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ARLINGTON COUNTY, VIRGINIA

ARLINGTON
VIRGINIA

County Board Agenda Item
Meeting of February 6, 2025

=

DATE: February 3, 2025

SUBJECT:

A. GP-365-24-1 GENERAL LAND USE PLAN AMENDMENT to change the land use
designation for the northeast portion of the block bounded by 23™ Street South, South
Grant Street, South Hayes Street and 24™ Street South, to include Parcel A (RPC #36-
039-015) excluding Parcel B (RPC #36-039-016), which is and shall remain envisioned
as a portion of Nelly Custis Park, from "Public" to "Low-Medium" Residential.

B. REZN24-00002 REZONING from "C-1" Local Commercial District and "R-6" One-
Family Dwelling District to "RA8-18" Multiple-family Dwelling District; for an
approximately 75,496 square foot area; located at 750 23" Street South (RPC# 36-039-

015).

C. SPLN24-00002 SITE PLAN (SP #478) to construct a 5-story mixed-use building with
approximately 131,736 square feet (sf) of residential gross floor area (GFA) and 17,033
sf of institutional GFA, with modifications for additional density, reduced residential
parking ratio, density exclusions, and other modifications necessary to achieve the
proposed development, located at 750 23™ Street South (RPC# 36-039-015).

Applicant:

23" Redevelopment Owner LLC

2311 Huntington Avenue
Alexandria, VA 22303

By:
Catharine Puskar

Walsh, Colucci, Lubeley & Walsh, P.C.
2200 Clarendon Blvd, Suite 1300

Arlington, VA 22201
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Staff: Kevin Lam, DCPHD, Planning Division
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Alexander McMillen,

Development Services Bureau
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C.M. RECOMMENDATION:

1. |Adopt the attached Resolution to approve the General Land Use Plan amendment to
change the designation from "Public" to "Low-Medium" Residential for the northeast
portion of the block bounded by 23" Street South, South Grant Street, South Hayes Street
and 24" Street South, to include Parcel A (RPC #36-039-015) excluding Parcel B (RPC
#36-039-016), which is and shall remain envisioned as a portion of Nelly Custis Park.

2. |Adopt the attached ordinance to rezone the property located at 750 23" Street South
(RPC# 36-039-015) from "C-1" Local Commercial District and "R-6" One-Family
Dwelling District to "RA8-18" Multiple-family Dwelling District.

3. |Adopt the attached ordinance for SPLN24-00002 (SP #478) to permit the construction of
a 5-story mixed-use building with approximately 131,736 sf of residential GFA and
17,033 sf of institutional GFA, with modifications for additional density, reduced
residential parking ratio, density exclusions, and other modifications necessary to achieve
the proposed development, located at 750 23" Street South, subject to the conditions of
the attached ordinance.

ISSUES: This is a set of applications for a General Land Use Plan (GLUP) amendment,
rezoning, and new site plan (SPLN24-00002 aka SP #478) to facilitate development of a 5-story
mixed-use building. During the public review process, the applicant worked with staff to address
several concerns related to conformance with the recommendations of the 750 23" Street South
(Melwood) Special GLUP Study Document (“Melwood Special GLUP Study”), including
improvements to the building design and form, historic interpretation of the existing building
fagade, and the 23 Street South streetscape. In addition, staff and the applicant investigated
opportunities to increase the building setback along the eastern portion of 23" Street South to
increase the potential to conserve existing trees and greenspace, as well as locate the historic
interpretation facade proximate to the existing building setback. However, to ensure appropriate
building setbacks and stepbacks facing Nelly Custis Park, maintain a greater percentage of
family-sized units, achieve disability-forward design standards for the entire building, and
accommodate an efficient below-grade parking garage layout, staff finds that the proposed
building setback along the eastern portion of 23" Street South is acceptablel [During the public
review process, the applicant made several site design, architectural, and transportation-related
changes based on Site Plan Review Committee (SPRC) feedback. SPRC members also
encouraged the applicant to further explore additional short-term parking spaces for deliveries
and pick-up/drop-off, increasing tree canopy coverage, improving pedestrian safety at the
loading dock driveway, and potential salvage and re-use of existing building materials on-site or
off-site]. The Aurora Highlands Civic Association (AHCA), which is the host civic association
and an SPRC member, continues to oppose the project \and believes }the proposed density and
building height is inappropriate given the surrounding low-density residential neighborhood, and
expects the project to negatively impact Nelly Custis Park, on-street parking availability, local
traffic, and the historic character of the site. The main concerns raised by AHCA have been
discussed by the SPRC and reviewed by staff and the applicant with feedback incorporated in
revised application materials, as further discussed in the Public Engagement section belowl.
While considering these elements, staff has concluded that the revised project as presented
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[ Commented [sm1]: REJECT — See comments

[ Commented [sm2]: REJECT — See comments

[ Commented [sm3]: REJECT — See Comments

Commented [sm4]: This statement presents a false choice
between options that are all too large for the site. In short,
the proposal contains approximately 2X density as the site
can hold in terms of historic preservation, height and
parking.

Commented [sm5]: The revisions were minimal. The
Applicant did not resolve any of the material comments from
AHCA in terms of density, parking, historic preservation,
impact on park, pedestrian safety at loading dock,
transformer and exhaust location, etc.

The Applicant stated in the last SPRC meeting they are not
even salvaging material. It is meaningless to state the SPRC
members encouraged anything when the Applicant has stated
they are not making these revisions.

Commented [sm6]: AHCA has presented (2) studies on
why the parking ratio proposed is insufficient, cited County
policy as to why anything over 35” of height is inappropriate
in a Low Density Single Family Neighborhood, including the
Aurora Highlands Neighborhood Conservation Area Plan,
the Crystal City Sector Plan, the GLUP. Using the word
“believes” in this context is at best, inaccurate.

Commented [sm7]: The County has not responded to one
letter sent from AHCA on this project in 3 years. The
Applicant refused to work collaboratively with AHCA as per
the Planning Commission instructions May 2024. There was
no discussion at the SPRC meetings, they were done in
Round Robin format, which did not allow for discussion.
This statement is inaccurate.



https://www.arlingtonva.us/files/assets/public/v/1/melwood-study-document-updated-5.21.24-final-for-posting.pdf
https://www.arlingtonva.us/files/assets/public/v/1/melwood-study-document-updated-5.21.24-final-for-posting.pdf

addresses various design comments raised by staff and the community and will allow for the
redevelopment of the site with a new space for Melwood’s programs integrated into a building
with 105 committed affordable units (CAFs). [Overall, staff believes that the redevelopment
proposal is consistent with the goals and recommendations of the Melwood Special GLUP
Stu<]jy, which provides specific County Board-accepted redevelopment guidance for the subject
site.

SUMMARY: In May 2024, the County Board adopted the Melwood Special GLUP Study and
authorized advertising a change in the GLUP designation from "Public" to "Low-Medium"
Residential for the site (Parcel A aka RPC #36-039-015 only) if such request was made in
association with a rezoning and appropriate site plan application to redevelop the site in
conformance with the Melwood Special GLUP Study guidance. In authorizing advertisement of
the GLUP change for the site, the County Board made the following findings:

WHEREAS the proposed General Land Use Plan amendment would be consistent with
the County’s development and growth goals stated in the General Land Use Plan‘, would
accomplish {the harmonious development of the County or promote the health, safety,
morals, order, convenience, prosperity and general welfare of the inhabitants as set forth
in the General Land Use Plan Booklet; and be responsive to the following guiding
principles:

. [Ensure building scale, massing and materials complement the surrounding area,
including the adjacent Nelly Custis Park;

o Provide for attractive and welcoming pedestrian-level conditions through
landscaping, other biophilic design and undergrounding parking;

e Enhance access, connectivity, and safety for all modes of travel in and around the
site;

o Prioritize sustainability through compact building design that conserves on-site
open space, and trees and stormwater mitigation measures that contribute to
improving stormwater conveyance systems adjacent to and downstream of the
site;

. [Prioritize affordable, accessible, equitable housing with redevelopment.]

The applicant, 23 Redevelopment Owner LLC, proposes a new 5-story mixed-use building
consisting of multiple-family residential units (100% CAFs) and ground floor finstitutional space |
operating as a community service use for a nonprofit providing job training and support
programs for people with disabilities. To facilitate the redevelopment, the applicant is requesting
to change the GLUP designation from "Public" to "Low-Medium" Residential and a rezoning
from "C-1" Local Commercial Districtfand "R-6" One-Family Dwelling District to "RA8-18"
Multiple-family Dwelling District. The proposed "RA8-18" zoning district corresponds with the
proposed "Low-Medium" Residential GLUP designation. As will be discussed throughout this
report, these applications were evaluated throughout the public review process for consistency
with the County Board’s established vision for the site through their 2024 acceptance of the
Melwood Special GLUP Study document.

A partnership between Wesley Housing Development Corporation (“Wesley Housing™) and
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Commented [sm8]: There are many inconsistencies
between the proposal and the GLUP Study including the
square footage, the stepbacks, maintenance of the mature
trees in the NE corner of the site, etc. This statement is
inaccurate.

Commented [sm9]: The Study was accepted, not adopted.
Also, there were process inconsistencies cited by the judge in
the October 2024 decision on the Missing Middle lawsuit
that included this action which we are told is being appealed
by the County. Where is that issue addressed in this report?

Commented [sm10]: Everything about this proposal is
inconsistent with the GLUP whose main theme is to put
density in metro areas (this is not a metro area) and preserve
single family neighborhoods.

Commented [sm11]: No harmony is achieved when the
landowner refuses to work with his neighbors.

Commented [sm12]: Nothing about this building is
appropriate for the neighborhood. It is 2X too big at a
minimum.

Commented [sm13]: Not requiring affordable housing
allows the Applicant to turn around and resubmit for a by
right residential market rate building, which would be
inconsistent with the premise of the upzoning.

Commented [sm14]: This is accessory use is Office, not
Institutional.

Commented [sm15]: Upzoning in an R-6 is
unprecedented at least since the 2008 GLUP Policy was
adopted and this would set a precedent for all of Arlington.
The effective density is Medium, not Low-Medium. *




Melwood Horticultural Training Center Inc. (“Melwood”), the proposal consists of the
demolition of the existing building and surface parking lot for the construction of 105 CAFs and
approximately 17,033 sf of institutional GFA. As part of an associated new use permit that is the
subject of a separate report (UPER24-00021), Melwood intends to utilize the finstitutional space
(community service use) bnd continue offering their programs at the site, which includes {Commented [sm17]: Community Service is not a building}
workforce development and day services programs for people with disabilities. The project {Use- Itis office. See AHCA SPRC correspondence. }

Commented [sm16]: Per HALRB letter 2/3/2025 plans
for demolition cannot proceed until the LHD Study is
complete.

includes 94 total parking spaces located in a below-grade parking garage, \including 74 spaces forl Commented [sm18]: There is a shortage of about 75
residences and 20 spaces for Melwood. Requested Arlington County Zoning Ordinance (ACZO) residential spaces. See AHCA SPRC correspondence.
modifications include additional density, reduced residential parking ratio, and density
exclusions, and other modifications necessary to achieve the proposed development.

Commented [sm19]: There is a shortage of 50 parking
spaces for the office portion of the project. See AHCA
SPRC correspondence.

The 2024 Melwood Special GLUP Study outlines specific guiding principles and
recommendations to inform the site’s potential future redevelopment, including in the areas of
building height and design, transportation, historic preservation, affordable housing, and the
Ienvironment?. The Melwood Special GLUP Study concluded that a "Low-Medium" Residential
GLUP designation is appropriate for this site, provided a future site plan application comports
with the guidance of the Melwood Special GLUP Study. By lincorporating setbacks, stepbacks,

separation from the park was requested to be added as a
Guiding Principle but was not in the meeting minutes.

