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

SPRC STAFF COORDINATOR:

Monday July 13, 2015
7:00 – 10 p.m.
2100 Clarendon Boulevard
Courthouse Plaza, 1st Floor, Cherry and Dogwood Rooms
Arlington, VA 22202
Samia Byrd, 703-228-3525

Item 1.

1201 S. Hayes & 1200 S. Fern Street PDSP and Phase 1 Site Plan
Amendments (SP #297, Pentagon Centre)
(RPC# 35-004-001)
Planning Commission and County Board meetings tentatively scheduled for
September 2015.
Arlova Vonhm (CPHD Staff)

7:00pm–8:25pm

Item 2.

Clarendon West (Red Top Cab) (SP #438)
(RPC#s 15-075-007, -008, -011, -012, -013, -014, -016, -017, -018, -019, 15-078006, -020, -010, -011, -012, -021, -022, and -024)
Planning Commission and County Board meetings tentatively scheduled for
October 2015.
Aaron Shriber (CPHD Staff)

8:30pm-10:00pm

The Site Plan Review Committee (SPRC) is comprised of Planning Commission members, representatives from
other relevant commissions and several appointed citizens. The SPRC reviews all site plans and major site plan
amendments requests, which are submitted to the County Board and the Planning Commission for consideration.
The major responsibilities of the SPRC are the following:
1.

Review site plan or major site plan amendment requests in detail.

2.

Advise the Planning Commission by recommending the appropriate action in regard to a specific
plan and any conditions, which it might determine to be necessary or appropriate.

3.

Provide a forum by which interested citizens, civic associations and neighborhood conservation
committees can review and comment on a particular plan, or the effects that the proposed project
might have on the neighborhood.

In order to save copying costs, staff has selectively chosen the reduced drawings to be included in this package.
The complete full size drawings are available for review in the Arlington County Zoning Office, 10th Floor,
Courthouse Plaza, 2100 Clarendon Boulevard and also in the Central Library’s Virginia Room, 1015 N. Quincy
St., (703) 228-5990.
For more information on the Arlington County Planning Commission, go to their web site

http://commissions.arlingtonva.us/planning-commission/
For more information on the Site Plan public review process, go to the Arlington County Planning Division’s web
site on Private Development

http://projects.arlingtonva.us/private-development/
To view the current Site Plan Review Committee schedule, go to the web site

http://commissions.arlingtonva.us/planning-commission/sprc/
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ITEM 1
1201 S. Hayes & 1200 S. Fern Street
Phase 1 Site Plan Amendments
(SP #297, Pentagon Centre)
(RPC #35-004-001)
Steve Sockwell, SPRC Chair

SPRC Agenda: First Meeting—April 23, 2015 (Phase I - Final Site Plan)
1) Informational Presentation
a) Overview of Initial Approval and Requested Site Plan Amendments (Staff)
b) Presentation of Site Plan Proposal (Applicant)
2) Land Use & Zoning
a) Relationship of site to GLUP, sector plans, etc.
i) Requested changes (if any)
ii) Justification for requested changes (if any)
b) Relationship of project to existing zoning
i) Special site designations (historic district, etc.)
ii) Requested bonus density, height, etc. (if any)
iii) Requested modification of use regulations (if any)
3) Site Design and Characteristics
a) Allocation of uses on the site
b) Relationship and orientation of proposed buildings to public space and other buildings
c) Streetscape Improvements
d) View vistas through site
e) Visibility of site or buildings from significant neighboring perspectives
f) Historic status of any existing buildings on site
g) Compliance with adopted planning documents
4) Building Architecture
a) Design Issues
i) Building form (height, massing, tapering, setbacks)
ii) Facade treatments, materials, fenestration
iii) Roof line/penthouse form and materials
iv) Street level activism/entrances & exits
v) LEED/Earthcraft/Green Home Choice Score
vi) Accessibility
vii) Historic Preservation (if applicable)
b) Retail Spaces (if applicable)
i) Location, size, ceiling heights
ii) Storefront designs and transparency
iii) Mix of tenants (small v. large, local v. national)
c) Service Issues
i) Utility equipment
ii) Venting location and type
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iii) Location and visibility of loading and trash service
iv) Exterior/rooftop lighting
SPRC Agenda: Second Meeting – May 11, 2015 (Phase I – Final Site Plan)
5) Site Design and Characteristics
a) Streetscape Improvements
6) Transportation
a) Infrastructure
i) Mass transit facilities and access
ii) Street systems (w/existing and proposed cross sections)
iii) Vehicular and pedestrian routes
iv) Bicycle routes and parking
b) Traffic Demand Management Plan
c) Automobile Parking
i) Proposed v. required (tenant, visitor, compact, handicapped, etc.)
ii) Access (curb cuts, driveway & drive aisle widths)
d) Delivery Issues
i) Drop offs
ii) Loading docks
e) Signage (parking, wayfinding, etc.)
7) Open Space
a) Orientation and use of open spaces
b) Relationship to scenic vistas, natural features and/or adjacent public spaces
c) Compliance with existing planning documents and policies
d) Landscape plan (incl. tree preservation)
SPRC Agenda: Third Meeting - June 8, 2015 (Phase I – Final Site Plan)
8) Revisions to Building Architecture
9) Community Benefits
a) Public Art
b) Affordable Housing
c) Underground Utilities
d) Historic Preservation
e) Other
10) Construction issues
a) Phasing
b) Vehicle staging, parking, and routing
c) Community Liaison
SPRC Agenda: Fourth Meeting - July 13, 2015 (Phase I – Final Site Plan /PDSP Wrap-up)
11) Revisions to Phase I Site Plan
12) Revisions to PDSP
a) Changes made since last PDSP discussion
b) Updates to Urban Design Guidelines
13) Identification of outstanding issues
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Site Location:

The 731,873 (16.8 acres) sq. ft. site often referred to as the Costco
site, is located at 1201 S. Hayes Street and 1200 S. Fern Street.
The site is bounded by 12th Street South (north), S. Fern Street
(east), 15th Street South (south), and S. Hayes Street (west).

Applicant Information:
Applicant
PL Pentagon LLC c/o Kimco Realty
Corp.
1954 Greenspring Drive, Suite 330
Timonium, MD
Geoffrey Glazer
(410) 684-2000, X4414
gglazer@kimcorealty.com
Engineer
VIKA Virginia, LLC
8180 Greensboro Drive, Suite 200
McLean, VA 22102
Robert Cochran
(703) 442-7800
cocheran@vika.com

Attorney
Walsh Colucci Lubeley &Walsh, PC
2200 Clarendon Boulevard, 13th Flr.
Arlington, VA 22201
Martin D. Walsh
(703) 528-4700
mwalsh@arl.thelandlawyers.com

Architects
WDG Architecture
1025 Connecticut Avenue, Suite 300
Washington, DC 20036
George Dove
(202) 857-8300
gdove@wdgarch.com

Landscape Architect
Parker Rodriguez, Inc.
101 N. Union Street, Suite 320
Alexandria, VA 22314
Barbara Coulston
(703) 548-5010
Bcoulston@parkerrodriguez.com

Trafic Engineer
Wells and Associates
1420 Spring Hill Road, Suite 600
McLean, VA 22102
Mike Pinkoske
(703) 917-0739

1200 S. Hayes and 1200 S. Fern Street (SP #297 Pentagon Centre)
Page 5

BACKGROUND: In July 2008, the County Board approved the Pentagon Centre Phased
Development Site Plan (SP#297) and Phase I Site Plan. The full build out of the PDSP will
consist of over 1.8 million square feet of office, residential, hotel, and retail development to be
completed in three phases. The Final Site Plan for the first phase of development permits the
addition of multiple buildings on-site, with some demolition of the existing by-right retail
development. In October 2014, the County Board approved a minor amendment request for the
Phase 1 Site Plan to permit changes to the construction phasing, modification of the building
footprint, decrease in retail floor area, and elimination of the second floor office use in Building
D.
The following provides additional information about the site and location:
Site: The 731,873 (16.8 acres) sq. ft. site, often referred to as the Costco site, is located at 1201
S. Hayes Street and 1200 S. Fern Street with the following boundaries and adjacent uses:
To the north:

12th Street South; Lincoln Properties MCI Buildings

To the east:

S. Hayes Street; The Fashion Center at Pentagon City and Virginia Highlands
Park.

To the south:

S. Fern Street; Metropolitan Park, Residential Development (SP #105)

To the west:

15th Street South; South Hampton Condominiums

Zoning: “C-O-2.5” Commercial Office Building, Hotel and Apartment District.
General Land Use Plan Designation: “Medium” Office-Apartment-Hotel.
Neighborhood: Aurora Highlands Civic Association. The subject site is the location of the
Pentagon City Metro station, is in proximate location to the Ronald Reagan Washington
National Airport, and provides direct access to major arterials and highways. The site is also
located south of the Pentagon, due west of Crystal City, and is immediately adjacent to office
uses, residential development, an 11-acre park, and regional and local retail and shopping.
Existing Development: The site is currently developed with a retail center containing 337,900
sq. ft. of retail development and 1,145 surface and structured parking spaces. The retail center is
occupied by several big box retailers, restaurants, and wholesale retailer Costco.
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Source: Bing Maps

DISCUSSION: The applicant, Kimco Realty Corp, requests amendments to the Phased
Development Site Plan (PDSP) and Phase I Final Site Plan to permit shifts in land use, building
location, project phasing, and site design. In association with the Phase I Final Site Plan
amendments, the applicant also requests to modify the height limit and parking and loading
requirements for one or more buildings. An overview of the major site plan amendments being
proposed is provided below:


Requested Final Site Plan Amendments
o Land Use
 Reallocate approved residential use/GFA to Buildings A and C in Phase 1
from a later phase
 Maintain upper level parking uses (Building D)
o Site and Building Design
 Modify building layouts and footprints
 Increase the amount of above grade parking (Buildings A &C)
o Parking and Loading
 Modify parking ratio for retail parking to permit shared parking, parallel
parking, compact parking spaces
 Reduce required loading for residential uses
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2008 Approval

April 2015 Submission

Development Potential:
Site Plan Area:
375,685 sq ft

DENSITY ALLOWED/TYPICAL USE

MAXIMUM DEVELOPMENT

“C-O-2.5” By-Right

Office/commercial: 0.60 FAR;
Residential: 7.26 units/acre

Office/commercial: 225,411 sq ft
Residential: 62 units

“C-O-2.5” Site Plan

Office/Commercial: Up to 2.5 FAR
Apartments: Up to 115 DU/Acre
Hotel: Up to 180 Units/Acre

Office/Commercial: 939,212 sq ft
Residential: 991 units
Hotel: 1,552 units

The Development Program: The Pentagon Centre PDSP and Phase I Site Plan amendment
request proposes an increase in mixed use development as compared to the 2008 approval. The
requested revisions to the PDSP would permit 606,200 square feet of office uses, 377,000 square
feet of retail uses, a 160-room hotel, and 693 residential units at full build out. The PDSP would
continue to establish a new network of streets and open spaces and be implemented in three (3)
phases. The current proposal also includes amendments to the previously approved Phase I Site
Plan, for which construction is expected to begin right away. Phase II development would occur
upon expiration of leases of the existing big box retail tenants. Phase III would complete the
build out of the PDSP upon the expiration of the long-term lease of Costco.
The subject of this request is an amendment to the approved Phase I Site Plan of the Pentagon
Centre PDSP, approved concurrently with the full PDSP in 2008. The site plan amendment
request would shift residential uses to Buildings A and C, which were previously approved as
office buildings. The above grade parking garage (Building D) would remain a part of Phase I,
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with some changes to the building design. A recent minor site plan amendment for Building D
eliminated second floor office uses in this building. Upon completion of Phase I, two new
residential buildings and an above grade parking garage, all with ground floor retail, would add
36,036 sq. feet of retail space and 760,844 sq. ft. of residential density to this site. The tables
below summarize the proposed density to be added on site in Phase I.
PHASE I - NEW CONSTRUCTION
Building
A
Use & Density
Retail
Residential

