APPLICATION ACCEPTED: May 15, 2015
PLANNING COMMISSION: January 21, 2016
BOARD OF SUPERVISORS: Not Yet Scheduled

County of Fairfax, Virginia

January 7, 2016
STAFF REPORT

SPECIAL EXCEPTION SE 2015-MV-019

MOUNT VERNON DISTRICT

APPLICANT: Charles County Sand & Gravel Company, Inc.

PRESENT ZONING: I-6, Heavy Industrial District

PARCEL: 107-4 ((1)) 62A part

ACREAGE: 5.23 acres

FAR: 0.007 FAR (1,595 square feet)

PLAN MAP: Alternative Uses

SE CATEGORY: Heavy Industrial Use (Category 5)

PROPOSAL: To permit a heavy industrial use (concrete batching plant)

and an accessory maintenance/office building

STAFF RECOMMENDATIONS:

Staff recommends approval of SE 2015-MV-019, subject to the approval of the proposed
development conditions contained in Appendix 1 of the staff report.

Staff recommends approval of a modification of Sects. 13-303 and 13-304 of the Zoning
Ordinance for the transitional screening and barrier requirements to that shown on the SE Plat.

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

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

Mary Ann Tsai, AICP

Department of Planning and Zoning
Zoning Evaluation Division

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

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



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

The approval of this application does not interfere with, abrogate or annul any easement,

covenants, or other agreements between parties, as they may apply to the property subject to
this application.

For information, contact the Zoning Evaluation Division, Department of Planning and Zoning,

12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505,
(703) 324-1290.

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance
é\ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).




Applicant: CHARLES COUNTY SAND & GRAVEL COMPANY, INC.

Special Exception

SE 2015-MV-019 Accepted: 05/15/2015
Proposed: CONCRETE BATCHING PLANT
Area: 5.23 AC OF LAND; DISTRICT - MOUNT VERNON

Zoning Dist Sect: 05-0604

Located: 9520 GUNSTON COVE ROAD, LORTON, VA 22079
Zoning: I-6

Plan Area: 4,

Overlay Dist:

Map Ref Num: 107-4-/01/ /0062A (part)
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NOTES:

1.

10.

11.

12.

13.

14.

15:

16.

17.

18.

18,

20.

THE PROPERTY THAT IS THE SUBJECT OF THIS SPECIAL EXCEPTION PLAT IS IDENTIFIED ON
THE FAIRFAX COUNTY ZONING MAP AS 107-4 (1)) 62A (PART) AND IS ZONED I-6.

THE TOTAL LAND AREA OF THIS SPECIAL EXCEPTION APPLICATION IS APPROXIMATELY 5.23 +
ACRES.

THIS SPECIAL EXCEPTION PLAT ACCOMPANIES AN APPLICATION TO PERMIT A CONCRETE
BATCH PLANT ON THE PROPERTY.

THE BOUNDARY INFORMATION SHOWN HEREON IS FROM A FIELD SURVEY BY DEWBERRY
CONSULTANTS LLC.

THE TOPOGRAPHY SHOWN HEREON IS AT A CONTOUR INTERVAL OF TWO (2) FEET FROM A
FIELD SURVEY PERFORMED BY DEWBERRY CONSULTANTS LLC IN DECEMBER 2014.

A STATEMENT WHICH CONFIRMS THE OWNERSHIP OF THE SUBJECT PROPERTY AND THE
NATURE OF THE APPLICANT'S INTEREST IN SAME IS PRESENTED IN A SEPARATE DOCUMENT.

PUBLIC WATER AND SEWER ARE CURRENTLY AVAILABLE IN PROXIMITY TO THE SITE AND WILL
BE EXTENDED ON SITE TO SERVE THE PROPOSED DEVELOPMENT PROGRAM.

TO THE BEST OF OUR KNOWLEDGE, THERE ARE NO GRAVES LOCATED ON THE SUBJECT
PROPERTY.

TO THE BEST OF OUR KNOWLEDGE, THERE ARE NO EXISTING UTILITY EASEMENTS HAVING A
WIDTH OF TWENTY-FIVE (25) FEET OR MORE LOCATED ON THE SUBJECT PROPERTY.

THERE IS NO FLOODPLAIN, ENVIRONMENTAL QUALITY CORRIDOR (EQC), OR RESOURCE
PROTECTION AREA (RPA) ON THE SUBJECT PROPERTY.

STORMWATER MANAGEMENT (SWM) AND BEST MANAGEMENT PRACTICES (BMPs) FOR THE
PROPOSED DEVELOPMENT PROGRAM HAVE BEEN PROVIDED AS SHOWN ON THE GRAPHIC.

A GRAPHIC DEPICTION OF THE ANGLE OF BULK PLANE IS PRESENTED ON THIS SHEET.

AT THIS TIME, IT IS ANTICIPATED THAT DEVELOPMENT OF THIS PROJECT WILL COMMENCE AS
SOON AS ALL NECESSARY APPROVALS AND PERMITS ARE OBTAINED.

PARKING SPACES FOR THE PROPOSED DEVELOPMENT PROGRAM ON THE SUBJECT
PROPERTY WILL BE PROVIDED IN ACCORDANCE WITH THE PROVISIONS SET FORTH IN
ARTICLE 11 OF THE ZONING ORDINANCE. IN ADDITION, THE APPLICANT RESERVES THE RIGHT
TO INCREASE OR DECREASE THE NUMBER OR PARKING SPACES AS REPRESENTED IN THE
TABULATION SO LONG AS THE RESULTING NUMBER OF SPACES SATISFIES THE MINIMUM
NUMBER PRESCRIBED BY THE ZONING ORDINANCE AND/OR THE AMOUNT OF OPEN SPACE
AND THE MINIMUM DISTANCES TO THE PERIPHERAL LOT LINES ARE NOT DIMINISHED.

THE LIMITS OF CLEARING AND GRADING SHOWN HEREON ARE SUBJECT TO MINOR
MODIFICATIONS WITH FINAL ENGINEERING AND DESIGN.

THE PROPOSED BUILDING PROGRAM PROPOSES AN ABOVE-GROUND FUEL STORAGE TANK
LOCATED ON THE PROPERTY TO SERVE TRUCKS UTILIZING THE CONCRETE BATCHING
PLANT, AND AS SUCH, WILL GENERATE, UTILIZE, STORE, TREAT AND/OR DISPOSE OF
HAZARDOUS OR TOXIC SUBSTANCE AS SET FORTH IN TITLE 40, CODE OF FEDERAL
REGULATIONS PARTS 116.4, 302.4 AND 355; ANY HAZARDOUS WASTE AS SET FORTH IN
COMMONWEALTH OF VIRGINIA/DEPARTMENT OF WASTE MANAGEMENT VR 672-10-1 -
VIRGINIA HAZARDOUS WASTE MANAGEMENT REGULATIONS; AND/OR ANY PETROLEUM
PRODUCTS AS DEFINED IN TITLE 40, CODE OF FEDERAL REGULATIONS PART 280. TO THE
BEST OF OUR KNOWLEDGE AND UNDERSTANDING, ALL SUCH SUBSTANCES THAT ARE
UTILIZED, STORED AND/OR DISPOSED OF IN CONJUNCTION WITH THE PROPOSED BUILDING
PROGRAM AND/OR THE MAINTENANCE OF THE BUILDING PROGRAM AND GROUNDS WILL BE
IN ACCORDANCE WITH SAID REGULATIONS.

ILLUMINATION OF ANY PROPOSED BUILDING MOUNTED SIGN WILL BE IN CONFORMANCE
WITH THE PERFORMANCE STANDARDS FOR OUTDOOR LIGHTING AS SET FORTH IN PART 9 OF
ARTICLE 14 OF THE ZONING ORDINANCE.

IT IS ANTICIPATED THAT BUILDING MOUNTED LIGHTS WILL BE PROPOSED ON THE
SHOP/OFFICE AND THE SILO. ALL OUTDOOR LIGHTING WILL BE IN CONFORMANCE WITH THE
PERFORMANCE STANDARDS FOR OUTDOOR LIGHTING AS SET FORTH IN PART 9 OF ARTICLE
14 OF THE ZONING ORDINANCE.

THERE ARE NO TRAILS REQUIRED BY THE COMPREHENSIVE PLAN WITHIN THE LIMITS OFF
THIS APPLICATION.

TO THE BEST OF OUR KNOWLEDGE THE PROPOSED DEVELOPMENT OF THE SUBJECT
PROPERTY CONFORMS TO ALL CURRENT APPLICABLE LAND DEVELOPMENT ORDINANCES,
REGULATIONS AND ADOPTED STANDARDS.

TABULATION:

LAND AREA ..ottt ettt 523+ AC

EXISTING ZONING.......coiiiiiteirierie ettt st e e ene s I-6

MAXIMUM BUILDING HEIGHT ALLOWED........cccooveieviieieciesteeeecte et 75 FT.
PROPOSED BUILDING HEIGHT.......cccecoiiirinesese sttt 40.5 FT.

MAXIMUM FAR ALLOWED.........ooiiieireeie ettt 0.50
PROPOSED FAR s sasummsssesms o snrssn missss sstimcibimmani e b s s o 0.007

PARKING SPACES REQUIRED/PROVIDED.........cccocmiiietieeeteeieese e 22

(MANUFACTURING ESTABLISHMENT RATE OF 1 SP PER 1 EMPLOYEE + 1
SP PER COMPANY VEHICLE AND PIECE OF MOBILE EQUIPMENT)
10 EMPLOYEES + 12 TRUCKS

OPEN SPACE REQUIRED/PROPOSED

REQUIRED. ......oooooveeeeeeeeeeeeeeeeseseesesseeseseeeseeeeseeeeeess e ssssessssenns 0.52+ AC (10%)
PROPOSED.......oooveeeveseeeeeeeeeeeeeeeeeseeeeeee e ss s es s 1.66: AC (APPROX 31%)

# Dewberry

Dewberry Consultants LLC
8401 Arlington Boulevard
Fairfax, VA 22031-4666
703.849.0100
703.849.0118 fax
www.dewberry.com

August 19, 2015

Mr. Keith Cline, Director UFMD

Forest Conservation Branch, DPWES

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

Suite 518

Fairfax VA 22035

RE: Tax Map 107-4 ((1)) 62A (part)

e Request for a Modification of the Transitional Screening Yard requirement

e Request for a Modification of the Barrier Requirement on the eastern and
western property lines

o Request for a Waiver of the Barrier Requirement on the 50’ portion of the north-
eastern property line adjacent to the R-1 portion of 107-4 ((1)) 62A

Dear Mr. Cline:

The purpose of this letter is to request a modification of the Transitional Screening
Yard and Barrier Requirement as provided for in the provisions set forth in Sect. 13-305
of the Zoning Ordinance. A Transitional Screening Yard 3 is required along the eastern
property boundary and part of the western property boundary (690’) according to the
matrix in Article 13 of the Zoning Ordinance. The remaining portion of the western
property boundary (195’) requires a Transitional Screening Yard 1.

Eastern Property Line: A modification of the transitional screening and barrier
requirement is requested along the eastern property boundary, adjacent to the R-1 parcel,
pursuant to Par. 5 of Sect. 13-305 of the Zoning Ordinance. The parcels along Gunston
Cove Road between Interstate 95 and the CSX Railroad are recommended industrial
uses in the Comprehensive Plan. The R-1 zoned parcel between the proposed SWM dry
pond and Gunston Cove Road is residue from the railroad and not large enough to be
developed as an R-1 use. In addition, this 0.29 + AC piece of land is part of Tax Map
107-4 ((1)) 62A and is owned by the Applicant. The Applicant does not propose to clear
the existing vegetation from the R-1 portion of the parcel which will add an additional
visual buffer between the proposed use and Gunston Cove Road. The anticipated
planting restriction easement and storm drain easement(s), and existing overhead and
underground utilities preclude planting of the full complement of trees and shrubs. The

Landscape and Screening Plan which is part of this application illustrates the proposed
evergreen planting and 6’ solid wood fence provided between the proposed dry pond and
the property boundary.

North-Eastern Property Line: Similarly, there is a 50’ portion of the property which
adjoins the R-1 portion of Parcel 107-4 ((1)) 62A north of the proposed entrance from
Gunston Cove Road. A mixture of evergreen and deciduous trees and evergreen shrubs
is proposed between the entrance and the property line. No barrier is proposed. The
nearest residential use east of Gunston Cove Road is approximately 440’ from the site
entrance and includes the R/W for Gunston Cove Road, 150’ wide railroad R/W which
contains existing vegetation, R/W for Lorton Station Road, and a portion of the C-6 zoned
shopping center.

Western Property Line: A modification of the transitional screening and barrier
requirement is requested along the western property boundary pursuant to Par. 3 and
Par. 11 of Sect. 13-305 of the Zoning Ordinance. The Applicant proposes an undisturbed
50 buffer of existing vegetation adjacent to Interstate 95 to serve as the required
screening between the proposed heavy industrial use and the R-1 zoned residential and
PDC zoned Lorton Healthplex located approximately 430'+ across the Interstate highway.
An existing barbed wire fence, approximately 42” high, is proposed to remain between
the buffer and Interstate 95, and a 6’ ht. chain link fence is proposed between the buffer
and the proposed concrete batch plant.

We trust that this statement is sufficient to support our request for a modification
of the transitional screening and barrier requirements for the development program
proposed for the subject property. Should you have any questions or the need for
additional information, please contact me at 703-849-0144 or jcena@dewberry.com.

Sincerely,

@D' e M. Cena, PLA, CA

Senior Landscape Architect
ISA Certified Arborist

€ Dewberry
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1” — 40’

L—1 INCH— VC3-83

Cover Primary Succesional .
Type Species Stage Condition Acreage Comments
Red Oak, Beech, Virginia Pine
A gp'a”td Tulip Poplar, Red Maple, Sub-climax Fair 5.23AC =
ores Eastern Red Cedar
REQUIREMENTS RESULTS
1 PRE-DEVELOPMENT AREA OF EXISTING TREE CANOPY (FROM EXISTING VEGETATION MAP) = 5.23 AC
2 PERCENTAGE OF GROSS SITE AREA COVERED BY EXISTING TREE CANOPY = 100%
10% =
3 PERCENTAGE OF 10-YEAR TREE CANOPY REQUIRED FOR SITE 22782 SF
4 PERCENTAGE OF THE 10-YEAR CANOPY REQUIREMENT THAT SHOULD 100% =
BE MET THROUGH TREE PRESERVATION = 22,782 SF
5 PROPOSED PERCENTAGE OF CANOPY REQUIREMENT THAT WILL BE MET 100
THROUGH TREE PRESERVATION = °
6 HAS THE TREE PRESERVATION TARGET MINIMUM BEEN MET? YES
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THROUGH EX. SYSTEM

s REACH A-B:  EXISTING CLOSED S A
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REACH B—C: NATURAL CHANNEL

EXISTING CLOSED STORM A T P T o, c /
- SEWER SYSTEM PO A T S by A -
~ (APPROXIMATE LOCATION)
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750 UPSTREAM OF CONFLUENCE =~ S -
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'DRAINAGE AREA > 1 SQ. Ml

MOUNT VERNON DISTRICT
FAIRFAX COUNTY, VIRGINIA
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" POHICK CREEK T e o e ‘
FEMA FLOODPLAIN R ; o o SEAL
- ZONE AE » o !

SCOTT C. CLARKE
Lic. No. 33417
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KEY PLAN

MINIMUM STORMWATER INFORMATION FOR REZONING, SPECIAL EXCEPTION, SCALE NORTH

- N RN 2o~ e R SPECIAL PERMIT AND DEVELOPMENT PLAN APPLICATIONS

The following information is required to be shown or provided in all zoning applications, or a waiver request 1" = 100
of the submission requirement with justification shall be attached. Note: Waivers will be acted upon separately. —

Failure to adequately address the required submission information may result in a delay in processing this
application. L—1 INncH—] VC3=83

* APPROX. LIMITS OF -
CLEARING AND GRADING

This information is required under the following Zoning Ordinance paragraphs:
Special Permits (8-011 2J & 2L) Special Exceptions (8-011 2J & 2L)
Cluster Subdivision (9-615 1G & 1N) Commercial Revitalization Districts (9-822 2A (12) & (14))
Development Plans PRC District (16-302 3& 4L)  PRC Plan (16-303 1E & 10)
FDP P Districts (except PRC) (16-502 1F & 1Q) Amendments (18-202 10F & 101)

I-g5 SB
I-95 NB

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

2. A graphic depicting the stormwater management facility(ies) and limits of clearing and grading accommodate
the stormwater management facility(ies), storm drainage pipe systems and outlet protection, pond spillways,
PR access roads, site outfalls, energy dissipation devices, and stream stabilization measures as shown on
ONSITE=0.85 AC

Sheet # .
g(ﬁzrggiéc T - | N V, \’ o S e Y X] 3. Provide:

Facility Name/ On-site area  Off-sitearea  Drainage Footprint Storage If pond, dam
Type & No. served (acres) served (acres) area (acres) area (sf) Volume (cf)  height (ft)

.| DAT BY ipti
Ry POND - e BS 0.27 3.92 13,500 88,300 12 No E Description
REVISIONS

/ (TO YARD INLET)

APPROX. LMITS OF
CLEARING AND GRADING

—OFFSITE=0.27.ACY/,

i

TOTAL=3.92 /AC™-//

RAN

DRAWN BY

Totals
SCC

X} 4. Onsite drainage channels, outfalis and pipe systems are shown on Sheet # . APPROVED BY
Pond inlet and oulet pipe systems are shown on Sheet # . —  CHECKED BY SCC

PROPERTY BOUNDARY NI | ; ; | |
(5'4'2_.AC) SUN i e o | o . L e o L X] 5. Maintenance access (road) to stormwater management facility(ies) are shown on Sheet # (I.E. PARKING LOT) DATE MARCH 2015
. ST Lo i FE R ) ; e - = o o .7 Type of maintenance access road surface noted on the plat is _ASPHALT  (asphalt, geoblock, gravel, etc.).

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

oot STORMWATER
Z} 7. A'stormwater management narrative’ which contains a description of how detention and best

management practices requirements will be met is provided on Sheet _ 6 . M AN AG E M E NT
IX] 8. A description of the existing conditions of each numbered site outfall extended downstream from the site P LAN

to a point which is at least 100 times the site area or which has a drainage area of at least one square
mile (640 acres) is provided on Sheet _§ .

9. A description of how the outfall requirements, including contributing drainage areas of the Public
LEGEND ,, Facilities Manual will be satisfied is provided on Sheet _ 6 .

PROPERTY BOUNDARY X]’l 0. Existing topography with maximum contour intervals of two (2) feet and a note as to whether it is an air
— o eom— o =Y F| OODPLAIN . survey or field run is provided on Sheets # .

PROJECT NO. # M—10858

PROP. DRAINAGE DIVIDES

| * NOTE: APPROXIMATE BMP SIZES AND LOCATIONS SHOWN IN THE
EVENT THAT NUTRIENT CREDITS BECOME UNAVAILABLE.

e - -/ - = APPROX. FLOW PATH TO OUTFALL [CI11. A submission waiver is requested for N/A ) 5

[[]12. stormwater management is not required because _N /A

SHEET NO. 50F 9
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STORMWATER MANAGEMENT NARRATIVE ~ Water Quantity Compliance
1
THE STORMWATER MANAGEMENT PLAN FOR THIS SPECIAL EXCEPTION APPLICATION HAS BEEN PREPARED IN 1-year Energy Balance
ACCORDANCE WITH THE FAIRFAX COUNTY STORMWATER MANAGEMENT ORDINANCE AND PUBLIC FACILITIES MANUAL.
Dewberry Consultants LLC
I. SITE AREA IF*Qpre*RVpre < Qgev'RVgev 8401 ARLINGTON BLYD.
) s 22031
: - .849. O
THE SITE AREA EVALUATED FOR WATER QUALITY AND WATER QUANTITY IS 5.42 AC. THE SITE BOUNDARY IS CALLED Computed By: RAN Dete: 41612015 706.04.0518 (AX)
OUT ON SHEET 5. Checked By: SCC Date: 4/6/2015
Il. WATER QUALITY -
PRE-DEVELOPED DEVELOPED Date: July 13, 2015
THE VIRGINIA RUNOFF REDUCTION METHOD AS DESCRIBED IN SECTION 124—4-2 OF THE FAIRFAX COUNTY OUTFALL DA CN Tc RVjre Qe |IFQue'RVpe| DA T CN RVie, Qe |Quey RV, 10055 o o b
STORMWATER MANAGEMENT ORDINANCE WAS USED TO EVALUATE WATER QUALITY FOR THIS SITE. THE PHOSPHOROUS To: Taryn Somoza Onings Mil, MD
LOAD REDUCTION REQUIRED WAS DETERMINED TO BE 3.25 LB/YR PER THE 2013 VRRM NEW DEVELOPMENT ac min |watershed-in|  cfs ac min watershed-in|  cfs Dewberry 21117
SPREADSHEET (VER. 2.8, JUNE 2014). OFFSITE NUTRIENT CREDITS WILL BE PURCHASED TO SATISFY THE POLLUTANT Detn 4.28 77 15 0.82 3.90 3.18 4.36 5 89 1.56 1.9 2.96 8401 Arlington Blvd.
REMOVAL AS PERMITTED UNDER SECTION 124—4—5(A)(3) OF THE ORDINANCE. NUTRIENT CREDITS ARE AVAILABLE FROM Fairfax, VA 22031-4666 412 N, 4th st. Suite 300
THE ELK RUN NUTRIENT BANK, ADMINISTERED BY RESOURCE ENVIRONMENTAL SERVICES, WHICH IS LOCATED IN THE Baton Rouge, LA
ADJACENT HUC CODE (02070010). CREDITS WILL BE PURCHASED PRIOR TO SITE PLAN APPROVAL. Variables. From: Cara Conder 70802
3 1 1307 Broad Street
IN THE EVENT THAT NUTRIENT CREDITS ARE NOT AVAILABLE, WATER QUALITY WILL BE SATISFIED BY A STORMTECH CN Weighted curve number® g‘ed“ Salgs QOOId“‘a“’{ Soluti Comcen, §C
ISOLATOR ROW SYSTEM IN SERIES WITH A BAYFILTER. APPROXIMATE SIZES AND LOCATIONS OF POSSIBLE BMPS ARE DA On-site drainage area esource Lnvironmental Solutions 29020
PROVIDED ON SHEET 5. THIS COMBINATION OF PROPRIETARY BMPS SATISFIES 98% OF THE TOTAL PHOSPHORUS : . .
REMOVAL REQUIREMENT, WHICH IS THE MAXIMUM EXTENT POSSIBLE GIVEN IN SITU SOILS AND PROPOSED GRADING. I Improvement factor (0.8 for sites larger than 1 ac, 0.9 for sites equal to or less than 1 ac, 1.0 for oftsite areas) Subject: Potomac Watershed— Nutrient Credit Availability 1514 South Church Street B
Qpre Pre-development discharge for the 1-year 24-hour design storm*? Charlotte, NC
. WATER QUANTITY Qgev Developed discharge for the 1-year 24-hour design storm with runoff reduction measures*” ﬁrOJeCttR;.fefH%iéeézg};gggogl Cove Road Special Exception Plat; 3.50 Credits 28203 D —
A. DESCRIPTION OF OUTFALL RVpre Runoff volume of the pre-development condition (Eqn. 15)°° cquesteds 5020 Montrose Bivd. <
THE DISTURBED PORTION OF THE SITE OUTFALLS TO AN EXISTING STORM SEWER SYSTEM WHICH OUTFALLS TO AN o ' 25 : : . . . e Suite 650
UNNAMED TRIBUTARY TO POHICK CREEK. RVgey Runoff volume of the developed condition with runoff reduction measures (Egn. 15)™ This letter is to confirm the availability of 3.50 authorized nutrient credits (“Nutrient Houston, TX o o
Te Time of concentration Credits”) from one or more of Resource Environmental Solutions’ (“RES”) [pending 77006 a:
5 CHANNEL & FLOOD PROTECTION or approved] Potomac nutrient bank facilities for use by permit applicants within the pd 5 %
CHANNEL PROTECTION PER SWMO 124—4—4B81 WILL BE SATISFIED THROUGH THE 1-YEAR ENERGY BALANCE TO BRING Notes: 5552??5&112”%@3‘2?&?5ftfiCagzOZQ?IOirf?acc‘??dpeé’ ?ztefi’;“{‘ é%esnii‘?? ’é’zg Slin o g 9 T S
SITE HYDROLOGY BACK TO A FORESTED CONDITION, SEE THIS SHEET FOR PRELIMINARY COMPUTATIONS. 1) 1-year energy balance was performed in accordance with Fairfax County Stormwater Management Ordinance. or focal regu’alions, as per VIrg €3 62.1-44.15 2. Lofayette, LA — © £
’ 2) Site soils consist of Hydrologic Soil Groups D 44.19:14 and Virginia Administrative Code 9 VAC 25-820-10 et seq. These Nutrient 70508 O 0 g if
FLOOD PROTECTION PER SWMO 124—4—4 WILL BE SATISFIED BY VERIFYING THE ADEQUACY OF THE NATURAL AND 3) Variables computed using respective equations in Virginia Runoff Reduction Method Users Guide v.2.5. Crfﬁ“;?f}fen‘;ﬁa?é zfﬁﬁém?gedﬁier the:i’fms Iﬁ’f th?‘%%mﬁﬁg g“;“m?mg ?‘iwn 137 72 East Main Sreet @) i Sz
MANMADE SYSTEMS TO THE POINT WHERE FLOW ENTERS THE POHICK CREEK FLOODPLAIN, SEE EXTENT OF REVIEW, 4) Discharges computed using HEC-1. as the Lk un sutrient Reduciion impiementation Flan » the Revised Holy e o O T 3
SHEET 5. AT THE POINT WHERE DRAINAGE LEAVES THE SITE, IT ENTERS AN EXISTING STORM SEWER SYSTEM, PER 5) Rainfall dopth (P) used for the 1year 24-hour stom is 2.62" Cross Abbey NRIP and/or the Midland NRIP. e = p3e 4o
APPROVED PLAN FOR COMMONWEALTH CONSTRUCTION MANAGEMENT, INC. (5430—SP—003—2). THE EXISTING SYSTEM IS P year < e e Ll E X
DESIGNED FOR 9.95 CFS TO EXISTING STR. 17A. THE NATURAL CHANNEL BETWEEN POINTS B AND C ON SHEET 5 6) Improvement factor = 1 because existing land cover condition is forest. 380 Soutpointe Bivc. 1 5 W
WILL BE EVALUATED FOR 2-YEAR CAPACITY AT SITE PLAN. IF ANY SYSTEM IS DETERMINED INADEQUATE, IT SHALL BE 7) Maximum allowable release rate from proposed dry pond will be 1.6 cfs. Please feel free to contact me if you have any questions. g:;z:;é‘f;ﬁ:% '__ < % z
MADE ADEQUATE WITH OFFSITE CHANNEL IMPROVEMENTS AND/OR ONSITE DETENTION AS APPROPRIATE. OUTFALL ‘ 15317 dp) - -
COMPUTATIONS FOR THE ABOVE—REFERENCED PLAN DEMONSTRATE ADEQUACY TO THE EXTENT OF REVIEW. BASED ON = O
5430—SP-003—2, NO OUTFALL INADEQUACIES ARE ANTICIPATED. Sincerely 302 effrson Street L
» uite 110 D n_
Raleigh, NC
C. DETENTION 27605 n
A DRY DETENTION BASIN WILL PROVIDE WATER QUANTITY CONTROL FOR THE 2— AND 10—YEAR 24—HOUR STORMS, AS Co /i Ood~ 7 East 27 . O
WELL AS THE 1-YEAR ENERGY BALANCE. “ Stite 208
Richmond, VA
Cara S. Conder 23224
IV. MAINTENANCE OF DETENTION BASIN V Resource Environmental Solutions
REGULAR INSPECTIONS ARE REQUIRED TO ENSURE STRUCTURAL INTEGRITY OF DAM AND THE EFFICIENCY OF 919-209-1052
STRUCTURES WITHIN THE BASIN. IT IS ALSO NECESSARY TO ENSURE ORIFICES AND WEIRS ARE NOT BLOCKED BY
DEBRIS AND CAN FUNCTION NORMALLY AFTER A RAINFALL EVENT. MAINTENANCE IS REQUIRED, WHEN:
«SEDIMENT OR DEBRIS ACCUMULATION INTERFERES WITH CAPACITY OR FUNCTION OF THE PRINCIPLE SPILLWAY
o TREES OR SHRUBS GROW ON EMBANKMENT
e THE EMBANKMENT BECOMES DENUDED
¢ ANY DAMAGE OCCURS TO THE DAM OR STORMWATER STRUCTURES oY PLAN
e ANIMAL BURROWS ARE PRESENT ON DAM
«STANDING WATER REMAINS 72 HOURS AFTER RAINFALL EVENT

V. DISCLAIMER

THE TYPE, SIZE AND LOCATION OF SWM FACILITIE(S) REFLECTED ON THIS PLAN IS PRELIMINARY AND SUBJECT TO
ADJUSTMENT AT FINAL ENGINEERING AND SITE PLAN.

