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November 26, 2002 
 
 
TO: The County Board of Arlington, Virginia 
 
FROM: Ron Carlee, County Manager 
 
APPLICANT: William H. Brakefield, Owner 
 
 BY: Scott F. Imirie, Agent 
  1000 Wilson Boulevard, Suite 800 
  Arlington, Virginia  22209 
 
SUBJECT: SP #70 revised to SP #89:  Site Plan Amendment Request to allow 

conversion of 12,713 square feet of auditorium and storage space 
to office space; on premises known as 1700 North Kent Street.  

 (RPC #16-039-021) 
 
RECOMMENDATION:   Approve the permanent conversion of 12,713 square 

feet of auditorium and storage space (including 2,150 
square of new GFA) to office space, subject to all 
previous conditions and with two new conditions in 
the staff report. 

 
ISSUE: Mitigation of the excess density and under-parking after the 

conversion. 
 
SITE:   The 23,602-square foot site is located between 19th Street North 

and Wilson Boulevard. The auditorium is located behind the area 
leased by the Federal tenants located in 1800 North Kent Street and 
is adjacent to the parcel at 1101 Wilson Boulevard.   

 
ZONING:  “C-O” Commercial, Office Building, Hotel and Multiple-Family 

Dwelling District 
 
LAND USE:  “High” Office-Apartment-Hotel (up to 3.8 office FAR allow., up to 

4.8 residential FAR allow., up to 3.8 hotel FAR allow.) 
 
NEIGHBORHOOD: Colonial Terrace Civic Association. 
 
SUMMARY:  The applicant proposes permanent conversion of an existing 

auditorium with a mezzanine and a storage space underneath the 
auditorium to three story office space, which would have a total 
floor area of 12,713 square feet, of which 2,150 square feet is 
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proposed to be new gross floor area.  The converted space would 
be leased to the Federal tenant that currently occupies adjacent 
office space.  Staff supports the proposed conversion, subject to all 
previous conditions and with two new conditions.  The space 
proposed for conversion is not directly accessible from the entrance 
lobby or from the street, and is not suitable for use as retail space 
or as a public auditorium or community-oriented use.  The 
proposed use of the space as office space for records management 
use is appropriate.  Currently the site plan exceeds the maximum 
FAR permitted for the site.  The applicant has agreed to contribute 
$68,800 to the Rosslyn Fund as a community benefit in return for 
the additional density (2,150 square feet of gross floor area).  It is, 
therefore, recommended that the proposed permanent conversion 
of an auditorium and storage space to office be approved, subject 
to all previous conditions and two new conditions in the staff report 
that would accept the $68,800 contribution to the Rosslyn Fund 
and require a Transportation Demand Management (TDM) Program 
for the Site Plan to offset any parking deficiency.  The applicant has 
agreed to both conditions.  

 
BACKGROUND 
The applicant requests a site plan amendment approval for the permanent conversion of 
an existing auditorium with a mezzanine and a storage space underneath, located at 
1700 North Kent Street, to a three-story office space.  The total converted area would 
be 12,713 square feet, including an additional 2,150-square foot area that would be 
created by extending the existing mezzanine in the auditorium.  The auditorium is 
located on the rear of office space on the lobby level of the 12-story office building at 
1800 North Kent Street under the separate ownership, which is currently leased to the 
State Department.  
 
The block, in which the site is located, includes the entrance to Freedom Park and the 
Esplanade.  To the south, the 15-story Freedom Forum building, the Freedom Park 
entrance, and the entrance to the Esplanade are located.  To the west is the 
International Place building.  To the north are 19th Street North and two buildings (a 
10-story office building and a 19-story office building).  To the east are North Kent 
Street and the 11-story Normandy House Apartment building.   
 
