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ARLINGTON COUNTY, VIRGINIA

' County Board Agenda Item
Meeting of July 10, 2004

LY

DATE{]Jufy 2, 2004

Applicant:

_ SUBJECT: . A Z-2516-04-1 REZONING from “C-2” Service Commercia] — Community

Business Districts to "C-0-2.5" Commercial Office Building, Hotel and

- - Apartment Districts; premises known as 3901 N. Fairfax Dr. (RPC #14-030-

012;-013,-014)

SP #386 SITE PLAN AMENDMENT approx. approx. 135 dwelling units,
ground floor retail, connnunitx black box theater, plaza, existing funeral
home, with modification of use regulations for density, setbacks, exclusion
of community facility space and below grade storage from calculation of
GFA; 3901 N. Fairfax Dr. (RPC #14-030-012, -013, -014)

TCR Virginia Square Holdings L.C.

By:

Timothy Sampson

Walsh, Colucci, Lubeley, Emrich & Terpak
2200 Clarendon Boulevard, Suite 1300

" Arlington, VA 22201

C.M. RECOMMENDATION:

A.  Approve attached resolution to approve the rezoning request from "C-2" Service
Commercial-Community Business Districts to "C-0-2.5" Commercial Office

* Building, Hotel and Apartment Districts,

B. Approve the site plan m request, with modifications of use regulations for
density, exclusion of cemmunity facility space and below grade storage from

County Manager: RC /G A

County Attorney: (I,_u XA L

Staff: Lisa Maher, Planning Division, DCPHD - _ :
Betts Abel, Housing Division, DCPHD 5 1
David Robinson, Planning Division, DPW ' *
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calculation of GFA, subjéct to the cOndifions in the staff report.

ISSUES: None.

© 2,648 square:feet of ground:floor retail;a black-box theater, and a public plaza on the site of the

~ Arlington Funeral Home, in the Virginia Square Metro Station Area. The proposal is consistent
with goals and recommendations set forth in the Virginia Square Sector Plan. The proposed site

plan is also consistent with the subject site’s General Land Use Plan designation and with the

proposed zoning designation for the site. The applicant has agreed to a number of improvements .

around and adjacent to the site to improve the pedestrian experience in the area. In addition, the
applicant has proposed to provide a black box theater and a public plaza as recommended in the
Virginia Square Sector Plan. The black box theater would be controlled by the County, and

would be operated and used by local theater groups that currently need space. The applicant has
requested addifig falainits and 9:25 B s

ér Which meets the Zoning Ordinance requirement
t of additional density. The applicant has also agreed to proyideseven on site
;@ﬁ?@-ﬁﬁléﬂi@"ﬂﬁﬁ’g@ﬁitS;’:i!fﬂr:ﬁ?tﬁtal?ﬂﬁ-l‘ﬁ%fa'dditi"'dﬁaliifésidéﬁt’iﬁliﬂéﬂ‘!ﬁif?, ‘which is another goal
of the Sector Plan and of the County as a whole. While the proposed parking and loading access
design is not ideal, its location is consistent with Sector Plan recommendations, existing and
future vehicular and pedestrian traffic should remain relatively low on North Pollard Street, and -
the applicant has designed measures to minimize driveway widths and provide pedestrian refuges
between the driveways. In addition, the proposed building’s taper toward Central Library is less
extensive than envisioned in the Virginia Square Sector Plan. However, the proposed project,
overall, substantially meets the goals and recommendations in the Sector Plan, and the proposal
_includes many significant community amenities, including a fully finished theater, a public plaza
in the preferred location, and a significant affordable housing package. Therefore, staff ,
recommends that the County Board approve the attached rezoning resolution and the proposed
site plan, with modifications of use regulations for density, exclusion of community facility space
and below grade storage from calculation of GFA, subject to the conditions in the staff report.

BACKGROUND: The subject site is a block, on the north side of Fairfax Drive, thatis
currently developed with a funeral home and surface parking. The site is surrounded by the
Arlington Central Library parking lot and Quincy Park across 10" Street North to the north, by a
small commercial building and surface parking to the east across North Pollard Street, by small
‘office buildings and a WMATA cooling tower (a residential site plan has been approved on the
site) to the south across Fairfax Drive, and to the west across North Quincy Street by an office

building.

The County Board adopted a revised Virginia Square Sector Plan'in December 2002. That plan
included many recommendations both for the Virginia Square Metro Station Area in general and
for the subject site specifically. Among the recommendations was an amenidment to the site’s
General Land Use Plan (GLUP) designation from “High-Medium Residential Mixed-Use” to -
“Medium” Office-Apartment-Hotel. The County Board approved this GLUP amendment in

Rezoning Z-2516-04-1 & Site Plan #386
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. April 2003. On December 6, 2003, the County Board denied a site plan for this site and accepted
" a withdrawal of a rezoning request.

The following provides additional information about the site and location:

Site: The roughly rectangular subject site comprises '
Arlington Funeral Home and a large surface parking lot currently occupy the site. Uscs

adjacent to the site 1nclude the following:

To the north: Arlington Central Library :

To the east: An office building and surface parking

To the west: - A highrise office building

To the south: Small office buildings and WMATA cooling tower—a highrise

residential site plan has been approved on the site.

Zoning: “C-2" Service Commerc1al Commumty Business Dlstncts

Land Use: “Medium” Office-Apartment-Hotel

Neighborhood: Ballston- Vlrglma Square Civic Assomatlon, Bal]ston—Vlrgma Square

Partnership - : , .
- ' , Density Allowed By-Right Maximum Development
Existing Zoning: “C-2” 1.5 FAR office/retail; or ' 68,262 s.f. office/commercial; or -
- 7.26 units/acre residential 7 residential units :

Proposed Zoning: By-right: 0.6 FAR office/retail; or By site plan:

“C-0-2.5" single family residential at 7. 26 113,770 s.1, ofﬁce/commercxal or
units/acre 120 residential units; or

. By site plan: 2.5 FAR office/retail; or | 188 hotel rooms
— ' 115 units/acre residential; or

180 hotel rooms/acre

Proposed Deve]opmeht:r The following table sets forth the statistical summary for the project.

Site Area 45,508 s.1. (1.045 acres)
Allocated to Office 3,636.4s.1.
Allocated to Retail 863.1 5.1,
Allocated to Residential 40,908.5 s.f. (0.939 acres)

Rezoning Z-2516-04-1 & Site Plan #386
Virginia Square Park Condominiums -3-

PLA - 3730




Density

Total Space

Residential units/acre (incl. 25% bonus)

Office (funeral home) GFA 10,000 s.f.
(Max. permitted office GFA) 9,091 s.f,
Retail GFA 2,648 s.f.
(Max. permitted retail GFA) 2,408 s.f.
‘Residential Units (includes 25% res. bonus) 135
(Max. permitted residential units) 108
Cultural Facility GFA 8,193 s.f.
FAR/Units per acre .
Office (fun, home) FAR (incl. 0.25 FAR bonus) 2.75
(Max. permitted office FAR) 2.5
Retail (incl. 0.25 FAR bonus) 2.75
(Max. permitted retail FAR) 2.5
143.75

{Max. permitted res. units/acre)

115 units/acre

Cultural Facility FAR Request to exclude
Height . -

Average site elevation 262 feet ASL
Main roof elevation 387 feet ASL
Height in feet to main roof 125 feet |
Penthouse height 10 feet |
Office height (funeral home) 2 stories |
Residential height ' 12 stories |

(Maximum height permitted in “C-0-2.5")

. 7 .12 storles

(Max. permitted per Va. Square Sector Plan)

12 stories or 125 feet

(Min, by-right retail requirement)

(Max. penthouse height per Va. Sq. Sector Plan) 16 feet

Cultural Facility Within building |

Parking

Total parking spaces (including tandem) 226
Total direct access spaces ' 225
Total Residential (direct access) 152
Total Non-residential parking (direct access)’ 73
Total Bl level (including tandem) 74
(Min, by-right funeral home requirement) 120 by right’
5

! Excludes 1,002 s.f. of basement space in funeral home requested by applicant,

2 Non-residential parking, on the B! Jevel, includes access to all-spaces for the funeral home, shared with 2 minimum
of 25 spaces for the theater, and a varying number, generally from approximately 38 to 64 spaces, for the retail space
and the public, except for several hours, approximately 35 times per year, during peak funeral home use.

3 The funeral home is currently subject to use permit approval that includes a requirement for 17 parking spaces.

Rezoning Z-2516-04-1 & Site Plan #386
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(Min. by-right residential requirement)

152

(Min, by-night theater requirement)

25

Parking Ratio (based on direct access spaces)

Office

1 sp./82 s.1. chapel or parlor area

Shared with other uses

Retail
‘Residential 1.126 spaces/unit
Cultural facility 25 sp./75 seats
(By-right funeral home parking ratio) 1 sp./50 s.f. chapel or parlor_ area
(By-right retail parking ratio) ' 1 5p./580 s.1,
|_(By-right residential parking ratio) 1.125 spaces/unit
(By-right theater parking ratio) 25 sp./75 seats
Compact Ratio (based on direct access spaces) 8.9%
-(Ma_ximum by-right compact ratio) ' 15%
Coverage ' 55% .. .
LEED Score 21

Density and Uses: The applicant proposes to construct a highrise residential building
incorporating a cultural facility, to house a black box theater and associated spaces, and ground”
floor retail, on the approximately rectangular subject site. The project would have a total of 135

_ residential units, 2,648 square feet of retail space, and the existing funeral home, located on the
southeast corner of the block, which would remain. The applicant has requested 10% additional

* density on the residential units and 0.25 FAR on the commercial density, for provision of the ™~
theater, amounts that the County Board may approve according to Section 36.H.5.d. of the .
Zoning Ordinance. The applicant has also requested an additional 15% of residential density for
the provision of affordable housing, for an overall total residential bonus of 25%. The project
would have below ground parking to serve all the uses, and the height of the new building would

be 12 stories and 125 feet.

Site and Design: The proposed “L” shaped highrise building would wrap around the existing
funeral home at the southeast corner of the subject site, extending east along the central and
eastern frontage of 10™ Street North and south through the middle of the site. This would leave
approximately one-third-of the site, oriented-north-south-along:North-Quincy-Street; as-open
space. The cultural facility (black box theater) would be located in the southwest and central
portion of the ground floor of the proposed building, with frontage along Fairfax Drive and the
elevation facing North Quincy Street. Adjacent to the theater to the east would be a retail/gallery
space, and additional ground floor retail would be located just north of the theater on the
elevation facing North Quincy Street. The open space would be designed as a public plaza, as
recommended in the Virginia Square Sector Plan. The proposed residential building would be 12
stories and 125 feet high. The main residential entrance would be located at the northwest corner

Rezoning Z-2516-04-1 & Site Plan #386
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of the building on 10™ Street North facing the open space. ‘The theater entrance would be at the

“southwest comner of the site on Fairfax Drive facing the open space. The facades of the building
would be two colors of brick, with precast elements on the base and top sections of the building,
and metal accents. A circular architectural feature would be located on the roof at the southwest
comer of the building, above the theater entrance,

All parking and loading entrances would be accessed from North Pollard Street, as described in
the Parking section below.

The proposed black box theater would accommodate up to 75 seats and would be built out by the
applicant. The applicant has met with Cultural Affairs staff to ensure that the theater design
would be appropriate for the intended small theater groups that would use it. Cultural Affairs
staff has also discussed potential mechanisms for deciding which groups would be ab]e to use the
theater and how it would be operated without County funds.

‘the proposed project.

: Condmon #69 addresses the applicant’s LEED scorecard and 1mplementat10n of “green bulldmg
measures in the proposed prcuect

Transportation: The Master Transportation Plan — Part 1 classifies 10" Street North and North
Pollard Street as neighborhood minor streets and North. Quincy Street and Fairfax Drive as minor
arterials. Adjacent to the site, Fairfax Drive provides two lanes in each direction, while North °
Quincy Street, 10™ Street North, and North Pollard Street all provide one travel lane in each
direction. On-street curb lane parking is currently allowed along both sides of 10 Street North
and Fairfax Drive, and on the east side of North Pollard Street. Parking is currently prolubitcd
along both sides of North Quincy Street adjacent to the. site. ‘

Trip Generation: A Traffic Impact Analysis (TLA) was prepared by a transportation consultant
for the applicant to assess the impacts of the development on the adjacent street system.. Future
intersection Levels of Service.(LOS) were evaluated for the weekday moming and evening peak
hours for several intersections near the site. The subject residential building was estimated to
generate approximately 21 AM and 29 PM peak hour vehicle trips, based on Institute of
Transportation Engineers (ITE) Trip Generation Manual (6™ Edmon) ‘The TIA found that all
~ intersections would continue to provide an acceptable level of service in the future with the
exception of the intersection of Fairfax Drive and North Quincy Street which is forecast to
~operate at LOS F. The intersection is currently operating at LOS F, and the impact of the
proposed development is minimal.

Parking: The Virginia Square Sector Plan for the subject block recommends that-ail-driveway
entrances.be Jocated off of North-Pollard Street. Together with the retention of the funeral home
on the site and its requirement for a separate garage entrance to the first parking level (B-1) for
funeral services and vehicle quening for the funeral processions, the applicant proposes a second
garage entrance for the residential building (B-2 and B-3 levels) and a third entrance for the
project’s loading dock. This results in an overall curb cut of approximately 60 feet in length

Rezoning Z-2516-04-1 & Site Plan #3386
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toward the northern end of North Pollard Street, Staff and the applicant have reviewed several
alternative designs that are not desirable from either a public safety or funeral home operations
perspective. The applicant is revising the plans to minimize the width of the travel lanes (ingress
and egress) for the two garage ramps and the width of the loading dock to enhance pedestrian
safety and embellish the appearance of the garage doors. Staff recommends that the applicant
provide the loading dock entrance directly to the street between the two garage driveways to
minimize street conflicts from traffic entering and exiting the garage. In addition, staff
recommends that the applicant minimize the garage driveway and entrance widths to 18 feet each

. and provide a 12 foot wide loading dock driveway and entrance. Further, staff recommends that

the applicant provide a minimum sidewalk pedestrian refuge between the loading dﬁvcwgy and
each garage driveway of three feet.

The applicant proposes to provide 226 parking spaces on three levels below grade for the mixed
use development. One of these spaces would be tandem. The first level of below grade parking
would provide 74 parking spacesfor the-funerakhome, the theater, the retail space, and for the

'public, including the tandem space. A-minimum-of-25-spaces would-be allocated:-to-theateruse

during-times-of theater performances. The applicant estimates that, based on past experience, the
funeral home would need to use the entire top level of the garage approximately 35 times per
year, precluding its availability for other uses, during which times signage would be provided to
inform other potentia] users and to direct patrons to other nearby parking facilities. 152

* residential parking spaces are located on the second and third parking levels, providing a parking .

ratio o 4The parking would include 20 compact spaces, for a

rght.

Streets: Fairfax Drive is currenﬁy constructed to a width of approximately 82 feet, to provide a
four-lane street divided with a ten-foot wide median, with five-foot wide on-street bicycle lanes
and on-street parking in both directions. No changes are proposed to the Fairfax Drive cross-

section.

North Quincy Street is currently constructed to a width of approximately 51 feet between face of
curbs, providing two southbound and one northbound travel lanes. On-street parking is currently
prohibited along both sides of North Quincy Street adjacent to the site frontage. The northbound
travel lane is approximately 19 feet wide and provides the transition from the two through lanes
through the Fairfax Drive Intersection to the single through lane approaching the 10" Street
intersection. The southbound approach to Fairfax Drive similarly widens from a single
southbound travel lane through the 10" Street intersection and widening to provide two
southbound approach lanes (left/through lane, through/right turn lane) and a curb no parking lane
for loading, deliveries, etc.. The curb to curb width of North Quincy Street would remain at 51
feet, however the travel ways would be narrowed to allow on-street parking along both sides of
the street, with a northbound bike lane. The travel way would provide for a single northbound
Jane, and two southbound lanes providing for a separate Jeft turn lane and a through/right tum

‘lane. The proposed streetscape improvements also iriclude the construction of curb extensions

(nubs) on both sides of North Quincy Street at Fairfax Drive, as well as on the east side of North
Quincy Street at 10™ Street North. -

Rezoning Z-2516-04-1 & Site Plan #386
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The current width of 10" Street North is 36 feet, which provides one travel lane, and on-street
parking, in each direction. The applicant has proposed to narrow 10" Street North by
approximately 8-inches to provide a 13.67-foot-wide streetscape section along the site frontage.
Staff supports this proposal, which would leave sufficient width for the current uses of the street.

North Pollard Street is currently 27 feet wide and provides one travel lane in each direction, with
on-street parking on the east side of the street. There are no proposed changes to this roadway.

Transponatioh Demand Management (TDM) Program: Under this proposal the applicant would

implement the TDM strategies that are briefly summarized below and detailed in the site plan
condition #48: ‘

1.

Transportation Coordinator: Designate a member of the building management team
as the Property Transportation Coordinator, to be a primary point of contact with
responsibilities for completing and coordinating TDM obligations. In addition,
provide an annual contribution to the County’s Commuter Assistance Program (CAP)
of $1,500 per year for a period-of ten (10) years. '

Transit Information Services: Distribute transit information by providing a new-

- resident package to include site-specific transit-related information, mention ways fo

access Metro in promotional materials and advertisements for the property, provide
information as part of the recruiting and employment materials regarding eommute

options and assistance services available, implement a transit advertising program that -

will distribute information four times per year to tenants, employees and visitors, and
provide opportunities to participate in Ozone Action Days or other regionally
sponsored clean air and traffic mitigation promotions. . .

Parking Strategies: Implement parking management strategies such as providing a
Coordinated Area Parking Plan for both garage and surrounding on-street parking. In
addition, provide a Parking Management Plan which includes a description of visitor
parking arrangements and management. -

Transit Subsidy: Provide or administer a sustainable commute benefit program for
employees of the residential Property, (which program shall include, at a minimurm,
pre-tax employee contributions and/or at the developer’s option, tax-free transit or
vanpool contributions of at least $40 per month) for the duration of the project. No
subsidy is proposed for residents.

Provide an opportunity for a car sharing service, such as Zip Car or FlexCar to have
access to no more than one conveniently located parking space Jocated on the 1st level
of the parking garage at no cost for two years after issuance of the master certificate of

occupancy for the residential building. Thereafter the rate would be at market or at the -

discretion of the developer.

Rezoning Z-2516-04-1 & Site Plan #3860
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Pedestrian Access: The plan would provide a 20-foot wide sidewalk on Fairfax Drive, a 16-foot
- wide sidewalk along North Quincy Street, a 13-foot eight-inch wide sidewalk on 10" Street -
North, and a 13-foot wide sidewalk along North Pollard Street. However, the streetscape
adjacent to the existing funeral home would be narrower due to the presence of the existing
building. If the funeral home building were demolished, the developer would extend the
streetscape adjacent to the new construction to complete the block; which may not happen for
many years. Streetscape improvements also include:

» Crosswalk nubs along Fairfax Drive, North Quincy Street including the west side, and
10" Street North, . -

* Crosswalks and subsequent curb ramps for all comers of the site, with the exception of
the crosswalks across Fairfax Drive, which are being installed by the Quincy Plaza site
plan. The crosswalks across 10™ Street North, would be raised to the level of the’
adjacent sidewalks to slow traffic next to Quincy Park and Central Library and to provide

a connection between the subject site and the library/park.

Public Transit: The site is located approximately 1,200 feet east of the Ballston Metrorail
Station, part of the Metrorail Orange Line. Metrobus service is also available nearby. Route 38
provides service on Washington Boulevard between Ballston and Farragut Square in the District
of Columbia. Route 24 provides service on Wilson Boulevard between the Pentagon and Seven _
Comers. ART Route 53 provides service on North Quincy Street between the East Falls Church

and Baliston Metrorail Stations. . '

Bicycle Access: An existing on-street bicycle route is located on 10" Street North adjacent to the .
site. The trail connects to the Custis Memorial Parkway Trail (I-66) to the north and to Arlington..
Boulevard and other routes to the south. Existing on-street bicycle lanes are located on Fairfax

Drive adjacent to the site,

Utilities: Adequate water and sanitary sewer system capacity is available to serve the proposed
residential development. To ensure adequate water pressure for fire protection and domestic use,
staff recommends that the developer extend the water main off of the existing eight-inch water
line in 10™ Street North. For fire hydrant coverage, the existing fire hydrant located on the
northwest corner of the intersection of Fairfax Drive and North Pollard Street needs to be
connected to an eight-inch water line. The applicant should abandon the existing six-inch water
line located in North Pollard Street, from Fairfax Drive to 10 Street North, and replace it with
an eight-inch water line, along with all the subsequent appurtenances reconnected to the new

line. :

The applicant has agreed to remove or place underground all existing aerial utilities within and
~ along the periphery of the site. The applicant also would make a contribution of $52,236
($50,000 x 1.04472 acres) to the Underground Utility Fund.

Rezoning Z-2516-04-1 & Site Plan #386
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DISCUSSION: | ‘
Rezoning: The proposed “C-0-2.5” zoning district is consistent with recommendations for the

subject site in the Virginia Square Sector Plan and is also consistent with the site’s General Land
Use Plan designation of “Medium” Office-Apartment-Hotel, which was approved for the site in
April 2003 as part of the implementation of Sector Plan recommendations.

Adopted Plans and Policies: Both the General Land Use Plan and the Virginia Square Sector
Plan guide development on the subject site.

General Land Use Plan: The proposed uses are consistent with the site’s General Land Use
Plan designation of “Medium” Office-Apartment-Hotel and with the proposed “C-0-2.5”
zoning for the site. The proposed density for the project is 143.75 units per acre for the
residential development and 2.75 FAR for the commercial development. These densities
including additional density of 25% over the base site plan density of 115 residential units per
acre and 2.5 FAR for commercial development. -

Virginia Square Sector Plan: The Sector Plan makes a number of recommendations both for

the Virginia Square Metro Station Area in general and for the subject site in particular. These -

goals and recommendations include:

Overall site/uses:. These include commercial or cultural/educational/recreation, while not -
prohibiting residential use, as well as a redevelopment plan that addresses the entire site.

Massing/design/architecture: These recommendations ‘include a build-to line; base, body,
and top; maximum height of 12 stories or 125 feet; varied facades; special
roofline/architectural embellishment; building transparency, particularly at the base of the
building; multiple entrances; primary entrance on plaza/Fairfax Drive; retail on Fairfax Drive
and comers; high quality materials and finishes; all visible elevations designed as fronts;
prominent architecture; entrance into Virginia Square; and a building height taper to 10™
Street North. ' : )

Open Spaces and Urban Plazas: The recommendations include a Fairfax Drive and North
Quincy Street location that creates a connection and visibility from Fairfax Drive to Central
- Library/Quincy Park, with good pedestrian circulation and a flexible design. ,
.Streetscape Elements/Streets: These recommendations include a continuous building edge
apart from open space, with openings or breaks in building edge for public uses; standard
sidewalk widths, special streetscape elements, and to integrate 10™ Street North into the

project design.

Parking/Loading: The Sector Plan recommends underground and street parking, minimizing |

 entrances, which should be provided on North Pollard Street; adequate loading access that
avoids major pedestrian routes, and opportunities for shared parking

Con‘n‘num’ty Facility/Public Art: Recommendations include a cultural or performing arts

Rezoning Z-2516-04-1 & Site Plan #386
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facility on site, as well as public art in the gateway site.

The applicant has strived to meet the goals of the Sector Plan and has addressed the great
majority of the above items. The Sector.Plan recommendations not met include retention of
the funeral home and a significant taper down toward Central Library. The applicant has -
been able to design a building that meets the height limits recommended by the Sector Plan
and that provides the public plaza envisioned in the Plan.

While the funeral home buiiding does not meet the Sector Plan’s vision for massing of the
site, the applicant has agreed to upgrade streefscape adjacent to the funeral home and has
proposed a new building to replace the funeral home after the funeral home use ends. This
replacement building would provide the same floor area as currently exists in the funeral
home, while increasing the mass by providing tall floors, for an approximate height of 40
feet. Since this height would rise to the levels of second and third floor residential units that
originally would be higher than the existing funeral home building, the proposed design
should set the second floor away from these units to provide a minimum 40-foot horizontal

~ separation from any windows in the residential building. The applicant is working to provide

~ this separation and to design an attractive fagade treatment of visible residential building
walls that will ultimately be obscured by the replacement for the funeral home. The proposed.
design would be more in keeping with the design of the proposed residential building, and the
height would give the impression of substantial height from the perspective of pedestrians, ..
The ultimate buildout of the block would also present a better massing of the block than )
would be provided by the existing funeral home and would also include standard streetscape
design around the entire block, Staff supports this concept. ’

The applicant has provided a small taper toward Central Library, stepping back the 10™ Strect...
North elevation by one to four feet at the second floor and an additional eight feet at the 12
floor. While this is not a substantial taper, it does break up the mass of the building as it

faces Central Library. In concert with the additional design, use, and amenity elements
proposed by the applicant, staff supports the design of the pro_;ect as a whole as being
consistent with the Sector Plan recommendations.

Issues:

Urban Design: The applicant has designed a project that meets many County goals for
project design in the metro corridors. In addition to the Sector Plan goals and
recommendations governing redevelopment of the site generally, the applicant has worked to
provide visual interest and convenience to pedestrians, both in the building base and in the

* project as a whole. The proposed building’s ground floor would have major entrances at the
two most prominent corners of the building. Additional ground floor entrances would be
provided on Fairfax Drive, with retail space and the funeral home, on North Quincy Street
with retail space, on.10™ Street North with two residential unit entrances, and on North
Pollard Street with the ceremonial entrance to the funeral home. The project would have
articulated facades and a roof line with special treatments at the theater and residential

Rezoning Z-2516-04-1 & Site Plan #386
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entrances at the corners of the building, The proposal also includes a public plaza mna {
location recommended by the Sector Plan, with views to Central Library and Quincy Park. {
The retention of the existing funeral home, which was not contemplated in the Sector Plan, £
has placed constraints on the proposed building in terms of layout and massing of the oy
building and has made the provision of parking and loading entrances, as well as adequate _
parking, difficult. However, the applicant has worked hard to compensate for these ' ( B
constraints, and has designed a building to replace the funeral home when that use ends. This o
building would be 40 feet high and would be designed consistently with the residential ' -
. building design. Staff notes also that while the proposed building does not introduce the .
extent of tapering toward 10™ Street North envisioned in the Sector Plan, on balance the . '

. proposal meets the Plan’s urban design goals.