C

D

Total

9,811
424,963

16,828
335,881

9,397
0

36,036
760,844

434,774

352,709

9,397

796,880

PHASE I - TOTAL DEVELOPMENT
Building
A
B
Use & Density
9,811
Retail
Residential 424,963
434,774



C

D

Costco

Total

155,800

16,828
335,881

9,397

169,500

361,336
760,844

155,800

352,709

9,397

169,500

1,122,180

Subsequent to the initial presentation made at the April 23, 2015 SPRC meeting, the
following revisions are being proposed:
o Eliminate request for LEED bonus density
o Reduce size of residential lobby and add retail frontage along 12th Street South in
Building A
o Revise façades and color palettes for Buildings A, C, and D
o Replace green screens with hanging plantings and planter boxes on Building D

Proposed Development: The following table provides the preliminary statistical summary for
the previously approved Phase I Final Site Plan as compared to the requested site plan
amendment:

Total Site Area
Site Area Allocations
Commercial (Office/Retail)
Residential
Density (new development)
Office GFA
Retail GFA
Commercial Density (Office/Retail)
Residential GFA
Residential Density
Total GFA (new development)

Approved Phase I Site Plan
(2008)
Square Feet
731,873 (16.8ac)

Proposed Phase I Final Site Plan
Amendment (2014)
Square Feet
731,873 (16.8ac)

377,320
n/a

144,534 139,424 (retail only)
239,000 246,000

489,911
33,495
523,406
n/a
115 Units/Acre
523,406

n/a
36,036
36,036
760,844 (693 units)
126 Units/Acre
796,880
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Existing Retail GFA
Total Phase I GFA
“C-O-2.5” Max. Permitted Density
(Office/Commercial/Institutional)
“C-O-2.5” Max. Permitted Density
(Residential)
Building Height
Average Site Elevation
Building A
Main Roof Height
Penthouse Roof Height
Number of stories
Building B
Main Roof Height
Penthouse Roof Height
Number of stories
Building C
Main Roof Height
Penthouse Roof Height
Number of stories
Building D
Main Roof Height
Penthouse Roof Height
Number of stories
Costco
Main Roof Height
Penthouse Roof Height
Number of stories
“C-O-2.5” Max. Permitted Height
Office Building
Hotel/Residential Building
Parking
Total Parking Spaces
Office/Retail Spaces
Office Use
Retail Use (existing)
Retail Use (new)
Residential Spaces
“C-O-2.5” Required Parking Spaces –
Office/Retail
“C-O-2.5” Required Parking Spaces –
Residential
Required PDSP Parking Spaces/Ratios
Office
Retail (existing)
Retail (new)
Residential
LEED Score

325,300
848,706
2.5 FAR

325,300
1,122,180

115 DU/Acre

43.05 ft

43.05 ft

Office
245.33 ft
263.33 ft
20
Retail
41.15 ft
61.00 ft
3
Office
106.67 ft
124.67 ft
8
Retail/Parking/Residential
77.00 ft
82.00 ft
7
Retail
40.00 ft.

Residential
245.50 ft
286.50 ft
25
Retail
41.15 ft
61.00 ft
3
Residential
110.20 ft.
124.67 ft.
10
Retail/Parking
66.95 ft.
83.20 ft.
7
Retail
40.00 ft.

1

1

12 Stories
16 Stories
Number of Spaces
1,872
1,872
691
1,145
36
0

1 per unit

Number of Spaces
1,821
1,145
n/a
1,145
Shared w/ existing retail pkg
676
0.98/unit
623 Spaces
1:580 sq ft
693 Spaces
1 per unit

1:750 to 1:580 sq ft
1,145 spaces
1:580 sq ft
0.9-1.12 sp/unit
LEED Silver

n/a
1,145 spaces
63 spaces
624-776 spaces
LEED Silver

1,433 Spaces
1:580 sq ft
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Adopted Plans and Policies: In addition to the General Land Use Plan and to regulations
provided in the Zoning Ordinance for “C-O-2.5” site plan development, the following plans and
guiding documents are applicable to development on this site:





Pentagon City Master Development Plan, 1976;
Report on the Pentagon City Planning Task Force, 1997;
Pentagon Centre Site Guiding Principles, 2008; and
Pentagon Centre Urban Design Guidelines, 2008.

The Pentagon City Master Plan, adopted in February, 1976, established planning goals and
objectives as well as urban design guidelines for the “Coordinated Development District”
surrounding the site. On October 4, 1997, in response to a development proposal for Pentagon
Row, the County Board established the Pentagon City Planning Task Force, which was charged
with developing guiding principles for the remaining un-built portions of Pentagon City,
including the Pentagon Centre site, which had not been addressed in the 1976 Master Plan.
The 1997 Report on the Pentagon City Planning Task Force built upon the 1976 planning goals
and objectives establishing guidelines for future development. In October through December,
2007, the Long Range Planning Committee (LRPC) of the Planning Commission convened a
series of meetings to update and modify the planning principles established by the previous
studies, specifically to provide for a measure by which to review the proposed Pentagon Centre
PDSP.
The Pentagon Centre Site Guiding Principles (Guiding Principles) were developed based on
LRPC discussions and relevant planning principles from both the 1976 and 1997 planning
documents. The Guiding Principles specify goals and objectives for the site in nine (9) areas of
development including: 1) compatibility, 2) mix of uses, 3) distribution of densities and heights,
4) open space, 5) circulation and pedestrian routes, 6) streetscapes, 7) parking, 8) sustainable
design and 9) phasing. The updated Guiding Principles were presented to the County Board at a
Work Session on January 17, 2008, where the Board agreed that staff and the Planning
Commission should use these principles to evaluate the proposed PDSP.
The Pentagon Centre PDSP Urban Design Guidelines (Design Guidelines) were adopted by
reference with the Pentagon Centre PDSP and Phase 1 Site Plan approval in July 2008. The
design guidelines were developed to document, illustrate, and help implement the vision for the
Pentagon Centre site, as expressed in the Pentagon Centre Guiding Principles. Due to the long
term nature of the PDSP, the design guidelines are meant to ensure that current and future
developers of the site maintain consistency and a high level of quality with respect to design.
The Design Guidelines include a Concept Plan that addresses the overall organization of the site
with regard to circulation, project phasing, density, use, and open space. Building Guidelines
address building massing, scale, materials, above grade parking, and the treatment of the ground
floor and building tops. Lastly, guidelines for streetscape and landscape focus on site features
including lighting, streetscape dimensions, public art, and sidewalk paving. The design
guidelines do not provide specific requirements for redevelopment, recognizing the need for
flexibility in future phases of redevelopment.
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Density and Uses: The site’s current zoning of “C-O-2.5” permits by site plan apartment
buildings, hotels, and commercial/retail. The site’s GLUP designation, which is consistent with
the current zoning, “Medium” Office-Apartment-Hotel, provides for the development of office
and commercial development at 2.5 FAR, residential development at 115 dwelling units per acre,
and hotel uses at 180 rooms per acre. The proposed revisions include an increase in residential
density, via a requests for bonus density consistent with a commitment to certify Buildings A and
C at the LEED Silver level rating (0.25 FAR). While this phase of development will no longer
include new office uses, approximately 36,036 square feet in new retail development will be
provided on the ground floor of Buildings A, C, and D. In addition, approximately 323,500
square feet of existing retail will remain in this phase.
Building Height: The following buildings heights are proposed in the requested Phase I Final
Site Plan amendment:
Building

Approved Height –stories
(feet)

Proposed Height –stories
(feet)

A

20 (245’)

25 (246’)

C

8 (106’)

10 (110’)

D

7 (70’)

7 (67’)

The maximum permitted building height under the “C-O-2.5” zoning district is 12 stories for
office and retail buildings and 16 stories for residential buildings and hotels. The County Board,
in its original approval of the Phase I Site Plan, granted a modification of use to permit additional
stories for the office building at the location of the Pentagon City Metro Station (Building A). A
similar modification of use would be required for this proposal, since the proposed height for
Building A is in excess of the maximum number of stories allowed in the “C-O-2.5” zoning
district and per the previous approval. Building C, a residential building proposed at the corner
of S. Hayes and 15th Street South, would have additional stories but have a minimal increase in
overall building height.
Site and Design: The Pentagon Centre Site Guiding Principles and Pentagon Centre Urban
Design Guidelines provide for a site design and layout that strategically places buildings
densities and heights across the 16.8 acre site; the activation of all streets with ground floor
retail; and a series of publicly accessible open spaces formed around a street grid providing for a
pedestrian friendly environment. Transit oriented development would be facilitated by a
hierarchy of streets that would contribute to a circulation system accommodating all modes of
transportation and future transit improvements proposed along 12th Street South and S. Hayes
Street. Parking would accommodate the addition of density to the site while also being
responsive to requirements of existing retail tenants. In addition, parking ratios would facilitate
transit oriented development and emphasize the multimodal nature of the site. The ultimate site
design as expressed in the guiding documents would provide for the appropriate form of
development in the Metro station area compatible to development in Pentagon City. In addition,
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the site’s design and layout would establish an identity for the site at the center of Pentagon City
with a focal point building of the highest height in the area at Metro.
Building A
The proposed Phase I Site Plan amendments would locate residential uses in areas previously
approved for office development (Buildings A and C). Building A, a 25-story building to be
located closest to the Pentagon City Metro Station, would continue to be the tallest building on
site and heights of the remaining buildings would taper down towards the south and east.
Building A would include ground floor retail, six levels of above grade and one level of below
grade parking, and 18 residential floors above with a total of 440 units. The proposed residential
lobby would be located along 12th Street South and retail uses would have primary frontage
along S. Hayes as well as along
12th Street South. A reconfigured
interior corridor to the existing
retail mall would also be created
to continue to accommodate
ground level access from this
building. Access to parking and
loading facilities would be
provided from 12th Street South
in this phase. However, this
access is proposed to shift to the
new S. Grant Street in a
subsequent phase of
development. Proposed building
amenities include a south-facing
open courtyard on the 8th floor as
well as a rooftop pool. Proposed
building materials are primarily
brick, precast concrete, metal
panels, and glass. Perforated
metal panels would be used to
screen the above grade parking
levels on both the S. Hayes and
12th Street South street sides.
View of Building A from 12th Street South
Building B
Building B, which consists of the existing retail uses fronting on S. Hayes Street, is proposed to
undergo both interior and exterior renovations during this phase of development. All of the
existing retail stores, with the exception of Sleepy’s, will remain. The original site plan and
PDSP approval called for a refresh of the retail frontage (Condition #83), including updated
façade treatments and streetscape improvements. The applicant is proposing to upgrade the S.
Hayes street building façade with decorative metal screens, illuminated signage bands,
retractable awnings, and a metal and glass entry canopy.
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View of Building B
from S. Hayes Street

Building C
Building C is a proposed residential building to be located at the corner of S. Hayes Street and
15th Street South. The 10-story building would have approximately 253 units. The ground level
would include retail uses on S. Hayes and portions of the 15th Street South frontage. The main
residential entrance would be located on 15th Street South, adjacent to a pedestrian passageway
providing covered public access through the building to the existing retail mall. One level of
below grade and two levels of above grade parking are proposed, with the second level of
parking wrapped with residential units along the southern edge. Open courtyards are proposed
on the east and west sides of the building at the 4th floor and rooftop building amenities would
include a club room, fitness room, and pool. Vehicular access to parking, loading, and drop-off
areas would be provided from S. Hayes Street via a private drive or from a driveway to the east
of the building from 15th Street South. Both access points would have a fare gate system to
manage the paid surface and structured parking areas, similar to the current condition on site.
Proposed building materials include masonry, metal panels, and glass.

