APPLICATION ACCEPTED: August 7, 2009
APPLICATION AMENDED: March 21, 2011
PLANNING COMMISSION: April 6, 2011
BOARD OF SUPERVISORS: Not Yet Scheduled

County of Fairfax, Virginia

March 22, 2011

STAFF REPORT

APPLICATION PCA B-993/FDPA B-993-02 and
Resource Protection Area (RPA) Encroachment Request #84-96-WRPA-001-1

APPLICANT:

PRESENT ZONING:
REQUESTED ZONING:

PARCEL(S):

ACREAGE:

FAR/DENSITY:

OPEN SPACE:
PLAN MAP:

PROPOSAL:

PROVIDENCE DISTRICT

United Dominion Realty L.P. and
Circle Towers LLC

PDH-12, HC
PDH-12, HC (Proffered Condition Amendment)

Parcel 48-3-((1)) 53 and
Parcels 48-4-((1)) 3A1 and 3B1

16.03 acres

FAR is N/A; Overall density was 11.54 du/ac
at time of construction.

44%,
Residential — 8 to 12 units/acre

To amend the Proffers and Final Development Plan
(FDP) associated with the Circle Towers Apartments
development. Specifically, this application proposes
to increase the number of residential dwellings from
606 to 727 units through affordable housing and
workforce housing provisions. The proposal also
seeks to add 30,000 square feet of office uses and
4,000 square feet of retail uses. Related additional
parking is proposed through the construction

Bob Katai
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of a new, at-grade parking plaza in the vicinity of the
site’s Lee Highway (US 29) frontage and the addition
of several under-building parking levels.

STAFF RECOMMENDATIONS:

Staff recommends approval of PCA B-993, subject to the executed proffers
dated March 21, 2011 and contained in Appendix 1.

Staff recommends approval of FDPA B-993-02.

Staff recommends approval of modification of the transitional screening and a waiver
of the barrier requirements along the site’s Lee Highway frontage in favor of the treatments
depicted on the FDPA.

Staff recommends approval of modification of the transitional screening and a waiver
of the barrier requirements between on-site residential and non-residential uses in favor of
the treatments depicted on the FDPA.

Staff recommends approval of a waiver of the four-foot peripheral parking lot
landscaping requirement for the southerly and easterly property lines.

Staff recommends approval of Waiver #8496-WPFM-001-1 to locate underground
facilities in a residential area, subject to the development conditions dated December 30,
2009 and contained in Attachment A of Appendix 8.

Staff recommends approval of RPA Encroachment Exception #8496-WRPA-001-1,
subject to the proposed development conditions dated February 18, 2011 and contained in
Attachment A of Appendix 9.

Staff recommends approval of waiver of the service drive along the Lee Highway
frontage.

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

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

The approval of this rezoning does not interfere with, abrogate or annul any easement,
covenants, or other agreements between parties, as they may apply to the property subject
to this application.

For information, contact the Zoning Evaluation Division, Department of Planning
and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505,
(703) 324-1290.

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance
&\ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).




Proffered Condition Amendment Final Development Plan Amendment
PCA  -B-993 FDPA  -B-993-02
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CIRCLE TOWERS APARTMENTS

PROFFERED CONDITION AMENDMENT PCA-B-993

FINAL DEVELOPMENT PLAN AMENDMENT FDPA-B-993-02

PROVIDENCE DISTRICT,FAIRFAX COUNTY, VIRGINIA

JUNE 2009
REVISION DATES 10-28-2009  REVISION DATES 12-21-2010
REVISION DATES 08-18-2010  REVISION DATES 01-13-2011

—__OWNERS/APPLICANTS _ EISNATES o reveoNokTeszor o ___ ENGINEERS/LANDSCAPE ARCHITECTS ___

1
CIRCLE TOWERS, LLC
5620 COX ROAD

==

THE BC CONSULTANTS
12600 FAIR LAKES CIRCLE

SUITE 200 \ L a SUITE 100
GLEN ALLEN, VA 23060 ) W, FAIRFAX, VA 22033
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FAX: 804.965.1407 X FAX: 703.449.8108
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LESSARD ARCHITECTUAL GROUP, INC.

UNITED DOMINION REALTY, LP
6620 COX ROAD

SUITE 200
GLEN ALLEN, VA 23060 e e oy =
TELEPHONE: 804.290.4763 VICINITY MAP
FAX: 804.965.1407 Soa. - 200 blepiicifi ks
TELEPHONE: 703.760.9344
SHEET INDEX FAX: 703.760.9328
___ ATTORNEY/AGENT __
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TELEPHONE: 703.712.5000 3 PCA - FDPA PLAN 24 STORMWATER MANAGEMENT PLAN
FAX: 708.712.5297 4 GENERAL NOTES AND COMMENTS 25 STORMWATER MANAGEMENT PLAN
5 EXISTING CONDITIONS PLAN 26 STORMWATER QUALITY PLAN
6 EXISTING CONDITIONS PLAN 27 WATER QUALITY IMPACT ASSESSMENT
7 LANDSCAPE PLAN 28 RPA EXCEPTION NOTES l
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12 TREE PRESERVATION PLAN 33 RPA-PLANTING SPECIFICATION
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BC Consultants

Planners « "
12600 Fair Lakes Circle, Suite 100, Fairfax, VA 22033
(703)449-8100 (703)449-8108 (Fax)
www.bceonsultants.com
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DATE: JUNE 2009




‘ ALTERNATIVE BUILDING LAYOUT

e

Suite 100, Fairfax, VA 22033
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Moximum number of units stoted

, v 4 We reserve the right to distribute the
~ 2 % 3 y e, units among the existing and proposed
o L residential buildings

o UNIT TABULATIO

EXISTING UNITS (PREVIOUSLY APPROVED)
APARIMENTS 554 UNITS -
7303 TOWNHOUSE APARIMENIS 52 UNTS B
) / S 7 TOTAL UNITS 606 UNITS =
y PROPOSED UNITS: 2
APARTMENTS 718 UNITS =
3 TOWNHOUSE APARTMENTS 8 UNITS T
= * TOTAL UNITS 727 UNITS . 3
g
=
=
=

www.becon.com

Surveyors

* The tolal units proposed include 5 ADU's ang 111 Workforce units. The final number of
ADU's ond Workforce units wil be determined at site plon. as providec in the proflers.

/ > EXISTING OFFICE (CORRECTING
> > PRIOR APPROVED AMOUNT): 44,700 SF

NOREVISIONS WITHINTRISN .~ ocos
_AREA ARE PROPOSED WITH
Tsc_THIS AMENDMENT

(703)449-8100

BC Consultants

Planners - Eny

v/ EXISTING COMMERCIAL /RETAIL: 22,000 SF

12600 Fair Lakes Circle, Suite 100, Fairfax, VA 220

PROPOSED COMMERCIAL /RETAIL 26,000 SF
(SEF PROFFERS)

EX, BUILDING HEIGHT (# OF FLOORS OVER PARKING.

BUILDING 1 13 STORIES — 135
e BULDING 2 14 STORIES — 145
BUILDING 3 12 STORIES 120
> TOWNHOUSES 2 STORIES 35
OFFICE BUILDING 4 SIORIES - 55'
**_PROPOSED BUILDING HEIGHT (# OF FLOORS QVER PLAZA LEVEL):
BUILDING A 4 STORIES - 55
BUILDING B 5 STORIES - 60 -
A z
P H & «* NOTE: Bubding height does not include mechanical aquipment enclosures g
. (If entire project new construction) 8 wn
. g 1=
€ OPEN SPACE REQUIRED: 48 AC. (30X of GSA) 5 Z
¢ Z
OPEN SPACE PROVIDED: 7.0 AC. (43% of GS.A) j Lﬂ
/ =
{ e
B PARKING SPACE TABULATIONS: Z E{
1=}
s 4 F B
R TOTAL APPROVED FDP PARKING (Existing Construction) Lon 5 <
- 2 RESDENTIAL =
606 UNITS 770 E [w)
e — e — NON RESIDENTIAL 241 z g
G a S < 5§
— TOTAL PROPOSED PARKING REQUIRED FOR NEW CONSTRUCTION AREA INCREASES 3 E=
& NEW RESIDENTIAL < < g
P 4 RESIDENTIAL 121 UNITS @ 1.6/UNITS 194 & a N uE
NEW NON RESIDENTIAL &R £3
/ iz OFFICE 30,000 ADDITIONAL SPACE @ 3/1000 90 N <] £
: RETAIL 4,000 ADDITIONAL SPACE @ 4.3/1000 18 &8 B &8
/ 5 (SEE PREFERS FOR USES) 29 Eg
2 = d
TOTAL PARKING REQUIRED: 1.313 z
g =)
PARKING PROVIDED WITH REDUCTIONS 1,128 5 E
5 (SHARED PARKING & TOM) =
. ]
: E =
2 -
o POH-12, HC 5 o
AREA OF PRIOR APPROVED FOP. 52.565 AC \ - A & / m
AREA PREVIOUSLY DEDICATED FOR PUBLIC USE, PR 7L g
S.RLr- RIGHT—OF —~WAY AND PARTIAL SCHOOL SITE: 36.534 AC. (DENSITY RESERVED) \ APPROXMATE. LOGATION @ P
T STE AREA (AREA OF PCA) \ ~—OF ENSTNG TRAK 4 =] O
(PAWLE\& 3, 3A1, 3B, 3B1, AND 53) 16031 AC \ 4 E
MAXIMUM AREA FOR COMMFRC\AI USES: £
PER 2.0. ARIICLE 8-106(4)(2 2
(300 S.F. COMMERCIAL X 606 DWELLIN{K UNITS) 181,800 S.F &
MAXMUM KESIDENTIAL DENSITY PURSUANT TO
COPA B-993/SE 95-P-003 APPROVED IN 1995 = 606 RESIDEN 1AL UNITS
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GENERAL NOTES:

PROPER IIES DELINEATED ON THIS PROFFERED CONDITION AMENOMENT/FINAL DEVELOPMENT
PLAN AMENDMENT (PCA/FDFA) APPLICATION ARE IDENIIFIED ON FAIRFAX COUNTY TAX

ASSESSMENT MAPS NO. 48-3 ((1)) PARCEL 53 AND 48-4-((1)) PARCEIS 3A1 AND 381
ALL ARE ZONFD PDH-12, HC

THE TOPOGRAPHIC INFORMAIION SHOWN FOR THIS PCA/FDPA IS INTERPOLATED FROM HIGH
FLIGHT AERIAL TOPOGRAPHY TAKEN FROM THE FAIRFAX COUNTY GIS TOPOGRAPHIC MAPS

AND INFORMATION OF RECORD. THE TOPOGRAPHY IS SHOWN AT TWO (2) FEET CONTOUR

INTERVALS.

THE BUUNDARY INFORMATION FOR THIS PCA/FDPA IS FROM DEEDS AND INFORMATION OF
RECORD AND SHOULD NOT BE CONSIDERED A BOUNDARY SURVEY. NO TITLF REPORT WAS
PROVIDED

IHE PCA/FDPA APPLICATION AREAS ARE LOCATED IN THE PROVIDENCE MAGISTERIAL
DISTRICT.

THIS PCA/FDPA APPLICATION IS IN CONFORMANCE WITH THE FAIRFAX COUNTY
COMPREHENSIVE PILAN AND CONFORMS TO THE PROVISIONS OF ALL APPLICABLE
ORDINANCES, REGULATIONS AND ADOPTED STANDARDS AND CONDITIONS AS PREVIOUSLY
APPROVED, MODIFIED OR WAIVED AND AS REQUESTED HEREON:

* WAIVER OF THE REQUIREMENT FOR PERIPHERAL PARKING LOT LANDSCAPING FOR
PROPERTY THAT ABUTS LAND NOT IN THE RIGHT-OF-WAY OF A STREET IN
ACCORDANCE WITH THE PROVISIONS OF ARTICLE 13, PART 2, SECT 13-203,
PARAGRAPH 3

* MODIFICATION OF IHE IRANSITIONAL SCREENING AND BARRIER REQUIREMENTS TO
THAT AS SHOWN ON THE PLANS.

* WAIVER OF THE ONSITE STORMWATER DETENTION RCQUIREMENTS AS STATED IN
SECTION 101-2-2-(12) OF THE FAIRFAX COUNTY CODE/SUBDIVISION ORDINANCE AND
SECTION 6-0501.3 OF THE PFM, OR IF DENIED, WAIVER OF SECTION 6-0303.8 OF THE
PFM TO PERMIT UNDERGROUND (STORMWATER) DETENTION IN A RESIDENTIAL
DEVELOPMENT. SEE SHEET 26 FOR ADDITIONAL INFORMATION.

* WAVIER OF THE SERVICE DRIVE REQUIREMENT ALONG ROUTE 29.

TRAILS, WHERE REQUIRED BY THE COUNTY WIDC TRAILS PLAN DATED 2002, ARE AS SHOWN
ON THE PLANS.

THE COUNTY OF FAIRFAX IS THE PUBLIC WATER AND SANITARY SEWER SUPPLY AGENCY
FOR THE AREAS COVERED UNDER THIS PCA/FDPA APPLICATION

STORMWATER MANAGEMENT AND BEST MANAGEMENT PRACTICES (SWM/BMP) WILL BE
PROVIDED IN ACCORDANCE WITH FAIRFAX COUNTY ORDINANCES AS APPROVED BY IHE
FAIRFAX COUNTY DEPARTMENT OF PUBLIC WORKS AND ENVIRONMENTAL SERVICES EXCEPT
AS WAIVED OR MODIFIED (SEE NOTE 5 ABOVE). SEE SHEET 24, 25, 26 AND 27 FOR
ADDITIONAL INFORMATION.

ALL KNOWN (WITHOUT THE BENEFIT OF A TITLF RFPORT) EXISTING UNDERGROUND OR ABOVL
GROUND UTILITY EASEMENTS HAVING A 25" WIDTH OR MORE ARE AS SHOWN ON THE
PLANS.

THERE ARE NO KNOWN HAZARDOUS OR TOXIC SUBSTANCES WITHIN THE PCA/FDPA
APPLICATION AREAS. IF ANY SUBSTANCES ARC FOUND, THE METHODS FOR DISPOSAL
SHALL ADHERE TO COUNTY, STATE OR FEDERAL LAWS.

THERE ARE NO CEMETERIES OR BURIAL SITES WITHIN THE PCA/FDPA APPLICATION AREAS.

IN ACCORDANCE WITH ARTICLE 16, PART 4, SECTION 16-403, PARAGRAPH 4 OF THE
FAIRFAX COUNTY ZONING ORDINANCE, MINOR MODIFICATIONS TO AN APPROVED FINAL
DEVELOPMENT PLAN (FDP) MAY BE PERMITTED WHEN IT IS DETERMINED THAT SUCH ARE IN
SUBSTANTIAL CONFORMANCE WITH THE APPROVED FDP AND IHAT SUCH ARE IN RESPONSE
TO ISSUES OF TOPOGRAPHY, DRAINAGE, UNDERGROUND UTILITIES, STRUCTURAL SAFETY,
LAYOUT, DESIGN, VEHICULAR CIRCULATION OR REQUIREMENTS OF VDOT AND FAIRFAX
COUNTY.

IHE APPROXIMATE LIMITS OF CLEARING AND GRADING ARE SHOWN ON THE PLANS. THFSF
LIMITS MAY CHANGE WITH FINAL ENGINEERING AND ARCHITECTURAL DESIGN.

MAXIMUM NUMBER OF UNITS ARE STATED IN THE TABULATIONS WE RESERVE THE RIGHT

DISTRIBUTE IHE UNITS AMONG THE RESIDENTIAL BUILDINGS.

T PLA TS

1. A, VICINITY MAPS AS SHOWN ON THF PLANS
B PROPLRTY LINE INFORMATION AS SHOWN ON THE PLANS.

C. REFER TO THE SITE TABULATIONS ON SHEET 3 FOR OVERALL PCA/FDPA APPIICATION AREA.

D SCALE AND NORTH ARROW AS SHOWN ON THE PLANS

E. EXISTING STREET INFORMATION AS SHOWN ON THE PLANS. NO IMPROVEMENTS TO THE PUBLIC
RIGHT-OF=WAY ARE PROPOSED FOR LEE HIGHWAY IMPROVEMENTS TO THE PUBIIC RIGHT-OF WAY
FOR BLAKE LANE ARE AS SHOWN ON THE PLANS. REQUIRED DIMENSIONS ARE AS SHOWN ON THE
PLANS.

F. TOPOGRAPHY AS SHOWN ON THE PLANS. SEE GENERAL NOTE 2 FOR ADDITIONAL INFORMATION

G. THE APPROXIMATE LOCATION AND ARRANGEMENT OF All EXISTING AND PROPUSED USES ARE
AS SHOWN ON THE PLANS

H.  BUILDING HEIGHT AS SHOWN IN THE SITE TABULATIONS ON SHEET 3.

I REQUIRED DIMENSIONS FOR THE EXISTING AND PROPOSED STRUCTURES ARE AS SHOWN ON THE
PLANS.
J. BULK PLANE AS SHOWN BELOW.

K. THE TRAFFIC AND PEDESTRIAN CIRCULATION SYSTEMS (WITH DIMENSIONS WHERC '(EOU\RED) ARE
AS SHOWN ON THE PLANS. SEE GENERAL NOTE 6 FOR COMPREHENSIVE PLAN TR.
REQUIREMENTS.

L. PARKING AND LOADING SPACE REQUIREMENTS ARF AS SHOWN IN THE SITE TABULATIONS ON SHEET

M. OPEN SPACE AS SHOWN ON THE PLANS AND IN THE SITE TABULATIONS ON SHEET 3.

N. THE APPROXIMATE LIMITS OF CLEARING AND GRADING ARE AS SHOWN ON THE PLANS. EXISTING
AND PROPOSED VEGETATION AND LANDSCAPING ARE AS SHOWN ON SHEETS 5 AND 6, THE
EXISTING VEGETATION MAP AND SHEET 7, 8 AND 9, THE LANDSCAPE PIANS

0. THERE ARE NO CEME IERIES OR BURIAL SITES WITHIN THE PCA APPLICATION AREAS

P EXISTING PUBLIC UTILITIES ARE IN PLACE AND CURRENTLY SERVF All THE PCA/FDPA
APPLICATION AREAS

Q. REFER TO GENERAL NOTE 8 FOR STORMWATER MANAGEMENT AND BEST MANAGEMENT PRACTICES
INFORMATION.  SEE SHEETS 24, 25, 26 AND 27 FOR ADDITIONAL INFORMATION.

R EXISTING UTILITY FASEMENT INFORMATION AS SHOWN ON THE PLANS OR REFER TO GENERAL
NOTE 9.

S. THE COUNTY MAPPED RESOURCE PROTECTION AREA (RPA), IHE APPROXIMATE LOCATION OF THE
100 FLOODPLAIN AND THE APPROXIMATE LOCATION OF THE ENVIRONMENTAL QUALITY CORRIDOR
(EQC) ARE SHOWN ON THE PLANS. THE 100 YEAR FLOODPLAIN, RPA AND THE EQC WERE
OBTAINED FROM INFORMATION OF RECORD OR FROM PREVIOUSLY APPROVED PLANS. ALL AREAS
OUTSIDE OF IHE RPA ARE CONSIDERED RESOURCE MANAGEMENT AREAS

T. DEVELOPMENI SCHEDULE AS ECONOMIC CONDITIONS ALLOW.

25" Fel is
SITE PERIPHERAL SITE PERIPHERAL SITE PERPHERAL
BOUNDARY LINE 1is' BOUNDARY LINE 48" BOUNDARY LINE 148
676" 67.6' 676
FRONT YARD SIDE_ YARD HEAR YARD
*
NO SCALE

* BULK PLANE INFORMATION TAKEN FROM THE R-12 ZONE

3

(703)449-8108 (Fax)

www.bceon.com
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EXISTING
OFFICE
BUILDING
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N\

umu TAYOUT OF PLANTERS i J
“BE DETERXNED

TO PARCEL 381 (NOT SHOWN).
IS PART OF THE PCA/FDPA BUT NO

AREA.
INFORMATION ABOUT THIS AREA.

UAL TREES TO BE REMOVED iN THIS AREA

NOTE SEE SHEET 8 FOR 10 YEAR TREE CANOPY/CALCULATIONS

LEGEND:

VN proposen eEune
EXISTING TREELINE

~ ) INDIVIDUAL TREE OR SMALL
(S29 _ GROUP OF TREES

EXSTING TREE TO BE
REMOVED

AREA DEDUCTED FROM THE
OROSS SITE AREA®*

ARe or EXSTNG UTUTY
EASEMENTS

POST DEVELOPMENT 10 YEAR
TREE CANOPY CREDIT AREA
(73.037 st. £)

EXISTING INTERIOR PARKING LOT

LANDSCAPING TREE CANOPY

INTERIOR PARKING LOT AREA
(214,836 0.1.2)

l_——_—i CREDIT AREA (TREES TO REMAIN
14,375 sf.t)

PERPHERAL PARKING LOT SHADE
TREE ADJACENT TO R.O.W.
(CATEGORY IV DECIDUOUS TREE)

@ 3" CATEGORY IV DECIDUOUS TREE

2" CATEGORY Wl DECIDUOUS TREE

2" CATEGORY Il DEGIDUOUS TREE

) © O

2" CATEGORY IV EVERGREEN TREE

2" CATEGORY Wl EVERGREEN TREE

2" CATEGORY Il EVERGREEN TREE

N IDENTIFIES PROPOSED NATIVE TREE
W IDENTIFIES PROPOSED TREE PLANTED
FOR WLDUFE BENEFIT

EC IDENTIFES PROPOSED TREE PLANTED
OR ENERGY CONSERVATION

WQ IDENTIFIES PROPOSED TREE PLANTED
FOR WATER QUALITY

NC mﬁﬂlﬂ[\ PﬂOPOSﬂ) TREE WHERE NO
CREDIT IS TAKEN. THIS TR
45 A suﬁmucnm TREE TO BE
PLANTED IN 'ROPOSED
PRESERVA o« AREA OR RPA.
CANOPY ORED!

ALREADY
BEEN RESERVED WTHIN THIS AREA.

LMITS OF CLEARING
AND GRADING

LMITS OF FILL ONLY
FOR MICRO-POOL
EMBANKMENTS

**  ALLOWABLE AREA TO BE DEDUCTED

FROM THE GROSS SITE AREA. THIS AREA

CONTAINS A 40° WASHINGTON GAS LIGHT
EASEMENT, A 25 SANITARY SEWER
EASEMENT AND PROPOSED DEDICATION
FOR BLAKE LANE

SEE SHEETS 30 AND 33 FOR RPA
RESTORATION INFORMATION.

BC Consultants

PRUPOSED GREENROOF /PLANTER

www.becon.com

12800 Fair Lakes Circle, Suite 100, Fairfax, VA 22033

(703)449-8100 (703)449-8108 (Fax)

LANDSCAPE PLAN
CIRCLE TOWERS APARTMENTS

PROVIDENCE DISTRICY
FAIRFAX COUNTY, VIRGINIA

—''| PROFFERED CONDITION AMENDMENT/FINAL DEVELOPMENT PLAN AMENDMENT

i

08-19-10(DATE: 2-7-11

[REVISED 10~ 28—09 | REVISED 0113,

HOR. e 40"
VERT. (* = 40"

SHEET 7 OF 33

v \profect|, Z008\08085\Aan\Cadfies\PCA\CBOBSLSC dwg, 3/ 17/201

CAD NAWE CBOBBLSC
LAYOUT: LSC

08085.01-00
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2
TR
RKE

i 20:74
conmunc o 2wk enser — 57 08
) s
- nman U

D G. jaz
TAX WA NO. 484 (1)) PARCEL 3E
PONT OF BEGINNING FOR & OF 20° WALKWAY EASEMENT

INTERIOR PARKING LOT LANDSCAPING CALCULATIONS

INTERIOR PARKING LOT AREA
AREA REQUIRED FOR INTERIOR PARKING LOT LANDSCAPING.

INTERIOR PARKING LOT AREA PROVIDED BY EXISTING PARKING 0T TREES TO BE PRESERVED:
INTERIOR PARKING LOT AREA TO BE PROVIDED BY ADDITIONAL TREE PLANTINGS

PERIPHERAL PARKING LOT LANDSCAPING CALCULATIONS

3
et~
AL T s ¥
&S £ X e

v SRR

#
214,836 s.f+
0.05 X 214,836 sf. = 10742 s.(%
14.375 st

NONE REQUIRED

PERIPHERAL PARKING LOT FRONIAGE ALONG R.O.W. 238 L1+
NUMBER OF SHADE TREES REQUIRFD AT ONE TREE PER 40 L1. 5.95 OR 6 TREES
NUMBER OF SHADF TRFES PROVIDED ALONG R.O.W. FRONTAGE: 6 TREES

PERIPHERAL PARKING LOT FRONTAGE ALONG ADJACENT PROPERTY. 1,239 Lt.+

A WAIVER OF THE PERIPHERAL PARKING LOT LANDSCAPING ADJACENT
7O A PROPERTY HAS BEEN REQUESTED. SEE GENCRAL NOIE 5 ON
SHEET 4 FOR ADDITIONAL INFORMATION

LEGEND:

Y VYY) prorosen TreELNE

EXISTING TREFLINE

INDIVIDUAL TREE OR SMALL
GROUP OF TREES

EXISTING TREE 10 8t
REMOVED

PROPOSED GREENROOF /PLANTER

AREA DEDUCTED FROM
THE GROSS SITE AREA**

AREA OF EXISTING
UTILITY EASEMENTS

POST DEVELOPMENT 10 YEAR
TREE CANOPY CREDIT AREA
(73,037 st 1)

EXISTING INTERIOR PARKING LOT
LANDSCAPING TREE CANOPY
CREDIT AREA (TREES TO REMAIN
14,375 5.1.%)

INTERIOR PARKING LOT AREA
(214836 5.1 +)

|

PERIPHERAL PARKING LOT SHADE
TREE_ADJACENT T0 RO.W.
(CATEGORY IV DECIDUOUS TREE)

3" CATEGORY IV DECIDUOUS TREE

2" CATEGORY Wi DECIDUOUS IREE
2" CATEGORY Il DECIOUOUS TREE

2" CATEGORY IV FVERGREEN TREE

2" CATEGORY Il EVERGREEN IREE

2000 ©

®) 2" CATEGORY Il EVERGREEN TREE

N IDENTIFIES PROPOSED NATIVE TREE

W IDENTIFIES PROPOSED IREE PLANTED
FOR WILDUIFE BENEFIT

EC IDENTIFIES PROPOSED TREE PLANTED
FOR ENERGY CONSERVATION

Wa IDENTIFICS PROPOSED TREE PLANTED
FOR WATER QUALITY

NG IDENTIFIES PROPOSED TREE WHERE NO
CANOPY CREDIT IS TAKEN. THIS TREE
IS A SUPPLEMENTAL TREE TO Bt
PLANTED |

RPA
CANOPY CREDIT HAS ALREADY
BEEN RESERVED WITHIN THIS AREA

LIMITS OF CLEARING
WD WEEER.AND GRADING

**  ALLOWABLE AREA TO BE DEDUCTED
FROM THE GROSS SITE AREA. IHIS AREA
CONTAINS A 40' WASHINGTON GAS LIGHT
EASEMENT, A 25' SANITARY SEWER
FASEMENT AND PROPOSED DEDICATION
FOR BLAKE LANE

SEE SHEETS 350 AND 33 FOR RPA
RESTORATION INFORMATION.

TREE \TION TARGET AND §
(10 YEAR TREE CANOPY CALCULATIONS)

)

The 166 Presenation Target Minimurn Been MeD)

A8 s 10, e & recuest 10 devate fom the Tree Presenaiion Target shal be provded on he pian

thal states one o more of the justikcations listed n §12.0507 3 along with a naratne that proudes 8

Ste-specifc expianation of why the 1106 Presenation Target camot b6 meet. Provde sheel number
Where deviation request s located The naral ve shall be prepared in ocoraaNce with §12-0507.4.

NA

Percentage of 10-Y ear Troe Ganopy Requred,
‘Araa of 10 Year 1160 Cancpy Requred (B4xB6) 97,508
ted

(B8 Wiodcalion of 10-Yew Tree Canopy Requremenis Mo |
B9 | B8 s Yes. Then List Plan Sheais Ewmug:; ion Reques is Located]  NIA

24

12600 Fair Lakes Circle, Suite 100, Fairfax, VA 22033
(703)449-8108 (Fax)

www.bceon.com

(703)449-8100

C._ TREE CANOPY PRESERVATION

<i ]
)
c3
(5K Totai Ganopy Area Nisefing Siandards of §12-0200 Bl Dose
G2
[
G
G
M
G
o1 ]
fri e
=
]

621 Amount 16 be Dposiied 175 1he Tree Presanaion and
R —Planing Fund|
TOTAL OF 10-YEAR TREE CANGPY PROVIDED R
Total of Canopy Area Provded ‘Tree Presenation (C10)] 21
i Total of Canopy Area Providsd ThecJgh Tres Planting (BT7)] 18,
[& Totai of ‘Arsa Prowde hrough Ofute Mechansm (020)
& Total o 10-Year Tree Canopy Prowdes (Toiais of £1 L2 and E3) 104,11

NOTE: NUMBERS REPORTED ABOVE ARE APPROXIMATE AND MAY CHANGE
WITH FINAL ENGINEERING

=

03-16-2011 &F
Lomecat®,

PEVER L RNEX
o
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SCALE: HOR 1°= 40
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LEGEND:

| PROPOSED TREELINE

EXISTING TREELINE

7 INDIVIDUAL TREE OK SWALL
K GROUP O et

EXISTING TREE TO BE
EMOVED
PROPOSED GREENROOF /PLANTER

AREA DEDUCTED FROM
THE GROSS SITE AREA**

AREA OF EXISTING
UTILITY EASEMENTS

POST DEVELOPMENT 10 YEAR
TREE CANOPY CREDIT AREA
(73.037 s, )

EXISTING INTERIOR PARKING LOT
LANDSCAPING TREE CANOPY
CREDIT ARFA (TREES TO REMAIN
14375 s.t.4)

(214,836 s.1.1)

PERIPHERAL PARKING LOT SHADE
TREE_ADJACENT TO R.O.W.
(CATEGORY IV DECIDUOUS TREL)

‘ INTERIOR PARKING LOT AREA

3 CATEGORY IV DECIDUOUS TREE
() 2" CATEGORY Ili DECIDUOUS TREE
() 2" CATEGORY I DECIDUOUS TREE
<+\) 2" CATEGORY |V EVERGREEN [REE
(+) 2" CATFGORY Il EVERGREEN TREE

) 2" CATEGORY Il EVERGREEN TREE

NOTE: SEE SHEET 8 FOR 10 YEAR TREE CANOPY CALCULATIONS

N IDENTIFIES PROPOSED NATIVE TREE

IDENTIFIES PROPOSED TREE PLANTED
FOR WILDLIFE BENEFI|

IDENTIFIES PROPOSED TREE PLANTFD
FOR ENERGY CONSERVATION

a

WO IDENTIFIES PROPOSED TREE Pi ANTED
FOR WATFR QUALITY
NC IDENTFIES PROPOSED TREE WHERE NO

CANOPY CREDIT IS TAKEN. THIS TREE
IS A SUPPLEMENTAL TREE TO BE

CANOPY CREDIT HAS ALREADY
BEEN RESERVED WITHIN THIS AREA

LIMITS OF CLEARING

WD mmm—=AND GRADING

**  ALLOWABLE AREA TO BE DEDUCTED
FROM THE GROSS SITF ARFA  THIS ARFA
CONTAINS A 40" WASHINGTON GAS LICHT
EASEMENT, A 25' SANITARY SFWFR
EASEMENT AND PROPOSED DEDICATION
FOR BLAKE LANE

SEE SHEETS 30 AND 33 FOR RPA
RESTORATION INFORMATION.

@i
57
=

e

53
e
ié

E.
&8
~ ST
=
='2°E
I3
® ks
528
ol
go%
ceS:
Ge
e

T
HEE:
3z

z

pt]

££

H

=

s

g

CIRCLE TOWERS APARTMENTS

PROFFERED CONDITION AMENDMENT/FINAL DEVELOPMENT PLAN AMENDMENT
LANDSCAPE PLAN

|

i
Bl
<N

[&f |
Ll
|52
? S |=
Sioig] fh
21818l 12
B E

‘Sgnd?n«‘
e
)5 & | =@

DESIGNED_BY. PLR
DRAFTED BY: CAD
CHECKED BY: PLR

[DATE: JUNE 2009

SCALE:  HOR
VERT

SHEET 9
oo ——
UT: LS

FILE NO___ 0B0B5.01-00

XEFS




1/ \rojuc 2008108085 P an \Cadfles PCA\CBOBSEVM Gwg, EVS, /1772011 9 45:41 a4

COVER TYPE 3

“BUILDING 5
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EXISTING VEGETATION MAP LEGEND:

COVER TYPE &

COVER TYPE 3

EXISTING PRE-DEVELOPMENT
TRCL CANOPY AREA®
(189,956 s.1.x)

EXISTING TREFINE
(FIELD VERIFIED)

YV Y YA

* DEFINES FXISTING TRFE CANOPY COVER AREA
(ON=SITE) IN ACCORDANCE WITH IHE PROVISIONS
OF THE FAIRFAX COUNTY PUBLIC ACILITIES
MANUAL, SECTION 12-0505 1A,

SEE SHEET 11 FOR THE EXISTING VEGETATION
MAP SUMMARY TABLE AND NARRATIVE

SCALE: 1"= 40'

www.becon.com

» Surve)

(703)449-8100 (703)449-8108 (Fax)

BC Consultants

Planners -

wyors -
12600 Fair Lakes Circle, Suite 100, Fairfax, VA 22033
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VA 22033

SEE SHEET 8 FOR THE TREE PRESERVATION TARGET AND STATEMENT.

49-8108 (Fax)

(7
www.becon.com

(703)449-8100

BC Const_qltants

12600 Fair Lakes Circle, Suite 100, Fairfax,

EXISTING VEGETATION MAP SUMMARY TABLE AND NARRATIVE:

. . —
KeY en uny SUCCESSIONAL | conoimion (Aff‘)‘ NARRATIVE
THIS AREA |S DOMINATED HY BLACK LOCUST,
BLACK WILLOW, MAPLE AND TULIP POPLAR
TREES IN THIS COVER YPE RANGE FROM 8" TO
74 EARLY BLACK LOCUSI, 36" dbh. THIS STAND CONTAINS PATCHES OF
” SUCCESSIONAL BLACK WILLOW, OAK, ik FAR T0 e BRIERS, VINES AND MULTIFLORA ROSE SCATIERED
,A FOREST MAPLE AND TUUP 600D THROUGHOUT; HAVING A DIRECT IMPACT ON
COMMUNITY AREA POPLAR SOME OF THE TREES. THE OVERALL QUAUTY OF
THE TREES IS GOOD 10 FAIR, HOWEVER, THERE

ARE_SEVERAL TREES THAT ARE IN VERY FOOR
HEALTH OR ARE POTENTIALLY HAZARDOUS.

ZELKOVA, PINE AND AREAS OF CONSTRUCTED FEATURES INCLUDING
DEVELOPEDAREX CRYPTOMERIA N/A N/A 13.34 Act i BUILDINGS, PARKING AND ROADWAYS. ‘

—COVER TYPE 3

ToTAl 16.03 Act J

EXISTING VEGETATION MAP
CIRCLE TOWERS APARTMENTS

PROFFERED CONDITION AMENDMENT/FINAL DEVELOPMENT PLAN AMENDMENT

EXISTING VEGETATION MAP LEGEND:

mﬁg cowr TrPE 3

COVER TYPE 3

03-16-11

EXISTING PRE-DEVELOPMENT
TREE CANOPY AREA®
(189,956 s.f.%)

AFPUCANT:

EXISTING TREELINE
(FIELD VERIFIED)

AN

DATE: JUNE 2009

* DEFINES EXISIING TREE CANOPY COVER AREA
(ON=SITE) IN ACCORDANCE WITH THE PROVISIONS e ke 2000 _
OF THE FAIRFAX COUNTY PUBLIC FACILITIES

MANUAL, SECIION 12-0505.14 S

[Can NamE C
LAYOUT: FVW-2
FILE NO___08085.01-00
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(703)449-8100

A1 : . ON SHEET 13 FOR INFORMATION
W £ ) ON TREES WITHIN THIS AREA

5

T0, PARCEL 381 (NDT SHOWN). PARCEL 3B1 IS PART OF THE
PCA/FDPA APPLICATION BUT NO DISTURBANCES ARF PROPOSED .
gf THIS AREA. SEE SHEET 6, FXISTING CONDITIONS FLAN AND -
EET 11, FXISTING VEGETATION MAP ‘FOR. ADDITIONAL =
INFORMATION, ABOUT IS AREA %

LEGEND: o
@35
- 5
UMITS OF CRITICAL ROOT ZONE (CRZ) —— —— —— LIMITS OF CLEARING AND GRADING *®) TREE IDENTIFIED AS 'T0 BE REMOVED' g =
=
(RWP)  TREL IDENTIFIED AS 'TO BE REMOVED WITH PERMISSION' (OUTSIDE LIMITS OF X
EXISTING TREE TO BE PRESERVED o~ TREE N CLEARING AND GRADING) B
(@ protecTion () Yo &z
YRR med” KENCE ©) TREE IDENTIFIED AS 'DEAD-TO BE REMOVED' =S
TPYRP) el -
EXSTING TREE TO BE REMOVED - 5T s
T (HZ) TREE IDENTIFIED AS 'POTENTIAL HAZARD-TO BE CONSIDERED FOR REMOVAL = 228
= 7\ 3°
RP) RoOT PRUNE () X
MoLeH AREA (D) &) D (°c) TREE IDENTIFIED AS 'POOR CONDITION' (LESS THAN 40% CONDITION RATING) @ Eé:; g
3
aEg
SEE SHEETS 14, 15, 16, 17 AND 18 FOR TREE INVENTORY AND CONDITION ANALYSIS. SEE SHEET 19 FOR IKLL PRESERVATION NARRATIVE AND DETALLS § E s %
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TREE PRESERVATION AT LEE HIGHWAY B
SCALE: 1"~ 20'
LEGEND: E &
Sife
7
UMITS OF CRITICAL ROOT TREE 1 (R) TREE IDENTIFIED AS ‘TO BE REMOVED' E 3
ZONE (CR2) LIMITS OF CLEARING @ protecron G5 &
W S— e AND GRADING FENCE (RWP)  IREE IDENTIFIED AS 'TO BE REMOVED WITH PERMISSION'
o
(CRZ) /"™, EXISTING TREE AT, AND/OR (OUTSIDE LIMITS OF CLEARING AND GRADING) P
e} el
10 BE PRESERVED A ) TREE IDENTIFIED AS 'DEAD-TQ BE REMOVED"
ROOT PRUNE (5
(CRZ) ™ EXISTNG TREE MULCH AREAG) @ B (HZ)  TREE IDENTIFIED AS 'POTENTIAL HAZARD-TO BE
—={ ® | 70 BE REMOVED CONSIDERED FOR REMOVAL'
i (PC) TREF IDENTIFIFD AS 'POOR CONDITION' (LESS THAN 40%
SCALE: 1"= 20 SEE SHEETS 14, 15, 16, 17 AND 18 FOR TRFF INVENTORY AND CONDITION ANALYSIS. SEE SHEET 19 FOR TREE PRESERVATION NARRAIIVE AND DETALLS CONDITION RATING)

T 1 0

fegr e

%3 (B)

25ipe) . .
0N - 124-

PROVIDENCE DISTRICT

FAIRFAX COUNTY, VIRGINIA

(&)

TREE PRESERVATION PLAN

CIRCLE TOWERS APARTMENTS

151 (6 RWP)
152

265
153 (H2)-
-

“’!501 ( 8 4

PROFFERED CONDITION AMENDMENT/FINAL DEVELOPMENT PLAN AMENDMENT

7-11

DATE

~— UMITS OF FILL ONLY FOR
MICRO-POOL FMBANKMENTS

40 (0, R)
39 (PC, R)
[ 38 (PC, R)

37 (PC, R)

[DESIGNED BY: PLR
DRAFTED BY: CAD

DATE: JUNE 2009
SCALE:  WOR. 1'= 20°
VERT. 17 = 20

SHEET 13 OF 33 |

Eg\; TREE PRESEBVATIQN f‘TfBLAKE LANE

SCALE 1"= 20




viroeat

1 owe 1 182011 506309
TREE INVENTORY AND CONDITION ANALYSIS |
B : TN e = |
TREF [BOTANICAL NAME / COMMON| ¢ ¢ leacgz | CANOP wee [ AVERAGE | gy y 5 < &
et e 5126 [+ocRz|cowomon| CONOTL | R | crom | S| Acines PROBLEMS COMMENTS
o2 B Tale
Vg ()| & e x [ow EHEEIEAE
|2&|3| & |&|E8|S)
) On on incline: heavily
1 Quercus ssp./Ook 21" 21 59 Codominant 55% 40" P pruned; bronch dormuge: A B
one sided.
— I Branches deod/domoged;
2 | Liiodendron tulipifera/Tulip Popler [ 19" | 18 | 66 | Codominant | 50% | 300 | ® one sided, A8
leaning
B lex opoca/Americon Haly e | W 72 | Suppressed | ssx [ 200 | B | x [x]x heculylenbad | - Tuin=Stan
‘ Quercus spp. /Ook 30" | 30 | 94 | Dominant | sex [ 35 e x x| x P s aminar A B
5 Prunus spp./Cherry 120 ] 12 97 Dominant | 100% | 35" R No visible problems. A
& | Zelkova serrota/doponess Zalkova | 12° | 12 | 72 | Codominont | 80% | 30 | R I Branches rubbing A8
7 Zelkovo serrota/Joponese Zelkova | 12" 12" 91 Codominant 75% 30 R No visible domoged. A B E
Heovily pruned;
8 Zwkova serrala/Joponese Zelkovo | 24" 24 72 Dominant 60% 50 L} deud/mhhlnq branch A B F
ngus ot bose
(N — =
Fioking bark; pruning
il e scors, domaged branch
9 | zelova serrata/daponese Zolkova | 24* | 24 | 72 | Dominant | 5% R gty bbb b A8 €
trunk fungus
Girdling roots; trunk
» . . i . fungus, heavily pruned;
10 | Zelkovo serrata/Jopanese Zeikova | 21 2 75 Codominant 70% 50° R branch decay; pruning A B E
Heovily pruned; pruning
11 | Zekovo serroto/uopanese Zaikova | 36* | 36 75 | Dominont | 75% R scars, roots exposed; 3
anches rubbing
Heavily pruned; girdiing;
12 | Zalkovo serrata/Jopanese Zokova | 24* | 24° 72 | Codominant | &5% R coines R s A8 E
pruning scors
Heovily pruned; one sided:
13 | zelkova serrata/dopanese Zekovs | 27° | 27 | 72 | Codominnt | S0x | s0' | R parbi) :‘:,?',i'.ﬁ",“ AF
On_sight indline; roota
14 | Zelkovo serrata/Joponese Zeikovo | 30° | 30° 72 Oominont | 60% | 70° " i Bty A
pruning scars.
Dead/rotting trunk at
| 15 |Liriodendron tulipitera/Tulp Popior | 15" | 15" | 38 | vominamt | 75% | 20° P st fastanon: srond | TN aE e
damage; pruning scars.
Dead/rotting/oroken
16 |Robinia pseudoacacia/Block Locust| 12° | 12 | 50 | Dominant | 75% | s0' | oS Wil Bl S )
culvert.
Limbed up; steep slope;
7 edrus spp. /Cedar c e 78 | codominont | e5% | 10° | Pos erosion; axposed rools; olf-Site
0d_br Mdln
Limbed on bank;
8 Cedrus spp./Cedor a8 8 66 Codominant 95% 10" POS ‘erosion; exposed Iﬂoli, Off-Site
deod branches.
Erosion; exposed rool
19 Pinus spp. /Pine 127 | 122 | 66 | Codominant | 80% [ 15 | PoS into Cedor at.
[ Exposed roots, deod
20 Cedrus spp./Codor 107 | 100 | 68 | Codominant | 95% | 15 | Pos branches; vine covered; oft-site
N N On an incline; erosion,
208 Acer sop. Maple g | 8 72 | Dominant | 8% | 18 | Pos exposed roots; rubbing oft-site
| ndves.
Co g . | On an incline; erosion;
208 Cearus spp./Cedar 8 70 Suppressed | 90% 12 POS expased foots. Off=Site
|
1
| Dying, vine covered;
2 Solix nigra/Black Wilow 12| 1z | s Dominont | 40% | 30° [ x dead/decaying branches; | 7o Sondition
trunk rot; 7
| Leaning; vine covered; [resso
214 |Robinia pseudoocacia/Block Locust| 10" | 10 | 66 | Codominant | 0% | 35 | TED X broken /dead branches; in o
middie of streom. N
28 Salix nigra/Black Willow ® 72 | Codominant | 50% | 15 3 X Ving:coyerads iqroving.in 8¢
2 Acer spp. /Maple L 72 | Codominant | 0% [ 15 | Pos Ying growih: rbbig ofr-site
23 Solix nigra/Black Wilow 10" | 10 | 59 | codominont | 0% [ 35 | P | x [x]x Dead/damaged bronches. | B & | @
¥ line; )
2 Acer sop./Maple 15 | 15 | 68 | Codominont | 40 | 35 | 1w | x [x| x ,?“';:‘g/":o’;' Voo | Hatordoss °
W . o i :
25 Acer sop. /Maple 0" | 10 66 | Codominont | 60% | 35 e X o | i sias
254 Felled Tree - - - RWP - Dead
[ ’ = ) ” " Deod/decaying/rotting/
| 2 [Robinia pseudoocacio/Biock Locust| 8" | & 53 | codominant | 38% [ 20 3 4/ Qeoajig /bt B C
| 27 |Robinia pseudoocacio/Biack Locust| 8" | &' 53 | Dominont | 38% [ 15° 3 Dead/danionud/coting)/ 8. C
26 |Robinio pseudoacacio/Bosk Locust| 8 | & 56 | Codominant [ 50% | 10° P D'“g'/r"ﬂg'ﬂ/"’""'/ B C
Leaning: exposed roots;
ol . vin broken /dead
29 |Robinio pseudoacacio/Black Locust| 8 | 8 4¢ | Dominant | 20% | 10 3 e e o B C
| edge of the siream
T
oge; =
30 |Robinia pseudoacacia/Black Locust| 10" | 10" 38 | Codominant | 30% | 1’ P damaged/rotting/broken | PO Sonditio
bronches i
31 [Robinia pssudoocacie/Back Locust| 15" | 15° | 69 | Codominant | sox [ 35' | P x a0/ Gomeged heorart, B¢
Leaning; domaged
2 Salix nigra/Biack Willow e | @ 31| codominant | 20% [ 15 e x [x] x e cavon. Jomage | Poov. Goadiuicn J
ching.

