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Site Information 

Location: 501 N. Randolph Street; 4019 5th Road N. (RPC# 14-060-001, -002)  

Site Area: 18,217 sf 

Property Owner: 5th and Randolph LLC (Schupp Companies)  

GLUP Designation: “Medium” Office-Apartment-Hotel (2.5 FAR; up to 180 hotel units/acre); 
North Quincy Street Coordinated Mixed-Use District (GLUP Note 14) 

Sector/Area Plan: North Quincy Street Plan Addendum  

Existing Zoning: “CM” Limited Industrial District 

Proposed Zoning: “C-O-2.5” Mixed Use District 
 
Figure 1: Proposed Site Location 

 

http://www.arlingtonva.us/
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Figure 2: Proposed Concept Footprint (Revised) 

 
*Footprint does not show building overhang above the proposed 12-foot pedestrian area on the subject site. 

 
Project Information 

Applications:   Rezoning, Site Plan   

Proposal: New 10-story hotel with 180 units and a GFA of 138,525 sf.  The hotel 
would include two separate hotel brands.  Parking would be provided in 
two below grade levels with 91 total spaces. 

The site is currently developed with one and two-story retail buildings. 

Density: The proposed “C-O-2.5” zoning district permits hotel units at a density of 
up to 180 units per acre, and all other permitted uses at up to a 2.5 FAR.  
The 18,217 sf (0.418 acre) site area would permit 75 hotel units under the 
zoning district standard.  The North Quincy Street Plan Addendum calls 
for a base density of 1.5 FAR and a maximum density of 4.0 FAR for the 
East Side Study Area, which would provide a base 27,326 sf of GFA and 
up to 72,868 sf of GFA, or approximately 94 hotel units based on the 
average hotel unit size (inclusive of common areas) under the proposal.  
The proposal includes: 

• 138,525 sf of hotel GFA (at 7.76 FAR) 

• 180 hotel units (at 574 units/acre) 
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Modifications: The applicant requests additional density above 180 hotel units/acre 
through bonus density (for a total 430 hotel units/acre).  Specific bonus 
density mechanisms are not discussed in the application; however, off-
site public space improvements are shown in the plaza adjacent to the 
MedStar Capitals Iceplex (“Glebe and Randolph Park”).  The drawings 
indicate on-site public art may be provided in the form of a large 
LED/media screen on the north-facing building facade.  In addition, the 
applicant also requests a reduction of required parking to 0.5 spaces per 
hotel unit. 

 
Figure 3: Proposed Building Massing 

 
 
Figure 4: Site Section 
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Figure 5: Comparison to Original Concept Submission 

 Original Submission 
(December 12, 2018) 

Current Submission 
(June 28, 2019) 

Total Hotel Units 240 180 

Total Floor Area 141,391 sf 138,525 sf 

Density 574 units/acre 430 units/acre 

FAR 7.76 7.60 

Building Height 116 ft 116 ft 

Building Stories 10 10 

Parking Spaces 84 91 

Parking Ratio 0.35 spaces/unit 0.5 spaces/unit 

 
 
Planning Policy 

Below is a brief analysis of the proposed development’s consistency with the General Land Use 
Plan (GLUP) and the goals envisioned in the North Quincy Street Plan Addendum (“Plan 
Addendum”): 

• GLUP Note #14: This area was designated the “North Quincy Street Coordinated Mixed 
Use District” on 2/4/95, and amended on 2/23/13.   

• Plan Addendum states that for the East Side: “Implement medium-density mixed-use 
development, with a base density of 1.5 FAR and set a maximum of up to 4.0 FAR 
through tools such as transfer of development rights or the provision of additional 
significant community benefits.” 

• Plan Addendum also states that for the East Site:  Allow building heights up to maximum 
of 10 stories (commercial or residential) along North Randolph Street and require 
buildings to step down to North Quincy Street with maximum heights of 5 stories 
(residential).” 

• Transportation Principles: “Provide a new 5th Road North that begins at North Randolph 
Street and connects with the existing 5th Road east of North Quincy Street [with future 
redevelopment].” 

• Master Transportation Plan Amendments were adopted that identify this as an area 
planned for new streets.  This amendment was related to the proposed new location for 
5th Street North. 

