
 

                                                                                                                          Carmen Bishop, AICP  
 

Department of Planning and Zoning  
Zoning Evaluation Division 

12055 Government Center Parkway, Suite 801 
Fairfax, Virginia  22035-5509 

Excellence * Innovation * Stewardship         Phone 703-324-1290  FAX 703-324-3924 
Integrity * Teamwork * Public Service   www.fairfaxcounty.gov/dpz 
 

 

APPLICATION ACCEPTED:  April 8, 2015 
PLANNING COMMISSION:  September 29, 2016  

BOARD OF SUPERVISORS:  November 1, 2016 @ 3:30 p.m. 
 

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

October 21, 2016 
 

STAFF REPORT ADDENDUM 
 

APPLICATION RZ 2015-HM-005 
 

HUNTER MILL DISTRICT 
 

APPLICANT: Pulte Home Corporation 
 
EXISTING ZONING: I-4 (Medium Intensity Industrial) 
 
PROPOSED ZONING: R-30 (Residential, 30 du/ac)  
  
PARCEL: 18-3 ((6)) 5 
 
SITE ACREAGE: 1.58 acres  
 
PROPOSED OPEN SPACE: 25% 
 
PLAN MAP: Residential Mixed Use 
 
15.2-2303.4 STATUS: Exempt: Reston 
 
PROPOSAL: To rezone from the I-4 District to the  
 R-30 District to permit a total of 44 multi-family 

dwelling units at a density of 27.8 dwelling  
 units per acre (du/ac) 
 
STAFF RECOMMENDATIONS:  

 
Staff recommends denial of RZ 2015-HM-005, as proposed. However, if it is the Board’s 
intent to approve RZ 2015-HM-005 and the associated Generalized Development Plan, staff 
recommends that such approval be subject to the execution of proffers consistent with those 
contained in Attachment 1. 
 
If it is the Board of Supervisors’ intent to approve RZ 2015-HM-005 as proposed, it should 
be subject to approval of the following waivers and modifications: 
 

 

http://www.fairfaxcounty.gov/dpz


 

 

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

 

Waiver of the minimum district size of 3 acres, pursuant to Section 3-3006 of the Zoning 
Ordinance, to permit a district size of 1.58 acres.   
 
Modification of the minimum front yard requirement of 15 feet and 20o angle of bulk plane, 
pursuant to Section 3-3010 of the Zoning Ordinance, to permit 8 feet and 8o angle of bulk plane. 
 
Modification to permit encroachments into the minimum front yard, pursuant to Paragraph 1C of 
Section 2-412 of the Zoning Ordinance to be within 2 feet of the property line. 
 
Modification of the minimum open space requirement of 26 percent, pursuant to Section 3-3010 
of the Zoning Ordinance, to permit 25 percent open space. 
 
Waiver of the loading requirement of 2 spaces, pursuant to Section 11-203 of the Zoning 
Ordinance. 
 
Modification of the design standards and guidelines for trash and recycling, pursuant to 
Sections 10-0303.2 and 10-0306 of the Public Facilities Manual to permit the storage of 
containers within garages as shown on the Generalized Development Plan. 
 
Deviation from the tree preservation target pursuant to Section 12-0508 of the Public Facilities 
Manual. 
 
 
It should be noted that it is not the intent of the staff to recommend that the Board, in adopting 
any conditions proffered by the owner, relieve the applicant/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards. The approval of this 
application does not interfere with, abrogate or annul any easements, covenants, or other 
agreements between parties, as they may apply to the property subject to this application. 
 
It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
For information, contact the Zoning Evaluation Division, Department of Planning and Zoning, 
12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505, (703) 324-1290. 
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Rezoning Application
RZ   2015-HM-005

k

Applicant: PULTE HOME CORPORATION
Accepted: 04/08/2015
Proposed: RESIDENTIAL
Area: 1.58 AC OF LAND; DISTRICT - HUNTER MILL

Zoning Dist Sect:
Located: SOUTH OF SUNSET HILLS ROAD, NORTH OF

DULLES TOLL ROAD, AND EAST OF MICHAEL
FARADAY DRIVE

Zoning: FROM I- 4 TO R-30
Overlay Dist:
Map Ref Num: 018-3- /06/  /0005

Michael Faraday Dr

Sunset Hills Rd

Wiehle Ave

Sunrise Valley Dr

Michael Faraday Ct



NOTES 
I. TllE PROPERTY DELINEATED ON Tl/IS PLAT IS ltXATED ON FAIRFAX caJNTY CADASn?AL HAP No. 18-3 ((6)) LOT 5 AND IS CURRENTLY 

ZONED 1-4. TlllS IS A REQUEST FOR A REZONING APPL/CATION TO TllE R-30 ZONING f)ISTRICT. 

2. TllE PROPERTY SI/OWN llEREON IS CURRENTLY IN TllE NANE OF llARDWOOD PlrwaJD HANIJFACTURES ASS<XIATION BY DEED £JaJK 4402 AT 
PAGE 21 ANONG TllE LAND RECORDS OF FAIRFAX COUNTY. TllE APPLICANT IS PULTE l/0/'1E aJRPORATION. 

3. TllE BOUNDARY SI/OWN llEREON IS FRa1 A SURV£r BY TlllS FIRN P£RFORNED IN NOVENBER, 2014. 

4. TITLE REPORT FURN/SI/ED BY CCJNl10Nl-IEAL Tl/ LAND TITLE INSURANCE CCJNPANY, FILE NUtlBER IPUL-llARJ»KXJD, EFFECTIVE DA TE OCTOBER 
22, 20/4. 

5. TllE T()f'(;GRAP/./r SI/OWN llEREON IS BASED ON A FIELD SURVEY Br Tl/JS FIRN. TllE VERTICAL DA TUN IS REFERENCE/) TO NGVD 2'1. TllE 
CONTOUR INTERVAL IS T/10 (2) FEET. 

6. PORTIONS OF TllE PROPERTY SI/OWN llEREON LIE WITl/IN A ZONE ~ AN AREA DETERNINED TO BE OUTSIDE TllE 0.21 ANNUAL Cl/ANCE 
FLCXJ{)PLA/N AS DELINEATED ON FLCKJ[) JNSIJRANCE RA TE HAP, ca1NUNITY PANEL No. 5/05caJl30E, DA TED SEPTENBER 17, 20/0. 

7. ALL CONSTRUCTION SI/ALL ca-JFOR!1 TO TllE PROVISIONS OF ALL APPLICABLE ORDINANCES, REGULAT!a-15 AND AOOPTED STANDARDS OF 
FAIRFAX caJNTY AND VDOT EXCEPT AS NODIFIED l/EREJN. TllE APPLICANT RESERVES Tl/£ RIG/IT TO APPL r FOR ANY FUTURE 
NOD/FICATIONS OF PFN DESIGN CRITERIA AT TllE TINE OF SITE PLAN PREPARATION PROVIDED Tl/£ NOD/FICATJCINS ARE JN SUBSTANTIAL 
CONFORHANCE WITll TlllS PLAT /PLAN. 

8. EROSION AND SEDINENT CONTROLS SI/ALL BE INSTALLED PRIOR TO ANY CLEARING, GRADING, OR CONSTRUCTION AS PER REC/UIRENENTS OF 
TllE STA TE OF VIRGINIA AND TllE CODE OF FAIRFAX COUNTY. 

q. LAND DESIGN CONSIJLTANTS, INC. (LIX) IS NOT AWARE OF ANY UTILITY EASENENTS /All/CJ/ EXIST ON TllE SUEJ.JECT PROPERTY WITll A 
WIDTll OF 25 FEET OR NORE. 

10. ALL UTILITIES INSTALLED AS PART OF Tl/IS PROJECT SI/ALL BE PLACED UNDERGROUND. TllE UTILITY LOCAT/a-15 SI/OWN l/EREON ARE FOR 
ILLUSTRATIVE PURPOSES ONLY AND ARE SUBJECT TO Cl/ANGE WITll FINAL ENGINEERING. LIN/TS OF CLEARING AND GRADING SI/ALL BE JN 
GENERAL CONFORHANCE WJTll TllOSE SI/OWN llERECIN. 

II. AIR ClUALITY PERNITS SI/ALL BE OBTAINED, IF RWUIRED, AND PROVIDED PRIOR TO ANY CLEARING, GRADING OR CONSTRUCTION. 

12. TllE SITE WILL BE SERVED BY PUBLIC WATER AND SANITARY SEWER FRa1 FAIRFAX COUNTY. SANITARY SEr/ER SERVICE SI/ALL BE 
PROVIDED BY INDIVIDUAL LATERAL CONNECT/a-JS. 

13. A RESOURCE PROTECTION AREA (RPA) DOES NOT EXIST ON TllE SUBJECT PROPERTY. 

14. TllE CONPREl./ENSIVE PLAN'S, BASE PLAN, RECCJNNENDS DEVELOPNENT OF TllE PROPERTY AT 30 DWELLING UNITS PER ACRE. TllE 
PROPERTY IS ltXATED WITlllN TllE WIB!LE STATION T.O.D. DISTRICT AND PLANNED FOR RESIDENTIAL NIXED USE. 

15. L/X JS NOT AWARE OF ANY BURIAL SITES UXA TED ON TllE SUBJECT PROPERTY. 

16. AN ENVIRONNENTAL WAL/TY CORRIDOR (ECIC) AS DEFINED IN TllE ADOPTED CONPRB!ENSIVE PLAN DO£S NOT EXIST ON TllE SUBJECT 
PROPERTY. 

17. L/X IS NOT AWARE OF ANY J.IAZARDOUS OR TOXIC SUBSTANCES llAVING BEEN GENERATED, UTILIZED, STORED, TREATED, AND/OR DISPOSED 
OF OR I/AV/NG BEEN OBSERVED ON TllE SUBJECT PROPERTY. 

18. DEVELOPNENT OF Tl/IS PROJECT SI/ALL CCJNNENCE AT Sf.JOI TINE AS APPROPRIATE caJNTY APPROVALS I/AVE BEEN C8TAINED AND 
SUBJECT TO TllE f)ISCRETION OF C»INER/DEVELOPER. 

fq A GEOTECllNICAL REPORT SI/ALL BE S/JB/1/TTED FOR REVl&J BY FAIRFAX caJNTY CONCURRENTLY 1-1/Tll TllE SITE PLAN, IF REQUIRED. 

20. ALL DINENS!ONS ARE APPROX/HATE AND NAY BE NODIFIED PROVIDED TllAT NODIFICATIONS ARE IN SUBSTANTIAL CONFORHANCE WITll TllE 
GDP AND TllE NIN/NUN YAR[)S ARE NOTED. 

21. TllE APPLICATION I/AS BEEN DESIGNED WITll Tl/£ PRIHARY FCX:US OF CREATING A DEVELOPNENT TllAT WORKS WITI/ TllE USES ASS<XIATED 
WITll TllE W/£/.!LE TRANSIT STATION AREA. ALL PROPOSED DEVELOPNENT SI/ALL BE IN CONFORNANCE WITll TllE URBAN DESIGN GU/DELJN£S. 

22. NINOR AD.JUSTNENTS TO TllE UTILITY LOCA Tia-JS SI/ALL BE PERNITTED IN ACCORDANCE WITll TllE FINAL GRADING AND UTILITY LA rouT 
AND SI/ALL BE IN SUBSTANTIAL CONFORNANCE WITll TllAT PROVIDED llEREIN. 

23. TllE SUBJECT PROPERTY IS CURRENTL r DEVELOPED AS A ca1NERCIAL USE. 

24. ALL SITE LIGl/TING SI/ALL CONFORN TO Tl/£ RWUIRENENTS SET FORTI/ IN TllE ZONING ORDINANCE. 

25. EXISTING BUILDING BUILT JN 1'17'1, TO BE RENOVED. 

26. ALL ON-SITE STREETS AND ALLEYWAYS DEPICTED llEREIN SI/ALL BE PRIVATELY NAJNTAINED. 

27. ALL 2-0VER-2 UNITS SI/ALL I/AVE INDIV/[){JAL RECratNG AND REFUSE CONTAINERS. TllE NID-RISE BUILDING I/AS A ROLL OUT [){Jf1PSTER 
Tl/AT IS LOCATED IN TllE GARAG£. [){Jf1PSTER TO BE ROLLED OUT ON TRASI./ DA rs. TRASI./ TRUCK NOT TO ENTER GARAG£. 

J.VAIVERS 
I. Tl-IE APPLICANT RESPECTFULL r REQUESTS A NAIVER OF SECTION 3-3006(1) OF Tl-IE ZONING ORDINANCE TO IMIVE Tl/£ 

NIN/NUN DISTRICT SIZE. 

2. Tl-IE APPLICANT RESPECTFULLY REQUESTS A NODIFICATION OF SECTION 3-3010(2)(A)(a) OF Tl-IE ZONING ORDINANCE TO 
REDUCE Tl-IE ANGLE OF BULK PLANE REQUIREl1ENT AND TO REDUCE mE NIN/NUN FRONT YARD (15 FEET) NIT/./ AN ANGLE OF 
BULK PLANE OF :t/J DEGREES (SEE DETAIL ON T/.llS S/.IEET) AND A FRONT YARD SETBACK OF IJ; FOR BOT/./ NICl-IAEL 
FARADAY DRIVE AND RESTON STATION BOULEVARD. 

3. Tl-IE APPLICANT RESPECTFULLY REQUESTS A NODIFICAT/ON OF SECTION 2-412(1} (C} TO PERNIT BOT/./ COVERED AND 
UNCOVERED STAIRS AND STOOPS NIT/.l/N 2 1 OF mE PROPERTY LINE. 

4. Tl-IE APPLICANT RESPECTFULL r REQUESTS A NAIVER OF SECTION 3-3010(5} OF Tl-IE ZONING ORDINANCE TO REDUCE Tl-IE 
NIN/NUN OPEN SPACE REQUIRENENTS FRON 2f>Z TO 25:1. Tl-IE NAIVER IS REQUESTED IN ACCORDANCE Nim SECTION q-f,/2 OF 
Tl-IE ZONING ORDNANCE. Tl-IE CONSTRAINTS /Nf.IERENT IN A SITE OF mis SIZE SEVEREL r LIN/TED mE ABILITY TO PROVIDE 
OPEN SPACE. 

5. Tl-IE APPLICANT RESPECTFULLY REQUESTS A NAIVER OF Tf.IE REQUIRED OFF-STREET LOADING SPACE REQUIRENENT AS SET 
FORTI/ IN SECTION 11-203(4) OF Tf.IE ZONING ORDINANCE. T/.llS REQUEST IS PERNITTED IN ACCORDANCE Nim SECTION 
11-102(20). mE FEE SINPLE RESIDENTIAL UNITS DO NOT REQUIRE LOADING FOR DELIVERIES OR OT/.IERNISE T/.IAT NOULD 
NECESSITATE A SEPARATE LOADING AREA. A TENPORARY LOADING AREA IS PROVIDED AT mE REAR OF Tl-IE NULTl-FANILY 
BUILDING NJ.IOSE J.IOURS NILL BE RESTRICTED TO ALLON DA rTINE DELIVERIES OR NOV/NG VANS TO USE T/.llS AREA. 

f>. Tl-IE APPLICANT RESPECTFULL r REQUESTS A NAIVER OF SECTION 10-0303.2 AND 10-0306 OF Tl-IE PUBLIC FACILITIES 11ANUAL. 
EAC/.I UNIT NILL /./AVE SPACE PROVIDED IN Tl/£ GARAGE, AS NOTED ON Tf.IE DETAIL ON S/.IEET 11, FOR STORAGE OF 
CONTAINERS FOR mE COLLECTION OF RECYCLE AND REFUSE 11ATERIAL. NO CENTRAL DUNPSTER PAD IS PLANNED. 

VICINITY NAP 
SCALE : 1• = 1000' 

NETRO EX/..llBIT 
SCALE : 11 = 1/2 NILE 

SOIL NAP 
SCALE : t• = 500' 

SOIL INFORNAVON 
SOIL# PROBLE/1 CLASS 

FOUNDATION 
DRAINAGE 

EROSION 
SOIL NANE SUPPORT POTENTIAL 

~ URBAN FILL /VA N/A N/A N/A 

TABULAVONS 
SITE AREA = :t{,f,1 q71Jti OR :t/.5/J AC. 
EXISTING ZONE = 1-4 
PROPOSED ZONE • R-30 
PROPOSED USE = NUL Tl-FANIL r 
NIN/NUN DISTRICT SIZE = 3 ACRES (SEE NAIVER REQUEST} 
11AXINUN BUILDING /.IEIG/.IT PERNITTED = 1501 

PROPOSED BUILDING /.IE/GI-IT = f,01 NAX. 
AVERAGE LOT SIZE REQUIRED= N/A 
NIN/NUN LOT AREA • N/A 
NIN/NUN LOT NIDT/.I = N/A 
NIN/NUN YARDS: 

NIN/NUN: FRONT YARD: CONTROLLED BY A 20' ANGLE OF BULK PLANE, Nim A NIN/NUN OF 151 

SIDE YARD: CONTROLLED BY A 15' ANGLE OF BULK PLANE, NIT/./ A NIN/NUN OF JO' 
REAR YARD: CONTROLLED Br A 15' ANGLE OF BULK PLANE, Nim A NIN/NUN OF 151 

PROPOSED: FRONT YARD: 8 1 OR AS NOTED ON GDP (SEE NAIVER REQUEST) 
SIDE YARD: 101 

REAR '(ARO: N/A (CORNER LOT) 

OPEN SPACE : SEE 51/EET IA 

DENS/Tr: 
11AXINUN PERNITTED = 3b DU/Ac. 
PROPOSED = 27.IJ OU/Ac. (44 UNITS) 
SEE PROFFERS FOR NORKFORCE J.IOUSING PROVISIONS 

PARKING: 

TOTAL NUNBER OF RESIDENTIAL UNITS = 44 
PARKING REQ'D.= l.f> SPACES PER UNIT 
TOTAL PARKING RW'D. = 71 SPACES 

PARKING PROVIDED = 
2-0VER-2 UNITS (12)• I GARAGE SPACE PER UNIT • 12 SPACES 
NID-RISE UNITS (32) = 33 PARKING GARAGE SPACES (II TANDEN SPACES NOT INCLUDED IN mis TABULATION) 
SURFACE PARKING • 27 SPACES 
TOTAL PARKING PROVIDED= 72 SPACES (NO CREDIT FOR ON-STREET PUBLIC PARKING TAKEN) 
NIN/NUN ACCESSIBLE PARKING SPACES REQUIRED (3) = I VAN ACCESSIBLE + 2 ACCESSIBLE 
ACCESSIBLE PARKING SPACES PROVIDED = I VAN ACCESSIBLE (GARAGE) + 2 ACCESSIBLE (SURFACE) 

LOADING SPACES REQ'D.= 2 SPACES 
LOADING SPACES PROVIDED~ 0 (SEE NAIVER REQUEST) 

FRONT YARD 

R.O.H. 

8 
CJ PROPOSED REDtJCEO _,...,_~ I 

:1:8' ANGLE OF BIJLK 
PLANE R F1R:===j[J FJ 

NICHAEL FARAD<\ r 
DRIVE 

FRONT YARD 

PROPOSED 
81 FRONT 

"fARD (NIN.) 

~·rrm 
PROPOSED 
81 FRONT 

"fARD {NIN.) 

R.O.H. 

