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May 1, 2002

TO: The County Board of Arlington, Virginia

FROM: Ron Carlee, County Manager

APPLICANT: Edgemoore Land, LLC
3925 Old Lee Highway, Suite 100
Fairfax, Virginia, 22030

BY: M. Catharine Puskar, Attorney
Walsh, Colucci, Stackhouse, Emrich & Lubeley
2200 Clarendon Boulevard, 13th Floor
Arlington, Virginia  22201

SUBJECT: SP #352 SITE PLAN AMENDMENT:  Request for modification to
streetscape and facade treatment; premises known as 4105 N.
Fairfax Dr.

SITE: The rectangular site, comprising 32,079 square feet (0.74 acres) is at the
northwestern corner of North Fairfax Drive and North Randolph Street.

ZONING: The subject site was rezoned to “R-C” Apartment Dwelling and
Commercial District on September 8, 2001.

LAND USE: The subject site is designated “High-Medium Residential Mixed-Use” on
the General Land Use Plan.

NEIGHBORHOOD: The site lies within the Ballston-Virginia Square Civic Association.

RECOMMENDATION: Approve the site plan amendment request subject to
all previous conditions, and to revised conditions #1,
#15, #30, and #60.
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BACKGROUND

On September 8, 2001, the County Board approved a rezoning of the subject site to “R-
C”, which is consistent with the site’s “High-Medium Residential Mixed-Use” designation
on the General Land Use Plan.  The County Board also approved a site plan for a new
nine-story residential building with ground floor retail space on the northwest corner of
Fairfax Drive and North Randolph Street in Ballston.

The applicant has submitted a request for several minor amendments to the approved
site plan, including:

• Modification of the building footprint—The applicant proposes to make minor
revisions to the approved building footprint.  The footprint will change in areas that
total 4.4 percent of the footprint of the originally approved building, including both
areas of decrease and areas of increase .  These changes do not change the overall
location or apparent shape of the building.

• Change in parking ratio—The applicant proposes to increase the number of units
in the building from the 71 originally approved to 83 units.  This is permitted under
the approved project density, because the “R-C” zoning district calculates maximum
density by means of FAR and not units per acre.  The applicant would maintain the
approved density for the project.  The applicant proposes to maintain the originally
approved number of parking spaces, which would decrease the residential parking
ratio from 1.5 spaces per unit to 1.3 spaces per unit.  The number of convenience
retail spaces would not change.

• Change in patios--Due to the change in number of units and therefore the unit
layout, the applicant proposes to increase the number of ground floor patios on the
west side of the building and to revise slightly the location of all patios.  The
applicant originally proposed to eliminate access from the ground floor units to the
exterior sidewalks on both sides of the building.  In response to staff concerns, the
patio access to the sidewalk for units facing North Randolph Street has been
restored.

• Change in amount of ground floor retail space—Due mainly to building code
requirements for a wheelchair access ramp within the building, the applicant
proposes to reduce the retail space from 4,476 square feet to 4,220 square feet, a
decrease of 256 square feet, or 5.7 percent.  This space is mainly in the rear of the
approved retail space adjacent to North Randolph Street.

• Elimination of wheelchair/pedestrian access ramp to the garage—In the
original approval, the applicant provided a ramp adjacent to the vehicular ramp to
the garage which would provide access from the convenience retail parking to the
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retail space by means of the sidewalks around the exterior of the building.  The
applicant has redesigned the project elevators to provide interior elevator access
from the convenience retail parking to the retail space, eliminating the need for the
pedestrian garage ramp.  Therefore, the applicant has proposed to eliminate this
ramp.

• Façade modifications--During final design of the building, particularly due to the
proposed increase in residential units, the applicant has modified the window layout
on the north elevation of the building and on the east and west elevations above the
retail frontage.  In addition, full balconies and french balconies have been added to
the east and west elevations of the building.  Façade materials and the general look
of the building have not changed.

• Streetscape modification—The site plan amendment proposal has shifted the
building toward Fairfax Drive by approximately two feet, which would result in
narrowing the Fairfax Drive streetscape by two feet.  The applicant has proposed to
accommodate this change by reducing the minimum clear width of the sidewalk
from 18 feet to 16 feet, seven inches and by reducing the sidewalk width between
the tree planting areas and the face of curb from three feet to two and one-half feet.

