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CHAPTER 1: INTRODUCTION

In 2008, the County Board adopted the “Policy for Consideration 
of General Land Use Plan (GLUP) Amendments Unanticipated by 
Previous Planning Efforts” which calls for a community review 
process where a requested land use change is inconsistent with 
the guidance of the relevant adopted plan or when the request is in 
an area without an adopted plan.  In practice, this policy resolution 
ensures that GLUP amendments unanticipated by, or inconsistent 
with, previous planning efforts are thoroughly reviewed to evaluate 
their appropriateness prior to and independent of a more focused 
review of any associated site plan applications.  Since 2008, the 
County has conducted ten Special GLUP Studies, including two 
Special	GLUP	Study	Plus	projects,	the	Washington	&	Kirkwood	and	
the Shirlington studies.  

Figure 1 -1 Study Area Map

In February 2019, the applicant, Arlington Boulevard, LLC, 
submitted an application for a Special General Land Use Plan 
(GLUP) Study for the property located between North Pershing 
Drive,	Arlington	Boulevard	and	North	Wayne	Street	identified	in	
the map below.  The applicant requested a GLUP amendment 
from “Low-Medium” Residential and “Service Commercial” to 
“Low”	Office-Apartment-Hotel	with	an	associated	rezoning	from	
C-2 and RA6-15 to C-O-1.5.  This site is currently occupied by the 
Days Inn Motel.

Application

Figure 1 -2 Site Statistics

Figure 1 -3 Existing GLUP Map Figure 1 -4 Existing Zoning Map

Introduction

Current development looking south

Days Inn Site
(2201 Arlington Boulevard. Arlington VA 22201)

PROPERTY LOCATION See Study Area Map

RPC# 18-059-020

SITE AREA 2.38 acres

CURRENT GLUP DESIGNATION “Low-Medium” Residential (16-36 units/acre) and “Service Commercial” (Personal and business 
services. Typically one to four stories, with special provisions within the Columbia Pike Special 

Revitalization District.)
PROPOSED GLUP DESIGNATION “Low”	Office-Apartment-Hotel

(Up	to	1.5	FAR	Office;	Up	to	72	units/acre	Residential;	Up	to	110	units/acre	Hotel)

CURRENT ZONING
RA6-15 Multiple-family Dwelling District and C-2 Service Commercial-Community Business 

District

PROPOSED ZONING
C-O-1.5 Mixed-Use District

CONCEPTUAL DEVELOPMENT 
PROGRAM

Replace	the	existing	Days	Inn	Motel	with	residential	development	and	limited	ground	floor	retail.

N. Pershing Drive
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GLUP 
DESIGNATION 

SCENARIO

TYPICAL 
ZONING 

DISTRICT

DENSITY 
(maximum)

BUILDING HEIGHT
(maximum)

BASIS FOR STUDY

“Low-Medium” 
Residential and 
“Service Commercial”

RA8-18

C-2

40’ (60’ by site plan) Current GLUP
Categories 

(Current Zoning Districts are RA6-15 
and C-2)

“Low”	Office-	
Apartment-Hotel

C-O-1.5 8	stories	(office)	
10 stories (res./hotel) Requested GLUP Category

OFFICE RES. HOTEL

1.5 FAR
(commercial, 
office,retail)

36 u/ac

1.5 FAR 72u/ac 110 u/ac

There is currently no established Area Plan guidance to inform a 
County Board decision on the requested GLUP amendment. Thus, 
consistent with the County Board’s resolution adopted in 2008, 
a Special GLUP Study was needed to evaluate the request. The 
primary purpose of such a study is to determine whether the County 
Board should consider advertising the requested GLUP designation 
or designations, or other potentially appropriate GLUP designations. 
Guiding principles and other recommendations were developed as 
part of this effort and they will be used to inform future site plan 
applications.

To determine whether the County Board should consider advertising 
amendments to the GLUP for the aforementioned property, staff 
analyzed the applicant’s site within the context of the broader 
surrounding area.  Subjects addressed included the history of the site 
and	surrounding	sites;	existing	GLUP	and	Zoning	designations;	existing	
environmental and topographical features, land uses, densities and 
building	heights;	recommendations	of	County	plans	and	policies,	as	
applicable;	and	allowable	uses,	densities,	building	heights,	etc.	for	the	
requested	GLUP	designation;	a	preliminary	transportation	analysis	
for the study site and surrounding area, including recommendations 
for	 potential	 improvements;	 identification	 of	 historic	 buildings	 on	
the	Historic	Resources	 Inventory;	and	 three-dimensional	computer	
modeling of the study site’s existing conditions and various scenarios 
reflecting	the	GLUP	designations	to	be	studied.

With regards to the GLUP designations to be studied, staff analyzed 
the existing GLUP designations of “Service Commercial” and “Low-
Medium”	Residential	and	the	requested	designation	of	“Low”	Office-
Apartment-Hotel.  Staff initially considered also modeling “Medium” 
Residential, but as this designation does not provide for retail 
or retail equivalent development, something which staff and the 
community	 identified	as	being	desirable	 for	 this	 location,	staff	did	
not conduct further study of this category.   In addition, staff did not 

Study Overview
examine GLUP designations that would have allowed for greater base 
development density, given the context and character of the area and its 
location outside of a Metrorail corridor.  

The table below shows the maximum planned densities and building 
heights for the existing and requested GLUP categories. Additionally, 
this table notes the basis or rationale for including each of these 
GLUP designations in the modeling scenarios. The three-dimensional 
modeling generally considers development consistent with the “Low” 
Office-Apartment-Hotel	 land	use	vision	and	C-O-1.5	zoning	district	and	
associated standards and requirements detailed in the Arlington County 
Zoning Ordinance.  In addition, the modeling takes into consideration 
appropriate amounts of underground parking, an on-site open space and 
development forms that are compatible with surrounding development 
and	 reflect	 sound	 urban	 design	 principles.	 The	 scenarios	 modeled	
achieve planned maximum densities for GLUP designations in building 
heights lower than the maximums permitted by associated zoning 
districts to ensure contextual compatibility.

As has been the case with all previous Special GLUP Studies, this 
study was led by County staff under the auspices of the Long Range 

Planning Committee of the Planning Commission (LRPC).  The LRPC, 
along with representatives from the Transportation Commission, 
the Bicycle Advisory and Pedestrian Advisory Committees, the 
Park and Recreation Commission and the Historical Affairs and 
Landmark Review Board, all provided input on the appropriateness 
of the requested GLUP designations and other key areas, such 
as appropriate building heights, transportation connectivity, 
public spaces, historic preservation and the like.  Joining these 
representatives were designees from the Lyon Park Civic Association.  
Members of the public were also invited to participate in and provide 
input throughout the process.  In addition to regular LRPC meetings, 
two online civic engagement sessions were used to gather input 
along the way and the draft Study Document was posted for online 
public commenting.

In addition to the aforementioned representatives, County staff 
representing several key departments were also directly engaged 
throughout the process.  The lead department, the Department 
of Community Planning, Housing and Development (CPHD), had 
participating staff from the Planning and Housing Divisions and 
the Historic Preservation Program in the Neighborhood Services 
Division.  Department of Environmental Services (DES) staff from 

This Document
Following the conclusion of the study process, staff prepared this Special 
GLUP Study Document, informed by LRPC, community and staff input.  
It serves to capture the planning highlights of the analyses and process 
discussions. This Special GLUP Study Document also serves as a 
foundation for any future staff reports and associated recommendations 
regarding	the	appropriateness	of	“Low”	Office-Apartment-Hotel	as	a	GLUP	
designation for this site, should it be accompanied by an appropriate 
site plan application.  

Aerial view of the subject area

Figure 1 -5 GLUP Designations to Be Analyzed

Transportation	 Planning,	 Trnasit	 Planning	 &	 Operations,	 the	 Office	 of	
Sustainability	&	Envirnomental	Management,	Transportation	Engineering	
&	Operations	and	Development	Services	Plan	Review		were	also	involved,	
as were staff from the Department of Parks and Recreation’s (DPR) Park 
Planning and Urban Forestry Divisions.  Additionally, input was provided 
by Arlington Economic Development’s (AED) Real Estate and Cultural 
Affairs groups and the Arlington County Fire Department.

Based on staff’s analyses and input from the LRPC, commission and 
committee representatives and the community, staff recommends that 
“Low”	Office-Apartment-Hotel	is	a	potentially	appropriate	designation	for	
the subject site.
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CHAPTER 2: HISTORY OF CONTEXTUAL AREA

Fort Myer, located east of Arlington Boulevard in Arlington County, 
was established during the Civil War. Prior to becoming Fort Myer, 
the acreage was once called Arlington Heights when it was owned in 
the late-1850s by Mary Anna Randolph Custis, daughter of George 
Washington Parke Custis, Martha Washington’s grandson, and the 
wife to Robert E. Lee. The Lees left Arlington in the spring of 1861 
and never returned to their Arlington County property. The Federal 
Government	 confiscated	 the	 land	 in	 1864	 when	 Mrs.	 Lee	 failed	
to pay her property taxes in person. Some of the estate became 
Arlington National Cemetery and Fort Cass, which was built in 1861, 
and Fort Whipple, which was built in May 1863 (Joint Base Myer-
Henderson	Hall.	Fort	Whipple	was	one	of	the	stronger	fortifications	
built to defend Washington, D.C., the Union capital during the Civil 
War. In 1881, Fort Whipple was renamed Fort Myer in honor of Brig. 
Gen.	Albert	J.	Myer,	who	was	appointed	the	Army’s	first	chief	signal	
officer	at	Fort	Whipple	in	1866	and	held	this	post	until	his	death	in	
1880. Fort Myer became the nation’s cavalry showplace from 1888 
to 1942. 

Military Development: 1850-1954
During the late-nineteenth century and into the early-twentieth 
century, initial signs of development came with the arrival of the 
electric railroads, or trolleys. The Great Falls and Washington Railroad, 
later	the	Washington	and	Old	Dominion	(W&OD),	supported	villages	
that grew up at Rosslyn, Clarendon, Cherrydale, and Ballston. Early 
community developments emerged around the trolley lines during 
the 1910s and 1920s, many of which consisted of wood-frame 
bungalows and vernacular, Queen Anne and Italianate-style dwellings. 
Many of these homes were kit houses or mail-order houses, as the 
W&OD	facilitated	the	easy	delivery	of	these	materials.	

During the 1930s and 1940s, various public works programs operating 
from Washington, D.C. during the Great Depression, followed by 
the need for an increased work force during World War II, led to a 
population surge in the Washington, D.C. region that spilled over into 
Arlington County. This population growth required improvements to 
the area’s transportation infrastructure. The increasing acceptance 
of	the	automobile	and	the	need	for	efficient	transportation	routes	into	
the District of Columbia dictated the 1932 opening of the Arlington 
Memorial Bridge and the George Washington Memorial Parkway. 
In	 turn	 this	 led	 to	 the	abandonment	of	 the	W&OD	 in	1935,	which	
historically had been the area’s fastest mode of transportation. 
This	also	influenced	the	opening	of	what	would	eventually	become	
Arlington Boulevard, or also known as U.S. Route 50. Originally called 
Lee Boulevard, this major arterial road was constructed in several 
stages beginning in the west and progressing east. The entire route 
was	completed	 in	1938	with	 the	final	section	near	Fort	Myer.	The	
name was changed from Lee Boulevard to Arlington Boulevard in the 
early-1950s. 

Transportation: Arlington Boulevard 1900-1950
Fort Myer also was the location of early experiments with aviation 
that culminated in Orville Wright’s demonstration of the airplane on 
Summerall Field in 1908 and 1909. During World War II, Fort Myer 
served as a processing station for soldiers entering and leaving the 
Army, became the location for housing of the Army’s high command, 
and became the primary honor guard for military funerals at Arlington 
National Cemetery. Since the end of World War II, Fort Myer has 
continued to serve a ceremonial role as part of its mission for the Army. 
The Federal Government continued to expand into Arlington County, and 
through multiple land acquisitions between 1943 and 1952, established 
Henderson	Hall	officially	in	1954.	Henderson	Hall	is	adjacent	to	Fort	Myer	
and situated on Southgate Road on the southern border of Arlington 
National Cemetery. 

Fort Whipple Batteries in c.1865
Source: Library of Congress

Orville	Wright	flying	at	Fort	Myer	on	September	9,	1908
Source:	U.S.	Army,	Records	of	the	Office	of	the	
Chief	Signal	Officer	(111-RB-826)

1936 Sanborn Map showing North Pershing Drive and 
North Wayne Street prior to Arlington Boulevard
Source: Arlington County Historic Preservation Program
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The planned residential subdivision of Lyon Park developed to 
support the expanding middle-class suburban population in the 
County	during	the	first	and	second	quarters	of	the	twentieth	century.	
Lyon Park was originally part of the growing community of Clarendon, 
but eventually became a separate residential neighborhood. In 
1919, Frank Lyon subdivided a 300-acre tract that included property 
purchased by his former partner, Robert Moore. This early commuting 
suburb was originally served by the Great Falls and Old Dominion 
Electric Railway, which cut across northern Arlington and provided 
easy access for commuters between Great Falls and Rosslyn. Most 
of the residences in Lyon Park were speculatively designed by local 
builders and architects. The earliest houses erected within the 
original Lyon Park subdivision generally represented the Queen Anne 
and Craftsman styles. As the neighborhood grew, Colonial Revival 
and Tudor Revival became the prominent styles. The majority of 
the dwellings are set back from the street and later augmented by 
sunporches, side wings, rear ells, and attached garages. 

