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SUBJECT: 3. A. Amendments to the Comprehensive Plan - Master Transportation 

 Plan - Map to add a new segment of North Tazewell Street extending 
 approximately 210 feet to the south from its current terminus at North 
 Carlin Springs Road, into the block bounded by North Glebe Road, 
 Henderson Road, North Thomas Street and North Carlin Springs 
 Road, to be heard by the Planning Commission and the County Board 
 at meetings concurrent with those for consideration of the site plan 
 amendment to SP #72 for the development of 650 North Glebe Road.  
 A proposed site plan amendment to SP #72 for the development of 650 
 North Glebe Road includes an extension of North Tazewell Street  
 approximately 210 feet into the block. 

B. SP #72  650 N. Glebe LLC, for a site plan amendment to construct an 
approximately 139,100 sq. ft. building with up to 163 residential units 
and up to 2,300 sq. ft. of commercial, including retail, office, 
education and personal services, and a comprehensive sign plan in the 
“R-C” zoning district under ACZO §36.H. Property is approximately 
36,957 sq. ft.; located at 650 N. Glebe Rd; and is identified as RPC# 
20-012-359. The proposed density is 3.76 FAR. Modifications of 
zoning ordinance requirements include: parking ratio, tandem parking 
spaces, sign area and placement, landscaped open space, bonus density 
for LEED Silver certification and relationship to adjacent existing or 
permitted uses and buildings, exclusion of at-grade bicycle parking 
and service areas and below-grade fitness facility and other 
modifications necessary to achieve the proposed development plan. 
Applicable Policies: GLUP “High-Medium Residential Mixed Use” 
and Ballston Sector Plan. 

 
 RECOMMENDATIONS: A. Approve the proposed Amendment to the Comprehensive 

Plan - Master Transportation Plan - Map to add a new 
segment of North Tazewell Street extending approximately 



210 feet to the south from its current terminus at North 
Carlin Springs Road, into the block bounded by North 
Glebe Road, Henderson Road, North Thomas Street and 
North Carlin Springs Road.  

 
B. Adopt the ordinance to approve the site plan amendment to 

construct an approximately 139,100 sq. ft. building with up 
to 163 residential units and up to 2,300 sq. ft. of 
commercial, including retail, office, education and personal 
services, and a comprehensive sign plan, with following 
recommendations: 

 
1. Staff should explore with owners of The Carlin the 

creation of a new exit onto the North Tazewell Street 
through-block connector and close the current curb 
cut for the existing exit. 

2. In the event parking spaces meeting the retail parking 
requirement are unavailable at the time of operation of 
the retail, the applicant should provide parking within 
two (2) blocks of the project site. 

3. The developer should provide five (5) additional Red 
Maple street trees, a minimum of 3-½ inches caliper in 
size, to be planted off site as street trees along Glebe 
Road in the vicinity of the project, in locations to be 
approved by County staff. 

  
Dear County Board Members: 
 
The Planning Commission heard these items at its May 7, 2012 meeting.  Elizabeth Kays, CPHD 
Planning, provided an overview of the proposed development, including background on the guiding 
policy documents, a history of the site’s land use and zoning, development statistics including bonus 
density, and community benefits that include among other things dedication of site area for an 
extension of North Tazewell Street.  She further explained that the American Service Center (ASC) 
Site Special Study will provide guiding principles for redevelopment of the total area and will 
address breaking up the superblock and providing enhanced street connectivity.  Ms. Kays described 
the community review process for the site plan and the proposed Master Transportation Plan (MTP) 
Amendment that is a first step in breaking up the superblock.  Also present was Robert Gibson, DES 
Planning. 

