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GENERAL DEVELOPMENT PLAN
 PHASE I: N29 APARTMENTS

CITY OF FAIRFAX, VIRGINIA

PROJECT TEAM:

CONTRACT PURCHASER/ APPLICANT
CAPITAL CITY REAL ESTATE
3000 K STREET, NW SUITE 270
WASHINGTON, DC, 20007

OWNER
WILLOWWOOD OFFICE OWNER LLC
10300 EATON PLACE
FAIRFAX, VA 22030

ATTORNEY
COZEN O'CONNOR
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WASHINGTON, DC 20036

ARCHITECT
hickok cole
301 N STREET NW
WASHINGTON, DC 20002

ENGINEER & LANDSCAPE ARCHITECT
IMEG Corp.
4035 RIDGE TOP ROAD, SUITE 601
FAIRFAX, VA 22030

TRAFFIC ENGINEER
WELLS + ASSOCIATES
1420 SPRING HILL ROAD, SUITE 610
TYSONS, VA 22102
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GENERAL NOTES:

1. THE SUBJECT PROPERTY IS A PORTION (± 2.97 AC) THAT WILL BE SUBDIVIDED FROM THE FOLLOWING PARCEL AND IS
RECORDED IN THE LAND RECORDS OF FAIRFAX CITY, VIRGINIA:

2. THIS GDP SUBMISSION IS AN APPLICATION TO REZONE THE SUBJECT PROPERTY FROM  CR (COMMERCIAL RETAIL) TO CU
(COMMERCIAL URBAN) DISTRICT. THE DEVELOPMENT PROGRAM ON THE SUBJECT PROPERTY WILL INCLUDE
MULTI-FAMILY HOUSING, AND RETAIL. THE REMAINDER OF THE ORIGINAL PARCEL WILL REMAIN ZONED CR AS EXISTING
OFFICE USE, AND WILL NOT BE A PART OF THIS APPLICATION.

3. HORIZONTAL DATUM SHOWN HEREON IS REFERENCED TO THE VIRGINIA COORDINATE SYSTEM (VCS) 1983 - NORTH AS
ESTABLISHED FROM A CURRENT GPS SURVEY.  VERTICAL DATUM SHOWN HEREON IS REFERENCED TO THE NATIONAL
GEODETIC VERTICAL DATUM OF 1929 (NGVD 29) (GEOID-18) AS ESTABLISHED FROM A CURRENT GPS SURVEY.

4. THE PHYSICAL IMPROVEMENTS AND TOPOGRAPHY SHOWN HEREON ARE BASED UPON A FIELD SURVEY CONDUCTED BY
THIS FIRM BETWEEN THE DATES OF MARCH 22 AND MAY 5, 2022.

5. NO CERTIFICATION HAS BEEN MADE AS TO THE LOCATIONS OF UNDERGROUND UTILITIES SUCH AS, BUT NOT LIMITED TO
ELECTRIC, GAS, TELEPHONE, CATV, WATER, SANITARY AND STORM SEWERS.

6. NO GEOTECHNICAL, SUBSURFACE, FIELD REVIEWS, RESEARCH, AGENCY OR GOVERNMENTAL RECORD REVIEWS, OR
OTHER INVESTIGATIONS HAVE BEEN MADE FOR THE PURPOSE OF LOCATING, OR DETERMINING THE EXISTENCE OF
HAZARDOUS MATERIALS, OR OTHER ENVIRONMENTAL CONCERNS ON SITE IN THE PERFORMANCE OF IMEG CORP.
SERVICES FOR THE PROJECT AS SHOWN HEREON.

7. DURING THE PROCESS OF PHYSICAL SURVEY NO INDICATIONS OF A CEMETERY WERE FOUND. NO FURTHER INSPECTION
OF THIS PROPERTY HAS BEEN MADE FOR POSSIBLE CEMETERIES.

8. STORM AND SANITARY INVERTS, PIPE SIZES AND MATERIALS HAVE BEEN DETERMINED THROUGH THE USE OF A SEWER
VIDEO CAMERA OPERATED BY THIS FIRM ON THE DATE OF APRIL 20th, 2022.

9. THE LIMITS OF THE UNDERGROUND BMP FACILITY SHOWN HERON ARE APPROXIMATE AND BASED OFF OF A PLAN TITLED
"WILLOWWOOD PLAZA SITE PLAN PHASE ONE" WITH A REVISION DATE OF NOVEMBER 10th, 1986.

10. THE AREA SHOWN HEREON IS LOCATED ON THE FLOOD INSURANCE RATE MAP (FIRM), NO. 5155240002D, WITH AN
EFFECTIVE DATE OF 06/02/2006 AND A REVISION DATE OF 10/11/2019.

        BY GRAPHIC DEPICTION ONLY, THE PROPERTY SHOWN HEREON IS SHOWN IN:

· FLOOD ZONE "AE" (SPECIAL FLOOD HAZARD AREAS - SHADED), AREAS WITH BASE FLOOD ELEVATION (BFE) OR
DEPTH.

· FLOOD ZONE "X" (OTHER AREAS OF FLOOD HAZARD - SHADED), 0.2% ANNUAL CHANCE FLOOD HAZARD, AREAS
OF 1% ANNUAL CHANCE FLOOD WITH AVERAGE DEPTH LESS THAN ONE FOOT OR WITH DRAINAGE AREAS OF
LESS THAN ONE SQUARE MILE.

· FLOOD ZONE "X" (OTHER AREAS), AREAS DETERMINED TO BE OUTSIDE THE 500-YEAR FLOODPLAIN.

A FIELD SURVEY WAS NOT PERFORMED TO DETERMINE THE FLOOD ZONES LISTED HEREON.  AN ELEVATION
CERTIFICATE MAY BE NEEDED TO VERIFY THIS DETERMINATION OR APPLY FOR A VARIANCE FROM THE FEDERAL
EMERGENCY MANAGEMENT AGENCY.

11. THE SUBJECT PROPERTY IS CURRENTLY SERVED BY PUBLIC WATER AND PUBLIC SEWER PROVIDED BY CITY OF FAIRFAX
AND FAIRFAX WATER.

12. THIS DEVELOPMENT PROPOSAL IS COMPATIBLE WITH THE EXISTING DEVELOPMENT IN THE VICINITY OF THIS SITE. NO
ADVERSE EFFECTS TO NEIGHBORING PROPERTIES ARE ANTICIPATED WITH THIS PROJECT.

13. NOTWITHSTANDING THE IMPROVEMENTS AND TABULATIONS SHOWN ON THIS PLAN, THE APPLICANT RESERVES THE
RIGHT TO MAKE MINOR MODIFICATIONS TO THE FINAL DESIGN, TO COMPLY WITH FINAL ENGINEERING AND NEW CRITERIA
AND REGULATIONS WHICH MAY BE ADOPTED BY THE CITY OF FAIRFAX SUBSEQUENT TO THE SUBMISSION OF THIS
APPLICATION, PROVIDED THAT SUCH MODIFICATIONS ARE SUBSTANTIALLY CONSISTENT WITH THE APPROVED
DEVELOPMENT PLAN AND COMMITMENTS AND SUBJECT TO THE DETERMINATIONS OF THE DIRECTOR OF DEVELOPMENT
AND PLANNING.

14. THE PROPOSED BUILDING FOOTPRINTS AND SITE IMPROVEMENTS SHOWN HEREIN ARE PRELIMINARY. THE PROPOSED
SQUARE FOOTAGE FOR THE PROPOSED BUILDINGS IS APPROXIMATE ONLY AND MAY BE SUBJECT TO MINOR REVISIONS
AT THE TIME OF SITE PLAN, SUBJECT TO MARKET CONDITIONS, BUT SUBSTANTIALLY CONSISTENT WITH THE APPROVED
DEVELOPMENT PLAN.

15. SITE LIGHTING WITHIN THE PROJECT SITE AREA (I.E. ALONG SIDEWALKS AND PATHWAYS) WILL BE DETERMINED DURING
FINAL SITE PLAN REVIEW AND SHALL BE IN GENERAL CONFORMANCE WITH SECTION 4.8 OF THE ZONING ORDINANCE AND
SECTION 2.10 OF THE PUBLIC FACILITIES MANUAL.

16. ONSITE STORMWATER MANAGEMENT AND BEST MANAGEMENT PRACTICES SHALL BE PROVIDED AS REQUIRED BY CITY
REGULATIONS AT THE TIME OF FINAL SITE PLAN. DETENTION TO PROVIDE THE REQUIRED STORMWATER QUANTITY
CONTROLS AND ONSITE BEST MANAGEMENT PRACTICES (BMPs) TO MEET THE STORMWATER QUALITY REQUIREMENTS
ARE SHOWN ON SHEETS WITHIN THIS PLAN SET.

