Mr. Richard J. Herbst

President, Arlington Ridge Civic Association
2206 South Knoll Street

Arlington, Virginia 22202

Dear Mr. Herbst:

This is in response to your letter of June 1, 288ing a number of questions about the
Crystal City Plan. | apologize for the length ahé it took to reply, but we wanted to
provide thorough responses to your inquiries. TharB is committed to the long held
County planning goal of concentrating developmena@mall percentage of the land in
order to protect the single family neighborhoodsthihg that we are doing here changes
that commitment.

Set forth below are answers to many of your questiblowever, | thought it important
to establish a few overarching principles first.

Your letter is premised on an assumption that theebpment envisioned under the
Crystal City Plan is negative and will have serioaasequences not only to the
Arlington Ridge and Aurora Highlands neighborhodalg, also to Crystal City and much
of this area of Arlington. This is actually contrdo Arlington's 30-plus years of
experience with smart growth. In fact, for nearyykars, Arlington has emphatically
embraced the fundamental principles of smart gramitthis considered a leader in the
field. We have focused mixed-use growth close tartMstations and have reinforced
transitions to adjacent residential neighborhoodsrdtect their character. This has
resulted in a well-planned community that has gdediits citizens with a wide variety of
housing, employment, and transportation choicae,omg and diverse tax base that has
enabled investment in neighborhoods, and a stroogany.

Our data has shown us that well-planned, mixeddeselopment adjacent to transit has
actually resulted in reduced traffic and more tpamgation options for residents and
workers. | don't know if you were aware, for exaemphat 39% of those who live in the
R-B Corridor take transit to work and 14-15% ofgbavho live there have no cars. Also,
traffic on the major R-B Corridor arterial (Wils@oulevard/Clarendon Boulevard) has
actually declined since 1996, while traffic on tlegional roads has continued to increase
dramatically. This is not by accident but is theuleof careful planning, which is the
same type of planning that we are undertaking fystal City. There may be some
unanticipated impacts but Arlington has found thaly are few and because of our
financial stability, we are in better shape to effdhose impacts if they do happen.

The current planning effort focusing on CrystalyGg a proactive response to the
anticipated impacts facing Crystal City as a resfithe Base Realignment and Closure
(BRAC) 2005 actions. Current estimates indicaté dpgroximately 3.1 million square
feet and 13,000 jobs will be relocated from Cry§tdy to other outlying locations as part
of BRAC. In order to ensure Crystal City's contiddeng-term strength and vitality as a
place to live, work, and play, the County initiateés planning effort as a means to



establish a future vision for Crystal City, to hgljpde its next generation of growth and
development. It is also important to note that \&eeha regional responsibility because
we live in an extremely large, complex and sucagssfyion. This region will continue
to grow and expand; in fact forecasts are thatd802here will be 1.2 million new jobs
and 1.6 million new residents in the region. Whaey go will undoubtedly have a
profound affect on the region as well as ArlingtBrperience throughout the country
shows that well-planned communities that focus ©hixee development around transit
and provide transportation options for its residertd workers can thrive economically
while regionally helping to reduce traffic and irope air quality.

The Crystal City Plan has been underway for 2-#&y and has featured 70 public
meetings and counting. A Task Force was appoimtedsist the County in this effort
with invitations sent to the neighborhoods, and Task Force did have representation
from Aurora Highlands. This effort led to the adoptof the Policy Framework and
lllustrative Plan in December 2008. Many of the jiens you raised were in fact
discussed and analyzed and resulted in the pokciepted by the County Board in
December. | appreciate and understand that nagedled with these decisions but they
did represent a give and take between many poliojces and the interests of many
different parties. The process that we are cutyemtbaged in is not a reexamination of
these basic policy decisions but an effort nowubgbear words and graphics around
those policies, to develop a final Plan document.

As part of the planning discussion, | understardelwas a recent meeting between staff
and neighborhood representatives to talk throughesof the issues. | am encouraged to
learn that staff and the neighborhood are contmtonwvork together. In addition,
responses are provided in Attachment 1 to addhessamplete list of questions from
your June 1 letter. Finally, | would also offer thiaere are other County programs
outside of this planning process, such as the Neidiood Conservation Program, that
have an appropriate focus for addressing or aaigesome of the comments you raise
with the Plan.

Thank you for your questions and interest in tlaping process for Crystal City.

Sincerely yours,

Barbara A. Favola
Chairman



ATTACHMENT 1 Item by Iltem Responses to Questionsdi@al questions in bold
underlined text below)

The BRAC task force was created to deal with thitecgated loss of defense jobs from
Crystal City - building development east of Routelly the end of 2011.

1. How does the Policy Plan address the imminesst & jobs in Crystal City?

Base Realignment and Closure (BRAC) moves will gn3pt million square feet of
Department of Defense (DOD) leased space by Segte?@il, however, if the

receiving facility is not ready by that date, lemaseuld be extended to accommodate the
delay. Much of the space to be vacated is less ettive in the broader office market
due to age and functional obsolescence. The Cr@#taPlan creates an opportunity to
redevelop these buildings, attract new tenantsyetaih existing tenants, all of which
have a direct impact on employment in Crystal CMtington County is working with

the DOD agencies moving out to lessen the impa&noployees and contractors, and the
BRAC Transition Center is providing numerous segsito affected employees and
businesses.

1. If present office space in Crystal City is umkedable, why cannot existing buildings
be retrofitted to Class A space with the approprifdrce protection standards" where
required?

Force protection requires an 82-foot setback frioenstreet. Given the existing urban
character of Crystal City, it is not practical tnsider force-protected buildings in this
area. Some property owners may decide to renoa#iterrthan redevelop their buildings;
however, renovation does not facilitate the improgats in roadway, transit and open
space networks envisioned in the Plan.

