APPLICATION (RZ and PCA) ACCEPTED: October 8, 2014
APPLICATION ACCEPTED (FDP 2014-PR-021): January 28, 2015
APPLICATION ACCEPTED (FDP 2014-PR-021): January 28, 2015

PLANNING COMMISSION: June 16, 2016
BOARD OF SUPERVISORS: July 12, 2016

@ 3:30 pm
County of Fairfax, Virginia
June 10, 2016
STAFF REPORT ADDENDUM
PCA 92-P-001-12/RZ 2014-PR-021
FDP 2014-PR-021 and FDP 2014-PR-021-2
PROVIDENCE DISTRICT

APPLICANT: BIT Investment Fifty-Two, LLC
EXISTING ZONING: C-3,HC
PROPOSED ZONING: PTC and HC
PARCEL(S): RZ 2014-PR-021/PCA 92-P-001-12

29-4 ((6)) A, B, 95C, 97C, 105 and 106

FDP 2014-PR-021

29-4 ((6)) 95C and B

FDP 2014-PR-021-2

29-4 ((6)) 106
ACREAGE: RZ and PCA: 16.74 acres

FDP 2014-PR-021: 6.25 acres

FDP 2014-PR-021-2: 2.62 acres
FAR/DENSITY: RZ 2011-PR-005: 2.59 (max. 1,940 dwelling units)

FDP 2014-PR-21. 1.54 FAR (max. 210 dwelling units)

FDP 2014-PR-021-2: 2.14 FAR (max 410 dwelling units)
PLAN MAP: RZ/FDP 2011-PR-005: Residential Mixed Use

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




PROPOSAL.:

RZ 2014-PR-021: To rezone from the C-3, HC Zoning District to the Planned Tysons
Corner Urban District (PTC District), HC to permit a mixed-use development of up to six
buildings, including multi-family residential, and office with retail, service or related uses
on the ground floor.

FDP 2014-PR-021: Final Development Plan (FDP) for residential Building A.

FDP 2014-PR-021-2: Final Development Plan (FDP) for residential Building B.

STAFF RECOMMENDATIONS:
Staff recommends approval of PCA 92-P-001-12.

Staff recommends approval of RZ 2014-PR-021, subject to the execution of proffers
consistent with those contained in Attachment 1.

Staff recommends approval of FDP 2014-PR-021-1, subject to the Board’s approval of
RZ 2014-PR-021 and the development conditions contained in Attachment 2.

Staff recommends approval of FDP 2014-PR-021-2, subject to the Board’s approval of
RZ 2014-PR-021 and the development conditions contained in Attachment 3.

Staff recommends that the Board of Supervisors direct the Fairfax County Park
Authority to issue any easements or right of way as necessary for the construction of
Grant Street and associated park improvements.

Staff recommends approval of the following modifications and waivers for RZ 2014-PR-
021:

e Waiver of Sect. 2-505 of the Zoning Ordinance to permit structures and
vegetation on a corner lot as shown on the CDP.

e Waiver of Pars. 3(E) of 10-104 to increase the maximum fence height from 7 to
14 feet around accessory uses/structures located within the rear yard for areas
associated with sports courts and urban plazas.

e Modification of Sect. 11-202(4) requiring a minimum distance of forty feet of a
loading space in proximity to drive aisles, to that shown on the CDP.

e Waiver and/or modification to interior parking lot landscaping requirements of
Sect. 13-202 for interim surface lots, structured parking and spaces on private

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




streets as either depicted on an FDP or shown on a landscape plan.

e Waiver of Par. 2 of Sect. 6-505 to permit a site plan for public improvements
plans associated with public roadway, infrastructure, or other park spaces to be
filed without an approved FDP.

e Waiver of Par. 3B of Sect. 17-201 to provide any additional interparcel
connections to adjacent parcels beyond that shown on the CDP and as proffered.

e Modification of Par. 2 of Sect. 17-201 to permit the construction of the sidewalks
and on-road bike lane system shown on the CDP.

e Waiver of Par. 4 of Sect. 17-201 to allow only for the dedication and construction
of roads as depicted on the CDP and indicated in the proffers.

e Waiver of Par. 7 of Sect. 17-201 to allow establishment of parking control, signs
and parking meters along private streets within the development.

e Modification of Sect. 12-0510 of the PFM to reduce the minimum planter opening
area for trees used to satisfy the tree cover requirement in favor of that shown on
the CDP.

e Modification of Sect. 12-0515.6B of the PFM to allow trees located above any
proposed percolation trench or bioretention areas to count towards county tree
cover requirements as depicted on the CDP.

