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Docket Ttem #20
SPECIAL USLE PERMIT #2003-0016
Carlyle Development

Planning Commission Meeting
June 3, 2003

ISSUE: Consideration of a request for a special use permit to amend the development
plan.
APPLICANT: Carlyle Development Corporation (CDC) and

LCOR Ballenger Avenue, LLC, by
Jonathan Rak, attorney

LOCATION: 1950 Duke Street

ZONE: CDD-1/Coordinated Development District

PLANNING COMMISSION ACTION, JUNE 3. 2003: On a motion by Ms. Fossum, seconded
by Mr. Robinson, the Planning Comumission voted to recopunend approval of the application subject
to compliance with all applicable codes and ordinances and staff recommendations and to amend
conditions 112 and 114. The motion carried on a vote of 6 to 1, with Mr. Dunn voting against.

Reason: The Planning Commission agreed with the staff analysis and expressed its belief that the
floor area conversions and transters and the changes to the Carlyle Design Guidelines, and conditions
recommended by staff will provide a balance of uses that will help to create an active and vibrant
commimity consistent with the intent of Carlyle.

The changes to condition 112 and condition 114 arc those reflected in the June 2, 2003 letter from
the applican(. The withdrawal of the request to change condition 102 and add condition 102 A is
predicated upon the commitment of the applicant to file a separate SUP application to address the
definition applied to retail uses within Carlyle, by Tune 17, 2003 and to defer the execution of any
leases for retail space on blocks F, G, J or K until a decision is made by City Council on revisions
to the retail definition, or until January 1, 2004. As part of the application submitted on June 17,
2003, the applicant will also include an option to transfer additional floor arca to Block J and Block
K to provide screening for the PO parking garages as requested by the applicant.

Speakers:

Mr. Jonathan Rak, attorney, representing the applicant.




Allan Rudd, resident of Carlyle Towers and President of Carlyle Eisenhower Civic
Association{CECA), spoke in support of the proposed application and cautioned that tour bus tratlic
related to the hotel should be well-managed and probably staged away from the immediate area. He
also recommended that the hotcl have some outdoor amenities avaifable to the public such as a roof
terrace associated with a restaurant.

Ms. Pat Rudd, resident and Vice President of CECA, stated that CECA spoke in support of the
proposal. She expresscd a desire to see a transfer additional floor area to blocks J and K to screen
the PTO parking garages.

Mr. Bill Harvey, resident and CECA member, spoke in support of the application. He expressed
concern about the completion of the Duke Street Concourse.

Mr. Peter Katz, resident and board member for the Carlyle City Residences Homeowners
Association, spoke in support of the application.




(UNDER
GONST.)

BULDING

PTO
MADISON
BUILDING

JOHN |}
CARLYLE §

REMSEN
BUILDING

JEFFERSON
BUILDING

2. a




SUP #2003-0016
Carlyle Development

SUMMARY:

The applicant, Carlyle Development Corporation (CDC), is requesting approval of amendments to
the approved Carlyle special use permit (SUP #2253 as amended through DSUP #99-0055 and #99-
0056) to reallocate the floor area ratio within blocks F, G, J, K and P by transfernng  the permitted
floor area ratio (F.A.R.) between these blocks, convert a portion of the hotel use to condominiums
within Block-F, and revise the height and massing permitted within each block. The approved CO
zoning and special use for Carlyle, enable this development to be one of the few developments
and/or zones within the City where floor arca is permitted to be transferred within the development.
The blocks within Carlyle have permitted use(s), allocations of floor areas by type, height, and
design guidelines, all of which regulate development within each block.

Staff supports this application to these actions that will contribute to the vibrancy of Carlyle. Aspart
of the transfers, staff 1s including significant conditions and guidelines that will enabie the City to
continue o maintain high-quality development within Carlyle. The amendments have also been
reviewed and approved by the Carlyle Design Review Board (DRB) at their May 19, 2003 meeting.

In summary, the request involves five blocks within Carlyle: F, G, I, K, and P as follows:

Block F: Conversion of 50,000 SF of hotel floor arca to rcsidential usc and conversion of
32,704 SF of office floor area to residential use, to combine for development of 78
condominium units. The hotel and condominium proposal includes a 315-room
luxury hotel with conference facilities and 5,500 SF of ground floor retail and 78
condoniniums. 'The remainder of the *unused” office floor arca, or 62,296 SF, will
be transferred to Block F to blocks G, J and K for proposed office use. The heights
of some portions of the building will increase over that which is currently allowed
by the Carlyle Design Guidclines although the maximum height of 155 feet currently
permitted for the block will not increase. All parking will be below grade.

Block G The floor area for office usc is proposed to be increased from 37,594 SF to 104,786
SF by receiving office floor area from blocks ¥ and P increasing the height of the
building from 50 ft. to 86 ft., which require modifications to the approved Design
Guidelines, proposcs 70,000 SF ground- and second-floor retail faces John Carlyle
Square with up to three floors of office above. All parking will be below grade,

Blocks J&K: The allocated [loor areas for office use are proposed to be increased from 14,487 SF
for Block J and 1,757 SF for Block K to 29,740 SF for Block J and 13,800 for Block
K by transfers of floor area from Block F. The heights of these buildings are not
proposed to change. This transfer is required due to the PTO requirement to face the
parking structures with active uses as discussed below. No changes to the approved
Design Guidelines arc necessary as these buildings will conform to the current

3




SUP #2003-0016
Carlyle Development

guidelines. Some of the office floor area allocated to these buildings was transterred
to create the townhouse offices that flank the PTO parking garages. This transfer is
to restore the quantity of office floor allocated prior to the townhouse office transfer.
Blocks J and K do not have specific proposals.
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The site plan of Carlyle indicating the blocks affected by this application.

Block P: Ofhice floor arca is proposed to be trans{erred to Block G, reducing the office floor
area on Block P from 417,493 SF to 385,493 SF. 'This transfer will reduce the total
volume of the potential development on the block and may ultimately result in a
reduction of the building heights. No Design Guidelines have been approved by City
Counctl for Block P. Future guidelines will have to be approved by City Council
before a specific development proposal can be approved.

The proposed amendments are consistent with the overall intent of the Carlyle development to
“create a vibrant large-scale mixed-use project which will be an extension ofthe City and which will
reflect the City’s unique qualities.” Thesc amendments will enable the City to acquire a hotel with
conference facilities, additional home-ownership residential units, and reinforce the consolidated
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retail area. Thesce transfors will also enable building heights and massing for these blocks that are
more compatible with the context of the existing buildings within Carlyle. Two specific projects are
currently being proposed by the applicant: a hotel and condominivm building on Biock F and a retail
and office building on Block G. The contract purchasers for these arc Regent Partners and Lane
Dcvelopment, respectively.

The applicant and staffhave also proposed several changes to other requirements and administrative
procedures for Carlyle. Staff proposcs that the definition of rctail uscs within Carlyle as currently
stated in Condition #102 be amended to preclude uses such as professional offices within designated
retail space, similar to the permitted retail uses within Mill Race. The reservation of these areas for
retail uses will help to promote higher levels of pedestrian aclivity and enrich the pedestrian
experience by providing active ground floor retail uses rather than the many inactive office
storefronts within Carlyle.

The applicant is requesting that changing cxisting ground floor office uscs to rctail usc in cxisting
buildings could be approved administratively, rather than a special use permit amendment. Staff
supports this request contingent upon the retail uses being limited to John Carlyle Street and Square
as well as Jamicson Avenuc and that restaurant uses will continue to require a special use permit.
Staff believes conversion of office space to retail use will be an incentive to attract the amount, types
and variety of retail uses that have been desired by the residents, office tenants, and the City within
Carlyle. This potential additional retail will also help to atiract the critical mass of retail needed
within the development. The applicant has also requested that the requirement for a grocery store
within Carlyle be eliminated if the grocery store approved for the comer of Duke Street and Holland
Lane {Whole Foods) is built; staff supports this with the provision ¢ontingent upon the construction
and operation of Whole Foods grocery store and the 25,000 SF previousty reserved for a grocery
store be reserved for retail use(s) within Carlylc.

Issues Raised by the Proposed Conversions and Transfers:

1. Converting hotel-office use to hotel-residential (condominium) use on Block F.

2. Modifications to the Guidclines to accommodate the proposed hotel-condominium.
3. Modifications to the Guidelines to accommodate a taller building on Block G.

4, Retail Parking.

LN

The desirability of transferring office floor area from Block P in order to reduce the potential
building mass that could be developed there.
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6. Retail Uses:

a. Change the definition of retail applied to Carlyle so it encourages those businesses
which generate a high degree of pedestrian activity.

b. Authorization of administrative approval for conversions of all ground floor office
use arcas fo retfail uses.

C. Elimination of the requirement for a 25,000-SF grocery to be constructed in Carlyle
if the grocery store (Whole Foods} approved for the corner of Duke Street and
Holland Lane is built.

1. Converting hotcl-office use to hotcl-residential (condominium) use on Block F.

A hotcl with conference facilities has always been envisioned as a key component of Carlyle. Tt was
assumed that a facility might have up to 400 rooms and 300,000 SF were allocated for hotel use.
The hotel building height limit was 1535; 95,000 SF of office space was located on the eastern side
ot the development adjacent to the PTO having a maximum building height of 80 feet. The current
proposal to convert 32,704 SF of office space to residenttal and transfer the remainder of the office
floor area to blocks G, J and K provide a general benefit to the overall distribution of residential and
office nuses within Carlylc.

Carlyle Towers is the only residential development on the western portion of Carlyle. Although it
is arather large complex with well over 1,000 condominium units, it is somewhat isolated from other
areas by a variety of visual and physical barriers. The U. S. Federal Courthouse and the PTO on the
east are large non-residential uses as are the Metro and railroad lines that abut Carlyle Towers on the
west. The proposed residential use in Block F will help to balance the high amount of offices uses
within this part of Carlyle. The occupants of the proposed 78 units should, when added to hundreds
of hotet guests, provide a diversity and level of activity that will make the western portion of Carlyle
much more livable and active. The loss of office use in this immediate vicinity also reduces required
parking and diminishes peak tra{lic generation.

2. Modifications to the Guideclines to accommodate the proposed hotel-condominium.

The proposed building for Block F, while containing Icss floor area than currently allocated, will
have alonger building streetwall along the Courthouse Square (increasing from 140 feet to 190 feet)
and Jamieson Avenue frontages. The height of the building along the Courthouse Square frontage
remains unchanged at 155 feet. The street wall along Jamieson Avenue is proposed fo have a
number of changes that would result in the elimination of a 39-foot-wide notch between the hotel
and office towers extending down to a height of 55 feet above the street level. In addition to this
notch being filled in, the wall (above that section of the building and 56 feel to the west) will rise
an additional 50 feet upward to 130 feet. The 130-foot-tall wing that will extend along Ballenger
Avenue will have a smaller sctback—live feet rather than ten—and the farthest east portion of that
streetwall will increase from 55 feet to 80 feet.
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Proposed view of the hotel/condominium building on Block F seen from Jamieson Avenue.

These changes will be visible from a number of units in Carlyle Tower I and from the U.S. Federal
Courthousc. Staff docs not cxpect that the change will produce a negative impact on the views from
those facilities. The increased streetwall area proposed on the Jamieson Avenue frontage will place
the facade of the hotel and condominium building in the view area of some Carlyle Towers units.
Staff does not believe that the change in the view will be perceived as a degradation of the view
because, under the current Design Guidelines, the view through the notch between the buildings and
over the top of the 80-foot-high office tower would have been of the western facade of the PTO
Randolph Building, just beyond the proposed hotel.

3. Modifications to the Guidelines to accommodate a taller building on Block G.

Block G has been envisioned as a retail anchor for the John Carlylc Street retail corridor, between
the residential and office blocks on the east side of Carlyle. While some retail uses have opened in
Carlyle, the real beginning of the community as a thriving mixed-use area is expected to occur when
the PTO is occupied and Block G is developed. The proposed developer (Lane Development),
intends to credte a retail core based on Block G that will consist of ground floor and second floor
retail. The developer contends that to make sccond Hoor retail viable, the use must be indirectly
subsidized by the marketability of the ground floor retail and office tenants. The request for
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additional office Hoor area is intended to offset the lease discount that will be needed to keep the
sccond floor retail occupied with a thriving business. In order to develop a fourth floor of office
space on the building, transfers of approximately 35,000 SF from Block F and 9,000 SF from Block
P are proposed. An additional 25,000 SF would be transferred from Block P to provide for a fifth
{loor on the building. The increase in office floor area is appropriate to ensure active and viable
retail uses and tenants in this location. The expectation is that an anchor tenant for Block G, in
combination with uses such as Whole Foods and the opening of PTO, there will also create a
spiltover demand for retail on John Carlyle Street for the currently vacant ground floor retail spaces.

View of proposed Block G massing from the northeast showing relationships of urban scale.

The current Guidelines for Block G permit a three-story building with a maximurmn height along the
street frontages of 50 feet; the applicant is proposing to increase the height to 86 feet or five levels.
To mitigate the impacts of the additional floor area, especially for the existing residential use on the
eastern portion of the site, the applicant has provided a considerable third-level building setback of
25 feet (and a possiblc additional setback at the fifth level). The developer for the proposed retail
and office building for this block is requesting several changcs to those guidelines. The additional
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levels are setback at the upper levels to minimize impacis on the residential uses and to step up to
the taller PTO buildings on the southem and western portion of the site. Staff supports the proposed
building mass contingent upon greater setbacks of 10 to 25 feet at the 45-foot level and a possible
sethback of 10 feet for the fifth floor. The transfer of office area to Block G resulting in the proposed
building massing has received approval from the Carlyle Design Review Board (CDRB).

4. Retail Parking.

The retail parking within Carlyle is based upon a maximum number of parking spaces of 3.976
spaces/1,000 GSF. There was also the potential to decrease parking ratios for retail after a
significant amount of office space had been developed, which was based upon the possibility of
shared parking. However, shared parking has never fully matenalized within Carlyle due to the
concerns of office tenants about security and liabilities of sharing parking garages.

The 3.976 spaces/1,000 GSF requirement is a maximum and similar to the maximum parking
permitted as a result of the Eisenhower Bast planning process. Based upon the parking analysis and
evaluation for East Eisenhower, it became apparent that even for retail within an urban setting an
appropriate level of on-site parking is necessary, albeit at a much lower rate than suburban locations.
Through the East Eisenhower planning proccss it was dctermined that a maximum of 3.5
spaces/1,000 GSF were necessary to support active retail uses. In addition a minimum number of
parking spaces was established at 2.0 spaces/1,000 GSF was established to ensure that a minimum
level of adequate parking would be provided for the retail uses. Because of the proximity of the
proposed blocks to East Eisenhower, staff is recommending a comparable level of parking for these
blocks within Carlyle. Therefore, staff is recommending a maximum amount of parking of 3.5
spaces/1,000 GSF which is consistent with the adopted parking requirements for East Eisenhower.
Staff believes this is an appropriate balance between limiting the amount of parking while also
enabling active retail uses to occur within Carlyle.

5. The desirability of transferring office floor area from Block P in order to reduce the
potential building mass that could be developed there.

The plan for Carlyle inchades a mix of retail and office uscs on Block P. Because it is a large block
with direct access from Eisenhower Avenue, considerable amounts of retail (54,863 SF) and office
floor area (417,493 SF) have been allocated to this block, With this current proposal, 32,000 SF of
office floor area are proposed to be transferred to Block (5. In addition, the 25,000 SF retail area
previously required for a grocery store will occur on Block P.

As Carlyle has developed over time and planning in the areas to the south and west of Block P has
evolved, the need for one or more sireets passing through it became evident. The requirement that
Block P accommodate additional streets was established in Condition No. 70A of the Carlyle SUP.
Accordingly, the applicant has accommodated an extension of John Carlyle Strcet in preliminary
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studies for development on the site. The street through the block dictates that two separate buildings
will ultimately be construcied on the site. Geotechnical conditions indicate to the applicant that
below-grade parking may not be difficult; these two factors have caused early massing studies for
the block to reveal that future buildings on the site may be have a tendency to appear rather bulky
in comparison to those that are expected to develop around them. 'This realization has led staff to
support the opportunity to transfer office space floor area off Block P. The transfer of 35,000 SF
from Block P to enable the massing to be more consistent with some of the adjoining development.
While staff continues to have concern regarding the overall massing for Block P, the design
guidelines for this block have not yet been approved and will require subsequent approval by City
Council. This special use permit process will enable the level of review that has been completed
for the remainder of the blocks within Carlyle.

6. Retail uses.

Devclopment of Carlyle is well past the half-way mark, with many blocks fully developed and the
PTO due for full occupancy within two years. Most of the office space that was to be developed will
be in place with the final completion of the PTO. With Carlyle Towers, The Meridian at Carlyle,
and the townhouses along John Carlyle Strect, residential development is approximately one-third
completed. Similar densities are allocated to blocks L and O, south of The Meridian along Holland
Lane. The 254,000 SF of floor area allocated to retail in Carlyle has lagged behind the development
of office and residential uses with only simall, scattered cstablishments being all that currently exists.
This is expected to change with the opening of PTO and other retail uses such as Whole Foods.
Additional factors that should stimulate retail and further residential development in Carlyle are
included in this special use permit application; the hotel with conference center on Block F and the
anchor retail development on Block G.

A. A request to change the definition of retail applied to Carlyle so it encourages those businesses
that generate a high degree of pedestrian activity,

With demand for street level retail floor area just beginning to increase, statl receives requests by
office uses to occupy ground floor retail space on a temporary basis. The normal term for a
temporary office use is 5 to 10 years. Staff believes that within the next several vears, demand for
pedestrian-oriented retail uses will be greatly increased. However, much of the ground floor space
will be locked into leases by uses that are not truly retail in nature, but instead are office-oriented
storefront uses, such as financial brokerages. By changing the definition of retail use as proposed in
the recommendced changes to Condition # 102, staff expects to be more successtul in facilitating the
occupancy of these important street-fronting spaces by businesscs that will cnliven the area and help
generate the community life anticipated for Carlyle. The definition proposed is that recommended
for the Mill Race project and approved by the City Council earlicr this year.
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B. Authorization of administrative approval for conversions of ground floor arca from non-retail
uses to retail uses along John Carlyle Street, Jamieson Avenue and selected other streefs.

Several owners of existing buildings in Carlyle have indicated that the requirement to obtain special
use permit approval to convert ground floor office space to retail use within Carlyle has discouraged
conversion of these spaces (o retail uses. Because the development of street tevel pedestrian retail
activity is a fundamental component of the mixed-use vision for Cartyle, deterrents to new or
expanded ground-floor retail activity should be minimized where possible. As recommended by
staff this measure would apply only to locations along John Carlyle Strect and John Carlyle Square
and Jamieson Avenue, and would not change any current requirements for special use permits for
restaurants, but would eliminate the SUP process for the types of businesses that are typically not
required to apply for one in other arcas of the City. Staft has included a new condition of approval
to address this matter.

C. A requesi that the grocery store required to be included within Carlyle be eliminated if the
grocery store approved for the corner of Duke Street and Holland Lane is built.

Condition #102A of the Carlyle SUP stales the following: “A grocery store ol'no less than 25,000
SF shall be provided within the retail space at Carlyle.” 'Fhis requirement was intended to ensture
that the new residents of Carlyle and the general vicinity would have access to a full-service grocery
store for daily needs without having to drive to some other part of the City. This level of
convenience was seen as necessary to encourage the evolution of Carlyle as a pedestrian and transit-
oriented community. With the plan for Carlyle including a significant resident population and its
location near other residential neighborhoods, the intent of the requirement was to encourage the
cstablishment of this speetfic and sizable usc within the larger blocks of Carlyle.

With City Council approval in late 2002, the Whole Foods Market will be constructed at 1700 Duke
Street adjacent to Carlyle. It is recommendcd that the requircment for a grocery store be eliminated
when the Whole Foods Market is operational. Staff agrees with the applicant that at that point in
time, Condition # 102 A will become obsolete and an obstacle to development of other needed retail
establishments within Carlyle. However, in order to preserve the intent of providing csscntial rotail
within Carlyle, staff will only support this change if the 25,000 SF is allocated to ground floor
conselidated retail uses within Block P in Carlyle.

CONCLUSION:

The transfers and converstons applied for in this special usc permit will facilitate more desirable
developments on all five of the blocks involved in the following ways:

. The luxury hotel and conference center on Block F will provide a high quality development
in the western portion of Carlyle while increasing the residential use on the western portion
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of the development.

. ‘I'he addition of office space to Block G will help make the large first- and second-tloor retail
focus on that block more viable and stable. I[ Block G is truly successtul as a center of retail
activity, it should trigger additional interest in development of ground floor retail in the other
Carlylc buildings that either lies vacant or is temporarily used for offices.

. The transfers of office space to blocks J and K is a restoration of office space above the
mandated retail space. This full allotment of ollice space will be as important to the
viability of the ground floor and second floor retail on these two outparcels ag it is necessary
to enable the buildings to fill the height and depth requirements of the Carlyle Design
Guidelines.

v The transfer of office space from Block P will help reduce the bulk of future buildings likely

‘to be constructed on this site across Eisenhower Avenue.

Regarding the other matters included in this case, administrative authority to approve conversions
of ground floor space to retail will facilitate more retail development in Carlyle. Staff efforts to get
active retail uses established in ground floor street front spaces will benefit by having a more clearly
defined definition ofretail uses that will generate a high degrec of pedestrian activity. Staff believes
that the requirement for a grocery store within Carlyle should be eliminated when the Whole Foods
Market is operational at 1700 Duke Street, so that the 25,000 SF of retail reserved for it can be used
to augment the retail floor area within Carlyle.

In addition, on May 19, 2003, Staff presented the proposed area transfers for Blocks F, G, J, K and
P to the Carlyle Design Review Board. The Board discussed the impacts of these changes in areas
on the envelopes of the buildings affected by these transfers and how these changes would atfcct
other blocks within Carlyle. The consensus reached by the Board was that the changes were
reasonable and supportable and recommended the proposed changes to the Design Guidelines.

Therctore, stafl recommaends approval of the proposcd transfers and amendments with the revised
conditions of approval.
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STAFF RECOMMENDATION:

Staff recommends approval subject to compliance with all applicable codes and ordinances and the
following conditions:

Note: The following conditions are brought forward from SUP #2253, as amended by DSUP

#99-0055 and DSUP #99-0056:

Strikeout indicates deleted text
Bold underline indicates new text

A,

1.

T&ES Conditions:

The construction or imitial improvement, of all public rights-of~way shown on the apphicant’s
Plat of Subdivision, dated February 20, 1990, including the Black Heritage Park, shall be the
responsibility of the applicant. Plans, profiles, and cross-sections, showing typical pavement
and sidewalk sections, as well as full construction plans, for any street shown on the
subdivision plat which is within or adjacent to the project area and which is to be constructed
by applicant shall be submitted with the final site plan for such construction or improvement
and shall be approved prior to the release of the site plan. With the exception of landscaping
(see Y 1II-15)}, the maintenance and repair of streets and sidewalks within public rights-of-way
in the project area and of the Black Heritage Park shall be the responsibility of the city. With
the exception of landscaping (see ¥ HI-15), the maintenance and repair of all other public
rights-of-way within the project area (primarity, medians running between the travel portions
of streets) shall be the responsibility of applicant.

Preliminary plans and profiles for all storm and sanitary facilities for the entire project,
together with all appropriate calculations, shall be submitted in conjunction with the first
final site plan for the project and approved prior to the release of that site plan. These plans
shall show any effects on upstream facilities which are or may be caused by the storm or
sanitary lines or facilities serving the site.

The existing stone railroad bridge at Hooff's Run shall be retained as an historic 100 year old
structure. Without disturbing the bridge, the Applicant shall design and construct, at its sole
expense, a bypass structure and storm sewer to accommodate the stormwater flow froma 100
year storm; such design to be in accordance with a plan developed by the City Engineer or
as mutually agreed upon by the City and the Applicant.

