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SUBJECTS: A. GP-292-03-1 GENERAL LAND USE PLAN AMENDMENT to 

designate a “Special Affordable Housing Protection District” and 
add Note 13 for properties at 1301, 1311, 1321 North Troy 
Street, 2001 and 2003 13th Street North, and 1308 North Taft 
Street (RPC #17-013-006).    

 
 B. Z-2493-03-1 REZONING for Gables Residential Services, Inc. 

from "RA8-18" Apartment Dwelling Districts to "RA-H-3.2" 
Multiple Family Dwelling and Hotel Districts at 1301, 1311, 1321 
North Troy Street, 2001 and 2003 13th Street North, and 1308 
North Taft Street (RPC #17-013-006). 

 
 C. SP #366 SITE PLAN for approximately 368 dwelling units with 

modifications of use regulations for density and exclusions of 
storage and mechanical closets within units for density 
calculations at 1301, 1311, 1321 North Troy Street, 2001 and 
2003 13th Street North, and 1308 North Taft Street (RPC #17-
013-006). 

 
RECOMMENDATIONS: Defer the following items to the January 26, 2004 

Planning Commission meeting and the February 7, 
2004 County Board meeting: 
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 A. Consideration of the General Land Use Plan 
amendment to designate a “Special Affordable 
Housing Protection District” and add Note 13 for 
properties at 1301, 1311, 1321 North Troy 
Street, 2001 and 2003 13th Street North, and 
1308 North Taft Street (RPC #17-013-006). 

 
 B. Consideration of the request for rezoning from 

"RA8-18" Apartment Dwelling Districts to "RA-H-
3.2" Multiple Family Dwelling and Hotel Districts 
at 1301, 1311, 1321 North Troy Street, 2001 and 
2003 13th Street North, and 1308 North Taft 
Street (RPC #17-013-006). 

 
 C. Consideration of the proposed site plan for 368 

dwelling units, with modification of use 
regulations to exclude mechanical closets and 
storage from GFA, at 1301, 1311, 1321 North 
Troy Street, 2001 and 2003 13th Street North, 
and 1308 North Taft Street (RPC #17-013-006). 

 
ISSUE: Does the site plan, as proposed by the applicant, sufficiently 

ameliorate the effects of additional density at this location and 
meet the intent of the General Land Use Plan and other approved 
plans for the area? 

 
SUMMARY: Gables Residential has submitted a proposal for the redevelopment 

of a property located in the block bounded by North Troy Street, 
13th Street North, North Taft Street and 14th Street North, in the 
Radnor-Fort Myer Heights neighborhood within the Courthouse 
Metro Station area.  The proposal includes a General Land Use Plan 
amendment and rezoning of the site; a site plan to replace five 
existing 3-story, 49-unit garden apartments with a 15-story, 368-
unit residential building with a 4-level parking garage (405 parking 
spaces). The proposed site plan includes 14.5% bonus density on-
site for the replacement of the existing affordable housing.  The 
proposal would require a street vacation.  

 
 The applicant has designed the project to meet some of the 

guidelines set forth in the Courthouse Sector Plan and Addendum 
and to resolve several concerns raised by the community, members 
of the SPRC and staff.  The ongoing revisions by the applicant are 
commendable, however, at this time staff has concerns that the 
overall package does not fully ameliorate the effects of 
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development at this location nor address the concerns of additional 
density, traffic, affordable housing, replacement housing, limited 
sustainable technology, loss of mature trees and open space 
caused by this proposal.  Therefore, staff recommends that the 
County Board defer consideration of all elements of the project to 
its February 7, 2004 meeting. 

 
BACKGROUND:  This proposed site plan project is for construction of a residential 
apartment building containing 368 units. The applicant has requested a rezoning of the 
parcel to “RA-H-3.2,” which permits residential development at a density up to 4.8 FAR, 
which is consistent with the General Land Use Plan. 
 
In addition, the applicant is requesting vacation of a portion of North Taft Street, which 
is discussed in a separate report.  This vacation request is for the remaining portion of 
North Taft Street in this area; the other half was vacated with the site plan for the 
Meridian Apartments in 1989.  The total area of the proposed vacation is approximately 
3,905 square feet.      
 

The following provides additional information about the site and location: 
 

• Site:  The block containing the subject property is surrounded by North Troy 
Street, North Taft Street, 13th Street North and 14th Street North.  It is currently 
developed with five garden apartment buildings containing 49 units (51 
bedrooms) built in 1940. 