The 1101 Wilson Boulevard site (SP #89) was approved in 1968 as part of the 
Pomponio Plaza complex, which was approved in a series of site plans and amendments 
between 1966 and 1998.  In 1980, at the request of the applicant, the County Board 
approved an amendment and established the 1101 Wilson Boulevard site as a separate 
entity from the Plaza East site. 
 
The parcel at 1700 North Kent Street has an area of 23,602 square feet, and is owned 
by the same owner as the 1101 Wilson Boulevard site.  The subject auditorium and 
storage space at 1700 North Kent Street is currently vacant.  The auditorium was 
originally built for the Federal tenants for employee training.  In 1997, the Federal 
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tenant relocated its training program to another location.  Since then, the auditorium 
space has been vacant.  Recently, the Federal tenant (the Department of State) made a 
firm commitment to lease office space that would be converted from the auditorium for 
ten years pending the appropriate zoning approval.  Since the auditorium space is 
located behind the office space leased by the Federal tenant, the office space converted 
from the auditorium would be made continuous to the office space that is currently 
leased and occupied by the Federal tenant.  
 
Site Plan #89 at 1101 Wilson Boulevard currently exceeds the permitted density for the 
site.  On July 29, 1978, the County Board approved Site Plan #62 at 1000 and 1100 
Wilson Boulevard with the condition that the office and commercial density be 
transferred from the 1101 Wilson Boulevard site to the 1000 and 1100 Wilson 
Boulevard sites.  This action reduced the GFA at 1101 Wilson Boulevard to 124,700 
square feet.  Since then, however, several site plan amendments were approved by the 
County Board, and currently Site Plan #89 has an approved GFA of 259,291 square 
feet.  Therefore, the additional 2,150 square feet of gross floor area can be approved 
only as bonus density. 
 
There are currently 367 parking spaces allocated for the site.  The proposed conversion 
and additional new GFA will add a small amount of additional parking requirement 
which can be offset by the establishment of a TDM program. 
 
Community’s Position:  The Rosslyn Renaissance supports the proposed conversion. 
(See the attached letter dated November 22, 2002)  To date, there have been no 
comments from the Colonial Terrace Civic Association.  It appears that the Civic 
Association is inactive since no representative’s name is listed in the County Civic 
Associations list.  
 
DISCUSSION 
Staff supports the proposed conversion of the auditorium and storage space to office 
and additional office space for the following reasons: 
 
1. The auditorium space would be difficult to use for public auditorium or retail use, 

because of limited access and visibility from the street and the lobby area.  
 
2. The proposed conversion and mezzanine extension are limited to interior spaces 

and would not change the height or bulk of existing development.   
 
3. Site Plan #89 currently exceeds the maximum permitted GFA.  To mitigate this 

issue, the applicant has agreed to make a financial contribution totaling $68,800 
to the Rosslyn Fund.  One half of the contribution would be paid prior to the 
issuance of any building permit for the conversion work and the remaining one 
half would be paid prior to the issuance of any Certificate of Occupancy.   

 
4. The proposed conversion and addition of 2,150 square feet of office space will 

have a small parking impact that can be offset by the addition of a requirement 
for a Transportation Demand Management (TDM) Program for the site plan.  
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Staff recommends adding a new condition requiring the TDM. 
 
CONCLUSION 
For the reasons stated above, it is, therefore, recommended that the proposed 
permanent conversion of the existing auditorium and storage space and additional 
2,150 square feet of office space be approved, subject to all previous conditions and the 
following two new conditions: 
 

1. The applicant agrees to make a financial contribution totaling $68,800 to 
the Rosslyn Fund.  One half of the contribution would be paid prior to the 
issuance of any building permit for the conversion work and the remaining 
one half would be paid prior to the issuance of any Certificate of 
Occupancy.  

 
2. The developer agrees to develop and implement a Transportation Demand 

Management (TDM) Program to be approved by the County Manager prior 
to the issuance of any Certificate of Occupancy for the new office spaces. 
The requirement for the TDM Program may be waived if the subject space 
is occupied by Federal government offices which implement an employee 
TDM.  



