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SUBJECT: SP #346 FINAL SITE PLAN (CARRY-OVER) APPROVAL for
approximately 654,000 square feet of office and retail use with
modifications of use regulations for parking and pedestrian bridges,
& related infrastructure plan; premises known as 2805 Crystal Dr.
(RPC# 34-027-032, -021) (Potomac Yard/South Tract)

RECOMMENDATIONS:
A. Approve the Final Site Plan for Land Bay A of the Potomac Yard PDSP,

with modifications of use regulations to exclude tenant storage and
pedestrian bridges from the density calculations, and to permit hybrid
parking spaces, subject to the approved PDSP conditions and the
conditions of the staff report.

B. Defer action on the Preliminary Infrastructure Plan to the Planning
Commission meeting on April 8, 2002 and the County Board meeting on
April 20, 2002.

SITE: The Potomac Yard Phased Development Site Plan (PDSP) is located
on the South Tract, in the Jefferson Davis Corridor.  The proposed
development would be located on Land Bay A, the northernmost
development parcel in the Potomac Yard PDSP.  Land Bay A is
bounded by Crystal Drive on the west, the railroad corridor on the
east, the future Potomac Avenue on the south, and the airport
viaduct on the north.  Further west, across Crystal Drive, are the
Hyatt Regency Hotel and the Airport Plaza Site Plan which is
currently developed with one office building. 
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ZONING: “C-O-1.5” Commercial Office Building, Hotel, and Apartment
Districts.

LAND USE: For the South Tract:  Striped pattern of 1/3 “Medium" Residential
(37-72 units/acre) and 2/3 "Low" Office-Apartment-Hotel, with
Note 18 stating:  "The County Board has designated this areas as
eligible for an additional gross floor area of up to 1.161 million
square feet of development over and above the base density for the
site, which may be granted upon fee conveyance to the County of a
sufficient amount of property, as determined by the County Board,
for park, open space and community recreation use, in accordance
with Section 36.H.5. of the Zoning Ordinance.  The total base and
additional densities shall include a minimum of 1/3 for residential
use, including hotel, and a maximum of 2/3 for office and
commercial uses."

NEIGHBORHOODS: Aurora Highlands Civic Association, Arlington Ridge Civic
Association, Crystal City

SUMMARY: The applicant proposes to develop Land Bay A of the Potomac Yard PDSP
with 654,000 square feet of office and ground floor retail.  This is the first
final site plan in the PDSP and its architecture and design will set the tone
for the balance of the Potomac Yard development.  For the most part, the
site plan is consistent with the approved PDSP and Urban Design
Guidelines, with the exception of the three-story structure that adjoins the
two office towers in order to connect the above-grade parking and
ramping.  This departure from the design standards has been mitigated
through interesting design and increased Potential and Initial Retail Space
in this Land Bay.  Toward this end, as an exception to the approved PDSP,
the applicant will endeavor to lease all of the net ground floor space as
retail and will develop a retail attraction and marketing plan for the 17,784
square feet of space.  In staff's opinion the building design is of high
quality, and the treatment of the building base and entrances, in
combination with the proposed retail and sign program, will bring vitality
and activity to the street.  Additionally, the applicant proposes roof top
signage which would be located on the buildings' north and south
elevations and would not directly face the residential neighborhood to the
west or the George Washington Memorial Parkway to the east.

In accompanying Master Transportation Plan Amendment report, staff will
be recommending a cross-section and design for Crystal Drive adjacent to
Land Bay A.  In addition, the applicant proposes to construct all public
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streets and utilities within the PDSP and has submitted a proposed
Preliminary Infrastructure Plan for County Board approval.  Staff has not
yet completed its analysis of the Plan and is recommending that action on
the Plan be deferred to the April 20, 2002 County Board meeting.  As part
of the review, staff is considering having the transitway paved at the
outset of development as the applicant constructs the public streets.  In
staff's opinion this would be the most efficient way of implementing the
transitway and its operation would establish transit usage in the
development early on.  If the County decides on this approach, the
applicant has agreed to pave the transitway in conjunction with street
construction.  It is expected that, at some point in the future, the County
would agree to reimburse the applicant for the cost of construction of the
transitway minus $20,000 which the applicant has agreed to contribute
towards construction of the transitway in lieu of planting landscaping in
the transit corridor adjacent to Land Bay A.  With construction of the
transitway, staff and the applicant will be cooperatively working together
to identify the location and appropriate design for a permanent transit
station.  Criteria for the design of the transit station are identified in the
staff report.

Staff supports this first final site plan request for Land Bay A in the
Potomac Yard PDSP.  The proposed site plan complies with all applicable
PDSP conditions and is largely consistent with the Urban Design
Guidelines.  The proposed site plan also provides many community
amenities and the developer has agreed to contribute toward several
project-related services and County programs and initiatives, as follows:
• Pedestrian Safety Improvements:

q Up to four (4) new concrete paver cross walks adjacent to Land Bay
A (Condition #15).

q Modified and new traffic signals as warranted throughout the PDSP
(Condition #15).

q Eight (8) pedestrian countdown signals (Condition #15).
q Provision of traffic control devices or measures at project driveway

access points in Land Bay A (Condition #15).
• Transportation Management Plan (see attached Plan dated March 1,

2002)
• Transit Services:

q $75,000 contribution toward the purchase of a new Arlington
Transit bus.

q Design for a permanent transit station in PDSP, plus $65,400
contribution toward provision of initial and/or permanent transit
stations (Condition #68).

q $20,000 toward cost of paving transitway adjacent to Land Bay A,
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in lieu of planting landscaping (Condition #69).
• Housing Reserve Fund contribution: $706,300 (Condition #61).
• Utility Undergrounding Fund contribution: $196,200 (Condition #4).
• Public Art contribution: $50,000 (Condition #58).  The Arts

Commission is recommending a contribution of approximately
$175,000, based on one-half of one percent of the total above-grade
base construction costs.  This is not consistent with previous County
Board actions on other site plans, where contributions of $50,000 were
approved (Arlington Gateway, Liberty Center, Navy League, NRECA). 
Also, there is no policy to support the recommended contribution. 
Therefore, staff does not agree with the Arts Commission.  Staff is
recommending in Condition #58, and the applicant has agreed to, a
contribution of $50,000.

Other contributions required by the PDSP approval that relate to this final
site plan, include, but are not limited to, the following:
• Location of pump station on Water Pollution Control Plant site:

$25,000 for cost of land to developer (PDSP Condition #11(d)ii).
• Contribution toward improvements for off-site 33rd Street connection

to Route 1: $100,000 (PDSP Condition #21(d)ii).
• Transportation Management Program funding assessment: $134,650

(PDSP Condition #28).
• Neighborhood Traffic Calming contribution: $100,000 (PDSP

Condition #31).

Finally, the applicant proposes to provide the following amenities as a
result of the approved PDSP and the proposed final site plan:
• The applicant is actively pursuing the transfer of the North Tract to the

County.
• The final site plan includes the potential for almost 18,000 square feet

of retail including opportunities for destination restaurants and outdoor
dining.

• The final site plan includes a plaza which will incorporate public art.
• The final site plan includes landscape improvements to the area

beneath the airport viaduct.
• The applicant has agreed to attempt a LEED-certified rating for the

development.  It currently has 22 points, which is 4 points short of the
requirement for LEED-certification.

For the above reasons, staff recommends that the County Board approve
the final site plan request for Land Bay A, with modifications of use
regulations for exclusion of tenant storage and pedestrian bridges from
the density calculations, and for hybrid parking, subject to the approved
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conditions of the PDSP and the recommended conditions of the staff
report.  Additionally, staff recommends that the County Board defer action
on the Preliminary Infrastructure Plan until April 20, 2002.

BACKGROUND: 
Approved Potomac Yard Phased Development Site Plan 
On October 21, 2000, the County Board approved the Potomac Yard Phased
Development Site Plan (PDSP), and associated rezoning, GLUP Amendments, and
Master Transportation Plan Amendments for the North and South Tracts, as
summarized below: 
• South Tract

For the South Tract, the County Board approved:
1. As stated above, a General Land Use Plan (GLUP) Amendment to a striped

pattern of 1/3 "Medium" Residential (37-72 units/acre) and 2/3 "Low" Office-
Apartment-Hotel, with Note 18.

2. Amendments to the Master Transportation Plan:
q Master Transportation Plan - Part I:
§ Add 3 public streets:

a) Potomac Avenue, as a 4-lane minor arterial from Alexandria city line to
Crystal Drive;

b) An extended South Glebe Road, as a 4-lane minor arterial from Rt.1 to
Potomac Avenue; and,

c) 33rd Street, as a 4-lane minor arterial between Rt.1 and Potomac
Avenue.

§ Designate several streets as private streets:
a) 29th Street South, between Crystal Drive and Potomac Avenue;
b) 35th Street South, between Rt. 1 and Potomac Avenue;
c) 39th Street South, between South Clark Street and Potomac Avenue;
d) South Ball Street, between Glebe Road and 33rd Street; and,
e) South Clark Street, between 39th Street South and 33rd Street South.

q Arlington Bicycle Transportation Plan:
§ Add on-street bike lanes to Potomac Avenue, and a connection between

the Four Mile Run trail and the Potomac Ave. lanes.
q Arlington County Pedestrian Transportation Plan:
§ Add a pedestrian corridor, in conjunction with open space, between 29th

Street and Four Mile Run, with a connection to Alexandria.
q Master Transportation Plan:
§ Establish a transit-way from the Pentagon via Crystal City and Potomac

Yard to Alexandria.
3. A rezoning from "M-1" to "C-O-1.5".
4. A resolution affirming Arlington County's commitments to developing transit

facilities to provide high quality local transit service in the Jefferson Davis
Corridor and facilitating traffic movements between U.S. 1 in Arlington and
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Potomac Avenue.
5. A PDSP for 2.94 million square feet of office and retail development, 1 million

square feet of residential development (800-1200 units), and 469,835 square
feet of hotel development (625 hotel units plus 50,000 square feet of conference
facility).

