ARLINGTON COUNTY, VIRGINIA

County Board Agenda Item
Meeting of November 13, 2007

DATE: November 8, 2007

SUBJECTS: A. Z-2529-06-1 REZONING: Monday Properties Services, LLC, from “C-O”
Commercial Office Building, Hotel, Multiple-Family Dwelling Districts to
“C-0O-Rosslyn” Commercial Office Building, Retail, Multiple Family
Dwelling Districts; 1815 N. Fort Myer Dr., 1850 N. Moore St. (RPC #16-037-
004, 005)

B. SP #18 SITE PLAN AMENDMENT: Monday Properties Services, LLC,
incorporate 1850 N. Moore St. (Dominion Virginia Power substation) into site
plan, construct approx. 580,000 sq ft commercial office, approx. 12,000 sq ft
retail, retention of existing power substation, modification of use regulations
for parking ratio, inclusion of managed/tandem parking, drive aisle width,
exclusion of substation density from parking requirement, exclusion of
portion of substation, storage, mechanical areas, shafts, vertical penetrations,
and through-block connector, landscaping; 1815 N. Fort Myer Dr., 1850 N.
Moore St. (RPC #16-037-004, -005)

Applicant:
Monday Properties Services, LLC

By:

Walsh Colucci Lubeley Emrich & Walsh, PC
2200 Clarendon Boulevard, 13th Floor
Arlington, VA 22201

C.M. RECOMMENDATION:
Defer the rezoning and major site plan amendment requests to the December 15, 2007
County Board meeting.

County Manager:

County Attorney:

Staff: Rich Dooley, DCPHD, Planning Division
Adam Denton, DES, Division of Transportation
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ISSUES: 1) The building’s height (470" ASE) blocks a small portion of Central Place’s
observation deck’s views. 2) Is the proposed development, which retains the Dominion Power
Substation, appropriate for the Central Place block of Rosslyn? 3) Are the community benefits
commensurate with the project’s requested density and height?

SUMMARY:: The applicant proposes a rezoning and a major site plan amendment to build a
470-foot tall (31-story) office building. The proposed 580,759 s.f. building would be adjacent to
the Rosslyn Metro Station and would use available density from the Dominion Virginia Power
Substation parcel. The existing substation (21,031 s.f.) would remain.

The requested rezoning for both parcels to “C-O Rosslyn” Commercial Office Building, Retail,
Hotel and Multiple-Family Dwelling Districts would be consistent with the General Land Use
Plan designation. The proposal is generally consistent with goals of the May 2007 County Board
Resolution on Urban Design Principles for Rosslyn Central Place (Attachment A) and the May
2005 Rosslyn Working Group Status Report.

An issue regarding the proposed site plan is that the substation would remain at its current
location for the foreseeable future, and the proposal places over 96 percent of the 10.0 FAR
density from the two parcels on approximately one-half of the site. Additionally, the proposed
building’s height is 384.17 feet, measured from the average site elevation, and the top of the
building, measured as elevation above sea level, is 470 feet, which will block a part of the views
for Central Place observation deck patrons. The last main issue regarding this project is the
proposed level of community benefits and determining whether it is sufficient to justify the
impact of the additional height and density on the surrounding area.

The applicant is planning to surpass all other office buildings in Virginia in terms of green
building; what is proposed is a U.S. Green Building Council (USGBC)-certified LEED-Platinum
(Core & Shell) building. Additional community benefits include improvements to the Rosslyn
Metro Station, a publicly accessible lobby providing a full-time through-block connection
between Fort Myer Drive and North Moore Street, improvements along North Moore Street,
public art surrounding the substation, a relocated and improved Rosslyn Transit Store, and a
Transportation Demand Management Plan that takes advantage of the building’s location to
mass transit options. However, the community benefits package has yet to be agreed upon
between the County and the applicant.

Since the applicant did not file the requests for vacations and/or encroachments in time for staff
review, these will need to be addressed at a future County Board meeting. Requests for
enactment of ordinances of vacations and/or encroachments are necessary to construct the
proposed building within the rights-of-way of 19™ St. N., Fort Myer Drive, and North Moore
Street, respectively.

Given the numerous unresolved issues and to provide the developer time to conduct its research,
provide updated analyses, and produce a community benefits package that is agreed upon
between the County and the applicant, it is recommended that the rezoning and review of the
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1812 N. Moore St. major site plan amendment requests be deferred to the December 15, 2007
County Board meeting.

BACKGROUND: The applicant proposes a major site plan amendment for Site Plan (SP #18)
to incorporate the existing Dominion Virginia Power substation (1850 N. Moore St.) and
redevelop the two parcels located at the northern end of the block bounded by North Moore
Street, 19th St. North, Wilson Boulevard, and North Fort Myer Drive. The existing uses on the
southern parcel includes an 11-story office building with ground floor retail (Rosslyn Market,
Hunan Palace, FedEx, Allstate, Paul's Shoe Repair and Dry Cleaners). The northern parcel
contains a 2-story, approximately 21,031 s.f. Dominion Virginia Power substation. The
proposed site plan would require a rezoning from the “C-O” District to the “C-O Rosslyn”
District. Density from the Dominion Virginia Power substation’s parcel would be used in the
proposed office building, and the substation would stay in its current location.

The following provides additional information about the site and location:

e Site: This 1.38-acre site is in Rosslyn, and includes the redevelopment of two parcels
located at the northern end of the block bounded by North Moore Street, 19th St. North,
and North Fort Myer Drive.

To the north:  Office building (Rosslyn South) of 11 stories - Afghan Cuisine is on
the ground floor fronting 19th St. North on Moore St.; there’s a public
parking garage and Continental pool lounge on the west side; and on
the east side is 1901 N. Moore, a 12-story office building.

To the east: Urban parks, and two fast food restaurants, McDonalds and Burger
King. (Site of future Central Place JBG Site Plan (SP # 335) —
approved May 2007)

To the south:  WMATA Metro Station (Rosslyn), Rosslyn Metro Mall, and an office
building (Rosslyn Center).

To the west: Hyatt Hotel, Ames Center (10-story office bldg) and Art Institute of
Washington, and the Arlington Temple United Methodist Church.

