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January 31, 2003

TO: The County Board of Arlington, Virginia

FROM: Ron Carlee, County Manager

APPLICANT: Nan Terpak Attorney/Agent
Walsh, Colucci, Emrich and Lubeley & Terpak
2200 Clarendon Boulevard, Suite 1300
Arlington, Virginia  22201

SUBJECT: SP #307 Site Plan Amendment (Carry-Over):  Equitable Life
Assurance Society of the United States, to extend term of site plan
for 3 years; on premises known as 333 & 335 Jefferson Davis
Highway (RPC #34-023-001, -002).

RECOMMENDATION: Extend the term of the site plan approval for three (3)
years, from February 28, 2003 to February 28, 2006,
subject to the previous conditions; amended
Conditions #1, 7, 8b(1), 8h, 11, 22, 52, 53 and 56; and
new Conditions #58, 59 and 60.

BACKGROUND
In September 1991, the County Board denied both a site plan and a General Land Use
Plan Amendment request for the former Twin Bridges Marriott hotel site located at
Boundary Drive and I-395 in the northern tip of Crystal City.  The owners of the site,
Equitable Life Assurance Society of the United States, filed suit in late 1991 challenging
the denial of the General Land Use Plan amendment and the site plan requests.  The
General Land Use Plan amendment and site plan were approved in 1994.  The
approved site plan includes two 7-story office buildings containing 345,432 square feet
of commercial/office gross floor area and a 10-story hotel containing 198 rooms.  A
total of 830 parking spaces, including tandem spaces, would be provided in 2½ levels
of below-grade parking.  The site has been vacant since the hotel was demolished in
1990 and there has been no serious proposal to construct the approved site plan or any
portion of it.  The site plan was extended to October 2, 2002 in August 1999 and the
applicant had requested that it be extended for another three (3) years.

The approval of this site plan and General Land Use Plan amendment in 1994 was part
of a litigation settlement.  In the nearly ten years since the County Board originally
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approved this site plan, there have not been any serious efforts to construct the site
plan.  During that same period the County Board approved the Phased Development
Site Plan (PDSP) for the Potomac Yard site and is currently studying the future
recreation needs of the adjacent North Tract.  In addition there have been major urban
design changes in the Crystal City area as well as approved changes to the vehicular
circulation system on Crystal Drive.  The County is also exploring the feasibility of
implementing a light rail transportation system in the Jefferson Davis Corridor.  These
major policy changes have changed the planning context in which the approved site
plan should be considered.  On October 19, 2002, and January 17, 2003, the County
Board extended the site plan for three (3) months and one (1) month, respectively, to
allow additional time for staff to review and analyze the proposed extension of the site
plan in light of the evolving planning issues in this area.

DISCUSSION
Staff and the applicant have agreed to amended language in several approved
conditions that would address changing conditions in this area.  Key points addressed in
the amended language of the conditions include:
•  Treatment of the unbuilt portion of the site plan that is not a part of the initial

construction, for use as active recreation areas which complement future use of the
North Tract (Conditions #1, 7 and 53);

•  Developer responsibility for maintenance and replacement of all sidewalks and
street trees located in sidewalks, medians and traffic islands, with street trees
meeting current standards for size (16 to 18 feet in height and a minimum caliper
of 4 to 4½ inches) (Conditions #11 and 8b(1));

•  Coordination with County staff on development of a new and/or revised final
engineering plan to incorporate changes to County policies and standards for
various street improvements such as curb-return radii, nubs, crosswalks, medians,
bus stops, ramps and pedestrian safety devices (Condition #22);

•  Financial contribution to the County, rather than performance bond, in the amount
of $121,954 (increased from $100,000, based on the January 31, 2003 adjusted
inflation rate) for the installation of landscaping and other improvements to a 1.6
acre parcel that is located outside of but contiguous to the site plan and was
transferred to the County as part of the North Tract (Condition #52);

•  Financial contribution in the amount of $914,660 (increased from $750,000, based
on the January 31, 2003 adjusted inflation rate) to mitigate impacts of the site plan
(Condition #56);

The applicant has also agreed to the addition of three (3) new conditions to address
planning issues in the area and current County policies, including:
•  Provision of parking in the office garages to users of the North Tract recreational

areas during evenings, weekends and legal holidays (Condition #58);
•  Delivery of refuse to a facility designated by the County (Condition #59);
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•  Coordination with County staff on the design of exterior building security measures,
and agreement to not remove or reduce the number of on-street parking spaces
around the perimeter of the site, if the office buildings are occupied by federal
government agencies or tenants required to meet federal government-established
building security requirements (Condition #60).