RESTON STATION 
BOULEVARD 

ANGLE OF BULK PLANE 
NTS 

APPLICANT NANE: 
PULTE l-I0!1E CORPORATION 

APPL/CA VON #: 
RZ 2015-1-111-00S 

Sl-IEET INDEX: 
/, COVER S/.IEET 
IA. OPEN SPACE CALCULATIONS 
2 EXISTING CONDITION PLAN 
3. GENERAL DEVELOPNENT PLAN 
4 NICl-IAEL FARADAY DRIVE STREET SECTION 
4A. RESTON STATION BOULEVARD STREET SECTION 
5. OVERALL CONTEXTUAL PLAN 
5A. INTERIN PEDESTRIAN CIRCULATION 
5B. ULT/NATE PEDESTRIAN CIRCULATION 
f>. EXISTING VEGETATION NAP 
f>A. TREE CONSERVATION PLAN 
f>B. TREE CONSERVATION NOTES 
7. LANDSCAPE PLAN 
7A. STREETSCAPE SECTIONS 
78. STREET TREE SOIL AREA 
8. BUILDING I ELEVATIONS 
IJA. BUILDING 2 ELEVATIONS 
IJB. RESTON STATION BLVD. STREETSCAPE 
q. PRELININARY GRADING 
10. VRRN t SNN C/.IECKLIST 
IOA. SNN INFORNA TION 
/OB. SNN NAPS I CONPUTATIONS 
II. NOTES AND DETAILS 
12. AUTOTURN EX/.l/BIT 

I l-IEREBr CERT/Fr Tl-IA T 
OTl-IER Tl-IAN Tl-IE REVISIONS 
S/-/ONN /-/EREON, NO OT/-/ER 
Ci-IANGES I-IA VE BEEN 1'1ADE 

SCALE: 

N/A 

5/-IEET I 
OF /2 

DATE: 
FEB. 1 2015 

DRAFT Cl-IECK.· 
WOR/ J/1B !1T!1 

FILE NU!1BER: 
140/q-/-/ 38 
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PROPOSED USE   = MULTI-FAMILY
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AVERAGE LOT SIZE REQUIRED =  N/A
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NOTES  1.	THE PROPERTY DELINEATED ON THIS PLAT IS LOCATED ON FAIRFAX COUNTY CADASTRAL MAP No. 18-3 ((6)) LOT 5 AND IS CURRENTLY THE PROPERTY DELINEATED ON THIS PLAT IS LOCATED ON FAIRFAX COUNTY CADASTRAL MAP No. 18-3 ((6)) LOT 5 AND IS CURRENTLY ZONED I-4. THIS IS A REQUEST FOR A REZONING APPLICATION TO THE R-30 ZONING DISTRICT.  2.	THE PROPERTY SHOWN HEREON IS CURRENTLY IN THE NAME OF HARDWOOD PLYWOOD MANUFACTURES ASSOCIATION BY DEED BOOK 4402 AT THE PROPERTY SHOWN HEREON IS CURRENTLY IN THE NAME OF HARDWOOD PLYWOOD MANUFACTURES ASSOCIATION BY DEED BOOK 4402 AT PAGE 21 AMONG THE LAND RECORDS OF FAIRFAX COUNTY. THE APPLICANT IS PULTE HOME CORPORATION. 3.	THE BOUNDARY SHOWN HEREON IS FROM A SURVEY BY THIS FIRM PERFORMED IN NOVEMBER, 2014. THE BOUNDARY SHOWN HEREON IS FROM A SURVEY BY THIS FIRM PERFORMED IN NOVEMBER, 2014. 4.	TITLE REPORT FURNISHED BY COMMONWEALTH LAND TITLE INSURANCE COMPANY, FILE NUMBER IPUL-HARDWOOD, EFFECTIVE DATE OCTOBER TITLE REPORT FURNISHED BY COMMONWEALTH LAND TITLE INSURANCE COMPANY, FILE NUMBER IPUL-HARDWOOD, EFFECTIVE DATE OCTOBER 22, 2014. 5.	THE TOPOGRAPHY SHOWN HEREON IS BASED ON A FIELD SURVEY BY THIS FIRM.  THE VERTICAL DATUM IS REFERENCED TO NGVD 29.  THE THE TOPOGRAPHY SHOWN HEREON IS BASED ON A FIELD SURVEY BY THIS FIRM.  THE VERTICAL DATUM IS REFERENCED TO NGVD 29.  THE CONTOUR INTERVAL IS TWO (2) FEET.  6.	PORTIONS OF THE PROPERTY SHOWN HEREON LIE WITHIN A ZONE "X", AN AREA DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE PORTIONS OF THE PROPERTY SHOWN HEREON LIE WITHIN A ZONE "X", AN AREA DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN AS DELINEATED ON FLOOD  INSURANCE RATE MAP, COMMUNITY PANEL No. 51059C0130E, DATED SEPTEMBER 17, 2010.  7.	ALL CONSTRUCTION SHALL CONFORM TO THE PROVISIONS OF ALL APPLICABLE ORDINANCES, REGULATIONS AND ADOPTED STANDARDS OF ALL CONSTRUCTION SHALL CONFORM TO THE PROVISIONS OF ALL APPLICABLE ORDINANCES, REGULATIONS AND ADOPTED STANDARDS OF FAIRFAX COUNTY AND VDOT EXCEPT AS MODIFIED HEREIN. THE APPLICANT RESERVES THE RIGHT TO APPLY FOR ANY FUTURE MODIFICATIONS OF PFM DESIGN CRITERIA AT THE TIME OF SITE PLAN PREPARATION PROVIDED THE MODIFICATIONS ARE IN SUBSTANTIAL CONFORMANCE WITH THIS PLAT/PLAN. 8.	EROSION AND SEDIMENT CONTROLS SHALL BE INSTALLED PRIOR TO ANY CLEARING, GRADING, OR CONSTRUCTION AS PER REQUIREMENTS OF EROSION AND SEDIMENT CONTROLS SHALL BE INSTALLED PRIOR TO ANY CLEARING, GRADING, OR CONSTRUCTION AS PER REQUIREMENTS OF THE STATE OF VIRGINIA AND THE CODE OF FAIRFAX COUNTY. 9.	LAND DESIGN CONSULTANTS, INC. (LDC) IS NOT AWARE OF ANY UTILITY EASEMENTS WHICH EXIST ON THE SUBJECT PROPERTY WITH A LAND DESIGN CONSULTANTS, INC. (LDC) IS NOT AWARE OF ANY UTILITY EASEMENTS WHICH EXIST ON THE SUBJECT PROPERTY WITH A WIDTH OF 25 FEET OR MORE.   10.	ALL UTILITIES INSTALLED AS PART OF THIS PROJECT SHALL BE PLACED UNDERGROUND. THE UTILITY LOCATIONS SHOWN HEREON ARE FOR ALL UTILITIES INSTALLED AS PART OF THIS PROJECT SHALL BE PLACED UNDERGROUND. THE UTILITY LOCATIONS SHOWN HEREON ARE FOR ILLUSTRATIVE PURPOSES ONLY AND ARE SUBJECT TO CHANGE WITH FINAL ENGINEERING. LIMITS OF CLEARING AND GRADING SHALL BE IN GENERAL CONFORMANCE WITH THOSE SHOWN HEREON. 11.	AIR QUALITY PERMITS SHALL BE OBTAINED, IF REQUIRED, AND PROVIDED PRIOR TO ANY CLEARING, GRADING OR CONSTRUCTION. AIR QUALITY PERMITS SHALL BE OBTAINED, IF REQUIRED, AND PROVIDED PRIOR TO ANY CLEARING, GRADING OR CONSTRUCTION. 12.	THE SITE WILL BE SERVED BY PUBLIC WATER AND SANITARY SEWER FROM FAIRFAX COUNTY. SANITARY SEWER SERVICE SHALL BE THE SITE WILL BE SERVED BY PUBLIC WATER AND SANITARY SEWER FROM FAIRFAX COUNTY. SANITARY SEWER SERVICE SHALL BE PROVIDED BY INDIVIDUAL LATERAL CONNECTIONS. 13.	A RESOURCE PROTECTION AREA (RPA) DOES NOT EXIST ON THE SUBJECT PROPERTY.  A RESOURCE PROTECTION AREA (RPA) DOES NOT EXIST ON THE SUBJECT PROPERTY.  14.	THE COMPREHENSIVE PLAN'S, BASE PLAN, RECOMMENDS DEVELOPMENT OF THE PROPERTY AT 30 DWELLING UNITS PER ACRE. THE THE COMPREHENSIVE PLAN'S, BASE PLAN, RECOMMENDS DEVELOPMENT OF THE PROPERTY AT 30 DWELLING UNITS PER ACRE. THE PROPERTY IS LOCATED WITHIN THE WIEHLE STATION T.O.D. DISTRICT AND PLANNED FOR RESIDENTIAL MIXED USE. 15.	LDC IS NOT AWARE OF ANY BURIAL SITES LOCATED ON THE SUBJECT PROPERTY.  LDC IS NOT AWARE OF ANY BURIAL SITES LOCATED ON THE SUBJECT PROPERTY.  16.	AN ENVIRONMENTAL QUALITY CORRIDOR (EQC) AS DEFINED IN THE ADOPTED COMPREHENSIVE PLAN DOES NOT EXIST ON THE SUBJECT AN ENVIRONMENTAL QUALITY CORRIDOR (EQC) AS DEFINED IN THE ADOPTED COMPREHENSIVE PLAN DOES NOT EXIST ON THE SUBJECT PROPERTY.  17.	LDC IS NOT AWARE OF ANY HAZARDOUS OR TOXIC SUBSTANCES HAVING BEEN GENERATED, UTILIZED, STORED, TREATED, AND/OR DISPOSED LDC IS NOT AWARE OF ANY HAZARDOUS OR TOXIC SUBSTANCES HAVING BEEN GENERATED, UTILIZED, STORED, TREATED, AND/OR DISPOSED OF OR HAVING BEEN OBSERVED ON THE SUBJECT PROPERTY. 18.	DEVELOPMENT OF THIS PROJECT SHALL COMMENCE AT SUCH TIME AS APPROPRIATE COUNTY APPROVALS HAVE BEEN OBTAINED AND DEVELOPMENT OF THIS PROJECT SHALL COMMENCE AT SUCH TIME AS APPROPRIATE COUNTY APPROVALS HAVE BEEN OBTAINED AND SUBJECT TO THE DISCRETION OF OWNER/DEVELOPER. 19.	A GEOTECHNICAL REPORT SHALL BE SUBMITTED FOR REVIEW BY FAIRFAX COUNTY CONCURRENTLY WITH THE SITE PLAN, IF REQUIRED. A GEOTECHNICAL REPORT SHALL BE SUBMITTED FOR REVIEW BY FAIRFAX COUNTY CONCURRENTLY WITH THE SITE PLAN, IF REQUIRED. 20.	ALL DIMENSIONS ARE APPROXIMATE AND MAY BE MODIFIED PROVIDED THAT MODIFICATIONS ARE IN SUBSTANTIAL CONFORMANCE WITH THE ALL DIMENSIONS ARE APPROXIMATE AND MAY BE MODIFIED PROVIDED THAT MODIFICATIONS ARE IN SUBSTANTIAL CONFORMANCE WITH THE GDP AND THE MINIMUM YARDS ARE NOTED. 21.	THE APPLICATION HAS BEEN DESIGNED WITH THE PRIMARY FOCUS OF CREATING A DEVELOPMENT THAT WORKS WITH THE USES ASSOCIATED THE APPLICATION HAS BEEN DESIGNED WITH THE PRIMARY FOCUS OF CREATING A DEVELOPMENT THAT WORKS WITH THE USES ASSOCIATED WITH THE WIEHLE TRANSIT STATION AREA. ALL PROPOSED DEVELOPMENT SHALL BE IN CONFORMANCE WITH THE URBAN DESIGN GUIDELINES.  22.	MINOR ADJUSTMENTS TO THE UTILITY LOCATIONS SHALL BE PERMITTED IN ACCORDANCE WITH THE FINAL GRADING AND UTILITY LAYOUT MINOR ADJUSTMENTS TO THE UTILITY LOCATIONS SHALL BE PERMITTED IN ACCORDANCE WITH THE FINAL GRADING AND UTILITY LAYOUT AND SHALL BE IN SUBSTANTIAL CONFORMANCE WITH THAT PROVIDED HEREIN.  23.	THE SUBJECT PROPERTY IS CURRENTLY DEVELOPED AS A COMMERCIAL USE. THE SUBJECT PROPERTY IS CURRENTLY DEVELOPED AS A COMMERCIAL USE. 24.	ALL SITE LIGHTING SHALL CONFORM TO THE REQUIREMENTS SET FORTH IN THE ZONING ORDINANCE. ALL SITE LIGHTING SHALL CONFORM TO THE REQUIREMENTS SET FORTH IN THE ZONING ORDINANCE. 25.	EXISTING BUILDING BUILT IN 1979, TO BE REMOVED. EXISTING BUILDING BUILT IN 1979, TO BE REMOVED. 26.	ALL ON-SITE STREETS AND ALLEYWAYS DEPICTED HEREIN SHALL BE PRIVATELY MAINTAINED. ALL ON-SITE STREETS AND ALLEYWAYS DEPICTED HEREIN SHALL BE PRIVATELY MAINTAINED. 27.	ALL 2-OVER-2 UNITS SHALL HAVE INDIVIDUAL RECYCLING AND REFUSE CONTAINERS. THE MID-RISE BUILDING HAS A ROLL OUT DUMPSTER ALL 2-OVER-2 UNITS SHALL HAVE INDIVIDUAL RECYCLING AND REFUSE CONTAINERS. THE MID-RISE BUILDING HAS A ROLL OUT DUMPSTER THAT IS LOCATED IN THE GARAGE. DUMPSTER TO BE ROLLED OUT ON TRASH DAYS. TRASH TRUCK NOT TO ENTER GARAGE.
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1.	THE APPLICANT RESPECTFULLY REQUESTS A WAIVER OF SECTION 3-3006(1) OF THE ZONING ORDINANCE TO WAIVE THE THE APPLICANT RESPECTFULLY REQUESTS A WAIVER OF SECTION 3-3006(1) OF THE ZONING ORDINANCE TO WAIVE THE MINIMUM DISTRICT SIZE.   2.	THE APPLICANT RESPECTFULLY REQUESTS A MODIFICATION OF SECTION 3-3010(2)(A)(a) OF THE ZONING ORDINANCE TO THE APPLICANT RESPECTFULLY REQUESTS A MODIFICATION OF SECTION 3-3010(2)(A)(a) OF THE ZONING ORDINANCE TO REDUCE THE ANGLE OF BULK PLANE REQUIREMENT AND TO REDUCE THE MINIMUM FRONT YARD (15 FEET) WITH AN ANGLE OF BULK PLANE OF ±8 DEGREES (SEE DETAIL ON THIS SHEET) AND A FRONT YARD SETBACK OF 8', FOR BOTH MICHAEL FARADAY DRIVE AND RESTON STATION BOULEVARD.  3.	THE APPLICANT RESPECTFULLY REQUESTS A MODIFICATION OF SECTION 2-412(1) (C) TO PERMIT BOTH COVERED AND THE APPLICANT RESPECTFULLY REQUESTS A MODIFICATION OF SECTION 2-412(1) (C) TO PERMIT BOTH COVERED AND UNCOVERED STAIRS AND STOOPS WITHIN 2' OF THE PROPERTY LINE.  4.	THE APPLICANT RESPECTFULLY REQUESTS A WAIVER OF SECTION 3-3010(5)  OF THE ZONING ORDINANCE TO REDUCE THE THE APPLICANT RESPECTFULLY REQUESTS A WAIVER OF SECTION 3-3010(5)  OF THE ZONING ORDINANCE TO REDUCE THE MINIMUM OPEN SPACE REQUIREMENTS FROM 26% TO 25%. THE WAIVER IS REQUESTED IN ACCORDANCE WITH SECTION 9-612 OF THE ZONING ORDNANCE.  THE CONSTRAINTS INHERENT IN A SITE OF THIS SIZE SEVERELY LIMITED THE ABILITY TO PROVIDE THE CONSTRAINTS INHERENT IN A SITE OF THIS SIZE SEVERELY LIMITED THE ABILITY TO PROVIDE OPEN SPACE. 5.	THE APPLICANT RESPECTFULLY REQUESTS A WAIVER OF THE REQUIRED OFF-STREET LOADING SPACE REQUIREMENT AS SET THE APPLICANT RESPECTFULLY REQUESTS A WAIVER OF THE REQUIRED OFF-STREET LOADING SPACE REQUIREMENT AS SET FORTH IN SECTION 11-203(4) OF THE ZONING ORDINANCE.  THIS REQUEST IS PERMITTED IN ACCORDANCE WITH SECTION 11-102(20).  THE FEE SIMPLE RESIDENTIAL UNITS DO NOT REQUIRE LOADING FOR DELIVERIES OR OTHERWISE THAT WOULD NECESSITATE A SEPARATE LOADING AREA. A TEMPORARY LOADING AREA IS PROVIDED AT THE REAR OF THE MULTI-FAMILY BUILDING WHOSE HOURS WILL BE RESTRICTED TO ALLOW DAYTIME DELIVERIES OR MOVING VANS TO USE THIS AREA.   6.	THE APPLICANT RESPECTFULLY REQUESTS A WAIVER OF SECTION 10-0303.2 AND 10-0306  OF THE PUBLIC FACILITIES MANUAL.  THE APPLICANT RESPECTFULLY REQUESTS A WAIVER OF SECTION 10-0303.2 AND 10-0306  OF THE PUBLIC FACILITIES MANUAL.  EACH UNIT WILL HAVE SPACE PROVIDED IN THE GARAGE, AS NOTED ON THE DETAIL ON SHEET 11, FOR STORAGE OF 11, FOR STORAGE OF , FOR STORAGE OF CONTAINERS FOR THE COLLECTION OF RECYCLE AND REFUSE MATERIAL. NO CENTRAL DUMPSTER PAD IS PLANNED.
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EVM SUMMARY TABLE

Condition

                                                                                                      Total acreage
*DBH = Diameter at Breast Height (measured 4.5 feet above the ground)

Primary Species

Red Maple, Pine and
Spruce primary species.

9

Landscaped
Tree Canopy

Cover Type

Mature

Successional 
Stage

1.58 ac.

This Cover Type contains tree canopy established
through the planting of nursery stock trees that is not
part of a natural forest community. Turf grass as a
groundcover.

Fair-Good 0.16 ac.

Acreage Comments

No trees present; areas of
constructed features
including buildings, parking
and roadways

Developed
Land n.a.

Predominately building, asphalt paving and
concrete sidewalk.n.a. 1.04 ac.5

5

LEGEND:

Grassed and landscaped
areas, athletic fields or
other green areas devoid of
natural vegetation

Maintained
Grasslands n.a.

This Cover Type exists as lawn and
landscaped areas.n.a. 0.38 ac.6

NOTE: TREE LOCATIONS ARE NOT FIELD LOCATED.
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LEGEND:

3

TP

RP
ROOT PRUNING

703-324-1770

703-324-1770

68,978 SF  (1.58 AC)

48,562 SF (1.11 AC)

GROSS SITE AREA

ADJUSTED NET SITE AREA

ITEMIZED AREAS OF DEDUCTION 

0 SF  (0.00 AC)DEDUCTION OF SWM ESM'T
4,516 SF  (0.10 AC)AREA OF INGRESS/EGRESS ESM'T

15,900 SF  (0.36 AC)AREA OF R.O.W. DEDICATION
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0.16 AC (7,000 SF)

10.1% (7,000  SF)

10% (6,182 SF)

10.1% (624 SF)

0% (0 SF)

X

-

-

68,978 SF
20,416 SF 

-

48,562  SF
R-30

10%
4,856 SF

NO

618 SF                

-

-
-

-

-

 0 SF

SEE TABLE 12.3

-

 0 SF

-

-

4,238 SF
-
-
-

-

-

-
-

-

-

-

-
-
-

6,225 SF
NO
NO

-

-

0 SF

6,225 SF

-

6,225 SF

14 gauge welded wire fence

TREE PRESERVATION NARRATIVE

SCOPE OF WORK

ALL TREE PRESERVATION WORK SHALL BE PERFORMED BY A TREE SERVICE CONTRACTOR LICENSED TO DO BUSINESS
THAT SPECIALIZES IN TREE PRESERVATION WORK WITH A RECORD OF SATISFACTORY PERFORMANCE ON PROJECTS OF
SIMILAR SIZE AND TYPE.

THE TREE SERVICE CONTRACTOR SHALL PROVIDE ALL MATERIALS, LABOR AND EQUIPMENT TO COMPLETE ALL OF THE
TREE WORK AS SHOWN ON THE PLANS AND SPECIFICATIONS.

STANDARDS

ALL WORK  SHALL CONFORM TO THE REQUIREMENTS  OF THE LATEST ANSI A300  STANDARDS.

THE TREE SERVICE CONTRACTOR MUST COMPLY WITH ALL APPROVED TREE PRESERVATION PLANS AND NOTES.

THE TREE SERVICE CONTRACTOR MUST COMPLY WITH ALL THE GENERAL INDUSTRY OSHA STANDARDS (29 CFR 1910).

METHODOLOGY

1. THE LIMITS OF CLEARING AND GRADING (LCG) SHALL BE ACCURATELY FLAGGED PRIOR TO A PRE-CONSTRUCTION
MEETING BETWEEN THE TREE SERVICE CONSULTANT AND THE COUNTY ARBORIST. ALL TREES TO BE REMOVED ARE TO
BE FLAGGED WITH RED AND WHITE STRIPED SURVEYOR'S RIBBON AT AN APPROXIMATE HEIGHT OF 5'-6. ANY TREE TO
RECEIVE LIMB OR CANOPY PRUNING ARE TO BE FLAGGED WITH BLUE AND WHITE STRIPED SURVEYOR'S TAPE. FINAL
PLACEMENT OF LCG AND PROPOSED TREE WORK, SUBJECT TO REVIEW AND APPROVAL OF COUNTY URBAN FORESTER.

2. TREE PROTECTION FENCING TO BE INSTALLED ONCE THE LCG HAS BEEN ESTABLISHED. LOCATION OF TREE
PROTECTION FENCING SUBJECT FINAL APPROVAL BY COUNTY URBAN FORESTER.

3.  ROOT PRUNING WILL BE DONE IN CONJUNCTION WITH THE INSTALLATION TREE PRESERVATION FENCING. ALL ROOT
PRUNING TRENCHES TO BE BACKFILLED IMMEDIATELY IN ONE CONTINUOUS OPERATION. AREAS OF ROOT PRUNING
SHOULD BE MULCHED AS SHOWN ON PLAN.

4. PRIOR TO START OF ANY CLEARING OR GRADING, ALL TREE PROTECTION INSTALLED MUST BE APPROVED BY COUNTY
URBAN FORESTER.

5. ALL TREE PRESERVATION WORK TO BE SUPERVISED BY A CERTIFIED ARBORIST, WHO WILL PROVIDE  WEEKLY WRITTEN
PROGRESS REPORTS TO THE COUNTY URBAN FORESTER TILL THE TREE PROTECTION HAS BEEN INSTALLED. ONCE TREE
PROTECTION MEASURES HAVE BEEN INSTALLED AND APPROVED, THE CERTIFIED CONSULTING ARBORIST WILL MONITOR
AND PROVIDE MONTHLY WRITTEN REPORTS ON THE HEALTH AND STATUS OF THE TREE PROTECTION AREAS TILL
COMPETITION OF THE PROJECT.

