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December 22, 2014 
 
         VIA UPS GROUND 
 
Mr. Stephen A. Bannister, CPA 
Capital Investment Advisors 
3147 Woodland Lane 
Alexandria, VA 22309 
 
 Re: Environmental Constraints Mapping and Analysis 

2560 Huntington Avenue (± 2 acres) 
Fairfax County, Virginia 

  WSSI #21966.02 
 
Dear Mr. Bannister: 
 

At your request, Wetland Studies and Solutions, Inc. (WSSI) has prepared a simplified 
Environmental Constraints Map showing the limits of on-site and adjacent streams, floodplains, 
and Resource Protection Area’s (RPA’s), as well as a Fairfax County Environmental Quality 
Corridor (EQC) for the 2560 Huntington Avenue site. In addition, the following narrative 
outlines the activities that are allowed in each area. 
Resource Protection Area  

Per WSSI’s approved Resource Protection Area Plan (No. 6882-RPA-001-03, December 
2, 2011), and in accordance with Section 118-1-7(b) of the Fairfax County Chesapeake Bay 
Preservation Ordinance1, the tidal water body (i.e., Cameron Run) is a component of the RPA, 
and the field-verified RPA extends 100 feet landward of this feature, or to the limits of the 100-
year major floodplain of Cameron Run, whichever is greater. The extent of the field-verified 
RPA boundary, based on WSSI's delineation and survey, stream flow evaluations, major 
floodplain limits, and RPA evaluation, is depicted on Attachment I.   

Section 118-2-1 of the Fairfax County Chesapeake Bay Preservation Ordinance 
discusses allowable redevelopment uses within a Resource Protection Area. Specifically, 
redevelopment outside of an intensely developed area (IDA) is permitted only if there is no 
increase in the amount of impervious cover, and no further encroachment within the RPA itself. 
Note that the Huntington Avenue site is not within an IDA, because Fairfax County has not 
officially designated these areas. All redevelopment within an RPA is subject to compliance 
with the performance criteria of Section 118, Article 3, which requires addressing land 
disturbance, impervious cover, and stormwater runoff in a Water Quality Impact Assessment. 
Exemptions to these regulations regarding redevelopment in an RPA can be found in Section 
118, Article 5. Allowed uses are found in Article 2.  

Allowable uses per Section 118, Article 2: 
(a) Water-dependent development2, subject to compliance with the performance 

criteria of Article 3 of this Chapter;  
                                                 
1  As amended by the Board of Supervisors (BOS) on July 7, 2003, effective November 18, 2003 and as 

amended through August 1, 2006. 
2  Defined as “development of land or a facility that cannot exist outside of  a Resource Protection Area…by 

reason of the intrinsic nature of its operation.  These facilities include, but are not limited to ports; intake 
and outfall structures of power plants, water treatment plants, sewage treatment plants, and storm sewers; 
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(b) Redevelopment outside of IDAs only if there is no increase in the amount of 

impervious cover and no further encroachment within the RPA and all 
development or redevelopment within IDAs, subject to compliance with the 
performance criteria of Article 3 of this Chapter; and  
 

(c) Uses, development or redevelopment exempted under Article 5 of this Chapter 
or for which an exception allowing such use or development or redevelopment 
in an RPA is approved pursuant to Article 5 or Article 6 of this Chapter.  

 
(d) Roads and driveways not exempted under Article 5 of this Chapter provided 

that: 
(1)  There are no reasonable alternatives to aligning the road or driveway 

in or across the Resource Protection Area;  
(2)  The alignment and design of the road or driveway are optimized, 

consistent with other applicable requirements, to minimize 
encroachment into the Resource Protection Area and adverse impacts 
on water quality;  

(3)  The design and construction of the road or driveway satisfy all 
applicable criteria of this Chapter, including the approval of a Water 
Quality Impact Assessment; and  

(4)  The plan for the road or driveway proposed in or across the Resource 
Protection Area is reviewed in conjunction with a site plan, 
subdivision plan, or other plan of development approval.  

