SITE PLAN REVIEW COMMITTEE
MEETING AGENDA
DATE:
TIME:
PLACE:

SPRC STAFF COORDINATOR:
Item 1.

Monday, October 15, 2018
Walking Tour: 6:00 – 6:45 p.m.
SPRC: 7:00 – 8:30 p.m.
Red Lion/Best Western
Conference Room
1501 Arlington Blvd.
Arlington, VA 22209
Nicole Boling

Best Western (SP #233)
(RPC#s 17-003-003, -004, -046, -047, -048, -297)
Planning Commission and County Board meetings to be determined.
Adam Watson (CPHD Staff)

7:00 – 8:30 p.m.

The Site Plan Review Committee (SPRC) is comprised of Planning Commission members, representatives from other
relevant commissions and several appointed citizens. The SPRC reviews all site plans and major site plan
amendments requests, which are submitted to the County Board and the Planning Commission for consideration.
The major responsibilities of the SPRC are the following:
1.

Review site plan or major site plan amendment requests in detail.

2.

Advise the Planning Commission by recommending the appropriate action in regard to a specific
plan and any conditions, which it might determine to be necessary or appropriate.

3.

Provide a forum by which interested citizens, civic associations and neighborhood conservation
committees can review and comment on a particular plan, or the effects that the proposed
project might have on the neighborhood.

In order to save copying costs, staff has selectively chosen the reduced drawings to be included in this package.
The complete full size drawings are available for review in the Arlington County Zoning Office, 10th Floor,
Courthouse Plaza, 2100 Clarendon Boulevard and also in the Central Library’s Virginia Room, 1015 N. Quincy St.,
(703) 228-5990.
For more information on the Arlington County Planning Commission, go to their web site
http://commissions.arlingtonva.us/planning-commission/
For more information on the Site Plan public review process, go to the Arlington County Planning Division’s web
site on Development Proposals/Site Plans
http://www.arlingtonva.us/Departments/CPHD/Planning/applications/site_plans/CPHDPlanningApplicationsSite
_plansMain.aspx
To view the current Site Plan Review Committee schedule, go to the web site
http://commissions.arlingtonva.us/planning-commission/sprc/
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ITEM 1
Best Western (SP #233)
(RPC#s 17-003-003, -004, -046, -047, -048, -297)

SPRC AGENDA: 1st Meeting – September 17th
1) Introductions and Presentations
a) Presentation of Site Plan Proposal (Applicant)
b) Land Use and Zoning History (Staff)
2) Land Use & Zoning
a) Land Use and Zoning History
b) Relationship of site to GLUP and Zoning
c) Relationship of project to other policy documents
i) Rosslyn Station Area Plan Addendum
ii) National Capital Mall Axis Resolution
SPRC AGENDA: 2nd Meeting – October 15th
6 p.m. - Walking Tour of Site
7 p.m. - Presentations begin
Presentations:
• Staff
• Applicant
1) Site Design and Characteristics
a) Circulation characteristics
b) Allocation of uses on the site
c) Relationship and orientation of proposed buildings to public space and other buildings
d) View vistas through site
e) Visibility of site or buildings from significant neighboring perspectives
2) Building Architecture
a) Design
i) Building forms (height, massing, tapering, setbacks)
ii) Facade treatments, materials, fenestration
iii) Roof line/penthouse form and materials
iv) Street level activism/entrances & exits
v) Accessibility
b) Services
i) Utility equipment
ii) Venting locations
iii) Location and visibility of loading and trash service
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iv) Exterior/rooftop lighting
3) Housing
a) Special Affordable Housing Protection District (SAHPD)
DRAFT SPRC AGENDA: 3rd Meeting – November 15th
1 ) Transportation
a. Parking garage
b. Circulation
c. Streetscape
d. Infrastructure
e. Traffic Demand and Management Plan
f. Signage (parking, wayfinding, etc.)
2) Open Space and Landscaping
a. Orientation and use of open spaces
b. Relationship to natural features and/or adjacent public spaces
c. Landscape plan
3) Community Benefits and Sustainability
a) Ft. Myer Heights Park Improvements
b) LEED
4)Construction Issues
a) Phasing
b) Vehicle staging, parking, and routing
c) Community Liaison
SPRC AGENDA: 4th Meeting – November 26th (IF NECESSARY)
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Site Location:

The subject site is located at 1501 Arlington Boulevard, and is currently
occupied by the existing Ellis Arms apartments (aka Arlington Boulevard
Apartments; 1523 Fairfax Dr.), and Red Lion (formerly Best Western) hotel.
The site is bounded by The Belvedere condominium property and Hillside
Park to the north along 16th St. N., The Belvedere condominium to the east,
Fairfax Drive and Arlington Boulevard to the south, and the Williamsburg
and Parc Rosslyn apartments to the west. Please note that, while the given
address point for the hotel is Arlington Blvd., the hotel fronts directly on,
and is accessed from, Fairfax Drive.