6. ALL TREE PRESERVATION MEASURES SHALL REMAIN IN PLACE TILL PERMISSION TO REMOVE IS GRANTED BY THE
COUNTY URBAN FORESTER.

TREE CONSERVATION NOTES

TREE PRESERVATION TARGET DEVIATION REQUEST

SEE SHEET 6A &
6B OF 12

THE APPLICANT REQUEST A DEVIATION IN WHOLE OF THE SITE'S TREE PRESERVATION TARGET AS PER PFM 12-0508.3.
JUSTIFICATION OF THIS REQUEST ARE BASED ON THE FOLLOWING CONDITIONS:

1.  MEETING THE TREE PRESERVATION TARGET WOULD PRECLUDE THE DEVELOPMENT OF USES OR DENSITIES
OTHERWISE RECOMMENDED BY THE COMPREHENSIVE PLAN(PFM 12-0508.3A(1)).

2. CONSTRUCTION ACTIVITIES COULD BE REASONABLY EXPECTED TO IMPACT EXISTING TREES OR FORESTED AREAS
USED TO MEET THE TREE PRESERVATION TARGET TO THE EXTENT THESE WOULD NOT LIKELY SURVIVE IN A HEALTHY
AND STRUCTURALLY SOUND MANNER FOR A MINIMUM OF 10-YEARS IN ACCORDANCE WITH THE POST-DEVELOPMENT
STANDARDS FOR TREES AND FORESTED AREAS PROVIDED IN §§ 12-0403 AND 12-0404 (PFM 12-0508.3A(3)).

*SEE SHEET 6A
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Schedule E- Ultimate Soil Cell Computations 9/6/2016 

Number of Cells Number of Cells Number of Cells 

Required Pit Area at 48" Addit ional Area Required to Reach Provided for Provided to Reach 8' 

Tree Pit Volume (cf) Pit Area (sf) depth (cf) Needed (cf) Area Required Area Required Root Area Required Comments 

Michael Faraday Drive Contiguous Panel #1 

1 500 198.84 795.36 -295.36 -29.54 0 1 @ 1 cell depth 500 cf. req . if 3+ t rees in cont inuous planting area 

2 500 168.35 673.40 -173.40 -17.34 0 1 @ 1 cell depth 500 cf. req. if 3+ trees in continuous planting area 

3 500 168.44 673.76 -173.76 -17.38 0 1 @ 1 cell depth 500 cf. req. if 3+ trees in continuous planting area 

4 500 155.42 621.68 -121.68 -12.17 0 1 @ 1 cell depth 500 cf. req. if 3+ trees in continuous planting area 

5 500 161.30 645.20 -145.20 -14.52 0 1 @ 1 cell depth 500 cf. req . if 3+ trees in continuous planting area 

Reston Station Boulevard Contiguous Panel #1 

6 700 158.19 632.76 67.24 6.72 7 No Add itional 700 cf. req. if 1 tree in planting area 

Reston Station Boulevard Contiguous Panel #2 

7 600 91.04 364.16 235.84 23.58 24 No Additional 600 cf. req . if 2 trees in a cont inuous planting area 

8 600 92.97 371.88 228.12 22.81 24 No Additional 600 cf. req . if 2 trees in a continuous planting area 

Reston Station Boulevard Contiguous Panel #3 

9 500 107.62 430.48 69.52 6.95 7 No Additional 500 cf. req. if 3+ trees in cont inuous planting area 

10 500 110.25 441.00 59.00 5.90 6 No Additional 500 cf. req. if 3+ trees in continuous planting area 

11 500 109.66 438.64 61.36 6.14 7 No Additional 500 cf. req. if 3+ t rees in continuous planting area 

12 500 107.67 430.68 69.32 6.93 7 No Additional 500 cf. req. if 3+ trees in continuous planting area 

Reston Station Boulevard Contiguous Panel #4 

13 600 98.39 393.56 206.44 20.64 21 No Additional 600 cf. req . if 2 trees in a continuous planting area 

14 600 91.32 365.28 234.72 23.47 24 No Additional 600 cf. req. if 2 trees in a cont inuous planting area 

Total Cells Prol.ided 127 5 

*Silva ce ll s to be placed at a minimum depth of 36"-48" unless otherwise noted. 
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Drainage Area A -- --- - --

Drai nage Area A Land Cover (acres) 
CLEAR BMP AREAS 

A Soils B Soils C Soils D Soils Totals Land Cover Rv 

Forest/Open Space (acres) 0.00 0.00 

Managed Tu rf (acres) 0.16 0.16 0.25 

Impe rvious Cover (acres) 0.90 0.90 0.95 

Total 1.06 

Total Phosphorus Available for Removal in D.A. A (lb/yr)~ __ 2_.0_4 __ _, 

Post Develop m ent Treatment Volume in D .A. A {ft3 , 3,249 
~----~ 

Stormwater Best Management Practices (RR= Runoff Reduction) --Select from dropdown lists-

Practice 

14.a . Manufactured Treci tment Device­

Hydrodynamic 

14.b. Manufactured Treatment Device-Filtering 

14.c . Manufacture d Treatment Device-Ge neric 

Runoff 

Reduction 

Cred it(%) 

0 

0 

0 

Managed 

Turf Credit 

Area (acres) 

0.16 

Impervious 

Cover Credit 

Area (acres, 

0.87 

Volume from 

Upstream 

Pr actice (ft
3

) 

0 

57 

0 

Runoff 

Reduction 

(ft') 

0 

0 

0 

Remaining 

Runoff 

Volume (ft3
) 

0 

3,202 

0 

Total BMP 

Treatment 

Volume (ft3 ) 

0 

3,202 

0 

Phosphorus 

Removal 

Eff iciency(%) 

20 

50 

20 

TOTAL IMPERVIOUS COVER TREATED (ac) ~ __ 0_._90_---l 
TOTAL MANAGED TURF AREA TREATED (ac) 0.16 

~----~ 

AREA CHECK: OK. 

AREA CHECK: OK. 

TOTAL PHOSPHORUS REMOVAL REQUIRED ON SITE (lb/yr) LI __ o_.8_6_~ 

TOTAL PHOSPHORUS AVAILABLE FOR REMOVAL IN D.A. A (lb/yr) 2.04 f----------j 
TOTAL PHOSPHORUS REMOVED WITHOUT RUNOFF REDUCTION PRACTICES IN D.A. A (lb/yr) 1.00 

t----------j 

TOTAL PHOSPHORUS REMOVED WITH RUNOFF REDUCTION PRACTICES IN D.A. A (lb/yr) 0.04 

TOTAL PHOSPHORUS LOAD REDUCTION ACHIEVED IN D.A. A (lb/yr) 1.04 

TOTAL PHOSPHORUS REMAINING AFTER APPLYING BMP LOAD REDUCTIONS IND.A. A (lb/yr) 1.00 

Phosphorus Untreated 

Load from Phosphorus 

Upstream Load to Practice 

Pract ices (lb) (lb) 

0.00 0.00 

0.03 1.97 

0.00 0.00 

Phosphor us 

Removed By 

Practice (lb) 

0.00 

1.00 

0.00 

Rema i n ing 

Phosphorus 

Load (lb) 

0.00 

1.00 

0.00 

Downstream Practice to be 

Employed 

DEQ Virgin;a Runoff Reduct;on Method Re-Development CompUanceSpreadsheet - Versi on 3 .0 

0 2011 BMP Standards and Specifications 0 2013 Draft BMP Standards and Specifications 

Project Name: I The lofts at Reston Station 
f-----------------------------1 

Date: I 29-Jul-16 
~------------------------1 

Linear D evelopm ent Pr oj ect? I No 
~-----~ 

Site Information 

Post-Development Project (Treatment Volume and Loads) 

--- -- -- -
CLEAR ALL 
(Ctrl+Shi/t+R) 

data input cell s 

const11nt values 

ca lculation ce lls 

final results 

Enter Total Disturbed Area {acres} -7~11 _~2~·~70_~ Check: 
BMP Design Spec;flcat;ons i;st: 2013 Draft Stds & Specs 

Maximum reduction required: Linear project? No 

The site's net increase in impervious cover (acres} is: o.zz land cover areas entered correctly? ./ 

Post-Development TP Load Reduction for Site {lb/yr): Totaf d;sturbed area entered? ./ 

Pre-ReDevel opment Land Cover {acres) 

A Soils BSoils CSoils D Soils Tot<i ls 

Forest/Open Spa ce (acres. ) -- ur,disturbed, 
IProt ellid f orest/open space or reforested 

0.00 

M;; naged Turi (anesl -- di>tLJrbed , greided 
0.58 

for · eird s or oth~ r t LJ rf to b~ 0.58 

lmpervioo s. Cm1e r (;icres) 
1.00 

1.00 

1.Sll 

Post-Develop ment Land Cover (acres) 

A Soils BSoils CSoils D Soils Tota ls 

Forest/Open Space (oicre s) -- u r.d i ~tLJ rbed , 

l l'lrotelli d forestjonen sn;ice or i efore sted 
0.00 

M;;na_ged rurt (anesl -- di >tLJ rb ed , .':ldded 
0.36 

f -'.lr •1cird ~ [If othr= r t LJ rf to bro 0.36 

I mpeorvi oos Crn.·eor (;:iu eos) 
1.22 

1.22 

Area Clleck OK. DIC OK. OK. 1.Sll 

Con stants Runoff Coefficients lRvl 

l'l nr,u:il ID1nf:ill (1nchc'>) 4·3 A Soi l s B Soils CSoi ls. D Soih 
Til rg.;it Rair,fa ll E-.r.;i n t ( in ch o;is ~ 1.00 Foro;ist / Op.;in Space 0.02 0~03 0.04 o:ns 
Tot oi l Fhospt-,orLJ > (TP] EMC (mg/LJ 0.26 Mana~ ed Turf 0.1 5 0.20 0.22 0.25 
TCJ t.:. I Nil l<•.i:." " (TN'.I FM C (m t fl ) 1.86 l1n1l t"1'vi r .. , ~ rr.vt"1 0.9 5 0.95 0.9 5 0.95 

Target TP L:iad 1:lb/ :.cre/'1·d 0.4 1 

r' j 1 u r1 itl ~ss correct ior, tacto r] 0.90 

LAND COVER SUMMARY -- PRE-REDEVELOPMENT LAND COVER SUMMARY -- POST DEVELOPMENT 

land Caver 5ummcxy-Pre land C<Ner 5ummC11"y-f>ost (Final) land C<Ner 5ummC11"y-f>ost land Cover Summary- Past 

SEE WATER QUALITY COMPLIANCE TAB FOR SITE COMPLIANCE CALCULATIONS 
P r-e-HeOe\'e I op met'lt Listed Adj usteod 1 Post ReDav. & Naw lmparvlous 

Forest/Open S.pac e 
Cove r (ac res) 

Pon-RaDavalopmant 

For est/ Open S.pace 
Cover (acres) 

POst·Di!Vi! I opmant Nii! w I mparvl-OU$ 

Drainage Area B 

Drai nage Area A Land Cover (acres) 

A Soils B Soils C Soils D Soils Totals Land Cover Rv 

Fores t/ Open Space (acres) 0.00 0.00 

Managed Turf (acres) 0.20 0.20 0.25 

Impervious Cover (acres) 0.32 0.32 0.95 

Total 0.52 

Runoff Volume and Curve Number Calculations 

Enter design storm rainfall depths (in): 

1-year storm 2-year storm 10-year storm 

2.62 3.17 11 4.87 11 

Use NOAA Atfas 14 (http://hd">C. nw.~_noarJ .gav/hd.'X/pfds/) 

* Notes {see below, : 

[ 1] The cu Ne numbers and runoff volumes computed in this spreadsheet for each drainage area a re limited in their applicab il ity for determining and demonstrating complia nee with water 
quantity requ irements. See VR Rr.-1 User's Guide and Documentation for addition a I information. 

[2] RLJ noffVolume (RV) for pre- and post-deve lopment drainage areas must be in volumetric units (e.g .. acre-feet or cubic feet} when LJsing the Energy Ba lance Equation. RLJ noff measured in 

watershed- inches and shown in the spreadsheet as RV(watershed-inch) can on ly be used in the Energy Ba lance Equation when the pre- and post-deve lopment drainage areas are equal . 

Otherwise RV(watershed-inch ) must be multipl i ed by t he drainage area. 

(3} .0.djusted CNs are based on runoff reduction volumes as ca lculated in D.A. tabs An alternative CN adjustment calcu lation for Vegetated Roofs is inclLJded in BMP specification No. 5. 

Drainage Area Curve Numbers and Runoff Depths* 
Curve numbers {CN1 CNadj) and runoff depths (RV Developed) are computed with and without reduction practices. 

Drainage Area A 

Forest/Open Space -- undisturbed, protected Area (ccres) 

forest/open space or reforested land CN 

0.00 

30 

0.00 

55 

0 .00 

70 

Managed Turf -- disturbed, graded for yards or other 1-~A~co~o~(~'~"~'~')'---l 

turf to be mowed/managed CN 
0.00 
39 

0.00 
61 

0.00 
74 

Area (ac res ) 
Imperv ious Cover 

CN 
0.00 

98 

0 .00 

98 

0.00 

98 

1-year storm 2-year storm 10-year storm 

RVoeveloped (watershed-inch) with no Runoff Reduction* 
>--------+------+------_, 

2.08 2.62 4.29 

RVoeveloped (watershed-inch} with Runoff Reduction* 2.07 2.60 4.28 
>-------+------+-------j 

Adjusted CN * 95 95 95 

*See Notes above 

Drainage Area B 

Forest/Open Sp.see -- undisturbed, protected Area (.se res) 

forest/ open space or reforested land CN 

A Soils 

0.00 

30 

BSoils 

0.00 

55 

CSoils 

0.00 

70 

l\llanaged Turf -- disturbed, graded for yards or other .__~A~'°='~(~'~"~'~')'--' 0.00 

39 
0 .00 

61 

0.00 

74 tu rf to be mowed/ma naged CN 

Area ac res 
Imperv ious Cover 

CN 
0.00 

98 

0.00 

98 

0.00 

98 

1-year storm 2-year storm 10-year storm 

RV Developed (watershed-inch) with no Runoff Reduction* 1.72 2.23 3.86 
f-------+------+-------j 

RVoeveloped (watershed-inch} with Runoff Reduction* 1.72 2.23 3.86 
>-------+------+-------j 

Adjusted CN * 91 91 91 

p, \PY 201 \I 01q-1-1 Nie ay Drive - 1825\£ \GDP\/ iJ/q_5Nt1. wg 

0.00 

77 

0.16 
80 

0.90 

98 

CN(D.A.A) 

95 

DSoils 

0.00 

77 

0.20 

80 

0.32 

98 

CN(D.A.B) 

91 

Runoff Red uction 

Volume {ft 3
) : 47 

Total Area (acres): 0 .52 

Runoff Red uction 

Volume ft 3 
: 0 

DEQ Virginia Runoff Reduction Method Re-Development Compliance Spreadsheet -Version 3.0 

BMf' Design Specifications List: 2013 Draft Stds & Specs Updcte Summery Sheet 

Site Summary 

Total Rait'l f all (il'l ): 43 

Total Disturbed Acreage: 2.70 

Site Land Cover Summary 

Pre-ReDevelopment Land Cover (acres) 

A soils 

Forest/Opet'l (acres) 0.00 

M anaged Turf (acres) 0.00 

Impervious Cover (acres) (l_[)O 

Post-ReDevelopment Land Cover (acres) 

A soils 

Forest/Open (acres) 0.00 

Managed Turf (acres) 0.00 

Impervious Cover (acres) 0.00 

Site Tv and Land Cover Nutrient Loads 

B Soils 

0.00 

0.00 

O.ClO 

B Soils 

0.00 

0.00 

0.00 

Final Post-Development 
(Post-ReDeovelopmeont 

& New Impervious) 

Site Rv 0.79 

Treatment Volume (ft3) 4,534 

TP load (lb/yr) 2.85 

0.86 

Drainage Area A Summary 

Land Cover Summa~ 

A Soils B Soils 

Forest/Ope n (acres) 0.00 0.00 

Managed Turf (acres) 0.00 0.00 

Impe rvious Cover (acres) 0.00 0.00 

BMP Selections 

C Soils 

0.00 

0.00 

0.00 

C Soils 

0.00 

0.00 

0.00 

PO !it · 

ReDevelopment 

0.76 

3,775 

2.37 

0.47 

C Soils 

0.00 

0.00 

0.00 

D Soils 

0.00 

O.S8 

1.00 

D So ils 

0.00 

0.36 

1.22 

Post-

Development 

{New Impervious) 

0.95 

759 

0.48 

0.39 

D Soils 

0.00 

0.16 

0.90 

Prin t Prt'<viP-w 

Tota ls 

0.00 

O.S8 

1.ClO 

1.58 

Totals 

0.00 

0.36 

1.22 

1.58 

Adjusted Pre-

ReDevelopment 

0.76 

3,775 

2.37 

Total 

0.00 

0.16 

0.90 

1.06 

Managed Turf Impervious 
BMP Treatment 

TP load from Untreated TP 

Practice Credit Area Cover Credit Upstream load to Practi ce 

(acres) Area (acres) 
Volume (ft~} 

Practices (lbs) (lbs) 

3.a. Permeable Pavement # 1 (Spec #7) 0.03 103.46 0.00 0.06 

14.b. Manufactured Treatment Device· 

Filteri ng 
0.16 0.87 3,202.30 0.03 1.97 

Total Impervious Cover Treated (acres) 0.90 

Total Turf Area Treated (acres) 0.1 6 

Total TP Load Reductiol'l Achieved in 

D.A. ti b/""\ 
1.04 

Total TN Load Reduction Achieved In 

D.A. (lb/yr) 
0.27 

Print 

% of Total 

0 

37 

63 

100 

% of Total 

0 

23 

77 

100 

Pre-

ReDevelopmet'l t 

TP Load per acre 

(lb/acre/yr) 

1.74 

% of Total 

0 

15 

85 

Final Post-
Post-ReOevelopment 

Development TP l oad 
TP load per acre 

per acre 

( lb/acre/yr} 
(lb/acre/yr) 

1.80 1.74 

Downstream 
TP Removed TP Remaining 

Treatmen t to be 
(lb/yr) (lb/yr) 

Employed 

0.04 0.03 14.b. MTD • Filtering 

1.00 1.00 

F:irest/Op.;i n Space Co11 er [acres ) 0.00 0.00 

W~ ighte d R·1(forest ) 0.00 0.00 

%Fn1 P>I 0% 0% 

"'\;n1.1e" d Tll rf rn~ c.r 1:.1 •_1"'>) O.Sil 0.36 

Wei€; htfd R,,.(-u,rf ) 0.25 0.25 

% r...Ja r", ag~ d Turf 37% 26% 

lrnpP i-·1in11 > rn~· p 1 · [ ;i r. rt: '-) 1.00 1.00 

lh( i 111 pt- r •1 i c-u ~ ) 0.95 0.95 

~ l ffi f]C' f'llOUS 63%· 74,3 

Tot al Site Areo;:i lacrE'!s ) 1.58 1.36 

!iite Hv 0.69 0.76 

Treanne n tVolume and Nutrient Load 

rrE'! -Rl!Dl!\'elopment Tr-eoiJl:ment Volume 
0.0~ 13 0. 0~7 (;:icreo-ft) 

Pre-Heoe\lelopmet'l t Tte:itment volume 
3,975 3,775 

(c ubic f eet ] 

Pre-ReDevelopmer1t TP Load 
2.50 2.37 

(lbfv•) 

Pr .::-RO:V E:'l =i oi.:im.::nt TP L<:i :.d 1)8" i:i Cl"o': 

( l h / ~ rTF/vr) 
l.~~ 1. 11 

Basel inE W L[l ~d (lb/yr ) 
f0.41 lh!Jaue-/yr a ppl ied to prE- f" =development area exdLJ di rig 0 .56 

pervi ::.uo I aml p r op::.~E ll f ::.r new imper'li ous cover ) 

I A:Jii.·sred Lond CCU/!O( Si.·mm:Jf}o': 

Fre ReDew;.!:Jpment land co~· er mi:'lus pervious /a rid cover (jorest/open space or 

'1'.IC!l ~(ied ti.·rJJ acrea[j"e p r llpl!seri Jorn ew impervilluS rove1. 

.od d_iusred total oC!f'C(i!" ii consis tent with Post-ReOev!"lopmen t acreage (min us 

.::rcreO"fjl!' or new impef\'illu~ wvef), 

Cofumr. I sh:H1'5 ro:Jri reri1.1c:tion requriement for riew 1-mpervious cover {based on 

."H'W de1Je/ap.'1'.lerl t {Oad o'i:mit, Si.41 .rJJS/OCre/year). 

We ighted R11(forest) 

% F mP~I 

Managed Tu rf Cover 
(a.cres j 

We ighted Rv (turf) 

lmperviorn; Co11er 

( acr t>~ ) 

Rv(impt> r... ious) 

% Impervio us 

Final !iite Areo a ( ;:icre~) 

Fin;:il l'ost Del.' Sit@ HI.' 

