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

SPRC STAFF COORDINATOR:
Item 1.

Monday, July 23, 2018
7:00 – 9:00 p.m.
Ellen M. Bozman Government Center
Conference Rooms C/D (Lobby Level)
2100 Clarendon Blvd.
Arlington, Virginia 22201

Nicole Boling

PenPlace Phase I/1199 S. Fern Street (SP #105)
(RPC#s 35-003-436; 438; -032)
Planning Commission and County Board meetings to be determined.
Matthew Pfeiffer (CPHD Staff)

7:00pm–8:30 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 Development Proposals/Site Plans
http://www.arlingtonva.us/Departments/CPHD/Planning/applications/site_plans/CPHDPlanningApplicationsSite
_plansMain.aspx
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
PenPlace Phase I (SP #105)
(RPC#s 35-003-436; 438; -032)

SPRC #1: April 26, 2018
1) Introduction from SPRC Chair
2) Introduction of SPRC members and audience
3) Informational Presentations
a) Overview of Requested Site Plan & PDSP Amendment (Staff)
i) Review of existing conditions context (urban form, density, and connectivity)
ii) Review of existing planning context (GLUP, Pentagon City Master Plan, PenPlace
PDSP)
b) Presentation of Site Plan & PDSP Proposal (Applicant)
i) Introduction/overview of proposed site plan program
c) Staff analysis of the Site Plan & PDSP Proposal (Staff)
4) Questions and comment from SPRC
5) Process expectations from SPRC members
SPRC #2: May 24, 2018
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) 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.)
SPRC #3: June 25, 2018
8) Presentations (20 minutes MAX)
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a) Applicant – Follow-up questions
b) Staff – Land Use, Zoning, and Site Design
9) Land Use & Zoning
a) Relationship of project to Pentagon City Master Plan Guidance
b) Relationship of project to PenPlace PDSP approved densities, heights, and uses
c) Relationship of project to existing zoning
10) 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) View vistas through site
d) Visibility of site or buildings from significant neighboring perspectives
SPRC #4: July 23, 2018
11) 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) Service Issues
i) Utility equipment
ii) Venting location and type
iii) Location and visibility of loading and trash service
iv) Exterior/rooftop lighting
12) Community Benefits
a) Public Art
b) Affordable Housing
c) Underground Utilities
d) Other
13) Construction issues
a) Phasing
b) Vehicle staging, parking, and routing
c) Community Liaison
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Site Location:

The subject site is identified as 1199 S. Fern Street. The site is bounded by
S. Fern Street on the west, S. Eads Street on the east, 12th St. S. to the
south, and Army Navy Drive to the north. The site is adjacent to the
Bartlett and the Acadia (Met Park 3) to the south, the Lenox Club
Apartments to the east, the Marriott Residence Inn Hotel to the north, and
the Transportation Security Administration (TSA) and U.S. Drug
Enforcement Administration to the west.

Applicant Information:
Applicant
JBG Smith Properties
4445 Willard Avenue
Suite 400
Chevy Chase, MD 20815
Mike Novotny
(240) 333-7678
mnovotny@jbgsmith.com

Attorney
Venable LLP
8010 Towers Crescent Drive
Suite 300
Tysons, VA 22182
Kedrick Whitmore
(703) 760-1600
knwhitmore@venable.com

Architect
Maurice Walters Architect
400 7th Street NW
Washington, DC 20004
Patrick Cheek
(202) 675-1094
patrick@mwaltersarchitect.com

Engineer
Vika Virginia, LLC
8180 Greensboro Drive
Suite 200
Tysons, VA 22102
Robert Cochran
(703) 442-7800
cochran@vika.com

Traffic Engineer
Gorove/Slade
1140 Connecticut Ave. NW
Washington, DC 20036
(202) 540-1924
Daniel Van Pelt
dan.vanpelt@goroveslade.com

