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DATE:  November 24, 2025

SUBJECT:  RiverHouse Neighborhood – Development Project: 

A. REZN22-00007 REZONING from “R2-7” Two-Family and Townhouse Dwelling 
District and “C-O-2.5” Mixed Use District to “RA6-15” Multiple-Family Dwelling 
District; for portions of property located at 1111 Army Navy Drive, 1400 S. Joyce Street, 
and 1600 S. Joyce Street (RPC#s 35-010-023, -032, -033).
 

B. SPLN23-00001 PHASED DEVELOPMENT SITE PLAN for existing and new infill 
development totaling up to 4,466 residential dwelling units and up to 19,923 sq. ft. of 
non-residential gross floor area for the site as a whole; with modifications of zoning 
ordinance requirements including: additional density, reduced parking, increased compact 
parking, off-site parking, loading space reductions, altered dimensional parking 
standards, density exclusions, and other modifications as necessary to achieve the 
proposed phased development site plan for the RiverHouse site (SP #477); located at 
1111 Army Navy Drive, 1400 S. Joyce Street, and 1600 S. Joyce Street (RPC#s 35-010-
023, -032, -033).

C. SPLN23-00002 SITE PLAN to construct a mixed-use building consisting of up to 509 
residential dwelling units and up to 14,793 sq. ft. of non-residential gross floor area; with 
modifications of zoning ordinance requirements including: additional density, reduced 
parking requirements, increased compact parking, parking for off-site uses, density 
exclusions, and other modifications as necessary to achieve the proposed development 
plan for the RiverHouse “Building N1” site (SP #477-1); located at 1111 Army Navy 
Drive and 1400 S. Joyce Street (RPC#s 35-010-023, and -032).

D. SPLN23-00003 SITE PLAN to construct up to 132 residential dwelling units consisting 
of townhouses and multifamily (stacked flats); with modifications of zoning ordinance 
requirements including: reduced parking requirements, and other modifications as 
necessary to achieve the proposed development plan for the RiverHouse “Land Bay S” 
site (SP #477-2); located at 1400 S. Joyce Street and 1600 S. Joyce Street (RPC#s 35-
010-032, and -033).
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E. SPLN23-00004 SITE PLAN to construct a multifamily building with up to 102 
residential dwelling units; with modifications of zoning ordinance requirements 
including: reduced parking requirements and other modifications as necessary to achieve 
the proposed development plan for the RiverHouse “Building C1” site (SP #477-3); 
located at 1600 S. Joyce Street (RPC# 35-010-033). 

F. SPLN25-00001 SITE PLAN for three (3) existing multifamily buildings totaling up to 
1,676 residential dwelling units and up to 1,130 sq. ft. of non-residential gross floor area; 
with modifications of zoning ordinance requirements including: reduced parking 
requirements, reduced loading requirements, altered dimensional parking standards, and 
other modifications as necessary to achieve the proposed development plan for the 
RiverHouse “Existing Buildings” (Ashley, Potomac, and James) site (SP #477-4); located 
at 1111 Army Navy Drive, 1400 S. Joyce Street, and 1600 S. Joyce Street (RPC#s 35-
010-023, -032, -033).

Applicant:  James House Residential LLC,
Potomac House Residential LLC, and 
Ashley House Residential LLC, 
(c/o JBG Smith)

By:  Kedrick N. Whitmore
Venable LLP
1850 Towers Crescent Plaza, Suite 400
Tysons, VA 22182

C.M. RECOMMENDATION:  

1. Adopt the attached Rezoning Ordinance to rezone portions of the subject property located 
at 1111 Army Navy Drive, 1400 S. Joyce Street, and 1600 S. Joyce Street (RPC#s 35-
010-023, -032, -033) from “R2-7” Two-Family and Townhouse Dwelling District and “C-
O-2.5” Mixed Use District to “RA6-15” Multiple-Family Dwelling District.

2. Adopt the attached Phased Development Site Plan Ordinance for SPLN23-00001 (SP 
#477) and RiverHouse Neighborhood Urban Design Guidelines to allow existing and 
infill development totaling up to 4,466 residential dwelling units and up to 19,923 sq. ft. 
of non-residential gross floor area for the site as a whole; for the property located at 1111 
Army Navy Drive, 1400 S. Joyce Street, and 1600 S. Joyce Street (RPC#s 35-010-023, -
032, -033); with modifications of zoning ordinance requirements including: additional 
density, reduced parking, increased compact parking, off-site parking, loading space 
reductions, altered dimensional parking standards, density exclusions, and other 
modifications as necessary to achieve the proposed phased development plan for the 
RiverHouse site.
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3. Adopt the attached Site Plan Ordinance for SPLN23-00002 (SP #477-1) to construct a 
mixed-use building consisting of up to 509 residential dwelling units and up to 14,793 sq. 
ft. of non-residential gross floor area; for the property located at 1111 Army Navy Drive 
and 1400 S. Joyce Street (RPC#s 35-010-023, and -032); with modifications of zoning 
ordinance requirements including additional density, reduced parking requirements, 
increased compact parking, parking for off-site uses, density exclusions, and other 
modifications as necessary to achieve the proposed development plan for the RiverHouse 
“Building N1” site.

4. Adopt the attached Site Plan Ordinance for SPLN23-00003 (SP #477-2) to construct up 
to 132 residential dwelling units consisting of townhouses and multifamily (stacked 
flats); for the property located at 1400 S. Joyce Street and 1600 S. Joyce Street (RPC#s 
35-010-032, and -033); with modifications of zoning ordinance requirements including 
reduced parking requirements, and other modifications as necessary to achieve the 
proposed development plan for the RiverHouse “Land Bay S” site.

5. Adopt the attached Site Plan Ordinance for SPLN23-00004 (SP #477-3) to construct a 
multifamily building with up to 102 residential dwelling units; for the property located at 
1600 S. Joyce Street (RPC# 35-010-033); with modifications of zoning ordinance 
requirements including reduced parking requirements and other modifications as 
necessary to achieve the proposed development plan for the RiverHouse “Building C1” 
site.

6. Adopt the attached Site Plan Ordinance for SPLN25-00001 (SP #477-4) to retain three 
(3) existing multifamily buildings (Ashley House, Potomac House, and James House) 
totaling up to 1,676 residential dwelling units and up to 1,130 sq. ft. of non-residential 
gross floor area; for the property located at 1111 Army Navy Drive, 1400 S. Joyce Street, 
and 1600 S. Joyce Street (RPC#s 35-010-023, -032, -033); with modifications of zoning 
ordinance requirements including: reduced parking, reduced loading requirements, 
altered dimensional parking standards, and other modifications as necessary to achieve 
the proposed development plan for the RiverHouse “Existing Buildings” site.

ISSUES:  This is a Phased Development Site Plan (PDSP), and associated items, to allow 
existing and infill development in accordance with the Pentagon City Sector Plan (“Sector Plan”) 
on the RiverHouse site (1111 Army Navy Drive, 1400 S. Joyce Street, and 1600 S. Joyce Street) 
totaling up to 4,466 residential dwelling units and up to 19,923 sq. ft. of non-residential gross 
floor area (GFA). Throughout the community engagement process, the Applicant significantly 
revised the project to better align with Sector Plan recommendations, addressing shortcomings 
related to targets for increased density and the creation of public spaces through appropriate 
building form and placement. This resulted in a project with substantially increased density and 
generously sized public spaces that comply with, and advance, the Sector Plan Vision and 
Guiding Principles. Staff has identified no outstanding issues with the subject items as of the date 
of this report. Community sentiment on the project is varied. Many community members and 
commissioners support the overall project, and some have even expressed desire for greater 
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density than is proposed. However, conversely, some community members have continuously 
raised concerns regarding the Sector Plan recommendations for elements related to maximum 
density, maximum building heights, and the routing of the Green Ribbon. In particular, some 
residents of abutting condominium buildings have expressed concerns about potential traffic, 
noise, and safety impacts resulting from increased density and the potential loss of private views 
from abutting properties resulting from new, future-phase buildings that would exceed the height 
of the existing buildings on the site. Overall, staff finds that the Applicant’s proposal complies 
with the County Board-adopted Sector Plan and notes that most of the issues raised through the 
community engagement process are objections to or concerns with Sector Plan recommendations 
for the subject site, which the Applicant is seeking to implement. As conditioned, and described 
further below, the Applicant’s proposal advances the Sector Plan Vision and Guiding Principles, 
implements the Sector Plan-identified community benefits for the site, and will, from staff’s 
perspective, mitigate any undue adverse impacts resulting from the new development.

SUMMARY:  JBG Smith (the “Applicant”) proposes a rezoning, phased development site plan, 
and four (4) final site plans to allow existing and infill development of the approximately 36-acre 
RiverHouse Neighborhood site totaling up to 4,466 residential dwelling units (123 dwelling units 
per acre) and up to 19,923 sq. ft. of non-residential gross floor area (GFA). Four (4) subject final 
site plans comprise the “initial phases of development” (or “near-term development”) of the 
PDSP and include a total of up to 2,419 dwelling units (66.6 dwelling units per acre) and up to 
15,923 sq. ft. of non-residential (retail) GFA, as follows:

▪ Building N1 (or “N1”): a new seven-story mixed-use building with up to 509 dwelling 
units and up to 14,793 sq. ft. of retail GFA anticipated to be used for a Virginia Hospital 
Center (VHC Health) urgent care facility. 

▪ Land Bay S: up to 132 new dwelling units, consisting of 82 townhouses and 50 stacked 
flats.

▪ Building C1 (or “C1”): a new seven-story multifamily residential building with up to 102 
dwelling units.

▪ Existing Buildings: a final site plan to retain the existing James House (the “James”), 
Potomac House (the “Potomac”), and the Ashley House (the “Ashley”) multifamily 
buildings, which together total 1,676 dwelling units and 1,130 sq. ft. of retail GFA.

The PDSP also includes a proposal for four (4) future buildings (“future phases”) – Building N2, 
Building N3, Building C2, and Building C3 – totaling up to 2,047 dwelling units and up to 4,000 
sq. ft. of non-residential GFA. Each building would be subject to a future final site plan approval 
by the County Board prior to construction. To achieve the proposed development, the Applicant 
is proposing to rezone areas around the perimeter of the site from “R2-7” Two-Family and 
Townhouse Dwelling District and “C-O-2.5” Mixed Use District to “RA6-15” Multiple-Family 
Dwelling District, consistent with the Sector Plan recommendation to apply the previous 
RiverHouse site GLUP designation of “Medium” Residential for establishing the maximum site 
plan base density and the vision and regulations of the Pentagon City Coordinated 
Redevelopment District.
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As described in greater detail below, the project evolved substantially throughout the public 
engagement process. The initial proposal included only low-to-mid-rise buildings that 
underachieved in terms of housing creation goals and conflicted with the building placement 
recommendations of the Sector Plan, thereby resulting in inadequate public spaces, which are to 
be an essential community benefit per the Sector Plan. The revised, subject proposal is 
significantly improved, and a balanced approach that reflects both the current market conditions 
and the long-term objectives of the Sector Plan. Under the PDSP, in the near term, the Applicant 
will deliver market-viable mid-rise buildings, townhouses, and a substantial portion of Sector 
Plan-identified community benefits, whereas high-rise buildings and the remaining public spaces 
and infrastructure improvements would develop over a longer period. While the evolution took 
time, together, staff, the Applicant, and the community were able to make notable improvements 
over the original project design, such as:
▪ Increased the maximum proposed residential density from approximately 88 du/ac to 

approximately 123 du/ac; and
▪ More than tripled the potential number of on-site committed affordable units in the long 

term; and 
▪ Increased the maximum building heights for future phase buildings, including for 

Building N2 from seven (7) to 22 stories, for Building C2 from eight (8) to 16 stories, for 
Building C3 from seven (7) to 22 stories, and added the new 22-story Building N3, to 
achieve more housing and more public space with smaller building footprints; and

▪ Removed future phase buildings from the initial proposal (“F1,” “F2,” and “F3”) that 
would have prohibited the creation of “James Park;” and

▪ Expanded the width of the N1-2 Public Space from 45 feet to 130 feet, approximately 
tripling the area; and

▪ Expanded the width of the Green Ribbon Primary Route (between C2 and C3) from a 
maximum of 40 feet to 220 feet, and achieving an approximately 1.5-acre public space; 
and

▪ Improved the visibility and quality of the Green Ribbon Primary Route by eliminating all 
proposed buildings obstructing the path and sight line to/from 15th Street South Spur and 
Virginia Highlands Park; and

▪ Improved the visibility and quality of the Green Ribbon Secondary Routes on Land Bay 
S by routing them in front, rather than behind, buildings; and

▪ Improved the 15th Road South and 15th Court South streetscapes, tree canopy, and 
pedestrian safety by rear-loading townhouses along the street frontages.

Additional density, consistent with Arlington County Zoning Ordinance (ACZO) §15.5.9.D, is 
requested for Building N1 participating in the Green Building Incentive Policy (GBIP) at the 
0.25-FAR level and achieving LEED Gold, all baseline prerequisites, and energy optimization of 
at least 24% (LEED v.4) consistent with the 2023 “Automatic Update” policy. Overall, staff finds 
the proposed project to be consistent with the GLUP and the requirements of the ACZO. 
Moreover, the proposal, from staff’s perspective, is generally consistent with the 
recommendations of the Pentagon City Sector Plan (“Sector Plan” or “PCSP”). The project 
advances several key County goals and objectives, such as:
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▪ Preserving and expanding housing: the subject final site plans will create approximately 
743 new dwelling units across a range of housing types, including both rental multifamily 
and ownership townhouse units. The Existing Buildings final site plan will also preserve 
1,676 existing multifamily units, of which 42 are operating committed affordable units 
(CAFs) and approximately 85% (1,421) are Market Rate Affordable Housing Units 
(MARKs), as of the date of this report. Future phases would allow for up to an additional 
2,047 dwelling units on-site. This supports GLUP Development and Growth Goals, 
through the retention and creation of new dwelling units in the transit-rich and 
multimodal transportation environment of the Pentagon City Coordinated Redevelopment 
District (PCCRD). In addition, it directly supports the Sector Plan “Equity” Guiding 
Principle to “welcome everybody from throughout the County, region and world to live, 
work, learn, and share culture” and more specifically “Development [that] will help 
support a community of all ages and abilities” and “welcome a diverse range of people.”

▪ New affordable housing: through the subject final site plans the Applicant will voluntarily 
provide approximately 15,203 sq. ft. of committed affordable units (CAFs) 
(approximately 12 CAFs) on-site for increased density within the zoning district 
regulations (base density). In addition, future phases would provide at least 10 percent of 
net new dwelling units above the base density level for the RiverHouse property (72 
du/ac) as CAFs. This supports the Sector Plan “Equity” Guiding Principle to “support a 
community of all ages and abilities, with increased affordable housing.” Moreover, it 
directly supports the Sector Plan policy recommendation for on-site CAFs to “at 
minimum represent 10% of net new residential density above the base density levels 
established for PDSP sites and the RiverHouse property.” This also supports the goals of 
the Affordable Housing Master Plan (AHMP).

▪ New and expanded public spaces (parks): with development of Building N1, the 
Applicant will construct, maintain, and provide a public access easement for the initial 
portion (approximately 0.38 acres) of the N1-2 Public Space (also known as “N1-2 Open 
Space”) a new public space located between Building N1 and future Building N2. A 
future final site plan for Building N2 would provide the remaining portion (0.62 acres) of 
the N1-2 Public Space to create an approximately one (1) acre public space and would 
provide fee simple dedication of an approximately 1.58 acre area north of the James 
House (“James Park”) for creation of another public space adjacent to Army Navy Drive. 
The first to occur of a future final site plan for Buildings C2, C3, or N3 would provide a 
fee simple dedication of approximately 2.77 acres, to expand Virginia Highlands Park 
(VHP) and complete the corresponding realignment of South Joyce Street. This directly 
supports Sector Plan policies for the RiverHouse site recommending “expansion of 
Virginia Highlands Park through land dedication,” and “creation of additional public 
space on the site totaling at least 2.5 acres.” Moreover, it supports the Sector Plan “Places 
for People” Guiding Principle to create “new and improved public spaces,” and the 
“Places for Nature” Guiding Principle to “create space for nature to thrive so that there is 
universal, everyday access to nature in the district.” 
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▪ Green Ribbon pathways: in addition to the public spaces described above, the subject 
final site plans would construct, maintain, and provide public access easements for Green 
Ribbon segments including: to/from 15th Street South Spur/new South Kent Street 
(“Primary Route”), along the southern property line to/from South Joyce Street/southwest 
site corner (“Secondary Route – South”), and north/south through the site to/from the 
intersection of new South Kent Street and new 15th Road South to the interim N1-2 
Public Space (“Secondary Route  - North/South”). In addition, the subject final site plans 
would provide interim Green Ribbon pathways, through a combination of new and 
existing interior walkways, to complete the Primary Route from new South Kent Street to 
existing VHP and the Secondary Route – North/South from the interim N1-2 Public 
Space to the intersection of Army Navy Drive and South Lynn Street. The N1-2 Public 
Space also serves as an east/west Green Ribbon connection between South Lynn Street 
and the Westpost retail on South Joyce Street. The future final site plan for Building N2 
would complete the remaining permanent improvements for the Secondary Route – 
North/South between the N1-2 Public Space and Army Navy Drive, and the first to occur 
of a future final site plan for Buildings C2, C3, or N3 would provide the remaining 
Primary Route between future Buildings C2 and C3 – a large public area of 
approximately 1.51 acres that would include planting zones, pedestrian paths, and a 
multi-use trail. This directly supports Sector Plan policies for “Creation of Green Ribbon 
segments throughout the site.” Moreover, implementation of the Green Ribbon plays a 
crucial role in advancing the Sector Plan’s “Coordinating at District Scale” Guiding 
Principle to “complete the missing links—physical and over time—to become a cohesive 
neighborhood connected to the broader 22202 community,” and to create “universally-
accessible and/or improved connections from all surrounding neighborhoods, improved 
intersections, and gateways.” The Green Ribbon also supports the Sector Plan Guiding 
Principles for “Places for People” by “enhance[ing] connectivity and provid[ing] 
common places to enjoy,” and “Places for Nature” by incorporating biophilic design and 
creating “space for nature to thrive.” 

▪ Multimodal infrastructure: with the subject final site plan for Building N1 the Applicant 
will construct a new two-way cycle track along South Joyce Street, from the intersection 
at Army Navy Drive to the intersection for the future realigned segment of South Joyce 
Street. The subject final site plan for Land Bay S will provide dedicated one-way bike 
lanes along new 15th Road South and South Kent Street. The first to occur of a future 
final site plan for Buildings C2, C3, or N3 would realign South Joyce Street from 15th 
Street South to 15th Road south and provide a multi-use trail along the edge of expanded 
Virginia Highlands Park, and a multi-use trail along the Primary Route of the Green 
Ribbon from realigned South Joyce Street to new South Kent Street between Buildings 
C1 and C2. This directly advances the Sector Plan policy recommendation to create a 
separated bikeway along the site’s South Joyce Street frontage and along the Primary 
Route of the Green Ribbon. In addition, it supports the Sector Plan Vision for prioritizing 
robust multi-modal transportation options, the “Transportation” Guiding Principle to 
“provide safe, inviting transportation choices that make driving unnecessary,” and 
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Implementation Action Item #14 to “expand separated bike facilities throughout Pentagon 
City and Crystal City.”