 
The development team for the applicant, 650 N. Glebe LLC, included Christian Chambers and 
Christopher Lukawski, Crimson Partners (the applicant); Nan Walsh, attorney and Elizabeth 
McKeeby, planner (WCLEW), and Rohit Anand and Adam Hale, architects (KTGY).  Ms. Walsh 
described the proposal, the community process (11 meetings consisting of several civic association 
and Site Plan Review Committee (SPRC) meetings), and the proposed street dedication for a 
through-block connector.  Mr. Anand described the proposed site layout, building architecture and 
materials, and the function of the through-block connector.   
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Public Speakers 
 
Bernard Berne, representing the Buckingham Community Civic Association, commented that the 
“R-C” District requires sites to be located within a one-quarter mile radius of a Metro-rail station 
entrance.  He noted that the subject site is located farther away.  He also commented that the 
dedication for the North Tazewell Street extension is not a community benefit because of the noise 
that the traffic will generate.  In addition, Mr. Berne commented on the loss of the pedestrian bridge, 
which is still desired in Ballston, and voiced opposition to the provision of on-street parking on 
North Glebe Road. 
 
Eldon Linton, a resident of Cathcart Springs Townhomes, expressed concerns about the proposed 
building height and density, as well as pedestrian safety.  He stated that the proposal does not 
adequately address the very dangerous intersection at North Carlin Springs and North Glebe Roads.   
 
Betsy Greer, a resident of the Hyde Park Condominiums, requested that the Planning Commission 
defer the proposed MTP Amendment to extend North Tazewell Street and the site plan amendment.  
The ASC study, which is currently underway, will address the transportation system for the entire 
block and she disagrees that the proposal is independent of the study.  She referred to an email to the 
Transportation Commission from McLauren Pulliam, a resident of The Carlin, who opposes the 
extension of North Tazewell Street. 
 
Seth Carus, representing the Ballston Crest Home Owners Association (HOA), expressed his support 
for the pedestrian bridge.  He noted that the County is taking steps to ameliorate issues at the North 
Carlin Springs and North Glebe Road intersection.  While the HOA did not reach a consensus on the 
North Tazewell Street extension, it does result in another intersection on North Carlin Springs Road 
near North Glebe Road.   Because it is being addressed in isolation of other improvements that could 
occur in the block in the future, the HOA could not comment on potential impacts on other access 
points in the block.   
 
Planning Commission Report 
 
Commissioner Forinash reported that the Transportation Commission, at its meeting on May 3, 
2012, voted unanimously to recommend approval. While there was extensive discussion about the 
through-block connector, the Commission voted to support extension of North Tazewell Street.   
 
Commissioner Kumm reported on views of the Urban Forestry Commission.  The Commission 
expressed concern regarding the building overhang on the North Tazewell extension and the 
potential conflict with street trees; however, the revised cross-section for North Tazewell Street 
addresses the concern. The Commission has not provided comments on the rest of the project. 
 
Commissioner Cole reported that the SPRC discussed the proposal in four (4) meetings.  He noted 
that the SPRC report provided a suggested outline for discussion, and added an additional topic, 
“Pedestrian safety at the main intersection at North Carlin Springs and North Glebe Roads”. 
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Planning Commission Discussion 
 

General Land Use Plan (GLUP) and site plan issues 
  
Commissioner Cole asked Ms. Kays if the proposed site plan is consistent with the GLUP, to which 
she responded yes.  The County Board approved a rezoning of the site from “RA8-18” and “C-2” to 
“R-C” in 1989, and the “R-C” zoning accurately applies to the site. 
 
North Tazewell Street through-block connection and pedestrian safety at the intersection of North 
Carlin Springs and North Glebe Roads  
 
Commissioner Monfort questioned the impact of the street’s location in relation to The Carlin’s 
pedestrian entrance and asked how that could be mitigated.  Mr. Gibson responded that the street 
will function more like an access drive with a walkway, therefore pedestrians will have greater 
priority.   The height of the fence that separates the two properties will be adjusted to allow greater 
visibility of cars exiting the garage.  Ultimately with full build-out, North Tazewell Street will be 
widened and reconfigured.  It would also require reconfiguration of The Carlin’s garage entrance.  If 
there are issues during the interim, staff could consider turn restrictions from Tazewell Street that 
would prohibit left turns onto Carlin Springs Road.   