LEED Consultant
Sustainable Design Consulting
1432 K Street NW, 3rd Floor
Washington, DC 20005
Kara Strong
(202) 667-1620
kara@sustainabledesign.net

BACKGROUND: The subject site is a 6.4-acre undeveloped tract (the southernmost portion of
the 9.2 acre PenPlace Phased Development Site Plan (PDSP)). The site is subject to the
PenPlace PDSP (SP #105), for which the County Board previously amended in September 2013.
The County Board also adopted Urban Design Guidelines and the Final Design Concept for the
PenPlace PDSP Open Space Network in July 2014. The applicant, JBG Smith Properties,
proposes to amend the PDSP for Phase 1 of the PenPlace Development and seeks approval of a
final site plan for 300 residential buildings over two buildings along 12th Street, along with
approximately 40,000 sf of ground floor retail.
The following provides additional information about the site and location:
Site: The site is located at 1199 S. Fern St. (RPC#s 35-003-436; 438; -032), bounded by S.
Fern Street on the west, S. Eads Street on the east, 12th St. S. to the south, and Army Navy
Drive to the north. The site is currently developed with a surface parking area, and
bounded by the following uses:
To the north:

Marriott Residence Inn (SP #105), zoned C-O-2.5, and Army-Navy Drive
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To the east:

Lenox Club Apartments (SP #268), zoned RA-H-3.2
Verizon Building (SP #244), zoned RA-H-3.2

To the west:

Transportation Security Administration (TSA) and U.S. Drug Enforcement
Administration (DEA) (SP #105), zoned C-O-2.5

To the south: The Bartlett (SP #105), zoned C-O-2.5
The Acadia (SP #105), zoned C-O-2.5
Zoning: The subject site is zoned C-O-2.5, Mixed Use District.
General Land Use Plan Designation: The site is designated “High-Medium” Residential (3/4)
and “Medium” Office-Apartment-Hotel (1/4) on the GLUP.
Neighborhood: The site is located within the Aurora Highlands Civic Association and is
adjacent to the Crystal City Civic Association.
Site Location

PenPlace Phase I
1199 South Fern Street

SOUTH EADS STREET

N
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Existing Conditions: The site is currently undeveloped, containing forested areas and areas of
open land.
Site Photograph from 12th Street:

Site Photograph from S. Fern Street:

Proposed PDSP Amendments: The applicant is proposing amending several conditions of the
PenPlace PDSP and the guidelines to accommodate the proposed development. The applicant
is proposing amending the Use and Density Table (and notes thereto) to 1) allow the 300
residential units allocated to Landbay C-East to be built on either C-East or C-West (or both), 2)
to allow the 300 hotel units allocated to Landbay C-West to be redistributed to Landbays A, BEast, and B-West in future applications, and 3) to allow that future office/hotel density be
allowed to be converted to retail density above the 50,000 square feet already allocated for the
PDSP. The applicant is proposing amending this table as shown below:
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The applicant is also proposing amending the Pentagon City PDSP and Design Guidelines
accordingly to accommodate the proposed development.
Proposed Development: The following is a statistical summary of the site plan proposal:
SP #105, PenPlace Phase I
SITE PLAN SITE AREA
PDSP SITE AREA
Density
Total Residential Units
Total Retail GFA
Total PDSP Allocated Residential Units
Total PDSP Allocated Retail GFA
LANDBAY C-EAST
Residential Units
Retail GFA
PDSP Allocated Uses and Density
LANDBAY C-WEST
Residential Units
Retail GFA
PDSP Allocated Uses and Density
Building Height
Average Site Elevation
LANDBAY C-EAST
Number of Stories
Main Roof Height
Penthouse Roof Height
PDSP Allocated Building Height