The following table shows changes in project statistics:

Approved  Proposed

Site Area 32,079 s.f.  
(0.7365 acres)

Zoning “R-C”

Density

  Total GFA 103,936 s.f. 103,687 s.f.
    Residential GFA   99,460 s.f.  99,467 s.f.
    Retail GFA     4,476 s.f.    4,220 s.f.
 
  Total FAR 3.24 3.23
    Residential FAR 3.10
    Retail FAR 0.14

  Units 71 83
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Parking

Total 123 spaces 123 spaces
  Residential 108 spaces 108 spaces
  Retail  15 spaces   15 spaces1

  Parking ratio
    Residential 1.5 spaces/unit 1.3 spaces/unit
    Retail 1 space/298 s.f. 1 space/281 s.f.

Number of Compact spaces 52 51
Compact Ratio Not defined2 41.5% (includes

5.7% spaces measuring
7 ½ by 15 and the
remainder 8 ½ or 9 feet
wide)

DISCUSSION

Staff supports all of the requested modifications for the following reasons:

• Modification of the building footprint—This modification does not change the
basic shape or layout of the building.  Much of the change consists of a shift of the
entire building about two feet to the south.  This modification would not change the
appearance of the approved building.

• Change in parking ratio—The applicant proposes to reduce the parking ratio
from 1.5 spaces per residential unit to 1.3 spaces per unit.  The proposed ratio
exceeds the zoning ordinance standard, which would be 1.125 spaces per unit, and
staff believes that this ratio is appropriate for this project, which is located two
blocks from the Ballston Metro station.  The proposed retail parking would remain at
the 15 spaces originally approved.

• Change in patios—The ground floor entrances to the street, with patios, were
originally designed in order to provide pedestrian interest and an increased liveliness
for Randolph Street.  The street entrances also would provide direct access to these
ground floor units in the event these units were used for professional offices, an
option approved by the County Board as part of the original site plan.  The proposed

                    
1 The first 5,000 square feet of retail space in site plans within 1,000 feet of a metro
station are exempt from parking requirements.
2 The County Board required the applicant to revise the project’s parking plan to reduce
compact spaces measuring 7 ½ by 15 feet to no more than 10%.
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slight shift in the locations of these patio entrances does not detract from these
goals.  The elimination of direct outside access from the ground floor units facing
west enhances the safety of these units, which face the interior of the block, and do
not affect the appearance of the project from public rights-of-way.

• Change in amount of ground floor retail space—The reduction in space
devoted to retail uses is minimal, and the space to be eliminated would be located
furthest from Fairfax Drive.  The requirement of an ADA accessible ramp, instead of
the originally anticipated lift (which is not permitted in new construction), justifies
this small decrease in retail space.

• Elimination of wheelchair/pedestrian access ramp to the garage—This
change would eliminate paved area, which would improve the appearance of the
garage access area.  This opportunity results from the applicant’s redesign of the
building elevators to accommodate elevator access from the retail parking to the
retail space, which is much more direct and sheltered from the elements than the
original ramp.

• Façade modifications—The requested modifications are minor and do not affect
the overall appearance of the building.  Façade materials would not change.

• Streetscape modification—The site plan was originally approved with a
minimum sidewalk width on Fairfax Drive of 29 feet, which exceeds the standard 24
feet for Fairfax Drive.  The proposed change would result in a minimum of 16 feet,
7 inches of clear sidewalk with eight foot wide planting areas set two feet from the
back of the curb, for a total minimum width of 26 feet seven inches.  The proposed
streetscape dimensions are still generous, despite the two and a half foot overall
reduction in width.

The Ballston-Virginia Square Civic Association and the Ballston Partnership have no
objection to the proposed site plan amendment. 

CONCLUSION

The applicant has proposed a number of minor modifications to the approved site plan
that either have no negative impact on the project or that enhance the development. 
For these reasons, staff believes that the proposed site plan amendment would promote
and protect the public health, safety, and welfare and therefore recommends that the
County Board approve the proposed site plan amendment, subject to all previous
conditions and amended conditions #1, #15, #30, and #63.