View of Building
C looking
northeast from
the intersection
of S. Hayes and
15th Street South
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Building D
Building D is a proposed above grade parking garage to be located along 15th Street South close
to the existing Costco retail store. The original approval of this building called for the
conversion of the four upper floors to residential use in the final phase of the PDSP. However,
the applicant now requests to locate either hotel or office uses on this site instead. Further, the
applicant has indicated that instead of designing the garage structure to be converted to a
different use later, the change in use required would likely be accomplished via demolition and
redevelopment. The near term use of Building D would include ground floor retail uses,
including the relocation of the existing Costco tire center, facing 15th Street South and along the
east façade. The building would provide 426 parking spaces in seven above grade levels.
Access to the parking would be provided along the north and east sides of the building, facing
the existing Costco building and surface parking lot. Finally, the approved site plan required
green screen panels along each of the building facades as a way to partially shield the exposed
parking levels from view. In the current proposal, the applicant has suggested the use of planter
boxes instead of green screen panels on all four building facades. Proposed building materials
include storefront glass, metal panels, and perforated metal for the retail façades and brick and
precast concrete for the remainder of the building.

View of Building D from 15th Street South
Proposed Revisions to Pentagon Centre Urban Design Guidelines
The County Board adopted urban design guidelines for the Pentagon Centre site in 2008 to help
ensure consistency in future phases of development on the site. Since the guidelines were
adopted at the same time as the initial Phase I Site Plan approval, many of the exhibits, diagrams,
and renderings specifically reference design features that were previously included in that site
plan request. Now that the applicant is requesting amendments to the Phase I Site Plan as well as
the overall Pentagon Centre PDSP, the design guidelines would need to be updated as well to be
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consistent with the approved project. The applicant has submitted revisions in a Draft Revised
Pentagon Centre Urban Design Guidelines document as part of their amendment request, which
can be viewed on the project website. Staff is still reviewing the requested revisions to the
design guidelines.
Sustainability/LEED: The Pentagon Centre Site Guiding Principles provide that all buildings
developed under the PDSP should be LEED certified, include elements of sustainable design,
and incorporate a roof design that mitigates heat island effects. The approved Pentagon Centre
Phase I Site Plan included a commitment by the applicant to construct Buildings A and C, then
proposed as office buildings, at LEED Silver level of certification, with specific requirements for
sustainable elements that optimize energy performance. Development would be required to meet
applicable industry standards in effect at the time of Final Site Plan approval to achieve a level of
certification consistent with County policy.


At the February 23, 2015 SPRC meeting, staff was asked to comment on the request for
LEED Silver bonus density. The final site plan approval for Phase I of the PDSP
included a condition (Condition #72) for LEED Credits and Sustainable Design Elements
that required the developer to hire a LEED Accredited Professional consultant and
achieve a minimum of LEED Silver certification for Buildings A and C. However, the
applicant has since indicated a desire to maintain the LEED Silver certification and
remove the request for LEED bonus density as part of this proposal. In order to obtain
the same number of dwelling units at the permitted residential density (115 units per
acre), the applicant is requesting to increase the site area allocated toward residential
uses.

Transportation:
Streets and Streetscape:
The 2008 approved Pentagon Centre PDSP and Phase I Final Site Plan provides guidelines and a
framework for the build out of streets and streetscape in and around the subject site. The
proposed Phase I amendments maintain the street widths for South Hayes Street, 12th Street
South and 15th Street South, as previously approved. The requested amendments also maintain
or exceed the minimum streetscape widths approved previously.
S. Hayes Street – Phase I of the PDSP includes redevelopment along the entire portion of S.
Hayes Street from 12th Street South to 15th Street South, including streetscape and sidewalk
improvements. The project proposes to maintain the existing lane configuration along South
Hayes Street. Along this site frontage three (3) travel lanes, a bike lane, and a 14-foot wide bus
and parking lane are provided and at 12th Street South a left-turn lane is cut from the median.
The streetscape, sidewalk, and transit improvements would be built out in association with
construction of each building fronting the street. Roughly, Building A would be responsible for
the northern third of the block, Building C would be responsible for the southern third and the
remaining third of the block would be addressed as part of the Building B renovations. The
project would maintain the existing curb location along South Hayes Street from 15th Street
South to the north, across Buildings B and C, all the way to the curb extension for the new mid-
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block crosswalk. A 29-foot wide streetscape is proposed adjacent to Buildings B and C. The
streetscape and Metro plaza would be reconstructed to better support transit activities north of
the curb extension and crosswalk, toward 12th Street South. This area is proposed to be
reconstructed with three (3) new saw-tooth bus bays, along with improvements to the Metro
plaza. Staff continues to review the applicant’s proposal to ensure the area best integrates transit
activities with the retail and residential uses of Building A.

View of proposed streetscape at the corner of S. Hayes Street and 12th Street South
12th Street South – To support future Crystal City/Potomac Yard transit operations, 12th Street
South is planned to be widened from approximately 51-feet to 58-feet from curb to curb. In
association with the construction of Building A the curb adjacent to the site would be relocated,
widening the street to 55-feet from South Hayes Street to South Fern Street. The remaining width
would be achieved by relocating the north curb as a separate County project. In front of Building
A, the project proposes a streetscape width of at least 27-feet from the curb to the building face.
The streetscape will provide room for new street trees, a generous sidewalk, and room for new
bus shelters and transit amenities. The developer has also agreed to reconstruct the sidewalk and
streetscape, east of Building A, along the property’s entire 12th Street South frontage. Staff and
the applicant continue to work on specifics for the streetscape east of Building A.
15th Street South – The project proposes generally maintaining the existing 68.5 foot width of
15th Street South. As part of the proposal the existing site entrance from 15th Street South will
be shifted to the east when Building C is constructed. The new site entrance aligns with the
future location for South Grant Street, which will be constructed as part of Phase II of the PDSP.
Considering that the new site entrance will be further away from the South Hayes Street
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intersection, staff and the applicant are evaluating the possibility of allowing left-turns in and out
of the site here. The existing entrance currently operates as right-in/right-out only. If full access
is permitted at the entrance a signal will also be evaluated at this location too.
The streetscape along 15th Street South will be built-out in phases associated with the
redevelopment of the site. In Phase I, approximately two thirds of the 15th Street South
streetscape between South Hayes Street and South Fern Street will be rebuilt, providing between
16 and 19 feet of streetscape, which would increase the width of the approved streetscape by two
(2) feet in front of Building C. The proposed 16.5-foot wide streetscape along Building D is
consistent with the approved plans. The new streetscape would include a minimum 5-foot wide
planting/street tree zone between the street and the sidewalk. The remaining 11 to 14 feet of
streetscape will be constructed as sidewalk. Considering ground floor retail is proposed in
Buildings C and D, some of the sidewalk space could be used for café seating in the future. The
streetscape east of Building D will generally be maintained as exists today. However, the
Developer has agreed to upgrade the lighting along this stretch to meet current County standards
as part of the construction of Building D. Consistent with the approved PDSP, this section of
streetscape is not planned to be reconstructed until Phase III.
Modification of Use Regulations: The following modifications to Zoning Ordinance
requirements are requested with the subject site plan amendment:
 Bonus density for LEED Silver residential (0.25 FAR);
 Bonus building height (9 stories) over the permitted maximum (16 stories) for residential
buildings in “C-O-2.5” zoning district;
 Reduced residential loading requirements for Buildings A and C; and
 A variety of parking modifications to permit shared parking among the new and existing
retail uses, compact parking, and parallel parking. The requested loading and parking
modifications are still being evaluated by staff.
Standard Site Plan Benefits (not associated with increased density): The following project
benefits are considered as standard improvements typical of all site plan projects:
 Utility Underground Fund Contribution;
 Completion of on-site streetscape improvements to include pavement restriping,
sidewalks, curb, and gutter along all street frontages;
 Undergrounding of existing aerial utilities;
 Transportation Demand Management program;
 Public Art Contribution; and
 Affordable housing contribution per the Ordinance on the density permitted under the
prior GLUP designation (1.5 FAR).
Additional Site Plan Benefits: In addition to the above typical contributions to ameliorate
impacts of the project on the community, the approved Pentagon Centre Phase I site plan
includes the following additional benefits:
 Pentagon Center Commuter Store and adjacent bicycle storage;
 Contribution for Community Amenities ($500,000);
 Façade Renovation of existing retail and restaurant uses along South Hayes Street;
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12th Street South improvements, streetscape improvements along S. Hayes Street, and
entry landscaping at S. Fern and 15th Street South; and
LEED Silver certification for the new residential buildings (Buildings A and C) with no
request for additional density.

