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September 14, 2020
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101 12th Street South (SP #229 & #456)
(RPC#s 34-024-023, -009, -017, -008, -007, -270)
Planning Commission and County Board meetings to be determined.
Courtney Badger (CPHD Staff)

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 on the County’s Webpage at
https://projects.arlingtonva.us/projects/101-12th-st-s/
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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101 12th Street South (SP #229 & #456)
(RPC#s 34-024-007, -008, -017, -009, -023, -027)
Applicant Information:
Applicant
CESC Crystal/Rosslyn LLC
c/o JBG Smith Properties
4445 Willard Avenue, Suite 400
Chevy Chase, MD 20815
Robert Vaughn
(240) 333-3600
rvaughn@jbgsmith.com;

Attorney
Venable, LLC
8010 Towers Cresent Drive
Suite 300
Tysons, VA 22182
Kedrick Whitmore, Esq.
(703) 821-8949
KNWhitmore@Venable.com

Architect
Studios Architecture
1625 M Street, NW
Washington DC 20036
Allen Beall
(202)736-5900
abeall@studios.com

Civil Engineer
Bowman Consulting Group Ltd.
12355 Sunrise Valley Drive
Suite 520
Reston, VA 20191
John Lutostanski
(703) 464-1000
jlutostanski@bowmanconsulting.com

Landscape Architect
Future Green Studio
18 Bay Street
Brooklyn, NY 11231
Rebecca Montross
(718) 855-8995
rmontross@futuregreenstudio.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
Sustainable Building Partners
2701 Prosperity Ave., Suite 100
Fairfax, VA 22031
Theresa Backhus
(703) 970-2890
theresa.backhus@sustainbldgs.com

MEP Engineer
WSP
Paul Wojay, PE

SUMMARY: JBG Smith is requesting to remove a portion of site area from site plan SP #229 and
create a new final site plan, SP #456, encompassing the removed site area and a 1,682 sq. ft.
parcel of land to the north of SP #229. Additionally, JBG is proposing to rezone SP #456 from “CO-1.5” and “M-2” to “C-O Crystal City” and construct a new nine-story mixed-use office building
with one level of underground parking.
BACKGROUND: The site is in Crystal City and is currently subject to Site Plan #229, which was
initially approved by the County Board on March 2, 1985 for an eight-story office building. The
County Board approved a site plan amendment on September 7, 1985 to incorporate an
additional 21,583 sq. ft. of land into the site area of the site plan, increase the office building to
include 321,472 sq. ft., and decrease the parking garage to 310,000 sq. ft. The existing office
building is situated on the western portion of the site plan area. Currently, the eastern portion
of the site plan area does not have any structures and is used as a passive open space.
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In 2010, the County Board amended the General Land Use Plan (GLUP) to add the Crystal City
Coordinated Redevelopment District as a special district and adopted the Crystal City Sector
Plan. The Sector Plan identifies the eastern portion of SP #229 as a redevelopment site.
The applicant, JBG Smith, proposes to amend SP #229 to split the site into two sites. They are
proposing to remove 91,319 sq. ft. from SP #229 and create a new site plan (SP #456)
comprised of that site area; add an additional 1,682 sq. ft. to SP #456; rezone new SP #456 from
M-2 and C-O-1.5 to C-O-Crystal City; and construct a new nine-story office building with ground
floor retail space. This proposal was a part of the Crystal City Phased Development Plan that
went to the County Board in March 2020. As a part of that PDSP, the Board acted to approve a
set density and community benefits to earn that density.
Figure 1: Aerial view of the site

The following provides additional information about the site and location:
Site (SP #456): The 93,001 sq. ft. (2.13 acres) site is being removed from SP #229 and is
located at (RPC#s 034-024-023, -009, -017, -008), within the Crystal City neighborhood. The
site is defined by the following uses:
To the north:

10th Street South and the Crystal City Lofts apartment buildings (SP #390);
designated “Low” Office-Apartment-Hotel on the GLUP, within the North Tract
Special Planning District (Note #20 on the GLUP map), and zoned “C-O-1.5.”