Parking: The proposed parking meets all Zoning Ordinance standards for parking, except for ' ¢
the funeral home, which has a very high by-right parking requirement. Based on the existing p
funeral home’s past experience, the proposed parking will be adequate to accommodate o
virtually all the funeral home’s parking needs. In fact, the variable, and mostly light, parking -
demand for the funeral home has enabled the applicant to make extensive use of shared -
. parking; with the theater, retail space, and the public sharing the first parking level with the e
funeral home. While the funeral home’s needs may conflict with these other uses on
occasion, staff suppotts the proposed shared parking as an efficient use of parking space that
would meet nearly all the non-residential needs of the project, as well as provide significant

public parking,.

Affordable Housing; The applicant proposes to include committed affordable units (CAFs) ,
in a market-rate project as part of a request for bonus density. The proposed CAFs would !
consist of a total of 7 units (1 one-bedroom, 2 two-bedroom and 4 three-bedroom units) to be ‘
provided out of a total of 16 bonus units. The 7 affordable units have 11,749 gross square (
feet, while the 9 market-rate bonus units have 11,866 gross square feet, fora 1:1ratioona ' {_' .

gross square foot basis.

The housing reserve fund (HRF) contribution on the base for this project would be $185,000
based on the previous percentage of construction cost formula. According to the interim : -
guidelines approved by the County Board on December 6, 2003, the HRF contribution would
be $722,000. - The applicant filed a site plan for this site in February 2003, the site plan was

denied in December 2003, and this subsequent site plan was filed by the same applicant, with
some of the same features, in April 2004. The timeline of this project has spanned three sets. ' [
of affordable housing guidelines. Because this is, in effect, a transitional project between the L
various guidelines, the applicant has agreed to a contribution of $400,000, which represents - L

an intermediate amount.

The applicant’s affordable housing plan proposes to offer the CAF's as for-sale e\
condominiums affordable to households at or below 60% of area median family income S
(MFI). The annual income for households for these units would be $43,920 to $57,090. Staff (
has evaluated the developer’s plan to ensure that the plan generally meets or exceeds the
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County’s guidelines for bonus density based on the zoning ordinance amendment approved
by the County Board on October 13, 2001 as follows:

» Minimum Term ~ This will be established for the life of the project by deed covenant for
initial and subsequent individual condominium buyers.

* Eligible Income — The plan would limit eligibility for purchasing the units to households
with incomes at or below 60% of MFI. ' ‘

* Sale prices - prices for all units will be affordable to households with incomes at or below

60% of MFI:

Bedroom Size No. of Unfts Proposed Sale Price | Income Served
1-bedroom . -1 - $120,800 60% MFI
2-bedroom 2 $135,900 -~ 60% MFI
3-bedroom 4 $157,000 60% MFI

Unit/bedroom mix — The plan provides 7 affordable units, with 17 bedrooms.
Location — Affordable units will be dispersed throughout the building. .
Design and layout — Affordable units will be architecturally compatible with market rate
units. Some flexibility in the level of finishes (i.e., trim, countertops) and sizes maybe = -
allowed. Households living in affordable units will have access to all building amenities.
equal to that of households in market rate units. - '

The recently approved Virginia Square Sector Plan states: “As new residential projects are
proposed, it is expected that at least five percent of those units will be affordable, using - _
existing resources and land use tools.” This project is providing 5.2% of the total units and.
5.9% of the total gross square feet as affordable, through the use of the bonus density
mechanism. The sector plan further states a preference for on-site affordable units and two-
and three-bedroom units in new residential development; this project provides six such units.

A deed covenant mechanism, as appfovéd by the County Board on January 10, 2004, will

“effectively keep the units affordable in perpetuity. The developer, and subsequently each

purchaser, will execute and record in the County’s land records a deed covenant in favor of
the County and assignable to a County-designated nonprofit housing sponsor. The covenant
will specify the affordability period, how future appreciation will be calculated, and the resale
prices of the units as well as provide for future sales to low and moderate income households,
The covenant will address resale, refinancing, rental, foreclosure and related concerns.
Additionally, a County deed of trust for the subsidy amount may be recorded on each unit.

Staff supports the developer’s affordable housing p]an (see Condition #66). The condition
includes the following elements:

. Couhty/DeveIoper Agreement/Affirmative Marketing Plan — an agreement to all the terms

and conditions outlined in the developer’s Affordable Housing Plan,
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e Affordable Sales Prices/Marketing Period— defines affordable sales prices and the
marketing period for the affordable units. .

ot
T e T

Sales Price Increases and the Compliance Period will be provided in the covenant.

Modification of Use Regulations: The applicant has requested modifications of use
regulations for; 1) additional density for black box theater; 2) additional density for
affordable housing; 3) exclusion of the black box theater GFA from density calculations; and
4) exclusion of basement storage in the funeral home from density calculations. ;

4.,\
)

1) Additional Density for Black Box Theater: The applicant has requested .25 FAR of
additional density on the funeral home and retail space and 10% additional residential
density for provision of the black box theater as a community facility. Section
36.H.5.d of the Zoning Ordinance provides additional density “not to exceed .25 floor S
area ratio (F.A.R.) in an office structure, or ten [10] percentin a motel or apartment ._
structure, providing the county board judges that a contribution to required :
community facilities has been provided.” '

The applicant has proposed to provide to the County, as a community facility, a fully
fit-out black box theater to justify a request for additional density of 10% on the
residential development and 0.25 FAR on the commercial development. This space
would be a condominium unit, sold to the County for the nominal price of one dollar, {
for the life of the project. This theater, designed in conjunction with County Cultural - 0
Affairs staff, would accommodate small theater groups that need performance space,
" and would permit up to 75 seats. Cultural Affairs staff and the applicant have also
developed a scope of work to define the construction and fit-out of the space. A
scope of work for the theater (attached to this report) arid Condition #77 document the (
agreements and details regarding the black box theater. The Virginia Square Sector (
Plan has, as a goal, the continued development of the Virginia Square Metro Station
Area as a cultural and educational center and has identified the subject site as one of
two sites on which a cultural facility is recommended. The applicant has worked to. _
provide this amenity for the community, and has designed and located it at the 0
prominent southwest corner of the site, adjacent to the plaza and to Fairfax Dnive to (_
provide maximum visibility and access. Parking for nearly all performances would be
provided in the first level of the below grade garage, with elevator access to Fairfax '
Drive, Staff believes that this proposal meets the Sector Plan’s major goal for this (
site and supports the theater proposal and the applicant’s request for additional (

density.
. : (

2) Additional density for affordable housing: The applicant has proposed to provide on-
site affordable units for 15% additional density. Staff supports the proposal of seven (o
affordable units to nine market rate units, with approximately an even split of GFA t.
between affordable and market rate units, as well as a $400,000 contribution to the
Housing Reserve Fund, as described above and in Condition #66. ' '
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3) Exclusion of black box theater GFA from density calculations: This space would be -
provided to meet the Sector Plan recommendation for a cultural facility at this
‘location.” This space is proposed for community use and not as an amenity for the
project itself. Therefore, staff would support exclusion of the black box theater fro

density calculafions. ‘

4) Exclusion of approximately 1,000 square feet of below ground storage in the funeral
home from density calculations:. Staff generally supports exclusion of below ground
storage since it does not generally contribute to the intensity of use of a site.
Consistent with this practice, staff would support this requested exclusion. )

Community Process: The Site Plan Review Committee reviewed the project two times. Many
of the site and development issues had been reviewed and discussed previously, with the earlier
version of this site plan, which was denied by the County Board in December 2003. The
Baliston-Virginia Square Civic Association has reviewed the proposed site plan and has had
representation at the Site Plan Review Committee meetings but has not conveyed a formal
position to staff. The Ballston-Virginia Square Partnership voted to approve the proposed project
at its May 6, 2004 meeting, noting that most of its concerns regarding the earlier proposal have

been ameliorated.

Housing Commission Recommendation: The Housing Commission reviewed the affordable -
housing proposal on June 22, 2004. At that time, the proposal was still under discussion between
the applicant and staff, and the Commission votéd to defer action to the July 8, 2004 meeting.

Transportation Commission Recommendation: The Transportation Commission heard this

-proposal on June 24, 2004. The Commission voted unanimously to approve the proposed site

plan with the following recommendations: 1) add a left turn pocket to southbound North Quincy
Street, and shift the North Quincy Street sidewalk five feet to the west to accommodate this
change, 2) increase the transit subsidy per employee to $65 per month, and 3) research further
the ability to combine the two garage entrances. .

Staff Response: Staff and the applicant have worked out a plan for North Quincy Street that
would accommodate the left turn lane as recommended by the Transportation Commission
without requiring a change to the curbs and sidewalks. The applicant has agreed to the increase in
the employee transit subsidy, which is reflected in Condition #48. Finally, staff and the applicant

- evaluated several garage and loading designs as previously discussed in this report but were

unable to agree on a design meeting the needs of the applicant and the funeral home. The
proposed design minimizes the width of the driveway entrances and provides pedestrian refuges.
The garage entry and door designs will also complement the architecture of the building, as

required in Condition #80.

Planning Commission Recommendation: The Planning Commission voted eight to zero, with
one abstention, to recommend approval of the rezoning and site plan requests. The
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recommendation included a change to Condition #69, to offer “green” interior finish options to
condominium unit purchasers. The applicant has agreed, and this language has been included.
The Commission also noted that Condition #77, regarding details of the theater agreement with
the County, is being revised. Finally, the applicant agreed to a request, not to be included in the

* motion to approve the site plan, to change the name of the project so as not to refer to Virginia -
Square.

CONCLUSION: The applicant has worked to design a project that meets nearly all the goals of
the Virginia Square Sector Plan and is consistent with the existing General Land Use Plan
designation and proposed zoning district for the subject sité. The proposed project would enliven
the street, with ground floor retail on the two most prominent frontages.of the site, two major
comer entrances for the residential building and a black box theater, and additional entrances on
the more minor 10"™ Street North and North Pollard Street. The applicant has agreed to
improvements to the adjacent streetscape and streets that would improve the pedestrian
experience in the area. In addition, the applicant has proposed to provide the major County goals
for this site of a black box theater, a public plaza, and on-site affordable housing. Finally, the
applicant has proposed a design for a building that would provide a better design and massing t to
replace the funeral home building when the existing use ceases. The benefits provided by the
proposed project more than compensate for the deficiencies in the prOJect s taper toward 10™
Street North and-garage and loading entrance design. For these reasons among others, the
proposed rezoning and site plan would promote and protect the public health, safety, and welfare.
Staff therefore recommends that the County Board adopt the attached resolution to approve the
rezoning, and approve the site plan, with modifications of use regulations for additional density
and exclusion of the theater and below ground storage from densny calculations, subject to the

- following conditions.
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. The following Conditions of site plan approval (#1 through #12) 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 below and as referenced in Administrative Regulation 4.1 and the revised plans
dated June 30, 2004 and reviewed and approved by the Cotinty Board and made a part of
the public record on July 10, 2004, 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 owner agrees that this discretion shall include a review of this site plan and
its conditions for their compliance with then current County policies for land use, zoning
and special exception uses. Extension of the site plan is subject to, among other things,

“inclusion of amended or additional site plan conditions necessary to bring the plan into
compliance with then current County policies and standards together with any
modifications proposed by the owner and accepted by the County Board or vice versa. .

2. The developer agrees to conduct a pre-construction meeting, and to coordinate
participation in the pre-construction meeting by relevant County staff, including staff
from the Depariments of Community Planning, Housing and Development (DCPHD)
Planning, Zoning, Inspection Services; Transportation (DOT); Parks, Recreation and
Community Resources (DPRCR); Environmental Services (DES) and others as
necessary, prior to the issuance of any permits for the site plan. The purpose of the pre-
‘construction meeting is.to discuss the requirements of the site plan conditions.

3. Tree Protection and Replacement

a. The developer agrees to complete a tree survey, which shows existing conditions
of the site and locates and identifies all trees which are consistent with the Tree
Replacement Guidelines, The survey shall include any tree on adjacent sites
whose dripline extends onto the subject site.

b. The developer agrees to file and implement a tree protection plan for any trees
proposed to be saved by the developer or specified to be saved by the approved
site plan and shown on any filing in connection with this case. This plan shall
include any tree on adjacent sites whose dripline extends onto the subject site.
The tree protection plan shall be developed by a certified arborist or other

~ horticultural professional with a demonstrated expertise in tree protection
techniques on urban sites and shall be submitted and approved, and found by the
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County Manager or his designee to meet the requirements of this site plan, before.
the issuance of the Clearing, Gradmg and Demolmon Permit. At a minimum, this

plan shall include:

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

(2}  Detailed specifi cations for any tree walls or wells proposed.

(3) A description of how and where buﬁdmg materials and equipment will be
stored during construction to ensure that no compaction occurs w1thm the

cnt;cal root zone of the trees to be saved.

4) Identification of tree protection measures and delmeation of placement of
free protectlon :

(5)  Any tree which is 30% or more dead as determined by the County’s Urban
Forrester shall be removed and replaced by the developer at his expense
with the number of major deciduous and evergreen trees consistent with
the Tree Replacement Guidelines and which meet the minimum size and
other requirements of Condition #14 below.

The developer also agrees to replace all trees as shown on the Tree Survey, that
are removed as a result of the new construction in accordance with the Arlington
County Tree Replacement Guidelines. The developer agrees to submit tree
replacement calculations and a tree replacement plan in accordance with the
Arlington County Tree Replacement Guidelines. The tree replacement
calculations shall be developed by a certified arborist or other horticultural
professional with a demonstrated expertise in assessing the condition of trees.
Any replacement trees shall conform to the standards and specifications set forth
in Condition #14a below and shall be installed on the project site or on County-
owned land, deterrnined by the County Manager or his designee. The developer
agrees to submit and obtain approval of this plan by the County Manager or his '
designee as part of the final site development and landscape plan.

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 on photographic paper shall be the minimum
acceptable standard: Color photographs on compact disc must be submitted in addition to
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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:

a 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 sfreets. The
photographic record shall also include all historic aspects of the facades of the
building to be demolished, consistent with the requirements described in.

Condition #51 below.

b. 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.

c. 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.

d. Site Completioo (ehall 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

bulldmgs and streets,

The photographic record of the site as it appears before demolition shall be delivered to
the Zoning Administrator prior to the issuance of a clearing, grading or demolition

permit. The remaining records, including the completed compact disc with the entire
photographic history, shall be delivered to the Zoning Administrator, before the issnance .
ofa Master Certiﬁcate of Occupancy, for placement in the County archives.

Ifthe developer uses the "Fast Track" Permit Process, 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 photographle history of the site shall be submitted before issnance
of the Master Certificate of Occupancy.

5. In addition to funding and constructing the utility undergrounding work, the developer
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agrees to contribute in the amount specified in Site Plan conditions to the County utility .
fund before the issuance of the Building Permit or prorated consistent with an approved :
phasing plan for the development. The total utility fund contribution for this site s
$52,236 ($50,000 x 1,04472 acres). These funds may, but need not, be used by the
County for the purpose of providing the undergrounding of utilities along the properties ‘
which are not redeveloping in this undergrounding district. If the area of the site planis o
subdivided, the contribution to be made by each owner shall be based proportionally on o
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 o ;
owners of record at the time of any refund. ' ‘

6. The developer agrees to develop a plan for temporary pedestrian and vehicular circulation
‘during construction. This plan shall identify temporary sidewalks, interim lighting, (o
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 this plan to, and obtain approval of the plan from, the County

Manager or his designee as meeting these standards, before the issuance of the Clearing,
Grading and Demolition Permit. The County Manager may approve amendments to the
plan, if consistent with this approval.
7. Intentionally omitted. = :
b a developneraoreesto a {
{
{.
(
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[E

9. 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. In
addition, the developer agrees to comply with all of the agreed-upon conditions approved
by the County Board as a part of this site plan approval. The County has the authority to
take actions to include issuance of a stop work order when the developer is not in
compliance with the agreed-upon conditions. ‘Further, temporary Certificates of
Occupancy will not be issued without approval by the Zoning Administrator.

10.  The developer.agrees to file three copies of a site plan and the tabular information form,
and digital copies on compact disc in JPEG, PDF, and DXF formats, which complies with
the final approval of the County Board and with Administrative Regulation 4.1, with the
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Zoning Administrator within 90 days of the County Board approval and before the :
issuance of the Clearing, Grading and Demolition Permit. | :

11.  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 o

Master Certificate of Occupancy is issued. 7 i

a.  The developer agrees to identify a person who will serve as liaison to the

_community throughout the duration of construction. This individual or his ;

designee shall be on the construction site throughout the hours of construction, . }

" including weekends. The name and telephone number of this individual shall be '
provided in writing to residents, property managers and business owners whose

property abuts the site, and to the Zoning Administrator, and shall be posted at the {

entrance of the project. . -

b. Before commencing any clearing or grading of the site, the developer shall hold a
meeting with inviting 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 s
construction. The developer agrees to provide documentation to the Zoning ' o
Administrator of the date, location and attendance of the meeting beforea - "
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 o

trailer and given to each subcontractor and construction vehicle operator before ‘

they commence work on the project.

c. Throughout construction of the project, the developer agrees to advise abutting (
property owners in writing of the general timing of utility work in abutting streets .
or on-site that may affect their services or access to their property. '

d. At the end of each work day during construction of the project, the developer ('
agrees to ensure that any streets used for hauling construction materials and 3
entrance to the construction site are free of mud, dirt, trash, allaying dust, and
debris and that all streets and sidewalks adjacent to the construction site are free :

of trash and debris.

e The developer agrees that construction activity, except for construction worker
arrival to-the construction site and indoor construction activity, will commence no (
earlier than 7:00 a.m. and end by 6:30 8:00 p.m. on weekdays; no earlier than 8:00
a.m. and end by 8:00 p.m. on Saturdays and federal holidays; and will commence i
no eatlier than 10:00 a.m. and end by 6:30 p.m. on Saturdays; Sundays;-and O
helidays. As of the first occupancy of the residential building on the south side of o
Fairfax Drive between North Pollard Street and North Quincy Street, construction {
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_ activity as defined above shall begin no earlier than 10:00 a.m. on Saturdays and
federal holidays and shall end no later than 6:30 p.m on all days. “Holidays™ are

defined as New Year’s Day, Martin Luther King Day, Presidents’ Day, Memorial
Day, Independence Day, Labor Day, Columbus Day, Veterans’ Day,
Thanksgiving, and Christmas, Indoor construction activity defined as activity
occurring entirely within a structure fully enclosed on all sides by installed
exterior walls, windows, and/or doors shall end at midnight each day, and any
such activity that occurs after 6:30-p-m- the stated time on each day shall not
annoy or disturb reasonable persons of normal sensitivities. The developer agrees-
to place a minimum of one sign per street front indicating the permissible hours of
construction around the construction site, to place one additional sign within the
construction trailer containing the same information, and to provide a written copy
of the permissible hours of construction to all subcontractors

f. Storage of constructlon matenals equ:pmcnt and vehicles shall occur on the site
or an approved off-site locatlon, or as approved by the County Manager of his

e designee,
12.  The developer agrees to provide a plan for diverting from landfill disposal the demolition,
* construction, and land clearing debris generated by the project. The plan should outline
recycling and/or reuse of waste generated during demolition and/or construction. The -
plan should outline specific waste streams and identify the means by which waste will be
managed (reused, reprocessed on site, removed by licensed haulers for reuse/recycling, .
disposal, etc.). The plan must include letters from contracted haulers, reprocessors, and
recyclers indicating that they are able to manage waste from the project. The developer
agrees to obtain the County Manager’s approval of this plan prior to the issuance of the-
_Clearing, Grading, and Demolition permit, and to implement the plan throughout
demolition and construction of the project. Compliance with this condition may
contribute to achieving LEED credits MR 2.1 and 2.2 (Construction Waste Management.)

. _‘The'foﬂowing Conditions of site plan approval (#13 through #32) 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.

13..  The developer agrees to submit to the Zoning Administrator and obtain approval from the
County Manager a detailed final site development plan and a landscape plan prior to
issuance of the Excavation/Sheeting and Shoring Permit. The final site development plan
and landscape plan shall be submitted at a scale of 1 inch = 25 feet, in conjunction with
the final site engineering plan as required in Condition #16 below, as well as a vicinity
map with major streets labeled. The landscape plan shall be deve]oped by, and display
the professional seal of| a landscape architect certified to practice in the Commonwealth
of Virginia, The developer further agrees that the final site development plan, the
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
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County Manager or his designee for both plans as meeting all requirements of the County L
Boardss site plan approval and all applicable county laws and plans before the issuance of :
the Excavation/Sheeting and Shoring Permit. The plan shall be consistent with the _
conceptual landscape plan approved as a part of the site plan, and, at a minimum, shall (
conform to-the landscaping requirements in Condition #14 below; the Rosslyn-Ballston (
Corridor Streetscape Standards if applicable; the Sector Plans if applicable; 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 cngineering plan, the landscape plan shall be at a '
seale of 1 inch = 25 feet; the County may require more detailed plans appropriate to ' ;
landscape installation at a larger scale. The County may permit minor changes in ‘
building, street and driveway locations and other details of design as necessitated by more
detailed planning and engineering studies if such changes are consistent with the (.
provisions of the Zoning Ordinance governing administrative approval and with the intent -
of the site plan approval. The landscape plan shall include a Street Tree Plan which shall -
be reviewed by DPRCR and DCPHD, 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 ;o
details: ’ J
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 L
obstruct pedestnan travel or be visually obtrusive. Traffic control cabinets shall '
not be located in the public sidewalk. Transformers shall not be p]accd above .
grade in the setback area between the building and the street. _ -

. b. Intake and exhaust garage venti]ation grates may not be located within public
sidewalks or streets, or within areas between the street curb and any building {
which is used as a walkway. The developer agrees to provide drawings showing E
how the garage will be ventilated prior to submission of the post-County Board ' ‘
Administrative Regulation 4.1 drawings required in Condition #10 above.
Ventilation grates shall be located and/or screened so as not to be visible from :
public rights-of-way. The developer shall obtain approyval from the County ‘
Manager or his designee on the location and screening of all ventilation grates as
part of the review of the final site engineering plan and the final site development
and landscape plan before issuance of the Footing to Grade Permit.

c. The location, dimensions, materials, and pavement pattemn, where applicable, for ;
driveways and access drives, automobile drop-off areas, driveway aprons, service - '
drives, parking areas, interior walkways and roadways, plaza areas and sidewalks,
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as well as for address indicator signs. Brick or a concrete unit paver shall be used
on the access drives, automobile drop-off areas, plaza areas, and interior _
walkways and roadways. Interior walkways shall have a minimum width of four
(4) feet. All plaza areas shall contain special paver treatments that coordinate in
design, color and materials with the treatment of the public sidewalk. The '
materials and colors used are subject to approval by the County Manager or his
designee according to adopted Sector Plans or other urban design standards
approved by the County Board as a part of review and approval of the final site

development and landscape plan. '

d. The location and types of light fixtures for streets, parking, walkway. and plaza
areas, and associated utilities, as contained in the lighting plan required in
Condition #50 below. '

€. Topography at two (2) foot intervals, and the finished first floor elevation of all

structures, and top-of-slab elevation for any proposed underground structures.

f. Landscaping for open space areas, plaza areas, courtyards, raised planters
[(including cross-sections of raised planters), surface parking areas, and service
drives, including a listing of plant materials; details of planting, irrigation and
drainage; and details of proposed furnishings for all areas, including but not
limited to dimensions, size, style(s), materials(s), finish(s) ahd manufacturer(s) of
seating, bollards, trash receptacles, bike racks, arbors, trellises, and water features,
and other landscape elements or structures. :

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

- h. The limits of demolition and construction.

14."  The developer agrees that all landscaping shall conform to Department of Transportatioﬁ
Standards and Specifications and to at least the following requirements:

a. Plant matenials and landscaping shall meet the then-current American Standard for
Nursery Stock, and shall also meet the following standards:

(1) Major deciduous trees (shade 6r canopy trees such as Oaks, Maples,
London Plane Trees, Japanese Zelkovas, etc.) other than street trees—a
minimum caliper of 4 to 4 1/2 inches, except as indicated in Condition #18

below.

(2)  Evergreen trees (such as Scotch Pines, White Pines, Hemlocks, etc.}-a
minimum height of 7 to 8 feet.
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(3)  Omamental deciduous trees (such as Cherries, Dogwoods, Serviceberries,
Homnbeams, €tc.)-a2 minimum caliper of 3 to 3 1/2 inches. Multl stem
trees shall not be Iess than 10 feet in helght

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

(5) Groundcover—in 2 inch pots.

All new lawn arcaé 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

certlﬂed

Exposed earth not to be sodded or seeded shall be well-mulched or planted in
ground cover. Areas to bé mulched may not exceed the normal limits of 2+

planting bed.

Soil depth shall be a minimum of four (4) feet plus 12 inches minimum of
drainage material for trees and tall shrubs and three (3) feet for other shrubs. 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 plantér wall. The walls of raised planters shall be no higher than seat-
wall height (2 1/2 feet, maximum) above the adjacent finished grade.

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

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.
Further, 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 for the life of the site plan 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.

. The developer agrees to notify the 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 avallabie from the DPRCR

Urban Forester.
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15.

16.

17.

The developer agrees to contact all utility companies, including the electric, telephone

and cable television companies, and offer them access to the site at the time of utility
installation to install their underground cables. In order to comply with this condition the
developer agrees to submit to the Zoning Administrator copies of letters from the
developer to the utility companies offering them access as stated above.

The developer agrees to submit final site engineering plans to the Department of
Transportation. 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 plans, and the sequence of construction,
has been approved by the Department of Transportation, as consistent with all siteplan
approval requirements and all County laws. Upon completion of the construction of a
project, the developer agrees to submit one (1) set of as-built mylar plans for sanitary,
storm sewer and water main construction to the Department of Transportation for

_ recordmg

The developer agreés 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 for occupancy of the

applicable phase of the project.

a. - Provide crosswalks of concrete pavers or other materials as approved by the

~ County, built per the Department of Public Works Construction Standards and-

Specifications then in effect, anng with all adlacent curb ramps at the fo]lowmf!. i

locations:

(1)  Across North Quincy Sireet at Fairfax Drive and 10" Street North

(2)  Across North Pollard Street at 10™ Street North and Fairfax Drive;

as shown on the final enmncenngplan approved by the County Manager or his

designee

b. Provide raised crosswalks at the elevation of the sidewalks at either end,
constructed of concrete pavers or other materials as approved by the County, built
per the Department of Public Works Construction Standards and Specifications
then in effect, at the following locations:

(1) Across 10" Street North at North Quincy Street and North Pollard Street;
as shown on the final engineering plan approved by the County Manager or his

demggee

C. Construct intersection‘ nubs at the following locations adjacent to the site:
(1)  East and west sides of North Quincy Street at Fairfax Drive,
(2) East side of North Quincy Street at 10" Street North,
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(3) South side of 10™ Street North at North Quincy Street and North Pollard

Street, .
(4) North side of Fairfax Drive at North Quincy Street and North Pollard
, Street; ‘ .
as shown on the final engineering plan approved by the County Manager or his -
designee. : '
d.  All curb ramps are to be pérpendicular to the face-of-curb.