Affordable Housing: The affordable housing program for Pentagon Centre consists of two
components: the base contribution per the Affordable Housing Ordinance and an additional
contribution as a result of the previously approved GLUP change (from “Service Industry” to
“Medium” Office-Apartment-Hotel) and rezoning (from “M-1” to “C-O-2.5”) for the PDSP.
The base contribution associated with the Affordable Housing Ordinance would be applied to the
new gross floor area (GFA), up to 1.5 FAR, proposed to be developed on the site area for
buildings A, B, and C. The additional contribution would be applied to the new gross floor area
above 1.5 FAR. Staff are still evaluating this component of the proposal.
Community Process: The Pentagon Centre PDSP and Phase 1 Site Plan amendment request was
discussed at the Long Range Planning Committee (LRPC) of the Planning Commission on
December 18, 2014. Members and attendees identified several issues and concerns regarding the
proposed project phasing, above grade parking, and open space design. Some attendees were
encouraged by the shift to introduce residential uses sooner than later while others expressed
concern regarding the impact of the land use change and the updated building massing was
generally well received.
Previous SPRC Meetings
The first two meetings of the SPRC (February 23, 2015 and March 16, 2015) focused on the
requested amendments to the PDSP. At those meetings staff provided an introduction to the site,
overview of related County policies, and history of previous planning efforts and County
approvals in Pentagon City. The applicant presented the proposed PDSP amendments and
committee members discussed the requested PDSP changes using the approved site guiding
principles as a framework.
The third SPRC meeting (April 23, 2015) included a detailed discussion and presentation of the
Final Site Plan amendments for Phase I of the PDSP. Staff compared the current proposal with
the original approval and the applicant presented building architecture details for Buildings A, B,
C, and D. The fourth SPRC meeting (May 11, 2015) included a discussion and presentation of
the proposed transportation, site circulation, and streetscape elements of the proposal. The fifth
SPRC meeting (June 8, 2015) included a discussion and presentation of the revisions made to
building architecture as well as community benefits and project phasing. Specific comments
from those discussions that related to the Phase I Site Plan features are summarized in the list of
issues below.
Issues: Throughout the review of this project, a number of issues have been identified by LRPC
and SPRC for further analysis, review, and discussion. They include, but are not limited to, the
impact of the requested land use shift to construct residential uses in the first phase of
development, the amount and proposed location of retail uses, the provision and timing of
community benefits, and overall building architecture, particularly with regard to Building A.
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At this time, staff has identified the following as outstanding issues.
 Building Architecture: The original Pentagon Centre PDSP was approved with a set of
guiding principles and design guidelines that called for a “landmark” building to be
located adjacent to the Pentagon City Metrorail stop, establishing the site as the heart of
Pentagon City. Its location within Arlington County and the region, along with the
physical limitations associated with being situated on top of a Metro station, led to the
County Board granting permission for additional building height to accommodate several
levels of above grade parking. However, Building A as currently proposed, does not
successfully balance the practical need to provide above grade parking with a larger
community goal for high quality architecture. The proposed above grade parking
structure, Building D, could also benefit from additional design work and refinement.
 Above grade Parking: The original County Board approval allowed for above grade
parking in two locations, Building A and Building D, for specific reasons related to site
constraints and a requirement to maintain existing retail parking in this first phase of
development. The current amendment request includes additional above grade parking in
locations on site that are not consistent with the original approval. To date, the applicant
has not provided a rationale that justifies the proposed amount and location of additional
above grade parking, particularly as proposed in the last phase of development when
more flexibility with regard to site work and construction is achievable.
 Site Circulation: During the SPRC process, concerns were raised regarding onsite
vehicular access and circulation, particularly for Building C. To date, the applicant has
not provided additional information regarding how visitor drop-off, deliveries, and/or
similar trips to Building C will be managed, particularly in light of the fare gate system
that currently operates on site and which is proposed to continue.
 S. Hayes Street Streetscape: The original PDSP and Phase I Site Plan approval called for
additional design work for S. Hayes Street streetscape between 12th and 15th Street South.
The current proposal would remove existing mature tree canopy along S. Hayes Street,
south of the mid-block connection, which is of concern to staff. However, staff
anticipates that this as well as other final details of the streetscape design can be resolved
via continued coordination between the applicant and staff post-approval.
 PDSP – Phase III Site Design: The PDSP calls for development of the site over the next
40 years. Throughout the LRPC and SPRC process, there was considerable discussion
regarding the specific site design of features in the final phase of development that are
unknown at this time (e.g., proposed public open space). Staff is analyzing ways to
ensure that, over time, the full build out of the proposal remains consistent with the
original guiding principles and is responsive to the County’s then current goals and
standards.
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SPRC Neighborhood Members:
Joel Nelson
Aurora Highlands Civic Association, President
Arthur Fox
Arlington Ridge Civic Association, President
Natasha Pinol
Arlington Ridge NCAC
Bruce Cameron
Aurora Highlands NCAC
Judy Freshman
Crystal City Civic Association

ahcapresident@gmail.com
alfii@lnllaw.com
np_editor@hotmail.com
brucecameronahca@gmail.com
judyfreshman@gmail.com

Interested Parties:
Robert Mandle
Christer Ahl
Nancy Swain
Barbara Selfridge
Peter Amato

rmandle@crystalcity.org
Christer.Ahl@comcast.net
nancres@comcast.net
bars00@yahoo.com
pamato@comcast.net

Crystal City BID
Crystal City Civic Association
Arlington Ridge Civic Association
Crystal City Civic Association
Representative Condominiums

Planning Commissioners Assigned to this Request:
Steve Sockwell
Chair
Jane Siegel
Ginger Brown
Staff Members:
Arlova Vonhm
Robert Gibson
Sarah Pizzo
Meliha Aljabar
Joan Kelsch

CPHD – Planning
DES—Transportation
CPHD – Housing
DPR
DES—LEED

sock3@verizon.net
janesiegel@icloud.com
Ginger97@gmail.com

(703) 228-3428
(703) 228-4833
(703) 228-3828
(703) 228-3336
(703) 228-3599

Avonhm@arlingtonva.us
Rgibson@arlingtonva.us
Spizzo@arlingtonva.us
Maljabar@arlingtonva.us
Jkelsch@arlingtonva.us
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APPENDIX A – PENTAGON CENTER SITE GUIDING PRINCIPLES
PENTAGON CENTRE SITE GUIDING PRINCIPLES
Introduction and Background
The Pentagon Centre site in Pentagon City comprises the block bounded by S. Hayes St., 15th
St. S., S. Fern St., and 12th St. S. The site lies in the center of the area designated as the
Pentagon City “Coordinated Development District” on February 9, 1974. Intentionally excluded
from the subsequent Pentagon City Master Plan in 1976 in order to leave the site with its
industrial development potential, the General Land Use Plan (GLUP) designation and zoning
have remained unchanged as areas surrounding the site have been developed according to the
Phased Development Site Plan (PDSP) adopted in 1976.
Pentagon Centre sits on a 16.8 acre site and was established by-right under the existing M-1
zoning and Service Industry GLUP designation in 1994, as an adaptive reuse of the former
Western Electric building. The building contains approximately 338,000 square feet of retail
space, including Costco, Best Buy, Borders, Marshalls, Linens and Things, California Pizza
Kitchen, Chevy’s, and Starbucks. The building also contains two floors of structured parking.
The remainder of the site provides a surface parking lot for these uses.
On October 4, 1997, in response to the development proposal for Pentagon Row, the County
Board established the Pentagon City Task Force and charged this group to review the approved
PDSP, to develop planning principles for the remaining unbuilt portions of Pentagon City,
including the Pentagon Centre site and to identify two to three development scenarios meeting
these principles. The Task Force report was presented at a County Board work session on
November 12, 1997.
Subsequent to the 1997 Task Force Report, the mixed use development at Pentagon Row was
approved and completed. Pentagon City has become a transit hub with many Pike Ride buses,
commuter buses, tour buses and a planned streetcar. The first two site plans of a multi-phase
development have been approved with an enhanced road network and central park feature for
the Metropolitan Park block, to the east of Pentagon Centre.
Guiding Principles
In response to a PDSP and site plan for the Pentagon Centre block, the Long Range Planning
Committee (LRPC) of the Planning Commission met three times, on October 23, November 28
and December 11, 2007 in order to update and refine the planning principles established by
the1997 Pentagon City Task Force and to develop guiding principles specific to long term goals
for full build-out of the Pentagon Centre block. Planning Commission members were joined by
invited community representatives and County staff. All meetings were open to the public.
Guiding principles for the Pentagon Centre site were developed based on LRPC Committee
discussions, and build upon relevant planning principles from both the 1976 and 1997 planning
documents. While planning principles established in past processes have been updated and
modified here to refer specifically to Pentagon Centre, they remain relevant to the Pentagon City
area as a whole. The principles are presented in the same order as previous planning goals,
and are not intended to suggest a hierarchy. The guiding principles were presented at a County
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Board Work Session on January 17, 2008 where the Board agreed that staff and the Planning
Commission should use these principles to evaluate the PDSP and Final Site Plan submitted for
the site.
Compatibility: Development should be compatible with the surrounding existing uses
and with the site’s central location to the Pentagon City Coordinated Development
District and proximity to Metro.






Development should create a sense of place both internal and external to the site. As the
center of Pentagon City, surrounding existing uses should be unified by development on this
site, with development on 15th Street S. sensitive to existing adjacent low-rise residential
uses.
This site should be developed as the heart of the Pentagon City community and should
perpetuate the sense of place and community vitality originally envisioned for Pentagon City.
High quality urban design features and consistent architectural quality should define an
identity for the site. Locations where special treatment would further delineate the area as
an entry should be identified.
Proposals for this site should consider concurrent planning efforts in nearby Crystal City.

Mix of Uses: A balanced mix of uses should be provided on this block, including office,
retail and residential and a community facility or civic space, and should create a
convenient live-work-shop relationship to ensure twenty-four hour vitality.







Hotel use and other uses compatible to future surrounding uses should also be considered.
Development of the site should not preclude incorporation or continuation of the existing
Costco and other existing retailers, although alternative urban forms for such development
should be considered.
The total amount of retail on the site should not drop below the existing square footage, and
design for newly created spaces should include those attractive to independently-owned and
locally-owned businesses as well as national retailers.
Streets should be activated with ground floor retail and restaurant uses and should include
neighborhood-serving retail and services.
Residential uses should incorporate units affordable to a range of income levels including
low to moderate.
The following types of uses were identified as desirable by the community: Urgent Care
Facility in or near the area, Post Office, Movie Theatre, Hardware Store, Civic or Community
Facility, Amphitheatre or Water Park Feature.

Distribution of Densities and Heights: The site should provide the highest heights and
densities in the Pentagon City area, with heights and densities tapering down toward the
southwest portion of the site to meet adjacent existing low-rise residential development.





Highest densities should be in the northern portion of the site for ease of access to major
transportation corridors and existing and future transit nodes and above the Metro station at
the intersection of 12th St. S and Hayes Street.
Step backs should be used along 15th Street to maintain compatibility with low-rise
residential development along this corridor.
The Metro entrance at the intersection of 12th and Hayes Street should develop as the
highest point of the site.
Building heights should be varied to break up the skyline.
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Heights and densities should conform to zoning regulations and meet County policies and
plan recommendations. The County Board may consider additional height and/or density
with provision of additional community benefits.

Open Space: Well-designed publicly accessible open space in discrete urban parks and
plazas should be fully integrated throughout the development and should contribute to
creation of a sense of place in Pentagon City as a whole.







Design of public spaces should include links to established pedestrian connections created
by surrounding development and access to existing and future transit nodes on and around
the site.
Public spaces should complement the public spaces in the existing and proposed
developments to the east and west, and should be designed to encourage congregation and
socialization.
Public spaces should be designed, sited and sized in context with surrounding uses and
should be lighted in a manner that promotes safety, while minimizing unwanted impacts on
surrounding uses.
A public plaza or significant public art feature should create an entry to the neighborhood at
the Metro entrance at the intersection of 12th and Hayes Streets and contribute to an easily
recognizable image and identity for the area.
Rooftops should be considered as additional opportunities to provide public space through
the use of green roofs.
Public spaces should be incorporated into streetscapes to contribute a pedestrian-oriented
environment along the 12th Street corridor, and to provide a transition to the residential area
along 15th Street.

Circulation and Pedestrian Routes: A street grid should be phased into development to
ultimately provide a multi-modal street network improving pedestrian, bicycle, transit and
vehicular access through and around the site.










Design of the site should promote Pentagon City’s multimodal transportation infrastructure
and connectivity and improve access to transit, pedestrian, and bicycle facilities.
New internal streets should be designed as secondary streets allowing services (parking
and loading) to be removed from the perimeter of the site, and off of Hayes Street, 12th
Street, Fern Street and 15th Street. These secondary streets should be designed as
narrower streets reflecting a more pedestrian nature.
Continuous east-west connections should extend 13th and 14th Streets proposed for the
Metropolitan Park block, to connect Hayes and Fern.
A north-south connection should be provided to connect 12th and 15th streets allowing a full
range of pedestrian and vehicular movements and should provide visual connection to the
existing vista extending north through the MCI and Lincoln properties.
Twelfth street should be developed to support future planned transit on this corridor as
identified in the Master Transportation Plan and should be activated with retail uses to
enhance pedestrian experience along the corridor.
Phasing of the street network should accommodate existing retail uses in the interim.
The new street network should create pedestrian connectors to strengthen the relationship
between the core of Pentagon City and adjacent residential areas.
Pedestrian passageways should link surrounding developments and routes to and from
existing and future transit nodes.
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Streetscapes: Streetscapes should maximize pedestrian-friendly features, highlight key
intersections and gateways, and identify short-term improvements for blocks where
redevelopment is not planned to be implemented until later phases of the project.




