
PROJECT TEAM:

OWNER / APPLICANT
COMBINED COURTHOUSE, LLC

C/O COMBINED PROPERTIES, INC.
7315 WISCONSIN AVENUE

SUITE 1000W
BETHESDA, MD 20814

ATTORNEY
CURATA PARTNERS PLLC

4140 PLEASANT VALLEY ROAD
SUITE 101

CHANTILLY, VA 20151

ARCHITECT
HICKOK COLE

301 N STREET NE
SUITE 300

WASHINGTON, DC 20002

CIVIL ENGINEER
christopher consultants now IMEG

4035 RIDGE TOP ROAD
SUITE 601

FAIRFAX, VA 22031

TRANSPORTATION ENGINEER
GOROVE SLADE ASSOCIATES INC.

4114 LEGATO ROAD
SUITE 650

FAIRFAX, VA 22033

LANDSCAPE ARCHITECT
LANDDESIGN, INC.
200 SOUTH PEYTON STREET

ALEXANDRIA, VA 22314
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DATE REVISION
11/09/23 SPECIAL EXCEPTION PLAN SUBMISSION #1
05/17/24 SPECIAL EXCEPTION PLAN SUBMISSION #2
12/20/24 SPECIAL EXCEPTION PLAN SUBMISSION #3
05/15/25 SPECIAL EXCEPTION PLAN SUBMISSION #4

06/20/2025

06/11/25 SPECIAL EXCEPTION PLAN SUBMISSION #4.1
06/20/25 SPECIAL EXCEPTION PLAN SUBMISSION #5

PARCEL ID OWNER ADDRESS EXISTING ZONING
57-2-20-004-D COMBINED COURTHOUSE, LLC. 10300 WILLARD WAY CR (COMMERCIAL RETAIL)

NOTE:  SEE CERTIFIED PLAT FOR MORE
INFORMATION. TOTAL AREA (ACRES): 8.73

GENERAL NOTES:
1. THE SUBJECT PROPERTY SHOWN HEREON IS RECORDED IN THE LAND RECORDS OF FAIRFAX CITY, VIRGINIA AS FOLLOWS:

2. THE PROPERTY SHOWN HEREON IS IDENTIFIED ON THE CITY OF FAIRFAX, VIRGINIA GEOGRAPHIC INFORMATION SYSTEM AS TAX MAP
#57-2-20-004D AND IS CURRENTLY ZONED CR - COMMERCIAL RETAIL.

3. THE PROPERTY SHOWN HEREON IS NOW IN THE NAME OF COMBINED COURTHOUSE, LLC. AT DEED BOOK 23548, PAGE 286, AMONG THE
LAND RECORDS OF FAIRFAX COUNTY, VIRGINIA.

4. THE PHYSICAL IMPROVEMENTS AND TOPOGRAPHY SHOWN HEREON ARE BASED UPON AN AERIAL TOPOGRAPHIC SURVEY
PERFORMED BY MCKENZIE SNYDER, INC, FLOWN DECEMBER 16TH, 2016 AND COMPILED JANUARY 2ND, 2018. THIS DATA HAS BEEN
SUPPLEMENTED BY CONVENTIONAL METHODS BY THIS FIRM BETWEEN THE DATES OF DECEMBER 18TH, 2017 AND JANUARY 9TH,
2018 AND FURTHER UPDATED BETWEEN THE DATES OF JANUARY 25TH AND JANUARY 29TH, 2018.

5. THE FOLLOWING DATUM WERE USED:

A. HORIZONTAL DATUM SHOWN HEREON IS REFERENCED TO THE VIRGINIA COORDINATE SYSTEM (VCS) 1983-NORTH AS
ESTABLISHED FROM A GPS SURVEY.

B. THE VERTICAL DATUM SHOWN HEREON IS REFERENCED TO THE NATIONAL GEODETIC VERTICAL DATUM OF 1929 (NGVD29) AS
ESTABLISHED FROM A CURRENT GPS SURVEY.

5. THE PROPERTY SHOWN HEREON IS LOCATED ON THE FLOOD INSURANCE RATE MAP (FIRM), COMMUNITY PANEL NO. 5155240002D,
REVISED ON JUNE 2ND, 2006.

BY GRAPHICALLY DEPICTION ONLY, THE PROPERTY SHOWN HEREON IS SHOWN IN:

· FLOOD ZONE "X" (OTHER AREAS), AREAS DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN.

A FIELD SURVEY WAS NOT PERFORMED TO DETERMINE THE FLOOD ZONES LISTED HEREON.  AN ELEVATION CERTIFICATE MAY 
BE NEEDED TO VERIFY THIS DETERMINATION OR APPLY FOR A VARIANCE FROM THE FEDERAL EMERGENCY MANAGEMENT 
AGENCY.

6. NO TITLE REPORT FURNISHED. ALL UNDERLYING TITLE LINES, EASEMENTS, SERVITUDES AND OTHER MATTERS OF TITLE MAY NOT BE
SHOWN HEREON.

7. THE SUBJECT PROPERTY IS CURRENTLY SERVED BY PUBLIC WATER AND PUBLIC SEWER PROVIDED BY CITY OF FAIRFAX AND FAIRFAX
WATER.

8. DURING THE PROCESS OF THE PHYSICAL SURVEY NO INDICATIONS OF A CEMETERY WERE FOUND. NO FURTHER INSPECTION OF THESE
PROPERTIES HAVE BEEN MADE FOR POSSIBLE CEMETARIES.

9. NO GEOTECHNICAL FIELD REVIEWS, RESEARCH, GOVERNMENTAL RECORD REVIEWS, OR OTHER INVESTIGATIONS HAVE BEEN MADE
FOR THE PURPOSE OF LOCATING, OR DETERMINING THE EXISTENCE OF HAZARDOUS MATERIALS, OR OTHER ENVIRONMENTAL
CONCERNS ON THIS SITE.  A PRELIMINARY JURISDICTIONAL DETERMINATION HAS BEEN APPROVED BY THE ARMY CORPS OF
ENGINEERS TO DELINEATE THE RPA.

10. THIS DEVELOPMENT PROPOSAL IS COMPATIBLE WITH THE EXISTING DEVELOPMENT IN THE VICINITY OF THIS SITE. NO ADVERSE
EFFECTS TO NEIGHBORING PROPERTIES ARE ANTICIPATED WITH THIS PROJECT.

