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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

 
DATE: Monday, January 29, 2018 
TIME: 8:30 – 10:00 p.m.  
PLACE: 2100 Clarendon Boulevard, Rooms Cherry/Dogwood 

Arlington, VA 22201 
 
SPRC STAFF COORDINATOR: Matt Ladd, 703-228-3525 

 
Item: 
 
 
 
 

1770 Crystal Drive and Retail Building (SP #448 and #90, Crystal Square) 
(RPC # 34-020-248 through -251, 34-020-037, and 34-026-033) 
Planning Commission and County Board meetings TBD. 
Peter Schulz  (CPHD Staff) 
 
 

8:30-10:00 p.m. 

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

1.
  

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

 
2.
  

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

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

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

 
In order to save copying costs, staff has selectively chosen the reduced drawings to be included in this package.  
The complete full size drawings are available for review in the Arlington County Zoning Office, 10th Floor, 
Courthouse Plaza, 2100 Clarendon Boulevard and also in the Central Library’s Virginia Room, 1015 N. Quincy 
St., (703) 228-5990. 
 
For more information on the Arlington County Planning Commission, go to their web site  
http://commissions.arlingtonva.us/planning-commission/ 
 
For more information on the Site Plan public review process, go to the Arlington County Planning Division’s web 
site on Private Development  
http://projects.arlingtonva.us/private-development/ 
 
To view the current Site Plan Review Committee schedule, go to the web site 
http://commissions.arlingtonva.us/planning-commission/sprc/ 
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I T E M  1 
Central District Retail Phase II 

(SP #448 and #90) 
                                   (RPC # 34-020-248 through -251, 34-020-037, and 34-026-033) 

Elizabeth Gearin, SPRC Chair 
 
SPRC Agenda:  First Meeting— January 29, 2018 

1) Informational Presentation  
a. Overview of Site Plan (Applicant) 
b. Review of Site Plan Proposal (Staff)  

 

2) Land Use & Zoning 
a. Relationship of site to GLUP, sector plans, etc.  
b. LRPC Review; brief review of issues from previous LRPC 
c. Relationship of project to existing zoning 

i. Requested bonus density, height, etc. (if any) 
ii. Requested modification of use regulations (if any) 

 

3) Site Design and Characteristics 
a. Allocation of uses on the site  
b. Relationship and orientation of proposed buildings to public space, other bldgs  
c. View vistas through site 
d. Visibility of site or buildings from significant neighboring perspectives 
e. Compliance with adopted planning documents 

 

4) Building Architecture (as time allows)  
a. Design issues 

i. Building form 
ii. Façade treatments, materials, fenestration 
iii. Podium 
iv. Roof line/penthouse form and materials (special treatments, uses 
v. Street level activism / entrances and exits 
vi. LEED/Earthcraft/Green Home Choice Score 
vii. Accessibility 

b. Retail Spaces 
i. Location, size, ceiling heights 
ii. Storefront designs and transparency 
iii. Mix of tenants (small v large, local v national) 

c. Service Issues 
i. Utility equipment 
ii. Venting location and type 
iii. Location and visibility of loading and trash service 
iv. Exterior/ rooftop lighting 
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Site Location: The block bounded by 15th Street South, Crystal Drive, 18th 

Street South, and Jefferson Davis Highway. The proposed new 
theater and retail spaces will front on Crystal Drive and 18th 
Street. The proposed plaza will be along the north side of 18th 
Street between Crystal Drive and S. Clark/Bell Streets.  

