
S I T E  P L A N  R E V I E W  C O M M I T T E E  
M E E T I N G  A G E N D A  &  S T A F F  R E P O R T  

 
DATE: Thursday, April 21, 2016 
TIME: 7:00 – 8:25 p.m.  
PLACE: Courthouse Plaza; Cherry/Dogwood Conference Rooms (109/110) 

 
SPRC STAFF COORDINATOR: Samia Byrd, 703-228-3525 

 
Item 1. 
 
 
 
 
 

FBC Use Permit Review – S. Rhodes Street PRELIMINARY PROPOSAL 
Review of Proposed Modifications 
 
(RPC#s 32-001-046, -047, -048, -049, -002, and -003) 
Planning Commission and County Board meetings – tentatively scheduled for  
July 2016. 
Matt Mattauszek (CPHD Staff), 703-228-0493, mmattauszek@arlingtonva.us  
 
Note: This is a Form Based Code (FBC) project.  This is not a Site Plan 
project; however, the meeting will follow a format similar to SPRC.  The 
primary purpose of this special meeting is to review and gain feedback on 
proposed FBC modifications prior to the public hearings that would be 
associated with this application (see Background section). 

7:00pm–8:25pm 
 
 
 
 
 
 

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

1.
  

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

2.
  

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

 
3. Provide a forum by which interested citizens, civic associations and neighborhood conservation 

committees can review and comment on a particular plan, or the effects that the proposed project 
might have on the neighborhood. 

 
In order to save copying costs, staff has selectively chosen the reduced drawings to be included in this package.  
The complete full size drawings are available for review in the Arlington County Zoning Office, 10th Floor, 
Courthouse Plaza, 2100 Clarendon Boulevard. 
 
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/ 
 
For more information on Columbia Pike Form Based Code, go to the web site 
http://projects.arlingtonva.us/neighborhoods/columbia-pike-form-based-codes/  
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AGENDA: Thursday, April 21, 2016 
 

1. Introduction to team and project 

2. Process to date, meeting purpose and SPRC role for this project (staff) 

3. Overview of FBC requirements for subject site (applicant) 

4. Presentation of requested modifications (applicant) 

a. FBC regulations for maximum building footprint  

b. FBC regulations for modification of Required Building Line (RBL) 

c. FBC regulations for modification of zoning requirements when existing buildings 

are retained as part of the N-FBC phased proposal  

5. SPRC/PC and AWG discussion 

 
Site Location:  154,104 square-foot site (3.54 acres) located in the Columbia 

Pike Neighborhoods Special Revitalization District – Eastern 
Pike Subarea.  The site is bounded by Columbia Pike to the 
north, S. Scott Street to the west, residential properties to the 
east and private golf course to the south.   

 
Applicant Information 
 
Owner 
Washington Real Estate  
Investment Trust 
1775 Eye Street NW, Suite 1000 
Washington, DC 20006 
Bob Elliot 
(202) 744-3200 
BELLIOTT@washreit.com 
 

Developer 
Bozzuto Development, Inc 
1775 Eye Street NW, Suite 1000 
Washington, DC 20006 
Hillary Goldfarb 
 (301) 220-0100 
hgoldfarb@bozzuto.com 

Attorney  
Walsh Colucci Lubeley & Walsh, PC 
2200 Clarendon Boulevard, Ste. 1300 
Arlington, VA 22201 
M. Catherine Puskar 
(703) 528-4700 
cpuskar@thelandlawyers.com  
   

Architect 
Kishimoto Gordon Dalaya PC 
1300 Wilson Blvd, Suite 250 
Arlington, VA 22209 
(202) 338-3800 
Chris Gordon 
Clgordon@kgdarchitecture.com    

Civil Engineer / Planner 
Bohler DC 
1301 Pennsylvania Ave, NW,  
Suite 825 
Washington, DC 20004 
 (202) 524-5700 
Michael O’Hara 
mohara@bohlerdc.com 
 

Landscape Architect 
LSG Landscape Architecture 
1775 Greensboro Station Place,  
Suite 110 
Tysons, VA 22102 
(703) 821-2045 
Mark Gionet 
mgionet@lsginc.com  
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BACKGROUND:   FBC Administrative Regulation 4.1.2 calls for an applicant to prepare the 
necessary plans and information for the County staff team to review a proposal with the FBC 
Checklist.  Once an applicant has sufficiently complied with the FBC requirements, staff 
convenes a meeting with the FBC Advisory Group (AWG) to review the plans with the Checklist 
and verify compliance.  After that step is completed and the applicant has finalized the plans, a 
formal application can be filed with the County.  The FBC application triggers the formal review 
process to either: a) approve the project administratively if the site area is less than 40,000 square 
feet and no modifications are requested, or b) hold public hearings by the Planning Commission 
and the County Board for review of projects larger in site area size of 40,000 square feet or any 
project that includes requests for modification of the FBC.   
 