The Applicant shall stabilize and improve the bridge in accordance with its historic character.
This stabilization and improvement shall include the replacement and securing of eroded and
loose brickwork and stones, especially along the wing walls, and the clearance and removal
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of vegelation and trees growing within the walis in a manner which minimizes any
disturbance to these walls; the repairing of the northern parapet of the bridge and the
instaltation of handrails along the north and south parapets of the bridge.

The Applicant shall undertake and complete the work required by this condition in a manner
which preserves the historical integrity and character of the bridge and its immediate
environs, and the work shall be performed to the satisfaction of the Director of
Transportation and Environmental Services. Applicant's final design and plans for the work
required by this condition shall be submitied to the director for his review and approval.

The construction of the bypass structurc/storm sewer and the stabilization and improvement
of the bridge shall commence within 60 days after the City has completed the
undergrounding of the 230 kv power lines identified in Condition #34 and after the City has
made available to the applicant the requisite casement across the property of Virginia Power
to the north of the bridge.

Applicant shall dedicate the bridge and adjacent right of way for the extension of Jamieson
Street within six months following the completion of the bypass structure/storm sewer and
the stabilization and improvement of the bridge as required in this condition.

Slope protection and channel improvements shall be provided along Hooff's Run, to the
extent specificd by the dircctor of TES, to accommedate stormwater flow from the project
site. Construction ofthis protection and these improvements shall occur at the same time the
construction referenced in § I1I-3 takes place.

Prior to the removal or abandonment of any existing storm or sanitary sewer on, serving or
passing through the project site and except in situations covered by BOCA, a new
replacement sewer shall be in place and in service, and all necessary dedications and
cascments shall have been recorded.

A plan and design providing channel protection along the portion of Hooff's Run which is
adjacent to the Black Heritage Park and the adjacent cemeteries shall be submitted with the
first final site plan for the project and shall be approved by the director of TES before the
release of that site plan. Construction of this channel protection shali be the responsibility
of the applicant and shall commence within six months of the release of the site plan and
thereafter shall be diligently pursued.

Preliminary plans for undergrounnding utilities throughout the project site, along with the
engineering plans and profiles required under § TI-5, shall be submitted with the first final site
plan for the project, and shall be approved prior to the release of that site plan. No utility
facility or component (e.g., electric transformers, switches, inter-conncetions) shall be
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located on any sidewalk within the project area, including thosc (if any) not located within
a public access cascment, or below such an area in a manner which has any visible or
physical effect on the sidewalk (e.g., grates, ventilation shafts), unless expressly approved
by the director of TES and, where applicable, adequately screened to the satisfaction of the
director. Nor shall any such facility or component be placed on any vehicular right-of-way
within the projcct arca. Unless otherwise expressly approved by the director of TES, all
utility facilities and components within the project area shall be located within project
buildings and, where applicable, screened, to the satisfaction of the director, from the view
of persons using a public nght-of-way or pedestrian arca within the project area.

Any traffic signalization proposed by the applicant and any signalization required by the
director of TES shall be shown on the final sitc plan for the portion of the project area in
which the signalization is to be installed. The acquisition and installation costs of any traffic
signal or signalization approved or required by the director shall be the responsibility of the
applicant, and payment of such costs shall be made to the city prior 1o the release ol the site
plan. Any signalization approved or required by the director as part of a final site plan shall
be installed and property operating prior to the issuance of a certificate of occupancy for any
building which, in the director’s view, is to be served by the signalization.

Specifications and associated calculations for the lighting of streets and other public
rights-of-way and for the areas to be developed within the project area shall be submitted
with final site plans. Prior to the release of any final site plan, the lighting for all streets and
development arcas covercd by the plan shall be approved. In addition, light fixtures and
poles proposed for streets and other public rights-of-way shall be identified in final site plans
and shall be approved by the director of Planning and Community Development prior to the
release of any plan. All fixtures located on or along streets and pedestrian access areas shall
be uniform throughout the project arca. The acquisition and installation costs of all lighting
within the project area, including on public rights-of-way, and along the streets adjacent to
the project area which the applicant is responsible for enlarging or otherwise improving (see
Y I-5) shall be the responsibility of the applicant, and a bond in the amount of such costs
shall be made to the city prior to the release of the site plan showing such lighting.

The names of all streets, within the project arca shall be approved by the city's Planming
Commission.

No demolition shall occur within the project area without a demolition permit issued by the
city's Office of Code Enforcement.

All buildings constructed within the project arca shall be protected against methane gas in
a manner approved by the director of TES or his designee. Applicant shall study the
economic alternatives for using mcthane gas from the project area and shall fumish a report
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to City Council within four months of the date of approval of this permit.

Prior to the release of any final site plan for any area within the projcct area, an analysis of
the soil within the project area as well as of the groundwater below the project shall be
submitted to the Virginia Department of Waste Management and the city, and a remediation
plan meeting all requirements of that department and the Virginia Water Control Board, and
agreed to by the directors of TES and the city's Department of Health ("DOH") and the
applicant, shall be finalized. Unless otherwise required by a remediation plan, all
remediation work in any portion of the project area required either by the Department of
Waste Management, on the basis of the analysis submitted by applicant or otherwisc, or by
any other governmental entity having regulatory jurisdiction over such soil, groundwater,
surface water or sediments, shall be completed in a manner found acceptable by the
department or such other governmental entity prior to the release of any grading, building or
similar permit for that portion of the project area.

Also prior to the release of any final site plan for any area within the project area, the
applicant shall have initiated contact with the United States Army Corps of Engincers and
the Virginia Marine Resource Commission regarding the potential jurisdiction of those
agencies over any of the applicant's proposed activities with respect to the project area. All
necessary authorizations of both agencies shall be obtained by the applicant before the
release of any grading, building or stmilar permit that could allow activities subject to the
jurisdiction of cither agency.

No interim parking of vehicles shall be permitted on vacant land within the project area
without a special use permit, except that construction and worker vehicles may be parked on
such land with the approval of the director of TES.

All landscaping within all public parks, and within all public street cascments and public
street medians shall be provided and maintained, including its replacement, by CDC and its
successors. with the following exceptions:

- [Landscaping within the Block A park shall be maintained and replaced by the City.

- Any additional landscaping added by the City within the African American Heritage
Park or the Block A Park after their dedication to the City shall be maintainced by the
City.

- The replacement of any landscaping which is damaged or destroyed due to

catastrophic weather events, or due to traffic or other such accidents shall be the
responsibility of the City.
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Maintenance of George's Lanc shall be the responsibility of the City upon acceptance by the
City of the street. (SUP97-0157)

A detailed soils report, together with recommendations for sheeting and shoring, cxcavation
and foundation design, shall bc submitted with each final site plan and shall address the
construction proposed by the plan. No site plan shall be released uniil applicant's plans for
sheeting and shoring, excavation and foundation work have been approved. See 9 III-83.

All buildings within the project area and all individual residential units, retail establishments,
offices and other uses within those buildings shall be designed to accommodate the
separation of waste materials (c.g., officc papcr, glass, plastics, ncwspapers, metal) to
facilitate their collection and recycling.

A permanent storage area, no smaller than 20 feet by 20 feet, shall be provided within the
project area for the short-term placement by the city of sweeper debris. The area shall be
made available to the city after certificates of occupancy have been issued, in the aggregate,
for 1 million square feet of office space in the project area. The slorage area shall be easily
accessible by street sweeping and debris removal equipment, and may be incorporated in the
waste disposal area of a building within the project area.

Trash receptacles, of a design approved by the director of TES, shall be provided along
streets within the project area at locations approved by the director, Applicant shall be
responsible for the initial acquisition, the maintenance and, where required, the replacement
of all such receptacles.

Each townhouse constructed within the project area shall be designed to accommodate the
refuse can utilized at the time in the city's "Super Can" refuse collection program. Applicant
shall be responsible for purchasing from the city at least one such can for cach townhouse
at the time a building permit for the townhouse is submitted.

Condition 22 is intentionally deleted.

Bus shelters, designed to the satisfaction of the director of TES and the Alexandria Transit
Company ("ATC"), shall be constructed throughout the project area at locations determined
by the city, ATC and applicant. The costs of constructing all such shelters shall be the
responsibility of the applicant. In addition, the maintenance of all such shelters shall be the
responsibility of applicant.

The intersection at Duke Street and Diagonal Road shali be modified, to the satisfaction of
the director of TES, to restrict motor vehicle travel between the projcct arca and the King
Strect Metro Station to busses only.
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A pedestrian tunnel under Duke Street from the west side of Dulany Street to the west side
of Diagonal Road and related items shall be designed and constructed, or in the case of some
related itcms reconstructed, by the applicant at its sole expense to the satisfaction of the
Directors of T&ES and P&Z. The related items shall consist of adjoining sidewalks,
medians and the plaza at the Crescent Park, as well as lighting, gates, signage, security
featurcs and a kiosk or similar structure, No construction north of Duke Street shall be
required except the minimum necessary to connect with the north side of the Duke Strect
right-of-way. Construction of the tunnel shall be completed by December 31, 2003 unless
the U.S. Patent and Trademark Office relocation to Carlyle does not proceed, in which case
the construction of the tunnel shall be completed by a date to be determined by City Council.
Upon completion of construction of the tunnel and acceptance of the tunncl by the City, the
City shall assumc tull responsibility for the tunnel, including all maintenance and hability,
except that CDC and its successors or assigns acceptable to the City shall be responsible,
at its or their sole expense, for providing cleaning/custodial services for the tunnel and for
the costs to provide sceurity for the tunnel.  The City Manager shall determine the type and
extent of security to be provided in the tunnel. The City Manager shall also determine the
hours of operation for the tunnel. Funds for tunnel security may come from the TMP
account for Carlyle, to the extent such funds are not othcrwise obligated under paragraph 2
of the TMP.

Prior to the release of the first final site plan for the project area, applicant shall pay to the
city $100,000 as a contribution towards construction of a pcdestrian connection between the
King Street Metro Station and the adjacent conrmuter rail train station.

Lot 514, as shown on applicant’s Plat of Subdivision, dated Fcbruary 20, 1990, shall bc
dedicated to the city within 6 months of the release of the first final site plan for the project.
Within 6 months of the release of this site plan, all rails, ties and other track elements shail
be romoved from this land and from the land owned by the city and by the Norfolk Southcern
Railroad which lies to the south of Duke Street and the east of Holland Lane. Following the
removal of all track elements from the land described 1n this paragraph, but no more than 6
months after the release of the first final site plan for the project, all such land shall be
graded, to the satisfaction of the director of TES, to provide adequate drainage.

All sidewalks within the project area, whether or not located within a public right-of-way,
shall be constructed of brick and shall conform to all City of Alexandria construction
standards.

All driveways entering a parking garage within the project area shall be aligned, to the
satisfaction of the director of TES, to minimize conflicting vehicle movements. the location
and width of each driveway entrance shall be shown on a final sitc plan. Each such driveway
shall provide one entrance and one exit lane for every 500 parking spaces, or portion thereof,
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within the garage it serves. Thus, for instance, the driveway serving a parking garage of
1,300 spaces shall have a minimum of 6 lanes--3 for ingress and 3 for egress. However, with
the approval of the director of TES, lancs may be made reversible, thereby reducing the
number needed to be provided.

All on-street parking controls and restrictions within the project area shall be determined by
the city. Any such controls and restrictions which applicant desires shall be shown on its
final site plans. Any parking meters which are placed on public rights-of-way within the
project area at applicant's request shall be acquired and installed, in accord with city
specification, by applicant.

Any special paving materials which applicant decides to utilize within the project area for
pedestrian crosswalks across public sireets shall be approved by the director of T'ES and shall
be purchased, installed, maintained and, if needed, replaced by applicant. Following the
release of the first site plan [or the project area which includes olfice or residential buildings,
applicant shall, at all times, store at teast 1,000 such pavers within the project area.

Holland Lane between Duke Street and Eisenhower Avenue shall be widened by applicant
at its solc cxpense to four undivided fancs with curbs and gutters, sidewalks along both sides
of the right-of-way, street lights and landscaping. Engineering plans and profiles for this
widening shall be submitted with, and shall be approved prior to the release of, the first final
site plan for the project area. See 9 II-5. Construction of this widening shall commence
within & months of the release of such site plan and shall thereafter be diligently and
continuously pursued until completion.

Fisenhower Avenue shall be extended by applicant at its sole expense from Hooff's Run
Drive to Holland as a four lane divided roadway with curb and gutters, sidewalks along both
sides of the right-of-way, street lights and landscaping. Design and engineering plans and
profiles for this widening shall be submitted with, and shall be approved prior to the relcasc
of, the first final site plan for the project area. See §1I-5. Construction ofthis widening shall
commence within 6 months of the acquisition of all necessary land rights and shall thereafter
be diligently and continuously pursued until completion,

The City of Alcxandria shall underground the 230 kv power transmission lines along Iolland
Lane from the future location of Jamieson Street to a point approximatcly 150 fcet south of
the Alexandria Sanitation Authority bridge. The Applicant shall prepare a level pad site
{approximatcly 70" x 150") at the southem point of this undergrounding and shall make
available to Virginia Power any required easements relating to the undcrgrounding along
Holland Lane. This undergrounding work shall be carefully coordinated with Applicant to
ensure that it causes a minimum of disruption to other work which Applicant may be
undertaking in the vicinity. Commencement of the undergrounding ofthe 230kv power lines

19




33,

36.

37.

38.

39.

40.

SUP #2003-0016
Carlyle Development

shall begin as soon as practicable. Applicant shall reimburse the City for all costs associated
with such undergrounding work in accordance with a schedule of payments to be determined
by the Director of T&ES.

Condition 35 is intentionally deleted.

Modifications to the intersection of North Street and Mill Road shall be made by applicant
at its sole expense, as defined by and to the satisfaction of the director of TES. Design and
engineering plans and profiles for these modifications shall be submitted with, and shall be
approved prior to the rcleasc of, the first final site plan for the project area. See ¥ H-5.
Construction of the modifications shall commence within 6 months of the acquisition of all
necessary land rights, and shall thereafter be diligently and continuously pursued until
completion.

Modifications to the intersections of Eisenhower Avenue and streets providing access to the
project arca shall be designed and constructed by applicant at its sole expense, to the
satistaction of the director of TES.

No trallic circle at the intersection of Eisenhower Avenue and Holland Lanc shall be
constructed unless it is designed to the satisfaction of the Director of TES.

All intersections of Duke Street and street providing access to the project area shall be
designed and constructed by applicant at its sole expense, to the satisfaction of the Director
of TES. Engineering design plans and profiles shall be submitted with, and shall be
approved prior to the release of, the first final site plan for the project area. Construction of
these intersections shall commence either within 6 months of the release of the site plan or
by another date determined by the director, and shall thereafter be diligently and continuously
pursued until completion.

(a) A collector/distributor roadway, generally as shown in a January 29, 1990, document
entitled "Draft Justification and Study of Modifications of the Existing Interstate 95
Interchanges, U.S. Route 1 and Telegraph Road Intcrchanges, Alcxandria, Virginia," shall
be designed, engineered and constructed along the north side of the Capital Beltway which
conneets the U.S. Roule 1 and Telegraph Road interchanges to the Beltway and provides
access to and from Mill Road. Ifthe alignment of this roadway disturbs in any manner the
current access which the Alexandria Police Department and Sheriff have from Mill Road to
the Alexandria Public Safety Center, any modifications to the alignment of, or other
alterations or improvements to, Mill Road necessary to prescrve such access, as determined
by the Director of T&ES, shall be made. The costs of designing, engineering and
constructing this conncctor/distributor roadway and any such modifications, alterations or
improvements to Mill Road shall be the sole responsibility of applicant; provided, however,
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that applicant's responsibility shall be reduced by any federal or state funding received for
the such dcsign, cngineering and construction work; and provided further, that any
contributions toward this work received by the city from owners or developers of other
property in the Eisenhower Valley shall be paid to applicant. The design and construction
of the connector/distributor roadway shall comply with all applicable state and federal
requirements and standards, and all design and engineering plans and profiles for the
roadway shall be submitted to the Director of T&ES for his approval. In the cvent that the
1.8, Patent and Tradcmark Office rclocation to Carlyle does proceed in whole or in part,
substantial construction of the collector/distributor roadway, pursuant to this condition, shall
commence no later than July 1, 2003, and shall thereafter be diligently pursued to
completion. As used herein, “construction”™ means the uniting together of construction
materials on the site for the permanent, physical structure of the roadway. The applicant has
agreed that, in the event it fails to comply with the requirements of the prior two sentences,
it shall be subject to an action by the City, filed in the Circuit Court for the City of
Alexandria, to enforce the requirements.

(b) No ccrtificates of occupancy shall be 1ssued for any office space located on Block P
unless and until construction of the collector/distributor roadway described in paragraph (a)
has been completed and the roadway is in operation.

(¢) Notwithstanding any other provision in this condition, the requirement for the
construction of the collector/distributor roadway described in paragraph (a), and the
prohibition against the issuance of certificates of occupancy in paragraph (b), shall not apply
in the event that, and for so long as, construction has commenced, and continues to be
diligently pursued, of all or part of the Woodrow Wilson Bridge replacement project, satd
project being described in the Record of Decision issued by the United Stated Department
of Transportation on November 25, 1997 (regardless whether that Record of Decision is
supplemented or replaced by a subsequent similar decision document), and including access
ramps providing direct access from the inner loop of the Beltway to Mill Road and from Mill
Road to the outer loop of the Beltway. This condition shall be of no further force or cffcct
once these access ramps linking the Beltway with Mill Road are in operation.

Each building to be constructed within the project area shall be included in a final site plan,
meeting all applicable requirements of the city's then existing site plan ordinance and filed
with the Department of TES, and no construction of any building may commence until a final
stte plan encompassing the building has been approved and released by the department.

All parking garapcs shall have clearances, at least on their first parking level, which are
adequate to accommodate full-size vans.
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No structure within the project area shall be constructed at a height, in a location or othcrwisc
in a manncr which will obstruct, in any way, the nature or quality of microwave
transmissions between the tower of the Masonic Temple, located at the intersection of King
Street, Russell Road and Callahan Drive, and the city's Public Safety Center located on Mill

Road. Nor shall any construction or other activity within or adjacent to the project area cause

any obstruction to such microwave transmissions.

Pursuant to applicant's offer, in response to a request for proposals issued by the city in
March 1989, to convey land within the project area to the city as the site for a new United
States Courthouse and the city's March 18, 1989 acceptance of applicant's offer, applicant
shall enter into a contract with the City within 30 days of the decision by City Council, under
section 7-6-28(i) of the Alexandria City Code, to grant a special use permit approving a plan
of development for the project area, for the conveyance of Block I to the city; provided, that
applicant's obligation to convey Block I is contingent upon the city's subsequent conveyance
of the block to the United States for construction of a new United States Courthouse.

Except as otherwise cxpressly stated in the code requirements and conditions set out above
and in the conditions set out below, applicant shall develop the project area in full accord
with, and shall be subject to all narrative statements and drawings made in, its Plan of
Development, as defined in q1-1.

Recreation Conditions:

Within six months of the issuance of this permit by city council, applicant shall contribute
$200,000 to the city for upgrading, maintaining, lighting or otherwise improving one or more
athletic fields within the city.

Two tennis courts shall be provided within the project on Block A. In addition, a dog run
area shall be constructed on the adjoining 2.12 acres of land. The surface for the dog run
area shall be the existing mix of gravel and landscaping, with no fewer than ten shade trees
planted at locations around and/or within the area to the satisfaction of the Director of
RP&CA. Further, the dog-run shall be fully fenced, water shall be provided to the site, and
no fewer than four benches shall be provided. The courts and the dog run shall be dedicated
to the City for recreation purposes. Once the City accepts the dedication of the courts and
dog area, the City shall be responsible for their maintenance.

Within 12 months of the approval of a special use permit for the project area, one or more
athletic ficlds shall be constructed on Block I in the project area, in accordance with
specifications provided by and to the satisfaction of the director of Recreation and Cultural
Allairs. Such construction shall include the clearing and grading of Block P in accordance
with specifications provided by the director of Recreation and Cultural Aftairs. This athletic
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field or fields so constructed shall remain the sole use of Block P until the approval and
rclease of a final site plan providing for the development of the block. Applicant shall not
be responsible for lighting or maintaining any athletic field on Block P.

In connection with all street trees within the project area, below-grade planting troughs,
meeting the specifications of the director of Recreation and Cultural Affairs, shall be
provided to increase available growing space, and adequate under drainage and soil mixtures
shall be furnished. Trees located above parking garages shall be placed in above-grade
planting troughs meeting the specifications of the director.

A playground shall be constructed in connection with the day care center to be built within
the project area. The playground shall meet all specifications of the director of Recreation
and Cultural Allairs.

{a) John Carlyle Square, Dulany Gardens, The Crescent, Courthouse Square, and the
Eisenhower Avenue Rotary are major open spaces which shall be constructed and maintained
by the Carlyle Community Association, but subject to a public access cascment,  The
design of these spaces shall be to the satisfaction of the Directors of P&Z and RP&CA who
may consult with the DRB. At a minimum, the spaces shall be developed with the level of
landscaping shown on the approved devclopment plan.  In addition, the following
requirements shall be met:

(1) John Carlyle Squarc shall be designed consistent with the proposed Block D
guidelines, to include landscaping and hardscaping intended to accommodate
informal and formal outdoor events, shows and other activities for workers, residents,
retail patrons and visitors to Carlyle, as wcll as residents of the city at-large. Ata
minimum, the Square shall include a small stage, fountain or similar design element,
tables and benches for eating and playing chess or other games, space for lawn
games, irrigation for landscaping and lights. Vendors shall be permitted to operate
on the Square generally if approved specifically by separate SUP or, for specific
events or activitics, if authorized by the Director of RP&CA.. The City shall have the
right to program use of the Square for up to 10 events per ycar, Jamicson Strcct shall
not go through the park.

(11) Dulany Gardens shall be developed with lawn and landscaping, pathways,
seating, and a fountain, in keeping with the design which has already been approved
by thc Design Review Board for portions of the park as depicted on the plan entitled
‘The Parks at Carlyle, Alexandria, Virginia, Dulany Gardens’ and dated 3/03/95.

(b} The African American Heritage Park and the Block A Park shall be dedicated to the
city.
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Consideration shall be given to the development of an ice skating rink in the Gardens area
which would convert to a fountain/pool in the summecr.

Assistance in the planning of an extension of the bike trail from Eisenhower Avenue
underneath the Beltway at Payne Street/Hooff's Run to link up with the Mt. Vernon Trail at
Hunting Crcek shall be provided.

A good-faith effort shall be made by applicant to locate and develop active recreational space
at the south end of the Black Heritage Park near the Alexandria Sanitation Authority or
elsewhere within the project area.

.~ Housing Conditions:

Atlcast 40% of the tloor arca dedicated to residential use, excluding that provided for elderly
housing, shall consist of dwelling units with not less than two bedrooms.

Condition 54A is intentionally deleted.

Prior to the release of the first site plan for the project area, applicant shall contribute $2.3
million to the City's Housing Trust Fund. An additional $2.3 million shall be paid in {ive
equal annual installments on the anniversary date of the first payment of $2.3 million, with
each payment adjusted so that it is made in constant 1990 dollars. Constant 1990 dollars
shall be defined according to the Index known as the "U.S. Bureau of Labor Statistics
Consumer Price Index For All Urban Consumers: Selected Areas, By Expenditure Category
And Commodity And Service Group,” for the expenditure subcategory "shelter,” for the
Washinglon D.C.-Maryland-Virginia SMSA. In the event the subcategory "Shelter” shall
cease to be maintained, the designated category shall be "All Items"” of the aforesaid Index.
The designated Index and category or subcategory published next before the initial payment
of $2.3 million shall serve as the "base index," and like data published next before each
subsequent installment shall serve as the "installment index.” Each such annual installment
shall be the sum of (1) $460,000 and (ii) an amount computed by multiplying the sum of
$460,000 by the percent change in the designated CPI Index between the "base index” and
the applicable "installment index.”