Fin.:il Po~t · 

De1Jelopment 
Tre at ment Volu me 

(acre·ft) 

Final Post · 
oeve lopmie-t'lt 

Treatment Volu me 

(cubic feet) 

Final Post­

Developm ent TP 

Load 

(lb/yr) 

Final P os 1 - De,11 el opm~1 

11-' LOati pE!l'a cr« 
(lb/aa e/ vr) 

0.00 

0.00 

0% 

0.36 

0. 25 

23% 

1.22 

0.9S 

77% 

1.5& 

0.79 

0.104 1 

4,534 

2.85 

l.~u 

Weighted R11(f ornst) 

% Fnn, ~ I 

Managed Tl1rf Cover 
{acres ) 

Weighted fh r (t urf) 

ReDev. Impervi ous 

Ceove r ( aCi"e~ ) 

R v(imper... i eo u~) 

% lmpCIV IOUS 

Total Re Dev. Site Area 
acra~ 

0.00 

0.00 
---"i 

"" __ _, 
0.36 

26% 

1.00 

0.95 

74% 

1.36 

HeOeov !ii te Hv 0.76 

Treatment Vol ume and Nl1trient Load 

Po st· Re Deve lo pme ru: 
Treatment vo lume 

(.:a:r,,,. · ft) 

Po ~ -Re Deveo lopme ru: 
Tr. aitme·nt Voluma 

(' ubk fP.P. t) 

Po ~ -ReDev eo lopment 

Loaid (TP) 

(lb/','r)* 

Po_s1-R.«Developmel'll TP 

Loa " p«r ac r« 
[lil/acre- / yr) 

M3x. R~d u ~hin Re tiulr ~d 

fB~Jow P r~ 

ReDeile lopment Load) 

TP Load Reduction 

Required fo r 

Redeveloped Area 

(lb/yr) 

0.00b7 

3,775 

2.37 

l.11 

,.. 

0.47 

Site Results (Water Quality Compliance) 

I 
I 
I 
I 
I 

Area Checks 

FOREST /OPEN SPACE (ac 

IMPERVIOUS COVER {<ic 

IMPERVIOUS COVER TR EA.TE D (ac 

MANAGED TURF AREA (ac 

MANAGED TURF A.REA TREA.TE D (ac 

I D.A . A 

0.00 

0.90 

0.90 

0.16 

0.16 

I D.A. B 

0.00 

0.32 

0.00 

0.20 

000 

II D.A. C II D.A. D II D.A. E 

0.00 0.00 0.00 

0.00 0.00 0.00 

0.00 0.00 0.00 

O.OCl Cl .00 0.00 

0.00 0.00 0.00 

I 

AREAOIECK b'~~O~K~-~~~~~O~K~-~~~~~o~·~·~~~~-O~K·~~~~~O~K~·~~ 

Site Treatment Volume (ft
3
) 1

6
1 ~~4~·~'3~'~~ 

Runoff Reduction Volume and TP By Drainage Area 

RUNOFF REDUCTION VOLUME ACHIEVED (ft 1 

TP LOAD AVAILAB LE FOR REMOVAL (lb/yr 

TP LOAD REDUCT ION ACHIEVED (lb/yr 

TP LOAD REMAIN ING (lb/yr 

I 
I 
I 
I 

D.A. A 

47 

2.04 

Ul4 

1.00 

D.A. 8 

0 

0.81 

000 

0.81 

D.A. C D.A. D D.A . E 

0 0 0 

0.00 0.00 0.00 

O.OCl Cl .00 0.00 

0.00 I 0.00 II 0.00 I 

Post·Developm l!nt 
rrie-~ment vo lume 

(.:.cr,,,.·ft) 

Post-Oe 1Je lopm ent 

Traaitmant Voluma 
('ubk f P.,,.t) 

Post-oev elopmer. t Tfl 

lo ;:id (lb/yr) 

TP Load Reduction 

Required for New 

Impe rvious Area 

(lb/yr ) 

AREA CHECK 

OK. 
OK. 

OK. 
OK. 
OK. 

TOTAL 

47 

2.85 

1 04 

1.81 

FOR INFOR/1A llONAL PURPOSES ONL rJ NITROGEN LOAD REDUCT ION ACHIEVED ( lb/yr) l~l __ o_.2_1 __ ~ __ 0_0_0 __ ~ __ 0_._o_o __ ~ __ o_o_o __ ~ __ o_o_o __ +-__ 0 _2_7_~ 

Tf/E INFORNATION PROVIDED ON Ti-llS 5/-IEET IS FOR INFORNATION PURPOSES ONLY. Ti-IE FINAL DESIGN OF Ti-IE 
STORNHATER 11ANAGENENT/8EST NANAGENENT PRACTICES FACILITY NILL OCCUR AT TINE OF FINAL 
SUBDIVISION/SITE PLAN. Tf/E INFORNA TION 5/-IO/IVN i-IEREON IS APPROX/NA TE. Tf/E APPLICANT RESERVES Tf/E 
RIGl-IT TO NAKE ADJUSTl1ENTS TO Tf/IS INFORNATION AND Tf/E DESIGN NITl-IOUT Tf/E NEED FOR A PROFFER 
CONDITION ANENDNENT OR PROFFER INTERPRETATION, PROVIDED IT IS IN ACCORDANCE NIT/-/ Tf/E PUBLIC 
FACILITIES 11ANUAL. 

Total Phosphorus 
FINAL POST-DEVELOPMENT TP LOAD (lb/yr 

TP LOA.D REDUCTION REQUIRED (lb/yr 

TP LOAD REDUCT ION ACHIEVED (lb/yr 

TP LOAD REMAIN ING (lb/yr) 

I 
I 
I 

' 

2.85 

0.86 

1.04 

1.ill 

REMAIN ING TP LOAD RE DUCTION REQU IRED (lb/yr): 0 .00 "'* 
*"' TARGETTP REDUCTION EXCEEDED BY 0.18 LB/YEAR *"' 

U.Ul 7~ 

0.48 

0.39 

I l-IEREBr CERT/Fr Tl-IA T 
OT/-/ER T/-/AN T/-/E REVISIONS 
S/-/ONN /-/£REON, NO OT/-/ER 
C/-/ANGES /.IA VE BEEN 1"1ADE 

SCALE: 
N/A 

5/-/EET I ~F I 2 
DATE: 

DRAFT Cl-IECK.· 
WOR/ J/18 !1T!1 

FILE NU!1BER: 
140/q-/-/ 38 
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OUTFALL NARRAVVE 
Tl-IE SUBJECT PROPERTY IS LOCATED NITl-llN Tl-IE DIFFICULT RUN NATERSl-IED. Tl-IE SUBJECT PROPERTY /'1AINTAINS ONE STOR/'1 
DRAINAGE OUTFAll. Tl-IERE ARE NO EXISTING FLOODPLAIN OR RPA AREAS ON Tl-IE SUBJECT PROPERTY. AS A RESUl T OF Tl-IE 
DEVElOP/'1ENT OF Tl-IE SUBJECT PROPERTY AN INCREASE IN RUNOFF Nill BE EXPERIENCED. AN UNDERGROUND STOR/'1 NATER 
/'1ANAGE/'1ENT (SN/'1) srSTE/'1 IS PROPOSED TO /'1EET DETENTION REQUIRE/'1ENTS AND Tl-IE POST DEVELOPED DISCl-IARGE FR0/'1 
Tl-IE SITE 51-/All BE LESS Tl-IAN Tl-IE PRE-DEVELOPED DISCl-IARG£. Cl-IANNEl t FLOOD PROTECTION REQU/RE/'1ENTS 51-/All BE /'1ET 
AS OUTUNED IN FAIRFAX COUNTY CODE SECTION 124-4-4(b)(3)a t (c)(4). Tl-IE LAYOUT OF Tl-IE SITE /-/AS BEEN DESIGNED TO 
/'1/Nl/'1/ZE Tl-IE l/'1PACTS TO DONNSTREA/'1 PROPERTIES. AS STA TED ABOVE, Tl-IE POST DEVELOPED DISCl-IARGES FR0/'1 Tl-IE SITE 
51-/All BE LESS Tl-IAN Tl-IE PRE-DEVELOPED DISCl-IARGES AND Tl-IE INTENT 51-/All BE TO /'1AINTAIN Tl-IE EXISTING DRAINAGE 
PATTERNS AND TO NOT /-/AVE A NEGATIVE l/'1PACT ON ADJACENT PROPERTIES. NO DONNSTREA/'1 NATER l/'1POUND/'1ENTS ARE 
NITl-llN Tl-IE INFLUENCE AREA OF Tl-IE PROPOSED PROJECT AND NO BA Tl-IY/'1ETRIC NOT/FICA TIONS OR SURVEYS ARE REQUIRED. 

OUTFAll #I 
Tl-IE UNDERGROUND SN/'1 SYSTE/'1 DISCl-IARGES INTO A PROPOSED STOR/'1 SENER SYSTE/'1 AND Tl-IEN INTO AN £)OSTING STOR/'1 
SENER SYSTE/'1 NEAR Tl-IE INTERSECTION OF /'1/Cl-IAEl FARADA r DRIVE AND SUNSET /-/Ill ROAD. STOR/'1NA TER /'1ANAGE/'1ENT AND 
BEST /'1ANAGE/'1ENT PRACTICES FOR Tl-IE SITE ARE PROVIDED Br Tl-IE UNDERGROUND SN/'1 srSTE/'1 AND NATER QUAUTr 
FAC/l/TIES (SEE 'STOR/'1NATER /'1ANAGE/'1ENT INFOR/'1A TION' ON T/-1/S Sl-IEET FOR SN/'1 srSTE/'1 AND NATER QUAUTr FAC/l/Tr 
INFOR/'1A TION). Tl-IE DONNSTREA/'1 RECEIVING Cl-IANNEl IS Tl-IE £)OSTING STOR/'1 SENER SYSTE/'1 NEAR Tl-IE INTERSECTION OF 
/'1/Cl-IAEl FARADA r DRIVE AND SUNSET 1-//llS ROAD. Tl-IE PROPOSED AND £)(/STING STOR/'1 SENER srSTE/'1S ACT AS A DEFINED 
Cl-IANNEl FR0/'1 Tl-IE PROPERTY Tl-IROUG!-1 Tl-IE £><TENT OF R£VIEN PER CODE SECTIONS 124-4-4(b)(4) t (6)a. 

Tl-llS OUTFAll CONVEYS 1.58 ACRES OF DRAINAGE FR0/'1 Tl-IE SUBJECT PROPERTY IN Tl-IE PRE-DEVELOPED CONDITION. AS A 
RESUl T OF Tl-IE CONSTRUCTION OF Tl-IE PROPOSED UNDERGROUND SN/'1 srSTE/'1 NITl-llN Tl-Its DRAINAGE Sl-IED, DETENTION OF Tl-IE 
I, 2 t 10 YEAR STOR/'1 EVENT Nill BE PROVIDED. ADEQUATE OUTFAll, Cl-IANNEl t FLOOD PROTECTION REQUIRE/'1ENTS FOR Tl-llS 
OUTFAll ARE PROPOSED TO BE /'1ET AS OUTUNED IN FAIRFAX COUNTY CODE SECTION 124-4-4(b)(3)a t (c)(4). STORAGE OF Tl-IE 
APPROPRIATE I, 2, t 10 YEAR 24 /-/OUR STOR/'1 VOlU/'1ES Nill BE PROVIDED IN Tl-IE PROPOSED UNDERGROUND SN/'1 srSTE/'1 AND 
Tl-IE DISCl-IARGE FR0/'1 Tl-IE SITE 51-/All BE REDUCED BY Tl-IE REQUIRED PROPORTIONAL l/'1PROVE/'1ENT A/'10UNT OUTUNED IN Tl-IE 
CODE SECTIONS. Tl-IE SITE AREA AT Tl-IE POINT Nl-IERE Tl-IE PROPOSED STOR/'1 SENER SYSTE/'1 DISCl-IARGES FR0/'1 Tl-IE PROPERTY 
IS 1.58 ACRES AND Tl-IE FIRST AREA FOR OUTFAll ANALYSIS IS 2.3 ACRES. AT Tl-IE POINT Nl-IERE Tl-IE £></STING STOR/'1 SENER 
srSTE/'1 JOINS NIT/-/ ANOTl-IER STOR/'1 SENER srSTE/'1 TO CROSS SUNSET 1-1/llS ROAD A POINT OF CONFLUENCE IS REACl-IED AS 
OUTUNED IN FAIRFAX COUNTY CODE SECTIONS 124-4-4(b)(6)c t (c)(6)d AS Tl-IE OTl-IER EXISTING STOR/'1 SENER SYSTE/'1 /-/AS A 
DRAINAGE AREA GREATER Tl-IAN 'l0% OF Tl-IE FIRST DRAINAGE AREA FOR Tl-IE OUTFAll. T/-1/S IS Tl-IE £><TENT OF R£VIEN FOR Tl-IE 
OUTFAll AND A DEFINED Cl-IANNEl EXISTS Tl-IROUGl-IOUT Tl-IE £><TENT OF REV/EN. ADEQUATE OUTFAll, Cl-IANNEl t FLOOD 
PROTECTION REQUIRE/'1ENTS FOR Tl-llS OUTFAll /-/AVE BEEN /'1ET IN ACCORDANCE NIT/-/ CODE SECTIONS 124-4-4(b)(3)a t (c)(4) 
AND 124-4-4(b)(6)c t (c)(6)d. 

Tl-IE PROPOSED AND £)(/STING STOR/'1 SENER srSTE/'1S Sl-/All ACT AS Tl-IE OUTFAll FOR OUTFAll #/. Tl-IE £)(/STING STOR/'1 
SENER srSTE/'1 DISCl-IARGES ACROSS SUNSET 1-1/llS ROAD AND Tl-IEN CONTINUES NITl-llN AN £)(/STING DRAINAGE srSTE/'1 ±400 
DONNSTREA/'1 TO A NATURAL Cl-IANNEl, Tl-IEN CONTINUES TONARD Tl-IE NORT/-1 Nl-IERE Tl-IE NATURAL Cl-IANNEl JOINS NIT/-/ COLVIN 
RUN. AT Tl-IE POINT Nl-IERE Tl-IE NATURAL Cl-IANNEl JOINS NIT/-/ COLVIN RUN Tl-IE TOTAL DRAINAGE AREA IS 750 ACRES NI-I/Cl-I IS 
GREATER Tl-IAN 100 Tl/'1ES Tl-IE SITE AREA DISCl-IARGING TONARD OUTFAll #I (l.58 AC.). 

IT IS OUR PROFESSIONAL OPINION Tl-IA T All ADEQUATE OUTFAll REQU/RE/'1ENTS /-/AVE BEEN /'1ET IN ACCORDANCE NIT/-/ Tl-IE PF/'1 t 
COUNTY COD£. 

DRAINAGE DIVIDE DIVERSION 5TATEl1ENT: 
Tl-IE PROJECT IS lOCA TED NITl-llN Tl-IE DIFFICUl T RUN NA TERSl-IED. 
/'1/NOR Cl-IANGES IN Tl-IE NATURAL DRAINAGE PATTERNS ARE PROPOSED AS 
A PART OF Tl-llS PROJECT. Tl-IE Cl-IANGES ARE INTENDED TO ASSIST IN 
COLLECTING STOR/'1NA TER DISCl-IARGE IN ORDER TO /'1EET DETENTION, 
B/'1P t ADEQUATE OUTFAll REQUIRE/'1ENTS AS OUTUNED IN Tl-IE PF/'1. 
DETENTION RELEASE RA TE C0/'1PUTA TIONS 51-/All BE PROVIDED ON Tl-IE 
SUBDIVISION PLAN Tl-IA T DE/'10NS TRA TE Tl-IA T Tl-IE POST DEVELOPED FlON 
FR0/'1 Tl-IE PROPERTY IS LESS Tl-IAN Tl-IE PREDEVElOPED AND NO 
ADVERSE l/'1PACTS Nill BE EXPERIENCED BY ANY DONNSTREA/'1 
PROPERTIES. NO Cl-IANGES ARE PROPOSED TO ANY /'1AJOR DRAINAGE 51-/ED 
DIVIDES. Tl-IESE /'1/NOR DIVERSIONS NITl-llN AN INDIVIDUAL /'1AJOR 
NA TERSl-IED AREA ARE AllONED PER PF/'1 SECTION 6-0202.2A. 

PRE-0£VELOPl1ENT SUBJECT PROE'ERTr 
~, 1.24 CFS (TR-55) 

o
2

, 1.86 CFS (TR-55) 

0o, 4.01 CFS (TR-55) 

PQST-0£VELOPt1ENT SUBJECT PROP£RTr 
~, ±0.51 CFS AFTER ATTENUATION (±601 REDUCTION PROVIDED) 

o
2

, ±0.1!/J CFS AFTER ATTENUATION ( ±50I REDUCTION PROVIDED) 

'io' ±2.41 CFS AFTER ATTENUATION ( ±401 REDUCTION PROVIDED) 

5TORl111ATER 11ANAGEl1ENT NARRATIVE 
Tl-IE STOR/'1 NATER /'1ANAGE/'1ENT REQUIRE/'1ENTS FOR Tl-IE SUBJECT PROPERTY 51-/All BE SATISFIED VIA Tl-IE 
CONSTRUCTION OF AN UNDERGROUND DETENTION FACIUTr AND NATER QUAUTr FAC/l/TIES. Tl-IESE FAC/l/TIES Sl-/All 
BE DESIGNED IN ACCORDANCE NIT/-/ Tl-IE PUBUC FAC/l/TIES /'1ANUAl (PF/'1) AND 51-/All PROVIDE STORAGE IN STONE, 
PLASTIC Cl-IA/'1BER, /'10DULAR CONCRETE UNITS AND/OR EQUIVALENT BELON GROUND. Tl-IE QUAUTY FACIUTIES ARE 
PROPOSED TO BE A /'1ANUFACTURED FILTERING DEVICE AND PER/'1EABlE PAVERS AS APPROVED BY DEQ. Tl-IE 
APPUCANT RESERVES Tl-IE RIGl-IT TO INCORPORATE INFll TRA TION PRACTICES SUBJECT TO APPROVAL Br Tl-IE COUNTY. 

Tl-IE DETENTION FAC/l/Tr /-/AS BEEN DESIGNED FOR Tl-IE 10 YEAR 24 /-/OUR STOR/'1 IN ORDER TO PROVIDE DETENTION 
FOR Tl-IE I, 2 t 10 YEAR STOR/'1 £VENTS AND TO PROVIDE Tl-IE REQUIRED REDUCTIONS IN RUNOFF. Tl-IE SITE 
CURRENTl r /-/AS AN £)(/STING BUILDING, PAVED SURFACES, GRASS, AND A FEN TREES. CURRENTl r, APPROXl/'1A TEl r 
4.0 CFS OF RUNOFF IS LEAVING Tl-IE SUBJECT PROPERTY UNCONTROLLED AND UNTREATED DURING Tl-IE 10 YEAR 24 
/-/OUR STOR/'1. Cl-IANNEl AND FLOOD PROTECTION REQUIRE/'1ENTS Nill BE /'1ET BY Tl-IE APPUCA TION OF FAIRFAX 
COUNTY CODE SECTIONS 124-4-4(b)(3)a t 124-4-4(c)(4) NI-I/Cl-I Nill INCLUDE REDUCTIONS IN RUNOFF FR0/'1 Tl-IE 
D£VElOP/'1ENT AREA (SEE OUTFAll ANAL rsts, Tl-llS Sl-IEET). NIT/-/ Tl-IE PROPOSED ATTENUATION, Tl-IE POST 
D£VElOP/'1ENT RUNOFF Nill NOT EXCEED Tl-IE REDUCED PRE-DEVElOP/'1ENT RUNOFF. Tl-IEREFORE, Tl-IERE Nill BE NO 
ADVERSE l/'1PACTS TO DONNSTREA/'1 PROPERTIES AS A RESUl T OF Tl-IE PROPOSAL. Tl-IE DETENTION FACIUTY /-/AS 
BEEN SIZED TO PROVIDE NATER QUANT/Tr CONTROL FOR Tl-IE SUBJECT PROPERTY. 

Tl-IE NATER QUAUTY FAC/l/TIES /-/AVE BEEN DESIGNED TO /'1EET Tl-IE Pl-IOSPl-IORUS RE/'10VAl REQUIRE/'1ENTS FOR Tl-IE 
SUBJECT PROPERTY AS OUTUNED IN Tl-IE PF/'1 AND FAIRFAX COUNTY CODE 124-4-3 .. Tl-IE NATER QUAUTY FAC/l/TIES 
ARE PROPOSED TO BE A /'1ANUFACTURED FILTERING DEVICE AND PER/'1EABlE PAVERS AS APPROVED Br DEQ. 

Tl-IE ENVIRON/'1£NTAl STENARDSl-llP GOALS OF Tl-IE RESTON C0/'1PREl-IENSIVE PLAN /-/AVE BEEN ADDRESSED BY 
REDUCING Tl-IE 2 YEAR 24 /-/OUR PEAK RUNOFF RATE Br 50%, NI-I/Cl-I IS GREATER Tl-IAN Tl-IE 25% GOAL OF Tl-IE PLAN. 
ALSO, l/D TECl-INIQUES /-/AVE BEEN INCORPORATED Br Tl-IE INCLUSION OF Tl-IE PER/'1EABlE PAVERS, NI-I/Cl-I 1-/ElP Tl-IE 
PROJECT EXCEED Tl-IE Pl-IOSPl-IORUS RE/'10VAl TARGET Br 0.18 lBS. ADDITIONAllY, Tl-IE NATURE OF Tl-IE DETENTION 
srSTE/'1 Nill DELA r Tl-IE ENTRY OF Tl-IE RUNOFF INTO Tl-IE DONNSTREA/'1 STOR/'1 DRAINAGE srSTE/'1 NI-I/Cl-I Nill 
1-/ElP LESSEN Tl-IE STRESS ON Tl-IE DONNSTREA/'1 SYSTE/'1. 