Zoning: The subject site is zoned “C-O” Commercial Office Building, Hotel and Multiple-
Family Dwelling Districts. The proposal is to have the site rezoned to “C-O Rosslyn”
Commercial Office Building, Retail, Hotel and Multiple-Family Dwelling Districts.

Land Use: The General Land Use Plan designation of the site is “High” Office-Apartment-
Hotel.

Neighborhood: The site is within the North Rosslyn Civic Association. In addition, the
Rosslyn Renaissance public-private partnership has been briefed by the applicant and have
participated in the design review process.
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Proposed Development: The following table sets forth the statistical summary for the proposed

development:

Proposed

SITE AREA (1812 N. MOORE ST. PARCEL) 31,089 SF
(0.7137 acres)

SITE AREA (DOMINION POWER PARCEL) 29,090 SF
(0.6678 acres)

PRE-DEVELOPMENT SITE AREA (TOTAL) 60,179 SF *
(1.3815 acres) 2

SITE AREA DEDICATED IN FEE 6,506 SF

(0.1494 acres) ®

PREVIOUSLY DEDICATED SITE AREA 10,272 SF
(0.2358 acres)

POST-DEVELOPMENT SITE AREA (TOTAL) 43,401 SF

(0.9963 acres)

“C-0-Rosslyn” Max. Permitted Office Bldg.
Height (by Site Plan)

Density
Retail G.F.A. 11,020 SF
Office G.F.A. 569,739 SF
Substation G.F.A. 21,031 SF
Total G.F.A. 601,790 SF
Total Density 10.0 FAR?
“C-0O-Rosslyn” Max. Permitted Office Bldg. 601,790 SF
G.F.A. (by Site Plan)
“C-0O-Rosslyn” Max. Permitted Office Bldg. FAR 10.0 FAR
(by Site Plan)

Height
Main roof 342.5 feet
Top of building 384.17 feet
Number of stories 30

490 feet above sea level

Elevation
Average Site Elevation 85.83 feet
Main roof 428.33 feet
Top of mechanical penthouse 448.33 feet
Top of building 470.00 feet
Parking - office
Standard spaces 241°
Compact spaces 31 (11.1% ratio)
Handicap spaces 8
Managed spaces 117
Total spaces (76 of those are tandem spaces) 473

! Per Sec. 25B E.2 of the Arlington County Zoning Ordinance, “To enable the County to provide for adequate streets the County Board may grant
additional density (FAR) within the height limit up to an amount that would be permitted if any area dedicated from the site for street purposes
were permitted to be counted in calculating density.” 16,778 s.f. of site area is currently in public easement for public streets and utilities
purposes.

% The southern parcel with the existing 11-story office building is 31,089 s.f., and the substation’s parcel is 29,090 s.f., and the substation
building’s footprint is approximately 12,400 sq ft.

% 6,506 s.f. is being dedicated in fee out of the 16,778 s.f. in site area currently in public easement for public streets and utilities purposes.

* The effective density is 18.68 FAR using only the parcel on which the 1812 N. Moore St. building will be constructed.

® The majority of “standard” spaces will be blocked by the “managed” spaces, which would make the affected “standard” spaces “tandem” spaces.
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Parking Ratio

“C-0O-Rosslyn” Required Parking Ratio

“C-0O-Rosslyn” Required Parking Spaces
Parking - retail

Standard spaces

Compact spaces

Handicap spaces

Total spaces

Parking Ratio

“C-0O-Rosslyn” Required Parking Ratio

Proposed
1 per 2,035 SF -
(1 per 1,205 SF w/ managed
and tandem)®
1 per 530 to 1,000 SF
577 to 1,088

R O o

7
1 per 860 SF’
1 per 530 to 1,000 SF

“C-0O-Rosslyn” Required Parking Spaces 6to 12
Proposed sidewalk width

N. Ft. Myer Dr. 12' to 23’ 4"

N. 19" St. 11' 3” to 15’ 2”

N. Moore St. 13'9”t0 21’ 9”
Proposed minimum clear sidewalk width

N. Ft. Myer Dr. 12 feet

N. 19" st. 9 feet

N. Moore St. 12 feet
LEED

Score — Core & Shell (Platinum) 45 points

Density and Uses: The proposed redevelopment would retain the 21,031 s.f. Dominion Virginia
Power Substation, demolish the CACI building and replace it with a 30-story office building
containing approximately 569,739 s.f. of commercial use and 11,020 s.f. of retail GFA along
North Moore Street and North Fort Myer Drive. As part of this major site plan amendment, the
applicant is proposing to use the density from the existing Dominion Virginia Power substation
located at 1850 N. Moore St. into SP #18. Density from that substation’s parcel (290,900 s.f.)
would be used in the proposed office building, and the substation would stay in its current
location.

Site and Design: The 30-story glass building’s floor plate does taper as the building rises above
the 28" floor. The proposed building lobby will provide a through-block passage between Fort
Myer Drive and North Moore Street open to the public at all times. In addition, the 1812 N.
Moore St. building lobby will have a direct passage to the Rosslyn Metro Station; that
connection will be closely located to the proposed relocated Rosslyn Transit Store. Lastly, the
project proposes several improvements, including daylighting from the Fort Myer Drive side of
the station and overall improved lighting throughout the station, an ADA-accessible ramp
between the station and Fort Myer Drive, and enhanced bus shelters on North Moore Street.

Parking would be provided in a parking garage that could be accessed through one entrance
located off of Fort Myer Drive that would take vehicles either down to four levels of

® The overall ratio including both office and retail parking is one space per 2,006 s.f. (direct spaces) and one space per 1,200 s.f. (including
managed and tandem). This includes the exclusions for proximity to Metro (5,000 s.f.) and substation density (21,031 s.f.).
" Includes a 5,000 s.f. proposed exclusion for proximity to Metro.
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underground parking or up to four levels of above-grade parking.

The applicant would like to provide public art on the substation’s building facade, and is willing
to work with County staff and others to discuss possible opportunities for the provision of public
art on-site.

The applicant proposes to use the LEED for Core and Shell rating system and is striving to be
officially certified as LEED Platinum by the USGBC. The proposed LEED score is 45 points in
the revised site plan application.

