COMMONWEALTHV CF VIRGINtA

COUNTY OF FAIRFAX

4100 CHAIN BRIDGE ROAD
FAIRFAX, VIRGINIA 22030

February 6, 1986
STAFF REPORT
APPLICATION NUMBER RZ 85-P-050

PROVIDENCE DISTRICT
applicant: The Calibre Company of Virginia, Inc.
Present zZoning: R-2 & R-3 Reguested ZzZoning: PDH-20
Proposed Use: Residential Acreage: 5,29
Subject Parcels: 47-4 ((1)) 28, 29, 29A
Application Filed: May 17, 1985
Planning Commission Public Hearing: February 12, 1986
Board of Supervisors Public Hearing:' February 24, 1986
Staff Recommendation: The staff recommends that the Zoning
Ordinance, as it applies to the application property, be amended
to the PDH-20 District and that the Conceptual Development Plan be
approved subject to the execution of proffers consistent with
those submitted in draft as contained in Appendix 1 of this .report.

The staff recommends that the Planning
commission approve the Final Development Plan subject to the Board
of Supervisors approval of the Conceptual Development Plan,

The staff further recommends that the Board
of Supervisors recommend that the Director of the Department of
Environmental Management approve & waiver of the transitional
screening requirements as they apply to the application property's

border with parcel 22 and I-66.

The staff further recommends that the Bcard
of Supervisors waive the 200-foot setback requirement,

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

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 of Supervisors,

MB
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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 applicant is requesting that 5.29 acres be rezoned from
the R-2 (Residential, two (2) dwelling units per acre) and the R-3
pistrict (Residential, three (3) dwelling units per acre) to the
PDH-20 District (Planned Development Housing, twenty (20) dwelling
units per acre) for the purpose of developing 114 multifamily |
dwelling units, resulting in a density of 21.5 dwelling units per
acre. The applicant is requesting nine (9) bonus density units on
the basis of the provision of open space in excess of the Zoning
ordinance requirements, as provided for in Section 6-109,
paragraph 2 of the zZoning Ordinance,

The applicant is requesting a waiver of the minimum setback of
200 feet required by Section 2-414 of the zZoning Ordinance between
residential buildings and the right-of-way line for interstate
highways, in this case I-66. The applicant is also requesting a
waiver of the transitional screening requirement as it applies
along the application property's border with parcel 32 to the
north, which is recommended in the Comprehensive Plan for similar
uses, in accordance with section 13-111, paragraph 5, of the
zoning ordinance. Additionally, the applicant is requesting a
waiver of the transitional screening and barrier requirements
along the I-66 border of the property in accordance with Section
13-111, paragraph 11 of the Zoning Ordinance.

The applicant's affidavit and supporting materials are
attached as Appendices 2 and 3, respectively.

LOCATION AND CHARACTER OF THE AREA

The property is located at the south terminus of Danborne
Drive, a private street, continuing south from the south terminus
of Borge Street. The property is bordered to the west and east by
an R-20 District which is developed with residential townhouses at
a density of approximately 10 dwelling units per acre. Also to
the north is an R-2 District which contains two single family
detached residences. To the east is a PDH-20 District which
contains five-story multifamily buildings at a density of
approximately 26 dwelling units per acre which are currently under
construction, To the south is I-66.



RZ 85-pP-050 2.

COMPREHENSIVE PLAN RECOMMENDATIONS

The property is located in Community Planning Sector F3 of the
Fairfax Planning District in Area II. On page 201, under Land Use
Recommendations, the Plan states the following:

"A. To capitalize on the multitude of transportation
options available and planned, the mix of single-family
detached infill and medium- and high-density residential
development should be continued.®

The Area II Plan map indicates that the subject property is
planned for residential use at 16-20 du/ac.

PUBLIC FACILITIES ANALYSIS

Information regarding sanitary sewer, water service, fire and
rescue service, schools and Park Authority comments are attached
as Appendices 4 through 8, respectively. The schools analysis
indicates that the elementary school membership is projected to
exceed capacity in future years., Other public facilities are
available at the site,

TRANSPORTATION ANALYSIS

The complete transportation analysis is attached as Appendix
9. This analysis discusses the following issues:

o} the need for a right turn lane at the Flagpole Lane
entrance to the site if this access point is to be
utilized;

o] the need for maintenance of vegetative clearing to assyre

the adequacy of sight distance along Flagpole Lane if
this access point is to be utilized;

o} the need to vacate the public street dedication along the
northern property line; and

o VDH&T concerns regarding construction of curb and gutter
along Flagpole Lane and improvement of the pavement
strength on this road to accommodate the increased
traffic if this access point is to be utilized.
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The applicant has addressed these concerns subject to the
draft proffer statement attached as aAppendix 1 with the exception
of the VDH&T concerns regarding construction of curb and gutter
along Flagpole rane and the improvement of Flagpole Lane,

The draft proffer statement, attached as Appendix 1, includes
a commitment that two access points will be provided to the
property. The primary access point is proposed to be through the
Summit Square apartment complex to the east, while the secondary
access point would be either through parcels 32 and 33 to the
north connecting to Borge Street or through a connection to
Flagpole Lane as indicated on the CDP/FDP. The preferred
secondary access point is through parcels 32 and 33 to Borge
Street but if this access point cannot be provided, the Flagpole
Lane accesSs point 1s acceptable and should be provided,

ENVIRONMENTAI ANALYSIS

The environmental site analysis checklist is attached as
Appendix 10. Environmental concerns associated with the plan of
development for this site include soils with development
limitations and noise impact from I-66.

Soils on this site have severe erosion characteristics.
Stringent erosion siltation control measures must be applied
during construction and stabilization after construction,

Noise impact is the most significant environmental issue
related to the development of this site. The noise impact ranges
from 65 to 70+ dBA Ldn with all of one building and a part of
another being impacted at 70-75 dBA Ldn. Exposure to these noise
levels for prolonged periods is unhealthful. The noise exposure
results in part from the requested waiver of the 200~-foot setback
from an interstate highway. The applicant has submitted a noise
evaluation which indicates that noise levels can be satisfactorily
attenuated by the measures committed to in the draft proffer
statement.

DEVELOPMENT PLAN ANALYSIS

The applicant has submitted a combined Conceptual and Final
Development Plan (CDP/FDP) which shows 114 multifamily dwelling
units in three three-story buildings, resulting in a density of
21.5 dwelling units per acre. As noted previously, the applicant
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is requesting nine (9) bonus units on the basis of the provision
of 56 percent open space, which is in excess of the minimum Zoning
Oordinance requirement of 35 percent in a PDH-~20 District.

The CDP/FDP includes landscaping and shows the required
25-foot transitional screen along the application property borders
with existing residential townhouses., The applicant has also
indicated that a barrier will be provided along these borders as
required in Section 13-110 of the Zoning ordinance. The applicant
is requesting a waiver of the transitional screening and barrier
requirements as they apply along the property borders with parcel

32 to the north and 1-66, as hoted previously. These waivers of
transitional screeNing and barrier requirements are appropriate.

To provide recreational facilities in accordance with Sectiol
6-110 of the zZoniNg Ordinance, the applicant has proposed a
swimming pool, as shown on the CDP/FDP. The CDP/FDP indicates
that stormwater management will be either provided on the
application property as shown, or provided in conjunction with the
stormwater management facility on the adjacent Summit Sgquare
property.

The primary access to the application property is through the
summit Square apartmelt compleX to the east of the property. Two
options for a secoldary access point are shown on the CDP/FDP.
One option shows an access to Flagpole Lane to the northwest while
the other option shows an interparcel colnection to parcel 32 to
the north which would connect to Borge Street, The draft proffer
statement, attached as Appendix 1, contains a commitment to one of
these two options. Additionally, the draft proffer statement
contaills commitments to some improvements to Flagpole Lane if that
option for a secondary eNtrahce is selected.

As noted previously, the applicant is requesting a waiver of
the minimum setback requirement of 200 feet between residential
buildings and the right-of-way line of an interstate highway, in
this case I-66. The CDP/FDP depicts oNe building located 45 feet
from the right-of-way line and a second building 150 feet from the
right-of-way line. The applicalt has submitted a hNoise evaluation
which details the noise attenuation measures which the applicant
is commiting to in the draft proffer statement, The noise
evaluation indicates that the noise impacts of I-66 can be
satisfactorily mitigated with these noise attenuation measures.
Therefore, the reguested waiver of the setback requirement is
appropriate,
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Since the applicant is requesting a density at the high end of
the density range recommended by the Comprehensive Plan, twenty
(20) dwelling units per acre, an evaluation of the satisfaction of
the development criteria, attached as Appendix 11, is
appropriate, The applicant has submitted such an evaluation which
is attached as Appendix 12. This analysis indicates that eight of
the 13 development criteria are applicable (#1, 3, 4, 5, 6, 8, 9,
and 12) and that all eight of the applicable criteria have been
satisfactorily addressed,

While staff agrees with the applicant's analysis regarding
criteria 1, 3, 5, 8, 9 and 12, staff would award only one-half
credit for criteria #4 and 6. Since the applicant has not
committed to all of the recommended improvements of Flagpole Lane,
indicated as necessary by VDH&T, one-half credit would be awarded
to criterion #4. Staff would award one-half credit for criterion
#6 since the architecture and type of residential unit proposed
would be compatible with the Summit Square apartment complex under
conStruction to the east but is not compatible with the existing
residential townhouses to the north and west,.

