SITE PLAN REVIEW COMMITTEE
MEETING AGENDA & STAFF REPORT
DATE:
TIME:
PLACE:

SPRC STAFF COORDINATOR:

Monday, November 14, 2016
7:00 – 10:00 p.m.
2100 Clarendon Boulevard
Courthouse Plaza
Room 109/110 (Cherry & Dogwood)
Arlington, VA 22201
Samia Byrd, 703-228-3525

Item 1.

1801 N. Quinn Street (SP #444, Queen’s Court)
(RPC # 16-034-017)
Planning Commission and County Board meetings to be determined.
Matthew Pfeiffer (CPHD Staff)

7:00pm–8:25pm

Item 2.

1555 Wilson Boulevard (SP #445)
(RPC# 16-033-008, -009, -010, -011, -012, -013, -014, -016, -017, -018, -021, and
-022)
Planning Commission and County Board meetings scheduled for February 2017.
Samia Byrd (CPHD Staff)

8:35pm-10:00pm

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

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

2.

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

3.

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

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

1801 N. Quinn Street – Queens Court (SP #444)
Page 2

ITEM 1
1801 N. Quinn Street
(SP #444, Queen’s Court)

(RPC # 16-034-017)
Elizabeth Gearin and Jane Siegel, SPRC Chairs

SPRC Agenda: First Meeting—October 17, 2016
1) Informational Presentations
a) Overview of Requested Site Plan (Staff) – 15 minutes
i) Existing planning context (GLUP, WRAP, Zoning)
ii) Overview of WRAP and RHP Planning Processes
iii) Staff analysis of the Site Plan Proposal (Staff)
b) Presentation of Site Plan Proposal (Applicant) – 15 minutes
i) Introduction/overview of requested site plan
2) Land Use & Zoning – 5 minutes
a) Relationship of site to WRAP land use guidance.
b) Relationship of project to proposed zoning
i) Requested density, height, etc.
ii) Requested modification of use regulations: exclusions and setbacks (parking to be
discussed at a later item)
3) Phasing and Construction issues – 15 minutes
a) 18th Street delivery
b) Park delivery
4) Site Design and Characteristics – 30 minutes
a) Allocation of uses/building features on the site
b) Relationship and orientation of proposed buildings to public space and other buildings
c) Streetscape Improvements and coordination with adjacent properties
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 WRAP and RHP+
5) Open Space – 10 minutes
a) Orientation and use of open spaces
b) Relationship between proposed building and dedicated open space
c) Compliance with WRAP and RHP+
6) Wrap up – 5 minutes
SPRC Agenda – Second Meeting: November 14, 2016
7) Update on SPRC #1 Issues
a) Staff presentation
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b) Applicant presentation
8) 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
b) Service Issues
i) Utility equipment
ii) Venting location and type
iii) Location and visibility of loading and trash service
iv) Exterior/rooftop lighting
9) 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.)
10) Community Benefits
a) Public Art
b) Affordable Housing Program
c) Underground Utilities
d) Other
SPRC Agenda – Third Meeting: December 5, 2016 – AS NEEDED
11) Carryover items
12) Project Wrap-Up
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The 44,727 sq. ft. (1.03 ac.) site is located at 1801 N. Quinn
Street. The site is on the block roughly bounded by Key
Boulevard (north), 18th Street North (south), and North Quinn
Street (west). The site borders the Atrium Condominium tennis
courts on the east.

Site Location:

Applicant Information:
Developer
Arlington Partnership for Affordable
Housing (APAH)/Queen’s Court
Development Corporation
2704 N. Pershing Drive
Arlington, Virginia 22201
Carmen Romero
(703) 276-7444
cromero@apah.com

Zoning Attorney
Venable, LLP
8010 Towers Crescent Drive, Suite
300
Tysons Corner, Virginia 22182
Kedrick N. Whitmore
(202) 344-4455
knwhitmore@venable.com

Design Architect
KGD Architecture/
Kishimoto.Gordon.Delayo PC
1300 Wilson Boulevard, Suite 250
Rosslyn, Virginia 22209
Christopher Gordon
(202) 338-3800
clgordon@kgdarchitecture.com

Civil Engineer
Bowman Consulting
14020 Thunderbolt Place, Suite 300
Chantilly, Virginia 20151
Scott Delgado
(703) 481-9720
sdelgado@bowmanconsulting.com

Landscape Architect
OCULUS
2410 17th Street NW, Suite 201
Washington, DC 20009
(202) 588-5454
(202) 588-5449

Transportation Consultant
Gorove/Slade Associates, Inc.
1140 Connecticut Avenue NW,
Suite 600
Washington, DC 20036
Daniel B. VanPelt
(202) 540-1924
Dan.vanpelt@goroveslade.com

BACKGROUND: The applicant proposes a GLUP amendment from “Low-Medium”
Residential to “High-Medium” Residential, a rezoning of the 1.03 acre site from RA6-15 to
RA4.8, and a new site plan for a 12-story building containing 249 committed affordable dwelling
units. The subject site is located at the intersection of N. Quinn Street and 18th Street N. across
from the Wilson School site in Rosslyn. Plans and policies applicable to the site include the
Western Rosslyn Area Plan (WRAP) (2015), and the Rosslyn Highlands Park + Coordinated
Open Spaces Plan (2016).
The following provides additional information about the site and location:
Site: The 44,727 sq. ft. (1.03 ac.) site is located at 1801 N. Quinn Street on the block bound on
the north by Key Boulevard, on the west by N. Quinn Street, and on the south by 18th Street N.
The following land uses surround the site:
To the north:

Immediately to the north across Key Boulevard is a garden apartment
development zoned RA6-15 and designated “Low-Medium” Residential on the
General Land Use Plan (GLUP).

To the east:

To the east is the Atrium Condominium development, zoned RA4.8 and
designated “High-Medium” Residential on the GLUP. The Atrium tennis
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courts directly abut the site; in between the tennis courts and the condominium
building is a public pathway connection through the block from 18th Street N. to
Key Boulevard, a portion of which is zoned RA6-15 (with the remainder zoned
RA4.8) and designated “Public” on the GLUP.
To the south:

To the south across 18th Street N. is the Wilson School site, which is currently
the subject of a use permit for a new secondary school and playing fields, zoned
S-3A and designated “Public” on the GLUP and the 7-11 site at the corner of
Wilson Boulevard and N. Quinn Street zoned C-2 and designated “Public” on
the GLUP.

To the west:

To the west across N. Quinn Street are the Rosslyn Heights Apartments, zoned
RA7-16 and designated on the GLUP as “Low-Medium” Residential and the
Colonial Village development, zoned RA7-16, RA6-15, and C-2, and
designated as a Local Historic District and designated on the GLUP as “LowMedium” Residential and “Service Commercial.”

Zoning: The site is zoned RA6-15, Multiple-Family Dwelling District. The applicant
proposes to rezone the entire site to RA4.8, Multiple-Family Dwelling District.
General Land Use Plan Designation: The site is designated “Low-Medium” Residential on
the General Land Use Plan (GLUP). The applicant is proposing a GLUP amendment to
designate the entire site “High-Medium” Residential.
Neighborhood: The site is located within the North Rosslyn Civic Association. The site is
adjacent to the Radnor/Fort Myer Heights Civic Association (RAFOM) and the Colonial
Village Civic Association. The Colonial Village 3 Homeowners Association is adjacent to
the site to the west, and the Atrium Condominium Association is adjacent to the site to the
east. The Rosslyn Business Improvements District is located in the site’s vicinity.

Queen’s Court

WRAP
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Existing Conditions: The site is currently developed with the Queen’s Court Apartments,
owned and operated by APAH, and containing 39 dwelling units. The buildings were
constructed in 1940, and are registered as “Important” on the County’s Local Historic Register.
In 1995, APAH purchased the site and converted the units to committed affordable housing units
(CAF’s) leveraging a loan from the County’s Affordable Housing Investment Fund (AHIF).
Development Potential: The applicant proposes a GLUP amendment from “Low-Medium”
Residential to “High-Medium” Residential, and a rezoning of RPC# 16-034-017 (1801 N. Quinn
Street) from RA6-15 to RA4.8. The following provides a summary of the site’s by-right and
RA4.8 site plan maximum development potential.
Site Area: 44,727 sq. ft.
RA6-15

RA6-15

RA4.8

Density Allowed/Typical Use
BY RIGHT
One Family Dwellings (6,000 sq. ft. lots)

Maximum Development
7 units

Semi-Detached Dwellings (3,500 sq. ft. lots)

12 units

Duplex (7,000 sq. ft. lots/3,500 sq. ft. per du)

12 units

Multiple Family (7,500 sq. ft. lots/900 sq. ft.
per du)

49 units

Townhouse (7,500 sq. ft. lots/900 sq. ft. per du)

49 units

SITE PLAN
Semi-Detached Dwellings (3,500 sq. ft.
lots/3,500 sq. ft. per du)

12 units

Duplex (7,000 sq. ft. lots/3,500 sq. ft. per du)

12 units

“Low or Moderate Income Housing1” (48
du/acre)

48 units

Townhouse, Semi-Detached, and Existing OneFamily2 (29 du/acre)

29 units

Semi-Detached (3,500 sq. ft. per lot/750 sq. ft.
per du)

59 units

Duplex (7,000 sq. ft. per lot/750 sq. ft. per du)

59 units

“Low or Moderate Income Housing3” (24
du/acre)

24 units

Townhouse, Semi-Detached, and Existing OneFamily4 (14 du/acre)

14 units

Per ACZO Sec. 12.3.7. May achieve up to 25% above max density. Capped at a building height of 70 feet.
Per ACZO Sec. 12.3.4.
3
Per ACZO Sec. 12.3.7. May achieve up to 25% above max density. Capped at a building height of 60 feet.
4
Per ACZO Sec. 12.3.4.
1
2
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Site Area: 44,727 sq. ft.

