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BROOKFIELD PROPERTIES - 12TH STREET LANDING
AGENDA

		

LRPC 1

•INTRODUCTIONS

•EXISTING SITE CONDITIONS

•GUIDING PRINCIPLES

•CONCEPT PLAN

•BUILDING, HEIGHT & MASSING

•OPEN SPACE

LRPC 2

•TRANSPORTATION

•PHASING

•COMMUNITY BENEFITS
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
INTRODUCTIONS

Owner
Brookfield Properties
250 Vesey Street
15th Floor
New York, NY 10281
T 212.417.7000

Landscape Architect
Scape
277 Broadway
9th Floor
New York, NY 10007
T 212.462.2628

Civil
Bowman
888 17th Street Nw
Suite 510
Washington, DC 20006
T 202.750.2474

Masterplan Architect
STUDIOS Architecture
1625 M Street, Nw
Washington, DC 20036
T 202.736.5900

Traffic
Gorove Slade
1140 Connecticut Ave Nw
Suite 1010
Washington, DC 20036
T 202.296.8625

Sustainability
SBP
2701 Prosperity Ave
Fairfax, VA 22031
T 703.970.2890

Dry Utilities
Davis Utilities
3975 Fair Ridge Drive
Suite 125s
Fairfax, VA 22033
T 571.334.8717

Land Use & Zoning Attorney
Venable LLP
8010 Towers Crescent Drive
Suite 300
Tysons, VA 22182

DEVELOPMENT TEAM
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LIVABILITY22202 
An Action Plan 

info@livability22202.org       

 

Version 1.0     12 November 2019 

   
 

GUIDING PRINCIPLES
LIVIBILITY22202 ACTION PLAN & PENTAGON CITY SECTOR PLAN

PENTAGON CITY 
SECTOR PLAN
February 2022
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GUIDING PRINCIPLES
PROJECT TIMELINE & KEY DATES

2018 2019 2020 2021 2022 2023 2024

5/16
County Meeting 
to review 
Brookfield’s 
‘TSA’ Draft 
Masterplan

6/21
Brookfield 
Masterplan 
revised in 
respond to 
County feedback 
(see following 
slides)

11/13
Amazon HQ2 
announced

4/2
Brookfield ‘TSA’ 
Site, PDSP filing 
#1 ZADM190192 
(see following 
slides)

1/22
Pentagon City 
Sector Plan - 
LRPC Preview & 
Kickoff

6/23
Livability 22202 
Framework & 
Action Plan

2/12
Pentagon City 
Sector Plan 
adopted

3/1
Brookfield PDSP 
filing #2 

1/29
LRPC Meeting 1

foundational to a Plan that will make Pentagon City thrive, and a place 
where people want to live, work and play.  

Due to the ongoing Covid-19 pandemic, all engagement activities, 
unless otherwise noted, were held in a virtual format online to enable 
social distancing and recommended public health measures. There 

was some feedback from community members during the process 
that they prefer virtual meeting formats, as they make it more 
convenient to attend a workshop, particularly while balancing other 
needs. Simultaneously, other participants noted that online meetings 
and shifting technology can be quite frustrating to use and inhibit 
their participation.  

PENTAGON CITY SECTOR PLAN | V

EXECUTIVE SUMMARY

Pentagon City Sector Plan, PageV
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GUIDING PRINCIPLES
REFERENCE - 5/11/18 DRAFT MASTERPLAN

WC

WC

ROOF

RESIDENTIAL
21563 SQ. FT.

RESIDENTIAL
22707 SQ. FT.

CREATIVE
OFFICE
39754 SQ. FT.

WC

WC

RETAIL
8029 SQ. FT.

ROOF

ROOF

40'0 80'

SCALE

N
160'20' RESIDENTIAL

HOTEL

OFFICE TRAD.

OFFICE CREATIVE

RETAIL

SERVICE

May 11, 2018
1/64" = 1'-0"

PENTAGON CITY
SECOND FLOOR L02PENTAGON CITY

ROOF PLANMay 11, 2018
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GUIDING PRINCIPLES
REFERENCE - 4/3/2019 PDSP FILING #1 (ZADM190192) 

Pentagon City
601-701 South12th Street 
Redevelopment
04.03.2019
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*Pentagon City Sector Plan. Arlington, Virginia, February 2022,
Executive Summary, p.ii

*Pentagon City Sector Plan. Arlington, Virginia, February 2022, p.9

Pentagon City, together with Crystal City, will be a dynamic downtown 
for Arlington and the region, and a neighborhood where everyone 
is welcome and able to live regardless of race, income, age, and 
immigration status.

The redevelopment of Pentagon City will strengthen the entire 22202 
community, diversity housing options, prioritize robust multi-modal 
transportation options, and embrace biophilic design that makes 
nature a universal part of the everyday experience of the area.

GUIDING PRINCIPLES
PENTAGON CITY SECTOR PLAN - VISION AND GUIDING PRINCIPLES

Complete the missing links—physical and over time—to 
become a cohesive neighborhood connected to the 
broader 22202 community.

Fill streets and public spaces with people enjoying 
community.

Provide safe, inviting transportation choices that make 
driving unnecessary.

Create space for nature to thrive so that biophilia is part 
of the everyday experience of the district.

Advance global standards for sustainable design as part 
of development.

Welcome everybody from throughout the County, 
region and world to live, work, learn, and share culture.

