ARLINGTON COUNTY, VIRGINIA

County Board Agenda Item
Meeting of December 15, 2007

DATE: December 13, 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:

A. Adopt the resolution to approve the rezoning request from “C-O” Commercial Office
Building, Hotel and Apartment Districts to “C-O Rosslyn” Commercial Office Building,
Hotel and Apartment Districts, for the properties located at 1815 N. Fort Myer Dr., 1850
N. Moore St., Rosslyn which are identified in the County Record as RPC #16-037-004, -
005.

County Manager:

County Attorney:

Staff: Rich Dooley, DCPHD, Planning Division
Adam Denton, DES, Division of Transportation
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B. Approve the major site plan amendment to SP #18, to incorporate 1850 N. Moore St.
(Dominion Virginia Power substation) into the site plan, construct approximately
569,739 square feet of commercial office, approximately 11,020 square feet of retail
space, and retain the existing power substation, subject to the conditions of the staff
report.

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 uses available density from the
Dominion Power Substation parcel and retains the substation, appropriate for the Central Place
block of Rosslyn?

SUMMARY:: The applicant proposes a rezoning and a major site plan amendment to build a
470-foot tall (30-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), the May 2005
Rosslyn Working Group Status Report, and the Rosslyn Sector Plan Addendum.

The proposal was last heard by the County Board at their November 13, 2007 meeting. Four
primary issues were discussed, including: 1) the building’s height and its impact on the views
from the recently approved observation deck at Central Place, 2) the building’s architecture and
whether or not the building met the Rosslyn Urban Design Principles, 3) the use of the substation
density, and 4) whether or not the community benefits package was commensurate with the
requested project density and height.

In response to issues raised, the applicant changed the pyramid portion of the building’s rooftop
by making it more transparent and reducing the height of the mechanical penthouse. This results
in the elimination of structural supports within the top of the building. As a result, the top 37 feet
of the building serve purely as an architectural embellishment with transparent elements,
creating the desired sculpted roofline and reducing the obstruction of views from the observation
deck.

The proposal upgrades the Dominion Virginia Power substation, which is unlikely to redevelop.
The applicant plans on putting public art on a recladded substation that meshes with the 1812 N.
Moore St. building’s architecture, thus enlivening the pedestrian experience along the
substation’s facades. Ground floor retail for this project will be provided along Fort Myer Dr.
and N. Moore St. in the 1812 N. Moore St. building, since the substation itself cannot
accommodate the provision of ground floor retail space.

The overall community benefit package is commensurate with the request for additional density
and height. The applicant is proposing a U.S. Green Building Council (USGBC)-certified
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LEED™-Platinum (Core & Shell) building. Under the LEED™ program, 49 buildings have been
certified LEED™ Platinum in the United States. This building will be the first LEED™ Platinum
in the Commonwealth of Virginia. Additional community benefits include the most
comprehensive Transportation Demand Management Plan (TDM) to date that takes advantage of
the building’s location to mass transit options, provision of over $4.8 million for affordable
housing, which is more than double the approximately $2.2 million that the Zoning Ordinance
requires, provision of the space formerly occupied by the Newseum (1100 Wilson Blvd),
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, and a relocated and improved
Rosslyn Transit Store.

Therefore, it is recommended that the proposed rezoning and site plan be approved, subject to
the conditions of the staff report.

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
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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.

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

PORTION OF SITE AREA PREVIOUSLY 16,778 SF

ENCUMBERED BY PUBLIC STREET AND UTILITIES
EASEMENTS

(0.3852 acres)

PORTION OF PUBLIC STREET AND UTILITIES
EASEMENTS TO BE DEDICATED IN FEE FOR
PUBLIC STREET AND UTILITIES PURPOSES

6,506 SF
(0.1494 acres) ®

REMAINING SITE AREA ENCUMBERED BY PUBLIC 10,272 SF
STREET AND UTILITIES EASEMENTS (0.2358 acres)
POST-DEVELOPMENT SITE AREA (TOTAL) 53,673 SF

(1.232 acres) *

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-0-Rosslyn” Max. Permitted Office Bldg. FAR 10.0 FAR

(by Site Plan)

! 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.

2 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 street and utilities purposes.

* Future density for this site would be calculated on the post-development site area of 53,673 s.f.
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Proposed

Height
Main roof 344.67 feet
Top of building 384.17 feet
Number of stories 30

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

490 feet above sea level

Elevation
Average Site Elevation 85.83 feet
Main roof 430.50 feet
Top of mechanical penthouse 433.00 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

Parking Ratio

“C-0O-Rosslyn” Required Parking Ratio

1 per 2,035 SF -

(1 per 1,205 SF w/ managed
and tandem)®

1 per 530 to 1,000 SF

“C-0O-Rosslyn” Required Parking Spaces 577 to 1,088
Parking - retail

Standard spaces 6

Compact spaces 0

Handicap spaces 1

Total spaces 7

Parking Ratio 1 per 860 SF’

“C-0O-Rosslyn” Required Parking Ratio 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"to 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

® The majority of “standard” spaces will be blocked by the “managed” spaces, which would make the affected “standard” spaces “tandem” spaces.
® 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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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
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 (Conditions #65 and #97).

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 and is proposing a LEED™ score of 45
points.

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 (TI1A) 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
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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
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 has agreed to design and implement a
decorative treatment for the parking garage and loading dock doors that provides pedestrian
interest and architectural compatibility with the surrounding building facade (Condition # 94).

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
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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.

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
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-
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feet. Fort Myer Drive does provide 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
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
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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,
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 VVernon Trail provides
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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:

Provide a Transit Store within the Metro station

Provide 10 car share parking spaces within the proposed garage.

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 tenants 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 $11,533 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.

Because the applicant did not file the requests for vacations and/or encroachments in the required
time for staff review, these applications will need to be heard at a future County Board meeting.
Enactment of ordinances of vacation and/or encroachment is necessary to construct the proposed
building within the rights-of-way of 19th St. N., Fort Myer Drive, and North Moore Street,
respectively. However, the site plan conditions of this report reflect what the applicant and
County staff have agreed upon as the minimum aggregate value of the property interests to be
vacated or encroached upon.

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
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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.

Post-development site area and density: Out of the total site (60,179 s.f.) area, 16,778 s.f. is
previously encumbered by public street and utilities easements. The applicant will dedicate in
fee, for public street and utilities purposes, 6,506 s.f. of the site area previously encumbered by
public street and utilities easements (“Dedication Area”), as depicted in Exhibit 3, X-100 of the
plans dated December 5, 2007. The developer will get credit for 6,506 square feet of site area in
this major site plan amendment for the land to be dedicated in fee for public street and utilities
purposes. Future density for this site would be calculated on the resulting post-development site
area of 53,673 s.f., and such development would be subject to the approval of a future site plan
amendment by the County Board. Staff recommends that the developer be permitted density for
the site area to be dedicated in fee for public street and utilities purposes only in this current
major site plan amendment. Condition # 93 provides the terms under which the post-
development site area could be used in any future redevelopment / site plan amendment for SP
#18.

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
= 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.
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Building Height, Massing, and Central Place 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.”

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 was reduced to
470 feet above sea level, it changed from a flat to a sculpted rooftop design, and the building
became more slender than originally shown. Based on comments made at County Board and
Planning Commission meetings, the applicant reduced the elevation of the top of the mechanical
penthouse by 15.33 feet and made the mechanical penthouse walls transparent glass through
which views from observation deck patrons would not be as greatly impacted compared to plans
dated November 5, 2007. Structural supports outside of the building’s corners have been
eliminated within the top of the building above 433.00 feet above sea level (347.17 feet above
average site elevation). As a result, the top 37 feet of the building serve purely as an
architectural embellishment with transparent elements, creating the desired sculpted roofline and
reducing the obstruction of views from the observation deck.

As a point of reference, the observation deck at JBG Central Place is located at 431.50 feet
above sea level, translating to the average person’s eye level being near 436.50 feet above sea
level. The elimination of all structural supports above 433.00 feet above sea level provides
patrons of the observation deck an improved view through the top of the building to the horizon
beyond. 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 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 Above Highest office Highest
Sea Level (ASE) floor (elev.) | occupiable floor
1812 N. Moore St. 85.83’ 384.17 470’ 416.50° 416.50°
(proposed)
Central Place (office) 82.4° 387.60° 4707 419.5 4315’
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In addition to concerns about the proposed building’s impacts on the views from the observation
deck, concerns were also raised about the proposed building being too large for the site and not
tapering enough, and the building did not add to the Rosslyn skyline. 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 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.

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
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

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 height, along with reduction of building mass through the reduction of the building’s floor
plates, and the design changes to the building’s rooftop, have reduced the amount of
Observation Deck views obstructed by the proposed 1812 N. Moore St. building.

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).

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
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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 attractive and interesting than the current,
relatively simple structure (Conditions #65 and #97).

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, which the applicant has agreed to provide to the County (Condition #72).

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. However, through numerous
meetings with WMATA representatives it has been determined that Arlington County Traffic
Engineering and WMATA Bus Operations does not support expanding the crosswalk width as
bus and street operations would be adversely impacted, and pedestrian safety would be
compromised. The challenge is to maintain existing bus and street operations until which time
buses can operate on adjacent streets, e.g., Fort Myer Dr., within proximity to the Metro Station
while providing a balanced multimodal operation on North Moore Street. The current proposal
of a 35-foot wide crosswalk (curbless), with 24-foot long transitions on both sides of the
crosswalk that could eventually be at-grade with North Moore Street, provides both an
improvement in the short-term for pedestrians crossing N. Moore St. and an area for future
expansion to the pedestrian crosswalk.
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Community Benefits: Consistent with the County’s policy on special exception site plan
projects, 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. The final community benefits package is provided below. The
community benefits package is commensurate with the heights and density being requested by
the applicant.

Newseum Space Value
53,826 s.f. — Rent-free for 10 Years $ 6,883,240
LEED™ Platinum
.50 FAR Bonus $ 1,805,370
Affordable Housing Contribution
Commercial 601,790 s.f. x $8 $ 4,814,320
METRO & Transportation
WMATA Elevators $ 1,500,000
Thru-Block Connector $ 1,519,500
Thru-Block Connector Easement $ 100,650
Metro Station & Ft. Myer Upgrades & Skybridge $ 2,282,000
Transit Store $ 500,000
North Moore Street Upgrades $ 1,200,000
TDM/TMP $ 1,219,240
Future Garage Spaces (ZIP Car) $ 250,000
Public Art $ 750,000
Utility Fund $ 69,000
Tear Down Credit $ 1,890,000
Total Community Benefit Package $24,783,320
Site Area 60,179
“C-0O” Base Density @ 3.8 FAR 228,680
Proposed Density 601,790
“C-0” Rosslyn Community Benefit Density 373,110
Total Community Benefit/Density $66.42 per s.f.

In comparison to a recently approved site plan amendment (Central Place — SP #335) across the
street from the 1812 N. Moore St. building, the Total Community Benefit/Density amount for the
1812 N. Moore St. project is $66.42/s.f., and the Central Place’s Total Community
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Benefit/Density is $56.50/s.f.

During the public review process questions were raised regarding how the proposed Rosslyn
Metro Station improvements compared to the Rosslyn Metro Station improvements planned as
part of the Rosslyn Office Building/Clover site plan amendment (SP #94) approved by the
County Board January 17, 1998. Some of the SP #94 Rosslyn Metro Station improvements were
to be funded in part by a grant awarded to Arlington County, in conjunction with the Washington
Metropolitan Area Transit Administration (WMATA) and Rosslyn Renaissance, from the
Livable Communities Initiative of the Federal Transit Administration. The chart below lists the
improvements to the Rosslyn Metro Station planned by each site plan amendment, respectively.

Rosslyn Metro Station Improvements

Approved per SP #94 site plan amendment

Proposed 1812 N. Moore St.

e Add windows along the Ft. Myer Dr. facade
of the Metro Station to increase natural
lighting levels to the Metro Station

Add translucent or transparent panels along the
Ft. Myer Dr. facade of the Metro Station to
increase natural lighting levels to the Metro
Station

e Install a 2" pedestrian entrance to the Metro
Station lobby from Ft. Myer Dr. on the NW
corner of the lobby

Install a 2" pedestrian entrance to the Metro
Station lobby from Ft. Myer Dr. on the NW
corner of the lobby. This entrance will include
an ADA-accessible ramp from the entrance into
the Metro Station lobby.

o Install permanent weather protection
canopies over the Ft. Myer Dr. and N. Moore
St. pedestrian entrances to the Metro Station
lobby

Create a covered seating area at the N. Moore St.
entrance to the Metro Station

¢ Realign the escalators from the Metro Station
lobby to the building’s 2" above-grade level
to face N. Moore St.

Create a patterned floor design for all or part of
the Metro Station

o Install decorative stanchions with lighting,
pole lights, seats and trash receptacles in the
Metro Station lobby

Add consolidated newspaper vending boxes/area
and other aesthetic upgrades to the walls
surrounding the escalator bank

e Add upgraded finishes and/or architectural
treatments to the Metro Station lobby

Increased electrical lighting, both up-lighting
and down-lighting, within the Metro Station
lobby.

e Provide space for the Rosslyn Transit Store,
rent free, for a continuous period of at least
ten (10) years

Design and build a 1,000 s.f. Rosslyn Transit
Store in the NE part of the Metro Station lobby

e For the artwork by David Chung, remove the
artwork prior to making Metro Station
improvements, store the artwork, and
reinstall the artwork upon finishing the Metro
Station improvements

Preserve and relocate the existing art located on
the Ft. Myer Dr. wall of the Metro Station.

o Install a major piece of public art in the
Metro Station lobby

Provide a pass-through between the 1812 N.
Moore St. building lobby and the Metro Station
lobby.
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The applicant’s transportation community benefits package is commensurate with that of the
requested development and the reduced parking ratio provided. The applicant is providing a
number of community benefits in addition to the transportation benefits that include a through
block connection, ADA connections at the Metro Station, Metro Station enhancements, financial
contribution to the Metro elevator project, streetscape improvements along the entire block of N.
Moore Street and the periphery of the site, and the most comprehensive TDM to date.

Newseum: The applicant has agreed to lease the space formerly occupied by the Newseum
(1100 Wilson Blvd) to the County for 15 years, with an option to renew for 5 years, for its use as
a museum or other cultural activity and related ancillary uses. The first ten years are rent-free.
This 53,826 square foot space is comprised of three types of spaces: bonus space (16,650 square
feet); converted space with restrictions (19,766 square feet); and converted space without
restrictions (17,410 square feet) (Conditions #92 and #96).

Between 1993 and 1999, the County Board approved several site plan amendments, including
approval of bonus density space, to facilitate the construction and operation of the Newseum.
Such approvals resulted in space with conditional restrictions and requirements for the use of the
space to be limited to a museum or other similar cultural use. From the time of its initial
opening in 1997 through its closure in 2002, the Newseum hosted more than 2.25 million
visitors. However, since its closure, the 53,860 square foot space has remained vacant and has
not contributed to the activity and vibrancy of the Rosslyn area.

Between 2002 and 2005, the property owner tried, unsuccessfully, to find an appropriate
museum or cultural tenant for the space. In 2005, the property owner submitted a site plan
amendment request to permit other commercial uses in the space. At that time, the County
became more involved in assisting the property owner in marketing the space for an appropriate
tenant and the County has continued to work with the property owner. Now, with the
redevelopment of the 1812 North Moore Street property, the County is able to work with the
property owner in realizing a mutually beneficial arrangement for the use of the 53,860 square
foot space.

