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PLANNING COMMISSION: November 6, 2013
BOARD OF SUPERVISORS: November 19, 2013

County of Fairfax, Virginia

APPLICANT:
PRESENT ZONING:
REQUESTED ZONING:
PARCEL(S):

ACREAGE:

OPEN SPACE:

PLAN RECOMMENDATION:

PROPOSAL:

STAFF RECOMMENDATIONS:

October 23, 2013

STAFF REPORT C RA

RZ/FDP 2013-PR-007
PROVIDENCE DISTRICT

EYA Development, LLC

I-5

PDH-30

49-3 ((1)) — 87, 88, 89B

1.07 ac.

36%

Mixed-Use Town Center

The applicant seeks to rezone 1.07 acres from
I-5 to PDH-30 to permit the development of 25

single-family attached dwelling units at an
overall density of 22.1 du/ac.

Staff recommends approval of RZ 2013-PR-007, subject to the execution of proffers
consistent with those contained in Appendix 1.

Staff recommends approval of FDP 2013-PR-007, subject to proposed development

conditions contained in Appendix 2.

Michael H. Lynskey
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Staff recommends that the following waivers and modifications be approved:

Waiver of Sect. 6-107, Part 1, requiring a minimum district size of 2 acres for a PDH
District.

Modification of Sect. 2-505 to permit structures to encroach within the corner lot
limitations, as depicted on the CDP/FDP.

Modification of Sect. 6-107, Part. 2, requiring 200 square foot privacy yards for single-
family attached dwellings, in favor of roof-top terraces.

Modification of Sect. 6-110, to allow 36% open space, as shown on the plan, in lieu of
the 45% requirement for a PDH-30 District.

Modification of Sect. 10-104 to allow an 8-foot maximum fence height in side and rear
yards, as indicated on CDP/FDP.

Modification of Comprehensive Plan streetscape sections and bulk requirements for
Merrifield Suburban Center, in favor of the typical sections shown on plan.

Modification of Sect. 17-201 to accept the proposed improvements, as shown on the
CDP/FDP, as satisfying all immediate streetscape, trail, or interparcel connection
requirements at site plan stage.

Waiver request #561-WPFM-005-1, to allow underground Storm Water Management
(SWM) facilities in a residential development, per Sect. 6-0303.8 of the Public
Facilities Manual (PFM), as conditioned in Attachment A of the proposed development
conditions (Appendix 2).

Direct the Director of DPWES to:

Modify the Tree Preservation Target, per Sect. 12-0508 of PFM, in favor of proposed
vegetation shown on the CDP/FDP.

Modify Sect. 12-0510.4E(5) of PFM, to allow a reduction of 8 planting width to 5.5’
with 2.5’ cantilevered sidewalk, as shown in select areas of FDP.

Modify Sect. 7-0502 of PFM to permit 20-foot alleys, as indicated on CDP/FDP, in
areas with no parking.

It should be noted that it is not the intent of staff to recommend that the Board, in

adopting any conditions proffered by the owner, relieve the applicant/owner from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards

It should be further noted that the content of this report reflects the analysis and

recommendation of staff; it does not reflect the position of the Board of Supervisors.

The approval of this rezoning does not interfere with, abrogate or annul any

easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application. For information, contact the Zoning Evaluation Division,
Department of Planning and Zoning, 12055 Government Center Parkway, Suite 801,
Fairfax, Virginia 22035-5505, (703) 324-1290.

O:\mlynsk\Merrifield RZ-FDP 2013-PR-007\Draft staff report\O1 - Cover.doc

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance

notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).
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RZ/FDP 2013-PR-007
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MERRIFIELD TOWN CENTER

PARCEL K

REZONING/CONCEPTUAL DEVELOPMENT PLAN/FINAL DEVELOPMENT PLAN

AREA SUBJECT
TO CDP/FDP
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X e T Tk ok Bk

VICINITY MAP

SCALE: 1"=500'
T™M NO. 49-3 ((01)) PARCELS 87, 88 & 89B

RZ/CDP/FDP 2013-PR-007

PROVIDENCE DISTRICT
FAIRFAX COUNTY, VIRGINIA

ENGINEER/LANDSCAPE ARCHITECT

FEBRUARY 21 2013

REV. MAY 16 2013

REV. JULY 17 2013
REV. AUGUST 16 2013
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6

-
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ARCHITECTURAL

A—1 BUILDING ELEVATIONS
A—2 BUILDING ELEVATIONS

LANDSCAPE

L—1 LANDSCAPE PLAN

L—2 TYPICAL STREET SECTIONS

L—2A ADJACENT DEVELOPMENT STREET SECTIONS (FOR INFORMATION ONLY)
L—3 LANDSCAPE NOTES AND DETAILS

L—4 SITE FURNISHING AND STREETSCAPE DETAILS

17 TOTAL SHEETS INCLUDING ALPHA-NUMERIC SHEETS

APPLICANT

VIKA VIRGINIA, LIC.

8130 GREENSBORO DRIVE

SUITE 200

TYSONS, VIRGINIA 22102
CONTACT: MR. P. CHRISTOPHER CHAMPAGNE, PE

(703) 442-7800

ARCHITECT

LESSARD DESIGN
821 LEESBURG PIKE
SUITE 700

EYA
4800 HAMPDEN LANE

SUITE 300
BETHESDA, MARYLAND 20814

CONTACT: MR. JACK LESTER
(30D 634-8600

ATTORNEY

MCGUIREWOODS
1750 TYSONS BOULEVARD
SUITE 1800

VIENNA, VIRGINIA 22182
CONTACT: MR. JACK MCLAURIN
(57) 830-1850

TRANSPORTATION

WELLS & ASSOCIATES, INC.
11441 ROBERTSON DRIVE, SUITE 201
MANASSAS, VIRGINIA 20109
CONTACT: ROBIN ANTONUCCI
(703) 3659262

TYSONS, VA 22102
CONTACT: MR. DAVID GILL
(703) 712-5000

OWNER

ESKRIDGE REALTY (E&A) LLC.
1221 MAIN ST.

SUITE 1000 C/O EDENS LP
ATTN: PROP. MGMT.

COLUMBIA, SC 29201
CONTACT: GEOFF SHARPE
(30D 347-3281

SOIL MAP

SCALE: 1"=500°

SOIL TYPE CLASSIFICATIONS:

95 - URBAN LAND

JOB NUMBER: VV6575AS
SHEET 1 OF 17

100147:40 AM EDT
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NOTES

1.