COORDINATING AT A DISTRICT SCALE

PLACES FOR PEOPLE

TRANSPORTATION

EQUITY

PLACES FOR NATURE

GREEN DEVELOPMENT

*PER DESIGN GUIDELINES
9



BR
O

O
KF

IE
LD

 P
RO

PE
RT

IE
S 

- 1
2TH

 S
TR

EE
T 

LA
N

D
IN

G
JA

N
U

A
RY

 2
02

4

*Pentagon City Sector Plan. Arlington, Virginia, February 2022, p.120
**Zoning Ordinance. Arlington, Virginia, February 2022, Section 15.5.7.A.1
***Pentagon City Sector Plan. Arlington, Virginia, February 2022, p.139

GUIDING PRINCIPLES
SUSTAINABILITY

1.	 Sustainable, resilient, and biophilic design*

2.	 Buildings designed to LEED Gold*

3.	 Compliance with the Arlington County 2020 Green Building Incentive Policy**

•	 Address the Arlington County Community Energy Plan (CEP 2019) goals***

•	 Creating biophilic pathways and incorporating nature*

•	 Address stormwater, heat island, and climate adaptation*

DESIGN PRINCIPLES:

THE FOLLOWING GOALS OF THE PENTAGON CITY SECTOR PLAN ARE 
CONSIDERED IN THE DEVELOPMENT
OF THESE GUIDELINES:

*PER DESIGN GUIDELINES
10
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EXISTING SITE CONDITIONS
SITE PHOTOS

S HAYES ST LOOKING EAST S FERN ST LOOKING SOUTH

S FERN ST LOOKING NORTHFASHION CENTRE AT PENTAGON CITY

S HAYES ST LOOKING SOUTH

12TH ST S LOOKING EAST

12TH ST S LOOKING WEST

12TH ST S & S HAYES ST ROAD INTERSECTION

12TH ST S

701

601

AMAZON
PEN PLACE

DEA

COSTCO

FASHION 
CENTRE AT 
PENTAGON 

CITY

THE WITMER

PENTAGON 
CITY METRO 

STATION

*PER DESIGN GUIDELINES
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101.73'-15"RCP
@2.97%

PUBLIC STREET & UTILITIES
PURPOSES EASEMENT

D.B. 1938, PG. 631

ARLINGTON COUNTY, VIRGINIA
ARLINGTON, VIRGINIA 22202

12TH STREET LANDING

601 & 701 12th STREET SOUTH
PHASED DEVELOPMENT SITE PLAN

OVERALL CERTIFIED SURVEY PLAT

1"=30'

EXISTING SITE CONDITIONS
SITE PLAN

PROPERTY LINE

BELOW GRADE 
GARAGE EXTENTS

701 601 

RAMP RAMP

DROP OFF

ACCESS 
EASEMENT
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¼ acre¼ acre

DISCLAIMER: THIS FRAMEWORK SHOWS DESIRED 
NEW PUBLIC SPACES. THE SPECIFIC LOCATION OF 
CONNECTIONS MAY SHIFT BASED ON NEEDS AND 
PHASING OF REDEVELOPMENT.
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PARKS AND PLAZAS

Existing RiverHouse 
tree canopy should be 
preserved (generally up to 
60 feet from western lot 
line and generally up to 40 
feet from southern lot line)

Long-term 
redevelopment will 
provide additional 
public spaces.

A redesigned Grace Hopper 
Park could include a building 
with amenity uses, casual 
use spaces, and public art 
commemorating the legacy of 
Grace Hopper. The relocation 
of S Joyce Street could enable 
expansion of Virginia Highlands 
Park. A future master planning 
process for the park could 
identify needed facilities and 
amenities. 

1/2 acre public plaza 
is inclusive of the 
Green Ribbon pathway 
in this location.

New plaza space 
provided as part 
of long-term 
redevelopment should 
create a variety of 
public green spaces 
along S Hayes Street, 
particularly when 
combined with the 
opportunity for linear 
park space along the 
Green Ribbon.

Potential dedication of 
existing green space 
coupled with County land 
on the northern edge of 
RiverHouse along Army 
Navy Drive, connecting to 
Prospect Hill Park

Additional casual use 
space connecting S. Joyce 
Street and Pentagon Row 
Plaza to Green Ribbon 
network and forested 
open space fronting S. 
Lynn Street.  Final open 
space configuration and 
balance between casual 
use and forested spaces 
will be considered in 
conjunction with the 
proposed development. As 
depicted on this map, the 
tower separation reflects 
maximum building heights 
permitted in this Plan and 
may decrease if proposed 
site plan represents 
significantly lower building 
heights.

Vehicular access to be 
maintained on 15th Street 
(south of Lynn Street)
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of S Joyce Street could enable 
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PARKS AND PLAZAS

Existing RiverHouse 
tree canopy should be 
preserved (generally up to 
60 feet from western lot 
line and generally up to 40 
feet from southern lot line)

Long-term 
redevelopment will 
provide additional 
public spaces.

A redesigned Grace Hopper 
Park could include a building 
with amenity uses, casual 
use spaces, and public art 
commemorating the legacy of 
Grace Hopper. The relocation 
of S Joyce Street could enable 
expansion of Virginia Highlands 
Park. A future master planning 
process for the park could 
identify needed facilities and 
amenities. 

1/2 acre public plaza 
is inclusive of the 
Green Ribbon pathway 
in this location.

New plaza space 
provided as part 
of long-term 
redevelopment should 
create a variety of 
public green spaces 
along S Hayes Street, 
particularly when 
combined with the 
opportunity for linear 
park space along the 
Green Ribbon.

Potential dedication of 
existing green space 
coupled with County land 
on the northern edge of 
RiverHouse along Army 
Navy Drive, connecting to 
Prospect Hill Park

Additional casual use 
space connecting S. Joyce 
Street and Pentagon Row 
Plaza to Green Ribbon 
network and forested 
open space fronting S. 
Lynn Street.  Final open 
space configuration and 
balance between casual 
use and forested spaces 
will be considered in 
conjunction with the 
proposed development. As 
depicted on this map, the 
tower separation reflects 
maximum building heights 
permitted in this Plan and 
may decrease if proposed 
site plan represents 
significantly lower building 
heights.