2. How and why were "Crystal City" boundaries exgied to encompass land on the
west side of Route 17?

Boundaries for the Crystal City Planning addressader current planning efforts were
based upon the official Crystal City Metro Statdrea boundary (as illustrated on the
General Land Use Plan), with the exclusion of tleethN Tract and South Tract (Potomac
Yard) properties and inclusion of properties altimgsouth edge of 23rd Street between
Eads and Fern Streets. As with the County's othetrd/Station Areas (MSAS),
boundaries for the Crystal City MSA were historigalrawn based generally on a
guarter mile radius from the Metro station (a sulgavalking distance to and from the
Metro and residential, retail or office buildings)d a combination of major
transportation routes, Census geography and neigbbd boundaries. While the
planning for Crystal City follows these boundaripstential impacts and benefits are
being evaluated beyond such boundaries.

3. What is the correlation between the current BI&tprint and that of the Crystal City
Plan?



Please see map provided in Attachment 2.

4. Is it County policy to change an existing Gahé&and Use Plan whenever developers
run out of additional developable density?

It is not County policy to change the General Lals#8 Plan (GLUP) whenever
properties reach their maximum developable den®igr time, the County's GLUP is
amended on a case by case basis, either as @acobofiprehensive long-range planning
process for a designated area or as a resultegfuest for a specific change. With
respect to Crystal City, the County initiated tloisg-range planning process in response
to BRAC, and our analyses indicate that additigmaWth within Crystal City makes
sound planning sense and can be accommodatedanggtéd improvements. In fact,
focusing additional growth within Crystal City waiteinforcing the transitions to
adjacent single-family neighborhoods is consistdttt the five primary Development
and Growth Goals stated in the GLUP. For additiem@irmation describing the
processes employed to amend the General Land deepgttase see the following
County web page:
http://www.arlingtonva.us/departments/CPHD/planfaiogs/CPHDPlanningDocsGLU
P_A mending.aspx

5. Why was building height capped at 7 storie€larendon, directly adjacent to the
Clarendon Metro Station, while the Crystal CityiBplPlan proposes 30-story buildings
over 1/2 mile from a Metro stop and contrary tdedgoolicy?

Maximum building height (and density) limitationary across the County's Metro
Station Areas (MSAs), depending on area-specifitofa such as surrounding context
regarding land use and transportation infrastrectand the County's vision for each
individual MSA, for instance. In the adopted Pollenamework for Crystal City,
buildings of up to 300 feet are planned aroundMile¢ro station at 18th Street and along
the north edge of 23rd Street between JeffersonsHighway and Crystal Drive, which
is within one-third of a mile from Metro. A plannedrface transitway system will
enhance connectivity to Metro throughout the lihedeveloped Crystal City area and
beyond, with stations envisioned near 23rd Stre€rgstal Drive and Clark-Bell Street.

6. Does Arlington propose to build similar dengitpund the East Falls Church Metro
Station? Please explain.

Arlington County is working with a planning Taskr€e, with representation from the
City of Falls Church, on a planning study for Elaalis Church. The level of
development for this area has not been determ{@edcepts to date have included low to
medium density. It is important to note that eaaktid Station Area (MSA) in the

County has a different context, character, andsdno that have resulted in a distinct
vision for each MSA with associated physical plagniecommendations. This is the
primary reason why densities and growth potenaay\among Rosslyn, Crystal City,
Clarendon, Virginia Square, etc.



7. What extraordinary community benefits are thealopers offering in return for
density above the by-right use?

The Plan will identify the plan level improvemetitst are envisioned as part of the
redevelopment and revitalization efforts in Cry&idl, in addition to site level
improvements typically gained with site plan deypsh@nt. The more specific methods of
achieving these improvements will be discussetienitnplementation chapter of the
Plan, and are envisioned to be supported jointlthieyprivate and public sectors.

8. What are the burdens that will be placed oratljacent neighborhoods in
consequence of this density above by-right use2qiMaenefits to burdens)

Arlington's experience since Metro's arrival hasvei us that well planned, mixed-use
development adjacent to transit, in concert withgheservation of established single
family neighborhoods, can provide significant andnerous benefits. Examples of such
benefits include a wide variety of transportatitwoices, a strong tax base to support
investment in neighborhoods throughout the Couantg, a strong economy. There may
be a few unanticipated impacts encountered aloagvtly, but given our financial
stability resulting from the carefully planned deyement around our transit
infrastructure, we are in sound shape to offsedehmpacts if they occur.

9. What specific projects has the County desigoaditigate the burdens imposed upon
the adjacent neighborhood by the County Board ajggt®olicy Plan?

As stated in the response to #9 above, we do nimiate significant burdens to be
placed upon the adjacent neighborhoods as a sulir planning efforts. However,
should any unanticipated adverse impacts occuCthty will continue to work
collaboratively with the neighborhoods to ensusdrtintegrity and preservation.

10. Why weren't neighborhood burdens considereghglthe planning process?

The Plan takes into consideration the redevelopme@tystal City as it relates to the
adjacent lower density neighborhood and it doesantitipate any adverse impacts.
Furthermore, at the beginning of the planning psecevitations for Task Force
representatives were extended to the Aurora Higlslamd Arlington Ridge Civic
Associations and the Crystal City resident groapsrsure that neighborhood interests
and concerns were factored into the planning eff@gktcouple examples of the Plan's
response to the concerns raised by the neighbonwestlof Crystal City include reduced
maximum building heights along the east side &&ils Street south of 23rd Street S.
and reinforcing neighborhood serving retail alo@gd2Street S. between Eads and Fern
Streets.

