ARLINGTON COUNTY, VIRGINIA

County Board Agenda Item
M eeting of January 21, 2012

DATE: January 19, 2012

SUBJECTS: B. Certification of Transferrable Development Rightsto be considered for
transfer from 2825 Wilson Boulevard (“Sending Site”’) to SP #418 —
Penzance Clarendon Assemblage, LLC (“Receiving Site”), as described
below, for the purpose of historic preservation. The Sending Siteis
approximately 40,656 square feet located on the block generally bounded
by Franklin Road to the north, North Edgewood Street to the east, Wilson
Boulevard to the south, and North Fillmore Street to the west. Proposed
density to be certified is 69,464 square feet of commercial GFA (RPC#
15-065-001, 15-065-011, 15-065-012, 15-065-013, 15-065-016, 15-065-
017).

C. Certification of Transferrable Development Rightsto be considered for
transfer from 2901 Wilson Boulevard (“Sending Site”’) to SP #418 —
Penzance Clarendon Assemblage, LLC (“Receiving Site”), as described
below, for the purpose of historic preservation. The Sending Siteis
approximately 15,390 square feet located on the block generally bounded
by Franklin Road to the north, North Fillmore Street to the east, Wilson
Boulevard to the south, and North Garfield Street to the west. Proposed
density to be certified is 74,747 square feet of commercial GFA (RPC#
15-066-019).

D. Transfer of Development Rights from 2825 Wilson Boulevard (“Sending
Site”), consisting of 69,464 sguare feet of commercial GFA, to SP #418 —
Penzance Clarendon Assemblage, LLC (“Receiving Site”) by site plan
under Section 36.H.5.b of the Zoning Ordinance. The Sending Site is
approximately 40,656 square feet located on the block generally bounded
by Franklin Road to the north, North Edgewood Street to the east, Wilson
Boulevard to the south, and North Fillmore Street to the west (RPC# 15-
065-001, 15-065-011, 15-065-012, 15-065-013, 15-065-016, 15-065-017).
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The Receiving Site is approximately 49,295 square feet located on the
block generally bounded by 11" Street North to the north, North Garfield
Street to the east, Washington Boulevard to the south, and North Highland
Street (RPC# 18-026-001, 18-026-002, 18-026-003, 18-026-004, 18-026-
008, 18-026-009, 18-026-010), and North Garfield Street right of way.

Transfer of Development Rights from 2901 Wilson Boulevard (“Sending
Site”), consisting of 74,747 square feet of commercial GFA, to SP#418 —
Penzance Clarendon Assemblage, LLC (“Receiving Site”) by site plan
under Section 36.H.5.b of the Zoning Ordinance. The Sending Site is
approximately 15,390 square feet located on the block generally bounded
by Franklin Road to the north, North Fillmore Street to the east, Wilson
Boulevard to the south, and North Garfield Street to the west (RPC# 15
066-019). The Receiving Site is approximately 49,295 sguare feet located
on the block generally bounded by 11™ Street North to the north, North
Garfield Street to the east, Washington Boulevard to the south, and North
Highland Street (RPC# 18-026-001, 18-026-002, 18-026-003, 18-026-004,
18-026-008, 18-026-009, 18-026-010), and North Garfield Street right of
way.

SP# 418 SITE PLAN: Penzance Clarendon Assemblage, LLC, for the
construction of a 306,492 square foot commercial building with 284,012
square feet of office space and 22,479 square feet of ground floor retail in
the C-3 zoning district under Sections 27.D.2 and 36.H. The proposed
density is6.22 FAR. Modifications of zoning ordinance requirements
include: parking ratio, bonus density for LEED silver certification and
other modifications as necessary to achieve the proposed development
plan (RPC# 18-026-001, 18-026-002, 18-026-003, 18-026-004, 18-026-
008, 18-026-009, 18-026-010).

APPLICANT:

Penzance Clarendon Assemblage, LLC
2400 N Street NW, Suite 600
Washington, D.C. 20037

BY:

Jonathan C. Kinney

Bean, Kinney & Korman, P.C.
2300 Wilson Boulevard, 7" Floor
Arlington, Virginia 22201
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C. M. RECOMMENDATIONS:

B. Approve the attached resolution certifying 69,464 square feet of commercial GFA, as
transferable development rights from 2825 Wilson Boulevard (* Sending Site”) for the
purpose of historic preservation.

C. Approve the attached resolution certifying 74,747 square feet of commercial GFA, as
transferable development rights from 2901 Wilson Boulevard (Sending Site”) for the
purpose of historic preservation.

D. Approve the attached resolution transferring 69,464 square feet of commercial GFA
from 2825 Wilson Boulevard (“ Sending Site”) to SP #418 (“Receiving Site”).

E. Approve the attached resolution transferring 74,747 square feet of commercial GFA
from 2901 Wilson Boulevard (“Sending Site”) to SP #418 (“Receiving Site”).

F. Adopt the attached ordinance to approve a site plan for the construction of a 306,492
sguare foot commercial building with 284,012 square feet of office space and 22,479
square feet of ground floor retail with modifications of zoning ordinance regulations
for parking ratio, bonus density for LEED and other modifications as necessary to
achieve the proposed development plan, subject to the conditions of the ordinance.

ISSUES: Thisisaspecial exception site plan request for two office buildings consisting of
284,012 sguare feet of office space and 22,479 square feet of ground floor retail use. To support
the density proposed by the subject site plan, the applicant requests certification of the transfer of
development rights (TDR) from two sites in Clarendon (Walgreens/Kenyon Peck and Boulevard
Woodgrill/Faccia Luna) to the subject site. Issues have been raised during the public review
process of this site plan related to the TDR proposal, sidewalk improvements on and off-site, the
parking modification request, and building design. At its December 10, 2011 meeting, the
County Board acted to defer hearing these items until their January 21, 2012 meeting.

SUMMARY: The applicant seeks approval to redevelop the block bounded by 11™ Street
North, North Garfield Street, Washington Boulevard and North Highland Street in a manner
consistent with the Clarendon Sector Plan. The site contains an historic building (the former
McQuinn’s Sporting Goods Store and an ABC liquor store) that is identified for building
frontage preservation by the Clarendon Sector Plan, which will be accommodated with this site
plan. Inaddition, the applicant proposes to transfer development rights (TDR) from two sites
located within the Clarendon Metro station areathat are identified for full building preservation
by the Clarendon Sector Plan. The density for those two sites will be transferred to the subject
site, which is identified by the Clarendon Sector Plan as a TDR receiving site, thereby
permitting additional height and density above the General Land Use Plan (GLUP) baseline
recommendation for the site. Further, the applicant requests approval of the vacation of 2,572
square feet of an existing public street and utility easement located on the west side of North
Garfield Street and the vacation of 61 square feet of a public street and utility easement located
on the north side of Washington Boulevard, as well as an encroachment of 896 square feet on the
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west side of North Garfield Street for the purpose of supporting a proposed underground electric
vault (these requested vacations and encroachments are addressed in a separate report, though
they are necessary to support the redevelopment of the site as proposed by the applicant with this
site plan).

The applicant’s proposal to consolidate the properties that comprise this strategic block and
redevelop the site with two office buildings containing ground floor retail use is in conformance
with the recommendations of the Clarendon Sector Plan. The introduction of new office space
will greatly benefit Clarendon’s retail and restaurant community and provide balance to the
significant amount of residential uses in Clarendon. Additionally, the preservation of two
historically significant buildings and the preservation of the frontage of another historic building
located on the subject property fulfill a major objective of the Clarendon Sector Plan (historic
preservation of older commercial structures with an emphasis on corner lot buildings).
Community concerns have been raised regarding the applicant’s requested modification of the
office parking ratio. Staff has analyzed the proposed parking ratio and finds that the resulting
amount of parking is sufficient to support this level of development and that, in conjunction with
the TDM program and other mitigation measures to offset the impact of reduced parking at the
site, the proposed parking would not pose an undue adverse impact on the community. Asthe
site currently provides no shared parking, the applicant has agreed to make three of the four
levels of the parking garage available to the public for use during weeknights and on weekends;
the proposed quantity of shared parking is an amount greater than anticipated for the site by the
Clarendon Sector Plan. Therefore, and in consideration of the significant community benefits
and fulfillment of the goals of the Clarendon Sector Plan proposed by this site plan, staff
recommends that the County Board adopt the attached resolutions (subject items B through F)
certifying the transfer of development rights from two historically significant properties within
the Clarendon Metro station area and the attached ordinance to approve the subject site plan,
subject to the conditions of this ordinance.

BACKGROUND: A site plan isrequested by the Penzance Company (hereafter referred to as
the “applicant”) to redevelop a consolidation of parcels comprising a full block in Clarendon in
accordance with the recommendations of the Clarendon Sector Plan. As proposed, the 1.13-acre
site will be redeveloped with two buildings constructed on a common underground parking
garage and consisting of 284,012 square feet of office use and 22,479 square feet of ground-floor
retail space. In addition, the applicant requests approval to transfer density from two nearby
sites, as well asto use the frontage preservation of another building for the purpose of permitting
additional height and density on the site as permitted by the Clarendon Sector Plan and the
provisions of the C-3 zoning district.

The following provides additional information about the site and location:

Site: The 1.13-acre (49,295 sguare feet) subject site, inclusive of the requested public
easement vacations (2,633 square feet), is located on the block bounded by 11™ Street North
on the north, North Garfield Street on the east, Washington Boulevard on the south, and
North Highland Street on the west. The site is surrounded by the following land uses:
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Tothenorth: 11" Street North and the Clarendon Center development (SP#397). The
property is designated “High” Office-Apartment-Hotel on the General Land
Use Plan (GLUP) and within the “Clarendon Revitalization District” (GLUP
Note 12). The siteiszoned “C-O” Commercial Office Building, Hotel and
Multiple-Family Dwelling Districts.

To the east: North Garfield Street and the Clarendon 1021 condominium building (by-right
development). The property is designated Medium Density Mixed-Use on the
GLUP and within the “Clarendon Revitalization District” (GLUP Note 12).
The site is zoned “C-R” Commercial Development Districts.

Tothe south: Washington Boulevard and the Reserve at Clarendon Centre apartment building
(SP #343). The property is designated Medium Density Mixed-Use on the
GLUP and is within the “Clarendon Revitalization District” (GLUP Note 12).
The site is zoned “C-R” Commercial Development Districts.

Tothewest:  North Highland Street and the Olmstead office building (SP #194). The
property is designated “High” Office-Apartment-Hotel on the GLUP and is
within the “Clarendon Revitalization District” (GLUP Note 12). The siteis
zoned “C-O” Commercial Office Building, Hotel and Multiple-Family
Dwelling Digtricts.

Zoning: “C-3" General Commercial Districts.

General Land Use Plan Designation: Medium Density Mixed Use (3.0 FAR); “Clarendon
Revitalization District” (GLUP Note 12).

Neighborhood: The site is located within the Clarendon-Courthouse Civic Association.
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Existing Development: The site is currently developed with a financial institution (BB&T),
restaurant (11" Street Lounge), fitness establishment (Potomac Crossfit), monument shop (TA
Sullivan & Son), and two automobile oriented establishments (Atlantic Motors and a vacant
facility). The building that is currently occupied by 11™ Street Lounge and Potomac Crossfit is
the former McQuinn’s Sporting Goods Store and an ABC liquor store, which islisted asa
“Notable” property on the County’s Historic Resources Inventory (HRI) and is identified for
building frontage preservation in the Clarendon Sector Plan.

Development Potential:

Site Area: DENSITY MAXIMUM DEVELOPMENT
ALLOWED/TYPICAL USE
“C-3” By-Right One-Family Dwellings: 6,000 8 One-Family Dwellings;
sf/lot;
Multi-Family Dwellings: 7,500 6 Multi-Family Dwellings;
sf/lot;
Hotel: 600 sf/unit; or 82 Hotel Units; or
Commercial: unlimited subject 73,942 <

to form based provisions

“C-3” Site Plan Residential, Commercial, 147,885 s
Hotel, or Mixed Use: 3.0 FAR
(min. 60% commercial)

! Additional density per the Clarendon Sector Plan may be permitted in exchange for
extraordinary community benefits.

Proposed Development: The following table sets forth the preliminary statistical summary for
the proposed site plan:

Proposed
Site Area 1.13 acres (49,295 sf)
Density” 6.22 FAR
Commercial (Office/Retail)” 306,492.33 sf
Office GFA 284,012.66 sf
Retail GFA 22,479.67 sf
“C-3" Max. Permitted Commercial 3.0 FAR
Height® 151 ft (north building)
113.6 ft (south building)
Main Roof 128 ft (north building)
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102.2 ft (south building)

Penthouse Height 23 ft (north building)
11.6 ft (south building)

Stories 10 (north building)

8 (south building)

“C-3" Max. Permitted Height - Office 110 ft
Average Site Elevation 262.15 ft
Parking’ 395 spaces
Office 364 spaces
Standard Spaces 316
Compact Spaces 37
Tandem Spaces 48
Handicap Spaces 9
Handicap Van Spaces 2
Parking Ratio 1 5p/780 sf
Parking Ratio with Tandem Spaces 1 5p/690 sf

Min. Office Required Parking Ratio 1 5p/580 sf

Min. Office Required Parking Spaces 490
Retail® 31 spaces
Standard Spaces 28
Compact Spaces 3
Tandem Spaces --
Handicap Spaces --
Handicap Van Spaces --
Parking Ratio 1 5p/564 s

Min. Retail Required Parking Ratio 1 5p/580 sf

Min. Retail Required Parking Spaces 31
LEED Score Silver
Coverage 38,768 sq (78%)

! Per the Clarendon Sector Plan, additional density greater than 3.0 FAR may be permitted in
exchange for extraordinary community benefits.

2 Does not include approximately 2,252 square feet of fitness and locker room facilities located
on the B-1 level of the parking garage.

% Per the Clarendon Sector Plan, additional height up to 128 feet (exclusive of penthouse) may
be permitted in exchange for extraordinary community benefits.

* Tandem parking spaces are not included in the parking ratio calculation.

® Per Section 33 of the Zoning Ordinance, the first 5,000 square feet of retail space located
within 1,000 feet from a Metro station may be exempted from parking requirements.

Density and Uses: The subject siteis zoned “C-3;” the GLUP designates the site as “Medium
Density Mixed Use” and within the “Clarendon Revitalization Area.” Special Exception site
plans are permitted in the “C-3" zoning district to permit the redevelopment of propertiesin
accordance with the recommendations of the Clarendon Sector Plan. 1n conformance with the
recommendations of the Clarendon Sector Plan, and as permitted in the “C-3" zoning district,
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the subject site may exceed a density of 3.0 FAR and a maximum height of 110 feet in exchange
for extraordinary community benefits. The Clarendon Sector Plan does not prescribe a
maximum density for the subject site, but it does limit the maximum height to 128 feet
(exclusive of any penthouse), which in effect limits the maximum density that can be provided
onthe site. Asproposed by the applicant with this site plan, the 1.13-acre subject site will be
redeveloped with two buildings consisting of 284,012 square feet of office space and 22,479
sguare feet of ground floor retail use located on top of a shared four level underground parking
garage. The resulting density of the proposal is 6.22 FAR, which exceeds the 3.0 FAR baseline
density of the “C-3” zoning district. To permit this density, the applicant proposes to obtain
density through the utilization of TDRs from two stes located within the Clarendon Metro
station area that are identified by the Clarendon Sector Plan as TDR sending sites
(Walgreens/Kenyon Peck and Boulevard Woodgrill/Faccia Lunad), the frontage preservation of
the historic building located on the site, and by achieving LEED Silver certification. The
applicant’s density proposal is described below:

Site Area 49,295 sguare feet
Proposed Density 306,492 square feet (6.22 FAR)
C-3 Maximum Density 147,885 sguare feet (3.0 FAR)
TDR'

Walgreens/Kenyon Peck 69,464 square feet

Boulevard Woodgrill/FacciaLuna | 74,747 square feet

Historic Building Frontage Preservation® 13,647 square feet

LEED Silver Certification 7,394 sguare feet

Excess Density 6,645 square feet

! Per the Clarendon Sector Plan and Section 36 of the Zoning Ordinance, the TDR density bonus
for full building preservation is calculated on the basis of 500% for the first 10,000 square feet of
historic building area preserved and 300% for any remaining square footage preserved.

2 Per the Clarendon Sector Plan, building frontage preservation density bonus is calculated at the
rate of 500% for the amount of square footage preserved.

The density and uses proposed with this site plan are consistent with the Zoning Ordinance and
are in conformance with the GLUP and the Clarendon Sector Plan. As stated in the table above,
the proposal results in excess available density that will not be utilized, as the site cannot
accommodate additional density without violating the maximum height or step-back
recommendations of the Clarendon Sector Plan.

Siteand Design: This site plan proposes to redevelop the subject site with two office buildings
with ground floor retail that will be constructed on top of a common four level underground
parking garage. Per the recommendations of the Clarendon Sector Plan, the frontage of the
historic building located on the site will be preserved and incorporated into the northwest portion
of the north office building. Access to the underground parking garage and the loading dock will
be provided from the south side of 11™ Street North, opposite the loading facility for the
Clarendon Center South building. Pedestrian accesses to the retail spaces and for emergency
purposes are located around the building; the lobbies for each building are located adjacent to a
plaza on the east side of Washington Boulevard near its intersection with North Highland Street.
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" N. GARFIELD STREET

N. HIGHLAND STREET

As proposed, each of the buildings will have a different sized floor plate and amenities for the
purpose of catering towards different types of office tenants. The north building will be ten (10)
storiestall and is designed to accommodate traditional Class A office tenants, while the south
building will be eight (8) storiestall and is designed for smaller office condominium types of
tenants. Each building will have its own lobby entrance, though they will share the underground
parking garage. Because of the limited size of the site, the parking garage will be constructed in
one phase, regardless of whether the buildings are constructed in a single phase or separately.

The north office building is proposed with an orientation parallel to 11" Street North and will
consist of 197,984 square feet of office space with 11,479 square feet of ground-floor retail
space. Per the recommendations of the Clarendon Sector Plan, the frontage of the historic
building located on the subject site (the former McQuinn’s Sporting Goods store and ABC liquor
store) will be preserved and incorporated into the ground floor of this building. The preservation
of this historic building’s frontage includes the retention and restoration of materials including
the stone base, plate glass display windows, and glass block column walls (where possible).
Retail uses will occupy the majority of the ground floor, thus the applicant has proposed the
introduction of additional windows along 11" Street North of a size and material characteristic of
the existing window on the north side of this building. These new windows on the historic
building’ s north facade will accommodate a greater range of potential retail uses for this space
and will create a more activated building wall along 11" Street North. The office building’s
exterior has been designed with atreatment that is differentiated by the portions above the
frontage preservation area that will consist of clear vision glass windows with tinted vision glass
headers separated by precast architectural panels between levels. Thistreatment is characteristic
of the materials utilized in the construction of the historic building on-site, as well asthe
materials and form (including the building curvature along 11" Street North) that is reflective of
the Leadership Building located on the north side of 11" Street North. The remainder of the
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building will incorporate clear vision glass windows with tinted vision glass headers and footers
with each level defined by a horizontal band of metal panels. The building will have a slight
cantilever (less than two feet) in the building’ s northeast corner aong North Garfield Street. A
two story element along North Highland Street attempts to provide a transition between the
frontage preservation area and the new portions of both buildings. Rooftop mechanical
equipment will be concealed by a penthouse articulated with metal panels and tinted vision glass.
Green roof elements will be provided on portions of the second, third, and roof levels.

Z
o
| I

s .______-- 2 ol i i1 Ml s - i
NORTH HIGHLAND STREET at 11TH STREET N. and WASHINGTON BOULEVARD

The south office building will consist of 86,027 square feet of office space and 10,999 square
feet of ground-floor retail use. The form of the south building is reflective of the triangular
shape of the site that forms a sharp point at the intersection between Washington Boulevard and
North Garfield Street. The building will be eight (8) stories tall with step-backs above the fourth
and seventh floors with differing architectural treatment for each portion of the building. The
first four floors will have a ground floor retail base with upper floors defined by clear vision
glass windows and tinted vision glass headers; levels will be separated by precast concrete bands
with brick infill. The fifth through seventh floors will have clear vision glass windows with
tinted vision glass headers and footers; each level will be separated by precast concrete panels.
The eighth floor will contain clear vision glass windows with a metal panel roof. Rooftop
mechanical equipment will be screened by a penthouse treated with metal panels. Green roof
elements will be provided on the fifth, eighth and roof levels.
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LOOKING EAST at WASHINGTON BOULEVARD & NORTH HIGHLAND STREET

The majority of the ground floor of both buildings will be devoted to retail or service commercial
uses. To define entrances to these commercial spaces, metal canopies are proposed that will
extend up to six feet from the face of the building. Vertical metal banners are proposed between
the canopies to provide an additional architectural detail and potential signage opportunities for
the building’s future tenants.

EYE LEVEL IEW at WASHINGTON BOULEVARD & NORTH GARFIELD STREET

The site' s streetscape will consist of street trees, street furniture and bicycle racks, aswell as a
plaza area along Washington Boulevard that will accent the entrance areas to each building’s
lobby. Sidewalks are proposed as follows: a minimum of eighteen (18) feet with a minimum
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clear zone sidewalk width of twelve (12) feet along Washington Boulevard; a minimum of
eighteen (18) feet that will narrow to a minimum of fifteen (15) feet adjacent to the building
frontage preservation area with a minimum clear zone sidewalk of twelve (12) feet along North
Highland Street; a minimum of fourteen (14) feet that narrows to a minimum of ten-and-a-half
(10.5) feet adjacent to the building frontage preservation area with a minimum clear zone
sidewalk of eight (8) feet along 11" Street North; and a minimum of fourteen (14) feet with a
minimum clear zone sidewalk width of eight (8) feet along North Garfield Street. The proposed
sidewalks are consistent with the recommendations of the Clarendon Sector Plan, which
expressly permits modifications to sdewalks adjacent to building frontage preservation areas.

LEED: The developer proposes that both buildings will achieve Silver certification through the
US Green Building Council’s LEED program.

Transportation: The Master Transportation Plan (MTP) classifies Washington Boulevard as a
Type B — Primarily Urban Mixed-Use Arterial. North Highland Street at this location is
classified asa Type A — Primarily Retail Oriented Mixed-Use Arterial. Both 11" Street North
and North Garfield Street are Urban Center Local Non-Arterials. Following is additional detail
on the street typology as indicated in the MTP:

Street Classification Travel Bike Restrict/Li On-street Pedestrian
Name Lanes Accommodati mit Parking Way
ons Driveway Priority
Access
Washington | Arterial 2 +turning | Bike Yes High 6-12 ft.
Blvd. (one-way) lane/shared sidewalk. 6 ft.
4+ Turning | lane furniture zone
(two-way) or tree pits.
N. Highland | Arterial 2—-4+ Bike Yes High 10-16ft.
St turning lane/shared sidewalk. 6 ft.
lane furniture zone
or tree pits
11" st. Non-Arterial 2 Bike No High 6—8ft.
North lane/shared sidewalk 4-6
lane ft. Green Strip
N. Garfield | Non-Arterial 2 Bike No High 6 —8ft.
St lane/shared sidewalk 4-6
lane ft. Green Strip

Transportation Analysis: Trip Generation: A revised Traffic Impact Analysis (TIA) was
submitted by the applicant, prepared by Wells and Associates, and dated June 17, 2011 and
updated on October 25, 2011. The analysis assessed the impact of the development on the
adjacent street network. The analysis concludes that approximately 370 AM peak hour vehicle
trips and 378 PM peak hour trips will be generated from the proposed development. All
intersections would continue to operate at acceptable overall levels of service. However, specific
movements would continue to operate near or at capacity. The analysis also statesthat in the
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future, delays would increase at the study intersections with or without the development. The
County’s recent installation of atraffic signal at the intersection of Washington Boulevard and
North Garfield Street is expected to improve operations at that intersection.

Sreets. Following is an overview of the current street conditions surrounding the subject site.
Washington Boulevard is a four (4) lane, median-divided roadway that runs from 1-395 to East
Falls Church. There are currently two (2) lanes on Washington Boulevard, as well as on-street
parking on each side of the street. North Highland Street is a four (4) lane roadway with on-street
parking. 11" Street North and North Garfield Street each have two (2) lanes with on-street
parking on the project side.

Sdewalks and Pedestrian Circulation: Sidewalks and full streetscape would be provided around
the entire site with the proposed development. The County has implemented pedestrian
improvements at the intersection of Washington Boulevard and North Garfield Street, which
include new nubs, crosswalks, a pedestrian refuge in the median on Washington Boulevard, and
atraffic signal, which has been installed and is operational.

Parking, Loading, and Transit: Accessto parking and loading for the proposed project would be
from 11™ Street North, across from the existing loading dock for the Clarendon Center South
building.

The proposed parking would be provided by an underground parking structure which will
accommodate 395 total direct-access parking spaces and 48 tandem parking spaces. The
applicant’ s proposed parking ratio for the office space is approximately 1 space/780 square feet
for direct access spaces (1 space/690 square feet with the inclusion of tandem spaces) and 1
gpace/563 square feet for the retail space. The TDM section below outlines staff’s analysis for
the lower parking ratio.

The site is located two (2) blocks south of the Clarendon Metro Station. Accessibility to bus
transit includes the ART Bus routes 41 (Columbia Pike — Ballston — Courthouse via Clarendon
Boulevard), 42 (Ballston — Pentagon), and 77 (Shirlington — Lyon Park — Courthouse). Thereisa
northbound ART bus stop across from the site at the corner of 11" Street North and North
Garfield Street. Metrobus Route 38B (Ballston — Farragut Square) also runs in the vicinity of the
site, down Clarendon Boulevard.

DISCUSSION

Approved Policiesand Plans: The Clarendon Sector Plan was adopted by the County Board in
December 2006. This plan provides guidance for the redevelopment of properties within the
Clarendon Metro Station Area, as well as guidance regarding the preservation of historic
buildings within thisarea. Subsequent to the adoption of the Clarendon Sector Plan, the “C-3"
zoning district was amended to allow properties located within the GLUP designated “Clarendon
Revitalization District” to redevelop in a manner consistent with the guidance provided in the
Clarendon Sector Plan. The subject site is identified as Block 33 in the Clarendon Sector Plan.
Specific recommendations for redevelopment of the site include the following:
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e Density—Upto 3.0 FAR, though additional density may be permitted in exchange for
extraordinary community benefits.

e Use Mix—Residential, commercial, hotel, or mixed use-prime office with a minimum of
60% commercial.

e TDR Receiving Stes—Additional density and height may be permitted in exchange for
extraordinary community benefits.

e Building Height—Up to 110 feet or seven (7) floors, though up to 128 feet may be
permitted in exchange for extraordinary community benefits.

e Historic Preservation—Building frontage preservation is recommended for the former
McQuinn’s Sporting Goods Store and an ABC liquor store (1039-1041 North Highland
Street). Full building preservation, through means of an easement, is recommended for
Walgreensg/Kenyon Peck (2825 Wilson Boulevard) and for the Boulevard
Woodgrill/Faccia Luna (2901 Wilson Boulevard).

o Step-Backs—Twenty (20) foot step-backs along Washington Boulevard and a portion of
North Highland Street above the third, fourth or fifth floors. In addition, atwenty (20)
foot step-back is recommended above any portion of a building’s frontage to be
preserved.

e Retail Frontage—Retail frontage along Washington Boulevard, North Highland Street
and a portion of 11" Street North. Retail, and/or personal/business service frontage along
North Garfield Street and the majority of 11" Street North.

e Build-To Line—Parking and loading areas should be accessed from North Garfield Street.

e Sreetscapes—Eighteen (18) feet with atwelve (12) foot clear walkway zone sidewalk
along Washington Boulevard and North Highland Street. Fourteen (14) feet with an eight
(8) foot wide clear walkway zone sidewalk along 11" Street North and North Garfield
Street. Streetscape widths may be modified for purposes of accommodating building
frontage preservation.

e Parking—Provided in accordance with the Zoning Ordinance in an amount to meet the
needs of the proposed land uses. In addition, seventy (70) percent of the office parking
should be made available to the public during evenings and weekends.

The applicant’s proposal to construct two office buildings with ground-floor retail while
preserving the frontage of the historic building located on-site and achieving the preservation of
two other historic buildings within the Clarendon Metro station area accomplishes many
objectives of the Clarendon Sector Plan. This proposal will transform a full block containing
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multiple commercial establishments into acommercial development containing aten-story and
an eight-story office building with ground floor retail uses. An extensive streetscape system is
proposed that will facilitate the safe passage of pedestrian movements from areas south of
Washington Boulevard to the Clarendon Metro station. Though the site design is generally
consistent with the recommendations of the Clarendon Sector Plan, modifications are proposed
including a reduced office parking ratio (from 1 space/580 square feet to 1 space/780 square
feet), an increase in the height of the penthouse structure on the ten-story north office building
(from 18 feet to 23 feet), the location of the garage and loading access on 11" Street North rather
than on North Garfield Street, and a reduced step-back for the area of the north office building
above the preserved building frontage (from 20 feet to 10 feet). Each of these modificationsis
permitted by the “C-3" provisions of the Zoning Ordinance and was discussed throughout the
public review process with the Site Plan Review Committee (SPRC) and the Historical Affairs
and Landmark Review Board (HALRB). Staff has evaluated each of these modifications and
finds that they are appropriate and would not have an undue adverse impact on the neighborhood
or result in a development that does not meet the intent of the Clarendon Sector Plan’ s guidance
for the site.

Garage and Loading Access. The Clarendon Sector Plan recommends that the garage and
loading entrances be located on North Garfield Street. The applicant has proposed these to be
located on 11" Street North across from the loading entrance for the Clarendon Center South
building (Lyon Place apartment building). Many elements of the Clarendon Sector Plan have
been implemented since the time of its adoption, most notably the redevelopment of parcels
surrounding the subject site and the installation of atraffic signal and pedestrian improvements at
the intersection between Washington Boulevard and North Garfield Street. The proposed
location of the garage and loading access points are intended to minimize pedestrian and
vehicular conflicts along North Garfield Street, which is a major pedestrian pathway between
areas on the south side of Washington Boulevard and the Clarendon Metro Station. To
accommodate safe pedestrian passage along 11" Street North, the applicant has designed a
streetscape that complies with the recommendations of the Clarendon Sector Plan (8-foot wide
clear zone sidewalk), which is a similar treatment provided on the north side of 11" Street North
adjacent to the Lyon Place apartment building. Additionally, the building owner for the Lyon
Place apartment building located north of the subject site across 11" Street North and the
Condominium Unit Owners’ Association for the Clarendon 1021 building located east of the
subject site across North Garfield Street approve of the garage and loading points of access from
11" Street North. Staff does not believe that locating the garage and loading points of access on
11" Street North would provide a negative impact on the neighborhood; rather, staff believes that
it isan improvement from the Clarendon Sector Plan by co-locating service facilities near each
other and reducing curb cuts along major pedestrian pathways (North Garfield Street).