As the population of Arlington steadily grew, residential construction 
in Lyon Park increased in the 1920s and 1930s and house sizes and 
stylistic features began to change in response to a new clientele. 
Consequently, a substantial number of new houses were built within 
the original borders of the neighborhood, as well as in additional 
sections. The dwellings were modest with minimal ornamentation 
and many of them were products of mail-order companies or local 
realty enterprises that offered modest foursquare buildings, Cape 
Cods and bungalows ornamented in a variety of styles, including 
Tudor Revival, Craftsman, and Colonial Revival. By the mid-1930s, 
Arlington Boulevard was completed along the southern and eastern 
border of Lyon Park, separating the community from other residential 
neighborhoods developed on the southern side of the road, and from 
Fort Myer to the east. Large-scale garden apartment complexes and 
rows of twin dwellings within Lyon Park were constructed to meet the 

Residential and Commercial Development: 1919-1960

housing demands caused by the increased work force during World War 
II. By the mid-1950s, the Lyon Park neighborhood was complete. 

During the mid- to late-1930s, the nation was still in the grips of the Great 
Depression. The number of dwelling units begun annually had declined 
precipitously in Arlington County and nationally, while the number of new 
households increased. With rising unemployment and a resulting high 
foreclosure rate, an increasing proportion of the population required 
rental housing. The existing housing stock available for people in low- to 
moderate-income ranges was far short of the demand and was often 
deficient	in	quality.	The	Federal	Housing	Administration	(FHA)	promoted	
garden apartments as a solution to the national affordable housing 
crisis. The FHA found Arlington County as a nearby experimental area in 
which to see how their policies, principles, and frameworks would work 
in three-dimension.

The FHA stimulated the building industry, improved housing conditions, 
and	 reestablished	 confidence	 in	 the	 nation’s	 lending	 institutions	 by	
providing	 mortgage	 insurance	 for	 privately	 financed	 mortgages.	 The	
agency capitalized on its project approval authority by advocating for the 
construction of multi-family garden apartments as part of self-sustained 
communities. The planned communities often were respectful of the 
existing topography and natural setting, and conveniently located near 
arterial transportation networks. From 1934 to 1954, there were almost 
200 garden apartment projects built in Arlington County alone. These 
projects included individual buildings, small-scale multi-buildings, 
and large-scale complexes. The garden apartment movement in the 
United States was essentially born in Arlington County, and became an 
important imprint on its architectural character and physical landscape. 

There are two apartment complexes located near the project area that 
reflect	the	promotion	of	garden	apartments	as	a	solution	to	the	national	
affordable	housing	crisis	during	and	after	World	War	II.	Sheffield	Court	

is but one half of the original Lee Gardens residential development. 
Sheffield	Court	and	the	Woodbury	Apartments	were	originally	known	
as Lee Gardens South and Lee Gardens North, respectively. They are 
excellent examples of garden apartment complexes that illustrate 
the	 prolific	 design	 skills	 of	 architect	 Mihran	 Mesrobian	 and	 the	
original design standards promoted by the FHA. The 31-acre tract of 
land was historically part of the Harriet R.F. Vinson estate. 

Construction began in 1941 with Lee Gardens South, which consisted 
of	 37	 buildings	 providing	 590	 apartments,	 including	 efficiencies,	
one-, two-, and three-bedroom units. The second-phase construction 
of Lee Gardens North was completed in 1949-1950. Phase I and II 
both	used	FHA-insured	financing	to	serve	post-war	housing	needs.	
The ornamental detailing of the buildings varies throughout the 
complex. While the basic design motif is Colonial Revival, Mesrobian 
was skilled in incorporating design elements from the Art Deco 
and Moderne styles. A typical example of original design standards 
promoted by the FHA could be found in the design of Washington and 
Lee Apartments, located to the south of the project area, which were 
constructed	 in	1948.	Sheffield	Court	and	the	Washington	and	Lee	
Apartments are different approaches to garden-apartment planning, 
and both are excellent examples of the garden-apartment genre.

With improvements to transportation, Arlington County was a prime 
location for development, particularly commercial enterprises that 
flanked	major	thoroughfares	such	as	Arlington	Boulevard.	For	garden	
apartments, providing service-based commercial centers was part of 
the FHA design standards to encourage self-sustaining communities 
with services within walking distance to residents. The location of 
North Pershing Drive and Arlington Boulevard was highly visible for 
businesses, such as the Lee Shopping Center and Arva Motel. These 
businesses	 could	 take	 advantage	 of	 passing	 automobile	 traffic,	
while supporting the daily lives of nearby residents and making 

Lee Shopping Center, c.2000, Located at 2201 North 
Pershing Drive, Arlington County, VA
Source: Library of Congress

the	 communities	 self-sufficient.	 Located	 at	 2201	 Pershing	 Drive,	 the	
Lee Shopping Center was constructed in 1942 and originally included 
a Safeway grocery store. Both the owner and contractor/builder were 
the Arlington Building and Development Corporation, and the architect/
designer was Allen J. Dickey. The Lee Shopping Center was demolished 
in 2010. The Arva Motel, located at 2201 Arlington Boulevard, was 
constructed in 1955 by the Thomas J. Broyhill Company. The motel 
advertised as being one mile west of Washington, D.C., and having 118 
air-conditioned rooms, a swimming pool, restaurant, free television, high 
frequency radio, telephones, and access to sight-seeing tours. Business 
continued to grow, as the motel received additions in 1957 and 1961. 
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Arva Motel c. 1960
Source: EBay.com

Recent History
In terms of notable recent history, in 2007 an applicant submitted a 
proposal to redevelop the Lee Gardens Shopping Center located at 
the northwest corner of North Pershing Drive and Arlington Boulevard.  
The resulting project is what is referred to in this document as the 
2201 North Pershing Drive project.  As this proposal was evaluated 
prior to the institution of the Special GLUP Study process, staff 
studied this site as part of the site plan review process.  

Based on its evaluation, staff recommended a GLUP amendment 
from “Service Commercial” and “Low-Medium” Residential to 
“Low”	 Office-Apartment-Hotel	 and	 a	 rezoning	 from	 C-1	 to	 C-O-
1.5	 (Commercial	 Office	 Building,	 Hotel	 and	 Apartment	 Districts).	
Planning staff contended that this area already served as a de 
facto gateway to the Lyon Park neighborhood and Clarendon from 
Arlington Boulevard.  By according this crossroads a greater sense 
of place through framing of the space with additional density and 
height,	the	establishment	of	a	defined	public	realm	and	the	creation	
of a more pedestrian-oriented experience, it could serve as a bona 
fide	neighborhood	gateway.	 Appropriately	 scaled	buildings	 forming	
a street wall would create a real sense of arrival and provide for 
an effective transition from Arlington Boulevard, a limited access 
highway, and Pershing Drive, a minor arterial, to the local streets of 
the historic Lyon Park neighborhood.  From a planning perspective, 
given that this area already provided some neighborhood serving 
retail,	 another	 benefit	 for	 this	 area	 would	 be	 additional	 retail	 or	
retail equivalent services. Following the construction of the project 
in 2012, this area provides housing, including affordable units, 
and neighborhood retail and services for Lyon Park, Joint Base Fort 
Myer-Henderson Hall and the nearby garden apartments, while also 
serving as a neighborhood gateway.
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CHAPTER 3: EXISTING CONDITIONS AND GUIDANCE

The site is located in the northern part of the County along the 
important east-west arterial, Arlington Boulevard.  It comprises 
a	 relatively	 flat	 site	 of	 approximately	 2.38	 acres	 in	 size,	 currently	
developed with a motel dating to approximately 1955-1958, its 
swimming pool and surface parking lots.  The surrounding Lyon Park 
neighborhood is primarily residential with a mix of new multifamily 
mid-rise development, historic garden-style apartments, lower-scale 
duplexes	and	single-family	homes.		A	mix	of	retail	and	office	spaces	
are, however, located directly across North Pershing Drive and directly 
across North Wayne Street.  On the other side of Arlington Boulevard 
lies Joint Base Fort Myer-Henderson Hall.  The area is well-connected 
to the rest of the County and the region thanks to the adjacency of 
Arlington Boulevard, Metrobus and ART Bus routes along Arlington 
Boulevard and Pershing Drive, two Metro stations within a mile of 
the site, nearby Capital Bikeshare stations, on-street bike lanes on 
North Pershing Drive, as well as the multi-use Arlington Boulevard 
Trail, which provides pedestrian and bicycle connectivity.

Background

Laura – Please insert locator map and/or aerial

Figure 3 -1 Aerial Image of the Site

The eastern portion of the Days Inn site, which is closer to Arlington 
Boulevard, is designated “Low-Medium” Residential on the GLUP.  
“Low-Medium” Residential is typically associated with a density of 16-
36 units per acre. “Low-Medium” Residential is also the designation 
of the garden apartment complex known as the Washington and 
Lee Apartments directly to the south of the site. (NB: A technical 
correction to the GLUP Map may be needed, as it erroneously 
depicts a portion of the Washington and Lee Apartments as “Service 
Commercial.”)  The western portion of the subject site is designated 
“Service Commercial.”  “Service Commercial” is typically associated 
with	commercial,	office	or	retail	development	of	one	to	four	stories.	

Land Use

Figure 3 -2 Existing GLUP Map

Turning to the surrounding area, the Bromptons development with 
offices,	restaurants	and	retail	located	to	the	west	of	the	site	across	
North Wayne Street is also designated “Service Commercial.”  
Across North Pershing Drive to the north is the mid-rise residential 
2201	North	Pershing	Drive	project	with	ground	floor	retail	which	
is	designated	“Low”	Office-Apartment-Hotel.		This	GLUP	category	
is	associated	with	a	density	of	1.5	FAR	for	office	development,	72	
units per acre for residential development and 110 units per acre 
for	hotel	development.		To	the	north	of	this	project	is	the	Sheffield	
Court garden apartment complex which is designated “Medium” 
Residential, typically allowing for 37 to 72 units per acre.  To the 
east of the site, along both the near and far sides of Arlington 
Boulevard, is the Virginia Department of Transportation (VDOT) 
right-of-way, which is designated “Public,” allowing for public uses, 
including major paved rights-of-way.  Across Arlington Boulevard, 
Joint Base Fort Myer-Henderson Hall is shown as “Government 
and Community Facilities,” permitting government facilities, such 
as “military reservations.”  The remainder of the surrounding 
area is the “Low” Residential (1-10 units per acre) Lyon Park 
neighborhood.
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Figure 3 -4 Existing Heights Map

Figure 3 -5 Existing Heights Model

Just as there are two different GLUP designations for the subject 
site, there are two different zoning categories.  Interestingly, however, 
only one of those zoning categories corresponds with the associated 
GLUP category.  The eastern portion of the site is zoned RA6-15, 
which corresponds with “Medium” Residential, not with the “Low-
Medium” Residential designation shown here on the GLUP.  RA8-
18 Multiple-family Dwelling District is the zoning designation most 
commonly associated with “Low-Medium” Residential and allows 
for residential development up to 36 units per acre up to 40’, with 
special provisions for up to 60’ for affordable housing and 75’ for 
elder care uses, whereas RA6-15 Multiple-family Dwelling District 
allows for residential density up to 48 units per acre and up to 60’ 
in height, again with special provisions for up to 70’ for affordable 
housing and elder care uses.   The western portion of the site is 
zoned C-2 Service Commercial – Community Business District, 
which is one of the zoning designations associated with the “Service 
Commercial” category depicted on the GLUP Map.  C-2 generally 
provides	 for	commercial,	office	and	 retail	uses	up	 to	1.5	FAR	with	
heights up to 45’.

The surrounding areas correspond with the GLUP designations 
mentioned above.  The adjacent “Service Commercial” Bromptons 
development	 is	 zoned	C-2,	while	 the	“Low”	Office-Apartment-Hotel	
2201 North Pershing Drive project is zoned C-O-1.5.  As noted above, 
C-O-1.5	 allows	 for	 up	 to	 1.5	 FAR	 for	 office	 development,	 72	 units	
per acre for residential development and 110 units per acre for 
hotels.		The	height	limits	are	eight	stories	for	office	and	ten	stories	for	
residential	or	hotel	projects.	The	Sheffield	Court	Apartments,	which	
are designated “Medium” Residential, are zoned a corresponding 
RA6-15.  The Washington and Lee Apartments are shown as “Low-
Medium” Residential and are zoned a corresponding RA8-18.  The 
surrounding “Low” Residential (1-10 units per acre) neighborhood 
is zoned R-5 One-Family and Restricted Two-Family Dwelling District, 
which provides for single-family and two-family or duplex units. 

Zoning
The Days Inn Motel, typical of early motel development with its 
horizontal, Mid-Century Modern architecture, has building heights 
of approximately 22’ to 30’.  The surrounding area has heights 
ranging from 17’ or more in the single-family neighborhood to 70’ 
at the 2201 North Pershing Drive apartments.  The western portion 
of the 2201 North Pershing Drive project is closer to 55’ in height, 
increasing towards the eastern edge to 70’, though this is notably 
but	five	stories	high.	 	The	edge	of	Joint	Base	Fort	Myer-Henderson	
Hall facing the subject site is generally around 40’ in height.  