In addition, the Administrative Regulations 4.1.2 specify an additional review meeting for those 
applications that include modifications to FBC regulations that impact the overall site and 
building layout, either a special AWG meeting or other meeting.  The review meeting 
participants include Planning Commission members – since the Commission ultimately would 
consider applications with requests for modifications, Form Based Code AWG members, and 
neighbors of the project site.  A meeting, similar to the SPRC meeting format, has been used in 
the past to provide an opportunity for the AWG and Planning Commission members to learn of 
and weigh in on proposed modifications associated with a FBC redevelopment proposal.    The 
meeting gives an applicant an opportunity to present the proposal and for the community, AWG, 
and Planning Commissioners the opportunity to ask questions and provide feedback to the 
applicant and staff.  After the meeting, staff and the applicant can discuss how to proceed with 
the FBC application. 
 
The Applicant proposes to redevelop a portion of an existing surface parking lot and a 
landscaped area located at the southeast corner of the existing Wellington Apartments with a 
Neighborhoods Form Based Code phased development project.  The FBC designates this site 
with the Urban Residential Building Envelope Standards (BES), which specifies a 6-story height 
limit, and requires a new 12th Street connection and mini-park to be provided with 
redevelopment of this first phase.  Specifically the proposal includes: 

 A multi-story building, with six (6) stories fronting each Required Building Line (along 
two streets and the proposed mini-park); 

 Approximately 402 new (market rate) residential units; 
 Conversion of approximately 105 existing Wellington residential units to Committed 

Affordable Units (CAFs) within the Wellington apartments which currently hold 711 
market rate units.  This exceeds the minimum requirement for affordable housing which 
makes this project eligible for a reduced parking ratio (applicable only to the 105 CAFs);  

 A new public mini-park;  
 New 12th Street connection into adjacent Arlington View neighborhood; 
 Streetscape improvements;   
 Alley access along the east property line for parking and service access; and,  
 A six-level above-ground parking garage with approximately 635 parking spaces.   
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The following provides additional information about the site and location. 

 
Site Information/Existing Development:  The approximate 3.54 acre site (154,104 square feet) is 
part of a larger property occupied by the Wellington residential apartment complex.  The overall 
property is 13.93 acres in size (607,254) with frontage along Columbia Pike and S. Scott Street 
in the Eastern Pike subarea.  The property is currently developed as three mid-rise residential 
buildings, with approximately 711 residential units.  Adjacent and surrounding land uses are as 
follows: 

 
To the north: Across Columbia Pike, a number of single-family homes, several condominium 

developments including Park View, Columbia Court, Park View and Rolfe 
Street Station, and St. John’s Baptist Church; zoned “R8-18,” designated 
“Medium” Residential and within the Columbia Pike Neighborhoods Special 
Revitalization District on the GLUP. 
 
The Lancaster, a mid-rise condominium development, the Lancaster, to the 
northeast, along Columbia Pike; zoned “RA6-15,” designated “Medium” 
Residential and within the Columbia Pike Neighborhoods Special 
Revitalization District on the GLUP.  

 
To the west: Across S. Scott Street, Dorchester Apartments, a garden style multi-family 

development, and Dorchester Towers, a mid-rise multi-family development.  
Both developments are zoned “RA6-15,” designated “Medium” Residential and 
within the Columbia Pike Neighborhoods Special Revitalization District on the 
GLUP. 

 
To the east: Single family homes fronting S. Rolfe Street; zoned “R-5” and designated as 

“Low” Residential (1-10 units/acre) and within the Columbia Pike 
Neighborhoods Special Revitalization District on the GLUP.   

 
To the south: Army Navy County Club and golf course, zoned “R-6” and designated “Semi-

Public” on the GLUP.   
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Exhibit 1: Existing Site 
 
 
 
 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Zoning: The site is zoned: “RA6-15” Multiple-family Dwelling District. 
 