==
TREE INVENTORY AND CONDITION ANALYSIS (Continuation 2) |
= - st bol-dakal S 2
TREE | BOTANICAL NAME / COMMON CONDI- | CANOPY | crown |AVERAGE @ 8
P - ¢ c : IMMENTS -
e NANE s1ze |+scrz| “TY eion |oenaty S‘;ﬁ% SIATUS ACTIVITIES PROBLEMS COMME .‘
= 3
- I - — - — <3
s =elg] 5 [elzels £=
( , g ; =
n) RO % z 0 (1) ggnﬁmiﬁl - g ES
3w la ajo -
[ N u = &7
E
. - - Dead 8 « =28
33 Deod 15 - R - . z<
® 5
— — 228
B AEE
34 Quercus spp./Oak w0 | o 72 | Codominant | 60% 25 R oiloeoged ek GE I
i2f
(S X b
Exposed roots; leaning; base N P
35 Salix nigra /Black Wilow 15 | 15 | 38 | Codominant | - 65% a0 R decay; insect infestation, | o0 Sondition Sz
vine ¢ J =
| ‘ ) < 38
= £2E
Dying; in deciine; - L]
36 |Robinio pseudoacacia/Bluck Locust| 8" | 8 31| Codominant | 50% 12' R dead /decaying /oroken Poor: Songition: s L
branches; rool girding. ¥ 8
37 |Robinia pseudoacacio/Biock Locust| 8" [ & | 38 | Codominomt | 40% 2 & $dd) damoged/cotliig/beokem) | Poar Condiich é -
. " o ying; bose rot; Poor Condition
38 [Robinia pseudoacacio/Block Locust| 8 | & 31| Codominont |  30% 5 ® sonaged/ttingbroken A g.“
anches; leanin .
Leaning, vine covered, 3
39 Sallx nigra/Block Willow 12| 12 28 Dominant 20% 10 R dead/domaged/broken | Poor Condition i 8
branches; poor conaition . S48 ¢
D
40 Deod 15" - - - R = D-Cud E 8
Leaning; . ¢‘¢
4 Quercus spp./Ock 15" 15 66 Codominant 65% 40" R (9 -
I
t
2 Quercus 5pp./Ock 2| 2 | ee Dominant 0% EC o g 8¢ é
43 Quercus spp./Ook 10" 10 63 Codominant 45% 25 R saning; broken branches. c a m
In standing water; bark oo =
4 Quercus spp. /Ock e | & 38 | Codominont | 38% 25 R decay, leaning, domaged | OO Condition =] =~
branches. J =z
Mojor stem dead; 2 smal | oo oo Z
" : tems alive, o
. /Mopl 2 n R s
45 Acer spp. /Mople 12 12 Dominant 40% 30 deod /dacaying fbroken i [ ] § ® Fﬂ
branches. >
46 Acer spp. /Maple 24" | 24 69 Codominant 70% 58" R Leaning; damaged branches. B, C o = : 2
‘ Z < El
a7 Acer spp./Maple 10 | 10 72 Codominont | 40% ECS R Vina;icovered; isoning::broken c ® g 5 Q:
48 Acer spp./Maple 10" | 10 8 Dominant 40% 25' R Broken bronches. c o § z 4
in stond er; E
49 Acer spp. /Mople 2 [ 21 | 83 | Codominant | 70% 35 P x x| x exposes/siding roota; e c B E Ay -
ered, “broken branches. aa < &
Leaning; vine covered; In z gg
50 Solix nigra/Block Wilow 10" | 10 72 | Suppressed | 20% 1 R broken B C [ ] 28 5%
— Z oE
T p—— Ees @A sk
50 Salix nigro/Block Wilow 10" | e 66 Suppressed [ 20% | 10' P x x| x standing water; broken B C > 5 m ég
branch.
g . B g
" . | 5 In stonding weter, ba: [l
51 Platonus spp. /Sycamore 127 | 12 5 Dominant 50 45 P x x| x devoys oaged Biomehas: H & ; & §
Z &
52 Acer spp. Maple 15" | 15 63 | Codominant | 80 50 » x x| x Orouing 5t bow gq:;n:""'"" CE ; 5 o
Growing ot base of another Z E ‘
524 Quercus spp. /Oak 18" | 15 47 Codominant 55% 38' P X X[ x tree; duu/brokcn/pmnea c g =
branches, S
T o " c EE M
53 Acer spp. /Mople 12 | 12 69 | Codominont [ 40% 30 e fx] x Stem rot; domaged branches.| |, Co 5 8
1 2 E
54 Acer spp. /Mople 15" | 18 63 | Codominant | 50% 55' P x [x] x Stem rot. itlem g O
55 Acer spp. Maple 15| 15 | 72 | codomimant | sox o 80 X inorings e sovecedy bedion] Hacardovs a [
o Pt
" 2 ; " Leaning; crooked/damaged |  Hozardous a
56 Acer spp./Mople 12' 12 66 Dominant 60% 50' 180 x branches. C E U
S
. - ; . ; On an incline; broken
56A | Liriodendron  tulipifera/Tulip Poplar | 8° ) 0 Codominant | 70% 3% 3 x |x| x bl c [ ] E
. ) . Exposed roots; vine covered; I
57 Acer spp.Maple 15t | s 5 | Dominant | 65% 40 » o e c
t = |
58 Acer spp. Maple 150 | s 63 Dominant 65% 4 3 x Domaged/ ‘f:“{";‘ brorches: ¢ & |
]
o ¢ | & i : Dead /broken branches; trunk 3 )
59 Acer spp. /Maple 24 24 56 Codominant 60% 40’ P X aions: Lesect WIEIAtoN c
- o
" o " Hollow/interior trunk rot, | Poor Condition i
60 |Liriodendron tulipifera/Tulip Poplar 3 38 | Codominant | 70% 50 3 x x| x ‘ o] bresdior okt & N
181
8
@ ON OR NEAR THE LMITS OF CLEARING AND GRADING. FINAL STATUS TO BE EVALUATED IN FIELD WITH UFMD SEE SHEETS 12 AND 13 FOR TREE éE 2|15k
PRESERVATION PLANS. SEE SHEET 19 FoR |2 ISR 14150
TREE PRESERVATION NARRATIVE AND EAEA NN
OETAILS, M E e
4 LESS AN 10 FROU STRUCTUR, CURR, SOEWALK, TRAL, OR PAWHG CERTIFIED ARBORIST  [P€SCNeD 8v PR
8 wnan puBLC uTLTY T - DRAFTED BY. CAD
c Hn.! FLOODPLAIN EASEMENT
Jo0  POTENTIAL HAZARD. SIAIUS TO BE DETERMINED IN CONSULTATION WIH THE URBAN FOREST WANAGEMENT DIVSON (UFWD) International CHECKED BY: PLR
H UAJR CODOUNATE v‘r Bl Sociery DAIE: JUNE 2009
o Il 3 SCALE:  HOR. N/A
:ﬁ MMSHW v Po THE UFMD. TREE IS WITHIN UNDIS' D A ‘ p—— e
w u L TURBED AREA BUT CONDITIONS WARRANT TS REMOVA =
X CONDUCI ACITY INDICATED M I CERTIFIED SHEET 14 OF 33
. IAMETER BREAST HEIGHT AS MEASURED 4,8 FEET ABOVE GROUND. )( ennis Dale Dixon
CRZ/CRITICAL ROOT zout'&w £o0T OF RADWS ¢ ro- R EVERY NOH OF TREE UMETER.  CRZ FOR TREES WIH MULTILE § & sy ks £0. NO.
CALCULATED BASEI m BASAL AREA EWVM.ENT TO THE SUM OF THE BASAL AREAS fm M.I. S‘EMS ‘Am CAD NAME CBOBSTTP-INVI Rui
ITION RA! TUNED IN THE LATEST EDITION OF THE GUIDE FOR PLANT Expraten Usie. ec 31,2011 &

PUBLISHED BY THE NTERMATOUAL

VXD, A5, PERCENTAGES, BASKD, ON M ODS
SOCETY OF ARBORICULTURE.
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v propect c o, 384 210000 42280
e —
TREE INVENTORY AND CONDITION ANALYSIS (Continuation 3) TREE INVENTORY AND CONDITION ANALYSIS ( Continuation 4) |
. — il Al dchlodic = = L = — = | =
) A AVERAGE | AVERAGE S
TREF | BOTANICAL NAMF / COMMON 1 . . " CANOPY | CROWN FINAL o o TRCC [BOTANICAL NAME / COMMON CANORPY | CROWN FINAL 133
0 / wer7|C \ ; ! ) o 6 g VITES L 5 3
TEE NaE SIZE RZ| CONDITION | 5aaiO0h [ penaimy sc:ROEv:Nu Jarss|  AcTvITES ROBLEMS COMMENTS e e / SIZE | **CRZ|CONDITION| 56cTioN |pENSITY Sc:'%% Bie ACTIVITIES PRUBLEMS COMMENTS - 3
=
- — —_ —— — — - 2
el mAEL" S
0BH ()| R (1) | % v % o (1) FEEIRRE @E{E OB | g () % 0 (1) A E B E£
2F3| & |EER)S (i EHERRH S - Jis
— | 3| £8
. T <
) = o . Dying: leoning: rubbing/ | Poor Condition I Leaning; dead/damoged | Poor Condition L) LD
61 Solia nije/Black o w L % Coopmmain| V0% s P Gy Mo Heicd 3 94 [Robinia pseudoacocio/Biack Locust| 12 | 12° 28 Dominont | 15% 10 Pos BIONGISE Vs BOor . © sS4
— { | condit off-Site - SQ8
in standing water; T T on *
re - i 3 stream bank; lecning, =
62 Plotanis; $pp./Sycomar 12 2 68 Codaminant:| 708 3o P L feaing, decaying it 95 |Robinia pseudoocacio/Black Locust| 15° | 15' 69 Dominant | 45% 25 POS vine covered; decaying/dead| o &\ 2§
. nches. 7 tx
- v Broken bronches, bottom . [ On streom bank; vine s
i B inan 7
53/[Rablinia; pesydoocacia/Black Locust) 112 2 i Dominont; ||| 70X W 4 X regrowth £ 96 [Rebinio pesudoacacio /Block Locust| 12% | 12° 63 |Codominant| 10% 18 o5 covered; decaying,/bt oken o2&, £=t
B N o branches, poor condition. -, sk
9 B 3 2x
6 Acer spp./Mapic 000 | 30 50 Dominant |  65% 380 ® X Dead/decaying bronches. | S 97 Quercus spp./Ock 8 | & 9 Dominant | 55% 15 ?05 ! No wsiole problems. of-Site Q P
g
— X
In stonding water; . . . On streom bank; vine 8 C
65 Acer spp./Maple 12" 12 69 Dominant 0% 25 P broken /decaying :anchn: wﬂ; scn.m 9% Pinus spp./Pine 14 14 72 Codominant|  50% 20 Pos | | covered; domaged branches Off " Site Q & E E
vine covered. -3
T .3
incline; " i . Vine coveres; damoged B, C =
6 Prunus spp./Cherty 8 72 Codominant | 75% 20 3 dead/ducaying bronches, 8 99 | Liriodendron tullpifero/Tullp Popiar | 22° | 22 72 |Codominant| 60X 25 POS g o Off-Site s 5
eaning
e
- - . = Damaged /broken branches; &
67 Acer spp./Maple 10 10° 59 Dominont 40% 25 P °"m’; A Donk Sons oy 100 |Liriodendron tullpifera/Tullp Poplar | 8" 8 56 Codominant|  20% 15 POS Py {:vaed. paar o ii, -
. tion
. : . On stream bank, 8. C Off—site dead Lree thal Dead
- sop /M ’ te e thal
68 Acer spp./Maple 10 15 66 Codominant | 70% 25 ® domaged branc Multi-=Stem 101 Dead 2| - - - = should be removed by c
i oo b others. ott=Site
. Teaning,
i /) 3 ; i 5 1
69 Uimus spp. /EIm 15 18 63 Codominant BO% 45 3 vine :ovebr’e:(::::d/bmken B C 102 | Lirlodendron tulipifera/Tulip Poplor 3% 72 DesRaRt J0% o P x x| x Damoaged branches; vine
4{ covered.
. " Exposed roots, deod c
Acer Maple 15 15 72 Code t 70% P . run e
n o S 9 e i branches. oF 103 [Robinia pseudoacacio/Block Locust| 27° | 27° 2 Dominant |  65% pos | x Prufiad: ‘erosien;oring
dndiaa iipitede oo i " 10 3 Codbeionl ] oK " & Deod Iree resting on | Poor Condition On on incline; exposed root
T | Eirodendeorulipitaca/Tohp: F.p 12 e 2 branches. (4 104 Fagus spp./Beech w | e 69 |Codominont| 60% a0 Pos | x system; leaning; heavily -_ -
uned.
=
A Mople w 0 94 Codomin x 3 3 No visibl 3 Domoged /broken branches; z
7 car 5pp: /Moph ofont | 0% 25, olbie! probtemE L 1044 | Lirlodendron tullpifera/Tullp Poplar 30 69 Dominant |  65% a0 pos | x ot yoney canaay St ite: )
Beech s
2 7]
Ock - 3 75 i G z
7 Quercus =pp. /! 8 g Codominant | 45X 20 5 Dead bronches. &< 105 lex opaca/American Holly g | & 84 |Codominont| 95% 15 P On an incline; vine covered & =
" On streom hank; lconing: = S 2
A oy 12 2 63 % 3 ing; exposed /girdiing 2
L g sppi/Mople 2 2 Chdominont |, 180N ¥ v, e brewen Bie 106 Prunus spp./Cherry s | 18 53 |Codominant| 4sx 30 [ root: Wk decar: insect z
( =
" T toeay, o intestation, vine covered E 7]
75 |Robinia pseudoacacia /Black Locust| 12 2 53 Codominant | 25% 15 » damaged /broken c . . i On siight inciine; broken 2
PO s B 107 | Liriodendron tulipifera/Tulip Poplor | 15" | 1 72 Dominant 28 3 G0 uats Inclinst ronen B C o ?j
- . Ervcad i g §:z B
7% Acer spp./Maple 15" 15° 69 Codominant | 6 30 3 domage/broken branches; c - . . Exposed roo!
g8 /brckan bra 108 Guercus spp. /Oak 10 | 10 72 |Codominant| 30% 35 ® poeed. 1o c 2 <
z <
. . Broken /damaged | S
7 Platanus spp./Sycamore 12 12 72 Codoinont | 45% 3 kon/agm 8 c e - il - - _ R N -, Ducnd @ E Q" .
/Biack Wil 10 63 Codomin 30% POS i e, a s <
78 Salix nigra/Biach low 10" 3 odominant (L} girdling, vine covered; - N 20 Broken/deod bronches, 7z
ipved: 110 | Lirlodendron tulipitera/Tullp Poplor | &' [} 69 Suppressed |  40% 20 (4 ‘poor. condition. c ﬁ s 4
© 3.
Poor Gondition Z
« " ; Oecaying/domaged n
i doacacia /Black Locust 1 25 n ¥ing, =
79 [Robinio pseudoacacia/Black Locust|  10° o Dominant 5% 10 PoS: branches; olmost dead. off-site 111 | Liriodendron tulipifera/Tulip Poplor | 18" | 18" 72 Dominont | 65% 50' 3 Vine covered; atypical ¢ - 2 Q: g%
" " New growth at bottom; 8 C E -« E M
A i g 3 ' t 3 : )
79A cer spp./Muple 18 18 E Dominant % 20 POS b(ak?n’/.dc(c:‘y':gl:rutmu. Off=Site 12 Acer spp. Mople 2 | 2¢ 7% Codominant|  80x 58' 5 Broken ‘b;rr:.r:;. vine ¢ g E m "-g
p Spened e, guang | ¢ I i = ¢
80 | Liiodendron tulipitera/Tulip Foplor | 40" 40" 69 Codominant |  80% 50° POS broken/ e . a 4 = ; Moderately pruned. =
| ) pracrifiobirdld ott-site 113 [ zelovo serrato/Japanese Zekovo | 36" | 36 72 |Codominant| 75% 70 R bl AB s Z o
8 Acer spp./Maple 12 12 7 Codominant | 50% 2 P0S In stondhng waler; 8¢ Moderately pruned: pruning - B
learing off-site scars, root Z
I Pinus spp./Pine 2 | 2w 72 |Codominant| /0% 50 R o et | A g =
1 Damoged/decaying Poor Condition s E =2 &K
8z Quorcus 5pp./Ock IS 18 18 Dominant |  45% 25 POS bronches; vine covered; 3 E 7]
y i & i no vi
Roosbly dwos oni-She 115 | Liriodendron tulipitera/Tulip Poplar | 21° | 21 8  [Codominont| 75% 50 e x [x x Qeion olnes o Jale a8 Z2E 4
S
83 Quercus spp./Ook 14" 14 72 Codominant |  45% 26 POS In stending water 8 c - =] o
oft-site On an incline; broken
116 | Liriodendron tulipifera/Tulip Poplor | 8" 8" 56 Dominant 35% 20" P X branches; leoning, poor a m
84 Acer spp./Mople ne " 7 Dominant 70% 25 PoS In standing water. oS condon g
N e 117 |Robinia pseudoacacio/Black Locust| 8" | 8 72 |Codominont| 35% 15" e x [x| x On an incline; thin canopy, A [ ) E (D]
" . " ’ in stonding water. B, C ]
85 Acer spp./Maple 9 9 72 Oominont | 40% W POs leaning; vine covered. oif<site 18 Quercus spp. /Oak 2 | a7 66  |Codominant| 70% 8’ Pl x [x] x Bacaying/domaged i B 2
- o
) - in stonding water. B, |
86 Acer spp./Mople 10 1o e Dominant | 58% 28 Pos ‘mm";;m‘- "g""'s“:“ 119 [Robinia pseudoacacia/Black Locust| 15" | 15’ 84 i 65% 40 e x x| x Damaged branches. A [ ]
i
In stonding water, o
; . 2 ; ing; vine covered; .
o7 | Auwr sppiMlopls L b e Dominont || 0% 2 Pos .::?mq roliis ofi-site @ ON OR NEAR THE LIMITS OF CLEARING AND GRADING. FINAL STATUS TO BF EVALUATED IN FIELD WITH UFMD
o in stonding water; top | _
oor Conditon
88 |Rovinia pseudoacacia/Black Locust| 11° w 38 Oominant | 20% B POS Rl
lsaning, vine covered. °" 5“‘
- T SEE SHEETS 12 AND 13 FOR Ti
) “'L:r"”;‘:én;'“'}::::‘ﬂ.d Poor Condition PRESERVATION PLANS. SEE SHFET 19 FOR -
89 [Robinia pseudoacacio/Black Locust| 12" 12 K1l 20% 10 POS s ! Somage B C TREE PRESERVATION NARRATIVE AND 7T
| possibly dead. Qd=6he: DETALLS. AR
73
L-mqu vne covered, 58
v o ‘ osed roote - CERTIFIED ARBORIST &
90 |Robinia pseudoacacia/Black Locust 20 20 53 Dominant 8% 20 POS dluﬂ/dmﬂg‘d hrﬂ"thki e A LESS THAN 10° FROM STRUCTURE, CURB, SIDEWALK, TRAIL, OR PAVING. e DESIGNED BY. PLR
off-Site
vine coverad; poor 8 WITHIN PUBUC UTILITY EASEMENT
conditic c WITHIN FLOODPLAI International DRAFTED BY: SAD
e o HAZARD, STATUS TO B OETERMNED IN CONSUL IATION W THE URBAN FOREST MANAGEMENT DIVISION (UFWO). Socier CHECKED BY: PLR
: Poor Condition (AJOR_ COOOMINA Society
91 |Robinia pseudoacacic/Bluck Locust| 12° | 12 28 Dommnont | 10% 10 POS coriou/ demaged 3 - PRESERVE of Asboscaltire DATE: JUNE 2009
possibly dea Off-ne POS PRESERVE OFF-SITE CERTIFIED ARBORIST SCALE, HOR N/A
fWe CRENOVE | Ac“mgm THE UFMD. TREF 1S WITHIN UNDISTURBED AREA BUT CONDITIONS WARRANT ITS REMOVAL. Lt | SRLWA
. . , . Vi od; vine : . ennis i
92 |Lirodendron tulipifera/Tulip Poplor | 24 24 2 Dominant 65% 30 POS " any " g, : DBIH/DIAMETER BREAST MEIGHT AS MEASURED 4.5 FEET ABOVE GR Dennis Dale Dixon SHEET 18 OF 33
.- CRZ /CRITICAL noov 10( (ONE FOOT OF RADIUS FOR EVERY INCH OF IKEE DIAMETER CRZ FOR TREES WITH MULTIPLE STEMS AF e Nar-a013A, CO. NO.
e CALCUATED BASED o I DIMIER OF A TREE WIN A BASAL MREA EOUNALENT To TE SN OF THE BASAL AREAS FoR ) Srews weasuReD Expkaton Ou: Dec 31 2011 e Tl
- T, . ; , s CoNDITON VIDED AS PERCENTAGES BASED TUNED 1N 1HE LATEST EDITION OF THE GUIDE FOR PLANT APPRAISAL CB0BSTTP-| o
93 |Robinia psevdoacaci/Black Locust| 12 12 75 Dominant ‘ 20% 10 POS Leaning; vine covered oS DUNTIOH NATHIOS (. PROMDSD A8 TENCONTAES D 08 [crou wentony 3 « ¢4
FILE NO. 08085.01-00




© \project 2008108085, Pian Cclies PCA\CBOBSTTP-INVS g, TP INVENTORY 3 & 5. /162011 4.31:44 ot
g
B P — — — — - T — <2
TREE PRESERVATION INVENTORV (Continuation 4) TREE PRESERVATION INVENTORY 15) - - 3
1T I ) ] | | =
c o AVERAGE C CANOPY | CROWN "VER‘GE FINAL "
TREE | BOTANICAL NAME / COMMON e ot CANOPY | CROWN FINAL n TREE | BOTANICAL NAME / COMMON| g 7¢ |escrz|conoimon FINA ACIVITIES PROBLEMS COMMENTS A
i NAME SIZE CRZ | CONDITION | goanl | penaimy mazvm) |sTamSs ACTIVITIES PROBLEMS COMMENTS KEY NAME POSITION [DENSITY SPREAD STATUS E E£
Sf =
— == T == = e I " Fe
wlz| 8 ylewfe w|a wiople =2
k3 - *DBH & z ) [Z<F W
“oun ()] R (1) % % o (1) 833 2 |3|55¢ sl EX ) R % o (1) 8313| £ |3|34/% L
=§|3| & |¥]=Kls =F(3 & [&|Fa(S : S’E
|5 c =%
) Dead/broken branch /e ; A B C [ ) [ ] N':?:
5 g " P acg/broken bianches, vine c 150 [Robinio pseudoocacia/Block Locust| 27° | 27" 47 Dominant 5% 35 P x x| x dead/decaying/missing A B, 5838
120 Acer rubrum/Red Maple 1 15 72 Codominant 50% 30 covered, 50 P /8 bmnchu oo s u;’ g ¢
ou w [ | T [ | | w | W e . i . sel
J u 15 15 'S -odominon| 2 fine covered. e Pgor Condil =
[z Quereun o0 1608 ronia pasudoasosio/mock Lowust| 12+ | 12 | 31 | oomiomt | x| 20 | ¢ | x[x|x | s/ roing |8 EE "sst
0 incl e | S
122 | Liriogendron tulipfero/Tulip Poplar [ 12" 12 8 Codominant 65% 30 P x |x| x On o0 yickis praes; c U s%
Dead
151 ead 15" » - = RwP - < % i
123 | Liriodendron tulipifera/Tulip Poplar r 27 73 Codominant 50% 20 | 2 [ Base decoy. c ‘ 3 g
" " i .| Trunk rol; leaning; U LR
124 | Liriodendron tulipifero/Tulip Poplor 15" 15 84 Codominant 65% 35 P x x| x Broken bronches c 152 Salix nigro/Block Witow 8 8 59 |Codominant|  40% 25 P | deod/broken bronches B C é =
[ Peeling bork, trunk decay, On top of bank; trunk = =3
" 9 " 9 " " Poor Condition Hazerdous =3
Quercus spp./Oak 15° 18° 28 Codominant 55% 45 (4 X X[ x insact infestation; fungus; 153 |Robini cac k Locust| 157 | 15 63 [Codominant| 30% 15 B0 | X [x| x decay; vine covered; [ ]
125 esc/oroken bronchoe S 53 |Robinio pseudoacacia/Black Locu: Co o sice ow cmed S g
On on incline; On top of bank °
" - " s . dead/decaying/domaged | Poor Condit i - g | 3 Pr. ‘deod, A B C
126 | Liriodendron tulipifera/Tulip Poplar | 12 12 38 Codorminant 0% 45 3 x x| x M{m’ """3_/ oo w?&, JorCondivon 154 | Liriodendron tulipifera/Tulip Poplar | 15’ 15° 69 Codominant|  50% 20 P x x| x :.":;’"’;ﬁ:.“.(m,’
poor condition.
[ Leoning, vine covered, one
On on incline; trunk Poor Condition 155 Salix nigro/Black Wilow 0° | e 69 |Codominant| 35% 40' 4 x sio6d; sl o porallel to 8. C
126A |Robinio pseudoacacia/Black Locust! 12" 12 38 Codominant 10% 28" 3 X [x] x damage/decay; insect trunk
infestation; leaning. h T
On steep inciine; |
Trunk damage; insect | Lo oo 156 Acer rubrum /Red Maple 10" | 10 83 [Codominant| 35% 2 P x dead/decaying bronches: | B.C
127 Platanus sop. /Sycomore 12" 2 2 Codominant 0% 2 Pl x x| x infestation, very poor 2
Sondition. SRR an incline; scars; insect
I~ On on incline; trunk " 4 N infestol 3
128 |Robinic pseudoacacio/Black Locust| 12" 12" 38 Codominant 35% 30" P x x| x domage/decay; leoning: | PO ACN“:“"M 1564 Acer rubrum /Red Maple 10° 10 44 Codominont | 30% 20 P X domaged/decaying /dead Piiee &
insect_infestation ‘ bran
= Vine covered; growing on =
. . teep incline; bronch R i . s 3 s
129 | Liriodendron tulipitera/Tullp Popir | 15" 15 53 Codominont | 85% 35 P x x| x il o slo Pl c [ ] 157 Quercus spp. /Ook w | s 59 [Codominant 50 180 X bank; bose fo: Isning Hozrsou é
On an incline; Ieaning; a
130 | Liriodendron tulipifera/Tulip Poplar | 12 12 59 Codeminant 50% 25' 3 Decaieg/domaged c 158 Salix nigra/Black Willow 10 | e 65 |Codominant| 40% 3 P X missing/rotting branches; B CE Z n
trunk rot. a E‘
. . Dead bronch 4 = ; ; : ‘ A B C :Z
151 |Robinio pseudoacacia/Black Locust| 15" 1 53 Codominant | 60% 18 P X sl ooy 159 Acer spp. /Maple 15" | s 63 |Codominont| 5% 30 Pl x [x|x Boss. okt scarw decoing | S | @ i
In deciine; limbed up; deod Decd/decaying bronches, | o9 Condition E ?
b § " . s B e g
132 Pinus sop./Pine Irs 18 50 Dominant 0% 30 R h.fal.f'ga.h;":'in“m A 180 Salls nigra /lack Weiow 12| 2 28 Coflominant], 0% = R insect infestotion. L - E
porking garaga. £ 3 =
On s 161 Dead 10" RWP Deas gz
" e sided; g . . . = , C
133 Pinus spp /Pine 2 2 58 Codominant 50% 25 R O oy i AR AB z < n:
. z <
Trunk domoge; exposed 162 Salix nigra/Black Willow w0 | 75 Codominant|  35% P x |x| x Domaged/rubbing branches. | 4, 8,C. £ | @ g S
134 | Lirlodendron tulipifera/Tulip Poplar | 15" 15" 47 Codominant 40% 20 P x x| x roots /erosion; broken A C 5 B Q_‘ =
branches, poor condition 2838 £
Trunk domoge; exposed 1624 Salix nigra/Block Willow w | e 72 [ gaenly | oasx 25 Pl x [x] x Leaning; bronching ot top. | B, C [ ] Z < E g
135 | Liriodendron tulipifera/Tulip Poplar 12" 12 44 Codominant. 15% 20 P X IX| x raals/-wan. broken AC | 1 1<) E 5
bronches; poor_condition Growing ot bottom of bank; | z © 0 HE‘
On on incline; trunk - X g vine covered, base domage: £ a ®
. = 163 Fraxinus spp./Ash w0 | o 69 30% 2 3 x B C 3
i I 69 Codominant | 65% . R domage; leaning; c oroken/dead /missing
136 Acer spp./Maple 0 10 jom inant 25° mw.cuvn-d.w vines ol lonagy E E m %;;
v - Dead g 2l T
137 | Lirsodendron tuiipifera/Tulip Popiar | 15" 15" 66 Codominant | 45% 20' R | e c 164 Dead 2| - = - = = RWP = B 5 z ; £g
s 2
o N — z =
cling s " . 9 9 Growing next to parkin
1374 | Liriodendron tulipifera/Tulip Poplar [ 10" 0 50 Codominant | 30% 15 R ot e Sois ¢ 185 Froxinus spp./Ash 5 | s 72 Gominont | 70% P o | alkl = omng rext lopakiny | A pcE | @ g é (@)
T Pruned; pruning scars. z
138 Quercus spp./Oak 15" 15’ 72 Codominant | 55% 50' K B"’:‘.".."l.”;f’n:“; e ¢ 166 Prunus spp. /Cherry 19° | s 63 Dominant | 50% 25 R broken bronches; one sided; A z =
.
el
On an incline ;brake uned/oroken lower ‘E= o =
139 | Liriodendron tulipifera/Tulip Poplar | 15" 15 6 Dorminant 25% 25 R bronches; exposed root c 167 | Zalkova serrata/oponese Zekova 72 Dominont | 80X 70 R branches; exposed roots; A S E -
vines covered. nice upper branching. zZ O
an incline, broken Branches touching pole o
140 | Liriodendron tulipifera/Tulip Poplar 12" 12" 59 Codominant 0% 30 R bronches, erosion; exposed c 168 | Zelkova serrata/Japonese Zelkova 7% Codominant 75% R ”?‘f;:‘: D;unedh bvum?"u A a m
ts o branch grow g8
b
11 Dead 15" - - - - ® - Desy 169 Dead 2| - - - - - r - Deod 'E o
- On o steep incline; erosion, <
- . o Dead branches at bottom; 3
Sall i i G exposed roots; branch A C n * y 4 d
142 Salix nigra/Black Willow ® i 59 Codominant 75% 55 R Shdens roois bra 170 Pinus spp. /P 18* | 15 63 [Codominant| 45% 40 R B eanon &
. . . t bott 1 the In decline; pruned/dead
143 Fagus spp. /Beech 12 12 7 Codominant | 60% s | R Goup ot botton of he c 171 |Robinia pseudoacacio/Black Locust| 15° | 15° 47 Dominont | 20% 20 ros | x | branches; litte condpy. on | oy Kite
! teep incline. =]
- = T Dead tree resting on main Deod - A
144 Dead (Semi Felled Tree) | 18" - - - - - R g dglibori et 5 [ er . Irunk decay, cut roots; A 2
| ranch of adjocent tree. ¢ 172 [Robinia pseudoacacio/Black Locust| 15" | 15 50 |codominant| 10% 15 pos | x oot Syt ot s 1
T Growing on (op of stow n = i
; ; s 5 ki vine covered; dou
145 [Robinic pseudoccacia/Black Locust| 12 12 66 Cogominant 25% 20 R Gomoged Ipnchess Tagniy 9 e glelo
| 1o parking lot . ON OR NEAR THE LIMITS OF CLEARING AND GRADING. FINAL STATUS TO BE EVALUATED IN FIELD WITH UFMD A
FIEI
gle
146 Quercus spp /Oak 10" 10 69 Codaminant 40% 2 R On o s rameh c SEE_SHEETS 12 AND 13 FOR TREE 2|38|S
d PRESERVATION PLANS. 'SEE SHEET 19 FOR =197 |-k
TREE PRESERVATION NARRATIVE AND 21511 1| T2
3 = 12136 [
147 | Liriodendron tulipitera/Tulip Poplar | 24" 24 3 Dominant sox | 20 3 x x| x D bm".{;x.m“ Ll o C(‘:‘"“'wI L] DETALS 3 § CIL5 192
I P ] N
T Growing ol boltom of the CERTIFIED ARBORIST HEGEEEE
148 Fagus spp. /Deech 3 & 59 Intermediote | 35% 18 3 X bonki one sided: brok c A LESS THAN 10 FROM STRUCTURE, CURB, SOEWALK, TRAL, OR PAVING. ESIGNED BY. PLR
bronch 8 WTHIN PUBLIC ‘||I.IYV EAM RAFTED BY: CAD
‘ b g g mm Uy ITH THI T PLR
w M
149 Acer rubrum/Red Maple 12 12 63 Codominant | 55% 18 P x Grow ngu:: "anom of bank; CE é\ll) ‘POILN"AI. NAZA:!‘.E g:a:lsl% '0 BE DETERMINED IN CONSULTATION W' € URBAN FOREST MANAGEMENT DIVSION (UFMD) DAT:KE‘[;N:YZ;Q
O [T 3 g x
R : HOR N/A
3 MRNVE (!'f ~SITC SCALE. “;A
RWP  :REMOVE WITH PERMISSION FROM THE UFMD. TREE IS WITHIN UNDISTURBED ARCA BUT CONDITIONS WARRANT 1S REMOVAL B N
X CONDUCT ACTIMITY INDICATED Dennis Dale Dixon SHEET 16 OF 33
. DBH/DIAMETER BREAST HEIGHT AS MEASURED 4.5 FEET ABOVE GROUND. i MA4813A = =
" CRI/CRIICAL ROOT ZONF (ONE FOOT OF RADUS FOR EVERY INCK OF TREE OUAMETER.  CRZ FOR TREES WIN MULTIPLE STEMS ARE co. no
oN A TREE WTH A GASAl ARCA EGMVALEN' TO THE SUM OF THE BASAL AREAS FOR ALL STEMS MEASURED. Expaton Dste. Dec 31,2011 mﬁ—
e ORI RATNES ARE PROVOED X5 PERCENTAGES BASED ON METHOOS QUTLINED N THE LATEST EDTION OF THE GUIDE FOR PLANT APPRAISAL [C4D NauE: CB085TTR-INVS
PUBLISHFD BY THE INTERNATIONAL SOCETY OF ARBORICULTURE. ) AYOUT INVENTORY 5 & 6 ;
FILE_NO. 08085.01-00
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TREE PRESERVATION INVENTORY (Continuation 6) TREE PRESERVATION INVENTORY (Continuation 7) - g
= S== - — — T s .@
o AVERAGE AVERAGE ~ g -3
TREE | BOTANICAL NAME / COMMON o CANOPY | CROWN FINAL IREE 9 CANOPY | CROWN FINAL - 7 . NT TSa
s NAUE SIZE | oo |uonomon| | SSETEL - penstry | crowi | SRS ACTIVITES PROBLEMS COMMENTS Kev [BOTANCAL NAME. / COMMON NAME| SZE | *+cRE |conDImon| S35T0L | Sty | Crow | ACTIVITIES ROBLEMS COMMENTS S 25
g 3=¢g
S 28§
w 5] E RS
" P A R T P 1Y uwlz| 8 ulen AES
ARG ) 82 g 2 ngg R @] x | o 831S| 2 13|35 e 2
X3 B g[5 I3 & |E(EE|S 735
— - -
- S&
73 r:wma pseudoacaeio /Black Locust | 12° | 12" 47 |Suppressed | 15% | 28 | Pos | x Linbad ul bose erosfon; (oing/dsad FoRipven) 203 Pinus spp. /Pine s | e /5 |codominant | 70% | 25’ Pl |x] x Limbed up; yekowing/Whinning cesdies: A U aid
anches. w 3
] — a3
174 Pinus spp./Pine o | 84 Dominant | 100% | 30° R Base erosion; on on incline. 204 Pinus spp. /Pine 15" | 18 78 |Codominant| s5% | 25’ P x|x| x| Limbed up; thinning; deod branches Q g5
B In decline; dead bronches, needle loss, A bed thi hi broken /deaa = s h-
" " 3 ] o] o ’ . Limbed up; thin bronching; br
175 Pinus spp./Pine 12 53 | Codominant| 50% | 20 R i e Two Main Upper Stems || 205 Pinus spp. /Pine 120 | 12 72 | Dominont | s0% | 20 P x x| x - Sronchl A é g
2
8
3 Rul i oot =
176 Quercus spp. /Ock 24| 24 | 8 | Codominant| 70% el x[x e Soass pooad oo aB 206 | Zekovo serroto/Jopanese Zekova | 42° | 42 | 59 | Domimont [ 75% | s’ P x x| x Sbing; branchess poining domages ot | A
o | s Fun trunk; ded: = ! Rubbing/pruned/broken bronches; A8
177 Quercus spp./Ook 18" | 18 59 | Codominont | 50% 4y e X rokonydeod bronches. A8 207 | Pyrus calleryano/Brodford Peor | 18° | 18 84 Dominant | 90% 25 R oo V’;ﬁ’:;é";:,’; onenes. 2 Major Stems
. g \ Heavily limbed up, deod/decaying "
178 Quercus spp. /Ook 15" | 1 86 | Codominant | 55% 38 P i lbepoeggin idbope fain A B 208 [Robinia pseudoacacia/Block Locust | 15* | 15' P Suppressed| 20% 2 POS F:unm/maa/dn?ﬁ:g(::iln bronches; on Ot-site
. . Broken/dead branches; fungus on trunk:
178 Quercus spp. /Oak 2| 2 66 Dominant | 80% | 40 3 Dronche AB =
= exposed . R Pruned/broken /decaying /damaged Poor Condition
209 | Liriodendron tulipifera/Tulip Poplar | 12" | 12 28 | Suppressed| 40% 25 R i o) ok i g B
180 llex opaca/American Holly 10" | 10 63 | Codominant | 55% 15' P Mokt trunk damage/decayt pinkg A Leaning 45, vine cover, one main stem; Hazardous
9 210 |Robinio pseudoacacia/Black Locust [ 12° [ 12 | 25 | Dominant | 10% 15 [ Pos | x [x few branches; dying/decaying /broken Poor Condition £
A8 bronches. Off-Site &
181 llex opaca/American Holly 8| & 7 Codominant |  50% P Major trunk domage; pruning scors. Multi~Stem P T ; =
(2" above ground) 211 | Robinia pseudoacacio/Block Locust [ 10" | 10° 31 | Dominant | 10% | 10" P x[x] x O i . Fonctias; Poor iConditin: | gy g w0
182 llex opoca/Americon Holly 8" 8 81 Codiminant | 50% 20 P Pruning scars; pruning domage. A Flared /exposed roots, on an incll = E
212 Acer spp./Maple 18" | e 63 |Codominant | 55% 40 POS | X dead /broken /decaying branches; thin ort-site = z
1 canopy. Z m
183 GQuercus spp. /Ook 24 | 20 72 Dominant | 90% | 40" 3 Exposed roots; heavily limbed up. a8 KR
» " 3 Broken /rubbing branches; one main . |2}
23 Fagus spp./Beech 10 | 10 72 |Codominant | 50% 15 05 Pt et Off-Site S 2
. =
184 | Zelkovo serroto/Joponese Zelkova | 18" | 18" 72 Codominant | 55% 3 Very thin canopy. A On on incline; fun: B =
- . s Qus, = zZ <
. 214 |Robinio /Black Locust | 18" | 18 41 | Dominant | 30% | 25° | Pos | x [x| x RO ok st B Off-site [ ] £z =
<
Betuic irch 8 | & 69 | Codominant | 75% 20 P Leaning; heavily pruned A . " % I No lower bronch 0sed roots; a
185 etulo spp./B | s Y P Twin Stem 25 Acer spp. /Mapie 1| 1w | 47 | oominont | 20% | 25 | pos ol B ol ort-site Sz <
= Almost decd/few branches; 2% | ord
186 Betula spp./Birch 12| 2 69 | Codominant | 65% 25' P Leaning; minimal lower branches. A 216 | Robinio pseudoacacio/Black Locust 25 Dominant | 50% 12 POS | X exposed roots; leaning; on on incline; Fo Sopdition E =] (a9 g
little or no canopy. ° a s
- g <t g
187 Betula spp./Birch 20| 2 7 Dominant | 65% 25 P Leaning; new lower branch growth A 207 Acer spp./Maple 19" | e 59 [Cocominant| 55% 40’ POS | x °'=“/°°°°Y"°/”"’""/"‘°°"‘° Bronches; Of1-Site 2 S 27
| sided; on on incline E 0 cE
a E 5
188 Betula spp./Birch 12| 12 72 Dominant | 70% 3 3 Exponed:root Temning: o fower A 218 Acer spp. Maple w7 | 75 | Codominant | 45% 20 | pos Broken/pruned branches off Site ] m 8
RE=R
zeikova | 27° | 27 72 Bom 75% 2 3 Moderatel 4, pruning scors. A Oft-site deod tree that should be Dead | g z £E
anes ’ otely pruned; pruni - - - = = = !
109 [ 20k earrolo/doponese: Zeikova 2 et % ¥ pAmes. paunies 29 Decd 3 removed by others. Off-Site 2 ) B =
— =
1 : imbed wp, thiing <anepy, broken Looots Somones o/ iz O
190 Pinus spp./Pine 21 21 69 Codominant | 70% 7% R branches; browning needies. A B 220 |Robinio pseudoacacio/Black Locust | 11* | 11" 59 Dominant | 25% 20 POS 9 o9, 9, 9 off-Site i 1=
S =
4
%] = 7 Moderately pruned; pruning scars; new y i owing ot stump of dead tree; A g =
191 | Zewova serrata/sapanese Zeikova | 21 | 21 75 | Codominant | 80% 40 R Tower Drdch Grovth, AB 221 Prunus spp. /Cherry 8 44 |Codominant | 30% 20 Pos il 4 ,quw /'ms:ng Peostsis or e E @
4 = m
- " | Slightiy " B - " . ing; Icaying branch ut | 8 &
192 Pinus spp./Pine 150 [ s 72 | guppressed | 75% | 30° | pos Thin lower branches Off—Site 222 Pinus spp. /Pine 107 | 10 53 [Codominant | 30% 17 POS x Conning; deod) decuskiy bronches; thuk Ofi-Site z = -
— o o
- Slightl 9
193 Pinus spp./Pine 15 5 | copprantea | 8% | 25 pos Thin lower branches. .. 223 Fogus spp. /Besch n | o 56 Dominant | 40% 25" | pos x Damoged/dead /broken branches - . 5] [a
(oo | o | sem N P mye— § ©
194 Picea spp./ Spruce 8| 8 63 | suppressed | 9% 12 P N actor, s T e A8 224 Quercus spp. /Ook 30 a Dommant | 70% so | pos x branches; exposed roots, compacted il it =
soil =1
: &
Il s g Malr truk domage; domoged/decayog =
Pyrus colleryono/Bradford Pear | 18" | 18 56 | Dominant | 65% | 40 R A8
1951} Pyow colayono/ bronches; trunk fun @ ON OR NEAR THE LIMITS OF CLEARING AND GRADING. FINAL STATUS TO BE EVALUATED IN FIELD WITH UFMD
196 Tougo ‘ﬂ;“:“"":'a‘(/ Carvadian 8| & 72 Dominant | 80% 20' P x Limbed up; slightly thinning. A .
: M
197 Crataegus spp. /Hawthorn 0| 10 5 | Codominont | 65% 20' R Limbedrupy o e o AB 5
Coypt ica/Joponese ! Dead /brok hes; deod/th
' Iwtormeno jopon c | e 69 | Codominant | 50% 15" R e bosk branchasy; deodythinning. A
98 Cryplomeric g 3 needies. SEE SHEETS 12 AND 13 FOR TREE
PRESERVATION PLANS. SEE SHEET 19 FOR
" TREE PRESERVATION NARRATIVE AND
199 | Zolkova serrata/Japanese Zelkova | 24" | 24' 66 Dominant | 80% a5’ R Limbed bl Dﬁﬁg'fc,:‘",‘“;”‘ C ol A8 E DETAILS.
- . . Moderately pruned; pruning scors; one
L nese Lelkova | 24° 24 88 Codominont 85% 60’ R AE
200 | Zekkova serrata/Japo sided; rubbing upper bronches. CERTIFIED ARBORIST_
Heovi: & t girdli widod: ; LESS THAN 10° FROM STRUCTURE, CURB, SIDEWALK, TRAIL, OR PAVING.
N a " eavily pruned; root girdling: one ; WTHIN UnUTY us:um
201 | Zelkova serrata/Jopanese Zelkova | 24* | 24 75 Dominant 85% 60’ P x x| x rubliing/broken ronches. AE [ ] ¢ WITHIN FLOODPLAIN EASE) International
Eﬂ PO'ENHAL NAIMI) sulus Vﬂ BE DETERMINED IN CONSULTATION WITH THE URBAN FOREST MANAGEMENT DIVISION (UFMD). Society
\JOR CODOMINATE STEM:! Y
we|  acewsppoe 5|05 | 7 | oonean | o e ity i i ; P of Adoricbs
POS  :PRESERVE OFF=SIIE i
RWP REMOVE WITH PERMISSION FROM THE UFMD. TREE IS WITHIN UNDISTURBED AREA BU| CONDITIONS WARKANT (TS REMOVAL — CER“FIED N o
X CONDUCT ACTIVITY INDICATED Dennis Dale Dixon
. DBH/DIAMETER BREAST numv AS MEASURED 4.5 FEET ABOVE GROUND. T MAAGEIN SHEFT 17 OF 45
" CRZ/CRITICAL ROOT ZONE Foot &‘ RADIUS FOR EVFﬂV INCH OF TREE DIAMETER. CRZ FOR MES WTH MULTIPLE STEMS
CULATED BASED ON Mum A TREE WITH A BASAL AREA EQUIVALENT TO THE SUM OF THE BASAL AREAS FOR M.L 57[ IS MEASURED. Expration Date: Dec 31, 2011 €0. NO.
CONDITION RATINGS ARE PROVIDED AS PERCEIlI(EA ms:n ON METHOOS OUTUNED IN THE LATEST EDITION OF THE GUIDE FOR PLANT APPRAISAL
PUBUSHED BY THE INTERNATIONAL SOCIETY OF ARBORICULTURE. - CAD NAME CBOBSTTP-INV4 9
LAYOUT. INVENTORY 7 & BJE
FILE NO___080B5.01 00
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@
3
@RS
S
-5
e = — —_— — =
TREE PRESERVATION INVENTORY (C¢ 8) TREE PRESERVATION INVENTORY (C 9) = & =
. — . N i
T o, o AVERAGE AVERAGE | - CES
TREE BOTANICAL NAME / COMMON o CANOPY CROWN FINAL TREE BOTANICAL NAME COMMON -y CANOPY CRON FINAL £ < b i
TEE e S2€ | *CRE |coNDMON| - Z0ST0N | geairy | GROWY |5|’Ams ACTIVIIIES PROBLEMS COMMENTS s Nae 7 SIZE | CR7 | CONDITON | 2350 | opnairy | SROMY | 7Tl ACTMITIES PROBLEMS COMMENTS 'Eg
~ L=
o] [ T ) o el B el el o £1¢
oy |RAD[ % eee % o (1) 8512 2 |3|8h|2 o |R x |om FHE IR M E . 228
2E|3| & (2[EE|S 2E3|m |F[&EIE @®L:i:
- 2 g 235§
3 ©
Braken /dead bronches; | oo ’ Dead branches ALE
225 Pine spp./Pine s | w 31| Codominant | 15% 2 P x| x thin’crown; very poor | FOO" Condition ase|[. Smtemeriakponisa/ioganess | gt [ g 66 | Codominont | 40% a R thinning canopy; AB -]
w browning needles. 2o
- 8
Trunk domage; | in decline; dead s 2= E
226 Acer spp. /Maple w2 | 2 47 | Codominant | 5% 25 POS x dead/missing/ Oft-Site 2524 Cryptomeri m';‘g/“"“"“ & | & 66 | Suppressed | 10% s R branches; browning A B c%
vo\tlnw/wlll branches G | needes; ge
3
trees growing o Dead branches: § ==
A wiomeris ponico/soponese | 5. | . . w0 . De0d brendt
227 Quercus spp./Ook 2| 2 56 | Codominant | 55% 38 PoS x ;:::"‘; Dk:"/‘::’m yoo | l-Ste >3 yptomeria Lo Codominant 8 R g ey, c O .EE
branches. one sided_ | " Stem SN AT T Deat bronches P
Dead/decaying/oroken 254 w Clm-riu 8 | & 66 Codominant |  40% 8 3 thinning canopy, A B -
228 Quercus spp./Ock 7 | 27 63 Dommnont 5% 50" P x |x| x bran :hn, vine covered, B bw-"-'-e needies. 53
B sided. soviy proned g
Onan incline; ; cne: Sophora_japonica/Jopanese 3 pruning scars; &
258 20 | 4 | Dominant | 45% R t AB
229 Pine spp./Pine 100 | 59 | Codominont | 30% 15 3 X “&':Aeﬁ:‘.”/\fe'i.‘l’;"q 5 Pagodotree 20" | 2 0 itastaten, ‘2,’;;“ -
thinning crown. - trunk
On on incline; dead/ . ; 3
% Plne spp./Pre i | 53 | codominont| 0% 25 o | wibelix b oson ° 256 Molus spp./Crabapple 17 | a7 72 Oominont | 75% 20 R Exposed roots A
lecning; thinning crown
= Heovly pruned; trunk
On an incline, domaged
23 Pine spp./Pine & | # 47 | Suppressed | 38x | 20° P x (x| x oronches; lsoning; vine ° 257 |  Sophoro jponica/dapanese | yg- | 1o | 53 | Codominont | 45% | 38° R rot/fungus; pruning AB
vered; one sided. agodatree scars; nsect damage;
i leaning.
- P o | g 5 s i Leaning; deod Pruning scars, broken
232 e 3p./Pine Ll 83 | Sdppresend | 25X | 20 L B8 it branches. ° 258 |  Sophoro joponica/doponese | 45 | 4y | 75 | Dominant | s0x | 3s' R branches; trunk AB
i ‘agodat .
233 Pine spp./Pine | e 69 | Suppressed | 20% 15 R Shon Inchoms oot | e == ]
P 258 Pine spp. /Pine w0 | 10 B | somnir,| e 20 ® Thinning: one sided A z
23 Pine sop. /Pi & | 8 54 | cod 3% R il e Damaged/spiit /proned 2
4 e sop. /Pine | Codominant 18 covered; one sided; | Poor Condition " amaged,/spit /prune:
brown nesdies; poor 260  Sophora Joponica/Japon e 66 |Codominant| sox | 3 R branches; fungus A z n
condition growth. ; E_‘
- . . Dead/broken branches; Sophora _joponica/Japanese . . Slightly Pruning scars; A =
235 Pine spp. /Pine 8 8 59 Codominant | 25% 15 P X i {runkfcanoy. B 261 oo 15 | 15 69 Suporessed | 40% 50 R mmnmg/wl sidea; | 2 Main Upper Z
b ok fungus Bronches. E - ;ﬂ
] . i i On on incline; dead " (. Dead branches; limbed =
2% Fing) app/Fine 7 ) 12 68 | /Codominant || 40X » Ll 3 branches; thin crown. 8 262 Pine spp. /Pi 15" | 15 69 |Codominant | 65% 55 R et i A ; 2 E
| a
A . " - . " . Thin crown; split/ Off—site dead tre n
237 cer 3pp. /Mapl 12 | 12 41 | Codominant [ 30 | 25 3 x Thinjcrown; S Bt 3 # | - ~ i - B site dead trae D00 g€z E=
‘ e oo e | Rt £z
238 Prunus spp./Cherry s | @ 58 | Codominant | 55% 25 R one sided; broken 8 Gn an incline; Sz <«
branches. 264 Codrus ssp. /Cedor e | & 72 | Codominont [ 95% & POS erosion /exposed roots;| o B ==}
| i On an incline; dead/ 8 bronches limbed up. z E Ry 5
239 Pine spp./Pine " n 63 Cogominont |  45% 30 Pos | x [x| x damaged branches; thin f-Si a £
kin Off-Site ) Siightly Top of the bank; a8 <« H
e 265 Prunus spp./Cherry e | 8 65 | Superessed | 5% | 25 Pl x x| x erotic/broken /decd ABC ) 2 z £
240 Pine spp./Pine 140 | e 78 | Codominont | 0% 300 | pos | x x| x domaged/thinning oH-Site ronenes. £ 0 H E
branches. - ' '
& a gz
ON OR NEAR THE LIMITS OF CLEARING AND GRADING. FINAL STATUS TO BE FVALUATED IN FIELD WITH UFMD Z3
20 Prunus spp./Cherry 120 | a2 72 | cosominant | 55% 25 R s 8 L4 & 2 a1 - s
Z £
B = g E
202 Acer spp. /Maple & | & | 72 |Codomnant| 30x | 25 | pos x Qpdnckom Jeooiogs oft-Site 2 B H
— zZ =
Teaning; on on inclin gz O
243 |Robinio pseudoacacia/Black Locust| 8" | 8 47 Dominant | 35% 15 POS x domoged/dead Off-Site [ ] ! =
- branches, one sided z =~
broken/ 5=
243A|Robinia peeudoacacia/Block Locust| 18" | 18 | 44 | Dominont | 25% | 20" R deod /rolting bronces; | '1o29rdous =
s E g 5
8 2
i z =
/8 Locust| 18" | 18’ “« Dominant 30% 25 R -\t 8 o
- — 8 s
244 | Zelkova sorrata/Japonese Zekovs | 30° | 30 59 | Codominont | 70% 50 Pl ox fx| x roots; compacted sall; A ] e
uning scars. o (&)
Exposed roots: heavily S
245 | Zeikova serrata/Jopanese Zetkova | 27° | 27 | 53 | Codominant| 70% | 60’ e x x| x PR i B g 8 A &
rubbing branches. B
Loaning;
246 Pine spp./Pine 32| 32 63 Codominant |  55% 30 R thinning/dead /decaying |  Hozardous
/broken branches. d
Leaning: thinning;
P - 8 " 5 ’ deod/decaying/broken |  Mazerdous SEE SHFFTS 12 AND 13 FOR TREE
247 ine spp./Pine 20° 20 50 Codominont 45% 25 R branches, browning A B PR‘VRVA“N PLANS. SEE SHEET \9 FOR
| noedies. £ PRESERVATION NARRATIVE AN(
T A DETALS
248 Pine spp./Pine 8| @ 53 | Suppressed | 20% 20 R b uk""'}:‘.:;";"u’,;mu :‘,;‘;'_::;’"2’
| Irees) CERTIFIED ARBORIST
= A LLSS THAN 10" FROM skucmﬂ'z. CURE, SIDEWALK, TRAIL, OR PAVING. -
249 Pine 3pp. /Pine 24 | 20 | 69 Dominent | 60% | 60° R ooy Bl A8 T Neicnstiond
| T80 POTENTIAL HAZARD. STATUS TO BE DETERMINED IN CONSULTATION WITH THE URBAN FOREST NANAGCMENT DIVMISION (UFMO) :
€ MAJOR INATE STEMS Society
250 Dead [ - - R - oeu P pkae i of Arboriculture
. POS PRESERVE OFF -SITE
Timbed upr Thin ot AW REUOVE W PERMSSON FROU T UFWD. TREE IS WTHN UNDSIUNIXO AREA BUT CONDTIONS WARRAN TS REMOVAL M CERTIFIED ARBORIST
yotom: i . cono v is ;
2 | Comtomee Sporce/smnese | g | g 50 | Codominant | 30% | 10" R bostoms: dund/bcchan A8 *  DBH/DIAMCTER BREAST HEIGHT AS MEASURED 4.5 FEET ABOVE GROUND. Dennis Dale Dixon
| | Pl bl 2 /CRICAL S0OT ZONE (@ FOOT OF RAGS FOR EVERY WCH OF WEE OUMETER. | CRZ FOR TREES WIH MULTOLE STEMS ARC Gothoon Mmiee MA@
- — CAICULATED BASED ON THE DIAMETER OF A TREE WTH A BASAL ARCA CQUIVALENT T0 THE SUM OF THE BASAL AREAS FOR AL STEMS MEASURED, Expunton Do Dec 11,2011 SCALE. HOR, N/A
e DITION RATINGS ARE PROVIDED AS PERCENTAGFS BASED ON METHODS OUTLINED IN THE LAVESY EDITION OF THE GUIDE FOR PLANT APPRAISAL .
"PUBLISHED BY THE INTFRNATIONAL SOGIETY OF ARBORICULTURE . VERT W/A
SHFET 18 OF 33
CO_NO.
CAD_NAME: CBOBSTTP-INVS |
LAYOUTINVENTORY ¢ & 10 [§
FILE NO. 08085.01-00




