County of Fairfax, Virginia

To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County

April 19, 2011

John F. Amatetti, P.E.

Vika, Inc.

8180 Greensboro Drive, Suite 200
McLean, VA 22102

RE: Interpretation for PCA/CDPA/FDPA 2002-PR-016-2, Park Crest, Tax Map: 29-3 ((29)):
Tree Save Area/Limits of Clearing and Grading

Dear Mr‘ Amatetti;

This letter is in response to your correspondence of March 21, 2011, (attached) requesting an
interpretation of the proffers and Conceptual Development Plan Amendment (CDPA) accepted
by the Board of Supervisors in conjunction with the approval of PCA 2002-PR-016-2 and the
Final Development Plan Amendment (FDPA) approved by the Planning Commission with
FDPA 2002-PR-016-2. As I understand it, the question is whether modification of a tree save
area to facilitate installation of a trail and a pair of retaining walls would be in substantial
conformance with the proffers and the CDPA/FDPA. This determination is based on the plan
entitled “Exhibit A -- Tree Save Interpretation Exhibit”, which was prepared by Vika, Inc., date-
stamped received March 21, 2011, and attached to the interpretation request letter.

- The aforementioned applications govern the Park Crest project, a development approved in
Tysons Corner, just northeast of the intersection of Westpark Drive and International Drive. The
project consists of five buildings, three of which are constructed or under construction. The
approved CDPA/FDPA depicts a tree save area that adjoins Westpark Drive to the south, a
driveway for Building 1 to the east, a small parking lot and another tree save area to the north,
and additional tree save and landscaped areas to the west. The subject tree save area slopes
downward from Westpark Drive at a 3:1 grade and is protected by the limits of ¢learing and
grading as shown on the CDPA/FDPA. This tree save area was reduced in size as part of the
previous FDPA to allow for a change in configuration of the adjoining small parking lot to the
north and its driveway to the east. With this reduction in size, the subject tree save area
contained approximately 6,000 square feet and retained five trees. Based on proximity to
proposed disturbance areas and based on species type and tree condition, Urban Forestry
Management (UFM) staff determined that three of the five trees will not survive and should be

removed.
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_ This interpretation involves the two remaining trees, a pair of yellow poplars. The condition of
the poplars is rated as 55 and 70 percent. (A 100 percent rating is considered ideal for long term
survivability.) According to UFM, given the poor and moderate rating of the trees, removal
would not be detrimental to the area if appropriate replanting were done, including an
appropriate mix of trees, shrubs, and ground cover, :

Proffer 8G states:

Limits of Clearing and Grading — The Applicant shall conform to the limits of clearing and
grading as shown on the CDPA/FDPA, subject to necessary encroachment for the installation
of utilities, public and private, and/or trails, as determined necessary by the Director of
DPWES. If it is determined that necessary encroachments to install utilities, public and
private, and/or trails outside the limits of clearing and grading as shown on the CDPA/FDPA,
they shall be located in the least disruptive manner necessary as determined by the UFMD.

A replanting plan shall be developed and implemented, subject to approval by UFMD, for
any area outside the limits of clearing and grading that must be disturbed.

The proposed modification of the tree save area is being requested to install a trail connecting
Building 1 and its parking lot to Westpark Drive and to install a pair of retaining walls given the
steeply sloping grade. At their highest point, the retaining walls will be approximately six feet in
height. The retaining walls will be located downslope of Westpark Drive and not be visible from
the roadway. The walls will be located in a ravine and will be shielded from view from the
adjotning property to the north by topography and by existing and proposed trees and
landscaping. The trail and retaining walls would result in a design that provides more usable and
accessible open space. You propose to provide a replanting plan to compensate for the removal
of trees and to enhance the landscaping within the subject area.