11.

20.

21.

22.

23.

24,

25.

26.

27.

28.

29.

30.

31.

32.

33.

THE PROPERTY THAT IS THE SUBJECT OF THIS CDP/FDP CONSISTS OF THE PARCELS IDENTIFIED ON THE
FAIRFAX COUNTY TAX ASSESSMENT MAP AS 49-3 ((1)) PARCELS 87, 88 & 89B. THE PROPERTY IS
CURRENTLY ZONED [—5 AND USED AS A METAL RECYCLING CENTER. THE PURPOSE OF THIS APPLICATION
IS TO DEVELOP PARCELS 87, 88 & 89B WITH SINGLE FAMILY ATTACHED UNITS UNDER THE PDH-30
DISTRICT. REFER TO THE COVER SHEET FOR OWNER AND APPLICANT INFORMATION.

THE HORIZONTAL DATUM IS VIRGINIA STATE GRID NORTH.

THE TOPOGRAPHY SHOWN HEREON WAS FIELD VERIFIED BY VIKA, INC. AND THE CONTOUR INTERVAL
IS TWO (2) FEET.

THE BOUNDARY INFORMATION WAS PREPARED BY VIKA, INC.

THE PROPERTY IS LOCATED WITHIN THE MERRIFIELD SUBURBAN CENTER PLANNING DISTRICT OF THE
FAIRFAX COUNTY COMPREHENSIVE PLAN AND IS WITHIN THE MERRIFIELD COMMERCIAL REVITALIZATION AREA.

PUBLIC WATER AND SANITARY SEWER ARE AVAILABLE AND WILL BE EXTENDED TO SERVE THE
DEVELOPMENT.

STORM WATER MANAGEMENT AND BMP FACILITIES FOR THE PROPOSED DEVELOPMENT WILL BE PROVIDED ON
SITE. THE STORM WATER MANAGEMENT SYSTEMS WILL BE CONSTRUCTED AS BELOW GROUND STRUCTURES,
OPEN JOINTED (PERVIOUS) PAVERS AND AMENDED SOIL SOIL AREAS. AN ADEQUATE STORM DRAINAGE
SYSTEM WILL BE PROVIDED IN ACCORDANCE WITH THE FUBLIC FACILITIES MANUAL STANDARDS AND DESIGN
CRITERIA OF FAIRFAX COUNTY. A WAIVER OF UNDERGROUND DETENTION IN A RESIDENTIAL AREA WILL BE
REVIEWED UNDER A SEPARATE APPLICATION PROPOSED CONCURRENTLY WITH THIS APPLICATION.

TO THE BEST OF OUR KNOWLEDGE, NO GRAVE SITES OR STRUCTURES MARKING A BURIAL SITE ARE
PRESENT ON THE SUBJECT PROPERTY.

TO THE BEST OF OUR KNOWLEDGE, NO HAZARDOUS OR TOXIC SUBSTANCES ARE KNOWN TO EXIST

ON THE SUBJECT PROPERTY, OTHER THAN THOSE SPECIFIED IN THE PHASE II ENVIRONMENTAL STUDY
PERFORMED BY GEOCONCEPTS ENGINEERING ON APRIL 21, 2011. ADDITIONALLY, TO THE BEST OF OUR
KNOWLEDGE, THE USES PRESENTED HEREON WILL NOT GENERATE, UTILIZE, STORE, TREAT AND/OR DISPOSE
OF ANY HAZARDOUS OR TOXIC SUBSTANCES AS SET FORTH IN TITLE 40, CODE OF FEDERAL REGULATIONS
PARTS 116.4, 302.4 AND 355; ANY HAZARDOUS WASTE AS SET FORTH IN THE COMMONWEALTH OF
VIRGINIA / DEPARTMENT OF WASTE MANAGEMENT VR 672.10 — VIRGINIA HAZARDOUS WASTE MANAGEMENT
REGULATIONS; AND/OR ANY PETROLEUM PRODUCTS AS DEFINED IN TITLE 40, CODE PF FEDERAL
REGULATIONS, PART 280.

. THERE ARE SEVERAL SMALL EXISTING STRUCTURES ON THE PARCELS THAT ARE USED AS PART OF A

METAL RECYCLING CENTER, THE DATE OF CONSTRUCTION IS UNKNOWN. ALL EXISTING STRUCTURES WILL BE
DEMOLISHED PRIOR TO CONSTRUCTION.

THE ENTIRE SUBJECT PROPERTY IS LOCATED WITHIN AN RMA ZONE. NO FLOOD PLAIN, R.P.A. OR
ENVIRONMENTAL QUALITY CORRIDOR CURRENTLY EXIST ON THE PROPERTY. SEE NOTE 2 SHEET 3 FOR
FEMA INFORMATION.

. DEVELOPMENT WILL COMMENCE UPON COMPLETION OF ALL REQUIRED FAIRFAX COUNTY PLAN

PROCESSING AND APPROVALS, SUBJECT TO MARKET CONDITIONS.

. THE PROPOSED DEVELOPMENT CONFORMS TO THE PROVISIONS OF ALL APPLICABLE ORDINANCES,

REGULATIONS AND ADOPTED STANDARDS, WITH THE EXCEPTION OF THE SPECIFICALLY NOTED
MODIFICATIONS AND WAIVERS OF THIS SHEET.

. LANDSCAPED OPEN SPACE AREAS SHOWN HEREON MAY BE MODIFIED AT THE TIME OF FINAL

SITE PLAN.

. THE BUILDING FOOTPRINTS, STORM WATER MANAGEMENT/BMP STRUCTURES GARAGES, PLAZAS, PARKS AND

ROADS REPRESENTED HEREON ARE APPROXIMATE AND ARE SUBJECT TO MODIFICATION WITH THE FINAL
SITE PLAN. THESE FEATURES MAY BE ALTERED, MOVED AND INCREASED OR DECREASED IN SIZE OR
QUANTITY AT THE TIME OF FINAL SITE PLAN WITHOUT THE NEED TO AMEND THE CDP/FDP IN ACCORDANCE
WITH SECTION 16—403 OF THE ZONING ORDINANCE.

. ADDITIONAL SITE FEATURES AND ACCESSORY USES SUCH AS PLAZAS, GAZEBOS, FENCING CORNICES,

TRELLISES, LIGHTS AND/OR WALLS NOT REPRESENTED HEREON MAY BE PROVIDED.

