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January 28, 2003

TO: The County Board of Arlington, Virginia

FROM: Ron Carlee, County Manager

APPLICANT: Smith Property Holdings Buchanan House, LLC

BY: Nan Terpak, Agent/Attorney
2200 Clarendon Boulevard, 13th Floor
Arlington, Virginia  22201

SUBJECTS: 1. SP #65 Site Plan Amendment (Carry-Over) to amend
comprehensive sign plan; on premises known as 320 South
23rd Street (Chili’s Restaurant).  (RPC #34-020-030)

2. SP #65 Site Plan Amendment (Carry-Over) to amend
comprehensive sign plan; on premises known as 320 South
23rd Street (Consolidated Engineering Services).
(RCP #34-020-030)

RECOMMENDATIONS: 1. Deny the site plan amendment request to permit
the freestanding sign (a chili pepper) associated
with the Chili’s Restaurant use.

2. Accept withdrawal of the site plan amendment
request to permit the Consolidated Engineering
Services sign to be incorporated into the existing
comprehensive sign plan.

ZONING: "C-O" Commercial Office Building, Hotel and Multiple-Family
Dwelling Districts

LAND USE: General Land Use Plan designation is "High" Office-Apartment-Hotel
(Office Density 3.8 F.A.R. allowed, Apartment Density up to 4.8 
F.A.R. allowed, Hotel Density up to 3.8 F.A.R. allowed).

LOCATION: The site is part of the first floor retail uses in the National Center, a
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mixed-use project including five (5) office buildings, one (1)
residential building and one (1) hotel. Located in the Jefferson-
Davis Corridor, the retail uses are bounded on the north by 23rd
Street South and between South Clark Street to the west and
Crystal Drive to the east.

NEIGHBORHOOD: Aurora Highlands Civic Association, Arlington Ridge Civic
Association

BACKGROUND
The National Center Site Plan is a seven (7) building complex, which includes five (5)
office buildings, one (1) residential apartment building and one (1) hotel.  The site plan
has a total site area of 738,735 square feet, of which approximately 229,773 square
feet are dedicated easements for public streets and sidewalks resulting in the creation
of South Clark Street, Crystal Drive, 23rd Street South and 26th Street South.

The site plan’s existing development consists of approximately 636,444 square feet of
residential GFA on 152,460 square feet of land area, resulting in a residential density of
4.17 F.A.R.  The existing office, commercial and hotel development totals approximately
2,104,012 square feet of GFA; this development is sited on 586,275 square feet of land
area, resulting in a density of 3.59 F.A.R.  The site plan’s total existing density
(combination residential, office, commercial and hotel GFA at 2,740,456 square feet) is
3.71 F.A.R.

In 1999, the County Board permitted the applicant to convert 41,544 square feet of the
retail space located in the Buchanan Mall to office use. This retail space was comprised
of the space in the interior of the mall. The balance of the retail spaces located along
the exterior of the mall along the street frontages of 23rd Street South and South Clark
Street were to be upgraded and maintained exclusively for retail uses.

Following County Board approval the applicant renovated the Buchanan Apartment
building’s exterior fronts including replacement of the older balconies associated with
the individual apartments and provided a new updated rooftop sign identifying the
apartment building.  In addition the applicant installed new signage above the upgraded
entrance to the apartments along 23rd Street South.  Several restaurants were added to
both the 23rd Street South and the South Clark Street fronts.  The 1999 site plan
amendment approval included a comprehensive sign plan for the street level retail
frontages.

The Chili’s Restaurant located in a retail storefront located along South Clark Street. 
The restaurant incorporated approved retail identification signs and its corporate green
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and white colored stripping on canopies along the storefront.  Subsequently the
applicant installed a freestanding replica of a chili pepper on the plaza in front of its
storefront.  The chili pepper is subject #1 of the proposed site plan amendment
request.

In addition the applicant states that Consolidated Engineering, an office use, is the sole
occupant of the interior office spaces associated with this building.  As such the
company has installed a building mounted identification sign in the retail sign band,
subject #2 of the proposed site plan amendment.

