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 November 21, 2002 
 
 
TO: The County Board of Arlington, Virginia 
 
FROM: Ron Carlee, County Manager 
 
APPLICANT: H. Street Building Corp 
 
 BY: William B. Lawson, Jr., Attorney 
  6045 Wilson Boulevard, Suite 100 
  Arlington, VA  22205    
 
SUBJECT: SP #105 Site Plan Amendment to permit "M-1" (Light Industrial 

Districts) uses to continue for a period not to exceed ten years; 
premises known as 1200 – 1450 S. Eads St., 1201 – 1421 S. Fern 
St., 501 and 525 S. 15th St. (RPC #35-003-001, -002 -003, -004,  -
005, -006 -007, 008, -009, -010, -011, -012, -015, -016, -017, -
018, -019, -020, -021) 

 
RECOMMENDATION: Approve, subject to the conditions of the staff report 

and with expiration dates from December 31, 2005 
through December 31, 2015 as shown on the attached 
map, or such other date as may be set forth in any 
final site plan approval for the subject site, whichever 
date comes first. 

 
SITE: The 21.85 acre site is developed with numerous warehouse 

structures.  It is bounded by 15th Street South to the south, South 
Eads Street to the east and South Fern Street to the west. To the 
north of the site are a surface parking lot, an open field and further 
north the Marriot Residence Inn; all the properties are zoned ”C-O-
2.5” and designated as a mix of two-thirds “High-Medium” 
Residential and one-third “Medium” Office-Apartment-Hotel on the 
General Land Use Plan.  To the south of the site is the Crystal 
Towers apartment building which is zoned “RA-4.8” and designated 
“High-Medium” Residential on the General Land Use Plan.  To the 
east of the site are several high-rise apartment buildings which are 
zoned “RA-H-3.2” and designated “High” Residential.  To the west 
of the site is Pentagon Centre, containing numerous stores and 
restaurants, which is zoned “M-1” and designated “Service Industry” 
on the General Land Use Plan and the MCI office buildings which 
are zoned “C-O-2.5” and designated as a mix of two-thirds “High-
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Medium” Residential and one-third “Medium” Office-Apartment-
Hotel on the General Land Use Plan.  

 
ZONING: “C-O-2.5” Commercial Office Building, Hotel and Apartment District 
 
LAND USE: The General Land Use Plan designates this site as a mix of two-

thirds “High-Medium” Residential and one-third “Medium” Office-
Apartment-Hotel. 

 
NEIGHBORHOOD: Aurora Highlands 
 
BACKGROUND 
This site is part of the Pentagon City Phased Development Site Plan (PDSP) which was 
originally approved in 1976.  Prior to that approval, the zoning was “M-1” Light 
Industrial.  Because the site is part of the PDSP, the existing buildings and uses are 
governed by the conditions of that approval.  At the time of the original PDSP approval, 
redevelopment of the site was anticipated to occur faster than it actually has and 
therefore interim uses of the site were not addressed in the PDSP conditions.  In 1992 
the County Board approved an amendment to permit those uses allowed by right under 
the previous “M-1” zoning to continue on the site until such time as redevelopment 
occurred.  That approval period was for ten years (until May 2002).   
 
In 1994 the property owner was negotiating leases which involve occupancy until 2004 
and requested an extension of the approval period.  The County Board approved an 
amendment to extend the previous time period until July 2004.   Presently, the 
applicant is working with a well-known residential developer and expects to file a final 
site plan in the near future to permit construction of over 3,000 residential units; a final 
site plan for such development is required as part of the PDSP.  The applicant 
anticipates filing, approval, phasing and construction of the site to take several years.  
The applicant has established a phasing schedule for the construction with the proposed 
developer, as shown on the attached maps.  In the meantime, the applicant would like 
to extend the leases for the existing tenants as an interim measure.  
 
DISCUSSION 
Approval of the PDSP was not intended to discourage the operation of existing uses or 
the continuation of leases for the existing buildings on the site.  The PDSP set forth 
guidelines and parameters for the future redevelopment of the site.  The applicant has 
indicated plans to file a final site plan for the site in the near future with a proposed 
construction schedule.  The final site plan will be generally consistent with the approved 
PDSP.   The proposal includes a six building complex containing 3,201 residential units 
surrounding a large passive park.   
Any approval of such a final site plan would ensure consistency with the PDSP and 
provide conditions for the development and for interim uses on the site.  The approval 
process would allow the community, staff, and the County Board an opportunity to 
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review the proposal and reevaluate interim uses and establish a different time frame for 
the redevelopment of the site if necessary. 
 
The neighborhood does not have an objection to the extension of the existing “M-1” 
uses.  The property is generally well-maintained.  However, based on the projected 
timetable of development, staff suggest minor improvements to the site.  Currently, 
numerous people pass through the site on a daily basis to access the metro and 
shopping areas.  Therefore, suggested improvements should include an asphalt 
pathway to replace the existing gravel pathway between South Eads and South Fern 
Streets, with lighting along the pathway to provide safety for pedestrians and cyclists 
and litter receptacles to maintain a cleaner area.  The applicant has agreed to conditions 
requiring these improvements. 
 
CONCLUSION 
Staff conclude that approval of the subject request would permit the continuation of 
existing uses or new uses of the same type in the existing buildings without inhibiting 
redevelopment of the site.  In addition, staff conclude that future conditions of a final 
site plan will set forth a construction timetable and phasing plan which will sufficiently 
address the existing “M-1” uses.  Therefore staff recommend approval of a site plan 
amendment subject to the following conditions and with expiration dates from 
December 31, 2005 through December 31, 2015 as shown in the attached map labeled 
“Phasing Schedule for Construction (2005-2015)”, or such other time as may be set 
forth in any final site plan approval for the subject site, whichever comes first. 
 
