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

SPRC STAFF COORDINATOR:
Item 1.

Monday, March 16, 2020
7:00 – 9:00 p.m.
2100 Clarendon Boulevard
Conference Room Cherry/Dogwood (Lobby Level)
Arlington, VA 22201
Courtney Badger (Acting)

1200 North Courthouse Road (SP #76)
(RPC# 18-003-531)
Planning Commission and County Board meetings to be determined.
Adam Watson (CPHD Staff)

7:00pm–9:00 pm

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 North 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
1200 North Courthouse Road (SP #76)
(RPC# 18-003-531)
SPRC #1 – February 3, 2020
1. Introductions
2. Informational Presentations
a. Proposal Analysis (Staff)
b. Proposal Overview (Applicant)
3. SPRC Discussion
a. Land Use and Zoning
b. Site Design & Characteristics
i. Topography/site constraints
ii. Building location/orientation (to remain)
iii. Interior alterations
iv. Building entrances/exits
c. Transportation
i. Connections/Infrastructure
1. Vehicle access
2. Pedestrian access/paths
3. Streetscapes
4. Mass transit access
5. Bike routes and facilities
6. Utilities
ii. Parking
1. Surface lots
2. Garages
3. Parking ratio
iii. Loading/Deliveries
d. Landscaping and Open Space
e. Architecture
i. Façade and roof-level changes
4. SPRC Wrap-up
5. Public Comment
SPRC #2 – March 16, 2020
1. Introductions
2. Informational Presentations
a. Proposal updates (Applicant)
b. Agenda topics – Site improvements and construction (Applicant)
3. SPRC Discussion
a. Proposal updates (previous SPRC topics)
b. Sustainability/Site Improvements
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c. Construction
4. SPRC Wrap-Up
5. Public Comment
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Site Location:

The subject site (SP #76) is 100,000 sq. ft. (2.29 acres), encompassing 1200
North Courthouse Road (RPC# 18-003-531). The site is bounded by 13th
Street North to the north; North Courthouse Road to the east; 12th Court
North to the south; and the Courtland Towers apartments (SP #242) and
The Vista on Courthouse condominiums (SP #75) to the west.

Applicant Information:
Applicant
Arlington Hotel Holdings, Inc.
10750 Columbia Pike, Suite 300,
Silver Spring, MD 20901
Christopher Milke
301-592-3800
chris.milke@snbhotels.com
Civil Engineer
Vika Virginia, LLC
8180 Greensboro Drive,
Suite 200, Tysons, VA 22102
703-422-7800
Jeff Kreps, PLA, ASLA
Kreps@vika.com

Attorney
Walsh, Colucci, Lubeley & Walsh,PC
2200 Clarendon Boulevard
Suite 1300
Arlington, VA 22201
703-528-4700
Nicholas Cumings, Esq.
ncumings@thelandlawyers.com
Landscape Architect
Vika Virginia, LLC
8180 Greensboro Drive,
Suite 200, Tysons, VA 22102
703-422-7800
Jeff Kreps, PLA, ASLA
Kreps@vika.com

Architect
ADG Plus G, LLC
1315 Powhatan Street
Alexandria, VA 22314
703-288-9488
Gozde Tanyeri, AIA, NCARB
gozde@designadg.com
Traffic Engineer
Wells + Associates
1420 Spring Hill Road,
Suite 610,
Tysons, VA 22102
703-917-6620
Michael R. Pinkoske, Jr., PTP
mrpinkoske@wellsandassociates.com

