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

SPRC STAFF COORDINATOR:
Item 1.

Wednesday, November 18, 2015
7:00 – 9:00 p.m.
First Presbyterian Church of Arlington
601 North Vermont Street
Arlington, VA 22203
Samia Byrd, 703-228-3525

750 N. Glebe Road (SP #440, Mazda Block)
(RPC # 13-017-000; -002; --003; -009; -010; -012; -014; -015; -016)
Planning Commission and County Board meetings to be determined.
Matthew Pfeiffer (CPHD Staff)

7:00pm–9:00 pm

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
750 N. Glebe Road
(SP #440, Mazda Block)
(RPC # 13-017-000; -002; --003; -009; -010; -012; -014; -015; -016)
Nancy Iacomini, SPRC Chair

SPRC Agenda: First Meeting—November 18, 2015
1) Informational Presentations
a) Overview of Requested Site Plan (Staff)
i) Existing conditions context (urban form, density, and connectivity)
ii) Existing planning context (GLUP, Sector Plans, Zoning)
b) Presentation of Site Plan Proposal (Applicant)
i) Introduction/overview of requested site plan (incl. requested zoning and uses)
c) Staff analysis of the Site Plan Proposal (Staff)
2) Land Use & Zoning
a) Relationship of site to GLUP, sector plans, etc.
i) R-C vs. RA4.8
ii) Other requested changes
b) Relationship of project to existing zoning
i) Enterprise
ii) Requested bonus density, height, etc.
iii) Requested modification of use regulations
SPRC Agenda: Second Meeting—December 10, 2015
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
Subsequent Meetings:
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)

Page 3

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
iii) Location and visibility of loading and trash service
iv) Exterior/rooftop lighting
5) 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.)
6) 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)
7) Community Benefits
a) Public Art
b) Affordable Housing
c) Underground Utilities
d) Historic Preservation
e) Other
8) Construction issues
a) Phasing
b) Vehicle staging, parking, and routing
c) Community Liaison
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Site Location:

The 118,274 sq. ft. (2.72 ac.) site is located at 726, 730, and
750 N. Glebe Road, and 4444 Wilson Boulevard. The site is on
the block roughly bounded by Wilson Boulevard (north), North
Glebe Road (east), Seventh Street North (south), and North
Tazewell Street (west).

Applicant Information:
Developer
750 N. Glebe LLC
c/o BF Saul Co.
7501 Wisconsin Avenue, #1500E
Bethesda, Maryland 20814
Mary Beth Avedesian
(301) 986-6052
Marybeth.avedesian@bfsaulco.com

Zoning Attorney
Bean, Kinney & Korman, P.C.
2300 Wilson Boulevard, 7th Floor
Arlington, Virginia 22201
Jonathan Kinney, Esq.
(703) 525-2207
jkinney@beankinney.com

Architect of Record
David M. Schwarz Architects, Inc.
1707 L Street NW, #400
Washington, DC 20036
Michael C. Swartz, AIA
(202) 331-0507
Michael.swartz@dmsas.com

Civil Engineer
Bohler Engineering
22636 Davis Drive, #250
Sterling, Virginia 20164
Michael O’Hara, Jr., P.E.
(202) 524-5700
mohara@bohlerdc.com

Landscape Architect
Rhodeside & Harwell
510 King Street, #300
Alexandria, Virginia 22314
Elliot Rhodeside
(703) 970-2890
elliotr@rhodeside-harwell.com

Transportation Consultant
Gorove/Slade Associates, Inc.
1140 Connecticut Avenue NW, #60
Washington, DC 20036
Chad Baird
(202) 296-8625
cbaird@goroveslade.com

Green Building Consultant
Sustainable Building Partners, LLC
2701 Prosperity Avenue, #105
Fairfax, Virginia 22031
Rachel Nicely
(703) 970-2891
Rachel.nicely@sustainbldgs.com

BACKGROUND: The applicant proposes rezoning the 2.79 acre site from C-2, R-5, and RA818 to RA4.8, and a new site plan for a 12-story building containing 483 residential units and
approximately 68,000 square feet of ground floor retail including a new grocery store. The
subject site is located at the southwest corner of North Glebe Road and Wilson Boulevard in
Ballston, on the west side of North Glebe Road across from the Ballston Common Mall. Plans
and policies applicable to the site include the Ballston Sector Plan (1980), and the West Ballston
Land Use Study (1980).
The following provides additional information about the site and location:
Site: The 121,574 sq. ft. (2.79 ac.) site is located at 750 N. Glebe Road bound on the east by
North Glebe Road, on the north by Wilson Boulevard, on the far northwest by North Vermont
Street, on the west by North Tazewell Street, and on the southeast by Seventh Street North. The
following land uses surround the site:
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To the north:

Immediately to the north across Wilson Boulevard is the Peck development (SP
#401), zoned C-O-2.5 and designated “Medium” Office-Apartment-Hotel on
the General Land Use Plan (GLUP).
To the north across the wide intersection of North Glebe Road and Wilson
Boulevard is the Ellipse at Ballston development (SP #249), zoned C-O-A and
designated Coordinated Mixed-Use Development District on the GLUP.

To the east:

To the east across North Glebe Road is the Ballston Common Mall (also known
as Ballston Quarter, SP #193), and the Ballston Pointe office building, zoned CO-2.5 and designated “Medium” Office-Apartment-Hotel on the GLUP.

To the south:

To the south across Seventh Street North is the site of the recently approved
672 Flats development (SP #437), zoned R-C and designated High-Medium
Residential Mixed-Use on the GLUP.
To the west of the 672 Flats site is the Townes of Ballston townhouse
development (SP #245), zoned R-C and designated High-Medium Residential
Mixed-Use on the GLUP.

To the west:

To the west across North Tazewell Street are the Courts of Ballston (SP #283)
and Ballston Place (SP #174) townhouse developments, zoned R15-30T and
designated “Low-Medium” Residential on the GLUP.