Transportation: Adjacent to the site, Fort Myer Drive and Wilson Boulevard are classified by
the Master Transportation Plan as Principal Arterial streets, Moore Street is classified as a
Neighborhood Principal street, and 19" Street is classified as a Minor Arterial Street. On-street
parking is currently allowed along Fort Myer Drive.

The Rosslyn Station area is well served by several transportation systems that provide access to
the area from Northern Virginia, Maryland and the District of Columbia, including principal
arterial streets and controlled access facilities, the Metrorail System, commuter bus operations
and bike trails. Arterial and controlled access facilities serving Rosslyn include Lee Highway,
the Wilson/Clarendon Boulevard one-way pair system, Arlington Boulevard, Interstate 66 (1-66),
Route 110, and the George Washington Memorial Parkway. Access to Rosslyn from the District
of Columbia is available from two Potomac River bridges: Key Bridge with direct access at
Rosslyn Circle and Roosevelt Bridge via Arlington Boulevard and 1-66.

Trip Generation: A Traffic Impact Analysis (TIA) submitted by the applicant, prepared by Wells
& Associates, dated August 23, 2007, assessed the impacts of the development on the adjacent
street system. The proposed 569,739 s.f. of office, and 11,020 s.f. of retail development is
estimated to generate 360 AM and 339 PM peak hour vehicle trips upon project completion.

The small increase in peak hour vehicle trips resulting from the proposed development will have
a negligible effect on the local transportation system primarily due to its proximity to various
methods of transit.

Traffic volumes in the Rosslyn area have varied with no clear trend over the past several years.
Regional long-range traffic forecasts show that traffic volumes are expected to increase in the
future as further redevelopment occurs in the District of Columbia and the Rosslyn-Ballston
Corridor. All day (non-directional) traffic volumes for several streets near the subject site are
detailed below.

Year 2001 2002 2003 2004 2006

N. Lynn north of 23,250 | 23,958 N/A 23,152 24,724

Wilson Blvd.

N. Moore north of 3,390 3,647 N/A 2,893 3,081

19" Street North

Wilson Blvd east of 11,447 | 12,773 | 12,772 N/A N/A
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Year 2001 2002 2003 2004 2006
Fort Myer Drive
19" Street North east 9,303 8,867 N/A N/A] 8,363
of Fort Myer Drive

Data source: Arlington County Department of Environmental Services
N/A - Not Available

The majority of the intersections in the Rosslyn area operate at acceptable levels of service and
are forecast to continue at the same Level of Service (LOS). Several intersections in Rosslyn
currently provide unacceptable levels of service during the morning and evening peak hours for
certain turning or through movements. Additional vehicle trips generated by the proposed
development may worsen existing levels of service at critical intersections, such as Lee Highway
and Fort Myer Drive and Lee Highway and Lynn Street. With the street system already full at
critical locations during peak hours, and few practical choices for improving the street network
to accommodate more traffic, the preferred strategy to accommodate a greater activity level is to
manage traffic better, enhance the pedestrian environment and implement Transportation
Demand Management (TDM) strategies to encourage non-auto travel.

Parking: Access to the proposed loading dock, below-grade, and above-grade parking garages
are provided on Fort Myer Drive.

The applicant originally proposed to construct ten levels of parking (two levels below-grade and
eight levels above-grade). At the request of staff, the applicant has added two levels of below-
grade parking and has removed four levels of above-grade parking, for a total of eight levels of
parking. The garage contains direct, tandem, and managed parking spaces.

In addition to reducing to eight levels of parking, staff requested the applicant to reduce the
number of managed parking spaces to provide an overall parking ratio of approximately one
space per 1,200 s.f. of gross floor area. This reduction of parking would lessen the impact of
traffic accessing the site and direct users to alternative modes of travel. A total of 480 parking
spaces, including tandem and managed spaces, are proposed to support the mixed use
development, providing an office parking ratio of one space per 1,205 s.f. of gross floor area and
7 retail parking spaces at one space per 860 s.f.. The proposed parking ratios are inconsistent
with the “C-0O Rosslyn” District, which would require 577 parking spaces. The applicant has
requested a modification of use regulation of the “C-O Rosslyn” parking requirements. The
applicant is also proposing to implement a relatively significant TDM package to reduce the
demand for vehicle parking and single occupant vehicle travel. The applicant has also
highlighted the project’s proximity to the Rosslyn Metro Station, the fact that the applicant has
agreed to fully manage the parking garage, and has provided a significant TDM package.

Managed Parking: The applicant is proposing to utilize a managed parking system for both the
below and above grade garages. The garage with the managed parking would operate in the
following manner:

All direct and tandem spaces would be filled first (self-parked by driver). Once all direct and
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tandem spaces are filled, the managed parking would be utilized on a level-by-level basis. Once
the self park spaces are full, an attendant would direct the driver to the available managed spaces
on a floor-by-floor basis. An attendant would direct the driver to self-park the vehicle behind the
direct spaces or the attendant would take the vehicle at that floor and park it behind the direct
spaces, partially within the drive aisle. Once that floor is full, drivers will be directed to the next
higher floor, which would operate in the same manner. The attendants would remain on each
floor to assist in accessing vehicles that may be blocked by managed parked vehicles.

In the evenings, a similar process would occur. A driver would return to the floor where their
vehicle was parked. If the car is not blocked by another vehicle, the driver would be able to
access the vehicle without attendant assistance and exit the garage. If the driver’s vehicle is
blocked by another vehicle or difficult to access, the attendant on that floor would assist in
retrieving the vehicle. In both instances, the design of the garage with the speed ramp would
allow drivers to ascend or descend the garage without circulating on each individual floor,
allowing for easier loading and unloading of the garage.

Similar managed parking operations have been implemented in numerous other parking
operations in the Metropolitan area. In the case of the 1812 parking garage, the application of
the managed solution will be ideal, as the speed ramp will allow very efficient loading of the self
park spaces and minimize inefficiencies found in many garages. Due to the relatively efficient
garage layout, there is significantly more managed parking that can be achieved. However, the
overall parking plan, in concert with the TDM, has been prepared to achieve an appropriate and
comparable parking ratio to other “C-O-Rosslyn” projects, while encouraging maximum use of
public transportation. This objective is consistent and necessary with achieving a LEED
Platinum certification for the building.