Vehicular access to be 
maintained on 15th Street 
(south of Lynn Street)

METRO ENTRANCE

STUDY AREA

GREEN RIBBON CONNECTOR
(FLEXIBLE PLACEMENT)

SECONDARY ROUTE

CONCEPT PLAN
URBAN CONTEXT

15



2 acres2 acres

½ acre½ acre

≥ 1 acre ≥ 1 acre 
net gainnet gain

1 acre1 acre

½ acre½ acre

½ acre½ acre

½ acre½ acre

¼ acre¼ acre

DISCLAIMER: THIS FRAMEWORK SHOWS DESIRED 
NEW PUBLIC SPACES. THE SPECIFIC LOCATION OF 
CONNECTIONS MAY SHIFT BASED ON NEEDS AND 
PHASING OF REDEVELOPMENT.

¼ acre¼ acre

S 
JO

YC
E 

ST
S 

JO
YC

E 
ST

S 
LY

NN
 S

T
S 

LY
NN

 S
T

S 
NA

SH
 S

T

S 
NA

SH
 S

T

S 
AR

LI
NG

TO
N 

RI
DG

E 
RD

S 
AR

LI
NG

TO
N 

RI
DG

E 
RD

ARMY NAVY DR
ARMY NAVY DR

S ROTARY RD
S ROTARY RD

SHIRLEY MEMORIAL HIGHWAY

SHIRLEY MEMORIAL HIGHWAY

S 
HA

YE
S 

ST
S 

HA
YE

S 
ST

S FERN ST
S FERN ST

S EADS ST
S EADS ST

RI
CH

M
ON

D
 H

W
Y

RI
CH

M
ON

D
 H

W
Y

S 
CL

AR
K 

ST
S 

CL
AR

K 
ST

1O1O THTH ST S
 ST S

66 THTH ST S
 ST S

S B
ALL

 ST

S B
ALL

 ST

LONG BRIDGE DR

LONG BRIDGE DR

S 
CL

AR
K 

ST
S 

CL
AR

K 
ST

S ELM
 ST

S ELM
 ST

1212THTH ST S ST S

1111THTH ST S ST S

1313THTH ST S ST S

1515THTH ST S ST S

1818THTH ST S ST S

2020THTH ST S ST S

1616THTH ST S ST S

1717THTH ST S ST S

1818THTH ST S ST S

1919THTH ST S ST S

S LYNN ST
S LYNN ST

S KENT ST
S KENT ST

S JOYCE ST
S JOYCE ST

S IVES ST
S IVES ST

S HAYES ST
S HAYES ST

S GRANT ST
S GRANT ST

2020THTH ST S ST S

2121STST ST S ST S

1414THTH ST S ST S 1414
THTH RD S

 RD S

PARKS AND PLAZAS

Existing RiverHouse 
tree canopy should be 
preserved (generally up to 
60 feet from western lot 
line and generally up to 40 
feet from southern lot line)

Long-term 
redevelopment will 
provide additional 
public spaces.

A redesigned Grace Hopper 
Park could include a building 
with amenity uses, casual 
use spaces, and public art 
commemorating the legacy of 
Grace Hopper. The relocation 
of S Joyce Street could enable 
expansion of Virginia Highlands 
Park. A future master planning 
process for the park could 
identify needed facilities and 
amenities. 

1/2 acre public plaza 
is inclusive of the 
Green Ribbon pathway 
in this location.

New plaza space 
provided as part 
of long-term 
redevelopment should 
create a variety of 
public green spaces 
along S Hayes Street, 
particularly when 
combined with the 
opportunity for linear 
park space along the 
Green Ribbon.

Potential dedication of 
existing green space 
coupled with County land 
on the northern edge of 
RiverHouse along Army 
Navy Drive, connecting to 
Prospect Hill Park

Additional casual use 
space connecting S. Joyce 
Street and Pentagon Row 
Plaza to Green Ribbon 
network and forested 
open space fronting S. 
Lynn Street.  Final open 
space configuration and 
balance between casual 
use and forested spaces 
will be considered in 
conjunction with the 
proposed development. As 
depicted on this map, the 
tower separation reflects 
maximum building heights 
permitted in this Plan and 
may decrease if proposed 
site plan represents 
significantly lower building 
heights.

Vehicular access to be 
maintained on 15th Street 
(south of Lynn Street)
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*Pentagon City Sector Plan. Arlington, Virginia, 
February 2022, p.109
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PARKS AND PLAZAS

Existing RiverHouse 
tree canopy should be 
preserved (generally up to 
60 feet from western lot 
line and generally up to 40 
feet from southern lot line)

Long-term 
redevelopment will 
provide additional 
public spaces.

A redesigned Grace Hopper 
Park could include a building 
with amenity uses, casual 
use spaces, and public art 
commemorating the legacy of 
Grace Hopper. The relocation 
of S Joyce Street could enable 
expansion of Virginia Highlands 
Park. A future master planning 
process for the park could 
identify needed facilities and 
amenities. 

1/2 acre public plaza 
is inclusive of the 
Green Ribbon pathway 
in this location.

New plaza space 
provided as part 
of long-term 
redevelopment should 
create a variety of 
public green spaces 
along S Hayes Street, 
particularly when 
combined with the 
opportunity for linear 
park space along the 
Green Ribbon.

Potential dedication of 
existing green space 
coupled with County land 
on the northern edge of 
RiverHouse along Army 
Navy Drive, connecting to 
Prospect Hill Park

Additional casual use 
space connecting S. Joyce 
Street and Pentagon Row 
Plaza to Green Ribbon 
network and forested 
open space fronting S. 
Lynn Street.  Final open 
space configuration and 
balance between casual 
use and forested spaces 
will be considered in 
conjunction with the 
proposed development. As 
depicted on this map, the 
tower separation reflects 
maximum building heights 
permitted in this Plan and 
may decrease if proposed 
site plan represents 
significantly lower building 
heights.