 
(e) Flood control and stormwater management facilities that drain or treat water 

from multiple development projects or from a significant portion of a 
watershed, provided that:  

 
(1) Such facilities are allowed and constructed in accordance with the 

Stormwater Management Act (§ 62.1-44.15:24 et seq.) of the Virginia 
Code, the Virginia Stormwater Management Program (VSMP) Permit 
Regulations (9 VAC 25-870-92 et seq.), and Chapter 124 of the Code;  

 
(2) The Director has conclusively established that location of the facility 

within the Resource Protection Area is the optimum location;  
(3) The size of the facility is the minimum necessary to provide necessary 

flood control or stormwater treatment, or both;  
 

(4) The facility must be consistent with a comprehensive stormwater 
management plan approved in accordance with 9 VAC 25-870-92 of 
the VSMP Permit Regulations;  

 
(5) All applicable permits for construction in state or federal waters must 

be obtained from the appropriate state and federal agencies, such as the 
U.S. Army Corps of Engineers, the Virginia Department of 
Conservation and Recreation, the Virginia Department of 

                                                                                                                                                             
marinas and other boat dock structures; beaches and other public water-oriented recreation areas; 
fisheries or other marine resource facilities; and stream bank stabilization measures. 
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Environmental Quality, and the Virginia Marine Resources 
Commission;  

 
(6) Approval must be received from the Director prior to construction; and 
 
(7) Routine maintenance is allowed to be performed on such facilities to 

assure that they continue to function as designed 
 
 Exemptions per Section 118, Article 5, Section 2: 

 
The exemption of public roads is further conditioned on the optimization of the road 
alignment and design, consistent with other applicable requirements, to prevent or 
otherwise minimize encroachment in the Resource Protection Area and adverse effects on 
water quality.  
The following activities shall be exempt from the provisions of this Chapter to the extent 
that they are allowed by the Zoning Ordinance and are not prohibited by any other 
ordinance or law: 

(a) The construction, installation, operation and maintenance of electric, natural 
gas, fiber-optic and telephone transmission lines, railroads, and public roads 
and their appurtenant structures in accordance with: 
(1) The Erosion and Sediment Control Law (§ 62.1-44.15:51 et seq. of the 

Virginia Code) and with Chapter 104 of the County Code and with the 
Stormwater Management Act (§ 62.1-44.15:24 et seq. of the Virginia 
Code) and with Chapter 124 of the County Code; 

(2) An erosion and sediment control plan and a stormwater management plan 
approved by the Virginia Department of Conservation and Recreation; or  

(3) Local water quality protection criteria at least as stringent as the above state 
requirements will be deemed to constitute compliance with this chapter. 

(b) The construction, installation, and maintenance of water lines, sanitary sewer 
lines including pumping stations, natural gas lines, underground 
telecommunications and cable television lines and appurtenant structures 
owned, permitted, or both by Fairfax County or a regional service authority 
and subject to the following, as determined by the Director:  

 
Exemptions per Section 118, Article 5, Section 3: 
The following activities shall also be exempt from the provisions of this Chapter to the 
extent that they are allowed by the Zoning Ordinance and are not prohibited by any other 
ordinance or law: 
 

(a) Within Resource Protection Areas: Water wells, site amenities for passive 
recreation, historic preservation activities, and archaeological activities, 
provided that:  

(1) Any land disturbance exceeding an area of 2,500 square feet shall 
comply with Chapter 104 of the Fairfax County Code;  

(2) Any required state or federal permits shall have been issued; 
(3) Except for boardwalks, pathways, paved paths, the location of such 

activities shall be outside RPAs to the degree possible;  
(4) No more land shall be disturbed than is necessary to provide for the 

desired activity. Boardwalks, pathways, and paved paths serving 



Mr. Stephen Bannister 
December 22, 2014 
Environmental Constraints Mapping and Analysis 
Page 4 of 7 
 

 
 

individual residential properties shall be no more than four feet in 
width except as necessary for handicapped access;  

(5) All such activities shall be in compliance with all applicable state and 
federal permits, and shall be conducted in a manner that protects water 
quality; and  

(6) A written request for an exemption shall be filed with and approved by 
the Director. Such request should be filed along with any plans of 
development submitted for review.  

 
 In summary, there are very little restrictions on redevelopment within the RPA as long as 
there is no increase in impervious surface.  Because the majority of the RPA on the 2560 
Huntington Ave. site is already impervious area, redevelopment in these areas is possible as 
long as it meets the criteria for permitted uses within a major floodplain (where applicable). 
 