The staff evaluation of the satisfaction of the development
criteria finds that of the eight applicable criteria, seven have
been satisfied by the applicant. Therefore, the high end of the
density range recommended by the Comprehensive Plan is appropriate
for this application,

STAFF CONCLUSIONS AND RECOMMENDATIONS

Conclusions

Sstaff analysis of the satisfaction of the development criteria
in order to justify & density at the high end of the range
recommended by the Comprehensive Plan, in this case 20 dwelling
units per acre, indicates that this application satisfies enough
criteria to warrant approval of a density at the upper end of the
Plan range., Additionally, the applicant has demonstrated the
ability to provide noise attenuation measures necessary to
mitigate the impacts of the requested waiver of the 200 foot
setback from an interstate highway.
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Recommendation

The staff recommends that the Zoning Ordinance, as it applies
to the application property, be amended to the PDH-20 pistrict and
that the Conceptual Development Plan be approved subject to the
execution of proffers consistent with those submitted in draft as
contained in Appendix 1 of this report.

The staff recommends that the planning Commission approve the

Final Development Plan subject to the Board of Supervisors
approval of the Conceptual Development Plan.

The staff further recommends that the Board of Supervisors
recommend that the Director of the Department of Environmental
Management approve a waiver of the transitional screening
requirements as they apply to the application property's border
with parcel 32 and I-66.

The staff further recommends that the Board of Supervisors
waive the 200-foot setback requirement,

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

It should be 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.

APPENDICES

1, Dpraft Proffer Statement

2. Affidavit

3. Supporting Materials

4. Sanitary Sewer Analysis

5. Water Service Analysis

6. Fire and Rescue Service Analysis
7. Schools Analysis

8. Park Authority Comments

9. Transportation Analysis

=
o
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Environmental Site Analysis Checklist

Development Criteria

Applicant's Analysis of the Satisfaction of Development
Criteria

Glossary
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Appendix 1

Proposed Development Conditions

RZ 85-P~050

Calibre Companies of Virginia, Inc., Applicant

Pursuant to Section 15.1-491(a), Code of Virginia, 1950
edition as amended, the applicant agrees contingent upon
rezoning the subject property to PDH-20 and approval of the
Development Plan showing 114 units, to develop the subject
property in accordance with the following conditions:

1. Said development shall be in substantial accordance with
the Conceptual Development Plan/Final Development Plan,

landscape plan and architectural elevations dated
November 1985.

2. Applicant agrees to initiate a request for
vacation/abandonment for the dedicated 30 foot right of way
along the subject property’'s northern boundary, contingent
upon Fairfax County granting to the Applicant perpetual
easements for the construction and maintenance of the
proposed Flagpole Lane entrance and for all necessary
utilities and storm drainage.

3. The primary access to the subject property shall be
through the adjacent Summit Square Apartments. Applicant
reserves the right to eliminate the secondary entrance to
Flagpole Lane at time of site plan submission. -

4, The applicant commits to construct all units using
materials and techniques which are known to have physical
properties or characteristics achieving Sound Transmission
Classifications (STC) of:

a. Approximately 45 for exterior walls located
above the ground level and

b. approximately 39 for exterior walls located at
the ground level.

Windows will be either double glazed or fitted with
storm windows, and exterior doors will be fitted with storm
doors or will be of double glazing where said doors include
glass construction in order to achieve Sound Transmission
Classifications (STC) of the following:

a. Approximately 37 for windows above ground level and
b. approximately 28 for windows at the ground level.

5. The applicant reserves the right to provide evidence at
the time of Site Plan submission that the above requirements
are unnecessary for some portion of the bulldings based upon
an acoustical analysis of the shielding affect of the
building confiquration and noise barrier along I-66. All
necessary information will be provided to the Office of
Comprehensive Planning for their review.



RZ 85-P-050
Page 2

6. Applicant commits to construct all units using the energy
conserving features as listed in number eight of the
development criteria (i.e. vapor barrier, sill caulking,
perimeter slab insulation, exterior framing, double pane
windows, insulated entrance doors, fiberglass insulation,
R-30 attics, energy conserving fireplaces, and heat pumps).

7. Applicant commits to provide 2 accesses to the subject
property. The primary access shall be through the contiguous
Summit Square Apartments to the east. The secondary access
shall be provided at time of issuance of the first
reslidential use permit to either Flagpole Lane or through
Parcel 32 to the north contingent upon and subject to the
following:

a. In the event the necessary easements are available
at no cost to Applicant, the secondary access will be
provided through Parcel 32 as shown on the Final Development
Plan.

b. If the necessary easements are not available to
provide access to Borge Street, Applicant will provide access
to Flagpole Lane.

c. In the event the entrance to Flagpole Lane is
constructed, Applicant shall provide the following:

1. Applicant shall request a site distance
easement from the appropriate property owner to control
the growth of vegetation at the proposed entrance to the
subject property on Flagpole Lane. In the event
Applicant is unable to obtain the necessary easement,
Applicant will request that Fairfax County condemn at
Applicant's sole expense.

2. Applicant will construct a right turn

deceleration lane on Flagpole Lane in accordance with
VDH&T standards.

PDC 1/3/86:LTRMO1



REZONING AFFIDAVIT BAppendix 2

t, Martin D. Walsh, Aggg;mmme% , do hereby make oath or affirmation that | am an applicant

in Rezoning Apglication Number _RZ 85-P-050 and that to the best of my knowledge and belief, the following

information is true: ‘

1. (al That the foilowing consiitutes a listing of names and last known addresses of all applicants, tile owners, contract
purchasers, and lesseds of the land described in the appiication, and if any of the foregoing is a trustee, sach bene
ficiary having an intarest in such fand, and all attorneys, resl estate brokers, architects, engineers, planners, surveyars,
and all agents who have acted on behalf of any of the foragcing with respect to the application:

Name lationship

The Calibre Co, of Va.,Inc. 3869 Plaza Drlve, Fairfax 22030 Appllcanie:/Cont‘ract Purchaser
Emneline H. Pendleton 3144 Danborne Dr.,Oakton 22124 Title Owner

Mr.sMrs. R.S.Carter 3137 Danborne Dr,,Oakton 22124 Title.Owner

Urban Engineering & Assoc.,Inc. 8001 Forbes Pl.,Springfield 22151 Engineers

Req Narmpur/The Architectural Group,P.A.201 Union St.,Alex 22314 Architects
Walsh,Colucci Malinchak ,BnrichsLubeley,P.C.,950 N.Glebe Rd.,Arl.22203 Attorneys

{b} That the following constitutes a listirg of the shareholders of ail corporstions of the foregoing who own ten {10}
per cent or mors of any class of stock issued by said corporation, and wihers such corporation has ten {10) or less
sharehoiders, a listing of all tea shareholders:

Name Address Relationship

Ed Brinson,Chip Kelley,Jack W. Morse, Douglas C. Mullins,James R. Treadwell,

Cecil Altman - shareholders of The Calibre Campanies of Va.,Inc.

Forest Reginald Namour - sole shareholder of Reg Nammour/The Architectural Group,P.C.
Martin D. Walsh,Thamas J.Colucci Nicholas Malinchak,Jerry K.BEmrich Michael D. Lubeley -
(shareholders of Walsh, Colucci,Malinchak,Emrich & ILubeley, P.C.)

{¢) That the following constitutes a listing of all parmars, both general and limited, n any partnership of the foregoing:
Namae Address Relationship

Edward Sears and Berry Smith - partners of Urban Engineering & Assoc., Inc.

2 That no member of the Fairfax County Board of Supervisors or Planning Commissior owns or has any interest in the fand fo be
rezonsd or has any interest in the outceme of the decision.
EXCEPT AS FOLLOWS: {if none, so stata)

Nope

3 That within the five (5) vears prior to the filing of this application, no member of the Fairfax County Board of Supervisors or
Manning Commission or any member of his immediates housahoid and family, either directly or by way of partnership in which
any of them is a parmar, smpioyeae, agant, or attornay, or through a partnar of any of them, or through a corporation in which
any of them is an officer, director, empiovee, agent, or attorney, or hoids outstanding bonds or shares of stock with a vaiue in
axcass of fifty dollars ($50), has or has had any business or financial relationship, other than any ordinary depositor or customer
refationship with or by a retail sstablishment. public utility, or bank, including any gift or donation having a value of fifty doilars
(SEQ) or more with any of those listed in Par. 1 abova,

EXCEPT AS FOLLOWS: {If none, so state)

None
WITNESS the following signarure: o . -t
Agent for  Apolicant
The above affidavit wa sebscribed and conflrmed by oath of aifirmation before me this_2o%dday of _ Decenber _ 19 85

in the Seate of _mgmla______ R, -
My compuission expires: M '51"7 Pj_ Zméﬁ‘—' [M%ﬁ Notary Pubiic




Appendix3

STRTEMENT OF JUSTIFICATION
CALTERE COMPANY OF VIRGINIA, INC., APPLICANT
TAX MAP $#47-4 001 PARCELS 28, 29, 29A, 32 AND 33
FOR R-20 RESIDENTIAL DISTRICT

The subject properties are located adjacent to an apartment commmity,
"Sutmit Square®, currently under construction by the Calibre Campany of
Virginia, Inc. Calibre requests rezoning of the subject properties to
the R-20 Residential District, in accordance with the adopted
Camprehensive Plan, Calibre will oonstruct additional multifamily
apartments on the subject properties, which will be added to the existing
252 apartments approved for Summit Square.

