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C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
 

 
 

December 30, 2015 
 

STAFF REPORT 
 

APPLICATION RZ 2014-DR-022 
 

DRANESVILLE DISTRICT 
 
 
APPLICANT: Basheer/Edgemoore-Brooks, LLC 
 
PRESENT ZONING: R-A and R-E 
 
REQUESTED ZONING: R-E 
 
PARCEL(S): 7-2 ((1)) 17 and 23 
  
ACREAGE: 51.97 acres 
 
DENSITY: 0.38 dwelling units/acre 
 
OPEN SPACE: 41% 
 
PLAN MAP: Residential – 0.2 to 0.5 units/acre 
  
PROPOSAL:  To rezone the R-A portion of the property to R-E to 

permit development of a 20-lot cluster single family 
detached dwelling subdivision at a density of 0.38 
du/ac. 

 
 
STAFF RECOMMENDATIONS: 
 
Staff recommends approval of RZ 2014-DR-022, subject to the execution of proffers 
consistent with those contained in Appendix 1. 
 
 
 
 
 
 
 

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


 
 
Staff recommends a waiver of Sect. 6-1308.2D of the Public Facilities Manual (PFM) to 
allow stormwater management and best management practices within the minimum 
required setbacks specified in that section. 
 
Staff recommends a waiver of Sect. 6-1308.2G of the PFM to allow the maximum drainage 
area to a vegetated swale to be greater than two acres and impervious areas to be greater 
than one acre. 
 
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.  
 
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. 
 
It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
For information, contact the Zoning Evaluation Division, Department of Planning and Zoning, 
12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505, (703) 324-
1290. 
 
N:\Bkatai\Basheer-Edgemoore\Staff Report and Conditions\00 – Consolidated Staff Report for Basheer-
Edgemoore – RZ 2014-DR-022 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance 

notice.  For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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RZ   2014-DR-022
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Applicant: BASHEER/EDGEMOORE-BROOKS, LLC
Accepted: 10/10/2014
Proposed: RESIDENTIAL
Area: 51.97 AC OF LAND; DISTRICT - DRANESVILLE

Zoning Dist Sect:
Located: APPROXIMATELY 600 FEET EAST OF SPRINGVALE ROAD AND NORTH

OF PARKERHOUSE DRIVE

Zoning: FROM R-  A TO R-  E
Overlay Dist:
Map Ref Num: 007-2- /01/  /0017   /01/  /0023 
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TREE PROTECTION AREA-
DO NOT ENTER

OFF LIMITS TO CONSTRUCTION
EQUIPMENT, MATERIALS AND WORKERS

ÁREA DE PROTECCIÓN DE

ÁRBOLES-NO ENTRAR
PROHIBIDO EL INGRESO DE EQUIPO,

MATERIALES Y EMPLEADOS DE CONSTRUCCIÓN











LEGEND

EXISTING TREE TO BE PRESERVED

PROPOSED VEGETATION

PROPOSED VEGETATION IS SHOWN AS A MIXTURE OF
DECIDUOUS AND EVERGREEN SPECIES IN GENERAL
LOCATIONS THAT IS SUBJECT TO CHANGE BASED ON
FINAL SITE ENGINEERING. A MIXTURE OF CALIPER
SIZES WILL BE UTILIZED UPON FINAL SPECIES
SELECTION AND AVAILABLE NURSERY STOCK.
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PROPOSED VEGETATION IS SHOWN AS A MIXTURE OF
DECIDUOUS AND EVERGREEN SPECIES IN GENERAL
LOCATIONS THAT IS SUBJECT TO CHANGE BASED ON
FINAL SITE ENGINEERING. A MIXTURE OF CALIPER
SIZES WILL BE UTILIZED UPON FINAL SPECIES
SELECTION AND AVAILABLE NURSERY STOCK.



LEGEND

EXISTING TREE TO BE PRESERVED

PROPOSED VEGETATION

PROPOSED VEGETATION IS SHOWN AS A MIXTURE OF
DECIDUOUS AND EVERGREEN SPECIES IN GENERAL
LOCATIONS THAT IS SUBJECT TO CHANGE BASED ON
FINAL SITE ENGINEERING. A MIXTURE OF CALIPER
SIZES WILL BE UTILIZED UPON FINAL SPECIES
SELECTION AND AVAILABLE NURSERY STOCK.





NOTES:

1. THE PURPOSE OF THESE DRY SWALE CONCEPTS IS TO OFFER TWO OPTIONS FOR PROPOSED LANDSCAPING
WITHIN THE DRY SWALE ALONG THE NORTHERN BROOKS PROPERTY BOUNDARY: OPTION ONE PROPOSES A
VARIETY OF NATIVE HARDWOOD SPECIES AND OPTION TWO PROPOSES MORE EVERGREEN SPECIES.  ALL DRY
SWALE PLANTING SHALL CONFORM TO FFX. CO. PFM SECTION 6-1308.9G(3) AND VA DEQ SPECIFICATION #10.

2. PROPOSED VEGETATION IS SHOWN AS A MIXTURE OF DECIDUOUS AND EVERGREEN SPECIES IN GENERAL
LOCATIONS THAT ARE SUBJECT TO CHANGE BASED ON FINAL SITE ENGINEERING.  A MIXTURE OF CALIPER
SIZES WILL BE UTILIZED UPON FINAL SPECIES SELECTION AND AVAILABLE NURSERY STOCK.

3. THIS IS A CONCEPT SKETCH AND IS SUBJECT TO CHANGE.
4. PER PHONE CALL WITH AN ERNST CONSERVATION SEEDS, INC. REPRESENTATIVE, ERNMX-117 AND ERNMX-177

ARE RECOMMENDED SEED MIXES FOR ESTABLISHMENT OF A  DRY SWALE BASE LAYER.
5. ALL PROPOSED LANDSCAPING SHALL BE IN COOPERATION WITH ADJOINING PROPERTY OWNERS.

OPTION 2

OPTION 1
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NOTES:

1. BASE INFORMATION SHOWN ON THIS EXHIBIT IS BASED ON A
BOUNDARY SURVEY PREPARED AND CERTIFIED BY christopher
consultants DATED MARCH 13, 2014.  

2. THIS CONCEPT SKETCH AND YIELD IS SUBJECT TO CHANGE
BASED ON FINAL ENGINEERING.

3. TREE REMOVAL AND/OR LAND DISTURBANCE LIMITS ARE
SUBJECT TO CHANGE BASED ON FINAL ENGINEERING.



PHOTO LOCATION 1

PHOTO LOCATION 2

PHOTO LOCATION 3

PHOTO LOCATION 4

PHOTO LOCATION 5

PHOTO LOCATION 6

PHOTO LOCATION 7

PHOTO LOCATION 8

PHOTO LOCATION 9

PHOTO LOCATION 10

Note:  The purpose of this exhibit is to depict general conditions along the perimeter of
the Brooks Property and highlight opportunities to enhance buffer areas.  The proposed
plantings would be comprised of overstory and understory tree species.  The intent of
the proposed plan is not to fully screen the perimeter, but to supplement the existing
vegetation and provide a transition to the neighboring properties without compromising
privacy.  This exhibit is associated with GDP #RZ 2014-DR-022 and is conceptual in
nature and should act as a guide for final site plan purposes.

EXISTING TREE TO BE PRESERVED

PROPOSED VEGETATION

PHOTO LOCATOR

APPROXIMATE EXISTING TREELINE

EQC LINE

RPA LINE



Note:  The purpose of this concept plan is to depict areas on the Brooks Property within the RPA/EQC that are
proposed to be restored, remediated and enhanced.  The specified restoration areas are:  the existing pond edge,
areas of erosion along the perennial stream downstream from the existing pond, and areas of invasive vegetation
management within the RPA/EQC.  This plan is conceptual in nature and should act as a guide for final subdivision
plan purposes.  All applicable codes shall be followed for approval of these restoration efforts.

INVASIVE/UNDESIRABLE SPECIES MANAGEMENT
Invasive/Undesirable Species Management to include but not be limited to:
 mechanical removal techniques of bamboo, russian olive, multiflora rose,

greenbriar, nepalese browntop, invasive grasses, etc. (regular maintenance
schedule to be established at time of final site plan, including several seasons for
eradication)

 chemical treatment of invasives where necessary under the supervision of VA
Certified Pesticide Applicator (perform treatment in late June/July)

 supplemental planting with native species
 PFM Sections 12-0404 and 12-0516 shall be followed

INV 4INV 2

REPLANTING
Replanting to include but not be limited to:
 RP1 -
- Area of RP1:  ±800 SF (±165 LF)
- a 5' wide zone (containing a 2' aquatic zone and a 3' emergent zone)
- replace existing turfgrass with aquatic shelf planting
- replant 2' zone with species such as blue flag, yellow flag and cardinal

flower
(±1,000 bareroot, tuber or plugs placed @ 6" O.C.)

- replant 3' zone with species such as redosier dogwood & buttonbush
(±700 quarts placed @ 10" O.C.)

- use goose-netting around the pond perimeter until plants establish
- plant in late winter

 RP2 -
- Area of RP2:  ±16,500 SF (0.38 Ac) (±725 LF)
- a 20' wide replanting area containing amended topsoil for water 

infiltration with plantings to trap silt and improve water quality (not to
be mowed to prevent access as a safety measure)

- clear & grub area to be planted, compact soil to stabilize, amend
topsoil as necessary
- plant with native meadow grass mix (±5.7 lbs)

(ERNMX-178 or equivalent @ 15 lbs/Ac)

 RP3 -
- Area of RP3:  ±50,000 SF (±800 LF)
- overstory and understory trees to supplement existing meadow
- replant with trees at approximately

2:1 understory to overstory trees per 1,000 SF
(approximately 100 understory & 50 overstory trees proposed)
(and as specified on the GDP Landscape Plan)

- supplement grass with native meadow grass mix
(See Sheet 9.5 for Recommended Riparian Grass Mixes)

- remove existing fence at treeline
 RP4.1, RP4.2, RP4.3 -
- Area of RP4.1, RP4.2, RP4.3:  ±6,900 SF (0.16 Ac)
- overstory & understory trees, shrubs, seedlings and native 

groundcover proposed as per PFM 12-0516.4 &
CBPO Section 118-3-3(f)

- see Sheet 9.5 for RPA Reforestation Plans and Planting Schedule

RP 1 RP 2

INV 1 INV 3

RP 3

DEBRIS REMOVAL
The below photos show debris removal areas that include lifting pipe pieces out of
the RPA areas using mimimal disturbance.

DR 1 DR 2 DR 3 DR 4

A proffer is provided with this GDP and includes the following
parameters for an invasive species management plan:
 Targeted species for suppression and management
 Location of the targeted areas required for treatment and management
 Method(s) of control and management
 Schedule of treatments
 Disposal of debris
 Chemical applications must be performed under the direct supervision

of a Virginia Certified Pesticide Applicator
 Duration of management plan
 Monthly monitoring reports sent to Urban Forestry Management Division

INVASIVE/UNDESIRABLE SPECIES
MANAGEMENT AREA

LEGEND

TREE PRESERVATION AREA

REPLANTING AREA

TARGETED RESTORATION AREA

RPA

EQC

PROPOSED OVERSTORY/
UNDERSTORY TREES

Notes:
1. See Sheet 9.5 for RPA/EQC Restoration Notes and

RPA Reforestation Planting Plan and Schedule.
2. There are minor encroachments into the RPA/EQC

for stormwater outfall as allowed per Section
118-2-1(e) of the Fairfax County Chesapeake Bay
Preservation Ordinance (CBPO). RPA
Reforestation plan is located on Sheet 9.5.

- Remove cast iron pipe
- ±6" diam., ±20 LF

- Remove concrete pipe
- ±18" diam., ±3 LF

- Remove fence & concrete pipe
- ±1' diam., ±3 LF

- Remove pipe 15' back from water's
edge and recover bank with on-site
dirt to match existing grade

AQUATIC & EMERGENT ZONE
REPLANTING AREA



SECTION 1   (±25 LF)   (Scale:  1"=2')

SECTION 2  (±15 LF)   (Scale:  1"=2')

SECTION 3  (±13 LF)   (Scale:  1"=2')

SECTION 4  (±35 LF)   (Scale:  1"=2')

SECTION 5 (±80 LF)  (Plan Scale:  1"=15', Section Scale:1"=2')

Plan View
0 7.5 15 30

Upland Plantings:  Viburnum dentatum, Alnus serrulata,
Lindera benzoin, Cornus amomum, Itea virginica,
Cephalanthus occidentalis, etc.

Feather grade to transition back to existing grade.

Proposed coconut, coir or fiber logs in areas of erosion held in place with stakes.

Ex. Grade & Ex. Water Level

Stream Edge Planting:  Impatiens capensis, Onoclea sensibilis, Osmunda cinnamomea, Asarum canadense, etc.

Feather grade to transition back to existing grade.

Proposed coconut, coir or fiber logs in areas of erosion held in place with stakes.

Ex. Grade & Ex. Water Level

Stream Edge Planting:  Impatiens capensis, Onoclea sensibilis,
Osmunda cinnamomea, Asarum canadense, etc.

Upland Plantings:  Viburnum dentatum, Alnus serrulata, Lindera benzoin,
Cornus amomum, Itea virginica, Cephalanthus occidentalis, etc.

Feather grade to transition back to existing grade.

Proposed coconut, coir or fiber logs in areas of erosion held in place with stakes.

Ex. Grade & Ex. Water Level

Stream Edge Planting:  Impatiens capensis, Onoclea sensibilis,
Osmunda cinnamomea, Asarum canadense, etc.

Ex. Grade & Ex. Water Level

Proposed coconut, coir or fiber
logsheld in place with stakes.

Existing tree root

Feather grade to transition back to existing grade.

Ex. Grade & Ex. Water Level

Ex. Grade & Ex. Water Level

Ex. Wetland Boundary

Geotextile filter fabric

Weir Rocks (Header and Footer)

Subgrade fill to reduce incision

Upland Plantings:  Viburnum dentatum, Alnus serrulata, Lindera benzoin,
Cornus amomum, Itea virginica, Cephalanthus occidentalis, etc.

Feather grade to transition
back to existing grade.

Ex. Seep Out

Ex. Seep In

Proposed coconut, coir or fiber
logheld in place with stakes.

Prop. Plunge Pool
Cobble Substrate

Prop. Plunge Pool

Upland Plantings

Stream Edge Plantings

Proposed live stake planting:  Cornus amomum, etc.

Proposed coconut, coir or fiber
logsheld in place with stakes.

NOTES:
1. THESE STREAM RESTORATION CROSS SECTIONS ARE

BASED ON PLAN SECTIONS ON SHEET 9.3.
2. THESE CROSS SECTIONS PROPOSE STREAMBANK

RESTORATION SOLUTIONS TO MITIGATE FURTHER
DETERIORATION OF THE CURRENT STREAMBACK.  THESE
CROSS SECTIONS ARE CONCEPTUAL IN NATURE AND
SHOULD ACT AS A GUIDE FOR FINAL SITE PLAN PURPOSES.

3. EACH GRID SQUARE IS SHOWN AT 6"X6".

(±35 LF)

(±45 LF)



RECOMMENDED RIPARIAN BUFFER PLANTS
SOURCE: RIPARIAN BUFFERS MODIFICATION & MITIGATION GUIDANCE MANUAL BY DCR CHESAPEAKE BAY LOCAL ASSISTANCE, 2006.

1. All restoration and remediation proposed within the Resource Protection Area (RPA)
and Environmental Quality Corridor (EQC) is provided to demonstrate to reviewing
agencies that efforts taken will result in improving and enhancing the RPA/EQC
through replanting, debris removal and invasive/undesirable species management,
including the removal of invasive species and noxious weeds (as defined by Section
118-1-6(r) of the CBPO).

2. There are minor encroachments into the RPA/EQC for stormwater outfall as allowed
per Section 118-2-1(e) of the Fairfax County Chesapeake Bay Preservation Ordinance
(CBPO). Replanting to mitigate this disturbance shall abide by the most current
specifications within the Fairfax County Public Facilities Manual (PFM), specifically
section 12-0516, Chapter 118 of the Chesapeake Bay Preservation Ordinance, and the
"Riparian Buffers Modification and Mitigation Guidance Manual" as published by the
Division of Chesapeake Bay Local Assistance, Virginia Department of Conservation
and Recreation (DCR) and is provided on this page and Sheet 9.3.

3. The plant lists provided on this sheet from DCR and the PFM depict representative
species allowable to plant within the RPA per the sources listed above.  The plant lists
on this page are recommendations and are not all-inclusive.  Actual plant list and
quantities are subject to availability and seasonal installation needs during final site
plan and planting stages.

4. Appropriate nationwide permits from USACOE will be applied to any activity occurring
within the RPA.

5. All areas of reseeding shall be cleared of all existing perennial groundcover and
grubbed to a depth of six to twelve inches, free of stumps, roots, trash or debris.  The
area shall be compacted to the least extent necessary to stabilize the site.  Only
tracked mechanical equipment shall be used when working within the RPA/EQC.  The
surface layer shall be made to meet the following standards to a minimum depth of six
inches either by amending the existing soils or by the addition of top soil meeting the
following specifications:

A. Imported Topsoil
a. Loamy, friable soil, containing a minimum of 2.0 percent by dry weight organic

matter; free from subsoil, refuse, roots, heavy or stiff clay, stones larger than 25mm
(1 in.), noxious seeds, sticks, brush, litter, and other deleterious substances;
suitable for the germination of seeds and the support of vegetative growth.  The pH
value shall be between 5.5 and 6.5.

b. Soil Texture:  loam soil eith the following particle size distribution:
Approximate Particle Distribution Imported Topsoil
Gravel Less than 10%
Coarse to medium sand 30-65%
Fine sand 5-20%
Very fine sand 0-20%
Silt 15-25%
Clay 15-25%

B. Existing Topsoil
c. Existing topsoil from the site may be used if it meets the requirements for imported

topsoil or if approved by a landscape architect or certified arborist with concurrence
from the UFMD.  Provided a minimum of one soil sample with accompanying soil
test report for each topsoil type found at the site.

6. Monitoring of RPA/EQC plantings should occur during the growing season and at least
once during the 1st, 2nd, 3rd and 5th growing seasons. If installation of material is
reported to under perform based on standards set forth during the final subdivision
process as recorded in monitoring reports, monitoring shall be required for each
consecutive year until two annual sequential reports indicate that all criteria has been
successfully satisfied and that corrective actions were successful.  Monitoring reports
should note the condition of the material, whether adequate watering is being
maintained, and whether there are any pests, noxious species or diseases present that
threaten the health and vigor of the materials planted.  If any deficiencies are noted, a
recommendation for corrective action should also be made.

7. Invasive species management will follow either a 5-year monitoring program or shall be
completed up until bond release, whichever comes first (or as agreed upon with UFMD
during the final subdivision plan process).

RPA/EQC RESTORATION NOTES

1. Periodically moist with ephemeral inundation.

2. Chronically moist with periodic inundation or drying out.

3. Chronically moist to periodically inundated with no drying out.

RECOMMENDED RIPARIAN
GRASS MIXES

RPA REFORESTATION NOTES
1. THE RPA PLANTING SCHEDULE ON THIS SHEET SHOWS ALL

REQUIRED QUANTITIES OF TREES, SHRUBS, SEEDLINGS AND
RIPARIAN GRASS MIX THAT ARE REQUIRED TO BE PLANTED AS PER
THE FAIRFAX COUNTY PUBLIC FACILITIES MANUAL (PFM) AND
CHAPTER 118 OF THE CHESAPEAKE BAY PRESERVATION
ORDINANCE.

2. THE QUANTITY, DENSITY AND SPECIES FOR ALL SHRUBS &
SEEDLINGS SHALL BE EVENLY DISTRIBUTED THROUGHOUT THE
PROPOSED SHRUB & SEEDLING REFORESTION AREA (HATCHED
AREA).  ALL REQUIRED QUANTITIES OF SHRUBS AND SEEDLINGS
ARE AS LISTED IN THE RPA PLANTING SCHEDULE.  SEEDLINGS SHALL
BE AT LEAST THREE YEARS OLD AND 12 INCHES IN HEIGHT AND
PLANTED AT A DENSITY OF APPROXIMATELY 400 SEEDLINGS PER
ACRE. SHRUBS SHALL BE AS SPECIFIED IN THE RPA PLANTING
SCHEDULE.

3. A RIPARIAN GRASS SEED MIX SHALL BE APPLIED TO THE ENTIRE
DISTURBED AREA WITHIN THE RPA, AS NOTED IN THE RPA
PLANTING SCHEDULE.

4. ALL PROPOSED REFORESTATION SHALL CONFORM TO THE MOST
CURRENT EDITION OF THE FAIRFAX COUNTY PUBLIC FACILITIES
MANUAL (PFM), SPECIFICALLY SECTIONS 6-1311.2 AND 12-0515,
AS WELL AS CHAPTER 118 OF THE CHESAPEAKE BAY PRESERVATION
ORDINANCE.

5. PLANTING STOCK SHALL BE HEALTHY AND FREE FROM INSECT AND
DISEASE PESTS AND HAVE A SINGLE LEADER.  THE ROOT SYSTEM IS
TO BE WELL DEVELOPED, FIBROUS, AND KEPT MOIST UNTIL
PLANTED.

6. PLANT SEEDLINGS BETWEEN MARCH 1 AND MAY 15, AND
NOVEMBER 15 AND DECEMBER 15 UNLESS OTHERWISE APPROVED
BY THE DIRECTOR.

7. IN AREAS OF COMPACTED SOIL OR FILL, THE SOIL THROUGHOUT
THE AREA SHALL BE AMENDED WITH 3-6 INCHES OF ORGANIC
MATTER AND THOROUGHLY TILLED TO A DEPTH OF 12 INCHES
BEFORE PLANTING.  AFTER THE SOIL HAS BEEN PREPARED AND
ALLOWED TO SETTLE, THE SEEDLINGS MAY BE PLANTED USING THE
DIBBLE BAR, SHOVEL OR AUGER METHOD.

RPA REFORESTATION PLANS

RP 4.1

RP 4.2

RP 4.3













 

DESCRIPTION OF THE APPLICATION 
 
The applicant, Basheer/Edgemoore-Brooks, requests rezoning of 51.97 acres of land from 
the R-A (Residential-Agriculture) and R-E (Residential Estates) zoning districts to the R-E 
zoning district to permit a cluster subdivision for 20 single family detached dwelling units.  
The 20-lot subdivision will have a proposed density of 0.38 dwelling units per acre with 
approximately 41 percent of the site retained in open space.  The average lot size will be 
59,618 square feet and the lots will range in size from 52,220 square feet (1.19 acres) to 
80,280 square feet (1.84 acres).  Access to the proposed development will be provided by 
extension of Forest Lake Drive, a public street.  An existing farm pond and associated 
stream and adjoining environmentally sensitive land will be preserved, enhanced, and 
incorporated into the layout of the development. 
 
The application requests the following waivers and modifications: 

 

 A waiver of Sect. 6-1308.2D of the Public Facilities Manual (PFM) to allow 
stormwater management and best management practices within the 
minimum required setbacks specified in that section. 
 

 A waiver of Sect. 6-1308.2G of the PFM to allow the maximum drainage 
area to a vegetated swale to be greater than two acres and imperious areas 
to be greater than one acre. 
 

The applicant’s proposed Proffers, Affidavit, and Statement of Justification can be found in 
Appendices 1, 2, and 3, respectively.  

 
 

LOCATION & CHARACTER 
 
The 51.97-acre site is located 
between Springvale Road and 
Walker Road and north of 
Parkerhouse Drive and south of 
Walker Lake Drive.  The site is 
currently accessed from a gravel 
road off of Springvale Road to the 
west.  The site is composed of 
two parcels and developed with 
two single family dwellings, one 
constructed in 1935 and the other 
in 1970, and a number of 
accessory structures including 
barns, sheds, and fencing.  Over 
three-quarters of the site is grass 
pasture, with the remainder being 
covered in forest, scattered trees, 
a farm pond and its associated 
stream.         Figure 1:  Location & Existing Conditions 

 

N 
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The site’s topography consists of rolling (0 to 12 percent slope) dense grassland with 
forested areas along its southeast corner and along segments of its perimeter 
boundary.  The pond and its outlet stream and surrounding riparian corridor are 
identified as a Resource Protection Area (RPA).  Additionally, the pond, riparian 
corridor, and adjoining slopes are also recognized as part of the area’s Environmental 
Quality Corridor.  These designations provide specific protections under the regulations 
of the County’s Code and the recommendations of the Comprehensive Plan. 
 
The surrounding properties are residentially developed lots.  In general, the area is 
characterized by large lot residential subdivisions with mature trees and landscaping, 
many of which are developed around small ponds and lakes similar to the proposed 
subdivision layout.  The properties in all four directions are zoned R-E.  The subject 
property is one of four that is zoned R-A in Great Falls, the others being the Johnson 
property (Tax Map #6-4 ((1)) 13-14, the former Hills Nursery site (Tax Map #12-4 ((1)) 
46Z) and the Jackson Farm (Tax Map #13-3 ((1)) 7, 13-3 ((2)) 8B-8C). 
 

Figure 2:  Zoning 

 
In summary, the site is surrounded by the following uses and land use designations: 

R-E 

R-A 

Subject 
Property 

N 
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Direction Use Zoning Plan 

North 
Residential, Single Family 

Detached 
(Walker Woods Lake)  

R-E Residential, .2-.5 du/ac 

East 

Residential, Single Family 
Detached 

(Walker Woods Farm and Forest 
Lake Estates) 

R-E Residential, .2-.5 du/ac 

South 
Residential, Single Family 

Detached 
(Parkerhouse Drive Subdivisions) 

R-E Residential, .2-.5 du/ac 

West 

Residential, Single Family 
Detached 

(Richland Forest and Springvale 
Road Subdivisions) 

R-E Residential, .2-.5 du/ac 

 
 

BACKGROUND 
 
On June 15, 1973, the Board of Supervisors rezoned the subject property from RE-2 to 
R-A.  This past rezoning occurred prior to the County’s adoption of an Agriculture and 
Forestry property tax program and appears to have been offered as a method to 
encourage continued agricultural use of a property.  The rezoning was approved 
without proffers.  A horse stabling operation was conducted on the site until 2012 and 
has since been limited to residential purposes by its one occupied dwelling. 
 