General Land Use Plan: The site is designated “Medium” Residential and within the 
Columbia Pike Neighborhoods Special Revitalization District on the GLUP, making the area 
eligible to redevelop under the N-FBC. 
 
Neighborhood: The site is located within the Columbia Heights civic association.  It is 
adjacent to the Arlington View and Penrose civic associations.  
 
Columbia Pike Neighborhoods Area Plan:  The Plan specifies new development with heights 
up to 6 stories for the subject property where the first phase of development is proposed.  The 
2012 Plan identifies this portion of the subject property to be occupied with a new public 
mini-park and new street connections.  The existing buildings are not identified on the list of 
Historic Buildings. 
 
Neighborhoods Form Based Code:  The property is within the Eastern Pike subarea.  The 
Regulating Plan designates this area with the Urban Residential Building Envelope Standard 
along both new streets, 12th Street and S. Rhodes Street frontages.  In addition the Regulating 
Plan designates a public open space, classified as a mini-park.  Required Building Lines are 
established along both street frontages, including the southern edge of the proposed open 

N-FBC 
Proposal 

NORTH 
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space, as these are building edges that face the public realm.  For Urban Residential BES, 
three to six stories are required.  The Building Envelope Standards also indicate specific 
setbacks and height restrictions from the adjacent (eastern) property line and neighboring 
single family lots in the Arlington View community.  The buildings are not designated for 
Full or Partial Building Preservation.   

 
 
DISCUSSION:  
 
Development Proposal Overview: In October 2015, the applicant submitted a preliminary N-
FBC application pursuant to the FBC Administrative Regulations 4.1.2.  Below is a summary of 
the proposed development, proposed site layout (Exhibit 3) and a renderings depicting the 
facades along each of the Required Building Lines along the new street and public mini-park 
(Exhibits 4a-d and 5a-c). 
 

 Permitted/Required Proposed 
Site Area   
Subject proposal comprises  
RPC #s 32-001-046, -047, -048, -049, -002, -003 
Columbia Pike Form Based Code Requirements 
Site Density 
Residential Use Limit not prescribed in the FBC 402 units 
Building Envelope Standard   
Urban Residential frontage type Multi-story, residential buildings Multi-story, residential buildings 
Height   

Urban Residential frontage type 
 

3 Story minimum;  
6 Story maximum 

6 stories, as measured along each of 
the Required Building Lines along 
the new street frontages and public 
mini-park frontage 

Building Envelope Standards (BES) 
require a 20’ setback from the 
common lot line with SF home and 
30’ height maximum for any 
structures located within the 50’ of 
that common lot line (and within 
80’ of the Required Building Line) 

When abutting single-family lot: 
 30 foot height maximum within 

50’ of common lot line (and 
within 80’ from RBL) 

 12 foot height maximum within 
50’ of common lot line (and 
beyond 80’ from RBL)   

Eastern side of subject property 
abuts single family lots: 
 Structures are below the 30-foot 

height restriction (within 80’ of 
RBL) 

 No structures proposed beyond 
80’ of the RBL 

Public Open Space   

Mini-Park 
Mini-Park 
8,700 square feet 

Mini-Park 
8,700 square feet  

Private Open Space   

Urban Residential frontage type 
20% of Buildable Area minimum:  
Buildable Area –123,596 sq. ft. 
(Min 20% = 24,152 sq. ft.) 

25 % of Buildable Area  
(31,141 sq. ft.) 

Vehicular Parking   
(402 units) New Resident Min. 1 space / unit (402 spaces) 402 (reserved) spaces in garage 

(402 units) New Visitor (shared) Min. .125 space / unit (51 spaces) 
42 (shared) spaces on-street 
9 (shared) spaces in garage 

(606 market rate units) Existing 
Wellington Residents 

Min. 1 space / unit (606 spaces) 
470 (reserved) spaces on surface lot 
210 (reserved) spaces in garage 

(105 Committed Affordable Units) 
Existing Wellington Residents 

Min. .7 space / unit (74 spaces) 
Min. .125 space / unit (14 spaces) 

74 (reserved) spaces in garage 
14 (shared) spaces in garage 
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Bicycle Parking   

Resident Parking 
Min. 1 space / 2.5 units  
(161 spaces) 

164 spaces 

Visitor Parking Min. 1 space / 50 units ( 9 spaces) 9 spaces 
Green Building Standards   
Urban Residential frontage type LEED Silver LEED Silver 
   

 
Use Permit Request and Form Based Code Compliance:  The proposed development is 
subject to a special exception use permit approval because the applicant is requesting 
modifications to the Neighborhoods Form Based Code.  The following discussion highlights the 
main areas of compliance as required by the N-FBC. 
 