The subject properties are designated on the adopted Comprehensive Plan
map for Area II for residential use at a density range of 16 - 20 units
pexr acre. The Plan text, under sector F-3 "Mosby Woods Community
Planning Sector", paragraph F makes the following recamendation: "The
land area abutting the south side of Flagpole Lane is reconmended for use
at 16 - 20 units per acre.”™ This rezoning application for the R-20
District is in accordance with the recomnendations of the adopted Plan
text and map. The proposed use of the subiject property would further the
general Camprehensive Plan objective of providing rental housing to meet
the needs of the citzens of Fairfax County. Since few multifamily sites
are currently available in Fairfax County, the rezoning of these
properties to expand an existing rental complex would be a desirable and
necessary action by the County.

Utilities and street access are in place to serve the subject
properties. Public facilities and services are readily available in
Cakton and Pairfax City to serve this property. Calibre will design the
huilding complex to be oompatable with adjacent properties, and will
provide necessary highway noise attenuation measures.

Applicant
and Contract Owner: The Calibre Campany of Virginia, Inc.

/)

William F. i0strander, Jr/ )
Vice President




WAaLsH, CoLuccl, MALINCHAK, EMRICH & LUBELEY
A PROFESSIONAL CORPORATION

ATTORNEYS AT LAW

950 NORTH GLEBE ROAD, SUITE 300
ARLINGTON, VIRGINIA 22203

(703) 5284700

MARTIN D, WALSH PRINCE WILLIAM OFFICE
THOMAS J. COLUGC!
TICHO’I;\SE:;'I;;:CHAK 12504C LAKE RIDGE DRIVE

ERRY K. LAKE RIDGE EXECUTIVE PARK
MICHAEL O. LUBELEY December 2, 1985 WOODBRIDGE, VIRGINIA 22192
KEITH C. MARTIN (T03) 4944846
BRIAN R, MARRON METRO 690-4847
NAN E. TERPAK

Ms, Marti Brown

Zoning Evaluation Branch
4100 Chain Bridge Road
Massev Building, 5th Floor
Fairfax, Virginia 22030

RE: RZ 85=P-050
Dear Marti:

Pursuant to Section 6-109, paragraph 2, of the Fairfax
County Zoning Ordinance, it is hereby requested that the
above referenced zoning application be considered for bonus
density of nine additicnal units or an 8.44% increase in
density.

This request is bhased on the fact that the above
referenced application and Conceptual Development Plan
achieves the following bonus density criteria of Section
6-109, paragraph 2:

a) More open space than the minimum required by
Section 110--not more than 0.4% for each additional 1% of the
gross area provided in an open space (56,1% open space allows
for 8.44%).

According to the above criterion, the submitted
development plan could achieve a maximum of 114 units. It is
hereby requested that the above referenced application be
considered 8.94 bonus units or a total of 114 units.

Thank vou for vour consideration of this matter.

Very truly vyours,

WALSH, COLUCCI, MALINCHAK, EMRICH & LUBELEY, P.C.

Keith €. Martin

KCM/lag



POLYSONICS 4 PLANNING

APPLIED

RESEARCH

5421 Sherier Place, NW.  Washington, D.C.20016 4 o
; LOPMEN

(202) 244-7171

ACOUSTICAL CONSULTANTS 18 December 1985
Ms. Marti Brown SUMMIT WALK
Fairfax County Zoning Evaluation Noise Attenuation Measures

Massey Building, 5th Floor
4100 Chain Bridge Road
Fairfax, Virginia 22030

Dear Ms, Brown:

The following summarizes the concepts which will be used to
attenuate I-66 traffic noise at Summit wWalk.

Summit Walk is similar to The Oakton project in proximity to
I-66 and in building design. At The Oakton project a berm/fence
noise barrier was erected between the buildings impacted by noise
above 75dBA Lg, and I-66. This noise barrier also shielded the
outdoor pool area. 1In addition, some noise attenuation measures
were incorporated in the exterior building construction. We
understand that this design has worked out quite well both
acoustically and aesthetically.

These same concepts of nolse attenuation are proposed for the
Summit Walk project. A combination berm/fence noise barrier is
being designed along the Summit Walk property line which borders
I-66., This noise barrier will provide noise shielding to the top
of the windows of the top floor of the building impacted by noise
above 75dBA Lg,. This noise barrier will also provide noise
shielding to the outdoor pool area. 1In addition, some increase in
the acoustical performance of the exterior building construction
will likely be required, This will likely be achieved by
modifying the exterior wall construction and/or adding storm
windows.

A detailed report will be submitted providing an I-66 traffic
noise analysis and the specific noise attenuation measures which
will be used., With these noise attenuation measures properly
constructed, Summit Walk will meet Fairfax County noise standards.

Sincerely,
.42?%4#4?/7222414"4wh15

Gerald Henning
Acoustical Engineer

cc: Bill Ostrander



WatLsH, Coruccl, MALINCHAK, EMRICH & LUBELEY
A PROFESSIONAL CORPORATION

ATTORNEYS AT LAW

950 NORTH GLEBE ROAD. SUITE 300
ARLINGTON, VIRGINiA 22203

(703) 528-4700

MAATIN 0. WALSH PRINCE WILLIAM OFFICE
THOMAS J. COLUCC

NICHOLAS MALINCHAK 12510C LAKE RIDGE DRIVE
JERRY K. EMRICH MEMO LAKE RIDGE EXECUTIVE PARK
MICHAEL D. LUBELEY WOODBRIDGE. VIRGINIA 22192
KEITH C. MARTIN (703) 494-4645
BRIAN R, MARRON METRO 690-4647
NAN E. TERPAK

WILLIAM A. FOGARTY

TO Marti Brown

FROM: Keith Martin
DATE: December 23, 1985
RE: RZ 85-P-050

The densitv in the adjacent Calibre project is 26.2
dwelling units per acre. It is submitted that a long narrow
portion of that property was used in the gross calculgtlons,
but is not usable. Therefore, the effective densitv is over

30 units per acre.

KCM/cz
M. BROWN 12/23/85:LTRMO1

. Rewe:VED
OFFiCz 6z v it Memogp

DEC 26 1385

mNiH. T



47-4-001-28, 29, 29A | . Appendix 4
5.29 Acres

POH 20

114 Apts. Date 1/13/86

TO: Staff Coordinator (Tel: 691-3387)
Plan Implementation Branch, OCP
S5th Floor, Massey Building

FROM: (Tel: 691~2191)
Systems &ﬁa?yszs Jection, Office of Waste Management,
Department of Public Works

SUBJECT: Sanitary Sewer Analysis, Rezoning Application _ 85-P-050

The following information is submitted in response to your
request for a sanitary sewer analysis for subject rezoning application:

1. The application property is located in the Accotink Creek (M1)
Watershed. It would be sewered into the Lower Potomac
Treatment Plant.

2. Based upon current flow and committed flow, there is excess capacity in .
the Lower Potomac Treatment Plant at this time. For purposes of this
report, committed flow shall be deemed that for which fees have been
previously paid, building permits have been issued, or priority reser-
vations 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 the
development of this site.

3. An#—-inch line located in : and
approx. 425 feet north of the property isixsxggg adequate for the pPro=-

posed use.

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
Sewer Network + Application + Previous Rezonings + Comp. Plan
Adeg. Inadeq. Adeq. Inadeq. Adeq.  Inadeg.
Collector X X X
Submain X X X
Main/Trunk X X X
Interceptor
- Qutfall

5. Other pertinent information or comments:




Appeneix 5

‘47%/ 7S

T0: taff Coordinator (Tel: 5%1-2387)
Zoning Evaluztion 2ranch
5th rloor, Massey Building

FROY: ?cH—AZf? Z ?@aﬁdf "a1: 385-7920)

SUBJECT: Water Service 2nalysis, Rezcning Application ?2‘ YS-‘?-— OSO

& to your
oning application:

The following inform
request for a water servi

"1. Thz applicaticn property is located within the franchise area
of the —Faepmimumeee@emerrys Water Authority.
CITY OF FAIRFIX .
2. Adequate water service is available at the site.

Yes No.

3. Offsite water main extension is required to provide

Domestic Service Fire Protection Service Not Applicab
' 4. Thg nearest adequate\;%ter main available to provide
JZDomestic Service Fire Protection Service

t
is a \a: inch main located 0 2 feet from
the property. See enclosed properity map. __—

5. ther pertinent information or corments:




) ' ' Appendix 6

June 17, 1985

10: STAFF COORDINATOR (691-3387)
ZONING EVALUATION BRANCH, OCP
STH FLOOR, MASSEY BUILDING
N
FROM:  JEANNE DARGUSCH, (691-3155f\ M
RESEARCH AND PLANNING DIVISION
FIRE AND RESCUE DEPARTMENT

SUBJECT: FIRE AND RESCUE DEPARTMENT PRELIMINARY ANALYSIS,
REZONING APPLICATION RZ 85-P-050 (R-20)

The following information is submitted in response to your request for a preliminary
Fire and Rescue Department analysis for the subject rezoning application:

1. The Fire and Rescue Department's protection guidelines for this type of
development is that the development should be no farther than 2
nilas from a fire station.

