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TO: The County Board of Arlington, Virginia

FROM: Ron Carlee, County Manager

APPLICANT: Smart Building Investors, LLC

BY: Nan E. Terpak, Attorney/Agent
Walsh, Colucci, Stackhouse, Emrich and Lubeley
2200 Clarendon Boulevard, 13th Floor
Arlington, Virginia  22201

SUBJECT: SP #335 Site Plan Amendment Request to eliminate 6 short-term
parking spaces; eliminate requirement for public use of 24th floor
conference facility; and, eliminate annual recurring costs of Smart
Building package; on premises known as 1735, 1801 (1815) N.
Lynn St. (RPC# 16-039-005, -018)

RECOMMENDATION: Approve the site plan amendment request.

SITE: The subject site is located in the Rosslyn Station Area, in the block
bounded by North Lynn Street, 19th Street North, North Kent Street
and Wilson Boulevard.  It is situated at the corner of North Lynn
Street and 19th Street North.  Contiguous to the south of the site is
the International Place Site Plan (SP #35) and to the east is the
Plaza East Site Plan (SP #70).  Across North Lynn Street is the
block planned for Central Place.

BACKGROUND
In 1998 the County Board approved a rezoning and major site plan amendment request
for the site located at 1801 North Lynn Street to develop a new 20 story, 283,690
square foot office building.  The approval permitted a rezoning of the site from “C-O”,
Commercial Office Building, Hotel and Multiple-Family Dwelling Districts, to “C-O-
Rosslyn”, Commercial Office Building, Retail, Hotel and Multiple-Family Dwelling
Districts.  The building was approved at a density of 10.0 floor area ratio (FAR). 
Parking would be provided at a ratio of one (1) space per 859.6 square feet of gross
floor area (GFA) (including 29 tandem spaces) in three (3) underground and four (4)
above-grade garage levels, including six (6) convenient retail parking spaces within the
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garage at the street level.  The building’s overall height would be 282.75 feet (20
stories).  This was the second proposal under the “C-O-Rosslyn” Zoning District.  The
“C-O-Rosslyn” District permits additional office density above 3.8 FAR up to a maximum
of 10.0 FAR and additional office building height above 135 feet up to a maximum of
300 feet, provided that the proposed development offers important community benefits
identified in approved plans for the area.  The approved development offered important
community benefits, including the provision of a rooftop conference center, subsidized
retail parking and investment in a "smart" building technology to attract private tenants.

The applicant has leased the building to a federal tenant that is concerned about
security.  The security requirements necessary to allow use of the rooftop conference
center and the retail parking would render their use difficult at best.  The applicant is
requesting a site plan amendment to eliminate 6 short-term parking spaces (Condition
#54), eliminate the requirement for public use of 24th floor conference facility
(Condition #51) and to eliminate annual recurring costs of the Smart Building package
(Condition #60).

DISCUSSION
The subject office building became the first building actually constructed under the new
"C-O" Rosslyn zoning ordinance.  It provided the opportunity to have a state of the art
building replace a vintage 1960s (10-story) structure.  It was in the spirit of a revitalized
and progressive Rosslyn that a unique community benefits package was submitted to
the County Board.  There were a number of items included in the Packet including
technology.  This building would be adapted with the latest telecommunications
intelligence systems and would become the Smart Building for the 21st Century.  Other
features included a tower component featuring a conference center that would provide
two community benefits.  The tower would be lit at night providing a distinct visual
landmark and the space created would be used as a conference center open to the
tenants and the public.  Other community benefit items included in the package
included an artwork feature, a retail component and retail parking.

There were values associated with each of the components included in the community
benefits package.  The developer is requesting an amendment to the previous County
Board approval.  Based on the changes to the original agreements on the site and the
requested site plan amendment request, staff has re-evaluated the values placed on
key features of the original agreement and has required that the developer reimburse
the County for those features.  Listed below are the features to be reimbursed along
with the values:

Conference Center and rooftop deck $530,000
Retail parking $150,000
Smart Building Operating Package $728,000
Total (Reimbursement Required) $1,408,000
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The applicant is proposing to pay the reimbursement at an annual rate of $469,333.34
$281,600 in 2002 dollars (CPI-Urban), over a three (3) five-year period commencing
with the issuance of the first Certificate of Occupancy for an office tenant.  Repayment
to the County of the  applicant has agreed to pay the balance of the $2.7 million dollars
continues to be dependent upon the project achieving a certain rate of return, and
would be repaid within five years rather than the over the agreed-upon 10 year period
that was approved as part of the original site plan approval.

