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CRYSTAL CITY BLOCK PLAN #CCBP-Q-1

CCBP-Q-1

BLOCK Q

ELEMENTS OF THIS BLOCK PLAN

INTRODUCTION: BACKGROUND AND PURPOSE

This packet comprises a proposed Crystal City Block Plan (CCBP) for Block Q (Concept
Plan Blocks Q1, Q2, Q3 & Q4) as identified in the Crystal City Sector Plan. It is submitted
in conjunction with Site Plan #442, which contemplates the construction of a residential tow-
er at the corner of Crystal Drive and 23rd Street South above existing retail. In the Sector
Plan, the northern portion of Block Q (Concept Plans Q1 and Q2) is within the Entertain-
ment District, while the southern portion of Block Q (Concept Plan Blocks Q3 and Q4) is
within the South End. The scope of work for Site Plan #442 is within the limits of Concept
Plan Q2.

As defined in the attachments to the Administrative Regulation 4.1 Governing the Submittal
of Site Plans in Arlington County, the Crystal City Block Plan document will provide a gen-
eral, guiding long-range plan for an individual block located in Crystal City, east of Jefferson
Davis Highway. The Block Plan will depict existing and proposed general building locations,
land use mix, tower coverage, transportation, public open spaces, utilities and other appli-
cable elements. The main objective of the Block Plan will be to support coordinated, incre-
mental redevelopment in Crystal City that is consistent with the design vision for the area as
outlined in the Crystal City Sector Plan.

Beyond this introduction, the Crystal City Block Plan is primarily comprised of two parts: 1)
the Block Framework and 2) the Block Development Document. The elements provided in
each of these parts is described in more detail below.

PART 1 - BLOCK FRAMEWORK
The Block Framework comprises Part 1 of this CCBP and includes several components:

Section A includes base plan exhibits that depict a plan view and orthophoto view of the
conditions on the block as they existed when the Sector Plan was adopted in 2010.

Section B of the Block Framework presents Sector Plan policy map exhibits cropped to
match the geographic extent of the subject block, and includes maps covering elements
such as building heights, build-to lines and public open spaces recommended in the sector
plan. This section also includes a summary of Sector Plan goals for the block and demon-
strates the ways in which the proposed final site plan and proposed block plan can achieve
or further advanced specific and general goals of the plan.

Section C includes a variety of exhibits depicting existing conditions and future plans for the
block. These exhibits include the proposed final site plan details overlaid on existing and
proposed conditions across the block.

Section D provides a cumulative list of deviations from the Sector Plan resulting from each
CCBP adopted for the block. The documentation of these deviations will be insightful for fu-
ture reference when subsequent iterations of the block plan and future site plans are being
devised, as they add further detail to or refine the recommendations presented in the Sector
Plan.

PART 2 - BLOCK DEVELOPMENT DOCUMENT

The Block Development Document comprises Part 2 of this CCBP. This part of the CCBP
includes the technical, legal, and other plan documentation necessary for the County’s re-
view and analysis of the proposed final site plan in the context of the entire block. Itis com-
prised primarily of civil engineering drawings, many of which correspond to and, in some
instances, provide more detail than exhibits depicted in the Block Plan Framework.

BLOCK PLAN ITERATIONS

As the first adopted version of a block plan for Block Q in Crystal City, this packet represents
CCBP-Q-1. With future site plan submissions on the block, this block plan will need to be
updated accordingly and again presented to the County Board for adoption. The number

at the end of the CCBP identifier (e.g. CCBP-Q-1) shall reflect the adopted version of the
CCBRP for this particular block.

*****BLOCK PLAN LIMITATIONS*****

Per the details of the Crystal City Block Plan process described herein, it is ex-
pected that the Block Plan for a specific Block will change with the adoption of
future Block Plans and approval of subsequent final site plans. Corresponding-
ly, all statistics, calculations, building configurations, uses, and other relevant
aspects included in the Block Plan for non-site plan areas are planning estimates
only, and are especially expected to change as more detailed plans for redevel-
opment are determined in the future. While their inclusion in the Block Plan is
useful in sketching out a preferred vision (or visions) for ultimate build out of

a block, they in no way reflect specific development levels approved for such
sites, which will be determined through the review/approval of subsequent future
site plans.
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. BLOCK FRAMEWORK - B. SECTOR PLAN MAPS AND GOALS

BULK PLANE ANGLE MAP

BUILDING HEIGHTS MAP
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PER FIGURE 3.8.5, P.95
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NOTES:
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HATCHING INDICATES THE LOWER HEIGHT FOR INFILL. THE GREATER
HEIGHT IS FOR BLOCK SCALE DEVELOPMENT
A DIMENSION, WHEN SHOWN ONTHE MAP ESTABLISHES THE
POSITION OF ABOUNDARY BETWEEN DIFFERENT HEIGHT ZONES
AN ADDITIONAL 2 TO 3 STORIES MAY BE CONSIDERED IN 300 ZONES
ALONG T8TH AND 23RD STREETS.
IN INSTANCES WHERE EXISTING BUILDING HEIGHTS EXCEED THE
BUILDING HEIGHTS SET FORTH IM THIS PLAN, SUCH BUILDINGS
SHALL NOT BE DEEMED NON-CONFORMING BY THE ADOPTION OR
IMPLEMENTATIGN OF THIS PLAN AND NOTHING IN THE PLAN SHALL
RESTRICT OR PROHIBIT THE RECONSTRUCTION, REDEVELOPMENT, OR
MAINTENANCE OF SUCH BUILDINGS IN ACCORDANCE WITH THEIR
EXISTING BUILDING HEIGHTS AS PERMITTED IN THEIR APPLICABLE
ZONING DISTRICT AND APFROVED SITE PLAN.
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. BLOCK FRAMEWORK - B. SECTOR PLAN MAPS AND GOALS

BUILD TO LINES MAP
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NOTE!:

1. NUMBERS REPRESENT DISTANCE FROM BUILDING FACE TO BUILDING
FACE, FINAL DIMENSIONS SUBJECT TO ADJUSTMENT, DEPENDING
UPON PROPOSED TRANSITWAY REQUIREMENTS