Zoning: The site is zoned C-2, Service Commercial—Community Business District; R-5,
One-Family and Restricted Two-Family Dwelling District, and RA8-18, Multiple-Family
Dwelling District. The applicant proposes to rezone the entire site to RA4.8, MultipleFamily Dwelling District.
General Land Use Plan Designation: The site is designated High-Medium Residential
Mixed-Use on the General Land Use Plan (GLUP).
Neighborhood: The site is located within the Bluemont Civic Association, and is adjacent to
the Ballston-Virginia Square Civic Association and the Ashton Heights Civic Association.
The site is also adjacent or in the vicinity of the Townes of Ballston Homeowners
Association, the Ballston Place Homeowners Association, the Ballston Crest Homeowners
Association, the Ballston Mews Homeowners Association, and the Jordan Manor
development.
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SITE: 750 N. Glebe Road

Source: Bing Maps 2015

Existing Conditions: The site is currently occupied by the Rosenthal Mazda Dealership and
associated surface parking lots. At the southeastern portion of the site fronting North Glebe
Road are two small office buildings containing a dry cleaning business and an upholstery shop.
At the southeastern corner is the Enterprise Rent-a-Car trailer and associated surface parking.
Development Potential: The applicant proposes rezoning RPC #’s 13-017-000; -002; --003; 009; -010; -012; -014; -015; -016 from C-2, R-5, and RA8-18 to RA4.8, as depicted in the plat
below:
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The following provides a summary of the site’s by-right and RA4.8 site plan maximum
development potential. Also provided is a summary of the site’s R-C site plan maximum
development potential.1
Site Area: 121,574 sq. ft.
C-2 By-Right (81,417 sq.
ft.)

Density Allowed/Typical Use
Retail and service commercial uses up to 1.5
FAR and 45 feet;

Maximum Development
122,125.5 sq. ft. of commercial
or hotel GFA

Hotel up to 1.5 FAR and 45 feet;

1

One-family dwellings up to 6,000 square feet
per lot.

13 single-family detached units

R-5 By-Right (37,589 sq.
ft.)

One-family dwellings up to 5,000 square feet
per lot.

7 single-family detached units

RA8-18 By-Right (2,566
sq. ft.)

One-family dwellings up to 6,000 square feet
per lot

0 single-family detached units

Duplex dwellings up to 7,000 square feet per
lot

0 duplex units

While R-C is not the applicant’s preferred zoning, it is listed on the GLUP map as implementing the High-Medium
Residential Mixed-Use GLUP category.

Page 8

Site Area: 121,574 sq. ft.

Density Allowed/Typical Use
Semi-detached dwellings up to 3,500 square
feet per lot

R-C Site Plan

RA4.8 Site Plan

Maximum Development
0 semi-detached units

Multi-family dwellings up to 1,200 square feet
per dwelling unit

2 multifamily units

Townhouse dwellings up to 1,200 square feet
per lot

2 townhouse units

Up to 3.24 FAR Apartment

393,900 sq. ft. apartment project

The following uses at a rate of .62 sq. ft. for
every one sq. ft. apartment uses, provided that
total FAR does not exceed 3.24:
 Retail and service commercial uses
restricted to the first floor of any structure;
and
 Offices, business and professional.

Mixed use:
243,148 sq. ft. (2.0) residential
150,751 sq. ft. (1.24) maximum
non-residential

Semi-detached dwellings up to 3,500 square
feet per lot

34 semi-detached units

Duplex dwellings up to 7,000 square feet per
lot

34 duplex units

Mixed-use: 3.24 FAR, including up to .5 FAR
street-level sales and service

393,900 sq. ft. apartment project,
including:
60,787 sq. ft. maximum streetlevel sales and service.

Proposed Development: Below is a summary of the proposed development for a 12-story
mixed-use development with 483 apartment units, a grocery store, a car rental service, and 760
parking spaces.
SP #440, 750 N. Glebe Road
SITE AREA
RESIDENTIAL SITE ALLOCATION
COMMERCIAL SITE ALLOCATION
Density
Residential GFA
Residential units
Residential FAR
Office/Commercial GFA
Office/Commercial FAR
Total GFA
Total FAR
Base Density
Total Bonus Density

121,574 sq. ft.
102,815 sq. ft. (84.6%)
18,758.87 sq. ft. (15.43%)
478,898 sq. ft.
483 units
3.94 FAR
68,185 sq. ft.
.56 FAR
547,083 sq. ft.
4.5 FAR
393,900 sq. ft. (3.24 FAR)
153,183 sq. ft. (1.26 FAR)
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SP #440, 750 N. Glebe Road
LEED Gold Certification Bonus
Energy Star Bonus
Affordable Dwelling Unit Bonus (23.46%)

48,630 sq. ft. (.4 FAR)
12,157 sq. ft. (.1 FAR)
92,396 sq. ft. (.76 FAR)

RA4.8 Max. Permitted Density
RA4.8 Max. Permitted Retail Sales & Service Density
Building Height
Average Site Elevation
Building Elevation
Building Height2
Number of Stories
RA4.8 Max. Permitted Bldg. Height (Site Plan)3

3.24 FAR (393,900 sq. ft.)
.5 FAR (60,787 sq. ft.)
266.4 feet
422.2 feet
155.8 feet
12
136 feet

Parking
Residential
Retail/Office
Total Number of Spaces
Residential Parking Ratio

483
277
760
1 sp./unit

RA4.8 Required Residential Parking Ratio (site plan)
Office/Retail Parking Ratio
RA4.8 Required Office/Retail Parking Ratio

1 sp./unit (483 spaces)
1 sp. /246 sq. ft.
1 sp./580 sq. ft. commercial GFA4 (601
spaces)

LEED
LEED Score

Gold

Density and Uses: The proposed site plan amendment generates density based on the properties
under contract by the applicant. In addition, the applicant is proposing to vacate an existing
3,300 square foot public alley, as well as several existing easements and encumbrances. The
applicant proposes to dedicate a portion of their property located beyond the existing curb line
along Wilson Boulevard and North Glebe Road, currently encumbered by a permanent road
easement. Total property dedicated is 1,732 square feet, for which the applicant will receive a
one-time density credit. The site area used for density calculations includes the property plus the
vacated alley, including the area of dedication.
For the purposes of calculating bonus density for LEED, the site area has been divided by use
(84.6% residential site area and 15.43% commercial site area). The proposed redevelopment of
the site includes 547,083 square feet square feet of new gross floor area (GFA) at a floor-area
ratio (FAR) of 4.5 FAR. The maximum permitted density in the RA4.8 zoning district by site
plan is 3.24 FAR. Therefore, the applicant proposes to achieve bonus density above 3.24
2