 
The Plan Addendum also outlines Implementation Recommendations (page 28) that outline 
how density above 1.5 FAR on the block can be achieved (“up to a maximum of 4.0 FAR, subject 
to the height and massing concepts in this plan”): 

• Development of residential uses on the east block consistent with the concept plan and 
the “Medium” Residential designation; 

• Implementation of other significant elements of the concept plan; 
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• The development of community, cultural, or public facilities; 

• The provision of open space; 

• The consolidation of properties that achieve relocation of existing streets and/or 
establishment of new streets; 

• The development or protection/preservation of affordable/moderate income housing; 
and 

• Green building certification (consistent with then current County policy). 
 
Where conditions permit, the County’s transfer of development rights mechanism can also be 
employed in achieving densities up to 4.0 FAR.” 
 
The Plan Addendum again identifies a “base density of 1.5 FAR and set[s] a maximum of up to 
4.0 FAR through tools such as transfer of development rights or the provision of additional 
significant community benefits” in accordance with Note 14 of the GLUP. 
 
Figure 6: Building Form Concept Map 

 
 
  

Hotel Site 
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Figure 7: Transportation Concept Map 

 
 
Figure 8: 5th Road North – Urban Center Local Street Section 

 
 
  

Hotel Site 
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Preliminary Staff Comments 

New or significantly revised comments, following a Conceptual Site Plan Review Report issued 
on January 31, 2019, are shown underlined below. 

Comprehensive Plan/Sector Plan 

1.  The North Quincy Street Plan Addendum (p. 19, 28) sets forth the potential for 
development proposals to achieve densities up to 4.0 FAR in this area with density 
above 1.5 FAR achieved through implementation of the plan elements (such as street 
network buildout), provision of “significant” community benefits, or transfer of 
development rights. 

2. Although exceeding the allowed density in the Plan Addendum, the proposal is generally 
within the Building Form (height) Principles for the site (p. 21-24), which otherwise call 
for a building taper down toward N. Quincy Street in its vision for redevelopment of the 
entire east side block.  However, it is unclear what impact the proposal would have on 
redevelopment of parcels directly east of the subject site, the feasibility of which could 
be jeopardized as the restricted building height (through taper restrictions) would not 
benefit from greater building heights envisioned along N. Randolph Street under 
consolidated redevelopment. 

3. The Plan Addendum (p. 17-18) calls for 5th Road North to be relocated “to more of a 
mid-block location that aligns with 5th Road North east of North Quincy Street” from its 
existing position closer to North Glebe Road. 

a. The Transportation Principles set forth in the Plan Addendum were based on an 
assumption of consolidation of smaller parcels.  As a small individual site, this 
proposal may have difficulty in accomplishing those principles as stated in the 
document. 

b. This proposal indicates 5th Road North remaining in its current location.  The 
revised proposal includes a 12-foot setback from a 10-foot alley right-of-way, 
suggesting a future street; however:  

i. The Plan Addendum identifies a new 5th Road North as an Urban Center 
Local street with a total width of 62 feet, including a 14-foot wide 
streetscape zone (see Figure 8 above).  The revised proposal still presents 
challenges with accomplishing this street connection as envisioned. 

ii. The setback includes a building overhang (see Figure 9, below) that would 
create an encroachment into any future right-of-way and would not be 
appropriate for a future street segment. 
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Figure 9: West Elevation Building Overhang 

 

c. If the 5th Street North relocation were to happen in the future, the applicant 
should explore how the garage access could be designed to accommodate a 
future entrance from the north side of the site. 

d. More information is needed on how the applicant site would provide frontage 
on a relocated 5th Street North to the north. 

e. The Plan Addendum recommends exploring additional pedestrian connections 
through the block, including “potential conversion of existing 5th Road N. into an 
attractive pedestrian route between Glebe & Randolph Park and Mosaic Park.”  
The proposed parking and loading configuration would conflict with this goal. 

4. The Plan Addendum (p. 17-18) also calls for a new north-south street in the interior of 
the block, and the proposal does not appear to accommodate this connection, even in 
part, should redevelopment of the eastern half of the block occur. 