2. PORTIONS OF CRYSTAL DR: MAY MAINTAIN EXISTING 98 FOOT RIGHT-
CF-WAY WIDTH AT PINCH POINT CONDITION.

3. RECOMMENDED BUILD-TO LINES ESTABLISHED BETWEEN PUBLIC
OPEN SPACES AND STREET RIGHTS-OF-WAY REPRESENT THE
APPROXIMATE DEMARCATION BETWEEN THE PUBLIC OPEN SPACE

AND SIDEWALK.
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. BLOCK FRAMEWORK - B. SECTOR PLAN MAPS AND GOALS

CCBP-Q-1

BLOCK Q

TOWER COVERAGE MAP

LEGEND
PERCENT OF NET BUILDABLE AREA'

PER FIGURE 3.8.9, P.99

1. NET BUILDABLE AREA AS MEASURED WITHIN BLOCK BUILD-TD
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PER FIGURE 3.9.1, P.103

LEGEND
LAND USE DESIGNATION

RESIDENTIAL, HOTEL
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NOTE:
A DIMENSION, WHEN SHOWN ON THE MAP, ESTABLISHES THE POSITION OF
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. BLOCK FRAMEWORK - B. SECTOR PLAN MAPS AND GOALS

PUBLIC OPEN SPACE MAP

— s — —

— —— ——— —

23rd St_rg_ej.,S i

o
'
|
i
1
e

I—-———-_..____

-l

s Street

—

I

|

1

|

|

l

d
1‘—'_'—'--—-
=

-

5
Jefferson Davis Blvd /

-‘rirj--_.
(et

~
h Y

box

<

—--—--_- -
—

: N

-_'-_'__u_—‘

= = e —
!
i

USs1

—— ———

—— e ——

PER FIGURE 3.7.3, P.79

LEGEND

XX PARK NUMBER

PUBLIC CPEN SPACE

1000

——— — —— —
s

.

erson-Davis:B|y,

— —————

-—J--——

S~
SO

__-
————7

. : - R, S .
e m e o —— T —

/

CCBP-Q-1

BLOCK Q

| ] -
| 'lll I e_' - .‘.-. I/ |
[ i [P\
il
PER FIGURE 3.9.3, P.107

\
N_) 0 500

LEGEND

- REQUIRED ON-STREET RETAIL FRONTAGE'

INTERIOR PEDESTRIAN CONCOURSE RETAIL,
CULTURAL AND CIVICUSES ALLOWED

“_| PROPOSED CONCEPTUAL INTERNAL
“/ PEDESTRIAN CONNECTION

OPEN SPACE WITHIN BUILD-TO LINES

MNOTE:
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BLOCK Q

. BLOCK FRAMEWORK - B. SECTOR PLAN MAPS AND GOALS

ARCHITECTURAL FEATURES MAP

BASE DENSITY MAP
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PER FIGURE 3.11.1, P.119

PER FIGURE 3.8.2, P.93

DENSITY NOTES PERTAINING TO Q BLOCK TO BE INCLUDED HERE

MOTE:
1. BASE DENSITY TO BE APPLIED TO SITE AREA ASSOCIATED WITH

DEVELOPMENT PROPOSALS.

2. THE 1.5 FAR OR 72 DWELLING UNIT/ACRE CATEGORY FOR BASE
DENSITY DOES NOT IMPLY THAT EFTHER USE COULD BE PERMITTED

BASE DENSITY (FAR)'
ON A SITE; THE LAND USE MAR, FIGURE 3.9.1, DEPICTS RECOMMENDED

1.5 (COM.) OR 72 DU/ACRE (RES.) USES FOR EACH SITE.

2.5 (COM.) OR 115 DU/ACRE (RES.) LEGEND
3.24 (RES. ONLY) \ 5— \ P —

J ARCHITECTURAL FEATURE 23
1000 q Jo 500 1000
—

3.8 (COM.) OR 4.8 (RES) .
I\) 9 290 COORDINATED FRONTAGE
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|. BLOCK FRAMEWORK - B. SECTOR PLAN MAPS AND GOALS
SERVICE AND LOADING MAP
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PER FIGURE 3.9.4, P.111
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GENERALLY PREFERRED FRONTAGE WHERE
LOADING, SERVICE, AND GARAGE ENTRANCES

ARE LOCATED ON A STREET

OPEN SPACE WITHIN BUILD-TO LINES

InoTE:
1. WHEREVER POSSIBLE, ALLEYS SHOULD BE PROVIDED WITHIN BLOCKS

AND' SERVICE. LOADING, AND GARAGE ENTRANCES SHOULD BE
LOCATED AT THESE ALLEYS RATHER THAN ON'STREET FRONTAGES

WHEREVER POSSIBLE, SERVICE AND PARKING ENTRANCES SHALL NOT
BE LOCATED ON TYPE A OR B STREETS.
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. BLOCK FRAMEWORK - B. SECTOR PLAN MAPS AND GOALS

CCBP-Q-1

BLOCK Q

Crystal City Sector Plan Summary for Block Q

ILLUSTRATIVE CONCEPT PLAN

PROPOSED DISTRICTS

ILLUSTRATIVE CONCEPT - 3D VIEW

EXISTING OR APPROVED BUILDING

POTENTIAL BUILDING

SURFACE TRANSITWAY
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\) E) 500 1000

MOTE: POTENTIAL BUILDINGS SHOWN ARE FOR ILLUSTRATIVE
PURPOSES ONLY AND DO NOT REPRESENT THE FINAL
BUILDING LOCATION MASS AND FORM OR ARCHITECTURAL
DESIGN OF FUTURE BUILDINGS.
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PER FIGURE 3.2.2, P.33 PER FIGURE 3.2.2, P.33 PER FIGURE 3.3.12, P.39
LEGEND
INTRODUCTION

The Q Block is framed by Jefferson Davis Boulevard/US 1 to the west, Crystal Drive to the east, 23rd
Street to the north and 26th Street to the south. In the Sector Plan, this block is split between the Enter-
tainment District and the South End, with the northeast portion (Block Q2) located in the Entertainment
District.

