TOWN OF LEESBURG
NOTICE OF PUBLIC HEARING
TO CONSIDER REZONING APPLICATION
TLZM-2014-0005, PATRIOT SELF-STORAGE

Pursuant to Sections 15.2-1427, 15.2-2204, 15.2-2205 and 15.2-2285 of the Code of Virginia,
1950, as amended, the Leesburg Town Council will hold a public hearing on Tuesday,
September 8, 2015 at 7:30 p.m. in the Town Council Chambers, 25 West Market Street,
Leesburg, Virginia, 20176 to consider Rezoning Application TLZM-2014-0005, Patriot Self-
Storage, a request by the Applicant Route 773 Investors, LC, to permit up to five stories for two
proposed self-storage buildings. Three stories are allowed by right but up to five stories may be
permitted with a rezoning approval.

The property is identified by Loudoun County Property Identification Number (PIN) 188-17-
9105 which encompasses approximately 5.06 acres within the Town of Leesburg. The property
is located on the south side of Fort Evans Road across the road from the Hunters Crossing
Apartments. The property is zoned CD-C (Crescent District — Commercial). The property is
identified in the Town Plan’s Crescent District Land Use Policy Map as “Commercial/Mixed
Use”. The Town Plan does not specify a maximum density or Floor Area Ratio (FAR) for
commercial uses but a total of approximately 253,000 square feet are proposed for an FAR of
1.74.

Copies and additional information regarding this application are available at the Department of
Planning and Zoning located on the second floor of Town Hall, 25 West Market Street,
Leesburg, Virginia, 20176 during normal business hours (Monday — Friday, 8:30 a.m. to 5:00
p.m.) or by contacting Michael Watkins, Senior Planner, at 703-737-7920 and via email at
mwatkins@]leesburgva.gov.

At these hearings, all persons desiring to express their views concerning these matters will be
heard. Persons requiring special accommodations at this Town Council meeting should contact
the Clerk of Council at (703) 771-2733 three days in advance of the meeting. For TTY/TDD
service, use the Virginia Relay Center by dialing 711.

Ad to run:
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Date of Council Meeting: September 8, 2015

TOWN OF LEESBURG
TOWN COUNCIL MEETING
Subject: TLZM-2014-0005, Patriot Self Storage Park
Staff Contact: Michael Watkins, Senior Planner, DPZ

Council Action Requested: Council action on TLZM-2014-0005.

Staff Recommendation: Staff recommends approval of TLZM 2014-0005, Patriot Self
Storage Park. The proposal is in general conformance with the policies of the Town Plan,
and the approval criteria of TLZO Sec. 3.3.15 have been satisfied.

Commission _Recommendation: On June 16, 2015, the Planning Commission held a
public hearing on the application. The Planning Commission requested a change to the
tower architectural feature of the proposed buildings and deferred action on the application.

On August 6, 2015, the Planning Commission voted (6-1) to approve application TLZM-
2014-0005 to permit two five-story buildings and twelve modifications of the Crescent
District zoning standards. One Planning Commissioner voiced concerns regarding the
impact of the building height on the adjacent residential area.

A resident of Cedar Walk subdivision spoke at the Planning Commission public hearing and
work session and voiced concerns regarding the impact of the proposed building height on
the residential area on the north side of Fort Evans Road.

Fiscal Impact: Approval of this application will be revenue positive. The proposed uses
will generate additional Business Professional Occupational License (BPOL) and
commercial real estate tax revenue.

Work Plan Impact:  This application is part of the core function of Planning and
Zoning and fits within the work plan. The Town will need to review and approve
additional site development applications prior to construction of the site. Such site
development plan processing is anticipated in the Town’s work plan as well.

Executive Summary: The proposed self-storage use is a permitted use in the Crescent
District. However, Route 773 Investors LLC, is requesting approval to increase the
building height of the proposed buildings from three-stories to five-stories. The building
closest to Fort Evans Road (Building One) will include ground floor commercial and
self-storage uses totaling 107,050 square feet. Building Two, adjacent to the Route 15
Bypass exit ramp, includes 146,610 square feet of self-storage use. The request includes
12 modifications of the Crescent District’s site and architectural design requirements.
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Background: TLZM 2014-0005 is a request to add additional building height for a use
permitted by-right in the Crescent District Commercial (CD-C) zoning district. By-right,
the Applicant can construct three-story buildings no taller than 46 feet. The CD-C permits
five-story buildings no taller than 70 feet via a rezoning application. The proposed
buildings are five-stories and have a maximum height of 62 feet. Approval of the
rezoning application would permit two additional stories and 16 feet of additional
building height.

The application consists of two buildings and associated parking and loading areas. The
subject property is located near the intersection of Fort Evans Road and Meadows Lane.
Building One, the building closest to Fort Evans Road, will contain three ground floor
retail tenant spaces facing Fort Evans Road. One of these retail tenant spaces will be the
package store for the self-storage use with the remainder of the building used as self-
storage. Building Two is located behind Building One and is located closest to the East
Market Street exit ramp from the Bypass. Building Two will only contain self-storage
uses.

Staff’s recommendation is based on the policies established in the Town Plan and the
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requirements of the underlying zoning district as stated in the Zoning Ordinance.

TLZO Section 3.3.8 requires an assessment of whether or not the proposed rezoning is
consistent with the applicable provisions of the Town Plan. Further, TLZO Section 3.3.15
includes five approval criteria, the first of which states that a rezoning application must
be consistent with the Town Plan. As a result of this analysis, it is the opinion of Staff
that the application is generally consistent with the Crescent District Master Plan’s goals
and objectives. Of particular significance is language contained in the Crescent District
Element regarding redevelopment.

“Design Guidelines for the Crescent District are intended to make new
construction in the areas of the Crescent District lying outside of the boundaries
of the original Old and Historic District compatible with the historic architectural
character of the original Old and Historic District” (p. 11-8).

However, with regard to architectural design, the Plan states:

“The farther away a project is from the original Old and Historic District, the
more flexibility will be allowed in architectural design and character” (Objective
6, p. 11-10).

The subject property is located between Fort Evans Road and the Route 15 Bypass at the
very edge of the Crescent Design District, as far from the Old and Historic District as
possible while still being within the Crescent District. The site is directly adjacent to an
off-ramp from the Bypass and has large commercial buildings (hotels) on either side.
Staff believes the proposed increase in height and building design is generally consistent
with the intent of the Crescent District policies.

Architectural design is an integral component of the Crescent Design District. Staff notes
the following language from the Crescent District Master Plan (CDMP) and the goals of
the Crescent Design zoning district:

e Set the stage for the sensitive long-term development of the District so that the
community stakeholders have a reasonable expectation of how the District will
look in the future (CDMP Pg. 11-2).

e Create a District that is respectful of the historic core of Leesburg while providing
a transition to the more automobile oriented parts of the community (CDMP
Pg.11-3).

e Develop a setting for a true mixture of uses that recognizes Leesburg’s role as a
center of retail, office, and residential uses for Loudoun County (CDMP Pg. 11-3)

e The farther away from the original Old and Historic District, the more flexibility
will be allowed in the design of the project’s height, scale and massing (CDMP
Pg. 11-10).

e The farther away from the original Old and Historic District, the more flexibility
will be allowed in architectural character and design (CDMP Pg. 11-10).
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e Regulate building height and placement to achieve appropriate scale along
streetscapes and ensure proper transition to nearby residential neighborhoods
(TLZO Sec. 7.10.1.B.4).

e Establish clear controls on building form and placement to frame a well-defined
public realm comprised of human-scaled streets, neighborhoods and public
spaces, all of which contribute to creating a safe, comfortable and livable
environment (TLZO Sec. 7.10.1.B.5)

Architectural review of this application is focused on the successful mitigation of the
additional building height. Successful mitigation would include but is not limited to
design which reduces the overall massing, including sufficient articulation of the building
facades. Mitigation of building mass and articulation is most successful on the facade
adjacent to Fort Evans Road, which is the most prominent facade. This elevation exhibits
a three-part building division; base, middle and cap.

The ground floor is activated with a storefront appearance having easily discernable
pedestrian entrances and appropriate fenestration. The middle portions of the facade have
an appropriate appearance, and the cap is treated with a cornice which complements the
roofline. The building massing is reduced in scale with the provision of a courtyard,
where half of the front facade is recessed approximately 28 feet. The fagade is also
modulated where the composition of the entire facade is broken into three parts that is
best described as two components separated by a “hyphen”.

The architectural standards included in the Crescent District were not intended to be rigid
and the provision for modifications was intentionally included to provide flexibility to
encourage quality design. The Applicant has requested the modifications listed below and
Staff recommends approval of each:

Frontage Requirement: TLZO Sec. 7.10.4 includes a build-to-line (BTL) instead
of a front-yard setback and a building frontage requirement along the BTL.
Buildings must occupy at least 66% of the BTL. This percentage can be reduced
up to 50%. To mitigate the massing of the building the Applicant has “stepped
back’” a portion of the building as a courtyard to create an amenity area.

Parking Surplus: One of the goals of the Crescent District is to reduce
impervious surfaces when possible. TLZO Sec. 7.10.5.A.1 states that the number
of required parking spaces shall not be exceeded. The application includes seven
more spaces than required. The Applicant’s justification is that the seven
additional parking spaces permits flexibility in the use of the tenant spaces,
accommodating retail or restaurant uses. Staff agrees that the additional parking
spaces permit long-term flexibility for future uses of the retail tenant spaces.

Loading Spaces: TLZO Sec. 11.9 establishes off-street loading requirements. In
the case of the proposed uses, 25 loading spaces are required and only 14 spaces
have been provided. The Applicant’s justification states that “the intended
number of spaces is believed to be a sufficient allocation for the use.” Staff agrees
with the requested modification.
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Parking Lot Buffer: TLZO Sec. 7.10.5.D.1 requires a five-foot (5”) planting
buffer for parking lots located adjacent to a side or rear yard. The Concept Plan
layout is deficient by one and a half feet (1.5”), providing a three and a half-foot
(3.5%) parking buffer.

Building Material, EIFS: TLZO Sec. 7.10.7 Building Materials and Other
Requirements details the permissible building materials. The Applicant is
requesting to use EIFS (exterior insulation finish system) as a primary building
material.

Building Material, Tinted Glass: TLZO Sec. 7.10.7.A.2 specifies that glass
areas on front facades shall allow for 70% light transmission. The Applicant is
proposing to use tinted glass that does not meet the 70% light transmission
requirement.

Building Form, Cornice: TLZO Sec. 7.10.6.E.2.b limits the projection of cornice
features away from the building facade between six inches (6”) and twelve inches
(12”). The applicant is requesting a modification to permit a projection of two feet
ten inches (2°-10”)

Building Form, Entrance Doors: TLZO Sec. 7.10.6.H.3.c requires at least one
entrance on a secondary building facade. The Applicant is requesting to waive the
requirement of a pedestrian entrance on the west facade of Building 2.

Building Form, Ground Floor Facade: The proposed buildings are classified as
commercial buildings and must meet the requirements of TLZO Sec. 7.10.6.H
Commercial Building Design Specifications. Building One has a storefront which
faces Fort Evans Road. As such, at least 70% of the ground floor shall be
composed of doors and windows; windows must occupy an area two (2) feet and
ten (10) feet above the outside grade. The Applicant is requesting a modification
to reduce the door and window requirement to 43.6%. The Applicant’s
justification states that the modification is necessary “to maintain uniformity
within the building features attempting to reproduce the historical characteristics
of the community.”

Building Form, Secondary Front Facades: The proposed buildings have sides
classified for Crescent District architectural purposes as “secondary front facades”
which address the interior parking court. Secondary front building facades must
meet the requirements of TLZO Sec. 7.10.6.H.6.c. This section requires that doors
and windows compose 30% of the ground level building facade. The applicant is
requesting modifications of the percentages.

Building Form, Interior Secondary Facades (building facades not facing a
street): The proposed buildings have side facades classified for Crescent District
architectural purposes as “interior secondary facades”. Interior secondary facades
must meet the requirements of TLZO Sec. 7.10.6.H.6.d. This section requires that
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windows compose 10% of the ground level of this facade. The applicant is
requesting to reduce the required percentage.

Building Form, Upper Story Facades: Upper stories of buildings in the
Crescent District must meet the requirements of TLZO Sec. 7.10.6.H.6.e. This
section requires that windows compose 50-70% of that portion of the facade. The
applicant is requesting to reduce the percentages on several facades.

The Planning Commission’s July 16" Public Hearing and August 6™ Work Session Staff
reports are attached to this memo. (Attachments 7 and 8)

An Ordinance memorializing the zoning map amendment and amended concept plan and
proffers can be found in Attachment 9.

Attachments:

1.

©CooNR~WN

Patriot Self Storage Park, Concept Plan Sheets 1-11, as prepared by Barrett
Consultants, P.C., dated June 12, 2015

Building Elevations dated

Applicant’s Statement of Justification

Applicant’s Request for Modifications dated June 16, 2015

Architectural Narrative dated June 1, 2015

Draft Proffer Statement dated June 16, 2015

Planning Commission Staff Report dated July 16, 2015.

Planning Commission Work Session Staff Report dated August 6, 2015.

Draft Ordinance
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72" CITADEL OUTDOOR BENCH

ADA COMPLIANT, SURFACE MOUNT

SPECIFICATIONS
5/8" Dia. Steel Rod Seat.

Seat Frame: 3/8" O.D. Steel Rod, 1.32" O.D. ILG Steel Tube, 11 Ga. Steel Sheet.
Legs: 2-3/8" O.D. ILG Steel Tube, 7 Ga. Steel Plate.

Solid Black

Steel Flare Top Trash Receptacle
Rodman Style

This Rodman Style Flare Top
Trash Receptacle features a
powder-coated steel frame that
is welded together. The tapered
opening makes it easier to
dispose of trash, and gives the
litter receptacle a modern look.
Optional accessories include
various lids shown below, and a
standard 34 Gal. polyethylene
liner.

The state of the art finishing
process used on these products
combines the application of an
'Electrocoat Zinc Rich Primer'
with a durable powder-coat to
ensure every crevice and joint is
completely coated, providing full
protection against corrosion and
weathering. Choose between a
smooth Solid Color
Powder-Coat or a textured
Hammertone Powder-Coat in
the color options shown below
to achieve a finished look that
will last for years.

COLOR TO MATCH BENCH -
BLACK

Flat Top Lid

AMMENITY FEATURE #2

Values shown are nominal and not to be used for installation purposes. See product specification for installation requirements.

— ] wx: | —

NH\MW..

IMPASSE™ RAIL

/4

(12 Ga.)

N\

Base Material

Uniform Zinc Coating
(Hot Dip Galvanized)

Zinc Phosphate &
Conversion Coating

Epoxy base coat

"No-Mar" Polyester
Powder finish coat

HIGH SECURITY FENCING

IMPASSE IT™ PALE

security.

8'0.C. Nom. |
OO
HO_\N:
1/n - -
Nm\w rUv“o“o“o“o“o“o“o“o“o“o“o“o“o“c“no.oH/
@ IMPASSE IT"'Rail
(Sce Cross- Section Below)
AR H o T A A T I e T o A A o T e A2
Varies
with IMPASSE 11™
Height s \I I-Beam Post @
Standard Heights 2" Pale
T8 9 " (14Ga)
o ] o o o o o o o | | R g
2" Nom. ’ . — == 34" Typ. . .
@ 4 2 ..s .4
S tla
36" g, .
Min. post setting 4. Y NOTES:
i . 1.) Additional heights available on request i of |4
s . 2.) Third rail optional. (Some heights noted require |o~{ | -
I the third rail.) ol
3.) 3" x 11Ga. I-Beam recommended for 7' & §' =
heights. 4" x 11Ga. I-Beam recommended for
9' & 10" heights.
IMPASSE 11" RAIL
Specially formed high strength
architectural shape; lower lip
contoured to carry - Steel Cable
2% and/or Sensor Cables for

Specially formed high strength
corrugated shape; resists prying

or bending; bolt holes recessed
to prevent chiselling of bolt

head.

SECURITY FASTENER

IMPASSE 11" POSF——
Specially formed I-Beam,
pre-punched for multiple rail
options.

Stainless steel security nut prevents
tampering or removal by normal tools.

31GISO

Titlc:

IMPASSE 11 GAUNTLET 2/3-RAIL

1555 N. Mingo

DR: CI SH . lof 1 _ SCALE: DO NOT SCALE

CK: BS Date

11/4/11 _ REV: a

i e
[l AMERISTAR® Tuse 0% 7aus

www.ameristarfence.com

HIGH SECURITY FENCING

AMMENITY FEATURE #1

Js
BY

Bldg. 1 front width increased to 58'
DESCRIPTION

07-13-15
DATE

1
NO.

46" Thermoplastic Coated Round Picnic Tables

Thermoplastic coated table top
and seats can be finished with a
glossy Plastisol or lightly
textured matte Polyethylene
coat in the color options shown.
Portable mount. Gray color

Round picnic tables make it fun to
eat outside with friends and family.
3/4" #9 gauge expanded steel make
up the circular table top and seats,
and are coated with a thermoplastic
coating to prevent corrosion and
minimize maintenance. Solid table
tops are also available.

The 46" diameter table top provides
ample space for food and drinks,
and come standard with a 2"
umbrella hole. Optional umbrella
comes in two standard sizes and
various colors.

LAND PLANNERS & LAND SURVEYORS
ARLINGTON, VIRGINIA
TELE: 703-532-1177

BARRETT CONSULTANTS, P.C.

FINISH - Stainless Steel

The frame of the Heavy-Duty
Challenger is constructed of
2-3/8" O.D. tubing.The racks
are offered in a galvanized,
powder-coated, and stainless
steel finish.

AMMENITY FEATURE #3

SEE CONCEPT PLAN, SHEET 2, FOR LOCATION
OF AMMENITY AREAS & KEY TO AMMENITY AREA
FEATURES

CONCEPTUAL DETAILS
PATRIOT SELF STORAGE PARK
ROUTE 773 INVESTORS, LLC
TOWN OF LEESBURG, VIRGINIA

FOR LOCATION OF
UTILITIES, CALL

"MISS UTILITY"

48 HOURS IN ADVANCE

OF ANY EXCAVATION AT
#811,

SCALE: 1" =40

DATE: June 12, 2015

DRAWN BY: JS

CHECKED BY:

JOB NO.