11" Street North Streetscape Treatment: The Clarendon Sector Plan recommends that 11™
Street North be improved with a fourteen (14) foot wide sidewalk that includes an eight (8) foot
wide clear walkway zone. As previously discussed, the applicant proposes to incorporate the
preservation of the building frontage of the former McQuinn’s Sporting Goods Store and ABC
liquor store into the north office building. To provide an appropriate transition between the
frontage preservation and new construction, stepbacks above the one-story roofline of the
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historic building will be provided and transitions in architectural materials will be utilized
between the different portions of the north building. As proposed, the historic building will be
deconstructed and reconstructed in its current location and size, which will allow for site work
(undergrounding of utilities, streetscape improvements, and underground garage construction) to
occur without damaging the building frontage to be preserved. This method is similar to that
employed with the Clarendon Center development. The applicant has designed a streetscape
treatment on the south side of 11™ Street North to consist of a fourteen (14) foot wide sidewalk
with an eight (8) foot wide clear walkway zone for the portion adjacent to the building’s new
construction which transitions to a 12.5 foot wide sidewalk with an eight (8) foot wide clear
walkway zone adjacent to the building frontage preservation area. The Clarendon Sector Plan
anticipated this type of situation by recommending slight modifications of streetscape treatments
to accommodate building preservation. Specifically, the Clarendon Sector Plan statesthe
following regarding streetscape and clear walkway zone improvements:

“While particular constraints, such as direct frontage of historic buildings, may not permit
the provision of the minimum width in all locations, the standard is offered as a goal for
reviewing improvement proposals. 1nany case, the minimum clear width directly
adjacent to preserved historic structures should be at least 6 wide...Where overall
sidewalk width is constrained, the Clear Walkway Zone will have priority over other
streetscape elements.” (Clarendon Sector Plan, page 137)

The applicant has designed a streetscape treatment along 11" Street North that gives priority to
maintaining the minimum clear walkway zone (eight feet), with a slight modification to the
overall sidewalk width adjacent to the building frontage preservation area. Staff, and the
Historical Affairs and Landmark Review Board (HALRB), support this design as it provides a
safe environment for pedestrians without impact the building frontage preservation area or the
minimum clear walkway zone recommendation for 11" Street North.

Transfer of Development Rights (TDR). The applicant proposes to transfer density from two
sites located within the Clarendon Metro station area that are identified for full building
preservation by the Clarendon Sector Plan. Those sites are the Walgreens/Kenyon Peck located
at 2825 Wilson Boulevard and the Boulevard Woodgrill/Faccia Luna building located at 2901
Wilson Boulevard. Both buildings are also listed as “Important” commercial structuresin the
County’s Historic Resources Inventory. As the subject site is identified as a TDR receiving site
by the Clarendon Sector Plan, the transfer of density from these two sites in exchange for full
building preservation of these historic buildings is permitted by both the Clarendon Sector Plan
and Sections 27 (“C-3” General Commercial Districts) and 36 (Administration and Procedures)
of the Zoning Ordinance. The Clarendon Sector Plan provides guidance for the conversion
factor permitted with a TDR for historic preservation purposes, which for full building
preservation sites is 500% of the gross floor area (GFA) for the first 10,000 square feet preserved
and 300% for any additional GFA preserved.
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The density to be transferred from the two sending sites to the receiving site is calculated as
follows:

Boulevard Woodgrill/Faccia Luna (2901 Wilson Boulevard)

Site Area: 15,390 sif.
GFA: 18,249 sf.
Maximum TDR Potential: 74,747 s.f.=((10,000 s.f. x 500%)+(8,249 s.f. x 300%))

Walgreens/Kenyon Peck (2825 Wilson Boulevard)

Site Area: 40,619 sif.
GFA: 16,488 sf.
Maximum TDR Potential: 69,464 s.f.=((10,000 s.f. x 500%)+(6,488 s.f. x 300%))

In order to transfer density in compliance with the County’s TDR Policy, the County Board must
certify the density to be transferred by certifying both a“Sending Site” (Walgreens/Kenyon Peck
and Boulevard Woodgrill/Faccia Luna) and a*Receiving Site” which will be the site subject to
thissite plan. The TDR Policy further statesthat when the transfer of density is certified for
purposes of historic preservation that deed restrictions will be required on the sending site at the
time that the development rights are transferred. Staff proposed Conditions #81-83 to address
the applicable preservation easements and timing of the transfer of density. As proposed with
this TDR, all of the future development potential of the sending sites will be transferred to the
receiving site, thus the sending sites will not be able to increase the amount of density permitted
on those sites in the future without separate action by the County Board to permit such an
increase.

TDR Sidewalk Improvements:. As discussed above, the applicant requests approval of a TDR
from two sites within the Clarendon Metro sation area for purposes of historic preservation.
One of these sites, Boulevard Woodgrill/Faccia Luna located at 2901 Wilson Boulevard, has
property boundaries that extend into North Fillmore Street and to the back of the tree pitson
Wilson Boulevard. Thisresultsin on-street parking on North Fillmore Street and sidewalks on
both North Fillmore Street and Wilson Boulevard located on private property. In addition, the
building’ s tenants have valid Certificates of Occupancy to utilize portions of the sidewalk
located on private property for outdoor seating in association with their restaurant
establishments. These outdoor seating areas reduce the clear sidewalk width below six feet,
which is generally the minimum recommended sidewalk width for new development located
along commercial streets. If thisrequested TDR is approved by the County Board, this TDR
Sending Site would not be able to redevelop in the future without separate action by the County
Board to permit such an increase in density. Staff has evaluated this situation and has requested
that, in conjunction with the TDR, the applicant cause the dedication of the following: a street
and utility easement along North Fillmore Street for the purpose of permitting the County to
maintain the public street and the on-street parking spaces; a sidewalk and utility easement along
North Fillmore Street; and a sidewalk and utility easement along Wilson Boulevard(it should be
noted that absent this TDR, the property owner would be under no obligation to grant these
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easements as they operate with by-right uses). Since the building’ s tenants have valid
Certificates of Occupancy to use portions of the North Fillmore Street and Wilson Boulevard
sidewalks for outdoor seating areas, staff recommends that these easements be provided
conditionally to permit the existing uses to be operated within thisarea. Staff recommends that
any future tenant would need to provide a six-foot area free of any uses, but the interim condition
would allow the existing uses to continue while not negatively impacting the current tenant’s
outdoor seating. Additionally, the building owner and the tenants have agreed to amend their
existing Certificates of Occupancy for the outdoor seating to ensure compliance with the
Americans with Disabilities Act. Staff believes that as proposed, these easements will allow for
safe pedestrian passage on these sidewalks with the current and future tenants of this TDR
Sending Site. Staff has proposed a condition (#84) addressing the granting of these easements
and the impact to the existing tenants and building owner as described herein.

Historic Preservation: Clarendon’s commercial history is displayed through the existence of
older buildings that line the area’ s major streets. These buildings were constructed in a form,
and at ascale, that is friendly to pedestrians and is uncharacteristic of new commercial
development within Arlington County. Two of the strongest elements of the Clarendon Sector
Plan are the goals to preserve older and historic buildings and the incentives (TDR and bonus
density) that are provided to ensure that these buildings are preserved and maintained for future
generations. Specific to the subject site, the Clarendon Sector Plan recommends that the
building frontage of the former McQuinn’s Sporting Goods Store and ABC liquor store be
preserved. The applicant’s site plan proposes the preservation of this building’s frontage by
incorporating it into the north office building. The north office building tower will step-back
approximately ten feet from the roofline of the frontage preservation area along 11™ Street North,
with a step-back between ten and twenty feet along North Highland Street. 1n addition, and as
addressed elsewhere in this report, the applicant requests approval of TDR from two sites located
within the Clarendon Metro station areathat are identified for full building preservation by the
Clarendon Sector Plan. Asthe preservation of these buildings is a major goal of the Clarendon
Sector Plan and the County’ s Historic Resources Inventory, and considering that the historic
frontage is incorporated into the north office building in way that ensures the preservation of this
structure in a contextually appropriate manner, staff believes that these goals will be achieved.

Office Parking Ratio: The applicant is requesting a modification of the office parking ratio from
1 space per 580 square feet as required by the Zoning Ordinance to approximately 1 space per
780 square feet. Staff recognizes the appropriateness of the Zoning Ordinance’ s parking
requirement and could only support a modification to this requirement when it can be
demonstrated that the amount of parking proposed will adequately serve the proposed density
and that effective measures are in place to mitigate any impacts on the transportation network
resulting from the ratio reduction, and that the project’s contribution to community planning and
transportation goals provide value to the project and warrant a modification of the parking ratio
in this unique circumstance.

In terms of County policies, there are a number of policies, both in the Clarendon Sector Plan
and in the MTP, that address parking. Some of those policies include:
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“Ensure that minimum parking needs are met and excessive parking is not built. Divert
resources saved by reducing excess off-street parking to other community benefits.”
(MTP Parking and Curb Space Management Element Policy 6.) In addition, the
discussion of the policy states:

“The community at large, motorists and the development community, benefit when the
right amount of parking is built in off-street parking facilities, because building the right
amount of parking encourages efficient transportation patterns, reduces the demand on
existing transportation facilities and the need to expand or improve them, contributes to a
reduction in long-term environmental hazards, enhances the marketability of buildings,
and allows the construction of less costly, more efficient buildings thus encouraging
economic growth and other community benefits.”

This policy issimilarly expressed in the Clarendon Sector Plan by adopted policy #43 for
transportation which states:

“Provide sufficient parking to meet realistic needs generated by the envisioned land use
mix proposed in the plan.”

Staff determined, based on the policies in these plans, that aratio other than 1:580 could be
appropriate, if certain impacts of the request, related both to the parking itself and the impacts to
the transportation network serving the site, as aresult of the lower ratio, were mitigated.

Staff evaluated the specific project features that may differentiate this project with respect to
parking provisions. In this special circumstance, density is being transferred from two (2)
sending sites, allowing the preservation of two (2) historic buildings in Clarendon, in compliance
with the Clarendon Sector Plan. Without the transferred desnity, the required parking ration
would be met. If the developer were to provide parking for al of the density transferred through
the TDR, for the purpose of full building historic preservation, this would be a disincentive for
doing the TDR, since the developer pays for this density. If the developer were to provide
parking for the amount of density being transferred (atotal of 144,211 square feet of density),
then an additional 249 parking spaces would need to be provided (at 1:580). It would become
cost prohibitive to the developer to construct that required amount of parking on site, especially
considering the triangle shape of this parcel, which impacts the efficiency of the garage. Only
one (1) historic building, per the Clarendon Sector Plan, remains to be preserved by TDR, so no
other project would be burdened by accommodating two (2) preserved buildings.

Staff looked at what kind of TDM would be needed in order to ensure the desired mode split to
support the proposed parking ratio is achieved. This is consistent with MTP Parking and Curb
Space Management Element Policy 8 that Sates:

“Allow reduced parking space requirements for new development in close proximity to
frequent transit service and exemplary access by non-motorized travel modes and car-
sharing vehicles. Require enhanced TDM measures for developments with reduced
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guantities of parking. Allow site plan and use permit developmentsto cooperate with
each other to meet off-street parking requirements.”

The TDM measures proposed in Condition #50 include the following:

e Standard, base TDM elements:
o Maintaining an active membership in Arlington Transportation Partners (ATP),
o Contributing $17,040 per year to Arlington County to support Arlington County
Commuter Services (ACCS) activities for 30 years (approximately $0.06 per
square foot),
o Distributing SmarTrip cards plus $65 of fare mediato each new employee at
lease up,
Providing SmarTrip cards plus $65 fare mediato al property maintenance
employees one time only.
Installing and information transportation display in the lobby,
Providing bicycle parking and shower facilities consistent with County standards,
Limiting reserved parking to 20% of the total supply,
Providing parking subsidies to vanpool and carpool vehicles
Providing parking accommodations for three (3) car sharing vehicles along with
operating and parking subsidies for the first year.

O

OO0 0O OO0

e Enhanced TDM elements, which, themselves, are valued at amost $600,000 include the
following:

o Contributing $150,000 to off-site transportation infrastructure improvements in
the Clarendon Metro Station area to enhance the pedestrian and transit
environment in the neighborhood. These improvements would include such things
as sidewalk signalization, intersection improvements for pedestrian safety, transit
and other transportation improvements, and/or a contribution to a bikeshare
station.

o Contributing $0.10 per square foot of office (approximately $28,400) per year for
15 years, to be used as incentives for building employees to shift their commutes
to non-SOV modes of travel (atotal of $426,000).

The project is also proposing (condition #65) to make the first three levels of the garage (287
spaces) available to the public on nights and weekends. This is consistent with the goals of the
Clarendon Sector Plan, which recommends that 70% of the new office parking be made
available on nights and weekends to the public. By doing this, the project would contribute to the
public parking supply in the area by providing additional parking resources when the demand by
retail establishments and restaurants in the areais highest. A question has also been raised about
specifically how many shared spaces would be provided in this site plan compared to what was
anticipated in the Clarendon Sector Plan for this site. The Clarendon Sector Plan expected that
60% of this site would develop with commercial uses, and 70% of the office parking spaces
would be available after hours for public parking. Proposed density supported by this site
includes the maximum base density of 3.0 FAR (147,885 gross square feet) plus 165,252 gross
square feet of bonus density for TDR, on-site building frontage preservation and LEED Silver
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certification (6,645 gross square feet of this density will not be utilized). Sixty percent of the
base density amount would be 88,731 gross square feet, which would yield 153 parking spaces at
1 space/580 s.f.  Seventy percent of this number would produce 108 shared parking spaces,
which is less than the amount proposed for this site plan. Therefore, this project exceeds the
shared parking count anticipated for this site per the Clarendon Sector Plan. The developer has
proposed to utilize a managed parking system (i.e. valet system), which would maximize the
efficiency of the 48 tandem spaces during the typical work day and would increase the
availability of parking for the public (for atotal of approximately 500 spaces) by providing
additional tandem parking spaces. Further, the details of the parking management system
(Condition #65) will be addressed in a supplemental staff report.

Overall, when looking at the site plan in its entirety, the plan would accomplish several overall
planning and transportation goals, and achieve a number of goals in the Clarendon Sector Plan,
including the provision of a significant amount of office space in a predominately residential and
retail area, the transfer of development rights and the preservation of two historically significant
buildings, and the on-site historic building frontage preservation.

For the reasons stated above, staff believes that the proposed parking ratio is adequate to support
the variation from the standard parking ratio of 1 space per 580 square feet to 1 space per 780
square feet. This parking will support the amount of office space given the proposed TDM
mitigation factors. However, saff recognizes the importance of the Zoning Ordinance’s required
office parking ratio of 1 space per 580 square feet and will continue to study this issue to
determine appropriate standards for when, and how, parking ratio modifications could be
supported with future site plan projects and methodologies to calculate the cost of measures to
mitigate the impacts on the transportation network resulting from the reduced parking on site.
Staff is currently evaluating the process that would need to be taken to achieve this.

M odification of Use Regulations. The following modifications to Zoning Ordinance
requirements are requested with the subject site plan proposal:

Parking ratio for Office Parking. Staff believes that the parking ratio proposed (1 space per 780
square feet of office space), together with enhanced TDM and other mitigation measures is
sufficient to support the amount of office space proposed. Staff does not typically include
tandem parking spaces in the parking calculation, though the applicant has designed the parking
garage to accommodate 48 such spaces, and will manage them during business hours as
necessary to ensure the spaces function as regular spaces. If the tandem parking spaces were
considered, for atotal of 412 parking spaces, the resulting parking ratio for the office component
would be 1 space per 690 square feet. In addition, the applicant has committed to making the
uppermost three floors of the parking garage available to the public on weeknights and on
weekends in an amount greater than anticipated for this site by the Clarendon Sector Plan, as
well asto utilize a management system (i.e. valet) to increase the amount of spaces available to
the public during these off-peak periods. Further, the site is of a shape that results in the design
of an awkward parking garage, which impacts the efficiency of how the garage will operate.
Through the proposed TDR, density will be transferred to this site to allow for the preservation
of two historically significant buildings. Providing parking to meet the maximum base density is
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adifficult endeavor on this site; requiring parking to be provided in accordance with the
requirements of the Zoning Ordinance for this transferred density could serve as a disincentive
for this TDR, as it would become cost prohibitive to acquire the density and provide parking for
the amount of density to be transferred to this site. Considering these facts, and with the
implementation of the proposed TDM program that includes enhanced mitigation measures
designed to address transportation impacts on the neighborhood, staff finds that the proposed
parking ratio is adequate for the proposed redevelopment of the site.

Bonus density for LEED Certification. Arlington County’s Green Building Density Incentive
Policy for Ste Plans, provides that additional density may be permitted for site plan projects that
meet the objectives of the County’ s green building program. The subject site plan proposes an
additional 7,394 sguare feet (0.15 FAR) for the provision of a LEED certified building at the
Silver level. Staff supportsthe request for bonus density for LEED Silver certification. With the
adoption of the Community Energy Plan, staff has made it afocus of new development projects
to achieve higher levels of energy efficiency than required with standard LEED certification
projects. Therefore, staff has requested, and the applicant has agreed to achieve four points
under LEED credit EA1 (Optimize Energy Performance), which commits the building to be
designed to accomplish a 14% improvement in the performance of the building compared to the
building’ s baseline.

Exclusion of Below Grade Fitness and L ocker Facilities. The applicant has located the fitness
facility and gender appropriate locker rooms in the G-1 level of the parking garage. These
facilitieswill only serve the office buildings' tenants for fitness activities during the day and as
support facilities for the nearby bicycle storage room. Asthese areas do not contribute to the
bulk or mass of the building, and are provided solely for use by tenants of the building, staff is
not opposed to the exclusion of approximately 2,252 square feet of fitness and locker room
facilities from the density calculation for this site plan.

Community Benefits: The following are considered significant community benefitsin
association with the subject site plan:

e Historic Preservation—In association with the requested site plan, the applicant proposes
the full building preservation of the Walgreens/Kenyon Peck building located at 2825
Wilson Boulevard and the Boulevard Woodgrill/Faccia Luna building located at 2901
Wilson Boulevard, as well as the frontage preservation of the former McQuinn’s Sporting
Goods Store and ABC liquor store that is located on the subject site. The recordation of
easements (Condition #s 81-83) will ensure the preservation of these historic resourcesin
perpetuity while maintaining their use as commercial establishments. The Clarendon
Sector Plan and the Historic Resources Inventory identifies the preservation of these
historic buildings, which will be accomplished with this site plan.

e Off-Site Easements—In association with the Boulevard Woodgrill/Faccia Luna TDR
Sending Site, the applicant has agreed to cause the recordation of street and utility
easements to permit public use of portions of North Fillmore Street as well as the
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sidewalks located in front of this building along North Fillmore Street and Wilson
Boulevard (Condition #84).

e Affordable Housing—In compliance with the Zoning Ordinance, the applicant will
contribute approximately $1.17 million dollars to the County’ s Affordable Housing
Investment Fund (Condition #66).

e Public Art—The applicant has committed to make a $75,000 contribution to the County’s
Public Art Fund. In lieu of this contribution, the applicant reserves the opportunity to
commission the installation of public art on the site, which has been discussed by the
applicant as a possibility (Condition #64).

e Utility Fund—The applicant has agreed to make a contribution of $56,500 to the
County’s Utility Fund (Condition #5).

e Transportation Demand Management—T he applicant has agreed to implement aTDM
Plan for the purpose of coordinating efforts to reduce the impact of these buildings on the
existing transportation network. Among other items, the TDM Plan requires the
designation of a Transportation Coordinator, contribution of $65 SmartTrip cards to new
employees of the buildings during initial lease up, contribution of $17,040 to the
Arlington County Commuter Services (ACCS) annually for thirty years, and installation
of bicycle parking facilities for employees and visitors along with shower and locker
facilities for employees. Considering the requested office parking ratio modification, the
applicant has agreed to implement enhanced TDM efforts ($150,000 for multi-modal
transportation improvements in the Clarendon area and $0.10 per square foot of office
gpace for fifteen years to incentivize multi-modal commuting by employees) to ensure
that the parking garage functions efficiently with fewer parking spaces than required by
the Zoning Ordinance (condition #50).

e Shared Parking—The applicant has agreed to make the uppermost three levels of the
parking garage available for use by the public on weeknights and on weekends
(Condition #65). The 287 parking spaces to be provided to the public is a greater amount
of shared parking than anticipated at this site by the Clarendon Sector Plan. If the site
were redeveloped at the maximum baseline density recommended by the Clarendon
Sector Plan, only 108 shared parking spaces would be provided (site area X 3.0 FAR X
60% commercial / 580 X 70%). In addition, the applicant has agreed to employ a parking
management system (i.e. valet parking) within the garage on weeknights and weekends,
should the demand be warranted, which will provide approximately 500 spaces available
to the public.

e Parking Meters—The applicant has agreed to contribute up to $24,000 for the installation
of multi-space parking meters along the property’s public street frontage where on-street
parking spaces will be provided (condition #79).
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Community Process. The subject site plan was reviewed three (3) times by the site plan review
committee (SPRC) on September 12, October 17 and November 3, 2011. Following are issues
or concerns that were thoroughly discussed by the SPRC:

e The TDR proposal and how the density transfer was calculated and the impactsto the
TDR Sending Sites.

e The state of the sidewalks along Wilson Boulevard and how they are impacted by the
TDR proposal.

e Building frontage preservation issues related to the transition between the preserved
frontage and the new construction.

e Thedesign of the office buildings, and most notably, the transitions between the two
buildings and the use of specific materials.

e The proposed 11" Street North streetscape regarding modifications of sidewalk width
adjacent to the building frontage preservation area.

e Thelocation of the loading and garage points of access.
e The proposed office parking ratio modification.

e Thetransition of North Highland Street north and south of Washington Boulevard and
the pedestrian improvements in this quadrant.

With the conclusion of the SPRC process on November 3, 2011, the issues that remain
outstanding and of community concern are related to the following: building frontage
preservation related to its influence on the 11" Street North streetscape, the proposed office
parking ratio, and the state of the sidewalks on Wilson Boulevard adjacent to the TDR Sending
Sites. Each of these issuesis discussed in prior portions of this report and addressed by specific
conditions.

Historical Affairs and Landmark Review Board: The site plan was reviewed twice by the
HALRB, on August 17, 2011 and November 16, 2011. On November 16, 2011, the HALRB
voted to support the site plan proposal and provided specific justification in support regarding the
building frontage preservation on-site and the impacts to the 11" Street North sidewalk, as well
asthe TDR proposal and the preservation of the Walgreens/Kenyon Peck and Boulevard
Woodgrill/Faccia Luna building. At this meeting, the HALRB encouraged the applicant to
continue to study the transition between the building frontage preservation area and the two-story
element of the north office building along North Highland Street. In addition, the HALRB
recommended that staff work with the applicant and the owners of the TDR Sending Sites to
ensure that sufficient easement language is crafted that ensures the preservation of these
buildings while remaining as viable spaces for commercial tenants. Since this meeting, staff has
continued to work with the applicant’ s architect to refine the building transition between the
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frontage preservation area and the new construction of the north office building. Condition #81
and #82 provide adequate language regarding the easements that will be recorded onthe TDR
frontage preservation area and the TDR Sending Sites that will effectively preserve these
resources while permitting commercial use by current and future tenants.

Transportation Commission: At its January 5, 2012 meeting, the Transportation Commission
voted unanimously to recommend deferral of the proposed site plan primarily due to the concern
regarding the proposed parking ratio. In addition, concerns were expressed regarding the
sidewalk width along 11th St. North, adjacent to the historic building frontage preservation area..

Planning Commission: On November 28, 2011, the Planning Commission voted to defer
discussion of this site plan to their January 9, 2012 meeting. At their January 9, 2012 meeting,
the Planning Commission made the following recommendations to the County Board:

1. Approval (12-0) of subject items B though E regarding certification of the transfer of
development rights from the Walgreens/Kenyon Peck site and the Boulevard
Woodgrill/Faccia Lunato the subject site plan area.

2. Approval (12-0) of the vacation as being consistent with the Comprehensive Plan; and
3. Approval (9-3) of the proposed site plan (SP #418), with the following motions:

e That prior to the County Board's consideration of the site plan, the HALRB review the
optional architectural treatments proposed in the site plan.

Staff Response: The revised plans dated December 7, 2011 provided optional treatments
of the two-story transition between the building frontage preservation area and the new
construction, as well as the stair tower between the two buildings. These will be
presented to the HALRB at their January 18, 2011 meeting. The recommendation of the
HALRB for these treatments will be explained in a supplemental report for the January
21, 2012 County Board meeting.

e That Condition #84 be revised to clarify the definition of the lessee of the retail spaces.

Staff Response: Condition #84 has been revised to reduce any confusion about when the
6-foot easement terms must be adhered to by the retail tenants of the Boulevard
Woodgrill/Faccia Luna building.

e That Condition #21 be revised to permit a modification of the tree planting width along
11" Street North for purposes of supporting the installation of additional trees adjacent to
the building frontage preservation area.

Staff Response: The applicant has proposed arevised streetscape improvement for 11"
Street North adjacent to the building frontage preservation area to address community
comments. The Clarendon Sector Plan recommends that 11" Street North be improved
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with a fourteen (14) foot wide streetscape consisting of an eight (8) foot wide clear zone
walkway and a six (6) foot wide planting strip. Though the applicant proposes to
deconstruct the former McQuinn's Sporting Goods Store and ABC liquor store, the
HALRB recommended that it be reconstructed in its current location. The applicant
originally proposed an approximately 10.5-foot wide sidewalk adjacent to the building
frontage preservation area that transitions to a fourteen (14) foot streetscape adjacent to
the new construction portion of the north building. This 10.5-foot streetscape section did
not contain any trees in order to maintain the 8-foot wide clear zone walkway. During
the public review process, the community expressed concerns that the full fourteen-foot
streetscape should be provided, even though the Clarendon Sector Plan permits
modifications for streetscapes adjacent to building preservation areas. To address these
concerns, the applicant now proposes a 12.5-foot streetscape section that allows for the
building fronta%e preservation area to be reconstructed in its current location, but reduces
the width of 11" Street South by approximately two (2) feet. This configuration
conforms to the recommendation of the HALRB and satisfies a community concern by
providing additional street trees along 11" Street North without reducing the width of the
clear zone walkway. To accomplish this, areduction in the tree planting area width is
necessary, which can be accomplished with the use of an enhanced soil panel. Condition
#21 has been modified to require that this streetscape improvement be provided. A detail
of this improvement is contained as an attachment to this report and will be reflected in
the final site plan.

e That Condition #65 be revised to require, if the demand exists, the employment of a
parking management system for purposes of increasing the availability of shared parking
spaces.

Staff Response: Condition #65 has been revised to require that, if demand is warranted, a
parking management system be employed for the purpose of providing additional public
parking in the garage during weeknights and on weekends.

e That prior to the County Board's consideration of the site plan, the HALRB review the
proposed preservation easements for the TDR Sending Sites.

Staff Response: The preservation easements for the two TDR Sending Sites are currently
under review by County and the representatives for the two TDR Sending Sites. Staff
expectsto be ableto provide the HALRB with current drafts for their January 18, 2012
meeting. The results of this meeting and conditions related to these preservation
easements will be provided in a supplemental report for the County Board's January 21,
2012 meeting.

e That the County Board direct the County Manager to conduct a study of the Zoning
Ordinance’s parking ratio requirement for office space.
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Staff Response: Staff iswilling to commence a study of the Zoning Ordinance’s parking
ratio requirement for office space should the County Board request that this issue be
analyzed further.

CONCLUSION: The proposed site plan accomplishes significant goals of the Clarendon
Sector Plan, most notably the full building preservation of two historic buildings located off-site
and the building frontage preservation of a historic building located on-site. As recommended
by the Clarendon Sector Plan, the subject site should be developed with at least 60% commercial
uses. This site plan seeks approval to redevelop the site as a 100% commercial development
consisting of two office buildings with ground-floor retail uses. The introduction of new office
gpace in Clarendon should be a welcome addition, as it will benefit the community in a manner
not typical of residential developments, such as the provision of shared parking for public use
during weeknights and weekends, reverse transit commuting patterns, and daytime support for
neighborhood retail services. In addition, the applicant’s proposed transfer of development
rightsis an appropriate use in association with this site plan as it will enable the preservation of
two historic buildings. Therefore, staff recommends that that the County Board approve the
attached resolutions certifying the transfer of development rights from the Walgreens/Kenyon
Peck site (2825 Wilson Boulevard) and the Boulevard Woodgrill/Faccia Luna site (2901 Wilson
Boulevard) to the subject site plan (SP #418), as well as the attached ordinance approving the
subject site plan (SP #418) to permit the redevelopment of the subject site with two buildings
containing 284,012 square feet of office space and 22,479 square feet of ground-floor retail use,
subject to the proposed conditions.
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Certification of Transferrable Development Rights Resolution

Whereas, the County Board finds that certain density existing on property owned by 2825
Wilson LLC and located on the block generally bounded by Franklin Road to the north, North
Edgewood Street to the east, Wilson Boulevard to the south, and North Fillmore Street to the
west — 2825 Wilson Boulevard (RPC: 15-065-001, 15-065-011, 15-065-012, 15-065-013, 15-
065-016, 15-065-017), is appropriate for the transfer to another site.

Whereas, a certified survey plat dated October 11, 2011 and completed by Bowman
Consulting Group, Ltd. concludes that the Walgreens/Kenyon Peck site is 40,619 square feet and
is subject to the requirements set forth in the “R-6" One-Family Dwelling Districts and “C-2”
Service Commercial-Community Business Districts of the Arlington County Zoning Ordinance.

Whereas, the Clarendon Sector Plan identifies the Walgreens/Kenyon Peck building for
Full Building Preservation in recognition of its historic significance to Arlington County.

Whereas, the unused site plan density on the Walgreens/Kenyon Peck site has been
calculated based on the certified survey plat dated October 11, 2011 completed by Bowman
Consulting Group, Ltd, and the limits and requirements set forth in the Arlington County Zoning
Ordinance and the Clarendon Sector Plan as 69,464 square feet of gross floor area (GFA).

Whereas, the County Board finds that the historic preservation of the Walgreens/Kenyon
Peck building for the Transfer of Development Rights would be initiated and expanded
consistent with Section 36.H.5.b. of the Arlington County Zoning Ordinance.

Now therefore, the County Board hereby certifies that the Walgreens/Kenyon Peck site is
an eligible Sending Site for historic preservation purposes, to transfer by site plan, 69,464 square
feet of commercial GFA, upon fulfilling the requirements set forth in Condition #82A — 83A of
the 3001 Washington Boulevard Site Plan (SP #418) for the historic preservation of the subject
properties.
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Certification of Transferrable Development Rights Resolution

Whereas, the County Board finds that certain density existing on property owned by C.P.
Master Associates, L.P. and located on the block generally bounded by Franklin Road to the
north, North Fillmore Street to the east, Wilson Boulevard to the south, and North Garfield Street
to the west — 2901 Wilson Boulevard (RPC: 15-066-019), is appropriate for the transfer to
another site.

Whereas, a certified survey plat dated October 11, 2011 and completed by Bowman
Consulting Group, Ltd. concludes that the Boulevard Woodgrill/Faccia Luna site is 15,390
sguare feet and is subject to the requirements set forth in the “C-3” General Commercial Districts
of the Arlington County Zoning Ordinance.

Whereas, the Clarendon Sector Plan identifies the Boulevard Woodgrill/Faccia Luna
building for Full Building Preservation in recognition of its historic significance to Arlington
County.

Whereas, the unused site plan density on the Boulevard Woodgrill/Faccia Luna site has
been calculated based on the certified survey plat dated October 11, 2011 completed by Bowman
Consulting Group, Ltd, and the limits and requirements set forth in the Arlington County Zoning
Ordinance and the Clarendon Sector Plan as 74,747 square feet of gross floor area (GFA).

Whereas, the County Board finds that the historic preservation of the Boulevard
Woodgrill/Faccia Luna building for the Transfer of Development Rights would be initiated and
expanded consistent with Section 36.H.5.b. of the Arlington County Zoning Ordinance.

Now therefore, the County Board hereby certifies that the Boulevard Woodgrill/Faccia
Lunasiteis an eligible Sending Site for historic preservation purposes, to transfer by site plan,
74,747 square feet of commercial GFA, upon fulfilling the requirements set forth in Condition
#382B — 83B of the 3001 Washington Boulevard Site Plan (SP #418) for the historic preservation
of the subject properties.
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Transfer of Development Rights Resolution

Whereas, the County Board certified that certain property owned by the 2825 Wilson
LLC, identified as the Walgreens/Kenyon Peck site and located on the block generally bounded
by Franklin Road to the north, North Edgewood Street to the east, Wilson Boulevard to the
south, and North Fillmore Street to the west, is an eligible Sending Site.

