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March 20, 2002

TO: The County Board of Arlington, Virginia

FROM: Ron Carlee, County Manager

SUBJECT: SUPPLEMENTAL REPORT to SP #346:  Additional Information
on Issues Related to Potomac Yard Land Bay "A"  Office Final Site
Plan Approval Request

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 as amended and supplemented by the
supplemental 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.

DISCUSSION: Staff is recommending that several conditions be amended to address
various issues that were raised by both the applicant and staff following submission of
the original staff report.  The amended conditions include Conditions #1, 11, 14, 15,
36, 62, 63, 67, 69 and 70.  The issues and staff recommendations are summarized as
follows:

• Conditions #11 and #14: The applicant has requested that staff reconsider the
timing of approval of the final site development and landscape plan.  The standard
conditions were recently revised to address coordination problems that have
impacted the placement and planting of street trees.  The revised language now
requires that the final site engineering plans and the final site development and
landscape plan match and be approved at the same time prior to the issuance of the
Excavation, Sheeting and Shoring Permit.  The applicant is concerned that the timing
of decisions and/or details on the public art, corner plaza, and design and location of
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the permanent transit station, the details of which are required to be included as part
of the final site development and landscape plan, will hold up approval of permits
necessary to start construction.  Staff is recommending that Conditions #11 and
#14 be amended to allow some flexibility on the information required in the final
site development and landscape plan, and to permit submission of an addendum to
the approved plan to address outstanding design elements.  Approval of the final
site development and landscape plan would continue to be required at the same
time as the final site engineering plans, prior to issuance of the Excavation, Sheeting
and Shoring Permit, and both plans would include, but not be limited to, placement
and planting details of street trees and a final conceptual plan for the corner plaza. 
However, the addendum to the approved final site development and landscape plan
would include final details of the corner plaza, public art and permanent transit
station, which must be approved prior to issuance of the Final Building Permit for
Building One.  The proposed changes to Conditions #11 and #14 would address
staff's concerns regarding street tree placement and planting, and ensure consistency
between the approved engineering and landscape plans before site excavation.

• Conditions #15.a. and #69:  Given that the timing and sources of funding for
the paving of the transitway have not been identified by the County, the applicant
would not agree to paving the transitway in conjunction with construction of public
streets adjacent to the transitway.   Therefore, the language in Condition #15.a. has
been amended to reflect this.  Furthermore, the developer contribution towards
paving the transitway adjacent to Land Bay A has been increased from $20,000 to
$40,000 to more accurately reflect the value of the landscaping that would not be
provided as originally proposed.  This is addressed in amended Condition #69.

• Condition #15.b:  The applicant has requested that staff consider relocating the
permanent transit station to a location other than the corner of Crystal Drive and
Potomac Avenue.  The applicant expressed concern that the size of the transit
station would significantly impact the corner plaza design and public art, as well as
the retail operation envisioned for that corner of the building.  At staff's suggestion,
the applicant has developed designs for an alternative location in the middle of the
site.  Staff has recommended that the transit station be designed to be an integral
part of the design of the building connection.  Final conceptual designs of the transit
station treatment would be a part of the review of the Preliminary Infrastructure
Plan, which is scheduled to be heard by the County Board on April 20, 2002.   Staff
will analyze the transit station's final design within the context of the development's
entire street base fronting Crystal Drive.  Staff do not object, in concept, to
relocating the transit station.  In addition, if the transit station is constructed as an
integral part of the building connection, then the developer has agreed to maintain
the transit station.  These changes are reflected in amended Condition #15.b.

• Condition #36:  The applicant has requested that staff amend the standard
language in Condition #36 that addresses the parking that would be accessible to
handicap vans.  While the garage level closest to the street meets the minimum 98-
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inch clearance required by ADA, this level is also shared with loading and service
uses, as well as tenant space fronting Crystal Drive.  Also, the configuration of the
garage and ramping restricts the clearance of levels immediately above and below
the street level to clearances of 86 inches.  The applicant has agreed to identify the
parking spaces located at the street level, with a minimum clearance of 98 inches,
that would be accessible to handicap vans.  All other garage levels would have a
minimum clearance of 86 inches and would be accessible to all other vans.

• Condition #63:  In subsequent discussions with the developer regarding treatment
of the undeveloped portion of the site during construction of Building One, the
developer has agreed to provide, in addition to landscaping as required in PDSP
Condition #37, an interim shared-use 10 feet wide sidewalk/bike trail extending
from the permanent sidewalk constructed adjacent to Building One northward to the
north property line adjacent to 26th Street.  This change is reflected in amended
Condition #63.

Following is the complete set of recommended conditions for the Potomac Yard Land
Bay "A" Office Final Site Plan.  Language that has been changed since the original staff
report is shaded.  In addition to the above, minor changes were also made to
Conditions #1, 30, 62.a., 67 and 70.

• 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.

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, 8 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
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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. 

