
Pershing Drive

Special General Land Use Plan 

(GLUP) Study

Long Range Planning Committee (LRPC) 

of the 

Planning Commission

December 8, 2020



Agenda

• Recap

• Draft Principles

• Urban Design Analysis Diagram

• Preliminary Models

• Discussion

• Next Steps 2



Requested GLUP 

Amendments 

and 

Site Overview

3



4

Requested Amendments

• Applicants are requesting a GLUP Amendment from “Service Commercial” and “Low-

Medium” Residential to  “Low” Office-Apartment-Hotel 

– Associated rezoning from C-2 and RA6-15 to C-O-1.5 

• A Special GLUP Study is needed because this requested change is for an area 

without an adopted plan providing guidance for an alternative land use designation



Site Photos
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Contextual Photos to the North and East
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Contextual Photos to the South and West

7



Plan Guidance – General Land Use Plan
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Land Use Unit Density 

Service Commercial Personal and business services.  

Generally 1-4 stories.

Low-Medium Residential 16-36 units/acre 
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Existing Conditions – Zoning District

Existing Zoning 

C-2 and RA6-15 

Zoning

District

Density 

(maximum)

Building Height 

(maximum)

Office Res. Hotel

RA6-15

C-2 1.5 FAR 

(commercial, 

office, retail)

48

u/ac

70’

45’

RA8-18



Draft Principles
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Draft Principles 

• Developed based on:

– input received during the first LRPC meeting 

and through the online community 

engagement survey;

– good planning and urban design principles; 

and

– the surrounding contextual area.

• Will be refined and further developed with your 

input.
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Draft Principles

Land Use and Use Mix

• Provide a compatible mix of uses in this location. Include 

retail or retail equivalent space on the ground floor along 

Pershing Drive, with a potential corner wrap onto Arlington 

Boulevard, to provide a lively and engaging streetscape.
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Draft Principles

Building Heights, Placement Form and Design

• Ensure that building placement, form, stepbacks, height and 

architectural design serve to reinforce a high-quality mixed-

use environment and neighborhood gateway to Lyon Park 

and Clarendon from Arlington Boulevard.

• Design the northern edge of any new building with height, 

fenestration, and limited setbacks to relate to the 2201 North 

Pershing Drive project to provide a more active urban 

experience on Pershing Drive, and enable planning and 

construction of the transportation infrastructure needed to 

effectively manage the flow of a high volume of multimodal 

transportation users on multiple routes through this 

intersection. 13



Draft Principles

Building Heights, Placement Form and Design …

• Design building on the eastern edge with height and 

greater setbacks to achieve consistency with the 

Washington and Lee Apartments and Joint Base Myer-

Henderson Hall setbacks and a wider space between the 

building edge and Arlington Boulevard travel lanes to achieve 

a greener, landscaped character that is publicly accessible 

and welcoming for trail users.

• Using a combination of building design and landscape design, 

achieve a distinctive corner at Arlington Boulevard and 

North Pershing Drive as a point of visual emphasis.
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Draft Principles

Building Heights, Placement Form and Design …

• Transition to the neighborhood through changes in building 

design, building height and scale, tapering, architectural 

treatments, building use, landscaping and/or screening. 

• Provide clearly identifiable and welcoming pedestrian 

entrances to all buildings.

• Any at-grade or above-grade structured parking must be 

lined with active uses on all public street frontages or 

effectively screened through architectural or landscaping 

design. The visibility of parking garage lighting and vents must 

be minimized.
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Draft Principles

Multi-Modal Transportation, Connectivity, Circulation and 

Parking

• Enhance multimodal access and connectivity for pedestrians, bicyclists 

and transit users in and around the site through improvements to the 

Arlington Boulevard Trail, the bus stop on Arlington Boulevard and all 

sidewalks and crossings within the study area.

• Enable planning and construction of the transportation infrastructure 

needed to effectively manage the flow of a high volume of multimodal 

transportation users on multiple routes through the Pershing Drive and 

Arlington Boulevard intersection.  