It is my determination that the proposed modifications to the tree save area located to the west of
Building 1 as described above, are in substantial conformance with proffers and the
CDPA/FDPA, subject to final approval by DPWES, and provided that a replanting plan is

~ submitted and implemented as determined by UFM, DPWES. This determination addresses only
the issue discussed herein and has been made in my capacity as the duly authorized agent of the
Zoning Administrator. '

If you have any questions regarding this interpretation, please feel free to contact Bob Katai at
(703) 324-7285.

Sincerely,

W .

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

ZED/BKATAI/INTERPRETATIONS/PARK CREST TREE SAVE 041511

Attachments: A/S
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cc:

Linda Q. Smyth, Supervisor, Providence District
Kenneth Lawrence, Planning Commissioner, Providence District

‘Diane Johnson-Quinn, Senior Deputy Zoning Administrator, ZAD, DPZ

Kenneth Williams, Plan Control, Office of Land Development Services, DPWES
Angela Rodeheaver, Chief, Site Analysis Section, DOT

Jack Weyant, Director, Environmental and Facilities Inspection Division, DPWES
Kevin J. Guinaw, Chief, Special Projects/Applications Management Branch, DPZ

File: Site Plan #2002 CDPA/FDPA/PCA-PR-016-2, P1 1103 028, Imaging, Reading File
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March 21, 2011 , ' %%gfcﬁwﬁ

Ms. Barbara Berlin, Director % 20/]
Zoning Evaluation Division %
Fairfax County Department of Planning & Zoning %
12055 Government Center Parkway

Suite 801
Fairfax, VA 22035

RE:  Park Crest Tree Save Area Interpretation
Plan # 2002 CDPA / FDPA / PCA-PR-016-2
VIRKA #V65719

Dear Ms. Berhn:

The purpose of this letter is to request the approval of minor modifications to a proffered Conceptual
Development Plan Amendment (CDPA) / Final Development Plan Amendment (FDPA) in accordance
with Paragraph 4A of Section 16-403 of the Fairfax County Zoning Ordinance. This request is made
on behalf of the owner, Avalon Park Crest, LLC (the “Applicant”).

The referenced application was submitted by Park Crest SPE Phase I, LLC on property then
identified among the Fairfax County tax map records as 29-4 ({7)] A6, A9, 294 ((13)) C1, all
condominiums, 29-4 ((14)) C, C1 (the “Subject Property”}. A proffered condition amendment, PCA
2002-PR-016-2, amended the plans and proffers for RZ 2002-PR-016, previously approved. The
approved CDPA/FDPA has a final revision date of April 9, 2010 and the approved proffers are dated
May 7, 2010. The Board of Supervisors approved the referenced application on May 11, 2010. The
CDPA/FDPA inciudes a tree save area to the west of Building 1, which is the subject of this

interpretation request.

This tree save area is part of a larger development known as Park Crest. Approvals for buildings
and associated improvements within Park Crest include Site Plan #5 166-SP—01, which was
approved on December 20, 2005, and Site Plan #5166-5P-02, which was approved on November 19,
2010. A copy of both is attached. These site plans are associated with Buildings 1,4 and 5, as
shown on the CDPA/FDPA. The Applicant proposes a minor modification to the tree save area west
of Building 1 as shown on the approved PCA and CDPA/FDPA in accordance with the attached
sketch prepared by VIKA, Inc. dated March 21, 2011 (“Exhibit A”). We have also enclosed a copy of
Sheets 4, 11 and 11A of the CDPA/FDPA as well as an excerpt from the proffers that we feel are
pertinent to the requested interpretation.

VIKA, Incorporated

8180 Greensboro Drive, Suite 200 ©  Mclean, Virginia 22102 & 703.442.7800 Fox 703.761.2787
Mclean, VA & Germantown, MD & Washington, DC
www.vika.com



Ms. Barbara Berlin

Fairfax County Dept. of Planning & Zoning

RE: FPark Crest Building #2 Layout
Plan # 2002 CDPA / FDPA / PCA-PR-016-2
VIKA #V6571CC

January 14, 2011

Page 2 of 4

Although the tree save area has been reduced per the revised limits of clearing and grading on the
attached sketch, this revision will allow for the installation of a trail from Westpark Drive into the
site in this area. Furthermore, these revised limits of clearing and grading will allow for the creation
of an open space area which will translate to Westpark Drive and be useable, as opposed to the
exlstmg slope which exists in this area at a siope steeper than 3:I. Additionally, as
allowed /required by Proffer 8.D, the Applicant' will provide a replanting plan for this area to account
for the additional tree removal proposed with the revised limits of clearing and grading. Installation
of retaining walls as shown on the attached sketch (with heights shown on said sketch) will be

required for this revised open space area.

