ARLINGTON COUNTY, VIRGINIA

County Board Agenda Item
M eeting of May 19, 2012

DATE: May 11, 2012

SUBJECTS. A. Z-2533-11-1 REZONING from"R-5" One-Family, Restricted Two-Family
Dwelling Districtsto "CP-FBC" Columbia Pike Form Based Code Districts.
Property is approximately 20,767 sq. ft. and located at 3506 Columbia Pike
(RPC# 26-001-019).

B. U-3334-12-1 USE PERMIT for the development of 247 multi-family dwelling
units, 12 stacked flats, 44 townhouses and 15,079 square feet of retail;
approval of acomprehensive sign plan; and modification of use regulations
for alley location, location of building entrances and signs; all for property
located at 3400, 3506, and 3514 Columbia Pike and 1100 and 1110 S. Glebe
Road (RPC# 26-001-018, -019, -020, -071, and -072).

Applicant:
Cars-DBI, LLC /by: Penrose Property Company, LLC

By:

M. Catharine Puskar

Walsh, Colucci, Lubeley, Emrich & Walsh, P.C.
2200 Clarendon Boulevard, 13" Floor
Arlington, Virginia 22201

C.M. RECOMMENDATIONS:
1. Adopt the attached resolution to approve the rezoning request from “R-5" One Family

Dwelling Districtsto “CP-FBC” Columbia Pike Form Based Code Districts; 3506
Columbia Pike (RPC# 26-001-019).

BmMD /GA
County Manager:

77—
County Attorney: J WYK/

Staff: Jason Beske, DCPHD, Planning Division 42
Jennifer Smith, DCPHD, Planning Division .
Dolores Kinney, DES, Development Services
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2. Approve the subject use permit, in accordance with the Columbia Pike Form Based
Code (Section 20 of the Zoning Ordinance), to build a multi-family building
containing 247 units, 44 townhomes, 12 stacked flats, and 15,079 square feet of retail
with modifications for the alley location, and building entryways, and approve the
comprehensive sign plan, subject to the conditions of the staff report.

ISSUES: Thisisarezoning and use permit request for a Columbia Pike Form Based Code
(FBC) development. Modificationsto an alley location, building entryways, and signs are
requested, which are allowable under the FBC.

SUMMARY:: The applicant is requesting use permit approval of aresidential project for 245
units in a multi-family building, 12 stacked flats, 44 townhomes, and 15,443 square feet of retail.
The applicant is also requesting approval of a comprehensive sign plan for the project. The
subject property, located at the southwest corner of Columbia Pike and Glebe Road, is within the
Columbia Pike Special Revitalization District as shown on the General Land Use Plan (GLUP),
making the site eligible for development pursuant to the Columbia Pike Form Based Code
(FBC), with the appropriate underlying zoning. Inthis case, one parcel on the site is currently
zoned “R-5,” which is not a district that permits use of the FBC zoning (Section 20 — Appendix
A of the Zoning Ordinance). Therefore, the applicant is requesting a rezoning to Section 20
“CP-FBC” in order to use the FBC as the development standard on the entire site.

The site area exceeds 40,000 square feet; therefore, a special exception FBC use permit approval
isrequired. In addition, the applicant is requesting two (2) modifications, one (1) for the location
of an alley and one (1) for the location of building entrances. After several review cycles of
preliminary plans, including review by the Columbia Pike FBC Advisory Working Group, the
final application is compliant with FBC standards, with the exception of the requested
modifications noted above. The requested modifications are elements that may be considered
and modified by the County Board.

The proposed use permit is in compliance with the standards of the FBC and Arlington County
Zoning Ordinance (ACZO), except for the requested modifications, which are supported by staff.
The proposal conforms with the purposes and intent of the Columbia Pike Initiative — A
Revitalization Plan. In addition, the Advisory Working Group has found the use permit proposal
to be in conformance with the FBC and is supportive of the proposed modifications. Therefore,
staff recommends approval of the rezoning, use permit, and Comprehensive Sign Plan for 245
dwelling units, 12 stacked flats, 44 townhouses and 15,433 square feet of retail, including the
modification of use regulations for alley location and location of building entrances; located at
3400, 3506, and 3514 Columbia Pike and 1100 and 1110 S. Glebe Road subject to the conditions
of the staff report.

BACKGROUND: The subject siteislocated at the southwest corner of Columbia Pike and
Glebe Road. The Rosenthal car dealership currently occupies the site. The applicant is
proposing a block structure for the development that is consistent with the Columbia Pike Form
Based Code Town Center Regulating Plan for the site. The block structure is delineated as the
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North Block and the South Block and is described as such in this report and for phasing the

development.

The following provides additional information about the site and location:

Site: The approximate 204,000 sgquare foot (4.68 acres) siteis located on the block bounded
by Columbia Pike, S. Glebe Road, 12" Street South, and a portion of S. Monroe Street.

To the south:

To the east:

To the north:

To the west:

US Postal Service facility zoned “C-O-1.0" and designated “Government
and Community Facilities” on the GLUP.

Across S. Glebe Road: Exxon service station, car lots, vacant property,
and residential uses zoned “C-2" and “R-5" and designated “Service
Commercial” and within the Columbia Pike Special Revitalization District
on the GLUP.

Across Columbia Pike are abank, church, and service uses zoned “C-O”
and “C-2" and designated “ Service Commercial” and within the Columbia
Pike Special Revitalization District on the GLUP.

A one-story bank use with drive through (Capital One) zoned “C-2" and
designated “ Service Commercial” and within the “Columbia Pike Special
Revitalization District” on the GLUP; across S. Monroe Street are service
commercial uses, single family dwelling units, and townhouse residential
units zoned respectively “C-2”, “R-6", and “R15-30T” and designated as
Service Commercial and within the “Columbia Pike Special Revitalization
Digtrict”, and Low Medium Residential on the GLUP.

Zoning: A combination of “C-2", “C-3”, “C-O”, and “R-5"; however the applicant requests
the “R-5" parcel be rezoned to “CP-FBC".

General Land Use Plan: The areais designated as “ Service Commercial” and is within the

Columbia Pike Special Revitalization District on the General Land Use Plan (GLUP).

Neighborhood: The site is located within Douglas Park Civic Association. Residents of the
Civic Association are members of the Advisory Working Group (AWG) and were also in
attendance at the community open house to introduce this development to the neighborhood.
AWG members and open house attendees, who also included members of adjacent Civic
Associations, were generally supportive of the development and identified no major issues.
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Proposed Development: The table sets forth the preliminary statistical summary for the
proposed development.

Allowed / Required Proposed
SITE 204,704 Sq Ft (4.7 Ac)
I I
Site Density | | Density Controlled By Form
North Block:
Retail 15,443 x ft
Residentia 257 Total Units (Incl 12 stacked Flats & 245in
multifamily bldg)
South Block:
Residentia 44 Townhouse Units
| |
Height | |
North Block:
Main Street Building 3to 6 Stories 6 stories — approximately 83’
Local Live/Work* Units | 2to 4.5 Stories | 3 stories — approximately 37
South Block:
Local Units 210 3.5 Stories 3.5 stories — approximately 45’
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Open Contiguous L ot Area
(OCLA)

North Block:
Main Street Site

Local Live/Work Site

15% of Buildable Area
(10,335 g ft)

15% of Buildable Area
(679 g ft)

20% for Main Street site
(12,925 «q ft)

17% for Local Live/Work
(765 s ft)

South Block: 17% for Local Site
Local Site 15% of Buildable Area (170-195 g ft/unit)
I
Parking |
North Block:
Residentia
Resident Parking 1 space/ unit (257 spaces) 261 Residential Reserved
Shared Parking 0.125 space / unit (32 spaces) 61Residential Shared
Total Parking 1.125 space / unit (289 spaces) 322 Proposed Residential
Retail Parking 1 space/ 1,000 sq ft of retail=16 sp | 16 retail (1 sp/965 sq ft)
306 Required North Block 338 Proposed North Block
South Block: Residential
Resident Parking 1 space / unit (44 spaces) 50 garage spaces
Shared Parking 0.125 space / unit (6 spaces) 19 on-dreet spaces
Total Parking 1.125 space/ unit (50 spaces) 69 spaces = 1.57 sp/unit

Transportation: The Master Transportation Plan (MTP) classifies this section of Columbia Pike
asaType-A Primarily Retail Oriented Mixed Use Arterial. South Glebe Road at this location is
classified as a Type C-Primarily Commercial Center Arterial, and 11th Street South, 12" Street
South and South Monroe Street are classified as Neighborhood Non-Arterial Streets.

Within this report, a newly proposed north/south Neighborhood Non-Arterial street is shown in
the southern block of the development proposal, which is an extension of the existing South
Lincoln Street on the north side of Columbia Pike. The applicant refersto the new street as
“South Lincoln Street” throughout the submitted plans and documents. Staff recognizes that the
proposed “ South Lincoln Street” will be officially named following the approval process.
Therefore, saff refersto the proposed “Lincoln Street” asthe “New” Street throughout this
report.

The following chart describes the street typology as indicated in the MTP and the Form Based
Code Street (FBC) Requirements.

Street Classification | Travel Lanes | Bike Access On- MTP FBC Proposed
Name street Streetscape Streetscape Streetscape
Par king Minimums Minimums Minimums
Columbia Arterial 2+ turning Bike/Shared | Yes 10-16 ft. Sw Min. 6-ft clear 16ft Sw
Pike (one way) 6 ft. furniture concrete w 8ft clear
4+ turning tree pits 5-ft greenstrip 7 ft landscape
(two way) grip
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S. Glebe Arterial 4+ turning Bike Lane Yes 6-8 ft Shw Min. 6-ft clear 14 ft dw
Road (two way) 6 ft green strip | concrete Sw 6 ft clear
5-ft greenstrip 5ft by 12 ft tree
pit
117 Street Local Street 2 Bike/Shared | Yes 6-8 ft s’'w Min. 6-ft clear 11 ft sShw
S. 4-6 ft green concrete w 6 ft clear
srip 5-ft greenstrip 5ft by 12 ft tree
pit
12" Street Local Street 2 Bike/Shared | Yes 6-8 ft s’'w Min. 6-ft clear 11 ft shw
S. 4-6 ft green concrete w 6 ft clear
srip 5-ft greenstrip 5ft by 12 ft tree
pit
S. Monroe Local Street 2 Bike/Shared | Yes 6-8 ft s’\w Min. 6-ft clear 19 ft Shw
Street 4-6 ft green concrete w 6 ft clear
srip 5-ft greenstrip 5ft by 12 ft tree
pit
S. Lincoln Local Street 2 Bike/Shared | Yes 6-8 ft s’\w Min. 6-ft clear 11 ft shw
Street 4-6 ft green concrete w 6 ft clear
(“New” St.) srip 5-ft greenstrip 5ft by 12 ft tree
pit

Trip Generation: A Traffic Impact Analysis (TIA) submitted by the applicant, prepared by Wells
& Associates, dated February 10, 2012, assessed the impact of the development on the adjacent
street network. The analysis indicates that currently vehicular traffic on Columbia Pike between
South Monroe Street and South Glebe Road is 1,650 am. peak hour trips and 1,874 p.m. peak
hour trips. South Glebe Road between Columbia Pike and 12" Street South carries 1,849 am.
peak hour tripsand 2,100 p.m. peak hour trips. South Monroe Street, abutting the site, has a
traffic volume of 257 am. peak hour tripsand 270 p.m. peak hour trips. The proposed
development is expected to generate 175 additional a.m. peak hour trips and 310 additional p.m.
peak hour trips.

Nine (9) intersections were analyzed to determine the impacts of the proposed development on
the transportation network around the site. The analysis included the signalized intersections of
Columbia Pike and S. Monroe Street, Columbia Pike and South Glebe Road, and 12" Street
South and S. Glebe Road. With the exception of the secondary street approaches, the overall
level of service (LOS) at the signalized intersections is acceptable and will continue to be
acceptable after completion of construction. Some of the secondary street approaches currently
operate with delays at LOS E during the am. and/or p.m. peak hours and are expected to
continue at the same level after completion of the new development. The additional traffic
generated by the proposed development would not add appreciable delay. The County may
make operational improvements, if necessary, such as change to right-turns only, to mitigate
intersection delays in the future.

Streets and Alleys: Regional access to the site is by George Washington Memorial Parkway, |-
66, 1-395, Arlington Boulevard and Columbia Pike. The local streets abutting the site are
described above inthe MTP Chart. At the site, there are two (2) travel lanes and one (1) left turn
lane eastbound, and two (2) westbound travel lanes at the signalized intersection of Columbia
Pike and South Glebe Road. On Columbia Pike, north of the site, is approximately 62 feet in
width from face-of-curb to face-of-curb. South Glebe Road is approximately 64 feet in width
from face-of-curb to face-of-curb and travels north and south with two (2) southbound travel
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lanes and two (2) northbound travel lanes. Twelfth Street South is an existing street and
currently fronts the south side of the site. The section of 12 Street South between South
Monroe Street and South Glebe Road is leased to the U.S. Post Office, which is located on the
south side of the site, for the purpose of access to the facility and its parking. Improvements to
12" Street South from face-of curb to face-of curb are not proposed with this development
because the portion of 12" Street South beyond the applicant’s property line is used by the post
office as ingress and egress for the operations of the facility pursuant to the lease agreement.
The County will be responsible for improvementsto 12" Street South when the lease is
terminated or expires in 2035, or by the redevelopment of the Post Office site, whichever
happens first. The County is actively pursuing a lease termination and if completed, it will
enable changes to occur to the street by the County which would provide enhanced access to the
project site.

With the development of the Rosenthal site, Columbia Pike is proposed to retain two westbound
travel lanes, two eastbound travel lanes and one eastbound turn lane for atotal cross section of
56 feet from the face of the existing curb on the north side to face of curb on the subject site
where there is no parking lane and 64 feet where a parking lane is provided on the south side of
Columbia Pike. The proposed travel lanes are not in alignment with those on the adjacent block
of Columbia Pike to the east of South Glebe Road. Instead of the relatively abrupt transition
between the two blocks as depicted on the proposed plans, staff and the applicant will work to
design a more gradual transition, which could affect the curb line and nub on the eastern portion
of the site. Condition # 14a(i) and Condition #16 provide for the modifications to the street and
sidewalk sections that will achieve this result but still comply with County and Form Based Code
standards. Until the north side of Columbia Pike redevelops, there needs to be flexibility within
the roadway to transition from the east side of South Glebe Road to the west side. As such,
parking may be reduced on Columbia Pike to allow the flexibility to modify the curb as needed
to provide the appropriate transition.

Eleventh Street South is proposed to be a new public street interior to the site and travels east and
west from the adjacent property line on the west to South Glebe Road. Initially, 11th Street
South would provide internal circulation through the site. Ultimately, 11™ Street South would
provide access to South Monroe Street on the west should the adjacent bank property to the
northwest redevelop. Currently, the northwestern property is occupied by the Capital One Bank,
which extends approximately 360 feet south from Columbia Pike to the townhouse portion of the
site. The southern portion of the site also fronts on South Monroe Street to the west. The “New”
street is also proposed to be a new public street which travels north and south from 11" Street
South to 12th Street South and will provide access to and through the site. The connection to 12"
Street South will occur after the lease agreement expires or isterminated. The Master
Transportation Plan Amendment (MTP) and the Town Center FBC Regulating Plan was
amended in 2011 to include the “New” street as a north/south street between 11" Street South
and 12™ Street South as part of the planning for redevelopment of the site. In addition to the new
streets, the plan proposes internal alleysto alow circulation throughout the townhouse portion of
the site. To provide access to parking and loading for the North Block, an alley is proposed
along the western property line to connect 11" Street South and Columbia Pike. This aley isthe
subject of a proposed FBC modification and is discussed within this report.
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Sidewalks and Pedestrian Circulation: The existing sidewalks around the site are approximately
ten (10) feet in width on Columbia Pike, five (5) to six (6) feet wide on South Glebe Road, and
four and a half (4.5) feet wide on South Monroe Street. On 12" Street South, there is an asphalt
multi-use path approximately eight (8) feet in width and a grass strip located at the back of curb,
on the north side of the street, which is not part of the subject site and is proposed to remain asis
until 12 Street South is improved in the future.

On the North Block, the plan proposes a minimum16-foot wide sidewalk with minimum eight
(8) feet clear on Columbia Pike with parking nubs containing a 7-foot wide landscape strip; a
minimum 15-foot wide sidewalk on South Glebe Road with minimum eight (8) feet clear
including 5-foot by 12-foot tree pits. On the South Block, the plan proposes a minimum 14-foot
wide sidewalk with minimum six (6) feet clear on South Glebe Road with 5-foot by 12-foot tree
pits, and a minimum 19-foot wide sidewalk with minimum six (6) feet clear including 5-foot by
12-foot tree pits along South Monroe Street. The new east-west 11" Street South and north-
south “New” street would both have 11-foot wide sidewalks with minimum six (6) feet clear and
5-foot by 12-foot tree pits on both sides of each street. The streetscape is consistent with the
FBC which requires minimum 6-foot wide clear sidewalks with 5-foot wide tree planting areas
for the placement of trees where appropriate.

