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TO: The County Board of Arlington, Virginia

FROM: Ron Carlee, County Manager

APPLICANT: Smith Property Holdings Crystal Towers LP
2345 Crystal Drive, Suite 1100
Arlington, VA  22202

BY: John G. Milliken, Attorney
Venable, Baejter & Howard, LLP
2010 Corporate Ridge, Suite 400
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SUBJECT: SP #13 SITE PLAN AMENDMENT: Request of Smith Property Holdings
Crystal Towers LP, by John G. Milliken, Agent/Attorney, to permit a
residential building of 215,456 sq. ft., with modifications of use
regulations for street setbacks, compact parking ratio & lot coverage;
premises known as 1600 S. Eads St. (RPC# 35-001-007, -008) (Crystal
Towers)

RECOMMENDATION: Approve the proposed site plan amendment,
including modifications of use regulations for
setback, compact parking, and lot coverage, subject
to the conditions in the County Manager’s report and
to all conditions of the related easement vacation,
which supersede all previous conditions.

ISSUES: 1) Inconsistency of proposed sidewalk widths with the adopted Pedestrian
Transportation Plan

2) Quality of façade materials.
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SITE: The site, comprising 563,449 square feet (12.94 acres), or 486,478
square feet (11.17 acres) after easements are deducted, occupies the
entire block bounded by South Eads Street, 15th Street South, South Fern
Street, and 18th Street South, except for a United States Post Office located
on the corner of South Eads Street and 18th Street South.

ZONING: The subject site is zoned “RA-4.8” Multiple-Family Dwelling District.

LAND USE: The subject site is designated “High-Medium” Residential on the General
Land Use Plan.

NEIGHBORHOOD: The site lies within the Aurora Highlands Civic Association.  Crystal
City lies adjacent to the site, across South Eads Street to the east.

SUMMARY: The applicant proposes to add a four-to-five story, “L” shaped building, at
the northern edge of the existing Crystal Towers apartment project, which
was originally approved by the County Board in 1965.  The existing
project was built at less than the maximum site plan density for its site,
and the proposal would still yield less than maximum density over the
entire site.  The proposal is consistent with the site’s General Land Use
Plan designation as well as with the site’s zoning district.

The existing project, like many highrise apartment buildings of its era, is
in the shape of two “X”s oriented diagonally on the site.  The proposed
new building would be oriented toward the street and sidewalk along the
entire 15th Street South frontage of the site and partially along the South
Fern Street frontage.   Ground floor apartment units would have separate
entrances and stoops facing the street, which would add to the pedestrian
experience.  The proposed building would also screen some of the
existing project’s surface parking from the exterior of the site.  Staff
supports the proposed building design and façade materials, except that
staff would recommend that the quantity of “hardi panel” and other non-
masonry materials proposed for the sides of the building facing the public
streets be eliminated and replaced with masonry.  The applicant and staff
are working to revise these facades.  In addition, staff recommends, and
the applicant agrees, that HVAC equipment on the roof of the new
building be screened from above, since the proposed building is
surrounded by higher buildings and its roof will be visible.

The applicant proposes to eliminate a portion of the project’s existing
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surface parking and replace it with parking under the new building, along
with additional parking for the new building.  Overall, the site’s parking
ratio would increase from 0.99 spaces per unit, which is slightly below the
Zoning Ordinance standard, to 1.05 direct access spaces per unit (1.09
total spaces per unit including tandem spaces), which exceeds the Zoning
Ordinance Standard of 1 1/8 spaces per unit for the first 200 units and 1
space per unit for each unit above 200 units for each building.

The applicant also proposes to upgrade the streetscape on all frontages of
the site.  Additional landscaping would be added to the site, and an area
at the northeast corner of the site, at 15th Street South and South Eads
Street, would be landscaped with major plantings, walkways, and street
furniture, and would be made available for public access. 

Staff supports the proposed streetscape improvements with one exception.
 Staff believes that sidewalk widths adjacent to the new construction are
inadequate. The applicant has proposed to provide a seven foot wide
sidewalk on 15th Street South and a six foot wide sidewalk adjacent to the
proposed construction on South Fern Street.  Staff recognizes that site
constraints prevent the applicant from providing sidewalks that meet the
Pedestrian Transportation Plan standard of ten feet of clear width in this
area and supports the proposed seven foot wide sidewalk on 15th Street
South.  However, staff recommends that the applicant provide a minimum
clear width of eight feet for the sidewalk adjacent to the proposed new
building on South Fern Street, except where needed to preserve existing
trees, which the applicant has agreed to. 

The developer would normally be expected to make a contribution to the
Housing Reserve Fund (HRF) based on the new residential component of
the site plan proposal.  However, in this case, staff instead recommends
approval of an affordable housing plan as submitted by the developer on
January 23, 2002, a copy of which is attached to this report.  Two units
would be affordable to households at or below 60 percent of area median
income for a period of 30 years.  This approach meets several County
Housing Policy Goals.

Because of the pedestrian-oriented design of the proposed building and
the additional amenities and upgrades proposed by the applicant, the
proposed affordable housing plan, and the proposal’s consistency with
existing land use policy and zoning, staff supports the site plan
amendment, if the applicant agrees to the changes in façade materials as
described above.
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BACKGROUND:

The proposed site plan amendment would add 200 apartment units in an “L” shaped,
four story building on the site of the existing Crystal Towers apartment buildings in
Crystal City.

Description of Site and Surroundings

The subject site occupies nearly the entire block bounded by 15th Street South, South
Eads Street, 18th Street South, and South Fern Street. The original site area was
563,449 square feet (12.94 acres).  The Crystal Towers site plan was approved on the
site by the County Board in 1965.  This project consists of two “X” shaped, 12 story
buildings connected by a common lobby and surrounded by driveways, parking, and
landscaping.  The existing buildings contain 912 residential units, 9,989 square feet of
ground floor retail space, 1,200 square feet of office space, and 919 parking spaces. 
The existing project has 1,241,790 square feet of GFA, for a 2.2 FAR over the original
site area, and has 0.99 parking spaces per unit, as well as seven parking spaces for the
office space and six spaces for the retail uses.  A small site at the southeast corner of
the block is occupied by a U.S. Post Office.

In conjunction with the original site plan approval, the developer granted a number of
right-of-way easements for public streets, including a wide easement for the potential
future widening of 15th Street South. The total area of the easements was 76,971
square feet, leaving the site with a net site area of 486,478 square feet.  The developer
later received County Board approval to use the 15th Street easement for off-street
parking until such time as the County needed the land for street widening.  That
parking continues to be provided in the easement area.  The density of the existing
development over the net site area is 2.55 FAR.

The Marriott Crystal Gateway hotel lies across South Eads Street to the east, highrise
apartment buildings are located to the south and west across 18th Street South and
South Fern Street, and warehouses and light industrial uses are across 15th Street South
to the north of the site.

Planning and Zoning History of the Site

On the original General Land Use Plan (GLUP), adopted in 1961, the subject site was
designated for “General Business”.  In approximately 1965, the County Board amended
the site’s GLUP designation to “High-Medium” Residential, which at that time was
compatible with a density range of 14 to 39 units per acre.  1975, the County Board
approved a revision to the GLUP categories that resulted in a density range for the site’s
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GLUP designation of 73 to 90 units per acre for residential uses.  Finally, in 1982, the
GLUP legend was changed so that the densities compatible with the “High-Medium”
Residential designation became a maximum of 3.24 FAR.  The method of calculating
density for the site’s “RA4.8” zoning district was likewise changed to a floor area ratio,
with a maximum of 3.24, rather than the units per acre method.

At the time of approval of the original Crystal Towers site plan, in March 1965, the
County Board rezoned the site from “C-2” to “RA-H”.  Two months later, the County
Board rezoned the property to “RA4.8” and reapproved the site plan.  The project
subsequently received a site plan amendment to construct the lobby that connects the
two towers as well as approval for other more minor amendments involving the pool
and deck, unit counts, commercial uses, and parking.  In 1997, the County Board
approved an amendment for a perimeter fence and for a modification to the parking to
permit up to 23% compact spaces.  These last changes were not implemented.