Existing Building Heights

Figure 3 -3 Existing Zoning Map
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Section through North Wayne Street, the Bromptons and Motel100.0 This map is a user generated static output from an Internet mapping site and
is for reference only. Data layers that appear on this map may or may not be

accurate, current, or otherwise reliable.
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© Arlington County, VA.  GIS Mapping Center
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Existing Context

The existing street sections vary greatly from frontage to frontage.  Along Arlington Boulevard, a major arterial, there is a broad stretch from 
the motel through the stub road, Wainwright Road, with an on-street segment of the Arlington Boulevard Trail, to a grassy edge, a bus stop and  
the multi-lane roadway itself.  By contrast, along North Pershing Drive, there is a smaller cross-section from building face to building face with 
sidewalks, curbside parking, bike trails, a center median, a bus stop with a shelter and a broad sidewalk with some outdoor seating on the far 
side of the road.  North Wayne Street functions as a side street and has an even narrower cross-section with a grassy area, curbside parking, a 
two-way travelway, additional cubside parking and cafe seating at the Bromptons.

Figure 3 -6 Existing Street Sections

Existing Street Sections

Section through Existing Motel, Wainwright Road and Arlington Boulevard

Section through North Pershing Drive and Motel Parking Lot
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Gravel bus stop along Arlington 
Boulevard in front of the subject site

Bus stop along Arlington Boulevard in front of 
the 2201 North Pershing Drive Apartments

The site is well connected to the broader area through a number 
of different transportation modes. It is located along Arlington 
Boulevard	(U.S.	Route	50),	which	is	classified	as	an	arterial	road	
with six travel lanes and a maximum speed of 45 miles per hour. 
The site is also located along North Pershing Drive, which is 
classified	as	a	minor	arterial	road.		North	Pershing	Drive	features	
on-road bike lanes and a 10’ to 16’ sidewalk. North Wayne Street 
is	 classified	 as	 a	 non-arterial	 and	 it	 intersects	North	 Pershing	
Drive. Arlington Boulevard is maintained by VDOT and North 
Pershing Drive and North Wayne Street are maintained by 
Arlington County.

The site is serviced by Metrobus 4A (adjacent to the site) and the 
16Y (on the north side of North Pershing Drive). Stops for the ART 
45 and Metrobus 4B are located a block-and-a-half away to the 
west on North Barton Street. The Clarendon and Court House 
Metrorail Stations are each located approximately one mile from 
the site.  There is also a CaBi station next to the site with two 
additional stations two and three blocks away. Micro-mobility 
devices, primarily electric scooters and e-bikes, are becoming 
another form of transportation utilized in this area to connect to 
the rest of the County.

The subject site is also adjacent to the Arlington Boulevard 
Trail, located within the Arlington Boulevard right-of-way, which 
is an important east-west bicycle and pedestrian connection. 
Looking east, the trail extends down to Rosslyn where bicyclists 
and pedestrians can either head north up Lynn Street to Key 
Bridge and Georgetown or south to Fort Myer, Iwo Jima, Arlington 
National Cemetery and the National Mall. The trail connects 
westward to the Rosslyn-Ballston Corridor, the more residential 
portions of Arlington County and nearby jurisdictions. 

Multimodal Transportation and Connectivity

View of the Arlington Boulevard Trail looking south

View of the Arlington Boulevard Trail along Arlington 
Boulevard at the southern edge of the property

There are a several public spaces within a half mile radius from the 
subject site. Public spaces within this distance include Rocky Run 
Park, Zitkala-Sa Park and Barton Park. Lyon Park residents also have 
access to Lyon Park, a privately owned open space and community 
center. Though they are not in the immediate proximity of the subject 
area and require crossing several major intersections, all of the 
aforementioned parks are within a ten-minute walking distance 
of the subject site. This site presents an important opportunity to 
increase open space and tree canopy in the Lyon Park area. The 
site is adjacent to an important recreational resource, however - the 
Arlington Boulevard Trail. This trail runs parallel to Arlington Boulevard 
and is a critical east-west connection for bicyclists and pedestrians. 
The Public Spaces Master Plan (PSMP) calls for creation of an “inner 
loop” trail by upgrading and completing the existing trail along the 
entire length of Arlington Boulevard, inviting new users who may 
prefer shorter distances, while increasing overall connectivity. North 
and south of the site, with the exception of the 2201 North Pershing 
Drive project, the trail generally abuts a grassy setback from the 
roadway that, in some locations such as in front of this site, features 
street trees and a bus stop. 

The	neighborhood	has	lost	a	significant	amount	of	tree	canopy,	with	
the last tree canopy assessment showing a loss of 11 percentage 
points since 2011. The site itself has several ornamental trees and 
a line of Callery Pear trees near the end of their lifespan is located 
adjacent to Arlington Boulevard.  The neighboring private property to 
the south, the Washington and Lee Apartments, is home to several 
mature oaks. The Urban Forest Master Plan, adopted in 2004, 
suggests tree canopy targets of 25 percent for urban residential 
areas, and increased tree canopy on the site will help current 
biophilic design goals.  

Parks and Open Space

Figure 3 -7 Transportation Map showing Trail Locations

Cyclists using crosswalk to safely traverse the wide expanse of Arlington Boulevard
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The subject site includes and is surrounded by many different historic 
properties that are recognized at the local, state, and national levels. 

Constructed in circa 1955, what was originally called the Arva Motel is 
ranked as Notable in Arlington County’s Historic Resources Inventory 
(HRI). The HRI was adopted in 2011 by the County Board and is a 
planning	tool	designed	specifically	to	assist	property	owners	and	the	
County in determining Arlington’s most valuable historic resources 
and how best to address preservation goals and development 
options simultaneously. The HRI is limited to three types of historic 
buildings:	 garden	 apartments	 and	 complexes;	 shopping	 centers;	
and	 commercial	 buildings.	 Each	 property	 is	 classified	 into	 one	 of	
six categories: Essential, Important, Notable, Minor, Altered/Not 
Historic and Demolished. The Notable category pertains to resources 
that have historic elements related to County history, but have less 
historic	context,	integrity,	and/or	significance	compared	to	Essential	
and Important resources. The HRI’s goals and policies recommend 
that the County strive to protect and promote the reuse of Notable 
buildings, but does not require review by the Historical Affairs 
and Landmark Review Board (HALRB) for redevelopment projects 
involving Notable properties.  

As one of the few remaining Mid-Century Modern buildings along 
Arlington Boulevard, the former Arva Motel is a resource of cultural 
and	 architectural	 significance	 in	 the	 County.	 Important	 character-
defining	 features	 include	 the	 iconic	 triangular	blade	sign,	 the	 two-
story atrium lobby with its large panes of glass and its Mid-Century 
brushed	 stainless-steel	 interior	 railings,	 the	 horizontal	 flagstone	
veneer and brick materials, the overall horizontality of the massing 
and	 flat	 roof,	 and	 the	 overall	 automobile-centric	 design.	 The	 Arva	
Motel represents the commercial architecture that was needed to 
support the population growth in Arlington County during and after 
World War II. 

To the north, just beyond the 2201 North Pershing Drive project 
are	 the	 Sheffield	 Court	 garden	 apartments,	 which	 are	 a	 prime	
example of what could be considered one of the County’s signature 
historic	 resources.	 Constructed	 in	 1942,	 Sheffield	 Court	 (formerly	
Lee Gardens South) is ranked as Essential in the HRI, which is the 
highest category in the ranking.  

Arva Motel Sheffield	Court	Apartments

Postcard images of the original Arva Motel (Source: EBay)

Embellished	brick	buildings	in	the	Sheffield	Court	complex

Historic Preservation

To the south of the subject site are the Washington and Lee 
Apartments, which were constructed in 1948 and are ranked in the 
top	1/3	of	the	Important	category	in	the	HRI.	Sheffield	Court	and	the	
Washington and Lee Apartments are different approaches to garden-
apartment planning and design, and they are both good examples 
of the garden-apartment genre as stated in the Multiple Property 
Nomination, Garden Apartments, Apartment Houses and Apartment 
Complexes in Arlington County, Virginia: 1934-1954. Additionally, 
Sheffield	 Court	 and	 the	 Washington	 and	 Lee	 Apartments	 are	
contributing resources to the Lyon Park National Register Historic 
District.

Washington and Lee Apartments

Each cluster of buildings surrounds a lush, green 
courtyard in the Washington and Lee  complex
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West of the subject property is the Lyon Park National Register 
Historic District. The National Register of Historic Places (NRHP), 
which	 is	overseen	by	the	National	Park	Service,	 is	an	honorific	 list	
of	 historic	 properties	 that	 are	 significant	 to	 local,	 state,	 and/or	
national history. This designation places the neighborhood on the 
nation’s	official	list	of	cultural	resources	worthy	of	preservation	and	
recognizes that the community’s resources contribute to a fuller 
understanding of American history. Listing in the National Register 
also entitles property owners to apply for federal and/or state tax 
credits for renovations and reinvestment, and bestows an honor and 
recognition that often helps increase property values. Unlike Local 
Historic District designation, listing in the NRHP does not subject 
owners to any additional restrictions on the use, management, or 
alteration of their property.  

Lyon Park National Register of Historic Places

The neigborhood was established in 1919 Many streets are lined with old growth trees and deep front yard setbacks 

Bungalow style architecture can be found in Lyon Park, along with other architectural styles

To the east lies Joint Base Fort Myer-Henderson Hall, a National 
Historic Landmark (NHL) on the NRHP, which represents an 
outstanding aspect of American history and culture. Out of all 
the historic places listed in the NRHP, NHLs represent only three 
percent of National Register listings. Fort Myer is located adjacent 
to the north and west boundary of Arlington National Cemetery. The 
Fort has been previously surveyed for historic properties and has 
identified	historic	districts	 that	are	eligible	 for	 the	NRHP.	 The	Fort	
Myer Historic District was designated a NHL in 1972 and contains 
65 contributing resources. Another 26 buildings were determined to 
potentially be contributing resources to an expanded NRHP district 
in a draft nomination form completed in January 2014 by Joint Base 
Fort Myer-Henderson Hall. 

Joint Base Fort Myer-Henderson Hall

Residential buildings and an entry gate along Arlington Boulevard across from the subject site

A guardhouse at Joint Base Fort Myer-Henderson Hall
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As can be seen in the graphic, the greater Arlington and Washington Boulevards Area is forecasted to have six percent of the County’s supply of 
affordable housing equivalent to 1,400 units at up to 60 percent of the Area Median Income by 2040, including both market rate and committed 
affordable	units.		Both	the	Sheffield	Court	and	Washington	and	Lee	apartments	are	located	within	a	Housing	Conservation	District	shown	on	the	
GLUP.  The Housing Conservation District was adopted to prevent the loss of market-rate affordable housing, to encourage and incentivize the 
distribution of affordable housing throughout the County and to preserve and enhance existing apartment neighborhoods. While the District was 
adopted	in	2017,	land	use	and	financial	incentivizes	for	the	District	have	yet	to	be	finalized.

Written by the community and originally accepted by the County Board 
in 1973, and updated most recently in 2018, this Neighborhood 
Conservation Plan, articulates goals and recommendations for 
the neighborhood by the neighborhood.  Land use goals outlined 
in a 2016 survey quoted in the plan include: “Slow the growth of 
commercial use,” “Accommodate commercial use at the Washington 
Blvd-N Pershing Dr and Pershing-Arlington Blvd nodes,” “Commercial 
development is the greatest concern for 20% of the respondents, over 
schools	and	traffic”	and	“New	businesses	should	include	a	Farmer’s	
Market, outdoor cafes, bookstores, and grocers.”  With regards to 
pedestrians and bicyclists, the plan notes an interest in enhancing 
walkability and pedestrian/bicycle infrastructure and safety by 
improving sidewalks and crosswalks, reducing speeding and cut-
through	traffic,	ameliorating	bike	lanes,	enhancing	street	lighting	and	
the like. “The number one reason for living in Lyon Park is walkability, 
according to 60% of respondents. Comments reveal convenience and 
proximity to services and amenities such as CVS, groceries, banking, 
gas stations, etc., score high,” states the plan.  Other passages of 
relevance to this study include concerns about creating a “pass 
through to Route 50,” a desire to address the affordability of housing, 
concerns regarding the loss of historic buildings, including both single-
family and garden apartment buildings, and an interest in increasing 
tree canopy coverage and conserving mature trees.

With	 regards	 to	more	 specific	 guidance	 related	 to	 the	 subject	 site,	
the plan states: “Add public spaces and parks, playground, and/or 
swimming pool.”  Additionally, the plan reads: “Residents also seek 
to improve N Pershing Dr and the Washington Blvd/ N Pershing Dr 
intersection to make area more attractive for business through 
land and hardscaping, adequate parking, and encouragement of 
neighborhood friendly businesses who want to partner with residents.” 
Another passage speaks to a desire for more affordable housing.  
Green space was cited as an important consideration for neighbors 
more than once.  Lastly, zoning goals outlined in the plan express a 
concern with rezoning this area for townhouse development.