Vehicular access to be 
maintained on 15th Street 
(south of Lynn Street)
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PARKS AND PLAZAS

Existing RiverHouse 
tree canopy should be 
preserved (generally up to 
60 feet from western lot 
line and generally up to 40 
feet from southern lot line)

Long-term 
redevelopment will 
provide additional 
public spaces.

A redesigned Grace Hopper 
Park could include a building 
with amenity uses, casual 
use spaces, and public art 
commemorating the legacy of 
Grace Hopper. The relocation 
of S Joyce Street could enable 
expansion of Virginia Highlands 
Park. A future master planning 
process for the park could 
identify needed facilities and 
amenities. 

1/2 acre public plaza 
is inclusive of the 
Green Ribbon pathway 
in this location.

New plaza space 
provided as part 
of long-term 
redevelopment should 
create a variety of 
public green spaces 
along S Hayes Street, 
particularly when 
combined with the 
opportunity for linear 
park space along the 
Green Ribbon.

Potential dedication of 
existing green space 
coupled with County land 
on the northern edge of 
RiverHouse along Army 
Navy Drive, connecting to 
Prospect Hill Park

Additional casual use 
space connecting S. Joyce 
Street and Pentagon Row 
Plaza to Green Ribbon 
network and forested 
open space fronting S. 
Lynn Street.  Final open 
space configuration and 
balance between casual 
use and forested spaces 
will be considered in 
conjunction with the 
proposed development. As 
depicted on this map, the 
tower separation reflects 
maximum building heights 
permitted in this Plan and 
may decrease if proposed 
site plan represents 
significantly lower building 
heights.

Vehicular access to be 
maintained on 15th Street 
(south of Lynn Street)
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PARKS AND PLAZAS

Existing RiverHouse 
tree canopy should be 
preserved (generally up to 
60 feet from western lot 
line and generally up to 40 
feet from southern lot line)

Long-term 
redevelopment will 
provide additional 
public spaces.

A redesigned Grace Hopper 
Park could include a building 
with amenity uses, casual 
use spaces, and public art 
commemorating the legacy of 
Grace Hopper. The relocation 
of S Joyce Street could enable 
expansion of Virginia Highlands 
Park. A future master planning 
process for the park could 
identify needed facilities and 
amenities. 

1/2 acre public plaza 
is inclusive of the 
Green Ribbon pathway 
in this location.

New plaza space 
provided as part 
of long-term 
redevelopment should 
create a variety of 
public green spaces 
along S Hayes Street, 
particularly when 
combined with the 
opportunity for linear 
park space along the 
Green Ribbon.

Potential dedication of 
existing green space 
coupled with County land 
on the northern edge of 
RiverHouse along Army 
Navy Drive, connecting to 
Prospect Hill Park

Additional casual use 
space connecting S. Joyce 
Street and Pentagon Row 
Plaza to Green Ribbon 
network and forested 
open space fronting S. 
Lynn Street.  Final open 
space configuration and 
balance between casual 
use and forested spaces 
will be considered in 
conjunction with the 
proposed development. As 
depicted on this map, the 
tower separation reflects 
maximum building heights 
permitted in this Plan and 
may decrease if proposed 
site plan represents 
significantly lower building 
heights.

Vehicular access to be 
maintained on 15th Street 
(south of Lynn Street)
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PARKS AND PLAZAS

Existing RiverHouse 
tree canopy should be 
preserved (generally up to 
60 feet from western lot 
line and generally up to 40 
feet from southern lot line)

Long-term 
redevelopment will 
provide additional 
public spaces.

A redesigned Grace Hopper 
Park could include a building 
with amenity uses, casual 
use spaces, and public art 
commemorating the legacy of 
Grace Hopper. The relocation 
of S Joyce Street could enable 
expansion of Virginia Highlands 
Park. A future master planning 
process for the park could 
identify needed facilities and 
amenities. 

1/2 acre public plaza 
is inclusive of the 
Green Ribbon pathway 
in this location.

New plaza space 
provided as part 
of long-term 
redevelopment should 
create a variety of 
public green spaces 
along S Hayes Street, 
particularly when 
combined with the 
opportunity for linear 
park space along the 
Green Ribbon.

Potential dedication of 
existing green space 
coupled with County land 
on the northern edge of 
RiverHouse along Army 
Navy Drive, connecting to 
Prospect Hill Park

Additional casual use 
space connecting S. Joyce 
Street and Pentagon Row 
Plaza to Green Ribbon 
network and forested 
open space fronting S. 
Lynn Street.  Final open 
space configuration and 
balance between casual 
use and forested spaces 
will be considered in 
conjunction with the 
proposed development. As 
depicted on this map, the 
tower separation reflects 
maximum building heights 
permitted in this Plan and 
may decrease if proposed 
site plan represents 
significantly lower building 
heights.

Vehicular access to be 
maintained on 15th Street 
(south of Lynn Street)
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PARKS AND PLAZAS

Existing RiverHouse 
tree canopy should be 
preserved (generally up to 
60 feet from western lot 
line and generally up to 40 
feet from southern lot line)

Long-term 
redevelopment will 
provide additional 
public spaces.

A redesigned Grace Hopper 
Park could include a building 
with amenity uses, casual 
use spaces, and public art 
commemorating the legacy of 
Grace Hopper. The relocation 
of S Joyce Street could enable 
expansion of Virginia Highlands 
Park. A future master planning 
process for the park could 
identify needed facilities and 
amenities. 

1/2 acre public plaza 
is inclusive of the 
Green Ribbon pathway 
in this location.

New plaza space 
provided as part 
of long-term 
redevelopment should 
create a variety of 
public green spaces 
along S Hayes Street, 
particularly when 
combined with the 
opportunity for linear 
park space along the 
Green Ribbon.