Perimeter set backs are maintained, and gross square footage will not exceed the approved GSF.
Open space remains 35.6% which exceeds the requirement of 35.5% as shown on the original
CDPA/FDPA. Parking shall meet Article 11 of the Zoning Ordinance unless a parking reduction is
approved by the Board of Supervisors in accordance with the proffers. No heights will exceed the
limit shown: on the approved CDPA/FDPA. Exhibit A illustrates the proposed reduction in tree save
area as well as the design for the proposed open space in this area. Exhibit A is prepared at the
same scale Sheet 11A of the CDPA/FDPA. '

The proposed minor modification results in no increase in intensity to that previously approved on
the Subject Property. The Applicant proposes the modification within the approved height, open
space and gross square footage limitations as shown on the CDPA/FDPA. The revised limits of
clearing and grading are necessary to provide a trail and create an open space area that is useable
and translates to Westpark Drive at this end of the property. This minor modification meets the
requirements of Paragraph 4A, Section 16-403 of the Zoning Ordinance. Further, the proposal
meets the limitation of Paragraph 4A as the modification does not include .a.ny of the following:

. Permit a more intensive use from that previously approved. The Applicant proposes a
meodification within the limitations of the approved building height and square footage. The

use will remain residential.
. Result in an increased parking requirement. The Applicant is continuing to provide parking

in accordance with Article 11 as provided for in the proffers, unless a parking reduction is

approved by the Board of Supervisors in accordance with the proffers.

y /|



Ms. Barbara Berlin
Fairfax County Dept. of Planning & Zoning

RE:

Park Crest Building #2 Lagout
Plan # 2002 CDPA / FDPA / PCA-PR-016-2
VIKA #V6571CC

January 14, 2011
Page 3 of 4

Permit uses other than those approved pursuant to the proffered conditions. The Applicant

proposes no changes to the previously approved uses.

Reduce the effectiveness of approved transitional screening, buffering, landscaping or open
space. The Applicant has complied with the proffered conditions regarding open space,
landscaping, and setbacks. The effectiveness of the open space has been improved by
making the area west of Building 1 useable and accessible from Westpark Drive.

Permit changes to bulk, mass, orientation or location which adversely impact the relationship
of the development or part thereof to the adjacent property. Perimeter set backs are
maintained and no changes to the proposed buildings (including size, location, shape,

orientation, etc.) are proposed so there is no adverse impact on surrounding properties.

Result in an increase in the amount of clearing and/or grading for a stormwater management
facility. The applicant is 'not proposing any changes that will result in a modjﬁcation to the
existing stormwater management system approved with the prior site plans. Clearing and
grading limits will be adjusted for the purposes of trail installation and open space

improvement.

Include the addition of any building or addition to buildings. The Applicant is not modifying
the approved number of buildings on the Subject Property or constructing any additions

thereto.