 
To the north: Courthouse Place, an 8-story office building built in 1987, zoned “C-O” and 

designated “High” Office-Apartment-Hotel on the General Land Use Plan.  
The building has a 3.8 FAR. 

To the west: Woodbury Heights Condominiums, an 18-story building containing 170 units 
built in 1983.  The property is zoned “RA-H-3.2” and designated “High” 
Office-Apartment-Hotel on the General Land Use Plan.  This zoning district 
regulated density as units per acre at the time of approval.  The building is 
approximately 155 units per acre. 

To the east: The Meridian apartments, a 15-story building containing 400 units built in 
1993, zoned “RA-4.8” and designated “High-Medium” Residential Mixed Use 
on the General Land Use Plan. 

To the south: Taft Towers Condominiums, a 9-story building containing 98 units built in 
1981, zoned “RA6-15” and designated “Medium” Residential on the General 
Land Use Plan.  The building was constructed as a “by-right” building at 
approximately 120 units per acre. 

 
• Zoning:  The property is currently zoned “RA8-18” Apartment Dwelling Districts.  

The applicant has requested a rezoning to “RA-H-3.2” Multiple-Family Dwelling 
and Hotel Districts. 
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• Land Use:  The site is currently designated “High” Residential (4.8 FAR 
Residential; 3.8 FAR Hotel) on the General Land Use Plan.   

 
• Neighborhood:  The site is located within the Radnor-Ft. Myer Heights Civic 

Association.  Both the Woodbury Heights and Taft Towers Condominium 
Associations are in close proximity to the site. 

 
History of Site:  The initial General Land Use Plan for the county designated this site 
as “Low Medium” Residential, however at the end of 1976, the designation was 
changed to “High” Residential in an extensive review of the Rosslyn-Ballston Corridor.  
The change was the result of encouraging development along the Rosslyn-Ballston 
Corridor. 
 
In 1981, the County Board adopted the Courthouse Sector Plan that emphasized 
expansion of the government center ringed by a balanced mix of high-density office and 
residential development.  This plan confirmed the 1976 review of the Rosslyn-Ballston 
Corridor.  In 1993, the County Board adopted the Courthouse Sector Plan Addendum.  
The Addendum further defined the concept plan of the government center and added 
elements of urban design. 
 
On November 17, 1990, the County Board adopted the creation of “Special Affordable 
Housing Protection District” (SAHPD) to promote retention of existing affordable 
housing within Metro Corridors.  The intent of the SAHPD is to ensure that existing low- 
and moderate-income apartment units remain or are replaced where development 
density shown on the General Land Use Plan is 3.24 F.A.R. or more, and is higher than 
allowed “by-right” under the zoning district designation applicable to properties 
considered for the SAHPD at the time of request for rezoning or site plan.  In instances 
where redevelopment of these sites are proposed, the higher densities shown on the 
General Land Use Plan are intended to be achieved through preservation or 
replacement of existing affordable low- and moderate-income housing units either on 
the site or a similar location off the site as part of the redevelopment proposal.   
 
The subject site is eligible for a designation as an SAHPD.  A request to advertise a 
General Land Use Plan amendment to designate an SAHPD and add Note 13 for the 
three parcels on the site was authorized at the March 15, 2003 County Board meeting 
to a date concurrent with future public hearings by the Planning Commission and 
County Board for the associated rezoning and site plan applications. 
 
Proposed Rezoning:  The applicant has requested a rezoning from “RA8-18” 
Apartment Dwelling Districts to “RA-H-3.2” Multiple-Family Dwelling and Hotel Districts.  
The following table sets forth the development scenarios with the current and proposed 
zoning districts. 
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 Density Allowed Maximum Development 
Existing 
Designation 
“RA8-18” 

67,793 square feet (w/ N. Taft St.) 
63,888 square feet (w/o N. Taft St.) 
 
36 units per acre “by-right” 

56 apartment or townhouse units  
52 apartment or townhouse units  
 
Building height: 4 stories or 40 feet 

Proposed 
Designation 
“RA-H-3.2” 

3.8 FAR Hotel by Site Plan 
4.8 FAR Residential by Site Plan 

Hotel: 257,613 square feet (~ 368 rooms at 700 sf/ room) 
Residential: 325,406 square feet (~ 325 units at 1,000 sf/unit) 
Building height: 180 feet 

 
Proposed Development:  The following table sets forth the statistical summary for 
the project. 
Site Area 67,793 square feet (1.5563 acres)