1. The applicant agrees that there shall be no enlargement, extension or expansion of 

the structures as they exist on the site as of December 7, 2002.  The applicant 
further agrees that the approvals for existing uses expire on certain dates that fall 
between December 31, 2005 through December 31, 2015 as shown in the attached 
map labeled “Phasing Schedule for Construction (2005-2015)” (Attachment 2), or 
such other dates as may be set forth in any final site plan approved for this subject 
site, whichever date comes first.  The date shown on the phasing schedule for each 
Building Area shall be the date on which approval of all uses located in that Building 
Area shall terminate automatically and without further action by the Arlington 
County Board.  Any further extension of the approval for any of the existing uses 
shall be at the sole discretion of the County Board.  

 
2. The applicant agrees to complete the replacement of the existing gravel pathway 

between South Eads Street and the parking lot and drive aisle located on RPC #35-
003-010, generally aligned with 12th Street South, as shown on the attached 
diagram (Attachment 3), with a six (6) foot wide asphalt pathway. The applicant 
agrees to provide lighting along the new pathway to ensure the safety of pedestrians 
and cyclists.  The applicant also agrees to provide no fewer than four (4) litter 
receptacles along the new pathway.  The applicant agrees to complete the 
improvements called for in this condition no later than December 31, 2003. 
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3. The applicant agrees to keep the property well-maintained at all times.  Maintenance 

shall include the cutting of grass, weeds, and other foreign growth (which may 
include trees or parts thereof) on such property when such growth on such property 
creates a health or safety hazard.  Further, the applicant agrees that all litter shall be 
removed from litter receptacles as necessary, but not less frequently than weekly, 
and to maintain all litter receptacles on the property in a sanitary and serviceable 
condition. 
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PREVIOUS COUNTY BOARD ACTIONS ON THIS SITE UNDER THE PHASED 
DEVELOPMENT SITE PLAN:  
  

February 25, 1976 Rezoned Pentagon City Tract - properties bounded on 
north by Army Navy Drive; on west by South Joyce 
Street; on south by Arlington County property and 
15th Street South; and on east by South Eads Street; 
excluding the Western Electric property - from "RA7-
16," "RA6-15," "C-O," and "M-1" to "C-O-2.5." 

 
 Rezoned 1601 South Hayes Street (future fire station) 

from "RA7-16" to "S-3A."  Rezoned 1500 block of 
South Hayes Street through to South Joyce Street 
including adjoining County owned property on South 
Joyce Street from "R2-7" to "S-3A."  Rezoned 1500 
and 1600 blocks to South Hayes through to South 
Fern Street from "RA7-16" to "RA4.8." 

 
 Rezoned 621 - 18th Street South from: S-3A" to "C-

O-2.5." 
 
 Approved Pentagon City Phased Development Site 

Plan (PDSP). 
 
May 20, 1982 Approved amendment to PDSP to transfer 200,000 

and 290,000 square feet of gross office floor area 
from Parcels 2 and 3, respectively, to Parcel 1, and 
the transfer of 670 dwelling units from Parcel 1 to 
Parcel 3.  (Conditioned on agreement being reached 
with MCI for use of the transferred space.)  Reduced 
office and commercial parking requirement unless 
otherwise approved in final site plans. 

 
September 11, 1982 Approved Amendment to PDSP to permit temporary 

uses accessory to construction (eating facilities) on 
Pentagon City Tract. 

 
July 11, 1984 Approved a Phased Development Site Plan 

Amendment to redefine parcel boundaries, increase 
retail density, transfer 47,500 square feet of retail 
density from Parcel 3 to Parcel 1 and 2 and modify 
several conditions. 

 
 Approved a Final Site Plan for a shopping mall 
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(1,019,300 square feet), a hotel (450 units), an office 
building (172,000 square feet) and 4,173 parking 
spaces. 

 
 Approved a Final Site Plan amendment to amend the 

boundaries of Parcel 2C. 
 
August 18, 1984 Approved a Phased Development Site Plan 

amendment to reduce the number of hotel units on 
Parcels 1B and 2B from 600 to 450 and on Parcel 1D 
from 1,100 units to 882 units. 

 
May 16, 1992 Approved PDSP amendment to permit the uses 

allowed on M-1 to continue until redevelopment 
occurs, for 10 years. 

 
September 12, 1992 Approved PDSP amendment to permit operation of 

temporary uses accessory to construction (i.e., eating 
facilities for construction workers, subject to original 
conditions and a review in three (3) years. 

 
April 9, 1994 Approved PDSP amendment to permit the uses 

allowed on M-1 to continue until redevelopment 
occurs, subject to no new floor space being created 
outside the existing building envelop for a period 
ending on July 31, 2004. 

 
September 9, 1995 Approved PDSP amendment to permit operation of 

temporary uses accessory to construction (i.e., eating 
facilities for construction workers, subject to original 
conditions and administrative review in five years 
(September 2000). 

 
May 20, 2000 Accepted withdrawal of Site Plan Amendment SP 

#105 to permit an urgent care center, hospital 
storage facility and print shop, including signage, at 
1311 South Fern Street. 

 
October 19, 2002 Deferred PDSP amendment to permit the continuation 

of “M-1” uses to November 16, 2002. 
November 16, 2002 Deferred PDSP amendment to permit the continuation 

of “M-1” uses to December 7, 2002. 
 
 