DISCUSSION
SUBJECT #1
Staff applaud and support the Chili’s Restaurant (subject #1) desire to include more
color and visual vibrancy in the area in the form of the subject chili pepper replica. 
However, staff does not support the replica as located along the South Clark Street
frontage.  The replica of the chili pepper represents a freestanding sign, which is not
permitted by the sign ordinance and is contrary to the County’s Sign Guidelines for Site
Plan Buildings.  The Guidelines limit projects to one (1) project identification sign.  The
freestanding chili replica would represent a second sign.  The Zoning Ordinance states
that "where business establishments have a common canopy ceiling over an exterior
sidewalk, one (1) tenant identification sign for each establishment … may be suspended
from a common canopy ceiling…" The Chili's Restaurant is part of the street level retail
space that wrap around the building along two (2) street fronts.  The approved
comprehensive sign plan anticipated that signs associated with retail uses occupying
these spaces would be unique and different, however they would generally be unified in
the form of a sign band that could incorporate blade signs, signs on canopies and or
signs attached directly to the building. 

The proposed freestanding chili pepper is not appropriate for this retail project.  The
freestanding nature of the sign is inconsistent with the style and design of the other
adjoining retail uses in this project.  In addition, it is incompatible with the design of the
streetscape in the area.  Staff are encouraged by the uniqueness of the chili pepper
replica and have suggested that the applicant incorporate the chili pepper into its
current business identification signage on the building.  In other locations, Chili’s
Restaurant has incorporated the chili replica into its business identification signs. The
Legal Seafood Restaurant retail use, located at the corner of South 23rd Street and
South Clark Street and which adjoins the Chili’s Restaurant, provides a good example of
how a retail use could incorporate an identifying replica, in their case a fish, as part of
its business identification sign.  Staff are not supportive of the location and size of the
existing chili pepper.  Staff would be willing to continue to work with the applicant to
achieve the desire to incorporate the chili pepper replica into the company’s project
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identification sign.
SUBJECT #2
The applicant, Consolidated Engineering Services is applying for a site plan amendment
to the existing comprehensive sign plan for the Buchanan Building located at 320 23rd

Street South.  This company occupies the entire interior office space located in the
Buchanan Building.  The company installed its project identification sign on the building
prior to seeking sign permits or requesting a site plan amendment to amend the
comprehensive sign plan.  The site plan amendment has been deferred twice to allow
the applicant adequate time to work with staff during the analysis of the proposal.

The applicant states that a new firm, EMCOR, recently acquired Consolidated
Engineering Services.  This acquisition will necessitate a change in the pending sign
request by Consolidated Engineering Services including text, logo, size and
configuration.  At this time the applicant is requesting withdrawal of the site plan
amendment to amend the comprehensive sign plan.  The applicant will resubmit its
request for the new company in the future.  The applicant is aware that no signs for the
new company shall be installed on the building prior to a decision by the County Board.
Therefore, it is recommended that the County Board accept the applicant's request to
withdraw the subject site plan amendment request.

CONCLUSION
The subject staff report contains two (2) requests to amend the approved
comprehensive sign plan on the Buchanan Building located in Crystal City.  Subject #1
deals with the freestanding chili pepper replica currently located on the plaza in front of
the Chili's restaurant.  Staff is not supporting the applicant's request to locate the chili
pepper replica on the plaza and is recommending that the County Board deny the
applicant's request.  The chili replica, a freestanding sign, is not permitted and is
contrary to the County’s Sign Guidelines for Site Plan Buildings.  The sign is also
incompatible with other approved and installed project identification signs associated
with the retail frontages of the Buchanan Building.  Staff have encouraged the applicant
to incorporate the chili pepper replica into its existing project identification sign, similar
to another restaurant use in the area.  Staff remain available to work with the applicant
to incorporate the chili pepper replica in accordance with the approved sign plan.

Subject #2 of this request deals with the incorporation of a sign for an interior office
tenant, Consolidated Engineering Services, into the approved retail sign band.  The
applicant has withdrawn the request for this sign due to a change in ownership of the
company.  Staff accept the applicant's request and recommend that the County Board
accept withdrawal of the site plan amendment request to allow the sign for the
Consolidated Engineering Services company.
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PREVIOUS COUNTY BOARD ACTIONS: 

February 17, 1968 Approved a site plan for the National Center,
Jefferson Davis Highway.  This site plan was
approved with a gross floor area not to exceed
2.0 F.A.R. and 603 apartment units.