Whereas, the County Board certified that the Sending Site contains 69,464 square feet of
unused commercial GFA that may be transferred under Section 36.H.5.b of the Arlington County
Zoning Ordinance and in accordance with the Clarendon Sector Plan to an eligible Receiving
Site.

Whereas the County Board finds that Site Plan #418, 3001 Washington Boulevard
submitted by Penzance Clarendon Assemblage, LLC located at the 3000 Block of Washington
Boulevard between North Garfield Street to the east and North Highland Street to the west, isan
eligible Receiving Site under Section 36.H.5.b. of the Zoning Ordinance.

Whereas, the County Board finds that the transfer of development rights from the
Sending Site to the Receiving Site would further the County goal of historic preservation
consistent with Section 36.H.5.b. of the Arlington County Zoning Ordinance and the
recommendations of the Clarendon Sector Plan.

Whereas, the County Board finds that use of the additional density from the Sending Site
on the Recelving Site is appropriate and that the dedication of development rights transferred
would be consistent with the Zoning Ordinance as modified, approved policies and plans and
public health safety and welfare, generally.

Now therefore, the County Board hereby transfers, from the Walgreens/K enyon Peck
site, 69,464 square feet of commercial GFA to Site Plan #418, 3001 Washington Boulevard.
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Transfer of Development Rights Resolution

Whereas, the County Board certified that certain property owned by the C.P. Master
Associates, L.P., identified as the Boulevard Woodgrill/Faccia Luna building located on the
block generally bounded by Franklin Road to the north, North Fillmore Street to the east, Wilson
Boulevard to the south, and North Garfield Street to the west, is an eligible Sending Site.

Whereas, the County Board certified that the Sending Site contains 74,747 square feet of
unused commercial GFA that may be transferred under Section 36.H.5.b of the Arlington County
Zoning Ordinance and in accordance with the Clarendon Sector Plan to an eligible Receiving
Site.

Whereas the County Board finds that Site Plan #418, 3001 Washington Boulevard
submitted by Penzance Clarendon Assemblage, LLC located at the 3000 Block of Washington
Boulevard between North Garfield Street to the east and North Highland Street to the west, isan
eligible Receiving Site under Section 36.H.5.b. of the Zoning Ordinance.

Whereas, the County Board finds that the transfer of development rights from the sending
site to the Receiving Site would further the County goal of historic preservation consistent with
Section 36.H.5.b. of the Arlington County Zoning Ordinance and the recommendations of the
Clarendon Sector Plan.

Whereas, the County Board finds that use of the additional density from the Sending Site
on the Recelving Site is appropriate and that the dedication of development rights transferred
would be consistent with the Zoning Ordinance as modified, approved policies and plans and
public health safety and welfare, generally.

Now therefore, the County Board hereby transfers, from the Walgreens/K enyon Peck
site, 74,747 square feet of commercial GFA to Site Plan #418, 3001 Washington Boulevard.
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Site Plan Ordinance

WHEREAS, an application for a Site Plan dated June 22, 2011, for Site Plan # 418, was
filed with the Office of the Zoning Administrator; and

WHEREAS, as indicated in Staff Report[s] provided to the County Board for its January
21, 2011 meeting, and through comments made at the public hearing before the County Board,
the County Manager recommends that the County Board approve the Site Plan subject to
numerous conditions as set forth in the Staff Report[s]; and

WHEREAS, the County Board held a duly-advertised public hearing on that Site Plan
on January 21, 2011 and finds, based on thorough consideration of the public testimony and all
materials presented to it and/or on file in the Office of the Zoning Administrator, that the
improvements and/or development proposed by the Site Plan as amended:

e Substantially complies with the character of master plans, officially approved
neighborhood or area development plans, and with the uses permitted and use
regulations of the district as set forth in the Zoning Ordinance and modified as follows:

M odify the parking ratio to 1 space per 780 square feet of grossfloor area of
office usg;

Permit bonus density for LEED Silver certification.

Excludefitness and locker room facilities from the density calculation.
Increase the penthouse height to 23 feet.

L ocate the loading and parking garage entrances from 11" Street North.

Decrease the step-back above the building frontage preservation areato ten
(10) feet.

e Functionally relates to other structures permitted in the district and will not be injurious
or detrimental to the property or improvements in the neighborhood; and

e |ssodesigned and located that the public health, safety and welfare will be promoted
and protected.

NOW THEREFORE, BE IT ORDAINED that, as originally requested by an application dated
June 22, 2011 for Site Plan # 418, and as such application has been modified, revised, or
amended to include the drawings, documents, conditions and other elements designated in
Condition 1 below and dated December 7, 2011 (which drawings, etc... are hereafter collectively
referred to as “Revised Site Plan Application”), for a Site Plan for Penzance Clarendon
Assemblage, LLC to permit the construction of two buildings consisting of atotal of 306,492
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square feet of commercial development comprised of 284,012 square feet of office space and
22,479 square feet of ground-floor retail use, for the parcels of real property known as RPC# 18-
026-001, 18-026-002, 18-026-003, 18-026-004, 18-026-008, 18-026-009, 18-026-010, approval
is granted and the parcels so described shall be used according to the Revised Site Plan
Application, subject to the following conditions:
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3.

Note: Where a particular County office is specified in these conditions, the specified
office includes any functional successor to that office. Where the County Manager is
specified in these conditions, “County Manager” includes the County Manager’s
designee. Whenever, under these conditions, anything is required to be done or approved
by the County Manager, the language is understood to include the County Manager.

The following Conditions of site plan approval (#1 through #14) are valid for thelife
of the site plan and must be met by the developer befor e issuance of the Clearing,
Grading and Demoalition Permit, unless otherwise stated in the Condition.

SitePlan Term

The developer (as used in these conditions, the term “developer” shall mean the owner,
the applicant and all successors and assigns) agrees to comply with the standard
conditions set forth below and as referenced in Administrative Regulation 4.1 and the
revised plans dated December 7, 2011 and reviewed and approved by the County Board
and made a part of the public record on January 21, 2012, including all renderings,
drawings, and presentation boards presented during public hearings, together with any
modifications proposed by the developer and accepted by the County Board or vice versa.

This site plan approval expires three (3) years after the date of County Board approval if
a building permit has not been issued for the first building to be constructed pursuant to
the approved plan. Extension of this approval shall be at the sole discretion of the
County Board. The owner agreesthat this discretion shall include areview of this site
plan and its conditions for their compliance with then current County policies for land
use, zoning and special exception uses. Extension of the site plan is subject to, among
other things, inclusion of amended or additional site plan conditions necessary to bring
the plan into compliance with then current County policies and standards together with
any modifications proposed by the owner and accepted by the County Board or vice
versa

Pre-Construction Meeting

The developer agrees to request and attend a pre-construction meeting coordinated by
County staff in a County office building prior to the issuance of any permits for the site
plan. The meeting participants shall include the developer and its construction team, and
relevant County staff. Relevant County staff will include the following personnel and
division representatives. DCPHD Site Planner, Arlington County Police, Code
Enforcement, Department of Environmental Services (DES) Transportation Planner,
Department of Parks, Recreation and Community Resources (DPRCR) site plan liaison,
Landscape Plan team, Arlington Economic Development (AED), green building staff
contact, WalkArlington staff, Housing Division, and other departments as determined by
the County Manager. The purpose of the pre-construction meeting is to discuss the
requirements of the site plan conditions.

Tree Protection and Replacement

3001 Washington Boulevard (Penzance) Site Plan #418
Certification & Transfer of Development Rights
PLA-6081 - 34-



a

The developer agrees to complete a tree survey, which shows existing conditions of
the site and locates and identifies all trees which are four (4) inches in diameter or
greater. The survey shall include any tree on adjacent sites whose dripline extends
onto the subject site.

The developer agreesto file and implement atree protection plan which will
designate any trees proposed to be saved by the developer. Trees designated to be
saved on the tree protection plan, or those specified to be saved by the approved site
plan and shown on any filing in connection with this case, will be protected. This
plan shall include any tree on adjacent sites whose dripline extends onto the subject
site. Thetree protection plan shall be developed by a certified arborist or other
horticultural professional with a demonstrated expertise in tree protection techniques
on urban sites and shall be submitted and approved, and found by the County
Manager to meet the requirements of this site plan, before the issuance of the
Clearing and Grading or Demolition Permit.

Upon approval of the tree protection plan the devel oper agrees to submit to the
Department of Parks, Recreation, and Cultural Resources (DPRCR) a performance
bond estimate for the trees to be saved. Upon approval of the performance bond
estimate by the DPRCR, the developer agrees to submit to the DPRCR a performance
bond, in the approved amount of the estimate, and the approved tree protection plan,
which bond shall be executed by the developer in favor of the County before the
issuance of the Final Building Permit. Prior to the release of the public improvement
bond, the developer agrees to submit to the DPRCR as-built drawings showing the
location of all saved trees.

The Developer agrees that any tree proposed to be saved on the tree protection plan or
other filing shall be saved. At a minimum, this plan shall include:

(D) A site grading plan at two (2) foot intervals, including the location of all
proposed improvements and utilities.

2 Detailed specifications for any tree walls or wells proposed.

(3 A description of how and where building materials and equipment will be
stored during construction to ensure that no compaction occurs within the
critical root zone of the treesto be saved.

4 | dentification of tree protection measures and delineation of placement of
tree protection.

5) Any tree required to be saved pursuant to this condition, which dies (any
tree which is 30% or more dead as determined by the County’s Urban
Forester shall be considered to have died) prior to, or within ten (10) years
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of, the issuance of the Master Certificate of Occupancy shall be removed
and replaced by the developer at his expense with the number of major
deciduous and evergreen trees consistent with the Tree Replacement
Guidelines and which meet the minimum size and other requirements of
Condition #15 below, provided, however, that replacement as specified in
this subparagraph (3.d.5) does not relieve the devel oper of any violation
resulting from the failure to save identified trees.

(6) The location of all construction trailers shall be approved either by
Administrative Change approval or be shown on the Tree Protection Plan,
with the construction staging’s location and travel routes shown on a map
approved as part of that plan. All trailers proposed to be located in the
public right-of-way shall require approval by DES and Zoning staff, and
the site plan’s Arlington County Police representative shall receive a copy
of the aforementioned map.

e. Inaddition to saving identified trees, the developer also agreesto replace all trees
shown on the Tree Survey that are removed as aresult of the new construction in
accordance with the Arlington County Tree Replacement Guidelines. The developer
agrees to submit tree replacement calculations and a tree replacement plan in
accordance with the Arlington County Tree Replacement Guidelines. The tree
replacement calculations shall be developed by a certified arborist or other
horticultural professional with a demonstrated expertise in assessing the condition of
trees. Any replacement trees shall conform to the standards and specifications set
forth in Condition #15a below and any replacement trees that cannot be
accommodated on site will be provided in a monetary amount to the Tree Canopy
Fund coordinated with Arlington County’s Department of Parks and Recreation. The
developer agrees to submit and obtain approval of this plan by the County Manager as
part of the final landscape plan.

f. Per Condition #3.e above, the developer agrees to make a contribution to the
County’s Tree Canopy Fund of at least $2,400.00 per tree, or a greater amount
specified by the County Board, for every tree that cannot be planted on site. The
contribution shall be required when tree planting requirements cannot be met on the
property. The payment shall be delivered to the Department of Parks and Recreation
Office prior to the issuance of the Excavation/Sheeting and Shoring Permit, and
evidence of compliance with this condition shall be provided to the Zoning
Administrator in the form of a letter at the time of payment.

4, Photographic Record of Development
The developer agrees to produce and submit to the Zoning Administrator a photographic
record of development, starting with a record of the site as it appears before demolition is
begun, including photographic records during construction, and ending with a
photographic record of the development as it appears after completion of construction.
These photographs shall comply with the following specifications:
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All photographic records shall be taken using black and white film. Submission of a
photo contact sheet and 8" x 10" prints on photographic paper shall be the minimum
acceptable standard. Color photographs on compact disc must be submitted in addition to
black and white photographs and the photo contact sheet at the end of the project prior to
the issuance of the Master Certificate of Occupancy.

The photographic record shall include photos taken at the following pointsin
construction, and photos shall be submitted as taken:

a Before Clearing, Grading and Demolition of the site (shall be submitted before
issuance of the Clearing, Grading and Demolition Permit)—Views of north, south,
east and west facades, as location permits, of buildings to be demolished, as well
as at least one photo of the site before any clearing or grading including the
existing physical relationship with adjacent buildings and streets. The
photographic record shall also include all historic aspects of the facades of the
building to be demolished, consistent with the requirements described in
Condition #5477 below.

b. Site Clearance (shall be submitted before issuance of the Footing to Grade
Permit)-Views of cleared site facing north, south, east and west, as location
permits, with adjacent buildings and streets included.

C. Construction Phase (shall be submitted before issuance of the Shell and Core
Certificate of Occupancy Permit)—At a minimum, views of the site: during
excavation, upon completion of the first floor above grade, at topping out, and
during the exterior cladding phase.

d. Site Completion (shall be submitted before issuance of the Master Certificate of
Occupancy)—North, south, east and west facades of completed building or
buildings, aswell as at least one view of completed project in context of adjacent
buildings and streets.

The photographic records for which no time is specified above, including the completed
compact disc with the entire photographic history, shall be delivered to the Zoning
Administrator, before the issuance of a Master Certificate of Occupancy for placement in
the County archives.

Utility Fund Contribution

5. In addition to funding and constructing the utility undergrounding work, the developer
agrees to contribute in the amount specified in Site Plan conditions to the County utility
fund before the issuance of the Building Permit or prorated consistent with an approved
phasing plan for the development. Thetotal utility fund contribution for this site is
$56,500 ($50,000 x 1.13 acres). These funds may, but need not, be used by the County
for the purpose of providing the undergrounding of utilities along the properties which
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are not redeveloping in this undergrounding district. If the area of the site plan is
subdivided, the contribution to be made by each owner shall be based proportionally on
the amount of site area allocated to each subdivided parcel. The contribution, if not
obligated by the County to pay for utility undergrounding projects within 10 years from
the date of payment, will be refunded without any accrued interest to the development
owners of record at the time of any refund.

Plan for Temporary Circulation During Construction

6. The developer agrees to develop and implement (after approval) a plan for temporary
pedestrian and vehicular circulation during construction. This plan shall identify
temporary sidewalks, interim lighting, fencing around the site, construction vehicle
routes, and any other feature necessary to ensure safe pedestrian and vehicular travel
around the site during construction. Exceptions may be made only during an emergency
as defined below, during actual demolition, and for such limited periods as are
unavoidable for utility upgrades. The developer agrees to submit this plan to, and obtain
approval of the plan from, the County Manager as meeting these standards, before the
issuance of the Clearing, Grading and Demolition Permit. The developer agreesto
provide a copy of the approved plan to the appropriate civic associations. The County
Manager may approve subsequent amendments to the plan, if consistent with this
approval.

The developer agrees, during the hours of construction, to provide “flagmen” to assist in
the direction of traffic along or around a street any time that any driving lane of such a
street is partially or fully blocked due to temporary construction activities. In addition,
the developer agrees to notify the appropriate civic associations and all abutting property
owners in writing (or, by mutual agreement, by e-mail) at least seven calendar days in
advance of any street closure, except in the case of an emergency, of more that one hour
duration on any street. “Emergency” street closures may include, but not be limited to,
those relating to rupture or potential rupture of a water or gas main, insecure building
facade, or similar unforeseeable public danger. “Emergency” street closures shall not
include closures for setting up or dismantling of a crane, exterior building construction,
materials deliveries, or utilities work, or similar situations.

During construction the Developer agrees to provide adequate temporary lighting for
roadway users, including pedestrian walkways. The temporary lighting plan shall be
submitted, approved and implemented prior to the issuance of the demolition, clearing
and grading permit. Lighting shall be turned on between dusk and dawn 7 days a week.
Any high-intensity overhead lighting, such as lighting placed on construction cranes shall
be used only during construction hours (except lower levels after hours for safety and
security reasons), and shall be placed so as not to directly illuminate residential dwellings
or be a nuisance to neighboring property owners. The approved temporary lighting plan
shall be operated from prior to issuance of the Demolition, Clearing and Grading permit
until County standard lighting fixtures are in place and operational around the perimeter
of the site. Street lighting shall be in accordance with the latest |IES Roadway Lighting
Design Guidelines, AASHTO Roadway Lighting Design Guide, VDOT Traffic
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Engineering design manuals, and Arlington County’ s Streetlight System Design
Guidelines memorandum, and shall conform to minimum illuminance levels approved by
the County.

The developer agrees to maintain street surfaces adjacent to the site in a clean, smooth
condition devoid of potholes at all times during the construction period. Whenever a
significant portion of an adjacent road surface is disturbed for reasons relating to the
construction, including utility work, the developer agrees to repair promptly the disturbed
portion(s) of pavement with hot patching to return the road surface to a clean, smooth
condition. The developer agrees to insure that the road surface is promptly repaired
regardless of whether the excavation work or other damage to the road surface was done
by the developer, the developer’ s contractors, or private utility companies. The developer
agrees to make reasonable effortsto schedule construction work so that digging in the
street surfaces will not occur during the winter months. However, if the road surface is
disturbed during the winter months, the developer may temporarily restore the road
surface using cold patching and then hot patch the disturbed surface at the earliest
opportunity when weather conditions permit. If cold patching is used, it shall be properly
maintained and resurfaced as necessary to maintain a clean, smooth road condition. The
term “significant portion of aroad” is understood to include, but not be limited to, a cut
in the road surface that exceeds 10 feet in length or 100 square feet in size. This condition
isin addition to any other conditions in this site plan and any County requirements
relating to reconstruction and repaving of streets at the completion of construction.
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Intentionally Omitted

Retail Relocation

8. The developer agrees to coordinate with the Department of Economic Development in
order to provide the following relocation assistance to all retail tenants under lease as of
the date of the approval of the proposed site plan:

a The developer agrees to keep all retail tenants informed of the redevelopment
schedule by providing periodic updates with regard to material changes in the
development program for the site, including the phasing of the project, anticipated
schedules for eviction, construction and occupancy, and any anticipated material
impacts on the tenants while they remain on the site, such astest borings,
construction signs and fencing, asbestos removal, disruptions to customer parking
and pedestrian paths, and the like.

b. The developer will assist the County to make available to al retail tenants, either
directly or through the developer, information on available commercial space in
the County, business counseling services and appropriate business courses.

C. The developer agrees to cooperate with the retail tenants by referring tenants who
SO request to private sources of professional assistance in regard to lease
negotiation (i.e., understanding lease terms, trends and negotiation strategy),
gpace planning and other related sources of help.

d. Except for provisions in any lease to the contrary, the developer agreesto
maintain the site, structures and systems in good repair and in a businesslike
appearance until the last retail tenant vacates or until the notice to vacate expires,
whichever comes first.

e The developer agrees to show compliance with the terms of this condition to the
Zoning Administrator before the issuance of the Clearing, Grading and
Demolition Permit.

Compliance with Federal, State and Local L aws

9. The developer agrees to comply with all federal, state and local laws and regulations not
modified by the County Board's action on this plan and to obtain all necessary permits.
In addition, the developer agrees to comply with all of the agreed-upon conditions
approved by the County Board as a part of this site plan approval. The developer
specifically agrees that the County has the authority to take such actions as may be
necessary, to include the issuance of a stop work order for the entire project, when the
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developer is not in compliance with the agreed-upon conditions. Further, temporary
Certificates of Occupancy will not be issued without approval by the Zoning
Administrator.

Post-County Board 4.1 Filing

10.  Thedeveloper agreesto file four copies of a site plan and the tabular information form,
and digital copies on compact disc in JPEG, PDF, and DXF formats, which complies
with the final approval of the County Board and with Administrative Regulation 4.1, with
the Zoning Administrator within 90 days of the County Board approval and before the
issuance of the Clearing, Grading and Demolition Permit.

The developer agrees to include on the post-4.1 plans details regarding existing traffic
signal system infrastructure, e.g., poles, meters, controller cabinets, and to indicate on the
plans if any part of the system will be moved and to where it is proposed to be moved.

The developer also agrees that no changes to the approved post-4.1 plans can take place
inthe field. All post-4.1 plan changes must be submitted for review and approval by
either the Zoning Administrator or the County Board.

Community Liaison and Activities During Construction

11.  Thedeveloper agreesto comply with the following before issuance of the Clearing,
Grading and Demolition Permit and to remain in compliance with this condition until the
Master Certificate of Occupancy is issued.

a The developer agrees to identify a person who will serve as liaison to the
community throughout the duration of construction. This individual shall be on
the construction site throughout the hours of construction, including weekends
and/or available for direct and immediate contact. The name and telephone
number of thisindividual shall be provided in writing to residents, property
managers and business owners whose property abuts the site, the Clarendon-
Courthouse Civic Association, the Lyon Park Citizens Association, the Lyon
Village Citizens Association, the 1021 Clarendon Condominium Owners
Association, and to the Zoning Administrator, and shall be posted at the entrance
of the project.

b. Before commencing any clearing or grading of the site, the developer shall hold a
community meeting with those whose property abuts the project to review the
construction hauling route, location of construction worker parking, plan for
temporary pedestrian and vehicular circulation, and hours and overall schedule for
construction. The Zoning Administrator and the Arlington County Police
representative must be notified once the community meeting dates/times are
established. The developer agrees to provide documentation to the Zoning
Administrator of the date, location and attendance of the meeting before a
Clearing, Grading and Demolition Permit isissued. The developer agreesto
submit to the Zoning Administrator two (2) sets of plans or maps showing the
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construction hauling route, construction worker parking and temporary pedestrian
and vehicular circulation (one set of which will be forwarded to the Police).
Copies of plans or maps showing the construction hauling route, construction
worker parking and temporary pedestrian and vehicular circulation shall be posted
in the construction trailer and given to each subcontractor and construction
vehicle operator before they commence work on the project. The location of all
construction trailers shall be approved either by Administrative Change approval
or to be shown on the Tree Protection Plan, with the construction staging’'s
location and travel routes shown on a map approved as part of that plan. All
trailers shall require approval by DES staff, and the site plan’ s Arlington County
Police representative shall receive a copy of the aforementioned map.

Throughout construction of the project, the developer agrees to advise abutting
property owners in writing of the general timing of utility work in abutting streets
or on-site that may affect their services or access to their property.

At the end of each work day during construction of the project, the developer
agrees to ensure that any streets used for hauling construction materials and
entrance to the construction site are free of mud, dirt, trash, allaying dust, and
debris and that all streets and sidewalks adjacent to the construction site are free
of trash and debris.

The developer agrees that construction activity, except for construction worker
arrival to the construction site and indoor construction activity, will commence no
earlier than 7:00 am. and end by 6:30 p.m. on weekdays and will commence no
earlier than 10:00 am. and end by 6:30 p.m. on Saturdays, Sundays, and holidays.
“Holidays” are defined as New Year’s Day, Martin Luther King Day, Presidents
Day, Memorial Day, Independence Day, Labor Day, Columbus Day, Veterans
Day, Thanksgiving, and Christmas. Indoor construction activity defined as
activity occurring entirely within a structure fully enclosed on all sides by
installed exterior walls, windows, and/or doors shall end at midnight each day,
and any such activity that occurs after 6:30 p.m. shall not annoy or disturb
reasonable persons of normal sensitivities. The developer agreesto place a
minimum of one sign per street front around the construction site, indicating the
permissible hours of construction, to place one additional sign within the
construction trailer containing the same information, to provide a written copy of
the permissible hours of construction to all subcontractors, and to require its
subcontractors to observe such hours.

Storage of construction materials, equipment and vehicles shall occur on the site
or an approved off-site location, or as approved by the County Manager.

C & D Waste
12.  Thedeveloper agreesto provide a plan for diverting from landfill disposal the demolition,
construction, and land clearing debris generated by the project. The plan should outline
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recycling and/or reuse of waste generated during demolition and/or construction. The
plan should outline specific waste streams and identify the means by which waste will be
managed (reused, reprocessed on site, removed by licensed haulers for reuse/recycling,
etc.). The developer agrees to obtain the County Manager’ s approval of this plan prior to
the issuance of the Clearing, Grading, and Demolition permit, and to implement the plan
throughout demolition and construction of the project. -

13.

I ntentionally Omitted

14.  Vacationsand Encroachments
Prior to the issuance by the County of any permit for development of the site plan,
except for demolition permits solely for buildings and structures not owned by the
County or located on property within which the County has an interest, the developer
agrees to obtain approval of, and fulfill all required conditions of, all ordinances of
vacation and/or ordinances of encroachment associated with and/or required to build the
project, or any portion thereof, as depicted on the site plan referenced in Condition # 1 of
this Ordinance and in accordance with final site engineering plans for the project
approved by the County. The satisfaction of the requirements of this condition may be
phased (i.e., al ordinances of vacation or ordinances of encroachment associated with
each approved phase of development must be enacted or obtained before issuance, by the
County, of any permit for any work relating to, or necessary for, such phase, except for
demolition permits for buildings or structures, not owned by the County or located on
property within which the County has alegal interest) provided that such phasing is
approved by the County Manager as part of a phasing plan as set forth in Condition #70.
Irrespective of any other conditions set forth herein, the developer agrees that no
building, structure or utility of any type shall encroach upon, or interfere with, the use of
any County property or the exercise by the County of any property right or interest,
unless and until the developer, before any Excavation/Sheeting and Shoring Permit is
issued, first has: @) obtained an ordinance of vacation or an ordinance of encroachment,
enacted by the County Board, permitting such use, encroachment or interference; and, b)
met all of the conditions of such ordinance(s).
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. Thefollowing Conditions of site plan approval (#15 through #31) are valid for the
life of the site plan and must be met by the developer befor e issuance of the
Excavation/Sheeting and Shoring Permit, unless otherwise stated in the Condition.

15.  Coordination of these plans: final site development, landscape and site engineering
The developer agrees to attach the County Board meeting minutes outlining the approved
conditions and the conditions themselves to each set of Building Permit drawings that
they submlt to the County. The developer agrees to submit to the Zoning Administrator

. vManager a detailed final landscape plan prior to
issuance of the Excavatlon/Sheetlng and Shoring Permit. The final landscape plan shall
be submitted at a scale of 1 inch = 25 feet, in conjunction with the final civil engineering
plan as required in Condition #18 below, as well as a vicinity map with major streets
labeled. The final landscape plan shall be developed by, and display the professional seal
of, alandscape architect certified to practice in the Commonwealth of Virginia. The
developer further agrees that the final landscape plan and the final civil engineering plan
shall verify, by means of survey, that there are no conflicts between the street trees and
utilities. The developer shall obtain approval by the County Manager for both plans as
meeting all requirements of the County Board's site plan approval and all applicable
county laws and plans before the issuance of the Exeavation/Sheeting-and-Shering
Footing to Grade Permit. The plan shall be consistent with the conceptual landscape plan
approved as a part of the site plan, and, at aminimum, shall conform to: the landscaping
requirements in Conditions #16 and 21 below; the Arlington County Streetscape
Standards if applicable; the Sector Plans if applicable; the County's landscaping, planting,
and sidewalk and driveway construction specifications; and/or other applicable urban
design standards approved by the County Board. In order to facilitate comparison with
the final civil engineering plan, the landscape plan shall be at a scale of 1 inch = 25 feet;
the County may require more detailed plans appropriate to landscape installation at a
larger scale to also be submitted. The County may permit minor changes in building,
street and driveway locations and other details of design as necessitated by more detailed
planning and engineering studies if such changes are consistent with the provisions of the
Zoning Ordinance governing administrative approval and with the intent of the site plan
approval. The landscape plan shall include a Street Tree Plan which shall be reviewed by
DPRCR and DCPHD, and shall be accompanied by the civil engineering plan. All
hardscape features shown on the approved landscape plan shall be completed prior to the
issuance of the first partial Certificate of Occupancy for tenant occupancy. All plant
materials shown on the final landscape plan shall be installed before the issuance of the
first Partial Certificate of Occupancy for occupancy for any space above grade for the
respective phase of construction. The Zoning Administrator may, for good cause shown
and through the administrative change process, allow modifications to the timing of this
condition based on the planting season, availability of plant materials, weather, or other
construction-related issues, which may not permit installation of plant materials or
construction of hardscape features by the required timing.

Upon approval of the final landscape plan and prior to the issuance of the first partial
Certificate of Occupancy for the respective phase of construction/tenant occupancy, the
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developer agrees to submit to the Department of Community Planning, Housing, and
Development (DCPHD) a copy of the contract for construction and installation of all
landscape materials. The final landscape plan shall include the following details:

a. Thelocation and dimensions of traffic signal poles and control cabinets, utility
meters, utility vaults and boxes, transformers, mechanical equipment, fire hydrants,
standpipes, storm water detention facilities, bus stops, the location of all existing and
proposed utility lines and of all easements. The location of traffic control cabinets
shall be shown on the final civil engineering plan and placed so they do not obstruct
pedestrian travel or be visually obtrusive. Traffic control cabinets (existing or
proposed) shall not be located in the pedestrian clear zone of the public sidewalk,
including but not limited to access areasto ADA ramps, crosswalks, building
entrances, and interior walkways. Transformers shall not be placed above grade in the
setback area between the building and the street.

The developer agrees to relocate existing traffic signal poles, traffic signal cabinets,
and any other existing traffic-related items and equipment located on, or in the public
right-of-way contiguous to, the development site as described below. The
improvements shall conform to the DES Construction Standards and Specifications,
and shall be shown on the final engineering plan. Installation of the improvements
shall be completed prior to issuance of the first certificate of occupancy for the
development. The developer agreesto install the following improvements:

None

b. Intake and exhaust garage ventilation grates may not be located within public
sidewalks or gtreets, or within areas between the street curb and any building which is
used as awalkway. The developer agrees to provide drawings showing how the
garage will be ventilated as part of the post-County Board Administrative Regulation
4.1 drawings required in Condition #10 above. Ventilation grates shall be located
and/or screened so as not to be visible from public rights-of-way. The developer shall
obtain approval from the County Manager of the location and screening of all
ventilation grates as part of the review of the final civil engineering plan and the final
landscape plan before issuance of the Footing to Grade Permit.

c. Thelocation, dimensions, materials, and pavement pattern, where applicable, for
driveways and access drives, automobile drop-off areas, ADA ramps, driveway
aprons, service drives, parking areas, interior walkways and roadways, plaza areas
and sidewalks, as well as for address indicator signs. Interior walkways shall have a
minimum width of four (4) feet. All plaza areas, access drives, automobile drop-off
areas, interior walkways and roadways shall contain special treatments that
coordinate in design, color and materials with the treatment of the public sidewalk.
The materials and colors used are subject to approval by the County Manager
according to adopted Sector Plans or other urban design standards approved by the
County Board as a part of review and approval of the final landscape plan.
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h.

The location and types of light fixtures for streets, parking, walkway and plaza areas,
and associated utilities, as contained in the lighting plan required in Condition #53 52
below.

Topography at two (2) foot intervals, and the finished first floor elevation of all
structures, and top-of-slab elevation for any proposed underground structures.

Landscaping for open space areas, plaza areas, courtyards, raised planters (including
cross-sections of raised planters), surface parking areas, and service drives, including
alisting of plant materials; details of planting, irrigation and drainage; and details of
proposed furnishings for all areas, including but not limited to dimensions, size,
style(s), materials(s), finish(s) and manufacturer(s) of seating, bollards, trash
receptacles, bike racks, arbors, trellises, and water features, and other landscape
elements or structures. Include public art information, if known.

The location and planting details for street trees in accordance with Department of
Environmental Services Standards and Specifications for planting in public rights-of-
way and as shown on the final civil engineering plan.

The limits of demolition and construction.