As set forth in Sect. 3-A01 of the Zoning Ordinance (provided below), the purpose and 
intent of the R-A Rural Agricultural District is to preserve land for agriculture: 

Since there are, within the County, certain lands used for farming and/or the raising 
of livestock; and since land so used is kept from urban development by these uses; 
and since the conservation of such land as open rural areas is deemed desirable 
and needed, this district is established to identify these lands and to distinguish 
them from urbanized single family residential districts.  This district is, therefore, 
established to separate distinctly different uses so as to promote the general 
health, safety, and welfare of both the occupants of this district and of other  
R districts within the County. 

 
This purpose and intent is implemented by the limited permitted uses in the R-A district 
established under Sect. 3-A02 of the Zoning Ordinance: 

1. Agriculture, as defined in Article 20. 
2.  Any of the following uses when on the same property with and accessory to 

agricultural uses as defined in Article 20, provided that the agricultural uses 
cover not less than seventy-five (75) percent of the total land area. 
A. Accessory uses and home occupations as permitted by Article 10. 
B. Dwellings, single family detached and manufactured homes. 

3. Public uses. 
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COMPREHENSIVE PLAN PROVISIONS 
 

Plan Area: Area III 
 

Planning District:   Upper Potomac Planning District 

 

Planning Sector:  Springvale Community Planning Sector (UP-2) 

 

Plan Map:   Residential, .2-.5 dwelling units/acre 

 

Plan Text:     Fairfax Comprehensive Plan, 2013 edition, as amended 
through October 20, 2015, page 38, states: 

 
2. This sector is planned for low density, single-family residential use at .2-.5 du/ac as 

shown on the Comprehensive Land Use Plan map.  Cluster subdivisions may be 
appropriate in this sector if the following criteria are met and are rigorously applied: 
1) Wherever possible the proposed open space should provide connections with 
existing or planned trails; 2) Individual lots, buildings, streets, utilities and parking 
areas are designed and situated to minimize the disruption of the site’s natural 
drainage and topography, and to promote the preservation of important view sheds, 
historic resources, steep slopes, stream valleys and desirable vegetation; 3) Site 
design and building location are done in a manner that is compatible with 
surrounding development; 4) Modifications to minimum district size, lot area, lot 
width or open space requirements of a cluster subdivision in the R-E and R-1 
Districts are not appropriate, unless significant benefits can be achieved in the 
preservation of the natural environment, scenic view shed(s) or historic resources 
by permitting such modifications; and 5) Lot yield shall be limited to that which 
could reasonably result under conventional development.  In addition, measures 
such as agricultural and forestal districts, conservation, open space and scenic 
easements should be encouraged to preserve the rural character of this 
environmentally sensitive area, provided that their use provides a public benefit and 
furthers the intent of the Plan. 

 

 

ANALYSIS 

 

Generalized Development Plan (GDP) (Copy at front of staff report) 
 

Title of GDP: General Development Plan, RZ 2014-DR-022, 
Brooks Property 

 

Prepared By: Christopher Consultants 

 

Original and Revision Dates: August 28, 2014, as revised through November 
30, 2015 
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GDP INDEX 

Sheet # of 36 Contents 

1 Cover Sheet:  including Zoning Notes, Vicinity Map, Soil 
Information, and Waivers/Modifications Requested 

2.1 - 2.2 Existing Conditions 

3.1 - 3.2 Existing Vegetation 

4.1, 4.2, 5.1, 5.2 Tree Preservation Plan 

6.0, 6.1, 6.2 General Development Plan 

6.3 Road Sections 

7.0,7.1, 7.2, 7.3, 7.4 Landscape Plans 

8.1, 8.2 Pre/Post Development Drainage Divides 

8.3 Overall Best Management Practices (Stormwater 
BMPs) Map and Narrative 

8.4, 8.5, 8.6 Stormwater Calculations 

8.7 Outfall Map 

8.8 Channel Cross Sections 

8.9 Open Space/Environmental Preservation Map 

9.2 Perimeter Landscape Plan 

9.3, 9.4, 9.5 Resource Protection Area (RPA) Restoration Plan 

9.6 Colored GDP 

9.7 Entrance Elevation 

9.8 Typical Lot Landscape Plans 

9.9, 9.10 Typical Dwelling Elevations 

 
Site Layout 
 
As shown on the figure on the next page, the development will obtain access from 
an extension of Forest Lake Drive, an existing public street off of Walker Road.  
Forest Lake Drive currently terminates at a temporary cul-de-sac adjoining the 
southeast corner of the subject property.  This roadway will be extended to the west 
(and then northward and eastward) and the 20 proposed lots will be sited along the 
extension.  The northern and western portions of the site will be developed while 
the remainder of the property (41%), which includes an existing farm pond, its 
outlet stream, and a heavily forested area will remain.  The pond, stream corridor, 
forestlands, and adjoining grasslands will be retained as open space for the 
development and maintained by the development’s homeowners association. 
 
The lots will range in size from 52,220 square feet (1.19 acres) to 80,280 square 
feet (1.84 acres).  Beyond the required 30-foot minimum front yard, the individual 
home sites will be set back at varied distances from the street, ranging from 40 to 
120 feet.  The GDP includes enhancement and/or planting of vegetation (both trees 
and shrubs) along the perimeter of the portion of the property being developed with 
lots.  The applicant has proffered specific fencing for select segments of the 
perimeter of the property. 
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Figure 3:  Site Layout 

 
On Sheet 6 of the GDP, the individual lots show proposed drainfield and well 
locations.  The GDP also identifies, with cross-hatching, potential developable 
areas on each lot available for optional structures such as decks, patios, gazebos, 
etc.  Accessory structures will not be permitted outside of these areas.  The 
stormwater calculations for the development take into consideration the impervious 
surfaces that could occur within these potential developable areas. 
 
Circulation 
 
The Forest Lake Drive extension will be completed to Virginia Department of 
Transportation (VDOT) standards and dedicated into the VDOT secondary road 
system.  The roadway will contain two 12-foot wide travel lanes that are lined with 
6-foot wide shoulders, 6-foot wide ditches, and 5-foot wide trails.  The proposed 
roadway will permit parking on one side of the street.  (The side allowing parking 

Forest Lake 
Drive 
Extension  

Forest 
Conservation 
Area 
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will be identified by signage.)  The radius of the cul-de-sac at the terminus of the 
extension allow emergency vehicles and school buses the ability to turn around. 
 
The site currently obtains access via a gravel road from Springvale Road, to the 
west.  The GDP shows that a short segment of this existing gravel roadway, 
between the proposed extension of Forest Lake Road and the site’s western 
boundary, will be placed in a 50-foot wide right-of-way and improved to VDOT 
standards in order to facilitate future interparcel access.  This road segment will 
terminate and be blocked off with bollards at the property line until such time as the 
road is extended. 
 
In addition to the trails along both sides of the Forest Lake Road extension, the 
GDP shows a trail along the eastern side of the farm pond.  Another trail segment 
will be provided along the southern side of the aforementioned road segment 
proposed between Forest Lake Road and the western property line.  This trail will 
continue west to Springvale Road within the 15-foot wide pipe-stem portion of the 
subject property.  All trails will be overlain with public access easements. 
 
Parking for each of the proposed homes will be provided by a minimum of two 
spaces located in attached garages.  Additional spaces will be provided in the 
driveways. 
 
Stormwater 
 
The proposal includes a collection of stormwater facilities, which will address the 
impacts associated with the quantity of stormwater and improve the quality of any 
stormwater runoff.  The primary treatment facilities include two underground 
facilities and one vegetated dry swale.  These facilities are essentially engineered 
systems with soil media designed to filter stormwater runoff and to infiltrate as 
much as possible into the groundwater.  These facilities will be located in the 
development’s open space and will be owned and maintained by the Homeowners 
Association. 
 
Two rain gardens are incorporated into the proposed southern underground 
detention facility.  Stormwater is directed to these vegetated areas for filtering 
before being piped into the underground system for further filtering and infiltration.  
Likewise, the stormwater from the portions of five of the development’s northerly 
residential lots will be directed to the proposed dry swale, located along the site’s 
northerly property line, where the stormwater will be filtered by plants and soil 
media and then infiltrated into the underlying soils and groundwater.  All stormwater 
facilities will be designed such that any stormwater not infiltrated into the soil will be 
treated and released into the farm pond or stream at a rate that simulates a fully-
forested condition. 
 
The GDP also shows rooftop drainage systems and rain gardens on the proposed 
lots surrounding the RPA.  These private facilities provide additional water quality 
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treatment that will capture the initial storm surge and will filter pollutants as close to 
the source as possible. 
 
An integral part of the stormwater system is the placement of 7 acres of the site’s 
forestland into a conservation easement, which provides a significant buffer 
between area’s existing/proposed development and the stream.  The applicant has 
committed to management of invasive species and implementation of corrective 
erosion control measures for the embankment surrounding the farm pond.  In this 
way, the applicant seeks to enhance the quality of the existing wetlands and 
increase their filtering capabilities, thereby reducing the adverse impacts associated 
with stormwater.  Given that the vegetation in the majority of the proposed open 
space will be retained in its present state or enhanced, the open space rainfall will 
continue to sheet flow to the farm pond and/or the stream. 
 
On and Off-site Stream Protection 
 
The GDP and proffers commit the applicant to several stream improvements that 
are designed to protect water quality and control the quantity of water in the stream 
both during and after development of the subdivision.  Specifically, the applicant 
proposes improvements to the stream which flows northward from the existing farm 
pond.  The applicant has proffered to perform a pre-development survey of the 
downstream receiving systems and repeat the survey on an annual basis for 2 
years following completion of construction to monitor the condition of the 
downstream drainage system.  The applicant has also committed to corrective 
restoration and/or stabilization measures, as determined by DPWES, for any 
construction-related damage detected during the monitoring period.  Additionally, 
the applicant has committed to design outfall protection devices, such as energy 
dissipaters or level spreaders, to minimize erosion in the environmentally sensitive 
areas. 
 
With respect to Walker Woods Lake, the applicant has committed to perform a pre- 
and post-development bathymetric survey of the lake.  If construction activities are 
shown to cause sedimentation or other downstream water quality impacts, the 
applicant has committed to perform remediation work to correct the impact prior to 
bond release. 
 
The GDP and proffers contain provisions for specific debris removal and invasive 
vegetation management within the RPA/EQC.  These efforts will correct existing 
conditions that pose long-term erosion and invasive vegetation risks to the stream’s 
wetland environments, both on- and off-site.  In accordance with the Federal Clean 
Water Act, these efforts will be performed in strict accordance with the Nationwide 
Permit requirements set forth by the Environmental Protection Agency and the U.S. 
Army Corps of Engineers. 
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Open Space 
 
As previously mentioned, 41 percent of the site will be designated as open space.  
The open space will consist of the property’s Resource Protection Areas (RPA) 
including:  the farm pond and its outlet stream and banks; Environmental Quality 
Corridor (EQC) areas beyond the RPA boundary; forestlands and nearby 
grasslands; recreation trails; and lands associated with stormwater facilities, 
including the two large rain gardens, the dry swale, and the facilities’ maintenance 
roads.  The open space and its facilities will be maintained by the development’s 
Homeowners Association. 
 
Septic Systems and Wells 
 
As community sewer and water services are not available in this area of the 
County, the proposed lots will be served by individual wastewater disposal systems 
and wells. 
 
Each lot’s wastewater will be handled by an individual Alternative On-site Sewerage 
System (AOSS).  A conventional septic system settles outs solids prior to directing 
the effluent to drainfields.  An AOSS system treats the effluent prior to it being 
eventually pressure-dosed to a subsurface soil treatment area.  Due to this pre-
treatment, an AOSS system requires a substantially smaller “drainfield” than a 
conventional one.  A conventional septic system removes only about 25 percent of 
the impurities and bacteria in sewage and provides very little nitrogen reduction, 
while the AOSS system is projected to remove 85 to 99 percent of the impurities 
and to reduce nitrogen by at least 50 percent. 
 

Comprehensive Plan Analysis 
 
The applicant seeks to rezone the property to the R-E district which allows a 
maximum density of 0.5 dwelling unit per acre.  This density is consistent with the 
recommended land use designation of Residential, .2-.5 du/ac shown on the 
Comprehensive Plan’s Land Use Plan Map.  The proposed density of 0.38 dwelling 
unit per acre falls approximately mid-range within the recommended density for the 
site. 
 
Policy Plan 
 
Besides the land use designation, an application should be consistent with the 
applicable policy recommendations of the Comprehensive Plan.  The applicable 
policies from the Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, 
Land Use, amended through April 29, 2014, are listed below. 
 
These land sue policies (specifically Land Use Objective 8 and 14 found in the 
Land Use section of the Policy Plan) provide guidance in reviewing this application. 
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Objective 8: Fairfax County should encourage a land use pattern that 
protects, enhances and/or maintains stability in established residential 
neighborhoods. 
 
Policy a.  Protect and enhance existing neighborhoods by ensuring that infill 
development is of compatible use, and density/intensity, and that adverse impacts 
on public facility and transportation systems, the environment and the surrounding 
community will not occur. 
 
Objective 14: Fairfax County should seek to achieve a harmonious and 
attractive development pattern which minimizes undesirable visual, auditory, 
environmental and other impacts created by potentially incompatible uses.  
 
Policy a.  Locate land uses in accordance with the adopted guidelines contained in 
the Land Use Appendix. 
Policy b.  Encourage infill development in established areas that is compatible with 
existing and/or planned land use and that is at a compatible scale with the 
surrounding area and that can be supported by adequate public facilities and 
transportation systems. 
Policy c.  Achieve compatible transitions between adjoining land uses through the 
control of height and the use of appropriate buffering and screening. 
Policy j.  Use cluster development as one means to enhance environmental 
preservation when the smaller lot sizes permitted would complement surrounding 
development. 
 
Staff finds the proposed development of large residential lots sited along an internal 
spine road and a density of 0.38 dwelling unit per acre compatible with the 
surrounding area.  While most of the immediately surrounding lots to the north, 
west, and south are two or more acres in size, there are also lots in the area that 
are approximately an acre in size.  Additionally, some of the surrounding larger lots 
count Resource Protection Areas and Environmental Quality Corridors, such as 
lakes, streams, and steep slopes, as part of their acreage. 
 
The Residential Development Criteria of the Policy Plan note that it is not expected 
that adjoining developments will be identical to their neighbors; however, all 
developments should fit into the fabric of the community.  As recommended by 
Objective 14, staff believes that the proposed development fits into the context of 
the surrounding area by virtue of having a comparable density and layout, 
incorporating existing environmentally significant features (farm pond, the stream, 
the forestlands) into its design, mitigating stormwater impacts to downstream 
properties, preserving and enhancing trees and other vegetation in perimeter buffer 
areas, providing fence treatments along specified perimeter property lines, and 
creating trails through the site.  The development’s layout and its compatibility is 
further analyzed under the Residential Development Criteria section later in this 
report. 
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Adverse transportation impacts are not anticipated and environmental impacts will 
be mitigated by the aforementioned proffered commitments to stream restoration 
and forestland conservation along with the proposed stormwater management 
practices.  The 20 proposed residential lots will be served by individual disposal 
systems and wells.  As discussed further under the Residential Development 
Criteria section, the applicant has demonstrated that the soils on the property will 
support such facilities.  Other public facilities, such as parks, schools, and fire 
protection are available and the applicant has proffered the applicable fees to 
defray the costs associated with expanded service. 
 
Upper Potomac District Plan 
 
The following Upper Potomac Planning District policies are found on page 38 of the 
Fairfax Comprehensive Plan, 2013 edition, as amended through October 2015.  
Staff’s analysis of the proposal against these policies is provided below: 
 

 Wherever possible the proposed open space should provide connections with 
existing or planned trails. 

 
The development provides pedestrian trails along the extension of Forest Lake 
Drive, around the east side of the farm pond, and out to Springvale Road.  The 
applicant has proffered to provide a public access easement over these trails. 

 

 Individual lots, buildings, streets, utilities and parking areas are designed and 
situated to minimize the disruption of the site’s natural drainage and topography, 
and to promote the preservation of important view sheds, historic resources, 
steep slopes, stream valleys and desirable vegetation. 

 
The clustering of the lots in the western portion of the site results in the 
preservation of the RPA and EQC associated with farm pond and its outlet 
stream.  The clustering also allows the preservation of the site’s only remaining 
forested area.  Retaining these features minimizes the disruption of the site’s 
natural drainage and topography and preserves desirable vegetation.  
Additionally, the proffered removal of invasive species from the farm pond and 
the stream channel will aid in the overall health of site’s natural system.  Lastly, 
the proposed stormwater plan divides the site into five separate basins.  
Directing stormwater to different collection/treatment areas reduces the amount 
of grading that will be required to make the system work. 

 

 Site design and building location are done in a manner that is compatible with 
surrounding development. 

 
The development of large lots fronting on a public street extension terminating 
in a cul-de-sac is consistent and compatible with development patterns in the 
area.  The proposed houses will be sited on the lots at differing setbacks and 
angles from the public street.  This variance in siting promotes a more rural 
character, as opposed to a traditional suburban subdivision. 
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 Modifications to minimum district size, lot area, lot width or open space 
requirements of a cluster subdivision in the R-E and R-1 Districts are not 
appropriate, unless significant benefits can be achieved in the preservation of 
the natural environment, scenic view shed(s) or historic resources by permitting 
such modifications. 
 
No modifications to district size, lot area, lot width, or open space requirements 
for a cluster subdivision in the R-E District are requested. 

 

 Lot yield shall be limited to that which could reasonably result under 
conventional development.  In addition, measures such as agricultural and 
forestal districts, conservation, open space and scenic easements should be 
encouraged to preserve the rural character of this environmentally sensitive 
area, provided that their use provides a public benefit and furthers the intent of 
the Plan. 

 
The applicant has demonstrated that the site could accommodate up to 22 lots 
meeting the conventional R-E zoning standards.  Furthermore, the proposed 
cluster development will result in 41 percent of the site, 21.13 acres, being 
retained in open space, which exceeds the zoning requirement of 30 percent.  
Of the open space, 10.63 acres will be placed under a tree preservation and 
conservation easement, an action that furthers the intent of the Plan to maintain 
the rural character of the area and to protect and enhance the environmentally 
sensitive area of the site. 

 

Comprehensive Plan Appendices 
 
In addition to the specific plan text recommendations, the Policy Plan of the 
Comprehensive Plan includes a number of appendices containing criteria and 
guidelines to assist in the evaluation of specific development applications.  The 
Residential Development Criteria (Appendix 9) and the Guidelines for Cluster 
Development (Appendix 4) address residential rezonings and cluster 
developments, respectively.  In applying these criteria and guidelines to this 
rezoning application, staff analyzes the land use, environmental, urban forestry, 
transportation, public facilities, affordable housing, heritage resources, and 
clustering impacts associated with the proposal.  In its discussion of these 
appendices, staff starts with each of the appendix’s introductory statements to 
provide the intended purpose and envisioned utilization of the criteria/guideline.  
The introductions are followed by summaries or listings (in italics) of each of the 
criteria or guidelines and follows of them with an analysis showing how the proposal 
addresses the specific provision.  Both of the applicable Comprehensive Plan 
Appendices have been attached to this staff report as Appendix 4. 
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Residential Development Criteria 
 
Introduction 
 
Fairfax County expects new residential development to enhance the community by: 
fitting into the fabric of the neighborhood, respecting the environment, addressing 
transportation impacts, addressing impacts on other public facilities, being 
responsive to our historic heritage, contributing to the provision of affordable 
housing and, being responsive to the unique site specific considerations of the 
property.  To that end, the following criteria are to be used in evaluating zoning 
requests for new residential development.  The resolution of issues identified during 
the evaluation of a specific development proposal is critical if the proposal is to 
receive favorable consideration. 
 
Where the Plan recommends a possible increase in density above the existing 
zoning of the property, achievement of the requested density will be based, in 
substantial part, on whether development related issues are satisfactorily 
addressed as determined by application of these development criteria.  Most, if not 
all, of the criteria will be applicable in every application; however, due to the 
differing nature of specific development proposals and their impacts, the 
development criteria need not be equally weighted.  If there are extraordinary 
circumstances, a single criterion or several criteria may be overriding in evaluating 
the merits of a particular proposal.  Use of these criteria as an evaluation tool is not 
intended to be limiting in regard to review of the application with respect to other 
guidance found in the Plan or other aspects that the applicant incorporates into the 
development proposal.  Applicants are encouraged to submit the best possible 
development proposals. In applying the Residential Development Criteria to specific 
projects and in determining whether a criterion has been satisfied, factors such as 
the following may be considered: 
 

 the size of the project 

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

 whether the proposal is advancing the guidance found in the area plans or 
other planning and policy goals (e.g. revitalization). 

 
When there has been an identified need or problem, credit toward satisfying the 
criteria will be awarded based upon whether proposed commitments by the 
applicant will significantly advance problem resolution.  In all cases, the 
responsibility for demonstrating satisfaction of the criteria rests with the applicant. 
 

Development Criterion 1, Site Design 
 
Criterion 1 states that all rezoning applications for residential development should 
be characterized by high quality site design.  The criterion then identifies the 
principles of desired site design.  These principles and how the application 
addresses these principles are described below: 
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Consolidation/Integration 
 

Developments should provide parcel consolidations in conformance with any 
site specific text and applicable policy recommendation of the Comprehensive 
Plan.  If the Plan does not contain specific text recommendations, the 
consolidation should further the integration of the development with adjacent 
parcels. 
 
This criterion is not applicable to the 50-plus acre site given its size and given 
that all surrounding properties are already developed with large lot residential 
parcels.  To fulfill VDOT’s requirement for inter-parcel connections, the applicant 
is dedicating right-of-way for a future road extension from Forest Lake Drive to 
Springvale Road.  This right-of-way will be improved as a roadway, but blocked 
off with bollards at its terminus at the subject property’s western property line, as 
shown on the GDP, until such time as future development requires the roadway 
connection. 

 
Layout 
 

The proposed layout should provide logical, functional and appropriate 
relationships among the proposed dwelling units, yards, streets, open space, 
adjacent development, transit facilities, and utilities. 
 
These concepts are covered in detail under Development Criterion 2, below. 
 

Open Space 
 

The proposal should contain open space that is usable, accessible, and well-
integrated. 
 
Under the proposed development, 41 percent of the site remains as open 
space.  This open space consists of a single, large contiguous area comprised 
of the site’s forestland, farm pond, stream and its riparian corridor, adjoining 
slopes and grasslands, and stormwater facilities.  The large open space is 
bordered by 7 of the 20 proposed parcels.  Additionally, this open space is 
accessible by a proposed public trail that traverses its central portions, along the 
east side of the existing farm pond.  The public trail also meanders through the 
southeast forested portion of the property, roughly parallel to the extension of 
Forest Lake Drive as it enters the development.  The open space can be used 
primarily for walking or jogging or passive uses such as picnicking or bird 
watching. 
 

Landscaping 

 
The proposal should include landscaping in open space areas, along streets, in 
and around stormwater management facilities, and on individual lots. 
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Several areas of the open space will retain existing vegetation and will be 
planted/enhanced with a variety of new vegetation as shown on Sheets 7.0 
through 7.4 of the GDP as follows: 
 

 Preserving approximately 10 acres of mature forest lands with a 
conservation easement; 

 Planting stabilizing and filtering vegetation on the slopes adjoining the 
north side of the riparian corridor; 

 Revegetating the forested areas disturbed by the construction of the 
extension of Forest Lake Road; 

 Installing a mix of trees, shrubs, and grasses around and in the proposed 
dry swale for stormwater functionality as well as for aesthetic purposes; 
and 

 Planting two rain gardens consisting of a mix of water absorbing foliage 
plants above one of the stormwater bioretention facilities located near the 
center of the project, in the open space near the farm pond 

 
This open space vegetation retention and planting efforts are in addition to 
those being done as part of the stream restoration and wetlands enhancement 
efforts. 
 
The Landscape Plans on Sheets 7.0 through 7.2 of the GDP show street trees 
spaced approximately 50 feet apart along the extension of Forest Lake Drive.  
The Landscape Plans further identify the individual trees to be preserved on the 
proposed lots along the property’s perimeter, as well as areas where existing 
perimeter vegetation will be supplemented with additional trees and shrubs.  
Most of the individual lots will have trees and shrubs planted along their side 
property lines or along driveways.  Sheet 9.8 shows typical landscaping plans 
for lots with either short or long driveways.  The proffers stipulate that fencing 
along the perimeter of the subject property shall consist of a wooden, four-rail 
horse paddock style fence, painted or stained a dark color; however, alternative 
fencing, as identified in Proffer 9, shall be installed in specified locations in 
conjunction with adjoining property owners. 

 
Amenities 
 

The proposed development should provide amenities such as benches, 
gazebos, recreational amenities, play areas for children, and lighting. 
 
The development will include a public trail system along the extension of Forest 
Lake Drive (both sides), traversing the central portion of the open space, and 
extending from Forest Lake Drive to Springvale Road.  As stated earlier, the trail 
will provide opportunities for walking and jogging, as well as access to picnicking 
and birding areas.  As with most large lot residential developments, the yards 
are anticipated to provide areas for play and relaxation.  No exterior public 
lighting is proposed for this development. 
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Based on this evaluation, staff believes Criterion 1 has been met. 
 