To the east:

Gateway into Long Bridge Park; designated “Low” Office-Apartment-Hotel on
the GLUP and zoned “P-S.”
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To the west:

201 12th St. office building (SP# 229) and Long Bridge Drive; designated “Low”
Office-Apartment-Hotel on the GLUP and zoned “C-O-1.5.”

To the south: 12th Street South and Waterford House Condominium buildings (SP #135);
designated “High” Office-Apartment-Hotel on the GLUP and zoned “C-O.”
Existing Zoning: “C-O-1.5”, Mixed Use District; and “M-2,” Service Industrial District.
Proposed Zoning: “C-O Crystal City,” Mixed Use Crystal City.
GLUP Designation: “Low” Office-Apartment-Hotel; Note 1: Crystal City Coordinated
Redevelopment District.
Neighborhood: The site is located within the Crystal City Civic Association (CCCA) and
within the Crystal City Business Improvement District (BID) boundary.
Existing Development: The existing site plan, SP #229, consists of an eight-story office building
with four levels of underground parking on the western portion of the site and an undeveloped
open space on the eastern portion. The undeveloped eastern portion of the site is currently a
passive private open space area with a sidewalk loop and benches. To the east of SP #229,
there is a pathway that extends from the terminus of Crystal Drive to Long Bridge Park, located
north of Crystal City.
The existing site plan (SP #229) is bounded to the north by 10th Street South which ends midblock in a cul-de-sac that provides connection to an alleyway that supports the Crystal City Loft
apartments to the north of the site. Additionally, there is a notable grade difference between
10th Street (elevation 16 feet) to the north and 12th Street (elevation 32 feet) to the south.
Figure 2: Existing Condition Aerial

N
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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:
SP #456
Site Area: 93,001 sqft (2.13 ac)
Existing Zoning
“C-O-1.5” By-Right

Density Allowed for Proposed Uses

“C-O-1.5” Site Plan

All uses
0.6 FAR for site area of 20,000 sq. ft.
and above
Office, Commercial (1.5 FAR)

Proposed Zoning
“C-O-Crystal City” By-Right

All uses (0.6 FAR maximum)

“C-O-Crystal City” Site Plan

Maximum Development

Office Use (1.5 FAR, unless approved
otherwise by the County Board)

55,800.6 sq. ft. GFA
139,501.5 sq. ft. GFA

55,893 sq. ft. GFA
139,732.5 sq. ft. GFA

Figure 3: Rendering of proposed building from 12th Street South looking east

Proposed Development: Additional project details include:
• SP #229 – Amendment:
o Remove 91,319 sq. ft. of site area (for SP #456)
o Retain existing density and uses
o Modify approved parking ratio
• SP #456 – New Site Plan:
o Add approximately 1,682 sq. ft. currently outside of SP #229
o Construct a new nine-story office building
o 234,427 sq. ft. of Office Gross Floor Area
o 5,195 sq. ft. of Retail Gross Floor Area
o 68 parking spaces in underground parking structure
• Rezoning (SP #456 site area only):
o Rezone from “C-O-1.5” and “M-2” to “C-O-Crystal City”
• Requested Zoning Modifications (SP #456):
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o Offsite parking agreement, required office parking, and compact parking ratio
o Use-Mix Ratio
o Density exclusions
The following tables sets forth the preliminary statistical summary for the proposed site plan:
Site Area
Existing Site Plan Area
Removed Site Plan Area
(to SP #456)
Net Site Plan Area
Office Density
TOTAL Density

Site Plan #229 (“C-O-1.5” Zoning District)
Existing
Proposed
214,564 sq. ft. (4.964 acres)
91,319 sq. ft.
321,472 sq. ft.
1.49 FAR
(321,472 sq. ft.)

Parking
Number of Existing Spaces at 201 12th St.
Number of to be used for 101 12 St. building
Existing Parking Ratio
Proposed Parking Ratio
“C-O Crystal City” Office and Retail Parking Ratio
Site Area

123,245 sq. ft.