October 26, 1968 Approved a site plan amendment for National
Center permitting subdivision of the property.

April 12, 1969 Approved a site plan amendment for the National
Center reconfiguring the approved plan and
increasing densities.

June 4, 1969 Approved the addition of 559 motel units to the
National Center.

February 7, 1970 Approved a site plan amendment to permit 1)
approval for the revised configuration of the
James Buchanan House, which contains 433
dwelling units, and 2) approval of the revised
configuration of the Zachary Taylor office
building.

September 12, 1970 Approved a site plan amendment to permit the
reconfiguration of the Pierce office building into
two separate towers with no increase in approved
office gross floor area.

February 24, 1971 Approved a site plan amendment to permit
263,000 square feet of commercial floor area in
the National Center complex.

August 7, 1971 Approved a site plan amendment permitting the
redesign in the approved motel and an increase in
the number of units from 350 to 400 units.

November 6, 1971 Approved a site plan amendment permitting the
relocation of the approved Pierce office building
tower.
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June 8, 1972 Approved a site plan amendment permitting
signs.

December 1, 1973 Approved a site plan amendment for the
Buchanan House-National Center to permit a
canopy over the front entrance.

April 6, 1974 Approved a site plan amendment permitting a
public dance hall and live entertainment in the
second floor lounge of the Stouffer's Inn (2399
Jefferson Davis Highway).

September 7, 1974 Approved a site plan amendment permitting a
health and social club to occupy 5,800 square feet
on the lower commercial level of the Zachary
Taylor building.

November 9, 1974 Approved a site plan amendment:

-   To convert 51,308 square feet of commercial space
to office space on the upper commercial level
of the Century building.

- To convert 27,500 square feet of commercial
space to office space on the upper commercial
level of the Zachary Taylor building.

April 15, 1975 Approved a site plan amendment for the Hayes
building:

-    To convert approximately 35,033 square feet
from commercial to office space, and

-   To enclose approximately 12,750 square feet
under the building for office space and
restaurant.

May 10, 1975 Approved a site plan amendment for the Fillmore-
Pierce building and Buchanan House to remove
the requirement of a temporary or permanent
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wall between the two buildings.

June 17, 1975 Approved a site plan amendment to close the
South entrance to the truck drive and convert to
commercial space, reduce truck unloading area
and relocate pedestrian corridor on the lower
commercial level.

September 20, 1975 Approved a site plan amendment to permit one
"box" sign; illuminated, visible in both directions.

October 4, 1975 Approved a site plan amendment for signs.

February 7, 1976 Approved a site plan amendment to permit
computer facilities on the penthouse floor level of
the Zachary Taylor building.

August 7, 1976 Approved a site plan amendment to convert
26,484 square feet of first floor commercial space
and 3,696 square feet of cafeteria to office in the
Zachary Taylor building.

September 11, 1976 Approved a site plan amendment:

-   To use 19,872 square feet of the penthouse
or executive offices, subject to an occupancy
not to exceed one employee per 400 square
feet in the Fillmore building.

-   To use 2,300 square feet of commercial space
at the ground floor level for a cinematography
studio in the Hayes building.

March 22, 1977 Approved a site plan amendment to convert
1,000 square feet of commercial space (snack bar
and vending area) on the plaza level to office
space in the Polk building.

March 22, 1977 Approved a site plan amendment to install a
connecting hallway at the third floor level
between the Polk and Taylor buildings.
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June 4, 1977 Approved a site plan amendment to permit two
signs 2.5" X 15.5" each, one on Ball Street and
one on 23rd Street South (Sharp Electronics) and
to place the signs under the soffit.

July 30, 1977 Approved a site plan amendment to convert
8,000 square feet of commercial space to office
space on the ground floor of the Century
Building.

November 22, 1977 Administrative approval granted for the
conversion of approximately 2,300 square feet
from commercial to office space in the Century
Building.

December 10, 1977 Approved a site plan amendment to convert
34,074 square feet on the penthouse level to
executive offices, subject to an occupancy not to
exceed one employee per 400 square feet in the
Zachary Taylor building.