Sidewalks: The existing streetscape sections are inconsistent with the adopted Arlington County
Pedestrian Transportation Plan, which recommends a minimum 10-foot clear width sidewalk
adjacent to “high-density” development. The existing sidewalk along North Moore Street
provide a range varying from 11-feet to 22-feet with obstructions and bus stops providing a clear
sidewalk width ranging from 9-feet to 12- feet. 19" Street N. provides a total sidewalk width of
approximately 12-feet that incorporates tree pits and provides a clear width of approximately 7-
feet. Fort Myer Drive does provides a 10-foot clear sidewalk.

The Rosslyn Station Addendum approved in 1992 predates the approval of “C-O Rosslyn”
zoning that allows additional heights and density. The Rosslyn Station Addendum recommends
a 16-foot wide sidewalk along N., 19" St. N. and North Fort Myer Drive. Along North Moore
Street, the Addendum recommends a 14-foot wide sidewalk.

The Rosslyn Central Place project approved directly across North Moore Street provides varying
sidewalk width and maintains a 12-foot wide clear sidewalk around the site.

The applicant proposes to provide a sidewalk along North Moore Street that ranges from 15-feet
to 20-feet while providing a constant 12-foot clear sidewalk. Along N. 19" Street a sidewalk
ranging from 11-feet to 12-feet while providing a minimum 8-foot wide clear sidewalk due to
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existing substation conditions while incorporating a 4-foot wide landscape strip. Along North
Fort Myer Drive, the applicant proposed to provide a sidewalk that ranges from 17-feet wide to
25-feet wide while providing a minimum 12-foot wide clear sidewalk.

North Moore Street currently is used as a multi-modal transit location with high levels of
pedestrian activity. This proposed project is expected to significantly increase pedestrian
activity around the entire site, particularly in front of the Metrorail station. The location of the
Rosslyn Metro station and the approved but not yet constructed plaza located directly across the
street also provide alternative pedestrian linkages to transit and sufficient clear width walkways.
The proposed sidewalk widths are sufficient for the proposed development.

Streets: The applicant proposes to maintain the existing lane widths around the site and
maintains the curb and gutter in the approximate current locations. Minor adjustments, as
outlined below, were asked for by staff.

North Moore Street currently exists and is planned to continue to operate as a two-way street and
IS constructed to approximately a 46-foot wide paved area with on street parking on the east side,
bus operations on both sides, and one travel lane in each direction. The applicant proposes to
narrow the street to an average width of 37-feet and to maintain a required 25-foot southbound
lane for bus operations and an 11-foot wide northbound lane. The applicant also proposes to
resurface the entire street with concrete or similar surfaces, install a mid-block crosswalk across
North Moore Street, connecting the Metro station and the proposed plaza. The applicant has
agreed to upgraded sidewalks along the entire west side of North Moore Street and provide a
unified streetscape from Wilson Boulevard on the south to N. 19" Street to the north.

19" Street N. currently exists and is planned to continue to operate as a two-way street that is
constructed to approximately a 56-foot wide paved area with no on-street parking and two travel
lanes in each direction. The applicant proposes to reduce lane widths and provide a 51-foot wide
paved area providing 11-foot travel lanes.

Fort Myer Drive currently exists and is planned to continue to operate as a one-way street and is
constructed to an 85-foot wide paved area incorporating a ramp on the east and west sides that
connects up to Wilson Blvd and two travel lanes under Wilson Blvd headed southbound. On
street parking is provided on the east and west side ramps adjacent to the curb. All travel lanes
are constructed to approximate 11-feet wide. The skywalk over Fort Myer is to remain which
provides access to retail over the Metro station and connects to commercial uses to the west.
The applicant has agreed to upgrade the skywalk across Fort Myer and to make it architecturally
pleasing.

Public Transit: The Rosslyn Station area is well served by public transportation, including
Metrorail, Metrobus, Arlington Transit, Georgetown Metro Connector, regional commuter bus
systems, and private and governmental shuttles. The subject site is located directly across the
street from, and to the east of, the Rosslyn Metrorail Station which is served by the Orange and
Blue Metrorail Lines. ART and Metrobus service is available on North Moore Street adjacent to
the Rosslyn Metrorail Station entrance and provides service regionally including Lee Highway,
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Pershing Drive, East Falls Church, Seven Corners, Tysons Corner, Fairfax, Dulles Airport, and
the District of Columbia (Routes 38B, 5A, 5B, 15K, 15L, 3A, 3B, 3E, 4A, 4B, 4H, 4S, and ART
61 and 62.) Additional commuter bus service is available to the Rosslyn area from Prince
William County and Loudoun County.

As part of this proposed project, the applicant proposes to remove and replace all bus stops along
Moore Street providing architecturally interesting designs while increasing user seating areas
and protection from the elements. Other public transit improvements include upgrading the
Rosslyn Metro Station, including but not limited to, providing storefront glass along the Fort
Myer elevation day lighting the station, new tiles, lights, and an ADA-compliant ramp between
the station and Fort Myer Drive.

Rosslyn Multimodal Transportation Plan

Currently the Department of Environmental Services is working with the community and a
consulting firm on the Rosslyn Multimodal Transportation Plan that will develop both the short-
term and the long-range transportation network for the Rosslyn area to support “C-O Rosslyn”
redevelopment efforts and to focus on the variety of travel modes around the Rosslyn Metrorail
station. The consultant team is reviewing and analyzing travel demand and developing
transportation options and improvements for pedestrians, bicyclists, vehicles, parking, transit
routes, transit stops, and coordination of Metrobus and private shuttles with Metrorail. The
redevelopment of Rosslyn may require changes to certain streets from one-way to two-way
operation to accommodate pedestrians and vehicular movements. Additional cross connections
may facilitate a more urban grid pattern of streets. The plan will also address the need to
accommodate large volumes of commuter traffic at peak hours. The study is examining the
current and future location and number of bus stops as well as street design, connectivity and
operations. The study is expected to be completed by the end of 2007.