The density and uses approved under the PDSP are organized around six (6)
land bay areas, which also incorporate a system of 3 major public open spaces as
a part of the development framework, and which reinforce the principles
articulated in the Urban Design Guidelines.  The distribution of approved uses
and densities are as follows:

Land Bay   Office GFA   Retail GFA   Residential GFA     Hotel GFA/rm               TOTAL GFA        
    A       650,000    4,000    - -       654,000
    B            -  10,000    - 469,835 (625 rooms)       479,835
    C    1,200,000  14,000    - -    1,214,000
    D       515,000  10,000                 250,000 -       775,000
    E       515,000  10,000                 250,000 -       775,000
    F                  -             12,000                  500,000                     -                             512,000     
TOTAL    2,880,000  60,000             1,000,000 469,835  (625 rooms)   4,409,836

        (800-1200 units)

Given existing traffic conditions, the approved PDSP discourages single-
occupancy vehicle usage as much as possible and encourages greater use of
alternative modes of transportation as a means of mitigating any additional
adverse impacts on surrounding streets and neighborhoods.  Implementation of
restrictive parking ratios, in combination with light rail or bus rapid transit service
and a significant Transportation Management Program (TMP), will help to
achieve a successful transit-oriented development.

The Potomac Yards Design Guidelines were developed to provide a design
framework for the future development of the South Tract as a coordinated
transit-oriented development and to set the parameters for a unified mixed-use
development whereby all components of the development relate well to one
another.  The Design Guidelines are to guide the review of future Final Site Plans
ensuring consistent development over an extended period of time.

• North Tract
For the North Tract, the following GLUP Amendments were approved:
1. For the area north of 6th Street South, from "Service Industry" to "Public"; and,
2. For the area south of 6th Street South, from "Service Industry" to "Low" Office-

Apartment-Hotel.



Final Site Plan Approval Request
SP #346                                                                                                                                               
   -7-

PLA-2749

Proposed Final Site Plan for Land Bay A
This is the first Final Site Plan proposal under the approved PDSP.  Land Bay A was
approved for a total of 654,000 square feet of office and retail development, which was
envisioned to be provided in two office buildings as shown in the illustrative drawings in
the Urban Design Guidelines.  Associated with this Final Site Plan request is the
proposed PDSP Preliminary Infrastructure Plan (PIP).  Condition #11 of the PDSP
approval requires that the PIP be approved at the time of the first Final Site Plan within
the PDSP, excluding a final site plan within Land Bay A.  However, because the
applicant plans to construct all public streets (including Potomac Avenue, Crystal Drive,
33rd Street, and extended Glebe Road and its intersection at Route 1) and utilities at the
outset of development and prior to the final site plan for subsequent land bays, County
Board approval of the PIP is required before the applicant can begin construction of the
public facilities.  Staff is recommending that the PIP be heard by the County Board on
April 20, 2002, when it has concluded its discussions on the proposed design and
location of the public streets, utilities, and the transit corridor.  Also, a Master
Transportation Plan Amendment request by Charles E. Smith Company to change the
alignment of Crystal Drive north of 27th Street from one-way northbound to two-way is
discussed in an accompanying staff report.  Given the uncertainty of the County’s
position and timeframe for concluding its discussions on the above PIP and Crystal
Drive alignment issues, the applicant has requested that the final site plan approval
request not include the Crystal Drive right-of-way.  The applicant has submitted cross-
section designs for Crystal Drive which staff is considering.  Upon resolution of the
Crystal Drive alignment and cross-section issues, staff will work with the applicant to
achieve the appropriate design.  Conditions are recommended (#15.a, 15.b, and 69) to
guide the follow-up decisions.
• Proposed Office Buildings: The developer proposes to construct two 12-story

office towers containing a total of 661,248 square feet of office and retail GFA.  The
total GFA includes 4,878 square feet of below-grade tenant storage and 2,370
square feet of pedestrian bridge, which the applicant has proposed to exclude from
the density calculations as modifications of use regulations.  Staff supports the
requests, as discussed in the Modifications of Use Regulations section of this report.
Therefore, the net GFA and density for the office development is 654,000 square
feet and 1.49 FAR, respectively.  The towers would be constructed in phases, with
the first building, Building One, constructed adjacent to the intersection of Crystal
Drive and Potomac Avenue.  When construction of both towers is complete, they
would be joined by a three-story connection.  Because the proposed parking would
be located above- and below-grade, the building connection would allow the above-
grade parking to be connected.  It would also allow space to locate the loading dock
facilities on the ground floor at the rear of the connection. The ground floor parking
spaces, ramps and service areas would be located behind retail and office uses
fronting on Crystal Drive.  Along the Crystal Drive frontage of the second and third
floors, the parking spaces would be hidden behind a façade of precast and false
glass windows designed to give the appearance of two-story ground floor and third-
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floor tenant spaces.  The proposed pedestrian bridge would comprise a maximum of
three (3) levels located between floors four through twelve. The proposed
pedestrian bridge is optional dependent upon occupancy of both buildings by a large
tenant comprising 400,000 square feet or more of the buildings’ floor space.
q Density: PDSP Condition #3 states that prior to conveyance of the North Tract,

the developer may develop Land Bays A and/or B, provided that sufficient land in
the South Tract is allocated to that development to support a maximum density
of 1.5 FAR.  To achieve the desired level of development (654,000 square feet
GFA), the developer is proposing to use, in addition to the land area in Land Bay
A (2.9022 acres), the land area of the existing rail corridor easement (7.1978
acres).  The total site area supporting the proposed final site plan is
approximately 10.1 acres or approximately 439,860 square feet, which results in
a total density of approximately 1.49 FAR.  The proposed density is consistent
with PDSP Condition #3.

q Building Design: The design principles and building criteria contained in the
Urban Design Guidelines call for high quality architecture, building designs and
materials that create visual interest, building bases that reinforce and animate the
public areas around them, and buildings that frame the streets and provide a
strong street wall.  The proposed building design generally meets the criteria
outlined in the Urban Design Guidelines.  The designs of the building towers and
connection have gone through several iterations in response to staff and SPRS
comments, and, in staff’s opinion, have greatly improved.  The most significant
design improvements include changes to the following:
a) Building connection entrance: A 3-story atrium space with a glass curtain wall

would disrupt the expansive wall at the base with a prominent entry feature.
b) Building connection roof: A landscaped terrace, including a vegetated roof

system, trees in planters and decorative gravel would be an accessible tenant
amenity and improve the aesthetics from the upper floors of the building
towers.

c) Penthouses:  An arched roof form would enclose the mechanical equipment
and provide architectural interest.

d) Building facades: Greater articulation and fenestration, including varied
building materials and increased glass at the corners, would add interest and
break up the mass.

e) Building Two’s lobby entrance: Its design has been enhanced to improve its
street presence and its relationship to Building One’s lobby entrance. 

The provision and design of the proposed 3-story building connection generated
significant discussion primarily among staff.  While the Urban Design Guidelines
envisioned the provision of above-grade parking in certain land bays due to the
existing water table, the Guidelines' building design criteria did not address
connecting above-grade parking located in separate buildings with a structure
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adjoining the buildings.  In staff’s opinion, the proposed building connection
represents a departure from the Urban Design Guidelines.  The connection
results in a building wall at the pedestrian level of approximately 612 feet in
length.  The provision of a well-designed building base, including the building
connection, is key to activating the street and mitigating the effect of the
expansive wall at the street level.  The design of the base would include
articulated building entrances, detailed façade treatments, substantial glass, and
retail storefront treatments which would enliven the pedestrian experience.

q Retail: The proposed ground floor Potential Retail Space totals 17,784 square
feet.  Condition #4.B. of the PDSP and the Urban Design Guidelines require
10,000 square feet of ground floor Potential Retail Space in Land Bay A.  Of that
amount, 4,000 square feet is required to be used as Initial Retail Space and the
balance could be used as non-retail or office if the developer is able to
demonstrate to the County that it was unable to lease the space as retail after
making reasonable efforts for one year.  As justification to support the
aforementioned 3-story building connection, the applicant has agreed to
designate a total of 17,784 square feet of ground floor space in Land Bay A as
Potential Retail Space and to use 6,000 square of that amount as Initial Retail
Space (Condition #57).  This represents an overall increase in the land bay’s
Potential Retail Space of 7,784 square feet, and an increase in the land bay’s
Initial Retail Space of 2,000 square feet.  The applicant has further agreed to not
discount the Initial Retail Space required in future developments by the proposed
additional 2,000 square feet of Initial Retail Space.  Condition #4.B. and the
Urban Design Guidelines also require that the Potential Retail Space be
constructed so as to be useable as retail space and have reasonable access to
building service areas, and that such spaces be designed and constructed to be
functional and attractive to prospective retail tenants, including floor to floor
heights of at least 12 feet, direct access to service corridors/areas, venting
systems required for restaurant uses, direct frontage and access on streets or
public areas, and clear glazing on windows.  The proposed Potential Retail
Spaces meet these criteria including floor to floor ceiling heights of at least 16
feet.

q Parking: A total of 1,024 parking spaces would serve the development and
would be located in three levels of below-grade and three levels of above-grade
parking garage.  The proposed office parking would total 953 spaces, for a
parking ratio of one space per 668 square feet.  PDSP Condition #8 requires an
office parking ratio of 1:580 for the first 500,000 square feet of office GFA, and
1:625 for the second 500,000 square feet of office GFA, for a total office parking
requirement of 1,080 spaces for the final site plan.  While the proposed office
parking is below the PDSP requirement, staff believes it is appropriate. 
Constraining the development’s parking supply would encourage greater transit
usage and increase the modal split.  Also, given the development’s distance from
existing residential neighborhoods, staff does not believe that it would result in
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overflow parking in those neighborhoods.  Parking for all Potential Retail Space
totals 71 spaces, for a ratio of one space per 250 square feet consistent with the
PDSP requirement.  Finally, with the exception of 22 handicap spaces, the
applicant proposes a modification of use regulations to provide all universal
parking spaces measuring 8.5 feet by 18 feet.  Staff supports this request as
discussed in the Modifications of Use Regulations section of the report.