PROJECT UPDATES: As of March 6, 2020, the applicant has revised the project to reduce the
total exterior surface parking by 21 spaces over the previous proposal; this brings the new
proposed parking ratio to 0.83 spaces per unit (150 spaces). In conjunction with the surface
parking removal, the applicant has also introduced greater landscaping and biophilic elements
into the existing surface parking lot. In addition, the applicant has added a pedestrian
connection (sidewalk) within the surface parking lot off Courthouse Road, connecting the public
sidewalks to the east and south to the main building entrance. These changes will be shown
and discussed at SPRC #2. This report will be comprehensively updated, to capture these
changes and any other changes after SPRC #2, for the Planning Commission hearing.
BACKGROUND: The existing hotel structure was constructed as a by-right apartment building
in the “RA-H” district in 1962. In May 1969, the County Board approved a site plan (SP #75) for
the subject apartment building, and an existing motel immediately to the south, with a
proposed 64-unit motel addition. In 1977, the County Board approved a site plan amendment,
which among other things, separated the subject site and the motel to the south into separate
site plans – SP #76 and #75, respectively. The subject building was converted from residential to
hotel use administratively in 1980, as at the time of original building permit issuance, the
Arlington County Zoning Ordinance (ACZO) permitted “Apartment-Hotels” in the “RA-H”
district. Most recently, in 2005, the County Board approved a site plan amendment to the
subject site plan and SP #75 to reduce the number of hotel units, modify zoning provisions for
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lot coverage, and allow redevelopment of the SP #75 site with 252 new multifamily,
townhouse, and stacked residential units (known currently as The Vista on Courthouse, and The
Bell at Courthouse). Under this site plan amendment and to achieve the 187-unit proposal on
the 100,000 sq. ft. lot, the site area for SP #76 included 12,200 sq. ft. of encumbered site area
from SP #75. Thus, the existing site area of the subject site plan, for density purposes, is
112,200 sq. ft.
The following provides additional information about the site and location:
Site: The site (SP #76) is located at 1200 North Courthouse Road (RPC# 18-003-531), within
the Clarendon-Courthouse neighborhood and adjacent to the Radnor / Ft. Myer Heights
neighborhood. The site is defined by the following uses:
To the north:

13th Street North; and the Bell Atlantic building (SP #153), zoned “C-O”

To the east:

North Courthouse Road; and Courthouse Manor and Wakefield Manor
apartments (SP #417), zoned “RA8-18”

To the west:

Courtland Towers apartments (SP #242), zoned “RA-H-3.2”; and The Vista on
Courthouse condominiums (SP #75), zoned “RA-H”

To the south: 12th Court North; and The Bell at Courthouse apartments (SP #75), zoned “RAH”
Existing Zoning: “RA-H”, Hotel District
Proposed Zoning: N/A
Existing GLUP Designation: “Medium” Residential
Proposed GLUP Designation: N/A
Neighborhood: The site is located within the Clarendon-Courthouse Civic Association
(CCCA) boundary.
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Site Location: 1200 North Courthouse Road

N
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Site Location – Perspective View

N

Existing Site GLUP Designation (“Medium” Residential):
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Existing Site Zoning (“RA-H”):

Street View – Looking South from 13th Street North:
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Street View – Looking West from North Courthouse Road:

Street View – Looking North from 12th Court North:
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Street View – Existing Pathway between 12th Court North and 13th Street North (west side):

Development Potential:
Site Plan Area (SP #76):
112,200 sq. ft. / (2.58 ac)1
By-Right (112,200 sq. ft. /
(2.58 ac)
Special Exception Site Plan
(112,200 sq. ft. / (2.58 ac)

Density Allowed by Use

Maximum Development (approx.)

Existing and Proposed Zoning: “RA-H” District
Multiple-family (1,800 sq. ft./dwelling unit)
30 units per acre
All other uses
Low or Moderate-Income Housing (30 units
per acre)2

112,200 sq. ft. GFA
77 dwelling units

Multiple-family or Hotel (600 sq. ft. of lot
area per guest room or dwelling unit)

187 units

Elder Care Uses (1.5 FAR)