(includes 3,905 sf of vacated portion of N. Taft St.)
Density (on-site) 
 Total Residential GFA (Units) 373,274 square feet1 (368 units)
 Total Residential FAR 5.5 FAR
 Percent Bonus Density  14.5%
 Base Residential 325,406 square feet (325 units)
 Market Bonus Residential 47,867 square feet (43 units)
 Affordable Units (located off-site) 32,656 square feet (31 units)2

 ("RA-H-3.2" Max. Permitted GFA) (325,406.4 square feet)
 (Permitted GFA with 25% Bonus) (406,758 square feet)
 (“RA-H-3.2” Max. Permitted FAR) (4.8 FAR)
 (Permitted FAR with 25% Bonus) (6.0 FAR)
Building Height3

 Average Site Elevation  211.67 feet
 Main Roof Elevation 382.08 feet
 Main Roof Height in feet 170.41 feet
 Penthouse Roof Elevation 391.08 feet
 Penthouse Roof Height in feet 179.41 feet
 Penthouse Height 9 feet
 Number of Stories 15 stories
   ("RA-H-3.2" Max. Permitted Height)   (180 feet)
Parking 
 Proposed Parking 405 spaces
  Standard Spaces (%) 361 spaces (89%)
  Handicapped Spaces (%) 12 spaces (3%)
  Compact Spaces (%) 28 spaces (7%)
  Short Term Visitor Spaces (%) 4 spaces (1%)
 Garaged Visitor Spaces  10 spaces
 Garaged Resident Spaces 391 spaces
 Proposed Parking Ratio 1.06 space per unit
 ("RA-H-3.2" Req. Parking) (393 spaces)
 ("RA-H-3.2" Req. Parking Ratio) (1.125 spaces per unit for 1- 200,

1 space per unit over 200)4

LEED Score 27 points
                                                           
1 The applicant has requested to exclude 11,040 square feet of mechanical space within the units for mechanical closets 
(approximately 30 s.f. per unit).  The applicant has also requested to exclude 2,160 square feet of storage in the garage. 
2 The affordable units and associated density are part of an existing apartment project and do not count against the density for the 
subject proposal. 
3 As per Section 18.D of the Zoning Ordinance, the height is measured from the average elevation at the perimeter of the site. 
4 The “RA-H-3.2” zoning district allows approval of a parking ratio of 1 space per unit which is the standard applied to all site plans. 
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• Density and Uses:  The applicant proposes to develop a 15-story apartment 
building (170.41 feet in height + 9 feet for the penthouse) with 368 units.  The 
units consist of 244 one-bedroom (630 sf – 720 sf) and 124 two-bedroom (900 sf 
– 1300 sf) units.  Associated with the apartment complex are a leasing office, a 
maintenance office, a mailroom, a 24-hour concierge, an exercise facility, a 
business center with a conference room, a clubroom and a common room, which 
may be used for outside community groups.  

 
The total density of the proposal is 5.5 FAR (373,274 square feet).  This would of 
necessity include a 14.5% bonus on-site with 43 market rate units and with 31 
affordable units located off-site at the Courthouse Crossing apartments.  The 
square footage does not include 11,040 square feet of mechanical closets 
located on the balconies and the 2,160 square feet of storage space in the 
garage that the applicant has requested to exclude from the density calculations.  

 
• Site and Design:  The applicant designed the building with a “C” configuration: 

one six-story wing on each of the east and west sides and a twelve-story spine 
of the “C” on the north side.  A 15-story tower element at the north-west corner 
defines the entrance to the building at the top of the site which slopes up 
approximately 60 feet from the southeast corner.  A lower level of 4-story 
“townhouse-style” apartments along 13th Street screens the parking garage and 
provides a taper toward Arlington Boulevard relating to the lower scale of 
development across 13th Street North.  Internal to the site is a smaller 
landscaped plaza.  The applicant has located the pool, locker rooms and terrace 
on the roof of the twelve-story component.  
 
The applicant has proposed 401 parking spaces on four levels (exclusive of the 
short-term surface parking spaces). The G4 level of the garage and loading 
docks would be accessed from the vacated North Taft Street and the G1 level 
would be accessed from North Troy Street; internal ramps will provide flow 
within the garage.  The applicant has placed the loading docks into the hillside 
portion of the vacated North Taft Street and covered the loading area with a 
landscaped roof.  There are also four surface parking spaces located adjacent to 
the building's entry court, which contains a vehicle turn-around and porte-
cochere.  The entry court would be accessed from a single curb cut on North 
Troy Street.   
 