• Proposed Streetscape and Open Space: The development proposal includes
streetscape adjacent to Crystal Drive which is consistent with the standards identified
in the Urban Design Guidelines, including a 12-foot concrete walkway with special
paving banding and street trees in 4-foot by 6-foot tree grates (Condition #16 of the
final site plan).
q Transit Corridor: The developer proposes to set aside land area for the

approved transit corridor and 8-foot median, consistent with the required cross-
section identified in the Urban Design Guidelines.  The applicant has proposed a
conceptual landscape plan for the interim treatment of the transit corridor and
permanent treatment for the landscaped median.  Staff is now considering a
paved treatment for the transitway to initiate its use and establish transit usage
patterns at the outset of development in the PDSP.  This is further discussed in
the Transportation section of this report.

q Corner Plaza: Building One's placement adjacent to the corner of Potomac
Avenue and Crystal Drive would be at an angle which sets back as much as 50
feet from the back of sidewalk at the widest point.  This design approach was
chosen by the applicant to provide an entry feature and focal point for the
development.  The applicant proposes to provide a special design element,
incorporating public art and outdoor dining associated with a restaurant use that
may be located in the adjacent retail space.  A final conceptual design for the
plaza has not yet been submitted.  The developer has hired an art consultant and
artist to participate with the design team on the development of designs for the
plaza.  Recommended Condition #65 is proposed to address the plaza’s design,
which may also incorporate a permanent transit station.

q Potomac Avenue: The Urban Design Guidelines did not include standards for
streetscape treatment adjacent to this site and Potomac Avenue.  The developer
proposes to continue the plaza and street tree treatment around the corner along
a portion of Potomac Avenue.  In order to discourage pedestrian traffic beyond
that point, the plaza treatment would end and be replaced with a lawn area and a
continuous street tree treatment adjacent to the curb. 

q Viaduct Edge: The developer proposes to treat this area primarily with lighting,
lawn and ornamental grasses and shrubs.  A restrictive covenant associated with
the airport viaduct precludes any form of construction in this area.

• Proposed Development Signage: The Urban Design Guidelines require that
general project signage design guidelines be reviewed at the time of the first final
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site plan for commercial development.  The intent of this requirement is to ensure
consistency in signage and design throughout the entire PDSP, as has been required
for other PDSPs such as Shirlington and Pentagon City.  Staff recommends that a
more comprehensive package, similar to the sign package approved for the Charles
E. Smith Crystal City developments or the Pentagon Row site plan, be developed.  It
should include a well thought-out plan for the general number, location, size, color
and materials of all directional, retail and project identification, and roof top signage.
Condition #44 of this final site plan requires that the applicant develop such
guidelines for Land Bays B through F of the PDSP prior to the issuance of the first
Certificate of Occupancy for the first building in Land Bay A.

The proposed final site plan includes a comprehensive sign plan for street level
building and retail tenant identification, directional and roof top signage, as follows:
q Building Entry Identification Signs (sign types A-1 and A-2): These signs

would be located above the buildings' lobby entrances and would identify the
building or tenant names (e.g., "Potomac Yard One" and "Potomac Yard Two").
They would contain a total of approximately 15 square feet.

q Retail Tenant Identification Signs (sign types C-1, C-2, C-3, and C-4):
This sign program would provide the name and/or logo of the retail tenant on
sign bands, architectural staves, awnings and/or blade signs.  Consistent with
Section 34 of the Zoning Ordinance, staff recommends that the applicant provide
no more than three (3) signs per retail unit, and no more than four (4) signs for
corner retail units.  The maximum permitted sign area for building wall and
awning signs would be 60 square feet or one square foot per linear foot of retail
frontage, whichever is greater.  For blade signs, staff recommends a maximum
of up to 15 square feet (both sides) for blade signs, and the difference between
the Zoning Ordinance requirement of six (6) square feet and the proposed size of
the blade sign (not to exceed 15 square feet both sides) would be discounted
from the total permitted sign area for building wall and awning signs.  Staff
further recommends that the developer utilize, to the greatest extent possible,
awnings and awning signs which, in staff’s opinion, will provide greater
animation and interest at the street level than the proposed sign bands.  The
QWEST office building in Ballston is a good example of the effectiveness of this
treatment.  The Urban Design Guidelines encourage the use of awnings,
preferably canvas or an equivalent material; plastic or vinyl awnings are
discouraged.

q Directional Monument Sign (sign type E): Two monument signs providing
directional information to the parking garage entrances would be located on the
developer's property adjacent to the Potomac Avenue and the service drive
entrance, and adjacent to the north of the garage entrance on Crystal Drive.  The
monument sign would measure 5'4" in height and would be fabricated of brick
and aluminum.  It would read "Parking" and "Service" with directional arrows
and would be illuminated.  The message information would measure
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approximately 4 square feet per sign, for a total of approximately 8 square feet.
q Building Mounted Directional Sign (sign type G): Three building wall signs

would be placed above the three garage entrances to the buildings.  The box
sign would measure 2 feet by 8 feet, for 16 square feet per sign and would be
illuminated.  The total sign area for the three signs would be 48 square feet. The
message information would include "Parking" and "14'-0" Clearance"

q Roof Top Tenant Sign (sign type B): Up to four (4) roof top tenant signs are
proposed, two (2) per building.  The signs would be located on the 12th floor
below the buildings' cornice line.  One sign each would be located on the
buildings' north and south elevations, facing Land Bay B to the south which was
approved for hotel development and facing the National Center and Crystal Park
office developments to the north.  Each sign would measure four (4) feet in
height and have a length no greater than 35 feet, for a sign area no greater than
140 square feet each.  The total roof top sign area would be no greater than 560
square feet, consistent with the standard of one square foot of roof top sign area
per one linear foot of building frontage.  The sign area, location and placement
of the proposed roof top signs are consistent with the standards outlined in the
Sign Guidelines for Site Plan Buildings.

Staff supports the proposed comprehensive sign plan for Land Bay A.  The proposed
roof top signage is consistent with County policy for location and total sign area and
would not be directly oriented to the residential neighborhood to the west or the
George Washington Memorial Parkway to the east.  The proposed street level and
directional signage is also consistent with County policy for total sign area.  Any
signage above the first floor, including the proposed blade signs, and except for the
four (4) proposed roof top signs, is prohibited without a site plan amendment. 
Condition #44 of this final site plan outlines the requirements and criteria for the
administrative approval of final details of roof top, street level and directional signs.

• Proposed LEED Standards: The LEED Scorecard for the proposed final site plan
identifies a total of 22 expected points, including 10 points for Sustainable Sites; 1
point each for Water Efficiency, and Energy and Atmosphere; 3 points for Materials
and Resources; 6 points for Indoor Environmental Quality; and, 2 points for
Innovation and Design Process.  The applicant has indicated that it will continue to
review and refine its building and construction plans and will make all reasonable
efforts to increase the total project score as the project moves forward toward
completion.  However, the conditions of the site plan do not require any particular
LEED score.

Statistical Summary

Site Area
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Land Bay A 2.9 acres
Area 2A (existing railroad corridor) 6.5 acres
Total site area for density purposes 10.1 acres
Site area for Potomac Avenue r-o-w dedication   .7 acres

Density
Office GFA 636,216 s.f.
Potential Retail GFA    17,784 s.f.

   Initial Retail GFA       6,000 s.f.
Total Tenant Storage       4,878 s.f.1

Total Pedestrian Bridge        2,370 s.f.1

Total Office/Retail GFA 661,248 s.f.
Net Total Office/Retail GFA 654,000 s.f.
(PDSP Approved GFA for Land Bay A) (654,000 s.f.)
Net Total Off/Ret FAR based on total
  site area for density purposes 1.49 FAR
(PDSP Approved Density for Land Bay A
without conveyance of North Tract) (1.5 FAR)

Building Height
Average Site Elevation 33 feet

Concrete Construction:
Main Roof Elevation 181 feet
Main Roof Height 148 feet
Penthouse roof Elevation 199.5 feet
Penthouse Roof Height 166.5 feet

Steel Construction:
Main Roof Elevation 192 feet
Main Roof Height in feet 159 feet
Penthouse Roof Elevation 210.67 feet
Penthouse Roof Height in feet 177.67 feet

Number Stories 12 stories
(PDSP Approved Building Height) (12 stories)

Parking Total 1,024 spaces

                    
1 Staff recommends that the total amount of tenant storage and pedestrian bridge be exempted from the
density calculations.
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Total Office Parking Spaces    953 spaces
 (PDSP Approved Office Parking) (1,080 spaces)
Total Office Parking Ratio 1 sp/668 s.f.
 (PDSP Approved Office Parking Ratio: 1 sp/580 for 1st 500,000 s.f.

1 sp/625 for 2nd 500,000 s.f.)
Potential Retail Parking Spaces 71 spaces
(PDSP Approved Retail Parking) (71 spaces)
Potential Retail Parking Ratio 1 sp/250 s.f. GFA
(PDSP Approved Parking Ratio) (1 sp/250 s.f. GFA)

LEED Score 22 points

TRANSPORTATION: Adjacent to the site, both Clark Street and Crystal Drive south of
South 26th Street are classified by the Master Transportation Plan as neighborhood
principal streets.  Both Clark Street and Crystal Drive are one-way, two-lane streets
carrying southbound and northbound vehicular traffic, respectively.  South 27th Street is
also a neighborhood principal street that currently ends at Crystal Drive to the east and
supports two vehicular travel lanes eastbound.  South 26th Street on both sides of the
airport viaduct is a neighborhood minor street with two lanes traveling westbound and
one lane traveling eastbound.  Currently, the intersection of Crystal Drive and South
27th Street is the only signalized intersection adjacent to the project site.

Existing Traffic Volume
Traffic volume data are collected for several locations nearby the subject site as part of
the Department’s annual program, as summarized in the table below.

Year 1995 1996 1997 1998 2000 2001
S. 27th St. west of Crystal
Dr.

N/A 2,496 3,784 3,577 5,537 N/A

S. 26th St. west of Crystal
Dr. (south)

N/A 1,018 1,053 1,833 N/A 1,227

Clark St. south of S. 26th

St.
6,648 5,629 6,509 7,335 6,710 4,946

Crystal Dr. north of S.
26th St.

9,554 10,086 9,166 11,208 10,542 9,581

Data source: Arlington County Department of Public Works
N/A: not available

Proposed Traffic Generation
Garage access to the project site is provided from two driveways.  One would be
constructed concurrent with the Phase One building and would be located adjacent to
Potomac Avenue just east of Crystal Drive.  The other driveway would be constructed
with Building Two and would be located adjacent to Crystal Drive near the intersection
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of South 26th Street.  The applicant has agreed to fund the full cost of design,
installation and upgrade of traffic control devices at both driveway intersections
throughout the life of the project, as determined to be needed by the County.