1. The developer (as used in these conditions, the term developer also includes the
owner, the applicant and all successors and assigns) agrees to comply with the
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standard conditions set forth in Administrative Regulation 4.1 and the plans dated
July 27, 2001 and as revised on April 24, 2002, and reviewed and approved by
the County Board and made a part of the public record on September 8, 2001 and
amended on May 18, 2002, together with any modifications proposed by the
developer and accepted by the County Board or vice versa, including all
renderings, drawings, and presentation boards presented during public hearings. 
This site plan approval expires three (3) years after the date of County Board
approval if the owner has not obtained a final building permit and commenced
construction under that final building permit.  Extension of this approval shall be at
the sole discretion of the County Board.  The developer agrees that this discretion
shall include a review of this site plan and its conditions for their compliance with
then current County policies for land use, zoning and special exception uses. 
Extension of the site plan is subject to, among other things, inclusion of amended
or additional site plan conditions necessary to bring the plan into compliance with
then current County policies and standards together with any modifications
proposed by the developer and accepted by the County Board or vice versa.

15. Sidewalks along all street frontages of this development shall be paved with brick
or an interlocking concrete paver and shall be placed on a properly engineered
base approved as such by the Department of Public Works.  The final selection of
materials and colors to be used shall be as determined by the County Manager or
his designee on the final site development and landscape plan in accordance with
the Rosslyn-Ballston Streetscape Plan or other applicable urban design standards
approved by the County Board and in effect at the time of the site plan approval. 
The sidewalks shall contain street trees in tree pits as specified below and planted
with ground cover and perennials for seasonal accent, and evergreen shrubs to
form a low hedge.  Street trees shall not be placed within the vision obstruction
area.  All public walkways shall be constructed to County Standards.  Street trees
shall be guaranteed by the developer for two years after final acceptance by the
Department of Public Works.  Before acceptance of the right-of-way improvements
a bond and an agreement for this guarantee period shall be submitted to the
Department of Public Works by the developer and executed by the developer in
favor of the County .  The sidewalk sections and street tree species shall be as
follows:

(1) Fairfax Drive:  Minimum 18-foot 16 foot, seven inch wide unobstructed
sidewalk with brick or interlocking pavers in addition to eight-foot wide tree
planting areas located 3 2 ½ feet behind the face of curb along the Fairfax
Drive frontage of the site.  A minimum three-foot wide paver passage shall be
provided between tree planting areas.  Tree planting areas shall be planted
with Willow Oak trees with a minimum caliper of 5 to 5 ½ inches planted 30
feet apart on center.
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(2) North Randolph Street:  Minimum eight-foot wide unobstructed sidewalk with
brick or interlocking pavers, in addition to a 4-foot wide utility planting strip
located adjacent to the face of curb. Tree planting areas shall be planted with
Pin Oak trees with a minimum caliper of 4 to 4 ½ inches planted 30 feet apart
on center.

30. The design of the facade treatment for the buildings and the materials to be used
on the facades shall be as specified and shown on the submitted drawings dated
July 27, 2001 and as revised on April 24, 2002, and as presented to the County
Board and made a part of the public record on September 8, 2001 and amended
on May 18, 2002, including all presentation materials, renderings, and drawings,
and shall be approved before the issuance of the Excavation/Sheeting and
Shoring Permit.

63. The developer agrees to construct an service elevator that provides access from
the parking garage to the retail space.  If a single tenant occupies all the retail
space in the building, at the option of that tenant, the developer may request to
delete this elevator.  Administrative change approval by the Zoning Administrator
would be required to delete the elevator.
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PREVIOUS COUNTY BOARD ACTIONS: 

September 22, 1962 Approved a General Land Use Plan amendment from
“Undetermined Uses” to “General Business” and “High
Medium” multifamily residential.

January 11, 1964 Use permit request (U-1593-64-1) granted for the
operation of an institution of an educational nature at
1008 North Randolph Street.

October 8, 1966
Change in land classification from "R-5" to "C-2"
denied.

November 19, 1966 Deferred to January 7, 1967 a use permit request (U-
1735-66-2) for the purpose of operating a private
school at 1008 North Randolph Street.

January 7, 1967
Granted use permit request (U-1735-66-2) for the
operation of a private school at 1008 North Randolph
Street.

Granted use permit request (U-1739-67-2) for the
operation of a transitional parking lot at 1012 North
Randolph Street.

June 3, 1967 Continued use permit (U-1745-67-3) for the
operation of a private school at 1008 North Randolph
Street.

October 7, 1967
Continued use permit (U-1739-67-2) for the
operation of a transitional parking lot at 1012 North
Randolph Street.