Major Floodplain 

 
In reference to the Fairfax County Zoning Ordinance, Section 2-900, Floodplain 

Regulations, permitted uses in a floodplain include: 
1. Any use within a minor floodplain. As set forth in the definition of floodplain, a 

minor floodplain is a floodplain which has a drainage area greater than 70 acres but 
less than 360 acres. 

  
2. Agricultural uses such as general farming, pasture, grazing, outdoor plant nurseries, 

horticulture, viticulture, truck farming, forestry, sod farming, and wild crop 
harvesting; provided, however, that such use does not require the approval of a 
Building Permit or require major fill. All uses permitted by this paragraph shall be 
operated in accordance with a conservation plan prepared in accordance with the 
standards of the Northern Virginia Soil and Water Conservation District.  

 
3.  Residential uses accessory to single family detached and attached dwellings such as 

play areas, lawns, paved tennis or play courts, trails, gardens, patios, decks and docks, 
which do not require major fill and accessory structures such as children's playhouses, 
doghouses, storage structures and other similar structures which do not require 
approval of a Building Permit or require major fill. All structures shall be anchored to 
prevent flotation.  

 
4.   Community, commercial and public recreational uses such as golf courses, driving 

ranges, archery ranges, picnic grounds, boat launching ramps, parks, wildlife and 
nature preserves, game farms, fish hatcheries, shooting preserves, target ranges, trap 
and skeet ranges, hunting and fishing areas, and hiking, bicycle and equestrian trails. 
This paragraph shall not be deemed to permit any paved tennis or play court 
exceeding 5000 square feet in area, swimming pool, or any use requiring the approval 
of a Building Permit or requiring major fill.  

 
5.   Off-street parking and loading areas including aisles and driveways which do not 

exceed 5000 square feet in area, which will have one (1) foot or less depth of flooding 
and which will not require major fill.  

 
6.   Metrorail, railroad track and roadway floodplain crossings meeting WMATA, VDOT 

and/or Fairfax County design requirements and where any additional rise in water 
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surface will not have an adverse effect upon the floodplain and/or will be set aside in 
an easement. A stream channel relocation proposed in conjunction with a crossing 
shall be subject to the provisions of the Public Facilities Manual.  

 
7.   Public and private utility lines, and all public uses and public improvements 

performed by or at the direction of the County, or as may be required by County 
ordinances, to include but not to be limited to channel improvements and erosion 
control, reservoirs, storm water management and best management practice facilities 
and similar uses provided the installation of such facilities is accomplished with 
appropriate easements or agreements and with the minimum disruption necessary to 
the floodplain.  

 
      Notwithstanding the above, ponds, reservoirs, storm water management and best 

management practice (BMP) facilities in floodplains which have a drainage area of 
360 acres or greater and which are designed to serve a specific private development 
may be permitted only upon the approval of a special exception by the Board in 
accordance with the provisions of this Part.  

 
8. Permitted accessory structures, other than those specified in Par. 3 above, and 

additions to single family detached and attached dwellings constructed prior to 
August 14, 1978, subject to the following conditions:  
A. The estimated cost of the addition or accessory structure is less than fifty (50) 

percent of the market value as determined by the Department of Tax 
Administration of the existing structure.  

B. The lowest part (i.e., the bottom of the floor joists or top of a concrete slab on 
grade) of the lowest floor including basement of any such structure may be 
constructed less than eighteen (18) inches above the 100-year flood level provided 
it is determined that there is less than one (1) percent chance of flooding the 
structure in any given year, i.e., the structure is higher than the 100-year flood 
level.  

C. The lowest part of the lowest floor of any accessory structure not meeting the 
requirements of Par. 8B above may be constructed below the base flood elevation 
provided the following standards are met:  
(1) The size of the accessory structure shall not exceed 1000 square feet of gross 

floor area.  
(2) The accessory structure shall only be used for parking and/or storage 

purposes.  
(3) The accessory structure shall be constructed using flood damage resistant 

materials and all interior walls and floors shall be constructed using 
unfinished material.  

(4) The accessory structure shall be anchored and floodproofed in accordance 
with the Virginia Uniform Statewide Building Code.  

