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that exposure and the potential visits generated by a strong anchor tenant on the corner of Arlington
Boulevard and Pershing Drive.

Building Setback — The existing Lee Center has the vast majority of the shop space set well back from the
Pershing Drive sidewalk, in a typical auto-oriented post-War strip mall format. Current planning practice is
to return to the pre-War concept of bringing shops up to the street edge to create an activated, pedestrian-
friendly streetscape. While the architecture of the existing Lee Shopping Center may have elements that are
noteworthy, we would not want to perpetuate the building form, which saps vitality from this location and
will not allow for the kind of revitalization that will be necessary to attract high-quality retail tenants. The
positive impact of all of the streetscape improvements associated with our proposal would be obviated by
the preservation of the existing land plan of the existing center.

Revitalization — It is important to acknowledge that this section of Lyon Park does not hold appeal for
many retail tenants based on the current conditions. Potential retail tenants see the context of the existing
Days Inn, Duron Center, Fort Myer, and the existing Lee Center and do not find this to be an attractive
environment in which to open a new business. Without a comprehensive revitalization plan for at least the
two properties which are the subject of our application, it is not likely that the kinds of retailers which we
seek to attract will be willing to locate here. By contrast, our plan does revitalize a very significant section
of this area, and because we have over 600 feet of frontage on Pershing Drive and can access the corner of
Arlington Boulevard, we can achieve this revitalization should our project be approved.

Issues with Adding Residential Above Existing Structure

We have also looked at the possibility of adding residential use above the existing structure as a
compromise alternative to introduce mixed-use to the site while still keeping the existing building intact.
Attached is a report from BEI Structural Engineers analyzing this concept. As indicated in the report, this is
not feasible because the foundations and exterior load bearing walls were not designed for this purpose. In
addition, it appears that the internal demising walls between the existing stores also serve a structural
function which would have to be replaced in some way. An entirely new supplemental column grid would
have to be introduced into the retail space, and the roof would not serve as a proper transfer slab for bearing
the weight of any residential use added above. In addition, there is contaminated soil under the slab which
would be very difficult to remediate while keeping the existing building in place.

Of course, adding density atop the existing structure would also further exacerbate the existing parking
shortage. To address this concern, there was a suggestion to provide parking for a renovated and
redeveloped Lee Center on the adjacent Duron property. However, the Duron Center property to the east is
not large enough to accommodate the required parking for redevelopment of its own site area plus the
density of the Lee Center parcel without going to three to four levels of underground parking, which would
be not only cost prohibitive but also unmarketable. Retail parking several levels below grade, in an offsite
location site adjacent to the actual shops in question, is clearly well beyond anything the market could
accept.

Adding residential above the existing Lee Center would also defeat the primary purpose of preserving the
building, since there is really no historical precedent for mixing uses at that scale from that time. Adding
multiple stories of residential above would change the existing building form to such a great extent that it
would be questionable as to what the preservation had really accomplished in terms of the historical fabric.

Historical Elements Within the Redevelopment Proposal

We did look at the concept of preserving the existing facades and reapplying them to the new structure, but
this is extremely impractical due to the following factors:
*  The manner in which the existing concrete forms are attached to the current brick frame makes it
likely that removal of this material will result in significant damage to it;
*  The possible presence of hazardous materials in the existing fagade materials could create a health
hazard;



¢ Itappears likely that the existing panels would crumble through detachment and reattachment
given the current condition of these materials, as indicated in the photos included in the report
from the structural engineer;

* The dimensions of the existing storefronts are not consistent with the planned new retail space,
creating a mismatch between potential salvageable material and the requirements for cladding in
the new project; and

¢ The quantity of potential salvageable material is not consistent with the amount of storefront
perimeter to be provided in the new buildings. Therefore, even if this were practicable, the amount
of old fagade material that could reasonably be expected to survive the process would result in just
a few retail bays having this treatment. Without enough material to achieve a consistent look, the
main objective of attempting facade preservation would be defeated.

Historical Elements Within the Redevelopment Proposal

Since we cannot accommodate the desire to maintain the current structure, we have tried to reflect some of
the more noteworthy elements of the facades in our new buildings, particularly at the retail base. There are
several features incorporated in the design of the new buildings which have been inspired by the existing
architecture as follows:

1. There is a low water table tile element at the base of the existing concrete piers and under some of
the storefront glass. While it is not clear whether this base tile was actually part of the original
design of the Lee Center or whether it was added later, we have included a similar detail with a
base of precast concrete in similar square patterning.

2. The areas above the existing storefronts feature a rectangular score joint pattern in the concrete. In
the areas where the retail base of the proposed buildings is extended beyond the line of the
residential above, we have again incorporated this scoring into the configuration of the cast stone
patterns.

3. Inselect locations, the existing building features a streamline art deco fluting pattern immediately
above the fabric awnings and running both horizontally across the top of the storefront glass and
vertically down one side. We have a similar detail with textured block in these areas.

4. There is a fluted metal panel detail below the canvas canopies just above the existing storefront
windows. Our proposed elevation incorporates a similar detail behind the signage zone above the
storefront glass.

In all of these elements, we are trying to keep within the spirit of the original idea while adapting the
precise design details to the context and the materials of our times. This is typical of a contextual design
approach — an evocation of the past, but adapted to the present without precise copying, which can be more
artificial and even misleading to current observers.

Also attached to this letter are drawings from our architect illustrating these elements. We did present these
to the HALRB as well, but there was really no dialogue on them as the HALRB preferred to recommend
preservation of the existing structure in lieu of this approach.

We are happy to discuss this further at your convenience.

Sincerely, o
fhut..W

Matthew Birenbaum
Abbey Road Property Group

ce: Michael Leventhal