All payments made pursuant to this paragraph shall be placed and retained in a special City
fund until a report from staff is received and approved by City Council regarding the manner
in which these monies are to be used to subsidize rents and/or home purchases at this project
or elsewhere in the City.
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Applicant shall diligently pursuc tax exempt financing, tax credits and other forms of
housing subsidies which could be used together with the contributions provided under
I1I-55 to maximize the number of non-elderly subsidized housing units constructed and
occupied within the project arca. Inpursuing these matters, applicant shall work closely with
the city's Office of Housing.

A plan [or employer-assisted housing options to be prescnted to busincsscs lcasing or
purchasing space in the project area shall be submitted to the city's Office of Housing within
6 months of the issuance of the project's first certificate of occupancy. This plan shall be
designed Lo assist employees working within the project area to reside there or elsewherc
within the city.

First prionty for the non-clderly subsidized housing provided within the project arca shall
be given to households with at least one member who works within the city, including within
the project area, and second priority shall be given to households living but not working in
the city.

Applicant shall work with the City's Department of Human Services Private Industry Council
and the Urban League of Northern Virginia to develop and implement a job training and job
placement program designed to provide training and cmployment opportunities to city
residents with construction, retail, office and other employers working within the project
area.

The Oliver Carr Company will post notices of job openings (not filled internally) with
Alexandria Office of Employment and Training, the Alexandria Urban League, the Virginia
Employment Commnuission, and the Alexandria newspapers and use these entities as a first
source for the hiring of engineers, porters, day matrons, security guards, receptionists and
secretaries for the buildings managed by Carr within the CNS project. In addition, Carr will
provide training {or those employeces at Carr's expense. It is anticipated that up to 150 to 200
employees will be hired for these positions.

In addition, CNS will educatc the office and retail tenants and the hotel operator within the
project regarding the services provided by the Alexandria Office of Employment and
Training and will provide matching funds up to $100,000 to any tenant(s) who hire the
Alexandria OET to train employces within the project.

Vesting, Phasing and Related Conditions:
Upon issuance of this special use permit by city council under section 7-6-28(i) of the
Alexandria City Code and so long us all conditions set out in this permit, including the

conditions in Y I-62, -63, -64 and -65 below, and in the permit issucd by council under
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section 7-6-325 of the city codc are satisfied, applicant shall be entitled to develop the project
area in accordance with the following schedule of uses and "gross squate footage," as that
term 1s defined below:

use gsf

OTFLCC vt ceiie et e ereesr e sba st e e am e s s ar s r e nes et e b 1,797,500
office with no more than one parking space per 1,000 gst... 1,000,000
COUTTNOUSE. ..ot itiieterssrerrasrrarrnresrrresaesenemnenranesssssissranasnanas 400,000
TESIANMIIAL oot e e e 3,147,500
ROLEL. et et ts s e sr e e e 300,000
retail and health club....co.o i 258.000
Ay CATE CONTET.cooeeecrrrrerere et et 4.500
EOTAY et veeeeee i e eerreeeeesveeseersee s avn e s e e er e e saan et as e an s anasen 6,907,000

"Gross square footage” shall mean the sum of all horizontal arcas under a roof or roofs,
measurcd from the exterior faces of walls or from the centerline of party walls, excluding
(i) penthouses and other structures containing heating, cooling, ventilating and related
equipment and not susceptible to storage or occupancy, (ii) areas uses exclusively for the
parking of motor vehicles and ancillary areas (e.g., elevator lobbies and shalls, and stairwells,
serving such parking areas), whether above or below grade, (iii} attic space less than 7 feet,
6 inches in height, and (iv) areas dedicated solely to pedestrian ‘skywalks, arcades, tunnels
and bridges’ as identified on the preliminary plan for the PTO project, provided that all such
connections across public streets shall be underground. In the event any of the conditions
referenced above in this paragraph are not satisfied, this permit shall, unless otherwise
provided by city council, become null and void as to all development within the project area
on which construction has not commenced; provided, that it is understood and agreed that
the United States of America {(USA) as the owner of Lot 506 within the project area is not
subject by law to the conditions herein, and that the failure of the USA as the owner of Lot
506 to comply with this Special Use Permit shall not void, nullify or otherwise invalidate the
rights of the Applicant, its successors or assigns to develop the project area, in accordance
with this Special Use Permit as amended. At such time, if ever USA conveys Lot 506 to a
non-governmental cntity, that the owner of the lot and the lot itself shall be subject to the
provisions of this Special Use Permit, and the lot shall becomc a part of the owner's
association for the lands subject to this Spceial Use Permit.

The gross square footage numbers in this condition are all maximum development levels and
may be reduced on a block-by-block basis by the applicant as development progresses,
notwithstanding the provisions of R-63, and so long as development remains consistent with
the overall concept plan for the development and the block-by-block design guidelines, as
determined by the Dircetor of Planning and Community Development.
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Upon the occurrence of any event identified in subparagraphs (a) through (g) below,
applicant may request permission from city council to "transfer" gross square feet of
development, up to the number of [eet specified below for each "event,” from the catcgory
of "residential" or "office with one parking space per 1,000 gsf" use (the "transferor use”) to
"office™ use (the "transferee use™), subject to the provisions in ¥ I11-62; provided, however,
that no transfer may occur unless and until the "event™ identified in subparagraph (a) occurs
and Norfolk Southern has engaged in serious and constructive dialogue regarding the
extension of the commuter rail line beyond Manassas as determined by the City Manager.
Without council approval of a transfer request made under this paragraph, the transfer from
“"transferor” to "transferee” use shalil not be undertaken. council may deny a request made
pursuant to this paragraph upon a inding that the increase in morning or atiernoon peak hour
traffic traveling to or from, respectively, the project area which will resuit from the requested
transter (1) cxceeds the additional traffic-carrying capacity of the road system serving the
project area which will resutt from the "event” and (ii) will have a significantly adverse effect
upon the moming or afternoon peak hour traffic conditions on that road systera. In
addressing the standard in the preceding sentence, council shall consider, in addition to all
other cvidence, a study, prepared by a qualified consultant who has been selected jointly by
applicant and the city and who is compensated by applicant and the city or, at the city's
discretion, solely by applicant, which analyzes and compares the traffic impacts of existing
development within the project area and the "transferor” use without the "event," and the
traffic impacts of such existing development and the "transteree” use with the "event.”
Council shall decide a request made pursuant to this paragraph within 60 days of the filing
with the city of the consultant study and, if a decision has not been made within that period,
the request shall be dcemed approved, unless applicant consents to an extension ol the
60-day period. "Events" and the maximum number of gross square foct which they will
support are as follows:

a. commencement of construction of the collector/distributor roadway described in ¥
11-40: 500,000 gsf

b. commencement of construction of the Clermont interchange: 500,000 gsf

c. commencement of construction of the widening of the Wilson Bridge: 500,000 gsf
d. commencement of construction of the extension of Metro to Springfield: 500,000 gsf
e. commencement of construction of a flyover from westbound I-95 to Fisenhower

Avenue at Stovall Street: 250,000 gsf

f. inttiation of commuter rail operations from Fredericksburg and Manassas to
Alexandria: 250,000 gsf
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g. commencement of construction of the Eastern Bypass to the Capital Beltway:
250,000 gsf

This paragraph does not limit or affect in any other manner applicant's right to transter
"office” or "office with no more than one parking space per 1,000 gsf" use to "residential”
use.

Notwithstanding the foregoing, the applicant may transfer gross square feet of development,
up to the number of feet specified for each event, from the category of residential or oftice
with one parking space per 1,000 gsf use to office use, subject to the provisions in condition
62, provided that the General Services Administration selects Carlylc as the new location of
the U.S. Patent and Trademark Office. Such transfers may occur regardiess of whether the
event identified in subparagraph a. above has occurred and shall not require further Council
approval. (Amended SUP96-0092)

(REVISED BY ST AFF) Any transfer of square feet of development to "office” use pursuant
to 4 II-61 is subject to the following limitations and conditions:

a. Al the conclusion of all transfers authorized pursuant to R-61, the project shall not
exceed the following schedule of uses and gross squarc footage

office...coveveecirrecnnens £622;500 3,989.796
COUrthouse. ..ovvvveernienas 400,000
residential o oveven..o 522,660 2.024,463
hotel..vreeveeccnnes 300:660 229,334
retail and health club...... 258,000
day care conicr............. 4.500
Total...coovveeereeeaenns 6;907;600 6,906,093

* Residential includes elderly housing
(Lipnick or other entity approved by the City)

b, no transfer after January 1, 1995, may result in development within the project area
being inconsistent with the zoning rcgulations then applicable to the area; provided,
that the regulations with which the development is inconsistent (i) become effective
after January 1, 1995, (ii) are enacted pursuant to a rezoning of at least the area of the
city addressed in the city's 1990 small arca plan for the King Street Metro area and
the Eisenhower Valley, which rezoning applicant, stipulates and agrees shall be a
comprehensive rezoning for purposes of judicial review, and (iii) are, in the event of
a judicial challenge, sustained by a court of law
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c. no transfer may result in a combination of uscs within the project area which is
inconsistent with the percentages set out in Y IT-63 below

d. no transfer may occur following the failure of applicant to satisfy the conditions set
out in ¥ I[I-64 below

€. no transfor may result in conditions which are inconsistent with the Plan of
Development unless expressly authorized by council. (Amended SUP96-0089)

Condition 63 is intentionally dcleted.

Construction of development, which for purposcs of this paragraph includes infrastructure
improvements, shall commence within the project area prior to April 18, 1993, and therealter
Applicant shall diligently and continuously pursue completion of all development within the
project area. In the event there is no substantial construction activity proceeding on a
continuous basis within the project area for more than 24 months, applicant shall be deemed
not to have satisfied the requirement that it "diligently and continuously pursue” completion
of development within the project area.

Minor revisions to the project area's Plan of Development, as authorized by this special use
permit, may bc approved by the directors of TES and Plamning and Community Develop-
ment. Major revisions to the Plan of Development may only be approved by city council.
The determination whether a proposed plan revision is a "major” or "minor” revision shall
be made by the dircctors of TES and Planning and Community Development; provided, that
neither a transfer, request made under § IH-61, nor the changes to applicant's original Plan
of Development which are necessary to bring it into conformity with the schedule in §1IT-60
shall be deemed a major revision under this paragraph. Tn making this "major or minor”
determination, the directors shall be guided by the following criteria:

a. any significant change in the usc of a building shall be a "major” revision

b. any significant change to a building footprint, including one which reduccs the
footprint, shall bc a "major” revision

C. any significant increase to a building envelope shall be a "major” revision
d. any significant increase to the square footage of a building shall be a "major” revision
Notwithstanding any other provision in this permit to the contrary, in approving a "major™

revision to the Plan of Development which is requested by applicant, city council may, in its
sole discretion, adopt other revisions te the devclopment plan, including to the terms and

29




60.

67.

68.

SUP #2003-0016
Carlylc Development

conditions in this permit; provided, that, prior to any council approval of a "major” revision,
applicant shall have the opportunity to withdraw its requcst for the reviston.

Applicant acknowledges and agrees that any "vested rights" it may have to the use or
development of the land which makes up the project area shall arisc solely, if at all, under
paragraphs 9§ TTT-60 through 9§ I1-65 of this permit, and that no provisions of the Code of
Virginia, including provisions which are cnacted after the issuance of this permit, shall have
any effect upon or applicability to its right or ahility to develop such land. Under paragraphs
1 OI-60 through 9 111-65, upon the issuance of this permit, applicant is vested in the uses and
square footages set out in § II-60 so lonyg as applicant complies with all conditions set out
in this permit and in the permit issued by council under section 7-6-323; provided that
applicant's rights under this sentence shall always be subject to council's authority to modify
such uses and square footages pursuant io q I11-65.

Design Review Conditions

A Design Review Board shall be established to review the architectural proposals for
buildings within the project area. The Board shall include five members selected as {ollows:
(1) one member of city council selected by council for a three year term beginning the
September following the Council election; (2) the city manager or her designee; (3) one
citizen member selected annually by City Council; provided, that once certificates of
occupancy have been issued for more than 1.5 million gross square feet of development
within the project area, this member shail be selected by council from a list of three persons
nominated by the association or organization representing residents of the project area; and
(4) two members from one or more design professions who shall be selected annually by the
above three members and who shall be compensated by the cily (which, in turn, shall be
reimbursed for such costs by applicant). The Department of Planning and Zoning shall serve
as staff to the Board.

For all blocks within Carlyle, the Design Review Board:

a. shall approve the final design of each building to be constructed on the blocks
or portions thereof, including but not limited to materials, color and architec-
tural elements, and, in so doing, shall ensure that the design meets all
applicable design guidelines in Plan of Development and the urban design
policies stated below in this paragraph; and

b. may approve minor changes sought by applicant to the design guidelincs
applicable to the blocks or portions thereof, but may not approve any increase
in the height or gross square footage of any building or buildings to be

30




SUP #2003-0016
Carlyle Development

constructed on the blocks or portions thereof or any change in the use or the
square footage of any use approved for the blocks or portion thereof.

‘The urban design policies applicable under this paragraph are as follows:

*

buildings should be oriented toward the street and designed to have a human
scale at street level;

building design should encourage street vitality by maximizing activity along
the street and by creating many openings onto the street;

buildings should be articulated vertically, as well as horizontally, in order to
break up their mass;

building entrances and lobbies should be given architectural prominence; and

each building shall be compatible with and enhance the design of adjacent
buildings and all other development within the project area.

69.  Condition 69 is intentionally deleted.

70.  With respect to Block O, applicant’s design guidelines are not approved, and the Board:

a.

shall approve new design guidelines which shall provide for the residential
devclopment of the blocks and portions thereof at a gross square footage
equal to that provided in applicant's design guidelines in the Plan of
Development and, in so deing, shall consider the urban design factors stated
below in this paragraph;

shall review and comment on the final design of each building to be
constructed on the blocks or portions thereof and, in so doing, shall ensure
that the design meets all applicable new design guidelines;

shall approve the materials, color and minor architectural elements of each
building to be constructed on the blocks or portions thereof; and

may approve minor changes sought by applicant to the new design guidelines
applicable to the blocks or portions thereof, but may not approve any increase
in the height or gross square footage of any building or buildings to be
constructed on the blocks or portions thereof or any change in the use or the
square footage of any use approved for the blocks or portion thereof.
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The urban design factors applicable under this paragraph are as follows:

* the solar orientation of the units;
* the relationship of the units to open space; and
* the relationship between residential units and very tall buildings.

No dcsign puidelines are approved for Block P. No development on Block P shall be
approved by the City until the City has completed an assessment of the most eftective way
to provide access to the area south of Block P and approved an amendment to this special
use permit to authorize new design guidelines for Block P. In conjunction with this
amendment, the City may require the construction of one or more streets through Block P
and alterations to the adjacent tratfic rotary, including possible elimination of the rotary, to
address any traffic concerns identified by staff in their access assessment. If the vacation of
a portion of Dulany Street requested in Vacation #99-0006 does not occur, the altcrations
to the traffic network may not be required.

‘I'he Board shall approve the new design guidelines, which applicant is required to submit
under 9 III-75, for the blocks within the project area which are atlected by the changes
applicant makes to its original Plan of Development in order to bring it into conformity with
the schedule of uses and gross square footage in 4 111-60.

The Board may recommend to city council changes to the design guidelincs which it is
without authority to approve under 9 4 HI1-68, -69 and -70, but council may approve such
changes only with the concurrence of applicant.

Dccisions of the Board may be appealed to city council by the applicant. Such an appeal
shall be filed in writing with the director of Planning and Community Development within
15 days of the Board decision, and shall be heard by council within 45 days ot the filing.

Buildings shall be predominantly masonry (brick, stone, cast stone, precast) and
predominantly with punched windows.,

Other Planning Conditions:

Within 6 weeks of the issuance of this permit by city council, applicant shall submit arevised
plan for the project arca showing, to the satisfaction of the dircctor of Planning and
Community Development, the location within the project area of the uses identified in
9 1I-60.
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Within a time period to be determined by the director of Planning and Community
Development, applicant shall submit revised design guidelines for the blocks identified in
8 11-70, for review and consideration by the Design Review Board, and a composite plan for
the project area which shows, to the satisfaction of'the director, the uses identificd in 9 11I-60
and the design guidclines applicable to such uses.

At the build-to line, all buildings facing Duke Street, Holland Lane, Eisenhower Avenue,
Second Street, Fountain Court and Retail Square shall be at least three storics. At the
build-to ling, all other buildings in the project area shall be at least two stories. The
requirements of this paragraph shall not apply where the design guidelines are revised by
City Council to modify streetwall requirements. (Amended SUP94-374),

Within the project area, except along Lisenhower Avenue for the garages on the PTO

property, the maximum uninterrupted streetwall length, without reecsses or ground floor
setbacks, shall be 150 feet, unless approved by the director of Planning and Zoning.

Applicant shall consider moving the hotel from Block K to Block J.

Miscellaneous Conditions:

Applicant expressly agrees that all findings, code requirements and conditions set out in this
permit shall mn with the land which makes up the project area and shall be binding upon
each and every person and legal entity who or which succeeds to any interest of applicant in
any of such land. The term "applicant,” as used in this permit, shall include all such
successor persons and entities.

No space designated as retail in the development plan for the project area shall be used for
office use except that 3,850 sq.ft. of retail space may be used for office space for the Time
Life building on Block B, as explicitly approved by City Council. {Amended SUP94-374)

A soils report meeting the requirements of 1987 Uniform Statewide Building Code
{("USBC") § 1202.1 shall be filed with the building permit application for every building to
be constructed within the project area.

Separate demolition permits and asbestos certification reports shall be filed with the city's
Office of Code Enforcement prior to the demolition of existing buildings within the project
area.

Sheeting and shoring plans for each building to be constructed within the project area shall
be approved, prior to the commencement of any construction activity, by the Department of
TES and the Office of Code Enforcement,
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All underground electrical vaults to be constructed within the project arca shall be shown on
a final site plan.

Permits for all outside fountains and pools shall be obtained from the Office of Code
Enforcement prior to the commencement of construction of such itcms.

All "mixed use groups,” within the mcaning of USBC §313.0, shall be separated as required
by that section of the code.

Any building over 50 feet in height shall contain fire suppression systems to the satisfaction
of city's Ollice of Code Enforcement Fire Departiment.

Permits for any retaining walls shall be obtained from the Office of Code Enforcement prior
to the commencement of construction of such walls.

Prior to the release of a building permit for any building within the project area, a code
analysis shall be conducted by applicant and one or more code conferences with staff of the
Office of Code Enforcement shall be held.

All construction within the project area shall comply with the provisions of the Virgima
Uniform Statewide Building Code.

Emergency vehicle easements shall be provided the city over all private roads within the
project area, and all such roads shall be no less than 22 feet in width. Such easements shall
be given the city prior to the release of any final site plan containing private roads, and plats
showing the easements shall be filed with the Fire Department prior to the release of the site
plan.

Prior to the release of any final site plan, applicant shall discuss with the city's Chief of
Police, or his designee, any security concerns of the Police Department and shall implement
all reasonable security measure recommended by the chief or his designee.

No final site plan for the project area shall be released until the Chict of Police has reviewed
the adequacy of the security measures to be undertaken in conjunction with the development
proposed in the site plan.

Prior to the issuance of certificates of occupancy for 1 million gross square feet of
development within the project area, applicant shall provide at least 800 net square feet of
space within a building, which is located within the project area and 1s satisfactory to the
Chief of Police, for use as a "store front facility” by the Police Departrnent.
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To the extent there are inconsistent provisions within the Plan of Devclopment, the morc
restrictive provisions shall prevail and apply under this special use permit.

The areas above the parking decks on blocks II, L, and O will be landscaped to the
satisfaction of the Director of Planning and Zoning.

Rooftop mechanical penthouses shall be permitted subject to the following limitations:

a. Only one penthouse is permitted for each building unless the number is increased by
the Design Review Board, except that three separate penthouses shall be permitted
for the main PTO building, one on the main tower and one on each wing of the
tower.

b. The penthouse may exceed 15 feet in height with the approval of the Design Review
Board but shall not cxceed 22 foot in height without an amendment to this special use
permit, except that penthouses on the PTO buildings may be up to 22" in height.

C. The penthouse must be limited in size to the minimum space required to house
necessary mechanical equipment and to provide access for maintcnance of such
equipment; and

d. No cquipment may be placed above the roof of the penthouse to increase its height
if such equipment could be located elsewhere on the building.

The 10,955 sq.it. of'land vacated by the City generally located on the north side of block B
(case #VAC94-004) is hereby incorporated into the Carlyle special use permit and all
conditions of the Carlyle special use permit shall be applied to this added land area. (Added
SUP94-374)

Incorporate the brewery site into the park to be developed at the corner of Duke and Dulaney
Strcets and mark the site with a proper marker or plaque indicating it is a valued 19th century
beer lager. (Added SUP94-374)

Call Alcxandria Archeology immediately (703-838-4399) if any buried structural remains
(foundation walis, wells, privies, cisterns, etc.) or concentrations of artilacts are discovered
during construction activities. A City archaeologist will visit the site without delay to
evaluatc its significance and record the presence of the archaeological remains. The
archeologist may also collect a sample of the artifacts from the sitc for further study in the
laboratory. This will not result in construction delay or the expenditure of any funds beyond
those additional funds already committed in the October 1993 agreement. (See attached
January 20, 1994 letter from Wiley Mitchell). {(Added SUPY4-374)
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Parking built above grade shall be set back 2 minimum of 30 feet from the exterior building
walls of the first and second floor of the street frontage where commercial or retail uses arc
required at gradc, cxcept along John Carlyle Street and Elizabeth Lane, where the setback
shall be a minimum of 22'. Where residential uses are required, the setback shall be the
reasonable depth of a residential unit, as determined by the Director of P&Z. Blocks M, and
N shall be exempt from this requirement along the Eisenhower Avenue street frontage in
conjunction with the PTO project, if the garages facing Eisenhower Avenue are designed of
high quality materials consistent with the other buildings in Carlyle, and with openings and
other architectural treatments approved by the Carlyle Design Review Board.

(CONDYTTON REVISED BY THE PLANNING COMMISSION) If, after making a good
faith effort as determined using guidelincs issued by the director, the building owner is
unable to lcase or scll space required by the design guidelines and the special use permit to
be in retail use, the director may authorize that space to be leased for non-retail use for a
period not to exceed ten years, after which time subsequent leases may be authorized on the
same conditions. For the purpose of this requirement, retail uses shall include retail shopping
cstablishments, restaurants, banks, financial investment and consulting offices, travcl
agencies, realty offices, personal service uses, educational uses and any other commercial
activity that involves a high degree of pedcestrian activity, as determined by the Director of
Planning & Zoning. This waiver provision shall not apply to Blocks G, J, K or P; any retail
space allocated to those blocks shall be utilized solely for retail purposes. (PC)

(CONDITION ELIMINATED BY THE PLANNING COMMISSION) Agrocery store

The height for Carlyle Towers Building 11l shall be permitted to be increased to a maximum
hetght of 193", Prior to the release of any final site plan for a building which incorporates the
increased height, the design guidelines sheet for Block A shall be updated to incorporate the
height change and shall be provided to the City. {Added SUP99-0021.}

Maximum heights within the project shall be as shown on the approved design guidelines
for each block. Two blocks have no approved guidelines: Blocks O and P. On Block O,
heights shall not exceed 60", except along Holland Lane, where heights may increase up to
155'. Heights on Block P shall be determined by City Council as part of its special use
permit review of the applicant’s revised design guidelines for Block P.

