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SUBJECTS: Items Associated with Redevelopment of the 3130 Langston Boulevard
(Walgreens) Site:

A. GLPA24-00004 GENERAL LAND USE PLAN AMENDMENT to change the land use

designation of the property from "Service Commercial" and "Public" to "Medium"
Office-Apartment-Hotel; located at 3130 Langston Boulevard (RPC# 15-012-041).

REZN24-00004 REZONING of the property from "C-2" Service Commercial
Community Business District to "C-O-2.5" Mixed-Use District; located at 3130 Langston
Boulevard (RPC# 15-012-041).

SPLN24-00004 (SP #481) to permit the construction of a 13-story building with up to
300 residential units and 7,228 square feet of ground floor retail gross floor area, with
modifications of Arlington County Zoning Ordinance standards for additional density,
density exclusions, loading spaces, coverage and placement, and other modifications
necessary to achieve the proposed development; located at 3130 Langston Boulevard
(RPC# 15-012-041).

RECOMMENDATIONS:

1.

The Planning Commission recommends that the County Board adopt the attached
resolution (Attachment #1) to approve the General Land Use Plan amendment (GLPA24-
00004) to change the designation of the property from "Service Commercial" and
"Public" to "Medium" Office-Apartment-Hotel; located at 3130 Langston Boulevard
(RPC# 15-012-041).

The Planning Commission recommend that the County Board adopt the attached
ordinance (Attachment #2) to rezone (REZN24-00004) the property from “C-2" Service
Commercial-Community Business District to “C-0-2.5” Mixed-Use District; located at
3130 Langston Boulevard (RPC# 15-012-041).


http://www.arlingtonva.us/

3. The Planning Commission recommends that the County Board adopt the attached
ordinance (Attachment #3) to approve a new site plan (SPLN24-00004) to permit the
construction of a 13-story building with up to 300 residential units and 7,228 square feet
of ground floor retail gross floor area, with modifications of Arlington County Zoning
Ordinance standards for additional density, density exclusions, loading spaces, coverage
and placement, and other modifications necessary to achieve the proposed development;
located at 3130 Langston Boulevard (RPC# 15-012-041).

4. The Planning Commission recommends that the County Board direct the County
Manager to begin preparations this fiscal year for a study of Langston Boulevard from
Rosslyn to [-66 to reconfigure it as a Complete Street consistent with the goals of the
Master Transportation Plan and Langston Boulevard Area Plan and commence the study
in Fiscal Year 2027.

BACKGROUND
The Planning Commission heard this item at its April 6, 2026, public hearing. Matthew Pfeiffer,
Department of Community Planning, Housing and Development (CPHD), Planning Division
gave a presentation on the proposal. Additional staff present included:
= Bryce Johnson, Department of Environmental Services (DES), Development Services
Bureau

Cassie Guy, with Rooney Properties, the applicant, gave an introduction to the project. Zachary
Williams with Venable, the applicant’s attorney, that gave an overview of the project, and
highlighted the architectural and site design, and evolution of the project. Additional applicant
representatives present included:

= Chris Champagne with VIKA (civil engineer)

= Mike Pinkoske with VIKA (transportation engineer)

= Stephen Saff with Davis Carter Scott (architect)

= Andrea Crossett with LandDesign (landscape architect)

PUBLIC SPEAKERS
There were nine public speakers on this item.

1. Bernard Berne, Arlington resident — The project lacks sufficient biophilic design
elements and appropriate native plantings.

2. John Carten, Arlington resident — The proposal lacks full conformance with the
Langston Boulevard Area Plan. Project revisions have not been justified to earn density
as requested

3. John Musso, Arlington County Chamber of Commerce — The chamber offers full
support of project as proposed

4. Aaron Roberts, Arlington resident - Transportation improvements in vicinity of project
are in dire need of being addressed immediately.



5. Ginger Brown, Langston Boulevard Alliance (LBA) - Parcel consolidation was,
unfortunately, not achieved, however, the project offers many positive elements.
Transportation improvements need to be addressed immediately, and so the LBA
supports the Transportation Commission motion to expedite studies and construction of
improvements. The LBA offers full support for the project.

6. Jim Todd, Cherrydale Civic Association President - Transportation improvements
along Langston Boulevard need to be addressed immediately, not after hundreds of new
people are already living in this building.

7. Jackie Snelling, Arlington resident — The project is lacking meaningful elements of
Langston Boulevard Area Plan compliance due to the lack of parcel consolidation. We
didn’t understand during the planning process how much space stormwater management
infrastructure would take. As a result, site elements have been squeezed and minimized.

8. Andrew Rude, Arlington resident — There is too much density in too small a space.
The project fails to achieve objectives of Langston Boulevard Area Plan. Please defer this
project to allow the applicant to address these issues and until the transportation studies
for Area 5 are completed.

9. Claire Jacobson, Arlington resident — The building footprint is excessive, and the
building is too tall. The project is too close to Lyon Village. Disappointed in public
review process; no one listened to the residents. No one tried to find a compromise.

COMMISSION AND COMMITTEE REPORTS
The following commissions and committees provided reports to the Planning Commission:

1. Commissioner Lantelme provided a report from the Transportation Commission (TC). It
was heard at the last TC meeting on March 26, 2026. The Commission voted to support
the project unanimously with an additional motion for the County Board to direct the
County Manager to move up the start date of Area 5 Langston Boulevard corridor studies
and improvements.

