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April 1, 2002

TO: The County Board of Arlington

FROM: Ron Carlee, County Manager

APPLICANT: TMF Shirlington, LLC

  BY: Timothy S. Sampson, Agent/Attorney
Walsh, Colucci, Stackhouse, Emrich & Lubeley, P.C.
220 Clarendon Boulevard, Suite 1300
Arlington, Virginia 22201

SUBJECT: SP #106 SITE PLAN AMENDMENT:  Request of TMF Shirlington,
LLC, Owner, by Timothy S. Sampson, Agent/Attorney, for a site
plan amendment to allow the conversion of 13,100 square feet
of retail space to office use on the ground floor of the premises
known as 2900 S. Quincy Street (Quincy Tower).

RECOMMENDATION: Staff recommends DENIAL of the requested site plan
amendment.

SITE: The Quincy Tower Building was approved by the County Board
as an eight (8) story office building and shared parking structure
through the site plan process in April, 1999.  The site is located
at the intersection of South Quincy Street and South Randolph
Street in Shirlington.

ZONING: “C-O-1.5” Commercial Office Building, Hotel and Apartment
Districts

LAND USE: “Low” Office-Apartment-Hotel

NEIGHBORHOOD: Fairlington-Shirlington Civic Association

ISSUES
The Fairlington-Shirlington Citizens’ Association Executive Board voted to oppose this
site plan amendment application.  The Board expressed its support for the position set
forth by the Shirlington Site Plan Review Subcommittee in its March 12, 2002 letter to
the County Board.  A detailed staff response to the letter is included as an Addendum to
this Report (see attached Addendum).

BACKGROUND
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The Quincy Tower office building is an eight story building developed in 2000 in
conjunction with a parking garage and a planned bus transfer station and parking lot. 
While the office building and parking garage have been completed for approximately
fifteen (15) months, the intended bus transfer station and associated parking lot have
not yet been constructed.  The approved site plan for the property designates
approximately half of the space of the ground floor of the building for retail use.  The
developer is now seeking approval to convert this space of 13,100 square feet from
retail use to office use. 

Community Code Enforcement indicated that they have received one complaint
concerning the landscaping requirements at Quincy Tower.  Specifically cited were
required plantings intended to cover wooden trellises on the roof of the parking garage.
Code enforcement investigated, and in consultation with County landscaping experts,
concluded that the plants are in a dormant state that is to be expected during winter. 

The Police Department and the Fire Marshall's office were notified and had no response
at the time of this report.

DISCUSSION
Staff recommends denial of this site plan amendment application.  The development
has not been completed, and only half of the office space has been leased.  So far, the
developer has made some efforts to lease to a retail tenant but has been unsuccessful.
Additional efforts however can and should be made because retail uses at this location
is very important to the overall success of the Village of Shirlington.  The concept of the
Village of Shirlington is based upon creating a centralized urban village atmosphere in
the area.  Shirlington is attempting to create a center of mixed residential and
commercial activity. An active street life is a central theme of the urban village concept.
Locating retail spaces on the ground floors of surrounding office buildings is considered
paramount to the successful development of the entire village.

The Village of Shirlington is in its infancy.  It is simply too new to accurately predict its
future market conditions.  The Quincy Tower office building is also in its infancy.  As a
small component of Shirlington, it is subject to the same unpredictability experienced by
the village as a whole.  While the applicant contends that for 15 months they have been
unable to find a tenant for the 13,100 S.F. of ground-floor retail space, it would
nonetheless be premature to conclude that the space is unsuited for retail.  Before a
change in use is approved, staff believes more effort should be made by the applicant to
lease the space to suitable tenants.  The development of the adjacent bus transfer
station and the full leasing of the 220,000 S.F. of existing office space within Quincy
Tower will contribute to the success of the ground floor retail space.  To date only
about half of the 220,000 S.F. of existing office space has been leased.  The applicant
cites several potential reasons to explain their leasing challenges, but staff believes that
leasing of the rest of the building will help in marketing the retail space.
A lack of street activity on Quincy Street is one such reason the applicant cites.  Staff
acknowledges that this section of Quincy Street does not yet enjoy a high level of street
activity.  However, increases are expected after the completion of the bus transfer
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station and the full leasing of Quincy Tower’s existing office space.  The marketing of
the retail space should be more successful following the opening of the transit station
and the full occupancy of the office building.