Parking and Loading: Parking is currently provided on the street and in a surface parking lot to
serve the existing uses. The plan proposes a partially underground parking garage on the North
Block beneath the multi-family building. Access to the garage is provided from 11" Street South
and off of the alley west of the multi-family building. Staff supports the location of the garage
access because it efficiently serves both the multi-family dwellings and stacked flatsand is
internal to the site, minimizing traffic conflicts. On the North Block, the plan proposes a total of
338 parking spaces in the garage of which 261 are residential spaces, 61 are residential visitor
gpaces, and 16 are retail spaces. On the South Block, the townhouses would have 50 garage
gpaces, and 19 on-street spaces or shared/visitor spaces. The parking ratio for the North Block is
1.34 and 1.14 spaces per unit for the South Block.

Bicycle Access: In the multi-family building on the North Block, 149 bicycle spaces would be
available in the garage of which 127 would be residential bicycle spaces, and 3 would be retail
employee spaces. An additional 18 residential visitor bicycle spaces and 1 retail visitor bicycle
gpace are proposed on-street. At the South Block, 44 residential bicycle spaces will be available
in the townhouse garages and 12 residential bicycle spaces would be available on the street. The
plan exceeds the FBC requirements of 1 residential bicycle parking space per 3 unitsand 1
visitor space per 50 units. The retail bicycle parking is consistent with the FBC requirements of
1 employee bicycle space per 5,000 square feet of GFA for retail and 1 visitor bicycle space per
25,000 square feet of GFA.

Public Transit: The siteis 1.8 miles west of the Pentagon City Metrorail Station and is served by
the ART Bus 41, Metro Buses 16A, B, D, E, F, G, H, J, K, Wand Y and 23A and C.
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Transportation Management Plan (TMP): Consistent with the County’ s adopted Transportation
Demand Management (TDM) Policy, staff recommends that the applicant implement a TDM
Plan to encourage reduced single occupancy vehicle (SOV) tripsto and from the site. Staff
recommends, and the applicant agrees, to implement the TDM strategies that are briefly
summarized below and detailed in Condition #41.:

e Designate a member of the building management team as Property Transportation
Coordinator with responsibilities for completing and coordinating TDM Plan obligations.

e Provide transportation related information to residents in the multi-family residential
building.

e Provide SmarTrip cards to each initial occupant and employee.

Street Lighting: The Department of Environmental Services (DES) has established a set of street
lighting guidelines that are in compliance with national and state standards. The Form Based
Code is inconsistent with these standards and resultsin light spacing that is not a uniform
distribution of lighting along the roadway. The spacing of streetlight poles should be determined
by engineering photometric studies/calculations. An amendment will be forthcoming to the
Board in the near future to reconcile the Form Base Code with DES lighting guidelines.

Until such time that the Form Based Code is amended to be consistent with national and state
standards, the civil engineering plans should depict street lighting along the Columbia Pike
frontage of the site that complies with the Columbia Pike Form Based Code Street Lighting
Standards. The appropriate street lighting will be determined during the review of the civil
engineering plan.

Utilities: Adeguate water capacity will be available to serve the proposed development. The
applicant has agreed to construct and upgrade water and sewer lines as necessary around the site
and to underground aerial utilities as required by the FBC.

DISCUSSION: Located within the “Columbia Pike Special Revitalization District”, as shown
onthe General Land Use Plan, the subject site is eligible for redevelopment under the Columbia
Pike Form Based Code, with the appropriate zoning. However, a portion of the property must
first be rezoned from “R-5" One Family Residential District to another district that specifically
permits use of the FBC (Section 20 — Appendix A). The applicant is requesting a rezoning for
that parcel only to the “CP-FBC” Columbia Pike — Form Based Code District (Section 20).

When the FBC was originally adopted in 2003, the County Board instituted a rezoning process
for “R” zoned properties seeking to develop under the FBC. Thiswas established to provide
additional protection for the County and community to ensure that properties seeking
development under the FBC can reasonably meet the FBC regulations. Inthis case, the parcel is
surrounded by “C” zoning therefore it is not directly abutting other existing “R” zoned
properties. Staff finds the proposed zoning appropriate for this parcel and does not consider this
to negatively impact the neighborhood. Without the rezoning, the remaining parcels would not
be conducive for development to follow the FBC requirements due to its location in the middle
of the property. With the rezoning, the subject site is sufficiently sized to accommodate the
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required street dedication, the alley requirements, and implement a design that is in keeping with
the Local Site and Main Street Building Envelope Standards. Rezoning to the “CP-FBC” is
preferred as this district was specifically established for the Columbia Pike Revitalization
District and requires any development to follow the FBC regulations. Pursuant to the FBC, the
proposal is subject to use permit approval by the County Board due to the overall site size, which
exceeds 40,000 square feet, and based on the applicant’ s request for approval of several
modifications to the FBC.

The Regulating Plan (map) of the FBC specifies which Building Envelope Standards (BES)
applies to each property, and specifically establishes the parameters for how the street frontage
shall be built. The BES sets forth regulations pertaining to building height, building placement,
and permitted uses on parcels within the District. The FBC also specifies where open space isto
be built or maintained. In this case, the subject site has been designated with Main Street BES
along Columbia Pike and a portion of Glebe Road between Columbia Pike and 11" Street South.
Local Site BES is designated for 11" Street South, 12" Street South, the “New” street, and the
portion of Glebe Road between 11" and 12" Streets. In addition, a portion of the Local Site BES
along the northern edge of 11™ Street South is eligible for Live/Work units per the standards of
the FBC.

The applicant has demarcated the development of the site between the north block, which is
adjacent to Columbia Pike, and the south block below 11" Street South.

North Block: The North Block consists of the Main Street building and stacked flats for the
Local Live/Work portion. The applicant is proposing a six-story mixed-use building with 15,433
square feet of retail on the ground floor and five (5) floors of residential development on the
upper floors consisting of 245 units. I1n addition to the retail development on the ground floor,
the facade along Columbia Pike includes a lobby entryway for the upper-story multi-family
units. The ground floor aso includes two (2) entryways to the internal parking garage; one (1)
on 11" Street South and one (1) on the alley located west of the building. Loading and service
access for the retail is provided internal to the parking structure and adjacent to the 11™ Street
South entry of the structure. The North Block also includes 12 stacked flats that line a majority
of the 11™ Street South frontage of the block. A required rear alley for these units is the subject
of a modification request in this application and is discussed in the modification requests section
of thisreport. The proposed development meets all required Building Envelope Standards
requirements within the Main Street and Local Site frontage requirements, apart from the alley
modification request.

The primary architectural treatments for the North Block Main Street building consist of two (2)
primary colors of brick, fiber cement, and glass. The corner of the building at Glebe Road and
Columbia Pike incorporates a metal material that acts as a decorative element for the building.
The ground level treatment of the primary fagades includes the use of transparent windowsto a
large degree. Theretall frontages will incorporate the use of a variety of awning colors.
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The Open Contiguous Lot Area (OCLA) requirement for the North Block is achieved through
the provision of one (1) consolidated area on the roof of the ground story internal to the main
street building. The area is located towards the eastern side of the building and includes a green
space and plazaarea. The 12,925 square-foot areais intended to serve the residents of the multi-
family building and stacked flats. This amount equals 20 percent OCLA; 15 percent is required.
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South Block: The FBC Regulating Plan for the south block designates Local Site BES for the
entire block allowing Local Live/Work for 11" Street South and Glebe Road. The applicant
proposes 44 townhouses for this block and no Live/Work is proposed. The townhomes are
designed as six (6) clusters, two (2) facing South Monroe Street, two (2) facing 11" Street South
one (1) facing Glebe Road, and one (1) facing the “New” street. All units are 3-1/2 sories, with
the half-stories set back 12 feet from the required building line, per the FBC. Townhomes vary
between 18 and 20 feet wide. A minimum of 75% of the building frontage is required to be
situated along the RBL ; the townhouse project exceeds this requirement.

The required open contiguous lot area (OCLA) is located to the rear of the individual units,
excluding the strip of townhouses facing the east side of the “New” street and north of 12" Street
South. The OCLA for this townhouse cluster is provided directly to its north as one (1)
contiguous open space area. Street walls are proposed, consistent with the FBC, where the open
gpace fronts on the RBL. Parking is provided in dedicated garages and as on-street parking. In
all instances, the Local Site townhouses provide approximately 17 percent OCLA; 15 percent is
required.

Internal vehicular circulation for the south block is accomplished with the provision of the
“New” street and a seriesof alleys. The “new” street and eastern alley (that runs north/south) are
designed to eventually connect with a future, re-designed 12" Street South. The western alley
(that runs north/south) will be unable to connect to the future 12" Street South dueto
topography. The applicant will make temporary improvements to allow emergency vehiclesto
access the “New” street off of 12" Street South as an interim condition. Once 12" Street South
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isrebuilt, emergency access, full public motorist, and pedestrian access will be achieved through
the site at several locations.

Architectural treatment (see below) of the townhouses consists primarily of brick with fiber
cement accents on the primary fagades. Many of the townhomes include front stoops, however a
number of the units provide at-grade access on 11™ Street South. Bay windows are provided on
several units. High-profile side fagades are designated for townhomes facing Glebe Road and
12" Street South. Townhomes range is in size from approximately 1,800 square feet to 2,200
square feet. Mogst units include detached garages with similar architectural treatments as the
main buildings, however one strip of townhouses along the east side of the “New” street of the
south block includes tuck-under garages instead of detached.

3., —LEFT SIDE ELEVATION - 12TH STREET SOUTH - HIGH PROFILE

f RIGHT SIDE ELEVATION 0o ssoumes s o c0atis on sl 41
A3 O

During the course of the preliminary review of this proposal, the applicant has continually
refined the site and building layout and architectural treatments of the project to better comply
with the FBC regulations. Staff has concluded that the proposed project and the architectural
renderings attached are in compliance with the Form Based Code, with the exception of two (2)
areas where modifications are requested (two under the code and one for the comprehensive sign
plan), and finds that the proposal is consistent with the goals of the Columbia Pike Initiative — A
Revitalization Plan (Update 2005).
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M odifications: The applicant requests two (2) modifications to the requirements of the Form
Based Code for this proposal: 1) to modify the location of arear alley; and 2) to modify the
required number of building entrances, for the north block Main Street building.

Alley Madification: Unless shown on the Regulating Plan, an alley is required to the rear of all
lots by definition under the FBC regulations. For this site, no alley is shown on the Regulating
Plan for the north block therefore the FBC text regulations apply. For the north block, two (2)
alleys would be required: one (1) for the Main Street site fronting the multiple family buildings
and one (1) for the Local Live/Work Site fronting the stacked flat buildings. Taking into
consideration the circulation options to and from this site and the lack of consolidation of the
Capital One Bank property directly to the west of the site, the applicant has proposed to modify
the Local Live/Work Site alley. The alley functions are proposed to be consolidated into one
shared alley along the western property line connecting 11™ Street South and Columbia Pike.
Also, this alley design would combine the access to the parking and loading areas into a central
parking garage, and as aresult, individual parking garages are not provided for the stacked flat
buildings fronting 11" Street South. Therefore, an alley — a public right-of-way for pedestrian
and vehicular access — is not needed to the rear of those units. The Advisory Working Group
and staff support the alley modification.

Building Entrances: The applicant requests a modification to the FBC Building Envelope
Standards (BES) requirement for Main Street building on the northern block of the development.
The Main Street BES requires building entrances for Main Street buildings a minimum of every
60 feet, or once per every fagade composition, which are required every 60 feet. The Main Street
building provides the stated number of entrances along Columbia Pike, however the building
lacks one (1) required entry along Glebe Road. The Glebe Road frontage requires five (5)
entrances, but only four (4) are provided. The plan denotesthat the second entry from the north
is not provided due to site topography.

The topography on Glebe Road slopes down from north to south. Section 20 of the ACZO
allows modifications to certain standards when the modification is requested due to
topographical issues. Staff has analyzed the modification request and supports approval for the
modification to eliminate one (1) entrance along South Glebe Road due to the topography of the
streetscape. The applicant has maintained a sufficient complete and discreet fagcade composition
and the retail will continue to contribute to an enlivened street frontage without the provision of
one (1) additional building entrance in this location.

Comprehensive Sign Plan: Under the FBC, a comprehensive sign plan isto be submitted to the
Zoning Administrator for approval, and all exterior signs are to be consistent with the regulations
of the FBC. However, some of the signs proposed by the applicant are neither consistent with
the FBC regulations nor with the Zoning Ordinance, and require modifications to be approved by
the County Board. Therefore, the applicant is requesting County Board approval for a
comprehensive sign plan, which contains all proposed signs for this project.

The Comprehensive Sign Plan includes four (4) categories of signage, including: 1) retail
signage; 2) residential signage; 3) parking/garage signage; and 4) temporary signage. Within
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these categories, the applicant is requesting modifications for certain sign types. Signs are
permitted to be modified under the FBC by special exception use permit approval. The attached
comprehensive sign plan provides detail on color, size, and location of the proposed signs. The
following tables provide additional detail on all signs proposed in the comprehensive sign plan,
highlighting those where a modification of sign regulations is requested.

RETAIL SIGNE

Type of Sign Sign Area Text Material M odification
(quantity) (per sign) reguired?
A.1l. Retail wall signs Max 2’ tall and 20" | TBD (retail tenant 4 optionsin No.
(11) wide. Max letter name) Comprehensive

height 18”. Sign Plan.
A.3. Retail awnings Lettering/logo max | TBD (retail tenant) | Welded extruded No. Logos are not
(1) 5" on hanging aluminum tubing permitted.

fabric. No logos covered with fabric.

permitted.

RESIDENTIAL SIGNS

B.1. Canopy Channel 2 tal letters “3400” 3" deep aluminum Yes. Letter height
Letters (1) channel letters. not to exceed 8”.
B.2. Main ID Blade 54 «. ft. “Pike 3400” Aluminum panel Yes. 6 5. ft. isthe
Sign (1) with aluminum FBC limit per blade
accent bars & sign.
bronze trim.
B.3. Identification Max. 4 5. ft. TBD (retail tenant Address, project Yes. Not addressed
Plague (1/retail tenant information) name, and in FBC
per sreet frontage) “Entrance”
PARKING/GARAGE
C.1. Parking 9 «q. ft. “P Aluminum painted | Yes. Signsnot to
directional blade sign blue with white exceed 3 9. ft.
(5) acrylic.
C.2. Parking / Loading | 40 sg. ft. “Parking/Loading” | Aluminum panel. Yes. Larger than
sign (2) permitted by ZO.
C.3. Garage clearance | 20 0. ft. “Maximum Black PV C pipe. Yes. Larger than
bar (2) Clearance 14 FT” permitted by ZO.
TEMPORARY SIGNS
D.1. Residential 52.5 5. ft. “Now Leasing Pike | Reinforced Vinyl, Yes. ZO Section
Leasing banner (1) 3400 with phone mechanically 34.F.5c dlows
number and website | fastened to building. | leasing banners up
to 120 sg. ft.
D.2. Condruction 137.5 . ft. TBD (will state Vinyl. Yes. FBC does not
fence banner project name and specify ZO Section
developer) 34.F.6. asa Section
of the ZO that can
be applied to FBC
projects.
D.3. Townhouse sales | 48 . ft. Project name and Painted wood. No.

sign

contact info.

Following is a discussion of the requested modifications to signs.

Residential Canopy Channel Letters: The B.1 sign is located on a canopy at the main entrance as

part of the building design. In addition to indicating the address of the building, thissigniis
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intended to be an identification sign for the residential building. While the FBC permits Street
Address Signs at a maximum height of 8", the proposed sign helps to guide and orient residents
and visitors to the main building entrance and provides an accent to the building fagade. The
sign in this location is more identifiable for this six-story structure than the FBC-permitted wall
plague designed to indicate the building name, which is permitted to be placed near the cornice
line at the top of the building with a maximum square footage of 8 square feet. This canopy sign
is permitted in lieu of the wall plague at the cornice line. 1n addition, the height of the proposed
numbers (2 feet) is an appropriate scale for the canopy upon which it is proposed to be located
and the adjacent street and the function of serving as an identification sign for the residential
building, not just an address sign. A similar sign was approved in 2009 for the 55Hundred
project on Columbia Pike.