2. Commissioner Bagley provided a report on the Site Plan Review Committee (SPRC)
process. This project was extensively delayed due to the needed County studies of
stormwater mitigation. There were extensive public conversations around transportation,
tree canopy coverage, sustainability including stormwater management, density, and
community benefits.

PLANNING COMMISSION DISCUSSION
The Planning Commission discussed the following topics with County Staff and the applicant:




Transportation

e Commissioner Peterson expressed concern about delay in commencement of Langston
Boulevard Area 5 study. Why can’t these be prioritized, and what would it take to do so? If
DES had additional staff or consultants, could these studies be reprioritized?

o Mr. Johnson provided response regarding timing of studies currently underway and
Area 5. Questions about the schedules of studies are largely outside the scope of the
site plan review.

e Commissioner Striner opined that the Area 5 Study should have been completed before
consideration of the site plan. What about alternative funding for quick fixes that could
allow for earlier completion of improvements for Area 5?

o Mr. Johnson reiterated information about the scheduled and funded studies in the
pipeline for Area 5.

o Commissioner Striner asked about Vision Zero. Is there funding and flexibility in
those programs that could apply to this section of Langston Boulevard?

o Mr. Johnson responded that that program is already being applied to this vicinity.

e Commissioner Lantelme expressed that Langston Boulevard’s current condition is hostile to
pedestrians, transit users and cyclists. The common theme for all of the Langston Boulevard
site plans is that the boulevard is a problem. We need to move up these studies; we can start
the initial scoping, budgeting and procurement now.

e Commissioner Garcia aligns herself with Commissioner Lantelme’s comments. She asked
about how pick-up and drop-off (PUDO) have been impacted by site redesigns.

o Mr. Williams provided an overview of the evolution of the PUDO location and the
constraints faced by the applicant.

o Ms. Guy explained how the garage operates and generally how circulation would
work.

e Commissioner Patel raised concerns about equity and where transportation studies are
focused.

Density

e Commissioner Striner appreciated the staff presentation of density and how it is earned.

o Mr. Pfeiffer confirmed that that exhibit will be provided with presentations for future
site plan projects.

e Commissioner Lantelme expressed disappointment that the pawn shop site was not
consolidated with the subject site; however, he acknowledges that is not the fault of the
applicant. Is the pawn shop property a feasible redevelopment site without consolidation
with the Walgreen’s property?

o Mr. Pfeiffer responded that the pawn shop property would be subject to the same
planning framework as the Walgreens site. It’s difficult to respond to a hypothetical
scenario, and staff haven’t specifically analyzed that site, though it is acknowledged
there would be significant constraints.



Sustainable Design and Stormwater Management

e Commissioner Robertson applauded the stormwater management design; however, we
should strive for more considering the historic flooding of site and climate change.

e Commissioner Peterson appreciates the biophilic design of the project and the fact that is
meets tree canopy goals.

e Commissioner Amodeo associates herself with Commissioner Robertson’s concern about
flooding at the site.

e Commissioner Striner appreciates the lighting added to walkways for pedestrian safety

Open Space and Landscaping
e Chair Bagley asked about whether common milkweed will be planted on site?
o Ms. Crossett confirmed that it will be planted.

Community Benefits

e Commissioner Patel expressed that there is not enough affordable housing at the site; it’s
only six percent. She wishes there were more units at a wider affordability level.

e Commissioner Amodeo asked about the affordable housing unit composition.

PLANNING COMMISSION MOTIONS

Chair Bagley moved that the Planning Commission recommend that the County Board adopt the
attached resolution (Attachment #1) to approve the General Land Use Plan amendment
(GLPA24-00004) to change the designation of the property from "Service Commercial" and
"Public" to "Medium" Office-Apartment-Hotel; located at 3130 Langston Boulevard (RPC# 15-
012-041).

The motion was seconded by Commissioner Patel.
The motion carried 9-0. Commissioner Johnson recused herself from the vote.

Chair Bagley moved that the Planning Commission recommend that the County Board adopt the
attached ordinance (Attachment #2) to rezone (REZN24-00004) the property from “C-2” Service
Commercial-Community Business District to “C-0-2.5” Mixed-Use District; located at 3130
Langston Boulevard (RPC# 15-012-041).

The motion was seconded by Commissioner Patel.
The motion carried 9-0. Commissioner Johnson recused herself from the vote.

Chair Bagley moved that the Planning Commission recommend that the County Board adopt the
attached ordinance (Attachment #3) to approve a new site plan (SPLN24-00004) to permit the
construction of a 13-story building with up to 300 residential units and 7,228 square feet of
ground floor retail gross floor area, with modifications of Arlington County Zoning Ordinance
standards for additional density, density exclusions, loading spaces, coverage and placement, and
other modifications necessary to achieve the proposed development; located at 3130 Langston
Boulevard (RPC# 15-012-041).



RE: 2134 N. Taylor Street Site

Commissioners Flores, Husain, Locker, Ludlow, Mendelsohn, Muratovic, Traher, Theo, and
Vanderpoel were present and voting. | am happy to answer any questions via email

(muratovica@gmail.com).

Ajdin Muratovic, Chairman