Development Criterion 2, Neighborhood Context 
 
This criterion states that residential developments should fit into adjacent 
neighborhoods based on evaluation of elements such as:  lot sizes, particularly 
along the periphery; bulk/mass of the proposed dwelling units; the setbacks; 
orientation of the proposed dwelling units to streets and adjacent homes; 
architectural elevations and materials; vehicular connections and non-vehicular 
connections to off-site trails, roadways, and transit facilities; and existing 
topography and vegetative cover and proposed changes to them as a result of 
clearing and grading.  The criterion goes on to further state that that it is not 
expected that developments be identical to their neighbors, but that developments 
fit into the fabric of the community. 
 
The lots will range in size from 52,220 square feet (1.19 acres) to 80,280 square 
feet (1.84 acres).  The proposed lots are slightly smaller than the surrounding lots 
due to the preservation of large portions of the site.  The overall density of the 
proposed development, 0.38 dwellings per acre, is comparable to surrounding 
development.  In accordance with clustering provisions of the Zoning Ordinance, 
none of the proposed lots contain RPA or EQC lands. 
 
As shown on the below diagram, with the exception of Lot 17, the proposed lots are 
oriented along the extension of Forest Lake Drive.  This pattern of large residential 
lots along a central cul-de-sac is the prevailing layout of developments in the area.  
The exception, Lot 17, is a pipe-stem lot located behind (to the east of) Lot 16. 
 
The proposed lots reflect the rear yard alignments of the existing lots adjoining the 
site’s perimeter, as much as possible.  The GDP includes typical architectural 
elevations of the proposed residences.  The future residences are depicted as 
being two stories and being constructed of brick, stone, siding, or shingles.  The 
proffers commit to the use of these and/or similar materials. 
 
The individual front yard setbacks will vary, ranging from 40 to 120 feet from the 
street.  These varied setbacks reflect the established residential development 
pattern of the area.  The GDP shows retention and enhancement of perimeter 
vegetation to provide transitions to neighboring properties, as well as planting of 
trees and shrubs between the proposed lots to provide a sense of privacy and 
increase tree cover. 
 
The development’s proposed roadway connects to Walker Road and provides for 
future roadway connection to Springvale Road.  The proposed trails network 
provides public pedestrian access throughout the development and to Springvale 
Road. 
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                   Figure 4:  Proposed Development Inset into Existing Neighborhood 

 
Except to extend Forest Lake Drive, the limits of clearing and grading do not extend 
beyond the property’s boundaries and therefore will not be altering the adjoining 
vegetation or topography. 
 
For the above reasons, staff believes that the proposal satisfies Development 
Criterion 2. 
 

Development Criterion 3, Environment (Appendices 7, 8, and 9) 
 
This criterion states that all rezoning applications for residential development 
should respect the environment.  Rezoning proposals for residential development, 
regardless of the proposed density, should be consistent with the policies and 
objectives of the environmental element of the Policy Plan, and will also be 
evaluated on the following principles:  preservation, slopes and soils, water 
quality, drainage, noise, lighting, and energy. 
 

N 

Lot 17 
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Preservation 
 
The subject property falls within the Pond Branch Watershed.  An unnamed 
tributary, which lies within a Resource Protection Area (RPA) and Environmental 
Quality Corridor (EQC), traverses the subject property in a diagonal direction from 
the southwest towards the northeast.  The eastern portion of the subject property, 
as well as the eastern bank of the stream, is densely wooded with predominately 
deciduous forest.  The RPA affects approximately 7.4 acres or approximately 14 
percent of the property.  The RPA includes an old farm pond at the southern end 
of the stream.  The EQC is slightly more extensive than the RPA because it 
includes steeply sloping forested land along the eastern bank of the stream 
valley. 
 
The Policy Plan of the Comprehensive Plan recommends the identification and 
protection of EQCs.  The applicant has correctly delineated the EQC/RPA on the 
GDP.  The applicant has proffered key elements of RPA/EQC treatment to 
include an invasive plant management plan, a replanting plan with appropriate 
native species, and a monitoring plan to ensure the success of the removal of the 
invasives and the establishment of the native vegetation over time. 
 
The site is characterized by a dense and diverse deciduous canopy which 
includes hickory, beech, tulip poplar, and black cherry among others.  Most of the 
canopy that characterizes the property is situated adjacent to the stream valley in 
the eastern portion of the property and is proposed to be preserved.  In addition, 
the applicant has proposed a conservation area located in the southeastern 
portion of the site.  The western portion of the property, which will contain the 
proposal’s residential lots, is predominately turf.  An invasive species 
management plan and a replanting landscape plan have been incorporated and 
integrated into the GDP, as recommended in the environmental review memo.  
Additionally, the applicant has proffered the tree protection measures 
recommended by the Urban Forestry Management Division of DPWES regarding 
clearing and grading practices, root pruning, and tree preservation fencing, 
appraisals, and monitoring. 

 
Slopes and Soils 
 
The GDP depicts buffer enhancement for the RPA/EQC.  All elements of the 
enhancement plan are interspersed throughout this proposal, but particularly 
within the landscape plan, the stormwater management plan, and the RPA/EQC 
restoration plan.  This effort consists of a targeted approach to remove invasive 
species along the western embankment of the stream valley adjacent to the open 
field, as well as in the area of the farm pond embankment, which is plagued with 
bamboo.  This targeted approach will provide a more functional hydrologic system 
without causing the significant disturbance that would result from an extensive 
stream restoration.  Ultimately, the hydrology of the stream system is the central 
focus of this effort, and it is intrinsically connected to the re-planting proposal and 
buffer enhancement efforts.  Based on a collaborative analysis among staff from 
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the Department of Public Works and Environmental Services (DPWES), the 
Urban Forestry Management Division, the Northern Virginia Soil and Water 
Conservation District (NVSWCD) and the Department of Planning and Zoning, 
staff believes this targeted approach to buffer enhancement is most appropriate 
for the stream valley that characterizes this site. 
 
Water Quality and Stormwater Drainage 
 
The GDP’s stormwater narrative shows that the water quality and quantity 
requirements for the proposed 52 acre development will be addressed by a mix of 
stormwater facilities, with the primary being two underground facilities positioned 
in the center of the property with one north of the farm pond and one south.  
Stormwater will be directed to these facilities, treated for water quality, and then 
infiltrated into the ground and/or released into the farm pond or stream at a slow 
rate, one that mimics a fully forested condition.  Two rain gardens that intercept 
the flow of the stormwater prior to its entering the facility also add to the filtering 
functions of the southern underground facility.  The stormwater will be pre-filtered 
by the vegetation in the rain garden before being piped into the underground 
system for further treatment. 
 
Another proposed stormwater facility is the vegetated dry swale proposed along the 
northern edge of the site.  The dry swale will capture stormwater from portions of 
five of the development’s northern lots.  The stormwater will be filtered by plants 
and soil media, then infiltrated into the underlying soils and groundwater.  Overflow 
water will be directed to an outfall, away from neighboring existing dwellings and 
into the stream at a controlled rate.  The Landscape Plans on Sheets 7.0 through 
7.4 of the GDP show the planting of numerous trees, shrubs, and grasses in this 
area for filtering and screening purposes. 
 
The applicant also proposes rooftop drainage systems and rain gardens on the 
proposed residential lots surrounding the RPA.  These private facilities provide 
additional water quality treatment to capture the initial storm surge and will filter 
pollutant as close to the source as possible.  It should be noted, however, that the 
stormwater calculations on the GDP do not reflect credit for these non-required, 
individual stormwater treatment facilities. 
 
An integral part of the stormwater system is the placement of 7 acres of the site’s 
forestland into a conservation easement and enhancement of the wetland 
vegetation around the farm pond and the stream, all of which provide filtering 
benefits for stormwater quality.  Additionally, the applicant has committed to 
management of invasive species and implementation of corrective erosion control 
measures for the embankment surrounding the farm pond.  Again, these measures 
increase the filtering capabilities of these areas and thereby reduce adverse 
impacts associated with stormwater. 
 
The outfall narrative on Sheet 8.7 of the GDP states that the property drains in a 
northeasterly direction and that runoff from the proposed development has been 
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analyzed to ensure that downstream properties will not be adversely affected by 
the 100-year storm event.  The narrative also indicates that site runoff travels 1.7 
miles and ultimately drains into the Potomac River.  The flood and channel 
protection narratives on Sheet 8.3 include information which shows that the that 
stormwater facilities will adequately detain the 1-year, the 2-year and the 10-year 
24-hour storm events, as is required by the Public Facilities Manual (PMF) and 
the County's Stormwater Management Ordinance, Chapter 124 of the County 
Code.  Compliance with the Stormwater Ordinance, as well as the adequacy of 
stormwater management/best management practice (SWM/BMP) facilities and 
outfall noted above will be subject to further review and approval by DPWES at 
the time of subdivision review. 
 
Since the writing of the environmental review analysis contained in Appendix 7 of 
this report, the applicant has revised the proffers related to stormwater 
management, Proffers 13 through 20.  With these new proffers, the applicant 
commits to implement measures required to ensure the success of the 
stormwater management plan and the RPA/EQC buffer enhancement.  These 
efforts include: 
 

 Following the “Detention Method” methodology for determination of 
allowable post-development peak rates runoff for the 1-, 2-, and 10-year 
storm event when addressing adequacy of the downstream receiving 
system.  To that end, the subdivision plan will show:  five field surveyed 
cross-sections of the receiving stream channel; a sieve analysis to 
determine soil classification data of stream bank and bed materials from 
representative channel materials; and a calculation of the allowable 
average channel velocity at each cross-section; 

 

 Pre- and post-construction monitoring of the receiving stream channel until 
two years after the development is completed in the in the drainage area of 
each outfall; 

 

 Undertaking corrective restoration and/or stabilization measures if the 
stream cross-section has moved more than a specified distance; and 

 

 Incorporating bio-stabilization or bio-engineering process(es) if restoration 
or stabilization measures are determined necessary. 

 
Staff believe these efforts will support implementation of the stormwater 
management plan and the RPA/EQC protection provisions.  Two additional 
measures that staff encourages the applicant to consider in the future subdivision 
stormwater analysis is utilization of the Energy Balance Method as outlined in 
Chapter 124 (County Stormwater Management Ordinance) and the maintenance 
of hydrology of the site’s wetlands at pre-construction levels.  The alternative 
methodology and the additional hydrology measure would make the proposed 
proffered measure even more comprehensive. 
 



RZ 2014-DR-022 Page 21 
 
 

Lighting 
 
As noted earlier, no street lights are proposed with this development. 
 
Energy 
 
Since the submittal of the staff’s environmental assessment, the applicant has 
modified the proffers and has committed to support energy conservation and 
green building techniques by selecting one of the following programs at time of 
subdivision submission: 
 
A. Certification in accordance with the Earthcraft House Program as demonstrated 

through documentation provided to DPWES and the Environment and 
Development Review Branch of the Department of Planning and Zoning (EDRB) 
prior to the issuance of a RUP; or 

 
B. Certification in accordance with the 2012 National Green Building Standard 

(NGBS) using the ENERGY STAR® Qualified Homes path for energy 
performance, as demonstrated through documentation submitted to DPWES 
and EDRB from a home energy rater certified through Home Innovation 
Research Labs that demonstrates that the dwelling unit has attained the 
certification prior to the issuance of the RUP for each dwelling. 

 
Staff believes Criterion 3 has been met. 
 

Development Criterion 4, Tree Preservation (Appendix 9) 
 
This criterion states that all rezoning applications for residential development, 
should be designed to take advantage of existing quality tree cover and notes that 
if quality tree cover exists on-site, it is highly desirable that developments meet 
most or all of their tree cover requirement by preserving existing trees.  The 
criterion encourages the preserve tree cover in excess of ordinance requirements. 
 
The site contains approximately 645,231 square feet (14.8 acres) of existing tree 
canopy area.  Most of the forested area of the site is composed of the mature 
forestland located in the southeast corner of the site and along the riparian corridor 
of the stream.  These areas are to be preserved. 
 
Based on PFM requirements, 30 percent of the site (approximately 680,000 
square feet) must be covered by the 10-year tree canopy.  The Landscape Plan 
contained in Sheets 7.1 and 7.2 of the GDP show that the 10-year tree canopy will 
be provided and of this amount, 20 percent will be met through tree preservation, 
more than double the percentage required by the PFM. 
 
Staff believes Criterion 4 has been satisfied. 
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Development Criterion 5, Transportation (Appendix 6) 
 
The transportation criterion states that all rezoning applications for residential 
development should:  implement measures to address planned transportation 
improvements; offset impacts to the transportation network; utilize accepted 
techniques for analyzing a development’s impact on the network; provide 
transportation measures to reduce vehicular trips; provide interconnections 
between neighborhoods; provide public streets unless specific benefits are 
demonstrated for private streets; provide non-motorized facilities, and utilize 
alternative street design to reflect topography or vegetation. 
 
The Comprehensive Plan contains no planned transportation improvements to the 
road network in the vicinity of the proposed development.  The applicant submitted 
a Traffic Analysis, prepared by Vettra Company and dated January 20, 2015, that 
studied the project’s two impacted intersections, the Walker Road/Georgetown 
Pike signalized intersection and the unsignalized (stop-controlled) Walker 
Road/Forest Lake Drive intersection.  Utilizing standard traffic planning principles 
and practices, the analysis concluded that even under a “worst-case” traffic 
scenario, for weekday AM and PM peak hour traffic conditions, the development 
generated traffic would not cause any significant impact at either of the two studied 
intersections.  The analysis further notes that the slight increases in Level of 
Service increases at the Walker Road/Georgetown Pike intersection (signalized) 
can be mitigated with signal timing optimization. 
 
FCDOT has reviewed the applicant’s traffic analysis and has determined that it 
was prepared utilizing accepted techniques and has accepted its conclusion.  
Given the development’s minimal impact on traffic, staff is not recommending 
mitigation measures. 
 
The extension of Forest Lake Drive will be constructed to VDOT standards and will 
be offered for dedication into the public street system for maintenance.  The 
turnaround at the cul-de-sac has been sized to facilitate U-turns by emergency 
vehicles and school buses.  Besides complying with safety measures, this sizing 
will reduce the need for vehicular trips associated with driving school children to 
the bus stop along Walker Road.  Five-foot wide trails will be provided on either 
side of the extension of Forest Lake Drive, as well as out to Springvale Drive and 
through the site’s central open space.  These trails will be open to the public and 
provide for the use of non-motorized options for traversing the site. 
 
Section 33-2.334 of the Code of Virginia requires that newly constructed 
secondary streets, such as Forest Lake Drive, meet the State’s Secondary Street 
Acceptance Requirements (SSAR).  One requirement is that all developments 
have at least two external connections, which should involve multiple directions 
whenever possible.  This requirement is for individual network additions (phases of 
a development) regardless of the size or number of lots within the development.  A 
“connection” in this context means:  a physical link with an existing street in the 
VDOT network (or other publically maintained street, such as a road in a Virginia 
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town or city); construction of a stub out for a current or future connection; or 
construction of a stub out to a future network addition within the same 
development. 

 
To comply with SSAR, the applicant is constructing a stub out for a future 
connection of Forest Lake Drive to Springvale Road, dedicating right-of-way 
towards this future connection (a portion of the site’s existing gravel road) between 
the western boundary and the proposed extension of Forest Lake Drive, and 
improving this road segment to VDOT standards.  The road segment will be 
blocked off at the western property line, until such time as future development 
occurs between the subject property and Springvale Road in the vicinity of this 
stubbed road.  When such development occurs, the roadway will then be extended 
to Springvale Road and provide connectivity between Springvale Road and Walker 
Road. 
 
The applicant initially proposed a narrower street profile for that segment of the 
Forest Lake Drive extension cutting through the southeast corner of the site, the 
area where the road would be traversing the site’s forestland.  However, VDOT did 
not support the alternative street design, noting that the applicant did not 
demonstrate how the reduction in roadway width would help save significant trees 
or how the reduced roadway width would accommodate snow removal efforts. 
 
The attached FCDOT memo notes that the agency is satisfied that its concerns 
have been adequately addressed by the applicant.  The attached VDOT memo 
noted several corrections to be made to the GDP.  However, the GDP has since 
been revised to include the engineering details and road standards requested by 
the memo. 
 
Staff believes this criterion has been satisfied. 
 

Development Criterion 6, Public Facilities (Appendices 10 through 12) 
 

This criterion states that the addition of residential uses impacts public facility 
systems, such as schools and parks, and that such impacts should be identified, 
evaluated, and addressed. 
 
Schools Analysis (Appendix 10) 
 
Based on Fairfax County Public Schools (FCPS) multipliers for calculating future 
enrollment for new residential development, the proposed 20 single family 
detached dwellings would generate a net of 5 new students.  This number is based 
on a potential of 6 students generated by a potential by-right development (10 lots 
with R-A zoning) and 11 students generated by the current proposal (20 lots with  
R-E zoning).  (The November 3, 2014 School District memo is based on a previous 
iteration of the application which proposed 23 single family detached dwellings.  
The numbers in this staff report have been adjusted to reflect the current proposal 
of 20 lots.)  The applicant has proffered a contribution of $10,825 per student, 
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subject to any escalations due to the increase in the ratio of students per unit or the 
amount of contribution per student. 
 
Parks (Appendix 11) 
 
The Fairfax County Park Authority (FCPA) provided the following comments: 
 

 The applicant should provide a fair share contribution of $50,008 to offset 
impacts to parks due to the increase in demand generated by new residents. 

 

 The applicant should submit, to Park Authority staff, a copy of the completed 
Phase I archaeological report, as well as an update on the status of any 
additional archaeological work. 

 
The applicant has proffered to the fair share contribution to the Fairfax County Park 
Authority for use at off-site recreational facilities in the Dranesville District.  The 
applicant has submitted a copy of Phase I Archaeological Investigation and the 
Archaeological Phase II Evaluation with Park Authority staff, as requested. 
 
Health Department Analysis (Appendix 12) 
 
As the development will be served by individual septic systems and wells, neither 
the Fairfax County Water Authority nor the Fairfax County Wastewater 
Management had comments on this application. 
 
The Fairfax County Health Department, which reviews septic system and well 
applications, reported that the applicant had submitted 24 soil evaluations for 
subsurface disposal areas on June 11, 2015.  During the summer and fall, Health 
Department staff conducted field reviews of the 24 sites and approved all of the 
sites for percolation tests, the next step in the process.  The percolation tests were 
conducted by the applicant’s contractor during the summer and fall, but the Health 
Department has not yet received the results.  When the results are submitted and if 
the subdivision were approved, the Health Department will “footprint” the final 
location of the subsurface disposal areas on the 20 lots.  Once these areas are set, 
then the individual well sites can be located. 
 
The Health Department also noted that as part of the demolition permits for the 
site’s two existing dwellings which are to be removed, the two private drinking water 
wells and on-site sewage disposal systems must be properly abandoned.  If either 
of the wells are to be used as the drinking water source for any of the proposed 
dwellings, then the applicant for a demolition permit must reflect that specific 
intention. 
 
Based on input from these agencies, staff believes that this criterion has been met. 
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Development Criterion 7, Affordable Housing 
 
Criterion 7 states that ensuring an adequate supply of housing for low and moderate 
income families, for those with special accessibility requirements, and for those with 
other special needs is a goal of the County.  This criterion may be achieved by the 
construction of units, by contribution of land, or by a contribution to the Housing Trust 
Fund. 
 
The applicant is meeting this criterion by proffering the contribution of a sum, equal to 
one-half of one percent of the project sales price for each of the proposed dwelling 
units, to the Fairfax County Housing Trust Fund, in accordance with the Board of 
Supervisors policy. 
 
Staff believes that this criterion has been satisfied. 
 

Development Criterion 8, Heritage Resource (Appendix 11) 
 
Criterion 8 encourages the investigation, documentation, rehabilitation, and 
preservation of the County’s heritage resources.  The criterion lists the methods 
that these goals may be achieved. 
 
An Archaeological Phase 1 Investigation was conducted on the subject property 
and filed with the Virginia Department of Historic Resources.  The applicant has 
followed the consultant’s recommendation to conduct an Archaeological Phase 2 
Evaluation of a potentially significant area within the property.  Nothing of 
archaeological significance was found on the property and the documents have 
been submitted to the appropriate archiving agencies. 
 
Staff believes that this criterion has been satisfied. 

 

Guidelines for Cluster Development 
 

In addition to the cluster subdivision recommendations specific to the Springvale 
Community Planning Sector that were analyzed earlier in this report, Appendix 4 of 
the Comprehensive Plan contains guidelines for cluster development that are 
addressed below. 

 
Introduction 
 
The preservation of open space, the protection of environmentally sensitive lands, 
the provision of opportunities for active and passive recreation, the reduction of the 
impact of storm water runoff and erosion, the achievement of high quality design, 
and the provision of efficient development are fundamental to the preservation of 
our Quality of Life, the primary goal of Fairfax County’s policies and priorities.  
Cluster development is one tool that may be used to further this goal.  The following 
criteria will be considered when reviewing a cluster subdivision. 
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Cluster Development Guideline 1 
 
Individual lots, buildings, streets, and parking areas should be designed and 
situated to minimize disruptions to the site’s natural drainage and topography. 
 
None of the proposed lots contain any RPA or EQC lands.  The proposed house 
sites avoid the steeper sloped areas of the site.  The proposed extension of Forest 
Lake will traverse the headwaters of the site’s unnamed tributary to the Pond 
Branch watershed.  The prepared stormwater system is designed to minimize the 
disruptions to stormwater flow.  Specifically, the affected stormwater will either:   
1) be collected, treated, and infiltrated into the ground or released in the 
pond/tributary; or 2) be sheet-flowed and filtered through the open space vegetation 
and released to the tributary. 
 
Cluster Development Guideline 2 
 
Environmental Quality Corridor (EQC) lands should be preserved and should be 
dedicated to the county whenever such dedication is in the public interest. 
 
All recognized EQC lands are preserved as open space in the proposed 
development.  The EQC is primarily composed of the farm pond, the stream and its 
riparian corridor.  The EQC does not connect to any public lands, nor is it shown on 
the County Park Plan as an area of potential public parkland. 
 
Cluster Development Guideline 3 
 
Site design should take advantage of opportunities to preserve high quality open 
space or to provide active or passive recreation and should be sensitive to 
surrounding properties, in order to be compatible with and to complement 
surrounding development. 
 
The proposed layout preserves all of the site’s RPA and EQC lands as well as the 
site’s 10 acres of remaining forested land.  The site design provides for recreation 
by inclusion of a trail network that traverses the open space and runs along the 
extension of Forest Lake Drive, eventually connecting to Springvale Road.  The 
layout is sensitive to surrounding properties by aligning, as much as possible, the 
side property lines of the proposed lots with those of the existing lots on the other 
side of the site boundary so as to create one-to-one rear yard alignments.  
Additionally, the proposed subdivision preserves tree stands along segments of the 
property’s perimeter and proposes vegetation enhancements and fencing along 
specified segments of the property perimeter to increase/provide screening to 
abutting properties. 
 
Cluster Development Guideline 4 
 
No cluster development should be considered when the primary purpose of the 
clustering is to maximize density on the site. 
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The applicant has demonstrated that the site could accommodate up to 22 lots 
meeting the conventional R-E zoning standards.  At 20 lots, the proposed 
subdivision does not maximize the density of the site. 
 

Zoning Ordinance Provisions 
 

Article 3, Residential Estate District Regulations 
 
Article 3, Sect. 3-E06 and Sect. 3-E07 contain the lot size requirements and bulk 
regulations for R-E developments, including those being developed under the 
district’s clustering provisions.  The comparison between the R-E single family 
detached residential standards for cluster developments and the proposal are 
summarized below. 
 

Zoning Ordinance Provisions for R-E Cluster 

Standard Required Provided 

Bulk Standards 

Minimum District Size 

for Cluster Subdivisions 

20 acres 51.97 acres 

Lot Size 
Average lot area 
Minimum lot area 

 
No requirement 

52,000 square feet 

 
59,618 square feet 
52,220 square feet minimum 

Lot Width 
Interior lot 
Corner lot 

 
No requirement 
175 feet 

 
130 feet minimum 
175 feet minimum 

Building Height 35 feet maximum 35 feet maximum 

Front Yard 30 feet 40 feet minimum 

Side Yards 
15 feet, but a total 

minimum of 40 feet 

15 feet minimum, minimum 

of 40 feet total 

Rear Yard 25 feet 35 feet minimum 

Maximum Density 
0.50 dwelling units per 

acre 
0.38 dwelling units per acre 

Open Space 30% of gross area 41% of gross area 

Parking Spaces 2 spaces/unit 2 spaces/dwelling 

 
No transitional screening or barriers are required as surrounding properties are 
developed with single family detached dwellings. 
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Waivers and Modifications 
 

 A waiver of Sect. 6-1308.2D of the Public Facilities Manual (PFM) to 
allow stormwater management and best management practices within 
the minimum required setbacks specified in that section. 
 

The proposed dry swale will be located along the northern rear property 
line of development’s northernmost three lots.  The PFM requires a 
minimum setback of two feet from property lines for vegetated swales.  
Given that the proposed dry swale is being constructed as part of the 
same development as the proposed lots and will be maintained by the 
development’s Homeowner’s Association, and given the proposed 
landscaping plan for the swale area as shown on Sheet 7.4 of the GDP, 
staff does not object to this waiver. 

 

 A waiver of Sect. 6-1308.26 of the PFM to allow the maximum 
drainage area to a vegetated swale to be greater than two acres and 
impervious areas to be greater than one acre. 

 
The GDP shows that the proposed drainage area to the dry swale will be 4.7 acres 
and the impervious areas that it will treat will be greater than one acre.  The 
calculations on Sheet 8.4 demonstrate that the swale will be sized and vegetated in 
manner that will accommodate the requested increases.  The calculations will be 
reconfirmed at time of site plan review.  Staff believes that the flexibility in the sizing 
and plant material of the swale will allow the BMP standards to be satisfied.  Staff is 
supportive of this waiver. 
 