The project includes a total of 1,024 parking spaces, including 71 spaces for retail
tenants.  This development is estimated to result in net increases to the area of 416
vehicular trips during morning peak hour and 448 vehicular trips during afternoon peak
hours.  The developer’s traffic impact analysis concludes that all intersections adjacent
to the subject site will continue to operate at adequate levels of service with the full
development of Land Bay A.

Proposed Street Improvements
The County is in the process of finalizing the Crystal Drive cross-section design analysis,
which includes an analysis of the one-way and two-way operation alternatives and the
provision of on-street parking and bicycle lanes.  This analysis included input from the
local residents and affected property owners.  The future Crystal Drive traffic operations
will be considered by the County Board at its meeting on March 23, 2002.  The
developer has agreed to construct new curb, gutter and nubs (if applicable) along all
street frontages of the site in accordance with the final street cross-section designs
approved as a part of the final engineering plans.

The developer has also agreed to construct up to four 10-foot wide concrete paver
crosswalks to/from the site and fund the full cost of modifying the existing traffic signal
located at Crystal Drive and Potomac Avenue, including adding pedestrian count-down
signal heads.

Local Transit Service
Several current bus services operate south of Crystal City and could be routed to make
use of the transitway.  Metrobus Routes 9A and 9E from Fort Belvoir and Alexandria
operate along Jefferson Davis Highway to and from the Pentagon Metro station. 
Metrobus Routes 10P and 11P from Alexandria serve the Potomac Yard retail center and
travel along Crystal Drive and Clark Street to and from the Crystal City Metro station.
The Crystal City Metro Station is approximately one-half mile north of the site. 
Arlington Transit (ART) Route 90 circulates throughout Crystal City from the Crystal
City Metro Station and provides connections between the metro station and the Potomac
Yard site during weekday morning (6:30am – 9:30am) and afternoon (3:30pm –
6:30pm) rush hours.  Combined, these bus services currently operate more than 20
buses per hour throughout the area during the peak periods.  Conversely, during mid-
day periods, approximately 12 buses per hour operate throughout the area.

Bus service in the area will increase as new development comes on line.  The Potomac
Yard PDSP includes a commitment to provide improved transit service and the
developer has agreed to make a contribution toward the cost of a bus that will be used
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to provide more frequent ART bus service.  ART Route 90 does not currently operate
during mid-day, but with the new Potomac yard development, new mid-day service is
anticipated.

Transitway
• Location and Cross-section: Along Land Bay A, the transitway will be located

parallel to Crystal Drive in a separate right-of-way between Crystal Drive and the
sidewalk.  The cross-section design proposed by the applicant includes a 24-foot
transit corridor, an 8-foot landscaped median, a 6-foot parking lane (plus 2 feet of
curb and gutter) relocated from the west side of Crystal Drive, a 5-foot bicycle lane,
and two 10.5-foot wide northbound travel lanes (plus 2 feet of curb and gutter). 
Staff is reviewing the applicant's design.

Throughout Potomac Yard, the PDSP reserves a transitway 26 feet or more in width.
To accommodate the Crystal Drive cross-section design requirements adjacent to
Land Bay A, the paved transitway could be reduced to 24 feet in width in this area. 
Throughout the rest of the Potomac Yard development,  a minimum 26-foot
transitway width would be maintained to permit more flexibility in the design of a
future transit system.

At the north end of Land Bay A, the transitway would transition to meet Crystal
Drive.  The signal at 26th street (north side) would permit access by vehicles using
the transitway to and from either Crystal Drive or 26th Street.  At the south end of
land Bay A, the transitway would continue south across Potomac Avenue and
connect with the transitway segment along Land Bay B.  The signal at this
intersection would include a separate phase to permit transit vehicles to cross
Potomac Avenue, or turn to and from Potomac Avenue, Crystal Drive or 27th Street.

• Transit Station: Staff is considering locating a permanent transit station adjacent
to the transitway immediately north of the Potomac Avenue intersection.  To
accommodate the transit station, the transitway's pavement would be narrowed to
22 feet adjacent to the station.  The northbound platform may be located in the
sidewalk and corner plaza in front of proposed Building One.  The median and
parking lane would be used to provide an area for the southbound platform. The
alignment of the transitway could also be shifted two or three feet to the west to
maintain a minimum safe width for the median and to reduce the impact on the
corner plaza.

The applicant has proposed to install a temporary bus stop and shelter (initial shelter
referred to in PDSP Condition #21.(e).v.) on an extended curb mid-block on Crystal
Drive (See Attachment 1 for design of initial shelter).  If funding for the transitway is
available at the time of construction of this final site plan, it may be preferable to
design and construct a permanent transit station at that time.  The design of transit
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station would be coordinated with the building design for this site plan and the
public art concept for the larger Potomac Yard development. 

The following performance requirements are recommended for a transit station
adjacent to Land Bay A:
§ Minimum clear platform length of 60 feet and width of 10 feet adjacent to

transitway.
§ Approximately  400-square-foot canopy coverage for each side platform (80

peak passengers x 5 square feet per passenger).
§ Special concrete paver transitway pad of 60 feet minimum at the stop location.
§ Station platform height of 8 to 10 inches above the transitway at boarding

locations.
§ Platform edge warning strip.
§ Wind screen protection across 60% of canopy length.
§ All customer access via ramps or slopes, with no steps.
§ Lighting (Pentagon Transit Center standard of 10 LPSF).
§ Seating for 20 minimum on each side (lean posts would be desirable).
§ Electricity and communications to support ticket vending machines, real-time

passenger information, security cameras and emergency call boxes.
§ Contribute to area streetscape by lending a strong sense of location, character

and place, serving as a “gateway” feature.
§ Design that will discourage vandalism and loitering, accommodate minimum

necessary vendor boxes, and provide for long service life with minimum
maintenance.

§ Provide an identifiable location at which information is made available about the
surrounding community, public services, facilities and events.

§ Information and instructions on present transit service and system.
§ Accommodate bus stop on Crystal Drive with flags (bus-stop signs) and schedule

information and access ramps for pathway from paratransit vehicle.
§ Bomb-resistant trash and recycling containers.
§ Access to water (nearby or on-site) and electricity for cleaning and landscape

maintenance.
§ Architecturally designed traffic crash barrier for passenger protection.
§ Station and service signage.

• Transitway Implementation: The Potomac Yard Urban Design Guidelines
clarified how the transitway will be used: “Transitways will only be utilized for light
rail equipment or for wheeled vehicles that are effectively of the same design in
relation to operational speed, appearance and overall impact on the pedestrian
environment.  All other transit types will operate from the normal streets.”  Staff
recommends that this criterion be revised to permit operation of the transitway at
the time of the occupancy of the Land Bay A development, using then currently-
available transit vehicles.  When the design guidelines were developed, it was not
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anticipated that the developer would build the public streets and infrastructure for
the entire development almost concurrent with construction of the first final site
plan.  In staff's opinion, it would be more efficient to construct the entire transitway
at the same time as the adjacent public streets (Crystal Drive, Glebe Road and
Potomac Avenue).  At the time of initial operation, then-currently available
Metrobuses and Arlington Transit equipment would be used on the transitway to
serve Land Bay A and subsequent development.  In the long term, it is intended that
light rail or bus rapid transit will utilize the transitway as envisioned in the PDSP
approval.  However, that my be several years off.  Making use of the transitway at
the beginning stages of Potomac Yard development will help establish transit usage
patterns that will be necessary to make the ultimate built development work. 
Providing a high quality transit service at the outset will be in accord with the goal of
achieving a transit-oriented development in the PDSP.

The Potomac Yard Urban Design Guidelines also identified the following treatment
for the transitway: “The track or road bed will be paved with a distinctive paving
material such as modular pavers to distinguish it from adjacent roadways, and
separated from those roadways with a raised decorative curb.  Granular ballast is not
permitted in the right of way.”  Because the use of pavers would not be appropriate
for bus operation on the transitway, staff recommends that a treatment that would
distinguish the transitway from paved streets be utilized, such as colored and/or
stamped pavement or incorporation of paver designs.  A redesigned paver treatment
could be installed later if the transitway is converted later for use by light rail.  The
pavement design details would be determined cooperatively with the developer, with
final approval by the County.

Condition #69 of this final site plan permits the transitway to be constructed and
paved at the time of Crystal Drive construction, if the County decides on this
approach.  Staff is also considering inclusion of a provision in the Preliminary
Infrastructure Plan which would require construction of the transitway throughout
the Potomac Yard development at the time adjacent public streets and utilities are
constructed.  The County would reimburse the developer, and/or may consider a
reduction in other required developer contributions, for the cost of construction of
the transitway.

UTILITIES:  Adequate water and sanitary sewer system capacity are available to serve
the proposed development.  Staff recommends and the developer has agreed to
construct two 12-inch lateral waterline connections along Potomac Avenue frontage
(Building One) and the northern edge of Building Two to provide adequate water
pressure for domestic use and fire protection.  Consistent with the PDSP conditions and
the Draft Utility Undergrounding Plan, staff recommends and the the developer has
agreed to contribute to the Utility Underground Fund at the rate of $.30 per GFA, which
amounts to a total utility underground fund contribution of $196,200.
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MODIFICATION OF USE REGULATIONS:  The applicant is proposing
modifications of use regulations to exclude GFA associated with tenant storage and
pedestrian bridges from the density calculations, and for hybrid parking spaces. 
Sections 36.H.5. of the Zoning Ordinance allows the County Board to modify the use
permitted and use regulations in harmony with the general purposes and intent of the
Zoning Ordinance.
• Proposed Density Exclusion for tenant storage:  The applicant proposes to

exempt a total of 4,878 square feet of below-grade tenant storage from the density
calculation.  Staff supports this request because it is consistent with prior, similar
approvals.  Below-grade tenant storage makes use of otherwise unusable space in
the garage levels and does not contribute to the building's height and bulk.  Staff
has consistently supported these exemptions in other projects and also supports this
request to modify the use regulations.

• Proposed Density Exclusion for pedestrian bridge:  The applicant proposes to
exempt a total of 2,370 square feet of pedestrian bridge from the density
calculation.  Staff supports this request because it is consistent with prior, similar
approvals, such as the Stafford Place/National Science Foundation Site Plan and the
Crystal Plaza Site Plan.  The proposed bridges would not be occupied tenant space
and would be constructed only if both buildings are leased by a large tenant
occupying no less than 400,000 square feet of space in both buildings.  The
proposed bridges would be fabricated primarily of glass and aluminum, and be
located and designed so as to not add to the perceived bulk and mass of the
buildings.  Staff has previously supported similar exemptions in other projects and
also supports this request to modify the use regulations.