A VRR/'1 SPREADSl-IEET IS PROVIDED ON Sl-IEET 10 TO DE/'10NSTRATE Tl-IAT Tl-IE PROPOSED NATER QUAUTr 
FAC/l/TIES PROVIDE NATER QUAUTY CONTROL FOR Tl-IE PROJECT. 

Tl-IE FINAL DESIGN OF Tl-IE DETENTION AND NATER QUAUTY FACIUTIES IS SUBJECT TO FURTl-IER R£VIEN AND FINAL 
ENGINEERING. All /'1AINTENANCE Sl-/All BE CONDUCTED IN ACCORDANCE NIT/-/ Tl-IE PF/'1 AND /'1ANUFACTURER'S 
REC0/'1/'1ENDA TIONS. 

Tl-IE FACIUTIES Sl-/All BE /'1AINTAINED BY Tl-IE COND0/'1/N/U/'1 ASSOCIATION AND Tl-IE /'1AINTENANCE Sl-/All BE 
PERFOR/'1ED IN ACCORDANCE NIT/-/ Tl-IE APPUCABlE REQUIRE/'1ENTS. 

Tl-IE FAC/l/TIES Sl-/All C0/'1Pl r NIT/-/ All QUAUTr AND QUANT/Tr REQU/RE/'1ENTS AS SET FORTI-I IN Tl-IE PF/'1 AND 
OTl-IER APPUCABlE REGULATIONS. 
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STORl1HA TER t1ANAGEl1ENT CllECKLIST 
MINIMUM STORMWATER INFORMATION FOR REZONING, SPECIAL EXCEPTION, 

SPECIAL PERMIT AND DEVELOPMENT PLAN APPLICATIONS 

The following informatioo is required to be shown or provided in all zoning applications, or a waiver request of the submission 
requirement with justification shall be attached. Note: Waivers will be acted upon separately. Failure to adequately address the 
required submission information may result in a delay in pnx;essing this application. 

This information is required under the following Zoning Ordinance Sections: 

Special Permits (Sect. B.0112J & 2L) Special Except~ns (Sect. 9-011 2J & 2L) 
Cluster SubdMsion (Sect 9.S151G & 1N) 
Development POils PRC District (Sect. 16-302 3 & 4L) 
FOP P Districts (Sect. 16.002 1A (6) & (17)) 

Commercial Revi1alization Dis1ricts (Sect. 9.022 2A (12) & (14)) 
PRC Plan (Sect.16-3031E & 1 0) 
Amendmen1s (Seel 18-20210F & 10I) 

:R 1. 
:R 2. 

i1 3. 

Plat Is at a minimum scale of 1"=50' {Unless It Is depicted on one sheet with a minimum scale of 1"=100') 

A graphic depicting Ille stonnwater management facilityOes) and limits of clearing and grading accommodate the 
stormwater management facility(ies), storm drainage pipe systems and ouUet protection, pond spillways, access roads, 
site outfalls, energy dissipation devices, and stream stabilization measures as shown an Sheet(sJ~3 ____ _ 
If infiltration is proposed the soils should be tested for suitability prior to submission of the devebpment plan and results 
of1he lnflltrat~n tes1 provided as part of the descnpdon of the faclllty. 
Provide: 

Facility Namel 
On-site area Off-site area Drainage Footprint Storage If pond, dam 

Type & No. 
served (acres) served (acres) area (aaes) area (s~ volume (cf) height (ft.) 

(E;i. ~ry pcnl, nrn'Bl~n """"''· 
unclerl)'o<Jn!'lll~~el< ... ) 

UG SNN ±l.06 ±0.40 ±1.46 ±3,500 Sf ±12 000 Cf 
STORNFIL TER ±l.06 NIA ±l.06 ±50 SF N/A 
PERN. PAVERS ±0.03 N/A ±0.03 ±1500 Sf ±100 Cf 

Totals: 

)( 4. 

)i(5. 

)( 6. 
)i( 7. 

)( 8. 

)( 9. 

)( 10. 

Cl 11. 
)I( 12. 

±1.06 ±0.40 ±1.46 NIA ±12, 100 CF 

Onsite drainage channels, outt'alls and pipe systems are shown on Sheet(s} 2 tnd 3 . Pond inlet and outlet pipe 
systems are shown on Sheet(s) ~N.-VA~--
Maintenance access (road) to stormwater management facility(ies) are shown on Sheet{s)~3 __ _ 
Type of maintenance access road surface noted on !he plat is ASPllALT (asphalt, geoblock, gravel, etc.) 
Landscaping and tree preservation in and near the stormwater management facility is shown on Sheet{s) 6A t 7 
Stormwater management and BMP narratives including Virginia Runoff Reduction Spreadsheet and descriptions of how 
detention and best management practices requirements will be met are provided on Sheet(s) 10-108 
A description of existing conditicns of each numbered site outfall extended downstream from the site to a point which is 
at least 100 times the site area or Vvtlich has a drainage area of at least one square mile (640 acres) is provided on 
Sheet(s) JOA . If the outfall is proposed to be improved off-site it should be specifically noted. 
A detailed desaiptioo and analysis of how the channel protection requirements and flood protection requirements of 
each numbered outfall will be satisfied per Storrnwater Management Ordinance and Public Facilities Manual are 
provided on Sheet(s) 10-/0A . 
Existing topography with maximum contour in!Brvals of two (2) feet and a note as to whether it is an air survey or field 
run is provided on Shee1(s) ~2~3 __ 
A submission waiver is required for ____ N/._>I _______________ _ 
Stormwater management is not required because _N/._:-1 ________________ . 

Revised: 8/4/2015 

FOR INFORt1A lla/AL PURPOSES CIVL r! 
Tl-IE INFOR/'1A TION PROVIDED ON T/-1/S 51-/EET IS FOR INFOR/'1A TION PURPOSES ONl r. Tl-IE FINAL DESIGN OF Tl-IE 
STOR/'1NATER /'1ANAGE/'1ENT/BEST /'1ANAGE/'1ENT PRACTICES FAC/l/TY Nill OCCUR AT Tl/'1£ OF FINAL 
SUBDIVISION/SITE PLAN. Tl-IE INFOR/'1A TION Sl-IONN l-IEREON IS APPROXl/'1A TE. Tl-IE APPUCANT RESERVES Tl-IE 
RIGl-IT TO /'1AKE ADJUST/'1ENTS TO Tl-llS INFOR/'1ATION AND Tl-IE DESIGN NITl-IOUT Tl-IE NEED FOR A PROFFER 
CONDITION A/'1END/'1ENT OR PROFFER INTERPRETATION, PROVIDED IT IS IN ACCORDANCE NIT/-/ Tl-IE PUBl/C 
FAC/l/TIES /'1ANUAl. 
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THE STORM WATER MANAGEMENT REQUIREMENTS FOR THE SUBJECT PROPERTY SHALL BE SATISFIED VIA THE CONSTRUCTION OF AN UNDERGROUND DETENTION FACILITY AND WATER QUALITY FACILITIES. THESE FACILITIES SHALL BE DESIGNED IN ACCORDANCE WITH THE PUBLIC FACILITIES MANUAL (PFM) AND SHALL PROVIDE STORAGE IN STONE, PLASTIC CHAMBER, MODULAR CONCRETE UNITS AND/OR EQUIVALENT BELOW GROUND. THE QUALITY FACILITIES ARE PROPOSED TO BE A MANUFACTURED FILTERING DEVICE AND PERMEABLE PAVERS AS APPROVED BY DEQ. THE APPLICANT RESERVES THE RIGHT TO INCORPORATE INFILTRATION PRACTICES SUBJECT TO APPROVAL BY THE COUNTY.  THE DETENTION FACILITY HAS BEEN DESIGNED FOR THE 10 YEAR 24 HOUR STORM IN ORDER TO PROVIDE DETENTION FOR THE 1, 2 & 10 YEAR STORM EVENTS AND TO PROVIDE THE REQUIRED REDUCTIONS IN RUNOFF. THE SITE CURRENTLY HAS AN EXISTING BUILDING, PAVED SURFACES, GRASS, AND A FEW TREES. CURRENTLY, APPROXIMATELY 4.0 CFS OF RUNOFF IS LEAVING THE SUBJECT PROPERTY UNCONTROLLED AND UNTREATED DURING THE 10 YEAR 24 HOUR STORM. CHANNEL AND FLOOD PROTECTION REQUIREMENTS WILL BE MET BY THE APPLICATION OF FAIRFAX COUNTY CODE SECTIONS 124-4-4(b)(3)a & 124-4-4(c)(4) WHICH WILL INCLUDE REDUCTIONS IN RUNOFF FROM THE DEVELOPMENT AREA (SEE OUTFALL ANALYSIS, THIS SHEET). WITH THE PROPOSED ATTENUATION, THE POST DEVELOPMENT RUNOFF WILL NOT EXCEED THE REDUCED PRE-DEVELOPMENT RUNOFF. THEREFORE, THERE WILL BE NO ADVERSE IMPACTS TO DOWNSTREAM PROPERTIES AS A RESULT OF THE PROPOSAL. THE DETENTION FACILITY HAS BEEN SIZED TO PROVIDE WATER QUANTITY CONTROL FOR THE SUBJECT PROPERTY. THE WATER QUALITY FACILITIES HAVE BEEN DESIGNED TO MEET THE PHOSPHORUS REMOVAL REQUIREMENTS FOR THE SUBJECT PROPERTY AS OUTLINED IN THE PFM AND FAIRFAX COUNTY CODE 124-4-3.. THE WATER QUALITY FACILITIES ARE PROPOSED TO BE A MANUFACTURED FILTERING DEVICE AND PERMEABLE PAVERS AS APPROVED BY DEQ. THE ENVIRONMENTAL STEWARDSHIP GOALS OF THE RESTON COMPREHENSIVE PLAN HAVE BEEN ADDRESSED BY REDUCING THE 2 YEAR 24 HOUR PEAK RUNOFF RATE BY 50%, WHICH IS GREATER THAN THE 25% GOAL OF THE PLAN. ALSO, LID TECHNIQUES HAVE BEEN INCORPORATED BY THE INCLUSION OF THE PERMEABLE PAVERS, WHICH HELP THE PROJECT EXCEED THE PHOSPHORUS REMOVAL TARGET BY 0.18 LBS. ADDITIONALLY, THE NATURE OF THE DETENTION SYSTEM WILL DELAY THE ENTRY OF THE RUNOFF INTO THE DOWNSTREAM STORM DRAINAGE SYSTEM WHICH WILL HELP LESSEN THE STRESS ON THE DOWNSTREAM SYSTEM. A VRRM SPREADSHEET IS PROVIDED ON SHEET 10 TO DEMONSTRATE THAT THE PROPOSED WATER QUALITY FACILITIES PROVIDE WATER QUALITY CONTROL FOR THE PROJECT. THE FINAL DESIGN OF THE DETENTION AND WATER QUALITY FACILITIES IS SUBJECT TO FURTHER REVIEW AND FINAL ENGINEERING. ALL MAINTENANCE SHALL BE CONDUCTED IN ACCORDANCE WITH THE PFM AND MANUFACTURER'S RECOMMENDATIONS.  THE FACILITIES SHALL BE MAINTAINED BY THE CONDOMINIUM ASSOCIATION AND THE MAINTENANCE SHALL BE PERFORMED IN ACCORDANCE WITH THE APPLICABLE REQUIREMENTS.   THE FACILITIES SHALL COMPLY WITH ALL QUALITY AND QUANTITY REQUIREMENTS AS SET FORTH IN THE PFM AND OTHER APPLICABLE REGULATIONS.  
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THE PROJECT IS LOCATED WITHIN THE DIFFICULT RUN WATERSHED.  MINOR CHANGES IN THE NATURAL DRAINAGE PATTERNS ARE PROPOSED AS A PART OF THIS PROJECT. THE CHANGES ARE INTENDED TO ASSIST IN COLLECTING STORMWATER DISCHARGE IN ORDER TO MEET DETENTION, BMP & ADEQUATE OUTFALL REQUIREMENTS AS OUTLINED IN THE PFM.  DETENTION RELEASE RATE COMPUTATIONS SHALL BE PROVIDED ON THE SUBDIVISION PLAN THAT DEMONSTRATE THAT THE POST DEVELOPED FLOW FROM THE PROPERTY IS LESS THAN THE PREDEVELOPED AND NO ADVERSE IMPACTS WILL BE EXPERIENCED BY ANY DOWNSTREAM PROPERTIES. NO CHANGES ARE PROPOSED TO ANY MAJOR DRAINAGE SHED DIVIDES. THESE MINOR DIVERSIONS WITHIN AN INDIVIDUAL MAJOR WATERSHED AREA ARE ALLOWED PER PFM SECTION 6-0202.2A.
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THE INFORMATION PROVIDED ON THIS SHEET IS FOR INFORMATION PURPOSES ONLY. THE FINAL DESIGN OF THE STORMWATER MANAGEMENT/BEST MANAGEMENT PRACTICES FACILITY WILL OCCUR AT TIME OF FINAL SUBDIVISION/SITE PLAN. THE INFORMATION SHOWN HEREON IS APPROXIMATE. THE APPLICANT RESERVES THE RIGHT TO MAKE ADJUSTMENTS TO THIS INFORMATION AND THE DESIGN WITHOUT THE NEED FOR A PROFFER CONDITION AMENDMENT OR PROFFER INTERPRETATION, PROVIDED IT IS IN ACCORDANCE WITH THE PUBLIC FACILITIES MANUAL.
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THE SUBJECT PROPERTY IS LOCATED WITHIN THE DIFFICULT RUN WATERSHED. THE SUBJECT PROPERTY MAINTAINS ONE STORM DRAINAGE OUTFALL. THERE ARE NO EXISTING FLOODPLAIN OR RPA AREAS ON THE SUBJECT PROPERTY. AS A RESULT OF THE DEVELOPMENT OF THE SUBJECT PROPERTY AN INCREASE IN RUNOFF WILL BE EXPERIENCED. AN UNDERGROUND STORM WATER MANAGEMENT (SWM) SYSTEM IS PROPOSED TO MEET DETENTION REQUIREMENTS AND THE POST DEVELOPED DISCHARGE FROM THE SITE SHALL BE LESS THAN THE PRE-DEVELOPED DISCHARGE. CHANNEL & FLOOD PROTECTION REQUIREMENTS SHALL BE MET AS OUTLINED IN FAIRFAX COUNTY CODE SECTION 124-4-4(b)(3)a & (c)(4). THE LAYOUT OF THE SITE HAS BEEN DESIGNED TO MINIMIZE THE IMPACTS TO DOWNSTREAM PROPERTIES. AS STATED ABOVE, THE POST DEVELOPED DISCHARGES FROM THE SITE SHALL BE LESS THAN THE PRE-DEVELOPED DISCHARGES AND THE INTENT SHALL BE TO MAINTAIN THE EXISTING DRAINAGE PATTERNS AND TO NOT HAVE A NEGATIVE IMPACT ON ADJACENT PROPERTIES. NO DOWNSTREAM WATER IMPOUNDMENTS ARE WITHIN THE INFLUENCE AREA OF THE PROPOSED PROJECT AND NO BATHYMETRIC NOTIFICATIONS OR SURVEYS ARE REQUIRED. OUTFALL #1 THE UNDERGROUND SWM SYSTEM DISCHARGES INTO A PROPOSED STORM SEWER SYSTEM AND THEN INTO AN EXISTING STORM SEWER SYSTEM NEAR THE INTERSECTION OF MICHAEL FARADAY DRIVE AND SUNSET HILL ROAD. STORMWATER MANAGEMENT AND BEST MANAGEMENT PRACTICES FOR THE SITE ARE PROVIDED BY THE UNDERGROUND SWM SYSTEM AND WATER QUALITY FACILITIES (SEE "STORMWATER MANAGEMENT INFORMATION" ON THIS SHEET FOR SWM SYSTEM AND WATER QUALITY FACILITY INFORMATION). THE DOWNSTREAM RECEIVING CHANNEL IS THE EXISTING STORM SEWER SYSTEM NEAR THE INTERSECTION OF MICHAEL FARADAY DRIVE AND SUNSET HILLS ROAD. THE PROPOSED AND EXISTING STORM SEWER SYSTEMS ACT AS A DEFINED CHANNEL FROM THE PROPERTY THROUGH THE EXTENT OF REVIEW PER CODE SECTIONS 124-4-4(b)(4) & (6)a.   THIS OUTFALL CONVEYS 1.58 ACRES OF DRAINAGE FROM THE SUBJECT PROPERTY IN THE PRE-DEVELOPED CONDITION. AS A RESULT OF THE CONSTRUCTION OF THE PROPOSED UNDERGROUND SWM SYSTEM WITHIN THIS DRAINAGE SHED, DETENTION OF THE 1, 2 & 10 YEAR STORM EVENT WILL BE PROVIDED. ADEQUATE OUTFALL, CHANNEL & FLOOD PROTECTION REQUIREMENTS FOR THIS OUTFALL ARE PROPOSED TO BE MET AS OUTLINED IN FAIRFAX COUNTY CODE SECTION 124-4-4(b)(3)a & (c)(4). STORAGE OF THE APPROPRIATE 1, 2, & 10 YEAR 24 HOUR STORM VOLUMES WILL BE PROVIDED IN THE PROPOSED UNDERGROUND SWM SYSTEM AND THE DISCHARGE FROM THE SITE SHALL BE REDUCED BY THE REQUIRED PROPORTIONAL IMPROVEMENT AMOUNT OUTLINED IN THE CODE SECTIONS. THE SITE AREA AT THE POINT WHERE THE PROPOSED STORM SEWER SYSTEM DISCHARGES FROM THE PROPERTY IS 1.58 ACRES AND THE FIRST AREA FOR OUTFALL ANALYSIS IS 2.3 ACRES. AT THE POINT WHERE THE EXISTING STORM SEWER SYSTEM JOINS WITH ANOTHER STORM SEWER SYSTEM TO CROSS SUNSET HILLS ROAD A POINT OF CONFLUENCE IS REACHED AS OUTLINED IN FAIRFAX COUNTY CODE SECTIONS 124-4-4(b)(6)c & (c)(6)d AS THE OTHER EXISTING STORM SEWER SYSTEM HAS A DRAINAGE AREA GREATER THAN 90% OF THE FIRST DRAINAGE AREA FOR THE OUTFALL. THIS IS THE EXTENT OF REVIEW FOR THE OUTFALL AND A DEFINED CHANNEL EXISTS THROUGHOUT THE EXTENT OF REVIEW. ADEQUATE OUTFALL, CHANNEL & FLOOD PROTECTION REQUIREMENTS FOR THIS OUTFALL HAVE BEEN MET IN ACCORDANCE WITH CODE SECTIONS 124-4-4(b)(3)a & (c)(4) AND 124-4-4(b)(6)c & (c)(6)d. THE PROPOSED AND EXISTING STORM SEWER SYSTEMS SHALL ACT AS THE OUTFALL FOR OUTFALL #1. THE EXISTING STORM SEWER SYSTEM DISCHARGES ACROSS SUNSET HILLS ROAD AND THEN CONTINUES WITHIN AN EXISTING DRAINAGE SYSTEM ±400DOWNSTREAM TO A NATURAL CHANNEL, THEN CONTINUES TOWARD THE NORTH WHERE THE NATURAL CHANNEL JOINS WITH COLVIN RUN. AT THE POINT WHERE THE NATURAL CHANNEL JOINS WITH COLVIN RUN THE TOTAL DRAINAGE AREA IS 750 ACRES WHICH IS GREATER THAN 100 TIMES THE SITE AREA DISCHARGING TOWARD OUTFALL #1 (1.58 AC.). IT IS OUR PROFESSIONAL OPINION THAT ALL ADEQUATE OUTFALL REQUIREMENTS HAVE BEEN MET IN ACCORDANCE WITH THE PFM & COUNTY CODE.
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SOILS NAP 
SCALE ' I' = 200' 

SOIL INFORNATION 
PROBLEN CLASS 

FOUNDATION 
DRAINAGE 

EROSION 11/DROLOGIC 
SUPPORT POTENTIAL SOIL GROUP 

/VB N/A N/A N/A D 

~ 2, I 10 YR. RUNOFF VOLUNE CQ1P. (EX FQRESTED CONDITION) 
PER CllAPTER 5 - VIRGINIA Sl4N llANDBOOK VOLUNE II 
I. RAINFALL DEPT/I (P) FOR FAIRFAX COUNTY = 2.62 IN (I IR), 3.17 IN (2 rR), 4.87 IN (10 rR) 
2. SOILS DRAINING TO OUTFALL ARE 11/DROLOGIC SOIL GROUP "D" 

(SEE TlllS SllEET FOR SOILS NAP} 
3. 14EIGllTED CN FOR GOOD FORESTED CONDITION FOR SOIL GROUP 'D' = 77 
4. TOTAL AREA DRAINING TO OUTFALL #I IN EXISTING CONDITION = 1.58 ACRES 
5. S = (1000/CN} -10 = (1000/77} - 10 = 2. qq 