17. ALL SIGNAGE WILL BE IN CONFORMANCE WITH SECTION 4.6 OF THE ZONING ORDINANCE.

18. TO THE BEST KNOWLEDGE OF THE ENGINEER AND APPLICANT, THIS DEVELOPMENT PLAN CONFORMS TO ALL APPLICABLE
ORDINANCES, REGULATIONS AND ADOPTED STANDARDS, WITH THE FOLLOWING SPECIAL EXCEPTION AND WAIVER
REQUESTS:

A. A SPECIAL EXCEPTION OF THE ZONING ORDINANCE SECTION 3.5.1.D REQUIREMENT OF 75% GROUND FLOOR
NONRESIDENTIAL USES.

B. A SPECIAL EXCEPTION OF THE ZONING ORDINANCE SECTION 3.6.2 REQUIREMENT OF 24 DU/AC MAXIMUM DENSITY.

C. A SPECIAL EXCEPTION OF THE ZONING ORDINANCE SECTION 3.6.2 REQUIREMENT OF 5 STORY/60 FEET MAXIMUM HEIGHT.

D. AN ADMINISTRATIVE REDUCTION OF THE ZONING ORDINANCE SECTION 4.2.5(C) SHARED PARKING REDUCTION.  A
PARKING ANALYSIS SUMMARY AND SHARED PARKING ANALYSIS IS INCLUDED WITH THIS APPLICATION UNDER SEPARATE
COVER BY WELLS + ASSOCIATES.

E. A WAIVER OF PUBLIC FACILITIES MANUAL SECTION 401-01 REQUIREMENT THAT A TYPICAL CURB AND GUTTER STREET BE
PROVIDED ON PRIVATE ACCESSWAYS THAT ARE LESS THAN THIRTY (30) FEET FROM FACE OF CURB TO FACE OF CURB
(OR EDGE OF PAVEMENT). IN LIEU OF THIS REQUIREMENT, THE APPLICANT PROPOSED 20 FEET PRIVATE ROAD IN
CONFORMANCE WITH THE NORTHFAX SMALL AREA PLAN.

F. A SPECIAL EXCEPTION OF THE ZONING ORDINANCE SECTION 4.4.4 REQUIREMENT OF SIDEWALKS ON BOTH SIDES OF
ROAD.

G. A SPECIAL EXCEPTION OF THE ZONING ORDINANCE SECTION 3.6.2 REQUIREMENT FOR MAXIMUM 15' FRONT YARD
AND MINIMUM 10' SIDE YARD.

H. A SPECIAL EXCEPTION OF THE ZONING ORDINANCE SECTION 4.3.3 REQUIREMENT OF CROSS-ACCESS.

I. A SPECIAL EXCEPTION OF THE ZONING ORDINANCE SECTION 4.5.6.A REQUIREMENT OF 10% FOR 10-YEAR TREE
CANOPY REQUIREMENT.

PARCEL ID OWNER ADDRESS EXISTING ZONING PARCEL AREA
47-4-02-02-002 WILLOWWOOD OFFICE OWNER, LLC10306 EATON PLACECR (COMMERCIAL RETAIL) ± 4.49 ACRES
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1. PROJECT NOTES

1.1. THE REQUIREMENTS OF THE CITY OF FAIRFAX ZONING ORDINANCE AND PUBLIC FACILITIES MANUAL SHALL BE FOLLOWED.
1.2. ALL TREE PRESERVATION ACTIVITIES SHALL BE PERFORMED UNDER THE DIRECT SUPERVISION OF AN ISA CERTIFIED

ARBORIST.
1.3. ALL TREE WORK PERFORMED SHALL MEET OR EXCEED THE MOST RECENT INDUSTRY STANDARDS, AS PUBLISHED BY THE

INTERNATIONAL SOCIETY OF ARBORICULTURE (ISA).

2. PRE-CONSTRUCTION

2.1. PRIOR TO THE PRE-CONSTRUCTION MEETING, THE CONTRACTOR SHALL HAVE THE LIMITS OF CLEARING AND GRADING
CLEARLY MARKED IN THE FIELD WITH FLAGGING.  THESE LIMITS SHALL NOT EXCEED THOSE SHOWN ON THE APPROVED PLANS.

2.2. AFTER LIMITS HAVE BEEN STAKED, THE CONTRACTOR SHALL REQUEST A PRE-CONSTRUCTION MEETING WITH CITY OF FAIRFAX
AND PROJECT ARBORIST.

2.3. DURING THE PRE-CONSTRUCTION MEETING, THE LIMITS MAY BE ADJUSTED TO BETTER PRESERVE OR REMOVE TREES
IMPACTED BY CONSTRUCTION ACTIVITIES.

3. INSTALLATION OF TREE PROTECTION MEASURES

3.1. ROOT PRUNING:  PRIOR TO CONSTRUCTION, ROOT PRUNING SHALL BE COMPLETED AT THE LIMITS.  ROOT PRUNING SHALL BE
TO THE DEPTH OF EIGHTEEN (18) TO TWENTY-FOUR (24) INCHES AND SHALL BE ACCOMPLISHED BY USING A TRENCHER,
VIBRATING PLOW OR BY HAND. TRENCH SHOULD BE IMMEDIATELY BACKFILLED WITH REMOVED SOIL.  WHEN EXCAVATING ALL
TREE ROOTS GREATER THAN 1 INCH IN DIAMETER THAT ARE EXPOSED AND/OR DAMAGED SHALL BE TRIMMED CLEANLY, AND
COVERED WITH ORGANIC MULCH, TOPSOIL, OR OTHER SUITABLE MATERIAL TO PREVENT THE EXPOSED ROOTS FROM DRYING
OUT.

3.2. TREE PROTECTION FENCING:  IMMEDIATELY FOLLOWING ROOT PRUNING, TREE PROTECTION FENCING SHALL BE COMPLETED
AT THE LIMITS.  TREE PROTECTION FENCING SHALL BE INSTALLED PER TREE PRESERVATION PLAN AND SHALL CONSIST OF
EITHER OF THE FOLLOWING MATERIALS:

3.2.1. FOURTEEN (14) GAUGE WELDED WIRE MESH THAT IS A MINIMUM OF FOUR (4) FOOT TALL.  THE MESH SHALL BE ATTACHED
TO SIX (6) FOOT TALL, TWO-INCH (2") STEEL U-CHANNEL ANCHOR POSTS DRIVEN EIGHTEEN (18) INCHES INTO THE GROUND.
THE POSTS SHALL BE PLACED NO FURTHER THAN TEN (10) FEET APART.

3.2.2. SUPER SILT FENCE

3.3. TREE PROTECTION SIGNAGE:  BILINGUAL SIGNS STATING “TREE PRESERVATION AREA - KEEP OUT” SHALL BE AFFIXED TO THE
TREE PRESERVATION FENCE AT LEAST EVERY 50 FEET IMMEDIATELY FOLLOWING TREE PROTECTION FENCING INSTALLATION.

3.4. CITY OF FAIRFAX SHALL BE NOTIFIED AND GIVEN THE OPPORTUNITY TO INSPECT THE SITE TO ASSURE THAT ALL TREE
PROTECTION DEVICES HAVE BEEN CORRECTLY INSTALLED.  IF IT IS DETERMINED THAT THE FENCING HAS NOT BEEN
INSTALLED CORRECTLY, NO CONSTRUCTION ACTIVITIES SHALL OCCUR UNTIL THE FENCING IS INSTALLED CORRECTLY, AS
DETERMINED BY CITY OF FAIRFAX .

3.5. TREES BEING REMOVED SHALL NOT BE FELLED, PUSHED OR PULLED INTO TREE PRESERVATION AREAS. EQUIPMENT
OPERATORS SHALL NOT CLEAN ANY PART OF THEIR  EQUIPMENT BY SLAMMING AGAINST THE TRUNKS OF TREES TO BE
RETAINED.

3.6. TREES ON THE EDGE OF THE LIMITS OF CLEARING AND GRADING SHALL BE CUT DOWN BY HAND WITH A CHAIN SAW.
REMAINING STUMPS SHALL EITHER BE LEFT IN PLACE OR GROUND DOWN WITH A STUMP GRINDER.

3.7. TREES INDICATED WILL BE MULCHED WITH WOOD CHIPS GENERATED FROM ON SITE CLEARING OR TREE REMOVAL AND
PRUNING OPERATIONS WHEN POSSIBLE.  SHREDDED HARDWOOD MULCH FROM OFFSITE MAY BE UTILIZED IF APPROVED BY
PROJECT ARBORIST.  MULCH SHALL BE SPREAD IN A UNIFORM DEPTH OF THREE (3”) INCHES BY HAND.  MULCH SHALL BE
PLACED IN AREAS AS INDICATED ON APPROVED PLANS.

4. CONSTRUCTION

4.1. DURING CLEARING AND GRADING OPERATIONS AND THROUGHOUT CONSTRUCTION, NO ACTIVITY SHALL BE PERMITTED IN
TREE SAVE AREAS WITHOUT AUTHORIZATION FROM OWNER, ARBORIST, OR CITY OF FAIRFAX . PRECLUDED ACTIVITIES
INCLUDE:

4.1.1. FELLING OF TREES INTO PRESERVATION AREAS OR OPERATION OF HEAVY MACHINERY IN SAVE AREAS TO FELL TREES ON
THE PERIMETER OF PRESERVATION AREAS.