• Proposed Hybrid Parking Spaces:  With the exception of handicap parking
spaces, the applicant proposes to provide one universal parking stall size for all
parking within the proposed development.  The typical dimensions of the "hybrid"
spaces would be 8.5 feet by 18 feet; however, many parking stalls would have
effective lengths in excess of 18 feet because proposed header curbs would allow
vehicle overhang.  Section 33 of the Zoning Ordinance currently permits two parking
space sizes: 9 feet by 18 feet for standard spaces, and 7.5 feet by 15 feet for
compact spaces.  The provision of varied parking space sizes has resulted in certain
problems, chief of which has been damage to vehicles and uncomfortable passenger
movements from larger vehicles parking in compact spaces when standard spaces
are completely filled.  In a letter submitted by the applicant's traffic consultant, an
Urban Land Institute publication entitled The Dimensions of Parking was referenced
as stating that parking stalls of differing dimensions do not work in practice for a
number of reasons, that a parking stall width of 8.5 feet is appropriate for low
turnover parking spaces typical of office employee spaces, and that the minimum
door opening clearance should be 20 inches for these spaces.  The applicant has
indicated in the attached letter (Attachment 2) from Wells and Associates dated
November 16, 2001, that door-opening clearances of between 23 inches and 34
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inches would be provided in the proposed development.  Staff has supported, and
the County Board has approved, hybrid parking spaces in other developments,
including the Ballston Point Site Plan which has all hybrid parking spaces.  Staff is
currently working on a Zoning Ordinance Amendment to consider one standard
across-the-board "hybrid" space for all parking.  Therefore, staff supports the
proposed modification of use regulations for hybrid parking spaces.

DISCUSSION:  Staff supports the proposed final site plan for office development
in Land Bay A of the Potomac Yard PDSP.  For the most part the proposed development
is consistent with the PDSP and the Urban Design Guidelines.  Where it is not
consistent, as in the case of the proposed 3-story building connection, the applicant has
agreed to increase the Potential and Initial Retail Spaces and has made significant
architectural improvements to the connection to mitigate its impact on the development
and the streetscape.  The applicant has been very responsive to the input and
suggestions provided by staff and citizens/members of the Site Plan Review
Subcommittee.  The applicant's original building design was a lot less interesting. 
Because this first final site plan for the Potomac Yard development will set the tone for
all future development within the PDSP, it was imperative that this final site plan
represent high quality architecture and design.  Special emphasis was placed on the
design and articulation of the building towers and entrances.  Additionally, close
attention was paid to the details, materials and colors of the façade treatment of the
towers and base, especially the building connection, to create interest and enliven the
street level experience.  Finally, the streetscape will be further activated with an
attractive retail tenant sign program and outdoor dining.

The applicant has also agreed to cooperate with staff in several follow-up efforts,
including staff's analysis of the design of the Crystal Drive cross-section, including the
treatment of the transitway, as addressed in Conditions #15.a. and #69; finalizing the
design of the temporary and permanent bus and transit stops and stations, which is
addressed in Condition #15.b and #67; and analysis of the proposed Preliminary
Infrastructure Plan, which the County Board will hear upon completion of the staff
review on April 20, 2002.

Staff Responses to Planning Commission
The Planning Commission heard the final site plan request at its carry-over recessed
meeting on March 11, 2002.  The Commission voted to approve the request, subject to
the approved PDSP conditions and the conditions of the staff report, with changes to
Conditions #44, 47 and 58.
• Condition #44.e)1):  Signs located on the south elevation of buildings should be

placed on the west side of the south elevation adjacent to Crystal Drive.
q Staff Response:  Staff concurs with the Planning Commission.  The additional

language specifying the placement of roof top signs on the west side of the south
elevation is reflected in the proposed condition.
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• Condition #47:  Lighting of the buildings should occur only on the west side of the
buildings adjacent to Crystal Drive, and should be prohibited on the north, south
and east side of the buildings.  The National Park Service should be consulted in the
administrative review of the project's lighting plan.
q Staff Response:  Staff concurs with the Planning Commission. The additional

language specifying lighting of the building only on the west elevations, and
consultation by the National Park Service in the review of the lighting plan, is
reflected in the proposed condition.

• Condition #58:  The amount of the public art contribution should be increased to
$75,000.
q Staff Response:  The developer does not concur with the Planning

Commission's recommendation to increase the public art contribution by $25,000
to a total of $75,000.  This is not consistent with previous County Board actions
on other site plans where contributions of $50,000 were approved (Arlington
Gateway, Liberty Center, Navy League, NRECA).  Also, there is no policy to
support the recommended contribution.  Staff does not concur with the Planning
Commission and recommends retention of language in Condition #58 identifying
a public art contribution of $50,000.

CONCLUSION: The applicant has agreed to comply with all applicable PDSP
conditions, including contributions to the Utility Undergrounding Fund, the Housing
Reserve Fund, and for transit stations and the purchase of a new Arlington Transit bus,
to name a few.  The applicant has also agreed to pave the transitway at the time of
construction of public streets, if the County determines to pursue that approach. 
Because the contribution by the developer to the paving was not expected to pay for all
of the work, this may involve County participation.  Furthermore, the applicant has
agreed to several pedestrian safety measures, including installation of special paver
crosswalks, modifying the existing traffic signal and installing pedestrian countdown
signal heads, and implementation of a significant Transportation Management Plan. 
The proposed final site plan would comply with County standards, policies and plans,
and promote and protect the public health, safety and welfare.  For these reasons, staff
recommends that the County Board approve the final site plan for Land Bay A in
Potomac Yard, with modifications of use regulations for exclusion of tenant storage and
pedestrian bridge from the density calculations, and hybrid parking spaces, subject to
the approved PDSP conditions and the conditions of the staff report as outlined below. 
Staff also recommends that the County Board defer review of the Preliminary
Infrastructure Plan to the April 20, 2002 meeting.

• 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 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, the conditions of
the approved Potomac Yard Phased Development Site Plan (PDSP), and the plans
dated November 2 and 15, 2001 and  February 6 and 19, 2002, and reviewed and
approved by the County Board and made a part of the public record on March 23,
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 first building to be constructed pursuant to the approved plan.
 Extension of this approval shall be at the sole discretion of the County Board. 
The developer agrees that this discretion shall include a review of this site plan,
including its conditions and relevant PDSP 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 PDSP and 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. Not Applicable

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. 
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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
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 $.30 per square foot of GFA to the
County utility fund before the issuance of the first Building Permit for the first
building to be constructed in this site plan or prorated consistent with a phasing
plan for the development. The total utility fund contribution for this site is
$196,200.00 ($.30 x 654,000 square feet). 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
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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 (DPW) of this plan as meeting these standards, before
the issuance of the Clearing, Grading and Demolition Permit.  (DPW has the
authority to require the developer to amend the approved plan as conditions
warrant.) 

6. Not Applicable.

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 to obtain all
necessary permits.  The developer further agrees that the County may take actions,
to include issuance of a stop work order, when the developer is not in compliance
with the agreed-upon conditions.

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 during all 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
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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 such subcontractor or operator commences 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
debris.

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

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 or
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 at a scale of 1 inch = 25 feet, in conjunction with the final site engineering
plan as required in Condition #14 below.  The developer further agrees that both
the final site development and landscape plan and the site engineering plan verify
by means of survey that there are no conflicts between the street trees and utilities.
 The developer shall obtain approval by the County Manager 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
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conceptual plan approved as a part of the site plan, the approved Potomac Yard
Urban Design Guidelines, and, at a minimum, shall conform to the landscaping
requirements in Condition #12 below; 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, in its discretion, 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, for the respective phase of
construction.  The final site development and landscape plan shall include the
following details:

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
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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 which shall 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.

h. Details of landscaping and decorative gravel treatment for the building
connection roof, including a listing of plant materials, and details of planting,
irrigation and drainage; and location, dimensions, materials and color of
decorative gravel treatment.  The developer agrees to obtain approval from
the Department of Environmental Services, prior to approval of the final site
development and landscape plan, on the details, specifications and
maintenance of the vegetated roof treatment.

i. Details of landscape treatment for the area adjacent to the north of Building 2,
also known as the airport viaduct edge.

j. Final conceptual design and details of the corner plaza, including the public art
and the location, design and details of the permanent transit station if the
County determines that the transitway be paved rather than landscaped.

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
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 the standards identified in the Potomac Yard
Urban Design Guidelines and shall also meet the following standards that are
not addressed in the aforementioned standards:

(1) Major deciduous trees, other than street trees, (shade or canopy trees
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such as Oaks, Maples, London Plane Trees, Japanese Zelkovas, etc.) - a
height of 12 to 18 feet with a minimum caliper of 4 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 plus 12 inches minimum of
drainage material, consistent with the Potomac Yard Urban Design Guidelines,
for trees and tall shrubs and three (3) feet for other shrubs, with the exception
of plantings in the vegetated roof system on the building connection roof and
landscaping that will be planted along Crystal Drive above the existing utilities
and underground structure for the Hyatt Regency Hotel.  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
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.  
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k. 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 utility companies, including the electric, telephone
and cable television companies, and notify them of their construction schedule.  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
notifying them of their construction schedule.

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 which
agree with the approved final site development and landscape plan, 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.  The developer may submit a subsequent final engineering plan, that
would constitute compliance with this condition, for improvements to Crystal Drive
consistent with the right-of-way configuration as determined and described in
Condition #15.a. below.