¢ Modification of Sect. 12-0501 of the PFM to permit the 10 year tree canopy
requirements as shown on the CDP and as proffered.

e Modification of Sect. 12-0511 of the PFM for required tree preservation target
and ten percent canopy to be calculated as shown on the overall CDP area.

e Modification of Sect. 12-0514 of the PFM to adjust the area to be counted for the
5% interior parking lot landscaping to include areas of the public streets as
shown on the CDP.

It should be noted that it is not the intent of the staff to recommend that the Board, in
adopting any conditions, relieve the applicant/owner from compliance with the
provisions of any applicable ordinances, regulations, or adopted standards; and that,
should this application be approved, such approval does not interfere with, abrogate or
annul any easements, covenants, or other agreements between parties, as they may
apply to the property subject to this application

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.

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




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 TTY 711 (Virginia Relay Center).

Suzanne Wright X:\DPZ\Tysons-Core\CASES\Highland District RZ 2014-PR-021\Staff Report\Final Staff Report.docx
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BACKGROUND

The 16.74 acre site sits on both sides of Old Meadow Road and is bounded by the
Capital Beltway (Interstate 495) to the west and Scotts Run to the south and east. The
western side of the application slopes downward from the Beltway and the Beltway
ramp to a concrete ditch that conveys Scotts Run and stormwater from the western
side of the Beltway. The eastern side of Old Meadow Road is directly adjacent to the
Scotts Run stream valley. The site is developed today with 1960’s and 1970’s era
office buildings as it was originally a part of the West*Gate office park.

As described in the staff report published on June 2, 2016, these applications have
been submitted in order to permit the redevelopment of parcels along Old Meadow
Road in Tysons from the existing office into a mixed-use development consisting
predominantly of residential use, with an option for office, and retail.

Several changes have been made to the proffers and the applicant has also revised the
CDP and both FDPs. The key changes are highlighted here.

DESCRIPTION OF THE APPLICATIONS
PCA 92-P-001-12

PCA 92-P-001-12 is a partial proffered condition amendment (PCA) which covers 16.74
acres of the entire original rezoning application. This request seeks to remove this land
from the proffers and plans accepted with the West*Gate rezoning, RZ 92-P-001, which
currently governs the parcels.

RZ 2014-PR-021/FDP 2014-PR-021/FDP 2014-PR-021-2

The applicant proposes to redevelop and replace the existing office buildings and
surface parking lots with a mixed-use, residentially focused transit-oriented
development.

The applicant proposes either five or six new buildings (depending on the design of
Buildings C/D as one building or two towers) on the 16.74 acres site. Buildings A
through F are shown on the diagram on the next page, with the building sites located
along the new grid of streets and an enhanced Old Meadow Road.
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There are two basic options with regard to the land use mix. One option features
Building E (adjacent to the Beltway) as an office building, while the second option
shows Building E as residential. The application provides a commitment to at least
10,000 SF of retail. Specifically, the CDP provides a range of retail provided in each
building, with most of the retail commitments provided in Buildings C-F. The Final
Development Plans (FDPs) submitted for Buildings A and B contain ranges of square
footage for retail that does include the option for no retail in the buildings.

ANALYSIS
The key proffer changes include the following:

e Revision of Proffer 14 to permit telecommunications features which may not be
on the rooftop but on the facade;

e Revision of Proffer 29 committing to onstreet parking on the south side of
Roosevelt Street;

e Revision of Proffer 38 to commit to a more robust construction management
plan in order to maintain pedestrian connectivity throughout the area and to
provide notification procedures to nearby residential communities; and

e Revision of Proffer 60 regarding Public Facilities so that the contribution will be
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based on the maximum square footage of the alternative selected.
The key CDP and FDP changes include the following:

e Movement of square footage between buildings, specifically adding square
footage to the maximum of Building A and reducing the maximum square
footage on Building C or C/D;

e Revision of Roosevelt Street to show on street parking on the south side; and

e On the FDP, use of 0.5 multiplier to determine tree canopy credit (previous FDP
had erroneously used 1.0 as the multiplier for revegetation in the RPA).