1. Post-Development Project & Land Cover information

Virginia Runoff Reduction Method New Development Worksheet - v2.8 - June 2014 DramageAreaA SCALE NORTH
To be used w/ DRAFT 2013 BMP Standards and Specifications e
Site Data Drainage Area A Land Cover (acres)
Broioct N e Sove Road - ‘ ~ Asaoils B Soils C Soils D Soils SCALE IN FEET
D“;::c; bame. 2‘;";:’;‘; ove Roa Forest/Open Space (acres) | ' 1" =
ate: February 23 Menaged Tu (acres) -
I i C .
plyRuﬁdu t;on Pracies to edce rea o]ue& Pseve i , SRR N oo -

Constants . .
[ impenvious acres draining to

Annual Rainfall (inches) device 0% runoff volume reduction 0.00
Target Rainfall Event (inches) 1.00

Phosphorus EMC (mg/L) 0.26 Nitrogen EMC (mg/L)| 1.86 | turf acres draining to device | 0% runoff volume reduction 0.00
Target Phosphorus Target Load (Ib/acre/yr) 0.41 R B R R DU S
P 090 o TOTALIMPERVIOUS COVER TREATED (ac

TOTAL TURF AREA TREATED (ac)|

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

| AREA CHECK OK.

Forest/Open Space (acres) — undisturbed,
protected forest/open space or reforested land
Managed Turf (acres) - disturbed, graded for

No. DATE BY | Description

 PHOSPHORUS REMOVAL BY PRACTICES THAT DO NOT REDUCE RUNOFF VOLUME IN D.A. Al

yards or other turf to be mowed/managed “ TOTAL PHOSPHORUS REMOVAL IN D.A. A (iblyn)| ] ) REVISIONS
Impenrvous Cover (acres) k 1 N o ; 3 - ) '
: ] DRAWN BY RAN
Rv Coefficients SR oo
= SSoiis SSois S Soils e ; . e R R ] ) ) } APPROVED BY
= 000 o031 Sod 505 e - ~ NITROGEN REMOVAL BY PRACTICES THAT DO NOT REDUCE RUNOFF VOLUME IN D.A. | T | sce
orest/Open Space . . . . : : - ‘ CHECKED BY
Managed Turf 0.15 0.20 0.22 0.25 L] VS AN VU SR TOTAL NITROGEN REMOVAL IND.A. A (ibiyn)f | & e e I — R mC
impenious Cover 0.95 0.95 0.95 0.95 DATE MARCH 2015
S TITLE

SiteResuts

R — STORMWATER
MANAGEMENT

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

IMPERVIOUS COVER[

% Forest " IMPERVIOUS COVER TREATED - 600 OK.
Managed Turf Cover (acres) . ) B TURF AREA 21 - 0.00! 0 0 W OK. N AR RAT‘VE &
Weighted Ru(tur) ) _TURFAREATREATED =~ = dom . = 660 = boef o = 0% OK.
% Managed Turf " AREA CHECK] OK. | oK. oK. oK. oK. — 3 COMPUTATIONS
Impenious Cover (acres) ‘
RV(impeMOUS) c«Piitégéhs.rdws A Y e A SN S, N S R i 8 . e
: , ; - : PROJECT NO. —

e ‘ TOTAL TREATMENT VOLUME (cf) t M—10858
Total Site Area (acres) TOTAL PHOSPHORUS LOAD REDUCTION REQUIRED (LB/YEAR)] [

RUNOFF REDUCTION (cf)} . ]
Post-Development Treatment Volume (acre-fi) PHOSPHORUS LOAD REDUCTION ACHIEVED (LB/YR)}
Post-Deveiopment Treatment Volume (cubic S SR
feeh e ADJUSTED POST-DEVELOPMENT PHOSPHORUS LOAD (TP) (ib/yn)] ~ ~ ~ -
Post_Development Load (TP) (Ib/yr) Post_Development Load (TN) (biynt i e T
Total Load (TP) Reduction Required (Ib/yr) REMAINING PHOSPHORUS LOAD REDUCTION (LB/YR) NEEDED| 008 ) )

SHEET NO. 6 oF 9




| ' AT e # Dewberry’
& Sa)
Ll | LIMITS OF CLEARING Y/ CaEN ees’ Y
=1 v & GRADING , AN
= J 7
_ ,
EXISTING VEGETATION TSY 1 REQUIRED: 195 LF /AL (ﬂv
TO REMAIN > _ ‘ , <
Required Provided /S Dewberry Consultants LLC
% - 25' width - 50'+ width s/ 8i?1FA;\?(Lx\r>:f‘2rzoON BLVD.
200 , T R N & T - 75% canopy coverage = 3,656 sf ) ?:g;:;iﬁ:fﬁ%gges to J £ 503‘?849,6100 {PHaONE)
L N - o! e 703.849.0518 (FAX)
S X - 3 shrubs/10' = 59 shrubs - 0 shrubs - -7 /
190 X - Barrier D, E, or F - 6' galvanized chain-link fence
- EXS&@%"}’%‘{EQ BN PROPOSED 6’ GALVANIZED ;
180 — MrEH 2\ CHAIN—LINK FENCE BROOKWOOD  ACQUISITIONS LLC
R W D.B. 21625 PG. 1797
| S \ - et T.M. 107—-4 {(1)) 68C
170 ————— % POSSIBLE RETAINING WALL N\« ZONED: 1-6,(INDUSTRIAL HEAVY)
B . »
PROPOSED EVERGREEN TREE 6' GALVANIZED S ég
150 " CHAIN-LINK @<
140 /— 3:1 SLOPE (MAX) TSY 3 REQUIRED: 690 LF B
B ' Required Provided / ;
- 75% canopy coverage = 25,875 sf - Buffer of existing trees to L Re / s 4
s R B EDGE OF PAVEMENT remain undisturbed / ;)AGE/ - i < S
s L E ' «SShfubshO' = 207 shrubs - 0 shrubs Y/ ,( BINS)/ ) O 0
120 . S | . - Barrier D, E, or F - 6' galvanized chain-link fence / / / \ oC
110 —— e ——A S8y A A W oo £56
; t-—»QSROW R MR B 82’:!: ; ; - . / > 10}% %’?/'0 \\ y gﬁ,‘g f §" /;/ O O 0.. E - E
1 S 0 20° 40’ / o S // / o X % Z m <= 2
S - S—— NN / . B W~ Al =
I / e L PROPOSED s;t@ s / gﬁ‘ ) N7 % E -1 1 3c
CROSS SECTION A-A! J/ [ HpRest g, A /Ay N <p =&
> . d }’ | O
7 E > o
D.B. 21625 PG, 1787 = Q)
TM. 107-4 ((1)) B8C 7

WSOZONED: =8 (INDUSTRIAL HEAY
SEAL

6' SOLID WOOD
EENCE

4' WIDTH REQ'D/PROV'D
5 TREE@.S}Q'D/PRO\/‘D

CHARLES COUNTY
SAND

AND GRAVEL CO INC.

D.B. 24034 PG. 0657  evpian

TM. 107—4 ((1)) 62A

/ ZONFD: R—1
TSY 3 REQUIRED: 281 LF
Required Provided
- 50' width - 50" width

- 75% canopy coverage = 10,538 sf}- 7 Cat. Il Evergreen @125 sf
-4 Cat. Il Evergreen @ 75 sf
-1 Cat. | Evergreen @ 40 sf

1,215 sf

- 3 shrubs/10' = 85 shrubs - 0 shrubs
- Barrier D, E, or F - &' solid wood fence SCALE NORTH

TSY 3 REQUIRED: 50 LF SCALE IN FEET

1 k24 - 4 O)
Required Provided L ﬁ
- 50" width - 15' to 25' width
- 75% canopy coverage = 1,875 sf - 1 Cat. IV Deciduous @ 200 sf L 1 *NCH___} VCS=83

-3 Cat. ll Evergreen @ 75sf
-3 Cat. | Evergreen @ 40 sf

TSY REQD / PROVD
NO PERIPHERAL LANDSCAPING

24 REQUIREMENT PER Z.0. 13-203 545 sf
< - 3 shrubs/10' = 15 shrubs - 15 shrubs
; - Barrier D, E, or F - no barrier proposed
— - op
6' SOHD WO
ENCE “ 00
50 LF (SOUTH)
4' WIDTH REQD/PROVD — 2 WIDTH REQD/PROVD ?\0 P‘O\;\a W
3 TREES REQD/PROV'D @ ; <"| TREE REQ'D/PROVD EPS’?’
= ()50 TF (AsT) B \0
< NG ~710' WIDTH REQD/PROVID 0’ 60’ { Y - ‘ = = ' =S N ; ' 2 2 |8/20/15 | JMC |ADDRESS STAFF COMMENTS
&, T -~ i;agzz 2 REigSROVD e ] | V. , O s S € | 1 |7/15/15 | JMC |ADDRESS STAFF COMMENTS
T e - e : No. | DATE BY | Description
PERIPHERAL PARKING LOT LANDSCAPING REVISIONS
WU LAN S. LNM
D.B. 16099 PG. 2027 DRAWN BY
, T.M. 107-4 ((1)) B1A JMC
. % ‘ APPROVED BY
LEGEND: <« ZONED:1—6 (INDUSTRIAL HEAVY) e
\ — CHECKED BY
O CATEGORY IV DECIDUOUS TREE “ DATE MARCH 2015
TITLE

CATEGORY lll DECIDUOUS TREE

b , LANDSCAPE
AND SCREENING

% CATEGORY Il EVERGREEN TREE
£

CATEGORY Il EVERGREEN TREE | : P N
CATEGORY | EVERGREEN TREE D \
EVERGREEN SHRUB INTERIOR PARKING LOT
LANDSCAPING CALCULATIONS:
x PROPOSED 6' GALVANIZED CHAIN-LINK FENCE
Area to be Counted = 32,222 SF | PROJECT NO. # M—10858
— & PROPOSED 6' SOLID WOOD FENCE
Interior Landscaping Required (5%)= 1,611 SF
AREA COUNTED AS PARKING LOT AREA
| Total Shade Tree Canopy Provided
TPEECOUNTEDTOWARDINTERIOR PARKINGLOT | (6'Cat I eciduous ree @ 200 SF a)= 1,800 SF /
TREE TO BE COUNTED TOWARD PERIPHERAL Total Area Rquxredf 1,611 g:z
PARKING LOT LANDSCAPING REQUIREMENTS Total Area Provided= 1,800 SHEET NO. 7 oF 9




TREE PRESERVATION NARRATIVE: DURING CONSTRUCTION REQUIREMENTS/ TREATMENTS:

PRE—CONSTRUCTION REQUIREMENTS /TREATMENTS: 1. UNDER NO CIRCUMSTANCES IS TRESPASS TO OCCUR WITHIN THE TREE LEGEND

1. THE SERVICES OF A CERTIFIED ARBORIST SHALL BE OBTAINED TO ENSURE THE PROPER PRESERVATION AREA WITHOUT THE CONSENT OF THE DIRECTOR. SHOULD DAMAGE

IMPLEMENTATION OF THE TREE PRESERVATION PLAN AND CONFORMANCE WITH THE TREE OCCUR, EVERY EFFORT SHALL BE MADE BY THE CONTRACTOR TO HAVE A «— 0 o > TREE PROTECTION FENCE

PRESERVATION PROFFERS, AND IS HERETO REFERRED TO AS THE 'PROJECT ARBORIST'.

2. ALL WORK SHALL MEET OR EXCEED INDUSTRY STANDARDS AS MOST RECENTLY PUBLISHED BY
THE INTERNATIONAL SOCIETY OF ARBORICULTURE (ISA), THE AMERICAN NATIONAL STANDARDS
INSTITUTE (ANSI), OR THE TREE CARE INDUSTRY ASSOCIATION (TCIA). IF THESE STANDARDS DO NOT
COVER A PRESCRIBED TREATMENT, THE WORK SHALL MEET THE STANDARDS APPROVED BY URBAN
FOREST MANAGEMENT (UFM).

3. THE LIMITS OF CLEARING AND GRADING SHALL BE CONFORMED TO AS SHOWN ON THE PLAN,
SUBJECT TO ALLOWANCES FOR THE INSTALLATION OF FENCES, UTILITIES, AND/OR TRAILS, WHICH
SHALL BE LOCATED IN THE LEAST DISRUPTIVE MANNER NECESSARY AS DETERMINED BY THE UFMD.

4. ROOT PRUNING SHALL BE COMPLETED IN A SINGLE OPERATION WHERE INDICATED ON THIS
PLAN. TRENCHES SHALL BE A MINIMUM 18 INCHES DEEP AND BACKFILLED IMMEDIATELY. IF TREE
PROTECTION/SILT FENCE IS TO BE INSTALLED AT THE LIMITS, THE ROOT PRUNING TRENCH MAY BE
USED FOR TREE PROTECTION/SILT FENCE INSTALLATION. THE ROOT PRUNING SHALL BE CONDUCTED
WITH THE SUPERVISION OF A CERTIFIED ARBORIST, AND UFM SHALL BE INFORMED WHEN ALL ROOT
PRUNING AND TREE PROTECTION FENCE INSTALLATION IS COMPLETE.

5.  THE INSTALLATION OF ALL TREE PROTECTION FENCING SHALL BE PERFORMED UNDER THE
DIRECT SUPERVISION OF THE PROJECT ARBORIST, AND SHALL BE ACCOMPLISHED IN A MANNER THAT
DOES NOT HARM EXISITING VEGETATION TO BE PRESERVED. AT LEAST TEN (10) DAYS PRIOR TO THE
COMMENCEMENT OF ANY CLEARING AND GRADING ACTIVITIES ADJACENT TO THE TREE PRESERVATION
DEVICES, THE UFMD 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, GRADING OR CONSTRUCTION
ACTVITIES SHALL NOT OCCUR UNTIL THE FENCING IS INSTALLED CORRECTLY, AS DETERMINED BY
THE UFMD. (SEE TREE PROTECTION FENCE DETAIL)

6. WOOD CHIPS OR OTHER SUITABLE MATERIAL SHALL BE PLACED IN THE FORESTED TREE
PRESERVATION AREAS 3 TO 4 INCHES DEEP WITHIN 5 FEET OF AREAS DISTURBED BY TRENCHING.
ANY VARIETY OF HARDWOOD OR PINE MULCH CAN BE USED IN ADDITION TO ANY MULCH THAT HAS
BEEN CHIPPED ONSITE FROM UNSAVED TREES OR DEAD LIMBS. ALL MULCH MUST BE PLACE BY
HAND.

7. TREES LOCATED OUTSIDE THE LIMITS OF CLEARING AND WITHIN AREAS DESIGNATED TO BE
PRESERVED THAT HAVE BEEN IDENTIFIED ON THIS PLAN AS "DEAD”, "POOR CONDITION” OR
"POTENTIAL HAZARD” SHALL BE EVALUATED BY URBAN FOREST MANAGEMENT DIVISION (UFMD) STAFF,
IN CONSULTATION WITH THE PROJECT ARBORIST, PRIOR TO OR DURING THE PRE—CONSTRUCTION
WALK—THROUGH FOR REMOVAL DURING THE DEVELOPMENT SITE'S INITIAL LAND CLEARING
OPERATIONS.

8. DURING ANY CLEARING OR TREE/VEGETATION REMOVAL IN AREAS ADJACENT TO THE TREE
PRESERVATION AREAS AND ALL RECOMMENDED TREATMENTS, THE PROJECT ARBORIST SHALL BE
PRESENT TO MONITOR THE PROCESS AND ENSURE THAT THE ACTIVITIES ARE CONDUCTED AS
PROFFERED AND AS APPROVED BY THE URBAN FOREST MANAGEMENT DIVISION.

9. ALL FENCING SHALL BE MAINTAINED THROUGHOUT CONSTRUCTION OF THE PROPOSED PHASE/
PROJECT. FENCING SHALL NOT BE REMOVED OR RELOCATED WITHOUT THE CONSENT OF THE
DIRECTOR UPON COMPLETION OF CONSTRUCTION.

10. "TREE PRESERVATION AREA” SIGNS ARE TO BE SECURED TO THE TREE PROTECTION FENCING
NO MORE THAN 50—-FEET APART. SIGNS SHALL BE RE-SECURED AS NEEDED THROUGHOUT
CONSTRUCTION.

11. THE TREE PROTECTION SIGNS SHOULD BE POSTED IN ENGLISH AND SPANISH, AND READ "TREE
PROTECTION ZONE — KEEP OUT — OFF LIMITS TO CONSTRUCTION EQUIPMENT, MATERIALS AND
WORKERS” AND IN SPANISH "ZONA DE PROTECCION DEL ARBOL — PROHIBIDO ENTRAR” (SEE TREE
PRESERVATION SIGN DETAIL)

12. HEAVY EQUIPMENT, VEHICULAR TRAFFIC, AND STOCKPILING OF MATERIALS SHALL NOT BE
PERMITTED OUTSIDE THE LCG. ALL TREES TO BE PLANTED OUTSIDE OF THE LIMITS OF CLEARING
AND GRADING SHALL BE PLANTED BY HAND AT THE END OF E&S PHASE ll. NO MACHINERY IS

PERMITTED BEYOND THE LIMITS OF CLEARING AND GRADING. ACCESS TO THESE AREAS SHALL BE “*
FROM INSIDE THE LIMITS OF CLEARING AND GRADING CLOSEST TO THE PROPOSED TREES. C

CONTRACTOR SHALL COORDINATE WITH THE COUNTY INSPECTOR TO REMOVE ENOUGH TREE
PROTECTION FENCE SO THAT THESE AREAS CAN BE ACCESSED FOR PLANTING.

LICENSED ARBORIST ATTEMPT TO RESOLVE THE PROBLEM AS SOON AS POSSIBLE.

2. SHOULD ENTRY BE AUTHORIZED BY THE DIRECTOR, 3—4" OF MULCH SHALL
BE PLACED WITHIN THE WORK AREA PRIOR TO ENTRY AND SHALL REMAIN IN
PLACE THROUGHOUT CONSTRUCTION.

3. ALL REQUIRED PRUNING, BRACING, AND/ OR CABLING SHALL BE DONE IN
ACCORDANCE WITH THE AMERICAN NATIONAL STANDARDS INSTITUTE (ANSI)
A300—2000 PRUNING STANDARDS.

4. TREES TO BE REMOVED SHALL NOT BE FELLED, PUSHED, OR PULLED INTO
THE TREE PRESERVATION AREA. TREES ON THE EDGE OF THE LIMITS OF CLEARING
AND GRADING THAT NEED TO BE REMOVED SHALL BE CUT DOWN BY HAND WITH A
CHAIN SAW. REMAINING STUMPS INSIDE AND OUTSIDE THE LIMITS OF CLEARING
AND GRADING SHALL BE GROUND DOWN 12" DEEP FROM THE SOIL SURFACE WITH
A STUMP GRINDER.

5. REMOVAL OF INDIVIDUAL TREES OR TREE PRESERVATION AREAS SHOWN ON
THE APPROVED PLAN TO BE PRESERVED MUST BE PRE—-APPROVED BY DIRECTOR.

6. NO TOXIC MATERIALS SHALL BE STORED WITHIN 100 FEET OF VEGETATION TO
BE RETAINED.

& -

e

"

— —— —— —— > w—— - pr——

ROOT PRUNE

TREE PRESERVATION AREA

KEEP OUT

ZONA DE PROTECCION DEL ARBOL

NO ENTRAR

TREE PRESERVATION SIGN DETAIL

SPECIFICATIONS:
- DIMENSIONS:

LENGTH=17 INCHES
WIDTH=11 INCHES

RED/WHITE OR YELLOW/BLACK

LARGE TEXT
SMALL TEXT

- BACKGROUND/TEXT COLOR
- MINIMUM LETTER SIZE:

-LETTERS ARE ALWAYS TO BE IN CAPITALS AND ALWAYS BOLD.

- TREE PRESERVATION AREA SIGN TO BE POSTED IN ENGLISH AND SPANISH

=0.60"
=0.28"

10-YEAR TREE CANOPY CALCULATIONS

Table 12.10

10-year Tree Canopy Calculation Worksheet

|

#% Dewb ®
i Dewberry

Dewberry Consultants LLC

8401 ARLINGTON BLVD.
FAIRFAX, VA 22031
703.849.0100 (PHONE)
703.849.0518 (FAX)

GUNSTON COVE ROAD
SPECIAL EXCEPTION PLAT
SE 2015-MV-019
MOUNT VERNON DISTRICT
FAIRFAX COUNTY, VIRGINIA

A. Tree Preservation Target and Statement

|SEE SHEET 4

l

g B. Tree Canopy Requirement

- 1B2

" |B4

' |B6

Y
d

-|B8

SEAL

£ JANICE M. CENA
| Lic. No. 001718

FAIRFAX COUNTY PUBLIC FACILITIES

MANUAL

IR

i
i
{
i
i
TREE {PRESERVATION AREA Y

ol

Woadchip muleh

B« lree prowection
i "

s § 073 0 clearing

» lence

P

Backt:! trench H
i
i

mExinum
trench width

AREA OF CONSTRUCTION

[IEE A
trench
depth

FAIRFAX COUNTY PUBLIC FACILITIES MANUAL

Anchor posts should be a reinimum
2 n seel U channel,

& s fongth

i Maximum distance
ﬁ bemwean posts o7 6 L

s

Neote: Tree proteciion Fencing shusdd be muintained
throughont constroction

Orange plisiic fence, welded wive fence,
wham ik fenes, st fence or super silt fonce

Fenee height
41

Use & dn wire 1 staples

o secur fence bottom

Adanted from: i

14

ation Maymual, Prince George Couny, Marsfand

Ret Soe (240702 1

Rev. 10-08

PLATE NO.

STD.NO.

ROOT PRUNING

7-12

Rel Rec, 2.0 104

Tew, 10408

TREE PROTECTION FENCE
INSTALLATION

PLATE WO,

STDL RO,

6-12

B1 Identify gross site area = 227,819 SF
Subtract area dedicated to parks, road frontage, and 0
B3 Subtract area of exemptions = 0 {yv & / Jo //S S )
Adjusted gross site area (B1-B2) = 227,819 SF 4Q o \&f“‘
B5 ldentify site's zoning and/or use -6 'O PE AR“/X\
Percentage of 10-year tree canopy required = 10% -
Area of 10-year tree canopy required (B4 x B6) = 22,782 SF KEY PLAN
Modification of 10-year Tree Canopy Requirements
requested? NO
IfB8 is yes, then list plan sheet where modification
B9 request is located
C. Tree Preservation
C1 Tree Preservation Target Area = 22,782 SF
Cc2 Total canopy area meeting standards of 12-0400 = 60,332 SF
C3 C2x1.25= 75,415 SF
Total canopy area provided by unique or valuable forest SCALE NORTH
C4 or woodland communities = 0
cs Cdx15= 0 SCALE IN FEET
Total of canopy area provided by "Herntage," "Memorial,” 1" = 40
Cc6é "Specimen,” or "Street” trees = i
Cc7 C6x1.5t03.0= 0 E
Canopy of trees within Resource Protection Areas and L—1 INCH—! VCS=83
Cc8 100-year floodplains 0
Cc9 C8x10= 0
C10 Total of C3, C5, C7 and C9 = 75,415 SF
D. Tree Planting
Area of canopy to be met through tree planting (B7-C10)
D1 = 0
D2 Area of canopy planted for air quality benefits = 0
D3 x15= 0
D4 Area of canopy planted for energy conservation = a
D5 x15= 0
g: Area of canopy planted for water quality bin:e-ﬁzt: ; g 2 |8/20,/15 | JMC |ADDRESS STAFF COMMENTS
D8 Area of canopy planted for wildlife benefits = 0 7/15/15 | JMC |ADDRESS STAFF COMMENTS
D9 x15= 0 No. DATE BY | Description
D10 Area of canopy provided by native trees = 0 REVISIONS
D11 x15= 0
Area of canopy provided by improved cultivars and DRAWN BY LNM
D12 varieties = 0
D13 x15= 0 APPROVED BY M
D14 Area of canopy provided through tree seedlix;gz = g —  CHECKED BY JMC
x 1.0 =
Area of canopy provided through native shrubs or woody DATE MARCH 2015
D15 seed mix = 0
x1.0= 0 TITLE
D16 Percentage of D14 represented by D15 = NA PREL! M I N ARY TREE
D16a Area of canopy provided with no multipliers = 17,920 SF PRE SERVATION
D17 Total of canopy area provided through tree planting = 17,920 SF PLAN AN D DET Al LS
D18 Is an offsite planting relief requested? NO
D19 Tree Bank or Tree Fund? NO
Canopy area to be requested to be provided through
D20 offsite banking or tree fund 0
Amount to be deposited into the Tree Preservation and
D21 Planting Fund $0.00 PROJECT NO. # M—10858
E. Total of 10-year Tree Canopy Provided
Total of canopy area provided through tree preservation
E1 (C10) = 75,415 SF 8
Total of canopy area provided through tree planting (D17)
E2 = 17,920 SF
Total of canopy area provided through offsite mechanism
E3 (D19) = 0 SF
E4 Total of 10-year Tree Canopy Provided = 93,335 SF SHEET NO. 8oF 9
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DESCRIPTION OF THE APPLICATION

The applicant, Charles County Sand and Gravel Company, Inc., requests special
exception (SE) approval to permit a heavy industrial use (concrete batching plant) with a
silo 40.5 feet in height and accessory maintenance and office uses on the subject
property located off Gunston Cove Road in Lorton. The subject property contains

5.33 acres and is split zoned I-6, Heavy Industrial and R-1, Residential, One Dwelling
Unit per Acre, as shown in Figure 1. The special exception application request is limited
to the 1-6 portion of the 5.23-acre the property; the R-1 portion of the property is not a
part of the application.

Fure 1. Subject property and surruding are,Source: Fairfax County Aerial Photography ‘

Development of the site also includes six aggregate storage bins, a truck washout area,
a recycled concrete storage area, an above-ground fuel storage tank, and a truck
parking area. The hours of operation are proposed to be 24 hours a day, Monday
through Saturday with 10 employees including the concrete mixing truck drivers.

MODIFICATIONS
The applicant requests the following modifications of the Zoning Ordinance:

¢ Modification of Sects. 13-303 and 13-304 of the Zoning Ordinance for the
transitional screening and barrier requirements to that shown on the SE Plat.
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A reduction of the SE Plat is provided at the front of this staff report. Staff’'s proposed
development conditions, the applicant’s statement of justification and affidavit are
provided as Appendices 1-3, respectively.

LOCATION AND CHARACTER

As shown in Figure 1, the subject property is located on the west side of Gunston Cove
Road, south of its intersection with Lorton Road. The property is undeveloped and
contains 5.33 acres and is split zoned 1-6 and R-1. The property to the north is zoned
I-6 and was approved in 2005 for a concrete batching plant, but the use was never
established and the special exception approval has expired. To the east is the CSX
railroad corridor (formerly known as the Richmond Fredricksburg Potomac Railroad
corridor), to the south is property zoned I-6, and to the west is Interstate 95.

BACKGROUND

The property is not subject to any proffered conditions, special permit, or special
exception approvals.

COMPREHENSIVE PLAN

Pages 92 through 94 of the Fairfax County Comprehensive Plan, 2013 Edition Area IV,
Lower Potomac Planning District, LP2-Lorton-South Route 1 Community Planning
Sector, amended through October 28, 2014, provide guidance for the subject property,
as follows:

Land Unit F

Land Unit F includes established and developing industrial uses adjacent
to the CSX Railroad tracks and continues south of Mims Street to Hassett
Street, incorporating properties fronting on both sides of Richmond
Highway (see Figure 30). Existing uses include storage yards,
warehouse/wholesale activities, a concrete batching plant and a metals
recycling facility.

Future industrial development should complement the goals and
objectives of the Lorton Plan, especially those with respect to upgrading
the image of Lorton. Uses envisioned for this area include industrial/flex
space uses, retail and other related business and employment uses.
Industrial development should be of a type appropriate to specific sites in
the areas; i.e., rail-using industries adjacent to rail siding tracks, vehicular-
oriented industrial parks proximate to Route 1. Industrial uses adjacent to
residential and other non-industrial uses should be enclosed, effectively
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buffered and set back to minimize use conflicts. Maximum FARs should
not exceed .35. Intensities and uses should generally transition down from
the railroad tracks to Richmond Highway. Further expansion of industrial
uses beyond the planned designation should not be allowed.

The area on the west side of Richmond Highway south of Mims Street is
planned as a mixed industrial/office park developed as a single
architectural whole to avoid the appearance of strip development. The
total area should be consolidated and access to Richmond Highway
should be limited by use of a service drive to a signalized intersection at
Giles Run Road.

Strip development, free-standing retail uses, and/or automobile-oriented
uses should not be allowed.

Land Unit F

LP2 - Lorton-South Route 1
Community Planning Sector

Figure 30 'r.ﬁ_

D Land Uni F
I:I Sub-unil
< boundaries
_ Y Remainder of LP2
| Parcels O

g 1Feet
0 TS0 1,500
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SPECIAL EXCEPTION PLAT ANALYSIS

The Special Exception Plat entitled “Gunston Cove Road,” was submitted by
Dewberry Consultants LLC and consists of six sheets dated March 2015 and revised
through August 20, 2015, and is reviewed below.