The applicant has incorporated a variety of materials, which include: masonry on 
the cornices, banding and window heads; two colors of brick; metal balcony 
railings, decorative panels, a sunscreen on the upper level and the entry canopy; 
and aluminum window systems throughout the building.  Using these materials, 
colors, cornices and banding, the applicant has designed a building that is 
divided into bottom, middle, and top elements.  Further, the applicant has 
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designed their building incorporating tapers both toward Arlington Boulevard and 
North Taft Street. 
 

• Affordable Housing:  As part of the rezoning and site plan, the applicant 
proposes the standard contribution of $244,000.  The applicant proposes to 
combine this contribution with the value of the bonus density to provide 31 off-
site affordable dwelling units. The off-site units would be at the nearby 
Courthouse Crossings Apartments. The 14.5% bonus density would provide the 
applicant with 43 market-rate on-site units, in addition to the 269 units that 
could be obtained by the rezoning and a site plan at the maximum FAR of 4.8 
without any bonus density (i.e. 368 proposed units – 43 market rate bonus units 
– 56 by-right units with the vacated street area = 269 units). 

 
The applicant proposes to provide the funding for 31 low- to moderate-income 
housing units with 53 bedrooms at Courthouse Crossings, which replace the 
existing 49 on-site apartments (with 51 bedrooms) at approximately a 1:1 ratio 
for bedrooms.  The program will provide 12 one-bedroom units, 17 two-bedroom 
units and 2 four-bedroom units at 60% Median Family Income (MFI) for a period 
of 30 years.   

 
Courthouse Crossings currently has 61 committed affordable units out of 112 
apartments: 
 

Number of Units Current Subsidy 
21 units up to 80% MFI 
 9 units up to 60% MFI 
17 units up to 50% MFI 
14 units up to 40% MFI 

 
The applicant’s current proposal is to add another 31 committed affordable units 
at Courthouse Crossing.  This would bring the total number of units to 92, or 
82% of the project.  However, the County typically does not include units above 
60% MFI in affordable housing proposals.  Were these 21 units excluded from 
the calculations, the total number of affordable units would be 71 or 63%. 
 
Courthouse Crossings Affordable Housing Plan 
Bedroom Size Number of Units Proposed Rental Price* 
1-bedroom 13 $911 
2-bedroom 16 $1,089 
4-bedroom 2 $1,308 

*The above rents do not include utilities, which would be individually metered and paid by the tenants. The County’s 
standard Section 8 utility allowance factor has been deducted from the maximum rents allowed under the program, which 
is why the above rents are labeled net rents. 
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• Tenant Relocation:  The applicant proposes a relocation plan including measures 
to retain the existing tenants within the vicinity; tenant surveys and outreach, 
which includes translation services; relocation assistance and payments; and 
moving services.  The applicant continues to work with tenants to ensure the 
appropriate assistance and levels of subsidy for relocation. 

 
• LEED Scorecard:  The applicant commits to achieving 16 LEED points in the 

proposed project and will strive to achieve a minimum of eight additional points, 
for a potential total of at least 24 points.  The proposal includes points for 
Sustainable Sites, Water Efficiency, Energy and Atmosphere, Materials and 
Resources, and Indoor Environmental Quality.  Condition #64 addresses the 
applicant’s LEED scorecard and implementation of “green building” measures in 
the proposed project.  

 
Transportation:  The Master Transportation Plan classifies North Troy Street and 13th 
Street North as neighborhood minor streets. Currently, North Troy Street is generally 
constructed with two 11-foot wide travel lanes and on-street parking on the west side 
of the street towards the north of the site and on the east side of the street towards the 
south of the site totaling 31 feet from curb to curb.  The applicant is proposing to 
modify North Troy Street to include two 10-foot wide travel lanes and on-street parking 
on both sides of the street totaling 36 feet from curb to curb. There are no changes 
proposed for the roadway design of 13th Street North, which consists of two 10-foot 
wide travel lanes and on-street parking on both sides of the street (total of 36 feet 
wide). The applicant is proposing to vacate an unimproved section of North Taft Street, 
which abuts the eastern boundary of the subject site.   
 
The applicant has proposed three access points to the site.  The first point, located at 
the southeast corner of the site on 13th Street North, provides access to both the 
garage levels and the loading dock. The second point, located in the northwest corner 
of the site on North Troy Street, allows for drop-off/pick-up and short-term delivery.  
The third point, located at the southwest access point on North Troy Street, provides 
the main access to the underground parking levels.  
 