Building Identification Sign: The B.2 sign is a building identification blade sign up to 54 square
feet and affixed to the main building facade at the corner of Columbia Pike and Glebe Road.
The 20" long blade sign denoting the building name, “Pike 3400”, would be approximately 14
feet above the adjacent sidewalk and would be located within the second story elevation, below a
height limit of approximately 35 feet. The sign would not be internally illuminated. The FBC
allows a bronze or masonry plague, up to eight (8) square feet placed near the roof line, to be
used for building identification. In this case, the applicant is seeking additional visibility beyond
what the plague option would provide, particularly to identify not only the retail uses, but also
the residential uses provided on the second level. Additionally, blade signs are permitted for
retail tenants under the FBC; however, blades signs are not specified as a standard option for
building identification. Therefore, the applicant is requesting to modify the FBC requirements to
allow for alarger blade sign, for building identification for retail and residential tenants, rather
than relying solely on a small building identification plague. In this case, the proposed blade
sign would help to highlight the mixed-use project as well asto guide and orient future residents,
employees, and visitors to the project, more so than the permitted wall plague option.
Additionally, the increased size of the sign would be distinctive from the typical retail tenant
blade signs placed near retail bays. The sign in this location may be more identifiable for this
structure as it projects perpendicular from the fagade making it more visible from all directions.
The blade sign location within the second story is consistent with the FBC regulations for retail
tenant blade signs. Only one (1) building identification sign is proposed. The typical address
identification sign would be provided at the main building entrance on the canopy for the
residential lobby along Columbia Pike.

|dentification Plague: The B.3 sign is an identification plague proposed along the western facade
of the Main Street building in the alley adjacent to the retail development. The entrance that the
plague is identifying will be used as access to the secure bicycle parking, the parking garage, and
the residential lobby. Neither the FBC nor the Zoning Ordinance regulates this type of sign. A
similar type of sign was approved in 2009 for Siena Park. Staff supportsthissign asit directs
pedestrians to a secondary entrance to the building in a scale and appearance that is appropriate
and consistent with the intent of signage in the FBC.

Parking & Loading Signs. The proposed C.1 — C.3 signs are parking and loading directional
signs that exceed the quantity and size provisions outlined in the Zoning Ordinance, Section
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34.E.11, as allowed by references in the FBC. The applicant proposes five (5) directional blade
signs, each nine (9) square feet, to direct motorists and delivery vehiclesto the rear alley. Two
(2) directional blade signs would be located on Columbia Pike frontage at each corner of the
building, the other two (2) blade signs would be located a each corner of the Main Street
building along 11" Street South and at the parking garage entrance on 11" Street South. The
signs will indicate the location of the parking garage with the universal “P” symbol as well as
indicate the area for deliveries. The proposed signs exceed the Zoning Ordinance provisions
which limit these signs to no more than two (2) signs for every parking entrance/exit with asize
limit of two (2) square feet per sign. In this case, where only two (2) parking garage entrances
exists, the applicant would otherwise be limited to four (4) signs, but requests approval for five
(5). Staff supportsthe installation of the above-described five (5) proposed signs. Although the
proposed signs, which will be up to nine (9) square feet each in size, exceed the size limitsin the
Zoning Ordinance, staff has determined that these signs, with their increased size, are needed to
indicate the available parking supply to residents, visitors, and retail patrons traveling in either
direction along Columbia Pike, Glebe Road, or 11" Street South to this property. Dueto the
placement of the garage entrance and loading area at the rear of the building, and off a newly
constructed street, a greater need for way-finding exists on this site as compared to most,
justifying the need for more and larger signs in this unigue instance.

Congtruction Fence Banner / Leasing Sign: Three (3) temporary leasing and construction site
banner signs are proposed (D.1 - D.3) that require modification for approval. They include one
(1) leasing banner of approximately 52.5 square feet, one (1) temporary construction fencing
sign of approximately 137.5 square feet, and one (1) temporary construction sign for the
townhouses of approximately 30 square feet, for atotal of 220 square feet. The Zoning
Ordinance permits up to three (3) temporary construction signs, not to exceed 120 square feet.
The applicant is requesting a modification for the total size of the three (3) signs. Staff supports
this additional temporary sign area, given the location of the site of two major streets and the size
of the project generally encompassing two (2) blocks. Staff believesthat these signsare in
keeping with other approvals for temporary construction signage throughout the County, as well
as other leasing banners that have been previously approved along Columbia Pike (Siena Park
and 55Hundred).

Many of the signs in the Comprehensive Sign Plan are consistent with the FBC sign standards.
The signs, as proposed, provide a unified design scheme compatible with the architecture of the
building, and are in keegping with the overall intent of the FBC to revitalize the Columbia Pike
corridor. Staff is supportive of the comprehensive sign plan and the proposed modifications.

Community Review Process. Pursuant to the FBC Administrative Regulations 4.1.2, once the
applicant’s preliminary plans were substantially complete and compliant with the FBC, the
applicant and staff met with the Columbia Pike Form Based Code Advisory Working Group
(AWG) on January 23, 2012 to review the plans with the FBC Checklist. Through this meeting,
the AWG members asked questions about the project and the FBC regulations. Staff indicated
that a few items were not yet compliant and that the design would need further refinement to be
considered compliant with the FBC.
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The AWG members highlighted the proposed 12" Street South frontage and questioned whether
the RBL frontage would be maintained as required in the FBC regulations. The applicant was
initially contemplating a request for an RBL modification to allow better internal site circulation,
but was able to modify the site design in order to adhere to the RBL requirement along 12"
Street South. The AWG was generally supportive of the plans and were appreciative of the
applicant’ s persistence to pursuing development under the FBC. Aside from the potential 12"
Street South RBL modification, AWG members were supportive of the applicant’s proposal and
requested modifications.

Also required by the Administrative Regulations 4.1.2, the applicant presented the plans at a
community meeting on March 7, 2012. Columbia Pike Redevelopment Organization (CPRO)
representatives and community members from the Douglas Park and Alcova Heights Civic
Associations attended the meeting. There were general questions regarding the project and
project timeline and attendees had a generally favorable view of the applicant’s proposal.

Planning Commission: The Planning Commission considered this item at its meeting on May 7,
2012 and voted 11-1- in support of a motion to defer the use permit and rezoning.

The Planning Commission asked a number of questions related to the site design, pedestrian and
vehicular circulation, and architectural design. Concern about site visitability and accessibility
were discussed. No concerns were expressed about the proposed modifications for the North
Block alley and Main Street building entrance requested by the applicant.

Staff included a copy of the final FBC Checklist with the Planning Commission staff report to
assist in determining compliance with FBC. There was general discussion surrounding the
checklist and the Planning Commission generally agreed that the project was compliant with the
standards of the FBC. However, Planning Commission members expressed two (2) primary
concerns surrounding the project, including:

e Project Access— The Planning Commission cited concerns of insufficient accessto the
subject site. Access is proposed to be provided by right in/right out turns from the
proposed new segment of 11" Street South at South Glebe Road, as well as from the
proposed north-south alley to Columbia Pike. The Commission’s particular concern was
for traffic approaching the site on northbound S. Glebe Road. Thistraffic would, in the
near term, have two means of access—Ieft turns into the alley from westbound Columbia
Pike or aroute west on one of the cross streets south of the site, then northbound on
South Monroe Street, to Columbia Pike eastbound to reach the alley. While these
movements are not ideal, they would provide adequate access to the site until either 12"
Street South is constructed through from South Glebe Road to South Monroe Street in the
future. The Form Based Code anticipates construction of all planned streetsto achieve its
ultimate vision, but it was always understood that this would occur over time as
properties redevelop. Construction of 12" Street South will occur after the Postal
Service's lease to use 12" Street South is either terminated, as the County is working to
accomplish, or else expires in 2035. Construction of 11™ Street South through to South
Monroe Street in the future will permit additional options, particularly for access to
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southbound South Glebe Road from the site. This street will not be built until
redevelopment of the adjacent bank property, however. The County has initiated
discussions with the owners of that property, who are not interested in redeveloping at
this time.

Planning Commissioners also raised the possibility of breaking existing medians in South
Glebe Road and/or Columbia Pike to allow left turns into 11" Street South and/or the
new alley. The proposed plans do not include a median on Columbia Pike at the new
aley, so left turns into and out of the site would not be prohibited. Permitting left turns
to the site from northbound South Glebe Road would reduce capacity on the street while
vehicles wait to make the turns, and a median break on South Glebe Road would also
interfere with left turn queuing at the intersection. Staff can continue to explore the
feasibility of reducing this median to determine if a left turn solution can be found that
preserves the necessary functioning of South Glebe Road. However, the site access will
function adequately regardless of the outcome of this effort.

In response to community concerns about traffic on neighborhood streets generated by
the project, it is conservatively estimated that if all traffic from the site traveling to and
from the south use South Monroe Strest, traffic on that street would increase by
approximately one vehicle southbound every two minutes (27 per hour) in the morning
peak hour and one vehicle northbound per minute (58 per hour) in the evening peak hour.
With the addition of these vehicles, traffic on South Monroe Street would remain at the
currently existing Level of Service A. A negligible number of trips from the proposed
project are projected to travel on 12" Street west of South Monroe Street.

e Main Street Building Architecture — The Planning Commission expressed a number of
concerns related to the architecture for the Main Street building on the North Block. The
primary concern was in regard to the use of fiber cement, or Hardi Board.

Hardi Board, it's equivalent, or better is an allowable primary or trim building material in
the architectural standards section of the FBC. Complete and discreet facade
compositions are required every 60 feet on the Main Street building and each
composition includes a variety of building materials. Many of the compositions use brick
asthe primary material, with Hardi Board used as an accent material. A few
compositions use Hardi Board as the primary material, aside from windows and window
trim.

The Planning Commission expressed concerns with the amount of Hardi Board used on
the entire building, particularly the compositions with no brick. There were questions
regarding compliance with the intent of the FBC. Intent atements in the standards
speak to the use of traditional, long-lasting, building materials. Planning Commissioners
guestioned whether the intent of the architectural standards discourage the use of Hardi
Board. Staff specified that the Main Street building is in compliance with the standards
of the FBC and did not interpret the intent statement of the architectural standards as an
appropriate method of determining compliance. The allowable materials were specified
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as away to provide predictability to applicants when developing FBC projects. Staff
indicated that the specified building materials and the use of Hardi Board is compliant
with the standards of the FBC.

CONCLUSION: Staff concludes that the proposal is in compliance with the standards for the
Main Street and Local Site Building Envelope Standards of the Columbia Pike Form Based Code
regulations, with the exception of the requested modifications. In addition, the requested
Comprehensive Sign Plan is in compliance with the requirements of the Form Based Code, with
exception of the requested signage modifications. The requested rezoning to allow development
of the site under the standards of the Form Based Code is in conformance with the purposes and
intent of the Columbia Pike Initiative — A Revitalization Plan. Therefore, staff recommends that
the County Board adopt the attached resolution to rezone the subject site and approve the subject
use permit request and Comprehensive Sign Plan, subject to the conditions set forth below.
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CONDITIONS

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 or his
or her designee.

The following Conditions of use permit approval (#1 through #9) are valid for the life of the
use permit and must be met by the developer before issuance of any Demolition or Land
Disturbance Per mits.

1. Use Permit 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 the revised plans dated April 19, 2012 and reviewed and
approved by the County Board and made a part of the public record on May 19, 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.

The use permit consists of the following components, as shown on the Preliminary
Subdivision Plans on Sheets C-4A and C-4B of the plans dated April 19, 2012: "North
Block" located from Columbia Pike to the back of the sidewalk on the south side of new
11" Street South; and "South Block" located from the back of sidewalk on the south side
of new 11™ Street South to 12" Street South.

This use permit approval expires three (3) years after the date of County Board approval
if the Footing-to-Grade Building Permit has not been issued for the North Block or an
Above-Grade Building Permit has not been issued for the South Block, whichever occurs
first, 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 a
review of this use permit and its conditions for their compliance with the then current
County policies for land use, Columbia Pike Form Based Code zoning and special
exception uses. Extension of the use permit is subject to, among other things, inclusion
of amended or additional use permit conditions necessary to bring the plan into
compliance with the then current County policies and standards together with any
modifications proposed by the owner and accepted by the County Board or vice versa

2. Remediation Plan
The developer may, at its discretion, submit a Demolition, Rough Grading and
Remediation Plan ("Remediation Plan") and obtain Demolition and Land Disturbance
Permits prior to demolishing the existing improvements and remediating certain
contaminants that have been found at the property. This permit would include any
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excavation required for remediation purposes and may be issued independently of the
Excavation/Sheeting and Shoring Permit required for construction of the below-grade
parking garage in the North Block.

The developer shall provide a copy of the work plan for the site remediation requirements
approved by the Virginia Department of Environmental Quality under the Voluntary
Remediation Program and include this documentation with the plans submitted to the
County for the demolition phase of the project.

3. Pre-Construction M eeting
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 use
permit. 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 Lead Planner, Arlington County Police, Code
Enforcement, Department of Environmental Services (DES) Transportation Planner,
Department of Parks, Recreation and Community Resources (DPRCR) 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 use permit conditions.

4, Phasing Plan
The developer agrees to obtain approval by the County Manager of a phasing plan, as
being consistent with this site plan approval, prior to the issuance of any permits for any
phase of the use permit, except the Demolition and Land Disturbance Permit, , and to
implement the approved plan. During the phasing of construction, for any phase not
actively under construction, the developer agrees to appropriately maintain the site and
any buildings located within it. Thisshall 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. Improvements required by these use permit conditions shall be
constructed and occupied in separate and independent phases, consistent with the phasing
plan for construction of the project, except that, at the developer's discretion, the phases
may be constructed concurrently. Any changes in the project phasing shall require a new
phasing plan approved by the County Manager prior to the issuance of any further
permits.

Unless otherwise noted as being included in a particular phase, all conditions are
applicable to the respective phase of the project, independently of any other phase.

The developer agrees that the phasing of construction of new 11" Street South shall occur
asfollows:

a Regardless of which phase commences construction first, 11" Street South shall
be constructed (including new curb and gutter and interim/rough paving
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treatment) prior to the issuance of the first Certificate of Occupancy for the first
phase of construction.

b. In the event that the North Block is constructed first, final paving of 11" Street
South shall be completed prior to issuance of the first Certificate of Occupancy
for the last stick of townhouses for the South Block.

C. In the event that the South Block is constructed first, final paving of 11" Street
South shall be completed prior to the issuance of the first Certificate of
Occupancy for tenant occupancy of the North Block.

d. In no event shall the final paving be constructed later than one year after the
issuance of the first Certificate of Occupancy for tenant occupancy in the North
Block if the North Block is constructed first, unless the South Block is actively
under construction at that time or one year after the issuance of the first
Certificate of Occupancy for the first unit in the last stick of townhouses for the
South Block if the South Block is constructed first, unless the North Block is
actively under construction at that time.

5. Plan for Temporary Circulation During Construction
The developer agrees to develop, obtain the County Manager’s approval of, 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. The
developer agrees to maintain a minimum six-foot wide covered sidewalk along the
Columbia Pike and South Glebe Road (north of 11™ Street South) frontages of the site
and a minimum six-foot wide sidewalk along the South Monroe Street and South Glebe
Road (south of 11" Street South) frontages at all times, except for a construction
entrances. The developer also agreesto maintain a minimum five-foot pedestrian
walkway on the 12" Street South frontage at all times during construction. The County
Manager may approve temporary, short term closures of the sidewalk for reasons
including, but not limited to, the installation of fagade elements, construction of utilities
and streetscape, and other stages of construction that would pose an imminent danger to
pedestrians. Exceptions may be made only during an emergency as defined above,
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 Land
Disturbance and Demolition Permits. The developer agreesto provide a copy of the
approved plan to the appropriate civic associations as set forth in Condition #8. 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
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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 than 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 and vehicular traffic, along all frontages of the site,
including the interiors of covered pedestrian walkways. Lighting levels shall conform to
illuminance levels approved by the County that allow for reasonably safe pedestrian
circulation around the site. The developer agrees to submit and obtain the County
Manager’ s approval of the temporary lighting plan prior to issuance of the demolition and
land disturbance permits. 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 implemented prior to the shut-down or removal of any
existing lighting and operated from implementation until County standard lighting
fixtures as approved in Condition #21 are in place and operational around the perimeter
of the site.

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 is in addition to any other conditions in this use permit and any County
requirements relating to reconstruction and repaving of streets at the completion of
construction.
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6. Compliance with Federal, State and L ocal Laws
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 use permit 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
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.

7. Post-County Board 4.1.2 Filing
The developer agreesto file four (4) 24” by 36" and two (2) 11" by 17" copies of the use
permit including tabular information, and one (1) digital copy on compact disc in JPEG,
PDF, and DXF formats, which complies with the final approval of the County Board and
with Administrative Regulation 4.1.2, with the Zoning Administrator within 90 days of
the County Board approval and before the issuance of the Land Disturbance and
Demolition Permits.

The developer agrees to include on the Post-4.1.2 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-4.1.2 plans can take place
inthe field. All Post-4.1.2 plan changes must be submitted for review and approval by
either the Zoning Administrator or the County Board.