. rojecE_2CUN\DWUES YAan asties PCANCSIBSTTP-DET.cwg. TTP DET, 3162011 5:05:01 P

PRIOR TO ANY CONSTRUCTION ACTIVITY. ALL -
INDIVIDUAL AND GROUP'S OF TREE!

UR
MAY BE SUBSTITUTED WITH THE APPROVAL OF
FAIRFAX COUNTY.

- WHERE APPROPRIATE, BASED ON EROSION AND

'SEDIMENT CONTROL PLANS, SUPER SILT FENCE

MAY BE USED AS TREE PROTECTION FENCING

 TREE PROTECTION FENGING SHALL 6E MADE CLEARLY VISBLE TO
N PERSONNEL_ SIGNS. INENGLISH AND SPASH:
oHICH STATES THLL TION AREA - KEEP OUT" SHALL BE
INSTALLED ON TREE PHOTEGTION FENGING EVERY
- ACERTIFIED ARBORIST SHALL MONITOR THE INSTALLATION OF TREE
PROTECTION FENCING.

10 0R LESS 08
CENTER

NOT TO SCALE

é 1 }TREE PROTECTION FENCE
19

CERTIFIED ARBORIST

International

Society

of Arboriculture

CERTIFIED ARBORIST

Dennis Dale Dixon
MA4913A

Dec 31,2011

TSR et

| =
)
““%ﬁ’(ﬁ = |z

MULCH T THE s
OF

TREE PRESERVATION AREA

KEEP OUT

NO EQUIPMENT OR MATERIAI S ARE TO BE STORED UK
DEPOSITED WITHIN THIS AREA TRAFFIC BY CONSTRUCTION
EQUIPMENT AND PERSONNEL IS PROHIBITED.

- (CONSTRUCTION COMPANY NAVE)
TRER PROTECTION AREA i (GOMPANY CONTACT PERSON & TELEPHONE NUMBER)
3
| onaoms) wrn PENALTY FOR VIOLATIONS
ICTLY ENFORCED
PRIOR TO ANY C/ AC'MTV uvmmn FOR SISt
/ATION ALONG THE LI GRADING
- SPREAD w\.cn BY HAND TO A UNIFORM THICKNESS. SPECIFICATIONS:
'SHALL BE ROOT PRUNED WHERE SPWNW THE PLAN OF 4 INCH DIMENSIONS. WIDTH. 17 INCHES MINIMUM
VEIGHT 11 INCHES MINIMUM
ROOT PRUNNG SHALL BE CONDUGIED USING A TRENCHER OR R B CONER TD MG SR B TR RN
CRITICAL ROOT ZONE AS POSSIBLE UP 10 10 FROM ETTER COLOR BLACK.
- THE ROOT PRUNING TRENCH SHALL BE A MAXIMUM OF 6 INCHES. Ta CEMTEE e T ren 1 ©.5 INGH MINIMUM (LARGEST)
WIDE ANU 18-24 INCHES DEEP. ONCE COMPLETED. THE ROOT .
= MULCH SHALL CONSIST OF A WOODY MATERIAL THAT LETTER 2- INCH MINIMUM
PRUNING TRENCH SHALL BE IMMEDIATELY BACK FILLED. HAS BEEN CHIPPED OR SHREDDED OR OTHER LETTER 305
APPROVED MATERIAL. LETTER 4: 0.375 INGH MINIMUM (SMALLES

-ROOT PRUNING SHALL BE CONDUCTED UNDER THE SUPERVISION
OF A CERTIFIED ARBORIST.

/2 "\ROOT PRUNING

Wum T0 SCALE

[y

SEE SHEETS 12 AND 13 FOR TREE PRESERVATION PLANS. SEE SHEETS 14,15, 16, 17 AND 18 FOR TREE INVENTORY AND CONDITION ANALYSIS.

SITE MONITORING SCHEDULE

LIST OF DUTIES

DATE

T

DESCRIPTION OF DUTIES

PRE~CONSIRUCTION MEETING IN FIELD TO
WALK LIMITS OF CLEARING AND GRADING

SPECIFIED BY UFMD

»Rm vo YHE PRl' umsmucnm MEETING AND BEFORE ANY CLEARING, GRADING OR DEMOLITION ACTIITIES HAVE OCCURED, A CERTIFIED ARBORIST)
ING AND GRADING WITH A REPRESENTATIVE FROM FAIRFAX COUNTY'S URBAN FOREST ?/\NAGEMENV DMSloN (o,
TREES

|SHALL 'S OF CLEARI
T0 Dzrmums m[n( ADJUSIMENTS TO THE CLEARING LIMITS CAN BE MADE TO INCREASE THE SURVIVABILITY OF

OCCUR ALONG THE EDGE OF THE LIMITS OF CLEARING AND GRADING, AND/OR TO IDENTIFY HAZARDOUS, DAMAGED OR DISEASED TREES mn NEED
10 BE REMOVED.

INSTALLATION OF TREE PROTECIION FENCE

AFTER UFMD'S APPROVAL OF
LOCATION

[THE INSTALLATION OF ALL TREE PROTECTION FENCING SHALL RFORMED UNDER THE SUPERVISION OF A CERTIFIED ARBORIST AND ACCOMPLISHED
N A MANNER THAT DOES NOT HARM EXISIING VEGETATION AT RFQUIRED TO BE PRESERVED. AT LEAST THREE DAYS PRIOR TO THE
(CEMENT OF ANY CLEARING, GRADING OR DEMOLITION ACTIVITIES AND PRIOR TO THE INSTALLATION OF TREE PROTECTION FENCING. UFMD
smu. BE NOTIFIED IN WRITING AND GIVEN THE OPPORTUNITY TO INSPECT THE SITE TO ASSURE THAT ALL INDIVIDUAL TREES TO BE PRESERVED AND
ALL AREAS TO BE LEFT UNDISTURBED HAVE BEEN CORRECTLY DELINEATED.

CONSTRUCTION/ SITE ANALYSIS

MONTHLY ANALYSIS OF SITE
OR AS SPECIFIED

BY UFMD

THE APPUCANT SHALL ACTIVELY MONITOR THE SITE TO FNSURE THAT INAPPROPRIATE ACTIVITIES SUCH AS THE STORAGE OF CONSTRUCTION
MATERIALS, DUMPING OF CONSTRUCTION DEBRIS, AND TRATFIC BY CONSTRUCTION EQUIPMENT AND PERSONNEL DO NOT OCCUR WITHIN THESE AREAS

LANGUAGE: ENGLISH AND SPANISH (SEFAN\TE mns;

~ MULCH SHALL NOT TOUCH THE BASE OF THE TREE.

/3°\PROTECTIVE MULCHING
g frorrosone ———

NOTE: ALTEHNATE SIGNAGE MAY B SUBMITTED TO FAIRFAX COUNTY
FORAPPROVAL

(4-\TREE PRESERVATION SIGN
{19/ worToscae Tinr- s s e

TREE PRESERVATION NARRATIVE:

ALL WORK PERFORMED IN ASSOCIATION WITH IHIS PLAN SHALL MEET OR FXCFED CURRENT INDUSTRY STANDARDS AS PUBLISHED BY THE
INTERNATIONAL SOCIETY OF ARBORICULTURE (ISA). AMERICAN NATIONAL STANDARDS INSTITUTE (ANSI), UR THE TREE CARF INDUSTRY
ASSOCIANION (TCIA). IN THE EVENT TREATMENTS PRESCRIBED ARE NOT COVERED BY AN EXISTING STANDARD, WORK SHALL MEET OR EXCEED
STANDARDS APPROVED BY FAIRFAX COUNIY'S URBAN FOREST MANAGEMENT DIVISION (UFMD).

2 THE DEVELOPER SHALL RETAIN A CERTIFIED ARBORIST (“THE ARBORIST™) 10 ENSURE THE PROPCR IMPLEMENTATION OF THE TREE w:scnw«nou
PLAN (*IHIS PLAN"). AL WORK REQUIRED BY THIS PLAN SHALL BE PERFORMED UNDER THE DIRECT SUPERWISION OF THE ARBORIS
SPECIFIED IN THE SITE MONITORING SCHEDULE AND T0 ENSURE THAT ALL ACTIVITIES ARE CONDUCTED IN ACCORDANCE WITH THIS P!AN‘ ANY
APPUICABLE. DEVELGPUENT CONDITIONS AND/OR AS APPROVED BY UFMD. MONITORING SHALL OCCUR AT ALL TIMES DumNG THE INSTALLATION
PROTECTION FENCING AND, DURING SNY. CLEARING OR GRADING, REMOVAL OF TREES, VEGETATION, OR STRUCTURE: THi
TRANSPLANIING OF TREES OR VEGETATION O, ANY OTHER SWILAR ACTVITIES ON THE SITE WM 25 SEET OF THE LM TS, OF CLEARING AND
ADING.

PRIOR TO ANY CONSTRUCTION ACTIVITY, ALL INDIVIDUAL TREES AND GROUPS OF TREES SHOWN 10 Bk PRESERVED ON THIS PLAN | SHaLL
PROTECTED BY FENCING AS SPECIFIED ON THIS PLAN. THE PROTECTIVE FENCE INSTALLATION SHALL BE MONITORIED AS NOTED I

MONITORING SCHEDULE. THE FENCING SHALL BE MADE CLEARLY 0, ALL CONSTRUCTION PERSONNEL. _ THE FENCING SkALL BE INSYALLED
PRIOR T0 ANY WORK BEING CONDUCTED ON THE SITE, INCLUDING THE Deuounow OF ANY EXISTING STRUCTURES OR FENCES. THE ARBORIST
MUST VERFY IN WRITNG THAT THE FENGING HAS BEEN INSTALLED PRIOR TO ANY WORK OR DEMOLITION ACTIVITIES AND IN ACCORDANCE WTH
THE STANDARDS SET FORTH BY THIS

THE ARBORIST SHALL WALK THE LIMITS OF CLEARING AND GRADING WITH AN URBAN FORESTER FROM UFMD AS NOTED IN THE SITE MOMTORNG
SCHE

TREES THAT ARE IOENTFIED N WRITNG B
RBED AREA MAY BE REMOVED AS PART OF THE CLEARING OPERATION. ANY TREE THAT IS SO
AW AND_ SUCH REW OVAI smu BE ACCOMPLISHED IN A MANNER THAI AVOIDS DAMAGL T0
UNDERSTORY VEGE TATI P MUST BE REMOVED, THIS SHALL BE DONE USING A STUMP
GRINDING MACHINE IN A MANNER cwsmc AS LITIE mstnNcE As Passsnu: TO THE ADJACENT TREES AND ASSOCIATED UNDERSTORY
VEGETATION AND SOIL

5 ALL TREF PRESERVATION RELATED WORK OCCURRING IN OR ADJACENT TO TREE PRESERVATION AREAS SHALL BE ACCOMPLISHED IN A MANNER
THAT umuzzs DAMAGL 10 VEGETATION TO BE PRESERVED, INCLUDING ANY WOODY AND/OR HERBACEOUS VEGETATION OCCURRING iN THE
ums TREES DLSIGNATED FOR REMOVAL ALONG THE LTS nr DISTURBANCE SHALL BE REMovED USING A CHAINSAW SO AS 10 AVOID
DAM GETATION THE USE OF POWER EQUPMENT N THESE AREAS SHALL
BE uum:n 10 SMALL HAND- OPERATED: FQUIPMENT SUCH AS OIANGA REQUIRES THE USE OF LARGER MOTORIZED

EQUIPMENT SUCH AS, BUT NOT LIMITED TO, TREE TRANSPLANTING SPI\DES S LOADERS YRACTORS OR ANV ACCESSORY OR ATIACKMENT

CONNECTED TO SUCH EQUIPMENT SHALL NOT OCCUR UNLESS REVIEWED AND APPROVED IN WRITING BY UFMI

“

-

AS PART OF THE IMPLEMENTATION OF THIS PLAN AND THE SITE PLAN, MANAGEMEN| PRACTICES SHALL PROVIDE FOR THE PROTECTION OF
UNDERSTORY PLANT MATERIALS, LEAF LITTER AND SOIL CONDITIONS FOUND IN AREAS TO BE LEFT ANGISTURBED, SUBJECT TO THE APPROVAL OF
JCANT SHALL Acnvn.v MONITOR THe SIE 10| mw: THAT INAPPROPRIATE_ACTIVITIES SUCH AS THE STORAI
consmucnou MATERIALS, DUMPING OF CONS IRU munc 8Y CONSTRUCTION EQUIPUENT AND PERSONNEL DO No OCCUR
AS. " THE UNDENSTORY PLANT MATERIALS. LFAP (ITTER. AN ONS SHALL BE RESTORED BY THE APPLICANT TO
me SATISFACTION OF UFAD IF THESE ARE FOUND. T0 BE DAMAGED, REMQV}'_D R ALTERED I A MANNER NOT ALLOWED IN WRITING BY UFMD.

£

PRIOR 10 IHE_SITE PRE-CONSTRUCTION MEETING AND SITE WALK WITH AN URBAN FORESTER FROM umo AND THE ARBORIST, 1HE APPLICANT

1
SHALL HAVE THE LIMITS OF CLEARING AND GRADING MARKED WITH A CONTINUOUS LINE OF FLA

PRIOR TO THE COMMENCEMENT OF ANY CLEARING, GRADING, OR DEMOUTION ACIIVIIES AND PRIOR TO THE INSTALLATION
THE SITE TO ASSURE THAT ALL

AT LEAST THREE OAYS
’mcnm Finumstgm SHALL BE NOTIFIED IN WRITING AND GIVEN THE OPPORTUNITY TO INSPECT

INDIVIDUAL TREES AREAS TO BE LEFT UNDISTURBED HAVE BEEN CORRECTLY DEUNEATED. UFMD SHALL PROVIDE
WRITTEN NO' m THE APPLICAN O WHETHER OR NOT THE ARCAS HAVE GLEN DELINEATED CORRECTLY. IF IT IS DETERMINED BY UFMD
THAT THE ARE NOI DELNEATED CORRECTLY. NG, ORADIVG OR CONSTRLCTION ACTNHEe DAL SR O THE SUBJECT PROPERTY
UNTIL THE DEUNEAHUN IS CORRECTED AND FIELD VERIFIED BY THE UFMD.

9 BOOLERUNING ROOT PRUMNG SHALL BE PERFORMED WIERFVER CRADFS WL BE ALTERED WITHIN TWE CRIICAL ROOT ZONE OF A TREE 10 b
PRESIRICD AND SHALL BE CONDUCTED WHERE SHOWN ON THE PLAN OR AS MOST PRACTICAL GIVEN SITE CONSTRANTS. A VIBRATING PLOW,
TRENCHE CUTTER OR ARBORIST APPROVED EQUAL SHALL A DEPTH OF 18 INCHES. IF A TRENCHER IS USED THE TRENCH

5D 16
SHALL BE BACKPLLED MUEDITELY TO' PREVENT ROOT DEHYDAATON. - SL] FENGE 15110 BE INSTALLED AT THE LMATS, THE ROOT PRUNNG
TRENCH MAY BE USED FOR THE INSTALLATION OF SILT FENCE. WHEREVER POSSIBLE, ROOT PRUNING TRENCHES SHOULD BE MULCHED WITH
WOOD CHIPS OR MULCH FOUR INCHES DEEP
10. WOOD CHIPS OR MULCH: WOOD CHIPS OR LEAF AND BRANCH MULCH SHALL BE PLACED AROUND IHE LIMIIS OF CLEARING AND GRADING IN

S
D MORE THAN TEN FEET BEYOND THE LIMITS OF CLEAR
NO MORE THAN FOUR INCHES WITHIN THE PRESERVATION AREAS.
PRESERVATION AREAS, (WITHIN THE DISIURBED AREA), CHIPS OR LEAF AND BRANCH MULCH MAY BE PLACED AT A DEPTH NOT TO EXCEED TEN
INCHES.

BC Consultants

« Surveyors -

12600 Fair Lakes Circle, Suite 100, Fairfax, VA 22033

(703)449-8108 (Fax)

www.bceon.com

(703)449-8100
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[/ 2\ POLE LIGHT DETAIL / 3\ METAL FENCE

@ NO SCALF A\ 20/ OR EQuAL NO SCALF
GHTING SPECIFICATIONS ARE TO BE PROVIDED LIGHTING SPECIHICATIONS ARE 10 BE PROVIDED

PER SECTION 7-1000 OF THE FARFAX COUNTY PER SECIION 7-1000 OF THE FARFAX COUNTY

P OR EQUAL PEM. OR EQUAL

/1" POLE LIGHT FIXTURE
@ NO SCALE

/ 4\ BENCH /5 TRASH RECEPTACLE /6 PLANTER
\2_0/ OR CQUAL NO SCALF @ OR EQUAL NO SCALE 20/ OREWAL NO SCALE

THE IMAGES ON THIS SHEET ARE TO CERTIFY THE QUALITY OF THE PROPOSED DEVELOPMENT AND ARE SHOWN FOR ILLUSTRATIVE PURPOSES ONLY.
THE DEVELOPER RESERVES THE RIGHT TO CHANGE THE DESIGN, QUANTITIES, AND/OR LOCATION DUE TO FINAL ENGINEERING REQUIREMENTS.
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ALTERNATE 1 GARAGE

PARKING SPACE TABULATIONS

RA:SDISETALigW PARKING SPACES PROVIDED:
SURFACE SPACES:
SERVICE AREA.
|74~ NOTE: AREA CAN BE WESTERN GARAGE SPACES:
Iz CONVERTED TO GARAGE SPACES:
’ ‘ J ‘1 | ‘ I li ‘ t g ::)22&?‘8: LEVEL GI GARAGE SPACES:
4 *‘L VA _ | we ooaren witiidi LEVEL G2 GARAGE SPACES:
1 A [ parxinG DECKS
/ IF DETERMINED BY TOTAL SPACES:
[ APPLICANT

NOTF. THIS IS A CONCEPTUAL PLAN ONLY. FINAL LAYOUT TO BE L)EItHMJyLD WITH THE FINAL ARCHITECTURAL DESICN
I - - — < =

ALTERNATE 2 GARAGE

PARKING SPACE TABULATIONS:

PARKING SPACES PROVIDED:
SURFACE SPACES:
WESTERN GARAGE SPACES:
GARAGE SPACES:

LEVEL Gl GARAGE SPACES:
LEVEL 2 GARAGE SPACES:

TOTAL SPACES:

LIMITS OF GARAGE ALTERATIONS

RESIDENT STORAGE
AND BUILDING
SERVICE AREA.
| NOTE: AREA CAN BE
CONVERTED TO
ADDITIONAL
PARKING OR
RELOCATED WITHIN
PARKING DECKS
IF DETERMINED BY
APPLICANT

BC Consultants

Suite 100, Fairfax, VA 22033

;
i

PROFFERED CONDITION AMENDMENT/FINAL DEVELOPMENT PLAN AMENDMENT

PROPOSED GARAGE PLANS

PROVIDENCE DISTRICT
FAIRFAX COUNTY. VIRGINIA

AYOUT

GARAGE

FILE NO__ 0B0BS.01-00
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Water Quality Impact Assessment
Circle Towers Apartments
Fairfax County Tax Map No. 048-4-((01))-0003
July 19, 2010

Preparcd By:
BC Consultanty, Inc:
12600 Faur ke Circle
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5620 Cox Rowd
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Glen Allen, VA 23060

BC Jub & 08085

RPA

1) Aol o wil ¢ i iohs R4, This RPA sl sttty sl
drainage area RPA
actes. The only time this charnel recerves significant wmounts of rasoll is durung very large
torm events whea the box culverts under Blake Lanc ure full and hydraulic pressuse pushies
waer nko the el cuvt. Therelor, 3 stom sewer ol rupned o et mone ol
into the RPAThis will allow more water (0 inflrate {10 the soil rather than being
dounsram by box ubvers Reor 0 Appendix B

Impervious area will be removed from th KA. Some of the exisung parkinng ot that
s withinthe RIA will b emovee ad restored. The consructon
Lanc frontage impeavements wil result in an additional 4,130 square feet of impervious
s e 1P o ccount fo the whitons]mprvios s, 4,260 quarsfotof exiting
parking lot and trail wil be removed from the RPA_This 5 an overall decrease of 130 square

feel. s decrease i Lmpervious area within the: KPA will help provide watcr quality bencfits
(Reer W Appeidix B

3) Wader gty iprovewt il s e i the KP4 Addona vate .....m,
bearelits will

R avt: Al RPN cohasoamase pu.u..w il b provdet 0
further advance the walcr qualty benefits of the iistu-pools. (Refet 0 Appendix B)
9.l RbA il b prsacid, Th e ofspe i e i comtiton il seve
the potential e w
auality within the RoA

il will comply with

performance criteria of this Chapter

Ihe propased construction of ihe pavare road meets the gencr performance criteia et forth in
8:3.42) uf the Chesspeake Bay Preservation Ordinance

Section

W No more lnd shall be disturbed than 1s necessary w provide for the proposed
use, developmen, o redevelopment

The Impact . ocation Map (Appendix B) illusrates the intended limits of clearing and
iy roachment 1 the lcast amount necessary 1o clear and grade for the
improvements. A bndge span with abutments and retaining walls adjacent 10 the road are
proposcd to lessen the disturbance 16 the RPA

1) inadigenous vegetaton shall be preserved tu the maximum cstent practicable
Consistent with the wae. development. or redevelopmicnt proposed

As shown an the RPA Kestoration Plan (Appendix B), e indigenous v<getation coupled
il e popused andcping il seve 8. bl 1 s e sy
protection and miligai the elfects o the RPA encroachmen

Where the best management pactices uilized require regular or perodic mamienance 1n order o
continue their functions, such mainicnance sl be

Table of Contents
Objective__
Applicabilty = =
of the Water Quality Impact A: e
3 Bowndary of the RPA

) Location and Narure o Inpac_
o Justficanon of the Propused Impaci_ .

) Disturbance of Wetlanids B

< Propased Best Management I'rociices
1) Generai Performance Critersa Compitance

) Other Requrcd Information

Appendix A - Circle Towers Apartments - Fxisting Conditions Plan

Appendix B — Impact Location Map & Impact Mitigation Plans

Appendix C — Wetlands Delinwation Map

) ensured through o minienance agrecment with the owncr or through some
oulver miechantsm or agrecment 1 seves am equivalent objective.

A maintenance agreement that is accepable 1o Fairfax County will be provided
{or the Stonmf fter

) Iigrervious cover shall be minimicod consistent with the usw, development, or
redevelopment propase

The widih of the private oud will be 24 fect wide with a S foot wide sidewalk
against the buck of cub That width 15 the mummum necessary 1o provide safe
access it the site. Also, the constiuction of the calrance will result in
additional 4,130 square foet of impervious surfuce within e RPA To account
for the additional 4260 square feet of ks nd
wail wil be removed from the RPA This is an overall decrease of 130 squaic
fest

) Ay b dannbing oty bt cxonis om e of ity e hred
(2:500; square feet shail comply with the requirements of Chapter 104 of the
Frker Coi Cole. T Ceumrcron 3 Soale oy dwellings, sepuc
canks and dianfields shall ot be cxempt fyom thes requarement.

Eqosion and sediment control will be it acromuoos i e Eaitn

Qblesive

This Watcr Quality Impact Assessment (WQIA) has been developed to identify the waies qualily
imects i with e coniiton o an e lvnm Blake Lane into the Circle Towers
development proposed within the limits of s Resource Protection Area It is intended to meet the
et e ot by Section §18 o the Futa Uouny Code. This sscsnemt il s
porzay fha the improvernenis 1o this paice are piopused i a manncs and location that
disrupave to the RPA

Auplicability
Pt b Seton §116.63 o the Chenpake by Freseraton Ontiopnce (G50

st o e RPA
<ontan m...s«.o-mu 6 Funthe, per Secion §118-6.9, x»‘,..‘.m...,. s

waer qualty detnments

143 undes S Section §1185-1 sts forth

Aﬂdmml Performance Crtriatht requir s Watet Qualy Impact Aseasienl (WOLA)fox
RPA that s not e 5 or for
o Scpton v it i ot e picsimn b Al i Guenthe
will disturb the

requircments, the Director leqmvr- a wqu be developed pfetslrdantre requiemeats
of Section §118-4-3 of the CBPU. 1Tus WQIA serves to meet those requiremeats, which arc s
follows

Bequired Elemeats of the Water Quality impuct Asscsment

his Water Quality Impact Assessment shall do the following.

(3) Disphay the boundaries of the RPA

The RPA s lake Lane

mnumekm usﬁnv\nwmﬁFnrﬁlCowy(mnwﬂeBl) Preservalion Arca Mags.
s - Existing Conditions Plan. (refer

1o Appendix A)

{b) iaplay and descrie thelocation ad aatur of he proposed encroachmen o andir
impaces t the RPA, including asy clearing and grading,

RPA. e dpic e bocsion of he e g (bt o ciomcog wd yndog

and the improvements The encroachment 1 the st amount nevessary 1o clear and grade for
the povemcon. 4 bidg spma i ssomtsand g vl adcent i o o e
proposed to lessen tothe RPA  The ncluding

the tedevelopment of the property and the froniage improvemens (0 gty
apprusimately 0 66 acres of disturbance in the KI'A. Howcver, much of this arca was previously
disturbed Curcle Towers pror the Chesapeake Bay
Preservation Ordinance Also, thete i3 an overall decrease i impervious arca within the RPA
that is discussed i scction (c)

(€) Provide justifcation for the proposed encruuchimeat into and / or impacts to the RFA

A thin e oo oo e Cice: Towers eveopment o peoponed o Blake L 0 lp
alleviatc some of the current circulanion pr on the site, 5 well as
Concers acaciicd with the prmary access o 1.6¢ Highvay

The prmary accee 1o the Propny s om Leo Highv. Subsequent to dselogment of the

Property, Lec Highway was wideoed on several occasions, fegatively impacung the Lee

i s e el i T oo s ocon. The 1t Bckon s

citculation problems for the Property that the Blake Lanc catrance will heip solve These

probleims are preseat under the current development and are not causcd or nccessilaed by the

proposed redevelopment Ln addiion, as we discuss in more deiail below, improving the
access 10 Roule 50 s 1ot 4 pussible miligation measure

Based on the forcgoing. we determined that a third catrance was necessary. even wiliout fhe
proposed redevelopment In response, we sudied the Property tw detorminc wheie « proposcd
entrance could be most appropeiately located However, the myriad of pre-existing conditions
severely limit the potcatial locatian of & proposed entrance and its current Blake Lane location is
i the ouly feasible location

The Propey s boumd oa e st by Loe Highws) _ Thee is o et 6 movemer
signalized entrance un Lee Highway  VDOT acc ulanons require signalized
irerecion 10 be locted 2,640 ok rom ome s s rmcpsl ortrls The e
ctwesn th ntersocuon of Biake Laner o Highhwey wo e cxsung entance s only 825 foy
Thesc VDOT spacing requirements effectively prevent the placement of a sccond enlrane o1
Los Highw bocae thcr s ot adequate e from G exatig Iiersecaoes

1 should aiso be noted that the rezoning will require the filing of an acsess ma
exceplion wilh VDO s the exsin L Highvay enrance The propased enance un e
Lane s way 10 address the with the su

wtlitis, and sewage disposal systems

Encruxhment im0 the RPA occurs of the southwest curner of the ste, hetween the existing
purking lon und Biake Lane. The propused encrouchment wnclicdes a priwite rood with a bridge
spannimg the existing channel, u sidewalk adsacen 10 the rocd. a siorm sewer oufall, removal of
st parking 10, stome weirs o creatc micra-povls, landscaping, the removal of an ceisting
rail and the usscrated clearing und yroding. Tie Impac Location Map (refer fo Appemdcx 5)
istrate location of the

) Al un-site sewage disgosal systems regusring a Virgunio Follutant Discharge
Elimmation System (VPDES) permit shall be. subject to. the restrictions
imposed by the State Woter Control ourd or the Virgiia Departmen of
Heulle All wn-sie sewage disposal systems not requiring o VPDES permit
sl b almmistered by the Director of the Departmen of Health and shall
comply with he ollowing provisions

No on site sewage disposal is propused.

8 L spon which agriculural acints are being conducted. ncig b
limited (0 crop production, pasture. and dairy and feedion operattons, or

lands ot defned a8 atyioiura Land by th focal goveramen: ol

e a sail and water qualny conscroaion us
el effectivencss of exusting pracy
sediment control. natrvent managemens. and

5

ensure that water quality protection is being accompisiied consisient with the
Chesupeske Bay Presorvation Act and this chaper

‘This site does not consist of any proposed agncultural knd or agricultural
activities

The of he additional

County Ce, the Puble Faics Maousl
o HandbookSupes sl e will b povided 1o ot e PA ag:msl
porsshiopsepiin qually degradator

A For any development or redevelopmen, stormmwater riunsf il be controlled
by the use of best management practives (BMPs,

The total phosphorus runoff load from the propety will be reduced by at last ten
percent from the phosphorus runolf load pror to redevelopment by the use
StormFilir o cquivalent sysiem

Director shail requare certficatun on all plans of development tha all
etlands permis required by lav will he wbtained prior 1o commencement of
land-inturbng activities i any area subject to. the plan of development
review. Mo land-disturbing actvity on_the land subject o the plan vf
development shall commence unl all such permits have been obtamned by the
applicant and evidence of such permits has heen pravided to the Direcior

A cemtication will be provided with the sitc plan that all wetlands permity
sequred by law will be obtained prior g land disturbing activitics
11 tequined, mo land disturbance: shal take place until evidence of these permits
s b provided w the Divector
but it has not been determined 1f a pertit 1s 1equised because the wetands arc
ominiond o threlcn iy it . e Tcadicion of the Corpe o
Engineers. (refer 10 Appeadix

forth in Section §118-3-43) of the Chesapeske Bay

W A Water Quatty Impuct Assessment shl b reguired for any proposed land
disturbance, development, or redeelopment within un REA ot s ot cxempt
pursuant 10 Artcle S of tius Chapter ur for which n exception wuin s
Cririu i not approved pursuant 1o Article 6 of this Chapter.

Given that the construction of an entrance from Blake Lanc will disturb the RPA
and 13 not excmpt from the requiremens, this WQIA 15 provided n accordance
withthe requurements of Section §118-4-3 of the CHPO

b Allowable Development. Development is allowed withm RPAs i it i water-
depernderi.

This development 1 ot water-deperndent

) Redevelopment, outside of 1A, 1> llowed within REAs only if there 15 no
tncrease n the amount of imperviows ureu within the RPA and mo further
encroachment within the RPA and shall conform 10 the critria vet forth in
shis Chapter.

There 1x o increave i the amownt of mpervious area withi the RFA. The construction of the

entrance wil resul w an additional 4,130 square feet of impervicus surface within the RPA. To
account for the addional mpervious

The Loe Highwy sames s b tkocated st o iance requirement
and because of the aligament opposiie Ciicle Wouds Drive (construcied after the cxsting
entrance) and the distance o Fairlec Drive (future Vaden Diive) locaied approximately 30 feet
10 the east on Lec Highway

The Property is bound on the cust and south by Putk Authority property. The property was
dedicated 10 the Park Authority in the 1960's us part of the initial dvelopuicat approvals for the
Froperty Absent that dedication, the Property would have adeuate fiuntage o Adlinglon

surface, 4,260 squate fect of existing parking lot and trail will be removed from
the RPA. This 15 an overall decrease of |30 square feet The additional
n " of

cocivachment
Section §118-6-9 of the CBPO.

@) Bufer arca requirements: To minimize the adverse effects of human activines
an the other components of the RPA, starc waters, and aquitic iife,  buffer
hot s féctoe n retardig i, prevning arcson o filerg
won from runoff shall be retamed, f presen. und

here i docs not cxunt m.u».um..‘ permined uses,

wfer cease and the lands are proposed 1o
be converted 10 other uses. the full buffer shall be recstablished in accordance
with Section [18-1-3(1)

As shown on the KEA Kestoration Plan (refer 10 Appendix B), the indigenous vegetation
‘with the proposed landscaping wil serve as a buffer area to maximize watcr
quality protection and initigate the effects of the RPA encroachment

the buffer urea shall be munaged 1o prevent
buffer urea und

) On agriculral lands,

Water Conservanon District. may be taken 10 prevens mossms woeds from

imvading the buffer arca

hn land or agricultural activities

) Huffer area estbiishment: Where buffer areas are 10 be asiablished. they
shall consist of a musture of aversiory rees, understory irecs, shrubs and
sroundeavers The densiry of overstory trees shall he a mnimun of 100 irees
e acre. Ihe density of waderstory trees shall be a minumum of 200 trecs per
re. The density of shrubs shall be o mimimum of 1039 plants per ucre. If
secdlings re used insteadd of comtainer plans, the demsity of trees vhall he
doubled. La e pianted on siopes stccper than 2'1
Plans materials shall be randumly placed i achieve a relanvely cven spacing
throughout the bulfer. The Direcior may upprove the use of a seed mixitre as
@ supplement 10 or i liew of indivicual planis for shrubs and groundcovers
Dl shal bt s e oo proied o oot o 1 oo
Welond plaiogs (el b i) b welond seed
shal be v where sie. cimitions wosru. Pl molerval and plomti
{eckigues shal be s specid i the Publi Focutis Momse. (32-09.118
1607 118)

s shll

I the area from which the parking lot will be removed. an RPA testoration planting plai,
that meets the buffer rea establishment density requirements wil be provided See the R’
Kestoration Plan (Appendis B). Also, RPA enhancement planungs will be provided to

ovide additional watcr quality hencfits

Boulevard aind no sdditional entraiice o1 Blake Lane wouks be required  However, as currently
developed providing an additunal entiaiice Urough the east of south of the Pruperty 15 not 3
reasonable altemative

Additionally, the eairance on Route 50 i served by substandiud tuin s sl 25
ability w widen this

0t enough area within the exisiing cusermt
However, even without these shoricomings, Route 50
waffic distribution

15 not readily able 1o address a change o

e anly other rond frontage accessible to the site 1s Blake Lane, located along the west side of
e Property. However, the wesicn portion of the Praperty is scparated from Blake Lane by an
RPA As e have shown, there is no reasonable altermative 1o crossing the RPA

We are comimited 1o coustiia the aew catrance n an environmentally sensitive manner that
we anticipae will improve the quality of the existiig KPA  The proposed crassing 1 n an arca
that does not contain & pereamial sucain  linproveicnts aud development along Kouie 30 and
Bk Lane rditeted the s (lw of e sy fros the ot of sed crossing
ihrough the nsallio o 4 boy b »yaics begiuung norh of Lee Higliway 1 catches and
ies the watr before  reaches (e ren o o ropene s

We have worked closely with FCDOT and VDOT 1o ensure that our proposed catrance 1s
designed appropraicly  We have namowed the enirance as much as possible while (cunainng
acceptable to VDOT and FCDOT, including reducing the radii s current

Additionally, we aiticipate using  brdise with a span of approximaicly 55 feet 10 cross the RPA.

We elisve this a the optimal solution from an environmental standpoint  The Impact Location
Map shows the proposed bridge i Extubut “B

(4) Describe the nature and extent of any propused disturbance or disruption of wetlands

Approximatcly 1,250 square fect of wetlands will be disturbed. Some of the wetlands will be
tilled 1n when the Blake [.anc cmbankment 5 shified over for the tum lan taper. The remaining
wethands will be disturbed with the pnvate road construction Howewer, the weilands are man-

nduced and rmay not all under the junsdiction of the Corps of Enginesrs - (refer 0 Appendix C)

(¢) Display und discuss the type und location of proposed best management practices (o
mitigate the proposed RPA encroachment wod/or adverse impacts

Por Section §118-3-2(1X3), for redevelopmeat uf any property not curieatly served by onc o1
mare BMPs, the total phosphorus runoff pollution load from the propenty shall be educed by ot
Jeast en percent from the phosphorus runoff pollution load pror o redevelopment As showi o
theImpac L caton Ma 1l 1 Appondix B, BV’ r provde By th s af s ol
o cquivalont systcm As shown with the computations on the Impuct Loca

s load leaving the stc afi redevelopment is reduced by over 10%
‘piosphorus load leaving the site pror to redey clopment

from the

other information deemed by the Director (o be necessary (o evaluate

(@) Provide as
quality impacts of the proposed activity. (32-03-118.)

poteatial wai
Na furiher information has been requested Should any other information be deetied necessary
10 evaluate the potenial wai ) impacesof e popoee acivgy, the applicant can provide
that information a1 the ime of the request

« Surveyors «
12600 Fair Lakes Circle, Suite 100, Fairfax, VA 22033

(703)449-8108 (Fax)

(703)449-8100

www.bccon com
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Resource Protection Area Encroachment Exception Req he prevention o ease in As discussed abuve, there will be a net reduction Ihe Property 15 bound on the east and south by Park Authority properry The propery 38¢
Statement of Justification vnwnum o ou o he propes 0% de dmnu W the Park Authorty in the 196( Jart of the itial development approvals for the nC g
Area Request L Absent that dedication, the Property would bave adoqude 1uage o0 Adingion G
Circle Towers Apartments This Fsption Reiest wil SNGW et B Foliowing s et (70 o f s it Ay musdabto he el i o Boulevand and no sdonal comaace o Blake Lo < A58
Fairfax County Tax Map No. 048-4-((01))-0003 o ‘.Lﬂ,‘,,;("f sdditional entra south y 15 not a 53
July 18, 2010 Application Form (8) The requested exception t the crieria is the minimum necessary (o afford relief, 6) Warer resource conservat alth, safery and welfr ¢ ¢ o
Water Quality Impact Assessment Access to Blake Lane »‘uvm\»J‘m;n,d\ﬂlm\dl»ln:\mi the RPA. Jusnfication for the Blake noroachenant peoiec ol HWMN,,_H,W ounty and the Commcawealth of Virgnia Additionully, the entran o"K.;:l} ‘\ scrve "I substandard turn fancs and via et 2 K 3 -
i p e 1 The eiciitian igacf st baod o caid tances th wik-erented rummu“xruu.w..\\h)nm\mA ven without these ,mm.m.w, Route 50 p =
SESSEnCEeees 1l readily 8ol 10 address a change of e disrbution € o
i
|
§¢
88
LN

(1) Othes findings, 13 appropriate And required hercin, are met.

meets the other required findings of the Chapicr as follow

phosponus loa lea g the site afler " from the

phosphocus lusd leaving the site piioi W iede e will be a nel reduction in the

amount of unpsrvious arca within the RPA
additional 4,130 squase feet of impeesious surface withi
rvious surface, 4,260 squate feet of existing purking lot and tral will be

The poztion of the existing parking lot th

The cuustiuction of the catrarce will result in an
RPA 1o account for the additional

emoved trom the

RPA. This 15 an overall decreuse of 13
is located in the RPA and that will be removed wil be rep
) Buffer Arca Establishmen

ey aceordanie with Section

Statement of Justification

List of Property Owners 10 be Noufied

Photograph 41
Looking parth fowards the KPA e croxchment area from the existing rail cro wing

(b) Granting the exception will not confer upon the applicant any special privileges that are

her property owners who are subject (0 its provisions and who are

denied by this part t
similarly situated.