SHEET 6 OF 11
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Attachment 1
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A _— - 20' WATER LINE ESMT. - OWNER:
_— DB 1112 PG 796 _NOC|_|m NN@ _Z<mm|_|o_Nm. _I_IO _HO_N _IOO>|_|_OZ O_H
5335 LEE HIGHWAY 3rd FLOOR
- TC2 ] N 88°46 28" W 10470 .. .. e L UTILITIES, CALL
v \V c3 79 N 88°4628"W ' 28437 L NSO, VA 22207 "MISS UTILITY"
\ - LIMITED ACCESS & RIGHT OF WAY LINE 48 HOURS IN ADVANCE
s Y o DEVELOPER: OF ANY EXCAVATION AT
x s \ ROUTE 15 BYPASS ROUTE 773 INVESTORS, LLC P
Z - N.W. RAMP 5335 LEE HIGHWAY 3rd FLOOR
\ \\ WIDTH VARIES ARLINGTON, VA 22207
T 703-532-1177
EXISTING 20' STORM \ \\ Boundary recertified June 10, 2014
STATEMENTS: wmm_r__/_wmwmmww_wm_mmww o \ . \ Title Report prepared by Walker Title, LLC on May ENGINEER:
1. No visible evidence of any grave, object or structure marking a place of burial has been observed. \\ 30, 2014 under Case Number A1400562 BARRETT CONSULTANTS, PC
\ \\ 5335 LEE HIGHWAY 3rd FLOOR
2. No evidence of contamination, remediation or other adverse environmental condition exist on the property \ ARLINGTON, VA 22207
\ i 703-532-1177
3. No evidence of archeological, natural and historical features or landmarks exist on the property. \
N / Y LEGAL DESCRIPTION:
. 4. The depicted outline of the subject area for this application does not constitute a \ CERTIFIED CORRECT wwm_wm “mm-uw-m%w
gr@ﬁ / subdivision of the property. yZ %. - 10071 SCALE: 1" = 40'
A&A e / Y A& CURVE | DELTA ANGLE RADIUS ARC TANGENT CHORD CHORD  BEARING ZONING: CD-C DATE: June 12,2015
%\ﬂm B \ . c 1 0°34°22” 11434.16° 114.29° 57.14° 114.28° N 71°00°16"E AREA: DRAWN BY: JS
%V r S N <L C 2 2°06°23” 327.00° 12.02° 6.01° 12.02° N _89°49°39"W Gross: 145,704 s.f. 3.3449 acres
m > 7} %m ~ / c3 21°08°31” 289.67° 106.89’ 54.06’ 106.28’ S 82°15°50W Street Dedication: 1761 s.f. 0.0404 aprdg HECKED BY:
. °08°47" ! ! ! ! °21°49” Net: 143,943 s.f. 3.3045
mwl ~ \ \/ \ C 4 0°08°47 11429.16 29.18 14.59 29.18 S 71°21°49"W e S acres JOB NO.
4 4 . TM: 48-H-4-—1 SHEET 7 OF 11




Storm Type - WinTR55 NOAA Type B
SWM / BMP NOTE: POST DEVELOPMENT DRAINAGE AREA DATA
; . : : Area Adj. CN | Adj.CN | Adj. CN Q1-yr Q1-yr Q2-yr Q2-yr Q10-yr Q10-yr .
_U:O_” to mbb._.o<m_ .9n any final site U_mz on the mCU‘_moﬁ U—.Obma\ the - -~ = RR DA acres TC CN \_-S. N-S. \_O-S. Uncontrolled | Controlled Uncontrolled Controlled Uncontrolled Controlled Oéoo-ﬁ BMP's Outfall
applicant will verify that stormwater management and best management == o
practices for stormwater quality (SWM / BMP) for the site are in Infiltration Level 1 & Flow to Best Western
accordance with all Town and State criteria including the Town of - \“\“ -~ A 2.7024 6 88 82 83 84 5.05 0.01 711 0.06 13.66 0.60 26.90 Compost amended
Leesburg Storm Water Master Plan criteria and the latest versions of the = U - . .
Virginia Storm Water Management Handbook and the Town's DCSM, s\\\Wx\\\\;\ B 0.3191 6 69 66 67 68 0.16 0.16 0.33 0.33 0.93 0.93 2.25 Compost amended soils Flow Offsite to Bypass
whichever is more stringent.. - C 0.1634 6 83 82 83 83 0.13 0.13 0.27 0.27 0.92 0.92 2.51 Compost ameded soils Flow Offsite to Ft. Evans Rd
Total 3.1849 5.34 0.30 13.05 0.66 15.51 2.45 31.66

Storm Type - WinTR55 NOAA Type B EXISTING DRAINAGE AREA DATA
DA # MMMM TC CN Q1-yr Q2-yr Q10-yr Q100-yr Remarks
A 2.3147 20 57 0.07 0.31 1.97 6.85 Flow to Best Western
B 0.3565 6 68 0.23 0.39 1.03 2.44 Flow offsite to Bypass
C 0.5137 16 55 0.01 0.05 0.42 1.58 Flow offsite to Ft. Evans Rd.
Total 3.1849 0.31 0.75 3.42 10.87

Existing drainage divides shown on sheet 1, Existing Condition Plan

Attachment 1

SITE COMPLIANCE TABLE (controlled)
DA-A DA-B DA-C Total Sit
Flow to Best Westemn Flow to Bypass Flow to Ft. Evans Rd. otal site
Event Pre Post Pre Post Pre Post Pre Post
........ 1-yr 0.07 0.01 0.23 0.16 0.01 0.13 0.31 0.30
COMPOST AMENDED SOILS [.*.*.*. . . . .
““““ 2-yr 0.31 0.06 0.39 0.33 0.05 0.27 0.75 0.66
RR SPREADSHEET DA's NN N =N 10-yr 1.97 0.60 1.03 0.93 0.42 0.92 3.42 2.45
LOCAL DIVIDES TO INLETS == == == om0 om0 om0 om0
DOWNSPOUTS o 100-yr 6.85 26.90 2.44 2.25 1.58 2.51 10.87 31.66
100-yr OVERLAND RELIEF —3»>
BMP Components
UNDERDRAIN
RR DA PRACTICE TYPE LEVEL REQUIRED PRE-TREATMENT
S Conventional Contech
Infiltration Infiltration 1 ves (1) JellyFisher Filter
A
Compost
Amended Soils
B Compost
Amended Soils
c Compost
Amended Soils

Underground Infiltration Areas:

1. Install underdrain pipes within the infiltration area; with a 1% slope
for the length of the facility. Connect the underdrain pipes to a
common observation port so that the facility can be pumped out in
the event of clogging.

SCHEMATIC PROFILE OF FILTRATION 1
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CHANNEL & FLOOD PROTECTION

WATER QUALITY

OUTLET, MAY VARY) .

CARTRIDGE
DRAINDOWN — DECK
CARTRIDGE T T

L HI-FLO

MAINTENANCE : CARTRIDGE

ACCESS WALL

N STEPS
(LOCATION
MAY VARY)
row (|
Q|
]

Min, FRAME AND COVER SHOWN
CONTRACTOR TO GROUT PLAN VIEW (HATCH OPTION FLUSH
TO FINISHED GRADE WITH TOP OF STRUCTURE)
GRADE =1 e
RINGS/RISERS XX
|/I_ : l [ N
MAINTENANCE ~ |© =35 .
o T : >
ACCESS WALL —] " Sk : Z
(MAW,) & BT i :
o A %
o 2 s g
T~ sz .
= =z )
( 51 ==
( : 2
= _ T -
INLET PIPE S / ——
(STANDARD 6" ABOVE S ;

: OUTLET

= 1 PIPE
Sl ™| CARTRIDGE
: o] pbECK
SEPARATOR A~ . 1 R <
SKIRT o .

SECTION A-A

JELLYFISH DESIGN NOTES

JELLYFISH TREATMENT CAPACITY IS A FUNCTION OF THE CARTRIDGE SELECTION AND THE NUMBER OF CARTRIDGES. THE STANDARD MANHOLE
STYLE IS SHOWN. @120" MANHOLE JELLYFISH PEAK HYDRAULIC CAPACITY IS 3.74 CFS. IF THE SITE CONDITIONS EXCEED 3.74 CFS AN UPSTREAM
BYPASS STRUCTURE IS REQUIRED.

CARTRIDGE SELECTION

703-532-1177

ARLINGTON, VIRGINIA
TELE

BARRETT CONSULTANTS, P.C.
LAND PLANNERS & LAND SURVEYORS

CARTRIDGE DEPTH 54" 40" 27" 15"
OUTLET INVERT TO STRUCTURE INVERT (C) 6'-5" 5'-3" 4'-2" 3-2"
FLOW RATE HIGH-FLO / DRAINDOWN (cfs) (per cart) 0.18/0.09 0.13/0.065 0.09/0.045 0.05/0.025
MAX. CARTS HIGH-FLO / DRAINDOWN 19/4

SITE SPECIFIC
BANASAAERASATESASETESSSERESSSANASSSANEEERREEANS
BANSRAAAEAESSEEECOEASAEEEANAAEEIAEASESASAANAIA DATA REQUIREMENTS
BASAEEEALASCEEIAEEEEIIEETEISIALELEEETEEEEEROEEAS
e e e e
AN
BANSEAAAMELEESEEEEEEASEEEAAAEEIAMRALASALANANA STRUCTURE ID -
SASAEAREEEEEEEEREEEEEEE IS IR RSO EARENE
SAAAERESSEEEESEAEEEEANAEAEASAEASARALSSOLAS AR
PASSAASAEEEASAEESASESELESASAELEEARAREEELAREAAAN WATER QUALITY FLOW RATE (cfs) -
RAKEALEERESEREEREAEAEEEEEAEEE LSS SRR
SAMASASASAEASEASAEAASEEIANALESERENEEIAEIAAAAS 0
e 9 T 0 0 0 0 5 0 0 T o e PEAK FLOW RATE (cfs)
BACASOEOSAECEESESSSIISATEISRALEEENERAREEEEEAAAS
RASAISSESEEtatstithbbbbbetatettintitttobbbebotd 0
BASASAEAS SIS ALSA S AL AREA AT EARAAEEEAEARS RETURN PERIOD OF PEAK FLOW (yrs)
ASLALEESSSSALARNEESEEEEEEARASANANEANSEEEEEENN
RASSASESEAEAAEAEEEEEE NSO CERAEEREE RS # OF CARTRIDGES REQUIRED (HF / DD) s
DASAAALSEEANELERAAEARASASSSARAREEARARALASS SRS
BAAARASASAASARSALEREEEEASESENSEAELARtAbEASENS
DASAARSESEARNEEEOtEbob LA Rt e SatiotoARAALItass CARTRIDGE SIZE -
T e T e e
DASANSSESANANELECAREAEAEASSEASASEEARALEEARANESSSI

Sibibe e o e b
T T P8 P P P T T T T T ST PIPE DATA: 1.E. MATERIAL | DIAMETER
BAAASASAAALASSESSALARAREEAALASSOARREAAELEEEANENS
DASSSSSEAMAANEEEEAEEARARSSAASEEARARARALALASASASA NLET PIPE 1 g 0 0
BASEEEEANSR AR SESSAAAEEARESE RSSO EREEEEE
DANSSSALAAAAAESEEALEARARSAARESSANSASARAAAEAEASALI
VVVVYVVVVVIVVVVVVVVYY v AL AAAAd VVVVVVVYVY * * *
«<4<4<<qd<<<<<4<4<<<<<<<<<<<d<<<<<<444<4<4<<<<<4<<<4444444444 INLET PIPE #2
T T T T T T T T YT
DAAAAAAAAN S EEEEEACARARAL RSN ASAEAREEARARANAAS OUTLET PIPE - - -
AESARASARALASASAS AL SRR EAMAALRANEASEARAAEEAEA
B A S EC LR b A ot S A S AR
DS SN AR SO EARALASARSEAAASARSEALSEASARATASASS RIM ELEVATION -
B R kR R R Rk A it it ANTI-FLOTATION BALLAST _ WIDTH _ HEIGHT
DASARAREN SRR RSN SRR EEROAARANARA RS aAS
BASARALALSEARASAAELARANARESERERERARERSAMASASRARE NOTES/SPECIAL REQUIREMENTS.

(DIAMETER VARIES) (84" x 102" WITH SLAB) _ PER ENGINEER OF RECORD

N.T.S. N.T.S.

GENERAL NOTES

1. CONTECH TO PROVIDE ALL MATERIALS UNLESS NOTED OTHERWISE.

2. FOR SITE SPECIFIC DRAWINGS WITH DETAILED VAULT DIMENSIONS AND WEIGHTS, PLEASE CONTACT YOUR CONTECH ENGINEERED
SOLUTIONS LLC REPRESENTATIVE. www.ContechES.com

3. JELLYFISH WATER QUALITY STRUCTURE SHALL BE IN ACCORDANCE WITH ALL DESIGN DATA AND INFORMATION CONTAINED IN THIS
DRAWING.

4. STRUCTURE SHALL MEET AASHTO HS-20 LOAD RATING, ASSUMING EARTH COVER OF (' - 5' AND GROUNDWATER ELEVATION AT, OR BELOW,
THE OUTLET PIPE INVERT ELEVATION. ENGINEER OF RECORD TO CONFIRM ACTUAL GROUNDWATER ELEVATION. CASTINGS SHALL MEET
AASHTO M306 AND BE CAST WITH THE CONTECH LOGO.

5. JELLYFISH STRUCTURE SHALL BE PRECAST CONCRETE CONFORMING TO ASTM C-478 AND AASHTO LOAD FACTOR DESIGN METHOD.

INSTALLATION NOTES

A. ANY SUB-BASE, BACKFILL DEPTH, AND/OR ANTI-FLOTATION PROVISIONS ARE SITE-SPECIFIC DESIGN CONSIDERATIONS AND SHALL BE
SPECIFIED BY ENGINEER OF RECORD.

B. CONTRACTOR TO PROVIDE EQUIPMENT WITH SUFFICIENT LIFTING AND REACH CAPACITY TO LIFT AND SET THE STORMFILTER STRUCTURE
(LIFTING CLUTCHES PROVIDED).

C. CONTRACTOR TO INSTALL JOINT SEALANT BETWEEN ALL STRUCTURE SECTIONS AND ASSEMBLE STRUCTURE.

D. CONTRACTOR TO PROVIDE, INSTALL, AND GROUT INLET AND OUTLET PIPE(S). MATCH PIPE INVERTS WITH ELEVATIONS SHOWN ON SITE
SPECIFIC DRAWINGS.

E. CONTRACTOR TO TAKE APPROPRIATE MEASURES TO ASSURE UNIT IS WATER TIGHT, HOLDING WATER TO FLOWLINE INVERT MINIMUM. IT
1S SUGGESTED THAT ALL JOINTS BELOW CARTRIDGE DECK ARE GROUTED.

F. CARTRIDGE INSTALLATION, BY CONTECH, SHALL OCCUR ONLY AFTER SITE HAS BEEN STABILIZED AND THE JELLYFISH UNIT IS CLEAN AND
FREE OF DEBRIS. CONTACT CONTECH TO COORDINATE CARTRIDGE INSTALLATION.

CONCEPTUAL SWM PLAN
PATRIOT SELF STORAGE PARK
ROUTE 773 INVESTORS, LLC
TOWN OF LEESBURG, VIRGINIA

SCALE: 1" =40

DATE: June 12,2015

DRAWN BY: JS

C.“NTECH
L
ENGINEERED SOLUTIONS LLC

www.ContechES.com

CHECKED BY:

JOB NO.

SHEET 9 OF 11

Attachment 1



RR DA-A SWM Water Quantity Energy Balance Worksheet

SITE AREA (acre) 2.7024
1-year 2-year 10-year
PRE POST (adjusted) PRE POST (adjusted) PRE POST (adjusted)
P 2.6 2.6 3.1 3.1 4.7 4.7
CN 57 82 57 83 57 84 POST (adjusted) from RRM 'Channel
$=1000/CN-10 7.54 2.20 7.54 2.05 7.54 1.90
0.2S 1.51 0.44 1.51 0.41 1.51 0.38
RV=(P-0.25)°/(P-0.25)+S 0.14 1.07 0.28 1.53 0.95 3.00
QPost Development <= I.F.* (Qpre-development* RVpre-development)/RVDeveloped)
I.F 0.8
CHANNEL PROTECTION FLOOD CONTROL
Qpre-development 0.07 From TR55 Qpre-development 1.97 From TR55
QPost Development 5.05 From TR55 QPost Development 13.66 From TR55
RVPost Development (with runoff RVPost Development (with runoff
reduction) 1.1 From RRM reduction) 3.02 From RRM
Qallowable 0.01 Q Developed < |.F.x (Q Pre-Develped x RV Qallowable 0.62
Pre-developed) / RVDeveloped
Qallowable/QPost Development 0.001 Qallowable/QPost Development 0.05
Vs/Vr 0.56 Fig 11.7 of DEQ Manual Vs/Vr 0.56 Fig 6-1 of TR-55 User Manual
Vs 0.62 Vs 1.69
Storage required (cf) 6043 Storage required (cf) 16590
TWO YEAR STORM
Qpre-development 0.31 From TR55
QPost Development 7.11 From TR55
RVPost Development (with runoff
reduction) 1.54 From RRM
Qallowable 0.06 Q Developed < (Q Pre-Develped x RV Pre-developed) / RVDeveloped
Qallowable/QPost Development 0.01
Vs/Vr 0.56 Fig 11.7 of DEQ Manual
Vs 0.86
Storage required (cf) 8460 Source: Arlington County DES (modified to add 2-yr event)

RR DA-B SWM Water Quantity Energy Balance Worksheet

SITE AREA (acre) 0.3191
1-year 2-year 10-year
PRE POST (adjusted) PRE POST (adjusted) PRE POST (adjusted)
P 2.6 2.6 3.1 3.1 4.7 4.7
CN 68 66 68 67 68 68
$=1000/CN-10 4.71 5.15 4.71 4.93 4.71 4.71
0.2S 0.94 1.03 0.94 0.99 0.94 0.94
RV=(P-0.25)°/(P-0.25)+S 0.43 0.37 0.68 0.64 1.67 1.67
QPost Development <= I.F.* (Qpre-development* RVpre-development)/RVDeveloped)
I.F 0.8
CHANNEL PROTECTION FLOOD CONTROL
Qpre-development 0.23 From TR55 Qpre-development 1.03
QPost Development 0.16 From TR55 QPost Development 0.93
RVPost Development (with runoff RVPost Development (with runoff
reduction) 0.38 From RRM reduction) 1.66
Qallowable 0.21 Qallowable 1.04
Qallowable/QPost Development 1.31 Qallowable/QPost Development 1.11
Vs/Vr 0 Fig 11.7 of DEQ Manual ** Vs/Vr 0
Vs 0.00 Vs 0.00
Storage required (cf) 0 Storage required (cf) 0
TWO YEAR STORM
Qpre-development 0.39 From TR55
QPost Development 0.33 From TR55 ** Qutside of Chart
RVPost Development (with runoff
reduction) 0.64 From RRM
Qallowable 0.41
Qallowable/QPost Development 1.25
Vs/Vr 0 Fig 11.7 of DEQ Manual **
Vs 0.00
Storage required (cf) 0 Source: Arlington County DES (modified to add 2-yr event)

RR DA-C SWM Water Quantity Energy Balance Worksheet

POST (adjusted) from RRM 'Channel

From TR55
From TR55

From RRM

Fig 6-1 of TR-55 User Manual **

SITE AREA (acre) 0.1634
1-year 2-year 10-year
PRE POST (adjusted) PRE POST (adjusted) PRE POST (adjusted)
P 2.6 2.6 3.1 3.1 4.7 4.7
CN 55 82 55 83 55 83 POST (adjusted) from RRM 'Channel
$=1000/CN-10 8.18 2.20 8.18 2.05 8.18 2.05
0.2S 1.64 0.44 1.64 0.41 1.64 0.41
RV=(P-0.25)°/(P-0.25)+S 0.10 1.07 0.22 1.53 0.83 2.90
QPost Development <= I.F.* (Qpre-development* RVpre-development)/RVDeveloped)
I.F 0.8
CHANNEL PROTECTION FLOOD CONTROL
Qpre-development 0.01 From TR55 Qpre-development 0.42 From TR55
QPost Development 0.13 From TR55 QPost Development 0.92 From TR55
RVPost Development (with runoff RVPost Development (with runoff
reduction) 1.11 From RRM reduction) 2.88 From RRM
Qallowable 0.001 Qallowable 0.12
Qallowable/QPost Development 0.01 Qallowable/QPost Development 0.13
Vs/Vr 0.56 Fig 11.7 of DEQ Manual Vs/Vr 0.52 Fig 6-1 of TR-55 User Manual
Vs 0.62 Vs 1.50
Storage required (cf) 369 Storage required (cf) 888
TWO YEAR STORM
Qpre-development 0.05 From TR55
QPost Development 0.27 From TR55
RVPost Development (with runoff
reduction) 1.5 From RRM
Qallowable 0.01
Qallowable/QPost Development 0.03
Vs/Vr 0.56 Fig 11.7 of DEQ Manual
Vs 0.84
Storage required (cf) 498 Source: Arlington County DES (modified to add 2-yr event)

Q Developed < (Q Pre-Develped x RV Pre-developed) / RVDeveloped
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Siage- Aea-Storage for Pond Stage-Discharge for Pon

Elevation Storage  Elevation Primary
[foat) {cuhbic-foat) {foat) (cfe)
32200 0 2200 0.00
32220 331 32220 0.00
32240 921 322.40 0.00
32260 1.662 32260 0.00
32280 2515 322 80 0.01
32300 3452 12300 0.0
32320 4 454 323.20 0.0
32340 5505 12340 0.0
32360 6502 12380 0.02
32380 701 12380 0.05
324 00 g.a22 12400 0.08
324 20 0842 304 20 008
324 40 11.052 3124.40 0.11
324 50 12,138 324 .80 0.26
324 80 12,189 3124 80 0.38
32500 14,191 32600 0.43
325 15,128 126.20 0.60
32540 15,581 325.40 0.55
325650 16,723 325.80 0.60
32580 17.312 12680 0.65
32600 17,643 12600 0.69
32620 17646 126280 0.3
32640 17,648 126.40 i
326 650 17.651 326.60 1.16
32680 17.653 12680 267
327 00 17656 Zr .00 494

1400' - 48" CMP Inv 322.0

1-yrCPveld3 cf
Disch=0.01cfs
3.

-
WSE=32

5

2oy 2460 o f
Disch = 0.0
3

10-yr 16,590 c f.

Disch = 0.60cfs
5

WMSE= 32556

Conceptual Stormwater Management Narrative to Conform to
State Regulation (4VAC50-60)

The existing site is well stabilized, wooded in good condition. There are no steep slopes
and no critical areas. There are two outfalls for this site. (1) Runoff to an existing
manmade stormwater conveyance system located in Fort Evans Road and (2) a natural
conveyance system adjacent to the Route 15 Bypass. Soils on the site are primarily
Springwood Silt Loam (B soils) and Elbert Silty Clay Loam (D soils). This site will be
developed in two phases to provide enclosed storage buildings for the neighboring area.

Area of SWM

3.1849 acres. This includes all of the area from the original R/W of Ft. Evans Rd.,
property line to the east and south & the limits of disturbance to the west.

Water Quality Compliance

The Runoff Reduction Method will be used to provide the compliance methodology for the
new Water Quality requirements of The Town of Leesburg's MS-4 permit.

Solution: Virginia Runoff Reduction Method New Development Worksheet. Utilize Design
Spec. #8, Level 1 infiltration and Compost Amended Sails.