Affordable Housing Lyon Park Neighborhood Conservation Plan

Figure 3 -8 Affordable Housing Map

Figure 3 -9 Lyon Park Civic Association Map
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As Census data is not available at the neighborhood level, this information provides Census data at the census tract level, which contains the site 
in	question	and	also	some	of	the	neighboring	area.		For	reliability	purposes,	American	Indian	or	Alaskan	Native,	Native	Hawaiian	or	Other	Pacific	
Islander, Other, and Two or More Races were combined and represented as “Other.” The census tract containing the site contains roughly 2% 
of the County’s population, households and units. The average household size is 1.95 people per household, slightly lower than the Countywide 
average of 2.2 people per household. The households in this area have a median household income of $90,282 and are primarily non-family 
(70%). These households tend to be renter-occupied (70%) with access to one vehicle (55%) and 53% of households drive alone to work. The 
population is primarily White (77%), Not Hispanic or Latino (90%), with a bachelor’s degree or higher (58%) and most residents are between the 
ages of 25 and 39 (47%). Of those that do not speak English very well (10%), the top language spoken is Spanish.

Demographics Utilities
Staff conducted a general review of existing utilities adjacent to the site as part of this study. System and capacity needs for stormwater, water 
and sanitary sewer service were found to be generally adequate to support the scale of development envisioned in this Study Document. 
Arlington’s Stormwater, Water Distribution, and Sanitary Sewer System Master Plans, along with Arlington County’s Capital Improvement Plan 
(CIP), do not identify any planned projects within the Study Area. 

An existing water main located within North Pershing Drive was recently upgraded, along with storm sewer connections, to support future 
development of the site. An additional water main and a sanitary sewer are located within North Wayne Street and are available for connection 
to any future project. 

Additional stormwater facilities are located along the edge of the site near Wainwright Road and Arlington Boulevard that could support the site. 
The stormwater pipes connect to facilities in VDOT right-of-way. Proposed changes must be coordinated with VDOT. 

In addition to the public utilities, private utilities are adjacent to the site. Dominion Energy has no current or future projects planned for the 
area at this time. An existing gas pipeline is located within the VDOT right-of-way along the eastern edge of Wainwright Road, which must be 
considered when developing plans for trail improvements and the redevelopment of the site. The pipeline runs under the existing Wainwright 
Road pavement where an on-road section of the Arlington Boulevard Trail is currently routed. It is anticipated that the pipeline would not preclude 
the future construction of a separated Arlington Boulevard Trail in the current Wainwright Road area, provided the proposed trail extension is 
at an elevation similar to or higher than the road pavement. The pipeline could impact placement of trees, planting and landscaping along the 
trail. Further coordination with Washington Gas and approval by VDOT will be needed to develop the Arlington Boulevard Trail enhancements, 
connection and the associated landscape.
  
It is the responsibility of the applicant to conduct a thorough review of the public and private utilities in the area during the site development 
process	and	prior	 to	submission	of	a	final	development	plan	 for	 the	site.	 The	applicant	should	consult	with	Arlington	County’s	Department	
of	Environmental	Services	on	all	 development-specific	utility	 improvements	and	site-specific	utility	 connections	 that	may	be	necessary.	 The	
applicant should also coordinate with the relevant private utility companies to gain a complete understanding of the extent and condition of the 
utilities	to	specifically	identify	potential	impacts	to	any	and	all	proposed	development	plans.	
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CHAPTER 4: COMMUNITY ENGAGEMENT AND GUIDING PRINCIPLES

Engagement
Throughout this Special GLUP Study process, members of the 
LRPC and other appointed commissions or committees, as well 
as community members, have provided important input that 
has informed and shaped the recommendations outlined in this 
document. As this process was conducted under the auspices of the 
LRPC, there was a series of four LRPC meetings beginning in October 
2020.  At these meetings, representatives of the Transportation 
Commission, the Bicycle and Pedestrian Advisory Committees, the 
Park and Recreation Commission and the Historical Affairs and 
Landmark Review Board were invited to participate.  In addition, a 
representative from the Lyon Park Civic Association was also given 
a seat at the table.  Staff also consulted with Joint Base Fort Myer-
Henderson Hall during the process.

In addition to the series of LRPC meetings covering topics ranging 
from land use to transportation to history and more, staff conducted 
two online engagement surveys. These surveys allowed staff to 
receive input from a broader range of stakeholders than those 
attending the LRPC meetings.  Including those who participated in 
the LRPC meetings and through the online surveys, there were well 
over 100 people who provided input during the process.  

Topics	addressed	in	the	first	survey	included	use	mix,	transportation	
issues and existing features of importance.  Feedback was solicited 
in the second survey on the preliminary guiding principles and 
redevelopment scenarios, which staff had developed based on the 
input received during the LRPC meetings and the earlier survey.  All of 
this data proved useful to staff in formulating the recommendations 
for this area. The input that staff received through these various 
engagement opportunities coalesced around several main themes, 
including:
•  Land Use and Use Mix
•  Building Heights, Placement, Form and Design

•  Multimodal Transportation, Connectivity, Circulation and Parking
•  Public Spaces, Biophilia and Sustainability
•  Historic Preservation and Placemaking
•  Affordable Housing
These themes served as the genesis for the initial guiding principles.  
With	 additional	 LRPC	 input,	 the	 guiding	 principles	 were	 refined.	 	 The	
resulting Guiding Principles outlined here will now serve to guide the 
future redevelopment of the area.  Recognizing that future development 
proposals and other projects will include details that invariably vary 
from the form and massing models and illustrative exhibits included in 
this	document,	the	Guiding	Principles	will	play	a	significant	role	 in	the	
evaluation of future projects for consistency with the goals and intent of 
this plan.

Land Use and Use Mix
• Residential,	hotel	or	office	development	could	be	appropriate	

for this site, if the form and design recommendations of this 
document are followed. 

• Provide a compatible mix of uses in this location. Include retail or 
retail	equivalent	space	on	the	ground	floor	along	North	Pershing	
Drive, with a potential corner transition onto Arlington Boulevard, 
to provide a lively and engaging streetscape.

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. 

• Transition to the neighborhood through changes in building 
design, building height and scale, tapering, architectural 
treatments, building use, landscaping and/or screening.

Multimodal Transportation, Connectivity, Circulation and 
Parking
• Enhance multimodal access, connectivity and safety for 

pedestrians, bicyclists and transit users in and around the site 
through improvements to the Arlington Boulevard Trail, North 
Pershing Drive, including on-street bicycle and scooter mobility, 
North Wayne Street, 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 North Pershing Drive and Arlington Boulevard 
intersection.

Guiding Principles

• All garage, service and loading should be provided within the site 
and all parking should be provided underground.

Public Spaces, Biophilia and Sustainability
• Provide a publicly accessible, casual-use open space at the corner of 

North Pershing Drive and North Wayne Street.

• Transform existing Wainwright Road into a greenway and a natural 
focal point entry to the urban corridor along this portion of the Inner 
Loop	trail	system.	Reduce	traffic	noise	through	buffering	and	activate	
this linear space by incorporating biophilic elements, such as native 
plantings, by expanding the tree canopy and by providing 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.  
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• Prioritize the greening of this site by expanding the tree canopy 
and considering the addition of living nature walls and eco-solar 
or green roofs and other sustainable design features on roofs 
and balconies or in interior courtyards and other spaces that can 
accommodate such elements and/or improved landscaping.

• Emphasize the addition of native trees, shrubs and other 
plantings, including pollinator-friendly plantings, in and around 
the site, considering noise buffering and safety when siting new 
plantings.

• Use creative stormwater management techniques throughout 
the site.

• Consider the inclusion of public art commissioned through the 
site plan process in privately-owned, publicly accessible spaces.

Historic Preservation and Placemaking
• Celebrate the Mid-Century Modern architecture of the Arva Motel 

in the design of any new buildings and preserve the Mid-Century 
Modern triangular sign, the two-story lobby, and to the extent 
possible, building materials and/or ornamentation.

• 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 Fort Myer-Henderson 
Hall.

Affordable Housing
• Any GLUP amendment enacted to achieve the recommendations 

of this study will be subject to an affordable housing requirement 
in addition to the base site plan affordability requirement. This 
additional affordability would be achieved through on-site affordable 
units	equivalent	to	20%	of	the	difference	in	floor	area	between	the	
maximum density under the existing GLUP designation and the 
projects proposed density under the new GLUP designation.

Additional	specificity	regarding	these	Guiding	Principles	and	supplemental	
guidance, in the form of Key Recommendations and supporting textual 
language, can be found in chapter 6.
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CHAPTER 5: ANALYSIS

This chapter will explore the challenges and opportunities associated 
with this site, provide an urban design analysis, examine various 
development scenarios and concept plans and present open space 
and preliminary transportation analyses. 

Walking, Biking and Driving
Adjacent to the study area are several activities and design features 
which	 impact	 the	 site.	 Vehicular	 traffic	 is	 well-served	 with	 wide	
travel lanes and turning lanes on North Pershing Drive and Arlington 
Boulevard. A median with a limited number of street trees bisects both 
roadways. Adjacent to the study area, the median on North Pershing 
Drive is removed to accommodate left turn access to the subject site. 
Users of the eastbound North Pershing Drive bike lane adjoining the 
property	experience	conflicts	as	they	approach	the	 intersection.	As	
observed, more experienced riders move into the left turn lane onto 
eastbound Arlington Boulevard. Less experienced riders dismount 
and use the pedestrian crossing signal to cross Arlington Boulevard 
before continuing east on the trail. 

The sidewalk area along  the Arlington Boulevard side of the 2201 
North	 Pershing	 Drive	 development	 is	 also	 in	 conflict	 with	 the	
westbound	 multi-use	 trail.	 Pedestrian	 conflicts	 were	 noted	 where	
people jaywalk across North Pershing Drive toward Wainwright Road 
and the motel. There is no crosswalk striping across North Wayne 
Street at North Pershing Drive. 

Within the subject site, the North Pershing Drive frontage consists 
of two large driveways and the Wainwright Road intersection, which 
is within 50’ of the Arlington Boulevard intersection and creates 
pedestrian	conflicts,	turning	movement	conflicts	and	queuing	at	the	
signal.  The Arlington Boulevard frontage consists of the one-way stub 
road which can only be accessed through the motel parking lot and 
which is often used for long-term vehicle parking.  Wainwright Road 

Urban Design Analysis

Figure 5 -1 Urban Design Analysis Map

Challenges and Opportunities
also serves as a shared continuation of the multi-use trail. 
Opportunities for multi-modal improvements to consider with future 
redevelopment include adding a protected bike facility along North 
Pershing Drive and improving trail connectivity into and through the 
intersection of North Pershing Drive and onto Arlington Boulevard. Adding 
a center planted median on North Pershing Drive while limiting access to 
the site with right in, right out access to reduce pedestrian and bicycle 
conflicts	should	also	be	considered.	

Several additional pedestrian and bicycle improvements could be made 
at the corner with Arlington Boulevard. These improvements might 
include better separation between uses and the addition of services 
such as helpful maps, bicycle repair equipment, a drinking fountain, 
mobility device rentals, as well as historical information and/or public art 
documenting the rich history of the immediate surroundings. 

At the intersection of North Wayne Street and North Pershing Drive, 
pedestrian crossing improvements and the creation of a privately owned 
public space (POPS) at the corner are opportunities to create a shared 
neighborhood center in a walkable, visible and retail-intensive area. 
Towards the southern edge of the property, pedestrian access from the 
neighborhood to the multi-use trail should be provided, thereby allowing 
direct access to the trail without the necessity of either walking up to 
North Pershing Drive or cutting through private property.

Transit
Along Arlington Boulevard, the bus stop should be improved to ART/WMATA 
standards with appropriate Americans with Disabilities Act (ADA) access 
from the sidewalk and multi-use trail. Removing Wainwright Road opens 
up numerous opportunities for landscaping and trail improvements, as 
described in the following chapter.

Relationship to the Washington and Lee Apartments
Along the southern property line adjacent to the Washington and Lee Apartments, there is a grassy area with several mature trees.  While generally 
well-maintained, this L-shaped area with its tall wooden fencing, turns its back on the motel and vice-versa.  With redevelopment, consideration 
should be given to the open spaces, historic design, scale and orientation of these garden apartments. This is also an area for transitioning to 
lower, more compatible building heights. Any new building should present a welcoming face to the garden apartments. Reinforcing the use of 
mature trees and open native species meadows along the frontage should also be prioritized.



       33         34

Drawing from the Guiding Principles, feedback from the LRPC and the community surveys, staff 
developed several site alternatives to show how the site could be developed under the proposed 
GLUP and zoning designations before developing three-dimensional models. Using industry 
standards for typical building size for a double-loaded residential corridor and street rights-of-way 
no less than 40’, several alternatives were explored. In order to break up the bulk of this stand-
alone block, a new internal street was introduced, along with the concept of potentially using more 
than one building mass in order to break up the overall monolithic shape achieved with a single, 
uniform building form. Incorporating parking, service and loading internally, rather than directly off 
of North Wayne Street or North Pershing Drive, was another design imperative.

The	 location	of	open	space	and	site	circulation	became	defining	 features.	 	A	strong	preference	
emerged for a corner open space central to the retail and walkable streetscape along North 
Pershing Drive.  This open space would provide usable public space for nearby residents in the 
neighborhood, as well as for visitors and employees working in the area. The inclusion of a narrow 
street, or mews, was considered along the southern property line shared with the Washington 
and Lee Apartments as a way to engage and front the apartments and neighboring houses. As 
shown on the following pages, three alternatives to what was included in the Special GLUP Study 
application were further studied. 