 
Commissioner Malis asked if the North Tazewell Street extension will be considered a County street 
during the interim phase, to which Mr. Gibson responded yes because it would be dedicated to the 
County in fee.  Commissioner Malis followed with a number of questions about managing garage 
egress from the two buildings onto North Tazewell Street and why the MTP Amendment does not 
show North Tazewell Street going all the way through the block.  As currently designed, Mr. Gibson 
responded, it functions more as an alley instead of a street because there is no connectivity.   Mr. 
Gibson also responded that it provides service, loading, and garage access.  Commissioner Malis 
asked if there is a standard cross-section required for the street as the MTP includes standards for 
non-arterial streets.  She also asked why no street trees are shown.  Mr. Gibson responded that with 
ultimate build-out, the street will meet the requirements for non-arterials and will be constructed 
with required streetscape and trees.  The ultimate cross-section will be achieved by relocating the 
curb along The Carlin frontage. 
 
Commissioner Kumm expressed concern about pedestrian circulation for The Carlin’s elderly 
residents should the street stay in the interim condition even when the American Service Center site 
is redeveloped. Mr. Gibson responded that a minimum 8-foot wide sidewalk would be maintained on 
Tazewell Street and would provide connectivity to interior sidewalks accessing both the retail and 
the grocery store.  Commissioner Kumm asked about the timing of the full build-out of North 
Tazewell Street, to which Mr. Gibson responded that it would occur with redevelopment of the 
interior of the block.   
 
Commissioner Fallon asked for clarification regarding the bonus density for the dedication of site 
area for North Tazewell Street.  Ms. Kays explained that there is no monetary contribution 
associated with the bonus density.  It is supported because, consistent with Section 36.H.5.a of the 
Zoning Ordinance, the street dedication would serve adjacent existing or permitted uses and 
buildings.  Commissioner Fallon followed asking if future proposals would also be granted bonuses, 
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to which Ms. Kays responded that it is dependent on the site plan proposal.  Commission Fallon 
asked if the street dedication presented a hardship to the applicant.  Ms. Kays responded that the 
applicant had to redesign the building to accommodate the new street resulting in requiring an 
additional garage level.  When asked if the affordable housing contribution was calculated on the 
base density, Ms. Kays responded yes.  Commissioner Cole asked staff to describe future street 
improvements at the North Carlin Springs and North Glebe Roads intersection.  Mr. Gibson referred 
to the matrix of planned improvements and explained the elements and responded to several 
questions about the matrix.  
 
Commissioner Savela asked whether the middle lane on North Carlin Springs Road at the 
intersection with North Glebe Road that currently takes traffic directly into the parking garage at 
Ballston Commons could be both a left turn and straight lane, in response to the community’s 
concern with vehicles backed up at the signal.  Mr. Gibson responded that staff would continue to 
evaluate it.   
 
Commissioner Forinash asked how the median in North Glebe Road would be improved.  Mr. 
Gibson responded that it would be widened with a reconfigured with a six-foot by eight-foot wide 
pedestrian refuge and the signal timing would be changed to allow additional time for pedestrians to 
cross. 
 
Commissioner Serie noted that there is a pedestrian safety issue due to the seven (7) lanes of traffic 
on North Glebe Road and across from the Exxon Station there are eight (8) lanes of traffic.  The 
provision of off-peak parking on Glebe Road would reduce the number of travel lanes during certain 
times of the day.  
 
Commissioner Kumm agreed with Commissioner Serie, stating that the provision of on-street 
parking would change the character of North Glebe Road.  She asked if the pedestrian crossing 
timing is acceptable given the adjacent elderly community.  Mr. Gibson responded that it is currently 
under analysis.   
 