2. The application property is 0.8 miles from the Fairfax County
Fire and Rescue Department Station # 54 ©Oakton .
3. After construction programmed for FY » this property will be serviced
by the fire station planmned for the area,
which will be - miles away. This distance does/dces not meet

the minimum mileage response criteria.

4. In summary, the Fire and Rescue Department considers that the subject
' rezoning application property:

X ' a.. c¢urrently meets fire protection guidelines.

b. will meet fire protection guidelines when the proposed fire
~.gtation becomes fully operational.

¢. does not meet fire protection guidelines without an addi-
tional facility. A fire station location study is
currently underway, therefore, the response dlstance o
may change.

JD/evb



dix 7
T0: ) Marti Brown Date 11/719/85

Staff Coordinator (lel: 691-3387) Map:
Zoning Evaluation Branch (OCP) p: 47-4-01-0028, 0029, 0029
5th Floor, Massey Building Acreage: 5,29

FROM: B. Ralph Bell (Tel: 691-2293) From: R2 To: R20
Facilities Services Dept., FCPS :

SUBJECT: Schoole Analysis, Rezoning Application  RZ-85-P-0350

The following information is submitted in response to your request for a school
snalyeis for the referenced rezoning application:

1. Using the 1983 School Administrative Area II gtudent ratios,
a comparison of estimated student generation between the proposed development
plan and that possible under existing zoning are as follows:

School Unit Proposed Zoning Unit Existing Zoning Increasge
Level Type Units Ratio Studenmts Type Units Ratic Students Decredse
Elem. CH 106 x _.0l4 1 SF - 10 =x_.177 2 -1
(K-6)

x X
Inter. CH 106 x ,004 0 SF 10 X_.077 1 -1
(7-8) x x
High CH 106 x .009 1 SF 10 =x ,202 _2 -1
(9-12) X X

2. Schools which serve this property, their current total membership and net
capacity, and their projections for the next five years are as follows:

Grade [| 1985-86 9/30/85 Projected Membership
School Name & Number || o7 ||capacity | |Membership | | 86-87] 87-88] 88-89. 89-90] 90-91
Oakton 2052 || k-6 620 |1 605 . || 622 | 645 | 684 | 735 | 786
Jackson 2081 7-8 1000 745 720 | 762 | 716 | 704 | 711
Oakton 2050 9-12 2300 2428 2229 | 2038 | 2041 | 2072 | 2111

Source: School Membership and Net Capacity, Capital Improvement Program, FY 1985-FY 1989
Facilities Planning Services Office,

3. Comments:
. Five year projections are those currently available and are subject to

periodic review. School attendance areas are .subject to yearly review.
The effect of the rezoning mpplication does not consider the exlstence

or status of other applicatioms.




Appendix 8

Fairfax County Park Authority

MEMORANDUM

Richard Faubion, for Staff Coordinators November 27 1985
Director, Zoning Evaluation Division - ocpate “Ovember £/, .

To

From Dorothea L. Stefen, Assistant Superintendent o
Division of Land Acquisition & Planning - FCPA

Subject RZ-85-P-050
Loc: 47-4((1))28,29,29A

The above referenced Rezoning Application does not
appear to conflict with the plans, policies and/or holdings
of the Fairfax County Park Authority.

DLS/rmk



MEMORANDUM Appendix 9
FAIRFAX COUNTY

TG Richard D. Faubion, Director DATE: December 16, 1985
Zoning Evaluation Division, OCP

FROM: John C. Herrington, Chief ;xfcf;;{ﬂ

Site Analysis Branch, OT
FILE: 3-4
SUBJ: Transportation Impact

REF: RZ 85-P-050; The Calibre Co. of Va.,, Inc.
Traffic Zone 1129
Land Identification Map 47-4 ((1))28, 29, 29A

Transmitted herewith are the comments of the Office of Transportation
with respect to the subject application. These comments are based on
plans/proffers made available to this Office dated June, 1985.

This report consists of two section(s). Section I presents basic
information regarding the transportation system which may be affected by
development of the subject site, and the potential traffic generation of
the site under various development options. This material is presented
for information purposes only. Section II presents the analysis of the
Office of Transportation of the impact of this application on the nearby
streaet network, and the recommendations of this Office for addressing
this impact.

The results of this Section IX analysis are summarized below. This
Office recommends that this application be approved only if the issues in
each area have been satisfactorily addressed.

Satisfactory Unsatisfactory
ITa Traffic Generation X
ITb Provision for Future
Road Improvements X

IIc Improvements Required
to Adequately Relieve Major
Congestion Resulting from Not applicable
fApproval of application

IId Site Access X
Ile Internal Circulation . X
Saection II of this report addresses only those issues which have

been identified as unsatisfactory. Those areas which are omitted from
Section II are satisfactory as shown on plans/proffers available to date.



RZ 85-P-050 o . .ember 16, 1985

SUMMARY OF ISSUES

The major transportation issues of this application are associated with
site access and parking. These concerns are:

0 The need for a right turn lane at the Flagpole Lane entrance.

o The need for maintenance of vegetative clearing to assure the
adequacy of sight distance.

0 Vacation of the public street dedication if it is not to be used.

o VDHET concerns for construction of curb and gutter along Flagpole
Lane, and improvement of the pavement strength on this road to
accommodate the increase in traffic.

Ia. Existing Roadway System - Description

The roads most likely to be affected by traffic from the proposed
site, their functional classification, and their traffic count, are shown

below:
24—-Hour
Funct, ' Volume
Street Route Class!  From To (1983)
Flagpole Lane 5600 L White Borge St. 3,982
Granite Dr.
White Granite 5605 L Service Flagpole 729
Dr. drive Lane
Flagpole Rt. 123 N/A
Lane
Borge St. 5177 L Flagpole Jermantown 5,288
Lane Road
lpynctional Classification
PA Principal Arterial. Primary purpose to accommodate travel.
Access to adjacent property undesirable
MA Minor Arterial. Serves both through and local trips.
Access to adjacent property undesirable.
c Collector. Links local streets and properties with

arterial network.
. Local. Provides access to adiacent properties.



RZ 85-P-050 -3- [ ember 16, 1985

Ib. Existing Roadway System — Operation

The operation of the street system in the nearby area and/or likely
to he affected by traffic from the proposed site is shown below. The
operation of the street system may be measured by the level of service of
nearby signalized intersections and/or by an examination of the geometric
conditions of the roadway segment(s).

Los!  Geo.2
Street Route From To Int. Ade.
Flagpole Lane 5600 White Borge St. S
Granite Dr.
White Granite 5605 Service Flagpole Lane S
Dr. drive
Flagpole Rt. 123 S
l.ane
Borge St. 5177 Flagpole Jermantown Rd. £
Lane
Route 123/White Granite Drive intersection N/A
Route 123/Jermantown Road intersection N/A
1 evel of Service of Nearby Signalized Intersection
A Free flow. No loaded cycles
B Stable operation. Occasional loaded cycles
C Stable operation. More frequent cycles, but acceptable
delays
D Approaching instability. Occasional delays of substantial
duration
E Capacity. Long gueues and many delays
F Jammed conditions
N/A Current data is not available for this intersection
ZGeometric Adequacy of Street Segment
3 Satisfactory street geometry (width, aligrnment)
u Unsatisfactory segment due to:
1 narrow width
2 inadagquate shoulders
3 poor horizontal alignment
4 poor vertical alignment
5 all of tha above
6 existing traffic volumes exceed design capacity
7 other



RZ 85-P-050 —f . -.cember 16, 1985

Tc. Traffic Generation

The table below shows a comparison of the traffic generation of the
site if developed in accordance with:

Trips Parl

(Day/Peak Hour)
Existing Zoning: R-2 and R-3 110 vpd!d
Comprehensive Plan: 16 to 20 du/ac 510 to 640 updlb
Application: PDH-20 645 vpdlb

1a11 trip generation estimates are based on Trip Generation,
Institute of Transportation Engineers, 1983, unless otherwise noted.

&. Single family detached

b. Apartments



.RZ 85=-P-050 -5 .cember 16, 1985

Id Traffic Impact

The impact of the traffic to be generated by the subject application
is anticipated to be:

____ insignificant due to
__ low volume of traffic generation
____location of site
____ within shopping center
_____on collector or local street

other (see below)
other (see bhelow)

X significant due to

X traffic generation of the application exceeds the
traffic generation from development in accordance
with:

the high end of the Plan range (Section IIa)

X the low end of the Plan range, and
sufficient mitigating measures have not been
provided (Section IIa)

other uses of the property which are allowed
by the existing zoning, and sufficient
mitigating measures have not been provided
(Section TIa)

potential interference/inconsistency with needed
future road improvement(s) (Section IIb)

need for roadway improvements to accommodate
site~generated traffic (Section Ilc)

X poor site access design which will adversely
affect traffic flow and/or create potential
safety hazards (Section IId)

X poor internal circulation which may result in
adverse off-site traffic impacts (Section ITe)

other

significant, but adequately addressed in plans,
proffers submitted to date



RZ 85-P-050 —6— cember 16, 1985

IIa Traffic Generation

The estimated traffic generation resulting from the approval of the
application is shown in Section Ic. Also shown in Section Ic is a
comparison of this traffic generation with the traffic genaration of
other potential uses of this site,

The traffic generation of the application is unsatisfactory due to:

the magnitude of traffic generation exceeds that
which was anticipated in conjunction with the
preparation of the adopted Plan. The approval of
more intense uses than those allowed in the Plan
could set a precedent for other applications and
contribute to the premature obsolescence of the
Plan.