Applicant Information:
Applicant
Grant Investment Properties, LLC
600 Enterprise Drive
Lewis Center, OH 43035
Ohm Patel
(614) 846-6600
Ohm.patel@thewitnessgroup.com

Attorney
Walsh, Colucci, Lubeley & Walsh,
P.C.
2200 Clarendon Boulevard
Suite 1300
Arlington VA 22201
Nicholas Cumings
(703) 528-4700
ncumings@thelandlawyers.com

Architect
Cooper Carry, Inc.
625 N. Washington St.
Suite 200
Alexandria, VA 22314
Andrea Schaub
(703) 519-6152
andreaschaub@coopercarry.com

Civil Engineer
VIKA Virginia, LLC
8180 Greensboro Dr.
Suite 200
Tysons, VA 22102
Ryan Scott
(703) 442-7800
scott@vika.com

Landscape Architect
LSG Landscape Architecture
1775 Greensboro Station Place,
Suite 100
Tysons, VA 22102
Robert Esselburn
(703) 821-2045
besselburn@lsginc.com

Traffic Engineer
Wells + Associates
1420 Spring Hill Road, Suite 610
Tysons, VA 22102
(703) 917-6620
Michael Pinkoske
mrpinkoske@wellsandassociates.com

LEED Consultant
Cooper Carry
191 Peachtree St. NE
Suite 2400
Atlanta, GA 30303
Sean Williams
(404) 237-2000
seanwilliams@coopercarry.com

Dry Utility Consultant
Richter & Associates
15865 Crabbs Branch Way
Rockville, MD 20855
Butch Thayer
(301) 633-8118
bthayer@richterassociates.com

MEP Engineer
Loring Consulting Engineers, Inc.
1130 Connecticut Ave., NW
Suite 750
Washington, DC 20036
(202) 296-6583