In consideration of the above, I am asking for your administrative approval of the minor

modifications described herein as being in substantial conformance with the approved CDPA/FDPA

¥/



Ms. Barbara Berlin

Fairfax County Dept. of Planning & Zoning

RE: Park Crest Bullding %2 Layout
Plan # 2002 CDPA / FDPA / PCA-PR016-2
VIKA ¥V6571CC

January 14, 2011

Page 4 of 4

and the proffers approved for the Subject Property. In accordance with the requirements of the
Zoning Ordinance, I have enclosed a check in the amount of $500.00 payable to Fairfax County that
represents the filing fee for interpretation requests. I hdve also enclosed two (2) copies of this
request with all attachments pursuant to your policy. Should you have any questions regarding this
request, or require additional information, please do not hesitate to give me a call. I would

appreciate a response at your earliest convenience. As always, I appreciate your cooperation and

assistance.
Sincerely, ' - Sincerely,
VIKA, Inc. VIKA, Inc.

hen E. Crowell, P.E.
ssociate

SEC/sec

Enclosures: Exhibit “A”
Approved Site Plan #5166-SP-01 (Sheet 3 of 64A)
Approved Site Plan #5166-3P-02 (Sheet 6 of 106)
PCA/FDPA Sheet #4, 11, 11A
Select Proffer Sheets

cc: Rick Borowski; Avalon
Chris Helsabeck; Avalon
Kevin Guinaw; Fairfax County
Bob Katai; Fairfax County

X:A\DATAN\GDDO-6999\VE57 10 Letter|\Berlin Tree Save Interpretation {3-21-11).doc

¥ /|



. ediad #9090V ‘Wd SK2ST TTO/2/Z mprsuondOpemBul ey T0ZTLS9AVBMPA T/ SIAVSISINEDTTV]
L 301 L L " ]

Ed..il — gﬁb [ - i—““ﬂ. .I.u“."u
L K
T
A a
h] k]
IYAOM3Y J3H1 M3N SIHL OL AlddV TIVHS
SH1J0Ud O3AOHAIY H3d NOLY.ISTH0ITU
'QIAONIH 38 OL MON 3V INE O3IANISIH
38 OL QINGHIS ATSNOAIE FdIm
§76 ONY ¥26 5334l 'g3ANISIHA 38 TILS
| TIM ONV QIANISINd 38 01 43 1N0IHOS
WH 34 ZZ6 ANV “|1Z6 '0Z6 ‘516 SIFWL
"0IAOWIY 36 OL TILS 3dY ONY ‘GIAOK3M
SNOSAS Y | 38 OL OFTNA3HOS ATSNGIASN] TH3w Z18
ONY "S16 'GIE ¥i6 'T16 'ZI6 ‘116 SaAIUL —
17 L
TIION ﬁﬁwﬁgﬁmﬁﬁ
Y i b
b
LHOEH M1 £ OL NOLJFWIG AWIHLNOS
ONY ATHALSIM ¥ N ONIWON 32nd3M
W LHOEH TIvM — LHSISH ¥Od QIAOHddY
- WOU1 GIONVHONN NIVWIH T LNB £
Mm.u. 0330X3 VW LHOEH TlvM HINHOD SIHL LY
“II0N [HOEH TR
e s
A0
]
el
i TIV08 omdwio
aM B
fe) VLS WA
- @
hiz
mmwm e, [P - ] e e[ ] A
i oo | 145984 W oo P nacoy| s u .- a (o Tpr—
m >a iy PN I O I PO T o oy IR - Lo/ .y UVA LHR0D
E m 3] i R . # W4 -, |
m = ﬁ T mca] | @ T N I I ..ti..i - m_ (=t [ N W T
CIR I g iy Bl 0 Y = Y WIVA LUN0D . 004
w— e s a [I“"&l - .w‘. . !
. T 1
ocn S cn| SRS e [ o [ | ez ml|
A i | L
e U R N e s =
H i : = e R,
woim | 0 f o | meweme | w || -
— Suacar T ocian ’!ll!‘ﬂ”l-...l.-’ d
e — o o
mm— i R . n——— e | e h....l“-ﬂ-!!l” m
.-u_ - T o) wauae | w [ NN B I — J. |L :wh-llig
mm_ e erm [ — o | e y
_wm [ Lasman ol I ) P | 1 L AN -
-m_ P vosa JNLE & | drwcna | w [ o | w ] = % i] ,xvm\
m —'/ » - FaRs. I.JI - ,/
) Lo N TN
u - I I pm— g > == - v PO i