The Regulating Plan (map):  The Columbia Pike Neighborhoods Form Based Code (N-FBC) 
Eastern Subarea Regulating Plan specifies which Building Envelope Standard (BES) applies to 
each property, and specifically establishes the parameters for how the street frontage shall be 
built.  The BES sets forth regulations pertaining to building height, building placement, and 
permitted uses on parcels within the District.  In this case, the subject site is identified by the 
Urban Residential BES frontage (see exhibit 2) which generally calls for a multi-story building, 
3-6 stories in height.  The Regulating Plan also specifies the build-to-lines limiting the extent of 
new development and framing existing and future public streets.  The Regulating Plan also 
indicates the subject site is required to provide a mini-park within a portion of the buildable area 
along the intersection of future 12th Street and S. Rhodes Street.  Alley location is not specified 
on the Regulating Plan map, however, the N-FBC includes additional regulations for alleys in 
those instances (see parking and loading below for more discussion). 
 
Uses and Height: The proposed development includes residential uses on all stories, consistent 
with the Urban Residential BES frontage. The proposed 6-story building, contains 402 
residential units and is located within the Buildable Area.  Portions of the building located within 
the first 50’ of the eastern common lot line are within the prescribed height maximum of 30 feet.     
 
Open Space: The requirement for private open space has been satisfied through an interior 
courtyard and exterior landscaped area located on the southern edge of the site.  The two spaces 
combine for approximately 31,141 square feet or 25% of the Buildable Area, which exceeds the 
minimum 20% requirement in the N-FBC and are complemented by rooftop amenity space for 
the residents of the building.  In addition, the proposed mini-park, approximately 8,700 square 
feet in size, is designed consistent with the N-FBC standards and will be available to the public 
through a public access easement. 
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Exhibit 2: Eastern Pike Subarea Regulating Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

NORTH 
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Exhibit 3: Proposed Site Layout for N-FBC Phased Development 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Parking, Loading and Alleys: The proposal includes a 6-level, above-grade parking garage with 
635 spaces, an alley along the eastern property for emergency access and loading.  Access to the 
parking garage will be provided from the alley and new S. Rhodes Street, while loading access 
will be provided solely from the alley.  On-street parking will be provided along the new S. 
Rhodes and 12th Street segments, consistent with N-FBC street cross-sections for this site.  The 
proposal includes 3 loading docks as required by the Zoning Ordinance for 402 dwelling units. 
The proposal also includes 164 reserved bicycle spaces and 9 shared spaces for visitors.   
 
Design:  The primary residential entrance will be provided at the prominent intersection of new 
12th Street S. and S. Rhodes Street along the western facing Required Building Lines (RBLs) 
providing access into Building B and leasing office.  Additional lobby entrances will be provided 
at similar building corners for Buildings A and C.  Proposed redevelopment would also provide 
streetscape improvements along new street frontages formalized through this redevelopment, 
undergrounding of utilities and introduction of street trees, street furniture and on-street parking. 
 
The applicant has complied with the architecture standards specified in the Neighborhoods Form 
Based Code (N-FBC) for all three buildings which are intentionally distinguished along each 
RBL.  The primary wall materials are comprised of various brick colors, cast stone, metal panels 
and some fiber cement panels for ornamentation.  Fenestration levels are within acceptable levels 
for both ground and upper stories.  Along each of the RBL frontages, the Discrete Vertical 
Façade Composition regulation was satisfied through the following elements: 

 Different bay rhythms along each frontage 
 Change in cornice line 
 Different exterior wall materials 
 Variation in fenestration levels 

NORTH 



FBC Use Permit Review (S. Rhodes St) 
Page 10 

 
 