▪ New and improved streetscapes: in addition to the Green Ribbon pathways and 
multimodal facilities described above, the subject final site plan for Land Bay S will 
implement new public sidewalks with street trees and expand the pedestrian network 
through the interior of the site, notably along new 15th Road South and new South Kent 
Street. Future phases will also include new sidewalks and streetscapes along realigned 
South Joyce Street. This supports the Sector Plan “Places for People” and “Places for 
Nature” Guiding Principles by encouraging walking and enhancing connectivity, and 
incorporating biophilic design, respectively. Further, it advances the Sector Plan 
“Transportation” Guiding Principle by expanding the pedestrian network to “be safe for 
all ages and abilities.” 

▪ Increasing multi-modalism: in conjunction with the expansion of the walking and 
bicycling network described above, the proposed PDSP would reduce the existing off-
street residential parking ratio across the site from approximately 1.08 spaces per 
dwelling unit to approximately 0.45 spaces per dwelling unit at full build out, thereby 
proportionally increasing the number of car-free households and encouraging increased 
use of transit, walking, biking and micromobility. This directly supports the Sector Plan 
“Transportation” Guiding Principle and its Supporting Elements and Performance 
Metrics to increase the use of public transit, walking, and biking, and the number of car-
free households within the Sector Plan area. 

▪ Sustainable design: all the subject final site plans will achieve LEED Gold certification 
and at least 20 percent energy optimization, while Building N1 will additionally 
participate in the Green Building Incentive Policy (GBIP) (0.25 FAR-level) and fulfill all 
the GBIP baseline prerequisites as well as the 2023 “Automatic Update” requirements for 
energy optimization of at least 24 percent. This directly advances the Sector Plan policy 
recommendation that all new buildings achieve at least LEED Gold certification and the 
“Green Development” Guiding Principle to advance global standards for sustainable 
design and energy-efficient buildings. Further, it generally supports the goals and 
objectives of the Community Energy Plan (CEP) and exceeds the LEED Silver GBIP 
standard for buildings not participating in the GBIP for additional density. 

▪ Vegetation and Tree Canopy: At full build-out, the PDSP will exceed the tree canopy and 
total planted area coverage targets for the RiverHouse site (20% and 30%, respectively), 
with 35% tree canopy and 45% total vegetation coverage proposed. Moreover, the PDSP 
complies with the Sector Plan-recommended total building coverage targets, not 
exceeding 55% below the sixth floor or 40% above the fifth floor. This supports the 
Sector Plan “Places for Nature” Guiding Principle to “create space for nature to thrive so 
that there is universal, everyday access to nature in the district,” as well as the “Green 
Development” Guiding Principle for new development to address stormwater.
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▪ New retail: the subject final site plan for Building N1 will include new ground-floor retail 
space anticipated to be tenanted by the Virgina Hospital Center (VHC Health) as an 
urgent care facility. The future final site plan for Building N2 would include up to an 
additional 4,000 sq. ft. of retail GFA at the ground level along the South Joyce Street 
frontage. This advances the Sector Plan “Places for People” Guiding Principle and 
general policy recommendations for retail and active edges by providing active, service-
oriented uses at street level. 

The RiverHouse site is within the Pentagon City Coordinated Redevelopment District (PCCRD) 
and the proposed rezoning is consistent with the PCCRD regulations. Staff’s conclusion 
following completion of the public review process for this project is that the PDSP and final site 
plans comply with the character of master plans and with the uses permitted and use regulations 
of the “RA6-15” zoning district and the PCCRD; will not be injurious or detrimental to property 
improvements in the neighborhood; and is designed so that the public health, safety, and welfare 
are promoted and protected. Therefore, staff recommends the County Board adopt the subject 
Rezoning Ordinance, adopt the subject PDSP Ordinance, and adopt each of the subject Site Plan 
Ordinances to approve the proposed redevelopment project. 

BACKGROUND: The following provides additional information about the site and location:

Address / RPC: 1111 Army Navy Drive, 1400 S. Joyce Street, and 1600 S. Joyce 
Street (RPC#s 35-010-023, -032, -033).

Neighborhood: Arlington Ridge Civic Association area.

Existing Zoning: “R2-7” Two-Family and Townhouse Dwelling District; and “C-O-
2.5” Mixed Use District; and “RA6-15” Multiple-Family Dwelling 
District.

Proposed Zoning: “RA6-15” Multiple-Family Dwelling District.

GLUP: “High-Medium” and “High” Residential; Note 4: Pentagon City 
Coordinated Redevelopment District (PCCRD)
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Figure 1: Site Location:

Figure 2: Existing Development and Proposed Final Site Plan (Entitlement) Areas:
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Figure 3: Zoning Map: Existing and Proposed

Figure 4: GLUP Map:
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Existing Conditions and Neighborhood Context: the subject site is 36.6 acres and located 
within the Pentagon City Metro Station Area and the PCCRD. It is comprised of three (3) 
existing multifamily residential buildings, with surface parking, private tennis courts, pools, and 
landscaped areas, as well as Grace Murray Hopper Park. All the existing buildings were 
constructed by-right in the late 1950’s and early 1960’s. The 13-story James House, constructed 
circa 1957, has 452 units and 1,130 sq. ft. of existing retail. The 16-story Potomac House, 
constructed circa 1960, has 647 units. The 16-story Ashley House, constructed in 1962, has 577 
units. The total existing unit count is 1,676, including 42 operating committed affordable units 
(CAFs) within the James building, and approximately 1,421 MARKs, as of the date of this 
report. Both the Potomac and Ashley buildings have underground parking garages with a 
combined total of 245 spaces, while the surface lots and structured lot between the James and the 
Potomac together include 1,575 spaces, for a site total of 1,820 spaces. The existing site parking 
ratio of 1.08 spaces per dwelling unit is based on these parking counts.

Figure 5: The James House from South Joyce Street:
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Figure 6: The Potomac House (right):

Figure 7: The Ashley House from South Joyce Street:
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Figure 8: The Ashley (right) and Potomac (left) from the southwest corner of the site:
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Development Proposal: The following provides a statistical summary of the proposed 
development:

PDSP Site Area (§6.5 RA6-15 / §9.6 PCCRD) Proposed (sq. ft.)
Allocated to residential uses 1,581,921 (36.3 acres)
Allocated to non-residential uses 13,282 (0.3 acres)
Total 1,595,203 (36.6 acres)
Total – post-dedications associated with subject FSPs 1,492,784 (34.3 acres)

PDSP Density Proposed
Residential (dwelling units)
PCSP Max. Base (72 du. per ac.) 2,614
Proposed Total (123 du per ac.) 4,466
Non-Residential GFA (sq. ft.)
PCSP Max. Base (1.5 FAR) 19,923
Proposed Total (1.5 FAR) 19,923
Additional Density Requested (dwelling units)
Green Building Incentive Policy - 0.25 FAR-level (N1 
Building only)1 

53

In accordance with §9.6.3 PCCRD 1,799
Proposed Total 1,852

1 The GBIP additional density for the proposed N1 Building is converted from GFA to dwelling units using the gross average unit 
size of 1,037.89 sq. ft.
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Land 
Bay

Building Height 
(Max.)

Units Residential 
GFA (sq. ft.)

Retail GFA 
(sq. ft.)

Total GFA 
(sq. ft.)

Existing Buildings to Remain
James 123' 452 413,721 1,130 414,851
Potomac 148' 647 597,050 0 597,050Existing 
Ashley 158' 577 596,122 0 596,122

 Subtotal: Existing      1,676 1,606,893 1,130 1,608,023
Initial Phases of Development 
N N1 77'-10" 509 528,286 14,793 543,079
C C1 81'-10" 102 124,435 0 124,435
S Townhouses/Stacked Flats 19' to 60' 132 347,068 0 347,068
 Subtotal: Initial phases 743 999,789 14,793 1,014,582
 Subtotal: Existing + 

Initial
     2,419

(66.6 
du/ac) 

2,606,682 15,923 2,622,605

Future Phases 
N2 242' 871 703,000 4,000 707,000

N N3 242' 485 382,500 0 382,500
C2 176' 366 463,000 0 463,000

C C3 242' 325 256,000 0 256,000
 Subtotal: Future Phases       

2,047 
1,804,500 4,000 1,808,500

 PDSP Total
 All phases       4,466 4,411,182 19,923 4,431,105
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N1 Building FSP (SPLN23-00002) Proposed
Site Area (sq. ft.)
Residential use 213,511
Non-residential (retail) use – VHC Health 9,862
Total 223,373
Total – post-dedication (2,525 sq. ft.) 220,848
Density and Uses
Dwelling units 509
Residential GFA 528,286
Retail (VHC Health) GFA 14,793
Total GFA 543,079
Density exclusions 1,810
Off-Street Parking2 
Total spaces 297
Total residential spaces (including visitor) 265
Total residential ratio (including visitor) 0.52 sp./du.
Residential spaces 255
Residential ratio 0.50 sp./du.
Visitor spaces (0.05 sp. per first 200 du.) 10
Retail (VHC Health) spaces 32
Minimum required residential ratio (excluding visitor) 0.40 sp./du.
Retail (VHC Health) ratio 1 sp./463 sq. ft.
Compact spaces within N1 garage 133
Compact ratio within N1 garage 26%
Off-Street Loading
Residential spaces 3
Retail (VHC Health) spaces 2

Land Bay S FSP (SPLN23-00003) Proposed 
Site Area (sq. ft.)
Total 443,284
Total – post-dedication (90,817 sq. ft.) 352,467
Density and Uses
Townhouses 82
Stacked flats (multifamily) 50
TOTAL Units 132
Off-Street Parking
Total spaces 214
Total ratio 1.62 sp./du.
Additional on-street spaces 26

2 The proposed N1 Building garage contains a total of 512 parking spaces, at least 215 of which are to be allocated to residential 
parking for the existing buildings to remain. The remaining 297 spaces are allocated to the uses in the N1 Building. The compact 
parking ratio shown is based on the overall total spaces in the garage.
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C1 Building FSP (SPLN23-00004) Proposed
Site Area (sq. ft.)
Total 38,936
Total – post-dedication (0 sq. ft.) 38,936
Density and Uses
Multifamily dwelling units 102
Residential GFA (sq. ft.) 124,435
Off-Street Parking
Total parking spaces (including visitor) 48
Total parking ratio (including visitor) 0.47 sp./du.
Residential spaces 42
Residential ratio 0.41 sp./du.
Visitor spaces (0.05 sp. per first 200 du.) 6
Compact spaces (8.3% of total) 4
Off-Street Loading
Total spaces 1

Existing Buildings FSP (SPLN25-00001)
Site Area (sq. ft.)
Total 889,610
Total – post-dedication (9,077 sq. ft.) 880,533
Density and Uses
Multifamily dwelling units 1,676
Residential GFA (sq. ft.) 1,606,893
Retail GFA (sq. ft.) 1,130
Total GFA (sq. ft.) 1,608,023
Off-Street Parking3

Total parking spaces 966
Total residential parking spaces (including visitor) 966
Total residential parking ratio (including visitor) 0.57 sp./du.
Residential spaces 936
Residential ratio 0.55 sp./du.
Visitor spaces (0.05 sp. per first 200 du.) 30
Minimum required residential ratio (excluding visitor) 0.40 sp./du.
Retail spaces 0
Off-Street Loading Spaces
James (Residential) 2
Potomac (Residential) 2
Ashley (Residential) 2

3 Parking for the existing buildings is shared across the site and consists of existing surface and garage spaces, as well as 215 off-
site spaces within the new N1 Building garage.



SPLN23-00001, et al. - 19 -
RiverHouse Neighborhood – Development Project

Future Off-Street Parking at Full PDSP Build-out4 
Building Use Spaces Ratio Location
James
Potomac
Ashley

Residential 671 0.40 sp./du. Existing surface lots and garages; 
N1, N2, and C2 garages

Residential 265 0.52 sp./du. N1 garage
N1 Retail (non-residential) 32 1 sp./463 sq. ft. N1 garage

Residential 349 0.40 sp./du. N2 garage
N2 Retail (non-residential) 4 1 sp./1,000 sq. ft. N2 garage
N3 Residential 194 0.40 sp./du. N3 garage
C1 Residential 48 0.47 sp./du. C1 garage
C2 Residential 148 0.40 sp./du. C2 garage
C3 Residential 130 0.40 sp./du. C3 garage
Land Bay S Residential 214 1.62 sp./du. In-unit garages
TOTAL Residential 2019 0.45 sp./du.
TOTAL Retail 36 1 sp./554 sq. ft.

Note: Figures for future phase buildings are shown in italics. 

Site Design and Architecture: The Applicant proposes to retain the three existing buildings 
(James, Ashley, and Potomac) and construct two (2) new multifamily buildings (Buildings N1 
and C1) and new townhouses and stacked flats in the initial phases of development, which 
correspond to the subject final site plans. The PDSP would allow up to four (4) additional 
buildings (Buildings N2, C2, C3, and N3) to be constructed subject to future final site plan 
approval(s) by the County Board. For building naming purposes, the Applicant has divided the 
site into three (3) Land Bays, as shown in the graphic below. Except for Land Bay S, the Land 
Bays are distinct from the subject final site plan areas and have been retained purely for use in 
establishing a building naming convention. The sections below describe the proposed site layout, 
architecture, and phasing in greater detail. 

4 Future parking counts/ratios may ultimately differ from those shown and will be determined at the time of future final site plan 
approval.
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Figure 9: Proposed Land Bays for Building Naming Purposes 

Site Layout and Phasing: As shown in the plan images below, the new infill development is 
proposed to occur over several phases. The four (4) subject final site plans comprise the “initial 
phases of development” (or “near-term development”) of the PDSP and include a total of up to 
2,619 dwelling units (66.6 dwelling units per acre) and up to 15,923 sq. ft. of non-residential 
(retail) GFA, including the Existing Buildings, Land Bay S, Building N1, and Building C1. In 
terms of phasing, the Applicant anticipates that Land Bay S would be the first phase of new 
development constructed, followed by Building N1 and then Building C1. However, it should be 
noted that the construction sequencing may be changed at the Applicant’s discretion.  

Figure 10: Existing Buildings and Initial Phases of Development 

LAND BAY 
S



SPLN23-00001, et al. - 21 -
RiverHouse Neighborhood – Development Project

Figure 11: Existing Buildings and Initial Phases of Development – Perspective Rendering

The PDSP also includes a proposal for four (4) future buildings (“future phases”) – Building N2, 
Building N3, Building C2, and Building C3 – totaling up to 2,047 dwelling units and up to 4,000 
sq. ft. of non-residential GFA. Each building would be subject to a future final site plan approval 
by the County Board prior to construction. While the exact sequencing is yet to be determined, 
the Applicant anticipates seeking County Board approval for construction of future phase 
buildings in the following order: Building N2, Building C2, Building C3, and Building N3. 

Figure 12: Total PDSP with Future Phase Development 
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Figure 13: Total PDSP with Future Phase Development (dashed boxes) – Perspective Rendering

Figure 14: Total PDSP with Future Phase Development – Landscape Rendering

Existing Buildings (SPLN25-00001): The final site plan area for the Existing Buildings is 
approximately 889,610 sq. ft. of non-contiguous land that, if approved, would be subdivided into 
three (3) new parcels, one (1) for each existing building. Site area for future phase buildings 
would be further subdivided out of the Existing Buildings final site plan area, as they are 
approved.  As described above, this final site plan is to retain the existing 1,676 units and 1,130 
square feet of non-commercial use and to allow zoning modifications necessary for reducing off-
street parking and loading requirements, as well as to permit existing dimensions of parking 
spaces and associated drive aisles to remain. There are no changes proposed to the existing 
density, uses, building envelopes, or facades. The existing private outdoor swimming pool and 
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adjacent single-story gym between the Ashley and the Potomac will remain until a final site plan 
is approved for construction of Building C2, C3, or N3. The existing private outdoor swimming 
pool for the James will also remain until approval and construction of the Building N2 final site 
plan.

Figure 15: Existing Buildings Final Site Plan Area (non-shaded)

Land Bay S (SPLN23-00003): The final site plan area for Land Bay S is approximately 443,284 
sq. ft. at the southwest corner of the site. The Applicant anticipates that this will be the first final 
site plan of the PDSP constructed. As described above, the proposal includes a total of 132 units 
comprised of 50 multifamily (stacked flats) units and 82 townhouse units. For site access and 
circulation, the Applicant proposes to extend South Kent Street through the site, connecting 
South Kent Street at the southern property line to South Lynn Street at the western property line. 
A new segment of 15th Road South would be constructed parallel to the southern property line 
from existing South Joyce Street and transition to 15th Court South at the intersection with new 
South Kent Street, where the street becomes private. Another new private street, South Lynn 
Court, would provide access to the townhouses along the western property line. A private alley at 
the rear of the townhouses along the southern property line provides access to the rear-loaded 
townhouses. 
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Figure 16: Land Bay S Final Site Plan Area and Conceptual Rendering
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Figure 17: Land Bay S Unit Typologies and Map
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As shown in the image above, the Applicant is proposing stacked flats (labeled “Unit A” Type) 
along new South Kent Street. These units are five (5) stories in height, including a roof terrace. 
The front doors face South Kent Street and each unit has a single-car garage accessed via a 
private alley on the rear side. Typically, one unit has the majority of the living space on the 
ground floor and second floor, while another unit (stacked above), has living space on the third 
and fourth floors. The front and side facades are typically brick veneer and horizontal fiber 
cement siding, while the rear facades are mostly of fiber cement siding. 

Figure 18: Typical Stacked Flat Units Floor Plan (“Unit A” Type)

Figure 19: Typical Stacked Flats Elevations – Front and Rear (“Unit A” Type)

 

The remainder of the units in Land Bay S are townhouses, of which there are three (3) typologies 
with slightly different sizes and bedroom mixes. All the townhouse units are four (4) stories in 
height, with a step back above the third level for a private terrace. Apart from the units along the 
western lot line (“Unit D” Type), all townhouse units have rear-loaded two-car garages accessed 
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from private alleys. The townhouses along the western lot line have front-loaded two-car garages 
that are accessed from South Lynn Court. Like the stacked flats, the front and side facades of the 
townhouses are typically brick veneer and horizontal fiber cement siding, while the rear facades 
are mostly of fiber cement siding. 

Figure 20: Typical Townhouse Floor Plan (“Unit C” Type)

Figure 21: Typical Townhouse Stick Elevations (“Unit C” Type) – Front 

Figure 22: Typical Townhouse Stick Elevations (“Unit C” Type) – Rear
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Figure 23: Typical Townhouse Side Elevation and Section (“Unit C” Type) 

   

Building N1 (SPLN23-00002): The final site plan area for Building N1 is approximately 223,373 
sq. ft. The Applicant anticipates that this will be the second final site plan of the PDSP 
constructed. As discussed above, Building N1 is seven (7) stories, with 509 dwelling units and 
14,793 sq. ft. of non-residential (retail) space on the ground level at the northeast corner that is 
anticipated to be a VHC Health urgent care clinic. With this final site plan, the Applicant will 
construct several Green Ribbon segments and the initial or interim portion of the N1-2 Public 
Space (discussed further in the Public Space section below) and a protected two-way cycle track 
and streetscape improvements along South Joyce Street from the intersection with Army Navy 
Drive to the future intersection of realigned South Joyce Street and existing 15th Street South. 
The main entrances for both the residential building and the retail will be on the ground level 
along South Joyce Street, while a secondary residential entry will be located on the northwest 
side of the building, off the N1-2 Public Space. The existing driveway for the Potomac House off 
South Joyce Street will be redesigned to provide vehicular access to the off-street loading spaces 
and parking garage. 
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Figure 24: Building N1 Final Site Plan Area and Conceptual Rendering

Figure 25: Building N1 Entry/Egress Points and Ground Floor Retail

 

Beneath the building and interim N1-2 Public Space are two levels of structured parking 
(including interior loading spaces) that bank into the hillside (see images below). The parking 
garage will include off-street parking spaces for the Building N1 uses, as well as over 200 spaces 
to serve the residents of the existing buildings to remain. There are two private interior 
courtyards at the second level, above the parking garage. As discussed further below, the 
Applicant will construct the remainder of the N1-2 Public Space and extend the structed parking 
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below with approval of the future Building N2 final site plan. However, in the interim, the 
Applicant is proposing to keep an existing two-level parking structure on the James House 
property that will define the northern edge of the Building N1 final site plan. The interim 
condition would include a retaining wall along that northern edge until construction of future 
Building N2.