PCA 2002-PR-016-2
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7. "

VDOT standards, In the event that VDOT does not approve the
installation of a traffic signal at this loceﬁon, no signal sh-a!l be required

and there sﬁdl be no further obligatim.r under this proffer.
i Any modifications to the signal heads, poles, controllers, and/or sensors
req.uired to ﬁnplmnmt the lane configuration and split phase southbound
Park Run Deive onto.eastbpund Westpark Drive as shown on Sheet 15 of
_ tl;e CDPA/FDPA shall be at the sole expense of the Applicant,. subject to

- VDOT approval.

Parking — Parking shall be provided es approved by DPWES and the Board in
conjunction with this application, The Applican.t reserves the right to request a future

parking reduction or shared parking agreement pursuant to Article ll of the Zoning

- Ordmance. Any modlﬁcauon 1o the proposed parking shall not require a PCA or FDPA,

) provxded the layout is in subsbantlal confon‘nance with the CDPA/FDPA. The number of

- parking spaces represented on the CDPA/FDPA is based on prehmmazy esumates, the

final number of parlcmg spaces pmwded at the time of site. plan submlssmn shall be
consistent’ with the CDPAIFDPA, any approved patking reducﬁon, and the numbcr of

. mntsdevcloped. TheAppheantresmesthenghttoprowdeparkmgmexcessofthe

mlmmmn'reqmred“:by Article 1-1 of the Zomng-Ordmance or-approved parking réduction,

iy 50 longas it doesnol decrease open :space and is-in substanual eonfo:mance with the
. CDPA/FDPA.

Lanﬂseapeﬂ’lan SR S
= A. Alandseaperplants}omespondmgtoeach phase of the Apphcatlon Propeny shall
he submntedaspartofeach sxte‘planand shall be m.mbstanual eonformaneewnh
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the design shown on Sheet 11 of the CDPA/FDPA. A landscape plan for the
Linear Urban Park as depicted on the CDPA/FDPA, including paving and

amenities, shall be included with the site pl'an for the last multifamily building on

-

the Application Property.

B. The landscaped plan(s) shall include detailed stroctscape, courtyard, and open -
space landscaping Said plan(s) shall be coordinated and approved by the Urban
Forest Management Division (UFMD). |

C.  Existing street trees along Park Run Drive, and Westpark Drive, shall be
preserved to the ecxtent possible, as determined by UFMD and VDOT.

ST REplaoemeﬁt street trees shall be a minimum of three-inch (3™) caliper at the tinie
of planting. . |

. "D, M TheApphcant shall submit a tree preservation plan as

part of each site plan subr_mss:on. The preservation plan shall be prepared by a -

profesmonal with landscape cxperiencé in ‘the preparation of tree preservation
i;lans,-mh as a certified arborist or landscape architect, and reviewed and-
. approved by DPWES The tree prcservanon plan shall consist of a tree survey

tha1 mcludes the locat:on. species, size, crown spread, and condmon rating -

Lo

l bm:oentage ofall heestwelve mches(12")mdlameter ahd -greater, locatedten
(lU)feettoe:thers:deofﬂwhmﬂsofclearmgandgmdmgasshownonthe

CDPAIFDPA for the entxre site. The tre¢ survey sha}l -also -mclude areas. of
clearmg and gradmg not shown oi the CDPA!FDPA restilfing ﬁ:am engineering

reqmrements, mch as oﬁ'—s:te Clearing and’ gradihg “for: utilities of stormwater
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. in the latest edition of the Guide for Plant Appraisal published by the International

* -structures. The installation of all tree protection fences, except super silt fence,

Society of Arboricuiture. Specific tree preservation activities that will maximize
the sur\'lvablhty of trees ldcntlﬁed to be preserved, such as crown pruning, root_
mulching, fertilization, and others as necessary, shall be mcluded in the plan.
Tree_Preservation Fencing — All trecs shown to be preserved on the tree
preservation plan shall be protected by tree protection fenqing. Tfee protection
fencing shall be four feet (4°) high, with 14 gauge welded wire, attached to six
foot (6”) steel posté driven eighteen inches (18™) into the ground and placed no
farther than ten feet (10) aparnt, shall be erected around all tree save arcas that are