 

CONCLUSIONS AND RECOMMENDATIONS 
 

Staff Conclusions 
  
 Staff finds that the application is consistent with the recommendations of the 
Comprehensive Plan and conform to the requirements of the Zoning Ordinance.  The 
requested waivers are supportable based on design details of the proposal. 

 

Staff Recommendations 
 

Staff recommends approval of RZ 2014-DR-022, subject to the draft proffers 
consistent with those dated November 30, 2015 and contained in Appendix 1. 

 
Staff recommends that the approval of waiver of Sect. 6-1308.2D of the Public 

Facilities Manual (PFM) to allow stormwater management and best management 
practices within the minimum required setbacks specified in that section. 
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Staff recommends approval of the waiver of Sect. 6-1308.2G of the PFM to allow 
the maximum drainage area to a vegetated swale to be greater than two acres and 
impervious areas to be greater than one acre. 

 
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. 
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Proffered Conditions 

Basheer/Edgemoore-Brooks, LLC 

RZ 2014-DR-022 

January 30, 2015 

April 24, 2015 

July 8, 2015 

November 30, 2015 

December 16, 2015 

December 30,2015 

 

 

 Pursuant to Section 15.2-2303(A), Code of Virginia, 1950 as amended, the undersigned Owners 

and Applicant, in this rezoning proffer that the development of the parcel under consideration and shown 

on the Fairfax County Tax Map as Tax Map Reference 7-2((1))17 and 23 (hereinafter referred to as the 

“Property”) will be in accordance with the following conditions (the “Proffered Conditions”), if and 

only if, said rezoning request for the R-E Zoning District is granted.  In the event said rezoning request 

is denied, these Proffered Conditions shall be null and void.  The Owners and the Applicant, for 

themselves, their successors and assigns hereby agree that these Proffered Conditions shall be binding 

on the future development of the Property unless modified, waived or rescinded in the future by the 

Board of Supervisors of Fairfax County, Virginia, in accordance with applicable County and State 

statutory procedures.  The Proffered Conditions are: 

 

I. GENERAL 

1. Substantial Conformance.  Subject to the provisions of Section 18-204 of the Fairfax 

County Zoning Ordinance (hereinafter referred to as the “Zoning Ordinance”), 

development of the Property shall be in substantial conformance with the Generalized 

Development Plan (GDP), prepared by christopher consultants, ltd., dated August 28, 

2014, revised through November 30, 2015. 

 

2. Maximum Lot Yield.  The development shall consist of a maximum of twenty (20) single 

family detached units.   

 

3. Minor Modifications.  Pursuant to Paragraph 5 of Section 18-204 of the Zoning 

Ordinance, minor modifications to the GDP may be permitted as determined by the 

Zoning Administrator.     

 

4. Establishment of Home Owners Association (HOA).  Prior to record plat approval, the 

Applicant shall establish an HOA in accordance with Sect. 2-700 of the Zoning 

Ordinance.  The purpose of the HOA shall be, among other things, establishing the 

necessary residential covenants governing the use and operation of common open space 

and other facilities of the approved development, to provide a mechanism for ensuring 

the ability to complete the maintenance obligations and other provisions noted in these 

proffer conditions, including an estimated budget for such common maintenance items, 

and to establish necessary restrictions and maintenance for any low impact development 

elements and tree preservation areas located on private lots.  

bkatai
Typewriter
Appendix 1

bkatai
Typewriter
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  5. Dedication to HOA.  At the time of record plat recordation, the open space and common 

features/amenities not otherwise conveyed or dedicated to the County shall be dedicated 

to the HOA and maintained by the same. 

 

6. Disclosure.  Prior to entering into a contract of sale, prospective purchasers shall be 

notified in writing by the Applicant of the maintenance responsibility for common area 

landscaping and any other open space amenities and shall acknowledge receipt of this 

information in writing.  The HOA governing documents and initial deeds of conveyance 

shall expressly contain these disclosures.   

  

7. Signs.  The Applicant will comply with the General Provisions of Article 12 of the 

Zoning Ordinance and the Sign Regulations therein.  The Applicant shall direct its agents 

and employees involved with the Property to adhere to this proffer.  

 

8. Architectural Design.  The architectural design of the dwellings shall be in substantial 

conformance with the bulk, mass and type and quality of materials and elevations shown 

on the GDP.  The primary building materials, exclusive of trim shall be limited to brick, 

stone, cementitious siding, shingles or other similar masonry materials.  The Applicant 

reserves the right to add extensions, porches and other structural components appurtenant 

to the elevations as long as they are limited to the buildable area as depicted on the GDP.  

Modifications may be made with the final architectural designs provided such 

modifications are in substantial conformance with the elevations shown on the GDP.    

 

9. Peripheral Lot Line Fencing.  Any fencing proposed on the perimeter lot line between 

adjoining property and the subject Property shall be a wooden, four-rail horse paddock 

style fence painted or stained a dark color, except on the perimeter lot line directly 

abutting Tax Parcels 0072-01-0033A and 0072-16-0003 said fence shall be of similar 

style, color, material and treatment as presently installed at Tax Parcel 0072-01-0033A.  

In the event a lot owner installs a swimming pool, then the fence requirement shall be 

Ameristar Fence Products Montage series residential ornamental steel fence, in the 

Majestic Style, 3-rail panel and 6-foot height, or approved equal. 

  

10. Construction Phase.  While construction is in progress, construction related vehicle 

traffic shall not commence prior to 7:00 am.  The parking of construction vehicles and 

equipment, including personal vehicles utilized by construction workers, shall occur on 

the application property.   There shall be no construction vehicle parking or staging on 

the existing paved portion of Lake Forest Drive immediately east of the existing cul-de-

sac or on adjacent properties, except to allow for the relocation or installation dry utilities 

and for purposes of implementing traffic control within the identified work safety zone.   

The Applicant shall communicate these requirements to all construction vehicle drivers 

in both English and Spanish. 

During development of the subject site, the telephone number of the site superintendent 

that shall be present on-site during construction shall be provided to the Dranesville 

District Supervisor’s Office. 
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  Outdoor construction activity shall be limited to between the hours of 7:00 a.m. and 7:00 

p.m., Monday through Friday and 9:00 a.m. and 5:00 p.m. on Saturdays.  No outdoor 

construction activities shall be permitted on Sundays or on federal holidays.  The site 

superintendent shall notify all employees and subcontractors of these hours of operation 

and shall ensure that the hours of operation are respected by all employees and 

subcontractors.  Construction hours shall be posted on-site in both English and Spanish.  

The Applicant shall provide updated construction schedules to the adjacent HOAs and 

the Dranesville Supervisors Office.  This development condition applies to the original 

construction only and not to future additions and renovations by homeowners. 

 

 

II. TRANSPORTATION 

 

11. Connection to Forest Lake Drive.  Generally within the temporary turnaround easement 

associated with the existing temporary cul-de-sac at the end of Forest Lake Drive, the 

Applicant shall restore the area to grass and the matching of the existing ditch section.  

Per the Forest Lake deed of subdivision, the temporary turnaround easement will become 

null and void at such time as dedication and construction of the connection to the west 

occurs. 

 

12. Interparcel Connection. At the time of subdivision plat approval, the applicant shall 

dedicate an interparcel connection between Lots 4 and 5 as shown on the GDP. The 

interparcel connection shall be constructed as shown on the GDP contemporaneously 

with the construction of Forest Lake Drive extended into the Property.  The applicant 

shall install a Temporary Barrier at the stub-end of the interparcel connection to prevent 

unauthorized cut-through traffic.  In addition, a sign will be conspicuously placed at this 

location stating that this area will be the site of a future extension of the road by others.  

Both the barricade and the sign will remain in place until the future road connection is 

made.  Prior to entering into any contract of sale with any purchaser, the applicant shall 

notify all prospective purchasers in writing that this interparcel connection is anticipated.  

In addition, the HOA documents shall provide written notification that this interparcel 

connection is anticipated. 

 

 

III.  ENVIRONMENTAL 

 

13. Stormwater Management Facilities and Best Management Practices.   The Applicant 

shall provide stormwater management ("SWM") and Best Management Practices 

("BMPs") as determined by DPWES in the locations as generally shown on the GDP and 

in accordance with the requirements of the Stormwater Management Ordinance, the 

Public Facilities Manual (PFM), and the Chesapeake Bay Preservation Ordinance 

(CBPO).  The requirements for maintaining non-County maintained SWM improvements 

shall be in a standard maintenance agreement between the County and the Applicant who 

is the land owner, its successor and assigns.  This agreement shall be recorded in the 

County land records and run with the land.  Should any deficiencies in the existing SWM 

or BMP facilities/improvements be identified by the Stormwater Management 
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Maintenance Division during regular inspections, or when investigating a drainage 

complaint, then maintenance shall be performed in reasonable fashion and time in 

accordance with the recorded maintenance agreement.  Should future County policy 

permit all or part of the SWM facilities on the Property to be eligible for County 

Maintenance, then the Applicant or the successor homeowner’s association may request 

County maintenance for eligible facilities. 

 

14. Stormwater Run-off.  The proposed runoff reduction practices shall be designed in 

accordance with the design criteria outlined in the Virginia Department of Environmental 

Quality BMP Clearinghouse and additional design requirements outlined in the Fairfax 

County Public Facilities Manual (PFM).  The applicant shall follow the ‘Detention 

Method’ methodology for determination of allowable post-development peak rates of 

runoff for the 1-, 2- and 10-year storm events when addressing adequacy of the 

downstream receiving system.  

 

The subdivision plan that shows the stormwater outfall/outfalls shall include the 

following information: 

 

1) Five (5) field surveyed cross-sections of the receiving stream channel in locations 

determined by the project's submitting civil engineer, subject to DPWES approval, to be 

most susceptible to erosion problems due to soil type or geometric shape. One (1) of the 

field surveyed cross sections shall be located immediately upstream of the buffer.  These 

sections shall be provided with permanent monuments on each end of the section, with 

monument coordinates (horizontal and vertical) provided on plans.  

 

2) Sieve analysis to determine soil classification data of stream bank and bed materials 

from representative channel materials, including the material with the lowest allowable 

velocity in the receiving stream reach.  

 

3) A calculation of the allowable average channel velocity at each cross-section using 

methods in accordance with Chapter 5 of the Virginia Erosion and Sediment Control 

Handbook, Third Edition, 1992.  

 

15. Pre-construction Monitoring of Receiving Stream Channels Prior to approval of the 

subdivision plan that shows the stormwater outfall, the Applicant shall submit a stream 

monitoring report to DPWES for review and approval with a courtesy copy to 

NVSWCD, that contains the following data for each survey section utilized for the 

adequate outfall analysis: 

1) Location of sections and outfall; 

2) Cross-section survey data, consisting of a graphical section drawing, coordinates 

of surveyed points, and the area of the channel below the plane formed by the 

section monuments; 

3) Photograph of each section; and  

4) Narrative statement describing the status of the stream channel. 
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16. Post-construction Monitoring of Receiving Stream Channels. The Applicant shall prepare 

a stream monitoring report in the same manner as the pre-construction monitoring report 

in Proffer 15 above.  This report shall be submitted to DPWES and NVSWCD annually 

after submission of each pre-construction report, until two (2) years after the 

development is completed in the drainage area of each outfall (hereinafter referred to as 

the "control period"), as evidenced by final bond release. All survey data shall be 

compared graphically and numerically to the original pre-construction submission. 

 

17. Criteria for Repair of Outfall Channels: If the stream cross-section (measured vertically 

from a plane formed by the survey monuments) has not changed by more than an average 

of 5%  or the stream's thalweg (the deepest part of the channel) has not moved in amount 

greater than three (3) feet or 25% of the stream width (original top-of-bank to top-of-

bank), whichever distance is greater, from the pre-construction survey during the 

monitoring period, then no repairs shall be required.   If the repair criteria described 

above are exceeded, the Applicant accepts responsibility for corrective restoration and/or 

stabilization measures, as determined by DPWES. The Applicant shall correct the cause 

of the problem as well as repair any erosion damage.  

 

18. Outfall Channel Design: To the extent possible, as determined by DPWES, restoration 

and stabilization measure shall incorporate biostabilization or bio-engineering processes 

to include, but not limited to, stabilization, regarding, or revegetation with native species.  

 

19. Off-Site Work.   Any off-site work required to satisfy Proffers 14 through 18 shall be 

contingent upon the Applicant obtaining written permission from the respective off-site 

property owner(s) at no cost to the Applicant, prior to site plan approval.  The Applicant 

shall use best efforts to obtain this permission and if such permission cannot be secured, 

the Applicant shall provide DPWES with documentation of the efforts to obtain the 

permission.  If permission is not granted, then the applicant shall be relieved of any 

requirements related to off-site work as required by these proffers. 

 

20. Existing Farm Pond.  The Applicant shall maintain the pre-development drainage area to 

the maximum extent possible but in no case change the drainage area by more than 10% 

of the pre-development drainage area.  The applicant shall not reduce the volume of 

runoff flowing to the existing farm pond.  The applicant shall not increase the rate of 

runoff (cfs) to the existing farm pond.  

 

21. Lighting.  There shall be no streetlights on the public streets within the development.    

 

22. Energy Conservation.  In support of energy conservation and green building techniques; 

the Applicant shall select one of the following programs, within its sole discretion at the 

time of subdivision plan submission.   

 

A.      Certification in accordance with the Earthcraft House Program as demonstrated 

through documentation provided to DPWES and the Environment and 

Development Review Branch of the Department of Planning of Zoning (EDRB) 

prior to the issuance of a RUP; or   
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B.       Certification in accordance with the 2012 National Green Building Standard 

(NGBS) using the ENERGY STAR® Qualified Homes path for energy 

performance, as demonstrated through documentation submitted to DPWES and 

EDRB from a home energy rater certified through Home Innovation Research 

Labs that demonstrates that the dwelling unit has attained the certification prior to 

the issuance of the RUP for each dwelling.. 

 

23. Landscaping.    Landscaping shall be generally consistent with the quality, quantity and 

the locations shown on the GDP and shall be non-invasive, predominantly native species.  

At the time of planting, actual types, sizes, locations and species of vegetation shall be 

determined pursuant to more detailed landscape plans submitted at the time of 

submission of the subdivision plans for review and approval by the Urban Forestry 

Management Division (UFMD), provided that, to the extent possible, all species are 

locally common native species.  The landscape plan submitted at time of subdivision plan 

review shall show tree preservation and restored forested areas, in substantial 

conformance with that shown on the GDP.  The Landscaping and reforestation plan will 

be subject to the review and approval by the Urban Forestry Management Division 

(UFMD) of DPWES.  Such landscape plans shall provide tree coverage and species 

diversity consistent with the PFM criteria, as determined by the Urban Forester.  The 

Applicant reserves the right to make minor modifications to such landscaping to 

reasonably accommodate utilities and other design considerations, as approved by 

UFMD, provided such relocated landscaping shall retain a generally equivalent number 

of plantings as shown on the approved GDP. 

 

24. Landscape Buffering.  The Applicant shall provide supplemental landscaping treatment 

within the proposed tree save area for the benefit of Tax Parcels 0072-01-0033A and 

0072-01-0003 to fill “gaps”; and, the Applicant shall include in the HOA documents a 

restriction that would prohibit future lot owners directly abutting Tax Parcels 0072-01-

0033A and 0072-16-0003 from constructing sheds, out-buildings or accessory structures 

within the rear yards of the proposed lots directly abutting the said Tax Parcels. The 

Applicant shall consult with the current owners of Tax Parcels 0072-01-0033A and 0072-

16-0003, prior to land disturbing activities and development of the Property, with respect 

to the type of landscape materials to be planted and their respective locations within the 

buffer area. 

 

25. Limits of Clearing and Grading.  The Applicant shall conform to the limits of clearing 

and grading as shown on the GDP, subject to allowances 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 GDP, they shall be located in the least disruptive 

manner necessary. A replanting plan shall be developed and implemented, subject to 

approval by the UFMD, DPWES, for any areas protected by the limits of clearing and 

grading that must be disturbed for such utilities.   
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26. Tree Preservation. The applicant shall submit a Tree Preservation Plan and Narrative as 

part of the first and all subsequent subdivision plan submissions. The preservation plan 

and narrative shall be prepared by a Certified Arborist, a Registered Consulting Arborist 

or a Professional Landscape Architect, and shall be subject to the review and approval of 

the UFMD.  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 individual trees, living or dead, with trunks 12 inches in diameter and greater 

(measured at 4 ½ -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) and within 25 feet of the limits of clearing and grading in 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 disturbance shown on the GDP 

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, determined by the certified arborist shall be 

included in the plan. 

 

27.  Tree Preservation Walk-Through. The Applicant shall retain the services of a certified 

arborist, a Registered Consulting Arborist or a Professional Landscape Architect, 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 landscape architect or designated representative 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, increasing 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. 

 

28. 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 is done per the 

root pruning guidelines contained in these proffers.  Fencing shall be erected at the limits 

of clearing and grading as shown on the demolition, and phase I & II erosion and 

sediment control sheets. 

 

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 
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existing structures. The installation of all tree protection fencing shall be performed 

under the supervision of a certified arborist or professional landscape architect, 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. 

 

29. Root Pruning. The Applicant shall root prune, as needed to comply with the tree 

preservation requirements of these proffers. Root pruning shall be clearly identified, 

labeled, and detailed on the erosion and sediment control sheets of the site plan 

submission. Root pruning shall be accomplished in a manner that protects affected and 

adjacent vegetation to be preserved, and may include, but not be limited to the following:  

• Root pruning shall be done with a trencher or vibratory plow to a minimum depth of 18 

inches. 

• Root pruning shall take place prior to any clearing and grading, or demolition of 

structures and in conjunction with the installation of all super silt fence being used as tree 

protection fence. 

• 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. 

 

30. Tree Appraisal. The Applicant shall retain a certified arborist or professional landscape 

architect, to determine the replacement value of all trees 12 inches in diameter or greater 

located on the Application Property that are inventoried to be saved 25 feet outside and 

10 feet inside the proposed limits of clearing and grading, as shown on the Tree 

Preservation Plan. These trees and their value shall be identified on the Tree Preservation 

Plan at the time of the first submission of the respective site plan(s). The replacement 

value shall take into consideration the age, size and condition of these trees and shall be 

determined by the so-called "Trunk Formula Method" contained in the latest edition of 

the Guide for Plan Appraisal published by the International Society of Arboriculture, 

subject to review and approval by UFMD. 

 

At the time of the respective site plan approvals, the Applicant shall post a cash bond or a 

letter of credit payable to the County of Fairfax to ensure preservation and/or 

replacement of the trees for which a tree value has been determined in accordance with 

the paragraph above (the "Bonded Trees") that die or are dying due to unauthorized 

construction activities. The letter of credit or cash deposit shall be equal to 50% of the 

replacement value of the Bonded Trees. At any time prior to final bond release for the 

improvements on the Application Property constructed adjacent to the respective tree 

save areas, should any Bonded Trees die, be removed, or are determined to be dying by 

the project arborist and/or UFMD due to unauthorized construction activities, the 

Applicant shall replace such trees at its expense. The replacement of the trees shall be 

determined by the Fairfax County Public Facilities Manual and by UFMD.  Upon release 
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of the bond for the improvements on the Application Property constructed adjacent to the 

respective tree save areas, any amount remaining in the tree bonds required by this 

proffer shall be returned/released to the Applicant.  

 

31. Site Monitoring. During any clearing or tree/vegetation/structure removal on the 

Applicant Property, a representative of the Applicant shall be present to monitor the 

process and ensure that the activities are conducted as conditioned and as approved by 

the UFMD. The Applicant shall retain the services of a certified arborist, a Registered 

Consulting Arborist, or a Professional Landscape Architect to monitor all construction 

and demolition work and tree preservation efforts in order to ensure conformance with all 

tree preservation development conditions, and UFMD approvals. The monitoring 

schedule shall be described and detailed in the Landscaping and Tree Preservation Plan, 

and reviewed and approved by the UFMD, DPWES.  

 

32. Resource Protection Area (RPA) and Environmental Quality Corridor (EQC) Restoration 

Plan.   Specific areas within the RPA/EQC, as agreed upon by the County and Applicant, 

shall detail restoration measures in accordance with current County  requirements and 

shall include mutually agreed upon bio-engineering techniques where deemed 

appropriate.  This restoration plan shall be reviewed and approved by Urban Forestry 

Management Division (UFMD).  The Applicant shall diligently pursue any Nationwide 

Permits (NMPs) that may be required by the U.S. Army Corps of Engineers and shall 

update the County on the progress of those permits throughout the subdivision plan 

process. 

 

 33. Walker Woods Lake.  The Applicant shall perform a pre-development and a post-

development bathymetric survey on the downstream lake, Walker Woods Lake, and, if 

construction activities on the Property are shown to be the proximate cause of 

sedimentation or other downstream water quality impacts, the Applicant shall perform 

the appropriate remediation work to correct the impact prior to bond release.   

  

 34. Conservation Easement.  The forested area at the southeast corner of the property not 

otherwise a part of the EQC/RPA and unaffected by the roadway extension shall be 

encumbered by a Conservation Easement, to be owned and maintained by the HOA, with 

general language as follows 

   

FURTHER WITNESSETH, that in consideration of the sum of Ten Dollars ($10.00), 

cash in hand paid, and other valuable consideration, the receipt and sufficiency of which 

are hereby acknowledged, the Owner, with the consent and approval of the Trustee and 

Beneficiary, does convey to the County, Conservation Easements for the purpose of 

conserving and preserving undisturbed the natural vegetation, topography, habitat and 

other natural features now existing on and across the Property of Owner, said Easements 

being more particularly bounded and described as “Conservation Easement” on the Plat 

attached hereto and incorporated herein. The easements are subject to the following terms 

and conditions: 

 
1.         No use shall be made of, nor shall any improvements be made within, the 



Page 10 of 14 

 

conservation easement area without prior written authorization from 

Fairfax County. 

2.         All existing vegetation in the conservation easement area shall be 

preserved and protected and no clearing or grading shall be permitted, nor 

shall the easement area be denuded, defaced or otherwise disturbed 

without the prior written approval of the appropriate County agency or 

department. 

3.         In the event of any violation of this conservation easement, the Owner 

shall be solely responsible for the restoration of the conservation easement 

area to its condition as of the execution of this Deed. Further, the County 

and its agents shall have the right, but not the obligation, to enter upon the 

property and restore the conservation easement area to the extent the 

County may deem necessary. The cost of such restoration by the County 

shall be reimbursed to the County by the Owner, its successors and 

assigns, upon demand. 

 

35. Septic System.  Alternative on-site sewage system (AOSS), as approved by the Health 

Department, will be utilized on each lot.  

 

 

 

 

IV.  CONTRIBUTIONS 

 

36. Housing Trust Fund.  At the time of the first building permit issuance, the Applicant shall 

contribute a sum equal to one-half of one percent (0.5%) of the projected sales price for 

each dwelling unit on the Property to the Fairfax County Housing Trust Fund, as 

determined by the Department of Housing and Community Development in consultation 

with the Applicant to assist the County in its goal to provide affordable dwellings.  The 

projected sales price shall be based upon the aggregate sales price of all of the units, as if 

those units were sold at the time of the issuance of the first building permit and is 

estimated through comparable sales of similar type units. 

  

37. Recreation Contribution.  At the time of subdivision approval, the Applicant shall 

contribute the sum of $50,008 to the Fairfax County Park Authority for use at off-site 

recreational facilities intended to serve the future residents of the Dranesville District, as 

determined by the Fairfax County Park Authority in consultation with the Dranesville 

District Supervisor.     

 

38. Public Schools.  A contribution of $10,825 per projected student for the total number of 

units constructed, based on methodology for calculating the number of students outlined 

by the Office of Facilities Planning Services, Fairfax County Public Schools, shall be 

made to the Board of Supervisors for transfer to Fairfax County Public Schools (FCPS) 

and designated for capital improvements at the public schools serving the development.  

The contribution shall be made at the time of, or prior to, subdivision plan approval.   
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Following approval of this Application and prior to the Applicant’s payment of the 

amount set forth in this Proffer, if Fairfax County should increase the ratio of students per 

unit or the amount of the contribution per student, the Applicant shall increase the 

amount of the contribution for that phase of development to reflect the then-current 

contribution.  In addition, notification shall be given to FCPS when construction is 

anticipated to commence to assist FCPS by allowing for the timely projection of future 

students as a part of the Capital Improvement Program. 

 

39. Escalation.  All monetary contributions required by these proffers, with the exception of 

the proffer relating to the Housing Trust Fund and the proffer relating to the public school 

contribution, shall escalate on a yearly basis from the base year of 2015, and change 

effective each January 1 thereafter, based on the Consumer Price Index as published by 

the Bureau of Labor Statistics, the U.S. Department of Labor for the Washington-

Baltimore, MD-VA-DC-WV Consolidated Metropolitan Statistical Area (the “CPI”), as 

permitted by Virginia State Code Section 15.2-2303.3.  

 

Successors and Assigns 

 

 These proffers shall bind and inure to the benefit of the Applicant and his/her 

successors and assigns. 

 

 Counterparts 

 These proffers may be executed in one or more counterparts, each of which when 

so executed and delivered shall be deemed an original document and all of which 

taken together shall constitute but one and the same instrument. 

 

TITLE OWNERS AND APPLICANTS SIGNATURES TO FOLLOW ON THE NEXT PAGE: 



Page 12 of 14 

 

 Susan M. Pesner 

Co-Trustee of Land Trust Agreement dated March 30, 2014 

 

 

Name:  _________________________ 

Co-Owner of 7-2((1))17 and 23   
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Robert J. Segan 

Co-Trustee of Land Trust Agreement dated March 30, 2014 

 

 

Name:  _________________________ 

Co-Owner of 7-2((1))17 and 23   
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Basheer/Edgemoore-Brooks, L.L.C. 

A Virginia limited liability company 

Contract Purchaser of 7-2((1))17 and 23   

 

By: Basheer-Brooks, L.L.C. 