Staff notes that the Public Facility proffer contribution has been improved but that,
generally, in order to permit a contribution instead of providing a facility, the contribution
to the County should be made on the entire entitlement request, i.e. on the amount of
square footage that the rezoning has requested. In this case, the applicant wishes to
base the contribution on the maximum amount of square footage on the alternative of
the applicant’s choosing, specifically, Buildings C/D which depending on whether the
buildings are towers or low rise, could have a maximum square footage of 296,000 or
260,000. The option to contribution cash instead of providing a facility was originally
offered to applicants in Tysons as a way to offset the need in the most equitable way
possible while noting that the preference was to provide a facility. Staff continues to
recommend that the applicants in all cases in Tysons contribute based on the
maximum amount of square footage they are requesting if there is no facility provided.

Recommendations
Staff recommends approval of PCA 92-P-001-12.

Staff recommends approval of RZ 2014-PR-021, subject to the execution of proffers
consistent with those contained in Attachment 1.

Staff recommends approval of FDP 2014-PR-021-1, subject to the Board’s approval of
RZ 2014-PR-021 and the development conditions contained in Attachment 2.

Staff recommends approval of FDP 2014-PR-021-2, subject to the Board’s approval of
RZ 2014-PR-021 and the development conditions contained in Atttachment 3.

Staff recommends that the Board of Supervisors direct the Fairfax County Park
Authority to issue any easements or right of way as necessary for the construction of
Grant Street and associated park improvements.

Staff recommends approval of the following modifications and waivers for RZ 2014-PR-
021:
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e Waiver of Sect. 2-505 of the Zoning Ordinance to permit structures and
vegetation on a corner lot as shown on the CDP.

e Waiver of Pars. 3(E) of 10-104 to increase the maximum fence height from 7 to
14 feet around accessory uses/structures located within the rear yard for areas
associated with sports courts and urban plazas.

e Modification of Sect. 11-202(4) requiring a minimum distance of forty feet of a
loading space in proximity to drive aisles, to that shown on the CDP.

e Waiver and/or modification to interior parking lot landscaping requirements of
Sect. 13-202 for interim surface lots, structured parking and spaces on private
streets as either depicted on an FDP or shown on a landscape plan.

e Waiver of Par. 2 of Sect. 6-505 to permit a site plan for public improvements
plans associated with public roadway, infrastructure, or other park spaces to be
filed without an approved FDP.

e Waiver of Par. 3B of Sect. 17-201 to provide any additional interparcel
connections to adjacent parcels beyond that shown on the CDP and as
proffered.

e Modification of Par. 2 of Sect. 17-201 to permit the construction of the sidewalks
and on-road bike lane system shown on the CDP.

e Waiver of Par. 4 of Sect. 17-201 to allow only for the dedication and construction
of roads as depicted on the CDP and indicated in the proffers.

e Waiver of Par. 7 of Sect. 17-201 to allow establishment of parking control, signs
and parking meters along private streets within the development.

e Modification of Sect. 12-0510 of the PFM to reduce the minimum planter
opening area for trees used to satisfy the tree cover requirement in favor of that
shown on the CDP.

e Modification of Sect. 12-0515.6B of the PFM to allow trees located above any
proposed percolation trench or bioretention areas to count towards county tree
cover requirements as depicted on the CDP.

¢ Modification of Sect. 12-0501 of the PFM to permit the 10 year tree canopy
requirements as shown on the CDP and as proffered.

e Modification of Sect. 12-0511 of the PFM for required tree preservation target
and ten percent canopy to be calculated as shown on the overall CDP area.
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¢ Modification of Sect. 12-0514 of the PFM to adjust the area to be counted for the
5% interior parking lot landscaping to include areas of the public streets as
shown on the CDP.