Site Plan Proposal

The applicant proposes to create a street wall along 15th Street South and the northern
portion of South Fern Street by constructing a four story residential building along these
streets containing 200 apartment units.  The ground floor units facing the streets would
have front entrances along the streets.  In addition, some of the fourth floor units
would have loft space that would help to vary the cornice line of the proposed building.
 The proposed new building would add 215,456 square feet of GFA to the site.  The
applicant is also requesting vacation of a portion of the easement for 15th Street that is
currently used for parking for Crystal Towers and on which the bulk of the new building
would sit.  The easement vacation request is covered in a separate report.  The area of
the easement to be vacated is 40,279 square feet, which would bring the new net site
area to 526,757 square feet.  The total density of the subject site, including the
proposed new building, would be 2.77 FAR over the new net site area, which includes
the easement area that would be vacated, but excludes the area of street right-of-way
easements to remain.  The site’s “RA4.8” zoning would permit up to a 3.24 FAR by site
plan.  The zoning district permits heights of up to 136 feet, including the mechanical
penthouse.  The existing buildings are 120.2 and 120.6 feet high, and the proposed loft
building would be 52.5 feet above average site elevation, which is well below the site
plan maximum.

The new building façade would be primarily brick, with “hardi panel” on some of the
upper portions of the walls, with aluminum, fiberglass, and “hardi panel” trim.  The off-
white and light brown colors are intended to complement the colors of the existing
towers.  The main entrance to the new building would be at the corner of 15th Street
South and South Fern Street.  Vehicular access would be from an existing curb cut
along South Fern Street.
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Parking would be provided in two below-grade parking levels, the upper grade of which
would connect to the existing parking garage.  Additional parking would be provided
between the new building and the existing buildings, in areas currently used for
parking.  The project currently has 919 parking spaces, of which 13 are designated for
small amounts of existing office and retail space.  Of the existing parking, 126 surface
spaces would be lost to make way for the new building.  An additional 436 spaces
would be provided in the garage under the proposed building, in a combination of
standard size and 8 ½ by 18 foot spaces, which is standard length and one-half foot
narrower width than standard spaces.  This would be a net gain for the project of 310
spaces, of which 46 would be tandem.  The overall residential parking ratio would be
1.05 direct access spaces per unit (excluding tandem spaces) and 1.09 spaces per unit
total, including the tandem spaces.

An important aspect of the proposed project is the provision of on-site affordable
housing, in lieu of a Housing Reserve Fund contribution, in a project that does not
require any bonus density or height.

The applicant is requesting modifications of use regulations for coverage, setbacks, and
compact parking ratio. 

Below is a statistical summary of the proposed development.

   Existing Proposed Change

Site Area
  Original 1965 563,449 s.f.

(12.935 acres)
  Net (Excluding street easements) 486,478 s.f.

(11.17 acres)
  New Net (Include area to 526,757 s.f.
    be vacated) (12.09 acres)

Zoning “RA4.8”

GLUP “High-Medium
Residential 

Density

  Total GFA 1,241,790 s.f. 1,457,246 s.f. 215,456 s.f.
    Residential GFA 1,230,601 s.f. 1,446,057 s.f. 215,456 s.f.
    Retail GFA       9,989 s.f.       9,989 s.f.
    Office GFA       1,200 s.f.       1,200 s.f.
  Maximum permitted GFA 1,576,189 s.f. 1,706,692 s.f.
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  Total FAR1 2.55 2.77 0.41
    Residential FAR 2.53 2.75 0.41
    Retail FAR 0.02 0.02
    Office FAR 0.002 0.002
  Maximum permitted FAR 3.24 3.24

  Units 912 1,112 200

Height

  Average Site Elevation 44.5 ft.
   
  Building Height to penthouse 120.6 feet 52.5 feet

  Maximum permitted 136 feet

Parking

Total 919 spaces 1,229 spaces 310 spaces
  Residential 906 spaces 1,216 spaces 310 spaces
  Residential w/o tandem 906 spaces 1,170 spaces 264 spaces
  Retail     6 spaces        6 spaces
  Office     7 spaces        7 spaces

  Parking ratio
    Residential total 0.99 spaces/unit 1.09 spaces/unit
    Residential w/o tandem 0.99 spaces/unit 1.05 spaces/unit
    Retail 1 space/1,427 s.f. 1 space/1,427 s.f.
    Office 1 space/171.4 s.f. 1 space/171.4 s.f.

  Parking Standards
    Residential2 937 spaces 1,162 spaces 225 spaces
    Retail 17 required spaces--1/580 s.f.
    Office 5 required spaces—1/250 s.f. (first floor space)

                    
1 FAR for existing development based on original site area excluding right-of-way
easements (486,478 square feet).  FAR for proposed development (entire site plan area
including development in the proposed amendment) is based on that area plus area of
easement to be vacated (526,757 square feet).  Based on the original 1965 site area of
563,449 square feet, the existing development has an FAR of 2.2.
2 By right standard--1.125 spaces per unit for first 200 units in each structure, and 1
space/unit for additional units.
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Number of Compact spaces 0 existing 415 new 8 ½ by 18 feet
206 permitted

Compact Ratio 0% 33.8%

Max. compact permitted
  By right 30%

Coverage 57%
  Maximum permitted by right 56%

TRANSPORTATION

The subject site is located in the block bounded by 15th Street to the north, South Eads
Street to the east, 18th Street to the south and South Fern Street to the west.  Adjacent
to the site, 15th Street and 18th Street are classified by the Master Transportation Plan as
principal arterial streets and provide two travel lanes in each direction, plus turn lanes at
the signalized intersections.  South Eads Street and South Fern Street are classified as a
minor arterial and neighborhood principal street, respectively.  South Eads Street
provides two travel lanes in each direction and a center left-turn lane at mid-block and
left-turn lane at the signalized intersections.  South Fern Street provides one travel lane
each for northbound and southbound traffic.  The four intersections adjacent to the site
operate under traffic signal control.  On-street parking is currently allowed along project
site peripheries. 

Traffic volume data are collected for several locations nearby the subject site as part of
the Department’s annual program.  As shown below, the volumes of traffic on the
streets adjacent to the site have remained relatively steady over the last six years but
are expected to increase in the future as a result of planned development in the
Jefferson Davis Corridor, including Potomac Yard.

Year 1995 1996 1997 1998 1999 2000 2001
15th Street east of
S. Fern Street

N/A 24,391 21,698 23,787 21,221 N/A 21,193

18th Street west of
S. Eads Street

10,578 11,420 11,238 10,889 10,413 10,413 11,325

S. Fern Street south 4,531 5,165 5,073 5,039 4,510 4,510 4,427



Site Plan Amendment 9
SP #13                    

PLA-2740

of 15th Street
Data source: Arlington County Department of Public Works
N/A – Not Available

Public transportation is available within convenient walking distance of the site.  The
Pentagon City and Crystal City Metrorail Stations are located approximately one-third of
a mile to the west and south, respectively. The Metrorail Stations are served by the Blue
and Yellow Metrorail Lines, offering connections throughout the region on Metrorail.
The site is also served by several Metrobus Routes:  Route 9 (Ft. Belvoir – Pentagon),
Route 10 – (Hunting Towers – Pentagon).  Metrobus Route 23 (Tysons Corner – Crystal
City Line) and the Arlington Transit (ART) also operate nearby. 

DISCUSSION

Consistency With General Land Use Plan and Zoning

The proposed new building, at a density of 0.41 FAR and with a height of 52.5 feet,
would create an overall project that has a density of 2.77 FAR.  This density is still
significantly below the maximum density of 3.24 both for the site’s “RA4.8” zoning
district and for its “High-Medium” Residential GLUP designation.  This site is within easy
walking distance of both the Pentagon City and Crystal City Metro Stations.  Therefore,
staff supports the proposed project from a perspective of land use and zoning.

Proposed Project Design

The proposed new building meets urban village design goals of the County, by bringing
a human-scale, four to five story building wall parallel, and a few feet behind, the
sidewalk in a very urban area.  Front doors and stoops from the ground floor units to
the sidewalk would serve to add to the street life and pedestrian friendliness of 15th
Street South and a portion of South Fern Street on the subject block.  The main
entrance to the new building at the corner of 15th Street South and South Fern Street
would provide interest at the corner, as well as access through the building to the
existing towers.  The long block of 15th Street South would be broken in the center by a
passageway through the proposed building that would provide additional access
through the site to the existing towers.  In addition, the proposed building would serve
to screen a significant portion of the existing project’s surface parking from the exterior
of the site.

The proposed colors and architectural detailing of the proposed building is intended to
complement the façade of the existing towers.  The new building would provide more
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interest and articulation in the façade than does the existing building, while the colors
would serve to relate the buildings to each other.  The proposed construction would use
existing curb cuts so as to minimize any disruption for pedestrians.  While the proposed
building facades would be primarily brick, the applicant proposes to use “hardi panel”
above the third floor of the building and in some detailing on other floors, in addition to
fiberglass door trim and window heads.  While these are fairly durable materials, their
quality is not as high as masonry and require more maintenance.  Staff recommends
that the “hardi panel” and fiberglass be eliminated on the sides of the proposed building
that face 15th Street South and South Fern Street, and that masonry be substituted.
Condition #29 requires this change.  Staff and the applicant are working on an
acceptable solution.