This site plan amendment, in addition to maintaining the subject space as a museum or cultural
facility, will, more importantly, provide the County with the opportunity of programming the
space. Currently, the County is exploring three options for such programming: a world-
renowned private arts museum; a not-for-profit entity established to manage and operate the
space; and the County’s Department of Parks, Recreation and Cultural Resources to manage and
operate the space. All three options would add a significant arts and cultural facility to the
Arlington community. However, each option would have differing costs — both capital and
operational — to the County. As such, each option is being analyzed at this time to determine the
best strategy for the County while maximizing the economic and cultural potential of the space.
Upon presentation of the lease to the County Board for its approval, staff will have determined
the most appropriate programming mechanism. In all, no matter which option is chosen, reuse
of the space would contribute, once again, to the activity and vibrancy of the Rosslyn area. Such
a use would appeal to the residents of the broader community and would encourage more visitors
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to the area — during both the daytime and nighttime hours.
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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. The density of the
substation is also included in the calculation because the property was not previously the subject
of a site plan and has therefore not been subject to an affordable housing contribution.

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 s.f. For commercial uses, under the affordable
housing ordinance all new density up to 1.0 FAR is normally charged for affordable housing
purposes at $1.50/s.f. while remaining project density above 1.0 FAR is normally charged at a
rate of $4/s.f. This results in a monetary contribution of $2,256,713 [($1.50/s.f. x 60,179 s.f.) +
($4.00/s.f. x 541,611 s.f.)] However, as part of a negotiated community benefit package for this
project, as an affordable housing contribution the applicant agrees to pay $8/s.f. for all of the
proposed site plan’s GFA (601,790 s.f.), resulting in a contribution of: ($8.00/s.f. x 610,790 s.f.)
= $4,814,320.

Modification of Use Regulations:

Modification of Use Regulations are requested for:

e 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.

e 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.

e 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.
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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.

e 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.

Subsequently, the Transportation Commission heard this site plan amendment request at
its November 29, 2007 meeting. The Commission voted 8-2 to recommend deferral of
this plan to the County Board. The motion included the following:

0 Refine community benefits; they need to be increased.

Staff response: Staff has finalized the community benefits package, which is
commensurate with the proposed bonus density and height.

Explore the possibility of increasing sidewalk coverage on N. Moore Street to
allow for rain-free access to buses.

Staff response: The applicant has agreed to work with staff at the time of final
design to increase the bus shelters’ roofs to increase shelter for bus riders
(Condition #84.C).

Explore moving the 19™ Street fagade of the substation to the south to increase
streetscape along 19" Street.

Staff response: The applicant has stated that the fire room cannot be moved, and
due to the configuration and requirements of the substation interior, this change is
not possible.

Add to condition # 51.B.2, “Car-share parking spaces will be direct entry spaces
with no obstructions such as managed or tandem spaces.”

Staff response: Staff has added the following text to Condition #51.B.2: “Car-
share parking spaces will be direct entry spaces and shall not be obstructed by
managed or tandem parking spaces.”

e 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.

Subsequently, the Planning Commission heard this site plan amendment request at its
December 3, 2007 meeting. The Commission voted 6-5 to recommend to the County
Board deferral of this plan. The motion included the following:

Increase the amount of information in the staff report regarding the project’s
community benefit’s package. For example, have tear-down credits been provided
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in previous site plans?

Staff response: Additional information regarding the community benefits package
is provided in this report. Tear-down credits were given to the Waterview project
in Rosslyn.

o Provide a resolution of the policy issue regarding the use of the substation density
for this project and provide information as to what other tools are available to
provide the requested density for this project.

Staff response: Efforts were made to identify different ways, other than what the
applicant is proposing, to achieve the density necessary to build the proposed
building. Possibilities included, combining the current SP #18 site area to non-
contiguous site areas; amending the Zoning Ordinance to allow certain sites to
exceed 10.0 FAR, with or without bonuses; amending the Zoning Ordinance to
allow transferable development rights that would result in a Rosslyn site
exceeding 10.0 FAR,; selling the applicant density available in the N. Moore St.
right-of-way; or combining the current SP #18 site area with another contiguous
site area and combine density. All of these options were either deemed not
feasible or were not preferred over the applicant’s proposal. Given the overall
project and community benefit package, staff supports the use of the substation
density to enable the project to be built.

0 Resolve the view shed issue by providing an unbroken horizon view of the
palisade.
Staff response: The applicant lowered the top of the mechanical penthouse and
eliminated the mechanical equipment above an elevation of 433.00 feet. As a
result, the top 37 feet of the building serve purely as an architectural
embellishment with transparent elements, creating the desired sculpted roofline
and reducing the obstruction of views from the observation deck.

0 Increase the penalty for not meeting LEED™ Platinum certification, e.g.,
doubling the bond’s dollar amount, or providing additional years of rent-free use
of the Newseum in the event the building does not reach such status.

Staff response: The method used to arrive at the current bond amount,
$1,805,370, is the same method used for previous site plan projects. Staff does not
see the need to vary from the current methodology.

CONCLUSION: Since last heard by the County Board, the transparency of the building’s
pyramid section has increased, thus enhancing the architecture and minimizing the obstructed
views to the Northwest from the recently approved observation deck at Central Place.
Recladding and adding public art to the substation will improve the pedestrian experience on the
northern end of the block. The applicant is proposing the most comprehensive TDM to date, and
has added a substantial element to the community benefits package by providing use of the
former Newseum space rent-free for 10 years. The community benefit package proposed is
commensurate with the request for additional density and height. The proposed site plan
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amendment is consistent with adopted plans and policies for the Rosslyn area. Staff supports the
proposed rezoning and site plan, subject to the conditions of the staff report.
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SITE PLAN #18
1812 N. Moore Street Site Plan Conditions
Updated December 13, 2007

- The following Conditions of site plan approval (#1 through #14) are valid for the life
of the site plan and must be met by the developer before issuance of the Clearing,
Grading and Demolition Permit.

1. Site Plan Term
The developer (as used in these conditions, the term “developer” shall mean the owner,
the applicant and all successors and assigns) agrees to comply with the standard
conditions set forth below and as referenced in Administrative Regulation 4.1 and the
revised plans, dated December 5, 2007, and reviewed and approved by the County Board
and made a part of the public record on December 15, 2007, 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 developer agrees that this site plan approval expires three (3) years after the date of
County Board approval if a building permit has not been issued for the first building to be
constructed pursuant to the approved plan. Extension of this approval shall be at the sole
discretion of the County Board. The owner agrees that this discretion shall include a
review of this site plan and its conditions for their compliance with then-current County
policies for land use, zoning and special exception uses. Extension of the site plan is
subject to, among other things, inclusion of amended or additional site plan conditions
necessary to bring the plan into compliance with then-current County policies and
standards.

The developer agrees that approval of this site plan (SP #18) shall be subject to the
developer obtaining enactment by the County Board of all ordinance(s) of vacation
and/or encroachment required to construct: a) the project as depicted on the plan
referenced in Condition #1 of this site plan; or b) the project as depicted in any
amendments to such site plan as approved by the County Board (ordinance(s) of vacation
and/or encroachment referred to in subsections a) and b), collectively “Ordinance(s)”).
Enactment of all such Ordinance(s) shall be obtained by the developer prior to the earlier
of: a) December 15, 2010; b) the issuance of any Excavation, Sheeting or Shoring
Permits; or ¢) the issuance of permits to work in the County right-of-way for the project.
The developer further agrees to comply with all terms and conditions of such
Ordinance(s) as provided therein. The developer agrees that if all terms and conditions
of such Ordinances(s) are not met by the date specified in such Ordinances, then this site
plan shall be null and void and of no further force and effect.

2. Pre-Construction Meeting
The developer agrees to coordinate and conduct a pre-construction meeting in a County
office building prior to the issuance of any permits for the site plan development. The
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meeting participants shall include the developer and its construction team, and relevant
County and WMATA staff. Relevant County staff will include the following personnel
and division representatives: DCPHD Site Planner, Arlington County Police, Code
Enforcement, Department of Environmental Services (DES) Transportation Planner,
Department of Parks, Recreation and Community Resources (DPRCR) site plan liaison,
Landscape Plan team, Arlington Economic Development (AED), green building staff
contact, WalkArlington staff, Housing Division, and other departments as determined by
the County Manager. The developer agrees to notify the above meeting participants of
the meeting time and location at least two weeks in advance. The purpose of the pre-
construction meeting is to discuss the requirements of the site plan conditions.

3. Tree Protection and Replacement

a.

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

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

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

The developer agrees that any tree proposed to be saved on the tree protection
plan or other filing shall be saved. At a minimum, this plan shall include:
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1) A site grading plan at two (2) foot intervals, including the location of all
proposed improvements and utilities.

2 Detailed specifications for any tree walls or wells proposed.

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

4) Identification of tree protection measures and delineation of placement of
tree protection.

5) Any tree required to be saved pursuant to this condition, which dies (any
tree which is 30% or more dead as determined by the County’s Urban
Forester shall be considered to have died) prior to, or within ten (10) years
of, the issuance of the Master Certificate of Occupancy shall be removed
and replaced by the developer at his expense with the number of major
deciduous and evergreen trees consistent with the Tree Replacement
Guidelines and which meet the minimum size and other requirements of
Condition #21 below, provided, however, that replacement as specified in
this subparagraph (3.b.5) does not relieve the developer of any violation
resulting from the failure to save identified trees.

In addition to saving identified trees, the developer agrees to replace all trees
shown on the Tree Survey that are removed as a result of the new construction in
accordance with the Arlington County Tree Replacement Guidelines. The
developer agrees to submit tree replacement calculations and a tree replacement
plan in accordance with the Arlington County Tree Replacement Guidelines. The
tree replacement calculations shall be developed by a certified arborist or other
horticultural professional with a demonstrated expertise in assessing the condition
of trees. Any replacement trees shall conform to the standards and specifications
set forth in Condition #21a below and shall be installed on the project site or on
County-owned land, determined by the County Manager. The developer agrees to
submit and obtain approval of this plan by the County Manager as part of the final
site development and landscape plan.

Photographic Record of Development

The developer agrees to produce and submit to the Zoning Administrator a photographic
record of development, starting with a record of the site as it appears before demolition is
begun, including photographic records during construction, and ending with a
photographic record of the development as it appears after completion of construction.
These photographs shall comply with the following specifications:

All photographic records shall be taken using black and white film. Submission of a
photo contact sheet and 8" x 10" prints on photographic paper shall be the minimum
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acceptable standard. Color photographs on compact disc must be submitted in addition
to black and white photographs and the photo contact sheet at the end of the project prior
to the issuance of the Master Certificate of Occupancy.

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

a. Before Clearing, Grading and Demolition of the site (shall be submitted before
issuance of the Clearing, Grading and Demolition Permit)-Views of north, south,
east and west facades, as location permits, of buildings to be demolished, as well
as at least one photo of the site before any clearing or grading including the
existing physical relationship with adjacent buildings and streets. The
photographic record shall also include all historic aspects of the facades of the
building to be demolished, consistent with the requirements described in
Condition #54 below.

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

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

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

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

Utility Fund Contribution

5. In addition to funding and constructing the utility undergrounding work, the developer
agrees to contribute the amount specified in Site Plan conditions to the County utility
fund before the issuance of the Building Permit or prorated consistent with an approved
phasing plan for the development. The total utility fund contribution for this site is
$69,075 ($50,000 x 1.3815 acres). These funds may, but need not, be used by the County
for the purpose of providing the undergrounding of utilities along the properties which
are not redeveloping in this undergrounding district. If the area of the site plan is
subdivided, the contribution to be made by each owner shall be based proportionally on
the amount of site area included in each subdivided parcel. The contribution, if not
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obligated by the County to pay for utility undergrounding projects within 10 years from
the date of payment, will be refunded without any accrued interest to the development
owners of record at the time of any refund.

Plan for Temporary Circulation During Construction

6. The developer agrees to develop, obtain the County Manager’s approval of, and
implement a plan for temporary pedestrian and vehicular circulation, including WMATA
buses that are directly affected by the construction of the 1812 N. Moore Street building
and other subsequent improvements by the developer, during construction. This plan
shall identify temporary sidewalks, interim lighting, fencing around the site, construction
vehicle routes, temporary WMATA bus routes, and any other feature, such as electronic
street closure and detour signs, necessary to maintain an acceptable level of bus service
and ensure safe pedestrian and vehicular travel around the site and adjacent blocks as
determined necessary by the County Manager during construction. The plan shall
minimize the impact on transit services. Exceptions may be made only during an
emergency as defined below, during actual demolition, and for such limited periods as
are unavoidable for utility upgrades. The developer agrees to submit this plan to, and
obtain approval of the plan from, the County Manager as meeting these standards, before
the issuance of the Clearing, Grading and Demolition Permit. The developer agrees to
provide a copy of the approved plan to the appropriate civic associations. The County
Manager may approve subsequent amendments to the plan, if consistent with this
approval.

The developer agrees, during all hours that construction work occurs onsite, to provide
“flagmen” to assist in the direction of traffic along or around a street any time that any
driving lane of such a street is partially or fully blocked due to temporary construction
activities. In addition, the developer agrees to notify Rosslyn Renaissance and Rosslyn
BID operator and all abutting property owners in writing (or, by mutual agreement, by e-
mail) at least seven (7) calendar days in advance of any street closure of more that one
hour duration on any street, except in the case of an emergency, and in addition, to notify
WMATA at least fifteen (15) business days in advance of any street closure of more than
24 hours in duration, except in the case of an emergency. “Emergency” street closures
include 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. In the case of
emergency closure, the developer agrees to notify the parties listed above as early as
reasonably possible.

Where county street lighting has been removed or disconnected due to construction and
not yet replaced or reconnected, the developer agrees to maintain lighting around the
perimeter of the site between the start of construction and completion of the project. The
lighting shall be designed to illuminate the temporary pedestrian walkways and roads
around the perimeter of the site. The developer may do this by means of overhead lights
that meet the lighting standards for Arlington County streets (e.g. “cobra head” lights), or
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by stringing lamps of the kind used in “used car” lots or similar along sidewalks and
streets along the perimeter of the site. If lighting is accomplished by the latter, such
lighting shall be with 75 watt bulbs (or approximate equivalent) placed no more than 25
feet apart and 6 to 10 feet high. 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 as outlined in Condition
#11. Lighting will be permitted within the lower levels of the building after hours for
safety and security reasons, but shall be placed so as not to directly illuminate residential
dwellings or be a nuisance to neighboring property owners.

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 ensure 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 efforts to 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 a road” is understood to include, but not be limited to, a cut
in the road surface that exceeds 10 feet in length or 100 s.f. in size. This condition is in
addition to any other conditions in this site plan and any County requirements relating to
reconstruction and repaving of streets at the completion of construction.

The developer agrees to provide electronic street closure and detour signs in necessary
locations if requested by the County Manager.

The developer agrees to construct a minimum five-foot-wide covered walkway in
locations around the site, as approved by the County Manager, along all frontage of the
site in conformance with applicable building codes as shown on then to be approved
Temporary Pedestrian and Vehicle Circulation Plan. The walkway is to be completed
before the closure of any public sidewalk. In the event that construction of a covered
walkway is not feasible due to construction constraints (as determined by the County
Manager), the developer agrees to coordinate with the County to provide adequate
signage directing pedestrians to alternative routes.

The covered walkway may also include temporary project signs and graphics as
described in Condition #50.

Residential Relocation
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10.

11.

Intentionally Omitted.

Retail Relocation
Intentionally Omitted.

Compliance with Federal, State and Local 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 site plan approval. The developer
specifically agrees that the County has the authority to take such actions as may be
necessary, to include the issuance of a stop work order for the entire project, when the
developer is not in compliance with the agreed-upon conditions. Further, temporary
Certificates of Occupancy will not be issued without approval by the Zoning
Administrator.

Post-County Board 4.1 Filing

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

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

The developer agrees to convene and participate in a meeting with pertinent County staff
to address requirements of the site plan approval.

The developer also agrees that no changes to the approved post-4.1 plans can take place
in the field. All post-4.1 plan changes must be approved by the Planning Division
Director.

Community Liaison and Activities During Construction

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

a. The developer agrees to identify a person who will serve as liaison to the
community throughout the duration of construction. This individual shall be on
the construction site throughout the hours of construction, including weekends.
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,
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Rosslyn Renaissance, and to the Zoning Administrator, and shall be posted at the
entrance of the project.