X the magnitude of traffic.generation exceeds that
which could occur as a result of other allowable
uses of the site, and sufficient measures to
mitigate the impact of this greater traffic have
not been provided with this application.

the Zoning Ordinance requires that uses
requlated under Special Exception/Permit be
allowed only if their traffic impacts will
rnot be hazardous or conflict with existing
and anticipated traffic in the

neighborhood. Because of the failure to
mitigate thase traffic impacts this
application does not meet this standard.
This intensity should not be approved unless
the issues identified in subsequent sections
are adequately addressed.

this use is regulated in the Highway
Corridor District and must meet the access
requirements of that District (see Section
I1d).

X the application requests rezoning approval
to an intensity which is above the low end
of the range prescribed in the Plan. This
intensity should not be approved unless the
issues identified in subsequent sections are
adequately addressed.




RZ 85~-P--050 -7 December 16, 1985
Ild Site Access

The direct site access proposed for the subject application is
unsatisfactory for the following reasons:

entrance(s) would interfere with smooth traffic flow on
an arterial road and create potential safety hazards due
to:

speed changes and conflicting travel paths
resulting from vehicular turning movements
directly to and from the arterial

U-turns and weaving maneuvers resulting from
absence of direct left turn access at a median
break

entrance(s) too close to another driveway or street and
would result in vehicular turning movement conflicts

entrance(s) improperly located with respect to opposite
streets/entrances and either existing or future median
breaks

entrance(s) violate principles of functional
classification

X improvements needed on adjacent street to minimize impact
of development ‘

X right—turn/deceleration lanel
left~turn/deceleration lane
other off-site improvements (see below)

potential sight distance problems?2

access is not provided as prescribed by the Highway
Corridor District:; i.e. wia a functional service drive, a
street not intended to carry through traffic, or
internally within a shopping center

absence of public streets, travel lanes, or service drive
connections to adjacent properties would add unnecessary

traffic and turning movements to the arterial street
ne twork

__X__ other (see below)3.4
lao right turn lane should be provided at the Flagpole Lane entrance.

2Sight distance appears to be adequate, but sight distance easements may be
necessary to ensure maintenance of vegetation cleariny.

3public rights—of-way that are not to be utilized should be vacated.

AYDHET has noted the following issues:



RZ 85-P-050 e Qe December 16, 1985

IIe Internal Circulation

The internal circulation proposed for the subject application is
unsatisfactory for the following reasons:

additional channelization needed to reduce on-site
vehicular conflicts

X parking appears to be insufficientl
stacking lane inadequate

excessive length of cul—de-sac(s)

excessive number of units served with single access

street layout may encourage through traffic on a local
street
other (see below)

Mandicap spaces should be designated and handicap ramps should be
provided. These spaces should be near building entrances.

JCH/una



Appendix 10

ENVIFCNMENTAL CHECKLIST

RZ 85-P--050

Project Number: Location:  47-4 ((1})) 28, 29 & 29a
Existing Zoning:  R-2 Proposed Zoning and/or Use:__ z-20 Acreage:_ 5 o9
Relevart Comprehensive Plan Language:
Presence
Site Features Yes No Comments
A. Geology: Cozstal Plain, Piedmont, A. Geoclogy: Piedmont Province
Triassic 2. Schist aguifer of low yeild (50-150
1. s=hallow bedrock X gal./min.). Water good quality.
2. groundwater resocurce X
3. geologic hazards X C. Hydrology:
2. The site is located in the sensitive
upper reaches of the Accotink watershed.
B. Topography: (steep slopes 15%+) lx
D. Soils:
3. Glenelg scils cover the entire site.
C. HBydrology: These soils are highly erodible when
1. water features X disturbed, therefore stringent erosion
2. critical location in watershed X siltation control measures must be applied
3. water supply watershed X during construction and appropriate
stabilization measures after construction
igs completed.
D, Soils:
1. marine clays —— | x| E. Vegetation:
2. Sbflnk“SWEl% clays. —lex | 1. scattered hardwoods located on this
3. highly erodible soils X site should be preserved to the extent
4, high water table soils X Possib]_e_
5. solls with low bearing strength X
6. poor infiltration soils e
E. Vegetation, Wildlife and Open Space
1. quality vegetation —
2. wildlife hakitat X
3. EQC %




Concerns

Environmental Quality Yes | No Comments
F. MNoise F. Noise:
1. airport noise X 2. Highway noise from Route I-66 impacts
2. highway noise ¥ the property at a level of 70-75 dBA Ldn
3. railroad noise yg__ | to a depth of 350 feet from the centerline
4, other types of noise " of I-66 and at level of 65-70 dBA Ldn to a
deoth of 750 feet from the centerline of
I-66. An interpretation of this data
G. Water . . indicates that approximately 40% of the
1. pomt.source pollutlon. x__ | site is impacted at 70-75 dBA Ldn with the
2. nonpoint source pollution X remainder of the site impacted at 65-70
dBA Ldn, Noise mitigation measures will
) . ' be recuired to produce interior noise
H. BAir: (mobile or stationary source) ¥ levels not to exceed 45 dBA Ldn and
exterior levels not to exceed 65 dBA Ldn.
_ Noise mitigation criteria are attached.
I. Toxic Or Hazardous Substances <
J. Aesthetics:
. . Mo landscape treatment is indicated.
J. BAesthetics: (internmal views, views Transitional screening yards are designate
from_site,‘ views of site from along the north and west property lines.
_adjacent development, landscaping) .. | Landscape treatment and details of the
noise barrier should be provided.
K. Normotorized Cir:'culation ) ) K. Non-motorized Circulation:
l, access _and 1nt.ernal c1rcul§t10n X 1. A sidewalk connection should be made
2. pedestrian/vehicular conflicts —— | | to Flagpole Lane.
3. trails plan reguirement X B
N. Site Design Quality:
. The proposed development is deficient of
L. Energy Conservation —_— active recreation space. As a minimum,
21,000 sq/ ft of active space {(pool,
. . e , wourts, etc.) should be provided.
M. Pipelipe and Utility Line Bazards —— | X | Design of site not innovative or imagina-
tive. A cluster with internal court and
. . : . perimeter parking might be more interest-
N. Site Design Quality (layout, site ing. In summary, sufficient problems so
facilities) X || as not to justify high end of density
range. DPlan should not be approved
) with setback waivers unless it can be
0. MNuisances (glare, odor) e | =#~—= | shown that noise impact has been
| effectively reduced to levels indicated
ab .
P. XAgricultural and Forest Land _ ove
Preservation s

Other




1. APPLICATION

Application No.:_RZ 85-P-050

REZONING SOIL EVALUATION

Acreage:_5.29

Applicant: The Calibre Company of Virginia, Inc.

Proposed Use: Multifamily Residential
Present Zoning: _ R-2

Location: 8. terminus Dan Borne Dr.

Proposed Zoning_ R-3
A private street

continuing south from S. terminus of Borge St.

Map Reference No(s):__47-4-001-28, 29, 29A

Soil Investigation By:

James E. Belshan, Soil Scientist
Fairfax County Soil Science Office
Date: August 27, 1985

2. SOIL MAP Physiographic Province:_ Pledmont Uplands

i1 BRanpdapy: = = = = = = e ———S—
Soil Boundary: - e
Soil Map Soil Series Slope Range Percent
Symbol Name Percent Acreage of site
55B1 Glenelg 2-7 5.29 100
100

Totals



Rezoning Soil Evaluation
Application No: RZ 85-P-050

Page 2
3. POTENTIAL SOIL PROBLEM Yes/No Soil No(s)
A. Slope Instability No
B. Marginal to Low Bearing Capacity No
C. High Seasonal Ground Water No
D. High Shrink-Swell Clays No
E. Poor Infiltration Characteristics No
~ F. Shallow Depth to Bedrock No
G. High Erodibility No
H. Flood Plain (Alluvial) No
4, DESCRIPTION OF SOIL CHARACTERISTICS
Soil Series Description and Comments
Glenelg (55) A well drained, deep soil forming in the weathered

products of sericite schist rock. Few limitations
for most urban uses.

The substrata of this soil must not be considered
stable in deep (>5') excavations.

5. GCEOTECHNICAL REQUIREMENTS

A geotechnical engineering study is not required by Fairfax County for
development of this proposed project.

FOOTNOTES

This report and accompanying soil map is based on a site investigation of
the property.



Appendix 11

DEVELOPMENT CRITERIA
Daveicpmant Criteria for Residential Density Ranges

Residentiat density ranges racommaended in tha plan and shown on
+ the planming area maps are defined in terms of units per acre, Whare
the plan map and text ditter, the text governs.

Qnly the lower end of tha density rangs is planned as a presumptive
appropnate density contingent upon satislactory conformence with
apphicable ordinances, policies, raguiations and stendards snd
assurance of the protection of the health, sateiy, and general wellere
of the public.

Except where review of the development proposal and the com-
prehansive plan with regard to ihe praceding land use determinants
clearly jusnfies approval abova ihe low end of the pranned density
range, approval of such dansities shall bs based on tha satisfactory
rgsolution of devaiopment issuas identitied through analysis of tha
development propasal.

