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

SPRC STAFF COORDINATOR:
Item 1.

Monday, July 22, 2019
7:00 – 9:30 p.m.
2100 Clarendon Boulevard
Conference Room Cherry/Dogwood (Lobby Level)
Arlington, VA 22201
Nicole Boling

600 N. Glebe Rd./ Harris Teeter (SP #72 & #315)
(RPC#s 20-012-009, -018, -019, -020, -021, -024)
Planning Commission and County Board meetings to be determined.
Adam Watson (CPHD Staff)

7:00pm–9:30pm

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
600 N. Glebe Rd./ Harris Teeter (SP #72 & #315)
(RPC#s 20-012-009, -018, -019, -020, -021, -024)
SPRC #1 – April 29, 2019
1. Informational Presentations
a. Proposal Overview (Applicant)
b. Analysis of Proposal (Staff)
2. SPRC Discussion
a. Relationship of proposal to adopted plans/policies
i. Land use
ii. Building placement/massing and density
iii. Architecture
b. GLUP/Zoning
i. Re-zoning to R-C
ii. GLUP Amendment to “High-Medium” Residential Mixed Use, and
“Medium” Office-Apartment-Hotel
SPRC #2 – June 27, 2019
1. Introductions (7:00 – 7:05 p.m.)
2. Staff Presentation (7:05 – 7:15 p.m.)
3. Applicant Presentation – Updates (7:15 – 7:25 p.m.)
4. Applicant Presentation – Site Design, Transportation, Open Space (7:25 – 7:45 p.m.)
5. SPRC Discussion (7:45 – 8:40 p.m.)
a. Transportation (7:45 – 8:05 p.m.)
i. Infrastructure
1. Mass transit facilities/access
2. Street systems
3. Vehicular and pedestrian routes
4. Bike routes and parking
ii. Transportation Demand Management
iii. Parking
1. Proposed vs. required
2. Access (curb cuts, driveways, etc.)
iv. Loading/Deliveries
1. Drop-offs
2. Loading docks
b. Open Space (8:05 – 8:25 p.m.)
i. Compliance with existing planning documents
ii. Orientation
iii. Relationship to natural features and/or adjacent spaces
iv. Landscaping and tree canopy
c. Site Design & Characteristics (8:25 – 8:40 p.m.)
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i. Site uses
ii. Building orientation and relationships
iii. View vistas through site
iv. Visibility of site from significant neighboring perspectives
v. Compliance with adopted planning documents
6. SPRC wrap-up (8:40 – 8:50 p.m.)
7. Public comment (8:50 – 9:00 p.m.)
SPRC #3 – July 22, 2019
1. Introduction (5 min)
2. Applicant presentation – Updates on previous topics (10 min)
3. Applicant presentation – Agenda topics (Architecture, Community Benefits,
Phasing/Construction) (20 min)
4. Staff presentation (15 min)
5. SRPC Discussion
a. Architecture (30 min)
i. Design
ii. Facades and fenestration
iii. Lighting
iv. Street-level activation/design
b. Community Benefits and Site Improvements (15 min)
i. Sustainability
ii. Affordable housing contribution
iii. Open space
c. Phasing and Construction (15 min)
6. Wrap-up (25 min)
7. Public Comment (15 min)
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Site Location:

The subject site is 269,558 sq. ft. (6.1 acres), encompassing 600 N. Glebe
Road, 616 N. Glebe Road, 624 N. Glebe Road, 640 N. Glebe Road, and 525
N. Thomas St. The site is bounded by North Glebe Road to the north; the
Hyde Park condominium (SP #72) to the east; The Springs apartments (SP
#430), the Ballston Crest townhomes, and Thomas Place apartments to the
south; and apartment buildings to the west, including Ballston Gardens,
the Carlin, and the Maxwell (SP #72).