Site Layout

As shown in Figure 2, development of the site consists of a concrete batching plant with
a silo 40.5 feet in height. An accessory office and driver’'s room are located in the
concrete batching plant for use by the plant manager and concrete mixing truck drivers.
Six aggregate storage bins used to store aggregate materials, such as rock, sand, and
gravel, which are used to make concrete and are located in the northwest area of the
site. An overhead conveyor is located between the concrete batching plant and the
aggregate storage bins and is used to transfer aggregate materials from the aggregate
storage bins to the concrete batching plant.

Aggregate

/ > S Storage Bins

A & Preservation
' L
g

Stormwater

4 . | s T e . Management
. R AIES o N
& ; A ;s ’
S Rl S R zii -
“ h

.,_ ¢ Q:...“ _.-"I s O y '-; ’ e
"% Concrete B S 6 A
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/ Maintenance 7.
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/.f"l o 2 LOAD REACY-MX CONCRETE
. 3. WASHOUT AREA

4 TRUCKS EXT THE SITE

Figu\re 2: Site Layout, Source: SE Plat, Sheet 3

An accessory one-story, 1,600-square foot shop/office (maintenance) building with two
service bays is located in the southeast area of the site. The maintenance building is
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intended for storage of materials and equipment associated with the concrete batching
plant and for the repair of on-site equipment and concrete mixing trucks. Truck repairs
may include fixing flat tires, lights, and small mechanical repairs to the mixer drums.
Adjacent to the maintenance building is a 288-square foot area for an above-ground fuel
storage tank to serve the concrete mixing trucks that utilize the concrete batching plant.

A truck washout area is located adjacent to the site’s entrance. The truck washout area
is used to wash dust and debris from the concrete trucks before they leave the site.
Adjacent to the truck washout area is a 720-square foot area for recycled concrete.

Access and Parking

Access to the site is provided off Gunston Cove Road, a public road, which has become
a dead end road since the bridge at the southern end of the road washed out several
years ago and there are no plans to repair the bridge. On-site circulation from Gunston
Cove Road, involves concrete mixing trucks turning right into the site and proceeding in
a counterclockwise direction to the concrete batching plant to be loaded. After a truck is
loaded, it then proceeds to the washout area and exits the site, as shown in Figure 2. A
total of 22 parking spaces is provided for both employee and concrete truck parking. No
loading space is required.

Landscaping and Open Space

The subject property currently is undeveloped and covered with upland forest
vegetation, which consists of Red Oak, Beech, Virginia Pine, Tulip Poplar, Red Maple,
and Eastern Red Cedar species that are in fair condition. Ten percent of the existing
tree canopy or 22,782 square feet will be preserved to meet the 10-year tree canopy
requirement in the Public Facilities Manual (PFM). A total of 93,335 square feet of tree
canopy is provided consisting of 75,415 square feet of tree preservation and

17,920 square feet of tree plantings.

To meet the interior parking lot landscaping requirement in the Zoning Ordinance and
PFM, 5 percent or 1,611 square feet of the total area of the parking lot area is required
to be provided. Interior parking lot landscaping consisting of 1,800 square feet and
landscaped with nine Category IV deciduous trees is provided to meet the requirement.

No transitional screening is required along the northern property line; however,
deciduous and evergreen trees are proposed. Along the eastern property line, a 50-foot
setback is proposed adjacent to an R-1 area that will remain undeveloped.

Landscaping consisting of deciduous and evergreen trees are proposed in the northeast
area of the site and along the site’s Gunston Cove Road frontage with existing
vegetation to remain. In the southern area of the site, no land disturbing activity is
proposed and the existing vegetation is proposed to remain. Along the western
property line, a 50-foot wide tree preservation area is provided and will serve as a
transitional screening area to 1-95 to the west. Additional landscaping consisting of
Category lll and Il evergreen trees are proposed for additional screening. The applicant
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is requesting modifications of the transitional screening and barrier requirements, which
is discussed in more detail in the Modifications section of this report.

Approximately 31 percent or 1.66 acres is provided as open space, which exceeds the
10 percent or 0.52 acre requirement.

Stormwater Management

The phosphorous load reduction required is 3.25 pounds per year. Off-site nutrient
credits are proposed to be purchased to satisfy the water quality requirement and

3.50 nutrient credits are available from the Resource Environmental Solutions Potomac
nutrient facilities. In the event that nutrient credits are not available, water quality will be
satisfied by a stormtech isolator row with bayfilter. These best management practice
facilities satisfy 98 percent of the total phosphorous removal requirement.

The disturbed portion of the site outfalls to an existing storm sewer system that outfalls
to an unnamed tributary to the Pohick Creek. Channel protection will be satisfied
through the one-year energy balance (keeps pre-development the same by reducing
peak flow rate if volume increases) to bring the site’s hydrology back to a forested
condition. A dry detention basin will provide water quantity control for the 2 and 10-year
24-hour storms and the 1-year energy balance.

ANALYSIS
Land Use Analysis (Appendix 4)

The subject property is located in Land Unit F in the LP2 Lorton-South Route 1
Community Planning Sector of the Comprehensive Plan. The Comprehensive Plan
indicates that the Lorton-South Route 1 planning area is a southern “gateway” to Fairfax
County and the National Capital Area. Areas of particular attention are identified and
include the I-95/Lorton Road interchange area, which is approximately 3,000 feet from
the subject property. Future development in the gateway areas are recommended to be
located, designed, accessed, buffered, and screened, where necessary, to help further
the attainment of the County’s “gateway” concept. While this Planning Sector is part of
the southern “gateway,” industrial uses are not precluded from the Planning Sector.

The Planning Sector also includes land use recommendations for industrial uses and
identifies two areas for industrial uses; one of the two industrial areas includes Land
Unit F, and states:

The second industrial area is adjacent to the CSX Railroad tracks to the
west and continues south of Mims Street to Hassett Street, incorporating
properties fronting on both sides of Richmond Highway. This area
contains outdoor storage yards, warehouse activities, a concrete batching
plant and a metals recycling center. A portion of the area remains
undeveloped and provides an opportunity for future industrial uses. Infill,
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redevelopment and new development in this area should be industrial
flex/office and related commercial uses at a floor area ratio up to .35 which
are compatible with the overall land use objectives of the Lorton Plan and
which will promote an improvement in the image of Lorton.

As stated in the land use recommendations for industrial uses and in the
recommendations for Land Unit F, a portion of the area remains undeveloped and
provides an opportunity for future industrial uses. Both recommendations acknowledge
existing outdoor storage yards, warehouse activities, a concrete batching plant, and a
metals recycling facility in the industrial area and in the land unit. Both
recommendations envision industrial and other related uses up to a maximum floor area
ratio (FAR) not to exceed 0.35 and the concrete batching plant is proposed at a

0.007 FAR, which is below the maximum recommended FAR.

Further guidance is provided in the Land Unit F recommendations that industrial
development should be of a type appropriate to specific sites and should be enclosed,
effectively buffered, and set back to minimize use conflicts. Such recommendations
support the southern “gateway” recommendations to locate, design, access, buffer, and
screen future development and further support the land use objectives for the Planning
Sector to provide access into the core of large parcels of industrial use so that these
operations are shielded from view and to locate heavy industrial uses away from the
roadways and add extensive landscaping, screening and/or buffering at the roadway
edges.

To address the above land unit, southern “gateway,” and land use objective
recommendations in the Comprehensive Plan, the concrete batching plant is proposed
off Gunston Cove Road, which provides access from Lorton Road into a core area of
parcels zoned and developed with industrial uses. Such industrial development
includes vehicle repair, storage, and metal fabrication. The concrete batching plant is
set back from roadways by approximately 130 feet from both Gunston Cove Road and
[-95. Buffering along the site’s 1-95 frontage is provided with the retention of an existing
chain link fence and a 50-foot wide tree preservation area. Additional plantings are
proposed to screen the use and consist of deciduous and evergreen trees and a 6-foot
high galvanized chain-link fence along the western boundary that is part of a proposed
security fence that surrounds the use. To screen and buffer the use from view along the
site’s Gunston Cove Road frontage, a 6-foot high solid wood fence is proposed with a
50-foot wide transitional screening area along the site’s northeastern property line with
landscaping plantings consisting of Category Il and Category IV deciduous trees and
Category I, Il, and Ill evergreen trees. Such landscaping also is provided along 150 feet
of the site’s northwestern property line to screen the use from view.

In addition to the buffers provided by the landscaping, transitional screening yards, and
fencing, noise buffers are proposed to mitigate noise associated with the concrete
batching plant. Such noise buffers include using “white noise” backup alarms on trucks
instead of the normal “beep beep” alarms that are typical of heavy vehicles; a quieter
concrete batching plant dust collector; and fabricated buffer shields around the dust
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collector. To the extent feasible, parts of the concrete batching plant operations are
enclosed, such as the maintenance building.

While the entire Planning Sector is a southern “gateway,” industrial uses such as the
proposed concrete batching plant are appropriate in certain locations. For example, in
2005, the Board of Supervisors approved a concrete batching plant with a silo up to

75 feet in height on property directly to the north of the subject property. Such property
also is zoned 1-6, located within Land Unit F, and subject to the same Comprehensive
Plan recommendations. Surrounding uses are developed with industrial uses such as
an outdoor storage yard and warehouse activities.

In accordance with the Comprehensive Plan recommendations discussed above, the
proposed use is located in an area developed, zoned, and planned for industrial uses;
buffered and shielded from view with noise mitigation buffers provided; and set back
and located away from the roadway edges of Gunston Cove Road and [-95. Such site
design elements address the Planning Sector land use objectives, land use
recommendations for industrial uses, and the Land Unit F recommendations. The site
design also contributes to developing a positive image for the Lorton-South Route 1
area in an effort to further the attainment of the County’s “gateway” concept.

Environmental Analysis (Appendix 5)

The Environmental Element of the Policy Plan of the Comprehensive Plan provides
objectives that encourage energy and water conservation and other green building
practices with new and redevelopment projects.

As an industrial use, the proposed development does not fall clearly within a designated
classification where conventional green building practices can be readily applied. In an
effort to address the Comprehensive Plan’s guidance on green building practices, staff
recommends that the applicant incorporate into the office building use of low-emitting
adhesives, sealants, low-volatile organic compounds (VOC) products, and low-fume
paints/coatings to improve air quality, energy-efficient toilets, and lighting systems. Staff
has proposed a development condition to address this issue.

It is noted that the applicant participates in the National Ready Mixed Concrete
Associations’ (NRMCA) Green-Star Certification Program, a collaborative program with
the U.S. Environmental Protection Agency, which recognizes businesses within the
ready mix concrete industry that have achieved or are actively working towards
environmental excellence and/or a demonstrable reduction of environmental impacts,
following the principles of sustainability. The applicant’s Hollywood and Queenstown,
Maryland concrete plants have obtained the Green-Star certification and are
continuously audited by inspectors to ensure continued compliance. The applicant
indicated that the proposed concrete batching will be designed and operated under this
program. Appendix 2G provides additional information on the Green Star program.
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Transportation Analysis (Appendix 6)

The applicant has addressed the Fairfax County Department of Transportation
(FCDOT) and the Virginia Department of Transportation’s (VDOT) comments to
adequately show the on-site truck circulation and 15-foot right-of-way dedication from
the centerline of Gunston Cove Road.

FCDOT notes that the level of service at the intersection of Lorton Road and Gunston
Cove Road is C in the A.M. peak hour and D in the P.M. peak hour and recommends
that trucks from the site should avoid the peak hours. In response, the applicant
indicates that because the design of the concrete batching plant only permits one truck
to be loaded at any one time, the time between trucks exiting the site is approximately
10 minutes; therefore, no more than six trucks per hour are anticipated. At the
intersection of Gunston Cove Road and Lorton Road, the traffic signal cycle is timed at
approximately four minutes per full cycle. No more than one truck is anticipated to
approach the intersection of Gunston Cove Road and Lorton Road for every two traffic
signal cycles, which minimizes the impact of the trucks generated by the proposed use
on the intersection.

While neither FCDOT nor VDOT indicated an issue with truck traffic on Lorton Road
from this application, community interest in such a restriction was expressed and
FCDOT summarized the process for such a restriction in Appendix 6. A through truck
restriction is a separate process through the Board of Supervisors and the
Commonwealth Transportation Board (CTB) and additional information is available at:
http://www.virginiadot.org/programs/resources/TTRGUIDELINE101603.pdf

Urban Forest Management Analysis (Appendix 7)

To address invasive species management, monitoring practices for tree preservation,
and use of only 14-gauge welded wire fencing or super silt fencing, staff has proposed
development conditions on these issues. All other staff comments have been
addressed.

Transitional Screening 3, a 50-foot wide transitional screening area, is required along
the eastern property line, adjacent to the R-1 area and along the western property line.
The applicant is requesting modifications of the transitional screening and barrier
requirements and is discussed in more detail in the Modifications section of this report.

Stormwater Analysis (Appendix 8)

There are no resource protection or floodplain areas on-site. To address phosphorous
removal, the applicant provided a letter from Resource Environmental Solutions, a
nutrient credit provider, confirming the availability of nutrient credits. In the event that
nutrient credits are not available during the site plan review, the applicant proposes to
provide an onsite best management practice facility consisting of a stormtech isolator
row with bayfilter to address the water quality requirement.


http://www.virginiadot.org/programs/resources/TTRGUIDELINE101603.pdf
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To address stormwater detention, the applicant is proposing an on-site detention facility
with an 83,000 cubic feet storage capacity to meet the 2- and 10-year, 24-hour storm
event requirement. A narrative and a summary of computations to demonstrate how the
concentrated stormwater flow will be released into a stormwater conveyance system is
not required at the time of zoning approval; however, will be required along with the
details of the hydrological and hydraulic computations during site plan review.

Park Authority Analysis (Appendix 9)

The subject property contains a Virginia Department of Historic Resources site,
identified as 44FX1107 in the southern tip of site, which is a Native American site of
unknown temporal period (no diagnostic artifacts). While no land disturbing activities
are proposed in this area, the Park Authority recommends that the applicant conduct a
Phase | archaeological study and any needed follow-up studies in areas of the site that
may be disturbed. Staff has proposed a development condition to address this issue.

ZONING ORDINANCE PROVISIONS

Staff review of the applicable Zoning Ordinance provisions is based on Sect. 9-006 of
the Zoning Ordinance, General Standards, which provides that all such uses shall
satisfy the general standards for special exception uses. In addition to the general
special exception standards, special exception uses must satisfy specific use standards
and any applicable additional standards. The proposed concrete batching plant is a
Category 5 special exception use and the following is an analysis of the use standards,
followed by the Additional Standards for Heavy Industrial Uses and General Standards.

Standards for all Category 5 Uses (Sect. 9-503)

Standard 1: Except as qualified in the following Sections, all uses shall comply with the
lot size and bulk regulations of the zoning district in which located.

The subject property is located in the 1-6 District. The table below provides the lot size
and bulk regulations for the 1-6 District.

Lot Size/Bulk Regulations

I-6 District Requirements

Proposed Development

Minimum Lot Area 20,000 square feet 5.23 acres
Minimum Lot Width 100 feet 876.16+ feet
Maximum Building Height 75 feet 40.5 feet

Minimum Yards

Front: 45° angle of bulk plan, but
not less than 40 feet
Side: No requirement
Rear: No requirement

Front Yard: 60+ feet
Side Yard: 10+ feet
Rear Yard: 83+ feet

Maximum FAR

0.50

0.007

Table 1: 1-6 District Lot Size and Bulk Regulations, Source: Fairfax County Zoning Ordinance, Article 5
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Standard 2: All uses shall comply with the performance standards specified for the
zoning district in which located, including the submission of a sports illumination plan or
photometric plan as may be required by Part 9 of Article 14.

The application is subject to the performance standards in Article 14. A sports
illumination plan and photometric plan are not required with this application.

Standard 3: Before establishment, all uses, including modifications or alterations to
existing uses, shall be subject to the provisions of Article 17, Site Plans.

The application is subject to Article 17.

Additional Standards for Heavy Industrial Uses (Sect. 9-511)

Additional Standard 1: Each applicant for a heavy industrial use shall provide with his
application an evaluation of his proposed use, by a person or firm qualified to make

such evaluations, indicating how the use can be made to comply with the applicable
performance standards in Article 14.

The performance standards in Article 14 include standards for air pollution, fire and
explosive hazards, liquid and solid waste, noise standards, and outdoor lighting
standards, among other performance standards. The application is subject to the
performance standards in Article 14. The applicant retained several consultants, one of
which specializes in noise impacts. The consultants’ analysis is provided in Appendices
2A, 2D, 2E, and 2F and discussed in the General Standards section of this report.

An above-ground fuel storage tank is proposed to serve trucks utilizing the concrete
batching plant, and as applicable, is subject to Title 40, Code of Federal Regulations,
Parts 116.4, 302.4, and 355; the Virginia Department of Environmental Quality
Hazardous Waste Management Regulations; any petroleum products as defined in
Title 40, Code of Federal Regulations, Part 280, and any other applicable regulations.

Building mounted lights are proposed and are subject to the Outdoor Lighting Standards
in Article 14 of the Zoning Ordinance.

Additional Standard 2: The Board may, in approving a special exception for a heavy
industrial use, establish additional yard requirements, landscaping and screening and
other standards that, in the opinion of the Board, will affect compatibility with the
surrounding community.

The surrounding area is developed and planned for industrial uses. The proposed use
meets the minimum yard requirements for the 1-6 District, as shown in Table 1. An
existing 50-foot wide vegetated area along the western property line is proposed to
remain and additional landscaping is proposed to further buffer the western area of the
site. Along the southern property line, existing vegetation also is proposed to remain.
Landscaping is provided along the site’s Gunston Cove Road frontage and in the
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northeast area between the concrete batching plant and the stormwater management
pond to screen the batching plant from Gunston Cove Road. The R-1 area is intended
to remain undeveloped and provides an additional buffer and screening to the proposed
use. The applicant is requesting a modification of the transitional screening requirement
along the R-1 area and along the western property line, which is discussed in more
detail in the Modifications section of this report.

General Standards (Sect. 9-006)
In addition to the standards for all Category 5 uses, all proposed special exception uses
also need to satisfy the following special exception general standards. The following

provides an analysis of the general standards.

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

As previously discussed in the Land Use section, the proposed use is in harmony with
the adopted Comprehensive Plan.

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

The subject property is located in the I-6 District, which is the only zoning district that
permits heavy industrial uses, such as the proposed concrete batching plant, with
special exception approval. The purpose and intent of the 1-6 District is to provide areas
for heavy industrial activities with minimum performance standards where the uses may
require that some noise, vibration and other environmental pollutants must be tolerated,
and where the traffic to and from the district may be intensive. This district is intended
for use by the largest manufacturing operations, heavy equipment, construction and fuel
yards, major transportation terminals and other basic industrial activities required in an
urban economy.

As stated above, the Zoning Ordinance permits some noise to be tolerated with heavy
industrial activities. To address noise impacts from the proposed use, the applicant
hired Phoenix Noise & Vibration, an acoustical consultant, to perform a noise impact
analysis with respect to neighboring residential properties. A copy of the noise impact
analysis is provided as Appendix 2F. The consultant’'s analysis included noise
measurements of the proposed plant equipment, computerized noise modeling, and
analysis of expected plant noise with the County’s noise regulations. In summary, the
noise analysis concluded that the concrete batching plant will contain multiple noise
sources that generate high levels of noise; however, most of the noise sources operate
for short periods of time and the noise analysis states that it is unlikely that all potential
noise sources from the use will operate simultaneously. If that occurs, the consultant
indicated that noise levels from the concrete batching plant, as measured at neighboring
residential structures, should not exceed the applicable County noise regulations. The
subject property is approximately 410 to 500 feet away from the nearest residential
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property and is adjacent to the CSX railroad corridor and Lorton Market Street. The
consultant’s analysis notes that these are two significant noise sources and the
residential properties are exposed to noise levels much higher than those expected
from the concrete batching plant. The proposed use will have to be in conformance with
Article 14 of the Zoning Ordinance and cannot exceed the County’s noise standards.
Staff has proposed a development condition to address this issue.

In addition, the applicant indicates use of “white noise” backup alarms on its trucks
instead of the normal “beep beep” alarms that are typical of heavy vehicles. These
backup alarms are designed to direct sound to the back of the moving vehicle instead of
a general all-encompassing alarm that could be heard from the surrounding area. Staff
has proposed a development condition for use of the “white noise” backup alarms on
the applicant’s trucks.

To address environmental impact from the proposed use, the applicant indicated use of
a quieter dust collector and a fabricated buffer shield around the collector to mitigate its
noise. Another environmental practice proposed is to recycle unused concrete and an
area for such concrete is provided on-site. A truck washout area also is included to
wash debris and dust from the trucks before leaving the site. The washout area
includes a system to address discharge waters with high pH levels (alkaline). Such
waste water is confined in a holding area where the pH of the water is determined; high
pH water is piped into a storage tank and neutralized.

As stated above, the purpose and intent of the 1-6 District is to provide areas for heavy
industrial activities where the traffic to and from the district may be intensive. According
to the applicant’s traffic analysis, the proposed use generates approximately 94 total
average daily trips, which includes 37 truck trips and 10 employee vehicle trips. FCDOT
and VDOT did not indicate that the truck traffic generated as being intensive.

The 1I-6 District provides areas for heavy industrial activities and recognizes that such
uses may include some noise, environmental pollutants, and traffic that may be
intensive. The applicant has provided mitigations for such impacts. In staff's opinion
with the proposed development conditions, the proposed use is in harmony with the
general purpose and intent of the I-6 District.

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

As previously discussed in the Land Use section, the subject property is located in an
area that the Comprehensive Plan identifies as an area for industrial uses. The subject
property is zoned I-6, which permits heavy industrial uses, such as the proposed
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concrete batching plant with special exception approval. Neighboring properties are
zoned I-6 and developed with industrial uses.

In response to community concern on potential impacts from the proposed use to
residential properties to the east of the CSX railroad corridor, which are approximately
410 to 500 feet away, the applicant has made several site design and operational
changes. To minimize the potential visibility of the concrete batching plant silo, the
applicant initially proposed a taller height, but in response to community concerns,
reduced the height to 40.5 feet. The maximum building height permitted in the

I-6 District is 75 feet.

In addition, the applicant hired a consultant specializing in visual impact surveys to
conduct a balloon fly at the site and to analyze the visual impact of the proposed
40.5-foot high concrete batching plant silo on nearby residences. A red balloon,
measuring five feet in diameter, was raised in the proposed location of the concrete
batching plant and aerial photographs were taken at various vantage points, as shown
in Appendix 2D. The photographs demonstrate that the balloon was not visible from the
vantage points. To address community concerns about visual impact, upon the
recommendation of the applicant’s consultant, the applicant is proposing to paint the
concrete batching plant Dunes/Desert Tan from the CON-E-Co custom colors, as
shown in the color palate in Appendix 2E. This shade of brown is intended to blend well
in the summer and winter months. In addition, the maintenance building is proposed to
be painted tan to blend with the surrounding trees and foliage. To further minimize the
industrial appearance of the concrete batching plant, the applicant proposes to utilize
solid shields over the majority of the mechanical components of the plant to minimize its
industrial appearance.

Landscaping consisting of Category | through IV deciduous and evergreen trees and
evergreen shrubs are proposed to screen the use. A buffer consisting of a solid 6-foot
high wooden fence is proposed along the site’s Gunston Cove Road frontage, adjacent
to the R-1 area. Additional landscaping is provided along the northern property line and
along the eastern property line to screen the use. Along the southern and western
property lines, existing vegetation is proposed to remain with additional landscaping
provided. With the proposed development conditions, the use is not anticipated to
hinder or discourage the appropriate development and use of adjacent or nearby land
and/or buildings or impair the value thereof.

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

Limited or no pedestrian traffic is anticipated with the proposed use. The applicant
conducted a traffic analysis to evaluate the anticipated traffic from the proposed use.
According to the applicant’s traffic analysis, the use generates approximately 94 total
average daily trips, which includes 37 truck trips and 10 employee vehicle trips. The
applicant’s traffic analysis indicates that the proposed use is anticipated to generate
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11 AM peak hour and 12 PM peak hour trips, based upon the Institute of Transportation
Engineers (ITE) 9™ Edition rates. However, because the design of the concrete
batching plant only permits one truck to be loaded at any one time, the time between
trucks exiting the site is approximately 10 minutes; therefore, no more than six trucks
per hour are anticipated. At the intersection of Gunston Cove Road and Lorton Road,
the traffic signal cycle is timed at approximately four minutes per full cycle. No more
than one truck is anticipated to approach the intersection of Gunston Cove Road and
Lorton Road for every two traffic signal cycles, which minimizes the impact of the trucks
generated by the proposed use on the intersection. The applicant anticipates that
drivers using the proposed concrete batching plant will primarily serve customers in
Fairfax and Prince William Counties.

The Virginia Department of Motor Vehicles’ guidelines indicate that with a permit for
vehicles mixing concrete in transit, at a project site, or for transporting necessary
components to produce concrete immediately upon arrival at a project site, the
maximum gross weight allowed for concrete trucks is 70,000 pounds with a minimum
axle space of 22 feet. A five percent extension of the gross weight is permitted with an
overload permit or up to 73,500 pounds. The applicant ordered six new concrete mixer
trucks whose weight and load will be within the federal and state weight limits. The
applicant’s purchase order, truck design, and weight calculations are provided as
Appendix 2C.

In addition and as previously discussed, the applicant indicated the use of “white noise”
backup alarms on its trucks instead of the normal “beep beep” alarms that are typical of
heavy vehicles. These backup alarms are designed to direct sound to the back of the
moving vehicle instead of a general all-encompassing alarm that could be heard from
the surrounding area. Staff has proposed a development condition for use of the “white
noise” backup alarms on the applicant’'s concrete mixing trucks. With the proposed
development conditions, pedestrian and vehicular traffic associated with the use is not
anticipated to be hazardous or conflict with the existing and anticipated traffic in the
area.

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

As previously discussed, landscaping consisting of Category | through IV deciduous and
evergreen trees and evergreen shrubs are proposed to screen the use. Peripheral
parking lot landscaping is provided along the northern property line along with

Category Il evergreen trees and a Category IV deciduous tree. A 50-foot wide
transitional screening yard is provided along the northeastern property line, adjacent to
the R-1 area. The R-1 area is not intended to be cleared and the existing vegetation
from the R-1 area provides an additional landscape buffer between the proposed use
and Gunston Cove Road. In addition, between the 50-foot wide transitional screening
yard and Gunston Cove Road, adjacent to the R-1 area, the applicant is proposing to
provide a 6-foot high solid wood fence to further screen the use from Gunston Cove
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Road. Landscaping also is provided along the site’s southeastern property line to
screen the use from Gunston Cove Road. Existing vegetation is proposed to remain in
the southern area of the site. An existing 50-foot wide vegetated area along the
western property line is proposed to remain with additional landscaping and peripheral
parking lot landscaping provided to further buffer the western area of the site.

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

The 1-6 District requires that 10 percent of the gross area shall be landscaped open
space. The applicant is providing 31 percent (1.66 acres) and meets the open space
requirement.

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

Adequate utility, drainage, and parking are available and provided to serve the
proposed development. Water and sanitary service are available in proximity to the site
and will be extended to serve the proposed use.

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

A building mounted sign is proposed and is subject to Article 12 of the Zoning
Ordinance.

MODIFICATIONS

Modification of Sects. 13-303 and 13-304 of the Zoning Ordinance for the
transitional screening and barrier requirements to that shown on the SE Plat

The subject property is split zoned 1-6 and R-1 and the application area is limited to the
I-6 portion of the site. Since a portion of the site is zoned R-1, Transitional Screening 3
is required adjacent to the R-1 area and such screening consists of an unbroken strip of
open space a minimum of 50 feet wide and planted with a mixture of large evergreen
and large deciduous trees and medium evergreen shrubs, as described in Sect. 13-303
of the Zoning Ordinance.

Along the eastern property line, adjacent to the area zoned R-1, the applicant requests
a modification of the transitional screening planting requirements due to the location of
storm drain easements and existing overhead and underground utilities; the applicant is
not able to provide the full planting requirement. The applicant is providing the required
50-foot wide transitional screening width and does not intend to develop the R-1 portion
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of the parcel, which would remain vegetated and would provide an additional buffer. A
wood fence is proposed between the dry pond and the R-1 area to buffer and screening
for the proposed use.

Along the northeastern property line, north of the site’s entrance, the applicant requests
a modification of the 50-foot wide transitional screening width and planting requirement
in favor of a 15 to 25-foot wide transitional screening width with a mixture of evergreen

and deciduous trees and evergreen shrubs. The applicant also requests a modification
of the barrier requirement in this same area. A barrier would impede the sight distance
from the site’s entrance.