The proposed site plan amendment would help to improve the existing development by
removing some of the existing surface parking and placing it underground.  The new
development would improve the overall parking ratio on the site so that it exceeds the
zoning ordinance standard for parking, while the existing project’s parking is below the
Zoning Ordinance standard.

Easement Vacation

The new building is proposed to be built primarily on land that is now subject to a
County easement for streets.  The applicant has requested that this easement be
vacated.  A separate report analyzing the vacation request and the easement’s value
accompanies this report.  Briefly, a County easement should only be vacated if the
County has no need for it and the vacation would result in adequate benefit to the
County.  In this case, the easement was granted for a potential extensive widening of
15th Street South which is well beyond any widening contemplated today.  In addition,
vacation of the easement would enable the applicant to provide the proposed building,
which would help to bring an urban village feel to this area as described above. 
Without the vacation, the character of the subject block would continue to be the
existing suburban-type tower, surrounded by surface parking.

Transportation

Access to the building’s parking garage, surface parking spaces and loading area is
provided from existing driveway entrances from South Eads, Fern and 18th Streets.  The
loading dock serving the new building is located in the interior surface parking lot along
the rear of the proposed building.  Access to the loading area would be limited to single
unit trucks.  The existing project currently has this constraint, and the developer now
limits the size of trucks permitted for tenant moves.  The proposed site plan
amendment would maintain the current situation.  Any tractor-trailer unit combinations
may be unable to access the loading dock because of turn radii and building clearance
constraints and would need to park on-street.  However, these are currently regulated
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by the existing building management.

The applicant has agreed to provide a parking management plan, which would address
where tenant, guest, and visitor parking would be located, how it would be managed,
and how guests and visitors would be directed to the available spaces.  The applicant
has also agreed to develop a plan to manage tenant parking during construction of the
proposed building.  Conditions #60 and 61 address these plans.

The proposed development is estimated to generate approximately 30 peak hour
vehicle trips.  The small increase in peak hour vehicle trips resulting from the proposed
development will have a negligible effect on the local transportation system.

The applicant has agreed to improve the existing Metro bus stop on 15th Street at S.
Eads Street to comply in full with the County standards, the Americans with Disabilities
Act (ADA) and any regulations adopted thereunder, as well as any other applicable laws
and regulations.

Utilities

Adequate water and sanitary sewer system capacity are available to serve the proposed
development.  The developer will construct new sanitary sewer connections serving the
new building to the existing sewer mains located in South Eads and Fern Streets.  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 $76,330 and is based upon the site area necessary to
support the proposed density.  Staff recommends that the developer relocate the
existing aerial utilities located along the South Fern Street frontage of the site to
underground facilities.

Streetscape

The applicant originally proposed to provide a six-foot wide paver sidewalk and a six
foot wide planting strip with street trees adjacent to the proposed new construction
along 15th Street South and a portion of South Fern Street.  The street trees are already
in place along 15th Street South.  The applicant has also agreed to upgrade the existing
five foot wide sidewalk along the remainder of the site perimeter by combining a paver
pattern with the concrete sidewalk that relates to the paver sidewalk proposed adjacent
to the new construction.  Subsequent to discussions regarding pedestrian traffic and
sidewalk width standards, the applicant has revised the plans to provide a seven-foot
wide sidewalk along 15th Street South, which has the heaviest pedestrian traffic on the
site.
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The streetscape section is inconsistent with the adopted Arlington County Pedestrian
Transportation Plan, which recommends a 10-foot clear width sidewalk adjacent to
“high density” residential development.  The existing sidewalk along 15th Street is 10
feet wide.  The applicant now proposes to narrow it to seven feet wide and provide
additional landscaping between the back of sidewalk and the face of the building.  While
the applicant has proposed a six-foot wide clear sidewalk adjacent to the new
construction on South Fern Street, this area has fewer constraints than 15th Street South
and can be widened as needed.  Staff recognizes that existing site constraints would
prevent the applicant from providing 10 foot wide clear sidewalks adjacent to the new
construction and supports the seven foot sidewalk width on 15th Street South. 
However, staff believes that the applicant should provide a minimum of eight feet of
clear sidewalk width adjacent to the new construction on South Fern Street.  The
applicant has agreed to this change, and it is reflected in Condition #16.

Affordable Housing

This is the first time that a developer has proposed to include affordable dwelling units
in a market-rate project without requesting bonus density or height and instead, to
provide those units in lieu of a contribution to the Housing Reserve Fund.

The applicant’s plan proposes to maintain rents on these units affordable to households
at or below 60% of area median income.

Staff has evaluated the developer’s plan to ensure that the plan generally meets the
same requirements of the guidelines for applications for new bonus density and height
provisions of the zoning ordinance amendment approved by the County Board on
October 13, 2001, as follows:

Minimum Term: The plan provides for a thirty-year affordability period.

Eligible Income: The plan would limit eligibility for leasing the units to households at
or below 60% of area median income.

Rents:  Rents for both units would remain affordable to households at or below 60%
of area median income.

Unit/bedroom mix: The plan provides two affordable units, one with two bedrooms
and one with one bedroom.

Location:  Affordable units will be dispersed throughout the building.
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Design and layout: Affordable units will be architecturally compatible with market
rate units.  Some flexibility in the level of finishes (i.e., trim, countertops) may be
allowed.  Families living in affordable units will have equal access to all building
amenities equal to that of households in market rate units.

Developer’s Affordable Housing Plan
Affordable Net* Term of

Number of Unit at % of Monthly Affordability
 Units Type   Median Rent Period

1 2-br 60% $1020 30 years
1 1-br 60% $871 30 years

* The above rents do not include utilities, which would be individually metered and paid by the tenants.
The County’s standard Section 8 utility allowance factor has been deducted from the maximum rents
allowed under the program, which is why the above rents are labeled net rents.

Tenants leasing these units would be subject to the same fees charged to the market
rate units such as garage parking (2nd space), application/credit check fee, move-in fee,
pet deposit/fee, etc.  Amenities as described above would be included in the rents.

The indicated rents are indexed to 2001 area median incomes as published by the U.S.
Department of Housing and Urban Development (HUD) for the Washington, D.C.
Metropolitan Area (MSA).   If the HUD Median Income figure increases between the
time of project approval and lease-up of the units 24 to 36 months later, the rents
would increase but would remain affordable to households at the same income tiers. 
The rents could therefore rise to the maximum allowable rent under the HUD Median
Income guidelines (less the utility allowance) for the agreed upon affordability level
(i.e., 60% of median income).  These affordability levels would be secured under the
terms of tenants' leases and would be a provision in the affordable housing or
Community Benefit Unit program agreement between the County and the
developer/owner.

The affordable rent schedule, as adjusted, would remain in effect for the duration of the
term of the affordability period.  At the end of the term, the units would transition to
market rate rents.

The developer has not submitted a detailed marketing plan at this point, but has
indicated that it will coordinate with the County on a standard marketing plan subject to
approval by the County Manager or his designee.  Marketing plans approved in recent
projects call for advertising and marketing of the affordable units for 90 days prior to
initial occupancy; thereafter, the units would be marketed for 60 days except in the case
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of eviction where the marketing time would be 30 days.  If a unit is not rented to a
qualified tenant within the first 30 days allotted time, it may be leased to a resident who
is overqualified, subject to a waiver request being approved in writing by the County. 
However, the rent would remain the same as if it were leased to a qualified tenant.

The owner and/or management agent will be responsible for providing a quarterly
schedule to the County indicating the unit number, tenant, number of occupants,
monthly rent, lease commencement, lease expiration, annual income, and type of
income certification (W-2, tax return, employer, etc.).

Value of Affordable Units

The Department of Economic Development has engaged O’Neill and Associates, L.C., an
MAI certified real estate appraisal firm, to determine the economic value.  The appraiser
used the 30-year term offered by the developer as the basis for valuing the affordable
housing plan.

The appraiser values the rent subsidy program for 2 affordable units by measuring the
difference in net operating income (NOI) including the rent differential between 2
affordable units with the 60% of median income affordable subsidized rents and 2
market units with market rate rents.  Applying a net present value calculation to this
differential NOI over a 30-year period of deep rent subsidies indicates a value of
$165,000 in benefit from the developer to the County. This compares to a proposed
contribution to the Housing Reserve Fund of $160,000.