• Trip Generation:  A Traffic Impact Analysis (TIA) submitted by the applicant, 
prepared by Wells & Associates, dated August 15, 2003 and revised through 
September 5, 2003, assessed the impacts of the development on the adjacent 
street system.  The proposed development is estimated to generate 
approximately 79 AM peak hour vehicle trips and 81 PM peak hour trips; 
however, the project proposes to eliminate 49 existing garden apartments which 
will reduce the AM and PM peak hour trips by 11 each. The net increase 
estimated from the proposed development is 68 AM peak hour trips and 70 PM 
peak hour trips (total 138 peak hour trips).  The critical intersections in the 
vicinity of this project are North Troy Street/13th Street North, which is operating 
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at a level of service (LOS) B, 13th Street North/Courthouse Road, which is 
operating at a LOS B, and Courthouse Road/14th Street North, which is operating 
at a LOS B during the AM peak and LOS C during the PM peak. The addition of 
70 PM peak hour trips could potentially reduce the LOS at the Courthouse 
Road/14th Street North intersection from LOS C to LOS D. 

 
• Parking:  The proposed 15-story building has approximately 373,274 square feet 

of gross floor area (5.5 FAR) and provides 4 short-term surface vehicle parking 
spaces and 401 underground vehicle parking spaces, including 10 visitor spaces 
on four subterranean levels (totaling 391 residential spaces with a ratio of 1.06 
spaces per unit).   

 
• Streetscape and sidewalks:  The existing streetscape consists of an 8-foot wide 

concrete sidewalk along North Troy Street and a 7-foot wide concrete sidewalk 
along 13th Street North. The applicant is proposing to provide a 5-foot wide 
planting strip and a 10-foot wide brick paver sidewalk along the North Troy 
Street frontage, as well as provide 4 x 6-foot wide tree pits (with an amended 
soil panel running the length of the sidewalk) and a 6-foot wide brick paver 
sidewalk along 13th Street North. 

 
• 4-Way Stop:  In July 2001 staff reviewed a request for a multi-way stop at the 

North Troy Street/13th Street North intersection. It was determined that the 
traffic volumes were not sufficient to warrant a multi-way stop sign. In August 
2003, the County adopted new warrants for multi-way stop installations. Under 
the newly adopted warrants, additional stop signs would be warranted at the 
North Troy Street/13th Street North intersection (subject to a formal vote taken 
by the affected civic associations).   

 
• Pedestrian Access:  The applicant has proposed two brick paver pedestrian 

crossings at the North Troy Street/13th Street North intersection. The applicant is 
proposing to use the existing pedestrian ramps on the west side of North Troy 
Street and on the south side of 13th Street North.  

 
The proposed sidewalks cross over all three access points. The applicant has 
agreed that the sidewalks be raised over each of the access point aprons to 
provide a consistent sidewalk along the frontages. 

 
• Public Transit:  This site has access to Metrobus service and Metrorail service. 

Metrobus route 4B provides daily service between Seven Corners Shopping 
Center and the Rosslyn Metrorail Station. Metrobus route 4E provides daily 
service between Arlington Forrest and the Rosslyn Metrorail Station. Metrobus 
route 38B provides daily service between Ballston and the Farragut West 
Metrorail Station in the District. The Courthouse Metrorail Station is located 
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approximately three blocks northwest of the subject site and is serviced by the 
orange line. 

 
• Bicycle Access:  To accommodate the bicycle parking/storage needs for the 

residents of this development the applicant has agreed to incorporate 130 bicycle 
parking/storages spaces into this project. This results in a ratio of one bicycle 
parking/storage space per three apartment units. 

 
• Transportation Demand Management Plan:  The proposed Transportation 

Demand Management Program submitted by the applicant includes: 
 

o A contribution to the Commuter Assistance Program of $10.00 per 
residential unit per year with a commitment to annual contributions of 
$3,680.00 for 10-year period. 

 
o Provision or administration of a sustainable commute benefit program for 

employees of the property at a rate of $35.00 per month per employee for 
the length of the site plan. 

 
o Maintenance of at least one (1) on-site business center. 

 
o Provision of SmarTrip cards to tenants signing leases and to employees of 

the property management company. 
 

o A commitment to conduct a data gathering survey two (2) years after 
issuance of the last Certificate of Occupancy and commitment to share the 
findings with Arlington County. 

 
o Provision for a car sharing service to have access to no more than three 

(3) conveniently located parking spaces for vehicles available to service 
members.  

 
Utilities:  Currently, numerous overhead wires serve this site.  The County Board 
adopted Underground Utility Plan designates the utilities serving this site as 
underground. The applicant agrees to comply with the plan, including a contribution of 
$77,815 toward the Underground Utility Fund. 
 