Along the western property line, Transitional Screening 3 and Barrier D, E, or F are
required. As previously discussed, Transitional Screening 3 consists of an unbroken
strip of open space a minimum of 50 feet wide and planted with a mixture of large
evergreen and large deciduous trees and medium evergreen shrubs, as described in
Sect. 13-303 of the Zoning Ordinance. Barrier D consists of a 42 to 48-inch chain link
fence; Barrier E consists of a 6-foot wall, brick or architectural block; and Barrier F
consists of a 6-foot high solid wood or otherwise architecturally solid fence. The
applicant requests a modification of the transitional screening planting requirement in
favor of retaining existing vegetation 50 feet in width. Peripheral parking lot landscaping
is proposed along the western property line to screening the parking area, which also
serves as an additional screening in the western area of the site. A 6-foot high
galvanized chain-link fence is proposed in lieu of the barrier requirement. Staff does not
object to the requested modifications.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

The concrete batching plant is proposed in an area zoned for heavy industrial uses and
developed with such uses. The Comprehensive Plan identifies the LP2-Lorton-South
Route 1 Community Planning Sector as a southern “gateway” area, but does not
preclude the development of industrial uses; guidance is provided for industrial uses
and two industrial areas are specifically identified in the Planning Sector. The concrete
batching plant is proposed on property located in one of the two recognized industrial
areas. To address community concerns, the applicant hired several consultants to
perform visual, noise, and transportation studies to better evaluate the potential impact
of the proposed development on the surrounding area. As discussed, several mitigation
measures are proposed and reflected as development conditions.

The proposed site layout, landscaping, screening, buffering, and noise mitigation
measures address the Comprehensive Plan recommendations. In staff’s opinion, the
proposed concrete batching plant is in harmony with the Comprehensive Plan and in
conformance with the applicable Zoning Ordinance provisions with the staff proposed
development conditions contained in Appendix 1 of the staff report.
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Staff Recommendations

Staff recommends approval of SE 2015-MV-019, subject to the approval of the
proposed development conditions contained in Appendix 1 of the staff report.

Staff recommends approval of a modification of Sects. 13-303 and 13-304 of the Zoning
Ordinance for the transitional screening and barrier requirements to that shown on the
SE Plat.

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

It should be further noted that the content of this report reflects the analysis and
recommendations of staff; it does not reflect the position of the Board of Supervisors.
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Appendix 1

PROPOSED DEVELOPMENT CONDITIONS
SE 2015-MV-019
January 7, 2016

If it is the intent of the Board of Supervisors to approve SE 2015-MV-019 located at

Tax Map 107-4 ((1)) 62A patrt, to allow a heavy industrial use (concrete batching plant)
pursuant to Sects. 5-604 and 9-511 of the Zoning Ordinance, staff recommends that the
Board of Supervisors condition its approval by requiring conformance with the following
development conditions:

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

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

3. A copy of the Non-Residential Use Permit (Non-RUP) shall be posted in a
conspicuous place on the property of the use and be made available to all
departments of the County of Fairfax during the hours of operation of the
permitted use.

4. This Special Exception is subject to the provisions of Article 17 of the Zoning
Ordinance, as may be determined by the Director, Department of Public Works
and Environmental Services (DPWES). Any plan submitted pursuant to this
Special Exception shall be in substantial conformance with the approved Special
Exception Plat entitled “Gunston Cove Road,” was submitted by
Dewberry Consultants LLC and consists of six sheets dated March 2015 and
revised through August 20, 2015, and these conditions.

5. The site plan for the concrete batching plant shall include both the 1-6 and R-1
portions of the subject property.

6. The applicant shall dedicate at no cost and conveyance in fee simple with no
encumbrances to the Board of Supervisors right-of-way up to 15 feet from the
center line of Gunston Cove Road for tax map 107-4 ((1)) 62A part (including
both the R-1 and I-6 portions of the property) prior to site plan approval. The
applicant retains density credit as may be permitted in Par. 4 of Sect. 2-308 of
the Zoning Ordinance.

7. The hours of operation are permitted to be 24-hours a day, Monday through
Saturday.

8. No vehicle major service work shall be permitted on the subject property.
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9. The concrete batching plant shall be a maximum of 40.5 feet in height.

10.  The concrete batching plant silo and shop/office building shall be painted a
shade of brown to mitigate the visual impact and blend with surrounding trees
and foliage.

11. To the extent feasible, solid surfaces of the concrete mixing plant shall be
shielded with fabricated buffer shields or similar shields to mitigate plant noise.
Areas where such shields shall be placed and a demonstration of noise
mitigation shall be provided to the Department of Public Works and
Environmental Services (DPWES) at the time of site plan submission.

12. The outdoor storage of aggregate material shall be located on a concrete slab
and enclosed on three sides.

13. A dust collector system shall be used to reduce dust to and from the concrete
batching plant. The applicant shall demonstrate the mitigation of dust and noise
from the dust collector at the time of site plan submission to the Department of
Public Works and Environmental Services at the time of site plan submission.

14.  Prior to the issuance of a Non-Residential Use Permit (Non-RUP) for the
concrete batching plant, a truck washout area shall be installed in the area
shown on the Special Exception Plat. All trucks leaving the property shall be
rinsed in the washout area. The washout system shall include a system to treat
and dispose of wastewater to address discharge waters with high pH levels.

15.  White noise backup alarms designed to direct sound specifically to the back of
the truck shall be installed on the applicant’s concrete mixing trucks and shall be
used instead of backup alarms that produce a “beep, beep” sound.

16.  Concrete mixing trucks shall be parked on-site at all times and not on Gunston
Cove Road.

17.  The maximum number of employees and company vehicles (concrete mixing
trucks) shall be coordinated to ensure compliance with the parking requirements
in Article 11 of the Zoning Ordinance.

18. The above-ground fuel storage tank shall be subject to applicable Federal, State,
and County regulations for hazardous and/or toxic substances that generate,
utilize, store, treat, and/or are disposed of as set forth in applicable federal, state,
and local regulations.

19. To the extent feasible, the applicant shall use building materials that have been
produced or manufactured within 500 miles of the subject property and shall
provide proof of installation and invoice receipts, with manufacturer’s data



SE 2015-MV-019 Page 3

20.

21.

22.

showing the production or manufacturing location to the Chief of the Environment
and Development Review Branch in the Department of Planning and Zoning prior
to the issuance of a Non-Residential Use Permit (Non-RUP).

The applicant shall install only LED or fluorescent lamps in all interior building
lighting fixtures. The applicant shall provide a maximum lighting power allowance
of 1.25 watts/square foot (code maximum is 1.5 watts/square foot for retail area
and 0.9 watts/per square foot for the service department area). The applicant
shall provide proof of installation, energy usage calculations and manufacturers’
product data to the Chief of the Environment and Development Review Branch in
the Department of Planning and Zoning prior to Non-RUP.

The applicant shall use low-emitting materials for all adhesives, sealants, paints,
coatings, flooring systems, composite wood, and agrifiber products, as well as
furniture and furnishings if available. Low-emitting is defined according to the
following table (again written for the specific case):

e Application (VOC Limit g/L less water)
e Carpet Adhesive 50

e Rubber floor adhesive 60

e Ceramic tile adhesive 65

e Anti-corrosive/ anti-rust paint 250

e Clear wood finishes 350

Prior to final construction bond release, the LEED-AP, who is also a professional
engineer or licensed architect, shall submit a certification statement including
supporting documentation confirming that the green building elements listed
above have been incorporated into the design and construction of the building.
Concurrence and acceptance of the certification statement by the Chief of the
Environment and Development Review Branch in the Department of Planning
and Zoning shall be provided to the LEED-AP prior to final construction bond
release.

The applicant shall install motion sensor faucets and flush valves and ultralow-
flow plumbing fixtures that have a maximum water usage as listed below.

Prior to final construction bond release, the LEED-AP, who is also a professional
engineer or licensed architect, shall submit a certification statement including
supporting documentation as detailed below, confirming that the green building
elements listed below have been incorporated into the design and construction of
the building. Concurrence and acceptance of the certification statement by the
Chief of the Environment and Development Review Branch in the Department of
Planning and Zoning shall be provided to the LEED-AP prior to final construction
bond release.

e Water Closet (gallons per flush, gpf) 1.28
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23.

24.

Urinal (gpf) 0.5

Showerheads (gallons per minute, gpm*) 2.0
Lavatory faucets (gpm**) 1.5

Kitchen and janitor sink faucets 2.20

Interior metering faucets 0.25

* When measured at a flowing water pressure of 80 pounds per square inch (psi).
** \WWhen measured at a flowing water pressure of 60 pounds per square inch

(psi).

The applicant shall demonstrate to the Chief of the Environment and
Development Review Branch in the Department of Planning and Zoning that the
concrete batching plant has been designed and could qualify as part of the
National Ready Mix Concrete Associations’ Green Star Certification Program
prior to issuance of the Non-RUP.

The landscape plan to be submitted at the time of site plan submission for
approval by the Urban Forest Management Division and shall include an invasive
species control narrative for specific control measures of undesirable plant
species found within the existing trees to remain areas along the northern,
western, and eastern property lines. All reasonable efforts shall be made to
lessen the impacts of crowding and shading by invasive plant species such as
Pueraria montana var. lobata-kudzu vine within the 10-year tree canopy credit
areas and existing trees to remain and shall include but not limited to the
following language:

A. Any application of environmentally sensitive approved herbicides shall be
applied by a Virginia Department of Agriculture and Consumer Services-
Office of Pesticide Services-Commercial Certified Applicator or Registered
Technician.

B. Kudzu Vines: Remove from trees by cutting all vines at ground level. Vines
shall be cut again several feet up the trunk. Pull ground vines a few feet from
the base of the tree to slow regrowth up the tree trunk. Remove ground vines
3-4 times per year and applying a systemic herbicide. Retreatment will be
necessary for complete eradication. Employing a combination of methods
often yields the best results and may reduce potential impacts to native
plants, animals and people.

Chemical

Two of the more widely used systemic herbicides are glyphosate and
triclopyr. Triclopyr comes in two forms — triclopyr amine (e.g., Garlon® 3A,
Brush-B-Gone®, Brush Killer®) and triclopyr ester (e.g., Garlon® 4,
Pathfinder®, and Vinex®). The amine and ester forms are very different
products with specific uses, hazards and precautions. For this reason,
whichever is used shall only be used by trained and certified applicators who
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25.

26.

are familiar with this hazard and know the precautions that need to be taken
when using it.

C. Tree of Heaven: Elimination of tree of heaven requires diligence, due to its
abundant seed production, high seed germination rate, and vegetative
reproduction. Follow-up monitoring and treatment when needed shall be an
integral part of any serious ailanthus management program. Regardless of
method selected, treated areas shall be rechecked one or more times a year
and any new suckers or seedlings treated (cut, sprayed or pulled) as soon as
possible, especially before they are able to rebuild root reserves. Establishing
a thick cover of trees (non-invasive and preferably native) or grass sod will
help shade out and discourage establishment of ailanthus seedlings.
Targeting large female trees for control will help reduce spread of ailanthus by
seed.

Chemical

The most effective method of ailanthus control is through the use of
herbicides, which may be applied as a foliar (to the leaves), basal bark, cut
stump, or hack and squirt treatment. While it is relatively easy to kill the above
ground portion of tree of heaven, you need to kill or seriously damage the root
system to prevent or limit stump sprouting and root suckering.

D. Invasive species control shall be conducted until bond release.

Tree Preservation Fencing. All trees shown to be preserved on the Tree
Preservation Plan shall be protected by tree protection fencing during the period
of construction. Tree protection fencing in the form of four (4) foot high, fourteen
(14) gauge welded wire attached to six (6) foot steel posts driven eighteen (18)
inches into the ground and placed no further than ten (10) feet apart, or super silt
fence to the extent that required trenching for super silt fence does not sever or
wound compression roots which can lead to structural failure and/or uprooting of
trees, shall be erected at the limits of clearing and grading as shown on the SE
Plat.

A Phase | archaeological study shall be conducted at least 30 days prior to any
land disturbing activities on the subject property for the areas of the property that
are to undergo ground disturbing activities and previously were unsurveyed. If
significant sites are found, a Phase Il study shall be undertaken to determine
eligibility for inclusion into the National Register of Historic Places. If sites are
found eligible, avoidance or a Phase Il data recovery shall be undertaken.

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

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



APPENDIX 2

SPECIAL EXCEPTION TO PERMIT
A CONCRETE BATCHING PLANT WITH
ACCESSORY MAINTENANCE FACILITY AND OFFICE
PURSUANT TO SECTION 5-604 OF THE ZONING ORDINANCE

STATEMENT OF JUSTIFICATION

Revised August 11, 2015

Charles County Sand & Gravel Company, Inc., a Maryland corporation, (the “Applicant™)
seeks approval of a Special Exception (“SE”) to permit construction of a concrete batching plant
with accessory maintenance and office uses. The 5.23 acre portion of the parcel identified on the
Fairfax County Tax Map as #107-4((1))-62A (the “Property”) with a street address of 9520
Gunston Cove Road, Lorton, Virginia, is located in the Mt. Vernon District and is zoned -6, Heavy
Industrial. Section 5-601 of the Zoning Ordinance states the purpose and intent of the I-6 Heavy

Industrial District is as follows:

“The I-6 District is established to provide areas for heavy industrial
activities with minimum performance standards where the uses may
require that some noise, vibration and other environmental pollutants
must be tolerated, and where the traffic to and from the district may be
intensive. The district is intended for use by the largest manufacturing
operations, heavy equipment, construction and fuel yards, major
transportation terminals and other basic industrial activities required in

an urban economy.”

The Applicant plans to develop the concrete batching plant with accessory maintenance
and office facilities as a Category 5 Special Exception Use under Section 5-604 of the Zoning
Ordinance on approximately 5.23 acres of the Property consistent with the Special Exception Plat
prepared by Dewberry dated April 6, 2015 (the “SE Plat™). The SE Plat illustrates an office of
approximately 1,600 square feet, a concrete plant of approximately 8,400 square feet, an aggregate
storage area, a washout area, and a truck parking area. The proposed use complies with required
setbacks and buffer yard requirements and locates on-site all required storm water management
and best management practices detention facilities. The Property is served by public sewer and

water facilities and abuts a paved public road, State Route 600, Gunston Cove Road.
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The Property and proposed use are well-located to meet the purpose and intent of the heavy
industrial uses of the I-6 District. As a dead-end public road providing access from Lorton Road
to nonresidential uses via a signalized intersection, Gunston Cove Road carries very little traffic.
See attached intersection analysis by Wells and Associates. The Property abuts [-95 on the west
and is located across Gunston Cove Road from the RF&P Railroad, a major rail line carrying
substantial rail traffic on a daily basis. The Property abuts similarly zoned properties that have
been developed or are approved for development of 1-6 uses. No residentially used properties are

located on the portion of Gunston Cove Road from Lorton to the existing cul-de-sac of Route 600.

The SE Plat indicates there are no floodplain, environmental quality or resource protection
areas on the Property. An above-ground fuel storage tank will be located on the Property to serve
trucks utilizing the concrete batching plant and, with the exception of the fuel storage tanks, the
proposed development of the Property will not generate, utilize, store, treat or dispose of any
hazardous or toxic substances as set forth in Title 40, Code of Federal Regulation Parts 116.4,
302.4 and 355; any hazardous waste as set forth in Virginia Department of Environmental Quality
Hazardous Waste Management Regulations; and/or petroleum products as defined in Title 40,
Code of Federal Regulations. All such substances on the Property will be utilized, stored and/or

disposed of in accordance with said regulations.

The proposed concrete batching plant with accessory maintenance and office facility will
operate Monday through Saturday on a continuous basis as necessary to meet construction
schedules and will employ up to ten workers on site. With the exception of Sunday, the plant will
be operational 24/7 to serve concrete trucks using the concrete batching plant on the Property. The
office building will be constructed of concrete block and will be painted tan. The enclosed traffic
assessment indicates approximately 94 total average daily trips will be added to state highways
(including 37 trucks (in and out) and 10 employee vehicles (in and out)). The number of trips
forecast to result from the proposed development of the Property falls far below the 5,000 trips per
day threshold established in the state regulations as requiring a detailed traffic impact study. The
Applicant anticipates drivers using the proposed facility will primarily serve customers in Northern
Virginia communities in Fairfax County and Prince William County via Lorton Road and adjacent
I-95 that is readily accessible at existing ramps at the [-95/Lorton Road grade-separated

interchange.
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The proposed concrete batching plant with accessory maintenance and office facilities
meets the purpose and intent of the Heavy Industrial District Zoning Regulations. The proposed
use is particularly well-suited upon the Property due to its location between 1-95 and the major
north/south rail line of the RF&P Railroad with no trips on Gunston Cove Road through any

residential neighborhood.

The Applicant has enclosed an intersection analysis by Wells and Associates that concludes
the cycle of the lights at the intersection of Gunston Cove Road and Lorton Road are timed at
approximately four minutes per full cycle. The amount of time involved in a concrete mixer from
start to finish of its loading process is roughly ten minutes, a period of time called “Load to Gate.”
Based upon the enclosed report the number of trucks stacking on Gunston Cove Road at the light
to turn onto Lorton Road will not be an issue since at no time will more than one truck go through
two full cycles of the light. The average estimated time required for a truck to leave a plant, deliver
concrete, and return to a plant is approximately two (2) hours, a period of time that addresses any

concerns about trucks stacking on Lorton Road.

The Applicant is aware of concerns raised by some area residents about truck traffic on
Lorton Road from other industrial use applications. The Applicant has addressed such concerns
by ordering six (6) new state of the art mixers specifically designed to carry a full ten (10) Cubic
Yard load on Interstate 95 and be within the state and federal weight limits. The purchase order
and truck design have been attached for review and indicate delivery is expected in the fourth

quarter of 2015.

The Applicant is aware of other general community concerns about industrial uses such as
noise and visual impacts. In an attempt to address such concerns the Applicant has made design
and operational modifications to the proposed plant and the components utilized in day to day
operations. The county code limits the maximum elevation of a plant to seventy five (75) vertical
feet for the highest component of an operation. The Applicant has taken into consideration the
view of the Property from area residential properties, some of which are within 500 LF of the
Property, and made modifications to limit the visual exposure from nearby properties. The
proposed plant has a maximum elevation of forty and a half (40.5) vertical feet and has been

designed to utilize solid shields over the majority of the mechanical components to reduce the
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industrial appearance. The Applicant hired Digital Design & Imaging Service, Inc. to prepare an
analysis of the proposed elevations from the surrounding residential properties, by performing a
balloon test. A red balloon, measuring five (5) feet in diameter was raised at the proposed location
of the plant on the Property and aerial photos were taken at various vantage points throughout the
neighborhood to ensure visual impacts, if any, would be minimal. The attached pictures
demonstrate the balloon was not visible from any of the vantage points at an elevation above the
third floors of the nearby townhome community. The Applicant also requested its consultant to
provide guidance on the best color to paint the proposed plant and components to allow it to blend
with the surrounding trees and foliage. The consultant instructed that a shade of brown would
blend well in both the summer and winter months, so the Applicant has specified that the plant
will be CON-E-CO Desert Tan, a shade of brown. See attached color palate sheet for reference.
The Property will be secured by a six (6) foot tall chain link security fence on three sides. Along
the frontage of the Property facing Gunston Cove Road and nearby residential properties the
Applicant has proposed a six (6) foot tall wood slatted fence to add additional buffering.
Additionally, the county landscape requirements have been met and, where possible, exceeded to

add additional buffering.

Industrial uses often generate concerns about noise, a concern the Applicant does not take
lightly. The Applicant hired Phoenix Noise & Vibration to perform a complete acoustic study for
the Property. In an effort to ensure the sounds generated from the proposed operation would be
equivalent to the test locations, the Applicant made sure that the existing locations studied were
home to similar equipment and machinery. The enclosed sound study provides supporting data
demonstrating the proposed operation will meet the Fairfax County noise standards and have little
to no impact on nearby residential uses. The Applicant plans to use a quieter dust collector and a
fabricated buffer shield around the collector that will substantially mitigate its noise. The Applicant
will also use “White Noise” backup alarms on its trucks instead of the normal “beep beep” alarms
that are a staple of the construction industry. These backup alarms are designed to direct sound
specifically to the back of the moving equipment, instead of a general all-encompassing alarm that
can be heard from the surrounding area. As stated earlier, the Applicant has incorporated solid
surfaces over the majority of the plant mechanical components which will increase sound
mitigation. All of these modifications are in line with both OSHA and MSHA regulations and are

allowed for use in our industry.
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The National Ready Mixed Concrete Association (NRMCA) hosts a program called
“GREENSTAR” which promotes the design and use of concrete plants in an environmentally
proactive manner. This program has a very strict set of required guidelines for design and day to
day activities. The Applicant has attached this list and an overview of the program. The plant will
be designed and operated under this program and additionally will work to utilize materials and

components that are in line with LEED building techniques.

Chaney Enterprises carries an operational quality and community commitment reputation
that is unrivaled in our industry which is exemplified by our relationships with MDE, MSHA,
VADEQ, and the local jurisdictions in which we operate on a daily basis. It is the goal of our
company to become a part of every community we enter and be a company a local jurisdiction can
be proud to say they are associated with. Chaney Enterprises annually donates ten (10) percent of
its net profits back to the communities it serves. Chaney Enterprises has been awarded the Alliance
for Workplace Excellence award 2010 — 2015, and we continue to be an innovator from all aspects

of the concrete industry.

The proposed use is a fiscally positive use that requires few governmental services,
generates few vehicle trips and will be good neighbors. The proposed use is consistent with goals

of the Comprehensive Plan and should prove to be an appropriate use of the Property.
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Appendix 2A

VA

11441 Robertson Drive
Suite 201
Manassas, VA 20109

WELLS + ASSOCIATES
MEMORANDUM

To: Lo‘u Ann Hutchins . ey
Fairfax County Department of Transportation 703-365-0265 rax
e www.mjwells.com
From: William F. Johnson, P.E.
Luke Lam
Re: SE 2015-MV-019; Charles County Sand and Gravel Company, Inc.
Subject: Gunston Cove Road/Lorton Road
Date: August 14, 2015

The purpose of this memorandum is to provide additional information and traffic
analysis to County staff in conjunction with the above referenced application.
Specifically, this memorandum seeks to address the current operation of the Gunston
Cove Road/Lorton Road intersection and the impact of the proposed use on the same.

Charles County Sand and Gravel Company, Inc. proposes to develop a 5.23 acre
property located at Tax Map 107-4 ((1)) 62A (9520 Gunston Cove Road) with a
concrete batching plant. The site is zoned [-6 (Heavy Industrial) and is located east
of Interstate 95 and south of Lorton Road. Access to the site is provided along
Gunston Cove Road which itself is accessed via Lorton Road (Route 642) at the [-95
interchange.

The intersection of Gunston Cove Road and Lorton Road operates under signal
control. Intersection peak hour traffic and signal timing data were provided from
VDOT and indicate that the signal operates at a 200-second cycle length during the
weekday AM peak period and a 220-second cycle length during the weekday PM
peak period. Furthermore, a significant portion of the signal cycle is allocated to the
Lorton Road mainline movements (approximately 60%) and operates in tandem
with the adjacent entrance to the Amtrak auto-train station. Accordingly, delays
experienced at the Gunston Cove Road approach originate from the fact that the
Lorton Road signal is optimized to give priority to through traffic along the Lorton
Road corridor.

A copy of the intersection volume and signal timing sheets as provided from VDOT is
included as Attachment I. Based on the volume data and the signal timing
parameters, the Gunston Cove Road side street movements operate near capacity
(LOS “E”) during the peak hours as shown on the level of service summary table in
Attachment II. The intersection operates at overall LOS “E” during the AM peak hour

and LOS “D” during the PM peak hour based on the analysis. ,
Transportation Consultants

INNOVATION + SOLUTIONS
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The VDOT traffic counts show that approximately 3,428 vehicles and 3,086 vehicles
travel through the Gunston Cove Road/Lorton Road intersection during the AM and
PM peak hours, respectively. Of those vehicles, approximately 80 and 86 exit
Gunston Cove Road on to Lorton Road during the AM and PM peak hours,
respectively.

In a letter to Michelle Guthrie, FCDOT, dated February 16, 2015, Wells + Associates
provided a trip generation analysis of the subject application. As stated therein, the
development is anticipated to generate approximately 11 AM peak hour and 12 PM
peak hour trips upon completion based on the Institute of Transportation Engineers
(ITE), 9th Edition rates. It should be noted that, given the site’s zoning of [-6 (Heavy
Industrial), a number of trips may be anticipated to be generated should the site
redevelop with a permitted by-right use (i.e., without the need for a Special
Exception). According to the ITE trip rates associated with an “Industrial Park,” the
subject site could generate 43 AM peak hour, 45 PM peak hour, and 320 daily trips
(without the need for a SE).

Of the site generated hourly trips summarized above, and as elaborated later in this
document, a maximum of 6 trucks per hour are anticipated to exit the site on to
Gunston Cove Road. As summarized in Table 1 below, the peak hour trips
anticipated to be generated by the proposed development would comprise less than
1% of the total traffic traveling through the subject intersection and less than 5% of
the traffic exiting Gunston Cove Road during the peak hours.

Table 1
Gunston Cove Road/Lorton Road
Intersection Volume Summary

AM Peak Hour PM Peak Hour
Total Intersection Volume, vph 3086 3183
Volume Exiting Gunston Cove Road, vph 130 138
Forecasted Exiting Site Trips, vph 6 6
% Site Trips to Total Intersection <1% <1%
% Site Trips Exiting Gunston Cove Road 5% 4%

The total future traffic forecasts with development of the proposed new a concrete
batching plant were developed for the forecast year of 2018. These forecasts were
based on the baseline traffic volumes from VDOT traffic counts, an annual estimated
growth rate of 1% per year along Lorton Road, and the peak hour site trip
assignments. An analysis was performed with these total future traffic forecasts as
summarized in Attachment II. Under future traffic conditions, overall intersection
delays would increase by less than one second. Therefore, as the analysis
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demonstrates, the presence of the proposed development would resultin no
appreciable impact on the surrounding roadway network.

Based on information from the Applicant, the amount of time that is involved in a
concrete mixer from start to finish of its loading process is approximately ten
minutes. This duration is called “Load to Gate.” Because the design of the site would
only permit one truck to be loaded at any one time, the minimum headway between
successive trucks exiting the site is approximately ten minutes. Therefore, no more
than six trucks per hour are anticipated to exit the site and approach the Lorton
Road/Gunston Cove Road intersection during peak site operations. As a result, no
more than one truck will approach the intersection for every two signal cycles at
peak thus minimizing the impact of site generated trucks on intersection operations.

Based on data provided by the National Ready Mixed Concrete Association (NRMCA),
the average time that it takes a truck to leave the plant, deliver the concrete, and
return to the plant is approximately two (2) hours roundtrip. This variation in timing
will further distribute site generated truck traffic, thus minimizing any impacts
associated with trucks on Lorton Road.

In conclusion, the proposed development is anticipated to add minimal traffic to the
roadway network and would not constitute a significant impact to the operation of

the Gunston Cove Road/Lorton Road intersection.

Please feel free to contact Will Johnson at 703.365.9262 or wfjohnson@mjwells.com
if you have any questions or require additional information related to this analysis.

Attachments: a/s




Attachment I

VDOT Volume and Signal Timing Data
Lorton Road/Gunston Cove Road



Volume

1: Gunston Cove Rd/I-95 NB Ramps & Lorton Rd 8/6/2015
A ey ¢ AN M)A

Volume (vph) 572 1278 100 52 562 496 40 44 40 74 46 124

Confl. Peds. (#/hr)

Confl. Bikes (#hr)

Peak Hour Factor 100 100 100 100 100 1.00 100 100 1.00 1.00 1.00 1.00

Growth Factor 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Heavy Vehicles (%) 2% 2% 19% 19% 2% 2% 19% 19% 19% 2%  19% 2%

Bus Blockages (#/hr) 0 0 0 0 0 0 0 0 0 0 0 0

Parking (#/hr)

Mid-Block Traffic (%) 0% 0% 0% 0%

Adj. Flow (vph) 572 1278 100 52 562 496 40 44 40 74 46 124

Shared Lane Traffic (%) 20%

Lane Group Flow {vph) 572 1278 100 52 562 496 40 84 0 59 61 124

EX AM 5:00 pm 8/15/2000 AM Peak
Wells and Associates

Synchro 9 Report
Page 1



Timings

1: Gunston Cove Rd/I-95 NB Ramps & Lorton Rd 8/6/2015
A ay v AN MY
_ EBL EBT EBR WBL WBT WBR NBL NBT SBL SBT

Lane Configurations LA TR & o if L if

Volume (vph) 572 1278 100 52 562 496

Turn Type Prot NA  Perm Prot NA  Perm

Protected Phases 1 6 5 2

Permitted Phases 6 2

Detector Phase 1 6 6 5 2 2

Switch Phase

Minimum Initial (s) 50 200 200 0 20108 20108 008 0105 R 010 DI 00 010
Minimum Split (s) 125 355 355 125 395 395 170 17.0 520 520 520 430
Total Split (s) D 2 5 B 2 D G A e A e S (s 52 0 D e 2 ) P 31
Total Split (%) 288% 41.3% 41.3% 11.3% 238% 238% 215% 21.5% 26.0% 260% 26.0% 22%
Yellow Time (s) 5.0 5.0 5.0 5.0 5.0 5.0 4.0 4.0 4.0 4.0 4.0 40
All-Red Time (s) 25 2.5 2.5 25 25 2.5 3.0 3.0 3.0 3.0 3.0 3.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Total Lost Time (s) 7.5 7.5 7.5 7.5 7.5 7.5 7.0 7.0 7.0 7.0 7.0
Lead/Lag Lead Lead Lead Lag Lag Lag

Lead-Lag Optimize?