The developer agrees that once approved, the final landscape plan shall govern
construction and/or installations of elements and features shown thereon, except as
amendments may be specifically approved through an Administrative Change request.

L andscape Standards
16.  Thedeveloper agreesthat all landscaping shall conform to Department of Environmental
Services Standards and Specifications and to at least the following requirements:

a

Plant materials and landscaping shall meet the then-current American Standard
for Nursery Stock, and shall also meet the following standards:

D Major deciduous trees (shade or canopy trees such as Oaks, Maples,
London Plane Trees, Japanese Zelkovas, etc.) other than street trees—a
minimum caliper of 4 to 4 1/2 inches, except as indicated in Condition #21
below.

(2 Evergreen trees (such as Scotch Pines, White Pines, Hemlocks, etc.)—a
minimum height of 7 to 8 feet.

3 Ornamental deciduous trees (such as Cherries, Dogwoods, Serviceberries,
Hornbeams, etc.)—a minimum caliper of 3to 3 1/2 inches. Multi-stem
trees shall not be less than 10 feet in height.
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4 Shrubs—a minimum spread of 18 to 24 inches.
(5) Groundcover—in 2 inch pots.

The developer agreesto plant all street trees prior to issuance of the first Partial
Certificate of Occupancy for occupancy of any space above grade for the
respective phase of construction, unless otherwise approved by the Zoning
Administrator, based on the planting season, the availability of street trees, and
the weather. The developer also agrees to fulfill the Public Improvement Bond
requirements (Condition #33). The developer agreesto notify the DPRCR Urban
Forester at least 72 hours in advance of the scheduled planting of any street trees
in the public right-of-way and to be available at the time of planting to meet with
staff of DPRCR to inspect the plant material, the tree pit and the technique of
planting. Soil used in the tree pit must meet the specifications for street tree
planting available from the DPRCR Urban Forester.

All new lawn areas shall be sodded; however, if judged appropriate by the County
Manager, based on accepted landscaping standards and approved in writing,
seeding may be substituted for sod. All sod and seed shall be state certified.

Exposed earth not to be sodded or seeded shall be well-mulched or planted in
ground cover. Areasto be mulched may not exceed the normal limits of a
planting bed.

Soil depth shall be a minimum of four (4) feet plus 12 inches minimum of
drainage material or other drainage material commonly used in the industry as
reviewed and approved by the County Manager on the landscape plan, for trees
and tall shrubs and three (3) feet for other shrubs. This requirement shall also
apply to those trees and tall shrubsin raised planters. Soil depth for raised
planters shall be measured from the bottom of the planter to the top of the planter
wall. Thewalls of raised planters shall be no higher than seat-wall height (2 1/2
feet, maximum) above the adjacent finished grade.

Finished grades shall not exceed a slope of three to one or the grade that existed
before the site work began.

The developer agrees to maintain the site in a clean and well-maintained condition
before the issuance of the Clearing, Grading and Demolition Permit and agrees to
secure and maintain the site throughout the construction and phasing process.
Further, the developer agrees to submit a maintenance agreement which shall
ensure that all plaza areas and other landscaped areas located on private property
are kept in a clean and well-maintained condition for the life of the site plan and
to follow the terms of that maintenance agreement approved for that purpose by
the Zoning Administrator, as required in Section 32A of the Zoning Ordinance.
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Utility Company Contacts

17.  Thedeveloper agreesto contact all utility companies, including the electric, telephone
and cable television companies, and offer them access to the site at the time of utility
installation to install their underground cables. Inorder to comply with this condition the
developer agrees to submit to the Zoning Administrator copies of letters from the
developer to the utility companies offering them access as stated above for each phase of
the project.

18.

The developer agrees to submit a complete set of civil engineering plans acceptable to the
Department of Environmental Services prior to issuance of the Demolition, Clearing and
Grading Permit. The plans shall be drawn at the scale of 1 inch = 25 feet and be 24 inches
by 36 inchesin size. The Footing to Grade Permit shall not be issued until civil
engineering plans which agree with the approved final landscape plan, and the sequence
of construction, have been approved by the Department of Environmental Services and
the CPHD Site Planner, as consistent with all site plan approval requirements and all
County codes, standards, and policies.

The developer further agrees to meet the following requirements prior to issuance of the
Excavation/Sheeting and Shoring Permit:

e Approval of a Maintenance of Traffic Plan for the Excavation/Sheeting and
Shoring phase of work;

e Approval of atieback plan, or aternatively, submission of a statement from the
developer confirming that tiebacks will not be used in the right of way during
construction of the project; and

e A minimum of one complete review of the civil engineering plans for which staff
has made a finding of no adverse impact to public infrastructure and adjacent
public or private property.

The developer also agrees to obtain all necessary permits prior to commencing
excavation, sheeting, and shoring.
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Pavement, Curb and Gutter Along All Frontages

19.  Thedeveloper agreesto show on the final engineering plans pavement, curb and gutter
along all frontages of this site in accordance with the then-current Arlington County
Standard for concrete curb and gutter and the then-current standards for pavement and
according to the following dimensions. The pavement, curb and gutter shall be
constructed prior to issuance of the first partial Certificate of Occupancy for tenant
occupancy of the applicable phase of the project/tenant occupancy. The Zoning
Administrator may, for good cause shown and through the administrative change process,
allow modifications to the timing of this condition based on the season, weather, or other
construction-related issues, which may not permit installation of these features by the
required timing.

a

The developer agrees to construct new curb and gutter along Washington
Boulevard, which resultsin a street cross section of approximately 75 feet, as
shown on the final engineering plan approved by the County Manager. The
developer agrees to nub the parking lanes along the north side of Washington
Boulevard at North Garfield Street and at North Highland Street. The developer
agrees to construct crosswalks across Washington Boulevard at the intersections
of Washington Boulevard and North Garfield Street and Washington Boulevard
and North Highland Street, as shown on the final engineering plan approved by
the County Manager.

The developer agrees to construct new curb and gutter along North Highland
Street, which results in a street cross section of approximately 44 feet, as shown
on the final engineering plan approved by the County Manager. The developer
agrees to nub the parking lane along the north and south side of North Highland
Street. The developer also agreesto construct an ADA ramp on the west side of
North Highland Street at the intersection of 11" Street North, as shown on the
final engineering plan approved by the County Manager.

The developer agrees to construct new curb and gutter along 11" Street North,
which results in a street cross section of approximately 35-37 feet, as shown on
the final engineering plan approved by the County Manager. The developer agrees
to nub the parking lanes along the west and east side of 11" Street North. The
developer agrees to construct crosswalks across 11" Street North at North
Highland Street and a North Garfield Street, as shown on the final engineering
plan approved by the County Manager.

The developer agrees to construct new curb and gutter along North Garfield
Street, which results in a street cross section of approximately 37 feet, which
narrows down to approximately 28 feet at the intersection with 11" Street North,
as shown on the final engineering plan approved by the County Manager. The
developer agrees to nub the parking lanes along the north and south side of North
Garfield Street. The developer agrees to construct crosswalks across North
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20.

21.

Garfield Street at 11" Street North and Washington Boulevard, as shown on the
final engineering plan approved by the County Manager.

All improvements to curb, gutter, sidewalks and streets for pedestrian and/or vehicular
access or circulation shall be in full compliance with the Americans with Disabilities Act
(ADA) and any regulations adopted thereunder, as well as any other applicable laws and
regulations. The developer further agrees that all improvements to curb, gutter,
sidewalks, crosswalks, and streets for pedestrian and/or vehicular access or circulation
shall be as determined by the County Manager on the final Site Development and
Landscape Plan and on the final Site Engineering Plan, in accordance with the Rosslyn-
Ballston Corridor Streetscape Standards or other applicable urban design standards in
effect at the time of final Site Engineering Plan Approval; provided, however, that the
provision of such improvements shall not increase the projected cost anticipated for such
improvements as shown on the site plan drawings dated December 7, 2011 unless the
County provides additional funding to offset such increased cost.

Survey M onuments
The developer agrees to submit, before issuance of the Excavation/Sheeting and Shoring
Permit, a survey of the site adherent to the following:

Horizontal Datum - All Site Plans shall be referenced to the Virginia Coordinate System
of 1983 (VCS 83). Two (2) adjacent corners or two points on every plan sheet shall be
referenced to the VCS 83 with coordinate values shown in U.S. Survey feet. All plans
shall be annotated as follows:. “The site shown hereon is referenced to the Virginia
Coordinate System of 1983 as computed from afield run boundary and horizontal control
survey.”

Vertical Datum - All Site Plans shall be referenced to the North American Vertical
Datum of 1988 (NAVD 88). All plans shall be annotated as follows: “The site shown
hereon is referenced to the North American Vertical Datum of 1988 as computed from a
field run vertical control survey.”

Sidewalk Design and Improvements

The developer agrees that the final sidewalk pattern/design and final selection of
materials and colors to be used shall be as determined by the County Manager on the
final landscape plan and final civil engineering plan, in accordance with the Arlington
County Streetscape Standards or other applicable urban design standards approved by the
County Board and in effect at the time of the final landscape plan approval. The clear
pedestrian zone of all public sidewalks shall also be indicated.

The sidewalk clear zones along the street frontages of this development shall be
consistent with the Arlington County Streetscape Standards and shall be placed on a
properly-engineered base approved as such by the Department of Environmental
Services. The developer agrees that the clear pedestrian zone sidewalk shall:

a. Continue across all driveway aprons for loading and garage entrances along all
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frontages of the site plan, and there shall be no barriers to impede the flow of
pedestrian traffic.
b. Not be less than six feet W|de at any p0|nt

d. Allow p| inch- pomts only under the prOV|S|ons of the Arllngton County Streetscape
Standards.

e. Useplain, un-tinted concrete or, subject to approval, an integral tint that
harmonizes with its setting. Non-standard materials or surface treatments may be
used subject to approval and under the provisions of the Arlington County
Streetscape Standards.

f.  Not contain joints or use patterns that create gaps of ¥z-in depth width or greater at
spacings of less than 30.”

The developer further agrees to construct the sidewalk improvements detailed below prior
to the issuance of the first partial Certificate of Occupancy for tenant occupancy of the
applicable phase of the project/tenant occupancy.

The sidewalks shall contain street trees placed in either tree pits, tree grates or planting
strips, consistent with the Standards for Planting and Preservation of Treesin Site Plan
Projects, and as specified below. Placement, planting and root enhancement options shall
be consistent with the Standards for Planting and Preservation of Trees in Site Plan
Projects, and as specified below. Street trees shall not be placed within the vision
obstruction area. All public walkways shall be constructed to County Standard. The
developer, or any subsequent owner, also agrees to maintain and replace the street trees
and sidewalks for the life of the site plan. The sidewalk sections and street tree species
shall be asfollows:

Washington Boulevard —a minimum 18-foot wide sidewalk measured from the back of
curb maintaining a 12-foot wide clear sidewalk, including 5 feet by 12 feet tree pits,
planted with 4 %% inch caliper Willow Oak street trees, placed 28 to 32 feet on center and
the tree pits located a minimum of eight (8) inches back from the back of curb, except in
front of the plaza along Washington Boulevard, where two (2) Lacebark Elm trees will be
planted as shown on the Plaza Paving and Planting Plan.

North Highland Street —aminimum 18-foot wide sidewalk measured from the back of
curb, except in front of the preserved building frontage, where the sidewalk shall be a
minimum of 15-foot, maintaining a 12-foot wide clear sidewalk across that frontage,
including 5 feet by 12 feet tree pits, planted with Lacebark Elm street trees, placed 28 to
32 feet on center and the tree pits located a minimum of eight (8) inches back from the
back of curb.

11" Street North — a minimum 14-foot wide sidewalk measured from the back of curb
with a minimum 8-foot clear sidewalk, except where adjacent to the preserved building
frontage, where the sidewalk shall be a minimum of 12 feet, maintaining an 8-foot wide
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22.

23.

clear sidewalk, including 4.66 feet by 12 feet tree pits, utilizing an enhanced soil panel
such as, but not limited to a Silva Cell installation, planted with London Plane street
trees, placed 28 to 32 feet on center, or as shown on the final landscape plan and final
engineering plan approved by the County Manager, and the tree pits located a minimum
of eight (8) inches back from the back of curb.

North Garfield Street —aminimum 14-foot wide sidewalk measured from the back of
curb maintaining a minimum 8-foot wide clear sidewalk, including 5 feet by 12 feet tree
pits, planted with Zelkova street trees, placed 28 to 32 feet on center and the tree pits
located a minimum of eight (8) inches back from the back of curb.

Subsurface Structure-free Zone for Utilitiesand Streetscape

The developer agrees that in order to accommodate the subsurface requirements of
utilities and streetscape elements (including street trees), the final design of the project
shall prowde astructure-free zone under the publlc sdewalk along all street frontagaFaS

This zone shall be a minimum of f|ve (5) feet deep and shall extend from the back of the
street curb to the far edge of the public sidewalk, except in those locations shown on the
final site plan and as shown on the exhibit titled * Perimeter Grade Sections Exhibit #22-
A,” along North Highland Street and Washington Boulevard, from column 8.7/A.2
(corner of North Highland Street and 11™ Street North) to column 1/I (corner of
Washington Boulevard and North Garfield Street), where such zone may be less than five
feet shown on the aforementioned exhibit. No subterranean structures (such as parking
garages) shall intrude into this five foot deep zone. Within the zone, underground
utilities and utility vaults shall not be located in a manner that interferes with the
appropriate spacing and replacement of street trees, consistent with the approved final
site and development and landscape plan. Utility lines shall not be located beneath street
trees. The location of all existing and proposed utility lines shall be shown on both the
final landscape plan and the final site engineering plan.

The developer further agrees that the developer, its successors and assigns, shall
indemnify and hold harmless the County Board, its elected and appointed officials,
employees and agents from any liability, claim, damage, cost and expense of whatsoever
nature concerning or arising out of the design, location, construction, reconstruction,
maintenance, use and/or regulation of the garage located under the sidewalk and utility
easements along North Highland Street, 11" Street North, North Garfield Street, and
Washington Boulevard.

Water Service Requirements

The developer agrees that the location of the water services will be determined at the time
of the review of the final engineering plan, and shall be constructed in accordance with
the standards defined in the Arlington County Department of Environmental Services
Congtruction Standards and Specifications Manual.

Existing Water Main or Fire Hydrant Service
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24,

25.

26.

27.

The developer agrees that no existing water main or fire hydrant shall be taken out of
service or made inaccessible without the prior approval of the Department of
Environmental Services. This approval shall be obtained before the issuance of the
Excavation/Sheeting and Shoring Permit.

Replacement of Damaged Existing Curb, Gutter and Sidewalk

The developer agrees to remove and replace, according to the Arlington County
Department of Environmental Services Construction Standards and Specifications
Manual, any existing curb, gutter and sidewalk along the street frontages of this site
which isin poor condition or damaged by the developer, prior to the issuance of the first
Certificate of Occupancy for tenant occupancy. The Zoning Administrator shall, upon a
finding that(1) the season, weather, or unforeseen construction-related issues have
prevented the applicant from removing and replacing the curb gutter and sidewalk within
the timeline of this condition, and (2) the developer has been diligently pursuing the work
and has agreed to reasonable provisions to ensure that the removal and replacement will
be completed in a reasonable amount of time, approve a modification to the timing of this
condition.

Street Lighting Requirements

The developer agrees to show on the final engineering plans street lighting along all
frontages of the site prior to the issuance of the Excavation/Sheeting and Shoring Permit.
The plans shall include the height and color of the street light poles. The developer
agrees, at its cost, to purchase and install approved Arlington County street lighting along
the frontages of the site prior to the issuance of the Shel-and-Cere Certificate of
Occupancy for tenant occupation. In addition, the developer agreesto furnish and install
all conduit and junction boxes necessary for the lighting system. All construction shall
meet Arlington County standards.

The developer agrees to purchase and install “Carhyte" standard Arlington County street
lights along all frontages of the site in accordance with adopted County Street Lighting
Policy. The height of the street lights shall be feet-measured-fromthe sidewalk-to-the
base-of- the- luminatre-as shown on the final engineering plan or as otherwise approved by
the County Manager. The developer agreesto remove all standard thoroughfare lights
from the site, unless the County decides that one or more are required to provide adequate
lighting for street safety purposes at intersections. The developer agreesto pay the cost of
moving existing or installing additional standard thoroughfare lightsif required above.

Underground Existing Aerial Utilities

The developer agrees to remove and/or place underground all existing aerial utilities
within or along the periphery of the entire site plan site as shown on the final site
development and landscape plan and the final engineering plan approved by the County
Manager. Any utility improvements necessary to provide adequate utility services to this
development or utility work necessary to provide aterminus to the underground facilities
shall be paid for by the developer and shall not result in the mstallatlon of any additional
utility poles, or aerial devices. ‘
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County-Manager-and-the County-Attorney- All utility relocation shall be completed prior

to the issuance of the Shell and Core Certificate of Occupancy.

The developer agrees to construct/install four (4) 2-inch communication conduits (HDPE
or equivalent County standard for communication conduits) and junction boxes along
North Garfield Street, for the sole and exclusive use by Arlington County, unlessthe
County Manager determines that less conduit is required at the time of Final Engineering
Plan approval. The conduit shall be designed and built as approved in the Final
Engineering Plan and consistent with the then current Arlington County Traffic Signal
Specification for the installation of communication conduit. The developer agreesto
install the conduit prior to the issuance of the Certificate of Occupancy for tenant

occupation.

Off-street Parking for Construction Workers

The developer agrees to provide off-street parking for all construction workers without
charge to the workers. Inlieu of providing parking, the developer may provide a subsidy
for the construction workers in order that they may use Metro, provide avan for van
pooling, or use another established method of transportation to provide for construction
workersto arrive at the site. Compliance with this condition shall be determined based
on a plan which shall be submitted to the Zoning Administrator, and for which the
developer has obtained the Zoning Administrator’s approval, before the issuance of the
Excavation/Sheeting, and Shoring Permit. This plan shall set forth the location of the
parking to be provided at various stages of construction, how many spaces will be
provided, how many construction workers will be assigned to the work site, and
mechanisms which will be used to encourage the use of Metro, carpooling, vanpooling,
and other smilar efforts. The plan shall also provide for alocation on the construction
site at which information will be posted regarding Metro schedules and routes, bus
schedules and routes, and carpooling and vanpooling information. If the plan isfound to
be either not implemented or violated during the course of construction, a correction
notice will be forwarded to the developer. If the violation is not corrected within ten (10)
days, a"stop work order" will be issued, and construction halted until the violation has
been corrected.

AddressIndicator Signs
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The developer agrees to install address indicator signs on the site which comply with
Section 27-12 of the Arlington County Code or successor provision in alocation visible
from the street and as shown on the final site development and landscape plan.

Facade Treatment of Buildings

The developer agrees that the design of the facade treatment for the buildings and the
materials to be used on the facades shall be as specified and shown on the submitted
drawings identified in Condition #1 and as presented to the County Board and made a
part of the public record on the County Board date identified in Condition #1, including
all renderings, drawings, and presentation boards presented during public hearings. The
developer agrees to submit three (3) copies of colored fagade elevations at 24" x 367,
which label the materials and colors for each elevation of the building, including interior
elevations (e.g. elevations adjacent to interior courtyards, plazas and access drives), one
(1) copy of black and white architectural elevations, and one (1) sample material board at
no larger than 24” x 36", for review by the County Manager for consistency with this site
plan approval prior to the issuance of the Footing to Grade Permit. The submission shall
be made to the Zoning Office. The developer further agreesto obtain the approval of the
County Manager of the fagade treatment as being consistent with the County Board
approval before the issuance of the Final Building Permit.

The developer agrees that all retail storefronts along public rights-of-way are required to
have an overall minimum transparency of 50% as measured from floor to celling. In
addition, the portion of the retail storefrontsthat is located between three and eight feet
from grade is required to be at least 80% transparent. The purpose of this condition isto
allow pedestrians to view the activity within the retail establishment and to allow patrons
and employees of the retail establishments to view the activity on the sidewalk and street.
“Transparency” shall mean using glass or other transparent exterior material offering a
view into an area of the retail establishment where human activity normally occurs and
shall not be satisfied by views into areas blocked by display cases, the rear of shelving,
interior walls, blinds, hallways, or the like. Provided that the exterior material is glass or
other transparent material, atenant may apply to the County Board for a site plan
amendment to grant an exception to this condition for a specified duration.

Recordation of Deeds of Public Easements and Deeds of Dedications

The developer agrees that, for each phase, as phase is defined in the phasing plan
required in Condition #70, all required plats, deeds of conveyance, deeds of dedication,
and deeds of easement associated with, and/or required by the final approved site
engineering plans, for the construction of any public street, public infrastructure, public
utility, public facility or public improvement (jointly “Public Improvements’), shall be,
unless otherwise specifically required by the associated vacations of ordinance: a)
submitted by the developer to the Department of Environmental Services for review and
approval prior to the issuance of any Excavation/Sheeting and Shoring Permit for such
phase; and b) appreved-by the developer shall obtain the approval from the County and
recorded-by-the-developer such deeds, among the land records of the Circuit Court of
Arlington County, before the issuance of the first Certificate of Occupancy for the
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building(s) or any portion thereof for such phase. Real estate interests conveyed by the
developer to the County for public street or public right-of-way purposes shall be
conveyed in fee simple, free and clear of all liens and encumbrances. Real estate
interests conveyed by the developer to the County for Public Improvements or public
uses, including, but not limited to, sidewalk, street trees, other streetscape planting, water
mains, storm sewers, sanitary sewers, and other public utilities and facilities, which other
Public Improvements are not located, or to be located, in the public street or public right-
of-way may be granted to the County by deed(s) of easement, provided, however, that in
the deed(s) conveying such real estate intereststo the County, all liens and encumbrances
shall be subordinated to the easement rights of the County.

The following conditions of site plan approval (#32 through #40) are valid for the
life of the site plan and must be met by the developer befor e issuance of the Footing
to Grade Structure Permit,_unless otherwise stated in the Condition.

Plat of Excavated Area

The developer agrees to submit one (1) plat, drawn at the scale of 1 inch = 25 feet and 24
inches x 36 inches in size, of the excavated area showing spot elevations which confirm
that the construction drawings are consistent with the average site elevation, and with the
building’ s ground floor elevation(s) at the building’s lowest level(s), as approved by the
County Board and as indicated in the plans referenced in Conditions #1 and #10 above.
Spot elevations shall be taken at spots determined at the time of the pre-construction
meeting and shall at a minimum consist of two corners and spot elevations from 50 % of
the total area to be excavated. The elevations shall be provided prior to the issuance of
the footing to grade permit. Provided however, that when the Zoning Administrator
determines that the excavated area will be greater than 20,000 square feet, the Zoning
Administrator may reduce the area for which elevations must be provided before issuance
of afooting to grade permit. Additional elevations confirming the elevations of the
remainder of the excavation shall be provided prior to issuance of any permit for above
grade construction.

Public Improvements Bond

Upon approval of the final site engineering plan the developer agrees to submit a
performance bond estimate for the construction or installation of all facilities (to include
street trees and all landscape materials) within the public rights-of-way or easements to
the Department of Environmental Services for review and approval. Upon approval of
the performance bond estimate by the Department of Environmental Services, the
developer agrees to submit to the Department of Environmental Services a performance
bond, in the approved amount of the estimate, and an agreement for the construction or
installation of all these facilities (to include street trees and all landscape materials)
within the public rights-of-way or easements, which shall be executed by the developer in
favor of the County before the issuance of the Final Building Permit.
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Prior to the release of the public improvement bond, the developer agreesto submit as-
built drawings showing the location and facilities for all underground utilities (water,
sanitary sewer, and storm sewer) that will be maintained by Arlington County.

Underground Electrical Transformers

The developer agreesto install all new electric transformers, and all associated
appurtenances, in underground utility vaults that shall meet both Dominion Virginia
Power and County design and construction standards and specifications. The developer
agreesto install all other underground utility vaults in conformance with the County
design and construction standards and specifications, and all applicable construction
standards and specifications of the owner of the utilities. Such underground utility vaults
(*Utility Vaults”) may be placed, in whole or in part, within the County right-of-way or
public easement, only after the developer applies for, and there is enacted by the County
Board, an encroachment ordinance, or other County Board approval, permitting use of
the County right-of-way or public easement for such purpose. Upon enactment of the
ordinance or approval, the developer agrees to comply with all the conditions of such
ordinance and any other conditions prescribed in the site plan condition addressing
vacations and encroachments, including, but not limited to, recordation of any deeds,
plats, or ordinances, the payment of compensation and required fees. Any associated
ventilation grates for such vaults shall not be permitted, located or constructed within any
portion of the County right-of-way or public easement area for sidewalks or public
streets, or within any areas that provide pedestrian access to any buildings, street, and
public or private open spaces. The location and placement of the Utility Vaults shall not
conflict with the physical operation or placement of other existing or proposed public or
private utility facilities. The Utility Vaults shall have a minimum horizontal clearance of
five (5) feet to conduits and manholes and a minimum horizontal clearance of ten (10)
feet to public water mains and public sanitary sewers, unless a greater or lesser clearance
is specifically shown on the site engineering plans and approved by the Department of
Environmental Services. The developer shall obtain approval from the County Manager,
or his’her designee, for the location of all Utility Vaults, ventilation grates, and associated
appurtenances, as part of the review and approval of the final site engineering plans by
the Department of Environmental Services.

Interior Trash Collection and Recycling Areas

The developer agrees that interior space shall be provided and used for the collection,
storage, compaction, and removal of trash, as well as appropriate facilities for the
recycling of reusable materials as defined by the County. The collection, storage,
compaction, and removal of trash shall not occur outside the interior loading space. This
space may not conflict with the use of aloading berth. The developer agreesto obtain
approval from the Zoning Administrator of drawings showing compliance with this
condition before the issuance of the Footing to Grade Structure Permit.

Interior Loading Spaces
The developer agrees that all loading spaces shall be in the interior of the building and
shall also comply with the following requirements: minimum 12-foot clear width
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(including entrances), 30 foot-length and 14-foot height clearance. Any loading dock to
be used for trash removal shall have a minimum interior height clearance of 18 feet.
However, if the developer provides documentation to demonstrate that compaction
services require alower interior minimum height clearance, then the County Manager
may approve alower minimum interior height clearance of not lessthan 15 feet. If the
minimum interior height clearance is approved at less than 18 feet, the developer agrees
to use only services for trash collection and pick-up that require a maximum height
clearance of 15 feet for the life of the site plan. All loading docks shall contain roll-down
doors. Use of the loading dock for deliveries or trash pick-ups, excluding moving vans,
shall be limited to the hours from 8:00 a.m. to 6:00 p.m., seven (7) days aweek. The
loading dock door shall also be closed when the loading dock is in use, except when
necessary for entry or exit of vehicles, venting of vehicle exhaust, or when required for
similar operational or safety measures. If any tenant, as suggested by the retail attraction
and marketing plan specified in Condition #63, demonstrates the need, based on the
nature of the tenant’s business, for earlier deliveries, for example of baked goods or other
perishable items, to accommodate morning patrons, the hours may be administratively
changed, for that tenant’s deliveries only, by the Zoning Administrator through an
Administrative Change Reguest and the developer agrees to provide notification to the
Clarendon-Courthouse Civic Association, the Lyon Park Citizens Association, the Lyon
Village Citizens Association, and the 1021 Condominium Owners Association.
However, the Zoning Administrator shall not approve any deliveries to occur earlier than
6:00 am.

Parking Garage Van Access

The developer agrees that new office parking garages shall be designed to allow access
and use by vanpools. At least 10% of the total new parking supply shall be accessible to
vans, shall be conveniently located on the level of the garage closest to street level, and
shall have a minimum clearance of 98 inches. All other areas of the garage shall have a
minimum clearance of 84 inches. Compliance with this condition shall be determined by
review of the building plans by the Zoning Administrator before the issuance of the
Footing to Grade Structure Permit, which review shall not relieve the developer from
constructing in accordance with this condition.

Parking Space Compliance with Zoning Ordinance

The developer agrees to ensure that all parking spaces comply with the requirements of
Section 33 of the Zoning Ordinance. Unless otherwise approved by the County Board,
the number of compact spaces may not exceed the Zoning Ordinance requirement. The
developer shall submit drawings showing that these requirements are met, and shall
obtain approval by the Zoning Administrator before the issuance of the Footing to Grade
Structure Permit.

Bicycle Storage Facilities

The developer agrees to provide, at no charge to the user, secure bicycle storage facilities
in locations convenient to office+esidential and retail areas on the following basis at a
minimum:
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Office and-Residential Bicycle Storage Facilities:

One (1) employee bicycle parking space for every 7,500 square feet, or portion thereof,
of office floor area and one (1) additional such visitor space for every 20,000 square feet,
or portion thereof, of office floor area

Employee andresident bicycle parking facilities shall be highly visible to the intended
users and protected from rain and snow within a structure shown on the site plan. The
facilities shall not encroach on any area in the public right-of-way intended for use by
pedestrians or any required fire egress. The facilities for office users and resident bicycle
parking must meet the acceptable standards for Class | storage space as contained in the
Arlington Bicycle Transportation Plan, dated April 1994 with Amendments through
March 2003, and be highly visible from an elevator entrance, a full-time parking
attendant, a full-time security guard or avisitor/customer entrance. Visitor parking must
be located within 50 feet of the primary building entrance. Any bicycle parking racks
used on the site must conform to the Arlington County Standard or be approved by the
Bicycle and Pedestrian Program Manager. Drawings showing that these requirements
have been met shall be approved by the Zoning Administrator before the issuance of the
Footlng to Grade Structure Permlt R&ﬂdennalreendemnmmeevenantsshau—net

In addition, the developer agrees that for every 50,000 square feet or fraction thereof of
office Gross Floor Area (GFA), one (1) shower per gender shall be installed, up to a
maximum of three (3) showers per gender. Also, aminimum of one (1) clothes storage
locker per gender shall be installed for every required employee bicycle parking space.
The lockers shall be installed adjacent to the showers in a safe and secured area and both
showers and lockers shall be accessible to all tenants of the building. The location,

layout and security of the showers and lockers shall be reviewed by the Arlington County
Police Department before issuance of the Footing to Grade Structure Permit. The
developer agrees that an exercise/health facility containing a maximum of 1,000 square
feet shall not count as density (FAR) but shall count as GFA if this facility meets all of
the following criteriac 1). The facility shall be located in the interior of the building and
shall not add to the bulk or height of the project; 2). Showers and clothes lockers shall be
provided as required above; 3). The lockers shall be installed adjacent to the showersin a
safe and secured area within the exercise facility and both showers and lockers shall be
accessible to al tenants of the project; 4). The exercise facility shall be open only to
tenants of the project and shall not accept or solicit memberships from outside of the
project. The exercise facility, including the showers and lockers, shall be open during
normal working hours.

Retail Bicycle Storage Facilities:
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Two (2) retail visitor/customer bicycle parking spaces for every 10,000 square feet, or
portion thereof, of the first 50,000 square feet of retail floor area; one (1) additional retail
visitor/customer space for every 12,500 square feet, or portion thereof, of additional retail
floor area; and one (1) additional retail employee space for every 25,000 square feet, or
portion thereof, of retail floor area. Theretail visitor/cusomer bicycle spaces shall be
installed at exterior locations that are convenient to the retail visitors/customers, and such
locations shall be reviewed by the Department of Environmental Services. The developer
agrees to obtain approval of the location, design and details of the retail visitor/customer
bicycle spaces as part of the final site development and landscape plan. Facilities for
retail visitors/customers must meet the County standards for bicycle racks, and be located
close to retail visitor/customer entrances.

Emergency Vehicle Access/support on Parking and Plaza Areas

The developer agrees to construct all plaza areas used for vehicular access and all surface
parking areas to support the live load of any fire apparatus. Architecturally designed
bollards or curbs shall be used on pedestrian plazas to separate the areas intended for
emergency vehicle use from areas intended for pedestrian use. No above-grade structure
shall be allowed to obstruct fire lanes. The requirements of this condition shall be
incorporated in the drawings submitted for the Footing to Grade Structure Permit.