Within the hierarchy of streets of primary, secondary and tertiary, streetscapes should be
varied to provide different pedestrian experiences and feels.
Superblocks should be broken up with pedestrian ways or new streets and create a finergrained development by using build-to lines along critical street frontages and incorporate
step backs along corridors where a pedestrian scale is appropriate.
Streetscape along 12th Street should be designed to complement proposed County transit
improvements for the Pentagon City-Crystal City area.

Parking: Parking should be provided below grade unless impossible due to Metro
tunnel. Above grade parking structures should not front on sidewalks or public spaces
and should incorporate facades consistent with high quality architecture on the site.






Parking ratios should be established to enhance the multi-modal nature of the site directing
users to alternative modes of travel and lessening the impact of traffic associated with any
future increases of density on the site.
Onsite parking should be established within the context of the entire site rather than for
individual buildings, and in the interim, should be sensitive to factors unique to big-box retail
uses.
All parking resources should be maximized through measures such as Transportation
Demand Management (TDM) and shared parking, building on the parking synergies
inherent in mixed use developments.
On street parking should be provided to the extent possible to accommodate short term
visitors and retail customers as a means of enhancing the pedestrian experience.
Parking requirements should minimize spillover into surrounding residential neighborhoods.

Sustainable Design: All aspects of urban and architectural design should incorporate
sustainable and green building principles.




Consider environmental sustainability and overall energy efficiency as integral parts of all
aspects of building design and development.
All new buildings on the site should, at a minimum, be LEED certified.
Green roofs should be incorporated to limit heat island effect.

Phasing: Phasing of development should accommodate existing retailers as an interim
use and community benefits should be provided concurrent with phasing of the PDSP.




Development of early phases should provide interim pedestrian connections through the site
and be compatible with long term pedestrian connections to and from transit nodes.
The PDSP for the site should include urban design guidelines to facilitate long term
development of this site and define how these guidelines will be met.
The completion of each phase of redevelopment should be in harmony with the portions of
the site slated for redevelopment at a future date
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APPENDIX B – PENTAGON CITY LAND USE ANALYSIS

Map 1 – Pentagon City MSA, Pentagon City PDSP, and Pentagon Centre PDSP Areas
Table 1 – Pentagon City PDSP and Pentagon Centre PDSP Estimated Land Use Mix

Existing
Development
Approved and
Under Construction
– Final Site Plans
Approved and
Under Construction
– Final Site Plans,
including Pentagon
Centre 2014
amendment request
Full PDSP Build
Out – 2008
Full PDSP Build
Out – 2014

Office
18.5%

Retail
26.7%

Hotel
4.0%

Residential
48.6%

Other
2.2%

20.2%

22.5%

3.1%

52.4%

1.7%

13.9%

21.7%

3.0%

59.6%

1.7%

28.9%

14.0%

6.6%

50.4%

0.0%

27.7%

14.5%

6.2%

51.6%

0.0%
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Table 2 - Pentagon City MSA Estimated Land Use Mix

Existing
Development
Approved and
Under Construction
– Final Site Plans
Approved and
Under Construction
– Final Site Plans,
including Pentagon
Centre 2014
amendment request
Full PDSP Build
Out (2008)
Full PDSP Build
Out (2014)

Office
12.2%

Retail
18.7%

Hotel
2.6%

Residential
65.0%

Other
1.5%

15.1%

16.8%

2.3%

64.4%

1.4%

10.5%

16.4%

2.3%

69.5%

1.3%

23.8%

11.5%

5.5%

59.2%

0.1%

22.8%

11.9%

5.1%

60.2%

0.1%

Notes:
 To view the physical boundaries of the Pentagon Centre PDSP, Pentagon City PDSP, and
larger Pentagon City MSA, see Map 1 – Pentagon City MSA, Pentagon City PDSP, and
Pentagon Centre PDSP Areas
 Existing Development includes all current development, as of 3rd Quarter 2014.
 Approved and Under Construction – Final Site Plans includes the estimated GFA of
the land uses in final site plans that have been approved and/or are currently under
construction.
 Approved and Under Construction – Final Site Plans, including Pentagon Centre
2014 amendment request provides the same data as above, updated to include the use
mix associated with the current Pentagon Centre Phase 1 Site Plan amendment request.
 Full PDSP Build Out (2008) includes the estimated GFA for the approved land uses at
the final phase of development in the approved Pentagon City PDSP and the 2008
Pentagon Centre PDSP proposal.
 Full PDSP Build Out (2014) provides the same data as above, with updated figures to
reflect the requested Pentagon Centre PDSP amendment, initially submitted in 2014.
 Estimated land use data is based on information taken from the Arlington County
Development Database, updated as of 3rd Quarter 2014. Data includes estimated GFA for
residential and hotel uses based on a conversion factor of 725 GFA per hotel room and
1,100 GFA per residential unit.
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ITEM 2
Clarendon West (Red Top Cab) (SP #438)
(RPC#s 15-075-007, -008, -011, -012, -013, -014, -016, -017, -018, -019, 15-078-006, -020, -010,
-011, -012, -021, -022, and -024)
SPRC #1: May 2, 2015
1) Walking Tour of Site
SPRC #2: May 18, 2015
2) Informational Presentations
a) Overview of Site Plan Proposal (Staff)
i) Land Use & Zoning
(1) Relationship of site to GLUP, sector plans, etc.
(a) Requested changes (if any)
(b) Justification for requested changes (if any)
(2) Relationship of project to existing zoning
(a) Special site designations (historic district, etc.)
(b) Requested bonus density, height, etc.
(c) Requested modification of use regulations
(d) Requested Zoning Ordinance amendment
b) Presentation of Site Plan Proposal (Applicant)
SPRC #3: June 18, 2015
3) Zoning Ordinance Amendment Discussion (continued from previous meeting)
4) Site Design and Characteristics (Applicant)
a) Allocation of uses on the site
b) Relationship and orientation of proposed buildings to public space and other buildings
c) Streetscape Improvements
d) View vistas through site
e) Visibility of site or buildings from significant neighboring perspectives
f) Historic status of any existing buildings on site
g) Compliance with adopted planning documents
5) Building Architecture (Applicant)
a) Design Issues
i) Building form (height, massing, tapering, setbacks)
ii) Facade treatments, materials, fenestration
iii) Roof line/penthouse form and materials/rooftop uses
iv) Street level activism/entrances & exits
v) LEED/Earthcraft/Green Home Choice Score
vi) Accessibility
vii) Historic Preservation (if applicable)
SPRC #4: July 13, 2015
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6) Building Architecture (continued from previous meeting)
a) Retail Spaces
i) Location, size, ceiling heights
ii) Storefront designs and transparency
iii) Mix of tenants (small v. large, local v. national)
b) Service Issues
i) Utility equipment
ii) Venting location and type
iii) Location and visibility of loading and trash service
iv) Exterior/rooftop lighting
7) Transportation (Applicant)
a) Infrastructure
i) Mass transit facilities and access
ii) Street systems (w/existing and proposed cross sections)
iii) Vehicular and pedestrian routes
iv) Bicycle routes and parking
b) Traffic Demand Management Plan
c) Automobile Parking
i) Proposed v. required (tenant, visitor, compact, handicapped, etc.)
ii) Access (curb cuts, driveway & drive aisle widths)
d) Delivery Issues
i) Drop offs
ii) Loading docks
e) Signage (parking, wayfinding, etc.)
8) Open Space (Applicant)
a) Orientation and use of open spaces
b) Relationship to scenic vistas, natural features and/or adjacent public spaces
c) Compliance with existing planning documents and policies
d) Landscape plan (incl. tree preservation)
SPRC #5: July 27, 2015
9) Community Benefits (Staff)
a) Public Art
b) Affordable Housing
c) Underground Utilities
d) Historic Preservation
e) Other
10) Construction issues (Applicant)
i) Phasing
ii) Vehicle staging, parking, and routing
iii) Community Liaison
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Site Location:

The site plan area is located at the west end of Clarendon and is comprised
of two compositions of parcels: 1) the block bounded by Washington
Boulevard, 13th Street N., and N. Irving Street (the “West Block”); and 2)
the block bound by N. Irving Street, 13th Street N., N. Hudson Street, and
an alley located behind retail establishments along Wilson Boulevard (the
“East Block”).

Applicant Information:
Applicant
The Shooshan Company, LLC
4075 Wilson Boulevard
Suite 440
Arlington, VA 22203
Brian Scull
bscull@shooshancompany.com

Attorney
Bean, Kinney, Kormen
2300 Wilson Boulevard
7th Floor
Arlington, VA 22201
Jonathan Kinney, Esq.
jkinney@beankinney.com

Architect
WDG Architecture, PLLC
1025 Connecticut Ave, NW
Suite 300
Washington, DC 20036
George Dove
gdove@wdgarch.com

Engineer
Bowman Consulting
3863 Centerview Drive
Suite 300
Chantilly, VA 20151
John Lutostanski
jlutostanski@bowmanconsulting.com

Landscape Architect
Parker Rodriguez Inc.
101 N. Union St.
Suite 320
Alexandria, VA 22314
Trine Rodriguez
trodriguez@parkerrodriguez.com

LEED Consultant
Paladino and Company
51 Monroe Street
Suite 402
Rockville, MD 20850
Alicia Cushman
aliciac@paladinoandco.com

Trafic Engineer
Gorove/Slade Associates
1140 Connecticut Avenue, NW
Washington, DC 20036
Dan VanPelt
dan.vanpelt@goroveslade.com

BACKGROUND: The Shooshan Company (the “Applicant”) proposes to redevelop the Red
Top Cab properties located in the west end of Clarendon with three residential buildings. The
proposed site plan is comprised of two distinct areas, along with portions of 13th Street N. and N.
Ivy Street that the Applicant requests to be vacated, for a total site plan area of 154,412 square
feet (3.54 acres). The site plan proposes to develop three residential buildings consisting of a
total of 584 multi-family dwelling units and 1,295 square feet of retail space. The total proposed
density for the project is 3.74 floor area ratio (FAR).
The following provides additional information about the site and location:
Site: The 3.54 acre (154,412 square feet) site is located within the Clarendon Revitalization
District and is defined as two separate compositions of parcels (referred to as the “East
Block” and “West Block”) located between 13th Street N. and Washington Boulevard. The
East and West blocks primarily operate as the operational headquarters for Red Top Cab of
Arlington. In addition to the taxi cab use of the site, a childcare facility is located on the
West Block and a two story commercial building is located on the East Block which is listed
as an “Important” structure on the County’s Historic Resources Inventory (HRI), though the
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site is not identified for preservation by the Clarendon Sector Plan. The site is surrounded by
the following uses:
To the west
and
north:

The New England Antique Furniture Repair shop, the former RR Battery
Service shop (vacant), a single-family dwelling (vacant), the Bromptons at
Clarendon development (SP #326), the Clarendon Presbyterian Church
playground, residential buildings, the Beacon Apartment Building (SP #392),
and the Clarendon Apartment Building (SP #344) across N. Hudson Street. The
properties are designated Public, Low-Medium Residential (16-36 du/ac), Low
Residential (11-15 du/ac), Semi-Public, and Low Residential (1-10 du/ac), and
Medium Density Mixed-Use and within the Clarendon Revitalization District
(east and south of 13th Street N. only) by the General Land Use Plan. The
properties are zoned “C-3” General Commercial District, “R15-30T”
Townhouse Dwelling District, “R-5” One Family and Restricted Two-Family
Dwelling District, “RA8-18” Multiple-Family Dwelling District, and “C-R”
Commercial Redevelopment District.