Water Quantity Compliance

Channel Protection:
Energy Balance Method
Solve for allowable Qdeveloped for 1 yr 24-hr storm using 9VAC25-870-66:

Q Developed < L.F. x (Qp Pre-Develped x RV Pre-developed) / RV Developed
Q post Development shall not be required to be less than Forest condition or
(Q forested * RV forested) / RVDeveloped

Q post Development must be < Q pre-developed

Solution: See SWM Water Quantity Energy Balance Worksheets on this sheet.

Flood Control:
Energy Balance Method

Solve for allowable Qdeveloped for 10 yr 24-hr storm using 9VAC25-870-66:
Q Developed < (Q Pre-Develped x RV Pre-developed) / RV Developed
Q post Development must be < Q pre-developed

Solution: See SWM Water Quantity Energy Balance Worksheets this sheet.

Erosion Control - 2-yr Storm

Solve for allowable Qdeveloped for 2 yr 24-hr storm using 9VAC25-870-66:
Q Developed < (Q Pre-Develped x RV Pre-developed) / RV Developed

Q post Development must be < Q pre-developed

Solution: See SWM Water Quantity Energy Balance Worksheet

Discharge control and Adeguacy of Outfall Statement

Downstream pipe systems are to be designed to have the capacity for the post-development 10-year
event. Downstream open channels are to be designed to have the capacity for the 2-yr event.

Site Ouffalls:
1. Flow from detention pond to existing open channel through Best Western - 2.7024 ac RR DA-A

Adequacy of Outfall: Using the Energy Balance methodology and adhering to the allowable
discharge and volume requirements for the 1, 2 and 10-yr storms will, by definition, result in
an "adequate" downstream channel. See the energy balance worksheet, this sheet.

2. Flow from rear of Building 2 to the Bypass - 0.3191 acres RRDA-B

Adequacy of Outfall: This portion of the site will remain managed turf and planted with trees.
Compost amended soils has been specified for this area to help reduce curve numbers.
Qpost-developed is less than Qpre-developed for all storm events and meet the
requirements for the 1, 2 & 10-yr events. See the energy balance worksheet, this sheet.

3. Fort Evans Road - 0.1634 acres (onsite) RR DA-C

Adequacy of Outfall: This area directs all runoff to the street and remains uncontrolled. The
Ft. Evans Road CIP Project, constructed in 2006-2007, was designed for future
development using C factor of 0.75. The composite C factor for this site, after development,
is 0.65; therefore, this site is within the design constraints of the CIP project and does not
impact the existing down stream pipe system. Energy balance worksheet, this sheet, has
been furnished.

Summary

Providing runoff reduction BMP practices to treat 1.8868 acres of impervious area and 0.8084 acres of
managed turf developed land within the 2.7024 acres of RR DA-A will satisfy the WQ requirements for
this site. See RR spreadsheet DA-A & water quality tab. Level 1 infiltration design has been specified
with the Contech JellyFish Filter to provide the 3 required forms of pretreatment prior to the infiltration
area. The JellyFish Filter treats 100% of the first 1" of runoff. Compost amended soils has been
specified for managed turf areas.

LAND PLANNERS & LAND SURVEYORS
ARLINGTON, VIRGINIA
TELE: 703-532-1177

BARRETT CONSULTANTS, P.C.

SITE COMPLIANCE TABLE (controlled)
Flow to Umw,mw, Western _u_osoa> _w_wEmm Flow ao_um,.mmm:m Rd. Total Site
Event Pre Post Pre Post Pre Post Pre Post
1-yr 0.07 0.01 0.23 0.16 0.01 0.13 0.31 0.30
2-yr 0.31 0.06 0.39 0.33 0.05 0.27 0.75 0.66
10-yr 1.97 0.60 1.03 0.93 0.42 0.92 3.42 2.45
100-yr 6.85 26.90 2.44 2.25 1.58 2.51 10.87 31.66

NOTES:

1. Subject to a minimum infiltration rate of 1/2" per hour, requirement of Level One infiltration BMP.
Infiltration tests required.

2. Open detention pond with a 12' setback to the toe of embankment remains an option.

3. Splitting the infiltration area into 3 separate areas with 3 JellyFish Filters remains an option.

4. Software used:
Virginia Runoff Reduction Method New Development Worksheet -- v2.8 Revised June 2014.
HydroCAD Stormwater Modeling.
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Bldg. 1 front width increased to 58'

IMT-250-HPS-XX4S @ LUMARK CROSSTOUR MAXX LED WALL PAK 85W - 3500K

IMPACT ELITE MEDIUM WALL FULL CUTOFF

SERIES - TRAPEZOID XTOR9A-N @ FEDERAL

AVIATION

07-13-15
DATE

1
NO.

VICINITY MAP
SCALE: 1" = 1000

O o
o x
GRAPHIC SCALE R m
N W
CIMARRON LED = >
CL1-X-30L-1-4K-4-BC (backlight control) wm_ﬁ_%v_zo #1 = W AMn -
IDA CERTIFIED @ Mini-warehouse 0 40 80 160 _A|n No=
107,050 sf SCALE: 1" =40 R
Bldg. Hgt: 61' +/- D 2>
FF 330.1 D Z9
Z BOM
o
QR
O wz Luj
- £ r W
i
o
IMT-250-HPS-XX-4S @ oZ W
IMPACT ELITE MEDIUM WALL < Z
SERIES - TRAPEZOID o
. \
. \ -

NOT INCLUDED  owfei

2.1289 Acres A%mww [

est

BUILDING #2
5 Story
Mini-warehouse
146,610 sf
Bldg. Hgt: 61' +/-
FF 329.0

LUMARK CROSSTOUR MAXX LED 85W - 3500K

FULL CUTOFF @
XTOR9A-N

CONCEPTUAL LIGHTING PLAN
PATRIOT SELF STORAGE PARK
TOWN OF LEESBURG, VIRGINIA

PHASE 1

3.3449 Acres

ROUTE 773 INVESTORS, LLC

¥ P
) m - % — _—
20'WATER LINE ESMT,” &° /Ex 2w N
DB 1112 P w w W
— o FOR LOCATION OF
N 60 40 28" W 104,70 to . o ..
. N 88°46'28"W 284.37" UTILITIES, CALL
LIMIT
__ Ex Grass & Weeds =D ACCESS & RIGHT OF WAY LINE "MISS UTILITY"

48 HOURS IN ADVANCE

OF ANY EXCAVATION AT
#811,

EXISTING ASPHALT PAVEMENT

77

EXISTING 20' STORM
DRAINAGE EASEMENT
THRU LOT 6 DB 848 PG 522

ROUTE 15 BYPASS
N.W. RAMP

WIDTH VARIES

SCALE: 1" =40
) | NOTE: THIS PLAN IS CONCEPTURAL ONLY, DATE: June 12, 2015
& ~ SUBJECT TO FINAL ENGINEERING AND DRAWN BY: JS
& /\ ARCHITECTURAL DESIGN CHECKED BY:
4 2 7/ LM/W JOB NO.

SHEET 4 OF 11




N-V640LX
4401Nn2 11N4d

@

M00SE - MG8 MVd TIVM d37T XXVIN HNOLSSOHO MHVANT

alOzZ3dvdl - S31¥3S
Sr-XX-SdH-05¢- LI

TIVM WNIG3AN 3LIT3 LOVdNI

®

CI_)
OF
g
+
W
@)
(£ 5 C:E % )D> (8 O » = T
mlz 8|2 m|E 1323 CONCEPTUAL LIGHTING PLAN
N m EC ;I_
; °lEls |- &@%58 PATRIOT SELF STORAGE PARK BARRETT CONSULTANTS, P.C.
ol 12|24 S e ROUTE 773 INVESTORS, LLC LAND PLANNERS & LAND SURVEYORS
- § %%iﬁg TOWN OF LEESBURG, VIRGINIA A‘IBELI_lg:G;;)?S[\IéB\Q-I??;’;”A 1 |07-1315| BIdg. 1 front width increased to 58 is
o ) NO. | DATE DESCRIPTION BY

Attachment 1




Attachment 1

2| &
C/L of R'W
45.00' _ =z
SCALE: 1 20 30.00" 35.00" | o Z
: " ] h i = _
" Lo i 8 o BUILDING #2 @
_ | o ! o !915 o Looking South ie]
_ S5 gL = e
_ i |2
_ Travel Lane | Travel Lane m " M m _M L _ %
_ Fi8 RS 5 " S — S| =z
! 1740 | 1660 7 |9.00 S.moo. py < S 2
! + ; [m)] - cl|
_ * i ! < > = o
i | i L ) K Y | T T T T T T T T T T T S|
i e o x o 2| 9
| Sl ﬁ P 2 ! 2|l o
_ &= <9 _ o”.mi.ém_ws_%_. mLu Muu |||||||||||||||||||||||||||||||||||||||| + = Ll
m Proposed Section " 2 " Mwmmmaﬁ@mﬁ_w%oﬂ_g O a o o O
m Ft. Evans Rd. (13+00) _ i D e I 5 =
_ % Denotes Modification from _ ! _ e \uvz\ A >
W" "General Street" Std. W_ W" " M\M %\m\v 5> .wu
| o < o " -
= 2 a1 i gpRE P F— - - - - - - — ] —— — — — — — — — — — — — — — — m
Z CIL of RW % &1 m m’ i g
i S &) i
55.0' ! ! FF 329.0 0
40.00 | 2500 i =
8.5' 1740 | 16.60' _ _M ADn
_ >m_u | _ . "o n
m Walk | i " Scale: 1"=25 o
I Jr ozl -
_ 9 = JF i TYPICAL BUILDING SECTIONS pd
_ . gs S0 | !
Section B ! i ge _
| I |
Scale:
Horz. 1"=25' Existing Section ]
Vert. 1"=5' Ft. Evans Rd. (13+00) pd BUILDING #1 O "
< Looking South D| &
Z
o) - O
= >
R N W
= [ ] = >
< Z x<
T < 2ZN~
muu w — ?0%
L. s - -y Ox «
=) = w_ Z3Q
< > <~ ™
2 e N I1Zw
2 % Z ©53
0 o S 2ok
9 ] O Wz
zZ 5
< __” Zx _.__|L
< <
W 4
X 5
g %z
. < <
m 5' Street m
%5 Wall
2 FORT EVANS ROAD NE FRONTAGE Walls to match
@ architectural facade
w Scale: 1" = 25"
Z
4
LLl Esm't.
coe W\
V)] i} QO —
g 5 prop- G2 - - ‘
W m. \\\\ Vﬂ 10' Vggetative
o 8 - W_ Access Strip
f— —F : \ |
m%nw% - Dml \
- t 3 seuds
— 48" CMP = () 55
~ — Detention \ ‘ K
322 - R
Section A 4\5
> Scale: ‘ A
| Horz. 1"=25' @)
Vert. 1"=5' Dl L A
W — 2
A =
—Steerin nbu G 2 <
g / o
lock angle . “’ Aln A R —_—
Ny~ & At =2 O~
”\I“ ;\:wbl L —
- M .II a O S m
27/ \\ < )
/ SN > %
— Z
| \\ o L =u
Height: 13.5' 4\‘ 1 w1 o _UL
Width: 8.0' KEY TO ILLUSTRATION OF TRASH TRUCK PATH WITH NO MORE THAN TWO BACKING MOVEMENTS m L ——H L
Length: 30’
Front OH.: 4 ‘ Initial Path of SU Truck Through Site , m S LL m
_/_N\_mm_,o._._.” 6 s of path of 4o wheel < 42 «@B>» Denotes Forward/Backing motion of Initial Path of SU Truck ek m _m =
in. turning radius of path of front outside wheel = 42' . BUILDING 2 by BUILDING 2 O
Min. turning radius of inside wheel = 28.4' ==> Retum Path of SU Truck Through Site | m OEK
Max. turning radius of o<mhjm8 =439 <JE=  Denotes Forward/Backing motion of Retum Path of SU Truck SU VEHICLE MANUVERING TO RETAIL LOADING SPACE SU VEHICLE MANUVERING TO SERVE BUILDING #2 SCALE: 1" =30 = o
Steering lock angle = 31.8 SCALE: 1" = 30’ A
Q 4 Q A \4 0
% \_ \4 % \/%O\ma .
ki ) O\ 50
M mc/(o/z ))m/ Mm AA /
—
BUILDING 2
FOR LOCATION OF
UTILITIES, CALL
"MISS UTILITY"
48 HOURS IN ADVANCE
OF ANY EXCAVATION AT
#811,
et
] D
)2
SCALE: As Shown
DATE: June 12, 2015
)
] DRAWN BY: JS
CHECKED BY:
\ \ BUILDING #2 / BUILDING #2 / _\0 \ BUILDING #2 JOB NO.
SU VEHICLE MANUVERING TO SERVE BUILDING #1 SCALE: 1" =30 SU VEHICLE MANUVERING TO SERVE BUILDING #2 SCALE: 1" =30 SU VEHICLE MANUVERING TO SERVE TRASH ENCLOSURE SCALE: 1" =30 SHEET 5 OF 11

AASHTO (2001 T1SY Sinale nit Triick (SEH:




72" CITADEL OUTDOOR BENCH

ADA COMPLIANT, SURFACE MOUNT

SPECIFICATIONS
5/8" Dia. Steel Rod Seat.

Seat Frame: 3/8" O.D. Steel Rod, 1.32" O.D. ILG Steel Tube, 11 Ga. Steel Sheet.
Legs: 2-3/8" O.D. ILG Steel Tube, 7 Ga. Steel Plate.

Solid Black

Steel Flare Top Trash Receptacle
Rodman Style

This Rodman Style Flare Top
Trash Receptacle features a
powder-coated steel frame that
is welded together. The tapered
opening makes it easier to
dispose of trash, and gives the
litter receptacle a modern look.
Optional accessories include
various lids shown below, and a
standard 34 Gal. polyethylene
liner.

The state of the art finishing
process used on these products
combines the application of an
'Electrocoat Zinc Rich Primer'
with a durable powder-coat to
ensure every crevice and joint is
completely coated, providing full
protection against corrosion and
weathering. Choose between a
smooth Solid Color
Powder-Coat or a textured
Hammertone Powder-Coat in
the color options shown below
to achieve a finished look that
will last for years.

COLOR TO MATCH BENCH -
BLACK

Flat Top Lid

AMMENITY FEATURE #2

Values shown are nominal and not to be used for installation purposes. See product specification for installation requirements.

— ] wx: | —
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IMPASSE™ RAIL

/4

(12 Ga.)

N\

Base Material

Uniform Zinc Coating
(Hot Dip Galvanized)

Zinc Phosphate &
Conversion Coating

Epoxy base coat

"No-Mar" Polyester
Powder finish coat

HIGH SECURITY FENCING

IMPASSE IT™ PALE

security.

8'0.C. Nom. |
OO
HO_\N:
1/n - -
Nm\w rUv“o“o“o“o“o“o“o“o“o“o“o“o“o“c“no.oH/
@ IMPASSE IT"'Rail
(Sce Cross- Section Below)
AR H o T A A T I e T o A A o T e A2
Varies
with IMPASSE 11™
Height s \I I-Beam Post @
Standard Heights 2" Pale
T8 9 " (14Ga)
o ] o o o o o o o | | R g
2" Nom. ’ . — == 34" Typ. . .
@ 4 2 ..s .4
S tla
36" g, .
Min. post setting 4. Y NOTES:
i . 1.) Additional heights available on request i of |4
s . 2.) Third rail optional. (Some heights noted require |o~{ | -
I the third rail.) ol
3.) 3" x 11Ga. I-Beam recommended for 7' & §' =
heights. 4" x 11Ga. I-Beam recommended for
9' & 10" heights.
IMPASSE 11" RAIL
Specially formed high strength
architectural shape; lower lip
contoured to carry - Steel Cable
2% and/or Sensor Cables for

Specially formed high strength
corrugated shape; resists prying

or bending; bolt holes recessed
to prevent chiselling of bolt

head.

SECURITY FASTENER

IMPASSE 11" POSF——
Specially formed I-Beam,
pre-punched for multiple rail
options.

Stainless steel security nut prevents
tampering or removal by normal tools.

31GISO

Titlc:

IMPASSE 11 GAUNTLET 2/3-RAIL

1555 N. Mingo

DR: CI SH . lof 1 _ SCALE: DO NOT SCALE

CK: BS Date

11/4/11 _ REV: a

i e
[l AMERISTAR® Tuse 0% 7aus

www.ameristarfence.com

HIGH SECURITY FENCING

AMMENITY FEATURE #1

Js
BY

Bldg. 1 front width increased to 58'
DESCRIPTION

07-13-15
DATE

1
NO.

46" Thermoplastic Coated Round Picnic Tables

Thermoplastic coated table top
and seats can be finished with a
glossy Plastisol or lightly
textured matte Polyethylene
coat in the color options shown.
Portable mount. Gray color

Round picnic tables make it fun to
eat outside with friends and family.
3/4" #9 gauge expanded steel make
up the circular table top and seats,
and are coated with a thermoplastic
coating to prevent corrosion and
minimize maintenance. Solid table
tops are also available.

The 46" diameter table top provides
ample space for food and drinks,
and come standard with a 2"
umbrella hole. Optional umbrella
comes in two standard sizes and
various colors.

LAND PLANNERS & LAND SURVEYORS
ARLINGTON, VIRGINIA
TELE: 703-532-1177

BARRETT CONSULTANTS, P.C.

FINISH - Stainless Steel

The frame of the Heavy-Duty
Challenger is constructed of
2-3/8" O.D. tubing.The racks
are offered in a galvanized,
powder-coated, and stainless
steel finish.

AMMENITY FEATURE #3

SEE CONCEPT PLAN, SHEET 2, FOR LOCATION
OF AMMENITY AREAS & KEY TO AMMENITY AREA
FEATURES

CONCEPTUAL DETAILS
PATRIOT SELF STORAGE PARK
ROUTE 773 INVESTORS, LLC
TOWN OF LEESBURG, VIRGINIA

FOR LOCATION OF
UTILITIES, CALL

"MISS UTILITY"

48 HOURS IN ADVANCE

OF ANY EXCAVATION AT
#811,

SCALE: 1" =40

DATE: June 12, 2015

DRAWN BY: JS

CHECKED BY:

JOB NO.
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A _— - 20' WATER LINE ESMT. - OWNER:
_— DB 1112 PG 796 _NOC|_|m NN@ _Z<mm|_|o_Nm. _I_IO _HO_N _IOO>|_|_OZ O_H
5335 LEE HIGHWAY 3rd FLOOR
- TC2 ] N 88°46 28" W 10470 .. .. e L UTILITIES, CALL
v \V c3 79 N 88°4628"W ' 28437 L NSO, VA 22207 "MISS UTILITY"
\ - LIMITED ACCESS & RIGHT OF WAY LINE 48 HOURS IN ADVANCE
s Y o DEVELOPER: OF ANY EXCAVATION AT
x s \ ROUTE 15 BYPASS ROUTE 773 INVESTORS, LLC P
Z - N.W. RAMP 5335 LEE HIGHWAY 3rd FLOOR
\ \\ WIDTH VARIES ARLINGTON, VA 22207
T 703-532-1177
EXISTING 20' STORM \ \\ Boundary recertified June 10, 2014
STATEMENTS: wmm_r__/_wmwmmww_wm_mmww o \ . \ Title Report prepared by Walker Title, LLC on May ENGINEER:
1. No visible evidence of any grave, object or structure marking a place of burial has been observed. \\ 30, 2014 under Case Number A1400562 BARRETT CONSULTANTS, PC
\ \\ 5335 LEE HIGHWAY 3rd FLOOR
2. No evidence of contamination, remediation or other adverse environmental condition exist on the property \ ARLINGTON, VA 22207
\ i 703-532-1177
3. No evidence of archeological, natural and historical features or landmarks exist on the property. \
N / Y LEGAL DESCRIPTION:
. 4. The depicted outline of the subject area for this application does not constitute a \ CERTIFIED CORRECT wwm_wm “mm-uw-m%w
gr@ﬁ / subdivision of the property. yZ %. - 10071 SCALE: 1" = 40'
A&A e / Y A& CURVE | DELTA ANGLE RADIUS ARC TANGENT CHORD CHORD  BEARING ZONING: CD-C DATE: June 12,2015
%\ﬂm B \ . c 1 0°34°22” 11434.16° 114.29° 57.14° 114.28° N 71°00°16"E AREA: DRAWN BY: JS
%V r S N <L C 2 2°06°23” 327.00° 12.02° 6.01° 12.02° N _89°49°39"W Gross: 145,704 s.f. 3.3449 acres
m > 7} %m ~ / c3 21°08°31” 289.67° 106.89’ 54.06’ 106.28’ S 82°15°50W Street Dedication: 1761 s.f. 0.0404 aprdg HECKED BY:
. °08°47" ! ! ! ! °21°49” Net: 143,943 s.f. 3.3045
mwl ~ \ \/ \ C 4 0°08°47 11429.16 29.18 14.59 29.18 S 71°21°49"W e S acres JOB NO.
4 4 . TM: 48-H-4-—1 SHEET 7 OF 11