The 313 parking spaces not required by the P'1'0O SFO but located within the PTO parking
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garages shall be made available to the public in the evening and on wockends until at least
10 p.m. In addition, at least 500 additional spaces within the garages shall be made available
to the public on evenings and weekends il the Directors of P&Z and T&ES determine that
all or a specific portion of such parking spaces are needed to serve uses in the surrounding
area: in the event of such a determination, security for and related to these parking spaces,
satisfactory to P10, shall be provided. A fee may be charged for any parking provided
pursuant to this condition.

Sufficient spaces for PTO visitors shall be made available from the parking spaces allocated
to PTO; provided that no more than 352 (10% of the total PTO spaces) shall be required to
be made available lor this purpose.

The following improvements are required as mitigation ofthe proposed relocation ofthe U.S.
Patent and Trademark Office to Carlyle and shall be deleted as requirements if the relocation
of the U.S. Patent & Trademark Office to Carlyle does not proceed. However, the City
reserves the right to require some or all of the following improvements in the context of
requests for other amendments to the Carlyle special nse permit or in the context of a request
for transfer of density pursuant to condition #61 of this special usc permit.

{(a) The applicant shall construct, at its own expense, or pay for the construction of the
following road improvements as generally shown and described in the PBSJ Traffic Impact
and Analysis Report on Carlyle dated 1/25/00:

I. Duke Street/Dulany Street/Diagonal Road:  dual left tumn lanes from
westbound Duke Street into Dulany Street and from northbound Dulany
Street to Duke Street, and enhancements to the pedestrian crossings at that
intersection to include additional and widened sidewalks, and modified
medians and crosswalks

2. Duke Street/John Carlyle Street/entrance to King Street Station: improved
pedestrian crossings on Duke Street

3. Eiscnhower Avenue: widen to provide one additional westbound lane
between John Carlyle Street and Elizabeth Lane.

4. Eiscnhower Avenue/John Carlyle Street: left turn bay from eastbound
Eisenhower Avenue to John Carlylte Street.

5. Hisenhower Avenue/Elizabeth Lane: left turn bay from southbound Elizabeth
Lane to Eisenhower Avenue.
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6. Jamieson Avenue: extend to West Street.

All of the above improvements shall be accommodated within existing city right-of-
way or on property under CDC’s control and CDC shall not be required to acquire
any additional property to meet these obligations.

(b) Thc applicant shall reimburse the city for the installation and initial timing of new
signals and for retiming of existing signals at the following intersections:

Eisenhower Avenue/John Carlyle Street
Eisenhower Avenue/Elizabeth Lane
Eisenhower Avenue/Mill Road

Duke Street/Holland I.ane

Duke Street/John Carlyle Street

Duke Street/Dulany Strect/Daingerficld Road

AR o

Design and engineering profiles of all improvements required by this condition shall be
submitted to and approved by the City as an infrastructure plan prior (o relcasc of any final
site plan related to the PTO buildings. Construction shall commence within 12 months of
the approval of the first final site plan for the PTO and shall thereafter be diligently pursued.

(c) The applicant shall pay the city $200,000 prior to July 1, 2001 to be utilized by the City
for other traffic measurcs.

In the event the U.S. Patent and Trademark Office relocation to Carlyle does not procecd,
approval of the design guidelines for the eastern portion of Block F, the western portion of
Block G, and all of Blocks J, K, M and shall be suspended until such time as the applicant
requests and City Council approves an amendment to the Carlyle special use permit (o
address the changes created by the loss of the PTO.

During the initial 20-year term of the lease of the five buildings within the Carlyle site to be
leased to the United States of America for use by the United States Patent and Trademark
Office, the real property subject to the lease is intended to remain in private ownership and
to be subject to City of Alexandria real estate taxes. Prior to final site plan approval tor any
of the five buildings to be leased to the United States, the applicant or any successor in
interest to the applicant shall cause to be recorded among the land records of the City of
Alexandria, a covenant, approved by the city attomey, that provides that, before any
voluntary sale of any of the real property that is being leased to the United States (the
Property™) to a purchaser which is not obligated to pay City of Alexandria real estate taxes,
the seller of the real property, shall, at the clection of the seller either (1) provide to the City
a payment equal to the present value of the estimated real estate tax payments (to be
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calculated pursuant to a mutually agreeable formula to be set forth in the recorded covenant)
which would otherwise become due on the Property during the balance of the initial 20-year
term of the lease to the United States, or (ii) enter into a binding and enforceable agreement
with the City, approved by the city attorney and including such surety as deemed necessary
by the city attorney, that requires the seller to make semi-annual payments to the City during
the balance of the 20-year term which shall be equal to and made at the same time as the real
estate tax payments that would otherwise have been due on the Property. Such covenant
shall cxpressly provide that (i) its terms and obligations shall run with the land and be an
encumbrance upon the Property, for the benefit of the City, and the applicant or the
applicant’s successors in interest shall ensure that the covenant and the obligation thereof
shall have priority over every mortgage, deed of trust, or other len or encumbrance on the
Property, whether created prior to, or subsequent to, the grant of such covenant, and (ii} it
shall be released of record in the event of a sale of the Property to a real estate tax exempt
purchaser at such time as the foregoing conditions have been satisficd or the cxpiration of
the 20 year term of the lease to the United States. In no event shall this condition or such
agreement be deemed to impose the obligation to pay any City of Alexandria real estate taxes
upon a real cstate tax-exempt purchaser of any Property.

In addition to the requirements of the Transportation Management Plan for Carlyle, the
applicant or its successor in interest to the PTO Property shall, within six months of approval
of the SUP, initiate contact with, and shall thercafter use its best, good faith efforts to work
with city staff, WMATA, the Virginia and Maryland Secretaries of Transportation, the
developer of National Harbor, other local governments and interested parties, to develop and
implement a transportation plan for public transit service across the Woodrow Wilson
Bridge, from the Branch Avenue Metro Station (epening in 2001) to the Eiscnhower Avenue
Metro Station, with service stops at National Harbor, PTQO, and other appropriate locations.
Such service should be operational using buses, at the time of occupancy of the first PTO
building, if feasible, and service should eventually be provided by light or heavy rail. This
condition does not require the applicant to fund such transit service. (City Council)

(CONDITION ADDED BY STAFF) The applicant shall update the Design Guidelines
and provide digital originals to the City within 30 days from the approval date of the
special use permit approval that reflect the current and all previous amendments to the
Guidelines. The revised Guidelines shall be administratively approved by staff prior
to an application for Blocks F, G. J and/or K.

(CONDITION ADDED BY STAFF) The development of Blocks F, G, J and K shall be
in accordance with the attached design guidelines dated May 23, 2003.

(CONDITION REVISED BY THE PLANNING COMMISSION) The building
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elevations for Block F shall be consistent with the color elevations dated April 29, 2003

to the satisfaction of the Director of P&Z. 1 i
planc at-the 80-footelevationm: (PC)

113. (CONDITION ADDED BY STAFF) The building setbacks for Block G shall be
increased to a minimum of 10 feet along Ballenger and Jamicson Avenues at the 45-
foot-heicht. A setback at the fifth level shall be provided if deemed necessary by the
Director of P&Z.,

114. (CONDITION REVISED BY THE PLANNING COMMISSION): The retail parking
for Blocks F, G and P shall be limited to a maximum of 3.5 spaces/1.000 GSF. Blocks
J and K shall provide a maximum of 277 parking spaces, 94 of the spaces shall be
provided for retail uses. The parking shall be allocated evendy proportionally-between
the two blocks.(PC)

Staft'Note: In accordance with section 11-506(c) of the zonin"g' oi;dinance, construction or operation
shall be commenced and diligently and substantially pursued within 18 months of thc date of
granting of a special use permit by City Council or the special use permit shall become void.
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Proposed Changes to Land Use Allocation Table

Block Office Residential | Hotel Retail GSA Daycare Total
A 814,419 4,245 818,664
B 290,000 7,000 297,000
C 460,700 0 19,600 480,300
D
E 161,466 23,672 185,138
F 494493 0 366:600 | 5,500 799;993

399,493 102.463 | 229.334 736.790
G 43,087 70,000 567087
504,279 574,279
H 436,000 4,000 440,000
I 400,000 400,000
J $08,074 14,870 422,944
423.327 438.197
K 383;58% 27,600 4,500 415,681
395.624 427,724
L 345,490 20,364 365,854
M 484,803 484,803
N 484,803 434,803
O 326,001 6,286 332,377
P 447403 54,863 472356
385,301 440,164
Total | 4022,560 | 1,922,000 | 366,860 | 258,000 | 400,000 | 4,500 | 6;907000
3.989,796 | 2,024.463 | 229,334 6.906.093
% of 58204 278% 37% 3.7% 5.8% 0.1% 100%
All 57.8% 29.3% 3.3%
Uses
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BACKGROUND:

Since initial approval of the SUP in 1990, Carlyle Development Corporation (CDC) has requested
several amendments to revise the allotment and placement of residential, otfice and retail vses as
depicted in the table below.

DATE OF CC

CASE NUMBER APPROVAL DESCRIPTION

SUP 2253 4/18/90 Application for multi-phase mixcd-usc development project.

SUP 2254 4/13/90 Transportation Manayemeni Plan

Administrative Approval 5/30/90 Revision to the block-hy-hlack table of gross square footage by land use to
merease the proportion of residential uses trom the level proposed by the
applicant to the level approved by City Council.

SUP 2253E 5/13/93 Inercase by 3,000 gst'the residential component at Carlyle for the purpose of the
Lipnick elderly housing

SUPI253F Withdrawn Amendment 10 reallocate residentiat and retail floor area.

12/30/93

Administrative Approval 12/304/93 Shift of additional residential space to Block A from other blocks and shifl of
retail space from Block A to other blocks.

SUP 2253H 6/18/94 Conversion of 7,500 gst of retail space to residential space for the purpose of the
Lipnick elderty housing and clarifying minor amendmen| procedures.

SEUP95.0168 12/16/95 Changes to Block E design guidelines and a reallocation of uses among bincks at
Carlyle

SUPS6-008% 6/15/9% Conversion of 120,000 gsf of retail density to office and residential density and
changes Lo require design review for Block C

SUPS6-0092 6/15/96 Change to conditions to allow transfer of residential use to affice use withoul
[uriher Council approval for PTQ, if Carlylc selected by GSA

Adminisirative 12/5:94 Revision to Rlock A to decrease the wolal resideniial density by 79,954 gstand to

Approval inercase the retail density by 242 psf (density shifted to and from other blocks),

DSUP 98-0035 2/20/98 Amendment 1o rnsler 15,000 residentiat square feci from the floating category

i to Block IT.

DSUP 99-0055 321700 Amendment to Conditions, including #60 and #62a, to delete Lipnick elderly
housing as a separate line item and return the 112 000 gslio the residential use
category.

DSUP 99-0056 3/21/00 Amendment to allowed building heights, closure ol Emerson Avenue and Dulany
Street, and exclusion of pedestrian arcades and skywatks from floor area
calculation.

Administrative 124121 Revisions to PTO building.

Approval
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Proposed Developments

Carlyle is bound on the north by Duke Street, on the west generally by the Metrorail Blue Line right-
of-way and Mill Road, on the south by Eisenhower Avenuc, and on the east by Hooff’s Run. Carlyle
is divided into blocks that are designated A through P. Some hlocks have been entirely developed
and others remain partially developed or vacant. The blocks that are partially developed are blocks
E,F, G, Jand K. Blocks L, O and P are completely vacant. The blocks that are involved in this
special use permit application arc blocks F, G, J, K and P. The devclopment issucs pertaining to
each of these blocks are discussed betow.
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The plan of Carlyle indicating the blocks affected by this application; the U.S. Federal Courthouse
is shown in gold; the PTO complex is shown in beige; other office areas are shown in light blue; the
Carlyle Towers profject and other residential buildings are shown in yellow.
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Block F:

The subject site is surrounded by the PTO Randolph Building (Building D, under construction) on
the east; Carlyle Place (in Block B, under construction) on the north and Carlyle Towers on the
northwest across Jamieson Avenue; Courthouse Square on the southwest and the future retail and
office building across Ballenger Avenue (discussed below for Block J) on the south.

The applicant intends to sell the parcel to a developer (Regent Partners) to construct a mixed-use
development to include a luxury hotel and residential condominiums on the vacant Block F. The
project is to include conference facilitics, restanrant, retail, a pool, spa, and health club for use by
hotel visitors and condominium residents. The conference facilities will include a ballroom of
approximately 7,500 sq. ft. and a number of conference and meeting rooms. The hotel rooms will
be on the third through ninth floors. Condominium units will occupy the tenth through sixteenth
floors. The hotel lobby will face Courthouse Square and the condominium lobby will be on
Jamieson Avenue. Ground floor retail will be provided along the Jumieson Avenuc frontage.

The proposed building face will be constructed adjacent to the sidewalks along the street frontages.
The Courthouse Square facade of the proposed building will centered on the Square, directly
opposite the federal courthouse and the hotel entrance will align with the courthouse entrance. The
condominium entrance and lobby will be near the center of the Jamicson Street facade of the
building. Garage access will be through a single two-way ramp off of Ballenger Avenue at the
southeast corner of the building. Two levels of parking will be included below grade under the entire
structure to accommodate up to 318 parking spaces. Service and loading will occur in the alley on
the east side of the building using the shared driveway that will be constructed as part of the PTO
Randoelph Building on the eastern portion of Block F. Street access to the service and loading area
will be from Ballenger Avenue. Because all open space and crown coverage required for Block F
has already been provided by PTQ, no additional open space or crown coverage is required for
proposed development.

Block G:

The site is surrounded by townhouses on Block H across John Carlyle Street on the east; John
Carlyle Square on the northeast; the Cousins II office building (Block C) across Jamicson Avenue
on the north; the P'TO Remsen Building (Building E, under construction) on the west; and the future
retail and office building discussed below for Block K on the south across Ballenger Avenue.

The applicant intends to sell the parcel to a developer (Lane Development) to construct a mixed-use
development to include ground floor and second floor retail with up to three floors of office above.
The entrance to the ground floor retail area will be along the curved facade facing John Carlyle
Square. Access to the second floor retail will be via internal central escalators in an open lobby
inside the curved facade facing the square. The lobby entrance for the office floors above the retail
base will face Ballenger Avenuc.
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Three floors of parking are to be constructed below grade, service and loading will be near the
middle of the west facade of the building with access from Ballenger Avenue via the service drive
shared with the PTO Remsen Building. Development of this remaining portion of Block G must
include 9,710 SF opcn space.  Approximately 24,500 SF of open space is included in the
development proposal, with about 8,000 SF of it at street level.

Blocks J and K.

The vacant Block K is surrounded on the east by the proposed multi-family residential development
with ground floor retail across John Carlyle Street on Block L, the proposed mixed-use retail
building for the vacant site on Block G across Ballenger Avenue as discussed above; by the PTO
Jetierson Building (Building C, undcr construction) on the west; and by the PTO east garage on the
south which is situated on both Blocks K and M. The vacant site on Block J is surrounded on the
east by the PTO Knox Building (Building B, under construction); on the north across Ballenger
Avenue by the future hotel and condominium development on Block F as discussed above;
Courthouse Square and the U, S. Federal Courthousc on the west; and the PTO west garage on the
south which 1s situated on both Blocks J and N.

The primary retail entrance for Block J will be tacing Courthouse Square and the office lobby access
will be at the eastern end of the building on Ballenger Avenuc. The building on Block K will be
organized in the opposite way, with the primary retail entrance on the John Carlyle Street and
Ballenger Avenue intersection. The office lobby will be on the Ballenger Avenue facade near the
western cnd of the building. Access to the loading dock and parking for the Block J building will
be from Elizabeth Lane via a shared service drivce to the PTO Knox Building, Access to the loading
dock and parking for the Block K building will be from John Carlyle Street via a shared service drive
to the PTO Jefferson Building.

The remaining building sites on blocks | and K are owned by LCOR, the developer of the PTO,
Although LCOR is not currently developing designs for buildings on these sites, they have provided
recently prepared studics for City review. Theirintentionis to develop a three-story building on each
stte: on Block K, almost two floors of retail and with a full third office; and one level of retail at
grade with two floors of office on Block J. The day care space allocated to Block K has been
provided within the PTO complex. Both buildings will have active street front retail facades and all
parking will be below grade which in both cascs is accessed via service alleys south of the buildings
adjacent to the PTO parking garages. '

Based on a revision to the Carlylc CO SUP approved on December 12, 2001, these two PTO

outparcels combined are to provide 277 parking spaces. The revision also established that at least
94 of the spaces would be reserved for retail use.
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Block P!

Block P is currently owned by Carlyle Development Corporation; development of the current total
of 472,000 sq.ft. of office with street-level retail use is not expected until aftcr 2005 when
construction of ithe PTO is completed. Until that time, Block P will be occupied by temporary
construction oflices, staging and parking for LCOR, Tumer Construction, and various
subcontractors. CDC and staff have discussed future development options for Block P on a number
of occasions, most recently in connection with the Eisenhower East Plan and for this special use
permit application.

The need for one or more streets to be developed through Block P was recognized during the
approval process for the PTO. An additional street (or streets) was identificd as necessary to provide
proper access to parcels lying to the south of Block P and to enable development of an integrated
network of streets within the general area. This potential requirement for Block P is stated in
Condition 70A of the Carlyle special use permit.

The Eisenhower East Plan includes the extension of John Carlyle Street through Block P to connect
to a future easi-west street on the south side of Block P. This street divides Block P into two
building sites where before a single, larger site had been envisioned in the original plan for Carlyle.
‘The maximum development projected for this block, after the proposed transfer of 32,192 sq.ft. of
office space to Block G, will include up to 335,493 sq.ft of office floor area and 54,863 sq.ft. of
retail. In addition, the 25,000 sq. ft. retail floor area previously required for a grocery store will be
located in Block P. While staif continues to have concern regarding the overall mass of the buildings
for block P, the design guidclines proposed for this block have not been adopted by the City Council
and they do not take into account the need for extending John Carlyle Street.

ZONING

Carlyle is within an area zoned Coordinated Development District {(CDD) #1. In addition, Carlyle
is governcd by Special Use Permit (SUP) #2253, as amended through Development Special Use
Permits (DSUP) #99-0055 and #99-0056. The special use permit approvals and conditions provide
that maximum amounts of floor areas for specific uses (residential, retail, office, hotel, federal
ownership, and daycare) permitted in the development. It also stipulates minimum requirements for
open space on each block. The proposed amendment does not increase the floor area, rather the area
for each of the specific uses have been converted to other types and transferred to other blocks by
subscquent special use permits (for major revisions} and administrative actions (for minor revisions
only). The complete chronelogy of these actions is included in the background section above.

SUP #2253, as amended included Design Guidelines for each block in Carlyle. These Guidelines
include a tabulation of the permitted maximum floor arcas and minimum open space for each block
as well as a series of urban design criteria that govern site coverage, building lines, building heights,
locations of lobby entrances, locations of parking and garage entrances, locations of loading docks,
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and various overall building features such as streetwall height, setbacks, and cxpression or cornice
lines. These criteria are expresscd both in text and graphic form in the guidelines.

The following paragraphs explain the permittcd floor area uses and development criteria for each of
the blocks under consideration in this special use permit application. All building areas are
expressed in gross square footage.

Block F

Block F encompasses a total sitc area of 125,906 sq.ft. of which 55,927 sq.ft. are available for
development of the hotel and condominium building. Maximum floor areas for the hotel, office and
retail uscs, as well as open space, on the total sitc were established as indicated in the table below
under the column labeled “original.” Approval of the PTO project changed some of the floor areas
and open space permitted and required for Block F. The following table summarizes those changes

and provides the halance of development permitted for the remaining available vacant portion of the
block.

USE ORIGINAL PTO! BALANCF’
Additions/Deductions
Hotel 300,000 SF 0 ST 300,000 SF
Office 494,493 SF -394.,493 SI 95,000 SF
Retail 5,500 SF 0 SI 5,500 SF
Open Space 19,866 SF +21,175 SF°? 0 SF

' PTO, s penmitted, provides the following against the ahove Block F allocations
? Available for use on the vacant portion of Block F
* BExcoeds minmuem required for whole block
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Carlyle Bluck F- Hotel, Retail and Residential Condominium

Property Address: 2050 Jamieson Avenue
Total Site Area: 55,927 square feet (1.28390 acres)
Zone: CDD-1
Current Use: Vacant
Proposed Use; Hotet, rctail and Residential Condominium
Permitted/Required Pioposed
Floor Arca Hotel 300,000 GSF 229,334 GSF
Office 95,000 GSI 0 GSF
Residential 0 GST 102,463 GSF
Retail 5,500 GSF 5,500 GSF
FAR 7.2 &.0
Yards None None
Height Courthouse Square 155 155" with 5' setback at 44’
{with 3 min. setback ai 55}
Jamieson Avenue 80 155'with 5" setback at 44°
{with 5' min. sethack at 55'
and 10 to 20'more at 130"
Ballenger Avenue 130 130'with 5' setback at 44'
{(with 10 min. sethack at 55)
Open Space None Pending more detailed design proposal
Crown Coverage None Pending more detailed design proposal
Parking Hotel {0.653/room) Hotel ((.633/room)
315 rooms—206 spaces 315 rooms=206 spaces
Residential Residential

39 1-BR (1.15/du)=45 spaces

39 2-BR (1.3/du)=51 spaces
Retail (2.214/1,000 gsf)

5,500 gsf 12 spaces

TOTAIL=314 spaces

39 1-BR (1.15/du)=45 spaces

39 2-BR (1.3/du)=51 spaces
Retail {2.214/1,000 gsf)

5,500 gsf=12 spaces
Additional spaces=4
TOTAL=318 spaces
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Block G

Block G encompasses a total site area of 109,219 sq. ft. of which 44,840 sq. ft. are available for
development of the subject retail and office building. Maximum floor areas for the retail and office
uses, as well as open space, on the total site were established as indicated in the table below under
the column labeled “original.” Approval of the PTO project changed some of the floor areas and
open space permitted and required for Block G. The following table summarizes those changes and

provides the balance of development permitted for the remaining available vacant portion of the
block.

USE ORIGINAL PTO! BALANCE?
Additions/Deductions
Office 437,087 SF -399,493 SF 37,594 SF
Retail 70,000 SF SF 0 SF 70,000 SF
(pen Space 24,830 SF +42,250 SF? 0 SF

! PTO, as permitted, provides the foliowing against the above Block G allocations
* Available for use on the vacant portion of Block G
’ Exceeds minimum required for whole block
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Carlyle Block G - Retail and Office
Properly Address: 1900 Jamieson Avenue
Total Sitc Area: 44 844 square feel (1.02938 acres)
Zone: ChiD-1
Current Use: Vacant
Proposed Usc: Retail and Office
Permitted/Reguired Proposcd
Floor Area Retail 70,000 GSF 70,600 GSF
Office 37,594 GSF 104,786 GSF
FAR 24 3.1
Yards Nonc None
Height Tohn Carlyle Street 50! 86’ with 25° setback at 42-30'
John Carlyle Sguarc 50' 86’ with 15" setback at 42-30°
Jamieson Avenue 50 86" with no setback
Ballenger Avenue 50’ 86' with 5' setback at 42-50"
Open Space 9,710 5I 24,521 SF
Crown Coverage None Pending morc detaiied design proposal
Parking Retail {3.5/1,000 gsf) Retail (3.976/1,000 psl)
70,000 gst=245 spaces 70,000 gaf=278 spaccs
Qffice (1.725/1,000 gsf) Office (1.725/1,000 gsf
104,786 gsf=181 spaces 104,786 gsf=18 | spaces
TOTAL=426 spaces TOTAT =459 spaccs
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Block !