To the east:

The Beacon Apartment Building (SP #392) and retail establishments along
Wilson Boulevard. The properties are designated Medium Density Mixed-Use
and within the Clarendon Revitalization District by the General Land Use Plan.
The properties are zoned “C-3” General Commercial District.

To the south:

The Beacon Apartment Building (SP #392) and St. Charles Catholic Church
across Washington Boulevard. The properties are designated Semi-Public and
within the Clarendon Revitalization District by the General Land Use Plan.
The properties are zoned “C-3” General Commercial District.

Existing/Proposed Zoning: The properties are zoned C-3. No rezoning of the properties is
requested in association with this site plan application.
General Land Use Plan Designation: Medium Density Mixed-Use and within the Clarendon
Revitalization District (Note 12).
Neighborhood: The properties are located within the Clarendon Sector Plan’s 13th Street
Corridor. The site is within the Lyon Park Civic Association and is adjacent to the
Clarendon-Courthouse Civic Association and the Ballston-Virginia Square Civic
Association.
Existing Development: The site primarily contains the maintenance and operations
headquarters for Red Top Cab of Arlington. Additional uses on the site include a KinderCare
childcare facility and a two-story office building (HRI-Important; not identified for preservation
by the Clarendon Sector Plan).
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Source: ACMaps On Point Map Viewer

Development Potential:
Site Plan Area:
3.54 ac (154,412 sf)
Existing Zoning
“C-3” By-Right

DENSITY ALLOWED/TYPICAL
USE

MAXIMUM DEVELOPMENT

Single Family Dwellings (6,000 sf/lot);
25 dwellings
Hotel (600 sf/room)
257 rooms
Commercial Uses1
varies
“C-3” Site Plan
Mixed-Use Development per the
463,236 sf
recommendations of the Clarendon
Revitalization District (3.0 FAR Base)
1
Maximum floor area shall not exceed the number of square feet that results from compliance with the requirements
stated in the ordinance with no less than nine feet between floors

Proposed Development: The following table sets forth the preliminary statistical summary for
the proposed site plan:
Site Area
Density
Residential
Retail
“C-3”/”Clarendon Revitalization District” Max.
Permitted
Average Site Elevation
Height

Proposed
154,412 sf (3.54 acres)
576,988 gsf
3.74 FAR
575,693 sf
584 units
1,295 sf
456,936 sf
262.39 ft. (East Block)
259.33 ft. (West Block)
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Total Height
AMSL
Main Roof
AMSL
Penthouse
AMSL
“C-3”/”Clarendon Revitalization District” Max.
Permitted
Parking
Total
“C-3”/”Clarendon Revitalization District” Total
Required
Residential
Standard
Compact
Accessible
“C-3”/”Clarendon Revitalization District” Required
Retail1
“C-3”/”Clarendon Revitalization District” Required
LEED Rating

Building 1
121.5 ft.

Building 2
128.5 ft.

Building 3
73.44 ft.

103 ft.

110 ft.

54.94 ft.

18.5 ft.

18.5 ft.

18.5 ft.

468 spaces
584 spaces
468 spaces (0.8 sp/unit)
313 spaces
140 spaces
15 spaces
584 spaces (1 sp/unit)
0 spaces
3 spaces (1 sp/580 sf)

Gold
18% energy savings
1
Per Zoning Ordinance Section 14.3.6.A.2, the first 5,000 square feet of retail space may be excluded from the
parking requirement when the proposed use is within 1,000 feet of a Metrorail station entrance.

Density and Uses: The site plan proposes to redevelop the two areas with three residential
buildings, two located on the East Block and one on West Block. Overall, 584 multi-family
residential units and 1,295 square feet of retail space is proposed. The total density for the site
plan is 576,988 square feet (3.74 FAR) and is allocated amongst the buildings as follows:
Building
1
2
3
Total

Residential
239,543 s.f.
247 units
238,745 s.f.
234 units
97,405 s.f.
103 units
575,693 s.f.
584 units

Retail
--

Parking
198 spaces
(.8 sp/unit)

1,295 s.f.
-1,295 s.f.

270 spaces
(.8 sp/unit)
468 spaces
(.8 sp/unit)

Height
103 ft. (main roof)
121.5 ft. (penthouse roof)
110 ft. (main roof)
128.5 ft. (penthouse roof)
54.94 ft. (main roof)
73.44 ft. (penthouse roof)
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BUILDING 3
BUILDING 1

BUILDING 2

West Block
East Block

Per the Clarendon Revitalization District (Zoning Ordinance Sect. 9.2.2.D), properties
designated “Medium Density Mixed Use” and located within the “Clarendon Revitalization
District” as designated by the GLUP, may request approval of a special exception site plan to
redevelop property up to a maximum density of 3.0 FAR. Additional density may be approved
by the County Board as long as the maximum building heights as shown on the Maximum
Heights Limit Map (Zoning Ordinance Sect. 9.2.5) are not exceeded. Density for the site plan
project is proposed as follows:
Site Area
154,412 s.f.