Concept Studies

Figure 5 -2 Concept Studies

Concept Studies
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Development Scenarios

In order to analyze and obtain feedback on whether or not a GLUP 
amendment	 to	 “Low”	 Office-Apartment-Hotel	 was	 warranted,	 staff	
developed several different models. The models shown here were 
developed for illustrative purposes and they represent but a few of the 
myriad of possible redevelopment options.  It should also be noted 
that the models do not necessarily represent staff’s preferred options.  
In terms of the assumptions upon which these and the later, more 
refined	models	were	developed,	the	parcel	assumptions	are	based	on	
anticipated redevelopment and preservation of the historic lobby space.  

The scenarios modeled by staff start with a By-Right Scenario (A.)  
(Figure 5-1) which illustrates what could be achieved given the existing 
zoning designations of C-2 and RA6-15.  This is followed by multiple 
concept studies which led to four different scenarios showing what 
could be achieved under the proposed new zoning category of C-O-1.5.  
These site plan scenarios depict residential development, as that was 
the	preferred	use	identified	by	the	LRPC	and	the	community,	however	
other permitted uses could be appropriate if the same general form 
parameters are followed.

The	 first	 “Low”	 Office-Apartment-Hotel	 redevelopment	 scenario	 is	 a	
Maximum Footprint and Height Scenario  (B.) intended to show the 
maximum envelope at eight stories.  This is a bulky scenario favored by 
neither staff nor the LRPC, but illustrative of what could be achieved on 
site without form and design parameters.  The next three scenarios, the 
Enclosed Courtyard (C.) and Open Courtyard (D.) Scenarios, along with 
the	Corner	Open	Space	Scenario	(E.),	are	more	refined	scenarios	which	
vary	chiefly	 in	 terms	of	 the	 location	of	 the	proposed	casual-use	open	
space. 

All of these scenarios are, of course, hypothetical scenarios.  They were, 
however, useful in eliciting community feedback and serving as a point 
of departure for high-level discussions.  These discussions informed 
the	development	of	what	 is	reflected	in	the	study’s	recommendations	
regarding height, massing and other key elements enumerated in the 
following chapter.  

Figure 5 -3 By-RIght Scenario

Modeling Assumptions

C-2 By-Right

GLUP – “Service Commercial”

Maximum Height – 45’

Maximum Density – 1.5 FAR

RA6-15 By-Right

GLUP – “Medium” Residential

Maximum Height – 70’

Maximum Density – 48 units/acre, but townhouses are counted as 
29 units/acre

The site has split zoning, with C-2 along North Pershing Drive and 

RA6-15 along Arlington Boulevard. A by-right development scenario 
was designed with four-story mixed-use commercial development at a 
45’ maximum height along North Pershing Drive. On Wainwright Road, 
within the residentially zoned area, the design shows 16 three-story 
townhouses with garage and guest parking. 

Approximately 85 surface parking spaces are provided overall. Vehicle 
and service access is from existing Wainwright Road, a driveway on 
North Pershing Drive and a new entrance on North Wayne Street across 

C-2

RA6-15

A. By-Right Scenario

N. Pershing Drive
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B. Maximum Footprint and Height Scenario C. Enclosed Courtyard Scenario

Figure 5 -4 B. Maximum Footprint, Maximum Height Scenario
Figure 5 -5 C. Enclosed Courtyard Scenario

C-O-1.5 Site Plan

GLUP	–	“Low”	Office-Apartment-Hotel

Maximum	Height	–	maximum	8	 stories	Office;	10	 stories	Apartment/
Hotel

Maximum	Density	–	base	density	up	to	1.5	FAR	Office;	up	to	72	units/
acre	Residential;	up	to	110	units/acre	Hotel

Bonus Provisions – additional density allowed per Bonus Density 
provisions (Arlington County Zoning Ordinance 15.5.9)

Modeling as Depicted: 8-story, 90’ high residential single building 
mass with Wainwright Road used for main entrance and 2-3 levels of 
underground parking accessed from North Wayne Street.

Drawing from the initial concept studies and responding to the less 
desirable aspects of Scenario B., which is similar to the “Texas donut” 
proposal	included	in	the	application	package,	three	five-story,	55’	high	
residential schemes were designed to demonstrate different block 
configuration	options.	

Scenario C. illustrates three building masses separated with a new 
street to open up the site. Underground parking and services would be 
accessed off of the new internal street. The project’s main entrance 
and shared public space are also internalized towards the middle of the 
site. A publicly- accessible connection through the site to the Arlington 
Boulevard Trail is also shown. This scenario was not a preferred scenario 
by the LRPC or community due to the less visible location of the open 
space. 

This three-building scenario has an approximate density 
of	2.7	FAR	within	the	five	stories	depicted

This single-building scenario has an approximate density 
of 4.6 FAR within the eight stories depicted N. Pershing Drive
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D. Open Courtyard Scenario

Figure 5 -6 D. Open Courtyard Scenario Figure 5 -7 E. Corner Open Space Scenario

The	final	concept,	the	Corner	Open	Space	Scenario	(E.),	includes	a	new	
internal street and introduces a more centrally located and visible open 
space at the corner of North Pershing Drive and North Wayne Street. The 
LRPC expressed support for this location which allows for a more central 
and visible open space away from Arlington Boulevard and encouraged 
making it larger.

As described in the next chapter, these three schemes became the basis 
for a hybrid concept scheme incorporating those elements from each 
scenario that best comport with the Guiding Principles.

As a way to minimize the impact of shadows from the study area onto 
North Pershing Drive and to introduce a large open space directly 
adjacent to the sidewalk, the Open Courtyard Scenario (D.) was modeled. 
It	 is	designed	as	a	five-story,	55’	high	 residential	development	with	a	
70’-wide	building	footprint.	 It	 is	defined	by	an	 internal	cul-de-sac	from	
North Pershing Drive offering main entrance, service and parking garage 
access. The design provides for a publicly-accessible open space at the 
center of the site along North Pershing Drive. This scenario was more 
favorably received by the LRPC and the community than Scenario C. due 
to the more visually accessible open space and the opportunity for more 
sunlight on this open space.

E. Corner Open Space Scenario

This three-building scenario has an approximate density 
of	2.7	FAR	within	the	five	stories	depicted

This single “U shaped” building scenario has an approximate 
density	of	2.4	FAR	within	the	five	stories	depicted N. Pershing Drive
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Pershing Drive is a one- to two-story base with a minimum 8’ stepback and an overall height matching the apartments across the street.  Further 
south and west towards the neighborhood off of North Wayne Street and the Washington and Lee Apartments, the height further steps down to 
a range of three to four stories with a maximum height of 50’. In addition, a new shared street is envisioned following the southern property line 
to support a more graceful transition to the apartments, as well as to provide public access to the multi-use trail on Arlington Boulevard.

The Draft Building Heights Maps explored maximum heights of six and eight stories, with general LRPC support for the latter option provided 
the additional height was allowed in targeted locations. The locations for the greatest heights were also explored as two options: greater height 
facing Arlington Boulevard and greater height toward the center of the site. The maps show the recommended range of stories and a maximum 
height for those sub-areas within the Study Area. Working outward from the preservation of the historic lobby and blade sign at North Pershing 
Drive and Arlington Boulevard, additional development steps down from this corner towards the Washington and Lee Apartments. Along North 

Figure 5 -8 Draft Building Heights Map Option 1

Draft Building Heights Study Option 1: Height along Arlington Boulevard

Figure 5 -9 Draft Building Heights Map Option 2

Draft Building Heights Study Option 2: Height in the Center
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Model of Option 1: Height along Arlington Boulevard 

Figure 5 -10 Modeled views of Option 1, which places the greatest massing height along Arlngton Boulevard

Model of Option 2: Height in the Center 

This three-dimensional model depicts a potential massing scenario 
(Option 1) with the majority of the massing focused on the corner 
of North Pershing Drive and Arlington Boulevard as a gateway to the 
neighborhood. The massing tapers down towards the west and south 
and surrounds a rooftop terrace. The building also frames the casual-
use open space at the corner of North Pershing Drive and North Wayne 
Street.

The model assumes a one-story, mixed-use podium base with maximum 
heights shown as seven to eight stories at the corner of North Pershing 
Drive	and	Arlington	Boulevard,	tapering	down	to	five	to	six	stories	along	
North Pershing Drive and the more southern frontage along Arlington 
Boulevard, with three to four stories shown along the southern property 
line near the mews.

This three-dimensional model shows a potential massing scenario 
(Option 2) with the majority of the massing focused towards the center 
of the site and along Arlington Boulevard. The massing tapers down from 
the center towards the north, west and south and surrounds a rooftop 
terrace. The building also frames the casual-use open space at the 
corner of North Pershing Drive and North Wayne Street.

This model also assumes a one-story, mixed-use podium base with 
maximum heights shown as seven to eight stories in the center of the 
property	 and	 along	 Arlington	 Boulevard,	 tapering	 down	 to	 five	 to	 six	
stories along North Pershing Drive and three to four stories along the 
more southern frontage on Arlington Boulevard, with three to four stories 
shown along the southern property line near the mews.

Figure 5 -11 Modeled views of Option 2, which places the greatest massing height in the center of the Study Area
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Shadow Studies for Option 2: Height in the Center
An effective tool to judge the potential impact of greater height and 
massing is a shadow study simulated at different times of the year. The 
purpose of a shadow study is to determine the extent of shadows created 
by the proposed development and cast on adjacent buildings, open 
spaces and streets. These shadow studies helped to inform the building 
heights, massing, setbacks and stepbacks appropriate for this site.  Key 
considerations were limiting shadows on the proposed open space and 
on neighboring parcels.

On this page, Option 1: Height along Arlington Boulevard, shows a 
significant	 shadow	 impact	 on	 North	 Pershing	 Drive	 during	 the	 winter	
solstice, reaching across the street and covering the corner open space 
in shadows.

Shadow Studies for Option 1: Height along Arlington Boulevard
When the greatest height is concentrated toward the center of the site, 
as shown in Option 2: Height in the Center, the impact of the shadows 
is lessened along North Pershing Drive and the corner open space even 
gets sunlight during the Winter Solstice. The internal courtyard is covered 
partially in shadow during all seasons.

Given the location and solar orientation of the Study Area, the shadow 
studies	also	confirm	that	both	the	option	showing	greater	height	along	
Arlington Boulevard and greater height towards the center of the site are 
the most appropriate and viable options.

Figure 5 -12 Winter Solstice at Noon

Figure 5 -13 Summer Solstice at Noon Figure 5 -14 Vernal and Autumn Equinox at Noon

Figure 5 -15 Winter Solstice at Noon

Figure 5 -16 Summer Solstice at Noon Figure 5 -17 Vernal and Autumn Equinox at Noon
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Open Space Comparison

Figure 5 -18 Open Space Comparison

To supplement the development schemes, staff looked at 
three preliminary trip generation scenarios for the site:

 1) Existing by-right development 

 2) Maximum potential development based on C-0-1.5  
 density without additional bonus density

 3) Maximum potential development based on C-0-1.5  
 density with up to 100% additional bonus density.

Assumptions:

Studied both residential and commercial development options 
for each density level. 

Transportation Analysis
Projected PM Peak Hour Person Trips for each development and 
land use scenario (8 total estimates). 

Adjusted person trips to estimate vehicle trip generation based 
on County and regional data for mode split by land use type. 

In conclusion, the analysis showed that the network should 
accommodate the additional multimodal trips generated by 
an	 increase	 in	 density	 at	 this	 particular	 location;	 however,	 the	
magnitude	of	that	increase	is	difficult	to	estimate	at	this	point	in	
the review. It should be noted that the trip generation estimates 
presented here are for long range planning purposes and 
additional more detailed multimodal transportation analyses 
will be part of any site plan review to ensure the transportation 
impacts of site development are appropriately mitigated. 

As evidenced by the modeling scenarios, the location 
of the proposed open space was a driving factor in 
determining which development features within the 
scenarios best embodied the Guiding Principles.  

As demonstrated in the online community feedback 
responses, the Open Courtyard and Corner Open Space 
Scenarios were the most well-received of the scenarios 
and were seen to best comport with the Guiding Principles.  
A commonality of these two scenarios is the visibility and 
accessibility of the open spaces, versus the more private 
and internalized open space locations presented in the 
other two scenarios.  The location of the open space at 
the corner of North Wayne Street and North Pershing 
Drive, where it will have the greatest visual impact and 
be readily accessible to all potential users, evolved into 
both a Guiding Principle, and a Key Recommendation, as 
elucidated in the following chapter. 

Figure 5 -19 Transportation Analysis
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CHAPTER 6: RECOMMENDATIONS

To assess the applicant’s request to amend the GLUP designation 
from “Low-Medium” Residential and “Service Commercial” to 
“Low”	Office-Apartment-Hotel,	a	land	use	analysis,	an	urban	design	
analysis, three-dimensional computer modeling of redevelopment 
scenarios and a trip generation analysis were evaluated.  The results 
of these analyses revealed that the proposed GLUP designation of 
“Low”	Office-Apartment-Hotel	 is	appropriate	for	the	subject	site	for	
several reasons.
  
In terms of land use, the adjacent 2201 North Pershing Drive property 
is	already	designated	“Low”	Office-Apartment-Hotel.		At	the	time	the	
GLUP was amended to this designation, staff suggested that this 
same designation could potentially be considered for the subject site 
at a future time, and with an appropriate accompanying site plan 
application, to create a gateway node.  Allowing for additional density 
and height would permit for the redevelopment of the site in a way 
that could provide for mixed-use development with the potential for 
ground	floor	retail	or	retail	equivalent	uses	that	could	help	to	define,	
serve and enliven this neighborhood gateway area.