• Improve the Arlington Boulevard Trail in this location, ensuring trail 

connectivity and safety, while providing improved landscaping appropriate 

for trail edges.
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Draft Principles

Multi-Modal Transportation, Connectivity, Circulation and 

Parking …

• Improve the safety, functionality and aesthetics of the bus stop that is 

located adjacent to the property on Arlington Boulevard.

• Remove the frontage road, Wainwright Road, and retain this area for 

improvements to the Arlington Boulevard Trail and the right-of-way.

• Provide vehicular access to the site from North Wayne Street and, if 

warranted through further study, or North Pershing Drive. No direct 

vehicular access should be provided from Arlington Boulevard.

• Prioritize underground parking in all redevelopment schemes.  Provide 

adequate and accessible areas for loading and servicing that minimize 

access and circulation conflicts with other modes. 
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Draft Principles

Public Spaces, Biophilia and Sustainability 

• Transform existing Wainwright Road into a greenway and a focal point 

entry to the urban corridor along this portion of the Inner Loop trail system. 

Activate this linear space by incorporating biophilic elements, such 

as native plantings, expanding tree canopy, signage and pedestrian- and 

bicyclist-friendly site furnishings and amenities and strategic landscape 

buffering solutions in the form of trees or landscaped berms along this 

section of Arlington Boulevard.

• Consider the inclusion of public art commissioned through the site plan 

process in privately-owned, publicly accessible spaces.

• Prioritize a substantial, green setback similar to that of the Washington 

and Lee Apartments property to the extent possible on the eastern edge 

of the property along Arlington Boulevard.
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Draft Principles

Public Spaces, Biophilia and Sustainability …

• Prioritize the greening of this site by expanding the tree canopy and 

considering the addition of living walls, green roofs and other sustainable 

design features at grade, and on roofs, balconies, and other spaces that 

can accommodate improved landscaping.

• Emphasize the addition of native trees, shrubs and other plantings in 

and around the site. 

• Incorporate energy efficiency and renewable energy in new buildings, 

as specified in Arlington’s Community Energy Plan.

• Incorporate biophilic design into the overall design and space utilization 

of buildings and their settings wherever possible.

• Use creative stormwater management techniques throughout the site.

• Identify opportunities to expand access to public open space.
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Draft Principles

Historic Preservation and Placemaking

• Promote attractive and engaging development that 

complements the historic architectural character of the 

Washington and Lee and Sheffield Court garden 

apartments, which are both listed on the Historic Resources 

Inventory and are contributing structures in the Lyon Park 

National Register Historic District, as well as the National 

Historic Landmark, Joint Base Myer-Henderson Hall.

• Celebrate the Mid-Century Modern architecture of the 

Arva Motel in the design of any new buildings by 

preserving the Mid-Century Modern triangular sign, the 

two-story lobby, and to the extent possible, building materials 

and/or ornamentation.
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Draft Principles

Historic Preservation and Placemaking …

• Connect the community to the history of the site by providing 

interpretive panels, public artwork, and/or historic images 

of the Arva Motel, the former Lee Shopping Center, and/or 

Arlington Boulevard as a major transportation artery for the 

County.

Affordable Housing

• Increase the supply of affordable housing in the Lyon Park 

area with redevelopment through land use and zoning tools.
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Focus on “Low” OAH

• Based on the input received during the online 

engagement survey and at the last LRPC meeting, 

staff chose to focus on the “Low” OAH designation 

for the site plan scenarios

• There was interest in retail or retail equivalent 

development along Pershing Drive

• “Low” OAH allows for a mix of uses, including retail, 

while “Medium” Residential only allows for 

residential development and no retail

• “Low” OAH was contemplated for this site when the 

2201 Pershing project was studied in 2008
22



Proposed Analysis
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GLUP 

Designation 

Scenario

Typical 

Zoning

District

Density 

(maximum)

Building Height 

(maximum)

Basis for Study 

Office Res. Hotel

“Low-Medium” 

Residential and 

“Service 

Commercial”

RA8-18

C-2 1.5 

FAR 

(comm

ercial, 

office, 

retail)