Block I contains a total site arca of 113,367 sq. ft. of which 30,512 sq. ft. are available for
development of the subject retail and office building. Maximum floor areas for the retail and otficc
uses, as well as open space, on the total site were established as indicated in the table below under
the columm labeled “original.” Approval of the PTO project changed some of the floor areas and
open space permitted and required for Block J. The following table summarizes those changes and

provides the balance of development permitted for the remaining available vacant portion of the
block.

USE ORIGINAL PTO! BALANCE?
Additions/Deductions
Office 408,074 SF¥ -393,587 SF 14,487 SF
Retail 14,870 SF 0 SF 14,870 SF
Open Space 34,438 SF +38,285 SF? 0 SF

U PTOQ, as permitted, provides the following against the above Block T allocations
% Available for use on the vacant portion of Block J
* Exceeds minimum required for whole block
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Block J - Retail and Office
Property Address: 2050 Ballenger Avenue
Total Site Area: 30,512 square feet (0.70047 acres)
Zone: CDD-1
Current Use: Vacant
Proposed Use: Ground floor retail, second and third floors office
Permitted/Required Proposed
Floor Area Retail 14 870 GSI/ 14,870 GSF
Office 14,487 GSF 29,740 GSF
FAR 1.0 t.5
Yards None None
Height 50 50
Open Space 5,921 SF Pending more detailed design proposal
Crown Coverage 18,750 SF Pending more Jetailed design proposal
Parking 138 spaces’ Pcoding more detailed design proposal

" In a December 12, 2001 minor revision, one level of parking was relocated from bencath cach of the PTO parking
garages proposed at that time, The 277 spaces were allocated to the 'TO outparcels on blocks J and K. The revision
also designated (hat a total of 94 of the spaces would be reserved for retail use.
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Block K

Block K contains a site are of 115,514 sq. fi. of which 32,302 sq. ft. are available for development
of the subject retail and office building. Maximum floor areas for the retail and office uses, as well
as open space, on the total site were established as indicated in the table below under the column
labeled “original.” Approval of the PTO project changed some of the floor arcas and open space
permitted and required for Block K. The following table summarizes those changes and provides
the balance of development permitted for the remaining available vacant portion of the block.

USE ORIGINAL PTO! BALANCE?
Additions/Deductions
Office 383,581 SF +381,824 SF 1,757 SF
Retail 27,600 S¥ 0 S¥ 27,600 SF
Day Care 4,500 SF 4,500 S¥ 0 SF
Open Space 34,438 Sr -38,830 SK° 0 SF

' PTO, as permitted, provides the following against the above Block K allocations
% Available for use on the vacant portion of Block K
* Exceeds minimum required for whale block
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Block K -~ Retail and Office

Property Address: 1900 Ballenger Avenuc
Total Site Area: 32,302 square feet (0.74135 acrcs)
Zone: CDD-1
Current Use: Vacant
Proposed Use; Ground and second floor retail, third floor office

Permitted/Required Proposed
Floor Area Retail 27,600 GSY 27.600 GSF

Office 1,757 GSF 13,800 GSF
FAR 0.9 1.3
Yards None None
Height 50 S50
Open Space 7,552 SF Pending specific development proposal
Crown Coverage 21,250 SF Pending specific development proposal
Parking 139 spaces’ Pending more detailed design proposal

! In a December 12, 2001 minor revision, one level of parking was relocated fom beneath each of the PTQ parking
garages proposed at that time. I'he 277 spaces were allocated to the PTO cutparcels on blocks J and K. The revision
also designated that a total of 84 of the spaces would be reserved for retail use. Stalf recommends dividing the parking
spaces evenly between the two blocks.
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Block P

Block P contains a total site area ol 203,974 sq. ft., nonc of which has been developed. A portion
of the site will be dedicated to the City for a right-of-way for a future extension of John Carlyle
Street. The current permitted program and uses are:

. Office 417,493 SF
. Retail 54,863 SF
. Open Space 44,750 SF
Carlyle Block P - Retail and (Mfice
Property Address: 1800 Eiscnhowcer Avenue
Total Sitc Arca: 203,974 squarc feet (4.68 acres)
Zonc: CDD-1
Current Usc: Temporary consiruction staging and offices for PTO
Proposed Use: Retail and office
Permitted/Required Proposed
Floor Area Retail 54,863 GSIY 54,863 GSF
Office 417,493 GSF 385,493 GSF
FAR 23 22
Yards None None
Height 200 Pending specific developmenl proposal
Open Space 44,750 SF Pending specific development proposal
Crown Coverage 50,993 Pending specific developmenl proposal
Patking Retail (3.5/1,000 gst) Retail (3.976/1,000 gsf)
54,863 gst=192 spaces 54,863 gsf=218 spaces
Office (1.725/1,000 gsh) Office (1.725/1,000 gsl)
385,301 gst=665 spaces 385,493 gs[=665 spaces
TOTAL=857 spaces TOTAIL~=883 spaces
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STAFF ANALYSIS:

The proposed conversion of building area to different types and the transfor between hlocks of area
arc well precedented in the history of the development of Catlyle. Tn this case, the proposed
conversions and transfers involves less than 140,000 sq. ft., or about 2% of the total 6.907 million
sq. ft. of the entire Carlylc Master Plan of which roughly two-third is built or under construction.
Whilc the overall area does not change and the impact to the disposition of these areas is minimal,
there are impacts on particular blocks that are addressed in the following sections.

Block F

Llotel and Condominium Uses

The applicant proposes to develop Block F with a smaller hotel than was the maximum allowed for
in the space allocation and Design Guidelines. Bascd on current standards of optimum hotel
operations, the proposed full-scrvice hotel will have approximately 315 rooms as opposed to the 400
originally envisioned. According to the applicant, the market in Carlyle and Alexandria will support
the 315-room size facility but not a larger one and that the project investors are confident that this
size hotel with conference [acilitics is the appropriate approach to the local market. The inclusion
of condominium units in the complex makes it possible to provide the higher-quality facilities,
services, and architecture required within Carlyle. '

Several hotcls have been opened in the vicinity of Carlyle during recent years. These include the
Marriott Residence Tnn, completed in 2003 with 240 rooms; the [lampton Inn, completed 1n 2001
with 80 rooms; the Hilton Iotel, completed in 2000 with 84 rooms; and the Embassy Suites,
completed in 1990 with 268 rooms. This brings the cxisting total of recently developed hotel rooms
in the adjoining area to 672,

The proposed hotel is intended to be of a luxury class both to serve the demand that its developers
expect to materialize with the opening of PTO and ongoing U.S. Federal Courthouse activities and
to provide high-end services for the associated condominium residential units on the upper floors.
The inclusion of conference facilities is also expected to generate additional business for the hotel
operation through rental fees, catering, and room occupancy.

Convcrsion of Uscs to Residential

There has been a recent trend to convert residential space to office within Carlyle; shifting this
amount of office back to residential helps to restore the original balance between the two uses. The
original plan had 3.1 million sq. ft. of residential and 2.7 million of office use. That rough parity
between the two most extensive permitted uses changed dramatically with approval of PTO and a
subscquent minor amendment in December of 2001, These actions shitted the proportions to 1.9
million sq. ft. of residential and 4.0 million office.
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Perspective view of the Jamieson Avenue-Courthouse Square corner of the proposed building.

Conversion of hotel floor area to residential on Block F increases the concentration of residential use
west of PTO. The original Cariyle plan was organized such that the eastern half was dedicated
predominantly to residential use whilc the western half was primarily for office use. The various
changes that have been made as development opportunities were approved since the inception
(particularly the PTO development) have resulted in the center of Carlyle becoming dominated by
officc vsc. Carlylc Towers has provided a major residential concentration on the west and Blocks
L and O are expected to extend residential development east of John Carlyle Street. Adding
residential uses to Block F in lieu of office use increases the concentration of residential use on the
western side of PTO, reinforcing the identity of this neighborhood as well as restoring some balance
in the total amounts of residential and office uses throughout Carlyle.

Carlyle Design Guidelines and Architccturc—-Block F

There are various changes that are proposed to the remaining development of Block F that would
affect the massing of the building. The most important impact 1s the change from a pair of towers
(one for the hotel, one for the office building) on a common base; the conversion of uses and transfer
ol areas now locates all the area above the base into a single mass or tower element containing both
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the hotel and the new residential building arca. There arc alse several impacts to the overall
dimension and location of volumes resulting from the consolidation of the building:

1.

The streetwall for the base of the building is modified from a 50'- to 55high elevation to a
42'- to 55"high clevation which corresponds to the internat program of the hotel complex of
one level of lohby/retail/service/kitchen area on the ground floor and a conference
component on the second floor.

Block F proposed elevation along Jamieson Avenue (Zeﬁ); massing diagmﬁz (right) with shaded
area showing the primary area where the building height in the approved Design Guidelines
would need modification.

2.

The more significant impact is a result of combining the program into a single tower above
the base and wnvolves several changes to the original guidelines which allowed the 135
height for a frontage of 140" centered on Courthouse Square; maximwm height along
Jamieson Avenue was capped at 130’ to extend 115" northeast from Courthouse Square. The
proposed tower volume cxtends 190" along Courthouse Square; there is no significant
setback at 130" along Jamieson Avenue. Where before there was a minimum gap of 39
between the hotel and office towers northeast of the 115' face along Jamieson, the mass of
the building now continues at 130" for another 95" along Jamieson until it steps down to 80'.
At the northeastern corer of the site originally intended for the office building, the
maximum height was also 80' and thus there is no change in this location except for the
increase to 130’ in the middle portion of the block facing Jamieson as mentioned above.
Finally, there has been an overall increase in height from 55 to 80 for the remainder of the
building mass which consists of the center of the block, the area facing the PTO building,
and a small frontage of roughly 60 feet facing Ballenger Street.
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3. The applicant has proposed an expression line at 80 feet with a change of plane of 8 inches
in depth with a change of matcrials to break the scale of the surfaces into different volumes
along the street. The applicant is also proposing a two-foot-deep commnice at this elevation to
reinforce this expression line. Staffis requesting that the applicant make this change of plane
a minimum of 16 inches to help break down the mass of the street frontage into smaller
volumes with a change of plane that is perceptible for a pedestrian at ground level.

While there has been an overall reduction in building area proposed for the site, the result of these
changes has been to increase the apparent scale of the building at the sireet and along Jamieson
Avenue in particular. Because of the change in use from both office and hotel usc to all hotel and
residential, the shape of the buildings is probably morc slender—and thus has less bulk—than what was
originally envisioned. However, the impact of the increased street and the reduction of the size of
the setbacks is significant and must be addressed architecturally.

Vicinity plan showing views affected by Block F and Federal Courthouse from Carlyle Tower I.

The proposed increasced height of streetwall along Jamicson Avenue and the extended frontage facing
Courthouse Square changes the visual relationships to Carlyle Towers and, to a lesser extent, to the
U.S. Federal Courthouse across the Square. In the case of Carlyle Towers, the visual impacts
involve narrowing of view corridors to the east as the footprint of the proposed hotel/residential
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tower has grown, particularly on the north along Jamieson Avenue. Some views from upper levels
of Carlyle Towers to the southeast would be lost completely as the height in the middle portion of
the proposed building has been increased to 130" from 55 in the gap between the original building
or to 130" from 8()' in the western portion of the original office tower.

At street level, the only significant change along Jamieson Avenue affecting Carlyle Towers 1s the
change from office to residential use in general. The entrance to this portion of the project was
always to have been on Jamieson Avenue; its location is farther to the southwest—and therefore
closer to the Carlyle Towers complex—than it would have been if the office portion were being built
at the corner as originally planned. However, this impact is minor and represents an improvement
by providing similar uses across the street [rom cach other to enhance the residential character of this
scctor of Carlyle.

In general, the increases to the height of the streetwall along Jamieson and Courthouse Square are
mitigated by the exterior design treatment of the building as proposed by the applicant. The
proposed design breaks the overall building into smaller elements—both horizontally and vertically—
to create an architectural composition that is compatible with the adjoining buildings.
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Elevation along Courthouse Square showing treatment of massing as stepped volumes.
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The base of the building is articulated in brick with a strong cornice and large proportions that arc
appropriate to the public nature of the entry lobby, retail, and assembly spaces that arc contained in
the first two floors of the building, Tt is punctuated by the more monumental entries (or “portal
elements” as required in the Design Guidelines) to the hotel on Courthouse Square and the
residential building on Jamieson Avenue as well as by the garage entrance on Ballenger Avenue.

Above the base is the greater—or middle—part of the building that is subdivided into two portions that
are intended to break down and organize the large scale of the overall facades. The [irst or lower
portion is devoted catirely to hotel uses and is four stories from the setback at 45" above the base to
another expression line at 80". This tier of the building also incorporates the setbacks at the ends of
the building where it steps up from 45" to 80". The upper portion of the middle part of the building
contrasts again from the portion below by changing color to a darker brick, cxpressing a change of
plane backward from the street, and changing the scale of the architectural order to a simple and
straightforward volume with punched windows. This part of the building contains two levels ofhotel
rooms and four levels of condominiums, ending at the 130’ expression line and coincides with the
larger setbacks along Jamieson and Ballenger avenues building up to the corner tower.

The top of the building contains the last three levels of condominiums and is proportioned as a
cornice to the entire height of the building. The cladding is changed to a lighter color to emphasize
lightness at the top; the windows arc rceessed more deeply from the face of the building, creating
more shadow and interest; the cornice extends outward to provide a finish to the mass of the building
against the sky. Because of the setbacks from 130’ to the final height of 155', this is portion of the
building fronts only along Courthousc Square and 115’ to the northeast along Jamieson Avenue.

Staff has met numerous times with the applicant team over the past scven months provide guidance
on the development of the design that would be consistent with the vision for Carlyle, including
recommended additional treatments which help to break down the perceived mass of the building
into smaller volumes. Principally, Stafl'has advocated the differentiation ofthe building into a these
volumes by maximizing setbacks and emphasizing them through shifts in material, color,
architectural order, and expression lines such as cornices. The applicant is only allowing [or an 8-
inch change of plane where Staff has asked {or a minimum of 16 inches to create the intended effect.
Staff considers this an important factor in mitigating the impact of the increased presence of the
building along the street frontages due to the reduction elsewhere of setbacks from 10" to 5.

Finally, staff has developed supplementary narrative design guidelines for Block I which have
largely been incorporated by the applicant. These guidelines help to provide morc specific pudance
regarding massing and architcctural articulation that is less explicit in the current Carlyle Design
Guidelines and also help to establish intent regarding architectural character for the proposed project.
The supplemental guidelines for Block F, dated May 23, 2003, arc attached to this repott.
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Block G

This site has becn envisioned as a retail “anchor” for the eastern portion of Carlylc. The context of
this mixed-use retail site in Carlylc is significant because of the disparate scale and uses of its
neighboring buildings. Notably, the PTO building immediately to the west reaches @ maximum of
128 feet with street frontage step backs at 104 feet along Dulany Street East and 80 feet along
Jamieson and Ballenger Avenues. Across John Carlyle Street to the east, however, there is a
complex of residential townhouses (with ground-floor retail) in Block H with a maximum height of
45 to 50 fect and an architectural scale that is typical of that building type. To the north across
Jamieson Avenue is an existing office building (Block C) with a maximum height of 82 feet with
street wall maximums between the corners at 50 to 55 feet. To south is a planned retail-otlice
building (Block K, see discussion following) with an allowable maximum height ot 50 feet.

Proposed massing viewed from John Carlyle Square showing townhouse development (lefi) and the
PTO campus (right)

The following issues are raiscd by the proposed transfer of additional office space to Block G from
Block F and the increase of building height on the site.

Retail and Office Mix of Uses—Block G

Block G has been envisioned as a retail anchor for the John Carlyle Street retail corridor, between
the residential and office blocks on the cast side of Carlyle. While some retail uses have openced in
Carlyle, the real beginning of the community as a thriving mixed-use area is expected to occur when
the PTO is occupied and Block G is developed. The proposed developer (Lane Development),
intends to create a retail corc based on Block G that will consist of ground floor and sccond floor
retail. The developer contends that to make second floor retail viable, the use must be indirectly
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subsidized by the marketability of the ground floor retail and office tenants. The request for
additional office floor area is intended to offset the lease discount that will be needed to keep the
second floor retail occupied with a thriving business. In order to develop a fourth floor of office
space on the building, transfers of approximately 35,000 SF from Block F and 9,000 SF from Block
P are proposed. An additional 25,000 SIF would be transferred from Block P to provide for a fifth
floor on the building. The increase in olfice floor area is appropriate to ensure active and viable
retail uses and tenants in this location. 'the expectation is that an anchor tenant for Block G, in
combination with uses such as Whole Foods and the opening of PTQ, there will also create a
spillover demand on John Carlyle Street for the currently vacant ground floor retail spaces.

Carlyle Design Guidelines and ArchitectureBlock G
The proposed increased height on Block G improves transition between the low residential scale of

the townhouses on John Carlylc Square and the larger ten-story office building mass of the PTO
complex to the west. The proposed guidelines increase the maximum height from 50 to 86 feet to
accommodate up to two more levels of office use; this height increase is also accompanied by a
series of step backs to mitigate difference in height relative to existing townhouses.

The third and fourth floors dedicated to office use would be a maximum height of 68 fect. The fifth
floor would bring the total allowable height to the building to 86 feet which is considered by Staff
to be a reasonabilc transitional height between the maximum 50 feet of the townhouses across John
Carlyle Street to the east and the 128 feet of the PTO Remsen Building adjacent to the proposed
building on the west. The possible setbacks at the fifth floor arc a minimum of 15 feel on Jamieson
Avenue, John Carlyle Street, and John Carlyte Square.

The significance of these changes to the envelope is that thcy maintain the important relationship at
the southern comers of John Carlyle Square by holding an expression line and associated setback
at roughly 45 feet, similar in height to the townhouses in Block H to foster a unity of scale to this
important urban space within the Carlyle development. Likewise, the increased heights allow amore
graceful transition to the greater heights of the PTO complex and also maintain a comfortable
relationship to the neighboring buildings to the south (mixed-use office and retail building at 50 feet)
and north (office building with retail frontage at 68 feet). However, staff recommends that the
setback along Ballenger Avenue be increased from a 5 feet to a minimum of 10 feet to better
differentiatc and reduce ihe impact of the upper levels of office from the street and particularly from
the townhouses to the east.
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Site section showing height relationships to PTO (left) and townhouses (right}

As with Block T, the Planning and Zoning Staff has developed supplementary narrative design
guidelines for Block G which will be incorporated by the applicant in the development of the design
for the building. These guidelines help to provide more specific guidance regarding massing and
architectural articulation that is less explicit in the Carlyle Design Guidelines and also help to
establish intent regarding architectural character for the proposed project. The supplemental
guidelines for Block G, dated May 23, 2003, are attached to this report.

Blocks J and K

In Carlyle, a pair of mixed-use retail buildings were located on the south side of Ballenger Avenue
at Elizabeth Lanc/Courthouse Square on the western portion of the development. The two buildings
were envisioned to be approximately the samc overall size at 44,970 sf. fi. for Block J and 41,400
st. ft. for Block K.

In 2001, during the development of the design for the PTO complex, the Carlyle Design Review
Board recommended a frontage of office use in a townhouse-style treatment along the lengths of the
cast and west garages of the PTO complex facing Elizabeth Lane and John Carlyle Street. As these
garages straddle both Blocks J and M (on the west) and Blocks K and N {on the east), the office
building area for the townhouse offices was transferred from the two retail buildings on Ballenger
Avenue. Thus, the current proposal to transfer the office area to Blocks J and K represents a
restoration of the original floor area to create a pair of viable mixed-use retail buildings in Carlyle
adjacent toresidential uses and supported by the surrounding office population. The transfer for both
buildings is about 27,000 sq. ft. and amounts to relocating the use from the north side of Block F to
Blocks J and K.

As a result of the previous transfers, Block J now has one floor of retail facing Courthouse Square
(about 15,000 sq. ft.) and one floor of office (about 15,000 sq. fi.). The applicant’s proposal would
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add about 15,000 sq. ft. of office space and bring the total for the building back to 45,000 sq. ft.,
similar to the original allocation. Likewise, Block K currently has almost two full floors of retail
(27,600 sq. {t.) and a partial second {loor of office area (1,757 sq. f1.); the proposed transfer brings
an additional 12,000 sq. ft. of office area to the building. 1n addition, the Block K mixed-uscd retail
building retains 4,500 sq. ft. of mandated daycare area which would be maintained under this SUP
application.

Carlyle Design Guidelines and ArchitectureBlocks J and K

Under the original Carlyle Design Guidelines, a maximum of 50 feet in building elevation was
prescribed, allowing three levels of mixed retail and office use. In terms of massing, these buildings
are considerably shorter than the neighboring PTO buildings, which reach as high as 118 fect, and
are also lower than the PTO garages to the sonth which were both capped at 62 feet. Staff continues
to support the original intent of the Carlyle plan which provided for lower-scale mixed use retail
buildings in these locations and advocates restoration of the office use to these building areas to
create the intended 50-foot streetwall (three stories).

As with Blocks F and G, however, staff has developed supplementary narrative design guidelines
for Blocks J and K which will be incorporated by the applicant in the development of the design for
the building. These guidelines help to provide more specific guidance regarding massing and
architectural articulation that is less explicit in the Carlyle Design Guidelines and also help to
establish intent regarding architectural character for the proposed project. The supplemental
guidelines for Blocks J and K , dated May 23, 2003, are attached to this rcport.

PO BUILDING ¢ BEYOND

TOWNHOUSE orﬂcssy ]
1)

=0tk

Site elevation of proposed building (right) on Block K along John Carlyle Street showing PO east
parking garage with townhouse offices (left) and PTO Remsen office building beyond. No change
is proposed to the approved Design Guidelines with a 50-foot height limit.
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Block P
The proposed transfer of office space from Block P helps to reduce the volume of the buildings will
eventually be constructed on the site:

The plan for Carlyle includes a mix of retail and oflice uses on Block P. Becausc it is a large block
with dircct access from Eisenhower Avenue, considerable amounts of retail (54,863 SF) and office
floor area (417,493 SF) have been allocated to this block. With this current proposal, 32,000 SF of
office floor area are proposed to be transterred to Block G. In addition, the 25,000 SF retail area
previously required for a grocery store will occur on Block P.

As Carlyle has developed over time and planning in the areas to the south and west of Block I' has
evolved, the need for one or more strects passing through it became cvident. The requirement that
Block P accommodate additional streets was established in Condition No. 70A of the Carlyle SUP.
Accordingly, the applicant has accommodated an extension of John Carlyle Street in preliminary
studies for development on the site. The strect through the block dictates that two separate buildings
will ultimately be constructed on the site. Geotechnical conditions indicate to the applicant that
below-grade parking may not be difficult; these two factors have caused early massing studies for
the block Lo reveal that future buildings on the site may be have a tendency to appear rather bulky
in comparison to those that are expected to develop around them. This realization has led staff to
support the opportunity to transfer office space floor area off Block P. The transfer of 35,000 SF
from Block P to enable the massing to be more consistent with some of the adjoining development.
While staft continues to have concern regarding the overall massing for Block P, the design
guidelines for this block have not yet been approved and will require subscquent approval by City
Council. This special use permit process will enable the level of review that has been completed
for the remainder of the blocks within Carlyle.

Retail Parking:

The retail parking within Carlyle is based upon a maximum number of parking spaces of 3.976
spaces/1,000 GSF. There was also the potential to decrease parking ratios for retail after a
significant amount of office space had been developed, which was based upon the possibility of
shared parking. However, shared parking has never fully materiatized within Carlyle duc to the
concerns of office tenants about security and liabilities of sharing parking garages.

