
S I T E  P L A N  R E V I E W  C O M M I T T E E  
M E E T I N G  A G E N D A  

 
DATE: Thursday May 16, 2019 
TIME: 7:00 – 9:00 p.m.  

PLACE: 2100 Clarendon Boulevard 
Lobby Rooms C&D (Cherry & Dogwood) 
Arlington, VA 22201 

 
SPRC STAFF COORDINATOR: Nicole Boling 

703-228-3525 
 

Item 1. Verizon Site (SP #244) 
(RPC# 35-001-018) 
Planning Commission and County Board meetings to be determined. 
Michael Cullen (CPHD Staff) 
 
 

7:00pm–9:00pm 

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/   

http://commissions.arlingtonva.us/planning-commission/
http://www.arlingtonva.us/Departments/CPHD/Planning/applications/site_plans/CPHDPlanningApplicationsSite_plansMain.aspx
http://www.arlingtonva.us/Departments/CPHD/Planning/applications/site_plans/CPHDPlanningApplicationsSite_plansMain.aspx
http://commissions.arlingtonva.us/planning-commission/sprc/
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I T E M  1 

Verizon Site (SP #244) 
(RPC#s 35-001-018) 

 
 
SPRC AGENDA: 1st Meeting – May 16, 2019 
1) Introduction 

a) Overview of Site Plan Proposal (Staff) 
b) Presentation of Site Plan Proposal (Applicant) 

 
2) Land Use & Zoning 

a) Relationship of site to GLUP, sector plans, etc. 
b) Relationship of project to existing zoning 

i) Requested rezoning 
ii) Requested density exclusions  

 
3) Building Architecture 

a) Design Issues 
i) Building form (height, massing, tapering, setbacks)  

ii) Facade treatments, materials, fenestration 
iii) Roof line/penthouse form and materials/rooftop amenity space 
iv) Street level activism/entrances & exits 
v) Accessibility 

b) Retail Spaces 
i) Location, size, ceiling heights 

ii) Facade design and transparency 
c) Service Issues 

i) Utility equipment 
ii) Venting location and type 

iii) Location and visibility of loading and trash service 
iv) Exterior/rooftop lighting 

 
4) Site Design and Characteristics 

a) Circulation and alley characteristics 
b) Allocation of uses on the site 
c) Relationship and orientation of proposed buildings to public space and other buildings 
d) Streetscape Improvements 
e) View vistas through site 
f) Visibility of site or buildings from significant neighboring perspectives 
g) Compliance with adopted planning documents 

 
5) Open Space and Landscaping 

a) Compliance with existing planning documents and policies  
b) Orientation and use of open spaces (and pedestrian areas or walkways) 
c) Relationship to scenic vistas, natural features and/or adjacent public spaces 
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d) Landscape plan  

 
SPRC AGENDA: 2nd Meeting – TBD 

 
6) Changes to Design and Comment Response 
 
7) Transportation 

a) Infrastructure 
i) Mass transit facilities and access 

ii) Street systems (w/existing and proposed cross sections) 
iii) Vehicular and pedestrian routes  
iv) Bicycle routes and parking 

b) Traffic Demand Management Plan 
c) Automobile Parking  

i) Proposed v. required (tenant, visitor, compact, handicapped, etc.) 
ii) Access (curb cuts, driveway & drive aisle widths)  

d) Delivery Issues 
i) Drop offs 

ii) Loading docks  
e) Signage (parking, wayfinding, etc.) 

 
8) Community Benefits and Sustainability 

a) Affordable Housing 
b) Public Art 
c) Underground Utilities 
d) Other 
 

9) Construction Issues 
a) Phasing 
b) Vehicle staging, parking, and routing  
c) Community Liaison 
 

10) Wrap-up 
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Applicant Information:   

 
Applicant  
LCOR  
(12th Street Apartments L/Cal LLC) 
2 Bethesda Metro Center 
Suite 800 
Bethesda, MD 20814 
Chad O’Connor 
(301) 897-0002 
coconnor@lcor.com 
 

Attorney  
Veneble LLP 
8010 Towers Crescent Drive 
Suite 300 
Tysons Corner, VA 22182 
Kedrick Whitmore 
knwhitmore@venable.com 
 

Architect 
SK+I Architectural Design Group LLC 
4600 East West Hwy. 
Suite 700 
Bethesda, MD 20814 
Dennis E. Connors, AIA 
(301) 654-9300 
dconnors@skiarch.com 
 