AIRPORT



11. Has the County asked the FAA for a ruling omaton safety at National Airport if
200 to 330-foot buildings are placed in Crystay@it

Arlington County is working with the Federal Aviati Administration and the
Metropolitan Washington Airports Authority to assé®w redevelopment may affect
operations at Ronald Reagan Washington Nationglohir The County intends to
recommend a plan that works for both airport openatand Crystal City redevelopment.

12. What is the impact on flight paths if suchltnigs are constructed?
This is to be determined by the analysis referemcégm 12.

13. Will airplanes more often be directed intodiad patterns over local neighborhoods
if such buildings are constructed?

This is to be determined by the analysis referemcégm 12.

14. How will travelers get to and from Nationakpart in a timely fashion under the
proposed development?

Access to National Airport will continue withousise. Thorough analyses of roadway
capacity and operations have been conducted asfghis plan, which makes many
recommendations to improve the efficiency of thgstal City roadway network. Metro
will continue serving the airport, and bike and g&tdan airport access will be enhanced.

SCHEDULE

15. When does the County Board realistically expetake action on the Crystal City
Plan?

Staff anticipates that the Crystal City Plan cdoédconsidered by the County Board in
First Quarter 2010.

16. When will public hearings on the Plan be held?

Public hearings will occur at the County Board riveeat which the Board considers
adoption of the Plan, as well as at the Planningi@cssion meeting associated with that
Board meeting. The Plan will also be reviewed aisdubsed by other commissions prior
to the Planning Commission and County Board hearing

17. The County suggests it can take public padkiaithout recourse, that traffic will
abate below current levels, and that adjacent beidgioods will bear no impacts from the



proposed redevelopment - positions that undermipectve information and
misrepresent facts.

The Plan proposes that the loss of any existing gpace usable to the public must be
replaced by new public open space or guarantediic@adzess and physical
improvements to existing open spaces, and therghagng guidelines in the Plan to
ensure that the replacement is done in a timelyidas Overall, the proposed open space
network in the Plan will result in an increase ablic open space in Crystal City. (In
fact, the County does not currently own any pubpen space in the Crystal City
planning area east of Jefferson Davis Highway algihomost of the existing open space
is controlled under approved site plans). The Multdal Transportation Study indicates
that while traffic is projected to decrease on satneets, it may increase on others, but
not beyond manageable levels. As noted in the respto item 3, it's recognized that
adjacent neighborhoods may witness both impactdandfits from the Crystal City
Plan, and the County will work collaboratively witte neighborhoods to address
significant impacts.

18. How does this further the public participatpocess?

The planning process has been an open and pubbtegs, with a Task Force appointed
by the County Board to represent a variety of comitgtand stakeholder interests.
Aurora Highlands Civic Association was represertedIr. Ted Saks. The Arlington
Ridge Civic Association was also invited to havepresentative on the Task Force.

19. How much taxpayer and private money have then€/ and developers spent so far
to pursue this redevelopment plan?

Planning efforts for the Crystal City Plan haverbsgnificantly funded through a
$500,000 grant from the Federal Government, Departrof Defense Office of
Economic Adjustment to help support the cost ofscttiant fees. This grant has been
supplemented by approximately $350,000 in Countg$uto support the community
planning consulting services. Additionally, the saDepartment of Defense, Office of
Economic Adjustment federal grant has supportedcaied transportation studies
($243,000), and economic studies ($75,000).

20. What is the nature of the deal the County nveittethe National Park Service for
the North Tract land swap?

On October 21, 2000, the County Board approvedPtitemac Yard Phased
Development Site Plan which resulted in the Couetgiving approximately 28 acres of
land in the North Tract from Commonwealth Atlar@ioperties. On June 24, 2008, the
County Board also approved a land swap betwee@olmty and MR Boundary
Channel, LLC/Monument Realty, LLC involving the foer Twin Bridges site, also in
the North Tract. The National Park Service wasimablved as an active party in either
of these two arrangements. Full details on thereaitithese actions can be found in
County Press Releases, located at:



http://www.co.arlington.va.us/NewsReleases/ScihfiestDetail.asp?Index=391 and,
http://www.arlingtonva.us/departments/Communicai®nessReleases/page64304 .aspx

PENTAGON CITY

21. There is considerable development potentiksthaining under the Pentagon City
Phased Development Site Plan with density and mised site improvements and other
legal stipulations carefully considered and adopide: Policy Plan threatens this entire
PDSP. The massive increases in development wilwdvalm the area to the detriment of
the existing buildings, their aesthetic qualities éhe quality of the environment.

The Pentagon City PDSP is adjacent to and outbeledope of the Crystal City Policy
Framework and planning area. Continued compact tjravound transit and
reinvestment in both Pentagon City and Crystal @Gitiyadvance the County's smart
growth efforts, offering a continuation of the wideray of benefits the County has
experienced to date in its Metro corridors, sucHastion efficiency that allows more
people to walk, bike, and take transit; increasadsit ridership and minimized traffic
impacts; mix of housing, jobs, shopping and redoeat choices, a strong economy, and
overall environmental sustainability.

22. How does the Board adopted Policy Plan affentnt zoning and entitlement
provisions?

The Policy Framework provides recommendationstibli define the future vision for
Crystal City, but does not by itself affect exigtinoning or entitlements. The
implementation section of the Plan will identifytpotial tools or changes to planning
(General Land Use Plan) and zoning parameters hwianld need to be implemented in
order to accommodate future level and charactdewélopment envisioned by the Plan.

23. What guarantees or promises has the Countg todtie present owners of this land
to secure their acceptance of such a massive gansiease and concomitant impacts?