Penthouse height is included in building height within RA4.8.
Applicant proposes bonus height for inclusion of an architectural embellishment
4
Site Plan standard ratio.
3
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through providing LEED Gold and Energy Star certification (consistent with the County’s Green
Building Density Incentive Program) and affordable housing consistent with ACZO Section
15.5.9 which permits bonus density above the level designated in the GLUP in exchange for
affordable housing. The applicant proposes the ADU bonus of 23.46 percent.
In the RA4.8 District, residential uses are the principal use, with retail uses restricted to “Retail
Sales and Service” and “Food and Drinking Establishments” for a maximum of .5 FAR total.
The applicant proposes a modification of use regulations to exceed this FAR maximum by
providing .56 FAR total retail (see Discussion section for further analysis). In addition, the
applicant is proposing that Enterprise Rent-A-Car, a car rental and carsharing business classified
in the Zoning Ordinance as “Vehicle Sales, Leasing, and Rental Facility” which is currently
located within a trailer on the subject site, will remain on the site after construction within a
ground-floor retail space in the new building. The applicant proposes that all Enterprise vehicles
would be stored in the below-grade parking garage, and the rental office/retail business would be
located in the ground-floor space. “Vehicle Sales, Leasing, and Rental Facility” is not a
permitted use within RA4.8; see the Discussion section for further analysis.
Site Design: The proposed new 12-story building would be developed on the entire 121,574
square foot (2.79 acre) block. The proposed building generally conforms to the shape of the
block, which is trapezoidal in geometry, with a wide curve at the intersection of North Glebe
Road and Wilson Boulevard, forming a long, curved building frontage spanning the two streets.
At the corner of Wilson Boulevard and North Vermont Street, the building addresses the
irregular shape of the block by forming a ‘flatiron’ shape. The proposed building holds the
corners of North Glebe Road and Seventh Street North, and Seventh Street North and North
Tazewell Street. From its greatest extent along Wilson Boulevard to Seventh Street North, the
block is 539.8 feet long. Measured from North Glebe Road to North Tazewell Street the block is
209.2 feet wide. The proposed site will include 77.82% lot coverage, with the proposed building
footprint occupying the majority of the block.
The ground floor contains approximately 68,000 square feet of retail space, with retail space
lining the Wilson Boulevard/North Glebe Road frontage. The building’s entrance is located
along the building expanse at the corner of North Glebe Road and Wilson Boulevard. Parking
and retail loading are located on the Seventh Street North frontage, occupying approximately
half of the frontage. The North Tazewell Street frontage is lined by the rear of the proposed
grocery store. There is a small loading dock for residential loading located along the North
Tazewell Street frontage.
At the northwestern-most portion of the block where a ‘nub’ is formed by the intersections of
Wilson Boulevard, North Vermont Street, and North Tazewell Street, there is an existing abovegrade transformer (this area is not part of the site) which will remain, and the applicant is
proposing new plantings to screen the transformer. At the block’s intersection of North Glebe
Road and Wilson Boulevard, there is a small ellipse-shaped area adjacent to the crosswalks
across the two major roadways, between the curb and the sidewalk that is proposed to be
landscaped. The building provides two interior courtyards located above the first floor podium,
which are accessible to residents only. The applicant proposes a rooftop amenity on the roof of
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“Building #3” (see section below for breakdown of the project’s different ‘buildings’), including
a pool.

Building Design: The proposed building includes 12 stories of concrete construction forming
four distinct “buildings,” which are connected and managed as one entity but differentiated by
separate architectural and massing schemes.

Building #3

Building #4
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Building #2

Building #1, which runs the length of the Wilson Boulevard frontage, wrapping around the
corner with North Glebe Road, contains the largest scale of the four. The building reaches
twelve stories at the corner expression, with an architectural top element (a penthouse structure,
not constituting occupiable space) reaching to 156 feet. From this central top element, the
building maintains its 12-story height the majority of the frontage, stepping down to ten stories to
the west where the building forms a ‘flatiron’ shape at the intersection of Wilson Boulevard and
North Vermont Street. Building #1 provides an Art Deco style, with the central element creating
a hierarchy at the prominent corner. Rounded horizontal balconies denote the central element
and recesses and projections along the façade; the remainder of the façade contains strong
vertical elements common of the Art Deco style. The major façade materials include brick and
precast detailing. The ground floor plain contains a double-height glazing interspersed with
precast columns, and with a fascia containing canopies for the building entry and grocery store at
one story.
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Building #1 from North Glebe Road

Building #3, directly south of Building #1 along the North Glebe Road façade, utilizes an Art
Moderne architectural style. At its connection with Building #1, the building steps down to nine
stories in height, distinguished with with a cylindrical turret element. The architectural style of
Building #3 contains a heavy reliance on horizontal elements to contrast with the prominent
vertical elements of Building #1. The ground floor plain contains almost complete glazing, save
for mullions, and a greater recess from North Glebe Road than does Building #1.

Buildings #3 & #4 from North Glebe Road

Building #4, which occupies the corner of North Glebe Road and Seventh Street North, provides
a contrast to Buildings #1 and #3 in architectural style, by introducing more glass, and wide
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balconies demarcating the corner of the project. Building #4 is seven stories, matching the
height of the adjacent 672 Flats building across Seventh Street North. Prominent materials are
buff-colored brick façade and precast balconies.
Building #2, which spans the North Tazewell Street frontage, is four stories in height (the ground
floor is occupied by the building podium, but the architectural treatment makes the bottom floor
appear as two stories in order to reduce the scale of the treatment facing residential uses). The
predominant architectural style is to appear as garden apartments/walk-up apartments, in order to
match the scale of the townhouse development on the west side of North Tazewell Street. The
façade is divided into three separate expressions; in between each expression is a recessed area
which serves to break up the long expanse of façade. There is a narrow strip containing
foundation plantings between the sidewalk and the building face, serving to soften the building
façade and provide a residential appearance.