Proposed Density
576,988 s.f.
3.74 FAR

Base Density
463,236 s.f.
3.0 FAR

Additional Density
113,752 s.f.
0.79 FAR

Site and Design: The site plan proposes a redevelopment of the site consisting of three
residential buildings, with two buildings on the East Block and one on the West Block.
Associated with the new buildings, the Applicant proposes to provide public improvements
including the provision of 12th Street N., a reconfigured intersection of Washington
Boulevard/13th Street N. including a new connection of N. Johnson Street to 13th Street N., and
the foundation for the Washington Boulevard/13th Street N. Park. As designed, the layout
proposes to configure the West Block in a manner that deviates from that recommended by the
Clarendon Sector Plan due to the relocated extension of 12th Street N. and the vacation of N. Ivy
Street. With the reconfigured block structure, the Applicant proposes an amendment to the
Zoning Ordinance (Sect. 9.2.5) to allow for a revision to permissible building heights.
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Site Plan Layout
The site layout consists of Building 1 located within the West Block at the intersection of
Washington Boulevard and 13th Street N., with the East Block located between N. Hudson Street
and N. Irving Street and containing Building 2 situated between 12th Street N. and the alley while
Building 3 will be located between 13th Street N. and 12th Street N. The provision of 12th Street
N. from N. Hudson Street to Washington Boulevard (a small stub segment was constructed with
the Beacon Apartment Building) is the unifying element between these two blocks that are
separated by the Beacon Apartment Building structures. In addition to the 12th Street N.
connection, the site plan proposes to construct improvements to the intersection between
Washington Boulevard and 13th Street N., which includes the reconfiguration of the connection
of N. Johnson Street to 13th Street N. These improvements are all essential improvements to the
public realm of this western portion of Clarendon Sector Plan area.
Building 1 will be separated from the Beacon Apartment Buildings by an 18.5-foot wide
pedestrian pathway along its north side to provide a connection between 13th Street N. and 12th
Street N., while 12th Street N. will separate the buildings along Building 1’s east side. Service
functions (loading and garage access) for Building 1 will be provided from the west side of 12th
Street N. Individual access ground-floor residential units will be located along the building’s
13th Street N. frontage, with common residential amenities (public entrance, lobby, leasing, etc.)
located along the building’s Washington Boulevard frontage and service functions along 12th
Street N. A courtyard internal to Building 1 is proposed, as well as rooftop uses including a
pool, deck, activity area, and green roof elements. Building 1 will begin as a 55-foot tall
structure adjacent to 13th Street N. and will taper up in height, first to a 73-foot tall section and
ultimately up to 103 feet (not inclusive of an 18.5-foot tall penthouse).
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Building 1 Perspective from Washington Boulevard
Building 2 is the tallest of the proposed buildings (tapering up in height from 80 foot to 110 feet)
and will be separated by the retail buildings along Wilson Boulevard by a widened alley, which
will provide access to the garage and loading areas for this building. Pedestrian access will be
provided from a public lobby entrance along N. Hudson Street, a private lobby entrance will be
provided through a courtyard situated along 12th Street N. A 1,295 square foot retail space is
proposed in the southeast corner of the building. Amenity spaces for Building 2 are proposed
through an at-grade private courtyard, internal areas (fitness room, amenity room, etc.) and
rooftop uses.
Building 3 is the smallest of the proposed buildings (55 foot maximum height) and will be
situated between 13th Street N. and 12th Street N. As Building 2 and Building 3 share the
underground parking structure, access to this space will be provided from the alley on the east
side of Building 3. Access to the service and loading areas for Building 2 will be provided from
N. Hudson Street. Lobby access to the building will be provided through an internal courtyard
along 12th Street N., opposite the courtyard for Building 2. Amenity spaces for this building will
be provided through an at-grade courtyard, internal amenity spaces, and rooftop uses.
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Buildings 2 and 3 Perspective from N. Hudson Street
Sustainable Design: The Applicant proposes to construct the buildings according to a LEED
Gold certification standard, and to achieve an energy efficiency level of at least 18%.
Transportation: The project is located in Clarendon, southwest of the Clarendon Metro
entrance, in and around the block bound by Washington Boulevard, Wilson Boulevard, 13th
Street North, and North Hudson Street. The site is comprised of two non-contiguous areas,
specifically:
 The southwest portion of the block bound by Washington Boulevard, Wilson Boulevard,
North Irving Street, and 13th Street North, and
 The west portion of the block bound by North Irving Street, Wilson Boulevard, North
Hudson Street, and 13th Street North.
The site is accessible by multiple modes of transportation to allow for flexibility in access to the
site. Within four blocks of the site are several ART and Metrobus stops, the Clarendon Metrorail
station, and several capital bikeshare stations.
Streets: The Master Transportation Plan (MTP) identifies Washington Boulevard as a Type DPrimarily Garden Apartments & Townhouse Neighborhoods Arterial. North Hudson Street,
North Irving Street, North Ivy Street, and 13th Street North are all identified as Non-Arterials.
The MTP labels this area as the Clarendon Commercial Area, planned for new streets. Adjacent
to the site plan area, Washington Boulevard is three travel lanes with a reversible lane in the
middle and a couple parking spaces located along the westbound lanes adjacent to the Clarendon
Circle intersection. 13th Street North is two travel lanes in each direction with no parking near
Washington Boulevard, transitioning to one travel lane in each direction with parking on both
sides east of Ivy Street North. North Ivy Street is a short dead-end street that serves the existing
child care center. North Irving Street is one way west from Wilson Boulevard, changing to twoway traffic west of 12th Street North, with parking on both sides the entire length of the street.
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North Hudson Street has one travel lane in each direction and parking on the north side only.
Between North Hudson Street and North Irving Street there is an existing alley as well.
The Clarendon Sector Plan calls for 12th Street North to continue from North Irving Street to
Washington Boulevard with a similar geometry to 13th Street North, and for North Ivy Street to
connect to the new 12th Street North as a Y-intersection. South of Washington Boulevard, the
Plan calls for 12th Street to continue to connect with Fairfax Drive. The Plan also calls for the
normalization of the intersection of 13th Street North and Washington Boulevard to provide a
right-angle intersection and North Johnson Street be connected to 13th Street North. This
provides for a new public park northwest of the intersection of Washington Boulevard and 13th
Street North. It also calls for Washington Boulevard to be a wider street with four travel lanes
and elimination of the reversible travel lane that currently exists.
The Plan calls for Washington Boulevard to be a Main Street, 13th Street North, North Hudson
Street, and North Irving Street to be Secondary Streets, and 12th Street North and North Ivy
Street to be Tertiary Streets. The Plan also calls for maintaining the existing alley west of Wilson
Boulevard between North Hudson Street and North Irving Street. Direct driveway access is
discouraged from Main Streets and loading and service functions are encouraged from Tertiary
Streets and alleys. On street parking may be accommodated through off-park use of the curb
lanes per the Plan. The Plan also specifies a total streetscape width consisting of (4) four distinct
zones - tree and furniture zone, clear walkway zone, café/shy zone, and the stoop/landscape zone
as applicable for all streets. However, the Plan states that alleys are not anticipated to
accommodate pedestrian traffic and may not necessarily have sidewalks or other streetscape
improvements (or on one side only).
The Plan calls for Washington Boulevard to be four travel lanes, two in each direction, and an
18’ wide total streetscape. North Irving and North Hudson Streets are specified to be two travel
lanes, on-street parking, and 14’ wide total streetscape. Additionally, North Irving Street is
specified to continue to be limited to westbound traffic at Wilson Boulevard, with two-way
traffic from the existing alley (approximately 60’ west of Wilson Boulevard) to 13th Street North.
The Plan calls for 12th Street North and North Ivy Street to have two travel lanes, in addition to a
minimum of parking on one side, with a 12’ wide total streetscape.
The project proposes to reconfigure Washington Boulevard to be four travel lanes, two in each
direction at all times with no parking on either side, and reconfigure the intersection of
Washington Boulevard and 13th Street North to remove the island in the middle and create a Tintersection. North Johnson Street is proposed to be relocated to connect to 13th Street North,
north of the proposed intersection of Washington Boulevard and 13th Street North. Also,
proposed is the continuation of 12th Street North from the southern portion of the Beacon project
to connect with Washington Boulevard, but east of the location specified in the Plan. The Plan
calls for an additional building abutting the west face of The Beacon and 12th Street North to be
located west of the additional building. Additionally, North Ivy Street is proposed to be removed
and a pedestrian walkway provided between the Beacon and the proposed project that connects
13th Street North and 12th Street North. However, the Plan calls for North Ivy Street to be
maintained for vehicular access and provide a connection from 13th Street North to 12th Street
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North south of the proposed pedestrian path location. The project does propose to widen the
existing alley west of Wilson Boulevard between North Hudson Street and North Irving Street.
Also, the project proposes to relocate North Johnson Street to connect to 13th Street North and
provide two travel lanes.
Trip Generation: A Traffic Impact Analysis (TIA) was submitted by the applicant, prepared by
Gorove/Slade, dated May 5, 2015. The analysis assesses the impact of the development on the
adjacent street network and took into account additional traffic generated by approved unbuilt
projects within the study area and their associated transportation network improvements. The
analysis concludes that approximately 107 AM peak hour trips and 137 PM peak hour trips will
be generated by this site. According to the analysis, this is approximately 39 additional AM peak
hour trips and 53 additional PM peak hour trips than the existing use. All intersection movements
within the study area will continue to operate at LOS D or better under future conditions with the
proposed development, with the exception of the southbound and westbound movements of
Washington Boulevard at the Clarendon Circle intersection, which operates at LOS E during the
PM peak hour. These movements operate at a LOS E in the PM peak hour under future
conditions without the subject development
Sidewalk and Pedestrian Circulation: There are currently sidewalks along Washington
Boulevard, 13th Street North, 12th Street North, North Hudson Street, North Irving Street, and
North Ivy Street.
The Sector Plan specifies a total streetscape width consisting of (4) four distinct zones - tree and
furniture zone, clear walkway zone, café/shy zone, and the stoop/landscape zone as applicable
for each street. Specifically, the streetscape on Washington Blvd shall be 18’ wide, North Irving
Street and North Hudson Street shall be 14’ wide, 12th Street North and 13th Street North shall be
12’ wide, and no streetscape specified on the alley. While the streetscape overall widths are
different, all streetscapes specify a 6’ tree and furniture zone and the balance of the streetscape
width as clear sidewalk. There are provisions to reduce the clear sidewalks to a minimum 6’ for a
café/shy zone. Additionally, 13th Street is specified as an urban residential frontage which
requires an additional 6’ of streetscape width to accommodate a front stoop and landscaping
between the clear walkway zone and building face.
The project proposed streetscapes that generally meet the minimum requirements per the Sector
Plan along the building frontages. Additional streetscape along Washington Boulevard and 13th
Street North on the opposite side of the street from the project are still being developed and
reviewed with staff.
Parking and Loading: The project proposes to have 468 parking spaces (0.8 sp/unit) for the three
buildings. The spaces are located within one two-level garage under Building 1 and a shared
two-level garage under Buildings 2&3. Both garages are located below the proposed building
and continue under 12th Street North in their respective blocks. The spaces are allocated to have a
0.8 sp/unit ratio for Building 1 and Buildings 2&3. The proposed project parking ratio is less
than the site plan standard of 1 sp/unit (584 spaces). The project proposes a compact ratio of
30%, which is greater than the Zoning Ordinance maximum of 15% compact ratio.
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The access to the parking and loading area for building 1 is from 12th Street North with the
parking and loading located approximately 70’ apart. Two loading docks are proposed with
building 1. Access to the shared parking garage for buildings 2&3 is from an existing alley on
the east side of building 2, behind the existing retail establishments. Loading for Building 2 is
proposed from the existing alley with two (2) loading docks provided. Loading for Building 3 is
proposed from North Hudson Street with two (2) loading docks provided. Per the Sector Plan
loading is intended to be on Tertiary Streets and alley, in this instance this would be 12th Street
North or the alley, not North Hudson Street.
Public Transit: The site is conveniently located with several ART and Metrobus stops, the
Clarendon Metrorail station, and several capital bikeshare stations within four blocks of the site.
Transportation Network Improvements:
This summer, Arlington County is planning to construct improvements to 13th St North from
North Hudson Street to North Ivy Street to narrow the street, remove the median, install nubs,
and install a utility strip and new sidewalk on the west side of the street. This is a continuation of
the improvements to 13th Street North that were previously completed between North Highland
Street and North Hudson Street. Additionally, the County is in final engineering for the
reconfiguration of the Clarendon Circle. This will include improvements to the intersection to
reduce pedestrian crossing distances, close North Irving Street, and tighten the intersection
geometry. The Clarendon Circle improvements are anticipated to be constructed by the Fall 2018
and will be coordinated with the proposed project.
DISCUSSION
Modification of Use Regulations: The following modifications of Zoning Ordinance
requirements are requested with the subject site plan proposal:







Treatment along major streets (Sect. 9.2.2.B.1)
o Modification to allow buildings along Washington Boulevard and 13th Street N. to
contain functioning entry doors at intervals greater than 50 linear feet
Ground floor retail uses (Sect. 9.2.2.D.3(d))
o Modification to allow buildings to not provide ground-floor retail uses as
designated on the Use Mix Map (Sect. 9.2.6, Map 2)
Streetscape improvements (Sect. 9.2.2.D.6(a))
o Modification to allow streetscape improvements to be commensurate with the
proposed revision to the block structure of the West Block
Build-to-lines (Sect. 9.2.2.D.6(b))
o Modification to allow a loading entrance to be provided for Building 3 from N.
Hudson Street
Residential parking ratio (Sect. 9.2.2.7(a))
o Modification to allow less than 1 parking space per residential dwelling unit
Penthouse height (Sect. 9.2.2.8(d)
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o Modification to allow penthouses to be closer to the main roof’s edge than a
distance equal to the height of the penthouse structure
Step-backs (Sect. 9.2.2.8(f))
o Modification of the step-back requirement along the Washington Boulevard
frontage of Building 1
Compact parking ratio (Sect. 14.3.3.F)
o Modification to allow greater than 15% of the parking space requirement to be
provided as compact spaces

Approved Policies and Plans: The subject site plan area is located within the Clarendon
Revitalization Area as designated by the General Land Use Plan, thus redevelopment of the site
is subject to the recommendations of the Clarendon Sector Plan. This Sector Plan takes a formbased approach with its recommendations for the redevelopment of Clarendon. The Clarendon
Sector Plan identifies the subject site plan area within the 13th Street Corridor.

Clarendon Sector Plan 13th Street Corridor Plan Overview
Specific form-based redevelopment recommendations for the subject area (Clarendon Sector
Plan Blocks 11, 14 and portions of Blocks 10 and 13) include the following, with the applicable
Clarendon Sector Plan map references cited in parenthesis:


Maximum density (Map 2.3): Up to 3.0 FAR with additional density permitted for certain
community benefits including, but not limited to, building preservation, affordable
housing, sustainable building design, public space improvements, etc.



Receiving sites (Map 2.4): Additional density above 3.0 FAR may be approved by the
County Board as long as the maximum building heights are not exceeded.



Use mix (Map 2.5): Residential, commercial, hotel, or mixed use, with residential use
fronting 13th Street N. and retail and/or personal/business service frontages along
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Washington Boulevard and N. Irving Street and N. Hudson Street between 12th Street N.
and the alley.


Building preservation (Map 2.6): No buildings, including the HRI listed building located
on the East Block, are identified for any form of preservation.



Maximum building height (Map 2.7): 55 feet for the portions of the site located west of
12th Street N. and 110 feet east of 12th Street N. Building heights may taper up in height
at a ratio of 1 foot of building height for every 3 feet in distance greater than 165 feet
from the zoning line of any property zoned “R” or “RA”.



Step-backs (Map 2.8): 20 foot step back at the third, fourth, or fifth floors, for any portion
of buildings greater than 60 feet in height along Washington Boulevard.



Public spaces (Map 2.9): Creation of the Washington Boulevard & 13th Street Park
(passive open space uses), to be located in the northwest quadrant of the reconfigured
intersection between Washington Boulevard and 13th Street N. This open space
improvement would be made possible by this intersection improvement, as well as the
conveyance of ownership of the parcels between the Bromptons at Clarendon
development and Washington Boulevard, including the reconfiguration of the intersection
between N. Johnson Street and 13th Street N.



Streets (Map 2.10): Washington Boulevard (Main Street), 13th Street N. (Secondary
Street), N. Irving Street (Secondary Street), N. Hudson Street (Secondary Street), 12th
Street N. (Planned Tertiary Street), N. Ivy Street (Planned Tertiary Street). This block
structure includes the extension of N. Ivy Street from 13th Street N. to 12th Street N.



Intersection improvements (Map 2.12): Washington Boulevard and 13th Street N
(including the intersection of N. Johnson Street and 13th Street N.), which will normalize
this intersection and allow the implementation of the Washington Boulevard & 13th Street
Park.