Storm Type - WinTR55 NOAA Type B
SWM / BMP NOTE: POST DEVELOPMENT DRAINAGE AREA DATA
; . : : Area Adj. CN | Adj.CN | Adj. CN Q1-yr Q1-yr Q2-yr Q2-yr Q10-yr Q10-yr .
_U:O_” to mbb._.o<m_ .9n any final site U_mz on the mCU‘_moﬁ U—.Obma\ the - -~ = RR DA acres TC CN \_-S. N-S. \_O-S. Uncontrolled | Controlled Uncontrolled Controlled Uncontrolled Controlled Oéoo-ﬁ BMP's Outfall
applicant will verify that stormwater management and best management == o
practices for stormwater quality (SWM / BMP) for the site are in Infiltration Level 1 & Flow to Best Western
accordance with all Town and State criteria including the Town of - \“\“ -~ A 2.7024 6 88 82 83 84 5.05 0.01 711 0.06 13.66 0.60 26.90 Compost amended
Leesburg Storm Water Master Plan criteria and the latest versions of the = U - . .
Virginia Storm Water Management Handbook and the Town's DCSM, s\\\Wx\\\\;\ B 0.3191 6 69 66 67 68 0.16 0.16 0.33 0.33 0.93 0.93 2.25 Compost amended soils Flow Offsite to Bypass
whichever is more stringent.. - C 0.1634 6 83 82 83 83 0.13 0.13 0.27 0.27 0.92 0.92 2.51 Compost ameded soils Flow Offsite to Ft. Evans Rd
Total 3.1849 5.34 0.30 13.05 0.66 15.51 2.45 31.66

Storm Type - WinTR55 NOAA Type B EXISTING DRAINAGE AREA DATA
DA # MMMM TC CN Q1-yr Q2-yr Q10-yr Q100-yr Remarks
A 2.3147 20 57 0.07 0.31 1.97 6.85 Flow to Best Western
B 0.3565 6 68 0.23 0.39 1.03 2.44 Flow offsite to Bypass
C 0.5137 16 55 0.01 0.05 0.42 1.58 Flow offsite to Ft. Evans Rd.
Total 3.1849 0.31 0.75 3.42 10.87

Existing drainage divides shown on sheet 1, Existing Condition Plan

Attachment 1

SITE COMPLIANCE TABLE (controlled)
DA-A DA-B DA-C Total Sit
Flow to Best Westemn Flow to Bypass Flow to Ft. Evans Rd. otal site
Event Pre Post Pre Post Pre Post Pre Post
........ 1-yr 0.07 0.01 0.23 0.16 0.01 0.13 0.31 0.30
COMPOST AMENDED SOILS [.*.*.*. . . . .
““““ 2-yr 0.31 0.06 0.39 0.33 0.05 0.27 0.75 0.66
RR SPREADSHEET DA's NN N =N 10-yr 1.97 0.60 1.03 0.93 0.42 0.92 3.42 2.45
LOCAL DIVIDES TO INLETS == == == om0 om0 om0 om0
DOWNSPOUTS o 100-yr 6.85 26.90 2.44 2.25 1.58 2.51 10.87 31.66
100-yr OVERLAND RELIEF —3»>
BMP Components
UNDERDRAIN
RR DA PRACTICE TYPE LEVEL REQUIRED PRE-TREATMENT
S Conventional Contech
Infiltration Infiltration 1 ves (1) JellyFisher Filter
A
Compost
Amended Soils
B Compost
Amended Soils
c Compost
Amended Soils

Underground Infiltration Areas:

1. Install underdrain pipes within the infiltration area; with a 1% slope
for the length of the facility. Connect the underdrain pipes to a
common observation port so that the facility can be pumped out in
the event of clogging.

SCHEMATIC PROFILE OF FILTRATION 1
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CHANNEL & FLOOD PROTECTION

WATER QUALITY

OUTLET, MAY VARY) .

CARTRIDGE
DRAINDOWN — DECK
CARTRIDGE T T

L HI-FLO

MAINTENANCE : CARTRIDGE

ACCESS WALL

N STEPS
(LOCATION
MAY VARY)
row (|
Q|
]

Min, FRAME AND COVER SHOWN
CONTRACTOR TO GROUT PLAN VIEW (HATCH OPTION FLUSH
TO FINISHED GRADE WITH TOP OF STRUCTURE)
GRADE =1 e
RINGS/RISERS XX
|/I_ : l [ N
MAINTENANCE ~ |© =35 .
o T : >
ACCESS WALL —] " Sk : Z
(MAW,) & BT i :
o A %
o 2 s g
T~ sz .
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( 51 ==
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(STANDARD 6" ABOVE S ;

: OUTLET

= 1 PIPE
Sl ™| CARTRIDGE
: o] pbECK
SEPARATOR A~ . 1 R <
SKIRT o .

SECTION A-A

JELLYFISH DESIGN NOTES

JELLYFISH TREATMENT CAPACITY IS A FUNCTION OF THE CARTRIDGE SELECTION AND THE NUMBER OF CARTRIDGES. THE STANDARD MANHOLE
STYLE IS SHOWN. @120" MANHOLE JELLYFISH PEAK HYDRAULIC CAPACITY IS 3.74 CFS. IF THE SITE CONDITIONS EXCEED 3.74 CFS AN UPSTREAM
BYPASS STRUCTURE IS REQUIRED.

CARTRIDGE SELECTION

703-532-1177

ARLINGTON, VIRGINIA
TELE

BARRETT CONSULTANTS, P.C.
LAND PLANNERS & LAND SURVEYORS

CARTRIDGE DEPTH 54" 40" 27" 15"
OUTLET INVERT TO STRUCTURE INVERT (C) 6'-5" 5'-3" 4'-2" 3-2"
FLOW RATE HIGH-FLO / DRAINDOWN (cfs) (per cart) 0.18/0.09 0.13/0.065 0.09/0.045 0.05/0.025
MAX. CARTS HIGH-FLO / DRAINDOWN 19/4

SITE SPECIFIC
BANASAAERASATESASETESSSERESSSANASSSANEEERREEANS
BANSRAAAEAESSEEECOEASAEEEANAAEEIAEASESASAANAIA DATA REQUIREMENTS
BASAEEEALASCEEIAEEEEIIEETEISIALELEEETEEEEEROEEAS
e e e e
AN
BANSEAAAMELEESEEEEEEASEEEAAAEEIAMRALASALANANA STRUCTURE ID -
SASAEAREEEEEEEEREEEEEEE IS IR RSO EARENE
SAAAERESSEEEESEAEEEEANAEAEASAEASARALSSOLAS AR
PASSAASAEEEASAEESASESELESASAELEEARAREEELAREAAAN WATER QUALITY FLOW RATE (cfs) -
RAKEALEERESEREEREAEAEEEEEAEEE LSS SRR
SAMASASASAEASEASAEAASEEIANALESERENEEIAEIAAAAS 0
e 9 T 0 0 0 0 5 0 0 T o e PEAK FLOW RATE (cfs)
BACASOEOSAECEESESSSIISATEISRALEEENERAREEEEEAAAS
RASAISSESEEtatstithbbbbbetatettintitttobbbebotd 0
BASASAEAS SIS ALSA S AL AREA AT EARAAEEEAEARS RETURN PERIOD OF PEAK FLOW (yrs)
ASLALEESSSSALARNEESEEEEEEARASANANEANSEEEEEENN
RASSASESEAEAAEAEEEEEE NSO CERAEEREE RS # OF CARTRIDGES REQUIRED (HF / DD) s
DASAAALSEEANELERAAEARASASSSARAREEARARALASS SRS
BAAARASASAASARSALEREEEEASESENSEAELARtAbEASENS
DASAARSESEARNEEEOtEbob LA Rt e SatiotoARAALItass CARTRIDGE SIZE -
T e T e e
DASANSSESANANELECAREAEAEASSEASASEEARALEEARANESSSI

Sibibe e o e b
T T P8 P P P T T T T T ST PIPE DATA: 1.E. MATERIAL | DIAMETER
BAAASASAAALASSESSALARAREEAALASSOARREAAELEEEANENS
DASSSSSEAMAANEEEEAEEARARSSAASEEARARARALALASASASA NLET PIPE 1 g 0 0
BASEEEEANSR AR SESSAAAEEARESE RSSO EREEEEE
DANSSSALAAAAAESEEALEARARSAARESSANSASARAAAEAEASALI
VVVVYVVVVVIVVVVVVVVYY v AL AAAAd VVVVVVVYVY * * *
«<4<4<<qd<<<<<4<4<<<<<<<<<<<d<<<<<<444<4<4<<<<<4<<<4444444444 INLET PIPE #2
T T T T T T T T YT
DAAAAAAAAN S EEEEEACARARAL RSN ASAEAREEARARANAAS OUTLET PIPE - - -
AESARASARALASASAS AL SRR EAMAALRANEASEARAAEEAEA
B A S EC LR b A ot S A S AR
DS SN AR SO EARALASARSEAAASARSEALSEASARATASASS RIM ELEVATION -
B R kR R R Rk A it it ANTI-FLOTATION BALLAST _ WIDTH _ HEIGHT
DASARAREN SRR RSN SRR EEROAARANARA RS aAS
BASARALALSEARASAAELARANARESERERERARERSAMASASRARE NOTES/SPECIAL REQUIREMENTS.

(DIAMETER VARIES) (84" x 102" WITH SLAB) _ PER ENGINEER OF RECORD

N.T.S. N.T.S.

GENERAL NOTES

1. CONTECH TO PROVIDE ALL MATERIALS UNLESS NOTED OTHERWISE.

2. FOR SITE SPECIFIC DRAWINGS WITH DETAILED VAULT DIMENSIONS AND WEIGHTS, PLEASE CONTACT YOUR CONTECH ENGINEERED
SOLUTIONS LLC REPRESENTATIVE. www.ContechES.com

3. JELLYFISH WATER QUALITY STRUCTURE SHALL BE IN ACCORDANCE WITH ALL DESIGN DATA AND INFORMATION CONTAINED IN THIS
DRAWING.

4. STRUCTURE SHALL MEET AASHTO HS-20 LOAD RATING, ASSUMING EARTH COVER OF (' - 5' AND GROUNDWATER ELEVATION AT, OR BELOW,
THE OUTLET PIPE INVERT ELEVATION. ENGINEER OF RECORD TO CONFIRM ACTUAL GROUNDWATER ELEVATION. CASTINGS SHALL MEET
AASHTO M306 AND BE CAST WITH THE CONTECH LOGO.

5. JELLYFISH STRUCTURE SHALL BE PRECAST CONCRETE CONFORMING TO ASTM C-478 AND AASHTO LOAD FACTOR DESIGN METHOD.

INSTALLATION NOTES

A. ANY SUB-BASE, BACKFILL DEPTH, AND/OR ANTI-FLOTATION PROVISIONS ARE SITE-SPECIFIC DESIGN CONSIDERATIONS AND SHALL BE
SPECIFIED BY ENGINEER OF RECORD.

B. CONTRACTOR TO PROVIDE EQUIPMENT WITH SUFFICIENT LIFTING AND REACH CAPACITY TO LIFT AND SET THE STORMFILTER STRUCTURE
(LIFTING CLUTCHES PROVIDED).

C. CONTRACTOR TO INSTALL JOINT SEALANT BETWEEN ALL STRUCTURE SECTIONS AND ASSEMBLE STRUCTURE.

D. CONTRACTOR TO PROVIDE, INSTALL, AND GROUT INLET AND OUTLET PIPE(S). MATCH PIPE INVERTS WITH ELEVATIONS SHOWN ON SITE
SPECIFIC DRAWINGS.

E. CONTRACTOR TO TAKE APPROPRIATE MEASURES TO ASSURE UNIT IS WATER TIGHT, HOLDING WATER TO FLOWLINE INVERT MINIMUM. IT
1S SUGGESTED THAT ALL JOINTS BELOW CARTRIDGE DECK ARE GROUTED.

F. CARTRIDGE INSTALLATION, BY CONTECH, SHALL OCCUR ONLY AFTER SITE HAS BEEN STABILIZED AND THE JELLYFISH UNIT IS CLEAN AND
FREE OF DEBRIS. CONTACT CONTECH TO COORDINATE CARTRIDGE INSTALLATION.
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RR DA-A SWM Water Quantity Energy Balance Worksheet

SITE AREA (acre) 2.7024
1-year 2-year 10-year
PRE POST (adjusted) PRE POST (adjusted) PRE POST (adjusted)
P 2.6 2.6 3.1 3.1 4.7 4.7
CN 57 82 57 83 57 84 POST (adjusted) from RRM 'Channel
$=1000/CN-10 7.54 2.20 7.54 2.05 7.54 1.90
0.2S 1.51 0.44 1.51 0.41 1.51 0.38
RV=(P-0.25)°/(P-0.25)+S 0.14 1.07 0.28 1.53 0.95 3.00
QPost Development <= I.F.* (Qpre-development* RVpre-development)/RVDeveloped)
I.F 0.8
CHANNEL PROTECTION FLOOD CONTROL
Qpre-development 0.07 From TR55 Qpre-development 1.97 From TR55
QPost Development 5.05 From TR55 QPost Development 13.66 From TR55
RVPost Development (with runoff RVPost Development (with runoff
reduction) 1.1 From RRM reduction) 3.02 From RRM
Qallowable 0.01 Q Developed < |.F.x (Q Pre-Develped x RV Qallowable 0.62
Pre-developed) / RVDeveloped
Qallowable/QPost Development 0.001 Qallowable/QPost Development 0.05
Vs/Vr 0.56 Fig 11.7 of DEQ Manual Vs/Vr 0.56 Fig 6-1 of TR-55 User Manual
Vs 0.62 Vs 1.69
Storage required (cf) 6043 Storage required (cf) 16590
TWO YEAR STORM
Qpre-development 0.31 From TR55
QPost Development 7.11 From TR55
RVPost Development (with runoff
reduction) 1.54 From RRM
Qallowable 0.06 Q Developed < (Q Pre-Develped x RV Pre-developed) / RVDeveloped
Qallowable/QPost Development 0.01
Vs/Vr 0.56 Fig 11.7 of DEQ Manual
Vs 0.86
Storage required (cf) 8460 Source: Arlington County DES (modified to add 2-yr event)

RR DA-B SWM Water Quantity Energy Balance Worksheet

SITE AREA (acre) 0.3191
1-year 2-year 10-year
PRE POST (adjusted) PRE POST (adjusted) PRE POST (adjusted)
P 2.6 2.6 3.1 3.1 4.7 4.7
CN 68 66 68 67 68 68
$=1000/CN-10 4.71 5.15 4.71 4.93 4.71 4.71
0.2S 0.94 1.03 0.94 0.99 0.94 0.94
RV=(P-0.25)°/(P-0.25)+S 0.43 0.37 0.68 0.64 1.67 1.67
QPost Development <= I.F.* (Qpre-development* RVpre-development)/RVDeveloped)
I.F 0.8
CHANNEL PROTECTION FLOOD CONTROL
Qpre-development 0.23 From TR55 Qpre-development 1.03
QPost Development 0.16 From TR55 QPost Development 0.93
RVPost Development (with runoff RVPost Development (with runoff
reduction) 0.38 From RRM reduction) 1.66
Qallowable 0.21 Qallowable 1.04
Qallowable/QPost Development 1.31 Qallowable/QPost Development 1.11
Vs/Vr 0 Fig 11.7 of DEQ Manual ** Vs/Vr 0
Vs 0.00 Vs 0.00
Storage required (cf) 0 Storage required (cf) 0
TWO YEAR STORM
Qpre-development 0.39 From TR55
QPost Development 0.33 From TR55 ** Qutside of Chart
RVPost Development (with runoff
reduction) 0.64 From RRM
Qallowable 0.41
Qallowable/QPost Development 1.25
Vs/Vr 0 Fig 11.7 of DEQ Manual **
Vs 0.00
Storage required (cf) 0 Source: Arlington County DES (modified to add 2-yr event)

RR DA-C SWM Water Quantity Energy Balance Worksheet

POST (adjusted) from RRM 'Channel

From TR55
From TR55

From RRM

Fig 6-1 of TR-55 User Manual **

SITE AREA (acre) 0.1634
1-year 2-year 10-year
PRE POST (adjusted) PRE POST (adjusted) PRE POST (adjusted)
P 2.6 2.6 3.1 3.1 4.7 4.7
CN 55 82 55 83 55 83 POST (adjusted) from RRM 'Channel
$=1000/CN-10 8.18 2.20 8.18 2.05 8.18 2.05
0.2S 1.64 0.44 1.64 0.41 1.64 0.41
RV=(P-0.25)°/(P-0.25)+S 0.10 1.07 0.22 1.53 0.83 2.90
QPost Development <= I.F.* (Qpre-development* RVpre-development)/RVDeveloped)
I.F 0.8
CHANNEL PROTECTION FLOOD CONTROL
Qpre-development 0.01 From TR55 Qpre-development 0.42 From TR55
QPost Development 0.13 From TR55 QPost Development 0.92 From TR55
RVPost Development (with runoff RVPost Development (with runoff
reduction) 1.11 From RRM reduction) 2.88 From RRM
Qallowable 0.001 Qallowable 0.12
Qallowable/QPost Development 0.01 Qallowable/QPost Development 0.13
Vs/Vr 0.56 Fig 11.7 of DEQ Manual Vs/Vr 0.52 Fig 6-1 of TR-55 User Manual
Vs 0.62 Vs 1.50
Storage required (cf) 369 Storage required (cf) 888
TWO YEAR STORM
Qpre-development 0.05 From TR55
QPost Development 0.27 From TR55
RVPost Development (with runoff
reduction) 1.5 From RRM
Qallowable 0.01
Qallowable/QPost Development 0.03
Vs/Vr 0.56 Fig 11.7 of DEQ Manual
Vs 0.84
Storage required (cf) 498 Source: Arlington County DES (modified to add 2-yr event)

Q Developed < (Q Pre-Develped x RV Pre-developed) / RVDeveloped
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Elevation Storage  Elevation Primary
[foat) {cuhbic-foat) {foat) (cfe)
32200 0 2200 0.00
32220 331 32220 0.00
32240 921 322.40 0.00
32260 1.662 32260 0.00
32280 2515 322 80 0.01
32300 3452 12300 0.0
32320 4 454 323.20 0.0
32340 5505 12340 0.0
32360 6502 12380 0.02
32380 701 12380 0.05
324 00 g.a22 12400 0.08
324 20 0842 304 20 008
324 40 11.052 3124.40 0.11
324 50 12,138 324 .80 0.26
324 80 12,189 3124 80 0.38
32500 14,191 32600 0.43
325 15,128 126.20 0.60
32540 15,581 325.40 0.55
325650 16,723 325.80 0.60
32580 17.312 12680 0.65
32600 17,643 12600 0.69
32620 17646 126280 0.3
32640 17,648 126.40 i
326 650 17.651 326.60 1.16
32680 17.653 12680 267
327 00 17656 Zr .00 494

1400' - 48" CMP Inv 322.0

1-yrCPveld3 cf
Disch=0.01cfs
3.

-
WSE=32

5

2oy 2460 o f
Disch = 0.0
3

10-yr 16,590 c f.

Disch = 0.60cfs
5

WMSE= 32556

Conceptual Stormwater Management Narrative to Conform to
State Regulation (4VAC50-60)

The existing site is well stabilized, wooded in good condition. There are no steep slopes
and no critical areas. There are two outfalls for this site. (1) Runoff to an existing
manmade stormwater conveyance system located in Fort Evans Road and (2) a natural
conveyance system adjacent to the Route 15 Bypass. Soils on the site are primarily
Springwood Silt Loam (B soils) and Elbert Silty Clay Loam (D soils). This site will be
developed in two phases to provide enclosed storage buildings for the neighboring area.

Area of SWM

3.1849 acres. This includes all of the area from the original R/W of Ft. Evans Rd.,
property line to the east and south & the limits of disturbance to the west.

Water Quality Compliance

The Runoff Reduction Method will be used to provide the compliance methodology for the
new Water Quality requirements of The Town of Leesburg's MS-4 permit.

Solution: Virginia Runoff Reduction Method New Development Worksheet. Utilize Design
Spec. #8, Level 1 infiltration and Compost Amended Sails.

Water Quantity Compliance

Channel Protection:
Energy Balance Method
Solve for allowable Qdeveloped for 1 yr 24-hr storm using 9VAC25-870-66:

Q Developed < L.F. x (Qp Pre-Develped x RV Pre-developed) / RV Developed
Q post Development shall not be required to be less than Forest condition or
(Q forested * RV forested) / RVDeveloped

Q post Development must be < Q pre-developed

Solution: See SWM Water Quantity Energy Balance Worksheets on this sheet.