The exception will not confer any special privieges to the landowner The request complics

with ail requircments of 51186 Also, this situanion s unique o this site s discussed in

past (d) below

ient of this Chapter and is not of

(6) The exception is in hurmony with the purpose and is
substantial detriment (0 water quality.

The exception meets the inten of the Chapier as follows

y siate waters

) The provection of exising high qual The proposed encroachment will not
ur any existing watercourses Downsiream walercourses are profccted by

) the provision of onsite BMP controls,
2 net reduction 1o the amount of impervious area within the RPA
runofl mio the RPA and away trom the py

souls and to slow the runoff n reachung downstrean

ystem 10 allow for

JrTm—

d) the creation of micro-pools withis the existing chunel 10 promote the establishment of
wetland ar
) the provision of RPA enhancement plantings 10 further advance the water quality

henefits of the micro-pool
(2) The restoration of all other state walers (o a condtion or qualiy that will permit all
reasonable public uses and wil support the propagation and growth of all aquaic e, including
e fish, which might reasonably be espected to inhabit them. "\ he adjacent watercourses will
be protecied s discussed above The creation of micru-pools wil support squatic lfe

safeguarding uf the cleun waer ommonwealth from pollsaion BMP's will be
provided vasite by the use of 3 StornFill u..‘,d.».wm,w The phosphorus load leaving
e stte ailer " rum the phosphorus load leaving the
edevelopment

velopment will b

ste prio

Photograph
| 1oaking & the RPA encroachment area from the south

A thed st ccess sk the Cicle Townns deveopment is poposed oo Blake L 0 help
alleviate some of the cument circulation problems on the site, as well a¢ minimize acces:

oncems associated with the primary sccess at Lee Highwa

The primary access (0 the Property is on Lee Highway  Subsequent 1o development of t

Propeny, Lee Highway was widened on scveral occasions, negatively impaciing the Loc
Highwey socees i resulting o lisded on-4 stacking optons. The ln ot g

arculation problems for the Property that the Biake Lanc entrance will help solve These
{eoblcams o, rescot txde the suant devwlopmnt e e oot caused o nscesfatd by e
propased redovelopment  In addition, us we discuss in more detul below, improving the

secondary ascess 1o Route 50 15 10t & possible miugation measure

Based on the forcgoing. we determined that a third entrance was nece e without the
propesed relovelopmim I tEsponte, we sudied the Proparty ® dewsmmin whett s propoied
calrance could be most appropriately localcd  However, the myriad of pre existing condition:
everely Limut the potential location of a proposed cntrance and trs current Blake Lane locatior

0 the ouly feasible location

There s an ex
regulations

apal astenals
0 entrance is only &

The Property 1 bound on the north by Lee Highway
malized entrance on Lee Highway VDUT access manag
aiom o be loced 140 f rn o smodes sk
between the intersection of Blake Lane/Lee Highway and the

These VDOT spacing requirem i et o sl oF st e o
Lee Highway hecause there is not adequate distance from the existing intersections

It should also be notcd that the rezoning will require the filing of an access o

xception with VDT for the cxisting Lee Highway atsacce. The proposed enancs on Blak

Lane las been identfied as way 1o addrcss the impacts associated with the substandard

The Lee Highwey cntrance cannot b relocad due i the distance foquiroment betwocn
ppostic Circle Woods Drve (constructed afler the existing

future Vaden Drive) located approximaicly 830 feet

the east on Lee Highway

Photogaagh =3
Datailed view o fthe channel bortom in the RPA @1 roachment arca

The only other road frontage accessible 1o Blake Lane, located along (e west side ot
the Property u parated trom Blake Lane by an
RPA. As we 0 reasonable altemative 1 crossing the RP;

trance in an environmentally scnsive

We are commited i constructing the new =
we anticipate will improve the quality of the cxising RPA  The proposed crossing Is 1n an ares
ial oes o\ contarn & perenuual strcam  limprovements and development along Route 50 and
Blake |.ane redirected the natwsal flow of wales away fioin the location of ous

through the installation of a box culvent sysiem beginaing north of Lee u
pipes the watcr before it reaches the area of our proposed crossing

10posed crussing

that c

We have worked clusely with FCDOT ain VDOT o esurs i ou pioposed enrance s
wed the entrance as much as possible while
gt ragAs curmenly proposed Biake

re This will

designed approprately  We hav;
acceptadi to VX1 and FCDOT, including

ly. e anticipac using o with & w.‘ the RPA
We beliove s 1 th optimal sofution from n e e sandpout The proposed ridge

15 shiown on the p

(€) Reasonable and appropriate conditions are imposed, as warranted, that will prevent the

allowed activity from causing a degradation of water quality

Protection of the wuter uality is discussed above in part o(1) Further conditions that will
preventa degradation of wa ity are

1) ‘The amount of nunott directed towards the KPA will be limited to the
amount permissible before the velocisy 1 the cliannel becumnes erosive i & two-year storr

maximun

event
jearing and

) Super silt fence will be pravided during consiruction along the lis
e RPA This will serve in protecting
i the KEA

grading adjacent t st the potcntial sc

the channel and degradation of the water qual

Phowgraph i
Looking north mvay fiom the encroachment area

=

03-16-2011
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J:\Groject, 200808085 [Eng\Cadlies APA Exception

evised 12:9-2010\808'5 RPA [XCPT.

3.0wg, IMPACTS, 1/16/2011 3:3:39 Pra

Net Benefits Calc

Bay Method"

le Towers

bite Nauw. Ci

) Calculate F

(1A) Pavement Area
(Include roads, dnveways, 51
(18) Sructures Area
(Include house

) Calculale ¢
(2A) Paveuent Area

(2B) Structures Area

) Net Incrause ut bipervious Arei in KPA

-]
FOR RPA ENCROACT IME!

be Removed

valks, paved traily, etc.)

heds, patios, elc)

Total arca (1)

(Include roads, driveways, sidewalks, paved trails, elc.)

(lnclude houses, sheds, patios, etc)

NT

Date:_1/6/11

\nalysis Deseription: This analysis shows that the water quality benefits associated with the
PA encroachment exceed the water quality detriments. The water quality detriment is

etermined to be the amount of phaspharus runoff associated with the imper

A0 SE

000 SF

43,560 =

3379.00 SF

000 SF

Total area 20) = 337900 S

43560 = 00776 _acres

Total area (4A) =2C-1C_2,95100 SF

/43,560 - 00677 _acies

4) Phosphorus Loading

_ PROTECTION

(A) Phosphorus Loading Proposed by A

Phosphorus from Additional Impervious Surkace:
Linew)=36 x (005 + 0009 D] x () x (A)x 272/12
=36% (005 + 0009 100)] » (LOS)x 00677 x 272/ 12=

(B) Reduction in Phosphorus Luading by Adding Filterra

Drainage A 042 ac
Imperviousness= 540 %
Phosphorus Draining to Filterra
Lifilterra)= 36 x (0.05 + 0.009( D} x (C) x (A) x272/12
36 x 0,05 + 0.009( 54)] x (1.08) x 04200 x272/12=

Phosphorus Captured by Filterra

L(cap)= 035 x | (filterra)

(A) Total Phosphorus Loading Removed
1net)= Licap) - L(new)

Net benefit is a reduction of 0.52 pounds of phusphorus per year.

ditional Impervious Area in RPA

Y —
0567 lbs/yr
1984 Ibs/yr
1091 lb/yr

0524 lbyyr

PART 1 UST ALL OF 11 SUBAREAS AND °C FA

Vell — gy —

BMP FACILITY DESIGN CALCULATIONS

ORS USED t THE BMP COMPUTATION

i

PART2_COMPUTE THE WEIGHTED AVERAGE “C" FACTOR FOR THE SITE

o B) F LINE 3 (2) o
AREA (AC ) THEN PHOSPHORUS REMOVAI REGUT

EX .

BMP FACILITY DESIGN CALCULATIONS

FOR REDEVELOPMENT)
Il WATERSHED INFORMATION
| PARTY LISTALL OF THE SUBAKLAS AND “C FACTORS € BMP COMPUTATIONS
SUBAREA DLSIGRAIION & DESCAIPTION o
LI o —) )
57 Guwie - nwestea B Ca—
PART2 COMPUIL 1L WEIGHTED AVERAGE “C FAGTOR FOR THE SITE
(A) AREA OF THE STTE @ 1608
(8] SUBAREA DESIGNATION c AREA (AC )
. @ )
3
078 X 1283
) ToTAL

(C) WEIGHTED AVERAGE “C” FACTOR 16

PARI 3 COMPUTE THE TOTAL PHOSPHORUS REMOVAL FOR THE SITE

SUBAREA BMP REMOVAL
DESIGNATION TYPE

(8) TOTAL

PART 4 DETERMINE COMPUANGE WITH PHOSPHORUS REMOVAL REQUREMENT

(A) SELECT REQUREMENT @ e
(FARFAX COUNTY REDEVELOPMENT REQUIREMENTS

0%)

* LINE 4(3) 8
SATISHED.

AREA (AC )
[E]

ACRES

BC Consultants

L
100, Fairfax, VA 22033
(703)449-8108 (Fax)

24
Suite
www_becon.com

ircle,

12600 Fair Lakes
(703)449-8100

Planners «
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Vi project. 20UE\UBUBS 0grCadlES RPA Excepton

‘evised 2930 10APA SOSSEXCEPT vy, EXCEPTION, 3162011 3 36:27 P

LEGEND:

" CAIEGORY IV DECIDUOUS TREF *

CATEGORY Il DECIDUOUS TREE *

2" CATEGORY Il DECIDUOUS TREE *

@@Q

LIMITS OF CLEARING
s e AND GRADING

UMITS OF FILL ONLY FOR
S MICRO-POOL EMBANKMEN (S

A RESTORATION AREAS PIANTED TO
CHESAPEAKE BAY ORDINANCF STANDARDS

RPA RESTORATION AREAS WITHIN UTILITY
FASEMENTS OR OTHER ENCUMBRANCES
(PLANTED WATIH SHRUBS ONLY)
(RS#)

RPA ENHANCEMENT AREAS
(@)

WETLAND ENHANCEMENT AREAS
(wg)

WELILAND RESTORATION AREAS

SWALE RESTORATION AREAS
(ceg)

MICRO=POOL AREAS

AREA LABEL

LOCATION OF EXISTING TREE TO
BE REMOVED

LOCATION OF EXISTING TREL 10 Ht
PRESCRVLO

IDENTIFIES PROPOSED NATIVE TREE

W IDENTIFIES PROPOSED TREE PLANTED FOR WLOUFE BENCIT

EC IDENTIFIES PROPOSED TREL PLANTED FOR ENERGY
CONSERVATION

WQ  IDENTIFIES PROPOSED IREE PLANTED FOR WATER QUALITY

NC IDENTIFIES PROPOSED TREE WHERE NO CANOPY CREDIT

oIT IS
TAKEN. THIS TREE IS A SUPPLEMENTAI TREE TO BE PLANTED
IN A PROPOSED PRESERVATION ARFA OR RPA. CANOPY
CREDIT HAS ALREADY BEEN RESERVED WITHIN THIS AREA

SEE SHEET 33 FOR RPA RESTORATION AND ENHANCEMENT
PLANT LIST AND CALCULATIONS AND, WETLAND
ENHANCEMEN | /RESTORATION PLANT LIST

* IREE PLANTED IN ADDITION TO THOSE LISTFD IN THE
PLANT UST SHOWN ON SHEET 33 AS REQUESTFD BY UFMD.

777 = ——— =
| roq
gAML g |
el 1
—(EX. ELEV. @ !
Low POINT OF [
MICRO-POOL) | 2975
5, i AEX. ELEV. @
‘%; Moo I G &
.l

BC Consultants

Planners -

22033

ite 100, Fairfax. VA
(703)449-8108 (Fax)

www.beeon.com

(703)449-81

12600 Fair Lakes Circl

MICRO- POOLY [

4 —- i
|

2980

{PROP. ELEV. @

TOP OF ROCK

=AROP._LLEV. @
| 1OF. OF ROCK a3
|'TROSS vANE)} - . 2990
(PROP. ELEV. @ —— — =~
TOP OF ROCK

——
AKE LAN® 77 p
POSTED -53"("5’{ o

IS EROSS VANE).

‘!'

2.
37)

TYPICAL STREAM VALLEY SECTION

EXISTING ASPHALT PATH 10 BE BEMOVED EXSTING BERM JOf bt w
RPOUEES TO- 0SS VANE AS REQUN

;400 ROCK CR
S icRomeOCRA ALY

— FOR_ADBITIONAL _ 32
(o] MAI}W i

RPA EXCEPTION PLAN

CIRCLE TOWERS APARTMENTS

PROVIDENCE DISTRICT
FAIRFAX COUNTY, VIRGINIA

C_REVISIONS

ALL WORK (FILLING) WITHIN-THESEs

AREAS SHALL BE ACCOMPLISHED BY

HAND T ONLY. ' NO MECHANICAL

EQUIPMENT IS ALLOWED. NG MORE

LAND SHALL BE DISTURBED THAN 1HAI
3 SHOWN AND AS NECESSARY 10

S ) T ScAE 120

EET_ADDED OCTOBER 28, 2006

FILE_NO.

DESIGNED BY
DRAFTED BY: CAl

08085 01 00 _
SULLCERE




2008106085 Enge\Cad’Jes\RPA Exception e sen 12-3-2010\RA B08SDET.OWG, DETAILS, /17/2011 ¥:42:% AM

Pruna codominant leaders

Prune rubbing of
cross branchee

LR

te 100, Fairfax, VA 22033

Remove lags and lsbels ———

BC Consultants

Cut away ait baing ropes g
Remave lop of wire basket —— S=
- It
32
possitle I fiekd-grown S s g S
A N
D4 hole 23 mes ol e with | T Dl 23 Umn ok e T
(1 \TREE PLANTING GUIDELINE vt 19 sonc /2 \EVERGREEN PLANTING GUIDELINE
\\31/ s \31 /’ NOT TO SCALE 120-Tre gt

NOTFS

1 ALL PRUNING SHALL Bt DONE AFTER PLANTING

2. IN 50l CONDITION WHERE CLAY CONTENT - -
EXCEEDS 50%, LOOSEN EARTH IN BOTTOM OF PIT

BEFORE ADDING BACKFILL OISTURBED RPA N \ RESTORED RPA
e 11,437 sfx \ 446 s iz

SHALL BE TWICE AS WDE AS BALL
DIAME TER

2" LAYER BARK ——

Y

AT
\ . = e

BACKFILL MIXTURE———— - 1.,"% '

—, N\ 2
BT, , e - \ B g
BEITAS | 9 adng il ’ ' : 3 < g
AEsTh A e | | pm— I
(a ) TYPICAL SHRUB PLANTING ( &.,\.‘g;:?%\i‘}%%' rg; ‘%‘&%}W&ﬁ : To) (i) D ! % i
\31 /) seeron 12A-TP_SHRB  SCALL 172~ 10" \\ s ‘y\‘ \ S \1 A ’Eg\ ﬁ BN ‘b 4 @ ; &) | - Eé
y\\ ¢ '( ﬁq %{f t‘(\%&\‘ i \‘\%’ﬁ . ! @ é H

NS i -

ot

| Bt e N
ARRLORRE AR -

LEGEND: / " _lﬂ\‘:;\ ‘\.
R IR R e
L] L]

CIRCLE TOWERS APARTMENTS

SUPPLEMENTAL TREES AS REQUESTED BY UFMD
NO TREE CANOPY CREDIT WILL B TAKEN +OR
9 ANY OF THESE TREES.

57| PROFFERED CONDITION AMENDMENT/FINAL DEVELOPMENT PLAN AMENDMENT

& - — B il . ]
2" Cal. Liriodendron tulipifera/Tulip Poplor - i - ¢ = 2 . z / P j
- T b =
s S Lpmee >
7 — = 2
g (AKE L <
EX - BLAK pEED = 9 MPH o
2" Cal. Quercus rubro/Red Ook P()b'TED Si N 2
| = t
lS
. 2|8
1* Col. Amelanchier luevis/Allegheny Serviceberry 38
z
@ 1" Col. Carpinus caroiniono/American Hornbeom - 2l
&
5|3
@ 1" Col. Cercis conodensis/Ectern Redbud -
@ 1” Col. Chionanthus virginicus /Fringetree o
CHECKED PLR
@ 1" Cal. Holesla carolina/Carolina Silverbel Criones 2
@ 1 Col. Magnolla virginiona/Sweelbay Mognalia . T w
i, Oxydendrum orboreum /Sourwood 7 b
O /"5 "\ TREE PLANTING PLAN
) . . = . . B - _
Py

08085.01-00

NOTE: PROPOSED TRLLS SHOWN OUISIDE OF THE TREE PLANTING \ 31
AREAS ARE THE TREES REQUIRED FOR THE RPA ENHANCED ARFAS, NI




project 2008108085 Engr\Cadies\APA Exceptionrevised 17-5-2010\NPA-BORSOET DWG, SECTIONS. 117/2011 9:36:52 Ab

-

9" TOPSOIL AT RPA—
RESTORATION AREAS

"1\ _MICRO-POOL CROSS SECTION

OPEN LLAssf‘ MICRO-POOL PLAN Y — MICRO-POOL WEIR, TYP

AGCREGATE

EX GRADE AT RPA ENHANCEMENT ARFAS OR 9" -
/ OPEN CLASS AGGREGATL AT RPA (SWALE)
74 RESTORATION ARCAS ONLY |
| FLOW
I —_—
=~ FILTER FABRIC (TURN
DOWN 6" AT END)

POOL WATER SURFACE ELEVATION 4{

EXISTING SWALE —
BED OR RESTORED
SWALE BED

2

g EX. GRADE AT RPA CNHANCEMENT
S¢ [ AREAS OR PROPOSED GRADE AT RPA
T RESTORATION AREAS

X0

9" OPEN CLASS AGGREGA

MICRO-POOL WEIR OR -
FOOTER ROCKS

ONLY

i
UNDIS mREE[JJ il
SUBGRADE : S T

—NABLAND BANK _ BOTTOMLAND MICRO-POQL WEIR ('

", SWALE BED SECTION

TE
AT RPA (SWALE)
RESTORATION AREAS ONLY

AND

oD — 3 | (WEIR ROCKS AND
W FOOTER ROCKS TO BE
RIPRAP — 4" x 9" x 1' MIN. FIELD

STONF STACKED HAND

TIGHT. FILL VOIDS WITH
[ OPEN CLASS

AGGREGATE)

2

@ POOLS

WEIR ROCK

CXISTING SWALE
WEIR ROCK BED OR RESTORED ©|
SWALE BED .

NOT TO SCALE

RPA SHRUB AND TREE —
PLANTING AS REQUIRED

MAX. PROPOSED GRADE 2:1

EROSION CONTROL FABRIC
OVER SEED MIX. KEY ENDS
OF FABRIC 6" INTO GRADE.

3

AR
WIDTH VARIES) BOTTOMLAND !, BANK UPLAND N -
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MATERIAL SPECIFICATIONS:

ROCK:

FOOTER AND WEIR ROCKS MUST BE LAKGE ENOUGH TO ACHIFVF THE

DESIGN HEIGHT AND APPROPRIATELY SIZLD [0 RESIST MOVEMENT
DUE TO SWALE FLOW CHARACTERISTICS. ROCK SHALL BE RELATIVELY
RECTANGULAR IN SHAPE, UNIFORM IN SIZE, AND HAVE A MINIMUM
WDTH GREAIER IHAN 15 FEET

RIPRAP:
RIPRAP PER SIANDARD AND SPCCIFICATION 3.19: RIPRAP OF THE

5 < FOR SILL
ROCKS, BANK ARMORING, AND TOE PROTECTION

OPEN CLASS AGGREGATE:
OPEN CIASS AGGREGATE SHOULD BE PROPERLY SIZED TO BE
MINIMALLY MOBILIZED OR DISPLACED IN SUPERCRITICAL FLOW EVENTS.
SALVAGED ALLUVIAL CHANNEL MATERIAL CAN BE SUBSTITUTED FOR
AGGREGATE IF PROPERLY SIZED,

FILTER

FILTER fABﬁlC SHALL CONSIST OF A MATERIAL MEETING THE
REQUREMENT FOR FILTER FAGKIC USLD WITH RIPRAP AS DETALED IN
TABLE 319 D IN SECTION 319 Or IHE T

SEDIM RO EDITION. 1985 PAGE 171 A
GRANULAR FILTER MAY BE :uusnh.v:u FOR OR USED WITH FILTER
FABRIC. SEE STANDARD AN SPECIFICATION 3.19: RIPRAP FOR
GRANULAR FILTER MAIERIAL SPECIFICATIONS
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RESOURCE PROTECTION AREA - RESTORATION AREA 'A' CALCULATIONS:

RESOURCE PROTECTION AREA - ENHANCEMENT AREA CALCULATIONS:

AREA WITHIN THE RESOURCE PROTECTION ARFA T0 BF RESTORED:

UNDERSTORY TREES REQUIRED (200 TRECS/Ac. x 0.26 Ac ) 52 UNDERSTORY TREES REQUIRED (100 TREES/Ac. x 0.12 Ac.)
OVERSTORY TREES REQUIRED (100 TREES/Ac. x 0.26 Ac.) 2 OVERSTORY TREES REQUIRED (S0 TREES/Ac. x 0.12 Ac.)
SHRUBS REQUIRED (11,467 s.f. x 1,089 SHRUBS/43,560 s.t.). 267 SHRUBS REQUIRED (5,411 s.f x 545 SHRURS/43,560 51 )

SEED MIX REQUIRED (11,467 s.f. X 1.0 POUNDS/1,000 s.f )

11,467 s.f. or 0.26 Ac

12.0 (11,5) POUNDS

NOTE: RESTORATION AREAS ARE NOT WITHIN ANY UTILITY EASEMENTS OR OTHER ENCUMBRANCES.

FAIRFAX COUNTY LANDSCAPE IMPLEMENTATION POLICY:

AREA WITHIN THE RESOURCE PROIECTION AREA TO BE RESTORED,
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RESOURCE PROTECTION AREA PLANTING SPECIFICATIONS:

e

s

TREES AND SHRUBS SHALL BE P ANTED ACCORDING T, THE URBAN FOREST MANAGEMENT (DIVISION) POLICY ON
LANDSCAPE IMPLEMEMTATION SHOWN FI HEET
THE PLANTING OF TREES ANO SHRUBS. mrsmc e mms. OF CLEARING AND CRADING (UNOISTUREED ARFA) SHALL BE
DONE IN A MAWNER THA[ CAUSES THE LEAST AMOUN ONLY
HAND TOOLS SHALL BE USE
LG UANTS SHALL BE- KANDOMLY PLACED T0 ACHEVE A RELATVELY EVEN SPACING THROUGHOUT THE PLANTING AREA
NO MORE LAND SHALL BE DISTURBED THAN IS NECESSARY TO PROVIDE FOR ALL PLANTING ACTIVITIES.
INVASIVE PLANTS (INCLUDING VINES) WITHIN THE UNDISTURBED ARES SHALL BE REMOVED USING A NON-TOXIC HERBICIDE
BEFORE ANY PLANTING ACTIVITIES ARE STARTED IHE PLANIING AREAS SHOULD BE MONITORED TO GONTROL THE
RE-ESTABLISHMENT OF INVASIVE ND SHRUBS HAVE HAD A CHANCE TO ESTABLISH THEMSELVES.
W THE DISTURDED AKREAS, 10PSOL SHOULD BE CUTVATED 70 A DEPTH OF NO LESS THAN THREE INCHES. LESTONE
APPLIED AT A RATE 1O ADJUST Ph OF TOPSOIL TO NO LESS THAT 5.5 NOR M GRADE TOPSOIL
R BuGOT™, FHEE-DRAINING, CVEN SURFACE WTH A LOGSE: MODERATELY COARSE JEXTORE
Sons (NG LESS THAN 11 INCHES X 17 INCHES) WIH THE WORDS 'KECP OUT, REFORESTATION ESTABLISHMENT AREA
PRINTED BOLDLY ON SHALL BE STAKED AT 10 FEET INTERVALS AROUND THE |IMITS OF THE RESOURCE
PROTECTION AREA BLANTING AREAS. SGHS SHALL BE WEATHERPROOT ANG. ATTACHED SFCURELY 10 WoShN STAKES NO
£SS THAT 24 INCHES.
SEEomo METHOD SHALL BE DROADCAST HAND SEEDING.  SEED SMALL BE APPUED TO ACHIEVE AN EVEN DISTRIBUTION
THO DILCIIONS, FOLLOW SEEDING WTH A LGHT RAKING OR ROLLING TO ENSURE GOO SEED

A STRAW MULCH SHALL BE SPREAD BY HAND OVER THE ENTIRE SEEDRD ARFA. STRAW SHALL PROVIDE FULL COVERAGE
A

R
SEED MIX SHOULD BE APPLIED IN THE FIRST SPRING OR FALL IMMEDIATELY FOILLOWING CONSTRUCTION. SPRING SEEDING
SHOULD BE DONE IN THE MONTHS OF MARCH AND APRIL FALL SFFDING SHOULD BE DONE BETWEEN AUGUST 15TH AND
SEPTEMBER 15TH  SEZDING TIMES MAY BE ADJSTED DFPENDING ON ENVIRONMENTAL CONDITIONS.

SEED SHALL BE APPLIED Al A WAIE OF ONE (1) POUNDS PER 1,000 SQUARE FTET
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* THE TREE QUANTITIES SHOWN AR THE NUMBER OF TREES REQUIRED FOR THE ENCHANCMENT AREAS. DUE TO UTILITY EASEMENTS SOME OF THESE JRELS CANNOT BE

PLANTED IN IHEIR SPECIFIED ARFAS AND HAVE BEEN MOVED TO OTHER AREAS OUTSDE OF ANY EASMENTS.

WETLAND ENHANCEMENT/RESTORATION AREAS PLANT LIST:

SEE SHEET 31 FOR ADDITIONAL INFORMATIO

RESOURCE PROTECTION AREA AND WETLANDS ENHANCEMENT/RESTORATION PLANT NARRATIVE:

DUE 10 VARIOUS ENVIRONMENTAL CONDITIONS, THE NATURAL HABITAT WITHIN THE ON-SITE RESOURCE PROTECTION AREA (RPA)
AND WETLANDS HAS NOT FLOURISHED OR DIVERSIFIED. THE NATURAL CYCLES OF THF SITE'S ECOLOGICAL SYSTEM HAVE BEEN
DISRUPTED COMPROMISING |15 ABILITY TO ADAPT TO CHANGE. CREATING, FNHANCING AND MAINTAINING A NATIVE AND DIVERSE
PLANT COMMUNITY IS AN IMPORTANT COMPONENT OF THIS OR ANY SITE'S ABILITY TO MANAGE CHANGE AND PROVIDE A PATH
TO LONG- TERM SUSTAINABLE GROWTH

INSIGHTFUL PLANT SELECTION IS CRITICAL IN IMPROVING THE NATURAL RCSTORATIVE PROCFSSFS OF A DEGRADED LANDSCAPE
VEGETATION THAT IS NATIVE AND NON-INVASIVE WILL NATURALLY RFQUIRF LESS INPUTS AND MAINTENANCE. NATI

VEGETATION PROVIDES ECOLOGICAL SERVICES THAI HELP REDUCE SOIL EROSION, IMPROVE WATER AND AIR ouAmv FACILITATE
WATER CONSERVATION, HELP MITIGATE FLOODING, HELP MANAGE STORMWATER RUNOFF AND INCREASE THE BIODIVERSITY OF
PLANT AND ANIMAL HABITATS.

A SITE'S UNIQUE ATTRIBUTES OR ITS INTENDED GOAL OFTEN DETERMINE WHAT TO PLANT AND WHERE TO PLANT IT AN
ASSESSMENT OF A SITE'S ATTRIBUTES SHOULD INCLUDE AN ANALYSIS OF SOILS, HYDROLOGICAL wmcmmsncs TOPOGRAP
AND VFGETATIVE COVER. PLANT SELECT IS ALSO INFLUENCED BY THE INTENDED USES OF THE SITE. WILL THE SITE BE usm
FOR STORWATFR MANAGEMENT. WATERSHED RESTORATION, MITIGATING IMPACTS TO WETLANDS OK OTHER. ENVIRONMEN TALLY
SENSITIVE AREAS, LAND RECLAMATION, SOIL CONSERVATION OR RECREATIONAL ACIIVITIES.

THE PLANTS SELECTED FOR THIS PROJECT HAVE BEEN CHOSEN BASED ON THLIR NATIVE mnucvzmsﬂcs AND ADAPTIVE
QUALITIES THAT ARE BEST SUITED FOR THE snt AND THEIR ABILITY 10 IMPROVE OR ENHANCE FAVORABLE ENVIRONMENTAL
CONDITIONS (SERVICES) SUCH X THOSE LI THE_WETLANDS RESTORATION AND ENHANCEMENT PLANTS INCLUDE A
VARIETY OF NATIVC FORBES, GRASSES mn smcs AT ARE OBLIGATE OR FACULTATIVE WETLANDS SPECIES. THEY EXHIBIT
ABILITIES TO MITIGATE SOIL EROSION AND IMPROVE WATER QUALITY. RPA RESTORATION AND ENHANCEMENT PLANTS INCLUDE A
MIX OF NATIVE FACULTATIVE WETLAND AND UPLAND SPEGIES OF UNDERSTORY AND OVERSTORY TREES AND SHRUBS.

MIX OF NATIVE WILDFLOWERS, FORBES AND SHRUBS WILI ALSO BE PROVIDED IN THE RESTORATION AREAS. THESE PLANTS WILL
INCREASE. THE BIOOIVERSTY OF THE SITE, MITIGATE SOIL EROSION AND PROVIDE SLOPE STABILITATION.

Seeding Rate: 110 per 1,000 sq

1t can repiicate ou native vegetation
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION

The applicants, United Dominion Realty L.P. and Circle Towers LLC, request amendment
of the proffers and Conceptual/Final Development Plan (CDP/FDP) associated with

RZ B-993. This rezoning was originally approved by the Board of Supervisors in 1970 and
last amended on July 17, 1995. Specifically, this application proposes to increase the
number of residential dwellings from a total of 606 units to 727 units by demolishing a
portion of the single-family attached dwellings and constructing new multi-family units in
two new buildings. In addition, the applicant proposes to retrofit the units within the site’s
existing residential towers to modernize the dwellings and, in some cases, divide existing
units into smaller dwellings. All of the 121 additional multifamily units will be attributable to
affordable housing units, workforce dwelling units, and associated bonuses. The proposal
also seeks to add 30,000 square feet of office uses through the construction of a new
wing to the site’s existing office building and to increase the site’s retail uses by 4,000
square feet through new construction and retrofit of existing retail/residential spaces.
Related additional parking is proposed through the construction of a new, at-grade parking
plaza in the vicinity of the site’s Lee Highway (US 29) frontage and the addition of under-
building parking areas and/or underground parking levels.

Concurrent with this application, the applicant is also requesting approval of a Parking
Reduction. Under this request, the number of parking spaces provided for the
redeveloped project would be reduced from the required 1,313 to 1,128 spaces or
approximately 14%. The proposed Conceptual/Final Development Plan Amendment
proposes a site layout which reflects the requested parking reduction. Should the
reduction not be granted, some areas reserved for residential storage would need to be
converted to parking and a second level of underground parking may need to be
developed under the proposed parking plaza. The final determination of this reduction will
be made by the Board of Supervisors concurrent with a decision on this application. At
the time of publication of this staff report, the DPWES recommendation on the reduction
request was not available. Staff anticipates receipt of the recommendation or letter of
intent prior to the Planning Commission hearing.

The applicant is also requesting approval of a Resource Protection Area (RPA)
Encroachment Exception, Request #8496-WRPA-001-1. The encroachment exception
will facilitate: construction of a vehicular/pedestrian access bridge from the site to Blake
Lane; removal of an existing asphalt pedestrian path; installation of a stormwater outfall;
and creation of three micro-pools. These activities will encroach into the RPA associated
with Hatmark Branch, a tributary to Accotink Creek, and would provide a third access to
the project site. As discussed in the attached staff report (Appendix 9), the Department of
Public Works and Environmental Services (DPWES) - Environmental and Site Review
Division is recommending approval of the RPA encroachment exception.
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The application also requests the following waivers and modifications:

Modification of the transitional screening and waiver of barrier requirements along
the site’s Lee Highway (US 29) frontage to reflect the existing and proposed
landscaping depicted on the FDPA,;

Modification of the transitional screening and waiver of barrier requirements
between uses on property zoned PDH-12 to reflect the existing and proposed
landscaping depicted on the FDPA;

Waiver of peripheral parking lot landscape requirement along the property’s east
and south property lines to reflect the existing parking lots;

Waiver of the service drive requirement along Lee Highway; and

Waiver to permit underground detention and best management practices (BMPs) in
a residential development.

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

LOCATION AND CHARACTER
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The 16.03-acre site is zoned PDH-12 (Planned Development Residential, 12 du/ac) and is
within the Highway Corridor (HC) Overlay District. It is located just northeast of the City of
Fairfax, east of the confluence of US Routes 29 and 50 (also known as Fairfax Circle).
The northern boundary of the site adjoins Lee Highway (Route 29), and a portion of the
western boundary adjoins Blake Lane (Route 655). The site is bounded by parkland to
the east and south (Towers Park). The Vienna/Fairfax GMU Metro Station is
approximately three-quarters of a mile to the north.

The site is developed with the Circle Towers Apartments, a residential complex built in the
1970s. The complex consists of 554 multi-family units located in three high-rise (12 to 14-
story) towers and 52 single-family attached units, which are two and three stories in
height. The structures are built atop the one-story parking structure. The residential
buildings are sited around a number of internal hardscape plazas. The first floors of two
of the residential buildings contain retail spaces that open onto these plazas. The site
also contains a four-story office building along its Lee Highway frontage.

As stated above, existing parking is provided in a semi-subterranean parking garage, a
parking deck, and surface lots. Access to the site is provided from a driveway off of Lee
Highway to the north and from an easement through Towers Park to US Route 50 to the
south. Paved pedestrian trails provide access to Blake Lane to the west and Towers Park
to the east and south. A stream bed, Hatmark Branch, parallels the site's western
boundary. For most of the year, the stream bed is dry as its waters were diverted into an
underground drainage system. The area surrounding this watercourse is a Resource
Protection Area (RPA).

The 16.03-acre project site consists of two parcels. Parcel A contains 13.9 acres and is
developed with the residential, office, and retail buildings. Parcel B-1 contains 1.4 acres
and is developed with three sports courts and is heavily wooded along its perimeter.
Parcel B-1 is separated from Parcel A by a 240-foot swath of Towers Park. A 20-foot wide
pedestrian easement improved with an asphalt path connects the sports court parcel to
Parcel A.

The site is surrounded by the following uses:

Direction Use Zoning Plan
Residential, Single Family
North Attached R-8 Residential, 4-5 du/ac
(Circle Woods)

Recreation & City of Fairfax

South (Towers Park) PDH-12 Public Park
Recreation .
East (Towers Park) PDH-12 Public Park
West Commercial c-8 Retail and Other

(International House of Pancakes)
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BACKGROUND

In 1970, the Board of Supervisors (Board) approved RZ B-993, which rezoned
approximately 50 acres of land to the PDH-10 District to permit development of a total of
605 dwelling units with approximately 11,900 square feet of commercial and 30,000
square feet of office use. There were no proffers associated with this rezoning. In
accordance with the PDH regulations in effect at the time of the rezoning, the approved
605 units were inclusive of a density bonus of approximately 105 units, which was granted
by the Board based on the applicant’s commitment to dedicate approximately 33 acres to
the Board for public use, including a park and future school site. The 33 acres (which are
located to the south and east of the current site) were conveyed to the County in 1973.
The Final Record Plat included a total land area of 52.56 acres, including 3.22 acres
which were dedicated to the City of Fairfax. The remaining 49.35 acres are located in
Fairfax County and are subject to RZ B-993. The 49.35 acres (rounded to 50 acres) and
the 105-unit density bonus resulted in a total of 605 units. In 1978, in conjunction with the
implementation of the current Zoning Ordinance, the Board rezoned the site to the
PDH-12 District. In doing so, the Board did not authorize any increase in residential
density above the approved and existing 605 units.

At the time of the original re-zoning, the Zoning Ordinance did not require the submission
and approval of conceptual and final development plans. With a subsequent 1995
request to amend the list of non-residential uses and to clarify the status of established
uses, the applicant submitted a Conceptual/Final Development Plan Amendment,

FDPA B-993. On June 8, 1995, the Planning Commission approved Final Development
Plan Amendment FDPA B-933. The FDPA recognized the site’s existing 606 residential
units, 44,700 square feet of office use and 22,000 square feet of retail use. The FDPA
also included a list of PDH secondary uses that were permitted in the office/retail portions
of the development. These uses included drive-in banks, quick service food stores, and
fast food restaurants (by special exception only). On July 17, 1995, the Board of
Supervisors approved Final Development Plan Amendment FDPA B-993 subject to
development conditions, including the list of secondary uses approved by the Planning
Commission. At the same meeting, the Board approved SE 95-P-003 which permitted a
fast food restaurant on the site. (That fast food restaurant has subsequently closed and
has not been replaced). The practice of submitting proffers was implemented subsequent
to the 1970s rezonings and therefore, no proffers were associated with these past
applications.

COMPREHENSIVE PLAN PROVISIONS
Plan Area: Vienna Planning District, Area |l
Planning Sector: V1-Lee Community Planning Sector

Plan Map: Residential, 8 to 12 units/acre
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Plan Text: There is no site-specific text for this site.

ANALYSIS

Final Development Plan Amendment (FDPA)
(Copy at front of staff report)

Title of FDPA:

Prepared By:

Circle Towers Apartments

BC Consultants

Page 5

Original and
Revision Dates: June 2009, as revised through March 21, 2011
FDPA INDEX
Sheet # Contents
1 of 33 Cover Sheet
2-30f33 | PCA-FDPA Plan
4 of 33 General Notes and Comments
5—6 of 33 Existing Conditions Plan
7 -9 0f 33 Landscape Plan
10 — 11 of 33 | Existing Vegetation Map
12 -13 of 33 | Tree Preservation Plan
14 -18 of 33 | Tree inventory and Condition Analysis
19 of 33 Tree Preservation Narrative and Details
20 of 33 Site Details
22 of 33 Perspective Views
23 of 33 Proposed Garage Plans
24 of 33 Proposed Garage Plans with Alternative Level G2
25 — 26 of 33 | Stormwater Management Plan
27 of 33 Stormwater Quality Plan
28 of 33 Water Quality Impact Assessment
29 of 33 RPA Exception Notes
30 of 33 RPA Exception Plan
31 of 33 RPA Planting Details
32 0f 33 RPA Planting View and Sections
33 of 33 RPA Planting Specification

Site Layout: The following table summarizes the existing and proposed

development.
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Existing Proposed Increase/Decrease
Total Number of 606 727 +121 units
Residential Units
Number of Multiple 554 719 +165
Family Units
Number of Attached 92 8 -44
Single Family
Residences
Square Footage of 22,000 26,000 +4,000
Retail Use
Square Footage of 44,700 74,700 +30,000
Office Use
Open Space Acreage 8.3 acres 7.0 acres -1.3 acres
Number of Parking 1,011 1,128 with parking | +117 with parking
Spaces reduction reduction

Proposed Changes to Uses and Site Layout: The existing 606 residential units will
be increased through the addition of five Affordable Dwelling Units (ADU), 10 ADU
bonus units, and 106 Workforce Dwelling Units (WDUs) bonus units. In addition,
111 existing units will be converted into Workforce Dwelling Units (WDUs). The
proposed and converted units will be located in three areas, including: 1) proposed
Building B, a new five-story building located in the southern portion of the site; 2)
the three existing residential towers through reconfiguration and/or division of
existing units; and 3) the upper stories of proposed Building A, the new
retail/amenities/residential building. To facilitate this redevelopment, six of the
seven low-rise townhome buildings, containing 44 of the existing 52 townhomes,
will be removed and some of the interior plazas will be reduced in size.

The existing 44,700 square feet of office space is located in a four-story building
located along the development’s Lee Highway (US 29) frontage. The proposed
30,000 square feet of new office space will be located in a four-story addition to the
existing office building. The new wing will be located on the south side of the
existing office building, on the side opposite of the Lee Highway frontage.

The site’s existing 22,000 square feet of retail uses are located on the ground floors
of the office building and two of the residential buildings. This retail space, along
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with 4,000 square feet of new retail, will be relocated and concentrated in the
buildings along the development’s Lee Highway frontage. Specifically, retail will be
located within the ground floors of: 1) the office building and its addition; 2) the
northern half of Residential Tower No. 1; and 3) the new retail/amenities/residential
building, proposed Building A.

Landscaping and Open Space/Amenities: New/replacement landscaping is limited
to plantings in three general areas. The largest single area of plantings will occur in
the Resource Protection Areas (RPA) disturbed by construction of the Blake Lane
access. To replace RPA vegetation, the FDPA shows 32 native trees being
planted to replace the 32 existing trees that will be removed. Additionally, a
number of understory shrubs and grasses are proposed for this area. The second
area of plantings will be the landscaping strips along the Lee Highway (US 29)
frontage. The FDPA shows the removal of one tree and the planting of 20 native
trees to provide partial screening for the existing Circle Woods single-family
attached development located on the opposite side of Lee Highway from the
subject site. The applicant is requesting that the required transitional screen along
the highway be modified to reflect this partial screen. The third area of plantings
will be landscaping of the planters located in the reconfigured plazas. The FDPA
does not indicate specific plants for these planters. In addition, the applicant
envisions creation of a vegetated roof over the retail portion of proposed Building A,
the retail/community amenities/residential building facing Lee Highway (US 29).

The existing development contains a 1.47-acre, heavily wooded sports court parcel,
which provides open space as well as amenities. No changes are planned for this
parcel as part of this application. In addition, apartment residents have use of an
on-site, outdoor swimming pool and indoor community spaces. As proposed, the
indoor amenities will be expanded and enhanced. The applicant envisions
updating the amenities to possibly include a new exercise facility, business center,
theatre room and expanded residential services, such as concierge, package
acceptance, and on-site dry cleaning pick-up.

Access: Currently, the vehicular access to the site is provided from the north by a
driveway off of Lee Highway and from the south by a paved driveway through Tower
Park to Route 50. The Lee Highway entrance aligns with Circle Woods Drive to the
north and is controlled by a signal light. This entrance currently allows multiple
turning movements upon entering the site. The FDPA proposes restricting left turn
movements upon entering the site to eliminate existing stacking issues and reduce
potential turning conflicts. The redesigned driveway will facilitate right turns leading
to the western surface parking lots and garage entrances, as well as access to the
proposed at-grade parking plaza facing Lee Highway. The re-designed entrances
takes into account that the adjoining portion of Route 50 is planned for widening to
six travel lanes. The proffers include a provision for the dedication of right-of-way as
well as provision of temporary and permanent construction easements. No changes
are proposed to the access from US Route 50, which is a winding, paved roadway
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located within an easement through Towers Park. A third, new access is proposed to
provide direct access from the site to Blake Lane.

The development has an interior network of concrete paths and sidewalks
connecting the various plazas and uses. A paved pedestrian path currently provides
access to Blake Lane. The project site contains paved paths that tie into the paved
paths in Towers Park. From the entrance driveway, the site’s Lee Highway frontage
has a sidewalk that proceeds to the west about halfway to the neighboring
International House of Pancakes (IHOP) parcel (Tax Map Parcel #48-3-((1))-35A).
The applicant has proffered construction of extension of the concrete sidewalk to the
west property line connecting to the IHOP sidewalk.

Parking: The existing development provides 1,011 parking spaces distributed over
a parking deck, a number of surface parking lots, and a semi-subterranean, one-
story parking garage. The proposed redevelopment will require 302 additional
spaces, or a total of 1,313. The applicant has requested a parking reduction to
1,128 spaces.

If the parking reduction and zoning requests are approved, some of the existing
parking spaces will be eliminated and/or relocated and new spaces will be created
as follows. First, the above ground deck fronting on Lee Highway will be removed,
and the existing parking under the deck will be lowered and covered by an at-grade
parking plaza. This modification will increase the visibility of the relocated retail
uses. In addition, a second parking level will be added above the existing parking
garage floor for the area beneath the proposed Building B, the new five-story
residential building.

An integral part of the requested parking reduction is the potential for shared
parking between the various uses and an effort to lower the number of automobile
trips, especially single occupant vehicles. To this end the proffers include a Traffic
Demand Management (TDM) Plan. The TDM Plan would reduce the number of
vehicular trips through dissemination of transportation information, incentives, and
monitoring aimed at encouraging the use of transit, ride-sharing, walking, and
biking. The proffered goals of the plan are to reduce automobile trips generated by
the residential uses, both existing and proposed, by 25%. The reduction goal for
office uses is a 20%. For new office uses, the TDM provisions would be reflected
on leases. For existing office uses, the TDM provisions would be implemented
when leases are renewed. Should the reduction goals not be met, the proffers
include provisions for increased efforts and penalty contributions.

Resource Protection Area: The existing western parking deck, surface parking lots
and access drives intrude into the Resource Protection Area (RPA) associated with
the streambed along the site’s western property line. Beyond this intrusion, the
watercourse paralleling Blake Lane is lined with native vegetation. As noted earlier,
the watercourse is the realignment of Hatmark Branch, a tributary to Accotink
Creek. During construction of nearby streets and developments, the water that
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would have flowed in the streambed had been diverted to underground
stormdrains. Therefore, the streambed is generally dry and currently is limited to
handling stormwater from a small, adjoining portion of the subject site.

The applicant intends to remove approximately 18 parking spaces located at the
edge of the RPA and the existing asphalt pedestrian trail that extends across the
RPA to Blake Lane. This elimination of existing impervious surfaces within the
RPA will be partially offset by construction of the new Blake Lane
vehicular/pedestrian access and installation of stormwater facilities within the
watercourse. Also, the applicant intends to direct a portion of the project’s filtered
stormwater to the streambed and thereby increase its water flow. This water flow
will feed several micro-pools being proposed in the streambed. The increased
water flow and micro-pools, along with proffered revegetation, will help restore the
stream habitat.