Engineer 
Christopher Consultants 
9900 Main Street 
#400 
Fairfax, VA 22031 
John Helms, P.E. 
(703) 273-6820 
johnhelms@ccl-eng.com 
 

Landscape Architect 
Design Collective 
601 E. Pratt Street 
Baltimore, MD 21202 
Anna Dennis 
(410) 685-6655 
adennis@designcollective.com 
 
 

Traffic Engineer 
Gorove/Slade Associates 
1140 Connecticut Avenue, NW 
Washington, DC 20036 
Daniel VanPelt, P.E. 
Daniel.vanpelt@goroveslade.com 
 

LEED Consultant 
Meridian Consulting, LLC 
12301 Old Columbia Pike, Suite 100A 
Silver Spring, MD 20904 
Abhishek Lal 
(703) 459-7579 
alal@meridian-consult.net 
 

  

 
BACKGROUND:  A site plan amendment is proposed to redevelop the site of an existing Verizon 
telecommunications facility building and surface parking lot located at 400 11th Street South.  
The applicant, 12th Street Apartments L/Cal LLC (“LCOR”), proposes to redevelop the site with a 
19-story, multifamily residential building with 306 residential units and ground floor retail, with 
the existing telecommunications facility building to remain.  
 
The site is subject to Site Plan #244, which was initially approved by the County Board on 
September 6, 1986.  The site plan approval permitted construction of the Verizon 
telecommunications building and included conceptual approval for a future-phase residential 
development. 
 
The proposed multifamily residential building is located within the boundaries of the Crystal 
City Sector Plan.  A General Land Use Plan (GLUP) amendment is not required for this 
application; however, the applicant is requesting to rezone the subject parcel to “C-O Crystal 
City”.  In association with the site plan amendment, the applicant is requesting modifications 
for required residential parking, required loading spaces, and the exclusion of density for below 
grade ancillary spaces and above-grade service areas.  In addition, additional density is 
requested for a commitment by the applicant to certify the building at the LEED Silver (0.3 FAR) 
level consistent with the County’s Green Building Density Incentive Program, for committed 

mailto:coconnor@lcor.com
mailto:knwhitmore@venable.com
mailto:dconnors@skiarch.com
mailto:johnhelms@ccl-eng.com
mailto:adennis@designcollective.com
mailto:Daniel.vanpelt@goroveslade.com
mailto:alal@meridian-consult.net
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affordable housing units, and for potential off-site infrastructure and public open space 
contributions.   
 
The following provides additional information about the site and location: 

 
Site:  The site is located at 400 11th Street South (RPC #35-001-018).  The site is defined by 
the following uses: 

 
To the north: The Altaire apartments (SP #2) designated “High” Office Apartment Hotel and 

Crystal City Coordinated Redevelopment District on the GLUP and zoned “C-O 
Crystal City” 

  
To the east: Lenox Club apartments (SP #268) zoned “R-H-3.2” and the Double Tree by 

Hilton (SP #82) hotel zoned “C-O”, both designated “High” Office Apartment 
Hotel and Crystal City Coordinated Redevelopment District on the GLUP  

 
To the west: Old Eads St. South; “Teardrop Parcel” designated “High” Office Apartment 

Hotel and Crystal City Coordinated Redevelopment District on the GLUP and 
zoned “C-O-2.5” 

 
To the south:
  

The Point at Pentagon City apartment building (SP #110) designated “High” 
Office Apartment Hotel and Crystal City Coordinated Redevelopment District 
on the GLUP and zoned “R-H-3.2” 

 
Existing Zoning:  “R-H-3.2” Multiple-Family Dwelling and Hotel District  
 
Proposed Zoning: “C-O Crystal City” Mixed Use Crystal City District 
 
GLUP Designation:  “High” Office Apartment Hotel 

 
Neighborhood:  The site is located within the boundaries of the Crystal City Sector Plan and 
is represented by the Crystal City Civic Association.  The site is also located within the 
Crystal City Business Improvement District (BID) Boundary. 