Density Allowed/Typical Use
BY RIGHT

Maximum Development

Multiple Family (3.24 FAR base density5)

144,916 sq. ft. residential GFA

Within “Western Rosslyn Coordinated
Redevelopment District” (6.0 FAR)

268,362 sq. ft. residential GFA

Proposed Development: Below is a summary of the proposed development for a 12-story
affordable housing development containing 249 units and 175 parking spaces.
SP #444, Queen’s Court
SITE AREA
Density
Residential GFA
Residential units
Residential FAR
Total GFA
Total FAR
RA4.8 Max. Permitted Density within Western Rosslyn
Coordinated Redevelopment District6
Building Height
Average Site Elevation
Building Elevation
Building Height
Number of Stories
RA4.8 Max. Permitted Bldg. Height (Site Plan)
Parking
Residential
Full size
Compact
Handicap
Van
Total Number of Spaces
Residential Parking Ratio
RA4.8 Required Residential Parking Ratio (site plan)
Sustainable Design
Earthcraft Multifamily

44,727 sq. ft. (1.03 acres)
270,165 sq. ft.
249 units
6.0 FAR
270,165 sq. ft.
6.0 FAR
6.0
AR
163.59 feet
292.59 feet
129 feet
12
136 feet

175
145
24 (13.7%)
5
1
175
.70 sp./unit
1 sp./unit (249 spaces)
245 points

Density and Uses: The proposed site plan generates density based on the APAH property at
1801 N. Quinn Street (RPC# 16-034-017), which totals 44,727 square feet (1.03 acres). The
5May
6Per

achieve bonus density consistent with ACZO Sec. 15.5
ACZO Sec. 7.2.3
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applicant is proposing to dedicate a portion (1,010 sq. ft.) of the existing property along 18th
Street N. that will eventually be part of the street right of way. The applicant will earn a onetime density credit for the dedicated property. The applicant is proposing to rezone the site to
RA4.8, and utilize ACZO Sec. 7.2.3.D.2(b), which provides for a maximum of 6.0 FAR and 12
stories within the Western Rosslyn Coordinated Redevelopment District (as designated on the
GLUP), in exchange for a 100% committed affordable housing development, provision of a
public open space, and compliance with the Western Rosslyn Area Plan (WRAP). Therefore, the
applicant is proposing a 12 story residential building containing 249 committed affordable
dwelling units, and a public access easement over approximately 9,000 square feet of the site
area for a public park (the northern portion of Rosslyn Highlands Park).
Site Design: The defining feature of the site, which influences the site and building design, is
the grade. On the 18th Street N. frontage, the proposed building entrance is at 168.5 feet (from
sea level). The site slopes downward from south to northwest; the lowest point of the site, at the
northwest corner, is 153 feet, representing a grade change of 15.5 feet from south to north. The
site slopes up towards the east; from the northwest corner to the northeast corner of the site the
grade changes 11 feet in elevation (from 153 feet to 164 feet). As a result of the grade change,
the P1 Level of the proposed garage is exposed on the N. Quinn Street and Key Boulevard
building frontages.
The proposed new 12-story building would be developed on the majority of the 44,727 square
foot (1.03 acre) site. The proposed building conforms to the square shape of the block on its
north and west edges, but forms an inverted “L” shape on its southern and eastern edges, framing
the public open space that will be provided on site. At the corner of N. Quinn Street and 18th
Street N., the building is angled at the ground floor plane such that visibility of the park from the
west is provided. The main entrance to the building for residents and visitors is contained within
this portion of the building, accessed from 18th Street N. The massing of the upper stories
conforms to the 18th Street edge, in contrast to the ground floor. On the 18th Street N. frontage,
the applicant proposes a triangular-shaped planting area between the angled façade of the
building and the streetscape.
The southeastern portion of the site (approximately 9,000 square feet) is comprised of the area to
be dedicated as a public park. This area is somewhat trapezoidal in shape, and the building
footprint responds to this shape framing the future park. There is a 6-foot proposed sidewalk that
runs between the park and the building, connecting the two. As an interim condition (prior to the
construction of the park by the County), the applicant proposed an eight-foot temporary fence
between the park property and the remainder of the site. At the northern end of the park, the
building jogs inward and provides for a private courtyard for building residents. The ground
floor plain of the building facing the park does not contain residential units, but rather contains a
mail area, elevator lobby, hallways leading to community amenity space, and a community
room. There is one three-bedroom unit facing the park on the far eastern side of the building.
There are only two points of ingress/egress on the building’s park frontage; an entryway into a
hallway from the private courtyard, and an egress from a hallway on the eastern side of the “L”
shape adjacent to the building’s community room.
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The northeastern portion of the site contains a walkway around the three-bedroom unit at the
southeastern corner of the building, which is truncated with a wall. North of the wall, the
elevation drops five feet to where the building’s transformer enclosure will be located (this is
proposed to be enclosed). On the building’s north frontage, the loading dock is proposed at the
northeast corner. Because of the grade, the building’s garage adjoins the northern frontage at
grade. Adjacent to the loading dock is the larger of the building’s two bike rooms, which
contains a functional entry to the building from grade. To the west of the bike room is the
vehicular access to the garage. There is an additional residential egress near the northwestern
corner of the building.
The parking garage also adjoins the building’s western frontage along N. Quinn Street. There
are two proposed planting areas between the sidewalk and the building façade. There is one
proposed functional residential entryway along this frontage.
Building Design: The proposed 12-story building is designed primarily of red brick, with gray
fiber cement panel accents. The building is massed in an “L” shape, with the building at the
back of the streetscape on the N. Quinn Street and Key Boulevard frontages; an approximately
50-foot section of the building at the back of the streetscape along 18th Street N.; and framing the
future park site on the eastern sides of the building. There are no building step-backs proposed;
instead, the applicant has attempted to break down the massing through a variation of materials,
colors, and window patterns on the facades.

1801 N. Quinn Street – Queens Court (SP #444)
Page 10

On the 18th Street N. façade, the ground floor plane is angled so as to provide a view of the park;
the upper floor façades are cantilevered over this entry feature, and conform to the shape of the
block. The window patterns are linear, with a jog at the 7th story where fiber cement paneling is
introduced. At the eastern end of the façade facing the park and 18th Street N., there is an
expression created at the 10th story using two separate brick colors, meant to appear as a cornice.
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On the west elevation, the patterning is similar, utilizing a red brick material with single and
double columns of aluminum windows. At the top two stories of the building, fiber cement
paneling is utilized to break up the patterning; four smaller expressions are created with cornice
lines at the 12th story. The expression closest to the building’s northwest corner provides the
cornice line at the 10th story. The ground floor plane along the frontage, corresponding to the
parking garage, contains a system of recesses, projections, and differing brick patterns and
textures to provide a modicum of interest along the façade. The applicant is proposing an
architectural expression at the corner of N. Quinn Street and Key Boulevard.