Stormwater Management: Currently, stormwater is conveyed off-site through a
system of underground drains. As proposed, a portion of the stormwater will be
retained on-site in an underground detention vault and filtered for phosphorus
removal. Under this plan, the runoff will meet the required 10% phosphorus
reduction in compliance with the PFM Section 118-3-2(F)3. As part of this
redevelopment effort, a portion of the filtered water will be directed to the
streambed. The proposal is to have this intermittent water fill the micro-pools and
establish associated wetlands related to the streambed restoration undertaken as
part of the RPA encroachment exception.

Land Use Analysis (Appendix 5)
Residential Development Criteria

Fairfax County expects new residential development to enhance the community by
fitting into the fabric of the neighborhood, respecting the environment, addressing
transportation impacts, addressing impacts on public facilities, respecting the
County’s historic heritage, contributing to the provision of affordable housing, and
being responsive to the unique site specific considerations of the property. The
Board of Supervisors adopted the Residential Development Criteria as part of the
Land Use Section of the Policy Plan in order to set standards for evaluating new
residential development.

Development Criterion 1, Site Design

As part of site design, Criterion 1 encourages consolidation and integration of
adjoining parcels. These provisions are not applicable to the redevelopment efforts
of this project site which is a single, integrated development generally bordered by
major roadways and Towers Park. For the same reasons, proceeding with this
project does not preclude adjacent parcels from developing in accordance with the
Plan. The one, non-park parcel that borders the site is the International House of
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Pancakes property to the northwest. This C-8 property is separated from the
existing Circle Tower development by a streambed/RPA and a number of utility
easements.

The proposed reconfiguration of the development would result in a more logical and
functional layout of the various uses by concentrating the retail and office uses
towards the front of the site, the community amenities in the middle, and the
residential uses to the sides and rear of the property. The network of pedestrian
plazas will provide usable, accessible, and well-integrated open space. As part of
this redevelopment, the residential amenities will be expanded and upgraded.

Development Criterion 2, Neighborhood Context (Appendix 5)

This criterion states that residential development should be designed to fit into the
adjoining community through appropriate transitioning measures and pedestrian,
bicycle, and vehicular connections. The most prominent aspects of the
development -- the four-story office building and the three, 12 to 14-story residential
towers -- will remain. The new, four-story retail/amenities/ residential building will
be situated in the front-interior of the site and will be visible from US Route 29.
However, the four-story office building addition will be directly behind the existing
office building and the new, five-story residential building will be located in close
proximity to Towers 2 and 3, towards the rear of the property. As such, the view of
both of these buildings from nearby streets and properties will be obscured.

The most noticeable aspects of the redevelopment efforts will be the removal of the
elevated building platform along the Lee Highway frontage and its replacement with
an at-grade parking plaza surrounded by ground floor retail uses. This change will
make Circle Towers’ retail uses more visible from Lee Highway. With the proposed
additional trees (shown on the FDPA) within the planting areas along Lee Highway
and the proffered conformance with County lighting and sign regulations, staff
believes that the planned modifications will fit into the surrounding community.

The existing paved connections to Towers Park and the proffered pedestrian
connections (construction of the sidewalk along Lee Highway to the IHOP site,
construction of a paved trail to the bus pad proposed along the north side of Route
50, and the installation of a sidewalk on the north side of the proposed Blake Lane
bridge) will provide vital pedestrian connections to surrounding properties.

Issue: Automobile—Oriented Uses

The proffered list of permitted secondary uses includes automobile-oriented uses
such as fast food restaurant and quick service food stores. These uses, especially
associated drive-through service operations, can increase traffic congestion and
vehicular/pedestrian conflicts.
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Resolution:

The applicant has amended the proffers to add a provision that fast food
restaurants and quick service food stores cannot be located in stand-alone
buildings and cannot include drive-through services. These limitations will address
potential traffic generating concerns and vehicular/pedestrian conflicts. The
existing drive-in bank teller would not be affected by this proffer.

Issue: Parking Decks

The first submitted FDPA depicted two new above ground parking decks, one
located along the east property line and one along the south property line. These
decks were to provide parking for the proposed uses and as replacements for any
removed parking. As these elevated parking decks would abut the adjoining
Towers Park, staff expressed concerns regarding adverse visual and lighting
impacts that these parking decks might have upon the park, as well as any impacts
that these decks might cause upon nearby park trees.

Resolution:

The applicant amended the application to delete the new parking decks.
Therefore, for the project to proceed, the requested parking reduction is necessary
or additional parking would need to be provided by adding additional below grade
levels to the parking garage. Either option would eliminate the impacts to adjoining
parkland. Staff notes that any additional parking would have to be under-ground
and located within the existing structure footprint to conform to the proffered layout;
otherwise a subsequent proffered condition amendment and/or final development
plan amendment will be required.

Issue: Secondary Uses

The Comprehensive Plan recommends the subject site for residential development.
However, the current zoning (PDH-12) does permit limited non-residential uses as
secondary uses. Specifically, Section 6-106 of the Zoning Ordinance requires that
secondary uses of a commercial nature, including retail and office uses, be
designed to serve primarily the needs of the residents of the planned development.
The ordinance appears to favor commercial uses such as financial institutions,
personal service establishments, quick-service food stores, and eating
establishments. While uses such as a grocery store or pharmacy are not
prohibited, care must be taken so that such uses do not dominate the project and
unduly impact the residential development and surrounding neighborhood.

Resolution:

The proposed non-residential square footage is within the maximum allowed for
secondary uses. The applicant envisions a mix of tenants that may include a
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grocery store, eating establishments, specialty shops, offices, a convenience
market, and a dry cleaner. Other businesses as identified under Proffer Number 3
are also possibilities. To limit the impacts associated with larger retail businesses,
Proffer Number 3 sets a maximum gross floor area for any one business to 20,000
square feet. In addition, Proffer Number 3 limits the locating of quick-service food
stores, eating establishments (except for coffeehouses, which are permitted in any
of the proposed retail spaces), and fast food restaurants to Proposed Building A
(the new retail/amenities/residential building facing the reconstructed plaza deck)
and the existing office building. By imposing these size and location limitations,
the applicant is attempting to balance the desire for a mix of retailers with the need
to minimize impact to the surrounding neighborhood.

Development Criterion 3, Environment (Appendices 5 and 9)

All rezoning applications for residential development should respect the
environment. Rezoning proposals for residential development, regardless of the
proposed density, should be consistent with the policies and objectives of the
environmental element of the Policy Plan, and will also be evaluated on the
following principles; preservation, slopes and soils, water quality, drainage, noise,
lighting, and energy.

For the most part, the redevelopment efforts are confined to the existing footprint of
building pads and paved areas. The major exception is the construction of the
Blake Lane access. However, the FDPA depicts removal of asphalt and
revegetation of the area associated with 18 existing parking spaces to help off-set
the proposed disturbance. Also, the applicant has proffered revegetation and
vegetation enhancement of the streambed areas adjoining disturbed areas
associated with installation of the Blake Lane bridge. The FDPA plans show that
the redevelopment will meet the phosphorus removal required under Best
Management Practices (BMP). In addition, as proffered, proposed Buildings A and
B will be designed to obtain Leadership in Energy and Environmental Design
(LEED) certification. The applicant has proffered the construction of a vegetated
roof over the retail portion of proposed Building A in conformance with Public
Facilities Manual (PFM) provisions. Lastly, the proffers reflect staff's request that
the applicant provide non-proprietary performance monitoring data related to
energy and water consumption on the property.

Issue: RPA Encroachment

The application proposes encroachment into the site’s RPA to facilitate installation
of the Blake Lane access drive, which would cross over Hatmark Branch. Since
there are two existing points of access to the site, it could not be demonstrated that
there were no reasonable alternatives and therefore, the proposed third access
could not be considered an allowed use. Therefore, an RPA encroachment
exception under Chesapeake Bay Preservation Ordinance (CBPO) 118-6-9 is
required to permit the proposed access.
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Resolution:

The applicant filed for the RPA encroachment exception with the Department of
Public Works and Environmental Services (DPWES) on August 30, 2010. On
October 26, 2010, this request, accompanied by a Water Quality Impact
Assessment (WQIA), was deemed complete. The submitted RPA encroachment
exception sought to permit the new access drive, a bridge with two travel lanes and
sidewalk on one side, and related retaining walls. Storm drain improvements will
also encroach into the RPA. The applicant is proposing to remove a greater area
of impervious surface within the county-mapped 1993 RPA than that which is
associated with the new access drive. However, this alone would not justify the
encroachment exception in this instance as the floodplain is the only RPA
component on this site and only a small part of the area where pavement removal
is to occur within the floodplain. Therefore, the applicant is proposing: 1) to reroute
some of the site’s runoff, which now enters the storm drain system, through the
restored streambed; 2) to create three micro-pools to restore overland-flow area; 3)
to revegetate area within the county-mapped RPA; and 4) to install a Filterra
serving a portion of the site not otherwise controlled by a BMP and thereby improve
water quality greater than the determinants of the new access drive. In its attached
staff report dated February 18, 2011 (Appendix 9), DPWES staff details the
proposal, provides its analysis, and discusses the mandatory findings. At the
conclusion of its staff report, DPWES staff states its determination that the
mandatory findings have been satisfied and recommends approval of the RPA
encroachment exception.

Development Criterion 4, Tree Preservation (Appendices 7 and 11)

Existing vegetation on the site consists of forested tree canopy along the western
streambed and around the sport courts. Except for the area in the vicinity of the
proposed Blake Lane access, the existing tree canopy will not be affected by the
redevelopment efforts. Approximately 35 trees will be removed to facilitate
installation of the Blake Lane access and stormwater facilities. Related to the RPA,
the applicant has proffered tree preservation efforts that address retention efforts,
replanting plans, protective fencing, financial assurances, and inspection and site
monitoring. In addition to the forested canopy, a variety of trees, shrubs, and
grasses are located within planting strips and planters throughout the development.
As part of the proposed redevelopment, all of the vegetation will be replaced in the
plazas. In addition, dead or hazardous trees will be removed from and replaced in
the existing planting strips along access ways and around buildings.

Development Criterion 5, Transportation (Appendix 6)
The Fairfax County Department Transportation (FCDOT) reviewed the application

and noted that most of its concerns have been addressed by the transportation
improvements proposed on the FDPA and as specified in the proffers. These
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improvements include: 1) right-of-way dedication and construction of a taper lane
at the proposed right-in/right-out entrance on Blake Lane; 2) right-of-way dedication
along a portion of the site’s Lee Highway frontage; 3) construction of two concrete
bus shelter pads along the north and south sides of US Route 50; 4) a trail
extension to the proposed bus shelter pad along the north side of US Route 50: 5)
completion of the concrete sidewalk along Lee Highway between the subject site
and the IHOP parcel to the west; and 6) the implementation of a Transportation
Demand Management (TDM) Program. In addition to these improvements, both
the FCDOT and the Fairfax County Park Authority (FCPA) have listed several
additional clarifications and issues related to transportation. The major issues are
discussed below. Other transportation related requests include: 1) installation of
bike racks at the Vienna Metro Station, 2) review and possible enhancement of the
signage and striping related to the two existing street crossings of the Fairfax
Connector Trail within Towers Park; and 3) installation of sidewalks along both
sides, as opposed to only one side, of the proposed bridge span to Blake Lane.

Issue: Timing of the Blake Lane Access

Originally, the applicant proposed that the new Blake Lane access would be
completed and opened for use prior to issuance of the 700" Residential Use
Permit. Because the applicant’s proposed redesign of the site’s access from US
Route 29 limits turning movements and because the proposed redevelopment will
incrementally increase vehicular traffic, FCDOT recommended that the Blake Lane
access be open to traffic no later than issuance of the 650" RUP. In addition,
because construction vehicles utilizing the site’s US Route 50 entrance may create
potential traffic conflicts with users of Towers Park, FCPA requested that the
applicant open the Blake Lane access prior to any building construction activities.
FCPA also requested that the applicant prohibit construction vehicles from using
the access road through Towers Park.

Resolution:

The applicant has modified the proffers to commit that the Blake Lane access will
be open and operational prior to the issuance of the 660" RUP. This threshold is
related to the fluctuating number of units caused by the removing and retrofitting of
existing units and the construction of Building A, the amenities/retail/ residential
building. Given the proximity of this construction activity to Lee Highway, the
applicant anticipates that construction vehicles would utilize the existing access as
opposed to the proposed one along Blakely Lane. In addition, the applicant has
added language to the proffers regarding coordination with FCPA regarding
activities at Towers Park. In any case, that section of US Route 50 adjacent to the
subject site prohibits trucks exceeding eight tons gross weight. As such, dump
trucks, equipment trailers, and other over-sized construction vehicles would not be
permitted to utilize the southern entrance. The applicant has reflected the
existence of this restriction in the proffers.
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Issue: Inclusion of Office and Retail Uses in the TDM program

Initially, the applicant has proffered a Transportation Demand Management (TDM)
program to encourage the use of transit, ride-sharing, biking and walking to reduce
the automobile trips generated by the project’s existing and proposed residential
uses by 15%. Staff, however, noted that the TDM program should aim for a more
ambitious reduction and also include the site’'s non-residential uses in order to
further reduce the number of trips generated to and from the site, especially since
the applicant was requesting a reduction in required parking.

Resolution:

The applicant has since modified the proffers to include a reduction goal of 25% for
existing and proposed residences and a reduction goal of 20% for existing and
proposed office uses in the TDM program. The proffers are written in a manner
that takes into account existing agreements with tenants and as such, commit to
implement TDM practices upon execution of lease renewals or upon execution of
new leases. Although staff would like to see an attempt to target reductions in trips
generated by employees of retail uses, especially employees, staff feels that the
proffered goals will adequately address vehicle trip reductions.

Development Criterion 6, Public Facilities (Appendices 10 through 14)

The addition of residential uses impacts public facility systems, such as schools,
parks, stormwater management and fire and rescue.

Fairfax County Public Schools (FCPS) calculated that the proposed mix of 727
units would generate 68 students. Although the number of units will increase with
the project, the redevelopment would not generate any new students compared to
the existing 606-unit development. This calculation is based on the elimination of
most of the townhouse units, which have a substantially higher multiplier for student
generation than mid and high-rise multi-family units. As a result, FCPS is not
requesting any monetary contribution towards capital improvements for schools.
However, FCPS has noted that based on student enroliment projections, the
elementary, middle, and high schools that serve this area are projected to become
over capacity. For that reason, FCPS has noted that should the applicant be so
inclined, the suggested proffered amount is $9,378.00 per student. The applicant
has not proffered any funds toward schools.

The Fairfax County Fire and Rescue Department notes that the property is serviced
by the Station #430, Merrifield, and meets fire protection guidelines.

Fairfax County Water Authority notes the property is served by a 20-inch water
main located in Blake Lane and thqt capacity exists to support the proposed
redevelopment. £
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Sanitary sewer service will continue to be provided by Fairfax County at its Noman
Cole Pollution Control Plant. The plant currently has excess capacity. The existing
eight-inch line located on the property is adequate for the proposed uses. All
impacted county lines have adequate capacity for the proposed uses.

As discussed previously in this report, the applicant plans to construct stormwater
facilities to meet applicable regulations. Through on-site detention and
phosphorous removal, creation of micro-pools, and transmittal to the County
stormwater system, the project will meet Best Management Practices.

FCPA has reviewed this project and raised numerous concerns, especially since
the site abut Towers Park, a County park, on two sides and the impact that the
increase in residents will have on abutting parks.

Issue: Fair Share Contribution and Natural Resource Management Contribution

FCPA notes that the project will add affordable and work force housing plus a net
increase of five market rate units. The minimum expenditure for park and
recreational facilities is set by ordinance at $1,600 per new, market-rate residential
unit, with exemptions for ADUs and WDUs. In general, FCPA recommends that
the facilities be located within the residential development site. On this basis,
FCPA recommends that $8,000 (5 units x $1,600 per unit = $8,000) be spent on
on-site recreational facilities. In accordance Zoning Ordinance Sect. 6-110, Par. 2,
any monies not spent on-site shall be conveyed to FCPA for recreational facility
construction at one or more park sites in the project site’s service area.

Because it is likely that a large portion, if not all of these Zoning Ordinance required
funds, will be utilized on-site, FCPA requests a fair share contribution of $893 per
new resident to offset impacts to park and recreation service levels. Based on an
average multiple-family household size of 2.25 people in the Vienna Planning
District, the five new market rate units could add 11 new residents. Therefore,
FCPA is requesting a contribution of $9,823 (11 residents x $893 per resident =
$9,823) to offset the anticipated impact to County park and recreation facilities
caused by the projected residents of the five new market rate units.

Finally, the adjacent 33-acre Towers Park was part of the original Circle Towers
development. FCPA notes that the forested portion of the park is in need of natural
resource management, such as invasive species removal, deer management, and
native vegetation restoration. To ensure sustainability of the forest as well as to
offset impacts to existing trees within the development, FCPA has recommended a
contribution of $3,200 per acre or $105,600 (33 acres x $3,200 per acre =
$105,600) for natural resource management in Towers Park.
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Resolution:

The applicant has proffered a $15,000 contribution for publically accessible
recreational facilities. Expenditure of these monies, as determined by the Board of
Supervisors, can be used for trail construction, such as the construction of a
pedestrian trail along Lee Highway, across the northern portion of Towers Park.
Under a separate proffer, the applicant is committing to contribute $2,000 towards
the Nottaway Nights program.

Issue: Route 50 Bus Stop Access Trail

The applicant has proffered to construct a connection from the existing county
asphalt trail to the existing bus stop (future bus pad site) located along the north
side of US Route 50. Because this trail would cross through a portion of Towers
Park, FCPA had requested topography and preliminary grading information.
However, the applicant did not supply it. As such, FCPA cannot evaluate the
impacts to parkland and therefore cannot support the request at this time. In any
event, FCPA does not believe that funds contributed for recreational purposes
should be used (credited) to offset this trail connection since the primary purpose of
the trail is to improve Circle Towers residents’ access to transit, rather than
promoting public access to Towers Park.

Resolution:

As of the publication of this staff report, the applicant still has not yet provided
details on topography and preliminary grading for the proposed trail. However, the
proffers have been modified to exclude this trail construction from the
aforementioned $15,000 contribution for publically accessible recreational facilities.
The applicant must provide topography and grading information, as well as secure
an easement from the Park Authority, prior to approval of the site plan.

Issue: Lee Highway Frontage Trail

The Comprehensive Plan Trails Map depicts a minor paved trail along the Lee
Highway frontage of Towers Park. At present, there is an existing sidewalk along
the subject site’s Lee Highway frontage, which ends at the site’s east property line.
From that point, a narrow, informal dirt footpath continues in close proximity to the
roadway. Based on site visit observations, it appears that the path is utilized by
Circle Tower residents and others to access the Vienna Metro Station and the Pan
Am Shopping Center to the east. Staff notes that there is a paved path on the
north side of Lee Highway. Although this path may provide a viable alternative for
pedestrians headed to the transit station, it provides a circuitous route to the
shopping center, which like Circle Towers, is on the south side of the highway. For
these reasons, staff recommended that the applicant commit to construct a minor
paved trail in the location of the dirt footpath.
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Resolution:

The applicant has not committed to providing the requested paved trail. Instead, as
previously mentioned, the applicant has proffered a $15,000 contribution for
publically accessible recreational facilities and portions of these funds could be
used to partially fund construction of the trail.

Issue: Landscape Material Selection

Given that the project site abuts Towers Park on two sides, FCPA has
recommended requested that the applicant commit to the use of only native non-
invasive plant species for any new landscaping to minimize any chance that
invasive species could move into the park.

Resolution:

The applicant has proffered to use only native, non-invasive species on the
project’s perimeter and incorporate native and non-invasive species into its interior
landscaping.

Development Criterion 7, Affordable Housing

Criterion 7 states that ensuring an adequate supply of housing for low and
moderate income families, those with special accessibility requirements, and those
with other special needs is a goal of the County. This criterion may be achieved by
the construction of units, by contribution of land, or by a contribution to the Housing
Trust Fund.

Issue: Mix of Unit Types

The Circle Towers development, which was constructed in the 1970s, was not
required to create affordable units. However, under the applicant’s current
proposal, five affordable units and 111 workforce units will be added to the site.
Most of these units will result from reconfiguring and retrofitting existing units within
the three residential towers. Some of the affordable/workforce units may be
accommodated in the proposed new retail/amenities building and/or within the
proposed new five-story residential building. Provision of these
affordable/workforce units can qualify the applicant to obtain 10 units as an ADU
bonus and 107 units as a WDU bonus. A maximum of 20% of additional residential
density is permitted with the bonus provisions of ADUs and WDUs. The proposed
121 new units represent this maximum.

The amount of permitted affordable housing is dependent on the number of units
located in each building type (high-rise, mid-rise, or townhouse). Therefore, for the
preliminary ADU bonus calculations to remain valid, staff noted that the proffers
should confirm the mix of units within the three building types. Also, as the
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affordability thresholds for the WDUs are dependent on building types, staff
recommended that the proffers confirm the location of those units. Specifically, to
conform with the WDU policy adopted by the Board of Supervisors, stick-built rental
units only have the option of two tiers; 50% of the WDUs at or below 80% Area
Median Income (AMI) and 50% of the WDUs at or below 100% AMI. As submitted,
the proffers indicated that such rentals may utilize a third tier that would allow units
being rented at 120% AMI. This provision conflicts with adopted policy

Resolution:

The applicant has amended the proffers to include the breakdown in unit counts
and where applicable, the building type that such units will be located. This
tabulation will help review of future site plans and building permits.

Development Criterion 8, Heritage Resource

No heritage resources have been identified or are known on the property.

ZONING ORDINANCE PROVISIONS
Maximum Density/Use/Bulk Regulations

The maximum density permitted in the PDH-12 District is 12 dwelling units per acre.
The density of the development was based on the original project site of 52.5
acres, prior to dedication of 33.3 acres for Towers Park and a school site. This
overall density was 11.54 units per acre.

At this time, the project site consists of 16.04 acres. The previously approved units
are recognized as being properly established. However, per determinations made
by the Zoning Administrator, any additional units must conform to the current
density requirements based a project site of 16.04 acres. Therefore, only units that
are not counted towards density can be added to this site. To this end, the
applicant is proposing only affordable dwelling units, workforce dwellings units, and
associated bonus dwelling units. In this manner, the density, for zoning purposes,
remains at 11.54 units per acre in compliance with the PDH-12 zoning.

The PDH District regulations set forth in Part 2 of Article 6, Planned Development
District, of the Zoning Ordinance require that the application meet provisions such
as performance standards, site plan regulations, parking requirements, and sign
regulations. The development, with imposition of the proposed proffers, meets
these requirements.

Part 2 of Article 6 also lists allowable primary and secondary uses. The proffers and
FDPA indicate that the majority of the floor area of the development will be occupied
by residences. In accordance with the Zoning Ordinance, less than 10 percent of the
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site will be occupied by retail and office uses. The proffers commit to compliance
with the PDH standard that requires that secondary non-residential uses (retail and
office uses) not exceed a ratio of 300 square feet per residential unit. For the 727-
unit development, the retail and office uses and related ancillary surface parking
cannot exceed 218,100 square feet. Based on figures contained in the application,
the non-residential uses do not exceed the 10 percent maximum.

The 16.04-acre subject site complies with the PDH-12 required minimum lot size of
2 acres. The proposal, with 43% open space (7.0 acres) complies with PDH-12
requirement for a minimum of 30% open space (4.8 acres). The PDH-12 district
requirements and project conformance is summarized below.

PDH-12 District Bulk Standards

Standard Required Provided
Lot Size 2 acres 16.031 acres
Lot Width No minimum Varies between 400 to 750 feet

Max. Building Height

No maximum

Existing, 14 stories; new buildings
will be 3 to 5 stories in height

Front Yard No minimum Approximately 60 feet
Side No minimum Approximately 65 feet
Rear Yard No minimum Approximately 120 feet
FAR N/A N/A

Open Space 30% (4.8 acres) 44% (7.0 acres)

Parking Spaces®

1,313 spaces

1,313 spaces (Parking Reduction
requested to 1,128 spaces)

Barrier Requirements

House of Pancakes)

North (R-8, Circle Woods) | Barrier E, F, or G (six foot high) | Waiver requested
East (PDH-12, Towers No requirement None

Park)

South (PDH-12, Towers No requirement None

Park)

West (C-8, International No requirement None

Transitional Screening Requirements

North (R-8, Circle Woods)

Transitional Screening 2
(35-foot landscaped buffer)

Modification requested to reflect
landscape strip and vegetation as
depicted on the FDP

East (PDH-12, Towers
Park)

No requirement

None

South (PDH-12, Towers
Park)

No requirement

None

West (C-8, International
House of Pancakes)

No requirement

Existing trees as depicted on the
FDP
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In the PDH-12 District, there are no lot width or yard minimums or building height or
floor area ratio maximums. Rather, developments within this district must meet the
standards set forth in Part 1 of Article 16, as described below.

Conformance with Article 16

Section 16-101 General Standards

General Standard 1 states that the planned development shall substantially
conform to the adopted comprehensive plan with respect to type, character, and
intensity of use and public facilities. This standard also notes that planned
developments are not to exceed the density or intensity permitted by the adopted
comprehensive plan, except as expressly permitted under the applicable density or
intensity bonus provisions. As determined by the Zoning Administrator in her letter
dated December 18, 2009, the approved density for the 16.03 site is 606 dwelling
units. To not exceed this density, only units, such as affordable and workforce
dwelling units, which do not affect density for zoning purposes, can be added.
There is no plan guidance for appropriate intensity of non-residential development
of this parcel. However, the Zoning Ordinance does limit the amount of secondary
uses to 300 square feet per residential unit. Through site design, enhanced
landscaping, and conformance with lighting and signage ordinances, the additional
non-residential square footage will not appear to increase the intensity of
development from surrounding properties. Therefore, the proposal meets this
standard.

General Standard 2 requires that the design of the development achieve the stated
purpose and intent of the planned development district more than would be
possible under a conventional zoning district. This current application facilitates
reconfiguration of some of the uses and buildings as well as addition of residential
units and non-residential square footage within the existing development footprint.
The proposed development would not be permitted under a conventional zoning
district as it would not meet the use, lot size, or bulk regulations of the equivalent R-
12 Residential District. Rather than an integrated community, a standard R-12
development would have resulted in a traditional low-rise residential community.
For these reasons, the proposal meets this standard.

General Standard 3 states that planned development shall efficiently utilize the
available land, and shall protect and preserve, to the extent possible, all scenic
assets and natural features such as trees, streams and topographic features. In
dedicating Towers Park and a portion of a school site, the original planned
development protected large areas of trees and topographic features. The current
application generally limits construction to the existing developed area with the
exception of construction of the Blake Lane access. As part of that disturbance,
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the applicant has proffered restoration of a portion of the stream bed and
surrounding vegetation. Therefore, the proposal meets this standard.

General Standard 4 states that the planned development shall be designed to
prevent substantial injury to the use and value of existing surrounding development,
and shall not hinder, deter, or impede development of surrounding undeveloped
properties in accordance with the adopted comprehensive plan. As previously
noted, the project is screened from surrounding development by major roads, a
streambed, and Towers Park. As such, staff does not believe that adding the
proposed residential units and additional non-residential uses will harm or devalue
surrounding development or prevent implementation of the comprehensive plan.
Given the property’s separation from surrounding development, this standard has
been met.

General Standard 5 states that the planned development shall be located in an
area in which transportation, police, and fire protection, other public facilities and
public utilities, including sewage, are or will be available and adequate for the uses
proposed; provided, however, that the applicant may make provision for such
facilities or utilities which are not presently available. As demonstrated in the public
facilities analysis, adequate facilities are generally available to support the
proposed development. The applicant has proffered improvements to meet current
stormwater quality and quantity best management practices. This standard has
been met.

General Standard 6 states that the planned development shall provide coordinated
linkages among internal facilities and services as well as connections to major
external facilities and services at a scale appropriate to the development. A major
component of the redevelopment is to create a third ingress/egress option to the
project via construction of a Blake Lane access point. This two-way driveway will
alleviate traffic congestion at the Lee Highway entrance, where redesign options
are limited given past and future widening of the highway. The Blake Lane access
will also provide a sidewalk, replacing an existing paved trail that crosses the
stream. Internally, the pedestrian connections between the plazas will be
reconfigured to reflect new building construction and parking layouts. The existing
pedestrian connections to the adjoining park trails will be retained. Lastly, as part
of the redevelopment, the applicant has proffered completion of the sidewalk along
Lee Highway to the IHOP parcel to the west. For these reasons, the proposal
meets this standard.

Section 16-102, Design Standards

Design Standard 1 requires that in order to complement development on adjacent
properties, at all peripheral boundaries of the PDH District, the bulk regulations and
landscaping and screening provisions shall generally conform to the provisions of
that conventional zoning district which most closely characterizes the particular type
of development under consideration. In this case, that zoning district is R-12.
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The boundaries of this PDH district contain the project site and Towers Park.
Therefore, this standard would be relevant to the IHOP parcel to the west, which is
designated C-8, and the Circle Woods parcels to the north, which are designated
R-8. The boundary between the Circle Towers and IHOP properties would be
considered a side lot line and under R-12 zoning would require a side setback
controlled by a 25° angle of bulk plane, but not less than 10 feet. For the existing
and proposed project, the required side setback would be 10 feet. The Circle
Towers side setback is 55 feet. The Lee Highway frontage, which separates the
Circle Towers and Circle Woods developments, is considered a front property line
and under R-12 zoning would require a front setback controlled by a 25° angle of
bulk plane, but not less than 20 feet. For the existing and proposed project, the
required front setback would be 25.6 feet. The Circle Towers front setback is

60 feet. Therefore, the setbacks exceed any of those associated with the
traditional R-12 zoning and the proposal meets the design standard.

Design Standard 2 states that other than those regulations specifically set forth in
Article 6 for a particular P district, the open space, off-street parking, loading, sign
and all other similar regulations set forth in this ordinance shall have general
application in all planned developments.

As discussed above, the proposed development complies with applicable zoning
standards, with the exception of parking, for which a reduction has been requested
and with the exception of screening and barrier requirements, for which
modifications and waivers have been requested. Compliance with signage
provisions has been proffered. As proposed, the development meets this design
standard.

Design Standard 3 requires that streets and driveways shall be designed to
generally conform to applicable County ordinances and regulations, and where
applicable, shall be designed to afford convenient access to mass transportation
facilities. The standard further requires that a network of trails and sidewalks shall
be coordinated to provide access to recreational amenities, open space, public
facilities, vehicular access routes and mass transportation facilities.

The proposed Blake Lane access, including street tapers, has been depicted and
proffered to comply with VDOT and FCDOT standards. Likewise, the westward
Lee Highway sidewalk extension has been proffered to meet VDOT standards.
The proffers also contain a commitment to dedicate additional right-of-way related
to anticipated improvements to Lee Highway. The applicant has proffered
installation of two bus shelter pads along Route 50, as well as construction of a
paved trail extension to the pad located on the north side of that highway. As
mentioned previously in this report, the applicant has proffered a contribution to
publically accessible recreation facilities, which can be utilized for additional trail
construction. For these reasons, the proposal meets this design standard.
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Highway Corridor Overlay District

The project site, besides being designated PDH-12, is within the Highway Corridor
Overlay. The purpose of this overlay is to prevent or reduce traffic congestion
and/or street hazards by placing limitations on certain automobile oriented uses.
These uses and limitations are listed in Article 7, Part 6 of the Zoning Ordinance
and include drive-in financial institutions, fast food restaurants, quick-service food
stores, service stations, and service stations/mini-marts. This Ordinance section
also states that “Nothing herein shall be construed so as to impair a vested right.”

The approved 1995 FDP lists drive-in financial institutions, quick-service food
stores, and fast food restaurants (approved by special exception) as permitted
secondary uses. Currently, a drive-in bank teller is established on the site. The
proposed proffers duplicate the approved list of secondary uses. In accordance
with the overlay district, drive-in financial institutions, fast food restaurants,

and quick-service food stores must meet the additional provisions listed in Section
7-608. These provisions require pedestrian and vehicular circulation to be
coordinated with adjacent properties and require that access be designed in a
manner that does not impede traffic:on public streets carrying through traffic. For
Circle Towers, a developed site that is surrounded by State roads that carry
through traffic, these concerns can be addressed by integrating any such
businesses into the planned retail/office complex and by prohibiting any new drive-
though services. Therefore, the applicant has amended the proffers to prohibit
stand-alone financial institutions, fast food restaurants and quick-service food
stores and to prohibit new drive-through operations.

Landscaping

The proposal must comply with Part 2, Parking Lot Landscaping and Part 3
Transitional Screening and Barriers of Article 13 Landscaping and Screening of the
Zoning Ordinance. The application complies with the interior parking lot
landscaping requirements of Section 13-201 by providing at least five percent of the
total area of the parking lots as landscaping. However, as discussed below under
the Waivers and Modifications section of this report, the applicant is requesting
waivers from the peripheral parking lot landscaping requirements of Section 13-203
and the transitional screening and barrier requirements of Sections 13-303 and
304.

WAIVERS AND MODIFICATIONS
Waiver of the Service Drive Requirement
The applicant seeks a waiver of the required service drive along the project site’s

Lee High frontage. The project involves redevelopment and intensification of an
existing apartment complex. The site is segregated from future adjacent
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development by a streambed to the west and Towers Park to the east. The Park
Authority has not expressed an interest in having a service drive installed across
the northern portion of the park. Reflecting these facts, FCDOT is recommending
approval of the waiver. Therefore, staff supports the requested waiver.

Waiver of Peripheral Parking Lot Landscape Requirement

For parking lots that contain 20 or more spaces and where transitional screening is
not required, peripheral parking lot landscaping is required. Therefore, peripheral
parking is required along the parking lots adjoining the east and south property
lines of the Circle Towers development. As these parking lots abut Towers Park,
as opposed to a street, the required peripheral parking landscaping is a planting
strip four feet in width and at least one tree for each 50 feet.

Section 13-202 (3) permits the Board to waive this requirement where such waiver
will not have any deleterious effect on the existing or planned development of
adjacent properties. The parking lots adjoining Towers Park were constructed in
the 1970s and will not be modified by the proposed redevelopment. Currently, the
parking lots are separated from Towers Park by forested berms located on park
property. Therefore, the waiver of peripheral parking lot landscaping will not have
adverse impacts to adjoining uses.

Modification of the Transitional Screening Requirement

Sect. 13-303 outlines the transitional screening requirements. For this site, given
the mix of multiple family, office, and retail uses and given the surrounding uses,
the Lee Highway frontage should provide Transitional Screening 2. This type of
screening involves a strip of open space a minimum of 35 feet wide and planted
with a mixture of large and medium evergreen trees that achieves a minimum of
10-year tree canopy of 75 percent or greater; and a mixture of trees consisting of at
least 70 percent evergreen trees, and consisting of no more than 35 percent of any
single species of evergreen or deciduous tree; and a mixture of predominately
medium evergreen shrubs at a rate of three shrubs for every 10 linear feet for the
length of the transition yard area. Currently, the Lee Highway frontage has a
landscaping strip that tapers in width from 40 feet to zero, east to west. This strip is
primarily planted with evergreen and deciduous shrubs. The eastern portion of the
strip contains several trees and a tree preservation area. This strip does not
comply with the county’s transitional screening requirements both in width and
vegetation mix.

The applicant has requested a modification from the transitional screening
requirements to those shown on the FDPA. Sect. 13-305 permits waivers and
modifications to the requirements. A basis for this modification request appears to
be that the existing development was constructed prior to current standards and
that subsequent widening of Lee Highway further reduced the project’s frontage
landscaping. Flexibility to alter placement of site improvements is highly limited by
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the locations of the existing residential and office towers. The overhead utility lines
further limit the type and location of plantings in the open space strip. The proffers
have been revised to address planting under the utility lines. Conformance to
current transitional screening and barrier requirements may render the existing site
circulation unworkable and would eliminate a substantial number of surface parking
spaces. As remediation, the applicant, as depicted on the Final Development
Plans, proposes planting over a dozen trees, some evergreen, in the existing
planting strip along the site’s Lee Highway frontage. Given this history and
constraints related to existing development, staff feels that a modification, subject
to the proposed vegetation enhancements, is supportable.

In addition to the screening along Lee Highway, transitional screening is required
between residential and non-residential uses located within the subject property.
The proposed plans do not depict screens. However, the separation is generally
attained through site planning by concentrating non-residential uses along the site’s
Lee Highway frontage, by locating the community amenities between the non-
residential and residential uses, by vertically separating uses by limiting non-
residential uses to the first floor of mixed use buildings, and by creating separate
public and semi-public plazas for the different uses. Given that the project involves
redevelopment of an existing residential development with secondary uses and
given the mitigation of potential impacts to the residential uses through site layout,
staff feels that interior transitional screening is not necessary.

Waiver of the Barrier Requirements

Because the subject site is located across the street from the Circle Woods single-
family attached development, the Zoning Ordinance requires a six-foot high barrier
along the project site’s Lee Highway frontage. The required barrier would need to
be a six-foot high wall or fence that provided visual and physical separation from
the Circle Woods development across Lee Highway. The applicant requests this
waiver because one of the primary goals of this redevelopment effort is to increase
the visibility, and thereby the economic viability, of the site’s retail and office
businesses. In the application material, the applicant notes that the project site is
separated from the attached single family development (Circle Woods) by the four
to six-lane Lee Highway as well as parking lots adjoining both sides of the frontage.
Staff feels that with the applicant’s proposed increase in landscaping (as discussed
above) in the existing planting strip, the installation of a barrier would not be
necessary.

For required interior barriers between the residential and non-residential uses, the
above discussion under interior transitional screening applies. Therefore, staff
feels that interior barriers are not necessary.

RPA Encroachment Exception Request #8496-WRPA-001-1 concurrent with
Water Quality Impact Assessment #8496-WA-001-1
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To facilitate construction of the Blake Lane access, the applicant has requested
RPA Encroachment Exception Request #8496-WRPA-001-1 concurrent with Water
Quality Impact Assessment #8496-WA-001-1. As detailed in Appendix 9 DPWES
has reviewed the request and assessment and is recommending approval.

Waiver to Allow Underground Detention in a Residential Development

In order to satisfy stormwater management (SWM) requirements, the applicant
seeks a waiver to permit underground stormwater detention in a residential
development. The FDPA depicts a potential storage vault location beneath a
paved access drive along Tower 2. For the reasons discussed in the
Environmental Analysis and detailed in the memo contained in Appendix 8,
DPWES supports the requested waiver, subject to Waiver #8496-WPRM-001-1

conditions, dated December 30, 2009, and contained in Appendix 8,
Attachment A.

CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

Staff concludes that the subject é_;‘)’lplications, PCA B-993 and FDPA B-993-02, are
in harmony with the Comprehensive Plan and are in conformance with all of the applicable
Zoning Ordinance provisions.

Staff Recommendations

Staff recommends approval of PCA B-993, subject to the executed proffers dated
March 21, 2011 and contained in Appendix 1.

Staff recommends approval of FDPA B-993-02.

Staff recommends approval of modification of the transitional screening and a

waiver of the barrier requirements along the site’s Lee Highway frontage in favor of the
treatments depicted on the FDPA.

Staff recommends approval of modification of the transitional screening and a
waiver of the barrier requirements between on-site residential and non-residential uses in
favor of the treatments depicted on the FDPA.

Staff recommends approval of a waiver of the four-foot peripheral parking lot
landscaping requirement for the southerly and easterly property lines.

Staff recommends approval of Waiver #8496-WPFM-001-1 to locate
underground facilities in a residential area, subject to the development conditions dated
December 30, 2009 and contained in Attachment A of Appendix 8.



FDPA B-993-02 Page 28
PCA B-993

Staff recommends approval of RPA Encroachment Exception #8496-WRPA-001-1,

subject to the proposed development conditions dated February 18, 2011 and contained in
Attachment A of Appendix 9.

Staff recommends approval of waiver of the service drive along the Lee Highway
frontage.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicant/owner from

compliance with the provisions of any applicable ordinances, regulations, or adopted
standards.

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

The approval of this rezoning does not interfere with, abrogate or annul any
easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application.
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APPENDIX 1

PROFFERED CONDITIONS
Circle Towers Apartments
Circle Towers, LLC and United Dominion Realty, L.P.
PCA-B-993 / FDPA-B-993-02
March 21, 2011
Pursuant to Section 15.2-2303(a) of the Code of Virginia, 1950, as amended, the property
owners (the “Owners™) and Applicant (the “Applicant”) in this rezoning proffer that the development
of the parcel under consideration and shown on the Fairfax County as Tax Map Reference 48-3-((1))-
53 and 48-4-((1))-3, 3A1, 3B, 3B1 (hereinafter referred to as the "Property") will be in accordance with
the following proffered conditions (the “Proffers”) if, and only if, said Proffered Condition
Amendment and Final Development Plan Amendment request is granted. In the event said application
request is denied, these Proffered Conditions shall be null and void. The Owners and the Applicant, for
themselves, their successors and assigns, agree that these Proffered Conditions shall be binding on the
future development of the Property unless modified, waived or rescinded in the future by the Board of
Supervisors of Fairfax County, Virginia, in accordance with applicable County and State statutory
procedures. The Proffered Conditions are:

L GENERAL

1. Substantial Conformance. Subject to the Proffered Conditions and the provisions of

Article 16-403 and Article 18-204 of the Zoning Ordinance, under which minor modifications to an
approved development plan are permitted, the development shall be in substantial conformance with
the Proffered Condition Amendment/Final Development Plan (the “PCA/FDPA”), prepared by BC
Consultants dated June 2009 and revised through March 16, 2011.

2. Minor Modifications. Minor modifications from what is shown on the PCA/FDPA and

these Proffers, which may become occasioned as a part of final architectural and/or engineering design,



may be permitted as determined by the Zoning Administrator in accordance with the provisions set
forth in Section 16-403 of the Zoning Ordinance.

3. Uses. The uses on the subject property shall be limited to: 727 dwelling units, and
accessory residential uses including but not limited to maintenance areas, leasing center, amenity areas,

resident storage, and up to 183,300 sq. ft. for non-residential uses to include:

1 Accessory uses, accessory service uses and home occupations as permitted by
Article 10.

2. Automated teller machines, located within a multiple family dwelling.

3, Business service and supply service establishments.

4. Automobile-oriented uses.

5. Quick-service food stores.*+

6. Billiard and pool halls.

7. Bowling alleys.

8. Health clubs.

9. Eating establishments. +

10. Financial institutions.*

11. Garment cleaning establishments.

12. Institutional uses (Group 3).

13. Interment uses (Group 2).

14.  Kennels, limited by the provisions of Sect. 106 of the Zoning Ordinance.

15. Offices.

16.  Personal service establishments.

17.  Retail sales establishments.+

18. Fast food restaurants (with Special Exception).*+

Those areas labeled on the PCA/FDPA as Proposed Retail and Possible Retail may include any
mix of non-residential uses permitted under this Proffer.

* These uses may not located in a stand alone building and may not include new drive-through
services.

+ Each individual retail use shall not occupy more than 20,000 square feet of gross floor area,
exclusive of any loading areas. Individual retail uses occupying between 10,000 and 20,000 square of
gross floor area shall only be located in Proposed Building A as identified on the PCA/FDPA. Quick-

service food stores, eating establishments, and fast food restaurants shall only be located in Proposed



Building A and the Existing Office Building as identified on the PCA/FDPA. Notwithstanding these
restrictions, a coffee house shall be permitted in Tower I, Proposed Building A, or the Existing Office
Building.

4. Density Credit. The Applicant reserves density credit in accordance with provisions of
paragraph 4 of Section 2-308 of the Zoning Ordinance.

5. Final Development Plan Amendment (FDPA). The Applicant reserves the right to request

a Final Development Plan Amendment (FDPA) for elements other than Conceptual Development Plan
(CDP) elements from the Planning Commission for all or a portion of the FDP in accordance with
Section 16-402 of the Zoning Ordinance if such an amendment is in accordance with these Proffers.
CDP elements are limited to the ultimate points of access at the periphery of the Property; the general
location of proposed building footprints, use, and parking areas; maximum building heights; and the
amount and location of common open space areas.
I1. DESIGN

6. Architecture. The architectural design of the residential and non-residential project
components shall be complimentary to each other in terms of the general type and quality of materials.
In addition, subject to compliance with the design elements in these Proffers and the general footprint
and overall height and gross floor area limitations on the PCA/FDPA, Building modification to the
design and configuration of the approved structure may be made at the time of site plan and/or building
permit review.

7. Building Materials. Buildings shall consist of high quality materials, a combination

thereof including, but not limited to stone, cast stone, masonry, glass, precast materials, metal,

cementitious fiber board, asphalt shingles, clay tiles, slate, wood, coatings EIFS or other comparable

materials.



8. Unifying Elements. All street furniture, including garbage cans, benches and lamps, shall
be consistent, both in terms of materials and design, throughout the development. Such street furniture
shall be consistent in quality and character with the illustrative examples included in the PCA/FDPA.

9. Phasing. Build-out of the Property may proceed incrementally, subject to the additional
timing provisions contained in these Proffered Conditions. The FAR, Dwelling Units and/or GFA
constructed within a respective portion of the project may exceed the maximum density limitations set
forth in these Proffers so long as such maximum density limitations are not exceeded over the entirety
of the Property. If the existing development is destroyed or damaged by any casualty that is not intentionally
caused by the owner prior to approval of a final site plan, it may, in the Owner’s sole discretion, be

reconstructed as it currently exists or may be developed in accordance with the PCA/FDPA and Proffers.

III. TRANSPORTATION

10. Blake Lane. The Applicant shall dedicate and then construct and convey in fee simple a
taper lane at the proposed right-in/right-out site entrance on Blake Lane as shown on the PCA/FDPA
subject to VDOT’s review and approval. Additionally, the Applicant shall construct the new entrance
from the Property to Blake Lane as shown on Sheet 2 of the PCA/FDPA and labeled thereon as
"Proposed Bridge". Such improvements shall be substantially completed prior to issuance of the 660"
Residential Use Permit (RUP). For purposes of this proffer, the term “substantially completed™ is
defined as constructed and available for use by the public but not necessarily accepted for maintenance
by the Virginia Department of Transportation (VDOT).

11. Bus Shelters. The Applicant shall install two concrete bus shelter pads, one on the North
side of U.S. Route 50 and one on the South side of U.S. Route 50, in the general locations shown on
the PCA/FDPA. Final location and sizes of the bus shelter pads shall be determined in consultation
with FCDOT and VDOT at the time of site plan review. The bus shelter pads shall be installed prior to

issuance of the first RUP; provided, however, that the Zoning Administrator may approve a later date



for completion of the improvements without requiring a PCA upon demonstration by the Applicant that
despite diligent efforts and due to factors beyond the Applicant’s control, the required improvements

have been delayed.