. THE PROPOSED DEVELOPMENT ON THE SUBJECT PROPERTY WILL NOT POSE ANY ADVERSE EFFECT

ON ADJACENT OR NEIGHBORING PROPERTIES.

. A PARKING REDUCTION UNDER THE FAIRFAX COUNTY ZONING ORDINANCE IS REQUIRED AND WILL BE

PROVIDED CONCURRENTLY WITH THIS APPLICATION UNDER SECTION 11 OF THE ZONING ORDINANCE.

. SIGNAGE WILL BE PROVIDED IN ACCORDANCE WITH THE ZONING ORDINANCE SECTION 12 OR A

COMPREHENSIVE SIGN PLAN.
THERE ARE NO SCENIC ASSETS OR NATURAL FEATURES ON THIS SITE WORTHY OF DELINEATION.

THERE ARE NO EXISTING MAJOR UTILITY EASEMENTS HAVING A WIDTH OF TWENTY FIVE (25)
FEET OR MORE. THERE ARE NO MAJOR UNDERGROUND UTILITY EASEMENTS LOCATED ON THIS SITE.

MINOR MODIFICATIONS MAY BE MADE WITH THE FINAL SITE PLANS FOR THE SUBJECT PROPERTY
PER SECTION 16—403 OF THE ZONING ORDINANCE.

THE SUBJECT PROPERTY MAY BE SUBDIVIDED IN THE FUTURE FOR THE PURPOSE OF SALE, JOINT
VENTURE, OR PHASING. ANY PROPOSED SUBDIVISION MAY BE MODIFIED ADMINISTRATIVELY BY THE
DIRECTOR OF DPW E&S WITHOUT REQUIRING MODIFICATION OF THE CDP/FDP.

ACCESSORY AND SECONDARY USES AS IDENTIFIED UNDER ARTICLE 2, 10 AND 6 OF THE ZONING
ORDINANCE MAY BE PROVIDED WITHOUT REQUIRING MODIFICATION OF THE CDP/FDP, THESE ACCESSORY
AND SECONDARY USES SHALL BE IN ACCORDANCE WITH SECTION 16—403..

ALL PRIVATE STREETS SHALL BE DESIGNED TO MEET PFM CRITERIA. THE DESIGN SPEED SHALL BE
DETERMINED AT TIME OF FINAL SITE PLAN.

THE LIMITS OF CLEARING AND GRADING SHOWN ON THE CDP/FDP ARE PRELIMINARY AND ARE SUBJECT TO
MODIFICATION WITH FINAL ENGINEERING. THE DEVELOPMENT OF THE SITE WILL BE IN GENERAL
CONFORMANCE WITH THESE LIMITS. FINAL LIMITS OF CLEARING AND GRADING WILL TAKE INTO
CONSIDERATION FINAL SITE ENGINEERING AND SHALL BE SUBMITTED FOR REVIEW AND APPROVAL BY THE
COUNTY URBAN FORESTER AT THE TIME OF FINAL SITE REVIEW.

LANDSCAPING AND TREE COVER REQUIREMENTS WILL BE PROVIDED IN ACCORDANCE WITH REQUIREMENTS OF
ARTICLE 13 OF THE ZONING ORDINANCE, UNLESS MODIFIED OR WAIVED. LANDSCAPING MAY BE MODIFIED

WITH FINAL ENGINEERING AND DESIGN, BUT THE QUANTITIES, LEVEL OF QUALITY AND GENERAL CHARACTER
WILL REMAIN CONSISTENT WITH THAT SHOWN HEREON AND AS SET FORTH IN THE PROFFERED CONDITIONS.

A DETAILED LANDSCAPE PLAN WILL BE SUBMITTED IN CONJUNCTION WITH THE SITE PLAN(S).

APPLICANT RESERVES THE RIGHT TO LOCATE A TEMPORARY SALES TRAILER(S) ON THE PROPERTY DURING
THE CONSTRUCTION AND SALES PERIOD IN ACCORDANCE WITH SECTION 8-808 OF FAIRFAX COUNTY
ORDINANCE.

IT IS UNDERSTOOD THAT THE DIMENSIONS OF ALL INTERNAL PRIVATE ROADS MAY CHANGE PROVIDED THEY

CONFORM TO STANDARDS SPECIFIED IN THE PUBLIC FACILITES MANUAL (PFM), AS MAY BE MODIFIED AND
AS APPROVED BY DPWES. ALL PRIVATE ROADS WILL COMPLY WITH THE FIRE MARSHAL REQUIREMENTS.

ALL OFFSITE EASEMENTS THAT MAY BE REQUIRED WILL BE OBTAINED DURING THE SITE PLAN PROCESS.

WE RESERVE THE RIGHT TO RESERVE DENSITY CREDIT FOR ANY PROPOSED DEDICATION AS PERMITTED BY
THE FAIRFAX COUNTY ZONING ORDINANCE.

UPON REZONING THE APPLICANT SHALL DILIGENTLY PURSUE SITE PLAN APPROVAL AND CONSTRUCTION.

EXISTING WELLS ONSITE WILL BE DEMOLISHED IN ACCORDANCE WITH HEALTH DEPARTMENT STANDARDS.

DEVELOPMENT TABULATIONS OVERALL

SITE AREA
46,720 5F or 1.07254 acres

AREA PREVIOUSLY DEDICATED FOR PUBLIC STREET PURPOSES
2,544 SF or 0.05840 acres

TOTAL AREA FOR DENSITY PURPOSES
49,264 SF or 1.13094 acres {D.B. 19665 PAGE 2025)

Current - 1-5
Proposed — PDH-30

ZONING

MAXIMUM DENSITY PERMITTED
Residential

S0 UNITS/ACRE X 1.13094 AC, =33 93 UNIIS
33 UNITS

TOTAL

NUMBER OF DWELLING UNITS PROVIDED
Si "t hed 95 /113

(Single Family Atiaﬁ?*neﬁ}

ITS PROPOSEL

AFFORDABLE DWELLING UNITS (ADUs) AND WORKFORCE DWELLING UNITS (WDUs)
sale single family homes.