8. Community Liaison and Activities During Construction
The developer agrees to comply with the following before issuance of the Land
Disturbance and Demolition Permits and to remain in compliance with this condition
until the Master Certificate of Occupancy isissued for the North Block or the last
Certificate of Occupancy isissued for the South Block, whichever is later.

a The developer agrees to identify a person who will serve as liaison to the
community throughout the duration of construction. Thisindividual shall be on
the construction site throughout the hours of construction, including weekends.
The name and telephone number of this individual shall be provided in writing to
residents, property managers and business owners whose property abuts the site,
the Douglas Park Civic Association, Alcova Heights Citizens Association,
Arlington Heights Civic Association, Columbia Heights Civic Association,
Columbia Pike Revitalization Organization, and to the Zoning Administrator, and
shall be posted at the entrance of the project.

b. Before commencing any land disturbance of the site, the developer shall hold a
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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 aLand
Disturbance and Demolition Permitsisissued. The developer agrees to submit to
the Zoning Administrator two (2) sets of plans or maps showing the 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,
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 use permit’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 al 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
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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.

Construction Waste

The developer agrees to provide a plan for diverting from landfill disposal the demolition,
construction, and land clearing debris generated by the project. The plan should outline
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 Land Disturbance and Demolition permits, and to implement the plan
throughout demolition and construction of the project.

The following Conditions of use permit approval (#10 through #26) are valid for the life of
the use permit and must be met by the developer befor e issuance of the
Excavation/Sheeting and Shoring Permit for the North Block or the first Above-Grade
Building Permit for the South Block.

10.

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 submit to the County. The developer agrees to submit to the Zoning Administrator a
detailed final landscape plan prior to issuance of the Excavation/Sheeting and Shoring
Permit for the North Block or prior to the issuance and first Above-Grade Building
Permit for the South Block. The final landscape plan shall be submitted a a scale of 1
inch = 25 feet, in conjunction with the final civil engineering plan asrequired in
Condition #13 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, a landscape
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 use permit approval and all applicable county laws
and plans before the issuance of the Footing to Grade Permit in the North Block or the
first Above-Grade Building Permit in the South Block. The plan shall be consistent with
the conceptual landscape plan approved as a part of the use permit, and, at a minimum,
shall conformto: the landscaping requirements in Conditions #11 and 16 below; the
Columbia Pike Form Based Code; the Columbia Pike Initiative — A Revitalization Plan
(Update 2005); and the County's landscaping, planting, and sidewalk and driveway
construction specifications. 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 alarger scale to
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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 use permit
approval. The landscape plan shall include a Street Tree Plan which shall be reviewed by
DPR and DCPHD, and shall be accompanied by the final civil engineering plan. All
hardscape features shown on the approved landscape plan shall be completed prior to the
issuance of the first Certificate of Occupancy for tenant occupancy in the North Block or
prior to the issuance of the first Certificate of Occupancy for the last gick of townhouses
located immediately adjacent to the frontage where the hardscape features are located in
the South Block. All plant materials shown on the final landscape plan shall be installed
before the issuance of the first Certificate of Occupancy for tenant occupancy in the
North Block or prior to the issuance of the first Certificate of Occupancy for the last stick
of townhouses located immediately adjacent to the frontage where the plant materials are
located in the South Block. 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. The Zoning Administrator
may, for good cause shown and through the administrative change process, allow
modifications to the timing of installation of plant materials where she finds that the
planting season, availability of plant materials, weather, or other construction-related
issues that are beyond the control of the developer, do not permit installation of plant
materials or construction of hardscape features by the required timing, and that adequate
guarantees have been provided that the work will be diligently pursued to completion.

Upon approval of the final landscape plan and prior to the issuance of the first Certificate
of Occupancy for the North Block or prior to the issuance of the first Certificate of
Occupancy for the last stick of townhouses located immediately adjacent to the frontage
where the landscape materials are located in the South Block, the developer agreesto
submit to the Department of Community Planning, Housing, and Development (DCPHD)
acopy of the contract for construction and installation of all landscape materials. The
developer agrees that 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 strest.
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The developer agreesto 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.

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
4.1.2 drawings required in Condition #7 above. Ventilation grates (not including
garage intake and/or exhaust vents incorporated in to the alley fagade of the building
in the North Block) 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 for the North Block. This paragraph applies only to the North Block.

The location, 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.

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 #43
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.
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h.

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.

11. L andscape Standards
The developer agrees that all landscaping shall conform to Department of Environmental
Services Standards and Specifications and to at least the following requirements:

a

b.

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

D Magjor 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.

(©)) 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.

(@) Shrubs—a minimum spread of 18 to 24 inches.
(5) Groundcover—in 2 inch pots.

The developer agrees to plant all street trees prior to issuance of the first Partial
Certificate of Occupancy for tenant occupancy for the North Block or prior to the
issuance of the first Certificate of Occupancy for the last stick of townhouses located
immediately adjacent to the frontage where the street trees are located in the South
Block, unless otherwise approved by the Zoning Administrator, based on the planting
season, the availability of street trees, and the weather. The developer also agreesto
fulfill the Public Improvement Bond requirements (Condition #28). The developer
agrees to notify the DPR 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 DPR to inspect the plant material, the tree pit and the
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technique of planting. Soil used in the tree pit must meet the specifications for street
tree planting available from the DPR Urban Forester.

c. 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.

d. 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.

e. 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. The walls of raised planters
shall be no higher than seat-wall height (2 1/2 feet, maximum) above the adjacent
finished grade.

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

g. The developer agreesto maintain the site in a clean and well-maintained condition
before the issuance of the Land Disturbance and Demolition Permits 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.

12. Utility Company Contacts
The developer agrees to 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.

13. Civil Engineering Plan approval by DES
The developer agrees to submit a complete set, as determined by the Department of
Environmental Services, of civil engineering plans for each applicable phase of the
project consistent with the approved Phasing Plan for the development pursuant to
Condition #4 below, based on the minimum Acceptance Criteria document dated April
30, 2012 or subsequent amended submission checklist, prior to the issuance of the Land
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Disturbance Permit for that phase. The plans shall be drawn at a horizontal scale of
1inch = 25 feet and a vertical scale of 1 inch =5 feet and be 24 inches by 36 inchesin
size.

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

a. Obtain approval by the County Manager of a Maintenance of Traffic Plan for, a a
minimum, the Excavation/Sheeting and Shoring phase of work in the North Block;

b. Obtain approval by the County Manager of atieback plan, or aternatively, submit a
statement by the developer confirming that tiebacks will not be placed or extend into
the public right of way during construction of the project in the North Block; and

c. Obtain a minimum of one complete County staff review of the civil engineering plans
for the North Block that results in a finding by the County Manager that the limits of
Excavation/Sheeting and Shoring shown on the plan will not interfere with, limit,
damage, or pose asubstantial risk of damage to, existing and proposed public
infrastructure and adjacent public or private property.

The developer also agreesto obtain all additional required approvals and permits prior to
commencing excavation, sheeting, and shoring in the North Block.

The developer agrees to obtain approval of civil engineering plans that agree with the
approved final landscape plan, and the sequence of construction, from the Department of
Environmental Services as being consistent with all use permit approval requirements
and all County codes, standards and specifications, and policies, prior to issuance of the
Footing-to-Grade permit for the North Block, or the issuance of the above grade building
permit for the South Block .

14. Pavement, Curb and Gutter Along All Frontages
The developer agrees to show on the civil 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 Certificate of Occupancy for tenant occupancy in
the North Block or prior to the issuance of the first Certificate of Occupancy for the last
stick of townhouses located immediately adjacent to the frontage where the
improvements are located in the South Block. 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 design and construct pavement, curb and gutter along all
site frontages, as listed below, in locations as determined at the time of the review
of the civil engineering plan.
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Columbia Pike (North Block) The developer agreesto construct a new curb
and gutter along the south side of Columbia Pike, with a pavement width of
approximately 56 feet in locations where parking is not provided and 64 feet
in locations where parking is provided from the face of existing curb on the
north side of Columbia Pike to the face of curb on the north block including
travel lanes, as shown on the final engineering plan approved by the County
Manager.

The developer further agreesto construct pedestrian nubs, crosswalks, and
accompanying handicap ramps, built per Arlington County Standards on the
south side of Columbia Pike at its intersection with South Glebe Road,.

These cross sections may be modified in order to improve the transition of the
travel lanesto the adjacent block to the east of S. Glebe Road as approved on
the civil engineering plan.

S. Glebe Road (North Block): Subject to VDOT approval, the developer
agrees to construct a new curb and gutter along the west side of S. Glebe
Road, at approximately the existing location, with a pavement width of
approximately 62.5 feet (four lane section) to match the existing location of
the curb and 70 feet ( five lane section) from face of curb to face of curb
including parking lanes and travel lanes, as shown on the final engineering
plan approved by the County Manager.

The developer further agrees to construct pedestrian nubs, and accompanying
handicap ramps, built per Arlington County Standards on the west side of S.
Glebe Road at its intersection with Columbia Pike and 11™ Street South .

Alley —Western property line of North Block: The developer agreesto
construct anew curb along the west side of the alley beginning at Columbia
Pike to the new segment of 11" Street S., as shown on the plansto include a
concrete walk adjacent to the building, with a pavement width of
approximately 25feet from face of curb to the western fagade of the building,
with a 5-foot-wide area along the eastern side of the alley marked for
pedestrian access, and with a pinch point at the southern end of the alley to no
less than 23.5 feet total, as shown on the final engineering plan approved by
the County Manager.

11" Street South. The developer agrees to construct a new segment of 11™
Street South from the western property line east to South Glebe Road,
including a new curb and gutter along the north and south sides of 11™ Street
S, consistent with the location shown on the plans dated April 19, 2012, with a
pavement width of approximately 36 feet from face of curb to face of curb
including parking lanes and travel lanes, as shown on the final engineering
plan approved by the County Manager.

Z-2533-11-1 Rezoning and U-3334-12-1 Use Permit

Pike 3400
PLA-6180

-32-



Vi.

Vii.

The developer further agrees to construct pedestrian nubs, and accompanying
handicap ramps, built per Arlington County Standards on the north and south
sideof 11" Street South at its intersection with South Glebe Road.

Timing of construction of interim/rough and final pavement, curb and gutter
of 11™ Street South shall be as described in Condition #4 (Phasing Plan).

S. Glebe Road (South Block): Subject to VDOT approval, The developer
agrees to construct a new curb and gutter along the west side of S. Glebe
Road, at approximately the existing location, with a pavement width of
approximately 58.3 feet from face of curb to face of curb including parking
lanes and travel lanes, as shown on the final engineering plan approved by the
County Manager.

The developer further agrees to construct pedestrian nubs, and accompanying
handicap ramps, built per Arlington County Standards on the west side of S.
Glebe Road at its intersection with 11™ Street South and 12" Street South

S. Lincoln Street (South Block) The developer agrees to construct a new
segment of South Lincoln Street from the new segment of 11" Street South to
the southern property line, including curb and gutter along the east and west
sides of S. Lincoln Street, consistent with the location shown on the plans
dated April 19, 2012, with a pavement width of approximately 34 feet from
face of curb to face of curb including parking lanes and travel lanes, as shown
on the final engineering plan approved by the County Manager.

The developer further agrees to construct pedestrian nubs, and accompanying
handicap ramps, built per Arlington County Standards on the east and west
sidesof S. Lincoln Street at its intersection with 11" Street S.

Final paving of South Lincoln Street shall be completed prior to issuance of
the first Certificate of Occupancy for the last stick of townhouses on the South
Block.

S. Monroe Street (South Block): The developer agrees to re-construct the
existing curb and gutter in-place and on-grade to meet and match existing
conditions along the S. Monroe Street frontage. The existing handicap ramp
at the southwestern corner shall remain.

All improvements to curb, gutter, sidewalks and streets for pedestrian and/or vehicular
access or circulation shall be in full compliance with 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
Civil Engineering Plan, in accordance with the Columbia Pike Form Based Code
Streetscape Standards in effect a the time of Civil Engineering Plan Approval; provided,
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however, that the provision of such improvements shall not increase the projected cost
anticipated for such improvements as shown on the use permit drawings dated April 19,
2012 unless the County provides additional funding to offset such increased cost.

15. Survey M onuments
The developer agrees to submit, before issuance of the Excavation/Sheeting and Shoring
Permit for the North Block or before the issuance of the First Above-Grade Building
Permit the South Block, a survey of the site adherent to the following:

Horizontal Datum - All use permit 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 use permit 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.”

16.  Sidewalk Design and I mprovements
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 Columbia Pike Form Based Code 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
frontages of the use permit, and there shall be no barriers to impede the flow of
pedestrian traffic.

b. Not be less than six feet wide at any point.

C. Allow pinch-points only under the provisions of the Arlington County Streetscape
Standards.
d. Use plain, un-tinted, concrete or, scored or brushed concrete.

e Not contain joints or use patterns that create gaps of ¥-in depth or greater at
spacings of less than 30.”
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The developer further agrees to construct the sidewalk improvements detailed below prior
to the issuance of the first Certificate of Occupancy for tenant occupancy for the North
Block or the first Certificate of Occupancy for the last stick of townhouses located
immediately adjacent to where the improvements are located in the South Block

The sidewalks shall contain street trees placed in either tree pits, tree grates or planting
strips, consistent with the Columbia Pike Form Based Code, and as specified below.
Placement, planting and root enhancement options shall be consistent with the Columbia
Pike Form Based Code, 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 use permit. The sidewalk sections and
street tree species shall be as follows:

i.  Columbia Pike (North Block)—aminimum 14.5-foot wide sidewalk measured
from the back of curb, maintaining a minimum 8-foot wide clear sidewalk,
including 5-foot by 12-foot minimum tree pits or 5-foot wide planting strips,
planted with 4 - 4 %2 inch caliper Red Maple street trees, or asotherwise in
compliance with the Columbia Pike FBC at the time of final landscape plan
approval, placed 25 to 30 feet on center and the tree pits located at the back of
curb.

The overall sidewalk width may be reduced as needed to accommodate atravel
lane transition as described in Condition #14 &(i), provided the overall sidewalk
width does not fall below 12.5 feet at any point.

ii. S. GlebeRoad (North Block) — subject to VDOT approval, a minimum 15-foot
wide sidewalk measured from the back of curb maintaining a minimum 8-foot
wide clear sidewalk, including 5-foot by 12-foot minimum tree pits or 5-foot wide
planting strips, planted with 4 - 4 % inch caliper Red Maple street trees, or as
otherwise in compliance with the Columbia Pike FBC at the time of final
landscape plan approval, placed 25 to 30 feet on center and the tree pits located at
the back of curb.

iii. 11" Street S(North Block). —aminimum 11-foot sidewalk measured on the
north side of the street from the back of curb maintaining a 6-foot wide clear
sidewalk, including a minimum 5-foot wide planting strip, planted with 4 - 4%
inch caliper Red Maple street trees, or as otherwise in compliance with the
Columbia Pike FBC at the time of final landscape plan approval, placed 25 to 30
feet on center and the tree pits located at the back of curb.

iv. 11" Street S. (South Block) —aminimum 11-foot sidewalk measured on the
south side of the street from the back of curb maintaining a 6-foot wide clear
sidewalk, including a minimum 5-foot wide planting strip, planted with 4 - 4%
inch caliper Red Maple street trees, or as otherwise in compliance with the
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Columbia Pike FBC at the time of final landscape plan approval, placed 25 to 30
feet on center and the tree pits located at the back of curb.

v. S Glebe Road (South Block) — subject to VDOT approval, a minimum 11-foot
wide sidewalk measured from the back of curb maintaining a minimum 6-foot
wide clear sidewalk, including 5-foot by 12-foot minimum tree pits or 5-foot wide
planting strips, planted with 4 - 4 ¥ inch caliper Red Maple street trees, or as
otherwise in compliance with the Columbia Pike FBC at the time of final
landscape plan approval, placed 25 to 30 feet on center and the tree pits located at
the back of curb.

vi.  S. Lincoln Street (South Block) —a minimum 11-foot wide sidewalk measured
on both the east and west sides of the street from the back of curb maintaining a
minimum 6-foot wide clear sidewalk, including a minimum 5-foot wide planting
strip, planted with 4 - 4 %% inch caliper Red Maple street trees, or as otherwise in
compliance with the Columbia Pike FBC at the time of final landscape plan
approval, placed 25 to 30 feet on center and the tree pits located at the back of
curb.

vii. S, Monroe Street (South Block) — aminimum 11-foot wide sidewalk measured
from the back of curb maintaining a minimum 6-foot wide clear sidewalk,
including 5-foot by 12-foot minimum tree pits, planted with 4 - 4 ¥ inch caliper
Red Maple street trees, or as otherwise in compliance with the Columbia Pike
FBC at the time of final landscape plan approval, placed 25 to 30 feet on center
and the tree pits located at the back of curb.

viii. 12" Street S. (South Block) —aminimum 11-foot sidewalk measured from the
future back of curb maintaining a 6-foot wide clear sidewalk, including a
minimum 5-foot planting strip at the future back of curb. A minimum 6-foot
planting strip at the back of the sidewalk with a variety of plantings/trees or as
otherwise in compliance with the Columbia Pike FBC at the time of final
landscape plan approval.