Figure 26: East-West Site Section (looking south)

Figure 27: Building N1 East-West Section (looking north)

Figure 28: Section of Structured Parking Below the Interim N1-2 Public Space (Looking South)
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Figure 29: Retaining Wall Elevation of the Interim N1-2 Public Space (looking south from the 
James House parking lot)

Architecturally, Building N1 includes several changes in plane and materials to add aesthetic 
interest, and incorporates balconies and terraces at each level. The building massing step backs 
above the ground level retail along South Joyce Street and again on all sides above the fifth floor, 
to distinguish the base from the upper floor massing. All rooftop mechanical equipment is 
screened from view from the public right-of-way; set back behind a six (6)-foot tall screening 
wall, which itself is set back several feet from the parapet wall on all sides. In terms of façade 
materials, the lower levels are predominantly light-toned brick, with black and brown 
metal/cementitious composite panels accenting around the windows, and above the fifth floor, 
predominantly grey horizontal metal coping and white fiber cement accenting the top of the 
vertical turret elements. The retail space and frontage is designed to meet all of the transparency 
minimums and interior design recommendations of the Sector Plan and Arlington County Retail 
Plan. 
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Figure 30: Building N1 Rendering from South Joyce Street

Figure 31: Rendering of the Building N1 North Façade with Interim N1-2 Public Space 
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Building C1 (SPLN23-00004): The final site plan area for Building C1 is approximately 38,936 
sq. ft. The Applicant anticipates that this will be the third and final site plan of the PDSP 
constructed in the initial phases of development. As discussed above, Building C1 is seven (7) 
stories, with 102 dwelling units. The building is located at the corner of new 15th Road South and 
new South Kent Street, with both streets to have been constructed with Land Bay S. The main 
residential entrance and lobby is off South Kent Street and vehicular access for the interior 
loading and below-grade parking is off 15th Road South. 

Figure 32: Building C1
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Figure 33: Building C1

Figure 34: Building C1 East-West Section (looking south)

Architecturally, Building C1 includes several changes in plane and materials to add aesthetic 
interest, most notably the “sawtooth” parapet roofline and vertical massing breaks at the 
southwest corner. The ground level is comprised of brick with a canopy along the lobby frontage. 
The southwest corner is comprised of metal board and panel while the remainder of the street-
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facing façade is primarily fiber cement. There are vertical breaks of light-toned fiber cement 
along the south, west, and north facades and a prominent horizontal break above the sixth floor 
along the southern façade. 

Figure 35: Building C1 Rendering (looking northeast at South Kent Street)

Future Phase Buildings: The following provides a description of the future phase buildings in 
terms of the proposed maximum densities, maximum heights, general placement, and 
infrastructure improvements set forth in the PDSP and the Urban Design Guidelines. The final 
architectural design and engineering of these buildings is yet-to-be determined and is subject to 
future County Board approval of final site plan applications prior to construction. Per the future 
off-street parking table above, all the future phase buildings are anticipated to have structured 
parking with at least 0.40 spaces per dwelling unit. The buildings are described in chronological 
order of anticipated phasing, although the sequencing may change at the Applicant’s discretion.  

▪ Building N2: This mixed-use building is anticipated to be the fourth phase of overall 
construction under the PDSP. Building N2 would have a maximum height of 22 stories, 
with a step down to 12 stories within 150 feet of the western property line along South 
Lynn Street, consistent with the Sector Plan building height limits. The building would 
have a maximum of 871 dwelling units and a maximum of 4,000 sq. ft. of ground level 
retail, likely at the southeast corner along South Joyce Street. Parking and loading would 
be accessed from South Joyce Street. The gold shaded area on the graphic below shows 
the approximate extents of the improvements and dedications associated with this phase 
of development. More specifically, it would include completion of the remaining portion 
of the north-south Green Ribbon secondary route, the remaining portion of the N1-2 
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Public Space between Buildings N1 and N2, and a fee simple dedication of land for the 
future “James Park.” These improvements are described in further detail in the Public 
Spaces section below.  

Figure 36: Location and Approximate Extents of Building N2 Improvements (gold)

Figure 37: Building N2 Plot and Location with Maximum Heights Labeled (red)
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▪ Building C2: This residential building is anticipated to be the fifth phase of overall 
construction under the PDSP. Building C2 would have a maximum height of 16 stories 
(matching the height of the Ashley), consistent with the Sector Plan building height 
limits. The building would have a maximum of 366 dwelling units. Parking and loading 
would be accessed from realigned South Joyce Street. In a previous version of the PDSP, 
this building was proposed to be an elder care facility. While the current proposal is for 
general residential use, the proposed PDSP does not prohibit elder care uses, and the 
Applicant may propose elder care use with a future final site plan application. The purple 
shaded area on the graphic below shows the approximate extents of the improvements 
and dedications associated with this phase of development. More specifically, it would 
include completion of the remaining portion of the Green Ribbon primary route and 
public space between Buildings C2 and C3, the realignment of South Joyce Street, and 
the associated fee simple dedication of land for the Virginia Highlands Park expansion. 
Importantly, the PDSP ordinance requires these public space and transportation 
improvements to be completed with Building C2, C3 or N3, whichever is constructed 
first. These improvements are described in further detail in the Public Spaces and 
Transportation sections below.

Figure 38: Location and Approximate Extents of Building C2 Improvements (purple)
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Figure 39: Building C2 and C3 Presentation Plan

▪ Building C3: This residential building is anticipated to be the sixth phase of overall 
construction under the PDSP. Building C3 would have a maximum height of 22 stories, 
consistent with the Sector Plan building height limits. The building would have a 
maximum of 325 dwelling units. Parking and loading would be accessed from a new 
driveway along realigned South Joyce Street. The turquoise shaded area on the graphic 
below shows the approximate extents of the improvements and dedications associated 
with this phase of development. As mentioned above, it would include completion of the 
remaining portion of the Green Ribbon primary route and public space between Buildings 
C2 and C3, the realignment of South Joyce Street, and the associated fee simple 
dedication of land for the Virginia Highlands Park expansion. These improvements are 
described in further detail in the Public Spaces and Transportation sections below.
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Figure 40: Location and Approximate Extents of Building C3 Improvements (turquoise)

▪ Building N3: This residential building is anticipated to be the seventh and final phase of 
overall construction under the PDSP. Building N3 would have a maximum height of 22 
stories, consistent with the Sector Plan building height limits. The building would have a 
maximum of 485 dwelling units. The building would front along realigned South Joyce 
Street and existing South Joyce Street, with off-street parking and loading anticipated to 
be accessed on the west (rear) side of the building. The dark purple shaded area on the 
graphic below shows the location of Building N3 within the PDSP area. As mentioned 
above, this phase would include completion of the remaining portion of the Green Ribbon 
primary route and public space between Buildings C2 and C3, the realignment of South 
Joyce Street, and the associated fee simple dedication of land for the Virginia Highlands 
Park expansion. These improvements are described in further detail in the Public Spaces 
and Transportation sections below.
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Figure 41: Location of Building C3 (dark purple)

Figure 42: Building N3 Plot and Location 
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Public Spaces: The Applicant is proposing several new and expanded public spaces with the 
subject final site plans and PDSP which collectively total approximately 8.7 acres. This includes 
Green Ribbon pathways, which are a new signature public space element and serve as a 
connective thread, biophilic experience, and a landmark for Pentagon City in its own right. The 
graphic below shows and compares the proposed public space layout and network to be delivered 
with the subject final site plans during the initial phases of development and to be completed at 
full PDSP built out. The dotted lines indicate the approximate routes of the Green Ribbon – with 
the thicker lines showing the primary route and the thinner lines showing the secondary routes – 
while the hatched areas indicate the approximate extents of the destination public spaces (parks). 
The section below provides an overview of these proposed public spaces and their anticipated 
phasing.
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Figure 43: Public Space Layout: Final Site Plans (top) and Complete PDSP (bottom)

Green Ribbon: As shown on the maps above, the Applicant is proposing three (3) east-west 
Green Ribbon routes – one of which is the primary route between Buildings C2 and C3 – and 
one (1) north-south secondary route (with two distinct segments). Per the Sector Plan, primary 
routes of the Green Ribbon generally should have the widest pathways, while secondary routes 
may have narrower pathways with wider planting zones. The routes are generally recommended 
to feature organic shapes and varying widths for both the pathways and planting zones that 
further biophilic principles. On the RiverHouse property, the Sector Plan identifies the primary 
route of the Green Ribbon as the principal connecting pathway to/from Arlington Ridge, through 
Virginia Highlands Park (VHP), and to South Hayes Street. All routes of the Green Ribbon will 
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include periodic pedestrian-scale lighting, wayfinding, and furnishings, such as benches, to 
provide respite. 

In terms of phasing, the Applicant is proposing the following Green Ribbon segments: to/from 
15th Street South Spur/new South Kent Street (“Primary Route”); parallel to the southern 
property line to/from South Joyce Street/southwest site corner (“Secondary Route – South”); and 
north/south through the site to/from the intersection of new South Kent Street and new 15th Road 
South to the interim N1-2 Public Space (“Secondary Route  - North/South”). In addition, the 
subject final site plans would provide interim Green Ribbon pathways, through a combination of 
new and existing interior walkways, to complete the Primary Route from new South Kent Street 
to existing VHP, and the Secondary Route – North/South from the interim N1-2 Public Space to 
the intersection of Army Navy Drive and South Lynn Street. The N1-2 Public Space also serves 
as an east/west Green Ribbon connection between South Lynn Street and the Westpost retail on 
South Joyce Street. Ultimately, future phases of construction would complete the Primary Route 
between Buildings C2 and C3 and the Secondary Route – North/South between the N1-2 Public 
Space and Army Navy Drive. Please see the Appendix of this report for greater detail on each 
proposed Green Ribbon segment.

N1-2 Public Space: Between Buildings N1 and N2, the Applicant is proposing a new public 
space to fulfill the Sector Plan recommendation for approximately one acre of “additional casual 
use space connecting South Joyce Street and Pentagon Row [Westpost] Plaza to the Green 
Ribbon network.” This location is also identified as a general location for a public space on the 
GLUP Map. As described in the Site Layout section above, given the existing topography of the 
site and the need to provide off-street structured parking, the Applicant is constructing the public 
space above the new parking garages for Buildings N1 and N2. The southern third (approximate 
0.38 acres) of the public space would be constructed with Building N1, while the remaining two-
thirds would be constructed with Building N2. The initial portion of the space will include all 
necessary ramping to provide ADA access to/from South Joyce Street and the Green Ribbon 
Secondary Route – North/South, while the final portion will add a wide stair and terraced seating 
area. The initial portion of the space will be approximately 35 feet wide, with 10 to 18-foot-wide 
walkways and 8 to10 foot-wide planting zones, making up a section of the Green Ribbon 
walking path network. At full build-out, the N1-2 Public Space will be approximately one (1) 
acre in area; and approximately 150 feet in width from the face of Building N1 to the face of 
Building N2, mirroring the approximate width of Westpost Plaza across South Joyce Street.
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Figure 44: Comparative Renderings of the Initial (top) and Complete (bottom) N1-2 Public 
Space (images oriented north) 
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Figure 45: Conceptual Rendering of the Initial Portion of the N1-2 Public Space (from South 
Joyce Street)

Figure 46: Conceptual Rendering of the Initial Portion of the N1-2 Public Space (looking east)
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The design of both the initial and complete N1-2 Public Space was informed by a County-
facilitated public space planning process held concurrently with the Site Plan Review Committee 
(SPRC) process (further details in the Community Engagement section below) to ensure a 
cohesive design, despite the phased nature of construction. The design features terraces, a 
flexible lawn space, and plaza, and accommodates varied uses, from quiet reflection to active 
gatherings. The space will include layered native plantings and permanent seating within tree 
canopy shade area. 

Figure 47: Conceptual Rendering of the Complete N1-2 Public Space (from South Joyce Street)
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Figure 48: Conceptual Rendering of the Complete N1-2 Public Space (looking south)

Figure 49: Conceptual Rendering of the Complete N1-2 Public Space (looking east)
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James Park: With approval of a future final site plan for Building N2, the Applicant would 
provide a fee simple dedication of approximately 74,902 sq. ft. (1.7 acres) for what is referred to 
as “James Park,” north of the existing James House near Army Navy Drive. This dedication 
would be combined with an adjacent 0.41-acre County-owned parcel to create a new, 
approximately two-acre destination public space, as recommended in the Sector Plan and 
identified on the GLUP Map. Prior to dedication, the Applicant would also remove the private 
outdoor swimming pool and restore the area. After the dedication, through Capital Improvement 
Plan (CIP) funding, the County would lead a Park Master Plan process to design and construct 
the public space. This process would also include naming the new public space.

Figure 50: “James Park” (hatched area) Location

Virginia Highlands Park (VHP) Expansion: In conjunction with redesigning Grace Hopper Park 
and relocating a portion of South Joyce Street, the Sector Plan recommends that VHP be updated 
and expanded by at least one (1) acre (net). The Sector Plan also notes that VHP may be 
impacted by potential school development at the Aurora Hills Community Center site, and any 
future updates to the VHP through a Park Master Plan should update the park’s design, 
programing, and facilities, taking these considerations into account, as well as a potential new 
pavilion for Grace Hopper Park. To fulfill this recommendation, the Applicant is proposing a fee 
simple dedication of approximately 120,873 sq. ft. (2.77 acres) of area and to realign South 
Joyce Street with the approval and construction of a final site plan for Building C2, C3, or N3, 
whichever occurs first. County CIP funding for planning the expanded VHP is currently 
earmarked for 2032. 
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Figure 51: Virginia Highlands Park Expansion Area Location

Affordable Housing: The Applicant has committed to meeting the base affordable housing 
requirements of the Zoning Ordinance (ACZO §15.5.8). The applicant shall have the choice of: 
▪ a cash contribution = $3,614,920
▪ on-site units at 5% GFA between 1.0 and 1.5 FAR= 15,203 sq. ft. or approximately 12 

units
▪ off-site nearby units at 7.5% GFA between 1.0 and 1.5 FAR = 22,804 sq. ft. or 

approximately 17 units 
▪ off-site units at 10% between 1.0 and 1.5 FAR = 30,406 sq. ft. or approximately 23 units

However, the Applicant has notified staff that they intend on meeting the base affordable housing 
requirements through on-site units and have voluntarily agreed to conditions (Condition #41 of 
Building N1 and C1) committing the units on-site within Building N1 or C1, whichever is 
constructed first. The on-site committed affordable units (CAFs) will be affordable for a term of 
30 years at up to 60% of Area Median Income (AMI), as required in ACZO §15.5.8. 

Additionally, future phases would support the Pentagon City Sector Plan housing goals at the 
site. The Pentagon City Sector Plan identifies the RiverHouse site and calls for “10% on-site 
committed affordable housing units” above the base level of 72 du/ac as a community benefit to 
enable higher density development. Future phases will meet this goal and contribute 10% of net 
new units above 72 du/ac as on-site CAFs. 

https://www.arlingtonva.us/files/sharedassets/public/v/1/projects/documents/pentagon-city-planning-study/pentagoncitysectorplan_final_for_print.pdf
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The proposed final site plans meet several of the County’s Goals, Objectives and Policies of the 
County’s Affordable Housing Master Plan (AHMP):

1. Policy 1.1.1 – Project will create approximately 12 CAFs through zoning requirements.
2. Policy 1.1.4 – Project will increase the countywide geographic distribution of CAFs by 

adding approximately 12 CAFs to Pentagon City. 
3. Policy 1.1.8 – Project will encourage production of family-sized market-rate rental units.
4. Policy 1.1.9 and 3.2.2 – Project will create CAFs located close to transit. 
5. Policy 3.3.1 and 3.3.2 – The multifamily buildings will be certified LEED Gold which 

will help to advance the goals of the Community Energy Plan and encourage water 
conservation.   

In summary, the Applicant’s affordable housing contributions are as follows: 
1. Affordable Housing Ordinance (ACZO §15.5.8) Contribution on the base density of the 

existing GLUP designation (1.5 FAR). 
▪ On-site units at 5% GFA between 1.0 and 1.5 FAR = 15,203 sq. ft. or approximately 

12 units. 

Sustainable Design: For the subject final site plans, the Applicant is proposing the following 
sustainability commitments: 

▪ Land Bay S (SPLN23-00003): LEED Gold certification, HERS index of 60 or lower 
energy optimization, ENERGY STAR appliances and WaterSense plumbing fixtures, and 
10 years of energy reporting to the County. This final site plan is not participating in the 
Green Building Incentive Program (GBIP). 

▪ Building N1 (SPLN23-00002): This final site plan is participating in the GBIP at the 
0.25-FAR level and is subject to the 2023 “automatic update” requirements of the GBIP. 
This project will achieve LEED Gold certification, at least 24% energy optimization, 
ENERGY STAR appliances and WaterSense plumbing fixtures, and 10 years of whole-
building energy reporting to the County. In addition, it will fulfill all other GBIP baseline 
prerequisites: refrigerant leakage; diversity, equity, and inclusion program; air sealing of 
the ventilation supply and exhaust; electric vehicle charging stations for at least 4% of 
parking spaces and electric vehicle infrastructure for at least 15% of parking spaces; 
biophilia narrative; bird-friendly materials; renewable energy; and light pollution 
reduction.

▪ Building C1 (SPLN23-00004): LEED Gold certification, at least 20% energy 
optimization, ENERGY STAR appliances and WaterSense plumbing fixtures, and 10 
years of whole-building energy reporting to the County. This final site plan is not 
participating in the GBIP. 

These commitments meet the Pentagon City Sector Plan minimum recommendation for LEED 
Gold project certification and further the goals of the Community Energy Plan (CEP). In 
additional, the Applicant has also committed to a condition whereby all future phase buildings 

https://arlingtonva.s3.dualstack.us-east-1.amazonaws.com/wp-content/uploads/sites/15/2015/12/AHMP-Published.pdf
https://www.arlingtonva.us/files/sharedassets/public/v/1/environment/documents/board_report_35-final.pdf
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will also achieve at least LEED Gold, as recommended in the Sector Plan (Condition #25 of the 
PDSP).

APS Student Generation Estimates5: Based on analysis prepared by Arlington Public Schools, 
the subject final site plans are estimated to generate the following number of new students: 

▪ Approximately 32 elementary school students in the Hoffman-Boston Elementary School 
attendance area.