This proposal includes a request to vacate the unimproved western portion of North 
Taft Street, which abuts the eastern property line, and incorporate that area into the 
subject site. There is an existing water line, an existing sanitary sewer line, and existing 
storm water facilities in the area proposed for vacation. The stormwater facilities are 
acceptable in the current location.  The existing water line between 13th Street North 
and 14th Street North, could be relocated by the developer constructing a new water 
line in 13th Street North which provides adequate water service and transfers all existing 
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water service.  The applicant has not submitted an acceptable and approvable plan for 
relocating the existing sanitary sewer. 
 
DISCUSSION:   
 
Adopted Plans and Policies: 
 

• “Special Affordable Housing Protection District” Designation:  The site meets the 
criteria established for consideration of the designation of a site as an SAHPD.  

 
• General Land Use Plan and Zoning:  The General Land Use Plan designates this 

site as “High” Residential, which permits up to 4.8 FAR Residential and 3.8 FAR 
Hotel.  The proposed rezoning is consistent with the General Land Use Plan 
designation. 

 
• Courthouse Sector Plan:  The sector plan and addendum emphasized and 

defined the concept of a government center ringed by a balanced mix of high-
density office and residential development.  The original sector plan identified 
the subject site within “Block E” (generally bound by 15th Street North, North 
Scott Street, 13th Street North and North Troy Street) and stated that, “the 
General Land Use Plan will support redevelopment of the remaining western 
portion of the block [subject site] at a density up to 135 apartment units per 
acre.  To achieve this redevelopment, rezoning to “RA-H-3.2” will be necessary.”  
At the time of the sector plan (1981), the “RA-H-3.2” zoning district permitted 
16-story apartments at 135 units per acre, and hotels at 210 units per acre by 
site plan approval.  In November 1981, the “RA-H-3.2” zoning district was 
changed to 3.8 FAR for hotel and 4.8 FAR for residential. 

 
In 1993, the sector plan addendum categorized the subject site as a “Key 
Redevelopment Site” and stated “development on this site should take 
advantage of topography and views and terrace down toward the south and 
east.  Open space should be located adjacent to the Courthouse Place plaza.”  
The addendum suggested several urban design guidelines including, but not 
limited to, the following: differentiation between the base and upper levels 
through texture, scale and/or materials; congruity of design features of 
surrounding buildings; compatibility of building height and massing with existing 
development; and tapering of building mass and height from the commercial 
core to the lower-density neighborhoods. 
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Site Plan Issues:   
 

• Design:  Through the process, the applicant made numerous changes to the 
design in response to comments from staff, members of the Site Plan Review 
Committee (SPRC), and citizens.  While the redesigns address some concerns 
and meet many of the guidelines of the sector plan, numerous issues remain 
with the community and staff including the overall density and massing of the 
project due to proposed bonus of 14.5%; the increased density with the 
inclusion of the vacated portion of North Taft Street; the building height and its 
relationship to existing buildings; additional tapering; distance between the 
proposed building and existing buildings; and the concern of loss of “open space” 
and several mature trees. 

 
o Tapering:  The project starts to address the topography and tapers from 

the higher densities at the northwest corner of the site to the lower 
densities at the southeast corner of the site.  The design attempts, with its 
tapering, to relate to surrounding buildings in height – Woodbury Heights 
to the west and the Meridian to the east.  However, building hierarchy is 
important in the Courthouse area and efforts should be made to ensure 
that the Courthouse building is the predominate feature of the skyline. 

 
o Open Space:  The project does not have its open space located adjacent 

to the Courthouse Place plaza as per the sector plan addendum.  An 
earlier design located a large, uncovered entry courtyard, accessible by 
vehicles, adjacent to the existing plaza.  However, the applicant 
redesigned the project, shifting the height and density toward the top of 
the site and in closer proximity to the higher and denser development.  As 
designed, the open space is located in small terraces along 13th Street 
North, a large plaza on the roof of the parking garage internal to the site 
and a swimming pool and sundeck on the roof of the 12-story tower; the 
latter two of which are not accessible by the public.  The applicant has 
offered, subject to agreement by Courthouse Place owners, to make 
improvements to the existing plaza to enhance that open space.  The 
proposal, on balance, falls short of meeting the open space plan.  This is 
especially important, recognizing the site currently as 45% coverage, 
which grows to almost 80% coverage, with inclusion of the landscaped 
plaza above the parking garage, in this project.    

 
o Tree Canopy:  There are currently 57 mature trees on the site ranging 

from 4-inch caliper mulberries to a 50-inch caliper black oak.  The 
proposal would eliminate all of the existing trees and provide landscaping 
with 66 new trees of 3.5- to 4.5-inch caliper on the site.  The tree 
replacement calculation determines that the applicant is required to 
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replace the existing tree canopy with 91 trees at 3-3.5-inch caliper; 
numerous trees will be replaced off-site. 