A Virginia limited liability company 

Its Sole Member 

 

By:_____________________ 

Diane Cox Basheer 

Title: Sole Member/Manager 

 

 

 

 

 

 
63319288_1.doc 

 



Coun ty  o f  Fa i r f ax ,  V i rg in i a  
APPENDIX 2 

M E M O R A N D U M  
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: November 5, 2015 

TO: Bob Katai, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Jo Ellen Groves, Paralegal^ 
Office of the County Attorney 

SUBJECT: Affidavit 
Application No.: RZ 2014-DR-022 
Applicant: Basheer/Edgemore-Brooks, LLC 
PC Hearing Date: 12/10/15 
BOS Hearing Date: Not yet scheduled 

. RECEIVED 
Department of Planning & Zoning 

NOV 0 6 2015 
Zoning Evaluation Division 

REF.: 127279 

Attached is an affidavit which has been approved by the Office of the County Attorney for the 
referenced case. Please include this affidavit dated 11/5/15, which bears my initials and is 
numbered 127279b, 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 

\\sl7PROLAWPGC01\Documents\127279YJEG\Affidavits\743673.doc 



DATE: 

REZONING AFFIDAVIT 

NOV 5 2015 1 

T Lori R. Greenlief -M 

(enter date affidavit is notarized) 

, do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] applicant 
[•] applicant's authorized agent listed in Par. 1(a) below 

in Application No.(s): RZ 2014-DR-Q22 
(enter County-assigned application number(s), e.g. RZ 88-V-001) 

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

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

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

NAME 
(enter first name, middle initial, and 
last name) 

Basheer/Edgemoore-Brooks, L.L.C. 
Agent: Diane Cox Basheer 

-Mark H. Fields 

ADDRESS 
(enter number, street, city, state, and zip code) 

2071 Chain Bridge Road, Sutie 510 
Vienna, VA 22182 

RELATION SHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Applicant/Contract Purchaser of Tax 
Map 7-2 ((1)) 17, 23 

_ Susan M. Pesner, Co-Trustee of Land 
Trust Agreement, dated March 30, 2014 

and 

Robert J. Segan, Co-Trustee of Land 
Trust Agreement, dated March 30, 2014 

7926 Jones Branch Drive, Suite 930 
McLean, VA 22102 

7010 Little River Turnpike, Suite 270 
Annandale, VA 22003 

Title Owners of Tax Map 7-2 ((1)) 17, 
23 

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

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

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

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



( 

DATE 

Rezoning Attachment to Par. 1(a) 

NOV 5 2015 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2014-DR-022 

Page _1 of _J_ 

(enter County-assigned application number (s)) 

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

NAME 
(enter first name, middle initial, and 
last name) 

ADDRESS RELATION SHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 

Christopher consultants, ltd. 
Agent: John B. Rinaldi 

William R. Goldsmith 
xJohnE. Scanlon 

Studio39 Landscape Architecture, P.C. 
Agent: Joseph J. Plumpe 

McGuireWoods LLP 
Agents: Scott E. Adams 

Lianne E. Childress (former) 
David R. Gill 
Jonathan P. Rak 
Gregory A. Riegle 
Kenneth W, Wire 
Sheri L. Akin 
Lisa M. Chiblow (former) 
Lori R. Greenlief . 

9900 Main Street, Fourth Floor 
Fairfax, VA 22031-3907 

6416 Grovedale Drive, Suite 100-A 
Alexandria, VA 22310 

1750 Tysons Boulevard, Suite 1800 
Tysons Comer, VA 22102 

Engineer/Agent for Applicant 

Landscape Architect/Agent for Applicant 

Attorney/Agent for Applicant 
Attorney 
Attorney 
Attorney 
Attorney 
Attorney 
Land Use Planner 
Land Use Planner 
Land Use Planner 

True North Environmental, LLC 
Agent: Vincent L. Day 

-VETTRA Company 
Agent: Vemon E. Torney, III 

-SES-MidAtlantic, LLC 
Agent: Stuart Michael Lynn 

- JEI Enterprises, LLC d/b/a Passage Creek 
Environmental 
Agent: James E. Irre 

-Susan S. Piatt Consulting 
Agent: Susan S. Piatt 

118 Buckingham Circle 
Charlottesville, VA 22903 

11535 Gunner Court 
Woodbridge, VA 22192 

9251 Industrial Court, Suite 101 
Manassas, VA 20109 

221 Lower Valley Road 
Strasburg, VA 22657 

10110 Walker Lake Drive 
Great Falls, VA 22066 

Environmental Consultant/Agent for 
Applicant 

Traffic Consultant/Agent for Applicant 

Environmental Consultant/Agent for 
Applicant 

Environmental Consultant/Agent for 
Applicant 

Public Affairs Consultant/Agent for 
Applicant 

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

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



Page Two 
REZONING AFFIDAVIT 

DATE: N0V 5 2015 [ TXCTfi \0 
(enter date affidavit is notarized) 

for Application No. (s): . RZ2014-DR-022 
(enter County-assigned application number(s)) 

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

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

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
- Basheer/Edgemoore-Brooks, L.L.C. 

2071 Chain Bridge Road, Suite 510 
Vienna, VA 22182 

DESCRIPTION OF CORPORATION: (check one statement) 
[V] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

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

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

. Basheer-Brooks, L.L.C., Sole Member 

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

Diane Cox Basheer, Manager 

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

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

' Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being.deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships'or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page., 

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



Page _1 of _4 
Rezoning Attachment to Par. 1(b) 

DATE: wov 5 2015 : |ZIZTfb 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2Q14-DR-022 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
> Christopher consultants, ltd. 
9900 Main Street, Fourth Floor 
Fairfax, VA 22031-3907 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. . 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

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

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Christopher W. Brown Ruth R. Fields 
William R. Goldsmith, Jr. Michael S. Kitchen 
Louis Canonico " Jeffrey S. Smith 
William R. Zink 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
•Studio39 Landscape Architecture, P.C. 
6416 Grovedale Drive, Suite 100-A 
Alexandria, VA 22310 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

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

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

. Jospeh J. Plumpe 

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

;heck if applicable) [y] There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

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



Rezoning Attachment to Par. 1(b) 

DATE: NOV '5 MB 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2014-DR-022 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
• Basheer-Brooks, L.L.C. 
2071 Chain Bridge Road, Suite 510 
Vienna, VA 22182 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

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

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

Diane Cox Basheer ' 

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

Page _2 of _4 

/Z7 -UWb 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
True North Environmental, LLC 
118 Buckingham Circle 
Charlottesville, VA 22903 

DESCRIPTION OF CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

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

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

•-Vincent L. Day, sole member 

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

(check if applicable) [y] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par, 1(b)" form. 

FORM RZA-1 Updated (7/1/06) 
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Rezoning Attachment to Par. 1(b) 

DATE: 
MOV 5 2015 

(enter date affidavit is notarized) 
for Application No. (s): RZ 2014-DR-022 • 

ynvHb 

(enter County-assigned application number (s)) 

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

11535 Gunner Court 
Woodbridge, VA 22192 

DESCRIPTION OF CORPORATION: (check one statement) 
[z] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

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

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

/Vernon E. Torney, III 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
. SES-MidAtlantic, LLC 
9251 Industrial Court, Suite 101 
Manassas, VA 20109 

DESCRIPTION OF CORPORATION: (check one statement) 
[z] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

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

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

-Stuart Michael Lynn 
- Patrick J. Gowin 

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

(check if applicable) [•/] There is more corporation information and Par. 1(b) is continued further on a 
"Rezoning Attachment to Par, 1(b)" form. 

FORM RZA-1 Updated (7/1/06) 
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Rezoning Attachment to Par. 1(b) 

DATE: MOV 5 2015 7Sl°l (/) 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2014-DR-022 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
. JEI Enterprises, LLC 
d/b/a Passage Creek Environmental 
221 Lower Valley Road 
Strasburg, VA 22657 

DESCRIPTION OF CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. . 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

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

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

James E. Irre, sole managing member 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
.Susan S. Piatt Consulting 
10110 Walker Lake Drive . 
Great Falls, VA 22066 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

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

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

Susan S. Piatt, sole proprietor 

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

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

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



Page Three 

izrwPilo 

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

PARTNERSHIP INFORMATION 

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

-Susan M. Pesner, Co-Trustee -Robert J. Segan, Co-Trustee 
Land Trust Agreement dated March 30, 2014 Land Trust Agreement dated March 30, 2014 
7926 Jones Branch Drive, Suite 930 7010 Little River Turnpike, Suite 270 
McLean, VA 22102 Annandale, VA 22003 

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

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

. Beneficiaries: 

(a) Jonathan W. Brooks, Timothy Brooks and Rebecca Catherine Brooks, Trustees for Jonathan W. Brooks Trust under the Frances H. 
Brooks Amended and Restated Family Trust dated June 15, 1998 

-(b) Carolyn Brooks Worth and Rebecca Catherine Brooks, Trustees for Carolyn Brooks Worth Trust under the Frances H. Brooks Amended 
and Restated Family Trust dated June 15, 1998 

(c) Carolyn Brooks Worth and Rebecca Catherine Brooks, Trustees for Carolyn Brooks Worth Trust under the James R. Brooks Family Trust 
dated September 12, 1977, as amended 1/21/1983 and 12/11/1989 

•(d) Lawrence F. Brooks 
(e) Jonathan W. Brooks 
(f) Rebecca Catherine Brooks 
(g) Jeremias Slater Brooks 

(check if applicable) [/] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
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 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. 

DATE: 

REZONING AFFIDAVIT 

NOV 5 2015 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2014-DR-022 
(enter County-assigned application number(s)) 

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

Rezoning Attachment to Par. 1(c) 

NOV 5 2015 

for Application No. (s): RZ 2014-DR-022 
(enter date affidavit is notarized) 

(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
, Susan M. Pesner, Co-Trustee -Robert J. Segan, Co-Trustee 
Land Trust Agreement dated March 30, 2014 Land Trust Agreement dated March 30, 2014 
7926 Jones Branch Drive, Suite 930 7010 Little River Turnpike, Suite 270 
-McLean, VA 22102 

(check if applicable) [/] 

Annandale, VA 22003 

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) 

. Former Beneficiaries: 

_ Lawrence F. Brooks, Trustee of the Frances 
H. Brooks Amended and Restated Family 
Trust dated June 15, 1998 (Frances Brooks 
Trust) f/b/o Lawrence F. Brooks; Lawrence 
F. Brooks, Jonathan W. Brooks, Timothy 
Brooks and Rebecca Catherine Brooks, 
Trustees for Jonathan W. Brooks Trust; 
Lawrence F. Brooks, Carolyn Brooks 
Worth and Rebecca Catherine Brooks, 
Trustees for Carolyn Brooks Worth Trust 

. Lawrence F. Brooks, Trustee in 
Liquidation for Haydown Family Limited 
Partnership, a Virginia limited partnership 
in dissolution with the following partners in 
dissolution: 
(a) Lawrence F. Brooks, Trustee of the 
Frances H. Brooks Amended and Restated 
Family Trust dated June 15,1998 (Frances 
Brooks Trust) f/b/o Lawrence F. Brooks; 
Lawrence F. Brooks, Jonathan W. Brooks, 
Timothy Brooks and Rebecca Catherine 
Brooks, Trustees for Jonathan W. Brooks 
Trust; Lawrence F. Brooks, Carolyn 
Brooks Worth and Rebecca Catherine 
Brooks, Trustees for Carolyn Brooks 
'Worth Trust 

(b) Lawrence F. Brooks, Trustee of the 
James R. Brooks Family Trust dated 
September 12, 1977, as amended 1/21/1983 
and 12/11/1989 (James Brooks Trust) 17b/o 
Lawrence F. Brooks; Jonathan W. Brooks; 
Lawrence F. Brooks, Carolyn Brooks 
Worth and Rebecca Catherine Brooks, 
Trustees for Carolyn Brooks Worth Trust 

(c) Lawrence F. Brooks 

- (d) Jonathan W. Brooks 

(e) Rebecca Catherine Brooks 

_(f) Jeremiah Slater Brooks 

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

FORM RZA-1 Updated (7/1/06) 
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Rezoning Attachment to Par. 1(c) 

DATE: NOV 5 20)5 (~rT7ia In 
• (enter date affidavit is notarized) \ £>l 

for Application No. (s): RZ 2014-DR-022 
(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 Corner, 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) 

Adams, John D. 
;Allen, .Joel S. 
Anderson, Arthur E., II 
Anderson, Mark E. 
Andre-Dumont, Hubert 
Bagley, Terrence M. 
Barger, Brian D. 
Barrett, John M. 
N ' \ 

Becker, Scott L. 

Equity Partners of McGt 

Belcher, Dennis I. 
Bell, Craig D. 
Bilik, R. E. 
Blank, Jonathan T. 
Boardman, J. K. 
Brenner, Irving M. 
Brooks, Edwin E. 
Brose, R. C. 
Burk, Eric L. 

Busch, Stephen D. 
Cabaniss, Thomas E. 
Cacheris, Kimberly Q. 
Cairns, Scott S. 
Capwell, Jeffrey R. 
Cason, Alan C. 
Chaffin, Rebecca S. 
Chapman, Jeffrey J. 
Clark, Jeffrey C. 

(check if applicable! [/] There is more partnership information and Par. 1(c) is continued further on a 
, "Rezoning Attachment to Par. 1(c)" form. 

FORM RZA-1 Updated (7/1/06) 
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PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
McGuireWoods LLP 
1750 Tysons Boulevard, Suite 1800 
Tysons Corner, 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 P'artner, Limited Partner, or General and Limited Partner) 

Cockrell, Geoffrey C. Fratkin, Bryan A. Hosmer, Patricia F, 
Collins, Darren W. Freedlander, Mark E. Isaf, Fred T. 
Covington, Peter J. Freeman, Jeremy D. Jackson, J. B. 
Cramer, Robert W, Fuhr, Joy C. Jewett, Bryce D., Ill 
Cromwell, Richard J. Gambill, Michael A. Jordan, Hilary P. 
Culbertson, Craig R. Glassman, Margaret M. Justus, J. B. 
Cullen, Richard (nmi) Glickson, Scott L. • Kahn, Brian A. 
Daglio, Michael R. Gold, Stephen (nmi) Kanazawa, Sidney K. 
De Ridder, Patrick A. Goldstein/Philip (nmi) Kane, Matthew C. 
Dickerman, Dorothea W. Grant, Richard S. Kang, Franklin D. 
DiMattia, Michael J. Greenberg, Richard T. Kannensohn, Kimberly J. 
Dooley, Kathleen H. Greene, Christopher K. Katsantonis, Joanne (nmi) 
Downing, Scott P. Greenspan, David L. Keeler, Steven J. 
Edwards, Elizabeth F. Gresham, A. B. Kilpatrick, Gregory R. 
Ensing, Donald A. Grieb, John T. King, Donald E. 
Evans, Gregory L. Harmon, Jonathan P. Kobayashi, Naho (nmi) 
Evans, Jason D. Harmon, T. C. Konia, Charles A. 
Ey, Douglas W., Jr. Hardsell, David L. Kratz, Timothy H. 
Farrell, Thomas M. Hatcher, J. K. Kromkowski, Mark A. 
Feller, Howard (nmi) Hayden, Patrick L. Krueger, Kurt J. 
Finger, Jon W. Hayes, Dion W. . Kutrow, Bradley R. 
Finkelson, David E. Hedrick, James T., Jr. La Fratta, Mark J. 
Foley, Douglas M. Hilton, Robert C. Lamb, Douglas E. 
Fox, Charles D., IV Home, Patrick T. Lapp, David R. 
Franklin, Ronald G. Hornyak, David J. Lias-Booker, Ava E. 

DATE: 

Rezoning Attachment to Par. 1(c) 

NOV 5 2015 
(enter date affidavit is notarized) 

for Application No. (s): ' RZ 2014-DR-022 
(enter County-assigned application number (s)) 

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

FORM RZA-1 Updated (7/1/06) 
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Rezoning Attachment to Par. 1(c) 

DATE: N°V 5 2015 [7n q . 

(enter date affidavit is notarized) ' Cs I l \ JU 
for Application No. (s): RZ 2014-DR-022 

(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 Corner, 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) 

Link, Vishwa B. Michalik, Christopher M. Richardson, David L. 
Little, Nancy R. Milianti, Peter A. Riegle, Gregory A. 
Long, William M. Miller, Amy E. Riley, James B., Jr. 
Lukitsch, Bethany G. Moldovan, Victor L. Riopelle, Brian C. 
Mandel, Michael D. Muckenfuss, Robert A. Roberts, Manley W. 
Manning, Amy B. Mullins, P. T. Robinson, Stephen W. 
Marianes, William B. Murphy, Sean F. Roeschenthaler, Michael J. 
Marshall, Gary S. Nahal, Hardeep S. Rogers, Marvin L. 
Marshall, Harrison L., Jr. Natarajan, Rajsekhar (nmi) Rohman, Thomas P. 
Marsico, Leonard J. Neale, James F. Ronn, David L. 
Martin, Cecil E., Ill Nesbit, Christopher S. Rosen, Gregg M. 
Martin, George K. Newhouse, Philip J. Russo, Angelo M. 
Martinez, Peter W. O'Grady, John B. Rust, Dana L. 
Mason, Richard J. Oakey, David N. Satterwhite, Rodney A. 
Mathews, Eugene E., Ill Older, Stephen E. Scheurer, Philip C. 
Mayberry, William C. Oostdyk, Scott C. Schewel, Michael J. 
McDonald, John G. Padgett, John D. Schmidt, Gordon W. 
McFarlanql, Robert W. Parker, Brian K. Sellers, Jane W. 
McGinnis, Kevin A. Perzek, Philip J. Sethi, Akash D. 
Mclntyre, Charles W. Phillips, Michael R. Shelley, Patrick M. 
McKinnon, Michele A. Pryor, Robert H. Simmons, L. D., II 
McLean, David P. Pumphrey, Brian E. Slone, Daniel K. 
McLean, J. D. Pusateri, David P. Spahn, Thomas E. 
McNab, S. K. Rak, Jonathan P. Spitz, Joel H. 
McRill, Emery B. Reid, Joseph K., Ill Spivey, Angela M. 

(check if applicable) ' [/] There is more partnership information and Par. 1(c) is continued further on a 
. i "Rezoning Attachment to Par. 1(c)" form. 

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



Rezoning Attachment to Par. 1(c) 

DATE: MOV 5 2015 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2014-DR-022 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
McGuireWoods LLP 1 

1750 Tysons Boulevard, Suite 1800 
Tysons Corner, 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) 
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Stallings, Thomas J. 
Steen, Bruce M. 
.Steggerda, Todd R. 
Stein, Marta A. 
Stone, Jacquelyn E. 
Swan, David I. 
Symons, Noel H. 
Tackley, Michael O. 
Tarry, Samuel L., Jr. 
Taylor, R. T. 

Thanner, Christopher J. 
Thornhill, James A. 
Van Horn, James E. 
Vance, Robin C. 
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. 
Walsh, Amber M. 
Westwood, Scott E. 
Whelpley, David B., Jr. 
White, H. R., Ill 
White, Walter H., Jr. 
Wilburn, John D. 
Williams, Steven R. 

OA/oodard, Michael B. 
Wren, Elizabeth G. 

(check if applicable) [/] 

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

There is more partnership information and Par. 1(c) is continued further on a 
"Rezoning Attachment to Par. 1(c)" form. 



Page 6 of 6 
Rezoning Attachment to Par. 1(c) 

MOV 5 2015 
• i zmn<\ (a (enter date affidavit is notarized) 

for Application No. (s): RZ 2014-DR-022 
(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 Corner, VA 22102 • 

(check if applicable) [y] 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) 

^(Former Equity Partner List) 

Alphonso, Gordon R. 
Becket, Thomas L. 

N Boland, J. W. 
Heberton, George H. 

sHutson, Benne C. 
Kittrell, Steven D. 

. Simmons, Robert W. 
_ Slaughter, D. F. 

(check if applicable) [] 

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

There is more partnership information and Par. 
"Rezoning Attachment to Par. 1(c)" form. 

1(c) is continued further on a 



REZONING AFFIDAVIT 

DATE; NOV 52015 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2014-DR-022 
(enter County-assigned application number(s)) 

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

[ ] In addition 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: 

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

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

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

NONE 

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

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



REZONING AFFIDAVIT 

DATE: NOV 5 2015 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2014-DR-022 
(enter County-assigned application number(s)) 

3. That within the twelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate 
household, either directly or by way of partnership in which any of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any of those listed in Par. 1 above. 

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

Page Five 
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x Stephen W. Robinson of McGuireWoods LLP donated in excess of $100 to John Cook for Supervisor. 
^Michael S. Kitchen of Christopher consultants, ltd. donated in excess of $100 to Patrick Herrity for Fairfax County Board of 
Supervisors. 

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

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

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

/" 

WITNESS the following signature: 

(check one) [ ] Applicant 

.••••• . . 

k XjVi..-
[/] Applicant's Authorized Agent 

Lori R. Greenlief, Land Use Planner 
(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this day of 
of V I f tx\ ft-Lt*k_ 

My; commission expires: 

_, County/City of 
20 jj3_, in the State/Comm. 

'•t A-lC. 

t liCiiU 
Notary Public 

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

Grace E. Chae 
Commonwealth of Virginia 

Notary Public 
Commission No, 7172971 

My Commission Expires 5/31/2016 



 

 

STATEMENT OF JUSTIFICATION 
 

Rezoning Application 
Basheer/Edgemoore – Brooks, L.L.C.  

For Property Located at Fairfax County Tax Map 7-2((1))17 and 23 
 

August 28, 2014 
Revised October 2, 2014 
Revised April 29, 2015 
Revised July 8, 2015 

 
 

EXECUTIVE SUMMARY 
 
On behalf of Basheer/Edgemoore–Brooks, L.L.C., we are pleased to present this 
rezoning application to the County for consideration.   This application proposes to 
rezone an island of R-A zoned property to a zoning district that is consistent and 
compatible with that which surrounds it.  The flexibility inherent in the cluster 
development provisions are properly used in the design of this development to 
preserve and protect existing environmentally sensitive Resource Protection Areas 
(RPAs), retain significant open space and treed areas, incorporate strategic buffers 
and create passive recreational areas.  The proposed lot layout takes strategic 
advantage of the aesthetic value associated with this environmentally sensitive 
area of the property.  The application meets or exceeds all requirements set forth 
in the Ordinance for approval of a rezoning as discussed in detail within this written 
statement. 
 
It is the applicant’s intent to create a compatible, attractive community of high 
quality homes, indicative of the development pattern established for this area of 
the County.   
 
 

INTRODUCTION/BACKGROUND 
 
The property consists of two parcels which together total 51.97 acres (the 
“property”).  Parcel 17 is zoned R-A and the bulk of Parcel 23 is zoned R-A 
pursuant to an un-proffered Board’s Own Motion rezoning approved in 1973.  The 
narrow strip of land which connects Parcel 23 to Springvale Road is zoned R-E.  
The application requests a rezoning to the R-E District and proposes a 20 lot 
subdivision developed under the cluster provisions of the Ordinance.    
 
The property is located in an area east of Springvale Road and west of Walker 
Road.  Forest Lake Drive connects to Walker Road and stubs into the eastern 
border of the property.  Currently, access for the two existing homes on the 
property is from an access easement (which includes a sliver of the subject 
property) connecting to Springvale Road to the west.  The property is surrounded 

Appendix 3 
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by land zoned R-E and either developed as acreage lots or as residential 
subdivisions, the majority of which were created in the 1970’s.   
 

    
GENERAL DEVELOPMENT PLAN 
  
The General Development Plan (GDP), prepared by Christopher Consultants, Ltd., 
shows twenty (20) lots to be developed with single family detached dwellings, with 
access via a shoulder and ditch section public street which is an extension of 
existing Forest Lake Drive.    A loop trail is shown along the southern and western 
portions of Forest Lake Drive extended, within the central open space area and 
through the existing access easement to Springvale Road, ultimately providing a 
pedestrian connection from Springvale Road to Walker Road.  The proposed 
density is 0.38 dwelling units per acre.  The property contains a significant area of 
Resource Protection Area (RPA) which encompasses an existing pond, stream 
(Pond Branch) and surrounding buffer area, a good amount of which is wooded.  
The lot layout has been designed to preserve this sensitive area.  Stormwater 
management will be handled through an extended dry detention pond and dry 
swale in the northern portion of the property and a potential additional facility 
proximate to the northeast corner of Lot 20, if necessary. Manufactured Treatment 
Devices are proposed to treat stormwater runoff from the roadway and will be 
located within the public right-of-way.  On-lot rooftop disconnects to rain gardens 
or subsurface infiltrators may also be utilized.  The specifics of water detention and 
water quality are shown graphically and in narrative form on Sheets 8.1 through 
8.8 of the GDP.  As shown on Sheets 4.1 through 5.2, not only will there be 
significant tree preservation in the open space areas, but extensive proposed 
landscaping will be provided throughout the property (Sheets 7.1 and 7.2).   
 
 
COMPREHENSIVE PLAN 
 
Plan Language 
 
The subject property is located within Area III, UP-2, Springvale Community 
Planning Sector of the Upper Potomac Planning District.  There is no site specific 
Plan language for the property.  The Plan does recommend that infill development 
be of a compatible use, type and intensity as stipulated in Objectives 8 and 14 of 
the Policy Plan.  The Plan Map shows the property is planned for residential use 
at .2 to .5 dwelling units per acre.   
 

Land Use Objective 8, policy a:  “Protect and enhance existing 
neighborhoods by ensuring that infill development is of compatible 
use, and density/intensity, and that adverse impacts on public facility 
and transportation systems, the environment and the surrounding 
community will not occur.” 
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Land Use Objective 14, policy b: “Encourage infill development in 
established areas that is compatible with existing and/or planned 
land use and that is a compatible scale with the surrounding area 
and that can be supported by adequate public facilities and 
transportation systems.” 
 