6.4 acres
9.2 acres
300
39,027 sf. GFA
300
50,000 sf. GFA
171
18,618sf. GFA
Office (up to 420,000 sf. GFA) with option
for 300 Residential units
129
20,409 sf. GFA
Up to 300 hotel units
39.10 ft.
7
84.4 ft.
94.4 ft.
Up to 16 stories office
Up to 18 stories residential
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SP #105, PenPlace Phase I
LANDBAY C-WEST
Number of Stories
Main Roof Height
Penthouse Roof Height
PDSP Allocated Building Height
Parking
Total Parking
Total Residential Parking
Total Retail Parking
LANDBAY C-EAST
Total Parking
LANDBAY C-WEST
Total Parking
TEMPORARY SURFACE LOT
Total Parking
PDSP Required Residential Parking Ratio
PDSP Required Residential Parking Spaces
PDSP Required Retail Parking Ratio
PDSP Required Retail Parking Spaces
LEED
LEED Score

7 stories
85.88 ft.
95.88 ft.
Up to 18 stories
352 spaces
150 spaces
202 spaces
73 spaces
77 spaces
202 spaces
1 sp./du
300 spaces
1 sp./1,000 sq. ft. of retail GFA
40 spaces.
Silver

Density and Uses: The subject site plan consists of Landbays C-East and C-West of the PenPlace
PDSP, which comprises the majority of Parcel 1D of the Pentagon City PDSP. When the
PenPlace PDSP was proposed, the balance of density allocated to Parcel 1D included 930
residential units and 1,182 hotel units (of which 299 are built with the Residence Inn by
Marriott on the northern portion of Parcel 1D). The County Board actions approving the
PenPlace PDSP package reallocated, transferred, and approved additional density in the
following ways:
1. Transfer of Development Rights from the North Tract (now Long Bridge Park) of 610,951 square
feet of office GFA
2. Transfer of Development Rights from the Teardrop Parcel (adjacent to the site on the east side
of S. Eads Street) and other right-of-way vacations, of 119,467 sq. ft. of office GFA
3. Conversion of 583 hotel rooms to 422,675 square feet of office GFA
4. Totals = 1,153,093 square feet of commercial GFA (with option for 300 residential units) + 300
hotel rooms

When the County Board approved the PenPlace PDSP, they allocated 1,859,000 square feet of
commercial density (office and retail) and 300 hotel rooms. Of this allocated density, 1,153,093
square feet is existing, and 705,907 square feet of GFA is yet to be earned by the developer
through several mechanisms set up by the PDSP conditions:
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•
•
•
•
•
•

LEED bonus to be earned at Final Site Plan
Affordable housing bonus to be earned at Final Site Plan
Community Facilities bonus to be earned at Final Site Plan
Contribution of temporary open space
Contribution of energy efficient facilities in furtherance of the Community Facilities Plan
Additional Transfers of Development Rights

The applicant is proposing to build the 300 residential units optionally allocated to Landbay CEast both on Landbays C-East and C-West. The amount of office GFA allocated to Landbay CEast would be reduced by an amount equal to the total square footage of the residential
building. The 300 hotel rooms allocated to Landbay C-West will be reallocated with the option
to occur on one or all of the remaining three landbays.
Site and Design: The applicant proposes building Landbays C-East and C-West generally
consistent with the street and open space network envisioned in the PenPlace PDSP Design
Guidelines.

The applicant is proposing a temporary surface parking lot north of the future 11th Street S., to
accommodate retail parking for the site plan. The applicant is also proposing a temporary dog
park to be located on the eastern portion of the site north of future 11 th Street S.
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The applicant is proposing two seven-story buildings on Landbays C-East and C-West. The
proposed buildings are designed to provide a fine-grained architectural vocabulary whereby
each façade is made up of several elements intended to appear to the pedestrian as different
buildings. This is intended to decrease the scale of the buildings and provide for increased
pedestrian activity particularly along the 12th Street S. frontage.
C-East Building – 12th Street Elevation:

C-East Building – 11th Street Elevation:

PenPlace Phase I (SP #105)
Page 11

C-West Building – 12th Street Elevation:

C-West Building – 11th Street Elevation:

Transportation: The PenPlace project is well-served by regional roadways, a wide range of
transit options, an increasing network of bike facilities, and a local street network that
continues to be expanded with planned development of the area’s super blocks. A robust multimodal transportation network provides residents, employees, and shoppers in the area
multiple options for traveling to, from, and within the area without using a car.
Street Network: Historically, dating back to the 1976 PDSP, the Pentagon City PDSP street
network was defined by its large super blocks, including the PenPlace block. Following the
approval of the PenPlace PDSP amendment in 2013 the applicant dedicated additional right-ofway and constructed 12th Street S. between S. Fern Street and S. Eads Street, completing a
critical missing link in the transportation network within Pentagon City. Consistent with the
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PenPlace design guidelines the project proposes adding new streets within the block further
improving connectivity within the area. The project proposes delivering a new segment of N.
Elm Street located roughly mid-block between S. Fern Street and S. Eads Street. The project also
proposes constructing a new segment of 11th Street S. as a new east-west connection between
S. Fern Street and S. Eads Street. Staff finds that the project and its proposed street grid achieve
the circulation goals establish in Section E - Circulation & Pedestrian Routes of the PenPlace
Guiding Principles. Specifically, the following principles:
E. Circulation & Pedestrian Routes
1. The superblock should be broken up with new streets. The new streets should connect
with and enhance the street grid in the Pentagon City area.
2. A north-south connection should be provided to connect Army Navy Drive and 12th
Street.
The proposal also conforms to the Master Transportation Plan which identifies this area as an
area that should be planned with new streets.
Streets and Sidewalks: The PenPlace site is bounded by the following street frontages: Army
Navy Drive, South Fern Street, 12th Street South, and South Eads Street. The Master
Transportation Plan (MTP) classifies South Fern Street, South Eads Street and Army Navy Drive
as Type B Arterials (Primary Urban Mixed-Use). Twelfth Street South is identified as a nonarterial street and a portion of the County’s “Primary Transit Network” to support dedicated
transit as part of the Crystal City/Potomac Yards transit improvements. Arterial streets and
interstates in the vicinity of the site include U.S. Route 1, Crystal Drive, Army Navy Drive, and I395
12th Street South: Twelfth Street South is the principal multi-modal street associated with the
project and is intended to help unify the activities and land uses within PenPlace and those in
the Metropolitan Park projects which border the south side of the street. The project proposes
12th Street South as a 72-foot wide multi-modal street. The width proposed is consistent with
the County’s planning specification and the specifications identified in the PenPlace design
guidelines. The proposed street section supports a single travel lane in each direction, onstreet parking on both sides of the street, center running transit and a transit station (center
running transit lanes and facilities to be built by Arlington County). In addition to the 72-foot
street width, the project also proposes sidewalks that are over 23 feet from the face of
buildings to face of curb. The applicant has proposed changing the streetscape from what was
approved in the PenPlace design guidelines. The proposed sidewalk includes a 3-foot buffer
from the parking lane, 9- foot street tree and furniture zone with café seating, 10- foot wide
clear sidewalks as well as a 1-foot building shy zone. The proposed chance moves the café zone
from the face of the building and incorporates it into the planting and furniture zone. This also
provides larger planting areas for the proposed street trees in 9-foot by 18-foot tree pits.
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South Eads Street: Adjacent to the site South Eads Street is approximately 51 feet wide. The
street section provides on street parking on both sides of the street and one very wide,
approximately 18-foot wide, travel lane in each direction. Following the approval of the 2013
PenPlace PDSP amendment that applicant constructed a temporary sidewalk on their side of
the street. The temporary sidewalk replaced a dirt path, improving the pedestrian access along
the site.
The applicant has proposed to widen the sidewalk north of 12th Street S. providing a 16-foot 2inch streetscape from the face of building to the face of curb. The streetscape would include a
minimum 10-foot clear sidewalk along with street trees in 5-foot by 12-foot tree pits consistent
with recommendations for S. Eads Street in the PenPlace design guidelines.
The applicant and staff are working on a revised section of South Eads Street that would allow
for the “Protected Bike Lanes” to continue along South Eads Street from Army Navy Drive to
12th Street South, providing enhanced bike facilities along this segment of road. These
protected bike facilities will continue improvements implemented by the County south of 12 th
Street South.
South Fern Street: South Fern Street runs adjacent to the western boundary of the project,
parallel to South Eads Street. The street section along South Fern Street varies, widening from
12th Street South to Army Navy Drive. At its narrowest the road is approximately 44-feet from
curb-to-curb. Within this cross section, a single travel lane and on-street parking are provided in
each direction. Along the site a 6-foot wide asphalt sidewalk is provided, which is separated
from the street by a planting strip.
The applicant has proposed to maintain the existing South Fern Street curb alignment with the
project and provide an 18-foot 6-inch streetscape from the face of building to the face of curb
that is consistent with the streetscape proposed in the PenPlace design guidelines.
11th Street South: In breaking up the large PenPlace block the project introduces a grid of new
internal streets including 11th Street South. With this new street the project proposes locating
garage entries and loading/service docks access of the streets consistent with the PenPlace
Guiding Principles The street is proposed to have a typical section of 29.5 feet. Along the
proposed buildings, on the south side of the street, a 16-foot 2-inch wide streetscape is
proposed between the face of the building and the face of curb at the street edge. Within the
streetscape a 10-foot wide sidewalk and 5-foot wide street tree and furniture zone is provided,
8-inches from the back of curb. The proposed street and streetscape are consistent with
recommendations the PenPlace design guidelines.
South Elm Street: the project proposes a continuation of South Elm Street from what is within
the Metropolitan Park block. South Elm Street will not only break up the block it also acts as a
link between parks and open spaces. The project proposes South Elm Street a curb-less street
with a single 12.5-foot wide travel lane in each direction. Since the street is proposed without
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garage entrances or loading docks located of it, this segment could be close for events. This
would effectively increase the park area proposed. Along either side of the street a 16-foot 2inch streetscape is proposed including a 10-foot clear sidewalk and a 5-foot wide street tree
zone.
DISCUSSION: The subject final site plan comprises Landbays C-East and C-West of the PenPlace
Phased Development Site Plan, which is a component of the Pentagon City Phased
Development Site Plan. A Phased Development Site Plan (PDSP) is a general plan that entitles
land uses, densities, public facilities, transportation, and utilities to allow for coordinated
development of large areas within the County. PDSP’s are divided into specific landbays that
correspond to individual development sites and provide a framework for phasing of
development. PDSP’s may contain the following elements:
•
•
•