Site Plan Amendment Request:  1700 North Kent Street 
SP #70 (Revised to SP #89)    -5- 
 

 
PLA-3050 

  
PREVIOUS COUNTY BOARD ACTIONS:  

 
June 6, 1972 Rezoned from "C-2" to "C-0." 
 
September 6, 1972 Approved site plan for an office building. 

 
October 13, 1973 Extended site plan for one (1) year. 
 
April 20, 1974 Approved a site plan amendment to delete 37,367 

square feet of parking. 
 

October 12, 1974 Extended site plan for one (1) year. 
 
October 4, 1975 Extended site plan for one (1) year. 
 
October 12, 1976 Extended site plan for one (1) year. 
 
September 10, 1977 Extended site plan for one (1) year. 

 
February 11, 1978 Approved a site plan for an office, commercial and 

hotel complex. 
 
June 24, 1978 Deferred site plan amendment to delete office to be 

replaced by hotel. 
 
July 29, 1978 Approved a site plan amendment to delete approved 

office and replace it with a conceptual site plan for a 
325-room hotel and parking for the office towers. 

 
July 7, 1979 Extended site plan for one (1) year. 
 
June 10, 1980 Extended site plan for one (1) year. 
 
July 11, 1981  Extended site plan for one (1) year. 
 
September 11, 1982 Deferred a site plan amendment to change the timing 

of required public improvements. 
 

September 25, 1982 Approved a site plan amendment to reflect revised 
dates for developer obligations related to the loop 
road construction. 

 
 March 3, 1984 Denied a site plan amendment to convert the 

approved hotel to office. 
 
 February 2, 1985 Deferred a site plan amendment to convert 19,000 
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square feet of retail space to office space and 8,500 
square feet of general office space to a private health 
club, and advertised "On Its Own Motion, a Site Plan 
Amendment to convert 15,000 square feet of parking 
to retail and to increase parking for Phase III by 
15,000 square feet. 

 
 March 16, 1985 Approved a site plan amendment to convert 19,000 

square feet of retail space to office space (Phase II) 
and 17,000 square feet of office space to a private 
fitness center (Phase I), also approved the conversion 
of 15,000 square feet of required parking to retail 
space (Phase II) and increased the required parking 
for Phase III by 15,000 square feet. 

 
 May 18, 1985 Approved a site plan amendment for a parking garage 

of 363,800 square feet. 
 
 August 17, 1985 Approved a site plan amendment to extend the site 

plan approval for a conceptually approved 325-unit 
hotel from July 29, 1985 to July 29, 1988. 

 
 October 5, 1985 Approved a site plan amendment to amend Condition 

#24 to permit occupancy of Phase II building prior to 
completion of required parking on the Phase III site. 

 
 December 2, 1986 Approved a site plan amendment to extend the date 

for completion of the Phase III garage to January 15, 
1987, to allow continued occupancy of Phase II. 

 
January 10, 1987 Approved a site plan amendment to permit 15,000 

square feet of parking area on the 5th floor of the 
1100 building to remain in parking use and to permit 
the 15,000 square feet of the parking area on the Mall 
Level (Level 8) and on part of Level 6 of the 1101 
building to be converted to retail gross floor area. 

 
March 7, 1987 Approved a site plan amendment to extend the date 

of the completion of the Phase III site from 
January 15, 1987 to June 1, 1987 and to permit the 
continued occupancy of the Phase II building prior to 
completion of the required parking on the Phase III 
site. 

 
November 7, 1987 Approved a site plan amendment to permit a tenant 

identification sign measuring 6 feet by 78 feet and 
reading "Gannett Foundation" on the ease elevation of 
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the penthouse level of 1101 Wilson Boulevard. 
 
   Approved a site plan amendment for the conceptually 

approved 325-unit hotel, an office building with 
243,698 square feet of gross floor area plus 15,766 
square feet of day care space on level eight, and with 
a height of 300 feet above mean sea level to the roof 
parapet on a site which for density purposes is 
calculated as 79,154 square feet. 