▪ Approximately 13 middle school students in the Gunston Middle School attendance area.
▪ Approximately 25 high school students in the Wakefield High School attendance area. 

Overall, the subject final site plans are projected to generate approximately 70 new students. This 
is in addition to the 95 existing students living in the James, Potomac, and Ashley buildings that 
were enrolled in APS as of September 30, 2025. The above estimates are generated using the Fall 
2024 Student Generation Rate (SGR) factors for new residential development. These student 
generation rates are aligned to the 2024-25 neighborhood school boundaries (attendance zones) 
and assume the project includes both rental and ownership market-rate units. The estimate does 
not include any future phase buildings of the PDSP, as APS will complete new student generation 
estimates when the exact unit counts are determined at the time of final site plan approval. 

Transportation: The RiverHouse site is well served by multimodal transportation options 
including nearby transit, as well as bicycle and pedestrian infrastructure. The Applicant proposes 
expanding on the existing transportation system around the site with the addition of new public 
and private streets, a new network of Green Ribbon pedestrian connections, along with new and 
upgraded bicycle facilities. The project also proposes rebuilding and relocating portions of South 
Joyce Steet to meet the goals of the Pentagon City Sector Plan. Proposed street cross sections 
and characteristics are summarized in the table below with additional details provided in the 
following subsections of the report below. 

Figure 52: Existing and Proposed Street Summary:

5 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 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.  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. 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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Existing and Proposed Transportation Facilities
Transportation Existing Condition Proposed Condition (PDSP)

South Joyce Street 
(Army Navy Drive to 15th Street South)

Street

61 ft. to 81 ft.
 parking on both sides + 4 travel lanes 
+ center median/left-turn lane + 2 bike 

lanes

40 ft. to 56 ft.
Parking* on both sides + 3 travel lanes + 1 bike lane
* Parking lane along west side also used for transit 

stops and right-turn lane

Streetscape
(project side/west side)

8ft.
4 ft sidewalk + 8 ft utility strip

34ft.
10 ft sidewalk + 6 ft tree strip +

13 ft two-way cycle track + 5 ft tree strip 
South Joyce Street

(15th Street South to 15th Road South)

Street 35 ft.
parking on both sides + 2 travel lanes 

28.5  ft.
parking on one side + 2 travel lanes 

Streetscape
(west side)

8 ft.
4 ft sidewalk + 4 ft tree strip 

14.5 ft.
8 ft sidewalk + 6.5 ft tree pit  

Streetscape
(east side)

8 ft.
8 ft sidewalk

18 ft.
12 ft multiuse trail + 6 ft tree pit  

South Kent Street 

Street New Public Street 27.5 ft.
2 travel lanes + 1 bike lane

Streetscape 
(west side – green ribbon)

19 ft.
 8 ft sidewalk + 

10 ft bioretention with trees + curb around bioretention
Streetscape 
(east side)

12.5 ft.
6.5 ft sidewalk + 6 ft tree strip

15th Road South

Street New Public Street 27.5 ft.
2 travel lanes + 1 bike lane

Streetscape
(north side)

 11.5 ft.
6 ft sidewalk + 5.5 ft tree strip

Streetscape
(south side – green ribbon)

 17.5 ft.
8 ft sidewalk + 9.5 ft tree pits 

15th Court South

Street New Private Street 26 ft.
2 travel lanes including fire access

Streetscape 
(south side – green ribbon)

17.5 ft.
 8 ft sidewalk + 9.5 ft tree pits

Streetscape 
(north side)

13 ft.
6 ft sidewalk + 7 tree strip / 

on-street parking
South Lynn Court

Street New Private Street
34 ft.

parking on one side + 2 travel lanes including fire 
access 

Streetscape 
(west side)

11 ft.
5 ft sidewalk + 6 ft tree pit / driveway 

Streetscape 
(east side)

17 ft.
6 ft sidewalk + 

10 ft bioretention with trees + curb around bioretention
15th Street South 

Street 28 ft.
parking on one side + 2 travel lanes

23 ft.
2 travel lanes

Streetscape (east side 6 ft.
 4 ft sidewalk + 2 ft grass strip

6 ft.
 4 ft sidewalk + 2 ft grass strip

Streetscape (west side) None 8 ft sidewalk
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Streets and Sidewalks: The RiverHouse PDSP builds on and connects into the street and 
sidewalk network around the site as envisioned in the Pentagon City Sector Plan. 

Figure 53: RiverHouse PDSP Proposed Street Network at Full Buildout

Figure 54: Pentagon City Sector Plan - Street and Path Network Map for RiverHouse PDSP
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Specifically, the RiverHouse PDSP proposes to:
▪ Reconstruct RiverHouse’s South Joyce Street frontage from Army Navy Drive to 15th 

Street South to create a biophilic streetscape, reduce the number of vehicular travel lanes, 
and introduce protected bicycle facilities.

▪ Realign/relocate South Joyce Street from South Joyce/15th Street South to a new 15th 
Road South allowing for the consolidation of open space for park use. 

▪ Create new public street segments to connect existing and proposed development on 
RiverHouse with the adjacent community. This includes building new segments of 15th 
Road South and South Kent Street. 

▪ Create new private streets interconnecting the proposed townhouse development in 
RiverHouse. This includes building the new 15th Court South and South Lynn Court. 

▪ Provide new pedestrian and bike connections, green ribbon connections, to the 
community to the west of the site at the 15th Road South spur, mid-block along South 
Lynn Street and at the southeast corner of South Lynn Street and Army Navy Drive. 

South Joyce Street (Army Navy Drive to 15th Street South): The primary street frontage of the 
RiverHouse PDSP is on South Joyce Street. The segment of South Joyce Street from the 
intersection of Army Navy Drive to South Joyce Street and 15th Street South is sometimes 
referred to as “Big Joyce.” This segment of South Joyce Street is identified in the MTP as a 
Type-A Primarily Retail Mixed Use arterial. RiverHouse has four (4) site driveways along this 
segment of South Joyce Street and the James Building primarily fronts the road. Between the 
existing James and Potomac buildings, the Applicant proposes two new infill building, N1 and 
N2 on existing surface and structured parking. To deliver on goals of the Sector Plan, the 
Applicant proposes a “Road Diet” over the existing 4/5-lane wide street. By holding the eastern 
edge of the travel lanes along the Westpost Shopping Center (formerly Pentagon Row) the PDSP 
will narrow the street to a typical three (3) lane section with additional right-turn pockets as 
needed. With space within the right-of-way freed up with the lane reduction, along with 
additional space from the RiverHouse site, the Applicant proposes to widen the streetscape along 
the project to 34-feet from the current 8-foot streetscape. 

Figure 55: Existing South Joyce Street (Army Navy Drive to 15th Street South) Typical Section - 
Looking North
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Figure 56: Proposed South Joyce Street (Army Navy Drive to 15th Street South) Typical Section 
Typical Section - Looking North

Within the widened streetscape the project will deliver a 10-foot-wide sidewalk, 6-feet of tree 
plantings buffering a 13-foot-wide two-way cycle track and an additional 5-foot minimum tree 
buffer from the street edge (the tree buffer along the street edge varies as on-street parking and 
turn lanes are provide or not). Additionally, on-street parking, pick-up/drop-off (PUDO) areas, 
and transit space are proposed along the project side of the street. The existing northbound on-
street bike lane, parking lane, and curb on the east side of South Joyce Street is not proposed to 
be changed with this project. 

The project is committing to construct the full extent of the South Joyce Street “Road Diet” in 
association with the construction of the N1 building, early in the development phasing. This 
exceeds the frontage improvements typically seen in association with a single site plan thereby 
ensuring the improvements are not delivered piecemeal.

South Joyce Street (15th Street South to 15th Road South): South Joyce Street between 15th Street 
South and 15th Road South is sometimes referred to as “Little Joyce”. This segment of South 
Joyce Street is identified in the MTP as a non-arterial local street. The street is approximately 35-
feet wide curb-to-curb and supports a single travel lane in each direction with on-street parking 
on both sides of the street. Sidewalks are provided on both sides of the street. 

Figure 57: Existing South Joyce Street (15th Street South to 16th Street South) - Looking North 
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One of the key goals of the Pentagon City Sector Plan for the RiverHouse site is the relocation of 
South Joyce Street between 15th Street South and 15th Road South. The Sector Plan recommends 
the relocation to consolidate existing public space on the RiverHouse site with Virginia 
Highlands Park, expanding the public park. The RiverHouse PDSP proposes moving the road 
approximately 275 feet to the north, aligning South Joyce Street to the existing signalized 
Westpost shopping center intersection.  The image below shows how the relocation of South 
Joyce Street will add over 2.5 acres of public space to Virginia Highland Park. 

Figure 58: South Joyce Street Relocation

The RiverHouse PDSP proposes for South Joyce Street to be relocated after the initial phase of 
development with the buildout of first of the C2, C3 or N3 buildings. With relocation of the 
street, the Applicant proposes maintaining two travel lanes and parking will only be provided on 
the west side of the road delivering an approximately 28.5-foot-wide street. On the west side of 
the street adjacent to the existing and proposed development the proposed typical South Joyce 
Street cross section includes 8-foot-wide sidewalk, separated from the street by a 6.5-foot-wide 
tree strip. Adjacent to C2 the Applicant proposes wider parking lane (8-feet) with a 7.5-foot 
sidewalk and 6-foot-wide tree strip.  On the east side of the road a 12-foot-wide multi-use trail is 
proposed, separated from the street by a 6-foot wide bioretention planting strip. The multi-use 
trail will support pedestrians and bicycle access. Overall relocated South Joyce Street meets the 
goals of the Pentagon City Sector Plan and Arlington’s standards for multi-use trails. 
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Figure 59: Proposed South Joyce Street (15th Street South to 15th Road South) - Looking North

South Kent Street: The Applicant proposes extending South Kent Street from the project’s 
southern property line to South Lynn Street. The street will connect two existing RiverHouse 
driveways, providing improved access and circulation for new residents of Land Bay S and the 
community to the south. South Kent Street is proposed to be 27.5-feet wide, and it will provide a 
travel lane in each direction and an uphill (northbound) dedicated on-street bike lane. The street 
is required by Arlington County Fire Department to be a minimum of 26-feet wide to provide 
fire access. By providing a 27.5-foot-wide section the street is able to have a more flexible 
design over time while meeting current fire standards. Additionally, the proposed uphill bike 
lane will help improve safety for slower moving cyclist that may use this lower volume, lower 
speed street. To help maintain lower speeds and vehicular safety all-way stops are proposed at 
15th Road South and at South Lynn Court.  

Along the west side of the street the sidewalk is designed to support the Primary Green Ribbon 
with a wide sidewalk and a generous planting area buffering the street between 15th Road South 
and South Kent Street. A minimum 8-foot-wide sidewalk is provided, with some wider segments 
that support seating and gathering along the Green Ribbon. The planting strip is proposed as a 
minimum 10-foot wide (11-feet including curbing) bioretention area with suitable planting and 
street trees. Along the east side of the street a minimum 6.5-foot-wide sidewalk is provided and 
buffered from the street by a 6-foot-wide tree planting strip. In front of Building C1 the planting 
strip is proposed to be replaced with two (2) on-street parking spots to support PUDO operations. 
The proposed street cross section for South Kent Street is shown below. 
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Figure 60: Proposed South Kent Street (South Lynn Court to 15th Road South) - Looking North

North of South Lynn Court the pedestrian routes along South Kent Street bifurcate as the grade 
changes. On the west side of the street, the Primary Green Ribbon goes up the hillside towards 
15th Street South (Spur). To address the steep grade in this area a set of stairs and ramps are 
proposed to allow pedestrian and bicycles to climb and descend the slope. Cyclists can use either 
the ramps or runnels integrated into the stairs along this section of the Green Ribbon. 

North of South Lynn Court on the east side of the street the Secondary Green Ribbon extends to 
the north. This section of the Green Ribbon has an 8-foot-wide path that provides access to South 
Lynn Street, and it has a fork that continues north parallel to South Lynn Street through Land 
Bay N. The connection to South Lynn Street along the east side of South Kent Street follows a 
shallower (lower) slope, then stairs and ramps up to the 15th Street South Spur. Combined with 
the existing sidewalk along South Lynn Street an accessible path is provided for users of all 
abilities towards Arlington Ridge Road, that avoids the existing steep slopes along the 15th Street 
South spur. 

South of 15th Road South, South Kent Street narrows to tie into existing conditions as the street 
transitions into the neighborhood to the south. 

The new segment of South Kent Street is proposed as a fee dedicated public right-of-way, 
connecting existing segments of the public street. The addition of South Kent Street in this area 
is supported by the Master Transportation Plan (MTP) that calls for new streets in this area. As 
proposed South Kent Street also meets the vision of the Sector Plan for a new Public Access 
Way envisioned for this area. Lastly, the integration of the Green Ribbon into the streetscape 
along South Kent Street supports the goals of the Sector Plan to “connect to and strengthen the 
broader 22202 community and areas beyond” and by providing “new signature network of 
biophilic walking paths connecting public spaces, destinations, and transit throughout Pentagon 
City and greater 22202”. 
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15th Road South: Similar to South Kent Street, the Applicant proposes a new public street 
segment of 15th Road South connecting two existing and future public streets, South Joyce Street 
and South Kent Street. Like South Kent Street this segment of 15th Road South is proposed at 
27.5-feet wide curb-to-curb. Once again like South Kent Street this proposed street section 
allows two (2) travel lanes and an uphill (westbound) on-street bike lane, while also supporting 
fire requirements. On the south side of the road, a minimum 8-foot-wide sidewalk and a 9.5-foot-
wide planting area with street trees is proposed. The wide sidewalk and planting area are 
proposed to, at times, have a wider sidewalk and narrower planting area to support seating and 
areas for people to gather as part of the Secondary Green Ribbon. On the north side of the road 
the streetscape supports a minimum 6-foot-wide clear sidewalk, buffered from the street by a 
5.5-foot-wide planting strip with street trees. The proposed street cross section for 15th Road 
South between South Kent Street and South Joyce Street is shown below. 

Figure 61: Proposed 15th Road South (South Joyce Street to South Kent Street) - Looking West

The new segment of 15th Road South is proposed as a fee dedicated public right-of-way 
connecting existing and proposed segments of the public street. As proposed, 15th Road South 
also meets the vision of the Sector Plan and MTP. 

15th Court South: The Applicant proposes 15th Court South extending east from South Lynn 
Court to 15th Road South at South Kent Street. 15th Court South is proposed to have a typical 26-
foot-wide street section with two (2) travel lanes. The street is proposed at 26-feet to support fire 
access. Along the south side of the road the Secondary Green Ribbon is proposed to extend to the 
property’s western extent. Similar to the streetscape along 15th Road South, the streetscape on 
the south side of the road includes a minimum 8-foot-wide sidewalk and a 9.5-foot-wide planting 
area with street trees. Along the north side of the street the streetscape proposes a minimum 6-
foot-wide clear sidewalk separated from the street by a 6-foot-wide planting area. For a short 
segment the planting area is removed to support on-street parking or PUDO operations, with the 
street widening to 33 feet. The image below details the proposed cross section for 15th Court 
South. 
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Figure 62: 15th Court South (East of South Lynn Court) - Looking West

This segment of 15th Court South is proposed as a privately owned and maintained street with a 
public access easement and utility easement. As the street is not connecting other public streets 
and is only supporting the proposed adjacent residential uses, maintaining the street as private 
complies with County goals and policies. 

Lynn Court South: Looping from South Kent Street and extending to 15th Court South, South 
Lynn Court is also proposed as a new segment of private street. South Kent Street is proposed to 
be 33-feet wide from curb-to-curb. This provides two (2) travel lanes and on-street parking on 
the east side of the streets. On the west side of the street, driveway access to the townhouses is 
proposed, breaking up the frontage. On the west side of the street a 5-foot-wide sidewalk is 
proposed along with a 6-foot-wide driveway/landscape area. The sidewalk width is proposed at 
5-feet to maximize space for tree planting in the limited available spaces between driveways. On 
the east side of the street a 6-foot-wide sidewalk is buffered from the street by a 10-foot (11-feet 
with curbing) bioretention area with appropriate trees and landscaping are proposed. South Lynn 
Court’s cross section is shown below. 

Figure 63: Proposed South Lynn Court (South Kent Street to 15th Court South) - Looking North
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The street sections and pedestrian accommodations proposed for the two private streets, 15th 
Court South and South Lynn Court support the goals of the Sector Plan. 

15th Street South (Spur): The 15th Street South Spur is identified in the MTP as a non-arterial 
local street. The street extends from the western site property line to South Lynn Street, with a 
steep grade change from South Lynn Street down towards the RiverHouse site. The street is a 
dead-end street that provides driveway access to the existing condominium to the south. The 
street is 28-feet wide with a 4-foot-wide sidewalk buffered from the street by a 2-foot grass strip 
along the south side of the street. The street has no sidewalk on the north side, along the 
RiverHouse property line. The Pentagon City Sector Plan shows the Green Ribbon extending 
from South Joyce Street through the site to the 15th Street South (spur) at the western edge of the 
site. Consistent with the Sector Plan, the Applicant proposes the Primary Green Ribbon 
extending to the 15th Street South Spur and connecting with a new 8-foot-wide sidewalk along 
the north side of the street. To accommodate the new sidewalk, the Applicant proposes 
narrowing the street to 23-feet wide, maintaining two (2) 10-foot travel lanes with curb and 
gutter. 

Figure 64: Proposed 15th Street South Improvements

Townhouse Alley: To the rear of the townhouses proposed parallel to the southern property line, 
the project is proposing a new private alley located south of the townhouses running parallel to 
and 15th Road South and 15th Court South. The alley is proposed at 12-feet-wide to provide one-
way (westbound) access to the rear-loaded garages proposed for the townhouses. The alley is 
shown with driveway entries/exits from South Joyce Street, South Kent Street and South Lynn 
Court. The alley is key to ensuring that the Secondary Green Ribbon proposed along the south 
side of 15th Road South and 15th Court South don’t have any additional driveways or curb cuts 
breaking up the pedestrian space envisioned as part of the sector plan. The alley is buffered from 
the single-family properties located to the south by a minimum 20-foot landscaped area. The 
image below provides a cross section for the proposed alleys. 
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Figure 65: Proposed Townhouse Alley - Looking North

Other Primary and Secondary Green Ribbon Pedestrian/Bike Connections: As discussed in the 
Green Ribbon section, the Applicant proposes additional pedestrian and bike connection from 
the RiverHouse site connecting into the community. Proposed with Land Bay S a new ramp 
connection from 15th Court South towards the stair to the Hume School is proposed. With 
Building N1 the Applicant proposes relocating the existing midblock crossing of South Lynn 
Street. The new midblock connection will align with the N1-2 open space and the central open 
space at the Westpost Shopping Center. The secondary Green Ribbon behind Buildings N1 and 
N2 is proposed to extend to the southeast corner of the intersection of Army Navy Drive and 
South Lynn Street. These additional pedestrian and bike connections will help ensure that the 
Green Ribbon achieves the Sector Plan goals for connectivity between the site and surrounding 
neighborhood.  