Before commencing any clearing or grading of the site, the developer shall hold a
community meeting with those whose property abuts the project to review the
construction hauling route, location of construction worker parking, plan for
temporary pedestrian and vehicular circulation, and hours and overall schedule
for construction. The Zoning Administrator and the Arlington County Police
representative must be notified once the community meeting dates/times are
established. The developer agrees to provide documentation to the Zoning
Administrator of the date, location and attendance of the meeting before a
Clearing, Grading and Demolition Permit is issued. 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
or be shown on the Tree Protection Plan, with the construction staging’s location
and travel routes shown on a map approved as part of that plan. All trailers shall
require approval by DES staff, and the site plan’s Arlington County Police
representative shall receive a copy of the aforementioned map.

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

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

The developer agrees that construction activity, except for construction worker
arrival to the construction site and indoor construction activity, will commence no
earlier than 7:00 a.m. and end by 6:30 p.m. on weekdays and will commence no
earlier than 10:00 a.m. and end by 6:30 p.m. on Saturdays, Sundays, and holidays
unless an alternate construction staging plan is reviewed by and approved by the
County Manager after his determination of not having an undue adverse impact
on the neighborhood. “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
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12.

13.

14.

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 agrees to place a
minimum of one sign per street front around the construction site, indicating the
permissible hours of construction, to place one additional sign within the
construction trailer containing the same information, to provide a written copy of
the permissible hours of construction to all subcontractors, and to require its
subcontractors to observe such hours.

f. Storage of construction materials, equipment and vehicles shall occur on the site
or an approved off-site location, approved by the County Manager as not having
an adverse impact on the surrounding area.

C & D 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 plan must include letters from contracted haulers,
reprocessors, and recyclers indicating that they are able to manage waste from the
project. The developer agrees to obtain the County Manager’s approval of this plan prior
to the issuance of the Clearing, Grading, and Demolition permit, and to implement the
plan throughout demolition and construction of the project. Compliance with this
condition may contribute to achieving LEED™ credits MR 2.1 and 2.2 (Construction
Waste Management.)

Green Building Fund Contribution
Intentionally omitted.

Vacations and Encroachments

The developer agrees that enactment of this site plan by the County Board is conditioned
upon the developer first: 1) obtaining, on or before December 15, 2010, enactment by
the County Board of all ordinance(s) of vacation and/or encroachment required to
construct a) the project as depicted on the plans referenced in Condition #1 of this site
plan, in accordance with final approved site engineering plans; or b) the project as
depicted in any amendments to such site plan as approved by the County Board, in
accordance with final approved site plans and final approved engineering plans
(ordinance(s) of vacation and encroachment referred to in subsections a) and b),
collectively “Ordinance(s)”); and 2) complying with all conditions set forth in such
Ordinance(s). Such Ordinances shall include, but not be limited to, those specified in
Condition #89 a) through d) herein or such Ordinances required to construct the project
in accordance with the final approved site engineering plans for any amendments to the
site plan approved by the County Board. No Excavation Sheeting and Shoring Permits,
or any permit(s) to work in the County right-of-way shall be issued for the site plan until
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15.

the developer has obtained enactment of such Ordinances and met all of the conditions of
such Ordinances.

Irrespective of any other conditions set forth herein, the developer agrees that no
building, structure or utility of any type shall encroach upon, or interfere with, the use of
any County property or the exercise by the County of any property right or interest,
unless and until the developer, before any Excavation/Sheeting and Shoring Permit is
issued, first has: a) obtained an ordinance of vacation or an ordinance of encroachment,
enacted by the County Board, permitting such use, encroachment or interference and, b)
met all of the conditions of such ordinance(s).

The following Conditions of site plan approval (#15 through #35) are valid for the
life of the site plan and must be met by the developer before issuance of the
Excavation/Sheeting and Shoring Permit.

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 the
developer submits to the County. The developer agrees to submit to the Zoning
Administrator and obtain approval from the County Manager of a detailed final site
development plan and a landscape plan prior to issuance of the Excavation/Sheeting and
Shoring Permit. The final site development plan and landscape plan shall be submitted at
a scale of 1 inch = 25 feet, in conjunction with the final site engineering plan as required
in Condition #21 below, as well as a vicinity map with major streets labeled. The
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 site development plan, the landscape plan, and the site engineering
plan shall verify, by means of survey, that there are no conflicts between the street trees
and utilities. The developer shall obtain approval by the County Manager for both plans
as meeting all requirements of the County Board's site plan approval and all applicable
county laws and plans before the issuance of the Excavation/Sheeting and Shoring
Permit. The plan shall be consistent with the conceptual landscape plan approved as a
part of the site plan, and, at a minimum, shall conform to: the landscaping requirements
in Condition #21 below; the Rosslyn-Ballston Corridor Streetscape Standards if
applicable; the Sector Plans if applicable; the County's landscaping, planting, and
sidewalk and driveway construction specifications; and/or other applicable urban design
standards approved by the County Board. In order to facilitate comparison with the final
site engineering plan, the landscape plan shall be at a scale of 1 inch = 25 feet; the
County may require more detailed plans appropriate to landscape installation at a larger
scale to also be submitted. The County may permit minor changes in building, street and
driveway locations and other details of design as necessitated by more detailed planning
and engineering studies if such changes are consistent with the provisions of the Zoning
Ordinance governing administrative approval and with the intent of the site plan
approval. The landscape plan shall include a Street Tree Plan which shall be reviewed by
DPRCR and DCPHD, and shall be accompanied by the site engineering plan. The
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installation of all plant materials shown on the final landscape plan shall take place
before the issuance of the first Certificate of Occupancy for the respective phase of
construction. The final site development and landscape plan shall include the following

details:

The location 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, 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 site engineering plan and placed so as not to
obstruct pedestrian travel or be visually obtrusive. Traffic control cabinets shall
not be located in the public sidewalk. Transformers shall not be placed above
grade in the setback area between the building and the street.

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

The location, dimensions, materials, and pavement pattern, where applicable, for
driveways and access drives, automobile drop-off areas, driveway aprons, service
drives, parking areas, interior walkways and roadways, plaza areas and sidewalks,
as well as for address indicator signs. Brick or a concrete unit paver shall be used
on the access drives, automobile drop-off areas, plaza areas, and interior
walkways and roadways. Interior walkways shall have a minimum width of four
(4) feet. All plaza areas shall contain special paver 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 site development
and 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 #53 below.

Topography at two (2) foot intervals, the finished first floor elevation of all
structures, and top-of-slab elevation for any proposed underground structures.
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Landscaping for open space areas, plaza areas, courtyards, raised planters
(including cross-sections of raised planters), surface parking areas, and service
drives, including a listing 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, including public art.

The location and planting details for street trees in accordance with Division of
Transportation Standards and Specifications for planting in public rights-of-way
and as shown on the approved final site engineering plan.

The limits of demolition and construction.

The developer further agrees that once approved, the final site development and
landscape plan shall govern construction and/or installations of elements and
features shown thereon, except as amendments may be specifically approved by
the County Manager.

Landscape Standards
16. The developer agrees that all landscaping shall conform to Division of Transportation
Standards and Specifications and to at least the following requirements:

a.

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

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

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

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

4) Shrubs—a minimum spread of 18 to 24 inches.

5) Groundcover—in 2 inch pots.

The developer agrees to coordinate with the DPRCR Urban Forester to determine

an appropriate and acceptable season in which to conduct planting. Planting is to
occur during a season so as to best ensure the viability of the plantings. In
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addition, the developer agrees to plant trees prior to issuance of the first
Certificate of Occupancy Permit. Provided however, that if the developer presents
evidence to the Urban Forester that either a reasonable construction schedule or
unusual weather conditions have rendered planting of trees by such time
impractical, then the Urban Forester may extend time for completion of planting
to a date certain that is up to six (6) months after date of issuance of the first
Certificate of Occupancy Permit.

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

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

Soil depth shall be a minimum of four (4) feet plus twelve (12) inches of drainage
material (e.g. drainage board) for trees and tall shrubs and three (3) feet for other
shrubs, except in locations where existing conditions prevent such depth. This
requirement shall also apply to those trees and tall shrubs in 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.

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

The developer agrees to maintain the site in a clean and well-maintained
condition before the issuance of the Clearing, Grading and Demolition Permit and
agrees to secure and maintain the site throughout the construction and phasing
process. Further, the developer agrees to submit a maintenance agreement which
shall ensure that all 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.

The developer agrees to notify the DPRCR Urban Forester at least 72 hours in
advance of the scheduled planting of any street trees in the public right-of-way
and to be available at the time of planting to meet with staff of DPRCR to inspect
the plant material, the tree pit and the technique of planting. Soil used in the tree
pit must meet the specifications for street tree planting available from the DPRCR
Urban Forester.

Utility Company Contacts
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17. 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. In order 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.

Final site engineering plan approval by DOT

18.  The developer agrees to submit final site engineering plans to the Division of
Transportation. The plans shall include a receipt from the Zoning Office that the
landscape plan has been accepted. Staff comments on the final engineering plans will not
be provided to the developer without submission of the landscape plan to the Zoning
Office. The plans shall be drawn at the scale of 1 inch = 25 feet and be 24 inches by 36
inches in size. The developer agrees to obtain approval by the County Manager of the
final site engineering plans prior to issuance of the Excavation/Sheeting and Shoring
permit. The final site engineering plans shall agree with the approved final site
development and landscape plans and the sequence of construction, which shall be
consistent with all site plan approval requirements and all County laws. The developer
agrees that the plans shall include CPHD Site Planner review and signature blocks. Upon
completion of the construction of a project, prior to the release of the bonds, the
developer agrees to submit one (1) set of as-built mylar plans for sanitary, storm sewer
and water main construction to the Division of Transportation for recording.

Pavement, Curb and Gutter Along All Frontages

19.  The developer agrees to show on the final engineering plans pavement, curb and gutter
along all frontages of this site in accordance with the then-current Arlington County
Standard for concrete curb and gutter and the then-current standards for pavement and
according to the following dimensions. The pavement, curb and gutter shall be
constructed prior to issuance of the first Certificate of Occupancy for occupancy of the
applicable phase of the project.

a. The developer agrees to construct new curb and qutter along N. Moore Street,
which results in a varying street cross section of approximately 37.5 feet to 44.0
feet, as shown on the final engineering plan approved by the County Manager.

b. The developer agrees to construct new curb and qutter along 19" Street North,
which results in a varying street cross section of approximately 45.5 feet to 58.0
feet, as shown on the final engineering plan approved by the County Manager.

C. The developer agrees to construct new curb and qutter along Fort Myer Drive in
approximately its current location, as shown on the final engineering plan
approved by the County Manager.

d. The developer agrees to construct handicap ramps at the southwest corner of the
intersection of N. Moore Street and 19" Street North and crosswalks of materials
as approved by the County, built per Arlington County Standards, across N.
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Moore Street and 19" Street North, as shown on the final engineering plan
approved by the County Manager.

e. The developer agrees to construct handicap ramps at the southeast corner of the
intersection of Fort Myer Drive and 19" Street North and crosswalks of materials
as approved by the County, built per Arlington County Standards, across Fort
Myer Drive and 19" Street North, as shown on the final engineering plan
approved by the County Manager.

f. The developer agrees to construct a mid-block crossing on N. Moore Street
approximately 35-feet wide, including a curbless design transitioning to and from
the approach of the mid-block crosswalk, or as otherwise approved by the County
Manager. This mid-block crossing shall be of materials, such as stamped or
scored concrete, thermoplasty, or similar materials approved by the County, built
per Arlington County standards, as shown on the final engineering plan approved
by the County Manager.

g. The developer agrees to reconstruct the island at the southwest corner of 19" St.
N. and Fort Myer Dr. as shown on the final engineering plan approved by the
County Manager.

h. The developer agrees to provide mountable curbs along the Dominion Virginia
Power’s alley that connects Fort Myer Dr. and N. Moore St. as shown on the final
engineering plan approved by the County Manager.

The developer agrees that all improvements to curb, gutter, sidewalks and streets for
pedestrian and/or vehicular access or circulation shall be in full compliance with the
Americans with Disabilities Act (ADA) and any regulations adopted thereunder, as well
as any other applicable laws and regulations as determined by the County Manager. The
developer further agrees that all improvements to curb, gutter, sidewalks, crosswalks, and
streets for pedestrian and/or vehicular access or circulation shall be as determined by the
County Manager on the final Site Development and Landscape Plan and on the final Site
Engineering Plan, in accordance with the Rosslyn-Ballston Corridor Streetscape
Standards or other applicable urban design standards in effect at the time of final Site
Engineering Plan Approval; provided, however, that the provision of such improvements
shall not increase the projected cost anticipated for such improvements as shown on the
site plan drawings dated December 5, 2007, unless the County provides additional
funding to offset such increased cost.

Survey Monuments

20.  The developer agrees to submit a boundary survey of the site, with an error of closure
within the limit of one (1) in twenty thousand (20,000), related 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 feet. If a conversion
from meters to feet is necessary, the foot definition used for conversion is the U.S.
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Survey Foot of 1 ft = 1200/3937 E+00 meters. If the development is located more than
one-half mile from an Arlington County Survey Control Network (ACSCN) monument,
the developer agrees to utilize a Virginia Licensed Land Surveyor to establish a
permanent second order accuracy (or higher) survey control monument. The surveyor
shall comply with standards and specifications contained in the current VDOT Survey
Manual. The surveyor will be required to submit his or her computations to the Office of
the County Surveyor for inclusion into the ACSCN. Plans referenced to the VCS 83 shall
be annotated as follows: “The site shown hereon is referenced to the Virginia Coordinate
System of 1983 as computed from a field survey which ties this boundary to the
Arlington County Survey Control Network.”

Sidewalk Design and Improvements

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

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

a. Continue across all driveway aprons for loading and garage entrances along all
frontages of the site plan, and there shall be no barriers to impede the flow of
pedestrian traffic.

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

c. Allow encroachments by sidewalk cafes only in accordance with Condition # 67
and under the provisions of the Arlington County Streetscape Standards

d. Allow pinch-points only under the provisions of the Arlington County Streetscape
Standards

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

f. Not contain joints or use patters that create gaps of ¥4” depth or greater at
spacings of less than 30”

The developer further agrees to construct the sidewalk improvements detailed below prior
to the issuance of the first Certificate of Occupancy for occupancy of the applicable
phase of the project. The developer agrees that only emergency exit doors, not doors
used for daily operations, shall be permitted to open out into the 12-foot clear sidewalk
zone.

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

North Moore Street — A minimum 13.9-foot wide sidewalk, measured from the back of
curb, including 5-foot by 12-foot tree pits (or 5-foot by 5-foot tree grates), unless
otherwise shown on plans dated December 5, 2007 or as otherwise approved by the
County Manager on the final engineering plan. The tree pit or grate areas will be planted
with 4 to 4 ¥ inch caliper Willow Oak street trees, and such ground cover as liriope
muscarii, hypericum, calycinum (Aarons Beard), or juniperius conferta (Shore Juniper),
placed approximately 30 feet apart on center and a minimum of eight (8) inches from
back of curb. The developer agrees to provide a minimum 12-foot clear sidewalk along
N. Moore Street. in addition to landscape pots, pedestrian lighting, bollards, and ADA
pedestrian safety devices directing pedestrians to the mid-block crosswalk to detour

jaywalking.

19" Street North — A minimum 11.3-foot wide sidewalk, measured from the back of
curb, including 4-foot wide planting strip planted with 4 to 4 % inch caliper Willow Oak
street trees and such ground cover as liriope muscarii, hypericum, calycinum (Aarons
Beard), or juniperius conferta (Shore Juniper), placed approximately 30 feet apart on
center and a minimum of eight (8) inches from back of curb. The developer agrees to
provide a minimum 9-foot clear sidewalk along 19" Street North.