11. NOTWITHSTANDING THE IMPROVEMENTS AND TABULATIONS SHOWN ON THIS PLAN, THE APPLICANT RESERVES THE RIGHT TO MAKE
MINOR MODIFICATIONS TO THE FINAL DESIGN, TO COMPLY WITH FINAL ENGINEERING AND NEW CRITERIA AND REGULATIONS WHICH
MAY BE ADOPTED BY THE CITY OF FAIRFAX SUBSEQUENT TO THE SUBMISSION OF THIS APPLICATION, PROVIDED THAT SUCH
MODIFICATIONS ARE SUBSTANTIALLY CONSISTENT WITH THE APPROVED DEVELOPMENT PLAN AND COMMITMENTS AND SUBJECT TO
THE DETERMINATIONS OF THE DIRECTOR OF DEVELOPMENT AND PLANNING.

12. THE PROPOSED BUILDING FOOTPRINT SHOWN HEREIN IS PRELIMINARY. THE PROPOSED SQUARE FOOTAGE FOR THE PROPOSED
BUILDING IS APPROXIMATE ONLY AND MAY BE SUBJECT TO MINOR REVISIONS AT THE TIME OF SITE PLAN, BUT SUBSTANTIALLY
CONSISTENT WITH THE APPROVED SPECIAL EXCEPTION PLAN.

13. ALL EXISTING UTILITY EASEMENTS ARE SHOWN ON THE EXISTING CONDITIONS PLAN.

14. SITE LIGHTING WITHIN THE PROJECT SITE AREA (I.E. ALONG SIDEWALKS AND PATHWAYS) WILL BE DETERMINED DURING FINAL SITE
PLAN REVIEW AND SHALL BE IN GENERAL CONFORMANCE WITH SECTION 4.8 OF THE ZONING ORDINANCE AND SECTION 2.10 OF THE
PUBLIC FACILITIES MANUAL.

15. ONSITE STORMWATER MANAGEMENT AND BEST MANAGEMENT PRACTICES SHALL BE PROVIDED AS REQUIRED BY CITY REGULATIONS
AT THE TIME OF FINAL SITE PLAN. DETENTION TO PROVIDE THE REQUIRED STORMWATER QUANTITY CONTROLS AND ONSITE BEST
MANAGEMENT PRACTICES (BMPs) TO MEET THE STORMWATER QUALITY REQUIREMENTS ARE SHOWN ON SHEET 6 - SITE PLAN .

16. ALL SIGNAGE WILL BE IN CONFORMANCE WITH SECTION 4.6 OF THE ZONING ORDINANCE UNLESS MODIFIED WITH A COMPREHENSIVE
SIGN PLAN.

17. TO THE BEST KNOWLEDGE OF THE ENGINEER AND APPLICANT, THIS DEVELOPMENT PLAN CONFORMS TO ALL APPLICABLE
ORDINANCES, REGULATIONS AND ADOPTED STANDARDS, WITH THE FOLLOWING MODIFICATIONS, WAIVERS, AND SPECIAL USE PERMIT:

17.1. SPECIAL EXCEPTION FOR SECTION 3.5.1.D.1(B) TO ALLOW MORE THAN 25% OF THE GROUND FLOOR TO BE
RESIDENTIAL USES AND/OR RESIDENTIAL ACCESSORY USES.

17.2. SPECIAL EXCEPTION FOR SECTION 3.6.2 TO ALLOW FOR GREATER THAN 24 DWELLING UNITS PER ACRE.
17.3. SPECIAL EXCEPTION FOR SECTION 3.7.3.C.2. TO EXCEED MAXIMUM HEIGHT OF 48' IN TOD.
17.4. SPECIAL EXCEPTION FOR SECTION 3.7.3.D. 10' SIDEWALK IN TOD TO ALLOW SIDEWALKS IN TOD LESS THAN 10'.
17.5. A SPECIAL EXCEPTION FOR SECTION 4.4.4.A TO ALLOW SIDEWALKS ON ONLY ONE SIDE OF A STREET AT THESE

LOCATIONS:
17.5.1. ALLOWING SIDEWALK ON ONE SIDE OF STREET 1 (NORTH SIDE); THE FUTURE DEVELOPMENT TO THE SOUTH

WOULD BE RESPONSIBLE FOR INSTALLING THE REMAINING PORTION OF THE SOUTHERN HALF OF THE
STREETSCAPE.

17.5.2. ALLOWING SIDEWALK ON ONE SIDE OF STREET 2 (WEST SIDE); THE PRIORITY OF THE EAST SIDE OF THE STREET
IS TO MAXIMIZE OPEN SPACE WITH LANDSCAPED AREA.

17.6. SPECIAL EXCEPTION FOR SECTION 4.5.6.B. STREET TREES TO ALLOW STREET TREES TO BE LOCATED MORE THAN 15
FEET FROM THE BACK OF CURB.

17.7. SPECIAL EXCEPTION FOR SECTION 3.7.3.C.4. TO ALLOW LOT COVERAGE (MAXIMUM) TO EXCEED 90 PERCENT.
17.8. SPECIAL EXCEPTION FOR SECTION 3.5.1.D.3(A)(1) TO ALLOW UPPER LEVEL INTERIOR HEIGHTS LESS THAN THE

REQUIRED 9 FEET.
17.9. SPECIAL EXCEPTION FOR SECTION 4.3.3B TO NOT REQUIRE AN OFFSITE VEHICULAR CONNECTION TO PARCEL

57-2-22-CG00.
17.10. PFM WAIVER FOR STREET DETAIL 401-01 FOR ALLOWING FOR A ROW LESS THAN 100' (WHICH IS 50' FROM STREET

CENTERLINE) ALONG BLENHEIM BOULEVARD (MINOR ARTERIAL STREET CLASSIFICATION). A PUBLIC ACCESS
EASEMENT WILL BE PROVIDED FOR THE PORTION OF STREET AND SIDEWALK THAT IS ON PRIVATE PROPERTY FOR
THAT FRONTAGE.