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. The developer further agrees that all improvements to curb, gutter,
sidewalks, crosswalks, and streets for pedestrian and/or vehicular access or circulation
shall be as determined by the County Manager or his designee on the final Site
Development and Landscape Plan and on the final Site Engineering Plan, in accordance
with the Rosslyn-Ballston Corridor Streetscape Standards or other applicable urban
design standards in effect at the time of final Site Engineering Plan Approval; provided,
however, that the provision of such improvements shall not increase the projected cost
anticipated for such improvements as shown on the site plan drawings dated June 30,
2004 unless the County provides additional funding to offset such increased cost.

18.  The developer agrees that the final sidewalk pattern/design and 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 and final engineering plan, in
accordance with the Rosslyn-Ballston Streetscape Standards or other applicable urban
design standards approved by the County Board and in effect at the time of the final '
landscape plan approval. The developer further agrees to construct the sidewalk

- jmprovements detailed below prior to the issuance of the first Certificate of Occupancy
for occupancy of the applicable phase of the project. The sidewalks along the street
frontages of this 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
Transportation. The sidewalk treatments shall continue across all driveway aprons for
loading and garage entrances along all frontages of the site plan, and there shall be no
barriers to impede the flow of pedestrian traffic. The sidewatks shall contain street trees
placed in either tree pits, tree grates or planting strips, consistent with the Standards for
Planting and Preservation of Trees in Site Plan Projects, and as specified below.
Placement, planting and root enhancement options shall be consistent with the Standards
for Planting and Preservation of Trees in Site Plan Projects, and as specified below.
Street trees shall not be placed within the vision obstruction area. All public walkways
shall be constructed to County Standard. The developer agrees to maintain and replace the
street trees and sidewalks for the life of the site plan. The sidewalk sections and street

tree species shall be as follows: '
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Fairfax Drive adjacent to the new construction—A minimum 20-foot wide sidewalk
measured from the back of curb, including 5 feet by 12 feet tree pits planted with 4104 1%
inch caliper Willow Oak street trees and such ground cover as liriope muscarii,
hypericum, calycinum (Aarons Beard), or juniperius conferta {Shore Juniper), placed
approximately 30 feet apart on center and a minimum of eight (8) inches back from the

back of curb.

Fairfax Drive adjacent to the existing funeral home—Sidewalk with nub as shown on
Plot and Location Plan dated June 30, 2004, including 5 feet by 12 feet tree pits planted

- with 4 to 4 % inch caliper Willow Oak street trees and such ground cover as liriope _

muscarii, hypericum, calycinum (Aarons Beard), or juniperius conferta (Shore Juniper),
placed approximately 30 feet apart on center and a minimum of eight (8) inches back

from the back of curb.

At such time as the funeral home building is demolished, the developer agrees to
reconstruct the streetscape adjacent to the funeral home along Fairfax Drive to match that
for the remainder of the block, subject to standards for streetscape and intersection nubs
then in effect. The reconstructed streetscape shall be completed within six monthsAof

demolition of the funeral home building, except that if a building permit application has

been filed for a new building on that site, the reconstructed streetscape shall be completed

‘before issuance of the first Certlﬁcate of Occupancy for the building that replaces the.

funeral home,

North Quincy Street —A minimum 16-foot wide sidewalk measured from the back of
curb, including 5 feet by 12 feet tree pits planted with 4 to 4% inch caliper Red Maple
street trees and such ground cover as liriope muscarii, hypericum, calycinum (Aarons:
Beard), or juniperius conferta (Shore Juniper), placed approximately 30 feet apart on
center and a minimum of eight (8) inches back from the back of curb.

10" Street North ~A minimum 13-foot ei ght-inch wide sidewalk measured from the

- back of curb, including 5 feet by 12 feet tree pits (or 4 feet wide planting strip) planted

with 4 to 4 % inch caliper Zelkova street trees and such ground cover as liriope muscarii,
hypericum, calycinum (Aarons Beard), or juniperius conferta (Shore Juniper). placed

. approximately 30 feet apart on center and a minimum of eight ( 8) inches back from the

back of curb.

North Pollard Street—A minimum 13-foot wide s1dewalk rneasured from the back of
curb, including 5 feet by 12 feet tree pits (or 4 feet wide planting strip) planted with 4 to 4
¥ inch caliper London Plane street trees and such ground cover as liriope muscani,
hypericum, calycinum (Aarons Beard), or juniperius conferta (Shore Juniper). placed
approximately 30 feet apart on center and a minimum of eight (8) inches back from the

back of curb, where possible. The parking gira ge access driveways and building

entrances for the new building shall be a maximum of 18 feet wide, and the loading

access driveway and building entrance shall be a maximum of 12 feet wide. Sidewalk
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pedestrian refuges with a minimum width of three feet shall be located behween the
loading access driveway and the garage access driveways,

North Pollard Street adjacent to the existing funeral home— Sidewalk as shown on 0
Plot and Location Plan dated June 30, 2004, including 5 feet by 12 feet tree pits planted (
with 4 to 4 ¥ inch caliper London Plane street trees and such ground cover as liriope ‘
muscarii, hypericum, calycinum (Aarons Beard), or juniperins conferta (Shore Juniper),
placed approximately 30 feet apart on center and a minimum of eight ( 8) inches back

from the back of curb. : i

At such time as the funeral home building is demolished, the developer agrees to

reconstruct the streetscape adiacent to the funeral home along North Pollard Street to
match that for the remainder of the block, except that the total sidewalk width shallbe a (
_minimum of 14 feet, subject to standards for streetscape and intersection nubs then in e
effect. The reconstructed streetscape shall be completed within six months of demolition o
~ of the funeral home building, except that if a building permit application has been filed S
for a new building on that site, the reconstructed streetscape shall be completed before -
jssuance of the first Certificate of Occupancy for the building that replaces the funeral ) (=

home. A P

19.  The developer agrees that in order to accommodate the subsurface requiréments 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, as ¢
required in the Standards for Planting and Preservation of Trees in Site Plan Projects. - ; '
This zone shall be a minimum of five (5) feet deep and shall extend from the back of the

. street curb to the far edge of the public sidewalk. 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 ‘ O
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. ‘ [

20.  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 otherwise approved by the County Manager or his designee: water meter installations (
shall be located behind and adjacent to the curb line in an area clear of driveways, a ( '
minimum of five (5) feet clear of other utilities and a minimum of 10 feet clear of '
structures; a clear space 15 feet wide by 20 feet long by 10 feet deep shall be provided for
three (3) inch and four (4) inch meter installations, and 20 feet wide by 25 feet long by 10
feet deep for six (6) inch and larger meter installations; and the building walls shall be
adjusted as necessary to provide these clearances. - {
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21.  The developer agrees that, unless otherwise approved by the County Manager or his
designee, all sanitary sewers and water mains, including water services, shall have a
minimum of ten (10) feet horizontal clearance from each other and five (5) feet clearance
from all other utilities, and shall have a minimum of 10 feet horizontal clearance from
buildings and other structures. Water mains 16 inch and larger, and mains placed more
than 10 feet deep shall have a minimum of 15 feet horizontal clearance from buildings

~ and other structures; and sanitary sewers 15 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.

The developer agrees that the minimum clear horizontal separation between each

individual barrel of the storm sewer and proposed buildings or other permanent structures -
shall be as follows: 10 feet from the center line of storm sewer mains less than 27 inches

in diameter and 10 feet or less in depth; 15 feet from the center line of storm sewer mains
less than 27 inches in diameter and greater than 10 feet in depth; 15 feet plus halfthe
diameter from the center line of storm sewer mains greater than 27 inches in diameter, at

any depth;

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

23.  The developer agrees to show, on the final engineering plans, water main improvements
in accordance with the following. The water main improvements shall be constructed
“prior to the i issuance of the Final Building Permit for the respective phases of

construction,

The water metér connection shall be along 10" Street and tie into the existing eight-inch
water hne, as shown on the final engineering plan approved by the County Manager or his
designee ,

The developer agrees to upgrade the existing six-inch water main in Pollard Street, from.
the existing tie-in from the Georgetown Medical Office Building to the nearest junction
with the existing 12-inch water main on the south side of Fairfax Drive, to an eight-inch

water main, as shown on the final engineering plan approved by the Countv Manager, or
his designee.

24.  The developer agrees to show, on the final engineering plans, and to construct sanitary
sewer main improvements in accordance with the following. The sanitary sewer main
improvements shall be constructed prior to the issuance of the Final Building Permit.

The sanitary sewer main connection shall be on 10™ Street to the existing 12-inch line, as

shown on the final engineering plan approved by the County Manager or his designee.
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The County will TV-Inspect the sanitary sewer lines serving the site and shall identify any
improvements that are necessary to adequately service the development. The developer
agrees to repair or replace any sections or appurtenances of the sanitary sewer serving the (-
development that are 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.

25. 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 - f,
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 fire hydrants
shall be installed prior to the issuance of the Final Building Permit and horizontal o
standpipes shall be installed prior to the issuance of the first Certificate of Occupancy. ‘ £

The developer agrees to provide calculations to demonstrate the needed fire flow as f
defined in the Arlington County Departmerit of Transportation Standards and -
Specifications. This information shall be clearly shown on the cover sheet of each plan - (=
set submitted. ¢

(

{

26.  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 4\
first Certificate of Occupancy. ' . _ Co

'27.  The developer agrees to show on the final engineering plans street lighting along all
A frontages of the site prior to the issuance of the Excavation/Sheeting and Shoring Permit. (
The plans shall include the height and color of the street light poles.. 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 Shell and Core Certificate of

Occupancy. In addition, the developer agrees to furnish and install all conduit and
junction boxes necessary for the lighting system. All construction shall meet Arlington ‘
County standards, Lighting shall be in accordance with the following: ;

a.  Double globe lights on Fajrfax Drive, with globes parallel to the curb and -

b.  Single globe lights on all other streets. : ¢

The developer agrees to purchase and install Virginia Power "Carlyle" standard street
lights per the Virginia Square Sector Plan along all frontages of the site in accordance
with adopted County Street Lighting Policy. The height of the street lights shall be 12
feet on North Pollard Street and on 10™ Strect North and 16 feet on Fairfax Drive and on .‘
North Quincy Street. The developer agrees to pay the cost of installing additional ‘ :

- standard thoroughfare lights should the County decide that they are necessary to provide -
adequate lighting for street safety purposes.

Rezoning Z-2516-04-1 & Site Plan #386 . | ' .
Virginia Square Park Condominiums -32- i [

PLA -3730



28.  The developer agrees to remove or place underground all existing aerial utilities within or.
along the periphery of the entire site plan site, as shown on the final site development and
landscape plan and the final engineering plan approved by the County Manager or his
designee. Any utility improvements necessary to provide adequate utility services to this
development or utility work necessary to provide a terminus to the underground facilities _
shall be paid for by the developer and shall not result in the installation of any additional

_utility poles, or aerial devices. All utility relocation shall be completed prior to the
issuance of the Shell and Core Certificate of Occupancy. :

29.  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 artive 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 mariy 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 cither 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 violationhas -

been corrected:

30.  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.

31.  The developer agrees that the design of the facade treatment for the buildings and the
materials to be used on the facades shall be as specified and shown on the submitted
drawings dated June 30, 2004, and as presented to the County Board and made a part of
the public record on July 10, 2004, including all renderings, drawings, and presentation
boards presented during public hearings. The developer agrees to submit colored
drawings and renderings which label the materials and colors, and material samples, for
review by the County Manager or his designee for consistency with this site plan approval
prior to the issuance of the Footing to Grade Permit. The developer further agreesto -
obtain the approval of the County Manager or his designee of the fagade treatment as
being consistent with the County Board approval before the issuance of the Final
Building Permit. . :
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32.

33.

34,

have an overal] minityum transparency of 50% as measured from floor to ceiling on the
interior of the building\ In addition, the portion of any retail storefront that is located
between three and eight feet above grade (as measured on the exterior of the building) is
required to be at least 80% transparent. The purpose of this condition is to allow
pedestrians to view the activity within the retail establishment and to allow patrons and
employees of the retail establishments to view the activity on the sidewalk and street, and
the condition shall be interpreted to achieve that purpose. “Transparency” shall mean

The deveioper'ﬁ's%s:gaut all retail storefronts along public rights-of-way are required to -

* using glass or other transparent exterior material offering a view into an area of the retail

establishment where human activity normally occurs and shall not be satisfied by views

into areas blocked by display cases, the rear of shelving, interior walls, blinds, haliways,

or anything else that will block the view to the interior.

All required public deeds of easement and deeds of dedication shall be submitted to the
Department of Transportation 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 Final
Building Permit. The developer agrees that there shall be no building construction within
the easement area without approval by the County Manager or the County Board.
Dedications granted by the developer for street improvements shall be dedicated in fee
simple to the County. Dedications granted by the developer for sidewalk 1mprovcments

"may be dedicated by easement to the County.

The following condmons of site plan approval (#33 through #41) 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.

The developer agrees to submit one (1) plat, drawn at the scale of 1 inch = 25 feet and 24

inches x 36 inches in size, of the excavated area showing spot elevations which confirm
that the construction drawings are consistent with the average site elevation, and with the
building’s ground floor elevation(s) at the building’s lowest level(s), as approved by the
County Board and as indicated in the plans referenced in Conditions #1 and #10 above.

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 Transportation for review and approval. Upon approval of the

performance bond estimate by the Department of Transportation, 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
Transportatxon and this bond shall be executed by the developer in favor of the County
before the issuance of the Final Bu1ldmg Permit. .
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- 35.

36.

37.

38.

Prior to the release of the public improvement bond, the developer agrees to submit as-
builts for all underground utilities (water, sanitary sewer, and storm sewer) that will be

maintained by Arlington County.

" The developer agrees that all new electrical fransformers shall be placed underground m’
- 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 within areas

used as a walkway between the street curb and any building. 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
shall obtain approval from the County Manager or his designee on the location of all vault
ventilation grates and utilities as part of the review of the final site engineering plan and
the final site development and landscape plan before the issuance of the Footmg to Grade

Structure Permit.

The dévéloper agrees that interior space shall be pfovided and used for the collection,
storage, compaction, and removal of trash, as well as appropriate facilities for the
recycling of retnsable 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.

The developer agrees that all loading spaces shall be in the interior of the building and .-
shall also comply with the following requirements: minimum 12-foot clear width'
([including entrances), 30 foot-length and 14-foot height clearance. Any loading dock to
be used for trash removal shall have a minimum interior height clearance of 18 feet. All
loading docks shall contain roll-down doors. Use of the loading dock for deliveries or
trash pick-ups, excluding moving vans, shall be limited to the hours from 8:00 a.m. to
6:00 p.m., seven (7) days a week. The loading dock door shall also be closed when the
loading dock is in use, except when necessary for entry or exit of vehicles, venting of

vehicle exhaust, or when required for similar operational or safety measures.

The developer agrees that new parking garages shall be designed to allow access-and use
by vans. At least 1% of the total new parking supply shall be accessible to vans, shall be

' convement]y located on the level of the garage closest to street level, and 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.
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39.

40.

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

The developer agrees to provide, at no charge to the user, secure bicycle storage facilities
in locations convenient to office, residential and retail areas on the following basis at a

minimum: .

Office and Residential Bicycle Storage Facilities: ,

One (1) employee bicycle parking space for every 7,500 square feet, or portion thereof, of
office floor area and one (1) additional such visitor space for every 20,000 square feet, or
portion thereof, of office floor area. ' :

One (1) resident bicycle parking space for every three (3) residential units, or portion
thereof, of residential units and one (1) visitor space for every 50 residential units, or
portion thereof, of residential units. :

Employee and resident bicycle 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 and resident
bicycle parking must meet the acceptable standards for Class I storage space as contained
in the Arlington Bicycle Transportation Plan, dated April 1994 with Amendments

" through March 2003, and be highly visible from an elevator entrance, a full-time parking.

attendant, a full-time security guard or a visitor/customer entrance. Visitor parking must
be located within 50 feet of the primary building entrance. Any bicycle parking racks
used on the site must conform to the Arlington County Standard or be approved by the
Bicycle and Pedestrian Program Manager. 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. Residential condominium covenants shall not
prohibit the storage of bicycles in individual condominium units.

In addition, the developer agrees that for every 50,000 square feet or fraction thereof of
office Gross Floor ‘Area (GFA), 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 developer

-agrees that an exercise/health facility containing a maximum of 1,000 square feet shall
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41.

42,

43.

not count as density (FAR) but shall count as GFA if this facility meets all of the

following criteria: 1). The facility shall be located in the interior of the building and shall
not add to the bulk or height of the project; 2). Showers and clothes lockers shall be
provided as required above; 3). The lockers shall be installed adjacent to the showers in a
safe and secured area within the exercise facility and both showers and lockers shall be
accessible to all tenants of the project; 4). The exercise facility shall be openonlyto
tenants of the project and shall not accept or solicit memberships from outside of the
project. The exercise facility, including the showers and lockers, shall be open during

- normal working hours.

Retail Bicycle Storage Facilities: : : o _

Two (2) retail visitor/customer bicycle parking spaces for every 10,000 square feet, or
portion thereof, of the first 50,000 square feet of retail floor area; one (1) additional retail
visitor/customer space for every 12,500 square feet, or portion thereof, of additional retail
floor area; and one (1) additional retail employee space for every 25,000 square feet, or
portion thereof, of retail floor area. The retail 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 Transportation. The developer agrees to
obtain approval of the location, design and details of the retail visitor/customer bicycle
spaces as part of the final site development and landscape plan. Facilities for retail
visitors/customers must meet the County standards for bicycle racks, and be located.close. -
to retail visitor/customer entrances or the closest retail vehicle parking spaces. :

e

- The developer agrees to construct all plaza areas used for vehicular access and all surface

parking areas to support the live load of any fire apparatus. Architecturally designed P
bollards or curbs shall be used on pedestrian plazas to separate the areas intended for:
emergency vehicle use from areas intended for pedestrian use. No above-grade structure
shall be allowed to encroach in fire lanes. The requirements of this condition shall be
incorporated in the drawings submitted for the Footing to Grade Structure Permit.

The following conditions of site pfan approval (#42 through #46) are valid for the
life of the site plan and must be met by the developer before the issnance of the Final

Building Permit. '

The developer agrees to submit one (1) original and three (3) copies of a wall check
survey to confirm its consistency with the plans approved by the County Board, as -

-referenced in Conditions #1 and #10 above.

Mechanical equi;ﬁment shall be screened so as'not to be visible from public rights-of-way.

The use of any penthouse shall be limited to mechanical equipment and equipment
maintenance space or telecommunication transmitter and/or receiver equipment as

required in Condition #56 below,
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45.

46.

‘ 47.

- 48.

The developer agrees to submit fo the Zoning Administrato}_ and the Operations Division |
of the Arlington County Police Department documentation that a Crime Prevention

_ Through Environmental Design (CPTED) practitioner referred by the Police Depariment

has reviewed and accepted the site plan for meeting CPTED design requirements.

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 isnota -

hazard-to air navigation or that the project does not require notice to or approval by the
FAA. '

The following conditions of site plan approval (#47 through #53) 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.

The developer agrees to develop and submit a comprehensive sign plan and that all
exterior signs (including identification and directional signage) shall be consistent with

. the guidelines contained in "Sign Guidelinés for Site Plan Buildings and with Section 34

of the Zoning Ordinance. The Zoning Administrator shall determine whether the signs

‘meet the standards of the guidelines and the Ordinance. No sign permits will be issued

until a comprehensive sign plan is approved. The comprehensive sign plan shall be
approved before the issuance of the first Certificate of Occupancy. All proposed rooftop
signs, defined as all signs that are 35 feet or more above the ground, shall require a site

. plan approval or amendment.

The developer agrees to develop and implement a Transportation Demand Management .
(TDM) Plan in order to achieve a maximally efficient and sustainable use of
transportation facilities. The developer agrees to obtain the approval of the County

. Manager or his designee for such plan before the issuance of the first Certificate of

Occupancy for the building.

The Transportation Management Plan shall include a schedule and details of
implementation and continued operation of the elements in the plan. The Transportation
Management Plan shall include, but not be limited to, the following strategies:

a. Prbgram Participation and Funding

(1)  Maintain membership in Arlington Transportation Partners (ATP), or
successor entity, at no cost to the developer, on behalf of the residential
property management company or Home Owners Association (HOA).

(2)  Designate a member(s) of building management or HOA as Property
Transportation Coordinator to be 2 primary point of contact and with
responsibilities for coordinating and completing TDM obligations.
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(3)  Appropriately train the residential Property Transportation Coordinator
and other management personnel to provide rideshare, transit, and other
information provided by Arlington County mtended to assist with
transportation to and from the site.

(4)  Contribute to the Arlington County Commuter Services program to sustain
direct and indirect on-site and off-site services'in support of TDM
activities for this residential project as follows: $ 1,500 per year for a
period of ten (10) years. The first $ 1,500 payment will be made before
issuance of the first Certificate of Occupancy for any dwelling on the site.

7 Subsequent payments will be due each year on the anmversary of the
xssuance of that certificate of occupancy.

(5)  Provide or administer a sustainable commute benefit program for
employees of the residential Property, (which program shall include,.at a
minimum, at the developer’s option, pre-tax employee contributions and/or
tax-free transit or vanpool contributions of at least $65 per month),

b. Physical Facilities and Improvements

(1)  Comply with requirements of Site Plan conditions to provide bicycle _
parking/storage facilities, a parking management plan and constructlon
worker parking.

(@) Provlde effective dlrectlonal mgnage subject to approval of a
Comprehensive Sign Plan to direct residents and visitors to appropnate

locations on the property, such plan to include provision for the items
specified in the Parking Management Plan.

i - . (3)  The property management company shall make the on-site office available,
= provided one is constructed, to support residents of the building who '

choose to work from home.

c. Parking Management Plan

In conjunction with the Department of Public Works, and subject to the approval
by the County Manager or his designee, the developer shall prepare a plan
* regarding: taxi passenger Iloading and unloading; accessible paratransit pick-up,
drop-off, access, and passenger waiting area; loading zones for short-term
deliveries; bus stops; and on-and off-street parking for residents, employees, and
visitors. Such plan shall include a schematic drawing depicting an area parking .
plan for all block faces abutting the site. Additionally, this plan will note
restrictions as to times that various activities (such as dchvenes and parking) are

permitted in the respective spaces.
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Promotions, Services, Policies

(1)

2)

()

4 -

()

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

Provide an opportunity for a car sharing service, such as Zip Car or Flex
Car to have access to no more than one conveniently located parking space
located on the 1% level of the parking garage. Until such time as a car
sharing service avails itself of this space, the parking may be used for
resident, theater, retail, funieral home, or visitor parking.

~ Provide website hotlinks to CommuterPage.com™™ under a “transportation

information” heading from the developer and property manager’s or
homeowner’s associations websites if such website is available.

Provide SmarTrip cards, at a maximum cost to the developer of $5.00 per
card, per person, for free to tenants signing leases-during the initial lease-
up or sale only. '

Distribute transit and ridesharing information to residents and visitors ('rind' :
~ extend requirement to on-site businesses) to include the following items:

1. Distribute in a new-resident packégc material provided that
includes site-specific ridesharing and transit-related information to
each person signing a lease.

ii. Place a reference to the nearest Metro Station and bus routes in
promotional materials and advertisements.

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

iv. Cooperate with Arlington County to assist the County in
implementing a transit-advertising program that will distribute
information four times per year to all residents, tenants, employees,
and visitors. This shall be at no cost to the developer.

V. Provide access to building or grouﬁds at times acceptab]é to the
developer to allow ATP to promote group riding among tenants of
the building, by means acceptable to the developer:
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Vi, Participate in Ozone Action Days and other regionally sponsored
clean air, transit and traffic mitigation promotions by posting
notice of such promotions in locations within the building

acceptable to the developer.
e. Performance and Monitoring

(1) The Property Transportation Coordinator will submit an annual letter to
the County Manager describing the TMP related activities of the precedmg _

year.

(2)  The Property Manager or Homeowner’s Association in conjunction with
all tenants and all residents of the property shall conduct a data gathering
survey two years after issuance of the first Certificate of Occupancy and
report findings to the County. Such report shall include a determination of

- ' * mode split, average vehicle occupancy, daily person vehicle trips to and

- . from the site, and all vehicle parking demand and availability by timie of

day for the site.

49.  The intent of this condition is to ensure that at least one parking space is available in
perpetuity for parking use by each residential unit in the project. Accordingly, the-
developer agrees to offer the use, for rental units, and the purchase or use for
condominium units, of at least one parking space for each dwelhng wmit,

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

The future purchase of any parking spaces shall be limited to the dwelling unit owners or
condominium, cooperative or homeowners association of the building.

For both rental and condominium buildings, the use of the parking spaces on the B2 and
B3 levels shall be limited to parking use by the residents of the building and their guests,
unless otherwise permitted by the Zoning Ordinance, and shall not be converted to
storage or other use without approval of a site plan amendment.
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50.

51.

The developer agrees to submit to the Zoning Administrator a parking management plan

" which outlines how guest and visitor parking for the residential building, and parking for

retail tenants' employees and customers, funeral home employees and visitors, and the

public forretail leea%eé-m—the;es&éenﬂa—l—bm}dmgs will be provided, where the parking
will be located and how the above users of the parking spaces guests-ane-visitors;-and
retail-employees-and-eustomers; will be directed to the parking spaces.” The developer

further agrees to make the Bl level available for funeral home, theater, retail, and public
parking per the provisions of Condition #64 and additionally to provide a minimum of

four residential visitor parking spaces on the B2 and/or B3 residential levels;-and—retail
tenantparking spaces-available withinthe residential garage. The parking management

" plan shall be submitted to the Zoning Administrator, and reviewed and approved by the

County Manager or his designee, prior to the issnance of the first Certificate of
Occupancy for the first residential building.

The developer agrees to include a lighting plan for all internal and external public areas,
including parking areas, as part of the final site development and landscape plan. This
lighting plan shall be subject to review by the County Manager or his designee, including
street lighting as described in Condition #27 above. The developer shall include in the
site deve]opment and landscape plan certification that the lighting plan meets the
minimum standards of the Zoning Ordinance, Section 2, Subsection H, and the
Illumination Engineering Society of North America Standards. All lighting shall be
installed and approved by the County Manager or his designee before the issuance of the
First Certificate of Occupancy for occupancy of the applicable phase of the project.

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 s to be
disturbed or removed from the site during construction, the developer agrees to contact
the Arlington County Historic Preservation Program, Neighborhood Services Division
before removing or disturbing the artifact or natural feature. Arlington County shall be
glven the opportunity to accept donation of the artifact or natural feature before the item
is offered to any other orgamzatxon or individual.