Land Use/Density 

5. With a proposed FAR of 7.6, the revised proposal still exceeds the maximum density of 
4.0 FAR identified for the area in the Plan Addendum, where any density increase over 
the base of 1.5 FAR and up to 4.0 FAR should be justified through implementation of 
Plan goals and specifically listed community benefits.    Given adopted planning 
guidance for the area, including GLUP Note 14, the proposed pursuit of any density 
above 4.0 FAR would be inconsistent with established policies and face significant 
challenges.  

6. The detailed ground floor design should consider the retail and urban design guidelines 
provided in the Arlington County Retail Plan, which identifies the Randolph Street 
frontage as a “Blue” retail street (and identifies the planned 5th Road alignment as a 
“Green” street). 
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7. Consider additional details for how the space below the building overhang will be used, 
whether that includes programming, tables and seating, etc. 

DES/Transportation 

8. The concept drawings don’t have enough information to comment on some the street 
and sidewalk dimensions proposed. Preferred street sections that include parking 
should also provide a continuous street scape with street trees. We typically don’t like 
to provide parking between the street trees in the tree pit zone as shown. 

a. Further consideration of on-street parking and pull-off spaces will need to be 
further evaluated for appropriateness given the site’s proximity to the 
intersection at N. Glebe Road, and for street tree spacing (noted below). 

9. The Plan Addendum calls for the existing segment of 5th Road to be removed and 
relocated north of the project. The applicant should show how their plan would 
continue to allow that to happen. The biggest issue is that we would not be able to close 
the existing segment of 5th Road if we would have to maintain access to this projects 
parking and loading as shown. 

a. Can the parking and loading be designed to be served from the north if/when a 
new segment of 5th Road is constructed? 

10. It looks like the plans are proposing to narrow the current 5th Road North to 23-feet 
curb to curb. The county may have to consider making the existing 5th Road North a 
one-way street eastbound. 

11. The plans don’t look like they have considered the County’s storm water management 
requirements.  

Urban Design/Architecture/Landscaping  

12. Is there a need for two pull offs on either side of building? Eliminating one could 
increase room for street tree planting. 

13. There is a rendered massing for the building to the north of the site. Is this an accurate 
scale?  Further discussion of how adjacent properties are shown may be appropriate at 
the time of site plan submission. 

Parks and Recreation 

14. Community benefit improvements to Glebe and Randolph park may be considered with 
a 4.1 filing (consistent with the Capital Improvement Plan), but determination will be 
made at that time and the design of the space would be contingent on a separate design 
and planning process led by DPR. 

15. Any proposed vegetation/trees should include enough soil volume to support growth. 
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Urban Forestry 

16. If Glebe and Randolph Park is a potential site of community benefit improvements, we 
see some opportunity for tree planting, to improve the tree canopy of Ballston, but 
defer to Parks planning on that decision. 

17. The building itself could consider bird-friendly design in its façade design. Doing this at 
this stage could be done at low or no cost, and could qualify as potential LEED credit. 
More information can be found here: https://abcbirds.org/program/glass-
collisions/bird-friendly-design/ 

Green Building 

18. There is a section in the Green Building Incentive Policy that would allow for additional 
bonus density above the max (under the Zoning Ordinance), on a case-by-case 
negotiated basis. From page 2 of the policy: 

Projects designed and constructed to achieve at least LEED Gold certification plus two 
Arlington priority credits plus Net Zero Energy Building certification through the 
International Living Futures Institute, may earn additional bonus density above 0.55 FAR. 

a. More information about Net Zero Energy Certification - https://living-
future.org/net-zero/certification/ 

b. Off-site renewable exception - https://living-future.org/wp-
content/uploads/2018/04/Net-Zero-Energy-Offsite-Renewables-Exception.pdf 

c. There is also a Zero Carbon certification that is more appropriate for an urban 
setting because it has even more flexibility the renewable energy source - 
https://living-future.org/zero-carbon-certification/ 

19. Further discussions with Green Building staff are encouraged prior to filing a preliminary 
4.1 site plan application. 