Given the level of transportation connectivity in this location, the site 
can accommodate additional density on the order of that associated 
with	 “Low”	 Office-Apartment-Hotel.	 	 While	 this	 site	 is	 not	 located	

General Land Use Plan and Zoning

along a Metro corridor, it is located within a mile of two Metro Stations.  
The	County	has	approved	“Low”	Office-Apartment-Hotel	along	principal	
roadways in a limited number of instances outside of Metro Station 
areas, including along Route 29 north of Rosslyn, in the Nauck Town 
Center area near Interstate 395 and in East Falls Church. This site is 
located along one of the few limited access highways in the County, 
Arlington	Boulevard.		The	site	is	furthermore	situated	at	the	first	traffic	
signal encountered by vehicles traveling west on Arlington Boulevard 
from	the	District	of	Columbia.	 	“Low”	Office-Apartment-Hotel	would	be	
a reasonable designation for this site given the site’s relationship to the 
2201 North Pershing Drive property, the desire to create a gateway node 
in this area and the site’s good connectivity and location along a limited 
access highway.  

The evaluation of any accompanying site plan project is an important 
element, as staff would not support the re-planning of this site without 
an appropriate site plan proposal.  Staff, for example, is interested in en-
suring that an appropriate architectural form with compatible tapering, 
setbacks and stepbacks is achieved.  The surrounding area has numer-
ous important historic resources, including the garden-style apartments 
to the south, historic Fort Myer across Arlington Boulevard and the sin-
gle-family homes of Lyon Park in the surrounding neighborhood.  Staff 
would	want	to	see	a	proposal	that	first	and	foremost	responds	directly	
to Guiding Principles and incorporates the Key Recommendations into 
the redevelopment.  Any project proposed for this site should respect the 
scale and architecture of these resources and retain and celebrate the 
Mid-Century Modern blade sign and the lobby of the former Arva Motel.   

An appropriate site plan proposal would also improve the adjacent 
Arlington Boulevard Trail and sidewalks, provide direct access to the trail 
from North Wayne Street and locate parking below grade.  The site plan 
would also provide open space improvements that include a casual-
use open space on site and off-site enhancements to the trail. Biophilia 

This chapter builds upon the analyses included in the previous chapter 
and provides recommendations related to all of the Guiding Principle 
topic areas.  Key Recommendations are provided and, along with 
the Guiding Principles enumerated earlier in this document and the 
additional	 explanatory	 guidance	provided	 through	 the	 text,	 figures	
and graphics in this chapter, should be addressed in designing and 
reviewing any proposed site plan project for this site consistent with 
“Low”	Office-Apartment-Hotel	and	C-O-1.5.

Figure 6 -1 Request to Advertise Map

and sustainability are also County priorities and a project in this 
location should add to the tree canopy, provide for pollinators 
and address stormwater creatively on site.  Increasing the 
supply of affordable housing is another County goal that should 
be addressed by any potential site plan with, preferably, on-
site units, or contributions, whether or not the site is ultimately 
developed with a residential project, as preferred by the LRPC 
and	the	community,	or	as	an	office	or	hotel	project.	

With	 the	 aforementioned	 goals	 in	 mind,	 the	 “Low”	 Office-
Apartment-Hotel GLUP category can provide for an appropriate 
and successful project with a compatible form of development.  
The accompanying zoning district of C-O-1.5 would encourage the 
tapering and setbacks that result in a building that respects this 
context, yet completes the gateway, bolsters this neighborhood 
node	and	serves	as	a	buffer	between	the	traffic	along	Arlington	
Boulevard and the neighborhood.
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• Residential, hotel or office development could be appropriate for this site, if the form and design recommendations of this document 
are followed. 

• To provide a lively and engaging streetscape, provide a compatible mix of uses in this location. Include retail or retail equivalent space 
on the ground floor along North Pershing Drive, with a potential corner architectural transition onto Arlington Boulevard. 

Land Use and Use Mix

Facade differentation along a retail streetscape should provide 
transparency,	architectural	variety	and	ground	floor	activitation.

GUIDING PRINCIPLES
• 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. 

• Transition to the neighborhood through changes in building design, building height and scale, tapering, architectural treatments, 
building use, landscaping and/or screening.

This concept plan and the three-dimensional massing models 
illustrate one way in which the site could redevelop in accordance 
with the Guiding Principles and Key Recommendations. Other 
concepts with other uses could potentially be equally appropriate. 

Using the heights map as a guide, a primary  goal is to keep the 
size of the buildings along each frontage appropriate in scale and 
massing to the immediate context. Along North Pershing Drive, a 
mixed-use	village	center	building	type	with	five	to	six	stories	and	a	
maximum height of 70’ is recommended. 

Greater height and density is potentially appropriate along Arlington 
Boulevard or towards the center of the site.  Up to eight stories and 
a maximum height of 90’ could be considered during a future site 
planning process. To provide a better transition to the adjoining 
single-family neighborhood and garden-style apartments, this plan 
recommends tapering down to a range of three to four stories and a 
maximum height of 50’ facing south along the mews.

Building Heights, Placement, Form and Design

Figure 6 -3 Concept Roof Plan

NORTH

GUIDING PRINCIPLES

Figure 6 -2 Street Frontage Types along North Pershing Drive
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Building heights were carefully analyzed over the course of the planning process and two different height maximums and two different options 
for	the	location	of	the	greatest	heights	were	discussed	during	the	final	LRPC	meeting	(see	previous	chapter).	The	Recommended	Building	Heights	
Map shown here builds upon the analyses and discussions of the planning process and establishes the recommended range of stories and a 
maximum height for the various sub-areas within the Study Area. This map allows up to a maximum building height of eight stories or 90’. This 
additional height can potentially allow for a more interesting skyline, additional tapering and more passive noise buffering for the casual-use 
open space than that afforded by a six story or 70’ maximum, however this height is not appropriate for the entire site.  Rather, this additional 
height should be carefully situated on the site so as to reduce its potential impact in terms of its visual presence and potential shadows.  The 
appropriate locations for this height are either towards the middle of the Arlington Boulevard frontage or towards the center of the site. The 
manner in which additional height can be achieved would be determined during any future site planning process.

Progressing from the historic facade and blade sign at the corner of North Pershing Drive and Arlington Boulevard, the massing steps down 
to a potential four-story height adjacent to the Washington and Lee Apartments. Along North Pershing Drive is a one- to two-story base with a 
minimum 8’ step-back and an overall height matching that of the 2201 North Pershing Drive development.  Further south and west towards the 
neighborhood off of North Wayne Street and the Washington and Lee Apartments, the height tapers down to six stories and then to  four stories. 
In addition, a mews is envisioned following the southern edge of the site to provide a welcoming transition to the apartments, as well as public 
access to the Arlington Boulevard Trail. 

Building Heights

Figure 6 -4 Recommended Building Heights Map
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• Building heights should vary along the periphery of the site to add 
interest to the skyline.
 
• Building heights along the western and southern periphery should 
taper downward in height toward the garden-style apartments and 
single-family houses.

•  Buildings should step back from street frontages on North 
Pershing Drive and other areas where possible as referenced on the 
Recommended Building Heights Map, including private shared streets.

•  Building façades should be composed of a distinctive base, middle 
and top.

•		First	floor	façades	should	be	articulated	to	enliven	the	sidewalk	and	
enhance the pedestrian experience on all sides, particularly at the 
building entrances.

• Street-level residential should feature individual entrances and 
building articulation to animate the façade and add interest to the 
streetscape.

• Street-level commercial spaces should feature a minimum 50% 
window transparency, frequent and welcoming pedestrian entrances 
with canopies or awnings and/or signage that varies with the commercial 
use.

•  Where balconies are provided, they should be designed as an integral 
component of the façade.

• Heights shown on the Recommended Building Heights Map are 
measured	to	the	cornice	of	the	uppermost	recommended	floor	and	do	
not	include	mechanical	screening	and	elevator	overruns,	as	defined	in	
the Zoning Ordinance at the time of a future site plan approval.

Figure 6 -5 Concept Plan

Form, Taper and Transitions

N
S Section

NORTH

EW Section

• The building should include multiple architectural rhythms to assure 
visual interest in the building façade. Interesting rhythms can be developed 
through the use of:
  •multiple types, shapes, and groupings of windows 
 •façade stepbacks or changes in plane
 •changes in materials or colors
 •oriel and bay windows
 •balconies.

Key Recommendations
East West Site Section

North South Site Section

The East West Site Section from North Wayne Street to Arlington Boulevard illustrates tapering  downward from a height of eight stories along Arlington Boulevard to four 
stories at North Wayne Street. The drawing also depicts the relationship of the service and circulation area under the podium and courtyard, as well as one level of below-
grade parking.

The North South Site Section from North Pershing Drive to the Washington and Lee Apartments illustrates tapering downward from a height of six stories along North Pershing 
Drive to four stories adjacent to the existing garden-style apartments with a new shared street extending access to the multi-use trail beyond. The drawing also depicts the 
realtionship to adjacent buildings at 2201 North Pershing Drive and shows the taller eight-story building facing Arlington Boulevard..

Figure 6 -6 East West North South Sections
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The North Pershing Drive corner with Arlington 
Boulevard has the potential to establish a stronger 
sense of place and create a landmark for what will 
be part of this neighborhood center. Adding a design 
feature  at a scale and aesthetic appropriate to 
highlighting the rehabilitated blade sign and the two-
story lobby should be considered. Special corner or 
entrance treatments can also create good visibility 
for storefronts or places of interest. This is also a 
potential location for trail-oriented retail or a cafe 
space.

Stepbacks are desired to ensure that new buildings 
have a pedestrian scale and are contextually 
appropriate adjacent to the preserved structures. 
A variety of design approaches may be taken to 
achieve the desired sense of scale, all of which are 
dependent	on	the	specific	context.	

A distinctive corner can be achieved with:
• a change in materials, contrasting it from the   

adjoining façades
• the scale and proportion of fenestration
• changes in plane 
• the introduction of an angled or rounded transition 
• an increase in bulk or height
• the use color
• the orientation of a main entrance
• landscaping and site design.

An architectural feature at the corner can accentuate the sense of a gateway to the neighborhood

Facade preservation with a generous setback 
highlights the historic building

Mirroring the rounded corner of the existing 
project reinforces the urban design continuity

North Pershing Drive Precedent Images

Figure 6 -7 North Pershing Drive Street Section

• Using	a	combination	of	building	preservation	and/or	architecturally	significant	design	and	landscape	
design, achieve a distinctive corner at Arlington Boulevard and North Pershing Drive as a point of visual 
emphasis.

• Design the northern and eastern edges 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 North 
Pershing Drive and Arlington Boulevard. Furthermore, ensure that the eastern building frontage enhances 
trail safety through design elements such as windows, residential entrances or other features.

Key Recommendations
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Figure 6 -8 Arlington Boulevard Building Design Precedent Images

As shown in these examples, lengthy, horizontal facades can be visually “broken up” and made more appealing 
by creating a sense of verticality via the application of narrower bays with differing widths, changes in plane and 
variations in height. Incorporating architecturally interesting ground-level treatments is another important way of 
“grounding” a building and creating a better pedestrian-level experience.

Traditionally, buildings are visually organized 
with three basic elements -  the “base,” the 
“middle,”and the “top.” The “base” is generally 
two	to	five	stories	high	and	is	scaled	and	
detailed for appreciation by the pedestrian. 
The “base” includes the building entries, retail 
facades and shop windows, awnings and 
porte-cocheres designed together to anchor 
the building to the ground. The “middle” of the 
building contains the building’s primary uses 
and generally visually repeats an architectural 
theme or a rhythmic pattern or patterns. The 
“top” terminates the building at the sky with 
an architectural cornice or special building 
elements.

Arlington Boulevard Precedent Images

Figure 6 -9 Arlington Boulevard Street Section

•   Transition to the historic, garden-style Washington and Lee Apartments through changes in building design, 
building height and scale, tapering, architectural treatments, landscaping and/or screening.  
•   Line the ground	floor	facade	near	the	corner	of	North	Pershing	Drive	with	active	uses.		The	use	of	bays	and	changes	in	roofline	
and plane should be utilized to break up the lengthy facade.  

Key Recommendations

•			Consider	ground	floor	walk	out	units	with	direct	access	to	the	frontage	area	and	multi-use	trail.	  



       61         62

Figure 6 -10 North Wayne Street Building Design Precedent Images

The open space at the corner with North Pershing 
Drive	 is	 the	most	 prominent,	 defining	 feature	 of	
the North Wayne Street frontage.  More detailed 
information on the open space is provide in the 
Open Space section. 

The design and massing will taper to this more 
residential character and scale. The building 
architecture should place storefronts and 
entrances surrounding the open space.

The North Wayne Street edge should serve as a 
transition and buffer to the neighborhood with 
street trees and greenery to soften the edge of the 
site. Walk-out units, which may require a greater 
setback, could potentially be considered in this 
location.

These lower-height buildings express a more residential appearance 
and include architectural details and materials, such as brick 
and masonry, to relate contextually with nearby buildings

North Wayne Street Precedent Images

The Shared Street/Mews frontage 

Figure 6 -11 North Wayne Street Section

•   Any proposed building or buildings should taper down in scale towards the single-family Lyon Park neighborhood along the 
North Wayne Street edge.