912
255
1 space per 523 sq. ft.
1 space per 490 sq. ft.
1 space per 750 sq. ft. – 1 space per 1,000 sq. ft.

SP #456: 101 12TH Street South (“C-O Crystal City” Zoning District)
93,001 sq. ft. (2.13 acres)
Removed from SP #229 – 91,319 sq. ft.
Northern property incorporated – 1,682 sq. ft.

Density
Proposed Office GFA
Proposed Retail GFA
Proposed Exclusions
Total GFA
Total FAR
“C-O Crystal City” Max Permitted Office Density 1
Green Building
LEED Certification
Bonus Density
Building Height
Main Roof Height
Mechanical Penthouse Height
Number of Stories
“C-O Crystal City” Max. Permitted Height
Parking
Number of Spaces at 101 12th St.

234,417 sq. ft.
5,195 sq. ft.
11,361 sq. ft.
239,612 sq. ft.
2.5 FAR
1.5 FAR
Silver
.25
109’ 6.5”
127’ 6.5”
9-stories
Main Building Height –110’
Mechanical Penthouse Height – 23’

Density above 1.5 FAR may be approved by the County Board under provisions identified in ACZO
Section
1

68
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Standard Spaces
Handicapped Spaces
Compact Spaces
Compact Ratio
Retail Spaces
Office Spaces
Number of Shared Spaces at 201 12th St.
“C-O Crystal City” Office and Retail Parking Ratio
Proposed Parking Ratio

51
3
14
20.5%
1
67
225
1 space per 750 sq. ft. – 1 space per 1,000 sq. ft.
1 space per 818 sq. ft.

Density and Uses: The site’s GLUP designation is “Low” Office-Apartment-Hotel and provides
for the development of up to 1.5 FAR for office uses. The County Board can approve density at
a FAR through the site plan process. The site is part of the Crystal City Coordinated
Redevelopment District, which allows properties within the district to develop with additional
density by rezoning to C-O Crystal City.
This project was one of the three site plan projects that comprised the Crystal City Phased
Development Site Plan (PDSP) that was approved by the County Board in March 2020. The PDSP
did not approve the site plan project, however, it did set the allowable density for the project
and some of the community benefits to be delivered with this site plan, the table below shows
the density set for the 101 12th St. site plan project. As a part of the PDSP, the applicant has
already agreed to commit to LEED Silver certification at a minimum for the building, provide
54,500 sq. ft. for Gateway Park, $300,000 for the planning of Gateway Park, and the
construction of the 10th St. road connection.
Project

Site Area

101 12th St. 216,246 sf

Office GFA

Retail GFA

Total GFA

555,899 sf

5,195 sf

561,094 sf

Base Density
per C-O
Crystal City
324,369 sf

Additional
Density per C-O
Crystal City
236,725 sf

Site Design & Layout: The applicant proposes one new mixed-use building with office uses and
ground floor retail, one level of underground parking, and a new connector street between 10th
Street and 12th Street. The building is designed so that the office lobby and retail entrances are
located off 12th Street. There are two retail suites on the southwest and southeast corners of
the building. The parking garage is accessed from the existing cul-de-sac abutting the property
to the north on 10th Street. The eastern portion of the building will be a terrace that looks out
to toward the site of the future Gateway Park.
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Figure 4: Ground floor plan showing different uses

Ground Floor Uses:
Office
Retail
Loading

There is a significant grade change between 10th Street to the north and 12th Street to the
south. 12th Street is at a higher elevation than 10th Street, as such the parking garage entrance
is a grade at the northern side of the building and the retail and office entrances are at grade on
the southern portion of the building.
Figure 5: Ground floor plan showing entrance-ways
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Parking: The applicant is proposing to provide 68 parking spaces within a new underground
parking garage and use excess existing parking spaces located in the office building at 201 12th
Street, adjacent to the east. The submitted Traffic Impact Analysis (TIA) states that there are
currently 912 parking spaces on site at 201 12th St. and 657 of those parking spaces are being
used daily. According to the TIA, there are an excess of 255 parking spaces that could be used
by the 101 12th St. project.
The Arlington County Zoning Ordinance requires 1 space per 1,000 sq. ft. of office building,
however, the Crystal City Sector Plan recommends a parking ratio range of 1 space per 750 sq.
ft. to 1 space per 1,000 sq. ft.
Site