 
Exhibit 4a: Building A (western) RBL façade along new S. Rhodes Street 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Exhibit 4b: Building B (western) RBL façade along new S. Rhodes Street 
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Exhibit 4c: Building C (western) RBL façade along new S. Rhodes Street 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Exhibit 4d: Building C (northern) RBL façade along new 12th Street S. 
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Exhibit 5a: Southwest Corner Rendering of Building A 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Exhibit 5b: West Elevation of Buildings C and B 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Exhibit 5c: Northwest Corner Rendering of Building C 
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Streets: The proposed building is not adjacent to existing rights of ways but will create new 
streets consistent with the N-FBC regulations for the subject site.  These will include new 
segments of 12th Street S. which will connect to the Arlington View neighborhood on the east 
and to S. Scott Street on the west.  New segments of 12th Street S. will be consistent with the N-
FBC 58-36 cross-section which calls for an 11’ travel lane and an 8’ parking lane that is shared 
with street trees in each direction.  The new north/south street (preliminarily titled S. Rhodes 
Street) will connect the new segments of 12th Street S. as well include entrances to the existing 
surface parking lot serving the Wellington property.  S. Rhodes Street has been designated the 
68-36 cross-section in the N-FBC, which includes (2) 10’ travel lanes and an 8’ parking lanes for 
a face-of-curb to face-of-curb dimension of 36’.  Since the proposed development is only 
occurring on the eastern side of S. Rhodes Street, the entire Street-Space is not required to be 
achieved at this time, rather the side of the street that is being developed must provide the 
specified tree lawn, sidewalk, and door yard conditions. 
 
Sidewalk and Pedestrian Circulation: The proposed development will create a number of new 
public street segments that will include wider sidewalks along segments of 12th Street S. and S. 
Rhode Street as specified in the Neighborhoods Form Based Code.  The streetscape along both 
streets will meet N-FBC requirements including a minimum 6-foot clear sidewalk and 4-foot 
door yard space adjacent to the new buildings.  Additional pedestrian connections are proposed 
along the mini-park which will have convenient access to one of the residential lobbies located in 
Building C.  
 
Public Transit: The site is .75 miles west of the Pentagon City Metrorail Station and is served 
primarily by the ART Bus 74. Art Bus 42 along with Metro Buses 16A, B, D, E, G, H, K, J, P, 
and X service Columbia Pike, 2 blocks north of the subject site.  
 
Fire Access: Fire access will be provided via access from the alley along eastern property line.   
The proposed development has been reviewed by the Fire Marshall and determined to meet the 
Fire Code requirements for this project.   
 
Modifications to the Form Based Code: The County Board, in the past, has approved 
modifications for projects related to height of first floor relative to fronting sidewalk elevation, 
Required Building Line (RBL) and alley locations, and streetscape details.  The following 
presents an overview of the proposed modifications to the Neighborhoods Form Based Code.   
N-FBC modifications are outlined in Section 205 of the N-FBC and state the following: 
 
205. Modifications 
 
A. Purpose 

The County Board may, through approval of a use permit, modify the provisions of this Code 
as set forth in Section 205.B upon a finding that, after the proposed modification, the subject 
development and where applicable, existing buildings and structures to be retained, will 
better accomplish the purposes and intent of this Code and the goals of the Columbia Pike 
Neighborhoods Area Plan than would the development without those modifications and that 
the proposed uses will neither: 1) adversely affect the health or safety or persons residing or 
working in the neighborhood of the proposed use; nor 2) be detrimental to the public welfare 
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or injurious to the property or improvements in the neighborhood; nor 3) be in conflict with the 
purposes of the master plans of the County. 

 
B. Allowable Modifications  

1. In approving a new building as part of a use permit application, the County Board may 
modify the following requirements of this Code:  

a. Deviations related to topography or street grade, such as height of first floor 
relative to fronting sidewalk elevation, spacing of entry doors;  

b. Locations of RBLS for new streets where shown on the REGULATING PLAN, or 
amend the REGULATING PLAN to add a new street with associated RBLS;  

c. Breaks between buildings;  
d. Sidewalk and Landscape Standards in Section 505;  
e. Building footprint; and  
f. Design elements as called for by Part 7. Conservation Area Standards to achieve 

compatibility with existing buildings in CONSERVATION AREAS or retention of 
mature trees.  

g. For interim phases only of a phased development plan where existing residential 
buildings remain, the County Board may reduce the number of required parking 
spaces upon a finding that a Transportation Demand Management plan 
submitted by the applicant demonstrates that the reduction in required parking 
combined with Transportation Demand Management measures, will mitigate any 
potential adverse impacts of parking demand and potential disruption of parking 
patterns within affected neighborhoods that could result from the reduction.  

h. For publicly-owned CIVIC BUILDINGS in locations designated for such uses on the 
REGULATING PLAN, publicly-owned PUBLIC ART, and CIVIC BUILDINGS located on 
County property, the County Board may modify any provisions of this Code when 
it finds that the DEVELOPMENT PROJECT has undergone a public review process.  
 