The north elevation continues the pattern of breaking the façade into several vertical expressions
using different materials and colors. The “cornice” expression (the top of the brick material) at
10 stories is carried around the corner onto the Key Boulevard façade before dropping to nine
stories at the second vertical expression. The vertical brick expression adjacent to the building’s
northeastern corner steps down to six stories, above which gray and white fiber cement panel
material is provided. The building’s ground floor façade along the Key Boulevard elevation is
similar to the N. Quinn Street façade, utilizing a system of recessed and projected brick patterns
and textures.
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The building’s interior facades, facing the park, utilize a mostly buff-color brick material in a
projected central expression which concludes at the 11th story. There is a minor step-back to a
top cornice line; the building’s top uses a red brick color to contrast with the central expression
The bottom two floors use a third brick material to provide a contrast between the building’s
base and middle floors. The ground floor contains glass storefronts which provide a view of the
building amenity spaces and mailroom.
Transportation: The proposed site is in the West Rosslyn area and is bound by Key Boulevard
to the north, North Quinn Street to the west and 18th Street North to the south. The Master
Transportation Plan (MTP) classifies North Quinn Street as Type B – Primarily Urban MixedUse arterial. Key Boulevard and 18th Street North are classified as Residential or Commercial
Local Neighborhood Streets
Transportation Analysis and Trip Generation
A Traffic Impact Analysis (TIA) dated July 26, 2015 and prepared by Gorove/Slade
Transportation Planners and Engineers was submitted by the applicant. The analysis assessed the
impact of the development on the adjacent street network and found that the Queen’s Court
redevelopment would not impact the adjacent street network. The analysis concluded that the
project would generate 51 AM peak hour vehicle trips and 62 PM peak hour vehicle trips upon
project completion and full occupancy in 2020. This equates to 28 net-new AM peak hour
vehicle-trips and 23 net-new PM peak hour vehicle trips over the existing site apartment use.
The TIA analyzed eight (8) intersections within the vicinity of the site. The analysis found that,
in the future with the redevelopment of the site, all intersection movements within the study area
operate at a Level of Service (LOS) D or better during the AM and PM peak hours, with the
exception of the following: North Quinn Street and Wilson Boulevard- Southbound right lane
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(AM peak hour); North Oak Street and Key Boulevard- Northbound left/right lane (AM peak
hour); and North Nash Street and Key Boulevard- Eastbound left lane (AM and PM peak hours).
None of the movements listed above cause the intersection to operate below acceptable LOS
thresholds with the exception of the North Nash Street and Key Boulevard intersection during
the AM peak hour. This intersection currently operates below acceptable LOS thresholds during
the AM peak hour and does not meet a signal warrant in the existing conditions; therefore no
mitigation is proposed.
Streets
Key Boulevard provides direct vehicular access to the proposed project site. The wide existing
curb cut on Key Boulevard will be divided into two cub cuts allowing for separate entrances for
parking and loading access. The project proposes to maintain the existing North Quinn Street
curb alignment for a curb-to-curb cross-section of approximately 46 feet. 18th Street North will
be redesigned and constructed by others; the Queen’s Court project will meet the proposed 18th
Street North frontage grades. Curb extensions are proposed at the North Quinn Street and Key
Boulevard intersection as well as the intersection of North Quinn Street and 18th Street North.
On-street parking spaces on will remain available on Key Boulevard and North Quinn Street
within the site vicinity and will also be provided on 18th Street North with the proposed redesign
of that road.
Parking and Loading Access
Access to parking and loading for the proposed project would be via Key Boulevard. The
proposed development includes 249 residential units 175 garage parking spaces in three (3)
levels.
Sidewalks and Pedestrian Connections
Sidewalks currently exist on the Key Boulevard and North Quinn Street frontages. The proposed
project includes widenings these sidewalks from 4-4.5’ to 8’ on North Quinn Street and 6’ on
Key Boulevard. 18th Street North does not currently have sidewalks, but the proposed project
includes an 8’ wide sidewalk. Also proposed is a 6.5’ wide planting strip between the proposed
sidewalk and curb for all of the site frontages. Crosswalks with pedestrian signals are present at
the North Quinn Street and Key Boulevard intersection and will remain. An additional crosswalk
and ADA access ramp will be provided at the un-signalized intersection of North Quinn Street
and 18th Street North in the vicinity of the site.
Public Transit
The existing site is served by numerous public transit options. The site is located within
approximately one-half mile walking distance between the Rosslyn and Courthouse Metro
Stations which serve the Blue, Orange and Silver Lines. The Rosslyn Metro station is served by
16 bus routes provided by WMATA (Metrobus), Arlington County Transit (ART), Loudoun
County Transit, DC Circulator, and Georgetown University. There are two bus stops within a
one block radius of the site serving the 61 A and 61B ART bus routes. Additional bus stops are
found two blocks south on Wilson Boulevard where the following routes are served: ART 43,
45; Metrobus 4B and 38B.
Bicycle Access
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There is a Capital Bikeshare station directly at the northwest corner of the site, along Key
Boulevard, as well as several other stations around the site vicinity. In addition to the Capital
Bikeshare station, bicycle connectivity is provided by on-street bicycle lanes on North Fort
Meyer Drive, Fairfax Drive, North Meade Street, and North Nash Street as well as on Wilson
Boulevard, Clarendon Boulevard, and Key Boulevard. These bicycle lanes connect with the
Custis Trail which leads to the Potomac Heritage and Mt. Vernon trails. On-site bicycle parking
(bike racks) are proposed adjacent to the sidewalk on the North Quinn Street frontage and 100
bicycle parking spaces are provided for residents in two bike rooms on the P1 garage level.
Utilities
The applicant is proposing to provide a public storm sewer system along the Key Boulevard and
North Quinn Street frontages. A sanitary sewer connection will be provided on N. Quinn Street
and a water line connection will be in 18th Street North. A proposed fire hydrant will be provided
in the southwest corner of the site on the North Quinn Street frontage.
DISCUSSION: The applicant proposes a GLUP amendment, rezoning, and site plan for
redevelopment of the Queen’s Court Apartments site. The following analysis is provided:
Adopted Plans and Policies: The site is located within the Western Rosslyn Area Plan
(WRAP) boundaries, adopted by the County Board in 2015. WRAP contains the primary, but
not the only, policy guidance for the site.
Western Rosslyn Area Plan (WRAP): The WRAP process was undertaken in 2014 with the
express purpose of leveraging an opportunity to reshape three civic uses: a school, a fire station,
and a park. The plan envisioned redevelopment of several blocks in Rosslyn, with the goal of
developing an implementation framework including a public-private partnership of several
different property owners, both public and private. The County Board’s charge for the study
area included development of:
 A multistory secondary school with up to 1,300 seats
 Recreation space up to 60,000 square feet in size to be used jointly by the school and the
community
 A new fire station
 Affordable housing
 Energy efficiency/sustainability
 Economically viable urban private development with a mix of uses that support achieving
County goals
 Effective multi-modal transportation options
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The existing Queen’s Court Apartments site (owned by APAH) was identified during this
planning process as an opportunity to achieve the County Board’s stated goal of providing for
affordable housing within the study area. The WRAP Guiding Principles thus envision
“maximize[ing] affordable housing on the Queen’s Court (APAH) site.” Further, the Plan
identifies the Queen’s Court site as the “Housing Development Area” within which specific
guidance is provided.

Concept Plan: The main idea of the concept plan is a continuation of the high density
development that exists in Rosslyn. The Concept Plan identifies the general location of land

1801 N. Quinn Street – Queens Court (SP #444)
Page 16

uses, new pedestrian and street connections, open space, heights, and provides additional details
about the interrelationships between these elements:






Heights: The Concept Plan identifies a building height of 130’ within the Housing Development
Area. The Building Form Principles recommend that building massing should provide for visual
interest and architectural variety, and that building massing should be compatible with the scale
of surrounding existing development.
Land Use: The Concept Plan identifies Residential and Public Open Space uses within the
Housing Development Area. The area is planned for a multifamily residential building and a
9,000 square foot park. The residential building should be planned and designed to facilitate
public use of the park. The site should be changed from “Low-Medium” Residential (16-32
units/acre) to “High-Medium” Residential (Up to 3.24 FAR) on the GLUP. Additional density up
to 250 units and 6.0 FAR should be considered if the County Board finds that the project
substantively meets the goals of the Plan. The site should be rezoned to RA4.8.
Open Space: A 9,000 square foot park is planned for the Housing Development area. Preference
is given to the corner of N. Quinn Street and 18th Street N., however this is flexible provided the
park remains visible and accessible from 18th Street N., and the principles of the Plan are
provided for. The Concept Plan envisions a playground structure at this public open space.

Urban Design: The Urban Design Element of the WRAP supports guiding principles on
Architecture, Historic Preservation, Public Realm, Streetscape, Sustainability, and Joint Use.
The following guidance pertains to the Housing Development Area:





Incorporate or reference architectural elements of the Queen’s Court Apartment buildings in any
buildings that succeed them. Architectural elements should be incorporated in a literal or
interpretative manner.
Buildings should be designed to be architecturally inspiring. Facades should be varied in texture,
pattern, color, and details. Roofs should be designed to be distinctive, and rooftop mechanical
enclosures should be designed as an extension of building design. Building façade composition
should include changes in plane and materials to create shadow lines. Architectural composition
should be designed to visually reduce mass and scale of buildings.
Grade transitions along the sidewalk should be managed such that active pedestrian-scale
frontages are maximized between 3 and 6 feet and blank walls are minimized. Any garage levels
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that are partially exposed to streets or public spaces should incorporate consistent materials,
variations, art, plantings or other interesting details to avoid consistent blank walls or obtrusive
pedestrian scales.
Special attention should be paid to designing facades adjacent to Rosslyn Highlands Park.
o Facades should maximize fenestration on each floor, incorporate a continuous
architectural expression line between the second and third floor, and include a continuous
cornice just below the roofline.
o Residential units facing the park space should have usable balconies.
Service, loading, and parking access should be located on secondary streets. When loading bays
directly face a street, they should be designed with retractable doors that remain shut when not in
use.
Sidewalk and streetscape design should be coordinated with the Rosslyn Sector Plan.