Building #2 from North Tazewell Street

Transportation: The site is located in Ballston, and is bounded by Wilson Boulevard, North
Glebe Road, Seventh Street North, North Tazewell Street, and North Vermont Street. The
Master Transportation Plan (MTP) classifies these streets, in the vicinity of the project, as
follows:
 Wilson Boulevard: Type B – Primarily Urban Mixed-Use arterial
 North Glebe Road: Type B – Primarily Urban Mixed-Use arterial
 Seventh Street North: Local Street (residential or commercial)
 North Tazewell Street: Local Street (residential or commercial)
 North Vermont Street: Local Street (residential or commercial)
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Trip Generation: Gorove/Slade Associates, Inc. prepared a traffic impact analysis (TIA) dated
May 26, 2015, and updated September 11, 2015, assuming a development plan for the site that
includes 483 residential units, a 43,000 square-foot grocery store, and an additional 24,000
square feet of ground floor retail use. Upon site build-out (estimated in 2018) the project is
estimated to generate 215 morning and 361 evening peak-hour vehicle trips.
The TIA analyzed seven (7) signalized and non-signalized intersections within close proximity to
the site:
Intersections:
North Glebe Road and Wilson Boulevard,
North Glebe Road and existing site entrance,
North Glebe Road and Seventh Street North,
Seventh Street North and site access,
North Tazewell Street and Seventh Street North,
North Tazewell Street/North Vermont Street, and
North Vermont Street/Wilson Boulevard,
Current conditions:
Using Level of Service “D” as the objective for each lane group at the studied intersections, the
consultant performed a capacity analysis for the current year (2015). The analysis determined
that most of the lane groups at the study intersections currently operate at acceptable levels of
service, but that lane groups at three of the seven intersections are operating beyond capacity at
certain times of the day:






North Glebe Road and Wilson Boulevard (westbound left): LOS “E” during the p.m.
peak
North Glebe Road and Wilson Boulevard (northbound left): LOS “F” during the p.m.
peak
North Glebe Road and Wilson Boulevard (southbound left): LOS “F” during the a.m.
peak, the p.m. peak, and the Saturday peak
North Glebe Road and Seventh Street North (eastbound left/right): LOS “E” during the
p.m. peak and the Saturday peak
North Vermont Street and Wilson Boulevard (northbound left): LOS “F” during the a.m.
peak and LOS “E” during the p.m. peak

Future conditions (background):
The TIA took into account the effect on background traffic of five “pipeline” projects in the
study area—672 North Glebe Road, The Springs, 650 Glebe, Founders Square, and Marymount
University Ballston Center.
Without the proposed development, but with the above projects developed as proposed, most of
the signalized and non-signalized intersections would continue to operate at an acceptable level
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of service (LOS “D” or better) in the study year of 2018. The exceptions are the same
intersections as above:






North Glebe Road and Wilson Boulevard (westbound left): LOS “E” during the p.m.
peak
North Glebe Road and Wilson Boulevard (northbound left): LOS “F” during the p.m.
peak
North Glebe Road and Wilson Boulevard (southbound left): LOS “F” during the a.m.
peak, the p.m. peak, and the Saturday peak
North Glebe Road and Seventh Street North (eastbound left/right): LOS “F” during the
a.m. peak, the p.m. peak, and the Saturday peak
North Vermont Street and Wilson Boulevard (northbound left): LOS “F” during the a.m.
and p.m. peak

Future conditions (with project):
According to the TIA, traffic conditions with the proposed development would be similar to
background future conditions: four of the seven study intersections would continue to operate at
overall levels of service at LOS “D” or better, and three of those intersections would fail.
However, with the proposed development, the movements that would fail at those intersections
are slightly different with the proposed development than under the other scenarios:








North Glebe Road and Wilson Boulevard (eastbound left): LOS “E” during the a.m. peak
North Glebe Road and Wilson Boulevard (westbound left): LOS “E” during the a.m.
peak and the p.m. peak
North Glebe Road and Wilson Boulevard (northbound left): LOS “F” during the p.m.
peak
North Glebe Road and Wilson Boulevard (southbound left): LOS “F” during the a.m.
peak, the p.m. peak, and the Saturday peak
North Glebe Road and Seventh Street North (eastbound left/right): LOS “F” during the
a.m. peak, the p.m. peak, and the Saturday peak
North Glebe Road and Seventh Street North (northbound left): LOS “F” during the p.m.
peak
North Vermont Street and Wilson Boulevard (northbound left): LOS “F” during the a.m.
and p.m. peak

The consultant recommends the following:
North Glebe Road and Wilson Boulevard intersection: adjust the signal timing
North Glebe Road and Seventh Street North: install a traffic signal.
With the proposed mitigation measures, while most of the movements in the study area will
operate similar to or better than future conditions without development, at least two movements
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at the North Glebe Road/Wilson Boulevard intersection would operate at unacceptable levels of
service:



North Glebe Road and Wilson Boulevard (northbound left): LOS “F” during the p.m.
peak
North Glebe Road and Wilson Boulevard (southbound left): LOS “F” during the a.m.
peak, the p.m. peak, and the Saturday peak.

No mitigation measures are recommended for the intersection of North Vermont Street and
Wilson Boulevard. The following movement would still operate at an unacceptable level of
service with the proposed development:


North Vermont Street and Wilson Boulevard (northbound left): LOS “F” during the a.m.
and p.m. peak.

Two-way Tazewell Street:
North Tazewell Street is currently a one-way westbound street. The consultant prepared an
analysis which considers North Tazewell Street as a future two-way street. The implications of
this conversion would be to reroute some of the traffic which moves through the site area, as
follows:






Twenty per cent of southbound right-turning traffic at the intersection of North Glebe
Road and Seventh Street North would be re-routed to turn right at the intersection of
Wilson Boulevard and North Vermont Street on the eastbound approach, and then turn
right.
One per cent of the southbound through volume at the intersection of North Glebe Road
and Seventh Street North would be re-routed to turn right at the intersection, and then
turn left at the intersection of Seventh Street North and North Tazewell Street.
Twenty per cent of the southbound through volume at the intersection of North Vermont
Street and North Tazewell Street would be re-routed to turn left at the intersection to use
North Tazewell Street.