Housing Commission Recommendation

The Citizen’s Advisory Commission on Housing reviewed this item on January 17,
2002, and, although the Commission did not have a quorum, an informal vote of the
members present was 5-0 in favor of providing a letter to the County Board supporting
the project.  Although recognizing the voluntary inclusion of affordable units,
Commission members discussed the desirability of having additional such units.

Staff Recommendation on Affordable Housing Plan

Staff supports the developer’s affordable housing plan.  Although staff believes that the
plan clearly meets most of the County Board’s Affordable Housing Goals, in order to
ensure the affordable housing commitment, approval of this item should be subject to
the following terms and conditions of Condition #57.

The proposal meets the Housing Policy Goals as included in a document attached to the
County Manager’s report dated January 25, 2002.
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LEED Standards and Green Building Measures

The LEED scorecard for the proposed site plan amendment identifies a total score of 16
points, including points for Sustainable Sites, Water Efficiency, Energy and Atmosphere,
Materials and Resources, and Indoor Environmental Quality (see attachment which
describes each component  identified.)  The applicant has submitted a letter identifying
specific “green building” components that will be incorporated into the new
construction.  These measures are listed in a letter attached to the County Manager’s
report and are referenced in Condition #59.

Modifications of Use Regulations

The applicant has requested modifications of use regulations for setbacks, compact
parking, and for coverage.

The proposed building would provide a pedestrian-friendly street wall, which is an
urban village goal of the County.  For this type of project in the metrorail corridors,
setbacks closer to the street and sidewalk are preferable to those dictated by typical
zoning ordinance standards.  Staff supports the proposed setbacks, which are a
minimum of four feet from the back of the sidewalk along 15th Street South and a
minimum of ten feet from the back of the sidewalk along South Fern Street.

The County Board has expressed concern regarding the County’s compact parking
standards, which permit a maximum of 30% compact spaces, at a minimum size of 7 ½
by 15 feet by right, compared with the standard size of 9 by 18 feet.  The applicant has
proposed to provide 33.8 percent of total spaces on the site at a size of 8 ½ by 18 feet,
called “hybrid spaces”, which are one half foot narrower than standard and the full
standard length, with the remainder of standard size.  As staff works to develop new
parking space size standards, it is likely that the proposed hybrid spaces will fall within
either a new standard size, or at least within a new compact space size.  Therefore, staff
supports the proposed compact parking ratio.

The developer proposes, with the addition of the new building, a coverage of 57%,
compared to the standard coverage maximum of 56%.  The proposed building will be
constructed largely on areas currently used for parking.  The developer will extensively
landscape an approximately one-half acre area at the northwest corner of the site and
will add landscaping at various locations on the remainder of the site.  Staff believes
that the proposed landscaping and the screening of surface parking that the new
building would provide compensates for the small increase in coverage above the
zoning ordinance standard.  Staff therefore supports the applicant’s coverage request.

Additional Public Amenities
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The applicant has proposed to landscape an area of approximately one-quarter acre at
the northeastern corner of the site.  This area would have heavy landscaping, pathways,
benches and lighting.  Some of the plantings, adjacent to 15th Street South and South
Eads Street, would be bermed to provide some buffering from the streets.  The
landscape plan includes the preservation of a large specimen tree, which would be
approximately in the center of this landscaped area.  The applicant has agreed to
provide a public access easement over the pathway and seating portions of this area, as
described in Condition #62.

The applicant has proposed to add landscaping to portions of the existing site that will
not be affected by the new construction.  The applicant has also agreed to construct six
paver crosswalks at the intersections of 15th Street South with South Eads and Fern
Streets, 12 pedestrian countdown signals, curb nubs on South Eads and Fern Streets at
15th Street South, and a raised median in the eastern portion of 15th Street South where
the eastbound and westbound lanes are separated.

The applicant has agreed to contribute $25,000 to the County’s public art fund to be
used for a public art project in the Crystal City or Pentagon City area.  This contribution
is reflected in Condition #65.

TRANSPORTATION COMMISSION RECOMMENDATION

At its meeting on January 17, 2002, the Transportation Commission reviewed the site
plan proposal.  The Commission voted unanimously to recommend approval of the site
plan amendment proposal with the condition that “the applicant work with the
Department of Public Works in order to widen and improve the sidewalks adjacent to
the site”.  A copy of the Transportation Commission letter to the County Board is
attached to this report.  The applicant has subsequently proposed a seven-foot wide
clear sidewalk along 15th Street South, compared to a six-foot wide clear sidewalk as of
the date of the meeting.

PLANNING COMMISSION RECOMMENDATION

On February 25, 2002, the Planning Commission reviewed the proposed project.  The
Commission voted unanimously to recommend approval of the site plan subject to the
conditions in the staff report with the following comments:
• The sidewalk on 15th Street South should be seven feet wide, and the sidewalk

adjacent to the new construction on South Fern Street should be eight feet wide.
• Support the staff recommendation on eliminating “hardi-panel” from the facades

facing the streets.
• Support the staff recommendation that calls for an architectural roof treatment to

screen HVAC units on the roof from above.
• Recommend that the applicant work with the County to do its best to meet current
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standards for stormwater management.
• Recommend that the County’s urban forester work with the applicant to preserve as

many trees as possible.
• Recommend that the applicant develop a parking management plan for tenants

during the period of construction.

Staff and the applicant agree to the sidewalk widths, as discussed above and as reflected
in Condition #16.  Staff and the applicant are working on revisions to the façade
materials on the sides of the building that face 15th Street South and South Fern Street.
 The applicant has agreed to provide an architectural screening treatment for the
mechanical structures on the roof, as required in Conditions #29 and 40.  The applicant
has agreed to the Planning Commission’s recommendation regarding stormwater
detention, and this is stated in Condition #66.  Condition #2 includes the
recommendation regarding tree preservation, to which the applicant has agreed.  In
addition, the applicant has agreed to replace trees to be removed from the site based on
the County’s tree replacement guidelines.  This is reflected in Condition #67.  Finally,
the applicant has agreed, as reflected in Condition #60, to develop a parking
management plan that includes interim parking for tenants, guests, and visitors during
construction of the new building.

CONCLUSION:  The proposed site plan is consistent with the subject site’s
General Land Use Plan designation and zoning district.  Additional density would be
provided within close proximity to two metro stations.  The proposal would help to
enliven the street by bringing human-scale development to the street.  The proposed
building relates well to surrounding uses, and it screens some of the site’s existing
surface parking from the exterior of the site.  The project would also provide a
landscaped park area that would be accessible to the public.  In addition, the applicant
has agreed to upgrade streetscape along the entire perimeter of the site, in addition to
the areas adjacent to the new construction.  The applicant has also proposed to provide
affordable housing units to the County in lieu of the more common monetary
contribution to the Housing Reserve Fund.  For these reasons, staff believes that the
proposed site plan would promote and protect the public health, safety, and welfare and
therefore recommends that the County Board approve the site plan, with modifications
of use regulations for setbacks, coverage, and compact parking ratio, subject to the
following conditions and to all conditions of the related easement vacation, which
supersede all previous conditions.

• The following conditions of site plan approval (#1 through #10) are
valid for the life of the site plan and must be met by the developer
before the issuance of the Clearing, Grading and Demolition Permit.
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1. 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 in Administrative Regulation 4.1 and the revised
plans dated February 12, 2002 and reviewed and approved by the County Board
and made a part of the public record on March 9, 2002, including all renderings,
drawings, and presentation boards presented during public hearings, together with
any modifications proposed by the developer and accepted by the County Board or
vice versa.  This site plan approval expires three (3) years after the date of County
Board approval if a building permit has not been issued for the 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
together with any modifications proposed by the owner and accepted by the
County Board or vice versa.

2. The developer agrees to work with the County’s urban forester to identify as many
trees as possible to be saved, and to file a tree protection plan for any trees
proposed to be saved by the developer or specified to be saved by the approved
site plan and shown on any filing in connection with this case.  This plan shall
include any tree on adjacent sites 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 preservation
techniques on urban site and shall be filed in conjunction with the landscape plan
at the same scale as the landscape plan and the tree protection plan must be found
by the County Manager or his designee to meet the requirements of this site plan
before the issuance of the Clearing, Grading or Excavation permit.  At a minimum,
this plan shall include:

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

(b) Detailed specifications for any tree walls or wells proposed;

(c) A description of how and where building materials and equipment will be
stored during construction to ensure that no compaction occurs within the
dripline of the trees to be saved; and

(d) Identification of tree protection measures and delineation of placement of tree
protection.
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(e) Any tree required to be saved which dies (any tree which is 25% or more
dead shall be considered to have died) within two (2) 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 whose total calipers equals the caliper of the tree to be replaced and
which meet the minimum size and other requirements of condition #12a. and
b. below.