 
  

https://building.arlingtonva.us/resource/zoning-ordinance/
https://building.arlingtonva.us/resource/zoning-ordinance/
https://projects.arlingtonva.us/plans-studies/general-land-use-plan/
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Figure 1: Site Location 

 
 
Development Potential:  The following is a breakdown of the permitted development within 
the existing and proposed zoning districts based on site area allocated for density purposes: 
 

District  
Site Area: 39,632 sf / 0.9 acres) 

Density Allowed/Typical Use Maximum Development 

Existing Zoning   

“C-O” By-Right Single Family Dwellings (6,000 sf/lot); or 
Other Uses (0.60 FAR) 

6 dwellings; or 
24,060 sf 

“C-O” Site Plan Office/Commercial (3.8 FAR); or 
Apartment (4.8 FAR); or 
Hotel (3.8 FAR) 

152,383 sf; or 
192,484 sf; or 

152,383 sf 

Proposed Zoning   

“C-O-Crystal City” By-Right Places of Worship; or 
Office Use: 0.60 FAR 

 
24,060 sf 

“C-O-Crystal City” Site Plan Office, Retail, Hotels and Multiple-
Family: in accordance with the 
provisions of the Crystal City Sector Plan 

In accordance with the 
provisions of the Crystal City 

Sector Plan 

 
  

PenPlace 
SP #105 

The Altaire 
SP #2 

The Bartlett 
SP #105 

Lenox Club 
SP #268 

The Point at 
Pentagon City 

SP #110 
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Proposed Development:  The applicant, 12th Street Apartments L/Cal LLC (LCOR), proposes 
redevelopment of the site to construct a new multifamily residential building with ground floor 
retail space. The site is comprised of two parcels with the existing Verizon telecommunications 
facility to remain.  Additional project details include:  

• Request to rezone the site from RA-H-3.2, Multiple-Family Dwelling and Hotel District, to 
C-O-Crystal City, Mixed Use Crystal City District 

• New 19-story multifamily building, with  
o 306 units 
o 10,653 sq. ft. of ground floor retail 
o 149 parking spaces in below-grade parking garage 

• Proposed modifications for 
o Required parking (0.44 spaces per unit; separate 0.05 ratio for visitor spaces) 
o Required loading (from two to one residential loading spaces) 
o Additional density as provided under the Zoning Ordinance 

 
The following table sets forth the preliminary statistical summary for the proposed site plan: 
 

SP #244 Verizon Site 

SITE AREA1 40,101 sf  
0.9 acres  

Density  

Proposed Residential GFA 260,282 sf 

Proposed Residential Dwelling Units  306 

Proposed Residential Units/acre 340 

Proposed Exclusions 5,341 sf 

Total FAR 6.57 FAR 
“C-O Crystal City” Max. Permitted Residential Density2 4.8 FAR 

Green Building  

LEED Certification Silver 

Bonus Density 12,030 sf 

 Building Height  

Average Site Elevation Above Sea Level  feet 

 Main Roof Height (above average grade) 200.00 feet 

 Main Roof Elevation Above Sea Level 223.00 feet 

 Mechanical Penthouse Height 9.58 feet 

 Mechanical Penthouse Roof Elevation above sea level 232.58 feet 

Number of Stories 19 

“C-O Crystal City” Max. Permitted Bldg. Height3 200.00 feet 

Parking  

Total Number of Spaces  149 

                                            
1 Site area is inclusive of 469 sf attributed to the vacation of Old S. Eads St. (separate application) and the 8,993 sf 
Verizon building parcel. 
2 Density above 4.8 FAR is permitted up to the maximum allowable height with the provision of community 
benefits. 
3 Maximum building heights in C-O Crystal City exclude mechanical penthouse and parapet walls. 
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SP #244 Verizon Site 

 Standard Spaces 121 

       Compact Spaces 22 

       Handicapped spaces 6 

       Compact Ratio 14.77% 

Visitor Spaces 10 

“C-O Crystal City” Minimum Required Residential Parking Ratio  1.125 spaces/unit  

Proposed Residential Ratio 0.44 spaces/unit 

Proposed Visitor Parking Ratio 0.05 spaces/unit 

 
Figure 2: Proposed Site Layout 

 
 



Verizon Site (SP #244) 

Page 9 

 
DISCUSSION:   
 
Adopted Plans and Policies:  The following regulations, plans, and guiding documents are 
applicable to development on this site (in order of most general guidance to the most specific): 
 

• General Land Use Plan (GLUP); 

• “C-O Crystal City” Zoning Ordinance Regulations;  

• Crystal City Sector Plan 
 
GLUP: The site is designated “High” Office Apartment Hotel and Crystal City Coordinated 
Redevelopment District. 
 
Zoning: The applicant proposes to rezone the site to “C-O Crystal”. The proposed building 
would be generally compliant with the regulations of the C-O Crystal City zoning district.   
 