Fort Myer Drive — A minimum 12-foot wide sidewalk, measured from the back of curb,
including 5-foot by 12-foot tree pits (or 5-foot by 5-foot tree grates) planted with 4 to 4 ¥
inch caliper Willow Oak street trees and such ground cover as liriope muscarii,
hypericum, calycinum (Aarons Beard), or juniperius conferta (Shore Juniper), placed
approximately 30 feet apart on center and a minimum of eight (8) inches from back of
curb. The developer agrees to provide a minimum 12-foot clear sidewalk along Fort

Myer Drive.

If requested by the County Manager before the issuance of final building permit, the
developer agrees to construct modifications of the curb and sidewalk shown on the
landscape plan dated December 5, 2007, reviewed and approved by the County Board on
December 15, 2007, for N. Moore Street, 19" Street North and/or Fort Myer Drive, to
incorporate recommendations from the Rosslyn Multimodal Transportation Plan.
Provided, however, that if developer demonstrates to the County Manager that the
modified improvements would cost more than improvements as shown on the above
referenced landscape plan, the developer will not be required to construct the modified
improvements, and the County Manager may approve other less costly modifications that
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22,

23.

24,

are consistent with the Rosslyn Multimodal Transportation Plan, or may permit
construction of the landscape plan approved by the County Board.

Subsurface Structure-free Zone for Utilities and 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, as
required in the Standards for Planting and Preservation of Trees in Site 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. New utility lines shall not be located
beneath street trees. The location of all existing and proposed utility lines shall be shown
on both the final landscape plan and the final site engineering plan.

Water Service Requirements

The developer agrees that the location of the water services will be determined at the
time of the review of the final engineering plan in accordance with the following
standards: water meter installations shall be located behind and adjacent to the curb line
in an area clear of driveways, a minimum of five (5) feet clear of other utilities and a
minimum of 10 feet clear of structures; a clear space 15 feet wide by 20 feet long by 10
feet deep shall be provided for three (3) inch and four (4) inch meter installations, and 20
feet wide by 25 feet long by 10 feet deep for six (6) inch and larger meter installations;
and the building walls shall be adjusted as necessary to provide these clearances, or as
approved by the County Manager in order to accommodate existing structures or utilities.

Sanitary Sewer and Water Main Requirements

The developer agrees that all sanitary sewers and water mains, including water services,
shall have a minimum of ten (10) feet horizontal clearance from each other and five (5)
feet clearance from all other utilities, and shall have a minimum of 10 feet horizontal
clearance from buildings and other structures. Water mains 16 inch and larger, and
mains placed more than 10 feet deep shall have a minimum of 15 feet horizontal
clearance from buildings and other structures; and sanitary sewers 15 inches and larger,
or sewers placed more than 10 feet deep shall have 15 feet minimum clearance from
buildings and other structures. All water mains and sanitary sewers shall meet County
Standard design criteria, or as approved by the County Manager in order to accommodate
existing structures or utilities.

The developer agrees that the minimum clear horizontal separation between each
individual barrel of the storm sewer and proposed buildings or other permanent structures
shall be as follows: 10 feet from the center line of storm sewer mains less than 27 inches
in diameter and 10 feet or less in depth; 15 feet from the center line of storm sewer mains
less than 27 inches in diameter and greater than 10 feet in depth; 15 feet plus half the

(Site Plan #18 — 1812 N. Moore St.) 121307.doc

-4] -

PLA-4834



25.

26.

27.

28.

diameter from the center line of storm sewer mains greater than 27 inches in diameter, at
any depth.

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 Division of Transportation.
This approval shall be obtained before the issuance of the Excavation/Sheeting and
Shoring Permit.

Water Main Improvements

The developer agrees to show, on the final engineering plans, water main improvements
in accordance with the following. The water main improvements shall be constructed
prior to the issuance of the Final Building Permit for the respective phases of
construction.

Sanitary Sewer Main Improvements

The developer agrees to show, on the final engineering plans, and to construct sanitary
sewer main improvements in accordance with the following. The sanitary sewer main
improvements shall be constructed prior to the issuance of the Final Building Permit.

a. The developer agrees to rehabilitate or replace the following existing sanitary
sewer main in North Fort Myer Drive:
1) Approximately 114 feet of 10-inch main between existing Arlington
County manholes 3344 and 8256.
(2 Approximately 208 feet of 8-inch main between existing Arlington
County manholes 8256 and 10091.

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 agrees to 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 final engineering plan approved by the
County Manager.

Horizontal Standpipe or Fire Hydrant Requirements

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

The developer agrees to provide calculations to demonstrate the needed fire flow as
defined in the Arlington County Department of Environmental Services Construction
Standards and Specifications Manual. This information shall be clearly shown on the
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29.

30.

cover sheet of each plan set submitted.

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 is in poor condition or damaged by the developer, prior to the issuance of the first
Certificate of Occupancy.

Street Lighting Requirements

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

Unless otherwise approved by the County Manager, the developer agrees to purchase and
install single-globe Virginia Power "Carlyle" standard street lights along the 19" Street
North frontage of the site, double globe Virginia Power “Carlyle” standard street lights
along Fort Myer Drive.

The developer agrees to purchase, install, and maintain specialized light fixtures along
the west side of N. Moore St. of style and color to coordinate with those along the east
side of N. Moore St. as part of the Central Place (SP #335) as approved by the County
Manager. The developer agrees to maintain these specialized light fixtures until which
time the fixture becomes a standard Arlington County fixture, at which time the
developer’s maintenance obligation will cease. The number, height, and locations of
lights installed shall be consistent with those shown on the final engineering plan. 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 agrees to pay the cost of moving existing
or installing additional standard thoroughfare lights if required above.

The developer agrees that double banner brackets shall be installed on each streetlight.

In the event that an alternative street lighting is approved by the County Manager in
conjunction with the N. Moore Street improvements, as specified in Condition #84 prior
to the issuance of the final building permit, the developer agrees to purchase and install
such alternative street lighting along the N. Moore Street, 19" Street North and/or Fort
Myer Drive frontages of the site. The developer agrees to maintain such alternative street
lighting until such time as that lighting fixture becomes a standard Arlington County
fixture, at which time the developer’s maintenance obligation shall cease. The number,
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31.

32.

33.

34.

height and locations of such alternative lighting shall be consistent with that adopted by
the County Manager as part of the N. Moore Street improvements detailed in Condition
#84.

Underground Existing Aerial Utilities

The developer agrees to remove or place underground all existing aerial utilities within or
along the periphery of the entire site plan site as shown on the final site development and
landscape plan and the final engineering plan approved by the County Manager. Any
utility improvements necessary to provide adequate utility services to this development
or utility work necessary to provide a terminus 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. All utility relocation shall be completed prior to the issuance of the
Shell and Core Certificate of Occupancy.

Off-street Parking for Construction Workers

The developer agrees to provide off-street parking for all construction workers without
charge to the workers. In lieu of providing parking, the developer may provide a subsidy
for the construction workers in order that they may use Metro, provide a van for van
pooling, or use another established method of transportation to provide for construction
workers to arrive at the site. Compliance with this condition shall be determined based
on a plan which shall be submitted to the Zoning Administrator, and for which the
developer has obtained the Zoning Administrator’s approval, before the issuance of the
Excavation/Sheeting, and Shoring Permit. This plan shall set forth the location of the
parking to be provided at various stages of construction, how many spaces will be
provided, how many construction workers will be assigned to the work site, and
mechanisms which will be used to encourage the use of Metro, carpooling, vanpooling,
and other similar efforts. The plan shall also provide for a location 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 is found 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, the developer agrees that the County may issue a "stop work order,” and
construction halted until the violation has been corrected.

Address Indicator 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 a location 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
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35.

developer agrees to submit colored drawings and renderings that 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), and material samples, for
review by the County Manager for consistency with this site plan approval. The
developer agrees to submit such drawings and renderings prior to the issuance of the
Footing to Grade Permit. The developer further agrees to obtain the approval of the
County Manager of the facade treatment as being consistent with the County Board
approval before the issuance of the Final Building Permit.

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

Recordation of Public Easements and Dedications

The developer agrees that all required plats, deeds of conveyance, deeds of dedication,
and deeds of easement associated with, or required for, the construction of any public
street, public infrastructure, public facility or public improvement (jointly “Public
Improvements™), 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; b) approved by the County; and, c) recorded
by the developer, among the land records of the Clerk of the Circuit Court of Arlington
County, all before the issuance of the first Certificate of Occupancy. Real estate interests
conveyed by the developer to the County for public street or right-of-way purposes shall
be conveyed in fee simple, free and clear of all liens and encumbrances, unless such real
estate interests are permitted to be encumbered by an encroachment ordinance or
pursuant to the issuance of a County permit(s). Real estate interests conveyed by the
developer to the County for other Public Improvements, or public uses, including, but not
limited to, sidewalk, street trees, other streetscape planting, water mains, storm sewers,
sanitary sewers, and other public utilities and facilities, which other Public Improvements
are not located, or to be located, within the public street or right-of-way, may be granted
to the County by deed(s) of easement, provided, however, that in the deed conveying
such real estate interests to the County, all liens and encumbrances shall be subordinated
to the easement rights of the County, unless such real estate interests are permitted to be
encumbered by an encroachment ordinance or by other County Board action.
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36.

37.

38.

The following conditions of site plan approval (#36 through #44) are valid for the
life of the site plan and must be met by the developer before issuance of the Footing
to Grade Structure Permit.

Plat of Excavated Area

The developer agrees to submit one (1) plat, drawn at the scale of 1 inch = 25 feet and 24
inches x 36 inches in size, of the excavated area showing spot elevations which confirm
that the construction drawings are consistent with the average site elevation, and with the
building’s ground floor elevation(s) at the building’s lowest level(s), as approved by the
County Board and as indicated in the plans referenced in Conditions #1 and #10 above.

Public Improvements Bond

Upon approval of the final site engineering plan the developer agrees to submit a
performance bond estimate construction or installation of all facilities (to include street
trees and all landscape materials) within the public rights-of-way or easements to the
Division of Transportation for review and approval. Upon approval of the performance
bond estimate by the Division of Transportation, the developer agrees to submit to the
Division of Transportation 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.

Prior to the release of the public improvement bond, the developer agrees to 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 agrees that all new electrical transformers shall be placed underground in
vaults which meet Virginia Power and Arlington County standards. These vaults may
only be placed in the County right-of-way or public easement, behind the back of curb,
after: (1) the developer applies for, and the County Board enacts any required
encroachment ordinance or other permission or right for such purpose; (2) the developer
complies with all conditions set forth in the encroachment ordinance; and, (3) the
location of the vault is approved by the County Manager on the final site engineering
plan. Ventilation grates may not be located within public sidewalks or streets, or within
areas used as a walkway between the street curb and any building. The locations of the
vaults shall be coordinated with other utility locations so as to have a minimum clearance
of five (5) feet to conduits and manholes and a minimum clearance of ten (10) feet to
water mains and sanitary sewers unless otherwise approved by the owner of that utility.
The developer shall obtain approval from the County Manager on the location of all vault
ventilation grates and utilities as part of the review of the final site engineering plan and
the final site development and landscape plan before the issuance of the Footing to Grade
Structure Permit.
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39.

40.

41.

42.

Interior Trash Collection and Recycling Areas

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

Interior Loading Spaces

The developer agrees that all loading spaces shall be in the interior of the building and
shall also comply with the following requirements: minimum 12-foot clear width
(including entrances), 30-foot length and a height of 15 feet, tapering to 14 feet at no less
than 25 feet from the rear of the loading dock towards the loading dock door. Any
loading dock to be used for trash removal shall have a minimum interior height clearance
of 15 feet, tapering to 14 feet at no less than 25 feet from the rear of the loading dock
towards the loading dock door. All loading docks shall contain roll-down doors. Use of
the loading dock for deliveries or trash pick-ups shall be limited to the hours of 4:00
a.m.to 6:00 p.m. weekdays and 8:00 a.m. to 6:00 p.m. weekends. If a tenant
demonstrates the need for deliveries at other times, for example of baked goods or other
perishable items, the hours may be administratively changed by the Zoning Administrator
through an Administrative Change request. The loading dock door shall also be closed
with the loading dock is in use, except when necessary for entry or exit of vehicles,
venting of vehicle exhaust, or when required for similar operational or safety measures.

Parking Garage Van Access

The developer agrees that new parking garages shall be designed to allow access and use
by vans. At least 1% of the total new parking supply shall be accessible to vans, shall be
conveniently located on the first level of the below-grade garage elesest-to-street-level,
and shall have a minimum clearance of 98 inches. All other areas of the garage shall
have a minimum clearance of 84 inches. Compliance with this condition shall be
determined by review of the building plans by the Zoning Administrator before the
issuance of the Footing to Grade Structure Permit, which review shall not relieve the
developer from constructing in accordance with this condition.

Parking Space Compliance with Zoning Ordinance

Except as shown on the plans dated December 5, 2007, reviewed and approved by the
County Board on December 15, 2007, the developer agrees to ensure that all parking
spaces_and drive aisle widths comply with the requirements of Section 33 of the Zoning
Ordinance. Unless otherwise approved by the County Board, the number of compact
spaces may not exceed the Zoning Ordinance requirement. The developer shall submit
drawings showing that these requirements are met, and shall obtain approval by the
Zoning Administrator before the issuance of the Footing to Grade Structure Permit.

Bicycle Storage Facilities
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43.

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

Office Bicycle Storage Facilities:

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

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

In addition, the developer agrees that for every 50,000 s.f. or fraction thereof of office
Gross Floor Area (GFA), one (1) shower per gender shall be installed, up to a maximum
of three (3) showers per gender. Also, a minimum of one (1) clothes storage locker per
gender shall be installed for every required employee bicycle parking space. The lockers
shall be installed adjacent to the showers in a safe and secured area and both showers and
lockers shall be accessible to all tenants of the building. The lockers will be a minimum
size of 12” wide, 18”deep, 36” high, and shall be available for use at all times. Cyclists
may use the lockers for day and overnight storage, seven (7) days a week without
interruption. The location, layout and security of the showers and lockers shall be
reviewed by the Arlington County Police Department before issuance of the Footing to
Grade Structure Permit. The developer agrees that an exercise/health facility containing
a maximum of 1,000 s.f. shall not count as density (FAR) but shall count as GFA if this
facility meets all of the following criteria: 1). The facility shall be located in the interior
of the building and shall not add to the bulk or height of the project; 2). Showers and
clothes lockers shall be provided as required above; 3). The lockers shall be installed
adjacent to the showers in a safe and secured area within the exercise facility and both
showers and lockers shall be accessible to all tenants of the project; 4). The exercise
facility shall be open only to tenants of the project and shall not accept or solicit
memberships from outside of the project. The exercise facility, including the showers
and lockers, shall be open during normal working hours.

Retail Bicycle Storage Facilities:
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44,

45.

46.

47.

48.

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

Emergency Vehicle Access/support on Parking and Plaza Areas

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

The following conditions of site plan approval (#45 through #49) are valid for the
life of the site plan and must be met by the developer before the issuance of the
Final Building Permit.

Wall Check Survey

The developer agrees to submit one (1) original and three (3) copies of a wall check
survey to confirm its consistency with the plans approved by the County Board, as
referenced in Conditions #1 and #10 above.

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

Use of Penthouse

The use of any penthouse shall be limited to mechanical equipment and equipment
maintenance space or telecommunication transmitter and/or receiver equipment as
required in Condition #58 below, or as shown on the plans dated December 5, 2007, and
approved by the County Board on December 15, 2007.

Review by Crime Prevention Through Environmental Design (CPTED) Practitioner
The developer agrees to submit to the Operations Division of the Arlington County
Police Department the approved post-4.1 drawings for review by the Crime Prevention
Through Environmental Design (CPTED) practitioner in the Police Department for
review of CPTED design requirements.
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49.

50.

51.

FAA Documentation

The developer agrees to obtain from the Federal Aviation Administration (FAA), before
the issuance of the final building permit, a written statement that the project is not a
hazard to air navigation or that the project does not require notice to or approval by the
FAA. If the FAA approves a height lower than the building height shown on the plans
dated December 5, 2007, and approved by the County Board on December 15, 2007, the
developer agrees to submit to the County Manager revised elevations showing the height
approved by the FAA.