 

Applicant Information:   
Applicant  
JBGSmith 
4445 Willard Ave. 
Chevy Chase MD 20815 
Taylor Lawch 
(240) 333-3600 
tlawch@jbgsmith.com 

Attorney  
Venable LLP 
8010 Towers Crescent Dr.., #300 
Tysins Corner VA 22182 
Kedrick N. Whitmore 
(703) 760-1600 
knwhitmore@venable.com 

Architect 
Gensler 
2020 K Street NW, Suite 103, 
Washington, DC 20006 
Tanja Speckmann  
202.721.5200 
tanja_speckmann@gensler.com 

   
Engineer 
Bowman Consulting 
3863Centerview Dr., Suite 300 
Chantilly VA 20151 
Scott Delgado 
(703) 464-1000 
 

Landscape Architect 
Office of James Burnett 
150 Staniford Street, #5 
Boston, MA 02114 
Cody Klein 
857.233.5171 
cklein@ojb.com 

Trafic Engineer 
Gorove/Slade 
1140 Connecticut Ave NW, Suite 6
Washington, DC 20036 
202.296.8625 

   
Architect-1770 
HKS, Inc. 
1250 Eye St NW, Suite 600 
Washington DC 20005 
Thomas E. Danco 
tdanko@hksinc.com 
 

  

   
   
   
BACKGROUND:  Crystal Square is a 15-acre mixed-use development by the Charles E. Smith 
Company originally approved by the County in 1972. It consists of 1.3 million square feet of 
office space, approximately 155,000 square feet of retail space, most of it in the Crystal City 
Underground, and 387 multi-family apartment units. The project was completed in the late 
1970’s. Much of the area of the site plan is encumbered with street easements. Typical of the era, 
the development is in a superblock, and the street face of the development largely consists of 
blank walls or parking and loading facilities. Apart from a small section along Crystal Drive 
constructed in the late 1990s, almost all retail is internal and accessed through the Crystal City 
Underground network. There are private plazas about one-story above grade between the 
buildings. All buildings are also connected through the underground.  
 
The most recent site plan amendment was approved by the County Board in December 2015 for 
the previous owners of the development (Vornado), and approved a renovation to the Crystal 
Square 3 office building that would have added approximately 10,000 square feet of retail space, 
reskinned the building, and an improved streetscape. That plan will not be implemented by the 
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new site owners, JBGSmith, who now plan to redevelop the building as residential in the subject 
application.  
 
The applicant is proceeding with partial redevelopment of this site in two Phases. Phase I was a 
site plan amendment to the existing site plan for new retail along Crystal Drive in the northern 
half of the block, including a movie theater and grocery store. This site plan amendment is 
scheduled to be heard at the February 2018 County Board meetings.  
 
The following provides additional information about the site and location: 
 
Site:  The current site consists of four (4) high-rise office buildings and an apartment building 
constructed over a podium that contains retail uses that are largely internal and below grade and 
connected with the Crystal City Underground, and three (3) levels underground parking.  
The subject site is within the existing Crystal Square site plan area (SP #90) and has the 
following adjacent uses:  
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To the north: Across 15th Street South is Jefferson Plaza (SP #51), a mixed-use development 
of offices and hotel (Crowne Plaza) zoned “C-O”. The site is designated “High” 
Office-Apartment-Hotel (up to 3.8 FAR office, commercial and hotel, up to 4.8 
FAR residential) on the General Land Use Plan (GLUP). The site is also located 
within the Crystal City Coordinated Redevelopment District (CCCRD). 

  
To the east: Across Crystal Drive is the Crustal Park mixed office and residential 

development with ground floor retail, and the Water Park. All are part of 
SP#167 and zoned “C-O-1.5”,) Both sites are designated “Low” Office-
Apartment-Hotel (up to 1.5 FAR office and commercial, up to 72 units/acre 
residential, up to 110 units/acre hotel) on the GLUP and are in the CCRD.  

 
To the south: There is an 18,500 square-foot parcel of land on the north side of 18th Street 

South that is owned by the Washington Metropolitan Area Transit Authority, 
and zoned “M-2.” The developer has a surface easement on this property, but is 
not permitted to construct buildings on this parcel.  Across 18th Street South, the 
Crystal Mall mixed-use site plan (SP #56), zoned “C-O”. The site is designated 
“High” Office-Apartment-Hotel on the GLUP.  