The Entertainment District, which encompasses the northern portion of Q Block and the block immediate-
ly to its north, is oriented around the entertainment, restaurant and retail program already in place along
Crystal Drive, 23rd Street and in the Underground. This location is intended under the Crystal City Sec-
tor plan to support new commercial and residential development, much of which will be accommodated
on the footprints of demolished existing structures.
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. BLOCK FRAMEWORK - B. SECTOR PLAN MAPS AND GOALS

CCBP-Q-1

BLOCK Q

1. SUMMARY OF MAJOR SECTOR PLAN RECOMMENDATIONS SPECIFIC TO THE BLOCK

BUILDINGS AND DEVELOPMENT

Density: Many of the existing buildings within the Q Block are envisioned as future redevelop-
ment sites (Figure 3.3.9). The Q Block is split between High Density and Medium Density zones
(Figure 3.8.1), with the northern portion of the block located in the High Density zone. The Base
Density for development on the Q Block is 3.8 F.A.R. for commercial and 4.8 F.A.R. for residential
for the entire block area, with the exception of a portion of Q2 allotted for open space within build-
to lines (Figure 3.8.2)

Massing and Placement: Building locations and massing are intended to complement those of
surrounding structures on adjacent blocks to the north, east and south of Block Q.

Tower Coverage: The allowable block average Tower Coverage for the Q2 Block is 75 percent,
to be calculated by dividing each building’s largest floor plate above the fifth floor and/or building
podium by the net buildable area for that building (Figure 3.8.9) and then averaging for all build-
able area of the block. The allowable block average Tower Coverage for the Q1 Block is 85%, for
the Q3 Block is 85% and for the Q4 Block is 75%.

Height and Bulk Plane Angle: The allowable maximum building height for Block Q2 is 250 feet
excluding rooftop mechanical penthouses. (Figure 3.8.5). Block Q2 is further subdivided into a
northern and southern portion with allowable maximum building heights of 250 feet and 200 feet,
respectively. The north-facing frontage of Block Q2 is subject to bulk plane angle requirements
(Figure 3.8.7). The allowable maximum building height for Block Q1 is 250 feet, subject to bulk
plane angle requirements along the north-facing frontage (per Figure 3.8.7). The allowable maxi-
mum building height for Block Q3 is 250 feet and the allowable maximum building height for Block
Q4 is 200 feet, both of which are subject to bulk plane angle requirements along the north-facing
frontage (per Figure 3.8.7).

Land Use Designation and use Mix Target: The buildable areas of the Q Block are designated
as Residential, Commercial, Hotel or Mixed-Use, with a portion dedicated to open space within
build-to lines (Figure 3.9.1).

Retail Frontage and Interior Pedestrian Concourse: The Sector Plan denotes retail frontages

along the north edges of Blocks Q1 and Q2, along the east edge of Block Q2, and along the north
and east edges of the open space designated as “Park 12” (Figures 3.9.3 and 3.7.3). A proposed
internal pedestrian connection from the adjoining northern block terminates at 23rd Street.

Cultural Resources and Community Services: The Sector Plan recommends a flexible ap-
proach to providing a broad range of resources and services over time.

Parking: Arange between a maximum of 1 space per 750 square feet (1:750) and/or a minimum of 1
space per 1,000 square feet (1:1,000) for office uses and between 1 and 1.125 spaces for residential
dwelling units, while maximizing the sharing of parking among users.

Architectural Features: The Sector Plan recommends an architectural feature on the northeast cor-
ner of Block Q (Figure 3.11.1). Coordinated facade frontages along the north and east faces of Park
12 are also envisioned.

TRANSPORTATION

The Sector Plan calls for substantial modifications to Jefferson Davis Boulevard/US-1, creating a six-
lane boulevard which will act as a unifying element of the Crystal City public realm.

Both the 23rd Street Corridor and the intersection of 23rd Street/Jefferson Davis Highway are slated
for street improvement under the Sector Plan.

OPEN SPACE

The principal district center will be a new 23rd Street Plaza. The Sector Plan also calls for the loca-
tion of a public open space in the southwest corner of Block Q2, designated as Park #12. The park
is intended to function as a small multipurpose space with a civic character, accommodating informal
everyday activity.

VIEW OF 23RD STREET PLAZA Ju 21,2017 13



. BLOCK FRAMEWORK - B. SECTOR PLAN MAPS AND GOALS

2. HOW THE PROPOSED SITE PLAN ACHIEVES SPECIFIC AND GENERAL SECTOR PLAN GOALS

The Block Plan advances and is consistent with the goals of:

High density redevelopment

Building massing, separation and setbacks
Height

Tower coverage

Land use and use-mix target

Retail frontage and interior concourse
Parking*®

Architectural features

23rd Street modifications™
Intersection improvements

Street sections and road alignment

* Though Parking and 23rd Street modifications are not fully consistent with the CCSP, refer to justifica-
tions below for additional explanation

3. JUSTIFICATION FOR SECTOR PLAN DEVIATIONS

Though the proposed Block Plan is largely compliant with the Sector Plan parameters, the Century
Center Site Plan proposes construction of a 24-story residential tower which includes some deviations
from the Crystal City Sector Plan:

Building placement (with regard to Build-To Lines)

Bulk Plane Angle

Parking (shared parking program)*

23rd Street modifications (for future 23rd Street modifications)*

Building Placement - The CCSP indicates a build-to line 50 feet from the center of Crystal Drive.
However, this is prohibited by the existing conditions of the property being developed. The location
of the new residential tower structure is being set by an existing grid of columns that was specifi-
cally designed to support a future tower. The structure of the existing 3 levels of parking beneath
the public green space/plaza at the corner of Crystal Drive and 23rd Street cannot support a tower
addition. Instead, the proposed design repurposes this exterior space as an unanticipated public
open space as an additive element to Crystal City’s public open space network.

Bulk Plane Angle - The CCSP indicates a bulk plane angle along 23rd Street. This plane has been
incorporated into the design, but levels 23, 24 and the penthouse infringe upon this plane, due to
limitations imposed on the vertical circulation core for the residential tower by existing conditions.
The proposed core cannot be relocated without conflicting with the existing retail space to remain
(BWW), and needs to be positioned within the footprint of the existing garage ramp being removed
(between column lines F and G) to avoid further reducing existing parking.