Commented [sm20]: Biophilic separation and wall

and a green buffer to ensure appropriate transitions with the surrounding context, streetscape {Commented [sm21]: The building is 2X too big to be }
improvements and below-grade parking to foster a pedestrian-friendly environment, historic appropriate.

interpretation of the existing building fagade to evoke its original characteﬁ, creation of 105 Commented [sm22]: This is demolition, not }
CAFs, as well as green building and stormwater management features, staff finds the proposal is interpretation.

in conformance with the Melwood Special GLUP Study guiding principles and
recommendations.

Furthermore, staff finds the proposed site plan to be consistent with the requested GLUP
designation, the Melwood Special GLUP Study, and applicable requirements of the ACZO (with
modifications as requested), and advances several key County goals and objectives, such as:

o Affordable housing: Provides 105 CAFs at 30-80% of the Area Median Income (AMI),

advancing the goals and objectives of the Affordable Housing Master Plan.] Commented [sm23]: This proposal corrals more
affordable housing into one section of South Arlington that
T tation i ts: Provid treet. street dt it infrastruct will have more concentration of affordable housing once
» Transportation |mpr03/emen s: Provides street, streetscape, and transit infrastructure Crystal House is complete than any other area of the county.
improvements on 23" Street South and [South Grant Street, consistent with the goals of This is not consistent with AHMP.
the Master Transportation Plan. Commented [sm24]: PC Weir & others were opposed to
widening Grant Street, citing safety concerns. There were
H R~ A : i1di H technical issues in the Transportation Study that were never
gn: !
. Sust_a_mak_)le de_5| n _A_chleves National 'Gr_een_Bundmg Standard (NGBS) Silver corrected, See AHCA SPRC correspondence. 231 Street is
certification with minimum energy optimization performance, ENERGY STAR too small for this traffic.

appliances and WaterSense fixtures, as well as providing 10 years of energy reporting,
supporting the sustainability goals of the Community Energy Plan.

Overall, staff finds the proposal to be consistent with the County’s adopted plans and policies,

specifically related to the Melwood Special GLUP Study, and will not result in adverse impacts
to surrounding streets or neighborhoods. Therefore, staff recommends the County Board adopt
the attached ordinances to approve the Melwood site redevelopment site plan project, rezoning,
and GLUP amendment.
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https://arlingtonva.s3.dualstack.us-east-1.amazonaws.com/wp-content/uploads/sites/15/2015/12/AHMP-Published.pdf
https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/31/2017/03/Overall-plan-updated-February-25-2017.pdf
https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/13/2019/10/Final-CEP-CLEAN-003.pdf

BACKGROUND: The 1.73 acre (75,496 sf) site is located at 750 23" Street South in the Aurora
Highlands neighborhood. The site is bordered by the Church of Jesus Christ of Latter-day Saints
and a low-density commercial building to the north across 23" Street South, the Calvary United
Methodist Church to the east across South Grant Street, Nelly Custis Park to the south, and a
low-density commercial building to the west.

F

igure 1. Location of the Melwood Site.
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Souc: AC Staffmap.

Address / RPC: 750 23" Street South (RPC# 36-039-015).
Neighborhood: The site is located within the Aurora Highlands Civic Association.
Zoning: Existing: "C-1" Local Commercial District and “R-6" One-Family

Dwelling District.
Proposed: "RA8-18" Multiple-family Dwelling District.

GLUP: Existing: "Public".

Proposed: "Low-Medium" Residential.

Existing Land Use:  The existing 2-story building is situated on the eastern portion of
the site and is currently occupied by Melwood. The site features
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https://www.arlingtonva.us/files/sharedassets/public/v/2/building/documents/codes-and-ordinances/aczo_effective_10.19.2024.pdf
https://www.arlingtonva.us/files/sharedassets/public/v/1/projects/documents/glup/glup_dec_23_front.pdf

two (2) curb cuts on 23" Street South providing access to the 46-
space surface parking lot located on the western portion of the site.
The northeast corner of the site also features a lawn area with a
flag pole and several mature trees.

Figure 2. Existing Site.

3

Source: Pictometry.
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Figure 3. Views from 23" Street South.
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Source: CPHD

Figure 4. Views from South Grant Street.

Source: CPHD.

Site History & Context: Originally constructed in 1923, the existing building formerly operated
as the Nelly Custis School until its closure in 1979. The building is comprised of the original 2-
story 1923 section, two identical wings added in 1931 flanking the original section, a 1962
addition on the west and south sides of the building, and a narrow lobby added in 1995.
Following the school’s closure in 1979, the County and Sheltered Occupational Center of
Northern Virginia (Melwood’s predecessor) agreed to a land swap in 1981. The Sheltered
Occupational Center of Northern Virginia conveyed a parcel near the Ballston Metro Station to
the County in exchange for the subject site (“Parcel A” aka RPC #36-039-015) and an adjacent
parcel (“Parcel B” aka RPC #36-039-016). As part of the land swap agreement, a use permit for
an educational and occupational training center for people with disabilities was approved for
Parcel A and a public park and open space easement was recorded over Parcel B. While the
applicant continues to maintain ownership of Parcel B, no improvements are proposed to Parcel
B and it will remain as part of Nelly Custis Park.
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Figure 5. Subject Site (Parcel A) and Adjacent Parcel (Parcel B).
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Source: AC Staffmap.

Although the existing building is a contributing structure to the Aurora Highlands Historic
District, a historic district listed in the National Register of Historic Places, it is currently not
designated a Local Historic District (LHD) or listed on the County’s Historic Resources
Inventory. An LHD iis a protective zoning overlay that seeks to preserve the character and
physical integrity of significant historical, cultural, and architectural resources in the County.
LHDs include design guidelines to ensure any exterior changes are appropriate and compatible
with the historic nature of the LHD. Pursuant to ACZO Section 11.3.4, while LHDs must receive
designation by the County Board upon recommendation by the Historical Affairs and Landmark
Review Board (HALRB), an LHD nomination application for a single property may be
submitted by any Arlington resident or property owner. In April 2024, an LHD nomination
application for the Nelly Custis School building was filed by an Arlington resident, despite the

nomination. In June 2024, the HALRB reviewed the LHD nomination application and voted 5-3
to request Historic Preservation Program (HPP) staff begin a detailed study of the property and
preparation of an LHD designation report to inform HALRB’s future consideration of the LHD
designation. If the HALRB recommends LHD designation at a future HARLB meeting, the LHD
designation will then be considered for adoption by the County Board. If the HALRB does not
recommend LHD designation, the LHD designation process would conclude then.

The preparation of an LHD report and accompanying design guidelines is an extensive process
that involves detailed research, professional analysis, and collaboration with the property owner.
Given HPP staff received several LHD nomination applications prior to receiving the LHD
nomination application for the Nelly Custis School building, an LHD designation report for
consideration by the HALRB has not been completed as of the date of this report. [However,
pursuant to ACZO Section 11.3.4 and 15.5.5, there is no procedural requirement for an LHD
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Commented [sm25]: The Nelly Custis School land use is
Public, and the property owner knew this and was aware of it
when he purchased the property. It is a historic public land
use, with a historic school on it. It also has a deed that states
the building is for “school use only”. It is not a typical
private property in this respect.




designation process to be completed prior to County Board approval of a site planl. Although the
review of the Melwood Site redevelopment is occurring independently of the LHD designation
process, the site plan has been reviewed in association with the County Board’s accepted
Melwood Special GLUP Study document that includes recommendations for considering
preservation or [interpretation\ of the original 1923 facade and/or portion of the building, as
further outlined in the Discussion section below. In addition, a representative of the HALRB
participated in the SPRC process and the applicant provided an informational presentation of the
site plan at an HALRB meeting on January 15, 2025. Should the County Board approve this site
plan before the conclusion of the LHD designation process, the Code of Virginia requires that no
building or demolition permits may be issued for implementation of the site plan until 30 days
after the County Board’s final decision on the LHD designation.

Adopted Plans and Policies: The following regulations, plans, and guiding documents are
applicable to development on this site;

General Land Use Plan

"RA8-18" Zoning District Regulations
Melwood Special GLUP Study
Affordable Housing Master Plan
Master Transportation Plan

GLUP: The site is currently designated "Public" and the applicant has applied for a GLUP
amendment to change the designation to "“Low-Medium" Residential. As further discussed
below, in May 2024 the County [Board accepted hhe Melwood Special GLUP Study document
and adopted a resolution to advertise future public hearings to consider a GLUP amendment of
the subject site from "Public" to "Low-Medium" Residential concurrent with consideration of
future site plan and rezoning applications.
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Commented [sm26]: See letter from HALRB to CB
2/3/2025 stating no plan should move forward that proposes
demolition of the building until the HALRB acts.

[ Commented [sm27]: This is “Demolition”

Commented [sm28]: Omitted: (1) 2008 Aurora
Highlands Neighborhood Conservation Area Plan — done
with Arlington County zoning staff and accepted by the CB
as a supporting document to the GLUP specifically calls out
this site land use and zoning as existing to remain. (2)
Crystal City Sector Plan references the site as part of the
Aurora Highlands Neighborhood Conservation Area and not
exceeding 35’ in the single family neighborhood is a
supporting document to the GLUP (3) Historic & Cultural
Resources Plan — the historic Nellie Custis School (4)
Forestry & Natural Resources Plan — this is a unique site that
could achieve 40% canopy per FNRP goals, (5) Public
Spaces Master Plan - this is a site next to a busy childrens’
park — the park serves a growing population in 22202 and
needs expansion. Nearly half of the “public spaces not
achieved” in Board adopted plans are in 22202. A school
and / or library is needed in the area especially with local
schools projected to be over capacity in 2027. No study
about the public use / acquisition of the site was done.

Commented [sm29]: Accepted is correct, not adopted.
Omitted: (1) the proposal includes bonus density that is the
equivalent of “Medium” density not Low Medium — FAR
2.0/ units per acre equivalent to 83 counting the mixed-use
office space (2) GLUP Map Note 2 (Green but not Hatched)
guidance for the site regarding Public Land Use Not Publicly
Owned to be developed consistent with the existing area (3)
GLUP guidance to preserve single family neighborhoods and
Neighborhood Conservation Area Plans. See previous
AHCA SPRC correspondence for citations.



https://www.arlingtonva.us/Government/Projects/Plans-Studies/General-Land-Use-Plan
https://www.arlingtonva.us/files/sharedassets/public/v/2/building/documents/codes-and-ordinances/aczo_effective_10.19.2024.pdf
https://www.arlingtonva.us/files/assets/public/v/1/melwood-study-document-updated-5.21.24-final-for-posting.pdf
https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/31/2017/03/Overall-plan-updated-February-25-2017.pdf

Flgure 6. Existing General Land Use Plan De3|gnat|on (See next page for legend)
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Lan ignation* Range of Densi ical Zoning**
Residential
Low 1-10 units per acre R-20, R-10, R-10T, R-8,
R6, RS
Low 11-15 units per acre R2-7,R15-30T
Low-Medium 16-36 units per acre R15-30T, RA14-26,
RAS-18
Medium Up to 37-72 units per acre

B e

Up to 324 F.AR. (Floor Area Ratio) Residential

Commercial and Industrial

Service Commercial

Public and Semi-Public

Personal and business services. Generally one to four
stories, with special provisions within the Columbia
Pike Special Revitalization District.