Existing Number of
Parking Spaces
th
101 12 St. (SP #456) --201 12TH St. (SP #229) 912

Proposed Number of
Parking Spaces
68
912

• 657 used for SP #229
• 255 used for SP #456

Proposed Parking
Ratio
1.0 space/742 sq. ft.
1.0 space/490 sq. ft.

Loading: The applicant is proposing two loading berths provided with this project, located off
the new 10th Street connector. The proposed location of the loading is consistent with
requirements of the Crystal City Sector Plan. Additionally, the proposal is meeting the required
number of loading bays as outlined in section 14.3.8 of the Arlington County Zoning Ordinance.
Transportation: This project is in Crystal City, in the block bounded by 12th Street South, Long
Bridge Drive, 10th Street South, and Long Bridge Park. The project proposes adding a new midblock street breaking the block into two sites. The project focuses on the development of the
eastern half of the block. Accessible by multiple modes of transportation the site is well
situated, allowing transportation choices for accessing the site. The site is located
approximately ½ mile from two metro rail stations. Crystal City Metrorail and Pentagon City
Metrorail stations, both served by the Yellow and Blue lines. The Virginia Railway Express (VRE)
station is within 1/3 mile of the site. Six (6) bus stops within a ¼ mile of the site are served by
local and region bus service including, Washington Metro Area Transit Authority (WMATA
Metrobus), Arlington Transit (ART), Omni Ride, Fairfax Connector, and Loudon County
Connector. The site is also well served by on and off-street bicycle facilities including three (3)
Capital Bikeshare stations with ¼ mile of the site.
Streets and Sidewalks: The Master Transportation Plan (MTP) identifies 12th Street South and
Long Bridge Drive as Type A-Primarily Retail Oriented Mixed-Use arterials. The MTP shows 10th
Street South as a residential or commercial local street. The MTP includes the proposed
extension of 10th Street South breaking up the block as show with the project.
12th Street South: Along the site frontage is approximately 49-feet wide from curb to curb. This
street section supports a 7-foot wide eastbound parking lane, as 7-foot wide
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eastbound/southbound bike lane, a single 11-foot travel lane in each direction and a wide 13foot parking lane. The project proposes maintaining the existing 49-foot street section. The
streetscape along the project’s frontage is currently approximately 14-feet wide, including a 10foot clear sidewalk. The proposed building is set back approximately 21 feet from the curb
allowing for a 15.5-foot-wide streetscape including a 8-foot clear sidewalk. The streetscape
proposed is generally consistent with the 18 to 22 Feet Commercial/Mixed streetscape
proposed in the Crystal City Sector Plan for 12th Street South.
10th Street South: The project proposes an extension of 10th Street South to connect to 12th
Street South along the projects western edge. The new street segment is proposed at
approximately 23-feet wide from curb to curb. On either side the street new sidewalks are
proposed with 15-foot minimum streetscapes. A 6-foot wide clear sidewalk is proposed,
buffered from the street by a 6.5-foot planting strip with street trees. The new segment of 10th
Street South is designed to address the 13 plus foot grade change from the front to the back of
the site. The project proposes to locate loading access from the new 10th Street South
extension.