17.11. PFM WAIVER FOR STREET DETAIL 401-01 FOR ALLOWING LOCAL RESIDENTIAL STREETS TO BE LESS THAN 36' WIDE.
17.12. PFM WAIVER FOR COMMERCIAL DRIVEWAY ENTRANCE DETAIL 404-06 TO ALLOW STREET 1 ENTRANCE TO BE LESS

THAN 12' FROM PROPERTY LINE.
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D.B. 4740  PG. 1
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ZONING ORDINANCE REQUIREMENTS FOR COMMERCIAL RETAIL (CR)

DENSITY: 24 UNITS/ACRE

LOT AREA: 20,000 SF MINIMUM

REQUIRED YARDS:
FRONT, MAXIMUM: 93'
FRONT, MINIMUM: 20'

BUILDING HEIGHT:  5 STORIES / 60' MAXIMUM

BUILDING COVERAGE:  60% MAXIMUM

LOT COVERAGE:  85% MAXIMUM

TREE CANOPY:  10% MINIMUM

PROPOSED TABULATIONS FOR DEVELOPMENT PROGRAM
BASED ON SECTION 3.7.1. OF THE ZONING ORDINANCE, WHERE THE
REQUIREMENT FOR EACH STANDARD IS LISTED ABOVE FOR BOTH THE CR
AND THE TOD THEN THE REQUIREMENT FOR THE TOD WILL BE APPLICABLE.
IF THE REQUIREMENT IS UNIQUE TO EITHER THE CR OR THE TOD THE
RESPECTIVE REQUIREMENT WILL PREVAIL.  THE APPLICABLE REQUIREMENT
HAS BEEN LISTED BELOW FOR EACH ITEM.

SITE AREA
REQUIRED: 20,000 SF   (CR)
PROVIDED: 8.73 AC (380,279 SF)

EX. IMPERVIOUS: 348,845 SF
EX. PERVIOUS: 31,434 SF

PROP. IMPERVIOUS:345,440 SF
PROP. PERVIOUS: 34,839 SF

DENSITY 
PERMITTED: 24 UNITS/ACRE
PROVIDED: UP TO 315 UNITS, 36.1 DWELLING UNITS/ACRE (SEE 

SHEET 1 NOTE 17.2. FOR SPECIAL EXCEPTION 
REQUEST)
12,000 SF OF RETAIL FLOOR AREA

(NOTE: APPROXIMATELY 75% OF THE GROUND FLOOR WILL BE FOR
NON-RESIDENTIAL USE. SEE SHEET 1 NOTE 17.1. FOR SPECIAL
EXCEPTION REQUEST)

315  DWELLING UNITS IS THE MAXIMUM PROPOSED, 
SEE UNIT MIX CHART BELOW FOR PRELIMINARY 
SUMMARY OF UNIT TYPES

BUILDING HEIGHT
PERMITTED: 48' MAXIMUM   (TOD)
PROVIDED: BUILDING A = 71'

BUILDING B = 68'
(SEE SHEET 1 NOTE 17.3. FOR SPECIAL EXCEPTION 
REQUEST)

NOTE: PROPOSED GROSS FLOOR AREA IS 333,000 SF

REQUIRED YARDS
REQUIRED: 0-10 FEET   (TOD)
PROVIDED:      10.5' (UNIVERSITY DRIVE) (COMPLIANCE PER SECTION

     3.7.3.C.3.b.2. OF THE ZONING ORDINANCE)
     127.6' (BLENHEIM BOULEVARD)

LOT COVERAGE
     PERMITTED: 90% OF SITE AREA MAXIMUM   (TOD)

     EXISTING:                 91.7% OR 348,845 SF
     PROPOSED:             90.8% OR 345,440 SF

BUILDING COVERAGE
     PERMITTED: 80% OF SITE AREA MAXIMUM   (TOD)
     EXISTING:                 22.5% OR 85,342 SF
     PROPOSED:             39.8% OR 151,144 SF

     NOTE: EXISTING BUILDING AREA TO BE DEMOLISHED IS 25,153 SF

SIDEWALK
REQUIRED: 10'   (TOD)
PROVIDED: 10' MINIMUM ALONG UNIVERSITY DRIVE

5.0' MINIMUM ON PROPERTY
10' ALONG BLENHEIM BOULEVARD

TREE CANOPY
REQUIRED: 10% OF SITE AREA OR 38,028 SF (CR)
EXISTING: 9.0% OR 33,999 SF
PROPOSED: 10.0% OR 38,098 SF

PARKING
REQUIRED: RESIDENTIAL

1.5 SPACES PER UNIT = 315 UNITS X (1.5 SPACES / 
UNIT) = 473 SPACES (INCLUDING 9 ADA SPACES; 2 
SPACES ARE REQUIRED TO BE VAN ACCESSIBLE)

RETAIL (EXISTING TO REMAIN + PROPOSED)
1 PER 200 SF X 50% REDUCTION = [(1 SPACE / 200 SF) 
X 58,000 SF] + [(1 SPACE / 200 SF) X 12,000 SF] = 350 
SPACES
= 350 SPACES X 50% REDUCTION = 175 SPACES
(INCLUDING 6 ADA SPACES; 1 IS REQUIRED TO BE VAN
ACCESSIBLE)
(NOTE: 50% REDUCTION PER THE TOD)

TOTAL REQUIRED SPACES = 648 SPACES

PROVIDED: RESIDENTIAL
     TOTAL SPACES: 447 SPACES
     GARAGE PARKING: 430 SPACES (INCLUDING 9
     ACCESSIBLE SPACES, 2  VAN ACCESSIBLE, AND 10 EV)

 
RETAIL (EXISTING TO REMAIN + PROPOSED)
263 SPACES (INCLUDING 13 ACCESSIBLE SPACES)
STREET PARKING: 17 SPACES

TOTAL PROVIDED = 710 SPACES

BICYCLE PARKING
REQUIRED: 20 SPACES (MULTI-FAMILY)

16 SPACES (EXISTING RETAIL TO REMAIN)
2 SPACES (PROPOSED RETAIL)

PROVIDED: 20 SPACES (IN GARAGE FOR MULTI-FAMILY)
22 SPACES (OUTSIDE FOR RETAIL)

ZONING ORDINANCE REQUIREMENTS FOR OLD TOWN FAIRFAX TRANSITION OVERLAY DISTRICT (TOD)

AREA:  NO MINIMUM AREA IS REQUIRED PER SECTION 3.7.3.C.1. OF THE ZONING ORDINANCE.