No guarantees or promises have been made regdudimg development. This is a
sector level County planning document to guideriilevelopment in Crystal City.
Property owners interested in pursuing redevelopmpexects will need to submit site
plan proposals for County and public review, befacton is taken by the County Board.
For projects that gain approval by the Board, gié® entitlements are typically valid for
three years before they expire or need to be egtérehewed.

TRAFFIC

24. The Route 1 corridor, a major commuter artergrid from Crystal City, Alexandria,
the Pentagon, and Washington D.C., is one of thet hneavily traveled and congested
corridors in the D.C. area. It is barely navigail@ay. The Potomac Yard development
will generate "a total of 6,371 and 6,757 extetripk during the AM and PM peak
hours".



Jefferson Davis Highway is a major arterial stteat serves to connect Alexandria,
Crystal City/Pentagon City, the Pentagon and tB@3-corridor. The segment between
the Airport Viaduct and 1-395 carries approximat80;000 vehicles per weekday over a
24 hour period as of 2008. This is slightly beldwe peak of 54,000 vehicle trips reported
in 2004. This reported volume is slightly under thported volumes for Arlington
Boulevard and Washington Boulevard south of ArlamgBoulevard. There are no

current plans to expand roadway capacity to théhsiouAlexandria or across the 14th
Street Bridge into the District. While the roadweaan witness occasional congestion such
as during the morning and afternoon weekday rusinshand on weekends, it adequately
accommodates travel volumes for large segmentsecday.

25. Given the thousands of additional externpktgenerated by the Potomac Yard
development, how does the Policy Plan intend tomecodate this increased traffic as
well as Crystal City's increased traffic on Route 1

The Potomac Yard Phased Development Site Plan (P&approved by the

Arlington County Board with a comprehensive tranggiton demand management
program and regular reporting requirements fundethé development. The PDSP calls
for a 40% transit/walk/bike mode share for the allatevelopment. To date,
approximately one-third of the development is cagtgdd and occupied. This includes
645,500 sf of office in Land Bay A (71% occupie®p5 housing units (80% occupied)
and 92,000 sf of retail (80% +/- occupied) as o/&laber 2008 and reported in March
2009. The total AM weekday peak hour vehicle tgmeration was 358 and the PM peak
hour vehicle trip generation was 297, these rate$4% and 73% below standard
Institute of Transportation Engineers (ITE) trimgeation rates for these uses. Over 60%
of all trips to and from these developments weréeeriay means other than a private
vehicle, exceeding the PDSP target. This fieldfieekinformation is consistent with our
findings for developments in Arlington's Metro Adors. Given this experience to date,
the total peak hour vehicle trip generation for Bi2SP at build-out is likely to be less
than one-fourth (1/4) your stated peak hour figuiteshould also be recognized that not
all of the existing or projected vehicle trips wike Jefferson Davis Highway. Many
north-south trips are expected to use Potomac Avand Crystal Drive.

27. How was the Policy Plan coordinated with Aleckiaa and that city's various other
development efforts affecting the Route 1 corridor?

Arlington staff participates in regularly scheduleéetings with the City of Alexandria
planning and transportation staff to coordinategiiaand other infrastructure investments
that involve the two communities. Both communites focused on expanding transit,
pedestrian and bicycle facilities in the Route 1dRtwac Yards Corridor with a particular
focus on high capacity transit (Crystal City/PotanYard Transitway).

27. According to the Crystal City Multimodal Trammstation Study, rush hour traffic
through our neighborhood would decrease as a restiie proposed redevelopment. For
this to happen, all of the new trips generatechigyredevelopment as well as some



existing trips would need to use non-automobile esotHow was it possible to reach
such a conclusion?

The multimodal transportation study for the redepetent of Crystal City concluded
that there will be a slight decrease in motor viehtiaffic on many of the streets around
Crystal City after the planned transportation iny@mments are in place. The Plan calls
for creation of a two-way normalized street sysiter@rystal City east of Jefferson Davis
Highway (two- way Crystal Drive and Clark/Bell) anthkes two new through street
connections, one at 12th Street across to conngstaC City with Pentagon City and a
second at Potomac Avenue south to Alexandria. Ttieseges, in aggregate, lessen the
impact on local streets west of Jefferson Davishiigy.

28. Why wasn't traffic during other hours of theeyc&ind on weekends considered?

Regarding traffic modeling, traffic was forecastedboth a 24-hour period and in the
AM & PM peak periods; however, for traffic foreciasf, the peak periods are used to
identify capacity issues on the street and intéis@network. The Plan includes a
detailed traffic impact analysis of the proposegstal City redevelopment plan. This
analysis is in the Crystal City Multimodal Transgadion Study, which is an appendix of
the Crystal City Vision Plan. The traffic analysighich modeled an earlier version of the
redevelopment plan that had higher densities thasetin the proposed plan, found that
the system networks, both road and transit hadoitgyda handle projected traffic and
travel demands.

29. Why was the focus only on pedestrian and putdnsportation in the Policy Plan?

The Plan calls for major capacity investments amsit with the addition of a new street
car line from Potomac Yard through Crystal CityPentagon City (with a peak hour
peak direction carrying capacity of over 2,500 r&ean expanded Crystal City Metro
Station, an enhanced VRE station with expandedcemcluding potential MARC
through service to Crystal City, and expanded lacal regional bus service.

The Plan also calls for greatly enhanced pedesamabicycle accommodation. In the
Crystal City and Pentagon City Station Areas, thegestments are important. Currently
24% of all household trips in the Metro stationaarare made by walking and 1% by
biking. Also, most office worker service trips amény hotel visitor trips during
weekdays are made by walking.