CONCLUSION
The developer is requesting to be relieved of several components of the original
community benefit package for this development.  While staff question the loss of these
amenities, staff recognize the sensitivity of security to some federal tenants.  For this
reason and, since the developer proposes to reimburse the County for the value of the
amenities, staff reluctantly agree to the request.  It is recommended that the site plan
amendment request to eliminate 6 short-term parking spaces, to eliminate public use of
the conference facility on the 24th floor of the building and to reimburse the County for
the Smart Building Package be approved subject to all previous conditions, the deletion
of Conditions #51 and #54, amended Condition#60 and a new Condition #65, which
applies solely to 1801 North Lynn Street (Smart Building) as follows:

51. The developer agrees to construct a 1,900 square foot conference center and
1,410 square foot roof deck on the top floor (20th floor), as shown on the drawings
dated August 31, 1998 July 22, 1999, and approved by the County Board on
November 18, 1998 August 14, 1999.  The roof deck and conference center shall
be made available at no cost to community groups and non-profit organizations
recognized by Arlington County (such as the Rosslyn Civic Association, the Rosslyn
Renaissance, the Arlington County Board and Government, and the Arlington
County Planning Commission) for the life of the site plan by reservation between
the hours of 9:00 a.m. and 5:00 p.m., Mondays through Fridays, and from 5:00
p.m. to 10:00 p.m. two (2) evenings per week, except holidays.  Access on
weekends and holidays shall be at the discretion of the developer.  Priority for the
use of the space may be given to building tenants and owners.  The space shall be
provided free of charge, but shall be subject to reasonable rules and regulations
regarding its use and maintenance.  The portion of the conference center facility to
be used by the community groups and non-profits shall also include the high
technology Smart Building features included in the larger segment of the
conference center facility, including “Hot Desks” which provide Internet access,
and pre-wiring to receive voice, data and video transmissions.

54.      The developer agrees to provide six (6) spaces of convenient, short-term retail
parking on the at-grade level of the parking garage adjacent to the garage
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entrance. The parking spaces shall be privately metered and managed, with
enforcement provided by the parking operator.  The parking spaces shall be made
available to the public at a rate of $1.00 per hour during regular business and non-
business hours, including after 5:00 p.m. on Mondays through Fridays and all day
on weekends.  This hourly rate shall be adjusted annually to no more than the
Consumer Price Index (CPI) for inflation for the life of the site plan.  The developer
agrees to submit to the Zoning Administrator documentation, or a copy of the
contract agreement between the developer and the parking garage management,
on the hourly rate of the six (6) convenient short-term retail parking spaces prior
to the issuance of the first Certificate of Occupancy for the office building.

60. The developer agrees to submit an enforceable agreement to the County Manager,
in a form acceptable to the County Attorney, that provides (under conditions
specified in the agreement) for the repayment to the Rosslyn Fund of 100 percent
of that portion of the total community benefit allocated to the smart building
($2.74 million).  The total community benefit amount shall be reduced by the five
year operating cost of annual recurring costs, (as used in Exhibit A to the
agreement) which the developer agrees is $728,000.  The period of potential
payback shall be completed within 10 5 years from the point when the building is
75 percent occupied.  The developer agrees to prepare an amendment to the
agreement dated September 28, 1999, to reflect the change in the repayment
amount, which may be executed upon the County's agreement.  The agreement
shall stipulate the method and rate of payment and shall set forth the financial
performance criteria that must be met before repayment begins.  At a minimum,
such criteria shall be based upon the income of the building over and above a
certain baseline, performance indexed to rate of return on equity or other
reasonable methods.  This agreement must be approved by the County Manager
prior to issuance of any permit for the demolition of the existing building or
extensions of the site plan.

65.      In addition to the amount due under the agreement referenced in Condition #60,
the developer agrees to reimburse to the County the sum of $1,408,000.  This
reimbursement amount includes $530,000 for the conference center and rooftop
deck; $150,000 for retail parking; and $728,000 for the five year operating cost
of annual recurring costs as set forth in Condition #60.  The developer further
agrees that this reimbursement amount shall be paid in three annual
installments.  The first installment of $469,333.34 $281,600, shall be due before
issuance of the first Certificate of Occupancy for any office tenant.  The second
and third installments shall be in that amount, but increased by the same
percentage as any increase in the Consumer Product Index - Urban Index,
between date of the first payment and the date of the second or third payment.
The second and third payments shall be due before the first and second
anniversaries of the date of issuance of the first certificate of occupancy for any
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office tenant.
PREVIOUS COUNTY BOARD ACTIONS: 

October 4, 1962 Approved a rezoning from “C-2” to “C-O”.