MAXIMUM BUILDING HEIGHT

150’ Permitted per the zoning ordinance 6-101 (R-30)

95’ Per comprehensive plan
50'+/- Provided

OPEN SPACE
Requirec 45% (86,720 x 0.45) = 21,024 SF (0.4826 AC)
Provided 36% (46,720 x 0.36) = 16,819.2 SF (0.39 AC)

ADU’s are not reguired with fewer than 50 units and WDU’s are not intended for for-

R=30 SINGLE FAMILY ATTACHED BULK PLANE

PLAN, HOWEVER IT SHOULD BE NOTED THE CONVENTIONAL R—30

20" (REAR YARD)

VARIES

ZONING ORDINANCE
MODIFICATIONS REQUESTED

PURSUANT TO SECTION 6—107.1 OF THE FAIRFAX COUNTY ZONING ORDINANCE, THE APPLICANT REQUESTS A
WAIVER OF THE MINIMUM DISTRICT SIZE OF 2 ACRES TO THAT SHOWN ON THESE PLANS.

PURSUANT TO SECTION 6—107, PARAGRAPH 2 OF THE ZONING ORDINANCE, THE APPLICANT REQUESTS A
WAIVER OF THE REQUIREMENT FOR A 200 SQUARE FOOT MINIMUM PRIVACY YARD FOR SINGLE FAMILY
ATTACHED DWELLINGS.

A WAIVER AND/OR MODIFICATION OF THE ZONING ORDINANCE SECTION 6—110 (MINIMUM OPEN SPACE) IN
FAVOR OF THAT SHOWN ON THESE PLANS AND IN ACCORDANCE WITH SECTION 16—400 OF THE ZONING
ORDINANCE.

A PARKING REDUCTION UNDER THE FAIRFAX COUNTY ZONING ORDINANCE IS REQUIRED AND WILL BE
PROVIDED CONCURRENTLY WITH THIS APPLICATION UNDER SECTION 11 OF THE ZONING ORDINANCE.

MODIFICATION OF 17—201(2) TRAILS AND BIKE TRAILS AND THE MERRIFIELD SUBURBAN CENTER
COMPREHENSIVE PLAN STREETSCAPE SECTIONS IN FAVOR OF THAT SHOWN ON THE CDP/FDP APPLICATION.

THE APPLICANT REQUESTS A MODIFICATION OF ZONING ORDINANCE SECTION 17-201.3 TO PROVIDE ANY
FURTHER INTERPARCEL ACCESS AT THE TIME OF SITE/SUBDIVISION PLAN BEYOND THAT INDICATED ON THE
CDP /FDP.

PFM WAIVERS REQUESTED

A WAIVER TO ALLOW STORM WATER MANAGEMENT (SWM) AND BEST MANAGEMENT PRACTICES (BMPS) TO BE
SATISFIED BY UNDERGROUND SYSTEMS FOR THE PROPOSED RESIDENTIAL DEVELOPMENT, AS REFERENCED IN SECTION
6—0303.8 OF THE PFM, WILL BE MADE TO FAIRFAX COUNTY DPWES CONCURRENTLY WITH THIS APPLICATION.

A MODIFICATION OF THE PFM SECTION 7-0502.1A TO PERMIT 20 FOOT ALLEYS AND RAMPS FOR VEHICULAR
ACCESS AND CIRCULATION IN AREAS INDICATED ON THE CDP/FDP WITH NO PARKING.

3. A MODIFICATION OF SECTION 12-0508 OF THE PUBLIC FACILITIES MANUAL FOR THE TREE PRESERVATION TARGET,

SEE SHEET C—-9 FOR DEVIATION REQUEST.

4. A MODIFICATION OF SECTION 12-0510.4E(5) OF THE PUBLIC FACILITES MANUAL TO PERMIT A REDUCTION IN THE

MINIMUM PLANTING WIDTH OF 8 TO A WIDTH OF 5.5° WITH A 2.5" CANTILEVERED SIDEWALK FOR THE STREET TREES
ALONG MERRIFIELD TOWN CENTER DRIVE.

INDIVIDUAL UNIT DIMENSIONS
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«THE MAXIMUM BUILDING HEIGHT IS 95' PER THE COMPREHENSIVE

ZONING DISTRICT ALLOWS FOR 150" MAX BUILDING HEIGHT. OUR
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NTS
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THE APPLICANT RESERVES THE
RIGHT TO ADJUST THE TYPICAL
UNIT MIX WITHIN THE STICKS AT
TIME OF FINAL ENGINEERING. FINAL
UNIT MIXES WILL TO CONFORM TO
OVERALL DIMENSIONS SHOWN ON
THE TYPICAL STICKS.

LIMITS OF OVERALL
BUILDING ENVELOPE

PROPOSED SINGLE FAMILY ATTACHED UNITS ARE 50'+/— IN NTS
HEIGHT.
, I
+/—4(MIN.) PRIVATE ALLEY
J GARAGE ENTRANCE
DRIVEWAY(TYP) 20 2" MIN REAR ,
+/-2" REAR ABOVE
+/—4" BALCONY(TYP) y / YARD GROUND PROJECTION (TYP)
R—30 BULK PLANE ILLUSTRATION SALCONIES ALOVED Pt
TO ENCROACH IN a . Iy
THERE IS NO ANGLE OF BULK PLANE REQUIREMENT SPECIFIED FOR THE PDH—30 MIN. REAR YARDS , 50" MAX 0" (MIN)
DISTRICT. THIS GRAPHIC DEPICTION OF THE R—30 DISTRICT REQUIREMENT IS FOR 45t LReaT SIDE YARD
REFERENCE ONLY IN CONSIDERATION OF THE DESIGN STANDARD SET FORTH IN PAR. 1
OF SECTION 16—102 OF THE ZONING ORDINANCE. ACTUAL YARDS AND BUILDING 0" (MIN.) Ble B1 BT B1 B1
HEIGHTS ARE SHOWN ON THE CDP. :
SIDE YARD ] | 1" ABOVE—
| | GROUND
5 1" ABOVE—GROUND E’TRYOP")ECT'ON
ARKING AND LOADING TABULATIONS PROJECTION TO P/L - P IS—— A —
PRODLUKTTYPE UNITS/GSF 3{:{}5}%5{3&5%3%%&5‘55 RATE REQLUHRED PARKING |PROPOSED PARKING RATE| PROVIDED PARKING 2, BAY WINDOW 1’ (M|N) SIDEWALK STEPS & STOOP IN
ii;:t:y 25 2.7 per unit 68 2.2 perunit® 55%* (TYP) FRONT YARD FRONT YARD AND

Loading Spaces: N/A

*  Acszeparate parking reduction request will be filed concurrently with this application to reduce the required townhouse [single

family attached) parking rate from 2.7 to 2.2 spaces per unit.