Recall Mode None Min Min  None Min Min  None None None None None None
Act Effct Green (s) 359 548 548 14.1 33.0 330 134 134 1741 17.1 17.1

Actuated g/C Ratio 028 042 042 0.1 02688 0261 000D 030303

vlc Ratio 060 059 016 032 044 065 026 049 026 029 037

Control Delay 43 299 4180687 0 3098 DGR E64:3 ST 58150 1595 8.4

Queue Delay 0.0 0.0 0.0 0.0 0.3 1.4 0.0 0.0 0.0 0.0 0.0

Total Delay 443 299 41808 1o 32 2 B3 643 S 7 3R B 5E 505 8.4

LOS D C A D C C E E E E A
Approach Delay 32.8 29.6 59.6 33.3

Approach LOS C C E C

%i on.
Cycle Length: 200
Actuated Cycle Length: 129.4

Natural Cycle: 150

Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.65

Intersection Signal Delay: 32.8 Intersection LOS: C
Intersection Capacity Utilization 73.7% ICU Level of Service D
Analysis Period (min) 15

Splits and Phases: 1. Gunston Cove Rd/I-95 NB Ramps & Lorton Rd

EX AM 5:00 pm 8/15/2000 AM Peak Synchro 9 Report
Wells and Associates Page 2



Volume
1: Gunston Cove Rd/I-95 NB Ramps & Lorton Rd 8/6/2015

Ay ¢ ANt 2N

Volume

(vph 1184
Confl. Peds. (#/hr)
Confl. Bikes (#/hr)
Peak Hour Factor 100 1.00 100 100 100 100 100 100 100 100 1.00 1.00
Growth Factor 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%
Heavy Vehicles (%) 2% 2% 19%  19% 2% 2% 19% 19%  19% 2%  19% 2%
Bus Blockages (#/hr) 0 0 0 0 0 0 0 0 0 0 0 0
Parking (#hr)
Mid-Block Traffic (%) 0% 0% 0% 0%
Adj. Flow (vph) 400 806 60 48 1184 272 56 46 30 100 20 64
Shared Lane Traffic (%) 40%

Lane Group Flow (vph) 400 806 60 48 1184 272 56 76 0 60 60 64

Slmmanyi s AN e e e

| =r

EX PM 5:00 pm 2/21/2013 PM Peak Synchro 9 Report
Wells and Associates Page 1



Timings
1: Gunston Cove Rd/I-95 NB Ramps & Lorton Rd 8/6/2015

ane Grc : W BT
Lane Configurations N M4
Volume (vph) 400 806 60 48 1184 272 56 46 100 20 64
Turn Type Prot NA  Perm  Prot NA  Perm  Split NA  Split NA  Perm
Protected Phases 1 6 5 2 8 8 3 3 4
Permitted Phases 6 2 3
Detector Phase 1 6 6 5 2 2 8 8 3 3 3
Switch Phase
Minimum Initial (s) 50 200 20.0 50 200 200 100 100 100 10.0 100 10.0
Minimum Split (s) 125 355 355 125 395 395 430 430 520 520 520 43.0
Total Split (s) S G/ S O D 7 o 617 o Bzl e R () B 6 2 (e S O a2 43
Total Split (%) 26.1% 443% 443% 125% 30.7% 30.7% 195% 195% 236% 23.6% 23.6% 20%
Yellow Time (s) 5.0 5.0 5.0 5.0 5.0 5.0 4.0 4.0 4.0 4.0 4.0 4.0
All-Red Time (s) 25 25 25 25 25 25 3.0 3.0 3.0 3.0 3.0 3.0
Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Lost Time (s) £:8 7.5 5 7.5 s 7.5 7.0 7.0 7.0 7.0 7.0
Lead/Lag Lead Lead Lead Lag Lag Lag
Lead-Lag Optimize?
Recall Mode None Min Min  None Min Min  None None None None None None
Act Effct Green (s) 348 369 369 561 581 58.1 137 137 156 156 156
Actuated g/C Ratio 023 024 024 037 038 038 009 009 010 010 0.10
vic Ratio 050 065 015 009 061 039 041 052 034 036 023
Control Delay 539 548 248 2 DR (1) O 78 8 T B D R 3 ] 1.9
Queue Delay 0.0 0.0 0.0 0.0 0.5 1.0 0.0 0.0 0.0 0.0 0.0
Total Delay 539 548 AR AL SR (%] 788 706 725 7341 1.9
LOS D D A C C C E E E E A
Approach Delay 521 284 74.1 481
Approach LOS D C E D

Cycle Length: 220
Actuated Cycle Length: 151.7

Natural Cycle: 150

Control Type: Actuated-Uncoordinated
Maximum v/c Ratio: 0.65

Intersection Signal Delay: 41.2 Intersection LOS: D
Intersection Capacity Utilization 62.6% ICU Level of Service B
Analysis Period (min) 15

Splits and Phases:  1: Gunston Cove Rd/I-95 NB Ramps & Lorton Rd
#1 #‘_55[1_l #1“ #52_]:] #1 :5_5_5‘1 #591

EX PM 5:00 pm 2/21/2013 PM Peak Synchro 9 Report
Wells and Associates Page 2



Attachment II

Intersection Analysis
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HCM Signalized Intersection Capacity Analysis

1. Gunston Cove Rd/I-95 NB Ramps & Lorton Rd 711412015
ey v A 2] S
S T WB_L CWBT WBR NBL NBT NBR SBL SBT  SBR
Lane Configurations LLEE L, if % if % P % d [l
Volume (vph) 572 1278 100 52 562 496 40 44 40 74 46 124
Ideal Flow (vphpl) 1900 1900 1800 1900 1900 1900 1900 1900 1900 1900 1900 1900
Grade (%) -2% 2% 0% -3%
Total Lost time (s) 7.5 7.5 Th 7.5 75 75 7.0 7.0 7.0 7.0 7.0
Lane Util. Factor 097 091 100 100 091 1.00 1.00 1.00 095 095 1.00
Frt 100 100 085 100 100 085 1.00 093 100 100 0.85
Flt Protected 095 100 100 095 100 100 095 1.00 095 099 1.00
Satd. Flow (prot) 3467 5136 1371 1502 5034 1567 1517 1483 1706 1576 1607
Flt Permitted 095 100 100 095 100 100 095 1.00 095 099 1.00
Satd. Flow (perm) 3467 5136 1371 1502 5034 1567 1517 1483 1706 1576 1607
Peak-hour factor, PHF 1600 11005 00 005 008 008 00 R00EE Si00 00 100 00
Adj. Flow (vph) 572 1278 100 52 562 496 40 44 40 74 46 124
RTOR Reduction (vph) 0 0 57 0 0 369 0 18 0 0 0 107
Lane Group Flow (vph) 572 1278 43 52 562 127 40 66 0 59 61 17
Heavy Vehicles (%) 2% 2% 19%  19% 2% 2%  19% 19%  19% 2%  19% 2%
Turn Type Prot NA  Perm Prot NA  Perm  Split NA Split NA  Perm
Protected Phases 1 6 5 2 8 8 3 3
Permitted Phases 6 2 3
Actuated Green, G (s) Siong) s b R R el R mRnA s 2
Effective Green, g (s) 359 548 548 14.1 33.0 33.0 13.4 13.4 17.2 172 17.2
Actuated g/C Ratio 028 043 043 011 026 026 010 0.0 OEaieh s (el
Clearance Time (s) 7.5 7.5 7.5 7.5 7.5 7.5 7.0 7.0 7.0 7.0 7.0
Vehicle Extension (s) 3.5 3.0 3.0 3.0 3.0 3.0 4.0 4.0 3.0 3.0 3.0
Lane Grp Cap (vph) 968 2190 584 164 1292 402 158 154 228 210 215
v/s Ratio Prot 0.16 ¢c0.25 0.03 c0.11 0.03 c0.04 0.03 c0.04
v/s Ratio Perm 0.03 0.08 0.01
vlc Ratio 059 058 007 032 043 032 025 043 026 029 0.08
Uniform Delay, d1 40.0 28.1 21.8 52.8 40.0 38.6 52.9 54.0 49.9 50.2 487
Progression Factor 1.00 100 100 080 0.71 5.08 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 1.0 0.4 0.1 1.1 0.2 0.4 1.2 26 0.6 0.8 0.2
Delay (s) 410 285 219 431 286 1965 541 56,6 505 509 489
Level of Service D C G D C F D E D D D
Approach Delay (s) 318 104.3 55.8 49.8
Approach LOS C F E D
Intersection Summa S e e G R s R
HCM 2000 Control Delay 57.5 HCM 2000 Level of Service E
HCM 2000 Volume to Capacity ratio 0.50
Actuated Cycle Length (s) 128.5 Sum of lost time (s) 29.0
Intersection Capacity Utilization 713.7% ICU Level of Service D
Analysis Period (min) 15

¢ Critical Lane Group

EX AM 5:00 pm 8/15/2000 AM Peak Synchro 9 Report
Wells and Associates Page 2



HCM Signalized Intersection Capacity Analysis

1: Gunston Cove Rd/I-95 NB Ramps & Lorton Rd 7/14/2015
ey v S S
Movement ~~ ~ EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations WM i b I ol Y b ¥ 4 i
Volume (vph) 400 806 60 48 1184 272 56 46 30 100 20 64
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Grade (%) -2% 2% 0% -3%
Total Lost time (s) 1.5 7.5 7.5 7.5 7.5 7.5 7.0 7.0 7.0 7.0 7.0
Lane Util. Factor 097 091 100 1.00 091 1.00 1.00 1.00 095 095 1.00
Frt 100 100 08 100 100 085 100 094 1.00 100 0.85
Flt Protected 095 100 100 095 100 100 095 1.00 095 097 1.00
Satd. Flow (prot) 3467 5136 1371 1502 5034 1567 1517 1502 1706 1647 1607
FlIt Permitted 095 100 100 095 100 100 095 1.00 095 097 1.00
Satd. Flow (perm) 3467 5136 1371 1502 5034 1567 1517 1502 1706 1647 1607
Peak-hour factor, PHF OO0 0 S D0 OO 0 0 s 0 0 0 O D O R O e 0 R 0 0200
Adj. Flow (vph) 400 806 60 48 1184 272 56 46 30 100 20 64
RTOR Reduction (vph) 0 0 45 0 0 95 0 12 0 0 0 57
Lane Group Flow (vph) 400 806 15 43 1184 177 56 64 0 60 60 7
Heavy Vehicles (%) 2% 2%  19%  19% 2% 2%  19% 19% 19% 2%  19% 2%
Turn Type Prot NA  Perm  Prot NA  Perm  Split NA Split NA  Perm
Protected Phases 1 6 5 2 8 8 3 3
Permitted Phases 6 2 3
Actuated Green, G (s) G R S b8 BB [ B o B 3 e 3 15671660 156
Effective Green, g (s) 348 368 368 561 581 581 137 137 156 1566 156
Actuated g/C Ratio 2 0 2 0 2 e O 0 3 s A (A0S 0:09 010 010 0.0
Clearance Time (s) 7.5 7.5 7.5 7.5 7.5 75 7.0 7.0 7.0 7.0 7.0
Vehicle Extension (s) 3.5 3.0 3.0 3.0 3.0 3.0 4.0 4.0 3.0 3.0 3.0
Lane Grp Cap (vph) 797 1250 333 557 1934 602 137 136 176 169 165
v/s Ratio Prot 0.12 ¢0.16 0.03 c0.24 0.04 c0.04 0.04 ¢0.04
v/s Ratio Perm 0.01 0.11 0.00
vlc Ratio 050 064 004 009 061 029 041 047 034 036 004
Uniform Delay, d1 507 513 437 309 375 323 649 653 63.0 631 611
Progression Factor 1008 00RO 01661 02 i 1100 100 1.00 1.00 1.00
Incremental Delay, d2 0.6 1.2 0.1 0.1 0.6 0.3 27 3.5 1.2 1.3 0.1
Delay (s) Sl ke g 2SR e RS 642 644 612
Level of Service D D D C C D E E E E E
Approach Delay (s) 51.7 28.8 68.3 63.2
Approach LOS D o E E
Intersection Summary ARt RSN b LS LN o
HCM 2000 Control Delay 419 HCM 2000 Level of Service D
HCM 2000 Volume to Capacity ratio 0.58
Actuated Cycle Length (s) 151.2 Sum of lost time (s) 29.0
Intersection Capacity Utilization 62.6% ICU Level of Service B
Analysis Period (min) 15

¢ Critical Lane Group

EX PM 5:00 pm 2/21/2013 PM Peak
Wells and Associates
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HCM Signalized Intersection Capacity Analysis

1: Gunston Cove Rd/I-95 NB Ramps & Lorton Rd 8/6/2015
N Y,
Movement ~~ ~ EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations bk f "M F % b N 4 F
Volume (vph) 589 1317 100 52 579 511 40 44 40 76 46 128
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Grade (%) -2% 2% 0% -3%
Total Lost time (s) 7.5 7.5 7.5 75 7.5 7.5 7.0 7.0 7.0 7.0 7.0
Lane Util. Factor 097 091 100 100 091 1.00 100 1.00 095 095 1.00
Frt 1.00 1.00 08 100 100 08 100 093 100 1.00 085
Flt Protected 095 100 100 095 1.00 100 095 1.00 095 099  1.00
Satd. Flow (prot) 3467 5136 1371 1502 5034 1567 1517 1483 1706 1578 1607
Flt Permitted 095 O O 0 I S0 00 0105 100 095 099 1.00
Satd. Flow (perm) 3467 5136 1371 1502 5034 1567 1517 1483 1706 1578 1607
Peak-hour factor, PHF 0eEE D0 D0 00RO 000 = 00 D0 D000 0000
Adj. Flow (vph) 589 1317 100 52 579 511 40 44 40 76 46 128
RTOR Reduction (vph) 0 0 57 0 0 379 0 18 0 0 0 111
Lane Group Flow (vph) 589 1317 43 52 579 132 40 66 0 60 62 17
Heavy Vehicles (%) 2% 2%  19%  19% 2% 2%  19%  19%  19% 2%  19% 2%
Turn Type Prot NA Perm  Prot NA  Perm  Split NA Split NA  Perm
Protected Phases 1 6 5 2 8 8 3 3
Permitted Phases 6 2 3
Actuated Green, G (s) 36168 6I3N I S0 SN 88 4l S8l 3 (i3 S
Effective Green, g (s) 366 563 563 137 334 334 134 134 173 173 173
Actuated g/C Ratio 028 043 043 011 026 026 010 010 Ohfker il (ULl
Clearance Time (s) 7.5 7.5 7.5 7.5 7.5 7.5 7.0 7.0 7.0 7.0 7.0
Vehicle Extension (s) 35 3.0 3.0 3.0 3.0 3.0 4.0 4.0 3.0 3.0 3.0
Lane Grp Cap (vph) 978 2229 595 158 1296 403 156 153 227 210 214
v/s Ratio Prot 017 ¢c0.26 0.03 ¢0.12 0.03 ¢0.04 0.04 c0.04
v/s Ratio Perm 0.03 0.08 0.01
v/c Ratio 060 0590 007 02380 10:450 101338 0126 043 026 030 008
Uniform Delay, d1 403 279 214 537 404 390 536 546 505 507 492
Progression Factor R0 0 D0 OO G 028 5 05 0 0200 1.00 1.00 1.00
Incremental Delay, d2 1.1 0.4 0.1 1.2 0.2 0.5 1.2 2.7 0.6 0.8 0.2
Delay (s) M4 284 205 445 294 1975 548 572 o sk 494
Level of Service D C G D C F D E D D D
Approach Delay (s) 31.8 105.3 56.4 50.3
Approach LOS C F E D
Intersection Summa R R T e
HCM 2000 Control Delay 57.8 HCM 2000 Level of Service E
HCM 2000 Volume to Capacity ratio 0.51
Actuated Cycle Length (s) 129.7 Sum of lost time (s) 29.0
Intersection Capacity Utilization 75.1% ICU Level of Service D
Analysis Period (min) 15
¢ Critical Lane Group
BG AM 5:00 pm 8/15/2000 AM Peak Synchro 9 Report
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HCM Signalized Intersection Capacity Analysis

1: Gunston Cove Rd/I-95 NB Ramps & Lorton Rd 711412015
N

Moveient _EBL EBT EBR WAL WST WBR NBL NBT NBR  SBL SBT SR
Lane Configurations LTRSS, i % 44 if 5 B % g if
Volume (vph) 412 830 60 43 1220 280 56 46 30 103 20 66
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1800 1900 1900
Grade (%) -2% 2% 0% -3%

Total Lost time (s) 75 7.5 7.5 7.5 7.5 7.5 7.0 7.0 7.0 7.0 7.0
Lane Util. Factor 097 091 100 100 091 1.00 100 1.00 0:95° 0I95E 100
Frt 100 100 085 100 100 085 100 094 100 100 085
Flt Protected 095 1.00 100 09 100 1.00 0985 1.00 0:95% DI 1100
Satd. Flow (prot) 3467 5136 1371 1502 5034 1567 1517 1502 1706 1649 1607
Flt Permitted 095 1.00 100 09 1.00 1.00 085 1.0 0195 R DIoEE R TE00
Satd. Flow (perm) 3467 5136 1371 1502 5034 1567 1517 1502 1706 1649 1607
Peak-hour factor, PHF D O O 11 0 O O e 0 O O D 1R 0 O RO D100
Adj. Flow (vph) 412 830 60 48 1220 280 56 46 30 103 20 66
RTOR Reduction (vph) 0 0 45 0 0 96 0 12 0 0 0 59
Lane Group Flow (vph) 412 830 15 48 1220 184 56 64 0 61 62 7
Heavy Vehicles (%) 2% 2%  19%  19% 2% 2%  19%  19%  19% 2% 19% 2%
Turn Type Prot NA  Perm Prot NA Perm  Split NA Split NA Perm
Protected Phases 1 6 5 2 8 8 3 3
Permitted Phases 6 2 3
Actuated Green, G (s) 36:010 3E8 R b6 68 b8 6 E R B 3l 19 e CEh e 8
Effective Green, g (s) 358 378 378 566 586 586 13.7 13.7 15.6 15.6 15.6
Actuated g/C Ratio O 02 0 S O T (D e S R 00 9 0:09 010 010 0.10
Clearance Time (s) 7.5 7.5 7.5 7.5 75 7.5 7.0 7.0 7.0 7.0 7.0
Vehicle Extension (s) 319 3.0 3.0 3.0 3.0 3.0 4.0 4.0 3.0 3.0 3.0
Lane Grp Cap (vph) 812 1271 339 556 1931 601 136 134 174 168 164
v/s Ratio Prot 0.12 ¢0.16 0.03 c0.24 0.04 c0.04 0.04 ¢0.04

v/s Ratio Perm 0.01 0.12 0.00
vic Ratio 051 065 004 009 063 031 041 048 035 037 0.04
Uniform Delay, d1 508 516 437 312 383 329 657 661 63.8 640 618
Progression Factor 100 100 100 068 074 106 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 0.6 1.2 0.1 0.1 0.7 0.3 2.8 3.6 1.2 1.4 0.1
Delay (s) SilkATT628 A3 2130 288 g 684 608 Bkl s (i)
Level of Service D D D C C D E E E E E
Approach Delay (s) 51.9 29.7 69.2 64.0
Approach LOS D C E E
Intersection Summary. i i

HCM 2000 Control Delay

HCM 2000 Volume to Capacity ratio

Actuated Cycle Length (s)
Intersection Capacity Utilization

Analysis Period (min)
¢ Critical Lane Group

Sum of lost time (s)
ICU Level of Service

"~ HCM 2000 Level of Service

BG PM 5:00 pm 2/21/2013 PM Peak

Wells and Associates

Synchro 9 Report
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HCM Signalized Intersection Capacity Analysis

1: Gunston Cove Rd/I-95 NB Ramps & Lorton Rd 8/6/2015
O TR A W | R

R WBL TWET T WER.UNBL NBTTUNBR BT SR
Lane Configurations LA S ) if % P g 'l
Volume (vph) 589 1317 511 42 45 46 128
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Grade (%) 2% 2% 0% -3%

Total Lost time (s) 7.5 7.5 7.5 7.5 7.5 75 7.0 7.0 7.0 7.0 7.0
Lane Util. Factor 0i97 S 0 0N R 00 0 0 S 00 0D S0 0 095 095 1.00
Frt 100 100 08 100 100 085 100 093 1.00 1.00 085
Flt Protected 0:95  1.000 ~ fi000 0:95°  1.00; 4.000 0:.95  1.00 095 099 1.00
Satd. Flow (prot) 3467 5136 1371 1502 5034 1567 1517 1480 1706 1578 1607
Flt Permitted OIg S B0 RN O (9 5 O 0 OO 0:9 5 100 0:95 R DI99 R i00
Satd. Flow (perm) 3467 5136 1371 1502 5034 1567 1517 1480 1706 1578 1607
Peak-hour factor, PHF 1.00 1.00 1.00 100 100 100 100 1.00 100 1.00 100 1.00
Adj. Flow (vph) 589 1317 103 55 579 511 42 45 43 76 46 128
RTOR Reduction (vph) 0 0 57 0 0 380 0 19 0 0 0 111
Lane Group Flow (vph) 589 1317 46 55 579 131 42 69 0 60 62 17
Heavy Vehicles (%) 2% 2%  19%  19% 2% 2%  19% 19% 19% 2%  19% 2%
Turn Type Prot NA  Perm Prot NA Pemm  Split NA Split NA  Perm
Protected Phases 1 6 5 2 8 8 3 &)
Permitted Phases 6 2 3
Actuated Green, G (s) Sany ok el RS e e R sl s
Effective Green, g (s) 36.7 564 564 13.8 335 335 13.7 137 17.3 173 173
Actuated g/C Ratio 0280 043 043 O 0R26 8 026 0 R R 05 QMBI 0303
Clearance Time (s) 7.5 7.5 7.5 b 7.5 7.5 7.0 7.0 7.0 7.0 7.0
Vehicle Extension (s) 3.5 3.0 3.0 3.0 3.0 3.0 4.0 4.0 3.0 3.0 3.0
Lane Grp Cap (vph) 977 2224 593 159 1295 403 159 155 226 209 213
v/s Ratio Prot 0.17  ¢0.26 0.04 c0.12 0.03 c0.05 004 ¢c0.04

v/s Ratio Perm 0.03 0.08 0.01
vic Ratio 060 059 008 035 045 033 026 045 027 030 008
Uniform Delay, d1 404 281 216 540 406 392 536 547 50.7  51.0 495
Progression Factor 100 1.00 100 080 072 505 100 1.00 100 100 1.00
Incremental Delay, d2 1.1 0.4 0.1 1.3 0.2 0.5 1.2 28 0.6 0.8 0.2
Delay (s) 416 286 217 446 295 1984 548 575 514 518 496
Level of Service D C C D C F D E D D D
Approach Delay (s) 32.0 105.6 56.6 50.6
Approach LOS & F E D
htersection Summa S

‘HCM'HZlDEJ_[l)"LeveI of Service

HCM 2000 Control Delay 58.1
HCM 2000 Volume to Capacity ratio 0.51
Actuated Cycle Length (s) 130.2 Sum of lost time (s) 29.0
Intersection Capacity Utilization 75.1% ICU Level of Service D

Analysis Period (min) 15
¢ Critical Lane Group

2018 TF AM 5:00 pm 8/15/2000 AM Peak
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HCM Signalized Intersection Capacity Analysis

1: Gunston Cove Rd/I-95 NB Ramps & Lorton Rd 8/6/2015
O T 2 N . T 4

Movemet =~~~ EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations w5 444 i %N 44 Fd % T; L] 4 if
Volume (vph) 412 830 63 51 1220 280 58 47 33 103 20 66
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Grade (%) -2% 2% 0% -3%

Total Lost time (s) 7.5 75 75 7.5 7.5 7.5 7.0 7.0 7.0 7.0 7.0
Lane Util. Factor 097 091 100 1.00 09 1.00 1.00 1.00 095 095 1.00
Frt 100 100 085 100 100 08 100 094 1.00 100 085
Flt Protected O S 00 0 0 S 100 O 0 DE O D e 1400 095 097 1.00
Satd. Flow (prot) 3467 5136 1371 1502 5034 1567 1517 1498 1706 1649 1607
Flt Permitted 09 100 1.00 095 1.00 1.00 095 1.00 095 097 1.00
Satd. Flow (perm) 3467 5136 1371 1502 5034 1567 1517 1498 1706 1649 1607
Peak-hour factor, PHF 100 100 {00 100 100 100 100 100 100 100 100 1.00
Adj. Flow (vph) 412 830 63 51 1220 280 58 47 33 103 20 66
RTOR Reduction (vph) 0 0 47 0 0 96 0 13 0 0 0 59
Lane Group Flow (vph) 412 830 16 51 1220 184 58 67 0 61 62 7
Heavy Vehicles (%) 2% 2%  19%  19% 2% 2%  19% 19%  19% 2%  19% 2%
Tumn Type Prot NA  Pem Prot NA  Perm  Split NA Split NA  Perm
Protected Phases 1 6 5 2 8 8 3 3

Permitted Phases 6 2 3
Actuated Green, G (s) 35188 378l a8l BRI 6B SR8 6E 40 410 1568 SI6E 56
Effective Green, g (s) 358 378 378 566 586 586 140 14.0 156 156 156
Actuated g/C Ratio 023 25 020 3 038 0 B DI 0 R 0109 010 010 0.0
Clearance Time (s) 7.5 7.5 7.5 7.5 7.5 7.5 7.0 7.0 7.0 7.0 7.0
Vehicle Extension (s) 3.5 3.0 3.0 3.0 3.0 3.0 4.0 4.0 3.0 3.0 3.0
Lane Grp Cap (vph) 811 1268 338 555 1928 600 138 137 173 168 163
vis Ratio Prot 012 ¢0.16 0.03 c0.24 0.04 c0.04 0.04 ¢0.04

v/s Ratio Perm 0.01 0.12 0.00
v/c Ratio 051 065 005 009 063 031 042 049 0f35 0137004
Uniform Delay, d1 509 517 439 314 384 330 657  66.1 640 641 620
Progression Factor 100 100 100 068 073 105 1.00 1.00 100 1.00 1.00
Incremental Delay, d2 0.6 1.2 0.1 0.1 0.7 0.3 28 3.7 1.2 1.4 0.1
Delay (s) Gill o GRHD e Al RS B ) B5 2 65624
Level of Service D D D C C D E E E E E
Approach Delay (s) 52.1 29.7 69.3 64.2

Approach LOS D C E E

HCM 2000 Control Delay HCM 2000 Levelof Senice D

HCM 2000 Volume to Capacity ratio

Actuated Cycle Length (s) 1563.0 Sum of lost time (s) 29.0
Intersection Capacity Utilization 63.7% ICU Level of Service B
Analysis Period (min) 15

¢ Critical Lane Group

2018 TF PM 5:00 pm 2/21/2013 PM Peak Synchro 9 Report
Wells and Associates Page 2
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NEW VEHICLE PURCHASE ORDER

A di
Appenix 26

Potomac Truck Centet, Inc.
3371 Kenilworth Ave, Bladensburg, MD 20781
Phone:301-864-2000 Fax: 301-277-7211

_ wwwBPTR_U_C[{GRG_UP;_CQm

Base Selling Price

F.R.E.T. :
TaxRate: 6%  Title Tax .
Title Fee f
Lien Fee :
Tag Fee ey
Sub-Total @
Extended Warranties
Total Sale Price
Total Price {8}l Vehicles
Less Trades
Less Trade Tax Exemptfon

ALLISON EXT. WARRANTY(MIXER W/RETARDER)

$0.00

$0.00

£0.00

$0.00

Total:

1 have been informed of the availability of extended warranty plans
pplfcab!e to the vehicle(s) | am intending to purchase.

Potomac Truck Center, Inc.
Distributor

Authorlzed Signature
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Appendix 2D
mDigital Design

& Imaging Service Inc.

AirPhotoslLive.com

b

= #0:t agl balleonlocation

\7

Googlc earth

v 112ft eyealt 2077 6O

Overview map indicating the client specified vantage points DDIS used when conducting
and documenting a preliminary Balloon Test at 9520 Gunston Cove Road.
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CON-e-CO.

Appendix 2E

An Oshkosh Corporation Company

Con-E-Co Custom Colors

901 White White While
FLNA40568 FLNA40734 FLNA4002
Masco White International White Cream Corn Yellow

FLNA40723 FLNABOBS8 FLNA10744

Ghaney Yellow Caterpillar Yellow Parchment
FLNA10068 FLNA10562 FLNA40838
MTM Tan Sierra Madre Gieger Tan
FLNA1539 FLNA80357 FLNA80351
Kinetic Khaki Burnco Lt. Gray 428 Silver/Gray
FLNAB0B22 FLNA70511 FLNAT0407
Show Gray Con-E-Co Gray international Gray

FLNA70506 FLNA70505 FLNA70526

.