Master Transportation Plan and New Streets:  The project includes new public and private 
streets to support the proposed development along with a future realignment of a portion of 
South Joyce Street. Since 1932, Arlington County has had a street naming system in place and 
has used that system for all new street additions. Generally, the naming system stipulates that 
north-south streets be named alphabetically starting from the east, east-west streets be named 
numerically starting at Arlington Boulevard, and either a “north” or “south” designation be 
utilized dependent on the street’s location relative to Arlington Boulevard. Accordingly, the 
project includes a new segment of South Kent Street extending between South Lynn Street and 
16th Street South along with the new 15th Road South between South Kent Street and South 
Joyce Street. Both new streets are proposed as new public streets with fee dedicated right-of-
way. Additionally, two new private streets are proposed, to primarily support access to the 
proposed townhouses. The new 15th Court South is proposed extending west from South Lynn 
Court to South Kent Street/15th Road South. South Lynn Court is proposed from South Kent 
Street to 15th Court South. Each of the proposed privately-owned and maintained streets are 
proposed with easements for public access and utilities public. Each of the new streets are 
proposed as locally serving non-arterial streets. All the new street segments are proposed for 
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construction in association with the Land Bay S final site plan. Arlington’s street network map 
will be updated accordingly upon the County Board’s approval and the implementation of the 
recommended network modifications.

Parking and Loading: The Applicant proposes to transform the vast amount of surface parking 
into sites for housing and public spaces with new streets and Green Ribbon pathways. Over time, 
the parking for the existing buildings will be reduced from an existing ratio that provides a little 
over one space per unit to a minimum of 0.40 space per unit with additional visitor parking. 

The PDSP has planned for parking and loading access for existing and future phases of the 
RiverHouse development to limit the number or curb cuts and the associated impacts along 
streets and sidewalk. The image below shows parking and loading access for the PDSP. 

Figure 66: RiverHouse PDSP Driveway, Garage and Loading Access Map

Overall, the RiverHouse PDSP maintains access to existing parking/garages and loading access, 
for The James, The Potomac, and The Ashley buildings while integrating access for new 
townhouses and residential buildings. This approach addresses County goals and the vision of 
the Pentagon City Sector Plan. 

The Potomac, James and Ashley: The existing RiverHouse development supports parking and 
loading primarily through the provision of surface parking and loading with some parking 
provided in garages. For the existing 1,676 residential units a total of 1,820 parking spaces 
(1,491 surface space and 329 garage spaces) are provided. Loading for the existing buildings is 
provided in surface loading areas to the rear of the buildings.   
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The parking and loading for the existing buildings to remain is provided below. 

Figure 67: Phased Parking for Existing Buildings to Remain within RiverHouse PDSP.

Existing Buildings (The James, Potomac and Ashley)
Type Existing Condition Initial Phases PDSP

Vehicle Parking – 
Residential 1,820 spaces 966 spaces 701 spaces

Vehicle Parking – 
Other (visitor)

Included in residential 
parking.

30 spaces
(included in 

residential parking)

30 spaces
(included in 

residential parking)

Minimum Parking 
Ratio 1.08 spaces per unit

0.4 spaces per unit +
0.05 visitor spaces per unit (for first 200 

units of each building)
Loading Bays 6 bays

The parking proposed for the existing buildings to remain is consistent with recommendations 
for minimum parking provided in the Off-Street Parking Guidelines for Multi-Family Residential 
Projects Approved by Special Exception in the Metro Corridors (Guidelines), which are 
replicated as guidance within the Pentagon City Sector Plan. For the RiverHouse site the 
Guidelines recommend a parking minimum of 0.4 parking spaces per residential unit for market 
rate development and between 0.28 and zero spaces per residential unit for committed affordable 
residential developments, excluding visitor parking. 

Land Bay S – Townhouse and Stacked Flats:  For each townhouse two (2) garage parking spaces 
are proposed with a single (1) garage parking space proposed to support each of the stacked flats. 
A total of 214 garage spaces are proposed to support the 132 townhouses and stacked flats within 
Land Bay S. Along 15th Court South and South Lynn Court approximately 26 private on-street 
parking spaces are proposed to support PUDO operations and visitor parking. The project also 
proposes a minimum of three (3) visitor bicycle parking spaces proposed. Bicycle parking for the 
townhouses and stacked flats is otherwise assumed within the units or private garages.  

Figure 68: Proposed Parking for Land Bay S Townhouses and Stacked Flats

Type Proposed Conditions
Vehicle Parking – 
Residential

214 spaces

Visitor Parking 26 on-street spaces
Bike Parking 3 Class III Bike Spaces
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Building C1 – The C1 building, proposed as part of the initial phase of construction, has frontage 
on 15th Road South and South Kent Street. The Applicant proposes to share a driveway with The 
Ashley building that will support garage and loading access for C1 along with loading access for 
The Ashley. Two (2) on-street public PUDO spaces are proposed along the project’s South Kent 
Street frontage. The vehicle and bike parking and loading for C1 is summarized in the table 
below. Parking is proposed to be provided at a rate of approximately 0.41 space per unit plus 6 
visitor spaces. The garage will also provide secure bicycle parking for residents and 6 visitor 
bicycle spaces are proposed along the site frontage. 

Figure 69: Proposed Parking for Building C1

Type Proposed Conditions
Vehicle Parking – 
Residential

42 spaces
6 visitor spaces

Loading Bays 1 bay
Bike Parking 46 Class I Bike Spaces

3 Class III Bike Spaces

The parking proposed for C1 is consistent with recommendations for minimum parking provided 
in the Off-Street Parking Guidelines for Multi-Family Residential Projects Approved by Special 
Exception in the Metro Corridors (Guidelines) and the Pentagon City Sector Plan.

Building N1 - The N1 building, proposed as part of the initial phase of construction, has frontage 
on South Joyce Street. With access off South Joyce Street, N1 is proposed to share a driveway 
with The Potomac building, that will provide access to the Building N1 garage and loading, and 
provide access to The Potomac’s surface parking, its below grade garage, and the loading for the 
Potomac to the rear. The vehicle and bike parking and loading for N1 is summarized in the table 
below. Parking is proposed to be provided at a rate of approximately 0.52 spaces per unit plus 10 
visitor spaces for Building N1. 

Figure 70: Proposed Parking for Building N1

Type Proposed Conditions
Vehicle Parking – 
Residential

255 spaces
10 visitor spaces

Vehicle Parking - 
Retail 32 spaces

Other Parking 
(for Existing Buildings) 215 spaces

Loading Bays 5 bays
Residential Bike Parking 204 Class I Bike Spaces

11 Class III Bike Spaces
Retail Bake Parking 3 Class I Bike Spaces

1 Class III Bike Spaces
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With a total of 512 spaces supporting existing buildings and the N1 building, the parking 
proposed for the N1 building is consistent with recommendations for minimum parking provided 
in the Off-Street Parking Guidelines for Multi-Family Residential Projects Approved by Special 
Exception in the Metro Corridors (Guidelines) and the Pentagon City Sector Plan. 
 
Transit: The MTP identifies the project’s frontages on South Joyce Street, Army Navy Drive and 
South Lynn Street as part of the County’s Secondary Transit Network. The site is located about 
¼ mile from the Pentagon City Metro Station served by the Yellow and Blue Metrorail lines and 
numerous WMATA, ART and other regional bus routes. Along the project’s frontage of South 
Joyce Street, the A11 Huntington-Pentagon WMATA bus provides service directly to the site. 
Just to the west of the site along Army Navy Drive, the ART 87 Pentagon Metro – Army Navy 
Drive – Shirlington provides weekday service.  The Applicant proposes making bus stop 
improvements along South Joyce Street in association with the “Road Diet”.  The project also 
proposes improvements at the intersection of South Kent Street and South Lynn Street that 
would support future bus service if service were restored along South Lynn Street. 

Figure 71: Master Transportation Plan Transit Network Map for RiverHouse PDSP Area.

Bicycle Facilities: The RiverHouse PDSP is well-served by bicycle facilities including on-street 
bicycle lanes and regional trails. Along the site’s frontage of South Joyce Street/15th Steet South 
and Army Navy Drive there are on-street bike lanes. Arlington County recently completed 
multimodal improvements along Army Navy Drive to the east of South Joyce Street to build 
two-way protected cycle track. Additionally, Arlington County has begun a capital project to 
convert the on-street bike lanes west of South Joyce Street to a two-way protected cycle track.  
Two nearby Capital Bikeshare Stations (located at Westpost Plaza and Virginia Highlands Park) 
provide up to 31 bikes/docks in the immediate site vicinity. Additionally, the site is served by a 
variety of shared micro-mobility devices. 
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The Pentagon City Sector Plan envisioned a two-way bikeway/cycle track on South Joyce Street 
and this is proposed as part of the project and will be delivered with construction of the N1 
building in the first phase of the project. 

Figure 72: Pentagon City Sector Plan - Potential Bike Network Map for RiverHouse PDSP Area

The project includes the following additional bicycle facilities and amenities:

▪ 12-foot-wide multi-use trail along relocated South Joyce Street.
▪ Dedicated uphill on-street bike lanes on 15th Road South and South Kent Street.
▪ Green Ribbon paths designed primarily for pedestrians that can also accommodate slow-

moving cycling/micromobility. Some portions of the Green Ribbon will have parallel 
bikeways typically through central public spaces.  

▪ Visitor bicycle parking with each new building, within public spaces and along new 
streets.

▪ Secure bicycle parking with each new multifamily residential building.

Overall, the project is meeting or exceeding the goals for bicycle access and connectivity 
envisioned in the MTP and/or the Pentagon City Sector Plan. 

Multimodal Transportation Analysis and Trip Generation: The applicant submitted a 
RiverHouse Neighborhood Multimodal Transportation Assessment (MMTA) prepared by Nelson 
Nygaard. The analysis assumes that approximately 73 percent of the daily residential trips and 60 



SPLN23-00001, et al. - 68 -
RiverHouse Neighborhood – Development Project

percent of daily commercial trips will not use a personal vehicle. The MMTA assessed 21 
intersections and site driveways within the vicinity of the site. The analysis concluded that the 
proposed development would have a minimal impact on the surrounding transportation and 
roadway network.

The vehicle level of service (LOS) analysis developed as part of MMTA compares the future 
roadway network with and without the proposed development. Traffic projections for 2025, 
2028, and 2035 are based on existing volumes, plus traffic generated by approved nearby 
developments, regional growth on the roadways, and traffic generated by the proposed 
RiverHouse development. The 2028 buildout analysis assumed the site would generate traffic in 
association with the existing buildings to remain plus the development proposed for land bay S 
and buildings N1 and C1 and it accounted for background traffic growth. The 2035 buildout 
analysis assumed the full buildout of the project as proposed in the PDSP while also accounting 
for background traffic growth. The table below provides the estimated trip generation by mode 
for the project. 

Figure 73: Trip Generation Estimates by Mode for RiverHouse PDSP Development.

Existing and Proposed Transportation Facilities
Mode of Travel AM Peak Trips PM Peak Trips

Existing+N1,C1,S Estimated Trips (2028)
Private Automobile 366 332

Transit 1,010 905
Bicycle 151 142

Pedestrian 1,155 1,454
Full PDSP Buildout Estimated Trips (2035)

Private Automobile 671 598
Transit 1,862 1,652
Bicycle 271 247

Pedestrian 2,933 2,620

Utilities and Stormwater Management: As part of the RiverHouse PDSP the project developed 
a “Master Utility Plan” (sheet CIV402) for the project. The Master Utility Plan accounts for and 
addresses the project’s needs for utilities including water mains, sanitary sewer mains, public and 
private stormwater management facilities and storm sewer infrastructure, electrical transmission 
lines and transformers. The plan was reviewed by staff managing the County’s utility systems to 
ensure that the project proposed adequate infrastructure to support the proposed development 
while making improvements on the periphery of the site as needed to maintain existing services 
and connections. These reviews included capacity analyses to ensure that the County’s overall 
water and sanitary sewer systems could support the growth and that RiverHouse was proposing 
to appropriately connect into County systems, maintaining service to existing customers. 
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In addition to constructing new infrastructure, the plan includes the relocation and replacement 
of some existing infrastructure. This includes, among other things, replacing aging water lines in 
South Joyce Street, and relocating existing storm facilities that are running through the property.  

Figure 74: Example of RiverHouse PDSP Master Utility Plan (CIV402) - Detail

Each final site plan includes specific requirements for what utility infrastructure is to be provided 
for Land Bay S and buildings C1 and N1. When future final site plans are considered the Master 
Utility Plan for the PDSP will be reviewed along with then current conditions to identify site 
specific utility requirement for those projects. Over time the Master Utility Plan will be built out 
as part of the RiverHouse Project. 

As part of the Master Utility Plan, the RiverHouse PDSP includes the undergrounding of all new 
electrical lines, with either surface mounted transformers screened from view or the provision of 
underground electric vaults. Along the eastern side of the site there are a few aerial utilities. With 
limited work along these frontages, those areal utilities are proposed to remain.  

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 areas integrated into the streetscape, the provision of 
manufactured stormwater filtration systems and stormwater detention vaults among other 
strategies.

Overall, the Applicant proposes to use and contribute to the County’s utility networks and 
systems in a sustainable manner. Each final site plan includes site specific requirement to be built 
in association with each project. 
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DISCUSSION: The discussion section below includes an evaluation of the project’s 
conformance to County plans, policy and zoning, and proposed community benefits, as well as 
an overview of the project evolution through the community engagement process.

Adopted Plans and Policies: The following are the primary documents used in evaluating the
subject site plan amendment request:
▪ General Land Use Plan
▪ Arlington County Zoning Ordinance
▪ Pentagon City Sector Plan
▪ Off-Street Parking Guidelines for Multi-Family Residential Projects in Metro Corridors

General Land Use Plan (GLUP): The site’s GLUP designation is “High” and “High-Medium” 
Residential and is within the Pentagon City Coordinated Redevelopment District (Note 4) 
(PCCRD). The applicant is not proposing to change the GLUP designation. Per the Sector Plan, 
the maximum base density for the RiverHouse site is 72 dwelling units per acre, which 
corresponds to the site’s previous GLUP designation of “Medium” residential. As discussed 
above and in the Zoning section below, the Applicant is proposing to rezone areas around the 
perimeter of the site from “R2-7” Two-Family and Townhouse Dwelling District and “C-O-2.5” 
Mixed Use District to “RA6-15” Multiple-Family Dwelling District, consistent with the Sector 
Plan recommendation to apply the previous site GLUP designation of “Medium” Residential and 
the applicability and vision of the PCCRD (ACZO §9.6). The applicant’s development proposal 
is consistent with the PCCRD regulations.

Zoning: As discussed above, the existing site zoning is primarily “RA6-15” Multiple-Family 
Dwelling District, with areas of “R2-7” Two-Family and Townhouse Dwelling District and “C-
O-2.5” Mixed Use District around the perimeter. The applicant proposes to rezone the site to 
entirely “RA6-15” Multiple-Family Dwelling District, consistent with the Sector Plan 
recommendations and the Pentagon City Coordinated Redevelopment District (PCCRD) 
applicability and regulations (discussed below). 

The site is subject to ACZO §9.6. PCCRD requirements. The goal of this district is to advance 
the vision of the Pentagon City Sector Plan. Subject to the approval of a site plan as specified in 
ACZO §15.5, the County Board may permit a specific land use mix and additional height and 
density beyond that provided in ACZO §6.1 and above that provided in ACZO §6.5.5.C where it 
finds as follows: 
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1. The development project helps achieve the Planning Principles specified in the Pentagon 
City Sector Plan; 

2. The development project is consistent with other applicable policy guidance for the 
Pentagon City Coordinated Development District, such as providing certain features, 
design elements, services, or amenities identified in the Pentagon City Sector Plan; and 

3. The development project adheres to the development framework identified in the 
Pentagon City Sector Plan, including without limitation: 

a. Land use development, 
b. Transportation, 
c. Public spaces, and 
d. Site and building form 

The district establishes a maximum development threshold for the site, at 150 dwelling units per 
acre for residential uses and 1.5 FAR for non-residential uses. The district limits maximum 
building heights for the site at 250 feet, in accordance with the Sector Plan. The district also 
permits certain non-residential uses in accordance with the retail map specified in the Sector 
Plan, such as entertainment, food establishments, retail and retail equivalent uses.

The Applicant is proposing a maximum PDSP density of approximately 123 dwelling units per 
acre and up to 1.5 FAR of non-residential uses (as defined and permitted per ACZO §9.6.5). The 
proposed maximum density for the PDSP and final site plans is within the zoning district 
maximum of 150 dwelling units per acre. As described above, the proposed building heights of 
the subject final site plans and the future phase buildings comply with building height limit and 
transition recommendations of the Sector Plan (described further below) and are less than the 
250-foot Sector Plan maximum. With the requested modifications to allow additional density, 
reduced parking, increased compact parking, off-site parking, loading space reductions, and 
density exclusions, the Applicant’s proposal is consistent with the zoning district requirements. 
(See Modification of Use Regulations section below for further details).
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Pentagon City Sector Plan (“Sector Plan”): The Sector Plan is the primary policy document 
guiding land use and development on the RiverHouse property. The Sector Plan provides a 
Vision and six (6) Guiding Principles (also known as “Planning Principles”) for development of 
the subject site, as shown in the graphic below:

Each Principle is further defined through Supporting Elements and Performance Metrics. In 
addition to the Vision and Principles, the Sector Plan also provides a development framework for 
land use and development, transportation, public space, and site and building form, as well as 
design guidelines for the Green Ribbon. The development framework provides targeted and site-
specific policy recommendations that site plans must adhere to for the County Board to permit a 
specific land use mix and/or additional height and density, as mentioned in the Zoning section 
above. The proposal’s conformance with key areas of the development framework is discussed 
further below.

https://www.arlingtonva.us/files/sharedassets/public/v/1/projects/documents/pentagon-city-planning-study/pentagoncitysectorplan_final_for_print.pdf
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Land Use and Development: Key policy recommendations for the entire RiverHouse site 
include: a maximum density of 150 dwelling units per acre, expansion of VHP to 
coincide with South Joyce Street realignment, creation of Green Ribbon segments, a new 
separated bikeway along South Joyce Street, a 55 percent maximum building coverage at 
and below five (5) stories and 40 percent maximum building coverage over five (5) 
stories, and a 30 percent minimum planted area comprised of at least 20 percent tree 
canopy. Building height limits are divided between development north and south of the 
Primary Route of the Green Ribbon (or the existing intersection of South Joyce Street and 
15th Street South at Grace Murray Hopper Park) and are prescribed in both stories and 
feet from average site elevation, depending on the location. The table below summarizes 
and compares the proposed building heights with the Sector Plan building height limits. 
The Sector Plan generally recommends varied building heights across the site.

Figure 75: New Buildings – Height Comparison (stories)
Building Proposed: Max. Height Sector Plan: Max. Height

Final Site Plans
Land Bay S 4 to 5 4 to 8

N1 7 12 to 20+ (250’ max.)
C1 7 16

Future Phase Buildings6

N2 12 to 22 (242’) 12 to 20+ (250’ max.)
N3 22 (242’) 20+ (250’ max.)
C2 16 16
C3 22 (242’) 20+ (250’ max.)