The responsibility tor demonstrating that a proposed devalgpment
marits approval at a density above the low end of the comprahensive
pian density range B85S wilh the applicant. Justification can be
demonstrated by proffer of: (1) a development plan which graphically
portrays in sufficient detail a quality of development which exceeds
minimum developmant standards through fulfiliment of the devalop-
mant criteria betow, or (2] finite development conditions which fulfili
those criteria, or {3) a combination of 11} ang (2).

In alt cases, evaluaton of the fulfillment of development criteria will
weigh the number of criteria credited through protfered congitions
against the number of criteria which are feasible for the specific
razoning application baing considerad. As a general guida, at least
two-thirds of applicable cnteria should be satisfied for approvai of
densitly at the high end of a one-unit density range. As a ganeral guide
for mult-unit density ranges, approximately one-halt of the critaria
should ba satishied for approval of mid-range densities and three-
tourths sanshed tor approvai of high end of the densily range,

Cntena need not ba equally weighted. In excapuonal inslances, a
single critenon may be Overriding n avatluaung the mernts of a
development proposal.

For a more detaled discussion, see the Comprehensive Plan taxt,
page 448.

Davealopmant critena include, but neesd not ba limited to, the following:

1. Pratter of a development plan sncorporating design layout and
features determined through staff analysis to merit recogni-
tian for good design and amenitius for the property in the ap-
picalion,

2. Piowision of supgporting pubhic facilites beyond minimal or-
dinance, regulations and standards 10 alleviata the impact of
the proposed development on the community.

3. Accessibiity 10 existing pubbc facilities, and/or phasing of
development completion to coincide with the programmed
provision ot pubic facidiues shown in the current Capital im-
praovement Program {CIP) to reduce intenm adversa impacts
o! the proposed davelopmant an the Community,

4. Provision of public foad improvements and/or commimant 10
a reduction n traffic volume in order (o raduce deévaiopment
waffic impact.

5. Provision of devaloped recreational areas which maet adopted
standards, othar amaniligs, of common or publicly owned
open space for passive recraation to creata a more attractive
anvifonmant within tha new residential area. At least ten par-
cent of such racreation and/cor open space araa should be pro-
vided outside of any fHoodplain area as defined in the Zoning
QOrdinance.

6. Compaliility th architectusé and siteé design with exisung and
othar plannad development within the communitly 10 reduce
the impact of new developmant.

7. Design sensitivity and exceptional conservation measufes to

e e e T e

8. Innovetive design 10 incarporate energy-conserving featurss
or design features of perticular vaiue to future rasidents of the
devetopmaent. .

9. Incorporation of noise attention measures which will
significantly reduce aircralt, railroad, or highwey noise impact
that otherwise would be detarmined an obtrusive nuisance 10
parsons living or woiking on the apptication property.

10. Provision of modarately-priced housing to make housing
available ovsr a broad cost range in order to serve bettar the
needs of tha entire population. Guideline: ali housing
developments except single-family detached in excess of 150
units should be approved lor the upper end of the density
range only il a proportion of the umits, usuaily 15 percent, is
provided tor low and moderate-incoma tamilies or the apph-
cant proves 0 the satisfaction of the 8oard that provision of

low and moderate-income housing is technically or
econamicaily infeasibla.

11 On iracts containing soils locaily descnbed as marine clay, ap-
proval above the iow end of the density range should be con-
sidered only when: {1} proposed construction avoids the
manne clay; (2} the deveiopment ptoposal requesis apart-
meni development on tha marine clay and the Comprenensive
Plan permits such development erther exphCitly or by recom-
mending a density of at least 8-12 dweling units per acre; or
{3} a planned development disinict application, which is com-
patble with the comprehsnsive plan, proposes apariment
deveiopment on manne clay portions ot the site.

12. Whers appropriate, land assembly and/or development pian
intagration which tacilitate achievement of plan objectves.

13. Whera appropnale, preservation and/or rastoration of
buiidings, structuias or other features of architectural, histonc
or environmenta! significance to preserve Qur hentage.

ZONING DISTRICTS GENERALLY ASSOCIATED WITH
COMPREHENSIVE PLAN RESIOENTIAL DENSITLES

Plan Base " Peaaible with Mseting of
Dansity Dansity Daveloprhent Criteria
-2 R-P R-A of R-C
.2-.5 R-A or R-C At
51 R-E R-t
1-2 R:1 R-2
23 R-2 A3
34 R-3 A4
4.5 R-4 28
5-8 R-5 R-8
8.12 R-8 A12
12416 R-12 R-16
16-20 R-16 R-20

Devalopment Criteria for Commarcial end Industrial Evaluations

While the comprahensive plan has no equivalent (o the rasidential
density range in areas planned for commercial or industnial uses, aach
such rezoning apphcatuon wilk be evaluatad using paninent deveiop-
ment critesia as a basis for such evaluation. The partinent develop-
ment critesia will be those set forth in the hst of residantial develop-
ment crnitena Pumbered as 1, 2, 3,4, 6, 7, 8,9, 11, 12ana 13.



Appendix 12

DEVELOPMENT CRITERIA
REZONING APPLICATION #RZ 85-P-050
FOR PDH-20
CALIBRE COMPANY OF VIRGINIA, INC.

PROFFER OF A DEVELOPMENT PLAN INCORPORATING DESIGN LAYOUT
AND FEATURES DETERMINED THROUGH STAFF ANALYSIS TO MERIT

RECOGNITION FOR GOOD DESIGN AND AMENITIE% FOR THE PROPERTY
IN THE APPLICATION.

The Conceptual and Final Development Plans for this
appllcatlon will be approved as a condition of the
rezoning, thus committing the design of development.

PROVISION OF SUPPORTING PUBLIC FACILITIES BEYOND MINIMAL
ORDINANCE, REGULATIONS AND STANDARDS TO ALLEVIATE THE
IMPACT OF THE PROPOSED DEVELOPMENT ON THE COMMUNITY.

Not applicable; all supporting public facilities are
in place and available tc the Property.

ACCESSIBILITY TO EXISTING PUBLIC FACILITIES, AND/OR PHASING
OF DEVELOPMENT COMPLETION TO COINCIDE WITH THE PROGRAMMED
PROVISION OF PUBLIC FACILITIES SHOWN IN THE CURRENT CAPITAL
IMPROVEMENT PROGRAM (CIP) TO REDUCE INTERIM ADVERSE IMPACTS
OF THE PROPOSED DEVELOPMENT ON THE COMMUNITY.

All suppeorting public facilities are in place and
available to the Property.

PROVISION OF PUBLIC ROAD IMPROVEMENTS AND/OR COMMITMENT TO
A REDUCTION IN TRAFFIC VOLUME IN ORDER TO REDUCE
DEVELOPMENT TRAFFIC IMPACT.

The existing road network serving the Property was
designed to accommcdate substantially higher residential
densities than have been developed in the area. For
instance, the adjacent Calibre property known as "Summit
Square" was originally zoned for 460 wunits, but has been
developed with 252 units. Similarly, surrounding
properties orig:nally zoned for 20 units per acre have been
actually developed at an average density of about 10 units
per acre. Thus, public road improvements are not required
and this criteria is not applicable to this application.



PROVISIONS OF DEVELOPED RECREATIONAL AREAS MEET ADOPTED
STANDARDS, OTHER AMENIZIES OR COMMON OR PUBLICLY OWNED OPEN
SPACE FOR PASSIVE RECREATION TO CREATE A MORE ATTRACTIVE
ENVIRONMENT WITHIN THE NEW RESIDENTIAL AREA, AT LEAST TEN
PERCENT OF SUCH RECREATION AND/CR OPEN SPACE AREA SHOULD BE
PROVIDED OQUTSIDE OF ANY FLOODPLAIN AREA SUCH AS DEFINED IN
THE ZONING ORDINANCE.

A swimming pool and spa will be provided for this
development, which will probably cost in excess of $1000
per unit. This well exceeds the requirements of the PDH
ordinance. In addition the compact nature of the buildings
allows for substantial open space, in excess of ordinance
requirements,

COMPATIBILITY IN ARCHITECTURE AND SITE DESIGN WITH EXISTING
AND OTHER PLANNED DEVELOPMENT WITHIN THE COMMUNITY TO
REDUCE THE IMPACT OF NEW DEVELOPMENT.

The building architecture and design is similar to the
adjacent Summit Square apartment complex, the major
difference is that the buildings are three stories in
height rather than five. The architecture, height and site
design of the Property will be compatible with adjacent
properties. In addition. site coverage has been reduced
to 44 44 3 5and additional landscaped open srace provided.

DESIGN SENSITIVITY AND EXCEPTIONAL CONVERSATION MEASURES TO
PRESERVE AND/OR PROTECT ENVIRONMENTAL RESOURCES ASSOCIATED
WITH THE APPLICATION SITE.

Not applicable; no significant environmental resources are

present.

INNOVATIVE DESIGN TO INCORPORATE ENERGY-CONSERVING FEATURES
OR DESIGN FEATURES OF PARTICULAR VALUE TO FUTURE RESIDENTS
OF THE DEVELOPMENT.

Energy-conserving features include:

* Vapor barrier. Plastic sheet under slab to prevent
moisture infiltration between the concrete slab and wall.

* S§ill Caulking. Insulation under the bottom plate tc
prevent air infiltration between the concrete slab and wall.