3. The developer agrees to produce 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 shall be the minimum acceptable
standard.  Color photographs on compact disc must be submitted in addition to
black and white photographs and the photo contact sheet at the end of the project
prior to the issuance of the Master Certificate of Occupancy.  The photographic
record shall include the following:

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.

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.

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.

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 record of the site as it appears before demolition shall be
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delivered to the Zoning Administrator prior to the issuance of a clearing, grading
or demolition permit.  The remaining records, including the completed compact
disc with the entire photographic history, shall be delivered to the Zoning
Administrator, before the issuance of a Master Certificate of Occupancy, for
placement in the County archives. 

If the "Fast Track" Permit Process (as defined in the brochure "The Fast Track
Permit Process" published by Arlington County, May 1990, and available from the
Arlington County Inspection Services Division) is selected by the developer, the
Site Clearance and Construction Phase photographs shall be submitted before the
issuance of the Footing to Grade Structure Permit, or the first Building Permit,
whichever comes first.  The Construction Phase photographs, showing any
construction to grade, shall be submitted before the Final Building Permit.  The
Construction Phase photographs showing all construction above grade and the Site
Completion Photographs and completed compact disc showing the entire
photographic history of the site shall be submitted before issuance of the Master
Certificate of Occupancy.

4. In addition to funding and constructing the utility undergrounding work, the
developer agrees to contribute at the rate of $50,000.00 per acre needed to
support the proposed development at 3.24 FAR to the County utility fund before
the issuance of the Building Permit or prorated consistent with a phasing plan for
the development. The total utility fund contribution for this site plan amendment is
$76,330.00 ($50,000 x 1.5266 effective 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 allocated to each
subdivided parcel.  The contribution, if not obligated by the County to pay for
utility undergrounding projects within 10 years from the date of payment, will be
refunded without any accrued interest to the development owners of record at the
time of any refund.

5. The developer agrees to develop a plan for temporary pedestrian and vehicular
circulation during construction. This plan shall identify temporary sidewalks,
fencing around the site, construction vehicle routes, and any other feature
necessary to ensure safe pedestrian and vehicular travel around the site during
construction.  The developer agrees to submit to, and obtain approval from, the
Department of Public Works, this plan which shall meet these standards, before the
issuance of the Clearing, Grading and Demolition Permit.

6. Not Applicable.
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7. Not Applicable.

8. 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 shall obtain
all necessary permits.

9. The developer agrees to file three copies of a site plan, 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.

10. 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, and to the Zoning Administrator, and shall be
posted at the entrance of the project.

b. Before commencing any clearing or grading of the site, the developer shall
hold a 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 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.  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.

c. 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.

d. 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
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debris.

e. Throughout construction of the project, construction work shall be in
accordance with Section 15 of the Arlington County Noise Ordinance.

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

• The following Conditions of site plan approval (#11 through #30) 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.

11. The developer agrees to submit a detailed final site development and landscape
plan.  The plan shall be submitted at a scale of 1 inch = 25 feet, in conjunction
with the final site engineering plan as required in Condition #14 below.  Both the
final site development and landscape plan and the site engineering plan shall
agree, and the developer shall ensure that there are no conflicts between the street
trees and utilities.  The developer shall obtain approval by the County Manager or
his designee 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 plan approved as a part of the site plan, and, at a minimum, shall
conform to the landscaping requirements in Condition # 12 below; the Rosslyn-
Ballston Corridor Streetscape Standards; the Sector Plans; 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 (1/16 inch = 1 foot,
1/8 inch = 1 foot, or 1/4 inch = 1 foot).  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 the Department of Parks,
Recreation and Community Resources and shall be accompanied by the site
engineering plan.  The installation of all plant materials shown on the final
landscape plan shall take place before the issuance of the first Certificate of
Occupancy.  The final site development and landscape plan shall include the
following details:
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a. 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;

b. The location, dimensions, and materials for driveways, driveway aprons,
service drives, parking areas, interior walkways, plaza areas and sidewalks, as
well as for address indicator signs.  Plaza areas shall contain special paver
treatments that coordinate in design, color and materials with the treatment
of the public sidewalk.

c. The location and types of light fixtures for streets, parking, walkway and
plaza areas;

d. Topography at two (2) foot intervals and the finished first floor elevation of
all structures;

e. Landscaping for plaza areas, raised planters, surface parking areas, service
drives, including a listing of plant materials, and details of planting, irrigation
and drainage; and

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

g. The developer agrees to submit a maintenance agreement in which it agrees
to ensure that all plaza areas and other landscaped areas located on private
property are kept in a clean and well-maintained condition after the expiration
of the two year guarantee required in #12a. below and to follow the terms of
that maintenance agreement approved for that purpose by the Zoning
Administrator, as required in Section 32A of the Zoning Ordinance.

12. The developer agrees that all landscaping shall conform to Department of Public
Works Standards and Specifications and to at least the following requirements:

a. Planting materials shall be of good nursery stock and a nursery guarantee
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shall be provided by the developer for two years including the replacement,
as needed, and maintenance (to include but not be limited to pruning,
feeding, spraying, mulching, weeding, and watering) of all landscape
materials following the issuance of the Master Certificate of Occupancy;

b. 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, other than street trees, (shade or canopy trees
such as Oaks, Maples, London Plane Trees, Japanese Zelkovas, etc.) - a
height of 12 to 18 feet with a minimum caliper of 3 to 3 1/2 inches,
except as indicated in Condition #16 below.

(2) Evergreen trees (such as Scotch Pines, White Pines, Hemlocks, etc.) – a
minimum height of 8 to 10 feet.

(3) Ornamental deciduous trees (such as Cherries, Dogwoods,
Serviceberries, Hornbeams, etc.)- a height of 10 to 14 feet with a
minimum caliper of 1 1/2 to 2 inches.

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

(5) Groundcover - in 2" pots.

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

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

e. Soil depth shall be a minimum of four (4) feet for trees and tall shrubs and
three (3) feet for other shrubs, except where otherwise approved as part of
the final landscape plan.  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 finished grade adjacent to them;

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

g. 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;  

h. The developer agrees to notify the Department of Parks, Recreation and
Community Resources (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.

13. 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.

14. The developer agrees to submit final site engineering plans, to the Department of
Public Works.  The plans shall be drawn at the scale of 1 inch = 25 feet and be 24
inches by 36 inches in size.  Neither the Excavation/Sheeting and Shoring permit
nor the first Building Permit shall be issued until final site engineering plans and
final site development and landscape plan agree and are approved, and the
sequence of construction has been approved by the Department of Public Works,
as consistent with all site plan approval requirements and all County laws and
policies.

15. 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.

(1) The developer agrees to construct new curbs and gutters along the 15th Street
and South Fern Street frontages of the site as shown on the plans dated
February 12, 2002 and as shown on the developer’s final engineering plans
approved by the County Manager or his designee;

(2)   The developer agrees to construct six (6) new crosswalks as shown on the
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plans dated February 12, 2002 and as shown on the final engineering plans
approved by the County Manager or his designee.  The construction shall be
with concrete pavers unless the County Manager or his designee authorizes a
different material or technique in order to be consistent with County policy at
the time of approval of the final engineering plan.  Crosswalks shall be
constructed at the following locations:

a)       Four (4) 10-foot wide crosswalks at the intersection of 15th Street and
South Fern Street.

b) Two (2) 10-foot wide crosswalks at the intersection of 15th Street and
South Eads Street linked to the subject site.

(3) The developer agrees to construct two nubs with two handicapped ramps for
each nub as shown on the plans dated February 12, 2002 and as shown on
the final engineering plans approved by the County Manager or his designee.

(4) The developer agrees to construct a raised concrete pedestrian refuge island
at the intersection of 15th Street and South Eads Street as shown on the plans
dated February 12, 2002 and as shown on the final engineering plans
approved by the County Manager or his designee.

(5)   The developer agrees to install a total of twelve (12) pedestrian countdown
signals at locations where the new crosswalks are to be constructed.

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. 