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.

a. The developer agrees to coordinate with the County on development of the
final right-of-way configuration for Crystal Drive adjacent to Land Bay A
("Right-of-Way").  The developer agrees to construct the 68-foot Right-of-Way
for Crystal Drive in a specific configuration as determined by the County
Manager.  Crystal Drive will be a 68-foot Right-of-Way as measured from the
existing back of curb on the west side of Crystal Drive to the western edge of
the sidewalk on Land Bay A.  In the event that the County has not notified the
developer, within three (3) months after the date of County Board approval of
the final site plan, or by June 23, 2002, whichever is later, then the developer
agrees that the Right-of-Way configuration shall be generally consistent with
the design submitted by the developer, and as shown on the plans dated
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February 8, 2002 and entitled Proposed Crystal Drive Cross-Section.  The
developer agrees that Crystal Drive adjacent to Land Bay A shall be
constructed consistent with an engineering plan to be submitted by the
developer and as approved by the County Manager or his designee.

b. The developer agrees that a permanent transit station shall be located on site,
and the developer will work cooperatively with the County to decide on the
exact location and design of the permanent transit station which shall be
located generally in the corner plaza.  The developer agrees to design the
permanent transit station, with input from the County, and to obtain approval
of its final design and location as part of the final site development and
landscape plan, consistent with Condition #65.  The developer agrees to
construct such permanent transit station at a cost of up to $65,400 minus the
amount of approved cost of an initial transit shelter as determined pursuant to
Condition #67.  In the event the County decides not to pave the transitway
adjacent to Land Bay A, then the developer shall have no obligation under this
condition to construct the permanent transit station, but shall contribute up to
$65,400 to the County for the eventual cost, as provided in Conditions #67
and #68.

c. Consistent with the phasing of construction, the developer agrees to construct
a minimum of two (2) and up to four (4) new concrete paver crosswalks as
shown on the plans dated February 6, 2002 and as shown on the final
engineering plans approved by the County Manager or his designee, at the
following locations or as determined by the Department of Public Works:

1. Two (2) 10 feet wide crosswalks located at the intersection of Crystal
Drive and Potomac Avenue linked to the subject site.

2. One (1) 10 feet wide crosswalk located mid-block on Crystal Drive, as
needed, between 26th Street and 27th Street.

3. As needed, one (1) 10 feet wide crosswalk located at the intersection of
Crystal Drive and 26th Street, crossing Crystal Drive south of 26th Street.

d. The developer agrees to fund the full cost of modifying the existing traffic
signal, including installation of a total of eight (8) pedestrian countdown signal
heads, located at Crystal Drive and Potomac Avenue/27th Street, as a result of
development of the Potomac Yard PDSP by the developer.

e. The developer agrees to fund the full cost of installation of new traffic signals
along the frontages of the site, following a determination by the County
Manager or his designee that any such signals are warranted as a result of the
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development of the Potomac Yard PDSP by the developer. 

f. The developer agrees to fund the full cost of design, installation and future
modification and/or upgrade of traffic control devices and measures at the two
driveway access points to the development, exclusive of any requirements for
these features related to transit vehicles or the transitway, as determined by
the County Manager or his designee as needed throughout the life of the site
plan.  The developer's obligation of fulfilling the requirements of this condition
remain in effect throughout the life of the site plan.

g. The developer agrees to construct Potomac Avenue adjacent to Land Bay A
consistent with the plans dated February 6, 2002, and the final engineering
plans approved by the County Manager or his designee.

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 the street frontages of this development
shall be paved as indicated below 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, garage and
service drive entrances along all frontages of the site plan, and there shall be no
barriers to impede the pedestrian flow of traffic.  The final selection of materials
and colors to be used shall be as approved by the County Manager or his designee
on the final site development and landscape plan in accordance with the Potomac
Yard Urban Design Guidelines or other applicable urban design standards
approved by the County Board and in effect at the time of the site plan approval. 
The street tree treatment shall be as indicated below in accordance with the
Potomac Yard Urban Design Guidelines. Street trees shall not be placed within the
vision obstruction area.  All public walkways shall be constructed to County
Standard. The developer agrees to maintain the street trees, including trees and
landscaping in the sidewalks and medians, for the life of the site plan.  The
sidewalk sections, streetscape treatment and street tree species shall be as follows:

        Crystal Drive:  A minimum 12-foot wide sidewalk measured from the western
edge of the sidewalk to the face of building, and planted with 4-inch caliper street
trees (from the selection of narrow deciduous street trees identified in the Potomac
Yard Urban Design Guidelines), an average of from 28 feet to 30 feet on center, in
4-foot x 6-foot tree grates.  The sidewalk shall be constructed of scored concrete
with special paving banding and the concrete shall include the color additive "lamp
black" as specified in the Urban Design Guidelines.
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        Potomac Avenue:  On the north side of Potomac Avenue, adjacent to the site
plan, plaza and landscape treatment consistent with the Urban Design Guidelines
and the conceptual landscape plans dated February 6, 2002, and planted with 4-
inch caliper street trees (from the selection of broad deciduous street trees
identified in the Potomac Yard Urban Design Guidelines), an average of 30 feet on
center, in 4-foot x 6-foot tree grates and in the planting bed as shown on the
conceptual landscape plans dated February 6, 2002.

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, with the
exception for areas above existing utilities and the existing underground structure
for the Hyatt Regency Hotel which shall remain at their current depth as a
minimum, and shall extend eight (8) feet into the public sidewalk (the sidewalk
width shall be as defined in condition #16 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, consistent
with the approved final site and development and landscape plan.  Utility lines
shall not be located beneath street trees.  The location of all existing and proposed
utility lines shall be shown on both the final landscape plan and the final site
engineering plan.

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, or as shown on the final engineering plan approved by the
County Manager or his designee:  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 proposed sanitary sewers and water mains, including
water services, shall be consistent with the requirements of PDSP Condition #19,
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
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inches and larger, or sewers placed more than 10 feet deep shall have 15 feet
minimum clearance from buildings and other structures.  All water mains and
sanitary sewers shall meet County Standard design criteria.

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 developer agrees to construct and extend a 12-inch water main along the
Potomac Avenue frontage of the site and connect it with the existing 12-inch water
main located in Crystal Drive at 27th Street.  The locations for the proposed water
mains and water meters will be determined at the time of the final engineering
plan approved by the County Manager or his designee.

The water main improvements shall be constructed prior to the issuance of the
first Certificate of Occupancy for the phases of construction that each improvement
serves.

22. The developer agrees to show on the final engineering plans sanitary sewer main
improvements in accordance with the following: 

The developer agrees to connect sewer service to support the development of Land
Bay A directly to the existing Arlington County sanitary sewer in 26th Street at
Crystal Drive.  A private ejector pump and force main is an acceptable system to
convey the sewage to the terminal manhole in 26th Street.  In addition, the
developer agrees to relocate the existing sanitary force main located in Crystal
Drive and construct a new force main in Potomac Avenue, if required, to serve
Land Bay A, as shown on the final engineering plans approved by the County
Manager or his designee.  The developer at its option may sewer the project by
gravity to the sewer system to be constructed in accordance with the Preliminary
Infrastructure Plan.

The sanitary sewer main improvements shall be constructed prior to the issuance
of the first Certificate of Occupancy for any part of the project.

The County may 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
of the sanitary sewer serving the development found to be deficient or damaged
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by the developer, as identified by County staff and as shown on the final
engineering plan approved by the County Manager or his designee.

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 developer agrees to install, at its cost, the horizontal standpipes or fire
hydrants prior to the issuance of the first Certificate of Occupancy for the first
building constructed in the site plan.

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, at its cost, to purchase and install approved Arlington
County street lighting along the frontages of the site prior to the issuance of the
Excavation/Sheeting and Shoring Permit for the first building constructed in the
site plan.  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:

The developer agrees to purchase and install Virginia Power "Carlyle" standard
street lights along all frontages of the site in accordance with adopted County
Lighting Policy.  The developer agrees, at its cost, to install additional standard
thoroughfare lights should the County decide that they are necessary to provide
adequate lighting for street safety purposes.

26. 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.

27. 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
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Excavation/Sheeting, and Shoring Permit.  This plan shall set forth the location of
the parking to be provided at various stages of construction, how many spaces will
be provided, how many construction workers will be assigned to the work site,
and mechanisms which will be used to encourage the use of Metro, carpooling,
vanpooling, and other similar efforts.  The plan shall also provide for a location on
the construction site at which information will be posted regarding Metro
schedules and routes, bus schedules and routes, and carpooling and vanpooling
information.  If the plan is found to be either not implemented or violated during
the course of construction, a correction notice will be forwarded to the developer. 
If the violation is not corrected within ten (10) days, a "stop work order" will be
issued, and construction halted until the violation has been corrected.

28. The developer agrees that the final site development and landscape plan, which
shall be approved prior to the issuance of the Excavation/Sheeting and Shoring
Permit, shall include the following:  special scored concrete with special paving
banding shall be used on the access drives and on interior walkways; and special
pavement such as brick, stone or a material that is different from the typical
sidewalk treatment shall be used for the corner plaza, as further described in
Condition #65 below.  Interior walkways shall have a minimum width of four (4)
feet.  The developer agrees to obtain approval of the materials and colors used
from the County Manager or his designee as consistent with the approved
Potomac Yard Urban Design Guidelines 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.

29. 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.

30. The developer agrees that the design of the facade treatment for the buildings and
the materials to be used on the facades shall be as specified and shown on the
submitted drawings dated February 6, 2002 and as presented to the County Board
and made a part of the public record on March 23, 2002, including all renderings,
drawings, and presentation boards presented during public hearings.  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 Footing to Grade 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 of the Final
Building Permit.

• The following conditions of site plan approval (#31 through #39) are
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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. All required easements and right-of-way agreements shall be submitted to the
Department of Public Works prior to the issuance of the Excavation/Sheeting and
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 Footing to Grade Structure Permit.

32. 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 for the respective phases of construction.

33. The developer agrees that all new 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 streets, or areas between the street curb and any building which is
used as a walkway.  Unless precluded by existing conditions, 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.  The developer agrees to obtain approval from the County
Manager or his designee on the location of all vault ventilation grates and utilities
as part of the review of the final site engineering plan and final site development
and landscape plan before the issuance of the Excavation, Sheeting and Shoring
Permit.

34. The developer agrees that interior space shall be provided and used for the
collection, storage, compaction and removal of trash, as well as appropriate
facilities for the recycling of reusable materials as defined by the County.  The
collection, storage, compaction and removal of trash shall not occur outside the
interior loading space. This space may not conflict with the use of 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
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Permit.

35. The developer agrees that all loading spaces shall be in the interior of the building
and shall also comply with the requirements of Section 1 (minimum 12 feet clear
width [including entrances], 30 foot length and 14 foot clearance) and Section
33.C.5 of the Zoning Ordinance.