Potential dedication of 
existing green space 
coupled with County land 
on the northern edge of 
RiverHouse along Army 
Navy Drive, connecting to 
Prospect Hill Park

Additional casual use 
space connecting S. Joyce 
Street and Pentagon Row 
Plaza to Green Ribbon 
network and forested 
open space fronting S. 
Lynn Street.  Final open 
space configuration and 
balance between casual 
use and forested spaces 
will be considered in 
conjunction with the 
proposed development. As 
depicted on this map, the 
tower separation reflects 
maximum building heights 
permitted in this Plan and 
may decrease if proposed 
site plan represents 
significantly lower building 
heights.

Vehicular access to be 
maintained on 15th Street 
(south of Lynn Street)
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PARKS AND PLAZAS

Existing RiverHouse 
tree canopy should be 
preserved (generally up to 
60 feet from western lot 
line and generally up to 40 
feet from southern lot line)

Long-term 
redevelopment will 
provide additional 
public spaces.

A redesigned Grace Hopper 
Park could include a building 
with amenity uses, casual 
use spaces, and public art 
commemorating the legacy of 
Grace Hopper. The relocation 
of S Joyce Street could enable 
expansion of Virginia Highlands 
Park. A future master planning 
process for the park could 
identify needed facilities and 
amenities. 

1/2 acre public plaza 
is inclusive of the 
Green Ribbon pathway 
in this location.

New plaza space 
provided as part 
of long-term 
redevelopment should 
create a variety of 
public green spaces 
along S Hayes Street, 
particularly when 
combined with the 
opportunity for linear 
park space along the 
Green Ribbon.

Potential dedication of 
existing green space 
coupled with County land 
on the northern edge of 
RiverHouse along Army 
Navy Drive, connecting to 
Prospect Hill Park

Additional casual use 
space connecting S. Joyce 
Street and Pentagon Row 
Plaza to Green Ribbon 
network and forested 
open space fronting S. 
Lynn Street.  Final open 
space configuration and 
balance between casual 
use and forested spaces 
will be considered in 
conjunction with the 
proposed development. As 
depicted on this map, the 
tower separation reflects 
maximum building heights 
permitted in this Plan and 
may decrease if proposed 
site plan represents 
significantly lower building 
heights.

Vehicular access to be 
maintained on 15th Street 
(south of Lynn Street)

METRO ENTRANCE

STUDY AREA

GREEN RIBBON CONNECTOR
(FLEXIBLE PLACEMENT)

SECONDARY ROUTE

*Drawings are illustrative and examples only of potential development scenarios and massing. Images are conceptual in nature and subject to change
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
TREE CANOPY AND VEGETATION REQUIREMENTS

TREE CANOPY TREE CANOPY AND 
VEGETATION TOTAL

ADDITIONAL VEGETATION
Including alternatives like green roofs Equivalent to typical requirement 

15% tree canopy + 5% vegetation at grade

LIMIT OF DISTURBANCE WITHIN CURB

20% 25%5%

*Pentagon City Sector Plan. Arlington, Virginia, February 2022. Chapter 1.4 p. 60

12th St Landing will meet the planting 
requirements outlined in the Pentagon 
City Sector Plan: 25% minimum 
planted area, comprised of 20% 
minimum tree canopy, within the limits 
of disturbance for new projects.*

Tree canopy will include a mix of tree 
species. All trees counted for canopy 
coverage will have adequate soil 
volume.

208,460 SF

41,692 SF 41,692 SF

10,423 SF 10,423 SF

CONCEPT PLANCONCEPT PLAN
*PER DESIGN GUIDELINES
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
INDICATIVE TREE CANOPY CHARACTER

NODE CHARACTER LINK CHARACTER

1/2 ACRE PLAZA CHARACTER 1/2 ACRE PLAZA CHARACTER

CONCEPT PLAN 19
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+/- 40' +/- 40'

+/- 70'

275'

+/- 40'

275'

+/- 220'

+/- 265'

+/- 300'

275'

 

 

Appendix A 
Proposed Development Program 

 
 

Baseline Program Primary Use Residential 
GSF 

Office 
GSF 

Retail 
GSF 

Hotel 
GSF 

Total 
GSF 

Approximate 
Unit/Key Count 

Phase A 
(Landbay 701)  

Residential 1 520,000  22,000  542,000 578 

Residential 2 469,366  11,000  480,366 511 

Total Phase A  989,366 0 33,000 0 1,022,366 1,089 
Phase B 

(Landbay 601A) Condo 190,000  14,000  204,000 164 

Phase C 
(Landbay 601B) Office  527,000 23,000  550,000  

Total  1,179,366 527,000 70,000 0 1,776,366 1,253 
        
        

Alternative Program Primary Use Residential 
GSF 

Office 
GSF 

Retail 
GSF 

Hotel 
GSF 

Total 
GSF 

Approximate 
Unit/Key Count 

Phase A 
(Landbay 701) 

Residential 1 520,000  22,000  542,000 578 

Residential 2 469,366  11,000  480,366 511 

Total Phase A   989,366 0 33,000 0 1,022,366 1,089 
Phase B 

(Landbay 601A) Hotel   14,000 190,000 204,000 200 

Phase C 
(Landbay 601B) Residential 3 527,000  23,000  550,000 586 

Total  1,516,366 0 70,000 190,000 1,776,366 1,875 
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*Drawings are illustrative and examples only of potential development scenarios and massing. Images are conceptual in nature and subject to change

BASELINE PROGRAM

ZONING ENVELOPE

ALTERNATE PROGRAM
BUILD-TO-LINE

CONCEPT PLAN
PROPOSED DEVELOPMENT PROGRAM

*Statement of Justification Letter, August 2023, Appendix A, p.4

ALTERNATE PROGRAM:
AT OR BELOW 5 LEVELS:
BUILDING COVERAGE RATIO = 75% MAX

ABOVE  5 LEVELS:
BUILDING COVERAGE RATIO = 55% MAX

BU
ILD

IN
G

 

SEPA
RATIO

N

BU
ILD

IN
G

 

SEPA
RATIO

N

250’250’250’250’

*PER DESIGN GUIDELINES
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The Pentagon City Sector Plan recommends height variation on certain 
multi-building sites. Development at 12th Street Landing will comply 
with these recommendation as shown in the illustration on this page.