 
To the west: US Highway 1 is the western boundary of the site.   

 
Zoning:   The site is zoned “C-O” Mixed-Use District, a small (700 s.f. portion of the site is 
zoned “M-2”. The applicant proposes rezoning a portion of the site to “C-O-Crystal City”.   
  
General Land Use Plan Designation:  The site is designated “High” Office-Apartment-Hotel 
(up to 3.8 FAR office, commercial and hotel, up to 4.8 FAR residential). The site is also 
located within the Crystal City Coordinated Redevelopment District (CCCRD) on the GLUP, 
and the site has a triangle designating general locations for public open space on the south 
side of the block, on the north side of 18th Street (“Market Square”).  
 
Neighborhood:  The subject site is in the Crystal City Civic Association area.  
 

 
DISCUSSION:  The applicant proposes Phase II of a two-phase project the applicant has 
proposed for the Crystal Square development. This phase consists of: 
 

1. A proposed rezoning of a portion of the site from “C-O” to “C-O-Crystal City”;  
2. A Crystal City Block Plan; 
3. A site plan amendment to SP #90 withdraw the 1770 Crystal Drive building from Site Plan 

#90; 
4. A new site plan (SP #448) to convert an existing 12-story office building at 1750 Crystal 

Drive, to a 21-story residential building (“1770 Crystal Drive”); and 
5. A Site plan amendment to SP #90 for a two-story 16,000 square foot retail building at the 

corner of 18th Street South and Crystal Drive, and dedicate a new 43,000 square foot public 
space; and  
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This staff report will consider the new site plan application for 1770 Crystal Drive and the site 
plan amendment for the two-story retail building separately. 

 
 
Proposed Development:  The following table provides the development potential and the 
preliminary statistical summary for the requested site plan: 
 

Site Area1: 
439,231 s.f. Total 

438,531 S.f. zoned “C-O” 
700 s.f. zoned “M-2” 

 

DENSITY ALLOWED/TYPICAL 
USE 

MAXIMUM DEVELOPMENT 

“C-O” By-Right  
 
 
 
 
“M-2” By right 

One-family dwellings:  one Unit per 
6,000 s.f. of lot area; 
 
Office:  0.6 FAR 
 
Commercial: 1.5 AR 

One-family dwellings:  73 units 
 
 
Office: 263,539 s.f. of g.f.a.  
 
Commercial: 1,050 s.f. of g.f.a. 

 
“C-O” Site Plan 
 
 

up to 4.8 FAR density residential 
 
up to 3.8 FAR commercial/office/hotel 

2,108,309 s.f. FAR residential or 
 
 

                                            
1 Applicant’s site area excludes a 196,771 square-foot parcel owned by others.  

Affected area 
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Site Area1: 
439,231 s.f. Total 

438,531 S.f. zoned “C-O” 
700 s.f. zoned “M-2” 

 

DENSITY ALLOWED/TYPICAL 
USE 

MAXIMUM DEVELOPMENT 

 
 
 
“M-2” Site Plan 
 
“C-O-Crystal City” 

 
 
 
N/A 
 
Base density of up to 4.8 FAR density 
residential 
 
Base density of up to 3.8 FAR 
commercial/office/hotel 
 

1,666,418 s.f. FAR comm./office/hotel 
 
 
N/A 
 
No total density; form regulations of C-
O-Crystal City determine  

 
 
 

Proposed 1770 Crystal Drive Conversion 
 

 SP #448, 1770 Crystal Drive 
SITE AREA 76,858 s.f. 
Site Area Allocations  

 Retail/Commercial/Office 4,316.6 s.f. 
       Residential 72,541.4 s.f. 
Density  
Proposed Residential GFA 334,306 s.f. 
Proposed Residential FAR 4.6 FAR 
Proposed Residential Dwelling Units  364 
Proposed Commercial GFA 16,403 s.f. 
Proposed Commercial FAR 3.8 FAR 
Proposed Exclusions s.f. 
Total Proposed Gross GFA 350,709 s.f. 
Total Combined FAR 4.56 FAR 
Max. Permitted Base Density  3.8 FAR Office/Commercial/Retail