CCBP-Q-1

BLOCK Q

Parking - The proposed parking plans provide the following:

Residential: 0.80 spaces per unit (to include residents, residential visitors,
accessible spaces & residential building employees)
Office: 1 space per 665 square feet of GFA (to include office

employees, office visitors, buidling management employees,
and accessible spaces)
Commercial/Retail: 40 spaces on the first level of the garage

4. HOW THE PROPOSED BLOCK PLAN COULD FURTHER ADVANCE SPECIFIC AND

GENERAL SECTOR PLAN GOALS

In addition to advancement of block-wide goals through the Block Plan, the Site Plan for Century
Center (located within Block Q2) is the next step under the new Sector Plan and furthers the vision
of the block as a fully-realized mixed-use development. Specifically, the Site Plan provides:

« Construction of a new residential tower above an existing retail podium.

» Pedestrian-friendly streetscape with amenities such as increased and improved retail, en-
hanced landscaping and hardscape to provide dining and casual seating, and possible food
truck locations.

* Improved building entrance at 23rd Street South to draw pedestrian traffic to interior retail
spaces.

* Vanpool and accessible van parking in below-grade garage.

« Potential for green roof construction on multiple floors of residential tower.

* FAA-approved building height.

+ Contributions to the Arlington County Affordable Housing Program.

» Public Arts contribution or on-site public art feature.

« Utility Fund Contribution.

« The project is proposing a minimum LEED Silver certification.

* Inclusion of a variable refrigerant flow (VRF) system that will significantly improve energy
efficiency. It is anticipated that this VRF system will allow the project to significantly exceed
the County’s minimum level of energy savings for residential development of 18% above the
ASHRAE 90.1-2007 baseline.

« Sidewalks/curb and gutter improvements in concert with streetscape improvements.

» The dedication of the 23rd Street South land to allow the realization of the newly planned
23rd Street South contemplated in the sector plan.

» Utilize existing parking garage and entrances to limit disturbance to the pedestrian realm and
the reduction of curb cuts at the site from two to one.

« The proposed building was architecturally created to establish a distinguishable, contem-
porary, and elegant presence at the prominent intersection of Crystal Drive and 23rd Street
South.

* An integrated TDM program is included to encourage use of transit and alternative modes of
transportation.

« The provision of new, unanticipated open space at the corner of 23rd Street South and Crys-
tal Drive.

« The improvement of pedestrian ways through the site to adjoining buildings within the block.

Ju 21,2017 14
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EXISTING CONDITIONS - REAL ESTATE PARCELS AND LOTS

BUILDING DESIGNATION

. BLOCK FRAMEWORK - C. EXISTING CONDITIONS AND FUTURE PLANS

CCBP-Q-1

BLOCK Q

EXISTING BLOCK AREA TABULATIONS

BUILDING NAME RPC NUMBER PARCEL NUMBER AREA (SF)
A |TAYLOR BUILDING 34020031 B-6-A 87,120
B [POLK BUILDING 34020029 B-2-A 87,120
C |NATIONAL CENTER 34020002 B-A-1 87,120
D [HILTON 34020033 B-8-2 77,336
E BUCHANAN HOUSE 34020030 B-4-A 152,460
F [CENTURY CENTER 2 34020035 B-8-1 73,339
G |CENTURY CENTER 1 34020034 B-7-A-2 87,120
H [CENTURY CENTER 34020032 B-7-A-1 87,120

RESIDENTIAL

TOTAL AREA 738,735

OWNERSHIP PARCEL
ZONING | PARCEL LAND OWNER

NUMBER
C-0 B-6-A Polk and Taylor Property LLC c/o Beacon Capital Partners LLC
C-0 B-2-A Polk and Taylor Property LLC c/o Beacon Capital Partners LLC
C-0 B-A-1 Presidential Tower Property LLC c/o Beacon Capital Partners LLC
C-0 B-8-2 JBG/Crystal City Hotel LLC c/o JBG Companies
C-0 B-4-A JM-Circle Buchanan LLC et al JM-Forde Buchanan LLC
C-O0 B-8-1 Commonwealth Crystal Holding Il Inc.
C-0 B-7-A-2 Commonwealth Crystal Holding | Inc.
C-O0 B-7-A-1 Commonwealth Crystal Holding | Inc.

NOTES AND LEGENDS

[ =7 (QPARCEL BOUNDARIES

[0 EXISTING BUILDING FOOTPRINTS
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|. BLOCK FRAMEWORK - C. EXISTING CONDITIONS AND FUTURE PLANS

EXISTING CONDITIONS - PLAN VIEW OF DEVELOPMENT

i

JEFFERSON DAVIS HIGHWAY / Us1

S. CLARK STREET

BUILDING DESIGNATION

EXISTING BLOCK AREA TABULATIONS

BUILDING NAME COMMERCIAL (HOTEL RETAIL RESIDENTIAL [TOTAL SITE AREA (SITE FAR
GFA GFA GFA GFA GFA

A |TAYLOR BUILDING 524,389 524,389 87,120 6.02
B |POLK BUILDING 362,058 362,058 87,120 4.16
C [NATIONAL CENTER 338,445 7,900 346,345 87,120 3.98
D |HILTON 235,394 16,700 252,094 77,336 3.26
E |BUCHANAN HOUSE 53,549 582,895 636,444 152,460 4.17
F|CENTURY CENTER 2 189,078 85,000 274,078 73,339 3.74
G [CENTURY CENTER 1 214,185 77,000 291,185 87,120 3.34
H |CENTURY CENTER 52,328 52,328 87,120 0.60

RESIDENTIAL

TOTAL AREA 2,738,921 738,735 3.71

EXISTING USE MIX RATIO

USE % OF BLOCK
GFA
COMMERCIAL 59.4%
HOTEL 8.6%
RETAIL 10.7%
RESIDENTIAL 21.3%
TOTAL 100.0%

(1) Required Site Area is calculated with base density of 3.8 for Office, Commercial, Hotel and 4.8 for Residential

Ju
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BLOCK Q
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BLOCK Q