The applicant argues that the Quincy Tower site’s visibility from pedestrian areas is
limited.  While some measure of this challenge can be attributed to the design and
placement of the building chosen by the developer, a more accurate assessment of the
building’s visibility won’t be possible until the level of pedestrian activity increases on
Quincy Street as previously noted. 

The applicant cites the increasing availability of more attractive retail space on 28th

Street as an additional reason the Quincy Tower space will remain undesirable. 
Furthermore, the applicant contends that the demand for retail space has diminished as
the result of the events of September 11, 2001.  While it is true that the anticipated
development of Shirlington Village will continue to produce other attractive retail
spaces, this fact alone is not necessarily detrimental to the leasing of the Quincy Tower
space.  Commercial enterprises come in a multitude of forms, many of which would be
more suited to the Quincy Tower space than the 28th Street environment.  While the
immediate fallout of the events of September 11, 2001 may suppress the economy in
the short term, many economists predict that the resulting expansionist role of the
federal government will actually strengthen the local economy of the National Capital
Region.  Arlington is particularly well positioned to disproportionately benefit from such
an economic lift.  If however as the applicant contends, the local economy’s elasticity
proves to be more fragile, then it is unlikely that the anticipated retail expansion of
Shirlington will occur in the short term, thereby making the available retail space at
Quincy Tower all the more valuable.

CONCLUSION
Staff recommends denial of this site plan amendment application for many of the same
reasons outlined by the citizen members of the Shirlington Site Plan Review
Subcommittee.  In essence, the building is too new and the Quincy Tower development
too incomplete to conclude that its retail component is not viable.  Quincy Tower’s retail
component needs to be given the chance to take hold and secure its place in the future
vitality of the Village of Shirlington.
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PREVIOUS COUNTY BOARD ACTIONS:

October 9, 1976 Approved a rezoning from “C-2” to “C-O-1.5” (Z-2086-
76-3); and approved a Phased Development Site Plan.  The
approval expired in 1981.

December 4, 1982 Approved a Phased Development Site Plan (PDSP) on four
parcels consisting of 570,000 S.F. of office space, 428,000 S.F.
of retail space, 300 hotel rooms, and 490 residential units
known as the “Village of Shirlington.”

July 9, 1983 Approved the final site plan for Phase I (SP-1) on Parcel 2
allowing 60,000 S.F. of office area and 370,000 S.F. of retail
area.

July 13, 1985 Approved PDSP amendment to increase the maximum building
height on parcel 3 from 10 stories (150 feet) to 11 stories (150
feet); and approved the final site plan for Phase II (SP-2) on
Parcel 3, allowing an 11-story office building with 295,000 S.F.
of office G.F.A. and 17,000 S.F. of retail G.F.A.

December 2, 1986 Approved a site plan to “SP-1,” permitting revised signs for the
Shirlington Theatre.

June 6, 1987 Approved a PDSP amendment to establish standards by which
administrative approval of subdivision can be granted.

December 13, 1987 Approved a PDSP amendment to transfer 85, 895 S.F. of
office/retail are from Parcel Two to Parcel One; and approved
the final site plan for Phase III (SP-3) on Parcel Once, allowing
a 6-story office building with 85,895 S.F. of office/retail area,
and a 10-story hotel with 299 units.

April 16, 1988 Approved a site plan amendment to allow the operation of a
child care center for 79 children ages 3 to 6 years old.

July 9, 1988 Approved a site plan amendment to extend the expiration date
of the site an additional three years to July 9, 1991.

Approved a PDSP Amendment to transfer 86 residential units from Parcel 4 to
Parcel 3 or Parcel 2, and 4,485 S.F. of commercial/retail area
from Parcel 1 to Parcel 2; and approved final site plan for
Phase IV (SP-1) on Parcel 4, allowing an 8-story, 404 unit
residential development.

October 1, 1988 Approved a PDSP amendment to install banners
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around the periphery of the site.

June 3, 1989 Approved a site plan amendment to permit an outdoor café in
conjunction with an existing restaurant.

June 2, 1991 Continued a site plan amendment for an outdoor café with a
review in three (3) years.

August 10, 1991 Approved a site plan amendment for renovation of an existing
automobile service station and addition of a car wash subject to
conditions.

September 18, 1991 Approved site plan amendment to permit live entertainment in
conjunction with an existing restaurant.

June 13, 1992 Approved site plan amendment for an outdoor café.

September 12, 1992 Continued site plan amendment for live entertainment (Bistro,
Bistro).