The other elements of the plan that will impactétaare transportation demand
management (TDM) and parking management which foougducing site-related
vehicle trips. Almost all of Crystal City was budefore TDM and parking management
policies were instituted. A robust TDM program clagowith parking management can
reduce building-related vehicle trips by over 2086aading to our research. The
redevelopment of Crystal City will lead to mostegdlopment being governed by
current transportation demand management requirsmi@enaddition, by encouraging a
higher share of residential use within Crystal Qitgak hour trip directions will become



more balanced thereby increasing the overall efficy of the complete multimodal
transportation network. All of these elements dbute to the reduction of development-
related vehicle trips.

30. Why has the County not done a serious impaffid analysis of the proposed
Crystal City redevelopment?

Please see response to #29 above.

31. Where is the traffic impact analysis for 2Sitgeet, Fort Scott Drive, South 26th
Street, and Arlington Ridge Road among other streetssively affected by this Policy
Plan?

The County has a comprehensive traffic countinggnm and will continue to monitor
the streets within the Crystal City area and adjaneighborhoods for any changes in
traffic patterns and volumes. Staff has pulledfitafounts at 30 locations in Pentagon
City/Crystal City station areas and adjacent nexghbods. These counts reveal no
overall upward trend across the street network eetw2001 and 2007/2008. With regard
to Arlington Ridge Road, we reviewed all availatsegfic counts for a 30+ year period
which yields a similar result.

32. County policy directs traffic to arterial r@aadJnder the proposed redevelopment
plan, our neighborhood will be overrun by traffic Arlington Ridge Road, South 23rd
Street and cut-through traffic. Will you reclassifglington Ridge Road and South 23rd
Street as collector roads and implement measunesjtore commuter traffic to use the
true arterials - 1-395, Route 1, Glebe Road, aedG@korge Washington Parkway?

County policy does direct through traffic to ar&streets; however our analysis has
indicated that Arlington Ridge Road and South Z3met will not have an increase in
vehicle traffic. Furthermore, our experience in khetro corridors has revealed that the
additional density increases the person trips btuthe overall vehicle trips.

34. What other measures will you commit to in ordeeliminate and to control
commuter traffic through our neighborhood?

Please see response to #32 above.

35. The Board adopted Policy Plan shows aboub26@ihg docks and garage entrances
serving millions of square feet of new offices,ref) hotels, and restaurants abutting our
single family neighborhoods. There is no directeasscto Route 1 west of Route 1; all
access is to Eads and Fern Streets. Most of tless@oints are opposite neighborhood
streets where we live, walk, and play. What measwi# you institute to protect our
children and to direct delivery trucks, garbageks) and other service vehicles away
from these single family neighborhoods?



In the County Board-adopted Crystal City lllustvatPlan, there are only nine new
building pad sites west of Jefferson Davis Highdrayting Eads Street. The new
development sites will be governed by specific piten development conditions that
would direct loading and garage entrances away Bioigle family residential
neighborhoods and would likely require consolidatetivery and garage access.

35. The demolition and construction of over 10& melildings will result in years of
construction traffic involving many large and heasghicles. Many of these construction
trucks would pass through the school zones adjdaoedakridge Elementary and
Gunston Middle School. Will the County prohibitaigh construction truck traffic on
Arlington Ridge Road and 23rd Street?

As in the case above, the site plan related dewedop in the Crystal City area will be
guided by specific development conditions and perihiat regulate truck access and
staging.

36. The Policy Plan calls for increasing connexibetween Crystal City and the
adjacent single family neighborhoods, possibly bifieg 26th Street and/or Fort Scott
Drive through to Route 1. Will you guarantee thatlsconnections will not occur? What
other connections are being considered?

The Plan does not call for any additional east-wt&set connections west of Jefferson
Davis Highway, with the exception of 12th StredteTPlan does call for improved
bike/ped connections at a number of locations.

37. How does the County intend to address thédinaipact of an expected 60%
increase in density in the Crystal City area?

Please refer to the responses above.

38. Will the connections to the George Washindg®arkway at National Airport be
improved? Will the ramps that have been closedbpaned? What arrangements have
been made with the National Park Service for gresteess to the Parkway?

The Multimodal Transportation Study has been fabprdinated with our regional
partners, including: the National Park Service, Wagton Metropolitan Airport
Authority, Virginia Department Transportation, Vimga Railway Express, Crystal City
BID, WMATA, Virginia Department of Rail and Publitransit.

TRANSIT
39. A map in the Crystal City Multimodal Transpaida Study shows two-thirds of

Crystal City with transit ridership rates under 2b%he year 2030. This is normal auto-
oriented development. How does this result in lotregffic in the area?



Staff will revise the External Transit Mode Mapgtie 3:4 in the Transportation Study.
This figure is for the external trips only and does capture the new transit expected
trips within Crystal City. The majority of the inteal trips will be on transit via the
streetcar or by pedestrian/bicycle travel. Addidilbyy some of the assumptions for transit
ridership used in the travel demand forecasting@eof the report were very
conservative and are below current documenteditnasege levels for office, residential
and hotel developments in Crystal City.

40. The same Transportation Study shows the Gri@ggtaMetro station over capacity
by the year 2030. Why and how will commuters ridetidrail when the stations are too
crowded to service them?

The Metro station capacity will be expanded by agdi second entrance at Crystal
Drive, which will redistribute the passenger boags on the platform and fare gates. In
the transportation study, it was noted there cbeld/letro capacity issues arising
between 2030 to 2040 (in the peak hour peak doean weekdays only). Arlington,
along with other regional compact members and WMAT#f, continue to advance the
deployment of 8-car trains on all lines to expameld¢arrying capacity of the system.