Flood Control:
Energy Balance Method

Solve for allowable Qdeveloped for 10 yr 24-hr storm using 9VAC25-870-66:
Q Developed < (Q Pre-Develped x RV Pre-developed) / RV Developed
Q post Development must be < Q pre-developed

Solution: See SWM Water Quantity Energy Balance Worksheets this sheet.

Erosion Control - 2-yr Storm

Solve for allowable Qdeveloped for 2 yr 24-hr storm using 9VAC25-870-66:
Q Developed < (Q Pre-Develped x RV Pre-developed) / RV Developed

Q post Development must be < Q pre-developed

Solution: See SWM Water Quantity Energy Balance Worksheet

Discharge control and Adeguacy of Outfall Statement

Downstream pipe systems are to be designed to have the capacity for the post-development 10-year
event. Downstream open channels are to be designed to have the capacity for the 2-yr event.

Site Ouffalls:
1. Flow from detention pond to existing open channel through Best Western - 2.7024 ac RR DA-A

Adequacy of Outfall: Using the Energy Balance methodology and adhering to the allowable
discharge and volume requirements for the 1, 2 and 10-yr storms will, by definition, result in
an "adequate" downstream channel. See the energy balance worksheet, this sheet.

2. Flow from rear of Building 2 to the Bypass - 0.3191 acres RRDA-B

Adequacy of Outfall: This portion of the site will remain managed turf and planted with trees.
Compost amended soils has been specified for this area to help reduce curve numbers.
Qpost-developed is less than Qpre-developed for all storm events and meet the
requirements for the 1, 2 & 10-yr events. See the energy balance worksheet, this sheet.

3. Fort Evans Road - 0.1634 acres (onsite) RR DA-C

Adequacy of Outfall: This area directs all runoff to the street and remains uncontrolled. The
Ft. Evans Road CIP Project, constructed in 2006-2007, was designed for future
development using C factor of 0.75. The composite C factor for this site, after development,
is 0.65; therefore, this site is within the design constraints of the CIP project and does not
impact the existing down stream pipe system. Energy balance worksheet, this sheet, has
been furnished.

Summary

Providing runoff reduction BMP practices to treat 1.8868 acres of impervious area and 0.8084 acres of
managed turf developed land within the 2.7024 acres of RR DA-A will satisfy the WQ requirements for
this site. See RR spreadsheet DA-A & water quality tab. Level 1 infiltration design has been specified
with the Contech JellyFish Filter to provide the 3 required forms of pretreatment prior to the infiltration
area. The JellyFish Filter treats 100% of the first 1" of runoff. Compost amended soils has been
specified for managed turf areas.

LAND PLANNERS & LAND SURVEYORS
ARLINGTON, VIRGINIA
TELE: 703-532-1177

BARRETT CONSULTANTS, P.C.

SITE COMPLIANCE TABLE (controlled)
Flow to Umw,mw, Western _u_osoa> _w_wEmm Flow ao_um,.mmm:m Rd. Total Site
Event Pre Post Pre Post Pre Post Pre Post
1-yr 0.07 0.01 0.23 0.16 0.01 0.13 0.31 0.30
2-yr 0.31 0.06 0.39 0.33 0.05 0.27 0.75 0.66
10-yr 1.97 0.60 1.03 0.93 0.42 0.92 3.42 2.45
100-yr 6.85 26.90 2.44 2.25 1.58 2.51 10.87 31.66

NOTES:

1. Subject to a minimum infiltration rate of 1/2" per hour, requirement of Level One infiltration BMP.
Infiltration tests required.

2. Open detention pond with a 12' setback to the toe of embankment remains an option.

3. Splitting the infiltration area into 3 separate areas with 3 JellyFish Filters remains an option.

4. Software used:
Virginia Runoff Reduction Method New Development Worksheet -- v2.8 Revised June 2014.
HydroCAD Stormwater Modeling.
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THE BARRETT COMPANIES
5335 LEE HIGHWAY, 3RD FL.LOOR
ARLINGTON, VA 22207
Ph: 703-532-1177
Fax: 703-532-6847
E-mail: info@barreticos.com

Statement of Justification

The -Applicant is proposing a rezoning to the currently undeveloped parcel along Route 773 Fort
Evans Road NE. The Applicant wishes to rezone a currently by-right parcel from three (3) stories
to five (5) stories with the development intended to become a single purpose use building
including three (3) storefronts along its Primary Fagade. The secure and climate controlled
facility will function as a mini-storage complex approximately 250,000 total square-feet
(Building 1 is approximately 104,000 and Building 2 is 146,000).

Although the facility will function as a mini-storage complex, it is designed to aesthetically hide
its primary function in addition to, reflecting the overall commercial design criteria of the
Crescent Design District. Both buildings have been intentionally designed to express a similar
color and theme to that of the Applicant’s pervious development at South King Street Center
(2010 Signatures of Loudon DEP).

Although the rezoning application is requesting an additional two (2) floors, the volume of the
building will match the current building heights of the adjacent properties to the east. Since the
natural topography of the parcel is lower than its neighbors; the two additional floors will be
consistent with the existing structural height and not visually dominate the current height profile.
The concept of the design and variety in building materials are strategically intended to dwarf the
massing of the building and enhance its visual appearance. The diversity of color and material
will soften its appearance and reduce the mass of the building

Further, the proposed use of the building, as mini-storage will have little or potentially no
negative impact to the surrounding community and ifs constituents. The facility will have
minimal impact to the current traffic volume of the area. In addition to, having no negative
financial impact on the Town’s public services (i.e. pubic school system, transportation system,
water and sewer, ctc.).

The Applicant has conducted an, independent, analysis of the functionality and impact of a mini-
storage facility on the town of Leesburg. The market analysis conducted by Brett Durfee
concluded the functionality of the mini-storage facility and its services to be a long-term benefit
to the Town, while having the least negative impact of the potential development opportunities.

Because, but not limited to, the above-mentioned reasons the Applicant respectfully requests
approval for the proposed rezoning application (TLZM-2014-0005).
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TLZM-2014-0005, PATRIOT OFFICE PARK REZONING
APPLICATION REQUEST FOR MODIFICATIONS
July 24, 2015

In order to achieve the design depicted on the concept plan, the following modifications to
the Zoning Ordinance are necessary and appropriate.

Current Parce! Attributes
FORT EVANS ROAD NE
Commercial (CD-C)

Parcel Location

Zoning

Building Height 3/5: Three Stories By-Right and up to Five Stories per Rezoning

Building Design Comments to be modified

1. Second Submission Comment Letter #5a
EIFS: The use of EIFS on the wall places of the upper stories is not
consistent with the allowed building materials in TLZ0 Sec. 7.10.7. A
modification, with sufficient justification, must be requested or cementitious
sticco should be specified. Stucco is permitted on primary and secondary
Jacades, whereas EIFS is allowed only as a trim material.

Zoning Ordinance section to be modified

7.10.7 Building Materials and Other Requirements

A. Building Mafterials. All buildings shall contain quality building materials that are in keeping
with the character of traditional buildings in Leesburg. Permitted materials for exterior walls
(exclusive of windows and doors) that are directly visible from the sireet and public or private
open space shall be limited to the following:

Building Materlal

Primary
bulIdlnF

Secondary
bullding

Interlor
hailding

Trin ;material

facade

facade

facade

Brick or tile masonry (modular) Permitied Permitted Parmitted Pemitied

Native stone (or synthetic equivalent) Penmitted Permitted Permitted Permitted

Wood lap siding Permitied Permitted Permitted Permitted
- — . T

Fiber cement siding (such as Haedie-Plank L3 S —— Permitted Permitted Permiticd

cguivalent — no faux wood grain)

Stuceo (cementilious finish) Permitted Permiited Permitted Permitied

Pre-cast masonry (for trim and comice elements only) -~ Permitied Penniited Penmitted

Sp.lll—l'accd block {only for piers, foundation walls and . Permitted Potmitied Permittod

chimncys)

Gypsum Reinforced Fiber Congrete (GFRC—for frim . - . Permittad

clements only)

Exfterior insulaiion and finish syslem (EI£S- for wim Cormitted

elements only)

Textured concrele masonry units Permitted Permilled Permifted

Melal (for beams, lintels, irim clements aad __ . Pormitted

ornamentation only)

Molded polyurethane drim (such as Fypon} -- -- Pormitted

Requested Modification

The Applicant is requesting the use of Exterior Insulation and finish system

(EF1S) on all exposed facades.

Justification for Modification

Section 7.10.7 in the Town of Leesburg Zoning Ordinance stipulates that EIFS materials
are only permitted for uses of trim elements. The Applicant wishes to install EIFS
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material in lieu of the suggested materials because it is believed to be the most effective
material for the parcel. EIFS not only a lightweight product but it gives a designer a wide
range of aesthetic and performance options. The Applicant has selected to finish the
material with a texture similar in appearance to the permitted ‘Stucco’ material in order to
better emulate the traditional aesthetic. Not only does the material pay homage to the
traditional use of stucco but the transition in material reduces the vertical massing of the
building.

Since the Application is for a single use mini-warehouse facility, the Applicant is looking
for a highly durable and energy efficient product. Allowing for a more durable product
will directly impact the longevity of the building as well as its overall function. EFIS is
also being selected to ensure that the building is of optimal weatherproofing and security.

Overall, EFIS has been chosen as the material that is in keeping with the character of
traditional buildings in Leesburg, while maximizing the functionality for the building’s
intended use.

2. Second Submission Comment Letter #5b
Tinted Glass: The proposed percentage of window tint is not specified. The
narrative should be revised to specify the percentage of light transmission in
the proposed tinted window glass. If the tinting is in excess of 30 percent
(30%), a modification with sufficient fustification must be provided. (Senior
Planner and Preservation Planner Comments)

Zoning Ordinance section to be modified
(Senior Planner and Preservation Planner Comment not specified)

Requested Modification

The Applicant is requesting a modification to the above-required level of light
transmission due to the use of the building and the capacity for functioning
windows.

Justification for Modification

The Crescent Design District’s building typology was broken into four building
types: residential, commercial, mixed use, and government. The foundation of
the district is an emphasts on the design of its’ butldings instead of the usage.
Based on the design standards set-forth in the ordinance, the Applicant has
installed a number of “functioning” (view) windows while also including a
number of “spandrel” (no view) windows intending to meet the required
window composition. In conjunction with the intended use of the building, it is
not feasible for the applicant to meet the required percentage. Although all the
windows will be designed to have matching “tint™, only the spandrel windows
will not meet the required 70% light transmission. All view windows will meet
the required transmission.

3. Second Submission Comment Letter #6a
Cornice: TLZO Sec. 7.10.6.E.2 specifies that cornices should project between six and
twelve inches beyond the building wall. The current two-foot ten-inch projection
exceeds this range. The proposed projection may be appropriate based on the five-
story height of the building, but a modification must be requested.

Zoning Ordinance section to be modified
Cornices and Other Features.
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i.  Buildings without visible roof surfaces and overhanging eaves may satisfy the overhang
requirement with a cornice projecting horizontally between six inches (6™) and twelve
inches (12”) beyond the building walls.

ii.  Overly elaborate designs are discouraged. However, ornamentation which contributes to
the character of the building is encouraged (see Sec. 7.10 Appendix C for an illustration).

Requested Modification
The Applicant requests that section 7.10.6.E.2 be modified based of the intended

design of the building.

Justification for Modification

The Applicant is requesting a modification to the Zoning Ordinance on the premise
that the maximum distance of 12 inches is not in keeping with the characteristics of a
five-tory building. The intended design is considered proportional for the structure
and in keeping with the overall aesthetic of the building.

4. Second Submission Comment Letter #6k
Entrance Door: Building #2, west elevation: This elevation serves as a Secondary
Facade on the building and, therefore, should include at least one pedestrian enfrance
per TLZO Sec. 7.10.6.H.3.c. If a pedestrian entrance is not practical or feasible, then a
modification must be requested.

Zoning Ordinance section to be modified
A Secondary Front Facade shall inciude at least one (1) pedestrian entrance.

Requested Modification
The Applicant wishes to have no pedestrian entrance on the west elevation of

Building #2.

Justifieation for Modification

The determination for the above request is that the intended min-warchouse use requires
maximum attention to security. Although the TLZO calls for the installation of a
pedestrian entrance, the Applicant finds that doing so could compromise the security of

the building.

CONCEPT PLAN COMMENTS

5. Build-To-Line (Old Comment): Revise the Site Tabulation table to change “front yard” o
“Build-To-Line”. The Crescent District does not have minimum front-yard setback, but

rather a build-to-line as depicted on the Concept Plan.

TLZO section to be modified
Sec. 7.104.C

Requested Modification
The Applicant wishes to maintain the current distance behind the Build To Line instead

of meeting the required frontage of the building to be located at the Build To Line (as
detailed in section 7.10.4.C of the TLZO).

Justification for Modification

The intent of the above modification is to reduce the vertical massing of the building.
Although a requirement of the CDC zoning district is to maintain the frontage of a
structure, to be located along the Build To Line. The applicant finds the current position
of the building to be in keeping with the existing surrounding structures and also
promotes a softer design aesthetic.
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6. Second Submission Comment Letter #11
Old Comment #26, Excess Parking: 7.10.3.A. Istates that provided parking should not exceed
the required parking amount. The Concept Plan provides 54 surface parking spaces, 19 spaces
more than the reguired amount of parking. A modification can be granted; however, the
approval criteria states that the additional parking must be demonstrated to benefit other
properties. Since the undeveloped portion of the Applicant’s property is not included with this
applicant, Staff is not sure how the modification criteria can be met. The 19 spaces above the
required parking amount should be removed from the Concept Plan, or the Applicant must
submit a modification request which meets the approvad criteria of TLZO Sec. 7.10.5.4.1.

TLZO section to be modified
TLZO Section 7.10.5.Aand 11.3

Requested Modification
Based on the proposed uses, the required number of parking spaces from the Town is

stated to be 35 spaces.

Justification for Modification
The proposed number of total parking spaces is 32. The applicant is requesting a
modification due to the total difference of three (3) spaces. The intended uses of the
building should not yield such a demand. In the event that a tenant use does not meet the
“worst-case” estimate, both parcels will be heavily over parked.

7. Second Submission Comment Letter #12
Loading Area Requirements: The CD-C Site Tabutlations for loading spaces must be
revised to meet the requirements of TLZO Sec. 11.9. The retail area requires one (1)
loading space and the min-warchouse use requires 25 spaces. The required number of
loading spaces has not been provided; however, a modification can be requested. Provide
a modification request with justification with the next submission. (Senior Planner
Comment)

TLZAO section to be modified
TLZO section 11.9

Requested Modification
Section 11.9 of the TLZO calls for a minimum number of 25 loading spaces to be

provided for the mini-warehouse storage.

Justification for Modification
The Applicant is only allotting 14 loading spaces for the use of loading within the Mini-

warehouse parking spaces. The intended number of spaces is believed to be a sufficient
allocation for the use.

ZONING

8. Zoning Ordinance Section to be Modifjed

Section 7.10.6.H.6.b Storefront Building, Ground Floor: At least seventy percent (70 %) of
the ground floor primary front facade shall be composed of windows and doors. Windows
shall be placed to occupy the space between two (2) feet and 10 feet above the outside
grade (see Sec. 7.10 Appendix C for an illustration). The bottom of the ground floor
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window on the primary facade must be no more than two (2) feet above the adjacent
exterior grade.

S ification
Crescent District Modification
Pri Front Facad round Floor
rimary Front Fagade (ground Floor) Standard Request
Building 1 North 70% "43.6%

ification for Modification

The applicant is requesting a modification to the Storefront Building Ground Floor front
fagade requirement: that the building has a 70% composition of windows and doors. The
proposed composition is 43.6% in an effort to maintain uniformity within the building
features attempting to reproduce the historical characteristics of the community.

9. Zonine Ordi Secti be Modified

Section 7.10.6.H.6.c (Secondary Front Facade) Thirty percent (30%) of the ground level
secondary front facade shall be composed of windows.

ifi
Secondary Front Fagade (Ground Floor) | Crescent District Standard Modification
Request
Building 1 West 30% 24.3%
Building 2 West 30% 15.8%
Building 2 South 30% 9.7%

Justification for Modification

The Applicant is requesting a Modification to the Secondary Front Fagade (Ground Floor)
requirement: that the building fagade’s have a 30% composition of windows. The proposed
composition is between 24.3% and 9.7% in an effort to maintain uniformity within the
building features attempting (o reproduce the historical characteristics of the community.

The West side of Building 1 has 24.3% composition of windows and doors. The
composition is strategically placed to mimic the above characteristics of the building
instead of creating disconformity through the saturation of faux windows along the ground
level. The West side of Building 2 faces the Route 15 Bypass as well as the east property
line and is relatively invisible to vehicle traffic. The composition of the ground level West
fagade is 15.8%.

The South side of Building 2 faces the Route 15 Bypass and is relatively invisible to
vehicle traffic. The South side of Building 2 1s 25% below grade and not intended for
pedestrian usage. Of the portion that is exposed, we have instituted faux characteristics that

* All percentages calculated by W.A. Brown and Associates
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mimic the overall building features without compromising its security. The proposed
composition of windows is 9.7%.

10. Zoning Ordinance Section to be Modified

Section 7.10.6.H.6.d Interior Secondary Facade. Ten percent (10%) of the ground level
interior secondary facade shall be composed of windows. This requirement can be meit with
display windows that do not provide views of the interior of the building.

Reguested Modification

: Crescent District Modificati
Interior Front Fagade (Ground Floor) rescent Listric odilication
Standard Request
Building 2 East 10% 7 1%

Justification for Modificati

The East side of each building is screened (by landscaping predominantly, mature trees,
ranging in diversity at an average height of 30 feet) and therefore considered to be a non-
essential area for storefronts, windows, and doors.

The East side of Building 1 elevations are 18% below grade and therefore, for a major
portion, not suitable for exposed storefronts, windows, and doors. Meanwhile the East
portion of Building 2 is 32% below grade. When combined with the current screening and
lack of exposure to neighbors; an introduction of functioning windows, doors, and
storefronts would compromise the security of the buildings. Of the portion that is exposed,
we have instituted faux characteristics that mimic the overall building features without
compromising its security. Out of the remaining 58% of exposed first floor fagade, on
Building 2 east elevation, there is a 7.1% window composition.

The South side of Building 1’s intended use is for patrons of the mini-storage facility.
Since it is designed to be a secure facility, it will not see any unintended pedestrian or
vehicle traffic. Its primary function will be for the unloading and loading of materials to be/
currently are being stored.

11. Zoning Ordinance Sectjon to be Modified

Section 7.10.6.11.6.¢ Upper Stories. Upper story windows shall compose at least fifty
percent (50%) of the facade and no greater than seventy percent (702%) of that porfion of
the facade, and shall be vertical in proportion.

R ification
Upper Stories Crescent District Standard Modification Request
Building 1 North 50-70% 26.9%
Building 1 East 50-70% 20.8%
Building 1 South 50-70% 18.3%
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Building 1 West 50-70% 23.1%
Building 2 North 50-70% 17.5%
Building 2 East 50-70% 21.2%
Building 2 South 50-70% 23.3%
Building 2 West 50-70% 17.5%
Justification for Modificati

The applicant is requesting a modification to the Upper Stories provision requiring a
window composition of 50-70%. In an effort to maintain the architectural precedent of the
Town of Leesburg, the Applicant is proposing a composition between 17.5-27.7%. The
intention of both building’s ascetics is to replicate the historical characteristics of the
community instead of a more modern composition. In doing so, the Applicant has opted
for brick features and varying building materials to reduce the mass of the building;
without compromising its” historical values. The sole purpose nature of the building is
conveniently masked to appear not as a mini-self storage facility. While, it’s proposed
design preserves the synergy of its adjacent buildings and immediate surroundings.

12. Zonjng Ordinance Section {o be Modified

Section 7.10.3.A.1.d Commercial (CD-C). Primarily commercial (office and retail) with
the possibility for residential uses on the second (2nd) floor and above,

R sted Modifi

The Applicant is requesting a modification to the residential use for the second (2" floor
and proposing a residential unit on the ground level.

Justification f

The Applicant is proposing a singular residential unit on the ground floor of Building 1 in
order to house a full-time employee for operation of the facility.

Landscaping Comments

13. Second Submission Comment Letter #34
Parking Lot Buffer: TLZ0 Sec. 7.10.5.D.1.a requires a five-foot (5’) parking buffer. The
Applicant has labeled the required parking buffer; however, only three and a half feet are on
the subject property of this application. To correct the deficiency an additional one and half
feet must be included from the adjacent property or a modification must be requested

TLZO section to be modified

Parking Buffer. Along a lot with a side or rear lot line, a planting buffer a minimum of
five feet (5°) in width excluding vehicle overhang at least one medium canopy or
understory tree for every thirty-five feet (35") of shared lot line and at least one shrub,
having a minimum height of 18 inches, for every four feet (4') of shared lot line shall be
provided on the perimeter of the parking lot. Alternatively, a 5-foot (5’) tall brick
screening wall with a 5-foot (5') wide landscape buffer yard and shrubs planted as
stated above along the outside of the wall may be substituted for the landscaped

setback.
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W.A. BROWN

é ASSOCIATES, PC.