 
February 6, 1988 Approved a site plan amendment to convert 6,300 

square feet of designated commercial space on the 
seventh level to a television studio. 

 
January 7, 1989 Approved a site plan amendment to permit 

construction of a roof garden on the penthouse, 
approximately 14 feet and 8 inches above the top of 
the parapet. 

 
February 11, 1989 Approved a site plan amendment to permit live 

entertainment, including dancing in an existing 
restaurant. 

 
May 13, 1989 Approved a site plan amendment to permit the 

operation of a child care center for 140 children, ages 
1-6 years, weekdays between 8 a.m. and 6 p.m. 

 
June 3, 1989 Approved a site plan amendment to permit 

installation of a 12-foot diameter satellite dish 
antenna on the northwest corner of the building roof. 

 
August 11, 1990 Deferred to October 6, 1990 a Site Plan Amendment 

to substitute a conference and exercise facility for the 
approved roof garden on the penthouse. 

 
October 6, 1990 Deferred to November 17, 1990 a Site Plan 

Amendment to substitute a conference and exercise 
facility for approved roof garden on the penthouse. 

 
November 17, 1990 Deferred to January 5, 1991 a Site Plan Amendment 

to substitute a conference and exercise facility for 
approved roof garden on the penthouse. 

 
January 19, 1991 Approved a site plan amendment to substitute a 

2,259 square foot conference facility for a roof garden 
on the penthouse. 
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July 13, 1991  Approved a site plan amendment to amend 
Condition #7 to reduce the bicycle parking 
requirement to 45 spaces; denied the request to 
convert 2,700 square feet of storage space adjacent to 
the loading lock to commercial space for a printing 
firm. 

 
January 16, 1993 Deferred to March 6, 1993 a Site Plan Amendment to 

construct a theater and auditorium and associated 
interior and street level facade modifications. 

 
January 16, 1993 Deferred to March 6, 1993 a site plan amendment to 

convert approximately 4,000 square feet of storage 
space to retail G.F.A. 

 
February 6, 1993 Deferred to March 6, 1993 a site plan amendment to 

convert approximately 13,400 square feet of day care 
space to museum, theater or office space. 

 
March 10, 1993 Deferred to the recessed meeting of April 15, 1993 a 

site plan amendment to construct a theater and 
auditorium and associated interior and street level 
facade modifications. 

 
  Deferred to the recessed meeting of April 15, 1993 a 

site plan amendment to convert approximately 4,000 
square feet of storage space to retail G.F.A. 

 
   Carried-over to March 20, 1993 a site plan 

amendment to convert approximately 13,400 square 
feet of day care space to museum, theater or office 
space. 

 
March 20, 1993 Approved a site plan amendment to convert 15,766 

square feet of day care space (approximately 13,400 
square feet of net useable space) to museum, 
museum administration or theater space. 

 
April 15, 1993 Approved a site plan amendment to convert 

approximately 4,000 square feet of storage space to 
retail G.F.A., subject one condition. 

 
April 15, 1993 Approved a site plan amendment to construct a 3,500 

square foot theater and auditorium, and associated 
interim and street level facade modifications, subject 
to conditions. 
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June 5, 1993  Approved a site plan amendment to construct 
approximately 13,150 square feet of G.F.A. on the 
existing plaza deck (9,370 square feet) and in a new 
mezzanine area within the existing tower (3,780 
square feet) for use as exhibit space, museum and 
administration and support areas. 

 
July 20, 1996 Approved a site plan amendment to convert an 

existing loading dock and garage entrance 
(approximately 7,000 square feet) to a meeting room 
for visitors to the Newseum. 

 
March 8, 1997 Approved a site plan amendment to convert 

approximately 935 square feet of conference and 
support space to be added to the existing rooftop 
conference center.  
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