. BLOCK FRAMEWORK - C. EXISTING CONDITIONS AND FUTURE PLANS

EXISTING CONDITIONS - ORTHOPHOTO (2010)
" ' ' BUILDING NAME

K &~ . 0 TR ¥ TAYLOR BUILDING

: POLK BUILDING
NATIONAL CENTER
HILTON HOTEL
BUCHANAN HOUSE
CENTURY CENTER 1
CENTURY CENTER 2

CENTURY CENTER
RESIDENTIAL

o 23RDST. S,

IT|Io|mMmmoiO|(w|>

0
=
\.
=
<
=
=

1

EFEERSON DAVIS HIG

FERSON DAVIS HWY.
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BLOCK Q

. BLOCK FRAMEWORK - C. EXISTING CONDITIONS AND FUTURE PLANS

NET AREA BY SUB-BLOCK
LT SUB-BLOCK ID SITE AREA NET AREA NET BUILDABLE AREA
[ Ql 152,197 82,831 82,831
n Q2 294,127 179,360 179,360
[ ] Q3 89,409 58,065 58,065
L Q4 203,002 119,088 119,088
! TOTAL AREA 738,735 439,344
] : (1) Note - the Site Areas are approximate SF based on the illustrative graphic in the Crystal City Sector plan
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NOTES AND LEGENDS

L o o - 2 QBLOCKBOUNDARY PER SECTOR PLAN

C = 7] QBLOCK BUILD-TO LINES PER SECTOR PLAN
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. BLOCK FRAMEWORK - C. EXISTING CONDITIONS AND FUTURE PLANS BLOCK Q

PROPOSED SITE PLAN ON EXISTING CONDITIONS PLAN

r T b . — “"l! -
= SCNPT b " “‘-————-.______________H A
3 | ‘a - s A
23 . : . . .
1 ? PROPOSED SITE PLAN ON EXISTING CONDITIONS
= [y 1
- i BUILDING NAME COMMERCIAL|  HOTEL RETAIL |RESIDENTIAL| TOTAL SITE SITE
N .
= RO ST S, Com _ GFA GFA GFA GFA GFA AREA FAR
_ 5 |A_|TAYLOR BUILDING 524,389 524,389 | 87,120 | 6.02
E B |POLK BUILDING 362,058 362,058 | 87,120 4.16
Z |C [NATIONAL CENTER 338,445 7,900 346,345 | 87,120 | 3.98
% D |HILTON 235,394 | 16,700 252,094 | 77,336 3.26
W [E |BUCHANAN HOUSE 53,549 582,895 636,444 | 152,460 | 4.17
o [F_[CENTURY CENTER 2 189,078 85,000 274,078 | 73,339 3.74
Z |G [CENTURY CENTER 1 214,185 77,000 291,185 | 87,120 3.34
3 H [CENTURY CENTER 22,256 312,014 334,270 | 87,120 3.84
2 RESIDENTIAL
TOTAL AREA 3,020,863 | 738,735 | 4.09
(1) Required Site Area is calculated with base density of 3.8 for Office, Commercial, Hotel and 4.8 for Residential
RESULTING USE MIX RATIO
USE EXISTING % |PROPOSED %| PERCENT
OF BLOCK OF BLOCK CHANGE
COMMERCIAL 59.4% 53.9% -5.5%
HOTEL 8.6% 7.8% -0.8%
RETAIL 10.7% 8.7% -2.0%
RESIDENTIAL 21.3% 29.6% 8.3%
TOTAL 100.0% 100.0% 0.0%
=
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g ‘ o |
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SO . 2 ST o . -l ’ LIMITS OF PROPOSED WORK
VA b > ' 4 ] PROPOSED RESIDENTIAL TOWER
FEEES
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. BLOCK FRAMEWORK - C. EXISTING CONDITIONS AND FUTURE PLANS BLOCK Q

PROPOSED SITE PLAN, and C-O CRYSTAL CITY ZONING

a5 ) wr E- | " . ——— ) 4 B PROPOSED SITE PLAN AREAS IN SP #65 C-O ZONING
&:‘?" 7!4_ » ", "‘1, =1} : — - o ; = g el Y BUILDING NAME COMMERCIAL|  HOTEL RETAIL |RESIDENTIAL| TOTAL SITE SITE REQUIRED | EXCESS
A - = o - - : n b4 ' oL’ . GFA GFA GFA GFA GFA AREA | FAR AREA (1) | LAND
,; = [A |TAYLOR BUILDING 524,389 524,389 87,120 6.02 137,997 | (50,877)
I 8 B |POLK BUILDING 362,058 362,058 87,120 4.16 95,278 (8,158)
<Z( C |NATIONAL CENTER 338,445 7,900 346,345 87,120 3.98 91,143 (4,023)
% D [HILTON 235,394 16,700 252,094 77,336 3.26 66,341 10,995
g E |BUCHANAN HOUSE 53,549 582,895 636,444 | 152,460 4.17 135,528 16,932
o [F_[CENTURY CENTER 2 189,078 85,000 274,078 73,339 3.74 72,126 1,213
% G |CENTURY CENTER 1 214,185 77,000 291,185 87,120 3.34 76,628 10,492
5’ H |CENTURY CENTER REMOVED FROM SP #65 C-O ZONING
m RESIDENTIAL
TOTAL AREA 2,686,593 | 651,615 4.12 675,041 I (23,426)
(1) Required Site Area is calculated with base density of 3.8 for Office, Commercial, Hotel and 4.8 for Residential
PROPOSED SITE PLAN AREAS IN C-O CRYSTAL CITY ZONING
BUILDING NAME COMMERCIAL HOTEL RETAIL | RESIDENTIAL TOTAL SITE SITE REQUIRED | EXCESS
GFA GFA GFA GFA GFA AREA FAR AREA (1) LAND
=z |A |TAYLOR BUILDING
2 B [POLK BUILDING
<Z( C |NATIONAL CENTER
Z[o_[HiLTON
a g E |BUCHANAN HOUSE
=3 o |F [CENTURY CENTER 2
;: ] % G [CENTURY CENTER 1
g | 5' H |CENTURY CENTER 22,256 312,014 334,270 87,120 3.84 65,003 22,117
T m RESIDENTIAL
Q TOTAL AREA 334,270 87,120 3.84 65,003 22,117
a (1) Required Site Area is calculated with base density of 3.8 for Office, Commercial, Hotel and 4.8 for Residential
z
g b RESULTING USE MIX RATIO
(@) USE EXISTING % | PROPOSED % | PERCENT
; m : OF BLOCK OF BLOCK CHANGE
5 = @ COMMERCIAL 59.4% 53.9% -5.5%
w | y HOTEL 8.6% 7.8% -0.8%
> —“I 0, 0, 0,
z - RETAIL 10.7% 8.7% -2.0%
o : RESIDENTIAL 21.3% 29.6% 8.3%
g ! TOTAL 100.0% 100.0% 0.0%
@ .
w ‘
W