ARCHFTECTURE-INYERIORS - PEANNNG

DOUGLAS W, BREWER AIA
President

DIETER R. MEYER AlA
Vice President

Patriot Self Storage Park

Architectural Narrative

June 1, 2015

This proposed commercial project site is located facing on Fort Evan’s Road, N.E. next to the Hampton
Inn and Homewood Suites and backing up to the Rt. 15 Bypass. It is on the eastern limits of the Crescent
Design District. The project includes two five story buildings that are being proposed for use s mini-

warehousing. There is a storefront retail component on the first floor of building one facing Ft. Evan’ s

Road with a courtyard providing common open space.

The site is entirely fenced for security reasons with a black pre-finished anodized aIuminﬁm fence. Access
to the storage service area is only accessed past the on-site parking spaces and through -a controlled gate.
All parking and loading functions for the mini-warehouses are located behind Building—1 and in front of
Building-2 screening them from view of Ftr. Evans Road and the Bypass. There is a privacy fence
enclosing the private area of the caretakers living unit, This is a‘ six foot high Board—on—board fence with

wood cap and stained with a Cabot semi-transparent Gray Moss stain.

The architectural design of the buildings has incorporated the infent of the design criteria of the Crescent
Design District — Article 7, Sec 7.10 architectural design requirements. We have, because of the project

site being located as far from the Old and Historic as possible in the Crescent District, developed the
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opportunity to design a less traditional design yet being respectful of the design fabric of the core of

Leesburg.

The design character of both buildings incorporate the traditional three tier hierarchy with an articulated
brick base, a masonry and EFIS center section and an oversized cornice designed to bring an appropriate
scale atop the fifth floor. The massing of the buildings has been broken with a series of vertical elements
projected (12”° — 16} from the face of the main building. These brick and mortar faced elements have
been divided up into smaller elements with the placement of windows, banding and brick detailing. The
brick being installed matches those used by the developer in their South King Street commercial center.
The wall planes between the vertical elements have an EFIS finish to recall the stucco finishes used on
n;any buildings in the historic areas of Leesburg and Alexandria. EFIS was selected as part of the exterior
finish system to utilize the benefits of the long term, maintenance free stucco-like exterior finish and the
increased energy efficiency of the insulation component of the system. The BFIS is always located above
the second floor line of the building except at the portion of building one that is acting as & transitional
picce between the corner tower and the main portion of the structure. Windows with intermediate framing
members, scoring patterns, and raised vertical and horizontal trim work of contrasting color divide these
wall areas into smaller more appropriate proportions. The central vertical elements are faced with brick
and are capped with a gable end roof Eonﬁguraﬁon. The functional requirements of the interior of the
building do not lend itself to requiring view windows as shown on the buiiding elevations. There will be
select windows that are “functional” but the others will have spandrel glass to mimic the view windows.
All the windows are a tinted or matching spandral glasls m holiow metal frames and are recessed back
from the outside plane of the walls (4” +/-) creating heavy shadow lines. All functional glass sections on

the first floor shall have a percentage of light transmittance of greater than 70%.

Building—1, which fronts on Ft. Evans Road, will have the required street-side ground retail spaces,
storefronts and canopies to help enforce the human scale af the street level. There is a small accessible

pedestrian courtyard area with a low brick wall defining enclosure where the building sets back from the

WABA-2015 Page 2 of 7 Job #130719
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street. The brick wall has a precast concrete cap as do the brick piers in that wall. Both buildings will
have the required 14°-0” floor to floor height from the first floor to the second floor. This portion of the
fagade creates the “base” of the building, It projects from the building face, has a precast concrete cap
and conﬁpuous brick reveals at two feet on center again to help with the human scale of the lower level
experience. Real and faux openings have been incorporated into the design to break up the planes of the

ground level walls. The size, shape and locations are coordinated with the patterning of the building

elements on the upper levels.

The “cap” of the buildings is a cornice which projects approximately 2’-10” from the face of the building

and is over 5°-0” high. Constructed of extruded EFIS, the color and finish is intended to look hike

limestone.

The tower element has been located on the most prominent corners of each building. Building-1’s tower,
with its standing seam metal roof, decorative brackets and glass corner detail, visually identifies the main
entrance to the project. It is projected off the face of the main building to help accentuate the verticality of
the element. The vertical brick facing of the tower incorporates a subtle projected header brick pattern.

This same tower detailing is carried over to the corner tower on Building-2.

Canopies have been placed over most all first floor entries. The service entry canopies are flat metal roofs
supported by the building face along one face and with diagonal braces supporting the exposed edge.

sections 'The canopies over personnel doors and storefronts are a solution dyed acrylic fabric ( Sunbrella

— Fmerald or approved equal) on a black, powder coated metal frame.

Appendix
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Cornice Schematic:
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Adjacent Properties:

Hampton INN
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Existing Landscape Buffer on ¥ast Property Line:

Building Materials 7.10.7
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Primary Building Materials Secondary & Trim Material*

Building 1: Brick 52% 13%
EFIS 35%

Building 2: Brick 45% 14%
EFIS 41%

Secondary & Trim Material inclnde EFIS cornice and simulated trim work, horizontal
precast banding and EFIS gable ends. :
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W.A. BROWN
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ARGITFEECFUREAINTERBEIRS PLANNING

DOUGLAS W, BREWER AlA
President

DIETER R. MEYER AlA
Vice President

Patriot Park
Percentage of Openings for the First Level
66/01/15

Building 1 - First Level:
North: 43.6%
Fast: 13.6%
South: 22.9%
West: 24.3%

Building 2 - First Level:
North: 26.6%
East: 7.1%
South: 9.7%
West: 15.8%

21515 RIDGETOP CIRCLE, SUITE 145 o STERLING, VIRGINIA 20166-6512

PHOME; 703-406-2700 e FAX: 703-406-3802 ¢ wahrown®@wabrownarchitects.com
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A ASSOCIATES, P.C

ARCHERCTUREINTERICR S PLANRING

DOUGLAS W, BREWER AlA
President

DIETER R, MEYER AlA
Vice President

Building 1 - Upper Levels:
Notth: 26.9%

East: 20.8%
South: 18.3%
West: 23.1%

Building 2 - Upper Levels:
North: 17.5%

East: 21.2%
South: 23.3%
West: 17.5%

Patriot Park

Percentage of Openings for the Upper Levels (Floors 2-5)
Area Taken from 2nd Floor to Roof Level
Assuming 36" Parapet

21515 RIDGETOR CIRCLE, SUITE 145 e STERLING, VIRGINIA 20166-6512

PHONE: 703-406-2700 e FAX; 703-4068-3802 ¢ wabrown@wabrownarchitects.com
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PROFFER STATEMENT

TLZM 2014-0005, Patriot Self Storage Park
Record Owner: Route 773, LLC
Property: MCPI # 188-17-9105
3.34 acres

Date: June 16, 2015

Pursuant to Section 15.2 -2303 of the Code of Virginia, as amended and Section 3.3.16 of the
Zoning Ordinance of the Town of Leesburg, (hereinafter the "Town'"), the undersigned, Route 773
Investors, LLC (the "Applicant"), is the owner of 3.34 acres of real property that is described as
Loudoun County MCPI Number: 188-17-9105 (hereinafter called the "Property™), which is more
particularly described on Sheet 1 of the Concept Plan described below. Applicant hereby proffers on
behalf of itself and its successors and assigns, that if the Leesburg Town Council approves TLZM
2014-0005, the Property shall be developed and used consistent with the following terms and
conditions herein. Said terms and conditions herein supersede any prior proffers that have been
offered for any portion of the Property.

PROFFERS
L. SUBSTANTIAL CONFORMANCE WITH CONCEPT PLAN, USE, AND DEVELOPMENT

Development of the Property will be in substantial conformance with Sheets 1 through 11 of
the Concept Plan prepared by Barrett Consultants, P.C., dated June 12, 2015 (hereafter referred to as
"Concept Plan'), which is attached hereto and made a part hereof as Exhibit A. Reasonable
allowances shall be made for engineering and design alteration to meet Town Subdivision and Land
Development Regulations, Town Zoning Ordinance Regulations and the Town Design and
Construction Standards Manual ("DCSM") requirements (collectively the "Town Development
Regulations"). All uses listed in the CD-C zoning district as per the Town Zoning Ordinance may be
developed on the Property, except outdoor storage. Any by-right or special exception use that may be
added to the use list set forth in Section 7.10.9.D.1 of the Zoning Ordinance as the result of a text
amendment approved by Town Council pursuant to Section 3.2.1 of the Zoning Ordinance may be
developed on the Property. Uses listed under Zoning Ordinance 7.10.9.D.1 that require special
exception approval shall continue to require special exception approval before they may be developed
on the Property. Development of the Property shall comply with the Town Development Regulations.
All private streets and parking courts constructed on the Property shall comply with Town
Development Regulations. The horizontal and vertical geometrics of streets and private parking courts
constructed on the Property must accommodate an AASHTO ‘SU” design vehicle. All public and
private roads and streets constructed on the Property shall be inspected and authorized for opening by
the Town or VDOT depending upon which jurisdiction assumes authority for maintenance.
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PROFFER STATEMENT
Patriot Self Storage Park
TLZM 2014-0005
June 16, 2015 Page 2

IL. SITE DESIGN
Development of the Property will inciude the following elements:

A. Inter-parcel connection: As depicted on the Concept Plan, the Applicant shall
construct an inter-parcel connection to the property having the Loudoun County MCPI
Number: 188-17-9105, which is located immediately to the east of the Property. The
Applicant shall provide the necessary cross-access easements at such time as a site plan
has been submitted for review for development on the adjacent parcel.

B. Street Trees: The Applicant shall provide the necessary maintenance and/or
replacement of street trees depicted on Sheet 2 of the Concept Plan.

C. Landscaping: The Applicant shall provide the necessary maintenance and/or
replacement of landscaping depicted on Sheet 2 of the Concept Plan adjacent to the
property having the Loudoun County MCPI Number 188-17-9105, which is located
immediately to the east of the Property.

II. FIRE ALARM AND SPRINKLERS

All buildings on the Property shall include automatic sprinklers, designed and instalied to
applicable building code standards.

IV. MISCELLANEOUS

Should any provision or portion of these Proffers be declared by any Virginia or federal court
of competent jurisdiction to be invalid, the same shall not affect the validity of these Proffers as a
whole, or any part thereof, other than that which is so declared to be invalid. These proffers are filed
in accordance with Section 15.2-2303 of the Code of Virginia, as amended, and Section 3.3.16 of the
Town Zoning Ordinance.

The term 'DEDICATION" as used herein shall mean convey by general warranty deed fee
simple title to the land to the Town or VDOT, freec and clear of any defects in tifle lens or
encumbrances at no cost to the Town or VDOT in a form approved by the Town Attorney. The term
"easement"” as used herein shall mean grant by deed and easement interest to the Town or VDOT at no
cost to the Town or VDOT in a form approved by the Town Attorney.

The Applicant agrees that approval of this rezoning does not express or imply and waiver or
modification of the requirements set forth in the Subdivision and Land Development Regulations, the
Zoning Ordinance, or the Design and Construction Standards Manual. Final plats, development plans,
and construction drawings for development on the Property are subject to the applicable Town
regulations.
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PROFFER STATEMENT
Patriot Self Storage Park
TLZM 2014-0005

June 16, 2015 Page 3

‘The Applicant warrants that all of the owners of the Property have signed this Proffer
Statement, that they have full authority to bind the Property to these conditions, and that they have
voluntarily subjected the Property to these proffer conditions.

OWNER:

COMMONWEALTH OF VIRGINTIA
Aclinaton
COUNTY OF L-@HB@Q:N; to~wit:

Before the undersigned, a Notary Public in and for the aforementioned jurisdiction, personally
appeared {homas B [’Jmmbevuhﬁfwho acknowledged that he executed the foregoing Proffers with

the full power and authority to do so.

IN WITNESS WHEREOF, I have affixed my hand and seal this 24% day of

Quyy 2008

JON|LYNN QUASS
NOTARY PUBLIC
REGISTRATION # 311516
COMMONWEALTH OF VIRGINIA
MY COMMISSI(T XPIRES

_____ . e
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Date of Meeting: July 16, 2015

TOWN OF LEESBURG
PLANNING COMMISSION PUBLIC HEARING

Subject: TLZM-2014-0005, Patriot Self Storage Park
Staff Contact: Michael Watkins, Senior Planner
Applicant: Thomas B. Chamberlin, Sr., Manager, Route 773, LLC

5335 Lee Highway, 3 Floor, Arlington, VA 22207
(703) 532-1177; TomC@barrettcos.com

Proposal: A rezoning application within the Crescent Design District to increase the
height of two (2) buildings from three stories (permitted by right) to five
stories (permissible through the rezoning process). The proposed uses
include 2,040 square feet of retail and 250,710 square feet of mini-
warehouse, including a caretaker’s residence.

Planning Commission Critical Action Date: October 24, 2015

Recommendation: Staff recommends denial of the rezoning application for the reason
cited in this report.

Application Acceptance Date: July 18, 2014

Web Link: A comprehensive listing of all application documents is found here:
http://www.leesburgva.gov/government/departments/planning-zoning/liam-interactive-applications-map

Table 1. Property Information
Fort Evans Road
Address: | near the intersection of Zoning: CD-C
Meadows Lane

PIN # 188-17-9105 Planned Density: None specified

Size: 3.35 acres Planned Land Use: Downtown
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Figure 2. Orthographic Image

Attachment 7



TLZM 2014-0005, Patriot Self Storage Park
Planning Commission Public Hearing Staff Report
July 16, 2015

Page 3 of 22

Suggested Motions:

Denial

I move that Zoning Map Amendment TLZM 2014-0005, Patriot Self Storage, be
forwarded to the Town Council with a recommendation of denial on the basis that the
Approval Criteria of Zoning Ordinance Section 3.3.15 have not been satisfied due to the
following reason: TLZO Sec. 7.10.4.A Siting Specifications for building frontage has not
been met.

-OR -

Approval

I move that Zoning Map Amendment TLZM 2014-0005, Patriot Self Storage, be
forwarded to the Town Council with a recommendation of approval on the basis that the
Approval Criteria of Zoning Ordinance Sections 3.3.15 have been satisfied and that the
proposal would serve the public necessity, convenience, general welfare and good zoning
practice.

I.  Application Summary: The Applicant is requesting a rezoning to permit up to five
stories for two proposed self-storage buildings. Three stories are permitted by-
right in this location, but up to five stories are permitted per the Crescent Design
District Building Height Map if approved through the rezoning process. The
Applicant seeks to construct two five story buildings with a maximum height of 62
feet. The property is in the CD-C (Crescent District — Commercial) District which
permits a maximum height of 70 feet.

Land Use: The Applicant is proposing retail and vertical mini-warehousing with a
caretaker’s residence uses in two buildings totaling 252,750 square feet. Building 1
encompasses 104,100 square feet and Building 2 is 146,610 square feet. Both
buildings are five (5) stories and approximately 62 feet in height.

Conceptual Layout: The concept layout consists of two buildings. Building 1 is
located adjacent to Fort Evans Road. Building 2 is located behind Building 1, but
will be visible from the westbound Route 15 Bypass exit ramp. Building 1 contains
two retail tenant spaces and mini-warehouse uses including the retail/office
component and caretaker’s residence. Building 2 is all mini-warehousing. Loading
areas are located behind Building 1and to the front and west side of Building 2. The
caretaker’s residence is located on the ground floor in the rear of Building 1.
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Figure 3. Proposed Concept Plan

A commercial entrance from Fort Evans road and an on-site travel aisle, with
perpendicular parking, provides access to both buildings. A mechanized security
fence regulates access to the loading areas of both buildings. Off-street parking for

Building 1 is provided on its west side and additional shared parking for Buildings
1 and 2 is located between the buildings.
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Figure 4. Amenity Area

The Crescent District requires on-site amenity areas and they are provided along
Fort Evans Road and behind Building 1. Along Fort Evans Road, the Applicant has
provided a plaza with outdoor seating. Behind Building 1, the Applicant is utilizing
the Developer’s option in TLZO Sec. 7.10.5.G.5.g option and is providing an open
space area with seating.

Vehicular Access: Vehicular access is provided by a commercial entrance from Fort
Evans Road. The Applicant has the adjacent two acre property to the east under
contract. The conceptual layout accommodates a future inter-parcel connection to
the adjacent parcel.

Pedestrian Access: The Crescent District includes street sections intended to
enhance the pedestrian environment and connectivity. The conceptual layout
accommodates a modified section that includes the nine-foot wide pedestrian zone
with a brick sidewalk. Connections to storefronts are provided via concrete
sidewalks, as well as a connection to the rear of Building 1 and from Building 1 to
Building 2.

Landscaping/Streetscape: The conceptual layout provides the necessary
streetscaping with street trees, street lights and pedestrian zone. The on-site
landscaping includes required parking screening and on-site canopy coverage with
understory and medium large canopy trees.
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Table 2. Summary of Proffered Cash Contributions
Type of Contribution Amount Total
Off-Site Transportation Fund
Warehouse = 101,100* | $1129 /1,000 sf $114,142

Fire & Rescue $0.10/s.f. x 252,750 $25,275
Total Proffered Contributions $0
Total for use by the Town of Leesburg $0

* The area computed is the GFA above 3 stories, which is not permitted byright
**This amount is computed using an inflation factor of 37%.

I1. Current Site Conditions: As shown in Figure 2, the property is vacant. Minor land
disturbance has occurred on the property as a result of Town related capital
improvements to Fort Evans Road.

I11. Uses on Adjacent Properties nearest the Amended Areas:

Table 2. Adjacent Uses
Direction Existing Zoning Current Use Ui Pl_an Lgnd g
Designation
North R-22 & R-8 Residential Downtown
South R-6 Rt.15 Bypass Downtown
East CD-C Hotel CDD-Com/Mixed-Use
West CD-C Vacant CDD-Com/Mixed-Use

IVV. Zoning History: The Crescent Design District zoning was established in 2013. To
implement the amended Crescent Design District, the subject property was
comprehensively rezoned and the property was included in the CD-C (Crescent
District- Commercial) sub-district. Prior to the comprehensive rezoning the
property was zoned B-2, Established Corridor Commercial District.

The Applicant previously submitted a site plan on the property, TLPF-2002-0020,
Patriot Office Park. The site plan proposed six (6) three (3) story buildings
containing 103,155 square feet of office uses. The site plan application expired on
December 28, 2011 due to inactivity.

V. Staff Analysis: The review of this application is subject to the general rezoning
approval criteria in TLZO Sec. 3.3.15 and performance standards contained in
TLZO Sec. 7.10. These standards are discussed below. Staff notes that the intent of
the Crescent Design District is to encourage urban-design development with a
defined streetscape and the possibility of taller buildings with a higher density,
particularly of commercial uses, within the district. The focus is intended to be on
compliance with the design goals of the Crescent District Master Plan and the
district’s zoning criteria.
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A. Review Summary: Three submissions of the rezoning application were
reviewed by Staff. Many zoning comments have been resolved, leaving several
minor “housekeeping” items noted below. There are several architecturally
related items mentioned in the Staff Report for discussion purposes.

B. Town Plan Compliance: TLZO Section 3.3.8 requires an assessment of
whether or not the proposed rezoning is consistent with the applicable
provisions of the Town Plan and states that ““inconsistency with the Town Plan
may be one reason for denial of an application.”” Further, TLZO Section 3.3.15
includes five approval criteria, the first of which states that a rezoning
application must be consistent with the Town Plan. As a result of this analysis,
it is the opinion of Staff that the application is generally consistent with the
Crescent District Master Plan’s goals and objectives.

TLZM-2014-0005
Patriot Storage
Land Use

: Commercial/Mixed Use

d B Regional Retail

Down Town

150 300 Feel

e

Map Prepared by
Town of Leesburg DPZ
July 10, 2015

Figure 5. Planned Land Use

Specific Policies: The Crescent District Element of the Town Plan addresses

architecture as an important component of redevelopment and states “Design

Guidelines for the Crescent District are intended to make new construction in

the areas of the Crescent District lying outside of the boundaries of the original

Old and Historic District compatible with the historic architectural character of

the original Old and Historic District” (p. 11-8). However, with regard to

architectural design, the Plan states ““The farther away a project is from the

original Old and Historic District, the more flexibility will be allowed in
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architectural design and character’ (Objective 6, p. 11-10).With regard to
height, scale, massing and setbacks, the Crescent District Element sets a number
of objectives, including “Buildings will comply with the Crescent District
Building Height Policy Map” (Objective 3, p. 11-9) which indicates additional
stories are permissible on the subject property by rezoning. Objective 4 states
“Building placement should be located closer to the street with parking in the
rear as reflected in the original Old and Historic District” (p. 11-10). With
regard to materials, the Town Plan states “The farther away a project is from the
original Old and Historic District, the greater opportunity there is to use
alternative materials” (Objective 7.b, p. 11-10). The subject property is located
between Fort Evans Road and the Route 15 Bypass at the very edge of the
Crescent Design District, as far from the Old and Historic District as possible
while still being within the Crescent District. The site is directly adjacent to an
off-ramp from the Bypass and has large commercial buildings (hotels) on either
side. Staff believes the proposed increase in height and building design are
generally consistent with the intent of the Crescent District policies.

