
July 27, 2023

Site Plan Review Committee (SPRC) 

3400, 3422, and 3444  13th Street N. (RPC #15-086-022, -023, -024)

New Site Plan (SPLN22-00005), GLUP Amendment, and Rezoning

YMCA Project

Project Webpage: https://www.arlingtonva.us/Government/Projects/Project-Types/Site-Plan/3400-
13th-St-N-YMCA

https://www.arlingtonva.us/Government/Projects/Project-Types/Site-Plan/3400-13th-St-N-YMCA
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Agenda Topics
1. Developer Presentation
2. Staff Presentation

a. How the developer’s proposals correspond with the guidance of the Special GLUP Study; and
b. Outstanding staff issues on the below topics.

3. SPRC Discussion of the revised site layout, including 
a. discussion of the revised building separation;
b. the revised widths and layouts of the north-south and east-west pathways; 
c. and the size and programming revised open spaces; and 

4. SPRC discussion of the revised building massing and height
a. Vision for Y at this location, incl. programming.

5. Public Comment
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Aerial Image Existing Conditions 

Site Location/Existing Conditions

Neighborhood

YMCA Site
191,108 sf
4.39 acres
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Aerial Image Site Considerations 

Background/Site Context

Significant changes in grade and coordination with adjacent development

Preservation of existing Ball Family Burial Ground and trees on 13th Street

Mill Creek 
Residential

Terwilliger 
Place (APAH)

YMCA Site
191,108 sf
4.39 acres
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General Land Use Plan (GLUP)
Existing: Semi-Public, “Low” Residential

Proposed: “Low” Office-Apartment-Hotel (Up to 72 
units/acre Density)
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Zoning

Existing:

 “R-5” One-Family and Restricted Two-
Family Dwelling District

Proposed:

 “C-O-1.5” Mixed Use District
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Plan and Policy Guidance – Special GLUP Study “Plus”

Washington Boulevard & Kirkwood 
Road Special GLUP Study “Plus” 
and Concept Plan adopted by the 
County Board in November 2017
 Authorized advertisement of future GLUP 

amendments within the Special GLUP Study 
area, including a change from Semi-Public 
to “Low" Office-Apartment-Hotel for this site
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Plan and Policy Guidance 
Circulation 
and Public 
Space 
Concept 
Map
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Plan and Policy Guidance 
Building 
Height and 
Form 
Concept 
Map
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Plan and Policy Guidance 
Land Use 
Concept 
Map
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Staff Comments On 
Previous (2022) Submittal
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Transition to Residential Neighborhood

No building 
taper on west 

facade
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Path Design and Site Circulation
E-W Connection Recommendations
 Pavement material: pavers 

matching alley/New Kansas Street 
design or alternative treatment –
not simply concrete or asphalt

 Pavement width: minimum 15 feet
 Total width: 50 feet (minimum 40 

feet exclusive of Mill Creek building 
alley)

 Landscaping: trees lining both sides 
of the connection

 Lighting: implement streetlamp 
style lighting along the connection

13th Street Connection: 
 Provide a minimum 40 feet of 

building separation with a 10-foot 
path lined with trees 

 Explore public path alternatives to 
connect to 13th Street that do not 
impact mature tree roots
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Public Spaces
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Public Spaces

Proposed 
Transformer Pad

E/W connection 
design primary focus 
through this space
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Preservation of Existing Trees

Trees endangered by 
building footprint / 
land disturbance

Possible conflicts with 
proposed building 

footprint

Existing sidewalk (with erosion)

Exposed tree roots and erosion

Reconstructed sidewalk 
must be designed to 
preserve tree roots
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Issues Relative to Building Design/Location
Frontages where building footprint 
conflicts with GLUP Study 
recommendations (and should be set 
back further):

 Frontage on New Kansas Street 
segment

 Frontage on east-west 
connection for both the 
residential building and portions 
of the YMCA building

 Areas that require limits of 
disturbance that jeopardize 
preservation of several existing 
mature trees along 13th Street

Additional considerations:

 The north-south path between 
buildings appears too narrow for 
a landscaped public path

 A greater setback for the YMCA 
building would help mitigate 
neighborhood transition by 
providing an opportunity for 
additional trees between the 
sidewalk and the building
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Staff Density Analysis
YMCA (SPLN22-00005)

Staff Density Analysis (Plan Date: July 28, 2022)

Site Area (sf) 191,108

Site Area (acres) 4.39

Proposed YMCA GFA (sf) 87,850

Proposed Residential GFA (sf) 340,151

Proposed Residential Units 374

Average Unit Size (sf) 909

Site Area Allocated to YMCA 58,567 

Site Area Allocated to Residential 132,541 

Maximum Base Community Center Density (FAR) 1.5

Maximum Base Residential Density (du/ac) 72

Maximum Base YMCA (GFA) 87,850 

Maximum Base (units) 219

GBI Bonus (FAR) 0.35

GBI Bonus (YMCA GFA) 0.00

GBI Bonus (Resi units) 51

Additional Units to Earn 104 
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Developer’s Current 
Proposal 2023
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Current proposal 2023
 Staff believes that the developer’s current proposal is closer 

to resolving the issues identified with the 2022 submission
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Staff Issues with current proposal

 Size of Western public 
space: GLUP study 
anticipated about .5 acre

 As Proposed:
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Staff Issues with current proposal

 Principle 12
– Encouragement of vertical 

mixed use
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Site Plan 
Acceptance

Online 
Feedback 

Opportunity

SPRC 
Meeting #1

SPRC 
Meeting #2

SPRC 
Meeting #3

Commission
Meetings 

County 
Board 

July 27, 2023 TBD TBD TBD TBD

SPRC Review1 Public Hearings 2

1. Anticipated schedule is subject to change based on nature of public feedback and guidance from Planning Commission

2. Public Hearings may also include other Commissions such as Transportation, Housing, and Parks & Recreation 

Review Process 
We Are Here

Dec. 5 – Dec. 16, 
2022

Topics:
• Building Form and 

Site Design
• Transportation, 

Parking, and Site 
Circulation

• Open Space, Tree 
Protection, and 
Landscaping

• Density
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Thank You
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