17. 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 provide a structure-free zone under the public sidewalk along all street frontages,
excluding the alley in the North Block, as required in the Sandards for Planting and
Preservation of Treesin Ste Plan Projects. This zone shall be a minimum of five (5)
feet deep and shall extend from the back of the street curb to the far edge of the public
sidewalk. 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
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18.

19.

20.

21.

utility lines shall be shown on both the final landscape plan and the civil engineering
plan.

Water Service Requirements

The developer agrees that the location of the water services will be determined at the time
of the review of the civil 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

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 in the North Block or prior to the issuance of the
first Above-Grade Building Permit in the South Block.

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 occupancy in the North Block or prior to the issuance of the
first Certificate of Occupancy for the last stick of townhouses immediately adjacent to
where the damaged curb and gutter are located in the South Block. 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.

Street Lighting Requirements The developer agrees to show on the site civil
engineering plans street lighting along all frontages of the site prior to the issuance of the
Excavation/Sheeting and Shoring Permit, in accordance with the Form Based Codein
effect as of the date of the County Board's approval of this use permit. The plans shall
include the height and color of the street light poles. The height of the street lights shall
be 16 feet on Columbia Pike and S. Glebe Road and 12 feet on all other frontages where
standard street lighting is installed, measured from the sidewalk to the base of the
luminaires.

The developer agrees to 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 lights if required below. If at the time of
construction, the County has installed new street lights on Columbia Pike, the developer
agrees, at its cog, to relocate, and if necessary, to replace street lighting on Columbia
Pike in accordance with the Form Based Code in effect as of the date of the County
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22.

Board's approval of this use permit, unless the Form Based Code is amended as described
in the paragraph below.

In the event that the Form Based Code is amended to require fewer street lights either
prior to the approval of the site civil engineering plans, or within ninety days of the
approval of the civil engineering plan, , the developer agrees to purchase and install street
lighting in accordance with the amended Form Based Code. 1n no event shall a pending
amendment to the Form Based Code preclude the approval of the site civil engineering
plans with street lighting shown in accordance with the Form Based Code in effect as of
the date of the County Board's approval of this use permit. If the Form Based Code is
amended after approval of the civil engineering plan, the applicant will submit arevised
civil engineering plan for administrative approval showing the revised street lighting in
accordance with the amended Form Based Code.

In the event that the Form Based Code is hot amended prior to the approval of the site
civil engineering plan, or by May 1, 2013, the developer agrees, a its cost, to purchase
and install approved Arlington County street lighting in accordance with the Form Based
Code in effect as of the date of the County Board's approval of this use permit along the
frontages of the site and furnish and install all conduit and junction boxes necessary for
the lighting system prior to the issuance of the Shell and Core Certificate of Occupancy
to meet Arlington County standards.

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 use permit site as shown on the final site
development and landscape plan and the civil engineering plan approved by the County
Manager. Any utility improvements necessary to provide adequate utility servicesto 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 installation of any additional
utility poles, or aerial devices. The developer agreesto aso contact the Development
Services Bureau Chief, Transportation Division of the Department of Environmental
Services in Arlington County not less than two (2) months prior to its planned
commencement of utility undergrounding for each phase of the project to offer the
County, at no cost to the County, access to the locations where the developer plansto
excavate trenches or similar areas to install underground utilities so the County may
install its fiber optic cable and\or conduit in those places concurrently with the
developer’s utility installation. Such access, and the terms and conditions under which
access to the site will be provided and the undergrounding activities of the County and
the developer will be coordinated, shall be set forth in an agreement approved by the
County Manager and the County Attorney. All utility relocation shall be completed prior
to the issuance of the Shell and Core Certificate of Occupancy in the North Block or prior
to the issuance of the first Certificate of Occupancy for the last stick of townhouses
immediately adjacent to where the utilities are to be undergrounded in the South Block
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23.

24,

25.

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 in the North Block or prior to the issuance of
the first Above-Grade Building Permit in the South Block. 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

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 use
permit approval prior to the issuance of the Footing to Grade Permit in the North Block
or prior to the issuance of the first Above-Grade Building Permit in the South Block. The
submission shall be made to the Zoning Office. The developer further agrees to obtain
the approval of the County Manager of the facade treatment as being consistent with the
County Board use permit approval before the issuance of the Final Building Permit for
the North Block, and before the issuance of the first Above-Grade Building Permit for the
South Block.
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26.

In addition, for the North Block only, the developer agreesto:

h. Reduce the impact of any vents installed on the exterior facades along public street
frontages of the buildings by employing color schemes and materials that match the
proposed adjacent exterior building materials, and also areduction of the vent’s
overall size by combining of vents for multiple elements to the greatest extent
possible.

i. Provide cladding similar in texture and color to the other exterior elements of the
building at the facades of the mechanical penthouses.

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 #4, 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 mprovements’), shall be:
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 the
North Block and or prior to the issuance of any Above-Grade Building Permit for the
South Block; and b) approved by the County and recorded by the developer, among the
land records of the Circuit Court of Arlington County, before the issuance of the first
Certificate of Occupancy for the building(s) or any portion thereof for such phase, except
for 11™ Street South as noted below. 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 I mprovements or public uses, including, but not
limited to, alleys, sidewalk, street trees, other streetscape planting, water mains, storm
sewers, sanitary sewers, and other public utilities and facilities, which other Public

I mprovements 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 developer agrees to make the following conveyances and dedications.

a. Togrant and convey, to the County Board, an easement for public sidewalk and
utilities purposes as described below and shown on the exhibit entitled Areas to be
Dedicated for Public Street and Utilities Purposes and Easements for Public Sidewalk
Utilities Purposes, dated April 30, 2012:

(1) S. Glebe Road between Columbia Pike and 11" Street South (North
Block) — An area of approximately 2,880 square feet, generally defined as
15 feet measured from the back of curb;
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(2 11" Street South (north side) (North Block) — An area of approximately
3,542 sguare feet, generally defined as 11 feet measured from the back of
curb;

(3) 11" Street South (south side) (South Block) — An area of approximately
1,059 square feet, generally defined as 11 feet measured from the back of
curb on the west side of S. Lincoln Street and an area of approximately
2,008 sguare feet, generally defined as 11 feet measured from the back of
curb on the east side of S. Lincoln Street;

(4)  S.Glebe Road between 11" Street South and 12™ Street South (South
Block) — An area of approximately 2,441 square feet, generally defined as
11 feet measured from the back of curb;

5) S. Lincoln Street (east side) (South Block) — An area of approximately
2,932 sguare feet, generally defined as 11 feet measured from the back of
curb;

(6) S. Lincoln Street (west side) (South Block) — An area of approximately
2,914 sguare feet, generally defined as 11 feet measured from the back of
curb;

@) S. Monroe Street (South Block) — An area of approximately 829 square
feet, generally defined as 11 feet measured from the back of curb; and

(8) 12" Street South (South Block) — An area of approximately 1,284 square
feet, generally defined as 11 feet measured from the back of curb on the
west side of S. Lincoln Street and an area of approximately 950 square
feet, generally defined as 11 feet measured from the back of curb on the
east side of S. Lincoln Street.

Such easement for public sidewalk and utilities purposes may provide a reservation
unto the Developer, within the boundaries of the easement, to construct and locate
above grade building features, appendages or other protrusions within the easement
area, provided, however, that such building features, appendages or other protrusions
are consistent with the Columbia Pike Form Based Code, approved as part of this use
permit and the final engineering plans approved by DES.

The developer agrees, at its sole cost and expense, to perform and pay for all care,
cleaning, maintenance, including snow and ice removal, repair, replacement,
installation and removal of any curbs, signage, pavement marking, street trees and
other landscaping, benches, trash receptacles, bicycle racks, lighting, sidewalk
paving, fire hydrants, parking meters, and other similar facilities (collectively
“Facilities’) and all areas located in such public sidewalk and utilities easement.

The developer agrees obtain enactment of an ordinance of encroachment for any
above grade building feature, appendages or other protrusions which are proposed to
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be located in the public right of way abutting and outside of the sidewalk and utilities
easement area.

To grant and convey, to the County Board, an easement for public sidewalk and
utilities purposes as described below and shown on the exhibit entitled Areas to be
Dedicated for Public Street and Utilities Purposes and Easements for Public Sidewalk
Utilities Purposes, dated April 30, 2012:

D Columbia Pike — An area of approximately 2,821 square feet, generally
defined as the area between the property line and the building face

Such easement for public sidewalk and utilities purposes shall extend five (5) feet
below the surface of the public sidewalk. Such easement may provide a reservation
unto the Developer, within the boundaries of the easement, to construct and locate
above or below grade (greater than five feet below the surface of the public sidewalk)
building features, appendages or other protrusions within the easement area,
provided, however, that such building features, appendages or other protrusions are
consistent with the Columbia Pike Form Based Code, approved as part of this use
permit and the final engineering plans approved by DES.

The developer agrees, at its sole cost and expense, to perform and pay for all care,
cleaning, maintenance, including snow and ice removal, repair, replacement,
installation and removal of any curbs, signage, pavement marking, street trees and
other landscaping, benches, trash receptacles, bicycle racks, lighting, sidewalk
paving, fire hydrants, parking meters, and other similar facilities (collectively
“Facilities’) and all areas located in such public sidewalk and utilities easement.

The developer agrees obtain enactment of an ordinance of encroachment for any
above grade building feature, appendages or other protrusions which are proposed to
be located in the public right of way abutting and outside of the sidewalk and utilities
easement area.

To dedicate in fee simple, to the County Board, for public street and utility purposes,
as described below and shown on the exhibit entitled Areas to be Dedicated for Public
Street and Utilities Purposes and Easements for Public Sidewalk Utilities Purposes
,dated April 30, 2012:

D Columbia Pike — An area of approximately 1,234 square feet located
approximately 43 feet from the western property line to the property line.

(2) 11" Street South — An area of approximately 11,757 square feet, defined
as the areaimmediately north of the South Block and approximately 36
feet from face-of-curb to face-of-curb, from the western property line east
approximately 300 feet to S. Glebe Road.

(a) Inthe event that the North Block is constructed first, the developer
agrees to dedicate atemporary public access easement over the area
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described in Paragraph b. (1) above, prior to the issuance of the first
Certificate of Occupancy for tenant occupancy of the North Block, to
remain in effect until such time as the final deed to dedication is
recorded. The final deed of dedication shall be recorded prior to the
issuance of the last Certificate of Occupancy for the South Block. In
no event shall the final deed of dedication be recorded later than one
year after the issuance of the first Certificate of Occupancy for tenant
occupancy in the North Block, unless the South Block is actively
under construction at that time.

(b) Inthe event that the South Block is constructed first, the developer
agrees to dedicate atemporary public access easement over the area
described in Paragraph b.(1) above, prior to the issuance of the first
Certificate of Occupancy for the South Block, to remain in effect until
such time as the final deed of dedication isrecorded. The final deed of
dedication shall be recorded prior to the issuance of the first Certificate
of Occupancy for tenant occupancy in the North Block. In no event
shall the final deed of dedication be recorded later than one year after
the issuance of the final Certificate of Occupancy for the South Block,
unless the North Block is actively under construction at that time.

(€)) S. Lincoln Street (South Block) — An area of approximately 9,685 square
feet located approximately 180 feet west of S. Glebe Road, defined as
approximately 34 feet from face-of-curb to face-of-curb, from the southern
property line along 12™ Street South north approximately 265 feet to the
new segment of 11" Street South

After the time of dedication in fee simple, the developer agrees to continue, at its sole
cost and expense, to perform and pay for all care, cleaning, maintenance, including
snow and ice removal, repair, replacement, installation and removal of any Facilities
located within that portion of the dedicated area containing the sidewalk.

To grant and convey, to the County Board, an surface easement for public access
purposes, as described below and shown on the exhibit entitled Areas to be Dedicated
for Public Street and Utilities Purposes and Easements for Public Sidewalk Utilities
Purposes dated April 30, 2012

D Alley in the North Block (North Block) — an area of approximately 5,166
square feet, generally defined as the area from the western fagade of the
building to the western property line (23 feet).

The developer may construct and locate any roadbed, roadway, pavement, curbs,
signage, pavement marking, street trees and other landscaping, benches, trash
receptacles, bicycle racks, lighting, sidewalk paving, fire hydrants, parking meters,
underground parking garage, garage ventilation grates, utility vaults and other similar
facilities (“Facilities”) within the boundaries of the easement.
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The developer agrees, at its sole cost and expense, to perform and pay for the
continued care, cleaning, maintenance, including snow and ice removal, repair,
replacement installation and removal of the Facilities within the easement area.

In addition, the developer agrees that, within the dedication or conveyance
documents, it will indemnify and hold harmless the County Board, its elected and
appointed officials, officer, employees and agents from any liability, personal injury,
death, claims, damages, losses, costs and expenses of whatsoever nature, concerning
or arising out of the design, construction, installation, care, cleaning, maintenance,
repair, use, access, regulation, repair and removal of the Facilities located within the
easement area

The following conditions of use permit approval (#27 through #33) are valid for the life of
the use permit and must be met by the developer before issuance of the Footing to Grade
Structure Permit in the North Block or thefirst Above-Grade Building Permit in the South
Block.

27. 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 #7 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 areawill be greater than 20,000 square feet, the Zoning
Administrator may reduce the area for which elevations must be provided before issuance
of a Footing 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.

28. Public I mprovements Bond
Upon approval of the civil engineering plan for each applicable phase of the project,
pursuant to the approved Phasing Plan required in Condition #4, the developer agreesto
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 for
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30.

each applicable phase of the project, pursuant to the approved Phasing Plan required in
Condition #4.

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 except as shown for the South Block on the
plans dated April 19, 2012 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 use permit conditions 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 except within the alley in the North Block. 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 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. This condition
applies only to the North Block.

Interior Trash Collection and Recycling Areas

The developer agrees that, for development within the North Block, 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 parking garage. This space may not conflict with the use of a loading berth.
The Developer further agreesthat, for development within the South Block, the
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32.

33.

collection, storage, compaction, and removal of trash, as well as appropriate facilities for
the recycling of reusable materials as defined by the County shall occur at the rear of
townhouses and rear lot garages within the alleys as shone on the plans dated April 19,
2012. 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 in the North Block shall be in the interior of
the building and shall also comply with the following requirements: minimum 12-foot
clear width (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 16 feet. 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 a week.
This condition applies only to the North Block.

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 for the North Block and before issuance of the first above grade permit
for the South Block.

Bicycle Storage Facilitiesin the North Block

The developer agrees to provide, at no charge to the user, secure bicycle storage facilities
in locations convenient to residential and retail areas located in the North Block on the
following basis at a minimum:

Resdential Bicycle Storage Facilities:

The developer agrees to provide: One (1) resident bicycle parking space for every three
(3) residential units of residential units and one (1) visitor space for every 50 residential
units. All residential tenant and visitor bicycle parking facilities shall be provided as
specified in the Columbia Pike Form Based Code.

Retail Bicycle Storage Facilities:

The developer agreesto provide: One (1) employee bicycle parking spaces for every
5,000 sguare feet of GFA; one (1) visitor/customer space for every 25,000 square feet of
GFA. All retail employee bicycle parking facilities shall be provided as specified in
Columbia Pike Form Based Code.

All bicycle parking facilities and their locations shall be reviewed by the Department of
Environmental Services for compliance with the Columbia Pike Form Based Code. This
condition applies only to the North Block.
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The following conditions of use permit approval (#34 through #36) are valid for the life of
the use permit and must be met by the developer before the issuance of the Final Building
Permit.

34. 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 #7 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.

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

36. Use of Penthouse
The use of any enclosed penthouse shall be limited to mechanical equipment and
equipment maintenance space or telecommunication transmitter and/or receiver
equipment.

The following conditions of use permit approval (#37 through #44) are valid for the life of
the use permit and must be met by the developer before the issuance of the First Certificate
of Occupancy.

37.  Water Main Improvements
The developer agrees to show on the civil 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 Shell and Core Certificate of Occupancy for
the North Block or the first Certificate of Occupancy for the South Block for the
respective phases of construction.

a. Replace existing 8-inch water main in S. Glebe Road from Columbia Pike to 11th
Street S. with approximately 280 feet of new 12-inch water main. (North Block)

b. Replace existing 8-inch water main in S. Glebe Road from 11th Street S. to
12th Street S. with approximately 330 feet of new 8-inch water main. (South Block)
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38.

39.

40.

c. Construct approximately 330 feet of new 12-inch water main in 11th Street S. from S.
Glebe Road to alley at western edge of property.

d. Construct approximately 330 feet of new 8-inch water main in S. Lincoln Street from
11th Street S. to 12th Street S. (South Block)

e. There shall be no water meter connections to existing water main in Columbia Pike.

Sanitary Sewer Main Improvements

The developer agrees to show on the civil engineering plans, and to construct, sanitary
saewer 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.

There shall be no sewer connections in Columbia Pike.

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
identified by County staff and as shown on the civil engineering plan approved by the
County Manager.

Storm Sewer | mprovements

The developer agrees to show on the civil 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 asthe 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

For each phase of the Development, the developer agrees to show on the civil

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 civil 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
for the respective phases of construction.
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41.