ATTACHMENTS

Revised CDP dated June 6, 2016

Revised FDP 2014-PR-021 dated June 6, 2016
Revised FDP 2014-PR-021-2 dated June 6, 2016
Revised Draft Proffer Statement dated June 8, 2016
Revised Affidavits dated June 2, 2016
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GENERAL NOTES BE(] VI %% A
AR A1 5V i A A
1. THE PROPERTIES SHOWN HEREON ARE IDENTIFIED AS FAIRFAX COUNTY TAX ASSESSMENT MAP NO. 029-4—06—A 029-4-06-B, 029—4—06-0095C. S YA g 1/ A ! RARE o S
029-4-06-0097C, 029-4—06—-0105 AND 029-4-06—0106 AND ARE CURRENTLY ZONED C-3 (SEE 90-P-023, 78—H-088, R792—P-001) P OLD MRS SEa e b \ : 7| A S T N = N
2. THE PROPERTIES SHOWN HEREON ARE CURRENTLY IN THE NAME OF BIT INVESTMENT FIFTY-THREE, LLC BY INSTRUMENT RECORDED IN DEED BOOK 7 'SR 705 PG 1805 1 S I < <
21794 AT PAGE 222; BIT INVESTMENT FIFTY-FOUR, LLC BY INSTRUMENT RECORDED IN DEED BOOK 21794 AT PAGE 214; BIT INVESTMENT \ T ZONED: 1-4 1] S o =
FIFTY=FIVE, LLC BY INSTRUMENT RECORDED IN DEED BOOK 21794 AT PAGE 194; AND BIT INVESTMENT FIFTY=SIX, LLC BY INSTRUMENT RECORDED IN USE: EXISTING BUILDING 11 A B A U A » ©
DEED BOOK 21794 AT PAGE 204 ALL AMONG THE LAND RECORDS OF FAIRFAX COUNTY, VIRGINIA. 1 1 [ Y VN = =
3. THE BOUNDARY INFORMATION SHOWN HEREON IS BASED UPON A GROUND SURVEY PERFORMED BY VIKA, INC. ON OCTOBER 10, 2005 AND WERE N LY Y CUCETIURIVETRIVEVIVIVUUCUT e TPRRIURPINIRNIN IHER\Y s \ x £
REFERENCED FROM A PLAT ENTITLED "PLAT SHOWING BOUNDARY SURVEY OF THE LAND OF WESTGATE CORPORATION” RECORDED IN DEED BOOK e oW S?Q‘%MSE 47500 -~ T eo aiyy o n g/ ; : = Z
5888 AT PAGE 1335 AMONG THE LAND RECORDS OF FAIRFAX COUNTY, VIRGINIA. — . e . - e NN N L R = 8z =
4. THE HORIZONTAL DATUM SHOWN HEREON IS REFERENCED TO VIRGINIA STATE GRID COORDINATE SYSTEM (VCS '83) AND IS BASED ON A GPS SURVEY AT SAACES ' = 1 [ 1 17T ] | \ T T ? o™ o
PERFORMED BY VIKA VIRGINIA, LLC ON MARCH 28, 2013. s - /Sg%w T 4N P i3 ,;5“ b _129| SPACES |/ R g‘a‘z\‘g i a%ii B, 38 ©
5. THE VERTICAL DATUM SHOWN HEREON IS REFERENCED TO THE NATIONAL GEODETIC VERTICAL DATUM OF 1929 (NGVD 29) AND IS BASED ON A GPS Tk w et T ] DA AN / 2 375
SURVEY PERFORMED BY VIKA USING NGS CORS STATION ID LOYB (PID DH7960), NGS CORS STATION ID LOY9 (PID DH7956), AND LEICA SITE LS10 .‘ T« ) - 0 R T 0 R | / ol IEERRY 3 G g mx O
(CHANTILLY). GPS ELEVATIONS WERE CONVERTED FROM THE NORTH AMERICAN VERTICAL DATUM OF 1988 (NAVD 88) TO NGVD 29. THE VERTICAL : o % e MEILS e ?B weresz ) = A i z; z 58L -
DIFFERENCE USED IS 0.75' & ag&% | 2 ohoas | P NN g, g & | 2 1 AN Vo T £ 00>
6. THE SUBJECT PROPERTY GRAPHICALLY APPEARS TO LIE IN FLOOD ZONE "X" (AREAS DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE ek e —hegom T p-sToRY-BRic S e — N8 [ 3 4 abes] 13 / Ge o0 R AR T I U w $ 58 =
