require new tree plantings on developing sites which were not
forested prior to development and on public rights of way....”

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. Particular emphasis is given to opportunities
provided by this application to conserve the County’s remaining natural amenities.

Water Quality Protection and Stormwater Management Best Management Practices

The 7.15 acre subject property is located within the Cameron Run watershed immediately east of
Interstate 495 and south of Interstate 66. An unnamed intermittent stream and associated
wetlands traverses from north to south along the entire western side of the substation. The
intermittent stream system and its associated wetlands are within a minor floodplain.

The stormwater management plan for this redevelopment includes a proposed detention pond, an
underground stormfilter and a vegetated swale with soil amendments which will traverse the west
s