•   The Recommended Building Heights Plan recommends heights, moving from north to south from North Pershing Drive 
along	North	Wayne	Street,	of	no	more	than	five	to	six	stories,	transitioning	to	a	maximum	of	three	to	four	stories.	

Key Recommendations
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Figure 6 -12 Mews Building Design Precedent Images

Mid-Century Modern details could be appropriate and in keeping with the site’s history

Pedestrian-scale buildings with narrow bays and a vertical orientation

Development should step down in height and scale along the mewsLarge windows are a Mid-Century Modern hallmark

Shared Street/Mews Precedent Images

Figure 6 -13 Shared Street/Mews Section

• A shared street and mews concept is recommended for that portion of the site facing the Washington and Lee Apartments.  
Rather than turning its back on its neighbors, any new proposed building or buildings for this site should present an 
inviting facade along this edge with three to four story buildings, individual entrances, trees and landscaping.  This area 
will also have a shared street that pedestrians and bicyclists can use to directly access the Arlington Boulevard Trail.

Key Recommendations
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Figure 6 -14 North Pershing Drive Massing and Corner Open Space

North Pershing Drive Massing, Stepbacks and Tapering
North Pershing Drive Urban Design Improvements

Figure 6 -15 Building massing at North Pershing Drive and Arlington Boulevard
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Figure 6 -16 North Pershing Drive Area Urban Design Improvements
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Figure 6 -17 Arlington Boulevard Drive Massing

Arlington Boulevard Massing and Tapering
Arlington Boulevard Urban Design Improvements

Accessible Bus Stop

Replacement Arlington Boulevard Trees
 
Mobility Hub
 
Public Open Space

Native Plant and Bermed Landscape

1-2 Level Stepback, Planted Podium

Minimum 12’ Wide Multi-Use Trail

15’ Setback and Tree Buffer

Facade and Sign Preservation

Public Access to North Wayne Street

8’ Minimum Setback/Tree Buffer from Arlington 
Boulevard,Potential Emergency Fire Access

25’ Setback and Tree Buffer
 
Eco-Solar Roof
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Figure 6 -18 Arlington Boulevard Drive 
Area Urban Design Improvements
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Figure 6 -19 North Wayne Street/Mews Massing

North Wayne Street/Mews Urban Design Improvements

Among the improvements which could serve to enhance this edge of the site, is a shared roadway that could serve as public access for 
pedestrians and bicyclists to the Arlington Boulevard Trail and a garage access point for the residences along the mews.  With careful design, 
this area can be safe, inviting and useful for both residents of the site, residents of adjacent sites and the broader Lyon Park neighborhood.

North Wayne Street/Mews Urban Design Improvements
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Figure 6 -20 North Wayne Street Area Urban Design Improvements
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Multimodal Transportation, Connectivity, Circulation and Parking

Given the robust transportation connectivity and circulation options 
at this crossroads, it is important that the redevelopment of this site 
bolster these assets. Enhancing the functionality, safety and aesthetics 
of the existing network of pedestrian and bicycle connections, along 
with transit, is essential. These connections support the vitality 
of the area and provide convenient and environmentally-friendly 
linkages to and from the surrounding area, including Joint Base Fort 
Myer-Henderson Hall, the garden apartments to the north and south, 
the mixed-use development along North Pershing Drive and the 
broader Lyon Park community. Sidewalks should be well-designed 
for those with disabilities and strollers, with considered landscaping 
and lighting. An additional pedestrian and bicycle connection is 
recommended to run east-west along the proposed mews to connect 
the Arlington Boulevard Trail with the neighborhood. Extending the 
protected bike lane, which is found further west on North Pershing 
Drive, all the way to Arlington Boulevard should be considered. Where 
feasible, raised physical barriers and landscaped areas should also 

Figure 6 -21 Transportation Opportunities Plan
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GUIDING PRINCIPLES
• Enhance multimodal access, connectivity and safety for 

pedestrians, bicyclists and transit users in and around the 
site through improvements to the Arlington Boulevard Trail, 
North Pershing Drive, including on-street bicycle and scooter 
mobility, North Wayne Street, 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 North Pershing Drive and Arlington Boulevard 
intersection.    

• All garage, service and loading shoud be provided within the 
site and all parking should be provided underground.

2

1

3

Transportation Precedent Images
be	considered	as	a	way	to	separate	bicyclists	and	motorists.	A	fix-it	
station for bicyclists and a drinking fountain should be studied near 
the North Pershing Drive and Arlington Boulevard intersection, along 
with a micro-mobility hub, as discussed below. 

As Arlington Boulevard, the Arlington Boulevard Trail and Wainwright 
Road are located within right-of-way owned and regulated by VDOT, 
any work in these areas must be coordinated with this agency. 
Wainwright Road currently provides access to parking at the existing 
hotel on the site and ends at the start of a separated section of the 
Arlington Boulevard Trail. Wainwright Road currently supports an on-
road section of the Arlington Boulevard Trail, but does not otherwise 
provide connectivity to the VDOT network. This plan recommends 
the removal of the Wainwright Road street section and replacement 
with the Arlington Boulevard Trail. This, along with the proposed trail 
enhancements, will have a positive impact on connectivity for active 
transportation modes in this area. Recommendations include  the 
removing the current on-street bike lane on Wainwright Road and  
replacing it with an appropriately designed and well-buffered 12’ 
paved trail connection with 2’ unpaved shoulders and a minimum 
8’ setback/tree buffer from Arlington Boulevard. This will greatly 
improve travel for pedestrians and bicyclists who regularly use this 
trail for commuting, exercise and recreation. Trail enhancements 
must be coordinated with the existing below-grade gas pipeline that 
extends the length of the site within the VDOT right-of-way.

In terms of site design, entrances and exits should be provided 
along both North Wayne Street and North Pershing Drive, with the 
North Wayne Street access point being the primary access point, 
to	minimize	traffic,	pedestrian	and	bicycle	conflicts	on	busier	North	
Pershing Drive. Access should be designed in such a way that there 
is no stacking of commercial vehicles on North Wayne Street. During 
public engagements, staff heard Lyon Park concerns regarding off-
site	parking	and	traffic	on	nearby	streets,	including	large	vehicle	and	

Protected bike lanes increase capacity, safety and comfort 

Well-designed plazas serve a multidue of temporary uses such as food truck 
parking, while also providing access to general parking and drop-off space

This example of a woonerf demonstrates how to accommodate 
pedestrians and vehicles safely in a compact area 
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4

5

A micro-mobility hub could add to the non-vehicular transportation options for this area

cut-through	traffic.	These	concerns	should	be	addressed	during	the	
site plan process. 

On-site parking should be provided below grade.  Should limited 
above-grade parking be considered appropriate for the retail or retail 
equivalent businesses, it should be carefully screened so as not to 
be visible from any public roadway using architectural, landscaping 
or other techniques.

Space for curbside management of bike parking, shared micro-
mobility device facilities, safe pick-up and drop-off spots, and delivery 
and service vehicle parking should be considered. This general area 
could be a potential location for a micro-mobility hub, something 
which the County will be piloting near the Courthouse Metro Station.  

Micro-mobility hubs can provide access to multiple transportation 
options, such as scooters, e-bikes, car-sharing and bicycles, and 
organize them in one location (i.e. a designated parking area). These 
hubs	could	provide	an	area	 for	fixing	bicycles,	 too.	Bringing	micro-
mobility devices to this area will potentially reduce vehicle usage and 
parking	needs.	The	hub	will	make	it	easy	to	traverse	the	first	and	last	
miles to and from Metrorail stations and  provide a public amenity for 
residents and businesses.

With regards to the bus stop in front of the site, it is important to 
improve this stop, which is currently a gravel and dirt area on the 
edge of the Boulevard accessed across grass.  This stop could 
benefit	 from	a	paved	pad,	sidewalk	access	and	 improved	signage.		
This would not only enhance the stop aesthetically, but would also 
increase its safety and accessibility for users of all abilities. Currently 
the stop does not meet the County’s ridership threshold for a bus 
shelter installation.  This will be monitored and/or the developer 
can install and maintain a bus shelter as part of the development 
process.

6 7

98

Transportation Precedent Images

There are a variety of products available which can provide emergency vehicle 
access while continuing to provide permeability and a natural appearance

Arlington Boulevard Trail improvements will increase its usability, safety, aesthetics 
and sustainability

A pedestrian and bicycle passage from the mews to the multi-use trail will enhance 
connectivity to and from the neighborhood

Enhancements to the bus stop next to the multi-use trail on Arlington Boulevard will 
make it easier and safer for users of all abilities to access

Garage and service entrances should be designed to blend in architecturally, 
should be well lit and should include directional signage 

Key Recommendations

• Remove the current on-street bike lane on Wainwright Road and replace it with an appropriately designed and well-buffered 
12’ paved trail connection with 2’ unpaved shoulders and a minimum 8’ setback/tree buffer from Arlington Boulevard.

• Further coordination with Washington Gas and approval by VDOT will be needed to develop the Arlington Boulevard Trail 
enhancements, connection and the associated landscape. 
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Public Spaces, Biophilia and Sustainability

Figure 6 -22 Open Space Opportunites Plan
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GUIDING PRINCIPLES
• Provide a publicly accessible, casual-use open space at the 

corner of North Pershing Drive and North Wayne Street.

• Transfrom existing Wainwright Road into a greenway and 
a natural focal point entry to the urban corridor along 
this portion of the Inner Loop trail system. Reduce traffic 
noise through buffering and 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.  

• Prioritize the greening of this site by expanding the tree 
canopy and considering the addition of living nature walls 
and eco-solar or green roofs and other sustainable design 
features on roofs and balconies or in interior courtyards and 
other spaces that can accommodate such elements and/or 
improved landscaping.  

• Emphasize the addition of native trees, shrubs and other 
plantings, including pollinator-friendly plantings, in and 
around the site, considering noise buffering and safety when 
siting new plantings. 

• Use creative stormwater management techniques throughout 
the site.

The redevelopment of this heavily-paved site represents a chance to 
increase the tree canopy and to incorporate other biophilic elements. 
Creating opportunities for canopy trees on the property and integrating 
trees into the public spaces will help bolster the tree canopy in this 
neighborhood.  Key elements include the introduction of a meadow-
inspired habitat along the Arlington Boulevard frontage supporting  
trees and a perennial planting scheme, to include pollinator species 
such as milkweed, and a casual-use open space on North Wayne 
Street with opportunities for the planting of trees.  These biophilic 
improvements will make this a more inviting and green gateway node. 
 
The stub road, Wainwright Road, should be removed and replaced 
with an improved, off-street segment of the Arlington Boulevard Trail 
with a minimum paved width of 12’ with 2’ unpaved shoulders to 
either	side.	 	Should	 it	be	advisable	 for	fire	safety	access,	 the	 trail	
could	 be	 designed	 in	 such	 a	 way	 that	 it	 is	 drivable	 for	 fire	 truck	
apparatuses, as has been done in other trail locations in the 
County.  Street trees should be provided on the Arlington Boulevard 
side of the trail to serve as a buffer, to enhance the trail users 
experience, to reduce noise and air pollution, to improve stormwater 
absorption and to make this portion of the Boulevard truly feel like 
a boulevard.  Berms and plantings should also be incorporated 
to further separate the trail from the roadway. Berms should be 
visually low, and roughly tire height, to reduce the audible rhythm 
of	traffic	noise	along	the	highway	without	creating	a	visual	barrier.	
The other side of the trail, closest to the potential new building, 
should be transformed with an eye to creating a meadow-inspired 
planting zone interspersed with trees.  The opportunity to transform 
what is now a paved and grassy verge with ornamental grasses, 
forb species and new trees will not only result in an improved 
and aesthetically pleasing vegetative buffer, but will also allow for 
increased	 water	 infiltration,	 provide	 a	 habitat	 for	 flora	 and	 fauna	
and	 offer	 other	 sustainable	 benefits,	 as	will	 the	 new	open	 space. 

1

1

2

Public Spaces Precedent Images

A well-designed open space supports flexible uses and is 
easy to maintain, attractive and biophilic in design

Community feedback expressed a preference for landscaped areas over hardscaping 

The shared plaza and driveway can accommodate events, markets and a variety of uses

Public Spaces
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The open space proposed at the corner of North Wayne Street and North Pershing Drive will provide a 
much-needed public space for this area.  Public spaces are excellent opportunities for placemaking and 
provide unique micro-environments for relaxing, enjoying a moment in nature or conversing with residents, 
visitors	and	employees	on	a	break.	This	space	will	be		accessible	to	everyone,	visible	and	flexible.	The	
location of this space on the North Wayne Street edge of the site will allow it to serve as a buffer and 
transition to the neighborhood, while its location on the corner of North Pershing Drive as opposed to 
on the southern end of North Wayne Street, will ensure that from a placemaking and equity standpoint 
it	is	visible	and	accessible.	Trees,	landscaping,	fixed	or	moveable	seating,	dark	sky-friendly	lighting	and	
public art could transform this corner into a welcoming space. Garage space should be minimized under 
this open space to ensure that trees can reach their maximum potential to offer aesthetic, placemaking 
and	environmental	benefits.

6 7

•   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.