 
• Sustainable Design:  The applicant has committed to a LEED score of 16 credits 

with efforts to achieve an additional eight credits.  This commitment, with the 
additional efforts, results in less than the 26 credits required for a certified 
building.  For a project of this scale, its impact on the natural environment, the 
loss of open space and the loss of a mature tree canopy, the building design 
should incorporate a significant amount of sustainable technology.  This project 
provides numerous opportunities including green roof technology, alternative 
irrigation methods, construction waste management, use of recycled content in 
materials, and other innovative design solutions. 

 
• Affordable Housing Program Analysis:  The value of the proposed affordable 

housing proposal is roughly equivalent to the land value of the additional 
density; however, it does not account adequately for the dramatic increase in 
value between the site plan without any bonus and by-right development.  It 
also does not account for the significant benefit to the developer for providing 
the units off-site.  At its meeting of October 16, 2003, the Housing Commission 
made a recommendation to the County Board that the project should provide 
more than the proposed 31 affordable units and that such units should be 
located both on- and off-site.  Further, the Housing Commission recommended 
that there be additional larger affordable units within the affordable housing 
program.   
 

• Modification of Use Regulations:   
 

o Bonus Density:  The applicant has requested 14.5% additional density for 
the provision of affordable housing.  As outlined above, staff does not 
recommend the bonus based on the overall density and design of the 
project, its impact on the surrounding area and the affordable housing 
plan.  

 
o GFA Exclusion:  The applicant is proposing modification of use regulations 

to exclude GFA associated with residential mechanical closets and below 
grade storage.  Section 36.H.5 of the Zoning Ordinance allows the County 
Board to modify the uses permitted and use regulations in harmony with 
the general purposes and intent of the Zoning Ordinance. 

 
 The applicant proposes to exempt a total of 13,200 square feet of 

mechanical closets and storage from the density calculation; 11,040 
square feet are within mechanical closets and 2,160 square feet are within 
the confines of the parking garage.  This is consistent with a number of 
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previous projects.  Without the exclusion of these areas, however, the 
FAR would be 5.7. 

 
• Vacation:  Several utilities are located within the existing street right-of-way.  

While the water main and storm sewer utilities have been addressed, an 
adequate and approvable plan for the relocation of the sanitary sewer has not 
been submitted, which is necessary for the vacation of the right-of-way.  

 
• Transportation:  The following issues are of concern, considering that the project 

will increase, more than seven times, the peak hour vehicle trips of the current 
development and will potentially lead to a degradation of level of service at Court 
House Road and 14th Street North:   

 
o Pedestrian safety – requiring the realignment of pedestrian ramps on the 

west side of North Troy Street and south side of 13th Street North 
consistent with the pedestrian crosswalks.   

o Visitor parking and the potential lack of adequate visitor parking spaces 
within the parking garage. 

o Limited alternative transportation incentives, including mass transit and 
car sharing, for both residents and employees of the building.  

 
• Community Amenities:  The applicant proposes to provide the following 

community amenities as part of the site plan proposal.  While the following are 
all of value and appropriate for the project, they do not adequately compensate 
for the concerns described above. 

 
o Utility undergrounding fund contribution of $77,815. 
 
o Provision of two brick paver cross walks with associated curb-ramps at the 

intersection of North Troy Street and 13th Street North.   
 
o Construction of a 10-foot wide brick paver sidewalk along the site on 

North Troy Street with a 5-foot wide planting strip with street trees and 
street lights.  Construction of a 10-foot wide (6-foot clear) brick paver 
sidewalk along the site on 13th Street North with tree pits with trees and 
street lights. 

 
o Removal of four existing utility poles located along the periphery of the 

site and undergrounding of all utilities. 
 
o Redevelopment of a small plaza, associated with the Courthouse Place 

office building, located at the northwest corner of the property. 
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o Streetscape improvements to the south side of 13th Street North, 
consistent with the conditions proposed on the north side, where 
applicable, with a brick paver sidewalk, street trees and street lights. 

 
o Provision of a community room for use by the neighborhood at least 

twelve times each year. 
 
Community Process:  The applicant has attended one walking tour of the site, five 
Site Plan Review Committee meetings and has met with the Tenant Landlord 
Commission, the Transportation Commission, the Housing Commission, and the 
Planning Commission.   
 