Implementation: The WRAP contains guidance on implementing the goals of the plan and
coordinating development between multiple different property owners, stakeholders, and public
entities. In January, 2016, the County Board adopted several GLUP and Zoning Ordinance
Amendments designed to implement the WRAP guidance. These include:




Establishment of the Western Rosslyn Area Coordinated Redevelopment District on the GLUP
map
Designation of an “open space” symbol on the Queen’s Court Apartments site (Housing
Development Area)
Amendments to RA4.8 District to allow for the achievement of a 12-story multifamily building
up to 6.0 FAR within the Western Rosslyn Area Coordinated Redevelopment District, provided
that:
o 100% of the units are committed affordable housing units
o A 9,000 square foot public open space is provided on site
o The proposed development substantially complies with the provisions of the WRAP

In order for the elements of the WRAP to come together on the Queen’s Court site, coordination
with the Department of Parks and Recreation (DPR), and Arlington Public Schools are required,
on the public park, and the final design of 18th Street N., respectively. It is contemplated that
18th Street N. will be constructed in full by the time the school is slated to open in September,
2019. The use permit for the Wilson School is currently under review by County staff and is
expected to be approved by the County Board in December, 2016. As such, it is contemplated
that the final design of 18th Street N. will be completed and incorporated into the APAH plans
well before the final engineering work is done for the Queen’s Court site plan. APAH
contemplates applying for an AHIF loan in Fiscal Year 2018, and VHDA tax credits the
following Spring. Therefore, it is estimated that construction on the Queen’s Court site will not
occur until well after the Wilson School is constructed and open. In addition, it is contemplated
that the Queen’s Court project will be constructed, and the public access easement for the park
dedicated prior to DPR beginning construction on the park on site. This will necessitate an
interim period in which the Queen’s Court building is occupied, but the park not yet constructed.
DPR and APAH are currently in talks on a Memorandum of Agreement (MOA) regarding site
details that will affect certain aspects of the eventual park.
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Rosslyn Sector Plan: The Rosslyn Sector Plan (RSP) (update adopted July 2015) identifies
various existing or planned parks and open spaces that are outside of the Rosslyn Coordinated
Redevelopment District (RCRD) but add important community value. Among these open spaces
are the “proposed public open space at Rosslyn Highlands Park and Wilson School Grounds at
18th Street and N. Quinn Street” (page 130). The RSP envisions a variety of new and revitalized
parks that will complete a balanced public open space system, offering both passive and active
recreation opportunities for all users. The RSP also identifies the 18th Street Corridor as
“Rosslyn’s new urban spine” providing a series of dynamic and memorable public open spaces
running through the heart of Rosslyn. This urban spine would provide a range of parks and
public spaces extending from a new public open space to the west (near the Wilson School
grounds and including Rosslyn Highlands Park) culminating with the new Rosslyn Plaza Park in
the east and connecting further to the Potomac River (outlined in the graphic below).
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This public realm network would provide a combination of spaces with retail and dining, art,
landscape gardens, intimate spaces for conversation and relaxation, and larger spaces for group
gatherings and activities, integrated with tree canopy and vegetation (page 142).
Rosslyn Highlands Park + Coordinated Open Space Plan: The Rosslyn Highlands Park+
Coordinated Open Spaces Plan (RHP+) developed a detailed plan for the proposed park spaces
located at Rosslyn Highlands Park (County/Penzance development), APAH’s Queens Court site,
and APS’ Wilson School site. Specifically pertaining to the APAH Queens Court site, the RHP+
Coordinated Open Spaces Plan envisions the construction of a playground (both for 2-5 and 5-12
year old children) which will include custom play structures with design considerations including
color, shape, modular ability, and safety to ensure the space relates well to the rest of the plan.
Swings, see-saws, slides, and climbing structures may be integrated and should allow for yearround use. Furthermore, to deal with the possible differences in grade, a terraced seating feature
is proposed, and the space is designed to be oriented at a slight northeast angle for ideal sun
exposure (pages 51 and 83).
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Proposed 2-5 and 5-12 year old
playground on APAH’s Queens
C
Si
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Among the features envisioned for the park space:


There should be a mix of large and medium-small trees surrounding the perimeter of the
playground space (mainly on the south, east, and west sides of the playground).



Pedestrian circulation: clear pedestrian access should be provided to and from the main
entrance of this park (located north of 18th Street North). Page 73 of the RHP+ plan
shows pathways and entrances to the various RHP park spaces. Wayfinding/signs,
plantings/trees, and other design elements should be incorporated to allow clear access
and visibility to this space.

After APAH reconstructs the Queens Court site, the County will construct and maintain the park
improvements. The details of this arrangement will be captured in a separate MOA. Anticipated
completion for this project is projected for 2021.
Modification of Use Regulations: The applicant requests the County Board modify the
following use regulations:
Density Exclusions: The applicant is requesting that 6,812 square feet of gross floor area be
excluded from density calculations. The subject 6,812 square feet consists of below-grade
storage and mechanical rooms, and above and below-grade mechanical vertical shafts.
Parking: The applicant is requesting that the parking ratio for the site be modified to allow 0.7
spaces per unit from 1 space per unit, as required by RA4.8. The applicant has provided
information specifying that the actual utilized rate of parking at other APAH properties within
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the County is closer to 0.7 spaces per unit. Allowing a low parking ratio for the subject property
would allow APAH to save costs associated with building underground parking and excavation,
which can be utilized in a more efficient manner. The Master Transportation Plan contains
policy guidance whereby the County Board should consider lower parking ratios for affordable
housing projects due to the lower utilization rate of parking in those projects.
Preliminary Issues: Staff has identified the following preliminary issues:
Parks and Open Space
 Synergy of the park with building design and function
 Garage proposed underneath the park
 Garage exhaust vent proposed within the park area
Architecture and Urban Design:
 Applicant has not yet identified how they will comply with the WRAP guidance to
incorporate historic elements into the building design.
 Building façade composition does not do enough to comply with WRAP guidance to
break down bulk and mass of building
 Building top and roofline should be made more distinctive
 Ground floor facades on N. Quinn Street and Key Boulevard do not do enough to create
interest towards the pedestrian realm; materials should be consistent with façade
materials on the rest of the building. Stoops and functional entries are not provided.
 The facades facing the park do not comply with WRAP guidance on specific details,
including providing balconies and providing consistent differentiation between base,
middle, and top of buildings.
 The “border” between the park and the building should be designed appropriately and
functionally.
October 17, 2016 SPRC Meeting: At the October 17, 2016 SPRC meeting on this site plan, staff
and the applicant gave presentations outlining, respectively, the policy framework and
preliminary issues associated with the new site plan, and an overview of the applicant’s program
for the new building. The agenda for the meeting included discussions on land use and density,
phasing of WRAP elements, site design, and open space. There were several requests made for
additional information from staff. These are provided below:
Financing: During the first meeting, questions were asked about the financing for the proposed
project. The project will seek an Affordable Housing Investment Fund (AHIF) loan in FY 2018,
when funds are available. Typically, when site plans are seeking AHIF funding, the loan
application is processed concurrently with the review of the site plan. In this case, the site plan
review will be well underway (or completed) at the time of the application for AHIF; the two
applications will not be heard concurrently by the County Board. The new process for AHIF
application is explained below.
Overview of the FY18 AHIF Notice of Funding Availability (NOFA)
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AHIF is Arlington County’s main financing program for affordable housing development. Since
its creation in 1988, this revolving loan fund has helped to create the majority of
Arlington’s more than 7,500 affordable rental units that benefit low-income households. AHIF
applications are currently received on a rolling (first come, first-served) basis.
A change to a NOFA process would require developers to submit AHIF funding applications by
a specified deadline in the early spring of every calendar year (see process flowchart below).
Potential benefits include a published schedule, more competitive applications to better leverage
AHIF, and concurrent evaluation of proposed projects to improve decision-making and
negotiation of loan terms and conditions.
The selected projects will be recommended for the FY2018 AHIF pipeline. After selection,
applicants would continue the four to eight month project review process that includes
negotiations on project financing and Housing Commission meetings, etc. AHIF applications
that are also seeking Site Plan or Form Based Code approval that have not already completed
the necessary Site Plan Review Committee (SPRC), Form Based Code Advisory Working Group,
and Planning Commission meetings would also be heard during this time. Upon successful
completion of the public process, the AHIF request would then be heard by the County Board.
Please see the following website for more information:
https://housing.arlingtonva.us/development/affordable-housing-investment-fund/

Difference between Current AHIF Process and NOFA AHIF Process

FY18 NOFA Budget
The anticipated FY18 NOFA budget would include the current balance as of December 2016,
any anticipated adjustments between December 2016 and June 2017 (such as loan repayments
and developer contributions) and the anticipated FY18 general fund appropriation. The
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anticipated funds would be published in January along with the NOFA application and
materials.
WRAP Phasing Timeline:
Staff prepared the following timeline that outlines the various public and private elements of
WRAP, which was included as a slide in the staff presentation for the first SPRC meeting. This
tentative timeline depicts the guidance provided in the plan.