Applicant Information:
Applicant
SEHT North Glebe, LLC
C/O Southeastern Real Estate Group
2743 Perimeter Pkwy
Bldg 100, Suite 370
Augusta, GA 30909
Mark Senn
(706) 854-6718
mark.senn@southeastern.company

Attorney
Venable, LLC
8010 Towers Cresent Drive
Suite 300
Tysons, VA 22182
G. Evan Pritchard, Esq.
(703) 905-1415
GEPritchard@Venable.com

Architect
Davis Carter Scott, Ltd.
8614 Westwood Center Drive
Suite 800
Tysons, VA 22182
Jan Makovnik
(703) 556-9275
jmakovnik@dcsdesign.com

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

Landscape Architect
Parker Rodriguez, Inc.
101 N. Union St. Suite 320
Alexandria, VA 22314
Trini Rodriguez
(703) 548-5010
trodriguez@parkerrodriguez.com

Traffic Engineer
Gorove / Slade
1140 Connecticut Ave NW
Suite 600
Washington, DC 20036
Dan VanPelt
(202) 540-1924
dan.vanpelt@goroveslade.com

LEED Consultant
Davis Carter Scott, Ltd.
8614 Westwood Center Drive
Suite 800
Tysons, VA 22182
Kathy Lawson
(703) 556-9275
klawson@dcsdesign.com

MEP Engineer
Jordan & Skala Engineers
11440 Commerce Park Drive
Suite 300
Reston, VA 20191
Chris McDaniel
(703) 483-3730
cmcdaniel@jordanskala.com

BACKGROUND: In 1968, the County Board approved SP #72 (Z-1921-68-2) for Buckingham
Plaza, with 345 residential units and ~341,000 sq. ft. of office space. The site plan was amended
several times over the intervening years, including in August 1997, when the County Board
approved the existing Harris Teeter grocery store. More recently, the County Board amended
the site plan in May 2012 to approve the Maxwell Apartments at the corner of N. Glebe Road
and N. Carlin Springs Road, which replaced the Goodyear tire facility. SP #315 was originally
approved in 1995, as an as-built site plan, to allow a 7,500 sq. ft. addition to the existing
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American Service Center (ASC) building, and pertains only to a small, 30-foot wide strip of the
ASC property.
The following provides additional information about the site and location:
Site: The site is located at 600 N. Glebe Road, 616 N. Glebe Road, 624 N. Glebe Road, 640
N. Glebe Road, and 525 N. Thomas St. (RPC#s 20-012-009, -018, -019, -020, -021, -024),
within the Buckingham neighborhood. The site is defined by the following uses:
To the north:

North Glebe Road

To the east:

Hyde Park Condominium (SP #72), zoned “C-O” and “RA6-15”.

To the west:

Ballston Gardens, The Carlin, and The Maxwell (SP #72) apartments, zoned “RC”.

To the south: The Springs apartments (SP #430), zoned “R-C”; the Ballston Crest townhomes,
and Thomas Place apartments, zoned “RA8-18”.
Existing Zoning: “S-D”, Special Development District; “RA8-18”, Multiple-family Dwelling
District; “R-C”, Multiple-family Dwelling and Commercial District; “C-2”, Service CommercialCommunity Business District; and “C-O-2.5”, Mixed Use District.
Proposed Zoning: “R-C”, Multiple-family Dwelling and Commercial District.
Existing GLUP Designation: “High-Medium” Residential Mixed-Use; and “Low-Medium”
Residential.
Proposed GLUP Designation: “High-Medium” Residential Mixed-Use.
Neighborhood: The site is located within the Buckingham Community Civic Association
(BCCA) boundary.
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Site Location
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Existing Site Zoning

600 N. Glebe Rd. – Harris Teeter (SP #72 & #315)
Page 8

Existing Site GLUP Designation:

Existing Development: The site is occupied by the existing Harris Teeter grocery, existing
American Service Center (ASC)/Pre-Owned Mercedes Benz of Arlington, and a single-family
home at 525 N. Thomas St. The existing Harris Teeter is comprised of single, one (1) story with
mezzanine building of approximately 48,000 sq. ft. of GFA, and a surface parking lot. The ASC
site is comprised of two (2), one (1) story buildings and surface parking. The entire site has a
total of 211 existing surface parking spaces.
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Development Potential:
Site Plan Area:
269,558 sf (6.19
acres)
R-C: By-Right (269,558
sf / 6.19 acres)

R-C: Site Plan (269,558
sf / 6.19 acres)

Density Allowed for Proposed Uses

R-C District
Multiple-family
(min. 1,800 sf of lot area per dwelling unit)
All other uses
(min. 5,000 sf of lot area)
Multiple-family
(3.24 FAR (Including Retail))
All Retail and Food Establishments
(min. 0.62 per square foot of multiple-family)

Maximum Development

149 dwelling units
269,558 sf GFA
873,368 sf GFA
541,488 sf GFA

Proposed Development:
Site Area
Density (R-C)
Residential GFA
Retail GFA
Total GFA
Height
Average Site Elevation (ASE)
Building 1 – Harris Teeter and Residential
Total Height
Stories
Building 2 – Residential
Total Height
Stories
Building 3 – Retail and Residential
Total Height
Stories
Parking1
Total
Residential
Commercial/Retail

Proposed
269,558 sf
6.19 acres
3.16 FAR
732 units (772,016 sf)
80,010 sf
852,026 sf
269.74 ft.
94 ft.
7
83 ft.
7
94 ft.
9
965 parking spaces
615 (0.84 per unit)
350 (1 per 229 sf)

Density and Uses: The applicant, SEHT North Glebe, LLC, proposes redevelopment of the
existing Harris Teeter grocery and American Service Center site with a mixed-use project,
including a new flagship-level Harris Teeter, an additional ~9,800 sq. ft. of retail, 732 multifamily apartment units, and a 5/8-acre public open space. The applicant proposes to re-zone
the entire site to R-C, Multiple-family Dwelling and Commercial District. In addition, it proposes
1

Staff is working with the applicant to confirm and finalize the proposed parking for this project. Parking numbers
may change in response to public comment and staff input prior to the Planning Commission hearing.
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to change the GLUP designation for 525 N. Thomas St. from “Low-Medium” Residential to
“High-Medium” Residential Mixed-Use.
Additional project details include:
Site Plan Area Incorporation:
• Removing 600 N. Glebe Rd. (Harris Teeter) and 525 N. Thomas St. (119,089 sq. ft. total),
from SP #72 and incorporating it into SP #315. Further, incorporating 616, 624, and 640
N. Glebe Road (ASC properties) into SP #315.
Major Site Plan Amendment:
• Site area of 269,558 sq. ft. (6.19 acres)
• Three (3) buildings, with residential and retail
• 3.16 FAR (total site density)
• 732 residential units
• New Harris Teeter and ground-level retail (~80,000 sq. ft. total)
• Four-level structured parking garages (965 parking spaces total)
• New public open space (~0.625 acres)
• Extensions of N. Tazewell St. and N. Randolph St. into the site
Requested Modifications2:
• Reduce residential parking requirements to 0.84 spaces per unit
• Reduce the number of loading spaces
Rezoning:
• From C-O-2.5, C-2, RA8-18, and SD districts to R-C
GLUP Amendment:
• From “Low-Medium” Residential to “High-Medium” Residential Mixed-Use for 525 N.
Thomas St.
Site and Design: The proposal includes three (3) new buildings – two (2) fronting on N. Glebe
Road, and one (1) fronting on a proposed extension of N. Tazewell Street (see Proposed Site
Layout exhibit below). The applicant proposes to extend N. Randolph Street and N. Tazewell
Street into the site area. “Building 1” includes a ground floor Harris Teeter with 308 residential
units above. “Building 2” includes ground-level parking and 202 residential units above.
“Building 3” includes ~9,800 sq. ft. of retail, as well as parking on the ground level, and 222
residential units above. The Harris Teeter entrances are located both on N. Glebe Road and N.
Tazewell Street. Parking for the site is split between parking garages spanning four (4) levels –
two (2) levels underground (P2 floor under Building 3 only), ground-level in both Building 2 and
Building 3, and the second floor of Building 2 (which is encircled by residential units). Both
2