The following conditions of site plan approval (#41 through #45) are valid for the
life of the site plan and must be met by the developer befor e the issuance of the Final
Building Permit_unless otherwise stated in the Condition.

Wall Check Survey

The developer agrees to submit one (1) original and three (3) copies of awall check
survey to confirm its consistency with the plans approved by the County Board, as
referenced in Conditions #1 and #10 above. The wall check survey shall show the
location of the walls at the top level of the below-grade structure, and will be provided
prior to the issuance of a permit for above-grade construction. The developer further
agrees that, within thirty (30) days after approval of the wall check survey, or such other
time as mutually agreed upon by the Zoning Administrator and the developer, to submit
to the Zoning Administrator awall check survey showing the location of the walls and
the elevation of the slab, at grade.

Screening of M echanical Equipment
Mechanical equipment shall be screened so as not to be visible from public rights-of-way.

Use of Penthouse

The use of any penthouse shall be limited to mechanical equipment and equipment
maintenance space or telecommunication transmitter and/or receiver equipment as
required in Condition #58 57 below.

Review by Crime Prevention Through Environmental Design (CPTED) Practitioner
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The developer agrees to submit to the Operations Division of the Arlington County
Police Department the approved post-4.1 drawings for review by the Crime Prevention
Through Environmental Design (CPTED) practitioner in the Police Department for
review of CPTED design elements.

FAA Documentation

The developer agrees to obtain from the Federal Aviation Administration (FAA), before
the issuance of the final building permit, awritten statement that the project is not a
hazard to air navigation or that the project does not require notice to or approval by the
FAA.

The following conditions of site plan approval (#46 through #5554) are valid for the
life of the site plan and must be met by the developer before the issuance of the First
Certificate of Occupancy, unless otherwise stated in the Condition.

Water Main Improvements

The developer agrees to show on the final engineering plans, and to construct, water main
improvements in accordance with the standards defined in the Arlington County
Department of Environmental Services Construction Standards and Specifications
Manual as well as the following as outlined below. The water main improvements shall
be constructed prior to the issuance of the first Certificate of Occupancy for the
respective phases of construction.

The developer agrees to construct approximately 450 feet of new 8-inch water main
along the entire site frontage on North Garfield Street to replace the existing 8-inch water
main installed in 1927. The new 8-inch water main shall be connected to the existing 8-
inch main in 11" Street North and to the existing 12-inch water main located in the
eastbound lanes of Washington Boulevard. The developer shall also provide two (2) 12-
inch valves on the existing 12-inch water main in Washington Boulevard, one (1) on
either side of the new 8-inch water main connection from North Garfield Stregt.

Sanitary Sewer Main Improvements

The developer agrees to show on the final engineering plans, and to construct, sanitary
sewer main improvements in accordance with the standards defined in the Arlington
County Department of Environmental Services Construction Standards and
Specifications Manual as well as the following as outlined below. The sanitary sewer
main improvements shall be constructed prior to the issuance of the first Certificate of
Occupancy for the respective phases of construction.

None

The County will TV-Inspect the sanitary sewer lines serving the site and shall identify
any improvements that are necessary to adequately service the development. The
developer agreesto repair or replace any sections or appurtenances of the sanitary sewer
serving the development that are found to be deficient or damaged by the developer, as
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identified by County staff and as shown on the final engineering plan approved by the
County Manager.

Storm Sewer | mprovements

The developer agrees to show on the final engineering plans, and to construct, storm
sewer improvements in accordance with the standards defined in the Arlington County
Department of Environmental Services Construction Standards and Specifications
Manual as well as the following as outlined below. The storm sewer improvements shall
be constructed prior to the issuance of the first Certificate of Occupancy for the
respective phases of construction.

None

Fire Hydrant and Fire Department Connection Requirements

The developer agrees to show on the final engineering plan, and to install, fire hydrants at
intervals of not more than 300 feet, as well as fire department connections in order to
provide adequate fire protection. The County shall specify the kind of service and
locations at the time of the final site engineering plan approval based on applicable safety
standards. The fire hydrants and fire department connections shall be installed prior to
the issuance of the first Certificate of Occupancy.

The developer agrees to provide calculations to demonstrate the needed fire flow as
defined in the Arlington County Department of Environmental Services Construction
Standards and Specifications Manual. This information shall be clearly shown on the
cover sheet of each final engineering plan set submitted.
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The developer agrees to develop and implement a Transportation Management Plan
(TMP) in order to achieve the desired results of the Arlington County Transportation
Demand Management (TDM) program and to mitigate the impacts of the reduced
parking ratio for the project. The developer agrees to obtain the approval of the County
Manager for such plan, as meeting all requirements for this site plan approval before the
issuance of the first Certificate of Occupancy for the building. In addition, unless
otherwise specified below, payment of each element of the TDM should be made prior to
issuance of first Certificate of Occupancy for tenant occupancy.

All dollar denominated rates stated in this condition shall be adjusted for inflation by the
U.S Department of Labor, Bureau of Labor Satistics Consumer Price Index (CPI)
Inflation Calculator from the date of site plan approval.

The Transportation Management Plan shall include a schedule and details of
implementation and continued operation of the elements in the plan. The Transportation
Management Plan shall include, but not be limited to, the following strategies:

1. Participation and Funding

a Maintain an active, ongoing relationship with Arlington Transportation
Partners (ATP), or successor entity, on behalf of the property owner.

b. Designate a member(s) of building management as Property Transportation
Coordinator (PTC) to be a primary point of contact with the County and
undertake the responsibility for coordinating and completing all
Transportation Management Plan (TMP) obligations. The applicant and /or
building management will provide, and keep current, the name and contact
information of the PTC to Arlington County Commuter Services (ACCS) or
successor. The Property Transportation Coordinator shall be appropriately
trained, to the satisfaction of ACCS, to provide rideshare, transit, and other
information provided by Arlington County intended to assist with
transportation to and from the site.

C. In addition to supporting the ongoing activities of the Property Transportation
Coordinator and other commitments of this TMP, the developer agrees to
contribute to the Arlington County Commuter Services (ACCS), or successor,
to sustain direct and indirect on-site and off-site services in support of TMP
activities annual contributions of $17,040 for commercial (office and retail)
use per year for thirty (30) years. Payment on this commitment will begin asa
condition of issuance of the Shell and Core Certificate of Occupancy.
Subsequent payments will be made annually.

2. Facilities and | mprovements
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Provide in the lobby or lobbies, an information display(s), the
number/content/design/location of which shall be approved by ACCS/ ATP,
to provide transportation-related information to tenants and visitors.
Management shall keep display(s) stocked with approved materials at all
times.

Comply with requirements of Site Plan conditions to provide bicycle
parking/storage facilities. Bicycle clothing lockers shall be a minimum size of
12" wide, 18" deep and 36” high and shall be available for use on a 24 hour
basis. The developer agrees to develop a plan of operation of the bicycle
facilities which shall include details of implementation and continued
operation of the bicycle facilities and related systems.

Comply with requirements of Site Plan conditions to provide construction
worker parking.

Bus stops and shelters within 25 feet of the property and contiguous to the
property shall be maintained free of snow, ice, trash, and debris. A 6 foot wide
path, or the full width of the sidewalk (if less than 6 feet), shall be maintained
clear of snow and ice, to the main entrance of the building(s) from these bus

stops.

Provide a canopy at the northeast corner of the building along North Garfield
Street and 11™ Street North, in compliance with the provisions of Condition
#80, and a bench for the purpose of serving as a bus stop. The developer
agrees to obtain the approval of the County Manager for the final location and
design of this canopy and bench, which shall be installed prior to issuance of
the first Certificate of Occupancy for tenant occupancy.

3. Parking Management Plan

a

C.

Subject to the approval by the County Manager, the developer shall prepare a
parking management plan regarding: taxi passenger loading and unloading;
accessible paratransit pick-up, drop-off, handicapped access, bicycle parking,
and passenger waiting area; loading zones for short-term deliveries; bus stops;
car sharing locations; and on-and off-street parking for employees and
visitors. Such plan shall include a schematic drawing depicting an area
parking plan for all block faces abutting the site. Additionally, this plan will
note restrictions as to times that various activities (such as deliveries and
parking) are permitted in the respective spaces.

The developer agrees to provide a maximum of 20% of the total parking
spaces as reserved spaces for specific individuals.

The developer agrees to allow three (3) levels of the parking garage to be

3001 Washington Boulevard (Penzance) Site Plan #418
Certification & Transfer of Development Rights

PLA-6081

- 64-



available for public parking usage after hours, per condition #65.

No on-street loading will be permitted.

Provide effective directional signage subject to approval of a Comprehensive
Sign Plan, if required, to direct tenants and visitors to appropriate locations on
the property, such plan to include provision for the items specified in the
Parking Management Plan.

Establish monthly parking rates for single occupant vehicles (SOV) consistent
with comparable office buildings located in the Arlington County
development corridors.

Provide reserved, signed, spaces for carpools and vanpoolsthat are
conveniently located with respect to the elevators serving the building.

Provide no cost parking for carpools or vanpools that have two (2) or more
employees from the building. The developer agrees to develop a plan of
operation of the carpool/vanpool facilities which shall include details of
implementation and continued operation.

Three (3) parking spaces shall be set aside in the garage at no cost for one
year, and then at market rate for monthly parking, for car sharing services. A
minimum monthly subsidy shall be paid to the car sharing service as required.
Provision for the spaces shall be provided in the first phase to be built. Upon
completion of all phases, the spaces may be provided in any on-site building
at the direction of the County. These spaces shall be located convenient to the
garage entrance, available to the members of the car sharing service twenty-
four hours a day, seven days aweek, without restrictions, (for security reasons
the garage may be gated—members of the car sharing service would have
access to the spaces via a key pad combination to a pass code system, or other
similar device). There shall be internal and external signage to direct people
to the spaces. The car sharing spaces shall be counted towards the parking
requirements of the project and shall be designated on the Parking
Management Plan. These spaces shall be allocated from those intended to
serve the office space.

4. Promotions, Services, Policies.

a

Provide SmarTrip cards plus $ 65.00 Metro fare media per person, for free,
onetime, to all new on-site property management and maintenance
employees. Provide, administer, or cause the provision of a sustainable
commute benefit program for these employees (the program shall include, at a
minimum, pre-tax employee contributions and/or tax-free transit or vanpool
monthly contributions).
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Provide SmarTrip cards plus $ 65.00 Metro fare media per person, for free,
one time, upon initial lease-up to all new on-site employees of the retail and
office tenants, distributed no later than their first day of work at the building.

Provide website hotlinks to CommuterPage.comTM under a “transportation
information” heading from the developer and property manager’s websites
regarding this development.

Link:

http://www.carfreediet.com/pages/arlingtons-urban-
villages/clarendon/getting-around/

Distribute a new-employee package, material provided by Arlington County,
which includes site-specific ridesharing and transit-related information to each
new office and retaill employees no later than their first day of work.

Reference to the nearest Metro Station and bus routes in all promotional
materials and advertisements.

Cooperate with Arlington County to assist the County in implementing a
transit-advertising program that will distribute information four times per year
to all tenants, employees, and visitors.

Participate in regionally sponsored clean air, transit, and traffic mitigation
promotions by posting notice of such promotions in locations within the

building(s).

5. Performance and Monitoring

a

Upon approval of the TMP by the County, the developer agreesto implement
all elements of the plan with assistance when appropriate by agencies of the

County.

The owner shall reimburse the County for, and participate in, atransportation
performance monitoring study at two years, five years, and each subsequent
five years (at the County’s option), after issuance of Shell and Core Certificate
of Occupancy, with atotal cost of each survey not to exceed $10,000. The
County may conduct the study or ask the owner to conduct the study. The
County will specify the timing and scope of the study. The study may include
building occupancy (leased space, vacant space, available space by use type);
garage occupancy and turnover by time of day, on an average weekday, for
the hours of garage operation; average vehicle occupancy, daily vehicle-trips
to and from the site; daily pedestrian trips to and from the site; and journey to
work mode of building tenants employees. The study may include a seven-
day count of site-generated vehicle traffic. The building owner and/or operator
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will notify, assist, and encourage residents, tenants employees, and building
employees to participate in the journey to work surveys which may be of an
on-line, or email variety. A report will be produced as specified by the County
and shared with the County and the developer (the building management).

C. During thefirst year of start up of the TMP and on an annual basis thereafter,
the developer will submit an annual report, which may be on-line, or by email,
to the County Manager, describing completely and accurately, the TDM
related activities of the site, and continuous reports of changes in commercial
tenants during each year.

6. Enhanced TDM to Address Parking Reduction

a Contribute to Arlington County $150,000 prior to the issuance of the Shell
and Core Certificate of Occupancy, to support construction of multi-modal
transportation improvements within the Clarendon Metro station area.
| mprovement may include but may not be limited to sidewalk,
signalization, and intersection improvements for pedestrian safety; transit
and other transportation improvements; and bikeshare station.

b. Contribute $0.10 per square foot of on-site office development (proposed plan
shows approximately 284,000 square feet of office development) annually for
fifteen (15) years, to a County fund to be applied only to the proposed building, to
incentivize transportation programs for commuting alternatives to driving a Single
Occupancy Vehicle (SOV), such as but not limited to: transit, carpooling,
vanpooling, cycling, bikeshare, carshare, and walking. The first payment shall be
made by First Partial Certificate of Occupancy for tenant occupancy, and
thereafter, annually for fifteen (15) years, on or beforethe anniversary date of the
issuance of such Certificate of Occupancy. The developer agrees to provide the
County with documentation indicating that payment to the County fund has been
made. Funds shall be applied only to the proposed building and its tenants and
employees. Alternatively, the funds may be contributed to Arlington County, at
the developer’ s discretion, to support programs to incentivize commute
alternatives to the use of an Single Occupancy Vehicle (SOV) by on-site
employees or visitors of the project. The building transportation coordinator shall
develop and implement a plan for the expenditure of the funds, and allocations
consistent with the plan, and shall revise that plan every two (2) years. The initial
plan and revised plans developed every two (2) years shall be reviewed and
approved by ACCS. |n addition, the developer agrees to provide annual reporting
to ACCS on the expenditure of these funds. Any money remaining in the fund
after the completion of year fifteen (15) will be committed to Arlington County
Commuter Services (ACCS) within 90 days of arequest by the County Manager

Residential Parking-and-Parking M anagement Plan
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52.

The developer agrees to submit to the Zoning Administrator a parking management plan
which outlines how guest and visitor parking for the residential office building, and
parking for office and retail tenants' employees and customers for retail located in the
residential office buildings, will be provided, where the parking will be located and how
guests and visitors, and reta|I employees and customers WI|| be dlrected to the parking

gaFage—The parklng management pIan shaJI be submltted to the Zoning Admlnlstrator
and reviewed and approved by the County Manager, prior to the issuance of the first
Certificate of Occupancy for tenant occupancy for the first residential office building.
The developer agrees to implement the Parking Management Plan for the life of the site
plan.

Lighting Plan for Public Areas

The developer agrees to include a lighting plan for all internal and external public areas,
including parking areas, as part of the final civil engineering plan and the final landscape
plan. Thislighting plan shall be subject to review by the County Manager, including
street lighting as described in Condition #30 26 above. The developer shall include in the
final civil engineering plan and in the final landscape plan certification that the lighting
plan meets the minimum standards of the Zoning Ordinance, Section 2, Subsection H,
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and the [llumination Engineering Society of North America Standards. The developer
agrees to obtain the approval of all lighting from the County Manager, and to install
approved lighting, before the issuance of the First Certificate of Occupancy for tenant
occupancy of the applicable phase of the project.

Documentation of Historical Artifacts, Features and Buildings

The developer agrees to be responsible for documenting any historical artifact or
historical natural feature uncovered during construction on the site. This documentation
shall include written notation describing the artifact or natural feature, color photographs,
and mapping of the location and/or depth of the site excavation at which the item was
found. The developer agrees to submit a copy of this documentation to Arlington County
before issuance of the First Certificate of Occupancy.

In the event an historical artifact or natural feature is found on the site, and isto be
disturbed or removed from the site during construction, the developer agrees to contact
the Arlington County Historic Preservation Program, Neighborhood Services Division
before removing or disturbing the artifact or natura feature. Arlington County shall be
given the opportunity to accept donation of the artifact or natural feature before the item
is offered to any other organization or individual.

If historic buildings are located on the site, then photographic documentation shall be
consistent with Historic American Building Survey (HABS) standards. Should the
project be assessed as a possible archaeological site, the developer agreesto pursue, a a
minimum, a level one and two archaeological study. The developer agrees to submit to
the Arlington County Historic Preservation Program all written results of the level one
and two archaeological study and all artifacts found on the site.

Intentionally Omitted
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The following condition of site plan approval (#56 55) isvalid for the life of the site
plan and must be met by the developer before the issuance of the Master Certificate
of Occupancy, unless otherwise stated in the Condition.

Building Height Certification

The developer agrees to submit, before the issuance of the Master Certificate of
Occupancy, drawings certifying the building height as measured from the average site
elevation to both the building roof and to the top of the penthouse roof.

The following condition of site plan approval (#57 56) isvalid for the life of the site
plan and must be met by the developer within 90 days of receipt of the partial
Certificate of Occupancy for full occupancy of the building, unless otherwise stated
in the Condition.

Obtain Master Certificate of Occupancy

The developer agrees to obtain a Master Certificate of Occupancy within 180 days of
receipt of any partial Certificate of Occupancy for full occupancy of the building;
however, the Zoning Administrator may administratively approve an extension if she
finds that the developer is diligently, and in good faith, pursuing completion of the

project.

Post Certificate of Occupancy: the following Conditions of site plan approval (#58
57 through #63 62) are valid for thelife of the site plan,_ unless otherwise stated in
the Condition.

County Installation of Telecommunications Transmitter and/or Receiver
Equipment

In order to maintain the effectiveness of the County's public safety systems, the
developer/applicant hereby agrees to grant to the County in perpetuity the right to install
telecommunications transmitter and/or receiver equipment and conducting wire in or on
the penthouse or top floor, and antennae and traffic monitoring systems on the roof of the
proposed buildings in alocation and design that is acceptable to the County and the
building owner based on a reasonable exercise of judgment by both upon request by the
County. The developer agrees to provide, upon request by the County, accessto
electrical service separately metered, including auxiliary electrical power, and telephone
radio control lines to the penthouse in the defined area. The developer is not required to
pay for design and installation costs for such equipment. Any radio transmitter or receiver
equipment and antenna to be installed or used by others must not interfere with the
emergency communication system of the County.

In addition, to enhance the reach of the County's public emergency communications
system-of-systems, the developer/applicant agrees to grant to the County in perpetuity the
right to install tie-ins from the County's outdoor emergency warning system to the
interior building fire/femergency warning annuciator systems using either land lines or
emergency relay transceivers in or on the penthouse or top floor, antennae systems and
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61.

62.

along with hazardous material detection sensors on the roof of the proposed buildingsin a
location and design that is acceptable to the County and the building owner based on a
reasonable exercise of judgment by both upon request by the County. The developer
agrees to provide, upon request by the County, accessto electrical service separately
metered, including auxiliary electrical power, and telephone radio control linesto the
penthouse in the defined area. Any radio transmitter or receiver equipment and antenna to
be installed or used by others must not interfere with the emergency communication
system of the County.

Structural Additions

The developer agrees that any structural addition or changes to the facades or materials
shall be subject to the approval of the County Manager. If the County Manager, in
consultation with the Zoning Administrator determines that any proposed improvements
or changes to the facades or materials have a significant impact on the site plan, or
otherwise meet Zoning Ordinance requirements for site plan amendments that go to the
County Board, a site plan amendment shall be required.

Snow Removal

The developer or owner agreesto remove snow from all interior streets and interior and
exterior sidewalks, including accessibility ramps and gutter areas within crosswalks,
within a reasonable time after snow has stopped falling but in no case later than snow
removal provided for vehicular access to the site.

Intentionally Omitted

Retention of Approved Parking Ratio over Subdivided Site

The developer agrees to provide parking for each building according to the approved
parking ratio; when this parking is not located within the parcel designation of each
building but located within the overall project, it shall continue to be committed to the
entire project for purposes of administering the Zoning Ordinance.

Retention of Approved Density over Subdivided Site

The density allocated for any new construction pursuant to the site plan on any
subdivided parcel of the site shall be the same as the approved density for the entire site.
No additional density shall be allowed on any individual parcel formed by subdivision of
the site.
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The following unique site specific conditions (#64 63 through #78 84) are valid for
thelife of the site plan and must be met before the issuance of the permit specified in
each Condition,_unless otherwise stated in the Condition.

Retail Elements

a The developer agrees to develop and implement aretail attraction and marketing
plan for the 22,479 square feet of retail_and service commercial space located on
the first floors of the office and-residential buildings. The plan shall identify the
types of retail desired, the marketing strategy to attract the retail, and strategies to
retainthe retail. The retail attraction and marketing plan shall be in accordance
with the approved Retail Action Plan for the Rosslyn-Ballston Corridor, dated
January 2001. The retail attraction and marketing plan shall be reviewed and
approved by the Department of Economic Development before being submitted to
the Zoning Administrator. The above-grade building permit shall not be issued
until documentation has been provided to the Zoning Administrator assuring that
the plan has been approved by the Department of Economic Development. Any
change in the use of the retail space from retail to office or other non-retail use
shall require a site plan amendment.

b. The retail spaces shall be designed and constructed to include interior and exterior
improvements necessary to ensure that they are functional and attractive to
prospective retailers and that they animate the street frontage. These elements
shall include, but are not limited to: approximately 15.75 foot floor to floor
heights, with the exception of the service commercial space that may have an
approximately 12 foot floor to floor height, as shown on the plans dated
December 7, 2011; access to the service corridor/areas as shown on the
architectural plans dated December 7, 2011; direct street frontage and access,
rough-in of utilities, i.e., sprinkler heads, plumbing, electrical wiring, and stubs
for extensions; provision for any venting systems required for any food
preparation or restaurant use; and sufficient transparency of the building facade to
achieve adequate street exposure.

The developer agrees to submit an application for administrative change for any proposal
for retail uses or parking not clearly consistent with the above. Any change in the use of
the retail space from retail to office or other non-retail use shall require a site plan
amendment.

Public art site plan condition

The developer agrees to commission a professional artist to create public art_ on the
subject site for aminimum cost of $75,000, inclusive of artist fees, fabrication,
installation, transportation, artist travel/expenses but exclusive of art consultant fees, fees
for coordinating with artist or with other design professionals on the project (architect,
landscape architect, engineer, etc.), and other in-house costsor fees. The public art shall
respond to the themes and priorities discussed in the Public Art Master Plan (adopted
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December 2004) in support of the goals of the Public Art Policy (adopted September
2000). If the eentribution commissioning is made more than 12 months after site plan
approval, the eentribution commissioned amount will be adjusted based on the Consumer
Price Index.

The developer agrees to obtain the approval of the County Manager for the process to be
followed in the selection of artist, art proposal development, maintenance plan, placement
and design of informational signage in accordance with Public Art Program signage
specifications, and then to implement that approved process. The developer agrees to
notify the County Manager when the artist selection process is about to begin. The
County Manager at his’her option may, within 15 business days following receipt of this
notification, request that a panel process be undertaken and designate panel membersto
be included or artiststo be considered. If requested, the developer agreesto use a panel
to select the artist and the art. The panel used by the developer will consist of at least
three persons, up to two of whom may be professional artists or arts professionals, as
defined by the County, and should include representatives from the developer’s project
team, including architect, landscape architect and other design professionals. The
developer agreesto included in its panel those persons designated by the County
Manager and to compensate them at areasonable hourly rate agreed to by that individual.

The selection panel will consider at least three different artists for the commission,
including any named by the County Manager as set forth in this condition. The developer
agrees that artists who are currently under contract in the County will not be eligible for
commissions for public art within four years after the time of signing a contract or
otherwise being initially engaged to create public art The developer agrees to present its
or the panel’ s choice of artist to, and obtain approval of this choice from the Arlington
Commission for the Arts/Public Art Committee (ACA/PAC), prior to issuance of the
Clearing and Grading Permit. The developer further agreesto present the art proposal to,
and obtain approval from, the ACA/PAC prior to issuance of the Excavation/Sheeting
and Shoring Permit. The art proposal shall consist of visual and written representations
of the public art and its proposed location within the site, list of materials, proposed
maintenance plan, and an itemized budget. The developer further agrees to resubmit the
art proposal to reflect any revisions made in response to any recommendations made by
ACA/PAC to the County Manager prior to issuance of the Footing to Grade Permit. The
public art shall be installed prior to the issuance of the Certificate of Occupancy for the
top floor of the building.

In order to prevent the public art from conflicting with other elements of the site plan, the
developer also agrees to represent the public art on the landscape plan, building elevation
or other plan that represents the site of the art, in the normal course of submission of such
plans as provided for in these site plan conditions. The plan(s) on which the art is
represented will be determined based upon the art’s chosen location within the site plan.

The developer may choose to make a contribution of $ 75,000 to the Public Art Fund to
fund County-initiated public art projects in the Clarendon metrofer-ether-specified station
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67.

areain lieu of commissioning public art through the process set forth above. Such
contribution shall be made to the Public Art Fund prior to issuance of the first above
grade building permit. If the contribution is made more than 12 months after site plan
approval, the contribution amount will be adjusted based on the Consumer Price Index.

After-hoursParking in Office Garages

The developer agrees to make al-parking the upper three levels in the garage available to
the public for parking after standard office hours (weekday evenings after 6:00 p.m.,
Weekends and al Iegal holldays) until 12:00 midnight or until the close of business of

manaqement system, if the qaraqe exceeds 85% occupancy during nights and weekends,

for the purpose of increasing the supply of available shared parking in the garage after the
standard office hours of the building as stated above. The developer agrees to submit and
obtain approval from the Zoning Administrator for the provision of any parking
management system to be employed after standard office hours which shall be reflected
in an amendment to the Parking Management Plan required by Condition #51. The
developer further agrees that no portion of the public right-of-way be utilized in support
of this parking management system.

Affordable Housing Contribution

The developer agrees to comply with Subsection 36.H.6.0f the Zoning Ordinance,

“ Affordable Dwelling Units for Increased Density Within General Land Use Plan.” Prior
to the issuance of the first Certificate of Occupancy for the project, the developer shall
have submitted to and obtained from the County Manager confirmation or approval of the
developer’s finalized plan for meeting the requirements of the affordable housing
ordinance, and shall have executed all necessary documents to implement the approved
or confirmed plan.

Building Security Requirements

a The developer agrees to coordinate with County staff on the design of exterior
building security measures in order to limit or mitigate any adverse impacts that
these measures may have on the project's urban design (including street and retail
base) and streetscape. All exterior building security measures shall be shown on,
and approved as part of, the final site development and landscape plan and the
approved facade treatment plan. The base of the buildings, as shown in the
drawings dated December 7, 2011, and consistent with Condition #64 above, have
been designed to accommodate retail uses and provide interest and activate the
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70.

streetscape. Any change in the use and design of the base resulting from any
proposal for exterior building measures shall require a site plan amendment.

b. The developer agrees that it is the policy of the County to maintain the maximum
number of on-street parking spaces around the perimeter of a site, and that it will
not remove or reduce the number of on-street parking spaces around the perimeter
of asite whether at the request of the developer or atenant or otherwise.
Accordingly, the developer agreesthat it shall notify tenants of the aforesaid
policy prior to execution of any lease with a tenant.

Phasing Plan

The developer agrees to obtain approval of the County Manager of a phasing plan prior to
the issuance of any building permits for the site plan, and to implement the approved
plan. During the phasing of construction, the developer further agrees to appropriately
maintain the site and any buildings located within it. This shall include, but not be
limited to, maintaining landscaping, keeping the grass mowed, and removing litter and
debris from the site. Until the buildings are demolished, the developer agrees to maintain
access on the site for fire emergency vehicles. |mprovements required by these site plan
conditions shall be constructed in phases, consistent with the phasing plan for
construction of the project. Any changes in the project phasing shall require a new
phasing plan approved by the County Manager prior to the issuance of any permits.

Enclosure of Balconies

The developer agrees that no balconies, other than those identified in the approved site
plan, shall be enclosed. Enclosure of any additional balconies shall constitute additional
gross floor area and shall require a site plan amendment.

LEED Creditsand Sustainable Design Elements

a The developer agreesto include a LEED® Accredited Professional (LEED-AP) as
amember of the design and construction team. The team will incorporate
sustainable design elements and innovative technologies into the project so that
numerous project components will earn the developer points under the U.S. Green
Building Council’s LEED green building rating system. Specifically, the
developer agrees to meet the requirements for all LEED Prerequisites and achieve
at least the number of LEED credits necessary to achieve LEED certification at
the Silver level using the LEED CS version 2009 green building rating systemin
place on the date on which the site plan project is accepted by the County through
the Admin Reg 4.1 process, or amore recent version as approved by the County
Manager. At least four (4) points from LEED EA Credit 1, “Optimize Energy
Performance,” shall be included in the certification of the project. The developer
also agreesto achieve LEED SS Credit 9, “Tenant Design and Construction
Guidelines” and will provide the guidelines to all new tenants prior to tenant fit

out design.
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The developer agrees to fulfill the following before issuance of the indicated
permit:

d. Report Submittals- The developer further agrees to submit to the Department of
Environmental Services (DES) (with notification of submission to the Zoning
Office), reports prepared by the LEED-AP and documentation upon request to
substantiate the report. Such reports will be submitted prior to the issuance of the
following permits or certificates of occupancy for construction of the project and
will summarize the efforts to date of the inclusion of the sustainable elements
within the project:

Demolition, Clearing & Grading Permit

Excavation/Sheeting & Shoring Permit

Above-Grade Building Permit

Shell and Core Certificate of Occupancy

Partial Certificate of Occupancy for occupancy of the last floor of space

Master Certificate of Occupancy
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e. Thedeveloper agreesto provide certification by a LEED-AP within ninety (90)

days after the issuance of the first certificate of occupancy for any part of the last
floor of building. The certification shall state that al the prerequisites and the
minimum number of LEED credits, as set forth above in the reporting
mechanisms, have been incorporated into the respective building and that, in the
professional’ s opinion, the project will qualify for at least aLEED Silver
Certification as outlined in the LEED CS version 2009 rating System or a more
recent version. At the request of staff, the developer agrees to accommodate site
visits to verify LEED progress. The developer also agrees to submit all
appropriate documentation to the USGBC (or their designee) for review and
evaluation for LEED certification.

Prior to the issuance of the first partial certificate of occupancy for any space on
the last floor of space for which a certificate of occupancy is issued, the developer
agrees to provide to the County financial security (in the form of abond or letter
of credit or other form approved by the County Attorney) in the amount of
$295,760 [($40 per s.f.) x (7,394 s.f. of LEED bonus density)] guaranteeing that,
within twenty-four (24) months from the date of the issuance of the first
certificate of occupancy for tenancy of any part of the last floor of the building,
the developer will have received from the U.S. Green Building Council its LEED
Silver certification. If the total number of LEED points earned during
certification is less than the number of points required to achieve the agreed upon
LEED certification level, the developer shall automatically forfeit a percentage of
the financial security as follows:

Points missed Percentage of financial security forfeited
1-2 25%
3-4 50%
5-6 75%

For each building, should the developer miss fsix{6)}-ermerepointsfor LEED-
NC-erseven (7) or more points ferLEEDB-CS}; within the twenty-four (24) month

period (unless due to delay related solely to the USGBC), the developer shall
automatically forfeit 100 percent (100%) of the security. The forfeited amount
shall be paid to the County within 30 days of the date of notification from the
USGBC. The developer agreesthat the County may take any amounts due under
the condition out of the financial security as deposited with the County.