On November 5, 2016, the County Board approved a development agreement with Penzance, the
property owner of much of the eastern portion of the WRAP study area. In the presentation for
the development agreement, staff provided a construction timeline for the temporary firehouse,
the new firehouse, and the new park. See the link below to the information, which is contained
on Slide #10:
STAFF PRESENTATION DEVELOPMENT AGREEMENT
SPRC Neighborhood Members for this Site Plan:
Terri Prell
Stan Karson
Felicia Harrison
Paul Rothenburg
Michael Amato

Interested Parties
Stuart Stein
Katherine Elmer
Steve Campbell

North Rosslyn Civic Association
Radnor/Fort Myer Heights Civic
Association (RAFOM)
Atrium Condominium
Association
Rosslyn Business Improvements
District
Colonial Village III Condo
Association

Terri.prell@verizon.net
dcstan@aol.com
gm@atriumcondo.com
proth@TMG-DC.com
thesyracusan@yahoo.com
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ITEM 2
Agenda: Meeting #1, November 14, 2016
1) Introduction (SPRC Chair)
a) SPRC Overview, Scope and Agenda
2) Informational Presentations
a) Context and Background (Staff)
i) Site Plan Summary
ii) WRAP Summary
iii) WRAP Implementation – Elements of Joint Redevelopment
(1) Ground Lease
(2) Development Agreement
(3) Other
b) Site Plan Proposal (Applicant)
3) SPRC Questions, Answers & Discussion
4) Wrap Up & Summary (SPRC, SPRC Chair)
Agenda: Meeting #2, December 5, 2016
5) Meeting Agenda & Outline (SPRC Chair)
6) SPRC Review and Discussion
a) Heights
i) Building Form
ii) Massing
b) Land Use
i) Uses
ii) Densities
iii) Retail
c) Transportation
i) Circulation
(1) New Street
(2) New Pedestrian Path
(3) Street Cross Sections
ii) Access
iii) Loading
iv) Parking
d) Open Space & Recreation
i) Rosslyn Highlands Park
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ii) Landscape Plan
7) Wrap Up & Summary – (SPRC Members & SPRC Chair)
Agenda: Meeting #3, December 12, 2016
8) Meeting Agenda & Outline (SPRC Chair)
9) SPRC Review and Discussion
e) Urban Design
i) Architecture
ii) Public Realm
iii) Streetscape
iv) Urban Design Principles
(1) Buildable Areas/Architecture/Grade Transitions
(2) Service/Parking/Streetscape
(3) Open Space/Recreation
f) Environment
i) Sustainability
g) Implementation
i) Shared/Joint Use
ii) Phasing
10) Summary & Wrap Up (SPRC Members & SPRC Chair)
Site Location:

118,311 square foot site (2.72 acres) located in the West Rosslyn
plan area on a portion of the super block generally bounded by 18th
Street North to the north, North Oak Street to the east, Wilson
Boulevard to the south and North Quinn Street to the west.

Applicant Information
Developer
West Rosslyn Development Company,
LLC
2400 N Street, NW, #600
Washington, DC 22201
John Kusturiss
(202) 339-8880
JKusturiss@pzre.com

Attorney
Bean, Kinney & Korman, PC
2300 Wilson Boulevard, 7th Flr.
Arlington, VA 22201
Matthew G. Roberts
(703) 525-4000
mroberts@beankinney.com

Architect (East Building)
Hickok Cole Architects
1023 31st Street, NW
Washington, DC 20007
Devon Perkins
(202) 667-9776
dperkins@hickokcole.com

Architect (West Building)
Studios Architecture
1625 M Street., NW
Washington, DC 20036
Brian Pilot

Engineer
Bowman Consulting
2121 Eisenhower Avenue, #302
Alexandria, VA 22304
John Lutostanski

Landscape Architect
Lee and Associates
638 Eye Street, NW
Washington, DC 20001
Rhonda Dahlkemper
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(202) 736-5959
bpilot@studios.com

(703) 683-5781
jlutostanski@bowmanconsulting.com

(202) 466-4232
RDahlkemper@leeandsassociates.com

LEED Consultant
Sustainable Building Partners
2701 Prosperity Avenue, Suite 100
Fairfax, VA 22031
Mike Babcock
(703) 970-2890
Mike.babcock@sustainbldgs.com

BACKGROUND: The Applicant, West Rosslyn Development Company, LLC (Penzance) has
submitted a site plan application to redevelop the site of an existing commercial office building
at 1555 Wilson Boulevard, and Fire Station No. 10 and Rosslyn Highlands Park located at 1559
Wilson Boulevard. The development proposal includes both land owned by the Applicant (1555
Wilson Boulevard) and land owned by Arlington County (1559 Wilson Boulevard). Under
ground lease to the Applicant and specific terms of a Development Agreement (the
“Agreement”) with the County, the Applicant would incorporate into its development of the
subject site, construction of a new fire station and public park among other things. The proposed
site plan is submitted in line with a public-private partnership between the County and the
Applicant in fulfillment of commitment to joint redevelopment of the subject properties. The
intent of the joint redevelopment is to leverage private development as a means to offset the costs
to the County of constructing a new Fire Station 10 and a redeveloped Rosslyn Highlands Park.
Following is a chronological summary of events and County Board actions leading to the
submission of the proposed site plan application.










January 2013 – Arlington County Board and Penzance Properties, LLC execute a Letter
of Intent (LOI) regarding a purchase and sale agreement, and a ground lease or other such
agreement for a potential public-private partnership to consolidate, subdivide, and
redevelop the properties at 1555 and 1559 Wilson Boulevard with a mixed use project
comprised of commercial, residential retail and civic uses and a public park.
June of 2014 – Arlington County Board initiates the West Rosslyn Area Planning Study
(WRAPS) to consider potential development scenarios for the western area of the
Rosslyn Metro Station.
July 21, 2015 – Western Rosslyn Area Plan (WRAP) adopted by the County Board
setting forth a vision and a framework for implementation of a public-private partnership
that would afford the opportunity to “rebuild three civic uses – a fire station, school and
park – clustered together around new private residential, retail, and office
development…” (WRAP, pg. 2).
July 21, 2016 – West Rosslyn Area Development Ground Lessee, LLC, an affiliate of
Penzance enters a ground lease with the County Board on its property at 1559 Wilson
Boulevard to facilitate and outline the terms of the coordinated redevelopment of 1555
Wilson Boulevard and the County’s property.
November 5, 2016 – The County Board and West Rosslyn Development Company, LLC
enter into a Development Agreement to establish the terms and conditions for the design
and construction of certain improvements for the benefit of the County on the 1555 and
1559 Wilson Boulevard properties.
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Future actions required by the County Board with respect to the Development Agreement
include:





Reciprocal Easements Agreement (REA)
Firehouse Lease Agreement
Use Permit for Rosslyn Highlands Park
Use Permit for Wilson School

These actions and associated applications are not subject to the proposed site plan request but
will be considered separately for future action by the County Board.
Site Plan Application Summary: The Applicant proposes to rezone the properties located at
1555 and 1559 Wilson Boulevard from “C-2”, “C-3”, “S3-A” and “RA6-15” to “C-O” to permit
construction of two new multifamily residential buildings with ground floor retail and Fire
Station 10. The buildings would be bisected by a new street running, north south through the site
and frame the new Rosslyn Highlands Park. Additional information regarding the development
is below:
East Building
 562 dwelling units
 18,590 sq. ft. retail
 Fire Station 10
 27 stories (270 ft.)
West Building
 351 dwelling units
 6,753 sq. ft. retail
 23 stories (240 ft.)
Below Grade Parking (total spaces: 1,060)
 791 residential use spaces
 99 retail use spaces
 46 flexible use spaces
 24 fire station spaces
 100 school use spaces
The following provides additional information about the site and location.
Site: The 2.72-acre, site is located in West Rosslyn in the middle of the block generally
bounded by 18th Street North to the north, N. Quinn Street to the west, Wilson Boulevard to
the south and N. Oak Street to the east. Adjacent and surrounding land uses are as follows:
To the north:

Across 18th Street North, 1530 Key Boulevard, 13-story residential building
identified as the, Atrium Condominiums (SP #181); Zoned “RA4.8” and
designated as High-Medium” Residential on the GLUP.
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To the west:

Woodmont-Wilson Elementary School site; Zoned “S3-A” and designated
“Public” on the GLUP.

To the east:

1525 Wilson Boulevard (SP #222), 12-story commercial office building
including a grocery store (Safeway); Zoned “C-O” Mixed Use district and
designated “High” Office Apartment Hotel on the GLUP.

To the south:

1550, 1560 and 1600 Wilson Boulevard, six, 12 and 14-story commercial
office buildings (SP #219 and SP #83); Zoned “C-O” Mixed Use district
and designated “High” Office Apartment Hotel on the GLUP.

Zoning: “C-2”, Service Commercial-Community Business District, C-3”, General
Commercial District, “RA6-15”, Multiple Dwelling District and “S3-A” Special District.
The site’s proposed zoning is “C-O” Mixed Use District.
General Land Use Plan Designation: “High” Office Apartment Hotel (up to 3.8 FAR office
commercial, up to 4.8 FAR residential, and up to 3.8 FAR hotel), and “Public” Western
Rosslyn Coordinated Redevelopment District (Note 2). The County parcel at 1559 Wilson
Boulevard would be designated as “High” Office Apartment Hotel in association with the
proposed site plan.
Neighborhood: North Rosslyn Civic Association; Adjacent to the Colonial Village and
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Radnor Fort Myer Heights Civic Associations.
Existing Development: The site is currently developed with a commercial office building and
parking, Fire Station 10 which includes an engine company and medic unit, and Rosslyn
Highlands Park with both active and passive uses including a full-size basketball court and
playground.
Development Potential: Below is the development potential for the subject site based on the
proposed zoning.
Site Plan Area:
118,311 sf
“C-O” By-Right

“C-O” Site Plan

TYPICAL USE

DENSITY ALLOWED/
MAXIMUM DEVELOPMENT

One family detached; Religious Institutions
(churches, mosques, synagogues, and
temples); All other minor utilities; Office;
Retail, Personal Services; Agriculture Uses.