Parks (Local, regional, and federal). Schools

Public (public). Parkways, major unpaved rights-of-
way. Libraries and cultural facilities.
Country clubs and semi-public recreational
- Semi-Public facilities. Churches, private schools and
private cemeteries (predominant use on block).
Office-Apartment-Hotel
Office Density Apartment Density Hotel Density
Low Upto 1.5FAR Up to 72 units/acre Up to 110 units/acre
Medium Upto2.5FAR Upto 115 units/acre Up to 180 units/acre
- High Upto38FAR Upto48FAR. Upto38FAR.
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RA7-16, RA6-15, RA-H

RA-48

C1-R,C-1,C1-0,C-2,
C-0-1.0, CTH

$-3A,5-D

S-3A,5-D

C-0-15,C-0-10
C-0-25

C-0, C-O Crystal City,
C-ORosslyn, RA-H-3.2




Figure 8. EX|st|ng Zonlnq \Desw natlonl ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, — c ted [sm30]: Omitted: Upzoning R-6 at all, and
especially to Medium density, is unprecedented in the middle
of a single family neighborhood.
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Zoning: The site is currently zoned "C-1" Local Commercial District and "R-6" One-Family
Dwelling District. The applicant is requesting a rezoning to "RA8-18" Multiple-family Dwelling
District, which typically corresponds with the proposed "Low-Medium" Residential GLUP
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designation. Additional "RA8-18" site plan requirements, specific to ACZO Section 6.3, 12.3.7,
| and 15.5.9, and relevant to the subject site include:
e Building Height: Pursuant to Section 6.3 and 12.3.7, the ACZO allows for building
heights up to 60 feet for low- or moderate-income housing. The proposal meets this
requirement as the building is 60 feet as measured from the average site elevation.]

e Density: Pursuant to Section 6.3 and 12.3.7, the ACZO allows a base site plan density of
up to 36 du/ac for low- or moderate-income housing. Further, pursuant to Section
12.3.7.A.2, the County Board may approve additional density in accordance with Section
15.5.9 beyond that specified in 12.3.7. With a proposed density of 65 du/ac, the applicant
is requ‘esting additional density pursuant to ACZO Section 15.5.9, as further discussed
below.

Melwood Special GLUP Study: In December 2021, Melwood applied for a GLUP amendment to
change the GLUP designation of the site from "Public" to "Low-Medium" Residential with an
associated rezoning from "C-1" and "R-6" to "RA8-18". As the site in question is located outside
of a previously planned area, staff initiated a Special GLUP Study to address the requested
GLUP amendment, as called for in the Policy for Consideration for General Land Use Plan
(GLUP) Amendments Unanticipated by Previous Planning Efforts.

A Special GLUP Study is initiated when a GLUP amendment request has been made for a
property where [there is insufficient planning guidance for the future of a site\. A Special GLUP
Study evaluates the appropriateness of the requested GLUP amendment and provides additional
guidance for potential future redevelopment. For this Special GLUP Study, an interdepartmental
staff team initiated a public review process in conjunction with the Long Range Planning
Committee (LRPC) of the Planning Commission, which consisted of representatives of the
Aurora Highlands Civic Association and other advisory commissions, committees, and
community groups. Community input gathered throughout the public review process, which
included two (2) online engagement opportunities, two (2) LRPC meetings, and a Planning
Commission hearing, ultimately informed the Melwood Special GLUP Study{. The Melwood
Special GLUP Study analyzed the appropriateness of a potential GLUP amendment from
"Public" to "Low-Medium" Residential and outlined specific guiding principles and
recommendations for potential future development. In May 2024, the Melwood Special GLUP
Study Document was accepted by the County Board, along with adoption of a resolution to
advertise future public hearings to consider a GLUP amendment from "Public" to "Low-
Medium" Residential.

Through the Melwood Special GLUP Study, the County Board authorized advertisement for a
change in the GLUP designation for the subject site (Parcel A only) to the "Low-Medium"
Residential GLUP designation. In accepting the Special GLUP Study document for the Melwood
site and authorizing advertisement to change the site’s GLUP designation, the County Board
considered the appropriateness of these factions for this site given the lack of adopted planning
guidance in the ared, the inconsistency among the existing Melwood use and the current GLUP
and zoning categories, the long-standing private ownership of the property, and the extension of

Commented [sm32]: Omitted: Per 12.3.7 the height is
only allowable where appropriate for the location. Per
GLUP Note 2, and the Low Density surrounding area, the
height is not appropriate for the location. See previous
AHCA correspondence.

Commented [sm33]: Omitted: Per 15.5.9 the height is
only allowable where appropriate and where there is tapering
to the adjacent buildings. The building is too tall and the site
too small to allow for appropriate tapering. See previous
AHCA correspondence.

Commented [sm34]: Omitted: There is specific guidance
in the GLUP, the Crystal City Sector Plan, the Aurora
Highlands Neighborhood Conservation Area Plan to keep the
existing zoning and land use as is. See previous AHCA
correspondence.

[Commented [sm35]: One representative. Singular. ]

Commented [sm36]: “informed” does not mean anything
when none of AHCA’s comments were incorporated into the
Study.
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guidance. Several documents provide guidance.
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existing zoning which has been in place for 40 years is
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the uses to be primarily residential with ground floor institutional use. While the Crystal City
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Sector Plan and the Pentagon City Sector Plan\ broadly acknowledge the Aurora Highlands]
neighborhood immediately adjacent to those specific planning areas, the subject site is not
addressed in detail in either of these plans, [as much of Aurora Highlands was outside the scopes
of study for each of those sector plans.

Currently, the subject site has a "Public" GLUP designation and is zoned "C-1" and "R-6".
However, the property has been under private ownership since 1981 and has operated
continuously as an iinstitutional hse. Through these applications, the applicant is requesting to
construct |a mixed-use building konsisting primarily of residential use with ground floor
institutional use. As outlined in the adopted Melwood Special GLUP Study document, "Low-
Medium" Residentialis an appropriate GLUP category for areas with a diversity of adjacent land
uses, including mixed-use, commercial, institutional, and lower-density residential development],
given opportunities for compatible building scale and effective transitions between uses. The
site’s location on an \arterial street Hurther strengthens the potential appropriateness of a "Low-
Medium" Residential designation for this site, given this street classification’s strong multimodal
connectivity and frequent transit service.] The site is located within a commercial/institutional
node and is walkable to the nearby churches and businesses on “Restaurant Row” (the 500 block
of 23" Street South). This walkability and multimodal accessibility is compatible with higher
density residential development, which may accommodate more homes without a commensurate
increase the amount of potential vehicular trips.

The Melwood Special GLUP Study document includes several guiding principles to inform
potential future development. These guiding principles were developed through the Melwood
Special GLUP Study process based on feedback from the community and LRPC, and informed
by the County’s adopted plans and policies, including the Affordable Housing Master Plan, the
Master Transportation Plan, the Historic and Cultural Resources Plan, the Public Spaces Master
Plan, and the Forestry and Natural Resources Plan. These adopted plans and policies provided
important considerations, including increasing the supply of housing by encouraging
construction of a variety of housing types and prices at a range of heights and densities in and
|near IMetro Station Areas, a need for more affordable and accessible housing, the importance of
open space and trees, addressing stormwater mitigation with redevelopment, enhancing
transportation connectivity and safety, and the significance of historic resources. At the same
time, community feedback during the Melwood Special GLUP Study process informed building
height and design guidance to ensure redevelopment is compatible with the surrounding context.
Based on the Melwood Special GLUP Study’s findings, the following guiding principles were
established:

1. Ensure building scale, massing and materials complement the surrounding area, including

the adjacent Nelly Custis Park;

2. Provide for attractive and welcoming pedestrian-level conditions through landscaping,
other biophilic design and undergrounding parking;

3. Enhance access, connectivity, and safety for all modes of travel in and around the site;

4. Prioritize sustainability through compact building design that conserves on-site open
space, and trees and stormwater mitigation measures that contribute to improving
stormwater conveyance systems adjacent to and downstream of the site; and

5. Prioritize affordable, accessible, equitable housing with redevelopment.
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previous AHCA correspondence.




As part of the Melwood Special GLUP Study, staff prepared 3-D computer models to illustrate a
range of potential building height and massing options that may enable redevelopment of the site
to be compatible with the surrounding context and consistent with the proposed zoning and land
use designations. Considering the surrounding context, the analysis evaluated maximum building
heights of up to [60 feetl, which aligns with the permitted building height in the "RA8-18" zoning
district for low- and moderate-income housing projects pursuant to ACZO Section 12.3.7.
Although the provisions of 12.3.7 allow additional building height above 60 feet for low- and
moderate-income housing projects through ACZO Section 15.5.9, maximum building heights
above 60 feet were deemed not appropriate for the surrounding context. Overall, the 3-D
computer models illustrated the possibility of a multifamily building comporting with the "Low-
Medium" Residential designation and being designed to include setbacks and stepbacks to ensure
compatibility with the surrounding context. Although both the 45 feet and 60 feet building height
scenarios are responsive to the guiding principles, the 60 feet building height scenario allows for
a smaller building footprint, concentrating the greatest building height in the center of the site,
and a more sculpted building form, which increases the opportunity to ensure appropriate
transitions with Nelly Custis Park, maintain pedestrian-friendly street frontages, as well as
maximize open space, landscaping and the green buffer with the park.

Additional recommendations were also included in the Melwood Special GLUP Study document
to advance the established guiding principles, as summarized below:

GLUP Designation:
+  "Low-Medium" Residential is appropriate for Parcel A
. [Ensure compatibility with the surrounding context, including gradual transitions
within comparable heights

Building Height & Design:

» Minimize building footprint to meet environmental goals, including a reduction of
impervious surface area/and a green buffer with the parld

*  Maximum height \of 60 feet centrally located within khe site, provided guiding
principles are achieved

«  Providetransitions to 2-3 stories along the park and adjacent streets to foster a
pedestrian-friendly frontage

» Incorporate tapers, setbacks, and stepbacks, and consider biophilic roof/wall designs
and landscaped screening to minimize visual impact on the park

+  Consider a more urban edge along the western portion of the 23" Street South
frontage before transitioning to the current building setback to increase the potential to
conserve trees and greenspace, interpret the school building facade, and create
symmetry with setbacks on the opposite side of 23 Street South

Transportation:
* Improve adjacent sidewalks and streetscapes to meet County standards
» Consider upgrades to nearby crosswalks and bus stops to improve safety
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» Locate parking underground with parking and loading entrances designed and/or
screened to minimize noise and light disturbances

« [Conduct a multimodal traffic assessment to study potential impacts to existing traffic
and parking on adjacent streets\

Affordable Housing:
» Provide the base contribution towards affordable housing and require additional on-
site committed affordable units to support the County’s housing goals

The Environment:

» Encourage participation in the County’s Green Building Incentive Program

. \Priorit‘ize biophilia, sustainability, and tree canopy (25% canopy coverage goal) in site
design

« To the extent possible, conserve existing mature trees (particularly in the northeast
corner) and existing street trees

* Provide Ia vegetated green buffer with the park and adjacent properties\

» Employ stormwater management practices to minimize stormwater discharge off-site

Historic Preservation:
« [Consider retention or interpretation of the original 1923 facade and/or portion of the
building in situ, or if necessary, closer to the sidewalk to create a more human-scale
pedestrian experience\

Based on the guidance provided in the County Board-accepted Melwood Special GLUP Study
document, redevelopment of the subject site may occur provided new development ensures
compatibility with the surrounding context and advances the affordability, transportation,
sustainability, environmental, and historic preservations goals for the site. While the Melwood
Special GLUP Study document does not prescribe a maximum number of units per acre,
residential density is effectively regulated by the maximum building height and building form
recommendations. Therefore, redevelopment is subject to a maximum building height of 60 feet
that is centrally located within the site and includes height transitions to 2-3 stories along Nelly
Custis Park and adjacent streets. However, additional density above the base density of 36 du/ac
may be requested for low- or moderate-income housing developments through the provisions of
ACZO Sections 12.3.7 and 15.5.9. As outlined throughout the Discussion section below, the
applicant’s proposal has been reviewed for conformance to the guiding principles and
recommendations of the Melwood Special GLUP Study document.