. The developer agrees to provide a complete ENERGY STAR Portfolio Manager

report (or equivalent as approved by the County Manager or designee) as outlined
in County guidelines titled Submission Requirements for Ste Plans with Portfolio
Manager Proffers for the project each year for a period of five (5) years. The first
report shall be due on or before January 31 of the first year following issuance of
the partial certificate of occupancy of the last floor of space.
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h. The developer agrees that the LEED points referenced in this condition refer-te
the version-of LEED-in-use onthe date of site plan-aceeptance LEED CS version
2009 and apply to all buildings in the development project. Any changesto the
point valuations incorporated into future updates to the LEED Green Building
Rating System must equal or exceed the requirements outlined in version of
LEED in use on the date of site plan acceptance.

The developer agrees to permit the County Manager or his’her designee to access
the USGBC records for the project, and to provide the County Manager with such
authorization as may be necessary to allow such access. Should there be a dispute
between the County and the developer as to whether any sustainable element has
properly been included in the development so asto qualify for the applicable
number of LEED rating system points, the County and the developer will select a
mutually agreeable third-party LEED-accredited individual, or other person with
substantial experience inthe LEED system as approved by the County Manager,
and accept the determination of that individual asto whether the developer has
qualified for those points. If the third-party person determines that the sustainable
element has properly been included, the County will issue the permit. Such a
determination shall in no way relieve the developer of the obligation to achieve
the level of certification called for in this condition.

Public Use-and Access Easements

The developer agrees to grant permanent public use-and access easements, in aform
acceptable to the County Attorney and County Manager, to the County Board of
Arlington County providing for public use-and access to the plaza in the southern portion
of the site along Washington Boulevard. The final location of the easements may change
with the preparation of the final building plans. The developer agreesto construct and
landscape these areas, as shown on plans dated December 7, 2011 and made a part of the
public record on January 21, 2012. Final landscape design and installation shall be
approved by the County Manager as part of the final site development and landscape
plan. Construction and landscaping of these areas shall be completed prior to the
granting of the easements. Granting of the public use-and access easements shall be
completed prior to the issuance of the first certificate of occupancy for the building. The
easements shall be granted by deed, in form and substance acceptable to the County
Manager, and shall be recorded among the land records of the Clerk of the Circuit Court
of Arlington County. The developer shall be responsible for maintaining these aress.

Refuse Delivery to County Disposal Facility

The developer agreesto deliver all refuse, as defined by the Arlington County Code, to
an operating refuse disposal facility designated-by mutually acceptable to the County
Manager_and the developer. Any facility designated by the County Manager will have
competitive rates a or below other facilities in the region otherwise available to the
developer. The developer agreesthat if it intendsto deliver its refuse from this project to
afacility other than the disposal facility designated by the County Manager, then the
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developer will submit that decision in writing to the DES Solid Waste Bureau along with
a comprehensive cost analysis justifying the developer’s decision. The developer further
agrees to gipulate in any future lease or property sale agreements and deeds that all
tenants or property owners shall also comply with this requirement for the life of the site
plan.

Towing of Impermissibly Parked Vehicles

The developer agrees to have, as a part of its parking management plan, provisions
relating to the towing of impermissibly parked vehicles. Such provisions shall include,
but not be limited to:

a Requirements for signage at the developer’ s parking lot(s) providing notice of all
applicable parking restrictions enforced by towing, the location of the towing
contractor(s)’ impoundment yard, and the name and telephone number of the
developer’s on-site representative responsible for towing-related complaints, as
well as the telephone number of the Arlington County Office of Citizen and
Consumer Affairs,

b. Disclosure by the developer and its towing contractor(s), a the developer’s
parking lot(s), of all fees and charges for towing; and

C. Evidence that the developer has a contract with the towing contractor that requires
the towing contractor to clearly display all fees and charges for towing.

Speed Bumps at Garage Exit Ramps

The developer agreesto install speed bumps adjacent to the top of garage exit ramps at
locations where ramps abut the pedestrian sidewalk, in order to slow vehicular traffic
prior to vehicles crossing the sidewalk. The locations of the speed bumps shall be shown
on the site engineering and building plans approved by the County Manager. The garage
doors shall be setback from the sidewalk a minimum distance of six (6) inches.

Intentionally Omitted

Public Safety Radio Communications

The developer agreesto install and maintain in operable condition, in a manner
acceptable to the County Manager, an internal antenna/amplifier system that permits
public safety radio communications to transmit in the 806-825 MHz frequency and to
receive in the 851-870 MHz frequency from all areas within the building. The developer
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agrees to provide documentation in the approved electrical engineering drawings that
adequate accommodations have been made in the building to meet this requirement.

Historic Building Deconstruction

The developer agrees to develop and implement a plan, prior to the issuance of the
Clearing and Grading or Demolition permit, for the salvage and recycling of building
elements and materials from the existing building(s) proposed to be demolished or
deconstructed in the event the site contains a building that is identified and/or surveyed
by Arlington County’ s Historic Preservation Program. The developer agrees to contact
and permit the staff of the Historic Preservation Program to inspect the property and the
existing building(s) to identify those historic building elements and materials to be
salvaged. Provisions for such salvage shall be incorporated into the plan. The developer
agrees to pay for arecycling contractor or other licensed contractor to have the identified
building elements and materials that are marked for salvage to be removed from the
building and the site.

Power Door Openers

The developer agreesto install power door openers for the main pedestrian entrances to
the residential office buildings. In addition, at the secure interior doors, the developer
agrees that call boxes, if used, shall be mounted and measured at a height that alows for
hands-free remote capability. The entrancesto the lobby of the residential office
elevators from the first level of the parking garage will have automatic door openers.
These items shall be installed and functional prior to issuance of any certificate of
occupancy for tenancy of the building.

Parking M eters

The developer agrees to contribute the cost, up to a maximum of $24,000, for installation
of multi-space parking meters along the project’s frontage. The number of meters and the
amount of the cost of installation will be determined by the County Manager prior to
approval of the Final Engineering Plan and the resulting contribution shall be paid by the
developer in one installment prior to the issuance of the first Certificate of Occupancy for
the first phase of the project.

Canopies and Awnings

The developer agreesthat it will not construct or permit to be constructed any structures
within areas dedicated, or to be dedicated, as public sidewalk easements and public
sidewalk and utilities easements pursuant to the conditions of this site plan, except
canopies, awnings and/or other similar architectural details as depicted in the final site
plan on the face of the building (“canopies and awnings”), within such easement areas,
provided that all such canopies and awnings shall be consistent with the final design and
site engineering plans approved by the County Manager. Such canopies and awnings
shall also, among other requirements, meet the following minimum standards. each
canopy or awning shall (i) be suspended from the face of a building or structure; (ii) have
no ground supports; (iii) extend no more than six (6) feet into the adjoining public
sidewalk easement or public sidewalk and utility easements, with the exception of the bus
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stop awning at the northeastern corner of the building along North Garfield Street and
11" Street North, which may extend from the face of the building at a variable distance
without encroaching into the public right-of-way; (iv) contain no permanent fixtures,
such as, among other things, fans, heaters and sprinklers, with the exception of HVAC
vents as long; (v) extend no more than six feet in any location from the face of the
building to the outer edge of the canopy or awning, with the exception of the bus stop
awning at the northeastern corner of the building along North Garfield Street and 11"
Street North, which may extend from the face of the building at a variable distance
without encroaching into the public right-of -way; (vi) extend into the easement area no
further than to apoint that is five feet behind the back of the curb line; (vii) not be located
in the clear space above any utility vault; and, (viii) maintain a clearance of at least eight
feet above the public sidewalk to the lowest part of the canopy or awning, provided, that
if such canopy or awning incorporates a sign, the canopy or awning and the sign shall
meet all applicable zoning ordinance provisions.

In the event such canopies and awnings are approved by the County Manager as part of
the final site plan, the developer further agrees for itself, its successorsin title and
interest, and assigns, to indemnify and hold harmless the County Board of Arlington
County, Virginia and County officials, officers, employees, and agents from all claims,
negligence, damages, costs and expenses arising from the canopies and awnings. The
developer agreesthat, in the event of an emergency, the County may remove the canopy
or awning and shall not be liable for any loss or damage to the canopy, awning or
building that may result from such removal. In such event, the County shall not be
responsible for replacing such canopy or awning.

The developer agreesthat in the event of need for routine utility work in the area of a
canopy or awning, or need for County infrastructure repairs in the regular course of
business in the area of the canopy or awning, the County may, by written notice delivered
to the developer, require the developer, at the developer’s sole cost and expense, to
remove the canopy or awning within fourteen (14) days of delivery of said notice. The
developer further agreesthat, if the canopy or awning is not removed within fourteen (14)
days of delivery of said notice, the County may, at the sole cost and expense of the
developer remove the canopy or awning and the developer agrees that the countyshall not
be liable for any loss or damage to the canopy, awning or building that may result from
such removal, or for replacing such canopy or awning.

The developer agreesthat, if the County Manager determines that any canopy or awning,
whether or not approved, interferes with public access or is otherwise inconsistent with
the public welfare, zoning ordinance requirements, or future development, the developer
agreesto, at its sole cost and expense, to remove the canopy or awning and fully restore
any affected surface areas of the canopy, building or easement. The developer agrees to
complete removal of any canopy or awning upon notice of the County Manager’s
determination. The developer agrees that, if the developer fails to remove the canopy or
awning within the time specified, the County may remove the canopy or awning, at the
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expense of the developer, and that the County shall not be liable for any loss or damage
that may occur as a result of such removal.

Frontage Preservation Easement

The developer agrees to record a permanent frontage preservation easement (hereafter
referred to asthe “Easement”) over the building frontage area of the former McQuinn's
Sporting Goods Store/ABC Store (1039-1041 North Highland Street; RPC# 18-026-004)
(hereafter referred to asthe “Frontage Preservation Building”) prior to issuance of the
Clearing, Grading and Demolition Permit. The developer further agrees that the
Easement shall be subject to review and approval by the County Manager, and shall run
with the land and be for the benefit of the County Board or to another entity mutually
acceptable to the owners of the facade preservation building and the County Manager.
The developer agrees that the Easement shall run with the land and require the developer
to deconstruct, reconstruct and thereafter preserve and maintain the frontage of the
Frontage Preservation Building, subject to the terms of this condition, and as depicted in
the final site plan. The Easement shall not require the developer to preserve any aspects
of the interior of the Frontage Preservation Building. The Easement may permit
modifications to be made to the Frontage Preservation Building, as specifically set forth
below. This Easement will allow the commercial signage and awnings on the Frontage
Preservation Building to be changed, provided that such signage/awnings otherwise
comply with the Arlington County Sign Ordinance or are permitted in a comprehensive
sign plan for SP #418, and provided that signage color may be subject to commercially
reasonable standards customarily applied with respect to commercial signage on historic
properties. The developer agrees that the Easement may permit modifications to the
exterior of the Frontage Preservation Building either (i) as required by insurance carriers
for insurance on the Frontage Preservation Building or businesses contained therein, or
(i) asrequired by, or according to standards set forth in, any Federal, state or local laws
(such as ADA, etc.). The developer also agrees that the Easement terms may permit the
owners to maintain, repair or replace any exterior features with features that are identical
asto design, materials, and decoration. The Easement shall permit other exterior
modifications proposed by the developer of the Frontage Preservation Building if, after
review by and with input from the Historical Affairs and Landmark Review Board
(HALRB) the County Manager determines that the modifications will not be detrimental
to the historic nature of the Frontage Preservation Building as it existed prior to
acceptance by the County Board or other identified entity. The developer may receive
any available tax credits as a result of any improvements or renovations that are
performed to the exterior or the interior of the Frontage Preservation Building. The
Easement will provide that the developer specifically agrees that no work shall be
performed on the exterior of the Frontage Preservation Building prior to the recording of
Easement, except as outlined above, and that the County may take such actions as it
deems necessary, to include the issuance of a stop work order for the entire project
subject to SP #418, if the developer fails to comply with this condition.

Walgreens/K enyon Peck Building Preservation Easement
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Condition to be provided in the supplemental report following HALRB review of the

82B.

preservation easement at their January 18, 2012 meeting.

Boulevard Woodgrill/Faccia L una Building Preservation Easement
Condition to be provided in the supplemental report following HALRB review of the

83A.

preservation easement at their January 18, 2012 meeting.

Walgreens/K enyon Peck Transferred Density
Additional unused density available from the Walgreens/K enyon Peck store (2825

83B.

Wilson Boulevard/RPC# 15-065-001, -011, -012, -013, -016, -017) certified in the
amount of 69,464 square feet of commercial GFA shall be transferred to SP #418
consistent with County Board approval of a Transfer of Development Rights on January
21, 2012. Prior to the issuance of the Footing to Grade Permit, the developer agrees to
provide evidence to the Zoning Administrator that the appropriate deeds, have been
recorded among the land records transferring such density as described above.

Boulevard Woodgrill/Faccia Luna Transferred Density
Additional unused density available from the Boulevard/Faccia Luna restaurants (2901

Wilson Boulevard/RPC# 15-066-019) certified in the amount of 74,747 square feet of
commercial GFA shall be transferred to SP #418 consistent with County Board approval
of aTransfer of Development Rights on January 21, 2012. Prior to the issuance of the
Footing to Grade Permit, the developer agrees to provide evidence to the Zoning
Administrator that the appropriate deeds have been recorded among the land records
transferring such density as described above.

TDR Sending Site Sidewalk/Street and Utility Easements

The developer agrees, prior to issuance of the Footing to Grade Permit, to cause the
dedication and recordation of sidewalk easements on the Boulevard Woodgrill/Faccia
Luna TDR Sending Site located at 2901 Wilson Boulevard, RPC# 15-066-019 (hereafter
referred to asthe “Boulevard Woodgrill TDR Sending Site”). The developer further
agrees that the easements to be dedicated shall provide a) the additional area necessary to
provide a six foot wide sidewalk and utility easement along the property’ s entire southern
boundary adjacent to Wilson Boulevard; b) the additional area necessary to provide a six
foot wide sidewalk and utility easement along the property’ s entire eastern boundary
adjacent to North Fillmore Street; and ¢) astreet and utility easement of variable width,
as measured from the eastern property boundary in North Fillmore Street westward to the
back of the existing curb. The developer agrees that sidewalk and utility easements to be
granted may permit existing, and approved, uses within the easement areas so long as the
retail spaces remain under lease to the tenants occupying the retail spaces at the time of
recordation of said easements, and no longer. The developer further agrees that the
easement will provide that upon termination of the aforementioned |eases for each
respective retail space, the new tenant(s) shall not be permitted to locate any structures, or
operate any uses, within the easement areas without separate authorization by way of
County Ordinance or County Board approval.
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Previous County Board Actions

December 10, 2011

3001 Washington Boulevard (Penzance) Site Plan #418
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Deferred a) TDR certification of
2825 Wilson Boulevard as an
eligible Sending Site; b) TDR
certification of 2901 Wilson
Boulevard as an eligible Sending
Site; ¢) TDR certification
transferring density from 2825
Wilson Boulevard to SP #418; d)
TDR certification transferring
density from 2901 Wilson Boulevard
to SP#418; d) SP #418 to permit
redevelopment of the subject site
with 284,012 s.f. of office use and
22,479 sf. of ground-floor retail use
with modifications of use.
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41 SITE PLAN APPLICATION 06/13/11
DD PROGRESS SET oo
4. SITE PLAN APPLICATION. 09/02/11
41 -SPRC HEARING
ESPONSE

RE 10/05/11
4.1 - SPRC HEARING

RESPONSE 17031
4.1 - SPRC HEARING

RESPONSE 11/08/11
PRE-COUNTY BOARD FINAL

4.1 SITE PLAN FILING 12/07/M1

@211 NORITAKE _Project No: D110

Professional Seal
ARCHITECTURAL
PERSPECTIVES

Scale: NIS.

A-292A



CORNER of NORTH HIGHLAND STREET and WASHINGTON BOULEVARD

NORTH HIGHLAND STREET at 11TH STREET N. and WASHINGTON BOULEVARD

EYE LEVEL VIEW at NORTH HIGHLAND STREET

CORNER of NORTH HIGHLAND STREET and GARFIELD STREET

NORITAKE

associates

606 PRINGE STREET.  ALEXANDRIA VA 22314
7037399366 F.703730.9481

Civil/ Landscape

Bowman Consulfing

Group, Ltd.

2121 Eisenhower Ave.
ite 302

Alexandria, VA 22314
w 703.548.2188

703.683.5781
Structural

Fernandez & Associates
structural Engineers, P.C.
101 Park Washington Court
Falls Church, VA 22046-4519

w  703.533.7700
w  703.534.0319

MEP
GHT, Ltd.

1010 N. Glebe Rd.
Suite 200
Arlington, VA 22201

W 703.243.1200
w  703.276.1376

3001

WASHINGTON
BOULEVARD

3001 Washington Biva,
Arlngton, VA 22201

Penzance
Management L.L.C.
2400 N. Sireel, NLW., Suite 600
Weshngton, D.C. 20037
Tel: 202.339.8850

4.1 PRE-SUBMISSION 03/14/m

4.1 PRE-SUBMISSION
ARUNGTON COUNTY 04/01/11
41 PR ISSION

INITIAL COMMENTS 0s/11/1

41 SITE PLAN APPLICATION 06/13/11
DD PROGRESS SET oo
4. SITE PLAN APPLICATION. 09/02/11
41 -SPRC HEARING
ESPONSE

RE 10/05/11
4.1 - SPRC HEARING

RESPONSE 17031
4.1 - SPRC HEARING

RESPONSE 11/08/11
PRE-COUNTY BOARD FINAL

4.1 SITE PLAN FILING. 12/07/M1

@211 NORITAKE _Project No: D110
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ARCHITECTURAL
PERSPECTIVES

Scale: NIS.

A-2928B



SIDEWALK LOOKING EAST on 11TH STREET NORTH

VIEW of EAST FACADE along NORTH GARFIELD STREET

CORNER of 11TH STREET NORTH & NORTH GARFIELD STREET

LOOKING NORTHEAST along WASHINGTON BOULEVARD

NORITAKE

associates

606 PRINGE STREET.  ALEXANDRIA VA 22314
7037399366 F 703730481

Civil / Landscape
Bowman Consulfing
Group, Ltd.

2121 Eisenhower Ave.
Suite 302

Alexandria, VA 22314
7035482188

o 703.683.5781
Structural

Fernandez & Associates
structural Engineers, P.C.

101 Park Washington Court
Falls Church, YA 22046-4519

w  703.533.7700
w  703.534.0319

MEP
GHT, Ltd.

1010 N. Glebe Rd.

Suite 200

Arlington, VA 22201

W 703.243.1200
703.276.1376

3001

WASHINGTON
BOULEVARD

3001 Washington Biva,
Arlngton, VA 22201

Penzance
Management L.L.C.
2400 N. Sireel, NLW., Suite 600
Weshngton, D.C. 20037
Tel: 202.339.8850

4.1 PRE-SUBMISSION 03/14/m

4.1 PRE-SUBMISSION
ARUNGTON COUNTY 04/01/11
4.1 PRESUBMISSION

INITIAL COMMENTS 0s/11/1

4.1 SITE PLAN APPLICATION 06/13/11

DD PROGRESS SET o7/01/1
4.1 SITE PLAN APPLICATION 09/02/11

41 - SPRC HEARING

RESPONSE 10/05/11

4.1 - SPRC HEARING

RESPONSE 17031

4.1 - SPRC HEARING

RESPONSE 11/08/11

PRE-COUNTY BOARD FINAL

4.1 SITE PLAN FILING 12/07/M1

@211 NORITAKE _Project No: D110
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ARCHITECTURAL
PERSPECTIVES

Scale: NIS.
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VIEW LOOKING NORTHWEST along WASHINGTON BOULEVARD

EYE LEVEL VIEW at WASHINGTON BOULEVARD & NORTH GARFIELD STREET

VIEW LOOKING NORTHWEST - NORTH GARFIELD FACADE

SIDEWALK LOOKING NORTH on NORTH GARFIELD STREET

NORITAKE

associates

606 PRINGE STREET.  ALEXANDRIA VA 22314
7037399366 F.703730.9481

Civil / Landscape

Bowman Consulfing

Group, Ltd.

2121 Eisenhower Ave.
ite 302

Alexandria, VA 22314
w 703.548.2188

703.683.5781
Structural

Fernandez & Associates
structural Engineers, P.C.
101 Park Washington Court
Falls Church, VA 22046-4519

w  703.533.7700
w  703.534.0319

MEP
GHT, Ltd.

1010 N. Glebe Rd.
Suite 200
Arlington, VA 22201

W 703.243.1200
w  703.276.1376

3001

WASHINGTON
BOULEVARD

3001 Washington Biva,
Arlngton, VA 22201

Penzance
Management L.L.C.
2400 N. Sireel, NLW., Suite 600
Weshngton, D.C. 20037
Tel: 202.339.8850

4.1 PRE-SUBMISSION 03/14/m

4.1 PRE-SUBMISSION
ARUNGTON COUNTY 04/01/11
4.1 PRESUBMISSION

INITIAL COMMENTS 0s/11/1

41 SITE PLAN APPLICATION 06/13/11
DD PROGRESS SET oo
4. SITE PLAN APPLICATION. 09/02/11
41 -SPRC HEARING
ESPONSE

RE 10/05/11
4.1 - SPRC HEARING

RESPONSE 17031
4.1 - SPRC HEARING

RESPONSE 11/08/11
PRE-COUNTY BOARD FINAL

4.1 SITE PLAN FILING 12/07/M1
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CORNER of NORTH HIGHLAND STREET and WASHINGTON BOULEVARD EYE LEVEL VIEW at NORTH HIGHLAND STREET

LOOKING EAST at WASHINGTON BOULEVARD & NORTH HIGHLAND STREET

NORITAKE

associates

Civil / Landscape

Bowman Consulting

Group, Lid.

2121 Eisenhower Ave

Suite 302

Alexandria, VA 22314

. 703.548.2188
703.683.5781

Structural

Fernandez & Associates

Structural Engineers, P.C.

101 Park Washington Court
Falls Church, VA 22046-4519

= 703.533.7700
P 703.534.0319

MEP

GHT, Ltd.

1010 N. Glebe Rd.
Suite 200
Arlington, VA 22201

w  703.243.1200
o 703.276.1376

3001

WASHINGTON
BOULEVARD

3001 Washington Blvel
Avington, VA 22201

Penzance
Management L.L.C.
2400 N, Siree, N.W., Suile 400
Washingon, D.C. 20037
Tel: 202.339.8380

4.1 PRESUBMISSION 03/14/11

4.1 PRESUBMISSION
ARUNGTON COUNTY 04/01/11
4.1 PRESUBMISSION

INITIAL COMMENTS 05/11/11

41 STE PLAN APPLICATION. 08/13/1

DD PROGRESS SET oo

4.1 STE PLAN APPLICATION. 09/02/11

41-SPRC HEARNG
e

RESPONSE 10/05/11
41 - SPRC HEARING.

RESPONSE 1031
4.1 - SPRC HEARING.

RESPONSE 11/08/11
PRE-COUNTY BOARD FINAL

4.1 SITE PLAN FILNG. 120711
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1

WASHINGTON BLVD. ELEVATION (SOUTH)

N.TS.

NORITAKE

associates

605 PRINGE STREET, ~ ALEXANDRIA, VA 22314
7037399366 F 703730481

Civil/ Landscape
Bowman Consulfing
Group, Ltd.

2121 Eisenhower Ave.
Suite 302

Alexandria, VA 22314
7035482188

o 703.683.5781

Structural

Fernandez & Associates
Structural Engineers, P.C.
101 Park Washington Court
Falls Church, VA 22046-4519

w  703.533.7700
w  703.534.0319

MEP
GHT, Ltd.

1010 N. Glebe Rd.
Suite 200

‘Arlington, VA 22201
w  703.243.1200
o 7032761376

3001

WASHINGTON
BOULEVARD

3001 Washington Biva,
Arlngton, VA 22201

Penzance
Management LL.C.
2400 N. Sireel, NLW., Suite 400
Washngton, D.C. 20037
Tel: 202.339 8380

4.1 PRE-SUBMISSION 031411

4.1 PRE-SUBMISSION
ARLUNGTON COUNTY 04/01/11
4.1 PRESUBMISSION

INITIAL COMMENTS 0s/11/11

4.1 SITE PLAN APPLICATION. 06/13/11

DD PROGRESS SET 07/01/11
4.1 SITE PLAN APPLICATION. 09/02/11
41 - SPRC HEARING

RESPONSE 10/05/11
4.1 - SPRC HEARING

RESPONSE 170311
4.1 - SPRC HEARING

RESPONSE 11/08/11
PRE-COUNTY BOARD FINAL

4.1 SITE PLAN FILING 120711

2011 NORITAKE _Project No: D1101
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OPTION 1

Scale: NIS.
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1

WASHINGTON BLVD. ELEVATION (WEST)

N.TS.

NORITAKE

associates

Civil/ Landscape
Bowman Consulfing
Group, Ltd.

2121 Eisenhower Ave.
Suite 302

Alexandria, VA 22314
7035482188

o 703.683.5781

Structural

Fernandez & Associates
Structural Engineers, P.C.
101 Park Washington Court
Falls Church, VA 22046-4519

w  703.533.7700
w  703.534.0319

MEP
GHT, Ltd.

1010 N. Glebe Rd.
Suite 200

‘Arlington, VA 22201

w  703.243.1200

o 7032761376

3001

WASHINGTON
BOULEVARD

3001 Washington Bivd.
Arlngton, VA 22201

Penzance
Management LL.C.
2400 N. Sireel, NLW., Suite 400
Washington, D.C. 20037
Tel: 202.339.8380

4.1 PRE-SUBMISSION 0314

4.1 PRE-SUBMISSION
ARLUNGTON COUNTY 04/01/11
4.1 PRESUBMISSION

INITIAL COMMENTS 0s/11/11

4.1 SITE PLAN APPLICATION 06/13/11

DD PROGRESS SET 07/01/11
4.1 SITE PLAN APPLICATION. 09/02/11

41 - SPRC HEARING

RESPONSE 10/05/11

4.1 - SPRC HEARING

RESPONSE 170311

4.1 - SPRC HEARING

RESPONSE 11/08/11

PRE-COUNTY BOARD FINAL
4.1 SITE PLAN FILING 120711

@211 NORITAKE _Project No: D1101
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1

WASHINGTON BLVD. ELEVATION (NORTH)

N.TS.

NORITAKE

associates

Civil/ Landscape
Bowman Consulfing
Group, Ltd.

2121 Eisenhower Ave.
Suite 302

Alexandria, VA 22314
7035482188

o 703.683.5781

Structural

Fernandez & Associates
Structural Engineers, P.C.
101 Park Washington Court
Falls Church, VA 22046-4519

w  703.533.7700
w  703.534.0319

MEP
GHT, Ltd.

1010 N. Glebe Rd.
Suite 2
‘Arlington, VA 22201
703.243.1200
o 7032761376

3001

WASHINGTON
BOULEVARD

3001 Washington Bivd.
Arlngton, VA 22201

Penzance
Management LL.C.
2400 N. Sireel, NLW., Suite 400
Washington, D.C. 20037
Tel: 202.339.8380

4.1 PRE-SUBMISSION 0314

4.1 PRE-SUBMISSION
ARLUNGTON COUNTY 04/01/11
4.1 PRESUBMISSION

INITIAL COMMENTS 0s/11/11
4.1 SITE PLAN APPLICATION 06/13/11
DD PROGRESS SET 07/01/11
4.1 SITE PLAN APPLICATION. 09/02/11
41 - SPRC HEARING

RESPONSE 10/05/11
4.1 - SPRC HEARING

RESPONSE 170311
4.1 - SPRC HEARING

RESPONSE 11/08/11
PRE-COUNTY BOARD FINAL

4.1 SITE PLAN FILING 120711

@211 NORITAKE _Project No: D1101

Professional Seal
BUILDING
ELEVATION
NORTH

Scale: NIS.
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1

WASHINGTON BLVD. ELEVATION (EAST)

N.TS.

NORITAKE

associates

Civil/ Landscape
Bowman Consulfing
Group, Ltd.

2121 Eisenhower Ave.
Suite 302

Alexandria, VA 22314
w 703.548.2188

e 703.683.5781
Structural

Fernandez & Associates
Structural Engineers, P.C.

101 Park Washington Court
Falls Church, YA 22046-4519
w  703.533.7700

e 703.534.0319

MEP

GHT, Ltd.

1010 N. Glebe Rd.

Suite

Arlington, VA 22201

W 703.243.1200
w  703.276.1376

3001

WASHINGTON
BOULEVARD

3001 Washington Bivd.
Arlngton, VA 22201

Penzance
Management LL.C.
2400 N. Sireel, NLW., Suite 400
Washngton, D.C. 20037
Tel: 202.339.8380

4.1 PRE-SUBMISSION 0314

4.1 PRE-SUBMISSION
ARLUNGTON COUNTY 04/01/11
4.1 PRESUBMISSION

INITIAL COMMENTS 0s/11/11
4.1 SITE PLAN APPLICATION 06/13/11
DD PROGRESS SET 07/01/11
4.1 SITE PLAN APPLICATION. 09/02/11
41 - SPRC HEARING

RESPONSE 10/05/11
4.1 - SPRC HEARING

RESPONSE 170311
4.1 - SPRC HEARING

RESPONSE 11/08/11
PRE-COUNTY BOARD FINAL

4.1 SITE PLAN FILING 12/07/11
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Bowman

CONSULT

Bowman ‘Group, L, Pihene: [703) 548-2168
2121 Eiearhownr Avanue, Suls 202 Fax: (703 63-5781
Algxandnia, Virginka 22314

© Sowrwn Commartng Graup, Ll W oW “Wm

ARLINGTON, VIRGINIA
DEPARTMENT OF ENVIRONMENTAL SERVICES

TREE PIT EXHIBIT @ 11TH STREET NORTH
3001 WASHINGTON BOULEVARD
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SELZER | GURVITCH
[ [ Asomeys et o]

10 August 2011

Penzance Clarendon Assemblage, L.L.C.
c/o The Penzance Companies

Attn: Julia Tolkan & Christopher McGrew
2400 N. Street, NW

Suite 600

Washington, DC 20037

Re:  Consent Letter for filing 4.1 Site Plan Application; Transfer of Development
Rights from 2825 Wilson Boulevard (“Sending Site”) to Proposed Project at 3001
Washington Boulevard (“Receiving Site”)

Dear Julia:

2825 Wilson LLC (“Owner”) hereby acknowledges that it has entered into an Agreement
of Purchase and Sale of Transferable Development Rights with your affiliate Penzance
Properties L.L.C. (“Penzance”), dated 21 June 2011, whereby Owner has agreed to sell the
transferable development rights at the Sending Site to Penzance. As a result, Owner hereby
grants Penzance Clarendon Assemblage, L.L.C authority to include all of its transferable
development rights from the Sending Site in its 4.1 Site Plan Application at the Receiving Site.

We look forward to the successful conclusion of the 4.1 Site Plan process and the
consummation of the transfer of development rights to Penzance.

Sincerely,

2825 Wilson LLC

R* Selzer
naging Member

Z

cc: Nan E. Walsh, Esq.