4.1.2. OPERATION OF HEAVY EQUIPMENT OR MACHINERY OF ANY KIND IN PRESERVATION AREAS FOR ANY PURPOSE.
4.1.3. PLACEMENT OF EXCESS SOIL, FILL, OR MATERIALS OF ANY KIND IN PRESERVATION AREAS.
4.1.4. PLACEMENT OF ANY CONSTRUCTION MATERIALS OF ANY KIND IN PRESERVATION AREAS.
4.1.5. PARKING OR STORING EQUIPMENT OR VEHICLES IN PRESERVATION AREAS.
4.1.6. DUMPING CHEMICALS OR CONCRETE WASHOUT IN PRESERVATION AREAS.
4.1.7. BURNING OF ANY MATERIAL OR DEBRIS IN PRESERVATION AREAS OR WITHIN 200 FEET OF PRESERVATION AREAS.
4.1.8. TRENCHING, GRADING, EXCAVATING FOR ANY PURPOSE IN PRESERVATION AREAS.

4.2. ALL EXISTING TRASH AND/OR DEBRIS ON SITE SHALL BE REMOVED AT THE TIME OF DISTURBANCE. INDIVIDUAL TREES AND
FORESTED AREAS DESIGNATED TO BE PRESERVED SHALL BE PROTECTED AND MANAGED TO ENSURE TREE SURVIVAL DURING
ALL PHASES OF DEMOLITION, CLEARING AND GRADING, AND CONSTRUCTION. IN ADDITION TO PROTECTING TREES, ALL
UNDERSTORY PLANTS, LEAF LITTER AND SOIL CONDITIONS FOUND IN FORESTED AREAS DESIGNATED TO BE LEFT PRESERVED
SHALL BE PROTECTED.

4.3. TREES TO REMAIN LOCATED ALONG THE LIMITS OF CLEARING AND GRADING SHALL BE PRUNED DURING CLEARING
OPERATIONS TO AVOID MECHANICAL DAMAGE. THIS SHALL BE ADMINISTRATED UNDER THE SUPERVISION OF AN ISA CERTIFIED
ARBORIST.

4.4. ANY DAMAGE INFLICTED TO THE ABOVE OR BELOW-GROUND PORTIONS OF THE TREES SHOWED TO BE PRESERVED SHALL BE
REPAIRED IMMEDIATELY PER ISA STANDARDS.

4.5. ALL PRUNING SHALL CONFORM TO THE LATEST EDITION OF ANSI A300 (PART 1) PRUNING STANDARDS.  DISEASED LIMBS SHALL
BE REMOVED OR TREATED AT THE DISCRETION OF THE ARBORIST.  WHILE PRUNING, THE ARBORIST SHALL MAKE NOTE OF ANY
CONDITIONS WHICH AFFECT THE HEALTH OR CONDITION OF THE TREE AND RECOMMEND CORRECTIVE TREATMENT FOR
THESE CONDITIONS.  VINE REMOVAL SHALL BE INCLUDED IN ALL PRUNING ACTIVITIES.  UNDER NO CIRCUMSTANCES SHALL THE
INTERIOR OF TREES BE STRIPPED OF FOLIAGE, SUCKERS, EPICORMIC BRANCHING, OR OTHER LIVE GROWTH.  INTERIOR
GROWTH MAY BE THINNED AS NECESSARY TO REMOVE BRANCHES DAMAGED DURING OPERATIONS. DEBRIS FROM PRUNING
SHALL BE CHIPPED AND DEPOSITED INTO THE TREE SAVE AREA AND SPREAD BY HAND TO A UNIFORM THICKNESS OR BE
REMOVED FROM SITE.
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PROPOSED TABULATIONS FOR DEVELOPMENT PROGRAM

SUBJECT PROPERTY AREA
REQUIRED: 30,000 SF MINIMUM      (CU-COMMERCIAL URBAN)
PROVIDED: GROSS SITE AREA: ±129,130.81 SF (±2.96 AC)

DEDICATION AREA: ±609.86 SF (±0.014 AC)
NET: ±128,520.95 SF (±2.96 AC)

LOT WIDTH
REQUIRED: NO REQUIREMENT
PROVIDED: 300 FEET

YARDS
REQUIRED: FRONT YARD MAXIMUM:  15 FEET

FRONT YARD MINIMUM:   0 FEET
SIDE YARD MINIMUM:   10 FEET

INTERIOR & NOT ADJACENT TO A RESIDENTIAL DISTRICT
REAR YARD MINIMUM:   0 FEET

NOT ADJACENT TO A RESIDENTIAL DISTRICT

PROVIDED: FRONT YARD: ±17 FEET
SIDE YARD: ±5 FEET
REAR YARD: ±27 FEET

BUILD-TO LINE
REQUIRED: 50%
PROVIDED: ±86%

DENSITY:  RESIDENTIAL
REQUIRED: 24 DU/AC MAXIMUM
PROVIDED: 87.8 DU/AC - SPECIAL EXCEPTION REQUESTED

FLOOR AREA:  NON-RESIDENTIAL
REQUIRED: NO REQUIREMENT
PROVIDED: RETAIL 5,000 SF

COMMON AREA 9,952 SF

HEIGHT
REQUIRED: 5 STORIES/60 FEET MAXIMUM
PROVIDED: 7 STORIES/81 FEET OF MULTI-FAMILY - SPECIAL EXCEPTION REQUESTED

9 STORIES/87.1 FEET OF PARKING GARAGE

LOT COVERAGE
REQUIRED: 100% MAXIMUM
PROVIDED: ±87% (±112,083 SF)

BUILDING COVERAGE
REQUIRED: 80% MAXIMUM
PROVIDED: ±50% (±64,825 SF)

OFF-STREET PARKING
REQUIRED:

• MULTI-FAMILY - 260 TOTAL UNITS
      164 1 BEDROOM UNITS (1.5 SPACES PER UNIT) x 90% CU            221 SPACES

DISTRICT ADJUSTMENT FACTOR
      96                         2 & 3 BEDROOM UNITS (2.0 SPACES PER UNIT) x 90% CU 173 SPACES

DISTRICT ADJUSTMENT FACTOR
• RETAIL

      5,000 SF       1 SPACE PER 200 SQ. FT. OF FLOOR AREA x 90% CU     23  SPACES
DISTRICT ADJUSTMENT FACTOR

• 2 EXISTING OFF-SITE OFFICE BUILDING  REQUIRE 379 PARKING SPACES BASED ON THE EXISTING
           SUPPLY AND CITY CONFORMANCE DETERMINATION.

                      796 PARKING SPACES 
        REQUIRED.  TOTAL FOR ALL USES - ADMINISTRATIVE REDUCTION REQUESTED

PROVIDED:
676 SPACES, GARAGE PHASE I
8 SPACES, PROPOSED SURFACE
26 SPACES, EXISTING SURFACE PHASE I
710 PARKING SPACES PROVIDED

NOTE: REFER TO THE WILLOWWOOD PLAZA PARKING REDUCTION REQUEST MEMORANDUM, DATED JANUARY
12, 2024, BY WELLS AND ASSOCIATES, UNDER SEPARATE COVER.

PROPOSED LOADING
REQUIRED:  MULTI-FAMILY/RETAIL MIXED-USE BUILDING OVER 50 UNITS 1 SPACE
PROVIDED:  1 SPACE

PROPOSED BICYCLE PARKING
REQUIRED:  20 SPACES
PROVIDED:  23 SPACES IN GARAGE AND 12 SPACES ALONG WESTERN ROAD

NOTE:
THE PROJECT WILL INCORPORATE 16 RESIDENTIAL UNITS THAT ARE IN COMPLIANCE WITH ALL ZONING
REQUIREMENTS FOR AFFORDABLE DWELLING UNITS.  THE 16 AFFORDABLE DWELLING UNITS WILL RANGE IN SIZE
FROM 1 BEDROOM TO 2 BEDROOMS.  THE GDP DOES NOT INCORPORATE FLOOR PLANS FOR THE RESIDENTIAL
BUILDING.  AS SUCH, THE LOCATION OF EACH AFFORDABLE DWELLING UNIT WILL BE FINALIZED AT THE TIME OF
FINAL DESIGN.

15 603030 0

GRAPHIC SCALE
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NOTE
1. FINAL STREETLIGHT LOCATIONS WILL BE DETERMINED WITH FINAL ENGINEERING AND PHOTOMETRIC

ANALYSIS.
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#10306 EATON PL
TM #47-4-02-02-002

LOT 2, COMMONWEALTH
CORPORATE CENTER

D.B. 6301  PG. 704

WILLOWWOOD OFFICE
OWNER, LLC

D.B. 25440  PG. 407
195,743 SQ. FT. OR 4.49364 ACRES

ZONED: CR

#10304 EATON PL
TM #47-4-02-02-003

LOT 3,
COMMONWEALTH

CORPORATE CENTER
D.B. 6301  PG. 704

WILLOWWOOD PROPERTY, LLC
D.B. 27193  PG. 1113

ZONED: CR
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STORMWATER MANAGEMENT & BEST
MANAGEMENT PRACTICE (SWM/BMP)
NARRATIVE
ADEQUATE OUTFALL
THE EXISTING SITE DISCHARGES RUNOFF TO ACCOTINK CREEK THAT IS ADJACENT TO
THE SITE.

SWM
WATER QUANTITY FOR THIS PROJECT WILL BE PROVIDED IN ACCORDANCE WITH STATE
CODE 9VAC25-870-66-WATER QUANTITY AND THE CITY OF FAIRFAX STORMWATER
ORDINANCE.