BUILDING HEIGHT:  48 FEET MAXIMUM

REQUIRED YARDS:
FRONT AND SIDE (STREET):   0 FEET FOR 50% OF LENGTH WITH 10 FEET MAXIMUM FOR THE  REMAINDER.
SIDE (INTERIOR): NONE

REAR: NONE

TRANSITIONAL YARD:  NO TRANSITIONAL YARD IS REQUIRED PER SECTION 3.7.3.C.3. OF THE ZONING ORDINANCE.

LOT COVERAGE:  90% MAXIMUM

BUILDING COVERAGE:  80% MAXIMUM

BULK PLANE:  NO REQUIREMENTS PER SECTION 3.7.3.C.6. OF THE ZONING ORDINANCE.

SIDEWALK:  PROVIDE A 10 FOOT SIDEWALK ON SITE WHERE THERE IS NOT A 10 FOOT SIDEWALK ADJACENT TO A PROPOSED
BUILDING SITE.

OFF-STREET PARKING:  50% REDUCTION FOR ALL USES, PROVIDED THAT EACH DWELLING UNIT SHALL HAVE NO LESS THAN 1.5
SPACES.

NOTE: REQUIREMENTS FOR THE TOD TAKE PRECEDENT OVER THE REQUIREMENTS OF THE CR ZONE. SEE SHEET 1 FOR SPECIAL
EXCEPTIONS OF CERTAIN TOD STANDARDS.

POTENTIAL UNIT MIX CHART

UNIT TYPE # OF UNITS UNIT %

STUDIO 48 15
1 BR 160 51

1 BR DEN 27 9
2 BR 72 23
3 BR 8 2

TOTALS 315 100

NOTE: ALL CURB TO BE CG-6 UNLESS OTHERWISE SPECIFIED.

NOTE: NO LESS THAN 6%
OF UNITS WILL BE
DESIGNATED AS
AFFORDABLE DWELLING
UNITS (ADU). THE
DESIGNATED ADUs WILL
BE PROVIDED IN
COMPLIANCE WITH THE
COMPARABILITY,
SIMILARITY,
INTERSPERSING AND ALL
OTHER PROVISIONS OF
SECTION 3.9 OF THE
ZONING ORDINANCE. PEDESTRIAN CIRCULATION - LOADING AREA NARRATIVE

THE SIDEWALK IS CONTINUOUS ALONG DEMOCRACY LANE
AROUND THE CORNER SOUTH ALONG THE WEST SIDE OF
STREET 2. THE PORTION OF SIDEWALK NEAR THE RESIDENT
LOADING WILL HAVE A DIFFERENT SCORING PATTERN TO ALERT
PEDESTRIANS OF A NEW ENVIRONMENT. BOLLARDS HAVE ALSO
BEEN PLACED NEAR THE LOADING ENTRANCE. THE INTENT OF
THIS DESIGN IS FOR THE MAIN ELEMENT TO BE THE SIDEWALK
ALLOWING PEDESTRIAN ACCESS THROUGHOUT THE SITE. THE
LOADING VEHICLES WILL CROSS PEDESTRIAN TRAFFIC. THE
SIDEWALK ACROSS THE LOADING ENTRANCE WILL SLOPE
TOWARDS THE GUTTER PAN AND MATCH GRADE. THIS WILL
ALLOW VEHICLES TO CROSS THE SIDEWALK WITHOUT THE NEED
OF A CURB CUT AND INTERRUPTING STORMWATER RUNOFF.
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BMP NARRATIVE &
PRE DEVELOPMENT

BMP MAP

1"=40'

PRE-DEVELOPED

HORIZONTAL GRAPHIC SCALE

20 8040040

1" = 40'

TOTAL DISTURBED AREA = 4.81 AC
UTILITY WORK = 0.16 AC
REMAINING DISTURBED AREA = 4.65 AC

NOTES
1. SEE SHEET 10 FOR THE POST-DEVELOPMENT BMP MAP
2. SEE SHEETS 11-12 FOR THE VRM SPREADSHEET

LEGEND

IMPERVIOUS = 4.26 AC

MANAGED TURF = 0.55 AC

TO: EX. 2670
A = 0.48 AC.

(IMP=0.38,
MT=0.10)

TO: EX. 6261
A = 0.19 AC.

(IMP=0.19,
MT=0.00)

TO: EX. 6234
A = 0.47 AC.

(IMP=0.43,
MT=0.04)

TO: EX. 9082
A = 0.70 AC.

(IMP=0.62,
MT=0.08)

TO: EX. 9081
A = 0.60 AC.

(IMP=0.57,
MT=0.03)

TO: EX. 9079
A = 0.30 AC.

(IMP=0.29,
MT=0.01)

TO: ROOF DRAINS
A = 0.58 AC.

(IMP=0.58,
MT=0.00)

TO: EX. 2759
A = 0.34 AC.
(IMP=0.31,
MT=0.03)TO: EX. 1174

A = 0.10 AC.
(IMP=0.10,
MT=0.00)

TO: EX. 6036
A = 0.03 AC.
(IMP=0.03,
MT=0.00)

TO: OFF-SITE
A = 0.15 AC.

(IMP=0.11,
MT=0.04)

TO: OFF-SITE
A = 0.10 AC.

(IMP=0.04,
MT=0.06)

TO: OFF-SITE
A = 0.13 AC.

(IMP=0.10,
MT=0.03)

TO: OFF-SITE
A = 0.12 AC.