Selzer Gurvitch Rabin Wertheimer Polott & Obecnhy, P.C.
4416 East West Highway m Fourth Floor m Bethesda, MD 20814-4568
Phone: (301) 986-2600 m Fax:(301) 986-1301 m Toll Free: (888) 986-2600
www.selzergurvitch.com



TITLE COMMITMENT SCHEDULE B — EXCEPTIONS REVIEW CURRENT RECORD DESCRIPTION OF THE SURVEYED PROPERTY NOTES
THE TITLE DOGUMENTS FOR THE SURVEYED PROPERTY HEREN DESORBED PROVIDED BY (NAME OF 1. THE SURVEYED PROPERTY DELINEATED HEREDN IS LOCATED O ARUNGTON GOUNTY TAX ASSESSMENT
MPANY) FOR TITLE NSURAN OF CouMITH CTIVE_DATE: (DATE), AND WITH ALL THOSE CERTAN PIECES OR PARCELS OF LAND, SITUATE. LYING AND BENG IN ARLINGTON COUNTY, VRGINIA, BEING
COUPANY) R T NSURANCE (NUBER OF COUMTUENT) ErTECTVE DATE: (DATE) AW W Al THOSE CERTAN PIECES OR PARCELS OF | MAP 04516 AND IS FIRTIER DENTFIED BY REAL PROPERTY CODE (RPC) AS FOLLOWS,
INSURANCE. COMMITNENT WITH RESPECT T0 THE SURVEYED PROPERTY. pARGEL 1 iy z
o) THE FOLLOWNG ITENS OF AL EXCEPTIONS PERTAIN O THE SURVEYED PROPERTY A &
e R T TR whtTens TS S a0 3 10 HE SURVEYED PROPER LOT 151, SECTON 1. OF THE SUBDIVISON OF LYON VLLAGE: AS THE SAME APPEARS DULY DEDICATED, PLATIED AND e ¢!
RECORDED N DEED BOOK 272, AT PAGE 287, AUONG THE LAND RECORDS OF ARLINGTON COUNTY, VIRGNIA. RoC 2
(8 [ FOLLOWNG ITEkS oF THE SPECAL CXCPTIONS ARE SUREY RELATED MATIERS, PERTAN RPC: 15085017 (10" ALLEY). CURRENTLY ZONED G2 o
THE SURVEYED PROPERTY AND ARE SHOWN ON THE SURVEY UNLESS OTHERMSE EXPLANED AS PARCEL 1
TO HOW THEY AFFEGT THE SURVEYED PROPERTY: 2 THE THE SURVEVED PROPERTY IS NOW IN THE NAWE OF 2825 WILSON LLC. AS RECORDED IN
LOTS NUMBERED 152, 153 AND 154, SECTION 1, A RE-SUBDMSION OF LOTS 151 AND 155 OF SECTION 1 OF THE DEED BOOK 4081 AT PAGE 949 AMONG THE LAND RECORDS OF ARLNGTON COUNTY, VRGNIA
ITEM 4 RESERVATIONS AS SET FORTH N A DEED DATED NOVEMBER 21, 1923 AND RECORDED SUBONISON OF LION VLLAGE AS THE SAME APPEARS BY PLAT ATTAGHED TO ARDEED FROM LYON AND FIOH. e 10 3. _BOUNDARY AND NORTH MERIDIAN NFORMATION AS SHOWN HEREON ARE BASED ON THE PLAT OF RECORD N
R. A QUICK, DATED DECEMBER 6, 1927 AND RECORDED IN DEED BOGK 272, AT PAGE 283 OF THE LAND RECGRDS OF B A N T O e B N, AT =
NOVEMBER 18, 1923 N DEED BOOK 200 AT PAGE 179, (RELEASED AS TO A PORTION ARUNGTON COUNTY, VIRCNIA. ALSO ALL OF LOT NUMBERED 155, SECTION 1| LYON VLLAGE, A RE-SUBDMSION OF LOTS A O S NECOROED, I DEED B0k 200 ALOACE 120 Ju0 .
OF THE PROPERTY BY DEED DATED DECEMBER S, 1944 AND RECORDED JANUARY 3, 155 AND 155-A OF SECTION 1 OF THE SUBDIISION OF LYON VLLAGE, AS THE SAME APPEARS BY PLAT ATTACHED TO g
, CONSULTING GROUP ON AUGUST 21, 2011. W
1945 IN DEED BOOK 658 AT PAGE 367) ANONG THE AFORESAID LAND. RECORDS. A DEED OF TRUST FROM LYON, INC. TO THOMAS B. SEBRELL, TRUSTEE, DATED MAY 12, 1936, AND RECOROED IN DEED
RESTRICTIONS ARE BLANKET IN NATURE AND CANNOT BE PLOTTED ON THE SURVEY. BOOK 388 AT PACE SBO OF THE LAND RECORDS OF ARLINGTON COUNTY, VIRGINIA. v»ﬁﬁm.‘gns;r DATUM IS REFERENCED TO THE PLAT OF RECORD AS RECORDED IN DEED BOOK 200 AT
@D ITEN 5. BULDNG RESTRICTION UNE AS SHOWN ON DEDICATION PLAT IN DEED BOOK 200 AT
-~ PAGE 170 (AS T0 LOT 165), ANONG THE AFORESAID LAND RECORDS. PARCEL Il 5. THE SURVEYED PROPERTY AS SHOWN HEREON IS SUBJECT TO ALL COVENANTS AND RESTRICTIONS OF
ALL THAT CERTAN PIECE AND PARCEL OF LAND STTUATE IN LYON VILLAGE, SECTION 1, ARLINGTON COUNTY, VIRGINIA, RO TILE NSURANGE FROM COMUONWCALTY LA, TR NSIRANGE. COMPRTY AN ‘SOHEDAE 5~ SEGTON 3
FOR TITLE INSURANCE FROM COMMONWEALTH LAND TITLE INSURANGE COUPANY, AND SCHEDULE B N 1
T 6 EASDION GRAVED CHESIPENE AD POTOUAC TACTHONE CONPAN OY o P SeEcam B v SeCmban a1 A JONT AT R o M B CHNR 54, PONT 1 RS MUEACE TR oL e &
D R . ik St OF BEGINNNG NARKNG THE SOUTHWEST CORNER OF LOT 135, SECTION 1, LYON VILLAGE: THENGE WITH WEST LINE OF
:.m PROPERTY SURVEYED BUT IS NOT PLOTTABLE DUE TO THE AMBIGUITIES OF THE LOT 155, 91.7 FEET TO AN ANGLE POINT: THENCE WITH THE NORTHERLY LINE OF LOT 155 AND A NORTHERLY LINE OF THIS PROPERTY IS LOCATED IN FLOOD ZONE *C* (MINMAL FLOODING) AS SHOWN ON THE FLOOD 8
VEYE ABLE LOT 154, 58,92 FEET 10 AN ANGLE POINT IN THE NORTH LINE OF LOT 154; THENGE WTH THE NORTH LINE OF LOTS 154 INSURMNCE RATE MAR FOR ARLNOTON. COUNTT: VRGINA. N PREFARED BY THE FEDERAL EMERGENGY H
AND 183, §7.78 FEET TO AN POINT MARKING THE NORTHEAST CORNER OF LOT 153 AND THE NORTHWEST CORNER OF MANAGEMENT AGENCY, COMMUNITY PANEL NUNBER 515520 0010 B, DATED MAY 3, 1982. 2
LOT 152, SEGTION 1, LYON VILLAGE 132.10 FEET T0 A PONT NARKNG THE NORTHEAST CORNER OF LOT 15% THENGE 2
o A e O o o o e Tar ALONG THE ARC OF A 2607°40" DEGREE CURVE 1O THE LEFT TO A POINT NARKING THE SOUTHEAST CORNER OF LOT 7. THE PLANMETRIC FEATURES AS SHOWN HEREON WERE COUPILED FROM CONVENTIONAL SURVEY METHODS. IR
AL 17 A e AFORESID: LIt RECTHOE, LAY EERTAN 0 THE Promeiy 163, SEGTION 1, LYON VLLAGE: THENGE WITH THE SOUTH LINE OF LOT 165, SAID LINE BEING 10 FEET NORTH, AND
SURVEYED BUT IS NOT PLOTTABLE DUE T0 THE AWBIGUITIES OF THE DEED PARALLEL 10, THE NORTH LAE OF LOTS 151 AND 152, 132,08 FEET 10 A PONT MARKMG THE SOUTHAEST comuen of 8 THE NEW METES AND BOUNDS DESCRPTION OF THE SURVEYED PROPERTY AS SHOWN HEREON WAS
LOT 165 AND THE SOUTHEAST CORNER OF PARCEL ‘A", SECTION 1, LYON VILLAGE: THENGE WITH THE SOUTH LINE OF T NEW METES AND BOUNDS DESCRETION ) THE Suve:
ITEN 8, EASEMENT TO CHESAPEAKE AND POTOMAC TELEPHONE COMPANY BY NSTRUMENT PARCEL ‘A", SAD LINE BEING 10 FEET NORTH OF, AND' PARALLEL TO THE NORTH LINE OF LOTS 153 AND 154, 101.20
DATED AUGUST 12, 1924 AND RECORDED JANUARY 12, 1025 IN DEED BOOK 214 AT FEET TO A POINT IN THE EAST LNE OF LOTS 157; THENGE WTH THE EAST LINE OF LOTS 157 AND 136, SAD LINE 9. THE LOCATION OF ALL VISIBLE BUILDINGS, STRUCTURES AND OTHER MPROVEUENTS SITUATED ON THE
PAGE 480 AMONG THE AFORESAID LAND RECORDS. MAY PERTAIN TO THE PROPERTY BEMG 10 FEET FROM_AND PARALLEL TO M THE NORTHERLY LINE OF LOTS 155 AND 154, 70.00 FEET TO A PONT SURVEYED PROPERTY, WHICH HAS BEEN CAREFULLY ESTABLISHED BY THE CLASSFICATION AND SPECIFICATIONS.
B B B e BT or e o WARKING THE SOUTHEAST CORNER OF LOT 156; THENCE WTH THE EAST LNE OF LOT 155-A, SAD LNE BENO 10 FEET FOR CAOASTRAL_SURVEYS ARE CORRECTLY SHOWL
. WEST OF, AND PARALLEL TO, THE WEST LINE OF LOT 155, 95.7 FEET T0 A PONT IN THE NORTH LINE OF WILSON
A7) ITEN 8. RIGHTS OF OTHERS T0 USE A 10 FOOT ALLEY AS SHOWN ON PLATS RECORDED IN BOULEVARD AND THE SOUTHEAST CORNER OF LOT 155-A; THENGE WTH THE NORTH LNE OF WLSON BOULEVARD 10, ALL EASEUENTS AND RIGHTS-OF-WAY APPARENT FROM A CAREFUL PHYSICAL INSPECTION OF THE
T O oK 210 PACE 227, S MeEAFORE S AN REdonas _onoED ACROSS SAID ALLEY FOR A DISTANCE OF 10,00 FEET 1O A POINT AND PLACE OF BEGINNING, SURVEYED PROPERTY, OR AS IDENTIFED IN SCHEDULE B — SECTION i OF THE COMMITMENT FOR TITLE. ARE
. PARGEL IV CORRECTLY SHOWN UNLESS OTHERWSE NOTED.
G0 0. s s T e s 10 foon ey o, o s o D o . i Rt LY W, A 8 AT RS AR T U 05 e s 0 YRS BRI 1O PSS TEET R ST, 2 Y5
ING. THE. AFORESAD LAND RECORDS. d SAID COUNTY IN DEED BOOK 200 AT PAGE 179, AND PARGEL ‘A" RESUBDIVISION OF LOTS 151 TO 155, INCLUSIVE, BULDNGS, STRUCTURES OR OTHER. IMPROVEMENTS, NOR VISIBLE ENCROACHNENTS ON SAID PROPERTY BY
o o T TSI Or LYoy LA s PEN BT KD 0 A WD o PART o A ey VISIBLE STRUCTURES OR OTHER IMPROVEMENTS STUATED ON- ADJONNG REMISES EXCEPT AS SHOWN. VICINITY MAP
o RECORDED AMONG THE LAND RECORDS OF SAID COUNTY N DEED BOOK 272 AT PAGE 267. .
£ ITEN 11, EASEMENT GRANTED TO VIRGNIA ELECTRIC POWER COMPANY BY AGREEMENT DATED SCALE: 1° = 2000
£ EASEMENT CRANTED 10 MRCNIA ELECTRIC POER COMPANY 87 ATREEMENT OAT 12, NORTH EDGENOCD STREET, NORTH FRANKLIN ROAD AND MLSON BOULEVARD ARE MANTANED BY THE
<ET) ITEN 12, EASEMENT GRANTED TO VIRGNIA ELEGTRIC POWER COMPANY BY AGREEMENT DATED 13, THERE WAS NO EVIDENCE OF CURRENT EARTH MOVING WORK, BULDING CONSTRUCTION OR BUILDING
~ APRIL'S, 1965 AND RECORDED JUNE 7, 1965 IN DEED BOOK 1586 AT PAGE 615, ADDITIONS OBSERVED DURING THE SURVEY OF THS PROPERTY. LEGEND/SYMBOLES
(PUE) ITEN 13. EASEMENTS FOR PUBLIC STREET AND UTLITY PURPOSES CRANTED TO THE COUNTY 14, THERE WAS NO EVIDENGE OF SITE USE AS A SOLID WASTE DUMP, SUNP OR SANITARY LANDFLL OBSERVED A
- BOARD OF ARLINGTON BY DEED OF EASEMENT DATED AUGUST 18, 1978 AND DURNG THE SURVEY GF THIS PROPERTY. A\ NUMBER OF PARKING SPACES m PHONE PEDESTAL
RECORDED SCTEMBER 15, 1978 N DEED BOOK 1975 AT PAGE 1885, AMONG THE
AFORESAID LAND RECORDS. 15, TOTAL SITE AREA=40,819 SIF. OR 0.3789 ACRES. B) ELECTRC NETER onu OVERHEAD UTLITY
- son X FENcE
OVERALL METES & BOUNDS DESCRIPTION 16. THE GROUND FLOOR AREA (GFA)=16,488 SiF. PER ARLINGTON COUNTY REAL ESTATE ASSESSUENTS. < CROUND LIGHT _ P EDcE OF PAVEMENT
uer OEROROUN P IRON PPE FOUND
BEGINNING AT A POINT N THE NORTHERLY LINE OF WLSON BOULEVARD, SAID POINT MARKS THE SOUTHWESTERLY & N 0 PHONE * e
CORNER OF 10 FEET ALLEY, RESUBDIMSION OF LOT 155, LYON VLLAGE. SECTION 1. AS RECORDED N DEED BOOK UGHT POLE po 1RON ROD FOUND
388'AT PAGE 580 AN THE LAND RECORDS G ARLIGTON COUNTY, VRGN THENEE DEPARTING SAID FONT - Y wee
AND CONTINUING WTH SAD LINE OF 10 FEET ALLEY
©® ELECTRIC. MANHOLE s IRON PIPE SET
N 17°3650° W _95.89 FEET T0 A PONT COMNON TO LOT 91, GLARENDON SECTION Z AS RECORDED N DEED 5 POVER POLE @OHF  DRILL HOLE FOUND
BOOK 132 AT PAGE 281 AND LOT 156, LYON VILAGE, SECTION 1 AS RECORDED N DEED BOOK 200 AT PAGE 179
AN T LA RECONDS OF SAD CONTY, THEMGE DEPARTIG SAD PONTS A0 RLNNNG Wi 1 EAGTER Y EASEMENT LEGEND ® os VAL =] concrere
UNE OF LOTS 156 AND 157
e et 101 v 0 ot s oot e - > e 1 Foor AL ® SAuTARY LS PR~
N 264507 £_116.06 A POINT, SAID PONT MARKS THE NOST WESTERLY CORNER OF PARCEL A¢ A oveR
THENGE DEPARTING SAID PONT AND RUNNNG WTH THE NORTHERLY LINE OF PARCEL 4 7 DEED BOOK 272, PAGE 267 "o STORM ROOF ORAIN w ﬁzbz@e:
g (ay 10 FOOT ALLEY. m YARD INLET-GRATE
S 760718" £ 7663 FEET T0 A PONT COUNON TO LOT 165; THENCE DEPARTNG SAD POINT AND RUNNNG A
WTH THE NORTHERLY UNE OF LOT 165 00K 388, PAGE 580 © STORM MANHOLE up S,Euavnim;»
o~ = ELEGTRG BOX
N 64S'48" £ _126.41 FEET TO A PONT IN THE WESTERLY LINE OF NORTH FRANKLIN ROAD (40 FEET WOE): @ 10 FOOT BULDING RESTRICTON LG e VATER VALV N e
THENCE DEPARTING SAID PONT AND_CONTINUNG. WK WESTERLY LINE. OF NORTH FRANKL ROAD AND NORTH 00K 200, PAGE 179 ® MONITORING WELL e e R
EDGEWOOD STREET (40 FEET WOE) THE FOLLOWNG TWO. (2) COURSES AND DISTANCES; (> APPROGMATE LOCATION OF EXISTNG VIRGINIA o IRRIGATION VALVE S5 BUNDNG
120.59 FEET ALONG AN ARG_OF A CURVE DEFLECTING TO THE RIGHT, HAVING A RADUS OF 219.29 FEET ~ ELECTRIC FOMER CONPANY = SINMESE CONNECTION
B T ST S R R A St & YT B et B85 ok 145, Fhct 150 ° Siese conec o ouemoreR
TO A PONT; THENCE < m, > APPROXIMATE LOCATION OF EXISTING VIRGINIA
S 001'00" £, 38.78 FEET TO A PONT IN THE NORTHERLY LINE OF WLSON BOULEVARD: THENGE : iniiodvieiited Do Concnere o
DEPARTING SAID POINT AND CONTINUNG WTH SAID WLSON BOULEVARD ) e PARKING METER cone. ¢
(PUE EXISTING EASENENT FOR PUBLIC STREET AND UTILITY & HANDICAP RANP /PARKING SPACE
S 7229'00° W, 25389 FEET TO THE PONT OF BEGNNING. CONTANNG AN AREA OF 40,619 SQUARE FEET %7 BEED BooK 1675, PAGE 1885 o
OR 0.03248 ACRES, MORE OR LESS. souarD
.
SURVEYOR'S CERTIFICATE ALTA/ACSM LAND TITLE SURVEY
ON
TO 2825 WLSON. LLC, AND COUMONWEALTH LAND TTLE INSURANGE CONPANY.
LOTS 151-155, LOT 165,
THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE MADE IN ACCORDANCE WTH ARCEL A AND ALLEY
THE 2011 MINMUM STANDARD DETAIL REQUIREMENTS FOR ALTA/ACSN LAND TITLE SURVEYS. JOINTLY ESTABLISHED AND P A 10
ADOFTED BY ALTA AND NSPS, AND INCLUDES ITEMS 1 THROUGH 4. 7(0) B. 5. 11(0), 13, 14 AND 16 OF TABLE A THERECF. oF
THE ADDITIONAL FIELD WORK WAS. GOMPLETED ON AUGUST 19, 2011, SECTION 1
OATE OF PLAT OR MAP: DEED BOOK 200, PAGE 179
OATE OF REVISED THROUGH DONALD 4. ZDANGEWICZ DEED BOOK 272, PAGE 287
DZDANCEWCZOBOMNANCONSULTING COM DEED BOOK 388, PAGE 580
ARLINGTON COUNTY, VIRGNIA
SCALE: AS SHOWN DATE:  AUGUST 29, 2011
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August 22, 2011

Tad Lunger, Esquire

Bean, Kinney & Korman, P.C.
2300 Wilson Boulevard, 7* Floor
Arlington, Virginia 22201

Re: Consent Letter for filing 4.1 Site Plan Application; Transfer of
Development Rights from 2901 Wilson Boulevard (“Sending Site”) to
Proposed Project at 3001 Washington Boulevard (“Receiving Site”)

Dear Mr. Lunger:

C. P. Master Associates, L. P., a Virginia limited partnership (“Owner”) hereby
acknowledges that it has entered into an Agreement of Purchase and Sale of Transferable
Development Rights with Penzance Properties, LLC, a District of Columbia limited liability
company and an affiliate of Clarendon Assemblage, LLC, a Delaware limited liability
company (collectively, “Penzance”) whereby Owner has agreed to sell the density and
transferable development rights at the Sending Site to Penzance pursuant to the
guidelines set forth in the Clarendon Sector Plan. As a result, Owner hereby grants
Penzance authority to include the transferable development rights of the Sending Site in
its 4.1 Site Plan Application for the Receiving Site.

We look forward to the successful conclusion of the 4.1 Site Plan process and the
consummation of the transfer of density to Penzance.

Sincerely,

C. P. Master Associates, L. P., a Virginia limited
partnership

By: Chesapeake, L.C., a Virginia limited liability

~its General Partner
LY

Jondthan C. Kinhey, its Manager

By: Phil-Pres Associates, L. P., a Virginia limited
partnership, its General Partner

By: Caruthers Development Corporation, a
Virginia corppratjen, its General Pagtre

=




TITLE COMMITMENT SCHEDULE B — SECTION II REVIEW

THE TITLE DOCUMENTS FOR THE SURVEYED PROPERTY HEREIN DESCRIBED PROVIDED BY
COMMONWEALTH LAND TITLE INSURANCE COMPANY FOR THE TITLE INSURANCE COMMITMENT NO.
10-001396, EFFECTVE DATE: MAY 25, 2010 AND WTH RESPECT TO THE ITEMS IDENTFIED AS
EXCEPTIONS ON SCHEDULE B — SECTION Il OF THE TITLE INSURANCE COMMITMENT WITH RESPECT TO THE
SURVEYED PROPERTY.

(o), THE FOLLOWNG ITES OF THE SPECIAL EXCEPTIONS PERTAN TO THE SURVEYED PROPERTY HOWEVER.
(€ NOT SURVEY MATTERS® ITEMS 1 THROUGH 5.

(b) THE FOLLOWNG ITEMS OF THE SPECIAL EXCEPTIONS ARE SURVEY RELATED MATTERS, PERTAIN TO THE
SURVEYED PROPERTY AND ARE SHOWN ON THE SURVEY UNLESS OTHERMISE EXPLAINED AS TO HOW THEY
AFFECT THE SURVEYED PROPERTY:

LA TN 8,
TEM 7.

ITEN 8.

e s,

BUILDING RESTRICTION LINE PER PLAT ATTACHED TO DEED OF DEDICATION DATED APRL.
2, 1912 AND RECORDED APRIL 2, 1912 IN DEED BOOK 132 AT PAGE 270, AMONG THE
LAND RECORDS OF ARLINGTON COUNTY, VIRGINIA.

COVENANTS, CONDITIONS AND RESTRICTIONS CONTAINED IN DEED DATED OCTOBER 26, 1912

AND RECORDED NOVEMBER 11, 1912 IN DEED BOOK 135 AT PAGE_ 264, AMONG THE

AFORESAID LAND RECORDS. BLANKET IN NATURE AND CANNOT BE PLOTTED.

EASEMENT GRANTED TO THE CHESAPEAKE AND POTOMAC TELEPHONE CONPANY OF

VIRGINIA DATE JUNE 12, 1925 AND RECORDED JUNE 26, 1926 IN DEED BOOK 222 AT

PAGE 344, ANONG THE AFORESAID LAND RECORDS. MAY PERTAIN TO THE PROPERTY

SURVEYED' BUT CANNOT BE PLOTTED DUE THE AMBIGUITIES IN DEED.

EASEMENT GRANTED TO THE VIRGINIA ELECTRIC AND PONER COMPANY DATED JUNE 28,

1056 AND RECORDED SEFTEMBER 27, 1956 IN DEED BOOK 936 AT PAGE 362, AMONG THE

AFORESAID LAND RECORDS. PERTAINS AND THE APPROXIMATE LOCATION IS SHOWN ON

THE PROPERTY SURVEVED,

LEGEND

GAS VALVE
UTILITY VAULT
POMER POLE
LGHT POLE
ELECTRIC MANHOLE

@G04 % v0@

PARKING METER
BOLLARD

P.K. NAL FOUND

WOOD FENCE
UNDERGROUND TELEPHONE
UNDERGROUND ELECTRIC
OVERHEAD UTILITY

WATER UINE

2
“x 8

& HANDICAP RAUP
™ TREE WELL

SURVEYORS CERTIFICATE

TO C.P. NASTER ASSOCIATES, LP., A VIRGINIA LIMTED PARTNERSHIP AND COMMONWEALTH LAND TITLE
INSURANCE COMPANY:

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE MADE IN
ACCORDANCE WITH THE 2011 MINMUN STANDARD DETAIL REQUIREMENTS FOR ALTA/ACSM LAND TITLE
SURVEYS, JOINTLY ESTABLISHED AND ADOFTED BY ALTA AND NSPS, AND INCLUDES ITEMS | THROUGH 4,

7(a). 8. 9. 11(
“TEvBER 8,

DATE OF PLAT

DATE OF REVISED THROUGH

(3 14 16 AND 18 OF TABLE A THERECF. THE FELD WORK WAS' COWPLETED ON
i

OR MAP.
DONALD J. ZDANCEWICZ LS #002197
DZDANCEWICZBBOWMANCG.COM

DONALD J. ZDANCEWIC
Lic. No. 002187

Sy .ﬁ:ﬁﬂo&

2 w 0 40

SRAPHC SCALE

LEGAL DESCRIPTION

ALL THAT CERTAIN LOT OR PARCEL OF LAND SITUATE AND LYING IN ARLINGTON COUNTY, VIRGINIA, AND
NORE PARTICULARLY DESCRIBED AS FOLLOWS:

LOTS A AND B, SECTION TWO, CLARENDON, A RESUBDIVISON OF LOTS 83, 84, 85, 86 AND 67, SECTION
2, CLARENDON, ORIGINAL PLAT RECORDED N DEED BOOK 132 AT PAGE 279 AND RESUBDIVISION PLAT
RECORDED IN DEED BOOK 823 AT PAGE 545, ALL AMONG THE LAND RECORDS OF ARUNGTON COUNTY,
VIRGNIA.

EASEMENT LEGEND

@A) 15' BULDING RESTRICTION LINE

-~ DB 132 FG. 278

<E) X VIRGINIA ELECTRIC AND POWER COMPANY
- DB 956, PG 362

NOTES

1. THE PROPERTY DELINEATED HEREON IS SHOWN ON ARLINGTON COUNTY TAX ASSESSUENT MAP
43-16, REAL PROPERTY CODE (RPC) 15066019 AND IS ZONED C-3.

2. THE SURVEYED PROPERTY IS NOW IN THE NAME OF CP. NASTER ASSOCIATES, LP., A VIRGNIA
LIMITED PARTNERSHIP AND IS RECORDED IN DEED BOOK 4228 AT PAGE 1250 AMONG THE LAND RECORDS
OF ARLINGTON COUNTY, VRGINIA.

3. BOUNDARY INFORMATION AS SHOWN HEREON IS COMPILED FROM EXISTING LAND RECORDS OF
ARUINGTON COUNTY, VIRGINIA AND A FIELD SURVEY PERFORMED BY BOWMAN CONSULTING GROUP, LTD.
ON SEPTEMBER 8, 2011.

4 THE SURVEYED PROPERTY AS SHOWN HEREON IS SUBJECT TO ALL COVENANTS AND RESTRICTIONS
OF RECORD AND THOSE RECORDED HEREWITH. BOWNAN CONSULTING GROUP, LTD. WAS PROVIDED A
COMMITMENT FOR TITLE INSURANGE FROM COMMONWEALTH LAND TITLE INSURANCE COMPANY, AND
SCHEDULE B — SECTION I IS ADORESSED IN THE TITLE COMMITMENT REVEW.

6. THIS PROPERTY IS LOCATED IN FLOOD ZONE “C" (MINIMAL FLOODING) AS SHOWN ON THE FLOOD
INSURANCE RATE MAP FOR ARLINGTON COUNTY, VIRGINIA AS PREPARED BY THE FEDERAL EMERGENCY
MANAGENENT AGENCY, COMMUNITY PANEL NUMBER 515520 0010 B, DATED MAY 3, 1982,

6. THE PLANIMETRIC FEATURES AS SHOWN HEREON WERE COMPILED FROM CONVENTIONAL SURVEY
METHODS.

7. THE LOCATION OF AL VISIBLE BUILDINGS, STRUCTURES AND OTHER IMPROVEMENTS SITUATED ON
THE SURVEYED PROPERTY, WHICH HAS BEEN CAREFULLY ESTABLISHED BY THE CLASSIFICATION AND
SPECIFICATIONS FOR CADASTRAL SURVEYS ARE CORRECTLY SHOWN.

B AL EASEMENTS AND RICHTS—OF-WAY APPARENT FROM A CAREFUL PHYSICAL INSPECTION OF THE
SURVEYED PROPERTY, OR AS IDENTIFIED IN SCHEDULE B — SECTION Il OF THE COMMITMENT FOR TITLE
ARE CORRECTLY SHOWN UNLESS OTHERWSE NOTED.

9. THERE ARE NO VISBLE ENCROACHMENTS ON ADJOINING PREMISES, STREETS OR EASEMENTS, BY
VISBLE BUILDINGS, STRUCTURES OR OTHER IMPROVEMENTS, NOR MISIBLE ENCROACHMENTS ON SAID
PROPERTY BY VSBLE STRUCTURES OR OTHER INPROVEUENTS SITUATED ON ADJOINNG PREWSES EXCEPT

10, WLSON BOULEVARD AND NORTH FILLMORE STREET ARE MAINTAINED BY THE ARLINGTON COUNTY,
VIRGNIA,

11, THERE WAS NO EVIDENCE OF CURRENT EARTH MOVING WORK, BUILDING CONSTRUCTION OR BUILDING
ABDITIONS OBSERVED DURING THE SURVEY OF THIS PROPERTY.

12, THERE WAS NO EVIDENGE OF SITE USE AS A SOLID WASTE DUMP, SUMP OR SANITARY LANDFILL
DURING THE SURVEY OF THIS PROPERTY.

13. TOTAL SITE AREA=16,390 SF. OR 0.3633 ACRES.

14 THE CROUND FLOOR AREA (CFA)=18,240 S.F. PER ARLINGTON COUNTY REAL ESTATE ASSESSMENTS.
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ROSEMARY CIOTTI
CHAIR

STEVE SOCKWELL
VICE CHAIR

Arlington County Board
2100 Clarendon Boulevard
Suite 300

Arlington, Virginia 22201

SUBJECT: 4.

ARLINGTON COUNTY, VIRGINIA
ARLINGTON COUNTY PLANNING COMMISSION
2100 CLARENDON BOULEVARD, SUITE 700

ARLINGTON, VIRGINIA 22201
(703) 228-3525 +« FAxX (703) 228-3543

FREIDA WRAY
COORDINATOR

GIZELE C. JOHNSON
CLERK

December 6, 2011

A. Certification of Transferrable Development Rights to be
considered for transfer from 2825 Wilson Boulevard (“Sending Site”)
to SP #418 — Penzance Clarendon Assemblage, LLC (“Receiving
Site”), as described below, for the purpose of historic preservation.
The Sending Site is approximately 40,656 sq. ft. located on the block
generally bounded by Franklin Road to the north, North Edgewood
Street to the east, Wilson Boulevard to the south, and North Fillmore
Street to the west, and is identified as RPC# 15-065-001, 15-065-011,
15-065-012, 15-065-013, 15-065-016, 15-065-017. Proposed density
to be certified is 69,464 sq. ft. of commercial GFA. Applicable
policies: Clarendon Sector Plan; GLUP designation as Service
Commercial and “Clarendon Revitalization District”; and Policy
Guidance for Transfer of Development Rights.

B. Certification of Transferrable Development Rights to be
considered for transfer from 2901 Wilson Boulevard (“Sending Site”)
to SP #418 — Penzance Clarendon Assemblage, LLC (“Receiving
Site”), as described below, for the purpose of historic preservation.
The Sending Site is approximately 15,390 sq. ft. located on the block
generally bounded by Franklin Road to the north, North Fillmore
Street to the east, Wilson Boulevard to the south, and North Garfield
Street to the west, and is identified as RPC# 15-066-019. Proposed
density to be certified is 74,747 sq. ft. of commercial GFA. Applicable
policies: Clarendon Sector Plan; GLUP: Medium Density Mixed Use
and “Clarendon Revitalization District”; and Policy Guidance for
Transfer of Development Rights.