41. Why wasn't there an analysis of neighborhagkb? How many more buses will
travel through our neighborhood to serve the dgraknt? How many more out-of-
service buses will speed through out neighborhodtid¢ bus garage at Eads Street and
Glebe Road?

Additional WMATA regional bus service, ART local $gervice, and other bus services
are anticipated to support the redevelopment o$@hCity. The level of additional
service will be tailored to local and system neddgeneral, bus service is focused on
arterial streets, not local neighborhood streets.

42. In October, County Board member Chris Zimmersaid that light rail through
Crystal City is essential to achieving the "tramsfative" development being sought.
What is the status of this proposal? How much watutdst? How do you expect to pay
for it?

The streetcar system is a major infrastructure eferm the proposed redevelopment of
Crystal City. Staff is currently working on the preinary engineering and street design
elements of this project. Project funding is likedbybe a mix of federal, state and local
sources.

43. In what ways will the "transformative™” devetogpnt be changed if light rail cannot
be realized?

The County is moving forward with the planning amdjineering efforts required to
implement a streetcar system. Please see respn#48 aibove.

44. What other transit options are being consiiizre



Additional local Arlington Transit (ART) and regiahbus service will be provided in the
Crystal City area in future years. This additiosavice will be based on demand and
travel within the service area. Amtrak and MARCIRarvice are also possible future
heavy rail transit options for Crystal City.

NEIGHBORHOOD INTEGRITY

45. The many small business owners in "restauranit at the foot of 23rd Street help to
create and maintain a sense of neighborhood contynditiese businesses are mainly
locally owned. They form a buffer between the serigimily residences and higher
density commercial properties. The area, betweels Bad Fern Streets, was specifically
zoned for this purpose, and the County expendesiderable resources to designate the
block as a "Business Conservation District." Thesamuence has been a thriving
symbiotic relationship between the small busineaselsthe home owners. and 46. Why
does the County approved Policy Plan propose talethis transitional space by
allowing the construction of 5 to 6 story buildingsre?

Under the adopted Policy Plan, the recommendedmaribuilding heights along 23rd
Street between Eads and Fern Streets is 35 fewth wehin fact 10 feet less than the
maximum heights permitted by-right for most of fireperties fronting this segment of
23rd Street, which are zoned C-2.

47. How will the County protect our small businesaers and preserve our
neighborhood integrity?

The Plan incorporates many opportunities for dgualent and retention of retail space
suitable for small businesses. The Plan requiregtslevel retail frontage in priority
areas, such as Crystal Drive and 23rd Street SCrystal City Business Improvement
District will continue to promote small businessas in Crystal City. Arlington
Economic Development assists small businesses eagrthrough its BizLaunch
services, including how to write a business plat, laow to handle taxes, permits,
licensing, marketing, and financing.

48. How does the County propose to control/migghae increased traffic on South 23rd
Street and neighboring streets occasioned by b@isge in density development?

The transportation analysis for the plan conclutthed no additional traffic will be added
to 23rd Street South by the redevelopment throfo 2

49. There are five day-care, child-care businegsesently operating on 23rd Street.
With the increased traffic, noise, and congestiocasioned by the approved Policy Plan,
what measures will the County institute to ensheedafety of these vulnerable citizens?

Please see response to #49 above.



50. It is stated County policy to "preserve theegnity of single family neighborhoods."
How does the destruction of the Eads/Fern Streféeibzone accomplish this objective?
What measures has the County identified to presauvéocal flavor?

The maximum buildings heights outlined in the agdd®olicy Plan reinforce a gradual
transition between high-rise mixed use developreast of Eads Street and the low rise
residential development pattern west of Fern Stistiveen 18th and 22nd Street,
planned heights step down from 110 feet along test side of Eads, to 60 feet in the
middle of the block, and 35 feet along the east sid~ern, which matches the maximum
permitted heights in the R-5 Zoning District wekFern Street. This heights pattern
would yield a more discrete stepping down in thasisition area than existing zoning
currently permits by site plan (up to 125 feethisTtype of approach and stepping down
of heights to the residential neighborhoods has le#fective throughout the Rosslyn-
Ballston Corridor.

51. Why does the County propose to allow an 18¢diailding at 22nd Street and Eads
Street?

Under the adopted Policy Plan, the recommendedmaxibuilding heights around the
intersection of 22nd Street and Eads Street isfddi) which could translate into a
building of up to 11 stories depending on use. €h@anned heights are slightly less than
the 12 story Crystal Houses residential buildirggsted between Eads and Fern Streets.
In the southwest quadrant of the intersection, maxn heights step down deliberately to
60 feet and then 35 feet in order to complete resition to 23rd Street and Fern Street.

NEIGHBORHOOD INTEGRITY

52. Roughly 25 years ago the County establishee@@sePark in the median of 23rd
Street between Clark Street and Crystal Drive. Thanty now proposes to eliminate
that park to make room for a 300 to 330-foot tRjlssraper. As it is contrary to written
County policy to destroy public parkland, what {exi to believe that it was acceptable
to bulldoze Cheerios Park in order to give bonussdg to a developer?

The site where the park is located is private priydeut has an easement on it for public
street and utility purposes. As part of a numbdrarisportation improvements
recommended for 23rd Street S. such as its reamaflign with Clark/Bell, a street is
planned where the park is currently located. Tleemstruction of the street will provide
additional street trees and other improvementkdastreetscape. Future open space along
this section of 23rd Street will be a public larased plaza on the corner of 23rd Street
S. and Clark/Bell which will provide a usable paldiathering place and add trees for
relief from the surrounding buildings. A public p@t park is also planned for the corner
of 23rd and Crystal Drive. In summary, the proposstevelopment of the Cheerios Park
site is part of a comprehensive planning effort thdigates the loss of the Cheerios Park
open space with strategically located and plangitianal open spaces, streetscapes
and other improvements.