USE MIX TARGET FOR BLOCK
NOTES AND LEGENDS

LIMITS OF PROPOSED WORK

] PROPOSED RESIDENTIAL TOWER

B = PROPOSED SITE AREA

[/ EXISTING BUILDINGS
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. BLOCK FRAMEWORK - C. EXISTING CONDITIONS AND FUTURE PLANS BLOCK Q

UNDERGROUND LEVEL PEDESTRIAN CONNECTIONS - EXISTING UNDERGROUND LEVEL PEDESTRIAN CONNECTIONS - PROPOSED
T 5 { ' F ‘ \/
YO o« I

O

t Bo L____ owoswe | 0 o
i e e ] | Oy OF
L S 2R 9
e — f: e ff 2 0 fQ
. 1 28 3 '
I ke s j & { .
RN B 528 A
I N |' | . :I'
oL, n F RN R
e N
! SR \\_ 9 ! PARCELBT-A2 Fjg . x 3
. O § = 8211 8.
| \ H‘Laﬂq_ in f [ . F x
| P | 888 3
| | 5 “ ' 0.0 15 o
1 !' Li-—- { ! O K
el m | [S900009
| ) - f (SRR
: - Er’i.----.wm::_!- < rf | ;“" { I_
B | | (S §
l'. PARCELB1A ' 3 'j / L“-_.i }I o .
B % / A ,
Hl rl ’ rl } M —
i | f PARCELB2A i PARCEL, / g
| RPC: 24020029 RPC: 1 !
: il i _Ilr Aﬁ
!i u | S ,'I Aﬁ\'
% L ___m= {
\\\&. f f
s J ;
= a_fﬁzgfm&? I[ /
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H B W CRYSTAL CITY SHOPS PEDESTRIAN CORRIDOR H B W CRYSTAL CITY SHOPS PEDESTRIAN CORRIDOR

A EXISTING STREET LEVEL POINT OF ACCESS TO UNDERGROUND A EXISTING STREET LEVEL POINT OF ACCESS TO UNDERGROUND

EXISTING UNDERGROUND RETAIL ZONES EXISTING UNDERGROUND RETAIL ZONES
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. BLOCK FRAMEWORK - C. EXISTING CONDITIONS AND FUTURE PLANS BLOCK Q

Crystal City Block Plan Map- Scenario 1: With Retail Liner EXISTING BLOCK AREA TABULATIONS
BUILDING NAME COMMERCIAL | HOTEL RETAIL | RESIDENTIAL| TOTAL SuUB SITE SITE % TOWER % TOWER
GFA GFA GFA GFA GFA BLOCK AREA FAR COVERAGE COVERAGE
- ' - S EED TAYLOR BUILDING 468,897 | 55,492 524,389 | Q4 203,002 | 258 37% J e
' - = ! Q6 Q6 TOWER 70,000 501,500 571,500 | Q4 203,002 2.82 24%
_ Y -t \ i\ QPOD2 |QPOD2 198,600 47,400 1,000 | 247,000 | 03 89,409 | 2.76 N/A
.. .. . - .' Q5 Q5 TOWER 459,800 459,800 | Q3 89,409 | 5.14 49% 03|  69%
: ¥ 1 . Q4 Q4 TOWER 103,300 103,300 | Q3 89,409 1.16 20%
r 13E HILTON 238,942 238,942 | Q1 152,197 1.57 21% 1 50%
q |-« ’ J 4} Q3 Q3 TOWER 429,600 26,400 456,000 | Q1 152,197 | 3.00 29%
il 5 13C BUCHANAN HOUSE 315,637 315,637 | Q2 294,127 1.07 13%
__‘-]' Q2 Q2 TOWER 32,000 45,700 77,700 | Q2 294,127 0.26 9%
':I' 13F CENTURY CENTER 1 214,185 77,000 291,185 | Q2 294,127 0.99 14% Q2 43%
r QPOD1 |QPOD1 72,302 51,200 123,500 | 02 294127 | 042 N/A
..::- Q1 CENTURY CENTER 32,250 312,021 344,270 | Q2 294,127 117 8%
& . RESIDENTIAL
Lé TOTAL AREA 3,753,224 738,735 5.08
fﬂ' (1) Required Site Area is calculated with base density of 3.8 for Office, Commercial, Hotel and 4.8 for Residential
TLY Tower Coverage is the area
.--‘k" footprint as a percentage of
I'F‘ " USE MIX RATIO the existing site's built area
T USE % OF above the 5th floor of the
f ] BLOCK GFA existing podium(s)
H COMMERCIAL 49.1%
HOTEL 7.8%
- RETAIL 9.0%
RESIDENTIAL 34.1%
TOTAL 100.0%

#NOTE: Actual use mix will depend on the site plan for each building and the use it contains.
The scenarios included in the block plan present a range of potential outcomes and are not
binding or prescriptive.

NOTES AND LEGENDS

1 PROPOSED RESIDENTIAL TOWER

N o e o= PROPOSED SITE AREA
» o T T QBLOCKBOUNDARY PER SECTOR PLAN

C — 33 QBLOCKBUILD-TO LINES PER SECTOR PLAN

B FUTURE STREET NETWORK
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. BLOCK FRAMEWORK - C. EXISTING CONDITIONS AND FUTURE PLANS BLOCK Q