Burnco Dk. Gray 424 Morgan Green
FLNA70377 FLNA70510 FLNABO718

Concreta Dominica Blue Burnco Red 485

FLNA51085 FLNA31121

kzoNobeI

Tomorrow's Answers Today

Cemex-Mexico
FLNA40605 (L)

John Deere Yellow
FLNA10843

Light Stone
FLNA40417

Dunes/Desert Tan
FLNABODO1

MTM Gray
FLNA7210

Battleship Gray
FLNATQ376

e

Boral Green
FLNABOT07

Additional information can be provided by the
AKZO NOBEL Color Help Line at 1-800-618-1010

Con-E-Co uses Autocoat BT LV650
for all of their OEM units.
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Phoenix Noise & Vibration, LLC
5216 Chairmans Court, Suite 107
Frederick, Maryland 21703
301.846.4227 (phone)
301.846.4355 (fax)
www.phoenixnv.com

Gunston Cove Ready Mix Concrete Plant

Noise Impact Analysis

For: Chaney Enterprises

By: Scott Harvey, P.E.

Acoustical Engineering Solutions.
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EXECUTIVE SUMMARY

Phoenix Noise & Vibration has conducted an analysis of potential noise impact upon
neighboring residential properties from the proposed ready mix concrete plant in Lorton,
Virginia. This analysis included noise measurements of proposed plant equipment,
computerized noise modeling, and analysis of expected plant noise according to the Fairfax
County noise limits.

The proposed ready mix concrete plant will contain multiple noise sources which generate
relatively high levels of noise; however most of these noise sources will only operate for short
periods of time and it is unlikely that all potential noise sources will operate simultaneously.
Recommendations are made herein to control noise including the use of white noise back up
warning devices and a silencer on the dust collector. Under typical expected plant operating
conditions, noise levels generated by the plant may be audible; however with the recommended
noise control devices, even with all equipment in simultaneous operation, plant noise levels, as
measured at neighboring residential structures, should not exceed applicable Fairfax County
noise level regulations.

It is should be noted that the site is separated from the nearest residential properties by the
CSX/AMTRAK railway and Lorton Market Street, two significant noise sources. Currently the
residential site is exposed to noise levels much higher than those expected from the ready mix
concrete plant.

Gunston Cove Ready Mix Concrete Plant 30 June 2015
Noise Impact Analysis Page 1
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NOISE TERMINOLOGY

Ambient Noise

A site’s ambient noise is the combined noise level generated by all the noise sources which
typically contribute to that site’s noise environment. Depending upon the location of the site, the
ambient noise may include roadway traffic, birds, insects, agricultural equipment, etc. Ambient
noise and the level associated with that ambient noise can vary significantly depending upon the
site.

Background Noise
The total noise of all sources other than the particular sound that is of interest.

dB vs. dBA

While the standard unit of measurement for sound is the decibel (dB), discussions of noise
impacting the human ear use “dBA.” The “A” refers to a frequency weighting network used to
simulate the human ear’s unequal sensitivity to different frequencies. The A-weighted noise
level is therefore more representative of a human’s perception of a noise environment than the
unweighted overall noise level in dB and is currently used in most all environmental noise
studies.

Ldn

The day-night average noise level, or Ldn, is the equivalent sound pressure level (average over a
24-hour period) obtained by adding 10 dB to sound pressure levels measured from 10:00 p.m. to
7:00 a.m. This 10 dB “penalty” accounts for the added sensitivity caused by noise generated
during the nighttime hours. The Ldn is not a measurement of the instantaneous noise level.

The Ldn is sometimes referred to as the “DNL,” however both terms represent the same quantity.
The Ldn is NOT a measurement of the instantaneous noise level. It is very possible to have
several short term events (tractor trailer, emergency vehicle siren, car horn, etc.) which generate
a relatively high noise level (e.g. 85 dBA) during a given time period, yet have a more moderate
overall Ldn value (e.g. 65 dBA Ldn).

Leq

The equivalent continuous noise level, or Leq, is the noise level averaged over a given time
period. The Leq does not include any penalties or adjustments. The Leq could represent the
noise level over 5 minutes, one hour, the daytime (7:00 AM to 10:00 PM) or nighttime (10:00
PM to 7:00 AM) hours, etc.

Gunston Cove Ready Mix Concrete Plant 30 June 2015
Noise Impact Analysis Page 2
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L90 and L10

A statistical rating of the noise level over a defined measurement time period. L90 is defined at
the noise level which is exceeded 90% of the measurements time. Likewise, L10 is the noise
level exceeded 10% of the time. L90 is generally accepted as the background noise level of the
measurement location or the noise level without additional short term noise sources present.

Summing Noise Levels

Noise levels from multiple sources do not add arithmetically; i.e. when two noise sources
generate 60 dB individually, they do not produce 120 dB when combined. Noise levels are
measured using a logarithmic scale; therefore they must be summed logarithmically. In the
decibel scale, two identical, non-coherent noise sources with the same noise level produce a 3 dB
increase above when only one of those sources is heard (i.e. two dump trucks which generate 80
dB each individually generate 83 dB when running simultaneously).

Similarly, two different noise sources with a difference of 10 dB in their individual levels results
in no measureable increase in noise when they are combined. Put another way, the quieter noise
source does not increase the overall noise generated by the louder source; i.e. adding a 70 dB
water pump into an environment where the noise level is already 90 does not increase the noise
level in the immediate surrounding area any further above 90 dB.

Gunston Cove Ready Mix Concrete Plant 30 June 2015
Noise Impact Analysis Page 3
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NOISE REGULATIONS

Applicable portions of the Fairfax County Code of Ordinances, Chapter 18. —Noise™ have been
reprinted here to indicate the design limits of the proposed ready mix concrete plant.

Article 4 — Noises Prohibited
Section 108-4-1 Specific Prohibitions

(f) Loading or unloading trucks in the outdoors within one hundred (100) yards of a
residence between the hours of 9 p.m. and 6 a.m. the following day.

Section 108-4-4. —Maximum permissible sound pressure levels.

(a) It shall be unlawful for any person to operate, or permit to be operated, any
stationary noise source in such a manner as to create a sound pressure level which
exceeds the limits set forth in the table following title “Maximum Sound Pressure
Levels” when measured at the property boundary of the noise source or at any point
within any other property affected by the noise. When a noise source can be identified
and its noise measured in more than one zoning district classification, the limits of
the most restrictive classification shall apply.

Table IMaximum Sound Pressure Levels

; '"zeq”e”cy' dBA | 31.5 | 63 | 125 | 250 | 50 | 1000 | 2000 | 4000 | 8000

dB Limit 55 | 70 | 69 | 64 | 59 | 53 | 47 42 38 35

Table 1 indicates that noise levels generated by plant operations and equipment must not exceed
55 dBA! at any time as measured at neighboring residential property lines. These are
instantaneous noise levels occurring at any given time, not the noise level averaged over some
time period.

The ordinance also includes a restriction on a frequency basis which is listed in the table. Noise
levels at each frequency band must not exceed those listed in the table. Interpretation of this limit
is somewhat difficult by the lay user and therefore is not regularly used by Fairfax County

officials in qualifying noise impact. The primary criteria for noise impact analysis is the overall
dBA reading.

SITE DESCRIPTION & PLANT OPERATION

The proposed ready mix concrete plant will be located along Gunston Cove Road in Lorton
Virginia approximately 0.4 miles south of its intersection with Lorton Road (property line shown
in red in Figure 1). The proposed property is separated from the nearest residential development

! For further explanation of this term, see “Noise Terminology” on Page 2.

Gunston Cove Ready Mix Concrete Plant 30 June 2015
Noise Impact Analysis Page 4
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by the CSX/Amtrak railway and Lorton Market Street. The distance from the residential
properties is approximately 145 yards. Based upon this distance the project is not governed by
Section 108-4-1 Specific Prohibitions Paragraph (f) of the Noise Ordinance.

{

Figure 1 - Satellite image Shing propertybounds

MEASUREMENTS

On April 16 2015, Phoenix Noise & Vibration visited the Gunston Cove Road site to collect the
current transportation noise exposure at the residential development closest to the proposed site.
Again on April 29 a visit was made to the existing DC Village ready mix concrete plant in
Washington, DC to measure noise levels generated by existing plant operations and plant
equipment. Noise measurements were made using Type | sound level meters which meet ANSI
S1.4 standards and were calibrated prior to the survey, traceable to the National Institute of
Standards and Technology (NIST).

The concrete equipment used at the DC Village plant is generally the same type to be used at
Gunston Cove. The single variation will be that the concrete mixer trucks used at DC Village
include older, louder trucks whereas the proposed trucks at Gunston Cove will be newer, quieter
units. The visit to the Gunston Cove site included measurement of a newer truck which did

Gunston Cove Ready Mix Concrete Plant 30 June 2015
Noise Impact Analysis Page 5
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exhibit lower noise levels than the older trucks. This truck was outfitted with at traditional “beep,
beep, beep™ backup warning device which was measured at Position B in the Horseshoe Cottage
development.

Another option at Gunston Cove is the use of white noise backup warning devises rather than the
traditional “beep, beep, beep” type of warning devise. These white noise units prove less
bothersome and quieter than the traditional type. Measurements were made of both type at the
DC Village plant.

During the measurement surveys, several plant noise sources were identified as having the
greatest potential to generate high noise levels at relatively long distances. These noise sources
are presented in Table 2, along with the noise level generated by each source and the distance
from the source to the measurement location.

Table 2: Potential plant noise sources with highest expected noise levels.

Category Neia e Source Noise Level At a Distance of #
# (dBA) (feet) From Source
Cement truck blower 1 88 25
Cement truck blower with shroud 2 83 25
Dust collector w/ old concrete mixer
re/wing - % &
Plant Dust collector w/ new concrete
Operation mixer rewing 4 86 25
New concrete mixer revving alone 5 78 25
Dust collector alone 6 81 54
Dust collector with silencer 6a 64 54
Loader Passhy 7 76 30
Back-Up Traditional “beeping” alarm 8 85 25
Beepers White noise alarm 9 79 25

Table 2 does not include all noise sources associated with operation of the plant, mixer, and
loader, only those sources which generate the highest individual noise levels. The 9 noise
sources shown in Table 2 are those included in this analysis.

Table 2 also does not include noise from dump truck gates slamming after dumping materials,
which was measured during the on-site surveys. Although the duration of this action is very
short (less than one second), it is capable of generating a relatively high noise level. Since noise
from dump truck gates slamming is relatively high, this noise source would have a significant
impact on the plant’s noise level for that brief period of time when it occurs. Given the expected
infrequent occurrence of this event and its short duration, noise from dump truck gates slamming
has not been included in this analysis; however it is highly recommended that this action be
prohibited on the site.

The visit to the Gunston Cove site also provided the opportunity to measure the noise level from
various transportation sources near the existing townhomes of Horseshoe Cottage Circle. This
was carried out to provide a reference for current noise impact upon these residences the closest

Gunston Cove Ready Mix Concrete Plant 30 June 2015
Noise Impact Analysis Page 6
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to the ready mix plant property. Measurements were made at location B as shown in Figure 1.
Results are presented in Table 3.

Table 3 - Comparative measurements of current noise sources
at Horsheshore Cottage Circle

Source Noise Level, dBA
Freight train locomotive 83 dBA
Freight train cars 73 dBA
Passenger train 71to 78 dBA
HMe;\!i\éttrsut(;:e(:.S wheels) on Lorton 61 dBA
Motorcycle on Lorton Market Street 79 dBA

COMPUTERIZE NOISE MODELING

A computer model was developed using CadnaA to represent the future ready mix concrete plant
site and its surroundings. CadnaA is a three dimensional noise propagation model capable of
calculating the combined noise level from multiple sources at select points or as noise contours
throughout entire areas while accounting for factors such as topography, ground absorption,
reflections, significant structures, etc. The computer model includes site and surrounding
topography, existing structures surrounding the site and the future on site structures.

Data for each noise source shown in Table 2 was entered into the model, including the
anticipated location on the future site and the height above ground. Each noise source was
calibrated in the computer model using the on-site noise measurements. Noise source locations
are shown on enclosed Drawing 1.

FUTURE PLANT NOISE LEVELS

The computer model calculated the noise levels generated by the plant throughout the
surrounding areas under two operating conditions:

o  “Worst Case” — all possible noise sources operating simultaneously (unlikely)
e Typical Operating Condition (majority of the time)

Noise levels for each case are presented on enclosed Drawings 2 and 3, respectively. These
represent potential instantaneous noise levels occurring for any given moment in time, not the
site’s noise level when averaged over an extended period of time. To control excessive noise the
model included the dust collector with a silencer (see attached cut sheet) and the use of white
noise backup warning devices.

Gunston Cove Ready Mix Concrete Plant 30 June 2015
Noise Impact Analysis Page 7



PHoguix

The noise levels shown on Drawings 1 and 2 are a result of only ready mix concrete plant
operations. These noise levels do not account for noise from the area’s other potential noise
sources, such as Lorton Market Street, Interstate 495, and the railway.

“Worst Case” Operating Condition

The “worst case” operating condition shown on Drawing |, has been accounted for to simulate
the highest noise level generated by the plant at one instantaneous moment. This is the condition
when all sources are operating simultaneously and with a white noise backup warning device
operating very close to Gunston Road. Under this scenario, Drawing 1 indicates that plant noise
levels are generally below 55 dBA (the daytime limit) at the closest residential properties.

Typical Operating Condition

Drawing 2 represents a more typical plant operating condition and one which is likely to occur
more frequently and for longer periods of time. This is the same condition as the “Worst Case”
but without the backup warning device.

Note that under this condition more typical of the plant’s operation, plant noise levels are
generally below 50 dBA and in compliance with the standard.

OTHER BACKGROUND NOISE

Other than the proposed ready mix concrete plant, the area includes many other sources of noise
that will contribute to the area’s typical background noise? level at any period of time. The most
significant noise sources include Lorton Market Street and the railway. By comparison to levels
measured on the Horseshoe Creek site listed in Table 3, noise levels from the proposed ready
mix plant will be far lower than frequent evens such as large trucks on Lorton Market Streetor
freight and passenger trains on the railway.

To further put plant noise (as measured at neighboring residences) in perspective, enclosed Table
4 includes examples of noise levels generated by common sources. Note that at a distance of
three feet, the noise level from a person speaking in a normal speaking voice is approximately 65
dBA.

2 For further explanation of this term, see “Noise Terminology” on Page 2.

Gunston Cove Ready Mix Concrete Plant 30 June 2015
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CONCLUSIONS

While noise resulting from plant operations may be heard at neighboring residential properties, it
will comply with Fairfax County overall noise limit of 55 dBA when measured at residential
property lines. Noise levels resulting from typical daily plant operations (occurring throughout
the majority of operating hours) will generally be below the limit as measured at residential
property lines.

In order to maintain this level of noise control the following items are recommended:

e White noise backup warning devices
e Silencers on dust collector
e Limit equipment speed on site to 15 mph

Even when operating under the “worst case” scenario, plant noise will generally be below the
Fairfax County noise ordinance limit at surrounding residential property lines.

Gunston Cove Ready Mix Concrete Plant 30 June 2015
Noise Impact Analysis Page 9
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‘ 7 qw Acoustic Calculation 329-15-1643 #1-004

NOISE CONTROL

VAW Systems Ltd. Phone:  (204) 697-7770
1300 Inkster Boulevard Fax: (204) 697-7789
Winnipeg, MB R2X 1P5

Project Name: Quote Date: Jun 15, 2015

Customer: Chicago Blower Corporation Valid Until:  Aug 14, 2015

Frank Pedota Quoted By: Frank Pedota, Chicago Blower
Corporation

Silencer Information

System Tag:
Silencer Tag:
Quantity: 1
Model: 14VRDS-S31
Flow Rate: 5835 cfm @ 0.075 Ib/ft3
Silencer Face Velocity: 3042 fpm
Pressure Drap: 0.82in WG
Noise Criterion: 85 dBA @ Position 1 - 3 ft from Silencer Discharge
Sound Level Calculation
Description 63 125 250 500 1k 2k 4k 8k Awt
Fan Lw 96 95 100 104 102 98 95 90 106
Power Split -3 -3 -3 -3 -3 -3 -3 -3
End Reflection -9 -5 -2
Directivity i 2 3 4 4
Divergence - -7 -7 -7 -7 -7 -7 -7 -7
Outdoors
Net Un-Silenced Lp 78 82 9 97 96 92 89 84 100
DIL -3 -6 -10 -16 -23 -26 -22 -17
Net Silenced Lp 75 76 81 81 73 66 67 67 81
Sil GN (Lp) 54 51 48 47 48 51 50 47 56
Net Lp 75 76 81 81 73 66 68 68 81

@ 2015 VAW Systems Ltd.
For Support, please call 1-888-697-7770.
VAW Systems reserves the right to improve the product design and update our data at any time without notice.

wvm.vawsyslems.:um
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NRMCA GREEN-STAR CERTIFICATION
PROGRAM

Developed by
NRMCA
Operations, Environmental and Safety Committee

Environmental Task Group

Version 1.1
Published - 21 April 2010

Effective - 1 July 2010

GREEN-STAR
NRMCA

In collaboration with the US Environmental Protection Agenc
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3 Introduction - Pg. 5
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Version: 1.1

1. Executive Summary

The Green-Star Program has been created to provide the ready mixed concrete industry with an
“industry specific” program that focuses on the unique operational characteristics of the industry,
and which may serve to fill the gap between industry efforts and other Environmental
Management Systems (EMS)-based certification programs (e.g. ISO 14001, etc.). While it is not
meant to take the place of such programs, it can serve as an effective alternative to these
programs due to its enhanced accessibility to the concrete industry.

The Green-Star Program utilizes a company’s existing EMS based on the Plan-Do-Check-Act
model of continual improvement.

The Green-Star Program will recognize those facilities with an Environmental Management
System. Some potential Green-Star benefits include:

® Favored Status — Customers favor doing business with organizations that are known to be
protective of the environment.

® Increased Profits — Organizations will attain savings through its efforts in pollution
prevention and waste reduction.

® Improved Efficiency — Sound, consistent environmental management methods will
improve profits.

° Community Goodwill — An Organizations stand on environmental policy and action may
be the most important factor in achieving and maintaining the community’s goodwill.

® Reduction of Liability and Risk — An Organization is less apt to have environmental
problems by using a pro-active EMS that documents results and has continual
improvement.

The NRMCA encourages all companies to take a closer look at the Green-Star Program and its
existing Environmental Management System and start the process of becoming Green-Star

Certified.

Page 3 of 21
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0.8 Definitions

Company Official — A person who has financial and operational responsibility over the
management of the concrete plant and for planning and directing the plant environmental
personnel and taking corrective action when necessary (i.e., Corporate Officer, Owner, President
& Vice-President).

Continual Improvement — Process of enhancing the environmental management system to
achieve improvements in overall environmental performance in line with the organization’s
environmental policy.

EMS — Environmental Management System. Part of the overall management system that
includes organizational structure, planning activities, responsibilities, practices, procedures,
processes and resources for developing, implementing, achieving, reviewing and maintaining the
environmental policy.

Environmental Policy — Statement by the organization of its intentions and principles in relation
to its overall environmental performance which provides a framework for action and for the
setting of its environmental objectives and targets.

Gap Analysis — An establishment of a baseline to identify gaps in the Environmental
Management System from which to start the process of continual improvement.

NPDES — National Pollutant Discharge Elimination System

Pollution Prevention — The use of processes, practices, materials or products that avoid, reduce
or control pollution, which may include recycling, treatment, process changes, control
mechanisms, efficient use of resources and material substitution.

Process Water — Any water which comes in direct contact with any raw materials, finished
products, byproducts or wastes. This includes any water that is used in the production of

concrete.

RCRA — Resource Conservation and Recovery Act of 1976. RCRA established controls for the
handling and disposal of solid wastes and hazardous wastes.

SPCC — Spill Prevention Control and Countermeasures. A plan required by EPA to manage fuel
and liquid chemical stores.

Storm Water — storm water runoff, snow melt runoff and drainage.

Title III of SARA — The Emergency Planning and Community Right-to-Know Act

Page 4 of 21
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3. Introduction

The Green-Star Program of the National Ready Mixed Concrete Association has been designed
by the Environmental Task Group of the Operations, Environment and Safety Committee
(NRMCA-OES) as a means to support the efforts of the ready mixed concrete industry towards
environmental excellence, through the recognition of the use of Environmental Management
Systems (EMS) as a tool for environmental benchmarking and continual improvement, and as a
means to recognize those who adhere to essential principals of the environmental and
sustainability movement of our industry.

Finally, the Green-Star Program will serve as a useful mechanism to recognize those within the
industry who have achieved or are actively working towards environmental excellence and/or a
demonstrable reduction of environmental impacts, following the principals of sustainability as
well as providing a formal opportunity for the recognition of those companies through a
rigorous, structured certification process capable of withstanding third-party oversight. The
foundation of the Green-Star program was created in collaboration with the Environmental
Protection Agency’s (EPA) Green Highways Partnership and the 10 Guiding Principles of
Environmental Stewardship found in Attachment E.

4.0 _Green-Star Certification Program

4.1 The Green-Star Program is a Certification Program, in that individual concrete
plants will be certified by NRMCA as being in conformance with the
requirements and standards of the criteria of the Green-Star Program.

4.2  The certification will be made on a two-year basis, and will be valid for two
years.

4.3  The certification will be required to be renewed bi-annually, with the date of
certification effective on the application date.

44  Certifications will be made on a plant-by-plant basis (i.e., concrete facilities will
be Green-Star Certified, not concrete companies, company divisions, corporate
personnel, etc).

4.5  Certification applications and renewals will be made on forms provided by
NRMCA or a facsimile thereof.

5.0 Green-Star Requirements / Components

i | The Key Components of the Green-Star Program are as follows:

A. A concrete plant facility must have implemented an EMS that satisfies the
EMS criteria of this document.

Page 5 0f 21

GREEN-STAR
NRMCA *



Version: 1.1

B. The EMS must have been in place and have had completed a minimum of
one (1) complete cycle of at least 3 (three) months in cycle duration after
the initial environmental baseline (Gap Analysis) has been completed
(although longer durations, of at least 6 (six) months, are strongly
advised).

s The following components must be part of the EMS implemented by an
applicant concrete plant facility:

I.  An environmental policy statement.

2. A program for continual improvement in key environmental areas of
concern to the concrete industry, as described in this document.

3. A self-evaluation program to gauge regulatory compliance level and
environmental operational status. Use of a regular documented audit
program, either by the facility itself or through a third-party auditing
program, is preferential.

4. The development of measurable goals (where appropriate) to be used
as performance benchmarks against which the performance of the
concrete facility will be evaluated.

5. A comprehensive environmental training program, with an emphasis
on appropriate NRMCA training courses or equivalent.

6. A demonstration of adequate staffing and management commitment
with which to implement and support the EMS at the concrete plant
facility.

7. A public outreach program, with which the facility can interact with
the community on issues of environmental relevance to a degree
deemed appropriate to the facility in question.

D. Green-Star certification is available for the entire ready mixed concrete
industry. Certified plants may be NRMCA members or non-members.
E. Initial applications for Green-Star certification must be reviewed and

certified by an NRMCA-approved Green-Star Auditor, and can be
submitted by either the Green-Star Auditor or the facility itself; however
no applications will be approved (and no concrete facility can become
certified) without prior Green-Star Auditor certification.

F. Renewal applications for Green-Star Certification must be reviewed and
receive a current certification by an NRMCA-approved Green-Star
Auditor, and can be submitted by either the Green-Star Auditor or the
facility itself; however no applications will be approved (and no concrete
facility can become certified) without prior Green-Star Auditor
certification.
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Green-Star facilities that are part of an acquisition, merger or divestiture
will continue to hold Green-Star status until the 2-year cycle ends, at that
time the facility will need to reapply for Green-Star status.

6.0 NRMCA Accredited Green-Star Auditor Requirements

In order to become Green-Star certified, all applications for submittal (and the underlying EMS
program) for each individual concrete plant facility must receive prior review and certification
by an approved NRMCA Accredited Green-Star Auditor, with a current registration from
NRMCA, who meets the following criteria.

Accredited Green-Star Auditor status can only be given to individuals, not to facilities or
companies. In order to become a registered NRMCA Accredited Green-Star Auditor, each
applicant for Auditor accreditation must meet the following criteria:

Application for Green-Star Auditor accreditation must be submitted to NRMCA,
and approved. Until NRMCA approves an application for Green-Star Auditor
accreditation, no individual can certify any application for certification under the
Green-Star program. Renewal applications must be made on a 3 (three) year basis,
on forms provided by NRMCA. Approved NRMCA Green-Star auditors will
receive an individual number for certification tracking.

Auditors must meet the following criteria:

6.1

6.2

GREEN-

A.

Must have completed the NRMCA Environmental Course and passed the
certification exam. Equivalent training may be considered by NRMCA on
a case-by-case basis but must include the subjects of the NRMCA
Environmental Course (Environmental Management Overview, Water
Quality Regulations and Permitting, Water Quality Management,
SARA/Hazardous Materials, Materials Storage to include SPCC and
admixtures, RCRA, Vehicle Repair Shops, Returned Concrete and Solids
Management, Total Company Environmental Commitment,
Environmental Auditing and EMS Systems, Air Quality Management,
Noise and Plant Aesthetics).
Educational / Work Experience Requirements:
L Must have a college degree issued by an appropriate degree-
granting institute of higher learning in an appropriate field of study
(e.g., engineering, construction management, a field of scientific
study, etc.). If a potential applicant lacks a college degree, the
applicant must have had a minimum of 2 (two) years documented
work experience in the field of environmental management in the
ready mixed concrete industry to take the place of the college
degree. This requirement of 2 (two) years work experience is in
addition to the 3 (three) years indicated below (i.c., an applicant

NRMCA
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without a college degree is required to have a total of 5 (five) total
years of appropriate work experience in the field of environmental
management in the ready mixed concrete industry).

2. Must have a minimum of 3 (three) years direct (and documented)
work experience in the field of environmental management in the
ready mixed concrete industry. This means that an applicant with a
college degree is required to have a total of 3 (three) years work
experience, an applicant without a college degree must have a total
of 5 (five) years work experience.

6.3  Applicants with suitable years of work experience in other concrete
manufacturing industries (e.g., the precast industry, concrete block industry),
similarly consultants will be considered by NRMCA on a case-by-case basis, and
however a majority of their work must be in the construction materials industries.

6.4  Prior to Certification, each applicant for NRMCA Accredited Green-Star Auditor
status must participate in an NRMCA Green-Star Auditor Training Session, to be
held in a manner, time and location at the discretion of NRMCA staff, during
which the basic fundamentals of the Green-Star program will be reviewed, as well
as any current developments relevant to the Green-Star program.

6.5  Upon certification, Green-Star Auditors will be required to attend at a least one
(1-hour) NRMCA webinar/training course dealing with Green-Star or EMS issues
per calendar year and/or participate in the annual Green-Star Auditors Forum to
be held at ConcreteWorks starting 1 January 2011. NRMCA Staff will track this
annual requirement on a calendar year basis.

6.5.1 Green-Star Auditors failing to meet these criteria will be decertified and
will need to re-apply again in the future. A new Green-Star Auditor
number will be issued.

6.6  NRMCA reserves the right to reject any applicant for Green-Star Auditor
accreditation at its own discretion for failure to possess the necessary
qualifications, for engaging in any activity which would be considered to be a
contravention of the requirements of an accredited auditor as described herein, or
for having provided services in a manner not in accordance with the high
professional and ethical standards expected to be possessed by an NRMCA
Accredited Green-Star Auditor (as deemed by NRMCA’s Environmental Task
Group).

6.7  Accredited Green-Star Auditors may be “private” auditors, providing services
only to one concrete company in particular, or may be “public” auditors,
providing services to whoever may be interested in the retention of said auditor.

6.8  NRMCA does not deny or condone the provision of Accredited Green-Star
Auditor services for compensation.
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6.9  An accurate and complete listing of NRMCA Accredited Green-Star Auditors,
both private and public, will be displayed on NRMCA’s website, unless
specifically requested otherwise by an Accredited Auditor.

6.10  In the event that a person does not meet the criteria of a Green-Star auditor, they
will be asked to work on application/experience deficiencies and reapply. A
person can formally challenge the NRMCA by taking their case to the NRMCA
Environmental Task Group and the NRMCA Executive Committee for Green-
Star Auditor certification.

7.0 EMS Required Components

In order to become Green-Star Certified, a concrete facility must have implemented, and utilize a
current Environmental Management System (EMS) at the time of certification. While NRMCA
has no formal guidelines on what the format of an EMS must be, it must be appropriate to the
scale and complexity of the facility in question, and it must address the key EMS components
outlined below (at a minimum).

The EMS of a concrete facility under consideration for Green-Star Certification must have been
implemented in its entirety for a minimum of one (1) full cycle, of a minimum time period of 3
(three) months after the initial environmental baseline (Gap Analysis) has been completed (but
longer durations, of at least 6 (six) months minimum are strongly advised). A Gap Analysis is
used to identify any initial regulatory or operational environmental deficiencies, housekeeping
issues, creation of metrics for tracking environmental performance, training deficiencies and
creation of a public outreach program, with which the facility can interact with the community
on issues of environmental relevance. The concept of a “cycle” is that an EMS is a continual,
cyclical process (based on a continual “Plan-Do-Check-Act” model), serving to:

A. Provide a means for planning facility efforts including an evaluation of environmental aspect
(activities or processes) and resultant environmental impacts (including the methodology
used in determining which aspects/impacts that will be addressed) and the establishment of
measurable performance goals at the beginning of the EMS cycle (“Plan™);

B. Implement measures, practices and activities in an effort to meet these goals through the
duration of the EMS cycle (“Do”),

C. Evaluate measurable performance levels specific to these identified goals at the end of the
EMS cycle (“Check™);

D. Reassess facility activities in light of performance levels achieved, and the re-evaluation of
environmental impacts and the establishment of new measurable performance goals to the
beginning of the next EMS cycle (“Act”).
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The EMS does not “end”, but continues immediately on from one EMS cycle to the next. The
EMS must be current at the time of certification, and from initial EMS inception should remain
in continual usage. Any lapse in EMS utilization may lead to the loss of Green-Star certification
(requiring new application upon certification of a current EMS after completion of one cycle).