THE WATER QUANTITY REQUIREMENTS WILL BE MET BY A REDUCTION IN IMPERVIOUS
AND RUNOFF REDUCING BMP METHODS. THE STORMWATER TO OUTFALL 1 WILL THEN BE
DIRECTED  NORTH OF THE SITE, INTO ACCOTINK CREEK, AND STORMWATER TO OUTFALL
2 WILL BE DIRECTED TO THE EXISTING CMP DETENTION STRUCTURE AT THE EAST OF THE
SITE, AND ULTIMATELY TO THE TRIPLE BOX CULVERT AND INTO ACCOTINK CREEK WHERE
IT DOES NOT CAUSE EROSION TO THE SYSTEM FOR THE TWO-YEAR STORM (CHANNEL
PROTECTION) AND CONFINES THE STORMWATER RUNOFF DURING A 10-YEAR STORM
(FLOOD PROTECTION). FOR THE 100-YEAR STORM, THE RUNOFF WILL STILL UTILIZE THE
EXISTING CMP SYSTEM TO PROVIDE THE REQUIRED DETENTION FOR THE SITE.

BMP
THIS PROJECT WILL USE THE VIRGINIA RUNOFF REDUCTION METHOD (VRRM)
REDEVELOPMENT TO MEET THE STATE, PART IIB CRITERIA (9VAC25-870-65) AND CITY
WATER QUALITY DESIGN CRITERIA.  THE PROJECT SITE AREA FOR WATER QUALITY
CALCULATIONS WILL INCLUDE ALL AREA WITHIN THE LIMITS OF CLEARING AND GRADING.
TO MEET WATER QUALITY DESIGN CRITERIA AND PHOSPHORUS REMOVAL,
BIORETENTION AND PROPRIETARY BMP FACILITIES WILL BE USED.  THESE PROPRIETARY
FACILITIES MAY INCLUDE; HYDRODYNAMIC SEPARATORS AND/OR STORMFILTERS.
ADDITIONAL PROPRIETARY AND NON-PROPRIETARY BMP FACILITIES MAY BE USED AS
THE DESIGN OF THE SITE DEVELOPS FURTHER. PRELIMINARY LOCATIONS ARE SHOWN
ON THE DEVELOPMENT PLAN.

NOTE:
LOCATIONS AND SIZING OF SWM/BMP FACILITIES SHOWN ARE BASED ON A PRELIMINARY
STUDY TO ENSURE COMPLIANCE WITH STATE AND CITY REQUIREMENTS; THE LOCATION
AND TYPE OF FACILITY IS SUBJECT TO CHANGE WITH FINAL DESIGN.

AREA DRAINING TO HYDRODYNAMIC SEPARATOR

AREA DRAINING TO BIORETENTION
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BIORETENTION SIZING CHART

NOTE:
REMAINING RUNOFF VOLUME FROM DRAINAGE AREA A WILL FLOW OUT TO OUTFALL 1, NORTH OF THE SITE INTO ACCOTINK CREEK.

REMAINING RUNOFF VOLUME FROM DRAINAGE AREA B WILL FLOW OUT TO OUTFALL 2 , INTO THE EXISTING CMP DETENTION STRUCTURE AT THE EAST OF THE SITE, AND ULTIMATELY TO THE TRIPLE BOX CULVERT AND INTO ACCOTINK CREEK
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OUTFALL AREA 2

OUTFALL AREA 1

*POOL AREA AND AREA DRAINING WITH THE POOL TO THE SANITARY SYSTEM OF 0.22 AC
HAVE BEEN REMOVED FROM THE POST-DEV AREA

*SEE HYDROGRAPHS ON SHEET PI_503 AND PI_504.

POOL AREA EXCLUDED

LEGEND
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Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2022 Friday, 10 / 13 / 2023

Hyd. No. 1
PRE 1
Hydrograph type
Storm frequency
Time interval
Drainage area
Basin Slope
Tc method
Total precip.
Storm duration

= SCS Runoff
= 1 yrs
= 1 min
= 1.870 ac
= 0.0 %
= User
= 2.62 in

Peak discharge
Time to peak
Hyd. volume
Curve number
Hydraulic length

= 5.301 cfs
= 12.12 hrs
= 16,731 cuft
= 98
= 0 ft

Time of conc. (Tc) = 5.00 min
= CustomDistribution

= 24Hr_Dist-1 Shape factor = 484

PRE 1
Q (cfs)

6.00

Hyd. No. 1 -- 1 Year

6.00

Q (cfs)

5.00 5.00

4.00 4.00

3.00 3.00

2.00 2.00

1.00 1.00

0.00 0.00
0 2 4

Hyd No. 1

6 8 10 12 14 16 18 20 22 24 26
Time (hrs)

Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2022 Friday, 10 / 13 / 2023

Hyd. No. 5
<no description>

Hydrograph type
Storm frequency
Time interval
Inflow hyd. No.
Reservoir name

Storage Indication method used.

= Reservoir
= 1 yrs
= 1 min
= 2 - POST 1
= BMP

Peak discharge
Time to peak
Hyd. volume
Max. Elevation
Max. Storage

= 4.364 cfs
= 12.15 hrs
= 14,969 cuft
= 13.04 ft
= 1,706 cuft

Q (cfs)

6.00

<no description>
Hyd. No. 5 -- 1 Year

6.00

Q (cfs)

5.00 5.00

4.00 4.00

3.00 3.00

2.00 2.00

1.00 1.00

0.00 0.00
0 2 4

Hyd No. 5

6 8 10

Hyd No. 2

12 14 16 18 20 22

Total storage used = 1,706 cuft

24 26
Time (hrs)

Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2022 Friday, 10 / 13 / 2023

Hyd. No. 1
PRE 1
Hydrograph type
Storm frequency
Time interval
Drainage area
Basin Slope
Tc method
Total precip.
Storm duration

= SCS Runoff
= 2 yrs
= 1 min
= 1.870 ac
= 0.0 %
= User
= 3.17 in

Peak discharge
Time to peak
Hyd. volume
Curve number
Hydraulic length

= 6.447 cfs
= 12.12 hrs
= 20,564 cuft
= 98
= 0 ft

Time of conc. (Tc) = 5.00 min
= CustomDistribution

= 24Hr_Dist-1 Shape factor = 484

PRE 1
Q (cfs)

7.00

Hyd. No. 1 -- 2 Year

7.00

Q (cfs)

6.00 6.00

5.00 5.00

4.00 4.00

3.00 3.00

2.00 2.00

1.00 1.00

0.00 0.00
0 2 4

Hyd No. 1

6 8 10 12 14 16 18 20 22 24 26
Time (hrs)
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Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2022 Friday, 10 / 13 / 2023

Hyd. No. 5
<no description>

Hydrograph type
Storm frequency
Time interval
Inflow hyd. No.
Reservoir name

Storage Indication method used.

= Reservoir
= 2 yrs
= 1 min
= 2 - POST 1
= BMP

Peak discharge
Time to peak
Hyd. volume
Max. Elevation
Max. Storage

= 5.456 cfs
= 12.15 hrs
= 18,755 cuft
= 13.44 ft
= 1,935 cuft

Q (cfs)

7.00

<no description>
Hyd. No. 5 -- 2 Year

7.00

Q (cfs)

6.00 6.00

5.00 5.00

4.00 4.00

3.00 3.00

2.00 2.00

1.00 1.00

0.00 0.00
0 2 4

Hyd No. 5

6 8 10

Hyd No. 2

12 14 16 18 20 22

Total storage used = 1,935 cuft

24 26
Time (hrs)

Hydrograph Report
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Hyd. No. 1
PRE 1
Hydrograph type
Storm frequency
Time interval
Drainage area
Basin Slope
Tc method
Total precip.
Storm duration

= SCS Runoff
= 10 yrs
= 1 min
= 1.870 ac
= 0.0 %
= User
= 4.87 in

Peak discharge
Time to peak
Hyd. volume
Curve number
Hydraulic length

= 9.973 cfs
= 12.12 hrs
= 32,435 cuft
= 98
= 0 ft

Time of conc. (Tc) = 5.00 min
= CustomDistribution

= 24Hr_Dist-1 Shape factor = 484

PRE 1
Q (cfs)

10.00

Hyd. No. 1 -- 10 Year
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Q (cfs)
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2.00 2.00

0.00 0.00
0 2 4
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6 8 10 12 14 16 18 20 22 24 26
Time (hrs)
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Hyd. No. 5
<no description>

Hydrograph type
Storm frequency
Time interval
Inflow hyd. No.
Reservoir name

Storage Indication method used.