Ifhistonc buildings are located on the site, then photographic documentation shall be
consistent with Historic American Building Survey (HABS) standards. Should the
project be assessed as a possible archaeological site, the developer agrees to pursue, at a
minimum, a level one and two archaeological study. The developer agrees to submit to
the Arlington County Historic Preservation Program all written results of the level one
and two archaeological study and all artifacts found on the site.
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52,

53.

54.

33.

56,

If the project includes a residential condominium or cooperative component, then the
developer agrees that a copy of the conditions of this site plan approval shall be made
available with the condominium's, cooperative's or homeowners association's bylaws or
agreements. Documentation that this condition has been satisfied shall be provided to the
County Manager or his designee before the issuance of the First Certificate of Occupancy.
If the project includes a residential rental component that is converted to a condominium
or a cooperative, then the developer agrees that a copy of the conditions of this site plan
approval shall be made available with the condominium’s, cooperative’s, or homeowners’
association’s bylaws or agreements prior to the issuance of the first Certificate of

Occupancy following the conversion.

The developer agrees to make a contribution to the County’s Green Building Fund of

$5,823.18 (80.03 X 194,106 square feet). The payment shall be made to the Department
of Environmental Services prior to the issuance of the first Certificate of Occupancy, and
compliance with this condition shall be provided to the Zoning Administrator in the form

of a Jetter at the time of payment.

The foliowing condition of site plan approval (#54) is valid for the life of the site
plan and must be met by the developer before the issuance of the Master Certificate
of Occupancy. : o
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.

The following condition of site plan épproval (#55) is valid for the life of the site

plan and must be met by the developer within 90 days of receipt of the partial -
Certificate of Occupancy for full occupancy of the building.

The developer agrees to obtain a Master Certificate of Occupancy within 90 days of
receipt of the partial Certificate of Occupancy for full occupancy of the building.

Post Certificate of Occupancy: the following Cenditions of site plan approval (#56
through #61) are valid for the life of the site plan.

In order to maintain the effectiveness of the County's public safety systems, the County
reserves the right to install telecommunications transmitter and/or receiver equipment and
conducting wire in or on the penthouse or top floor, and 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
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defined area. Any radio transmitter or receiver equipment and antenna to be installed or (7
used by others must not interfere with the emergency communication system of the - '
County. )

57.  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. Ifthe” . =
" Zoning Administrator determines that any proposed improvements have a significant .
impact on the site plan, or otherwise meet Zoning Ordinance requirements for site plan ‘ ‘
‘amendments that go to the County Board, a site plan amendment shall be required.

58.  The developer or owner agrees to remove snow from all interior streets and interior and
exterior sidewalks, including accessibility ramps and gutter areas within crosswalks,
within a reasonable time after snow has stopped falling but in no case later than Snow

. removal provided for vehicular access to the 51te

59. Ifthe p'roject includes a residential component, then the developer agrees that the i
' maintenance of the common area, walkways, private drives and parking areas which are e
tied to condominium units shall be provided for by the condominium's, cooperative's or
homeowners association's bylaws or agreements consistent with Section 2.D.6 of the
Zoning Ordinance. : . (

60.  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 comrmtted tothe - ¢
entire project for purposes of administering the Zoning Ordinance. '(.

61.  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, ¢
No additional density shall be allowed on any individual parcel formed by subdivision of . o
the site. ‘ o

) The following unique site specific conditions (#62 through #81) are valid for the life (
of the site plan and must be met before the issuance of the permit specified in each ’ (
Condition. L (

62. Retail Elements

¢.  The developer agrees to mérl\_:et the 2,648 square feet of retail space located on the ]
first floor of the highrise building to uses consistent with the following: . {‘ '
(1) The approved Retail Action Plan for the Rosslyn-Ballston Corridor, dated '
January 2001. “Entertainment and Main Street Retail” may occupy space
. designated for “personal or business services”. -
(2) The Virginia Square Sector Plan, adopted in December 2002. (
Any proposal for retail uses or parking not consxstent with the above must be B
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submitted to the Zoning Administrator as an application for administrative change. _
Any change in the use of the retail space from retail to office or other non-retail use

shall require a site plan amendment.

b.  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. These elements shall
include, but not be limited to: approximately 19-foot seven-inch floor to fioor
heights, as shown on the plans dated June 30, 2004; access to the service :
corridor/areas as shown on the architectural plans dated June 30, 2004; direct street . -
frontage and access; provision for any venting systems required for any food’
preparation or restaurant use; and sufficient transparency of the buiidmg facade to

. achieve adequate street exposure.

The deve]oper agrees to submit an apphcatlon for administrative change for- any proposal
for retail uses or parking not clearly consistent with the above. Any change in the use of
the retail space from retail to office or other non-retaxl use shall require a site plan

amendment.

63.  The developer agrees to engage an artist to be included in the design team for the final
" design of the public plaza. The final design shall include the location and design of’
hardscape and plantings, street furniture including benches, lights, trash receptacles, and
any other aesthetic and functional elements to be located in the plaza, paving pattems,

- and the water feature shown near the corner of Fairfax Drive and North Quincy Street.
The design team shall use the Site Plan dated June 17, 2004 in the plan submission dated
June 30, 2004 as 2 starting point for the final design. The developer shall coordinate with-
the County Managcr or his designee on the selection of the artist and the design,
fabrication, installation, signage, and maintenance plan for the public plaza. The
developer agrees that the final plaza design shall be reviewed by the Site Plan Review
‘Committee prior to approval of the final site development and landscape plan for the site
plan. Implementation of the approved landscape p]an mcludlng installation of"all
elements shown in the plan, shall be completed prior to issuance of the first Certificate of
Occupancy for the new building. The developer agrees to maintain the plaza and all
elements within the plaza, for the life of the site plan.

64.  The developer agrees to make parking in the first level of the garage available for public
parking seven days per week, from 8:00 a.m. until 12:00 midnight or until 30 minutes
after the close of retail and/or theater operations in the building, whichever is later. The
number of parking spaces available for such general public parking use shall be subject to -
the first right of the funeral home use to use the first level of the garage to meet funeral
home demand, and the second right of the theater use to utilize up to 25 parking spaces
for theater use. As between the funeral home use and the theater use, the funeral home us
shall have first priority to the parking spaces on the first level of the garage. -

Rezoning Z-2516-04-1 & Site Plan #386
Virginia Square Park Condominiums -45-

PLA - 3730



The 25 parking spaces allocated specifically to theater use shall all be made availableina ()
contiguous grouping and shall be appropriately signed for exclusive use by theater ' .
patrons (subject to the above-mentioned first right for funeral home use) from a minimum A E
of one hour prior to each performance until 30 minutes after the end of each performance. S
A minimum of 30 contiguous spaces, distinct from the theater spaces, shall be signed for O

short term, high turnover (maximum time limit-of two hours) retail patron and public £
parking use prior to 6:00 p.m.-on weekdays), and shall be appropriately so signed and/or .
metered. At such time as the funeral home ceases operation, the first right of the funeral =
home to use the parking will end. The public parking on the G1 level may be used to

.~ satisfy the parking requirement for any use that replaces the funeral home. Signage ;P
.indicating the various uses for the parking spaces and directing vehicles to the appropriate i
areas of the garage shall be posted in locations easily visible to the intended users.
Temporary signage indicating exclusive funeral home use of the first level of the garage
and directing vehicles to alternative parkinig locations shall be posted the earlier of a
minimum of two hours prior to such use or prior to a scheduled theater performance. The
parking management plan required in Condition #48 shall be consistent with the e
provisions of this condition. ' ' - : -

The developer agrees to file a parking utilization report to the Zoning Administrator
annually. The Zoning Administrator may approve a reduction in the weekday, daytime
hours for providing public parking based on this parking utilization data after submission
_of a request for administrative change by the developer. o '

65. Outdoor cafes shall be permitted in the public right-of-way or within public easements, - {
including the public access easement described in Condition #70, along Fairfax Drive and ( '
. North Quincy Street in accordance with the applicable provisions of the Zoning ' :
Ordinance, with a maximum seating area and all other applicable requirements as set _
forth in the Zoning Ordinance and as determined by the Zoning Administrator. A ' (
minimum of 10 feet of clear sidewalk width must be maintained along Fairfax Drive. -
Plans for all outdoor cafes shall be subject to prior administrative approval by the Zoning j
Administrator for consistency with County ordinances, regulations and policies. Any
_outdoor café shall be administratively reviewed one year following its approval to
evaluate it after a season of operation. At that time, the Zoning Administrator may (
review the approval, impose conditions on the operation of the outdoor café, or revoke (

the prior approval. ‘ _
{

66.  The developer agrees to provide 7 committed affordable units (CAFs) for sale to ' (
households with incomes up to 60% of Median Family Income (MFI) and make a total -
contribution of $400,000 to the County’s Housing Reserve Fund (HRF). The payment
shall be delivered to the Department of Community Planning, Housing and Development, o
and compliance with this condition shall be provided to the Zoning Administrator. The
developer agrees that one-half of the total contribution ($200,000) will be paid prior to A
the issuance of the final building permit and the balance ($200,000) will be paid before (
the issuance of the first Certificate of Occupancy for the residential building. {
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Prior to the.issuance of any permit for any activity on the site, the developer agrees to
execute documents requested by the County to evidence agreement to all of the terms and
conditions outlined in the developer’s approved final Affordable Housing Plan as set
forth in an attached letter dated June 24, 2004 from Cathy Puskar, Attorney, to Belts
Abel, including, but not necessarily limited to, the following conditions: '

d.

County/Developer Agreement/Affirmative Marketing Plan: The agreement shall
include an Affirmative Marketing Plan in substantially that form-as required by

the U.S. Department of Housing and Urban Development (HUD) and including, at .
a minimum, the elements specified in the Developer’s final Affordable Housing
Plan and Affirmative Marketing Plan. The Affirmative Marketing Plan shall be in

a form and substance acceptable to the County Manager, with the concurrence of
the County Attomney, according to the County’s criteria for such marketing plans.

Affordable Sale_s-P'rides:fThe developer agrees that the affordable sales pricés shall
be those as defined in the Affordable Housing Plan, based on being affordable to
households at up to 60% of MFI as published by HUD for MWSA in 2004. Seven

_units shall have such sales prices. These units shall be available for purchase by
" households with incomes at or below 60% MFI and that meet the critenia

established by the County in consultation with the developer.

Marketing Period: The developer agrees that the proposed marketing plan, as

approved in a. above, shall call for the initial advertising and marketing of the
affordable units to begin no earlier than 6 months prior to availability.

Compliance Period: The developer agrees that the Affordable Housing Plan and
County/Developer Agreement shall require that individual dwelling units have
recorded security mechanisms in the form of a deed covenants which would
effectively keep the dwelling units affordable for the life of the project, or through
a site plan amendment. All deeds from the developer to initial transferees shall
contain language providing that the units are subject to the affordability security
mechanisms approved by the County Manager and further providing that such
mechanisms will apply to future deeds transferring the individual units. The
developer agrees that such security mechanisms shall be part of the condominium
or other documents recorded among the land records of the Clerk of the Circuit
Court of Arlington County, as determined by the County Manager to be
reasonably necessary to protect the affordability of the units. The security

“mechanisms shall address resale, refinancing, rental, foreclosure, devaluation and

other potential events related to the ownership and financing of the affordable
units in order to retain them as affordable units.

Non-Sale/Rental Option: In the event that the developer is unable to sell all the
affordable units to qualified purchasers and/or determines to make some such
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units in the project available as rentals, the deve]oper shall submit a site plan : C
amendment to the County for review and modification of the Affordable Housing ;
Plan for such units in order to enable the County to decide how to handle any

outstanding subsidy values.

i. Accessible Units: three of the affordable units wil} be among the projeci’s £
required fully accessible units. ‘

The developer agrees, at all times, to fully comply w1th the requirements of such
documents and the plan. - :

67. Building SecuntyRequirements ’ S | ‘ { |

_ The developer agrees that it is the practice of the County to maintain the maximum-
number of on-street, unreserved, short-term use parking spaces around the perimeter of a
site. Therefore, the developer agrees it will not remove or reduce the number of such
unreserved on-street parking spaces around the perimeter of the site, excluding
stoppmg/standmg zones adjacent to the main building entrance, whether at the request of -
the developer, a unit owner, a tenant, or otherwise. Nothing in this agreement shall
preciude the County from installing parking meters, at its sole option, on any of such on- (
street parking spaces. Accordingly, the developer agrees that it shall notify condominium , [_'
unit owners or tenants of the aforesaid practlce prior to execution of any sale or lease
agreement with a tenant.

- 68. The deve]oper agrees that no balconies, other than those identified in the approved site (
plan, shall be enclosed. Enclosure of any additional balconies shali const:tute addmonal . :

- gross floor area and shall requn‘e a site plan amendment,

69.  The developer agrees to hire a LEED certified consultant as a member of the design and e

' construction team. The consultant shall work with the team to incorporate sustainable (‘i—
design elements and innovative technologies into the project so that numerous building
components may earn the developer points under the U.S. Green Building Council’s
system for LEED certification. Specifically, the developer agrees to include sustainable {
elements in design and construction that are sufficient to meet the requirements for 21 - -
LEED credits. The developer agrees to use commercially reasonable efforts to achieve .
additional LEED credits which would qualify the building for certified levels.

" The developer agrees that all of the following types of appliances, fixtures, and/or (
building components used in the project shall have earned the U.S. EPA's Energy Star {' .
label: clothes washers, dishwashers, refrigerators, ceiling fans, ventilation fans (including
kitchen and bathroom fans), light fixtures (halls and common areas), and exit signs. To
further enhance energy efficiency, the developer shall choose two of the types of .-
components listed and all of those two types of components installed or used in the - (
project shall be Energy Star qualified: programmable thermostats (in residential units); o
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residential light fixtures; windows and doors; and HVAC systems. The developer shall
submit to the County Manager a statement listing all Energy Star qualified components
prior to issuance of the Shell and Core Certificate of Occupancy. The developer further
agrees to offer to purchasers environmentally responsible, non-toxic, interior finish
options. Examples of such options include carpet, flooring, paint, cabinetry, countertops,
and water efficient fixtures. : ' ‘

The developer further agrees to submit, to the County Manager or his designee, a report

prepared by the LEED consultant and documentation upon request to substantiate the

report. Such report will be submitted prior to issuance of the following permits or

certificates of occupancy for construction-of the project and will summarize the efforts to
- date of the inclusion of the sustainable elements within the project:

Demolition Permit

Excavation, Sheeting and Shoring Permit
Footing to Grade Permit : :
First Above Grade Building Permit

Final Building Permit ) '
Shell and Core Certificate of Occupancy
Certificate of Occupancy for occupancy of the last floor of space
Master Certificate of Occupancy :

® & & ¢ 0 5 9

In addition, prior to issuance of the first Certificate of Occupancy after the Shell and Core
Permit, the developer will have its LEED consultant submit a certification to the County '
Manager or his designee that the elements to eam the above specified numbers of points.

- have been included in the buildings. '

70. The developer agrees to grant a permanent public access casement to the County Board of
Arlington County providing for public access to the plaza area, entitled "Public Access
Easement Exhibit." The final location of the easement may change with the preparation of
the final building plans. The developer agrees to landscape this area, as shown on plans

-dated June 2004 and made a part of the public record on July 10, 2004. Final landscape

~ design and installation shall be approved by the County Manager or his designee as part
of the final site development and landscape plan. Landscaping of this area and granting of
the public access easement shall be completed prior to issuance of the first certificate of
occupancy for the building. The easement shall be granted by deed, in form and
substance acceptable to the County Manager, and shall be recorded among the land
records of the Clerk of the Circuit Court of Arlington County. The developer shall be
responsible for maintaining this area,

71. 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 property owners shall also comply with this requirement. Any facility designated by
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72.

73.

74.

75.

76.-

the County Manager will have competitive rates at or below other facilities in the region
otherwise available to the developer. ‘

The developer agrees to have, as a part of its parking management plan, provisions
relating to the towing of impermissibly parked vehicles. Such provisions shall include,

_ but not be limited to:

a. Regquirements for signage at the developer’s parking lot(s) providing notice of all

applicable parking restrictions enforced by towing, the location of the towing-
contractor(s)’ impoundment yard, and the name and telephone number of the
developer’s on-site representative responsible for towing-related complaints, as
well as the telephone number of the Arlington County Office of Citizen and

_ Consumer Affairs; '

b. Disclosure by the developer and its towing contractor(s), at the developer’s
_ parking lot(s), of all fees and charges for towing; and ' '

c. Evidence that the developer has a contract with the towing contractor that requires -

the towing contractor to clearly display all fees and charges for towing.

The developer agrees to install speed bumps adjacent to the top of garage exit ramps at
locations where ramps abut the pedestrian sidewalk, in order to slow vehicular traffic

prior to vehicles crossing the sidewalk. The locations of the speed bumps shall be shown

on the site engineering and building plans approved by the County Manager or his
designee. The garage doors shall be setback from the sidewalk a minimum distance of

six (6) inches.

The developer agrees to déve}é)p procedﬁres, subject to approval of the County Manager,
whereby uniformed Arlington County Police will be authorized to enter the parking areas

for purposes of enforcing compliance with County ordinances and state laws applicable to

resident’s motor vehicles.

The developer agrees to install and maintain in operable condition, in a manner
acceptable to the County Manager or his designee, an internal antenna/amplifier system
that permits public safety radio communications to transmit in the 806-825 MHz
frequency and to receive in the 851-870 MHz frequency from all areas within the
building.- The cost of installing the internal antenna/amplifier system shall not exceed
$15,000. The developer agrees to provide documentation in the approved electrical
engineering drawings that adequate accommodations have been made in the building to

meet this requirement.

The developer agrees to implement a loading management plan that will address peak
hour restrictions for tenant move-in/out, deliveries, and refuse removal services.
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77.  [Condition regarding details of theater agreement with the County--to be completed for
Supplemental Distribution] '

78.  Prior to the issuance of the first Certificate of Occupancy for the new building, the
" developer agrees to point-up the existing brick where necessary to repair worn or
damaged mortar, replace missing shutters, and paint the exterior trim on the existing

funeral home.

79.  The developer agrees that at such time as the funeral home use ends, the funeral home
building shall be put te no further use, and the funeral home building shall be demolished
within two years of being vacated. The developer may construct, in place of the funeral
home building, a new building as shown on the plans dated June 30, 2004, with a
maximum GFA of 10,000 square feet and a height of 40 feet to the'main roof. This new
building may only be occupied by retail uses. The developer agrees to submit to the
Zoning Administrator, and obtain approval by the County Manager or his designee of
pians and documentation for such new building that is consistent with the June 30, 2004
plans and meet the Administrative Regulations 4.1 requirements then in effect, prior to
issuance of any permits for the site other than for demolition and clearing of the existing -
funeral home building. Any other use or any structural change inconsistent with the
building to replace the funeral home building, shown on the plans dated June 24, 2004,
shall require a site plan amendment. .The developer further agrees to submitto the:
Zoning Administrator, and obtain approval by the County Manager or his designee of, a -
landscape plan for the land currently occupied by the funeral home building and the
adjacent streetscape, consistent with Condition #18, prior to issuance of the demolition
permit for the funeral home building. The developer agrees to implement the landscape -
plan within 30 days of demolition of the funeral home, except that if a building permit .
application has been filed for a new building on the site of the funeral home building, the
developer shall clear, level, and seed the funeral home building site within 30 days of
demolition, and the streetscape shall be completed before issuance of the first Certificate

of Occupancy for the building that replaces the funeral home.

80.  The developer agrees to design and implement a decorative treatment for the parking
' - garage and loading dock doors that provides pedestrian interest and architectural
compatibility with the surrounding building facade. This design shall be submitted as
part of the fagade plans as described in Congdition #31 :

81.  The developer agrees thatthe resihential condominijum’s, cooperative's or homeowners’
association,shall notify residential unit purchasers or prospective tenants of the design,
location, dimensions, and conditions of approval of the building to replace the funeral
home philding prior to execution of any sale or lease agreement of a unit or retail space.
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' REZONING RESOLUTION | . .

WHEREAS, TCR Virginia Square Holdings L.C. has requested a rezoning FROM the “C-2” . ("
Service Commercial — Community Business District, TO the “C-0-2.5” Commercial Office —
_ Building, Hotel & Apartment Districts of property located at 3901 N. Fairfax Dr. (RPC #14- ' f_
030-012, -013,-014); and - E : , \ o

WHEREAS, the County Manager has recommended approval of such rezoning; and ’ (

WHEREAS, the Planning Commission has recommended approval of the rezoning of i
the Property to “C-0-2.5", and . , ' . -

WHEREAS, the County Boérd finds that the rezoning, to “C-0-2.5” Commercial Office ]
Building, Hotel & Apartment Districts will be consistent with the General Land Use Plan ‘ C
Designation for the Property, and with the Virginia Square Sector Plan; and . [;

WHEREAS, the County Board finds that the rezoning to “C-0-2.5” _Corhmcrcial. Ofﬁce
Building, Hotel & Apartment Districts is required by public necessity, convenience, general (T
welfare, and good zoning practice. . o . ' =

THEREFORE, be it resolved, that the Property located at 3901 N. Fairfax Dr. is hereby -
rezoned FROM “C-2” Service Commercial - Community Business District, TO “C-0-2.5" _
Commercial Office Building, Hotel & Apartment Districts, as shown on the attached map labeled (

“Z-2516-04-1 Rezoning”. -
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PREVIOUS COUNTY BOARD ACTIONS:

July 9, 1983

_ September 8, 1984
September 12, 1987

May 7, 1994
April 26, 2003
November 15, 2003

. December 6, 2003
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Approved use permit (U-2380-83-2) for a cremation
unit within a funeral home with areviewinone =~ -
yeer. '

Continued use permit for a cremation unit within a
ﬁmeral home with a review in three years.

Continued use permit for a cremation unit within a
funeral home with no further review.

Approved use permit amendment for construction

. of a two-story garage and storage building, subject

to all previous conditions, new conditions, and
review in one year following issuance of a

Certificate of Occupancy.

Approved General Land Use Plan amendment from
“High-Medium Residential Mixed-Use” to
“Medium” Office-Apartment-Hotel.

Deferred rezoning to “C-0-2.5” and site plan for .
approximately 140 dwelling units, community
facility, public plaza, and retention of existing
commercial use. :

Denied site plan for approximately 140 dwelling
units, community facility, public plaza, and
retention of existing commerc;ai use, and accepted
withdrawal of rezoning to “C-0-2.5”

-53.
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ARLINGTON COUNTY, VIRGINIA

County Board Agenda Item
Meeting of April 24, 2004

DATE: April 23, 2004
SUBJECT: Affordable Housing Guidelines for Site Plan Projects
C.M. RECOMMENDATIONS:

1. Adopt the following “Affordable Housing Guidelines for Site Plan Projects in Metro
Corridors:”

a. Inresidential or mixed-use development, a target of 10% of the gross floor area
(GFA), exclusive of any bonus, shall be devoted to affordable housing units
committed to remain at affordability levels no greater than 60% of the
Washington area median family income for terms of no less than 30 years.

b. In commercial development, a monetary contribution, set by the County Board, is
expected to be made to create or preserve committed affordable housing at the
same affordability levels.

2. Set the monetary contribution for commercial development in Metro Corridors at
$4.00 per square foot of gross floor area, adjusted on July 1 of each year based on the
change in average assessment of commercial property.

3. Adopt the following Affordable Housing Guidelines for Site Plan Projects Qutside of
the Metro Corridor:”

a. For residential projects, $4.00 per square foot of gross floor area or $4,500 per
unit, whichever is greater, adjusted on July 1 of each year based on the change in
average assessment of multi-family residential property.

b. For commercial projects, $4.00 per square foot of gross floor area, adjusted on
July 1 of each year based on the change in average assessment of commercial

property.

County Manager:

County Attorney:

Staff: Betts Abel, DCPHD, Housing Division, Ken Aughenbaugh, DCPHD, Housing Division
David Cristeal, DCPHD, Housing Division,







4. Direct the County Manager to develop implementation procedures for the Affordable
Housing Guidelines for Site Plan Projects.

5. Direct the County Manager to include a performance review of the Affordable
Housing Guidelines for Site Plan Projects as part of the annual report on Housing
Targets.

ISSUE: What contribution formula should be used in the negotiation of site plan projects to
icrease the supply of affordable housing while sustaining smart-growth investment?

SUMMARY: Arlington is committed to ensuring its long-term economic sustainability as a
world-class urban community by planning and encouraging high-quality, mixed-use, smart-
growth development. A critical element of this smart-growth philosophy is the achievement of
new, committed affordable housing units or, alternatively, the long-term preservation of existing
affordable units in a manner which will further mixed-income projects and mixed-income
neighborhoods. To provide incentives for private investment to support this overall philosophy,
Arlington developed a General Land Use Plan (GLUP) and special exception Site Plan Process
that substantially increase development above by-right options, thereby adding significant value
to such projects. The County creates this value in multiple ways, including increasing the amount
of density permitted, allowing uses that are otherwise prohibited, and modifying parking
requirements and other development standards. The enhanced density and value of some recent
site plan projects have exceeded by-right options fivefold.

The success of Arlington’s site plan process has resulted in recognition of Arlington as a premier
stnart-growth community, has provided a balanced tax base, and has enabled the County to
rebuild much of its infrastructure through development. At the same time, the unintended
consequence of rising land values has contributed to putting Arlington’s affordable housing at
great risk. Market-rate affordable rental housing dropped from 53% of the rental housing stock
in 2000 to only 38% in 2002 (based on 60 petcent of median income). Rental vacancy rates are
well below the industry expectation of 5%. Arlington’s federal Section 8 program and the
locally funded Housing Grants program are fully subscribed. Increases in single-family home
prices have been even more dramatic, with average sales prices rising to $589,000 in the first
quarter of 2004.

Unless significant action is taken, the long-term success of Arlington’s smart-growth
development is in jeopardy of losing the diverse, mixed-income population that provides the
workforee to fill the range of jobs created and live where it works. In order to provide an
economically diverse community and workforce, especially in the Metro corridor, and to support
Arlington’s continued growth, some of the added value created by the General Land Use Plan
and Site Plan Process must be devoted to offsetting the unintended impact of rapidly increasing
housing costs. The proposed Guidelines are a step in seeking to address the affordability of
housing in Arlington, while continuing to provide high-value development opportunities,
especially in the Metro corridors.

The “Affordable Housing Guidelines for Site Plan Projects” (Guidelines) clarify County goals
for the Site Plan Process and, in so doing, should facilitate the review process and address the
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full range of impacts of development. The guidelines also support Artington’s vision and
commitment to a diverse and inclusive population, in a caring community in which each person
is important.