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
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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
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.
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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
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
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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 developer agrees that the location
of its underground garage shall be as shown on the drawings dated February 6,
2002 and the approved final site engineering plan.  If the location of the garage,
either under construction or constructed, is not consistent with the locations shown
on the aforementioned plans, then the County may issue a stop work order and
the developer shall stop work and seek site plan amendment approval by the
County Board to modify the aforementioned plans and/or permit relocation of the
mislocated garage structures.  In the event the County Board doesn't approve the
garage as-built, the developer agrees to bring it into compliance with the plans. 
The final site development and landscape plan shall include the details and
specifications of all project elements outlined in subparagraphs a. through m.
below including, but not limited to, street trees and trees in medians.  If County
decisions on the public art and permanent transit station are not concluded by the
time of approval of the final site development and landscape plan, then the plan
may include the final conceptual design and details of the corner plaza, and will
not be required to include the site plan's public art and permanent transit station. 
In such event, the developer agrees to obtain approval from the County Manager
or his designee, prior to issuance of the Final Building Permit for Building One, as
designated on the plan dated February 8, 2002 and titled Revised 4.1 Area, of an
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addendum to the approved final site development and landscape plan which
incorporates the final details of the corner plaza and the site plan's public art and
permanent transit station.  The developer agrees that the County Manager will not
approve the addendum to the final site development and landscape plan unless the
plan matches an addendum to the final site engineering plans which show the final
details of the plaza, public art and permanent transit station, unless such an
addendum to the final site engineering plans is determined to be unnecessary by
the County.  The plan shall be consistent with the 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
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areas;

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

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

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

g. The developer agrees to submit a maintenance agreement 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, except that final details
for the public art and the permanent transit station may be postponed and
included in an addendum, as provided in subsection k. below, if the County
Manager and County Board have not made sufficient decisions on those
elements at the time the plans are approved 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.

k. If the approved final site development and landscape plan does not include the
final details of the corner plaza, public art and permanent transit station,  then
an addendum to the final site development and landscape plan shall include
final design and details of the corner plaza and public art, and the final
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location, design and details of the permanent transit station if the County
determines that the transitway should be paved rather than landscaped.  The
developer agrees to obtain approval of the addendum to the final site
development and landscape plan before issuance of the Final Building Permit
for the first building.

l. Final details of the landscaping and other treatment of the interim transit
corridor, pursuant to Condition #69 below.

m. Final details of the temporary landscaping to be installed in the transit
corridor, if the County has not determined whether or not to pave the
transitway, pursuant to Condition #69 below.

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
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.
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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.  

n. 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.
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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 shall 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.  If deemed required by the County Manager, the
developer shall obtain approval from the Department of Public Works of an
addendum to the approved final site engineering plan that matches the addendum
to the approved final site development and landscape plan, provided for in
Condition #11.

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, except that the developer will not pave, but will contribute toward
paving the transitway as provided in Condition #69 below.  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 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
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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, and/or addendum to the final site development and landscape
plan, consistent with Conditions #11 and 65, except as otherwise required
below.  The developer agrees to contribute funds toward construction and
design costs for the 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.  If the County Board or the County
Manager determines that the permanent transit station shall be located in the
middle of the site, then the developer agrees to incorporate it into the design
of the building connection (which joins the two office towers), and construct it
at a cost to the developer of up to $65,400 minus the amount of approved
cost of an initial transit shelter as determined pursuant to Condition #67.  If
the permanent transit station is constructed in the middle of the site, and
incorporated as a design element of the building connection, then the
developer further agrees to maintain the permanent transit station for the life
of the site plan.  The final design of the permanent transit station shall be
analyzed by the County as an element of the building base along Crystal Drive,
and shall be presented to the Site Plan Review Subcommittee and approved by
the County Manager or his designee, for consistency with County Board
approval of the Preliminary Infrastructure Plan, as part of the addendum to the
final site development and landscape plan as provided in Condition #11.  In
the event the County decides not to pave the transitway adjacent to Land Bay
A, or if no determination on paving is made by the time of issuance of the
Final Building Permit for Building One, then the developer shall have no
obligation under this condition to construct the permanent transit station, but
shall contribute up to $65,400 minus the amount of the approved cost of the
initial transit shelter to the County or 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.
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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
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
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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.

        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)
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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
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
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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
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



Final Site Plan Approval Request SP #346
Supplemental Report                                                                                                                             -
18-

PLA-2749a

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
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
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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.  If the two
towers are constructed as a single phase, or for a single tenant, then the developer
has the option to use the same color masonry on both buildings.  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
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
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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
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 59 parking spaces shall be
accessible to handicap vans, and shall be conveniently located on the level of the
garage closest to street level, and . All areas accessible to vans shall have a
minimum clearance of 98 inches.  All other areas of the garage shall have a
minimum clearance of 84 inches.  Compliance with this condition shall be
determined by review of the building plans by the Zoning Administrator before the
issuance of the Footing to Grade Structure Permit, which review shall not relieve
the developer from constructing in accordance with this condition.

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:
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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.

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
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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.

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.
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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
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. 
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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
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.
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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
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
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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
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
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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
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,
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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
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.
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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
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, with the exception of retail use
changes permitted by Condition #57 above, 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 plant interim landscaping on the portion of Land Bay A not yet
developed consistent with PDSP Condition #37, as well as construct an interim
shared-use 10 feet wide sidewalk/bike trail extending from the permanent sidewalk
constructed adjacent to Building One northward to the north property line adjacent
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to 26th Street, prior to issuance of the first Certificate of Occupancy for Building
One.  The developer further 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
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 generally 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
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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,
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 contribute $20,000 $40,000 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, or less if the
total cost is less than $40,000.  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.  If at the time of issuance of the Final Building
Permit the County has not determined whether or not to pave the transitway, then
the developer agrees to proceed diligently thereafter to install temporary
landscaping approved as such as part of the final site development and landscape
plan as provided in Condition #11.

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