C. Concept Plan Comments: The application received three (3) formal reviews
but there remain comments that have not been addressed. Staff makes the
following fourth submission comments:

Notes, Tabulations and Typical Details

1. Build-To-Line (Old Comment): Revise the Site Tabulation table to
change “front yard” to “Build-To-Line”. The Crescent District does not
have minimum front-yard setback, but rather a build-to-line as depicted on
the Concept Plan.

2. Frontage Calculation: Revise the frontage calculation based on the
dimensions depicted on the Concept Plan. As depicted, the closed facade
to the Build-To-Line is only 51.5 feet. Staff notes that TLZO Sec. 7.10.4.E
permits up to a 50% reduction of the frontage requirement when the
proposed building has an “L” shape and where the recess of the building is
provided as open space. The requested modification, discussed in Section
IV of this report, is deficient seven and a half feet (7.5) of the maximum
permitted reduction of 58 feet.

3. Amenity Area Calculation: Revise the Concept Plan to graphically
depict how the amenity/open space calculation was computed. This can be
achieved by providing a hatching or shading for the two (2) areas.

4. General Note #10, Outdoor Storage: TLZO Sec. 9.3.14 states that
outdoor storage areas should be identified on the site plan. The conceptual
layout does not have sufficient room or a logical location for outdoor
storage. Staff recommended that a note be placed on the Concept Plan
prohibiting outdoor storage. General Note 10 was added; however, this
note states that outdoor storage is not “accommodated”. Staff recommends
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that the term “accommodate” be replaced with “prohibited”. The
connotation of “accommodated” does not imply a restriction.

Parking

5. Parking Tabulations, Mini-Warehouse (Old Comment): The parking
tabulations on Sheet 1 do not include the required number of parking
spaces for the office use component of the mini-warehouse use. Based on
information contained in previous submissions, the office portion is 2,040
square feet and requires nine (9) parking spaces (2,040 / 250). Revise the
parking tabulations on Sheet 1 to reflect the required parking for the office
component of the mini-warehouse use.

6. Parking Tabulations, Retail Uses (Old Comment): As proposed the
Concept Plan’s parking tabulations limit the use of the two (2) retail tenant
spaces to retail uses only. In order to provide flexibility in the use of the
two (2) retail spaces Staff suggested the inclusion of alternate parking
tabulations. The alternate parking tabulations include other retail uses,
such as restaurants, which have a higher parking requirement. The parking
tabulations on Sheet 1 include an asterisk that notes a “Staff Calculation”.
Staff cannot impose a parking standard. If the Applicant wishes to provide
alternative parking calculations, alternate calculations should be included
as an Applicant request in their parking tabulations. In any case, the
parking tabulations should be revised to eliminate references to Staff.

The mini-warehousing parking requirement is consistent; however, Staff
notes that the provision of 32 parking spaces would prohibit the use of the
2,040 GFA of retail as an “eating establishment (fast food)”. Staff
provides the following scenarios to consider:

Scenario #1, retail

2,040 GFA as retail (2,040 / 250) requires 11 spaces, plus 14 mini-
warehouse spaces equals a total parking requirement of 25 spaces. 32
spaces are provided and the parking requirement is met.

Scenario #2, eating establishment (sit-down)

2,040 GFA as sit-down restaurant (2,040 / 150) requires 14 spaces, plus 14
mini-warehouse spaces equals a total parking requirement of 28 spaces. 32
spaces are provided and the parking requirement is met.

Scenario #3, eating establishment (fast food)

2,040 GFA as fast-foot restaurant (2,040 / 100) requires 21 spaces, plus 14
mini-warehouse spaces equals a total parking requirement of 35 spaces.
Only 32 spaces are provided and the parking requirement cannot be met.

Scenario #4, retail and eating establishment (sit-down)
1,020 GFA as retail (1,020 / 250) requires 5 spaces; and 1,020 GFA as
fast-foot restaurant (1,020 / 150) requires 7 spaces; plus 14 mini-
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warehouse spaces equals a total parking requirement of 26 spaces. 32
spaces are provided and the parking requirement is met.

Scenario #5, retail and eating establishment (fast food)

1,020 GFA as retail (1,020 / 250) requires 5 spaces; and 1,020 GFA as
fast-foot restaurant (1,020 / 100) requires 11 spaces; plus 14 mini-
warehouse spaces equals a total parking requirement of 30 spaces. 32
spaces are provided and the parking is met.

SWM/BMP

7. SWM/BMP Summary: The Applicant has provided a preliminary water
quality and quantity stormwater management concept and preliminary
calculations as required in TLZO Sec. 3.3.6.E.K. The preliminary
evaluation at the rezoning stage is to ensure that wholesale changes to the
Concept Plan layout are not necessary at the site plan stage of review.
Staff notes that there are some elements of the SWM/BMP preliminary
conceptual design and calculations which may affect the layout and
building location and size. The intent of this comment is to communicate
that minor revisions due to engineering constraints are generally
acceptable at the time of site plan review; however, redesign of the
Concept Plan and or the need for new modifications does not meet the test
of substantial conformance. The Staff concerns, which have been included
as Attachment 7, should be reviewed by the Applicant and addressed at
the site plan stage of review.

Amenity Areas

8. Amenity Area AA2: Staff notes that TLZO Sec. 7.10.5.G Open Space
[Amenity Area has specific examples for amenity area features. The
amenity feature proposed near the caretaker’s residence, located at the rear
of Building 1, appears to be a circular bench located within a lawn panel.
This feature could possibly meet the “Developers Option”; however there
is no description or justification provided to justify its use. Staff
recommends that if the Applicant intends to use the “Developer’s Option”
a justification should be provided. Staff recommends the following
revisions which could better implement the amenity area requirements:

e Create a hardscaped surface for the circular bench to rest on

e Replace the single large canopy tree with several understory trees
to create a shaded seating area for the bench.

Lighting

9. Parking Lot Lighting: It appears that the lighting contours on the
Lighting Plan (Sheet 4) trespass greater than 0.5 fc (foot candles) across
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the property line. The proposed lighting levels directly adjacent to the
building appear fairly intense, greater than 5 fc. The ambient lighting
adjacent to the building should provide sufficient lighting levels and
eliminate light trespass on the adjacent property. Staff recommends
lowering the wattage of the light fixtures along the common property line
and/or reducing the number of fixtures to limit light trespass onto the
adjacent property.

Building Design

Architectural design is an integral component of the Crescent Design District.
Staff notes the following language from the Crescent District Master Plan and the
goals of the Crescent Design zoning district:

Set the stage for the sensitive long-term development of the District so that
the community stakeholders have a reasonable expectation of how the
District will look in the future (CDMP Pg. 11-2).

Create a District that is respectful of the historic core of Leesburg while
providing a transition to the more automobile oriented parts of the
community (CDMP Pg.11-3).

Develop a setting for a true mixture of uses that recognizes Leesburg’s
role as a center of retail, office, and residential uses for Loudoun County
(CDMP Pg. 11-3)

The farther away from the original Old and Historic District, the more
flexibility will be allowed in the design of the project’s height, scale and
massing (CDMP Pg. 11-10).

The farther away from the original Old and Historic District, the more
flexibility will be allowed in architectural character and design (CDMP
Pg. 11-10).

Regulate building height and placement to achieve appropriate scale along
streetscapes and ensure proper transition to nearby residential
neighborhoods (TLZO Sec. 7.10.1.B.4).

Establish clear controls on building form and placement to frame a well-
defined public realm comprised of human-scaled streets, neighborhoods
and public spaces, all of which contribute to creating a safe, comfortable
and livable environment (TLZO Sec. 7.10.1.B.5)

This application is before the Planning Commission because the Applicant is
requesting additional building height above the “by-right” provisions of the
Crescent District. By-right, the Applicant could build a three (3) story building
without the need of a legislative application. The Applicant is proposing a five (5)
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story building. Architectural review of this application is focused on the
successful mitigation of the additional building height. Successful mitigation
would include but is not limited to design which reduces the overall massing
including sufficient articulation of the building facades. The Applicant is
requesting modifications of the architectural requirements. Those modifications
are discussed in Section VI of this Staff Report. Staff does not believe the number
of requested modifications is an issue because of the flexibility built into the
Crescent District design program. Instead, Staff’s analysis considers the net
effect on the mitigation of the building mass and articulation. The architectural
standards included in the Crescent District were not intended to be rigid,
precluding good design. The provision for modifications was intentionally
included to provide flexibility in quality design.

Mitigation of building mass and articulation is most successful on the facade
adjacent to Fort Evans Road, the most prominent facade. This elevation exhibits a
three-part building division; base, middle and cap. The ground floor is activated
with the storefront appearance having easily discernable pedestrian entrances and
appropriate fenestration. The middle portions of the facade have the appearance of
an appropriate solid to void ratio, widow openings to wall surface. The cap is
treated with a cornice which complements the roofline. The building massing is
reduced in scale with the provision of the courtyard, where half of the front facade
is recessed approximately 28 feet. The facade is also modulated where the
composition of the entire faced is broken into three parts: two components
separated by a “hyphen”.

The following two comments are recommendations by Staff and not ordinance
requirements. That is, Staff believes Applicant has met the requirement in the two
cases but offers these suggestions as improvements that further the intended
building design in the Crescent District:

10. Building 1 Canopy: The building elevation along Fort Evans Road has
an interior side elevation which includes a bay of windows. Per the
Crescent District requirements, ground floor retail is to appear as a
storefront. To maintain consistency in the storefront appearance, such as
on the front facade of Building 1, Staff recommends continuing the
canopy treatment along this interior front facade. Additionally, this
facade is south facing and the additional shade created by the canopy
may be beneficial.

11. Building 1 Corner Column: The front face of Building 1 is
characterized by a tower feature. The base of the tower is ornamented by
a canopy which creates a “base” and announces the location of the
entryway. The canopy is supported by hanging stanchions/tie-rods and a
column. Staff notes that the column appears as an anomaly and is not a
contributing feature. To maintain symmetry and balance exhibited on the
front facades, Staff recommends the following alternatives:
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VI.

e Remove the column

¢ Add additional column(s) to create balance

e Remove the lowest panel of spandrel glass in the tower to be
replaced by brick and upper stanchion/tie-rods supports.

Modifications: TLZO Sec. 7.10.12 Modifications provides applicants an
opportunity to request modifications to zoning requirements with justification. The
modification provisions were included for architecture because no specific
architectural style is mandated by the Crescent District and it is believed that the
flexibility afforded by the modification process can result in more diverse and
attractive buildings in the district. Note that Applicant has provided a Statement of
Justification (see Attachment 3) as required by TLZO Sec. 7.10.12.B.1. The
approval criteria generally states that no modification shall be approved unless the
Town Council finds that such modification to the regulations will provide
architecture in keeping with the desired character of the Crescent District, not be
contrary to the intent of the Crescent District, be consistent with adopted plans and
policies, and include compensating features. Also, the TLZO Sec. 7.10.12.B.2.a
Architectural Character states “More flexibility should be allowed in architectural
character and design for buildings farther away from the Old and Historic
District.”

Applicant has requested (or must request) 12 modifications. Staff has no objection
to 11 of the requests. Staff has the following comments regarding the requested
modifications.

A. Site Design

1. Frontage Requirement: TLZO Sec. 7.10.4 includes a build-to-line (BTL)
instead of a front-yard setback and a building frontage requirement along the
BTL. The intent of these requirements is to clearly establish the public realm,
which is essentially the streetscaping, framed by buildings or the “streetwall”.
The frontage requirement for is 66%, meaning proposed buildings must
occupy 66% of the BTL. In this case, the BTL must be occupied by 116 feet
of the building’s front fagade. TLZO Sec. 7.10.4.E.1 permits a reduction of up
to 50%, which would reduce the requirement to a minimum of 58 feet. The
Applicant omitted the requested modification from the modification
justification statement.

Staff Response — Objection: As proposed Building 1 does not touch the
required BTL. The Building must be moved five (5) feet closer to Fort
Evans Road or an additional modification is required. When Building 1 is
placed on the BTL, the minimum requirement is still not met as the facade
closest to Fort Evans Road is only 51.5 feet. The frontage requirement,
which could be reduced to 58 feet, is not met.
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In order to meet the ordinance requirement, the facade closest to Fort
Evans Road must be extended to a minimum of 58 feet. With this revision,
Staff could support the requested modification.

2. Parking Surplus: One of the goals of the Crescent District is to reduce
impervious surfaces when possible. TLZO Sec. 7.10.5.A.1 states that the
number of required parking spaces shall not be exceeded. With this
application, the required number of parking spaces is 25 and the number of
provided spaces is 32, generating a surplus of seven (7) parking spaces.
TLZO Sec. 7.10.12.B permits applicants to request modifications of certain
site design standards, parking being one of them. The Applicant’s justification
is that “the intended uses should not yield such a demand.”

Staff Response — Approval: Staff does not object to the additional 7
parking spaces. The additional parking spaces permit long-term flexibility
for future uses of the retail tenant spaces.

3. Loading Spaces: TLZO Sec. 11.9 establishes off-street loading requirements.
In the case of the proposed uses, 25 loading spaces are required. The Concept
Plan does not meet the required number of spaces because only 14 loading
spaces are provided. The Applicant’s justification states that “the intended
number of spaces is believed to be a sufficient allocation for the use.”

Staff Response — Approval: The ordinance requirement is based upon an
optimum industry standard for loading spaces. The allowance for
modifying this zoning standard was intended to address specific use
requirements on a case by case basis. In this instance, the Applicant has
stated that the 14 loading spaces adequately address the loading
requirements. Staff notes that Building 1 includes 106,140 square feet of
mini-warehouse and is served by two loading spaces. Building 2 includes
146,610 square feet of mini-warehouse and is served by 12 loading spaces.
Staff agrees with the requested modification

4. Parking Lot Buffer: TLZO Sec. 7.10.5.D.1 requires a five-foot (5) planting
buffer for parking lots located adjacent to a side or rear yard. The Concept
Plan layout is deficient by one and a half feet (1.5’), providing a three and a
half-foot (3.5) parking buffer. The Applicant’s justification is that they are
the contract purchaser and that the required parking buffer can be provided
after purchase of the adjacent property.

Staff Response — Approval, with conditions: Staff does not disagree
with the intent of the requested buffer; however, Staff is concerned that
implementation might not occur. The parking buffer is intended to provide
an aesthetic screening element for parking located close to property lines.
While the plant material can physically be placed in three and a half feet
(3.5%) it is not an ideal planting environment. Staff recommends that the
modification be granted with the following caveats:
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e The Applicant include a proffer that states that upon purchase of the
adjacent property, the deficient width of the parking buffer one and a
half feet (1.5”) shall be provided with the first site plan for
development on the adjacent property; or

e The Applicant shall secure a letter of consent from the current owner
of the adjacent property stating that they consent to provide a perpetual
landscaping easement to be provided prior to the approval of the site
plan for the Patriot Self Storage Park property, and that a general note
shall be added to Sheet 1 of the Concept Plan referencing the future
easement.

B. Building Design:

1. Building Material, EIFS: TLZO Sec. 7.10.7 Building Materials and Other
Requirements details the permissible building materials and the percentage of
each that can be placed on a building facade. Building materials are classified
as a primary, secondary, interior and trim. EIFS (exterior insulation finish
system) is only permitted as a trim material and not as a primary building
material. The Applicant is requesting to use EIFS as a primary building
material. Staff notes that an equivalent primary building material is stucco.
The Applicant’s justification is based upon the following:

e EIFS is believed to be the most effective material for the parcel

e EIFS is lightweight product and gives the designer a wide range of
aesthetic and performance options

e EIFS can simulate a stucco appearance

e EIFS provides a transition in material reducing the vertical mass of
the building

e EIFS was chosen due to its durability and efficiency

e EIFS was chosen due to its optimal weatherproofing and security.

Staff Response — No Objection: The purpose of defining building
materials in TLZO Sec. 7.10.7 was to ensure the use of quality materials
and retain materials that express traditional Leesburg architecture. EIFS
was not intended to be “the” primary building material complemented by
other materials. Staff notes that the Crescent Design District includes
objectives that permit a lesser degree of strict traditional design with
distance from the Old and Historic District. Staff agrees with a majority of
the Applicant’s justification and notes that the use of EIFS in the proposed
elevations is not perceived as the dominant building material. One further
note; building industry jargon does refer to EIFS as “synthetic” stucco.

2. Building Material, Tinted Glass: TLZO Sec. 7.10.7.A.2 specifies that glass
areas on front facades shall allow for 70% light transmission. The intent is to
permit the use of tinted glass, but ensure that tinted or mirrored glass does not
obstruct visibility into the ground floors of buildings. The Applicant is
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proposing to use tinted glass as an accent material to the building facade. The
Applicant’s justification is based upon the following:

e The building is designed with both functioning windows (full view)
and spandrel (no view)

e Only the spandrel windows will not meet the 70% requirement

e In conjunction with the intended use of the building, it is not feasible
for the applicant to meet the required percentage.

Staff Response — No Objection: The difficulty with this modification is
the justification. The building is primarily a purpose-built building for a
particular use, mini-warehousing. While there is no objection to the use,
either by Staff or Ordinance, the Crescent Design District’s architectural
purpose was not intended to facilitate purpose-built buildings that could
prevent an evolution of uses within the building over time. The
Applicant’s primary justification is that the design requirements interfere
with the intended use and are not feasible. This is a contradiction of the
purpose of the architectural requirements of the Crescent District.
However, the use of the tinted glass does achieve an aesthetic treatment
and a cohesive design of the building facades. Staff notes the following:

e Tinted glass is not used on the ground floors of the facades facing
Fort Evans Road providing full visibility into the building
e Tinted glass used on the tower feature breaks up the field of brick
e Tinted glass help achieve required fenestration patterns on upper
stories of buildings
Staff is unable to support this modification, but does not object to the
request as other design requirements are achieved.

3. Building Form, Cornice: TLZO Sec. 7.10.6.E.2.b limits the projection of
cornice features away from the building fagade between six inches (6”) and
twelve inches (12”). The applicant is requesting a modification to permit a
projection of two feet ten inches (2°-10).The Applicant’s justification states
that the intended design is not in keeping with the overall aesthetic of the
building and that the dimensional requirement is not proportional to a five (5)
story building.

Staff Response — Approval: The intent of the building form requirements
IS to ensure that the elements that compose the building fagade are equally
treated and complement each other creating a cohesive facade. The
cornice feature is intended to enhance roof decoration. In this particular
instance Staff agrees with the justification that the dimensional
requirements are not proportional to a five (5) story building and that the s
two-foot ten inch (2°-107) projection better implements the intended roof
decoration. Staff agrees with the requested modification and associated
justification.
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4. Building Form, Entrance Doors: TLZO Sec. 7.10.6.H.3.c requires at least
one entrance on a secondary building facade. The Applicant is requesting to
waive the requirement of a pedestrian entrance on the west facade of Building
2. The applicant’s justification is that mini-warehouse buildings require
maximum attention to security and that an entrance on this facade may present
a security risk.

Staff Response — Objection: The difficulty with this modification is the
justification. The building is primarily a purpose-built building for a
particular use, mini-warehousing. While there is no objection to the use,
either by Staff or Ordinance, the Crescent Design District’s architectural
purpose was not intended to facilitate purpose-built buildings that could
prevent an evolution of uses within the building over time. The
Applicant’s primary justification is that the design requirements present a
security risk based on the use of the building. This section of the Crescent
District requirements was intended to ensure that all facades of a building
communicate an active ground floor. Secondary facades have lesser
amounts of pedestrian traffic, but do have pedestrian traffic; hence the
requirement for only one entrance. Staff has suggested to the Applicant
that a compensating feature to justify a modification of this requirement is
to include ornamental entrances which give the impression of an entrance
and meet the intent of the ordinance requirement. As proposed, Staff does
not support the requested modification of the ordinance requirement.

Staff also notes that a similar modification must be requested and granted
for the east elevations of Buildings 1 and 2.

A possible solution is to provide a brick detail, representing a door, with a
canopy similar to the other active doors on the ground floor.

5. Building Form, Ground Floor Facade: The proposed buildings are
classified as commercial buildings and must meet the requirements of TLZO
Sec. 7.10.6.H Commercial Building Design Specifications. Building 1 has a
storefront which faces Fort Evans Road. As such, at least 70% of the ground
floor shall be composed of doors and windows; windows must occupy an area
two (2) feet and ten (10) feet above the outside grade. The Applicant is
requesting a modification to reduce the door and window requirement to
43.6%. The Applicant’s justification states that the modification is necessary
“to maintain uniformity within the building features attempting to reproduce
the historical characteristics of the community.”