4.8 FAR Residential 
 Building Height  
Average Site Elevation above sea level 42.7 feet 

 Main Roof Elevation above sea level 299.6 feet 
 Main Roof Height 256.8 feet 
 Penthouse Roof Elevation above sea level 318.1 feet 
 Penthouse Height 275.3 feet 
 Number of Stories 21 
“C-O-Crystal City” Max. Permitted Bldg. Height  
 

300 feet 
to penthouse, parapets, etc.

Parking  
Residential Spaces 182 
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 SP #448, 1770 Crystal Drive 
Retail Spaces 17 
Total Number of Spaces  199 
 Standard Spaces  
       Compact/Noncompliant Spaces  
       Handicapped spaces  
       Compact Ratio  

“C-O-Crystal City” Minimum Required Residential Parking 
Ratio  

1.125 spaces/unit 

Residential Ratio .5 sp/unit 
Retail Parking Ratio 1:999 s.f. 
 “C-O-Crystal City” Minimum Required Retail Parking Ratio 1 Sp for every 530 s.f. of GFA (spaces) 

LEED  

LEED Score Applicant is not proposing LEED 

 
Adopted Plans and Policies:  The following regulations, plans, and guiding documents are 
applicable to development on this site (in order of most general guidance to most specific): 
 

 General Land Use Plan (GLUP); 
 “C-O-Crystal City” Zoning Ordinance Regulations; 
 Arlington Retail Plan;  
 Crystal City Sector Plan. 

 
GLUP: The site is designated “High” Office-Apartment-Hotel (up to 3.8 FAR office, 
commercial and hotel, up to 4.8 FAR residential). The site is also located within the Crystal City 
Coordinated Redevelopment District (CCCRD) on the GLUP, and the site has a triangle 
designating general locations for public open space on the south side of the block, on the north 
side of 18th Street (“Market Square”).   
 
The developer’s proposed development does not require a change to the land use category of the 
General Land Use Plan.  
 
Zoning: The existing zoning is “C-O” Mixed Use District. The developer proposes to rezone a 
77,000-square foot portion of the Crystal Square site plan to “C-O-Crystal City”, to support the 
conversion of the office building to residential and to permit additional height. (The proposed 
two-story retail building will remain zoned “C-O”.). The proposed residential conversion is 
compliant with the Zoning Ordinance regulations for “C-O-Crystal City” except for the proposed 
parking ratio, bulk plane angle, and land use modifications discussed below.  

 



 
Page 9 

 
 

 
Arlington Retail Plan: The west side of Crystal Drive and north side of 18th Street South are 
designated “Gold” Streets. Gold streets are defined as: “Streets planned for any type of retail use 
or retail equivalent as permitted by the Zoning Ordinance. Exterior and interior design elements 
as set forth in the Retail and Urban Design Guidelines.” 
 
Crystal City Sector Plan:  The Crystal City Sector Plan was adopted in 2010, and has detailed 
guidance for the coordinated redevelopment of Crystal City. The subject site is in one of the 
most important areas of Crystal City, the “Central Business District”, where the highest intensity 
uses are contemplated, and contains one of the most important public open spaces envisioned in 
the Sector Plan, the “Metro Market Square”.  
 
All references are to the relevant chapter or figure in the Sector Plan. 
 