November 14, 1992 Approved on tenant identification sign 100.5 square feet in size
on east elevation of 2775 South Quincy Street.

April 9, 1994 Approved site plan amendment to convert 4,000 S.F. of retail
space to classrooms, copy facilities and shower locker room for
a period not to exceed 12 years (2006) subject to two
conditions and a review in five (5) years.

May 7, 1994 Approved site plan amendment to permit an outdoor café
associated with California Pizza Kitchen.

May 20, 1995 Approved a site plan amendment to amend Condition #48,
which restricts the use of the health club to office tenants, and
residents and to permit use by non-residents.

August 8, 1995 Deferred a PDSP amendment to amend the project’s
comprehensive sign plan to retain an existing freestanding sign
to the December 9th County Board meeting.

Deferred a PDSP amendment to eliminate the requirement that
the parking structure used by the existing office building be
shared with the future hotel and to modify condition #44 and
add standard subdivision conditions to the September 9, 1995
County Board meeting.

September 9, 1995 Approved a site plan amendment for live entertainment in an
existing restaurant (Bistro, Bistro).
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Deferred PDSP amendment to eliminate the requirement that
the parking structure used by the existing office building be
shared with the future hotel and to modify condition #44 and
add standard subdivision language.

October 14, 1995 Approved a site plan amendment to permit exterior dinning at
THAI in Shirlington.

November 18, 1995 Accept withdrawal of PDSP amendment request.

December 9, 1995 Approved site plan amendment to allow outdoor café (Fresh
Fare).

Deferred a PDSP to amend the comprehensive sign plan for the
retention of a freestanding sign to the February 3, 1996 County
Board meeting.

February 3, 1996 Deferred PDSP amendment on comprehensive sign plan to
February 24th meeting.

February 24, 1996 Deferred PDSP amendment on comprehensive sign plan to May
11, 1996 meeting.

May 13, 1996 Deferred PDSP amendment on comprehensive sign plan to July
20, 1996 meeting.

July 20, 1996 Denied PDSP amendment to amend comprehensive sign plan
for the retention of a freestanding sign.

November 16, 1996 Approved site plan amendment SP #106 to permit an outdoor
café Capital City Brewing Company.

January 11, 1997 Approved PDSP amendment and final site plan approval for
Parcel 1 to add 2 stories of studio/mechanical/technical support
space above the existing parking garage structure, an atrium
between the garage and office building, antennas, an LED sign
band, subject to conditions.

July 8, 1998 Approved site plan amendment to expand outdoor café
(Capitol City Brewing Co.).

February 6, 1999 Deferred PDSP amendment and final Site Plan Approval for
Parcel 2 to the March 13, 1999 County Board meeting.

March 13, 1999 Deferred PDSP amendment and Final Site Plan Approval for
Parcel 2 to the April 10, 1999 County Board meeting.
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April 10, 1999 Approved PDSP amendment and Final Site Plan for Parcel 2.
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Addendum:

Staff Response to March 12, 2002 Shirlington Site Plan Review
Subcommittee Letter:

The citizen members of the Shirlington Site Plan Review Subcommittee submitted a
letter to the County Board on March 12, 2002.  In this letter, the subcommittee asserts
its opposition to the requested site plan amendment and lists five (5) reasons for its
position.  These reasons include the following:

1. "The Monument building is barely half leased according to the building’s
management.  Once Monument fully leases the existing office space, the
retail space will be more attractive.

2. Shirlington is not yet built out.  We expect, however that the
Library/Theater plans will be finalized this spring and construction will
begin soon thereafter.

3. When the bus transfer station is built, it will provide a significant increase in
pedestrian traffic in the immediate area of the Monument building.

4. Temporarily putting an office tenant in the retail space is tantamount to
giving up on the retail concept.  Once there is an existing office tenant, it is
not likely that the tenant will be evicted in a couple of years.  The retail
footage will be lost to Shirlington.

5. There are retail uses not yet represented in Shirlington—e.g., a sundries
store, a pharmacy, a copy store, a health food store – and there may be
“marginal” retail businesses that would be appropriate like a child care
facility, travel agency, real estate office, or financial services/retail broker. 
Other options that Monument has not explored include relocation of the
U.S. Post Office or possibly the space might even be a good location for
Classika Theater.  All of these uses would provide street level interest and
activity, which is what Shirlington is all about.”