Affordable Housing Master Plan: The applicant is required to meet the base affordable housing
requirements of the ACZO, and may choose among a cash contribution of $640,523 to the
Affordable Housing Investment Fund (AHIF), or approximately three (3) on-site units, four (4)
off-site nearby units, or five (5) off-site units. Since the applicant is proposing a 100% affordable
housing development at 30-80% AMI, staff anticipates this requirement to be met through on-
site units. Additionally, the Melwood Special GLUP Study document recommends that 20% of
the base density (eight (8) units) be provided as on-site CAFs. Pursuant to ACZO Section 12.3.7,
and 15.5.9, the applicant is requesting additional density for the provision of 105 on-site CAFs
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for a term of at least 30 years at 30-80% AMI.

The proposed development meets several of the County’s goals, objectives and policies of the
Affordable Housing Master Plan (AHMP), includingt

e Policy 1.1.1 — Project will construct 105 units of committed affordable rental housing.

e Policy 1.1.8 — Project will include 60 two-bedroom and 22 three-bedroom affordable
units.

e Policy 2.4.2 — Project will incorporate universal design principles and disability-forward
and inclusive design to address the diverse needs of people with disabilities.

e Policy 2.5.1 — Project will designate up to 30% of units as priority preference for people
with disabilities and include 17,033 sf of institutional space for Melwood, which provides
workforce development and support programs for people with disabilities.

e Policy 2.5.3 - All units will be accessible units, thereby helping to maintain a sufficient
supply of affordable units accessible for persons with physical disabilities.

e Policy 3.2.2 — Project is located on the Secondary Transit Network identified in the MTP
and has high levels of access to transportation options.

e Policy 3.3.1 & 3.3.2 — Project will achieve NGBS Silver certification with ENERGY
STAR and WaterSense appliances and fixtures, furthering the goals of the Community
Energy Plan.

Development Proposal: The applicant is proposing to redevelop the existing building and
surface parking lot and construct a new 5-story mixed-use building consisting of 100%
affordable housing and 17,033 sf of ground floor institutional space for Melwood to continue to
provide job training and support programs for people with disabilities. The project will consist of
105 CAFs and approximately 131,736 sf of residential GFA. The project includes 94 total
parking spaces located in a below-grade parking garage, including 74 residential spaces (0.7
spaces per unit) and 20 spaces for Melwood.
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Source: Applicant.

Proposed Development Statistics: The following provides a statistical summary for the

proposed site plan and comparison to applicable Zoning requirements.

SPLIN24-00002 — Melwood Site

Base Zoning/

Requirement Proposed
Site Area
Total Site Area 75,496 sf (1.73 ac)
Allocated to
Residential 70,496 sf (1.62 ac)
Allocated to
Institutional 5,000sf (0.1 ac)
Density
Residential Units 105 units
Average Unit Size! 1,255 sf
Total GFA 148,769 sf
Residential GFA 131,736 sf
Institutional GFA 17,033 sf
Density Exclusions 2,376 sf
Residential Density 105 units (65 du/ac)
Base Density
Residential max. 36 du/ac 58 units (36 du/ac)
Institutional N/A N/A
Additional Density?
Residential 47 units (29 du/ac)

Building Height
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Main Roof Height (from ASE) 60 ft 60 ft
Mechanical Penthouse Height 9.5 ft
Stories 5 stories
Parking
Total Parking Spaces 139 spaces 94 spaces
Overall Residential Parking Spaces 119 spaces 74 spaces
Overall Residential Parking Ratio [1.125 spaces/unit 0.7 spaces/unit?
Institutional Use Parking Spaces 20 spaces 20 spaces
Institutional Use Parking Ratio] 1 space per 3 seats 1 space per 3 seats
Loading Spaces 1 space 1 space
Notes:

* Average unit size is calculated based on the gross residential GFA, inclusive of residential amenities
and common areas.

2 Additional density is permitted in the “RA8-18” zoning district for special exception low- or
moderate-income housing projects through the provisions of ACZO Sections 12.3.7 and 15.5.9.

Commented [sm62]: 1.125 is for standard apartments.
The Applicant is proposing a unit mix that averages 2
bedrooms, nearly the size of townhouses, which require 2
parking spaces per apartment. AHCA cited (2) studies that
indicate an averae ratio of 1.41 — 1.5 is appropriate for this
location, twice the number of spaces provided.

Commented [sm63]: There is nothing about this site that
is institutional (aka hospital or prison). This is an office. 1
space per 250 square feet. See AHCA previous
correspondence. 72 spaces needed total

DISCUSSION:

Land Use & Density: The mixed-use building includes 148,769 sf of total GFA, including
131,736 sf of residential GFA and 17,033 sf of institutional GFA. The residential component
consists of 105 CAFs comprised of one-bedroom, two-bedroom and three-bedroom units.
Approximately 21% of units will be family-sized, three-bedroom units. In addition, up to 30% of
all units will be prioritized for people with disabilities. Meanwhile, the institutional component
consists of ground floor space that will be occupied by Melwood. Subject to a separate luse
permit for a community service use, the institutional space will be utilized by Melwood to
continue providing on-site job training and support programs for people with disabilities.
Overall, the co-location of affordable housing and Melwood’s workforce development and
support programs creates a fully integrated and inclusive redevelopment project.

While the proposed residential density of approximately 65 du/ac exceeds the "RA8-18" zoning
district’s maximum density, pursuant to ACZO Section 12.3.7 and 15.5.9, the County Board may
approve additional density through the provision of features and amenities that benefit the
community, including affordable housing. The Melwood Special GLUP Study document
supports additional density requested through the provisions of ACZO Section 12.3.7 and 15.5.9,
provided it can be accommodated within the recommended 60-foot maximum building height.
The Melwood Special GLUP Study further recommends providing the base affordable housing
contribution in addition to requiring on-site CAFs equivalent to 20% of the base density. The
applicant is exceeding this recommendation by providing a 100% committed affordable building
with 105 CAFs.

Figure 11: Proposed Unit Mix

Units Percentage
1-bedroom 23 22%
2-bedroom 60 57%
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3-bedroom 22 21%
Total 105 100%

Proposed Site Design & Layout: The main building entrance is located on 23™ Street South and
provides access to both the residential and institutional uses. The building’s ground floor street
frontages are lined with the Melwood space, the residential amenity and common area, as well as
residential units. The 23" Street South frontage also features access to the below-grade parking
garage, with the parking ramp located on the western end of the building. A single loading dock
is embedded within the site and located at the end of a driveway off South Grant Street, which
will be primarily utilized by resident move-ins and trash/recycling. The building is set back
approximately 20 feet from the sidewalk on 23" Street South, 10 feet from the sidewalk on
South Grant Street, 40-50 feet from Nelly Custis Park, and 25 feet from the western property
line. While the northern half of the site is relatively flat, the southern half of the site slopes down
slightly by 6-8 feet toward Nelly Custis Park. The area between the building and Nelly Custis
Park includes a vehicular turn-around area, above-grade transformers with vegetated screening,
and a green buffer with trees and shrubs.

Figure 12. Proposed Site and Ground Floor Layout.
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Ground Floor Plan

Source: Applicant.

The entire building will also achieve certification under The Kelsey Inclusive Design Standards.
These design standards provide a framework for disability-forward design that addresses the
diverse accessibility and inclusion needs of people with disabilities. The applicant proposes to
incorporate elements including wider corridors and unit entrances for improved accessibility,
larger rooms and units for increased maneuverability, adaptable kitchen design, and low-glare
wall and surface materials.
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Working with staff and the SPRC, the applicant made numerous changes to the site layout to
better align with the building design recommendations of the Melwood Special GLUP Study. In
the original submission, the main building entrance was located on the western end of the
building near the parking garage entrance and adjacent to a passenger loading zone which
necessitated a jog in the sidewalk to accommodate an accessible curb ramp. The institutional
component occupied the eastern portion of the ground floor, with private access to a 1,000 sf
paved patio for use by Melwood participants. Meanwhile, the residential amenity and common
area occupied the western portion of the ground floor, with residential units located in the rear.
The site also featured a 5 foot sidewalk along the eastern portion of 23" Street South and above-
grade transformers located approximately 10 feet from Nelly Custis Park.
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Figure 13. Ground Floor - Original Submission (top) and Revised Submission (bottom).
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Figure 14. Rendering from 23" Street South: Original Submission (top) and Revised
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Figure 15. Rendering from 23" Street South: Original Submission (top) and Revised
Submission (bottom).
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With respect to the building design guiding principles and recommendations, the Melwood
Special GLUP Study document calls for incorporating adequate setbacks and landscaping to
enhance the pedestrian experience and minimize visual impacts on Nelly Custis Park. The
Melwood Special GLUP Study document also recommends minimizing the building footprint to
meet environmental goals, including a reduction of impervious areas and provision of a green
buffer with the park. As a result, the applicant reconfigured the layout of the ground floor uses
which facilitated key design changes that improved the pedestrian environment, reduced the
amount of impervious area, and allowed for a more generous landscaped buffer with Nelly
Custis Park. By rearranging the institutional space to the western portion of the ground floor and
the residential amenity, common area, and residential units to the eastern portion, the applicant
was able to relocate the main building entrance to a more prominent location within the historic
interpretation of the original 1923 fagade and repurpose the paved patio into a celebrated main
entry with an expanded planting area. The applicant then relocated and reconfigured the
passenger loading zone which eliminated the jog in the sidewalk and allows for a 6 foot sidewalk
for the entire street frontage. The consistent sidewalk alignment, distinguished main building
entrance, and additional landscaping opportunities help foster a more pedestrian-friendly
frontage. Within the existing building footprint, the proposal also provides private patio space in
the rear of the building for Melwood’s use. This ground floor patio area not only creates an
increased setback with Nelly Custis Park to further minimize visual impact on the park, but is
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also designed to include bioretention planters to capture stormwater runoff and garden tables for
Melwood participants. Lastly, the applicant shifted the above-grade transformers an additional
12 feet from Nelly Custis Park, which allows for additional vegetated screening and an expanded
green buffer. |

\The Melwood Special GLUP Study document also encourages a more urban edge along the
western portion of the 23 Street South frontage before transitioning to the current building
setback to increase the potential to conserve existing trees, interpret the school building facade
proximate to its original location, and create symmetry with setbacks on the opposite side of 23™
Street South. Although staff and the applicant explored opportunities that increased the building
setback along the eastern portion of 23 Street South, these design alternatives affected the
applicant’s ability to achieve other important aspects of the project. Locating the building closer
to 23" Street South (as proposed) allows the applicant to provide greater building setbacks and
stepbacks facing Nelly Custis Park and a more generous green buffer to further minimize visual
impacts on the park. The proposed building setback on 23" Street South also ensures an adequate
building footprint and envelope in order to support a greater percentage of family-sized units and
achieve disability-forward design standards, which necessitate wider corridors and larger rooms
for accessibility. Lastly, the proposed location of the below-grade parking garage provides for an
efficient parking layout and supports the proposed number of parking spaces for the
development. Given these additional considerations and overall guidance of the Melwood
Special GLUP Study document, staff finds that, on balance, the proposed building setback along
the eastern portion of 23" Street South is acceptable\.