The following conditions of site plan approval (#50 through #55) are valid for the
life of the site plan and must be met by the developer before the issuance of the First
Certificate of Occupancy.

Comprehensive Sign Plan

The developer agrees to develop and submit a comprehensive sign plan and that all
exterior signs (including identification and directional signage) shall be consistent with
the guidelines contained in "Sign Guidelines for Site Plan Buildings” and with Section 34
of the Zoning Ordinance. The developer also agrees to coordinate the comprehensive
sign plan with the Rosslyn BID Wayfinding system in place at the time of comprehensive
sign plan submission. The Zoning Administrator shall determine whether the signs meet
the standards of the guidelines and the Ordinance. The developer agrees to obtain
approval from the Zoning Administrator of the comprehensive sign plan before any sign
permits are issued and before the issuance of the first Certificate of Occupancy. All
proposed rooftop signs, defined as all signs that are 35 feet or more above the ground,
shall require a site plan approval or amendment and shall be presented to the Site Plan
Review Committee prior to consideration by the County Board. No signs will be
permitted over 50 feet above the ground.

Transportation Management Plan

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 agrees to obtain the approval of
the County Manager or his designee for such plan before the issuance of the first
Certificate of Occupancy for the building.

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:

Annual assessments 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 site plan approval.

A. Program Participation and Funding
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1. Maintain an active, ongoing relationship with Arlington Transportation
Partners (ATP), or successor entity, at no cost to the developer, on behalf
of the property management company.

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

3. In addition to supporting the ongoing activities of the Property
Transportation Coordinator and other commitments of this TMP,
contribute $11,533 per year for thirty (30) years to the ACCS to sustain
direct and indirect on-site and off-site services in support of TMP
activities. Payment on this commitment will begin as a condition of
issuance of the first Certificate of Occupancy for the first tenant in the
completed building. Subsequent payments will be made each year on the
anniversary of the issuance of the first certificate of occupancy.

4. Promote the formation of Employer Transportation Benefit Programs with
each tenant of the commercial building.

5. Provide SmarTrip cards plus $60.00 Metro fare media per person, for free,
once per employee, to each of the tenants’ initial employees.

6. Provide SmarTrip cards plus $60.00 Metro fare media per person, for free,
to each initial employee of the property management company and/or
building operator. Provide or administer a sustainable commute benefit
program for these employees (the program shall include, at a minimum, at
the developer’s option, pre-tax employee contributions and/or tax-free
transit or vanpool monthly contributions).

7. Provide SmarTrip cards plus $ 60.00 Metro fare media per person, for
free, once per employee, to initial on-site employees of each of the retail
tenants.

B. Physical Facilities and Improvements.
1. Comply with requirements of Site Plan conditions to provide bicycle
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parking/storage facilities, van access to the garage, showers and lockers,
and construction worker parking. Bicycle clothing lockers will be a
minimum size of 12” wide, 18” deep, and 36” high, and shall be available
for use on a 24 hour basis in office buildings.

During construction, maintain or coordinate relocation of existing bus
stops and existing car-share spaces convenient to the Rosslyn Metro as
determined by the County Manager or his designee, at the developer’s
cost, which may include location in the garage of the development. Upon
request of the County Manager or his designee, up to ten (10) spaces may
be set aside in the garage, at no cost, for car sharing services.
Additionally, prior to supplying these car-share spaces, 90-days notice and
demonstrated demand from a car-share company is needed. These spaces
shall be located at the garage entrance, available to the public twenty-four
hours a day, seven days a week, without restrictions, and with access for
users if the vehicles are located behind security barriers. Car-share
parking spaces will be direct entry spaces and shall not be obstructed by
managed or tandem parking spaces. There shall be internal and external
signage to direct people to them. Until requested, the spaces shall be used
for office parking. Signs will be planned and included in the
comprehensive sign plan, but not installed until such time that the garage
spaces are requested. For security reasons the garage may be gated—
members of the car sharing service would have access to the spaces via a
key pad combination to a pass code system, or other similar device.

Bus stops and shelters within 25 feet of the property, on the project’s side
of street, shall be maintained free of snow, ice, trash, and debris. A 6 foot
wide path, clear of snow and ice, from the main entrance of the building
shall be maintained to the bus stops.

C. Coordinated Parking Management

1.

Comply with requirement of Site Plan conditions to develop a parking
management plan that includes a description of employee, visitor, and
retail customer parking arrangements and charges; management of
parking; and location of on-site parking meters and/or collection booths.

Provide reserved spaces for registered carpools and vanpools that are
conveniently located with respect to the elevators serving the building.
For purpose of this benefit, at least one (1) of two (2) riders in a registered
carpool must be a tenant of the building, and one(1) of six (6) riders in a
registered vanpool must be tenants of the building.

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

County development corridors.

Provide registered vanpools with free parking. For purpose of this benefit,
at least one (1) of six (6) riders in a registered vanpool must be tenants of
the building.

Oversee program to provide registered carpools with a parking subsidy.
For purpose of this benefit, at least one (1) of two (2) riders in a registered
carpool must be a tenant of the building. Subsidies will be:

@) Two-person carpool equal to two-thirds the single-occupant
vehicle monthly parking rate

(b) Three-person (or more carpool) equal to one-third the single-
occupant vehicle monthly parking rate

Depict, as part of the parking management plan, an area parking plan
encompassing all block faces around the site. This plan will include a
schematic drawing depicting areas such as, but not limited to, proposed
locations for a taxi stand, accessible paratransit pick-up/drop-off location,
bus stops, loading zones for delivery vehicles, visitor bicycle rack
locations, car sharing spaces, and on-street parking spaces. Additionally,
this plan will note any restrictions as to times that various activities (such
as deliveries and parking) are permitted in the respective spaces.

No on-street loading will be permitted between the hours of 7 and 9 AM
and 4 to 6 PM.

Promotions, Services and Policies

1.

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

Provide a Transportation Information Center Display purchased from or
approved by ATP/ACCS, providing printed materials related to local
transportation alternatives and maintain a stock of said materials at all
times, in the office building lobby.

Provide access to building or grounds, upon request, to allow ATP and
Metropolitan Washington Council of Governments’ (MWCOG)
Commuter Connections to promote group riding among tenants of the
building.
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E.

Encourage new tenants and employers to inform all new employees of the
existence of the nearby Rosslyn Metro, and encourage all employees to
use Metrorail, Metrobus, Arlington Transit, or other services through the

following means:

@ Distribute in a new-tenant package, materials provided by
Arlington County including site-specific transit-related
information and SmarTrip cards to all employees. Packages will be
distributed to each of the tenants’ employees no later than their
first full day of work at the building.

(b) Provide information to tenant office and retail managers for their
use as part of recruiting and employment materials regarding available
commute options and assistance services.

(©) Distribute transit services information and promotional materials
provided by Arlington County, four (4) times per year to persons
employed at or visiting the site. Information regarding transit
routes, schedules, fares, etc. shall be distributed to all tenant and
owner employees and shall be displayed in common work areas

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

Encourage each of the building tenants to offer variable/flexible work
hours to their employees in order to spread peak period transportation
demands.

Appropriately train management personnel to provide rideshare, transit,
and other information provided by Arlington County intended to assist
with transportation to and from the site.

Monitoring and Performance

1.

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

Conduct a transportation performance monitoring study at two years, five
years, and ten years after issuance of first Certificate of Occupancy and
provide a report summarizing findings report findings to the County. The
County will specify the scope of the study. The study may include average
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52.

53.

vehicle occupancy, daily vehicle-trips to and from the site, and parking
availability by time of day for the site and pedestrian traffic. Such report
shall include an all-day count of site-generated vehicle traffic and a
voluntary mode-split survey. The building owner and/or operator will
assist and encourage tenant’s employee participation in mode split surveys
which may be of an on-line, email variety.

3. During the first year of start up of the TMP, and on an annual basis
thereafter, the developer will submit an annual letter to the County
Manager describing completely and correctly, the TDM related activities
of the site.

Parking and Parking Management Plan

The developer agrees that the number of parking spaces designated for commercial use
shall remain dedicated to commercial use, unless modified by the County Manager if
such changes are consistent with the provisions of the Zoning Ordinance governing
administrative approval and consistent with the intent of the site plan approval.

The use of the commercial parking spaces shall be limited to parking use by the tenants
of the building, their guests and visitors, unless otherwise permitted by the Zoning
Ordinance, and shall not be converted to storage or other use without approval of a site
plan amendment.

The developer agrees to submit to the Zoning Administrator a parking management plan
which outlines how tenant, guest, and visitor parking will be provided, where the parking
will be located, and how guests and visitors will be directed to the parking spaces. The
developer further agrees to provide a maximum of 20% of the total parking spaces
(including tandem and managed) as specific reserved parking spaces for tenants. 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 commercial building.

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 site development and landscape plan. This
lighting plan shall be subject to review by the County Manager, including street lighting
as described in Condition #30 above. The developer shall include in the site
development and landscape plan certification that the lighting plan meets the minimum
standards of the Zoning Ordinance, Section 2, Subsection H, and the lllumination
Engineering Society of North America Standards. The developer agrees to obtain the
approval of all lighting from the County Manager, and to install approved lighting, before
the issuance of the First Certificate of Occupancy for occupancy of the applicable phase
of the project.
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54.

55.

56.

Documentation of Historical Artifacts, Features and Buildings

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

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

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

The developer agrees to display an 8” x 10 historic placard, as approved by Rosslyn
Renaissance and the Arlington County Historic Preservation Program, on the building
describing what existed on the site prior to 1812 N. Moore Street.

Availability of Site Plan Conditions to Residential Condos, Cooperatives and
Homeowners Associations
Intentionally Omitted.

The following condition of site plan approval (#56) is valid for the life of the site
plan and must be met by the developer before the issuance of the Master Certificate
of Occupancy.

Building Height Certification

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

The following condition of site plan approval (#57) is valid for the life of the site
plan and must be met by the developer within 90 days of after issuance of the partial
Certificate of Occupancy for full occupancy of the building.

Obtain Master Certificate of Occupancy
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57.

58.

59.

The developer agrees to obtain a Master Certificate of Occupancy within 90 days of
issuance of any partial Certificate of Occupancy that allows full occupancy of the
building.

Post Certificate of Occupancy: the following Conditions of site plan approval (#58
through #63) are valid for the life of the site plan.

County Installation of Telecommunications Transmitter and/or Receiver
Equipment

In order to maintain the effectiveness of the County's public safety systems, the
developer/applicant hereby agrees to grant to the County in perpetuity the right to install
telecommunications transmitter and/or receiver equipment and conducting wire in or on
the penthouse or top floor, and antennae and traffic monitoring systems on the roof of the
proposed buildings in a location and design that is acceptable to the County and the
building owner based on a reasonable exercise of judgment by both upon request by the
County. The developer agrees to provide, upon request by the County, 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 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, upon the request of the County, to
grant to the County in perpetuity the right to install tie-ins from the County's outdoor
emergency warning system to the 1812 N. Moore St. interior building fire/emergency
warning annuciator 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 in a location and design that is
acceptable to the County and the building owner based on a reasonable exercise of
judgment by both. 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 antenna to be installed or used by others must not interfere
with the emergency communication system of the County.

Structural Additions

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

Snow Removal
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60.

61.

62.

63.

The developer or owner agrees to 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.

Maintenance of Residential Common Areas
Intentionally Omitted.

Retention of Approved Parking Ratio over Subdivided Site

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

Retention of Approved Density over Subdivided Site

The density allocated for any new construction pursuant to the site plan on any
subdivided parcel of the site shall be the same as the approved density for the entire site.
No additional density shall be allowed on any individual parcel formed by subdivision of
the site.

The following unique site specific conditions (#64 through #97) are valid for the life
of the site plan and must be met before the issuance of the permit specified in each
Condition.

Retail Elements

64.

The developer agrees to provide a minimum of 11,000 s.f. retail in this final site plan.
This retail gross floor area (GFA) shall be used as retail, and any change in the use of the
retail space from retail to a non-retail use shall require a site plan amendment unless said
change is consistent with past Administrative Approvals of the Zoning Administrator.

The developer agrees to develop and implement a retail attraction and marketing plan for
a minimum of 11,000 s.f. of retail space located in the office building. The plan shall
identify the types of retail desired, the marketing strategy to attract the retail, and
strategies to retain the retail, and slab-to-slab heights, consistent with the plans dated
December 5, 2007. The retail attraction and marketing plan shall be in accordance with
the approved Retail Action Plan for the Rosslyn-Ballston Corridor, dated January 2001.
The retail attraction and marketing plan shall be reviewed and approved by the
Department of Economic Development before being submitted to the Zoning
Administrator. The above-grade building permit shall not be issued until documentation
has been provided to the Zoning Administrator assuring that the plan has been approved
by the Department of Economic Development. Banks will be permitted only if they
install an exterior ATM located on the building facade. Any change in the use of the
retail space from retail to office or other non-retail use shall require a site plan
amendment.
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The retail spaces shall be designed and constructed to include interior and exterior
improvements necessary to ensure that they are functional and attractive to prospective
retailers and that they animate the street frontage. These elements shall include, but are
not limited to: slab-to-slab heights, as shown on the plans dated December 5, 2007;
access to the service corridor/areas as shown on the architectural plans dated December
5, 2007; direct street frontage and access; and sufficient transparency of the building
facade to achieve adequate street exposure.

The developer agrees to require retailers to provide ADA-compliant access to the retail
space proposed in the office building space as generally depicted on the site plans dated
December 5, 2007.

Public art

65. A. The developer agrees to commission a professional artist to create public art for a
minimum cost of $750,000, inclusive of artist fees, fabrication, installation,
transportation, artist travel/expenses but exclusive of art consultant fees, fees for
coordinating with artist or with other design professionals on the project
(architect, landscape architect, engineer, etc.), and other in-house costs or fees.
The public art shall respond to the themes and priorities discussed in the Public
Art Master Plan (adopted December 2004) in support of the goals of the Public
Art Policy (adopted September 2000). The developer also agrees to take into
account driver and pedestrian safety and energy efficiency when designing the
public art. The developer agrees that, if the commission is made more than 12
months after site plan approval, the minimum commission amount will be
adjusted based on the percentage change in the Consumer Price Index-Urban
(CPI-U) between the date of site plan approval and the first day of the month in
which the contribution is made.

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

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

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

The developer may choose to make a contribution of $750,000 to the Public Art
Fund to fund County-initiated public art projects in the Rosslyn Metro/or other
specified area in lieu of commissioning public art through the process set forth
above. Such contribution shall be made to the Public Art Fund prior to issuance
of the first above grade building permit. If the contribution is made more than 12
months after site plan approval, the contribution amount will be adjusted based on
the percentage change in the Consumer Price Index- Urban (CPI-U) between the
date of site plan approval and the first day of the month in which the contribution
IS made.

After-hours Parking in Office Garages

66.  The developer agrees to make all parking in the below-grade garage available to the
public for parking at market rates after standard office hours (weekday evenings after
6:00 p.m., weekends, and all legal holidays) until 12:00 midnight or until the close of
business of retail operations whichever is later. The developer further agrees to make
some parking spaces available for use exclusively by the retail tenants' employees and
customers; at a minimum, the number of spaces to be so reserved shall be consistent with
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67.

68.

69.

the requirements of the Zoning Ordinance for the retail uses that occupy the space, but
need to leave spaces for other uses, as outlined in the parking management plan in
Condition #52. The developer agrees to implement a validation program to allow free
discounted use of such spaces for customers of the retail located within the 1812 N.
Moore Street building, and employees of the retail located within the 1812 N. Moore
Street building between 6:00 p.m. and 12:00 midnight or until the close of business of
retail operations, whichever is later.