168,300 sq. ft. GFA

1 Includes 12,200 sq. ft. encumbered from adjacent SP #75.
2 Assumes maximum allowable 25% density increase above 24 units per acre (base).
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Proposed Development: The following provides a statistical summary of the proposed use
conversion:
Site Plan #76 (“RA-H” District)
Base/Zoning
Requirement
Site Area
Site Area – Physical
100,000 sq. ft., min.
Site Area – From SP #75
Site Area – TOTAL
100,000 sq. ft., min.
Density/Uses
Residential (600 sq.
187 dwelling units
ft./dwelling unit)
Hotel (600 sq. ft./guest room) 187 guest rooms
TOTAL Density
187 units/rooms
Building Height (no changes proposed)
Average Site Elevation (ASE)
Height – Feet above ASE
125 ft., max.
Height – Stories
12 stories, max.
Parking/Loading
Hotel – Parking Space Ratio (1 187 spaces
space per guest room)
Residential – Parking Space
203 spaces
Ratio (1.125 per first 200 units
+ 1 per each additional unit)
Loading Spaces
Hotel (County Board
discretion)
Residential (1 space per
200 units)

1 space

Approved Site Plan

Proposed

100,000 sq. ft.
12,200 sq. ft.
112,200 sq. ft. (2.58 ac)

100,000 sq. ft.
12,200 sq. ft.
112,200 sq. ft. (2.58 ac)

-

180 dwelling units

187 guest rooms
187 guest rooms

180 dwelling units

~85 ft.
8 stories

186.31 ft.
~85 ft.
8 stories3

0.81 per unit (153
spaces)4
-

-

1 space

-

-

1 space

0.95 per unit (171
spaces)

Density and Uses: The following summarizes the applicant’s proposal for SP #76:
•
•

•
•

Conversion of 187 hotel units to 180 residential units
Addition of 18 parking spaces, for:
o 171 spaces total
o 0.95 spaces per dwelling unit
Minor changes to the building façade, parking lot, and landscaping
Zoning Ordinance modification to reduce parking to 0.95 spaces per unit

3 Reflects only fully above-grade stories. The existing lobby and mezzanine (to remain) are partially below grade.
4 Reflects the existing parking count. Approved Condition #2 requires not less than 0.8 spaces per unit.
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Site and Design: The applicant proposes to convert the use of the existing building from hotel
to residential use. Existing vehicular access from 13th Street North, North Courthouse Road, and
12th Court North are proposed to remain. The building is placed towards the center of the
parcel, with setbacks for surface parking lots between the building and adjacent streets on the
north and east sides. The main building entrance is off the east parking lot (North Courthouse
Road), with an existing porte-cochère to remain. The loading entrance is located off the north
parking lot. In addition to surface parking, there are two (2) levels of garage parking within the
building structure (note: the garage levels do not connect internally, and are separately
accessed from the east parking lot (“G1”) and directly off North Courthouse Road (“G2”)). At
the ground-level, the applicant proposes to introduce new trees and landscaping along the
sidewalks on 13th Street North and North Courthouse Road. The applicant also proposes to
widen an existing pedestrian path on the west side of the building which connects 12 th Court
North and 13th Street North. New private patios are proposed for the ground-level dwelling
units along the west and north sides of the building. In terms of architectural treatment, the
applicant proposes introducing new black metal window frames and trim, and a new paint color
for the existing brick façade. New private terraces with canopies are proposed on the 8th floor
at each building end.
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Rendering of Proposal - Looking North:

Rendering of Proposal - Looking West:
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Proposed Site Layout (Showing Pedestrian Pathway in Red):
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Transportation: The proposed Park Arlington site has regional (Route 50, Washington
Boulevard) and local (10th Street North, Clarendon and Wilson Boulevards) vehicular,
pedestrian, bicycle and transit access. It is located within a connected network of arterial and
local streets and sidewalks. The site is in the Clarendon-Courthouse neighborhood, bounded by
13th Street North to the north, North Courthouse Road to the east, and 12th Court North to the
south. To the west of the site is the Courtland Towers apartment building. The Master
Transportation Plan (MTP) classifies North Courthouse Road as a Type A- Primarily Retail
Oriented Mixed-Use Arterial and 13th Street North and 12th Court North as Neighborhood
Residential or Commercial Local Streets.
Site Access and Parking: The site has several existing curb cuts along all the site frontages.
Future access to the site proposes to keep these curb cuts: one (1) each on 13th Street North
and 12th Court North, and two (2) on North Courthouse Road. Site loading access will occur
from the 13th Street North entrance and the site garage will be accessed via the two North
Courthouse Road curb cuts. The existing garage proposes to provide 71 parking spaces, and 100
surface parking spaces are also proposed; for a total of 171 parking spaces or 0.95 spaces per
residential unit.
Streetscape, Sidewalks and Pedestrian Connections: Sidewalks currently exist on all of the site
frontages with an approximate six (6) foot wide brick paver sidewalk on 13th Street North, five
(5) foot wide concrete sidewalk on North Courthouse Road, and six (6) foot wide concrete
sidewalk on 12th Court North The applicant proposes to replace the existing brick paver
sidewalk on 13th Street North with concrete. The existing sidewalks on North Courthouse Road
and 12th Court North are proposed to remain. Some landscaping (street trees) are proposed
behind the (existing) sidewalks. This streetscape treatment is not in conformance with the
Rosslyn-Ballston Corridor Streetscape Standards, which would require a 13-foot wide sidewalk
with a four (4) foot planting strip or five (5) by eight (8) foot tree pits on 13th Street North (Type
B) and a six (6) foot wide sidewalk, plus four (4) foot planting strip on North Courthouse
Road. An eight (8) foot-wide pedestrian connections is proposed on the west side of the
building, upgrading an existing five (5) foot wide pedestrian path that currently exists.
Bicycle Access: Bicycle connectivity is currently achieved via on-street shared facility on North
Courthouse Road. The MTP Bicycle Element highlights North Courthouse Road as a “bike lane”
street and one is provided on the northbound side of the street north of 13 th Street North
Located south of the site is the Arlington Boulevard Trail which provide a connection between
Rosslyn and Court House adjacent to Arlington Boulevard (Route 50).
Public Transit: The project site is located 0.3 miles walking distance to the Court House metro
station with provides access to the Orange and Silver lines. Additionally, the site is 0.25 miles
from bus routes operated by Arlington Transit (ART) and WMATA.
Trip Generation: A Multimodal Facilities Evaluation memorandum was submitted by the
applicant, prepared by Wells + Associates dated May 15, 2019. The analysis looked at 12
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intersections around the site. The analysis concluded that the proposed site change in use from
a hotel to a residential development with 181 units is anticipated to generate 36 AM peak hour
and 32 PM peak hour vehicle trips. This is a net reduction in trips as compared to the existing
hotel use of 29 fewer AM peak hour trips and 43 fewer PM peak hour trips. The analysis
showed that the overall operation of all the signalized intersections is at an acceptable Level of
Service (LOS) “D” or better under existing conditions. The proposed future conditions is
expected to result in a net reduction of peak hour traffic generated.
DISCUSSION: The following provides staff’s analysis of the proposal:
GLUP: The existing site General Land Use Plan (GLUP) designation is “Medium” Residential. The
applicant is not requesting to change the GLUP designation, and the proposed density is
consistent with GLUP range of density (up to 37-72 units per acre).
Zoning: The site is zoned “RA-H”, Hotel District, which corresponds with the “Medium”
Residential GLUP designation. The applicant is not requesting a rezoning with this proposal. The
“RA-H” district allows multiple-family residential use up to 600 sq. ft. per dwelling unit, or
specifically, for this site, 187 dwelling units. The proposed density of 180 dwelling units (seven
(7) unit reduction) is less than the district maximum, and is consistent with the Zoning
requirement.
Additional Adopted Plans and Policies:
Courthouse Sector Plan Addendum (1993): The site is located within the Courthouse Sector
Plan area. The Sector Plan provides a concept plan to serve as an urban design framework for
the Courthouse area; however, the Sector Plan provides little guidance for the subject site, as
the site was not identified as a “Key Redevelopment Site.” The Sector Plan identifies the site as
generally appropriate for “Higher Density Commercial/Residential/Mixed-Use” development.
Rosslyn-Ballston (R-B) Corridor Streetscape Standards (2007): The Streetscape Standards
identify a consistent treatment for all public sidewalk areas in the R-B Corridor by typology. As
previously discussed, the Streetscape Standards identify North Courthouse Road along the site
as “Streetscape ‘C’”; and 13th Street North as “Streetscape ‘B’”. The recommended streetscape
dimensions and treatment are shown in the table below. The applicant is not proposing to
improve the streetscape to meet these standards.
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Rosslyn-Ballston (R-B) Corridor Streetscape Standards – Courthouse:

Off-Street Parking Guidelines for Multi-Family Residential Projects Approved by Special
Exception in the Rosslyn-Ballston and Richmond Highway Metro Corridors (“Parking
Guidelines”) (2017): The Parking Guidelines provide a framework for evaluating whether and to
what extent requests for parking reductions for site plan multi-family residential projects
should be approved. For the subject site, the Parking Guidelines recommend a minimum
parking ratio of 0.3 spaces per unit for market-rate housing.
Master Transportation Plan (MTP): The MTP Elements provide numerous goals and strategies
applicable to the subject site, such as: advancing environmental sustainability, moving more
people without traffic, and encouraging the use of active and public modes of transportation.
Policy 7 of the MTP Parking and Curb Space Management Element is particularly notable, given
the existing site design and amount of surface parking proposed to remain on the site. Policy 7
recommends to "discourage off-street surface parking, particularly when it is located between
the curb and the building face.”
Preliminary Issues: Outlined below are the preliminary issues or topics of conversation that
staff has identified and will work to address with the applicant. This list is subject to change
throughout the SPRC process.
Surface Parking: Given the site’s proximity to Metro, and access to other alternative modes of
transportation; as well as recommendations of adopted policies, such as the Parking Guidelines
and MTP, staff recommends that the applicant work to reduce or eliminate the existing surface
parking. Staff finds that the proposed parking ratio of 0.95 per unit is too high, and replacing
surface parking with impervious treatment, pedestrian connections, and/or
landscaping/biophilic features will provide environmental benefits to both residents and the
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community, while making the site more consistent with recently adopted plans and policy. Staff
will work with the applicant to address this concern.
Streetscapes: The streetscapes abutting the site are inconsistent with the R-B Corridor
Streetscape Standards. This includes narrower sidewalks, missing ramps and portions of
sidewalk, and inconsistent placement of street trees. Staff will work with the applicant to better
align the proposal with the Streetscape Standards.
Interior connections and loading: As proposed, there are no sidewalks or pedestrian paths
connecting the building entrances through the surface parking lots to the street sidewalks. In
addition, staff will work with the applicant on potential alternatives for reconfiguring the
loading space to reduce impervious surface area.
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SPRC Neighborhood Members:
Casey Nolan
Clarendon-Courthouse Civic Association

nolan.casey@gmail.com

Stan Karson

Radnor/Ft. Myer Heights Civic
Association

DCStan@aol.com

Mario Sancho

Courtland Towers Apartments

CTResidentManager@RentDittmar.com

The Vista on Courthouse Condos
John Bailey

Bell at Courthouse Apartments

Ralph Johnson

Courthouse Manor and Wakefield
Manor Apartments

Crystal Williams

Woodbury Heights Condos

woodburyheightscondo@gmail.com

Planning Commissioner Chairing This Item:
Planning Commission
Elizabeth Morton – Chair

elizabethmortonpc@gmail.com

Jane Siegel – Co-Chair
Staff Members:
Adam Watson

Planning Commission

BellCourthouse@BellPartnersInc.com
JAProperties@comcast.net

janesiegel@gmail.com

CPHD – Planning

Awatson@arlingtonva.us

Anika Chowdhury

CPHD – Planning

achowdhury@arlingtonva.us

Jane Kim

DES – Transportation

jskim@arlingtonva.us