Crystal City Block Plan Map- Scenario 2: With Unanticipated Open Space EXISTING BLOCK AREA TABULATIONS
BUILDING NAME COMMERCIAL| HOTEL RETAIL | RESIDENTIAL| TOTAL SUB SITE SITE % TOWER % TOWER
GFA GFA GFA GFA GFA BLOCK AREA FAR COVERAGE COVERAGE
13H TAYLOR BUILDING 468,897 | 55,492 524,389 | Q4 203,002 2.58 37% 4 61%
Q6 Q6 TOWER 70,000 501,500 571,500 | Q4 203,002 2.82 24%
QPOD2 [QPOD2 198,600 47,400 1,000 247,000 | Q3 89,409 2.76 N/A
Q5 Q5 TOWER 459,800 459,800 | Q3 89,409 5.14 49% Q3 69%
Q4 Q4 TOWER 103,300 103,300 | Q3 89,409 1.16 20%
13E HILTON 238,942 238,942 | Q1 152,197 1.57 21% 1 50%
Q3 Q3 TOWER 429,600 26,400 456,000 | Q1 152,197 3.00 29%
13C BUCHANAN HOUSE 315,637 315,637 | Q2 294,127 1.07 13%
_'_, Q2 Q2 TOWER 32,000 45,700 77,700 | Q2 294,127 0.26 9%
xl o 13F CENTURY CENTER 1 214,185 77,000 291,185 | Q2 294,127 0.99 14% Q2 43%
3 QPOD1  |QPOD1 72,302 42,191 114,493 | Q2 294,127 | 039 N/A
1 Q1 CENTURY CENTER 22,250 312,021 334,270 | Q2 294,127 1.14 8%
-l RESIDENTIAL
I:H-_ TOTAL AREA 3,734,216 738,735 5.05
{ﬂ' (1) Required Site Area is calculated with base density of 3.8 for Office, Commercial, Hotel and 4.8 for Residential
TLY Tower Coverage is the area
_..-‘k" footprint as a percentage of
f" ) EXISTING USE MIX RATIO the existing site's built area
o USE % OF above the 5th floor of the
(g BLOCK GFA existing podium(s)
% COMMERCIAL 49.4%
HOTEL 7.9%
»-{' RETAIL 8.5%
| RESIDENTIAL 34.3%
i TOTAL 100.0%
L |

#NOTE: Actual use mix will depend on the site plan for each building and the use it contains.
The scenarios included in the block plan present a range of potential outcomes and are not
binding or prescriptive.

NOTES AND LEGENDS

1 PROPOSED RESIDENTIAL TOWER

N o e o= PROPOSED SITE AREA
» o T T QBLOCKBOUNDARY PER SECTOR PLAN

C — 33 QBLOCKBUILD-TO LINES PER SECTOR PLAN

B FUTURE STREET NETWORK
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CCBP-Q-1

. BLOCK FRAMEWORK - D. CATALOG OF BLOCK PLAN DEVIATIONS FROM SECTOR PLAN GUIDANCE

HOW THE PROPOSED SITE PLAN/BLOCK PLAN DEVIATE FROM SECTOR PLAN GUIDANCE

The main purpose of this section is to document, in one place, how and why various elements of ad-
opted Crystal City Block Plans for a specific block may deviate from guidance originally provided in the
Crystal City Sector Plan. As future iterations of the block plan are approved for a particular block, the
list of deviations in this section may grow accordingly. In this way, this section will provide a record that
presents the history of all deviations to date on a particular block, and provide a rationale for why such
deviations were deemed appropriate.

CCBP-Q-1 | Related to Actions on Final Site Plan #442 ( _,2017)

This is the first Crystal City Block Plan for Block Q. This block plan was submitted in conjunction with
Site Plan #442 (and amendments to Site Plan #65), which proposed the new construction of a 23-story
residential building above existing ground floor retail to be known as Century Center Residential, to be
located at the corner of 23rd Street South and Crystal Drive.

The proposed block plan, inclusive of the proposed Site Plan #442 are seen as deviating from the
Crystal City Sector Plan as follows:

* Building Placement - The CCSP indicates a build-to line 50 feet from the center of Crystal Drive.
However, this is prohibited by the existing conditions of the property being developed. The location

of the new residential tower structure is being set by an existing grid of columns that was specifically
designed to support a future tower. The structure of the existing 3 levels of parking beneath the public
green space/plaza at the corner of Crystal Drive and 23rd Street cannot support a tower addition. In-
stead, the proposed design repurposes this exterior space as an unanticipated public open space that
could accommodate outdoor restaurant seating, landscape and hardscape improvements, public seat-
ing and possible food truck locations.

* Bulk Plane Angle - The CCSP indicates a bulk plane angle along 23rd Street. This plane has been
incorporated into the design, but levels 23, 24 and the penthouse infringe upon this plane. The reason
for this is that the vertical circulation core for the residential tower is limited by existing conditions. The
proposed core cannot be relocated without conflicting with the existing retail space to remain (BWW),
and needs to be positioned within the footprint of the existing garage ramp being removed (between
column lines F and G) to avoid further reducing existing parking.

* Parking - The proposed parking plans provide the following: Residential: 0.80 spaces per unit (to
include residents, residential visitors, accessible spaces & residential building employees) Office: 1
space per 665 square feet of GFA (to include office employees, office visitors, building management
employees, and accessible spaces) Commercial/Retail: 40 spaces on the first level of the garage.
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GENERAL NOTES

1. THE PROPERTY SHOWN IS IDENTIFIED ON THE ARLINGTON COUNTY, VIRGINIA
REAL ESTATE ASSESSMENTS AS RPC 34020032 AND IS ZONED C-O.

N christopher consultants

Q
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2. THE PROPERTY SHOWN HEREON IS NOW IN THE NAIME OF: COMMONWEALTH
CRYSTAL HOLDING | INC., BY DEED RECORDED IN DEED BOOK 3742 AT
PAGE 1336 IN THE CLERK'S OFFICE OF THE CIRCUIT COURT OF THE COUNTY
OF ARLINGTON, VIRGINIA.

3. A TITLE REPORT WAS FURNISHED BY COMMONWEALTH LAND TITLE

INSURANCE COMPANY AND HAS BEEN INCORPORATED HEREON. ALL
UNDERLYING TITLE LINES, RIGHT-OF-WAYS, EASEIIENTS, ENCUMBRANCES OR
OTHER CIRCUNMSTANCES AFFECTING THE SUBJECT PROPERTY ARE AS SHOWN PER
COMMITIMENT NUMBER 14-001501 EFFECTIVE DATE JUNE ¢, 2014 AT 8:00 A.M.
(SEE CERTIFIED SURVEY FOR LOCATIONS AND DIMENSIONS OF EASEMENTS)

O,

KERRY L. SKINNER”
Li. No. 1533

4/ 20/ 2017

4. BOUNDARY AND PHYSICAL IMPROVEMENTS SHOWN HEREON IS BASED ON A
FIELD SURVEY PERFORIMED BY THIS FIRM ON JUNE I, 20li, LAST FIELD
INSPECTED ON JUNE 18, 2014,