12. Right-of-Way Dedication. At the time of site plan approval for either of the proposed

buildings identified on the PCA/FDPA as Proposed Building A and Proposed Building B or upon
demand by Fairfax County, the Applicant shall dedicate right-of-way along Lee Highway/U.S. Route
29 as depicted on the PCA/FDPA. Upon request by Fairfax County, the Applicant will provide
temporary and permanent construction easements that are reasonably necessary to facilitate the Route
29 construction so long as these easements do not require removal of parking or materially impact the
use of the Property by the Applicant. Additionally, the Applicant shall not be responsible for any costs
associated with these easements and the County shall restore any disturbed areas to their original
condition.

IV.  TRANSPORTATION DEMAND MANAGEMENT PROGRAM

13. Transportation Demand Management Program. This Proffer sets forth a program for a
Transportation Demand Management plan (the “TDM Plan”) that shall be implemented by the
Applicant to encourage the use of transit (Metrorail and bus), other high-occupancy vehicle commuting
modes, walking and biking all in order to reduce automobile trips generated by the residential uses on
the Property by 25% and office uses (subject to the limitation in this Proffer) on the Property by 20%
consistent with those traffic studies completed by the Applicant. Office areas that are leased prior to
the effective date of these Proffers shall not be included in the TDM Plan. Any office area initially
leased or subject to an existing lease that is renewed after the effective date of these Proffers, whether

in an existing or new office building, shall be included in the TDM Plan.

a. Program Manager.  No later than thirty (30) days after the approval of the Site
Plan for the Property, the Applicant shall designate an individual to act as the



Program Manager (“PM”) for the Property, whose responsibility will be to
implement the TDM strategies. The duties of the PM may be part of other duties
assigned to the individual(s). The Applicant shall provide written notice to the
Fairfax County Department of Transportation (FCDOT) of the appointment of
the PM within fourteen (14) days after such appointment and thereafter shall do
the same within fourteen (14) days of any change in such appointment.
Following the initial appointment of the PM, the Applicant shall continuously
employ a PM for the Property. The Applicant may change the person designated
at any time, at its sole option, provided written notice given to FCDOT per this
paragraph.

TDM Plan.  Ninety (90) days after the appointment of the PM, the PM shall
submit to FCDOT for review and approval the TDM Plan to be implemented for
the Property. The TDM Plan and any amendments thereto shall include, but not
be limited to, provisions for the following with respect to the Property:

1. Information Dissemination. The Applicant will make available to the
residents and tenants electronic information about transit, ridesharing,
and other TMP elements and such information shall be displayed for
resident use on electronic monitors. The information shall include transit
schedules, rideshare applications and incentive information, parking
information, etc. This information shall be kept current. Electronic
monitors shall be placed in a prominent locations in the residential
buildings and include a web site with this information. Appropriate links
to transit providers will be provided and updated on the aforementioned
website.

il. Ride Matching. The PM shall coordinate and assist employees and
residents with vanpool and carpool formation programs, ride matching
services and established MWCOG (Metropolitan Washington Council of

Governments) guaranteed ride home programs for employees and
residents.

1il. Internet Access. All residential units shall be prewired to provide
internet access to permit residents to work from home. However, the
Applicant shall not be responsible for providing such internet access.

1v. Car Sharing Information. The PM shall make information available
regarding the existence of local car sharing programs (such as ZipCar) at
the Vienna-Fairfax-GMU metrorail station to tenants, residents, visitors
and guests.

V. Preferential Parking. Applicant shall provide preferential parking for
car/van pools in all parking facilities within the Property.

vi. Coordination. ~The PM shall work with FCDOT, and any other
transportation management entities established in the local area of the



development, to promote alternatives to single-occupant automobile
commute trips.

Vii. Bicycle Facilities. The Applicant shall provide bicycle racks of a type,
amount, and in locations as determined by the Applicant and FCDOT.

viil. Pedestrian Connections. The Applicant shall provide an integrated
system of on-site sidewalks and trails within the property as reflected on
the PCA/FDPA. The PM shall provide information to residents and
office tenants as to the best pedestrian and/or bicycle routes to take to
and from the Vienna-Fairfax-GMU metrorail station.

ix. Shuttle. The Applicant will endeavor to provide a shuttle van for
transportation of residents and employees to the nearest Metrorail station.
This provision will be provided based on a cost/benefit analysis and at
the Applicant’s discretion.

FCDOT Response. If FCDOT has not responded with any comments to the PM
within ninety (90) days of receipt of the TDM Plan, the TDM Plan shall be
deemed to be approved and the Applicant, through the PM, shall implement the
TDM Plan.

Vehicle Trip Objectives.

1. Residential. The residential goal of the TDM Plan shall be to reduce the
number of residential vehicle trips generated by the Property’s residents,
visitors and guests by twenty-five percent (25%) during the PM peak
hour of the adjacent street as projected by using methods based on ITE’s,
8" edition, Trip Generation rates and/or equations (the “ITE Trip
Generation Rate”) for Land Use Code 220, Multifamily Apartments and
based on a total of 727 dwelling units.

il Office. The office goal of the TDM Plan shall be to reduce the number
of office vehicle trips generated by the Property’s tenants by twenty
percent (20%) during the PM peak hour of the adjacent street as
projected by using methods based on ITE’s, 8" edition, Trip Generation
rates and/or equations (the “ITE Trip Generation Rate”) for Land Use
Code 710, General Office and based on the total gross square footage of
office uses subject to this Proffer.

Annual Surveys & Coordination with FCDOT. One (1) year following approval
of the TDM program by FCDOT for the Property, the PM shall conduct an
annual survey (the “Annual Survey”) completed in September of each year and
provided to FCDOT. The Annual Survey shall be conducted during a week
without any holidays and when Fairfax County Public Schools are in session.
The Annual Survey shall gather information on the effectiveness of the TDM
Plan and shall be used by the PM to determine whether changes to the TDM




Plan are needed to insure that the vehicle trips are within the Vehicle Trip
Objectives targeted goal. If the Annual Survey reveals that changes to the TDM
Plan are needed, the Applicant, through the PM shall coordinate such changes
with FCDOT and implement and adjust the TDM Plan accordingly. The PM
shall coordinate the preparation of the Annual Survey materials and the
methodology for validating survey results with FCDOT at least thirty (30) days
prior to completing each year’s Annual Survey, and shall collect and analyze the
results. Such analysis shall include at a minimum:

1.

ii.

iil.

1v.

Vi.

A description of the TDM measures in effect for the survey period and a
description of how such measures have been implemented;

The number of people surveyed and the number of people who
responded on the Property;

The results of any surveys taken during the survey period;

The number of residents and tenants participating in the TDM programs
displayed by category of participants and by mode of use;

An evaluation of the effectiveness of the TDM Plan and its program
elements and, if necessary, proposed modifications to the plan and
program elements; and

Annual surveys shall be conducted unless and until the Applicant has
demonstrated to FCDOT that it is meeting or exceeding the 25% trip
reduction goal for residential and 20% trip reduction goal for office.
After the goal has been met for three (3) consecutive years, the Applicant
will reduce the surveys to bi-annually. If the Applicant demonstrates the
goal has been met for two (2) consecutive bi-annual surveys, the
Applicant may terminate the surveys, although it will continue this
proffered TDM program.

If an annual survey shows that the Applicant is not meeting the
residential and office reduction goals, then the Applicant shall convene a
meeting with FCDOT to review the TDM Plan then in place and to
develop modifications to the TDM Plan to address the extent of the
shortfall. Within thirty (30) days following such meeting, the Applicant
shall submit an updated TDM Plan to FCDOT for its review and
approval. If FCDOT has not responded with any comments to the PM
within forty-five (45) days of receipt of the TDM Plan, the TDM Plan
shall be deemed to be approved and the Applicant, through the PM, shall
implement the TDM Plan.

In the event the trip reduction goals for residential and or office use are
not met for two (2) consecutive surveys, the Applicant shall provide a
contribution in the amount of one thousand two hundred and fifty dollars



($1,250.00) for each one percent (1%) of the residential and or office
goal that is not obtained, up to a maximum of five thousand dollars
($5,000.00) for the survey period. The contribution is to be used for
transportation incentives for the property to directly reduce trips.
Following such initial contribution, additional contributions shall be
made for any annual survey where the trip reduction goal is not met up to
a total of five surveys. If the trip reduction goals for residential and or
office use are not met for two (2) consecutive surveys, the Applicant and
FCDOT may agree to readjust the trip reduction goal for future trip
reduction goals.

f. SmarTrip Cards. The Applicant shall distribute one SmarTrip card or its
equivalent for each dwelling unit at the time of initial lease execution by
a new tenant. Each card shall be for a minimum of Twenty-Five Dollars
($25.00) and distributed to encourage and incentivize the use of
Metrorail or bus. The PM shall maintain records and ensure that each
card has a minimum value of Twenty-Five Dollars ($25.00).

14. Parking Reduction

a. In addition to the TDM Plan, the Applicant shall reduce parking demand for
residential uses on the property in accordance with this Proffer. As described in the parking reduction
request submitted by the Applicant and approved on the same date as these Proffers (the "Parking
Reduction"), the Applicant anticipates that parking demand generated by the residential uses on the
Property will be reduced by 15% below the Zoning Ordinance requirement for Multiple Family
Dwellings due to the site’s proximity to transit enhanced by the TDM Plan (the "Parking Reduction
Goal"). Fairfax County determined through a review of the Parking Reduction that a 13.1% reduction
due to the site’s proximity to transit is achievable. The Applicant shall therefore monitor the reduction
in residential parking demand in accordance with this proffer and shall provide additional parking
spaces up to the 1.9% difference between the Fairfax County calculated reduction level and the Parking
Reduction Goal for the residential component of the site, totaling up to 23 parking spaces. Nothing in
this proffer shall prohibit the Applicant from adding additional parking spaces in accordance with

Proffer 37.



b. One year after the final RUP for the Property the Applicant shall perform a
parking utilization study (the "Parking Utilization Study") showing the actual parking demand for
residential uses on the Property. The Parking Utilization Study may be submitted in conjunction with
the Annual Survey performed under the TDM Plan. If the Parking Utilization Study finds that Parking

Reduction Goal is being met, then the Applicant shall have no further responsibility for monitoring the

Parking Reduction.

If the Parking Utilization Study shows that the Applicant is not meeting the
Parking Reduction Goal, then the Applicant shall convene a meeting with FCDOT to review the TDM
Plan then in place and to develop modifications to the TDM Plan to address the extent of the parking
reduction shortfall. Within thirty (30) days following such meeting, the Applicant shall submit an
updated TDM Plan to FCDOT for its review and approval. If FCDOT has not responded with any
comments to the PM within forty-five (45) days of receipt of the TDM Plan, the TDM Plan shall be
deemed to be approved and the Applicant, through the PM, shall implement the TDM Plan. In the
alternative, the Applicant may cause portions of those areas shown on the PCA/FDPA and labeled
thereon as "Resident Storage and Building Service Area" to be converted to parking spaces such that
the number of new parking spaces created equals the percentage by which the Parking Reduction Goal
is not being met up to a maximum of 23 additional parking spaces. If the Applicant exercises this
alternative then it shall have no further responsibility for monitoring the Parking Reduction and shall

be relieved of the obligation to perform a second Parking Utilization Study.

Subject to the preceding paragraph, two years after the final RUP for the
Property the Applicant shall perform a second Parking Utilization Study to determine if the Parking
Reduction Goal is being met. If the second Parking Utilization Study finds that the Parking Reduction

Goal is being met, then the Applicant shall have no further responsibility for monitoring the Parking
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Reduction. If the second Parking Utilization Study finds that the Parking Reduction Goal is not being
met, the Applicant shall cause portions of those areas shown on the PCA/FDPA and labeled thereon as
"Resident Storage and Building Service Area" to be converted to parking spaces such that the number
of new parking spaces created equals the percentage by which the Parking Reduction Goal is not being

met up to a maximum of 23 additional parking spaces.

15. Service Drive Waiver. Upon request by Fairfax County, the Applicant shall provide

temporary and permanent easements that are reasonably necessary to facilitate a service drive
connection in the location shown on the PCA/FDPA so long as the easements do not require removal
of parking or materially impact the use of the Property by the Applicant. Additionally, the Applicant
shall not be responsible for any costs associated with these easements and the County shall restore any
disturbed areas to their original condition.

V. ENVIRONMENTAL

16. Stormwater Management Facilities and Best Management Practices. The Applicant shall

implement stormwater management techniques to control the quantity and quality of stormwater runoff
from the Property, as determined by DPWES. Stormwater Management Facilities/Best Management
Practices (“BMPs”) shall be provided as generally depicted and described on the PCA/FDPA Plan.
The Applicant reserves the right to pursue additional stormwater management measures provided the
same is in substantial conformance with the PCA/FDPA Plan including a waiver to allow underground
detention facilities.

17. Landscaping. Landscaping shall be provided in substantial conformance with the
landscaping concepts shown on the PCA/FDPA Plan. If, during the process of site plan review, any
new landscaping shown on the PCA/FDPA Plan cannot be installed due to utility lines, trails, etc., then

an area of additional landscaping consisting of trees and/or plant material of a type and size generally
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consistent with that displaced, shall be substituted at an alternate location on the Property, subject to
approval by the Urban Forest Management (UFM) Division, DPWES. The Applicant shall only use
native, non-invasive species on the perimeter of the Property. The Applicant shall incorporate native
and non-invasive species into its interior landscaping. Proposed landscaping shall exclude any plant
species identified as invasive by the Virginia Department of Conservation and Recreation.
18. Lighting. All outdoor lighting fixtures shall be in accordance with the Performance
Standards contained in Part 9 (Outdoor Lighting Standards) of Article 14 of the Zoning Ordinance.
19. RPA/EQC

a. The vicinity of the RPA/EQC shall be restored in the general location shown on
the sheets entitled RPA Exception Plan and RPA Planting View and Sections accompanying the
PCA/FDPA, subject to review and approval by DPWES and review by the Northern Virginia Soil and
Water Conservation District (NVSWCD). Hydrology calculations in accordance with the PFM shall be
used to determine velocities from the design flow rates in the swale/channel bed . Plant materials for
the swale/channel shall be specified based on these results. Non-erosive velocities of the substrate
material in the swale/channel during the 2-year storm event shall be demonstrated in the design
calculations. Allowable velocities shall be based on requirement of the Public Facilities Manual (PFM)
or by other accepted engineering methods as approved by DPWES. The extent of review for the new
outfall shall be limited to the Property.

b. Once the swale/channel work is complete, stable and has passed inspection by
DPWES (“Completion Date"), the Applicant shall post a performance bond with Fairfax County in the
amount of at least $112,500.00 (the "Maintenance Bond") to guarantee maintenance of the

swale/channel and associated riparian plantings for a five-year period. The amount of the Maintenance
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Bond shall be adjusted annually based on changes to the Construction Cost Index, published by the
Engineering News Record, from the date of approval of the PCA/FDPA to the actual date of payment.
c. Within 45 days of the Completion Date of the swale/channel, representatives of
the Applicant, DPWES and NVSWCD shall meet on site and select three (3) locations for the survey
cross sections of the swale/channel, at least fifty (50) feet from one another, between the proposed
outfall and the southern property line. For each cross section, the locations of two (2) photographic
monuments shall be chosen. Within 45 days of the date of this meeting, the Applicant shall prepare
and submit to DPWES and NVSWCD for review and approval, the initial baseline swale/channel
monitoring report (“Monitoring Report”). The Monitoring Report shall be sealed by a licensed,
professional engineer (“Engineer”) retained by the Applicant.
d. The Monitoring Report shall include:
1. The locations of the cross sections;
1. Cross sections survey data, consisting of a graphic section drawing
including the coordinates of survey points (with average spacing of two
(2) feet or less) for the area of the swale / channel below the plane
formed by the section monument;
iii. Photographs of the stream from each photo monument;
iv. Analysis of the swale/channel condition relative to an 85% survival rate

and plant density specified on the construction plans approved by

DPWES; and
V. A narrative statement describing the status of the swale/channel.
€. On or about the date one (1) year after the Completion Date and on or about each

anniversary thereafter for the next four (4) years, the Applicant shall prepare and submit to DPWES

13



and NVSWCD for review and approval an annual Monitoring Report sealed by the Engineer. All
survey data shall be compared graphically and numerically to the initial Monitoring Report. The
narrative statement shall address whether correction action is required under the Repair Criteria, as
defined in paragraph f of this Proffer. The Applicant shall complete corrective actions recommended
in the annual Monitoring Report, as approved by DPWES and NVSWCD.

£ Repair Criteria shall be based on the changed shape in the cross-sectional area of
the swale/channel and the location of any swale/channel's thalweg at each cross-section, and the plan
material analysis. No repairs shall be required provided that the changes at each cross-section, when
compared to the pre-construction survey:

1. have not changed by more than an average of 5% as measured vertically
from a plane formed by the survey monuments or

ii. the thalweg has not moved more than 3 feet or 25% of the swale/channel
width (original top-of-bank to top-of-bank), whichever is greater.

g. Upon submission of the final annual Monitoring Report on the fifth anniversary
date, the Applicant shall complete required corrective actions, if any. If no corrective action is
required, or upon approval of required corrective actions by DPWES and NVSWCD, Fairfax County
shall release the balance of the Maintenance Bond.

VI. GREEN BUILDING PRACTICES

20. Vegetated Roof. The Applicant shall construct a vegetated roof in conformance with the

PFM over the retail portion of Proposed Building A as shown on the sheet entitled Stormwater

Management Plan and further identified as Post-Development C-Factor as found on sheet 24 of the

PCA/FDPA.

21. LEED Certification.
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a. At a minimum, U.S. Green Building Council (“USGBC”) Leadership in Energy
and Environmental Design (“LEED”) certification at the Certified level under LEED New Construction
(“LEED Certification”) shall be achieved for Proposed Building A (“Proposed Building A™) and
Proposed Building B (“Proposed Building B”), as labeled and shown on the PCA/FDPA. The existing
buildings to remain on site will not be part of the LEED Certification and are not subject to these
LEED proffers. LEED Certification shall be evaluated separately for Proposed Building A and
Proposed Building B. This LEED Certification requirement shall not preclude the Applicant from
obtaining site and development approvals and permits, including but not limited to site plans, grading
plans, building permits, non-RUP’s, and RUP’s, for any element of the project.

b. The Applicant shall include a LEED accredited professional as a member of the
design team for Proposed Building A and Proposed Building B. The LEED accredited professional
shall work with the team to incorporate LEED design elements into the project. Prior to the issuance of
a building permit for Proposed Building A and Proposed Building B, the Applicant shall provide
documentation to the Environment and Development Review Branch of DPZ demonstrating
compliance with the commitment to engage such a professional.

c. Prior to the issuance of the building permit for Proposed Building A and Proposed
Building B individually, the Applicant shall provide a LEED Certification Checklist (the “Checklist”)
to the Environment and Development Review Branch of DPZ that lists the anticipated credits within
the applicable version of LEED New Construction. The Checklist shall meet, at least, the minimum
number of credits necessary to attain LEED Certification of Proposed Building A and Proposed
Building B as applicable.

d. Prior to the issuance of the first demolition permit for Proposed Building A, the

Applicant shall execute a separate agreement and post a "Building A LEED Escrow," in the form of
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cash or a Letter of Credit, at the determination of the Applicant, from a financial institute acceptable to
DPWES as defined in the Public Facilities Manual, in the amount of $2.00 per gross square foot of
Proposed Building A. This Building A LEED Escrow shall be in addition to and separate from other
bond or escrow requirements and shall be released in full to the Applicant upon demonstration to
DPWES of attainment of certification by the USGBC for Proposed Building A.

If, within one (1) year of issuance of the final non-RUP for Proposed Building A, but in no case
later than five (5) years after the final RUP for Proposed Building A, the Applicant fails to provide
evidence demonstrating attainment of LEED Certification, or otherwise provides evidence that
Proposed Building A has fallen short of LEED Certification by four points or more, the entirety of the
Building A LEED Escrow shall be contributed to Fairfax County and shall be posted to a fund within
the County's budget supporting implementation of environmental initiatives.

However, if within one (1) year of issuance of the final non-RUP for Proposed Building A, but
in no case later than five (5) years after the final RUP for Proposed Building A, the Applicant provides
evidence to DPWES demonstrating that Proposed Building A has been determined by the USGBC to
fall within three points or less of attainment of LEED Certification, then 50% of the Building A LEED
Escrow shall be released to the Applicant and the other 50% of the escrow shall be contributed to
Fairfax County and shall be posted to a fund within the County's budget supporting implementation of
environmental initiatives.

If the Applicant provides evidence that LEED Certification for Building A has been delayed
through no fault of the Applicant, this proffered time-frame shall be extended until such time as LEED
Certification is attained or two (2) years from issuance of the final non-RUP for Proposed Building A,
but in no case later than six (6) years after the final RUP for Proposed Building A, and no release of

escrowed funds shall be made to the Applicant or the County during this extended time-frame.
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e. Prior to the issuance of the first building permit for Proposed Building B, the
Applicant shall execute a separate agreement and post a "Building B LEED Escrow," in the form of
cash or a Letter of Credit, at the determination of the Applicant, from a financial institute acceptable to
DPWES as defined in the Public Facilities Manual, in the amount of $2.00 per gross square foot of
Proposed Building B. This Building B LEED Escrow shall be in addition to and separate from other
bond or escrow requirements and shall be released in full to the Applicant upon demonstration to
DPWES of attainment of certification by the USGBC for Proposed Building B.

If, within one (1) year of issuance of the final RUP for Proposed Building B the Applicant fails
to provide evidence demonstrating attainment of LEED Certification, or otherwise provides evidence
that Proposed Building B has fallen short of LEED Certification by four points or more, the entirety of
the Building B LEED Escrow shall be contributed to Fairfax County and shall be posted to a fund
within the County's budget supporting implementation of environmental initiatives.

However, if within one (1) year of issuance of the final RUP for Proposed Building B the
Applicant provides evidence to DPWES demonstrating that Proposed Building B has been determined
by the USGBC to fall within three points or less of attainment of LEED Certification, then 50% of the
Building B LEED Escrow shall be released to the Applicant and the other 50% of the escrow shall be
contributed to Fairfax County and shall be posted to a fund within the County's budget supporting
implementation of environmental initiatives.

If the Applicant provides evidence that LEED Certification for Building B has been delayed
through no fault of the Applicant, this proffered time-frame shall be extended until such time as LEED
Certification is attained or two (2) years from issuance of the final RUP for Proposed Building B, and
no release of escrowed funds shall be made to the Applicant or the County during this extended time-

frame.
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f. Within one (1) year of the issuance of the final non-RUP for Proposed Building
A or the final RUP for Proposed Building B, as applicable, the Applicant shall provide to the
Environment and Development Review Branch of DPZ a letter from a LEED-accredited professional
stating that: a LEED building maintenance reference manual (the “Manual”) has been prepared for use
by future building owner’s and/or tenants; the Manual has been written by a LEED-accredited
professional; an electronic copy of the Manual shall be available to all future building occupants on a
website to be maintained by the Applicant and/or future common owners association; and, the Manual,
at a minimum, provides the following:

1. A narrative description of LEED components, including a description of
the environmental benefits of that component and information regarding the importance of
maintenance and operation in retaining the attributes of Proposed Building A and Proposed
Building B;

i1 Product manufacturer’s manuals or other instructions, where applicable,
regarding operations and maintenance needs for applicable LEED components, including
operational practices that can enhance energy and water conservation;

1il. A maintenance staff notification process for improperly functioning
equipment to assure proper performance of LEED building-related equipment and the
submitted building; and,

1v. Contact information that the Buildings occupants can use to obtain
further guidance on each LEED component that is applicable to the submitted building.
Submission of this letter, as described above, shall satisfy this proffer.

V. In addition to the letter specified above, and also within one (1) year of

the issuance of a RUP for Proposed Building A and / or Proposed Building B as applicable, the
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Applicant shall provide an electronic copy of the Manual in PDF format (or other electronic
format as determined acceptable by the County) to the Environment and Development Review
Branch of the DPZ. This electronic version of the manual shall be edited to exclude
information pertaining to security systems or maintenance of systems in classified and secure
areas.

g. All references to the U.S. Green Building Council shall apply to similar
certifying agencies that are created subsequent to approval of this rezoning application, provided that
the alternative certifying agency is acceptable to Fairfax County and the Applicant.

h. After issuance of the final RUP or non-RUP, which ever occurs later, and upon
request by Fairfax County, the Applicant shall endeavor to provide non-proprietary performance
monitoring data related to energy and water consumption on the Property. At the time of request,
Fairfax County shall provide the applicant with information on how the data will be used and shall
agree to prohibit the use of the data in a manner that is detrimental to the Applicant. The Applicant
may decline to provide the requested data if the cost to produce or obtain the data is deemed
commercially unreasonable in Applicant's sole discretion.

22. Energy Conservation. All new appliances for use in the residential dwelling units, limited

to dishwashers, refrigerators, and clothes washers, shall be Energy Star Qualified.
VII. AFFORDABLE HOUSING/WORKFORCE HOUSING

23. Affordable Dwelling Units (ADU’s). The Applicant shall provide ADUs in accordance

with Part 8 of Article 2 of the Zoning Ordinance (the “ADU Ordinance™). The ADU’s shall be
provided and administered as either for-sale or rental units consistent with market rate units in the same

building in accordance with the requirements of the ADU Ordinance.

19



24. Workforce Dwelling Units (WDU’s). In addition, the Applicant shall provide one hundred

eleven (111) WDUs that will be leased and/or sold to households with a household income of not more
than 120% of the Area Median Income (AMI). All WDUs shall be provided and administered in
accordance with the Board of Supervisors' Workforce Dwelling Unit Administrative Policy Guidelines
dated October 15, 2007. One hundred four (104) of the WDU's attributable to Tower 1, Tower 2 and
Tower 3 will be leased and/or sold such that they are evenly divided among the following income
tiers: up to 80% of AMI, up to 100% of AMI and up to 120% of AMI. The seven (7) WDUs
attributable to Building A and Building B will be leased and/or sold such that four (4) units are
provided for the income tier of up to 80% of AMI and three (3) units are provided for the income tier
of up to 100% of AMI. If at the time of site plan less than 727 total dwelling units are proposed, the
number of WDUSs, and the distribution of the WDUSs between income tiers, shall be modified in
accordance with the Board of Supervisors' Workforce Dwelling Unit Administrative Policy Guidelines
dated October 15, 2007.

25, Dispersion of WDUs. The Applicant shall locate the proffered WDUs in the building

identified as "Existing Tower 3" on the PCA/FDPA, however, the Applicant may at its' election place
the WDUs in any of the buildings identified as "Existing Tower 1", "Existing Tower 2", or "Existing
Tower 3" on the PCA/FDPA. The WDUs shall have equal access to all amenities on the Property.

26. Alternative Administration of WDU’s. 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 WDU’s. Such an agreement shall be on terms mutually
acceptable to both the Applicant and Fairfax County and may occur after the approval of these
Proffers. 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 WDU’s shall be
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administered in accordance with such an agreement, and the administrative requirements of the
preceding Proffer shall become null and void. Such an agreement and any modifications thereto, shall
be recorded in the land records of Fairfax County.

VIII. TREE PRESERVATION

27. Tree Preservation: The applicant shall submit a Tree Preservation Plan and Narrative as

part of the first and all subsequent site plan submissions. The preservation plan and narrative shall be
prepared by a Certified Arborist or a Registered Consulting Arborist, and shall be subject to the review
and approval of the Urban Forest Management Division, DPWES.

The tree preservation plan shall include a tree inventory that identifies the location, species,
critical root zone, size, crown spread and condition analysis percentage rating for all individual trees to
be preserved, as well as all on and off-site trees, living or dead with trunks 8 inches in diameter and
greater (measured at 4 2 -feet from the base of the trunk or as otherwise allowed in the latest edition of
the Guide for Plant Appraisal published by the International Society of Arboriculture) located within
25 feet to either side of the limits of clearing and grading. The tree preservation plan shall provide for
the preservation of those areas shown for tree preservation, those areas outside of the limits of clearing
and grading shown on the PCA/FDPA and those additional areas in which trees can be preserved as a
result of final engineering. The tree preservation plan and narrative shall include all items specified in
PFM 12-0507 and 12-0509. Specific tree preservation activities that will maximize the survivability of
any tree identified to be preserved, such as: crown pruning, root pruning, mulching, fertilization, and
others as necessary, shall be included in the plan. Minor modifications may be permitted by UFMD,
DPWES to the extent that these do not change the designations of individual trees, or result in

significant physical impacts to the areas designated to be left undisturbed.
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28. Tree Preservation Walk-Through. The Applicant shall retain the services of a certified

arborist or registered consulting aborist, and shall have the limits of clearing and grading marked with a
continuous line of flagging prior to the walk-through meeting. During the tree-preservation walk-
through meeting, the Applicant’s Certified Arborist or a Registered Consulting Arborist shall walk the
limits of clearing and grading with an UFMD, DPWES, representative to determine where adjustments
to the clearing limits can be made to increase the area of tree preservation and/or to increase the
survivability of trees at the edge of the limits of clearing and grading, and such adjustment shall be
implemented. Trees that are identified as dead or dying may be removed as part of the clearing
operation. Any tree that is so designated shall be removed using a chain saw and such removal shall be
accomplished in a manner that avoids damage to surrounding trees and associated understory
vegetation. If a stump must be removed, this shall be done using a stump-grinding machine in a
manner causing as little disturbance as possible to adjacent trees and associated understory vegetation
and soil conditions.

29. Limits of Clearing and Grading. The Applicant shall conform strictly to the limits of

clearing and grading as shown on the PCA/FDPA, subject to allowances specified in these proffered
conditions and for the installation of utilities and/or trails as determined necessary by UFMD, as
described herein. If it is determined necessary to install utilities and/or trails in areas protected by the
limits of clearing and grading as shown on the PCA/FDPA, they shall be located in the least disruptive
manner necessary as determined by the UFMD, DPWES. A replanting plan shall be developed and
implemented, subject to approval by the UFMD, DPWES, for any areas protected by the limits of
clearing and grading that must be disturbed for such trails or utilities. The Applicant shall not be
responsible for replanting areas that are disturbed by existing easement holders, when such disturbance

is not directly related to development under the PCA/FDPA.

22



30. Tree Preservation Fencing: All trees shown to be preserved on the tree preservation plan

shall be protected by tree protection fence. Tree protection fencing in the form of four (4) foot high,
fourteen (14) gauge welded wire attached to six (6) foot steel posts driven eighteen (18) inches into the
ground and placed no further than ten (10) feet apart or, super silt fence to the extent that required
trenching for super silt fence does not sever or wound compression roots which can lead to structural
failure and/or uprooting of trees shall be erected at the limits of clearing and grading as shown on the
demolition, and phase I & II erosion and sediment control sheets, as may be modified by the “Root
Pruning” proffer below.

All tree protection fencing shall be installed after the tree preservation walk-through meeting
but prior to any clearing and grading activities, including the demolition of any existing structures. The
installation of all tree protection fencing shall be performed under the supervision of a certified arborist
or registered consulting arborist, and accomplished in a manner that does not harm existing vegetation
that is to be preserved. Three (3) days prior to the commencement of any clearing, grading or
demolition activities, but subsequent to tvhe installation of the tree protection devices, the UFMD,
DPWES, and the Providence District Supervisor shall be notified and given the opportunity to inspect
the site to ensure that all tree protection devices have been correctly installed. If it is determined that
the fencing has not been installed correctly, no grading or construction activities shall occur until the
fencing is installed correctly, as determined by the UFMD, DPWES.

31. Tree Appraisal: The Applicant shall retain a Certified Arborist or a Registered Consulting

Arborist with experience in plant appraisal, to determine the replacement value of all trees 8 inches in
diameter or greater located on the Application Property that are shown to be saved on the Tree
Preservation Plan. These trees and their value shall be identified on the Tree Preservation Plan at the

time of the first submission of the respective site plan(s). The replacement value shall take into
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consideration the age, size and condition of these trees and shall be determined by the so-called “Trunk
Formula Method” contained in the latest edition of the Guide for Plan Appraisal published by the
International Society of Arboriculture, subject to review and approval by UFM.

At the time of the respective site plan approvals, the Applicant shall post a cash bond or a letter
of credit as determined by the Applicant payable to the County of Fairfax to ensure preservation and/or
replacement of the trees for which a tree value has been determined in accordance with the paragraph
above (the “Bonded Trees”) that die or are dying due to unauthorized construction activities. The letter
of credit or cash deposit shall be equal to 50% of the replacement value of the Bonded Trees. At any
time prior to final bond release for the improvements on the Application Property constructed adjacent
to the respective tree save areas, should any Bonded Trees die, be removed, or are determined to be
dying by UFMD due to unauthorized construction activities, the Applicant shall replace such trees at its
expense. The replacement trees, as reasonably possible, shall be of equivalent size, species and/or
canopy cover as approved by UFMD. In addition to this replacement obligation, the Applicant shall
also make a payment equal to the value of any Bonded Tree that is dead or dying or improperly
removed due to unauthorized construction activity. This payment shall be determined based on the
Trunk Formula Method and paid to a fund established by the County for furtherance of tree
preservation objectives. Upon release of the bond for the improvements on the Application Property
constructed adjacent to the respective tree save areas, any amount remaining in the tree bonds required
by this proffer shall be returned/released to the Applicant.

32. Root Pruning. The Applicant shall root prune, as needed to comply with the tree
preservation requirements of these proffers. All treatments shall be clearly identified, labeled, and
detailed on the erosion and sediment control sheets of the subdivision plan submission. The details for

these treatments shall be reviewed and approved by the UFMD, DPWES, accomplished in a manner

24



that protects affected and adjacent vegetation to be preserved, and may include, but not be limited to

the following:

Root pruning shall be done with a trencher or vibratory plow to a depth of 18 inches.
Root pruning shall take place prior to any clearing and grading, or demolition of structures.
Root pruning shall be conducted with the supervision of a certified arborist.

An UFMD, DPWES, representative shall be informed when all root pruning and tree protection
fence installation is complete.

33. Site Monitoring. During any clearing or tree/vegetation/structure removal on the
Applicant Property, a representative of the Applicant shall be present to monitor the process and ensure
that the activities are conducted as proffered and as approved by the UFMD. The Applicant shall retain
the services of a Certified Arborist or a Registered Consulting Arborist to monitor all construction and
demolition work and tree preservation efforts in order to ensure conformance with all tree preservation
proffers, and UFMD approvals. The monitoring schedule shall be described and detailed in the

Landscaping and Tree Preservation Plan, and reviewed and approved by the UFMD, DPWES

IX. RECREATION

34. Recreation Contribution. Pursuant to Sect. 6-409 of the Zoning Ordinance, regarding

developed recreational facilities, the Applicant shall provide recreational facilities to serve the
Property. Per Sect. 6-409, recreational facilities such as tot lots, fitness center, gazebos, multi-purpose
room, lap pool, recreational trails, walking paths and similar features may be used to fulfill this
requirement. In the event it is demonstrated that the proposed facilities do not have sufficient value, at
the time of the issuance of the first Residential Use Permit, the Applicant shall contribute funds in the
amount needed to achieve the overall proffered amount of $8,000.00 to the Fairfax County Park
Authority for off-site recreational facilities intended to serve the future residents, as determined by the

Supervisor for the Providence District.
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In addition, at the time of the first RUP, the Applicant shall contribute $15,000.00 to the Fairfax
County Park Authority for off-site recreational facilities as determined by the Supervisor for the

Providence District.

35. Route 50 Pedestrian Access. The Applicant shall provide a pedestrian connection to the

existing bus stop located on the north side of Route 50 as shown on the PCA/FDPA prior to the
issuance of the final RUP. The final location shall of the pedestrian connection shall be field located in
consultation with the UFMD, DPWES. If the required easements for the construction of such access
are not granted at no cost (excluding associated processing fees) to the Applicant by the Park
Authority, within ninety (90) days of a written request, the Applicant shall escrow funds equivalent to
that required for construction based on the Unit Price Schedule in effect at the time of the written
request and as approved by DPWES and shall be relieved of the obligation to construct such access.

36. Pedestrian Connection to Tax Map 48-3-((1))-35A. The Applicant shall provide a

pedestrian connection to Tax Map 48-3-((1))-35A to match the width of the existing pedestrian
walkway located along the north end of the property, as shown on Sheet 12 of the PCA/FDPA as
“REFER TO PROFFER FOR SIDEWALK CONNECTION”. This pedestrian connection shall be
subject to VDOT’s and/or FCDOT’s review and approval. Should sufficient right-of-way not exist to
construct this pedestrian connection, if VDOT and/or FCDOT approval cannot be obtained in the
location shown, or if any easements are required from the owner of Tax Map 48-3-((1))-35A, the
Applicant shall escrow money equivalent to that required for construction based on the Unit Price
Schedule in effect at the time of the written request and as approved by DPWES for these
improvements to be constructed by others in the future and shall be relieved of the obligation to

construct such access.
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37. Nottaway Nights. Prior to the issuance of the first RUP, the Applicant shall contribute

$2,000 to the Nottaway Nights program.
X. PARKING

38. Parking. The Applicant shall provide minimum parking at the level approved pursuant to
the Parking Reduction for the Property approved by the Board of Supervisors on the same date as these
Proffers, and as shown as Parking Space Tabulations in the tabulations on Sheet 3 of the PCA/FDPA.
The Applicant reserves the right to pursue future parking reductions for the Property as may be
permitted by the Fairfax County Zoning Ordinance without the need for an amendment to these
Proffers or the PCA/FDPA.

The Applicant reserves the right to provide parking in excess of the minimum requirements
shown in the tabulations on Sheet 3 of the PCA/FDPA if such additional parking is in substantial
conformance with the future and alternative parking locations shown on the PCA/FDPA.

If the Applicant allocates or assigns parking spaces to specific dwelling units, it shall treat
ADUs and WDUs in a similar manner. This provision shall in no way limit the Applicant from
reserving parking spaces for office or retail uses or from leasing parking spaces or selling parking
permits to individual residents on a first come, first serve basis. However, where parking spaces are
leased, or parking permits are sold, to individual residents, one (1) parking space or (1) parking pass as
applicable shall be assigned at no charge to each ADU.

The Applicant shall reserve parking spaces for those uses identified on the PCA/FDPA as
Proposed Retail and Potential Retail at the minimum level required by the Zoning Ordinance during
business hours.

X. CONSTRUCTION
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39. Construction. At the time of site plan submission, the Applicant shall provide to
FCDOT and DPWES for their review and approval a plan identifying anticipated construction
entrances, construction vehicle routes and a plan to coordinate with FCDOT and/or VDOT concerning
construction vehicle routes and to coordinate with the Fairfax County Park Authority regarding
activities at Towers Park. However, no construction vehicles shall use Nutley Avenue between Route
29 and Route 50 on their way to or from the Property.

XI. OTHER

40. Signs. The signage used throughout the plan including the entrance sign shall conform to

Article 12 of the Zoning Ordinance.

41. Universal Design. The following is a list of universal design features that the Applicant

will endeavor, at its sole option and subject to compliance with all Federal and State Fair Housing laws
and regulations, to incorporate into the new development:

o Lever handles for opening doors rather than twisting knobs;

e Buttons on elevator control panels that can be distinguished by touch;

o Use of meaningful icons as well as text labels;

o Install lighting near outside walkways, stairs, and entrances.

42. Successors and Assigns. These proffers shall bind and inure to the benefit of the Applicant

and its successors and assigns. Each reference to the “Applicant” in these proffers shall include and be
binding upon the Applicant’s successor(s) in interest and/or developer(s) of any portion of the
Property.

43. Counterparts. These proffers may be executed in one or more counterparts, each of which
when so executed shall be deemed an original document and all when taken together shall constitute

but one and the same instrument.

{the rest of this page has been intentionally left blank}
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UNITED DOMINION REALTY, L.P.
Title Owner of Tax Map No. 48-3-((1))-53

By:

Name: Richard A. Giannotti
Title: Executive Vice President
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CIRCLE TOWERS LLC
Title Owner of Tax Map No. 48-4-((1))-3, 3B, 3B1, 3Al

By:
Name: Richard A. Giannotti
Title: Executive Vice President

\10025890.19
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APPENDIX 2

REZONING AFFIDAVIT
DATE: JAN__T 201
(enter date affidavit is notarized)
I, Scott E. Adams , do hereby state that [ am an
(enter name of applicant or authorized agent)
(check one) [ ]  applicant ‘ o) g(p aq_o_

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

in Application No.(s): PCA B-993/FDPA B-993-02
(enter County-assigned application number(s), e.g. RZ 88-V-001)

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

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

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

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)

United Dominion Realty, L.P. 1745 Shea Center Drive, Suite 200 Applicant/Title Owner of Tax Map No.
Agent: Richard A. Giannotti Highlands Ranch, CO 80129 48-3 ((1)) 53

Circle Towers LLC 1745 Shea Center Drive, Suite 200 Co-Applicant/Title Owner of Tax Map
Agent: Richard A. Giannotti Highlands Ranch, CO 80129 No. 48-4 ((1) 3, 3A1, 3B, 3B1

The BC Consultants, Inc. 12600 Fair Lakes Circle, Suite 100 Engineer/Agent

Agent: Peter L. Rinek Fairfax, VA 22033

Dennis D. Dixon
M.J. Wells & Associates, Inc. 1420 Spring Hill Road, Suite 600 Traffic Consultant/Agent
Agent: Robin L. Antonucci McLean, VA 22102

William F. Johnson

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

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the
condominium.
** List as follows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of: (state name of
each beneficiary).

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



Page l of
Rezoning Attachment to Par. 1(a)

JAN 7 201

(enter date affidavit is notarized) | OS e M "(r
for Application No. (s): PCA B-993/FDPA B-993-02

(enter County-assigned application number (s))

DATE:

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. Fora

multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the
Relationship column.

NAME ADDRESS RELATIONSHIP(S)

(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)
McGuireWoods LLP 1750 Tysons Boulevard, Suite 1800

Agents: Scott E. Adams McLean, VA 22102 Attorney/Agent

Carson Lee Fifer, Jr.

Attorney/Agent
Joanna C. Frizzell (former) Attorney/Agent
David R. Gill Attorney/Agent
Jonathan P. Rak Attorney/Agent
Gregory A. Riegle Attorney/Agent
Mark M. Viani Attorney/Agent
Kenneth W. Wire Attorney/Agent
Sheri L. Akin Planner/Agent
Lisa M. Chiblow

Planner/Agent

Lori R. Greenlief Planner/Agent

8521 Leesburg Pike, Suite 700 Architect/Agent
Lessard Urban Inc. Vienna, VA 22182
Agent: Tim (nmi) Bakos

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



Page Two
REZONING AFFIDAVIT

(enter date affidavit is notarized)

for Application No. (s): PCA B-993/FDPA B-993-02
(enter County-assigned application number(s))

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

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

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Circle Towers LLC
1745 Shea Center Drive, Suite 200
Highlands Ranch, CO 80129

DESCRIPTION OF CORPORATION: (check one statement)

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

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

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

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

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name)
United Dominion Realty, L.P., Sole Member/Manager

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

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

*%% All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

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

DATE: JAN T 20 10S %4 4

(enter date affidavit is notarized)
for Application No. (s): PCA B-993/FDPA B-993-02

(enter County-assigned application number (s))

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

1745 Shea Center Drive, Suite 200

Highlands Ranch, CO 80129

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

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

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

Thomas W. Toomey, Pres./CEO Richard A. Giannotti, EVP-Redevelopment
Waren L. Troupe, Senior EVP/General Counsel/Corporate Secty.
W. Mark Wallis, Senior EVP

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Lessard Urban Inc.

8521 Leesburg Pike, Suite 700

Vienna, VA 22182

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

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

Christian J. Lessard The Christian J. Lessard, Jr. 2004 Trust f/b/o Christian J. Lessard, Jr.
The Brandon W. Lessard 2004 Trust f/b/o Brandon W. Lessard
The Kellie Jean Lessard Brooks 2004 Trust f/b/o Kellie Jean Lessard Brooks
The Cameron J. Lessard 2004 Trust f/b/o Cameron J. Lessard

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

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



Page Z ofl/
Rezoning Attachment to Par. 1(b)

DATE: JAN 7 201 | oS 2 ¢

(enter date affidavit is notarized)
for Application NO. (S): PCA B—993/FDPA B'993'02

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
The BC Consultants, Inc.

12600 Fair Lakes Circle, Suite 100

Fairfax, VA 22033

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

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

James H. Scanlon

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

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

1420 Spring Hill Road, Suite 600

McLean, VA 22102

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

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

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

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

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



Page Three
REZONING AFFIDAVIT

DATE: JAN 7 2001 loSk? ‘{»(r‘

(enter date affidavit is notarized)

for Application No. (s): PCA B-993/FDPA B-993-02
(enter County-assigned application number(s))

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

PARTNERSHIP INFORMATION

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

McGuireWoods LLP
1750 Tysons Boulevard, Suite 1800
McLean, VA 22102

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

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

Equity Partners of McGuireWoods LLP

Adams, John D. Becket, Thomas L. Brown, Thomas C., Jr.
Alphonso, Gordon R. Beil, Marshall H. Buchan, Jonathan E.
Anderson, Arthur E., II Belcher, Dennis I. Busch, Stephen D.
Anderson, Mark E. Bell, Craig D. Cabaniss, Thomas E.
Andre-Dumont, Hubert Beresford, Richard A. Cacheris, Kimberly Q.
Bagley, Terrence M. Bilik, R. E. Cairns, Scott S.
Barger, Brian D. Blank, Jonathan T. Capwell, Jeffrey R.
Barnum, John W. Boland, J. W. Cason, Alan C.

Barr, John S. Brenner, Irving M. Chaffin, Rebecca S.
Becker, Scott L. Brooks, Edwin E. Cobb, John H.

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

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

CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of

beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of the land.
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate

partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

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

DATE: JAN 7 2011

(enter date affidavit is notarized)
for Application No. (5); PCA B-993/FDPA B-993-02

(enter County-assigned application number (s))

(0S54

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

McGuireWoods LLP
1750 Tysons Boulevard, Suite 1800
McLean, VA 22102

(check if applicable) [7] The above-listed partnership has no limited partners.

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

Cogbill, John V., III Gibson, Donald J., Jr. King, Donald E.
Covington, Peter J. Glassman, Margaret M. King, Sally D.
Cramer, Robert W. Glickson, Scott L. Kittrell, Steven D.
Cromwell, Richard J. Gold, Stephen (nmi) Kobayashi, Naho (nmi)
Culbertson, Craig R. Goldstein, Philip (nmi) Kratz, Timothy H.
Cullen, Richard (nmi) Grant, Richard S. Krueger, Kurt J.
de Cannart d'Hamale, Emmanuel Greenberg, Richard T. Kutrow, Bradley R.
De Ridder, Patrick A. Grieb, John T. La Fratta, Mark J.
Dickerman, Dorothea W. Harmon, Jonathan P. Lias-Booker, Ava E.
DiMattia, Michael J. Harmon, T. C. Lieberman, Richard E.
Dooley, Kathleen H. Hartsell, David L. Little, Nancy R.
Dorman, Keith A. Hayden, Patrick L. Long, William M.
Downing, Scott P. Hayes, Dion W. Manning, Amy B.
Edwards, Elizabeth F. Heberton, George H. Marianes, William B.
Ensing, Donald A. Horne, Patrick T. Marks, Robert G.
Ey, Douglas W., Jr. Hosmer, Patricia F. Marshall, Gary S.
Farrell, Thomas M. Hutson, Benne C. Marshall, Harrison L., Jr.
Feller, Howard (nmi) Isaf, Fred T. Marsico, Leonard J.
Fennebresque, John C. Jackson, J. B. Martin, Cecil E., III
Foley, Douglas M. Jarashow, Richard L. Martin, George K.
Fox, Charles D., IV Jordan, Hilary P. Martinez, Peter W.
France, Bonnie M. Kanazawa, Sidney K. Mason, Richard J.
Franklin, Ronald G. Kannensohn, Kimberly J. Mathews, Eugene E., III
Freedlander, Mark E. Katsantonis, Joanne (nmi) Mayberry, William C.
Freeman, Jeremy D. Keenan, Mark L. McCallum, Steven C.
Fuhr, Joy C. Kennedy, Wade M. McDonald, John G.
Gambill, Michael A. Kilpatrick, Gregory R. McElligott, James P.
(check if applicable) [/] There is more partnership information and Par. 1(¢c) is continued further on a

“Rezoning Attachment to Par. 1(c)” form.

