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

SPRC STAFF COORDINATOR:
Item 1.

Monday July 27, 2015
7:00 – 8:25 p.m.
2100 Clarendon Boulevard
Courthouse Plaza, 1st Floor, Cherry and Dogwood Rooms
Arlington, VA 22202
Samia Byrd, 703-228-3525

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)

7:00pm-8:25pm

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
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).

Clarendon West
Page 10

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. Note that some of the requested
modifications may be eliminated by the proposed Zoning Ordinance amendment associated with
the site plan:






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
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Ground floor building heights (Sect. 9.2.2.8(a))
o Modification to allow lesser ground-floor building heights than required per the
applicable frontage type guidelines of the Clarendon Sector Plan
Penthouse height (Sect. 9.2.2.8(d))
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.

Clarendon West
Page 16



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
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
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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
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)
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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
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
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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.
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
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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.


Off-street loading (Agenda Item 6.b): The Clarendon Sector Plan recommends that offstreet loading occur from 12th Street and the alley located between N. Irving Street and N.
Hudson Street. Buildings 1 and 2 propose loading facilities that comply with this
requirement, though the Applicant proposes a separate loading berth for Building 3
located along North Hudson Street. Staff is analyzing the location of this proposed offstreet loading facility in order to determine whether it would be better suited for a
location on 12th Street in order to minimize disruptions to the North Hudson Street
streetscape.



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
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
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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.



Off-street loading (Agenda Item 6.b): Committee members expressed concern about the
off-street loading facility proposed for Building 3. The primary issue of concern was the
potential negative impact that this facility may have on the North Hudson Street
streetscape and the pedestrian experience in this area.

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
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matt@clarendon.org
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Lhenric60@yahoo.com

Rosemary.ciotti@gmail.com
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