FLOODPLAIN) AND FLOOD ZONE "A” (NO BASE FLOOD ELEVATION DETERMINED) AS SHOWN ON FLOOD INSURANCE RATE MAP (FIRM) NUMBER T g a YIS e s NN LN T Z8 I o = S0 =
51059C0165E, COMMUNITY PANEL NO. 515525 0165 E, FOR FAIRFAX COUNTY, VIRGINIA DATED SEPTEMBER 17, 2010. \ NG : TR T Tt ; i o ij\g = | /i % wy =
7. WETLANDS AND RESOURCE PROTECTION AREA (RPA) DELINEATED HEREON WERE OBTAINED FROM A PRELIMINARY STREAM RESTORATION PLAN FOR B B € g & e ) = \ LRy VICINITY MAP SCALE: 1"=2000’ z 2~
SCOTTS RUN DATED JANUARY 2011, AND REVISED 8/27/2013; AND A STUDY PROVIDED BY WETLAND STUDIES AND SOLUTIONS, INC. ENTITLED | A s e o2 8 /|2 L / W B - of
"WATERS OF THE U.S. (INCLUDING WETLANDS) DELINEATION AND RESOURCE PROTECTION AREA EVALUATION (WSS PROJECT #21880.01) DATED JUNE ' MCLEy /3 MILE 58 55 £ < e 3 ey 0 &~
16, 2010, REVISED JANUARY 31, 2011” AND APPROVED BY THE U.S. ARMY CORPS OF ENGINEERS ON MARCH 14, 2011. - EAN STATION p Arory ° 4D“ Al BE B - & i
8. THE TOPOGRAPHIC INFORMATION SHOWN HEREON WAS OBTAINED FROM AN AERIAL SURVEY (2’ CONTOURS), FIELD VERIFIED BY VIKA, ALONG =~ B ESCALATOR T ORM L )= Byt S Z t
WITH PLANS PROVIDED BY WETLAND STUDIES AND SOLUTIONS, INC. FOR SCOTTS RUN DATED JANUARY 2011, AND REVISED 8/27,/2013. e S o S eE SEb EJ— g o &
9.  THE INFORMATION SHOWN HEREON HAS BEEN COMPILED FROM INSTRUMENTS OF RECORD, PREVIOUS SURVEYS, FIELD RUN SURVEYS BY VIKA, e i o G B m— g - 3
SITE PLANS BY OTHERS, AND FAIRFAX COUNTY GIS RECORDS. THIS INFORMATION SHOWN HEREON IS INTENDED FOR REZONING PURPOSES. LOT 105 g o N ——— | AR N 0 5
WESTGATE INDUSTRIAL PARK . —IK | VA N AL o
029-4-06-0105 1 L 8 KN / ooy Ll o
AREA TABULA-n ON 163,573 SF. OR 3.75512 AC S, S N ! / [ ;E 12 Ll ; =
DB 16786 PG 854 i 5= o N | P i /
ZONED: C-3 i - | S SN Y /
WEST USE: EXISTING BUILDING % % ( ng T %&2 Iy 1 N
Yeol & R | I 0] oS
PARCEL A (TM#029—4—06—A) 16,260 SQ FT OR  0.37328 ACRES ROOSEVELT BUILDING - i | 4 e £ / a7 !
PARCEL B (TM#029-4—06-B) 13412 SQ FT OR  0.30789 ACRES 2 STORY_ BRICK R W | VS A T oo /7 ] ]
LOT 958 . (TM#029-4—06—-0095C) 258,637 SQ FT OR  5.93749 ACRES B#Jx{g?ri G#1H7§ém#‘z5g P oo e 87 ¢ | HORTY /1 / [/ i/
LOT 97C  (TM#029-4-06-0097C) 163,050 SQ FT OR  3.74311 ACRES - w72 R — KRy / LT
TOTAL WEST 451,350 SQ FT_OR 10.36177 ACRES £ s s £ e V% BN j
:"3 %g 2 X / / [ S— % ; f; ; ;f ;; ;
xgy 5000 < 7, R | 3 fi/ Y / I
EAST g8 %/% 4\ /(7 / i ;
LOT 105  (TM#029-4-06-0105) 163,573 SQ FT OR 3.75512 ACRES - A ¢ z 9 N S 7 R ;
LOT 106 (TM#029-4-06-0106) 114,256 SQ FT OR 2.62296 ACRES I ¥ 20 amm N A i/ / R