Building Height, Form & Architecture: As part of the Melwood Special GLUP Study, staff
analyzed several building height and massing options that generally could be considered
appropriate with the site’s surrounding context and developed 3-D computer models of
development scenarios potentially appropriate under a "Low-Medium" Residential GLUP
designation. As outlined in the Melwood Special GLUP Study:

[“The 3-D models illustrate that a multifamily building can comport with the "Low-
Medium" Residential designation and be designed in such a way that it is compatible
with the surrounding context. Compatible, in this case, is not intended to strictly replicate
or match surrounding building heights but rather ensure gradual transitions within
comparable heights are achieved, while a pedestrian scale is maintained along the public
sidewalk. Such an approach, as further outlined in these recommendations, should
successfully maintain the neighborhood experience along this segment of 237 Street
South. As a result, the recommended GLUP designation for Parcel A should include a
building height maximum of no more than 60°, tapering down to approximately 2-3
stories towards the neighboring park (to the south), South Grant Street (to the east) and
23" Street South (to the north).’

The proposed 5-story building has a main roof height of 60 feet as measured from the average
site elevation, exclusive of the 9.5-foot mechanical penthouse which consists of an elevator
overrun and stair access to the roof. To ensure the building scale and massing is compatible with
the surrounding area, the building incorporates multiple stepbacks along the north, east, and
south sides of the building. Consistent with the Melwood Special GLUP Study
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recommendations, the stepbacks on the second and fourth floors provide appropriate height
transitions to ensure compatibility with adjacent 1-3 story commercial and church buildings,
foster pedestrian-friendly street frontages, and minimize the building’s visual impact on Nelly
Custis Park. During the public review process, in response to feedback from staff and the
community, through revisions to the second floor the applicant incorporated additional stepbacks
facing Nelly Custis Park and adjacent streets. As proposed, on the second floor the building
features stepbacks of approximately 3-32 feet on 23" Street South, 8 feet on South Grant Street,
25 feet above the loading dock area, and 6-10 feet adjacent to Nelly Custis Park. In addition, a
second-floor courtyard effectively serves as a generous building stepback with the park.
Meanwhile on the fourth floor, the building features additional stepbacks of approximately 6-8
feet on South Grant Street and 12 feet on Nelly Custis Park.
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Figure 16. Second Floor Stepbacks (Yellow) — Original Submission (top) and Revised
Submission (bottom).

Original Submission

Source: Applicant.
Figure 17. Building Sections and Surrounding Context.

SPLN24-00002 (SP #478), 750 23" Street South - 27 -
Melwood Site Plan, GLUP Amendment, and Rezoning



Source: Applicant.

Figure 18. Building Stepbacks.
2nd Floor Stepbacks (Yellow) 4t Floor Stepbacks (PUrple)

Source: Applicant.
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Source: Applicat.
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Source: Applicant.

Architecturally, the building consists of an orange-red and tan brick base with brickwork details
and a gray cast stone cornice. The fagade is comprised of the same orange-red and tan brick, as
well as dark gray, light gray and white fiber cement siding. The top floor consists of dark gray,
light gray and white fiber cement siding and a flat roofline. Based on feedback from staff and the
community, during the public review process the applicant incorporated a mansard roof along
23" Street South and light-colored materials on the top floor to reduce its bulky appearance.

Figure 22. North Elevation (23" Street South).
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Source: Applicant.
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Eigure 23. East Elevation (South Grant Street).
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Historic Preservation: The original 1923 portion and 1931 addition of the existing building
facade is classically inspired and features detailed brickwork, limestone accents, and a flat roof
with metal coping. The symmetry and horizontal nature of the fagade is reinforced through the
use of brick, mirrored window configuration, and limestone belt courses. The stepped parapet
over the central bay once highlighted a central main entrance, which has since been infilled with
brick and a window. The original windows and sills have also been removed and replaced with
window openings made smaller with brick piers.
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Figure 25. View of Existing Building Fagade from 23" Street South.

ustis School (1932).

Source: Applicant.

SPLN24-00002 (SP #478), 750 23 Street South - 32 -
Melwood Site Plan, GLUP Amendment, and Rezoning



Figure 27. Rendering of Historic Interpretation.

Source: Applicant.

[The Melwood Special GLUP Study document recommends consideration of either retention or
interpretation of the original 1923 fagade in situ, or if necessary, relocated closer to the sidewalk
on 23" Street South. Although the proposal does not retain the existing building facade in situ,
the applicant proposes an interpretation located closer to the sidewalk on 23" Street South. As
previously discussed, the applicant is not proposing to locate the interpreted fagade proximate to
the existing building setback in order to ensure appropriate transitions with Nelly Custis Park, an
adequate building footprint to support inclusive building design and a greater share of family-
sized units, and an optimal below-grade parking garage layout. In addition, the applicant is not
proposing to salvage and re-use existing building materials such as the brick and limestone belt
courses in order to maximize construction cost efficiency as an affordable housing project.
However, in response to staff and community feedback, the applicant revised the design of the
interpreted facade to better evoke the spirit and sense of place of the former school building and
surrounding trees and greenspace, as well as recreate previously altered features with modern
interpretations. The applicant proposes to replicate the original facade on 23" Street South with
similar materials, brickwork and belt courses, fenestration pattern, a 1.5 story fagade scale, a
stepped parapet, and central entry with a decorative awning. The applicant will also install a
historic marker describing the history of the site and the historical and architectural significance
of the former Nelly Custis School building in coordination with the HALRB.

Open Space, Landscaping and Biophilic Design: Along the 23" Street South frontage, the
applicant proposes new trees and shrubs located between the building and sidewalk to foster a
pedestrian-friendly environment. Within the building setbacks facing Nelly Custis Park and the
western property line, the applicant proposes a generous vegetated green buffer, as recommended
by the Melwood Special GLUP Study. The Melwood Special GLUP Study also encourages
employing stormwater management practices to minimize stormwater discharge off-site. As
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such, the project features a stormwater detention vault, 4,000 sf of green roofs, a 6,000 sf second
floor courtyard with bioretention planters, and a 2,300 sf ground floor patio with bioretention
planters and garden tables for use by Melwood participants. New street trees will be planted
along the South Grant Street and 23" Street South streetscapes. Within the limits of disturbance,
approximately 38 trees are proposed to be removed and replaced per the County’s tree
replacement standards. This includes the existing mature trees located in the northeast corner of
the site. As previously discussed, in order to ensure appropriate setbacks and tapers with Nelly
Custis Park, maintain affordable and accessible family-sized units, and plan for an optimal
below-grade parking garage, the applicant proposes to maintain a consistent building setback on
23" Street South which prevents conservation of the existing trees in the northeast corner of the
site. Overall, there will be approximately 80 new trees planted on the subject site, which
contributes to a proposed tree canopy coverage of 25%, as recommended by the Melwood
Special GLUP Study.

Figure 28. Conceptual Landscape Plan.

PARCEL B

Source: Applicant.

Transportation Network: The site is bounded by 23" Street South to the north and South Grant
Street to the east. Existing and proposed transportation facilities are further discussed in detail
below.
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Figure 29. Master Transportation Plan.
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47 Class | Bike Spaces
6 Class 111 Bike Spaces

23" Street South
Street 39 ft 39 ft
Streetscape 9.5 ft (with planting strip) 11 ft (with planting strip)
Access Management 2 Driveways 1 Driveway

Curbside Management

3 parking spaces

5 parking spaces
2 short-term parking spaces
1 accessible passenger
loading zone

South Grant Street

Street 24 ft 34 ft
Streetscape 11.6 ft (with planting strip) 12 ft (with planting strip)
Access Management No Driveway 1 Driveway

Curbside Management

4 parking spaces (east side)
7 Sunday-only parking spaces
(west side)

4 parking spaces (west side)

Streets and Sidewalks:
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23 Street South: 23" Street South is classified on the Master Transportation Plan (MTP) as a
Type E — Primarily Single-Family Residential Neighborhoods arterial road, with a posted speed
limit of 25 miles per hour (mph) adjacent to the site. The MTP describes a Type E arterial as a
road that serves primarily single-family-home neighborhoods and is fronted by residential, park,
or institutional propertyl. The MTP plans for a Type E arterial to contain [2\ to 4 travel lanes, no

Cc ted [sm70]: Type E = Single family home

restrictions on driveway access, medium on-street parking priority, a 4-6 ft wide landscape strip,
and a 5-6 ft wide sidewalK. If necessary, the Melwood Special GLUP Study document further
recommends consideration of intersection improvements at the intersection of 23 Street South
and South Grant Street to ensure pedestrian safety at the intersection. This intersection currently
contains crosswalks, curb ramps, and curb extensions which serve to reduce the pedestrian street
crossing distances.

The adjacent segment of 23™ Street South consists of an existing 39 ft wide street section,
including two 12.5 ft wide travel lanes (one in either direction) and two 7 ft wide parking lanes.
Currently the site contains two driveway entrances which provide access to the surface parking
lot and a 9.5 ft wide streetscape consisting of a 4.5 ft wide planting strip and 5 ft wide sidewalk.
The applicant proposes to retain the existing curbline along the site’s 23" Street South frontage,
replace one of the existing driveway entrances with the below-grade parking entrance, and close
the other driveway entrance. The applicant proposes to expand the streetscape from 9.5 ft to 11 ft
in width, including a 5 ft wide planting strip and a 6 ft wide sidewalk, therefore meeting the
Melwood Special GLUP Study recommendations. The applicant proposes to expand on-street
parking from 3 to 5 spaces, provide 2 short-term (15-minute) parking spaces, and provide an 8 ft
wide accessible passenger loading zone with a 5.5 ft wide access aisle. The on-street parking
spaces include an Americans with Disabilities Act (ADA)-compliant parking space sharing the
access aisle with the passenger loading zone. To meet current ADA standards, the applicant
proposes to replace an existing curb ramp for the crosswalk across 23 Street South at its
intersection with South Grant Street. The applicant also proposes to extend the curbline to
accommodate an existing bus stop (see Transit discussion below). Staff finds these proposed
changes are consistent with the MTP standards and Melwood Special GLUP Study
recommendations.

Figure 30. Proposed 23" Street South Cross Sections (Facing West).
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South Grant Street: South Grant Street is classified on the MTP as a neighborhood local street.
The MTP describes a neighborhood local street to be located in low- and medium-density
residential areas, providing access nearly exclusively to residential uses. The MTP plans for a
neighborhood local street to contain 1.5 lanes (yield street condition) or 2 travel lanes, no
restrictions on driveway access, a 2-4 ft wide planting strip, and a 4-6 ft wide sidewalk. The
Melwood Special GLUP Study recommends that the streetscape along South Grant Street be
upgraded to meet the MTP standards.