CONCLUSION
Staff supports extending the term of this site plan for an additional three (3) years with
the revised conditions.  The applicant has agreed to amended and new conditions that
would address the changed circumstances in the North Tract area and conform to
certain current County policies and standards.  The applicant has also agreed to make
financial contributions to the County based on the January 31, 2003 adjusted inflation
rates.  The amended conditions include Conditions #1, 7, 8b(1), 8h, 11, 22, 52, 53 and
56, and the new conditions are Conditions #58, 59 and 60.  Therefore, it is
recommended that the site plan be extended for three (3) years, from February 28,
2003 to February 28, 2006, subject to all previous conditions as amended below, and
new Conditions #58, 59 and 60 of the staff report:

1. The developer (as used in these conditions, the term developer includes the
owner, the applicant, and their successors and assigns) agrees to comply with
the standard conditions set forth in Administrative Regulation 4.1 and the plans
dated June 8, 1994, the Illustrative Landscape Plan and Phase I Landscape
Plan dated August 2, 1994, the Proposed Road Improvements Plan dated
August 15, 1994, the Ground Floor Plan, Building Sections, Typical Floor Plan
and Building Elevations plans dated June 8, 1994, as revised September 20,
1994, and reviewed and approved by the County Board and made a part of the
public record on October 1, 1994, together with any modifications proposed by
the developer and accepted by the County Board or vice versa.  The developer
agrees to coordinate with County staff and obtain approval from the County
Manager or his designee on reasonable revisions to the Illustrative Landscape
Plan and Phase I Landscape Plan dated August 24, 1994, and the Proposed
Road Improvements Plan dated August 15, 1994, that may be necessary to
accomplish the County’s goals for development of the North Tract, so long as
said revisions do not delay the developer’s ability to pursue construction of the
site plan beyond the typical review time for revisions of this nature, as
approved on February 8, 2003.  The developer agrees to prepare and submit
such revised plans within 90 days after request for such revisions by the
County Manager.  The developer further agrees to obtain the County Manager’s
approval of all revisions before proceeding with development.  In the event the
developer is ready to proceed with development before a request for revisions
is received from the County Manager, the developer agrees to incorporate
revisions necessary to accomplish the County goals for development of the
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North Tract (as such goals are determined by the County Manager) into all
plans submitted for approval in the process of development.  This site plan
approval expires if the approved plan is not under construction by February 28,
20036.  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 and its conditions for compliance with then current County policies for
land use, zoning, and special exception uses.  Extension of the site plan is
subject to, among other things, inclusion of amended or additional site plan
conditions necessary to bring the plan into compliance with then current
County policies and standards together with any modifications proposed by the
developer and accepted by the County Board or vice versa.

7. The developer agrees to submit a detailed final site development and
landscape plan at a scale no larger than 1/16 inch = 1 foot before issuance of
the Excavation/Sheeting and Shoring Permit and the plan shall be approved by
the County Manager or his designee before issuance of the Final Building
Permit.  The landscape plan shall be consistent with the Illustrative Landscape
Plan and Phase I Landscape Plan dated August 2, 1994, or with the revised
Illustrative Landscape Plan and Phase I Landscape Plan pursuant to Condition
#1 above.  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 ¼ inch = 1 foot).  The County
may permit minor changes in building, street and driveway locations and other
details of design as necessitated by more detailed planning and engineering
studies if such changes are consistent with the provision 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
(DPRCR) and shall be accompanied by the site engineering plan and the two
(2) plans shall be compared to ensure that there are no conflicts between
street trees and utilities.  Neither plan shall be approved until the landscape
plan and the site engineering plan agree.  The installation of the plant materials
shown on the final landscape plan shall take place before issuance of the first
Certificate of Occupancy.  The final site development and landscape plan shall
include the following details: (refer to subparagraphs a. through f. of the
original condition language).

8.b.(1)  Major deciduous trees (shade or canopy trees such as Oaks, Maples, London
Planes, Japanese Zelkovas, etc.) – a height of 1216 to 18 feet with a minimum
caliper of 34 to 3½4½ inches.
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8.h.  The developer agrees to notify the DPRCR Urban Forester at 703-358-3322228-
6557 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 the staff of rhe 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.