= Reservoir
= 10 yrs
= 1 min
= 2 - POST 1
= BMP

Peak discharge
Time to peak
Hyd. volume
Max. Elevation
Max. Storage

= 9.025 cfs
= 12.15 hrs
= 30,542 cuft
= 14.45 ft
= 2,499 cuft

Q (cfs)

10.00

<no description>
Hyd. No. 5 -- 10 Year

10.00

Q (cfs)

8.00 8.00

6.00 6.00

4.00 4.00

2.00 2.00

0.00 0.00
0 2 4

Hyd No. 5

6 8 10

Hyd No. 2

12 14 16 18 20 22

Total storage used = 2,499 cuft
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Time (hrs)
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Hydrograph Report
Hydraflow Hydrographs Extension for Autodesk® Civil 3D® by Autodesk, Inc. v2022 Monday, 10 / 16 / 2023

Hyd. No. 5
PRE-DEV Outfall 2
Hydrograph type
Storm frequency
Time interval
Drainage area
Basin Slope
Tc method
Total precip.
Storm duration

= SCS Runoff
= 1 yrs
= 1 min
= 0.980 ac
= 0.0 %
= User
= 2.62 in

Peak discharge
Time to peak
Hyd. volume
Curve number
Hydraulic length

= 2.504 cfs
= 12.12 hrs
= 7,279 cuft
= 94
= 0 ft

Time of conc. (Tc) = 5.00 min
= CustomDistribution

= 24Hr_Dist-1 Shape factor = 484

Q (cfs)

3.00

PRE-DEV Outfall 2
Hyd. No. 5 -- 1 Year

3.00

Q (cfs)

2.00 2.00
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Time (hrs)
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Hyd. No. 7
Detention Vault 2
Hydrograph type
Storm frequency
Time interval
Inflow hyd. No.
Reservoir name

Storage Indication method used.

= Reservoir
= 1 yrs
= 1 min
= 3 - POST - Outfall 2
= Detention Vault 2

Peak discharge
Time to peak
Hyd. volume
Max. Elevation
Max. Storage

= 1.361 cfs
= 12.20 hrs
= 6,616 cuft
= 101.41 ft
= 1,121 cuft

Q (cfs)

3.00
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Hyd. No. 7 -- 1 Year
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Q (cfs)
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Total storage used = 1,121 cuft
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Hyd. No. 5
PRE-DEV Outfall 2
Hydrograph type
Storm frequency
Time interval
Drainage area
Basin Slope
Tc method
Total precip.
Storm duration

= SCS Runoff
= 2 yrs
= 1 min
= 0.980 ac
= 0.0 %
= User
= 3.17 in

Peak discharge
Time to peak
Hyd. volume
Curve number
Hydraulic length

= 3.127 cfs
= 12.12 hrs
= 9,225 cuft
= 94
= 0 ft

Time of conc. (Tc) = 5.00 min
= CustomDistribution

= 24Hr_Dist-1 Shape factor = 484
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Hyd. No. 7
Detention Vault 2
Hydrograph type
Storm frequency
Time interval
Inflow hyd. No.
Reservoir name

Storage Indication method used.

= Reservoir
= 2 yrs
= 1 min
= 3 - POST - Outfall 2
= Detention Vault 2

Peak discharge
Time to peak
Hyd. volume
Max. Elevation
Max. Storage

= 1.604 cfs
= 12.22 hrs
= 8,514 cuft
= 101.85 ft
= 1,466 cuft

Q (cfs)

3.00

Detention Vault 2
Hyd. No. 7 -- 2 Year

3.00

Q (cfs)

2.00 2.00

1.00 1.00

0.00 0.00
0 2 4
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Total storage used = 1,466 cuft
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Hyd. No. 5
PRE-DEV Outfall 2
Hydrograph type
Storm frequency
Time interval
Drainage area
Basin Slope
Tc method
Total precip.
Storm duration

= SCS Runoff
= 10 yrs
= 1 min
= 0.980 ac
= 0.0 %
= User
= 4.87 in

Peak discharge
Time to peak
Hyd. volume
Curve number
Hydraulic length

= 5.029 cfs
= 12.12 hrs
= 15,334 cuft
= 94
= 0 ft

Time of conc. (Tc) = 5.00 min
= CustomDistribution

= 24Hr_Dist-1 Shape factor = 484
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PRE-DEV Outfall 2
Hyd. No. 5 -- 10 Year
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Hyd. No. 7
Detention Vault 2
Hydrograph type
Storm frequency
Time interval
Inflow hyd. No.
Reservoir name

Storage Indication method used.

= Reservoir
= 10 yrs
= 1 min
= 3 - POST - Outfall 2
= Detention Vault 2

Peak discharge
Time to peak
Hyd. volume
Max. Elevation
Max. Storage

= 2.470 cfs
= 12.22 hrs
= 14,532 cuft
= 103.26 ft
= 2,591 cuft
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PROP. 8" SAN PROP. 10" SAN

PR. 10" SAN

2' R.O.W. DEDICATION

PR. 10" SAN PR. 10" SAN

PR. 8" SAN

#10300 EATON PL
TM #47-4-02-02-001

LOT 1,
COMMONWEALTH

CORPORATE CENTER
D.B. 6301  PG. 704

WILLOWWOOD OFFICE
OWNER, LLC

D.B. 25440  PG. 407
196,195 SQ. FT. OR 4.50402 ACRES

ZONED: CR

#10304 EATON PL
TM #47-4-02-02-003

LOT 3,
COMMONWEALTH

CORPORATE CENTER
D.B. 6301  PG. 704

WILLOWWOOD PROPERTY, LLC
D.B. 27193  PG. 1113

ZONED: CR

#10304 EATON PL
TM #47-4-02-02-004

LOT 4,
COMMONWEALTH

CORPORATE CENTER
D.B. 6301  PG. 704

WILLOWWOOD PROPERTY, LLC
D.B. 27193  PG. 1113

ZONED: CR

#10300 FAIRFAX BLVD
TM #47-4-02-02-000-A

PARCEL A,
COMMONWEALTH

CORPORATE CENTER
D.B. 6301  PG. 704

WILLOWWOOD OFFICE

FAIRFAX BOULEVARD

VARIABLE WIDTH PUBLIC RIGHT OF WAYEATON PLACE
60' PUBLIC RIGHT OF WAY

#10270 FAIRFAX BLVD
TM #47-4-02-02-000-B

PARCEL B,
COMMONWEALTH

CORPORATE CENTER
D.B. 6301  PG. 704

WILLOWWOOD LAND, LLC
D.B. 25612  PG. 140

ZONED: CR

EX. C&G

L2

198.83' (LEGAL DESC.)

(MEAS. AND PLAT)

70
.2

'

70
.3

'

11.1'

11.3'

18
.0'

PR. 10" SAN

EX. 15" SAN

EX. 15" SAN

EX. 8" SAN

PHASE I
MULTIFAMILY
BUILDING
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SANITARY COMPUTATION:

: PROPOSED SANITARY SEWER

AND FLOW DIRECTION
: PROPOSED SANITARY MANHOLE

: EX. SANITARY STRUCTURE NUMBER

: PROPOSED SANITARY STRUCTURE NUMBER

: EX. SANITARY SEWER

AND FLOW DIRECTION
: EXISTING SANITARY MANHOLE

PHASE II

PROPOSED CONDITIONS:
EXISTING 10" SANITARY SEWER WILL BE REMOVED AND RELOCATED FOR THE CONSTRUCTION OF PROPOSED
TONWHOMES. PROPOSED 10" SANITARY SEWER NETWORK WILL CONNECT TO THE  EXISTING 10" SANITARY WHICH
CONNECTS TO EXISTING MANHOLE S817.

CAPACITY AND HYDRAULIC ANALYSIS:
THE SANITARY SEWER WAS ANALYZED FROM THE EX. 8-INCH SEWER TO FROM THE PHASE I DEVELOPMENT TO
EXISTING MANHOLE S816.

THE VOLUME OF FLOW USED IN THIS ANALYSIS HAS BEEN COMPUTED IN ACCORDANCE WITH STATE CODE
9VAC25-790-460 AND 9VAC25-790-310.  SEE COMPUTATIONS ON THIS SHEET.

CONCLUSION:
IT IS OUR CONCLUSION THAT THE EXISTING DOWNSTREAM 8-INCH SEWERS NOTED IN THE SANITARY
COMPUTATION CHART NEED TO BE UPGRADED TO 10-INCH PIPES TO MEET CAPACITY AND HYDRAULIC ADEQUACY
OF THE ADDED REDEVELOPMENT FLOWS.

LEGEND

PHASE IIPHASE I

SANITARY SEWER ANALYSIS
THE PURPOSE OF THIS ANALYSIS IS TO DEMONSTRATE THE CAPACITY AND HYDRAULIC ADEQUACY OF THE DOWN
STREAM SANITARY SEWER MAIN.

EXISTING CONDITIONS:
CURRENTLY, THE EXISTING SITE CONSISTS OF AN EXISTING ASPHALT PARKING LOT WITH NO EXISTING SANITARY
SEWER MAIN ON SITE.

THE UPSTREAM FOR THIS SEWER-SHED IS SHOWN ON SHEET PI_601, WEST OF THE SITE, AND ON THIS SHEET FROM
EXISTING OFFICE BUILDINGS, DESIGNATED AS ESTIMATED FLOW.

PHASE I

PROPOSED CONDITIONS:
NEW LATERALS AND SANITARY MAIN WILL BE CONSTRUCTED ON-SITE AND CONNECT TO THE EXISTING MANHOLE S6503.

CAPACITY AND HYDRAULIC ANALYSIS:
THE SANITARY SEWER WAS ANALYZED FROM THE ON-SITE 8-INCH SEWER TO EXISTING MANHOLE S816.