The adjacent segment of South Grant Street consists of 1.5 lanes (yield lane condition), on-street
parking on the opposite (east) side of the street, and Sunday-only parking on the west side of the |
street. Along the site’s frontage, there is currently a 11.6 ft wide streetscape consisting of a 6.6 ft
wide planting strip and a 5 ft wide sidewalk. Along the majority of the site’s frontage, the
applicant proposes to increase the street width from 24 ft to 34 ft in order to provide adequate
space for required fire aerial access| The new street section will include two travel lanes and a 7
ft wide inset parking lane along the site’s frontage which can accommodate 4 parking spaces.
The new street section will no longer include parking on the opposite (east) side of the street.
The applicant will also expand the streetscape to 12 ft in width, including a 6 ft wide planting
strip and 6 ft wide sidewalk. Staff finds the proposed street and streetscape conditions are
consistent with the MTP standards and Melwood Special GLUP Study recommendations.
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Figure 31. Proposed South Grant Street Cross Section (Facing North).
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Bicycle Facilities:
The MTP does not identify dedicated on-street bicycle facilities for either 23" Street South or

South Grant Street. The MTP Bicycle Element recommends supporting bicycling through the
provision of bicycle parking as part of site plan developments. A Capital BikeShare station is
located less than 500 feet to the west of the site on South Hayes Street. The applicant proposes
47 Class | (long-term, secured) bicycle parking spaces, located in two bicycle storage rooms: one
on the ground floor and one in the below-grade parking garage. The applicant proposes six (6)
Class Il (short-term, unsecured) bicycle parking for visitors, located near the main building
entrance on 23 Street South. The applicant proposes no additional bicycle facilities. Staff finds
the proposal is consistent with the MTP which does not identify planned on-street bicycle
facilities at this location and recommends the provision of bicycle parking.

Transit Service:

The Crystal City and Pentagon City Metro Stations are each located within one mile of the site,
providing access to the Blue and Yellow Metro Lines, and Virginia Railway Express. The MTP
identifies the adjacent segment of 23" Street South to serve the secondary transit network which
offers localized transit services. Metrobus routes 10A, 23A, and 23B directly serve the site with a
bus stop located on the site’s frontage on 23" Street South, and a matching bus stop on the
opposite side of 23" Street South and South Grant Street. As part of Metro’s recently adopted
2025 Better Bus Network, Metro will consolidate these routes into new route A11, which will
serve the site with 30-minite service frequency and earlier Saturday morning service compared to
existing routes. The final 2025 Better Bus Network bus stop consolidation list retains the existing
bus stop. The Melwood Special GLUP Study recommends the applicant upgrade the existing bus
stop to be fully ADA-accessible, including a landing area for a bus’s rear door. The applicant
proposes to upgrade the existing bus stop on the site’s frontage, consistent with the Melwood
Special GLUP Study document guidance.

Parking and Loading: The Melwood Special GLUP Study recommends that parking be
provided below-grade, loading occur on-site and be screened, and driveway location(s) be
considered based on the impact to the residential portion of the neighborhood. The MTP
recommends placing driveway locations where pedestrian traffic is lowest, and to minimize
driveways on arterial streets such as 23" Street South.
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The applicant proposes 94 total parking spaces, located in a one-level below-grade garage with
access from 239 Street South. The applicant allocates the parking spaces as 74 residential
parking spaces at a parking ratio of 0.7 spaces per unit, and 20 parking spaces for Melwood at a
parking ratio of 1 space per 3 seats. The applicant proposes a single loading dock located at the
rear of the building for use primarily by resident move-ins, trash, and recycling\. The loading
dock will be accessed from South Grant Street by a private driveway which also serves as a fire
aerial access lane. The applicant proposes the loading dock entrance include a driveway with
turnaround space, which will allow vehicles to maneuver onsite without impeding the right-of-
way.

Figure 32. Parking and Loading: Ground Floor Plan (left) and Below-grade Parking
Garage Plan (right).
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Source: Applicant.

In addition, the applicant proposes a total of nine (9) on-street parking spaces, two (2) short-term
(15-minute) parking spaces, and one (1) accessible passenger loading zone, as described above.
On 23" Street South, the on-street parking will include five (5) on-street parking spaces
(including an ADA-accessible space), two (2) short-term (15-minute) parking spaces, and one (1)
passenger loading zone. Along the site’s frontage with South Grant Street, the applicant proposes
to remove seven (7) Sunday-only parking spaces and provide four (4) two-hour parking spaces
(including an ADA-accessible space). These combined changes increase the total unrestricted
on-street parking along the site’s frontage from seven (7) to nine (9) parking spaces. Staff finds
the proposal is generally consistent with the Melwood Special GLUP Study and MTP guidance.

Multimodal Transportation Analysis and Trip Generation: The applicant submitted a
Multimodal Transportation Assessment (MMTA) which was prepared by Gorove Slade, dated
June 20, 2024, and revised through August 29, 2024. The analysis assumes that approximately
68 percent of the residential-related trips and 70 percent of the institutional-related trips will not
use a personal vehicle. During the AM peak period, the analysis anticipates 21 vehicle trips, 46
transit trips, three (3) bicycle trips, and seven (7) pedestrian trips. During the PM peak period,
the analysis anticipates 23 vehicle trips, 51 transit trips, four (4) bicycle trips, and six (6)
pedestrian trips. Compared to the current development’s AM peak period trip generation, this
results in eight (8) new vehicle trips, 18 new transit trips, no change in bicycle trips, and two (2)
new pedestrian trips. Compared to the current development’s PM peak period trip generation,
this results in 11 new vehicle trips, 26 new transit trips, one (1) new bicycle trip, and one (1) new
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pedestrian trip. The analysis assessed five intersections within the vicinity of the site. The
analysis concluded that all intersections operate at an acceptable level of service and will
continue to do so with or without the proposed development. Staff finds that the surrounding
street network will be able to support these anticipated trips.

Figure 33. Anticipated Transportation Trips.
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Mode of Travel | AM Peak Trips | PM Peak Trips
Proposed Trips

Private Automobile 21 23
Transit 46 51
Bicycle 3 4

Pedestrian 7 6
Net New Trips (Compared to Existing Use)

Private Automobile 8 11
Transit 18 26
Bicycle 0 1

Pedestrian 2 1

Utilities and Stormwater Management: The project includes necessary storm sewer, sanitary
sewer, and water main improvements to support the proposed development. The project will
meet all required stormwater management requirements as specified in Virginia’s Chesapeake
Bay Preservation Ordinance. On-site stormwater is to be treated for both quantity and quality via
bioretention planters and a stormwater filtration system.

Sustainable Design: The building is designed to achieve a National Green Building Standard
(NGBS) Silver certification and the applicant is not seeking additional density under the Green
Building Incentive Policy (GBIP). For site plan projects not participating in the GBIP’s incentive
program, the standard site plan condition requires LEED Silver certification. However, since the
applicant is pursuing green building certification under NGBS, which is an eligible rating system
per the Virginia Housing LIHTC program, the project will be required to achieve NGBS Silver
certification, which is comparable to LEED Silver certification. In addition, the project will be
required to meet the minimum energy optimization performance, include ENERGY STAR
appliances and WaterSense fixtures, as well as provide 10 years of energy reporting. In addition
to NGBS Silver certification, the applicant intends to pursue additional green building
certifications, including Zero Energy Ready Home Multifamily, Indoor airPLUS, and ENERGY
STAR Multifamily New Construction. Although the Melwood Special GLUP Study encourages
participation in the GBIP’s incentive program, the applicant is achieving green building
commitments comparable to the standard site plan condition for projects not participating in the
GBIP’s incentive program.

APS Student Generation Estimates®: Based on analysis prepared by Arlington Public Schools
(APS), the proposed development is estimated to generate the following number of students:

1 Student generation estimates are developed using recent historical student generation factors. Should these housing
unit characteristics or the student generation factors change, then the student generation estimates would also
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[Proposed Affordable Apartment (Elevator) Units: 105 new units.
e Number of Elementary School Students (K-5) generated: 33 students.
e Number of Middle School Students (6-8) generated: 14 students.
o Number of High School Students (9-12) generated: 20 students.
o Total: 67 students.

The subject site is zoned for the following school districts: Oakridge Elementary School,
Gunston Middle School, and Wakefield High School attendance area. No students currently
reside at the site. The above estimates are generated using the housing characteristics presented
prior to County Board approval and using the 2024 student generation factors in the 2024
Student Generation Rates.

[Modifications of Use Regulations: The following provides a summary of the applicant’s
requested zoning modifications, and staff’s analysis thereoﬁ:

|Additional Density (ACZO §6.3, §12.3.7, and §15.5.9): The applicant is requesting 47 additional
residential units above the site plan base density. To achieve the additional density, the applicant
is providing 105 CAFs (100% of the total units) at 30-80% AMI for a period of at least 30 years,
advancing the goals of the Affordable Housing Master Plan. As outlined in ACZO Section 6.3,
additional density is permitted in the “RAS8-18" zoning district for special exception low- or
moderate-income housing projects through the provisions of ACZO Sections 12.3.7 and 15.5.9.
ACZO Section 12.3.7 permits site plan approval in the “RA8-18” zoning district for a building
with a maximum height of 60 feet and a base density of 36 du/ac. In addition, the County Board
may approve additional density in accordance with ACZO Section 15.5.9, which permits
additional density through the provision of features and amenities that benefit the community,
including affordable housing. The Melwood Special GLUP Study supports additional density
requested through the provisions of ACZO Section 12.3.7 and 15.5.9, provided it can be
accommodated within the recommended 60-foot maximum building height. Staff supports this
modification as it is consistent with ACZO Sections 6.3, 12.3.7, and 15.5.9, as well as Melwood
Special GLUP Study guidance.

[Required Residential Parking Ratio (ACZO §14.3.7.A): The applicant is requesting a reduced
residential parking ratio of 0.7 spaces per unit, for a total of 74 residential parking spaces. The
ACZO requires 1.125 spaces for each of the first 200 units and one (1) space for each additional
unit above 200 units, for a total of 119 residential parking spaces. The Crystal City and Pentagon

change. The completion and occupancy of an approved residential development may occur within a variable
timeframe depending on developer interest, market conditions, and construction timelines. Some projects, like
Phased Development Site Plans, may yield completed buildings over decades rather than years. The County does not
regulate the bedroom distribution of market rate residential projects. Given the relevant zoning district within the
site plan and use permit process, the County regulates residential density according to the Gross Floor Area or the
Units per Acre of the project. Bedroom distribution is a market driven decision within the constraints of the relevant
zoning district. Form Based Code projects are subject to density restrictions based on form based regulating
characteristics (height, setbacks, etc.) and do not regulate based on Gross Floor Area or Units per Acre. Housing
Unit characteristics of all types of projects may change after County Board approval through either site plan
amendments or administrative changes. Information provided by CPHD is the ‘best available’ within these
constraints. APS provides no guarantee that any proposed residential development will continually be served by the
same elementary, middle and high school(s).
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City Metro Stations are each located within one mile of the site and two (2) existing bus stops are
located adjacent to the site on 23 Street South, serving local MetroBus routes. To mitigate the
reduced residential parking ratio, the applicant is implementing a transportation demand
management (TDM) plan to further mitigate single occupancy vehicle trips (Condition #40). In
addition, Policy 11 of the Parking and Curb Space Management Element of the MTP
recommends reducing parking requirements for affordable housing near transit nodes when
adequate TDM measures are provided. Given the project’s access to transit facilities, proposed
TDM measures, and consistency with MTP parking recommendations for affordable housing
near transit, staff supports this modification.

Density Exclusions: The applicant is requesting a total of 2,376 sf in density exclusions for
below-grade mechanical space and above-grade vertical shafts. Since these areas do not affect
the bulk, mass or height of the building, consistent with the Zoning Administrator advice on
density exclusions for site plans, staff supports this modification.