11. Sidewalks along all street frontages of the development shall be paved with
brick or an interlocking concrete paver and shall be placed on a properly
engineered base approved as such by the Department of Public Works.  The
final selection of materials and colors to be used shall be as determined by the
County Manager or his designee on the final site development and landscape
plan in accordance with the Rossly-Ballston Streetscape Plan or other applicable
urban design standards approved by the County Board and in effect at the time
of the site plan extension approval.  The sidewalks shall contain street trees in
4 foot by 12 foot tree pits planted with either liriope muscarii, euonymous
fortunei (Wintercreeper), hypericum, calycinum (Aarons Beard), or juniperius
conferta (Shore Juniper) as ground cover.  Street trees shall not be placed
within the vision obstruction area.  All public walkways shall be constructed to
County standard.  Street trees shall be guaranteed by the developer for two
years after final acceptance of the right-of-way improvements by the
Department of Public Works.  Before acceptance of the right-of-way
improvements a bond and an agreement for this guarantee period shall be
submitted to the Department of Public Works by the developer and executed
by the developer in favor of the County.  The developer agrees to maintain and
replace the sidewalks and street trees located in sidewalks, medians and traffic
islands for the life of the site plan.  The sidewalk sections and street tree
species shall be as follows:

a. The developer agrees to construct sidewalks and other streetscape (street
lights, street trees [a minimum of 20 the number to be consistent with the
revised Illustrative Landscape Plan and Phase I Landscape Plan pursuant to
Condition #1 above] as specified in Condition #8.b.(1)) planted 30 feet on
center along the Old Jefferson Davis Highway and Boundary Drive frontage
of the site as shown on the final engineering site plan approved by the
Director Department of Public Works.

22. 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.  The developer agrees to coordinate with
County staff on development of final site engineering plans, pursuant to
Conditions #1 and 10 above.  The Excavation/Sheering and Shoring Permit
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shall not be issued for the site until final site engineering plans and the
sequence of construction has been approved by the Department of Public
Works.

The developer further agrees to submit either a new or revised final site
engineering plan, for approval by the County Manager or his designee,
incorporating changes to County policies and standards for: curb return radii,
median extensions, crosswalk materials or markings, nub locations and
designs, bus stop improvements, curb ramps, and in-pavement pedestrian
safety devices, in order to bring the plan into compliance with then current
County policies and standards.

Upon completion of construction of the project, the developer agrees to submit
one set of as-built mylar plans for sanitary sewer, storm sewer and water main
construction to the Department of Public Works for recording.

52. Prior to issuance of the First Building Permit, tThe developer agrees to submit a
performance bond in the amount of the estimated cost of the improvements,
but not to exceed $100,000 contribute $121,954 to the County, acceptable to
the County Attorney for the installation of landscaping and other
improvements, meeting the standards set forth in condition number 8 above of
this site plan approval, on property currently owned by RF&P the County
through the transfer of the “North Tract” (1.6 acre tract located on the site’s
east elevation).  The developer agrees to make best efforts to obtain
permission (either in the form of an easement or lease) from the property
owner to landscape the area upon approval of the site plan.  The landscaping
shall be as shown on the Illustrative Landscape Plan dated August 2, 1994.  If,
despite the developer’s best efforts, the property owner denies permission, the
developer shall comply with this condition by ensuring that the County is able
to execute all its rights under the terms of the performance bond.  The
contribution shall be paid prior to the issuance of the First Certificate of
Occupancy for the first building constructed on the site.

53. Prior to issuance of the first Certificate of Occupancy permit for the project, the
developer agrees to implement the Phase I Landscape Plan, including revisions
that may be required pursuant to Conditions #1 and #7 above.  The landscape
plan shall provide interim some form of active recreation areas on the unbuilt
portion of the site, as shown on the Phase I Landscape Plan dated August 2,
1994, or on a revised Plan pursuant to Conditions #1 and #7 above, provided
that the construction schedule for the portion of the site to be constructed shall
be developed so as to permit utilization of active recreation areas.
Improvements to accommodate active recreation areas may be limited to
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finished grading, top soil and seeding to facilitate establishment of appropriate
lawn cover for active recreation areas.  The developer agrees to coordinate
with County staff and obtain approval from the County Manager or his designee
on the treatment and elements of landscaping and active recreation areas to
ensure integration into development planned for the North Tract.  The
developer agrees to install, construct, equip and maintain the elements of the
landscaping and active recreation areas until such time as construction
commences on the relevant parcel of the site plan.