** [See note 18this sheet)

*** It should be noted that not all townhouses have 2 parking spaces, amaong the 25 units there are a total of 49 parking spaces

LANDSCAPING TABULATIONS & NOTES

SITE AREA = 46,720 SF
PDH-30 MINIMUM 10—YR CANOPY REQUIREMENT = 10% OF SITE AREA

REQUIRED 10—YR CANOPY = (46,720 X 0.10) = 4,672 SF OF CANOPY

LANDSCAPE CANOPY PROVIDED PER PLAN:
— CATEGORY IV DECIDUOUS: 11 @ 250 SF = 2,750 SF
— CATEGORY Il DECIDUOUS: 10 @ 150 SF = 1,500 SF
— CATEGORY II DECIDUOUS: 5 @ 100 SF = 500 SF
— CATEGORY | DECIDUQUS: 3 @ 75 SF = 225 SF

TOTAL 10—YEAR TREE CANOPY PROVIDED PER PLAN = 4,975 SF (10.65%)
INTERIOR & PERIPHERAL PARKING LOT LANDSCAPING — N/A AS PARKING LOT HAS LESS THAN 20 SPACES.

TRANSITIONAL SCREENING & BARRIER REQUIREMENT — N/A AS OUR PROPOSED USE IS ZONED THE SAME OR
LESS INTENSIVE THAN NEIGHBORING USES AND AS SUCH DOES NOT HAVE A SCREENING OR BARRIER
REQUIREMENT UNDER THE ZONING ORDINANCE MATRIX.
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TITLE COMMITMENT FURNISHED BY FIDELITY NATIONAL TITLE INSURANCE COMPANY, FILE NO. 38130 WITH AN EFFECTIVE DATE OF MARCH 17, 2011 HAS
BEEN INCORPORATED INTO THIS SURVEY. AREA TABULATION:
THE FOLLOWING ITEMS ARE LISTED IN SCHEDULE B — PART 2, EXCEPTIONS OF SAID TITLE COMMITMENT _=— NORTH (VCS 83)
TM# 049-3-01-0087 19,701 SQUARE FEET OR 0.45227 ACRES
TM# 049-3-01-0088 21,780 SQUARE FEET OR 0.50000 ACRES GRAPHIC SCALE
ITEM 4 EASEMENT GRANTED CHESAPEAKE AND POTOMAC TELEPHONE COMPANY DATED DECEMBER 26, 1917, RECORDED IN DEED BOOK G-8, PAGE 87. TM# 049-3-01-00898 5,239 SQUARE FEET OR 0.12027 ACRES 20 0 10 2 0 "
(CANNOT BE SHOWN HEREON — MAY AFFECT THE SUBJECT PROPERTY, BLANKET IN NATURE) TOTAL 46,720 SQUARE FEET OR 1.07254 ACRES VIKA REVISIONS
ITEM 5 EASEMENT GRANTED CHESAPEAKE AND POTOMAC TELEPHONE COMPANY DATED DECEMBER 19, 1917, RECORDED IN DEED BOOK H-8, PAGE 379.
CANNOT BE SHOWN HEREON — MAY AFFECT THE SUBJECT PROPERTY, BLANKET IN NATURE) AREA PREVIOUSLY 2,544 SQUARE FEET OR 0.05840 ACRES
ITEM 6 EASEMENT GRANTED CHESAPEAKE AND POTOMAC TELEPHONE COMPANY DATED JULY 19, 1919, RECORDED IN DEED BOOK T—8, PAGE 248. DEDICATED FOR ( IN FEET )
(CANNOT BE SHOWN HEREON — MAY AFFECT THE SUBJECT PROPERTY, BLANKET IN NATURE) PUBLIC STREET 1inch = 20 ft.
ITEM 7 EASEMENT GRANTED VIRGINIA ELECTRIC AND POWER COMPANY DATED APRIL 7, 1955, RECORDED IN DEED BOOK 1320, PAGE 196. (APPROXIMATE PURPOSES (DB 19965 NOTES
LOCATION SHOWN HEREON PG 2025) NV LY.
T B s AND toe tagny oo (ARFAX COUNTY, VIRGINIA, DATED SEPTEMBER 21, 2007, RECORDED NOVEMBER 20. TOTAL AREA FOR 49,264 SQUARE FEET OR 1.13094 ACRES 1. THE SUBJECT PROPERTIES SHOWN HEREON ARE IDENTIFIED ON FAIRFAX COUNTY TAX ASSESSMENT MAP AS NO
2007, IN DEED BOOK 19665, PAGE 2025. (SHOWN HEREON) DENSITY PURPOSES ' ' " 049-3-01-0087, 049—3-01-0088 AND 049—3—01—0089B AND ARE ZONED I-5. ’
2. THE PROPERTY SHOWN HEREON IS LOCATED IN FLOOD ZONE *X" (AREAS DETERMINED TO BE OUTSIDE THE 500 YEAR
FLOODPLAIN) AS SHOWN ON THE FLOOD INSURANCE RATE MAP (FIRM), FAIRFAX COUNTY, VIRGINIA UNINCORPORATED AREAS,
COMMUNITY ‘PANEL NUMBER 515525—-0079-D, DATED MARCH 5, 1990.
LEGEND 3. THE PLAT OF THE PROPERTY SHOWN HEREON IS REFERENCED TO NAD83 (CORS 96)(EPOCH: 2002.0000) / VIRGINIA 4TH SUB. 8/16/2013
COORDINATE SYSTEM (4501 VA N) USING THE FOLLOWING NGS CORS STATIONS:
BUILDING LINE co SANITARY CLEANOUT ® SANITARY MANHOLE CONC. ... .. CONCRETE ZDC1 DC WAAé 1 CORS ARP, PID NO. DF9217 3RD SUB. 7/17/2013
CABLE TELEVISION CONDUIT ) STORM DRAIN MANHOLE = TRAFFIC CONTROL BOX C&G . CURB AND GUTTER LWX1 STERLING CORS ARP, PID NO. DH4144 2ND SUB: 5/16/2013
FLECTRICAL CONDUIT = ELECTRICAL JUNCTION BOX ¥ TRAFFIC SIGNAL POLE BLDG. ... BUILDING GAIT GAITHERSBURG CORS ARP, PID AF9522 DATE: 02/21/2013
_ — EDGE OF PAVEMENT 3 TREE STY. o STORY 4. THE BOUNDARY INFORMATION SHOWN HEREON IS BASED ON A FIELD RUN BOUNDARY SURVEY PERFORMED BY VIKA, INC. LAST
® ELECTRICAL MANHOLE DES. DWN.
OO FENCE LINE 5 = CABLE TELEVISION PEDESTAL TRV .. ... ELECTRICAL TRANSFORMER FIELD VISIT WAS ON FEBRUARY 6, 2013.
NATURAL GAS CONDUIT FIRE DEPARTMENT CONNECTION Ouwr UNKNOWN UTILITY MANHOLE ASPH. ... .. ASPHALT 5. THE SUBJECT PROPERTY HAS DIRECT VEHICULAR ACCESS TO AND FROM A DEDICATED ROADWAY (ESKRIDGE ROAD) AS SHOWN IMS KY
OVERHEAD WIRES O FIRE HYDRANT ESMT. ..o EASEMENT HEREON OR THE SUBJECT PROPERTY HAS INDIRECT VEHICULAR ACCESS TO BY MEANS OF MERRIFIELD TOWN CENTER (PRIVATE _
© GAS MANHOLE ® WATER METER RCP v REINFORCED CONCRETE PIPE STREET) ACROSS INGRESS—EGRESS RECORDED IN DEED BOOK 21588 AT PAGE 1036. SCALE: o
TELEPHONE /COMMUNICATIONS CONDUIT @ GUY POLE @  WATER MANHOLE CMP CORRUGATED METAL PIPE 6. EXCEPT AS SHOWN HEREON, THERE ARE NO DISCREPANCIES, CONFLICTS, SHORTAGES IN AREA, ENCROACHMENTS, 17=20
PROPERTY LINES @ GAS VALVE o WATER VALVE BRL .t BUILDING RESTRICTION LINE OVERLAPPING OF IMPROVEMENTS, EASEMENTS OR ROADWAYS.
______________ PUBLIC UTILITIES EASEMENTS % LIGHT POLE ez, BOLLARD R/W ........ RIGHT-OF-WAY 7. THE AREA OF THE SUBJECT PROPERTY AND THE RESPECTIVE PARCELS THEREOF AS SHOWN HEREON IS CORRECT. PROJECT/FILE NO.
SANITARY SEWER CONDUIT o] PHONE PEDESTAL ~—  SIGN POST <HR>C -------- EEEE?SAE’NEESEMIDN 8. ggggsorwo RBgl\J/EF[Q)CEgS LILE\II\IIZLSES\QIIT':IO TTEI-Ile o%ﬂgﬁgg PHRE%PE%TY AND ADJOINING BOUNDARIES ARE CONTIGUOUS, WITH NO GAPS VVE575AS
STORM DRAIN CONDUIT ®,  PHONE MANHOLE ®'  woop pOST o 9. WELL LOCATION PROVIDED BY FAIRFAX COUNTY HEALTH DEPARTMENT RECORDS RESEARCH. EXISTING WELL AND SEPTIC TANK [NO. | DATE DESCRIPTION SHEET NO
WATER CONDUIT >/ UTILITY POLE INETS LOCATIONS SHOWN HEREON PER FIELD SURVEY PERFORMED ON 08,/23/2011. V 8.13 COUNTY REVISIONS o3
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ABOVE. NO. DATE DESCRIPTION SHEET NO.
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FAIRFAX COUNTY, VIRGINIA
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SWM_QUANTITY 2 & 10 YEAR HYDROGRAPHS