[Site Plan Features and Improvements: The applicant agrees to provide certain features,
improvements, and amenities to mitigate the impacts of the proposed development on adjacent
properties and the neighborhood. This includes but is not limited to:

New pavement, sidewalk, curb and gutter on street frontages;

Streetscape and landscape improvements on-site to current County MTP standards;
Public art contribution;

Installation of a historic marker;

Utility undergrounding fund contribution;

Transportation demand management program;

Installation of an in-building wireless first responders’ network;

Availability as a public polling location; and

General conformance with the Melwood Special GLUP Study document guiding
principles and recommendations.

In addition to these standard site plan improvements, this project furthers the County’s goals and
objectives by providing:

Affordable Housing: The applicant is providing 105 units of committed affordable
housing (100% of the total units) at 30-80% AMI. The units include 60 2-bedroom and
22 3-bedroom (family-sized) units. The entire building and units will incorporate
universal design principles and up to 30% of the units prioritized for people with
disabilities. [Since the applicant is not currently requesting funding from the County’s
AHIF, the project will be financed through other state sources. Staff supports this
component of the project as it advances the recommendations of the Melwood Special
GLUP Study and Affordable Housing Master Plan.

Transportation: In addition to street and streetscape improvements on 23" Street South
and South Grant Street consistent with MTP standards, the applicant is upgrading the bus
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stop on the site’s frontage to be fully ADA-accessible with a landing area for a bus’s
front and rear doors, as recommended by the Melwood Special GLUP Study.

Sustainable Design: The applicant is committed to achieving a NGBS Silver certification.

As noted above, the proposal will also achieve minimum energy optimization
performance, include ENERGY STAR appliances and WaterSense fixtures, and provide
10 years of energy reporting. In addition to NGBS Silver certification, the applicant
intends to pursue additional green building certifications, including Zero Energy Ready
Home Multifamily, Indoor airPLUS, and ENERGY STAR Multifamily New
Construction. Staff supports this component of the project as it furthers the sustainability
goals of the Community Energy Plan.

Equity Principles: In September 2019, the County Board adopted an Equity Resolution, which
defines equity as “all populations having access to community conditions and opportunities
needed to reach their full potential and to experience optimal well-being.” It also acknowledges
“community conditions that affect individual opportunity and well-being including the economy,
environment, housing, land use policy, public facilities and infrastructure, healthcare,
neighborhoods, education, and social connectedness.” The Equity Resolution references the
April 2019 report Destination 2027, an Arlington-based plan which calls for expanding access to
the resources and opportunities needed for optimal health and wellbeing, including “affordable
(but not substandard) housing, transportation, food, child care, education, financial services,
among others.” The County Board also adopted a Resolution for Equitable Development in April
2024 that furthers equitable principles and goals in Arlington County. Together, these initiatives
suggest redevelopment activities may present specific opportunities to advance the County’s
equity goals in a variety of ways, including but not limited to:

« |Affordable housing;

Education and workforce development;
Accessible and inclusive design; and
Transportation improvements.\

The applicant is making significant commitments towards advancing the County’s equity
objectives in each of these areas. Overall, the proposal integrates affordable and accessible
housing with job training and support programs for people with disabilities. The project will
provide 105 units of committed affordable housing at 30-80% AMI, with up to 30% of the units
prioritized for people with disabilities. The project will also provide space for Melwood to
continue to support people with disabilities through workforce development and day services
programs. In addition, the entire building will incorporate disability-forward and inclusive design
standards to promote accessibility for residents, employees, and Melwood participants. Lastly,
the proposal will improve adjacent streetscapes with wider sidewalks and upgrade an existing
bus stop with an ADA-compliant bus boarding area to create a safer, more accessible, and more
comfortable environment for all users.

PUBLIC ENGAGEMENT:
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https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/21/2020/02/Equity-Resolution-FINAL-09-21-19.pdf
https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/25/2019/04/A-Decade-of-Difference-D2027-Report.pdf
https://www.arlingtonva.us/files/sharedassets/public/v/1/county-board/documents/meeting-materials/resolution-adopting-regional-principles-for-equitable-development.pdf

Level of Engagement:

Communicate, Consult, and Involve

This level of engagement is appropriate because the applicant proposes a GLUP
amendment, rezoning, and a new site plan.

Outreach Methods:

Public notice was given in accordance with the Code of Virginia §15.2-2204. Notices
of the February 10, 2025, Planning Commission Meeting were placed in the January
28, 2025, and February 3, 2025, issues of the Washington Times.

Public notice was given in accordance with the Code of Virginia §15.2-2204. Notices
of the February 22, 2025, County Board Meeting were placed in the February 7,
2025, and February 14, 2025, issues of the Washington Times.

Public notice was given in accordance with the Code of Virginia §15.2-2204 for a
proposed change in zoning map classification which involves any parcel of land
located within 3,000 feet of a boundary of a licensed public-use airport. Notice of the
proposed GLUP amendment, rezoning, site plan, and associated applications were
provided to the Director of Operations for Metropolitan Washington Airports
Authority at least 30 days before the Planning Commission hearing.

Public notice was provided to adjacent property owners in accordance with the Code
of Virginia 815.2-2204 for the proposed change in zoning map classification within
five (5) days of the public hearings.

Placards were placed in various locations surrounding the property indicating the
subject of this rezoning and site plan application and the time and place of the public
hearing in accordance with Arlington County Zoning Ordinance §15.1.3.B.

In addition to the above legal requirements:

Representatives from the host civic association, Aurora Highlands Civic Association,
and adjacent civic associations, including Crystal City and Arlington Ridge, were
invited to participate in the SPRC meetings for this project.

The SPRC reviewed the proposal through an online engagement opportunity in
October/November 2024, an in-person walking tour in November 2024, and at two
(2) hybrid SPRC meetings in November and December 2024. In addition to the
standing Planning Commission membership, adopted membership for this SPRC Sub-
Group included representatives from the:

e Transportation Commission;
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Housing Commission;

Park and Recreation Commission;

Forestry and Natural Resources Commission;
Historical Affairs and Landmark Review Board;
Disability Advisory Commission;

Economic Development Commission;

Climate Change, Energy and Environment Commission;
Pedestrian Advisory Committee;

Aurora Highlands Civic Association;

Crystal City Civic Association;

Arlington Ridge Civic Association;

Calvary United Methodist Church;

Church of Jesus Christ of Latter-day Saints; and
Our Lady of Lourdes Catholic Church.

The SPRC project chairs also provided time at the end of each meeting for public
comments.

e County staff created and maintained a project webpage for the proposed development
on the County website with project information and meeting materials, which is
standard practice for site plan projects. A virtual site walking tour was also provided
on the project webpage.

Community Feedback:

Online Engagement Opportunity: Staff conducted an online engagement opportunity
from October 21 to November 4, 2024, which garnered 219 participants and over 1,100
comments. A summary of responses has been posted to the project webpage. Overall,
many respondents expressed strong opposition to the proposed density and building
height as they believe it will overwhelm the community and negatively impact
neighborhood character and local infrastructurel. |At the same time, some expressed belief
that the building height and incorporation of stepbacks are consistent with the Melwood
Special GLUP Study recommendations\. \Manw believe the site layout is generally

appropriate as the building footprint provides a reduced setback on 23 Street South and
a more generous setback with the park. Many also feel the proposal will significantly
impact traffic and on-street parking availability on surrounding streets. While some
believe the amount of parking being provided is appropriate given the proposed use and
nearby transit options, many feel it is insufficient. In addition, many expressed strong
dissatisfaction about the removal of existing trees and greenspace. While some support
the pursuit of NGBS Silver Certification, others advocate for higher green building
standards, such as LEED Gold or higher.

Site Plan Review Committee: On November 18, 2024, and December 19, 2024, the
SPRC discussed the following topics which were informed by feedback received during
the online engagement opportunity and issues raised by staff:
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https://www.arlingtonva.us/Government/Projects/Project-Types/Site-Plan/Melwood
https://www.arlingtonva.us/files/sharedassets/public/v/1/projects/documents/site-plan-projects/melwood/online-engagement/summary-of-comments-melwood.pdf

Land Use & Density

Site Design & Layout

Building Height, Form & Architecture
Historic Preservation

Transportation

Open Space, Landscaping, & Biophilic Design
Green Building & Sustainability

(Generally, the project was well received by the SPRC who were supportive of the 105
CAF units, high percentage of family-sized units, and inclusive design for the entire
building. SPRC members appreciated changes made by the applicant based on SPRC
feedback such as the relocation of the main building entrance, architectural improvements
to the interpreted fagade, and streetscape and bus stop upgrades]. The SPRC discussed
strategies to further mitigate the building’s visual impact on Nelly Custis Park through
additional stepbacks and a more generous green buffer. SPRC members representing
Aurora Highlands Civic Association, the Calvary United Methodist Church, and the
Church of Jesus Christ of Latter-day Saints expressed concerns about impacts to off-
street and on-street parking for churchgoers since nearby churches currently utilize
Melwood’s existing 46-space surface parking lot and Sunday-only parking on South
Grant Street. fThe SPRC also encouraged the applicant )lo explore additional short-term
parking spaces for deliveries and pick-up/drop-off, increasing tree canopy coverage,
improving pedestrian safety at the loading dock driveway, and potential salvage and re-
use of existing building materials on-site or off-site.

Aurora Highlands Civic Association: A representative from the Aurora Highlands Civic
Association (AHCA) participated in the SPRC process. During the Online Engagement
Opportunity, SPRC meetings, and in letters dated November 12, 2024, December 18,
2024, and January 4, ZOZS,ihe\ AHCA expressed opposition to the project as proposed.
Overall, AHCA contends the proposed density and building form is inappropriate given
the surrounding low-density residential neighborhood, and will \overshadow1 Nelly Custis
Park and generate noise and light pollution for park users and nearby residents. With
respect to transportation, ACHA expressed concerns the proposal will negatively impact
on-street parking availability and lead to increased traffic on local streets creating
pedestrian safety concerns. In addition, AHCA opposes the lack of preservation of the
Nelly Custis School building and conservation of existing mature trees in the northeast
corner of the site given their significance to the community.

Staff response: The central issues raised by AHCA have been evaluated by staff and the
applicant throughout the site plan’s public review [process with feedback incorporated in
revised application materials. Several of the concerns raised by AHCA were also
similarly raised during the Melwood Special GLUP Study process, prior to the County
Board’s acceptance of the document and recommendations resulting from that study. For
additional background, the May 2024 County Board report for the acceptance of the
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https://meetings.arlingtonva.us/CountyBoard/Documents/DownloadFileBytes/_1%20-%20Board%20Report%20(Final)%20-%2026919945%20CMO%20-%20BOARD%20REPORT.pdf?documentType=1&meetingId=2471&itemId=52733&publishId=39969&isSection=False&isAttachment=True

Melwood Special GLUP Study document includes a review of AHCA and other
community concerns raised at that time, and the corresponding staff responses.