Pentagon City Development Framework

1. Land Use and Development
Brookfield Summary
•	 Appropriate location for tallest building heights
	 - If a multi-building development is pursued, 10-20% height 
difference between at least two buildings.

4.2 Building Height
Policy Approach
•	 Generally within the study area, locate greatest building heights to 

the north, including opportunities to the northeast and northwest. 
Except as noted below for areas adjacent to R2-7 and R-10 zones 
and along S Lynn Street, building height will not exceed 350 
feet, exclusive of mechanical penthouses, parapet walls, or non-
occupiable, exceptional architectural features.

315'

350'

PH

350'

PH

350'

PH

10
%

S HAYES ST S FERN ST

TOWER TOWER

TOWER

TOWER

PH

PODIUM PODIUM

(5 LEVELS MAX.)

75'

*Pentagon City Sector Plan. Arlington, Virginia, February 2022, p.50

*Pentagon City Sector Plan. Arlington, Virginia, February 2022, p.122

CONCEPT PLAN
BUILDING HEIGHT VARIATION

HEIGHT DIAGRAM:
MAXIMUM ALLOWABLE BUILDING HEIGHTS

*PER DESIGN GUIDELINES
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POTENTIAL BUILDING HEIGHT AND FORM 
BUILDING FORM - SECTOR PLAN GUIDANCE

One Blue Slip
Brooklyn, NY - Brookfield Properties

Three Halley Rise
Reston, VA - Brookfield Properties

101 Lincoln Avenue
Bronx, NY - Brookfield Properties

•ACTIVE GROUND FLOOR USES 

•TRANSPARENT GLAZING

Ground floor uses to further activate the pedestrian realm, including retail, 
retail equivalent, and spaces that serve those uses.

Transparent glazing will allow for views in and out, thereby building strong 
indoor-outdoor visual connections. Bird friendly glazing at lower levels can 
help to mitigate bird strikes at glass facades.

Site buildings to create intermittent transitional spaces between sidewalk 
passage corridor and new building facades, that create active and passive 
uses that promote community interaction.

•TRANSITIONAL SPACE ALONG BUILDING FACE

GROUND FLOOR DESIGN 

*Pentagon City Sector Plan. Arlington, Virginia, February 2022, p.126

1900 Crystal Drive - Arlington, VA
Cook Fox

23
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POTENTIAL BUILDING HEIGHT AND FORM
UPPER FLOOR STEPBACK, SCULPTING & FACADE VARIATION - SECTOR PLAN GUIDANCE

1900 Crystal Drive - Arlington, VA
Cook Fox

Halley Rise Block D1 - Reston, VA
Morris Adjmi -  Brookfield Properties

The Yards - 1275 New Jersey Ave SE
Washington, DC - Brookfield Properties

*Pentagon City Sector Plan. Arlington, Virginia, February 2022, p.133

UPPER FLOOR STEPBACK & SCULPTING

•BASE DISTINCT FROM UPPER MASSING

•FLEXIBLE UPPER FORM 

•ENCOURAGE TERRACE USES AND PLANTING

Distinct building base to address the pedestrian experience and reinforce the 
human scale at the street level.

Visual breaks and step back between base and towers that strengthens architectural 
scale and composition, while preserving daylight and views.

Transition zones between base and tower can provide opportunities for 
terraces or other intermediate surfaces that can provide useful outdoor space 
and potential green roofs.

•VARIATION IN MATERIAL

•TRANSITION SCALE OF BUILDING

•MINIMIZE OVERALL FACADE LENGTH

Variations in material to help transition large scale building volumes to a more 
human scale. 

Upper floor facade variations and relief in building facade plane provide 
compositional interest and further the relation to the human scale.

Limiting overall facade lengths to help break up massing and help scale 
building volumes down.

UPPER FLOOR FACADE VARIATION

*Pentagon City Sector Plan. Arlington, Virginia, February 2022, p.131

Bankside
Bronx, NY - Brookfield Properties

24
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
GREEN RIBBON DESIGN GUIDELINES

Tree canopy is the preferred vegetation for the 
planting zone in the Green Ribbon, but will not 
be possible in all locations due to space, solar 
access, sightlines, or other factors. Where 
possible, tree pit designs should consider more 
organic shapes and lines, as well as other 
surface connections to adjacent Green Ribbon 
features. 

Planting along the Green Ribbon should be 
layered, maximize native species, and include 
seasonal variation. 

Planting Zone
Width varies from 4’ to 10’

Pollinator Lawn
Height: Low

Continuous planting zone Variety of native or non-native, 
locally adapted species

Variety of heights

Flowering Garden
Height: Medium

Shrub Plantings
Height: Tall

IN-GROUND PLANTING

ne
o 10’

Variety of native or non-native, 
locally adapted species

Variety of heights

TING Planting Zone

CANOPY

Width varies from 4’ to 10’

Irregular spacing, Groupings preferred

Planting Zone
Width varies; generally 4' to 10'

IN-GROUND PLANTING

APPENDIX: GREEN RIBBON DESIGN GUIDELINES

Tree canopy is the preferred vegetation for the 
planting zone in the Green Ribbon, but will not 
be possible in all locations due to space, solar 
access, sightlines, or other factors. Where 
possible, tree pit designs should consider more 
organic shapes and lines, as well as other 
surface connections to adjacent Green Ribbon 
features. 

Planting along the Green Ribbon should be 
layered, maximize native species, and include 
seasonal variation. 