BACKGROUND: Arlington’s affordable housing guidelines have evolved over the years. The
most recent guidelines were adopted on December 6, 2003, on an interim basis. The interim
guidelines replaced guidelines that had been in effect since 2001. The guidelines proposed
herein evolved out of a proposal from the Ad Hoc Affordable Housing Group, a coalition of
community affordable housing advocates. The Ad Hoc Group proposed establishing affordable
housing contributions for site plan projects based on 10% of a project’s gross floor arca (GFA).
On February 21, 2004, the County Board adopted a resclution directing the County Manager to
draft site plan guidelines after studying the Ad Hoc proposal.

In the context of the Site Plan Process, the Guidelines set forth aspirational goals to be achieved
as part of a specific site plan project. They are not an inclusionary zoning regulation nor do they
establish an absolute requirement. The Guidelines direct the negotiation of mutually agreed
conditions incorporated in a special exception sought by a site plan applicant and are intended to
provide the standards for such negotiation in order to achieve high levels of certainty,
consistency, and fairness. The conditions are designed to ameliorate the impacts of a site plan
project on the surrounding neighborhoods and to further the County’s land use objectives,
including, among others, achieving an attractive, harmonious, and economically diverse and
sustainable community. Arlington considers maintaining housing for a mixed-income population
essential to achieving these goals. All aspects of a site plan are considered in evaluating a site
plan project, including the totality of the conditions, viewed as a unified, interrefated whole, not
a collection of disparate provisions. All elements of the project are considered in the context of
sound land use planning, good zoning practice, and the general welfare of the community.

The failure of a site plan application to achieve the goals in the Guidelines - or any other site
plan guideline - does not necessitate the denial of the site plan application. The overall set of
conditions, however, must sufficiently address the impacts of a site plan project and warrant the
request for modification of zoning regulations. The failure of a project to achieve the affordable
housing goals - or any other applicable community goals - would necessitate careful scrutiny of
the site plan application to ensure that, on balance, the County’s objectives are met,

The adoption of these Guidelines is also not intended to suggest implications for other planning
processes or affordable housing tools. This includes use of bonus density in appropriate
circumstances as the County Board may determine, such as the replacement or expansion of
affordable housing beyond the Guidelines,

These Guidelines are intended to be consistent with the Affordable Housing Goals and Targets
approved by the County Board on 12/6/03.
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DISCUSSION: The following addresses issues related to each of the recommendations.

1.

Adopt the following “Affordable Housing Guidelines for Site Plan Projects in Metro
Corridors:”

a) Inresidential or mixed-use development, a target of 10% of the gross floor area
(GFA), exclusive of any bonus, shall be devoted to affordable housing units
committed to remain at affordability levels no greater than 60% of the Washington
area median family income for terms of no less than 30 years.

b) In commercial development, a monetary contribution, set by the County Board, is
expected to be made to create or preserve committed affordable housing at the same
affordability levels.

Set the monetary contribution for commercial development at $4.00 per square foot
of gross floor area, adjusted on July 1 of each year based on the change in average
assessment of commerecial property.

There are two issues integral to the basic policy: (a) on what basis should the affordable
housing contribution be calculated, and (b) how much should the contribution be? The
interim guidelines are based on a contribution of a fixed amount per square foot of gross
floor area or per residential unit, whichever is higher. The contributions in the previous
guidelines were based on a percentage of construction costs. The challenge in revising the
guidelines is determining an appropriate level that will effectively achieve the County’s
goals while maintaining sufficient incentive for developers to continue investing in
Arlington through the site plan process. After conducting a series of financial analyses,
staff’s conclusion is that the future economic impacts of the Guidelines cannot be fully
known since too many other variables influence development decisions, especially
market demand and land prices. Based on reviews of recent projects and models of
projects that are otherwise viable in the current market, it is clear that site plans offer
substantial values above by-right options that should be sufficient to achieve the
Guidelines.

Adopt Affordable Housing Guidelines for Site Plan Projects Outside of the Metro
Corridor:

a) For residential projects, $4.00 per square foot of gross floor area or $4,500 per
unit, whichever is greater, adjusted on July 1 of each year based on the change in
average assessment of muliti-family residential property.

b) For commercial projects, $4.00 per square foot of gross floor area, adjusted on
July 1 of each year based on the change in average assessment of commercial

property.

These Guidelines are intended to provide an appropriate level of support to affordable
housing goals relative to the impact different site plan projects have on affordable
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housing issues. Projects outside of the Metro Corridor are typically of a smaller scale and
may not be as conducive to providing on-site or off-site units. To provide clear and
consistent guidelines for these projects, monetary contributions are proposed in the
amounts listed above, When feasible, however, developers are encouraged to use these
resources to provide on-site housing or actual units off-site. The amounts are indexed to
market changes in residential and commercial properties.

4. Direct the County Manager to develop implementation procedures for the
Affordable Housing Guidelines for Site Plan Projects.

A number of implementation issues have been raised in the discussion of the Guidelines.
Upon adoption of the Guidelines, staff will develop implementation procedures in
consultation with the Housing Commission. Some of the major items to be developed
with the Housing Commission are as follows:

o Off-Site Affordable Housing: The policy goal is to achieve newly committed
affordable units. As an alternative to on-site units, preservation of newly committed
off-site affordable units of equivalent value may be considered, especially if such
units can be provided in perpetuity in partnership with non-profit housing providers.
Factors that may be considered in evaluating off-site units include the foliowing:

»  An ability to facilitate and expedite relocation of tenants from existing
affordable housing on the development site and minimize disruption of their
lives;

= Excessive per-unit subsidy for committed affordable units, applied primarily to
ownership products (such as subsidies greater than 100% of the affordable sales

price);

»  Inefficiency of managing too few on-site units (such as fewer than 10 rental
units);

. An opportunity to advance other affordable housing goals, such as more units,
permanent units, and a better unit mix,

1t is preferred that off-site units be provided in the same Metro station area of the
project; off-site units must be provided within the same Metro corridor in order to
achieve the goal of mixed-income neighborhoods. The option of off-site units is
intended to stimulate the development community to develop creative solutions for
preserving limited, lower density affordable housing in the Metro corridors and to
offer developers flexibility in meeting the Guidelines.

e Conftribution In Lieu of New or Newly Committed Affordable Housing. In certain,
exceptional circumstances, the County Board may determine that on-site or nearby
off-site units are not appropriate and the County Board may consider accepting a
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financial contribution at least equal to the value of on-site housing meeting the 10%
GFA standard in the Metro Corridors .

A contribution received for affordable housing would be used for the creation of new
or preserved units using the County’s housing partners, When the County Board
decides that it is in the best interest of the community to accept a contribution,
preference for its use will first be in the same Metro station area as the project
contributing the funds (or walking distance thereto} and secondly in the same
transportation corridor as the development (or walking distance of that corridor).
When there is a compelling opportunity to meet other affordable housing goals, the
County Board may considet projects elsewhere in the County.

Determination of the contribution amount is subject to further review. Alternative
methodologies will be reviewed with the Housing Commission and a report made to
the County Board by July 1, 2004.

GFA Calculation: The affordable housing GFA should have the same ratio of net
leasable or net saleable area to total area as the market-rate component of the project,
taking into account “normal” GFA exclusions in site plan projects. There has been a
debate on whether to use gross or net GFA, The issue is moot as long as the same
definition of gross floor area is used to calculate the overall building and affordable
units.

Transitional Projects: Guidelines adopted by the County Board should apply to site
plan projects filed on or after April 22, 2004. An alternative affordable housing
contribution will be negotiated for projects filed or considered prior to this date and
Phased Development Site Plans (PDSPs).

Alternative Community Benefits: While affordable housing is cleatly established as
the County’s highest priority benefit, the County Board may conclude that other
benefits are more compelling to the community for a limited number of projects that
have been identified through the County’s various planning processes, It is
important to state explicitly that the County Board retains this discretion: For
example, we are currently negotiating for a conference center in Pentagon City and
expect to achieve a major park as part of Central Place in Rosslyn, a black box theatre
as part of the Virginia Square sector plan, and a cultural center as part of the Court
House sector plan. In adopting the Guidelines, the County Board is saying
unambiguously that affordable housing is the County’s top priority. At the same
time, there may be a limited number of circumstances whereby the County Board,
through its planning processes, determines that another community benefit may be
more compelling for a specific project. Staff will develop a list of such circumstances
as they are currently known (drawn primarily from Sector Plans) and submit a report
to the County Board by July 1, 2004. This work will be done in consultation with the
Planning Commission,
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o Accessibility for Persons with Disabilitics. Affordable units shall meet accessibility
requirements no less than that required under the Fair Housing Act and Virginia law.

3. Direct the County Manager to include a performance review of the Affordable
Housing Guidelines for Site Plan Projects as part of the annual report on Housing
Targets.

All of the County’s affordable housing targets are reviewed annually to assess
performance. These Guidelines will be included in this annual review, beginning with
the annual report for Fiscal Year 2005, due in late 2005.

FINANCIAL ANALYSIS: Based on an analysis of current market conditions by Bay Area
Economics (BAE), the Guidelines should not affect the market viability of projects. Their
models suggest that only condominium and townhouse projects are economically viable at this
time, regardless of affordable housing guidelines. Likewise, residential rental projects and
commercial projects are not viable in the current market, also regardless of affordable housing
guidelines. How the market may respond in the future is, at best, speculative,

How and if the Guidelines will impact the overall market is not clear since affordable housing
will be only one of the economic variables in determining the overall economic viability of a
project. Other major variables include the following;

s Costof land. This is considered the most elastic variable, the value of which has risen
dramatically in the past several months, to a level that is not likely to be sustained over
time. It appears that land will be the variable most affected by higher site plan
contributions. Current land values are estimated at $65 per square foot of GFA. In 2002
prices were around $28, rising to the $36-40 range in 2003, and going off the chart in
2004. How this element in the market responds to the Guidelines is critical to their
success. According to BAE, land prices can typically fluctuate 20 percent over a twelve
month period.

= ¢ Income produced. This includes sale prices of condos and townhouses, rental rates of
apartments, and lease rates of commercial property. Ownership products will be affected
by supply and demand and by interest rates. Rental and leasing rates will be affected by
supply and demand,

e Interest rates for the financing of development.

¢ Construction costs.

s Operating costs.

e Rate of return to developers and their investors.

Analyses testing the different variables do not provide a basis for predicting future market
responses to the Guidelines or other variables. Over the years, Arlington’s site plan processes
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have changed based on evolving economic conditions in the County. The same will be necessary
going forward.

PROCESS: The County Board directed that the County Manager convene roundtable meetings
to discuss the Ad Hoc proposal, working with the Housing Commission and the Planning
Commission. Representatives of these commissions worked with the Manager and staff as a
planning group for the roundtable meetings. They made extensive contributions to the
management of the process and the development of recommendations. Roundtable meetings
included the Ad Hoc Affordable Housing Group, the Alliance for Housing Solutions, the
Arlington Affordable and Workplace Housing Coalition, the Civic Federation, the Economic
Development Commission, and non-profit housing providers. All meetings were open and
attended by a number of people from the public, who were given opportunities to participate in
the roundtable proceedings. The roundtable met three times during March and held a final
meeting on April 3 to review and comment on a “straw man” set of guidelines incorporating the
10% of GFA proposal. A financial committee was also formed and met several times with BAE
and staff on specific financial topics, and reported their results back to the full roundtable group
for consideration of the related policy issues. The roundtable meetings provided a valuable
forum for information sharing, but time was not adequate to forge a consensus recommendation,

The Housing Commission, Planning Commission and other interested parties reviewed a staff
draft of this report, Substantial revisions were made to the staff draft and subsequent working
drafts to address issues raised by the Commissions and others. This final report is an effort to_
frame the broadest possible consensus that achieves the objectives identified by the Board.

FISCAL IMPACT: The exact fiscal impacts of the Affordable Housing Guidelines for Site
Plan Projects are not fully known at this time and will depend on market forces. If the 10% GFA
proposal is successful, affordable housing will be significantly increased with no negative
impact. In any event, the market will continue to fluctuate and evolve in the future, as it has in
the past. Arlington’s core land use plan, however, continues to offer a sound road map to smart
growth and a diverse, economically sustainable community.

Affordable Housing Guidelines for Site -8
Plan Projects
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ARLINGTON COUNTY

The Arlington County Board adopted the following
Housing Principles and Housing Goals on December 9, 2000,

HOUSING PRINCIPLES

Affordable housing should be a County priority.

Market rate affordable housing should be the primary means of providing affordable
housing. The County should continue to support efforts to maintain and preserve that
affordable housing supply and the surrounding neighborhoods. '

A range of housing choices should be available throughout the County to accommodate
households of all income levels, sizes and needs.

In providing housing assistance, priority should be targeted to the lowest-income
households — low income households with children and low income households with
members who are elderly or have disabilities.

Affordable housing should be used fo help prevent homelessness and promote a diverse
community.

Equal housing opportunity should be a reality. Housing discrimination should not exist
in Arlington,

Households with children should never be homeless.

HOUSING GOALS

The County Board is striving to achieve the following goals in full partnership with the state and
federal governments and with the expectation that these partners will place a priority on funding
atfordable housing programs.

L

1L

1.

IV.

V.

VI.

VIL

VIIL

IX

Balance support for the elderly and persons with disabilities with a transitional safety net
for working families with children.

Ensure through all available means that all housing in Arlington County is safe and
decent.

- Permit no net loss of committed affordable housing, and make every reasonable effort to

maintain the supply of affordable market rate housing,

Reduce the number of households in serious housing need (defined as those earning
below 40% of median income who pay more than 40% of their income in rent).

Increase the number of housing units with two or more bedrooms in order to match the
needs of households with children.

Distribute committed affordable housing within projects, within neighborhoods and
throughout the County,

Increase the rate of home ownership throughout the County, and increase homeownership
opportunities for low and moderate income households.

Ensure, through all available means, that housing discrimination is eliminated.

Provide housing services effectively and efficiently.
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VIRGINIA SQUARE CONDOMINIUMS
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VIRGINIA SQUARE CONDOMINIUMS

Project Schedule

2008
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DEVELOPMENT SCHEDULE

PREDEVELOPMENT

Feasibility

Fittal Design Work

Land/Loan Closing

Issued for Construction Drawings

CONSTRUCTION

Project Construction Start

Demolition of Existing Conditions

Foundations

Vertical Concrete Structure

Topping Out
Interior Work
Project Completion

Marketing'
Presales Begin

Grand Opening (open sales office)
Regular Sales Period

Closings Begin

Closing Period

Closings End
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VIRGINIA SQUARE CONDOMINIUMS
Project Financials

SUMMARY OF FINANCIAL RETURNS:

The project has been financially analyzed in detail. A snapshot of the
returns that we anticipate for the overall project can be found on this page
below. Individual returns will be discussed in detail in this financial
section as well.

FINANCIAL

Net Proceeds $£9,906,532
Project IRR 31.63%
Multiple of Capital 1.79x
Equity $12,588,289
Debt $50,353,158
Equity Pariner 30%
North Capitol Development 10%

Based on previous development experience in Arlington County we are
confident that the projected project costs on the development and soft cost
side are accurate. With respect to hard costs, we have worked with Bovis
Lend Lease construction company on many projects in the past (both with
NCD and in previous development companies) and have found their
estimates to be accurate. Although Bovis is sometimes considered one of
the more expensive general contractors in the area, we believe that the
peace of mind and security that comes from a high quality contractor,
especially during the construction of condominiums, is worth the 2-3%
higher construction costs.

CONSTRUCTION GUARANTEE:

Developer will personally guarantee the completion of the development.
This guarantee is based on the balance sheet of the principals and value of
the development pipeline of the LLC.

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
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VIRGINIA SQUARE CONDOMINIUMS
Project Financials

FINANCIAL STRUCTURE:

Equity: The total equity investment in the project is $12,588,298 The
primary investor in this project will be responsible for 90% of the equity
and Developer will be responsible for the remaining 10%. All equity will
receive a pari passu preferred return of 15%. Beyond a 15% return, the
proceeds will be split 50/50 between the equity partner and the Developer.

Debt: The development plan has received preliminary finance committee
approval from Corus Bank for 80% of the total cost of the project. The
period ofthe loan is 30 months. All development activities will be funded
from the loan on a monthly basis following the submission and approval
of payment requisitions. The bank has required that $406,000 be held
back as “Additional Debt Service” in the event that construction or
sales/closings are delayed. Those scenarios with respect to returns are
investigated later in this report.

SOURCES AND USES:

Construction/Development Loan (80%): $50,353,158
Investor Equity (18%) $11,329,460
Developer Equity (2%) $1,258,829
TOTAL $62,941,447

USES.

Land Purchase Price $7,680,000
Construction/Improvements $45,527,500
Other Development Costs $8,483,946
Development/Const. Mgmt. Fee (NCD) $1,250,000
TOTAL $62,941,446

17 Q Street NE o Suite 100 ¢ Washington, DC e 20002
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VIRGINIA SQUARE CONDOMINIUMS

Project Financials

PROJECT AND EQUITY PARTNER RETURNS:

The equity partner can expect to receive a 26.73% return based on the most
probable return scenario. This represents a 1.65 times return to capital invested.
Total Project Net Proceeds in this scenario are $9,906,553 on an initial investment
0f $11,329,460 in fall of 2007. The return of capital is anticipated to occur by
December of 2009.

At closing the equity partner and Developer will be responsible to fund 72% of
the total equity. The remaining equity will be funded monthly as development
funds are needed, All equity funds must be paid prior to lender funding
development draws.

EQUITY PARTNER RETU . ...
TOTAL AT CLOSING  POST CLOSING
Total Equity Required $ 12,588,289 % 9,116,432 § 3,471,857
Equity Partner (90%) 3 11,329,460 § 8,204,789 § 3,124,671
Developer (10%) 3 1,258,829 § 911,643 § 347,186
Project IRR 31.63%
Project Net Proceeds $ 9,906,533
Equity Partner IRR 26.73%
Equity Pariner Net Proceeds $ 7,314,204
Muttiple of Capital 1.65
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Page 72 0f 97




VIRGINIA SQUARE CONDOMINTUMS

Project Financials

SENSATIVITY ANALYSIS:

The following four sensitivity analyses demonstrate the changes in returns to the
project on equity depending on various changes in the market and particular
project changes,

SCENARIO #1: In the first analysis, we look at the effects of a construction
delay varying in length from two to six months. As you can see, a delay has a
rather dramatic effect on all metrics of success in the development. A six month
delay in construction completion reduces the equity partner’s IRR by 31%. We
believe we can reduce the danger of a delay through liquidated damages clauses

in the General Contractor’s contract. Delays are a danger in every development
project and through vigorous construction management oversight the development
team will work to reduce this risk.

_Scénario #1 - Construction Delay =

Net Proceeds
Projected Project IRR
Multiple of Capital
Equity Partner IRR

Construction Delays PROJECTED 2 - Month Delay 4 - Month Delay 6 - Month Delay
$9,163,772 $8,416,068 $7,663,425
26.90% 22.90% 19.45%
1.72x L.65x 1.59x
23.45% 20.70% 18.35%

SCENARIO #2: In this analysis we investigate the effects of a slow sales and or
closing schedule. The calculations vary from a two to twenty month delay in
closings. Obviously, we will be forced to adjust pricing if the sales rate is not
adequate. The possibility of reduced pricing and a slow sales rate is investigated
in the fourth scenario below. However, as you can see below, delays in the
closing schedule have a dramatic effect on the returns to the project and equity.

Scenario #2 - Closing Delay

PROJECTED
Settlements Per Month 25 15 10 5
Net Proceeds $ 9225243 $§ 8,317,516 3,803,412
Projected Project IRR 26% 20% 7%
Multiple of Capital 1.73x 1.64x 1.31x
Equity Partner IRR 23% 19% 6.95%
Resulting Delay .2 Months 7 Months 20 Months
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VIRGINIA SQUARE CONDOMINIUMS

Project Financials

SCENARIO #3: A reduction in the sales pricing due to market changes is the

N most damaging possible scenario. As you can see from the table below, a

"""" reduction in the sales price of $25/SF from the projected return of $475 to $450,

a reduces the equity return by 28%. Assuming a major market shift, a reduced sales
price of $425 has a dramatic effect on the returns to the project and the equity.

. Scenario #3 - Sales'Pricing Change:

PROJECTED
Sales Price/SF $500/SF $475/SF $450/SF $425/SF
Net Proceeds $13,606,755 906,532 $6,206,310 $2,500,314
Projected Project TRR 41.67% 20.77% 8.84%
T Multiple of Capital 2,08x 1.49x 1.20x
Fquity Partner IRR 331.83% 19.23% 8.84%

SCENARIO #4: Finally, to investigate the effect of a slow sales rate and a
reduced sales price, we have included the below scenario. As is usually the case,
a slow sales rate results in the need to reduce pricing. We are confident however
that a 10 unit/month closing rate at $450 per square foot is a near worst case
scenario, This would result in a 12% return on project cost and equity IRR return.
While this is not an acceptable return, we believe this scenario is unlikely.

Lo iSéenarip #4. Combined - Sales Prica and Closing Dalay.

Projected
Sales 8/8F $500/SF $475/8F $425/SF $450/SF $425/SF
Settlements Per Month 25 25 15 10 7
= Net Proceeds $13,606,755 $0,225,243 54,548,490 8§761,277
o Projected Project IRR 41.67% 26.05% 11.83% 2.12%
Multiple of Capital 2.08x E73x 1.35x 1.06x
Equity Partner IRR 33.83% 22.86% 11.83% 2.12%
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VIRGINIA SQUARE CONDOMINIUMS
Project Financials

INTEREST RATE HEDGE:

rrrrrrr In order to avoid interest rate increases we are able to purchase an interest
rate hedge ensuring a fixed interest rate of the course of the original period
ofthe loan (30 months). Following that period the interest rate can
fluxuate.

FULL ANALYSIS SPREADSHEETS:

The following pages include all investment analyses involved in this
investigation, Ifthe above information as well as the following
spreadsheets leave some questions unanswered we are happy to respond to
meet to discuss the projected returns and possible scenarios.
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DEVELOPMENT BUDGET [REFERENCE -
" NCD LLC; Virginia Square Condominiums GROSS FAR NIA
Ardingion Virginla ELLATLE SF 169,808
NO. UNITS 135
Sep-07
Land Costs CLOSING | pEveLopMENT | TOTAL | S/UNIT ] SISF ]
Land/Building Purchase SH0.000 Markel Unit $7,680,000 10 $7,680,000 $56,889/Unit $45,23/SF
= Broker Comumission 3.60% $230,400 $0 $230,400 $1,70%Unit $1.36/8F
Setllement Cost - $95,000 0 $96,000 $711/Unit $0.57/SF
Feasibility Studies $30,000 27,000 $57,000 $422/Unit $0.34/SF
Deposit Land Enterest Applied 30 $0 10 $0/Unit $0.00/5F
Assignments / Proffers 30 $972,000 3$972,000 $7,200/Unit $5.72/5F
Total Land Costs $8,035400 $999,000 59,035,400 $66,929/Unit $8)21/SF  14%
Ifard Costs
Demelition 80 575,600 $75,000 $556/Unit $0.44/SF
PRECON (GC) $32,060 30 $32,000 $237/Unit $0.49/5F
OMP - Conlract 30 $41,700,000 £41,700,000 $303,889Unit $245.57/SF
"~ GMP - Tower - NOT USED 50 £0 $0 $0/Unit $0.00/5F
GMPF - Upgrade Adjustment 0 $243,000 £243,000 $1,800/Unit $1.43/SF
Generai Contractor Bond 0.00% 50 50 10 $0/Unit $0.00/SF
Other Construction 50 £250,000 $250,000 £1,852/Unit $1.47/5F
. Testing, Inspection & Quality Control £0 SO0 $100,000 $741/Unit 50.59/3F
Change Orders/Contingency 7.5% 30 53,127,500 53,127,500 $23,167/Unit $18.42/SF
Total Hard Costs $32,000 $45.495,500 545,517,500 $337,241/Unit $268.11/5F 72%
Soft Costs -
- Architectural, MEP & Structural 325,000 £250.000 $275,000 $2,037/Unit $1.62/SF
Civil Engineering $15,000 $25,000 $40,000 $296/Unit $024/8F
Crther Consullants $15,060 200,000 £215,000 $1,593/Unit S127/8F
Design Reimbursables $0 $75.000 $75.000 $556/Unit $0.44/SF
Surveys/Subdivision $65,000 350,000 $115,000 $852/Unit 30.68/SF
Legal & Accounting 200,000 $100.000 £300,000 $2,222{Unit $L.77/8F
Prof Fees: Misc. Admin, $15.000 30,000 $45,000 $333/Unit $0.27/SF
Prof Fees; Coniributions SHLHO0 515,000 $25,000 $185/nit $0.15/SF
Bonds, Permits & Fees 1.00% $5,000 $455,275 $460,275 £3,409/Unit $2.71/5F
Insurarce $2,000 S1e0.000 $102,000 £756/Unit 50.60/83F
Real Estate Taxes $0 $350,000 $350,000 $2,593/Unit $2.06/SF
Development Fee 1.99% $0 $1.250.000 $1,250,000 $9,25%/Unit $7.36/3F
Operating Deficit 0 $246,182 $246,182 $1,824/Unit $1.45/5F
Soft Cost Contingency 3.00% 30 184,129 $184,129 $1,364/Unit $1.08/SF 6%
Tatat Soft Costs $352,000 $3330,586 $3,682,585 $27,278/Unlt $21,69/5F
Financing Costs
Additional Debt Service $0 3406,153 $406,153 $3,609/Unit $2.39/SF
Financing Pees 1.60% $503,532 $0 £503,532 $3,230/Unit $2.97/SF
Loan Recordation $172,500 $0 $172,500 $1,278/nit £1.02/SF
Accrued Interest First Year £0 50 $0/Unit $0.00/SF
Interest Rate Hedge $20,600 0 $20,000 $148/Unit $0.12/SF
Debt Service $0 $2,707,638 $2,707,688 520,057/ Uit $15.95/5F
Total Financing Costs $696,032 $3,113,84¢ 53,809,573 $28,221/Unlt $2244/SF 6%
Marketing Costs
Marketing 1.00% 30 $753,687 $753,687 $5,583/Unit $4.44/SF
Cemmercial Unit TI Allowance $50.,00 PSF . 30 $132,400 $132,400 $981/Unit $0,78/SF
Total Marketing Costs L1i] $886,087 $886,087 $6,564/Unit $524SF 1%
GRAND TOTAL §9,1 16,432 553£25!015 §62,941,446 $466,233/Unit $370.66/8F  100%
PROFIT MARGIN / RETURN ON COST 14.9%' 17.6%
SOURCE OF FUNDS
Equity $9,116,432 $12,588,289 20%
Debt 50 $30,353,158 350,353,158 80%