Outdoor Cafes

The developer agrees that outdoor cafes shall be permitted in the public right-of-way on
N. Moore Street and Fort Myer Drive while maintaining a 12’ clear sidewalk, or within
public easements_in accordance with the applicable provisions of the Zoning Ordinance,
with a maximum seating area and all other applicable requirements as set forth in the
Zoning Ordinance and as determined by the Zoning Administrator. Plans for all outdoor
cafes shall be subject to prior administrative approval by the Zoning Administrator for
consistency with County ordinances, regulations and policies. Any outdoor café shall be
administratively reviewed one year following its approval to evaluate it after a season of
operation. At that time, the Zoning Administrator may review the approval, impose
conditions on the operation of the outdoor café, or revoke the prior approval.

Affordable Housing Contribution

The developer has agreed to make an affordable housing contribution on the proposed
site plan’s entire GFA (601,790 s.f.), resulting in a contribution of $4,814,320. This
contribution shall be made in three equal installments with one-third ($1,604,773.33) due
prior to the issuance of the first above-grade building permit, one-third ($1,604,773.33)
due prior to the issuance of the first Certificate of Occupancy and one-third
($1,604,773.34) due prior to the issuance of the Certificate of Occupancy for the top floor
of the office building.

Building Security Requirements

The developer agrees to coordinate with County staff on the design of exterior building
security measures in order to limit or mitigate any adverse impacts that these measures
may have on the project's urban design (including street and retail base) and streetscape.
All exterior building security measures shall be shown on, and approved as part of, the
final site development and landscape plan and the approved facade treatment plan. The
base of the buildings, as shown in the drawings dated December 5, 2007, and consistent
with Condition #64 above, have been designed to accommodate retail uses and provide
interest and activate the streetscape. Any change in the use and design of the base
resulting from any proposal for exterior building measures shall require a site plan
amendment.

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

Phasing Plan

The developer agrees to obtain approval from the County Manager of a phasing plan to
include location of all garage entrances as shown on the plans dated December 5, 2007,
and reviewed and approved by the County Board and made a part of the public record on
December 15, 2007, prior to the issuance of any building permits for the site plan, and to
implement the approved plan. During the phasing of construction, the developer further
agrees to appropriately maintain the site and any buildings located within it. This shall
include, but not be limited to, maintaining landscaping, keeping the grass mowed, and
removing litter and debris from the site. Until the buildings are demolished, the
developer agrees to maintain access on the site for fire emergency vehicles.
Improvements required by these site plan conditions shall be constructed in phases,
consistent with the phasing plan for construction of the project.

Enclosure of Balconies

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

LEED™ Credits and Sustainable Design Elements

The developer agrees to hire a LEED™ certified consultant as a member of the design
and construction team. The consultant shall work with the team to incorporate
sustainable design elements and innovative technologies into the project so that
numerous building components may earn the developer points under the U.S. Green
Building Council’s (USGBC) system for LEED™ certification. Specifically, the
developer agrees to include sustainable elements in design and construction that are
sufficient to meet the requirements for seven (7) LEED™ Prerequisites and include at
least 45 LEED™ credits (or the minimum required for LEED™ Platinum Certification
for Core and Shell projects).

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

Demolition Permit

Excavation, Sheeting and Shoring Permit
Footing to Grade Permit

First Above Grade Building Permit

Final Building Permit

Shell and Core Certificate of Occupancy
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e Certificate of Occupancy for occupancy of the last floor of space
e Master Certificate of Occupancy

In addition, prior to issuance of the first Certificate of Occupancy after the Shell and Core
Permit, the developer will have its LEED™ consultant submit a certification to the
County Manager that the elements to earn the above specified numbers of points have
been included in the buildings.

Within ninety (90) days after the issuance of the first certificate of occupancy for any part
of the last floor, the developer agrees to provide a certification by a LEED ™-accredited
professional. The certification shall state that all of the Green Elements, as set forth in the
reporting mechanisms and including all of the LEED™ Prerequisites, have been
incorporated into the project and that, in the professional’s opinion, the project will
qualify for a LEED™ Score of 45 points or higher (or as defined by the USGBC as a
Platinum Certified Level for Core and Shell projects). The developer also agrees to
submit all appropriate documentation to the USGBC for review and evaluation for
LEED™ certification.

Prior to the issuance of the first certificate of occupancy, the developer agrees to provide
to the County financial security (in the form of a bond or letter of credit or other form
approved by the County Attorney) in the amount of $1,805,370 (0.50 FAR x 60,179 s.f.)
($60/s.f.) guaranteeing that, within eighteen (18) months from the date of the issuance of
the first certificate of occupancy for any part of the last floor, the developer will have
received its “Platinum Certified” certification from the USGBC. Should the developer
miss up to three (3) points, at the end of the eighteen month period, the developer shall
automatically forfeit seventy-five percent (75%) of the security, which shall be
immediately paid to the County. The developer agrees that the County may take any
amounts due under the condition out of the financial security as deposited with the
County. Should the developer miss four (4) or more points, at the end of the eighteen
month period, the developer shall automatically forfeit 100 percent (100%) of the
security, which shall be immediately paid to the County.

The developer agrees to permit the County Manager or his designee to access the
USGBC records for the project and to provide the County Manager with such
authorization as may be necessary to allow such access.

The developer further agrees, upon written request and from time to time during hours
that do not interfere with building operations, to allow county government-sponsored
tours through non-leased, public and/or mechanical spaces of the building to promote
education on sustainable elements employed within the building.

Refuse Delivery to County Disposal Facility

The developer agrees to deliver all refuse, as defined by the Arlington County Code, to
an operating refuse disposal facility designated by the County Manager. The developer
further agrees to stipulate in any future lease or property sale agreements and deeds that
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all tenants or property owners shall also comply with this requirement for the life of the
site plan.

Towing of Impermissibly Parked Vehicles

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

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

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

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

Speed Bumps at Garage Exit Ramps

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

Authorization for Police to Enter Residential Parking Areas
Intentionally omitted.

Public Safety Radio Communications

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

Traffic Signal Improvements

The developer agrees to relocate any traffic signals, traffic signal cabinets, and any other
existing related items as part of this development and curb alignment or relocation as part
of this project to meet all Arlington County guidelines and standards subject to approval
of the County Manager or his designee prior to issuance of the first certificate of
occupancy.
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Temporary Bus Relocation

The developer agrees to coordinate, provide, and maintain temporary WMATA bus
relocation, including WMATA bus routing and temporary shelters and signs as required
in Condition #6 during construction to support operations within the Rosslyn Station area
with the County Manager and WMATA.

The developer also agrees to pay the County, at a rate consistent with the County policy
in effect at the time of service interruption, for parking meters taken out of service to
accommodate temporary bus relocation resulting from construction activities for this site
plan.

Pedestrian Safety Measures

Developer agrees to recess the garage control devices to allow vehicles to queue inside
the garage structure, install convex mirrors at all garage, loading entrances and exits.
Developer agrees to create a safety zone (shy zone) at garage entrances as shown on
plans. Additionally, developer will provide pedestrian refuge zones between vehicular
openings, tactile warning strips, contrasting surface treatments as shown on the Plans, as
approved by the County Manager.

Curbside Management Plan

The developer agrees to coordinate with County staff to develop a curbside management
plan for the site. The curbside management may include locations for metered spaces, a
taxi stand, bus stops, paratransit spaces, short-term parking and car-sharing spaces. This
plan shall be submitted for review and approval by the County Manager.

Coordination of Streetscape

Prior to filing its application for the first building permit, the developer agrees upon
request from the County Manager to coordinate with County staff, Rosslyn Renaissance,
and adjacent property owners on streetscape items such as street trees, street furniture,
lighting, etc. Any change in such streetscape items requested by Arlington County and
agreed to by developer shall be approved by Administrative Change.

Rooftop Lighting

The developer agrees that the lighting design for the office building top shall conceal all
views of direct lamp sources and will keep all light directed onto architectural surfaces
within the confines of the building envelope. No direct light will leave the building
envelope and be allowed into the night sky. The amount of lighting of public spaces in
the upper floors and penthouse areas that is seen directly or indirectly (the illumination of
interior surfaces perceived from a distance (for example from the Kennedy Center Roof
Terrace) shall not exceed .9 times the luminance (measured in candelas/square meters
with a meter using an acceptance angle of 1 degree) of the Monuments within the Federal
Triangle as viewed and measured from the same location.

The developer agrees to participate in the LIGHT UP ROSSLYN program. Lighting
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shall be consistent with the existing lighting standards utilized by all other buildings
within Rosslyn and with all applicable laws and ordinances. Lighting shall be installed
on each building in up to two locations, subject to consultation with Rosslyn Renaissance
or the Rosslyn BID operator and the County Manager: 1) at the highest point possible
and practicable; and/or 2) at a lower level for pedestrian viewing.

North Moore Street Improvements

The developer agrees to submit plans to the County Manager detailing the proposed
improvements to N. Moore Street, as generally shown on the plans dated December 5
2007, valued at $1,200,000, prior to the issuance of the Excavation/Sheeting and Shoring
Permit. By way of illustration and not limitation, these improvements include:

a. A 35-foot wide mid-block crosswalk flush with curb, with a gradual descent
tapering back to street grade over approximately 24-feet to the north and to the
south (collectively referred to herein as the “mid-block crosswalk™).

b. Alternative paving patterns and colors on roadway and/or sidewalks.

C. Alternative bus shelters.

The value of the improvements referenced above may be modified as mutually agreed
upon by the developer and the County so long as the total cost of all improvements listed
in this condition and Condition #85 shall not exceed $3,482,000, exclusive of the
$500,000 for the Rosslyn Transit Store identified in Condition #86.

In the event that the developer receives approval from the County Manager of such plans
in writing within 180 days of the dates of submission of such plans, the developer agrees
to install and construct improvements to North Moore Street prior to the issuance of the
Certificate of Occupancy for the top floor of the office building.

The developer also agrees to do the following:

d. Maintain upgrades and finishes beyond the County standard finishes of the
sidewalk and streetscape on the western side of N. Moore Street between 19th
Street North and Wilson Boulevard and the mid-block crosswalk on N. Moore
Street, as defined in subsection a. above.

e. The developer will keep the mid-block crosswalk and other streetscape
improvements in good working order and repair any damages within a
satisfactory time while maintaining bus and Metro operations.

f. Provide written notice to Arlington County’s Division of Transportation of any
crosswalk and sidewalk repairs.

g. Coordinate any repairs with the County and WMATA to reduce schedule
conflicts.

In the event that the developer does not receive in writing from the County Manager the
approval or receives a denial of such plans within 180 days of the date of submission of
such plans, the developer agrees to provide a contribution in the amount of $1,200,000
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toward the future design and construction of improvements (by others) of any of the
improvements listed in this condition and/or Condition #85 prior to the issuance of the
Certificate of Occupancy for the top floor of the office building and this condition shall
be fully satisfied.

Metro Station and Fort Myer Drive Improvements

The developer agrees to submit plans to the County Manager and the Washington
Metropolitan Area Transit Authority (WMATA) detailing the proposed improvements to
Rosslyn Metro Station and Fort Myer Drive, valued at $2,282,000, as generally shown on
the plans prepared by dated December 5, 2007, prior to the issuance of the
Excavation/Sheeting and Shoring permit. By way of illustration and not limitation, these
improvements include:

ADA-accessible entrance on Fort Myer Drive and ramp into station

Location of approximately 1,000 square foot Rosslyn Transit Store

Additional lighting on the station mezzanine

New tile flooring

Bus/train schedule information boards

Bus waiting area seating near entrance on N. Moore Street

Provide a public pass through near the SE corner of the 1812 N. Moore St. lobby

that will provide passage between the 1812 lobby and the Metro Station.

h. Ensure that the 1812 N. Moore St. building’s southern exterior party wall adjacent
to the north wall of the Metro station is not blank. The applicant agrees to put an
aesthetic feature or surface on the 1812 N. Moore St.’s southern exterior wall to
help animate the wall for people passing by on N. Moore St.

I. Preservation and relocation of the existing art located on the Ft. Myer Dr. wall of

the Metro Station.

Improvements and architectural upgrades to the existing skybridge.

Provide additional daylighting by adding transparent panels along the Fort Myer

Dr. Metro Station facade.

@000 oW

=

The value of the improvements listed above may be modified as mutually agreed upon by
the developer and County so long as the total cost of all improvements specified in this
condition and Condition #84 shall not exceed $3,482,000, exclusive of the $500,000 for
the Rosslyn Transit Store identified in Condition #86.

In the event that the developer receives approval from the County Manager and WMATA
of such plans in writing within 180 days of the dates of submission of such plans, the
developer agrees to install and construct improvements to Rosslyn Metro Station prior to
the issuance of the Certificate of Occupancy for the top floor of the office building.

In the event that the developer does not receive in writing from the County Manager or
WMATA the approval or receives a denial of such plans within 180 days of the date of
submission of such plans, the developer agrees to provide a contribution in the amount of
$2,282,000 toward the future design and construction of improvements (by others) of any
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of the improvements listed in this condition and/or Condition #84 prior to the issuance of
the Certificate of Occupancy for the top floor of the office building and this condition
shall be fully satisfied.

Rosslyn Transit Store

Pursuant to Condition #85 above, the developer agrees to coordinate with the County to
design and construct a Transit Store between 900 s.f. and 1,000 s.f. in size as part of the
Rosslyn Metro Station Improvements.

In the event that the developer does not receive in writing from the County Manager or
WMATA the approval or received a denial of the plans as detailed in Condition #85, the
developer agrees to provide a contribution in the amount of $500,000 toward the design
and construction of the Rosslyn Transit Store. The developer and the County may
mutually agree to continue to seek approval from WMATA to locate the Transit Store
within the Rosslyn Metro Station for an additional 120 days.

In the event that the developer and County do not mutually agree to continue to seek
approval or approval is not received from WMATA to locate the Transit Store within the
Rosslyn Metro Station, the developer agrees to provide approximately 1,000 s.f. of
accessible and visible space within the 1812 N. Moore Street office building lobby for
the Rosslyn Transit Store. The Transit Store space shall neither replace nor reduce the
retail space along N. Moore Street.

Through Block Connection / Public Use and Access Easements

The developer agrees to grant, by Deed of Easement, a permanent public use and access
easement (“Easement”) on the surface only, to the County Board of Arlington County
providing for 24-hour a day, seven days a week, public use and access (including by way
of illustration and not limitation public pedestrian use, access and passage) over, across
and through the direct connection between the Ft. Myer Dr. level (upper lobby) entrance
and the N. Moore St. level (lower lobby) entrance, which connection consists of
approximately 3,350 s.f., as generally shown on the A-203 and A-204 plan sheets dated
December 5, 2007 (“Easement Area”). Such Easement shall be a surface easement only
and shall not preclude the installation of any improvements authorized by this site plan
that may be located below or above the Easement Area, such as a parking garage, or on
the upper floors of the office building that is the subject of these conditions. Moreover,
such Easement shall permit other improvements or fixtures within the easement area,
including but not limited to escalators, elevators, seating or other architectural features,
as long as such improvements or fixtures do not unreasonably interfere with the use and
access of the public through the Easement Area. The final location and size of the
Easement Area may change with the preparation of the final building plans, as approved
by the County Manager if he finds that the changes still permit access for the public
between the two entrances. The Easement shall be granted by deed, acceptable in
substance to the County Manager, and acceptable in form to the County Attorney, which
deed be recorded by the developer among the land records of the Clerk of the Circuit
Court of Arlington County prior to the issuance of the first Certificate of Occupancy for
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the building, or any portion thereof, that is the subject of this site plan.
The Deed of Easement shall provide, among other things, that:

A) The developer shall be responsible, at his sole cost and expense, for the continued
care and cleaning, maintenance, repair, replacement and installation of the Easement
Areas and any improvements or facilities located thereon, therein or thereunder,
including, but not limited to escalators, elevators, lighting, steps or staircases, signage,
trash receptacles, underground garage, seating or other decorative or architectural
features.