BACKGROUND: A hotel use, on the site of the existing Red Lion hotel, has existed on the site
since the late 1950s. The “Iwo Jima Motor Hotel” was built in 1957 and opened in 1958. A
private swimming club (“The Iwo Jima Swimming Club”) also operated under use permit (U1342-59-1 and U-1381-60-2) on the site beginning circa 1959. In 1985, the County Board
approved an addition to the hotel site (then referred to as the “Quality Inn – Iwo Jima”) via the
subject special exception site plan (Z-2272-85-3, now known as SP #233). The 1985 site plan
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permitted construction of a new three (3) story, 85-unit hotel addition, for a net total of 150
units. In 1987, the County Board amended the subject site plan to increase the building height
by 2.5 feet, and to reduce the parking requirement by four (4) spaces. The existing hotel was
not listed in the County’s Historic Resources Inventory (HRI), likely due to the number of
exterior alterations over the years; and therefore, has no ranking in the HRI.
Abutting the hotel site, and to be incorporated into the subject site plan under this proposal, is
a residential site currently housing the four (4) story, 14-unit Ellis Arms apartments; located at
1523 Fairfax Drive. Ellis Arms was constructed in 1954, concurrently with the Williamsburg
Apartments building, immediately west at 1501 N. Pierce St. The Ellis Arms building is not listed
on the HRI, and there is no record of any prior special exception approval on the Ellis Arms site.
Site GLUP and Zoning History: The hotel use on the subject site predates County Board
adoption of the General Land Use Plan (GLUP). In the 1950s, during the years that the Ellis Arms
apartments and the hotel were constructed, the entire site was zoned “RA6-15,” which
permitted hotel uses. With the adoption of Arlington’s first GLUP in 1961, the subject site was
designated “High Medium Residential (Multi-family) (14-39 units per gross acre).” In 1973, the
“High-Medium” Residential land use designation was amended to allow hotel uses. By 1979,
the GLUP designation for the site was “High Medium Residential (73-90 units per acre Apt.) (72135 units per acre Hotel)” and the zoning designation was “RA4.8,” which, at the time, allowed
for hotel uses, as well.
In 1982, hotel uses were removed from “RA4.8” districts, primarily to preserve sites along
Metro corridors for multi-family residential development and to limit the expansion of hotel
uses in the Fort Myer Heights Area. Two (2) years later, in 1984, the applicant for the hotel site
(Quality Inn – Iwo Jima) filed a concurrent site plan, re-zoning (from “RA4.8” to “RA-H-3.2”), and
GLUP amendment (from “High Medium Residential (3.24 F.A.R. Residential) (72-135 Hotel units
per acre)” to “High Residential (4.8 F.A.R. Residential, 3.8 F.A.R. Hotel)”) to redevelop the
existing hotel with additional density. In summary, the rezoning and GLUP amendment requests
were made because the existing site zoning (“RA4.8”) precluded hotel uses (and still precluded
today). Ultimately, the applicant withdrew the GLUP amendment request after staff
determined that a more appropriate approach was to rezone the hotel site to “RA-H” – a lower
density district than “RA-H-3.2” – and consider bonus density under the site plan. Moreover,
the County Board had expressed concern when it eliminated hotels from “RA4.8,” that existing
development rights be preserved. Thus, in 1985, the County Board granted the subject site plan
with bonus density, and approved the rezoning from “RA4.8” to “RA-H.” Following approval of
the rezoning, the Ellis Arms site and the hotel site, for the first time, had different zoning
designations (Ellis Arms remained zoned “RA4.8”). The next year, in 1986, the range of typical
hotel density, associated with the “High Medium” Residential GLUP designation, was removed
from the GLUP Map, given that hotel uses were no longer permitted in the corresponding
“RA4.8” zoning district. This marked the beginning of the hotel site’s GLUP and zoning
inconsistency.
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The following provides additional information about the site and location:
Site: The site is located 1501 Arlington Blvd. and 1523 Fairfax Dr. (RPC # RPC#s 17-003-003,
-004, -046, -047, -048, -297), within the Radnor-Ft. Myer Heights neighborhood. The site is
defined by the following uses:
To the north:

The Belvedere condominiums (1600 N. Oak St.) zoned “RA4.8”.

To the east:

The Belvedere condominiums (1600 N. Oak St.) zoned “RA4.8”.

To the west:

Parc Rosslyn apartments (1531 N. Pierce St.) zoned “RA4.8” and Williamsburg
apartments (1501 N. Pierce St.) zoned “RA4.8”.

To the south: Fairfax Drive and Arlington Boulevard

Existing Zoning: “RA4.8” Multiple-Family Dwelling District, and “RA-H” Hotel District.
Proposed Zoning: No re-zoning proposed.
General Land Use Plan Designation: “High-Medium” Residential
Neighborhood: The site is located within the Radnor-Ft. Myer Heights Civic Association
(RAFOM) boundary.
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Site Location

1501 Arlington Blvd.

1523 Fairfax Dr.
(to be incorporated into SP #233)

Existing Development: The site is occupied by the existing Red Lion (formerly Best Western)
Hotel and the Ellis Arms apartment building. The existing hotel is comprised of three (3)
buildings with 150 hotel units. Ellis Arms is a four (4) story brick apartment building with 14
dwelling units: seven (7) one-bedroom units, and seven (7) two-bedroom units.
Proposed Development:
Site Area
Density
Hotel
Residential
Height
Average Site Elevation (ASE)
Hotel
Total Height (from ASE)
Stories
Top floor (from ASE)

Proposed
82,938 sf
1.90 acres
224 units (2.17 FAR)
160 guest units (1.68 FAR)
64 dwelling units (4.45 FAR)
106.93 ft
132.67 ft
12
122.5 ft

Residential
Total Height (from ASE)
Stories
Garage

129.55 ft
10
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Total Height (from ASE)
Parking
Total
Ratios

192 spaces
Hotel
Residential

LEED Rating (Hotel and Residential)