The site is in the “Central Business District” district of Crystal City (3.3.2), oriented “around the 
existing Metro Station entrance, Metro Market Square and Center Park (Figure 3.3.6).” With 
“the convergence of the existing and proposed public transportation components 
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in Crystal City (Metro, transit, VRE, bus, carpool), this location is optimally positioned to 
support additional commercial density. As the existing Metro Station entrance will be retained, a 
second entrance to the Metro station is envisioned in the proximity of 18th Street and Crystal 
Drive.” (3.3.2)  
 
In this location the specific recommendations of the Sector Plan are: 

 Required build-to line at the back of sidewalk along Crystal Drive and along public open 
space (3.5.3). 

o The proposed residential building is placed at the build-to line along Crystal 
Drive. The residential building does not meet the build-to line along the proposed 
open space.  

 Base density of 3.8 FAR Commercial or 4.8 FAR Residential (Figure 3.8.2). 
o The proposed residential building is below the 4.8 FAR base density.  

 Maximum building heights: 300 ft above average grade. (Figure 3.8.5).  
o The proposed building is 254 feet in height above average grade. 

 A Bulk Plane Angle of 43 degrees along Crystal Drive above 160 feet above grade 
(Figure 3.8.7). 

 Tower coverage is limited to 75% of a block (Figure 3.8.9).  
o The proposed conversion and addition will not add to the tower coverage of the 

site, as the existing building is already considered a “tower”.  
 Land Use Mix: Within 250 feet North of the Metro Market Plaza on 18th Street, mixed 

uses are recommended with a minimum 70% of office use (Figure 3.9.1). 
o The proposed conversion of an existing office building to residential will reduce 

the amount of office space in this part of Block G2 to 51% of the total gross floor 
area.  

o Currently this part of Block G2 is 100% office use.  
o The Sector Plan permits flexibility in the percentages “when doing so furthers the 

goals of the entire plan”(Section 3.9). 
o Such goals include an “ultimate build out in the Crystal City Planning Area with 

more residential gross floor area than office GFA to reach an evening population 
at least half the daytime population…(Policy LU2).” “A proposed increase in 
residential GFA of just over 70% by 2050 should help keep pace with [housing] 
demand. …and a projected increase of nearly 100% in Crystal City’s residential 
population.”  
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 Retail frontage is required along Crystal Drive and on the north side of Metro Market 
Plaza, as well as retention of the Crystal City Underground (Figure 3.9.3). The residential 
building will only have retail frontage on a part of the 18th Street, public plaza, the 
remainder will be a lobby entrance.  

 Service and loading should be limited to a new Clark-Bell Street (Figure 3.9.4). 
o The applicant proposes using existing loading spaces. A realigned new Clark-Bell 

is not possible without full block redevelopment.  
 An Architectural Feature is recommended at the corner of 18th Street and Crystal Drive 

(Figure 3.11.1). Coordinated frontage is recommended along the park frontage. (see 
attachment to report).  Where “recommended architectural feature locations overlap with 
bulk-plane angles, consideration may be given for flexibility of portions of such frontages 
to vary somewhat from bulk-lane angles.”  

  
 
 
Density and Uses:  
The applicant proposes 364 apartment units and ground level retail. The existing connection to 
the Crystal City Underground will remain. The proposed uses and density are generally in 
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harmony with the envisioned uses for the site in the Crystal City Sector Plan.  
 
Site and Design/Building Architecture: The Crystal City Sector Plan also makes design 
recommendations in Section 3.11: “The form and massing of all new or substantially renovated 
buildings should consist of a podium, middle, and top.”   
 
A podium is the first five or so stories and should front for minimum 80% on the required 
building line. The Sector Plan recommends that the top of the podium “should have a horizontal 
architectural unity through the use of cornices or other banding projections…” 
 

 
Figure 1--Crystal Drive frontage 
 
The Tower shall have a minimum 60-foot separation from other towers, and the plan “prefers” 
building profiles with multiple setbacks (p. 116)”. The developer in this case proposes multiple 
setbacks above the base.  
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Figure 2—Profile (left), Top (right) 

 
The Top: “Building tops should be designed to achieve a distinctive profile, and mechanical 
penthouses should be integrated as part of the overall design. In addition to changes in other 
architectural features, such as materials, colors, and textures, building tops should employ some 
degree of sculpting to set it apart from the rest of the building. (p. 117)” The developer proposes 
to differentiate the top with color changes and a large area of spandrel glass.  
 