The requested modifications are subject to change. The applicant is working to provided updated requests.
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Building 2 and Building 3 have ground-level garage access from two (2) curb cuts; Building 2
entrances/egress are along N. Tazewell Street, and Building 3 entrances/egress are split with
one (1) on N. Randolph Street and one (1) on N. Tazewell Street. A public open space, with
pedestrian and bicycle connection to N. Thomas Street, is proposed towards the southwest
corner of the site.
Proposed Site Layout:

Private
open
space

Public
open
space
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Proposal Rendering – Looking South from N. Glebe Rd.

Proposal Rendering – Looking Northeast from N. Thomas St.
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Sustainable Design: The new buildings are proposed to be designed at the LEED Silver level.
However, the applicant is has proposed using an old version of the LEED rating system that does
not meet the standards of the County’s Green Building Density Incentive program because
bonus density is not requested. This is consistent with the standard site plan condition for
developments without green building bonus density. Staff has requested that the applicant
commit to reporting energy use to the County for 10 years after occupancy. Staff has also
encouraged use of the most up to date version of LEED and greater emphasis on energy
efficiency.
Transportation: The project site is located on the western edge of Ballston, specifically at 600
North Glebe Road. The site is located within the large block bound by N. Glebe Road, N.
Henderson Road, N. Thomas Street and N. Carlin Springs Road. The site is located mid-block
along Glebe Road with approximately 665-feet of frontage along Glebe Road. The site also
includes one parcel with 50-feet of frontage on N. Thomas Street. Roughly in the middle of the
site’s Glebe Road frontage, N. Randolph Street extends northeast from the site. The
intersection of Glebe Road and N. Randolph Street is signalized and the southwest leg functions
as the entrance to the existing Harris Teeter on the site. North Randolph Street and N. Tazewell
Street are planned to extend into the site, breaking up the super block.
The site is approximately 1/3 of a mile from the Ballston MU Metrorail station (served by the
orange and silver lines along with ART and Metrobus routes). The site is also accessible by
Metrobus and ART bus which operate along Glebe Road, with stops just north of N. Henderson
Road.
Streets and Sidewalks: The Master Transportation Plan (MTP) identifies N. Glebe Road and
N. Randolph Street as a Type B-Primarily Urban Mixed-Use arterials. North Carlin Springs
Road and N. Henderson Road are both identified as Type D-Primarily Garden Apartment &
Townhouse Neighborhoods arterials. North Tazewell Street and North Thomas Street are
both identified as non-arterial neighborhood streets. The site is identified as an “Area
Planned for New Streets” on the MTP map with a note referencing the Quincy Street Plan
Addendum.
North Glebe Road: North Glebe Road generally supports 7 travel lanes (3 northbound, 3
southbound, and one left-turn lane) along the site frontage. The street is approximately 87feet wide, from curb to cub, and the site does not propose any significant changes. The
project does propose improving the streetscape along the project frontage, widening it to
approximately 16-feet 8-inches wide. The streetscape would support new street trees
located in 5-foot wide tree pits, and a 11-foot wide clear sidewalk. North Glebe Road is
proposed consistent with the NQSPA. Staff recommends the applicant work with VDOT to
permit off-peak parking in the southbound curb lane matching the condition approved for
recent projects north of the site.
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North Randolph Street: The project proposes the extension of North Randolph Street as a
new private road into the site. The extension is proposed to be flush with the adjacent
sidewalks with three (3) 11-foot travel lanes to support vehicular circulation within the site.
On either side of the travel lanes a 13-foot streetscape is proposed extending from the face
of building to the face of curb. The streetscape would include an 8-foot clear sidewalk along
with a 5-foot zone for street trees and furniture (signage, seating, and street lighting).
Building 1 is proposed with a significant overhang above the sidewalk along N. Randolph
Street. North Randolph Street is generally consistent with the NQSPA with a few
outstanding issues. The street was originally envisioned in the NQSPA and MTP as a new
segment of public street rather than a private street. The treatment of North Randolph
Street will require some additional analysis on the appropriate treatment and width, given
the scale of the development and the anticipated vehicular traffic along the street.
North Tazewell Street: The project proposes the extension of North Tazewell Street as a new
private road into the site. The street is proposed to provide a single travel lane in each
direction along with on-street parking on the east side of the street, with a total 29-foot
curb to curb section. The streetscape on the east side of the street would include an 5-foot
clear sidewalk along with a 5-foot zone for street trees and furniture. The west side of the
street is proposed to have an 8-foot sidewalk along with a 5-foot zone for street trees and
furniture. The sidewalk along the east side of the street is narrower that the 8-foot sidewalk
identified in the NQSPA. The alignment of N. Tazewell Street puts it further west than was
envisioned in the NQSPA, this has resulted in issues connecting to the existing segment of N.
Tazewell Street north of the sits. The project also proposes extending the parking garages
below the street. This will create issues constructing the street and ensuring access can be
provided throughout the multiple phases of construction required to buildout the plan.