27.5 ft

0.7 spaces/unit
1 spaces/unit
LEED Gold

Density and Uses: The applicant, Grant Investment Properties, LLC, proposes redevelopment of
the existing hotel site with a 12-story hotel building, and adjacent garden apartment site with a
10-story residential building and an above-grade parking structure. The existing site plan covers
the hotel site, and this major site plan amendment would allow for incorporation of the garden
apartments parcel into the site plan.
Additional project details include:
• Incorporation of 14,590 sq. ft. parcel into Site Plan #233
• Major Site Plan amendment:
o Residential site (RA4.8):
▪ 64 residential units
▪ 64,925 sq. ft. of residential GFA (4.45 FAR)
▪ 1 space per unit parking ratio proposed
▪ 10 stories
o Hotel site (RA-H):
▪ 160 guestrooms (102 units per acre)
▪ 114,917 sq. ft. of hotel GFA
▪ 0.7 spaces per guestroom parking ratio proposed
▪ 12 stories
o Above-grade structured parking garage, containing 192 spaces1
Site and Design: The new hotel and residential buildings include vehicular and pedestrian
access off Fairfax Dr. Two (2) laybys on Fairfax Dr., one (1) each for the hotel and residential
buildings, will serve vehicles dropping passengers to the hotel and residential lobbies. A
landscaped courtyard located in between the two buildings along Fairfax Dr. will serve both
hotel guests and residential occupants. A shared above-grade parking garage is located at the
rear of the site and is accessed via two curb cuts off Fairfax Dr. – one (1) under the pedestal of
the residential tower, and the other immediately east of the hotel tower. Both buildings are
oriented to face Fairfax Dr.

1

The total proposed spaces do not align with the proposed parking ratios. Staff is working with the applicant to
resolve this matter.
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Proposal Rendering – Looking North from Arlington Blvd.

Proposal Rendering – Looking Northwest from Arlington Blvd.