Bicycle Access: The subject site has convenient access to the County’s bike trail system. On-
street bicycle lanes are signed adjacent to the site along Wilson Boulevard which provides
connections and several County bicycle facilities that provide safe and convenient off-street
facilities serving the Rosslyn Station area. The Custis Memorial (1-66) Trail and the Arlington
Boulevard Trail provide connections to and from the west. The Mount Vernon Trail provides
connections to the south along the George Washington Memorial Parkway and to the District of
Columbia via the Potomac River bridges. Consistent with site plan development and the
Arlington Bicycle Transportation Plan, the applicant would also provide secure bicycle storage
facilities for residents, visitors and guests to the site.

Transportation Management Plan (TMP): Consistent with site plan development and the
County’s adopted TDM Policy, staff recommends that the applicant implement a TDM Plan to
encourage reduced single occupancy vehicle (SOV) trips to and from the site. Staff
recommends, and the applicant agrees, to implement the TDM strategies that are briefly
summarized below:

e Provide a Transit Store within the Metro station
e Provide 10 car share parking spaces within the proposed garage.
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Pay one time membership fee for car share for employees.

Distribute transit information, including site-specific transit-related information.

Provide free SmarTrip cards for all new residents and employees.

Designate a member of the building management team as Property Transportation
Coordinator with responsibilities for completing and coordinating TDM Plan obligations.
Conduct a transportation monitoring study of the site at two, five, and ten years.

e Contribute $11,553 per year for 30 years to Arlington County Commuter Services.

Utilities: Adequate water and sanitary sewer system capacity are available to serve the proposed
development. The applicant will construct new sanitary sewer connections serving the new
buildings to the existing sewer mains located in North Lynn Street. The new connections and
sewer laterals will be determined during the final engineering plan review.

Consistent with site plan development and the Underground Utility Policy, staff recommends
that all utility services to the development be located underground and that the applicant
contribute to the Underground Utility Fund. The contribution to the Underground Utility fund
totals $69,075 and is based upon the site area necessary to support the proposed density.

DISCUSSION

Plans and Policies: The General Land Use Plan (GLUP) guides development on the subject
site. The proposed development is consistent with the GLUP designation for the parcels. In
addition, the main Rosslyn Working Group Status Report’s (May 2, 2005) recommendations
regarding these two parcels have been compared to the proposed project. The proposed site plan
amendment generally meets the expectations provided in the report referenced above. Also, the
project generally meets the design principles outlined in the Resolution on Urban Design
Principles for Rosslyn Central Place adopted by the County Board on May 5, 2007.

Provision for Additional Density and Height:
Adopted in 1992, the Plan Addendum established the County’s vision, goals, and objectives for
Rosslyn. Subsequently, with the creation of the “C-O Rosslyn” zoning district in 1996, the
maximum permitted density of up to 10.0 FAR was established in order to encourage renovation
and redevelopment of properties to keep Rosslyn competitive in attracting first class business
development. Additionally, the “C-O Rosslyn” zoning district was intended to be the primary
implementation tool to achieve many of the goals and objectives identified in the Plan
Addendum, such as:
= To create premier office space suitable for regional and national headquarters of major
corporations, institutions and international firms;
= To provide hotels that expand and enhance hotel services for Rosslyn and Arlington
County businesses, residents, and visitors;
= To implement urban design, streetscape and open space plans and policies, including the
Central Place, and Esplanade and other public facilities;
= To achieve the policy objectives for increasing retail commercial services in the center of
Rosslyn;
= To achieve superior architecture and the best in urban design practice; and
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= To implement the Rosslyn Station Area Plan Addendum, other elements of the Arlington
County Comprehensive Plan, including the General Land Use Plan, Master
Transportation Plan, Open Space Master Plan and other plans and policies established by
the County Board for the area.

As proposed, the subject site plan includes elements that could achieve many of the goals
identified above. The site plan proposes a new office building that would provide space suitable
for headquarters of major businesses or institutions. The project will facilitate the
implementation of various goals and objectives for Central Place. After further discussion, if
staff finds that the project has been modified to adequately address outstanding issues and it is
consistent with goals for “C-O Rosslyn,” then staff could support the proposed major site plan
amendment.

Building Height and Massing: The table below provides comparisons between the approved
Central Place building heights and elevations above sea level and the proposed 1812 N. Moore
St. heights and elevations above sea level.

Building Height and Elevations Above Sea Level comparisons between the Central Place
Office Building and the proposed 1812 N. Moore St. building

Building ASE Height Elevation Highest Highest
Above Sea | office floor | occupiable
Level (ASE) (elev.) floor
1812 N. Moore St. 85.83 feet | 384.17 feet 470 feet 416.50 416.50°
(proposed)
Central Place 82.4 feet 387.60 feet 470 feet 4195 4315
(office)

The original submittal by the applicant showed a building that was taller and larger than what
was called for in the Rosslyn Working Group’s report goals. In addition, the original height of
500 feet exceeded the maximum allowable height of 490 feet. Through the public review
process, the building’s height and massing changed in that the top of the building is now at 470
feet above sea level, it has a sculpted rooftop design, and the building appears to be more slender
than previously shown. The current proposed plans for the building show a height and massing
that are generally consistent with the goals set forth in applicable County documents.

The proposed floor plates for the 1812 N. Moore St. site plan are generally in line with
previously approved office projects’ floor plates for other Rosslyn site plans. The chart below
provides the data regarding floor plate sizes for three other approved Rosslyn site plans and the
proposed 1812 N. Moore St. .

Floor plate comparisons to 1812 N. Moore St.

Building Floor plate (s.f.)