2. Where an existing building is included in an application for use permit approval, the 
County Board may approve modifications to setback, yard, coverage, parking, lot width, 
and lot area regulations as they are applicable to the retained existing buildings, 
including additions to or enlargements of such existing building when the County Board 
finds that:  

a. New development on any portion of the DEVELOPMENT PROJECT complies with 
this Code, or as otherwise modified by Section 205.B.1 above.  

b. The applicant is retaining the existing buildings in order to either 1) meet the 
AFFORDABLE HOUSING requirements of Section 902 within those buildings; and/or 
2) comply with the requirements in Section 208.B below and with the renovation 
standards set forth in the Part 7. Conservation Area Standards for buildings in 
areas identified as CONSERVATION AREAS on the REGULATING PLAN;  

c. Residential and associated accessory use is retained within the existing buildings;  
d. No additional density is proposed beyond the number of units legally existing in 

existing buildings at the time of application; 
e. The height of the existing buildings is not increased beyond the greater of either 

1) the height permitted by-right in the underlying zoning district; or 2) the height 
legally existing on the site at the time of application;  

f. No new building within the DEVELOPMENT PROJECT developed under this Code 
will be closer than 20 feet to existing buildings being retained.  

g. In each phase of development, the number of parking spaces for existing 
dwelling units shall meet the requirements of Section 804. 
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17,000 sq. ft. 24,500 sq. ft. 
23,400 sq. ft. 

The applicant requests three modifications to the Neighborhoods Form Based Code, all of which 
represent elements of the N-FBC that may be considered and modified by the County Board. 
 
Proposed Modification #1: Maximum building footprint. 
 
The proposed N-FBC development is comprised of three residential buildings, each of which has 
a footprint of less than 25,000 square feet and, individually, does not exceed the maximum 
building footprint requirements of the N-FBC.  However, in order to provide efficient internal 
building circulation, connectivity to building amenities, and access to the common above-grade 
parking garage, the applicant proposed to connect the three buildings by a series of conditioned 
pedestrian bridges located on the upper building stories (see Exhibit 6). The Zoning 
Administrator has determined that the connectivity provided by the pedestrian bridges creates a 
single footprint, which when combined, exceeds the 25,000 square foot maximum prescribed in 
the N-FBC.  The pedestrian bridges have been designed with a minimal width (approximately 5 
feet) as well as transparent building materials, so that the three buildings appear as separate 
structures, thereby meeting the intent of the N-FBC. 
 

Exhibit 6: Maximum Building Footprint Modification 
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Proposed Modification #2: Locations of Required Building Lines (RBLs) for new streets where 
shown on the Regulating Plan. 
 
The applicant is requesting to modify the street centerline and Required Building Line associated 
with the new S. Rhodes Street.  The N-FBC permits adjustment of the street centerline of a new 
street and corresponding RBL by up to 25 feet.  During the preliminary review phase, it was 
determined that a portion of the new street has shifted beyond this allowable range.  The 
applicant proposes a shift of approximately 38 feet for a portion of the new street in order to 
create a more efficient street network configuration.  Exhibit 7 illustrates the existing (red) and 
proposed (blue) street centerlines and their associated Required Building Lines.  The purple area 
indicates the portion of the street where an adjustment is proposed in excess of 25 feet. 
 
 

Exhibit 7: Modification for locations of Required Building Lines 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
Proposed Modification #3: Modifications to setback, yard, coverage, parking, lot width, and lot 
area regulations applicable to the retained existing buildings. 
 
N-FBC requirements for new streets on the subject property will result in necessary subdivisions 
of the existing Wellington property.  The applicant has proposed a preliminary subdivision plat 
which creates four new lots, separating existing buildings from each other, new streets, and the 
proposed N-FBC project.  As a result, the applicant is requesting a modification from setback, 
yard, coverage, parking, lot width, and lot area regulations as they are applicable to the retained 
existing buildings and associated with the proposed subdivision plat.  The proposed phased N-
FBC development meets all of the criteria specified in Section 205.B.2 to qualify for this relief.   
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