 
 
Conclusion 

The North Quincy Street Plan Addendum contemplated redevelopment of the “East Side” block 
within the planning study area through “consolidation of properties that achieve relocation of 
existing streets and/or establishment of new streets” and allowed a maximum density of up to 
4.0 FAR across the portion of the study area between North Randolph and Quincy Streets.  The 
proposed concept does not benefit from the anticipated property consolidation and therefore 
faces challenges with respect to fulfilling the envisioned new 5th Street alignment and a 
restricted site area resulting in a density significantly higher than the planned maximum of 4.0 
FAR, and further could jeopardize fulfilment of the Plan Addendum vision across the entire East 
Side block.  Given adopted planning guidance for the area, including GLUP Note 14, the 
proposed pursuit of any density above 4.0 FAR would be inconsistent with established policies 
and face significant challenges.  While exceeding the planned maximum density of 4.0 FAR, the 

https://abcbirds.org/program/glass-collisions/bird-friendly-design/
https://abcbirds.org/program/glass-collisions/bird-friendly-design/
https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fenvironment.arlingtonva.us%2Fwp-content%2Fuploads%2Fsites%2F13%2F2015%2F08%2FBoard_Report_291.pdf&data=02%7C01%7CMcullen%40arlingtonva.us%7C0d03c8ab3e8b4441c2fe08d67672ebb0%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C636826633279571065&sdata=UXfJ9dVxnD0m4KTw2OodcYU9xYxlVXuuWuGlMx3phok%3D&reserved=0
https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fliving-future.org%2Fnet-zero%2Fcertification%2F&data=02%7C01%7CMcullen%40arlingtonva.us%7C0d03c8ab3e8b4441c2fe08d67672ebb0%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C636826633279571065&sdata=P2g08A2mPjdRbBZKG8X6adNV6DL1ZbfTWI81tD2aooQ%3D&reserved=0
https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fliving-future.org%2Fnet-zero%2Fcertification%2F&data=02%7C01%7CMcullen%40arlingtonva.us%7C0d03c8ab3e8b4441c2fe08d67672ebb0%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C636826633279571065&sdata=P2g08A2mPjdRbBZKG8X6adNV6DL1ZbfTWI81tD2aooQ%3D&reserved=0
https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fliving-future.org%2Fwp-content%2Fuploads%2F2018%2F04%2FNet-Zero-Energy-Offsite-Renewables-Exception.pdf&data=02%7C01%7CMcullen%40arlingtonva.us%7C0d03c8ab3e8b4441c2fe08d67672ebb0%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C636826633279581074&sdata=YLjOwtTk5L5UwXeM5pg3wLGkE5qoSJpOayFvALl9nM8%3D&reserved=0
https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fliving-future.org%2Fwp-content%2Fuploads%2F2018%2F04%2FNet-Zero-Energy-Offsite-Renewables-Exception.pdf&data=02%7C01%7CMcullen%40arlingtonva.us%7C0d03c8ab3e8b4441c2fe08d67672ebb0%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C636826633279581074&sdata=YLjOwtTk5L5UwXeM5pg3wLGkE5qoSJpOayFvALl9nM8%3D&reserved=0
https://na01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fliving-future.org%2Fzero-carbon-certification%2F&data=02%7C01%7CMcullen%40arlingtonva.us%7C0d03c8ab3e8b4441c2fe08d67672ebb0%7C803548041fdf428e9f5f5091e994cf54%7C0%7C0%7C636826633279581074&sdata=WTY4upqRI0logIYd2bd%2BwK8VSMH7wAtKuQinvikbYWo%3D&reserved=0
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proposal is generally consistent with the recommended building height of 10-stories set forth in 
the Plan Addendum along N. Randolph Street.  The proposal also assumes by-right 
redevelopment of the property to the north of the site, but alternative development that could 
achieve the new 5th Street alignment, with respect to garage and loading access, should be 
considered in the final filing.  Staff encourages the applicant to address the comments outlined 
in this report in its preparations for filing preliminary and final site plan applications. Further, 
any requested modifications of Zoning Ordinance provisions not noted here should be 
consistent with current County practices and must be sufficiently justified, including the 
provision of supplemental material. 

 
The information discussed in this report is reflective of staff comments only and should not be 

considered the official position of the County Manager, Arlington County Board, and/or of 

any Arlington County Commission or Committee. 