Base (approx) | Typical above the base
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1812 N. Moore St. 25,920 23,154
(proposed)

Waterview 58,436 41,325 (30,875 ofc.)
1801 Lynn St. 23,640 20,561
Central Place (office) 26,711 25,040

During the public review process concerns were raised about the proposed building being too
large for the site and not tapering enough, the building did not add to the Rosslyn skyline, and it
blocked views of Observation Deck patrons. It is also important to keep in mind that the
building’s height and bulk are being obtained by using the density available from the parcel on
which it sits plus using the available density from the substation parcel to the north. Project
revisions made by the applicant have attempted to address those concerns. The applicant
reduced the floor plate sizes and the building’s massing by notching the building’s corners.
Regarding tapering and the top of the building, the applicant has chosen to not taper the building
as stated in the Resolution on Urban Design Principles for Rosslyn Central Place, but instead has
modified the top of the building from a flat-topped structure to one with an interesting pyramid
top. Since the Resolution expects any Rosslyn Central Place project to include either a sculpted
rooftop design or significant tapering of the building’s form and massing, the 1812 N. Moore St.
proposed building and its pyramid rooftop meets that part of the Resolution’s intent. In addition
to what has been noted earlier in the report regarding the Observation Deck’s views being
blocked by this project, the applicant has worked with the County to reduce the amount of
parking provided in this project by eliminating four levels of above-ground parking. This
change reduced the building’s height to its current proposed height of 470 feet. These changes,
in conjunction with overall reduction of the building’s floor plates, have helped reduce the
amount of Observation Deck views blocked by the proposed 1812 N. Moore St. building.

Observation Deck Views: The public review process yielded concerns regarding how this
proposed building would impact the views of people visiting the yet-to-be-built Observation
Deck located across North Moore Street in the Central Place site plan project. The County has
invested a significant portion of the community benefit package for Central Place in an
observation deck. Therefore, it is critical that these views not be obstructed or significantly
impacted. The adopted May 5, 2007 Resolution on Urban Design Principles for Rosslyn Central
Place notes the following major principle in considering additional building height above 300
feet for future site plans in Central Place: “Any additional building height should preserve, to
the extent feasible, views from any public observation deck (approved or built) within Central
Place.” Staff is continuing to work with the applicant to further mitigate the proposed project’s
impact on the views from the observation deck. Thus, staff is recommending that the item be
deferred.

Dominion Virginia Power Substation: Another concern expressed during the review process was
that by providing the density needed for the 1812 N. Moore St. building from both its parcel and
the Dominion Virginia Power Substation’s parcel, the substation in effect would be locked in for
the foreseeable future. Dominion Virginia Power has written a letter of response to the County
stating that Dominion Virginia Power has no plans to move the Rosslyn Substation (Attachment
B).
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The County and community expect that in exchange for providing the density for the building
from the substation parcel and retaining the substation in its current location for the foreseeable
future, the substation will be significantly enhanced so that the experience of passersby would be
vastly improved. The applicant at this time is proposing to reclad the substation and to add
public art to the substation’s exterior, making it more inviting and interesting than the current,
relatively simple structure.

Green Building: On December 2003 the County Board extended and expanded the County’s
Green Building Incentive Program. As stated in the approved Components of the Revised Green
Building Density Incentive Program:

Under the “C-0-Rosslyn” District, the modification of use provisions of Section
36.H.5 cannot be applied to permit densities or heights greater than the district
requirements of 10 FAR and 300 feet, respectively. In order to encourage
environmentally-sensitive buildings in Rosslyn, density credit would be given
towards the community benefit valuation for buildings which are LEED-certified
at no less than the Silver award level. The amount of density credit that can be
considered will be greater in ”C-O-Rosslyn”, ranging from .30 FAR to .50 FAR,
for several reasons: 1) the “C-O-Rosslyn” district allows more than twice as much
density as other districts, up to 10 FAR; 2) the environmental impacts of denser
redevelopment will be greater; 3) the density incentive should be proportionate to
the size of the building; and, 4) it will accomplish the planning goals of making
Rosslyn a premiere office location.

The 1812 N. Moore St. project is proposing to be the first office building in the Commonwealth
of Virginia to be certified LEED Platinum. Normally the County would require a bond to be
posted so that if the project as built does not meet a certain level of LEED points, then the
applicant would forfeit some or all of the bond. The standard way in which the bond amount is
calculated is to multiply the LEED bonus density that would be provided, if requested by the
applicant, (0.50 FAR in this instance for Platinum) times the site area (60,179 s.f.). That subtotal
is then multiplied by the average office rental rate per square foot for the area the building is to
be built ($60/s.f. in this instance). The end result using this methodology for this project is
$1,805,370.

North Moore Street Crosswalk: During the County Board May 2007 meeting discussion
regarding the Central Place site plan amendment proposal there was strong desire stated to
expand the width of the east-west crosswalk to 83 feet across North Moore Street to match the
width of the plaza being built as part of the Central Place project (which was approved at that
meeting). However, through numerous meetings with WMATA representatives it has become
apparent that WMATA Bus Operations personnel do not support significantly expanding the
crosswalk width since bus operations are greatly impacted by an increase in pedestrian crossings.
The challenge is to provide balanced, multimodal operations on North Moore Street. While the
current proposal of a 35-foot wide crosswalk (curbless) that would transition on both sides 24
feet to eventually be at-grade with North Moore Street has met mixed reviews from WMATA,
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the County is hopeful that a resolution on the matter is close at hand.

COMMUNITY BENEFITS: Staff are currently negotiating with the applicant on the
community benefits package. The following is a draft list of community benefits at the time this
report was printed:

A. Specialized Design & Related
a. LEED CS Platinum at .50 FAR

A. Central Place Transit Hub (transportation/pedestrian/site imps/related)
Thru-Block Connector

Thru-Block Connector — Easement

Metro Station Upgrades/Ft. Myer Dr. Upgrades/Skybridge Improvements
Rosslyn Transit Store Design/Construction (In Metro or 1812)

Moore Street and Related upgrades

TDM/TMP

Future Garage Parking Spaces (ZIP Car)

@20 o

B. Transformation of Substation
a. Compelling Public Art on Substation
b. Tear-Down Credit

4. Directed Contributions
a. ADU
b. Utility Fund
c. Metro Elevators

Concerns surfaced during the public review process regarding the Arlington County Zoning
Ordinance and the relationship between additional height, density, and additional community
benefit. Consistent with the County’s policy on special exception site plan projects, staff
anticipates that additional density and height for any project within “C-O Rosslyn” would be
permitted only in exchange for important community benefits commensurate with the provision
of additional density and height.