To the rear of the site the project proposes to locate the garage access for the project from the
existing 10th Street South cul-de-sac.
Arlington County and the applicant are working to analyze and explore design alternatives to
how the project can address the cul-de-sac. With the addition of the new street connection
from 10th Street South to 12th Street South the design of the cul-de-sac could be modified
reducing that amount of pave area.
Arlington County continues to review the proposed new street segment connecting 10th Street
South to 12th Street South. Community concerns have been raised about the proposed new
street. These concerns generally focus on the need for the new street and its impact to
operations on 12th Street South along with impacts to existing garage entrances and exists on
the south side of 12th Street South.
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Public Transit: The project site is well served by public transit facilities and services including
Metrorail, Metrobus, Arlington Transit (ART), Virginia Railway Express (VRE), Fairfax Connector,
Omni Ride, and Loudoun County Transit.
The site is located between two Metrorail stations, approximately 1/3 mile from the Pentagon
Center and Crystal City stations. Both stations are served by the Blue and Yellow lines. The site
is approximately ¼ mile from the Crystal City VRE station supporting commuter service within
Northern Virginia and Washington DC.
Linking Metrorail service, VRE service and neighborhoods between the Braddock Road Metro
Station in Alexandria and the Pentagon City Metro Station in Arlington, the Metroway service
provided by WMATA provides premium high frequency bus service with a stop adjacent to the
site along 12th Street South at Long Bridge Drive.
Arlington County along with regional transit providers have approved capital projects that will
improve Metrorail, VRE and Metroway service and facilities in Crystal City and Pentagon City.
The projects 12th Street South frontage is included within the first phase of Arlington’s
Transitway Extension to Pentagon City project. This will add 1.1 miles to the 4.5-mile Transitway
corridor, which is dedicated to high-frequency, premium transit service. With the extension, the
Transitway will run from the Braddock Road Metrorail station in the City of Alexandria to the
Pentagon City Metrorail station in Arlington
Bicycle Access: Located at the norther end of Crystal City the site is served by Arlington’s
network of on street and off-street bike lanes and trails. Adjacent to the site there are on street
bike lanes along Long Bridge Park Drive and 12th Street South/Crystal Drive (westbound /
southbound only) along with the off-street Long Bridge Park esplanade trail with an entrance at
the end of Crystal Drive. To improve the safety and quality of the on-street bicycle network with
in the area Arlington County is in the planning, design of delivery stages to implement new
protected and/or buffered bike lanes throughout Pentagon City and Crystal City. This includes
projects along South Eads Street, Army Navy Drive, Crystal Drive, 15th Street South, 18th Street
South and 23rd Street South.
The project proposes to support bicycle access to the site by providing employee and visitor
bicycle parking along with showers and locker. The project shows 68 secure bicycle parking
spaces in the garage with an entrance from the 10th Street South cul-de-sac. Shower and
lockers for use by bicycle commuters are located directly adjacent to the bike room. Visitor bike
parking is proposed to be integrated into the streetscape along 12th Street South adjacent to
the building entrance.
Trip Generation: A Multimodal Transportation Assessment (MMTA) was submitted by the
applicant, prepared by Gorove / Slade dated February 21, 2020. The MMTA looked at the site
access, facilities and service to support access to the site by all modes of transportation. The
analysis looked at nine (9) intersections around the site and evaluated the intersections in the
existing conditions, future conditions without the proposed development, and future
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conditions with the proposed development. The analysis concluded that the proposed
development will generate, during the AM peak period, approximately 76 vehicular, 162 transit,
34 pedestrian, and 181 bicycle trips, and during the PM peak period, approximately 79
vehicular, 168 transit, 46 pedestrian, and 19 bicycle trips.
The analysis showed that the overall operation of all the signalized intersections are projected
to operate at Level of Service (LOS) C or better under existing conditions, future conditions
without the proposed development, and future conditions with the proposed development.
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 demonstrated that all the movements at the proposed 10th Street South and 12th
Street South intersection would operate at LOS A, except for the 10th Street South southbound
left turn which is projected to operate at LOS B and LOS C during the AM and PM peak hours
respectively.
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 “Low” Office-Apartment-Hotel and Crystal City Coordinated
Redevelopment District.
Zoning: The Applicant proposes to rezone the site to “C-O Crystal City.” The proposed building
would be generally compliant with the regulations of the C-O Crystal City zoning district with
additional consideration of the applicant’s requested zoning modifications.
One zoning modification that is requested by the applicant is a modification to the use mix
regulations. ACZO Section 7.16.5.C states that a site plan project should not preclude achieving
the target mix for the block on which it is located as shown in the Land Use Map (7.16.7). For
the subject block, the use mix ratio is a minimum of 40% residential or hotel uses. Pursuant to
15.5, this may be modified when the County Board finds that other goals of the Sector Plan are
substantially met by the project.
Crystal City Sector Plan (CCSP): The Crystal City Sector Plan provides guidance for the
redevelopment of the subject site and serves as the basis for the regulations provided in the
Zoning Ordinance for “C-O Crystal City” site plan development. The plan provides general
guidance related to the building envelope and urban design, as well as land use, transportation,
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and public open space. Recommendations specific to redevelopment of the 101 12th St. site are
identified below.
Northeast Gateway District (page 35):
The Crystal City Sector Plan identifies six districts based on geographic regions of Crystal City.
This Site Plan area is located within the Northeast Gateway District, which identifies the
following improvements to the district:
• New development site north of 12th Street, east of the existing office building. This is the
location of the site plan area.
• 10th Street Connection – this connector street will link 10th and 12th Streets and provide
a direct connection to development of the 12th Street and to the west.
• Gateway Park – This park will provide active and passive recreational opportunities and
will include a trail that connects Long Bridge Park and Crystal City, near Crystal Drive and
12th Street.
Figure 6 (Left): Aerial view of Northeast Gateway District (figure 3.3.2 of the sector plan) and
Figure 7 (Right): 3D plan view (figure 3.3.4 of the sector plan) the brown buildings represent the
new building sites identified.