. adjacent to future construction. All tree protection _fencing.shall be installed prior

to any clearing and grading activities, including the demolition of any existing

shall be performed under the supervision of a certiied arborist.” Three (3) days

pricr to the ‘commencement of any cleanng. gradmg, or demolition activities,

DPWES shall be notified and given the opportunity to inspect th: Application

- . Property to ensure_ﬂmt all tree protection devices have been corectly mstalle‘d.‘

_Site Moriitoring — The Applicant shall retain the services of a certified arborist or
‘landscape architect to mbnitor all construction work and tree presetvation efforts
in order to ensure conformance with. all tree preservation ptﬁﬁ'ers. The

‘Thenitoring schedule shall be described and detailed in the tree preservation plan,

RO and,mewcdandapmovedbyDPWES

- 1m1§§ of Cl@g.g Mlng — The. Appllcam shall conform to the limits of
. deanng and grgd:gg as. shown on the CDPA/FDPA, subject 1o necessary
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encroachment for the installation of utilities, public and private, [and/or trails] as

ST AT

dctermined necessary by the Director of DPWES. If it is determined that
* necessary encroachments to install utilities, public and private, and/or trails

outside the limits of clearing and grading as shown on the CDPA/FDPA, they

ST LRI L

shall be located in the least disruptive menner necessary as determined by the

T TRTTIT

UFMD. A replanting plan shall be developed and -implemented, subject to . £
approval by UFMD, for any area outside the limits of cle;#ring and grading that E
must be disturbed. E

H.  Reforestation — A reforestation plen for the Linear Urban Park shall be submitted
concurrently with the site plan submission for the last multifamily building
associated with this (;DI;AIFDPA for review and approval by the UFMD The
plan shall propose an appropriate selection of species based on existing and
;:roposed site conditions o restore the area to a native forest cover type. The
refprestatioﬁ plan shall include, but not be limited to the fellowing; |

i Plant -list detailing speci¢s, sizes and stock type of trees and other’

vegetation to be planﬁed,

ii. - Soil treatments and amendments if necessary;

'iii.  Mulching specifications;

iv.  Methods of instellation; -

" MR

'v. - Maintenance; .

Wi .-Mmﬂyiﬁreshold; S
Vi Monim _

Vil Replacement schecdule
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The reforestation shall occur prior to the issuance of the first RUP for the last
multifamily buildiﬁg and its completion shall be a prerequisite to final bond

release for the last multifamily building constructed on the Application Property.

Interim Landscaping ~ Interim landscaping, to include a plant- nursery on

apj:roximately 0.85 acre on future sites of Buildings 2, 3 and 3A, as well as
temporary screening for the temporary sediment basis located in meiw to the
Westphrk' Drive and Park Run Drive intersection, shall be provided as shown on
Sheet 21 of the CDPA/FDPA. Notwithstanding that which is shown on the
CDPA/FDPA, the final selection of species and size shall be made by the
Applicant in coordination with UFMD at tir;-ne of planting. The general
appearance of the plant nursery shall be as depicted on t-he CDPA/FDPA. The
interim Iandscaping shall be planted on a staggered schedule s described on the
CDPAFDPA commencing within 90 days of approval of this application,

weather permitting to emsuwe meximum survival Nursery stock may be '

transplanted to other arces of the Application Property in conjunction with éite

 plans submitted for Buildings 2, 3 and 3A.

9, Pedestrisn Facilities

A.

On-Site -

i The Applicant shall construct & comprehensive sidewalk system; with < -

ADA’ accessible clements as required by ADA standards within the
developed portions of the Application Property. as generally shown on
Sheet 14 of the COPA/FDPA. Crosswalk connections between all retail
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