Sustainable Design: The new buildings are proposed to be designed at the LEED Gold level.
Transportation: Transportation information, including transportation analysis and trip
generation, site circulation, sidewalks and pedestrian connections, public transit and bicycle
access, and utilities, is expected to be discussed at the third SPRC meeting in November 2018.
This report shall be updated with detailed information prior to that meeting.
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DISCUSSION: The following provides staff’s analysis of the proposal:
GLUP and Zoning: As summarized in the Background section of this report, the site is splitzoned with the residential portion zoned “RA4.8” and the hotel portion zoned “RA-H.” The site
GLUP designation is “High-Medium” Residential. While the “RA4.8” district corresponds with
“High-Medium” Residential on the GLUP Map Legend, “RA-H” is not listed as a corresponding
district. The GLUP Map Legend notes that “there may be instances where other zoning
categories may apply,” and the following items provide additional context regarding the GLUP
and Zoning for the site:
• The hotel use on the site predates the GLUP.
• The County Board re-zoned the site to “RA-H” from “RA4.8” in 1985 specifically so that
the hotel use could be continued.
• The “RA-H” district corresponds with a lower density GLUP designation (“Medium”
Residential) and, via bonus density, allows for redevelopment more consistent with the
character of the surrounding neighborhood than might otherwise be achieved by upzoning the hotel site to “RA-H-3.2.”
• This scenario is unlikely to arise again given that the site is the only in the County with
“RA-H” zoning and a GLUP designation of “High-Medium” Residential.
Given the above, the purpose of the first SPRC meeting is to provide the GLUP and Zoning
history of the site.
Adopted Plans and Policies:
Rosslyn Station Area Plan Addendum
The site is located outside the study area for the Rosslyn Sector Plan (2015). However, it is
covered by the Rosslyn Station Area Plan Addendum (RSAPA) (1992). Site-specific guidance for
future redevelopment is not provided for the subject site in the RSAPA. Nevertheless, the
RSAPA lists “expand[ing] and enhance[ing] Rosslyn’s hotel resources” as a general object for
achieving the vision of the plan.
Building Heights Related to the National Capital Mall Axis
In 1982, the County Board adopted a Resolution of Concern Regarding Building Heights Related
to the National Capital Mall Axis, which generally applies to the Rosslyn and RAFOM areas. Staff
finds that the Resolution is not applicable to the subject proposal because the applicant is not
requesting bonus height, nor is the proposed façade treatment highly-reflective (two criteria
the County Board may consider under the Resolution). Moreover, staff solicited input from the
National Capital Planning Commission (NCPC) regarding the proposal, and NCPC’s analysis
concluded that the proposal has no significant impact on the National Mall viewshed.
Special Affordable Housing Protection District
On November 17, 1990, the County Board adopted the “Special Affordable Housing Protection
District” (SAHPD) to promote retention of affordable housing within the two Metro Corridors,
where the GLUP usually allows development at higher densities than allowed “by-right” under
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current zoning. The overall goal of the SAHPD is to provide opportunities for housing affordable
to persons with low-and moderate-incomes in areas where such housing has traditionally been
available. The intent of this district, as shown on the GLUP, is to ensure that existing low- and
moderate-income apartment units remain or are replaced where development density shown
on the GLUP is 3.24 FAR or more, and is higher than allowed by-right under zoning applicable to
properties considered for the SAHPD designation at the time of request for rezoning or site
plan. In instances where redevelopment of these sites is proposed, the higher densities shown
on the GLUP are intended to be achieved through on-site preservation or replacement of
existing affordable low- and moderate-income housing units on a one-for-one basis, either on
the redevelopment site or a nearby location as part of the redevelopment proposal. The
applicant’s proposal triggers the SAHPD policy given the proposed residential development at a
density greater than 3.24 FAR (4.45 FAR requested). Therefore, the applicant must meet the
intent of the SAHPD through the subject site plan proposal.
Modification of Use Regulations: The applicant requests the County Board modify the
following use regulations:
Parking Ratios: The applicant requests a parking ratio of 1 space per residential unit in
proposed multifamily building, and a parking ratio of 0.7 spaces per unit for the proposed
hotel.
Bonus Density: For the hotel portion, the applicant requests 38 additional guest units,
justified via LEED Gold credits; plus, nine (9) units for providing community facilities. For the
residential portion, the applicant requests 5,836 sf of GFA, justified via LEED Gold credits;
plus, 11,817.9 sf of GFA for providing affordable housing.
Green Building Density Incentive Program: Arlington County’s Green Building Density
Incentive Policy for Site Plans contains bonus density provisions for site plan projects that
meet the objectives of the County’s green building program. Per Section 15.5.7 of the
Zoning Ordinance, the County Board may permit bonus density for provisions made for
open space and other environmental amenities. The applicant is proposing to commit to a
certification of LEED Gold for both proposed buildings.
Other: Other modifications as necessary to achieve the proposal, including a modification of
lot coverage, and lot minimum area for the “RA4.8” and “RA-H” districts.
Preliminary Issues: Some issues have been identified within the proposal, which are detailed
below.
Parking Garage
The proposed above-grade parking garage is inconsistent with recent precedent and urban
design principals for site plan projects within a metro station area. The applicant should place
parking completely underground or provide a green-roof such that no vehicles/parking deck is
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visible from adjacent streets or neighboring buildings. The applicant has stated that placing the
garage fully underground poses feasibility issues given the Metro tunnel running underground
immediately north of the site. Staff will continue to work with the applicant on this concern.
Retail Use – Hotel Site
The applicant is proposing a “gourmet grocer” or similar retail use on the ground floor of the
proposed hotel. Staff will continue to work with the applicant on the proposal so that it serves
as an accessory use to the hotel.
SAHPD
Staff is awaiting a proposal from the applicant on how it plans to achieve a unit-for-unit
replacement for the MARKs on the Ellis Arms residential site. Staff will continue to work with
the applicant on its plan for achieving the SAHPD policy goal.
Architecture
Staff has provided the applicant several comments including concerns about the blank western
façade of the proposed residential building, building fenestration, and the screening of the
proposed service drive. Staff is awaiting revised drawings from the applicant for further
assessment.
Streetscape
Staff has provided the applicant several comments including concerns regarding the
streetscape geometry and design. Staff is awaiting revised drawings from the applicant for
further assessment.
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SPRC Neighborhood Members:
Stanley Karson
Radnor/Ft. Myer Heights Civic
Association
Leslie Arminski

The Belvedere Condominiums

Stephanie Viera

Parc Rosslyn Apartments

Carole Newman

Williamsburg Apartments

Interested Parties
Saul Reyes

BU-GATA

Planning Commissioner Chairing This Item:
Kathleen McSweeney –
Planning Commission
Chair
Jane Siegel – Co-Chair
Staff Members:
Adam Watson
Joanne Gabor

Planning Commission
CPHD – Planning
DES – Transportation

DCStan@aol.com
larminski@gmail.com
parcrosslynasstmgr@slnusbaum.net
innofrosslyn@gmail.com
Bugata.association@gmail.com
mcsweeneykathleen@gmail.com
janesiegel@icloud.com
Awatson@arlingtonva.us
Jgabor@arlingtonva.us