The 3.976 spaces/1,000 GSF requirement is a maximum and similar to the parking permitted as a
result of the Eisenhower East planning process. Based upon the parking analysis and evaluation for
East Eisenhowecr, it became apparent that even for retail, within an urban setting an appropriate level
of on-site parking is necessary, albeit at a much lower rate than suburban locations. Through the East
Eisenhower planning process it was determined that a maximum of 3.5 spaces/1,000 GSF were
necessary to support active retail uses. In addition a minimum number of parking spaces was
established at 2.0 spaces/1,000 GSF was established to ensure that a minimum level of adequate
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parking would be provided for the rctail uscs. Because of the proximily of the proposed blocks to
East Eisenhower, staff 1s recommending a comparable level of parking for these blocks within
Carlyle. Therefore, staff is recommending a maximum amount of parking of 3.5 spaces/1,000 GSF
which is consistent with the adopted parking requirements for East Eisenhower. Staff believes this
18 an appropriate balance between limiting the amount of parking whilc also cnabling active retail
uses to occur within Carlyle. Several of the proposed development plans are proposing more than
the maximum parking than is permitted, such as Block G. Therefore, these blocks will need torevise
the parking totals as part of the final site plan process to be in compliance with the maximum parking
requirements permitted within Carlyle, including the maximum of 3.5 sp/1,000 as recommended by
staft.

Additional Changes Requested

The following changes to the Carlyle SUP proposed by staff will resolve problems encountered in
the establishment of active retail uscs within Carlyle and with the general administration of the
special use permit as build-out continues.

A. A request to change the definition of retail applied to Carlyle so it encourages those businesses
that generate a high degree of pedestrian activity.

With demand for street level retail floor area just beginning to increase, staff receives requests by
office uses to occupy ground floor retail space on a temporary basis. The normal term for a
temporary office use is 5 to 10 years. Staff belicves that within 5 years, demand for pedestrian-
oriented retail uses will be greatly increased. However, much of the ground floor space will be
locked intc leases by uses that are not truly retail in nature, but instead are office-oriented storefront
uses, such as financial brokerages. By changing the definition of retail use as proposed in the
recommended changes to Condition # 102, staff expects to be more successful in facilitating the
occupancy of these important street-fronting spaces by businesses that will enliven the area and help
generate the community life anticipated for Carlyle. The definition proposed is that recommended
for the Mill Race project and approved by the City Council earlier this year.

B. Authorization of administrative approval for conversions of ground floor area from non-retail
uses to retail uses along John Carlyle Street, Jamieson Avenue and selected other streets.

Several owners of existing buildings in Carlyle have indicated that the requirement to obtain special
use permit approval to convert ground floor office space to retail use within Carlylc has discouraged
conversion of these spaces to retail uses. Because the development of street tevel pedestrian retail
activity is a fundamental component of the mixed-use vision for Carlyle, deterrents to new or
expanded ground-floor retail activity should be minimized where possible. This measure would
apply only to locations along John Carlylc Street and John Carlyle Square and Jamieson Avenue, and
would not change any cwrent requirements for special usc permits for restaurants, but would
eliminate the SUP process for the types of businesses that are typically not required to apply for one
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1n other areas of the City. Staft has included a new condition of approval to address this matter.

C. A request that the grocery store required to be included within Carlyle be eliminated if the
grocery store approved for the corner of Duke Street and Holland Lane is built.

Condition #102A of the Carlyle SUD states the following: “A grocery store of no less than 25,000
SF shall be provided within the retail space at Carlylc.” This requirement was intended to ensure
that the new residents of Carlyle and the general vicinity would have access to a full-scrvice grocery
store for daily needs without having to drive to some other part of the City. This level of
convenience was seen as nccessary to encourage the evolution of Carlyle as a pedestrian and transit-
oriented community. With the plan for Carlyle including a significant rcsident population and its
location near other residential neighborhoods, the intent of the requirement was to encourage the
establishment of this specific and sizablc use within the larger blocks of Carlyle.

With City Council approval in late 2002, the Whole Foods Market will be constructed at 1700 Duke
Street adjacent to Carlyle. Itis recommended that the requirement for a grocery store be eliminated
when the Whole Foods Market is operational. Staff agrees with thc applicant that at that point in
ttime, Condition # 102A will become obsolete and an obstacle to development of other needed retail
establishments within Carlyle. However, in order to preserve the intent of providing essential retail
within Carlyle, staff will only support this change it the 25,000 SF is allocated to ground floor
consolidated retail uses within Block P in Carlyle.

CONCLUSION:

The transfers and conversions applied for in this special use permit will facilitate more desirable
developments on all five of the blocks involved in the following ways:

. The luxury hotel and conference center on Block F will provide a high-quality development
in the western portion of Carlyle while increasing the residential use on the western portion
of the development.

. The addition of office space to Block G will help make the large first and second {loor retail
focus on that block more viable and stable. If Block G is truly successful as a center of retail
activity, it should trigger additional interest in devclopment of ground floor retail in the other
Carlylc buildings that either lies vacant or is temporarily used for offices.

. The transfers of office space to blocks J and K is a restoration of office space above the
mandated retail space. This full allotment of office spacc will be as important to the
viability of the ground floor and second floor retail on these two outparcels as it is necessary
to enable the buildings to fill the height and depth requirements of the Carlyle Design
Guidelines.

. The transfer of office space [rom Block P will help reduce the bulk of future buildings likely
to be constructed on this site across Eisenhower Avenue.
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Regarding the other matters included in this case, administrative authority to approve conversions
of ground floor space to retail will facilitate more retail development in Carlyle. Stall efforts to get
active retail uses established in ground floor street front spaces will benefit by having a more clearly
defined definition of retail uses that will generate a high degree of pedestrian activity. Staffbelieves
that the requirement for a grocery store within Carlyle should be eliminated when the Whole Foods
Market is operational at 1700 Duke Street, so that the 25,000 SF of retail reserved for it can be used
to augment the retail {loor area within Carlyle.

In addition, on May 19, 2003, Staff presented the proposed area transfers for Blocks F, G, J, K and
P to the Carlyle Design Review Board. The Board discussed the impacts of these changes in areas
on the envelopes of the buildings affected by these transfers and how these changes would affect
other blocks within Carlyle. The consensus reached by the Board was that the changes were
rcasonable and supportable and recommended the proposed changes to the Design Guidelines.

Therefore, staff recommends approval of the proposed transfers and amendments as noted.

&
>
o

Eileen P. Fogarty, Director, Department of Planning and Zoning
Thomas Luebke, City Architect
Rob McLeod, Urban Planner
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CITY DEPARTMENT COMMENTS

Legend: C -coderequirement R -recommendation S -suggestion F - finding

Health Department

C-1

C-2

C-3

C-7

C-8

c-g

C-10

An Alexandria Health Department Permit is required for all regulated facilities.

a. Permits are non-transferable.

b. Permits must be obtained prior to operation.

c. Five sets of plans are to be submitted to and approved by this department prior to
construction of any facility regulated by the health department.

Plans for food facilities must comply with the Alexandria City Code, Title 11, Chapter
2, Food and Foed Establishments. There is a $135.00 fee {or review of plans for food
facilities.

Pool plans must comply with Title 11, Chapter 11, Swimming Pools. Tourist
establishment pools must have six (6} sets of plans submitted.

Personal grooming facilitics must comply with Title 11, Chapter 7, Personal Grooming
Establishments.

Tanning Salons must meet State Code Title 59.1, Chapter 24.1, Tanning Facilities.

Massage facility plans must comply with Title 11, Chapter 4.2, Massage Regulations. All
massage therapists must possess a current massage therapist certification, issued by

the Commonwealth of Virginia in accordance with the Cede of Virginia Chapter 599, -
§54.1-3029 and must possess an Alexandria Massage permit in accordance with
Alexandria City Code Title 11, Chapter 4.2 prior to engaging in any massage activity.

Coin-operated dry cleaning facility plans must comply with Title 9, Chapter 4, Coin
operated Dry Cleaning Establishments.

Coin-opcrated lavndry plans must comply with Title 9, Chapter 5, Coin Operated
Laundries.

Hotels/Motels must comply with Statc Code 35.1, Hotels, Restaurants, Summer Camps,
and Campgrounds.

Marina plans must comply with the provisions of Section 32.1-246 of the Code of

Virginia. Information to be included in the plans submittal is to be as required by the
Code of Virginia.
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C-11 Provide a menu or list of foods to be handled at this facility to the Health Department
prior to opening.

C-12  Food must be protected to the point of service at any outdoor dining facility.

Transportation and Environmental Services
No comments

Code Enforcement
No comments

Police Department
F-1  No objcctions
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“* APPLICATION for SPECIAL USE PERMIT #_Z203- 00){
: @;DQJ - I ] Change of Ownership or [X} Minor Amendment

[rust use black ink or type] /q 5 O
PROPERTY LOCATION: A6 Jupe ST . . _

TAX MAP REFERENCE: ____ ZONE: COD#L
Carlyle Developnent ICOR Rallernger Avenue ILC
APPLICANT Name; “orporation |
: 1755-C Duke Street 6701 Democracy Bivd., #711
Address: Alexandria, VA 22314 Bethesda, MDD 20817
- Cariyle ICOR Ballenger Avenue LIC
PROPERTY OWNER Name: Davelopment -
Corporation . :
. - - 6701 Democracy Blvd., #711
Address; _17997C Duke SE’:‘E‘?‘,E Bethesda, MD_ 20817

L ] 1A
n.l.mu.uu.LJ.cl., VI L& 1=

SITE USE: amendment to SUP- ?pm

{] THE UNDERSIGNED hereby applies for a Special Use Permit for Change in Ownership, in accordance with
the provisions of Article XI, Division A, Section 11-303 (5)(f) of the 1992 Zoning Ordinance of City of
Alexandria, Virginia, THE UNDERSIGNED, having read and received a copy of the special use permit, hereby
agrees to comply with all conditions of the current spec;al use permit, including all other apphcable City codes
and ordinances,

{ A THE UNDERSIGNED hereby applies for a Special Use Permit for Minor Amendment, in accordance with the
provisions of Article XI, Division A, Section 11-50% and 11-511 of the 1992 Zomng Ordinance of City of
Alexandria, Virginia.

THE UNDERSIGNED, having obtained permission from the property owner, hereby requests this special use permit.
The undersigned also attests that all of the information herein required to be furnished by the applicant are true, correct
and accurats to the best of their knowledge and belief. .

Jonathan P, Rak, Esquire, Agent
Print Name of Applicant or Agent

McocGuireWoods LIP :
Suite 1800 703-712-5411 703~712-5231.

Mailing/Street Address Telephone # Fax #
1750 Tysons Boulevard .

Mclean, VA 22102
- City and State Zip Code Date

Signature

=—====—= () NOT WRITE BELOW THIS LINE - OFFICE USE ONLY ===

Application Received; Z2-j0-2003 Date & Fee Paid: b
Legal Advertisement:

Fravning Lommyssion
ACTION:

Cﬂ7 Cogndre AcrioN s
= ' ~ =)

06/99 p:\zoning\pc-appi\fonﬁs\app-mp‘z ) : 7 wa
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SUP# o0 3-08/ &

The following information must be furnished to the Department of Planning and Zoning to determine
if the current use conducted on the premises complies with the special use permit provisions and all
other applicable codes and ordinances.

1. Please describe prior special use permit approval for the subject use.
Most recent Special Use Permit # 99-0056

Date approved: Maxch /21 {2000
moanth day year

. Name of applicant on most recent special use permit Carlyle Development Corporation

Use Revisions to Carliyle CO SUP Plan

2. Describe below the nature of the existing operation in detail so that the Department of Planning and
Zoning can understand the nature of the change in operation; include information regarding type of
operation, number of patrons served, number of employees, parking availability, etc. (Attach additional
sheets if necessary)

See attached Statement of Justification

= /3
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Describe any proposed changes to the business from what was represented to the Planning Commission
and City Council during the special use permit approval process, including any proposed changes in the
nature of the activity, the number and type of patrens, the number of employees, the hours, how parking
is to be provided for employees and patrons, any noise emitted by the use, etc. (Attach additional sheets
if necessary)

See attached Statement of Justification




SUP#_o/p00 2 AN/ &

Is the use currently open for business? Yes X No

If the use is closed, provide the date closed. / o
. month day year

Describe any proposed changes to the conditions of the special use permit:

See attached Statement of Justifjication

Are the hours of operation proposed to change? Yes No
If yes, list the current hours and proposed hours:

Current Hours: Proposed Hours:

Not spplicable

Will the number of employees remain the same? Yes No
If no, list the current number of employees and the proposed number.

Current Number of Employees: Proposed Number of Employees:
Not applicable

Will there be any renovations or new equipment for the business? Yes No
If yes, describe the type of renovations and/or list any new equipment proposed.

Not applicable

Are you proposing any change in the sales or service of alcoholic beverages? Yes
If yes, describe proposed changes:

Not applicable




10.

11.

12,

13.

14,

15.

16,

SUP# 003 -04/

Is off-street parking provided for your employees? Yes No
If yes, how many spaces, and where are they located?

Not applicable

Is off-street parking provided for your customers? Yes No
If yes, how many spaces, and where are they located?

Not applicable

Is there a proposed increase in the number of seats or patrons served? Yes No
If yes, describe the current number of seats or patrons served and the proposed number of seats and
patrons served. For restaurants, list the number of seats by type (i.e. bar stools, seats at tables, etc.)

Current: Proposed.:

Not applicable

Are physical changes to the structure or interior space requested? Yes No
If yes, attach drawings showing existing and proposed layouts. In both cases, include the floor area
devoted to uses, i.e. storage area, customer service area, and/or office spaces.

Is there a proposed increase in the building area devoted to the business? Yes _x No
If yes, describe the existing amount of building area and the proposed amount of building area.
Current: ~ Proposed:

The applicant is the (check one) X Property owner Lessee

other, please describe:

The applicant is the (check one) X Current business owner Prospective business owner

other, please describe:

&%
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17. Each application shall contain a clear and concise statement identifying the applicant, including the name
and address of each person owning an interest in the applicant and the extent of such ownership interest.
If the applicant, or one of such persons holding an ownership interest in the applicant is a corporation,
each person owning an interest in excess of ten percent (10%) in the corporation and the extent of interest
shall be identified by name and address. For the purpose of this section, the term "ownership interest”
shall include any legal or equitable interest held in the subject real estate at the time of the application.
If a nonprofit corporation, the name of the registered agent must be provided.

Please provide ownership information here:

Carlvle Development Corporatjicn

Norfolk Southern Corporation (100%)

Three Commercial Place

Norfolk, VA 23510

LCOR Ballenger LLC

LCOR Ballenger LLC is owned 100% by LCOR Property Company LLC,

. of which 40% is owned by LCOR Public/Private LLC. LCOR Public/
Private is owned 100% by LCCR Holdings LLC, which in turn is owned
by 4 individuals and LCOR Incorporated. » 26.6% interest is held
by each of 3 individuals; assuming they own 26.6% of 40%, they
effectively own 10.64% of LCOR Ballenger. The 3 individuals are:

Peter DiLullo
Eric Eichlerx

LCOR Incorperated
100 Rerwyn Park
Suite 11§

Berwyn, PA 19312
(61Q) 251-9110

Kurt Eichler

LCOR Incorporated
One Penn Plaza
Suite 3310

New ¥York, NY 10119
(212} 760-0060Q

06/99 plzoningpe-appitermsiapp-supl
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STATEMENT OF JUSTIFICATION
REVISIONS TO CARLYLE CO SUP PLAN

Carlyte Development Corporation (CDC} and LCOR Ballenger Avenue LLC are
requesting approval of a revised Carlyle CO SUP plan. The proposed revisions include a
minor redistribution of office floor area within certain blocks and conversion of a portion
of Block F’s floor area from hotel and office use to residential use. Thc revisions also
amend certain development conditions o provide greater flexibility for bringing retail
uses to Carlyle. The revised development conditions would allow inscrtion of a retail use
in place of any ground floor officc space in Carlyle and would remove the requirement
that 25,000 square feet of Carlyle’s retail space must be used for a grocery store il the
grocery store approved for the corner of Duke and Holland 1s built.

‘The proposced changes arc consistent with the original intent and on-going dévelopmen‘c
of Carlyle, and with such changes the Carlyle CO SUP will continue o

. Facilitate the full realization of a vibrant, mixed-use development, with a
balunce of residential, hotel, retail and office uses.
L Uphold the urban design principles, and create a series of distinet,

pedestrian-oriented, urban places to complement the existing development.
. Allow realistic and economically viable development to occur.

These objectives are achieved in the revised CO SUP plan merely by reallocating and re-
designating previously approved floor area. The overall permitted floor area within
Carlyle remains the same and the requircd amount of retail floor area remains the same.
Residential floor area increases slightly and office and hotel floor arca arc decreased
slightly.

Reallocation of Floor Area

‘The reasons for the proposed reallocation of floor area are twofold. First, a small shilt in
office floor area is needed for the planned rotail/ o[fice buildings along Ballenger Avenue
to [ulfill their design purpose of screening the north ends of the PTO garages. Second,
approved plans for the hotel and office building on Courthouse Square (block F) have
been aggressively marketed for several years yet no hotel opcrator is inlerested in a
300,000 s.f. / 400 room hotel. A dcveloper is willing to proceed with a variation on the
approved plan that replaces the current plan with an approximately 320 room hotel and
residential condominium building. The hotcl will provide an approximately 7,500 square
foot ballroom, conlerence and meeting facilities, retail space, a restaurant and other
amenities of a full service hotel. At the same time, another developer can proceed with
the retail building on John Carlyle Square (block G) utilizing the unused office floor arca
from block F. Both the hotel and retail projects-- which are desircd by (he community --
can finally proceed if the requested changcs are approved.

The specific floor area transfers requested by this application are:

=5 78
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1. Transfer 27,296 square feet of Block F office to Blocks J and K for the two oflice/
retail buildings facing Ballenper Avenue. These buildings serve to screen the
northem face of the PTO parking garages. A portion of the office floor area
originally approved for these buildings was previously relocated to screen the faces of
the PTO Garages along Elizabeth Lane and John Carlyle Street. Without this
additional floor area, thesc buildings would not be tall enough to screen the north end
of the PTO garages. With the proposed transfers, the three story Ballenger buildings
will be no larger than originally planned. Moving the office space from one block to
another will not increase the total amount of office in this part of Carlylc.

2. Convert 32,704 square feet of Block F office to residential and convert 70,000 square
feet of block F hotel to residential. This conversion of uses on block F will reduce the
total size of the hotel from 300,000 to 230,000 s.f. and create a 102,704 s.[ residential
condominium building as part of the sume development. The smaller hotel meets
current industry standards for efficient hotel operations, with approximately 320 guest
rooms, while providing the amenities of a full service hotel.

3. Transler 35.000 square feet of Block F office to Block G. The retail building planned
for block G has been very difficult to market becausc it contained approximately
30,000 s.[. of second floor retail space. By transferring office floor area that is not
needed for block F, the economic impact of this sccond story space can be supported
by oflice tenanis. Increasing the building height from three stories to five stories will
also allow a better transition to the adjacent 10 story PTO o[fice building. Moving
the office [toor area one block east will not adversely affect traffic or other impacts
but will help the much desired retail anchor for John Carlyle Square to proceed.

These changes are reflected in the revised chart of uses and floor area.

Revised Conditions
The proposed changes to the SUP conditions requested by this application arc:

Revise

102A. A grocery store of no less than 25,000 square feet shall be provided within the
retail space at Carlyle. This requirement will be waived in the event a grocery
store is constructed at the corner of Duke Street and Holland Lane. Ground floor
office floor area throughout Carlyle may be used for refail uses.

The dcletion of the requirement for a grocery store is based on the recent approval of a
grocery store at the corner of Duke Street and Holland Lanc. Since this location is also
within the CDD #1 Coordinated Devclopment District and is adjacent to the John Carlyle
retail precinet of Carlyle, it will satisfy the market need for a grocery store in Carlyle.
The new condition allowing retail in ground floor office floor area simply adds flexibility
to increase retail uscs above the required amount in Carlyle.
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Conclusion

The proposed changes are linportant catalysts to complete the mixed-use nature of
Carlyle and to add vitality to the community. Accelerating the development of the hotel
on Courthouse Square and the retail anchor on John Carlyle Square will bring activity to
Carlyle on evenings and weekends to complement the burgeoning ollice and residential
uses that are already present. We respeetlully request your approval,

WREA133580Ww. 6




Carlyle Master Plan
Alexandria, Virginia

SUP 2063~ oo

Reviscd 1.20.03

Block Office Residential | Hotel | Retail GSA Daycare Block Total
A 814,419 4,245 818,664
B 290,000 7,000 | 297,000
C 460,700 0 19,600 480,300
. _.
E 161,466 23,672 185,138
F 494493 8| 300,000 5,500 799,993

399,493 102,704 | 230,000 737,697

G 137,087 70,000 507087

472 087 542 087
H 436,000 4,000 440,000
T 400,000 400,000 |
J ~ dosg7a | e :

423.327 438.197
K 383581 27,600 4,500 415681

395.624 427.724

L 345,490 20,364 365,854 |
M 484,803 484,303
N 484,803 484,803
0 326,091 6,286 332,377
P 417,493 54,863 472,356

Total 4622.500 5922000 | 300000 | 258,000 | 400,000 | 4,500 6,907,000

3,989,796 2,024,704 | 230,000

% of 58004 27.8% 3% | 3.7% 5.8% 0.1% 100%
All 57.8% 29.3% 3.3%

Uses

WREAN35573.3
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Supplcmcntal Design Guidelines, Blocks F, G, ], & K May 23, 2003

SUPPLEMENTAL DESIGN GUIDELINES for Blocks F, G, J & K
May 23, 2003

The following guidelines are provided 1o assist the applicant in developing the design of the proposed
building. They are intended to augment the Design Guidelines approved for the block by the City
Council. No commitment is implied by the Department of Planning and Zoning to recommend approval
for any proposcd design merely because these guidelines are followed in the development of its
archifccture,

1. BLOCKF

Guidelings for the Larger Building

The buiidings should have a clearly defined base, middle and top. The 80-foot building shall incorporate
the lower two or three floors into an architectural building base, and should be delineated from the middle
section by a change of materials and a strong cornice. The base should be consistent in design and extend
around the entire block, unifying it at the lower level. The ground floor facing the street shall be visually
open and lincd with retail businesses with show windows and entrances directly on the sidewalk. The
second and third floors should have balconies and generous window detailing. The base should also be
articulated vertically so that sections step in and out along its length at a module that emulates the typical
panel widths found in Alcxandria’s traditional commercial neighborhoods. This articulation should be
carefully coordinated with the windows, entrance, and other architectural elements on the facade. The
base shall include the entrances to the building which should be designed as mujor [caturcs.

The middle section of the buildings should step back from the vertical plane of the base at least five feet.
This middle will be composed of multiple floors that are largely unified in exterior appearance. Within
this middle, the facade should architecturally express the function of the sections of the building e.g.
office, residential, hotel, etc. This expression should be accomplished by varying the size and shape of
windows, the presence or absence of balconies and the patterning of the exterior material.

The top of the tower should include a strong cornice and perhaps integrate one or two floors and visually
cap the vertical rise of the tower with appropriately strong horizontal lines. Mechanical penthouses shall
be integrated into the design of the building to create an interesting, articulated building top and to avoid
the appearance of a flat roof with a small box (penthouvse) on top. Mechanical penthouses must be clad in
the same material as the 1op {loor and should be visually integrated with the top section of the building.

Vertical Articulation

The facades of buildings should be segmented vertically as well as horizontally. The primary features on
the facades, at the lower floors fronting streets, will be the entrances. Entrances should be marked and
enhanced by increasing their sizc above that minimum necessary for function, and they should be flanked
by significant articulations in the base. The building articulation above the base should provide relief
from large flat building planes. Articulation can be achieved with bay windows, building projections and
recesses, balconics and decorative architectural elements.