X O
D syryS,
6. HORIZONTAL DATUIM SHOWN HEREON 1S REFERENCED TO THE NORTH SU
AMERICAN DATUI 1983 (NAD 83) - NORTH AS DETERMINED BY A GPS

SURVEY BY THIS FIRM AND DATED APRIL 24, 20I5. PROJECT NO:04022.005.00
7. THE PROPOSED ZONING IS: C-O-CRYSTAL CITY DISTRICT. PATE: e 2etc
DRAWN: PGS

CHECKED: KLS

METES AND BOUNDS DESCRIPTION

BEGINNING AT THE SOUTHEAST CORNER OF PARCEL A-43, CRYSTAL PLAZA, SAID POINT
ALSO BEING IN THE WESTERLY LINE OF PARCEL 2, CRYSTAL PARK AND FURTHER BEING
WITHIN THE BOUNDING EASEMENT LINES OF TWENTY-THIRD (23RD) STREET SOUTH AND
CRYSTAL DRIVE, BOTH STREETS BEING COMPRISED OF A VARIETY OF DEDICATED
VARIABLE WIDTH PUBLIC EASEMENTS;

THENCE, DEPARTING THE SOUTHERLY LINE OF PARCEL A-43, CRYSTAL PLAZA AND
RUNNING SOUTHERLY WITH CRYSTAL DRIVE AND THE WESTERLY LINE OF PARCEL 2,
CRYSTAL PARK, 193.12 FEET ALONG THE ARC OF A CURVE TO THE RIGHT HAVING A
RADIUS OF 5655.00 FEET, A CENTRAL ANGLE OF 0I57'24" AND A CHORD DISTANCE OF
193.11 FEET WHICH BEARS 505°34'50"W TO A POINT AT THE NORTHEASTERLY CORNER OF
B-7-A-2", OF THE RESUBDIVISION OF THE PROPERTY OF WASHINGTON BRICK AND
TERRA-COTTA COMPANY AND REBECCA ROSS LIPSCOMB ESTATE (HEREAFTER REFERRED
TO AS THE RESUB);

THENCE, DEPARTING THE WESTERLY LINE OF PARCEL 2, CRYSTAL PARK AND CRYSTAL
DRIVE AND RUNNING WITH THE NORTHERLY LINE OF SAID PARCEL "B-7-A-2" THE RESUB,
THE FOLLOWING THREE (3) COURSES AND DISTANCES:

1. N87°18'I0"W, A DISTANCE OF 93.73 FEET;

2. 502'41'50"W, A DISTANCE OF 60.00 FEET;

3. 887°18'10"W, A DISTANCE OF 186.00 FEET, TO A POINT AT THE NORTHWESTERLY
CORNER OF SAID PARCEL 'B-7-A-2", THE RESUB AND IN THE EASTERLY LINE OF
'B-4-A", THE RESUB;

THENCE, DEPARTING THE NORTHERLY LINE OF SAID 'B-7-A-2", THE RESUB AND RUNNING
WITH THE SAID EASTERLY AND NORTHERN LINES OF "B-4-A", THE RESUB THE
FOLLOWING THREE (3) COURSES AND DISTANCES;

1. NO2°41'50"E, A DISTANCE OF 158.86 FEET;

2. N87°18'I0"W, A DISTANCE OF 223.07 FEET;

3. No2°4I'50"E, A DISTANCE OF 94.00 FEET, TO A POINT AT THE NORTH WESTERLY
CORNER OF SAID "B-4-A", THE RESUB AND IN THE SOUTHERLY LINE OF PARCEL A-I-A,
THE RESUB, AND ALSO BEING WITHIN THE AFOREMENTIONED TWENTY-THIRD (23RD)
STREET SOUTH EASEMENT LINES;

THENCE, DEPARTING THE LINE OF PARCEL "B-4-A’, THE RESUB AND RUNNING EASTERLY

WITH TWENTY-THIRD (23RD) STREET SOUTH AND THE SOUTHERLY LINE OF PARCEL
A-I-A, THE SOUTHERLY LINE OF PARCEL A-4, THE RESUB, AND PARCEL A43 CRYSTAL

H
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IS ZONED: C-0/C-0-1.5 PLAZA 587°18'10"E, A DISTANCE OF 5I2.5] FEET, TO THE POINT OF BEGINNING.
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Il. BLOCK DEVELOPMENT DOCUMENT - Parcel Area Vicinity Map
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CCBP-Q-1

Il. BLOCK DEVELOPMENT DOCUMENT - Block Rezoning Map
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VACATION AREA: N/A
DEDICATION AREA: 1.1l655 AC OR 48,637 S.F.
FINAL TOTAL AREA: 0.88345 AC OR 38,483 S.F.
ALL CONSTRUCTION SHALL CONFORIM TO THE CURRENT
ARLINGTON COUNTY AND VIRGINIA DEPARTIMENT OF
TRANSPORTATION STANDARDS AND SPECIFICATIONS.
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Il. BLOCK DEVELOPMENT DOCUMENT - Block Aerial Vicinity Map
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TRANSPORTATION STANDARDS AND SPECIFICATIONS.
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CCBP-Q-1

Il. BLOCK DEVELOPMENT DOCUMENT - Parcel Dedication
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Il. BLOCK DEVELOPMENT DOCUMENT - Block Existing Conditions Plan
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Il. BLOCK DEVELOPMENT DOCUMENT - Parcel Existing Conditions Plan
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Il. BLOCK DEVELOPMENT DOCUMENT - Existing Parcel Tree Survey
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DEPARTMENT OF ENVIRONMENTAL SERVICES
R CRYSTAL CITY BLOCK DEVELOPMENT DOCUMENT
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152,107 2831 8231 NOTES: BLOCK TABULATIONS
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RPC #34020032. TRANSPORTATION STANDARDS AND SPECIFICATIONS. | L oo 1 4o SUEET. C5.3 OF. ST
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DOCUMENT - Block Plot and Location Plan

1.) SEE SHEET CI.0 FOR LEGEND.
2.) THERE ARE NO RPAs LOCATED ON SITE.
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Il. BLOCK DEVELOPMENT DOCUMENT - Parcel Plot and Location Plan
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