Transportation Management Plan

A. North Block

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. The developer agreesto obtain the approval of
the County Manager or his designee for such plan before the issuance of the Shell and
Core Certificate of Occupancy and to implement the TDM prior to the issuance of the
first Certificate of Occupancy for tenant occupancy.

All dollar denominated rates will be adjusted for inflation by the U.S. Department of
Labor, Bureau of Labor Statistics Consumer Price Index (CPI) Inflation Calculator from
the date of County Board approval.

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

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 member(s) of building management as Property Transportation
Coordinator (PTC) to be aprimary 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 trained to provide rideshare, transit, and other information provided by
Arlington County intended to assist with transportation to and from the site.

Facilitiesand Improvements

c. 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 residents and visitors. Management shall keep
display(s) stocked with approved materials at al times.

d. Comply with requirementsto provide bicycle parking/storage facilities, van access to
the garage, and construction worker parking.

e. Busstops 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
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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.

Parking M anagement Plan

f.

Subject to the approval by the County Manager or his designee, the developer shall
prepare a parking management plan for the residential building on the north block
regarding: taxi passenger loading and unloading; accessible paratransit pick-up, drop-
off, handicapped access, and passenger waiting area; loading zones for short-term
deliveries; bus stops; and on- and off-street parking for residents, 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.

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

Promotions, Services, Policies

h.

Provide SmarTrip cards loaded with a one week bus pass, one time, for free to each
adult legal resident (maximum 2 per unit) on or before day of move in for each
residential unit during the initial lease or purchase period for the project.

Provide SmartTrip cards loaded with a one week bus pass, one time, for free to each
building management employee, employed at initial occupancy of the building, on or
before higher first day of work.

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

Distribute transit and ridesharing information to residents and visitors of the to
include the following items:

1) A new-resident package (material provided by Arlington County) that includes
transit information provided by ACCS or othersto each person purchasing a unit
(or signing alease).

2) Reference to the Pike Ride in promotional materials and advertisements.

3) Information provided by Arlington County in recruiting and employment
materials regarding commute options and assistance services available.
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4) After building opening, the property management company will allow and assist
in the dissemination of information, provided by ACCS or others, to all residents,
tenants, employees, and visitors, upon verbal request from Arlington County.
This requirement will supplement the information provided at the transportation
information display noted in item “c” above.

I. Participate in Ozone Action Days and other regionally sponsored clean air, transit and
traffic mitigation promotions by posting notice of such promotions in locations within
the building acceptable to the developer.

Performance and M onitoring

m. 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.

n. The developer agreesto participate in, and contribute an amount not to exceed
$3,000 to the County for each transportation performance monitoring study
conducted by the County, at two years after issuance of first Certificate of Occupancy
and one year after the Columbia Pike Streetcar is fully operational. The building
owner and/or operator will notify, assist, and encourage residents, tenant’s
employees, and building employees to participate in mode split surveys which may be
of an on-line, or email variety.

0. 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 of an on-line, or email variety,
to the County Manager, describing completely and correctly the TDM related
activities of the site and reporting any changes in commercial tenants that occurred
during that year.

B. South Block

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. The developer agreesto obtain the approval of
the County Manager or his designee for such plan before the issuance of the first
Certificate of Occupancy.

All dollar denominated rates will be adjusted for inflation by the U.S. Department of
Labor, Bureau of Labor Statistics Consumer Price Index (CPI) Inflation Calculator from
the date of County Board 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:
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Participation and Funding

a

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

Designate member(s) of the building management or homeowner's association 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 building management or
homeowner's association 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 trained to provide
rideshare, transit, and other information provided by Arlington County intended to
assist with transportation to and from the site.

Promotions, Services, Policies

C.

Provide SmarTrip cards loaded with a one week bus pass, one time, for free to each
adult legal resident (maximum 2 per unit) on or before day of move in for each
residential unit during the initial lease or purchase period for the project.

Distribute transit and ridesharing information to initial purchasers or lesseesto
include the following items:

1) A new-resident package (material provided by Arlington County) that includes
transit information provided by ACCS or othersto each purchaser or lessee.
2) Reference to the Pike Ride in promotional materials and advertisements.

3) Information provided by Arlington County in recruiting and employment
materials regarding commute options and assistance services available.

4) After occupancy, the building management or homeowner's association will allow
and assist in the dissemination of information, provided by ACCS or others, to all
residents, upon written request from Arlington County.

Performance and M onitoring

€.

Upon approval of the TMP by the County, the homeowner's association agrees to
implement all elements of the plan with assistance when appropriate by agencies of
the County.

The developer agrees to contribute $3,000 to the County, onetime, prior to the
issuance of the first Certificate of Occupancy in order for the County to conduct a
future transportation performance monitoring study.
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42.

43.

Residential Parking and Parking M anagement Plan

For both rental and condominium buildings, the use of the parking spaces shall be limited
to parking use by the residents of the building and their guests, unless otherwise
permitted by the Zoning Ordinance. Parking spaces shall not be converted to storage or
other use without approval of a use permit amendment.

The developer agrees to submit to the Zoning Administrator a parking management plan
which outlines how tenant, guest and visitor parking for the residential building, and
parking for retail tenants' employees and customers for retail located in the North Block
residential buildings, will be provided, where the parking will be located and how guests
and visitors, and retail employees and customers, will be directed to the parking spaces.
The developer further agrees to make a minimum of 261 residential reserved parking
gpaces, 35 residential shared parking spaces and 16 retail tenant parking spaces, available
within the residential garage. The parking management plan shall be submitted to the
Zoning Administrator, and reviewed and approved by the County Manager, prior to the
issuance of the first Certificate of Occupancy for the first residential building. The
developer agrees to implement the Parking Management Plan for the life of the use
permit. This condition applies only to the North Block.

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 #21 above. The developer shall include in the
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, and the
[llumination Engineering Society of North America Standards. The developer agreesto
obtain the approval of all lighting from the County Manager, and to install approved
lighting, before the issuance of the First Certificate of Occupancy in the North Block or
the first Certificate of Occupancy for the last stick of townhouses located immediately
adjacent to the frontage where the street lighting is located in the South Block.

Availability of Use Permit Conditionsto Residential Condos, Cooperatives and
Homeowners Associations

If the project includes aresidential condominium or cooperative component, then the
developer agrees that a copy of the conditions of this use permit approval shall be made
available to al prospective purchasers with the condominium's, cooperative's or
homeowners association's bylaws or agreements. Documentation that this condition has
been satisfied shall be provided to the County Manager before the issuance of the First
Certificate of Occupancy. If the project includes aresidential rental component that is
converted to a condominium or a cooperative, then the developer agrees that a copy of
the conditions of this use permit approval shall be made available to all prospective
purchasers with the condominium’ s, cooperative’'s, or homeowners' association’s bylaws
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or agreements prior to the issuance of the first Certificate of Occupancy following the
conversion.

The following condition of use permit approval (#45) isvalid for the life of the use permit
and must be met by the developer within 180 days of receipt of the partial Certificate of
Occupancy for full occupancy of the North Block.

45.

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 on the
North Block.

The developer agrees to obtain a Master of Certificate of Occupancy within 30 days of
receipt of the first Certificate of Occupancy for the last stick of town house units on the
South Block.

The following conditions of use permit approval (#46 through #48) are valid for the life of
the use permit.

46.

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 on the North Block 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 agreesto provide, upon request by the County,
access to 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 annunciator systems using either land lines or
emergency relay transceivers in or on the penthouse or top floor, antennae systems and
along with hazardous material detection sensors on the roof of the proposed buildings on
the North Block 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, access to electrical service
separately metered, including auxiliary electrical power, and telephone radio control lines
to the penthouse in the defined area. Any radio transmitter or receiver equipment and
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antennato be installed or used by others must not interfere with the emergency
communication system of the County.

47. 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.

48. M aintenance of Residential Common Areas
If the project includes aresidential component, then the developer agrees that the
maintenance of the residential common area(s), walkways, private drives and parking
areas which are tied to residential units shall be provided for by the developer in the
North Block or condominium's, cooperative's or homeowners association's bylaws or
agreements in the South Block .
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PREVIOUS COUNTY BOARD ACTIONS:

September 3, 1955

June 4, 1964

November 14, 1964

May 22, 1965

June 5, 1965

August 7, 1965

November 18, 1967

May 12, 1973

September 9, 1995

April 21, 2012

Approved a use permit (U-1187-55-1) for a public
parking area as a transitional use at 3500 to
3512 Columbia Pike

Approved arezoning (Z-1753-64-1) from “R-5" and
“C-2" to “C-3" for 3514 Columbia Pike.

Approved arezoning (Z-1767-65-6) of 1104
through 1112 S. Glebe Road; 1113 through 11211
S. Monroe Street; 1100 block S. Lincoln Street;
South Lincoln-Street to be vacated, from “R-5" to
“C-0".

Approved a site plan (Z-1767-65-6) for 1104
through 1112 S. Glebe Road; 1113 through 1121 S.
Monroe Street; 1100 block S. Lincoln Street, and
portion of vacated S. Lincoln St, to construct a
service building.

Approved a use permit (U-1669-65-1) for
automobile sales and service at 1108 S. Glebe Rd.

Approved a site plan amendment (Z-1767-65-6) to
revise the previously-approved service building.

Designated on the General Land Use Plan (GLUP)
“General Business’ north of 12" Street, and “One-
Family” south of 12" St.

Denied a site plan amendment (Z-1767-65-6).

Approved a use permit for a comprehensive sign
plan (U-2856-95-1) for 3400 Columbia Pike.

Approved deferral of a Rezoning (Z-2533-11-1) and
Use Permit (U-3334-12-1) to the May 19, 2012 meeting
of the County Board.
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REZONING RESOLUTION

WHEREAS, the County Board of Arlington County ("County Board") finds that Penrose
Columbia Pike, LLC has requested a rezoning of the property located at 3506 Columbia Pike
("property") (RPC #26-001-019) from “R-5" One Family Dwelling Districtsto “CP-FBC”
Columbia Pike — Form Based Code Digtricts; and

WHEREAS, the County Manager has recommended approval of the rezonings to “CP-
FBC” Columbia Pike — Form Based Code Districts; and

WHEREAS, the Planning Commission of Arlington County held a duly advertised public
hearing on the proposed rezoning on May 7, 2012 and recommended deferral; and

WHEREAS, the County Board of Arlington County held a duly advertised public hearing
on the proposed rezoning on May 19, 2012.

WHEREAS, the County Board finds that the rezoning to “CP-FBC” Columbia Pike —
Form Based Code Districts will be consistent with the General Land Use Plan Designations for
the Property; and

WHEREAS, the County Board finds that the rezoning to “CP-FBC” Columbia Pike —
Form Based Code Districts will achieve goals and objectives set forth in the Columbia Pike
Initiative Land Use and Zoning guidelines; and

WHEREAS, the County Board finds that the rezoning to “CP-FBC” Columbia Pike —
Form Based Code Districts is required by public necessity, convenience, general welfare, and
good zoning practice; and

NOW, THEREFORE, be it resolved, that the Property located a 3506 Columbia Pike
(RPC #26-001-019), is hereby rezoned FROM “R-5" One Family Dwelling Districts TO “CP-
FBC” Columbia Pike — Form Based Code Districts, as shown on the attached map (Z-2549-09-
1).

Z-2533-11-1 Rezoning and U-3334-12-1 Use Permit
Pike 3400
PLA-6180

-57-



COLUMBIA PIKE & SOUTH GLEBE ROAD

ARLINGTON, VA 22201
CONTACT: CATHY PUSKAR

ARCHITECT

DRY UTILITY PLAN--SOUTH BLOCK (W)
DRY UTILITY PLAN--SOUTH BLOCK (€)
DRY UTILITY PLAN--NORTH BLOCK

SHEET INDEX
CIVIL
e A R L I N G T O N C O U NTY , V A
S
G2 GERTIFIED SURVEY PLAT PRELIMINARY ADMINISTRATIVE REGULATION 4.1.2 SUBMISSION AUGUST 8, 2011
S48 PRELIMINARY SUSOMSION PLAT REVISED ADMINISTRATIVE REGULATION 4.1.2 SUBMISSION OCTOBER 21, 2011
o] smmmfm%@ REVISED ADMINISTRATIVE REGULATION 4.1.2 DRAFT DECEMBER 16, 2011 %%%Mm s
G2 PrelmiaRyUTL T B GADIG PUA-NORTH 80K CP-FBC ADVISORY WORKING GROUP SUBMISSION - JANUARY 17, 2012 5330 BOONE BLD, !
CSE  PRESENTATION PLAN (OVERALL) REVISED ADMINISTRATIVE REGULATION 4.1.2 SUBMISSION - FEBRUARY 10, 2012 A N
Caa  sTREeT SEcrions REVISED ADMINISTRATIVE REGULATION 4.1.2 SUBMISSION - APRIL 19, 2012 A e CHARALD
Ge  SmmeersecTions s b : —1 . —— ATTORNEY
c8 OCLA CALCULATIONS & TABULATIONS SUITE 1300
E-101
E-102
E-103

LESSARD DESIGN INC.
ARCHITECTURE 1881 CAMPUS COMMONS DRIVE
T e Sue 105
AN100  SITE PLAN-NORTH BLOCK RESTON, VA 20191
A-S101 SITE PLAN-SOUTH BLOCK (703)349-7856

A-N108 ‘GARAGE BASEMENT-NORTH BLOCK
A-N110 GARAGE LEVEL 1-NORTH BLOCK
AN111 18T FLOOR-NORTH BLOCK

AN112 2ND FLOOR-NORTH BLOCK

A-N113 3RD - 6TH FLOORS-NORTH BLOCK
ANITT ROOF--NORTH BLOCK

A-N200 BUILDING ELEVATIONS-NORTH BLOCK

CONTACT: CHRIS LESSARD / KRISTY NACHMAN

CIVIL ENGINEER / PLANNER
VIKA INCORPORATED

A-N201  BUILDING ELEVATIONS-NORTH BLOCK 8180 GREENSBORO DRIVE
AN210 FENESTRATION CALCS—NORTH BLOCK o SUITE 200
AN211  FENESTRATION CALCS & WINDOW DETAILS-NORTH BL
AN21Z  WINDOW DETAILS—NORTH BLOCK McLEAN, VA. 22102
A-S120 18 UNIT FLOOR PLANS-SOUTH BLOCK (703) 442-7800
A-S121 18" UNIT FLOOR PLANS-SOUTH BLOCK CONTACT: JEFF KREPS / BOB COCHRAN
A-S122 18" UNIT FLOOR PLANS—SOUTH BLOCK
ASizi  2vun FLoow BiocK NDSCAPE ARCHITECT
A-5124 20U PLANS--SOUTH BLOCH
AS125 20 UNIT FLOOR mgnsoum BLOCKK LA
A-S220  COLOR STREETSCAPE SOUTH BLOC
A-S221  COLOR STREETSCAPE SOUTH BLOCK PARKER / RODRIGUEZ, INC.
A-S5222  ELEVATIONS—-SOUTH BLOCK 101North Union Street
A-S222a  BLDG PLANS & ELEVATIONS~SOUTH BLOCK Suite 320 *m
A-S222b  12TH STREET ELEVATION ] <
AS223  ELEVATIONS-SOUTH BLOCK Alexandria, VA 22314 ﬁ/‘_ /’ ” ﬁ ALY
AS223a  BLDG PLANS & ELEVATIONS-SOUTH BLOCK (703)548-5010 i fadeet )
AS224  ELEVATIONS-SOUTH BLOCK TRINI RODRIGUEZ ﬁ«n :
A-S224a  BLDG PLANS & ELEVATIONS—SOUTH BLOCK
AS225  ELEVATIONS-SOUTH BLOCK "g.,/%
A-5225a BLDG PLANS & ELEVATIONS—SOUTH BLOCK. "ag ¥ KLY
AS226  ELEVATIONS—SOUTH BLOCK
A-S226a  BLDG PLANS & ELEVATIONS—SOUTH BLOCK
AS22T  REAR ELEVATIONS-SOUTH BLOCK
Aom.  SIE SECTION-NORTH & SOUTH BLOCK ARLINGTON, VIRGINIA
A% S GLEBE ROAD %_E\,mm DEPARTMENT OF ENVIRONMENTAL SERVICES
A5%"  STORE FRONT SIGNAGE & LIGHTING PLAN COLUMBIA PIKE & S. GLEBE
LANDSCAPE ARCHITECTURE | COVER SHEET
L1.01 NORTH BLOCK-HARDSCAPE & PLANTING PLAN scaLE, [ e L E———r
L1.02 SOUTH BLOCK-HARDSCAPE & PLANTING PLAN e e RS B0 RRVET T
L4.01 SITE FURNISHING DETAILS AUGUST B, 201! | o musposmna rvwss wscss -
L6.01 PLANTING DETAILS & SCHEDULE RFRES BATE RFPRIVED BATES 3
[oar wmm, wam & O Beerme widl gz o Mm::n;u
["“' c-1 "o:gJ-m c-1 xC-8

PrwPlanning\ProJects\6754 \deg \coverdwg 3/7/2011 104608 AM EST




e

/"y __North & South Block Site Plan

e R

]

ML Sreeed (7]

o

lessard

DESIGN

LESSARD DESIGN INC

521 by Piks e 700, Vimssa, VA TR
P | Frmmer
WWW LESSARDDESIGN.COM
T LSS I T e
BT L et R T

" Columbia Pike &
S. Glebe Road
Arington, VA

et e

FULL SITE PLAN

North & South Block
A ATOURAE  FRONCY e —
(owomn .
PO GuTE:

A-001

[



.
3

“
.