North Thomas Street Connection: The project proposes a pedestrian/bike connection
through to N. Thomas Street as outlined in the NQSPA. The design of the connection will be
determined as part of the park design.
Bicycle Access: There are on-street bike lanes along N. Carlin Springs Road and N. Quincy
Street, near the site. The on-street lanes along N. Quincy Street were recently improved to
protected bike lanes. Using the existing on-street bike lanes and adjacent low volume
streets cyclists can easily access Arlington’s expanding bicycle network. The intersection of
N. Glebe Road and N. Randolph street should be further studied to better support cyclists as
part of the project. The recently adopted Bicycle Element of the MTP identifies N. Glebe
Road as planned for on-street lanes. Achieving this will require significant study and analysis
which remains to be funded and prioritized in the CIP.
There are two Capital Bikeshare stations within a short walk of the site on N. Quincy Street
and N. Carlin Springs. With the proposed density and uses on the site an additional
bikeshare station many be supported on the site.
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The project proposes 294 Class 1 secure bicycle parking spaces for the project at full
buildout. Staff continues to work with the applicant to provide the best possible bicycle
parking to support the proposed uses on the site consistent with county standards.
Transit: The site is located 1/3 mile from the Ballston MU Metrorail and bus station. Glebe
Road and North Carlin Springs Road are part of the County’s Primary Transit Network.
Along Glebe Road the stop at N Henderson Street is served by the 10B, 22A and C, 23 A,B,
and T Metrobus routes along with the ART 41.
Trip Generation: A traffic impact analysis (TIA) wash submitted by the applicant, prepared
by Gorove Slade dated May 21, 2019. The analysis looked at 10 intersections or driveways
around the site. The trip generation estimates for the site project the proposed
development would add 139 net new vehicle trips during the AM peak hour along with 274
net new vehicle trips during the PM peak hour.
The study shows that the surrounding roadway network can generally support the proposed
development, with the implementation of future signal timing changes. The project is
anticipated to principally affect operations at the intersection of North Glebe Road and
North Randolph Street/Site Driveway. Overall the intersection is projected to operate at
acceptable levels of service (LOS) however, some movement may operate at LOS F during
the AM, PM and weekend peak hours. Staff continues to work with the applicant to identify
how to best operate the intersection in future with the buildout of the project to balance
vehicle flow and pedestrian/bicycle safety at this intersection. Pedestrian vehicle conflicts at
this intersection are currently challenging and with the proposed increase in the size of the
grocery store could be more of an issue in the future.
The study shows that the addition of North Tazewell Street connecting out to North Carlin
Springs Road could improve operations at the intersection of North Glebe Road and North
Carlin Springs Road. This new connectivity would reduce the number of vehicles that would
have to turn to or from North Glebe Road to access the grocery store at the site.
Parking and Loading: the project proposes a total of 965 parking spaces support the full
buildout of the project. Staff continues to work with the applicant to identify how parking
will be provided to support each Phase of the project.
The project proposes eight (8) loading/trash bays to support the project. Buildings 2 and 3
each have two (2) bays accessed from N. Tazewell Street at the southern end of the street
extension. Building 1 proposes four (4) total bays, two (2) for commercial uses, one (1) for
residential use and one (1) for trash. The location of the loading bays for Building 1
complicate the street geometry of N. Tazewell Street and how the existing and new
segments of N. Tazewell Street connect. Staff and the applicant continue to evaluate the
delivery and loading needs for the project considering the intensity of commercial use
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proposed for the site. How loading and deliveries with be supported through each Phase of
the development is still under evaluation.
Open Space: The applicant proposes a new 0.625-acre public open space between the
proposed N. Tazewell St. extension and N. Thomas St. As stated in the NQSPA and serving as
guidance for the open space planning process, Department of Parks and Recreation (DPR)
staff will “Initiate County-led park/public space design processes for recommended
neighborhood open space, which will refer to the Public Spaces Master Plan (PSMP) when
forming decisions related to the public space network” which will ultimately allow the County to
achieve a desirable open space area for the community.
As part of the community engagement process for the proposed open space, DPR staff
is tentatively proposing two (2) open houses supplemented with two (2) online surveys to
solicit community feedback. The first open house and online survey hosted in July 2019 will
solicit community feedback on two (2) preliminary draft concepts. In addition, a presentation
will be given to the Parks and Recreation Commission (PRC) to gather input from the
commissioners on the preliminary concepts. Based on the community feedback and site
analysis, DPR staff and the developer will work together to develop a final open space concept
design.
The second open house and online survey hosted in the fall of 2019 will solicit feedback on the
final design. These will be followed by a presentation to the PRC to gather additional input. The
applicant will then make any necessary modifications to the design and will incorporate the
final open space concept design with the site plan presented to the Planning Commission and
County Board for final approval.
Public Open Space Process – Summary
•
•
•