Bevond the entrances, extending to the comers of the building, the basc should have vertical sections that
rhythmically step out and back. This rhythm approach should be reflected in the middle and top of the
building. Thus, the facade becomes a vertically and horizontally patterned surface, the intersecting
portions of which are harmoniously related.

T




Supplemental Design Guidelines, Blocks F, G, J, & K May 23, 2003

Fenestration

The pattern of windows in the facade greatly influences how well the different parts of the building wiil
express their functions as office, residential, hotel, elc. The residential scetion should have various sized
windows, most of which arc operable. Many or all of the units would have at least one balcony. The
office building may have large windows that are uniform in size and shape, and should not have
balconies. The hotel may have uniform windows with a portion that is operable. Vertically proportioned
windows, as found in traditional Alexandria windows , are preferred. All windows shall be punched (set
back into the surrounding facade at least the thickness of the masonry surface material).

Balconies should be enclosed by flanking walls. Floor slabs may not extend (cantilever) substantially
beyond the surtace of the facade or the enclosing walls. Balcony railings must be such that items stored
on balconies are partially or fully screened from view.

Vents for mechanical equipment in individual offices or residential units must not be visible. The
preferred route of ventilation exhaust is via collectors to the roof. Parking garage exhaust vents may not
open onto a pedestrian walk or a sidewalk along the street. Intakes for garage ventilation may be placed
along exterior walls adjacent to vehicle driveways or ramps but they must be integrated into the design of
the facade.

Matcerials

Buildings in Carlyle must have at least 51 percent of their exterior surface composed of masonry.
Masonry includes brick, tile, precast, and stone, The balance can be glass. No metal or plastic paneling is
permitted and metal panels may be used only for accents. Stucco may be used on facades that do not face
the streets. EIFS may not be used on any exterior surface. Generally, the brick color in the base should
be darker that the middle of the building, and the top should be lighter than the middle. Mortar may be
left naturai or tinted to match the surrounding bricks. Mortar may not be tinted to contrast with the
surrounding bricks.

% §2




Supplemental Design Guidelines, Blocks F, G, J, & K May 23, 2003
2. BLOCK G

Guidelines for the Larger Building

The buildings should have a clearly defined base, middle and top. The building shall incorporate the
lower two retail floors into an architectural building base, and shall be delineated from the middle section
by a change of materials and a strong cornice. To reinforce the relationship to the scale of the
townhouses across John Carlyle Street, a setback at the 45-foot expression line is required on all
elevalions cxcept for the west elevation overlooking the service court. The base should be consistent in
design and extend around the entire block, unifying it at the lower levcl. The ground floor tacing the
street shall be visually open and lined with retail busincsscs with show windows and entrances directly on
the sidewalk. The base shall be arliculated vertically so that portions of the building face step in and out
along its lenp(h a1 a width emulating the typical retail building widths found in Alexandria’s traditional
commercial neighborhoods. This articulation should be carefully coordinated with the windows,
entrance, and other architectural elements on the facade. The base shall include the entrances to the
building which should be designed as major features such as the office entrance on Ballenger Avenue.

The middle portion of the base-middle-top composition is comprised of the third and fourth floors of the
building and shall step back from the vertical plane of the buse by at lcast 25 feet; this may be reduced to
10 feet along the north and south elevations and eliminated on the west facade. This middle portion will
be composed of two floors that are largely unified in exterior appearance and express the function of
office usc by the size and shape of windows, the ordering of facade elements to give scale, and the
patterning of the exterior material. The fifth floor should step back further from the mass of the 3™ and 4™
office floors by a minimum of 15 feet along John Carlyle Strect and Square and from Jfamieson Avenue.

Vertical Articulation

The building facade should be designed with vertical as well as horizontal elements that step in and out
rhythmically. The primary features on the facades at the lower floors fronting streets will be the
storefronts and the entrances. Entrances should be marked and cnhanced by increasing their size above
that minimum necessary for function and they should be flanked by significant articulations in the base.
The building articulation above the base should provide relief from large flat building planes.
Articulation can be achieved with bay windows, building projections and recesses, and decorative
architectural elements.

Fenestration and Openings

Vertically proportioned windows, as found in traditional Alexandria buildings, are preferred. All
windows shall be punched (set back into the surrounding facade at least the thickness of the masonry
surface material). Vents for mechanical equipment in individual offices must not be visible. The preferred
route of ventilation exhaust is via collectors ta the roof. Parking garage exhaust vents may not open onto
a pedestrian walk or a sidewalk along the street. Intakes for garage ventilation may be placed along
exterior walls adjacent to vehicle driveways or ramps but must be integrated into the design of (he [acade.

Materials

Buildings in Carlyle must have at least 51 percent of their exterior surface composed of masonry.
Masonry includes brick, tile, precast, and stone. The balance can be glass. No metal or plastic paneling is
permitted and metal panels may be used only for accents. Stucco may be used on facades that do not face
the streets. EIFS may not be used on any exterior surface. Generally, the brick color in the base should
be darker that the middle of the building, and the top should be lighter than the middle. Mortar may be
left natural or tinted to match the surrounding bricks. Mortar may not be tinted to contrast with the

swrounling bricks.
g%"‘/




Supplemental Design Guidelincs, Blocks F, G, J, & K May 23, 2003
3. BLOCKS JANDK

Guidelines for the Larger Building

The buildings should have a clearly defined base, middle and top. The building shall incorporate the
lower two retail floors into an architectural building base, and shall be delineated from the middle section
by a change of materials and a strong cornice. The base should be consistent in design and extend around
the entire block, unifying it at the lower level. The ground floor facing the street shall be visually open
and lined with retail businesses with show windows and cnirances directly on the sidewalk. The base
shall be articulated vertically so that portions of the building face step in and out along its length at a
width that emulates the typical retail building widths found in Alexandria’s traditional commercial
neighborhoods. This articulation should be carefully coordinated with the windows, entrance, and other
architectural elernents on the facade. The base shall include the entrances to the building which should be
designed as major features such as the office entrances on Ballenger Avcnuc.

The middle portion of the base-middle-top composition is comprised of the second and third floors of the
building and should be separated from the retail base by an expression line. In the case of the entries (o
the retail arcas, this element may engage vertically into the second floor to increuse the prominence of the
entrance. The expression of the top of the building will be made by articulation which includes a cornice
or horizontal element above the third level and proportioned to the scale of the building as a whole.

Vertical Articulation

The buikling facade should be designed with vertical as well as horizontal elements that step in and out
rhythmically. The primary features on the facades at the lower floors fronting streels will be the
storefronts and the entrances. Entrances should be marked and enhanced by increasing their size above
that minimum necessary for function and they should be flagked by significant articulations in the base.
The building articulation above the base should provide relief from large flat building planes.
Articulation can be achieved with bay windows, building projections and recesses, and decorative
architectural elements.

Fenestration and Openings

Vertically proportioned windows, as found in traditional Alexandria buildings, are preferred. All
windows shall be punched (set back into the surrounding facade at least the thickness of the masonry
surface material). Vents for mechanical equipment in individual offices must not be visible. The
preferred route of ventilation exhanst is via collectors to the roof. Parking garage cxhaust vents may not
open onto a pedestrian walk or a sidewalk along the sirect. Intakes for garage ventilation may be placed
along exterior walls adjacent to vehicle driveways or ramps but they must be integrated into the design of
the facade.

Materials

Buildings in Carlyle must have at feast 51 percent of their exterior surface composed of masonry.
Masonry includes brick, tile, precast, and stone. The balance can be glass. No metal or plastic paneling is
permitted and metal panels may be used only for accents. Stucco may be used on facades that do not face
the streets. EIFS may not be used on any exterior surface. Generally, the brick color in the base should
be darker that the middle of the building, and the top should be lighter than the middle. Mortar may be
left natural or tinted to match the surrounding bricks. Mortar may not be tinted to contrast with the
surrounding bricks.

g




#17

-4-903

Carlyle Development

City Council - June 14, 2003
SUP#2003-0016

Carlvie Master Plan
T NG

City of Alexandria - Department of Planning & Zoning




Carlyle SUP #2003-0016

L] v

. e ; L;
(7] rosesal i
o ) ' K

1y

R

! H
! : e
ey 1z -
= i

[} rw

Litzaad bt Faarnn
Caen i aeh b anr Degrra

v

Noalzi Mettc Nasle

1
1
i
l Curlvle Master Plan -




Carlyle SUP #2003-0016

Issues:

< Convert hotel-office use to hotel-residential
(condominium) use on Block F

< Increase retail/office building on Block G
< Restore area to Blocks J and K

< Transfer office floor area from Block P to reduce
potential building mass in future on Block P

< Guideline modifications




Carlyle SUP #20,03—001@
Block F

-Proposed hotel with
230,000 SF / 312 rooms

-Converts 70,000 SF hotel
and 33,000 SF office to
residential condominiums

-Reduces total floor area;
minor increases to
massing along streets

Benefits:
- Proposed residential use will provide a better balance
of office and residential uses on the western portion of Carlyle
- Provides additional diversity and activity west of PTO

- Provides luxury hotel, conference facility, and retail




Carlyle SUP #2003-00' 5
Block G -

- Increases massing from
three to five stories

- Increases setbacks on east,
north, and south facades

- Supports 70,000 SF Retail

- Increases office from
37,594 to 104,786

Benefits:
< Catalyst for development of retail in Carlyle

< Improved transition of building masses from
townhouses to PTO

< Future retail anchor




Carlyle SUP #2003-0016
Block ] |

- Restores office to original allocation of 30,000 SF;
maintains 15,000 SF (1 story) of retail

- No changes to approved design guidelines (3 stories)
Block K

- Restores office to original allocation of 14,000; maintains
28,000 SF (2 stories) of retail

- No changes to approved design guidelines (3 stories)




Carlyle SUP #2003-0016

Block P

-32,000 SF of the 417,493 SF of office floor area would
be transferred to Block G

- Retail remains as allocated at 55,000 SF

Benefits:

< Massing would be more consistent with
adjoining blocks south of Eisenhower Avenue

< Block P would provide destination retail




Carlyle SUP #2003-0016

Planning Commission supported amendment 6-1

- Deferred review of retail components and retail definition

- Adopted guideline modifications with minor revisions

Conclusions

- Proposed amendments will bring a high-quality luxury hotel and
conference center to the City

- Provide a better balance of residential and office uses on the
western portion of Carlyle

- Additional office space on Block G will make the retail more
viable and improve building massing

- Transfer of space from Block P will reduce the bulk of future
buildings on Block P
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HART, CALLEY, GIBBS & KARP, P.C.

ATTORNEYS AND COUNSELLORS AT LAWY

307 NORTH WASHINGTOMN STREET

| ALEXANDRIA, VIRGINIA 223142657 @9@ /é &L / 7‘&}’}?’ ié @,) ) |

TELEPHONE {703} B3G-5757

FAX (703) 5485443 72 Z200) 3 ~2Y) /éS'
MEMORANDUM

ro: Mr. Eric Wagner, Chairman and Members of Plannmg Commwmn

“ROM: Harry P. Hart

RE: Docket Item No. 20, SUP #2003 0016, 1950 Duke St. Carlyle Dev.

DATE: Iune 2,2003

We represent thc owners of four townhouses in the Carlyle City Residences, at 400, 402,

108 and 410 John Carlyle Street, in Block H of the Carlyle Development. These owners are

.oncerned with Staff's recommendation to amend the Carlyle Special Use Permit as it pertains to
‘he definition of “retail” uses under that SUP.

The definition of “retail” under the SUP is a separate matter from the ori iginal application
wy the Applicant. It was nota spec1f|c part of the notice language provided to our clients. They
were not even aware this was an issue in this Docket Ttern until late last week. They request that
you not consider this matter as part of Carlyle Development’s application and defer this separate
matter for future consideration separate from Carlyle’s application on Tuesday’s docket. Let
Carlyle’s application go forward and treat this additional matter separately, as it is indeed a
different matter. '

What may be appropriate here is an exempiion for Block H from this change, if the

. Commission wants to adopt this change on June 3, as this block is different from other areas of

Carlyle. No one else has fee simple ownership of mixed use townhouses. Our clients seek to

‘shange the Staff recommendation {or Condition No. 102 in the Carlyle SUP to exclude some

uses that are permitted elsewhere in retail spaces in Carlyle, such as food services, and to include
others that may not be allowed elsewhere in retail spaces in Catlyle, such as professional offices

for lawyers and accountants. They seek this change to the Staff’s recommendation in order to be
sonsistent with the Homcowner Association documents that apply to the Carlyle City Residences

~ which formed the basis for why our clients purchased their units. Specifically, they request an

amendment to the proposed Condition No. 102 to read:

“Retail uses” shall mean and refer to the following uses: retail shopping
establishments, banks, financial investment and consulting offices, travel
agencies, realty offices, personal services uses, cducational uses, professional
offices such as attorney’s offices or accountant®s offices, and any other
commercial activity that involves a high degree of pedestrian activity.”

He
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'HART, CALLEY, GIBBS & KARP, P.C.

| ATTORNEYS AND COUNSELLORS AT LAW

907 NORTH WASHINGTON STREET
ALEXANDRIA, VIRGINIA 223142657

TELEPHONE {703} 8385757
FAX (703) 5485443

COVER SHEET FOR FACSIMILE TRAHSMISSIONS

“JATE/TIME: June 2, 2003

'['OTEL PAGES SENT (INCLUDING THIS COVER SHEET) : 2

T Mr. Rcb McLeod |

P TRM/COMPANY Planning & Zening

TAKH 703-838-6393

PROM: - ' Harry P. Hart

AR Docket Item No. 20, 6/3/03 Planning Commission MEg.
SOMMENTS: FYI, Attached is a memorandum that I've pent to the

2lanning Commission members regarding the above-referenced docket

irem on tomorrow night's dockel.

IF TRANSMISSION 18 INCOMPLETE OR ILLEGIBLE, PLEASE CALL:_

Elizabeth at (703) 836-5757

ORIGINAL TO BE MAILED? " YES NC X
HOTE: e information contaimed in this facsimile message ig avrorney privileged and confidential

information intunded only for the use of the iadividual or antity named sbove. If the reader of this message is
act the intended recipient, you are hereby norifisd thal any dissewinakion, dgistribution or copy of this
sommunicaticn i strictly prohibited. It you have rccelved this commmication in eyror, ptoase immedisrely natify
48 by telephone and return the original message Lo us ab the above address via the U.S. Postal Berviee, 'Thank you,

CLLENT _

-




CARLYLE CITY RESIDENCES HOME OWNERS ASSOCIATION, INC.

¢/o Property Management Associates, Inc.
1600 Prince Street, Alexandria, Virginia 22314

Delivered by Hand
2 June 2003
—
. . . . ECEDYE
City of Alexandria Planning Commission
301 King Street, City Hall Room 2100
Alexandria Virginia 22314_ . JUN ~2 2003
Allention: H. Stewart Dunn, JIr. y s
Donna Fossum PLANNING & 70NING
Ludwig Gaines
John Komoroske H oy
Righard Leibach Do ‘}}ﬁf dem™ Z
J. Lawrence Robinson DUPHF 2003~ COl
Eric Wagner
Reference:  Docket Ttem #20, Special Use Permit #2003-0016
Carlyle Development
Plamning Comumission Meeting
June 3, 2003
Subject: CARLYLE CITY RESIDENCES HOMEOWNERS ASSOCIATION, INC.

Opposition to Special Use Permit #2003-0016; City Staff Proposed Changes
to “Retail Use” Definition as it applies to the Carlyle City Residences
portion of Carlyle Block-H.

The CARLYLE CITY RESIDENCIES HOME OWNERS ASSOCIATION, INC. is OPPOSED
to the City Staff proposed changes to the definition of “Retail Use” contained in Special Use
Permit (SUP) #2003-0016, item #102, on Page 36, as it applies to the Carlyle City Residences
portion of Carlyle Block-H.

The CARLYLE CITY RESIDENCES HOMEOWNERS ASSOCIATION, INC. respectiully
requests the Commission NOT approve the City Staff proposed changes to the definition of
“Retail Usc” at Carlyle as it applies to the Carlyle City Residences portion of Carlyle Block-H.

The CARLYLE CITY RESIDENCES HOMEOWNERS ASSQOCIATION, INC. proposes the
following definition apply to the Carlyle City Residences portion of Carlyle Block-H, that is
taken verbatim from the Declaration of Covenants, Conditions and Restrictions of Carlyle City
Residences (Declaration): (Copy of relevant pages attached).

3¥




City of Alexandria Planning Commission
2 June 2003
Page 2 of 4

“Retail Uses” shall mean and refer to the following uses: retail shopping establishments, banks,
financial investment and consulting offices, travel agencies, realty offices, personal services
uses, educational uses, professional offices such as attorney’s offices or accountant’s offices, and
any other commercial activity that involves a high degree of pedestrian activity.

BACKGROUND:

Eakin-Youngentob Associates and Carlyle Homes Associates Limited Partnership, advertised,
marketed and sold property in Carlyle City Residences with the expressed understanding that
certain business activities, including consuiting and professional offices could be conducted in
units comprising Carlyle City Residences.

On or about the 17" of September 2001, the Carlyle Homes Associates Limited Partnership
recorded with the City of Alexandria, A Declaration of Covenants, Conditions and Restrictions
(CC&R) of Carlyle City Residences. (Copics of relevant pages attached. )

Article-I, Section 40 of the Carlyle City Residences Declaration defined retail use as follows:

“Section 40. “Retail Uses” shall mean and refer to the following uses: retail shopping
establishments, banks, financial investment and consulting offices, travel agencies, realty offices,
personal services uses, educational uses, professional offices such as attorney’s offices or
accountant’s offices, and any other commercial activity that involves a high degree of pedestrian
activity, provided that ali uses of all Retail Spaces must be approved by the Architectural Review
Board and may be subject to approval by the Carlyle Design Review Board. Uses which involve
the preparation, sale or service of food or beverages, and any uses which are sexually oriented,
are strictly prohibited. These restrictions may not be amended by the Architectural Review
Board for a period of five (5) years from the date of recordation of this Declaration without the
approval of the Declarant, which approval may be given or withheld by he Declarant in its solc
discretion.”

All Carlyle City Residences homeowners agreed to and accepted the Declaration and its CC&R’s
at the time of purchase of their property.

ARGUEMENT:

1. CARLYLE CITY RESIDENCES HOMEOWNERS ASSOCIATION, INC. asserts that the

City Staff's proposed change constitutes an unnecessary and uniawful taking and restriction of
the property rights of our owners, which will adversely impact the property values of Carlyle

|
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City Residences and which will interfere with the ability of our owners to use their properties as
anticipated at the time of their purchase.

2. The proposed change fails to prohibit uses which involve the preparation, sale or service of
food or beverages, or any uses which are sexually oriented, at Carlyle City Residences, all of
which are currently prohibited under our Declaration for Carlyle City Residences.

3. The proposed change imposes new uses which are incompatible with the established
restdential character of Carlyle City Residences. The change would permit the use of one or
more of our seven retail units for a bakery, a deli or a grocery. This would allow the installation
of a convenience store at Carlyle City Residences. Convenience stores are known across the
nation as a magnets for violent crime, including armed robbery and murder, particularly in
locations with little pedestrian traffic.

4. The City Staff justification for its proposed change in definition ignores the fact that the
Carlyle City Residences were designed and built to support residential and retail/commercial use
defined as: retail shopping establishments, banks, financial investment and consulting offices,
travel agencies, realty offices, personal services uses, educational uscs, professional offices such
as attorneys' offices or accountants’ offices, and any other activity that involves a high degree of
pedestrian activity.

3. Exemption of the Carlyle City Residences portion of Carlyle Block-H, from the proposed
change and preservation of usage of Carlyle City Residences for the purposes identified in the
Association's governing Declaration will have a beneficial rather than an adverse impact on the
overall economic viability of retail and commercial establishments located in Carlyle.

CONCLUSION:

The CARLYLE CITY RESIDENCIES HOME OWNERS ASSOCIATION, INC. is OPPOSED
to the City Staff proposed changes to the definition of “Retail Use” contained in S pecial Use
Permit (SUP) #2003-0016, item #102, on Page 36 as it applies to the Carlyle City Residences
portion of Carlyle Block-H.

The CARLYLE CITY RESIDENCES HOMEQOWNERS ASSOCIATION, INC., respectfully
requests the Commission NOT approve the City Staff proposed changes to the definition of
“Retail Use” at Carlyle as it pertains to the Carlyle City Residences portion of Cartyle Block-H.

The CARLYLE CITY RESIDENCES HOMEQOWNERS ASSOCIATION, INC. proposes the
following definition apply to the Carlyle City Residences portion of Carlyle Block-H, that is

D
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taken verbalim from the Declaration of Covenants, Conditions and Restrictions of Carlyle City
Residences:

“Retail Uses” shall mean and refer to the following uses: retail shopping establishments, banks,
financial investment and consulting offices, travel agencies, realty offices, personal services
uses, educational uses, professional offices such as attorney’s offices or accountant’s offices, and
any other commercial activity that involves a high degree of pedestrian activity.

Respectfully Submitted,
CARLYLE CITY RESIDENCES HOMEOWNERS ASSOCIATION, INC,

X Viceﬁf
GMS/ndp

Enclosures:  Cover Page Carlyle City Residences Declaration of CC&R
Carlyle City Residences Declaration of CC&R Page 9 “Relail Uses” Definition
Section 40
Carlyle City Residences Declaration of CC&R Recordation Page

Board of Directors
703.684.7929

c.C. Board of Directors, Carlyle City Residences Homeowners Association
Property Management Associates, Inc.
Ms. Barbara Ross, City of Alexandria Department of Planning and Zoning
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DECLARATION OF COVENANTS, CONDITIONS AND RESTRICTIONS
OF

CARLYLE CITY RESIDENCES

made by
CARLYLE HOMES ASSOCIATES LIMITED PARTNERSHIP

a Virginia limited parinership
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Greenstein DeLorme & Luchs, P.C.
1620 L Street, N.W,, Suite 900
Washington, D.C. 20036-5605
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DECLARATION OF COVENANTS, CONDITIONS AND RESTRICTIONS
OF
CARLYLE CITY RESIDENCES

THIS DECLARATION OF COVENANTS, CONDITIONS ANDIRESTRIC'I'IONS
OF CARLYLE CITY RESIDENCES ("Declaration”) is made effective for all intents and _
purposes as of the ﬂ day of Segml&«m{i-b" , 2001, by CARLYLE HOMES ASSOCIATES
LIMITED PARTNERSHIP, 2 Virginia limited partnership (hereinafter the "Decla rant"), and
CARLYLE CITY RESIDENCES HOMEOWNERS ASSOCIATION, INC., a Virginia

corporation (hereinafter the "Association").

WITNESSETH:
WHEREAS, the Declarant is the owner of real property located in the City of Alexandria

1

Virginia, as more particularly described on Exhibit A which is attached hereto and incorporated

herein by reference; and

WHEREAS, the Declarant desires to create on the Propeny (as hereinafier defined) a
residential community with permanent open spaces and other common facilities for the benelit of
the community, including, but not limited to, certain private streets and other such arcas as may
be subjected to this Declaration of Covenants, Conditions and Restrictions; and

WHEREAS, in order to provide for the preservation and enhancement of the properiy
values, amenities, and opportunities in the community which will contribule to the personal and
general health, safety, and welfare of residents and for the maintenance of the land and

)

improvements thereon, the Declarant desires to subject the property described in Article I hereof
to the covenants, restrictions, conditicns, easements, charges, and liens of this Declaration of
Covenants, Conditions and Restrictions, said covenants, restrictions, casements, c'onditions. and
charges running with said Property and binding all persons or entities having or acquiring any
right, title, or interest in the Property or any part thereof, and inuring to the benefit of each owner

3
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Section 37. “"Registered Notice" shall mean and refer to any Notice which has been sent
by registered United States mail, return receipt requested, postage paid, to the fast known address
of the intended recipient and which has been signed for or has been certified by the United States
Postal Service that delivery was attempted at the aforementioned address. Failure by refusal of
an intended recipient to acknowledge or accept such Notice shall nevertheless constitute receipt.

ection 38. "Retail Signage” shall mean and refer to the signage for the Retail Spaces
and the Retail Uses therein, including, without limitation, any awnings extending from the ront
ofthg Living Unit along Jamieson Street, and any "storefront" signage for the Retail Spaces.