Gateway Park (page 84):
The Crystal City Sector Plan provides a conceptual outline of what Gateway Park could look like.
The following bullets are what the sector plan anticipates Gateway Park, however, Department
of Parks and Recreation Planning Department will begin visioning, planning, and
implementation of the park after the County Board acts on the project.
• Gateway Park should be located in the reconfiguration of the landscaped parcels at the
northern terminus of Crystal Drive and will include an entrance in the Long Bridge Park
that is located north of Crystal City.
• Target Size for the park is 54,500 square feet
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•

•

The vision for this park includes neighborhood serving recreational facilities such as
tennis or volleyball courts, a playground, benches, picnic tables. The park should feature
pedestrian-scaled lighting which ties into the Long Bridge Park light design, pervious
paving, and rain gardens.
The design of the park should integrate the Long Bridge Park Esplanade as a coordinated
element whose character, design, and width continues through the space toward Crystal
Drive.

Figure 8: Approximate location of Gateway Park

Building Design (page 114-115):
The sector plan provides guidance on building design that is meant to help shape the form of
buildings and open space in Crystal City. The sector plan recognizes that these are not rules, but
rather guidance that is intended to be flexible. Each of the recommendations from the sector
plan are included below along with the applicant’s proposed design. Although all design
guidance is included in the section below, not all aspects are applicable to this proposed project
because of the location and proposal type.
1. Maximum Building Height: The Crystal City Sector Plan (CCSP) and section 7.16.5.D of
Arlington County Zoning Code allows a maximum building height of 110 feet measured
from the average site elevation. The applicant’s proposal meets the height
requirements.
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Figure 9: Cross-section of the proposed building