36. The developer agrees that parking garages shall be designed to allow access and
use by vans.  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.
All areas accessible to vans shall have a minimum clearance of 98 inches. 
Compliance with this condition shall be determined by review of the building plans
by the Zoning Administrator before the issuance of the Footing to Grade Structure
Permit, which review shall not relieve the developer from constructing in
accordance with this condition.

37. The developer agrees to ensure that all parking spaces comply with the
requirements of Section 33 of the Zoning Ordinance and/or as approved by the
County Board on March 23, 2002, and shall be consistent with the plans dated
February 6, 2002.  The dimensions of the universal parking spaces shall be no less
than 8.5 feet by 18 feet, consistent with the plans dated February 6, 2002.  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.

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

Office Bicycle Storage Facilities:
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;

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 any area in the public right-of-way intended for use by
pedestrians nor any required fire egress.  The facilities for office 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.  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.
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In addition, the developer agrees that for every 50,000 square feet or fraction
thereof of office gross floor area (g.f.a.), one (1) shower per gender shall be
installed, up to a maximum of three (3) showers per gender.  Also, a minimum of
one (1) clothes storage locker per gender shall be installed for every required
employee bicycle parking space.  The lockers shall be installed adjacent to the
showers in a safe and secured area and both showers and lockers shall be
accessible to all tenants of the building.  The location, layout and security of the
showers and lockers shall be reviewed by the Arlington County Police Department
before issuance of the Footing to Grade Structure Permit.  The showers and
lockers shall be open during normal working hours.

Visitor/Customer Bicycle Facilities:
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.  The
visitor/customer bicycle spaces shall be installed at exterior locations that are
convenient to the retail visitors/customers,  and such locations shall be reviewed
by the Department of Public Works.  The developer agrees to obtain approval of
the location, design and details of the visitor/customer bicycle spaces as part of the
final site development and landscape plan.  Facilities for visitors/customers must
meet the County standards for bicycle racks, and be located close to
visitor/customer entrances or the closest vehicle parking spaces.  

39. The developer agrees, if required by the County, to construct all plaza areas used
for vehicular access and all surface parking areas 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.  The
requirements of this condition shall be incorporated in the drawings submitted for
the Footing to Grade Structure Permit.

• The following conditions of site plan approval (#40 through #44) are
valid for the life of the site plan and must be met by the developer
before the issuance of the Final Building Permit.

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

41. The use of any penthouse shall be limited to mechanical equipment and
equipment maintenance space or telecommunications radio transmitter and
receiver equipment as required in Condition #51.
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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 in conjunction with the submission of the Final Building
Permit application to the County.  The Final Building Permit application shall
include documentation assuring that the plans have been submitted to the Police
Department.  No Final Building Permit for each phase of the development shall be
issued until review of the engineering site plans and building plans by the Police
Department is complete.

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.

44. Comprehensive Sign Plan:
a. The developer agrees to develop general project signage design guidelines to

address the general signage requirements of the Potomac Yard PDSP.  The
guidelines shall represent a well thought-out plan for the general location,
number, size, color and fabrication of directional, retail and project
identification, and rooftop signs for Land Bays B through F of the PDSP.  The
developer agrees to submit the general project signage design guidelines to the
Zoning Administrator prior to the issuance of the first building permit for the
first building in Land Bay A, and obtain approval of the guidelines from the
County Manager or his designee before the issuance of the first Certificate of
Occupancy for the first building in Land Bay A.  Approval of these guidelines by
the County Manager or his designee shall not constitute either approval of, or
authorization for any later administrative approval of, signage for other site
plans.  Comprehensive sign plans for other final site plans in the PDSP shall be
approved by the County Board.

b. The developer agrees to implement the approved Comprehensive Sign Plan for
Land Bay A, in accordance with the following criteria:

1. Final locations of all signs located in or adjacent to the public sidewalks and
right-of-ways shall be indicated on street engineering plans and be subject
to approval by the County Manager or his designee prior to the issuance of
all sign permits.  All such signs shall be located so as not to obstruct
pedestrian movement or the views of motorists.

2. All details of the building and retail identification, directional and roof top
signs, and their locations, shall be consistent in location, size, materials,
colors, and message content where applicable, with the plans dated
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February 19, 2002, and/or as indicated below, and as approved by the
County Board on March 23, 2002, and shall be submitted to the Zoning
Administrator for review and approval for such consistency.

a) Building Entry Identification Signs (Sign Type A-1 and A-2) for each
building shall be located above the lobby entrances on Crystal Drive and
shall identify the building or tenant names (e.g., "Potomac Yard One"
and "Potomac Yard Two").  The locations and dimensions of the signs
shall be consistent with the plans dated February 19, 2002.  The signs
shall not be located above 35 feet in height on the building.

b) Retail Tenant Identification Signs (Sign Type C-1, C-2, C-3 and C-4)
shall be located on the architectural staves, sign bands, and/or awnings,
consistent with the drawings dated February 19, 2002.  There shall be
no more than three (3) retail tenant signs per retail tenant/unit, except
that for corner retail units one additional sign may be permitted for a
total of four (4) signs.  The maximum sign area per retail tenant/unit
may not exceed 60 square feet or one square foot per linear foot of the
tenant's frontage, whichever is greater.  In addition, each tenant may
have one (1) blade sign whose total sign area may not exceed 15 square
feet (both sides).  If a retail tenant opts to include a blade sign larger
than six (6) square feet (both sides), but not greater than 15 square feet
(both sides), then the total sign area greater than six (6) square feet
shall be deducted from the total permitted sign area for that particular
retail tenant/unit. 

c) Directional Monument Signs (Sign Type E) for parking shall include two
(2) 5 feet 4 inch tall monument signs with the text "Parking" and
"Service" with directional arrows.  These signs and their locations shall
be consistent with the drawings dated February 19, 2002. 

d) Building Mounted Directional Signs (Sign Type G) for parking shall
include three (3) building wall signs, one located above each of the
three (3) garage entrances to the buildings.  Each sign shall read
"Parking" and "14'-0" Clearance".  These signs and their locations shall
be consistent with the plans dated February 19, 2002.

e) Roof Top Tenant Signs (Sign Type B) shall not be located on either
buildings on either an east elevation facing the George Washington
Memorial Parkway or a west elevation facing the residential
neighborhood.  These signs shall be installed on the building no higher
than the 12th floor level and the total sign area for all roof top signs
shall not exceed 560 square feet.  The developer shall be permitted to
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have roof top signs conforming to one of the two options below.
1) Up to one (1) roof top sign each shall be permitted on the north

elevations of Buildings 1 and 2, and up to one (1) roof top sign
each shall be permitted on the south elevations of Buildings 1 and
2, for a maximum total of four (4) roof top signs.  These signs
shall contain no more than 140 square feet of sign area each, with
dimensions no greater than 4 feet in height by 35 feet in length. 
Signs located on the south elevation of Buildings 1 and 2 shall be
placed on the west side of the south elevation adjacent to Crystal
Drive.

2) Up to a maximum of two (2) roof top signs; one on the north
elevation of Building 2 and one on the south elevation of Building
1. These signs shall contain no more than 280 square feet of sign
area each, with dimensions no greater than 4 feet in height by 70
feet in length.

3. No sign permits will be issued until the signs are approved either
administratively by the County Manager or his designee, or by the County
Board.  The necessity for County Board approval shall be determined by the
Zoning Administrator. 

• 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 develop and implement a transportation management
plan as outlined in the attached letter from John Andrus to James Hamre, dated
March 1, 2002, and the attachment thereto prior to the issuance of the first
Certificate of Occupancy.  Such plan shall include a schedule for and details of
implementation and continued operation of the elements listed in the letter.

46. Not Applicable.

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.  Lighting of the buildings shall be permitted solely on the west side of
Buildings 1 and 2 adjacent to Crystal Drive, and shall not be permitted on the
north, south and east sides of the Buildings 1 and 2.  This lighting plan shall be
subject to review by the County Manager or his designee as described in Condition
#11 above, including review by the Arlington County Police Department and
consultation by the National Park Service, 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
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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. Not Applicable.

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 to both the building roof and to the top of the penthouse roof.

•  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 telecommunications transmitter
and/or receiver equipment on the penthouse or top floor, antennae, and traffic
monitoring systems on the roof of the proposed buildings at 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 any proposed
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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 sidewalks within a
reasonable time after the snow has stopped.

54. Not Applicable.

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 new construction pursuant to the site plan on any
subdivided parcel of the site shall be the same as the approved density for the
entire site.  Continuation of existing uses and structures shall be permitted as non-
conforming with respect to this site plan amendment except to the extent such
uses or structures must be removed to permit a use or structure to be commenced
pursuant to the site plan.  No additional density shall be allowed on any individual
parcel formed by subdivision of the site.

• The following unique site specific conditions #57 through #70) are
valid for the life of the site plan and must be met before the issuance of
the permit specified in each condition.

57. Pursuant to the approved PDSP and the Urban Design Guidelines, Land Bay A was
approved for 10,000 square feet of Potential Retail Space, of which 4,000 square
feet is required to be used as Initial Retail Space.  The developer agrees to increase
the Potential Retail Space in Land Bay A to approximately 17,784 square feet and
to use 6,000 square feet as Initial Retail Space.  The developer further agrees that
the additional 2,000 square feet of Initial Retail Space in Land Bay A increases the
total Potential and Initial Retail Space in the PDSP to 152,000 square feet and
62,000 square feet, respectively, and the additional 2,000 square feet of Initial
Retail Space for Land Bay A shall not be deducted from the Initial Retail Space
required for other Land Bays to be developed later.

The developer agrees to develop a retail attraction and marketing plan for the
approximately 17,784 square feet of Potential Retail Space located on the first
floors of the office buildings, which shall be reviewed and approved by the
Department of Economic Development before being submitted to the Zoning
Administrator.  The First Certificate of Occupancy for any building within the site
plan shall not be issued until documentation has been provided to the Zoning
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Administrator assuring that the plan has been approved by the Department of
Economic Development.  The plan shall identify the types of retail desired, the
marketing strategy to attract the retail, and strategies to retain the retail.  The retail
attraction and marketing plan shall identify the 6,000 square feet of Initial Retail
Space and the balance of 11,784 square feet of Potential Retail Space that is not
Initial Retail Space.