B) The developer shall indemnify and hold harmless the County Board, its elected and
appointed officials, officers, employees, agents and contractors from all liability, personal
injury, death, claims, damages, losses, costs and expenses, of whatsoever nature,
concerning or arising out of the design, construction, installation, repair, maintenance,
replacement, removal, care and cleaning, regulation, use and security of the Easement
Area, or any feature, structure or facility therein or thereunder by the developer and use
thereof by the public-at-large, the developer, and others.

C) The developer shall, at all terms during the term of the Easement, maintain
comprehensive liability insurance for the Easement Area, naming the County Board, its
elected and appointed officials, officers, employees, agents and contractors, as additional
insureds, in the initial coverage amount of not less than 1 million dollars per occurrence
and not less than 2 million dollars, annual aggregate. The County Manager, in his sole
discretion, can require an increase in the amount of comprehensive liability insurance, by
prior written notice to the developer.

The developer further agrees to design the through block connection to have a public
appearance, including, but not limited to, attractive street level entrances on N. Moore
Street and Fort Myer Drive, adequate signage, a connection to the Metro Station pending
final approval by WMATA and/or café seating. In addition, the developer agrees to
coordinate with the County and Rosslyn Renaissance as to the appropriate programming
of the southern wall in the through block connection.

ADA Meetings with Staff

The developer agrees to meet with CPHD and DES staff, once after the submission of the
building permit drawings but prior to the commencement of construction and once after
construction to review ADA accessible measures that are being proposed or have been
constructed.

In addition to the regulations and requirements established by ADA Federal law, the
developer agrees that all lobby entrances shall include proximity sensors (or other
comparable technology) and that an open glass elevator shall be included in the lobby, as
shown on the plans dated December 5, 2007 and approved by the County Board on
December 15, 2007.
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Project Vacations and Encroachments

On or before the earlier of: 1) December 15, 2010; 2) the issuance of any
Excavation/Sheeting and Shoring Permit(s); or 3) any permit(s) to work in the County
right-of-way; and in addition to any other conditions contained herein, the developer
agrees to apply for and obtain enactment of the following ordinances of vacation and/or
encroachments:

a. Vacation of a portion of an easement for public street and utilities purposes along
North Moore Street (Deed Book 2002 Page 851) to permit the construction of the
proposed building.

b. Encroachment of architectural overhangs within an easement for public street and
utilities purposes along North Moore Street (Deed Book 2002 Page 851).

C. Encroachment of an existing building, architectural treatment of the facade and
architectural overhangs within an easement for public street, sidewalk, curb and
gutter along 19th Street North and North Moore Street (Deed Book 1586, Page
128).

d. Any other ordinance(s) of encroachment or vacation required for the developer to
construct the project referenced in Condition #1 as shown on final site
engineering plans approved by the County.

The developer agrees to comply with all terms and conditions of such ordinances by the
dates or deadlines set forth therein. The developer agrees that the aggregate value of the
property interests to be vacated or encroached as listed in subsections a, b and c above, is
not less than $131,010.90.

If the site plan is amended by the County Board, then the developer agrees to submit and
obtain, on or before the earlier of: 1) December 15, 2010; 2) the issuance of any
Excavation/Sheeting and Shoring Permit(s); or 3) any permit(s) to work in the County
right-of-way, enactment of all ordinances of vacation and encroachment necessary to
construct the project as depicted on the amended site plan, according to the final
approved site engineering plans.

Community Benefits
The Community Benefits shall be as set forth in a letter from Monday Properties, Inc.
dated December 5, 2007 and as outlined in Attachment C.

Building Height
The developer agrees that the highest point on its building shall be at an elevation of not
more than 470 feet above sea level.

Newseum Space
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Prior to the issuance of an Excavation/Sheeting & Shoring Permit for any portion of the
properties included in this site plan, the Developer shall execute, deliver to the County
Manager, and obtain County Board approval of, a Lease Agreement ("Lease") which
shall contain, at a minimum, the following terms:

A.

Demised Premises: Approximately 53,826 rentable square feet of space (the
Demised Premises”) in the Building located at 1101 Wilson Boulevard in
Arlington, Virginia. The Demised Premises is further depicted in the floor plans
dated November 14, 2007 attached as Exhibit A.

Exclusive Use of Terrace Area: The County shall have exclusive use of the
exterior terrace area (“Terrace Area”) accessible from the Demised Premises and
depicted on Exhibit A. The Terrace Area shall not be included in the calculation
of square footage of the Demised Premises for the purposes of determining the
County’s payment of any rent or a proportionate share of Real Estate Taxes,
Operating Expenses or increases in Operating Expenses required by the Lease,
and the County shall neither be responsible for the maintenance nor the repair of
the Terrace Area.

Initial Lease Term and Renewal Term: Fifteen (15) years commencing the earlier
of the date upon which the Lease is executed, or May 1, 2008 and ending no later
than April 30, 2023 (the "Initial Term™). Thereafter, provided that the County
gives written notice not later than eighteen (18) months prior to the expiration of
the Initial Term, the County shall have the right, but not the obligation, to renew
the Lease for one (1) additional five (5) year term (the "Renewal Term™) under
the same terms and conditions as the Initial Term, except Base Rent as hereinafter
described. If the Developer and the County have not executed a Lease for the
Demised Premises by May 1, 2008, then the Initial Term of any Lease shall begin
on the date of the execution thereof and, nevertheless, shall end on April 30,
2023.

Base Rent and Abatement: The base rent for a 16,650 square feet portion of the
Demised Premises shall be abated for the full fifteen (15) years of the Initial
Lease Term. The base rent for the balance of the Demised Premises (37,176
square feet) shall be determined as follows:

There will be no base rent for the first 10 years. The base rent for the 11 year
will be 33% of the then FMV Rental Rate (as hereafter defined). The base rent
for the 12" year will be at 66% of the then FMV Rental Rate. The base rent for
the 13", 14" and 15" years will be at 100% of the then FMV Rental Rate. The
“FMV Rental Rate” shall mean the fair market rental rate for the Premises as
agreed to by the Developer and the County, and in the event that the parties are
unable to agree on the FMV Rental Rate, then the FMV Rental Rate shall be
determined by the parties using the "Three Appraiser Method".
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The base rent for the Renewal Term (if exercised) for all of the Demised
Premised shall be at 100% of the FMV Rental Rate , for the then existing use of
the Demised Premises by the County or its sublessees. If the parties cannot agree
to the FMV Rental Rate, then the FMV Rental Rate for such periods shall be
determined by the "Three Appraiser Method". The appraisers shall be instructed
to take into account that the Demised Premises are comprised of 17,410 square
feet of unrestricted space, 19,766 square feet of restricted space (“Restricted
Space"), and 16,650 square feet of bonus space ("Bonus Space").

Pass Throughs: The County shall be obligated to pay during each year of the
Initial Term and the Renewal Term (to the extent exercised), a proportionate
share of real estate taxes (“Real Estate Taxes”) and operating expenses
(“Operating Expenses”) of the Building. Such proportionate share of Real Estate
Taxes and Operating Expenses shall be determined by dividing the square footage
of the Demised Premises by the total square footage of the entire Building. The
County shall have reasonable audit rights.

Operating Expenses: The term “Operating Expenses” as used in the Lease shall
not include, among other things: 1) debt service; 2) costs of improvement of
common areas; 3) costs of work on space leased to tenants/occupants; 4) costs of
capital improvements, alterations or building systems replacements; 5) costs of
casualty repairs; 6) costs of any additions to the Building; and 7) costs and
expenses solely associated with space leased to other tenants/occupants; except
that capital expenditures spent for replacement of building systems serving or
benefiting the Demised Premises intended as cost savings in lieu of systems
repairs shall be deemed Operating Expenses.

The County shall not, at any time, be obligated to pay any sums as rent, costs, or
expenses, for the right to lease the Demised Premises, or use any portion of the
common areas of the Building, unless such obligation is specifically required by
the Lease.

County Improvements: The County shall, at its own expense, pay for and perform
any and all County improvements in the Demised Premises. The plans and
specifications for all planned County improvements shall be subject to the
reasonable review and approval of the Developer, which review and approval
shall not be unreasonably withheld, conditioned, or delayed. At the end of the
Lease Term, the County may, but shall not be required to, remove any County
improvements to the Demised Premises, and shall not be required to restore the
Demised Premises to its condition prior to the beginning of the Initial Term,
except that the County shall restore any slab cuts and other structural changes it
may make.

The Developer will ensure that the Demised Premises are free of all hazardous
materials, and that all electrical, mechanical, transportation and life safety
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systems are in working condition prior to the beginning of the Initial Term.

Use: During the Initial Term and the Renewal Term (to the extent exercised), the
County shall be permitted to use the Demised Premises for a museum, for other
cultural uses, and any related ancillary uses (including, but not limited to food
service/cafe) as reasonably approved by the Developer, which approval shall not
be unreasonably withheld, conditioned, or delayed. Any other use shall be
subject to the approval of the Developer.

Assignment/Subletting: The County shall be entitled to sublet or license up to
100% of the Demised Premises, subject to reasonable review and approval of the
Developer, which review and approval shall not be unreasonably withheld,
conditioned, or delayed, to persons or entities that the County determines will
provide services to the public with or through the County. The County shall not
be obligated to share any revenue received by the County from the subletting or
licensing of the Demised Premises by such persons or entities.

Fire/Life Safety: The Demised Premises shall be equipped, by the Developer, at
Developer’s sole cost and expense, with Code compliant, operating smoke
detectors, fire alarms and a sprinkler system as of the beginning of the Initial
Term and at all other times during the Initial Term and the Renewal Term (if
exercised), unless necessitated by physical alterations of the Demised Premises by
the County for its specific use.

ADA: The Developer shall provide barrier free accessibility to the common areas
and adhere to the requirements of the Americans with Disabilities Act (“ADA”)
on an ongoing basis as Building modifications are undertaken. The Developer, to
the best of its knowledge, represents that the Building common areas currently
comply with the ADA. The County, at its sole cost and expense, agrees that any
work in the Demised Premises will be done in compliance with ADA
requirements.

Signage: The County shall have the right to install interior and exterior signage, at
the County’s sole cost and expense, including but not limited to procuring any site
plan amendments and/or amendments to the approved comprehensive sign plan,
subject to reasonable review and approval of the Developer, which review and
approval shall not be unreasonably withheld, conditioned, or delayed. The
Developer, at the Developer’s sole cost and expense, shall provide the County
with a reasonable number of lines on the Building lobby directory for the County
and/or its subtenants/licensees.

Parking: The County shall have the right, but not the obligation, to obtain twenty-
five (25) monthly parking permits for its employees and contractors in the
Building’s parking garage, on a reserved or non-reserved basis, at the County’s
option, at the prevailing monthly rate for other tenants in the Building. Public
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parking spaces for the use of visitors to the Demised Premises shall be available
at market rates to visitors on weekdays from 8:00 AM to 5:00 PM. Such public
parking spaces shall be available to visitors at all other times (except between
2:00 AM and 6:00 AM) on weekdays and weekends at no cost to the visitors or to
the County.

Non-Disturbance: The County shall be provided with a non-disturbance
agreement on a commercially reasonable and recordable form from all current and
future mortgagees and ground lessors.

Utilities and Building Systems: The County shall pay the periodic costs of utilities
separately metered to the Demised Premises. The County also shall pay the
maintenance and repair costs for the dedicated HVAC system and the escalator
located within, and solely serving, the Demised Premises.

Janitorial Costs: The County shall pay for janitorial services, as such services are
provided to the Demised Premises by the Developer. Alternatively, at the
County’s option, the County shall have the right to contract for its own janitorial
services, in which event the County shall not pay for such services provided by
the Developer for the Demised Premises.

Access: The County shall have access to the Building, the Demised Premises, and
the Parking Garage twenty-four (24) hours a day, seven (7) days a week, via an
electronic security card system. Additionally, the Developer shall work with the
County to establish an acceptable system for providing the County’s visitors with
after-hours ingress to and egress from the Building, Demised Premises, and the
Parking Garage, consistent with the Developer’s obligations to provide parking.

Security Deposit: None.

Building Security: The Developer shall provide first class Building perimeter
security equipment procedures and systems. The County shall be responsible for
security service costs for security systems installed by the County for the
Demised Premises.

Default. In the event of a Lease termination by reason of a default by the
Developer, the parties agree that the damages to which the County will be entitled
shall include the then present value of the sum of the Base Rental Revenue for
Spaces A, B. and C, after the effective date of the termination of the Initial Term,
as shown in the spreadsheet attached hereto as Exhibit B. In addition, the County
also shall be entitled to exercise all remedies available under law to recover all
other damages it may be entitled to as a result of the Developer’s default.

If the County elects, in its sole discretion, to terminate the Lease prior to the end
of the Initial Term, or the County is determined by a court of competent
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jurisdiction, after all appeals periods have ended, to be in default under the terms
of the Lease solely for either: (i) failure to pay rent or additional rent; or (ii) use
of the Demised Premises for a use not authorized or permitted by Subsection J of
this Condition or by the Lease, then the Developer shall be entitled to exercise its
Conversion Option (as defined in Condition #96). If the Developer elects to so
exercise its Conversion Option upon default by the County, then exercise of such
conversion shall be the Developer’s sole and exclusive remedy for any damages
or other recovery arising out of the County’s default of the Lease.

Special County Provisions: The Lease Agreement shall include special provisions
applicable to the County’s status as a County government addressing the
following issues: Appropriation of Funds; Role of the County/County Decisions;
No Waiver; Sovereign Immunity; Indemnification and Hold Harmless; No Rights
in Third Parties; Ratification of Lease by the County; and Recordation.

For the purposes of such Lease, the term “County” shall be construed to include
sublessee(s), except to the extent such term applies to the County as a Virginia
local government.

Effective Date. The Lease shall be subject to: acceptability to the County
Manager; approval as to form by the County Attorney; and approval by the
County Board. Such Lease shall not be effective until it is approved by the
County Board, executed by the parties, and the County Board shall have amended
Site Plan #89 to include new Conditions #1 & #2 pertaining to the aforesaid lease.

93. Post-development Site Area
The applicant agrees that 16,778 s.f. of the total site (60,179 s.f.) area is previously
encumbered by public street and utilities easements. The applicant agrees to dedicate in
fee, for public street and utilities purposes, 6,506 s.f. of the existing public street and
utilities easements (“Dedication Area”), as depicted in Exhibit 3, X-100 of the plan dated
December 5, 2007 and labeled “Street Dedication Exhibit.” Such Dedication Area shall
be granted by deed and in accordance with the provisions of condition # 35 herein. The
applicant further agrees that future density for this site would be calculated on the
resulting post-development site area of 53,673 s.f., and such development is subject to
the approval of a future site plan amendment by the County Board.

94.  Garage and Loading Dock Doors

The developer agrees to design and implement a decorative treatment for the parking
garage and loading dock doors that provides pedestrian interest and architectural
compatibility with the surrounding building fagade. This design shall be submitted as
part of the facade plans.

Metro Elevator Contribution
95. The developer agrees to contribute $1,500,000 toward the construction and installation of
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96.

the new Rosslyn Station Access Improvements (RSAI). By way of illustration and not
limitation, these improvements include the construction of three high-speed, high-
capacity elevators. The contribution shall be made in two equal payments: $750,000 paid
prior to the issuance of the first Certificate of Occupancy for the office building, and
$750,000 prior to the issuance of the final Certificate of Occupancy for the office
building.

Newseum — Conversion Option

The Developer’s Option to Convert Use Restriction ("Conversion Option™): Any time
during the last 18 months of the Initial Term, the Developer shall have the right, by
delivery of a written notice (the “Notice”) to the County Manager, during such period of
time, to express its intent to convert the Restricted Space and Bonus Space portions of the
Demised Premises to unrestricted use by the Developer (“Conversion Option”). For
purposes of this Condition and the Lease, “Use Restriction” or “Restriction” mean the
use limitations, but only to the extent applicable to the Demised Premises, previously
enacted by the County by Site Plan Amendments to Site Plan #89, which Amendments
were enacted by the County on March 20, 1993, April 15, 1993, June 5, 1993, and
November 16, 1999. If the Developer exercises the Conversion Option by delivery of
such Notice and the County elects to renew the term pursuant to Subparagraph C of
Condition 92, then the rent for the Demised Premises shall be the full fair market value,
as determined in Subparagraph D of Condition #92 (and the Lease executed pursuant
thereto), during the Renewal Term (as such Renewal Term is defined in Subparagraph C
of Condition # 92).