Issues: The following are issues that are the primary focus of staff’s evaluation, this list will be
updated as staff continues its analysis of the site plan application through the SPRC process:


Zoning Ordinance Amendment (Agenda Item 2.a.2.d): The Applicant’s proposal includes
building heights for Building 1 that exceed that permitted by the Clarendon Revitalization
District according to the Maximum Building Heights map (Sect. 9.2.5 Map 1). Per the
Clarendon Revitalization District, building heights should not exceed 55 feet adjacent to
13th Street N. and may taper up in height (1 foot in building height for every 3 feet in
distance greater than 165 feet from a property zoned “R” or “RA”) up to a maximum
height of 110 feet. Properties located across 13th Street N. from Building 1 are zoned “C3”, “R-5 and “RA8-18”, with the zoning boundaries for the “R-5” and “RA8-18”
properties extending to the centerline of 13th Street N. With the proposed reconfiguration
of the block structure for Building 1 and the anticipated creation of the Washington
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Boulevard/13th Street Park, the Applicant proposes to comply with the 1:3 taper, but
bases the increase in height 165 feet from the residential structures on the west side of
13th Street N. rather than from the extent of their associated zoning district boundary. As
such, this proposal requires an amendment to the Zoning Ordinance to allow for heights
of Building 1 to be reflective of the site plan proposal. This would not result in building
height greater than what is already permitted for the block, though the proposal does shift
the building height closer to the “R-5” and “RA8-18” zoned properties.
The Applicant has exhibited the basis for their height proposal, which utilizes the
individual property boundaries of the residential zoned parcels located on the west side of
13th Street N and beyond the area of the Clarendon Sector Plan recommended park.
Whereas this deviates from the Zoning Ordinance requirement for building heights,
Planning staff believes that this would result in a refined block structure with building
heights oriented towards Washington Boulevard and with a clear stepping up in height
along the south side of the block. Further, with the creation of the Clarendon Sector Plan
recommended park located across 13th Street N. from the site (the Applicant is proposing
to dedicate to the County two of the four parcels that occupy this area), it is envisioned
that those parcels would be rezoned to a common non-residential zoning district to
facilitate completion of the park. As proposed, and which will be discussed further with
the Zoning Committee of the Planning Commission (ZOCO), amendments to the
maximum building heights map (Zoning Ordinance §9.2.5, Map 1) would be related
solely to this site, which does present a unique set of circumstance not shared by other
properties in the Clarendon Revitalization Area. In addition, the proposed Zoning
Ordinance Amendment will not be applicable to other properties nor would it result in a
revision to the governing Zoning Ordinance language regarding maximum building
heights.
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165’ buffer from adjacent properties zoned “R-5” and “RA8-18”

Building 1 Main Roof Heights as measured from the average site elevation (ASE)

Applicant’s 165’ buffer proposal



Revised block structure (Agenda Item 3): The Applicant’s site plan proposal proposes a
block structure that varies from that as recommended by the Clarendon Sector Plan for
the area occupied by Building 1. Per the Sector Plan, N. Ivy Street remains as a complete
street connection between 13th Street N. and 12th Street N. In addition, the Sector Plan
recommends that new buildings be located on the east side of 12th Street N. and the north
side of N. Ivy Street adjacent to the Beacon Apartment Building structures. The
Applicant proposes a revision to this block structure as highlighted by the vacation of N.
Ivy Street and the provision of 12th Street N. as the separation between Building 1 and the
Beacon Apartment Building. This treatment allows a single building to occupy the block
and not require new buildings to be built against the existing Beacon Apartment
buildings. Staff is analyzing the treatment of this block structure, with a primary focus
on the adequacy of the connection between 13th Street N. and 12th Street N., the
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streetscape improvements along 12th Street N., the treatment of the Beacon Apartment
Building and site on the east side of 12th Street N., and the building massing along
Washington Boulevard. Staff will be formulating a recommendation on this issue upon
completion of their analysis, though it should be understood that staff will be proposing
Zoning Ordinance Amendments to all of the maps contained within the Clarendon
Revitalization District (§9.2) to reflect the block structure contained within the
Applicant’s site plan.


Pathway/alley treatments (Agenda Item 4.c): Staff is working with the Applicant to
revise the treatment of the pathway on the north side of Building 1 adjacent to the Beacon
Apartment Building and the alley along the southeast side of Building 2. The goal is to
ensure that these are designed and constructed in a manner that ensures maximum usage
within a pedestrian friendly and safe environment. Elements that should be incorporated
include, but are not limited to, pedestrian scale lighting, ground level residential features,
additional landscaping, increased lines of site, etc.



Step-backs (Agenda Item 5.a.i): The Applicant requests a modification to the step back
requirement applicable to Building 1. Per Zoning Ordinance Section 9.2.2.8(f), a 20 foot
setback must be provided at the third, fourth, or fifth floors, for any portion of buildings
greater than 60 feet in height along Washington Boulevard. A stepback is proposed,
though not for a full depth of 20 feet for the extent of the tower above the base. Staff is
analyzing the impact of this stepback related to the tower and base alignment with the
adjacent Beacon Apartment Building and any negative impacts on the public realm along
Washington Boulevard. Staff will be formulating a recommendation on this issue upon
completion of their analysis.



Rooftop uses (Agenda Item 5.a.iii): The Applicant proposes rooftop uses on each of the
buildings. Staff is analyzing these for the purpose of ensuring that uses provide amenity
spaces in a manner that do not negatively impact the residential uses on the west side of
13th Street N.



Ground floor treatment of buildings (Agenda Item 5.a.iv): Staff is working with the
Applicant to incorporate more pedestrian scale features into the design of Buildings 2 and
3, primarily along N. Hudson Street and N. Irving Street. This could include individual
access units, lobby entrances, retail spaces, amenity spaces, landscaping within the
building shy zone, and other similar features.



Retail Uses (Agenda Item 5.b): The Applicant requests approval of a modification to not
provide ground-floor retail uses as designated in the Use Mix Map (Sect. 9.2.6, Map 2).
Ground-floor retail uses are designated for the site plan’s frontages along Washington
Boulevard, and N. Hudson Street and N. Irving Street between 12th Street N. and the
alley. The Applicant proposes a small amount of ground-floor retail space (1,295 square
feet) in the southwest corner of Building 2. Staff has recommended that the Applicant
provide additional retail in the ground floor of Building 2 in order to engage the retail
space located within the adjacent Beacon Apartment Building and to further activate N.
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Irving Street. Additionally, staff has suggested that the Applicant revise the location of
the leasing area of Building 1 to provide a retail equivalent use that would provide better
activation along the building’s Washington Boulevard frontage.


Transportation Improvements (Agenda Item 6.a): Staff is working with the Applicant to
design, and complete, improvements to Washington Boulevard and 13th Street N. that are
consistent with improvements associated with the Clarendon Circle project and to
facilitate the movement of pedestrians and vehicles through this section of Clarendon in
an efficient manner.



Parking ratio (Agenda Item 6.c.i): The Applicant proposes a parking ratio of 1 parking
space per 0.8 dwelling units, where the Zoning Ordinance requires the provision of 1
parking space per dwelling unit. In addition, the Applicant proposes a compact ratio of
30%, which is in excess of the Zoning Ordinance maximum compact ratio of 15%. Staff
is analyzing these requested modifications for the purposes of determining that a
sufficient amount of parking, by number and type of spaces, is provided and that other
modes of transportation are sufficient to support the number of residential units proposed
with this site plan. Additional information and staff’s recommendation on these
modifications will be provided once this analysis is complete.



Open space improvement (Agenda Item 7): The Clarendon Sector Plan recommends that
a public open space consisting of passive recreational amenities be created in the
northwest quadrant of the intersection of Washington Boulevard and 13th Street N. This
improvement is only possible with the reconfiguration of this intersection, which the
Applicant proposes to complete, as well as the acquisition of the parcels that comprise
this area. Staff is evaluating the Applicant’s proposed intersection improvements and
will continue to analyze the feasibility of creating the park space as recommended by the
Clarendon Sector Plan. Additional information and staff’s recommendation on this
modification will be provided once this analysis is complete.

The following is a list of issues expressed by SPRC Committee members in previous
meetings:


Zoning Ordinance Amendment (Agenda Item 2.a.2.d): Committee members expressed
concerns about the potential negative impacts of the Applicant’s proposed Zoning
Ordinance Amendment on adjacent parcels from a height and density perspective, as well
as potential conflicts with other elements of the Clarendon Sector Plan. In addition,
SPRC members questioned whether this amendment would alter the Zoning Ordinance
text or be applicable to other properties within the Clarendon Revitalization District.
Staff proposes that the Zoning Ordinance Amendment pertain only to changes to the
Clarendon Revitalization District maps (§9.2.5) for the purpose of reflecting the revised
block structure and heights associated with this site plan.



Architectural style/design (Agenda Item 5.a): Committee members expressed concerns
that the buildings do not incorporate architectural details as are exhibited in the historic
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structures located throughout Clarendon. In addition, Committee members voiced
preliminary support for the alternative designs presented for Building 1.


Building height (Agenda Item 5.a.b): Committee members expressed concern that the
proposed buildings along 13th Street exceed 55 feet as measured from the finished grade
of the sidewalk and that this conflicts with the building height recommendations of the
Clarendon Sector Plan. Staff discussed this issue with neighborhood representatives and
explained that building heights are measured from an established average site elevation
(ASE), which though it results in building heights along 13th Street that are greater than
55 feet as measured from the finished grade of the sidewalk, that they do not exceed 55
feet as measured from the ASE.



Short-term loading (Agenda Item 6.b): Committee members expressed concern about the
lack of on-street loading spaces on Washington Boulevard for short term use by the
future residents of Building 1. Staff is evaluating opportunities for curb-space
management activities along Washington Boulevard and 13th Street to allow for these
types of activities within the public right-of-way. In addition, staff has suggested that an
additional entrance to the lobby be provided in the southwest corner of Building 1 to
allow for direct access to 13th Street, which will have on-street parking spaces adjacent to
the curb.

SPRC Participants:
SPRC Neighborhood Members:
Loria Porcaro
John Goldener
Adam Thocher
Scott Sklar
Nia Bagley

Interested Parties:
David & Kathy Haines
Tom Herman
Collier Cook
E. Baptist
Matt Hussman
Martha Moore
A.L. Henrichser

Planning Commissioner Chairing This Item:
Rosemary Ciotti

Lyon Village Civic
Association
Lyon Park Civic
Association
Clarendon-Courthouse
Civic Association
Ashton Heights Civic
Association
Ballston-Virginia
Square Civic
Association

Nearby resident
Nearby resident
Ballston-VA Square
Civic Association
Nearby resident
Clarendon Alliance
Lyon Village Civic
Association
Lyon Village Civic
Association

loriap@att.net
president@lyonparkcitizens.org
Cccapresident@yahoogroups.com
solarsklar@aol.com
president@ballstoncivic.org

Ddh.kbh@gmail.com
tomherman@gmail.com
Collier.cook@gmail.com
elfuda_baptist@yahoo.com
matt@clarendon.org
Martha.moore@verizon.net
Lhenric60@yahoo.com

Rosemary.ciotti@gmail.com
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Staff Members:
Aaron Shriber
Joanne Gabor

CPHD—Planning
DES—Transportation

(703) 228-0770
(703) 228-3692

ashriber@arlingtonva.us
jgabor@arlingtonva.us