Research of the surrounding subdivisions reveals that the density of this proposal, 
at 0.38 dwelling units per acre, is consistent and compatible with and in many 
cases less than the surrounding developments.  Walker Woods Lake, Walker 
Woods Farm and Forest Lake Estates are all between 0.44 and 0.47 dwelling units 
per acre.  It is also noted that Forest Lake Estates was developed in 1978 under 
the precursor to the current cluster provisions, the alternate density provisions, 
which creates a development pattern similar to that which is proposed for this 
application.  Both of the other two subdivisions were developed under conventional 
R-E regulations, also in the late 70’s which results in much of the environmentally 
sensitive lands, including an existing pond, being located on private property.  The 
proposed density is also well under the maximum planned density of 0.5 dwelling 
units per acre. 
 
The Springvale Community Planning Sector language also contains very specific 
recommendations for cluster subdivisions.  The language acknowledges that 
cluster subdivisions are appropriate in the sector provided certain criteria are met.  
Specifically: 
 

1) Wherever possible the proposed open space should provide 
connections with existing or planned trails. 
 

There are no planned or existing trails on the subject property.  
The proposal includes an important trail connection which will 
facilitate pedestrian connection between Walker Road and the 
County planned trail on Springvale Road. 
 
 2) Individual lots, buildings, streets, utilities and parking areas are 
designed and situated to minimize the disruption of the site’s natural 
drainage and topography, and to promote the preservation of 
important view sheds, historic resources, steep slopes, stream 
valleys and desirable vegetation. 
 

 The design of the lot layout has been specifically created to 
preserve the existing environmental features of the property.  This 
particular site is an excellent example of an instance where utilization 
of the cluster provisions results in a much more environmentally 
sensitive lot layout.  The majority of the site is farm/fields, and great 
attention has been paid to preserving those areas which do contain 
trees and other vegetation.  The lot yield has been reduced to 20 lots 
in order to preserve all of the existing vegetation along the eastern 
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border and in the southeastern corner of the property with the 
exception of those trees required to be removed for the road 
connection.   The streets have also been innovatively designed in 
curved section to respond to topography and viewsheds.   

 
 

3) Site design and building location are done in a manner that is 
compatible with surrounding development. 
 

As indicated above under the discussion regarding density, 
the proposed density and development pattern are compatible with 
the surrounding development.  It is noted that detailed attention was 
given to the periphery of the property and the relationship of the 
proposed homes to those that exist on all four sides of the property.  
The proposed site layout draws extensively on the dwelling and lot 
orientation of the abutting properties.  Generally, in all areas, the 
proposed home to existing home ratio is one to one, meaning that 
one proposed lot backs up to one existing lot.  We are also working 
with the immediately adjacent neighbors on all four sides to create 
proper buffers between the properties.   

 
 4) Modifications to minimum district size, lot area, lot width or open 
space requirements of a cluster subdivision in the R-E and R-1 
Districts are not appropriate, unless significant benefits can be 
achieved in the preservation of the natural environment, scenic view 
shed(s) or historic resources by permitting such modifications. 

 
In this application, significant preservation of the natural 

environmental is achieved without any modifications to the district 
requirements. 

 
5) Lot yield shall be limited to that which could reasonably result 
under conventional development. In addition, measures such as 
agricultural and forestal districts, conservation, open space and 
scenic easements should be encouraged to preserve the rural 
character of this environmentally sensitive area, provided that their 
use provides a public benefit and furthers the intent of the Plan. 
  

This project provides an excellent example of the benefit of 
utilizing the cluster pattern of development.  The pure density 
calculation for a conventional subdivision on this 51.97 acre property 
would be 25 units.  Because the location of the RPA, diagonally 
crossing the property, the conventional yield is 23 lots.  Twenty (20) 
lots are proposed in this cluster subdivision.   Clustering increases 
the amount of open space within the development and decreases the 
amount of roadway over that which would be realized in a 
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conventional subdivision.  With the cluster pattern of development, 
there is also more of an opportunity to preserve trees.   

 
The application also complies with the Comprehensive Plan objectives outlined in 
the Residential Development Criteria as explained below. 
 
Residential Development Criteria 
 

 Site Design:   
 
Consolidation:  The proposed rezoning consolidates the only available two 
lots and thus includes all the land that is available to consolidate in the area.   
 
Layout:  The proposed layout provides a logical, functional and rational 
pattern for development of the property. The relationship of the lots in this 
development to the lots in the adjacent developments is the same as the 
relationship between the lots within those developments and as discussed 
above, there is generally a one to one relationship with those adjacent lots.   
 
Open Space:  More than the required percentage of open space is provided 
and it is proportioned logically as both a buffer and preserved natural 
environmental features.   
 

 Landscaping:  The property will be extensively landscaped. (Sheets 7.1 and 
7.2).   
 
Amenities:  Adequate open space is shown to provide a passive amenity 
area for the residents.  A trail network and other passive features will be for 
the benefit and enjoyment of the community, which otherwise would not be 
accessible under a conventional design format.    

 

 Neighborhood Context 
 
The proposed community is consistent with the established context in terms 
of use, intensity and character.   
 

 Environment 
 

Preservation:  The tree preservation target is met with this application 
through significant and strategic tree preservation.   
 
Slopes and Soils:  There are no soils or slope issues on the subject property 
that would hinder development.   
 

 Water Quality and Drainage:  Stormwater management/Best Management 
Practices is being handled via an extended dry detention pond, dry swale 
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and manufactured treatment devices.  The existing Pond Branch stream 
and bottom-land areas will be essentially undisturbed. The technical 
analysis of the stormwater management features demonstrates that the 
proposed development will not have detrimental downstream impacts.  All 
of these elements combine to exceed the required phosphorous load 
reduction required by the Ordinance. 
 
Noise, Lighting:  The addition of these 20 homes should not create a noise 
or lighting issue for the existing residences.  No street lights are proposed 
on the plan.   
 
Energy:  Through proffers, the Applicant will commit to comply with the 
energy efficiency guidelines of the International Building Code for energy 
efficient homes.  

 

 Tree Preservation and Tree Cover:  Tree preservation and tree cover 
requirements will be met.    

 

 Transportation:  The site will be accessed via an existing right-of-way stub 
which was provided with the subdivision/development of the adjacent 
Forest Lake Estates subdivision, clearly envisioning the extension of this 
road and future development of the subject property.  
 

 Public Facilities 
The applicant plans to offset the public facility impact with appropriate 
proffers. 

 

 Affordable Housing 
The provision of affordable dwelling units is not applicable to this 
development.  The applicant will proffer to a contribution to the Housing 
Trust Fund equal to 0.5% of the value of all the units approved on the 
property.  

 

 Heritage Resources 
An Archaeological Phase 1 Investigation and an Archaeological Phase II 
Evaluation have been conducted on the property, and filed with the Virginia 
Department of Historic Resources. The Principal Investigator determined 
there is nothing of archaeological significance on the property.   
 

In summary, regarding the applicable Comprehensive Plan recommendations, the 
proposed development conforms to the adopted Comprehensive Plan with respect 
to type, character and density of use.   Development under the cluster provisions 
of the Ordinance creates the ability to preserve existing vegetation and other 
environmentally sensitive features in dedicated open space.   
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ZONING ORDINANCE 
 
Sect. 2-421, Cluster Subdivisions 
 
Par. 5 of Sect. 2-421 allows the Board of Supervisors to approve a cluster 
subdivision in the R-E District.   
 
Sect. 9-615, Provisions for a Cluster Subdivision 
 
Section 9-615 of the Ordinance stipulates that a cluster development may be 
approved by the Board of Supervisors in the R-E as part of a rezoning provided 
certain provisions are met.  The application includes the submissions required for 
a cluster development as listed in this section.  Further, as required by these 
provisions, development under the cluster provisions clearly allows for the 
preservation of the environmental integrity of the site by protecting and enhancing 
the existing stream valley and associated environmental features such as trees 
and other vegetation.  As stated previously, although based on this section, the 
Board may approve modifications to the minimum lot size or yard requirement, no 
modifications are requested with this application.  
 
Sect. 2-309, Open Space 
 
Par. 4 of Sect. 2-309 requires that in cluster subdivisions, at least seventy-five (75) 
percent of the minimum required open space or one acre, whichever is less, shall 
be provided as a contiguous area of open space which has no dimension less than 
fifty (50) feet. The lesser of the two areas is one acre and the application meets 
the requirement of providing at least an acre of contiguous open space that is 
dimensioned more than 50 feet.  This section further states that in cluster 
subdivisions where the required open space will be more than 5 acres in size, that 
open space should be so located and dimensioned as to be usable open space.  
It is the intent, through an internal trail system, to make the proposed dedicated 
open space around the pond area usable to the residents. 
 
 
 
 
Sect. 3-E00, Residential Estate District 
 
The application meets or exceeds the minimum bulk requirements of the R-E 
District.  Specifically, the proposed lots exceed the minimum lot size specified in 
the Ordinance for a cluster subdivision, exceed the minimum open space 
requirement for cluster subdivisions and meet the minimum yard and lot width 
requirements for the R-E District. 
 
Modifications/Waivers 
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 The application includes waiver requests: 
 to modify the Public Facilities Manual standard to allow Best 

Management Practices for water quality to be located on 
private lots; 

 to modify the Public Facilities Manual to allow Stormwater 
management and Best Management Practices within the 
minimum required setbacks of the Virginia Stormwater 
Design Specifications; 

 to modify the Public Facilities Manual to allow the maximum 
drainage area to a vegetated swale to be greater than 2 acres 
and the impervious area to be greater than 1 acre.     

 
 To the best of our knowledge, the proposed development of the subject 

property conforms to all currently applicable land development ordinances, 
regulations and adopted standards as discussed in this statement.  

 
There are no known hazardous or toxic substances to be generated, utilized, 

stored, treated nor disposed of on this site.   
 
 

CONCLUSION 
 
For the reasons set forth within this statement of justification, the Applicant 
respectfully requests approval of this rezoning proposal.   
 
 
 
 
 
 

 
59775351_1.docx 
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APPENDIX 9 

RESIDENTIAL DEVELOPMENT CRITERIA 

Fairfax County expects new residential development to enhance the community by: fitting 
into the fabric of the neighborhood, respecting the environment, addressing transportation impacts, 
addressing impacts on other public facilities, being responsive to our historic heritage, contributing 
to the provision of affordable housing and, being responsive to the unique site specific 
considerations of the property. To that end, the following criteria are to be used in evaluating zoning 
requests for new residential development. The resolution of issues identified during the evaluation of 
a specific development proposal is critical if the proposal is to receive favorable consideration. 

Where the Plan recommends a possible increase in density above the existing zoning of the 
property, achievement of the requested density will be based, in substantial part, on whether 
development related issues are satisfactorily addressed as determined by application of these 
development criteria. Most, if not all, of the criteria will be applicable in every application; 
however, due to the differing nature of specific development proposals and their impacts, the 
development criteria need not be equally weighted. If there are extraordinary circumstances, a single 
criterion or several criteria may be overriding in evaluating the merits of a particular proposal. Use 
of these criteria as an evaluation tool is not intended to be limiting in regard to review of the 
application with respect to other guidance found in the Plan or other aspects that the applicant 
incorporates into the development proposal. Applicants are encouraged to submit the best possible 
development proposals. In applying the Residential Development Criteria to specific projects and in 
determining whether a criterion has been satisfied, factors such as the following may be considered: 

• the size of the project 
• site specific issues that affect the applicant's ability to address in a meaningful way 

relevant development issues ' 
• whether the proposal is advancing the guidance found in the area plans or other planning 

and policy goals (e.g. revitalization). 

When there has been an identified need or problem, credit toward satisfying the criteria will 
be awarded based upon whether proposed commitments by the applicant will significantly advance 
problem resolution. In all cases, the responsibility for demonstrating satisfaction of the criteria rests 
with the applicant. 

1. Site Design: 

All rezoning applications for residential development should be characterized by high quality 
site design. Rezoning proposals for residential development, regardless of the proposed 
density, will be evaluated based upon the following principles, although not all of the 
principles may be applicable for all developments. 

a) Consolidation: Developments should provide parcel consolidation in conformance with 
any site specific text and applicable policy recommendations of the Comprehensive Plan. 
Should the Plan text not specifically address consolidation, the nature and extent of any 

proposed parcel consolidation should further the integration of the development with 
adjacent parcels. In any event, the proposed consolidation should not preclude nearby 
properties from developing as recommended by the Plan. 
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b) Layout: The layout should: 

• provide logical, functional and appropriate relationships among the various parts (e. 
g. dwelling units, yards, streets, open space, stormwater management facilities, 
existing vegetation, noise mitigation measures, sidewalks and fences); 

• provide dwelling units that are oriented appropriately to adjacent streets and homes; 
• include usable yard areas within the individual lots that accommodate the future 

construction of decks, sunrooms, porches, and/or accessory structures in the layout 
of the lots, and that provide space for landscaping to thrive and for maintenance 
activities; 

• provide logical and appropriate relationships among the proposed lots including the 
relationships of yards, the orientation of the dwelling units, and the use of pipestem 
lots; 

• provide convenient access to transit facilities; 
• Identify all existing utilities and make every effort to identify all proposed utilities 

and stormwater management outfall areas; encourage utility collocation where 
feasible. 

c) Open Space: Developments should provide usable, accessible, and well-integrated open 
space. This principle is applicable to all projects where open space is required by the 
Zoning Ordinance and should be considered, where appropriate, in other circumstances. 

d) Landscaping: Developments should provide appropriate landscaping: for example, in 
parking lots, in open space areas, along streets, in and around stormwater management 
facilities, and on individual lots. 

e) Amenities: Developments should provide amenities such as benches, gazebos, 
recreational amenities, play areas for children, walls and fences, special paving 
treatments, street furniture, and lighting. 

2. Neighborhood Context: 

All rezoning applications for residential development, regardless of the proposed density, 
should be designed to fit into the community within which the development is to be located. 
Developments should fit into the fabric of their adjacent neighborhoods, as evidenced by an 
evaluation of: 

• transitions to abutting and adjacent uses; 
• lot sizes, particularly along the periphery; 
• bulk/mass of the proposed dwelling units; 
• setbacks (front, side and rear); 
• orientation of the proposed dwelling units to adjacent streets and homes; 
• architectural elevations and materials; 
• pedestrian, bicycle and vehicular connections to off-site trails, roadways, transit 

facilities and land uses; 
• existing topography and vegetative cover and proposed changes to them as a result of 

clearing and grading. 
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It is not expected that developments will be identical to their neighbors, but that the 
development fit into the fabric of the community. In evaluating this criterion, the individual 
circumstances of the property will be considered: such as, the nature of existing and planned 
development surrounding and/or adjacent to the property; whether the property provides a 
transition between different uses or densities; whether access to an infill development is 
through an existing neighborhood; or, whether the property is within an area that is planned 
for redevelopment. 

3. Environment: 

All rezoning applications for residential development should respect the environment. 
Rezoning proposals for residential development, regardless of the proposed density, should 
be consistent with the policies and objectives of the environmental element of the Policy 
Plan, and will also be evaluated on the following principles, where applicable. 

a) Preservation; Developments should conserve natural environmental resources by 
protecting, enhancing, and/or restoring the habitat value and pollution reduction 
potential of floodplains, stream valleys, EQCs, RPAs, woodlands, wetlands and other 
environmentally sensitive areas. 

b) Slopes and Soils: The design of developments should take existing topographic 
conditions and soil characteristics into consideration. 

c) Water Quality: Developments should minimize off-site impacts on water quality by 
commitments to state of the art best management practices for stormwater management 
and better site design and low impact development (LID) techniques. 

d) Drainage: The volume and velocity of stormwater runoff from new development 
should be managed in order to avoid impacts on downstream properties. Where 
drainage is a particular concern, the applicant should demonstrate that off-site drainage 
impacts will be mitigated and that stormwater management facilities are designed and 
sized appropriately. Adequate drainage outfall should be verified, and the location of 
drainage outfall (onsite or offsite) should be shown on development plans. 

e) . Noise: Developments should protect future and current residents and others from the 
adverse impacts of transportation generated noise. 

f) Lighting: Developments should commit to exterior lighting fixtures that minimize, 
neighborhood glare and impacts to the night sky. 

g) Energy: Developments should use site design techniques such as solar orientation and 
landscaping to achieve energy savings, and should be designed to encourage and 
facilitate walking and bicycling. Energy efficiency measures should be incoiporated 
into building design and construction. 

4. Tree Preservation and Tree Cover Requirements: 

All rezoning applications for residential development, regardless of the proposed density, 
should be designed to take advantage of the existing quality tree cover. If quality tree cover 
exists on site as determined by the county, it is highly desirable that developments meet most 
or all of their tree cover requirement by preserving and, where feasible and appropriate, 
transplanting existing trees. Tree cover in excess of ordinance requirements is highly 
desirable. Proposed utilities, including stormwater management and outfall facilities and 
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sanitary sewer lines, should be located to avoid conflicts with tree preservation and planting 
areas. Air quality-sensitive tree preservation and planting efforts (see Objective 1, Policy c 
in the Environment section of this document) are also encouraged. 

5. Transportation: 

All rezoning applications for residential development should implement measures to address 
planned transportation improvements. Applicants should offset their impacts to the 
transportation network. Accepted techniques should be utilized for analysis of the 
development's impact on the network. Residential development considered under these 
criteria will range widely in density and, therefore, will result in differing impacts to the 
transportation network. Some criteria will have universal applicability while others will 
apply only under specific circumstances. Regardless of the proposed density, applications 
will be evaluated based upon the following principles, although not all of the principles may 
be applicable. 

a) Transportation Improvements: Residential development should provide safe and 
adequate access to the road network, maintain the ability of local streets to safely 
accommodate traffic, and offset the impact of additional traffic through commitments to 
the following: 

• Capacity enhancements to nearby arterial and collector streets; 
• Street design features that improve safety and mobility for non-motorized forms of 

transportation; 
• Signals and other traffic control measures; 
• Development phasing to coincide with identified transportation improvements; 
• Right-of-way dedication; 
• Construction of other improvements beyond ordinance requirements; 
• Monetary contributions for improvements in the vicinity of the development. 

b) Transit/Transportation Management: Mass transit usage and other transportation 
measures to reduce vehicular trips should be encouraged by: 

• Provision of bus shelters; 
• Implementation and/or participation in a shuttle bus service; 
• Participation in programs designed to reduce vehicular trips; 
• Incorporation of transit facilities within the development and integration of transit 

with adjacent areas; 
• Provision of trails and facilities that increase safety and mobility for non-motorized 

travel. 

c) Interconnection of the Street Network: Vehicular connections between neighborhoods 
should be provided, as follows: 

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

• When appropriate, existing stub streets should be connected to adjoining parcels. If 
street connections are dedicated but not constructed with development, they should 
be identified with signage that indicates the street is to be extended; 

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

• Traffic calming measures should be implemented where needed to discourage cut-
through traffic, increase safety and reduce vehicular speed; 
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• The number and length of long, single-ended roadways should be minimized; 
• Sufficient access for public safety vehicles should be ensured. 

d) Streets; Public streets are preferred. If private streets are proposed in single-family 
detached developments, the applicant shall demonstrate the benefits for such streets. 
Applicants should make appropriate design and construction commitments for all private 
streets so as to minimize maintenance costs which may accrue to future property owners. 
Furthermore, convenience and safety issues such as parking on private streets should be 
considered during the review process. 

e) Non-motorized Facilities: Non-motorized facilities, such as those listed below, should 
be provided: 

• Connections to transit facilities; 
• Connections between adjoining neighborhoods; 
• Connections to existing non-motorized facilities; 
• Connections to off-site retail/commercial uses, public/community facilities, and 

natural and recreational areas; 
• An internal non-motorized facility network with pedestrian and natural amenities, 

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

Plan; 
• Driveways to residences should be of adequate length to accommodate passenger 

vehicles without blocking walkways; 
• Construction of non-motorized facilities on both sides of the street is preferred. If 

construction on a single side of the street is proposed, the applicant shall demonstrate 
the public benefit of a limited facility. 

f) Alternative Street Designs: Under specific design conditions for individual sites or 
where existing features such as trees, topography, etc. are important elements, 
modifications to the public street standards may be considered. 

6. Public Facilities: 

Residential development impacts public facility systems (i.e., schools, parks, libraries, 
police, fire and rescue, stormwater management and other publicly owned community 
facilities). These impacts will be identified and evaluated during the development review 
process. For schools, a methodology approved by the Board of Supervisors, after input and 
recommendation by the School Board, will be used as a guideline for determining the impact 
of additional students generated by the new development. 

Given the variety of public facility needs throughout the county, on a case-by-case basis, 
public facility needs will be evaluated so that local concerns may be addressed. 

All rezoning applications for residential development are expected to offset their public 
facility impact and to first address public facility needs in the vicinity of the proposed 
development. Impact offset may be accomplished through the dedication of land suitable for 
the construction of an identified public facility need, the construction of public facilities, the 
contribution of specified in-kind goods, services or cash earmarked for those uses, and/or 
monetary contributions to be used toward funding capital improvement projects. Selection 
of the appropriate offset mechanism should maximize the public benefit of the contribution. 

Furthermore, phasing of development may be required to ensure mitigation of impacts. 
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7. Affordable Housing: 

Ensuring an adequate supply of housing for low and moderate income families, those with 
special accessibility requirements, and those with other special needs is a goal of the county. 
Part 8 of Article 2 of the Zoning Ordinance requires the provision of Affordable Dwelling 

Units (ADUs) in certain circumstances. Criterion #7 is applicable to all rezoning 
applications and/or portions thereof that are not required to provide any Affordable Dwelling 
Units, regardless of the planned density range for the site. 

a) Dedication of Units or Land: If the applicant elects to fulfill this criterion by providing 
affordable units that are not otherwise required by the ADU Ordinance: a maximum 
density of 20% above the upper limit of the Plan range could be achieved if 12.5% of the 
total number of single-family detached and attached units are provided pursuant to the 
Affordable Dwelling Unit Program; and, a maximum density of 10% or 20% above the 
upper limit of the Plan range could be achieved if 6.25% or 12.5%, respectively of the 
total number of multifamily units are provided to the Affordable Dwelling Unit Program. 
As an alternative, land, adequate and ready to be developed for an equal number of units 
may be provided to the Fairfax County Redevelopment and Housing Authority or to such 
other entity as may be approved by the Board. 

b) Housing Trust Fund Contributions: Satisfaction of this criterion may also be achieved 
by a contribution to the Housing Trust Fund or, as may be approved by the Board, a 
monetary and/or in-kind contribution to another entity whose mission is to provide 
affordable housing in Fairfax County, equal to 0.5% of the value of all of the units 
approved on the property except those that result in the provision of ADUs. This 
contribution shall be payable prior to the issuance of the first building permit. For for-
sale projects, the percentage set forth above is based upon the aggregate sales price of all 
of the units subject to the contribution, as if all of those units were sold at the time of the 
issuance of the first building permit, and is estimated through comparable sales of similar 
type units. For rental projects, the amount of the contribution is based upon the total 
development cost of the portion of the project subject to the contribution for all elements 
necessary to bring the project to market, including land, financing, soft costs and 
construction. The sales price or development cost will be determined by the Department 
of Housing and Community Development, in consultation with the Applicant and the 
Department of Public Works and Environmental Services. If this criterion is fulfilled by 
a contribution as set forth in this paragraph, the density bonus permitted in a) above does 
not apply. 

8. Heritage Resources: 

Heritage resources are those sites or structures, including their landscape settings, that 
exemplify the cultural, architectural, economic, social, political, or historic heritage of the 
county or its communities. Some of these sites and structures have been 1) listed in, or 
determined eligible for listing in, the National Register of Historic Places or the Virginia 
Landmarks Register; 2) determined to be a contributing structure or site within a district so 
listed or eligible for listing; 3) located within and considered as a contributing structure 
within a Fairfax County Historic Overlay District; or 4) listed in, or having a reasonable 
potential as determined by the county, for meeting the criteria for listing in, the Fairfax 
County Inventory of Historic Sites. 

In reviewing rezoning applications for properties on which known or potential heritage 
resources are located, some or all of the following shall apply: 
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a) Protect heritage resources from deterioration or destruction until they can be 
documented, evaluated, and/or preserved; 

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

c) Submit proposals for archaeological work to the county for review and approval and, 
unless otheiwise agreed, conduct such work in accordance with state standards; 

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

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

f) Document heritage resources to be demolished or relocated; 

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

h) Establish easements that will assure continued preservation of heritage resources with an 
appropriate entity such as the county's Open Space and Historic Preservation Easement 
Program; and 

i) Provide a Fairfax County Historical Marker or Virginia Historical Highway Marker on or 
near the site of a heritage resource, if recommended and approved by the Fairfax County 
History Commission. 

ROLE OF DENSITY RANGES IN AREA PLANS 

Density ranges for property planned for residential development, expressed generally in 
terms of dwelling units per acre, are recommended in the Area Plans and are shown on the 
Comprehensive Plan Map. Where the Plan text and map differ, the text governs. Tn defining the 
density range: 

• the "base level" of the range is defined as the lowest density recommended in the Plan 
range, i.e., 5 dwelling units per acre in the 5-8 dwelling unit per acre range; 

• the "high end" of the range is defined as the base level plus 60% of the density range in a 
particular Plan category, which in the residential density range of 5-8 dwelling units per 
acre would be considered as 6.8 dwelling units per acre and above; and, 

• the upper limit is defined as the maximum density called for in any Plan range, which, in 
the 5-8 dwelling unit per acre range would be 8 dwelling units per acre. 