36 u/ac 40’ (60’ by site 

plan)

45’

Current GLUP 

Categories (Current 

Zoning Districts are 

RA6-15 and C-2)

"Low" Office-

Apartment-Hotel

C-O-1.5 1.5 

FAR

72 u/ac 110 u/ac 8 stories (office)

10 stories 

(res./hotel)

Requested GLUP 

Category

“Medium” 

Residential

RA6-15 48 u/ac 70’ Current Zoning District 

of RA6-15 Corresponds 

with this GLUP 

Category



Urban Design Analysis
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Urban Design Analysis Diagram
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Urban Design Analysis
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Preliminary Modeling 

Scenarios
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Preliminary Models

• Developed scenarios based on:

– GLUP Study application;

– Modeling assumptions from past GLUP studies;

– draft principles;

– input received during the first LRPC meeting and 

through the online community engagement survey;

– good planning and urban design principles; and

– the surrounding contextual area.

• Will be refined and further developed with your input.
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Heights Map

29

W
a

y
n

e
 S

tre
e

t
Private Street

North



Heights Modeled

30Looking northeast



Preliminary Modeling Assumptions

• Modeled under current Zoning (C-2 and RA6-15 by-right) and Site Plan (C.O.1.5 with 

no bonus density)

• Matched number of stories of 2201 Pershing Dr. (5 stories, 70')

• Along Pershing Dr., mirrored streetscape width of 2201 Pershing Dr. (25')

• Along Arlington Blvd., matched build-to-line of 2201 Pershing Dr.

• 15' front yard setback from property line facing Arlington Blvd. and Wainwright Rd.

• Wayne St. setback transitions from 15' at corner of Pershing Dr. to 25' southward

• 15' rear yard setback

• No changes to existing curb-to-curb width of Pershing Dr. or Wayne St.

• No topography modeled (relatively flat site)

• Structured parking

• New internal streets with a minimum 40' ROW

• No stepbacks, transitions to neighborhood or changes in height at this juncture

• Building typology: double loaded corridor 75' wide, 14' first floor, 10' above first

• Preservation scenario maintains existing two-story front lobby and iconic blade sign

NB: These models are conceptual in nature and all dimensions are approximate. 

They represent but a few of the myriad of potential redevelopment options and are 

not intended to represent staff's recommended development of the site. They 

are intended to serve as a point of departure for high-level discussions.
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Preliminary Modeling Assumptions

• Modeled under current Zoning (C-2 and RA6-15 by-right) and Site Plan (C.O.1.5 with 

no bonus density)

• Matched number of stories of 2201 Pershing Dr. (5 stories, 70')

• Along Pershing Dr., mirrored streetscape width of 2201 Pershing Dr. (25')

• Along Arlington Blvd., matched build-to-line of 2201 Pershing Dr.

• 15' front yard setback from property line facing Arlington Blvd. and Wainwright Rd.

• Wayne St. setback transitions from 15' at corner of Pershing Dr. to 25' southward

• 15' rear yard setback

• No changes to existing curb-to-curb width of Pershing Dr. or Wayne St.

• No topography modeled (relatively flat site)

• Structured parking

• New internal streets with a minimum 40' ROW

• No stepbacks, transitions to neighborhood or changes in height at this juncture

• Building typology: double loaded corridor 75' wide, 14' first floor, 10' above first

• Preservation scenario maintains existing two-story front lobby and iconic blade sign

NB: These models are conceptual in nature and all dimensions are approximate. 

They represent but a few of the myriad of potential redevelopment options and are 

not intended to represent staff's recommended development of the site. They 

are intended to serve as a point of departure for high-level discussions.
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By-Right Scenario: Split Zone C-2/RA6-15
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View from West

• 4 Story mixed-use commercial - 50' height

• 16 townhouses w/ garage

• +/-85 surface parking spaces

• 3 access points

• Required 10% open space

open

space



Site Plan Scenario 1: Maximize Footprint
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• 4 Story residential - 34’ height

• Underground parking access from 

Wayne St.