THE VOLUME OF FLOW USED IN THIS ANALYSIS HAS BEEN COMPUTED IN ACCORDANCE WITH STATE CODE
9VAC25-790-460 AND 9VAC25-790-310.  SEE COMPUTATIONS ON THIS SHEET.
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NOTES:
1. SEE SHEET PI_600 FOR SANITARY SEWER ANALYSIS.
2. SEE THIS SHEET FOR EXISTING FLOW ESTIMATES.
3. A PEAK FACTOR OF 4.0 WAS USED FOR ALL OFFSITE SANITARY FLOWS.

OFFSITE SANITARY FLOW ESTIMATES:

AREA #1

FLOW ESTIMATES:
FROM NORTHFAX WEST PUBLIC IMPROVEMENT PLAN
(SP-20-00300)

TOTAL PEAK FLOW = 1.009 MGD

AREA #2
EXISTING DEVELOPMENT ESTIMATES:
HOTEL= 152 ROOMS

FLOW ESTIMATES:
152 UNITS x 130 GPD/UNIT = 19,760 GPD

TOTAL FLOW = 19,760 GPD

TOTAL PEAK FLOW = 79,040 GPD = 0.08 MGD

AREA #3
EXISTING DEVELOPMENT ESTIMATES:
OFFICE/RETAIL = 41,161 SF

FLOW ESTIMATES:
41,161 SF OFFICE/RETAIL x 200 GPD/1000 SF =  8,232 GPD

TOTAL FLOW =  8,232 GPD

TOTAL PEAK FLOW = 32,929 GPD = 0.03 MGD

AREA #4
EXISTING DEVELOPMENT ESTIMATES:
RESIDENTIAL= 63 DWELLING UNITS
OFFICE/RETAIL = 344,446 SF

FLOW ESTIMATES:
63 UNITS x 350 GPD/UNIT = 22,050 GPD
344,446 SF OFFICE/RETAIL x 200 GPD/1000 SF =  68,889 GPD

TOTAL FLOW = 90,939 GPD

TOTAL PEAK FLOW = 363,757 GPD = 0.36 MGD

N2
9 

AP
AR

TM
EN

TS
G

EN
ER

AL
 D

EV
EL

O
PM

EN
T 

PL
AN

---
-

CI
TY

 O
F 

FA
IR

FA
X,

 V
A

21082.002.00
----

2022-07-15

LBD,ZY
ZY

LBD

SANITARY SEWER
OFF-SITE MAP

PI_601

1"=300'

AutoCAD SHX Text
GV

AutoCAD SHX Text
C

AutoCAD SHX Text
C

AutoCAD SHX Text
H

AutoCAD SHX Text
W

AutoCAD SHX Text
E

AutoCAD SHX Text
A

AutoCAD SHX Text
L

AutoCAD SHX Text
G

AutoCAD SHX Text
E

AutoCAD SHX Text
I

AutoCAD SHX Text
G

AutoCAD SHX Text
E

AutoCAD SHX Text
L

AutoCAD SHX Text
N

AutoCAD SHX Text
I

AutoCAD SHX Text
O

AutoCAD SHX Text
N

AutoCAD SHX Text
F

AutoCAD SHX Text
E

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
A

AutoCAD SHX Text
N

AutoCAD SHX Text
I

AutoCAD SHX Text
N

AutoCAD SHX Text
I

AutoCAD SHX Text
A

AutoCAD SHX Text
R

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
C

AutoCAD SHX Text
O

AutoCAD SHX Text
M

AutoCAD SHX Text
R

AutoCAD SHX Text
P

AutoCAD SHX Text
M

AutoCAD SHX Text
O

AutoCAD SHX Text
N

AutoCAD SHX Text
O

AutoCAD SHX Text
V

AutoCAD SHX Text
I

AutoCAD SHX Text
O

AutoCAD SHX Text
F

AutoCAD SHX Text
T

AutoCAD SHX Text
JOHN L. HELMS

AutoCAD SHX Text
Lic. No.52485

AutoCAD SHX Text
VIRGINIA STATE GRID NORTH

AutoCAD SHX Text
NAD 83



46.77

8.575 21.42 4.667
23.754

Customized Tower 403 Fire Truck
Overall Length 46.770ft
Overall Width 10.160ft
Wall to Wall Turning Radius 45.000ft
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LEGEND

: PROPOSED FIRE DEPARTMENT
CONNECTION

: PROPOSED WATERLINE

: PROPOSED R.O.W.

: BUILDING ENTRANCE

MULTIFAMILY BUILDING:
BUILDING TYPE: R-2
OCCUPANCY TYPE: R-2 (NOTE -  THERE WILL ALSO BE ASSEMBLY USE IN AMENITY AREA)
CONSTRUCTION TYPE: 3A
SPRINKLER TYPE: NFPA 13
BUILDING AREA: 294,292 GSF
BUILDING HEIGHT: 81' MAX

: PROPOSED FIRE LANE

: EXISTING WATERLINE

: EXISTING FIRE HYDRANT

W

GARAGE BUILDING:
BUILDING TYPE: S-2
OCCUPANCY TYPE: S-2
CONSTRUCTION TYPE:1A
SPRINKLER TYPE: CLASS I MANUAL STANDPIPE - DRY
BUILDING AREA: 190,550 GSF
BUILDING HEIGHT: 81' MAX

: PROPOSED FIRE HYDRANT

NOTE:
NO LOADING, DELIVERY, OR REFUSE TRUCKS WILL BE LARGER THAN THE FIRE TRUCK.

SIGN AND STRIPING NOTES:

: PROPOSED SIGN
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30

4 20

SU-30 - Single Unit Truck
Overall Length 30.000ft
Overall Width 8.000ft
Overall Body Height 13.500ft
Min Body Ground Clearance 1.367ft
Track Width 8.000ft
Lock-to-lock time 5.00s
Max Steering Angle (Virtual) 31.80°
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NOTE:
NO LOADING, DELIVERY, OR REFUSE TRUCKS WILL BE LARGER THAN THE FIRE TRUCK.
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STREET LIGHT (TYP.)
TRASH CAN (TYP.)

CODE QTY BOTANICAL NAME COMMON NAME SIZE CANOPY

TREES
AA 7 Acer rubrum 'Armstrong' Armstrong Red Maple 3" Cal. 75 SF
AO 2 Acer rubrum 'October Glory' October Glory Red Maple 3" Cal. 250 SF
BN 5 Betula nigra `BNMTF` TM Dura Heat River Birch 3" Cal. 175 SF
CEC 3 Cercis canadensis Eastern Redbud 3" Cal. 125 SF
CF 2 Cornus florida Flowering Dogwood 3" Cal. 125 SF
GP 4 Ginkgo biloba `Princeton Sentry` Princeton Sentry Maidenhair Tree 3" Cal. 75 SF
GA 2 Ginkgo biloba 'Autumn Gold' Autumn Gold Maidenhair Tree 3" Cal. 250 SF
MS 2 Magnolia x soulangeana Saucer Magnolia 3" Cal. 125 SF
QB 8 Quercus bicolor Swamp White Oak 3" Cal. 250 SF
QC 5 Quercus coccinea Scarlet Oak 3" Cal. 250 SF
QUP 4 Quercus phellos Willow Oak 3" Cal. 250 SF
TI 13 Thuja x 'Green Giant' Green Giant Arborvitae 8` HT 50 SF

CODE QTY BOTANICAL NAME COMMON NAME SIZE

SHRUBS
PS 5 Prunus laurocerasus 'Schipkaensis' Schipka English Laurel 4` HT

SYMBOL CODE QTY BOTANICAL NAME COMMON NAME SIZE

GROUND COVERS
SG 3,131 LOW SHRUBS AND GROUNDCOVERS, TBD TBD

SWM 739 STORMWATER BMP PLANTINGS, TBD TBD
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NOTES
STREET TREES ARE BEING PROVIDED TO EXTENT POSSIBLE AS DISCUSSED WITH CITY
STAFF.

AS PER ZONING ORDINANCE §4.5.5.C.1, TRANSITIONAL YARDS ON THE WEST, NORTH
AND EAST SIDE  ARE NOT REQUIRED.

PLANTING SCHEDULE MAY CHANGE AT TIME OF SITE PLAN, WITH APPROVAL FROM CITY
URBAN FORESTER.

FINAL DESIGN MAY VARY BASED ON FINAL ENGINEERING.

UNSPECIFIED PLANTING AREAS (SG) WILL CONSIST OF A MIX OF NATIVE AND NON-NATIVE
PLANTS WELL-SUITED FOR THIS REGION. NO INVASIVE PLANTS SHALL BE USED.
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DESCRIBE THE GENERAL CONCEPT OF THE DESIGN. FINAL DESIGN WILL LIKELY VARY FROM WHAT IS SHOWN ABOVE.
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DECIDUOUS TREE PLANTING DETAIL
SCALE: NOT TO SCALE

EVERGREEN TREE PLANTING DETAIL
SCALE: NOT TO SCALE

SHRUB PLANTING DETAIL
SCALE: NOT TO SCALE

IMEG Corp. General Landscape Specification Summary - Short Form (Rev. 4/19)

Specification: This is a summary of christopher consultants, ltd. general landscape specification. All work shall follow the procedures outlined in the specifications
and details contained herein, which are designed to exceed current industry standards. Should there exist a discrepancy between this specification and the included
construction details, the written specification shall take precedence.