I /EAR• 
6. RUNOFF Q = ((P-.2S),2)/(P + .8S) = ((2.62 - .2(2.qq)),2)/(2.62 + .8(2.qq)) = 0.82 IN 
7. RUNOFF VOLUNE = RVf = AREA•RUNOFF Q = 1.58 AC I (0.82 IN(/ FT/12 IN)) = 0.108 AC-FT 

2 /EAR• 
6. RUNOFF Q = ((P-.2S),2)/(P + .8S) = ((3.17 - .2(2.qq)),2)/(3.17 + .8(2.qq)) = 1.1q IN 
7. RUNOFF VOLUNE = RVf = AREA•RUNOFF Q = 1.58 AC ' (l.lq IN(/ FT/12 IN)) = 0.157 AC-FT 

10 /EAR• 
6. RUNOFF Q = ((P-.2S)"2)/(P + .8S) = ((4.87 - .2(2.qq))".2)/(4.87 + .8(2.qq)) = 2.51 IN 
7. RUNOFF VOLUNE = RVf = AREAIRUNOFF Q = 1.58 AC I (2.51 IN(/ FT/12 IN)) = 0.331 AC-FT 

~ 2, I 10 YR. RUNOFF VOLUNE CQ1P. (QEVEJ OPEQ) 
PER CllAPTER 5 - VIRGINIA Sl4N llANDBOOK VOLUNE II 
I. RAINFALL DEPT/I (P) FOR FAIRFAX COUNTY = 2.62 IN (I IR), 3.17 IN (2 rR), 4.87 IN (lo rR) 
2. SOILS DRAINING TO OUTFALL ARE 11/DROLOGIC SOIL GROUP "D" 

(SEE TlllS SllEET FOR SOILS NAP) 

I /EAR• 
3. ADJUSTED CN FOR SITE FOR SOIL GROUP 'D" = '14 

(SEE VRRN SPREAD511EET) 
4. TOTAL DEVELOPNENT AREA DRAINING TO OUTFALL #I = 1.58 ACRES 
5. S = (1000/CN) - 10 = (IOOO/q4) - 10 = 0.64 
6. RUNOFF Q = ((P-.2S),2)/(P + .8S) = ((2.62 - .2(0.64)),2)/(2.62 + .8(0.64)) = l.'l/J IN 
7. RUNOFF VOLUNE = RVd = AREA•RUNOFF Q = 1.5/J AC ' (I. 'l/J IN(/ FT/12 IN)) = 0.261 AC-FT 

2 /EAR• 
3. ADJUSTED CN FOR SITE FOR SOIL GROUP 'D" = '14 

(SEE VRRN SPREAD511EET) 
4. TOTAL DEVELOPNENT AREA DRAINING TO OUTFALL #I = 1.58 ACRES 
5. S = (1000/CN) - 10 = (IOOO/q4) - 10 = 0.64 
6. RUNOFF Q = ((P-.2S),2)/(P + .8S) = ((3.17 - .2(0.64)),2)/(3.17 + .8(0.64)) = 2.51 IN 
7. RUNOFF VOLUNE = RVd = AREA•RUNOFF Q = 1.5/J AC ' (2.51 IN(/ FT/12 IN)) = 0.331 AC-FT 

10 /EAR• 
3. ADJUSTED CN FOR SITE FOR SOIL GROUP 'D" = '14 

(SEE VRRN SPREAD511EET) 
4. TOTAL DEVELOPNENT AREA DRAINING TO OUTFALL #I = 1.58 ACRES 
5. S = (1000/CN) - 10 = (IOOO/q4) - 10 = 0.64 
6. RUNOFF Q = ((P-.2S),2)/(P + .8S) = ((4.87 - .2(0.64)),2)/(4.87 + .8(0.64)) = 4.18 IN 
7. RUNOFF VOLUNE = RVd = AREA•RUNOFF Q = 1.5/J AC ' (4.18 IN(/ FT/12 IN)) = 0.550 AC-FT 

REDUCTION REQUIRED FOR CllANNEL I FLOOD PROTECTION PER CODE SECTION 124-4-4(b)(3)a t (c)(4)• 
Qal/ow = Qexforest ' (RVf/RVd) 
SEE DETENTION RELEASE RATE CONPUTATIONS ON TlllS SllEET FOR REDUCTIONS. 

.DETEJ{[Q{ rm FA5E KA Tf5; 

PREIJEVEl.a'l'1 SITE COUJITIQIS - DEVEUl'NENT AREA• 
EXISTING ONSITE OfVELOPNENT AREA 
USEE PREOfVELOPNENT DRAINAGE AREA NAP(TlllS SllEET }II 

FOR /-YEAR CllANNfl PROTECTION PER 124-4-4(b}(3)a USE• 
AREA= l.5lJ AC., Tc = 0.24 llR, CN= 77 (EXISTING FORESTED) 

I YEAR STORN (5'11 REDUCTION REQIJIREO, SEE VOL. CONP. TlllS SllEET} 
CN= 77, Tc= 0.24 llR, A= l.5lJ AC (FRON TR-55 RESULTS) 
Qexforest= 1.24 CFS, Qal/ow = 1.241(./IJIJl.261) = 0.51 CFS 

FOR 2 I 10-YEAR FLOOO PROTECTION PER 124-4-4(b}(4) USE• 
AREA= l.5lJ AC., Tc = 0.24 llR, CN= 77 (EXISTING FORESTED) 

2 YEAR STORN (531 REDUCTION REQIJIREO, SEE VOL. CONP. TlllS SllEET} 
CN= 77, Tc= 0.24 llR, A= l.5lJ AC (FRON TR-55 RESULTS) 
Qexforest= 1.1!6 CFS, Qal/ow = l./!61(.1571.331) = 0.8/J CFS 

10 YEAR STORN ( 40Z REDUCTION REQIJIRED, SEE VOL. CONP. TlllS SllEET) 
CN= 77, Tc= 0.24 llR, A= l.5lJ AC (FRON TR-55 RESULTS) 
Qexforest= 4.0/ CFS, Qal/ow = 4.0/1(.3311.550) = 2.41 CFS 

P05T' DEVEUl'NENT SITE COUJITIQIS - DEVEUl'NENT AREA• 
ONSITE OfVELOPNENT AREA DRAINING Off UNCoNTROLLED. 
SNN srsTEN (U/6 AC ON-SITE) PROVIDES DETENTION FOR 

TllE I, 2, I 10 YEAR STORN EVENTS FOR TllE COi/TROLLED AREA. 
TOTAL POST DRAINAGE ON-SITE AREA = l.5lJ AC 
USEE POST DfVELOPNENT DRAINAGE AREA NAP(TlllS SllEET }u 
UNCONTROLLED AREA = 0.52 AC, CN= q/, Tc = 0.10 NIN. 

I YEAR STORN 
CN= q/, Tc= 0.10 llR, A= 0.52 AC (FRON TR-55 RESULTS) 
Q= 1.17 CFS 

2 YEAR STORN 
CN= q/, Tc= 0.10 llR, A= 0.52 AC (FRON TR-55 RESULTS) 
Q= 1.50 CFS 

10 YEAR STORN 
CN= q/, Tc= 0.10 llR, A= 0.52 AC (FRON TR-55 RESULTS) 
Q= 2.50 CFS 

OFFS/TE CQfTROLJ.E/} BY 5"11 SYSTBf, 
!!TlllS AREA IS BEING CONTROLLED TO OFFSET TllE ON-SITE UNCONTROLLED AREA!! 
USEE POST OElfVOPEO DRAINAGE AREA NAP(TlllS SllEET} FOR AREA OESCRIPTIONSU 
11 2, I 10 YEAR CONTROLLED AREA = 0.40 Al; CN= ~ Tc = 0.14 NIN. 

I YEAR STORN 
CN= ~ Tc= 0.14 llR, A= 0.40 AC (FRON TR-55 RESULTS} Q-0,/J/J CFS 

2 YEAR STORN 
CN= ~ Tc= 0.14 llR, A= 0.40 AC (FRON TR-55 RESULTS} Q-UI CFS 

10 YEAR STORN 
CN= ~ Tc= 0.14 llR1 A= 0.40 AC (FRON TR-55 RESULTS} 0=UJ4 CFS 

TUTAJ. AU/MED RELEASE FRQ1 5"11 S'tSTE/1• 
ALLOWABLE OISCllARGE TO OUTFALL - POST OfVELOPNENT UNCONTROLLED+ 

OFFS/TE CONTROLLED Br SNN srSTEN = ALLIHIABLE RELEASE RA TE FRON SNN srSTEN 

I YEAR STORN 
Q= 0.51 - 1.17 + 0.IJIJ = 0.22 CFS ALLOWABLE RELEASE RA TE FRON SNN srSTEN 
"' YEAR RELEASE RA TE FRON SNN srSTEN 51/ALL BE LESS Tl/AN 0.22 CFS ALLIHIABLE" 
RESUlu 
llCl/ANNEL PROTECTION REDUCTION PROV/OED PER COOE SECTION 124-4-4(b}(3)au 

2 YEAR STORN 
Q= O./J/J - 1.50 + I.II = 0.4q CFS ALLOWABLE RELEASE RA TE FRON SNN srSTEN 
1'2 YEAR RELEASE RATE FRON SNN srSTEN 51/ALL BE LESS TllAN 0.4'1 CFS ALLOWABLE" 
RESUlu 
llflOOO PROTECTION REDUCTION PROVIOEO PER COOE SECTION 124-4-4(c}(4}U 

10 YEAR STORN 
Q= 2.41 - 2.50 + 1.1!4 = I. 75 CFS ALLOWABLE RELEASE RA TE FRON SNN srSTEN 
11/0 YEAR RELEASE RATE FRON SNN srSTEN 51/ALL BE LESS Tl/AN I. 75 CFS ALLOWABLE" 
RESUlu 
llflOOO PROTECTION REDUCTION PROVIOEO PER COOE SECTION 124-4-4(c}(4}U 

ESTINATED VOLUNE REQIJIREO TO OETAIN 10 YEAR STORN = 12,000 CF 
DETAILED SNN srSTEN CONPUTATIONS Hill BE PROV/OED HIT/I TllE SITE PLAN. 

5EE 51-/EET 10 fOR VRRN 5PREAD5/-/EET 

5EE 5/-/EET5 IOA I !OB fOR DRAINAGE AREA NAP5 I 5HN CONPUTA TION5 

I llEREBY CERTIFY TllAT 
OTllER TllAN TllE REVISIONS 
SllONN llEREON, NO OTllER 
CllANGES !IA VE BEEN HADE. 
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PER CHAPTER 5 - VIRGINIA SWM HANDBOOK VOLUME II 1. RAINFALL DEPTH (P) FOR FAIRFAX COUNTY = 2.62 IN (1 YR), 3.17 IN (2 YR), 4.87 IN (10 YR) 2. SOILS DRAINING TO OUTFALL ARE HYDROLOGIC SOIL GROUP "D"     (SEE THIS SHEET FOR SOILS MAP) 3. WEIGHTED CN FOR GOOD FORESTED CONDITION FOR SOIL GROUP "D" = 77 4. TOTAL AREA DRAINING TO OUTFALL #1 IN EXISTING CONDITION = 1.58 ACRES 5. S = (1000/CN) -10 = (1000/77) - 10 = 2.99 1 YEAR: 6. RUNOFF Q = ((P-.2S)^2)/(P + .8S) = ((2.62 - .2(2.99))^2)/(2.62 + .8(2.99)) = 0.82 IN 7. RUNOFF VOLUME = RVf = AREA*RUNOFF Q = 1.58 AC * (0.82 IN(1 FT/12 IN)) = 0.108 AC-FT 2 YEAR: 6. RUNOFF Q = ((P-.2S)^2)/(P + .8S) = ((3.17 - .2(2.99))^2)/(3.17 + .8(2.99)) = 1.19 IN 7. RUNOFF VOLUME = RVf = AREA*RUNOFF Q = 1.58 AC * (1.19 IN(1 FT/12 IN)) = 0.157 AC-FT 10 YEAR: 6. RUNOFF Q = ((P-.2S)^2)/(P + .8S) = ((4.87 - .2(2.99))^2)/(4.87 + .8(2.99)) = 2.51 IN 7. RUNOFF VOLUME = RVf = AREA*RUNOFF Q = 1.58 AC * (2.51 IN(1 FT/12 IN)) = 0.331 AC-FT
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REASON FOR THE ADDENDUM 
 
The applicant, Pulte Home Corporation, continues to request rezoning of approximately 
1.58 acres from the I-4 (Medium Intensity Industrial) District to the R-30 (Residential, 
30 dwelling units/acre) District to permit the development of 44 multi-family dwelling 
units at a density of 27.8 dwelling units per acre (du/ac). Twelve of the units will be in a 
stacked townhouse (2-over-2) format and 32 units will be in a multi-family building.  
 
Subsequent to the Planning Commission public hearing on September 29, 2016 and 
decision on October 5, 2016, the applicant has revised the open space tabulations 
on Sheet 1A to indicate that the application provides 25 percent open space, where 
previously the tabulation indicated that 19 percent would be provided. No 
modifications have been made to the layout; rather the calculations have been 
revised based on the gross site area after the proposed right-of-way dedication. The 
Generalized Development Plan (GDP) titled, “The Lofts at Reston Station” was 
prepared by LDC, and consists of 24 sheets dated February 2015, as revised 
through October 14, 2016, a reduced copy of which is included at the front of this 
report. 
 
Revisions to the Proffers (Attachment 1) 
 
The applicant has submitted proffers dated October 17, 2016, with the following 
revisions as compared to the proffers dated September 13, 2016 which were 
included in the Staff Report: 
 

• Proffer 1 – The date of the GDP has been updated. 
• Proffer 9B – The provision regarding the vacation of existing easements has 

been revised to add a timing of prior to final bond release. The statement that 
the applicant shall have no obligation to get Michael Faraday Drive accepted 
as a public street has been modified to state that the applicant shall cooperate 
in such efforts. 

• Proffer 10B – The same revisions as stated above for Proffer 9B regarding 
Michael Faraday Drive have been made to this proffer regarding Reston 
Station Boulevard. 

• Proffer 13 – The contribution amount for the Reston Road Fund has been 
inserted as not to exceed $2,288 per dwelling unit. 

 
 
ANALYSIS 
 
Open Space 
 
The minimum open space standard for the R-30 District is 40 percent, or 26 percent for 
developments under the affordable dwelling unit standards, which includes the provision 
of Workforce Dwelling Units. The Zoning Administration Division has interpreted that the 
gross area for the purpose of calculating open space is based on the total area of the 
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application property after deduction of the area to be dedicated for public right-of-way. 
Par. 6 of Sect. 2-309 states that no open space credit shall be given for lands which are 
included in or reserved for the right-of-way of any street. Therefore, while no credit 
would be given for the area to be dedicated, including the landscape amenity panel, 
neither would it be included in the site area for the purpose of calculating the minimum 
required open space. The applicant has revised the open space calculations based on 
this interpretation to indicate that the application provides 25 percent open space. The 
applicant has stated that the gross area of the site after right-of-way dedication for 
Reston Station Boulevard and Michael Faraday Drive would be 53,078 square feet, 
resulting in a requirement for 13,800 square feet of open space. The applicant proposes 
to provide 13,260 square feet of open space. Staff acknowledges that the reduction of 
540 square feet is not a substantial amount; however, as the layout has not been 
modified, our concern regarding the quality of site design as it relates to the location and 
configuration of the open space remains outstanding.  
 
The Comprehensive Plan stresses the importance of urban parks in the Reston area. 
The Wiehle Station Transit Oriented Development District recommendations state that 
“redevelopment should integrate urban parks that are linked by the new street grid to 
provide places for people of all ages to walk and enjoy outdoor spaces.”1 The Transit-
Oriented Development guideline for open space states that development should 
“provide publicly-accessible, high-quality, usable open space. Urban parks and open 
space contribute to a development’s sense of place and are integral amenities offered 
to residents, workers and shoppers. Transit-oriented development plans should provide 
amenities such as public gathering spaces, civic focal points, plazas and open green 
space and offer a variety of activities such as dining, casual games and recreation, 
performances, visual arts and special events. These spaces should be accessible to the 
larger community as well as the immediate transit-oriented development area."2 In 
staff’s opinion, the open space is poorly located and not inviting from the public street 
system and would therefore not serve its intended function as publicly-accessible open 
space, and does not fulfill the objectives of the Comprehensive Plan. 
 
Proffers 
 
The proposed minor revisions to Proffers 9B and 10B are in response to staff 
suggestions. Proposed Proffer 13 for the Reston Road Fund is consistent with the 
language recently reviewed by the Planning Commission for other applications in the 
vicinity and $2,288 represents the highest contribution amount currently under 
consideration.  
 
 
 
 

                                                           
1 Fairfax County Comprehensive Plan, Area III, Reston, 2013 Edition, as amended through 
October 20, 2015, pages 153 – 154. 
2 Fairfax County Comprehensive Plan, Policy Plan, Land Use Appendix 11, Guidelines for Transit-
Oriented Development, as amended through April 29, 2014, page 38. 
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Trash and Recycling System 
 
The applicant provided a letter and an exhibit on October 5, 2016 which clarified the 
trash and recycling collection procedure. The exhibit shows that a garbage truck could 
park without blocking the entrance to the multi-family building or impeding circulation on 
the alleyway. The applicant has indicated that collection would occur twice weekly and 
would likely take 15 to 20 minutes. The additional information presented is helpful to 
illustrate the extent to which trash and recycling collection would impact on-site 
circulation. Based on this information, it appears that vehicles would not be able to enter 
or exit units 7 and 8 for up to 20 minutes, twice weekly. 
 

 
  
In lieu of a central dumpster, the applicant has requested a modification of 
Sects. 10-0303.2 and 10-0306 of the Public Facilities Manual regarding the provision of 
a recycling system for their residents as well as the design standards and guidelines for 
trash and recycling. Staff recognizes that the impacts to site circulation are limited to 
units 7 and 8; however, we continue to recommend that the applicant reconsider the 
layout to provide for a trash and recycling collection procedure that would not result in 
adverse impacts to circulation. 
 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
Although the revised open space tabulations and information regarding trash and 
recycling collection are helpful, the applicant has not revised the site design and staff’s 
concerns remain outstanding. The layout could be revised in various ways to provide for 

Figure 1 – Vehicle Access Exhibit 
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publicly-accessible, high-quality, usable open space and a convenient trash and 
recycling system. Staff concludes that the application as proposed is not in 
conformance with the Comprehensive Plan and all applicable Zoning Ordinance 
provisions. As discussed in the Staff Report dated September 13, 2016, staff does not 
support the requested waivers of the minimum district size and open space 
requirements of the Zoning Ordinance, nor the modification of the trash and recycling 
system standards of the Public Facilities Manual. 
 
Recommendations 
 
Staff recommends denial of RZ 2015-HM-005, as proposed. However, if it is the 
Board’s intent to approve RZ 2015-HM-005, staff recommends that such approval be 
subject to the execution of proffers consistent with those contained in Attachment 1. 
 
If it is the Board of Supervisors’ intent to approve RZ 2015-HM-005 as proposed, it 
should be subject to approval of the following waivers and modifications: 
 
• Waiver of the minimum district size of 3 acres, pursuant to Section 3-3006 of the 

Zoning Ordinance, to permit a district size of 1.58 acres.   
 

• Modification of the minimum front yard requirement of 15 feet and 20o angle of bulk 
plane, pursuant to Section 3-3010 of the Zoning Ordinance, to permit 8 feet and 
8o angle of bulk plane. 
 

• Modification to permit encroachments into the minimum front yard, pursuant to 
Paragraph 1C of Section 2-412 of the Zoning Ordinance to within 2 feet of the 
property line. 
 

• Modification of the minimum open space requirement of 26 percent, pursuant to 
Section 3-3010 of the Zoning Ordinance, to permit 19 percent open space. 
 

• Waiver of the loading requirement of 2 spaces, pursuant to Section 11-202 of the 
Zoning Ordinance. 
 

• Modification of the design standards and guidelines for trash and recycling, pursuant 
to Sections 10-0303.2 and 10-0306 of the Public Facilities Manual to permit the 
storage of containers within garages as shown on the Generalized Development 
Plan. 
 

• Deviation from the tree preservation target pursuant to Section 12-0508 of the Public 
Facilities Manual. 

 
 
It should be noted that it is not the intent of the 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 
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standards. The approval of this application does not interfere with, abrogate or annul 
any easements, covenants, or other agreements between parties, as they may apply 
to the property subject to this application. 

 
It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
 
ATTACHMENT: Proffers dated July 7, 2015, revised October 17, 2016 
 



ATTACHMENT 1



stormwater management, roads, parking, and landscaping) of the owner(s) (and 
their successors and assigns), including the fulfillment of these Proffers. If 
recorded or established, the declaration and/or UOA documents shall identify the 
maintenance or proffer obligations that will or are expected to fall principally on 
the owners or residents of any residential units. Such obligations shall be 
disclosed to the owners/residents in accordance with the terms of this proffer. 

B. Homeowner and Condominium Owners' Association. In the event any of the 
residential units are held for sale, the Applicant shall cause either a homeowners 
association and/or a condominium owners association ("HONCOA") to be 
formed for the residential units. If a declaration is recorded and/or a UOA is 
established for the Property, the HONCOA shall be a member of the declaration 
and/orUOA. 