Open House #1 – July 23, 2019, 5 to 6:30 p.m.
Online survey – July 17 – August 2, 2019
Open House #2 – September 11, 2019 (tentative)

DISCUSSION: The following provides staff’s analysis of the proposal:
GLUP Amendment: The applicant’s proposed GLUP Amendment generally aligns with the land
use categories and principles outlined in the North Quincy Street Plan Addendum (NQSPA), as
well as the West Block Height Taper scenarios shown in the NQSPA. The NQSPA envisions two
(2) general scenarios for land use under “Medium” Office-Apartment-Hotel and “High-Medium
Residential Mixed-Use” for the West Side study area. More specifically:
• “Under a “Medium” Office-Apartment-Hotel scenario, limit building heights up to a
maximum of 12 stories for office and 14 stories for residential or hotel immediately
adjacent to N. Glebe Road”
• “Under a “High-Medium” Residential Mixed-Use scenario, consider building heights only
up to a maximum of 9 stories or 95 feet for the majority of the west side study area”
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•
•

Concentrate the greatest building heights along N. Glebe Road, tapering down
sensitively to the surrounding low-rise residential properties
Allow building heights no greater than a maximum of 5 stories (residential) at the corner
of N. Thomas Street and N. Carlin Springs Road and along the Ballston Crest and Thomas
Place properties to reinforce a sensitive transition to the nearby low-scale residential
developments