Planting Zone
Width varies from 4’ to 10’

Pollinator Lawn
Height: Low

Continuous planting zone Variety of native or non-native, 
locally adapted species

Variety of heights

Flowering Garden
Height: Medium

Shrub Plantings
Height: Tall

IN-GROUND PLANTING

ne
o 10’

Variety of native or non-native, 
locally adapted species

Variety of heights

TING Planting Zone

CANOPY

Width varies from 4’ to 10’

Irregular spacing, Groupings preferred

Planting Zone
Width varies; generally 4' to 10'

IN-GROUND PLANTING

APPENDIX: GREEN RIBBON DESIGN GUIDELINES

Green Ribbon Design Guidelines 
 ■ Additional Design Guidelines for the Green Ribbon are attached in 

the Appendix, incorporating different design strategies appropriate 
for the varied contexts and sites the Green Ribbon will pass through 
in order to create a continuous, cohesive network. 

 ■ The clear pedestrian path should have a width of 8 to 12 feet, 
although wider areas may be possible or needed where the 
Green Ribbon comes to a plaza, Metro entrance, or other high-
volume pedestrian space. Narrower widths may be possible on 
limited segments. On private property, the pedestrian path should 
incorporate biophilic features such as permeable pavers, natural 
analogues, or others that respond to the development context. On 
public right-of-way, the path must comply with County standards.

 ■ Planting areas should be generous and layered to fulfill biophilic 
principles. The approach to planting should take into account 
seasonal variation, native species, and environmental benefits such 
as stormwater as appropriate to a site. 

 ■ Tree canopy is prioritized wherever feasible. The Green Ribbon will 
contribute to achieving over 20% tree canopy throughout Pentagon 
City. 

 ■ Planting can be provided in many formats, whether in-ground or in 
planters. Planters may integrate seating or delineate outdoor dining 
areas. 

 ■ Lighting, wayfinding, and amenities like drinking fountains help 
support safe, easy to navigate travel along the Green Ribbon. 

112 | PENTAGON CITY SECTOR PLAN

PENTAGON CITY DEVELOPMENT FRAMEWORK
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 ■ Planting areas should be generous and layered to fulfill biophilic 
principles. The approach to planting should take into account 
seasonal variation, native species, and environmental benefits such 
as stormwater as appropriate to a site. 

 ■ Tree canopy is prioritized wherever feasible. The Green Ribbon will 
contribute to achieving over 20% tree canopy throughout Pentagon 
City. 

 ■ Planting can be provided in many formats, whether in-ground or in 
planters. Planters may integrate seating or delineate outdoor dining 
areas. 

 ■ Lighting, wayfinding, and amenities like drinking fountains help 
support safe, easy to navigate travel along the Green Ribbon. 

GREEN RIBBON TYPICAL SECTION

 will vary by site and context, including 
a redevelopment project, pursued by 
 right-of-way, or established on an 
vance of redevelopment to enable 
le shows how the Green Ribbon 
ment with interspersed frontage 

The section above shows a conceptual section of the Green Ribbon, 
including the pedestrian path and planting areas that make up the 
Green Ribbon, as well as adjacent frontage zones. These are not 
strict divisions—in most places, planting zones may intersperse within 
frontage area, or even into the pedestrian path. The frontage zone will 
vary by context; it may include further plantings, access to retail and 
services, outdoor dining, entrances or amenity spaces to residents, 
or other uses that help achieve an indoor-outdoor transition in 
redevelopment and help create a safe walking path. In some cases, 
the Green Ribbon may be located along right-of-way where there is 
a frontage zone on only one side. The design of the Green Ribbon 

public spac
OPEN SPACE 26
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
CONCEPT - PUBLIC SPACE STRATEGY

Note: This is a preliminary concept and is illustrative in nature. The ultimate design of 
12th Street Landing will be developed during site plan review and approval processes 
with the County and community following the approval of these guidelines. 

The following section of the design 
guidelines will explore potentials 
for three major publicly accessible 
areas that can be generally defined 
as follows:

• ½ Acre Park
• Link
• Node

Each area suggests a distinct 
character and set of programmatic 
elements organized along a 
network of circulation that includes 
the Green Ribbon that traverses 
the site from the southwest to 
northeast corners. All together, 
each area creates a connected 
and functional framework that will 
support 12th Street Landing as a 
critical piece of the Green Ribbon 
and a unique and desirable place 
to work, live, shop, and connect in 
Pentagon City.

PROGRAM ELEMENTS

CIRCULATION NETWORK

M

OPEN SPACE 
*PER DESIGN GUIDELINES
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CONCEPT PLAN
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
PUBLIC SPACE AREAS

S FERN
 ST

S 
H

AY
ES

 S
T

12TH ST S

PROPOSED 11TH ST (INTERIM)

Note: This is a preliminary concept and is illustrative in nature. The ultimate design of 
12th Street Landing will be developed during site plan review and approval processes 
with the County and community following the approval of these guidelines. 

Green Ribbon (flexible placement)

M

1/2 ACRE PARK

NODE

LINK
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
CONCEPT - PROGRAM FRAMEWORK

Note: This is a preliminary concept and is illustrative in nature. The ultimate design of 
12th Street Landing will be developed during site plan review and approval processes 
with the County and community following the approval of these guidelines. 

S FERN
 ST

S 
H

AY
ES

 S
T

12TH ST S

PROPOSED 11TH ST (INTERIM)

Green Ribbon (flexible placement)

1/2 ACRE PARK

NODE

LINK

M

CONCEPT PLAN
*PER DESIGN GUIDELINES
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
1/2 ACRE PARK - PROGRAM FRAMEWORK

Note: This is a preliminary concept and is illustrative in nature. The ultimate design of 
12th Street Landing will be developed during site plan review and approval processes 
with the County and community following the approval of these guidelines. 