53. Cheerios Park opens up Crystal City and, d@8vd Street, provides visual relief
from the swath of buildings there. Why would theu@ty choose to eliminate this
aesthetically pleasing and calming plat of greeorder to replace it with a dense wall of
building? Why is the Park being eliminated sinceats preserved as a "vista" saving
feature in previous development plans?

A comprehensive transportation study for Crystay @ias undertaken as part of the
process. The study addresses safety, operatiothsnadifications to the transportation
network in the context of the future redevelopn@trystal City. Staff is not aware of
previous development plans for which the Countpnemended the preservation of
"Cheerios Park" as a vista feature. The differandhis case may be that changes to 23rd
Street S. recommended in the Crystal City Plarpareof a comprehensive plan that
includes streetscape improvements, multi-modekprartation features, public open
space and other improvements. The creation of ®vopublic plazas along the north

side of 23rd Street S. between Clark Street andt&lrprive will provide open space that
is more usable to the general public.

54. The Policy Plan also envisions the infill depenent of many existing green spaces
and the use of new buildings to "frame" replacengeeén spaces, i.e., constricting and
narrowing the visual and aesthetic impacts of tlsgsees to the equivalent of air-shaft
glimpses of the sky. How does such green spacgrideshance the desirability of
Crystal City as a place to live, work, and play?

The Design Guidelines, Section 3.11 of the plaayidie specific building design details
which are intended to keep buildings at a humateswoad to preserve openings between
the building towers for light and air. The buildswgill form an edge along one or two
sides of the public open spaces but will open tagipstreetscape on the other sides, thus
making the space easily visible and inviting frdra sidewalks and streets. The plan also
proposes a variety of facilities for the open sgabat will provide a range of activities.

55. In a March 2001 report, the GAO stated thaghér density projects take longer to
sell and obtain lower prices per square foot." Whgn, is the County promoting a

policy that counteracts the sense of breathalality space provided by existing green
spaces to order to replace them with the dehunrapiesence of high-rise buildings?

High density projects have succeeded throughoumdtdn County, particularly in transit
corridors and urban villages. These buildings Hagssed quickly and attained
competitive rents. Despite the national economigrdarn, Arlington County office
markets remain among the best-performing in thmne§Ve believe that the primary
reason for our success has been creating urbaroements that are attractive to
employers, residents and visitors alike. Our vi©ibhigh density, mixed use, transit-
oriented urban villages has resulted in many adeslaincluding earlier this year, when
we were named the most economically resilient locad the nation by Business Week
magazine.



56. In the Policy Plan, the County proposes torclaesidual open spaces between
buildings for their ability to provide visual refiand a calming influence.” What led to
the conclusion that open space is a "residue"? M/bpen space being treated as an
afterthought? How will our neighborhood vistashe Potomac River be preserved?

In Section 2.2 - Goals and Objectives, the statémsgarding the "residual open spaces”
does not pertain to the public open spaces showheiplan. This statement merely
recognizes that additional openings between bigklimill enhance the urban
environment. As such, the "residual open spaceslhaaddition to twenty-six (26) open
spaces that have been defined in the Crystal Ggiph Plan 2050. The plan also
includes design concepts to guide the future deweémnt of these 26 open spaces.
Providing open space and carefully integrating thim the plan was considered from
the very beginning of the planning process.

TRAFFIC CALMING

57. In the late 1990's, in response to new devedopin the Rosslyn-Ballston Corridor,
the County paid for a comprehensive set of traffitning measures in Lyon Village.

The Arlington Ridge Civic Association recently adker a similar set of traffic calming
measures in order to mitigate the effects of the@ped Crystal City redevelopment. The
County response was "No". Why can't we get the dagneficial treatment as Lyon
Village? What was the total cost of the Lyon Vikamaffic calming package? How much
would such traffic calming measures implementedrimgton Ridge and Aurora
Highlands civic association areas cost?

In 1998, the County Board approved a special ane-tippropriation for a traffic
calming plan for the Lyon Village neighborhood thdtressed traffic issues on the
streets that had the highest speeds and traffiornves. In 2000, the County Board
adopted the Neighborhood Traffic Calming Progranicivinas a street-by-street
approach rather than neighborhood-wide approacketStmust meet certain speed
thresholds to qualify for traffic calming assistanin the past several years, staff have
collected traffic data on many neighborhood streetbe Arlington Ridge and Aurora
Highlands neighborhoods, but only a few have quegifor traffic calming assistance.
Staff will continue to work with the community tdentify any possible traffic calming
projects as needed.

OTHER CONCERNS

58. What is the projected impact of the Policy Rigon our local schools? Will children
living in the redeveloped Crystal City area go t@ak@dge Elementary and Gunston
Middle schools? Will our school district be redefihto send neighborhood children to
other schools?

Estimates for forecasting future impacts to ArlmrgPublic Schools student enrollments
have been looked at in a couple ways. Based otirexistudent generation ratios from
within Crystal City (0.03 students per housing Yritiere would be a net increase of 170



students by 2040, or an average increase of appately 5 students per year.
Alternatively, we also applied the current generatiates from housing units in
Clarendon, Courthouse, and Virginia Square (0.0 8stimate the impact if Crystal City
attracts more families over time. Based on thisiiaggion, there would be a net increase
of 360 students by 2040, or an average increaapmbximately 12 students per year.
Based on the current Arlington Public Schools @isboundaries, students within the
Crystal City planning area would attend Oakridgeni¢ntary School and Gunston
Middle School.