6,000 sf per Lot One-Family
Dwellings: 19 Dwellings

Office, hotel, multiple family dwelling and
commercial development

3.8 FAR Office, Commercial:
449,581 sf GFA

.60 FAR all other uses: 70,986 sf
GFA

4.8 FAR Multiple Family: 567,892 sf
GFA
“C-O” Western Rosslyn
Coordinated
Redevelopment District

Office, hotel, multiple family dwelling and
commercial development

3.8 FAR Hotel: 449,581 sf GFA
10.0 FAR Commercial, Office,
Residential, Hotel: 1,183,110 sf GFA

Proposed Development: The following tables sets forth the preliminary statistical summary for
the subject site plan.
Site Area (Pre-Dedication)
Site Area Allocations
Retail
Residential
Site Area (Post-Dedication)7
Density8
East Building
Residential GFA
Retail GFA
Fire Station GFA
West Building
Residential GFA
Retail GFA

Proposed
118,311 sf (2.7160 Ac)
2,544 sf (0.0584 Ac)
115,767 sf (2.6577 Ac)
117,188 sf (2.6902 Ac)
769,300 sf
750,710 sf
18,590 sf
18,637 sf
413,810 sf
407,057 sf
6,753 sf

7
The Application proposes dedicating approximately 1,123 sf of right of way to the County. After such dedication the site plan site area would
decrease to 117,188 sf. The pre-dedicated site area is used for density purposes.
8
Gross floor area associated with Fire Station use (18,637 sf) is proposed for exclusion and is not included in total building GFA. In addition,
requested exclusions for Mechanical Shafts (4,511 sf), East Building Retail Mezzanine (1,798 sf), West Building Elevator and Lobby – APS (277
sf), Trash and Recycling (2,660 sf) and service corridors (4,082 sf) proposed to be excluded is also not included in the GFA totals.
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Total Residential GFA
Total Residential Density
Total Retail GFA
Total Retail Density
Total GFA
Total Density
“C-O” Max. Permitted Office, Commercial, Retail GFA
“C-O” Max. Permitted Office, Commercial, Retail Density
“C-O” Max. Permitted Residential GFA
“C-O” Max. Permitted Residential Density
“C-O” WRAP Max. Permitted GFA
“C-O” WRAP Max. Permitted Density
Height
Average Site Elevation
East Building
Main Roof Elevation
Main Roof Height
Penthouse Roof Elevation
Penthouse Roof Height
Penthouse Height
Stories
West Building
Main Roof Elevation
Main Roof Height
Penthouse Roof Elevation
Penthouse Roof Height
Penthouse Height
Stories
“C-O” Max. Permitted Height Multiple Family9
“C-O” Max Permitted Height (East of New Street)10
“C-O” Max Permitted Height (West of New Street)11
Parking
Total Parking Spaces
Residential Spaces
Standard
Compact
Handicap
Residential Ratio
Retail Spaces
Standard
Handicap
Retail Ratio
Flexible Use Spaces12
Standard
Handicap
Fire Station Spaces13
Standard

Proposed
1,157,767 sf
10.0 FAR
25,343 sf
9.6 FAR
1,183,110 sf
10.0 FAR
9,666 sf
3.8 FAR
555,683 sf
4.8 FAR
1,183,110 sf
10.0 FAR
175.24 ft
445.00 ft
269.76 ft
468.00 ft
292.76 ft
23 ft
27
415.24 ft
240.00 ft
438.24 ft
263.00 ft
23 ft
23
180 ft
270 ft
240 ft
1,060
791
620
155 (20%)
16
.87 Space/Unit
99
95
4
1 Space per 256 sf of GFA
46
44
2
24
23

Includes mechanical penthouse and parapet walls.
Excludes mechanical penthouses and parapet walls.
11
See preceding footnote.
12
These spaces are not counted toward any of the spaces relative to meeting the required parking standards/ratios.
13
See preceding footnote.
9

10
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Handicap
School Use Spaces14
Standard
Handicap
Required “C-O” Office, Retail, Commercial Parking Ratio
Site Plan Standard Office, Retail, Commercial Parking Ratio
Required “C-O” Multiple Family Dwelling Parking Ratio
Site Plan Standard Residential Parking Ratio
LEED
East Building – LEED BD+C v 4
West Building – LEED BD+C v 4

Proposed

1
100
96
4
1 Sp per 530 SF (48 Spaces)
1 Sp per 580 SF (44 Spaces)
1 Sp per Unit (912 Spaces)
1 Sp per Units (912 Spaces)
60 Points
60 Points

Density and Uses: The subject site is proposed to be rezoned from a mix of commercial,
multiple family and special zoning districts to a unified “C-O” mixed use district to implement
the WRAP. The proposed zoning district would be consistent with the site’s current and
proposed GLUP designation of “High” Office Apartment Hotel, Western Rosslyn Coordinated
Redevelopment District (Note 2). The proposed uses of multiple family residential and retail are
permitted uses in the “C-O” zoning district. The proposed fire station and park uses would be
permitted in the “C-O” zoning district by County Board approval of a use permit. The proposed
density at 10.0 FAR and heights at 270 feet and 240 feet may be considered by the County Board
in the “C-O” Zoning District for sites within the Western Rosslyn Coordinated Redevelopment
District and designated High Office-Apartment-Hotel on the GLUP, where it finds that the
development project is consistent with the Guiding Principles and other policy guidance for the
Western Rosslyn Coordinated Redevelopment District, and offers certain features, design
elements, services, or amenities identified in the WRAP. The proposed density and uses are
consistent with the WRAP.
The Applicant proposes that approximately 1,123 square feet of existing area located north of the
site would be dedicated to the County as Right-of-Way along 18th Street North. After the
dedication the subject site plan site area for density purposes would be reduced from 118,311
square feet to 117,188 square feet. In addition, the Applicant proposes under separate actions, to
provide a public use and access easement of approximately 21,949 square feet for the new
Rosslyn Highlands Park, 8,295 square feet public access easement for the new street, and
approximately 18,652 square feet in sidewalk and utility easements.
Site and Design: The square-shaped side mid-block between N. Quinn Street to the west and N.
Oak Street to the east is proposed to be bisected by the extension of a new, north-south street.
Two multifamily residential buildings would be situated, one east (East Building) and the other
west (West Building) on the new street. Fire Station 10 would anchor the southeast corner of the
site and Rosslyn Highlands Park would anchor the northwest corner of the site.
14

See preceding footnote.
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Both buildings would front with retail on Wilson Boulevard. The West Building would also
front onto the new Rosslyn Highlands Park with proposed residential amenity space, an elevator
and lobby to access below grade parking spaces dedicated to a future school use, and residential
bike parking.
Parking for both buildings would be provided in four (4) levels below grade. Loading and access
to parking for the West Building is proposed to be located on the new north-south street.
Loading access for the East Building is proposed north of the site from 18th Street North along
with a dedicated access drive to Fire Station 10. Parking access to the East Building is proposed
on the new north-south street.
The proposed site layout and the location of parking and loading along with the garage are all
consistent with what was contemplated in the WRAP.
Building Architecture:

West Building Perspectives

East Building Perspectives
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The 27-story East Building is proposed as two towers, north and south, on a single podium of
retail and including the two-story fire station at the base. Above the podium, the building carves
away to a Z-like shape. Outdoor amenity space is proposed on level three of the building as well
as Level 27, which would include a pool. The structure is comprised of gray brick varying in
color from light, to medium, to dark, buff limestone and light gray metal panel. Fire Station 10
is proposed as dark burgundy brick. The West Building is proposed at 23 stories to compliment
the East Building with a grey textured brick base and a gray colored concrete wall panel. In the
shape of a rectangle, the building proposes a change in materials, balconies and sculpting as an
architectural element. Outdoor amenity space is proposed at Levels 2 and 23 of the building, and
including a pool. Penthouses for both buildings would be constructed of metal panels.
LEED: The Applicant proposes that both buildings would be certified Gold under the U.S.
Green Building Councils LEED rating system. The Green Building Density Incentive Program
for Site Plan Buildings provides that an addition .35 FAR density may be achieved for meeting
the standards for Certification as Gold under LEED.
Transportation: The project is located in west Rosslyn in the middle of the superblock bound
by Wilson Boulevard to the south, North Quinn Street to the west, 18th Street North to the north
and North Oak Street to the east. In addition to the existing streets that border the site (Wilson
Boulevard and 18th Street South), the project proposes adding a new segment of North Pierce
Street connecting Wilson Boulevard and 18th Street North. The new street will help to break up
the superblock and improve pedestrian and vehicle circulation in the area. The proposed plan for
the development of the site is consistent with the transportation recommendations identified for
the site in the WRAP.
Streets and Sidewalks: The Master Transportation Plan classifies Wilson Boulevard along the
site frontage as a Type A Primarily Retail Oriented Mixes-Use arterial street. North Quinn Street
is classified as a Type B – Primarily Urban Mixed Use arterial street, whereas it classifies 18th
Street North, North Pierce Street and North Oak Street as all Urban Center Local non-arterial
streets.
Wilson Boulevard – Wilson Boulevard operates in tandem with Clarendon Boulevard as a oneway pair system with Wilson Boulevard operating in the westbound direction and Clarendon
Boulevard operating in the eastbound direction. This section of Wilson Boulevard has recently
been restriped to support a protected bike lane that is 6-feet wide with a 2-foot buffer. The bike
lane is further buffered from moving traffic with a 7-foot parking lane between bikes and moving
vehicles. Two, 11-foot westbound vehicle travel lanes and finally an 8-foot parking lane is
proposed on the south side of the site. Overall the street will be 45-feet from curb to curb
including the separated bike lanes. This plan is consistent with the WRAP. The project proposes
widening the sidewalk along the site frontage to a minimum or 18 feet from back of curb to the
face of the building. This would provide a 6-foot zone for street trees and street furniture along
the street edge buffering a 12-foot clear sidewalk.
18th Street North – The proposed 18th Street North segment is also consistent with the WRAP.
Overall the 36-foot wide street includes an 11-foot travel lane in each direction along with 7 feet
of on-street street parking. The sidewalk along 18th Street North is proposed to be a minimum of
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14-feet wide. This streetscape includes a 6 foot street tree and furniture zone and a 12 foot clear
sidewalk.
The new segment of North Pierce Street is proposed to be 55-feet wide from building to
building. This provides the wider of the two street section options proposed in the WRAP. The
street is proposed to be 29-feet wide from curb to curb including an 11-foot wide travel lane in
each direction, along with a 7-foot wide parking lane on the east side of the street. The
sidewalks on either side of the street are 12-feet wide (west side) and 13-feet wide (east side).
On both sides of the street, 8-feet of clear sidewalk is provided. This segment of North Pierce
Street will be entirely above the parking garage for the building and as a result, public use and
access will be provided through an easement rather than fee dedication.
Public Transit: The property is located approximately a quarter mile west of Rosslyn Metro
Center. Rosslyn Metro Center is served by the Orange, Blue and Silver Metrorail lines and
is also a regional bus transfer center. Along Wilson and Clarendon Boulevards, both ART
and WMATA operate high frequency bus service.
Bicycle Access: The site has convenient access to the County’s bike trail system. On-street
bicycle lanes are signed and marked adjacent to the site along Wilson and Clarendon
Boulevards and extend between Rosslyn and Clarendon. Along the site frontage, the existing
on-street bike facilities have been restriped to protected bike lanes. The County is in the
process of extending these protected bike lanes along Wilson Boulevard to the west of the site.
Along North Quinn Street, on-street bike lanes are also striped. The Custis Memorial
Parkway Trail (I-66) and the Mount Vernon Trail are located approximately one-quarter of a
mile to the north toward Lee Highway (via North Scott Street). Consistent with site plan
development and the Arlington Bicycle Transportation Plan, the Applicant would also provide
secure bicycle storage facilities for residents, visitors and guests to the site.
DISCUSSION
Adopted Plans and Policies:
 Arlington County Zoning Ordinance Section 7.13 “C-O” Mixed Use District and Section 9.5,
Western Rosslyn Coordinated Redevelopment District;
 General Land Use Plan “High” Office Apartment Hotel Designation, Note 2; and
 Western Rosslyn Area Plan (WRAP) Adopted July 21, 2015.
The Map below depicts the WRAP Concept Plan for the WRAPS area. The subject site is
located in the Mixed Use Development Area of the Concept Plan outlined in purple.
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With respect to the subject site, a site plan was contemplated that would implement several “Big
Ideas” as part of the Concept Plan:






Joint development of the County and Applicant-owned parcels;
Mixed-use development that compliments the area and incorporates public elements,
including a fire station and a public park;
Minimize conflicts between emergency vehicle operations and other traffic through the
area;
Provide a sufficient amount of development to support the County’s goals to offset the
cost of public improvements, such as a new fire station and public park improvements;
and
Provide improvements to the street network to enhance circulation and mitigate impacts
of the new development.

Proposed Site Plan Area
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The WRAP identifies seven elements as components of the Concept Plan to further guide future
redevelopment. Below is a summary of these elements as they relate to the subject site plan
application.
1. Heights Plan Element: The Plan provides for building heights compatible with the
surrounding context with the tallest buildings situated along the eastern portion of the Mixed
Use Development Area. The recommendations regarding heights are considered integral to
achieving the goals of the Plan for open space and joint private redevelopment to include the
new fire station.
2. Land Use Plan Element: The WRAP provides for the Mixed Use Development Area as a
high density mix of uses which could include residential, office, hotel and retail, a new fire
station and a public park. It further identifies that a north-south street would create new
street frontages for buildings. Ground floor retail is intended to be located on the buildings’
Wilson Boulevard frontage and where they front on the southern portion of the new street. It
is anticipated that density planned in the Mixed Use Development Area would facilitate
construction of the new fire station and park through a public-private partnership. For the
entire Mixed Use Development Area, the Plan contemplates densities up to 10.0 FAR and
inclusion in a new GLUP Special District, the Western Rosslyn Coordinated Redevelopment
District. The Plan further contemplated changing the GLUP designation for the site to
“High” Office Apartment Hotel while leaving the County properties as “Public” with the
exception of the County land area that would be incorporated into the private redevelopment
proposal for the new Rosslyn Highlands Park.
3. Transportation Element: A new north-south street through the Mixed Use Development Area
is indicated as being the primary transportation improvement in the WRAP. The Plan shows
two potential cross sections for the new street. In addition, it is envisioned that there would
be a landscaped pedestrian walkway immediately west of the mixed used buildings to
provide direct pedestrian access between Wilson Boulevard and 18th Street to Rosslyn
Highlands Park. Finally, the Plan espouses that there would be coordination of parking,
loading and pick-up and drop-off between the new school and private development to
minimize conflicts between pedestrians and emergency vehicles associated with the fire
station.
4. Open Space Element: WRAP provides that Rosslyn Highlands Park would be re-built and
expanded including reconfiguring and shifting it from its current location to the southwest
corner of the intersection of 18th Street and the new north-south street at approximately
18,000 to 22,000 square feet in size (exclusive of sidewalks). This open space is anticipated
to be realized as part of the private redevelopment proposal. As the garage for the mixed use
buildings was contemplated in the Plan for location beneath the new Rosslyn Highlands Park,
it is recommended that during the site plan review process, the design of the garage be
further examined for adequate soil depth to allow the planting of large shade trees in the
park. It is also recommended that the level to which the elevations would need to be raised
for the park above the adjacent sidewalk be minimized.
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5. Urban Design Element: This area of the Plan recommends guidelines on buildable areas,
architecture, grade transitions, service, parking and streetscape, and open space and
recreation in addition to the Concept Plan. They guidelines intended to be used in the review
of development proposals as a means to promote quality design and a public realm that is
safe and attractive. Additional details on the urban design guidelines relative to the proposal
can be found as an appendix to this report, Attachment A.
6. Environment Element: The Plan recommends that the negative impacts of new development
would be minimized with the inclusion of best practices for building and site design,
reducing energy consumption, and creating sustainable urban places.
7. Implementation Element: In implementing the Concept Plan, the WRAP recommends that in
order to maximize flexibility and use, publicly accessible areas would be designed and
operated so as to be shared. Finally it is noted that the timeframe for development and design
considerations will impact the surrounding area. It is recommended that there be creativity
and the timing and phasing be carefully considered so as to address and mitigate impacts on
the area relative to side design, safety and traffic.
Modification of Use Regulations: Section 15.5.7.A of the Zoning Ordinance provides that, “the
County Board may, in appropriate cases, modify the uses permitted and regulations in harmony
with the general purpose and intent of the district taking into consideration several specified
factors. Under this provision, the Applicant requests the following modifications:
Density and Height: The Applicant requests a modification of use regulation for density at 10.0
FAR and height up to 270 feet for the East Building and 240 feet for the West Building, as
permitted under Zoning Ordinance provision 9.5.A., B., and C., provided that the County Board
finds that the development project is consistent with the guiding Principles and other policy
guidance for the Western Rosslyn Coordinated Redevelopment District, offers certain features,
design elements, services or amenities identified in the WRAP, and meets the other special
exception criteria of the Zoning Ordinance.
Further, the Applicant requests to exclude from density calculations gross floor area associated
with the following spaces:







Fire Station (18,637 sf)
Mechanical Shafts (4,511 sf)
East Building Retail Mezzanine (1,798 sf)
West Building Elevator and Lobby – APS (277 sf)
Trash and Recycling (2,660 sf)
Service Corridors (4,082 sf)

Parking: The Applicant requests a modification of use regulation to permit parking for the
residential use at .87 space per dwelling unit (791 spaces). The site plan standard for residential
parking use is one space per unit (912 spaces). The Applicant further requests a compact parking
percentage for the residential use of 20%; the maximum permitted is 15%. In addition, there are
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areas of the garage that do not meet the minimum requirements for drive aisle width and so, a
modification is requested for their reduction in those locations.
Issues: The following preliminary issues have been identified for further review and
consideration:
Land Use and Zoning
 Requested density exclusions that are not associated with either the fire station or the
parking spaces provided for APS use are inconsistent with the Zoning Administrators
guidance on density exclusions.
Urban Design and Building Architecture
 Treatment and design of loading and parking access – curb cuts, number of bays and
doors, etc. should be further evaluated to minimize impacts on the pedestrian experience.
 Treatment of the buildings at the ground plane as they meet the street (facing the
proposed new school) and also the new Rosslyn Highlands Park should be further
evaluated.
Open Space
 Coordination in the design of Rosslyn Highlands Park must be consistent with the
Schematic Design to be completed by December 5, 2016.
Construction and Phasing
 Coordination of construction phasing, staging and timing on various project elements and
improvements must be consistent with the approved Ground Lease and Development
Agreement.
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Attachment A: WRAP Private Development Matrix
Principles
Height/Building Form

Proposed





Uses/Density/Affordable Housing





Taller buildings should be concentrated along
the eastern portion of the study area; lowered,
varied heights to be compatible with scale of
adjacent development.
Building design and in particular at the lower
level should foster pedestrian comfort, add
visual interest and architectural variety.
Building heights and massing should allow for
achievement of open space, recreational, public
facility goals.