Crystal City Sector Plan: In addition to regulations provided in the Zoning Ordinance for “C-O 
Crystal City” site plan development, the Crystal City Sector Plan provides guidance for 
redevelopment of the subject site.  The plan provides general guidance related to the building 
envelope and urban design.  Allowable base density specified in the Zoning Ordinance is 4.8 
FAR.  Additional density up to a total building height of 200 feet (excluding penthouses) may be 
achieved with the provision of community benefits. 
 
Crystal City Sector Plan Design Guidelines:  Section 3.11 of the Crystal City Sector Plan provides 
Design Guidelines for use as reference in the redevelopment of Crystal City. These guidelines 
recommend that all new and substantially renovated buildings incorporate a design scheme 
that provides a distinct podium, middle and top. As defined by the Crystal City Sector Plan, the 
podium consists of the lower five to six stories of the building, while the remaining stories 
consist of the middle and top elements that comprise the building’s tower. The middle consists 
of those stories above the podium but excluding the top elements that are defined as the upper 
two to four stories. The Design Guidelines include the following categories: 
 
Maximum Allowable Height: The Crystal City Sector Plan recommends that the combined height 
of the podium and tower for development of the subject site should not exceed 200 feet as 
measured per the requirements of the Zoning Ordinance. The Zoning Ordinance defines 
building height as the measurement of the vertical distance of the building from the average 
elevation of the site to the highest point of the roof surface. The average site elevation for the 
site plan area is 36.17 feet; therefore, no portion of the building can exceed an elevation of 
236.17 feet. The proposed building is 200 feet, which is an elevation of exactly 236.17 feet.  This 
maximum allowable height does not include the mechanical penthouse structure, which may 
be constructed at a maximum height of 23 feet above the 19th floor that contains residential 
amenity spaces and rooftop terrace. 
 
Minimum Frontage Requirements: The Crystal City Sector Plan recommends that the podium 
should engage the Recommended Build-to-Line (RBL) within zero to two feet for a minimum of 
80% of the street frontage and that no portion of the building should be located greater than 
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ten feet from the RBL. The proposed building has an RBL on 12th Street South and engages the 
RBL for greater than 80% on this street frontage.  
 
Required Building Frontage: The Crystal City Sector Plan recommends that every building should 
have at least one podium frontage on an RBL for a minimum of 65 feet along the RBL. The 
proposed building has its podium fronting on an RBL on 12th Street South for greater than 65 
linear feet on this street frontage. 
 
Encroachment: The Crystal City Sector Plan recommends that no building should encroach 
within the public right-of-way or any open spaces, with the exception of building frontage 
elements such as awnings, canopies, bays, blade signage and other similar features. No portion 
of the proposed building encroaches into the public right-of-way or any open space.  An 
entrance canopy does extend over the full pedestrian route along the building frontage. 
 
Podium Height: The Crystal City Sector Plan recommends that the maximum height of any 
podium should not exceed 65 feet. The first floor of the proposed building comprises the 
podium, which is approximately 19 feet in height.  
 
Architectural Features Encroachment: The Crystal City Sector Plan recommends that buildings 
targeted for inclusion of architectural features may permit encroachments of up to four feet 
beyond the RBL for one-third of the building’s frontage. The proposed building is not targeted 
for inclusion of architectural features. 
 
Podium Separation Requirement: The Crystal City Sector Plan recommends that podium bases 
should maintain a minimum separation of 40 feet from all other adjacent buildings, except 
when the separation is for an alley or other road where the separation may be 25 feet.  The 
proposed building is located on a site surrounded by two roads (12th Street South and 11th 
Street South) and one service alley and maintains a minimum separation of 25 feet from the 
adjacent telecommunications building along 12th Street South; however, the building is located 
approximately 23 feet from a portion of the adjacent building toward the interior of the site. 
 
Base Frontage: The Crystal City Sector Plan recommends that the ground floor of the podium 
base should be distinguished with a pedestrian appearance containing a visual effect that its 
height is greater than the floors above.  The architectural ornamentation of the ground floor 
podium is differentiated from the tower but with a single floor height greater than the floors 
located in the tower portion of the building. 
 
Top of the Podium: The Crystal City Sector Plan recommends that the top of the podium should 
be distinguished from the tower through the uses of horizontal building elements at the upper 
most floor of the podium.  A horizontal recessed area above the ground floor facade provides a 
visual break between the podium and tower. 
 