C. Disclosures. The declaration establishing any UONHONCOA on the Property 
(including budgets provided in any offering or sale materials) shall specify the 
proffer and maintenance conditions and obligations set forth in these Proffers. 
Purchasers shall be advised in writing of these proffer conditions and obligations 
prior to entering into a contract of sale. 

D. Additional Associations. In addition to the UOA/HONCOAs described above, 
the Applicant may join any existing associations, record any additional 
declarations, and/or establish any additional associations as may be deemed 
necessary or desirable by the Applicant. 

NOISE ATTENUATION 

6. Noise Attenuation. The Applicant shall provide an acoustical analysis at the time of site 
plan submission that evaluates existing and future traffic and noise sources at least twenty-five 
(25) years into the future. Phasing of the Proposed Development and the proposed final site 
topography and conditions as shown on the site plan (rather than existing topography and 
conditions) should be a factor included in the acoustical analysis. The acoustical analysis shall 
be submitted to the Environment and Development Review Branch ("EDRB") of the Department 
of Planning & Zoning ("DPZ") and to the Department of Public Works & Environmental 
Services ("DPWES") for review. If the acoustical analysis concludes that new residential units 
will be affected by noise levels that require mitigation as described below, then the noise 
contours shall be shown on the site plan to ensure that the appropriate noise mitigation is 
provided for the affected residential units, and the affected units and appropriate mitigation 
measures shall be identified on the building plans. 

117543643 v20 

1. In order to reduce interior noise to a level of approximately 45 dBA Ldn, 
residential units anticipated by the acoustical analysis to be impacted by 
highway related noise having levels projected to be between 65 and 70 
dBA Ldn, shall be constructed with the following acoustical measures: 

a. Exterior walls shall have a laboratory sound transmission class 
("STC") rating of at least 39; 
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b. Doors and glazing shall have a laboratory STC rating of at least 28 
unless glazing constitutes more than 20% of any fa9ade exposed to 
noise levels of65 to 70 dBA Ldn; 

c. If glazing constitutes more than 20% of an exposed fa9ade, then 
the glazing shall have a laboratory STC rating of up to 39 as 
dictated by the percentage of glazing; and 

d. All surfaces should be sealed and caulked in accordance with 
methods approved by the American Society for Testing and 
Materials ("ASTM") to minimize sound transmission. 

11. In order to reduce interior noise to a level of approximately 45 dBA Ldn, 
residential units anticipated by the acoustical analysis to be impacted by 
highway related noise having levels projected to be greater than 70 dBA 
Ldn, shall be constructed with the following acoustical measures: 

a. Exterior walls shall have a laboratory STC rating of at least 45; 

b. Doors and glazing shall have a laboratory STC rating of at least 37 
unless glazing constitutes more than 20% of any fayade exposed to 
noise levels above 70 dBA Ldn; 

c. If glazing constitutes more than 20% of an exposed fayade, then 
the glazing shall have a laboratory STC rating of up to 45 as 
dictated by the percentage of glazing; and 

d. All surfaces shall be sealed and caulked in accordance with 
methods approved by the ASTM to minimize sound transmission. 

111. The Applicant shall provide noise attention measures as determined 
necessary based on the acoustical analysis to ensure that highway related 
noise shall not exceed 65 dBA Ldn in the outdoor recreation areas within 
the Property. 

PARKING 

7. Zoning Ordinance Parking and Loading Requirements. Parking shall be provided in 
accordance with the parking requirements of Article 11 of the Fairfax County Zoning Ordinance, 
as determined by DPWES, for the uses within the Proposed Development or as modified by the 
Board of Supervisors. 

8. Future Parking Reductions. The Applicant may pursue a parking reduction for the 
Proposed Development, as may be permitted by Article 11 of the Fairfax County Zoning 
Ordinance and approved by the Board of Supervisors. 

3 
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TRANSPORTATION 

9. Michael Faraday Drive. 

A. Temporarv Public Access Easement. As part of the first site plan approval for the 
Proposed Development, the Applicant shall grant to the Board of Supervisors a 
temporary public access easement, in a form acceptable to the County Attorney, 
in the location shown as "Prop. Temp. Public Access Esm't. and Dedication -
Area A" on Sheet 3 of the GDP, provided the Applicant has not already dedicated 
such area to the Board of Supervisors in fee simple in accordance with Proffer 9 .B 
below. Such temporary public access easement shall terminate automatically 
upon the dedication of the area of such easement to the Board of Supervisors in 
fee simple in accordance with Proffer 9 .B below. 

B. Right-of-Way Dedication. Upon the written request of the County, the Applicant 
shall dedicate the right-of-way shown as "Prop. Temp. Public Access Esm't. and 
Dedication - Area A" on Sheet 3 of the GDP in fee simple to the Board of 
Supervisors for public street purposes. The Applicant shall use good faith efforts 
to pursue the vacation of the existing private ingress-egress easements recorded in 
Deed Book 2531, at Page 199, Deed Book 3006, at Page 605, and Deed Book 
4775, at Page 139, prior to such right-of-way dedication to the Board of 
Supervisors and final bond release for the Proposed Development. The Applicant 
shall maintain such dedicated right-of-way area up to and until the time such 
portion of Michael Faraday Drive is accepted by VDOT as a public street. The 
Applicant shall cooperate in efforts by others to obtain VDOT acceptance of such 
portion of Michael Faraday Drive as a public street, provided that the Applicant 
shall not have the obligation to obtain acceptance by VDOT. 

C. Construction of Half-Section of Michael Faraday Drive. The Applicant shall 
construct a one-half section of Michael Faraday Drive and the associated 
streetscape elements as shown on Sheet 3 of the GDP prior to the issuance of the 
first Residential Use Permit ("RUP") for the Proposed Development. Such one­
half section shall consist of the pavement (but not any striping) for one-half of a 
center tum lane (5.5 feet), one travel lane (11 feet), one bike lane (5 feet), and one 
on-street parking lane (8 feet) for a total of 29.5 feet from the centerline of 
Michael Faraday Drive to the curb as shown on Sheet 4 of the GDP. Such 
streetscape elements shall consist of a landscape amenity panel (8 feet), a concrete 
sidewalk (8 feet), and a building zone (8 feet) for a total of 24 feet from the edge 
of pavement to the face of the adjacent residential building as shown on Sheet 4 
of the GDP. 

10. Reston Station Boulevard. 

A. Temoorarv Public Access Easement. As part of the first site plan approval for the 
Proposed Development, the Applicant shall grant to the Board of Supervisors a 
temporary public access easement in the location shown as "Prop. Temp. Public 
Access Esm't. and Dedication - Area B" on Sheet 3 of the GDP, provided the 
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Applicant has not already dedicated such area to the Board of Supervisors in fee 
simple in accordance with Proffer 10.B below. Such temporary public access 
easement shall terminate automatically upon the dedication of the area of such 
easement to the Board of Supervisors in fee simple in accordance with Proffer 
10.B below. 

B. Right-of-Way Dedication. Upon the written request of the County, the Applicant 
shall dedicate the right-of-way shown as "Prop. Temp. Public Access Esm't. and 
Dedication - Area B" on Sheet 3 of the GDP in fee simple to the Board of 
Supervisors for public street purposes. The Applicant shall use good faith efforts 
to pursue the vacation of the existing private ingress-egress easements recorded in 
Deed Book 2531, at Page 199, Deed Book 3006, at Page 605, and Deed Book 
4775, at Page 139, prior to such right-of-way dedication to the Board of 
Supervisors and final bond release for the Proposed Development. The Applicant 
shall maintain such dedicated right-of-way area up to and until the time such 
portion ofReston Station Boulevard is accepted by VDOT as a public street. The 
Applicant shall cooperate in efforts by others to obtain VDOT acceptance of such 
portion ofReston Station Boulevard as a public street, provided that the Applicant 
shall not have the obligation to obtain acceptance by VDOT. 

C. Construction of Reston Station Boulevard. The Applicant shall obtain an 
agreement with the owner of Tax Map 18-3 ((6)) 6, and subject to such agreement 
the Applicant shall construct the full section of Reston Station Boulevard and the 
associated streetscape elements as shown on Sheet 3 of the GDP prior to the 
issuance of the first Residential Use Permit ("RUP") for the Proposed 
Development. Such full section shall consist of the pavement and striping for one 
on-street parking lane (11 feet), one bike lane (6 feet), two travel lanes (11 feet 
each), one bike lane (5 feet), and one on-street parking lane (8 feet) for a total of 
52 feet from curb to curb as shown on Sheet 4 of the GDP. Such streetscape 
elements shall consist of a landscape amenity panel (8 feet), a concrete sidewalk 
(8 feet), and a building zone (8 feet) for a total of 24 feet from the edge of 
pavement to the face of the adjacent residential building along the north side of 
Reston Station Boulevard as shown on Sheet 4 of the GDP. The landscape 
amenity panel, sidewalk, and building zone along the south side of Reston Station 
Boulevard shall be provided by others. 

11. Easterly Road. 

A. Private Street with Public Access Easement. As part of the first site plan approval 
for the Proposed Development, the Applicant shall grant to the Board of 
Supervisors a public access easement in the location shown as "Prop. Public 
Access Esm't-Area C" as shown on Sheet 3 of the GDP. 

B. Construction of Easterly Road. The Applicant shall construct the road along the 
eastern frontage of the Property and the associated streetscape as shown on Sheet 
3 of the GDP prior to the issuance of the first RUP for the Proposed Development. 
Such road section shall consist of one travel lane (10 feet) in each direction for a 
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total of 20 feet as shown on Sheet 3 of the GDP. Prior to the issuance of the first 
RUP for the Proposed Development, the Applicant shall install signs at both the 
northern and southern ends of the Easterly Road indicating that the road will 
connect in the future. 

C. Easement for Future Construction. Upon the written request of the County, the 
Applicant shall grant to the Board of Supervisors a temporary construction 
easement in the location shown as "Prop. Public Access Esm 't - Area C" on 
Sheet 3 of the GDP for the purpose of allowing the future construction of 
improvements to the road along the eastern frontage of the Property by others. 

12. Intemarcel Access Easements. As part of the first site plan approval for the Proposed 
Development, the Applicant shall grant interparcel access easements, including ancillary grading 
and temporary construction easements, to the owner of the property identified on the Fairfax 
County Tax Map as 18-3 ((6)) 4 for a connection to the road along the eastern frontage of the 
Property and a connection to the internal driveway within the interior of the Property as shown 
on Sheet 3 of the GDP. 

13. Reston Road Fund Contribution. The Applicant shall provide a contribution not to 
exceed $2,288 for each residential unit constructed on the Property based on the contribution 
rates established by the Board of Supervisors for the Reston Transportation Fund. The 
contribution shall be paid prior to the issuance of the first RUP for each residential building 
based on the actual number of residential units in each building. Should the Board of Supervisors 
approve a lesser per unit transportation contribution then that listed in this proffer, the Applicant 
shall be permitted to reduce its contribution to match the rate approved by the Board. The 
Applicant shall receive and deduct such credits against the contributions that would otherwise be 
due to the Reston Transportation Fund in keeping with the Guidelines for the Reston 
Transportation Fund to be approved by the Board of Supervisors. 

14. Traffic Signal Contribution. Prior to the issuance of the first RUP for the Proposed 
Development, the Applicant shall contribute $44,478 to Fairfax County toward the anticipated 
costs ($300,000) associated with the future installation by others of a traffic signal at the 
intersection ofReston Station Boulevard and Michael Faraday Drive. 

15. Streetscapes. Streetscaping shall be installed as conceptually illustrated on Sheets 3 and 
7 of the GDP. Streetscape elements shall include: a landscape amenity panel located 
immediately behind the face of curb; a pedestrian sidewalk adjacent to the landscape amenity 
panel; and a building zone between the pedestrian sidewalk and the face of the building( s) that is 
designed to allow access to the building, steps, stoops, and/or additional landscaping. Streetscape 
elements may be adjusted at the time of site plan approval provided the quality of the streetscape 
and minimum sidewalks are consistent with that shown on Sheets 3 and 7 of the GDP. 

A. Street Trees. Tree planting sites are set forth on Sheet 7 of the GDP, subject to 
revisions as may be approved at site plan review by the UFMD or necessitated by 
providing bus stop shelters, clear zone requirements, etc. The Applicant shall 
retain the services of a certified landscape architect, certified arborist or 
Registered Consulting Arborist to monitor the design and inspect the planting of 
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the street trees and shall notify UFMD in writing or by electronic mail no later 
than three business days prior to tree pit construction to allow for County 
inspection. 

B. Utility Locations. Utilities, including, but not limited to water, sanitary sewer and 
storm sewer utility lines shall, to the maximum extent feasible, be installed in 
locations that do not conflict with the landscaped open space areas and streetscape 
elements shown on the GDP as determined by UFMD. If there is no other option, 
utilities may be placed within open space or streetscape areas provided that the 
long-term health of trees and other plantings is ensured by the provision of 
sufficient soil volume as determined by the UFMD. 

C. Sight Distance Considerations. Sight distance requirements have been provided 
on the GDP so as to identify and avoid conflicts with street tree locations. If 
determined at the time of site plan review that street tree locations conflict with 
sight distance requirements, the Applicant shall investigate whether limited 
pruning or minor adjustments to the locations of street trees will alleviate sight 
distance concerns. In the event the Virginia Department of Transportation 
("VDOT") does not approve the tree locations even after the changes anticipated 
above, the Applicant shall be permitted to relocate the affected street tree without 
the need for confirmation from DPZ, subject to approval by UFMD. 

D. Maintenance. The Applicant, or any successor associations or equivalent once 
established, shall maintain and replace in kind all pedestrian realm elements 
within the Property. The pedestrian realm includes all areas between the back of 
curb and the back of the building zone whether located within the public right-of­
way or on private land with public access easements. The Applicant shall enter 
into the appropriate agreement, in a form approved by the Office of the County 
Attorney, with the County (or other public entity, as needed) to permit the 
Applicant to perform such maintenance. Neither the Applicant nor any successor 
associations or equivalent shall be required to repair or restore any elements of the 
pedestrian realm within publicly-owned areas that are damaged by public 
contractors, or permittees that are not acting under the direct authority of the 
Applicant. 

16. Bus Shelter Location. A bus stop/shelter location shall be evaluated for feasibility at the 
time of site plan approval in consultation with FCDOT along either the Michael Faraday Drive 
or Reston Station Boulevard frontage of the Property. The bus stop/shelter location may 
necessitate adjustments to street tree locations and other street furnishings from that shown on 
the GDP which shall be accommodated without the requirement for a PCA or an amendment to 
the GDP. 

17. Bicycle Parking. As part of the first site plan approval for the Proposed Development, 
the Applicant shall designate on the site plan and install secure bicycle storage in locations 
convenient to the residential units. Such bicycle parking shall consist of one (I) long-term 
bicycle parking space for every three (3) residential units, or portion thereof, and one(!) short­
term bicycle parking space for every 25 residential units, or portion thereof. Short-term bicycle 
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parking shall be located at a convenient location for visitors. Long-term bicycle parking shall be 
in a secure location such as a bicycle room, cage, locker, or other secure parking facility 
approved by FCDOT. 

18. Transportation Demand Management Association. For the purpose of promoting 
alternatives to single-occupant vehicle ("SOV") travel, if a future transportation demand 
management association ("TDMA") is established for the properties accessing Reston Station 
Boulevard and Michael Faraday Drive, the Applicant and/or the successor HOA shall reasonably 
participate in or otherwise become associated with such TDMA. This obligation is subject to the 
applicable costs related to participation in the TDMA being allocated on a per unit pro-rated 
basis for residential units and being no greater than that imposed on similar ownership based 
HOAs that are also part of the same TDMA and subject to a further showing that the costs 
associated with the TDMA do not umeasonably limit the HOA's ability to perform its 
obligations as defined by these proffers or the applicable law. The Applicant and/or successor 
HOA's participation in the TDMA is anticipated to enhance the TDMA's efforts to reduce SOV 
travel within the TDMA area. The Applicant and/or successor HOA shall participate in TDMA 
efforts to identify and implement SOV trip reduction initiatives inclusive of the Application 
property. Should a TDMA be formed, they will be encouraged to join the Dulles Area 
Transportation Association (DATA) to further assist with and enhance SOV trip reduction 
efforts. The Applicant and/or successor HOA shall include these membership costs in the cost of 
the TDMA, subject to the cost allocation provisions discussed above. Participation in a future 
TDMA shall not subject the HOA or its individual members/owners to monetary penalties, if 
any, for non-compliance with the requirements of the TDMA. 

PUBLIC ART 

19. Public Art. The Applicant shall provide public art within the Property as part of the 
Proposed Development in consultation with the Initiative for Public Art - Reston ("IP AR"). The 
Applicant shall coordinate with IP AR to obtain its recommendations regarding the options for 
the Applicant's provision of public art, the type of public art to be provided, and the location of 
the public art within the Property. Following such consultation, the Applicant shall make the 
final determination regarding any public art to be provided within the Property. The Applicant 
shall provide the public art prior to the issuance of the first RUP for the second residential 
building for which the Applicant requests RUPs. 

LANDSCAPING 

20. Landscape Plan. The Applicant shall implement the landscape design for the Proposed 
Development shown on Sheet 7 of the GDP (the "Overall Landscape Plan"), which illustrates the 
plantings and other features to be provided with the Proposed Development. The Overall 
Landscape Plan is conceptual in nature and may be modified by the Applicant as part of final 
engineering and building design, provided that such modifications provide a similar quality of 
landscaping as that shown on the Overall Landscape Plan and the GDP, as determined by the 
Urban Forest Management Division ofDPWES ("UFMD"). 

A. Native Species. The Applicant shall use native species to the extent practicable 
throughout the Proposed Development, provided that the Applicant reserves the 
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right, in consultation with and approval by UFMD, to modify as part of site plan 
approval for each building the exact species to be used, such as where some plant 
materials are not available or have been deemed by UFMD to no longer be 
appropriate. 

B. Site Plan(s). As part of the initial site plan submission for the Proposed 
Development, the Applicant shall submit to UFMD for review and approval a 
detailed landscape and tree cover plan (the "Landscape Plan"), which shall 
include, among other things: 

1. Irrigation information, if provided; 

11. Design details for tree wells or grates and other similar planting areas 
above structures and along streets; 

111. Composition of the planting materials used for street trees or where 
plantings are to be located within or on top of structures and other 
methods to be used to ensure the viability of the proposed plantings; and 

1v. Information demonstrating that the Landscape Plan is consistent with the 
SWM Plan defined in Proffer 21. 

C. Planting Qualitv. The Landscape Plan shall be consistent with the quality and 
quantity of plantings and materials shown on the Overall Landscape Plan of the 
GDP and may include the use of additional shade trees and other plant materials 
as determined by the Applicant. Where groundcover is shown to be planted in the 
landscape amenity panels along Michael Faraday Drive and Reston Station 
Boulevard, this shall include vegetation of varying heights and species including 
low shrubs of 18 inches to 24 inches, ornamental grasses, and herbaceous 
perennials. The Applicant may adjust the type and location of vegetation and the 
design of the open spaces, courtyard areas and streetscape improvements and 
plantings as approved by UFMD, provided such adjustments otherwise are in 
substantial conformance with the GDP. 

D. Planting Strips. The Applicant shall install street trees consistent with the 
Streetscape plans included on Sheet 8 of the GDP. For trees not planted within an 
8-foot wide minimum planting area, or that do not meet the minimum planting 
area required by the PFM, the Applicant shall provide details for alternative 
designs showing how the proposed planting spaces will provide for normal tree 
growth and performance by installing an equivalent solution acceptable to UFMD 
to meet the following specifications: 
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1. A minimum of 6 feet open surface width and 48 square feet open surface 
area. 

11. Rooting area a mm1mum of 8 feet wide, which can be achieved in 
instances where open surface area width is less than 8 feet by providing 
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suitable rooting area below paved surfaces using methods that do not 
require soil compaction for structural purposes such as structural cells. 

m. Soil volume for Category III or IV trees (as indicated in Table 12.17 of the 
Public Facilities Manual) shall be a minimum of 700 cubic feet per tree for 
single trees. For two trees planted in a contiguous planting area, a total 
soil volume of at least 1,200 cubic fe.et shall be provided. For three trees 
or more planted in a contiguous area, the soil volume shall equal at least 
500 cubic feet per tree. 

1v. Planting spaces shall provide 36-48 inches of soil depth. The specified 
minimum soil depth shall be 36-48 inches within a 4-foot radius from the 
base of the tree. Beyond four feet from the base of the tree, the soil depth 
may be less, provided soil volume requirements are met. 

v. Planting spaces shall be interconnected to the furthest extent feasible. 

v1. Soil in planting sites shall be as specified in planting notes to be included 
in site plans reviewed and approved by Urban Forest Management. 

The Applicant shall provide notice to UFMD not less than five ( 5) business days 
prior to the Applicant's implementation of the tree planting spaces to permit 
UFMD to verify the proper installation and planting of trees in conformance with 
the approved site plan. At such time, the Applicant also shall provide UFMD 
written documentation demonstrating that the materials and methods used satisfy 
the requirements of the plan and verifying that the contractors performing the 
work are licensed as may be required by the manufacturer. Following installation 
and no later than final bond release for the site plan for which this proffer is 
applicable, the Applicant shall provide written confirmation from a certified 
arborist and/or landscape architect verifying installation of trees by a licensed 
contractor consistent with the requirements of this proffer. 