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

JAN 7 200

(enter date affidavit is notarized)
for App“cation No. (S): PCA B-993/FDPA B-993-02

(enter County-assigned application number (s))

DATE:

[0Sk ¥ 4r

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

McGuireWoods LLP
1750 Tysons Boulevard, Suite 1800
McLean, VA 22102

(check if applicable) []

The above-listed partnership has no limited partners.

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

McFarland, Robert W.
Mclntyre, Charles W.
McLean, J. D.

McRill, Emery B.
Muckenfuss, Robert A.
Muir, Arthur B.
Murphy, Sean F.

Natarajan, Rajsekhar (nmi)

Neale, James F.
Nesbit, Christopher S.
Nickens, Jacks C.
O’Grady, Clive R.
O’Grady, John B.
O’Hare, James P.
Oakey, David N.
Oostdyk, Scott C.
Padgett, John D.
Pankey, David H.
Parker, Brian K.
Phears, H. W.
Plotkin, Robert S.
Potts, William F., Jr.
Pryor, Robert H.
Pusateri, David P.
Rak, Jonathan P.
Rakison, Robert B.

Reid, Joseph K., III
Richardson, David L.
Riegle, Gregory A.
Riley, James B., Jr.
Riopelle, Brian C.
Roberts, Manley W.
Robinson, Stephen W.
Rogers, Marvin L.
Rohman, Thomas P.
Rosen, Gregg M.
Rust, Dana L.
Satterwhite, Rodney A.
Scheurer, P. C.
Schewel, Michael J.
Schill, Gilbert E., Jr.
Schmidt, Gordon W.
Sellers, Jane W.
Shelley, Patrick M.
Simmons, L. D., II
Simmons, Robert W.
Skinner, Halcyon E.
Slone, Daniel K.
Spahn, Thomas E.
Spitz, Joel H.
Stallings, Thomas J.
Steen, Bruce M.

Stein, Marta A.
Stone, Jacquelyn E.
Swan, David I.
Tackley, Michael O.
Tarry, Samuel L., Jr.
Thornhill, James A.
Van der Mersch, Xavier G.
Vaughn, Scott P.
Vick, Howard C., Jr.
Viola, Richard W.
Wade, H. L., Jr.
Walker, John T., IV
Walsh, James H.
Watts, Stephen H., II
Werlin, Leslie M.
Westwood, Scott E.
Whelpley, David B., Jr.
White, H. R., III
White, Walter H., Jr.
Wilburn, John D.
Williams, Steven R.
Wilson, James M.
Wren, Elizabeth G.
Young, Kevin J.
Younger, W. C.

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

“Rezoning Attachment to Par. 1(c)” form.

FORM RZA-1 Updated (7/1/06)
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Rezoning Attachment to Par. 1(c)
DATE: JAN 7 201 loSe%q 4

(enter date affidavit is notarized)
for Application No. (s): _PCA B-993/FDPA B-993-02

(enter County-assigned application number (s))

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

McGuireWoods LLP
1750 Tysons Boulevard, Suite 1800
McLean, VA 22102

(check if applicable) [7] The above-listed partnership has no limited partners.

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

(Former Equity Partner List)

Johnston, Barbara C.
Wilson, Ernest G.

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

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

DATE: JAN 7 2011

(enter date affidavit is notarized)
for Application No. (S): PCA B-993/FDPA B-993-02

(enter County-assigned application number (s))

| 0Ste 344~

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code)
United Dominion Realty, L.P.

1745 Shea Center Drive, Suite 200

Highlands Ranch, CO 80129

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

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

General Partner:
UDR, Inc.
Limited Partner:

UDR, Inc.

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



Page Four
REZONING AFFIDAVIT

DATE: dall_ LAl oG 341

(enter date affidavit is notarized)

for Application No. (s): PCA B-993/FDPA B-993-02
(enter County-assigned application number(s))

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

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

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

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

EXCEPT AS FOLLOWS: (NOTE: Ifanswer is none, enter “NONE” on the line below.)‘

NONE

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

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



Page Five
REZONING AFFIDAVIT

DATE: JAN 7 2011

(enter date affidavit is notarized)

105 k3] y~

for Application No. (s): PCA B-993/FDPA B-993-02
(enter County-assigned application number(s))

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

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

Carson Lee Fifer, Jr. of McGuireWoods LLP donated in excess of $100 to Sharon Bulova.
Jonathan P. Rak of McGuireWoods LLP donated in excess of $100 to Sharon Bulova.
Gregory A. Riegle of McGuireWoods LLP donated in excess of $100 to Sharon Bulova.

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

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

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

WITNESS the following signature: //M % '

(check one) [ TApplicant [v] Applicant’s Authorized Agent

Scott E. Adams, Eqsuire
(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this ':F"k day of JE’»(MACULI 20 _[] , in the State/Comm.
of Vin C‘nYuCk, , County/Eity of _Fauzx

/%’//z/ E. Chne

Notary Public

My commission expires: 5[ 3 120 2~

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

Grace £. Chae
Commonwealth of Virginia
Notary Public
Commission No. 7172871
" My Commission Expires 05/31/2012




APPENDIX 3

STATEMENT OF JUSTIFICATION

Circle Towers, LLC/United Dominion Realty, LP — Circle Towers
48-3-((1))-53 and 48-4-((1))-3, 3A1, 3B and 3B1
June 4, 2009
Revised August 19, 2010
Revised October 8, 2010

1. Introduction

These applications are filed on behalf of Circle Towers, LLC and United
Dominion Realty, LP (together, the “Applicant”) to provide for the modernization
and reinvestment in the ageing, high-rise apartment complex commonly known
as Circle Towers (the Property”), near the intersection of Lee Highway and Blake
Lane. This reinvestment is necessary to make the community more energy
efficient, provide the amenities expected of a complex of this scale and to
reorient the stale existing retail so that it is better positioned to be successful and
create activity and vibrancy in the community.

In order to provide this reinvestment, the Applicant is utilizing the bonus
provisions to of County’s Affordable Housing Policy to provide a full 20% of the
units as “Work-Force” Units. Fundamentally, no significant additional density is
being requested beyond that allowed by the bonus density provisions associated
with the County’s work-force housing policy and the existing PDH-12 zoning.
Please note the applications requested are an amendment to an approved Final
Development Plan (FDP) approved by the Board of Supervisors in 1995 pursuant
to FDPA B-993 in favor of the enclosed FDPA and a proffered condition
amendment (PCA) to offer proffers related to this application. The Property is
currently unproffered.

L. Background

The Property was originally developed in the early 1970s with three 12 to
14 story high-rise towers, 52 townhome units, scattered retail facing the interior
courtyard and a four-story office building. In the nearly four decades since the
original construction, the Property has not undergone a significant remodeling or
received any significant upgrades. Further, the scattered and inefficient retail is
no longer viable as it continues to be interior to the development without visibility
from Lee Highway or Blake Lane. Thus, the purpose of this nomination is to
provide the proper incentive to justify reinvesting in an outdated and inefficient
high-rise complex to comply with current County planning and environmental
policies while also creating the modern amenities residents demand.

Further, when the Property was originally developed, the tract was over
50-acres, as noted in the prior FDPA (FDPA B-993) approved by the Board of
Supervisors in 1995. As part of the development review process, the original



owner agreed to and, eventually did dedicate approximately 36.5-acres to the
County and the Park Authority. Thus, this application is recognition that the
existing density on this Property reflects the original dedications, and such open
space continues to be integral to the development.

1. FDPA/PCA Overview

With this background, the Applicant is proposing up to 727 dwelling units
(719 multi-family units and 8 townhomes). A portion of these units will be
distributed throughout the three existing towers and eight existing townhomes .
Additional multi-family units will be located in the new proposed
residential/retail/amenity building (Building A on the FDPA) and the new multi-
family building at the rear of the site (Building B on the FDPA). The existing retail
will be relocated and consolidated into the two locations shown on the FDPA, a
portion of the first floor of Tower 1, and in the new centrally located retail/amenity
building. The existing office building will receive new exterior architectural
treatment, Additionally, a new office building is proposed adjacent to the existing
office building as shown on the FDPA, with local serving office uses proposed,
similar to the existing tenants, . The proposed secondary commercial/office uses
are local serving and will be in accordance with Section 6-106 of the Fairfax
County Zoning Ordinance.

a. Design Enhancements

Although a popular design element when the complex was originally
constructed, today the interior courtyard is severely underutilized and lacks the
activity necessary for it to be a true amenity. It is “dead” space and is not
accessible due to multiple grade changes. Therefore, the application is
proposing to activate this plaza by creating a new primary entrance to the “plaza”
level directly from the existing entrance on Lee Highway. The intent is to
transform the segregated plaza into an active urban amenity more appropriate for
modern communities, address accessibility and add “green” features. This new
activity space would be anchored by community retailers and a new and
expanded amenity building and leasing office. This new building would include
residential units over the sections of the retail, leasing and amenity spaces and
would replace several “sticks” of existing townhomes. This relocated retail space
would be visible from Lee Highway, making it much more viable and better able
to draw activity on to the plaza level. As shown on the FDPA Plat, the net result
is a new mixed-use building, significantly below the scale of the existing towers.

Additionally, the existing townhomes on the southern end of the
community would also be demolished with new units constructed into a new
energy efficient multi-family building. The new development will generally be of a
height and scale consistent with the existing development, likely a mid-rise
building with podium parking. Further, unlike the existing development and much



of the development in the area from the same era, both new buildings will fully
comply with modern stormwater management requirements.

The new development will also comply with current .County policies
supporting the provision of work-force and affordable housing. The project will
also provide for strategically located mixed-use development proximate to
multiple transit options. As a result, the Applicant is committed to implementing
meaningful Transportation Demand Management (TDM) measures to reduce the
transportation impact.

b. Modern Amenities

Communities similar in scale to Circle Towers typically have multiple
common area amenities, like club rooms, exercise facilities, business centers,
cyber cafes/libraries and theatre rooms as well as specific residential services
such as a concierge, package acceptance, and on-site dry cleaning pick-up,
many of which do not currently exist on the site. The existing units also lack
many of the in-unit amenities typically found in new apartment communities, such
as open floor plans, washers and dryers, built in microwaves, high speed
internet, ample closet space, and energy efficient appliances.

The additional units proposed are necessary to justify the investment to
create these common amenities and upgrade the existing apartment units to
conform to resident’'s expectations. The additional income from these units
would allow for the new amenities to be constructed and maintained. This
enhanced revenue stream would also allow for expedited capital improvements
across the entire property.

As importantly, by providing the mechanism for updating and modernizing
the units, the nominator will commit that the new buildings shown on the FDPA
plate as Proposed Building A and Proposed Building B will meet the County’s
recent green building policy initiative (LEED certification or similar alternative
program). In updating and modernizing the existing units, the nominator will also
be able to install Energy Star appliances in all of the units as the appliances are
replaces as well as install HVAC systems that are of greater energy efficiency
than the existing systems to further minimize the impact on the environment.

V. COMPLIANCE WITH RESIDENTIAL DEVELOPMENT CRITERIA

The proposed development fully complies with the Residential
Development Criteria contained in Appendix 9 of the Land Use Element of the
Comprehensive Plan. Detailed compliance with the applicable criteria is
summarized in Attachment A.



VI. PARKING REDUCTION

The applicant has submitted a parking reduction request for this project
based on four factors. First, the existing site, comprised of 606 residential units,
office and retail use has functioned for nearly four decade, long before the Metro
serviced this area with a fixed parking count that is less than the current parking
ordinance. Second, the mix of on-site uses results in different peak parking
demands; i.e. shared parking. Third, the site’'s proximity to the Vienna mass
transit station. Fourth, the implementation of a Transportation Demand
Management (TDM) program. The requested parking reduction is consistent
with the objectives of the Fairfax County parking requirements.

VII. ENVIRONMENT

The design of the redevelopment requires a new entrance to the site from
Blake Lane. This proposed entrance will cross an RPA/EQC. However, the
Applicant has committed to improve the area of the crossing, which is currently
not of particularly high environmental quality in that the majority of upstream
water is diverted from the RPA/EQC by a culvert system across Blake Lane. The
redevelopment will create a net environmental benefit for the RPA/EQC. An RPA
Exception has been filed with DPWES and is being processed concurrently with
this development application. An EQC Narrative Statement is attached hereto as
Attachment B, which provides detailed information on improvements to the EQC
and the net environmental benefit achieved.

Vill. CONCLUSION

The proposed development is consistent with identified objectives, the
general goals of the Fairfax County Comprehensive Plan, the PDH District
recommendations, and the Residential Development Criteria. The development
of the Property provides a unique opportunity to reposition a declining property
and retro-fit it to meet modern development standards. For all of the
aforementioned reasons, the Applicant respectfully requests the Staff and the
Planning Commission to endorse, and the Board of Supervisors to approve this
request.

Respectfully submitted,

Z

Scott E. Adams, Esquire




ATTACHMENT A

RESIDENTIAL DEVELOPMENT CRITERIA

B SITE DESIGN

a.) Consolidation: This application is about reinvesting in an ageing high-rise
apartment complex so that it can better respond to the market. No new parcels
or construction is proposed on parcels that are not already developed, so the
development will not preclude other parcels from developing in accordance with
the Comprehensive Plan.

b.) Layout:

e The layout provides logical, functional and appropriate relationships on the
Property, especially given the intent to revitalize the existing retail and to
create a reason to draw people into the site;

e The FDPA depicts several residential buildings (both existing and
proposed) that are orientated to maximize the new plaza and public open
space, reduce the visual impact on surrounding properties, and provide for
the logical extension of access to off-site transit facilities.

c.) Open Space:
e Again, much of the original area of the site was previously dedicated to the
Park Authority and the County as part of the original development. Those
36 acres are largely still preserved as open space. The site also has its
own 1.46 acre open space/amenity parcel for current residents.

d.) Landscaping and:

e The site benefits from the extensive open space previously dedicated, The
Landscape Plan includes provisions for trees, shrubs and/or perennial
beds to be planted along most of the proposed roads, screening the
development from Lee Highway while providing a public space for
residents and the community to utilize. Further plantings around the
proposed plaza, public spaces, sidewalks and other public amenities will
enhance the community.

e) Amenities
e As noted, the Applicant will be creating a new central amenity building to
provide the modern amenities expected in a community of this scale. It is
anticipated the new amenity building will contain facilities such as an
exercise room, lap pool, demonstration kitchen and theatre rooms, as well
as specific residential services such as a concierge, package acceptance,
and on-site dry cleaning pick-up.

2. NEIGHBORHOOD CONTEXT

e The proposed community fits into the existing development as all new
construction is internal to the site and largely replaces already existing
structures.



e Consistent with the neighboring communities, the residential development will
be oriented to maintain the continuity of open space while providing
pedestrian connections to continue to link the site to neighboring
developments and nearby-transit.

3. ENVIRONMENT

Preservation: A portion of the Site is shown as being located within a
Resource Protection Area (RPA), including the proposed entrance to Blake Lane.
However, most this area is already disturbed by the original development. The
Applicant will continue to work with the County to identify potential ways to
mitigate impact to the RPA due to the pre-existing development. A full
explanation of our RPA restoration plan is included in the attached Statement of
Justification for our concurrent RPA Exception request. Again, the existing open
space/amenity parcel will not be disturbed and none of the original 36.5 acres
dedicated as part of this development is proposed to be disturbed.

Slopes and Soils: The development will almost be entirely within areas
previously disturbed and not impact soils or slopes.

Drainage and Water Quality: The Applicant is proposing to utilize
underground detention vaults in order to improve phosphorus removal above the
10% required for redevelopment sites.

Noise and Lighting: Again, given that Property is buffered by extensive open
space and that this application proposes no new construction that is not
consistent with the existing scale of the development there will likely be little
impact to surrounding properties due to noise or light.

Energy: As noted in the statement of justification, by providing the
mechanism for updating and modernizing the units, the Applicant will commit that
the new buildings will meet the County’s recent green building policy initiative
(LEED certification or similar alternative program). In updating and modernizing
the existing units, the nominator will also be able to install Energy Star
appliances in many of the units as well as install more energy efficient HVAC
systems to further minimize the impact on the environment.

4. TREE PRESERVATION

e The existing tree cover will be preserved on the open space and amenity
parcel as well as the original 36.5 acres dedicated to the County and Park
Authority. The Applicant will preserve trees consistent with the FDPA’s tree
preservation plan.

9. TRANSPORTATION

a.) Transportation Improvements: The primary improvement is to improve the
internal circulation of the site by providing direct access from Lee Highway to the
Retail/Amenity plaza. This allows the retail and residential vehicular traffic to be
better segregated and reduces confusion within the site. Circulation is also

.



bolstered by the proposed right-in/right-out entrance on Blake Lane which will
provide more access options, reducing the demand on the Lee Highway
entrance. Also, the extensive system of internal pedestrian sidewalks and
crossings will link the site to the surrounding community while providing intra-site
pedestrian access.

b.) Transportation Management/Non-motorized Facilities: The site already has
significant pedestrian improvements, including a crosswalk across Lee Highway
to provide access to the Vienna Metro station. This access will only be enhanced
by the pedestrian improvements to be developed as part of the MetroWest
project. The Applicant is certainly to explore providing additional strategic
enhancements to maximize the pedestrian accessibility of the site.

c.) Streets: No new streets are proposed, but all entrances will be designed and
constructed to Virginia Department of Transportation (VDOT) standards.

6. PUBLIC FACILITIES
a.) Sewer. The property will be serviced by public sewer facilities.

b.) Schools. Through proffers the Applicant shall contribute funds to the
Fairfax County Board of Supervisors for schools impacted by the proposed
development according to the methodology described in the Residential
Development Criteria adopted as part of the Comprehensive Plan.

¢.) Parks. The project offers significant on-site recreational amenities of a
type and scale appropriate to a property of this size, thus there is no anticipated
impact on area parks.

7. AFFORDABLE HOUSING

As noted, the Applicant will fully comply with the Guidelines for the
Provision of Workforce Housing (the “County Policy”) as well as the
Affordable Dwelling Unit Ordinance. The Applicant is willing to commit to
develop up to 20% of units as “Work-Force Units” consistent with County
Policy, provided the applicant is also able to obtain approval of one
additional market rate unit for each Work-Force Unit as stated in the
County Policy.

8. Heritage Resources

. There are no known heritage resources on the site.

\9293935.2
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APPENDIX 5
County of Fairfax, Virginia

MEMORANDUM

DATE: January 6, 2011

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

FROM: Pamela G. Nee, Chief @tﬂN
Environment and Development Review Branch, DPZ

SUBJECT: Land Use Analysis & Environmental Assessment:
PCA B-993/FDPA B-993-2
United Dominion Realty, LP (Circle Towers)

The memorandum, prepared by Maya Dhavale, includes citations from the Comprehensive
Plan that provide guidance for the evaluation of the proffered condition amendment and final
development plan amendment plat dated June 2009 revised through December 21, 2010. The
extent to which the application conforms to the applicable guidance contained in the
Comprehensive Plan is noted. Possible solutions to remedy identified issues are suggested.
Other solutions may be acceptable, provided that they achieve the desired degree of mitigation
and are also compatible with Plan policies.

DESCRIPTION OF THE APPLICATION

The applicant, United Dominion Realty, LP, is seeking to amend the existing proffers and
development plan to redevelop and renovate the existing Circle Towers development. The
property is currently developed with three 12 to 14 story residential towers, townhouse
residential, low rise office, and ground level retail. It is zoned PDH-12. Currently there are 606
residential units, 44,700 square feet of office development and 22,000 square feet of
commercial/retail development. The property is 16.03 acres; the original site size was 52.65
acres including 36.53 acres that were permanently dedicated to the Park Authority.

The applicant proposes to renovate the residential units in the existing towers. The townhomes
in the southwestern portion of the site will be demolished and traffic will be rerouted
throughout the development. A new residential/retail/leasing office/amenity building will be
constructed in the current central plaza. An additional new residential building will be
constructed in the southwestern corner of the site where the townhomes had been. The
applicant intends to have 727 units on site, an increase of 121 units, distributed between the
residential buildings. The applicant also proposes to increase the commercial/retail area by
4,000 square feet to 26,000 square feet, and to increase the office square footage by 30,000 for
a total of 74,700. The project plans show 1,128 parking spaces and 7.0 acres of open space.

Department of Planning and Zoning
Planning Division
12055 Government Center Parkway, Suite730
Fairfax, Virginia 22035-5509 ;
Phone 703-324-1380 .7, crmenr -
Excellence * Innovation * Stewardship Fax 703-324-3056 PLAM*

Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/ &4



Barbara C. Berlin
PCA B-993/FDPA B-993-2
Page 2

LOCATION AND CHARACTER OF THE AREA

The property is located between Lee Highway (Route 29) and Arlington Boulevard (Route 50),
adjacent to Blake Lane. The property to the north is planned for residential at 4-5 du/ac, zoned
R-8, and is currently developed with residential, single family attached dwellings. The properties
to the south and east are public parks, zoned PDH-12 and planned for use as public parks. The
property to the west is zoned C-8 and planned for retail; it currently has a commercial use.

COMPREHENSIVE PLAN CITATIONS:

Land Use

Fairfax County Comprehensive Plan, 2007 Edition, Area II, Vienna Planning District as
amended through March 9, 2010, V1 Lee Community Planning Sector, page 42:

“Infill development in this planning sector should be of a compatible use, type and intensity in
accordance with the guidance provided by the Policy Plan under Land Use Objectives 8 and 14.”

Environment

Fairfax County Comprehensive Plan, 2007 Edition, Area II, Vienna Planning District, as
amended through March 9, 2010, District-wide Recommendations, page 7-8:

“Environment

The Vienna Planning District straddles the ridge line that separates the two largest watersheds
(Difficult Run and Accotink Creek) in the Piedmont Upland area of the County. Therefore this
district contains large areas of the headwaters for these large watersheds. The watershed divide
roughly parallels Route 123. . ..

For the entire district, policies that focus on pollution control, reclamation, and preservation
should be followed. The district should benefit from attention to preservation.

Older, developed portions of the County often have fair to poor surface water quality. This is due
primarily to nonpoint source pollution in the form of runoff which contains high levels of
fertilizers, pesticides, sediment, and hydrocarbons. Suburban areas such as Vienna have
benefitted somewhat from state-of-the-art water quality control practices. However, they remain
a challenge in the County's efforts to improve surface water quality and meet the requirements of
the Chesapeake Bay Preservation Act. . ..”

Fairfax County Comprehensive Plan, Policy Plan, 2007 Edition, Environment section as
amended through July 27, 2010, page 6 through 20:

\\s352kb201\pd\ddhava\DraftDevelomentReviewReports\circle  towers 1.5.11.doc
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“The core of Fairfax County’s Environmental Quality Corridor (EQC) system is its stream
valleys. Streams provide habitat for aquatic species and are an integral component of stream
valley habitat systems. Streams also serve to replenish water sources that may ultimately provide
drinking water and are places of natural beauty, that provide recreational and aesthetic
opportunities, contributing to the quality of life in Fairfax County. Much of the County’s
parkland consists of stream valley parks, and much of the County’s existing and planned trail
system is located near streams. Land use and development activities have the potential to
degrade the ecological quality of streams through the direct transport of pathogens and
pollutants, as well as through hydrologic changes that can alter the character of flow in streams,
resulting in alterations to stream morphology (e.g., stream bank erosion). The protection and
restoration of the ecological quality of streams is important to the conservation of ecological
resources in Fairfax County. Therefore, efforts to minimize adverse impacts of land use and
development on the County’s streams should be pursued. . . .

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

Policy j. Regulate land use activities to protect surface and groundwater resources.

Policy k. For new development and redevelopment, apply better site design and low impact
development (LID) techniques such as those described below, and pursue
commitments to reduce stormwater runoff volumes and peak flows, to increase
groundwater recharge, and to increase preservation of undisturbed areas. In order
to minimize the impacts that new development and redevelopment projects may
have on the County’s streams, some or all of the following practices should be
considered where not in conflict with land use compatibility objectives:

- Minimize the amount of impervious surface created. . . .

- Where feasible, convey drainage from impervious areas into pervious areas.

- Encourage the preservation of wooded areas and steep slopes adjacent to
stream valley EQC areas. . . .

- Encourage fulfillment of tree cover requirements through tree preservation
instead of replanting where existing tree cover permits. Commit to tree
preservation thresholds that exceed the minimum Zoning Ordinance
requirements.

- Where appropriate, use protective easements in areas outside of private
residential lots as a mechanism to protect wooded areas and steep slopes. . . .

- Encourage the use of innovative BMPs and infiltration techniques of
stormwater management where site conditions are appropriate, if consistent
with County requirements.

- Apply nonstructural best management practices and bioengineering practices
where site conditions are appropriate, if consistent with County requirements.

- Maximize the use of infiltration landscaping within streetscapes consistent
with County and State requirements. . . .
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Policy m. Support watershed management planning and consider any watershed
management plans that are adopted or endorsed by the Board of Supervisors as a
factor in making land use decisions.

Policy n. Optimize stormwater management and water quality controls and practices for

redevelopment consistent with revitalization goals. . . .

Development proposals should implement best management practices to reduce runoff
pollution and other impacts. Preferred practices include: those which recharge groundwater when
such recharge will not degrade groundwater quality; those which preserve as much undisturbed
open space as possible; and, those which contribute to ecological diversity by the creation of
wetlands or other habitat enhancing BMPs, consistent with State guidelines and regulations. . . .

Programs to improve water quality in the Potomac River/Estuary, and Chesapeake Bay
will continue to have significant impacts on planning and development in Fairfax County. There
is abundant evidence that water quality and the marine environment in the Bay are deteriorating,
and that this deterioration is the result of land use activities throughout the watershed.

In order to protect the Chesapeake Bay and other waters of Virginia from degradation
resulting from runoff pollution, the Commonwealth has enacted regulations requiring localities
within Tidewater Virginia (including Fairfax County) to designate "Chesapeake Bay
Preservation Areas”, within which land uses are either restricted or water quality measures must
be provided. Fairfax County has adopted a Chesapeake Bay Preservation Ordinance pursuant to
these regulations.

The more restrictive type of Chesapeake Bay Preservation Area is known as the
“Resource Protection Area (RPA).” With a few exceptions (e.g. water wells, recreation,
infrastructure improvements, "water dependent" activities, and redevelopment), new
development is prohibited in these areas. In Fairfax County, RPAs include the following
features:

e water bodies with perennial flow;

e tidal wetlands;

e tidal shores;

e nontidal wetlands contiguous with and connected by surface flow to tidal wetlands or

water bodies with perennial flow;

e a buffer area not less than 100 feet in width around the above features; and

e as part of the buffer area, any land within a major floodplain. . . .

Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the avoidable
impacts of land use activities in Fairfax County.

Policy a. Ensure that new development and redevelopment complies with the County's
Chesapeake Bay Preservation Ordinance, as applied to Chesapeake Bay
Preservation Areas adopted by the Board of Supervisors as generally depicted in
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Figure 5 of the Chesapeake Bay Supplement to the Comprehensive Plan, as may
be amended by the Board of Supervisors. . . .

Objective 9: Identify, protect and enhance an integrated network of ecologically valuable
land and surface waters for present and future residents of Fairfax County.

Policy a: Identify, protect and restore an Environmental Quality Corridor system (EQC).

(See Figure 4.) Lands may be included within the EQC system if they can achieve
any of the following purposes:

- Habitat Quality: The land has a desirable or scarce habitat type, or one could
be readily restored, or the land hosts a species of special interest. This may
include: habitat for species that have been identified by state or federal
agencies as being rare, threatened or endangered; rare vegetative
communities; unfragmented vegetated areas that are large enough to support
interior forest dwelling species; and aquatic and wetland breeding habitats
(i.e., seeps, vernal pools) that are connected to and in close proximity to other
EQC areas.

- Connectivity: This segment of open space could become a part of a corridor to
facilitate the movement of wildlife and/or conserve biodiversity. This may
include natural corridors that are wide enough to facilitate wildlife movement
and/or the transfer of genetic material between core habitat areas.

- Hydrology/Stream Buffering/Stream Protection: The land provides, or could
provide, protection to one or more streams through: the provision of shade;
vegetative stabilization of stream banks; moderation of sheet flow stormwater
runoff velocities and volumes; trapping of pollutants from stormwater runoff
and/or flood waters; flood control through temporary storage of flood waters
and dissipation of stream energy; separation of potential pollution sources
from streams; accommodation of stream channel evolution/migration; and
protection of steeply sloping areas near streams from denudation.

- Pollution Reduction Capabilities: Preservation of this land would result in
significant pollutant reductions. Water pollution, for example, may be reduced
through: trapping of nutrients, sediment and/or other poilutants from runoff
from adjacent areas; trapping of nutrients, sediment and/or other pollutants
from flood waters; protection of highly erodible soils and/or steeply sloping
areas from denudation; and/or separation of potential pollution sources from
streams.

The core of the EQC system will be the County's stream valleys. Additions to the stream
valleys should be selected to augment the habitats and buffers provided by the stream
valleys, and to add representative elements of the landscapes that are not represented
within stream valleys. The stream valley component of the EQC system shall include the
following elements:

- All 100 year flood plains as defined by the Zoning Ordinance;
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- All areas of 15% or greater slopes adjacent to the flood plain, or if no flood
plain is present, 15% or greater slopes that begin within 50 feet of the stream
channel;

- All wetlands connected to the stream valleys; and

- All the land within a corridor defined by a boundary line which is 50 feet plus
4 additional feet for each % slope measured perpendicular to the
stream bank. The % slope used in the calculation will be the average slope
measured within 110 feet of a stream channel or, if a flood plain is present,
between the flood plain boundary and a point fifty feet up slope from the flood
plain. This measurement should be taken at fifty foot intervals beginning at
the downstream boundary of any stream valley on or adjacent to a property
under evaluation. . . .

The following efforts within EQCs support the EQC policy and should be encouraged:

Stream stabilization and restoration efforts where such efforts are needed to improve
the ecological conditions of degraded streams. Natural channel design methods
should be applied to the greatest extent possible and native species of vegetation
should be used.

Replanting efforts in EQCs that would restore or enhance the environmental values of
areas that have been subject to clearing; native species of vegetation should be
applied.

Wetland and floodplain restoration efforts.

Removal of non-native invasive species of vegetation from EQCs to the extent that
such efforts would not be in conflict with county ordinances; such efforts should be
pursued in a manner that is least disruptive to the EQCs.

Other disturbances to EQCs should only be considered in extraordinary circumstances
and only where mitigation/compensation measures are provided that will result in a clear
and substantial net environmental benefit. In addition, there should be net benefits
relating to most, if not all, of the EQC purposes listed above that are applicable to the
proposed disturbances.

Preservation should be achieved through dedication to the Fairfax County Park Authority,
if such dedication is in the public interest. Otherwise, EQC land should remain in private
ownership in separate undeveloped lots with appropriate commitments for preservation.
The use of protective easements as a means of preservation should be considered. . . .

Objective 10: Conserve and restore tree cover on developed and developing sites. Provide

Policy a:

tree cover on sites where it is absent prior to development.

Protect or restore the maximum amount of tree cover on developed and
developing sites consistent with planned land use and good silvicultural practices.
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Objective 12: Improve the identification and mitigation of environmental impacts, and the
monitoring and enforcement of environmental policies as applied to land
disturbing activities.

Policy a: Require both public and private development proposals to identify environmental
constraints and opportunities and demonstrate how environmental impacts will be
mitigated. . . .

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

Policy a. Consistent with other Policy Plan objectives, encourage the application of energy
conservation, water conservation and other green building practices in the design
and construction of new development and redevelopment projects. . . .

Encourage commitments to implementation of green building practices through
certification under established green building rating systems (e.g., the U.S. Green
Building Council’s Leadership in Energy and Environmental Design (LEED®)
program or other comparable programs with third party certification). . . .”

COMPREHENSIVE PLAN MAP: Residential use at 16-20 dwelling unit per acre and public
park.

LAND USE ANALYSIS

The applicant is proposing to redevelop portions of the site and to renovate existing structures to
provide 727 residential units and expanded amenity, retail, and office uses. The history of the site
explains the relative density and intensity of the use which is unlike surrounding uses. The
original size of the site was over 50 acres; this density was consolidated onto the current site
when the remaining portion was dedicated to the Park Authority in the 1970s. The additional
proposed density and intensity at this location appear to generate little direct impacts on
surrounding properties as the expanded amenity and retail uses are to be community-focused and
intended to serve the residents of the development.

Compatibility

Provided that the applicant emphasizes community-focused retail on site, the intensity of the
proposed use is not anticipated to result in significant impacts on adjacent residential parcels.
The new construction is lower than the current towers, and is situated on a relatively small
proportion of the site.
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If the applicant provides a proffer detailing the community-focused retail uses intended to serve
the residents of Circle Towers and not attract traffic from off-site to specifically preclude the
inclusion of a grocery store, the proposed land use and intensity are in general conformance with
the Comprehensive Plan’s basic land use recommendations. Without a proffer specifically
excluding a grocery store use, this is an outstanding issue.

ENVIRONMENTAL ANALYSIS

This section characterizes the environmental concerns raised by an evaluation of this site and the
proposed development. Solutions are suggested to remedy the concerns that have been identified
by staff. There may be other acceptable solutions. Particular emphasis is given to opportunities
provided by this application to conserve the county’s remaining natural amenities.

Resource Protection Area (RPA)/Environmental Quality Corridor (EQC) Encroachment

The applicant has identified concerns with accessibility and onsite circulation. The property is
currently accessible from two separate entrances, one on Lee Highway and the other on
Arlington Boulevard. Both of these entrances have constraints which make addressing the
concerns difficult; the Lee Highway entrance, the primary point of entry for the site, was built
prior to substantial road improvements by VDOT and no longer meets the standards required for
improvements, and the Arlington Boulevard entrance is in an easement from the Park Authority
which makes widening or redesign difficult. To address the accessibility and circulation
concerns, the applicant is proposing a third access point to the site with an entrance from Blake
Lane. This proposed entrance entails crossing the RPA and EQC along the western edge of the
site.

Prior to the newly revised EQC policy, staff could consider an encroachment if it was for a
public purpose, or if the encroachments were in an area that appeared to be EQC but did not
actually meet the definitions of the EQC purposes discussed in the policy — habitat quality,
connectivity of natural areas, hydrology/stream buffering/stream protection, and pollution
reduction capabilities. Under the newly revised EQC policy, barring meeting one of these
conditions, an EQC may be encroached upon if there are extraordinary circumstances and where
mitigation and compensation measures will create a clear and substantial net environmental
benefit for most if not all of the EQC purposes discussed in the policy (noted above). Given that
this application did not meet either of the two conditions for encroachment under the previous
EQC policy, the Blake Lane crossing can be now be considered under the newly revised EQC
policy, particularly the extraordinary circumstances of the constraints on the two other entrance
points, and the issues imposed after the construction of Circle Towers was completed.
Additionally, the applicant has exhausted efforts to provide improved accessibility and
circulation through other alternatives.

Preservation of Net Environmental Impact

This case is the first to use the newly revised EQC policy under the net environmental benefit
provision. As such, the applicant has designed a wetland area to be constructed and habitat to be
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restored in the existing EQC. This restoration area will offset and mitigate the encroachment and
impact of the EQC/RPA crossing. The crossing itself has been designed in an environmentally
sensitive manner; it is a bridge spanning the EQC rather than built on a culvert or filled area. The

applicant proposes plantings to mimic a wetland environment as well as restoration of trees in
the EQC.

However, these types of environmental benefits can erode if not properly designed, installed, or
established. For this reason, staff wish to strongly emphasize the role of monitoring in
preservation of the net environmental impact. Without a commitment to ensuring that the
wetland plantings and ecosystem construction are well established and providing the promised
ecosystem services, any net environmental benefit will be lost while the permanent
encroachment of the crossing will remain. For this reason, the applicant has proffered to a multi-
year monitoring agreement with defined expectations. Without such an agreement, staff cannot
be comfortable in assuming that any provided benefit will remain in perpetuity.

Staft also defer to DPWES in their assessment of the net environmental benefit and the
regulatory obligations met through the RPA exception process.

Tree Cover

The EQC/RPA encroachment and subsequent restoration of the EQC will necessitate the removal
of trees but will also result in a substantial number of enhancement plantings throughout the site.
The applicant has proffered to coordinate with DPWES Urban Forestry Management to ensure
maximum tree preservation as well as the planting of native and non-invasive species, as
possible.

Green Building

The applicant has proffered to commit to LEED certification for one of the proposed buildings
(Proposed Building B, 100% residential) but only for the non-retail portion of the other
(Proposed Building A, amenity/retail/residential). Staff strongly prefers to see clear
commitments to certification of entire green buildings. Commitment to partial certification may
not be an option under the USGBC’s LEED program, and these partial commitments may create
unintended barriers to proffer implementation and escrow release. Staff strongly encourages the
applicant to consider LEED-CS instead of LEED-NC to resolve the concern regarding retail
tenants in the Proposed Building B, which will allow the entire building to be LEED certified.

Additionally, the applicant is required to demonstrate a net environmental benefit of the site as
part of the EQC encroachment that the applicant is requesting. LEED certification of both
eligible buildings is a demonstrable commitment that provides a lasting environmental benefit
and strengthens the applicant’s case as providing a clear and substantial net environmental
benefit.

This is an outstanding issue.
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County of Fairfax, Virginia

MEMORANDUM

DATE: February 14,2011

TO: Barbara C. Berlin, Director
Zoning Evaluation Division

FROM: Angela Kadar Rodeheaver, Chief
Site Analysis Section
Department of Transportation

SUBJECT: Transportation Impact Addendum

FILE: 3-4 (RZ B-993)

REFERENCE: PCA B-993, FDPA B-993-02; Circle Towers L.L.C. and United Dominion
Realty, L.P.

Land Identification: 48-3 ((1)) 53; 48-4 ((1)) 3, 3A1, 3B, and 3B1

The following additional comments reflect the position of the Department of Transportation. These
comments are based on the applicant’s development plan revised to January 13, 2011 and draft proffers
last revised to January 18, 2011.

The development plan adequately addresses all prior concerns related to the site design and traffic
operations. However, this Department feels additional progress is needed relative to the Transportation
Demand Management [TDM] commitments. It is recommended that the applicant:

e Extend the goals and monitoring program to the existing office use.
Increase the trip reduction goal of 15% for residential uses to 25% for both residential and
office uses.

e Add remedies and/or penalties.

Also, the key recommendations for TDM elements to support a parking reduction have not been
addressed. These are:

e Provision of a robust parking management program that unbundles parking from leases and
sales agreements, and uses access control and pricing to allocate spaces.

e A commitment to provide additional parking spaces, should the program not reduce
parking demand as expected.

This Department would not object to the service drive waiver long the site’s Route 29 frontage.

AKR/CAA

Michelle Brickner, Director, Office of Site Development Services, Department of Public Works and
Environmental Services.

Fairfax County Department of Transportation
4050 Legato Road, Suite 400

Fairfax, VA 22033-2895

Phone: (703) 877-5600 TTY: 711

Fax: (703) 877-5723
www.fairfaxcounty.gov/fcdot




COMMONWEALTH of VIRGINIA
DEPARTMENT OF TRANSPORTATION

GREGORY A. WHIRLEY 4975 Alliance Drive
COMMISSIONER Fairfax, VA 22030

February 11, 2011

Ms. Barbara Berlin

Director of Planning and Zoning

Office of Comprehensive Planning

12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5511

Re: PCA/FDPA B-993 (2009) Circle Towers LLC

Tax Map # 48-3 ((01)) 0003, 3A, 3B, 3B1 & 53
Fairfax County

Dear Ms. Berlin:

| have reviewed the above listed plan submitted on January 19, 2011, and received on
January 25, 2011. | have no additional comments regarding this project on this submittal.
Please note the median nose for the entrance on Rt. 29 will need to be properly designed
on the site plan. '

If you have any questions, please call me at (703)383-2424.

Sincerely,

Kevin Nelson
Transportation Engineer

o Ms. Angela Rodeheaver

fairfaxrezoning2009-B-993pca3CircleTowersApts2-11-11RC

We Keep Virginia Moving
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County of Fairfax, Virginia

MEMORANDUM

January 10, 2011

TO: Bob Katai, Staff Coordinator
Zoning Evaluation Division, DPZ

FROM: Todd Nelson, Urban Forester 11
Forest Conservation Branch, DPWES
SUBJECT: Circle Towers Apartments; PCA B-993/FDPA B-993-02

RE: Request for assistance dated December 22, 2010

[ have reviewed Proffered Condition Amendment/Final Development Plan Amendment
PCA/FDPA B-993-02 stamped “Received, Department of Planning and Zoning, December 22,
2010,” and the draft proffer dated December 21, 2010. Urban Forest Management Division
(UFMD) comments and recommendations made on the previously submitted PCA/FDPA
appear to be adequately addressed on this submission and there are no additional UFMD
comments and/or recommendations.

Please contact me at 703-324-1770 if you have any questions.
TLN/
UFMID #: 147100

cc: RA File
DPZ File

Department of Public Works and Environmental Services

Land Development Services, Urban Forest Management Division

12055 Government Center Parkway, Suite 518

Fairfax, Virginia 22035-5503 %

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769 %%me“\g\’-ﬁgr
www.fairfaxcounty.gov/dpwes
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APPENDIX 8
County of Fairfax, Virginia

MEMORANDUM

DATE: December 30, 2009

TO: Suzanne Lin, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Beth Forbes, Stormwater Engineer/
Stormwater & Geotechnical Section, Environmental & Site Review Division
Department of Public Works and Environmental Services

SUBJECT: Circle Towers, PCA-B-993/FDP-B-993-02, Proffer Condition Amendment
Plat dated October 28, 2009, Tax Map #48-3-01-0053 and #48-4-01-0003,
-0003A1, -0003B & -0003B1, Providence District

REFERENCE:  Waiver #8496-WPFM-001-1 for the Location of Underground Facilities in a
Residential Area

We have reviewed the referenced submission for consistency with Section 6-0303.8 of the
Public Facilities Manual (PFM) which restricts use of underground stormwater management
facilities located in a residential development (Attachment B). The Board of Supervisors
(Board) may grant a waiver after taking into consideration possible impacts on public safety,
the environment, and the burden placed on prospective property owners for maintenance.
Underground stormwater management facilities located in residential developments allowed
by the Board:

e shall be privately maintained,

e shall be disclosed as part of the chain of title to all future owners responsible for
maintenance of the facilities;

e shall not be located in a County storm drainage easement; and,

e shall have a private maintenance agreement, in a form acceptable to the Director of
the Department of Public Works and Environmental Services (DPWES), executed
before the construction plan is approved.

The owner of Circle Towers has requested a Proffer Condition Amendment to allow the
redevelopment of a portion of the site. Some buildings will be demolished and replaced; other
buildings will remain. The site currently provides retail, office and residential uses. The
mixed-use development would continue under the current proposal. Should the PCA be
approved, there would be 44,700 sf of office use, 24,700 sf of commercial/retail uses, and up
to 756 apartment units on the property.

Additional stormwater detention will be required to mitigate a proposed increase in impervious
area. The site was originally developed before the county’s current detention requirements

Department of Public Works and Environmental Services sy Py
T.and Develonment Services. Environmental and Site Review Division §M%/€

Fairfax, Virginia 22035-5503 % S &
Phone 703-324-1720 + TTY 703-324-1877 « FAX 703-324-8359  “umen~

onmend®



Suzanne Lin, Staff Coordinator
8496-WPFM-001-1
Page 2

were promulgated; no detention facilities exist on the property. The property owner feels the
underground storage is necessary to effectively utilize the site. The existing buiidings,
parking, walkways and the floodplain limit the locations an above-ground facility could be
placed.

ANALYSIS

An analysis of the possible impacts on public safety, the environment, and the burden placed
on the owners for maintenance is as follows.

Impacts on Public Safety — The underground facility is proposed to be located under a paved
access road at the front of an existing residential building. The access to the underground
vault will lie in a high-traffic, high-visibility area so unofficial entry to the vault would be easily
noticed.

If it is the intent of the Board to approve the waiver request, the property owner shall provide
liability insurance in an amount acceptable to Fairfax County as a waiver condition. A typical
liability insurance amount is $1,000,000 against claims associated with underground facilities.
The private maintenance agreement shall also hold Fairfax County harmless from any liability
associated with the facilities. In addition, locking manholes and doors must be provided at
each access point.

Impacts on the Environment — The surrounding area is currently developed and the
underground facility would outfall into an existing piped storm drainage system. The
underground storage would be constructed underneath an existing access road. Staff does
not believe that there will be any adverse impact on the environment from the construction
and maintenance of the underground facility.

The proposed location for the vault, however, may conflict with other site utilities. The sanitary
lateral from Tower 2, an existing apartment building to remain, will need to be relocated. The
separation between a site water line and the proposed vault may also be an issue. These
utility conflicts may cause the vault to be constructed in another location. Another location
may have a different environmental impact.

The applicant has proposed an in-line storage facility. Underground storage facilities are
normally required to be off-line. With an off-line design, should a facility become clogged, the
storm drain system could continue to operate. When in-line facilities become clogged, the
storm drain system’s operations would cease. The storm drain system would back up and
could overflow. Flooding may be possible depending on the intensity and duration of the
storm event. As proposed all of the stormwater runoff entering the facility would originate from
the applicant’s property, so any backup events would impact only the applicant’s property.
Any flooding caused by a clogged facility would impact only the applicant’s property and a
major floodplain. The impact to the major floodplain from the failure of this single facility would
be inconsequential.

If it is the intent of the Board to approve the waiver request, staff recommends the
underground storage facility be located where no off-site stormwater runoff would enter the
vault.

Burden Placed on Property Owner for Maintenance and Future Replacement — While the
hlgh trafflc area proposed for the vault will deter unoffrcral entry it will also make replacement
sjoblernatic. Themain entrance in TUw: 7 g seivdeg i kel s o

|nacce53|b|e should the vault need to be re,placed
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If it is the intent of the Board to approve the waiver request, the property owner must execute
a maintenance agreement prior to site plan approval. Staff recommends the property owner
be required to establish a financial plan for the operation, inspection, and maintenance of the
underground facilities. The property owner should be required to establish a fund for the
annual maintenance. Staff recommends that the property owner provide an initial deposit in
an escrow account in an amount equal to the estimated costs for the first 20 years of
maintenance of the facility. The engineer has provided $6,000 as an estimate of the annual
maintenance cost for the facility; staff finds this estimate reasonable. Before site plan
approval, $120,000 should be placed into escrow to fund 20 years of maintenance. These
monies would not be available to the owner until bond release. About $190 per apartment
would be escrowed if only 630 of the possible 756 units are completed. This estimate is
based on the entire maintenance costs being provided by the residential portion of the
development. Itis likely that the non-residential uses on the site will also share the burden of
the maintenance costs.