The letter continues as the Subcommittee members question the fulfillment of several
site plan conditions.  Their specific concerns are as follows:

1. "Condition 22, all existing aerial utilities to be removed or placed
underground.  The parking lot adjacent to I-395 still has very visible
overhead wiring.  Of course, the wiring may not be functional as a number
of the overhead lights are not operational.

2. Condition 33, vanpool parking.  There is no indication in the parking
garage that any spaces on the street level are for vanpools
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3. Condition 51, conveyance by the developer to the County of 10,200 square
feet of land for the bus transfer station.  This includes accommodating
access to the transfer station and access from the parking lot to S. Quincy
Street.

4. Condition 55, a retail attraction and marketing plan for the 13,100 square
feet of the first floor area designated as retail space.  Monument apparently
does not have such a plan.

5. As shown in site plans, landscaping on the roof of the parking garage.  The
wooden trellises are evident but the plantings that are to cover the trellises
are essentially twigs in dried out soil."

Staff subsequently investigated the applicant’s compliance with the site plan conditions
noted by the Shirlington Site Plan Review Subcommittee.  Staff findings are as follows,
with each response corresponding to the numbered items above and beginning with the
actual language of the conditions as approved by the County Board:

1. Condition 22: “The developer agrees to remove or place underground all
existing aerial utilities within or along the periphery of this site.  Any utility
improvements necessary to provide adequate utility services to this
development or utility work necessary to provide a terminus to the
underground facilities shall be paid for by the developer and shall not result
in the installation of any additional utility poles.”

Staff has discussed this condition with the applicant who states that the only remaining
aerial utilities are those previously existing on the parking lot located across Quincy
Street.  The applicant will place these utilities underground when the remainder of the
site is developed with a new parking lot and bus transfer station.

2. Condition 33: “Parking garages shall be designed to allow access and use
by vanpools, and all garage entrances shall have a minimum clearance of
86 inches.  At least 10% of the total parking supply shall be accessible to
vans and shall be conveniently located on the level of the garage closest to
street level.  Compliance with this condition shall be determined by review
of the building plans by the Zoning Administrator before issuance of the
Footing to Grade Structure Permit.”

This condition was met during development and was signed off by the Zoning
Administrator in June 2000.  The condition requires the applicant to provide parking
suitable for vanpools, but does not require the spaces to be labeled.

3. Condition 51: “The developer agrees that the general terms for the
conveyance, by the developer, to the County or its designee, of the
developer’s interest in approximately 10,200 square feet of land located on
the southern portion of Parcel “B” of the Shirlington Phased Development



Site Plan Amendment Request -10-
SP #106                               

PLA-2778

Site Plan as generally shown on Final 4.1 drawings (the “Land”), for the
construction and operation by the County, or its designee, of a bus transfer
facility shall be as set forth in a letter dated April 10, 1999, from Monument
Realty to the County Board.  In the event the developer and the County are
unable to agree on final terms for that conveyance, then the provisions of
condition number 35 of the Phased Development Site Plan shall govern the
bus transfer facility.”

The applicant and the County are still in negotiation concerning the conveyance of land
for the development of a bus transfer station.  Additionally the applicant, in accordance
with site plan condition 51, has provided a transportation management plan for the
development.

4. Condition 55: “The developer agrees to develop a retail attraction and
marketing plan for the 13,100 square feet of first floor area designated as
retail space.  The plan shall identify the types of retail desired and the
marketing strategy to attract the retail, and strategies to retain the retail.  In
developing the attraction and marketing plan, the developer shall take into
account other existing or proposed retail uses in the vicinity of the site and
shall make every effort to attract businesses that complement existing uses
or that provide goods and service not readily available in the area.  The
attraction and marketing plan shall also include information regarding any
anticipated joint promotional and/or advertising efforts to be undertaken by
the developer in conjunction with the tenants.  For the purposes of this
condition, it is understood that the term “retail” encompasses restaurants,
point of sale retailers and consumer services such as dry cleaners, banks,
travel agencies, etc. as determined by the Arlington County Zoning
Ordinance.  Retail space shall be designed and constructed as shown on the
approved site plan.  The retail attraction and marketing plan shall be
reviewed by the County Manager or his designee prior to the issuance of a
building permit.”

In accordance with condition 55, the applicant did submit a retail-marketing plan to the
Zoning office on January 14, 2000.  A copy of the plan is located in the Zoning office
and is available for public review.

5. The subcommittee’s concern about rooftop landscaping is addressed in the
Community Code Enforcement section of this report.