* perimeter Slab Insulation.
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* ?“xﬁ' exterior framing with 6" insulation (R-19 vs.
typical R-11 Rating). This provides a 72% increase in
thermal efficiency.

* Wire channels along bottom and tOp,fof walls prevents
interference with insulation in walls.

* Double pane windows and sliding doors with 3/8" air space
for insulation.

* Foam core/steel clad insulated entrance doors with
intergral weather stripping (similiar to refrigerator door)
and adjustable threshcld gives R-value greater than 31/2
times that of a solid wood door.

* 11/2" fiberglass insulation around heating/air
conditioning ducts to prevent conditioned air leakage into
attic areas.

* 2additional thickness in attic areas to increase "R"
factor from R-19 to R-30. A 57% increase in thermal
efficiency.

* Energy conserving outside air combustion fireplaces.

Heat Pumps.

INCORPORATION OF NOISE ATTENUATION MEASURES WHICH WILL
SIGNIFICANTLY REDUCE AIRCRAFT, RAILROAD, OR HIGHWAY NOQISE
IMPACT THBAT OTHERWISE WOULD BE DETERMINED AN OBTRUSIVE
NUISANCE TO PERSONS LIVING OR WORKING ON THE APPLICATION
PROPERTY.

Nolse attenuation measures will include a noise barrier
along I-66 and noise-reducing construction of walls and
window/door assemblies.

PROVISION OF MODERATELY-PRICED HOUSING TO MAKE HOUSING
AVAILABLE OVER A BROAD COST RANGE IN ORDER TQ SERVE BETTER
THE NEEDS OF THE ENTIRE POPULATION. GUIDELINES: ALL HOUSING
DEVELOPMENTS, EXCEPT SINGLE-FAMILY DETACHED, IN EXCESS OF
150 UNITS SHOQULD BE APPROVED FOR THE UPPER END OF TEE
DENSITY RANGE ONLY IF A PROPORTION OF THE UNITS, USUALLY
15%, IS PROVIDED FOR LOW-AND MODERATE-INCOME FAMILIES OR
THE APPLICANT PROVES TO THE SATISFACTION OF THE BOARD THAT
PROVISIONS OF LOW-AND MODERATE-INCOME HOUSING IS

TECHNICALLY OR ECONOMICALLY INFEASIBLE
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Not applicable; Property will have less than 150 units and
conventional financing will be used.

ON TRACTS CONTAINING SOILS LOCALLY DESCRIBED AS MARINE
CLAY, APPROVAL ABOVE THE LOW END OF THE DENSITY RANGE
SHOULD BE CONSIDERED ONLY WHEN: (1) PROPOSED CONSTRUCTION
AVOIDS THE MARINE CLAY; (2) THE DEVELOPMENT PROPOSAL
REQUESTS APARTMENT DEVELOPMENT ON THE MARINE CLAY AND THE
COMPREHENSIVE ~ PLAN PERMITS SUCH DEVELOPMENT  EITHER
EXPLICITLY OR BY RECOMMENDING A DENSITY OF AT LEAST 8-12
DWELLING UNITS PER ACRE; OR (3) A PLANNED DEVELOPMENT
DISTRICT APPLICATION, WHICH Is COMPATIBLE WITH THE

COMPREHENSIVE PLAN, PROPOSES APARTMENT DEVELOPMENT ORN
MARINE CLAY PORTIONS OF THE SITE.

Not Applicable.

12. WHERE APPROPRIATE, PRESERVATION AND/OR DEVELOPMENT PLAN
INTEGRATION WHICH FACILITIES ACHIEVEMENT OF PLAN OBJECTIVES.

Three of five remaining vacant parcels have been assembled.
The Applicant attempted to assemble all five properties,
but two property owners held out for a higher price.

13. WHERE APPROPRIATE, PRESERVATION AND/OR RESTORATION OF
BUILDINGS, STRUCTURES OR OTHER FEATURES OF ARCHITECTUAL,
HISTORIC OR ENVIRONMENTAL SIGNIFICANCE TO PRESERVE OUR
HERITAGE.

Not Applicable.
O0f the 13 criteria, 7 are considered applicable to the

subject application. The Applicant considers all of the
applicable criteria as being met.



WaLsH, CoLuccl, MALINCHAK, EMRICH & LUBELEY
A PROFESSIONAL CORPORATION

ATTORNEYS AT LAW

950 NORTH GLEBE AQAD, SUITE 300
ARLINGTON, VIRGINIA 22203

(703) 528-4700

MARTIN D.

TS J.ggtf;”cc | PRINCE WILLIAM OFFICE

NICHOLAS MALINCHAK

JERRY X B 12510C LAKE RIDGE DRIVE

MCHAEL D LUBELEY December 23, 1985 WOODORIGE VGIA 210
: NIA 22192

KEITH C, MARTIN {703} 494-4646

BRIAN R, MARRDN METRQ 690-4647

NAN £. TERPAK

WILLIAM A. FOGARTY

Ms. Marti Brown

Zoning Evaluation Branch
Massey Building

Fairfax, Virginia 22030

RE: RZ 85-P-050
Dear Marti:

The following is submitted as a supplemental statement
addressing development criteria for the upper end of the
dengity range. The numbers correspond to the numbers as they
appear in the Comprehensive Plan,

1. The proposed design layout incorporates over 50 percent
open space, a swimming pool recreation area and individual
court yard areas for each building which merit recognition
for good design and amenities for the property.

7. Applicant will preserve, as much as possible, existing
trees along the western propertv line as an exceptional
conservation measure to preserve and/or protect
environmental resources associated with the application site.

11. Applicant submits that any highlv erodible soil
conditions will not affect development of the subject
property in that the site is extremely flat and applicant
will use standard erosion control measures during
construction,

Very truly yours,

WALSH, COLUCCI, MALINCHAK, EMRICH & LUBELEY, P.C.

Keith C. Martin

KCM/cz
cerr Bill Ostrander



Appendix 13

FLOSSARY

This Glossary is presentad to assist c¢ilizens in 4 better understanding af Staff Yepores; it should ot be con=
strued &8 rwpreseatiag legal cefinitions.

SUFTIR « A strip of land estadlizhed a8 4 ranmiltion bdetwean distine® lind uses. May sentain saturel eor planted
saruds, walls gr feacing, singly ar in sompination. ‘

CLUSTER - The "altarmate deneity” provisions ¢f the lsning Ordinance, which permits smaller lots and pipuscen

loes, if apecified cpen spane is provided. Prizary purpuss i3 €3 jreserve envirnmental featumes sueh 1
stTeam valleys, steep slopes, prise wsedlands, ets.

CIVENANT « A privace lagal restriction on *he use of land, cweorded in the land records of che Caunty.

CEVELSPMENT PLAN < Concapeual, riga.l. Ganaralized. A Develcemenr Plan coneiscs of graphis, textual ar pleterial
information, usually in compination, which shows The nature of daveldpment preposed for 3 paresl of land.
The Zaning Ordinancs contains specific instructions on the content of development plans, based upcn She Jur-
pese wnich ey 4re t9 serve. [a general, developsent plans contain such information ast tepegraphy, locae
tion of strests and trails, oeans by waich utilities and storm drainage are 2o be previded, gendral locaticn
and tyges of strucTtures, ¢pen space, feccwation facilitiew, ets. A Conesovual Develovment 9lan is requised
°c be submitted with an Jpplhication (or the PTH or POC Districe; o Final ceveloodwnt TLam 1o 1 e detailed
plan which ls required o be submittad to the Planning Commiseicn alTar approval of & TiA or POC Disewier

and the relatad Canceptual Develcpmant Plin; a Generalized Develooment Plin iz required o be submitsed wizh
all residantial, commerseial and industrial applicitiana acaer than PLH oD £hC.

RECICATE =~ Tranafar of property from grivate to public cwnership.

SENSTITY - Nunber of dwelling uniza dividad by che grose icreages baing developad (SU/AC). Ssnsisy lonis is an
inervase in the dutaity atiervise allowed, and granctad under spesific srovisions of 08 Laniag -roilancs
uhen daveloper providaes excess open space, recrweation faeilizies, anderately priced Nousing, eta.

SESIGH SEVILH - The Olvision of the Deparwment of Invironoental Management which seaviews all subdivisiom placs
and sita plana for conformancs with County jolicies ind requirements contained in the Zoning Ordizancs, =ha
Subdivision Control Ordinance, the Public Faeilicties Magual, the 3uilding Cade, ets, ind for eanformancs
with any proffered plans and/gr condizians.

CASEMENT - A right given by he owner of lind to inether jarty for specific Limited use of that land. Tor exan-
Ple, an cuner aay iive or sall casemmncts o illow passage af publics utilities, accass 0 anotier jrugerty, e

CPEN IPACE - The I3tal arwa af land and/or watse noe laproved with a building, stoueture, sthewt, ™oad or parking

irea, or containing cnly such iIprovenents 48 4re <OEPlenentary. necsasary ar approgriat: To use and enjey-
mnt 3f the span area.

Comaon - All ogpen sﬁm designed and set aside for use 3y 4l sr desiznated parricns of residencs 9f a devalar
aant, and not dadicatad as pudbiic lands (dedicated 7o i Romewowners association which thien owns and
saiataing the properTy).

Jedizated « Open space which ls conveyed o & Jublia bdacy far public use.

Develeped Racreation - That portion of open spaca, whather commen of dedicaved, which is improved far
reaTvation purpcses.