Guiding Principles, developed by the Long Range Planning Committee (LRPC), used to
guide the planning process for the PDSP and future final site plan approvals;
Design Guidelines, a framework for the general design of buildings, streets, and open
spaces. Used to evaluate future final site plan proposals;
PDSP Conditions, reflect the agreed-upon elements of the plan, and include specific land
use and density allocations, phasing of development and provision of infrastructure, and
community benefits.

Following the approval of a PDSP, final site plans must be approved for individual landbays.
Final 4.1 Site Plans entitle specific land uses, densities, heights, massing, and community
benefits.
The following provides an overview of the relevant policy documents, proposed modifications
of zoning standards, proposed site plan amenities, and preliminary issues.
Adopted Plans and Policies:
GLUP: The site is identified on the GLUP as “striped,” meaning the GLUP designation is made
up of a proportion of two different categories. The Pentagon City PDSP site is listed as 1/3
“Medium” Office-Apartment-Hotel and 2/3 “High-Medium” Residential. The site is also within
the boundaries of GLUP Note 4, “Coordinated Development District.” This distribution of GLUP
categories is meant to apply to the areas within the Coordinated Development District, and not
to any particular site. For example, the subject PenPlace PDSP was allocated mostly office
density.
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Zoning Ordinance: The site is zoned “C-O-2.5,” Mixed-Use District. The subject district provides
for primarily office, but also limited multifamily residential, hotel, and retail uses through the
special exception site plan process. Specific mixtures of uses and densities are determined by
the County Board based on an evaluation of the specific site and the need for “community
facilities, open and landscaped areas, circulation [infrastructure] and utilities.”
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Pentagon City Master Development Plan: In the early 1960’s, much of Pentagon City was
undeveloped land. In the early 1970’s, a group of landowners and design professionals
approached the County with a concept for a process to create a coordinated redevelopment
plan for the area. This process resulted in the 1976 approval of the Pentagon City Master
Development Plan (technically a PDSP).