16. The developer agrees that sidewalks along all street frontages of this development
shall be paved with brick or an interlocking concrete paver, except as shown along
the frontages of the site not adjacent to the new construction, and shall be placed
on a properly engineered base approved as such by the Department of Public
Works.  The sidewalk treatments shall continue across all driveway aprons for
loading and garage entrances along all frontages of the site plan, and there shall
be no barriers to impeded the pedestrian flow of traffic.  The final selection of
materials and colors to be used shall be as determined by the County Manager or
his designee on the final site development and landscape plan in accordance with
applicable urban design standards approved by the County Board and in effect at
the time of the site plan approval.  The sidewalks shall contain street trees in tree
planting areas planted with either liriope muscarii, euonymous fortunei
(Wintercreeper), hypericum, calycinum (Aarons Beard), juniperius conferta (Shore
Juniper), or grass as ground cover.  Street trees shall not be placed within the
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vision obstruction area.  All public walkways shall be constructed to County
Standard.  Street trees shall be guaranteed by the developer for two years after
final acceptance of the right-of-way improvements by the Department of Public
Works.  Before acceptance of the right-of-way improvements, a bond and an
agreement for this guarantee period shall be submitted to the Department of
Public Works by the developer and executed by the developer in favor of the
County.  The developer agrees to maintain the street trees for the life of the site
plan.  The sidewalk sections and street tree species shall be as follows:

15th Street South - A minimum seven-foot wide sidewalk plus a five to six-foot
wide planting strip, and planted with existing London Plane street trees, 30 feet
apart on center.  Any future replacement of street trees will be with 6 to 6 ½ inch
caliper London Plane trees.

South Fern Street - A minimum eight-foot wide sidewalk, except where
necessary to preserve any existing trees, plus a six-foot wide planting strip, and
planted with 4 to 4 ½ inch caliper Willow Oak street trees, 30 feet apart on center
adjacent to the new construction.  A minimum five-foot wide sidewalk (existing
width) adjacent to the existing building, with a double row of eight inch brick or
concrete pavers perpendicular to the sidewalk at 20 foot intervals, plus the existing
planting strip planted with grass.

18th Street South – A minimum five-foot wide sidewalk (existing width)
adjacent to the existing building, with a double row of eight inch brick or concrete
pavers perpendicular to the sidewalk at 20 foot intervals, plus the existing planting
strip planted with grass.

South Eads Street -  A minimum five-foot wide sidewalk (existing width)
adjacent to the existing building, with a double row of eight inch brick or concrete
pavers perpendicular to the sidewalk at 20 foot intervals, plus the existing planting
strip planted with grass.

17. 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.  This zone shall be a minimum of five (5) feet deep and shall
extend from the back of the street curb to the back of the public sidewalk (the
sidewalk width shall be as defined in condition #15 above).  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.  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
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and the final site engineering plan.

18. 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.

19. 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 inch 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.

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

21. 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.

The developer agrees to provide three (3) new fire hydrants, including one (1) on
South Fern Street and two (2) on 15th Street, to assure adequate fire hazard
protection coverage.

22. The developer agrees to show on the final engineering plans 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.

The County shall TV-Inspect the sanitary sewer lines serving the site and shall
identify the improvements that are required to adequately service the
development.  The developer shall repair or replace any sections or appurtenances
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of the sanitary sewer serving the development 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.

23. 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 horizontal standpipes or fire hydrants shall be installed prior to the issuance of
the Final Building Permit.

24. The developer agrees to remove and replace any existing curb, gutter and sidewalk
along the street frontages of this site which is in poor condition or damaged by the
developer according to Arlington County standards and specifications, prior to the
issuance of the first Certificate of Occupancy.

25. The developer agrees to pay the capital cost for the installation of approved
Arlington County street lighting along all frontages of the site prior the issuance of
the Excavation/Sheeting and Shoring Permit.  In addition, the developer agrees to
furnish and install all conduit and junction boxes necessary for the lighting system.
 All construction shall meet Virginia Power standards.  Lighting shall be in
accordance with the following:

• double globe “Carlyle” standard street lights along the 15th Street frontage of
the site;

• single globe “Carlyle” standard street lights along the South Eads Street, 18th

Street South, and South Fern Street frontage of the site.
• the developer agrees to pay for the cost should the County decide that

additional standard thoroughfare lights are necessary to provide adequate
lighting for street safety purposes.

26. 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 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
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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, a "stop work order" will be issued, and construction halted until the
violation has been corrected.

27. The developer agrees that the final site development and landscape plan, which
shall be submitted and approved prior to the issuance of the Excavation/Sheeting
and Shoring Permit, shall include the following:  Brick or a concrete unit paver
shall be used on access drives, automobile drop-off areas, plaza areas and interior
walkways as shown on the plans dated February 12, 2002 and reviewed and
approved by the County Board and made a part of the public record on March 9,
2002, together with any modifications proposed by the developer and accepted by
the County Board or vice versa.  Interior walkways shall have a minimum width of
four (4) feet.  The materials and colors used are subject to approval by the County
Manager or his designee 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.

28. 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.

29. The developer agrees that the design of the facade treatment and the architectural
treatment to screen rooftop mechanical equipment for the buildings and the
materials to be used on the facades shall be as substantially specified and shown
on the submitted drawings dated February 12, 2002 and as presented to the
County Board and made a part of the public record on March 9, 2002, 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.  Aside from glass, only masonry may be shown on the
facades facing South Fern Street and 15th Street South.  The developer agrees to
submit colored drawings and renderings, and material samples, for review by the
County Manager or his designee prior to the issuance of the Excavation/Sheeting
and Shoring Permit.  The developer further agrees to obtain the approval of the
County Manager or his designee of the façade treatment as being consistent with
the County Board approval before the issuance of the Footing to Grade Structure
Permit or first Building Permit, whichever comes first.

30. All required easements and right-of-way agreements shall be submitted to the
Department of Public Works before issuance of the Excavation/Sheeting and
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Shoring Permit, and be approved and recorded among the land records of the
Clerk of the Circuit Court of Arlington County, by the developer before the
issuance of the Final Building Permit.

• The following Conditions of site plan approval (#31 through #38) 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.

31. Upon approval of the final site engineering plan the developer agrees to submit a
performance bond estimate for the construction or installation of all facilities (to
include street trees and all landscape materials) within the public rights-of-way or
easements to the Department of Public Works for review and approval.  Upon
approval of the performance bond estimate by the Department of Public Works,
the developer agrees to submit a performance bond in the approved amount of the
estimate and 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 to the Department of Public Works and this bond shall be executed by
the developer in favor of the County before the issuance of the Footing to Grade
Structure Permit.

32. The developer agrees that all electrical transformers shall be placed underground
in vaults which meet Virginia Power standards.  These vaults may be placed in the
street right-of-way or in driveways if approved by the County on the final site
engineering plan.  Ventilation grates may not be located within public sidewalks or
within that portion of the public right-of-way between the street curb and any
building which is used as a walkway.  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 10 feet to water
mains and sanitary sewers unless otherwise approved by the owner of that utility. 
All vault ventilation grate and utility locations shall be approved by the Department
of Public Works as part of the review of the final site engineering plan and by the
Zoning Administrator before the issuance of the Footing to Grade Structure Permit.

33. The developer agrees that interior space shall be provided for the collection,
storage and compaction of trash, as well as appropriate facilities for the recycling
of reusable materials as defined by the County.  This space may not be in a
loading berth.  Drawings showing compliance with this condition shall be approved
by the Zoning Administrator before the issuance of the Footing to Grade Structure
Permit.

34. The developer agrees that all loading docks shall be in the interior of the building,
except as shown on plans dated February 12, 2002, and reviewed and approved
by the County Board and made a part of the public record on March 9, 2002,
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together with any modifications proposed by the developer and accepted by the
County Board or vice versa, and shall also comply with the requirements of Section
1 (minimum 12 foot clear width [including entrances], 30 foot length and 14 foot
clearance) and Section 33.C.5 of the Zoning Ordinance, and shall contain roll-
down doors if in the interior of the building.

35. The developer agrees that parking garages shall be designed to allow access and
use by vans, and all new garage entrances shall have a minimum clearance of 86
inches.  At least 10% of the total parking supply shall be accessible to vans and
shall be conveniently located on the level of the garage closest to street level or
conveniently located in existing surface spaces.  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.

36. The developer agrees to ensure that all parking spaces comply with the
requirements of Section 33 of the Zoning Ordinance.  Unless otherwise approved
by the County Board, the number of compact spaces may not exceed 30 percent of
the total number of spaces provided.  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.

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

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

Two (2) visitor/customer spaces for every 10,000 square feet, or portion thereof,
of the first 50,000 square feet of retail floor area; one (1) space for every 12,500
square feet, or portion thereof, of additional retail floor area and one (1) employee
space for every 25,000 square feet, or portion thereof, of retail floor area.