Affordable Housing: The Affordable Dwelling Units ordinance states: “Site plan amendment
applications that result in the demolition and rebuilding of a site plan project shall be subject to
the requirements hereof at the time of redevelopment. The applicable requirements shall apply
only to density that is replaced or rebuilt and any increased density. They shall not apply to
rehabilitation or renovation of site plan projects.” Since this project is replacing an existing
office building, all new commercial density is subject to the ordinance.

No affordable dwelling units on- or off-site are proposed since this is a commercial project. The
proposed total net density on the site is 601,790 sf. For commercial uses all new density up to
1.0 FAR is charged for affordable housing purposes at $1.50 per sqg. ft. while density above 1.0
FAR is charged at a rate of $4 per sq. ft.
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Application of the affordable housing contribution formula for the proposed development would
yield a contribution of:

($1.50 x 60,179 s.f.) + ($4.00 x 541,611 s.f.) = $2,256,713

Modification of Use Regulations:

Modification of Use Regulations are requested for:

Parking ratio, Managed / Tandem parking, and Drive aisle width — The Zoning Ordinance
requires 1 space per 1,000 s.f. of office direct entry spaces. The applicant is modifying
the plans to encourage alternative modes of transportation by reducing parking to a ratio
of 1 space / 1,205 s.f., which includes a fully managed garage containing tandem parking
spaces and a drive aisle width of 17 feet as opposed to the normal aisle width of 23 feet.
This project is adjacent to the Rosslyn Metro Station and fronts a major bus hub on North
Moore St., and the applicant is planning to have a fully managed parking garage. Thus, it
is likely that most people coming to this building would use mass transit, and for those
who do drive, the space being provided for parking is sufficient for personnel in charge
of the completely managed garage. Staff supports the request.

Exclusion of substation density from parking requirement — The applicant is asking to
exclude the gross floor area associated with the substation from the parking requirement.
The only parking needed for the operation of the substation is generally emergency or
routine maintenance operations. In such instances, the trucks that need to access the
substation are driven down the alley immediately south of the substation and/or into the
substation structure.

Landscaping requirement — The “C-O Rosslyn” District requires that 20 percent of the
total site area be landscaped open space. The applicant has proposed to provide 17.41
percent of the total site area to be landscaped. Such a reduction is in accordance with
previously approved Rosslyn site plans.

Community Process: The applicant presented this project to the Site Plan Review Committee
(SPRC) at four SPRC meetings: November 20, 2006, December 18, 2006, May 7, 2007, and
September 17, 2007. There was also a December 2, 2006 walking tour of the site. In addition,
the applicant participated in three Rosslyn Renaissance Urban Design Committee meetings.

Transportation Commission: The Transportation Commission heard this site plan
amendment request at its October 25, 2007 meeting. The Commission voted 5-4 to
recommend denial of this plan to the County Board. The motion included the following:

0 The project needs to wait until the Rosslyn Transit Study is complete.
Staff response: Staff is processing this site plan amendment per the accepted
public review process explained in Administrative Regulation 4.1. Given the
timing of the Transit Study and this site plan amendment, staff would include
condition language whereby the developer agrees that before the issuance of the
final building permit, the County can request modifications of the curb and
sidewalk shown on the landscape plan dated November 5, 2007, reviewed and
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approved by the County Board on November 13, 2007, for N. Moore Street, 19th
Street North and/or Fort Myer Drive, to incorporate recommendations from the
Rosslyn Multimodal Transportation Plan.

The density taken off the substation should not be as great as the applicant is
requesting so that the substation parcel could support redevelopment in the future.
Staff response: Given Dominion Virginia Power’s statement (Attachment B)
about the likelihood that the parcel to the north of the proposed building would be
redeveloped, staff thinks that with a community benefits package commensurate
with the building height and density being proposed, the 1812 N. Moore St. site
plan amendment would be the best use of land at this time.

The parking ratio should be reduced beyond the 1 space per 1,200 s.f., and the
contribution towards the elevators at $1.1 million is nowhere close to what it
should be.

Staff response: Staff research on the topic of parking ratio and related financial
lending issues indicates that the average ratios for a project like this in Rosslyn
Central Place is 1 space per 1,200 s.f. Therefore, supports the applicant’s request.
Staff supports additional funding towards the Metro elevators.

The community benefits should be outlined on “C-O-Rosslyn” District projects at
the Transportation Commission meeting in order to better understand what the
applicant is getting, or better yet, what they are not getting as part of the height
and density being requested.

Staff response: The staff report, at the time the Transportation Commission
received it, offered the most up-to-date information available to staff. Staff
continues to negotiate. Thus, staff is recommending that the item be deferred.

The applicant should include in its plans additional overhangs along N. Moore
Street to protect transit users from the elements.

Staff response: Staff will request the applicant to provide additional overhang
information in its revised plans.

Two of the four travel lanes should be reduced from 11-feet to 10-feet on N. 19th
Street between Fort Myer Dr. and N. Moore St.

Staff response: Travel lanes on N. 19" St. are being reduced from their existing
conditions with this site plan amendment. Staff recommends that 11-foot lane
widths be maintained on N. 19™ St. prior to the completion of the Rosslyn Transit
Study. Staff will include a condition that allows for modification to curb and lane
widths.

The applicant should remove the entire above-grade garage to remove a curb cut
on Fort Myer Dr. and in turn apply the subsequent savings mass transit and
improvements.

Staff response: Staff research on the topic of parking ratios and related financial
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lending issues indicates that the average ratio for a project like this in Rosslyn
Central Place is 1 space per 1,200 s.f. Therefore, supports the applicant’s request.

Planning Commission: The Planning Commission heard this site plan amendment request
at its October 30, 2007 meeting. The Commission voted unanimously to recommend to
the County Board deferral of this plan to an unspecified date. The motion included the
following:

o0 A recommendation for the applicant to work with staff to reexamine the
building’s height, how it affects the observation deck’s viewshed, and to
determine if it makes sense to pursue the Clover parcel’s availability.

Staff response: Staff has asked the developer to update its analysis regarding the
building’s height and its relation to the views from someone looking out from the
Central Place observation deck.

o A friendly amendment to the motion also asked the applicant to look into tapering
the building below the base of the pyramid.

Staff response: Staff has asked the developer to reexamine the tapering issue to
help reduce the building’s overall massing.