The Developer may exercise the Conversion Option by payment from the Developer to
the County of the existing full fair market FAR value, as of the date of delivery of the
written notice to the County Manager, for unrestricted Class A office space in the
Rosslyn - Ballston corridor for the square footage of the Restricted Space and Bonus
Space portions of the Demised Premises (“"Conversion Option Payment"). If the County
and the Developer are unable to agree, within thirty (30) days of the receipt of the Notice
by the County Manager (“Negotiation Period”), upon the existing full fair market FAR
value for unrestricted Class A office space in the Rosslyn - Ballston corridor, then such
value shall be determined by a “Three Appraiser Method,” as follows:

1. Within ten (10) days after the expiration of the thirty (30) day Negotiation Period,
each party shall give written notice to the other setting forth the name and address
of an Appraiser (as hereinafter defined) selected by such party who has agreed to
act in such capacity, to determine the full fair market FAR value for unrestricted
Class A office space in the Rosslyn - Ballston corridor. If either party shall fail to
select an Appraiser as aforesaid and such failure shall continue for a period of ten
(10) days after receipt of written notice from the other party, then the full fair
market FAR value for unrestricted Class A office space in the Rosslyn - Ballston
corridor shall be determined by the Appraiser selected by the other party.
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2. If each party has selected an Appraiser, then each Appraiser shall thereupon
independently make his/her determination of the full fair market FAR value for
unrestricted Class A office space in the Rosslyn - Ballston corridor within sixty
(60) days after the appointment of the second Appraiser. If the two Appraisers’
determinations of the full fair market FAR value for unrestricted Class A office
space in the Rosslyn - Ballston corridor are within 5% of each other, then the
average of such two determinations shall be deemed to be the full fair market
FAR value for unrestricted Class A office space in the Rosslyn - Ballston
corridor. If the two Appraisers’ determinations are not the same, but the higher of
such two determinations is more than one hundred five percent (105%) of the
lower of them, then the two Appraisers shall jointly appoint a third Appraiser
within ten (10) days after the second of the two determinations described above
has been rendered. The third Appraiser shall independently make his/her
determination of the full fair market FAR value for unrestricted Class A office
space in the Rosslyn - Ballston corridor within thirty (30) days after his/her
appointment. In such event, the highest and the lowest determinations of value
among the three Appraisers shall be disregarded and the remaining determination
shall be deemed to be the full fair market FAR value for unrestricted Class A
office space in the Rosslyn - Ballston corridor for the purpose of the exercise of
the Conversion Option. Each party shall pay for the cost of its Appraiser and one-
half of the cost of the third Appraiser.

Within forty-five (45) days of an agreement on, or a determination of, the existing full
fair market FAR value for unrestricted Class A office space in the Rosslyn - Ballston
corridor, the Developer may exercise the Conversion Option by completing the following
requirements:

1. The Developer shall prepare and submit to the County a Release of Restrictions
and all other necessary documents, which documents shall be subject to the
review and approval by the County Manager, or designee, and approval as to form

by the County Attorney;

2. The Developer shall make payment to the County of the Conversion Option
Payment;

3. The Developer shall pay all applicable fees, including the fees for review,

approval and recording of the Release of Restrictions; and

4. The Developer shall record the Release of Restrictions upon satisfaction of the
above requirements. The form of such Release, which form is acceptable to the
County, shall be attached to the Lease. Such Release of Restrictions shall be
effective upon recordation thereof among the land records of Arlington County,
Virginia.

If the above requirements are not fully satisfied within such forty-five (45) day period,
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then the Conversion Option shall terminate automatically, without the requirement for
any further acts of the Developer or the County.

If the Developer does not exercise the Conversion Option by delivery of the Notice and
payment of the Conversion Option Payment, then at the expiration of the Lease, the
Demised Premises shall remain as Bonus Space, Restricted Space, and Unrestricted
Space, as provided in Site Plan #89, as amended.

97. Dominion Virginia Power Substation improvements

The developer agrees to clad the substation as generally shown on the plans and
renderings presented to the County Board on December 15, 2007 and to incorporate a
public art component pursuant to Condition # 65.
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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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REZONING RESOLUTION

WHEREAS, the County Board of Arlington County (“County Board”) finds that the
Monday Properties Services, LLC has requested a rezoning of properties located at 1815 N. Fort
Myer Dr., 1850 N. Moore St., Rosslyn which are identified in the County Record as RPC #16-
037-004, -005 from “C-O” Commercial Office Building, Hotel and Apartment Districts to “C-O
Rosslyn” Commercial Office Building, Hotel and Apartment Districts; and

WHEREAS, the County Manager has recommended that a rezoning from “C-O”
Commercial Office Building, Hotel and Apartment Districts to “C-O Rosslyn” Commercial
Office Building, Hotel and Apartment Districts be approved as it is consistent with the General
Land Use Plan and the Rosslyn Station Area Plan Addendum; and

WHEREAS, the County Board finds that the proposed rezoning to “C-O Rosslyn”
Commercial Office Building, Hotel and Apartment Districts is consistent with the General Land
Use Plan and the Rosslyn Station Area Plan Addendum; and

WHEREAS, the County Board finds that the proposed rezoning to “C-O Rosslyn”
Commercial Office Building, Hotel and Apartment Districts is required by public necessity,
convenience, general welfare, and good zoning practice; and

WHEREAS, the County Board held a duly advertised public hearing on the proposed
rezoning on December 15, 2007.

NOW THEREFORE, be it resolved that, based on the aforementioned considerations,
deliberations and all public comments, the County Board of Arlington does find that the
proposed rezoning EROM “C-O” Commercial Office Building, Hotel and Apartment Districts
TO “C-0 Rosslyn” Commercial Office Building, Hotel and Apartment Districts, for the
properties located at 1815 N. Fort Myer Dr., 1850 N. Moore St., Rosslyn which are identified in
the County Record as RPC #16-037-004, -005, should be, and is thereby, approved.
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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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D ini
ominion-

Dominion Resources Services, Inc.

701 Egar Cary Street, Richmond, VA 23210
701 East Cary Streee, Rochmond, VA 23219

Mailing Address: P.O. Box 26666
Richmond, VA 23261

June 8, 2007

By Hand Delive

Mr. Richard Dooley

Site Plan Reviewer

Arlington County Planning Department
2100 Clarendon Boulevard, Suite 700
Arlington, VA 22201

Re:  Rezoning and Major Site Plan Amendment Application, SP #18
Premises: 1815 North Fort Myer Drive and 1850 North Moore Street
Applicant: Monday Properties Services, LL.C

Dear Mr. Dooley:

On behalf of Dominion Virginia Power, I wanted to take the opportunity to respond to the
specific questions raised in your email to me. There are a number of questions being raised
regarding the potential of rebuilding the substation next door or cantilevering over the existing
substation.

Let me begin by addressing the premise of all of the questions contained in your email.
The premise is that we should answer these questions without consideration for the physical,
logistical, economic, or political implications of the questions but merely by giving an
intellectual response as to whether mountains can be moved. I would respond that “yes”
mountains can be moved and, in theory on an intellectual basis, of course the answer would be
“yes”. But, the more important consideration is not a theoretical exercise, but a very
challenging, if not somewhat reckless, undertaking for no appreciable benefit. Please consider

the following:

. First, Dominion Virginia Power could never justify the cost and effort, not to mention the
inconvenience and risk, associated with rebuilding a new substation located just to the
south of the existing substation. If we were to build a substitute substation on the
southern parcel (with a new office building built on top of the new substation), that
construction would need to occur prior to decommissioning the existing substation.
Remember, if a new substation is built next door, it must be in full operation (as would
much of the building construction) before the old one is shut down. So, this scenario
does not gain buildable site area for the Monday Properties project. In other words, for a
period of time both substations must occupy the respective sites concurrently, be
operational and be accessible for the switchover. By that time, the first building will be
built, if not the second as well.

. Relative to rebuilding the substation next door, we would expect the cost to be between
$30 million and $35 million merely to replicate the substation. This does not consider all

{A0117000.D00C/ 1 Dooley-dvp-1tr-5-23-07 005591 000002}
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June 8, 2007
Page 2

of the additional major costs associated with constructing an office building over and
around a substation, including, but not limited to, the additional carry costs of the land

(without income because the substation would have to be constructed and operating prior
to removing the old substation), additional support and safety buffers, and extraordinary
insurance.

. With regard to additional cantilevering over the existing substation, we question the real
feasibility of constructing such a building (with a critical operating substation beneath).
Further, Dominion Virginia Power has a sound zero tolerance policy for this type of
concept and would not allow any structural support on or through an existing substation.

. As I have stated on two separate occasions, during the walk through and the SPRC #2,
DVP has started a $35.5 million capital improvement project (substantially underway)
called the North Arlington Transmission Project. The Rosslyn substation is an integral
part of this project along with the Clarendon Substation and Ballston Substation. Two or
more radial underground transmission and/or distribution lines serve each of these
substations from the south and southwest. The loss of one of the lines providing service
to a substation requires the transfer of customer load to the remaining lines while Tepairs,
lasting from two to six weeks or longer, are made to the failed cable. Should another line
fail during this time, there would be a loss of power to thousands of Arlington customers,
The addition of 230 kV and 69 kV lines will allow these substations to be networked
(interconnected) in the electrical system. Should service to a station be interrupted from
one direction, service will be available from another direction. Dominion is constructing
69 kV underground lines from both Clarendon and Ballston Substations to the Rosslyn
Substation at 1850 N. Moore Street. These lines to the Rosslyn Substation will be a little
over 2.5 miles long and are expected to be completed by the spring of 2008. In order to
allow the additional networking capabilities of the Rosslyn substation, capital
improvements have already begun at the existing site.

Dominion Virginia Power does not support either the notion of relocation of the Rosslyn
substation or expanding the proposed construction to allow a building to reside over the existing
substation. As I am sure you are aware, we have agreed to allow Monday Properties to proceed
with the project as it is currently proposed and only in conformance to a carefully negotiated
agreement that followed many months of legal and engineering review. We will not entertain
expansion of the project beyond that design or consider any further alterations to the station.

{A0117000.DOC/ 1 Dooley-dvp-Jtr-5-23-07 005591 000602}
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June 8, 2007
Page 3

I hope this letter, together with my letter dated February 8, 2007, closes the topic of

relocati 1011,

Very truly yours,

DOMINION VIRGINIA POWER

i Z N

Blaine Garrett
Real Estate Coordinator

{A0117000.DOC/ 1 Dooley-dvp-lir-5-23-07 005591 000002}
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ATTACHMENT C

Community Benefits of the 1812 N. Moore St. Project
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MONDAY

PROPERTIES

December 5, 2007

Paul Ferguson, Chairman
Arlington County Board

2100 Clarendon Blvd, Suite 300
Arlington, VA 22201

Dear Chairman Ferguson,

Associated with the approval of Rezoning Z-2529-06-1 and SP# 18 Site Plan Amendment
for 1815 N. Fort Myer Drive and 1850 N. Moore Street, Monday Properties Services,
LLC hereby agrees to the community benefits outlined in the enclosure entitled
Attachment C 1812 N. Moore Street Community Benefits.

Thank you for your attention to this matter.

Very truly yours,

Timothy H)} Helmig /
Executive Vice President,
Chief Development Officer

Cc:  Nan Walsh
Richard Dooley

Enclosure

100 Wilson Boulerard
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ATTACHMENT C

1812 North Moore Street Community Benefits

Newseum Space

53,826 sf - Rent Free for 10 Years $ 6,883,240
LEED Platinum

.50 FAR Bonus $ 1,805.370
Affordable Housing Contribution

Commercial 601,790 sf x $8 $ 4,814,320
METRO & Transportation

WMATA Elevators $ 1,500,000

Thru-Block Connector $ 1,519,500

Thru-Block Connector Easement $ 100,650

Metro Station & Ft. Myer Upgrades & Skybridge § 2,282,000

Transit Store $ 500,000

North Moore Street Upgrades $ 1,200,000

TDM/TMP $ 1,219,240

Future Garage Spaces (ZIP Car) $ 250,000
Public Art $ 750,000
Utility Fund $§ 69,000
Tear Down Credit $ 1,890,000
Total Community Benefit Package $24,783,320
Site Area 60,179
“C-O” Base Density @ 3.8 FAR 228,680
Proposed Density 601,790
“C-0” Rosslyn Community Benefit Density 373,110
Total Community Benefit/Density $66.42 per sf
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1101 Wiison Boulevard
Propased Arlington County Lease
Al county.
Space 4 - Existing Converted Museum Only Space 19,764
Base Rent $11.00
Escalations 2.00%
Space B - Unrestricted Space (Pravious Retafl) 17410
Bass Rent $22.00
Escalations 3.00%
Space C - Bonus Space 18,850
Bese Reat 3000
Escalations 0.00%
Total Space 53,028
Yoar Year1 Year2 Year3 Yesrd Years Yoar§ Your7 Years Years Year 10 Yoar 11" Year12'  Year13®  Yearid Yoar 18 TOTAL
 Year Ending Dac08 Dec-03 Des-10 Dec-11 Dec12 Dec-13 Dec-14 Dec-18 Dee-18 Deo17 Dac-18 Dnc-19 Dec-20 Deo-1 Dec-22

Base Rental Revenue 1 Spca A 32174268 $223.540 3230887  $237557  $244715 5252088 $208818  $6TA07 V54 S283662 $202202 3300968 3309997 8310207  $328878

Base Rantal Revenue 1 Space B $363.020  $304,511  $406.48  $418536  $431,002  S444.0028  $467.346  $471.068 $465108 3499754 3614747 $630,180  $E4B.005  B5A2478  $579.382

Base Rental Revenue {Spece C $0 30 0 80 0 $0 EY) 50 0 0 » 0 %0 0 %0

Baze Rentsi Reventie - Total  $800448  $618450  $637,013  $656,124 3675807  $696,081  $716.804 738473 $T80627  $783.448 3000940 $831,160 858082  $881.775 3908228 $I1167.843

: Adington County Proffers Subsidy  $800448  $818489  $837,013  $8SK124  S67S807 3896081  $T1S384  $TSSATS  STEONTT  $TEIAMS ST s27T8Y % s 0 ST.aN,T8t
Monday, Summary (Blended Rate Newseym  Exiibits Rent - see bek

Space 83,028

Bose Rent’ $17.94

Escalations 3.00%

Year Year1 Year2 Year3 Year# Year s Year§ Year? Yoard  Yeard Year 10 Year 112 Your 128 Year1¥  Yeartd Year 18 TOTAL
Year Ending Dec08  Dac0$  Dec-10  Dec11  Duc12  Dec-i3  Deci4  DociS  Decis Dac47 Dac-18 Dec-19 Dec-20 Dwo-21 Dec-22

Base Rentsl Revenus  $822.578  $950.255  3978,763 $1,008,125 $1,038,388 $1,069,520 $1,101,808 $1,13485¢  §1,168894 31,202,755 $1.236,687  $1,277.063 $1,315375  $1,354.8%8 351396431 $17,158,842

Aslington County Profers Subsidy  $922,678  $950,255  $878,763 $1,008,125 $1,038.389 $1,069,520 $1,101,608 $1,134,654  $1,188,694  $1,203,755 3828619 3426,156 90 11 30 $11,829,084

TBese Rut calcubaon ke derivad Fom the avacage pice of the Newseum leass (21 SWaT) and The Bodies Exhibion lease (312.85/a0,
¥ Rent for the 1181 year ia 33% of faiz macket vakse.
TRent for the 126 year is 88% of falr market vaiue.
“Rest for the 131 yoar ia 100% of fair merket value.

Esch:bie B
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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.