These 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 the sidewalk or on any area in the public right-of-way intended
for use by pedestrians.  The facilities for office and residential users must meet the
acceptable standards for Class I storage space and be highly visible from an
elevator entrance, a full-time parking attendant, a full-time security guard or a
visitor/customer entrance.  Facilities for visitors/customers must meet the
standards for either Class II or Class III storage space and be highly visible from a
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main street level visitor/customer entrance.  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.

38. The developer agrees that all plaza areas used for vehicular access and all surface
parking areas shall be constructed to support the live load of any fire apparatus. 
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 encroach in fire lanes.  Compliance with this
condition shall be demonstrated before issuance of the Footing to Grade Structure
Permit.

• The following Conditions of site plan approval (#39 through #43) are
valid for the life of the site plan and must be met by the developer
before issuance of the Final Building Permit.

39. The developer agrees to remove or place underground all existing aerial utilities
within or along the periphery of this site prior to the issuance of the final building
permit.  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.

40. The developer agrees that mechanical equipment shall be screened so as not to be
visible from public rights-of-way or from other buildings.

41. The developer agrees that the use of any penthouse shall be limited to mechanical
equipment and equipment maintenance space or radio transmitters and receivers
as required in condition #51.

42. The developer agrees to submit engineering site plans and building plans to the
Crime Resistance Section of the Arlington County Police Department for its review
of security measures before the issuance of the Final Building Permit.

43. 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.

• The following Condition of site plan approval (#44) is valid for the life
of the site plan and must be met by the developer before the issuance
of the Shell and Core Permit.
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44. The developer agrees to develop a comprehensive sign plan and all exterior signs
shall be consistent with the guidelines contained in "Sign Guidelines for Site Plan
Buildings” and with Section 34 of the Zoning Ordinance.  The Zoning
Administrator shall determine whether the signs meet the standards of the
guidelines and the Ordinance.  No sign permits will be issued until a
comprehensive sign plan is approved. The comprehensive sign plan shall be
approved before the issuance of the Final Building Permit.  All proposed rooftop
signs shall require a site plan approval or amendment.

• The following Conditions of site plan approval (#45 through #50) 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.

45.   The developer agrees to submit a detailed Transportation Management Plan to be
approved by the County Manager or his designee before the issuance of the
Certificate of Occupancy for the building.  The Transportation Management Plan
shall describe the developer’s efforts to implement, but not be limited to, the
following strategies:

A. Maintain membership in Arlington Transportation Partners (ATP), or
successor entity, at no cost to the developer, on behalf of the property
management company.

B. Designate a member(s) of building management as Property Transportation
Coordinator to be a primary point of contact and with responsibilities for
coordinating and completing TDM obligations.

C. Provide in the residential business center a Transportation Kiosk (static
display with printed materials or dynamic display with direct electronic link to
CommuterPage.comTM) to provide transportation-related information to
residents and visitors, the content of which shall be approved by the
developer.

D. Provide SmarTrip cards free to tenants signing leases and employees of the
property management company.

E. Provide or administer a sustainable commute benefit program for employees
of the Property, (which program shall include, at a minimum, at the
developer’s option, pre-tax employee contributions and Metrochek match
contributions of at least $40 per month).

F. Distribute transit information to residents and visitors (and extend
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requirement to on-site businesses) to include the following items:

1. Distribute a new-resident package provided by Arlington County that
includes site-specific transit-related information to each person signing a
lease.

2. Place a reference to Crystal City and Pentagon City Metro Stations in
promotional materials and advertisements.

3. Distribute information in recruiting and employment materials regarding
commute options and assistance services available.

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

5. Participate in Ozone Action Days and other regionally sponsored clean
air, transit and traffic mitigation promotions by advertising such
promotions in a manner and at such locations within the building
acceptable to the developer.

G. Maintain at least one on-site business center (including at a minimum, access
to copier, fax and internet services) which shall be made available to support
residents of the building who choose to work from home.

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

I.     Comply with requirements of Site Plan Conditions to provide bicycle
parking/storage facilities, a Parking Management Plan and construction worker
parking.

J.     Provide for taxi passenger loading and unloading at the main entrance to the
residential building as approved by the Site Plan.

K.     Designate an accessible paratransit pickup, drop-off and passenger waiting
area at the main entrance to the residential building to be designated with
appropriate signage, for use by building tenants, visitors and employees.  The
developer shall provide an accessible pathway to the area and sufficient space
for loading and unloading of wheelchairs from vans.

L.     Provide effective directional signage subject to approval of a Comprehensive
Sign Plan (parking, deliveries, taxi stand, etc.) to direct residents and visitors
to appropriate locations on the property.

M.    Conduct one transportation performance monitoring study (two years after
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occupancy of the residential building) to include an all-day count (15-minute
increments) of vehicles at the garage entrances and the drop-off entrance,
and provide a report summarizing findings to the County.

N. In addition to supporting the ongoing activities of the Property Transportation
Coordinator and other commitments of this TMP, the developer agrees to
contribute to the Commuter Assistance Program to sustain direct and indirect
on-site and off-site services in support of TMP activities for the entire
residential component of the project as follows:  A one-time $4,000 total
contribution with a commitment to subsequent total annual contributions of 
$2,000 per year for a period of ten (10) years.  Payment on this commitment
will begin as a condition of issuance of the first Certificate of Occupancy for
the first finished unit in the completed building.  Subsequent payments will be
made each year on the anniversary of the issuance of the first certificate of
occupancy.

O.    Upon approval of the TDM plan, the developer agrees to implement all
elements.

46. The intent of this condition is to ensure that at least one parking space is available
in perpetuity for parking use by each unit in the building.  Accordingly, the
developer agrees to offer the use, for rental units, and the purchase or use for
condominium units, of at least one parking space for each dwelling unit.

Further, for condominium units, the developer agrees to notify the Zoning
Administrator at the time of the settlement of the last dwelling unit.  If excess
parking spaces are available at the time of settlement of the last dwelling unit, the
number of excess parking spaces equaling the number of dwelling units which
were sold without a parking space, shall first be offered exclusively for a period of
twelve (12) months to the owners of those dwelling units which were sold without
a parking space.  Any other remaining spaces shall be offered to all dwelling unit
owners or transferred to the condominium, cooperative or homeowners
association.  By the end of twenty four (24) months following the settlement of the
last dwelling unit, the developer agrees to relinquish in writing to the
condominium, cooperative or homeowners association any and all remaining
interest in the parking spaces or garage and a copy shall be filed with the Zoning
Administrator.  The future purchase of any parking spaces shall be limited to the
dwelling unit owners or condominium, cooperative or homeowners association of
the building.

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

47. 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 as
described in Condition #11 above, including review by the Arlington County Police
Department, for compliance with the Zoning Ordinance, Section 2, Subsection H,
and the Illumination Engineering Society of North America Standards and shall not
be approved as part of the final landscape plan unless it meets these standards. 
The lighting shall be installed and tested before the issuance of the First Certificate
of Occupancy.

48. 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, Community
Improvement 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.

49. The developer agrees that a copy of the conditions of this site plan approval shall
be made available to prospective purchasers or renters with the condominium's,
cooperative's or homeowners association's bylaws or agreements.  Documentation
that this condition has been satisfied shall be provided to the County Manager or
his designee before the issuance of the First Certificate of Occupancy.

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

• Post Certificate of Occupancy:  the following Conditions of site plan
approval (#51 through #56) are valid for the life of the site plan.

51. In order to maintain the effectiveness of the County's public safety communications
systems, the County reserves the right to install radio transmitters and receivers in
the penthouse or top floor and antennae on the roof of the proposed buildings at
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no charge to the County 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.  Upon request by the County, the developer agrees to
provide 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.

52. The developer agrees that any structural addition shall be subject to the approval
of the Zoning Administrator consistent with Section 36.H.2.c of the Zoning
Ordinance.  If the Zoning Administrator determines that the proposed
improvements have a significant impact on the site plan, a site plan amendment
shall be required.

53. The developer or owner agrees to remove snow from all interior streets and
interior and exterior sidewalks within a reasonable time after the snow has stopped
falling.

54. The developer agrees that the maintenance of the common area, walkways, private
drives and parking areas which are tied to condominium units shall be provided for
by the condominium's, cooperative's or homeowners association's bylaws or
agreements consistent with Section 2.D.6 of the Zoning Ordinance.

55. 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.

56. The density allocated for any subdivided parcel on 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 (#57 through #64) are
valid for the life of the site plan and must be met before the issuance of
the permit specified in each Condition.