References: In lieu of providing comprehensive proprietary specifications, the following are referenced to be general default specifications with the following
modifications. These modifications and the construction details shown in this plan set shall take precedence over the general referenced specifications.

- "Landscape Specification Guidelines" Landscape Contractors Association of MD, DC, VA - Most current edition.

"American Standard for Nursery Stock - ANSI Z60.1" by AmericanHort - Most Current Edition

"TT-77 Recommended Turfgrass Cultivars for Certified Sod Production in Maryland" - Maryland Turfgrass Council

“"Landscape Architecture/Design Specifications for Compost Use" - US Composting Council

If there are discrepancies or contradictions in specification sections or details, the stricter specification shall take precedence. A Request for Information (RFI) can
also be submitted for clarification.

List of Plant Material: The contractor will verify plant quantities prior to bidding and any discrepancies shall be brought to the attention of the Owner's
Representative. The Contractor shall furnish and install all plant materials required to complete the work as shown on the drawings. Quantities in the planting
schedule shall take precedence over quantities graphically shown on the plan. Substitutions shall not be made without the written approval of the Owner's
Representative.

Plant Identification: All trees shall be true to name as on plant schedule or shown on planting plans and shall be correctly labeled individually or in groups by genus,
species, variety and cultivar. Labels are to remain intact until site is approved through agency inspection, substantial completion approval, or per Owner's
Representative's instruction.

Plant Quality: All plant materials shall conform to the size and form standards set forth in the latest edition of AmericanHort's "American Standard for Nursery Stock
- ANSI Z60.1".  Above Ground: Trees shall be healthy with the color, shape, size, and distribution of trunk, stems, branches, buds and leaves typical of the plant
specified. Any signs of stress, improper handling (wounds or broken branches), insect or disease damage, or dead/distorted branches should not be present. Trees
shall have one central leader (unless otherwise specified) and grafts should be fully closed and visible above the soil line. Below Ground: A minimum of 3 structural
roots should be reasonably distributed around the trunk (reject a tree with structural roots only on one side), the root crown should not be more than 2 inches below
the soil line, the top 2 structural roots should not be more than 3 inches below the soil line when measured 4 inches away from the trunk.  The top of the other
structural root should not be more than 5 inches below the surface. The root system should be free of potentially stem-girdling or kinked roots above the root collar
and main structural roots.

Inspection: Plants are to be inspected upon delivery to contractor by a contractor's representative and/or owner's representative. Trees not presenting proper form,
incorrect variety, signs of poor health or over-stress, and girlding roots are to be rejected.

Storage & Transport:  Plant materials should be protected from dessication during transport via breathable fabric covering the canopy and by watering rootball/pot
thoroughly immediately prior to transport. Plant materials should be installed on day of delivery to site. If that is not possible, a temporary storage area can be
constructed on-site. Plants are not to be stored on bare asphalt. If storage area is asphalt, cover bare asphalt with a layer of woodchips. Storage should be in
shade, and plants be regularly watered at root-ball level, and spaced so foliage from one plant does not interfere with foliage of another. Tall plant materials are to
remain upright during storage. Longer term storage plants are to be heeled-in or stored in mulch to the top of the container/root ball. Plant materials shall not be
stored on-site for more than two weeks. Plants stored improperly or for too long may be subject to rejection and replacement dependent on ultimate planting
condition.

Planting: Plantings shall be installed in accordance with details and specifications on this sheet. Details and specifications for other specific landscape items, such
as tree preservation or erosion control may be found elsewhere in this drawing set on their own respective sheet. For items not specifically addressed by this plan
set, refer to the latest edition of the “Landscape Specification Guidelines" developed by the Landscape Contractors Association of MD, DC, and VA. Should there be
any ambiuguities or questions, please utilize the formal RFI/Submittal process.

Trees:  The planting hole diameter is to be at a minimum three times the diameter of the root ball. The depth of the planting hole shall be dug so that the shoulder of
the root ball is level with the existing grade leaving the root flare slightly higher. When planting on a slope, the depth of the hole shall be dug so that the bottom of
the root flare is at the level of the existing grade at the sides of the hole.  If the planting hole is mechanically dug, the hole is to be scarified by slightly enlarging hole
by hand digging the sides and bottom to prevent glazing. The sides of the hole should be vertical or sloping outwards. Holes are not to be dug when soil is
saturated. For balled and burlapped trees, the wire root ball cage is to be removed and burlap is to be cut and completely removed from the top and a minimum of
8" to 12" down the side of the root ball. Do not fold burlap down into hole, it must be removed. Any synthetic materials are to be completely removed from the trunk
and root ball. Backfill in lifts using the same soil dug to create the hole, being careful not to over-compact the soil. Inoculate backfill soil or rootball with an approved
balanced (Endo/Ecto) commercial mycorrhizae application. Do not amend or add fertilizer unless expressly specified to do so or is part of the approved mycorrhizae
innoculant product. Do not place any soil on top of root ball. Trees are to be mulched to full depth specified immediately after planting.  A 12" layer of approved
compost is to be placed under the mulch layer. Do not place mulch against tree trunk.

Staking:  Staking (if any) is to be installed per the accompanying details, utilizing tree webbing straps with grommets to prevent wire from coming in contact with the
tree. While not preferred, full tree webbing systems are also permissible if approved through submittal, and installed per manufacturer's instructions. Wire is to be
tensioned to allow for 1/2 inch of deflection up or down, and tension shall be rechecked and adjusted on a regular basis. Staking is to be removed as soon as
possible after one year.   GARDEN HOSE IS NOT TO BE UTILIZED FOR STAKING.

Irrigation: For permanent systems, irrigation should be largely installed prior to plant installation to avoid having to disturb planting beds or move plants to
accommodate the installation of the irrigation system. For sites with no permanent irrigation system, Trees are to be irrigated until established by the use of
temporary water bags through one growing year or until established. Shrubs, perennial beds, and lawns are to be thoroughly hand-watered or by movable
temporary irrigation (sprinklers or drip hose) as necessary to reflect local weather conditions. Watering is to be deep into the soil and infrequent, as opposed to light
surficial watering performed often.

Shrubs: For container shrubs, the planting hole is to be dug 3 times the width of the intact container. The container is to be completely removed and the sides of the
soil/root clump scarified with a sterile sharp knife. They shall be planted so that the top of the soil level of the container is no more than 1.5" above the original
grade. For balled and burlapped shrubs, remove as much burlap as possible from the top and sides of the rootball. Do not fold burlap into hole. Plant with the root
flare slightly higher than the surrounding grade. Backfill with soil dug to create the hole. Do not cover top of root ball/clump.

Ground Covers/Perennials: Beds are to be prepared by tilling well to a minimum depth of 6", and soils shall be amended by incorporating 1" of compost meeting the
US Composting Council reference specification, 1" of worm castings and/or well decomposed commercially produced compost, or a Class A biosolid also meeting
the referenced US Composting Council specification prior to planting. Apply 3" of shredded  non-dyed hardwood mulch immediately after planting.

Compacted or Poorly Drained Soils: For sites with heavily compacted or poorly draining soils, alternate planting methods will need to be employed. Contact project
Landscape Architect for additional planting details and specifications should either unforeseen condition be encountered.

Conflicts with Existing Roots: Proposed landscape may be shown to be planted in the Critical Root Zones of existing large trees. Should, in the course of planting,
large woody roots be discovered belonging to adjacent large trees that are to be preserved, shift the planting location of the tree to be planted to avoid cutting the
woody root. Should a suitable planting location not be found within the proximity of where a proposed tree is to be planted, contact the project landscape architect
for alternate planting location and recording of the discrepancy for landscape inspection/approval purposes.

Irrigation: New plant materials are to be watered as necessary to maintain health. If no permanent irrigation system is installed, trees are to be watered until
established through the use of temporary water bags. Shrubs, perennials, and ground covers shall be hand-watered. Infrequent deep watering is preferred to more
frequent quick/shallow watering.

Lawn Areas:

Seeded Lawn Area: Areas to be seeded shall have planting soil tilled to a depth of 6" and free of stones greater than 1" diameter or length. Any amendments that
are to be added should be tilled into soil prior to seeding. A seed mix composition chart shall be submitted for review prior to installation. Unless specified by the
Owner's Representative, the seed mix must contain a minimum of three cultivars or types of grass in the blend, chosen from the recommended cultivars list of the
most recent “TT-77 Recommended Turfgrass Cultivars for Certified Sod Production in Maryland" document produced by the University of Maryland and the
Maryland Turfgrass Council. Use of cultivars also appearing on the Turfgrass Water Conservation Alliance approved list is encouraged. Seeds coatings that aid in
germination, moisture retention and prevent loss to bird consumption are acceptable. Seeded areas are to be covered by a light and loose layer of rapidly
degradable mulch such as straw or hydraulically applied cellulose. Use of erosion control blankets or any synthetic webbing is not permissible for lawn areas unless
specified by the Owner's Representative.