270’ East Building
240’ West Building
15’ stepback on East Building along
18th Street.

Create memorable urban “place”
accommodating mix of private and public uses,
enable learning, leisure and fitness activities,
provide new fire station, and support retail
activation along Wilson Boulevard.
Leverage private projects in to achieve a
sustainable urban development that includes
public facilities.



Mixed use proposes residential
multifamily buildings with ground
floor retail and fire station at 10.0
FAR.
Fire Station 10 proposed in
southeast corner of East Building
fronting on Wilson Boulevard.
Rosslyn Highlands Park proposed on
northwest corner of site.
Retail proposed on Wilson Boulevard
and southern portion of new street.
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Principles
Circulation/Access/Loading/Parking

Proposed










Open Space & Recreation



Minimize fire/emergency response time when
siting new fire station.
Increase pedestrian and bicycle access to and
through the site.
Minimize curb cuts – vehicle and
pedestrian/bicycle conflicts.
Incorporate into site design wayfinding for
parking, Metro, bus stops, bike share stations.
Expand street grid to ensure adequate
circulation for fire/emergency response.
Vehicular circulation designed to minimize
conflicts between neighborhood traffic,
emergency responders, school bus and private
vehicle drop‐off and pick‐up, parking/loading
functions and pedestrians.
Shared, underground parking for all uses with
coordinated ingress/egress with adjacent uses
in WRAPS area.
Vehicle parking access, loading and service
areas located on secondary streets and/or
alleys.
Strategically locate and design open space to
maximize size of contiguous areas and ensure
flexibility of uses, activities, visibility and safety.




















Parking and Loading Access for East
Building on 18th Street and New
Street; For the West Building,
located on the New street.
New street with proposed
streetscape provides for pedestrian
connection north‐south through the
block between Wilson and 18th.
New pedestrian pathway will be
incorporated west of the West
Building with the Rosslyn Highlands
Park design.
Access, ingress and egress for fire
station configured to coordinate
with access to residential and retail
use in East Building.
Proposed street cross section for
New Street proposes WRAP option
at 55’ between buildings.
Underground parking garage
proposes accommodations of retail,
residential, fire station, and school
uses.
Rosslyn Highlands Park proposed in
location shown on Map 3.7.
Subject to a Development
Agreement with the County, the
Applicant will construct
improvements to Rosslyn Highlands
Park.
Concept Plan approved separately
for the Park. Design to be
incorporated in site plan through
coordination with the County
Department of Parks and Recreation
Separate use permit will be
considered by the County Board for
the Park that will cover operation,
programming and maintenance.
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Principles
Architecture/Historic Preservation

Proposed



Public Realm/Streetscape/Urban Design










Sustainability/Environment







Shared/Joint Use



Design public buildings to be architecturally
notable
Design buildings to be inspiring; Construct
buildings with high‐quality materials that
complement surrounding mix of buildings



Frame Wilson Boulevard through either a
building face or in an effort to ensure an active
and vibrant pedestrian experience.
Locate parks, plazas and other green spaces for
visibility, easy access and maximum use.
Design 18th Street to support neighborhood
circulation with enhanced sidewalks and
landscaping.
Locate public facilities strategically and
prominently to create a civic presence to
promote community confidence and use.
Link public areas and main building entrances
with a network of safe, connected, tree lined
and well‐lit streetscape to facilitate easy
pedestrian circulation.
Create smaller walkable blocks by introducing
new streets, alleys, and/or pedestrian
walkways.
Establish urban design scheme that
complements surrounding area contemplated in
the Rosslyn Sector Plan.
Maximize tree canopy and pervious surfaces to
minimize adverse impacts of development
including Stormwater runoff and “heat island”
effect.
Design and construct green buildings that
minimize energy use , potable water use and
waste generation; provide healthy indoor
quality
Optimize energy integration considering energy
efficient design and technology including
district energy and renewable energy sources.
Promote shared/joint use of facilities where













Fire Station 10 proposes a different
façade treatment than the
residential buildings.
Proposed mixed use buildings
designed with varying materials to
be compatible with adjacent and
surrounding properties.
Buildings meet the street along
Wilson Boulevard with retail and fire
station.
Location of park and public facilities
established by WRAP Plan as well as
streetscape and landscape design.
Location of entrances for public and
areas and main building entrances
proposed based on WRAP siting of
those uses.
New north‐south street and north‐
south pedestrian path proposed to
break up the super block.



BMPs proposed/coordinated to
manage Stormwater runoff and heat
island effect including green roofs.
LEED Gold proposed for both mixed
use buildings with consideration for
pursuing credits under the
Community Energy Plan.



Coordinated redevelopment and
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Principles

Proposed
feasible to make efficient use of land and
infrastructure

Other








Develop site design that can be phased so
fire/emergency response to
Rosslyn/Courthouse is uninterrupted.
Consider proposals that would include real
property exchange if they increase the ability to
maximize goals of the WRAPS Charge
Maximize transit usage by residents, workers,
visitors, students and staff
Ensure underground facilities do not inhibit
viability of above ground tree canopy and
vegetation
Provide design solutions that best integrate
wireless communications throughout building
and other areas for emergency purposes
Analyze internal and neighborhood effects of
site lighting and emphasize design solutions
that mitigate unnecessary light pollution –
analyze impacts of site area lighting on
surrounding properties.









development agreement to include
County Parcel and privately owned
parcel facilitates mixed use and civic
use development as well as open
space.
Development Agreement, Lease
Agreement and Ground Lease
contemplate schedule for
coordinated redevelopment and
phasing.
WRAPS goals maximized in proposed
site plan through terms of a ground
lease and development agreement
between the county and Applicant.
Underground parking garage
designed to permit soil depth for
tree plantings.
Applicant proposes In‐Building
Wireless First Responder Network
for the buildings.
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Urban Design Guidelines
Buildable Areas/Architecture/Grade Transitions
 Site buildings and provide street and sidewalk elements consistent with proposed street cross sections.
 Building facades meet build‐to line for two‐thirds the length of the block face; Façade height along street edges at least
three stories.
 Building façade composed of changes in plane and materials to create shadow lines and architectural design to visually
reduce mass and scale.
 Roofs designed to be distinctive.
 Materials vary in texture, pattern, color and details.
 Grade transitions along sidewalk designed to maximize active pedestrian scale frontages between 3 and 6 feet above
sidewalk, minimizing blank walls.
 Mechanical penthouses and roof equipment designed as natural extension of the buildings with materials compatible
with balance of the building.
 Tower massing should step back from 18th Street by 15 feet between the third and sixth story where shown on Heights
Plan Map.
 Explore additional building stepbacks or sculpting of upper stories of northern tower, consistent with Neighborhood
Transition Guidelines of the Rosslyn Sector Plan.
 Facades adjacent to Rosslyn Highlands Park:
o Roof parapets extend above adjacent roof level to obscure views of any mechanical equipment.
o Facades maximize fenestration on each floor, incorporate continuous architectural expression between second
and third floor, and include continuous cornice just below roof line.
o Residential units fronting on park should have usable balconies either projecting outside the build‐to line or
recessed within building mass.
o Special feature such as tower element, architectural embellishment, etc., incorporated into the building façade
at the corner of the new north‐south street and 18th Street.
Service/Parking/Streetscape
 Loading and parking access on secondary streets avoiding Wilson Blvd.; Minimize curb cuts along frontages and address
impacts on pedestrian experience during SPR process.
 Building service or parking access points located away from intersections and toward center of block.
 Screen loading bays that directly face the street with doors that close; Design service bay doors to be attractive part of
building composition.
 Short term drop offs occur in garage or designated parking areas determined through SPR process.
 Sidewalk design continuous and level across driveways.
Open Space/Recreation
 Develop Rosslyn Highlands Park primarily at grade along the street frontage.

New development include public park to have tree soil depth of at least 5 ft, a 600 ‐1,000 cubic foot volume per tree and
utilize alternative techniques to support planting of large shade trees.