The consultant has concluded that, although there may be some re-routing of traffic volumes and
patterns if North Tazewell Street is converted to two-way operations, capacity analysis shows
that the difference in level of service, delay, and queuing is anticipated to be minimal.
Streets and Sidewalks:
The table below provides a summary of the existing and proposed street cross-sections
associated with the project.
Existing Street
62’
Proposed Street

WILSON BOULEVARD
Existing Clear Sidewalk
6’
Proposed Clear Sidewalk

Existing Total Sidewalk
12’
Proposed Total Sidewalk
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62’
Existing Street
83’
Proposed Street
83’
Existing Street
34.5’
Proposed Street
34.5’
Existing Street
38.6’
Proposed Street
38.6’

6’
NORTH GLEBE ROAD
Existing Clear Sidewalk
3.8’
Proposed Clear Sidewalk
8’
SEVENTH STREET NORTH
Existing Clear Sidewalk
5’
Proposed Clear Sidewalk
6’
NORTH TAZEWELL STREET
Existing Clear Sidewalk
4’
Proposed Clear Sidewalk
6’

20.2’
Existing Total Sidewalk
11.5’
Proposed Total Sidewalk
23.3’
Existing Total Sidewalk
7.2’
Proposed Total Sidewalk
12.6’
Existing Total Sidewalk
4’
Proposed Total Sidewalk
18’

Wilson Boulevard: The project proposes maintaining the existing street width and street section
adjacent to the site, Wilson Boulevard has a 62-foot width with six travel lanes (two eastbound
lanes, one eastbound left turn lane, one eastbound right turn lane, and two westbound lanes).
Under the project, that cross-section would be maintained.
North Glebe Road: The project proposes maintaining the existing street widths. North Glebe
Road has three southbound travel lanes, three northbound travel lanes, a left-turn lane on the
northbound approach to Wilson Boulevard, and a right-turn slip lane on the Wilson Boulevard
approach. There is also a four-foot center median. While the applicant does not propose to
change the street section for North Glebe Road, it is proposed to convert the southbound curbside
lane to a parking lane during off-peak periods, pending VDOT approval.
Seventh Street North: Under the project, no changes to the cross-section of Seventh Street North
would be made. The street currently contains two broad travel lanes (one westbound and one
eastbound) and a parking lane on the south side. This would not change. However, due to the
proposed location of parking and loading for the building off of Seventh Street North, the
applicant proposes to locate a traffic signal at the intersection of North Glebe Road and Seventh
Street, to accommodate and regulate the expected increased traffic volume at this location.
North Tazewell Street: Under the project, no changes to the cross-section of North Tazewell
Street would be made. The street is currently one-way, and contains two northbound travel lanes,
and parking lane both sides. While this lane configuration would not change, the applicant is
studying the possibility of converting North Tazewell Street to two-way operations.
On-street parking: There are currently 15 unrestricted on-street parking spaces adjacent to the
site, all of which are on North Tazewell Street. The applicant is proposing to retain on-street
parking on North Tazewell Street, possibly increasing the number of spaces by one or two
through the elimination of two existing curb cuts. Additionally, although there is no on-street
parking on North Glebe Road today, the applicant is proposing to include on-street parking
during off-peak hours. This could add as many as eighteen on-street parking spaces to North
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Glebe Road. All future parking spaces will be controlled by multi-space parking meters and not
be striped individually.
Loading and Parking: The site is currently occupied largely by an automobile dealership, and
contains a large surface parking lot, with eight curb cuts for parking entrances off of the
surrounding streets. The proposed development would provide one parking entrance (on Seventh
Street North), and two loading docks (retail loading dock on Seventh Street North, and
residential loading dock on North Tazewell Street), totaling three curb cuts.
Loading for retail uses would be located off of Seventh Street North, approximately 130 feet
west of the intersection with North Glebe Road. Two longer (46’) trucks and three shorter (19’)
trucks could be accommodated at once. A second loading entry with two bays, for residential use
only, would be located off North Tazewell Street, approximately 100 feet south of the
intersection with North Vermont Street.
One parking entry, for all users, would be located off Seventh Street North, approximately 170
feet from the intersection with Seventh Street North.
Parking would be located on three (3) underground levels. A total of 760 parking spaces would
be provided:
277 parking spaces would be provided for retail purposes, of which four would be accessible,
and one would be van accessible. The remaining retail parking spaces are all standard, with no
compact retail parking spaces. The overall parking ratio for the retail uses would equal 1 space
per 246 s.f., more than meeting the zoning requirement of 1 space per 580 s.f..
483 spaces would be provided for residential use (for 483 units). Fifteen (15) spaces would be
compact. The parking ratio of one parking space per residential unit meets the zoning standard.
Transit: The site area is served by several bus transit routes, and is within walking distance of the
Ballston—MU Metrorail station.
The Ballston—MU station is located approximately 0.3 miles northeast of the site, on Fairfax
Drive between North Stafford Street and North Stuart Street, where the Metro orange and silver
lines provide continuous all-day and weekend service to New Carrollton, MD and Largo, MD via
downtown Washington (where connections to all other lines may be made); and westbound to
Vienna, VA, and Wiehle Avenue in Reston via Tysons Corner. Approximately one train every 3
minutes serves the station during the peak periods, while off-peak service is approximately one
train every seven minutes. Metrorail service runs from approximately 5:20 am until 11:55 pm
Monday through Thursday, 5:20 am until 2:55 am on Fridays, 7:20 am until 2:55 am on
Saturdays, and 7:20 am until 11:55 pm on Sundays.
Weekday Metrobus and Arlington County ART bus service operates from approximately 5:50 am
until approximately 11:30 pm. The nearest bus stop is on North Glebe Road, at the site, where
Metrobus 25B (southbound) provides service from the Ballston Metro station to Alexandria and
the Van Dorn Street Metro station, every fifteen minutes during the peak periods, and half-hourly
during the off-peak.
One block from the site, on Wilson Boulevard, Metrobus 1A, 1B, and 1E serves destinations such
as Seven Corners, Dunn Loring Metro, and the Vienna Metro station. Metrobus 2A serves East
Falls Church and Dunn Loring, and Metrobus 38B travels a similar route of the orange and silver
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lines on the surface streets of Arlington, stopping at Virginia Square, Clarendon, Court House,
and Rosslyn en route to Foggy Bottom and Farragut Square in downtown Washington. One
Arlington County ART route—75—also stops on this segment of Wilson Boulevard, heading
toward Virginia Square and Shirlington. More bus stops serving additional routes can be found
closer to the Ballston Metro station.
Bicycling: Of all the streets in the vicinity of the site, only North Fairfax Drive provides
continuous, separated bicycle lanes. According to the Arlington County Bicycle Comfort Level
Map (2015), North Vermont Street and Wilson Boulevard are both identified as bicycle routes,
with Vermont Street being labeled as “easy” and Wilson Boulevard “difficult.” On North Glebe
Road, bicycle travel is “strongly discouraged”.
The applicant proposes to provide storage for 222 bicycles (194 for residents, 10 for their
visitors, 12 for retail visitors, and 6 for retail employees). Visitor spaces (residential and retail)
will be provided on the ground floor, and the remainder on the first parking level, meeting the
County’s standard for providing bicycle parking within site plan projects.
Bike Sharing: The nearest Capital Bikeshare station to the site is on Ninth Street North and North
Stuart Street, three blocks (approximately 1000’) from the site. Within a half-mile radius of the
site are a total of five Capital Bikeshare stations. However, only one of these is on the west side
of Glebe Road, along the Bluemont Trail where it meets Wilson Boulevard.
Car Sharing: Although there are no carsharing spaces at the site, there are seven Zipcar spaces in
the immediate vicinity of the Ballston Metro station, .25 to .3 miles from the site. Additionally,
as part of the proposed project, the applicant is proposing to expand the existing Enterprise car
rental office to include an onsite carsharing program.
Transportation Demand Management (TDM): The applicant has agreed to implement a
Transportation Management Plan (TMP) to provide a program oriented towards decreasing
single-occupancy vehicle (SOV) trips to and from the site. The draft TMP program includes the
elements summarized below, among others:
•
•
•