During the review of the proposed site plan, staff have met with representatives of AHCA
to review their suggested design alternatives that address their concerns related to
minimizing the building visual impact on the park. The applicant has also met with
representatives of AHCA and presented to the AHCA at three (3) community meetings
during the public review process.HIn response to concerns raised by AHCA, the applicant

C ted [sm94]: The Applicant did not incorporate

has incorporated greater building setbacks and stepbacks facing Nelly Custis Park,
expanded the landscaped screening and green buffer with the park, and will be
maintaining the site as a public polling location. |As an involved member of the SPRC and
host civic association, AHCA was provided the opportunity to present their main
concerns at an SPRC meeting, which was followed by broader SPRC discussion on these
topics. Wthough staff acknowledges that the proposed redevelopment would replace the
existing development with a larger and taller building on the Melwood site, staff finds the
proposal is in general conformance with the Melwood Special GLUP Study document
guidance to inform future development, as well as advances several key County goals and
policies related to affordable and accessible housing, transportation, and sustainable
design. As outlined in the Discussion section above, the proposed building height,
setbacks, and stepbacks are responsive to the Melwood Special GLUP Study
recommendations and the project includes a generous green buffer with Nelly Custis Park
to ensure appropriate transitions. The proposal also includes expanded streetscapes, bus
stop upgrades, and a historic interpretation of the existing building fagade to evoke its
original character. \In addition to the staff analysis in the Discussion section above, below
are additional staff considerations regarding impacts to on-street parking availability:

e Parking: The applicant is proposing a residential parking ratio of 0.7 spaces per
unit, resulting in 74 residential parking spaces, plus 20 institutional use parking
spaces, for a total of 94 parking spaces. As previously discussed, the proposed
residential parking ratio would be mitigated by the implementation of TDM
strategies and is consistent with MTP parking recommendations for affordable
housing near transit. LAHCA representatives expressed concerns that the proposed
number of on-site parking spaces is inadequate and will lead to spillover parking
by residents and visitors on adjacent public streets. There is metered on-street
public parking available nearby to support non-residential uses on 23" Street
South, located on the north (opposite) side of the street and to the west of the site. ]
In the vicinity of the site, on-street parking on neighborhood local streets is within
Residential Permit Parking (RPP) Program zones 1, 1A, 1B, and 1C. These RPP
Program zones restrict on-street parking to permit parking only from 8:00 a.m. to
5:00 p.m. Monday to Friday. Residents on blocks within a RPP Program zone are
typically eligible for permit parking. [However, residents that are part of site plans
are ineligible to apply for RPP permit parking, though anyone may utilize these
public spaces outside of these daytime restrictions.

In addition, AHCA expressed concerns regarding on-street parking impacts on
neighborhood local streets resulting from the removal of the existing 46-space
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surface parking lot. Currently, Melwood informally allows bongregation members
of the neighboring Calvary United Methodist Church and the Church of Jesus
Christ of Latter-day Saints to park in the existing surface lot on Sundays.
However, since the proposed below-grade parking garage requires gate access and
is comprised primarily of spaces for residents, from a security and logistical
standpoint the proposal is no longer conducive to support parking for off-site
users on Sundays. As a private property owner, the applicant is proposing a
parking program that meets the needs of the proposed on-site uses. ﬁ-lowever, in
the site’s vicinity, there is free on-street public parking on 23" Street South on
Saturdays and Sundays, and additional parking resources in the area.]

Historical Affairs and Landmark Review Board (HALRB): A representative from the
HALRB participated in the SPRC process. The applicant provided an informational
presentation to the HALRB at its January 15, 2025, meeting. The HALRB commented
whether the building height along 23" Street South can be lower than the maximum
building height recommended by the Melwood Special GLUP Study, if there are
opportunities to preserve the northeast building corner, and whether the scale of the
interpreted fagade could be taller to more closely replicate the existing building. The
applicant responded that the 23" Street South frontage includes setbacks and stepbacks as
recommended by the Melwood Special GLUP Study, the location of the proposed below-
grade parking garage prevents preservation of the northeast building corner in situ, and
increasing the scale of the interpreted facade would create structural conflicts with the
residential unit windows on the second floor. Members of the HALRB also expressed
concerns about the absence of an LHD designation report of the former Nelly Custis
School building’s historical context at the January 15, 2025, meeting. Opportunity for
public comment was provided, where a representative of AHCA expressed opposition to
the project and raised issues with consideration of the proposed development prior to the
conclusion of the LHD designation process. The AHCA also expressed opposition to the
applicant’s proposal to interpret the existing Nelly Custis School in conformance with the
Melwood Special GLUP Study guidance for the site rather than through building
preservation. |As previously discussed in this report, the pending LHD nomination is
being reviewed by the HALRB separately from this site plan. Finally, as noted earlier in
the report, if the County Board approves the proposed site plan, according to the Code of
Virginia, the County may not issue any building or demolition permit for the site until 30
days after the County Board’s future action related to LHD nomination, should such an
action come before the County Board based on a vote by HALRB supporting the
nomination.

Disability Advisory Commission (DAC): LA representative from the DAC participated in
the SPRC process. !The applicant provided an informational presentation to the DAC at its
January 27, 2025, meeting. Members of the DAC were encouraged by the building’s
certification under the Kelsey Inclusive Design Standards and overall commitment to
accessibility. The DAC commented whether the individual units and residential common
areas include automatic doors and if the matching bus stop on the opposite side of 23
Street South and South Grant Street will also be upgraded to be fully ADA-accessible.
The applicant responded that while some units will have push button door openers pre-
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installed, the intent is for all units to include power outlets to accommodate future
installation by tenants. Meanwhile, entrances to residential common areas will include
push button door openers at a minimum. In addition, since the matching bus stop across
the street is located outside of the project’s street frontage, ADA-accessible upgrades to
the matching bus stop have not been proposed by the applicant.

Transportation Commission: A representative from the Transportation Commission
participated in the SPRC process. The Transportation Commission will consider this
project at its February 6, 2025, meeting.

Planning Commission: The Planning Commission will consider this project at its
February 10, 2025, meeting.

Housing Commission: A representative from the Housing Commission participated in the
SPRC process. The Housing Commission will consider this project at its February 13,
2025, meeting.

CONCLUSION: The subject GLUP amendment from "Public" to "Low-Medium" Residential,
rezoning from "C-1" Local Commercial District and "R-6" One-Family Dwelling District to
"RA8-18" Multiple-family Dwelling District, and new site plan jare consistent with adopted
County plans, including the County Board-accepted Melwood Special GLUP Study document,
and applicable provisions of the ACZO.] In replacing the site’s existing conditions, the proposed
site plan would further many County’s goals and objectives by providing 105 CAFs at 30-80%
AMI for 30 years within a building that includes inclusive and sustainable design elements, and
components of interpretive preservation. In addition, the applicants will construct streetscape and
transit infrastructure improvements on 23" Street South and South Grant Street and provide
space on-site for Melwood to continue to provide job training and support programs for people
with disabilities. The applicants have been responsive to staff and \community feedback buring
the review process, revising their plans to improve the overall site design, historic interpretation,
and streetscapes elements of the proposal. However, the host civic association (Aurora
Highlands) remains opposed to the project, and views the scale of the project as inappropriate for
the site and its context. Whereas staff acknowledges these expressed concerns, overall, staff finds
that the project, as has been revised through the public review process: a) is consistent with the
Arlington County Comprehensive Plan and any applicable and relevant adopted or accepted
County Board plans and policies, and with the uses permitted and use regulations of the district
as set forth in the ACZO or as the same may be modified by the County Board as provided
herein; b) functionally relates to other structures permitted in the district and will not be injurious
or detrimental to the property or improvements in the neighborhood; and c) is so designed and
located that the public health, safety and welfare will be promoted and protected. Therefore, staff
recommends County Board approval of the GLUP amendment (GP-365-24-1), rezoning
(REZN24-00002), and site plan (SPLN24-00002) to construct a 5-story mixed-use building with
approximately 131,736 sf of residential GFA and 17,033 sf of institutional GFA, with
modifications for additional density, reduced residential parking ratio, density exclusions, and
other modifications necessary to achieve the proposed development, subject to the conditions of
the attached ordinance.
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Deferred a use permit (U-2216-79-2) to
operate a day care center for up to 50
children, from infants to 5 year olds,
subject to conditions.

Approved a use permit (U-2216-79-2) to
operate a day care center for up to 50
children, from infants to 5 year olds,
subject to conditions with review in one
year.

Approved a use permit (U-2215-79-1) to
operate an institution of an educational or
philanthropic nature (educational and
occupational training work activity center
for mentally, physically and emotionally
handicapped individuals 16 year olds and
older).

Renewed a use permit (U-2216-79-2) to
operate a day care center for up to 50
children, from infants to 5 year olds,
subject to conditions.

Renewed a use permit (U-2215-79-1) to
operate an institution of an educational or
philanthropic nature (educational and
occupational training work activity center
for mentally, physically and emotionally
handicapped individuals 16 year olds and
older) with review in one year.

Discontinued a use permit (U-2216-79-2)
to operate a day care center for up to 50
children, from infants to 5 year olds.

Discontinued a use permit (U-2215-79-1)
to operate an institution of an educational
or philanthropic nature (educational and
occupational training work activity center
for mentally, physically and emotionally
handicapped individuals 16 year olds and
older).

Approved a use permit (U-2314-81-3) to
operate an institution of an educational or
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October 16, 1982

February 5, 1983

August 13, 1983

October 1, 1983
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philanthropic nature (educational and
occupational training work activity center
for mentally, physically and emotionally
handicapped individuals 16 year olds and
older).

Approved a use permit (U-2315-81-1) to
operate a daycare center for up to 50
children, from infants to 5 year olds,
subject to conditions.

Approved a use permit amendment (U-
2315-81-1) to increase the authorized
enrolment for the daycare center from 50 to
75 children, from infants to 6 year olds,
subject to conditions and with review in
one year.

Renewed a use permit (U-2314-81-3) for
an institution of an educational or
philanthropic nature (educational and
occupational training-work center for
mentally, physically and emotionally
handicapped individuals, 16 years and
older), subject to all previous conditions
and review in one year.

Renewed a use permit (U-2315-81-1) to
operate a daycare center for up to 75
children, from infants to 6 year olds,
subject to conditions with review in six
months.

Renewed a use permit (U-2315-81-1) to
operate a daycare center for up to 75
children, from infants to 6 year olds,
subject to conditions with review in six
months.

Renewed a use permit (U-2314-81-3) for
an institution of an educational or
philanthropic nature (educational and
occupational training-work center for
mentally, physically and emotionally
handicapped individuals, 16 years and
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older), subject to all previous conditions
and review in three years.

Renewed a use permit (U-2315-81-1) to
operate a daycare center for up to 75
children, from infants to 6 year olds,
subject to conditions with review in three
months.

Renewed a use permit (U-2315-81-1) to
operate a daycare center for up to 75
children, from infants to 6 year olds,
subject to conditions with review in
October 1985.

Renewed a use permit (U-2315-81-1) to
operate a daycare center for up to 75
children, from infants to 6 year olds,
subject to conditions with review in six
months.

Renewed a use permit (U-2315-81-1) to
operate a daycare center for up to 75
children, from infants to 6 year olds,
subject to conditions with review in six
months.

Renewed a use permit (U-2314-81-3) for
an institution of an educational or
philanthropic nature (educational and
occupational training-work center for
mentally, physically and emotionally
handicapped individuals, 16 years and
older), subject to all previous conditions
and review in three years.

Renewed a use permit (U-2315-81-1) to
operate a daycare center for up to 75
children, from infants to 6 year olds,
subject to conditions with review in 18
months.

Renewed a use permit (U-2315-81-1) to
operate a daycare center for up to 75
children, from infants to 6 year olds,
subject to conditions with review in 18



October 7, 1989

November 19, 1994
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months.

Renewed a use permit (U-2314-81-3) for
an institution of an educational or
philanthropic nature, educational and
occupational training work center for
mentally, physically and emotionally
handicapped individuals, ages 16 years and
older, subject to all previous conditions and
review in five years.

Discontinued a use permit (U-2315-81-1)
for a daycare center for up to 75 children,
infants to six years of age.

Renewed a use permit (U-2314-81-3) for
an institution of an educational or
philanthropic nature; educational and
occupational training-work center for
mentally, physically, and emotionally
handicapped individuals, ages 16 years and
older, subject to all previous conditions and
no further review.