 The Potential Retail Space that is not Initial Retail Space shall meet the
requirements contained in PDSP Condition #4B(c).  This space shall be leased for
retail uses unless the developer has been unable to lease such space for retail uses
and can establish to the reasonable satisfaction of the County Manager or his
designee that the retail attraction efforts for such space, as outlined in the retail
marketing plan, have been substantially and diligently followed for at least one
year prior to such space being available for lease.  The County Manager shall not
unreasonably withhold or delay a determination on such efforts following
application for such finding by the developer.  Any Potential Retail Space shall be
considered available for lease upon receipt of a Certificate of Occupancy for the
applicable portion of the building in which such space is located or upon expiration
of any lease, lease extensions, or lease renewals for such space.  Any Potential
Retail Space that is not required to be leased for retail uses under this condition
may be leased for office or other use.

The 6,000 square feet of retail space that is approved as Initial Retail Space shall
be used as retail, and any change in the use of the space from retail to office or
other non-retail use shall require a site plan amendment. 

The retail spaces shall be designed and constructed to include interior and exterior
improvements necessary to ensure that they are functional and attractive to
prospective retailers and that they animate the street frontage, consistent with the
standards set forth in the Urban Design Guidelines.  These elements shall include,
but not be limited to: approximately 16 feet floor to floor heights, as shown on the
plans dated February 6, 2002; access to the service corridor/areas as shown on the
architectural plans dated February 6, 2002; direct street frontage and access;
provision for any venting systems required for any full service restaurant use; and
sufficient transparency of the building facade to achieve adequate street exposure
consistent with the drawings dated February 6, 2002.

58. The developer agrees to involve an artist as a member of the project's design
team.  The artist will work with the project architects, to provide public art in the
site plan development.  The developer agrees to fund the public art at a cost no
less than $50,000.  The budget amount shall include all reasonable direct costs of
the art work (e.g., artist fee, design costs, required maquettes or proposals,
fabrication, installation, and any structural enhancements to the building and or
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sidewalk to support said art work), excluding indirect costs (e.g., any in-house or
internal costs to the developer, third party reimbursements, art consultant fees or
costs associated with interviewing artists). Notwithstanding this minimum amount,
the developer agrees to fund all costs of the public art.  The developer shall
coordinate with the County Manager or his designee on the selection of the artist
and the design, fabrication, installation and maintenance plan for the public art. 
Prior to any installation, the developer shall provide the County Manager with, and
obtain his approval of, a reasonable budget for the art work, which budget
demonstrates compliance with this condition.  The County's Public Art Committee
shall be consulted.  The public art shall be commissioned prior to the issuance of
the above grade building permit, and installed prior to the issuance of the final
Certificate of Occupancy for the phase of construction that will incorporate the
public art.

59. The developer agrees to make all parking in the garage available to the public for
parking after standard office hours (weekday evenings after 6:00 p.m., weekends
and all legal holidays) until 12:00 midnight or until the close of business of retail
operations, whichever is earlier.  The developer further agrees to make some
parking spaces on the P1 and P2 levels of the garage available for use exclusively
by the retail tenants' employees and customers; at a minimum, the number of
spaces to be so reserved shall be consistent with the requirements of the PDSP
Condition #8 and Zoning Ordinance for the retail uses. 

60. Outdoor dining shall be permitted in areas consistent with the location indicated on
the drawings dated February 6, 2002.  The final design of these areas including
details of design and materials shall be as shown on the final approved site
development and landscaping plans.  Café spaces shall be designed and operated
to ensure that there is sufficient room for pedestrian passage on the adjacent
public sidewalks.

61. The developer agrees to make a contribution to the County's Housing Reserve
Fund of $706,320.00.  The contribution shall be made as follows:

a. 50 percent (50%) or $353,160 shall be paid before the issuance of the final
building permit for the first office building to be constructed; and,

b. 50 percent (50%) or $353,160 shall be paid before the issuance of the first
Certificate of Occupancy for the second office building to be constructed.

62. a.  In order to address exterior building security needs that may be required by a
federal government agency(s) that may potentially occupy the building(s) as
the primary tenant(s), the developer agrees to coordinate with County staff on
the design of exterior building security measures in order to limit or mitigate



Final Site Plan Approval Request
SP #346                                                                                                                                               
   -46-

PLA-2749

any adverse impacts that these measures may have on the project's urban
design (including street and retail base) and streetscape.  All exterior building
security measures shall be shown on, and approved as part of, the final site
development and landscape plan.  The base of the buildings, as shown in the
drawings dated February 6, 2002, and consistent with Condition #57 above,
has been designed to accommodate retail uses and provide interest and activate
the streetscape.  Any change in the use and design of the base which the
Zoning Administrator determines a significant modification to the site plan shall
require a site plan amendment.

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

63. The developer agrees to submit a phasing plan to the Zoning Administrator for
review and approval by the County Manager or his designee prior to the issuance
of any building permits for the site plan.  During the phasing of construction, the
developer further agrees to appropriately maintain the site and any buildings
located within it.  This shall include, but not be limited to, implementation of the
requirements contained in PDSP Condition #37, maintaining landscaping, keeping
the grass mowed, and removing litter and debris from the site.  The developer
agrees to maintain access on the site for fire emergency vehicles.  Improvements
required by these site plan conditions shall be constructed in phases, consistent
with the phasing plan for construction of the project.

64. 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.

65. The final design of the plaza located at the corner of Crystal Drive and Potomac
Avenue, including locations, designs and details of the public art component and
the permanent transit station, shall be approved as part of the final site
development and landscape plan.  The design of the plaza, including the public art
and permanent transit station, shall be presented to the Site Plan Review
Subcommittee for review and comment prior to approval of that design as part of
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the final site development and landscape plan. 

66. One pedestrian bridge not to exceed three (3) levels, for a total GFA not to exceed
2,370 square feet, which connects Building One to Building Two above the third
floor level may be permitted only if a large tenant (not including ground floor retail
tenants) having no less than 300,000 square feet of floor area occupies both
buildings of the site plan.  The large tenant shall occupy floor area in both
buildings that achieves contiguity by the pedestrian bridge.  If the developer seeks
to construct the pedestrian bridge, then the developer agrees to, prior to the
issuance of the above-grade building permit for the first building, provide
documentation to the Zoning Administrator on the name of, and the total GFA to
be occupied in both buildings by, the large tenant, and obtain approval from the
County Manager or his designee on the number, design, location and square
footage of the pedestrian bridges, consistent with the drawings dated February 6,
2002.

67. Consistent with PDSP Condition #21(e)v., the developer agrees to obtain approval
from the County Manager or his designee of the final design of the initial transit
shelter, which shall be designed in consultation with the County.  The final design
of the initial transit shelter shall be consistent with the drawings dated February
11, 2002 (Attachment 1 of the staff report), and shall be approved as part of the
final site development and landscape plan.  The initial transit shelter shall be
installed by the developer upon request by the County to the developer and shall
be completed before issuance of the first Certificate of Occupancy for the first
building constructed in the site plan.  The developer agrees to construct such initial
transit shelter, if requested by the County, up to a cost of $10,000.  Upon
completion of the shelter, the developer shall submit to the County Manager a
certified statement of the costs of construction.  Such costs shall include
construction of the shelter only, and not any surrounding area, except as is
necessary to install the shelter.  The County Manager will approve any reasonable
costs up to a total of no more than $10,000, and notify the developer of the
approved cost of the shelter.  The approved cost may be deducted from any
amount due pursuant to Condition #68.

68. The developer agrees to contribute at the rate of $.10 per square foot of GFA to
the County, for transit stations and related improvements consistent with PDSP
Condition #21(e)iii. and the Transit Corridor Plan, before the issuance of the first
building permit for the first building to be constructed in this site plan.  The total
transit station contribution for this site shall be $65,400.00 ($.10 x 654,000 square
feet), as adjusted pursuant to Condition #67, and may be used for this site
pursuant to Condition #15. 

69. The developer agrees to show, on the final site development and landscape plan,
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details of landscaping and other treatment for the interim transit corridor and the
median located between the transit corridor and Crystal Drive, including a listing of
plant materials and details of planting, irrigation and drainage.  The developer
agrees to landscape the interim transit corridor consistent with the conceptual
drawings dated February 6, 2002, PDSP Condition #21(e)ii, and the Potomac Yard
Urban Design Guidelines, or as otherwise approved by the County Manager or his
designee, pursuant to Condition #15.  If the County determines that the transitway
adjacent to Land Bay A should be paved at the time of construction of Crystal
Drive adjacent to Land Bay A, then the developer agrees to construct the paving
consistent with the final engineering plans approved by the County Manager or his
designee up to a cost of $20,000 plus any amount the County determines to pay
toward the cost of the paving, curb and gutter, stormwater drainage system
construction, and any related construction costs.  Any amount appropriated by the
County Board for this purpose will be paid to the developer within three (3)
months of construction of the transitway adjacent to Land Bay A, or within
fourteen (14) days after appropriation, whichever is later.

70. The developer agrees to deliver all refuse, as defined by the Arlington County
Code, to a refuse disposal facility designated by the County Manager.  The
developer further agrees to stipulate in any future lease or property sale
agreements that all tenants or property owners shall also comply with this
requirement.
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PREVIOUS COUNTY BOARD ACTIONS: 
October 21, 2000 South Tract:

Approved a General Land Use Plan (GLUP) Amendment to a
striped pattern of 1/3 "Medium" Residential (37-72
units/acre) and 2/3 "Low" Office-Apartment-Hotel, with Note
18.

Approved Amendments to the Master Transportation Plan,
including Part I to add public streets and designate several
streets as private; Arlington Bicycle Plan to add on-street
bike lanes; Arlington County Pedestrian Transportation Plan
to add a pedestrian corridor; and establishment of a
transitway.

Approved a rezoning from "M-1" to "C-O-1.5".

Approved a Phased Development Site Plan for a mixed use
office, retail, hotel and residential development.

Adopted a resolution affirming Arlington County's
commitments to developing transit facilities to provide high
quality local transit service in the Jefferson Davis Corridor
and facilitating traffic movements between U.S. 1 in
Arlington and Potomac Avenue.

North Tract:
Approved a General Land Use Plan (GLUP) Amendment for
the area north of 6th Street South, from "Service Industry" to
"Public".

Approved a General Land Use Plan (GLUP) Amendment for
the area south of 6th Street from "Service Industry" to "Low"
Office-Apartment-Hotel.