(IMP=0.08,
MT=0.04)
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TAX MAP #57-2-39

TAX MAP #57-2-20-004-DPARCEL 4-D,COURTHOUSE PLAZAD.B. 4740  PG. 1
COMBINED COURTHOUSE, LLC

D.B. 23548  PG. 281
380,358 SQ. FT. OR 8.7318 ACRES

ZONED: CR

TAX MAP #57-2-20-003-APARCEL 3-A,COURTHOUSE PLAZAD.B. 4501  PG. 285
COMBINED COURTHOUSE, LLC

D.B. 23548  PG. 286
70,036 SQ. FT. OR 1.6078 ACRES

ZONED: CR & CG

TAX MAP #57-2-20-006-A

TAX MAP #57-2-25
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BMP NARRATIVE &
POST

DEVELOPMENT BMP
MAP

1"=40'

POST-DEVELOPED

BEST MANAGEMENT PRACTICE (BMP) NARRATIVE
THIS PROJECT USES THE VIRGINIA RUNOFF REDUCTION METHOD (VRRM) REDEVELOPMENT
SPREADSHEET TO MEET THE STATE, PART IIB CRITERIA (9VAC25-870-65) AND CITY WATER QUALITY
DESIGN CRITERIA. THE PROJECT SITE AREA FOR WATER QUALITY CALCULATION WILL INCLUDE ALL
AREA WITHIN THE LIMITS OF CLEARING AND GRADING. ALL AREAS OUTSIDE OF THE LIMITS OF
DISTURBANCE WILL BE CONSIDERED OFF-SITE AREAS AND WILL NOT BE INCLUDED IN THE VRRM
CALCULATION BUT WILL BE INCLUDED IN THE SIZING OF THE BMP. TO MEET WATER QUALITY DESIGN
CRITERIA AND PHOSPHOROUS REMOVAL, PROPRIETARY BMP FACILITY (JELLYFISH FILTER) AS
IDENTIFIED ON THE VIRGINIA STORMWATER BMP CLEARINGHOUSE WEBSITE WILL BE USED.
LOCATIONS AND SIZING OF BMP/SWM FACILITIES SHOWN ARE BASED ON A PRELIMINARY STUDY TO
ENSURE COMPLIANCE WITH STATE AND CITY REQUIREMENTS. THE LOCATION AND TYPE OF FACILITY IS
SUBJECT TO CHANGE WITH FINAL DESIGN.

NOTES
1. SEE SHEET 9 FOR THE PRE-DEVELOPMENT BMP MAP
2. SEE SHEETS 11-12 FOR THE VRM SPREADSHEET

LEGEND

IMPERVIOUS = 4.23 AC

MANAGED TURF = 0.58 AC

TO: ROOF DRAINS
A = 1.69 AC.

(IMP=1.69,
MT=0.00)

TO: EX. 6261
A = 0.19 AC.

(IMP=0.19,
MT=0.00)

TO: PROP. 2
A = 0.22 AC.

(IMP=0.17,
MT=0.05) TO: PROP. 9

A = 0.22 AC.
(IMP=0.19,
MT=0.04)

TO: EX. 6036
A = 0.13 AC.
(IMP=0.13,
MT=0.00)

TO: OFF-SITE
A = 0.15 AC.

(IMP=0.11,
MT=0.04)

TO: OFF-SITE
A = 0.06 AC.

(IMP=0.01,
MT=0.05)

TO: PROP. 8
A = 0.23 AC.
(IMP=0.07,
MT=0.16)

TO: PROP. 7
A = 0.13 AC.

(IMP=0.12,
MT=0.01)

TO: PROP. 4
A = 0.30 AC.

(IMP=0.25,
MT=0.05)

TO: PROP. 1
A = 0.12 AC.

(IMP=0.10,
MT=0.02)

TO: PROP. 11
A = 0.13 AC.

(IMP=0.12,
MT=0.01)

BMP - FILTERING DEVICE

BMP - FILTERING DEVICE

BMP - FILTERING DEVICE

BMP - FILTERING DEVICE

BMP - FILTERING DEVICE

TO: OFF-SITE
A = 0.13 AC.

(IMP=0.11,
MT=0.02)

TO: OFF-SITE
A = 0.12 AC.

(IMP=0.09,
MT=0.03)

TO: ROOF DRAINS
A = 0.47 AC.

(IMP=0.47,
MT=0.00)

HORIZONTAL GRAPHIC SCALE

20 8040040

1" = 40'
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BMP NOTES &
DETAILS

1"=50'

BMP MAINTENANCE AGREEMENT NOTE:
THE BMP FACILITY IS TO BE PRIVATELY MAINTAINED. THE APPLICANT SHALL EXECUTE A MAINTENANCE SERVICE CONTRACT WITH A PRIVATE
CONTRACTOR FOR A MINIMUM OF THREE YEARS. A COPY OF THE CONTRACT SHALL BE PLACED IN THE BMP OPERATION AND MAINTENANCE MANUAL.
PRIOR TO ISSUANCE OF THE CERTIFICATE OF OCCUPANCY, A COPY OF THE CONTRACT SHALL BE SUBMITTED TO THE COUNTY. THE APPLICANT SHALL
PREPARE AN OWNER'S OPERATION AND MAINTENANCE MANUAL FOR ALL THE BEST MANAGEMENT PRACTICES (BMPS) USED ON SITE. THE MANUAL
SHALL INCLUDED AT MINIMUM: AN EXPLANATION OF THE FUNCTIONS AND OPERATIONS OF THE BMP(S); DRAWINGS AND DIAGRAMS OF THE BMP(S)
AND ANY SUPPORTING UTILITIES; CATALOG CUTS ON MAINTENANCE REQUIREMENTS; MANUFACTURER CONTACT NAMES AND PHONE NUMBERS; A
COPY OF THE EXECUTED MAINTENANCE SERVICE CONTRACT; AND A COPY OF THE MAINTENANCE AGREEMENT WITH THE CITY. PRIOR TO THE
ISSUANCE OF THE CERTIFICATE OF OCCUPANCY, A COPY OF THE OPERATION AND MAINTENANCE MANUAL SHALL BE SUBMITTED TO THE CITY ON A
DIGITAL MEDIA.