•
•
•

Designation of a transportation coordinator to oversee the TMP program.
Contribute to Arlington County Commuter Services to support TMP activities.
Provision of a $65 SmarTrip® card, or a one-year Capital Bikeshare membership, or a
one-year carshare membership to each new residential lessee and on-site management
employee, at initial occupancy.
Display and distribute transit-related information.
Reimburse the County for and participate in periodic transportation performance
monitoring studies, to determine average vehicle occupancy and mode choice.
Submission of an annual report to the County regarding TDM activities on the site.

DISCUSSION: The applicant proposes a rezoning and site plan for redevelopment of the
Mazda Block. The following analysis is provided:
Adopted Plans and Policies: While the site is located within the Ballston Sector Plan, given the
age of the document (1981) and its lack of specific guidance for the west side of Glebe Road in
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general, it is only somewhat relevant to this site plan. There are several planning documents that
are discussed below that contain guidance for the subject site plan:
Ballston Sector Plan: The 1980 Ballston Sector Plan
depicted this area as service commercial, recognizing
the existing development along the west side of North
Glebe Road. In light of efforts ongoing at the time to
complete neighborhood conservation plans in West
Ballston (such as that for Ball’s Crossing, now a part
of Bluemont), the Ballston Sector Plan deferred
making any specific recommendations for the West
Ballston area. However, an illustrative concept plan
generally depicted West Ballston with buildings along
Glebe Road surrounded by extensive planted areas
and neighborhood conservation areas to west. The
block on which the subject site is located is depicted
on the Illustrative Plan as containing a commercial
structure, generally of a suburban form with surface
parking lots located between the building face and the
sidewalk.

SITE

West Ballston Land Use Study: In May 1981, County
staff completed a study of West Ballston to address
land use and zoning issues in the area generally
bounded by Wilson Boulevard, North Glebe Road, North Henderson Road, and George Mason
Drive. Even though the 1980 Ballston Sector Plan deferred making specific recommendations in
this area, existing land use and zoning issues as well as growing development pressure, among
other factors, necessitated this study. The study recommended clearer policy regarding
conservation and redevelopment in the area, with a focus on three issues:
1. Transition from the more intensive uses along Wilson Boulevard and North Glebe Road
to the single-family residential areas;
2. Redevelopment pressures on the commercial frontage along the west side of North Glebe
Road; and
3. Existing inconsistencies between the General Land Use Plan and zoning in the area.
GLUP Amendments (1981): In October 1981, the County Board adopted several GLUP
amendments for the West Ballston area as a result of the West Ballston Land Use Study. The
GLUP designation for the subject site along with neighboring sites, was changed from “Service
Commercial” to “High Medium Residential Mixed Use” (maximum planned density of 3.24
FAR). The staff report notes this area “…is a transition area between Parkington across North
Glebe Road and the single-family homes and garden apartments to the south and west. The
“High Medium Residential Mixed Use” designation in this area would recognize the existing
development rights of the “C-2” properties along North Glebe Road and encourage additional
residential development through the use of the “R-C” zoning district.”
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Arlington County Retail Plan: The
Arlington County Retail Plan identifies the
subject site as “blue,” meaning it is the
second-most flexible retail typology
identified in the plan. In the “blue”
typology, retail sales, service, food
establishments, and retail equivalents are all
considered acceptable ground-floor uses.
The exterior of the retail should be designed
to activate the street.
The applicant proposes that the Wilson and
Glebe frontages would be lined with retail
uses, with the building lobby—considered a
retail equivalent—located at the corner of
the two roads. The applicant proposes
smaller retail storefronts along the majority
of the Glebe & Wilson frontages, with the
grocery store occupying only a relatively
small portion of the street frontage (while
also occupying the majority of the proposed
retail space). At the corner of Seventh
Street North and North Glebe Road the
applicant proposes the rental office for
Enterprise Rent-a-Car, which would be considered a retail equivalent.