The applicant is proposing to develop the site under a “High-Medium” Residential Mixed-Use
scenario, which is consistent with the NQSPA, and matches the existing GLUP designation for
most of the site. The applicant is proposing to change the GLUP designation for the parcel at
525 N. Thomas Street from “Low-Medium” Residential to “High-Medium” Residential MixedUse which is consistent with the typical zoning district provided on the GLUP Map (“R-C”) and
aligns with the NQSPA recommendation for a GLUP amendment concurrent with site plan
redevelopment. This parcel is proposed to become part of the new public open space
envisioned by the NQSPA.
Rezoning: Staff generally supports the applicants proposed re-zoning to “R-C”. The existing
GLUP designation for the majority of the site is “High-Medium” Residential Mixed-Use, and a
rezoning to “R-C” aligns with the NQSPA proposed zoning scenarios. Although the applicant is
proposing to rezone the 525 N. Thomas St. parcel to “R-C”, it is not proposing to redevelop the
parcel – the parcel is proposed to become part of the future public open space/bicyclepedestrian connection into the block. Currently, there is an existing inconsistency between the
GLUP and zoning for this parcel; where the land use category is “Low-Medium” Residential, but
the zoning is “S-D”. The existing “S-D” zoning was intended to revert to “RA8-18” when a
proffer for an elderly care facility on the parcel expired in the 1990s; however, the County
Board did not take an affirmative action to revert the zoning designation.
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Adopted Plans and Policies:
North Quincy Street Plan Addendum (NQSPA) (2013):
The site is located within the “West Side” study area of the NQSPA. The overarching principles
of the NQSAP aim to:
• Enhance the southern gateway of Ballston as a great urban place
• Allow established businesses to develop new, improved facilities while remaining in the
community
• Achieve a well-balanced mix of land uses to provide for a vibrant neighborhood
• Reinforce desired transitions between the high-density mixed-use core of Ballston and
surrounding residential neighborhoods
• Create new street connections and smaller blocks to improve circulation and
permeability, while better serving new development
• Add to the variety of open space types and sizes in the area
• Provide opportunities for increasing the affordable housing stock in the area
• Transform N. Glebe Road into an urban boulevard with a pedestrian scale and other
significant improvements, and
• Promote energy efficiency and environmental sustainability
The NQSPA also includes more specific transportation, land use, building form, and open space
principles for the West Site. Some of those principles are summarized on the adopted Concept
Maps shown below:
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Policy for Grocery Stores (1985)
Adopted October 5, 1985, the policy supports the retention and expansion of existing grocery
stores and encourage the construction of new grocery facilities where feasible.
West Ballston Land Use Study (WBLUS) (1981)
The 1980 Ballston Sector Plan provided limited guidance for the future vision of the area of
Ballston west of N. Glebe Road south of Fairfax Drive. While several images in the Sector Plan
identified parts of this area as a Neighborhood Preservation area, the Sector Plan did not
provide specific zoning and land use recommendations for this area given the incomplete status
of the neighborhood conservation plan. However, growing development pressures eventually
led to the need for a West Ballston Land Use Study. Completed one year after the Sector Plan’s
adoption, the 1981 study primarily involved:
• Addressing development pressures along N. Glebe Road
• Seeking good transitions between high- and low-intensity areas
• Resolving inconsistencies between GLUP and zoning designations
• Amending the GLUP designation for properties along the west side of N. Glebe Road,
between Wilson Boulevard and the Hyde Park building, to “High-Medium Residential
Mixed Use.”
Arlington County Retail Plan (2015)
Like the NQSPA, the Retail Plan identifies ground-floor frontages appropriate for retail within
the subject site area on the Retail Street Map for Ballston.