• Tenant Landlord Commission Recommendation:  At its September 10, 2003 meeting, 

the Tenant Landlord Commission voted to recommend that the County Board adopt 
the proposed tenant relocation plan.   

 
• Transportation Commission Recommendation:  The Transportation Commission 

heard this project at its September 17, 2003 meeting and its October 15, 2003 
meeting.  At its October 15, 2003 meeting, the Transportation Commission voted to 
support the North Troy Street Site Plan approval request with conditions.  The 
conditions are as follows: 

 
1. The developer shall widen North Troy Street to a consistent 36-foot wide cross-

section to allow for additional on-street parking. 
 

The current plans reflect a 36-foot wide cross-section with on-street parking 
where available. 

  
2. Subject to the Radnor-Fort Myer Heights Civic Association recommendation, 

metered parking shall be installed along the project frontage. 
 

The Radnor-Fort Myer Heights Civic Association president indicated at the 
October 15th Transportation Commission Meeting that this issue will be discussed 
at an upcoming civic association meeting. Once the civic association has 
discussed the issue and has reached consensus, the association will formally 
request action from the County. 

 
3. The developer shall work with staff to conduct a light study from the subject site 

to the Courthouse Metro with the intent of enhancing night-time pedestrian 
safety by increasing the lighting. 
 
This is another topic for discussion at an upcoming Radnor-Fort Myer Heights 
Civic Association meeting.  Again, once the association has discussed this issue 
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and has reached consensus, the association will formally request action from the 
County. 

 
4. The developer shall eliminate the North Troy Street garage entrance. 

 
The developer agrees with the Transportation Commission that the underground 
garage could work with only one access point; however, they have not agreed to 
eliminate the North Troy Street garage entrance 
 

5. Subject to recommendation from the Radnor-Fort Myer Heights Civic Association, 
the developer shall install multi-way stop signs at the North Troy Street/13th 
Street North and North Troy Street/14th Street North intersections. 

 
These are also issues that the Radnor-Fort Myer Heights Civic Association will 
discuss at an upcoming meeting. The intersection of 13th Street North and North 
Troy Street does meet the warrants for multi-way stop signs (MWSS). Staff is 
awaiting notification of the civic association vote to request a MWSS. 

 
6. The developer shall disaggregate the cost of parking from the cost of rent. 

 
The developer has not agreed to disaggregate the cost of parking from the cost 
of the proposed rents. 

 
7. The developer shall provide 20 – 30 short-term visitor and delivery parking 

spaces. 
 

The developer has agreed to provide approximately 10 short-term visitor spaces, 
however they have not agreed to the 20 – 30 spaces proposed by the 
Transportation Commission. 

 
8. The developer shall increase the amount of bicycle parking. 

 
The developer has agreed to provide bicycle parking at a rate of one (1) space 
per three (3) residential units. 

 
9. The developer shall provide a Metrorail subsidy at $45.00 per unit per month for 

six (6) months. 
 
The developer has agreed to make a Commuter Assistance Program (CAP) 
contribution of $10.00 per residential unit per year for ten (10) years with a 
maximum annual contribution of $3,680.00. 

   
10. The developer shall subsidize the car share service that will be located at the 

site. 
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The developer has agreed to allow a car share service to occupy three (3) spaces 
within their garage at a rate not to exceed the amount paid by building 
residents.  
 

• Housing Commission Recommendation:  At its meeting of October 16, 2003, the 
Housing Commission made a recommendation to the County Board that the project 
should provide more than the proposed 31 affordable units and that such units 
should be located both on- and off-site.  Further, the Housing Commission 
recommended that there be additional larger affordable units within the affordable 
housing program.   

 
• Planning Commission Recommendation:  The Planning Commission heard this 

proposal at its November 3, 2003 meeting.  After determination that the General 
Land Use Plan designation is appropriate at this location and the proposed rezoning 
is consistent with the General Land Use Plan, the Planning Commission deferred all 
elements of this proposal until its January 26, 2004 meeting.   

 
CONCLUSION:  This proposal has been subject to review since August 2002, and the 
applicant made significant changes to the building design, density and affordable 
housing package, based on input from the community, members of the SPRC and staff, 
in June 2003.  The changes by the applicant are to be commended, however, at this 
time  the overall package does not fully ameliorate the effects of development at this 
location nor address the concerns of additional density, traffic, affordable housing, 
replacement housing, limited sustainable technology, loss of mature trees and open 
space caused by this proposal.   
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