• Tn instances where a range is not specified in the Plan, for example where the Plan calls 
for residential density up to 30 dwelling units per acre, the density cited in the Plan shall 
be construed to equate to the upper limit of the Plan range, and the base level shall be the 
upper limit of the next lower Plan range, in this instance, 20 dwelling units per acre. 
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APPENDIX 4 

GUIDELINES FOR CLUSTER DEVELOPMENT 

The preservation of open space, the protection of environmentally sensitive lands, the 
provision of opportunities for active and passive recreation, the reduction of the impact of stonn 
water runoff and erosion, the achievement of high quality design, and the provision of efficient 
development are fundamental to the preservation of our Quality of Life, the primary goal of Fairfax 
County's policies and priorities. Cluster development is one tool that may be used to further this 
goal. The following criteria will be considered when reviewing a cluster subdivision: 

1. Individual lots, buildings, streets and parking areas should be designed and situated to 
minimize disruption to the site's natural drainage and topography. 

2. Environmental Quality Corridor (EQC) lands should be preserved and should be 
dedicated to the county whenever such dedication is in the public interest. 

3. Site design should take advantage of opportunities to preserve high quality open space 
or to provide active or passive recreation and should be sensitive to surrounding 
properties, in order to be compatible with and to complement surrounding development. 

4. No cluster development should be considered when the primary purpose of the 
clustering is to maximize density on the site. 
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This memorandum includes citations from the Comprehensive Plan that provide guidance for 
the evaluation of the subject rezoning (RZ) application and generalized development plan 
(GDP) as revised through October 16, 2015 and draft proffers dated October 19, 2015. 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. 

DESCRIPTION OF THE APPLICATION 

The applicant seeks to rezone 51.97 acres of land from the Residential -Agricultural (R-A) 
district to the Residential-Estate (R-E) District in order to develop a cluster subdivision of 20 
single family residential lots. The application proposes and overall density of .38 dwelling 
units per acre (du/ac) with approximately 41% of the site retained in open space. The average 
lot size will be 59,618 square feet with the lot sizes ranging from 52,220 square feet to 80,280 
square feet (1.19 to 1.84 acres). Access to the proposed residential development is provided 
with a public street extension of Forest Lake Drive in the southeastern comer of the site. An 
existing farm pond and associated stream and adjacent environmentally sensitive lands are 
proposed to be preserved and enhanced and peripheral buffering provided with the retention of 
existing trees on the site. 

LOCATION AND CHARACTER OF THE AREA 

The property is generally situated between Springvale Road and Walker Road and south of 
Beach Mill Road in the Dranesville District. It is surrounded by other residentially developed 
lots zoned R-E. The area is characterized by large lot residential subdivisions with mature 
trees and landscaping, many of which are developed around small ponds and lakes similar to 
the proposed rezoning application. The site presently contains two wood frame dwellings 
constructed in 1935 and in 1970 and related accessory structures, such as wood bams, fencing, 
flag pole, gravel drive and walkways. 
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COMPREHENSIVE PLAN CITATIONS 

In the Area III volume of the Fairfax County Comprehensive Plan, 2013 edition, Upper 
Potomac Planning District, UP2-Springvale Community Planning Sector, as amended through 
October 20, 2015, on page 36, the Plan states: 

"The Springvale Community Planning Sector is largely developed as stable low density residential 
areas. Infdl development in these residential areas should be of a compatible use, type and intensity 
in accordance with the guidance provided by the Policy Plan under Land Use Objectives 8 and 14." 

In the Area III volume of the Fairfax County Comprehensive Plan, 2013 edition, Upper 
Potomac Planning District, UP2-Springvale Community Planning Sector, as amended through 
October 20, 2015, on page 38, the Plan states: 

"2. This sector is planned for low density, single-family residential use at .2-.5 du/ac as 
shown on the Comprehensive Land Use Plan map. Cluster subdivisions may be 
appropriate in this sector if the following criteria are met and are rigorously 
applied: 1) Wherever possible the proposed open space should provide connections 
with existing or planned trails; 2) Individual lots, buildings, streets, utilities and 
parking areas are designed and situated to minimize the disruption of the site's 
natural drainage and topography, and to promote the preservation of important view 
sheds, historic resources, steep slopes, stream valleys and desirable vegetation; 3) 
Site design and building location are done in a manner that is compatible with 
surrounding development; 4) Modifications to minimum district size, lot area, lot 
width or open space requirements of a cluster subdivision in the R-E and R-l 
Districts are not appropriate, unless significant benefits can be achieved in the 
preservation of the natural environment, scenic view shed(s) or historic resources 
by permitting such modifications; and 5) Lot yield shall be limited to that which 
could reasonably result under conventional development. In addition, measures 
such as agricultural and forestal districts, conservation, open space and scenic 
easements should be encouraged to preserve the rural character of this 
environmentally sensitive area, provided that their use provides a public benefit and 
furthers the intent of the Plan." 

In the Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Land Use, Amended 
through April 29, 2014, on Page 5-6, the Plan states: 

"Objective 8: Fairfax County should encourage a land use pattern that protects, enhances 
and/or maintains stability in established residential neighborhoods. 

Policy a. Protect and enhance existing neighborhoods by ensuring that infill 
development is of compatible use, and density/intensity, and that adverse 
impacts on public facility and transportation systems, the environment and 
the surrounding community will not occur." 

O: RZ-20I4-DR-022 LU 
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In the Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Land Use, Amended 
through April 29, 2014, on Pages 9-10, the Plan states: 

"Objective 14: Fairfax County should seek to achieve a harmonious and attractive 
development pattern which minimizes undesirable visual, auditory, environmental and other 
impacts created by potentially incompatible uses. 

Policy b. Encourage infill development in established areas that is compatible with 
existing and/or planned land use and that is at a compatible scale with the 
surrounding area and that can be supported by adequate public facilities and 
transportation systems. 

Policy c. Achieve compatible transitions between adjoining land uses through the 
control of height and the use of appropriate buffering and screening. 

Policy e. Stabilize residential neighborhoods adjacent to commercial areas through 
the establishment of transitional land uses, vegetated buffers and/or 
architectural screens, and the control of vehicular access. 

Policy j. Use cluster development as one means to enhance environmental 
preservation when the smaller lot sizes permitted would compliment 
surrounding development." 

Plan Map: Residential, .2-.5 du/ac 

ANALYSIS 

The application seeks to rezone the property to the R-E district which is consistent with the 
existing residential development surrounding the property. The development of 20 lots at a 
density of .38 du/ac is within the recommended density range for the site. The development of 
the lots as a cluster subdivision may be appropriate if the following criteria are met and are 
rigorously applied: 

• Wherever possible the proposed open space should provide connections with existing or 
planned trails 

To address this criterion, the development provides internal pedestrian trails including along the 
extension of Forest Lake Drive, along the east side of the pond and out to Springvale Road as 
shown on GDP sheet 7.1 and 7.2 of 9. The applicant has proffered to provide a public access 
easement over the trails and sidewalks shown on the development plan. 

• Individual lots, buildings, streets, utilities and parking areas are designed and situated to 
minimize the disruption of the site's natural drainage and topography, and to promote the 
preservation of important view sheds, historic resources, steep slopes, stream valleys and 
desirable vegetation 
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To address this criterion, the applicant proposes the clustering of lots resulting in the preservation 
of the environmental quality corridor (EQC) and Resource Protection Area (RPA) associated with 
the pond and stream on the property. Further, the applicant is proposing a conservation easement, 
open space, and tree preservation areas along the property's eastern and southern edge with an 
additional 30 foot wide open space strip with re-vegetation along the northern edge. The 
commitments to RPA/EQC preservation, removal of invasive plant species in these areas, re-
vegetation with appropriate plantings along the stream embankments allow the existing pond to be 
maintained and enhanced. 

• Site design and building location are done in a manner that is compatible with surrounding 
development. 

The development of large lots fronting on a public street extension terminating in a cul-de-sac 
is consistent and compatible with development patterns in the area, including the siting of 
proposed dwelling units. The proposed houses are scattered on the lots and not immediately 
fronting on the public street which promotes a more rural character as opposed to a typical 
suburban subdivision. 

• Modifications to minimum district size, lot area, lot width or open space requirements of a 
cluster subdivision in the R-E and R-l Districts are not appropriate, unless significant 
benefits can be achieved in the preservation of the natural environment, scenic view shed(s) 
or historic resources by permitting such modifications. 

No modifications to district size, lot area, lot width or open space requirements for a cluster 
subdivision in the R-E District are requested. 

• Lot yield shall be limited to that which could reasonably result under conventional 
development. In addition, measures such as agricultural and forestal districts, conservation, 
open space and scenic easements should be encouraged to preserve the rural character of 
this environmentally sensitive area, provided that their use provides a public benefit and 
furthers the intent of the Plan. 

To address this Plan criterion, the applicant has demonstrated that the site could accommodate 20 
residential lots meeting the conventional R-E development standards. Furthermore, the proposed 
development will result in 41% of the site, 21.13 acres, retained in open space which exceeds the 
zoning requirement of 30%; of that, 10.63 acres will be in tree preservation and conservation 
easement which furthers the intent of the plan to maintain the rural character of the area and to 
protect and enhance the environmentally sensitive area of the site. 

Land Use Obiectives 8 and 14 

In addition to the Plan text that is specific to the Springvale Community Planning sector cited 
and discussed above, the Land Use Objectives 8 and 14 found in the Land Use section of the 
Policy Plan also provide guidance. 

Objective 8 states that a land use pattern which protects, enhances and/or maintains stability in 
established residential neighborhoods should be encouraged; that existing neighborhoods should be 
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"protected and enhanced by ensuring that infill development is of compatible use, and 
density/intensity; and that adverse impacts on public facility and transportation systems, the 
environment and the surrounding community will not occur." 

Staff believes that the development of large lots along an internal spine road with protected 
open space and the proposed density of .38 is compatible with the surrounding neighborhood 
and consistent with the planned density range of .2-.5 du/ac. While it is noted that most of the 
immediately surrounding lots to the north, west and south are two or more acres in size, there 
are also lots in the area that are one acre or smaller in size. It is not expected that developments 
will be identical to their neighbors, but that the development fit into the fabric of the community. 
As noted above, staff believes that the development 'fits' into the context of the surrounding area 
in that the layout proposed is compatible by virtue of the proposed density, open space, design 
specific fence treatments, tree preservation buffer areas along the periphery of the site, architectural 
commitments to building elevations, and sidewalk and trail connections to and through the site. 
Proffered commitments to tree preservation, restoration, open space conservation easements further 
address the Plan goal to protect the rural character of the area. Adverse transportation and 
environmental impacts are not anticipated, especially given the proffered environmental 
commitments which will provide for benefits such as tree preservation and restoration, and 
stormwater management best management practices. 

Similarly, Objective 14 seeks to achieve harmonious and attractive development patterns which 
minimize undesirable visual, auditory, environmental and other impacts created by potentially 
incompatible uses. The application property is completely surrounded by land that is zoned R-E 
and is the only remaining parcel in the general vicinity that is zoned R-A. Policy j. under Objective 
14 states that cluster development is a means to enhance environmental preservation when the 
smaller lot sizes permitted would complement surrounding development. The proposed lot sizes 
while somewhat smaller, are buffered with tree save and generous open space areas and reflect a 
layout that is of a similar pattern as the surrounding area. 

With respect to tree preservation, it is noted that the applicant has provided multiple proffers to 
address tree preservation on the site, including strict adherence to the limits of clearing and 
grading, minimizing disturbance for required utilities, the provision of a tree preservation plan, 
invasive plant species removal, tree preservation fencing and a tree preservation 'walk-through' 
with a certified arborist. As described in the proffer, the purpose of the arborist 'walk-though' is to 
review the flagging for limits of clearing and grading, making adjustments to increase preservation 
areas wherever possible, and provide any other recommendations for implementation to increase 
the survivability of trees at the edge of the limits of clearing and grading. The proffers further 
provide for specific root pruning measures, tree appraisals, and site monitoring during any clearing 
or tree/vegetative/structure removal on the site, subject to review and approval by the Urban 
Forester and the Department of Public Works and Environmental Services. 

Staff believes the development of the site as proposed is compatible, especially with the added 
benefits of tree preservation, EQC/RPA protection and enhancement, the provision of a 
conservation easement, all of which further the goals of the Plan. 
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CONCLUSION 

The proposed density of .38 dwelling units per acre is within the Plan recommended density range 
of .2-.5 dwelling units per acre; the proposed lot sizes, lot arrangement, and extensive 
commitments for tree preservation, restoration, protection and buffer enhancement of the 
RPA/EQC and conservation easement as shown on the GDP, all serve to protect and maintain the 
rural character of the area. Staff finds that the proposed development has addressed the specific 
Area Plan language which anticipates cluster development by meeting specific conditions under 
which cluster development may be appropriate. In addition, staff believes that the Policy Plan 
Land Use Objectives 8 and 14 have also be adequately addressed. 

dmj 
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r V  C o u n t y  o f  F a i r f a x ,  V i r g i n i a  

DATE: October 29, 2015 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, D ' ' f Planning & Zoning 

FROM: Michael A. Davis, Acting Chief m I 
Site Analysis Section, Departraembf Transportation 

FILE: RZ 2014-DR-022 

SUBJECT: RZ 2014-DR-022 - Basheer/Edgemoore - Brooks LLC 
Tax Map: 007-2 ((1)) 0017, 0023 

This department has reviewed the subject application and plans, dated October 18, 2014, and 
revised through October 19, 2015. The application requests the rezoning to develop a 20-lot 
subdivision of single-family estate homes in place of the existing residential/agricultural 
property. 

In response to previous comments, the applicant has committed to constructing an 
interparcel stub connection on the west side of Forest Lake Drive Extended, to facilitate a 
potential future connection to Springvale Road. FCDOT is satisfied that all other previous 
comments have been adequately addressed by the applicant, and does not object to approval 
of the subject application. 

MAD/VLH 

cc: Bob Katai/DPZ 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

Fairfax, VA 22033-2895 
Phone: (703) 877-5600 TTY: 711 

Fax: (703) 877-5723 
www. fairfaxcounty. gov/fcdot 

FCDOT 
I Serving Fairfax County 

for 30 Years and More 



DEPARTMENT OF TRANSPORTATION 
Charlie Kilpatrick 
COMMISSIONER 

4975 Alliance Drive 
Fairfax, VA 22030 

July 17, 2015 

To: Ms. Barbara Berlin 
Director, Zoning Evaluation Division 

From: Noreen H. Maloney 
Virginia Department of Transportation - Land Development Section 

Subject: RZ 2014-DR-022; Brooks Property 

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

This office has reviewed the subject application and offers the following comments. 

• More engineering detail should be provided showing the existing the existing typical section 
of Forest Lake Drive. 

• The existing cul-de-sac of Forest Lake Drive should be removed. A plan sheet should be 
provided showing (extended) Forest Lake Drive connecting to existing. 

• On Sheet 6.3 the geometric standard for Forest Lake Drive should be per the VDOT Road 
Design Manual, Appendix B-l not the County's PFM. Why are both shown? 

• Minimum 6' shoulder should be provided along Forest Lake Drive. Provide a typical section 
of the road. 

• Vehicles per day along Forest Lake Drive should be labeled. 

We Keep Virginia Moving 



Coun ty  o f  Fa i r f ax ,  V i rg in i a  

DATE: November 19, 2015 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

TO: 

FROM: Denise M. James, Chief 
Environment and Development Review Branch, DPZ 

SUBJECT: Environmental Assessment: RZ/GDP 2014-DR-022, Brooks Property 

This memorandum, prepared by Mary Ann Welton,. includes citations from the Comprehensive 
Plan that provide guidance for the evaluation of the subject rezoning application (RZ), General 
Development Plan (GDP), a supplement to the GDP and proffers revised through October 19, 
2015. 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 conformance with Plan policies. Applicable Comprehensive Plan citations are 

DESCRIPTION 

The applicant seeks to rezone the 52 acre subject property from R- A (residential, rural 
agricultural) to R- E (residential, rural estate) in order to develop a cluster subdivision for 20 new 
single-family detached dwellings at a density of .38 dwelling units per acre. 
The subject property falls within the Pond Branch Watershed. An unnamed tributary which is 
Resource Protection Area (RPA) and Environmental Quality Corridor (EQC) traverses the 
subject property in a diagonal direction from the northeast towards the southwest. The eastern 
portion of the subject property, as well as the east bank of the stream is densely wooded with a 
predominately deciduous forest. The RPA affects approximately 7.4 acres or approximately 14% 
of the property in this area and it includes an old farm pond at the southern end of the stream. 
The EQC, on the other hand, is slightly more extensive than the RPA because it includes steeply 
sloping forested land along the eastern bank of the stream valley. 

attached. 

Department of Planning and Zoning 
Planning Division 

12055 Government Center Parkway, Suite730 
Fairfax, Virginia 22035-5509 

Phone 703-324-1380 
Fax 703-653-9447 Excellence * Innovation * Stewardship 

Integrity * Teamwork * Public Service www.fairfaxeoxmty.gov/dpz/ 
P L A N N I N G  
&  Z O N I N G  
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ENVIRONMENTAL ANALYSIS 

This section identifies the environmental concerns raised by an evaluation of this site and the 
proposed development. Particular emphasis is given to opportunities provided by this 
application to conserve the county's remaining natural amenities. 

Resource Protection Area/Environmental Quality Corridor Protection and Enhancement: 
The Policy Plan of the Comprehensive Plan recommends the identification and protection of 
EQCs. The applicant has correctly delineated the EQC/RPA on the development plan. Staff has 
recommended that the applicant incorporate key elements of RPA/EQC treatment to include an 
invasives management plan, a replanting plan with appropriate native species and a monitoring 
plan to ensure the success of the invasives removal and native replanting efforts success over 
time. 

The applicant proposes a buffer enhancement for the RPA/EQC. Per staff recommendation, all 
elements of the enhancement plan are interspersed throughout this proposal, but particularly 
within the landscape plan, the stormwater management plan and the RPA/EQC restoration plan. 
This effort consists of a targeted approach to remove invasive species along the western 
embankment of the stream valley adjacent to the open field, as well as in the area of the farm 
pond embankment which is plagued with bamboo. This targeted approach will provide a more 
functional hydrologic system without causing the significant disturbance which would result 
from an extensive, full-blown stream restoration. Ultimately the hydrology of the stream system 
is the central focus of this effort and it is intrinsically connected to the re-planting proposal and 
buffer enhancement efforts. 

Based on a collaborative analysis among staff from the Department of Public Works and 
Environmental Services (DPWES), the Urban Forestry Management Division, the Northern 
Virginia Soil and Water Conservation District (NVSWCD) and the Department of Planning and 
Zoning, staff believes that this targeted approach to buffer enhancement is most appropriate for 
the stream valley which characterizes this site. 

Stormwater Quality Best Management Practices and Outfall Adequacy: The stormwater 
narrative indicates that the water quality and quantity requirements for the proposed 52 acre 
development will be addressed by two underground vaults positioned in the center of the 
property - one north of the farm pond and one south. Additional measures are also proposed to 
retain runoff onsite: 

• A dry sway along the northern boundary; 
• An area of sheet flow to an open space conservation area in the southeastern portion of 

the property; 
• Three bioretention facilities dispersed in various locations throughout the property. 

The outfall narrative on Sheet 8.7 of the GDP states that the property drains in a northeasterly 
direction and that runoff from the proposed development has been analyzed to ensure that 
downstream properties will not be adversely affected by the 100 year storm event. The narrative 
also indicates that site runoff travels 1.7 miles and ultimately drains into the Potomac River. 
O:\2015_Development_Review_ReportsVRezonings\RZ_GDP_2014-DR_022_env.docx 
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However, the outfall narrative on sheet 8.7 of the current plan incorrectly states that the subject 
property is 31.89 acres; the GDP should be corrected to reflect that the subject property 
encompasses 52 acres. 

The flood and channel protection narratives on sheet 8.3 include information which indicates that 
the stormwater facilities which are proposed for this development will adequately detain the one 
year, the 2 year and the 10 year - 24 hour storm events, as is required by the Public Facilities 
Manual and the County's Stormwater Management Ordinance, Chapter 124 of the County Code. 

Compliance with the Stormwater Ordinance, as well as the adequacy of stormwater 
management/best management practice (SWM/BMP) facilities and outfall noted above will be 
subject to further review and approval by DPWES at the time of subdivision review. 

However, staff finds that Proposed Proffer 13 related to stormwater management facilities and 
SWM/BMP's is weak in that it provides no commitment to the implementation measures 
required to ensure the success of the stormwater management plan and the RPA/EQC buffer 
enhancement. The proffer currently discusses the applicant's commitment to record a 
maintenance agreement for future proposed stormwater facilities which is already required under 
existing regulation. As an alternative, staff recommends that the stormwater proffer provide the 
unifying implementation mechanism to organize the interrelated elements of the development 
proposal which include the following: 

• The design of the stormwater program; the RPA/EQC enhancement; 
• The invasive plant removal plan and the native plant restoration plan; and 
• The monitoring schedule to ensure success over time of all proposed elements cited 

above. 

At a November 5, 2015 meeting with the applicant, staff suggested language which would clarify 
and strengthen the stormwater management commitments, the related RPA/EQC buffer 
enhancement and monitoring language which would ensure success of these interrelated aspects 
of the development plan. It is staffs understanding that the applicant generally accepted 
recommendations for stormwater commitments and anticipates a revised proffer to address the 
concerns. To date, no written commitment has been provided. The applicant is encouraged to 
adopt staffs recommended stormwater proffer language to address this outstanding issue. 

Tree Preservation/Restoration: The site is characterized by a dense and diverse deciduous 
canopy which includes hickory, beech, tulip poplar, black cherry, hickory, among others. Most 
of the canopy which characterizes the property is situated adjacent to the stream valley in the 
eastern portion of the property and it is proposed to be preserved. In addition, the applicant has 
proposed a conservation area located in the southeastern portion of the site. The western portion 
of the property is predominately turf. 

An invasive species management plan and a replanting landscape plan are incorporated under a 
separate submission which is dated October 19, 2015, as is primary GDP. As noted previously, 
various important aspects of this development proposal have been submitted under separate 
cover and are not integrated to be a part of the GDP. The applicant is encouraged to provide all 
O:\2015_Development_Review_Reports\Rezonings\RZ_GDP_2014-DR_022_env.docx 
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information in one comprehensive submission rather than separate submissions. In addition, the 
applicant is encouraged to work with the Urban Forestry Management Division of DP WES to 
implement the invasive species management and the replanting plan to ensure that the RPA/EQC 
buffer enhancement is achieved in an organized and successful manner. 

Green Building: In conformance with the county's Comprehensive Plan green building policy, 
the applicant has made a proffered commitment to the attainment of Earthcraft House or the 
2012 National Green Building Standard using the Energy Star Qualified Homes path for energy 
performance with demonstration of attainment prior to the issuance of the residential use permit 
(RUP) for each dwelling. As an alternative, the proffer includes a commitment to meet the 
Virginia Uniform Statewide Building Code's (VUSBC) energy conservation requirement or the 
International Code Council's (ICC) 2012 National Green Building Standard. Staff recommends 
that the proffer be revised to eliminate language pertaining to the building code requirement 
because the County's Green Building policy exceeds the goal of achieving any existing 
regulatory requirement. Staff also recommends that the proffer be revised to eliminate the 
language describing the ICC program because it duplicates the first option which relates to the 
2012 National Green Building Standard. If the proffer is modified to accommodate the 
recommended changes, as described above, then this issue will be resolved. 

DM J: MAW 

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: 

The Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition, Upper Potomac Planning 
District, UP2-Springvale Community Planning Sector, as amended through October 20, 2015, 
page 38 states: 

2. This sector is planned for low density, single-family residential use at .2-.5 du/ac as 
shown on the Comprehensive Land Use Plan map. Cluster subdivisions may be 
appropriate in this sector if the following criteria are met and are rigorously applied: 
1) Wherever possible the proposed open space should provide connections with 
existing or planned trails; 2) Individual lots, buildings, streets, utilities and parking 
areas are designed and situated to minimize the disruption of the site's natural 
drainage and topography, and to promote the preservation of important view sheds, 
historic resources, steep slopes, stream valleys and desirable vegetation; 3) Site 
design and building location are done in a manner that is compatible with surrounding 
development; 4) Modifications to minimum district size, lot area, lot width or open 
space requirements of a cluster subdivision in the R-E and R-l Districts are not 
appropriate, unless significant benefits can be achieved in the preservation of the 
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natural environment, scenic view shed(s) or historic resources by permitting such 
modifications; and 5) Lot yield shall be limited to that which could reasonably result 
under conventional development. In addition, measures such as agricultural and 
forestal districts, conservation, open space and scenic easements should be 
encouraged to preserve the rural character of this environmentally sensitive area, 
provided that their use provides a public benefit and furthers the intent of the Plan.. ." 

The Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition, Environment section as 
amended through July 1, 2014, page 7-9 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.... 

Policy d. Preserve the integrity and the scenic and recreational value of 
EQCs.... 

Policy k. For new development and redevelopment, apply better site design 
and low impact development (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.... 

- Encourage cluster development when designed to 
maximize protection of ecologically valuable land.... 

- 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. 
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- Where appropriate, use protective easements in areas 
outside of private residential lots as a mechanism to protect 
wooded areas and steep slopes. ... 

- 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. 

Policy 1. In order to augment the EQC system, encourage protection of 
stream channels and associated vegetated riparian buffer areas 
along stream channels upstream of Resource Protection Areas (as 
designated pursuant to the Chesapeake Bay Preservation 
Ordinance) and Environmental Quality Corridors.... 

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

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

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

Policy a. Ensure that new development and redevelopment complies with 
the County's Chesapeake Bay Preservation Ordinance...." 

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

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

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

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

- Hydrology/Stream Buffering/Stream Protection: The land provides, or 
could provide, protection to one or more streams through: the 
provision of shade; vegetative stabilization of stream banks; 
moderation of sheet flow stormwater runoff velocities and volumes; 
trapping of pollutants from stormwater runoff and/or flood waters; 
flood control through temporary storage of flood waters and 
dissipation of stream energy; separation of potential pollution sources 
from streams; accommodation of stream channel evolution/migration; 
and protection of steeply sloping areas near streams from denudation. 