• uses Wainwright Rd.

open

space



Site Plan Scenario 1a: Maximize Footprint & Height
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View from West

• 8 –10 story residential - 85’-105' height

• 2-3 levels of underground parking access 

from Wayne St.

• uses Wainwright Rd.

open

space



Site Plan Scenario 2: Enclosed Courtyard
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• 5 Story residential - 54’ height

• Underground parking access from new street

open
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Site Plan Scenario 2a: Enclosed Courtyard w/ Preservation
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View from West

• 5 Story residential - 54’ height

• Underground parking access from Wayne St.

• Preserve 2 story lobby & blade sign

open

space

building

preservation

building

preservation



Site Plan Scenario 3: Open Courtyard
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• 5 Story residential - 54’ height

• Underground parking access from Wayne St.

open
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Site Plan Scenario 4: Corner Plaza
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• 5 Story residential - 54’ height

• Underground parking access from new street

Open space



Discussion
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Discussion Topics

• Access off Wayne Street and Pershing Drive? Internal 

Street?

• Structured parking? Below, above or at grade? Based on 

user?

• Preservation of iconic, Art Deco blade sign and lobby?

• Building height and massing? Stepbacks? Transition from 

Arlington Boulevard to neighborhood?

• Open space? Casual use space supporting the trail? More 

urban space along Pershing Drive? Private open space for 

residents only? 42



Access

43Pershing Drive

Wainwright Road

Wayne Street



Structured Parking: below, above, at-grade?
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Historic Resources Inventory

HRI Goals and Policy Objectives #6 –

Promote the preservation of the Notable 

buildings in the HRI. 

•The County will strive to protect and 

promote the reuse of those properties 

listed as Notable.

•The County will encourage owners of 

Notable properties to take advantage of 

available financial incentives (e.g., Federal 

and state rehabilitation tax credits, 

preservation easements, County real 

estate tax exemption for rehabilitation).

•The County will encourage owners of 

Notable properties to take advantage of 

available zoning tools (e.g., site plans and 

use permits, TDR, local historic district 

designation).

Historic Preservation

Images courtesy of EBay
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Day’s Inn Motel

• Constructed in 1955 to 1958

• Listed as Notable in the HRI

• One of few remaining Mid-

Century Modern buildings

• Important features includes the 

triangular blade sign, 2-3 story 

atrium lobby, horizontal 

flagstone veneer and brick 

materials, two-story massing, 

horizontality, flat roof, and 

automobile-centric design.

Historic Preservation

Image courtesy of EBay
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Clarendon: Dan Kain Building

Preservation and Stepback
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Clarendon: Penzance Easement

Preservation and Stepback



Building Height, Massing, Stepbacks, Transitions
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Opportunities for Open Space
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Scenarios 1, 1a: Maximize footprint Scenario 2: Enclosed Courtyard

Scenario 3: Open Courtyard Scenario 4: Corner Plaza
North



Next Steps

51



Proposed Process Outline
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Meeting Potential Topics

Engagement #2

(Virtual LRPC Meeting)

October 27th

7-9pm

▪ Confirmation of process and scope

▪ Summary of survey responses 

▪ Site overview

▪ LRPC discussion and direction

Engagement #3

(Virtual LRPC Meeting)

December 8 

▪ Presentation of draft principles

▪ Presentation of preliminary models

▪ LRPC discussion and direction

Engagement #4

(Online Engagement)

December/January

▪ Online public survey of modeling scenarios to inform 

subsequent virtual meetings

Engagement # 5

(Virtual LRPC Meeting)

January 27

▪ Presentation of multimodal transportation impact analysis 

report

▪ Presentation of cross-sections

▪ Presentation of refined principles and models

▪ Summary of survey responses

▪ Presentation of staff analysis

▪ LRPC discussion and direction

Engagement #6

(Virtual LRPC meeting)

March

▪ Presentation of recommendations and draft Study 

Document

Planning Commission

County Board

April

▪ Request to Advertise potential GLUP amendment (s) and 

Study Document



Conclusion

The End
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