E. Open Space Designs. As part of final engineering and design, and subject to 
review and approval by UFMD, the Applicant may elect to modify the designs of 
the various open space areas from the designs shown on Sheet 7 of the GDP, 
provided that such modifications offer a similar quality of design and quantity of 
plantings and materials as those shown on the GDP and are in accordance with 
Section 18-204 of the Zoning Ordinance. 

F. Fire Marshal Review. If it is determined during site plan review that elements of 
the streetscape improvements and plantings, as well as any elements of the open 
space designs, conflict with subsequent comments from the Fire Marshal, the 
Applicant shall first make efforts to obtain the Fire Marshal's approval by making 
minor adjustments to such elements. If the Fire Marshal does not approve such 
adjustments, the Applicant may be permitted to make minor modifications to 
relocate, remove, or modify the conflicting elements of the streetscape 
improvements, plantings, and/or the open space designs, subject to approval by 

10 
117543643 v20 



the Zoning Administrator m accordance with Section 18-204 of the Zoning 
Ordinance. 

G. Landscape Planting Pre-Installation Meeting. Prior to the installation of any 
plants to meet the requirements of the approved landscape plan, the Applicant 
shall coordinate a pre-installation meeting on the Property with the landscape 
contractor and UFMD staff. Any proposed changes to the planting locations, 
tree/shrub planting sizes, and species substitutions shown on the approved 
landscape plan shall be reviewed and must be approved by UFMD prior to 
planting. The installation of plants not approved by UFMD staff may require the 
submission of a revision to the landscape plan or removal and replacement with 
approved trees/shrubs prior to bond release. 

H. Mitigation of Soil Compaction. Soil in planting areas that have been previously 
compacted shall be properly prepared (tilled and amended as needed based on soil 
samples) to a depth of one foot prior to installation of landscape material. 
Specifications for alleviating soil compaction in planting areas shall be provided 
on the landscape plan. 

STORMWATER MANAGEMENT 

21. Stormwater Management. As part of site plan approval for the Proposed Development, 
the Applicant shall demonstrate that the Proposed Development will meet applicable Fairfax 
County Public Facilities Manual ("PFM") requirements for stormwater quantity and stormwater 
quality in effect at the time of the approval of this Application. The site plan shall include 
strategies for addressing both water quantity and water quality management issues, including 
detailed mitigation measures to be implemented as part of construction. The Applicant shall 
construct storm water quantity and quality measures in accordance with the site plan (and each 
subsequent revision thereto) with the Proposed Development, such that the runoff reductions 
outlined below shall be achieved. 

A. Stormwater Management Goals. Using a series of infiltration facilities and/or 
structural and non-structural stormwater management and/or Best Management 
Practices ("BMP") facilities, the Applicant shall demonstrate the Proposed 
Development's conformance with applicable PFM requirements for stormwater 
quantity and stormwater quality in effect at the time of the approval of this 
Application. 

B. Maintenance Responsibility. Prior to site plan approval for the Proposed 
Development, the Applicant shall execute an agreement with the County in a form 
satisfactory to the County Attorney (the "SWM Agreement") providing for the 
perpetual maintenance of all stormwater management facilities that are part of the 
Proposed Development ("SWM Facilities"). The SWM Agreement shall require 
the Applicant (or its successor UOA/HOA/COA) to perform regular routine 
maintenance of the SWM Facilities and to provide a maintenance report annually 
to the Fairfax County Maintenance and Stormwater Management Division of 
DPWES, provided DPWES requests such a maintenance report. The SWM 
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Agreement also shall address easements for County inspection and emergency 
maintenance of the SWM Facilities to ensure that the facilities are maintained by 
the Applicant in good working order. 

C. SWM Maintenance Fund. Prior to site plan approval for the Proposed 
Development, the Applicant shall establish an account (the "SWM Maintenance 
Account") to be used for the ongoing maintenance of the SWM Facilities located 
on or serving the Property. The SWM Maintenance Account shall be an interest 
bearing account held by a financial institution authorized to do business in the 
Commonwealth of Virginia. As applicable, a line item for ongoing maintenance 
of the SWM Facilities shall be included in the budget of any UOA/HOA/COA 
established for the Proposed Development, and the fees collected for such 
purposes by the UOA/HOA/COA shall be deposited in the SWM Maintenance 
Account annually. The association documents that establish and control the 
UOA/HOA/COA shall provide that the SWM Maintenance Account shall not be 
eliminated as a line item in the UOA/HOA/COA budget, and that funds in the 
SWM Maintenance Account shall not be utilized for purposes other than to fund 
the maintenance of the SWM Facilities. Prior to issuance of first RUP for the 
Proposed Development, the Applicant shall make an initial contribution to the 
SWM Maintenance Account in an amount equal to the estimated cost for the 
residential units' maintenance responsibility for the first 20 years of the facilities, 
based on cost data for the facilities, as established by the UOA/HOA/COA budget 
and approved by DPWES using the U.S. Environmental Protection Agency's 
Urban Stormwater Data Summary. Thereafter, the SWM Maintenance Account 
shall be funded through pro-rata assessments of the owners of the Proposed 
Development as set forth in the UOA/HOA/COA documents, as applicable. 

D. SWM Replacement Fund. Prior to site plan approval for the Proposed 
Development, the Applicant shall establish an account (the "SWM Replacement 
Account") to be used as an escrow account for the eventual replacement of the 
SWM Facilities serving the Property. The SWM Replacement Account shall be 
an interest bearing account held by a financial institution authorized to do 
business in the Commonwealth of Virginia. As applicable, a line item for future 
replacement of the SWM Facilities shall be included in the budget of any 
UOA/HOA/COA(s) established for the Proposed Development, and the fees 
collected for such purposes by the UOA/HOA/COA shall be deposited in the 
SWM Replacement Account annually. The association documents that establish 
and control the UOA/HOA/COA shall provide that the SWM Replacement 
Account shall not be eliminated as a line item in the UOA/HOA/COA budget, and 
that funds in the SWM Replacement Account shall not be utilized for purposes 
other than to fund the replacement of the SWM Facilities. Prior to issuance of 
first RUP for the Proposed Development, the Applicant shall make an initial 
contribution to the SWM Replacement Account in an amount equal to forty 
percent ( 40%) of the estimated replacement cost for the facilities, based on cost 
data for the facilities, as established by the UOA/HOA/COA budget and approved 
by DPWES using the U.S. Environmental Protection Agency's Urban Stormwater 
Data Summary. Thereafter, the SWM Replacement Account shall be funded 
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through pro-rata assessments of the owners of the Proposed Development as set 
forth in the UOA/HOA/COA documents, as applicable. 

PUBLIC SCHOOLS CONTRIBUTION 

22. Public Schools Contribution. Per the Residential Development Criteria Implementation 
Motion adopted by the Board of Supervisors on January 7, 2003, prior to the issuance of the first 
RUP for each residential building within the Proposed Development, the Applicant shall 
contribute $3,818.43 per dwelling unit in such building (based on an assumed rate of 0.325 
students per unit multiplied by $11, 7 49 per new student generated) to the Board of Supervisors 
for transfer to the Fairfax County School Board to be utilized for capital improvements and 
capacity enhancements to schools in the Reston area that serve the Property. Such contribution 
shall escalate in accordance with Proffer 38 below. Prior to the commencement of construction 
for the Proposed Development, the Applicant shall notify the Fairfax County Public Schools of 
the intended construction and anticipated completion date for the Proposed Development. 

ARCHITECTURE 

23. Architectural Design and Building Materials. The character of the architectural design 
and building materials for the Proposed Development shall be in general conformance with the 
elevations shown on Sheets 8 and SA of the GDP. The Applicant reserves the right to adjust the 
average grade elevation and the architectural design details of the residential buildings, 
including, but not limited to, the building materials, articulation, and fenestration, as part of final 
architectural design and engineering without requiring approval of a PCA or GDP, provided (a) 
the maximum building height is not increased, (b) the minimum open space is not decreased, and 
( c) the quality of the architectural design and the quality of the building materials remain in 
general conformance with that shown on the GDP, as determined by the Zoning Administrator. 

PARKS AND RECREATION 

24. On-Site Park. Prior to the issuance of the first RUP for the Proposed Development, the 
Applicant shall install an on-site park area for the use of residents (the "Pocket Park"). The 
Pocket Park shall include landscaping, two (2) hardscape seating areas, a shade trellis, an 
outdoor game table, fitness stations, a bike rack, and a minimum of three (3) benches as shown 
on Sheet 7 of the GDP. As part of site plan approval for the Proposed Development, the 
Applicant shall grant a public access easement for the Pocket Park to Fairfax County as shown 
on Sheet 7 of the GDP. The public access easement shall provide that the Pocket Park shall, at a 
minimum, be open to the general public from sunrise to sunset, provided that the Applicant 
reserves the right to: (i) establish reasonable rules and regulations governing the use of the 
Pocket Park, and (ii) temporarily limit access to the Pocket Park for reasonable periods of time 
for purposes of construction and/or maintenance. 

25. Athletic Field Contribution. To address the Comprehensive Plan's recommendations 
regarding the provision of public facilities and athletic fields in the Transit Station Areas, the 
Applicant shall contribute $143,448.16 to the Fairfax County Park Authority for the development 
of athletic fields in the Reston area. This contribution shall be made prior to issuance of the first 
RUP for the Proposed Development. 
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GREEN BUILDING 

26. Green Building. In order to promote energy conservation and green building techniques, 
the Applicant shall select one of the following programs to be implemented and will inform the 
Environment and Development Review Branch ofDPZ which program the Applicant has chosen 
as part of the first site plan submission for the Proposed Development. 

A. National Green Building Standard. If the Applicant selects the Home Innovations 
Research Lab's 2012 National Green Building Standard ("NGBS"), then the 
Applicant shall seek certification in accordance with the NGBS rating system 
using the Energy Star Qualified Homes path for energy performance, as 
demonstrated through documentation submitted to the Environment and 
Development Review Branch ofDPZ from a home energy rater certified through 
the Home Innovations Research Lab that demonstrates each residential unit has 
attained certification. 

B. LEED for Homes. If the Applicant selects the U.S. Green Building Council 
("USGBC") Leadership in Energy and Environmental Design ("LEED") for 
Homes ("LEED for Homes") rating system, then the Applicant shall pursue 
LEED certification under the most recent version of the LEED for Homes rating 
system, or other applicable LEED rating system as determined in consultation 
with the EDRB, in effect at the time the Applicant registers the project with the 
USGBC. 

117543643 v20 

r. Project Checklist. The Applicant will include, as part of the site plan 
submission and building plan submission, a list of specific credits that the 
Applicant anticipates attaining for the Proposed Development (or portion 
thereof) under the applicable LEED for Homes rating system. A 
professional engineer or licensed architect will provide certification 
statements at both the time of building plan review for the building(s) for 
which certification is sought confirming that the items on the list will meet 
at least the minimum number of credits necessary to attain LEED 
certification of the project. 

ii. LEED-AP. The Applicant will include a LEED accredited professional 
("LEED-AP") as a member of the design team. The LEED-AP shall also 
be a professional engineer or licensed architect, and will work with the 
design team to incorporate sustainable design elements and innovative 
technologies into the project with a goal of having the project attain LEED 
certification. At the time of site plan submission, the Applicant will 
provide documentation to the EDRB demonstrating compliance with the 
commitment to engage such a professional. 

ur. Green Building Escrow. Prior to building plan approval, the Applicant 
shall post, for the applicable building(s), a "Green Building Escrow" in the 
form of cash or a letter of credit from a financial institution acceptable to 
DPWES as defined in the Public Facilities Manual, in the amount of one 
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hundred percent (100%) of the gross square footage for each such 
residential building multiplied by $2 per square foot. This escrow will be 
in addition to, and separate from, other bond requirements and will be 
released upon demonstration of attainment of LEED certification by the 
USGBC under the applicable version of the LEED for Homes rating 
system. The provision to the EDRB of documentation from the USGBC 
that such building has attained LEED certification will be sufficient to 
satisfy this commitment. If the Applicant fails to provide documentation 
to the EDRB demonstrating attainment of LEED certification within three 
(3) years of issuance of the final RUP for such building, the Green 
Building Escrow will be released to Fairfax County and will be posted to a 
fund within the County budget supporting implement of County 
environmental initiatives. 

1v. Release of Green Building Escrow. The Green Building Escrow for each 
building, as applicable, shall be released in accordance with the following: 

a. If the Applicant provides to the EDRB, within three (3) years of 
the issuance of the final RUP for the applicable residential 
building(s), documentation demonstrating that LEED certification 
has been attained, the entirety of the Green Building Escrow for 
such building(s) shall be released to the Applicant. 

b. If the Applicant provides to the EDRB, within three (3) years of 
the issuance of the final RUP for the applicable residential 
building(s), documentation demonstrating that LEED certification 
has not been attained for such building(s) but that the USGBC has 
determined that such building(s) fall(s) within three points of 
attainment of LEED certification, then fifty percent (50%) of the 
Green Building Escrow for such building(s) will be released to the 
Applicant and the other fifty percent ( 50%) will be released to 
Fairfax County to be posted to a fund within the County budget 
supporting the implementation of County environmental 
initiatives. 

c. If the Applicant fails to provide to the EDRB, within three (3) 
years of the issuance of the final RUP for the applicable residential 
building(s), documentation demonstrating that such building(s) 
has/have fallen short of LEED certification by three or fewer 
points, the entirety of the Green Building Escrow for such 
building(s) will be released to Fairfax County and will be posted to 
a fund within the County budget supporting the implementation of 
County environmental initiatives. 

v. Extension of Time. If the Applicant provides documentation from the 
USGBC demonstrating, to the satisfaction of the EDRB, that USGBC 
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completion of the review of the LEED certification application has been 
delayed through no fault of the Applicant, the Applicant's contractors or 
subcontractors, the proffered time frame shall until such time as evidence 
is obtained, and no release of escrowed funds shall be made to the 
Applicant or to the County during the extension. 

C. EarthCraft. If the Applicant selects EarthCraft, then the Applicant shall provide 
documentation to DPZ that the residential building has been awarded certification 
in accordance with the EarthCraft House Program. 

AFFORDABLE/WORKFORCE HOUSING 

27. Affordable Dwelling Units. Unless otherwise exempt pursuant to Section 803 of Part 8 
of Article 2 of the Zoning Ordinance in effect as of the approval date of this Application (the 
"ADU Ordinance"), the Applicant shall provide Affordable Dwelling Units ("ADUs") pursuant 
to the ADU Ordinance. 

28. Workforce Dwelling Units. The Applicant shall provide Workforce Dwelling Units 
("WDUs") consisting of a total of three (3) dwelling units each containing three (3) bedrooms to 
be administered generally as set forth in the "Board of Supervisors' Workforce Dwelling Unit 
Administrative Policy Guidelines" adopted October 15, 2007 (the "Policy Guidelines"), except 
as modified by these Proffers. Where this proffer conflicts with the Policy Guidelines, this 
proffer shall control the administration of the WDU s. 

A. Any ADUs provided pursuant to the ADU Ordinance shall qualify as WDUs for 
the purpose of satisfying the requirement to provide WDUs under this proffer. 

B. The Applicant reserves the right to relocate, at its sole discretion, all or any 
number of the WDUs required by the number of dwelling units which may be 
developed in a particular building to the other building on the Property, as long as 
the requirements of the Policy Guidelines and these Proffers are otherwise 
satisfied. 

C. Notwithstanding the foregoing, if the Board of Supervisors amends the Policy 
Guidelines, the Applicant reserves the right, in its sole discretion, to opt into such 
new policies, in whole or in part, without the need for a PCA and, if the Applicant 
elects to opt into any such new policies, the provisions of this Proffer which relate 
to such new policies shall no longer have any force or effect. 

D. The Applicant reserves the right to enter into a separate binding written agreement 
with the appropriate Fairfax County agency as to the terms and conditions of the 
administration of the WDUs following approval of this Application. Such an 
agreement shall be on terms mutually acceptable to both the Applicant and 
Fairfax County and may occur after the approval of this Application. Neither the 
Board of Supervisors nor Fairfax County shall be obligated to execute such an 
agreement. If such an agreement is executed by all applicable parties, then the 
WDUs shall be administered solely in accordance with such agreement and the 

16 
117543643 v20 



provisions of this proffer shall become null and void. Such an agreement and any 
modifications thereto shall be recorded in the land records of Fairfax County. 

MISCELLANEOUS PROFFERS 

29. Phase I Dulles Rail Tax District Buyout. The approval of this Application will change the 
use of the Property from one that is subject to an annual special improvement tax payable to the 
Phase I Dulles Rail Transportation Improvement District (the "District") to one that is not subject 
to payment of that tax. Pursuant to Virginia Code Ann. §33.2-2107 (2016), the Applicant must 
pay to the County $20,898.87, which is the amount representing the County's estimate of the 
present value of special improvement taxes that would have been payable to the District had the 
Subject Property continued as a use subject to payment of that tax. This payment is due to the 
County from the Applicant within 60 days of the date of this approval. If that payment is not 
made, then the approval of this Application shall be null and void and of no effect, without 
further action by the Board of Supervisors. If at some future time, the Property again becomes 
subject to payment of the special improvement tax to the District, then a portion of the lump sum 
payment may be credited towards the payment of subsequent special improvement taxes for the 
Property in an amount as reasonably determined by the County on a pro rata basis, considering 
the lapse of time that the Property was not so subject to payment of the special improvement tax. 

30. Traffic Signal Preemption. Prior to site plan approval for the Proposed Development, the 
Applicant shall contribute $10,000 to the Capital Project titled Traffic Light Signals - FRD 
Proffers in Fund 300-C30070, Public Safety Construction, for use in the installation of 
preemptive traffic signal devices on traffic signals within the Hunter Mill District, as determined 
by the Fire and Rescue Department and reviewed for approval by VDOT. 

31. Garage Conversion. Any conversion of the two-over-two garages or the use oftwo-over­
two garages that precludes the parking of vehicles and the storage of trash and recycling 
containers within the two-over-two garages is prohibited. Owners of these units shall be 
required to store trash and recycling containers inside their garages, except on collection days. A 
covenant setting forth these restrictions shall be recorded among the land records of Fairfax 
County in a form approved by the County Attorney prior to the sale of any units and shall run to 
the benefit of the HOA/COA and the Board of Supervisors. The covenant shall include the 
following statement: "Please note that for the units subject to this covenant, one of the required 
parking spaces is provided within the garage. Purchasers of these units are advised to review the 
interior dimensions of the garage to determine what size vehicles can be accommodated." These 
restrictions shall be included in the marketing materials for the initial sales of units and disclosed 
in the HOA/COA documents. Prospective purchasers shall be advised of these restrictions, 
including the dimensions of the garage, in writing, prior to entering into a contract of sale for any 
two-over-two unit. 

32. Transformer Location. The Applicant shall provide a transformer to serve the Proposed 
Development in the general location shown on Sheet 3 of the GDP, provided, however, that the 
Applicant may adjust the final location of the transformer as part of site plan approval for the 
Proposed Development in consultation with DPWES. The ultimate location of the transformer 
shall not impede pedestrian facilities. 

17 
117543643 v20 



33. Universal Design. The Applicant shall provide universal design features for a minimum 
of two (2) residential units constructed on the Property, inclusive of any code-required units, 
which shall be provided in the multi-family building. The universal design features shall 
include, but not be limited to, the following: 

1. Front entrance doors that are a minimum of thirty-six (36) inches wide; 

11. Lever door handles instead of knobs; 

m. Light switches that are forty-four ( 44) to forty-right ( 48) inches high; 

1v. Thermostats a maximum of forty-eight (48) inches high; 

v. Electrical outlets a minimum of eighteen (18) inches high; 

v1. A curb-less shower, or a shower with a curb of less than four and one-half ( 4.5) 
inches high; and/or, 

vu. Grab bars in the bathrooms that are ADA compliant. 

34. Reston Association. The Applicant shall petition the Reston Association for the joinder 
of the individual residential units within the Proposed Development into the Reston Association 
with respect to the use of Reston Association amenities and the payment of appropriate annual 
dues for such use consistent with those dues paid by existing members of the Reston Association. 

35. Advance Density Credit. The Applicant reserves density credit as may be permitted by 
the provisions of Paragraph 4 of Section 2-308 of the Zoning Ordinance for all eligible 
dedications described herein. 

36. Successors and Assigns. These proffers will bind and inure to the benefit of the 
Applicant and its successors and assigns. Each reference to "Applicant" in this proffer statement 
shall include within its meaning and shall be binding upon Applicant's successor( s) in interest 
and/or developer(s) of the site or any portion of the site. 

3 7. Counteroarts. These proffers may be executed in one or more counterparts, each of 
which when so executed and delivered shall be deemed an original, and all of which taken 
together shall constitute but one and the same instrument. 

38. Annual Escalation Clause. For all proffers in this document specifying monetary 
contributions, unless otherwise indicated, the contribution and/or budget amount shall escalate or 
de-escalate, as applicable, on a yearly basis from the base year of 2017 and change effective 
each January 1 thereafter, as permitted by Section 15.2-2303.3 of the Code of Virginia, as 
amended. 

[Signature pages follow] 
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HARDWOOD PLYWOOD AND VENEER ASSOCIATION, 
an Illinois corporation 
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PULTE HOME CORPORATION, 
a Michigan corporation 
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