$9,116,432 $53,825,015 $62,941,447



ANNUAL CASH FLOW
NCD LLC; Virginia Square Condominiums
Arlington Virginia

1-Sep-07 Auvg-08 Aug-09 Aug-10 Aug-11
0 : i 2 a : 4
- Pre-Sales 0 101 0 0
Monthly Sales 0 il 23 0
Cumulative Sales ] L3 135 135
Percent of Sales Completed 0% 81% 100% 100%
SALES REVENUE
Unit Sales 0 0 42,334,500 33,867,600 0
Unit Upgrade Profit 0 0 225,000 180,000 0
Unil Perking - 0 0 0 0 0
Funeral Home/Relail/Theater ] 0 0 0 0
Additional Parking 0 0 184,889 151,111 0
i MR TIF Paricipation o 0 0 0 0
Less: Cost of Sale ] ] (2,137419) (1,709,936} [¢]
Financing Exit Fee 1] 0 {202,0:45) (49,721) 0
A NET SALES REVENUE 0 4] 40,408,924 32,439,054 1]
Pay Down Construction Loan 0 0 (40,408,924) (9,944,233} 0
EQUITY CONTRIBUTIONS
Equity Partner (8,204,789) (3,124,672} 0 0 0
Nerth Capito! Development {911,643) (347,188) ] 0 0
NET PROPERTY CASH FLOW (9,116,432} (3,471,837} Q 22,494,821 0
PROJECT IRR 31.63%
NET PROCEEDS 9,906,532
MULTIPLE OF CAPITAL 1.79x
CASH FLOW DISTRIBUTION
_ Equity Partner
' 1-Upto I5.0% IRR (8,204,789 (3, 124,672) 0 15,440,585 1]
2 - Above 15.0% IRR 0 0 3,203,170 0
TOTAL CASH FLOW (8,204,789} (3,124,672) 0 18,643,754 Q
INTERNAL RATE OF RETURN 26.713%
NET PROCEEDS §7,314,204
MULTIFPLE OF CAPITAL 1.65x
North Capitol Development
1-Upto15.0% IRR {911,643) (347,186) ] 1,715,621 Q
2 - Above 15.0% IRR 0 0 1] 2,135,446 Q
TOTAL CASH FLOW (911,643) (347,186) 0 3,851,067 4

INTERNAL RATE OF RETURN 67.83%

NET PROCEEDS $2,592,238

MULTIPLE OF CAPITAL 3.06x



DRAWSNEDLLE
NCD LLC; Virginie Square Cosdaminiyms

Ending Ratonce

Arfagoa Virgaia
Atquidtion
I-Sep-07 31-0ct-07 3-Hov-H7 31-Dec-47
TOTAL S 4
Land Casts
Land Building Puthase 7,681,000 7480000 0 a u 0 n 0 i b o
Beohor Commisson 2040 230,400 o 0 o 0 o 0 0 o [}
Selement Cost 9600 S6H00 o 1 0 0 1 0 0 0 0
Faasitifity Studics ST08 3,000 [ 27,000 0 [ 0 o o n 0
- Deposit Land Inforest Appired 1] n 13 "] n o n o [ [i] 1]
Assignmanss  Proffers 972000 [ i 912/ 0 0 0 0 ] n 0
Total Luad Cosls $835,400 ROIFAC0 [ 930,600 u v o o ) u 0
Hard Cests
Denolition 75,000 ] 0 [ 0 3025 1125 3,128 125 3,125 3128
PRECON (GC) 32,000 3200 0 [ 0 ] ] 0 n ] ]
GMP + Contract 41,700,000 [ o 0 o 2W0417 521535 £46,506 140039 1.139.125% 1 294134
GMP - Fowr - NOT USED n 0 [ ] 0 [ [ 0 0 0 [
GMP - Upgrade Adjusimeny 243000 n 1] [ 0 o 0 [ i a 0
Ganena Contraeor Bony 0 0 0 [ 0 0 0 0 o o ]
Ouher Constrtion 25,000 [ 0 [ 0 10,417 10,417 1017 10117 10417 10417
Teding, Inspoction & Quality Crmtsed 100,008 0 o n 0 4,167 4167 4,167 4167 4167 1167
Change Orders Contingancy 3,127,500 1 u o [ 333 130,313 130,33 130,313 13,313 130,313
Total Hard Coss 45527500 I ] [ o 438,448 670,558 994,527 1548413 1.247,146 L4165
Soft Couly
Architoctural, MEP & Structoral 275,000 25000 100400 10040 o 2083 2083 2083 2583 20183 2533
Chit Enginomring 400500 15,000 12500 12,50 1] t 1] 0 o [ [
Orher Consultants 215000 50100 100,504 W00 0 0 0 o u 0 n
Dusign Rembursibics 7500 0 304600 30000 0 625 £25 625 625 625 625
Surveys Subdivision 65100 0 25,000 0 9 0 o o ) a
Legal & Actounting 300400 200000 45445 5545 4,545 545 1545 4545 4545 1545 4,545
Prof Fous: Misc. Admin 45000 15,000 0 [ 0 125 1150 125 123 123 125
Prof Feas: Contritnatons 250 10,500 Q 15,008 0 n [ [ 0 o ]
Bonds, Parrmits & Foos 260 275 5000 o 455275 o 0 0 0 0 0 ]
Insurarce 102,500 2400 455 4,585 4545 4545 4545 4,545 4548 4548 4543
Rez! Estte Tazes 350000 o 15,909 15,905 15,509 15509 15.909 15,309 15,909 15909 15909
Duyelogment Fee 1250000 0 0 o 0 51083 2083 52083 52083 52033 52083
Opwrating Deficit 246,182 [ 0 0 o o i P o 0 ]
Soft Cost Contingency 184,129 0 0 0 i 2472 1672 7672 1671 267 167
Total Soft Costs LBLIEE 152,000 261,500 762,773 25006 714 13,74 B4 ®I14 B4 K714
Flaaaelug Costa
Additiona! Dt Senvice 406,153 [\ 0 0 o 0 0 0 0 [ o
Francing Fas 503,532 503532 Q@ n 1] 1] it ] a il 1]
Loan Recordation 172,500 172.500 0 [ 0 [\ [ 0 [ o 0
Ascread Inlrest First Year 1] 0 1} 4] n [} 0 1} n [} n
Interest Rate Hadgo 2040 20100
Dbt Service 2,707,488 0 [l i o o o ) 7741 19606 29,704
Total Financing Costs IEHRTI 696,032 [ o [ o o 1 7341 19006 29,74
" Marketing Cosis
Marhating 753,687 ] o 147 1,147 30,147 0047 30,147 4T 0,147 D147
Commarciat Unit T1 Allonance 132400 [] o u o 0 0 [\ it H] 0
Commissings Leasing 0 13 ] 1] 1] 0 ] 1 0 ] )
Total Marketiag Costs £36,087 [1 n 0,147 30,147 47 30,147 447 30,147 T 2147
GRAND TOTAL ELH1 446 9,116432 261,560 1791922 55,147 847,909 o Xie) 1,113,188 L675016 1,425,613 1,590,730
CHECKS TOTAL COSTS
{& e BLIEA
] 0
EQUITY
Beginning Balance 9,116,432 234390 HLPS8SE 1231002 1778311 12,567,728 12,558,289 1258289 12588289
Additional Contritugions (Distribut 9,116,432 267,510 1791922 55,147 541309 9,417 20,52 o 1 0
Endmg Balance 12,588 289 9116432 9,383,932 11,175,854 11231 o2 14,7830 12.560.78 12598 259 12588285 12,588,289 12,558,289
DEBT {Coastruetion Loan)
Beginning Balance [ 0 0 n [\ n 1592426 2767842 4,193455
Additioma] Cortribuions ] u o ] 0 105282 L&T5016 1425613 159,70
Faybien u u i o 0 o 0 0 0
o [} [} [ ] 1,092,826 2,76759 4193455 5784184



MONTHLY CASH FLOW
NCD LLG Virgrla Square Condosinki ms

Adirgton Virgiala
Pre-Sales a
Monthly Salee 0
- Cumelative Sdos a
Sealements ] 0 75
Crmulatve Scdements 0 0 a1 30 75 jiLH 124 129 135
Pervent of Sgtttuncnts % % 19% It 6% 4% Lre 6% T
Operuting Expenases
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Parking lecome
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’ PREFFERED RETURN CHECK
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CHECKS TOTAL COSTS
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VIRGINIA SQUARE CONDOMINIUMS

Project Management Team

DEVELOPER:

Martin Ditto is the president and co-founder of North Capitol
Development LLC, a well respected planning and development firm in the
Washington, DC arca. Before starting NCD M. Ditto had been involved
as the development manager for four $100,000,000+ multi-use
development projects in the Washington area including:

¢ Spinnaker Bay Development (Baltimore, MD; Harbor East)
o 315 Apartments
o 32 Luxury Condos
o 50,0000 square foot retail
¢ Annapolis Towne Center (Annapolis, MD; Parole Mall Site)
o 250 Rental Apartments
o Two-story retail condominium below
¢ Shirlington Village (Arlington, VA; Shirlington Village)
o 270 Rental Apartments
o Ground Floor Retail in 3 podium buildings
e The Odyssey (Arlington, VA; Courthouse Metro)
o 273 Luxury Condominiums
o Two Retail Spaces

Developer has extensive experience in multifamily and multi—use
development in Arlngton County which should be an asset in the
development of the Virginia Square Condominiums. Please find Mr.
Ditto’s resume on the following page.

PROJECT MANAGEMENT:

All aspects of the development process including construction
management, financial analysis, permitting, reporting, and other aspects of
the development process will be the responsibility of NCD, The fee to
complete this work is included in the development for the project as seen
in the Development Cost Spreadsheet. The organizational in this section
shows a reporting flowchart to better illustrate the project management
organization,
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VIRGINIA SQUARE CONDOMINIUMS

RAYMOND MARTIN DITTO

17 Q STREET, NE WASHINGTON, DC 20002
martinditto@gmail.com » {202) 549-0920

EDUCATION

Johns Hopkins University — Expected Graduation, May 2007 Washington, DC
School of Professional Studies, Masters of Science in Real Estate

Vanderbilt University, BA — Graduation, 2001 Nashville, TN

College of Arts and Science, Bachelor in Economics

St. Andrew’s Episcopal School ~1997 Jackson, M8
EXPERIENCE

5/05 — present North Capito!l Development, Washington DC
Pringpal: Put together $100+ million projects in mulifamily, commercial, and retail. Managing
municipal entittement, Anancing, design, pricing, marketing, schedule and business plan development.
Currentlydeveloping one high rise for-sale residential (277 units), one class-A office (400,000 square
feet) and one suburban land redevelopment project (1,500 units over 6 years).

10/03 -5/05 The Bozzuto Group, Washington, DC
Development Manager. Managed the development process including acquisition, entittement, contract
negotiation, construction management, and oversight of marketing/fease-up process.
Develgpment Associate: Assisted in management of multi-family housing projects ranging from $30-100
Million.
Coustrudtion Manager. (10/03 — 1/04) Construction oversight of mult-family developments.

10/02 - 10/03 Office of the Deputy Mayor for Planning and Economic Development (Executive Office of the Mayot):
Washington, DC
Commeriial Derelgpment Spediafist: Provided development assistance to district businesses and working
with DC developers, property owners, and business owners to revitalize DC’s neighborhood
commercial corridors.

1/02-7/02 StateStreet Group LLC, Jackson, M$
Assitant Asset Manager: Managed commercial properties, computer database systems, and provided
matket
research for the metropolitan Jackson arca.

6/01-12/01 Canadian Educatonal Services, Valencia, Venezuela
English Langnage Instmaor: Taught English to Venexuelan business professionals.

ACTIVITIES

DCBIA —DC Building Industey Association Mewber: .ocal Real Estate educational and networking organization,
ULI - Urban Land Institute Mewber: Participant in Young leaders Group; Spring 2007,

Vanderbilt Alumni Board — Washington DC: Organize & promote activities for 5,000+ alumni living in DC arca.
Vanderhilt in England: University of Leeds Business School Student. Spring 2000

Boy Scouts of America: Eagle Scour

OTHER INFORMATION

T have a wotking knowledge of MAC O8 10, MS Windows, Excel, Word, Outlook, Adobe Photoshop, Adobe Illustrator. I
have traveled extensively during the two years T have lived abroad and I am proficient in Spanish having lived nine months
in Spanish speaking countries. T enjoy running, biking, tennis/racquetball, traveling abroad, and ongoing construction on
my town home in DC.
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ARCHITECT:

Conceptual design work has been completed by WDG Architects, one of
the premiere hi-rise architects in the DC area. With offices in Washington
DC and Dallas, Texas, the firm is known for its market-driven designs and
attention to detail. The firm is well versed in designing projects that arc
successful from a market perspective and from an economic perspective.

Developer has worked with WDG on multiple projects in the past and
expects to continue the relationship both in the residential market and the
commercial office market.

Much of their recent work has beeen multifamily housing with many
projects similar to the scale and quality of the Development. Below are a
few examples of WDG’s work in the Washington area,
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CONDOMINIUM SALES

Sales and Marketing will be done by the Mayhood Company
(http://www.mayhoodcompany.com). The Developer has worked with
David Mayhood on three previous projects and has been happy with the
attention to detail and service from the company.

Below is a brief description of the Mayhood Company:

Mayhood is the top condominium marketing and sales firm in the Greater
Washington, DC area, and among the most experienced in the nation. The
reasons for our reputation for excellence and sales success rate are our
involvement in every step of the new condominium marketing process

- long before a property is introduced to the buying public, and our

N adaptability to any market condition.

Mayhood is far more than a condominium sales and marketing agency.
We are a condominium development and positioning consulting firm,
teaming with clients from the concept stages of a property until the last
new homeowner goes to settlement, At Mayhood, we make our clients’
goals our own — and then exceed those goals with an unmatched set of
services and expertise.

* Architectural and Design Input

* Naming, Positioning and Market Research

* Sales Strategy and Implementation

* Experienced, Focused Sales Agents

s, * Comprehensive Sales Lead Tracking

" * Prospect Follow-Up and Long-Term Communication
* Responsibility from Sale Through Settlement

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
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ORGANIZATIONAL CHART:

[Deve"’pef(NCD)

i

Oversight and Reporting Only

A‘[ Construction Manager NCD } ‘
[ Corus Bank (or other lender)J

y
[ Civil Engineer (Vikai

\

[ Environmental Consu[tanﬂ

[ General Contractor (Bovis) ]4—-—-—-— —P{ Architect of Record (WDGQ) ]

[Subcontractor ] [Subcontractor ] [Subcontractor ] [MEP Engineer ] [Structural Engineer] Interior Design

E

[ Code Consultant J [Lighting Desigs lej
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BOVIS LEND LEASE:

Bovis Lend Lease is one of the world’s leading project
management and construction companies, using industry best
practices when working with clients to create high quality,
sustainable property assets. The Group has a presence in over
40 countries, spearheaded by regional hubs in the UK, Australia
and the US.

Key sectors include commercial, retail, residential,
communications, industrial and pharmaceutical. Bovis Lend
Lease has also established a presence in the growing European
Private Finance Initiatives (PFI) and Public Private Partnerships
(PPP) markets, particularly in the UK. This business is focused
on a number of sectors including health, education, defence
estates and selected Government office accommodation.

Repeat business constitutes a large part of our order book and
we enjoy close relationships with a large number of long term
clients around the world. These include multinational clients
such as BP, Nokia and HSBC.,

Our key skills include construction management, project and
program management, design management, design engineering,
procurement and facilities management.
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Conclusions and Recommendations

The Arlington Funeral Home site is often referred to as one of the best two non-
assemblage parcels in the Rosslyn/Virginia Square sectors, The completion of
this development completes an already vibrant streetscape on North Fairfax Drive
and the uniqueness of the building location, uses, and unit finishes/size make the
128 market rate units at the Development very attractive.

Returns to capital invested in the Washington DC market have thinned over the
past few years due to an oversupply of vanilla housing that has catered to the
middle market buyer. This has been seen in the office, industrial and residential
sectors evidenced by compressing CAP rates. At the proposed sale price per
square foot of $475, the unit prices are below the current new sales average prices
but with a higher quality finish and larger units. The building therefore caters to a
more mature user, and at time of delivery, it will have no comparable competition.
The sensitivity analyses confirm that our predictions allow for room with respect
to reduction in pricing and an increase in the closing and or construction schedule.

One concern that is clear in the spreadsheet is the relatively tight spread between
total cost and net revenue. But, the proposed sales numbers are conservative and
the market appears to be stabilizing at the very least but more likely returning,
The next few months should provide good market information as to the health of
the multi-family market in the coming 12-months. The decision to close on the
land can be made before the anticipated fall closing and the decision to stick
shovels in the ground can be made at some point in the future before construction
start.

Therefore, based on the expected 36.63% project IRR and the 1,79 times return of
capital Developer suggests equity participation in this development project. The
downside risks can hedged by the ability to adjust pricing and the upside risk of
the development holds substantial returns to dollars invested.
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Appendices

A. Building Plans
B. County 4.1 Site Plans Approval
C. Arlington ADU Information
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VIRGINIA SQUARE CONDOMINIUMS

Executive Summary

GENERAL OVERVIEW

This development involves the acquisition and development of an existing
site currently consisting of a funeral home and an underutilized surface
parking lot in Virginia Square submarket of Arlington, Virginia. The
development has been site planned approved by Trammell Crow
Residential and is currently being offered for sale.

North Capitol Development (NCD; http://www.northcapdev.com) will
purchase the existing land at 3901 North Fairfax Drive for $7,680,000.
The development will consist of the construction of 135 total residential
units (128 market units and 7 affordable dwelling units), a community
black box theater, and parking for these uses. In addition, the existing
funeral home will be incorporated into the new development. The
development will take approximately 27 months to complete from land
acquisition to projected sellout.

PROPERTY ADDRESS:

3901 Notrth Fairfax Drive
Arlington, VA 22203

LOCATION:

The proposed development (Development) is located on the site of the
existing Arlington Funeral Home (3901 Fairfax Drive), at the northeast
corner of Fairfax and North Pollard Street in Arlington, Virginia. It is
located equidistant from the Virginia Square and Ballston Metro stations
on the Orange Line. The neighborhood is considered Arlington’s cultural
heart and home to the county’s top residential developments as well as
being adjacent to many public and private sector community amenities.

THE DEVELOPER:

North Capitol Development (Developer) was founded in 2003 by Johns
Hopkins graduate school classmates as a company devoted to creative
problem solving and community involvement. It principal has experience
in international development, DC government economic development, and
national multi-family experience. The ability of the Developer to work
with the public/private partnerships involved in this project is an asset to
the project and the investment.

17 Q Street NE e Suite 100 e Washington, DC e 20002
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Executive Summary

VIRGINIA SQUARE CONDOMINIUMS

SITE BUILDING INFO

Lot Size (Land SF) 45,508 SF
Gross Building Area (excluding Garage) 207,642 SF
Residential GFA 196,505 SF
Residential Saleable SF 167,160 SF
Service / Loading Dock GFA 8,489 SF
Retail Saleable SF 2,648 SF
Total Saleable SF 169,808 SF
Residential Efficiency 85%
Average Unit Size 1,238 SF
Total Number of Units 135
GFA Per Parking Space 400 SF
Structured Parking Spaces 226

COST SUMMARY: The total development cost of the project is approximately
$63 million. This total includes $45.5 million in hard (construction) costs, a total
land cost of $9.0 million (including land, commissions, closing costs, and
proffers), and soft/other costs of approximately $8.3 million.

DEVELOPMENT COST BREAKDOWN
TOTAL $/Unit $/SF
Hard Cost 45,527,500 337,241 268
Land Cost 9,035,400 66,929 53
Soft Costs 3,682,586 27,278 22
Financing Cost 3,809,873 28,221 22
Marketing Costs 886,087 6,564 5
TOTALS 62,941,446 466,233 371
* SF/Unit calculations made with sellable SF and Market DU's

REVENUE SUMMARY: Based on the anticipated sales and financial exit fees
and including all direct and ancillary income from sales, the projected Net Sales

Revenue is $72,847,978.

NET SALES REVENUE

SALES REVENUE TOTAL PSF
Unit Sales 167,160 SF $456 PSF  $76,202,099 $455.86 /psf]
Unit Upgrade Profit 128 Units $3,000 /unit $405,000 $2.42 /psf]
Residential Parking Incl. 135 Spaces $0 /space $0 $0.00 /psf]
Funeral Home/Theater 74 Spaces $0 /space $0 $0.00 /pst]
Additional Res. Parking 17 Spaces  $20,000 /space $340,000 $2.03 /psf
Less: Cost of Sale 5.00% ($3,847,355) (23.02)/ psf

Financing Exit Fee 0.50% ($251,766)  (1.51)/ psf

$72,847,978 $435.80 /psf]

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
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Executive Summary

VIRGINIA SQUARE CONDOMINIUMS

FINANCIAL SUMMARY: Based on net revenue projections and total
development cost projections, the anticipated net proceeds from the Development
is $9,906,532. This represents a project IRR 0f31.63% and a 1.79 times return of

capital. Please see the chart below for details:

FINANCIAL

Net Proceeds $9,906,532
Project IRR 31.63%
Multiple of Capital 1.79x
Equity $12,588,289
Debt $50,353,158
Equity Partner 90%
North Capitol Development 10%

SOURCES AND USES: The following sources and uses chart illustrates a
summary breakdown of the costs of the project and the sources of those funds.
The equity partner will invest $11,329,460 and the Developer will invest
$1,258,829 for a total equity investment of $12,588,289.

SOURCES

Construction/Development Loan (80%): $50,353,158
Investor Equity (18%) $11,329,460
Developer Equity (2%) $1,258,829
TOTAL $62,941,447
USES

Land Purchase Price $7,680,000
Construction/Improvements $45,527,500
Other Development Costs $8,483,946
Development/Const. Mgmt. Fee (NCD) $1,250,000
TOTAL $62,941,446

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
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VIRGINIA SQUARE CONDOMINIUMS

Executive Summary: Pros and Cons

Proximity to mass transit options - WMATA Metro trains and buses
Building amenities - public park, black box theater, and neighborhood
serving retail

Area amenities - Arlington Central Library, athletic fields, retail

Strong public support — approved development plan won unanimous
support from county and neighbors

Delivery should occur during lull in condominium pipeline delivery
Mixed-use nature of building is attractive to many buyers

Complete building plans allow for near immediate application for building

permits upon land/loan closing

Condominium market currently weaker than recent years in terms of sales
velocity and pricing

Adjacent funeral home may not be attractive to some potential buyers
Mixed use nature of building complicates design and future operations
Shared parking structure could present marketing problems and operations
issues

Likely that retail space sale will represent negative return on cost
Possibility of cost overruns in non-residential garage and theater space
Arlington County permits and inspection delays could increase costs
Potential problems related to required improvements to funeral home
facade

Existing construction set included in purchase price does not allow
changes to plan without approval by Arlington County

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
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VIRGINIA SQUARE CONDOMINIUMS

Development Program

SECTION 2
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VIRGINIA SQUARE CONDOMINIUMS
Development Program

DEVELOPMENT SUMMARY::

The Development will consist of a 12-story, 125-foot tall concrete hi-rise
building. The total square footage of the development will be
approximately 207,000 square feet of which 196,000 square feet are
devoted to residential, 8,000 square feet are devoted to the community
black box theater, and 3,000 square feet are devoted to neighborhood
serving retail. The total residential component includes a total of 135
condominium units of which 128 are market rate and 7 are to be sold as a
block and rented as Affordable Dwelling Units (see appendix for
Arlington County’s ADU program details).

The structure will be reinforced post-tension concrete construction on a
standard concrete mat foundation. The building will include three levels
of underground parking with a total of 225 parking spaces. Finishes in the
building will be DC luxury condominium standard with marble
countertops, high-end wood veneer appliances, and standard stone tile in
kitchens and baths. Remaining finish specifications can be found in the
“finishes” page of the Development Program section.

THE PROJECT INCLUDES:

128 market rate residential condominiums

7 Affordable Dwelling Units

Two retail condominium units (2,648 square feet total)

Black box theater — first floor and mezzanine space (theater to be

maintained by community 501(c)3 organization)

e 225 Parking Spaces (includes reserved parking for theater and
funeral home) — includes two separate entrances

e Underground garage connection to funeral home for garage use

e City park feature over underground parking (west side of site)

PHASING:

The project will be completed in one phase, with the completion of the
residential units shortly after the delivery of the black box theater for
tenant fit out. Some funeral home fagade work will be completed
according to a mutually agreed upon schedule between the Developer and
the funeral home owner. This work will be managed by the Developer but
funded by the funeral home.

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
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VIRGINIA SQUARE CONDOMINIUMS

Development Program

The 12-story tower sits on a lobby/mezzanine level which houses the
residential lobby, 2,648 square feet of retail, the black box theater and a

few residential units. The building is “L” shaped as it wraps around the
existing funeral home at the southeast of the site.
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BUILDING DETAILS:

The first floor fagade effectively separates the uses of the building by
surrounding the southwest corner theater entrance with two separate retail
spaces. The pedestrian residential access is provided by the northwest
corner entrance adjacent to the county library. Vehicular traffic into the
parking garage enters the building using separate ramps accessing the

various segregated levels of the garage on the northeast corner of the site
off North Pollard Street.
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VIRGINIA SQUARE CONDOMINIUMS
Development Program

Please see the following first floor diagram:

| GARAGES

RESIDENTIAL
ENTRANCE

. n-}‘ D ey . [«
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The two garage entrances are located on either side of the loading dock
which services one retail space, the theater and the residential units.

ACCESS AND EGRESS:

The site is accessed for construction purposes and for permanent access
via the northeast corner of the lot. This will also be the location of the
garage entrances.

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
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VIRGINIA SQUARE CONDOMINIUMS

Development Program

SITE PLAN:

The west side of the site is planned to have a public park facility over the
western portion of the underground parking structure. The park will
include a serpentine walkway within the landscaped area with seating

= areas for the public. The public area can also be used for outdoor seating
S assuming a possible use by the retail user. The southwest corner of the
site contains a water feature just in front of the theater entrance. The
southeast corner of the site contains the existing funeral home with
vehicular drive. There is a brick wall connection between the funeral
home and the Development. Vehicular access to the parking garage and
loading dock is provided on the northeast corner of the building. The two

separate entrances provide segregated parking between the commercial
and residential uses.

While the first floor contains the entrances and public uses, the second
floor is exclusively residential with units and amenity area. Floors three
and four are identical and the remaining floors (5-11) are all identical.
There are efficiencies in construction gained in the stacking of similar
units and vertical juxtaposition of plumbing and building utility elements.
For these reasons the structure itself will be relatively more efficient and
therefore less expensive to build than competing projects.

The following is a typical floor plan:
| PR 1
. e ]
' N.OTHSTREET _ . . -

STREET

————

N POLLARD

5TH.1iTH LEVELS
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VIRGINIA SQUARE CONDOMINIUMS
Development Program

BUILDING ARCHITECTURE:

The approved building plan is a contemporary hi-rise residential design
incorporating a modern tower design element leading from the ground
floor theater entrance to the roof.