Location of Parking in Podiums: The Crystal City Sector Plan recommends that any parking 
provided within the podium should be screened with active building liners and that garage 
entry doors should not exceed 25 feet in width.  At-grade parking in the building is proposed for 
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the Verizon telecommunications use, though the parking area is located in a new alley on the 
east side of the building and will be screened from view on the north, south and west sides of 
the building.  Parking, loading and refuse collection will occur on the east side of the building 
from the new alley and will not be visible from public streets or open spaces.  The two service 
areas (loading and refuse collection) are proposed to be 14 feet wide and 35 feet deep. 
 
Tower Separation: The Crystal City Sector Plan recommends that towers maintain a minimum 
separation of 60 feet above the podium base from all adjacent towers.  The narrowest point 
between the proposed tower and adjacent buildings is greater than 60 feet. 
 
Tower Coverage: The Crystal City Sector Plan recommends that tower coverage (the percentage 
of tower coverage as measured above the fifth floor) for the proposed site plan area not exceed 
75%. The proposed tower coverage for the site plan is 47.2% (excluding the Verizon building 
parcel). 
 
Forming Towers: The Crystal City Sector Plan recommends that tower massing for each building 
be designed to permit light, air and views to penetrate into and through each block. To 
accomplish this, the Sector Plan recommends that commercial office floor plates above the 
podium not exceed 35,000 square feet up to 250 feet of height and not exceed 30,000 square 
feet above 250 feet of height. The proposed building has floor plates of varied sizes, but none 
of the floors below 250 feet in height exceeds 15,500 square feet.  There are no floors above 
200 feet. 
 
Building Tops: The Crystal City Sector Plan recommends that each building’s top (upper two to 
four floors of the tower) provide a distinctive treatment to differentiate this portion of the 
building from its other parts.  The proposed building’s top (floor 19) is differentiated from the 
rest of the building through material treatment and building step back with an amenity terrace 
area. 
 
Mechanical Penthouse: The Crystal City Sector Plan recommends that all penthouse structures 
should be setback from the edge of the roof at a distance no less than the height of the 
penthouse wall and should include an enhanced façade treatment.  The mechanical penthouse 
structure is approximately 9.58 feet in height above the main 19th floor roof, but is not set back 
the equivalent minimum distance from the edge of the roof. 
 
Building Setback Profiles: The Crystal City Sector Plan recommends that buildings be sculpted in 
order to provide interest to the public realm.  Strategies to achieve this can be accomplished 
through treatments of the building’s materials, colors, textures and other physical treatment, 
though the principal method recommended is through the use of setbacks.  Two types of 
setback approaches are recommended, multiple and single.  The purpose of setbacks is to 
differentiate the building’s elements (base, tower, and top) through physical movements of the 
building, which when coupled with creative uses of materials, colors, and textures results in 
attractive and interesting buildings, which is a primary goal of improving Crystal City’s built 
environment and public realm.  The proposed building incorporates variation in the façades 
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treatment, including distinguished facade sections within the tower through cantilevered 
vertical alignment.  
 
Density and Uses:  The site’s current zoning of “C-O” permits by site plan, office buildings, 
commercial uses including retail and service commercial uses, hotels and apartment buildings.  
The site’s GLUP designation is “High” Office Apartment Hotel and provides for the development 
of up to 4.8 FAR for apartments and 3.8 FAR for hotel and office.  The site is also part of the 
Crystal City Coordinated Redevelopment District.  Properties within this district are permitted 
to redevelop according to the recommendations of the Crystal City Sector Plan, which requires 
a rezoning to the “C-O Crystal City” zoning district.  Per Section 7.16.5 of the Zoning Ordinance, 
increases in density over the base amount (4.8 FAR for the subject site) may be permitted in the 
“C-O-Crystal City” zoning district with a site plan application according to the following 
parameters: 
 

…where the project ameliorates the impact of those densities or other increases, and 
provides features or amenities identified in the Crystal City Sector Plan and other plans and 
policies established for the area by the County Board, including without limitation site design 
incorporating co-location of land uses, adherence to recommended build-to lines, 
compliance with bulk-plane angles to provide adequate sunlight to parks, tower separation 
and tower coverage goals for adequate light and relief, environmentally sustainable and 
energy-efficient building design, transportation and transit facilities, parks and other open 
space amenities, and creation of affordable housing. The amount of additional density 
granted shall be based on the extent to which the project meets the plans or provides such 
benefits, and does so within the building form parameters established in this §7.16.5. 