Transportation: To Come 
 
Parking and Loading: There is an existing parking garage under the entire block that is utilized 
by all the buildings on site. The parking garage entrances on 18th Street South and Crystal Dr. 
will remain. Loading docks are off of 15th Street South, 18th Street South, and South Bell Street.   
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Modification of Use Regulations:  
  
Parking: Parking ratio. The applicant requests a parking ratio of .5 spaces per unit, but 
discussions are ongoing. In November 2017, the County Board adopted Off-Street Parking 
Guidelines for Multi-Family Residential Projects Approved by Special Exception which, for this 
location which is directly on top of a Metro station and planned new entrance to the Crystal City 
Metro station, supports a minimum parking ratio of .2 spaces per unit.  
 
Bulk Plane Angle: The Zoning Ordinance requires a 43-degree bulk-plane angle above the 160- 
foot level, to preserve sunshine to the Waterpark across Crystal Drive (the position of the 
building and the position of the sun in all seasons is such that the building’s impact on the public 
park on 18th Street will be negligible). The “C-O Crystal City” regulations in Section 7.16.E 
states that the bulk plane angle may be modified “by the County Board, pursuant to §15.5, when 
it finds that a site plan maintains adequate sunlight to public open spaces across from frontages 
with bulk-plane angle requirements, such that the percentage of such public open space that is 
not in shadow between 11:00 a.m. and 3:00 p.m. on the vernal or autumnal equinoxes is greater 
than 55 percent.” The developer’s exhibit demonstrates compliance.  
 
Land Use Mix: The Zoning ordinance requires a use mix of minimum 70% office on this part of 
Block G2 (see diagram above). The developer proposes a use mix of 51% office on this part of 
the block. The Zoning Ordinance permits a modification from these regulations if larger goals of 
the Sector Plan are met. As stated above, the Sector Plan envisions a significant increase of 
housing in Crystal City, especially in the area to the east of US 1. Staff believes a mix of office 
and residential use adjacent to a public park is beneficial for providing active use and security for 
a longer period of the day. 
 
Site Plan Mitigation: Standard benefits expected of all site plans (with no additional density 
granted) to mitigate the effects of the proposed plan include: 

 On site public art or $75,000 contribution; 
 Streetscape per Sector Plan; 
 Transportation Demand Management; 
 Ordinance-based affordable housing contribution. 

 
 
Points of Discussion: The following are identified by staff: 
Location on Required Building Line along park, coordinated façade along park 
Architecture: Is there enough differentiation between the podium and tower?  
 
Issues identified by SPRC:  
 
 
SPRC Neighborhood Members: 

Christer Ahl Crystal City CA  
Natasha Atkins 
Arthur Fox 

Aurora Highlands CA 
Arlington Ridge CA 
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Planning Commissioners Assigned: 

Elizabeth Gearin Chair egearin@egearin.com 
Jane Siegel Co-Chair janesiegel@icloud.com 

 
Staff Members: 

Peter Schulz CPHD – Current Planning (703) 228-0067 pschulz@arlingtonva.us 
Margaret Tulloch-
Rhodes 

CPHD—Comprehensive 
Planning 

(703) 228-3525 mtrhodes@arlingtonva.us 

Joanne Gabor DES—Transportation (703) 228-3692 jgabor@arlingtonva.us 
Diane Probus DPR  (703) 228-0787 dprobus@arlingtonva.us 
Justin Falango CPHD-Planning-Urban 

Design 
(703) 228-3536 jfalango@arlingtonva.us 

 
  



 
Page 16 

 
 