Y
I'“
.
[
L)
*
% Y
.
]

/1 __North Block Site Plan

ANI00 SoaE 130

36U Sheet2 (7]

5 STORY RESIDENTIAL BUILDING

OVER 1 STORY RETAIL

o

STACKED FLAT
ESIDENTIAL UNITS

STACKED FLAT

 RESIDENTIAL U

&

lessard
PESLS A

Pomashass | P
WWW LESSARDDESIGN COM

LANDSCARE MACHITECT

80 M. UNBON STREEY
SATE LD
AUDGANGELS, 4 T2104
P L4 5000
————_—

CIV, EWINEER:
VIKA, INC
IS R ASROR) DA
ey
o T
L
- P ..
T o
E 413 masan i
TS e s e
5 413 Fubamansan - Craf [rewmed) TR
e hi
T i
1 412 Ind Presmmary Subwmecr LR
1[40 Praterery St Ll
ONCT
Columbia Pike &
S. Glebe Road
Adington, VA
SHILT TINE
SITE PLAN
North Block
SEALS SCRATURE | PROECT A —
| Do
e
F=por
FILE b —



o
LESSARD DESIGN INC
531 Lo P S 70, Vi, VA 2208
P s | PO
] T AT =y 4 ST ST T 6 S (6 £
1 [ c b I5] TEiif] i i
3
LASCACAPY ARCHITICT:
PARKER RODRIGUEZ
101 1. 0N STRRET
1=
e
e
v Ennen:
T VIKA, INC
180 cxsEsmOR D
SURTE 200
PRCLEAN, A 60
ey
p——.
- Py e
vt v P
P Tk — wne |
§ AT R s i o
o 43 B e |
3| o R 1 |
AL i Py S ML |
1 A4 Pty S Cowmani |
R
Columbia Pike &
S. Glebe Road
Arlington, VA
. st e
SITE PLAN
South Block
| HAATGMTAL RO —
SO ] FrE——T) onamw -
|oeoam
FLOT DATE
[PRE hat: L



NOTES:

&
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AND A CHORD BEARING AND DISTANCE OF SOUTH 11°3634° EAST, 53062 FEET TO A POINT;
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CHORD BEARNG AND DISTAMCE OF MORTH T41037° EAST, 100.54 FEET

OF BALEO FIET AMD
TO A POINT, THENCE

1) 160,36 FEET ALONG THE ARC OF THE REVERSE CURMVE TO THE LEFT MAVING A RADIS OF
B0 FIET AND A CHORD BEARNG AMD DISTANCE OF NORTH 74425 EAST, 104,00 FEET TO-
A PONT, THENCE

12.) NORTH J0MIIT" EAST, 42.97 FEET T0 A PONT; THEMCE
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J EXISTING ZONE: C-2
PROPOSED ZONE: C-2
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SUBICT TD VDOT REMEW AND-RPPROVAL. IF APPRO)
_%mm( WITHIN THE YDOT-RICHT-OF<WAY REQUI

GENERAL NOTES:

| THE SUBECT PROFERTES SHOWN MEREON ARE IDENTFIED ON ARLIMGTON
COUNTY TAX MAP O73-12 a\s REAL PROPERTY CODE (RPC) NO. 26001018,

26000018, 26000020, 26001071 & J600IOTZ AND ARL ZOWED C-2 & R-5
(25001088, =3 (26001048 & 260080200, ©-2 & C-3 (28001071} & C-0
& C-2 WM] A5 SHOWN HEREON,
. DATUM: SEE CERTWIED FLAT SHEET C26.

ENS\M CONTOUR INTERVAL: 2-FEET
TY SFORMATION CHTAINED FROM AVALABLE RECORDS AND

FINAL LOCATION OF PROPOSED UTLITIES T0 BE DETERMNED AT
™,

st

THERE WLL BE MO VACTIONS OR ENCROACHMENTS

THERE ARE PROPOSED STREET DEDECATIONS FOR 11TH STREET
SOUTH AND SOUTH LNGOLN ST

TRANSFORMER AND SWTCH GEAR UNITS ASE TO BE LOCATED,
SUBJECT TO FINAL ENQ‘NEEMG DESGN AND COORDINATION WITH

DOMINICN VIRGINA. POWER
L 8 ﬂ SHEETS C-TA/B FOR Sl'm*k"ER MANAGEMENT PLAN
"0 SEE J\RDHI'EI: URAL PLANS FOR PARKING TABULATIONS: AND

PLANTNG AND FURNISHING DETALS.
M AL !‘UME ROAD EXTENSION CONSTRUCTION TO BE DONE BY
OTHER:

LIEL IS

1. THE EXISTING UNDERCROUND UTILITY LOCATIONS SPECICALLY
SHOWN HERES

SE TABULATIONS:
TOTAL SITE AREA: 204,704 SF OR 4.60938 AC

ENISTING ZONE(S): R85, C=2, C=3, C=0
PROPOSID ZONES: CP-FBC (COLUMBA PIKE FORM BASED CODE), C-2,
£=3, C=0

NOTE:

FOR PROPOSED DRY UTILITY INFORMATION &
SCHEMATIC ALIGNMENTS, SEE SHEETS E-101
THROUGH E-103.

FOR PROPOSED SUBDIVISION DIMENSIONS AND
TOWNHOUSE LOT LAYOUT SEE SHEETS 4A & 4B
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INGTON COUNTY STD sﬁazEn.lehS REQUIRED, TYP

(PER COUNTY STODETAIL R-7.6, STREETLIGHT CONDUIT WILL BE
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SUBECT TO VDOT REVIEW AND APPROVAL IF APPROVED,
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4.19.2012 - COMPREHENSIVE SIGN PLAN SUBMITTAL

PIKE 3400

COLUMBIA PIKE & S. GLEBE ROAD, ARLINGTON, VA 22204

Prepared for: Penrose Columbia Pike Associates, LLC
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SIGN LOCATIONS AT PARK CREST

Final awning location and design shall be determined by individual retail tenants. The awnings shown on these
fagade plans are intended to illustrate options available to retail tenants and not the final location and design
of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign
Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits.
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Final awning location and design shall be determined by individual retail tenants. The awnings shown on these
fagade plans are intended to illustrate options available to retail tenants and not the final location and design

of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign
Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits.

ART DISPLAY CO.

ELEVATION VIEW
SCALE: 1/32"=1'0" NORTH ELEVATION - COLUMBIA PIKE

R T | 'NOTE: SKETCH COLORS ARE LIMITED BY
& PRINTING TECHNOLOGY AND MAY NOT REFLECT
THE EXACT COLORS OF THE FINISHED PRODUCT.

SIGNS SHOWN ON PHOTOS MAY NOT REPRESENT
'ACTUAL SIZE AND PROPORTION TO BUILOING.

" p CLIENT

PIKE 3400

SALESPERSON

= . ARTHUR GOLDBERG

DESIGNER

CHRIS B.

REVISIONS
NO. BY DATE
1 CB 10/10/11
2 | cB | 12/08/11
3 | 8 | 12/0911
TYPICAL RESIDENTIAL  @f) IYPICALLEASING TYPICAL RETAIL CHANNEL LETTERS TYPICALHALO LITS/S (@) IYPICAL PARKING 4 | e | omam
BLADE SIGN BANNER SCALE: 3/16"=1'0" ADDRESS NUMERALS BLADE SIGN
SCALE: 1/8"=1"0" SCALE: 1/8"=1"0" (SEE PAGE 6 FOR DETAILS) ON RACEWAY SCALE: %"= 10"
(SEE PAGE 10 FOR DETAILS) (SEE PAGE 10 FOR DETAILS) m (SEE PAGE 11 FOR DETAILS)

OPTION 1: FACE LIT

(SEE PAGE 9 FOR DETAILS)

— 10%

36

oy

APPROVED BY

OPTION 2: FACE & HALO LIT

_ 7’; e CLIENT
-+ RETAIL TENANT B cel
*7 20'0" MAX 4* ! f # I

176"

OPTION 3: HALO LIT

= RETAIL TEMANT
RETAI

20" 0" MAX %

OPTION 4: ILLUMINATED SIGN BOX

el RETAVIMMENANTL

*7 20" 0" MAX %

—

0248-04CB Penrose - Pike 3400 (Comprehensive Sign Plan)
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Final awning location and design shall be determined by individual retail tenants. The awnings shown on these
fagade plans are intended to illustrate options available to retail tenants and not the final location and design
of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign
Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits.

PREPARED AND
PROVIDED BY:

ART DISPLAY CO.

ELEVATION VIEW

SCALE- 3/64" = 1' 0" EAST ELEVATION - S. GLEBE ROAD

J PSP — e wn »
% e .
— — = -
s = 4 k" -
v T v ! - N—— o
1 * | - N SKETCH COLORS ARE LIMITED BY
i — - = PRINTING TECHNOLOGY AND MAY NOT REFLECT
& i 1 1 | | F S iou o ot o romesh
§ i , [l | ; 0 | | ] A ‘., . X 3 i S R
M il i = 1 Hi T | { 3 28 3L
| Py CLIENT
;. [y - & LIl -
r L HH B B [ j =2l o i :
L)
-
T 1 v - [ ] :m.—“. PIKE 3400
R
| i | ]
—— 7 - 4 .= 4 1
E - — 2 . I =
BT L o r— — - % .
z . i | w g SALESPERSON
» | EN B [ ARTHUR GOLDBERG
5 - 2T ~2&8.
= DESIGNER
; | i
: " " 1 EE T T - - CHRIS B.
[ 4 — S— — o - g — = — - -
1 U e o — v
= T . —
| - - REVISIONS
Laser NO. BY DATE
" R
— - e S 1| 8 | 101011
- ~ = 2 cB 12/08/11
3 | 8 | 1210001
A A A A A A A A A 4 CB | 03/28/12

TYPICAL RETAIL CHANNEL LETTERS

SCALE: %" =1'0"

(SEE PAGE 6 FOR DETAILS)

APPROVED BY

7 =
2omax| D | A
|

XVIN .0 81

NIN .0 2}

CLIENT

SALESPM

0248-04CB Penrose - Pike 3400 (Comprehensive Sign Plan)

SAVED AS

PAGE: 3




ELEVATION VIEW
SCALE: 3/64"=1'0"

e
T———

TYPICAL PARKING

BLADE SIGN
SCALE: 2" =1'0"

(SEE PAGE 11 FOR DETAILS)

3'6”

2'8”
16"
&4

ﬁ

Final awning location and design shall be determined by individual retail tenants. The awnings shown on these

fagade plans are intended to illustrate options available to retail tenants and not the final location and design
of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign
Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits.

SOUTH ELEVATION - 11TH STREET ELEVATION

@

0"—}

}—2

SIGN TYPE C.2 - PARKING/LOADING SIGN

SCALE: ¥4"=1'0"

y\

APPROX. 20’ 0"

y

r

)

PARKING / LOADING

PREPARED AND
PROVIDED BY:

ART DISPLAY CO.

'NOTE: SKETCH COLORS ARE LIMITED BY
PRINTING TECHNOLOGY AND MAY NOT REFLECT
THE EXACT COLORS OF THE FINISHED PRODUCT.
SIGNS SHOWN ON PHOTOS MAY NOT REPRESENT
'ACTUAL SIZE AND PROPORTION TO BUILOING.

PIKE 3400

SALESPERSON

ARTHUR GOLDBERG

DESIGNER

CHRIS B.

REVISIONS
NO. | BY DATE
CB 10/10/11

1

2 CB | 12/08/11
3 CB | 12/09/11
4 CB 03/28/12

APPROVED BY

CLIENT

SALESPM

0248-04CB Penrose - Pike 3400 (Comprehensive Sign Plan)
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ELEVATION VIEW
SCALE: 3/64"=1'0"

C.1

TYPICAL RESIDENTIAL PLAQUE

SCALE: 1"=1"0"

(SEE PAGE 7 FOR DETAILS)

TYPICAL RETAIL AWNING

SCALE: 3/16"=1'0"
(SEE PAGE 8 FOR DETAILS)
OPTION 1: SHED STYLE (OPEN/CLOSED SIDES)

Final awning location and design shall be determined by individual retail tenants. The awnings shown on these
fagade plans are intended to illustrate options available to retail tenants and not the final location and design
of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign
Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits.

WEST ELEVATION - ALLEY

‘OPTION 2: CONCAVE (OPEN SIDES)

PARKING / LOADING

NOTE: AWNING COLORS TO BE DETERMINED

SIGN TYPE C.2 - PARKING/LOADING SIGN
SCALE: ¥2"=1'0"

3 APPROX. 20’ 0" 3

2" PARKING | LOADING |

=

o

7\72

PREPARED AND
PROVIDED BY:

ART DISPLAY CO.

'NOTE: SKETCH COLORS ARE LIMITED BY
PRINTING TECHNOLOGY AND MAY NOT REFLECT
THE EXACT COLORS OF THE FINISHED PRODUCT.
SIGNS SHOWN ON PHOTOS MAY NOT REPRESENT
'ACTUAL SIZE AND PROPORTION TO BUILOING.

PIKE 3400

SALESPERSON

ARTHUR GOLDBERG

DESIGNER

CHRIS B.

REVISIONS
NO. | BY DATE
CB 10/10/11

1

2 CB | 12/08/11
3 CB | 12/09/11
4 CB 03/28/12

APPROVED BY

CLIENT

SALESPM
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SIGN TYPE A.1 - CHANNEL LETTERS (WALL MOUNTED OPTIONS)

Each retail space is allowed maximum of (3x)
wall (A.1) signs and/or window signs.

FACE VIEW Sign Area: Maximum 30 sq. ft. / sign
SCALE: 3/8’=1'0"
‘ 200" max ‘

1'-6" max

1'-6" max

2’0" max

Installation: Lettering & logo to be installed to raceway and
onto brick building fascia. Raceway to contain transformer & wiring.

Sign Area: Maximum 30 sq. ft. / sign

| 20'-0" max |

AL

Fabricated face and halo-lit aluminum channel letters
mounted 2" offset from building fascia.

Sign Area: Maximum 30 sq. ft. / sign

| 20'-0" max |

ETAIL TENANT

Fabricated halo-lit aluminum channel letters
mounted 2" offset from building fascia.

Sign Area: Maximum 30 sq. ft. / sign
| 20'-0" max |

R E TAVISRINEN AN

Fabricated sign box with cut in push thru translucent
acrylic letters internally illuminated with LEDs

Final awning location and design shall be determined by individual retail tenants. The awnings shown on these
fagade plans are intended to illustrate options available to retail tenants and not the final location and design
of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign
Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits.

|5 &

MIN. 0.040" ALUMINUM
RETURNS PAINTED TO MATCH
THE BUILDING COLOR WALL TYPIGAL

. 6% 6% 0,063 ALUMINUM
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$/380LTS 318
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15 MM, WHITE
NEON TUBING —
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el == PASS THRU
0,063" ALUMINUM BACK 30MA

PANEL, WHITE FINISH
INTERIOR i

FACE-LIT ON RACEWAY

17 TRIM CAP PANTED ——iL |
TO MATGH THE BUILDING
LISTED
114" DIA, WEEP HOLE
“Note: Color specifications for 3/16 Acrylic

faces and .063 aluminum returns painted to
match Tenant's color selection

Thisareamay beabove tenantroof

Apply Ul Labes ToTop OF
Eneh Lotiriom Cabnl
Unioss Local Sign And Elctic
Cod Redre Ovenwse

— Nonmatasc

Bk Buiding Facing Fisii Condt

Aumium Raceus

063 Aminum Shost
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Comporents Scrowsd
Plasic T Cap ol o Tenant Sce Of il
= Cop P Transtormers Ao Wiin

Tosen P75
uncton Box 1
Disconnect & Primary
Vol 120 Vac
Aimps:30 Ampy

Neon

e o o Facos——
Transioent iy 1o atch
Freaies g .

Fesa Cabie
Non-metalc Connector —
ooutie Row o 15mm < ||}

roon Gl Noon Tuing W/

Jr—
St From G Letiartom — ||—
oo
]

primary Eloctrical
Feea T Tananis

Operator
Pt Coll Sonsor
A o

8" Cler Loxan Back Panel
Wi Tube Spacer
S B A i Sheane
Ranasie To Soa Al Holes

1]
NALARAL

Y, W
(This s Optional Depending On Location)
(Studs Can Extend To Back Of Letter Face)
c
{
= ‘

2Vt pover ot E100s
ponstomer || BT s

r-ff Flexled PCB w/ Super Bright LED'S

! ~——1— 063 Constructed Atuminum

Jumper Connector | Anywhere On PCB.