The Applicant’s proposal complies with the land use and development policy 
recommendations. The PDSP’s proposed maximum total residential density is less than 
150 dwelling units per acre (at approximately 123 du/ac), the PDSP includes a proposal 
to expand VHP and realign South Joyce Street (with the first future phase to occur of 
Building N3, C2, or C3), Green Ribbon segments are proposed throughout the site, a two-
way separated bikeway is proposed along South Joyce Street, the proposed maximum 
building coverage for the PDSP is less than 55 percent at and below five (5) stories (at 47 
percent) and less than 40 percent over five (5) stories (at 34 percent), and the proposed 
total planted area for the PDSP exceeds 30 percent (at 45 percent), of which more than 20 
percent (35 percent proposed) is tree canopy. Moreover, the proposed heights for both 
near-term and future phase buildings are at or below the Sector Plan maximum limits, as 
shown in the table above, and will create a varied skyline.

6 Exact heights of future phase buildings will be determined with future final site plan approval.
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Figure 76: Proposed PDSP Cumulative Tree + Vegetation Coverage Map

Transportation: As discussed in the Transportation section above, the Applicant’s 
proposal is consistent with the Sector Plan recommendations for the street and path 
network, multi-modal improvements, and bike network. The Applicant has also agreed to 
TDM programs for each final site plan consistent with the Sector Plan recommendations. 
The proposed parking and loading, with modifications as described below and above in 
the Transportation section, is consistent with Sector Plan and Off-Street Residential 
Parking Guidelines recommendations.

Public Space: The key recommendations for the RiverHouse site include expansion of 
Virginia Highlands Park (VHP) through land dedication and construction of realigned 
segment of South Joyce Street; creation of additional public space on the site totaling at 
least 2.5 acres; and creation of all Green Ribbon segments. The Sector Plan also 
recommends that developers provide at least 40% tree canopy in larger public spaces 
(those one acre in size or greater), and that, on average, Green Ribbon segments have a 
typical width of 16 feet, including an eight- to twelve-foot-wide pathway and four- to 
eight-foot-wide planting zone(s). 
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Figure 77: Sector Plan and GLUP Map Showing Recommended Public Spaces, Green 
Ribbon Placement, and Building/Public Realm Edges

Figure 78: Proposed Public Space Layout at Full Build-out

As described in the Public Space section above, the Applicant’s proposal complies with 
all these recommendations. In terms of destination public spaces, the Applicant’s 
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proposal for expanding VHP, creating the N1-2 Public Space, and creating “James Park” 
complies with Sector Plan guidance for the size and general location of each space. The 
locations also comply with recommended placement on the GLUP Map. In terms of 
minimum tree canopy within larger public spaces, the Applicant is meeting the Sector 
Plan recommendation by providing 40% canopy coverage within the N1-2 Public Space. 
Staff notes that while all larger public spaces are anticipated to meet the Sector Plan 
recommended minimums for tree canopy coverage, the VHP expansion and “James Park” 
have been intentionally excluded from the calculations for both tree canopy coverage 
within the public space and from the overall tree and vegetation coverage calculation (as 
discussed in the section above) given that these spaces will ultimately be planned and 
constructed by the County in the future, and aside from restoration, are not within the 
project limits of disturbance. The proposed Green Ribbon segments align directly with 
the placement and design features recommended in the Sector Plan (see image above). As 
described in the Public Space section above, all proposed Green Ribbon routes (except 
for temporary interim routes) include path widths of at least eight feet or greater and 
planting zone widths of four feet or greater. In addition, the Applicant, per the Sector Plan 
guidance, has prioritized tree canopy within the Green Ribbon planting areas, and there 
are trees proposed within the planting areas along all permanent routes. 

Notwithstanding the above, the Sector Plan recommends that “existing RiverHouse tree 
canopy should be preserved (generally up to 60 feet from [the] western lot line and 
generally up to 40 feet from the southern lot line).” While the Applicant’s proposal 
technically deviates from the 60-foot set back recommendation along the western 
property line – where Land Bay S townhouses are set back approximately 31 feet and 
Building N1 is setback approximately 44 feet – staff finds that this deviation does not 
detract from the proposal generally advancing the Guiding Principles or key policy 
recommendations of the Sector Plan. For example, the proposal will still exceed the 
Sector Plan recommendations for overall site tree and vegetation coverage, maintain the 
recommended minimum section width of the Green Ribbon adjacent to the property line, 
and achieve the recommended size of the N1-2 Public Space. Moreover, there are many 
existing invasive plants along the western property line, particularly south of the 15th 
Street South Spur, that are recommended for removal and replacement with native 
species.  

Site and Building Form: The Sector Plan provides guidance on sustainable design, 
building edges, ground floor design and retail, and upper floor sculpting and facades. As 
discussed in the Sustainable Design section above, the Sector Plan recommends that all 
buildings achieve LEED Gold certification as a baseline commitment. Building edges 
should generally be placed within an eight-foot-wide build-to zone (as shown in Figure 
89 above) for at least 55% of the length of the parcel edge along a street. Additionally, on 
the RiverHouse site, a line of sight unobstructed by buildings should be maintained 
adjacent to and parallel with the Primary Route of the Green Ribbon to/from the 15th 
Street South Spur and expanded VHP. Ground floor design should be safe, convenient, 
inclusive, active, and green. In terms of retail, the corners of Building N1 and N2 across 
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from Westpost Plaza are identified as “Red” typology (or highest priority locations for 
active retail) while the remainder of the Building N1 and N2 frontages along South Joyce 
Street are identified as “Gold” typology (or secondary priority locations for retail or other 
active uses). The remainder of the site is generally “Green” typology, which requires no 
retail-specific interior or exterior design standards, and all uses as permitted for the 
zoning district. In terms of upper floor sculpting and façade variation, facades facing 
public streets should generally include a base or podium of up to five stories, 
architecturally distinct from the floors above, with stepbacks above the base encouraged 
for compositional interest and human scale. The Sector Plan also recommends prominent 
vertical composition lines periodically—which may be marked by variations in plane or 
in material—to help transition large scale building volumes to human scale. 

The proposal complies with all of the above Sector Plan recommendations. As discussed 
in the Sustainable Design section, all new buildings of the subject final site plans will 
achieve LEED Gold, along with additional sustainability commitments, notably for 
Building N1. The Applicant has also committed to a condition whereby all future phase 
buildings will also achieve at least LEED Gold. In terms of building placement, all new 
buildings of the subject final site plans comply with the fixed and variable build-to zone 
and line of sight recommendations of the Sector Plan, and future phase building 
footprints are also shown to be compliance. Most notably, the final design and width of 
the N1-2 Public Space, between Buildings N1 and N2, approximately mirrors the width 
of the existing Westpost Plaza across South Joyce Street; and the placement of future 
Buildings C2 and C3 allow for a generous Green Ribbon area of approximately 1.5 acres, 
with an unobstructed sight line between expanded VHP and the 15th Street South Spur, as 
recommended in the Sector Plan (see the Project Evolution section below for more 
details). The proposed VHC Health urgent care clinic (which is a retail use under the 
ACZO) and the design of the ground floor retail space within Building N1 complies with 
the Sector Plan recommendations for retail frontages and will meet the minimum ground-
level façade transparency requirements of at least 65%. As described in the Site Design 
and Architecture section above, all new buildings of the subject final site plans meet the 
Sector Plan recommendations for upper floor sculpting and façade variation. 

Notwithstanding the above, the Sector Plan recommends that overall façade lengths 
should be limited to approximately 250 feet for buildings under eight stories. While the 
Applicant’s proposal for Building N1 technically deviates from this recommendation – 
with overall façade length up to approximately 368 feet – staff finds that this deviation 
does not detract from the proposal generally advancing the Guiding Principles and key 
policy recommendations of the Sector Plan. For example, Building N1 still features 
several architectural features that break up the building massing, such as changes in plane 
and materials, stepbacks above the fifth floor, and incorporation of balconies and terraces. 
Moreover, as discussed further in the Project Evolution section below, the Building N1 
façade lengths and buildings edges align with the Sector Plan fixed build-to zone 
placement and do not detract from creating a minimum one-acre public space that mirrors 
the width and placement of Westpost Plaza across South Joyce Street. 
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Off-Street Parking Guidelines for Multi-Family Residential Projects (2017): Adopted in 2017, 
the Guidelines provide a transparent and consistent framework for evaluating requests for 
parking reductions for site plan multi-family residential projects. These Guidelines are also 
integrated into the Sector Plan parking policy approach. For market-rate buildings on the subject 
site, the Guidelines generally recommend a parking ratio as low as 0.4 spaces per dwelling unit. 
The Guidelines also recommend projects with parking reductions provide 0.05 spaces per 
dwelling unit for the first 200 units per building for residential visitor parking. The Applicant’s 
proposal aligns with the recommendations of the Guidelines, as discussed further in the 
Modification of Use Regulations section below.

Project Evolution: The project design evolved in numerous ways over the course of the 
Planning Commission’s Long-Range Planning Committee (LRPC) and Site Plan Review 
Committee (SPRC) processes, based on comments from staff, commissioners, and community 
members. The list below summarizes a few of the most significant changes made to better align 
the project with adopted policy goals:

▪ Residential Density: A critical policy objective of the Sector Plan generally is to “allow 
significant increases in existing site density through the special exception site plan 
process in order to make redevelopment feasible and achieve significant land use, 
community benefit, urban design, and transportation goals.” Within the RiverHouse site 
specifically, the objective is to allow an “overall increase in density from 47 units per 
acre to up to 150 dwelling units per acre as part of special exception site plan process that 
achieves the community benefits and infrastructure detailed in this plan, including new 
and improved public spaces.” Creation of on-site affordable housing as a community 
benefit is particularly affected by the proposed density, as the Sector Plan 
recommendation is for 10 percent of net new units, above 72 dwelling units per acre, to 
be on-site committed affordable units (CAFs). 

Under the Applicant’s original proposal, as reviewed by the LRPC, the total PDSP 
residential density was approximately 88 dwelling units per acre. This level of density 
was only approximately 20 percent of the allowable density range above the zoning base 
maximum. From staff’s perspective, this was a much lower than envisioned level of 
density that underachieved on overall County goals for housing production near Metro 
and an urban regional shopping center and, more specifically, Sector Plan Guiding 
Principles for equity and affordable housing creation possible via the special exception 
site plan process. However, the Applicant considered these concerns, as raised by staff 
and some LRPC/SPRC members, and at the second SPRC meeting in January 2025, the 
Applicant presented a revised PDSP proposal that increased the total residential density 
to approximately 123 dwelling units per acre – an increase of 1,275 dwelling units and 
equal to approximately 65 percent of the allowable density range above the zoning base 
maximum. While the revised proposal would spread achievement of the total residential 
density out further over time, with multiple future-phase buildings, overall, the revised 
proposal is notably improved in terms of meeting the Sector Plan housing and 
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development goals. In hypothetical terms of on-site CAF creation, the original proposal 
would yield approximately 57 CAFs whereas the revised proposal would yield 
approximately 185 CAFs, or more than three (3) times the number of CAFs. 

Figure 79: Original vs. Revised Total PDSP Residential Density Comparison 

▪ Public Space Size and Quality: As described above, the Sector Plan emphasizes the 
importance of site plans generally achieving the community benefits and infrastructure 
detailed in the Sector Plan, including new and improved public spaces. Public spaces, 
including the Green Ribbon, also comprise a substantial portion of the priority 
community benefits identified in the Sector Plan for the RiverHouse property. In addition 
to the build-to zone and unobstructed sight line recommendations described above, the 
Sector Plan Green Ribbon Design Guidelines also note that “the most important design 
element of the Green Ribbon across all sites is the quality and continuity of the 
connection—ensuring sightlines, the pathway, and the experience are continuous, easy to 
navigate, and visible.”

Under the Applicant’s original proposal, several of the new buildings deviated 
substantially from the Sector Plan recommendations for building placement within fixed 
build-to zones to create appropriately sized public spaces and provide unobstructed sight 
lines for the public to navigate the Green Ribbon. This included Buildings N2, C2, and 
C3, as well as a proposed condominium building at the base of the 15th Street South Spur 
(“Building O”). These buildings were generally utilizing horizontal instead of vertical 
building mass to achieve the proposed density, thus encroaching into and negatively 
impacting the shape, size, quality, and routing of public spaces, notably the Primary 
Route of the Green Ribbon route and the N1-2 Public Space. These concerns were raised 
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by staff as well as several members of the LRPC/SPRC. However, the Applicant, in 
conjunction with increasing the total residential density as described above, presented a 
revised PDSP proposal at the second SPRC meeting in January 2025, that substantially 
improved the project’s conformance with the Sector Plan recommendations for building 
placement, and thus public spaces, as well. As shown in the image below, the Applicant 
eliminated Building O and reduced the floorplate of Building C3 to provide the Sector 
Plan-recommended unobstructed line of sight and larger public open space along the 
Primary Route of the Green Ribbon. The Applicant also reduced the Building N2 
floorplate and adjusted the placement to expand the N1-2 Public Space to a full acre and 
align the N1-2 Public Space width Westpost Plaza across South Joyce Street. The result 
of these changes was a significant improvement in the quality and size of the public 
spaces, as well as furthering Sector Plan recommendations for “tall but slender buildings” 
that “vary [the] skyline for interest” and “unlock opportunities to increase the amount of 
public space available.” 
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Figure 80: Original (top) vs. Revised (bottom) Site Plan Layout, with key changes noted

▪ Green Ribbon, Secondary Route - South: As stated above, the Sector Plan notes that the 
most important design element of the Green Ribbon is the quality and continuity of the 
connection—ensuring sightlines, the pathway, and the experience are continuous, easy to 
navigate, and visible.” The Sector Plan Building/Public Realm Edge Map shows the 
southernmost secondary route of the Green Ribbon placed north of the variable build-to 
zone for buildings along the southern property line, connecting VHP with the southwest 
corner of the site near the Arlington Historical Society property (Hume School). In 
addition, County policy, generally, and the Sector Plan, more specifically, recommend 
minimizing curb cuts, driveways, or other conflict points between vehicles and 
pedestrians, especially on the sidewalks along public streets. The Sector Plan encourages 
street trees along all public sidewalks and County streetscape standards recommend 
minimum tree pit dimensions of 60 sq. ft. (typically 5’x12’) with trees spaced 28 to 32 
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feet apart on center.  From an architectural perspective, the County also generally 
recommends that the front façade of townhouses face the public street, with in-unit 
garage access on the rear side. 

The Applicant’s earlier townhouse design and layout (as shown below at SPRC meeting 
#2) conflicted with all these policy recommendations. The Green Ribbon was routed 
behind (or south of) the townhouses adjacent to private patio areas, instead of in front, 
reducing public visibility of the Green Ribbon. In addition, each townhouse along the 
southern property line included a street-facing garage and driveway. The driveways 
conflicted with several of the aforementioned County policies – the driveways interrupted 
the public sidewalk and were anticipated to interfere with pedestrian and vehicular 
circulation as future residents park vehicles in the driveway and maneuver in/out of the 
street, the number of street trees was reduced, and street tree planting strips contained 
inadequate soil volume, bringing their long-term viability into question. 

Figure 81: SPRC #2 (left) vs. Revised (right) Layout of the Green Ribbon, Secondary Route 
– South 

Figure 82: SPRC #2 (left) vs. Revised (right) Detail of the Green Ribbon, Secondary Route – 
South and Townhouses (Stick B), comparing townhouse driveway access points along 15th 
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Road South 

Staff, along with several SPRC members, raised these concerns at SPRC meetings. The 
Applicant worked with staff to revise the layout and designs of the Green Ribbon route, 
townhouses, and right-of-way for both 15th Road South and 15th Court South. As shown in 
the comparative images above, the revised design re-routed the Green Ribbon north of the 
townhouses, as recommended in the Sector Plan, while still maintaining the appropriate 
dimensions of the Green Ribbon and an approximately 40-foot-wide setback from the 
southern property line that includes an approximately 20-foot-wide vegetative buffer area. 
This greatly improves the visibility and navigability of the Green Ribbon route. The 
townhouses were redesigned to become rear-loaded with vehicular access from a single 
private driveway running parallel to southern property line. The redesign eliminated 27 
individual driveways along the length of the 15th Road South and 15th Court South, allowing 
for an appropriately sized planting zone along the Green Ribbon that would support 
approximately 1.5 times more street trees that would live to maturity. In addition, the 
reconfiguration of the street frontage allowed for the introduction of an on-street bike lane on 
15th Road South. 

Modifications of Use Regulations: The following provides a summary of the Applicant’s
requested zoning modifications for each of the subject site plans, and staff’s analysis thereof:
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PDSP (SPLN23-00001): 

▪ Additional density: Per the Sector Plan, the maximum site plan base residential density 
for the RiverHouse site is 72 dwelling units per acre, or 2,614 dwelling units based on the 
site area allocated for residential uses. As discussed in the Zoning section above, the 
County Board may permit additional density beyond that provided in ACZO §6.5.5.C 
where it finds that the development project helps achieve the Planning Principles 
specified in the Pentagon City Sector Plan, provides features, design elements, services, 
and amenities identified in the Sector Plan, and adheres to the development framework of 
the Sector Plan. More specifically, ACZO §9.6.4.D allows the County Board to permit a 
maximum residential density of up to 150 dwelling units per acre (or up to 5,447 
dwelling units) and a maximum non-residential density of up to 1.5 FAR. 

Staff supports the Applicant’s request for additional density. As proposed, the subject 
PDSP would redevelop the site in a manner consistent with the Sector Plan and with 
ACZO §9.6.4., with a maximum total residential density composition as follows:

Maximum Site 
Plan Base Density 
Permitted (du)

Maximum Sector 
Plan Density 
Permitted (du)

Additional Density 
Requested (du)

Total Proposed 
Density (du)

2,614 5,447 1,852 4,466

As shown above, the total proposed residential density is above the maximum site plan 
base density but less than the maximum permitted Sector Plan density. The Applicant is 
requesting a total of up to 1,852 additional dwelling units. As discussed further below, 53 
of the 1,852 additional dwelling units are requested in fulfillment of the Green Building 
Incentive Program (GBIP) for Building N1. The remaining 1,799 additional dwelling 
units are to be achieved through the provision of the community benefits identified for 
the RiverHouse site in Sector Plan, Development Framework (1.2). The community 
benefits are proposed to be achieved in a phased approach, pursuant to the subject PDSP 
Ordinance and the ordinances for each subject final site plan of the PDSP, as follows:
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Community Benefit Portion Timing Condition #
Expansion of 
Virigina Highlands 
Park / realignment of 
S. Joyce St.

All Building C2, C3, or 
N3, whichever 
occurs first

PDSP (#11 and #18)

Between 
Buildings C2/C3 

Building C2, C3, or 
N3, whichever 
occurs first

PDSP (#16)

At Building N2 Building N2 PDSP (#16)
Creation of Green 
Ribbon segments

All other final 
segments

Land Bay S and 
Building N1

Land Bay S (#53)
N1 (#53)

N1-2 Public 
Space (initial)

Building N1 N1 (#53)

N1-2 Public 
Space 
(remaining)

Building N2 PDSP (#16)
Creation of 
additional public 
space (2.5 acres 
min.)

“James Park” Building N2 PDSP (#17)
S. Joyce Street 
streetscape and 
protected bicycle 
facility

All Building N1 PDSP (#11)
N1 (#19)

Min. 10% of net new 
units above 72 du/ac 
as on-site CAFs

Pro rata, per 
building

Anticipated with 
Buildings N2, C2, 
C3, and N3

PDSP (#20 - #24)

▪ All other modifications as necessary to achieve the subject development proposal: In 
addition to the additional density modification discussed above, the PDSP Ordinance 
recitals list all the following modifications discussed in further detail below for each 
subject site plan to ensure the implementation of the proposal. 