TOTAL EAST 277,829 SQ FT OR 6.37808 ACRES ; e ,“ D JyseheEs LT o 0 <
ZEX A0 ECWA__ == > 1 | ¢ sPAcks > ‘ /K o g / pd G &
WATER LINE ESMT. Y | Al e ] > (77 (A d o
B ma§7 PG 2023 ALY | =1 ! S ' ERoX. LOCATION i o it N ey *’i’ y 5 S @
TOTAL APPLICATION AREA 729,188 SQ FT__OR 16.73985 ACRES SR RN e d [ = R e e 7/ X 10 VEPCO ESHT T aspraT 2N L ‘ =
Tzt r | DB 283165 565 ] g g g W s T / 7/ L E &) >
< ™ g\ P - - s s B T PR OB " P zr_;z" - A ; {f ;i; ; /,
ZONING TABULATION il y ELiCsinEj /5 [ — S F &8s
EXISTNG  PROPOSED sgee = e = = ——f T / s / § I ﬂ =B
- ZONE ZONE g 3 igw IRERCECSRERNER y / g 7 j ] w N 3 E
= atalal 3 . . = b /] / f’é&,’/ £ y e
PARCEL A (TM#029—4—06-A) 16,260 SQ FT OR 0.37328 ACRES C-3 PTC A =L E= 9 - M% PP | e \ | & / y 2 n I o %
PARCEL B (TM#029-4—06-B) 13,412 SQ FT OR 0.30789 ACRES C-3 PTC | I @ *-ASPHALT ~E0 o e | \ Ry D / s = — i
LOT 958  (TM#029-4—06—0095C) 258,637 SQ FT OR 5.93749 ACRES C-3 PTC 7 NN AN N N R kL \@% N |
LOT 97C  (TM{#029-4—-06-0097C) 163,050 SQ FT OR 3.74311 ACRES C-3 PTC =15 SPACES g%% 6-5PAGES }?\ MESPECES | BER | AL gl | 5|sPha 1 /& i !
TOTAL WEST 251,359 SQ FT_OR 10.36177 ACRES C-3 PTC O i i " ST ve= 1y S S et e R SN / 5
ST F%é_ﬂ\zui:fsg—\ ’N & : > ay T Saon T ol g0 PN é % ‘\:\‘ é w{% i; . § ;”}{f J&/’M
LOT 105  (TM#029—-4-06-0105) 163,573 SQ FT OR 3.75512 ACRES  C-3 PTC ) 1) 29 K, \ LOT 106 05 oS 7
LOT 106 (TM#029-4-06-0106) 114,256 SQ FT OR 2.62296 ACRES C-3 PTC el L NS Ge/ S K WESTGATE INDUSTRIAL PARK - i/
TOTAL EAST 277,829 SQ FT_OR 6.37808 ACRES  C-3 PTC - <1 vl 029-4P-E>Jss-o1oleA . 1
il e 0 || e 114,256 SF. OR 2.62296 AC 2. Ji
f ol Lo/ e 3 =, i
B AR W Su——— - | £ B ! ; = |2 : — J 7 ':%i i; ;f ;5
TOTAL APPLICATION AREA 729,188 5Q FT__ OR 16.73985 ACRES C- PTC VA, - 101 ‘o B USE: EXISTING BUILDING ‘ 2z
JTORM SEWER ESMT ™ ] 1w - e 3 7 ;1 Fy i
] 18660 PG 205 Cos i~k & P &S £3 R /
S DA Bl 1 Z\;J % 2 j'@ﬁ \}\PE%/ - M«;};j a ‘gﬂ ‘\\ };
[ P T euo ezl N\ =
CURVE TABLE 6 SpACES : B} g 2 STORY BRICK 5] NN
CURVE LENGTH RADIUS DELTA TANGENT CHORD BEARING CHORD i — o e\ = 7.9 beanr VAR NN
Ct 173.72 487.05 20'26'09" 87.79’ N00'17'40"E 172.80° | /s (O T ] VL - |- SO NN
C2 39.27' 25.00 90°00'00" 25.00 N55'30'45"E 35.36" A B A tieoh f : _ of 5 SPifes N VY o
C3 27.69’ 567.05 247’51 13.85' S09°06'49"W 27.69° A7 58 N A el ’ = S o s 7% SIS B P |y R / w
C4 174.56’ 567.05 17'38'18" 87.98" S01'06"15°E 173.87 T g ] TR PRE % ’ NA T | siseaets | 77555 FRTI Pl ?
3 -8 HERt o SIS ; ; SP;’; £ - Pl -, } ; ! | ~
c5 38.05 25.00 8712'09" 23.81° N355311"W 34.48 LAl et & /@2@ < gé /g i f; PR jan R R L = 0p)
C6 184.35' 325.00 32°30'00" 94.73' N83'58'33"W 181.89’ ’3 et 1t o onaLr BRICK STOOP- VL N i —_ 2