SITE

Grocery Store Policy: The Arlington County Retail Plan references and refines the County’s
Grocery Store Policy, originally adopted in 1985. The policy allows for the County to weigh the
need for grocery stores in considering site plan and special exception requests. In practice, as
referenced in the retail plan, the County Board has approved density bonuses justified by the
provision of a grocery store, as well as flexibility from zoning requirements for parking, loading,
and transparency. The applicant proposes a new approximately 42,000 square foot grocery store
as part of the site plan application.
Zoning: The applicant’s preferred zoning for the subject site is RA4.8. The site is designated on
the GLUP as “High-Medium Residential Mixed-Use” (HMRMU); the GLUP map recommends
that R-C is the preferred zoning district to implement the HMRMU GLUP category. By
contrast, the RA4.8 district is shown on the GLUP map as the preferred district to implement the
“High-Medium” Residential category. To resolve this discrepancy, the applicant attended a
meeting with the Long Range Planning Committee (LRPC) on April 20, 2015. At the meeting,
the history of the HMRMU category was presented, as well as a precedent example. Of the
several questions considered at LRPC, the primary one was:


Can the RA4.8 district be used to implement the vision of the HMRMU land use
category?
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In addition, it was noted that the GLUP map contains a footnote that reads:
The zoning districts which are listed next to each General Land Use Plan
designation are those which typically correspond to that specific land use
category. However, there may be instances where other zoning categories may
apply or where cases which the listed zoning categories are not appropriate,
since the determination for an appropriate zoning district for a particular site
depends on factors other than simply the General Land Use Plan designation.
The list is provided as a general guide only.
The LRPC also considered the County-wide implications of RA4.8 being permitted within
HMRMU GLUP categories. The committee decided that the GLUP, as guidance, would not
prohibit zoning the site RA4.8 within a HMRMU GLUP designation, and that in the future
rezoning requests should be considered on a case-by-case basis. The question of whether RA4.8
is an appropriate zoning district for the Mazda Block site plan was deferred to the SPRC process.
“High-Medium Residential Mixed-Use”: In 1980, the County Board adopted a new GLUP
category, “High-Medium Residential Mixed-Use,” intended to be applicable in Metro Station
Areas where there is a transition between high-density commercial areas and medium density
residential areas. The land use category was envisioned to be implemented by R-C. At the time,
it was noted that the R-C district allowed for a substantial amount of commercial uses. R-C,
which, up until that point had been listed as implementing “High-Medium” Residential, was seen
as providing a separate land use from that intended by “High-Medium” Residential. This
motivated the County Board to adopt HMRMU. However, while being of similar densities and
development types to “High-Medium,” HMRMU was intended to be a transitional land use,
incorporating commercial uses as part of a transition. When the category was adopted, it was
applied to transitional areas such as the west side of North Glebe Road, the north side of Fairfax
Drive, and select areas in Courthouse.
Courthouse Commons: There is an example of the County Board approving a site plan zoned
RA4.8 within a HMRMU designated area. In 2000, the County Board approved a site plan
amendment to the Courthouse Commons project (SP #271), to demolish an existing office
building and replace it with a residential building zoned RA4.8. The GLUP designation was
HMRMU (which was provided for by a GLUP change in 1989 when the site plan was first
approved). It was determined by staff that the RA4.8 zoning of the new residential building was
consistent with the intent of the HMRMU category, and with consistent densities and uses.
RA4.8 vs. R-C: The chart below provides as summary of the differences between the RA4.8
district and the R-C district.
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In summary, the major differences between R-C and RA4.8 concern height and use mix.



Height: The R-C district allows for 95 feet of height not inclusive of penthouse (actual
height maximum 111 feet). The RA4.8 district allows for 136 feet of height inclusive of
penthouse.
Use Mix: The R-C district allows for commercial uses (of all types) to aid in transition
from high-intensity development to low-intensity development, with commercial uses
(retail, service commercial, office, and business service) limited but increasing in
proportion as site area increases. The RA4.8 district only allows for a maximum of .5
FAR (regardless of site area) commercial uses, and such uses are limited to retail sales
and service and food and drinking establishments to act as an accessory to residential
uses and provide limited street activation.

Zoning Analysis for Mazda Block: The question for consideration by the SPRC is whether the
RA4.8 district is appropriate for the subject site. The following chart depicts the proposed
project as applied to both R-C and RA4.8 zoning:

Page 25

SITE AREA: 121,574 square feet
Zoning District
R-C
95 feet
Max Height
BASE
3.24 FAR
FAR
Residential GFA
243,148 sq. ft.
Commercial GFA
150,752 sq. ft.5
Total GFA
393, 900 sq. ft.

PROPOSED
4.5 FAR
478,898 sq. ft.
68,185 sq. ft.
547, 083 sq. ft.

RA4.8
136 feet
BASE
3.24 FAR
333,113 sq. ft.
60,787 sq. ft6.
393, 900 sq. ft.

PROPOSED
4.5 FAR
478,898 sq. ft.
68,185 sq. ft.
547, 083 sq. ft.

The primary purpose of the HMRMU GLUP category is to provide for a transition in use and
scale from high-intensity nodes around metro stations to medium and lower-intensity areas
located in the further radii of metro stations. The applicant’s proposal would exceed the height
permitted in the R-C district, but due to the applicant’s proposed massing and placement of
commercial uses would be able to achieve the transition envisioned by the HMRMU GLUP
category. In addition, the preamble to the RA4.8 district states that sites eligible for this zoning
districts shall “be designated ‘High-Medium’ Residential or other comparable designation on
the General Land Use Plan” [emphasis by staff].
The following two graphics prepared by the applicant depict building massing with R-C zoning
and with RA4.8 zoning:

5

6

Commercial uses are permitted at a rate of .62 square feet for every square foot of multi-family residential.
Retail sales and service and food and drinking establishments are permitted not to exceed .5 FAR.
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Vehicle Sales, Leasing, and Rental Facility: The applicant proposes that an existing business,
Enterprise Rent-a-Car, remain on-site subsequent to redevelopment. Enterprise offers vehicle
rental and carsharing services, and is classified in the Zoning Ordinance as a “Vehicle Sales,
Leasing, and Rental Facility.” The applicant proposes that the Enterprise rental office would be
located in the retail space at the corner of North Glebe Road and Seventh Street North,
approximately where the existing Enterprise trailer is located. All rental vehicles and carsharing
vehicles would be located in the below-grade parking garage. From the street level, the business
would operate similar to other retail and retail equivalent uses; users would access the parking
garage directly to access vehicles.
Vehicle Sales, Leasing, and Rental Facilities are not permitted in the RA4.8 District (nor are they
permitted in the R-C District). While this issue was brought to the attention of staff through this
site plan, staff has determined that it is worth exploring changes to the Zoning Ordinance to
permit this use in the County’s commercial and mixed-use districts subject to certain form and
use standards. As a result, staff is exploring a zoning ordinance amendment that will have a twopart scope:



Consider allowing ‘Vehicle sales, rental, and leasing facilities’ in the mixed-use zoning
districts where such use is currently not allowed (C-TH, MU-VS, RA-H, RA-H-3.2,
RA4.8, RC).
Consider developing and amending use standards for vehicle sales, rental and leasing
facilities, as they pertain to various districts, possibly through a use permit associated
with a site plan.
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Staff is working to tentatively bring forward a process to ZOCO in the December/January 2016
time frame, which will include separate outreach to affected constituencies.
Modification of Use Regulations: The applicant requests the County Board modify the
following use regulations:
Density Exclusions: The applicant is requesting that 5,128 square feet of gross floor area be
excluded from density calculations. The subject 5,128 square feet consists of below-grade
storage and mechanical rooms, and above and below-grade mechanical vertical shafts.
Bonus Density: The applicant requests 1.26 FAR bonus density, justified by LEED Gold
Certification of the building, and Energy Star Certified appliances, and an Affordable Housing
Plan consistent with the Zoning Ordinance requirements for bonus density for Affordable
Dwelling Units for Height and Density above the General Land Use Plan.


Green Building Density Incentive Program: Arlington County’s Green Building Density
Incentive Policy for Site Plans contains bonus density provisions for site plan projects
that meet the objectives of the County’s green building program. Per Section 15.5.7 of
the Zoning Ordinance, the County Board may permit bonus density for provisions made
for open space and other environmental amenities. The applicant is proposing to commit
to a certification of LEED Gold. The applicant is therefore requesting, consistent with
the County’s policy, bonus density of the maximum of .35 FAR for the commercial
portion of the project and .4 FAR for the residential portion of the project for a total of
48,630 sq. ft. The applicant is also proposing to commit to Energy Star Certification of
appliances, consistent with the County’s policy for a density bonus of up to .1 FAR
maximum for a total of 12,157 sq. ft.



Affordable Dwelling Units: ACZO Section 15.5.9 permits bonus density in residential
site plan projects in exchange for a Low or Moderate Income Housing Plan. The bonus
density permitted may result in density that exceeds the GLUP designation for the
project, provided it does not result in density in excess of 25% of the residential density
for the site plan. The applicant proposes 23.46% residential bonus density resulting in
92,396 sq. ft.

Bonus Height: The applicant requests 20 feet of bonus height. The RA4.8 district provides for
136 feet of building height, inclusive of penthouse structures. The applicant proposes a full 12
stories for Building #1, and is requesting the bonus height to accommodate the ‘crown,’ which is
an architectural embellishment meant to establish hierarchy inherent to the Art Deco
architectural style.
Staff Review: Given the lack of detailed, recent policy guidance for the west side of North
Glebe Road, and the scale of the proposed project, staff took an alternative approach to
reviewing the subject site plan. After a detailed internal interdepartmental review, staff
developed five ‘principles’ for redevelopment of the subject block:
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Principle #1—Minimize the impact of large curb cuts on Seventh Street North: The project’s
Seventh Street North frontage is the location of the parking access for residential, retail, and car
rental, as well as the location of retail loading. As a result, there is an approximately 60-foot
curb cut along the frontage to accommodate these service uses. Currently, there is an existing
public alley that bisects the block from the south, terminating roughly halfway through the block,
and continuing across the Townes of Ballston block to the south. The principal use of alleys is to
manage curb cuts by providing access to building services and parking from main streets. By
internalizing the parking and loading operations, the applicant is achieving the effect of an alley;
however, the curb cut remains too wide such that there is an adverse impact to pedestrian
circulation and urban design on Seventh Street North.

Principle #2—Provide for pedestrian movement through the block as an alternative to Seventh
Street North: The subject block comprises 2.79 acres in area. While certainly not the largest
block in Ballston, the building footprint nonetheless occupies a larger proportion of the block
than do similarly sized blocks in Ballston that are developed with site plans. Staff finds that
from a connectivity standpoint, the current block configuration is acceptable; however, given the
likely design and function of Seventh Street North, which will be the primary east-west
pedestrian route, there should be an option for pedestrian movement through the subject block
from east to west.
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Principle #3—Break up long expanse of building mass along North Glebe Road and Wilson
Boulevard: As stated above, the subject project is somewhat unique in Ballston for the size of its
building footprint. While the applicant has achieved a great deal of variation through the use of
architecture, the configuration of the corner of Wilson Boulevard and North Glebe Road, with its
wide angle, creates the effect of a singularly long, continuous frontage. With a block length of
over 500 feet, the result is that the subject project provides a continuous street wall without a
break in the massing. While the building conforms to the geometry of the block, creating a
‘corner’ affect at the intersection of North Glebe Road and Wilson Boulevard would reduce the
feel of a continuous building frontage in this location. More relief from the building bulk along
the Glebe and Wilson frontage should be provided.
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Principle #4—Create a residential form and function along North Tazewell Street: The North
Tazewell Street frontage provides a medium-density residential scale, through the use of
architecture, placement and landscaping. The building steps down to four stories along this
frontage, matching the scale of the adjacent townhouses. However, the ground floor contains the
rear of the grocery store; there are no actual openings along this frontage. The result is that the
North Tazewell Street frontage functions as a nonresidential frontage. Residential units and/or
residential walk-up lobbies should be provided to allow for residential ingress/egress along North
Tazewell Street.
Principle #5—Introduce more publicly accessible, usable open space to the block: While there
is no open space requirement in RA4.8, due to the large building footprint and the internalized,
private courtyards, the subject project contains little usable open space for the public. By
introducing a plaza or courtyard along the Glebe and/or Wilson frontage, more open space could
be provided while also addressing the massing along those frontages.
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