 
Density for the project, and the amount of bonus density requested that must be earned by 
meeting the criteria as stated above, is described in the following table: 
 

Site Area Site Plan 
Proposal 

Base Density Allowed 
per CC Sector Plan (4.8 
FAR) 

Bonus Density 
Requested 

77,118 sq. ft. 491,826 sq. ft. 370,166 sq. ft. 121,660 sq. ft. 

 
Proposed residential units include studio, one-bedroom, two-bedroom, and three-bedroom 
units, as shown in the table below. 
 
Unit Mix 

Type Studio 1-Bedroom 2- Bedroom 3-Bedroom4 Total 

Total Units 0 187 104 15 306 

 
Site Design and Building Architecture:  The applicant proposes one building with a single tower 
and a retail height one-story podium.  The tower is divided into two sections through horizontal 
separation at the 11th floor and an offset between floorplates of the upper and lower sections 

                                            
4 Two-bedroom units with a den are listed as three-bedroom units. 
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of the tower.  The building includes one (1) terrace on the 19th floor bordering indoor 
residential amenity space.  The 19-story building is proposed to front County owned property 
and 11th Street South to the north and 12th Street South to the south.  The primary entrance is 
located on the west side of the building.  Leasing and residential amenity facilities are proposed 
at the northwest corner of the building and include a mezzanine level above.  Access to parking 
and loading are located on the east side of the building in a proposed alley.  The proposed 
parking configuration includes three (3) levels of below grade parking and two (2) at-grade 
spaces in the building allocated for truck parking for the Verizon telecommunications facility.   
 
Figure 3: Building Architecture – view looking northeast from South Eads Street 

 
 
 
 
 
 
 
Figure 4: Building Architecture – view looking north from 12th Street South 



Verizon Site (SP #244) 

Page 14 

 

 
 
Sustainable Design: The building is proposed to be designed to achieve a LEED “Silver” 
certification, including achieving at least two Arlington Priority Credits identified in the Green 
Building Density Incentive Program.   
 
Transportation:  This project is located in Crystal City, specifically at 400 11th Street South. The 
site is bound by 11th Street South to the north, S. Eads Street and a grassed open area to the 
west, 12th Street South to the south, and The Lenox Club condominiums and an existing building 
occupied by Verizon to the east. The site is currently only accessible for vehicular traffic from 
11th Street South. There is an existing asphalt path adjacent to the site on the west side. The 
site is conveniently located with three (3) Metrorail Stations, Pentagon, Pentagon City, and 
Crystal City within a half mile. There are nine (9) bus stops within a quarter mile of the site that 
are served by numerous bus lines including Arlington Transit (ART), Fairfax County Connector, 
OmniRide, Loudoun County Commuter Bus, MetroBus, and the Metroway. Additionally, the 
Virginia Railway Express (VRE) Crystal City Station is within a half mile of the site. Some of these 
bus routes run only during rush hour in the peak direction of traffic with the Pentagon Metro 
being the starting/ending point and may be of limited service to the residents. 
 

https://environment.arlingtonva.us/energy/green-building/green-building-bonus-density-program/
https://environment.arlingtonva.us/energy/green-building/green-building-bonus-density-program/
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Streets and Sidewalks: The Master Transportation Plan (MTP) identifies S. Eads Street and 12th 
Street South as Type B-Primarily Urban Mixed-Use Arterial. 11th Street South is identified as a 
Non-Arterial Street. At this location, South Eads Street is one (1) travel lane in each direction 
with a bike lane and parking on both sides, 12th Street South is two (2) travel lanes in the 
westbound direction and one (1) travel lane in the eastbound direction with parking on the 
south side, and 11th Street South is one (1) travel lane in each direction with no parking on 
either side. 11th Street South serves as access to the small surface parking lot (the subject site), 
an existing Verizon building, the recently completed Altaire residential building and service and 
loading areas for the Doubletree hotel, and then continues under the hotel and terminates at 
Army Navy Drive.  
 
There is an existing sidewalk along 12th Street South and South Eads Street, and an existing 
asphalt path in poor shape adjacent to the surface parking lot from the corner of South Eads 
Street and 12th Street South that terminates at 11th Street South. There are no sidewalks along 
11th Street South just east of South Eads Street, however there are sidewalks along the Verizon 
building on the south side and The Altaire residential building on the north side.   
 