Requested parking and fitness facility modifications 
 
Commissioner Cole explained the issue with the proposed modifications to the parking 
requirements.  For the residential use, the parking requirement is 1.125 spaces per unit.  However, 
the applicant is proposing a parking ratio of 1 space per unit that includes three (3) pairs of tandem 
spaces.  For the retail use, the parking requirement is four (4) spaces, but the applicant is proposing 
only one (1) space.  Furthermore, the applicant proposes to exclude the fitness center, which is 
located in the below grade garage, from the density calculations.  Its location takes away parking that 
could be constructed to meet the residential and retail parking requirements.  Since the proposed 
parking is an issue, he noted that one possibility would be that the fitness facility not be excluded 
from the density calculations.  Commissioner Cole stated that the proposed residential parking is 
generally adequate and that parking will be unbundled.  Given the fact that all tenants will not have 
cars, it is anticipated that there will be vacant spaces in garage that could be used by the retail tenant.  
In the event that the residential parking demand is higher than anticipated and additional parking is 
unavailable, the applicant has an obligation to meet the retail parking needs.  Commissioner Cole 
suggested that the applicant could address the parking demand by identifying locations, but not 
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necessarily paying, for parking within a reasonable distance from the site.  The applicant should take 
the necessary actions to ensure that parking for retail tenants is addressed.   
 
Commissioner Fallon commented that the exclusion of density for an exercise facility associated 
with the primary use and located in the below grade garage is common practice. 
 
Configuration of retail space 
 
Commissioner Fallon asked if there is anything that would prohibit the retail space from being used 
for an expanded exercise facility, to which Ms. Kays responded that it is important for the space to 
be used as retail and designed for that use.  Staff does not anticipate that there would be a request to 
expand the fitness facility into the retail space.  Commissioner Fallon followed with a question 
regarding the adequacy of the retail parking.  Ms. Kays responded that the proposed parking is 
adequate to support the retail.  
 
Building materials 
 
Commissioner Iacomini questioned the use of the high-pressure compact laminate building material 
and asked the applicant to describe the material.  She pointed out that while the material was updated 
somewhat from the SPRC meeting, it is still faux and not real wood.  Mr. Anand responded that 
wood should not be used on long expanses of building façade because it would not withstand the 
diverse weather conditions.  The proposed material is more durable than real wood and the material 
that was shown at the SPRC.  Commissioner Iacomini followed that the use of a faux material causes 
the building to lose some of the brilliance that would be better achieved through the use of real 
materials.  Mr. Anand responded that the building has been designed with a certain edgy look, which 
is being achieved through the use of the proposed material.  
 
Commissioner Fallon asked about the materials and design of the building’s blank wall on the 
southern elevation.   Ms. Kays responded that it is a brick/masonry pattern with different colors of 
masonry. 
 
Commissioner Harner asked for assurance that the number of vents shown on the building elevations 
would remain and not be changed.  Mr. Anand explained that the number and placement of vents has 
been studied extensively.   With final design development there could be minor changes in the 
building design that may result in changes in vent locations, but he feels confident that the final 
number and locations of vents would be as currently shown on the elevations. 
 
Open space, landscaping and trees 
 
Commissioner Kumm noted that there is approximately 530 linear feet of building frontage on 
public streets for which about 400 linear feet could be planted with street trees.  However, for a 
variety reasons, including placement of utilities, curb side drop off, and interim development of 
Tazewell Street, all of the trees could not be planted.  Commissioner Kumm suggested that the 
developer be required to achieve the maximum level of street trees by planting off-site the trees that 
could not be planted on site.  Based on placing trees 30 feet on center, 400 linear feet of frontage 
would result in 10 – 13 street trees; therefore, the project is short five (5) trees.  Commissioner 
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Kumm suggested adding text to Condition #21 to require the provision of five (5) additional Red 
Maple street trees, a minimum of 3-½ inches caliper in size, to be planted off site as street trees 
along North Glebe Road in the vicinity of the project, in locations to be approved by County staff.  
Mr. Chambers agreed to the amended condition language.  
 
Commissioner Malis asked for clarification on the reduction in the required landscaped open space, 
to which Ms. Kays responded that it is justified because of the dedication of site area for the North 
Tazewell Street extension. 
  
Commissioner Fallon sought clarification that the development was not losing density.  Ms. Kays 
responded that density was not lost, but the site area dedication constrained the site design.  
 