3 45

8

Key Recommendations

Open space opportunities can transform the Study area

Multi-use trails can be biophilic and attractive

Private outdoor amenity spaces can help to green the site Terraces should be wide enough to 
support passage and vegetation

Land forms and mounds create visual interest and informal play areas Green streets can provide habitats, stormwater retention, pedestrian separation from vehicles and stronger property values
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Biophilia and Sustainability

Figure 6 -23 Biophilic Opportunites Plan
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GUIDING PRINCIPLES
• Prioritize the greening of this site by expanding the tree 

canopy and considering the addition of living nature walls 
and eco-solar or green roofs and other sustainable design 
features on roofs and balconies or in interior courtyards and 
other spaces that can accommodate such elements and/or 
improved landscaping.  

• Emphasize the addition of native trees, shrubs and other 
plantings, including pollinator-friendly plantings, in and 
around the site, considering noise buffering and safety when 
siting new plantings. 

• Use creative stormwater management techniques throughout 
the site.

1
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Stormwater, energy and climate issues should all be 
viewed from a broader perspective in areas on site 
and in the immediate surroundings along the adjoining 
edges.  

Important sustainable and biophilic strategies include:

• Incorporating	 energy	 efficiency	 and	 renewable	
energy in new buildings and major renovations, as 
specified	in	Arlington’s	Community	Energy	Plan.	

• Reusing and adapting existing buildings where 
possible to minimize construction waste and the 
need for new materials. 

 
• Using creative stormwater management techniques, 

such as streetside stormwater planters.

• Incorporating enhanced green roofs, green walls, 
canopy trees and other shading devices and paving 
materials to mitigate urban heat island impacts. 

• Installing rainwater capture and reuse systems.

An overall stormwater goal for the Study Area is to 
seek opportunities not only to manage stormwater 
runoff with green infrastructure, but also to reduce 
impervious surfaces in the aggregate, adding trees 
and other vegetation to the urban landscape within 
open spaces, plazas, sidewalks and streetscapes.  This 
“source	 reduction”	 approach	 brings	 other	 co-benefits	
with it, including urban heat island mitigation, more 
habitat for pollinators, birds and other wildlife, as well 
as educational and interpretation opportunities.

Projects should incorporate overall sustainability by 
achieving sustainable design standards consistent with 
the goals of the Community Energy Plan and should 
meet	 then-applicable	minimum	standards	specified	 in	
the current Green Building Density Incentive Policy (or 
equivalent County policy).

Biophilia and Sustainability Design Precedent Images

A small open space with access to sunlight allows the reintroduction 
of nature into the public realm

Paving designs can subtly recreate natural settings

Bio-retention areas support native plants, capture water runoff 
and provide greater access to nature 
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Biophilia and Sustainability Design Precedent Images

•   Incorporate	energy	efficiency	and	renewable	energy	in	new	buildings,	as	specified	in	Arlington’s		Community	Energy	Plan.

•   Identify opportunities to expand equitable access to public open space.

•   Provide safe, accessible and attractive transitions between the site and the Washington and Lee Apartments.

•   Incorporate biophilic design into the overall design and space utilization of buildings and their settings wherever possible.

Key Recommendations

4 5

6
Eco-solar roofs combine electricty generation with greater building insulation, 
provide pollinator habitats and are attractive to surrounding neighbors

Biophilic design incorporates nature into the building facade as shown 
in this example of the Dumbarton Oaks Fellowship Hall

Planted podium areas bring nature to residents and can 
enhance adjoining public pedestrian areas

Large mature trees line both sides of Arlington Boulevard. The plan recommends 
replacing existing pear trees with native trees similar to those seen here

Open meadows with native plantings serve pollinators and other fauna

Open space and trails are designed for all seasons and have multiple 
functions from commuting to stormwater retention
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GUIDING PRINCIPLES

Public Art

Figure 6 -24 Public Art Opportunities Plan

Potential Public Art Location

As negotiated through the site plan process and included in County 
capital projects, public art that is interactive and could be used not 
only as art, but also as a play feature, seating structure or as a way 
to conceptually acknowledge the past could be considered during 
a park planning process that is undertaken with community input for 
the proposed corner open space at North Pershing Drive and North 
Wayne Street. Additionally, public art could be used to improve the 
Arlington Boulevard Trail and frontage.  Expanding the design language 
for Arlington Boulevard beyond the Courthouse Road to Tenth Street 
interchanges is something that the County worked with SiteWorks’ Vicki 
Scuri on in 2004. The resulting report, Arlington Boulevard Urban Design 
and Public Art, could offer potential inspiration.

• Consider the inclusion of public art commissioned 
through the site plan process in privately-owned, publicly 
accessible spaces.

The Cyclorama, designed by Joe O’Connell and Blessing Hancock in Orlando, Florida 
is a good example of public art that is also functional

Meetings Bowls were designed by the Spanish art collaborative 
mmmm... for a temporary installation in the Courthouse area

Artist Davis Hess of Baltimore designed Waterline for Canal Park in Washington, D.C.

This sculpture on the front lawn of the Duke Ellington School 
for The Arts is located in Georgetown, D.C.

Vessels was designed by CODAWorx and is located 
on the campus of Texas State University

•   Prioritize	public	art	that	is	interactive	and	flexible

Key Recommendations
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Historic Preservation and Placemaking

The Mid-Century Modern sign at the corner of Arlington Boulevard 
and North Pershing Drive is a visual landmark for this gateway 
into the Lyon Park Historic District and for neighboring historic 
properties.  In order to facilitate placemaking, it is important to 
preserve	what	defines	 this	corner	and	what	 ties	 it	 to	 the	County’s	
past. To preserve the most important aspects of this building that is 
ranked in the Notable category of the County’s Historic Resources 
Inventory (HRI), the iconic Mid-Century Modern sign and lobby 
should be preserved. The original shape and design of the blade 
sign should be rehabilitated to capitalize on this unique community 
landmark, while allowing for the sign to be reused to advertise 
the name of the new development, business, etc..  The lobby has 
a depth of approximately 20’ and should be incorporated into any 
future development on the project site.  The lobby area could, in fact, 
serve as a trail-oriented retail space or cafe. Future redevelopment 
for the project site should draw upon the many successful façade 
preservation projects that have occurred in Arlington County’s urban 
areas, such as Clarendon and Columbia Pike, to apply best practices Figure 6 -25 Preservation Plan

1

2

Retain Two-Story HIstoric Lobby 

Rehabilitate Original Motel Blade Sign

Use Interpretive Signage to Celebrate the Community’s 
Cultural	and	Architectural	Significance	

3

3

1

3

2

GUIDING PRINCIPLES
• Celebrate the Mid-Century Modern architecture of the Arva 

Motel in the design of any new buildings and preserve the 
Mid-Century Modern triangular sign, the two-story lobby, 
and to the extent possible, building materials and/or 
ornamentation.

• 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 Fort Myer-Henderson Hall.

1 2 3
“World’s First Public Passenger Flight” 
Historical Marker was erected in 1983 
by the Virginia Historic Landmarks 
Commission

The Clarendon War Memorial markers, erected in 2019, stand in Clarendon Central 
Park adjacent to the Clarendon War Memorial

Original blade sign and two-story lobby 
space. Like the term motel derives from 
motor and hotel, “ARVA” is a portmanteau 
of Arlington, Virginia

•   Consider the provision of educational panels or other interpretive displays to celebrate the history of this site and area 

Key Recommendations
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Affordable Housing

In order to access the potential density associated with a GLUP 
designation	of	“Low”	Office-Apartment-	Hotel,	developers	will	need	
to address the County’s affordable housing and sustainable design 
building standards in a manner consistent with adopted plans and 
policies. Consistent with the Arlington County Zoning Ordinance 
(15.5.8.H), site plan applications that include an application to 
change the GLUP designation to achieve the recommendations of 
this study would be subject to an affordable housing requirement in 
addition to the base site plan affordability requirement. 

By practice, this additional affordability is achieved through on-site 
affordable	 units	 equivalent	 to	 20%	 of	 the	 difference	 in	 floor	 area	
between the maximum density under the existing GLUP designation 
and the project’s proposed density under the new GLUP designation. 
Units would be affordable at 60% of Area Median Income for a period 
of 30 years.

• Any GLUP amendment enacted to achieve the 
recommendations of this study will be subject to an affordable 
housing requirement in addition to the base site plan 
affordability requirement. This additional affordability would 
be achieved through on-site affordable units equivalent to 
20% of the difference in floor area between the maximum 
density under the existing GLUP designation and the projects 
proposed density under the new GLUP designation.

GUIDING PRINCIPLES

would be an appropriate way to celebrate the history of the project site by 
providing the historic context of the sign and lobby, and the surrounding 
community. The design plan and historic context for such interpretative 
panels should be reviewed by Arlington County Historic Preservation 
Program staff and the HALRB.

for this hybrid form of façade preservation. Rehabilitating the sign 
and lobby is also a sustainable way to use embodied energy and 
existing materials, which follows sustainability goals found in the 
County’s Comprehensive Plan. Preserving the sign and the lobby and 
allowing for the redevelopment of the remainder of the site ensures 
a	 balance	 between	 preserving	 the	 significant	 character-defining	
features of one of the last remaining Mid-Century Modern motels 
in	the	County,	and	providing	flexibility	for	the	future	of	this	site	and	
gateway. 

The	 character-defining	 features	 of	 the	 sign	 includes	 its	materials,	
shape,	design,	and	location.	The	character-defining	features	of	the	
lobby are the fenestration pattern, brick exterior, scale, and location.  
These	character-defining	features	should	be	preserved	or	replaced	
in-kind. If the original material is no longer available and cannot 
be replaced in-kind, then replacement with a substantially similar 
material may be acceptable. The northeast location of the sign 
and	lobby	is	significant	and	should	be	retained	to	the	fullest	extent	
possible to not lose the historic context or the community’s sense 
of place. The County encourages future redevelopment to retain the 
original interior features of the lobby, such as the stainless-steel 
interior railings, step down feature and layout. However, interior 
alterations to the lobby space would not  negatively impact its 
Mid-Century	Modern	 aspect,	 thereby	 allowing	 owners	 flexibility	 on	
the use and appearance of the lobby.  Indeed, the sign and lobby 
should be used as inspiration for the design vocabulary of any new 
construction. Further study may be necessary with the assistance 
of specialists, such as a historic preservation consultant, a facade 
preservationist, a historic architect, and/or a civil engineer, to 
evaluate the rehabilitation of the lobby with future redevelopment. 
The developer should collaborate closely with these specialists and 
Arlington County Historic Preservation Program staff to determine 
the best approach for a successful project. Lastly, educational panels 

•   Plan for the provision of affordable housing units consistent 
with the guidance in this section.

Key Recommendations

The two-story glass lobby contains original interior features, such as the stainless steel 
elements, that  should be considered for preservation and reuse.

This is an example of how preservation and new development can work together to 
create a more distinctive building.  
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CHAPTER 7: IMPLEMENTATION

To support the future implementation of the Guiding Principles 
and other recommendations set forth in this Study Document, an 
amendment is proposed to the GLUP.  Updating this Comprehensive 
Plan element as outlined below will help to ensure that future private 
and public development and infrastructure investments will be 
consistent with and compatible with the vision for this area.

The GLUP is the primary policy guide for future development in the 
County, and establishes the overall character, extent and location 
of various land uses.  Staff’s analyses and the input received 
from various key stakeholder groups, including the Long Range 
Planning Committee, representatives from various commissions and 
committees and the broader community, have led to the conclusion 
that an amendment to the GLUP from “Low-Medium” Residential 
and	 “Service	 Commercial”	 to	 “Low”	 Office-Apartment-Hotel	 is	
appropriate for this site.  However, such an amendment should only 
be considered in the context of future special exception site plan and 
rezoning applications and should be evaluated as to the degree in 
which the applications advance and achieve the County’s planning 
goals for this area.

Figure 7 -1 Request to Advertise Map
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The next step in the redevelopment of the subject site would likely be 
the	filing	of	a	site	plan	application	by	the	property	owner	or	developer.		
The Site Plan Review Process, conducted under the auspices of the 
Site Plan Review Committee of the Planning Commission (SPRC) 
with input from a variety of stakeholders, provides for the review of 
development applications. The review process provides a forum for 
community review of a development project in which property owners, 
staff, planning and other commissions, citizen and community groups 
collaboratively examine and comment on a project. The Planning 
Commission and County Board would then hold public hearings, 
and ultimately the County Board legislatively acts on the site plan 
application, GLUP amendment and associated rezonings or other 
applications. If approved, the site plan includes certain conditions 
that the applicant agrees to regarding the construction and ongoing 
operation of their development project, among other items.

Site Plan Review Overview

In order to ensure that the proposed public space at the corner 
of North Pershing Drive and North Wayne Street is appropriately 
planned and designed, a park planning process is necessary. This 
process will be undertaken as a separate Department of Parks and 
Recreation-led process that could occur concurrently or following the 
Site Plan Review Process.  The developer would fund and participate 
in the master planning process and be responsible for the design, 
construction and maintenance of the public space as part of the 
larger site development. Community and stakeholder involvement 
will help to ensure that this space conforms to the principles and 
recommendations outlined in this document, the Public Spaces 
Master Plan and other applicable plans. These documents serve as 
guidance to inform decisions related to the public space network 
and to ensure that it meets community needs. 

Park Planning Process Overview

Stakeholders participating in a community meeting

A park planning meeting taking place on site
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CHAPTER 8: APPENDICES

Process and Scope

First Community Engagement Survey Results

Second Community Engagement Survey Results
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