57. Prior to the issuance of any permit for any activity on the site, the developer
agrees to execute documents requested by the County to evidence agreement to
an approved final Affordable Housing Plan as set forth in a January 23, 2002,
letter from Ryan Carley to Betts Abel, including, but not necessarily limited to, the
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following conditions:

a. County/Developer Agreement/Affirmative Marketing Plan: The
developer agrees to execute an agreement with the County wherein it agrees
to all of the terms and conditions outlined in its Affordable Housing Plan,
together with the following conditions "b" through "d" outlined below. This
agreement shall include an Affirmative Marketing Plan in substantially that
form as required by the U.S. Department of Housing and Urban Development
and including, at a minimum, the elements specified in the Developer’s final
Affordable Housing Plan and Affirmative Marketing Plan and shall be in a
form and substance acceptable to the County Manager, with the concurrence
of the County Attorney.

b. Affordable Rents/Marketing Period: The developer agrees that the
affordable rents shall be defined as rents which require a qualified household
(with annual income no higher than the affordability levels in whatever
affordable plan Option offered by the developer is ultimately approved by the
County Board) to pay no more than 30% of income for rents plus utilities.

c. Rent Increases: The developer agrees that rent increases shall be based on
area median income increases as published by HUD, subject to a maximum
cap of 5% per year.  Also, after the initial 5 year period, annual rent
adjustments shall not exceed the established affordability level for the rents
minus a utility allowance as per the Utility Allowance Schedule annually
approved by HUD for the Arlington County, VA Section 8 Housing
Certificate/Voucher Program.

d. Compliance Period: The developer agrees that the affordable housing plan
shall require units to remain affordable for a term of 30 years from the date
that each affordable unit is initially occupied.

The developer agrees, at all times, to fully comply with the requirements of such
documents and the plan.

58. The developer agrees to save an existing specimen tree in the landscaped area at
the corner of South Eads Street and 15th Street South, as shown on the landscape
plan dated February 12, 2002.  This tree shall be included in the tree protection
plan as described in Condition #2.

59. The developer agrees to incorporate the use of “green building” components, as
set forth in a letter from Ryan Carley of Charles E. Smith Residential to Lisa Maher,
Arlington County Planning Division, titled “The Lofts at Crystal Towers Response
to Department of Environmental Services’ Recommendations Regarding ‘Green’
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Component” and dated January 17, 2002.   Prior to application for a Master
Certificate of Occupancy, the developer agrees to submit to the County Manager
documentation of all building components that could earn the developer points
under the U.S. Green Building Council’s system for LEED certification in order to
determine the level of environmental “green building” technologies incorporated in
the building.  The developer agrees to immediately notify the County Manager and
the Zoning Administrator of any certification level received from the U.S. Green
Building Council.

60. The developer agrees to submit to the Zoning Administrator an interim parking
management plan, which outlines how tenant, guest, and visitor parking will be
provided during construction of the new building, and how guests and visitors will
be directed to the parking spaces.  This plan shall be subject to review and
approval by the Zoning Administrator prior to the issuance of the Clearing,
Grading and Demolition Permit.

61. The developer agrees to submit to the Zoning Administrator a parking
management plan, which outlines how tenant, guest, and visitor parking for the
building will be provided, where the parking will be located, and how guests and
visitors will be directed to the parking spaces.  This plan shall be subject to review
and approval by the Zoning Administrator prior to the issuance of the first
Certificate of Occupancy.

62. The developer agrees to dedicate and record a deed of public access easement, in
favor of the County and the public, in form and substance approved by the County
Manager and County Attorney, for the landscaped area at the corner of 15th Street
south and South Eads Street (approximately 4,650 square feet) as shown on the
sketch dated January 23, 2002 and attached to the County Manager’s report dated
January 25, 2002.  The approved deed of easement shall be recorded among the
land records of the Clerk of the Circuit Court of Arlington County, Virginia, before
the issuance of the first Certificate of Occupancy.  The developer agrees to install
and maintain lighting, seating, trash receptacles, and signs noting that the
landscaped area is public space.  The final design of the landscaped area shall be
reviewed by the Department of Parks and Recreation and the Planning Division and
shown on the approved landscape plan.  The developer agrees, and the deed of
public access easement shall so provide, that the developer shall maintain the
landscaped area in perpetuity.

63. The developer agrees that use of the convenience space at the Crystal Towers
development shall be limited to the following retail or secondary retail uses, or
uses determined to be similar by the Zoning Administrator as acceptable uses for
this space.  Access to the convenience areas shall remain from the interior of the
buildings and at no time shall signs for directional or identification purposes be
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allowed on the exterior of the site.

Blueprinting or photostating
Day care
Film processing kiosk or film exchange
Gallery/exhibiting space
Health Club
Mailing service, including bulk mailing
Medical or dental service, clinics, laboratories
Photocopy service
Photography studio
Printing, lithographing, or publishing
Tailor or dressmaker
Upholstery shop
Insurance brokerage
Newsstand
Shoe repair
Drugstore
Book, stationery, or card shop
Clothing and wearing apparel shop

64. The applicant agrees to improve the existing Metro bus stop located on 15th Street
near S. Eads Street, including constructing a concrete pad for transit riders, to
comply in full with County standards, Americans with Disabilities Act (ADA) and
any regulations adopted thereunder, as well as any other applicable laws and
regulations.  Such improvements should be shown in the final engineering plans
approved by the County Manager or his designee, and shall be completed before
issuance of the first Certificate of Occupancy for the part of the project approved
by the County Board on March 9, 2002.

65. The developer agrees to contribute $25,000 to the County's Public Art Fund to be
used toward a future public art project in the Pentagon City or Crystal City area. 
This payment shall be made before issuance of the final building permit for the
new building.

66. The developer agrees to work with the Department of Public Works to develop a
stormwater management plan that meets current County standards for stormwater
management on the site or that comes as close as is reasonable to meeting these
standards, given practical considerations created by the existing and proposed
development. The developer agrees to submit and obtain approval of this plan by
the County Manager or his designee as meeting the requirements of this condition,
as part of the final engineering plan.
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67. The developer agrees to replace all trees removed as a result of the new
construction in accordance with the Arlington County, Virginia Tree Replacement
Guidelines.  The developer shall prepare a tree replacement plan, developed with
assistance of the County’s urban forester, to plant replacement trees on site or on
County-owned land. The developer agrees to submit and obtain approval of this
plan by the County Manager or his designee as part of the final site development
and landscape plan.
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PREVIOUS COUNTY BOARD ACTIONS: 

February 4, 1965 Deferred a rezoning from “C-2” to “RA-H” (Z-1793-
65-2) and an associated site plan for two apartment
buildings.

March 6, 1965 Approved General Land Use Plan amendment from
“General Business” to “Medium” Residential.

Approved a rezoning from “C-2” to “RA-H” (Z-1793-
65-2) and an associated site plan for two apartment
buildings.

May 8, 1965 Approved a rezoning from “RA-H” to “RA4.8” and
reinstated the site plan for (Z-1807-65-3).

July 24, 1965 Approved an amendment (Z-1793-65-2) to construct
a lobby connecting the two towers and to modify
parking.

November 20, 1965 Approved a site plan amendment (Z-1793 and Z-
1807) to redesign and relocate the swimming pool,
redesign and readjust the deck to complement the
pool, eliminate 25 parking spaces in the swimming
pool area, increase number of enclosed parking
spaces under the extended deck, improve parking
garage circulation, and provide a curb cut on South
Eads Street.

March 12, 1966 Approved amendment (Z-1793 and Z-1807) to permit
the use of 747 square feet of floor area approved as a
barbershop (U-1575-63) as a commercial area to
house a travel agency.

July 30, 1966 Approved amendment to permit five permanent signs
along South Eads Street.

October 8, 1966 Approved amendment to modify the 12th floor of the
North tower that resulted in an increase of six
residential units.

October 21, 1967 Approved amendment to permit the use of the 15th
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Street South right-of-way easement for off-street
parking until such time that the County requires the
additional right-of-way.

November 4, 1967 Approved amendment to permit conversion of two
existing penthouse units to two two-bedroom and two
efficiency units.

February 5, 1983 Accepted withdrawal of an amendment to permit
excess on-site parking spaces to be used by
employees of Charles E. Smith Companies
(commercial parking in a residential zone) and to
allow compact car spaces.

January 7, 1995 Approved amendment to permit both retail and
secondary retail uses in the first floor convenience
commercial area, subject to all previous conditions
and a new condition #7.

May 17, 1997 Approved amendment to permit alterations in the
existing parking layout, including an increase in
compact spaces, modifications to open space, and
installation of a six foot perimeter fence.

February 9, 2002 Deferred amendment to permit a residential building
of 215,456 sq. ft.