The subject site is located within the Crystal City Sector Plan (CCSP) area. The CCSP was adopted 
in September 2010 and provides guidance on the streetscape in this area. 12th Street South and 
South Eads Street are noted to follow the 18-22 foot commercial/mixed streetscape guidelines 
per the CCSP. This specifies an 18-22 foot wide streetscape including a 6 foot street tree and 
furnishing zone, 6 foot clear sidewalk and a varying dimension of a café/shy zone. Tree pits 
should be a minimum of 5’x12’ and while tree grates are permitted, tree pit landscaping is 
preferred and continuous planting strips are not permitted. No guidance is provided for 11th 
Street South as it was removed within the CCSP, then reinstated with the approval of the Major 
Site Plan Amendment for The Altaire (400 Army Navy Drive).  
 
Minimal changes to the proposed streets are proposed with this project. South Eads Street is 
proposed to be modified as part of a County project that will include the introduction of a 
buffered bike lane and two small islands for signs associated with the I-395 HOT lanes project in 
the northbound direction. These improvements are shown on the plans, however are not part 
of the proposed project, and construction will be coordinated with the proposed project. As 
part of the County Transitway expansion, 12th Street South will be modified to accommodate 
the Transitway along this portion of 12th Street South. The proposed project has incorporated 
the proposed modifications to the curb location along the project frontage. Additionally, there 
is a County project to modify Army Navy Drive to improve the functionality that has been 
incorporated into the traffic impact analysis however it doesn’t have any impacts on the 
geometry of the subject site.  
 
There are proposed improvements to the streetscape on 12th Street South including tree pits 
and a larger sidewalk. On 11th Street South, there are no trees proposed, only a larger sidewalk 
area. Additional facilities for pedestrians are proposed along the western edge of the building. 
 
The street and sidewalk improvements are currently under review by staff.  
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Trip Generation: A Traffic Impact Analysis (TIA) was submitted by the applicant, prepared by 
Gorove/Slade, dated March 18, 2019. The analysis looked at eight (8) intersections around the 
site and evaluated the intersections in the existing conditions, future conditions without the 
proposed development, and future conditions with the proposed development. The analysis 
showed all the signalized intersections overall operation is at an acceptable Level of Service 
(LOS) in all three scenarios except for the S Clark Street/Long Bridge Drive & 12th Street S 
intersection that operates at a LOS F in the future conditions with the proposed development. 
Reviewing the individual movements at this intersection, the eastbound left in the PM peak 
operates at a LOS F in all three scenarios and the westbound thru/right operates in the PM peak 
operates at a LOS F in the future conditions without the proposed development, and future 
conditions with the proposed development scenarios. While two other individual movements 
at other intersections operate at a LOS F, they will be improved to acceptable levels with the 
reconfiguration of the intersections as part of planned County projects unrelated to the 
proposed project.      
 
The analysis also assessed the impact of the development on the adjacent street, sidewalk, 
transit, and bicycle network and considered additional traffic generated by approved unbuilt 
projects within the study area. The analysis concludes that during the AM peak hour 
approximately 59 auto, 90 transit, 11 bicycle, and 43 pedestrian additional trips will be 
generated, and during the PM peak hour approximately 55 auto, 92 transit, 13 bicycle, and 84 
pedestrian trips will be generated by this site. 
 
Parking and Loading: The applicant is proposing one (1) driveway access point from 11th Street 
South. This will provide access to a 3 story below grade garage, loading spaces, and additional 
parking for Verizon vehicles for the adjacent Verizon building that will remain. A residential 
parking ratio of 0.44 space/unit (134 residential spaces), with an additional 10 visitor spaces, no 
retail spaces, and five (5) spaces for Verizon use for a total of 149 parking spaces are proposed. 
One residential and one retail loading dock area, with an adjacent service/delivery space are 
proposed. This location is within the area identified by the Off-Street Parking Guidelines for 
Multi-Family Projects approved by Special Exception in the Rosslyn-Ballston and Jefferson Davis 
Metro Corridors and eligible for a reduced parking ratio. Per the Guidelines, the parking ratio 
may be reduced to a minimum of 0.4 for market-rate units. Additionally, secure bicycle parking 
is proposed within the garage.  
 
The proposed parking and loading are currently under review by staff. 
 