59. In the event of a disaster, how will emergewvelyicles be able to access the Crystal
City area quickly? In light of the massively incseadensity under the Policy Plan and the
inadequacy of Route 1 to handle the increaseddr#fthe area should have to be
evacuated, how would this be accomplished?

Fire Station Number 5 is the County's newest figcibr emergency response and is
located less than one-half mile from Crystal Citgthd Station. For most unplanned
emergencies, a shelter in place is recommende@mevtacuation. In the event that an
evacuation is necessary transit and walking asdito play a major role. Crystal City
has a higher concentration of transit services #mgnother location in Northern Virginia.

60. The April 29, 2009 study by the American Luxggsociation identified Northern
Virginia as an area suffering from unhealthy aillygn levels. Poor air quality
intensifies in regions with dense motorized vehicddfic such as that generated by 1-395
and Route 1. What measures does the County propas&titute to protect the health of
our citizens - children walking to school, residewalking dogs, gardeners, the
preschoolers on 23rd Street, individuals with camnised immune systems, babies in
baby carriages, &c. - from the deleterious effeftsuch air?

One of the largest contributors to air quality pesbs in the Washington Region is from
mobile sources (cars and trucks). Crystal City ma@rcial buildings and residential
buildings have the lowest rate of vehicle trip gatien per unit of development in
Northern Virginia. Households in Crystal City/Payda City drive less than 11 miles per
day, less then 1/3rd the regional household avefagecommercial office properties
(based on a comprehensive commercial building suihvet cover six Crystal City office
properties), the single occupancy vehicle (SOV) enslshre was 41%, the Northern
Virginia average exceeds 70%. It is for this reatban the Federal Environmental
Protection Agency has strongly encouraged urbalh gielvelopment that is linked to
transit and other travel options, e.g. walking.

61. On April 6, 2009, Mayor Bloomberg of New Y dthty stated that 78% of the City's
global warning was due to pollution from the Citgtaldings, especially from the use of
electricity and natural gas. How does the Countppse to counteract the potential for
massively increased pollution and concomitant dlalzning engendered by the Crystal
City redevelopment plan?



Many of Crystal City's commercial and residentiailthng are over thirty years old and
were built when energy efficiency was not the int@ot focus that it is today. As this
building stock is redeveloped, the County has thtertial to achieve buildings with a
much higher level of energy efficiency. The Plawsrall goal is to minimize the carbon
footprint for Crystal City. More specifically, Polf Directive S1 states, "Reach, at a
minimum, operational carbon neutrality in CrystélyGhrough actions such as energy
efficiencies, maximizing vegetated areas, comprsiverwater and stormwater
management ..." It should also be recognized thgdtal City is one of the most energy
efficient places in Northern Virginia for developmeo occur given its rich array of non-
auto travel options and existing utility infrastruie. Residential and office development
here has a much smaller environmental impact @uare foot basis, then development
in any other location outside of Arlington and pams of Alexandria.

62. Since Arlington is in competition with otherigdictions for its water supply via an
outdated water system, how sufficient are the Ggsimiater resources to supply the
water needs of the proposed redevelopment as wtleaongoing needs of the County?

Arlington's experience with redevelopment indicdtest as older buildings with
associated plumbing systems and fixtures are reglaath new water efficient plumbing
systems and fixtures, water demand drops even tigesquare footage of development
increases. All redevelopment in Crystal City wdl subject to the County's highest
standards of sustainable development (see S1 tm®8gn the policy directives).

63. Since we have lived here there has been oggmgrading of the sewage treatment
plant. Does the plant have the capacity to harndeatditional waster that will be
generated by the proposed redevelopment?

The increased designed capacity of 40+ millionayaiper day was planned in 2001 to
accommodate anticipated growth in the County bey&fi0. Increased awareness and
water saving devices/appliances have helped reghitapated increased volume even
with additional growth. With the completion of tberrent upgrade, the Plant has
sufficient capacity to accommodate growth in thei@yg beyond 2020 based on current
regulatory requirements and development of CrySiigl, Pentagon City, Roslyn-
Ballston corridor and Columbia Pike. That said, levlsipacity is not the issue, it is likely
new environmental regulations will necessitate tholaial construction at our facility (as
well as and other wastewater treatment plants)re€f020 even if there were no new
development in the County.

64. Is the power grid sufficient to handle the dethaf the approved Policy Plan?

See climate change impacts above. Yes, the poweiysand electric grid are adequate
to support redevelopment.

65. How will the greater volume of storm water atfrbe controlled? What will be the
impact of such runoff on the waterfowl sanctuarguiFMile Run, and the Potomac
River?



Storm water regulations as applied to developmané tbecome increasingly stringent
over the last ten years, requiring detailed cateuta of impervious cover, run-off and
possible on-site retention. In addition, the LEEOIl&ing rating system also includes
elements for innovative practices for on-site stevater management. All new site plan
development in the County is expected to be LEEDfiesl.

66. What are the benefits to the neighborhooth@Gounty adopted Crystal City Policy
Framework and Concept Plan?

The current planning effort for Crystal City is mated to achieve the same types of
benefits that the County has received from cangflinned transit oriented development
over the past several decades, such as: A greaptetation system with some of the
shortest commuting patterns in the region and Ggumax dollars to invest in
neighborhoods, schools and parks; A low tax ratd; hively urban areas with amenities
such as restaurants, shops, cafes, coffee shopgesrand entertainment, often within
walking distance to many of the residents and atshitve or bus trip to many others.

ATTACHMENT 2 Map of Crystal City Planning and BIBoundaries