2. Minimum Frontage Requirements:
o CCSP Recommendation - The sector plan recommends that the podium of the
building should engage the Recommended Build-to Lines (RBL) within zero to
two (2) feet for a minimum of 80 percent of the street frontage, and that no
portion of the building should be located greater than ten feet from the RBL.
o Applicant’s Proposal – The Applicant’s proposed plan engages the recommended
build-to lines on the west and south sides of the property fronting the new 10th
Street connector and 12th Street South. This is in keeping with the sector plan
recommendation.
3. Required Building Frontage:
o CCSP Recommendation - Every building should have at least one podium
frontage on an RBL, for a minimum lineal extent of 65 feet along the RBL.
o Applicant’s Proposal: The applicant’s proposal meets this requirement with the
podium fronting the recommended build-to line along 12th Street South.
4. Encroachment:
o CCSP Recommendation – No building or part thereof should encroach within the
right-of-way of any street or open space, except for building frontage elements
such as awnings, canopies, bays, blade signage, and other similar features.
o Applicant’s Proposal: Meets this recommendation, as this project is not
requesting any encroachments.
5. Podium Height:
o CCSP Recommendation - The maximum height of any podium (first five to six
floors of the building) should not exceed 65 feet.
o Applicant’s Proposal: The first six stories are approximately 62 feet in height, not
exceeding the 65-foot recommendation. However, the proposed building is nine-
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stories tall and does not have a tower element or much sculpting above the
podium to separate the different height elements.
6. Architectural Features Encroachment:
o CCSP Recommendation - Buildings targeted for inclusion of architectural features
may permit encroachments of up to four (4) feet beyond the RBL for one-third of
the building’s frontage.
o Applicant’s Proposal: This building is designated to have an architectural feature
on the southeast portion of the building, however, the proposal does not include
an encroachment for an architectural feature.
7. Podium Separation Requirement:
o CCSP Recommendation - where a podium base does not occupy an entire site
and no party-wall condition exists, the podium should maintain a minimum
separation distance of 40 feet from all other adjacent buildings, except when the
separation is for an alley or other vehicular way, which should typically be 25
feet wide.
o Applicant’s Proposal: Proposal meets this requirement as it is more than 40 feet
from all adjacent buildings.
8. Base Frontage:
o CCSP Recommendation - The ground floor of the podium base should be
distinguished with a pedestrian friendly quality and appear to have a greater
height than the floors above. The ground floor and second story may be
combined in a single façade a composition to achieve this effect.
o Applicant’s Proposal: The proposed south elevation, along 12th Street South, has
a combined glass façade that incorporates the first and second floors. The floors
above the second story extend past the ground floors in certain areas along 12th
Street to give the ground floor a more pedestrian feel.
9. Top of the Podium:
o CCSP Recommendation - The top of the podium should have a horizontal
architectural unity using cornices or other banding projections placed at the top
of the upper most floor of the podium.
o Applicant’s Proposal: Currently, there is no proposed projections at the top of
the podium.
10. Location of Parking in Podiums:
o CCSP Recommendation - 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.
o Applicant’s Proposal: There is no parking being proposed in the podium,
however, the loading is being proposed in the podium, off the new 10th Street
connector. The opening for the loading is approximately 28 feet in width instead
of the suggested 25 feet.
11. Building Tops:
o CCSP Recommendation - a distinctive top, consisting of the upper two to four
floors of a tower, should be provided through a change in at least two of the
following features - window rhythm, apparent floor height, setbacks, sculpted
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form, or materials.
o Applicant’s Proposal: The proposed nine-story building does not feature a
distinctive tower element or distinctive top feature.
12. Mechanical Penthouse:
o CCSP Recommendation - the walls of all penthouse structures should be setback
from the edge of the roof a distance no less than the height of the wall. All
penthouse structures should have enhanced façade treatments of a quality and
character consistent with the building’s tower façade.
o Applicant’s Proposal: In the submitted proposal, the mechanical penthouse
complies with the sector recommendation for setbacks. The material for the
penthouse is consistent with the building façade materials.
Loading (page 111):
In keeping with the guidance from the sector plan, the applicant is proposing to locate the
loading facilities along the new 10th Street connector road that is being provided by this project.
Follow up from engagement sessions:
1. New South Ball Street Connection
The project proposes to construct a new segment of South Ball Street, connecting 10th
Street South and 12th Street South. The provision of this new street segment was
envisioned in the Crystal City Sector plan and it is included on the Master Transportation
Plan (MTP) Map as a planned new street.
Figure 10: Crystal City Sector Plan (left) and MTP (right) showing the new segment of
S. Ball Street