Building N1 (SPLN23-00002): 

▪ Additional density (Condition #18): Staff supports the Applicant’s proposal for 53 
additional dwelling units as it complies with ACZO §15.5.9.C., furthers the Sector Plan 
Planning Principle for Green Development, and the goals of the Community Energy Plan 
(CEP). As discussed in the Sustainable Design section above, the Applicant is voluntarily 
participating in the Green Building Incentive Program (GBIP) at the 0.25-FAR level for 
Building N1. ACZO §15.5.9.C. allows the County Board to approve additional density 
beyond the zoning district base density for site plans “in an amount identified in adopted 
sustainable design incentive program policies.” Given that residential density in the 
“RA6-15” zoning district and PCCRD is measured in units per acre, staff applied the 0.25 
FAR bonus to the respective Building N1 site areas for residential and non-residential 
(retail) use and divided the result by the building’s average dwelling unit size to yield a 
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total of 53 additional dwelling units, which is a calculation method described in the GBIP 
policy document.

▪ Required off-street parking modifications (Condition #31): Staff supports the Applicant’s 
request to reduce the required off-street residential and retail parking for Building N1 
uses and to increase the total percentage of compact parking spaces within the Building 
N1 garage given the site’s proximity to Metro, Off-Street Parking Guidelines 
recommendations, the Applicant’s commitment to TDM measures via the site plan 
ordinance, and the Sector Plan’s general recommendation to achieve infill development 
on existing surface parking lots while reducing automobile mode share on-site. The 
ACZO §14.3 sets a base off-street multifamily residential parking ratio of 1.125 spaces 
per dwelling unit for the first 200 units (plus 1 space for each additional unit) and a base 
retail parking ratio of 1 space per 250 square feet of retail. For Building N1, the 
corresponding requirements would be 534 residential parking spaces and approximately 
60 retail spaces. However, as discussed above, the Off-Street Parking Guidelines and the 
Sector Plan recommend a residential parking ratio as low as 0.4 spaces per unit for 
market-rate housing types, excluding a recommended 0.05 space per unit ratio for visitor 
parking. In addition, the County Board may modify the required retail parking and has 
done so with similar site plan projects that commit to TDM measures, are well-served by 
transit, and are near Metro – all of which describe Building N1. The Applicant is 
proposing an off-street residential parking ratio of 0.52 spaces per unit or 265 spaces 
(including the recommended 0.05 spaces per unit visitor parking). However, staff 
supports and recommends a minimum residential parking ratio of 0.4 spaces per unit 
(excluding the visitor requirement, which will be met) to allow flexibility in the Building 
N1 garage to accommodate parking for the existing buildings as future phase buildings 
are approved and constructed. This parking ratio is consistent with the Off-Street Parking 
Guidelines and Sector Plan-recommended minimums for the site. For retail parking, the 
Applicant is proposing 32 spaces, or 1 space per 463 square feet of retail GFA. Staff 
supports this modification given the site’s proximity to Metro – approximately 1,100 feet 
– and Applicant’s commitment to TDM measures via the site plan ordinance.

The Applicant is also requesting to increase allowable compact parking from 15% up to 
26% for all uses in the Building N1 garage. Pursuant to ACZO §14.3, the County Board 
may modify the maximum compact parking ratio, particularly when the Applicant is 
seeking to implement the redevelopment in accordance with the PCCRD (ACZO §9.6). 
As described further below, the Applicant is seeking to accommodate off-street parking 
for the existing building residential units in addition to parking for the uses within 
Building N1. Staff supports the Applicant’s proposal given that it will apply to the total 
spaces within the garage, not just those allocated to Building N1 uses and; the Applicant 
is making efficient use of the structed parking to achieve the redevelopment goals of the 
Sector Plan. In addition, only 10 of the 133 proposed compact spaces within the garage 
will be fully compact – 123 of the compact spaces will still meet ACZO dimensional 
requirements for width, albeit not length, and are not anticipated to negatively impact the 
functionality of the garage operations. This request does not impact proposed parking for 



SPLN23-00001, et al. - 87 -
RiverHouse Neighborhood – Development Project

the anticipated VHC Health urgent care clinic use – all retail parking spaces for the clinic 
will be standard or accessible size spaces.

▪ Parking spaces for the Existing Buildings Final Site Plan (Condition #31): As described 
above, the Applicant is requesting to locate at least 215 residential parking spaces to 
serve the James, Potomac, and Ashley within the Building N1 garage. From a zoning 
perspective, these spaces are technically off-site, located within a building on a different 
parcel and governed by a separate final site plan. Staff supports the Applicant’s requested 
modification to allow the off-site parking as it is seeking to implement redevelopment in 
accordance with the PCCRD (ACZO §9.6) and Sector Plan, and the Applicant has agreed 
to condition language requiring they grant an easement or agreement to allow the 
residents of the existing buildings access to and exclusive use of the 215 spaces in 
perpetuity. 

▪ Density exclusions: The Applicant is requesting that 1,810 square feet of GFA be 
excluded from density calculations. Staff supports this request, as the proposal includes 
only above-grade vertical air shafts that have no impact on the bulk, mass, or appearance 
of the building. Further, these exclusions are consistent with other site plan projects as 
well as County practices towards supporting these elements that do not impact the overall 
form or size of the building.

Land Bay S (SPLN23-00003): 

▪ Reduced off-street parking requirements (Condition #31): Staff supports the Applicant’s 
request to reduce the required off-street residential and visitor parking for Land Bay S 
given the Off-Street Parking Guidelines recommendations, the Applicant’s commitment 
to TDM measures via the site plan ordinance, and the additional on-street spaces within 
the site area. ACZO §14.3 sets a base residential parking requirement of two (2) spaces 
per unit and an additional 0.2 spaces per unit for visitors for townhouses, and 1.125 
spaces per dwelling unit for the multifamily stacked-flat units. Given the subject 
proposal, this would require a total of approximately 181 parking spaces for the 
townhouses and 57 parking spaces for the stacked flats for a combined 238 parking 
spaces. The Applicant is proposing a blended ratio of 1.62 spaces per unit, or 214 total 
spaces for the entirety of Land Bay S, including two (2) spaces per unit for each 
townhouse and one (1) space per unit for each stacked flat. The Applicant proposes no 
off-street visitor parking spaces; however, an additional 26 on-street parking spaces are 
proposed within Land Bay S, and the Applicant has agreed to condition language 
allowing these spaces (on privately-owned streets) to serve as visitor parking and 
precluding the Applicant from selling the spaces to individual units. Staff supports the 
Applicant’s request to reduce the total required residential parking on-site by 24 spaces 
given that the Off-Street Parking Guidelines and the Sector Plan recommend a residential 
parking ratio as low as 0.4 spaces per unit for market-rate units and the 26 on-street 
spaces essentially offset the net total parking reduction for the site. 
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Building C1 (SPLN23-00004): 

▪ Reduced off-street parking requirements (Condition #31): Staff supports the Applicant’s 
request to reduce the required off-street residential parking for Building C1 given the Off-
Street Parking Guidelines recommendations and the Applicant’s commitment to TDM 
measures via the site plan ordinance. ACZO §14.3 sets a base off-street multifamily 
residential parking ratio of 1.125 spaces per dwelling unit for the first 200 units (plus 1 
space for each additional unit). Given the subject proposal, this would require a total of 
approximately 115 parking spaces. The Applicant is proposing a residential ratio of 0.47 
spaces per unit, or 48 total spaces, including 0.05 spaces per unit for visitor parking (6 
spaces). Staff supports the Applicant’s request to reduce the total required residential 
parking on-site by 67 total spaces given that the Off-Street Parking Guidelines and the 
Sector Plan recommend a residential parking ratio as low as 0.4 spaces per unit for 
market-rate units and the Applicant is also providing the recommended visitor parking. 
Moreover, the Applicant is committing to TDM measures via the site plan ordinance that 
further mitigate the potential for any undue negative impacts to the neighborhood because 
of the parking reduction. 

Existing Buildings (SPLN25-00001):

▪ Reduced off-street parking requirements and altered dimensional standards (Condition 
#31): Staff supports the Applicant’s request to reduce the required off-street residential 
and retail parking for the existing buildings given the Off-Street Parking Guidelines 
recommendations, the Applicant’s commitment to TDM measures via the site plan 
ordinance, and the Sector Plan’s general recommendation to achieve infill development 
on existing surface parking lots while reducing automobile mode share on-site. There are 
1,820 existing parking spaces on the RiverHouse property that currently serve the James, 
Potomac and Ashley, or approximately 1.08 spaces per unit. The Applicant is proposing a 
combined residential parking ratio of 0.57 spaces per dwelling unit (or 966 spaces, 
including 30 visitor spaces) across all three (3) existing buildings and zero retail parking. 
However, staff supports and recommends a minimum residential parking ratio of 0.4 
spaces per unit (excluding the visitor requirement, which will be met) to allow flexibility 
across the site as future phase buildings are approved and constructed as existing surface 
parking area is reduced. This parking ratio is consistent with the Off-Street Parking 
Guidelines and Sector Plan-recommended minimums for the site. Moreover, staff 
supports the elimination of the required off-street retail parking requirement as the 
amount of existing retail space on the site (1,130 sq. ft.) is de minimis. Staff generally 
finds the requested parking reduction in keeping with the Sector Plan recommendations 
to reduce vehicular trips and implement infill development. In addition, the Applicant is 
requesting to alter the typical dimensional standards for the existing parking spaces to 
remain. Excluding tandem spaces, this would allow existing parking spaces to remain 
without the Applicant having to re-stripe the existing surface and garage spaces. Staff 
supports this request, as the Applicant is simply requesting to keep the parking 
dimensions as they currently exist.
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▪ Off-site parking within Building N1 (Condition #31): As described above, the Applicant is 
requesting to locate at least 215 residential parking spaces to serve the James, Potomac, 
and Ashley within the Building N1 garage. From a zoning perspective, these spaces are 
technically off-site, located within a building on a different parcel and governed by a 
separate final site plan. Staff supports the Applicant’s requested modification to allow the 
off-site parking as it is seeking to implement redevelopment in accordance with the 
PCCRD (ACZO §9.6) and Sector Plan, and the Applicant has agreed to condition 
language requiring they grant an easement or agreement to allow the residents of the 
existing buildings access to and exclusive use of the 215 spaces in perpetuity.

▪ Reduced off-street loading requirements: Staff supports the Applicant’s request to reduce 
the number of required off-street loadings spaces for each existing building given the 
existing nature and number of loading spaces and the demonstrated ability of the existing 
loading spaces to adequately support loading/moving activities without impact to the 
surrounding street network. Under ACZO §14.3, the James and Ashley Houses would be 
required to each provide three (3) off-street residential loading spaces, and the Potomac 
House would require four (4). Each building, as-built, currently includes two (2) off-
street residential loading spaces and the Applicant is requesting to retain the existing 
number of spaces that have served the buildings well since their construction. As 
mentioned above, staff supports this request and does not anticipate any undue adverse 
impacts to the surrounding neighborhood or public streets given their existing nature and 
off-street locations.  

Site Plan Features and Improvements: Consistent with the Implementation section of the 
Pentagon City Sector Plan, the subject PDSP and final site plans propose significant mitigations 
associated with the maximum amount of zoning site plan base density requested (72 du/ac and 
/1.5 FAR non-residential) and future additional density requested (above 72 du/ac). Accordingly, 
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 the following elements guided by specific recommendations of the Sector 
Plan:
▪ New pavement, sidewalk, curb and gutter on street frontages (Condition #19, all final site 

plans for new construction);
▪ Streetscape and landscape improvements on-site to current County standards (Condition
▪ #21, all final site plans for new construction);
▪ LEED Gold certification (Condition #18, Land Bay S and Building C1);
▪ Base affordable housing contribution as on-site units (Condition #41, Building N1 or 

C1);
▪ Public art contribution (Condition #17, all final site plans for new construction);
▪ Utility undergrounding and undergrounding fund contribution (Condition #33, all final 

site plans);
▪ Transportation demand management program (Condition #40, all final site plans); and
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▪ Installation of an in-building wireless first responders’ network (Condition #37, all final 
site plans).

In addition to these standard site plan improvements, the subject final site plans further the 
County’s goals and objectives by providing, in advance, several of the community benefits 
identified in the Sector Plan and described in the Modification of Use Regulations section above, 
including implementation of: 
▪ Green Building Incentive Program (GBIP) 0.25-FAR level commitments and LEED Gold 

certification for Building N1 (Condition #18);
▪ All final and interim Green Ribbon segments and associated public access easements 

(Condition #53, Land Bay S and Building N1);
▪ Construction of initial portion of N1-2 Public Space and associated public access 

easements (Condition #53, Building N1); and
▪ Construction of all South Joyce Street streetscape and protected bike facilities (Condition 

#19, Building N1)

Moreover, the subject PDSP furthers the County’s goals and objectives by codifying the 
remaining community benefits identified in the Sector Plan and described in the Modification of 
Use Regulations section above, including future phase implementation of:
▪ Expansion of Virginia Highlands Park through fee simple dedication along with 

construction of a realigned segment of South Joyce Street, and interim improvements to 
Grace Hopper Park associated with the new street alignment (Conditions #11 and #18, 
PDSP);

▪ Construction of the remaining portion of N1-2 Public Space and associated public access 
easements (Condition #16, PDSP);

▪ Fee simple dedication and area restoration of “James Park.” (Condition #17, PDSP);
▪ Construction of all remaining final Green Ribbon segments and associated public access 

easements (Condition #16, PDSP); and
▪ At least 10% of net new units, above 72 du/ac, as on-site CAFs (Conditions #20-24, 

PDSP).

Equity Principles: In April 2024, the Arlington County Board adopted a set of 10 principles to 
guide growth in the County, and the Metropolitan Washington region, toward equitable 
outcomes. Additionally, in September 2019, the County Board adopted an Equity Resolution, 
which acknowledges “community conditions that affect individual opportunity and well-being 
include the economy, environment, housing, land use policy, public facilities and infrastructure, 
healthcare, neighborhoods, education, and social connectedness.” The Equity Resolution also 
references the April 2019 report Arlington’s Destination 2027, which calls for expanding “access 
to the resources and opportunities needed for optimal health and wellbeing, including affordable 
(but not substandard) housing, transportation, food, childcare, education, financial services, 
among others.” Together, these initiatives suggest redevelopment activities may present specific 
opportunities to advance the County’s equity goals in varied ways, including but not limited to:
▪ Housing creation
▪ Environmentally sustainable design

https://www.arlingtonva.us/Government/Topics/Equity/Resources/Regional-Equitable-Development-Principles
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
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▪ Transportation improvements (vehicular, bicycle, and pedestrian)
▪ Public space contributions

In addition, the Pentagon City Sector Plan establishes Equity as one of six overarching Planning 
Principles to “welcome everybody from throughout the County, region and world to live, work, 
learn, and share culture.” Specific supporting elements include adding new development to 
support a community of all ages and abilities, with increased affordable housing; and ensuring 
that the design of spaces and mix of uses will help realize Arlington’s commitment to equity and 
welcome a diverse range of people and cultural practices.

The subject PDSP and final site plans would make substantial commitments towards advancing 
the County’s equity objectives in all the above areas. The initial phases of development would 
allow for the retention of 1,676 existing units, approximately 85% of which are MARKs and 42 
are operating CAFs; and the addition of 743 new dwelling units, approximately 12 of which 
would be new CAFs. Future phases of development would further contribute to the on-site CAF 
supply with at least 10% of net new units, above 72 du/ac, provided as CAFs within new 
buildings. In addition, as described above, the PDSP and final site plans will implement new and 
improved streetscapes, protected bicycle facilities, biophilic Green Ribbon segments, and new 
and expanded public spaces (parks) to support a community of all ages and abilities and 
welcome a diverse range of people. 

PUBLIC ENGAGEMENT:  

Level of Engagement:

Communicate, Consult, and Involve  

This level of engagement is deemed appropriate because the Applicant proposes a phased 
development site plan and final site plans for new construction.

Outreach Methods:

▪ Public notice was given in accordance with the Code of Virginia §15.2-2204.  Notices 
for the December 2, 2025, Planning Commission hearing for the subject applications 
were placed in the November 21, 2025, and November 25, 2025, issues of the 
Washington Times. Notices of the County Board hearing on the subject applications 
were placed in the November 28 and December 5, 2025, issues of the Washington 
Times for the December 13, 2025, County Board Meeting. 

▪ Placards were placed in various locations surrounding the property indicating the 
subject of the rezoning, PDSP, and final site plans and the time and place of the 
public hearing in accordance with Arlington County Zoning Ordinance §15.1.3.B.



SPLN23-00001, et al. - 92 -
RiverHouse Neighborhood – Development Project

▪ Public notice was provided to adjacent military installations in accordance with the 
Code of Virginia §15.2-2204 for the proposed changes in zoning map classification 
and changes in use via special exception applications within thirty (30) days of the 
public hearings.  

▪ Public notice was provided to adjacent property owners in accordance with the Code 
of Virginia §15.2-2204 for the proposed change in zoning map classification within 
five (5) days of the public hearings.  

In addition to the above legal requirements:

▪ Civic associations and adjacent homeowners’ associations were informed of the 
application via email communication. The subject property is located within the 
Arlington Ridge Civic Association (ARCA) and adjacent to the Aurora Highlands 
Civic Association (AHCA) and Crystal City Civic Association (CCCA). 
Representatives from the ARCA, AHCA, CCCA, Crystal and Pentagon Cities 
Council (CPCC), the Representative Condominium HOA, the Ridge House 
Condominium HOA, and the Pentagon Ridge Condominium HOA were invited to 
participate in the Planning Commission’s Long-Range Planning Committee (LRPC) 
and Site Plan Review Committee (SPRC) meetings for the subject items.

▪ A staff-led community kickoff meeting with the Applicant was held at the Long 
Bridge Aquatics Center on July 26, 2023, to explain the Pentagon City Sector Plan 
recommendations for the site and gather community feedback on the Applicant’s 
proposal.

▪ A staff-led virtual open house was held via Microsoft Teams on September 21, 2023, 
to answer questions and gather general community feedback on the Applicant’s 
proposal.

▪ The LRPC reviewed the development proposal at three (3) hybrid meetings in 
September, October and November 2023. In addition to the standing PC membership, 
adopted membership for this LRPC Sub-Group included: one (1) representative from 
each of the civic and condo associations listed above; and representatives from the 
Park and Recreation Commission, Housing Commission, Transportation 
Commission, Pedestrian Advisory Committee, Disability Advisory Commission, 
Forestry and Natural Resources Commission, Economic Development Commission, 
Arlington Commission for the Arts, and the Climate Change, Energy and 
Environment Commission (C2E2). The LRPC project Chair provided time at the end 
of each meeting for public comments.

▪ An on-site walking tour with staff and Applicant was held on the RiverHouse 
property on November 16, 2023.
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▪ The SPRC reviewed the development proposal through an online engagement 
opportunity (September 9 - 22, 2024) and at five (5) hybrid meetings between 
October 2024 and July 2025. In addition to the standing PC membership, adopted 
membership for this SPRC Sub-Group included: one (1) representative from each of 
the civic and condo associations listed above; and representatives from the Park and 
Recreation Commission, Housing Commission, Transportation Commission, 
Pedestrian Advisory Committee, Disability Advisory Commission, Forestry and 
Natural Resources Commission, Economic Development Commission, Arlington 
Commission for the Arts, and the Climate Change, Energy and Environment 
Commission (C2E2). The SPRC project chair provided time at the end of each 
meeting for public comments. 