Reduced Parking Guidance: The Off-Street Parking Guidelines for Multi-Family Residential 
Projects Approved by Special Exception in the Rosslyn-Ballston and Jefferson Davis Metro 
Corridors (“Residential Parking Guidelines”), approved in 2017, identify specific parking 
requirements based on housing affordability and distance to Metro as provided below for 
reference and comparison purposes with the proposed 0.44 spaces per unit ratio proposed for 
this project.  When applying the guidelines, three parking calculations are added together to 
come up with the minimum appropriated parking for a project including: 1) a minimum parking 
requirement per unit based on the project unit count and affordability; 2) a minimum visitor 
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parking supply of 0.05 spaces per unit; and 3) parking for each “Type A” accessible dwelling 
units as called for in the Virginia Uniform Statewide Building Code. 
 
Figure 5: Minimum Parking Requirement (Spaces per Unit) 

 Tier 1 Tier 2  Tier 3 Tier 4 Tier 5 

Market-Rate Units  0.20 0.30 0.40 0.50 0.60 

Committed Affordable Units @ 60% 
AMI (70% of market-rate minimum) 

0.14 0.21 0.28 0.35 0.42 

Committed Affordable Units @ 50% 
AMI (50% of market-rate minimum) 

0.10 0.15 0.20 0.25 0.30 

Range for sites within a comparable distance (0.25 – 0.5 miles) to Metro 
 
 
Modification of Use Regulations: The applicant requests the County Board modify the 
following use regulations: 
 
Required Parking Ratio: The applicant requests a Zoning modification for the residential parking 
ratio. The Zoning Ordinance requires 1 1/8 parking spaces per dwelling unit, while the 
traditional standard for site plan properties is one parking space per dwelling unit. In this case, 
the applicant is requesting a parking ratio of 0.44 spaces per unit consistent with the 
Residential Parking Guidelines for projects within a quarter mile from a Metro station entrance.  
In addition, the applicant has provided a multi-modal traffic impact analysis that is also 
consistent with the provisions of the Residential Parking Guidelines. 
 
Required Loading Spaces: The Zoning Ordinance requires at least one off-street loading space to 
be provided for each use classification, but for multi-family uses over 50 units, a loading space 
is required for each additional 200 units or fraction thereof.  The project proposes two loading 
spaces, one for retail use and one for building residents.  Under the loading space 
requirements, two residential loading spaces are required for a total of three loading spaces.  
 
Additional Density: The applicant is requesting 97,997 square feet of additional density for 
community benefits that may include off-site improvements and the provision of affordable 
housing in accordance with Section 15.5.9 of the Zoning Ordinance.  The community benefits 
associated with additional density are under review by staff. 
 
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. The applicant is proposing to commit to a 
certification of LEED Silver with Arlington Priority Credits. The applicant is therefore requesting, 
consistent with the County’s policy, bonus density of 0.30 FAR for the project, or approximately 
12,030 square feet. 
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Outstanding Issues:  Staff has identified some policy issues with the proposal, which are 
detailed below. 

• Future use of adjacent County owned parcel and Eads Street ROW, and larger Teardrop Parcel 
area to the north, to be determined 

• Improvements to 11th Street S. streetscape need further discussion to meet streetscape 
standards and as a potential link between north and south “open space” areas, and a proposed 
drop-off lane on the south side of 11th Street is not supported by staff 

• A residential loading bay modification is needed (from two to one residential bays; two bays are 
proposed for residential and retail uses) 

• Ground floor density exclusions are shown on plans and not supported by staff 



Verizon Site (SP #244) 

Page 19 

 
SPRC Neighborhood Members: 

Carol Fuller  Crystal City Civic Association fullercarols@gmail.com 

Scott Miles  Aurora Highlands Civic Association ahcapresident@gmail.com 

Arthur Fox  Arlington Ridge Civic Association alfii@lnllaw.com 

Christer Ahl  Crystal City Citizen Review Council 
(CCCRC) 

Christer.Ahl@comcast.net 

    

    

Planning Commissioner Chairing This Item: 
Kathleen McSweeney  Planning Commission mcsweeneykathleen@gmail.com 

    

    

Staff Members: 
Michael Cullen  CPHD – Planning Mcullen@arlingtonva.us 

Joanne Gabor  DES – Transportation Jgabor@arlingtonva.us 

    

 

mailto:ahcapresident@gmail.com
mailto:alfii@lnllaw.com
mailto:Christer.Ahl@comcast.net
mailto:mcsweeneykathleen@gmail.com
mailto:Mcullen@arlingtonva.us
mailto:Jgabor@arlingtonva.us