Staff Response — Approvable with Revisions: The difficulty with this
modification is the justification. The building is primarily a purpose-built
building for a particular use, mini-warehousing. While there is no
objection to the use, either by Staff or Ordinance, the Crescent Design
District’s architectural purpose was not intended to facilitate purpose-built
buildings that could prevent an evolution of uses within the building over
time. The Applicant’s primary justification is that the modification would
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allow a facade that better reflects a historical characteristic. The location
of the property is outside any of the architectural control districts and Staff
is unaware of any historical context along Fort Evans Road. The intent of
the door and window requirement is to ensure an active building facade
along ground floors of buildings. The storefronts have a higher
requirement based on the intended use of the ground floor reflecting a
higher level of pedestrian activity. The justification lacks a compelling
reason or appropriate compensating features. The use to the west of the
property includes high turnover retail uses, whereas the uses to the east of
the property include transient lodging. Staff does believe that a reduction
of the door and window requirement is appropriate based on the transition
of uses; however, a one-third decrease may be too much for a purpose-
built building.

Staff recommends that the Applicant re-evaluate opportunities to achieve a
higher percentage and develop a persuasive justification and associated
compensating features of the modification request.

6. Building Form, Secondary Front Facades: The proposed buildings have
sides classified for Crescent District architectural purposes as “secondary
front facades” which address the interior parking court. Secondary front
building facades must meet the requirements of TLZO Sec. 7.10.6.H.6.c. This
section requires that doors and windows compose 30% of the ground level
building fagade. The applicant is requesting the following modifications:

e Building 1, west fagade: a reduction to 24.3%
e Building 2, west fagade: a reduction to 15.8%
e Building 2, south fagade: a reduction to 9.7%

The Applicant’s justification is as follows:

e Building 1, west facade: “The composition is strategically placed to
mimic the above characteristics of the building instead of creating
disconformity through the saturation of faux windows along the
ground level.”

e Building 2, west facade: This facade ““faces the Route 15 Bypass as
well as the east property line and is relatively invisible to vehicle
traffic.”

e Building 2, south fagade: This fagade ““faces the Route 15 Bypass as
well as the east property line and is relatively invisible to vehicle
traffic.”” The justification also states that 25% of the ground floor
elevation is below grade, ““not intended for pedestrian usage.”

Staff Response — No Objection: The difficulty with this modification is
the justification. The building is primarily a purpose-built building for a

particular use, mini-warehousing. While there is no objection to the use,

either by Staff or Ordinance, the Crescent Design District’s architectural
purpose was not intended to facilitate purpose-built buildings that could

prevent an evolution of uses within the building over time. The
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Applicant’s primary justification is that building elevations are relatively
invisible to vehicular traffic. Staff does note the presence of existing
landscaping that provides a significant screen; however, there are no
guarantees that the landscaping will survive after construction of the
building or during the life of the buildings. Building 1 is located four (4)
feet off the property line. Staff is not certain that the building can be
constructed without the removal of some of the existing landscaping.

The Applicant’s justification does not accurately describe the approach
taken to mimic windows on the ground floor. As exhibited on the
elevations, brick detailing gives the impression of a window feature.

Staff does not support this modification on the basis that it is necessary for
a purpose-built building. However, the compensating feature of integrating
faux windows into the ground level fagade meets the intended visual
interest desired at the pedestrian level of building in the Crescent District.
For this reason, Staff does not object to the requested modifications.

7. Building Form, Interior Secondary Facades: The proposed buildings have
sides classified for Crescent District architectural purposes as “interior
secondary facades”. Interior secondary facades must meet the requirements of
TLZO Sec. 7.10.6.H.6.d. This section requires that windows compose 10% of
the ground level of this facade. The applicant is requesting to reduce the
required 10% window coverage of the Building 2 east fagade to 7.1%.

The Applicant’s justification is as follows:

e 32% of this elevation is below grade

e Existing landscaping limits exposure of the buildings

e Faux windows provide articulation of the exposed portions of the
ground floor

Staff Response — No Objection: The difficulty with this modification is
the justification. The building is a primarily purpose-built building for a
particular use, mini-warehousing. While there is no objection to the use,
either by Staff or Ordinance, the Crescent Design District’s architectural
purpose was not intended to facilitate purpose-built buildings that could
prevent an evolution of uses within the building over time. The
Applicant’s justification does not address how the reduced fenestration
meets or exceeds design and architectural character requirements. Staff
notes that traditional Leesburg architectural design uses the fenestration to
articulate building facades while having the added benefit of reducing
building mass. This is the basis of the design requirement. The
modification request presents a conflict in mitigating building mass versus
very specific design requirements for a particular use of the buildings.
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8. Building Form, Upper Story Facades: Upper stories of buildings in the
Crescent District must meet the requirements of TLZO Sec. 7.10.6.H.6.e. This
section requires that windows compose 50-70% of that portion of the facade.
The applicant is requesting to reduce the percentage an approximate average

of 21% :
e Building 1, north: a reduction to 26.9%
e Building 1, east: a reduction to 20.8%
e Building 1, south: a reduction to 18.3%
e Building 1, west: a reduction to 23.1%
e Building 2, north: a reduction to 17.5%

Building 2, east: a reduction to 21.2
Building 2, south: a reduction to 23.3%
e Building 2, west: a reduction to 17.5%

The Applicant’s justification is as follows:

e The intent is to maintain “the architectural precedent of the Town of
Leesburg”

e The intent is to “replicate the historical characteristics of the
community instead of a more modern composition”

e a32% of this elevation is below grade

e Existing landscaping limits exposure of the buildings

e Faux windows provide articulation of the exposed portions of the
ground floor

Staff Response — No Objection: The difficulty with this modification is
the justification. The building is primarily a purpose-built building for a
particular use, mini-warehousing. While there is no objection to the use,
either by Staff or Ordinance, the Crescent Design District’s architectural
purpose was not intended to facilitate purpose-built buildings that could
prevent an evolution of uses within the building over time. The
Applicant’s justification does not address how the reduced fenestration
meets or exceeds design and architectural character requirements. Staff
notes that traditional Leesburg architectural design uses the fenestration to
articulate building facades while having the added benefit of reducing
building mass. This is the basis of the design requirement. The
modification request presents a conflict in mitigating building mass versus
very specific design requirements for a particular use of the buildings.

VII.Proffers: The Applicant has submitted draft proffers dated June 16, 2015. The
proffers consist of the following statements:

e Substantial conformance with the concept plan.
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e Provision of an inter-parcel access to the property to the east. The Applicant
notes that they are a contract purchaser for the referenced property.

e Maintenance/replacement of street trees
Staff has the following comments and or concerns:

A. Format: The format of the proffers has not been provided in sufficient form.
Staff has provided an example for the Applicant’s consideration.

B. Typical proffers: The draft proffers do not include the typical proffers
associated with commercial rezonings including but not limited to: the Off-
Site Transportation Improvement contribution or fire and rescue contribution.
Table 2 Summary of Proffered Cash Contributions (above) indicates that
Applicant is not proposing to proffer any cash contributions. An applicant
state that the rezoning is intended to achieve additional stories and is related to
the heightened architectural treatment required in the Crescent Design
District.

VI11.Rezoning Approval Criteria: Zoning Ordinance Section 3.3.15 establishes the
following criteria for the Planning Commission and Town Council to use, in
addition to other reasonable considerations, in making their decision regarding
approval or disapproval of a zoning map amendment application. Listed below are
the specific criteria with staff response.

a. “Consistency with the Town Plan, including but not limited to the Land Use
Compatibility policies"

The proposed buildings are purpose-built structures primarily intended for
mini-warehousing. The intent of the Crescent Design District is to ensure
aesthetically pleasing architecture that is compatible with surrounding
buildings with less emphasis placed upon the proposed use of the building. In
this regard, the building closest to Fort Evans Road includes a mix of uses,
retail and min-warehousing. Crescent District policies and land use
compatibility are generally achieved.

b. *“Consistency with any binding agreements with Loudoun County, as
amended, or any regional planning issues, as applicable"

This criterion is satisfied. Staff is unaware of any conflicts regarding binding
agreements with The County of Loudoun or any regional planning issues.

c. “Mitigation of traffic impacts, including adequate accommodation of
anticipated motor vehicle traffic volumes and emergency access™

Attachment 7



TLZM 2014-0005, Patriot Self Storage Park
Planning Commission Public Hearing Staff Report
July 16, 2015

Page 22 of 22

The existing transportation network is adequate to handle the vehicular trips
created by the proposed development. The proposed points of ingress and
egress meet DCSM and Zoning Ordinance requirements. This criterion is
satisfied.

d. *““Compatibility with surrounding neighborhood and uses; and”

Except for the bulk and massing of the proposed buildings, there are no
conflicts with the existing adjacent properties. This criterion is satisfied.

e. ““Provision of adequate public facilities.”

No new public infrastructure is required to serve the site. Water, sewer, and
stormwater management facilities will be addressed during site plan review
and will be adequate to serve the site. This criterion is satisfied.

XI. FEindings:

A. The proposal is in general conformance with the policies of the Town Plan;

B. The approval criteria of TLZO Sec. 3.3.15 have generally been satisfied,;

C. Staff has no objections to 11 of the 12 requested modifications to the
architectural and design criteria of the Crescent design District.

D. The modifications Proposed Building 1 does not meet the building frontage
requirement of Section 7.10.4.A Siting Specifications.

IX. Staff Recommendation: Staff recommends denial of TLZM 2014-0005, Patriot
Self Storage Park based on the failure to comply with the minimum building
frontage requirement of TLZO Sec. 7.10.4A.

X. Attachments

1. Patriot Self Storage Park, Concept Plan Sheets 1-11, as prepared by Barrett
Consultants, P.C., dated June 12, 2015

Applicant’s Statement of Justification

Applicant’s Request for Modifications dated June 16, 2015

Architectural Narrative dated June 1, 2015

Draft Proffer Statement dated June 16, 2015

Applicant’s Third Submission Comment Response Letter dated June 15, 2015
Staff SWM/BMP Comments dated July 8, 2015

Noogkrwd
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Date of Meeting: August 6, 2015

TOWN OF LEESBURG PLANNING COMMISSION
SUPPLEMENTAL STAFF REPORT

Subject: TLZM-2014-0005, Patriot Self Storage Park
Staff Contact: Michael Watkins, Senior Planner
Applicant: Thomas B. Chamberlin, Sr., Manager, Route 773, LLC

5335 Lee Highway, 3" Floor, Arlington, VA 22207
(703) 532-1177; TomC@barrettcos.com

Proposal: A rezoning application within the Crescent Design District to increase the
height of two (2) buildings from three stories (permitted by right) to five
stories (permissible through the rezoning process). The proposed uses
include 2,040 square feet of retail and 250,710 square feet of mini-
warehouse, including a caretaker’s residence.

Planning Commission Critical Action Date: October 24, 2015

Recommendation: Staff recommends approval of the rezoning application.

Application Acceptance Date: July 18, 2014

Web Link: A comprehensive listing of all application documents is found here:
http://www.leesburgva.gov/government/departments/planning-zoning/liam-interactive-applications-map

The public hearing for this application was held on July 16, 2015. The Planning
Commission discussed various details regarding application of the CD-C District,
architectural requirements, proffers and the appropriateness of requested modifications.
Four items were specifically put before the Applicant, Mr. Tom Chamberlin, by the
Commission for possible changes to the application:

1. A request to modify the building frontage requirement to allow the building to be
setback from Fort Evans Road as proposed must be submitted.

2. Address the side buffer adjacent to the unoccupied property on the west where
applicant is proposing a 3.5-foot buffer instead of the required 5-foot perimeter
parking lot buffer.

3. Architectural Issues — Tower Alternatives and Canopy on East Elevation:
Commission members asked to see alternatives to the current towers and asked
that additional treatment be given to the east elevation by the addition of canopies
close to Fort Evans Road.

4. Off-Site Transportation Contribution: The Applicant was asked to consider a
contribution in some amount toward off-site road improvements.
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Staff notes that an email was received from Mr. John Ecker who also spoke at the
Planning Commission public hearing. Mr. Ecker commented on process, density and
building height. Regarding process, Staff notes that the application was properly
advertised and that it is common practice for Applicant’s to address Staff comments,
which sometimes resolve issues, after Staff reports are written. Resolution of issues
raised in Staff reports prior to the public hearing can sometimes change a Staff
recommendation. Regarding density, Staff notes that the Oaklawn application is in a
planned development district and is subject to different density standards, which operate
in concert with densities identified in the Town Plan. This is the case for the Patriot Self
Storage Park application, where much higher densities are permitted by the zoning
subdistrict and as identified with the Town Plan. Specifically, no maximum Floor Area
Ratio (FAR) is specified for nonresidential uses in the Crescent District and TLZO Sec.
7.10.9.D.2 states there is no maximum FAR in that district.

A question was also raised regarding the application of TLZO Sec. 7.10.4.G Buildings on
Lots Abutting Residents. Staff notes that the subject property does not directly abut a
residentially zoned lot. The adjacent properties are zoned CD-C, Crescent District
Commercial. Opposite the subject property, and separated by a public street, Fort Evans
Road, there are townhouse lots zoned R-8. Because Fort Evans Road separates the
subject property from these residential lots, the property is not considered to be abutting a
residential lot and therefore the additional setback does not apply.

Mr. Ecker was the only member of the public who spoke at the hearing. The public
hearing was then closed. The Planning Commission deferred action based upon their
request for additional alternative designs of the tower features on the two proposed
buildings.

Post-Public Hearing Actions:

As a result of the discussion before the Planning Commission, the Applicant submitted a
revised Request for Modifications (Attachment 3), revised proffers in a standardized
format (Attachment 4) and revised drawings.

1. Modification: Applicant was instructed to request a modification to TLZO Sec.
7.10.4.C, to decrease the normal commercial building frontage requirement from
66% to 50% to permit the building design shown on the Concept Plan adjacent to
Fort Evans Road (Modification Request #5).

Staff Response - Approval: A modification can permit 50% building
frontage on the required Build-to Line where ‘The proposed building has
an “L” shape with the set-back portion of the building used to provide
open space.” In this case the proposed building meets these criteria, with
the area in front of the set-back portion designed as a hardscaped and
landscaped area that serves as a focal point for public use while reducing
the mas of the building close to the street.

2. Side Yard (Parking) Buffer (Modification Request #13): Applicant stated at
the hearing that he is currently under negotiations to purchase the property to the
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west but that he was hesitant to ask the owner to provide the 1.5-foot buffer until
the rezoning is approved and he purchases the property. He stated that he would
provide the 1.5-foot additional buffer once he purchases the property. Staff notes
that if Applicant does not purchase the property the additional buffer area may not
be available in the future.

3. Revised Architectural Elevations: In response to comments from Planning
Commission members regarding the towers on the building Applicant has revised
the tower feature by removing the cupola-like roof feature and is replacing it with
a simple cornice already exhibited along the roof of both buildings (see
Attachment 2). The Planning Commission also requested additional canopy
treatments on that portion of the east elevation near Fort Evans Road to give the
appearance of more activity but no changes in this regard are shown on the
revised elevations.

4. Proffers: Applicant has supplied a revised set of proffers in a format that is more
typical of what is used in the Town of Leesburg (Attachment 4). The Applicant
was asked at the hearing if he would proffer an off-site transportation contribution
and he declined based on the low traffic impact of the proposed uses. The revised
proffers do not contain any monetary contributions. Applicant stated that he has
reservations about the contribution amount suggested as there is no impact on
transportation as this use does not create traffic and is a non-impact use on the
Town.

Staff Recommendation:

Prior to the Planning Commission’s July 16, 2015 public hearing the Applicant was able
to revise the Concept Plan and building elevations to correct a zoning requirement which
prevented a recommendation of approval in the Staff Report at that time. Staff presented
the application at the meeting with a recommendation of approval and Staff continues its
recommendation of approval.

Suggested Motions:

Approval

I move that Zoning Map Amendment TLZM 2014-0005, Patriot Self Storage, including
the 13 modifications as set forth in the Request for Modifications dated July 24, 2015 be
forwarded to the Town Council with a recommendation of approval on the basis that the
Approval Criteria of Zoning Ordinance Sections 3.3.15 have been satisfied and that the
proposal would serve the public necessity, convenience, general welfare and good zoning
practice.

_OR _
Denial

I move that Zoning Map Amendment TLZM 2014-0005, Patriot Self Storage, be
forwarded to the Town Council with a recommendation of denial on the basis that the
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Approval Criteria of Zoning Ordinance Section 3.3.15 have not been satisfied due to the
following reason:

Attachments

Revised Proffers dated June 16, 2015

Request for Modifications dated July 24, 2015

Revised Building Elevations dated July 24, 2015

Patriot Self Storage Park, Concept Plan Sheets 1-11, as prepared by Barrett
Consultants, P.C., dated June 12, 2015

Eall el
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PRESENTED: September 8, 2015

ORDINANCE NO. ADOPTED: September 8, 2015

AN ORDINANCE: APPROVING TLZM 2014-0005, PATRIOT SELF-STORAGE PARK,
TO PERMIT ADDITIONAL BUILDING HEIGHT IN THE CD-C
DISTRICT.
WHEREAS, the rezoning application with concept plan and proffers, TLZM 2014-0005
Patriot Self Storage Park, has been filed by Route 773 LLC, to permit additional building height
in Crescent Design-Commercial (CD-C) zoning district, which includes twelve zoning
modifications of the Crescent Design District’s site and architectural requirements; and
WHEREAS, a duly advertised Planning Commission public hearing was held on July 16,
2015; and
WHEREAS, at the August 6, 2015 meeting, the Planning Commission recommended
approval of this application to the Town Council; and
WHEREAS, the Town Council held a duly advertised public hearing on this application
on September 8, 2015; and
WHEREAS, staff recommended approval; and
WHEREAS, the Council has concluded that the approval of the application would be in
the public interest and in accordance with sound zoning and planning principles.
THEREFORE, ORDAINED by the Council of the Town of Leesburg in Virginia:
SECTION 1. The rezoning application TLZM 2014-0005 Patriot Self Storage, for the
property having the Loudoun County Parcel Identification Number (PIN) 118-17-9105, is hereby

approved subject to the proffers dated June 16, 2015; and,
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AN ORDINANCE: APPROVING TLZM 2014-0005, PATRIOT SELF-STORAGE PARK,
TO PERMIT ADDITIONAL BUILDING HEIGHT IN THE CD-C
DISTRICT.

SECTION 2. The property shall be developed in substantial conformance with the
concept development plan prepared by Barrett Consultants, P.C. last dated June 12, 2015 and last
revised on July 13, 2015; and

SECTION 3. The following modifications as described in the Town Council Memo dated
September 8, 2015, are hereby granted:

TLZO Sec. 7.10.4, a reduction of the Frontage Requirement.

TLZO Sec. 7.10.5.A.1, an increase in the number of provided parking spaces.

TLZO Sec. 11.9, a decrease in the number of required loading spaces.

TLZO Sec. 7.10.7, permitting EFIS as a primary building material.

TLZO Sec. 7.10.7.A.2, permitting specified windows on the building elevations to have a
lower light transmission percentage than 70%.

TLZO Sec. 7.10.6.E.2.b, permitting a cornice to project 2 feet ten inches (2°10”).

TLZO Sec. 7.10.6.H.3, waiving the requirement of a pedestrian entrance on the west
facade of Building Two.

TLZO Sec. 7.10.6.H, reducing to the Storefront door and window percentage to no less
than 43.6%.

TLZO Sec. 7.10.6.H.6.c, reducing Secondary Facade door and window percentage to no
less than 24.3% on the Building 1 west fagade, to no less than 15.8% on the Building 2 west
facade, and to no less than 9.7% on the Building Two south fagade.

TLZO Sec. 7.10.6.H.6.d, reducing the Building Two Interior Secondary Fagade ground

level window percentage to no less than 7%.
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AN ORDINANCE: APPROVING TLZM 2014-0005, PATRIOT SELF-STORAGE PARK,
TO PERMIT ADDITIONAL BUILDING HEIGHT IN THE CD-C
DISTRICT.
TLZO Sec. 7.10.6.H.6.e, reducing the upper story window percentages: Building 1, north,
no less than 26.9%; Building 1, east, no less than 20.8%; Building 1, south, no less than 18.3%;
Building 1, west, no less than23.1%; Building 2, north, no less than 17.5%; Building 2, east, no
less than 21.2%; Building 2, south, no less than 23.3%; Building 2, west, no less than 17.5%.
SECTION 4, Severability. If a court of competent jurisdiction declares any provision of
this ordinance invalid, the decision shall not affect the validity of the ordinance as a whole or any
remaining provisions of this ordinance.

SECTION 5. This ordinance shall be in effect upon its passage.

PASSED this 8th day of September, 2015.

Kristen C. Umstattd, Mayor
Town of Leesburg

ATTEST:

Clerk of Council
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