In order to receive Green-Star Certification, the EMS of a concrete plant facility must be
reviewed and certified by an NRMCA Accredited Green-Star Auditor, as having met the
minimum conditions and requirements of the EMS as outlined below.

NRMCA will randomly review 5% of the Green-Star facilities to ensure that EMS systems are in
place and operating correctly. NRMCA reserves the right to revoke a facility’s Green-Star
certification. The plant will be asked to correct deficiencies and re-apply for Green-Star
certification. A facility that has been decertified as a Green-Star plant can take their case
(challenge) to the NRMCA Environmental Task Group and challenge the Green-Star
decertification decision.

Key EMS Components:

1. The EMS must include an environmental policy statement developed and implemented by
the concrete facility. The environmental policy should demonstrate the facility’s commitment
to:

a. Continual improvement;
b. Pollution prevention; and,
c. Compliance with regulations (Federal, State and Local) and routine review.

2. The EMS must include a program for continual improvement in key environmental areas of
concern to the concrete industry, as described in this document. This program for continual
improvement must begin and end across one EMS cycle, at which point it must begin again.

a. This program for continual improvement must include:

i. An identification of key environmental aspects (activities or processes, the
“cause™), and resultant environmental impacts (the “effects”) including but
not limited to:

1. Water Quality Management (process water discharges, stormwater
discharges, water conservation, reuse and recycling)

2. Air Quality Management (airborne process emissions, airborne
fugitive emissions, vehicular emissions)

3. Hazardous Materials Management (petroleum and chemical use,
fuel consumption, petroleum and chemical spill / leak prevention,
SPCC)

4. Solid Material Management (returned concrete management,
concrete fines, stone and sand)

Page 10 of 21

GREEN-STAR
NRMCA *



Version: 1.1

5. Community Issues (noise and aesthetic conditions)
6. Sustainability (energy conservation, recycling efforts, pervious
concrete)

ii. Measures to quantitatively (where appropriate) document current
performance levels of the facility’s environmental aspects present at the
start of the EMS cycle;

iii. The identification of measurable goals (where appropriate) designed to
provide a greater level of performance at the end of the EMS cycle than at
the starting point of the current EMS;

iv. A description of a program to attempt to meet those goals by the end of
the EMS cycle (i.e., an identification of specific practices and activities
that will be attempted to meet the stated goals);

v. A means to quantitatively measure (where appropriate) and document
performance levels present at the end of the EMS cycle. Should a concrete
facility have failed to meet the goals stated at the beginning of the EMS
cycle, an evaluation of why the goals were not met, and the setting of new
goals is required.

3. A self-evaluation program to gauge regulatory compliance level and environmental
operational status. Use of a regular documented audit program, either by the facility itself or
through a third-party auditing program, is preferential. While any comprehensive,
documented, regular self-evaluation or audit procedure, protocol or documentation is
acceptable; it must be deemed satisfactory to the Accredited Auditor. Said self-evaluation or
auditing procedure must be:

a. Comprehensive (i.e., covering all areas of environmental compliance pertinent
and specific to the ready mixed concrete industry),

b. Objective (i.e., the self-inspection procedure should be performed by someone
lacking a clear, direct subjective interest in the results of the procedure);

c. Regular (should occur at least once per EMS cycle),

d. And documented. (Note: The results of this audit program does not need to be
reviewed with either the Green-Star Accredited Auditor or NRMCA; however the
audit protocol or documentation used, and a signed acknowledgement by a
company official that the auditing protocol is being followed as described, must
be provided to the Accredited Auditor).

4. The development of measurable goals to be used as performance benchmarks against which
the performance of the concrete facility will be evaluated, as well as the identification of
results obtained with which to measure performance against the identified goals. These goals
and results must be documented, on a cycle-per-cycle basis, in the EMS.

5. A comprehensive environmental training program for key personnel, with an emphasis on
appropriate NRMCA training courses or equivalent for appropriate personnel. This would
include, but not be limited to:
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NRMCA Environmental Certification Course

NRMCA Plant Manager’s Certification Course

Certified Driver Professional (CDP) Course

Company-specific environmental training, to be conducted on a regular basis

e. Facility-specific environmental training, to be conducted on a regular basis
A discussion of measures employed as part of this training to gauge understanding and
comprehension should be included (e.g., written testing, oral testing, performance
evaluations, etc.).

6. A demonstration of adequate staffing and management commitment with which to
implement and support the EMS at the concrete plant facility. This must include an
identification of the key personnel directly involved with the EMS program at the concrete
plant facility, as well as their specific duties and responsibilities, as well as a statement
confirming the commitment (including personnel and funding as appropriate) on the part of
corporate management to the implementation and maintenance of the EMS program.

7. A public outreach program, with which the facility can interact with the community on issues
of environmental relevance to a degree deemed appropriate to the facility in question.
Examples include newsletters, websites and community day events.

8.* List your Ready Mixed Concrete Environmental Best Industry Practices not included under
section 2 above.

9.* List any other carbon footprint voluntary reductions (i.e., using biodiesel, using low-sulfur
diesel in plant boilers, buying wind and solar power, tree planting, etc.)

* = Jtems 8 and 9 are benchmarking items only and will not factor into Green-Star

N =

Certification at this time.
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8  Document Revision
Revision Summary of changes made Issued by
1 Initial issue Ayers — TFeb. 1,
2008
1.1 Add document revision page, formalize plant audit strategy, add language | Ayers — April 21,

for GS Auditor annual professional development/GS Auditors Forum

2010
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Attachment A: NRMCA Green-Star Application Flowchart

Facility performs self-evaluation/Gap Analysis per EMS and documents results

A 4
Facility develops EMS based on Green-Star requirements and findings of Gap Analysis

A 4

Facility starts continual improvement process and has in place for at least 3 months
(longer durations, of at least 6 months minimum. are strongly advised)

v
Green-Star Auditor and facility apply for Green-Star Certification

A
|-
>

h 4

NRMCA approves or rejects application for Green-Star

.

NRMCA approves Green-Star NRMCA rejects Green-Star application

application
v A
Facility is awarded Green-Star. Facility works on deficiencies and re-
Continual improvement process applies

continues. 2-year cycle begins.

A

2-year cycle ends and the facility must
reapply for Green-Star Certification
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Attachment B:
NRMCA Accredited Green-Star Auditor Application

[ Initial Application
[] Renewal Application. NRMCA Grsen-Star Auditor Number;

Name of Applicant:
Company:
Address:
Telephone: Fax: E-Mail:
Website:
Date of Application:

Applicants MUST have completed the following requirements:

U NRMCA Training Courses: Must have completed the NRMCA Environmental Course and
passed the certification exam. Equivalent training may be considered by NRMCA on a case-
by-case basis.

B Date & Location of NRMCA Environmental Course:
B [ ist Date of Green-Star Auditor Webinar:
®  Equivalent Training (Describe in Detail & Include a Copy of Course Syllabus):

O College Degree—Must have a four-year college degree issued by an appropriate degree-

granting institute of higher learning in an appropriate field of study (e.g., engineering,
construction management, a field of scientific study, etc.). If a potential applicant lacks a
college degree, the applicant must have had a minimum of 2 (two) years documented work
experience in the field of environmental management in the ready mixed concrete industry to
take the place of the college degree. This requirement of 2 years work experience is in
addition to the 3 (three) years indicated below (i.e., an applicant without a college degree is
required to have a total of 5 (five) total years of appropriate work experience in the field of
environmental management in the ready mixed concrete industry). This means that an
applicant with a college degree is required to have a total of 3 years work experience, an
applicant without a college degree must have a total of 5 years work experience).

College Degree: College/ University:
Degree:
Year:

Page 15 of 21

GREEN-STAR
NRMCA *



Version: 1.1

A copy of your transcript, diploma, or graduation certificate indicating receipt of a 4-year
degree in an appropriate field must accompany this application.

2 work Experience: Either 3 (three) years work experience in the field of environmental

management in the ready mixed concrete industry (for those with an appropriate college
degree as indicated above), or a 5 (five) years work experience in the field of environmental
management in the ready mixed concrete industry (for those lacking an appropriate college

degree) is required.

Applicants with suitable years of work experience in other concrete manufacturing
industries (e.g., the precast industry, concrete block industry), similarly consultants will
be considered by NRMCA on a case-by-case basis, and however a majority of their

work must be in the construction materials industries.

Describe in detail — 3 years for those with a college degree, and 5 years for those lacking a

college degree - including companies worked for, job title, dates, duties and responsibilities:

I hereby certify that I understand the requirements for the NRMCA Accredited Green-Star
Auditor and that I meet said requirements. I understand that I will carry out the duties and
responsibilities of an NRMCA Accredited Green-Star Auditor in a manner consistent with
high professional and ethical standards. I further understand that any actions related to the
NRMCA Green-Star program that are deemed by NRMCA to be contrary to the high
professional and ethical standards expected of a Accredited Green-Star Auditor may result in
the automatic revocation of my NRMCA Green-Star Auditor accreditation.

Signed:
Printed Name:
Date:
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Attachment C:
NRMCA Green-Star Certification Application

Date of Application:

[ Initial Application
[] Renewal Application

THIS APPLICATION HAS BEEN SUBMITTED ON BEHALF OF THE FOLLOWING
NRMCA MEMBER FACILITY:

Applicant Facility:
Applicant Company:
Facility Address:
Telephone: Fax: E-Mail:
Website:

THIS APPLICATION HAS BEEN APPROVED BY THE FOLLOWING NRMCA
ACCREDITED GREEN-STAR AUDITOR:

NRMCA Accredited Green-Star Auditor:
NRMCA Green Star Auditor Number:
Company:
Address:
Telephone: Fax: E-Mail:
Website:

I, as an NRMCA Accredited Green-Star Auditor, have visited this facility and confirm it
meets all of the following Green-Star requirements:

L This facility is an NRMCA member facility in good standing, as proven by inspection of
current year membership confirmation. (do not check for non-NRMCA members)

L This facility has an EMS that contains all of the following components (provide description
where indicated):

[] The EMS must include an environmental policy statement that includes a documented
policy regarding continual improvement, pollution prevention, and compliance with all
applicable environmental regulations and rules.

[] The EMS must include a program for continual improvement in key environmental areas
of concern to the concrete industry, as described in this document. This program for
continual improvement must begin and end across one EMS cycle, at which point it must
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begin again. This program for continual improvement must include an identification of
key environmental aspects and impacts, including, but not limited to:

Water Quality Management (process water discharges, stormwater discharges,
water conservation, reuse and recycling)

Air Quality Management (airborne process emissions, airborne fugitive emissions,
vehicular emissions)

Hazardous Materials Management (petroleum and chemical wuse, fuel
consumption, petroleum and chemical spill / leak prevention, SPCC)

Solid Material Management (returned concrete management, concrete fines,
stone and sand

Community Issues (noise and aesthetic conditions)

OO O O O 0O

Sustainability (energy conservation, recycling efforts, pervious concrete).

[ Describe the program for continual improvement as presented in the EMS, including length
of each cycle, and dates of cycles completed as of the date of the application (MUST be a
minimum of one cycle of 3 months after the initial environmental baseline (Gap Analysis)
has been completed (although longer durations, of at least 6 months, are strongly advised).:

[ Measures to document current performance levels present at the start of the EMS cycle
(quantitatively where appropriate). Describe:

[ The identification of measurable goals (where appropriate) designed to provide a greater
level of performance at the end of the EMS cycle than at present; Describe:

da description of a program to meet those goals by the end of the EMS cycle (i.e., an
identification of specific practices and activities that will be attempted to meet the stated
goals); Describe:

(J A means to measure and document performance levels present at the end of the EMS cycle,
and a process to identify the results obtained and whether the stated goals have or have not
been met (and if not, an attempt to explain why the goals were not met). Describe:

L A self-evaluation program to gauge regulatory compliance level and environmental
operational status. Use of a regular documented audit program, either by the facility itself or
through a third-party auditing program, is preferential. While any comprehensive,
documented, regular self-evaluation or audit procedure, protocol or documentation is
acceptable; it must be deemed satisfactory to the Accredited Auditor. Said self-evaluation or
auditing procedure must be comprehensive, regular, and documented.

Describe Self-Evaluation Program:

Ua comprehensive environmental training program for key personnel, with an emphasis on
appropriate NRMCA training courses or equivalent for appropriate personnel. This would
include, but not be limited to:

= NRMCA Environmental Certification Course

=  NRMCA Plant Manager’s Certification Course

= (Certified Driver Professional (CDP) Course

= Company-specific environmental training, to be conducted on a regular basis
= Facility-specific environmental training, to be conducted on a regular basis
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= A discussion of measures employed as part of this training to gauge understanding
and comprehension should be included (e.g., written testing, oral testing,
performance evaluations, etc.).
Describe the facilities environmental training program. Describe:

L A demonstration of adequate staffing and management commitment with which to
implement and support the EMS at the concrete plant facility. This must include an
identification of the key personnel directly involved with the EMS program at the concrete
plant facility, as well as their specific duties and responsibilities, as well as a statement
confirming the commitment (including personnel and funding as appropriate) on the part of
corporate management to the implementation and maintenance of the EMS program.
Describe the facilities program for staffing and management commitment:

da public outreach program, with which the facility can interact with the community on issues
of environmental relevance to a degree deemed appropriate to the facility in question.

L #List of Ready Mixed Concrete Environmental Best Industry Practices that have not been
described elsewhere.

L #List of any other carbon footprint voluntary reductions (i.e., using biodiesel, using low-

sulfur diesel in plant boilers, buying wind and solar power, tree planting, etc.)
* = Benchmarking items only and will not factor into Green-Star Certification at this time.

Certifications:

Company Official

On behalf of the applicant facility, and as a company representative of the applicant facility
company, | hereby certify that the statements made in this application are true, accurate and
complete, and that this facility meets the requirements for NRMCA Green-Star Certification.
This facility will be maintained in conformance to the requirements of the NRMCA Green-Star
Certification for the duration that it is valid.

Signed:
Printed Name:
Date:

NRMCA Accredited Green-Star Auditor

As the NRMCA Accredited Green-Star Auditor who has reviewed the requirements of the
Green-Star program and the EMS program of the applicant facility, | hereby certify that the
statements made in this application are true, accurate and complete, and that this facility meets
the requirements for NRMCA Green-Star Certification.

Signed:

Printed Name:
NRMCA Green-Star Auditor Number:
Date:
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NOTICE: The NRMCA Green-Star certification indicates that an Environmental Management System for the concrete facility is in place and that it satisfactorily
meets the criteria for a means for continual improvement of environmental best management practices. This certificate is issued by the National Ready Mixed
Concrete Association on verification that the production facility conforms to the requirements of the NRMCA Green-Star program. The reproduction or misuse of
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Certificate of Conformance for Ready Mixed Concrete
Facilities
THIS IS TO CERTIFY THAT

South Avenue Plant, Anywhere, CO
ABC Ready Mixed Concrete Company, Inc.

Has been audited and the Environmental Management System has been reviewed by the
undersigned accredited Green-Star auditor for conformance with the requirements of the

NRMCA Green-Star program.

GREEN-STAR Aliom B Nlmam
NRMCA *
Signature of Accredited NRMCA Green-Star Auditor

January 05, 2009 January 05, 2011

Certification Date Certification Exniration

This company will maintain these facilities in compliance with the NRMCA Green-Star
requirements and will correct promptly any deficiencies which develop.

RM. Preducer President

Signature of Company Official Title of Company Official

this certificate may result in legal action.

©2007 Certification ID #: 0001

Plant ID #:000001

X,

National Ready Mixed Concrete Association 900 Spring Street

Silver Spri Maryland 20910
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Attachment E: 10 Guiding Principles of Environmental
Stewardshipl

10.

Top Management Commitment: Make top management commitments to improve
environmental performance through policies and programs.

Compliance Assurance: Implement environmental auditing, assessment and improvement
programs to identify and correct current and potential compliance problems and work to
improve overall environmental performance.

Enabling Systems: Develop and foster implementation of environmental management
systems (EMS) which provide a framework for ensuring day-to-day environmental
compliance.

Measurement and Continual Improvement: Develop measures of environmental
performance to demonstrate adherence to these Principles. Periodically assess the
programs toward meeting the organizations environmental goals and tie results to actions
in improving environmental performance.

Public Communications: Voluntarily make available to the public, information on the
organizations environmental performance relative to these Principles (i.e., website).

Industry Leadership: Work with other companies to improve industry wide
environmental compliance and overall environmental performance.

Community Environmental Stewardship: Promote and give support to environmental
stewardship and sustainable development in the community in which the facility resides.

Awareness & Outreach: Work cooperatively to ensure that increased awareness is
achieved through proactive outreach and community initiatives (i.e., website).

Training and Development: Key environmental training requirements are identified and
programs developed and supported by top management.

Research and Demonstration: Conduct development initiatives and solutions that drive
environmental performance excellence and share lessons learned. The Ready Mixed
Concrete Research and Education Foundation will support environmental initiatives.

' 10 Guiding Principles above are summarized only

NRMCA
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Appendix 3

SPECIAL EXCEPTION AFFIDAVIT

o o
DATE: December 7, 2015 7241 15

_ (enter date affidavit is notarized)
I, Michael A, Banzhaf , do hereby state that [ am an
(enter name of applicant or authorized agent)

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

in Application No.(s): SE 2015-MV-019
(enter County-assigned application number(s), e.g. SE 88-V-001)

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

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

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

NAME ADDRESS RELATIONSHIP(S)

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

last name) listed in BOLD above)

«Charles County Sand and Gravel 2410 Evergreen Road, Suite 201 Title Owner / Applicant / Developer
Company, Inc. Gambrills, MD 21054 (Tax Map 107-4-((01)), Parcel 0062A)
Agent: F, Hall Chaney, IIT

Kyle Murray
8401 Arlington Boulevard Engineers / Agent for Applicant
* Dewberry Consultants LLC Fairfax, VA 22031

Agents: Jack Vega
Janice M. Cena
Scott Clarke

1420 Spring Hill Road, Suite 610 Transportation Consultants / Agent for
M.J. Wells & Associates, Inc. McLean, VA 22102 Applicant
Agents; Robin L. Antonucci
William F, Johnson
Kevin R, Fellin
Brian J, Horan
Luke Lam

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

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

in the condominium,

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

Hy
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Special Exception Attachment to Par. 1(a)

DATE: December 7, 2015

(enter date affidavit is notarized)
for Application No. (s); SE 2015-MV-019 -

(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 ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)
Reed Smith LLP 3110 Fairview Park Drive, Suite 1400 Attorneys / Agent for Applicant
Agents: - Michael A. Banzhaf, Esq. Falls Church, VA 22042

-Benjamin F. Tompkins, Esq.
" Grayson P, Hanes, Esq.
- Sarah L. Buzby, Esq.

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

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




Page Two
SPECIAL EXCEPTION AFFIDAVIT

DATE: December 7, 2015 lZ”ﬂ =
(enter date affidavit is notarized)

for Application No, (s): SE 2015-MV-019
(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:

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

CORPORATION INFORMATION

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

code) - Charles County Sand and Gravel Company, Inc,
2410 Evergreen Road
Suite 201
Gambrills, Maryland 21054

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.,

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

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

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

~Donna C. Bunn, Trustee, RG Trust under -FHC/SSC Dynasty Trust Francis H. Chaney, 11
MMC Insurance Trust for the benefit of Katharine Flanders
Rebekah C, Lare Mark D. Olson and Donna C. Bunn, F. Hall Chaney, III

~ Donna C, Bunn, Trustee, DCB Trust under Trustees, RHC Delaware Trust II for the William F. Childs, IV
MMC Insurance Trust for the benefit of benefit of Richard H, Chaney

Donna C, Bunn

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

**% All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,

CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed, Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

FORM SEA-1 Updated (7/1/06)
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Special Exception Attachment to Par, 1(b)

DATE: December 7, 2015 o
(9enter date affidavit is notarized) /Zﬁ 1S

for Application No. (s): SE 2015-MV-01
(enter County-assigned application number (s))

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

8401 Arlington Boulevard

Fairfax, VA 22031

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
The Dewberry Companies LC, Member

James L. Beight, Member

Dennis M., Couture, Member

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
M.J. Wells & Associates, Inc,

1420 Spring Hill Road, Suite 600

McLean, VA 22102

DESCRIPTION OF CORPORATION: (check one statement)

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

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

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

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

M.J. Wells & Associates, Inc, Employee
Stock Ownership Trust. All employees are
eligible plan participants; however, no one
employee owns more than 10% of any class
of stock.

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

FORM SEA-1 Updated (7/1/06)
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Special Exception Attachment to Par, 1(b)

DATE: December 7, 2015 )
(enter date affidavit is notarized) lZé?!Z(BE
for Application No. (s): SE 2015-MV-019

(enter County-assigned application number (s))

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

8401 Arlington Boulevard

Fairfax, Virginia 22031

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

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

- Members: Barry K. Dewberry; Michael S. Dewberry Credit Shelter Trust
Karen S, Grand Pre; v/a/d 11/23/05 (f/b/o Michael S, Dewberry
Thomas L. Dewberry; 11, Katie Anne Dewberry, John M,

Dewberry and one other minor children of
Michael S. Dewberry

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
~ FHC/SSC Dynasty Trust

2410 Evergreen Road, Suite 201

Gambrills, MD 21054

DESCRIPTION OF CORPORATION: (check one statement)

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

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

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

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Administrative Trustees - Katharine - Distribution Trustees - Katharine Flanders,
Flanders, F. Hall Chaney, III, John Seek F. Hall Chaney, I1I, Blair Selby, Primary

Beneficiary - Susan S. Chaney

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

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




Page Three
SPECIAL EXCEPTION AFFIDAVIT

DATE: December 7, 2015 [ Z/()[ZQE

(enter date affidavit is notarized)

for Application No. (s): SE 2015-MV-019
(enter County-assigned application number(s))

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

PARTNERSHIP INFORMATION

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

3110 Fairview Park Drive, Suite 1400

Falls Church, VA 22042

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

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

Abbott, Kevin C, Beilke, Michele J. Boutcher, David J.
Abdalla, Tarek F. Berman, Patricia Dondanville Bovich, John P,
Alexander, Eric L, Bernstein, Leonard A, Box, M. Tamara
Alfieri, Paul M. Bettino, Diane A, Bradley, Patrick E.
Allen, Thomas L, Bhattacharyya, Gautam (NMI) Brennan, James C,
Andrews, Alexander T, Bickham, J. David Brocklesby, Nicholas (NMI)
Armao, Joseph P. Binder, Justus (NMI) Broughton, Kenneth E,
Armold, Roy W. Binis, Barbara R, Brown, Bryan K.
Atallah, Ana (NMI) Birt, Steven James Brown, Charles A.
Baker, Scott D, Blasier, Peter C. Brown, Claude (NMI)
Barber, William James Gresham Bolden, A, Scott Brown, Jon M,
Bartfeld, Arnold L. Bonessa, Dennis R, Brown, Michael K.
Begley, Sara A, Booker, Daniel 1. Burke, Carol M.
Beiersdorf, Oliver K. Boranian, Steven J. Cadwell, Kevin E.
Borg, Christopher (NMI) Cameron, Douglas E.

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

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of 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 investient trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed, Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

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

DATE: December 7, 2015

1215

enter date affidavit is notarized)

for Application No. (s); SE 2015-MV-01

(enter County-assigned application number (s))

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

REED SMITH LLP

3110 Fairview Park Drive, Suite 1400

Falls Church, VA 22042

(check if applicable) [v]

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)

Campos, Lorraine M. (Former)
Carder, Elizabeth B,
Cardozo, Raymond A,
Cassidy, Peter J,
Charot, Benoit (NMI)
Cheung, Janet Bo Chun
Clark, II, Peter S.
Cobetto, Jack B.

Cody, Daniel A.
Cohen, David R.
Colman, Abraham J,
Conner, Walter T.
Cooper, Steven (NMI)
Couste, Marina (NMI)
Dakessian, Mardiros H.
Davies, Colleen T.
Davis, James M,
Dentice, Nathan P, W,
Dermody, Debra H,
DiFiore, Gerard S.
Dilling, Robert M.,
Dillon, Lee Ann
DiNome, John A,
Drew, Jeffery R.
Dubelier, Eric A.
Duronio, Carolyn D.
Ellis, Peter M.,

Ellison, John N.
Enochs, Craig R.
Eskilson, James R,
Estrada, Edward J.
Evagora, Kyriacos (NMI)
Falkner, Robert P.
Fawcett, David B,
Ferak, Tracy G.

Fogel, Paul D.

Fosh, Michael John
Fox, Caspar L.

(check if applicable) [v]

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

Francis, Jr., Ronald L.
Frank, Ronald W.
Freeman, Lynne P, (Former)
Frenier, Diane M.,
Fritton, Karl A.

Gallo, Prank J.
Gasparetti, Lorenzo E.
Geist, Melissa A,
Gentile, Jr, Pasquale D,
Gordon, Vincent R.
Graumlich, Betty S.
Greenblatt, Lewis B.
Green-Kelly, Diane
Grellet, Luc I,
Grignon, Margaret A,
Grimes, David M.
Gross, Dodi Walker
Gunn, Richard M.
Gwynne, Kurt F,
Hackett, Mary J.
Hagan, John F., Jr.
Halbreich, David M.
Hansson, Leigh T,
Hardin, Julie A.
Hardy, Peter A,
Hartley, Simon P,
Hartman, Ronald G.
Hasselman, Scot T.
Hatfield, Jacqueline A,
Hawley, Terence N,
Healy, Christopher W.
Heffler, Curt L.
Hemming, Seth M.
Hewetson, Charles M,
Hill, Robert J.

Hill, Thomas E.
Hirsch, Austin L,

Hitt, Leo N.

Ho, Delpha (NMI)
Hofmeister, Jr., Daniel J.
Hooper, John P,

Horrigan, Courtney C.
Houston, Marsha A.
Howes, Dwight A,

Hryck, David M.

Hultquist, James T.

Husar, Linda S.

Tino, John M.

Ince, Thomas A,
Innamorato, Don A,

Jaskot, Paul J.

Jeffcott, Robin B.
Jenkinson, Andrew P.
Johnson, Gary C.

Jones, Tyree P.

Jong, Denise (NMI)
Karides, Constantine (NMI)
Katsambas, Panagiotis (NMI)
Kaufman, Marc S.

Kaung, Alexander Wai Ming
Kirk, Dusty Elias
Kirkpatrick, Stephen A.
Klett, Dr. Alexander R., LL. M,
Korenblatt, Jeffrey S.
Kozlov, Herbert F,

Kramer, Ann V.,
Krebs-Markrich, Julia
Kugler, Stefan L.

Kwuon, Janet H.

Lackert, Clark W,

Lackner, Marc A.

Lai, Ivy (NMI)

Lasher, Lori L.

Lee, Michael P.

Leiderman, Harvey L.

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

DATE: December 7, 2015

(enter date affidavit is notarized)

for Application No. (s): SE 2015-MV-019

[74710:5

(enter County-assigned application number (s))

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

REED SMITH LLP

3110 Fairview Park Drive, Suite 1400

Falls Church, VA 22042

(check if appIicable) [v]

The above-listed partnership has no limited pattners.

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)

Li, Lianjun (NMI)
Loepere, Carol C,

Lo Vallo, Michael A.
Lowenstein, Michael E.
Lyons, III, Stephen M.
MacElhone, Isabelle (NMI)
Mahone, Glenn R,
Maiden, Todd O.

Maira, Thomas G.
Martin, James C.
Martini, John D,
McAllister, David J.
MecCarroll, James C,
McConnell, Stephen J,
McDavid, George E.
McGarrigle, Thomas J.
McNair, James E.
Melodia, Mark S.
Mercadante, James A,
Metro, Joseph W.
Miller, Edward S.
Miller, Jesse L.

Miller, Steven A,

Min, Catharina Y,
Miner, Brian C,

Minniti, Cindy Schmitt
Mitchell, Jonah D,
Moberg, Marilyn A,
Mok, Kar Chung
Moller, Charlotte (NMI)
Morrison, Alexander David
Munsch, Martha Hartle
Napolitano, Perry A.
Nelson, Jack R,
Nicholas, Robert A,
O'Brien, Kathyleen A.
O’Donoghue, Cynthia (NMI)

(check if applicable) [v]

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

O’Neil, Mark T,

O’Neil, Michael (NMI)
Paisley, Belinda L.

Parker, Roger J.

Patterson, Lorin E.
Pearman, Scott A,

Peck, Jr., Daniel F,

Pedretti, Mark G.

Pepper, Michael Ross David
Petersen, Matthew J.
Peterson, Kurt C.

Phillips, Robert D.

Phillips, Robert N,

Pierre, Yvan-Claude J. (Former)
Pike, Jonathan R.