▪ The Department of Parks and Recreation (DPR) led an online Public Space Planning 
Engagement from June 30 to July 20, 2025, to gather community input on the design 
and programming of both the initial and final configuration of the N1-2 Public Space. 
An additional follow-up survey to solicit feedback on the Applicant’s revised public 
space design ran from November 5 - 21, 2025. 

▪ 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.

Community Feedback:

Long Range Planning Committee (LRPC): The major topics of discussion at the LRPC 
included site-wide layout of public spaces, Green Ribbon segments, tree canopy and 
vegetation, building locations, multi-modal connectivity, streets, and parking and 
accessibility. 

At its first meeting on September 27, 2023, the LRPC primarily discussed tree canopy, 
building massing and location, and the public realm. Staff highlighted several areas in 
which the proposal deviated from Sector Plan guidance including the visibility and 
navigability of the Green Ribbon segments through Land Bay S and Land Bay C, the 
overly small and narrow Primary Route of the Green Ribbon between Buildings C2 and 
Building C3 and at the N1-2 Public Space, and the proposal for a future phase building at 
the corner of South Joyce Street and Army Navy Drive that would prohibit delivery of an 
appropriately sized public space at that location as recommended in the Sector Plan. 

At its second meeting on October 24, 2023, the LRPC discussed multi-modal 
connectivity, the bike network, street widths, and parking and accessibility. The 
Applicant presented draft revisions that included marginal changes to the building 
envelopes and placement near the Primary Route of the Green Ribbon and the width of 
the N1-2 Public Space. 

https://www.arlingtonva.us/Government/Projects/Project-Types/Site-Plan/RiverHouse
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At the final LRPC meeting on November 16, 2023, the Applicant presented a summary of 
changes made through the LRPC process that included the public space and building 
modifications mentioned above, as well as increasing the setback of housing along the 
southern property line, shifting the Green Ribbon Secondary Route – North/South to 
align with South Kent Street, providing a branch of Green Ribbon to connect to South 
Lynn Street, and deletion of future Buildings F2 and F3 which conflicted with Sector 
Plan recommendations for providing “James Park.”  These changes were largely viewed 
as positive improvements; however, staff noted that major issues with building placement 
and the proposed density remained and should be discussed at SPRC.

Site Plan Review Committee (SPRC): The major topics of discussion at the SPRC 
meetings were guided by feedback received during the online engagement opportunity, 
and included:
▪ Land use and density
▪ Site and building form
▪ Architecture
▪ Public spaces and biophilia
▪ Transportation 
▪ Community benefits

At its first meeting on October 24, 2024, the SPRC discussed the proposal’s major 
deviations from sector plan guidance related to the proposed density and building form 
and placement that negatively impacted the Green Ribbon, the N1-2 Public Space, and 
streetscapes in Land Bay S. Most SPRC Members expressed that the proposed density for 
the site should be higher, although some expressed concern that the proposed density is 
already too high. Nearly all SPRC Members expressed concern that some of the proposed 
building footprints and locations were negatively impacting the Primary Route of the 
Green Ribbon and the public space on Land Bay N. Most noted that the Building N1 and 
N2 footprints were too large, and the Green Ribbon pathway through Land Bay C and S 
is overly circuitous and/or obstructed by buildings. Some SPRC Members and members 
of the public expressed concerns about the proposed buildings being too tall and about 
the Sector Plan recommendation for the Green Ribbon to connect with the 15th Street 
South Spur.

At the second SPRC meeting on January 16, 2025, the Applicant introduced a revised 
conceptual PDSP and final site plan proposal that substantially increased the proposed 
density and improved the size and quality of the proposed public spaces (see Project 
Evolution section above). The Applicant essentially introduced the phased development 
approach being brought forward with the subject applications and increased the 
maximum proposed height of future phase buildings to better achieve the goals and 
objectives of the Sector Plan. The main purpose of the meeting was for the Applicant to 
gather feedback from the SPRC before formally submitting the revised applications and 
4.1 Plans. While many SPRC Members viewed these changes as a significant 
improvement, some strongly objected to the increased density and taller future phase 
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buildings, most notably some of the Members representing the adjacent condominiums to 
the west of the site. 

At the third SPRC meeting on May 19, 2025, the SPRC discussed land use and density, 
proposed phasing, and the building form/height, architecture, and sustainability 
components of the new subject final site plan buildings – Building N1, Building C1, and 
the Land Bay S townhouses and stacked flats. Staff highlighted concerns about the front-
loaded garage design of the townhouses and the routing of the Green Ribbon Secondary 
Route - South behind the townhouses (see Project Evolution section above). The SPRC 
generally echoed the concerns raised by staff and supported routing the Green Ribbon 
segment in front of the townhouses.

At the fourth SPRC meeting on June 26, 2025, the SPRC discussed project updates, 
landscaping, trees, and biophilia, the Green Ribbon, and streets and streetscapes. Updates 
included the Applicant eliminating rear-loaded townhouses along the southern lot line 
and routing the Green Ribbon in front of the townhouses, and architectural improvements 
to Building C1. The SPRC generally found the changes favorable. Some SPRC Members 
continued to express concerns about the Primary Route of the Green Ribbon connecting 
with the 15th Street South Spur. The Applicant was asked to study re-routing the Green 
Ribbon segment from South Kent Street to South Lynn Street and bypass the 15th Street 
South Spur.

At the fifth and final SPRC meeting on July 28, 2025, the SPRC discussed project 
updates, traffic, off-street parking and loading, community benefits, construction, and the 
revised PDSP Design Guidelines. The Applicant showed improvements to the Primary 
Route of the Green Ribbon, including the introduction of seating and lighting and 
renderings of the vistas from the hillside. The Applicant also demurred on the Green 
Ribbon re-routing and noted that re-routing the Green Ribbon segment from South Kent 
Street to South Lynn Street instead of the 15th Street South Spur would disrupt the Sector 
Plan-recommended viewshed to VHP, impact mature trees to be preserved, and require 
an additional 416 feet of ramping due to the steeper slope. 

Public Space Planning Engagement: As discussed above, and consistent with Sector Plan 
guidance, the Department of Parks and Recreation (DPR), in conjunction with the 
Applicant, led an online public space planning process from June 30 to July 20, 2025, to 
gather community input on the design and programming of both the initial and final 
configurations of the N1-2 Public Space. An additional follow-up survey to solicit 
feedback on the Applicant’s revised public space design ran from November 5 - 21, 2025. 
Staff noted that the design of the N1-2 Public Space was limited by constraints such as 
the Sector Plan’s recommendations for the general location and parameters of the space 
and the adjacent build-to zones and the Applicant’s proposal to phase the build-out of the 
space and provide structured parking below. Some respondents nevertheless provided 
design comments that were outside of the scope of the process; however, staff and the 
Applicant still acknowledged these comments and attempted to address them to greatest 
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extent possible. Approximately 285 individuals participated in the first engagement, 
generating over 800 comments on the draft designs. Some of the most common pieces of 
feedback from respondents during the first survey included themes such as a desire for 
more mature trees, shade, and natural green spaces; maintaining direct access from South 
Lynn Street to Westpost Plaza and the Metro; reducing the amount of hardscape; and a 
desire for large, grassy open areas in the design. In response, the Applicant made the 
following revisions to the interim and final N1-2 Public Space designs, respectively:

Interim Design (Building N1):
▪ Increased understory vegetation by reducing path widths
▪ Increased the planting area to allow additional opportunity for tree canopy cover
▪ Added additional seating at landings to accommodate rest points
▪ Added a direct set of stairs to/from South Lynn Street

Final Design (Buildings N1 + N2):
▪ Ensured Sector Plan target of 40% tree canopy cover was met 
▪ Prioritized tree placement towards the center of the space, out of the building 

shadow
▪ Modified the overall design to add more permanent seating in the shade and away 

from South Joyce Street
▪ Increased the area for native understory plantings 
▪ Improved pedestrian access to the north of the space, with ramping up to the first 

landing along South Joyce Street to provide a clearer and safer connection

Planning Commission (PC): [forthcoming]

Transportation Commission (TC): A representative of the TC participated in the LRPC 
and SPRC processes. In addition, the TC considered the subject items at its meeting on 
November 20, 2025, and voted unanimously (9-0) to approve the subject items per the 
County Manager’s recommendation. Additional details are provided in the TC letter. 

Park and Recreation Commission (PRC): [forthcoming]

Forestry and Natural Resources Commission (FNRC):  

Climate Change, Energy and Environment Commission (C2E2):

Arlington Ridge Civic Association (ARCA): [forthcoming]

Aurora Highlands Civic Association (AHCA): [forthcoming]

Crystal City Civic Association (CCCA): [forthcoming]

Crystal and Pentagon Cities Council (CPCC): [forthcoming]
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The Representative Condominium: [forthcoming]

Ridge House Condominium: [forthcoming]

Pentagon Ridge Condominium: [forthcoming]

National Landing BID: The BID observed the community engagement process as an 
interested party and provided a letter, dated December 2, 2025, that expresses full support 
for the RiverHouse project. The letter notes the proposals alignment with both the Sector 
Plan and the BID’s vision for National Landing, including in areas such as greater 
connectivity, housing creation, and multimodal infrastructure improvements. 

CONCLUSION:  Overall, staff finds the proposed rezoning and development project to be 
consistent with the GLUP and the requirements of the ACZO. The project advances 
County policies, including but not limited to, the MTP, PSMP, AHMP, FNRP, and CEP. 
Moreover, the proposal is generally consistent with the recommendations of the Pentagon City 
Sector Plan. 

The project advances several key County goals and objectives, such as: preserving existing 
market-rate affordable housing and creating a total of up to 123 dwelling units per acre across a 
range of housing types to support the Sector Plan “Equity” Guiding Principle to “welcome 
everybody from throughout the County, region and world to live, work, learn, and share culture” 
and “help support a community of all ages and abilities.” New affordable housing, including 
approximately 15,000 sq. ft. of CAFs in the near term, and at least 10% of net new units above 
72 du/ac as CAFs within future phase buildings, directly supports the policy recommendations of 
the Sector Plan and supports the goals of the AHMP. The PDSP and final site plans will 
implement new and expanded public spaces and Green Ribbon segments throughout the site and 
will exceed the Sector Plan targets for tree and vegetation coverage on-site. These improvements 
further the Sector Plan “Places for People” Guiding Principle to create “new and improved 
public spaces,” and the “Places for Nature” Guiding Principle to “create space for nature to 
thrive so that there is universal, everyday access to nature in the district.” In additional to adding 
new and improved sidewalks, the Green Ribbon also fulfills the Sector Plan “Coordinating at 
District Scale” Guiding Principle to “complete the missing links—physical and over time—to 
become a cohesive neighborhood connected to the broader 22202 community.” Each Final Site 
Plan will deliver new multi-modal infrastructure, and the Final Site Plan for Building N1 will 
deliver South Joyce Street streetscape improvements, including a two-way separated bikeway in 
direct support of the Sector Plan recommended community benefits, the Sector Plan Vision for 
prioritizing robust multi-modal transportation options, and the “Transportation” Guiding 
Principle to “provide safe, inviting transportation choices that make driving unnecessary.” 
Building N1 will participate in the GBIP, and all new buildings will achieve at least LEED Gold 
certification, consistent with the “Green Development” Guiding Principle to advance global 
standards for sustainable design and energy-efficient buildings. Further, these commitments 
support the goals and objectives of the CEP.



SPLN23-00001, et al. - 98 -
RiverHouse Neighborhood – Development Project

Staff acknowledges that some community members have raised concerns throughout the public 
review process related to issues such as the overall density, building heights, traffic, and Green 
Ribbon placement, among other things. Many of these concerns are objections to the County 
Board-adopted Sector Plan recommendations for site, which the Applicant’s proposal would 
implement. Other concerns are related to the phased nature of the proposed development. While 
staff recognizes and respects these concerns, staff finds the Applicant’s proposal to be consistent 
with the Vision and Guiding Principles of the Sector Plan and positioned to deliver the 
community benefits identified in the Sector Plan, albeit over time.

On balance, staff finds that the project: a) is consistent with the Arlington County 
Comprehensive Plan and applicable and relevant adopted County Board plans and policies, and 
with the uses permitted and use regulations of the district as set forth in this zoning ordinance 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 that the County 
Board adopt the attached Rezoning Ordinance, PDSP Ordinance, and each Site Plan Ordinance.
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APPENDIX
Proposed Green Ribbon Segments

Map 1: Public Space Layout: Final Site Plans (top) and Complete PDSP (bottom)
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Figure 1: Proposed Green Ribbon Segments and Characteristics 
Name Segment Type Orientation Path 

Width (ft.)
Planting 
Zone 
Widths (ft.)

“Primary 
Route”

To/from VHP 
/ 15th Street 
Spur

Primary East-West 8 - 12 4 - 30+

“Interim 
Primary 
Route”

Between 
Ashley and 
Potomac

Interim 
(Primary)

East-West 4 - 8 N/A

“Secondary 
Route – 
South”

Along 
southern 
property line

Secondary East-West 8 - 12 4 - 10

West side of 
S. Kent St. 

Secondary North-South 8 - 12 10

“Secondary 
Route – 
North/South”

East side of S. 
Kent St. at C3 
to/from 
Army/Navy 
Drive

Secondary North-South 8 9 – 20+

“Interim 
Secondary 
Route – 
North/South”

Between N1 
and James

Interim 
(Secondary)

North-South 5 N/A

“Secondary 
Route – N1-
2”

N1-2 Public 
Space

Secondary East-West 10+ 5 - 60+

Primary Route: As discussed above, the Primary Route is the principal connecting pathway 
to/from Arlington Ridge, through Virginia Highlands Park (VHP), and to South Hayes Street 
beyond. From west to east, access to the route begins from South Lynn Street on Arlington Ridge 
and continues east down the 15th Street South Spur, where the Applicant is proposing to construct 
a new 8-foot-wide sidewalk on the north side of the right-of-way. Crossing onto the RiverHouse 
property, the path then splits into 10-foot-wide stairs, and an 8-foot-wide switchback ramp with 
11-foot-wide-minimum landings to traverse the hillside down to new South Kent Street, as 
shown on the figure below. Per the Sector Plan guidance, the landings include seating to enjoy 
unobstructed views from the top of the hillside through the site to VHP. This segment of the 
Primary Route will be constructed with the subject Land Bay S final site plan.
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Figure 2: Proposed Green Ribbon Primary Route to/from 15th St. Spur and S. Kent St. (dark 
green dashed line)
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Figure 3: Rendering of the Primary Route (looking west)

Figure 4: Rendering of the ultimate Primary Route viewshed (looking east)
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To ensure safe pedestrian connection from South Kent Street east to existing VHP prior to 
construction of Buildings C2, C3, or N3, the Applicant will also provide an “Interim Primary 
Route” through the Existing Buildings site area, between the Ashley and Potomac Buildings (see 
figure below). This route will include a combination of new 8-foot-wide concrete pathway, new 
striping, and existing sidewalks in the RiverHouse parking lot. It will also tie into the existing 
pedestrian pathway network on-site. The Interim Primary Route will also be constructed with the 
final site plan for Land Bay S, along with interim public access easements, and these would 
remain until future infill development occurs. 

Figure 5: Rendering of the Interim Primary Route pathway (image oriented north)

With the first to occur of construction of Building C2, C3, or N3, the Applicant would complete 
the remaining portion of the Primary Route between Buildings C2 and C3, which includes a 
large public space of approximately 66,128 sq. ft. (1.5 acres). While the final design of this 
segment and the associated public space would be determined at the time of future final site plan 
approval, the Urban Design Guidelines provide a conceptual design for the area (see figures 
below), and it would be expected to include separate, 12-foot-wide pedestrian and multi-use trail 
pathways, as well as generous landscaped areas to move, reflect, gather and dwell, as shown 
below.
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Figure 6: Conceptual Design of the Primary Route between Buildings C2 and C3 (image oriented 
north)
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Figure 7: Primary Route - Presentation Plan showing main pedestrian pathway (dark green) and 
multi-use trail (blue)

Secondary Route - South: This route of the Green Ribbon runs parallel to the southern property 
line, immediately north of the southernmost sticks of townhouses in Land Bay S, to/from 
existing South Joyce Street and the southwestern corner of the property. Typically, it consists of a 
four-foot-wide frontage zone, an undulating eight-to-twelve-foot-wide pedestrian pathway, and a 
six-to-ten-foot-wide planting zone at the back of the street curb. At the southwestern corner of 
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the property the route includes switchback ramping to traverse the grade. This design also allows 
for the County, outside of the private development process, to potentially construct a future off-
site connection between the Green Ribbon and the Arlington Historical Society (Hume School) 
property on County-owned right-of-way. The entirety of the Secondary Route – South will be 
constructed with the Land Bay S final site plan.

Figure 8: Presentation Plan for a Portion of the Secondary Route – South at 15th Court S. (green 
line)
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Figure 9: Conceptual Rendering of the Secondary Route – South along 15th Road South (looking 
west)

Secondary Route – North/South: This route of the Green Ribbon runs the entire length of the site, 
on a north-south axis, to/from new South Kent Street at the southern property edge and Army 
Navy Drive at the northwest property edge. It features two (2) distinct segments – a more urban 
treatment along the west side of South Kent Street and a more “woodland” treatment from where 
the route crosses to the east side of South Kent Street and extends west of (behind) Buildings N1 
and N2 to Army Navy Drive. Along the west side of South Kent Street, the route features a 
variable width frontage zone of approximately five to eight feet, an eight- to twelve-foot-wide 
pathway, and ten-foot-wide bioretention areas at the back of curb. 
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Figure 10: Presentation Plan for a Portion of the Secondary Route – North/South (green line)

Figure 11: Conceptual Rendering of the Secondary Route – North/South along South Kent Street 
(looking south)

The woodland portion of the Secondary Route – North/South includes an eight (8) foot wide 
pathway with larger, variable width planting zones. In locations where existing tree roots need to 
be preserved, this portion also features elevated pathways. An additional pathway branches up to 
South Lynn Street to provide ADA access for users crossing from the west side of South Lynn 
Street onto the RiverHouse site. On the north side of Building N1 the Secondary Route – 
North/South intersects with the Secondary Route – N1-2 that runs east-west through the N1-2 
Public Space (discussed further below). At this location, the Applicant is also constructing new 



SPLN23-00001, et al. - 109 -
RiverHouse Neighborhood – Development Project

stairs up to South Lynn Street and relocating an existing crosswalk to provide direct pedestrian 
access from the west side of South Lynn Street to the Green Ribbon network, the N1-2 Public 
Space, and the Westpost retail directly east of the N1-2 Public Space across South Joyce Street. 

Figure 12: Presentation Plan for a Portion of the Secondary Route – North/South (green lines)

Figure 13: Conceptual Section of the Secondary Route – North/South in the Woodlands Area

As shown in maps at the top of this Appendix, the Applicant is proposing an interim section of 
Green Ribbon, consisting of an existing concrete pathway, to fill the gap between the new Green 
Ribbon segments at the N1-2 Public Space and Army Navy Drive until the final site plan for 
Building N2 is constructed. All other segments of the Secondary Route – North/South will be 
constructed in the near term with the final site plans for Land Bay S and Building N1, 
respectively.  
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PREVIOUS COUNTY BOARD ACTIONS:

** **
** **
** **
** **