PREPARED AND
PROVIDED BY:

ART DISPLAY CO.

: SKETCH COLORS ARE LIMITED BY
PRINTING TECHNOLOGY AND MAY NOT REFLECT
THE EXACT COLORS OF THE FINISHED PRODUCT.
SIGNS SHOWN ON PHOTOS MAY NOT REPRESENT
'ACTUAL SIZE AND PROPORTION TO BUILOING.

PIKE 3400

SALESPERSON

ARTHUR GOLDBERG

DESIGNER

CHRIS B.

REVISIONS
NO. | BY DATE

1 CB 10/10/11
CB 12/08/11
CB | 12/09/11
CB 03/28/12

INIETARN)

APPROVED BY

CLIENT

SALESPM
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Final awning location and design shall be determined by individual retail tenants. The awnings shown on these
fagade plans are intended to illustrate options available to retail tenants and not the final location and design
of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign
Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits.

SIGN TYPE B.3 - RESIDENTIAL PLAQUE
Sign Area: Maximum 4 sq. ft.

Materials: brushed stainless steel plaque with
engraved inline and copy filled black

| 2.0 |

210"

FACE VIEW
SCALE: 17%2'=1"0"

ALLEY ELEVATION
SCALE: 3/16"=1'0" B.3

PREPARED AND
PROVIDED BY:

'NOTE: SKETCH COLORS ARE LIMITED BY.
PRINTING TECHNOLOGY AND MAY NOT REFLECT
THE EXACT COLORS OF THE FINISHED PRODUCT.
SIGNS SHOWN ON PHOTOS MAY NOT REPRESENT
'ACTUAL SIZE AND PROPORTION TO BUILOING.

PIKE 3400
3400

SALESPERSON

ARTHUR GOLDBERG

DESIGNER

CHRIS B.

REVISIONS
NO. | BY DATE
CB 10/10/11

1

2 CB | 12/08/11
3 CB | 12/09/11
4 CB 03/28/12

APPROVED BY

CLIENT

SALESPM

0248-04CB Penrose - Pike 3400 (Comprehensive Sign Plan)
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FACE VIEW
SCALE: 2"=1"0"

SYMBOL & LOGO
4’ X4 MAX

Shed Style Awning
(Open/Closed End)

tbd

18'-8"h max

FACE VIEW
SCALE: V’=1"0"

NOTE: AWNING COVER COLOR OPTIONS TO BE DETERMINED

5"h

Concave Awnings

(Open End)

Final awning location and design shall be determined by individual retail tenants. The awnings shown on these
fagade plans are intended to illustrate options available to retail tenants and not the final location and design
of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign
Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits.

SIDE VIEW

SIGN TYPE A.3 - RETAIL AWNINGS SIDE VIEW
SCALE: »'=1'0"

Sign Area: maximum 8 sq. ft.

Future retail tenant awnings - welded 1"x1" extruded
aluminum tubing covered with Sunbrella fabric (tbd).
Screen printed logo / retail name on front - optional.
Allowable lettering on awning front - maximum 18'-8"w
x 5"h max. Awning styles, quantity, sizes and fabric colors tbd
to be determined.

Optional illumination with gooseneck lights or other
down lighting option (to be approved by landlord)
mounted above awnings; spaced approximately every 4' o.c. tbd

NOTE: Awnings will meet minimum County standards in place at

the time of sign permit application submittal for individual retail tenant. MINIMUM PER FBC

| 60"

MINIMUM 6 FEET DEPTH OUT FROM THE
BUILDING FACADE (MAXIMUM TO CURB
OR TREE-PLANTING STRIP/FURNITURE ZONE,
WHICHEVER IS CLOSER)

MINIMUM PER FBC—
60"

SIDE VIEW
SCALE: %’=1'0"

41"

FACE VIEW
SCALE: V’=1"0"

Minimum 10'-0"
PER FBC

MOUNTING - SIGN TYPE A.1

PREPARED AND
PROVIDED BY:

ART DISPLAY CO.

'NOTE: SKETCH COLORS ARE LIMITED BY
PRINTING TECHNOLOGY AND MAY NOT REFLECT
THE EXACT COLORS OF THE FINISHED PRODUCT.
SIGNS SHOWN ON PHOTOS MAY NOT REPRESENT
'ACTUAL SIZE AND PROPORTION TO BUILOING.

PIKE 3400

SALESPERSON

ARTHUR GOLDBERG

DESIGNER

CHRIS B.

REVISIONS

NO. | BY DATE
1 CB 10/10/11
2 CB 12/08/11
3 CB | 12/09/11
4 CB 03/28/12

APPROVED BY

CLIENT

SALESPM

0248-04CB Penrose - Pike 3400 (Comprehensive Sign Plan)
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SIGN TYPE B.1 - CANOPY CHANNEL LETTERS

tH HH

@

T

COLUMBIA PIKE ELEVATION
SCALE: 1/16”=1"0"

2’0" MAX
16

FACE VIEW
SCALE: 3/8"=1'0"

26’ 0" MAX.

Final awning location and design shall be determined by individual retail tenants. The awnings shown on these
fagade plans are intended to illustrate options available to retail tenants and not the final location and design
of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign
Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits.

HALO-LIT CHANNEL
LETTERS ON RACEWAY

1%2" OFFSET
3

FABRICATED BRUSHED
STAINLESS STEEL LETTER \

WHITE LED LIGHTS H=1 REMOTE
TRANSFORMERS

CLEAR ACRYLIC BACK _é

¥a" THICK CUT-OUT ALUMINUM
SHAPES PAINTED BLUE PMS 2717C

STAINLESS STEEL LETTERS OFFSET
FROM LETTERS BEHIND USING
METAL SPACERS - OFFSET CREATES
HALO LIGHTING EFFECT

ELECTRICAL RACEWAY

e ] |

METAL CANOPY

3" DEEP FABRICATED ALUMINUM HALO-LIT CHANNEL LETTERS MOUNTED 1’2" OFFSET FROM OVERSIZED BACK PLATES.
TEXT / LOGO & COLORS TO BE DETERMINED. INTERNAL ILLUMINATION BY WHITE LED LIGHTS.
POWER TO BE BROUGHT TO SIDE OF COLUMN (BY OTHERS).

INSTALLATION: LETTERING, LOGO AND BACK PLATES TO BE INSTALLED WITH BRACKETS IN FRONT OF METAL CANOPY.
DISTANCE FROM GRADE TO BOTTOM OF CANOPY IS APPROXIMATELY 16'-8".

PREPARED AND
PROVIDED BY:

ART DISPLAY CO.

PR
LOING.

PIKE 3400

SALESPERSON

ARTHUR GOLDBERG

DESIGNER

CHRIS B.

REVISIONS

NO. | BY DATE

1 CB 10/10/11
2 CB | 12/08/11
3 CB | 12/09/11
4 CB 03/28/12

APPROVED BY

CLIENT

SALESPM

0248-04CB Penrose - Pike 3400 (Comprehensive Sign Plan)
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Final awning location and design shall be determined by individual retail tenants. The awnings shown on these
SIDE VIEW FACE VIEW fagade plans are intended to illustrate options available to retail tenants and not the final location and design
SCALE: 3/8"=1'0" SCALE: 3/8"=1'0" of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign
Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits.

ART DISPLAY CO.

18 — 28 —10Y :
T i POLISHED FINISH ALUMINUM E ‘
ACCENT TOPPER
] —  TRANSLUCENTACRYLIC ———— — SIGN TYPE B.2 - RESIDENTIAL BLADE SIGN
WITH APPLIED TRANSLUCENT I Sign Area: Maximum 54 sq. ft.

3M BRONZE VINYL (OR CLOSEST
MATCH TO PMS 723 C)

'NOTE: SKETCH COLORS ARE LIMITED BY
PRINTING TECHNOLOGY AND MAY NOT REFLECT
THE EXACT COLORS OF THE FINISHED PRODUCT.
SIGNS SHOWN ON PHOTOS MAY NOT REPRESENT
'ACTUAL SIZE AND PROPORTION TO BUILOING.

CLIENT

1” THICK CLEAR ACRYLIC CUT

IN PUSH THRU COPY WITH
TRANSLUCENT WHITE VINYL

ON FACES; APPLIED TRANSLUCENT
3M BRONZE VINYL (OR CLOSEST
MATCH TO PMS 723 C) ON “3400”

PIKE 3400

ALUMINUM PANEL PAINTED GRAY
PMS 7540 C WITH ROUTED
OUT LETTERS

" ¥ SALESPERSON
ity ey

k 1 ARTHUR GOLDBERG
#+ oy R ——]

DESIGNER

CHRIS B.

— LB R
VLN BT L 1 3 Lyl

200"

FABRICATED ALUMINUM SIGN

CABINET PAINTED METALLIC 3 |
LR TR T, — = | | g | REVISIONS
SERVICE PANEL ON SIDE | st SR TR de NO. | BY | DATE

FOREN CEMTAY R G

mElE I
3 | B | 4 . a "
i = -}
Tt -E 1 P — - 1 B 10/10/11
! { I | l | 2 | cB | 12/0811
BUILDING FASCIA L 3 [ e | 121091
L)
S AT ¥ 4 cB 03/28/12
i ; ! [ I il =
- ] . 5
= o
8" X 8" ALUMINUM SQUARE - 5
TUBE WELDED TO 12" X 12" X %" l i 1 T 2
PLATEDS I = . | %
L ARG o g
T ST e
iy Rl g-
£ -—
L (4X) % X 8” DEEP GALVANIZED | 1] 1 S
BOLTS PER PLATE FASTENED LK Ay Y 0 al ] 1 S CLIENT
WITH HILTI EPOXY TO EXISTING il Y ' 8 ] &
BRICK WITH CMU BACK UP. N - L | saesem
L TYPICAL CONNECTION TOP & e e P o
. BOTTOM. R g
2 LT F T g
14 AL SIDRDENT a
o NOTE: DESIGN WIND 90MPH/ [Ty by @
[e] ] 9]
= CODE IBC 2006 - o e 3
z ®
= N
;Or COLUMBIA PIKE ELEVATION =
- SCALE: 1/16"=1'0" 2
e
3
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) . . . . L . . PREPARED AND
Final awning location and design shall be determined by individual retail tenants. The awnings shown on these

S|GN TYPE C 1 - PARKI NG BLADE S|GNS fagade plans are intended to illustrate options available to retail tenants and not the final location and design
= of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign /
Sign Area: 9 sq. ft. / sign Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits. y
9 q 9
Internally illuminated D/F signs with cut-in “P” iconbacked with translucent white acrylic. 1
Mounted projecting from brick building fascia. Colors and materials to be specified. i X
Example: Parking blade sign
SIDE VIEW SIDE VIEW SIDE VIEW
SCALE: %2"=1"0" SCALE: %2"=1"0" SCALE: %"=1"0"
B ve 16 o
28 s ve
o 5 5 f 0 AT SHE A ROPORTON 10 kG
_— T
O P P O
[ N T
B S 1= =N PIKE 3400
=5 == w—-.
m ; = .
| ES | e
| o | Fre CICEN 5 SALESPERSON
2 g conn -
Z 8" X 8" X %" ALUMINUM é Z -+ Hhuu’l ]
| Side A X 15° NOUNTING PLATE: g Side B 8 DESIGNER
(4X) ¥2" X 6" DEEP SLEEVE TR e
RIS s : |
FINEW CEWENT L G
e FH | |
ot Pl 1 REVISIONS
SIGN TYPE C.2 - PARKING/LOADING SIGN = - . e e No. | Bv | oare
Ay = . = = - 1| e | 101011
Painted fabricated aluminum pan face sign with reflective vinyl copy applied to face. 1 l ! i i 'E | . !— y | 3 P e
| ]
§ APPROX. 20’ 0” y o 3 | 8 | 1210001
F ’\ L AT N ¥ 4 cB 03/28/12
[ . i | ; n |
5 Y . ' e E
o a
~ -t sy .5
il &
L - L > 1' v 4- - _%
FACE VIEW i = §
SCALE: 3/8"=1"0" pre s g
[ -7 E
[ B BN B eoos |
LY p i o | CUENT
SIGN TYPE C.3 - GARAGE CLEARANCE BAR | ¢ I g
T B @ | SALES:PM
Painted PVC tube with applied reflective vinyl copy and lines. S - T
oy i
VF APPROX. 20’ 0 ] g ¢
el 2 &
Ll 3 " - o
O | g
<
0
N
COLUMBIA PIKE ELEVATION =
FACE VIEW SCALE: 1/16" = 1'0" 2
SCALE: 3/8”=1'0" a
&
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PREPARED AND
Final awning location and design shall be determined by individual retail tenants. The awnings shown on these
fagade plans are intended to illustrate options available to retail tenants and not the final location and design

of the awnings. The final location and design shall be in conformance with the approved Comprehensive Sign
Plan and shall be installed by each individual retail tenant after the issuance of the required sign permits. iy
SIGN TYPE D.1 - LEASING BANNER v
Sign Area: 52.5 sq. ft. / sign
Digitally printed vinyl banner with seams and grommets. Banners to be bolted directly
to brick building fascia.
T 176" :
T SIGN TYPE D.3 - TOWNHOUSE SALES SIGN
I NOW. Sign Area: 30 sq. ft. / sign
o
™ L EAS I N G Digitally printed flex-face framed sign panel mounted on 1” x 1” aluminum
square tube frame. Frame mounted to 4” x 4” square aluminum posts
NOMs:OOO + OO0OOO installed in earth conditions. PIKE 3400
T
FACE VII?WY '
SCALE: 3/8"=10 SALESPERSON
q |
6’0"
[ DESIGNER
SIGN TYPE D.2 - CONSTRUCTION FENCE BANNER PIKE 3400 T
Sign Area: 137.5 sq. ft. / sign REVISIONS
Digitally printed vinyl banner with seams and grommets. Banners to be bolted directly E AN oE E T L T "10' Z; 1;:;7“
to existing chainlink fence. IR | Sl i R
= 2 cB 12/08/11
~— = g 3 | 8 | 1210001
‘T APPROX. 25’ 0" T LUXU RY TOWN HOM ES * 4 | cB | 0312812
- | 703.000.0000 :
PIKE 3400 © 2
et & WWW.PENROSE-PIKE3400.COM 2
COLUMBIA PIKE & S. GLEBE ROAD, ARLINGTON, VA 22204 ~ Ee _é
2 e LVING
o ONE ] sreroveony |
ADDRESS g [ e
&
FIEED
PENROSE =
COLUMBIA PIKE ‘
USAAReaIlézf;e(ompany ASIS_OCIATES, LLC % g
7 | |
EACE VIEW » ea | 1
SCALE: 3/8"=10" FACE VIEW g
SCALE: % =10 s
<
S
%]
<
2
3
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From: [your-name] [mailto:allisonafadirect@gmail.com]
Sent: Wednesday, April 25, 2012 9:34 AM

To: CPHD-Columbiapikeplanning

Subject: Proposed Rosenthal Development

From: Allison Flaum <allisonafadirect@gmail.com>
Subject: Proposed Rosenthal Development

Message Body:

As a resident and property owner on the 3200 block of 12th Street, South, | am writing to
express my concern about the Rosenthal development, so called, at the corner of South Glebe
and Columbia Pike.

My concern is two-fold:

A. The FBC allows for a minimum of 1.125 parking spaces per unit. The paucity of
parking will force many residents and all guests to park on the surrounding streets. | understand
that some want to aggravate this problem by allowing parking to drop as low as .7 spaces per
unit. Both of these ratios are inadequate.

B. Ingress / egress to the development is limited to an ally north to Columbia Pike, and
east on 11th to Glebe Road. It seems to me that this will not allow for west-bound egress nor
westbound ingress on Columbia Pike. More important, as neither 12th nor 11th will connect
with Monroe, the 3200 and 3100 blocks of 12th street will serve as a through way for most
traffic leaving the development.

As it is, traffic speed on 12th is checked/controlled by the width of the street and the parking on
both north and south sides - necessary for current residents, guests, and patrons of nearby
restaurants. Head-on traffic must pull over and frequently stop to allow for opposing traffic.
This provides a fair level of safety for pedestrians, bicyclists, and automobiles.

By forcing the tenants of the Rosenthal development to park on the streets, combined with a
dramatic increase in through traffic, the burden of development is put on the neighborhood
homeowners instead of on the developer where it belongs. Further, instead of sharing the
burden equally among all neighbors, it appears that almost all the burden of this development is
imposed on the residents of 12th Street east of Glebe.

I would also like to inquire as to whether 12th street is intended to be used for construction
staging, equipment travel, and worker parking.


mailto:[mailto:allisonafadirect@gmail.com]
mailto:allisonafadirect@gmail.com
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