Approval of the Master Development Plan also included a rezoning of the entire area to C-O2.5. In 1974, the GLUP was amended to include the Master Development Plan boundaries
within a “Coordinated Redevelopment District.” In 1977, the GLUP was further amended to
update the area of the PDSP with the current “striped” GLUP designations. The image below
provides a breakdown of the Development Program (uses, densities, and PDSP parcels) that
made up the 1976 approval:
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The Master Development Plan also defined a set of Planning Goals and Objectives to guide
development within the PDSP. The image below from the Planning Division’s Historical Report
of the Pentagon City Phased Development Site Plan provides the Goals and Objectives:
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PenPlace Guiding Principles: The applicant filed a PDSP for the development of Parcel 1D in
2010. That year, a Long-Range Planning Committee (LRPC) process was convened to establish a
framework by which long-term buildout of the site would occur. The LRPC developed a set of
Guiding Principles for PenPlace, which are grouped under the following topics:
•
•
•
•
•
•

Compatibility
Mix of Land Uses
Distribution of Densities and Heights
Open Space
Circulation
Urban Design Elements

The Guiding Principles were used to evaluate the PenPlace PDSP and are also intended to guide
the review of final site plans for the individual landbays.
PenPlace PDSP: The County Board approved the PenPlace PDSP and several related actions on
September 21, 2013 after a lengthy three-year planning process. The approval entitled the site
with the land uses, heights, and densities described above in the Background section of this
report. The PDSP was approved with conditions that define the five landbays within the PDSP,
permit the allocation of uses, density, and height for each landbay, provide parking
requirements, provide mechanisms for the achievement of future bonus density, provide a
phasing plan for the delivery of public infrastructure including streets and open spaces, LEED
certification of buildings, and community facilities. The conditions also required further
planning study including creation and final approval of the Design Guidelines and an Open
Space Plan.
PenPlace Design Guidelines: The PenPlace Design Guidelines provide a detailed, graphic plan
for the buildout of the PDSP. They contain four major elements: the Concept Plan, the
Streets/Transportation Plan, the Open Space Plan, and the Buildings/Architecture Plan. The
image on the following page depicts the Concept Plan Map:
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Concept Plan Map:

The Concept Plan provides the following elements:
•
•

Location of landbays, new streets, and new open space
Land Use, Heights, and Densities
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The Streets/Transportation Plan contains the following overall street network plan:

In addition, the
Streets/Transportation
plan provides detailed
street cross-sections,
guidance on
streetscape design
elements including
street trees and
furniture, guidance on
transportation demand
management, guidance
on phasing of the
street network, street
design and hierarchy,
pedestrian elements,
and parking and
loading entries.
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The third chapter of the PDSP is the Open Space Plan, which provides an overview of the open
space network concept for the PDSP. Also included is specific guidance on the design and
function of the specific open space elements within the PDSP.