May 4, 1968 Permanently granted use permit request (U-1739-67-
2) for the operation of a transitional parking lot at
1012 North Randolph Street.

June 22, 1968 Continued use permit for the operation of a private
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school at 1008 North Randolph Street.

December 7, 1974 General Land Use Plan legend changed from "General
Commercial" to "Service Commercial".

April 22, 1975 Approved General Land Use Plan legend change and
amendment from “High Medium” multifamily
residential (14 – 39 units per acre) to “Low-Medium”
residential (16 – 30) and from “General Business” to
“Service Commercial”.

May 8, 1976 Granted use permit (U-2063-76-3) for the operation
of a photography studio.

December 13, 1976 General Land Use Plan amended from "Service
Commercial" to "Medium" Residential (31 to 72 units
per acre.)

December 2, 1978 General Land Use Plan amended from "Medium"
Residential (31 to 72 units per acre) to "High Medium"
Residential (73 to 90 units per acre.)

December 15, 1980 General Land Use Plan amended from "High Medium"
Residential (73 to 90 units per acre) to "High Medium
Residential Mixed Use" (73 to 90 units per acre.)

March 30, 1981 General Land Use Plan legend changed from "High
Medium Residential Mixed Use" (73 to 90 units per
acre) to "High Medium Residential Mixed Use" (up to
3.24 F.A.R.)

October 22,1994 Authorized advertising On the Boards Own Motion,
for a February 4, 1995 public hearing on a Rezoning
from "R-5" One-Family, Restricted Two-Family
Dwelling District, and "C-2" Service Commercial-
Community Business District to "R-C" Apartment
Dwelling and Commercial District; and a Site Plan for
an existing office building with expanded
underground and surface parking associated with an
existing taxicab company plus four residential duplex
units.

February 4, 1995 Deferred to April 1, 1995 a Rezoning Request (Z-
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2414-94-3) from "R-5", (One-Family, Restricted Two-
Family Dwelling District); and "C-2" (Service
Commercial-Community Business District) to "R-C"
(Apartment Dwelling and Commercial Districts).

Deferred to April 1, 1995 a Site Plan Approval (SP
#310) for construction of underground and surface
parking for the repair and servicing of taxicabs and
for construction of two residential units.

March 4, 1995 Took No Action on request to advertise a public
hearing on a revised Site Plan request (SP #310).

April 1, 1995 Approved On the Boards Own Motion a request to
Advertise a Rezoning (Z-2414-94-3) from "R-5," One-
Family, Restricted Two-Family Dwelling District, and
"C-2," Service Commercial - Community Business
District, to "C-O-1.0," Commercial Office Building,
Hotel and Apartment District and Site Plan (SP #310)
for an as-built office building and construction of
associated underground repair bays and inspection
station within the existing garage for taxicabs and
associated surface parking.

May 20, 1995 Approved a rezoning (Z-2414-94-3) from "R-5," One-
Family, Restricted Two-Family Dwelling District, and
"C-2," Service Commercial - Community Business
District, to "C-O-1.0," Commercial Office Building,
Hotel and Apartment District and Site Plan (SP #310)
for an as-built office building and construction of
associated underground repair bays and inspection
station within the existing garage for taxicabs and
associated surface parking.

July 28, 2001 Deferred a rezoning (Z-2479-01-1) from "C-2" Service
Commercial-Community Business Districts, "C-0-1.0"
Commercial Office Building, Hotel and Apartment
Districts, and "R-5" One-Family, Restricted Two-
Family Dwelling Districts to "R-C" Apartment Dwelling
and Commercial Districts and Site Plan #352 for a
nine-story residential building with ground floor retail.
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September 8, 2001 Approved a rezoning from "C-2" Service Commercial-
Community Business Districts, "C-0-1.0" Commercial
Office Building, Hotel and Apartment Districts, and
"R-5" One-Family, Restricted Two-Family Dwelling
Districts to "R-C" Apartment Dwelling and Commercial
Districts.

Approved a site plan permitting construction of a
residential building with 99,460 sq. ft. of residential
g.f.a., which may include up to 1,633 square feet of
professional office g.f.a. on the first floor, and 4,476
sq. ft. of retail g.f.a., modifications of use regulations
to permit up to 43% compact parking spaces,
exclusions from density calculations for approximately
2,014 sq. ft. of basement storage and approximately
150 sq. ft. of mechanical closets within units, and
outdoor restaurant seating.


