Site Plan Review Committee (SPRC)

Staff Report for Vernon Street Duplex Site Plan Project
There are multiple ways to provide feedback and input on the proposal. County Staff is happy
to accept comments in any form. Please use any method listed below.
Mail-in Comments:
Arlington County Planning Division c/o Olivia Sontag
2100 Clarendon Blvd. Suite 700
Arlington, VA 22201
Online Comments:
A comment form will be available online from February 1 – February 7, 2021
https://projects.arlingtonva.us/projects/vernon-street-duplex/
Contact Staff:
Contact the Arlington County Planning Staff reviewing this project either by phone or email
Olivia Sontag
703-228-3945
osontag@arlingtonva.us
Contact the SPRC Chair:
The SPRC Chair is a member of the Planning Commission and conducts all SPRC meetings
Devanshi Patel
devanshi2005@gmail.com
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DATE:
PLACE:
SPRC STAFF COORDINATOR:
Item 1.

SITE PLAN REVIEW CO MMITTEE
February 1 – February 7, 2021
Online Community Engagement
Matthew Pfeiffer

Vernon Street Duplex (1201 N. Vernon Street)
(RPC# 14-010-001)
Planning Commission and County Board meetings to be determined.
Olivia Sontag (CPHD Staff)

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 on
the County’s Webpage at https://projects.arlingtonva.us/projects/vernon-street-duplex/
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/CPHDPlanningA
pplicationsSite plansMain.aspx
To view the current Site Plan Review Committee schedule, go to the web site
http://commissions.arlingtonva.us/planning-commission/sprc/
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Vernon Street Duplex
1201 N. Vernon Street (RPC# 14-010-001)
Public Review and Site Plan Review Committee (SPRC) Process:
1. Online Engagement Session: February 1 – February 7, 2021
 Zoning & Land Use
 Lot Size & Density
 Building Placement & Setbacks
 Parking & Transportation
 Architecture & Materials
 Landscape Plan & Tree Preservation
2. Virtual SPRC Meeting – TBD
 This meeting is open to the public. The meeting is to be hosted on Microsoft
Teams and can be joined via phone or computer.
 Agenda topics for the meeting will be set based on comments received during the
Online Engagement Session.
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OVERVIEW and BACKGROUND: The applicant, Tomas Equities, LLC, has submitted a new site
plan application for two (2) semi-detached units at 1201 N. Vernon Street in the. The 0.19-acre
(8,355 sq. ft.) site is currently developed with a vacant two (2)-story dwelling which is planned
to be demolished for the proposed development.
The site is zoned R-5, One-Family and Restricted Two-Family Dwelling District and is located
within the Ballston-Virginia Square neighborhood. The site is bounded by N. Vernon Street to
the west and Washington Boulevard to the south. It is adjacent to Bluemont, WaycroftWoodlawn, and Waverly Hills neighborhoods, and is outside the boundaries of the Ballston
Business Improvement District (BID). It is not a part of a County planned area, meaning there
are no Sector Plans or specific planning documents developed for this vicinity that would guide
future development.
The following provides additional information about the site and location:
The site is defined by the following uses:
To the north:

Single-family and two-family dwellings zoned “R-5” One-Family and Restricted
Two-Family Dwelling District.

To the east:

Single-family and two-family dwellings zoned “R-5” One-Family and
Restricted Two-Family Dwelling District.

To the west:

Across N Vernon Street, townhouse dwelling units zoned “C-O 1.0”
Mixed Use District, and a mixed use development including a motel and
commercial space zoned “C-O 1.5” Mixed Use District.