Some of the additional Planning Commission members comments and concerns with the
proposed major site plan amendment that were not part of the motion but were included in the
overall discussion regarding the motion include:

Massing — some members thought the building was too massive and that the proposed
building is too big for the parcel on which it would be built.

Open space — need clarification from the applicant on how it calculated the percentage of
site area used for open space area. The applicant stated that it excluded the site area in
easement from the open space area calculations.

Green building — the members were in general agreement that they liked the proposed
project’s LEED Platinum-level certification.

Substation — members questioned the logic in locking in the substation building’s
massing in its current form in perpetuity by using the substation parcel’s density to
support the 1812 N. Moore St. project. In addition, the proposed mitigation efforts to
improve the aesthetic qualities of the substation did not seem to meet the benefits the
developer incurs by being able to use the substation parcel’s density to build the 1812 N.
Moore St. building.

CONCLUSION: There are major unresolved issues include the building’s height and how
much the building blocks the views from someone looking out from the Central Place
Observation Deck. The community benefits package also needs to be agreed upon. To provide
the applicant more time to resolve the remaining issues, it is recommended that the rezoning and
major site plan amendment requests be deferred to the December 15, 2007 County Board
meeting.
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PREVIOUS COUNTY BOARD ACTIONS:

February 8, 1962 Approved a site plan (Z-1598-62-2 $ SP #18)
for an 11-story office building.

January 6, 1968 Approved a site plan amendment for an exterior
sign request.

December 10, 1975 Approved a site plan amendment for an exterior
sign change.
March 10, 1979 Approved a site plan amendment to convert

parking to retail / office space.

September 16, 1980 Approved a site plan amendment for an exterior
sign request.
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ATTACHMENT A
Resolution on Urban Design Principles for Rosslyn Central Place

Adopted by the County Board May 5, 2007

WHEREAS the Rosslyn Coordinated Redevelopment District (“RCRD”) was adopted by the
County Board in 1996 and designated on the County's General Land Use Plan; and

WHEREAS sites within the “RCRD” have been rezoned to “C-O Rosslyn™ and on such rezoned
sites special exception site plans, with building heights up to 300 feet, may be approved by the
County Board; and

WHEREAS the policies of the Arlington County General Land Use Plan and the Rosslyn Station
Area Plan generally call for the greatest building heights to be focused closest to the Metro
Station with building heights tapering down as locations are farther away from the station; and

WHEREAS the Rosslyn Station Area Plan calls for the creation of a Central Place that is the hub
of pedestrian and retail activity in Rosslyn with a unique character to its architecture and
streetscape design;

WHERAS the Arlington County Board passed a 2002 Resolution Governing Building Heights in
Rosslyn that established general principles for considering height and design of future site plans
within the RCRD; and

WHEREAS the Rosslyn Working Group was established by the County Manager to further
consider planning principles relating to building height, land use and urban design within Central
Place (defined as the two blocks bounded by North Lynn Street, 19" Street N., Fort Myer Drive,
and Wilson Boulevard) and to make specific recommendations based on a thorough analysis of
these principles;

THEREFORE the Arlington County Board hereby resolves that the following major principles
shall be used in considering future site plans within Central Place:

Building, site, and streetscape designs should create clearly recognizable mid-block pedestrian
connections and enhance overall connectivity to and from the Rosslyn Metro Station;

Project design should maximize, to the extent possible, retail, restaurant, entertainment, and
commercial uses within the first and second floors of the building;

Despite existing variations in local topographic conditions, developments in Central Place
should possess building base heights at generally uniform elevations;

Buildings should achieve the best feasible urban design with regard to such elements as: curb-
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cuts, parking entrance consolidation, sidewalk clear width, retail activation, pedestrian-oriented
units, and ground level facade transparency along public street frontages; and

IN ADDITION, the Arlington County Board further resolves that the following major principles
shall be used in considering additional building height above 300 feet for future site plans within
Central Place:

Buildings should include distinctive architectural features such as sculpted rooftop designs or
significant tapering in its building form and massing;

Projects should incorporate significant community amenities such as public access to views from
building tops, public open space areas, or other important County goals for the Rosslyn area;

Any additional building height should preserve, to the extent feasible, views from any public
observation deck (approved or built) within Central Place;

The design and construction of projects should incorporate best practices in energy conservation
and excellence in sustainable architectural design;

Projects should otherwise be consistent with the principles included in the September 2002
County Board Resolution Governing Building Heights in Rosslyn;

Buildings should receive confirmation from the Federal Aviation Administration (F.A.A.) that
the project is not a hazard to air navigation or that the project does not require notice to the
F.AA.
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ATTACHMENT B
Dominion Virginia Power Letter of Response to the County
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	 Site:  This 1.38-acre site is in Rosslyn, and includes the redevelopment of two parcels located at the northern end of the block bounded by North Moore Street, 19th St. North, and North Fort Myer Drive.
	Zoning: The subject site is zoned “C-O” Commercial Office Building, Hotel and Multiple-Family Dwelling Districts.  The proposal is to have the site rezoned to “C-O Rosslyn” Commercial Office Building, Retail, Hotel and Multiple-Family Dwelling Districts.
	Proposed Development: The following table sets forth the statistical summary for the proposed development:
	Transportation:  Adjacent to the site, Fort Myer Drive and Wilson Boulevard are classified by the Master Transportation Plan as Principal Arterial streets, Moore Street is classified as a Neighborhood Principal street, and 19th Street is classified as a Minor Arterial Street.  On-street parking is currently allowed along Fort Myer Drive.  
	The Rosslyn Station area is well served by several transportation systems that provide access to the area from Northern Virginia, Maryland and the District of Columbia, including principal arterial streets and controlled access facilities, the Metrorail System, commuter bus operations and bike trails.  Arterial and controlled access facilities serving Rosslyn include Lee Highway, the Wilson/Clarendon Boulevard one-way pair system, Arlington Boulevard, Interstate 66 (I-66), Route 110, and the George Washington Memorial Parkway.  Access to Rosslyn from the District of Columbia is available from two Potomac River bridges:  Key Bridge with direct access at Rosslyn Circle and Roosevelt Bridge via Arlington Boulevard and I-66.