Poe, Alexandra (NMI)
Pollack, Michael B,

Powell, David C,

Pryor, Gregor J.,

Quenby, Georgia M,
Radley, Lawrence J.
Rammelt, David A,

Rawles, Douglas C,
Raymond, Peter D,

Reid, Graham M,

Reinke, Donald C,
Richthammer, Dr. Etienne (NMI)
Roche, Brian D,

Rogan, Edward G.

Rosen, Barry S,
Rosenbaum, Joseph I. (Former)
Rosenberg, Carolyn H,
Roth, Robert A.

Rowan, Vincent B,
Rubenstein, Donald P.
Rudnicki, Leah T,

Ryan, Catherine S.
Rydstrom, Kirsten R.

Rymer, Philip R.
Samant, Prajakt K.
Sanders, James L,
Sanders, Michael (NMI)
Schaffer, Eric A.
Scheve, Stephen E.
Schiecker, David M.
Schlesinger, Matthew J.
Schmarak, Bradley S.
Schryber, John W.
Scott, Michael T.
Seaman, Charles H.
Sedlack, Joseph M.
Sessa, Stephen E.
Shanus, Stuart A.
Sharma, Asha Rani
Shaw, Nicholas J.
Shay-Byrne, Olivia
Sher, Lawrence S.
Short, Carolyn P.
Shugrue, John D.

Siev, Jordan W,
Simons, Robert P,
s’Jacob, Oliver P,
Skrein, Stephen P.
Smersfelt, Kenneth N,
Smith, John Lynn
Smith, Robert M.
Snyder Bagnell, Nicolle R.
Sollie, Kyle O.
Solomon, Jonathan (NMI)
Sorensen, Anker (NMI)
Spafford, Richard A.
Speed, Nicholas P.
Springer, Claudia Z.
Stanley, David E,
Stephenson, Leon (NMI)
Stewart, 11, George L.
Stimpson, Barry P.

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

DATE: December 7, 2015 lzp” @ 5
(enter date affidavit is notarized)
for Application No. (s): SE 2015-MV-019

(enter County-assigned application number (s))

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

REED SMITH LLP
3110 Fairview Park Drive, Suite 1400
Falls Church, VA 22042

(check if applicable) [v] 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)

Suddath, Thomas H.
Suleman, Sakil A.
Suss, Philipp T.
Swinburn, Richard G.
Tandler, James R,
Tashman, Matthew E.
Taylor, Andrew D,
Taylor, Philip M.
Teare, Peter A.
Temple, Mark D.
Terras, Alexander (NMI)
Thallner, Jr., Karl A,
Theodorou, Demitris C,
Thomas, Alexander Y,
Thompson, Gary S.
Tompkins, Benjamin F.
Toms, Jason M.,
Turner, Paul B,
Vishneski, John S,
Vitsas, John L,

Von Waldow, Arnd N,
Watt, Christopher B,
Watterson, Kim M.
Weiss, David E.
Weissman, David L,
Weissman, Sonja S.
Weller, Charles G.
Wells, Kristin I,
Wilkins, Robert A.
Wilkinson, James F,
Wolff, Sarah R,
Wong, Patrick Ho Yin
Wood, Douglas J.
Yam, Perry (NMI)
Yan, Betty (NMI)
Yan, Jay J.

Yoo, Thomas J.

Young, Michael J.

Yu, Cheuk Lun Desmond
Yuffee, Michael A,
Zaman, Peter O,

Zoeller, Lee A,

Zurzolo, Tracy L.

-Added as of August 19, 2015:

Bishop, Martin J.
Chassman, Peter J.
Huenermann, Rolf (NMI)
Juergens, Andreas (NMI)
Kammel, Volker (NMI)
Meissner, Martin (NMI)
Raven, Ricky A,

Added as of December 7, 2015:
Moll, Stephen L.
Reck, Belynda S.

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

DATE: December 7, 2015 ’
(enter date affidavit is notarized) [ Zﬁi 7(45

for Application No, (s): SE 2015-MV-019
(enter County-assigned application number(s))

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

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

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

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

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
“Special Exception Attachment to Par, 2” form,

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




Application No.(s): SE 2015-MV-019
(county-assigned application number(s), to be entered by County Staff)

Page Five

174705

SPECIAL EXCEPTION AFFIDAVIT

DATE: December 7, 2015
(enter date affidavit is notarized)

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

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

John C, Ulfelder, a member of the Fairfax County Planning Commission, was previously represented by Grayson P, Hanes of Reed
Smith LLP in an unrelated legal matter,

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
“Special Exception Attachment to Par, 3” form,

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

WITNESS the following signature: M CQ Q%ﬂ/\/\, C@’)
/

(check one) [ 1Applicant '[./]VApplicant’s Authorized Agent

Michael A, Banzhaf, Esq.
(type or print first name, middle initial, last name, and & title of signee)

Subscribed and sworn to before me this 7#’\ day of December 20 15 | in the State/Comm.
of _ Virginia , County/City of _ Fairfax

) 7 Notary Public
My commission expires: May 31,2016

BETTY M. BARNHOUSE
Notary Public

Commonwealth of Virginia

153384 i

y Commission Expires Ma3 .

(\g\%ORM SEA-1 Updated (7/1/06)

‘




APPENDIX 4

County of Fairfax, Virginia
MEMORANDUM

DATE: August 3, 2015

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

FROM:  Denise M. James, Chief WM
Environment and Development Review Branch, DPZ

SUBJECT: Land Use Analysis: SE 2015-MV-019,
Charles County Sand & Gravel Company, Inc.

The memorandum, prepared by Brenda Cho, includes citations from the Comprehensive Plan
(Plan) that provide guidance for the evaluation of the Special Exception (SE) application dated
March 2015, as revised through July 15, 2015. The extent to which the application conforms to
the applicable guidance contained in the Plan is noted.

DESCRIPTION OF THE APPLICATION

The applicant proposes a Special Exception (SE) application for a new 8,600 square foot
concrete batching plant with 1,600 square feet of accessory maintenance and office uses on Tax
Map Parcel 107-4 (1)) 62A pt. The 5.23 acre site is located at 9520 Gunston Cove Road, and the
vacant site is located off Gunston Cove Road between [-95 and CSX Railroad tracks. The Floor
Area Ratio will be .007, and the site is zoned [-6 Heavy Industrial District.

COMPREHENSIVE PLAN CITATIONS:

Fairfax County Comprehensive Plan, 2013 Edition, Area IV, Lower Potomac Planning District,
Amended through October 28, 2014, LP2-Lorton-South Route 1 Community Planning Sector,
Pages 92 — 94: :

“LAND UNIT F

Land Unit F includes established and developing industrial uses adjacent to the CSX
Railroad tracks and continues south of Mims Street to Hassett Street, incorporating properties
fronting on both sides of Richmond Highway (see Figure 30). Existing uses include storage
yards, warehouse/wholesale activities, a concrete batching plant and a metals recycling
facility.

Department of Planning and Zoning
Planning Division
12055 Government Center Parkway, Suite730

Fairfax, Virginia 22035-5509 | /<
Phone 703-324-1380  ,epanrment of
Excellence * Innovation * Stewardship Fax 703-653-9447 PLANNING

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




Barbara C. Berlin, AICP
SE 2015-MV-019
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Future industrial development should complement the goals and objectives of the Lorton
Plan, especially those with respect to upgrading the image of Lorton. Uses envisioned for this
area include industrial/flex space uses, retail and other related business and employment
uses. Industrial development should be of a type appropriate to specific sites in the areas;
i.e., rail-using industries adjacent to rail siding tracks, vehicular-oriented industrial parks
proximate to Route 1. Industrial uses adjacent to residential and other non- industrial uses
should be enclosed, effectively buffered and set back to minimize use conflicts.
Maximum FARs should not exceed .35. Intensities and uses should generally transition
down from the railroad tracks to Richmond Highway. Further expansion of industrial uses
beyond the planned designation should not be allowed.

The area on the west side of Richmond Highway south of Mims Street is planned as a
mixed industrial/office park developed as a single architectural whole to avoid the
appearance of strip development. The total .area should be consolidated and access to
Richmond Highway should be limited by use of a service drive to a signalized intersection at
Giles Run Road.

Strip development, free-standing retail uses, and/or automobile-oriented uses should not be
allowed.” o

COMPREHENSIVE PLAN MAP: Alternative Uses
LAND USE ANALYSIS

A Special Exception application is proposed for a new concrete batching plant with accessory
maintenance and office uses. The 5.23 acre application site is currently undeveloped, and the
applicant proposes an 8,400 square foot plant area and a shop/office measuring approximately
1,600 square feet. Associated uses are also proposed on site, including parking and storage areas.
Ingress/egress movement to the site is proposed with a single access point along Gunston Cove
Road, and a dry stormwater pond is proposed at the northeast corner of the site along Gunston
Cove Road. Landscaping and chain link fencing are proposed along the periphery of the site.

The application site is located in Land Unit F within the LP2 Lorton-South Route 1 Community
Planning Sector. The Comprehensive Plan notes that the broader planning area is a “gateway” to
Fairfax County and National Capital Area, particularly along the 1-95 Corridor and Richmond
Highway. Existing industrial (and some commercial) zoning districts and uses encompass most
of the land area immediately east of I-95 between Lorton Road to Richmond Highway, and the
Plan notes the following regarding the sector’s industrial areas:

The second industrial area is adjacent to the CSX Railroad tracks to the
west and continues south of Mims Street to Hassett Street, incorporating
properties fronting on both sides of Richmond Highway. This area contains
outdoor storage yards, warehouse activities, a concrete batching plant and a
metals recycling center. A portion of the area remains undeveloped and
provides an opportunity for future industrial uses. Infill, redevelopment and new

C&\Users\dj ame6\AppData\Local\Microsoft\Windows\Temporary Internet Files\Content.Outlook\33ALRNSO\SE
2015 _MV_019_Charles_Cty SandGravel.docx
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development in this area should be industrial flex/office and related commercial
uses at a floor area ratio up to .35 which are compatible with the overall land
use objectives of the Lorton Plan and which will promote an improvement in the
image of Lorton.

The Plan acknowledges existing industrial development in Land Unit F and anticipates future
industrial development in the existing industrial area, which is primarily zoned 1-6 Heavy
Industrial District. By-right development permitted in the I-6 Heavy Industrial District include
bus or railroad terminals, heavy public utility uses, junk yards, lumber yards, new vehicle
storage, and recycling centers. Existing uses along Gunston Cove Road near the application site
include vehicle repair, storage and metal fabrication, and the uses are separated from nearby
residential uses by the CSX Railroad tracks. In the Policy Plan, the Board of Supervisors’ Goals
note that “Fairfax County should continue to encourage the development of appropriately scaled
and clustered commercial and industrial facilities to meet the need for convenient access to
needed foods and services and to employment opportunities.” The proposed concrete batching
plant will be located in an area that is already zoned and developed with industrial uses;
however, any new industrial uses should meet related objectives identified in the sector’s Plan
language.

Land use objectives for industrial uses in the planning sector include providing access into the
core of large parcels of industrial use as well as locating heavy industrial uses away from the
roadways with extensive landscaping, screening and/or buffering at the roadway edges. The
proposed concrete batching plant will be set back approximately 130 feet from both the Gunston
Cove-Road and 1-95 frontages, and the applicant proposes to plant deciduous and evergreen trees
around the site, particularly to screen the use from vehicular traffic along I-95 and Gunston Cove
Road. Approximately 50 feet in width of tree preservation is also proposed along the I-95
frontage. A cross section on Sheet 7 of the latest plat revised through July 15, 2015 depicts how
both the existing canopy and grade changes (including a possible retaining wall up to six feet in
height) will help screen the use. Additional screening instead of the proposed chain link fence,
such an architecturally solid barrier (i.e. wood fence), around the site may help minimize any
further visual, noise or air impacts from the use, as well as more trees.

CONCLUSION

A concrete batching plant and accessory uses are proposed on an undeveloped 5.23 acre site off
Gunston Cove Road between 1-95 and CSX Railroad tracks. The site is zoned I-6 Heavy
Industrial District and is located near existing industrial uses along Gunston Cove Road. The
applicant proposes to situate the concrete plant in the middle of the site with deciduous trees and
fencing to help screen the use. Additional landscaping and an architecturally solid fence are
recommended to further buffer the use from view. Staff believes that the application is in
harmony with the land use recommendations of the Comprehensive Plan for the subject property.

DMJ:BJC
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Appendix 5

County of Fairfax, Virginia
MEMORANDUM

DATE: September 29, 2015

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

FROM: Denise M. James, Chief @it/ jmtas
Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ASSESSMENT for: SE 2015-MV-019
Charles County Sand and Gravel Company

This memorandum, prepared by John R. Bell, includes citations from the Comprehensive Plan
that provide guidance for the evaluation of the above referenced special exception plat as
revised through August 20, 2015. Possible solutions to remedy identified environmental
impacts are suggested. Other solutions may be acceptable, provided that they achieve the
desired degree of mitigation and are also compatible with Plan policies. ,

COMPREHENSIVE PLAN CITATIONS:

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

The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended
through July 1, 2014, page 19-21 states:

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

Policy b. Within the Tysons Corner Urban Center, Suburban Centers, Community
Business Centers, Industrial Areas and Transit Station Areas as identified on
the Concept Map for Future Development, unless otherwise recommended
in the applicable area plan, ensure that zoning proposals for nonresidential
development or zoning proposals for multifamily residential development
incorporate green building practices sufficient to attain certification through
the LEED-NC or LEED-CS program or an equivalent program specifically
incorporating multiple green building concepts, where applicable...”
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SE 2015-MV-019, Charles County Sand & Gravel
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The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended
through July 1, 2014, page 11 states:

“Objective 4: Minimize human exposure to unhealthful levels of transportation generated
noise. :
Policy a. Regulate new development to ensure that people are protected from

unhealthful levels of transportation noise.
Policy b. Reduce noise impacts in areas of existing development.”

The Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended
through July 1, 2014, page 8 states:

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

Policy k. For new development and redevelopment, apply better site design and low
impact development (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...”

ENVIRONMENTAL ANALYSIS:
This section characterizes the environmental concerns raised by an evaluation of this site and
the proposed land use. Solutions are suggested to remedy the concerns that have been

identified by staff. There may be other acceptable solutions.

Green Building

The Comprehensive Plan provides guidance recommending the application of green building
measures for new development and redevelopment. The proposed development is located
within an area designated as a suburban center, which is one of the areas noted for
development using green building measures. Concrete batching facilities are not well-suited
for green building development as they typically include very few occupied structures. Staff is
not aware of any concrete batching facilities which have been designated as green building
certified. The applicant has indicated that they will use low-emitting adhesives, sealants, low-
volatile organic compounds (VOC) products and low-fume paints/coatings. The applicant will
also seek to enhance resource efficiency through use of ultralow-flow plumbing fixtures and
energy efficient lighting systems. Staff feels that the proposed measures as reflected in the
draft proposed development conditions satisfy the Comprehensive Plan guidance on this issue.

C:\Users\djame6\Documents\SE_2015-MV-019_Charles_County_Sand_and_Gravel.doc
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Noise

The proposed use has the potential to generate noise levels which may be louder than other
sources from the surrounding area. The Policy Plan section of the Comprehensive Plan
provides no specific guidance for stationary noise sources. However, the use would be subject
to the noise limitations of the Fairfax County Zoning Ordinance. The use of the property as a
concrete batching facility would be subject to those limitations and may require mitigation
measures to ensure that the noise limits set forth in the Zoning Ordinance are not exceeded.
Noise in excess of the limits set forth in the Zoning Ordinance would be subject to enforcement
measures as determined by the Zoning Enforcement Branch of the Department of Planning and
Zoning, It is also noted, however, the application property is subject to noise impacts due to its
location between a major highway (I-95) and railroad tracks.

Stormwater Management

The applicant has proposed an onsite stormwater detention facility to address stormwater
detention and water quality requirements which will be subject to further review at the time of
site plan submission. There are no outstanding concerns.

DMJ: JRB
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Appendix 6

County of Fairfax, Virginia

MEMORANDUM

DATE: July 29, 2015

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

4 /)

FROM: Michael A. Davis, Acting Chlef"“"
Site Analysis Section P

Department of Transportatlen

FILE: 3-5 (SE 2015-MV-019)
SUBJECT: Transportation Impact
REFERENCE: SE 2015-MV-019 Charles County Sand & Gravel Company, Inc.

Land Identification Map: 104-4 ((1)) 62A

Transmitted herewith are the comments from the Department of Transportation with respect to the
referenced application. These comments are based on the plat made available to this office dated
April 6, 2015, and revised through July 15, 2015. The applicant proposes a concrete batching
plant with accessory uses including a 1,600 square foot office, an aggregate storage area, a
washout area and a truck parking area. Typical hours of operation will be 24 hours a day every
day except for Sundays. The trip generation during a typical weekday is estimated at 94 weekday
trips with 11 a.m. peak hour trips and 12 p.m. peak hour trips. Only company trucks will be used
to deliver concrete.

e On-site circulation of trucks is not adequately shown.

Trees to the south of the entrance at Gunston Cove Road should not block sight distance to
the south for exiting vehicles.

e Level of service (LOS) at Lorton Road and Gunston Cove Road is C in the a.m. peak hour
and D in the p.m. peak hour. As much as possible, trucks from the site should avoid peak
hours at the intersection.

e The question of restricting truck traffic on Lorton Road has arisen. There are guidelines
adopted by the Commonwealth Transportation Board (CTB) for considering requests to
restrict through trucks on primary and secondary highways. The local governing body must
hold a public hearing and make a formal request. The CTB shall act within nine months.
There are four criteria which pertain. Three out of the four must be met.

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

Serving Fairfax County
for 25 Years and More



Barbara Berlin, Director
July 29, 2015

Page 2 of 2

a. Reasonable alternate routing is provided.

b. Truck traffic on the proposed route for restriction is not compatible with the
affected area due to safety issues, accidents, engineering, and other traffic
engineering issues.

c. The roadway is residential in nature.

d. The roadway must be functionally classified as either a local or collector.

MAD/LAH/lah

cc: Mary Ann Tsai, DPZ



DEPARTMENT OF TRANSPORTATION
Charlie Kilpatrick 4975 Alliance Drive
COMMISSIONER o Fairfax, VA 22030

June 17, 2015

To: Ms. Barbara Betrlin
Director, Zoning Evaluation Division

From: Noreen H. Maloney
Virginia Department of Transportation — Land Development Section

Subject: SE 2015-MV-019; Gunston Cove Road

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.

e The applicant should dedicate 15 feet of right of way along Gunston Cove Road from the
centerline to the property line.

o The proposed trees along Gunston Cove Road should be relocated outside the line of sight.

We Keep Virginia Moving
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Coiunty of Fairfax, Virginia

MEMORANDUM

DATE: September 14, 2015

TO: Mary Ann Tsai, Staff Coordinator
Zoning Evaluation Division, DPZ

FROM: Linda Barfield, Urban Forester 11 @@
Forest Conservation Branch, DPWE v

SUBJECT: Gunston Cove Road-SE 2015-MV-019-Lot 62A-CC Sand & Gravel

The following comments are based on a review of the resubmission of the Special Exception Plat
stamped “Received, Department of Planning and Zoning, August 24, 2015”.

Specific Comments:
1. Comment: It is unclear when and how the invasive species and noxious weeds within
the areas of existing trees to remain will be managed. Monitoring has also not been

addressed.

Recommendation: Clearly describe the invasive species management and monitoring
practices in the tree preservation narrative.

2. Comment: The tree protection fencing installation diagram shows tree protection
+ fence material as being orange plastic fence. This will not afford an adequate level of

protection to preserve the existing trees at this site.

Recommendation: The detail should be revised to show only 14 gauge welded wire
fence or super silt fence.

I can be reached at 703-324-1770 if you have any questions or concerns.
1o/
UFMDID #: 201602

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




Appendix 8
County of Fairfax, Virginia

MEMORANDUM

DATE: July 16, 2015

TO: Mary Ann Tsai, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Mohan Bastakoti, P.E., Senior Engineer Il = ———
South Branch
Site Development and Inspections Division
Department of Public Works and Environmental Services

SUBJECT: Application # SE 2015-MV-019 (Charles County Sand and Gravel); LDS
Project # 6441-ZONA-001-1, Tax Map #107-4-01-0062A; Mount Vernon
District

We have reviewed the subject application and offer the following stormwater management
comments:

Chesapeake Bay Preservation Ordinance (CBPO)
There are no Resource Protection Areas present on this site.

Floodplain
There is no regulated floodplain on this site.

Downstream Drainage Complaints
There is no storm water complaint on file within the property.

Drainage Diversion

During the development, the natural drainage divide shall be honored. If natural drainage divides
cannot be honored, a drainage diversion justification narrative must be provided. The increase
and decrease in discharge rates, volumes, and durations of concentrated and non-concentrated
Stormwater runoff leaving a development site due to the diverted flow shall not have an adverse
impact (e.g., soil erosion; sedimentation; yard, dwelling, building, or private structure flooding;
duration of ponding water; inadequate overland relief) on adjacent or downstream properties.
(PFM 6-0202.2A)

Department of Public Works and Environmental Services ooty Pty

Land Development Services, Site Development and Inspections Division § !
12055 Government Center Parkway, Suite 535 =fl=

Fairfax, Virginia 22035-5503 %

Phone 703-324-1720 « TTY 711 « FAX 703-324-8359

< N
&8
Mionmend >
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Water Quality Control

Water quality controls must be satisfied for this development (PFM 6-0401.2).

The applicant has provided a nutrient credit availability letter on the SE plat and also shown the
location of onsite alternative BMP( Bay filter) on SE plat in case if the nutrient credits become

unavailable during site plan review. VRRM computations were also provided. This will satisfy

the water quality information required at this stage.

Stormwater Detention

Unless waived by the Director, the postdevelopment peak flow for the 2-year 24-hour storm
event shall be released at a rate that is equal to or less than the predevelopment peak flow rate
from the 2-year 24-hour storm event and the postdevelopment peak flow for the 10-year 24-hour
storm event shall be released at a rate that is less than or equal to the predevelopment peak flow
rate from the 10-year 24-hour storm event. SWMO 124-4-4.D.

The applicant has proposed onsite detention facility of 83,000 cubic feet storage capacity to meet
the above requirements. The details of the hydrologic and hydraulic computations should be
provided and reviewed during site plan review.

Water Quantity Control

The applicant shall provide a narrative and a summary of computations to demonstrate how the
concentrated stormwater flow will be released into a stormwater conveyance system and shall
meet criteria (1), (2) or (3) of 124-4-4B, where applicable, from the point of discharge to a point
to the limits of analysis in Section 124-4-4(b)(5) as demonstrated by use of acceptable
hydrologic and hydraulic methodologies.

The applicant shall provide a narrative and a summary of computations to demonstrate how the
concentrated stormwater flow shall be released into a stormwater conveyance system and shall
meet criteria subsections (1), (2), or (3) of 124-4-4C, where applicable, from the point of
discharge to a point to the limits of analysis in Section 124-4-4(c)(5) as demonstrated by use of
acceptable hydrologic and hydraulic methodologies.

The details of the hydrological and hydraulic computations will be reviewed during site plan
review.

Downstream Drainage System

According to the applicant there will be a concentrated outfall from the proposed pond. The
applicant has also shown the point of confluence and extent of review. The applicant has agreed
to provide energy balance.

The details of the hydrologic and hydraulic computations should be provided during site plan
review.
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Application # SE 2015-MV-019 (Charles County Sand and Gravel)
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cc:  Don Demetrius, Chief, Watershed Projects Evaluation Branch, SPD, DPWES
Fred Rose, Chief, Watershed Planning & Assessment Branch, SPD, DPWES
Bijan Sistani, Chief, Central Branch, SDID, DPWES
Zoning Application File
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) “Fairfax County
’ Park Authority -

FAIRFAX COUNTY PARK AUTHORITY

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

7 Countl

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

FROM: Sandy Stallman, AICP, Manager PR Y
Park Planning Branch, PDD AD for 5o

DATE: June 24, 2015

SUBJECT: SE 2015-MV-019, Gunston Cove Road (Charles County Sand and Gravel)
Tax Map Number: 107-4 ((1)) 62A

BACKGROUND

The Park Authority staff has reviewed the proposed Development Plan dated June 04, 2015 for
the above referenced application. The Development Plan shows a proposed concrete batching
plant with accessory maintenance and office buildings on a 5.23 acre site zoned 1-6, heavy
industrial. The subject site is within the Lower Potomac Planning District and Mt. Vernon
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 Lower Potomac Planning District in the Area IV Plan text explains the extensive heritage
and cultural resources in the area. It recommends that heritage resources be considered at the
earliest planning stages of development, continuation of dedication of undeveloped land as open
space to preserve heritage resources and preserve significant resources (Area IV, Lower Potomac
Planning District, District-Wide Recommendations, Heritage Resources, pp. 11-17). Great
Communities Park Comprehensive Plan echoes recommendations in the Countywide
Comprehensive Plan.
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ANALYSIS AND RECOMMENDATIONS

Cultural Resources Impact:

The parcel was subjected to archival review. The project parcel contains one known site, VDHR
44FX1107. The Park Authority recommends the known site undergo Phase II archaeological
testing in order to determine county significance and whether the site is eligible for inclusion
onto the National Register of Historic Places. If the site is found eligible, avoidance or Phase III
data recovery is recommended. The remainder of the parcel has moderate to high potential to
contain additional significant resources. Therefore, a Phase I archaeological study is
recommended for the areas of the parcels that are to undergo ground disturbing activities and are
previously unsurveyed. If significant sites are found, a Phase II study should be undertaken to
determine eligibility for inclusion into the National Register of Historic Places. If sites are found
eligible, avoidance or a Phase I1I data recovery is recommended.

At the completion of any cultural resource studies, 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, VA 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 VCRIS system.

SUMMARY OF RECOMMENDATIONS

This section summarizes the recommendations included in the preceding analysis section.

e Conduct a Phase I archaeological study and any needed follow up studies in areas of
the parcel to be disturbed.

e Conduct a Phase II archaeological study and any follow up measures if needed for the
known site 44FX1107.

Please note the Park Authority would like to review and comment on development conditions
related to park and recreation issues. We request that draft and final development conditions 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: Laura Featherstone/Andrea Dorlester
DPZ Coordinator: Mary Ann Tsai
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Copy: Cindy Walsh, Director, Resource Management Division
Liz Crowell, Manager, Cultural Resource Management & Protection Section
Mary Ann Tsai, DPZ Coordinator
Chron File
File Copy
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GLOSSARY
This Glossary is provided to assist the public in understanding
the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.
Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan
or Public Facilities Manual for additional information.

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing
process, to abolish the public's right-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automatically
reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the
adjacent property owners if there is no evidence to the contrary.

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to
a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance.

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to
Chapter 58 of the Fairfax County Code.

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer
to Article 13 of the Zoning Ordinance for specific barrier requirements.

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are determined to be the
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve
water quality.

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land
and may include a combination of fences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident with
transitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district. See Sect. 2-
421 and Sect. 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the
plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in
substantial accord with the Plan.

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value
describes a sound at a given instant, a maximum sound level or a steady state value. See also Ldn.

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre.

DENSITY BONUS: An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUS), etc.

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in a
"P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with the
Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation, number of employees, height of buildings, and intensity of development.



DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are
generally included on a development plan. A development plan is s submission requirement for rezoning to the PRC District. A
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A FINAL
DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning
application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the
Zoning Ordinance.

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility
easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve natural resource areas,
provide passive recreation and protect wildlife habitat. The system includes stream valleys, steep slopes and wetlands. For a complete
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and
sediment are washed into nearby streams, thereby degrading water quality.

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood occurrence
in any given year.

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the
site itself.

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are
designed to serve both through traffic and local trips. Collector roads and streets link local streets and properties with the arterial network.
Local streets provide access to adjacent properties.

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils.

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point
source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method.

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the
surface into the ground.

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development
pattern or neighborhood.

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development 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.



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.0.V. use and other strategies associated with the operation of the street and transit systems.



URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable
function for the area; easily understood order; distinctive identity; and visual appeal.

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, title to the road right-of-way transfers
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated.

VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building
height, or minimum yard requirements, among others. A variance may only be granted by the Board of Zoning Appeals through the public
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect.
18-404 of the Zoning Ordinance.

WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated on the basis of
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the presence
or evidence of surface wetness or soil saturation. Wetland environments provide water quality improvement benefits and are ecologically
valuable. Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of Engineers

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:

includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board.

Abbreviations Commonly Used in Staff Reports

A&F Agricultural & Forestal District PDH Planned Development Housing

ADU Affordable Dwelling Unit PFM Public Facilities Manual

ARB Architectural Review Board PRC Planned Residential Community

BMP Best Management Practices RC Residential-Conservation

BOS Board of Supervisors RE Residential Estate

BZA Board of Zoning Appeals RMA Resource Management Area

COG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Residential Use Permit

CDP Conceptual Development Plan RZ Rezoning

CRD Commercial Revitalization District SE Special Exception

DOT Department of Transportation SEA Special Exception Amendment

DP Development Plan SP Special Permit

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

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

GDP Generalized Development Plan VDOT Virginia Dept. of Transportation

GFA Gross Floor Area VPD Vehicles Per Day

HC Highway Corridor Overlay District VPH Vehicles per Hour

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

PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division

PDC Planned Development Commercial
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