56. The developer agrees to contribute $750,000914,660 to the County to mitigate
impacts of the site plan.  The contribution shall be made in the following
increments: of $300,000.00 will be paid before upon issuance of the First
Certificate of Occupancy for the first building, and $225,000307,330.00 shall be
paid twice, before per building upon the issuance of the First Certificate of
Occupancy for buildings two and three for each of the second and third
buildings to be constructed.

58. The developer agrees to make all parking on the P-1 levels of the office
garages (as shown on the architectural drawings dated June 8, 1994) available
to the public for parking after standard office hours (weekday evenings after
6:00 p.m., weekends and all legal holidays).  This parking shall be made
available to users of the recreational activities operating on the North Tract.
The parking garages shall remain open until one hour following conclusion of
the programmed activities scheduled for the North Tract.

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

60. a.   In order to address exterior building security needs that may be required by
a federal government agency(s), or other tenant(s) as required by the
federal government, 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.

             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 a
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site, and that it will not remove or reduce the number of on-street parking
spaces around the perimeter of the 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.
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PREVIOUS COUNTY BOARD ACTIONS:

May 18, 1955 Approved rezoning Z-1189-55-1 from “CM” to “C-3”.

August 12, 1961 Subject area designated “General Business” with an
“M” overlay on the General Land Use Plan.

February 9, 1974 Approved General Land use Plan Amendment from
“General Commercial” to “High Medium” Residential.

October 3, 1978 Approved rezoning from “C-3” to “RA4.8”.

May 5, 1982 Approved rezoning from “RA-4.8” to “C-O-1.5”.

September 10, 1983 Approved site plan for the renovation of the existing
Exxon service station subject to a review in one year.

September 8, 1984 Continued site plan for Exxon service station with a
review in three years.

September 9, 1988 Continued site plan for the Exxon service station
subject to all previous conditions and with no further
review.

March 10, 1990 Deferred site plan (SP #282) and General Land Use
Plan Amendment request (G-215-90-1) from “High
Medium” Residential to “Low” Office Apartment Hotel
to the May 19, 1990 County Board meeting.

May 19, 1990 Defer site plan and General Land Use Plan
Amendment requests to the July 7, 1990 County
Board meeting.

July 10, 1990 Defer site plan and General Land Use Plan
Amendment requests to the September 8, 1990
County Board meeting.

September 8, 1990 Defer site plan and General Land Use Plan
Amendment requests to the November 17, 1990
County Board meeting.
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November 17, 1990 Defer site plan and General Land Use Plan
Amendment requests to the April 6, 1991 County
Board meeting.

April 6, 1991 Defer site plan and General Land Use Plan
Amendment requests to the May 11, 1991 County
Board meeting.

May 11, 1991 Defer site plan and General Land Use Plan
Amendment requests to the July 14, 1991 County
Board meeting.

July 14, 1991 Defer site plan and General Land Use Plan
Amendment requests to the September 14, 1991
County Board meeting.

September 14, 1991 Denied site plan and General Land Use Plan
Amendment requests.

September 10, 1994 Defer site plan and General Land Use Plan
Amendment requests to the October 1, 1994 County
Board meeting.

October 1, 1994 Approved General Land Use Plan Amendment and
Site Plan approval requests subject to conditions.

August 14, 1999 Extended the term of site plan approval for three
additional years from October 1, 1999 to October 2,
2002.

September 14, 2002 Extended the term of site plan approval from October
2, 2002 to October 21, 2002.

October 19, 2002 Extended the term of site plan approval from October
21, 2002 to January 31, 2003.

January 17, 2003 Extended the term of site plan approval from January
31, 2003 to February 28, 2003.


	BACKGROUND
	September 14, 2002	Extended the term of site plan approval from October 2, 2002 to October 21, 2002.
	October 19, 2002	Extended the term of site plan approval from October 21, 2002 to January 31, 2003.
	January 17, 2003	Extended the term of site plan approval from January 31, 2003 to February 28, 2003.