The property owner should also be required, as a waiver condition, to address future
replacement of the underground facilities as part of its private maintenance agreement with
the County. In order to maximize the useful life of the underground facility, the property owner
must be required to construct the underground facilities with reinforced concrete products
only. A replacement cost fund, based on an estimated 50-year lifespan for concrete products,
should be established. The replacement reserve fund must be separate from the annual
maintenance fund to ensure the monies are available at the time replacement is necessary
and have not been previously spent on maintenance activities. The engineer has estimated
the construction cost of this facility to be about $590,000; staff finds this estimate reasonable.
The amount of the annual contribution toward the replacement reserve fund, assuming
interest compensates for inflation, would be approximately $11,800. The annual contribution
to the replacement reserve fund would be about $19 per year per apartment unit if 630 units
are completed. This estimate is based on the entire replacement cost being provided by the
residential portion of the development. It is likely that the non-residential uses of the site will
also share the burden of the replacement costs.

RECOMMENDATION

DPWES recommends that the Board approve the waiver to locate underground facilities at
Circle Towers, a mixed-use development. If it is the intent of the Board to approve the waiver,
DPWES recommends the approval be subject to Waiver #8496-WPFM-001-1 Conditions,
Circle Towers, dated December 30, 2009, as contained in Attachment A.

If you have any questions, or need further assistance, please contact me at 4-1720.

ATTACHED DOCUMENTS:

Attachment A — Waiver #8496-WPFM-001-1 Conditions, Circle Towers, dated December 30,
2009

Attachment B — PFM Section 6-0303.8

cc: Robert A. Stalzer, Deputy County Executive
James Patteson, Director, DPWES
Michelle Brickner, Acting Director, Land Development Services, DPWES
Steve Aitcheson, Director, Maintenance and Stormwater Management Division, DPWES
Jeremiah Stonefield, Chief, Stormwater & Geotechnical Section, ESRD, DPWES
Zoning Application File (8496-ZONA-001)
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Attachment A

Waiver #8496-WPFM-001-1 Conditions

Circle Towers
Proffer Condition Amendment Application #PCA-B-993/FDP-B-993-02
December 30, 2009

. The underground facility shall be constructed in accordance with the development
plan and these conditions as determined by the Director of the Department of Public
Works and Environmental Services (DPWES).

. To provide greater accessibility for maintenance purposes, the underground facility
shall have a minimum height of 72 inches.

. The underground facility shall be constructed of reinforced concrete products only
and incorporate safety features, such as including locking manholes and doors, as
determined by DPWES at the time of construction plan submission.

. The underground facility shall be privately maintained and shall not be located in a
County storm drain easement.

. A private maintenance agreement, as reviewed and approved by the Fairfax County
Attorney’s Office, shall be executed and recorded in the Land Records of the
County. The private maintenance agreement shall be executed prior to final plan
approval.

The private maintenance agreement shall address:

e County inspection and all other issues as may be necessary to insure that the
facility is maintained by the property owner in good working condition acceptable
to the County so as to control stormwater generated from the redevelopment of
the site and to minimize the possibility of clogging events.

e A condition that the property owner and its successors or assigns shall not
petition the County to assume maintenance of or to replace the underground
facility.

e Establishment of a reserve fund for future replacement of the underground
facility.

e Establishment of procedures to follow to facilitate inspection by the County, i.e.
advance notice procedure, whom to contact, who has the access keys, etc.

¢ A condition that the property owner provide and continuously maintain liability
insurance. The typical liability insurance amount is at least $1,000,000 against
claims associated with underground facility.

e A statement that Fairfax County shall be held harmless from any liability
associated with the facility.

. The underground facility shall be located so as to only receive stormwater runoff
from the property and no others.
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Waiver #8496-WPFM-001-1 Conditions
December 30, 2009
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7. Operation, inspection, and maintenance procedures associated with the
underground facility shall be incorporated into the site construction plan and private
maintenance agreement which insure safe operation, inspection, and maintenance
of the facility.

8. A financial plan for the property owner to finance regular maintenance and full life-
cycle replacement costs shall be established prior to site plan approval. A separate
line item in the annual budget for operation, inspection, and maintenance shall be
established. A reserve fund for future replacement of the underground facility shall
also be established to receive annual deposits based on the initial construction costs
and an estimated 50-year lifespan for concrete products.

9. Prior to final construction plan approval, the property owner shall escrow sufficient
funds which will cover a 20-year maintenance cycle of the underground facility.
These monies shall not be made available to owner until after final bond release.



Attachment B

The Public Facilities Manual (PFM) Section 6-0303.8 (24-88-PFM, 83-04-PFM)
Underground detention facilities may not be used in residential developments, including rental
townhouses, condominiums and apartments, unless specifically waived by the Board of
Supervisors (Board) in conjunction with the approval of a rezoning, proffered condition
amendment, special exception, or special exception amendment. In addition, after receiving
input from the Director regarding a request by the property owner(s) to use underground
detention in a residential development, the Board may grant a waiver if an application for
rezoning, proffered condition amendment, special exception, and special exception amendment
was approved prior to, June 8, 2004, and if an underground detention facility was a feature
shown on an approved proffered development plan or on an approved special exception plat.
Any decision by the Board to grant a waiver shall take into consideration possible impacts on
public safety, the environment, and the burden placed on prospective owners for maintenance of
the facilities. Any property owner(s) seeking a waiver shall provide for adequate funding for
maintenance of the facilities where deemed appropriate by the Board. Underground detention
facilities approved for use in residential developments by the Board shall be privately maintained,
shall be disclosed as part of the chain of title to all future homeowners (e.g. individual members
of a homeowners or condominium association) responsible for maintenance of the facilities, shall
not be located in a County storm drainage easement, and a private maintenance agreement in a
form acceptable to the Director must be executed before the construction plan is approved.
Underground detention facilities may be used in commercial and industrial developments where
private maintenance agreements are executed and the facilities are not located in a County storm

drainage easement.



BC Consultants

Planners ® Engineers * Surveyors ® Landscape Architects

December 29, 2009

Ms. Michelle Brickner, Director
Oftfice of Land Development Services
Fairfax County DPWES

12055 Government Center Parkway
Fairfax, Virginia 22035-5503

Re:  Circle Towers
County No.: PCA-B-993/FDP-B-993-02
Tax Map No.: 48-3 ((1)) 53,

48-4 (1)) 3, 3A1, 3B, & 3B1
BC Project No.: 08085.01

Dear Ms. Brickner,

On behalf of our client, UDR, we hereby request a waiver of the Fairfax County
Public Facilities Manual (PFM) section §6-0303.8, to permit underground detention in a
residential development for the above-referenced project. This +16.03-acre site,
currently zoned PDH-12, is located at the intersection of Lee Highway and Blake Lane
within the Providence District. The proposed project is the demolition of existing
buildings and construction of a mixed-use facility and townhouses with parking and
associated infrastructure. The adjacent parcels are zoned for residential and commercial
uses. The following is the statement of justification that outlines the reasons for this
request as well as the accompanying justification in accordance with the instructions
outlined in the Department of Public Works and Environmental Services (DPWES)
letter to industry #04-19 dated October 29, 2004.

Statement of Justification

This waiver is being requested because the effective utilization of the site does not leave
sufficient space for an above ground facility. Additionally, this is a redevelopment
project and a substantial portion of the site is currently occupied by buildings, parking
lots, walkways, and a flood plain.

Type of Facilities

The underground storm water management facilities proposed with this project will be
a concrete vault to address quantity control requirements. Two (2) Stormfilter or equal
Best Management Practices (BMP) vaults will be used to address quality control
requirements.

The BC Consultants, Inc.
12600 Fair Lakes Circle, Suite 100, Fairfax, Virginia 22033

Fonstig {3 At s mas y 1398108
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Materials

The proposed storm water detention vault and BMP vaults will be constructed out or
cast-in-place or precast concrete. Both are utilized in orde. to maximrize the life of the
facility as well as minimize any maintenance requirements.

Size

The proposed storm water detention vault will have a volume of approximately 15,3G0-
cubic feet in order to address quantity control requirements. The vault will be
approximately 170-feet (length) x 15-feet (width) x 6-feet (depth).

The BMP facilities are cartridge systems that will have 55 cartridges combined. The
dimensions of each vault will be 18-feet (length) x 8-feet (width) x 6-feet (depth). These
dimensions are based upon the manufacturer’s standards.

Location

The facility will be located underneath the southwestern parking lot, north of the
existing 48” outfall pipe as depicted on the Proffered Condition Amendment/Final
Development Plan (PCA/FDP) and shown on Attachment “C”. The exact location and
configuration will be subject to change with final design as necessary to accommodate
access requirements.

Safety

Due to the fact that the facility will be located underground there should be no safety
issues for the residents as there will be no access to the system other than for
maintenance personnel.

Environment

This site was previously developed as high-rise apartment rentals and commercial
buildings with parking. The areas surrounding the site are developed with residential
apartments to the north, vacant recreational & parkland to the east and south, and a
restaurant to the west. The proposed stormwater management system will provide
both quantity and quality control for the storm water runoff generated by this project.
In addition, the discharge from the system will tie directly into an existing storm sewer
system. Because both quantity and quality controls are being provided and the only
concentrated storm water discharge will be directed into existing adequate outfall, there
should be no adverse environmental impacts.
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Maintenance

Because this entire facility will be owned, operated, mainrained, and {unded by +he
property owners, there will be no homeowners or condo.xinizm cwmers association.
However, if we assume that all residents of the facility will, in some way, share the
annual maintenance costs of the storm water management facilitics equally, the annval
cost would be $6,000 or $10 per unit based on a total of 630 resiaential units (se2
Attachment “B”).

Conclusion

Based on the information presented above, it is our opinion that the use of underground
detention is an appropriate and reasonable option to address storm water management
requirements for this project. This option should provide an environmentally sensitive
solution without imposing an undue cost burden upon the individual unit owners.

Enclosed with this letter are copies of the PCA/FDP as well as the landscape plan to
assist you with your evaluation of this waiver request. Should you have any questions
or need additional information, please let us know.

Sincerely,

it

The BC Consultants, Inc.

Josh Melson, P.E.
Project Engineer

JHM

Attachments: Attachment A - Construction Cost Estimate
Attachment B - Maintenance Cost Estimate
Attachment C - Schematic of the Facility
Attachment D - Draft Proffer Conditions

Enclosures: Proffered Condition Amendment/Final Development Plan



ATTACHMENT A

CONSTRUCTION COST ESTIMATE

STORMWATER QUANTITY CONTROL

Description B Quantity Unit Unit C ost Total
Concrete Vault (170'x15'x6') 1 ~EA $ 400,000 $ 400,000
Excavation 3,250 CY $20 $ 65,000
Backfill 2,540 CY $20 $ 50,800
Construction 1 EA $ 77,370 $ 77,370

TOTAL COST $ 593,170

08085 UndergroundDetention-REV.xls Construction 10:56 AM 12/29/2009



ATTACHMENT B

MAINTENANCE COST ESTIMATE

STORMWATER QUANTITY CONTROL

Beriensy Once Every Year and
| After Large Storms *

Cost per Visit $ 3,000

Cost Per Year - $ 6,000

No. Residents/ Units 630

Annual Cost per Resident/Unit %10

* We have assumed 1 large storm per year, thus the stormwater facility will
be maintained twice a year.

08085 UndergroundDetention-REV.xls Maintenance

11:02 AM 12/29/2009
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APPENDIX 9
County of Fairfax, Virginia

MEMORANDUM

DATE: February 18, 2011

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

FROM: Beth Forbes, Stormwater Engineer
Environmental and Site Review Div/si
Department of Public Works and Eqvironmental Services

SUBJECT: Proffered Condition/Final Development Plan Amendments #PCA/FDPA B-993,
Circle Towers, Plan dated February 7, 2011, LDS Project #8496-ZONA-001-7,
Tax Map #48-3-1-0053 and #48-4-01-0003, -0003A1, -0003B & 0003B1,
Providence District

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

Chesapeake Bay Preservation Ordinance (CBPO)
There is Resource Protection Area (RPA) on this site. Before a site plan can be approved, a site-
specific, field-verified RPA delineation will be required (CBPO 118-1-9(c), LTI 08-12).

A new driveway is proposed to be located in the RPA. Driveways are an allowed use in the RPA
provided that the following CBPO conditions are met (CBPO 118-2-1(d)):
I. it can be demonstrated there are no reasonable alternatives to the alignment,
2. it can be demonstrated the alignment and design will minimize encroachment into the RPA,
3. the design and construction satisfies all applicable criteria of the CBPO including the approval
of a Water Quality Impact Assessment (WQIA), and
4. the road design is reviewed through a site plan or subdivision plan.

Since there are two other existing points of access to the site, there are reasonable alternatives to the
new driveway. Condition 1 is not met and, therefore, the driveway cannot be considered an allowed
use. A General RPA Encroachment Exception under CBPO 118-6-9 is necessary; a request for an
exception and a WQIA have been received. A staff report recommending approval of the request will
be forwarded under separate cover. The encroachment exception request and WQIA will be heard by
the Board of Supervisors (Board) in conjunction with this zoning action.

Water quality controls are required, if not waived. The project is likely to qualify as redevelopment
(PFM 6-0401.2B). Underground filtering facilities are located on the plan to meet the controls
required for the increase in impervious surfaces in the proposal. At the site plan stage, the filtering

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720 « TTY 711 » FAX 703-324-8359




Bob Katai, Staff Coordinator

Proffered Condition/Final Development Plan Amendments #PCA/FDPA B-993, Circle Towers
February 18,2011

Page 2 of 2

facilities must be designed under either Letter to Industry #01-11 or Technical Memorandum #10-3.
A green roof has also been proffered; since the roof is within the drainage area of the filtering facility
its area cannot be used twice in meeting the CBPO’s water quality requirements. A Filterra unit is
included in the plan as part of the requirements of General RPA Encroachment Exception.

Floodplain
There are regulated floodplains on the property. Before site plan approval, a floodplain study will be

required since work within a major floodplain is proposed and it is a component of the RPA (PFM 2-

0110.3A(6)). As long as a) the driveway is designed and constructed under VDOT or Fairfax County
requirements and b) it can be demonstrated the driveway would cause no adverse impact to any other
property from any resulting change in the floodplain limits, the approval for the use the in floodplain

can be requested from this office (ZO 2-903). It appears these conditions can be met. If these two

conditions cannot be met, a Special Exception for a Use in a Floodplain will be necessary for the new
driveway.

Downstream Drainage Complaints
There are no downstream drainage complaints on file.

Stormwater Detention
Stormwater detention is required, if not waived (PFM 6-0301.3). An underground facility is located on

the plan. It should be noted utility conflicts may require the underground detention to be located in a
different part of the site.

The applicant has requested a waiver for an underground detention facility in a residential area (PFM
6-0303.8). This type of waiver must be approved by the Board in conjunction with the zoning action.
On December 31, 2009, DPWES recommended that the Board approve the waiver with conditions.
The version of the waiver request which appears on Sheet 26 of the plan was not submitted to DPWES.

The applicant should be aware that the EPA has issued a Draft Benthic TMDL Development Report
for Accotink Creek. Should the recommendations in this report be adopted, detention requirements
more stringent than those currently in the PFM may be applied to this project.

Site Outfall

An outfall narrative has been provided for 2 of the 3 of the site’s outfall locations. The engineer feels
that an adequate outfall exists, yet the draft Watershed Workbook for Accotink Creek indicates that
the stream banks are unstable between this site and Accotink Creek. In light of the known drainage
problem downstream, DPWES can require the outfall analysis extend further downstream than the
minimum requirements (PFM 6-0203.2E).

Please contact me at 703-324-1720 if you require additional information.
BF/
cc:  Craig Carinci, Director, Stormwater Planning Division
Jeremiah Stonefield, Chief, Stormwater & Geotechnical Section, ESRD, DPWES

Elfatih Salim, Stormwater Engineer, Stormwater & Geotechnical Section, ESRD, DPWES
Zoning Application File
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February 18, 2011

DEPARTMENT OF PUBLIC WORKS AND ENVIRONMENTAL SERVICES

ENVIRONMENTAL AND SITE REVIEW DIVISION

STAFF REPORT

RESOURCE PROTECTION AREA (RPA) ENCROACHMENT
EXCEPTION #8496-WRPA-001-1 and
WATER QUALITY IMPACT ASSESSMENT (WQIA) #8496-WQ-001-1

IN CONJUNCTION WITH PROFFERED CONDITION AMENDMENT B-993 AND
FINAL DEVELOPMENT PLAN AMENDMENT B-993-02

APPLICANT:

PROJECT LOCATION:

TAX MAP REFERENCE:
APPLICATION SUBMITTED:
APPLICATION ACCEPTED:

WATERSHED:

RPA EXCEPTION REQUEST:

PROPOSAL:

LOT SIZE:

AREA OF REQUESTED
RPA ENCROACHMENT:

PROVIDENCE DISTRICT

Circle Towers LLC

9377A Lee Highway

48-4-01-0003A1

August 30, 2010

October 26, 2010

Accotink Creek

General RPA Encroachment Request under
Chesapeake Bay Preservation Ordinance (CBPO)
Section 118-6-9

Exception to allow encroachment into the 1993 RPA
for a new driveway

16 acres

11,100 square feet (0.26 acres) of previously
undisturbed area within the county-mapped RPA is

APPLICATION FILED: August 30, 2010
PLANNING BOARD: March 10, 2011



PUBLIC HEARING:

DESCRIPTION:

DOCUMENTS AND

CORRESPONDENCE:

BACKGROUND:

RPA Exception #8496-WWRPA-001-1 and
WQIA #8496-WQ-001-1

proposed to be disturbed to construct a driveway and
storm drain improvements

General RPA Encroachment Request under CBPO
Section 118-6-9 concurrent with Proffered Condition
Amendment B-993 and Final Development Plan
Amendment B-993-02

The applicant is requesting an RPA encroachment
exception to permit a new driveway onto the site.
Construction of the driveway will include a bridge with
a new sidewalk and retaining walls. Storm drain
improvements will also encroach into the county-
mapped RPA.

In addition to the February 7, 2011, PCA/FDPA plan,
the following information is part of this application:

e RPA Encroachment Exception Application signed
and dated August 23, 2010 (Attachment A),

e Statement of justification received August 30,
2010 (Attachment B) and

e WAQIA prepared by BC Consultants, Inc., received
August 30, 2010, which includes site photographs
and a soils map (Attachment C)

Circle Towers was constructed before the CBPO was
promulgated. A portion of the site was designated as
RPA in 1993. A parking garage, surface parking,
travelways and a corner of a residential building are
now in the county-mapped RPA.

Since the complex was completed, US Route 50 has
been widened leaving less area for stacking on the
property and complicating circulation within the site.
As part of a Proffered Condition Amendment and
Final Development Plan Amendment, the applicant
has requested to construct a new access point to the
property from Blake Lane. The proposed driveway
will traverse the RPA. Driveways are an allowed use
in the RPA provided that there are no alternatives
(CBPO 118-2-1(d)(1)). In this case, there are 2 other
alternatives to access the property, therefore, an RPA
encroachment exception is required.

Page 2 of 6



ANALYSIS:

RPA Exception #8496-WRPA-001-1 and
WQIA #8496-WQ-001-1

The applicant is proposing to remove a greater area
impervious surface within the county-mapped 1993
RPA than the new driveway will create. Normally, this
type of trade would be considered redevelopment and
a WQIA alone would suffice. Since the only
component of the RPA on this site is the major
floodplain, only a small part of the area where the
pavement is to be removed is within the RPA. Hence,
despite the removal of impervious surfaces, the work
proposed is considered development in the RPA and
an exception is required.

A bridge over the RPA is proposed so overland flow,
rather than a culvert pipe, will carry stormwater flow
under the driveway. Also, some of the site’s runoff,
which now enters the storm drain system, will be
rerouted through a restored area.

To mitigate the disturbance to the RPA, the applicant
has proposed to restore the overland-flow area by
creating 3 micro-pools, removing a slightly greater
amount of impervious area within the county-mapped
RPA than will be added, and revegetating areas
within the county-mapped RPA.

The micro-pools are to be created by the construction
of 3 weirs. These weirs have been proposed to be
constructed with utility easements. Each of the weirs
extends into a sanitary sewer easement. Weir “C”
also extends into a Washington Gas easement.
Normally, it would not be allowed to permanently
place such devices in utility easements, however, to
have these weirs placed in an unencumbered area to
the east would require considerable additional grading
and tree removal in the county-mapped RPA.

Additional mitigation is proposed by the installation of
a Filterra serving a portion of the site not otherwise
controlled by a BMP. As located, the Filterra will
provide water quality improvements greater than the
detriments of the new driveway within the county-
mapped RPA. Since the applicant only needs to
show a benefit when compared to the actual RPA, the
Filterra will provide benefits greater than required.

The applicant has proposed revegetating areas equal
to the area of clearing and grading on the property

Page 3 of 6



REQUIRED FINDINGS:

RPA Exception #8496-WRPA-001-1 and
WQIA #8496-WQ-001-1

within the county-mapped RPA at the densities
required by the CBPO. Other areas within the county-
mapped RPA will be revegetated at lower densities
also with a mix of native species. The actual RPA is
likely to be within the restored stream channel itself so
vegetating this area will not be possible.

Revegetation at CBPO densities within the county-
mapped RPA can be difficult considering the many
dedicated utility easements. While the areas closest
to the stream restoration might normally be the best
areas to revegetate more densely, these are the
areas where sanitary sewer, water, gas, and storm
drain easements make it unreasonable to plant trees.

Before a site plan for any work on this property can be
approved, a site-specific, field-verified RPA
delineation must be approved (LTI 08-12). The
controlling component of the delineation is likely to be
the boundary of the major floodplain, therefore, a
floodplain study will also be necessary before site
plan approval.

General RPA Encroachment Exceptions under CBPO
118-6-9 may be granted based upon the findings
listed in CBPO Section 118-6-6 and the additional
finding in CBPO Section 118-6-9. It is the opinion of
county staff that the required findings, as discussed
below, have been fully satisfied in this application.

(a) The requested exception to the criteria is the
minimum necessary to afford relief:

The proposed driveway is the minimum acceptable
width. Since the bridge will include a sidewalk, the
trail across the RPA is no longer needed and will be
removed. It is the opinion of staff that the proposal is
the minimum necessary to afford relief.

(b) Granting the exception will not confer upon the
applicant any privileges that are denied by this
part to other property owners who are subject to
its provisions and who are similarly situated:

It is the opinion of staff the approval would not confer

privileges upon the applicant beyond that afforded to
other property owners who are similarly situated.

Page 4 of 6



RPA Exception #8496-WRPA-001-1 and
WQIA #8496-WQ-001-1

(c) The exception is in harmony with the purpose and
intent of this Chapter and is not of substantial
detriment to water quality:

The applicant proposes to remove an area of
impervious surface within the county-mapped RPA
slightly greater than the increase in impervious area
created by the driveway. The applicant also proposes
to revegetate an area equivalent to the county-
mapped RPA’s disturbance. These areas are likely to
be greater than the actual disturbance to the site-
specific RPA. Finally, the applicant proposes to
reroute runoff to a restored overland flow area with 3
micro-pools. It is the opinion of staff that the
exception would be in harmony with the purpose and
intent of the CBPO, and would not be detrimental to
water quality.

(d) The exception request is not based upon
conditions or circumstances that are self-created
or self-imposed:

It is the opinion of staff that the exception is not based
on conditions that were self-created and self-imposed.
The requested driveway is a response to the traffic
circulation concerns within the site; these concerns
have been exacerbated by the widening of public
roads.

(e) Reasonable and appropriate conditions are
imposed, as warranted, that will prevent the
allowed activity from causing a degradation of
water quality:

It is the opinion of staff that the proposed
development conditions are reasonable and
appropriate, and will prevent a degradation of water
quality.

(f) Other findings, as appropriate and required herein,
are met:

It is the opinion of staff the requirements of a Water

Quality Impact Assessment, CBPO 118-4-3, have
been provided.

Page 5 of 6



STAFF RECOMMENDATION:

RPA Exception #8496-WRPA-001-1 and
WQIA #8496-WQ-001-1

(g) Exceptions under CBPO 118-6-9 are subject to
the additional finding that the water quality benefits
resulting from the proposed construction exceed
the associated water quality detriments:

The applicant has demonstrated the project will
provide a quantifiable benefit. A Filterra is proposed
to be constructed in conjunction with an existing storm
drain inlet in an area of the site which has not been
proposed to be served by another BMP. Calculations
using the Chesapeake Bay Method showing the
phosphorus load after the improvements would be
less than the current load have been submitted. With
the inclusion of the Filterra, these calculations
demonstrate that the proposed work will benefit water
quality more than the proposed disturbance will be a
detriment to the water quality. It is the opinion of Staff
this exception request has met this finding.

Staff recommends approval of RPA Encroachment
Exception #8496-WRPA-001-1 and Water Quality
Impact Assessment #8496-WQ-001-1. Ifitis the
intent of the Board of Supervisors to approve the RPA
Encroachment Exception and the WQIA, staff
recommends that such approval be subject to the
proposed development conditions contained in
Attachment A, which were drafted with the intent to
meet the required findings of CBPO Sections 118-4-3,
118-6-6 and 118-6-9.

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

It should be further noted that the content of this
report reflects the analysis and recommendations of
staff; it does not reflect the position of the Board. For
further information, contact the Environmental and
Site Review Division, Land Development Services,
Department of Public Works and Environmental
Services, 12055 Government Center Parkway, Suite
535, Fairfax, Virginia 22035-5503, 703-324-1720.
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ATTACHMENT A

PROPOSED DEVELOPMENT CONDITIONS
CIRCLE TOWERS
#8496-WRPA-001-1 and #8496-WQ-001-1

February 18, 2011

If it is the intent of the Board of Supervisors to approve Resource Protection Area (RPA)
Encroachment Exception #8496-WRPA-001-1 for the property located at 9377A Lee Highway
(Tax Map #048-4-01-0003A1) to allow a driveway and stormwater improvements to encroach
into the RPA pursuant to Section 118-6-9 of the Fairfax County Chesapeake Bay Preservation
Ordinance (CBPO), staff recommends that the Board condition the approval by requiring
conformance with the following conditions:

1

(OS]

This RPA Encroachment Exception is granted for and runs with the land indicated in this
application and is not transferable to other land.

This RPA Encroachment Exception is granted only for the purposes, structures or uses

indicated on the plat approved with the application, as qualified by these development
conditions.

Any plan submitted pursuant to this RPA Exception shall be in substantial conformance
with the Circle Towers Apartments Proffered Condition Amendment — Final Development
Plan prepared by BC Consultants, Inc., dated June, 2009, and updated through February 7,
2011, and these conditions notwithstanding the limits of disturbance shown for the
installation of the micropool weirs and any other restoration techniques deemed necessary
by DPWES. If additional disturbance is necessary, any additional mitigation required will
be at the approval of DPWES.

The Applicant shall demonstrate quantitatively that the water quality benefits of the
improvements in the RPA exceed the water quality detriments in order to meet the finding
of CBPO 118-6-9. The applicant shall show that the phosphorus load after development
shall be less than the phosphorus load from the existing conditions by using the
Chesapeake Bay Method, as approved by the Department of Public Works and
Environmental Services.

In order that the land disturbed within the RPA can be considered to be the minimum
necessary to afford relief for the proposed construction,
a. any development plan will be subject to approval by DPWES,
b. the limits of clearing and grading shall be clearly shown on any development plan
and shall be strictly observed and enforced,
c. indigenous vegetation shall be preserved to the maximum extent possible,
d. any stockpiles shall be located outside the RPA, and



10.

11

Development Conditions
#8496-WRPA-001-1 & #8496-WQ-001-1
Page 2 of 2

e. any encroachment into, and/or disturbance of, the RPA not shown on the
approved development plan will be considered a violation of the CBPO and is
subject to the penalties of CBPO Article 9.

The pervious areas within the county-mapped RPA created by the removal of at least 3700
square feet of parking area pavement, as depicted in the PCA/FDPA Plan, shall be
revegetated as specified in CBPO Section 118-3-3(f) wherever it is unencumbered by
utility easements. The total revegetation buffer areas shall be equivalent to the amount of
disturbed area in the county-mapped RPA attributed to the new driveway and the
restoration activities. The location and extent of any additional areas required will be to the
satisfaction of DPWES.

. The final landscape plan shall be subject to Urban Forestry Management Division approval.

Each site outfall shall meet the adequacy requirements of the Public Facilities Manual as
determined by DPWES.

The maintenance of the overland flow restoration area shall be the responsibility of the
property owner, particularly since some of the restoration’s features lie within an existing
utility easements. Should any of the features of the restoration be disturbed, during
maintenance of the utilities (sanitary, storm, water, or gas) or any other activity, the
property owner shall restore the feature within 6 months of the disturbance to the
satisfaction of DPWES.

The approval of any development plan for this property shall require a site-specific RPA
delineation.

. The approval of any development plan for this property shall require a floodplain study.

Should any work be proposed within the floodplain which causes the water surface
elevation to rise on another property, it shall be demonstrated the work causes no adverse
impact to the other property and the new floodplain area shall be set aside in an easement.
The approval of any site plan showing work within the floodplain shall require a written
determination of a permitted use in a floodplain from DPWES.
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Department of Facilities and Transportation Services

FAIRFAX COUNTY Office of Facilities Planning
PUBLIC SCHOOLS 10840 Page Avenue

TO:

FROM:

SUBJECT:
ACREAGE:

TAX MAP:

Fairfax, Virginia 22030
August 24, 2010
Brenda Cho
Fairfax County Department of Planning & Zoning
Zoning Evaluation Division

Denise M. James, Director & #4
Office of Facilities Planning Services

PCA/FDPA B-933, Circle Towers
16 acres

48-3 (1)) 53; 48-4 ((1)) 3, 3A1, 3B, 3B1

This revises a previous memo on this application to reflect changes to the development proposal
contained in the applicant's resubmission.

The application area is within the Marshall Road Elementary School, Luther Jackson Middle School, and
Oakton High School boundaries. The chart below shows the existing school capacity, enroliment, and
projected six year enroliment.

School Capacity | Enrollment | 2010-2011 Capacity 2015-16 Capacity
(9/30/09) Projected Balance Projected Batance
Enroliment 2010-2011 Enroliment 2015-16
Marshaii Road
ES 534 580 639 -106 713 -179
Jackson MS 1,125 1070 1170 -45 1457 -332
OQakton HS 2,192 2374 2323 -131 2431 -239

Capacity and enrollment are based on the FCPS FY 2011-15 CIP and 6 year projections.

The application proposes to redevelop the existing 606 units (554 high-rise multi-family units and 52
townhomes) with a total of 727 units (715 high-rise multi-family units and 12 townhomes).

The chart below shows the number of anticipated students for the proposed re-development based on the
current County-wide student yield ratio.

School level Mid/highrise muiti- | Proposed Units Mid/highrise multi- | Current Units |- Studentyleld:
family& townhome family& townhome e
ratio ratio
Elementary .047/.204 715112 - 1.047 1.204 554 /62
Middle .013/.057 716/12 .0137/.087 554 / 52
High .027/.118 716712 .027/.118 554 / 52




SUMMARY:

The proposed application is not anticipated to generate any new students than what would be anticipated
from the existing 606 units. However, based on student enroliment projections, all three schools are
projected to be over capacity. While not required, should the applicant be inclined to making a monetary
proffer contribution towards capital improvement for the schools serving the development, the current
suggested proffer contribution is $9,378 per student.

oled Patricia S. Reed, School Board Member, Providence District
liryong Moon, School Board Member, At-Large
James L. Raney, School Board Member, At-Large
Martina A. Hone, School Board Member, At-Large
Dean Tistadt, Chief Operating Officer, FCPS
Phyllis Pajardo, Cluster |, Assistant Superintendent
Fabio Zuluaga, Cluster VIII, Assistant Superintendent
Jennifer Heiges, Principal, Marshall Road Elementary School
Louise H. Porter, Principal, Luther Jackson Middle School
John Banbury, Principal, Oakton High School
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FAIRFAX COUNTY PARK AUTHORI1 .

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

FROM: Sandy Stallman, Manager
Park Planning Branch, PDD
DATE: January 10, 2011

SUBJECT: PCA/FDPA B-993-02, Circle Towers — REVISED
Tax Map Number(s): 48-3 ((1)) 53; 48-4 ((1)) 3, 3A1, 3B, 3Bl

BACKGROUND

This memo replaces the previous Park Authority memos dated October 27 and October 28, 2010.
The Park Authority staff has reviewed the proposed Development Plan dated June 2009 as
revised through December 21, 2010, for the above referenced application as well as the draft
proffers dated October 28" and revised through December 21, 2010. The Development Plan
shows the redesign of an existing mixed use development to update existing buildings and add
affordable dwelling units, work force housing and five (5) market rate units. Based on an
average multiple-family household size of 2.25 in the Vienna Planning District, the five new
market rate units could add 11 new residents (5 x 2.25 = 11) to the Providence Supervisory
District. The subject property is located adjacent to Towers Park which was dedicated to the
Park Authority as part of the original site development.

COMPREHENSIVE PLAN CITATIONS

The County Comprehensive Plan includes both general and specific guidance regarding parks
and resources. The Policy Plan describes the need to mitigate adverse impacts to park and
recreation facilities caused by growth and development; it also offers a variety of ways to offset
those impacts, including contributions, land dedication, development of facilities, and others
(Parks and Recreation, Objective 6, p.8). Resource protection is addressed in multiple
objectives, focusing on protection, preservation, and sustainability of resources (Parks and
Recreation Objectives 2 and 5, p.5-7).

ANALYSIS AND RECOMMENDATIONS

Recreation Contribution:

The Fairfax County Zoning Ordinance requires provision of open space and recreational features
within Planned Development Districts (see Zoning Ordinance Sections 6-110 and 16-404). The
minimum expenditure for park and recreational facilities within these districts is set at $1,600 per
non-ADU residential unit for outdoor recreational facilities to serve the development population.
Whenever possible, the facilities should be located within the residential development site.
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During previous review of this application, it was communicated to the Park Authority that no
additional market rate units were proposed with this development. Further discussion has
indicated that five (5) new market rate units will be provided with the final development.

With five non-ADUs proposed, the Ordinance-required amount to be spent onsite is $8,000.
Any portion of this amount not spent onsite should be conveyed to the Park Authority for
recreational facility construction at one or more park sites in the service area of the development.

The $1,600 per unit funds required by Ordinance offset only a portion of the impact to provide
recreational facilities for the new residents generated by this development. Typically, a large
portion if not all of the Ordinance-required funds are used for outdoor recreational amenities
onsite. As a result, the Park Authority is not compensated for the increased demands caused by
residential development for other recreational facilities that the Park Authority must provide.

With the Countywide Comprehensive Policy Plan as a guide (Appendix 9, #6 of the Land Use
section, as well as Objective 6, Policy a, b and ¢ of the Parks and Recreation section), the Park
Authority requests a fair share contribution of $893 per new resident with any residential
rezoning application to offset impacts to park and recreation service levels. This contribution is
further supported by a 2007 Letter to the Industry titled “Update to Park Proffer Calculation
Formula.” This allows the Park Authority to build additional facilities needed as the population
increases. To offset the additional impact caused by new residents of the five new market rate
units, the applicant should contribute $9,823 to the Park Authority for recreational facility
development at one or more park sites located within the service area of the subject property.

Route 50 Pedestrian Access:

Draft Proffer 36 addresses the applicant’s commitment to construct a trail connection to the
existing bus stop located along the north side of Route 50. This trail connection is only reflected
on Sheet 2 of the plan graphic at a scale of 1”” =200’ but appears to be proposed across Park
Authority property. The Park Authority has previously requested additional information to
evaluate this request including topography and preliminary grading. No additional information
has been provided. Without sufficient plan level detail, the Park Authority cannot evaluate the
impacts to parkland and, therefore, cannot support the request at this time.

Should the Park Authority ultimately be provided sufficient information to approve the location
of the proposed trail connection, funds contributed to the Park Authority should not be used to
offset this trail construction as this trail is proposed to benefit the applicant’s TDM program
rather than to promote public access to the park.

Lee Highway Pedestrian Access:

Through previous review of the proposed application, the Park Authority requested that the
applicant commit to construct a minor paved trail along the Lee Highway frontage of Towers
Park. This trail is indicated on the Comprehensive Plan Trails Map and a significant amount of
foot traffic is noted continuing from the application property across the park’s frontage on Lee
Highway, connecting to the Vienna Metro Station. Currently, there is no formal trail across the
park frontage, requiring pedestrians to follow a narrow footpath, dangerously close to Lee
Highway traffic.




Regina M. Coyle
PCA/FDPA B-993-02, Circle Towers
Page 3

Previous response from the applicant has stated that the request is “out of proportion” with the
proposed development, noting the existing trail network in Towers Park.

The Park Authority continues to recommend the importance of requiring the applicant to
construct this pedestrian connection. Although there are trails through Towers Park for
recreational use, they do not provide the logical link in connectivity from Circle Towers to the
Vienna Metro Station. Particularly as the proposed application seeks the addition of bonus units
for workforce housing, the enhancement of safe pedestrian connections to public transportation
is of direct benefit to the proposed development.

Possible Inter-Parcel Connection:

Several plan sheets indicate any area at the northeast corner of the property which is identified on
Sheet 12 of 33 as “Possible Inter-Parcel Connection by Others”. The location of this connection
is reflected on Park Authority and in an area where the existing grade, approximately a 22%
slope, is not favorable for construction. A connection in this location would require extensive
grading with significant disturbance to parkland. The limits of clearing and grading do no reflect
construction in this area, nor does the tree preservation plan. No information is provided to
evaluate any inter-parcel connection; therefore, the Park Authority cannot support any potential
connection in this area.

Disturbance to Park Authority Property:

If the development of the proposed trails or any element of the proposed application results in
any land disturbing activities on park property, it is noted that the applicant will be required to
submit a request for a permit and/or easement request. The applicant should be aware that any
such request must be approved by the Park Authority Board. Applications are available from the
Easement Coordinator, Fairfax County Park Authority, Planning and Development Division,
12055 Government Center Parkway, Suite 421, Fairfax, Virginia 22035; main telephone number
(703) 324-8741.

Natural Resources Impact:

Previous submissions had reflected the future construction of several parking garages adjacent to
Towers Park without clearly identifying construction impacts to parkland and vegetation. The
revised submission no longer proposes structured parking adjacent to the park, instead, retaining
the existing parking areas in this location. Graphically, the plan poorly indicates limits of
existing curb and gutter and new construction. It appears, however, that no grading is proposed
within the body of the development that would affect Towers Park.

Landscape Material Selection:

In previous review, the Park Authority had requested that the applicant commit to the use of only
native, non-invasive plant species for any new landscaping to be installed. The applicant has
committed to restrict species selection only along the perimeter with the park property.

Although the Park Authority would prefer that all new landscaping meet this standard, at a
minimum, the Park Authority requests the following modification to draft Proffer 16:

The applicant shall only use native, non-invasive species on the perimeter of the
Property. The Applicant shall incorporate native and non-invasive species into its
interior landscaping wherever possible. Any proposed landscaping shall exclude any
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plant species identified as invasive by the Virginia Department of Conservation and
Recreation.

Natural Resource Management Contribution:

The applicant seeks to claim credit for the adjacent 36.5 acre Towers Park to meet the open space
requirements of the development, as the park property was a part of the original development.
The forested portion of the park is in need of natural resource management (e.g. invasive species
removal, native vegetation, tree planting and deer management). In order to ensure sustainability
of the forest at Towers Park as well as to offset impacts to existing trees within the development,

the applicant should contribute $3,200 per acre or $112,000 to the Park Authority for natural
resource management in the park.

The applicant’s response to this request in letter dated October 8, 2010, suggests that this request
was not previously put forward by the Park Authority and out of context with the scale of the
proposed development.

The Park Authority has previously made this request, first, generally, in letter dated September 9,
2009 and subsequently by letters dated November 10, 2009 and September 27, 2010 and October
27,2010. The proposed redevelopment could increase the number of potential residents in
Circle Towers by 438 new residents. Contributing toward enhancement and management of the
quality of open space available to the residents and workforce of the Circle Towers development
is consistent with the Policy Plan and of value to future residents. The Park Authority, therefore,

continues to request a contribution of $112,000 for natural resource management within Towers
Park.

Park Operations Impact During Construction:

In previous review, the Park Authority expressed concern regarding the applicant’s intent to
utilize the access easement across Towers Park for construction access. It is inappropriate and
unsafe to establish any heavy construction traffic through the park. The diamond field at Towers
Park has been upgraded with lighting to expand the programming of the park along with
improvements to playground equipment. The City of Fairfax Connector Trail runs through
Towers Park, connecting Route 50 and Lee Highway. This park is well utilized for practices and
games as well as for use of the playgrounds and trails. The entrance to the parking area is
approximately 60 feet from the intersection of the entrance road and Route 50. Park patrons
must enter the park from Route 50 then immediately turn left into the parking area. The addition
of construction vehicles at this location would create an unsafe situation for park patrons with the
additional potential for traffic to back up onto Route 50. Construction traffic, if permitted on the
access road, would conflict with pedestrian safety. Concerns regarding safety and vehicle
conflicts are not limited not only to special events but the day-to-day usage of the park as well.

It should be noted that weight restrictions on Route 50 along the frontage of Towers Park
prohibit vehicles over eight tons gross weight. This restriction on Route 50 should, in itself,
limits any significant construction traffic from utilizing the access easement across Towers Park.
The Park Authority recommends that draft Proffer 40 be modified to clarify that the applicant
will utilize the Route 50 access in keeping with the existing weight restrictions.
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Draft Proffer 40 also indicates that the applicant shall coordinate construction activities with
Fairfax County Park Authority. Additionally, the applicant should commit to the provision of
supplemental safety measures at the Route 50 access, such as flagmen, at the request of the Park
Authority should the Park Authority determined that the level of traffic during the construction
phase constitutes an unsafe condition at the park entrance.

SUMMARY OF RECOMMENDATIONS

This section summarizes the recommendations included in the preceding analysis section.
Following is a table summarizing required and recommended recreation contribution amounts:

Proposed Units P-District Onsite Requested Park Total
Expenditure Proffer Amount

Multifamily units $8,000 $9.823 $17,823

(5 new market rate)

e Provide preliminary design and grading of proposed trail connection to Route 50
bus shelter, including proposed impacts to existing vegetation;

e Construct a minor paved trail across the Lee Highway frontage of Towers Park;
e Remove inter-parcel access to Towers Park;
e Modify Proffer 16 as noted above;

e Contribute $112,000 to the Park Authority for natural resource management within
Towers Park;

e Modify Proffer 40 to clarify that the applicant shall utilize the Route 50 access in
keeping with existing weight restrictions;

e Commit to provide supplemental safety measures at the Route 50 access at the
request of the Park Authority.

FCPA Reviewer: Gayle Hooper
DPZ Coordinator: Bob Katai

Copy: Cindy Walsh, Director, Resource Management Division
Liz Cronauer, Trail Program Manager, Special Projects Branch
Chron Binder
File Copy
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AnCounty of Fairfax,Virginia

MEMORANDUM

October 14, 2009

Staff Coordinator
Zoning Evaluation Division
Department of Planning & Zoning

Lana Tran (Tel: 703 324-5008)
Wastewater Planning & Monitoring Division
Department of Public Works & Environmental Services

SUBJECT: Sanitary Sewer Analysis Report

REFERENCE: Application No. PCA/FDPA B-993

Tax Map No. 048-3-/01//0053; 048-4- /01/ /0003, 0003A1, 0003B, 0003B1

The following information is submitted in response to your request for a sanitary sewer analysis for above
referenced application:

1.

The application property is located in the_Accotink Creek (M-2) watershed. It would be sewered into the
Noman Cole Pollution Control Plant (NMCPCP).

2. Based upon current and committed flow, there is excess capacity in the (NMCPCP) at this time. For
purposes of this report, committed flow shall be deemed that for which fees have been paid, building
permits have been issued, or priority reservations have been established by the Board of Supervisors. No
commitment can be made, however, as to the availability of treatment capacity for the development of the
subject property. Availability of treatment capacity will depend upon the current rate of construction and
the timing for development of this site.

3. An existing 8” inch line located on the property is adequate for the proposed use at this time.

4, The following table indicates the condition of all related sewer facilities and the total effect of this
application.

Existing Use Existing Use
Existing Use + Application + Application
+Application Previous Rezonings + Comp Plan

Sewer Network Adeq. Inadeq. Adeq. Inadeq. Adeq. Inadeq.

Collector X B X D X

Submain X X X

Main/Trunk X B X X

Interceptor .

Outfall

5. Other pertinent information or comments:

Department of Public Works and Environmental Services
Wastewater Planning & Monitoring Division @U"“ S
12000 Government Center Parkway, Suite 358 2
Fairfax, VA 22035-0052 %@ ‘ﬁé?
Phone: 703-324-5030, Fax: 703-324-3946 Hionmend
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V\yater

FAIRFAX COUNTY WATER AUTHORITY
8560 Arlington Boulevard, Fairfax, Virginia 22031
www.fairfaxwater.org

PLANNING & ENGINEERING
DIVISION

Jamie Bain Hedges, P.E.

Director

(703) 289-6325

Fax (703) 289-6382

September 2, 2009

Ms. Regina Coyle, Director

Fairfax County Department of Planning and Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5505

Re:  PCA/FDPA B-993

Circle Towers
Dear Ms. Coyle:

The following information is submitted in response to your request for a water service
analysis for the above application:

1. Fairfax Water has an existing 20” water main located in Blake Lane capable of
supporting the proposed site development. See the enclosed water system map.

2. Comprehensive comments with regard to the proposed water facilities will be provided at
the time of final site plan submission.

3. Fairfax Water has a fully integrated transmission network allowing ample flow to be
routed to the site from multiple independent sources. Fairfax Water’s programmed
investment in transmission and distribution system development provides the Circle
Towers site access through 24-inch diameter transmission mains from pumping facilities
located at either Fairfax Circle or Fair Oaks. As illustrated on the attached sketch, the
Circle Towers site has access to water storage facilities located at Penderwood and
Fairfax Hospital. Alternative supply to Circle Towers is available from a variety of
additional sources including pumping facilities at Tysons Corner or Popes Head Road.
Having a variety of supply options increases service reliability, provides for sufficient
domestic and fire protection capacity, and maintains adequate delivery pressure
irrespective of demand.



4. In accordance with existing policies and procedures, the developer will be financially
compensated for any additional desired facilities incorporated into the approved site plan
by Fairfax Water. This includes compensation for any increases in water main size
requested by Fairfax Water.

5. Customers served by Fairfax Water enjoy the lowest commodity rate for water in the
Washington Metropolitan area, currently $1.83 per 1,000 gallons.

6. Fairfax Water operates as a true enterprise fund. All water syst<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>