c7 3.84' 147.00 1°29'46” 1.92' S09'10'31"E 3.84' o R A O & STEPS 7 Vi S I__
c8 104.97’ 514.00 114205 52.67" N57'38'04"E 104.79" = % () N & R A O
c9 157.54' 1015.46 8'53'20" 78.93' N68'00'05"E 157.38’ Y DAERAANS N ) —
C10 202.25’ 567.05 20°26'09” 102.21° S0017'40"W 201.18’ f SRAIRE \ WY I i’ I_
2, DAL R NOTE ><
— /Bge Vil  APPLICANT RESERVES THE RIGHT TO PROVIDE Ll 0N
---------- / 8y v NERS COMMERCIAL OFF—STREET PARKING AS AN INTERIM
Fges MO LU ’ / M /7 \ CONDITION AND PART OF PHASED CONSTRUCTION. 2z
! i) il RN/ o
A R L) A\ W\ fEmgeren verreo / / PN R T 7 s e @
SR K{\g AL G\ /’(%%?—RPA~002—1)‘—§7 YA ; ’ . N
5§ ¢ 3«_&1« AV ‘} . y ’ ?r o 5 7S % 7 £ 7 ; -
| 4 2* ’é iy %W ¥ AR % s‘“ b T, EQC _%PP- ) ,5’ % : ;‘ . § j f{' ;/ - i% M;
A\ vy WL )
ﬁ%‘i %, { A )% /ﬁ?jr/; % “// T /f / f; | ;;f"f
rui (T \‘\ 026465107/ ¢ ’ Y Zam VIKA REVISIONS
A LRI VAL
) by ;&? ,4 ‘{g X UBK_,':";\"‘_"\{' :;\?% oL 3¢]
o3 %{‘,L," 9 %@% “:{Lé:/wf_u, L
= A% % Yoty
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REV: 06/06/2016
REV: 03/16/2016
LEGEND: REV: 01/16/2016
. REV: 11/06/2015
£ « E GUY POLE ® INLETS TRANS ELECTRICAL TRANSFORMER
EDGE OF PAVEMENT PM®  PARKING METER REV: 09/08/201
' X LIGHT POLE £ CURB INLET 5] ASPH  ASPHALT 09/08/2014
FENCE LINE HVAC UNIT DATE: 7/14/14
X X X € /CROUND LIGHT ®  SANITARY MANHOLE N ESMT  EASEMENT
} - . NATURAL GAS CONDUIT 20 3O UKNOWN UTILITY MANHOLE  BIpG  BUILDING |
| G UTILITY POLE & SANITARY CLEANOUT , GRAPHIC SCALE DES. DWN.
OVERHEAD WIRES | soie  BOLLARD
L BISRY @ PHONE MANHOLE ® WATER METER RCP REINFORCED CONCRETE PIPE LMG LMG
— PROPERTY LINES ;;%3 C CENTERLINE HCR  HANDICAP RAMP SCALE:
IS4 CABLE TELEVISION PEDESTAL (@  WATER VALVE -
PUBLIC UTILITIES EASEMENTS | DB DEED BOOK 1"=50
SANITARY SEWER CONDUIT GAS VALVE - FIRE HYDRANT PO IRON PIPE FOUND PG PAGE |
~S- ST STORM DRAIN CONDUIT © GAS MANHOLE ¥ FIRE DEPARTMENT CONNECTION RO REBAR FOUND TRANS ELECTRIC TRANSFORMER (IN FEgz ) PROJECT/FILE NO.
i WATER CONDUI 55 GAS MARKER IRRIGATION CONTROL VALVE ~ par@® PKNAIL FOUND BRL  BUILDING RESTRICTION LINE 1inch = 50 ft. 6304K-SV
| ‘ TRAFFIC CONTROL BOX ~= SIGN POST o @ DRILL HOLE FOUND
M TRAFFIC SIGNAL POLE " WOOD POST | o | SHEET NO.
| | | C-5
RP/SP:
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. . . . e ; 7 TEETY PETETITIETTETVII Iy EITFIITY EETEITTIEETITIeeIYys i i e Y AN & '
N TN e Iy ’ /AN ‘: woo/ g{ EVM | COVER SUCCESSIONAL | AREA COVER | PRIMARY COMMENTS
i = | b / E I RIEARN I _INDEX | TYPE STAGE | CONDITION SPECIES
_ i : 8 r 7 & H 3 ey 1 7 3 .
Ly / R U U2 0Nl DEVELOPED | N/A 157,530 SF | N/A N/A DEVELOPED
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