As you can see from the below architectural elevation rendering, the
fagade consists of masonry brick, precast concrete masonry elements,
glass, aluminum and some steel elements. There are multiple curtainwall
sections creating dramatic interior views of the cityscape which are
included in many of the units. Also, balconies are present in all elevations
but are subdued and not a dramatic element of the design.
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The streetscape is designed within the Arlington County guidelines with
custom pavers in front of the theater and residential entrances. Due to the
relatively unattractive fagade of the existing funeral home building, the
building will undergo a modest fagade improvement as well to incorporate
the structure into the development.
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VIRGINIA SQUARE CONDOMINIUMS
Development Program

FINISHES: The following finishes demonstrate the quality of the units.

GENERAL:
* Spacious Floor Plans
* Floor-to-Ceiling Window Walls (in some units)
* Designer Lighting Fixtures from DWR Lighting
* Mecho-Shade Window Treatments

MILLWORK:
* Canadian custom cabinetry with various finishes
* Crown molding in all common area of units
* Hardwood flooring—sand and finish in place
* 5” Wood trim around doors and windows
* 7” Wood base trim throughout

KITCHENS:
* Sub-Zero Refrigerator
» Viking Oven, Warmer Drawer and Microwave
* Wolf Gas/Electric Integrated Cooktops
* Sub-Zero Wine Chiller
* Bosch Dishwasher
« Sterling Kitchen Sink

WET BAR:
* Sub-Zero Undercounter Refridgerator/Ice Maker
* Kohler Beverage Faucet
» Kohler Beverage Sink

BATH:
» Kohler Faucet
» Kohler Shower Faucet
» Kohler Tub Filler
* Jacuzzi Soaking Tub

LAUNDRY:
* Miele Washer
* Miele Dryer

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
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Development Program

UNIT MIX:

The residential building is targeted at the mature, “empty nest” buyer.

VIRGINIA SQUARE CONDOMINIUMS

Both in terms of unit/common area finishes and unit/amenity

programming, the Development will offer prospective Virginia Square

buyers a larger, better finished unit than competing projects. Due to the
smaller nature of the building, attractive neighborhood, and high level of

surrounding amenities, this product will have the exclusive feel of a

boutique condominium community aiming for the upper income brackets
with an average unit size of 1,230 square feet.

Total Unit Mix Summary

Unit Type Unit SF # of Units %/Total Total SF
1 Bedroom 890 18 13% 16,020
1 Bedroom+Den 1,070 17 13% 18,190
2 Bedroom 1,170 42 31% 49,140
2 Bedroom+Den 1,328 28 21% 37,195
3 Bedroom 1,508 19 14% 28,659
3 Bedroom+Den 1,632 11 8% 17,956
TOTALS 1,238 135 100% 167,160

While the largest units will have fewer potential purchasers, the larger size
of these units will attract buyers who are unable to find acceptably sized

units elsewhere. The majority of the units will be liberally sized two
bedroom and two bedroom + den units ranging in size from 1,170 to

1,308. These units are popular in the market at this time and most likely

will continue to be attractive to the target demographic.
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VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description

SECTION 3
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Site and Property Description

SITE SUBMARKET:

VIRGINIA SQUARE CONDOMINIUMS

The Development site is located in Arlington County Virginia, an urban
county of about 26 square miles across the Potomac River from
Washington, DC. The site is located just five miles from downtown
Washington, six miles from Ronald Reagan National Airport, nine miles
from Tyson’s Corner, and ten miles from central Bethesda, Maryland.

Because of Arlington’s central location with respect to the entire DC
metro area, its ease of access by car and public transportation, and its
highly skilled labor force, the area is considered one of the most attractive
places to live in the metropolitan area. Arlington is nationally renowned
for its urban planning program, which dictated a great deal of the final
plans for the Development.

Potomac

Cabin

McLean
Molean
WMaraor

unn'

John Glen Echo

2 Ma
pring (;3“‘“?' %’Wﬂ
A% Falls
o Church
= Vooulay
E Hortn Y Sleepy
w Holkw
&

Garrett

Park

Qo Kensington  copssec

i 8y
{}P’ta' Bet Byetorde

West Chavy
Chase Heighls
Aanr= \Bethesda
Oakwaod

£rmlls

¢

ST
Wy

@

% YGeorge Washinglon
= Memonal Parkway

Hallevue

Forest

ﬁﬂington

M”Qrun Blvd 'I

o

1eaton e
Hils . .
Bellsville
Folest . I
states o
(49
Silver
Sprin : Benwyn
= 'Heighis
Takoma College
Park Park
Riverdale
RN O00
Hyaltsville
Mt Rainier Bladensb
\If‘ e Colmar ,
) Maner o)
Fairf_noum
Washington Heights
&
o Caq

b

]
=

N&(’tﬁv Haoulevara HEl(_'.'

Heignis

Fort Bavs

Cysidimmal

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
Page 17 of 97




)

= =

VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description

NEIGHBORHOOD AND SUBSECTOR:

The site is located in the Virginia Square sector of the Rosslyn Ballston
corridor, an area of Arlington county master planned to higher density due
to the proximity to the WMATA Orange Metro line.

The corridor is anchored to the west by the denser sub-sector of Ballston
which was planned to combine office, retail, residential and government
uses into one convenient area. While Virginia Square itself is home to a
mix of uses including neighborhood-serving retail and office, it was
planned to be more residential in feel than the surrounding sectors. To the
cast of Virginia Square is Clarendon and Courthouse which each have
greater office, retail and higher density residential. Finally, the corridor is
anchored to the east by Rosslyn which is the highest density office sector
of the county with a small but growing number of residential development
projects.

VIRGINIA SQUARE: Officially located in the Virginia Square area of
the Arlington Sector Plan. This sector is technically defined as *...the
rough triangular area starting with 10" Street North and North Kirkwood
Road on the east, extending westward bounded by Washington Boulevard
on the north and Wilson Boulevard on the south, and ending at North
Quincy Street in the west.”"

Designed to be the center of cultural, educational, and recreational
activities for Arlington County, the Virginia Square vision began in 1983
with the adoption of the sector plan. The plan called for the following
usage in the sector:

Land Use Category GLUP Designations Perzzz:a_ge
Low Residential (1-10 du/ac)
Low/Medium Density Low Residential (11-15 du/ac) 43.6%
Residential Low-Medium Residential (16-36 .
du/ac) -
Medium/High Density Medium Residential (37-72 du/ac) 12.1%
Residential High Residential (4.8 FAR) '
General Commercial/ ’ )
Commercial Industrial Service Commercial 2.3%
Low Office-Apartment-Hotel
Mixed Use (1.5 FAR) 20.4%
Commercial/Residential High Office-Apartment-Hotel '
. | High-Medium Residential MixedUse |
Public
- ; : Semi-Public
Public and Semi-Public Government and Community 21.6%
= Facilities

' Arlington County Planning; Virginia Square Sector Plan; 2002

17 Q Street NE e Suite 100 e Washington, DC e 20002
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Site and Property Description

VIRGINIA SQUARE CONDOMINIUMS

The majority of the land area was intended to be left as low density
residential (11-15 units/acre). The development site is allowed a
maximum of 115 units/acre as it is approved as a high density mixed use

development.

The following chart from the sector plan shows the lot area in the Virginia
Square sector and how the land is divided amongst the various zoning

designations:
Zoning Lot Area Lot Area
Designation (Acres) (SF) peroent
C-2 21.1 919,904 14.2%
C-3 5.4 236,794 3.7%
c-0 10.1 441,813 6.8%
CM 1.9 84,939 13%
~coro | 22 93,927 - 1.5%
CO1.5 3.3 144,719 2.2%
R-5 1.9 80,674 1.2%
R-6 39.8 1,731,900 26.8%
R2-7 7.0 305,661 4.7%
~ RA6-15 1.6 71,738 1.1%
~ RA8-18 179 | 780,578 |  121%
RAH3.2 6.8 295,620 4,6%
RC 8.5 3,691,756 5.7%
S-3A 21.0 913,646 14.1%
~ Total 148.6 6,471,089 100.0% |

The proposed Virginia Square Condominium development achieves the
goals of'the sector plan by incorporating a community use (black box
theater) and neighborhood serving retail. Additionally, the site also serves
the community needs by including a public park on the west side of the

property.

The map on the following page shows details of the Rosslyn-Ballston

corridor:
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VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description
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VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description

SITE LOCAL AREA:

The proposed site is currently a surface parking lot serving the Arlington
Funeral Home located at 3901 Fairfax Drive, in Arlington, Virginia. The
current 1.045 acre site (45,520 square feet) is currently underutilized with
a two story funeral home and surface parking lot which is used
sporadically.

The site is surrounded by the Arlington Central Library to the north, office
buildings to the east and west, and a small office building and WMATA
cooling tower to the south. In the below aerial photograph you can see the
funeral home structure located on the southeast comer of the site and the
site surrounded by North 10" Street to the north, North Pollard to the east,
North Quincy to the west, and North Fairfax to the south.

m S H
e SN e

Existing !
Funeral
Home

w5l N
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Although Arlington County officially considers the property in the
Virginia Square Submarket, the site is in between the Virginia Square and
Ballston Submarkets. This area is defined by the Arlington Office of
Planning as the area’s center for culture, education and residential
development. The following graphic shows the location of the site.
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VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description

;" Virginia Square Development
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From a residential standpoint the location is considered a very desirable
place to live based on the adjacent amenities and transportation options.
The area is affluent and those attracted to the area anticipate that the cost
of housing in this area will be among the highest options in the DC
metropolitan area.

The site itself is located two blocks from both the Virginia Square and
Ballston metro stations. There is regular bus service on Fairfax drive that
services adjacent metros and other local routes in the immediate area. The
site is adjacent to a city athletic park facility as well as the Arlington main
library to the north of the site. Planners intended the area immediately
around the site to be convenient to public and private amenities while also
protected from the densest development allowed under the county master

plan.
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VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description

The below “use map” illustrates the uses of adjacent properties:

ATHLETIC
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From a transportation standpoint the site is extremely convenient for use
of both personal and mass transit options as the site is 2 blocks from two
Metro stations and % mile from [-66 which runs from the District of
Columbia to West Virginia.

The below map illustrates the proximity to the nearest Washington Metro
Area Transit Authority (WMATA) Metro train stations. The west (left)
station is Ballston and the east (right) station is Virginia Square.
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VIRGINIA SQUARE CONDOMINIUMS
Site and Property Description

The site is well served by the WMATA metro bus lines as you can see
from the site bus proximity map below:
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VIRGINIA SQUARE CONDOMINIUMS
Site and Property Description

The below plan shows the existing condition of the site. There is currently only

one structure on the site (funeral home) that will stay in place permanently and be
integrated into the Development. The site is flat, contains only minimal hardscape
items and very little vegetation. Demolition of the site will be easy and relatively

quick.
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VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description

The following drawing shows the outline of the Development over the
existing site. This illustrates how the below grade garage will occupy the
space below the public park shown on the landscaping drawing.

Additionally, the property subdivision line between the residential
building and the funeral home is shown.
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Site and Property Description

ZONING:

VIRGINIA SQUARE CONDOMINIUMS

The property was zoned C-2 which allowed for a max density of 1.5 FAR
office/retail or 7.26 units of residential or 68,262 square feet of
office/commercial. Although the Sector Plan suggests a more dense
development, in order to control certain aspects of the design and
development of the building, the county requires that developers/land-
owners work with the Arlington county planning staff to develop a request
for rezoning through a “Site Plan Ammendment.”

Though an initial attempt to rezone the site failed, after design revisions,
the final plan, as presented in this proposal, was approved by the county
on July 10" 2004. The changes included the affordable housing element,
design modifications concerning building entrances, garage entrances,
design treatment of the funeral home, and other minor issues that the
Developer changed to allow passage of the site plan amendment.

APPROVED PLAN

The approved plan called for 135 residential units (128 market rate, 7
ADU), 2,648 square feet of retail, a black-box theater, and a public plaza
on the site. The site received a site density bonus of 10% and a 0.25 FAR
bonus density on the commercial area for the provision of the theater. The
site was also allowed an additional 5% bonus housing density in return for
the construction of 7 ADU’s.

The following chart from the site plan application sets forth the allowable
statistics for the development:

Slte Area 45,508 s.1. (1.045 acres)
Allocated to Office 3,636.45.1.
Alocated 1o Retail 963.1s.1.

Allacated to Residential

40,908.5 s.f, (0.939 acres)

17 Q Street NE e Suite 100 ® Washington, DC e 20002
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VIRGINIA SQUARE CONDOMINIUMS

Denslty
Total Space s
Office (funeral home) GFA 10,000 s.f.
(Max. permitted office GFA) 9,091 5.1,
Retail GFA 2,648 5.1,
(Max. permitfed retail GFA) 2,408 5.1,
Residentinl Units (includes 25% res. bonns) 135
{Max. permitted residential units) 108
Cultural Facllity GFA 8,193 s.f,
FAR/Units per acre
Office (fun. home) FAR {incl. 0.25 FAR bonus) 2.75
(Max. permitted office FAR) 2.3 |
Retall (incl, 0.25 FAR bonus) 2.5
(Max. permitted retail FAR) 2.5
Residential vnifs/acre (incl. 25% bonus) _143.75
{Max. permitted res. units/acre) 115 units/acre
Cultural Facllity FAR Request to exclude
g 262 feet ASL
Average site elevation ee!
Main roof elevation 387 feet ASL
Height in feet to main roof 125 feet
Penthouse height 10 fe.el
Office height (funeral home) 2 slories
Resldentlal helght ~ ) 12 stories
(Maximum height permitted in “C-0-2.5") \ - 12 stories
| (Max. permitted per Va. Square Sector Plan) 12 slories or 125 feet
{Max. penthouse height per Va, Sq. Sector Plan) 16 feet
Cultural Facllity Within building
Parking
Tota) parking spaces (including tandem) 226
Total direct access spaces 225
Total Residentlal (direct access) 152
Total Nop-residential parking (direct access)’ 73
Tolal B1 level (Including tandem) 74
(Min. by-right fincral home requirement) 120 by right’ |
(Min. by-right retail requirement) 5
(Min. by-right residential requirement) 152
{Min. by-right theater requirement) 25
Parking Ratlo (based on direci access spaces)
Office 1.5p./82 s.{. chapel or parlor area
Retall Shared with other uses
Residential 1.126 spaces/unit
Cultoral facility 25 sp./75 seats
(By-righl funeral home parking ratio) 1 p./50 s.f. chapel or parlor area
(By-tight retail parking ratio) ' 15p./580 5.1,
(By-right residential parking ratio) 1.125 spaces/unit
(By-right theater parking ratio) 25 sp./15 seals
Compact Ratio (based on direct access spaces) 8.9%
(Maximum by-right compact ratio) 15%
Coverage ' 55%,
LEED Score 21

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
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VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description

SITE PHOTOS: The following photos were taken in and around the

Development site at 3901 North Fairfax in Arlingon. The next four photos show
various corners of the development site:

8

S I N =t 2
Northeast corner of site. View of back of Funeral Home.

. . (]

h
Northwest corner of site. View across North Fairfax drive to local restaurant

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
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VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description
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Southwest corner of site. Park will be located on the west side. View towards
funeral home. Theater entrance will be on this corner.

Arlingtop
Funeral Hf 'z

Southeast corner of site. View of front and side of funeral home. Funeral home
to stay in current location with fagade improvements.
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VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description

0l

View of southwest corner of public library. Green space in front of library will
line up with public park on west side of development site.
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VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description

= =

View if building south of site with fountain/WMATA cooling tower in front.
View of construction activities two blocks south of site.

View east along Fairfax Drive towards Virginia Square Metro Station.
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VIRGINIA SQUARE CONDOMINIUMS

Site and Property Description
B 5 G d

o ©

View of Virginia Square Metro.

i
\

|
I

View of Ballston Metro Station two blocks west of site.
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VIRGINIA SQUARE CONDOMINIUMS

U BH A

Market Analysis

SECTION 4
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis

MARKET INFORMATION:
Washington Metro Area:

The metro Washington DC region is expected to remain strong over the
foreseeable future with continued high GDP growth in 2008 and target
inflation rates. Mortgage rates are not expected to increase over the next
24-months which should help revive the current slump in condominium
pricing and sales velocity. The region continues to see higher than
average population growth which creates pent up demand due to the lack
of movement in home sales in the region. Economists suggests this
demand will begin to positively affect condominium sales in the 6-12
month term and will have a positive effect on prices in the next 12-24
months.

Arlington County:

Condominium unit sales in the Washington Metro area have been cut
nearly in half from 2005 to 2006, and the news in Arlington County was
similar. From 2005 to 2006 Arlington County saw new condo sales drop
from 2,020 to 241 per year. This fall in condominium sales volume is
attributable to an inflated market in 2005 in which speculators and
investors bid square foot prices to $900/sf in some cases’.

Sales activity has returned to Arlington County this spring with mild but
consistent traffic allowing developers to shed units at newly corrected
market levels. This trend will be explored in more depth in the Market
section of this proposal.

2 This square foot sales price was achieved at the Odyssey Condominium.
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Market Analysis

OVERVIEW

This market analysis of the Virginia Square area will address the
following issues concerning the site: state of the local and national
economy with respect to creating an environment for new housing;
demographics of the perspective buyers in the area and demographic
trends facing the regional and immediate area; and the supply/demand for
housing both nationally and more specifically as it relates to the site’s
market area.

Market Area: The market area for this project is considered to be
Arlington County and more specifically the development area along and
around the metro corridors from Rosslyn to Ballston. This area is amongst
the highest density residential areas in the country with approximately
7,860 persons per square mile. Arlington County has an estimated
200,000 jobs and a larger private office inventory than downtown Boston,
Dallas, Denver and Los Angeles. The population is expected to grow by
15,000 over the next 3-5 years and by 40,000 over the next 25 years.

2. 7 Faida Al
| Courty T;\ Courty

; Ane
7 eSS

5 /( . 1-95
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis

ECONOMIC OUTLOOK:

National Economy: Most experts are tepidly optimistic about the state of
the US economy. Many of the vital signs concerning job growth,
inflation, and income are positive but these assessments are countered
with what appears to be a cooling off of general economic growth along
with signs that trouble may be around the corner. Obvious concerns
include, possible inflation caused partially by rising oil prices, the cost of
the Iraq War and US effort to fight terrorism. Concerns that the housing
sector is facing major declines in home starts and a decreased sale velocity
have caused some to forecast a correction in the housing industry if not an
economy wide recession. The following paragraphs will address
economic indicators of the US economy followed by specific submarket
based information on the Development site.

Employment Growth: Nationally, the economy continues to add jobs but
the pace of job creation has slowed. The majority of those jobs are being
created in the service sector while the manufacturing sector is
contracting’. Those growing sectors were: construction, retail trade, and
health care. Essentially, non-farm jobs rose by 180,000 in March 2007
while the unemployment rate was unchanged at 4.4%.

Household Income: While household income in 2007 has been rising,
these increases have been modest and the consumer debt continues to
loom large over the heads of most Americans. Average hourly earnings
for non-farm employees is up 0.3% in March and now averages $17.22 per
hour or about $34,440 annually. Over the past 12 months earnings have
increased by about 4% annually or slightly higher than the annualized
current inflation of 2.42%"*. However, while consumers have seen modest
increases in income, Americans continue to struggle with debt.
Consumers owe more than 2.4 trillion dollars, up 1.5 percent (annual rate)
in February of 2007. That’s about $22,000 per household which does not
include real estate mortgages. This consumer debt figure is up more than
20% since 2002°,

? Delta and Associates; “Year-End 2006 Report: Mid-Atlantic Class A Apartment and Condominium

Markets,” December 31,2006,
4 hitp://inflationdata.com/Inflation/Inflation_Rate/CurrentInflation.asp; “Current Inflation Rate” Chart.

3 http://www. federalreserve.govireleases/g 19/current/default.htim; “Federal Reserve Statistical Release;

Consumer Credit.”
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Market Analysis

Population: The current US population is about 301 million people with
average growth of around 1.5% annually. At this rate of growth, the US
gains about 4.5 million residents each year.

Interest Rates: After reaching historically low average mortgage interest
rates in 2003/2004 of about 5.5%, the past three years have seen steady
increases in the cost of borrowing for home purchases. Current average
mortgage rates for a 30-year mortgage have increased 18% in the past two
years to an average of 6.5%". Consumers often perceive the current rates
to be high but historically interest rates are relatively low.

Three year trends of mortgage rates: 30-Year FRM, 15-Year FRM, [-Year ARM
* Fully-Indexed Rate = index (1-year CMT) + margin (assuming a 2.75% margin)
SOURCE: Mortgage Information Service: http://mortgage-x.com/trends.htm

Problems in the sub-prime lending markets have been tumultuous for
some major financial institutions and there is the possibility that the sub-
prime lending problems may affect average home prices. Experts expect
30-year mortgage rates to rise approximately 0.25% over the next six
months or simply to stabilize.

Inflation is considered to be under control and recent tightening of
monetary policy by the Federal Reserve should serve to maintain current
rates. During the twelve months ending October 20006, prices increased
1.3% on the national level.

8 hitp://www.hsh.com/today.html; “Average Interest Rates.”
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Market Analysis

Construction Costs: Even as housing starts decline construction costs
continue to rise. Following a period of stable inflation adjusted
construction pricing, the past few years have seen significant construction
cost increases from 2004 to the present. In 2006 alone there was a 10.6%
increase in the average construction cost index. This only accounts for
project hard cost increases and not land, labor (non hard-cost) and
financing costs which have also been increasing.

Oil: Oil prices have been one major driver of the material cost and overall
construction cost increase. Since Hurricane Katrina oil prices have not
dipped below a 6-month average of $65 per barrel. Please see historic oil
prices in the chart below:

-

L 1L

Qil Prices

$ Per Barrel
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Steel and concrete cost increases over the past 12 months are 9.6% and
6.0% respectively. These two inputs account for at least 50% of the
overall hard cost construction pricing (with respect to total subcontract
values). Because the industry estimates that construction costs will
continue to increase throughout 2007 we feel as if taking advantage of bid
pricing that we have received will mitigate construction cost increase risk
going forward.

Nationally, economic indicators suggest realistic, sustainable growth over
the next 12 months. The stock market has returned to its all time record
high, consumer sentiment is increasing, and the policies of the Federal
Reserve should serve to manage inflation. But few metropolitan areas in
the country are as confident as the nation’s capital.
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Market Analysis
METRO WASHINGTON DC:

The Washington DC metro area economy is still on a market high. While
this region also has seen a cooling in the rate of job growth, income
growth, and housing starts, relative to other parts of the country the

. economy are still healthy. Job growth in the DC area equaled 2.2% or
65,000 jobs over a twelve month period and with unemployment below
3%, even a cooling DC economy is a good economy.

Key Economic Indicators ]
= Washington Metro Area

)

S = At October 2006
“Payroll” Employment 3,019,700
12-Month Job Growth 65,100
Unemployment Rate 2.9%
Coincident Index ¥ 119.4
Leading Index 110.9

1! BLS redefined the Washington metro area in March 2005. Current
data is not precisely comparable with data reported previously.

2/ At September 20086,

Source: Bureau of Labor Statistics, GMU-CRA; December 2008.

Employment Growth: While DC is not experiencing 2004-2005 job
growth similar to that of Phoenix, LA, Houston and Dallas, the growth is
still 19% over the long term average and eventually results in a greater
demand for housing.

III Payroll Job Growth
fliih, Washington Area
1981 Through October 2006
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Source: Bureau of Labor Statistics; December 2005,
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis

Of the areas in the DC region creating the jobs, Northern Virginia (51%)
ranks highest before Suburban Maryland (34%) and the District of
Columbia (15%). While the Base Realignment and Closure measure
passed in 2005 was expected to have a major impact on the Northern
Virginia office and housing market, the private sector has moved in to
occupy a great deal of the vacated space that many feared would stand
vacant. In fact, the turnover has created jobs and activity surrounding the
transformation of those building in preparation of the private sector.

The current unemployment rate of 2.9% in the metro area is the lowest of
any major metro area in the country and significantly lower than the 4.0%
national average’.

II Unemployment Rates
?‘)'lli .||.!\~ Large Metro Areas
o October 2005 vs. October 2006

7% l
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6% 1 Average
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Source: Bureau of Labor Statistics; December 2006.

One cause for concern is the healthy job growth and current limited labor
pool which will most likely increase labor costs for companies operating
in the metro area.

” Delta and Associates; “Year-End 2006 Report: Mid-Atlantic Class A Apartment and Condominium
Markets,” December 31,2006.
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Market Analysis

SUBMARKET:

Demographics: Arlington County is one of the strongest submarkets in the
region when considering job growth, income growth, and housing
demand. More than 65% of the population has attained a college
education or higher while 90% have a high school diploma.

The median household income is $84,800 while the per capita income is
$63,500. The aggregate effective buying income of the area is $6.52
billion. The unemployment rate in the county is 1.9% compared to the
low regional average of 2.9%. The diversity of jobs ranges from
government (the largest employer) to construction and retail trade. Below
please see the employment industry chart for 2007:

The estimated population within a 1-mile radius is 32,000 people while the
5-mile radius increases the nearby residents to over 500,000 people.
Additionally, over the next five years the population is expected to
increase 6.77% or 2,200 people just within the 1-mile radius. This
increase has the ability to absorb all the existing stock plus existing
pipeline projects in the vicinity assuming market conditions are stable.

Pop Facts: 3901 Fairfax Dr 3901 Fairfax Dr 3901 Fairfax Dr
Demographic Snapshot (Part 1) 0.00 - 1.00 mi 0.00 - 3,00 mi 0.00 - 5.00 mi
Population
2011 Projection 35,016 213,815 556,020
2006 Estimate 32,796 210,875 549,385
2000 Census 30,659, 211,409 550,833
1990 Census 24,891 186,163 508,656
Growth 2006-2011 6.77%) 1.39% 1.21%
Growth 2000-2006 6.97%! -0.25% -0.26%
Growth 1990-2000 23.17%| 13.56% 8.29%)

Household incomes are similarly strong. Although grossly inaccurate for

DC, using the adage that housing values should be approximately three
times household income, nearly 20% of the households within a 1-mile

radius could afford the average unit at the project.
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Market Analysis

2006 Estimated Households by Household

Income 15,813 90,425 253,658
Less than $15,000 858 5.43% 6,756 7.47%)| 22,179 8.74%)
S15,000 to $24,999 796 5.03% 5,165 5.71%)| 14,904 5.88%)
= - $25,000 to $34,999 886 5.60% 6,221 6.88%) 18,156 7.16%
$35,000 to $49,999 1,583 10.01% 11,473 12.69% 32,801 12.93%)
$50,000 to $74,999 3,010 19.03%) 17,161 18.98% 46,897]  18.49%)
$75,000 to §99,999 2,494 15.77%) 12,744 14.09%) 33,733 13.30%
-: — $100,000 to $149,999 3,173 20.07%) 15,575 17.22%] 41,376]  16.31%)
= $150,000 to $249,999 2,155 13.63%| 10,595 11.72% 28,114 11.08%
$250,000 to $499,999 594 3.76%) 3,149 3.48%) 9,947 3.92%)
$500,000 or more 264 1.67% 1,586 1.75%) 5,551 2.19%)

2006 Estimated Average Houschold
Income $107,098 $99,342 $100,271

The healthy economic demographic data above demonstrates why
condominium sales have been such a strong force in the past few years
and why the market will return as confidence returns. With increases in
population, income, and quality of life, the immediate area surrounding
the proposed site is a prime location for luxury housing. The following
map illustrates the various radii with respect to the Development location.