SWM_QUANTITY CALCULATIONS

Allowable Cutlow Computations

BMP_COMPUTATIONS

. WATERSHED INFORMATION

JWABLE RELEASE RATE = 4.
VIDED RELEASE RATE = 4.46

®
o
A

Project Mame;

Design Date;

Design Engineer,

Part1: Listall of the Subareas and "C" factors used in the BMP Computations

Subarea

B {Zﬁ

@2

)]

Acres

3

on-5ite Undetained and Uncontrofed

077

Site Avea {Ack

107

Te (Min}:

5.00

4.00

21 C-Factor

o082

10 C-Factor

082

257 ntensity {infhrk

5.45

10-¥r ntensity dn'hrk

7.27

Total

lla. PHOSPHORUS REMOVAL -"OCCOQUAN METHOD"

Part2: Compute the Weighted Average "C” Factor for the Site

(A} Area of the Site (a)

1.07

alies

0.00 4

Subarea Designation e Acres Product

(1 2) &) )

On-Site Undetained and Uncontmofied 877 X 1.07 = 0.82
Y &.00 X 0.00 = 0.00
0 0.00 X 000 = 0.00
0 0.00 X 0.0 = 0.00
0 0.00 b 0.o0 = 0.00
o a.00 X 0.00 = 0.00
0 0.00 X 0.0 = 0.00

{C) Weighted average "C” factor

{b} Total

0.82

Remowal Area

__________ ¢

Efficiency (%}
(1 33 @)

Subarea Designation

Ratio

Ratio

Product
(®)

RATE = 6

_ALLOWABLE RELEASE
PROVIDED._R

"ASE_RATE.=_5.95_CFS.

55 &0

65 70 7

100 105 110 115 120

5}
On-5ite Undetained and Uncontrolied tE X 1 X 1 = 0.00
{ { ¥ { ¥ { = 000
{ { ¥ { ¥ { = 000
Y Y ¥ Y ¥ Y = 0.00
a ¥ a ¥ a = 0.00
e X e X e = 0.00
e X e X e = 0.00
{ ¥ { ¥ { = 000

Q2= 082 X 5.45 X 1.07 = 4.78
Q1= 082 x 7.27 1 1.07 = 6.37
SBtep 2 - Post-Developed Inflows to BWM
Area Delained (Acy 0.00
Te (Min): 5.00
C-Factor 0.77
2-Yr Intensity (n/hri 545
10-Yr intensity fin/hry 7.27
x= C X I X A
Q2= 077 4 5458 k4 0.00 = a.00
Q0= 077 ¥ 7.27 ke 0.00 = a.00
Step 3 - PostDeveloped On-site Undetained Flows
= cC X B % A
Qz= 077 4 5.45 1.07 = 4.46
Q1= 077 4 7.27 1.07 = 5.95
Step 4 - OH-Site Flows to SWM
Area Detained (Ac) N/A - See Flow Rate Determined Elsewhere Delow
Te (Mink N/A - See Flow Rate Determined Elsewhere Below
C-Factor N/A - See Flow Rate Determined Elsewhere Below
2-¥1 tensity {in/hry N/A - See Flow Rate Determined Elsewhere Below
10-Yr lntensity {infhry N/A - See Flow Rate Determined Elsewhere Below
= c X I ¥ &
QZ2= HNA % MN/A X HiA = 0.00
Q0= NA ¥ HiA % /A = a.00
Step 5 - Allowable Release Rales
Qx allow= Qx pre + Qx off-site - Qx uncont
Q2 allow= 478 + n.oo - 0.00 = 4.78
Q10 allows= 637 + 0.00 - 0.00 = 6.37