Other requested modifications 
 
Commissioner Malis noted that it is important for the County Board to understand the rationale for 
the building overhang on Tazewell Street.  It is unclear whether it is an encroachment.  Ms. Kays 
responded that because the overhang is over the public sidewalk easement at a height above 16 feet, 
it is acceptable and not considered an encroachment.  Furthermore, the depth of the overhang is 
seven (7) feet.  Commissioner Malis asked if the design is desirable from staff’s perspective and 
something that should be encouraged.  Ms. Kays responded that staff would not want to see this in 
every situation; however, given the details and challenges of this site, it is acceptable and because of 
the height it will not compromise the pedestrian experience.   
 
Commissioner Monfort stated that the provision of at-grade bicycle parking is a wonderful 
convenience and should be encouraged in other site plans. 
 
Other issues 
 
Commissioner Sockwell commented that the building taper and transition in use of building 
materials are not apparent.  Ms. Kays responded that the treatment and design of the retail bays at the 
corner of North Glebe Road transition to the loft-style units along the building’s southwest elevation 
on North Carlin Springs Road.  Furthermore, while the “R-C” District permits a maximum building 
height of 95 feet, the building’s proposed height of 75 feet. The building is also lower in height than 
The Carlin, which is the immediately adjacent building on Carlin Springs Road and built to a height 
of approximately 95 feet.  Commissioner Cole added that the building is also an appropriate height 
considering that the Townes of Ballston townhouses directly across the street are approximately 42 
feet in height.  
 
Planning Commission Motion 
 
SP #72, Site Plan Amendment 
 
Commissioner Cole moved that the Planning Commission recommend the County Board adopt the 
ordinance to approve the site plan amendment to construct an approximately 139,100 sq. ft. building 
with up to 163 residential units and up to 2,300 sq. ft. of commercial, including retail, office, 
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education and personal services, and a comprehensive sign plan, with the following 
recommendations: 
 
1. Staff should explore with the owners of The Carlin the creation of a new exit onto the North 

Tazewell Street through-block connector and close the current curb cut for the existing exit. 
 

2. In the event parking spaces meeting the retail-parking requirement are unavailable at the time of 
operation of the retail, the applicant should provide parking within two (2) blocks of the project 
site. 

 
Commissioner Cole also noted Commissioners Iacomini and Kumm might be interested in offering 
additional amendments related to building materials and street trees Commissioner Harner seconded 
the motion.  
 
Commissioner Kumm asked for unanimous consent to amend the motion to recommend that the 
developer provide five (5) additional Red Maple street trees, a minimum of 3-½ inches caliper in 
size to be planted off site as street trees along Glebe Road in the vicinity of the project, in locations 
to be approved by County staff.  There was an objection.  Commissioner Kumm moved that the 
Planning Commission recommend that the developer provide five (5) additional Red Maple street 
trees, a minimum of 3 ½ inches caliper in size, to be planted off site as street trees along Glebe Road 
in the vicinity of the project, in locations to be approved by County staff.  Commissioner Monfort 
seconded the motion.   
 
Commissioner Cole noted that he objects to the motion because he does not understand the basis for 
it.  He believes it would be required of every proposal that comes after this.  Commissioner Kumm 
responded that a lot has been given away with this project and this is a way of striking a balance and 
retaining a level of tree canopy consistent with County policy.  Commissioner Cole suggested that 
the funds be reserved for when North Tazewell Street is permanently built out, as this would be a 
more appropriate site-specific requirement. 
 
Commissioner Malis commented that she would prefer to plant trees today rather than wait for North 
Tazewell Street to be permanently constructed.  That may occur too far in the future.   Commissioner 
Kumm added that Tazewell Street would not be permanently constructed until The Carlin site is 
redeveloped.  The County could potentially identify sites with dead trees or open tree pits and 
replace the trees.  
 
Commissioner Serie noted that he concurs with Commissioners Malis and Kumm.   
 
The Commission voted 10-2 to support the amended motion.  The amendment was incorporated into 
the main motion.  Commissioners Ciotti, Cole, Fallon, Harner, Kumm, Malis, Monfort, Savela, 
Serie, and Sockwell supported the amended motion.  Commissioners Forinash and Iacomini opposed 
the amended motion. 
 