Area Map
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Market Analysis

COMMUTING PATTERNS:

There are 42,263 residents of Arlington County who commute to the
District of Columbia each day, mostly by bus and train service. Another
20,476 commute to Fairfax county, the majority of whom work in Tyson’s
Corner, one of the top ten office markets in the country. Another 20,000
people work in other parts of the metro area or commute out of the area
for work. The below map illustrates the daily commute for Arlington

residents working outside of the county.

RESIDENTS WORKING IN OTHER JURISDICTIONS (2000)

;| To Prince William Co., VA
/| To Loudoun Co., VA
/ To other places in VA
To other p'aces in MD
To other states
Saurce: U S. Census Bureau.

Montgomary
Count;

! District of
Columbia

et

JArlingt
: N, c, inty

<" Alexandria

648
1,230
3.264

917
1,047

Arlington is not a bedroom community for the DC area office markets.
Each day more than 100,000 commuters travel into Arlington County to
work. While the majority of those commuters come from Fairfax and
Alexandria, a significant number of DC and Maryland workers also call
Arlington their home during the workday. The map below shows the

movement of workers into Arlington County each day.

RESIDENTS OF OTHER JURISDICTIONS
WORKING IN ARLINGTON (2000)

;| From Prince
/| witiam Co., VA
/ From Loudoun Co., VA
From othar places in VA
From other places in MD
From other states
Source U 8. Census Bureau

'~ Montgomery
County /
District of

</ Fairfax

10,108
2671
8,272
8,178
2,474
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Market Analysis

WASHINGTON METRO CONDO MARKET

The Washington DC condominium market is less than one half the size of
the multifamily rental market. In 2006 alone the market delivered
approximately 3% of the entire condominium portfolio in the metro area.
The for-sale multifamily residential market is not brand new, but it has
seen a 15% increase in total units in the past four years. While the market
has been receptive to the arrival of these new units, condominium sales
(and resale) activities has slowed dramatically in the past four quarters.
However, following the conversion of thousands of units from for-sale
product to rental apartments, demand for new condominium units should
reach parity with supply during the near future.

On the supply side, the outer suburb areas have recently seen political
support for reduced development rights. Loudon, Prince William, and
Montgomery Counties have passed or are working on moratoriums or
restrictions of future housing development over concern that urban sprawl
was negatively affecting their communities. Loudon has restricted the
overall number of new houses allowed to be constructed, Prince William
has placed a one year moratorium on residential projects starting January
2007 and Montgomery County is grappling with the right policy to
encourage high density growth and limit less dense projects not already
approved. It is likely that these policies will, in the next 3-5 years, have an
upward pushing effect on housing prices and overall will be helpful to
those projects which are developed in the area.
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The changing market conditions have resulted in the removal of 13,000
housing units from the market during 2006. Delta and Associates reports
that in March 2006 the 36-month condominium pipeline peaked at over
53,000 units, but that it has been reduced by 14% following the
cancellation of thousands of units. Those condominium units that were
removed from the pipeline were either switched to rental either before or
after sales began, cancelled altogether, or shelved until developers feel the
market can handle additional inventory. Sales volume tanked during the
fourth quarter of 2006 and into the first quarter of 2007. The below new
condominium sales trend chart demonstrates the dramatic change from
2005 to 2006.

New Condominium Sales Trend
Washington Metro Area

2002 - 2006
16,000
12,000 ||
-] —
= |
2 sepoo00y ] [ —
i | 13,698 —
| ey logna] ! - |
4,000 | 4008
4400 :
o ILize] I = = =
2002 2003 2004 2005 2006

Scurce: Delta Assosatas; Decamber 31, 2006
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The condominium sales slow down did not just affect new condominium
sales. The below chart shows condominium re-sales from 2000 to 2006.

Condominium Resale Activity
Washington Metro Area
2000 - 2006

25,000-

20,000

15,000 1

10,000

5,000 1|

2000 2001

Scurce: Delta Assooates, Decembe- 31, 2008

The result is that the inventory of unsold (new) and for-sale (existing)
condominiums has reached records levels.

MARKET TRENDS

The projects that are successfully selling units in today’s market have set
themselves apart from their competition. On the lower end of the market
this has been done with creative unit design including internal bedrooms
and efficient (small) units. On the upper end developers have begun to
differentiate themselves with larger units and more uniquely luxurious
finishes. The days of standard granite countertops and marble tile are
gone. Today, buyers are looking for exclusive imported stones whether or
not they know just how exclusive those materials are. The Development
is unique because of it relatively small number of units, the high end
finishes, and the much larger than average size units.
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ARLINGTON CONDDO MARKET:

Arlington County has been hit hardest by contract cancellations from
investors and (soon to be) owner-occupiers as well following the
discovery that contract prices are above market prices. During the fourth
quarter of 2006 there was a net loss of 228 contracts in the
Arlington/Alexandria area. The inner suburbs are most likely feeling a
larger share of the cancellations because of the greater number of units
delivering in DC and the inner suburbs®,

New Condominium Prices Per SF *

Washington Metro Area
Year-End 2006

Average Asking Contract Price Per SF

S04 2 -
DC ArllAlex Mont FixIFC AA/How PG LowPiWm
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Source: Della Associales, December 31, 20086.

The slowing sales pace has affected pricing. Both in terms of nominal
pricing and concessions, consumers are purchasing units at lower rates
today than in the first quarter of 2006. Some developers have been forced
to cut prices up to 15% on units in Arlington.

Arlington prices are still relatively high with an average sales price of
$475 per square foot. While prices in Arlington have fallen slightly,
prices in the District, Montgomery County and Prince George’s County
have increased.

¥ Delta and Associates; “Year-End 2006 Report: Mid-Atlantic Class A Apartment and Condominium
Markets,” December 31,2006.
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SUPPLY/PIPELINE:

The average price point of the condominiums that have been delivering is
aimed at mid-market buyers. Sales activities for high end units and lower
end units have continued to sell relatively well. In November 2006, the
median condominium sale in Arlington was $366,000. The
Development’s condominiums average over $500,000 with an average
size of about 1,300 square feet.

The following map shows the location of the projects that the
= Development would be competing against were it being marketed and sold
= at this time:
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The Numbers on the Map correspond to the following developments:

1. The Continental 851 Glebe Road

2. Berkely 1000 Randolph Street

3. Ballston 880 880 Pollard Street North
4. Lexington Square 3835 9" Street North

5. Virginia Square 901 Monroe Street North
6. The Monroe 3625 10th Street North

D. Proposed Development 3901 North Fairfax
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis

MARKET COMPARABLES:

We are hesitant to rely on historic pricing to determine market pricing
today. Pricing analysis from May 2006 reviewed today, show inaccurate
data. This is due to the fact that the market at that point was moving so
dramatically that a snapshot in time gave inaccurate data. It has been
difficult to pick one particular set of competitors because there are many
buildings that are newly built, and the quality of those developments
ranges wildly. However, the building most similar to the Development is
The Monroe which also catered to Empty Nesters with large units and
single family style interiors.

The following charts will list each development and their closings during
the past four months. We feel as if only the most current data provides a

clear picture of where the market is at this point. We feel as if even these
numbers are conservative however when considering the pent up demand
for housing as discussed previously in the market study.

1. The Continental; 851 Glebe Road
Unit Squargl_:eet DOM Close Date Close Price PSF Baths Beds
1817 1172 238 03/30/07 $590,000 $503 2 2
520 1328 10 03/27/07 $567,500 $427 2 2
1219 1188 81 03/23/07 $568,000 $478 2 2
1303 752 8 03/23/07 $383,000 $509 1 1
1311 1,296 58 02/28/07 $535,000 $413 2 2
2011 1,295 16 02/21/07 $560,000 $432 2 2
1701 898 224 02/16/07 $405,000 $451 1 2
206 870 19 02/16/07 $385,000 $443 1 1
505 1,120 43 02/05/07 $512,000 $457 2 2
414 688 6 01/31/07 $352,500 $512 1 1
703 752 29 01/23/07 $374,900 $499 1 1
AVERAGE 1,033 475,718 466 1.55 1.64
2. Berkely; 1000 Randolph Street
Unit Square Feet DOM Close Date Close Price PSF Baths Beds
103 1,030 96 03/28/07 $525,000 $510 2 2
709 1,557 91 01/22/07 $765,000 $491 2 2
207 1,050 69 12/27/06 $499,900 $476 2 2
402 700 14 12/27/06 $365,000 $521 1 1
AVERAGE 1,084 538,725 $ 500 1.8 1.8
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis
3. Ballston 880; 880 Pollard Street North
Unit Square Feet DOM Close Date Close Price PSF Baths Beds
607 840 21 03/29/07 $420,000 $500 1 2
924 1,050 0 01/26/07 $505,000 $481 2 2
1021 0 0 12/29/06 $405,000 1 i)
1027 650 75 12/20/06 $336,000 $517 1 1
AVERAGE 635 416,500 499 1.3 1.5
4. Lexington Square; 3835 9" Street North
Unit Square Feet DOM Close Date Close Price PSF Baths Beds
907E 877 5 03/30/07 $495,000 $564 2 2
609E 892 45 03/29/07  $475,000  $533 2 2
205W 626 14 03/23/07 $335,000 $535 1 1
706W 860 8 03/15/07 $397,500 $462 1 1
1005W 1,602 102 02/27/07 $690,000 $459 2 2
107E 626 61 01/10/07 $325,000 $519 1 1
707E 627 76 12/08/06  $330,000  $526 1 1
608E 693 167 12/01/06  $340,000  $491 1 1
AVERAGE 838 423,438 511 1.4 1.4
5. Virginia Square; 901 Monroe Street North
Unit Square Feet DOM Close Date Close Price  PSF Baths Beds
303 919 189 03/29/07 $523,000 $569 2 2
502 705 62 01/16/07  $350,000  $496 1 1
602 705 26 12/28/06 $342,5_0_9_ $486 1 1
AVERAGE 776 405,167 517 1.3 1.3
6. The Monroe; 3625 10th Street North
Unit Square Feet DOM Close Date Close Price PSF Baths Beds
305 1,758 146 02/09/07 $810,000 $461 2.5 2
403 1,350 126 12/29/06  $699,000  $5718 2.5 2
708 1,236 0 12/21/06  $677,500  $548 2 2
‘ 904 1,855 374 12/19/06  $1,177,000 $635 2.5 2
AVERAGE 1,550 840,875 540 2.4 2.0

17 Q Street NE e Suite 100 ¢ Washington, DC e 20002
Page 51 of 97




D q

by

VIRGINIA SQUARE CONDOMINIUMS

Market Analysis

COMPARABLE SUMMARY:

Based on recent sales from the abovementioned projects, the average sale prices
for units sold between December 2006 and March 2007 is $508 per square foot.
However, this average is based on smaller, average units, rather than larger, finer
units. Typically, while larger units do sell for slightly lower square foot prices,
the Development’s prime competition in today market has an average sales price

of $540/SF.
Average Condominium Sales Prices (December 2006 to March 2007)
Development $/SF Address
Ballston 880 $ 490 880 Pollard Street North
Berkely $ 501 1000 Randolph Street
Lexington Square $ 512 3835 9th Street North
The Continental $ 466 851 Glebe Road
The Odyssey $ 569 2001 15th Street North
Virginia Square $ 517 901 Monroe Street North
The Monroe $ 540 3625 10th Street North
AVERAGE $ 508
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis

SALES PRICING:

The anticipated gross sales pricing is $475 per square foot or an average of
$589,000 per unit. With an average square footage of approximately

1,240 square feet, the units of the Development are larger than competing
projects where the average size is around 900 square feet. The intent of
larger unit sizes is to market to an underserved market segment which is
unable to find suitable sized residential units in the area.

We have priced the development conservatively on a square footage basis
compared with the units that have sold in the Virginia Square area in the
last four months. The average condo pricing for a 900 square foot
condominium in the Arlington Rosslyn-Ballston corridor for units that
have closed in the past four months is over $500 per square foot.

Below is the proposed unit mix and pricing schedule:

Market Unit Mix Summary

Sale Price Per Sale Price

Unit Type Unit SF # of Units Unit Per SF
1 Bedroom 890 16 $ 433,798 % 487
1 Bedroom+Den 1,070 16§ 516,182 $ 482
2 Bedroom 1,170 41 3 558,573 $ 477
2 Bedroom+Den 1,328 27§ 627,546 $ 472
3 Bedroom 1,508 138 $ 705,039 $ 467
3 Bedroom+Den 1,632 10 $ 754,836 $ 462
TOTALS 1,240 128 § 588,156 $ 474
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis

INCENTIVES:

The marketing effort for the development will begin in spring of 2008.
While developers are offering significant incentives now, it is too early to
tell what the incentive market will be when the units begin selling. The
sales team has suggested that the units be marketed with approximately
5% flexibility with respect to target pricing. This pricing flexibility can be
allocated to various incentives such as closing costs, unit upgrades, and
reduction in pricing.

ABSORPTION:

The proforma anticipates presales of 75% based on the limited number of
units in the development and pent up demand for housing. Upon
certificate of occupancy, closings are anticipated at 25 units per month.
The financial analysis section of the proposal addresses the sensitivity of
unit closings.
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis; The Continental (851 Glebe Road)
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$334,900 $525

1

1116 654 44 $415,000 $635 1 1

I 807 750 14 $399,999 $533 1 1
1817 1172 238 03/30/07 $590,000 $503 2 2
| = 520 1328 10 03/27/07 $567,500  $427 2 2
= = 1219 1188 at 03/23/07 $568,000  $478 2 2
— 1303 752 8 03/23/07 $383,000  $509 1 1
1311 1,296 58 02/28/07 $535,000 $413 2 2
2011 1,295 16 02/21/07 $560,000 $432 2 2
1701 898 224 02/16/07 $405,000 $451 1 2
206 870 19 02/16/07 $385,000 $443 1 1
505 1,120 43 02/05/07 $512,000 $457 2 2
414 688 6 01/31/07 $352,500 $512 1 1
703 752 29 01/23/07 $374,900 $499 1 1
1820 1,328 118 12/27/06 $550,000 $414 2 2
1321 953 87 12/22/06 $415,900 $436 1 2
409 927 105 12/15/06 $424,900 $458 1 2
1404 1,145 127 12/15/06 $529,900 $463 2 2
308 750 171 10/31/06 $375,000 $500 1 d
2021 953 113 10/27/06 $437,000 $459 1 2
215 688 105 10/20/06 $330,000 $480 1 1
401 898 15 10/20/06 $419,100 $467 1 2
805 1,165 70 10/17/06 $535,000 $459 2 2
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis; Berkely (1000 Randolph Street)

808 1,359 21 $756,000

P

$556

2
103 1,030 96 03/28/07 $525,000 $510 2 2
709 1,557 91 01/22/07 $765,000 $491 2 2
207 1,050 69 12/27/06 $499,900 $476 2 2
402 700 14 12/27/06 $365,000 $521 1 1
104 663 229 12/08/06 $350,000 $528 1 1
208 671 82 12/15/06 $335,000 $499 1 1
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Market Analysis; Ballston 880 (880 Pollard Street North)
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VIRGINIA SQUARE CONDOMINIUMS
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1,041 39 $539,900
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$528
$519

*$10K off

607
924
1021
1027
1025
222
321
202
706
1002

840 21 03/29/07

1,050 0 01/26/07
0 0 12/29/06
650 75 12/20/06
1,040 87 10/27/06
835 73 10/02/06
815 77 09/22/06
815 253 06/06/06
0 0 01/28/06

0 0 01/28/06

$420,000
$505,000
$405,000
$336,000
$465,500
$373,000
$377,500
$370,000
$408,900
$432,200

$500
$481

$517
$448

$447
$463
$454
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis; Lexington Square (3835 9" Street Noith)

703E 954 15 $515,000 $540 2 2
303W 953 17 $529,999 $556 2 2

$495,000 3564

907E 877 5 03/30/07 2 2
609E 892 45 03/29/07  $475,000  $533 2 2
205w 626 14 03/23/07  $335,000  $535 1 1
706W 860 8 03/15/07  $397,500  $462 1 1
1005W 1,502 102 02/27/07  $690,000  $459 2 2
107E 626 61 01/10/07  $325,000 $519 1 1
707E 627 76 12/08/06  $330,000 $526 1 1
608E 693 167 12/01/06  $340,000  $491 1 1
806E 834 50 11/30/06  $390,000 $468 1 1
706W 869 8 11/28/06  $385,000 $443 1 1
506E 834 127 11/23/06  $409,500  $491 1 1
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis; Virginia Square (901 Monroe Street North)
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1305 1,538 14 $799,000  $520 2.5 3

303 919 189  03/29/07  $523,000 $569 2 2
502 705 62  01/16/07 $350,000 $496 1 1
602 705 26 12/28/06  $342,500 $486 1 1
813 705 76 10/06/06  $364,900 $518 1 1
1014 857 94  09/29/06  $420,000  $490 1 2
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VIRGINIA SQUARE CONDOMINIUMS

Market Analysis; The Monroe (3625 10th Street North)

$849,000 ! 2 *$25K off
$775,000 $574 25 2
$735,000 $624 2.5 2

$1,100,000 $582 25 2 *$50K off
$749,900 2.5 2 *$20K off
$829,900 $597 2 2
$779,000 3506 2.5 2

1,758 02/09/07 $810,000  $461 , 2

403 1,350 126 12/29/06 $699,000 3578 2.5 2
708 1,236 0 12/21/06 $677,500  $548 2 2
904 1,855 374 12/19/06  $1,177,000 $635 2.5 2
306 1,700 0 12/01/06 $982,928 $578 2 2
402 1,339 0 11/20/06 $829,422 $619 25 2
806 1,700 0 11/07/06 $870,000 $512 2 2
705 1,758 0 11/03/06 $894,922 $509 25 2
508 0 0 11/03/06 $875,835 2.5 2
401 1,178 0 09/29/06 $699,540 $594 2.5 2
71 09/29/06 $678,400 $503 2.5 2

503 1,350
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VIRGINIA SQUARE CONDOMINIUMS

Development Issues

SECTION 5
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VIRGINIA SQUARE CONDOMINIUMS

Development Issues

The approved site plan for the Development allows for (assuming compliance
with the approved plan) application of building permits immediately. Because the
sale of this property includes 95% Construction Drawings, issues with respect to
land use regulations, storm water management, neighborhood issues, and off-site
improvements are resolved. These issues were addressed and solutions agreed
upon during the site plan approval process. The proposed site underwent a rather
long site plan approval process and at least two plans were submitted before the
final plan was approved.

Utility provisions for the site are adequate both with respect to adequacy and
approval by the state and Arlington regulatory authorities.

There is one small issue related to an environmental concern of a minority of
neighborhood activists. This relates to possible pollution caused from embalming
procedures and chemicals used on the site while processing corpses. Our lawyers
at Holland and Knight have opined that, based on the phase 2 environmental
studies and subsequent investigations by our environmental engineering firm
(KTA), the levels of chemical presence in the ground surrounding the funeral
home will be easily removed during the garage excavation process. Additionally,
while the cost of disposing of these saturated soils is not expected to exceed
$15,000, the entire burden is borne by the funeral home owner. An agreement as
to the payment process will be included in the final closing documents.

Although the site is approved, our experience in Arlington County is that county
officials will add cost to the job through delays in various approval stages. We
believe that our substantial hard and soft cost contingencies will be adequate to
deal with these possible delays.

Although we have received ample evidence that the subsurface soils are stable at
the building’s foundation levels, there is the chance that once excavation activities
reach the foundation levels, that additional costs will be incurred.

The county is very sensitive to construction noise, traffic and general activities
related to constructing a building. Therefore, we expect to have community
meetings to deal with the problems before they occur and maintain a good
relationship with the neighborhood leaders going forward.
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VIRGINIA SQUARE CONDOMINIUMS

Development/Construction Costs

SECTION 6
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Development Costs

COST SUMMARY:

VIRGINIA SQUARE CONDOMINIUMS

The total cost per unit including all hard (construction) and soft (financial,
design, etc.) is approximately $491,730 or about $377 per square foot. All
values in the table below are based on only the market units as the
affordable units are financially treated as a project cost even though there
is some revenue associated with that aspect.

DEVELOPMENT COST BREAKDOWN
TOTAL $/Unit $/SF
Hard Cost 45,527,500 337,241 268
Land Cost 9,035,400 66,929 53
Soft Costs 3,682,586 27,278 22
Financing Cost 3,809,873 28,221 22
Marketing Costs 886,087 6,564 )
TOTALS 62,941,446 466,233 371
* SF/Unit calculations made with sellable SF and Market DU's

A further breakdown of the development costs is shown in the
Development Budget on the following page.
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Development Costs

Land Costs

Land/Building Purchase

Broker Commission

Settlement Cost

Feasibility Studies

Deposit Land Interest Applied

Assignments / Proffers
Total Land Costs

Hard Costs

Demolition

PRECON (GC)

GMP - Contract

GMP - Tower - NOT USED

GMP - Upgrade Adjustment

General Contractor Bond

Other Construction

Testing, Inspection & Quality Control

Change Orders/Contingency
Total Hard Costs

Soft Costs

Architectural, MEP & Structural

Civil Engineering

Other Consultants

Design Reimbursables

Surveys/Subdivision

Legal & Accounting

Prof Fees: Misc. Admin.

Prof Fees: Contributions

Bonds, Permits & Fees

[nsurance

Real Estate Taxes

Development Fee

Operating Deficit

Soft Cost Contingency
Total Soft Costs

Financing Costs

Additional Debt Service

Financing Fees

Loan Recordation

Accrued Interest First Year

Interest Rate Hedge

Debt Service
Total Financing Costs

Marketing Costs

Marketing

Commercial Unit TI Allowance
Total Marketing Costs

GRAND TOTAL

VIRGINIA SQUARE CONDOMINIUMS

TOTAL | $/UNIT $/SF |
$7,680,000 $56,889/Unit $45.23/SF
$230,400 $1,707/Unit $1.36/SF
$96,000 $711/Unit $0.57/SF
$57,000 $422/Unit $0.34/SE
$0 $0/Unit $0.00/SF
$972,000 $7,200/Unit $5.72/SF
$9,035,400 $66,929/Unit $53.21/SF
$75,000 $556/Unit $0.44/SF
$32,000 $237/Unit $0.19/SF
$41,700,000 $308,889/Unit $245.57/SF
S0 $0/Unit $0.00/SF
$243,000 $1,800/Unit $1.43/SF
$0 $0/Unit $0.00/SF
$250,000 $1,852/Unit $1.47/SF
$100,000 $741/Unit $0.59/SF
$3,127,500 $23,167/Unit $18.42/SF
$45,527,500 $337,241/Unit $268.11/SF
$275,000 $2,037/Unit $1.62/SF
$40,000 $296/Unit $0.24/SF
$215,000 $1,593/Unit $1.27/SF
$75,000 $556/Unit $0.44/SF
$115,000 $852/Unit $0.68/SF
$300,000 $2,222/Unit $1.77/SF
$45,000 $333/Unit $0.27/SF
$25,000 $185/Unit $0.15/SF
$460,275 $3,409/Unit $2.71/SF
$102,000 $756/Unit $0.60/SF
$350,000 $2,593/Unit $2.06/SF
$1,250,000 $9,259/Unit $7.36/SF
$246,182 $1,824/Unit $1.45/SF
$184,129 $1,364/Unit $1.08/SF
$3,682,586 $27,278/Unit $21.69/SF
$406,153 $3,009/Unit $2.39/SF
$503,532 $3,730/Unit $2.97/SF
$172,500 $1,278/Unit $1.02/SF
$0 $0/Unit $0.00/SF
$20,000 $148/Unit $0.12/SF
$2,707,688 $20,057/Unit $15.95/SF
53,809,873 $28,221/Unit $22.44/SF
$753,687 $5,583/Unit $4.44/SF
$132,400 $981/Unit $0.78/SF
$886,087 $6,564/Unit $5.22/SF
$62,941,446 $466,233/Unit $370.66/SF
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VIRGINIA SQUARE CONDOMINIUMS

Development Costs

CONSTRUCTION COSTS:

The total cost per square foot of construction market rate unit square foot
is $268. This includes all construction activities as you can see in the
breakdown in the Development Budget on the previous page.

The total Gross Maximum Price (GMP) quoted by the General Contractor
(which is an estimate based on subcontractor input) is $45.5 million. We
believe this number is accurate and that the contingency of 7.5% of total
hard cost will cover change orders to the GMP. Below is a General
Contractors estimate:

Construction Estimate Summary
Site Work Amount $/Unit $/Bldg GSF*
Site Preparation $ 89,000 $ 659 $ 0.43
Site Utilities $ 250,000 $ 1,852 $ 1.20
Site Improvements $ 210,000 $ 1,556 $ 1.01
Landscaping $ 180,000 $ 1,333 $ 0.87
Deep Foundations $ 150,000 $ 1,111 $ 0.72
Earth Retention Systems ~ $ 69,602 3 516 $ 0.34
Subtotal $ 948,602 $ 7,027 $ 4.57
Garage
Parking Garage $ 7,232,000 $ 53,570 $ 34.83
Subtotal $ 7,232,000 $ 53,570 $ 34.83
Building
Structure 3 5,865,827 $ 43,451 $ 28.25
Envelope $ 5,229,442 $ 38,737 $ 25.18
Finishes $ 7,656,178 $ 56,712 $ 36.87
MPE Systems $ 10,543,564 $ 78,100 $ 50.78
Subtotal $ 29,295,011 $ 217,000 $ 141.08
General
General Requirements $ 1,678,515 $ 12,433 $ 8.08
General Liability Insurance  $ 402,506 $ 2,982 $ 1.94
Other Items $ 195,696 $ 1,450 3 0.94
Fee $ 1,947,670 $ 14,427 3 9.38
Subtotal $ 4,224,387 $ 31,292 $ 20.34
Total $ 41,700,000 $ 308,889 3 200.83
NOTE: Cost per unit based on 135 (total) units and Cost per SF based on TOTAL GSF
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