The applicant is required to deliver the 12th Street Plaza
with development of Landbay C-East, and is proposing
to do so in the subject site plan proposal. The image
above depicts the Design Guidelines’ detailed guidance
th
for design of the 12 Street Plaza, which includes guidance on size, location, use and
programming, and design features.
Finally, the Buildings/Architecture Plan provides detailed guidance on the form, massing, and
design of the buildings within the PDSP. The first part of the section provides for four design
objectives 1) street edge definition 2) taper building heights from 12 th Street S. to Army-Navy
Drive 3) creation of a visual landmark on Landbay A 4) scaled design that is compatible with
surrounding development.
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The plan contains specific design guidance on architectural elements of building bases, towers,
and tops. It also contains design guidance for building frontages and materials. The chapter
contains detailed massing diagrams on building sculpting within the approved building
envelopes:

PenPlace Design Guidelines Open Space Addendum: PenPlace PDSP Condition #88 required that
the developer initiate further planning for the open space network required as part of the
PDSP. As a result, the developer hired a design consultant and held three public workshops to
further develop the open space network beyond that envisioned in the Design Guidelines.
The Open Space Addendum features detailed planning on design elements such as planting and
circulation, and programming elements such as children’s play, water elements, food/café
service, and public art. The Open Space Addendum contains renderings of the 12th Street Plaza
that are useful to the subject site plan:
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Looking South into the 12th Street Plaza from Central Green:

Looking into the 12th Street Plaza from 12th Street S.

Modification of Zoning Standards:
•

Parking Ratio – the applicant proposes to amend the PDSP condition requiring residential uses
to be parking at 1 sp./unit. The applicant is proposing that the 300 residential units be parked at
a ratio of .5 sp./unit.

PenPlace Phase I (SP #105)
Page 24

Site Plan Amenities:
•
•
•
•
•
•

12th Street streetscape improvements
12th Street Plaza
New 11th Street S. and segment of S. Elm Street
Temporary dog park
LEED Silver Certification
Public Art/monetary contribution

Preliminary Issues: The following issues include preliminary policy issues identified by staff.
These issues are outstanding at the time of writing, and may be resolved through the public
review process. Also listed below is a list of community concerns that will be updated
throughout the public process. This section will be amended regularly.
County Policy Issues:
1. Reallocation of uses and densities: The applicant is proposing building the 300 optional
residential units allocated to Landbay C-East across both Landbays C-East and C-West. In place
of the approved 16/18 story office/residential building on Landbay C-East and the 18-story hotel
building on Landbay C-West, the applicant is proposing two seven-story residential buildings
across both landbays. There are several questions raised by this amendment to the approved
PDSP and the resulting change in land use, density, and heights:
• Is the proposed change in land use from hotel to residential on Landbay C-West
appropriate?
• Is the major decrease in density for both Landbays C-West and C-East appropriate in this
location given these two landbays are closest to the Pentagon City Metro Station?
• The applicant is proposing that the 300 hotel rooms allocated to Landbay C-West will be
reallocated one (or several) of the remaining three undeveloped landbays within the
PDSP. The applicant maintains that the building envelopes established by the PDSP
allow for enough room to reabsorb the unused density from Landbay C-West within the
remaining three landbays. Staff is working with the applicant on ways in which to
demonstrate both visually and functionally that this unused density can be reabsorbed.
Staff is also working with the applicant on how the PDSP conditions and design
guidelines can be amended to reflect in more specificity how the subject request
changes the built form of the PDSP; specifically, where will the 300 hotel units be
reabsorbed?
• The applicant is proposing building almost 40,000 sq. ft. of the 50,000 sq. ft. of retail
GFA approved with the PDSP within Landbays C-East and C-West. The retail frontages
identified in the Design Guidelines show the 12th Street frontage and the 12th Street Plaza
frontages as required retail; all others are identified as optional. The applicant has
proposed amending the PDSP conditions to allow for office GFA to be converted to retail
GFA with the submission of and subsequent final site plans. Still, staff is working with
the applicant on more specificity to ensure that the goal of activated frontages are
provided in accordance with the Design Guidelines in the remaining landbays.
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2. Height, scale, and urban form: In addition to the amendments to the PDSP density and land use,
the applicant is proposing building Landbays C-East and C-West with seven story buildings as
opposed to the 16/18 story buildings contemplated by the PDSP. Building heights are listed as
“Height Maximum” in the PDSP conditions, meaning that the applicant’s proposal is consistent
with the PDSP. However, seven-story buildings are a large departure from the contemplated 1618 story buildings on the subject landbays. What are the impacts of dramatically lower heights
and scale than what was contemplated in the PDSP?