C. Transfer of Development Rights from 2825 Wilson
Boulevard (“Sending Site”) 69,464 sq. ft. of commercial GFA to SP
#418 — Penzance Clarendon Assemblage, LLC (“Receiving Site”) by
site plan under 836.H.5.b of the Zoning Ordinance. The Sending Site
is approximately 40,656 square feet located on the block generally

P.C. #7.A.-F.



bound by Franklin Road to the north, North Edgewood Street to the
east, Wilson Boulevard to the south, and North Fillmore Street to the
west, and is identified as RPC# 15-065-001, 15-065-011, 15-065-012,
15-065-013, 15-065-016, 15-065-017. The Receiving Site is
approximately 49,295 sq. ft. located on the block generally bound by
11™ Street North to the north, North Garfield Street to the east,
Washington Boulevard to the south, and North Highland Street and
identified as RPC# 18-026-001, 18-026-002, 18-026-003, 18-026-004,
18-026-008, 18-026-009, 18-026-010, and North Garfield Street right
of way. Applicable policies: Clarendon Sector Plan; GLUP: Medium
Density Mixed Use and “Clarendon Revitalization District”; and
Policy Guidance for Transfer of Development Rights.

D. Transfer of Development Rights from 2901 Wilson
Boulevard (“Sending Site”) 74,747 sq. ft. of commercial GFA to SP
#418 — Penzance Clarendon Assemblage, LLC (“Receiving Site”) by
site plan under 836.H.5.b of the Zoning Ordinance. The Sending Site
is approximately 15,390 sq. ft. located on the block generally bound by
Franklin Road to the north, North Fillmore Street to the east, Wilson
Boulevard to the south, and North Garfield Street to the west, and is
identified as RPC# 15-066-019. The Receiving Site is approximately
49,295 sq. ft. located on the block generally bound by 11™ Street North
to the north, North Garfield Street to the east, Washington Boulevard
to the south, and North Highland Street and identified as RPC# 18-
026-001, 18-026-002, 18-026-003, 18-026-004, 18-026-008, 18-026-
009, 18-026-010, and North Garfield Street right of way. Applicable
policies: Clarendon Sector Plan; GLUP: Medium Density Mixed Use
and “Clarendon Revitalization District”; and Policy Guidance for
Transfer of Development Rights.

E. 1) An Ordinance to Vacate a Portion of an Easement for
Public Street and Utility Purposes, Running North from the Corner of
the Intersection of Washington Boulevard and N. Garfield Street along
the Eastern Boundary of Lot 12, Lot 11, Lot 10, Part Lot 8 and Part
Lot 7, Moore’s Addition to Clarendon, RPC No. 18-026-001.

2) An Ordinance to Vacate a Portion of an Easement for
Public Street & Utility Purposes, located at the Northeastern Corner of
the Intersection of N. Highland Street and Washington Boulevard, on
Lot 5-A, Moore’s Addition to Clarendon, RPC No. 18-026-009, both
with Conditions.

F. SP# 418 Penzance Clarendon Assemblage, LLC for a special
exception site plan for the construction of a 306,492 sg. ft. commercial
building with 284,012 sq. ft. of office space and 22,479 sqg. ft. of
ground floor retail in the “C-3" zoning district under §§27.D.2 and



RECOMMENDATIONS:

36.H. Property is approximately 49,295 sq. ft. and is identified as
RPC# 18-026-001, 18-026-002, 18-026-003, 18-026-004, 18-026-008,
18-026-009, 18-026-010. The proposed density is 6.22 FAR.
Modifications of zoning ordinance requirements include: parking ratio,
penthouse height, bonus density for LEED silver certification and
other modifications as necessary to achieve the proposed development
plan. Applicable Policies: Clarendon Sector Plan; GLUP: Medium
Density Mixed Use and “Clarendon Revitalization District”, and
Policy Guidance for Transfer of Development Rights. (Penzance)

A. Defer consideration of a resolution to certify the transfer of
development rights from 2825 Wilson Boulevard (“Sending
Site”) to SP #418 to the January 9, 2012, and January 21, 2012
meetings of the Planning Commission and County Board,
respectively.

B. Defer consideration of a resolution to certify the transfer of
development rights from 2901 Wilson Boulevard (“Sending
Site”) to SP #418 to the January 9, 2012, and January 21, 2012
meetings of the Planning Commission and County Board,
respectively.

C. Defer consideration of a resolution to transfer 49,295 square
feet of commercial GFA from 2825 Wilson Boulevard
(“Sending Site”) to SP #418 (“Receiving Site”) to the January
9, 2012, and January 21, 2012 meetings of the Planning
Commission and County Board, respectively.

D. Defer consideration of a resolution to transfer 74,747 square
feet of commercial GFA from 2901 Wilson Boulevard
(“Sending Site”) to SP #418 (Receiving Site”) to the January 9,
2012, and January 21, 2012 meetings of the Planning
Commission and County Board, respectively.

E. Defer consideration of an Ordinance Vacate: 1) a Portion of an
Easement for Public Street and Utility Purposes, Running
North from the Corner of the Intersection of Washington
Boulevard and N. Garfield Street along the Eastern Boundary
of Lot 12, Lot 11, Lot 10, Part Lot 8 and Part Lot 7, Moore’s
Addition to Clarendon, RPC No. 18-026-001: and 2) a Portion
of an Easement for Public Street & Utility Purposes, located at
the Northeastern Corner of the Intersection of N. Highland
Street and Washington Boulevard, on Lot 5-A, Moore’s
Addition to Clarendon, RPC No. 18-026-009, both with
Conditions.



F. Defer consideration of an ordinance to approve a site plan for
the construction of a 306,492 square foot commercial building
with 284,012 square feet of office space and 22,479 square feet
of ground floor retail to the January 9, 2012, and January 21,
2012 meetings of the Planning Commission and County Board,
respectively.

Dear County Board Members:

The Planning Commission heard these items at its November 28, 2011 meeting. Freida Wray,
CPHD Planning, presented the staff recommendation to defer. There were no public speakers.

Planning Commission Motion

Commissioner Monfort moved that the Planning Commission recommend that the County Board
defer consideration of the above actions (resolutions to certify transferable development rights from
two sending sites to SP #418 [receiving site]; resolutions to transfer commercial GFA from two
sending sites to SP #418 [receiving site]; two ordinances to vacate portions of public easements; and
an ordinance to approve a site plan (SP #418) to the January 9, 2012 Planning Commission and
January 21, 2012 County Board meetings. Commissioner Malis seconded the motion.

The Planning Commission voted 9-0 to support the motion. Commissioners Cole, Fallon, Forinash,

Harner, Kumm, Malis, Monfort, Savela, and Sockwell supported the motion.

Respectfully Submitted,
Arlington County Planning Commission
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Rosemary Ciotti
Planning Commission Chair



ARLINGTON COUNTY PLANNING COMMISSION
SITE PLAN REPORT FOR 01-09-2012 PC AGENDA ITEM #2, 3001 N. Washington Blvd. (Penzance)
Submitted by Terry Savela, Planning Commissioner and Site Plan Chair

SPRC Meeting Dates: 9/12/2011; 10/17/2011; 11/3/2011

Project Summary: This application is likely one of the most complex site plans ever brought forward
in Arlington County. It seeks to assemble several parcels separately owned (some through family
trusts) on a small unredeveloped block in the heart of Clarendon. This block, bounded by Washington
Blvd, N. Highland St., N. Garfield St., and 11th St. North represents one of three blocks identified in the
Sector Plan as a potential receiving site for additional height and density “in return for extraordinary
community benefits including building preservation, affordable housing, green building design,

and/ or public open space.” This block is also one of four remaining unredeveloped blocks with a use
mix target for the base density of 3.0 FAR of 60% commercial, reflecting the County’s objective of
increasing the percentage of GFA that is office space in Clarendon. (The County has long sought to
increase the office mix in Clarendon, with very limited success.) Finally, the block contains a building
listed as Notable on our Historic Inventory list and targeted for facade preservation in the sector plan.
The application has sought to overcome the obstacles and meet the many goals for the block set forth in
the Sector Plan.

The proposed project for two office buildings with ground floor retail far exceeds the use mix target
(100% commercial for both base density and transferred density). It preserves and restores the historic
facade with modifications negotiated with HALRB to improve the viability of the retail space and the
pedestrian experience on 11th St., and perhaps most importantly, ensures the full building preservation
of those historic buildings housing Faccia Luna/Boulevard Woodgrill building and Walgreens. Finally,
three of the four levels of parking are made available for public use after 5:00 p.m. weekdays and on
weekends. An additional benefit not anticipated by the Sector Plan are new public easements adjacent
to the preserved buildings along Wilson Boulevard. There are some modifications of use or departures
from urban design guidelines sought, including a reduction in the stepback above the historic fagade,
the 11th Street sidewalk, and the office parking ratio, all of which are compatible with and anticipated
by the Sector Plan and fully comply with Section 27.D of the Zoning Ordinance.

Issues Addressed and Agreed upon by the Developer:

¢ Request initiated by community to relocate garage and loading from N. Garfield St., as
described in Sector Plan, to 11th Street North. SPRC committee members agreed, given the
changes to the character of N. Garfield St. since the adoption of the Sector Plan.

e Several architectural features were discussed by the committee, with the applicant responding
with modifications and alternatives for consideration. The committee was generally very
complimentary on the architecture. In particular, the higher penthouse of 23” to fully screen the
mechanical equipment was endorsed.

e The applicant modified the design of the small plaza at the corner of Highland and Washington
Blvd. in response to SPRC comments.



Outstanding Issues:

The committee sought an extended awning and amenities at the building corner on 11t St.
North and Garfield to accommodate bus stop patrons. County policy prohibits an extension of
the awning into the public right-of-way and to date, staff has not supported this request.
However, this issue remains under discussion and may be resolved favorably prior to the
County Board meeting.

Questions were raised regarding the completion of the modifications to the Washington Blvd.
and Highland St. intersection suggested by the Sector Plan and adjacent to already redeveloped
properties. Such improvements are not typically made the responsibility of an applicant,
although the applicant has not stated an opinion on this issue. However, the County has not
determined whether any changes to the intersection are appropriate (the Sector Plan provided a
schematic showing significant nubs on the NW and SE corners, but no actual measurements or
studies were done) and staff continues to discuss this issue.

Community representatives remain strongly opposed to the reduction in the office parking
ratio. They believe there is insufficient parking in Clarendon to support the evening and
weekend demand.

Community representatives seek to require the applicant to move the historic building on site
targeted for facade perservation to provide a wider sidewalk and planting strip on 11th St. N.
The Sector Plan does envision such a streetscape, but specifically acknowledges that the desired
streetscape along preserved frontages is unlikely and allows for the reduction in clear space to
6’. Various allocations of the space between the building wall and curb were considered in
SPRC, with some consensus around devoting the maximum amount of space possible for
pedestrian passage while including tree pits in select locations. However, Planning
Commissioners and HALRB did not support moving the building.

Suggested Outline for Questions:

Historic Preservation (including questions on TDR calculations, fagade preservation
requirements, HALRB position, preservation easement conditions 81 and 82, and action items A
through D in staff report)

Parking (incl. parking counts, ratios, tandem spaces, and public access)

Other Transportation (including TDM condition #50)

Streetscape and plaza (including sidewalk widths and treatments on 11th Street and fronting
preserved buildings on Wilson Blvd.)

Condition 84 (Sidewalk, utility, and street easements to be granted by sending sites)
Vacation issues (staff report item 2.E)

Architectural issues

Assessment of Community Benefits

Commission questions not captured above
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TEL 703.228.3830 FAx 703.228.3834 www.arlingtonva.us
December 21, 2011

Mr. Christopher Zimmerman, Chairman and
Members of the County Board

2100 Clarendon Boulevard, Suite 300
Arlington, Virginia 22201

Dear Mr. Zimmerman:

At our regular monthly public hearing on Wednesday, November 16, 2011, the
Arlington County Historical Affairs and Landmark Review Board (HALRB) discussed
and voted in relation to Site Plan #418 at 3001 Washington Boulevard known as the
Penzance project.

This site plan includes two important historic preservation proposals that are provided
for in the current Clarendon Sector Plan. These are:

1) the full building preservation of the buildings at 2825 Wilson Boulevard (Walgreens
site) and 2901 Wilson Boulevard (Boulevard Woodgrill/Clarendon Building) through
Transfer of Development Rights (TDRs); and

2) frontage preservation of the old McQuinn’s Sporting Goods store (currently Café
Eleven) and the adjacent ABC store at the corner of North 11™ Street and Highland
Street.

The HALRB received presentations and had discussions with the applicant and among
ourselves concerning the site plan at both our August and November, 2011 regular
public hearings, as well as receiving testimony from interested citizens. In November,
the Board reviewed the changes made from the previous meeting. Our discussions then
focused on:

Frontage preservation at the corner of Highland and 11™ Street.

This corner is one that is called out for frontage preservation in the Clarendon Sector
Plan adopted in 2006. It was recognized that Clarendon, which had been redeveloping,
would continue to do so and that redevelopment within specified parameters would be
beneficial to the near neighborhoods as well as the rest of Arlington. It was also
recognized in order to keep the character of Clarendon, elements of its historic built
environment needed to be preserved — either as full buildings or as frontages or facades.
These preserved structures would serve as “anchors” for new development. This corner
is one such anchor. HALRB discussed the proposed restorations to the frontage and
agreed to the modifications shown by the applicant in drawings presented at the
November, 2011 meeting. It was agreed new windows along 11" Street North would
enliven the fagade, and while not original, would enhance the building. HALRB
acknowledged preserved buildings need to be viable structures for businesses and other




uses. If they remain empty and unable to support tenants, they are not fulfilling their
historic roles.

We also acknowledged one of the original showcases in the McQuinn structure would
not be recreated. We did ask that curved glass block be found from some source so that
the ABC facade would again look like its few remaining brethren. This glass is vital to
this simple fagade.

HALRB also reaffirmed the guidelines for this block as noted in the Clarendon Sector
plan wherein it was acknowledged where older buildings, frontages and/or facades are
preserved, the sidewalks may be narrower than those that would be created fronting
new structures. The placement of the preserved frontage and its relationship to the
street and other buildings is an important part of how we experience its history. Also,
trying to reorient frontages — even if they will be disassembled for preservation and
then reassembled on site as we did at the B.F. Saul North Building — means that the
structures on the entire block would need to shift, or some of the historic facades would
need to be “shortened.” Neither is a good alternative. However, HALRB does support
the applicant’s suggestion to alter the standard street fagade on 11™ Street North that
eliminates the planting strip so that more surface is made available for pedestrians in
this one location.

Transfer of Development Rights and Easements.

The HALRB also discussed the use of TDRs for the development of the site. Again, in
the 2006 Clarendon Sector Plan, in order to preserve certain designated buildings, the
owners of the buildings were given the opportunity to preserve them as they are and
“sell” foregone density on the site to other sites that had been designated as receiving
sites. (It was recognized in the Sector Plan that greater density than what is available
by right could be accommodated on the receiving sites.)

TDRs are relatively new in the County. However, a form of them has already been
used successfully in Clarendon on the B.F. Saul project wherein the Underwood and
Old Dominion buildings were preserved and their density used in adjacent new
buildings. The mass and materials of structures (not necessarily tenants, or exact
signage, or colors) on the Boulevard Woodgrill/Faccia Luna block and the Walgreen’s
site, will remain. HALRB has asked the Historic Preservation staff to continue to work
with the applicant and owners of the site as well as the County Attorney to make sure
the easement language accomplishes this community expectation. HALRB is also
aware that the preserved buildings need to remain viable for tenants, and so continue in
their historic roles as housing commercial retail.

Two —Story Transitional Element Along North Highland Street.

Finally, HALRB had a long conversation concerning the new two-story element that is
proposed by the preserved frontages. This two story structure provides a transition to
the newer, taller proposed buildings on the block. However, HALRB did not feel its
design was at the best point it could be for a successful transition. It is a small part of
the block, but a very important one. It needs to reflect the historic but not imitate it. Its
design is challenging, but it is a challenge to which the architect is more than equal.




Following these discussions, the HALRB unanimously voted on the following motion:

The HALRB strongly supports the frontage preservation and restoration in the
proposed site plan.

The HALRB urges the applicant to continue to work with the two-story element
adjacent to the ABC store.

The HALRB is also very pleased with the use of TDRs as a mechanism for the
preservation of the Boulevard Woodgrill site and the Walgreen's site. We ask
the applicant to work with staff on easement language to ensure that the
structures retain their historic integrity while allowing property owners
flexibility to update and maintain their businesses.

The HALRB continues to support the adopted sector plan that notes the frontage
preservation for the old McQuinn's Sporting Goods store and the ABC store and
the preservation of them in their original location.

The HALRB also supports the applicant's proposal to eliminate a planting strip
along the 11th Street frontage in order to accommodate a wider clear area for
the sidewalk.

The HALRB would also urge the applicant to research the materials that will be
required to restore the historic facades, and further states that the applicant shall
obtain curved glass block to use in the restoration of the ABC fagade.
As always, the HALRB appreciates the opportunity to comment on projects that
preserve Arlington’s history as a great place to live and work.

Sincerely,

\ ' S
’w’“7 |- [ #ermin
Nancy lacomini

Chairman

cc: Members of Planning Commission
Members of HALRB



1109 N. Fillmore St., Arlington Virginia 22201

January 7, 2012

Arlington Planning Commission
2200 Clarendon
Arlington, VA 22201

Commission Members,

The CCCA urges the Planning Commission to recommend that the County Board defer
action on the Penzance project to allow for public review and discussion on several key
issues, most notably a proposed fundamental change in the parking requirements for
Arlington.

Several members Clarendon-Courthouse Civic Association (CCCA) attended the
Transportation Commission meeting on Thursday, January 5, 2011, and spoke on the
Penzance project. Other Arlington residents, as well as representatives of the Lyon
Park Citizens Association and the Lyon Village Citizens Association, also made
comments to the Transportation Commission. Neighbors were unanimous in their
recommendation that the Penzance project application be deferred for further
discussion of the important issues not yet resolved. As a result of the discussion, the
Transportation Commission unanimously voted to defer approval of the application.

Key points made by community residents and civic associations included the following:

Facade preservation at 11" and North Highland

e The full sidewalk width is needed at this location. The current version of this
project does not provide a needed 14- foot sidewalk on11th street to
compensate for diminished street scape resulting from parking and loading deck
entrances, lack of retail storefronts, reduced trees, and to compensate for the
original intent to have this street be a significant pedestrian thoroughfare.

e Locating the preserved fagade to allow the sidewalk is consistent with
other changes made to the structure. This fagade “preservation” actually
involves disassembling and removing the structures during construction,
reconstruction (in some cases using new materials) the facades with substantial
modifications that include new cladding, a significant number of new windows,
and other modifications intended to render the spaces commercially viable. By
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failing to use this opportunity to reposition the facades, the project effectively is
preserving a historically inadequate sidewalk at the expense of "preserving" a
significantly changed historic fagade. Therefore the Sector Plan’s flexibility for
sidewalk width near historic buildings is not applicable to this site.

The Sector Plan calls for 14 feet at this location. The Clarendon Sector Plan
(see Urban Design Guidelines, Section D.8 “Streetscapes” pages 137-9, and
table 3.1) seeks to have clear sidewalks up to 14 feet wide. The current plan
accommodates this at 11" and Garfield, but tapers the sidewalk to only 10.5 feet
wide at 11" and North Highland.

Reduced parking ratio and other transportation issues

Our neighborhood specifically needs to maximize night and weekend
parking availability at this site. There are well-established complaints by
Clarendon businesses (restaurants, entertainment venues, grocery stores,
general retail) guests and visitors finding available parking when visiting the
neighborhood. not all visitors to the Clarendon neighborhood can walk or use
public transportation; many visitors travel by car from residential or distant areas
where public transportation is not a reasonable option. A lack parking is likely to
diminish visitors not from the immediate neighborhood to the detriment of
Clarendon businesses. The proposed 1-780 parking space ratio does not
comport with Clarendon Sector plan required 1-580 ratio for this block (see
Sector Plan “Vision Statement”, Section D.8, page 105).

We need this garage to create office parking flexibility, not absorb it. On
nearby blocks, challenging design constraints will be needed to create a new
public park where there are now extensive underground utility lines. The
Penzance 6.2 FAR building should be creating office parking capacity to allow
parking reductions in the future, not spilling over to absorb claimed current
excesses.

The proposed “enhanced TDM” is a completely inadequate substitute for
the needed parking. If the reduced parking ratio is granted—a decision that
would wrongly deviate from the Sector Plan—the direct benefits offered by the
developer in exchange for parking reduction (a one-time payment of $150,000
plus nominal enhanced TDM contributions and nominal contributions to Arlington
County Commuter Services that primarily benefit only building tenants) are
inadequate to the value represented by the parking spaces. The proposed
benefit is little more than $1000 per space, whereas the Clarendon Sector Plan
values such spaces at about $40,000. (See Sector Plan “Vision Statement”,
Section D.8, page 105 for the estimated value of an underground parking space.
See also pages 19 — 20 of the staff analysis for the proffered direct benefits.)
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The developer and staff have compared this building to others that are not
similar to justify lower parking ratios. Comments by the applicant at the
Transportation Commission meeting regarding instances where reduced parking
ratios have been granted in the Rosslyn-Ballston corridor fail to address the
significant benefits received or other factors not in evidence with Penzance. The
examples cited at the meeting were not presented and vetted in the SPRC
process, and citizens believe additional facts mitigate against this argument.
The survey used to justify this massive policy change is flawed and was
suppressed until after all public discussion was over. The parking survey
referenced in the staff analysis on pages 18 — 19 was not provided to citizens
and civic associations in advance of the meeting despite direct requests. Ata
minimum, the survey times failed to include periods when significant new
businesses were open (i.e., Trader Joes) and were conducted only during a
limited set of business hours, ignoring evening and weekend hours.

Staff claims that excess parking is a burden on Arlington is inapplicable to
our needs for this site. Night and weekend demand “induced” by “excess”
parking is off-peak and has little fiscal impact on Arlington. Area residents,—
even those in relatively close proximity— particularly elderly citizens, who shop at
Trader Joes value parking availability because they cannot reasonably transport
bulky purchases by foot or public transportation. In any event, reducing driving
demand by constraining parking was debated and rejected in the Master
Transportation Plan. Rather, reduced parking must be diverted to other more
tangible community benefits.

The site plan does not incorporate or address a building awning on Garfield for
the bus stop, which was discussed and informally proposed by the applicant
during the SPRC process.

Problems associated with policy and/or the public process

The final hours of a site plan are the wrong time to create sweeping new
parking policies. Comparisons to of Arlington parking ratios to those in
Alexandria, Crystal City, and Tysons Corner focus on isolated facts and fail to
consider the variety of interrelated factors that were considered in developing the
Clarendon Sector Plan. The carefully negotiated interrelated elements of the
Sector Plan cannot be modified without resulting knock-on unintended
consequences that would be detrimental to the entire Plan.

Staff admits that it only has information on half the needed analysis.
Although staff has produced a last-minute parking survey to purportedly justify
lower parking ratios throughout the R-B corridor, at the Transportation
Commission meeting, they conceded that they have not finished their analysis of
the economic value of foregone parking spaces to developers in order to ensure
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that we “Divert resources saved by reducing excess off-street parking to other
community benefits.” (Master Transportation Plan Parking Policy #6) The
reduced parking in and of itself is not a valid benefit, particularly on this site.

e The Sector Plan and it’s 1:580 parking ratio should be adhered to until the
County Board votes to change that policy after community discussion. The
Master Transportation plan specifically says “use the parking ratios specified in
the Zoning Ordinance... as a starting point for evaluating off street parking needs
in special exception projects” (MTP parking implementation action 6(a)). The
Clarendon Sector Plan was thoroughly and publicly discussed over an extended
period before becoming final. It represents an integrated, tightly woven vision. It
would be inappropriate—and undermine the transparent public process that is
“the Arlington way”—to randomly and arbitrarily change fundamental elements of
the Sector Plan.

e The public process on this aspect of the site plan was deeply flawed.
Multiple speakers noted the unevenness, lateness, or unavailability of critical
information flow from staff throughout the process. These problems in
information flow inhibited public discussion. As a specific example, multiple
speakers noted that the parking survey cited by staff on pages 18 — 19 of their
analysis was not available prior to the Transportation Commission meeting and
was not even identified as ongoing throughout the SPRC process.

e Criticism of this inadequate process must be tolerated and debated, and is
not the same thing as “attacks” on county staff. The simple fact is that the
entire analysis provided in the staff report on this project was conducted in
secret. This is a fact to which staff admits: they acknowledge that secret, internal
staff discussions were underway for a year before this report came out. Even up
until the hour of the Transportation Commission meeting, staff refused to allow
citizens access to the underlying data, and even then the much of the data and
methodology remains a mystery.

e The Planning Commission has a specific duty to ensure planning policy is
not made in this way. Public policy should not be set, nor governance
subverted, by a pattern of special exceptions. The fundamental purpose of the
Planning Commission is to guard against just this sort of ad-hoc policy-making.

Many of comments above were contained in the CCCA’s letter to the Transportation
Commission; a copy of that letter is below. The CCCA believes that the breadth and
significance of these issues represent a compelling need to defer this project for further
public discussion.

We note that one of the issues in our previous comments, which involves easements on
historic sending sites, has been satisfactorily addressed by proposed conditions. This
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is another additional example of the applicant ongoing efforts to be responsive to citizen
and staff concerns. We have noted the applicant’s creativity and flexibility in past
comments, and we would be remiss in complementing this again.

Thank you for the opportunity to comment on this project.
Regards,
Ken Fulton

CCCA President
703-243-2536
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December 22, 2011

Arlington County Board
2200 Clarendon
Arlington, VA 22201

Board Members,

The Clarendon-Courthouse Civic Association (CCCA) has been actively participating in
SPRC and other discussions regarding the Penzance project bordered by Washington
Boulevard, 11th Street, N. Highland Street and N. Garfield Street. The CCCA greatly
appreciates the opportunity to participate in the project discussion. In general, the
developers have been quite responsive to citizen input, and have demonstrated
flexibility and creativity in addressing issues posed. The project represents an important
and valuable economic development project for the neighborhood, and will help to fulfill
some of the central goals of the Clarendon Sector Plan—most notably, it will for the first
time use the Plan’s innovative density transfer formula to preserve two historic buildings
of great interest to the community. In addition, the project will provide daytime office
density that will help improve lunchtime traffic for area restaurants and take better
advantage of our peak transportation infrastructure capacity.

The CCCA has received regular updates on the project, including two presentations
from the developer, and has discussed it at each of our last few meetings. At our
December 20, 2012 meeting, CCCA members considered the various issues and
concerns outstanding and voted to take the following positions.

First, the CCCA believes that the density transfers for the project should not be
approved until the County has secured permanent protection of the sidewalk in
the 2900 block of Wilson Blvd. adjacent to the Faccia Luna Trattoria and the 2800
block of Wilson Blvd. adjacent to the Walgreens. Because this is the first time that
the Sector Plan’s historic preservation density transfer provision is being used and is
establishing precedent, the County should carefully resolve certain theoretical and
practical challenges. In this project, the County is indirectly financially rewarding owners
of historic properties in return for a promise never to re-develop them. But in doing so,
the County is permanently relinquishing its standard means of obtaining safe and ample
sidewalks—also a key Sector Plan goal. These goals can be fully compatible, provided
that the County sets the precedent that when paying a property owner to remove a site
from development it ensures that the payment also secures the necessary public
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access and utility easements. We urge the County to secure permanent easement
rights at these locations as a condition for granting density benefits to the Penzance
project.

Second, the CCCA strongly opposes granting the developer an office parking
ratio of less than 1-t0-580. This quantity and quality of night and weekend public
parking is a specified community benefit for this block of Clarendon. The current
proposal is for a 1-780 office parking ratio, a reduction of 95 spaces in the garage, and
we find this unacceptable.

In taking this position, the CCCA reminds County staff that the Clarendon Sector Plan
Task Force and the County Board considered and rejected planning for a Bethesda-like
public parking facility. Instead, as the Sector Plan clearly indicates throughout its
Section D.8, the County has chosen to rely on private facilities to provide sufficient
public parking to meet demand. Considering that the 3033 garage no is longer a free
public parking facility, and that a grocery store has opened across the street from this
site, the need for such private parking on nights and weekend is only more acute.

Increasing the supply of night and weekend parking for the public was and remains a
key goal of the Clarendon Sector Plan. Furthermore, the Plan makes clear that the
designation of the Penzance site, in particular, for office uses (as opposed to residential
units) was in part to ensure "opportunities for new shared parking resources." Quoting
from the Sector Plan that discusses this particular block (which is called "Block 33" in
the plan): "These prime office areas include Blocks 4, 6, 20, 22, 24, 27, 28, 29, 30 and
33 (Washington Boulevard Frontage). These areas are clustered together in close
proximity to the Metro station, are visible from the station entrance and Central Park,
and are situated facing at least one of Clarendon’s primary streets. In addition, these
future office development sites could advance the shared parking goals for Clarendon
which would increase the supply of parking available to the public during off-peak
times." (emphasis added). The 1:580 parking ratio is specifically mentioned in the
Sector Plan on page 2.86 of the plan as the underlying office parking ratio for the Plan’s
analysis and policies.

The Sector Plan notes that (as of 5 years ago) an underground parking space in
Clarendon cost on average $35,761 to construct. Reducing the parking in this building
by 95 spaces is thus a reduction in cost to the developer—and a lost opportunity for
direct community benefits—of approximately $3.4 million. Although the applicant and
staff have posited a “robust "Transportation Demand Management Program to reduce
the possibility of spillover office worker parking during the day, this in no way addresses
the Sector Plan’s stated need for parking availability on nights and weekends.
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Moreover, there has been no proposal or discussion of any other transportation benefit
even approaching the value of the lost spaces.

Looking forward, the CCCA notes that other blocks in Clarendon where future
development could occur will not have the flexibility of this site in constructing parking.
This site will have no out-parcels, no buildings preserved intact, and no other serious
impediments to excavation or garage layout. The CCCA believes it important to secure
parking supply in conjunction with this project in order to provide greater flexibility in
future construction where it would need it more, such as at the Verizon site where a
public park is of great interest to residents and where construction may have to contend
with immovable underground utility lines.

In sum, the CCCA believes this is the right block on which to build a central public
parking facility with ample space. That is what is called for in the Sector Plan, and we
believe that is the appropriate transportation benefit to insist on at this location.

Finally, we request the historic facade at the corner of 11th and Garfield streets
be located such that it provides standard sidewalk widths. As currently planned,
the historic facade will be disassembled and rebuilt in its existing location, which will not
provide a standard clear-width for the sidewalk along 11th Street. The CCCA has
proposed, and continues to believe, that the rebuilding of the facade can be
accomplished in a way that provides the standard sidewalk clear width and retains the
historic nature of the structure, if not its exact current location. (Although some at the
SPRC meetings have asserted otherwise, the CCCA believes that the architecture of
the building surrounding can easily be modified to accommodate this facade position
without diminishing appearance or building density or adversely affecting the historic
preservation effort.) While the CCCA recognizes that the Sector Plan allows for a
narrower sidewalk if required for historic preservation, we believe it is inappropriate to
apply this principle when the building is in any event going to be completely
disassembled and then only partly reconstructed. We urge the County to require the
modest adjustment in location of the re-built historic facade to facilitate sidewalk clear-
width (including shy zone) in conformance with the Sector Plan.

In taking these positions, the CCCA seeks to acknowledge the flexibility and
responsiveness of the developer, help realize the important economic and quality of life
benefits that the project can bring to the community, and ensure that the spirit and
explicit requirements of the Clarendon Sector Plan are realized. We are grateful for the
opportunity to participate in these discussions and comment on the project.

Regards,
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Ken Fulton
CCCA President
703-243-2536