The site includes Blue and Green street typologies along N. Glebe Rd. and N. Randolph St.,
respectively. Blue streets are “planned for any type of retail use or retail equivalent as
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permitted by the Zoning Ordinance … [with] exterior design elements as set forth in the Retail
and Urban Design Guidelines.” Green streets are streets where retail uses are optional. Among
other exterior design elements, Blue streets should have ground floor transparency of
approximately 50 percent.
Modification of Use Regulations: The applicant requests the County Board modify the
following use regulations:
Parking Ratios: The applicant requests a parking ratio of 0.84 space per residential unit.
Loading: As proposed, the applicant will need to request a modification to reduce the
number of loading spaces in Buildings 1 and 3. Staff is evaluating the request.
Preliminary Issues: Some issues have been identified, which are detailed below.
Architecture
Staff has provided the applicant several comments including concerns about the massing,
façade treatment, building fenestration, and transparency. Generally, staff encourages the
applicant to:
• Improve the building massing through more distinct and complete vertical composition
• Ensure ground-floor and upper-level transparency and treatment consistent with the
adopted plans (i.e. Retail Plan)
• Reduce the use of fiber cement and stucco, with greater use of masonry, curtain walls or
metal panels
• Provide a context-sensitive, but distinguished design from neighboring buildings
• Reduce canopy widths or bump-outs that might conflict with street trees
Staff will continue to work with the applicant on this concern and is awaiting revised drawings
from the applicant for further assessment.
Ground Floor Uses
Staff has requested that the applicant provide active uses – residential or retail equivalent – on
the ground floors of Buildings 2 and 3 along North Tazewell Street, east of N. Randolph Street
to eliminate or screen the parking garages and enhance the pedestrian experience. Staff is
working with the applicant to resolve this matter.
Parking
Staff has provided the applicant comments on concerns regarding the at- and above-grade
parking design, as well as garage access points. Additionally, staff encourages the applicant to
underground as much parking as possible, and eliminate at-grade parking (particularly for
Building 3) so that the design reflects the pedestrian-oriented goals of the NQSPA.
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Streets/Loading
Staff has provided the applicant several comments including concerns regarding the
streetscape design and proposed loading. Some specific issues include:
• Zoning requirement for the number of loading spaces is not provided in Buildings 1 and
3
• Staff is concerned about the overall number of garage/loading entrances and potential
conflicts with the pedestrian-oriented goals of the NQSPA.
Staff is awaiting revised drawings from the applicant for further assessment.
Phasing
Staff has requested more detailed information and drawings for the phasing of the site plan
showing how parking, loading, and site access will work with each phase of development. Staff
has expressed that the public open space must be delivered early in the phasing. Staff is
awaiting revised drawings from the applicant.
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SPRC Neighborhood Members:
Bernie Berne
Buckingham Community Civic Association

bhberne@yahoo.com

Daniel Bluestone

Buckingham NCAC

Scott Sklar

Ashton Heights Civic Association

Nick Pastore

Bluemont Civic Association

Tom Flournoy

Hyde Park Condominium

thomasflournoy@gmail.com

Wayne Eddins

Ballston Crest HOA

Wayne.eddins1@verizon.net

Ed Murn

Maxwell Apartments
The Springs Apartments
The Carlin
Thomas Place Apartments

Larry Wingard
Interested Parties
Tina Leone

Ballston Garden Apartments
Ballston BID

Planning Commissioner Chairing This Item:
James Schroll – Chair
Planning Commission
Daniel Weir – Co-Chair
Staff Members:
Adam Watson

Planning Commission

dblues@bu.edu
solarsklar@aol.com
exec@bluemontcivic.org

emurn@washreit.com
thesprings@slnusbaum.net
thecarlin@rhf.org
ThomasPlace@RentDittmar.com
landmarkcc@att.net
tina@ballstonbid.com
jmschroll@gmail.com
danielweir22204@outlook.com

CPHD – Planning

Awatson@arlingtonva.us

Robert Gibson

DES – Transportation

RGibson@arlingtonva.us

Walter Gonzalez

DPR – Parks, Planning & Development

wgonzalez@arlingtonva.us