OZgeiupl= 4,48

Q2 Analysis:

4.48

-

4.78

CHbactual= 535

Therefore

Design O.K

478

Q10 Analysis:

5.85

=

6.37

Therefore

Design O.K.
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BMP_NARRATIVE

THE SUBJECT SITE SHALL CONSIST OF 1.07 ACRES OF ATTACHED SINGLE FAMILY BUILDINGS. THE
EXISTING SITE HAS AN IMPERVIOUS AREA OF 0.93 ACRES AND AFTER REDEVELOPMENT SHALL

HAVE 0.83 ACRES OF IMPERVIOUSNESS (A 10% DECREASE). THEREFORE, PER PFM 6—0401.2D,
THIS SITE SHALL MEET THE CRITERIA OF REDEVELOPMENT (LESS THAN 20% INCREASE IN

IMPERVIOUSNESS) AND SHALL REQUIRE A 10% REDUCTION IN PHOSPHOROUS LOADING FROM
REDEVELOPMENT.

IN COMPARING THIS REQUIREMENT TO THAT OF MERRIFIELD TOWN CENTER (PCA/FDPA
2005—PR—041-3), WHICH REQUIRED A 40% PHOSPHORUS REDUCTION EQUIVALENT TO THAT OF A
PROJECT CATEGORIZED AS "NEW DEVELOPMENT,” WE FOUND THAT OUR TOTAL SITE PHOSPHOROUS
REMOVAL BASED STRICTLY ON THE REDUCTION OF IMPERVIOUS SURFACE WAS 11%. IN AN EFFORT
TO PROVIDE ADDITIONAL WATER QUALITY BENEFITS WE HAVE PROPOSED THAT THE PARK AREA
HAVE OPEN JOINTED (PERVIOUS) PAVEMENT AND THAT THE SOILS IN PERVIOUS AREAS OF THE
PARK RECEIVE COMPOST AMENDMENTS PER VIRGINIA DCR STORMWATER DESIGN SPECIFICATION #4.
THESE AREAS WILL HAVE WATER SHEET FLOW TO THEM FROM NEARBY HARDSCAPE AND
ROOFTOPS AND THEY WILL PROVIDE FURTHER PHOSPHORUS REMOVAL AND BMP BENEFITS FOR
OUR SITE. PRELIMINARY CALCULATIONS SHOW THAT THE REDUCTION IN IMPERVIOUS AREA
COMBINED WITH THESE ADDITIONAL TECHNIQUES MAY PROVIDE UP TO A 207% REDUCTION IN
PHOSPHOROUS FROM EXISTING AS WELL AS PROVIDING ADDITIONAL RUNOFF REDUCTION.

THIS SITE IS NOT LOCATED IN AN RPA, IT IS OUTSIDE THE OCCOQUAN WATERSHED AND MEETS
THE CRITERIA FOR REDEVELOPMENT. AS A RESULT OF THE DECREASE IN IMPERVIOUS AREA NOTED
ABOVE, THERE IS NO ADDITIONAL PHOSPHORUS REMOVAL REQUIREMENT FOR THIS SITE, SEE
COMPUTATIONS ON THIS SHEET.

NOTE:

COMPUTATIONS BASED ON APPROXIMATIONS OF PROPOSED PERVIOUS/IMPERVIOUS AREA. AT THE
TIME OF FINAL CONSTRUCTION PLANS, BASED ON FINAL PERVIOUS/IMPERVIOUS AREAS, THE FINAL
SWM VOLUME REQUIREMENTS WILL BE DETERMINED. THE METHODOLOGY USED SHALL BE CONSISTENT
WITH THAT SHOWN HEREON.

ANY PROPOSED BMP SYSTEM(S) ARE TO BE PRIVATELY OWNED AND MAINTAINED.

ALL STORMWATER MANAGEMENT FACILITIES MUST BE PRIVATELY MAINTAINED AND A PRIVATE
MAINTENANCE AGREEMENT WILL BE REQUIRED BEFORE THE CONSTRUCTION PLAN IS APPROVED.

STORMWATER MANAGEMENT NARRATIVE=QUANTITY

IN THE EXISTING CONDITION, THE MAJORITY OF THE PROPERTY DRAINS TO THE
SOUTH WEST CORNER OF THE SITE AND OUTFALLS INTO THE EXISTING CLOSED
CONDUIT STORM SEWER SYSTEM THAT CROSSES ESKRIDGE ROAD. CURRENTLY,
THERE ARE NO EXISTING STORMWATER MANAGEMENT CONTROLS IN PLACE.
THEREFORE, THE POST DEVELOPED RUNOFF MUST BE LESS THAN OR EQUAL TO
THE EXISTING (CURRENT) RUNOFF. WITH THIS DEVELOPMENT WE ARE
DECREASING THE IMPERVIOUS AREA AND RUNOFF FROM THE SITE BY A VOLUME
OF 600 CF +/— AS SHOWN BY THE COMPUTATIONS ON THIS SHEET, AND AS
SUCH NO ADDITIONAL QUANTITY CONTROLS ARE DEEMED NECESSARY PER THE
PFM. IT SHOULD BE NOTED THAT WE ARE PROPOSING A STORMWATER
MANAGEMENT UNDERGROUND DETENTION VAULT THAT 0.56 ACRES OF THE SITE
WILL DRAIN TO (PRIMARILY BUILDING FOOTPRINTS AND DRIVE AISLE). THE VAULT
WILL HAVE A STORAGE VOLUME OF APPROXIMATELY 350-500 CF AND IS
SHOWN TO PROVIDE ADDITIONAL DETENTION IN EXCESS OF THAT REQUIRED BY
THE PFM.