Section 39. "Retail Space” sh:?all mean and refer to the space designated within the
Living Units on Lots 1 through 7, inclusive, in which Retail Uses shall be permitted.

Section 40. “Retail Uses"” shall mean and refer to the following uses: retail shopping
establishments, banks, financial investment and consulting offices, travel agencies, realty offices,
personal services uses, educational uses, professional offices such as attorney’s offices or
accountant’s offices, and any other commercial activity that invelves a high degree of pedestrian
activity, provided that all uses of all Retail_épaces must be-épproved by the Architectural Review
Board and may be subject to approval by the Carlyle Design Review Board. Uses which involve
the preparation, sale or service of food or beverages, and any uses which are sexually orienied,
are strictly prohibited. These use restrictions may not be amcnded by the Architectural Review
Board for a period of five (5) years from the date of recordation of this Declaration without the
approval of the Declarant, which approval may be given or withheld by the Declarant in its sole
discretion.

Section 41. "Rules" shall mean and refer to the rules and regulations adepted from time
to time by the Board of Directors governing the use, occupancy, operation and pllwsical
appearance of the Property.

Section 42, "Sign Guidelines" shall mean and refer to the sign guidelines approved for
Carlyle in Special Use Permit No. 98-0023 approved by the City of Alexandria City Councii on

May 16, 1998 and any additional guidelines adopted from time te time by the Architectural

P




Tax Identification Nos.

Lot 1

Lot 2
Lot 3
Lot 4

Lots

Lot

Lot 7

Loi §

Lot 9

Lot 10
Lot 11
Lot [2
Lot 13
Lot 14
Lot !5
Lotl6
Lot 17
Lot 18
Lot 19
Lot 20
Lot 21
Lot 22
Lot 23
Lot 24
Lot 25
Lot 26

50679000
50679010
50679020
50675030
50679040
50679050
50679060
50679070
50679080
50675090
50679160
50679110
50679120
50679130
50679140
50679150
50679160
50679170
50679180

50679190 .

50679200
30679210
50679220
50679230
50679240
50679250
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. McGuwreWoods LLP
1750 Tysons Boulevard
Suile 1800}

McLean, VA 22132-4215
Fhone: 703.712.5000
Fax; 703.732.5050
www.meguirewoods,com

__natenr ikl NACGUIREVWWOODS | pemegirencods com

June 3, 2003
Dockd- Hm#F 90
~  EfcR Wagner, Craman andMemters [P JH)3-00 i

City Hall
301 King Street
Alexandria, VA 22314

RE:  Special Use Perpit #2003-0016 Carlyle Development; Partial Deferral

Dear Chairman Wagner and Members of the Commmission:

) am writing on behalf of the applicants in the above-referenced SUP amendment to
request that you defer consideration of the proposed revisions to condition 102 only. We have
agreed with the Director of Planning & Zoning to file a new application requesting changes to
condition 102. This new application will allow consideration of the retail dsfinition changes
proposed by staff and the spplicant's proposal to allow retail use of certain ground floor office
space.

“ No leases will be executed for any of the retail space on hlocks F, G, J or K until &
decision is made by city council on revising the retail definition or until January 1, 2004,
whichever occurs first. We agree to file the new application no later than June 17, 2003 and
diligently pursuerit to a decision by city council. This deferral will allow the affected and

- interested parlies more time to consider the staff proposed changes and permit more specific
notification of the affected property owners. : '

_ In addition to the retail change, we will include in this new application a proposal by the
Carlyle-Eisenhower Civic Agsociation to include an option for one additional floor o the retail/

office buildings on the north end of the PTO parking garages to further screen the view of the
garages. _

- Notwithstanding this partial deferral, we request that the Planning Commission consider

~{onight and recommend the proposed use and floor area transfers contdined i odf pending
application. These changes are €556 ntial for the proposed full-service hotel on block £ and the
retail center on block G and for design work to continue on the buildings adjacent to the PTO
garages. '

A
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Thank your for your consideration of this request.

Sincerely,
onathan P, Rak
cc: - Eileen Fogarty, Planning Director
Lloyd Clingenpeel, Carlyle Development Corporation
Bill Hard, LCOR
Scoft Kaufmann, JM Zell
Reid Freeman, Regent Partners
Michael Lane, Lane Development
% -

WREAM 56350.2
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McGuireWoods LIP

1750 Tysons Roulevard

Suite 1600

Mclean, VA 22102-4213
Fhone: 703.712.5000

Fax: 703.712.5050

- www.mcguirewoods.com

e oot 2| MACGUIREVWWOODS B | Wil rigerrint

June 2, 2003

—i.  Eric R, Wagner, Chairman, and Members
' Alexandria Planning Commission
City Halt
301 King Streset
Alexandria, VA 22314

RE: Special Use Penmit #2003-0016 Carlyle Development -

Dear Chairman Wagner and Members of the Commis_sion:'

| am writing on behalf of the applicants in the above-reference SUP amendment to
request the following changes 1o the staff recommended conditions:

Condition 102:

“tif after making a good faith effort as determined using guidelines issued by the
Direclor, the building owner is unable to lease or sell space required by th ign
guidelines and the special use permit to be in retail use, the director may authorize that
space to be Jeased for non-retail use for a period not to exceed ten years, after which
time subeequent leases may be authorized on the same conditions. Ground floor retail
uses shall include use(s) engaged in the sale of goods for personal use or by a business
supporting uses that shalf include bakeries, banks, bookstores, clothing, ciothing
accessories, copler/reproductions, delis, depariment stores, drugstores, dry cleaners
{not dry cleaning plant), florists, groceries, jewelry, markets, restaurants and any other
commercial activity that involves a high degree of pedestrian activity, as determined by
"the Director of Planning & Zoriing. Retail use above or below the ground floor may
include other uses permitted under the zoning ordinance definition of retall, banks,
financtal investment and consulting offices, travel agencies, realty offices, personal
. senvice uses, and educational uses. All restaurants shall require a special use permit
- approval by City Council. The Director of P&Z may administratifely agprovk the
conversion of ground floor office uses to retail uses on John Carlyle Street, John Carlyle
Square,Dulany Street, Batlenger Avenue and Jamieson Street.”

The applicants prefer that existing condition 102 only be amended to add the final
sentence authorizing the conversion of ground floor office to retall uses. However, if the
commission accepts the staff recommendation to limit the definition of retail uses, we request
the following further amendments.

- . -
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Page 2

We request that the first sentence of the existing condition {underined above) not be
deleted as proposed by staff. This mechanism allows the director 10 address hardship
conditions to avoid vacant storefronts. This language was added to the Carlyle SUP in 1997
and is the same provision that remains for the King Street Station retail space. The director
may deny all requests for a temporary waiver of the retail requirement, but the possibility of such
a waiver needs to remain,

The proposed restriction of the Carlyle retail definition should not apply to retail space
above or below the ground floor. This space is very difficult to lease for traditional retail use and
- " the mare expansive definition should continue to apply. We believe this was the intent of the
planning staff. - _

The final sentence was added o allow ground floor office uses to be used for retail. We
proposed this concept to accommodate a small concession stand and coffee shop in the PTO
buildings at the comer of Dulany Strest and Ballenger Avenue, but these sireets were not
included in the staff condition. We request that you amend this language to include Dulany
Street.

Condition 112

We propose to delete condition 112 in its entirety. All buildings in Carlyle are subject to
- review by the Design Review Board. The color levations were conceptual drawings related to -
the proposed massing of the buildings. The submitted elevations will inevitably change during
DRB review. We have consistently told the staff that we cannot provide the 187 deep minimum
change of planeat the 80-foot elevation beCause of the intéfior bullding requirements of the
" hotel and residential building. Al of these design details should be resolved by the Design
. Review Board.

Condition 114

“The retail parking for Blocks F, G and P shall be limited to a maximum of 3.5
spacesi1,000 GSF. Blocks J and K shall provide a maximum of 277 parking spaces, 94
of the spaces shall be provided for retail uses. The parking shal‘llb_e gll_gcajtgd evenly
proportionally between the two blocks.” : - )

The retail floor area is not equal on both blocks, therefore the parking demand will not be
even. We propose that the parking be allocated proportionally instead.

Block G Design Guidelines

The Block G Design Guidelines submitied with this application include a minimum
twenty-five foot setback (or stepback) above the streetwall facing John Carlyle Street. In

1
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discussion with the Design Review Board and residents of the Carlyle City Residences, the
prospective developer stated that he would be willing to increase this setback along the portion
of the building directly facing the townhouses on John Carlyle Street to approximately fifty-five
feet. Although we have not revised the design guidelines, we confirm this agreement for the
record. ' '

Thank your for your consideration of this request.

Sincerely,

nathan P. Rak

cc: Eileen Fogarty, Planning Director
' Lleyd Clingenpeel, Carlyle Development Corporation
Bill Hard, LCOR
Scott Kaufmann, JM Zell
Reid Freeman, Regent Pariners
Michae! Lane, Lane Development

WREAVISGT6.2
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June 2, 2003

—=  Rob Mcleod, Planner By Fax; (703) 838-4303
Department of Planning & Zoning
City of Alexandria
301 King Street
Alexandria, VA 22314

RE: Carlyle SUP Revised Figures
Dear Rob:

Enclosed please find a corrected version of the Carlyle Master Plan Figures. As you
know, the chart dated May 5, 2003, which had been revised from the January 20, 2003 chart,
was deficient by 907 Square Feet.

The correct figures are as follows. Please note that the new all block total reverts back to
6,907,000, the figure approved with the original Carlyle SUP.

Block F
Office Residential Hotel Retail Total
399,493 102,704 230,000 5500 737,697
- All Block Total 6,907,000

| apologize for any confusion this may have caused. Please call me if you require
additional clarification. _

Sincerely, .

Mary B. Schukraft

C: - Elizabeth Wilcox, JM. Zell Partners
Jonathan Rak, McGuireWoods

RE156237
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Carlyle Master Plan Revised June 2, 2003
Alexandria, Virginia
Block Office Residential | Hotel Retail GSA_ | Daycare_ | Block Total
A 814,419 4,245 ' 818,664
B 250,000 7,000 297,000
c 460,700 0 19,600 480,300
D .
- E 161,466 23,672 185,138
T F 454,493 9 260,600 5,500 799,993
399,493 12704 | 238,600 F49:697
103463 | 229334 736,790
102,704 | 230,000 737,697
G 437,037 70,000 507,087
504,279 : 574,279
i 436,000 4,000 440,000
I 400,000 400,000
| 408674 14,870 422,944
423327 438,197
K 383,581 27,600 4,500 41568}
395,624 421.724
L o 345,490 20364 365,854
- M 484,803 484,803
N 434,803 484,803
o 326,091 6,286 332,377
P 417,493 54,363 472356
- 385,301 3 .= i 440,164
Total 4922500 3.922.000 | 300,000 | 258,000 400,000 4,500 6,967,000
1,989,796 2024764 | 230,000 : 6,906,093
2024463 | 229,334 6,907,000
2024704 | 230,000
% of 53.3% 27.8% 3% 37% | 5.8% 0.1% 100%
All 57.8% 29.3% 3.3%
Uses -
WREAV35573.5
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Eric R. Wagner, Chairman, and Members _ 64/{ J’) 5)(‘_‘0% OOy
Alexandria Planning Commission
City Hall
301 King Streel
Alexandria, VA 22314

RE:  Special Use Permit #2003-0016 Carlvle Development

Dear Chairman Wagner and Members of the Commission:

Eakin Youngentob was the developer and builder of the Carlyle City Residences on John
Carlyle Square. Seven of these townhouses contain retail space on the ground floor. We
understand that you are considering changes to condition 102 of the Carlyle SUP that would
restrict the uses permitted in these retail spaces. The current Carlyle definition of retail uses,
which was ellective when we sold these homes, included business and professional offices such
as financial investment and consulting offices, travel agencies, realty offices, and any other
commercial activity that involves a high degree of pedesirian aclivily. Several ol the townhousc
owners currently use their retail space for professional offices. Our homeowner association
documents zllow professional offices such as altorney’s offices or accountant’s offices based on
the interpretation of the Carlyle retail definition at the time we sold these homes.'

Although we no longer own any of these houses, we believe a change in the defimtion
will create a hardship for the purchasers of these houses. If you change the retail definition, we
urge you to exempt the relail space in the Carlyle City Residences. :

Sincerely,
Carlyle Homes Associates Limited Partnership
By: Carlyle Homes, Inc.

Gengral Partn

I.e Roy Eakdn, I
Chairman

cc: Eileen Fogarty, Planning Director
Jonathan Rak, McGuireWoods LLP

" The Deciaration of Covenants, Conditions and Restrictions defines Permitted Retail Uses as retail uses
that are in conformance with the Carlyle Special Use Permit but further restricts these uses by omitting

restaurants. / Z}jﬁ,
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CARLYLE-EISENHOWER CIVIC ASSOCIATION, INC.

2121 Jamieson Avenue, Suite 1801-E, Alexandria 22314

phone: (703) 567-0610: facsimile: (703) 566-0588; email: arudd@comcast.net
June 3, 2003

S 20D A1l
Honorable Chairman and Members of the
Alexandria City Planning Commission

My name is Pat Rudd and | serve as the Vice Chair, Board of Directors, Carlyle-Eisenhower Civic Association
(CECA). CECA has reviewed the application and staff report for proposed SUP 2003-0016 and has had face-to-
face meetings with City Staff, the Carlyle Development Corporation and LCOR. The proposed SUP amendment
sets forth shifts in density to facilitate finalizing Carlyle’s hotel plans and the addition of retail on Jehn Carlyle
Square. As stated by our President, CECA supports these preposed changes.

Through discussions and during review of the documents at hand, CECA has determined that the proposed
height of LCOR’s two officelretail buildings on Blocks J and K will not shield the view frem the north of the open
ended garage fagade that is not flanked by townhouses offices. CECA has concluded that the transfer of
approximately 27,000-30,000 gsf of office density from Block P to add one more floor, in addition to the
that proposed in the Staff Report and the CDC application, would correct this problem. Al buildings north of the
garages, to include Carlyle Towers, Oblon Spivak law firm, Carlyle Place, the Meridian at Carlyle, and others
wautd bensfit from the additional one floor in height. There appears to be sufficient parking already avaiiable to
the office uses in these buildings to accommaodate the additional space. .

CECA recognizes that all details of such a transfer cannot be settled prior to the City Council public hearing;
nonetheless, CECA supports the inclusion of this fransfer within the pending SUP changes as an option that can
be exercised if all parties agree on the details in later negotiations. Any subsequent agreement by pertinent
parfies would, of course, be subject to City Staff and Design Review Board appraval.

In summary, an additional floor on each of the LCOR office/retail buildings will add to the shielding of the
garages from the vantage points of ali buildings north of the garages, This transfer would probably require an
addition to the currently approved maximum height of these buildings, but it appears that additional building
height and mass will not adversely impact that part of Carlyle due to their location next to the much larger ang
higher PTO office buildings and garages. The transfer of approximately 27,000-30,000 gsf in office density on
Block P is less than a 10 percent reduction from that set forth in the pending SUP 2003-0016.

Respectfully submitted,

CECA Board of Directors

Z4




" Jay Neiditch® To: <eileen fogarty@ci.alexandria.va.us>
<JNEIDITCH@oblon.co ce: '
m> Subject: Garage plan

06/03/2003 04:36 PM

Ms. Fogarly,

I would like to express my support for the plan to raise the elevation of the
retail space by one floor on the north side of the parking garage. I think
thie offers the best option for the aesthetic development in the Carlyle area.
Thank you. : L

Jay Neiditch

Director of Operations

Oblen, Spivak, McClelland, Maier & Neustadt, PC
1940 Duke Street

Blexandria, VA 22124

703/413-3000

W
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SPEAKER’S FORM

PLEASE COMPLETE THIS FORM AND GIVE IT TO THE CITY CLERK
BEFORE YOU SPEAK ON A DOCKET ITEM.

DOCKET ITEM NO. ﬁ

PLEASE ANNOUNCE THE INFORMATION SPECIFIED BELOW PRIOR TO SPEAKING.

1. NaME: __ Jonathay Fak

2. ADDRESS: _[750 7‘;{:»: Blvyg Muﬁewf VA 22062

TELEPHONE NO. 703712 5Y(( E-MAIL ADDRESS: _} 7a & @ Mcg Uice WM'[. Conm

3. WHOM DO YOU REPRESENT, IF OTHER THAN YOURSELF? Af ol ('(q;'L

4. WHAT IS YOUR POSITION ON THE ITEM?

FOR: AGAINST: OTHER:

S. NATURE OF YOUR INTEREST IN ITEM (PROPERTY OWNER, ATTORNEY,
LOBBYIST, CIVIC INTEREST, ETC.):

ey

ARE YOU RECE COMPENSATION FOR THIS APPEARANCE BEFORE
COUNCIL? YES NO

&

This form shall be kept as a part of the Permanent Record in those instances where financial interest
or compensation is indicated by the speaker.

A maximum of 5 minutes will be allowed for your presentation. If you have a prepared statement,
lease leave a copy with the City Clerk.

Additional time, not to exceed 15 minutes, may be obtained with the consent of the majority of the
Council present, provided that notice requesting additional time with reasons stated is filed with the
City Clerk in writing before 5:00 p.m. of the day preceding the meeting.

The public normally may speak on docket items only at Public Hearing Meetings, and not at Regular
Meetings. Public Hearing Meetings are usually held on the Saturday following the second Tuesday
in each month; Regular Meetings are regularly held on the Second and Fourth Tuesdays in each
month. The rule with respect to when a person may speak to a docket item can be waived by a
majority vote of Council members present, but such a waiver is not normal practice. When a speaker
is recognized, the rules of procedures for speakers at public hearing meetings shall apply.

In addition, the public may speak on matters which are not on the docket during the Public Discussion
Period at Public Hearing Meetings. The Mayor may grant permission to a person, who is unable to
participate in public discussion at a Public Hearing Meeting for medical, religious, family emergency
or other similarly substantial reasons, to speak at a regular meeting. When such permission is
granted, the rules of procedures for public discussion at public hearing meetings shall apply.

Guidelines for the Public Discussion Period

*  All speaker request forms for the public discussion period must be submitted by the time the
item is called by the City Clerk.

*  No speaker will be allowed more than 5 minutes, and that time may be reduced by the Mayor or
presiding member.

*  If more than 6 speakers are signed up or if more speakers are signed up than would be allotted
for in 30 minutes, the Mayor will organize speaker requests by subject or position, and allocate
appropriate times, trying to ensure that speakers on unrelated subjects will also be allowed to
speak during the 30-minute public discussion period.

*  Ifspeakers seeking to address Council on the same subject cannot agree on a particular order or
method that they would like the speakers to be called, the speakers shall be called in the
chronological order of their request forms’ submission. -

*  Any speakers not called during the public discussion period will have the option to speak at the
conclusion of the meeting, after all docketed items have been heard.

h:/clerk/forms/speak.wpd/Res. No. 1944; 11/05/01




I \PPLICATION for SPECIAL USE PERMIT # Z203- 00/

[ ] Change of Ownership or [X] Minor Amendment

rd

[must use black ink or type] 5 O .

PROPERTY LOCATION: ﬁéﬁzﬁ , ﬁakf St

TAX MAP REFERENCE: ___ ZONE: CPP#1
CarlyZ_Le Development ICOR Ballenger Avenue LIC
APPLICANT Name; Corporation
: 1755-C Duke Street ‘ 6701 Democracy Blvd., #711
Address: Alexandria, VA 22314 _Bethesda, MD 20817
. Carlyle: ICOR Ballenger Avenue LIC
PROPERTY OWNER Name: Development )
Corporation
6701 Democracy Blvd., #711
Address: 1755°C Duke Street Bethesda, MD 20817

P PN X IA.
LT ACOIUL LAy VI 24045

SITE USE: Amendment to SUP 22.'53

[] THE UNDERSIGNED hereby applies for a Special Use Permit for Change in Ownership, in accordance with
the provisions of Article X1, Division A, Section 11-503 (5)(f) of the 1992 Zoning Ordinance of City of
Alexandria, Virginia. THE UNDERSIGNED, having read and received a copy of the special use permit, hereby
agrees to comply with all conditions of the current special use permit, including all other applicable City codes

and ordinances.

[3 THE UNDERSIGNED hereby applies for a Special Use Permit for Minor Amendment, in accordance with the
provisions of Article X1, Division A, Section 11-509 and 11-511 of the 1992 Zoning Ordinance of City of

Alexandria, Virginia.

THE UNDERSIGNED, having obtained permission from the property owner, hereby requests this special use permit.
The undersigned also attests that all of the information herein required to be furnished by the applicant are true, correct

and accurate to the best of their knowledge and belief. .

Jonathan P. Rak, Esquire, Agent M‘Z%H P D /
Print Name of Applicant or Agent - - :Signature o
McGuireWoods LLP )

Suite 1800 703-712-5411 703-712-5231.
Mailing/Street Address Telephone # Fax #

1750 Tysons Boulevard
Mclean, VA 22102

City and State Zip Code Date

DO NOT WRITE BELOW THIS LINE - OFFICE USE ONLY ——

Application Received: 2-10-2003 Date & Fee Paid: $
Legal Advertisement:

Franning Commussron
ACTION: RECOMMEND APPRQOVAL 6 TO 1

C'ﬂy Cotenere ActioN: 6/14/03PH-+SER A
~= ’

06/99 p:\zox\ing\pc-nppl\fonﬁs\app-sup2 _ ' 7 2

I9

CARLYLE -




DOCKET -- JXINE 14, 2003 -- PUBLIC HEARING MEETING - PAGE 6
REPORTS AND RECOMMENDATIONS OF THE CITY MANAGER

18. Public Hearing on Martin Luther King, Jr. Work Group
recommendations regarding a memorial to Dr. King in the
City of Alexandria.

City Council closed the public hearing and set the final
passage for June 24, 2003.
Council Action:

REPORTS OF BOARDS, COMMISSIONS AND COMMITTEES (continued)

Planning Commission (continued)

At this point, Council took docket item #24 out of order.

.39. ' SPECIAL USE PERMIT #2003-0016

i 1950 DUKE ST

CARLYLE DEVELOPMENT

Public Hearing and Consideration of a request for an
amendment to the Carlyle development plan special wuse
permit; zoned CDD-1/Coordinated Development District.
Applicant:Carlyle Development Corporation and LCOR Ballenger
Avenue LLC, by Jonathan P. Rak, attorney

COMMISSION ACTION: Recommend Approval 6-1

City Council approved the Planning Commission recommendation
with an amendment to condition 102(a) as follows: To add the

following sentence: "A grocery store of no less than 25,000
square feet shall be provided within the retail space at
Carlyle."

Council Action:

Without objection, City Council considered docket items nos. 20
and 21 together.

20. MASTER PLAN AMENDMENT #2003-0003

REZONING #2003-0002

101 SOUTH VAN DORN

BJ'S WHOLESALE CLUB

Public Hearing and Consideration of a request for an
amendment to the Landmark/Van Dorn Small Area Plan chapter
of the 1992 Master Plan to change the land use designation
from CRMU-M, Commercial Residential Mixed Use (Medium) to
CG/Commercial General, and a rezoning to change the zoning
map from CRMU-M to CG, with proffers. Applicant: BJ's
Wholesale Club, by Erika Byrd, attorney

COMMISSION ACTION: MASTER PLAN AMENDMENT: Approved 7-0
REZONING: Recommend Approval 7-0
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