DESIGN PROFESSIONAL INSPECTION NOTE:
THE STORMWATER BEST MANAGEMENT PRACTICES (BMPS) REQUIRED FOR THIS PROJECT SHALL BE CONSTRUCTED AND INSTALLED UNDER THE
DIRECT SUPERVISION OF THE DESIGN PROFESSIONAL OR HIS DESIGNATED REPRESENTATIVE. PRIOR TO ISSUANCE OF THE CERTIFICATE OF
OCCUPANCY, THE DESIGN PROFESSIONAL SHALL SUBMIT A WRITTEN CERTIFICATION TO THE DIRECTOR OF T&ES THAT THE BMPS ARE:
A. CONSTRUCTED AND INSTALLED AS DESIGNED AND IN ACCORDANCE WITH THE APPROVED FINAL SITE PLAN.
B. CLEAN AND FREE OF DEBRIS, SOIL, AND LITTER BY EITHER HAVING BEEN INSTALLED OR BROUGHT INTO SERVICE AFTER SITE WAS STABILIZED.
C. ALL REPORTING OF SPECIFICATIONS, MATERIAL TESTING, CONSTRUCTION AND INSTALLATION SHALL BE SENT TO THE URBAN FOREST
MANAGEMENT DIVISION FOR REVIEW FOR COMPLIANCE WITH PROFFER 00 (ZO-00-000.00)

PROPRIETARY PRODUCT NOTES:
THE CONTRACTOR SHALL CONTACT THE MANUFACTURER AND OBTAIN THE MOST CURRENT SPECIFICATIONS AND INSTALLATION GUIDELINES PRIOR
TO INITIATING WORK AND REVIEW CONFORMANCE WITH PLAN SPECIFICATIONS AND GUIDELINES. ANY DISCREPANCIES OR CHANGES SHALL BE
BROUGHT TO THE ATTENTION OF ENGINEER OR OWNER FOR NEEDED ACTION. THE CONTRACTOR SHOULD HAVE THE SUPPLIER OVERSEE AND
INSPECT THE INSTALLATION OF THE SYSTEM.

IMEG CERTIFIES THAT THIS SHEET SPECIFIES A PRODUCT PRODUCED AND DESIGNED BY OTHERS. THIS PLAN HAS BEEN DESIGNED TO INCORPORATE
THE PRODUCT INTO THE SITE DESIGN IN A MANNER CONSISTENT WITH THE INTENDED USE OF THE PRODUCT. SEE PLANS, PROFILES, AND SCHEMATIC
DETAILS INCLUDED WITH THIS PLAN FOR SITE SPECIFIC INFORMATION APPLICABLE TO ITS USE ON THIS SITE. THE PRODUCT MANUFACTURER IS
RESPONSIBLE FOR PROVIDING CURRENT SPECIFICATIONS FOR THE INSTALLATION AND USE OF THE PRODUCT.
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05/15/25 SPECIAL EXCEPTION PLAN SUBMISSION #4

06/20/2025

06/11/25 SPECIAL EXCEPTION PLAN SUBMISSION #4.1
06/20/25 SPECIAL EXCEPTION PLAN SUBMISSION #5

STORMWATER MANAGEMENT (SWM) NARRATIVE
WATER QUANTITY FOR THIS PROJECT WILL BE PROVIDED IN ACCORDANCE WITH STATE CODE 9VAC25-870-66-WATER QUANTITY AND
THE CITY OF FAIRFAX STORMWATER ORDINANCE. SINCE THIS IS A REDEVELOPMENT OF A SITE THAT FLOWS TO AN EXISTING OFF-SITE
REGIONAL STORMWATER DETENTION FACILITY, ANY INCREASE IN THE POST-DEVELOPMENT RUNOFF ON THE SITE WILL BE MANAGED
TO BE LESS THAN THE PRE-DEVELOPMENT CONDITION FOR BOTH THE 2-YEAR 24-HOUR AND THE 10-YEAR 24-HOUR STORMS.

ADEQUATE OUTFALL
THE EXISTING SITE DISCHARGES CONCENTRATED RUNOFF TO TWO OUTFALL POINTS.

THE EASTERN EXISTING OUTFALL DRAINS INTO AN EXISTING REGIONAL DETENTION FACILITY (FARCROFT POND) LOCATED NORTHEAST
OF THE SITE AND THEN OUTFALLS TO A STORM SEWER SYSTEM AND OUTFALLS TO THE NORTH TO ACCOTINK CREEK.

THE NORTHWEST EXISTING OUTFALL DRAINS INTO AN EXISTING REGIONAL DETENTION FACILITY (UNDERGROUND DETENTION PIPES)
LOCATED NORTH OF THE SITE AND THEN OUTFALLS TO A STORM SEWER SYSTEM AND OUTFALLS TO THE NORTH TO ACCOTINK CREEK
AT THE 100 YEAR FLOODPLAIN.

CHANNEL PROTECTION
NO EROSION OCCURS FROM THE 2-YEAR 24 HOUR STORM FOR THESE OUTFALLS BECAUSE THE ENTIRE DOWNSTREAM STORMWATER
SYSTEM IS PIPED FOR THE EXTENT OF THE REVIEW.

FLOOD PROTECTION
THE POST-DEVELOPED RUNOFF WAS DETERMINED TO BE LESS THAN THE PRE-DEVELOPED RUNOFF FOR THE 10-YEAR 24 HOUR STORM.
THE PRE-DEVELOPED PEAK OUTFLOW RATE FOR THE 10-YEAR 24 HOUR STORM WAS 24.06 CFS FOR OUTFALL #1 AND 9.55 CFS FOR
OUTFALL #2. THE POST-DEVELOPED PEAK OUTFLOW RATE FOR THE 10-YEAR 24 HOUR STORM WAS 23.99 CFS FOR OUTFALL #1 AND 9.55
CFS FOR OUTFALL #2.

EXTENT OF REVIEW
THE EXTENT OF REVIEW FOR THIS OUTFALL IS DEFINED BY THE DRAINAGE DIVIDES WITHIN THE LIMITS OF DISTURBANCE FOR THIS
PROJECT.

SINCE THE POST-DEVELOPED RUNOFF IS LESS THAN THE PRE-DEVELOPED RUNOFF FOR BOTH OUTFALLS, IT IS OUR OPINION THAT THE
OUTFALLS FOR THIS DEVELOPMENT ARE ADEQUATE.
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SANITARY SEWER ANALYSIS
THE PURPOSE OF THIS ANALYSIS IS TO DEMONSTRATE THE CAPACITY AND HYDRAULIC
ADEQUACY OF THE DOWN STREAM SANITARY SEWER MAIN.