S 
H

AY
ES

 S
T

12TH ST S
Green Ribbon (flexible placement)

1/2 Acre Park Easement

LANDSCAPE EDGE

GREEN RIBBON

12TH STREET EDGE

PLAZA

The ½ Acre Park is located at the 
southwest corner of the site. Anchored 
by the Pentagon City Metro Station, 
the park opens a significant portion 
of the site’s southern edge to the 
12th Street Transit corridor. Through 
intentional design strategies, the 
following program objectives will be 
addressed in this zone of the site:

• Plaza: an aggregated open space 
for pedestrians from 12th Street, 
the Metro, business establishments, 
residences, and the Green Ribbon 
connection

• Metro Access: an access point for 
commuters and visitors from the 
Pentagon City Metro Station

• 12th Street Edge: a porous edge 
featuring planting and public 
seating that acts as a threshold 
between the site and the 12th 
Street Transit corridor

• Landscape Edge: a zone supporting 
activity adjacent to ground floor 
uses (including retail, retail 
equivalent, and other uses) 
featuring planting and publicly 
accessible seating

• Green Ribbon: a primary circulation 
route leading to Pen Place through 
the Link

METRO ACCESS

M

OPEN SPACE 
*PER DESIGN GUIDELINES
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
1/2 ACRE PARK - CHARACTER

Note: Images on this page are provided as 
illustrative examples of design elements 
and principles discussed in this section. The 
ultimate design of 12th Street Landing will 
be developed during site plan review and 
approval processes with the County and 
community following the approval of these 
guidelines.

TREE GROVE

ACTIVE BUILDING EDGES

PLANTERS WITH SEATING DISCOVERABLE MOMENTS

URBAN CONNECTIONS

IDENTIFYING ELEMENTS

OPEN MOVEMENT AND CIRCULATION FLEXIBLE HARDSCAPE

POROUS PLANTING

The ½ Acre Park will address the 
following program objectives: a plaza, 
metro access, a 12th Street edge, a 
building edge, and a Green Ribbon 
segment. 

OPEN SPACE 
*PER DESIGN GUIDELINES
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
LINK - PROGRAM FRAMEWORK

Note: This is a preliminary concept and is illustrative in nature. The ultimate design of 
12th Street Landing will be developed during site plan review and approval processes 
with the County and community following the approval of these guidelines. 

Green Ribbon (*flexible placement)

The Link is the critical connection 
through site that ties the 1/2 Acre 
Park to the Node. Clear paths woven 
together with planting zones and 
program pockets to promote safety 
for pedestrians and slow multi-
modal movement while enhancing 
connectivity through the center of 
the site site will be prioritized in the 
design of this site area.  Through 
intentional design strategies, the 
following program objectives will be 
addressed in this zone of the site:

• Green Ribbon: the primary 
circulation route connecting  the 
1/2 Acre Park, Pentagon City Metro 
Station, and Hayes Street corridor 
to the southwest to the Node and 
Pen Place to the northeast

• Program Pockets: areas of program 
that might include small gathering 
spaces, furnishings, planting, 
lighting elements, or other 
moments of pause along the Green 
Ribbon 

PROGRAMMED POCKETS

GREEN RIBBON

OPEN SPACE 
*PER DESIGN GUIDELINES
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
LINK - CHARACTER

Note: Images on this page are provided as 
illustrative examples of design elements 
and principles discussed in this section. The 
ultimate design of 12th Street Landing will 
be developed during site plan review and 
approval processes with the County and 
community following the approval of these 
guidelines.

CLEAR CIRCULATION

SEATING OPPORTUNITIESLAYERED PLANTINGS

LAYERS OF ACTIVITYFRAMED VIEWS

CAFE SEATINGMULTIMODAL CIRCULATION

The Link will address the following 
program objectives: a Green Ribbon 
segment and program pockets. 

OPEN SPACE 
*PER DESIGN GUIDELINES
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
NODE - PROGRAM FRAMEWORK

Note: This is a preliminary concept and is illustrative in nature. The ultimate design of 
12th Street Landing will be developed during site plan review and approval processes 
with the County and community following the approval of these guidelines. 

Green Ribbon (flexible placement)

The Node is located at the 
northeastern corner of the site and is 
the first point of arrival when crossing 
the intersection at Fern Street and 
11th Street. Clear paths of circulation 
that safely direct pedestrians will be 
prioritized in the design of this site 
area. Through intentional design 
strategies, the following program 
objectives will be addressed in this 
zone of the site:

• Point of Arrival: a moment of rest 
connecting 12th Street Landing 
visitors, Fern Street pedestrians, 
and Green Ribbon users

• Green Ribbon: a primary circulation 
route leading to the 1/2 Acre Park, 
Pentagon City Metro Station, and 
Hayes Street corridor through the 
Link

• Landscape Edge: a zone supporting 
activity adjacent to ground floor 
uses (including retail, retail 
equivalent, and other uses) 
featuring planting and publicly 
accessible seating

POINT OF ARRIVAL

GREEN RIBBON

LANDSCAPE EDGE

OPEN SPACE 
*PER DESIGN GUIDELINES
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BROOKFIELD PROPERTIES - 12TH STREET LANDING
NODE - CHARACTER

Note: Images on this page are provided as 
illustrative examples of design elements 
and principles discussed in this section. The 
ultimate design of 12th Street Landing will 
be developed during site plan review and 
approval processes with the County and 
community following the approval of these 
guidelines.

POROUS CANOPY

ACTIVE RETAIL EDGES SEATING NOOKSPLANTED PLAZA

CLEAR MOVEMENT AND CIRCULATIONURBAN CONNECTIONS

The Node will address the following 
program objectives: a point of arrival, 
Green Ribbon segment, and a building 
edge. 

OPEN SPACE 
*PER DESIGN GUIDELINES
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