Commissioner Cole offered to summarize his comments.  He noted that it was a pleasure to work 
with Elizabeth Kays, a new planner in the Planning Division.  He appreciated the forbearance and 
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responsiveness of the applicant.  Furthermore, he appreciated the active participation of the 
community and their significant contributions to the process. 
 
Commissioner Savela referred to a letter from McLauren Pulliam, a resident of The Carlin, 
indicating that there use to be a stop bar, which has been removed.  She asked staff to look into 
whether it would be appropriate to put the stop bar back in.     

 
Commissioner Malis stated that she does not support the loss of landscaped open space, or the 
building overhang which degrades the quality of the public space.   
 
Commissioner Fallon stated that he believes the building is attractive; however, he is concerned 
about several precedents that are being established with this proposal.  First, the bonus density for 
dedication of site area for the North Tazewell Street through-block connector, in which other 
property owners in the block will most likely seek similar concessions.  The second precedent is the 
request to amend the MTP prior to completion of the ASC special study.  Commissioner Fallon 
expressed concern that the North Carlin Springs and North Glebe Roads intersection will be further 
stressed.  The third precedent is the proposed reduction in retail parking.  The fourth precedent is the 
reduction in landscaped open space.  Finally, he expressed concern for the treatment of the blank 
wall on the south elevation.  For these reasons, he would support a deferral, not an approval, of the 
proposal. 
 
Commissioner Monfort commented that the applicant has done everything it’s been asked by the 
County and SPRC.  The dedication of site area for North Tazewell Street was a burden to the 
applicant, in which approximately 15 percent of their property was affected.  He believes the 
proposal provides an attractive building and is appropriate for the site. 
 
Commissioner Savela associated her comments with those of Commissioner Monfort.  The 
rendering that shows the building at dusk looks attractive and edgy.  She does not believe the last 
sentence in the original motion is appropriate, because requiring off-site parking two blocks away 
will not be useful except for employees of the retail business.  
 
Commissioner Harner thanked the applicant for the efforts they made to achieve the North Tazewell 
Street through-block connector, as it would provide better access to the uses such as the grocery 
store than traveling down North Glebe Road.  It is a good first step towards transforming this edge 
corner of North Carlin Springs and North Glebe Roads.  He further commented that if additional 
retail parking is needed, it could be met in the next phase of development.  Finally, he stated that the 
building architecture is very attractive, and provides a good sense of depth and scale. 
 
Commissioner Forinash indicated his support for the project, as he did at the TC meeting.  He noted 
that it is his understanding is that building parking is for residents and retail employees not retail 
customers as suggested by Commissioner Savela. 
 
Commissioner Kumm indicated her support for the project.  It is a good beginning for 
redevelopment of the entire block.     
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The Commission voted 10-2 to support the motion.  Commissioners Ciotti, Cole, Forinash, Harner, 
Kumm, Malis, Monfort, Savela, Serie, and Sockwell supported the motion.  Commissioners Fallon 
and Iacomini opposed the motion. 
 
Amendment to the Comprehensive Plan - Master Transportation Plan - Map  
 
Commissioner Cole moved that the Planning Commission recommend the County Board approve 
the proposed Amendment to the Comprehensive Plan - Master Transportation Plan - Map to add a 
new segment of North Tazewell Street extending approximately 210 feet to the south from its 
current terminus at North Carlin Springs Road, into the block bounded by North Glebe Road, 
Henderson Road, North Thomas Street and North Carlin Springs Road.  Commissioner Savela 
seconded the motion.   
 
The Commission voted 10-1, with one abstention, to support the motion.  Commissioners Ciotti, 
Cole, Forinash, Harner, Kumm, Malis, Monfort, Savela, Serie, and Sockwell supported the motion.  
Commissioner Fallon opposed the motion.  Commissioner Iacomini abstained. 
 
 
 
 
       Respectfully Submitted, 
       Arlington County Planning Commission 
        

        
       Stephen Sockwell 
       Planning Commission Chair 
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