EXISTING CONDITIONS:
CURRENTLY, THE EXISTING SITE CONSISTS OF A STRIP MALL THAT HAS ALL SEWER TO
ON-SITE LATERALS TIE TO STRUCTURE S-6376. THIS MANHOLE ALSO RECEIVES FLOW
FROM A LATERAL THAT CONNECTS TO AN OFF-SITE OFFICE BUILDING. THE FURTHEST
UPSTREAM MANHOLE FOR THIS SEWER-SHED IS S-6371. THIS MANHOLE RECEIVES FLOW
FROM THE OFFICE BUILDINGS TO THE NORTH OF THIS SITE.

PROPOSED CONDITIONS:
THE ON-SITE LATERALS WILL BE DEMOLISHED AS THEY CANNOT BE USED TO SERVICE
THE NEW DEVELOPMENT TO THE WEST. A NEW LATERAL WILL BE CONSTRUCTED FROM
THE WEST SIDE OF THE PROPOSED BUILDING. IT WILL FLOW NORTH ALONG UNIVERSITY
DRIVE AND TIE INTO EXISTING MANHOLE S-8693.

CAPACITY AND HYDRAULIC ANALYSIS:
THE SANITARY SEWER WAS ANALYZED FROM THE PROPOSED ON-SITE 8" SEWER
LATERAL TO PROPOSED MANHOLE S-3 WHERE IT TIES INTO THE EXISTING MANHOLE
S-8693. IT FLOWS THROUGH MANHOLE S-A-2 WHERE IT CONNECTS TO THE 30" SANITARY
SEWER MAIN. CAPACITY WAS ANALYZED USING FLOWS BASED ON THE PROPOSED SITE
CONDITION AND THE EXISTING USE/FLOW FROM THE ADJACENT DEVELOPMENT TO THE
NORTH (3895 UNIVERSITY DRIVE). THE VOLUME OF FLOW USED IN THIS ANALYSIS HAS
BEEN COMPUTED IN ACCORDANCE WITH STATE CODE 9VA25-790-460 AND 9VAC25-790-310.
SEE COMPUTATIONS ON THIS SHEET.

CONCLUSION:
IT IS OUR CONCLUSION THAT THE PROPOSED ON-SITE 8-INCH SEWER AND EXISTING
DOWNSTREAM 8-INCH SEWER HAS CAPACITY AND HYDRAULIC ADEQUACY WITH THE
ADDED REDEVELOPMENT FLOWS.

CONTRIBUTING SEWAGE FLOW ESTIMATE:

LEGEND

:    PROPOSED SANITARY MANHOLE AND
     FLOW DIRECTION

:    PROPOSED SANITARY SEWER

:    PROPOSED SANITARY STRUCTURE NUMBER

:    EXISTING SANITARY MANHOLE AND
     FLOW DIRECTION

:    EXISTING SANITARY SEWER

:    EXISTING SANITARY STRUCTURE NUMBER

SANITARY COMPUTATIONS:

LATERAL SCHEDULE:

PIPE SCHEDULE:

MANHOLE SCHEDULE:
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FIRE SERVICE PLAN

1"=30'

FIRE HYDRANT NUMBER 57-2-102
STATIC PRESSURE: 61 PSI
RESIDUAL PRESSURE: 57 PSI AT 1000 GPM
FIRE FLOW (Q20): 2700 GPM
LOW HYDRAULIC GRADE LINE (HGL): 535 FT
HYDRANT ELEVATION: 400 FT
CALCULATION DATE: 9/10/2018

BUILDING:
BUILDING TYPE: 6 STORY APARTMENT BUILDING
OCCUPANCY TYPE: R-2, A-3, B, M, AND S-2
CONSTRUCTION TYPE: IA (LEVELS 1-2), IIIA (LEVELS 3-PH)
SPRINKLER TYPE: AUTOMATIC, WET
BUILDING AREA: LEVEL 1-PH = 333,000 SF
BUILDING A HEIGHT = 71', BUILDING B HEIGHT = 68'
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 AMERICAN HORNBEAM
�CERCIS CANADENSIS
 EASTERN REDBUD
�CORNUS FLORIDA 
 FLOWERING DOGWOOD
�BETULA NIGRA
 RIVER BIRCH
�GINKGO BILOBA GINKGO
�GLEDITSIA TRIACANTHOS INERMIS
 THORNLESS HONEYLOCUST
�MAGNOLIA VIRGINIANA 
 SWEETBAY MAGNOLIA
�MALUS SPP. FLOWERING CRABAPPLE
�NYSSA SYLVATICA 
 BLACK GUM
�OSTRYA VIRGINIANA 
 EASTERN HOPHORNBEAM
�PRUNUS [ INCAM 
OKAME
 FLOWERING CHERRY
�4UERCUS BICOLOR
 SWAMP WHITE OAK
�4UERCUS PHELLOS
 WILLOW OAK
�TILIA AMERICANA
 AMERICAN LINDEN
�ULMUS AMERICANA
 AMERICAN ELM

EVERGREEN TREE SPECIES MAY INCLUDE BUT NOT BE LIMITED TO:

�MAGNOLIA GRANDIFLORA TMGH
 ALTA SOUTHERN MAGNOLIA

SHRUBS
A VARIETY OF DECIDUOUS AND EVERGREEN SHRUBS WILL BE PLANTED
THROUGHOUT THE SITE TO PROVIDE YEAR ROUND INTEREST WHILE
MAINTAINING VIEWS INTO THE SITE AND FROM WITHIN THE BUILDING
INTERIOR.

DECIDUOUS SHRUB SPECIES MAY INCLUDE BUT NOT BE LIMITED TO:

�CLETHRA ALNIFOLIA
 SWEET PEPPERBUSH
�CORNUS SERVICEA 
KELSEYI

 DWARF RED OSIER DOGWOOD
�HAMAMELIS VIRGINIANA
 WITCH�HA=EL
�ILEX VERTICILLATA
 WINTERBERRY HOLLY
�ITEA VIRGINICA
 VIRGINIA SWEETSPIRE
�LINDERA BEN=OIN
 NORTHERN SPICEBUSH
�RHODODENDRON 
ROBLE=
 PPA F
 AUTUMN FIRE ENCORE A=ELEA
�RHUS AROMATICA 
GRO�LOW