To the south: Across Washington Boulevard, townhouse dwelling units zoned “R 15-30T”
Townhouse Dwelling District.
Figure 1: Aerial View of Subject Property
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Existing Use: The site is currently developed with a vacant two (2)-story dwelling.
Zoning: R-5 One-Family and Restricted Two-Family Dwelling District
General Land Use Plan Designation: Low Residential; the site’s designation on the
County’s General Land Use Plan (GLUP) prescribes a residential density of 1-10 dwelling
units per acre.
Neighborhood: The subject site is within the Ballston-Virginia Square neighborhood. The
site is bounded by N. Vernon Street to the west and Washington Boulevard to the south.
It is adjacent to Bluemont, Waycroft-Woodlawn, and Waverly Hills neighborhoods, and is
outside the boundaries of the Ballston Business Improvement District (BID).
Figure 2: General Land Use Plan Designation
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Proposed Development: Additional project details include:
 New site plan to construct two (2) semi-detached units.
 Front entrances to both of the proposed units are off of Washington Boulevard and a
shared driveway entrance is proposed on N. Vernon Street.
 Requested zoning modifications to the minimum lot area, reduced setbacks, reduced
parking ratio, and other modifications as necessary.
The following table sets forth the preliminary statistical summary for the proposed site plan:
SP #461:
Vernon Street Duplex
Site Area
8,355 sq. ft. (0.19 acres)
Density
Residential
Residential GFA
6,492 sq. ft.
Residential Density
0.78 FAR
Residential Density (dwelling units/acre)
10.43 du/ac
“R5” Maximum Residential Density Permitted
10.01 du/ac
(semi-detached”
“R5” Site Area Minimum (semi-detached)
8,700 sq. ft.
“R5” Lot Area Minimum (semi-detached)
4,350 sq. ft.
Building Height
Number of Stories
3
Lot A
Average Grade
288.15 ft.
Proposed Height
33.32 ft.
Lot B
Average Grade
286.83 ft.
Proposed Height
34.64 ft.
“R5” Maximum Permitted Height
35 ft.
Parking
Number of Spaces Proposed
2 spaces
Proposed Parking Ratio
1.0 space per unit
“R5” Required Residential Parking Ratio
2.0 spaces per unit
Green Building
Green Home Choice Certification
Gold
DISCUSSION:
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 the most specific):
 General Land Use Plan (GLUP)
 Arlington County Zoning Ordinance (ACZO) Regulations
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Density and Uses: The “R5” Zoning District permits semi-detached dwelling units on sites of
8,700 square feet or larger with a site plan approval. The 8,355 square foot lot is proposed to
be developed with two (2) semidetached units (6,492 square feet of gross floor area) for a
residential density of 10.43 dwelling units per acre. This is slightly above the GLUP density
range of 1-10 units per acre and the maximum site plan density of 10.01 units per acre, which
is why the applicant has requested a modification for the minimum lot area to allow for the
two (2) semi-detached dwelling units.
Modification of Use Regulations: The applicant is requesting to modify the minimum lot area
to allow for the two (2) semi-detached dwelling units. In the R-5 zoning district, a two-family
semidetached dwelling requires a site area of at least 8,700 square feet with 4,350 square feet
for each lot. The existing site is only 8,355 square feet, which is 345 feet short of this
requirement. The applicant is also requesting to modify the front-yard setback from 25 feet to
20 feet to accommodate the driveway off North Vernon street. This proposed setback is an
increase of six (6) feet compared to the placement of the existing dwelling, however, it is still
short of the ACZO requirements. The ACZO also requires two (2) parking spaces per dwelling
unit, however the applicant proposes one (1) space per dwelling unit.
Figure 3: Plan View of Site Development

Building Design and Architecture: The maximum building height maximum in the “R5” zoning
district is 35 feet as measured from the average site elevation. The applicant proposes a
maximum building height of 34.64 feet. The building consists of three (3) stories which steps
back from N Vernon Street for proposed unit A, and steps back from the east property line for
proposed unit B. The building materials include stucco, cement siding, and wood siding.
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Figure 4: Building Elevations

Site Design: The applicant proposes two (2) semi-detached dwelling units with vehicular
access from N Vernon Street and the driveway and garage entrances along the northern
property line. The proposed dwellings would be set back approximately 20 feet from the
Washington Boulevard right-of-way and approximately 29 feet from the N Vernon Street
right-of-way. The applicant’s proposed conceptual landscape plan can be seen in Figure 5. A
tree inventory shows 25 existing trees. The applicant proposes to remove all 25 trees and
meet tree cover calculations with a combination of efforts including planting some new trees
on site, contributing to the County tree canopy fund, or planting in an approved location as
directed by the County.
Figure 5: Conceptual Landscape Plan
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Parking: The driveway for the site currently exists off N Vernon Street and is proposed to
remain in substantially the same location with the driveway and garage entrances along the
northern property line.
The project is located outside of the Metro Corridor and therefore is not covered within the
Off-Street Residential Parking Guidelines for Metro Corridors that allows for a reduced parking
ratio. The site is also not eligible for the Residential Permit Parking program. The applicant is
requesting a zoning modification to allow for a reduced parking ratio of one (1) space per
dwelling unit. The ACZO also requires two (2) parking spaces per dwelling unit.
Transportation: The site is located on the north side of Washington Boulevard between N
Vernon Street and N Vermont Street. Washington Boulevard is a four (4) lane street with two
(2) travel lanes in each direction and no on-street parking. The site is within convenient walking
distance (approximately 0.5 miles) from the Ballston Metrorail Station which is served by the
orange and silver lines. A westbound bus stop is currently located at the corner of Washington
Boulevard and N Vernon Street.
The Master Transportation Plan (MTP) classifies this section of Washington Boulevard as a Type
E- Primarily Single-Family Residential Neighborhood Arterial which recommends a 5-6-foot
sidewalk and a 4-6-foot green strip. The site currently contains a 5-foot concrete sidewalk
immediately adjacent to the curb on its frontage, as does the remainder of this block of
Washington Boulevard. The applicant is proposing a 5-foot clear sidewalk with no green strip.
Figure 6: Street Sections
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Client/Owner
Arta Development and Construction
4936C Eisenhower Avenue
Alexandria, VA 22304
Tony Choi
(703) 370-1073
tony@artadc.com
Land Use Counsel
Venable, LLP
8010 Towers Crescent Drive, Suite 300
Tysons, VA 22182
G. Evan Pritchard, Esq.
(703) 626-8174
GEPritchard@venable.com
Architect
TEASS/WARREN Architects
515 M Street SE, Suite 200
Washington, DC 20003
Charles Warren, AIA LEED AP
(202) 683-6260
charles@teass-warren.com
Civil Engineer
Walter L. Phillips, Inc.
207 Park Ave. Suite 104
Falls Church, VA 22046
Karen White
(703) 532-6163
kwhite@wlpinc.com