(5) Any mechanical, electrical and utility equipment in the accessory structure 
must be elevated to or above the base flood elevation.  

D. As may be required by the Director, the applicant and owners shall sign a "hold 
harmless" agreement holding Fairfax County harmless from all adverse effects 
which may arise as a result of the construction and establishment of the proposed 
use within the floodplain. Such an agreement shall be recorded among the land 
records of Fairfax County.  

 
9.   Topographic improvements which do not require major fill.  
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10. For cluster subdivisions in the R-2 District and cluster subdivisions in the R-3 and R-
4 Districts which have a minimum district size of three and one-half (3.5) acres or 
greater, only the following uses and improvements may be permitted by the Director, 
provided that the encroachments for such uses and improvements are the minimum 
necessary and are provided in a manner that minimizes disturbance to the floodplain 
to the greatest practical extent:  
A. Driveways that do not exceed 5000 square feet in area and will not require major 

fill.  
B. Extension of or connection to existing public and private utilities.  
C. Trails depicted on the comprehensive plan trails map and/or trails connecting to 

trails depicted on the comprehensive plan trails map.  
D. Channel improvements and erosion control measures performed by or at the 

direction of the County or as may be required by County ordinances.  
E. Regional stormwater management facilities included in the regional stormwater 

management plan. 
F. Roadway floodplain crossings, as qualified by Par. 6A above.  

 
For the purpose of this Section, major fill shall be deemed to be any fill, regardless of 

amount, in an area greater than 5000 square feet or any fill in excess of 278 cubic yards 
in an area of 5000 square feet or less. The combined and cumulative area of any fill and 
pavement permitted under Paragraphs 2, 3, 4, 5 and 9 of this Section shall not exceed an 
area of 5000 square feet for all uses on a lot.  

 
In addition, the provisions set forth above which exclude uses requiring a 

Building Permit shall not apply when such Building Permit is required for structures such 
as retaining walls, fences, ramps or trail bridges. 
 
Any other uses in the floodplain require the approval of a special exception by the Board 

of Supervisors.  Note that a special exception for floodplain uses could be processed 
concurrently with a rezoning or other special exception request you may choose pursue.  We 
recommend that you work with your civil engineer to ensure that these regulations are met by 
your project. 
 
Environmental Quality Corridor 
 

In reference to the Fairfax County Comprehensive Plan, 2013 edition, an EQC is also 
present on the 2560 Huntington Avenue site, and on this site is determined by the average slope 
of the site measured from the 100 year floodplain, or the limits of the 100 year floodplain. 
Generally, an EQC is protected and/or restored to enhance an integrated network of ecologically 
valuable land and surface waters for residents of Fairfax County. In some circumstances, Fairfax 
County reserves the right to modify the delineated EQC boundaries if the existing site 
conditions do not enhance ecological function of natural resources, and encourages replanting 
efforts within an EQC to restore or enhance the environmental values of the area. Similarly, any 
development within an RPA that does not increase impervious cover is permitted under Section 
118-2-1 of the Chesapeake Bay Preservation Ordinance. Since the EQC is within the limits of 
the RPA on-site, any plantings or reduction in impervious cover would be acceptable.  

Note that the County may not consider an EQC to be present on the site due to the 
already developed nature of the site and the lack of any natural riparian zone along Cameron 
Run.  A meeting should be held with County staff to determine their view on this issue. 
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Enclosed, please find one (1) copy of WSSI’s Environmental Constraints Map showing 
the limits of on-site and adjacent streams, floodplains, and Resource Protection Area’s (RPA’s), 
as well as a Fairfax County Environmental Quality Corridor (EQC) for the 2560 Huntington 
Avenue site.   

 
If you have any questions concerning the content of our map or need any additional 

copies please contact us at 703-679-5600.  If you find that you will need to submit a Water 
Quality Impact Assessment, please contact us and we can provide you with a proposal for any 
subsequent work. 
      Sincerely, 
 
      WETLAND STUDIES AND SOLUTIONS, INC. 
 
 
 
       
 

Michael Kopansky, WPIT, CAE 
      Environmental Scientist 
 
 
 
 
      Benjamin N. Rosner, PWS, PWD, CE, CT 
      Senior Associate Environmental Scientist 
 
Enclosures 
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