 FRAGRANT SUMAC
�EVERGREEN SHRUB SPECIES MAY INCLUDE BUT NOT BE LIMITED TO:
�-UNIPERUS VIRGINIAN 
GREY OWL

 GREY OWL -UNIPER
�KALMIA LATIFOLIA 
MINUET

 DWARF MOUNTAIN LAUREL
�PICEA ABIES 
NIDIFORMIS¶ BIRD¶S NEST SPRUCE
�RHODODENDRON MAXIMUM
 ROSEBAY RHODODENDRON

10
. SCREENING SHRUB SPECIES MAY INCLUDE BUT NOT BE LIMITED TO THE
FOLLOWING:

�ILEX VOMITORIA
 YAUPON HOLLY
�MYRICA CERIFERA
 WAX MYRTLE
�PRUNUS CAROLINIANA
 CAROLINA CHERRY LAUREL
�PRUNUS LAUROCERASUS 
SCHIPKAEN ISISC
 HERRY LAUREL
�RHODODENDRON CATAWBIENSE
 CATAWBA RHODODENDRON
�RHODODENDRON MAXIMUM
 ROSEBAY RHODODENDRON
�THU-A OCCIDENTALIS
 EASTERN ARBORVITAE

HERBACEOUS
A VARIETY OF HERBACEOUS PLANTINGS WILL BE USED IN AREAS
DENOTED WITH A HATCH� AS INDICATED ON THE LEGEND. MAIN AREAS OF
USE: AT FRONTS OF PLANTING BEDS TO PROVIDE A 
LAYERED
 EFFECT IN
AREAS WHERE LOW PLANTING IS NECESSARY TO MAINTAIN VEHICULAR OR
PEDESTRIAN VISIBILITY UNDER TREES AS AN ALTERNATIVE TO GRASS
OR MULCH

DECIDUOUS HERBACEOUS SPECIES MAY INCLUDE BUT NOT BE LIMITED TO:

�AMSONIA TABERNAEMONTANA
BLUE STAR
�ANDROGPOGON GERADII
 BIG BLUESTEM
�ASCLEPIAS TUBEROSA
 BUTTERFLY WEED
�CAREX PENSYLVANICA
 PENNSYLVANIA SEDGE
�CHRYSOGONUM VIRGINIANUM
 GREEN AND GOLD
�EURYBIA DIVARICATA
 WHITE WOOD ASTER
�HEUCHERA SPP.
 CORAL BELLS
�HOSTA SPP. HOSTA
�IRIS VERSACOLOR
 BLUE FLAG IRIS
�PANICUM VIRGATUM
 SWITCHGRAS
�WISTERIA FRUTESCENS
 AMERICAN WISTERIA

EVERGREEN HERBACEOUS SPECIES MAY INCLUDE BUT NOT BE LIMITED TO:

�ASARUM CANADENSE
 WILD GINGER
�GAULTHERIA PROCUMBENS
 TEABERRRY
�HYPERICUM CALYCINUM ST -OHN
S WORT
�-UNIPERUS HORI=ONTALIS
 CREEPING -UNIPER
�LOROPETALUM CHINENSE CHINESE FRINGE FLOWER
�POLYSTICHUM ACROSTICHOIDECSH
 RISTMAS FERN


DENOTES NATIVE SPECIES

NOTE: TREES WITHIN SIGHT LINE TO BE LIMBED UP.
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EXISTING RETAIL

TREE CANOPY RE4UIRED

SITE AREA 380�279 SF

TREE CANOPY COVERAGE REQUIRED PER ZO 4.5.6.A. 10%

TOTAL CANOPY COVERAGE RE4UIRED 38�028 SF

TREE CANOPY PROVIDED PER FAIRFAX COUNTY PFM TABLE 12.14

PLANT TYPE TYPE STOCK SIZE QUANTITY CANOPY PER
TREE (SF)

CANOPY PER
TYPE (SF)

DECIDUOUS TREE CATEGORY IV 3" CALIPER 67 250 16�750

DECIDUOUS TREE CATEGORY III 2" CALIPER 52 150 7�800

DECIDUOUS TREE CATEGORY II 2" CALIPER 27 100 2�700

DECIDUOUS TREE CATEGORY I 2" CALIPER 0 50 0

EVERGREEN TREE CATEGORY IV 3" CALIPER 0 250 0

SUBTOTAL CANOPY AREA PROVIDED THROUGH TREE PLANTING 27250

SUBTOTAL CANOPY AREA PROVIDED THROUGH TREE PRESERVATION 10848

TOTAL CANOPY AREA PROVIDED 38098

TOTAL CANOPY COVERAGE PROVIDED 10.02�

EXISTING TREE TO REMAIN� TYP.

LIGHT POLE� TYP.

BIKE RACK� TYP.

BENCH� TYP.

RETAINING WALL� SEE CIVIL DWGS

RETAINING WALL� SEE CIVIL DWGS

PERVIOUS
SURFACE

BIKE RACK� TYP.

BIKE RACK� TYP.

ENHANCED HARDSCAPE
MATERIAL: CONCRETE
COLOR AND FINISH: TBD
DIMENSIONS MAY VARY PER LOCATION

TREE GRATE
EXPANDABLE

BIKE RACK� TYP.

BIKE RACK� TYP.

ENHANCED HARDSCAPE
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EX. 10' SANITARY
SEWER EASEMENT
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APPROX. LOCATION
EX. 10' GAS EASEMENT

DB. 7086 PG. 540
EX. STORM DRAIN

EASEMENT
DB. 19446 PG. 1678
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SCHEDULE OF TREES
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20' 40' 80'
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EXISTING RETAIL

PRESERVE

TREE LEGEND

REMOVE

REMOVED POST SURVEY, PRIOR TO
ARBORIST ASSESSMENT

TOTAL EXISTING CANOPY COVERAGE: 26,897SF

NEWLY PLANTED TREE TO REMAIN

AREA OF EXISTING TREE CANOPY TO
BE PRESERVED: 10,848 SF / 0.25 AC

*NOTE: TREES MARKED IN RED HAVE BEEN REMOVED AND BEING PROPOSED TO BE
REPLACED, CREDIT FOR THOSE NEW TREES IS TAKEN IN THE PROPOSED AS THEY
HAVE NOT YET BEEN PLANTED AT TIME OF SUBMISSION.

NO CREDIT HAS BEEN TAKEN FOR THESE TREES

XX SF - CANOPY SQUARE FOOTAGE FOR CREDIT TAKEN
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