IN COMPARISON, MERRIFIELD TOWN CENTER (PCA/FDPA 2005—PR-041-3) HAD A
REQUIREMENT TO BRING THEIR SITE BACK TO A GOOD FORESTED CONDITION. IF
WE WERE TO DO THE SAME IT WOULD RESULT IN A DETAINED VOLUME
REQUIREMENT OF 5,000 CF. IN AN EFFORT TO IMPROVE UPON OUR DETENTION
REQUIREMENT WE'RE PROPOSING TO REDUCE OUR IMPERVIOUS AREA, THEREBY
REDUCING THE VOLUME OF RUNOFF BY 600 CF +/—, AND PROVIDE A
DETENTION VAULT SIZED TO DETAIN AN ADDITIONAL 350-500 CF OF WATER.
COMBINED, THESE TWO MEASURES SIGNIFICANTLY EXCEED THE DETENTION
REQUIREMENT FOR THE SITE AND PROVIDE SUBSTANTIAL WATER QUANTITY
BENEFITS COMPARED TO THE EXISTING SITE.

IN ADDITION, THE DEVELOPER RESERVES THE RIGHT TO VARY THE TYPE OF SWM
FACILITY TO BE USED AT SITE PLAN TIME. THE SIZE AND LOCATION OF THE
STORMWATER MANAGEMENT FACILITIES MAY BE SUBJECT TO CHANGE AT TIME
OF FINAL ENGINEERING.
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Sm LEFTING CLUTCHES PROVIDED.

: ETOR T0 NSTALL JOINT HT BETWEEN ALL BECTIONS AND A STRIGTURE

CONTRACTOR TO PFROVIDE, E‘iﬁ?&fiq 85&3 GROUT INLET ?ﬁ{&},

CONTRACTOR TO PROVIDE AND METALL CONKECTOR TD THE OUTLET RIBER 8TUB. STORMPFILTER BECUPPED WITH A DUAL DIAMETER
HOPE OUTLET 5TUB AND BAMND COLLAR. IF OUTLET FIPE 15 LARGER THAN 8 INCHES, CONTRACTOR TO RENOVE THE 8 INGCH CATLET
STUB AT MUADED INGUT LINE, DOUPLING BY FERNCD DR ECLAL AND FROVIDED BY CONTRADTOR.

. CONTRACTOR TO TAKE APPROPRIATE MEABURES TO PROTECT CARTRIDGES Fﬁm ﬁ@ﬁmiﬁm@ ERGHIOHN RUNGFF.

LN

o

7. CONTRACTOR TD INSTALL BUPPLIED PLUG IN CONSTRUCTION FLOW BYPABS Wi TER 15 BROURGHT ON LINE (PRECOURZ FIT ONLY,
DO NOT GLUEL CONTECH
E R

APPRCIABAATE HEAVIEST PICK = 5000 LES.
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ADEQUATE OUTFALL NARRATIVE

THE SUBJECT PROPERTY IS IDENTIFIED ON THE FAIRFAX COUNTY TAX ASSESSMENT MAP

AS 049-3 ((01)) 0087, 0088 & 0089B, AND IS LOCATED ON THE EASTERN SIDE OF
FAIRFAX COUNTY IN THE MERRIFIELD SUBURBAN CENTER PLANNING DISTRICT. THE
SUBJECT PROPERTY IS ZONED -5 AND WITH THIS APPLICATION IS PROPOSED TO BE
PDH-30. OUR PROPERTY IS BORDERED BY THE ALLIANCE CENTER (I-5) TO THE NORTH ,
ESKRIDGE ROAD TO THE WEST, APARTMENT BUILDINGS WITH GROUND FLOOR RETAIL
(PRM) TO THE EAST, AND TOWNHOUSES (PRM) TO THE SOUTH.

THERE IS ONE OUTFALL ASSOCIATED WITH THE SITE LOCATED AT THE SOUTHWESTERN
CORNER OF THE SITE. THE SITES WATER FLOWS INTO AN EXISTING 18" PIPE AT THE
SOUTHWESTERN CORNER, WHERE IT LEAVES THE PROPERTY VIA AN EXISTING CLOSED
CONDUIT STORM SYSTEM THAT CROSSES MERRIFIELD TOWN CENTER. THIS PIPE THEN
CONTINUES ON SOUTH UNTIL IT TURNS WEST AND CROSSES ESKRIDGE ROAD VIA AN
EXISTING 21" PIPE. THIS 21" CLOSED CONDUIT SYSTEM CONTINUES WEST UNTIL IT
REACHES A STRUCTURE AT POINT B ON MAP PROVIDED, WHICH REPRESENTS THE 907%
CONFLUENCE FOR OUR QUTFALL. WE CONTINUED TO FOLLOW THIS PIPE TO THE WEST
TOWARDS THE NORTHERN VIRGINIA REGIONAL POST OFFICE WHERE IT ENTERS A SINGLE
BOX CULVERT SHOWN AS POINT A ON THE PROVIDED MAP. THIS POINT REPRESENTS AN
AREA GREATER THAN 100 TIMES OUR SITES DRAINAGE AREA. THE AREA OF THE SITE
THAT OUTFALLS TO THIS LOCATION IS 1.07 ACRES. THE TOTAL AREA THAT DISCHARGES
INTO THE SINGLE BOX CULVERT AT POINT A IS 192 ACRES, SATISFYING THE FAIRFAX
COUNTY ZONING ORDINANCE REQUIREMENT OF THE OUTFALL HAVING A DRAINAGE AREA

OF AT LEAST 100 TIMES THE SITE AREA (107 AC).

AT TIME OF FINAL ENGINEERING A MORE DETAILED ANALYSIS WILL BE CONDUCTED,
SATISFYING THE REQUIREMENTS OF THE FAIRFAX COUNTY PUBLIC FACILITIES MANUAL
SECTION 6—0203.

DRAINAGE AREA
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SITE AREA
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EW | COVER SUCCESSIONAL| AREA COVER | PRIMARY| COMMENTS AND STATEMENT CRAPHIC SCALE
| T [TORET i S [ UG N 0 T 2R ST
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' Exisiting Vegetation MapiSFi= TR .
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B UPLAND SUB-CLIMAX | 1,826 POOR SEE E/EO'\I{'L\IJQ%FE canopy = BEEN MAINTAINED AND OVER TIME SHOWS SIGNIFICANT
FOREST COVER TREES c Percentage of 10-year tree canopy required for site =|  10%  |see Table 12.4 DECLINE AND SHOWS RISK HAZARDS. THIS ENTIRE SITE
5 " WILL BE RAZED OF ALL EXISTING FEATURES. THIS
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