PROFTEZR = A Develapment plan and/op writtwn coadicion, Which, when 9fferwd Dy an dwner and accepfed by <he Joard
of Supervizors, Jecomes a lagally binding part of the regulations of Me zoning district ser<aining to the
preperty ia question. Profliers, ar proifered condizions, aust be considersd Dy she Plamning Commissisn anc
submittad Dy an cwner in writing pricr to che 3oard 9f Superviscrs jualic hearing on a resoning applicacien,
and thereafter aay Se mdilied only Dy an application and Rearing process similar 79 that requized of a
rezaning applicatisn. . ’

PUBLIC FACILITIZS MANUAL ~ Tha mrqual, adopted By =ha 2oard of Supervisors, which defines guidelines whis=n fovarn
tha Zasign of those facilities whnich wsT de sonetIwetad O ser'e tew Zaveicpment. The fuidelines inaclude
STTRwTE, drainage, Sanitary sewars, erveion and sedisent contrel and TTws preservation and nlanviag,

SEAVICT (ZVEL = An ewtizacte of the effeciiveness with vaich a3 roadway carvies TTaffic, usually detsrmined uncer
peak anticipatad load conditiona.

SET3ACK, WEQUIRED - The <distancs {rom i lot line sr other referencs jain?, within which na stomicTure 3ay Se Lacate

3ITT FLAN - A daetziled plan, 5 scale, depicTing develapment af a parexl of land and containing all Lafcrwatizn
required 3y de loning Jvcinanes. Sizs plans are Mquired, La genersal, for All cawnhouse and uizi-ofamaly
*wsidentidil Zevelopment ind .Zar all s2meerciil- and induscrial davaloprent.

SURDIVISION JRDINAMCE -« An ordinancs segqulating the diviiion 2f land into smaller jarssls ind <nich, *Sgetter Jizs
*he loning Jrginance, <Zsfines wquired ssnditions laid down 5y she Joart of Supervigors 30 she lasign. ceci-
cation and lsprevemmnt of laad.

TUBDIVISION PLAT « A detailed dtawing, =3 scale, Zepicting ilvision 3f 4 ar=zal zf iand Aty two < or: 1IT3 and
s=ntaining smgineering consideratisna and other (aAfor3atisn fequirfed 0y e Suidivisian Jrdinanca.

H2E = The igecific jurgome for ubhizh 4 jaresl of land ar a Juilding, i3 Zasighied, arrenged, intenaed, sccupiae =p
saintained.
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L]
UST - Cancinued.

foeeial Permit = A usa specifind la the Zaning drviinance which sav de authorizsd By the 2sarqy af Zaming
Agpeals ar the Joard af Jugervisoce in sgeqified ianing districse, upom a lindiag nat
e use will ngt e JecTioantal o the character and develogment of the sdjacene land and
will %e i harwony vich TNe pallciss sontained in the lacest adopcsd ~omorenensive 3! .+ /-
the area in which the jregaead use i3 73 38 locatad. A Special Pearmif iz salled 4 Speciy.
Excwpticn when granted 3y (e 36ard of Superrizors.

Traawiticnal - A use which pravides & mderagion of intaneily 2f use Jetween uses 2f higher and lover
inteneily.

VARTANCT « A permui? vhich ganzs 4 property ownet rellef Tom carfain sravisions of *he Joning Tedinance when.
deciuse of the particules physical wuttdundingy, shape or topogrsonical sondi2ism of 'Rte svaperty, sospli-
ance wguid result Lo 4 partiqular Nareship or practiecal difficulty which wuld Zeprive INe swaes 3f the
reqsonadls use of the liand or buiidiag involved. 7ariances say Se granted 3y he 3oard 3¢ laning Apgedls
after notilleation, advertizing, posting and mnaduet of a4 jublia tedring o the aattar io questian.

P9 « Yenicle tTips per day (for examplie, Me reund 'Pip 3 and fr9m vack equals tvo VPD). Alsg ACT « Aversse
Gaily Teaffls. " :

DAYIRONMENTAL TEaNS o
ACTUSTICAL 23CAN - Usually & trianqularsehaped edrthen seTueTure paralieling & Nighvay noise soures and extwnd-
ing &: {rom the elavation of the readway 3 distance sufficient o Dreax "™we line of sight wish venicles
an t? racdeay .

AGQUIIER « A jerfmable undaryround gewologic Jormmatica wirough wihich grouncwszar [lows.
AQUITER ADTHARGD AREA = A plaga whaere turtacs manaff meers ag aquifer.

CIANNEL ENLARGEMENT « A davelgpmentecelited JNencmenon <Aeredy che 1tTvam's Dank full zaveeity 3 axcumeded +iz’
4 greater {Twquancy than uncer naturil ungeveloped condicicns, smulling in Sank and SsTPuam BQTTIS ArOSLST .
Hydrology Lizsrature suglessfl at {lawe producsd By & st2rm event whica 2ccury oncs 3 l.3 years e
channel Zefining flows lor tHat stream.

CIASTAL 7LAIN STOGRAPHMIC PROVINCE - [a Fairfax County, [t la che relarively flat southeastern 1/3 of e Councy
diacinguished ¥y low rellef and & prapondaranca 3f tediswnzary rocxs and mactarials (3ands, gravels, silis)
and & tandency Tovards pooTily drained solls.

dACA) «~ Abarwviacticn for 4 degidel I messure 3f e Noise lavel peurceived 3y e ear in the A 1csle 3T range
of Bewt hudan Mesyonse %0 4 1oise sourse, .

SRAINAGT JIVICE - Tha Righesut pround Decuaews twe diffarwnt vetarsheds ar judsheds.

INYTZONMENTAL LAND SUITAAILITY - A refecencs %0 2 land wse Lataneisy ar demsdty which shouyld ocour on a4 sile or
area bucause af lis envirdnomatal sheracisristics.

CANOIILE SOILS = Sails susespeible to diminishing by exzposure 29 elamants such e wind or water.

[LOUDPLALN - Land erea, adjecunt 29 4 9frwam or ather urfice weadeTy, wAich may D sybmerged 3y [laoding;
usually the casgaratively flag plain withia whicn 4 stTeam or rivarSed swandurs.

MFEXVICUS SURIACT < A natural or san~asde surfice (r94d, parking loe, roaf *2p, patis) vhich far=es saiafall
to runal! ruther than lnfllzrate.

SONTMORTLLONITIC GLAY « A fine greinad earIh asturiil wAdse DrIgerties Sluze The 2lay ™D wwell Jnen <oz and
sariar when dey. 13 additian, in Fairfsz Councy Shase clays fend 23 slip 2r eluss when ey are exca-
vatsd [Tum slope siTuations.

SEY - Noisge Siposure Farecast - A noise deaseripgtion far iiiparet ngize coursas.

PEICT SLOPT - The inclination of a landform surfacs ‘Tom abealuts herizoatal: farwula La 'nrzir:a.h sizw ( Tpu<)
svar rogizznctal discancs (leat) aor /M.

FIISMONT SCOGAAPHIT 7ROYINCY - The cantdul jertisn of the S3unty, larscesrizad 3y gently 9lling ‘ssagraehv,
tuletantisl stTwam dissection, V-efaped stivam vallay, an underiying mtamarenic feok sstrix (scaist.
Meise, Zwenstone) and anerslly good bearing seils. -

PIZZ/TNYTORNENT + Praiqer Impac? Ivalustiow - A sywtsmacic, <tmoretensire mvisnsental revisw Jrocese imaqd
0 identifl7 and evaluats Lixdly emnvirsnaental isgeacts wsacaiatad with ladividual project arv ioma 3lan
roposals.

SHAINK=JUELL TATE - e suscepeabillsy far a soill'y volume 2 change due ™ icas 2 gain (0 Wwisturw =sntenc.
Hi¢lt shrink-ewell 304ls 2an Juekiy r7acs and criack !Tundatione.

SQIL ICARING TAPACTTY « The 40ilit of e soil 3 suppacee™ 4 vertizal ‘ced (2aeal frem foundations, ™=acu, a7z.

STTLAM VALLIY - Any stTwam and e land extanding Irom eitier side 2f i %2 4 line esataolisned 3y e aign
Feine of "Mw I:ncave/ cEavex TRagragny, 48 Celinseted On 4 a0 idoOCted LY e Soteem lalley ladars., far
surposes $f stream valley scsuasivion, he five=critgriy zefinscticn of stTwem 7aliayy 2=ntaided ia '3
Rescudy =f the Ponick JaCarsned” (L363) will soply. Tha *we prisary e»itertd incluge 3.1 the lind <itz.a
taw [J0-year [Laodplain 4nd e area Along e {lgadplaia ia dlopes 2/ L% JerTent ar wory.

STTAM YATIR RANAGRMEONT - An emepging aret/sciznce 2hat itTaspty *9 tTwaT 273w watse CuUnaf! 4t The sQurTe and
i 2 TERCUEEY. SIDTH CATAr madagement FUTEATANS lewk I3 10LlZaTE o 404t 1uentily 4nd juallly LICsSTy
typically issceiatad 9i:t fevelopmunt v the sPeailis aanign 9f SnEilw TretaNs JUGH 48 CeTanrTiin Tavicre
wAizn ticw =owm ruml? and L3 Joee cases LogTeve Juality, and letantism Svectume, WAism Aol Raex =imar T
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