The proposed Ball Street connection will provide access and connectivity between the
developments north of 12th Street South and the core of Crystal City. Currently there is
only one street connection for the developments to the north of 12th Street South and
areas south, via Long Bridge Drive. This current lack of connectivity causes two major
transportation challenges. The first and most common issue is that all the vehicle traffic
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associated with development north of 12th Street South, coming from or going to the
south, must go through the intersection of 12th Street South and Long Bridge Drive. This
increases traffic, increases congestion and traffic volumes at a critical intersection. This
intersection is a key transportation node between Pentagon City and Crystal City
crossing Richmond Highway. The second issue represents a public safety issue for the
development and activities north of 12th Street South and east of Richmond Highway.
Since there is only one intersection that all traffic must go through, if this intersection is
blocked or closed because of an emergency it cuts the development and activities north
of 12th Street South off, isolating it. During an event like this, emergency response
vehicles would be forced to come from the north, a much more circuitous and timeconsuming route considering the roadway network north of this area. Emergency
vehicles would likely require a diversion through the Pentagon reservation or onto I-395.
Both of these routes would negatively impact emergency response times. As a result,
the addition of the new segment of South Ball Street should help support two of the
County’s transportation goals, helping to spread out traffic volumes across our roadway
network and to make our transportation network more resilient during emergencies.
Staff has reviewed existing traffic volumes at the intersection of 12th Street South and
Long Bridge Drive as presented in the applicant’s transportation study. The volume of
traffic and the existing and projected levels of service (LOS) at the intersection during
peak hours do not suggest a significant amount of cut through traffic is bypassing
Richmond Highway and using Long Bridge Drive to access I-395. Considering that the
LOS for the intersection is very good with limited congestion currently, LOS B, staff does
not believe the addition of the new Ball Street connection would support any existing
unmet demand increasing cut through traffic in the area and along 12th Street
South/Crystal Drive.
The addition of the new South Ball Street connection also has the benefit of allowing the
existing cul-de-sac at the end of 10th Street South to be reconsidered. The original and
updated designs are shown below. The project proposes redesigning the space reduces
the amount of asphalt and greening the space, while also increasing the amount of
space for pedestrians. Staff has worked with the applicant to add street trees and
plantings in a manner that creates and supports pedestrian flow to existing building, the
public connection to Long Bridge Park esplanade and the new open spaces crated by the
project. The greening of the cul-de-sac is in part possible because the new street
supports the building’s loading and trash bays, which would otherwise have to be
located off either the cul-de-sac or 12th Street South. With these loading and trash bays
otherwise located off the cul-de-sac the redesign significantly reducing the amount of
paving may not have been possible.
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Figure 11: Updated cul-de-sac design

Recognizing how the new street will improve vehicular circulation and connectivity,
improve public safety and access and how the new street allows for improvements to
the public realm, staff supports the consideration of the new street as an overall public
benefit not just a benefit to the project.
2. Open Space at the corner of 12th St. and Long Bridge Dr.
The Crystal City Sector Plan calls for open space at the corner of 12th Street South and
Long Bridge Drive that includes benches, a park path, and a water feature or something
equivalent. The applicant is going to update the submitted block plan to show that this
open space, designated as Open Space #1 in the Crystal City Sector Plan will be provided
in the future with the redevelopment of the western site.
Additionally, staff has worked with JBG to get additional passive green space on this
block. JBG has agreed to make interim improvements to the NW corner of the western
parcel. This area is intended to provide additional passive open space in the area and
serve as an interim improvement to the site until Open Space #1 is provided.
Figure 12: Figure 3.7.3 from Crystal City Sector Plan showing public open spaces
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3. Architectural Feature
The Sector Plan identifies certain buildings to incorporate an architectural feature into
the design of the facades. According to the sector plan, architectural features are “at
signature sites that establish a distinct identify of plan, symbolically mark gateways and
significant points of interest, and contribute to the visual and architectural character of
the Crystal City streetscape.” Through the first online engagement session, there was a
desire for more of an architectural feature on the eastern façade of the building, where
designated by the Crystal City Sector Pan. JBG has since revised their renderings and
plans of the building to include a cutback of the façade materials on the south façade to
highlight the southeastern corner of the building and make it stand out as more of a
point of interest.
Figure 13: Eastern Façade as originally submitted and as updated
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