Moreover, what measures can be taken to ensure that the proposed architecture reflects a
pedestrian scale design, but is also complementary to the larger-scale development on the
south side of 12th Street S.?
3. Temporary Parking and Site configuration: The applicant is proposing a temporary surface
parking lot located north of the new 11th Street S. segment that will be built by the developer.
This surface parking lot is proposed in the location that encompasses portions of Landbays BEast and B-West, the two east/west segments of S. Elm Street, and the future Central Green
open space. Staff has proposed an alternative configuration that would split the proposed
parking lot into two components that could be shifted towards S. Eads Street and S. Fern Street,
respectively, leaving a large expanse of open land in the center consistent with the location of
the future Central Green. This alternative configuration could provide a temporary open space,
subject to details worked out between the developer and staff. The drawing below depicts the
staff alternative:
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Staff Alternative Sketch:

6/25/2018 Update: The applicant has updated their parking configuration as follows. While the
location of the dog park is an improvement in that the open space works better at the terminus
of S. Elm Street, it does not address comments from staff regarding confining parking lots to
future building footprints.
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4. Retail Parking Ratio: The applicant is proposing 204 parking spaces in the temporary surface
parking lots within the future Landbay B/Central Green. Given the applicant is proposing
approximately 40,000 sq. ft. of retail GFA, this works out to a ratio of 1 space per 196 square
feet. The PenPlace PDSP conditions allow for retail to be parked at a ratio of 1 space per 1,000
square feet, which would work out to 40 total spaces. The applicant has justified the amount of
parking by saying that when shared parking with the future office buildings is allowed, there will
be a larger amount of parking than 40 spaces available to retail patrons. In addition, the
applicant has claimed that a larger amount of parking is necessary due to the type of retailers
being sought. Staff does not support the amount of retail parking being proposed by the
applicant given that it encourages auto traffic to the site, and proliferates surface parking. Staff
has cited the Commercial Parking Study, which recommends a ratio of 1 space per 750 square
feet for commercial parking in Pentagon City. This ratio would constitute 53 spaces.

5. 12th Street Streetscape: The applicant is proposing a non-standard streetscape for 12th Street S.
whereby café seating zones are proposed adjacent to the curb as “parklet” areas. Staff does not
support irregular/nonstandard placement of street trees for 12th Street S. While there could be
support for café seating adjacent to the curb, the cafes need to be integrated with standard
streetscape treatments. In addition, café seating zones should be determined by the individual
tenants through the use permit process, and should not be delineated during the site plan
process.
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6. Architectural Details: Staff has identified that there are several important points that warrant
exploring enhanced architectural expression. The Design Guidelines contains the following
guidance on landmark architectural treatment:

The applicant’s proposed architectural treatment at the corner of 12th Street and S. Eads Street
on the Landbay C-East building provides meets the guidance for architectural expression.
However, the applicant is proposing providing building amenities at the opposite corner of the
building adjacent to the future Central Green; this corner of the building should contain a more
prominent architectural expression given its visibility from the future park.
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7. 12th Street Plaza Design: The applicant is proposing a design for the 12th Street Plaza that is not
consistent with the designs developed in the Open Space Network planning process.

SPRC Issues:
•

Total amount of retail parking being provided, and appropriate ratios.

•

Orientation and location of temporary surface parking lots.

•

Temporary dog park and consistency with planning documents for Central Green.

•

Streetscape design and permeability for pedestrians from the parking lane.

•

Streetscape design and clear zone dimensions
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•

Design of 12th Street Plaza and relation to planning documents for Open Space Network
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