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

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

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

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

- All the land within a corridor defined by a boundary line which is 50 
feet plus 4 additional feet for each % slope measured perpendicular to 
the stream bank. The % slope used in the calculation will be the 
average slope measured within 110 feet of a stream channel or, if a 
flood plain is present, between the flood plain boundary and a point 
fifty feet up slope from the flood plain. This measurement should be 

. taken at fifty foot intervals beginning at the downstream boundary of 
any stream valley on or adjacent to a property under evaluation. 

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

The Fairfax County Comprehensive Plan Policy Plan, 2013 Edition, Environment section 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... ." 

The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, page 19-21 states: 

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

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

"Objective 13: 

Policy a. 

O:\2015_Development_Review_Reports\Rezonings\RZ_GDP_2014-DR_022_env.docx 



Barbara Berlin 
RZ 2014-DR-022 
Page 9 

- Environmentally-sensitive siting and construction of 
development; 

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

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

- Use of renewable energy resources; 

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

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

- Reuse of existing building materials for redevelopment 
projects; 

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

- Use of recycled and rapidly renewable building materials; 

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

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

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

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

- Energy and water usage data collection and performance 
monitoring; 

- Solid waste and recycling management practices; and 
O:\2015_Development_Review_Reports\Rezonings\RZ_GDP_2014-DR_022_env.docx. 



Barbara Berlin 
RZ 2014-DR-022 
Page 10 

- Natural lighting for occupants. 

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

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

O:\2015JDevelopment_Review_Reports\Rezonings\RZ_GDP_2014-DR_022_env.docx 



 

Department of Public Works and Environmental Services 

Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TTY 711 • FAX 703-324-8359  

 

 

 

 

 

DATE:  December 8th, 2015 

 

TO: Bob H. Katai 

Department of Planning and Zoning 

 

FROM: Yosif Ibrahim, Storm water Engineer 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Brooks Property Rezoning Application # RZ 2014-DR-022, Tax Map #007-2-

01-0017 & 0023, Dranesville District 

 

 

We have reviewed the subject application and the revised Proffered Conditions dated November 

30th, 2015 and we don’t have any further comments pertaining to storm water management. 

 

 

Please contact me at 703-324-1720 if you require additional information.   

 

 

cc: Fred Rose, Chief, Watershed Planning & Assessment Branch, Storm water Planning 

Division, DPWES 

 Shahab Baig, Chief, North Branch, SDID, DPWES 

         Mary Welton Ann, Department of Planning and Zoning 

 Zoning Application File 

 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
 

M E M O R A N D U M 

bkatai
Typewriter
Appendix 8
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C o u n t y  o f  F a i r f a x ,  V i r g i n i a  

DATE: October 28, 2015 

TO: Bob Katai, Staff Coordinator 
Zoning Evaluation Division, DPZ 

FROM: Craig Herwig, Urban Forester III 
Forest Conservation Branch, DPWES 

SUBJECT: Brooks Property; RZ 2014-DR-022 

The Urban Forest Management Division has reviewed the most recent iteration of the GDP for 
the above referenced property stamped, "Received, Department of Planning and Zoning, October 
19 2015." It appears that all Urban Forest Management Division comments in my Memo dated 
July 21, 2015 have been adequately addressed in this most recent submission. 

Please feel free to contact me with any further questions or concerns. 

CSH/ 

UFMDID #: 197646 

cc: DPZ File 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 711, Fax: 703-653-9550 
www.fairfaxcounty.gov/dpwes 
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Coun ty  o f  Fa i r f ax ,  V i rg in i a  

TO: 

FROM: 

DATE: 

SUBJECT: 

M  E i O R A N D C M  

Bobby Katai 
Staff Coordinator 
Department of Planning and Zoning 

Kevin Crisler MP A, REHS 
Environmental Health Supervise) 
Fairfax County Health Department 

RECEIVED , 
Department of Planning & Zoning 

DEC 1 4 2015 
Zoning Evaluation Division 

December 11, 2015 

Basheer-Edgemoore -RZ 2014-DR-022 (Brooks Farm Cluster Subdivision) 

The purpose of this memorandum is to provide a Health Department status update on the 
Basheer-Edgemoore - RZ 2014-DR-022 project. Outstanding issues related to the existing onsite 
sewage disposal and private water supplies will also be addressed. 

Status 
Twenty four applications for soil evaluations were submitted to the Health Department on 
June 11, 2015. During the months of July, August and November of 2015, Health Department 
staff conducted field reviews of those 24 sites. All of the sites were approved for further testing, 
specifically percolation tests. The percolation tests were conducted by a contractor during the 
months of August, September, October and November of 2015. As of this date the Health 
Department has not received the results of those percolation tests. When the contactor submits 
those results to the Health Department the 20 proposed lots will be "footprinted" with the final 
location of the subsurface disposal area. 

Outstanding Issues 
Currently there are two existing dwellings located on the property. The larger of the two structures 
was built in 1970 and is served by one private drinking water well and one onsite sewage disposal 
system. The smaller of the two structures was built in 1935 and is served by one private drinking 
water well and one onsite sewage disposal system. The general development plan submitted to the 
Fairfax County Department of Planning and Zoning, Zoning Evaluation Division on October 19, 
2015 indicate that both structures are to be removed (TBR). Applications for demolition permits 
must be submitted to Fairfax County and will be reviewed by the Health Department to ensure the 
proper abandonment of both private drinking water wells and both onsite sewage disposal systems. 
If either of the wells are to be used as the drinking water source for the proposed dwellings then 
the application for a demolition permit must reflect those specific intentions. 

Fairfax County Health Department 
Division of Environmental Health 

10777 Main Street, Suite 102, Fairfax, VA 22030 
Phone:703-246-2201 TTY:711 Fax:703-653-9448 

/ .  fa i r faxcounty .gov/hd  o* www.: 
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FAIRFAX COUNTY PARK AUTHORITY 

M E M O R A N D U M  

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

FROM: Sandy Stallman, AICP, Manager // 
Park Planning Branch, PDD 

DATE: November 14, 2014 

SUBJECT: RZ 2014-DR-022, Brooks Property 
Tax Map Number(s): 7-2 ((1)) 17, 23 

BACKGROUND 

The Park Authority staff has reviewed the proposed Development Plan dated August 28, 2014, 
for the above referenced application. The Development Plan seeks to subdivide the property to 
provide 23 single-family detached units, replacing two existing homes, along with the requested 
rezoning from the R-A to R-E zoning district. Based on an average single-family detached 
household size of 3.13 in the Upper Potomac Planning District, the development could add 65 
new residents (23 new - 2 existing = 21x3.13 = 65.7) to the Dranesville Supervisory District. 

COMPREHENSIVE PLAN GUIDANCE 

The County Comprehensive Plan includes both general and specific guidance regarding parks 
and resources. The Policy Plan describes the need to mitigate adverse impacts to park and 
recreation facilities caused by growth and development; it also offers a variety of ways to offset 
those impacts, including contributions, land dedication, development of facilities, and others 
(Parks and Recreation, Objective 6, p.8). Resource protection is addressed in multiple 
objectives, focusing on protection, preservation, and sustainability of resources (Parks and 
Recreation Objectives 2 and 5, p.5-7). The Upper Potomac Planning District is known to be rich 
in archaeological resources, District wide recommendations include consultation with heritage 
resource staff from the Department of Planning and Zoning as well as with Park Authority staff 
from the Cultural Resource Management and Protection Branch, 

ANALYSIS AND RECOMMENDATIONS 

Park Needs: 
Using adopted service level standards, staff has identified a need for additional parkland and 
recreational facilities to serve the planning district. The Fairfax County parks that are closest to 
the subject property (Windemere Park, Turner Farm Park, and Great Falls Grange) meet only a 
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portion of the demand for parkland generated by residential development in the Dranesville 
District. In addition to parkland, the recreational facilities in greatest need in this area include 
playgrounds, Softball fields, basketball courts, and trails. 

Recreational Impact of Residential Development: 
With the Countywide Comprehensive Policy Plan as a guide (Appendix 9, #6 of the Land Use 
section, as well as Objective 6, Policy a, b and c of the Parks and Recreation section), the Park 
Authority requests a fair share contribution of $893 per new resident with any residential 
rezoning application. This is to help offset impacts to park and recreation service levels caused 
by the increased demand of the new residential development. This contribution allows the Park 
Authority to build additional facilities needed as the population increases. To offset the 
additional impact caused by the proposed development, the applicant should contribute $58,045 
to the Park Authority for recreational facility development at one or more park sites located 
within the service area of the subject property. 

Cultural Resources Impact: 
The parcels were subjected to cultural resources archival review. Information indicates that a 
Phase I archaeological survey was conducted on the property, however, the report has not been 
provided for Park Authority cultural resource staff to review. The Park Authority requests that 
the applicant provide two copies (one hard copy, one digital copy) of the archaeology report as 
well as field notes, photographs, and artifacts to the Park Authority's Resource Management 
Division (Attention: Liz Crowell) within 30 days of completion of the study. Materials can be 
sent to 2855 Annandale Road Falls Church, YA 20110 for review and concurrence. For artifact 
catalogues, please include the database in Access ™ format, as well as digital photography, 
architectural assessments, including line drawings. If any archaeological, architectural or other 
sites are found during cultural resources assessments, the applicant should update files at VDHR, 
using the YCRIS system. 

SUMMARY OF RECOMMENDATIONS 

This section summarizes the recommendations included in the preceding analysis section. 

• Provide a fair share contribution of $58,045 to offset impacts to parks due to the 
increase in demand generated by new residents. 

• Provide copies of the Phase I archaeological report as well as an update on the status 
of the archaeological work to Park Authority staff. 

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

FCPA Reviewer: Gayle Hooper 
DPZ Coordinator: Bob Katai 
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Copy: Cindy Walsh, Director, Resource Management Division 
Liz CroweU, Manager, Cultural Resource Management & Protection Section 
Bob Katai, DPZ Coordinator 
Chron File 
File Copy 
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Department of Facilities and Transportation Services 
FAIRFAX COUNTY 
PUBLIC SCHOOLS 

Office of Facilities Planning Services 
8115 Gatehouse Road, Suite 3200 

Falls Church, Virginia 22042 

November 3, 2014 

TO: 

FROM: 

SUBJECT: 

ACREAGE: 

TAX MAP: 

Barbara Berlin, Director 
Zoning Evaluation Division 
Fairfax County Department of Planning & Zoning 

Aimee Holleb, Assistant Director _ 
Office of Facilities Planning Services 

RZ 2014-DR-022, Basheer/Edgemoore-Brooks, LLC 

51.97 acres 

7-2 ((1)) 17, 23 

PROPOSAL: 
The application requests to rezone the site from R-A and R-E Districts to R-E Cluster District. The 
proposal would permit a maximum of 23 single family detached houses. Under the current R-A and R-E 
zoning, the site could be developed with 10 single family detached house. 

ANALYSIS: 
School Capacities 
The schools serving this area are Great Falls Elementary, Cooper Middle, and Langley High schools. 
The chart below shows the existing school capacity, enrollment, and projected enrollment. 

School 

Great Falls ES 

Capacity 
2013/2018 

628 / 628 

Enrollment 
(9/30/13) 

571 

Projected 
Enrollment 

2014-15 

530 

Capacity 
Balance 
2014-15 

98 

Projected 
Enrollment 

2018-19 

Capacity 
Balance 
2018-19 

School 

Great Falls ES 

Capacity 
2013/2018 

628 / 628 

Enrollment 
(9/30/13) 

571 

Projected 
Enrollment 

2014-15 

530 

Capacity 
Balance 
2014-15 

98 478 150 
Cooper MS 1,080/1,080 753 727 353 757 323 
Langley HS 1,970/2,100 1,999 1,943 27 1,728 372 

Project Enrollments based on 2013-14 to 2018-19 6-Year Projections (April 2013) 

The school capacity chart above shows a snapshot in time for student enrollments and school capacity 
balances. Student enrollment projections are done on a six year timeframe, currently through school year 
2018-19 and are updated annually. At this time, if development occurs within the next five years, all three 
schools are projected to have sufficient capacity. Beyond the six year projection horizon, enrollment 
projections are not available. 

Capital Improvement Program Projects 
The 2015-19 Capital Improvement Program (CIP) includes funded renovations and capacity 
enhancements to be completed at Langley High School in FY 2017. 

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

School level Single Family 
Detached ratio 

Potential 
# of units 

Estimated 
Student yield 

Elementary .273 10 3 
Middle .086 10 1 
High .177 10 2 

2012 Countywide student yield ratios (September 2013) 

Proposed 

" 

School level Single Family 
Detached ratio 

ProDosed 
# of units 

Estimated 
Student yield 

Elementary .273 23 6 cr 
Middle .086 23 
High .177 23 4 <R 

2012 Countywide student yield ratios (September 2013) 

RECOMMENDATIONS: 
Proffer Contribution 
A net of 6 new students is anticipated (3 Elementary, 1 Middle, and 2 High). Based on the approved 
Residential Development Criteria, a proffer contribution of $64,950 (6 x $10,825) is recommended to 
offset the impact that new student growth will have on surrounding schools. It is recommended that the 
proffer contribution funds be directed as follows: 

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

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

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

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

Proffer Notification 
It is also recommended that the developer proffer notification be provided to FCPS when development is 
likely to occur or when a site plan has been filed with the County. This will allow the school system 
adequate time to plan for anticipated student growth to ensure classroom availability. 
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AJH/gjb 

Attachment: Locator Map 

cc: Jane Strauss, School Board Member, Dranesville District 
Pat Hynes, School Board Member, Hunter Mill District 
Ted Velkoff, Vice-Chairman, School Board Member, At-Large 
llryong Moon, School Board Member, At-Large 
Ryan McElveen, School Board Member, At-Large 
Jeffrey Platenberg, Assistant Superintendent, Facilities and Transportation Services 
Douglas Tyson, Assistant Superintendent, Region 1 
Kevin Sneed, Special Projects Administrator, Design and Construction Services 
Matt Ragone, Principal, Langley High School 
Arlene Randall, Principal, Cooper Middle School 
Ray Lonnett, Principal, Great Falls Elementary School 



PART E 
 
3-E00 R-E RESIDENTIAL ESTATE DISTRICT  
 
3-E01 Purpose and Intent 

The R-E District is established to promote agricultural uses and low density residential 
uses; to allow other selected uses which are compatible with the open and rural character 
of the district; and otherwise to implement the stated purpose and intent of this Ordinance. 
 
3-E02 Permitted Uses  

1. Accessory uses and home occupations as permitted by Article 10.  
2. Agriculture, as defined in Article 20.  
3. Dwellings, single family detached.  
4. Privately-owned dwellings for seasonal occupancy, not designed or used for 

permanent occupancy, such as summer homes and cottages, hunting and fishing 
lodges and cabins.  

5. Public uses.  
 
3-E03 Special Permit Uses 

For specific Group uses, regulations and standards, refer to Article 8.  
1. Group 2 - Interment Uses.  
2. Group 3 - Institutional Uses.  
3. Group 4 - Community Uses.  
4. Group 5 - Commercial Recreation Uses, limited to:  

A. Commercial swimming pools, tennis courts and similar courts  
5. Group 6 - Outdoor Recreational Uses.  
6. Group 7 - Older Structures.  
7. Group 8 - Temporary Uses, limited to:  

A. Carnival, circus, festival, fair, horse show, dog show, steeplechase, music festival, 
turkey shoot, sale of Christmas trees or other seasonal commodities and other 
similar activities  

B. Construction material yards accessory to a construction project  
C. Contractors’ offices and equipment sheds to include trailers accessory and 

adjacent to an active construction project 
D. Subdivision and apartment sales and rental offices  
E. Temporary dwellings or mobile homes  
F. Temporary farmers’ markets  
G. Temporary mobile and land based telecommunications testing facility  
H. Temporary portable storage containers  

8. Group 9 - Uses Requiring Special Regulation, limited to:  
A. Barbershops or beauty parlors as a home occupation  
B. Home professional offices  
C. Sawmilling of timber  
D. Veterinary hospitals  
E. Accessory dwelling units  

Appendix 13 



3-E04 Special Exception Uses  

For specific Category uses, regulations and standards, refer to Article 9.  

1. Category 1 - Light Public Utility Uses.  
2. Category 2 - Heavy Public Utility Uses, limited to:  

A. Electrical generating plants and facilities  
B. Landfills  
C. Water purification facilities  

3. Category 3 - Quasi-Public Uses, limited to:  
A. Alternate uses of public facilities  
B. Child care centers and nursery schools  
C. Churches, chapels, temples, synagogues and other such places of worship with a 

child care center, nursery school or private school of general or special education  
D. Colleges, universities  
E. Congregate living facilities 
F. Cultural centers, museums and similar facilities  
G. Dormitories, fraternity/sorority houses, rooming/boarding houses, or other 

residence halls  
H. Independent living facilities  
I. Medical care facilities  
J. Private clubs and public benefit associations  
K. Private schools of general education  
L. Private schools of special education  
M. Quasi-public parks, playgrounds, athletic fields and related facilities  

4. Category 4 - Transportation Facilities.  
5. Category 5 - Commercial and Industrial Uses of Special Impact, limited to:  

A. Baseball hitting and archery ranges, outdoor  
B. Bed and breakfasts  
C. Commercial off-street parking in Metro Station areas as a temporary use  
D. Establishments for scientific research and development  
E. Funeral chapels  
F. Golf courses, country clubs  
G. Golf driving ranges  
H. Kennels, animal shelters  
I. Marinas, docks and boating facilities, commercial  
J. Miniature golf courses ancillary to golf driving ranges  
K. Offices  
L. Plant nurseries  
M. Veterinary hospitals, but only ancillary to kennels  

6. Category 6 – Miscellaneous Provisions Requiring Board of Supervisors’ Approval:  
Refer to Article 9, Special Exceptions, Part 6, Miscellaneous Provisions Requiring 
Board of Supervisors’ Approval, for provisions which may qualify or supplement these 
district regulations.  

 
3-E05 Use Limitations  



1. No sale of goods or products shall be permitted, except as accessory and incidental 
to a permitted, special permit or special exception use.  

2. All uses shall comply with the performance standards set forth in Article 14.  
3. Cluster subdivisions may be permitted in accordance with the provisions of Sect. 9-

615.  
 
3-E06 Lot Size Requirements  

1. Minimum district size for cluster subdivisions: 20 acres  
2. Average lot area: No Requirement  
3. Minimum lot area  

A. Conventional subdivision lot: 75,000 sq. ft.  
B. Cluster subdivision lot: 52,000 sq. ft.  

4. Minimum lot width  
A. Conventional subdivision lot:  

(1) Interior lot - 200 feet  
(2) Corner lot - 225 feet  

B. Cluster subdivision lot:  
(1) Interior lot - No Requirement  
(2) Corner lot - 175 feet  

 
3-E07 Bulk Regulations  

1. Maximum building height  
A. ingle family dwellings: 35 feet  
B. All other structures: 60 feet  

2. Minimum yard requirements 
A. Single family dwellings  

(1) Conventional subdivision lot  
(a) Front yard: 50 feet  
(b) Side yard: 20 feet  
(c) Rear yard: 25 feet  

(2) Cluster subdivision lot  
(a) Front yard: 30 feet  
(b) Side yard: 15 feet, but a total minimum of 40 feet  
(c) Rear yard: 25 feet  

B. All other structures  
(1) Front yard: Controlled by a 55° angle of bulk plane, but not less than 50 feet  
(2) Side yard: Controlled by a 45° angle of bulk plane, but not less than 20 feet  
(3) Rear yard: Controlled by a 45° angle of bulk plane, but not less than 25 feet  

3. Maximum floor area ratio:  
A. 0.15 for uses other than residential or public  
B. 0.20 for public uses  

 
3-E08 Maximum Density 

1. Conventional subdivisions: One (1) dwelling unit per two (2) acres, or 0.5 dwelling unit 
per acre.  



2. Cluster subdivisions: 0.55 dwelling unit per acre for cluster subdivisions approved by 
special exception, and 0.50 dwelling unit per acre for cluster subdivisions that are the 
result of a proffered rezoning from a district that allows a permitted maximum density 
of less than one (1) dwelling unit per two (2) acres.  

 
3-E09 Open Space  

In subdivisions approved for cluster development, 30% of the gross area shall be open 
space. 
 
3-E10 Additional Regulations  

1. Refer to Article 2, General Regulations, for provisions which may qualify or 
supplement the regulations presented above, including the shape factor limitations 
contained in Sect. 2-401. The shape factor limitations may be modified by the Board 
in accordance with the provisions of Sect. 9-626.  

2. Refer to Article 11 for off-street parking, loading and private street requirements.  
3. Refer to Article 12 for regulations on signs.  
4. Refer to Article 13 for landscaping and screening requirements.  
5. Refer to Article 17 for uses and developments which are subject to site plan 

provisions. 



 

 
 GLOSSARY 
 This Glossary is provided to assist the public in understanding 
 the staff evaluation and analysis of development proposals. 
 It should not be construed as representing legal definitions. 
 Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
 or Public Facilities Manual for additional information. 
 
ABANDONMENT:  Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way.  Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners.  If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 
 
ACCESSORY DWELLING UNIT (OR APARTMENT):  A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit.  An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA).  Refer to Sect. 8-918 of the Zoning Ordinance. 
 
AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT:  Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations.  Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units.  See Part 8 of Article 2 of the Zoning Ordinance. 
 
AGRICULTURAL AND FORESTAL DISTRICTS:  A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 
 
BARRIER:  A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses.  Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 
 
BEST MANAGEMENT PRACTICES (BMPs):  Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 
 
BUFFER:  Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses;  may also provide for a transition between uses.  A landscaped buffer may be an area of  open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings.  A buffer is not necessarily coincident  
with transitional screening. 
 
CHESAPEAKE BAY PRESERVATION ORDINANCE:  Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries.   These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities.  Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 
 
CLUSTER DEVELOPMENT:  Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided.  While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district.  See 
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance. 
 
COUNTY 2232 REVIEW PROCESS:  A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan.  Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 
 
dBA:  The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value.  See also Ldn. 
 
DENSITY:  Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre. 
 
DENSITY BONUS:  An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 
 
DEVELOPMENT CONDITIONS:  Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district.  Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan.  For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan.  A development plan is s submission requirement for rezoning to the PRC District.  A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District.  A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat.  A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site.  A 
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site.   See Article 16 of the 
Zoning Ordinance. 
 
EASEMENT:  A right to or interest in property owned by another for a specific and limited purpose.  Examples: access easement, utility 
easement, construction easement, etc.  Easements may be for public or private purposes. 
 
ENVIRONMENTAL QUALITY CORRIDORS (EQCs):  An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat.  The system includes stream valleys, steep slopes and wetlands.  For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 
 
ERODIBLE SOILS:  Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled.  Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 
 
FLOODPLAIN:  Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors.  The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 
 
FLOOR AREA RATIO (FAR):  An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land.  FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 
 
FUNCTIONAL CLASSIFICATION:  A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access.  Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets.  Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged.  Minor arterials are 
designed to serve both through traffic and local trips.  Collector roads and streets link local streets and properties with the arterial network. 
 Local streets provide access to adjacent properties. 
 
GEOTECHNICAL REVIEW:  An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution.  An oil-grit separator is a common hydrocarbon runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc.  Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 
 
Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted decibels;  the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are evident on natural slopes.  Construction 
on these soils may initiate or accelerate slope movement or slope failure.  The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc.  Also known as slippage soils. 
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OPEN SPACE:  That portion of a site which generally is not covered by buildings, streets, or parking areas.  Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational  purposes. 
 
OPEN SPACE EASEMENT:  An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time.  Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board.  See Open Space Land Act, Code of Virginia, 
Sections 10.1-1700, et seq. 
 
P DISTRICT:  A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District.  The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site.  Refer to Articles 6 and 16 of the Zoning 
Ordinance. 
 
PROFFER:  A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
 Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 
land.  Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies.  See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 
 
PUBLIC FACILITIES MANUAL (PFM):  A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 
 
RESOURCE MANAGEMENT AREA (RMA):  That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area.  See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
RESOURCE PROTECTION AREA (RPA):  That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters.  In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources.  New development is generally discouraged in an RPA.  See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
SITE PLAN:  A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance.  Generally, submission of a site plan to DPWES for review and approval is required for all 
residential, commercial and industrial development except for development of single family detached dwellings.  The site plan is required 
to assure that development complies with the Zoning Ordinance. 
 
SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP):  Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review.  After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations.  A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit 
requires a public hearing and approval by the Board of Zoning Appeals.  Unlike proffers which are voluntary, the Board of Supervisors or 
BZA may impose reasonable conditions to assure, for example, compatibility and safety.  See Article 8, Special Permits and Article 9, 
Special Exceptions, of the Zoning Ordinance. 
 
STORMWATER MANAGEMENT:  Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development.  Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 
 
SUBDIVISION PLAT:  The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 
 
TRANSPORTATION DEMAND MANAGEMENT (TDM):  Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 
 
TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS:  This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network.  TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system.  TSM includes Transportation Demand Management (TDM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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URBAN DESIGN:  An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play.  A well-designed urban or suburban environment demonstrates the four generally accepted principles of design:  clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 
 
VACATION:  Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's 
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision.  Upon vacation, title to the road right-of-way transfers 
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated. 
 
VARIANCE:  An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building 
height, or minimum yard requirements, among others.  A variance may only be granted by the Board of Zoning Appeals through the public 
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. 
 
WETLANDS:  Land characterized by wetness for a portion of the growing season.  Wetlands are generally delineated on the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the 
presence or evidence of surface wetness or soil saturation.  Wetland environments provide water quality improvement benefits and are 
ecologically valuable.  Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of 
Engineers 
 
TIDAL WETLANDS:  Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:  
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers.  Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 
 

 Abbreviations Commonly Used in Staff Reports 

 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 
 
 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TDM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
WS 
ZAD 
ZED 
ZPRB 
 
 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation  
Residential Estate  
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
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