Sodded Lawn Area:  Unless a proprietary sod is specified by the Owner's Representative, sod must be of a Maryland or Virginia certified variety suited to the
specific growing requirements of where it is to be installed. Grower and variety to be submitted to Owner's Representative for review prior to ordering. Certification
documentation for all sod is to be provided to the Owner's Representative upon delivery. For installation on slopes, the Contractor shall use biodegradable sod
spikes to secure sod in place. Metal sod staples are not to be utilized for installation.

Invasive Species:  Existing invasive species are to be removed utilizing appropriate approved methods including in the invasive species management plan (if
applicable) prior to the installation of new plant materials, and is subject to inspection, and is a factor in the Certification of Installation.

NOTE: These specifications and details are based on those developed by the Urban Tree Foundation, and have been improved to reflect current research and in
planting. The ISA has also accepted and reference the UTF details in place of their own.  The specifications and details illustrated in this plan set exceed the
standards set in the ISA, LCA, and local jurisdictional planting details and specifications.

DECIDUOUS TREE SLOPE PLANTING DETAIL
SCALE: NOT TO SCALE

SHRUB SLOPE PLANTING DETAIL
SCALE: NOT TO SCALE

EVERGREEN TREE SLOPE PLANTING DETAIL
SCALE: NOT TO SCALE

TREE STAKING DETAIL
SCALE: NOT TO SCALE

Shoulder of root ball shall be flush with
finished grade.

Trunk caliper shall meet ANSI Z60
current edition for root ball size.

Root ball modified as required.
Remove excess soil from top of

root ball to expose root flare.

Existing soil.
Slope and scarify sides

of excavation.

Prior to mulching, lightly tamp soil
around the root ball in 6" lifts to
brace tree. Do not over compact.
When the planting hole has been
backfilled, pour water around the
root ball to settle the soil.

3" layer of mulch.
No more than 1" of mulch on
top of root ball. Must be placed
at time of planting. 12" layer of
approved compost to be placed
under mulch.

Bottom of root ball rests on
existing or recompacted

soil.

Strong central leader.

SECTION VIEW

 Round-topped soil berm 4" high x 8"
wide above root ball surface shall be

constructed around the root ball. Berm
shall begin at root ball periphery.

Finished/Original grade.

3x widest dimension of root ball.

Loosened soil. Dig and turn the
soil to reduce compaction to the
area and depth shown.

Wire root ball cage is to be removed and
burlap is to be cut and completely removed

from the top and a minimum of 8" to 12”
down the side of the root ball. Do not fold

burlap down into hole.

Woven tree staking strap or
ArborTie (or approved equal)
2 strands galvanized wire twisted until
taught. Wire shall not deflect more than
1/2" up or down when pulled.
2" wooden stake placed minimum 2'-0"
from trunk, an driven at least 2' into
ground. Lightly notch back side of stake
to lock wire. (See staking detail for
quantity and location)

Shoulder of root ball shall be flush with
finished grade.

Trunk caliper shall meet ANSI Z60
current edition for root ball size.

Root ball modified as required.
Remove excess soil from top of

root ball to expose root flare.

Existing soil.
Slope and scarify sides

of excavation.

Prior to mulching, lightly tamp soil
around the root ball in 6" lifts to
brace tree. Do not over compact.
When the planting hole has been
backfilled, pour water around the
root ball to settle the soil.

3" layer of mulch.
No more than 1" of mulch on
top of root ball. Must be placed
at time of planting. 12" of approved
compost to be placed under mulch.

Bottom of root ball rests on
existing or recompacted

soil.

Central leader. (See crown
observations detail).

SECTION VIEW

 Round-topped soil berm 4" high x 8"
wide above root ball surface shall be

constructed around the root ball. Berm
shall begin at root ball periphery.

Finished/Original grade.

3x widest dimension of root ball.

Loosened soil. Dig and turn the
soil to reduce compaction to the
area and depth shown.

Wire root ball cage is to be removed and
burlap is to be cut and completely removed

from the top and a minimum of 8" to 12”
down the side of the root ball. Do not fold

burlap down into hole.

Woven tree staking strap or
ArborTie (or approved equal)
2 strands galvanized wire twisted until
taught. Wire shall not deflect more than
1/2" up or down when pulled.
2" wooden stake placed minimum 2'-0"
from trunk, an driven at least 2' into
ground. Lightly notch back side of stake
to lock wire. (See staking detail for
quantity and location)

Loosened soil. Dig and turn the soil to reduce
the compaction to the area and depth shown.

4" high x 8" wide round - topped soil berm above root ball surface
shall be constructed around the root ball. Berm shall begin at root
ball periphery.

Prior to mulching, lightly tamp soil around the root ball in 6" lifts to
brace shrub. Do not over compact. When the planting hole has been
backfilled, pour water around the root ball to settle the soil.

3" layer of mulch. No more than 1"
 of mulch on top of root ball.

(See specifications for mulch).

Root ball rests on existing or recompacted
soil.

Slope and scarify
sides excavation.

Existing soil.

Finished grade.

Shrub.

SECTION VIEW

3x width of root ball.

Notes:
1. For ball and burlapped shrubs, remove completely as much burlap as possible, minimum halfway down the side of the rootball. Do not
fold burlap down into hole.
2. See specifications for further requirements related to this detail.

Rootball. Score circling roots with 4 or 5
vertical cuts, 1" deep with sterile knife.

Existing soil.

Finished/Original grade.

Bottom of root ball rests on
existing or recompacted soil.

Strong central leader.

Original slope should pass
through the point where the
trunk base meets
substrate/soil.

Prior to mulching, lightly tamp
soil around the root ball in 6"
lifts to brace tree. Do not over
compact. When the planting
hole has been backfilled, pour
water around the root ball to
settle the soil.

4" layer of mulch. No more than 1" of mulch on
top of root ball. (See specifications for mulch).

Slope and scarify sides of excavation.

3x widest dimension of root ball

Trunk caliper shall meet ANSI Z60 current
edition for root ball size.

Root ball modified as required.
Remove excess soil from top of root ball

to expose root flare.

 Round-topped soil berm 4" high x 8" wide above root
ball surface shall be constructed around the root ball.

Berm shall begin at root ball periphery.

Wire root ball cage is to be removed and
burlap is to be cut and completely removed

from the top and a minimum of 8" to 12”
down the side of the root ball. Do not fold

burlap down into hole.

Loosened soil. Dig and turn the
soil to reduce compaction to the
area and depth shown.

DECIDUOUS TREE SLOPE PLANTING DETAIL
SCALE: NOT TO SCALE

Existing soil.

Finished/Original grade.

Bottom of root ball rests on
existing or recompacted soil.

Strong central leader.

Original slope should pass
through the point where the
trunk base meets
substrate/soil.

Prior to mulching, lightly tamp
soil around the root ball in 6"
lifts to brace tree. Do not over
compact. When the planting
hole has been backfilled, pour
water around the root ball to
settle the soil.

4" layer of mulch. No more than 1" of
mulch on top of root ball. (See

specifications for mulch).

Slope and scarify sides of excavation.

3x widest dimension of root ball

Trunk caliper shall meet ANSI Z60
current edition for root ball size.

Root ball modified as required.
Remove excess soil from top of

root ball to expose root flare.

 Round-topped soil berm 4" high x 8" wide
above root ball surface shall be constructed

around the root ball. Berm shall begin at root
ball periphery.

Wire root ball cage is to be removed and
burlap is to be cut and completely removed

from the top and a minimum of 8" to 12”
down the side of the root ball. Do not fold

burlap down into hole.

Loosened soil. Dig and turn the
soil to reduce compaction to the
area and depth shown.

Notes:
1. For ball and burlapped shrubs, remove completely as much burlap as possible, minimum halfway down the side of the rootball. Do not fold
burlap down into hole.
2. See written specifications for further requirements related to this detail.

Shrub.

3x widest dimension of root ball.

Rootball. Score circling roots with 4 or 5
vertical cuts, 1" deep with sterile knife.

Round - topped soil berm 4" high and 8" wide above root ball
surface shall be centered on the downhill side of the root ball
for 240°. Berm shall begin at root ball periphery.

3" layer of mulch. No more than 1" of mulch
on top of root ball. (See specifications for

mulch).

Prior to mulching, lightly tamp soil around the root ball in 6" lifts to
brace shrub. Do not over compact. When the planting hole has
been backfilled, pour water around the root ball to settle the soil.

Loosened the soil. Dig and turn the soil to
reduce the compaction to the area and depth

shown.

Original slope should pass through the point
where the trunk meets substrate/soil.

Bottom of root ball rests on existing or
recompacted soil.

Existing soil.

Slope and scarify sides
of excavation.

Saucer

Rootball

Saucer

Rootball
2 Stakes @ 

3 Stakes
Equally Spaced

Prevaling
Wind

Trunk

180 Degrees

Trunk Staking Straps

For Trees Up to 2.75" Diameter For Trees 2.75" Diameter and Greater

Notes:
1. Utilize only Arbor-tie or approved equal or staking straps against tree trunks.
2. Reference manufacturer's detail of approved system for installation instructions.
3. Wire tension (if used) should not allow greater than 1/2" of play in any direction.
4. Staking should be removed on year after planting or as instructed.
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