March 9, 1963 Approved a site plan (Z-1641-62-1 & SP #31) for a
10-story office building.

November 6, 1976 Approved site plan amendment (Z-1641-62-1) to
convert parking area to commercial and storage space
and for four (4) signs, subject to conditions.

August 5, 1978 Deferred site plan amendment (Z-1641-62-1) to
permit outdoor dining, a sign and an entry vestibule
for Eve’s Restaurant to the September 23, 1978
County Board meeting.

December 12, 1978 Approved site plan amendment (Z-1641-62-1) to
permit outdoor dining a sign and an entry vestibule
for Eve’s Restaurant to the September 23, 1978
County Board meeting.

November 27, 1979 Continued site plan amendment (Z-1641-62-1) to
convert parking area to commercial and storage space
and to permit four (4) signs, subject to conditions,
and with no further review.

June 20, 1981 Approved site plan amendment (Z-1641-62-1) to
permit one (1) sign flat against the building.

December 12, 1992 Approved site plan amendment (SP #31) for live
entertainment for Tex Mex Grill – former Lone Star
Grill, to permit live entertainment 2 to 3 nights per
week, including Fridays and Saturdays, from
6:00 p.m. – 1:00 a.m.
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January 8, 1994 Continued site plan amendment (SP #31) for live
entertainment subject to all previous conditions,
amended Condition #1 and a review in three (3)
years.

January 11, 1997 Continued a site plan amendment (SP #31) for live
entertainment subject to all previous conditions and
administrative review in five (5) years (January 2002).

August 14, 1999 Reclassified from zoning district "C-O" Commercial
Office Building, Hotel and Multiple-Family Dwelling
District, to zoning district "C-O-Rosslyn" Commercial
Office Building, Retail Hotel and Multiple-Family
Dwelling District, pursuant to application Z-2456-99-1
on file in the Office of the Zoning Administrator and
the zoning map is hereby amended to show these
reclassifications.

December 11, 1999 Authorized On the "County Board's Own Motion", a
January 29, 2000 County Board public hearing on Site
Plan Approval SP #335 to permit approximately 75,
000 square feet of office density to be added to the
1801 North Lynn Street (also known as 1815 North
Lynn Street, with tenant addresses of 1811 through
1819 North Lynn Street) building to upgrade the
street front retail, to convert retail areas to office or
storage, modification of use regulations for parking,
to exempt storage areas from gross floor area
calculations, and to permit a comprehensive sign
plan, including roof top signs, on premises known as
1735 North Lynn Street and 1801 North Lynn Street
(also known as 1815 North Lynn Street, with tenant
addresses of 1811 through 1819 North Lynn Street).

March 11, 2000 Approved a site plan amendment to permit Temps
and Company to occupy space at their present
location through September 30, 2000, for the parcel
of real property known as 1735 North Lynn Street,
approval is granted and the parcel so described shall
be used according to the approval requested by the
application.
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February 9, 2002 Deferred a site plan amendment (SP #335) to
eliminate six short-term parking spaces, convert
1,500 square feet of retail to a conference facility,
public use of rooftop conference facility subject to
U.S. government security requirements, and
modification of storage user requirement at 1801
(1815) North Lynn Street to March 23, 2002.

March 23, 2002 Deferred a site plan amendment (SP #335) to
eliminate six short-term parking spaces, convert
1,500 square feet of retail to a conference facility,
public use of rooftop conference facility subject to
U.S. government security requirements, and
modification of storage user requirement at 1801
(1815) North Lynn Street to April 20, 2002.

April 20, 2002 Deferred a site plan amendment (SP #335) to
eliminate six short-term parking spaces, convert
1,500 square feet of retail to a conference facility,
public use of rooftop conference facility subject to
U.S. government security requirements, and
modification of storage user requirement at 1801
(1815) North Lynn Street to June 8, 2002.

June 8, 2002 Deferred a site plan amendment (SP #335) to
eliminate six short-term parking spaces, convert
1,500 square feet of retail to a conference facility,
public use of rooftop conference facility subject to
U.S. government security requirements, and
modification of storage user requirement at 1801
(1815) North Lynn Street to July 20, 2002.

July 20, 2002 Deferred a site plan amendment (SP #335) to
eliminate six short-term parking spaces, convert
1,500 square feet of retail to a conference facility,
public use of rooftop conference facility subject to
U.S. government security requirements, and
modification of storage user requirement at 1801
(1815) North Lynn Street to September 14, 2002.