March 4, 1978 Denied a site plan amendment to eliminate the
condition concerning the penthouse level located
at in the Zachary building.

Approved a site plan amendment to install a
seven (7) foot high chain link fence along the
internal perimeter of garage levels B1, B2, and
B3.

June 3, 1978 Approved a site plan amendment permitting an
outdoor dining facility in conjunction with an
existing restaurant.

July 10, 1982 Approved a site plan amendment to modify the
main entrance to the Buchanan House lobby by
enclosing the vestibule.

July 7, 1984 Approved a site plan amendment for a
freestanding pylon identification sign reading
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"Century Building" plus logo.

November 16, 1985 Approved a site plan amendment to increase
office gross floor area by extending the 3rd floor
over the mall; add 2 terraces on the 4th floor roof
level; on premises known as 2341 Jefferson Davis
Highway, Century Building.

September 20, 1986 Approved a site plan amendment to convert
13,500 square feet of cafeteria space on the first
floor to office gross floor area.

July 11, 1987 Accepted withdrawal of a site plan amendment to
permit a temporary banner, 3 feet by 15 feet, on
the west elevation at the 12th floor level.

July 8, 1988 Approved a site plan amendment to add 3,560
square feet of gross floor area to the upper mall
level for the office uses.

July 13, 1991 Approved a site plan amendment to permit
dancing at Ondine's Lounge, 2399 Jefferson Davis
Highway (Stouffer's).

August 10, 1991 Approved a site plan amendment to delete the
restriction on occupancy of the penthouse to no
more than one employee per 400 square feet of
space (Century Building).

October 10,1992 Approved site plan amendment (#65) to permit
the existing building facade to be replaced with a
flush curtain wall which will increase the gross
floor area by 11, 500 square feet.

November 14, 1992 Approved a site plan amendment to add 11,190
square feet of density to the Van Buren Building
as part of a major renovation subject to two (2)
conditions.

March 10, 1993 Approved site plan amendment (#65) to delete
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Condition #3 of a February 24, 1971 site plan
amendment, amended condition #2 of the
October 10, 1992 site plan amendment to add
density to the Van Buren building.

March 4, 1995 Approved a site plan amendment request to
permit conversion of approximately 3,774 square
feet of retail gross floor area to office use for a
period not to exceed seven (7) years.

December 7, 1996 Approved site plan amendment (SP #65) to
permit conversion of 2,856 square feet of retail
space to be used for a martial arts school for
period not to exceed five (5) years.

August 8, 1998 Approved site plan amendment (SP #65) to
permit conversion of approximately 1,210 square
feet of retail space for use by the University of
Oklahoma for higher education classes for a
period not to exceed five (5) years.

April 10, 1999 Deferred site plan amendment request (SP #65)
conversion of 41, 544 square feet of retail space
to office space and renovation and upgrade of
approximately 30,710 square feet of retail along
the street, the street, including modifications to
the streetscape, exterior façade, and signage to
the May 22, 1999 County Board meeting.

May 22, 1999 Deferred site plan amendment request (SP #65)
conversion of 41, 544 square feet of retail space
to office space and renovation and upgrade of
approximately 30,710 square feet of retail along
the street, the street, including modifications to
the streetscape, exterior façade, and signage to
the July 10 1999 County Board meeting.

July 10, 1999 Deferred site plan amendment request (SP #65)
conversion of 41, 544 square feet of retail space
to office space and renovation and upgrade of
approximately 30,710 square feet of retail along
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the street, the street, including modifications to
the streetscape, exterior façade, and to permit a
comprehensive sign plan to the August 14, 1999
County Board meeting.

August 17, 1999 Approved site plan amendment request (SP #65)
for the conversion of 41, 544 square feet of retail
space to office space and renovation and upgrade
of approximately 30,710 square feet of retail
along the street including modifications to the
streetscape and exterior façade and to permit a
comprehensive sign plan for 2301 Jefferson Davis
Highway.

November 17, 2001 Deferred site plan amendment request (SP #65)
for a freestanding sign (Chili's Restaurant) to the
first scheduled meeting in April 2002.

April 20, 2002 Deferred site plan amendment request (SP #65)
for a freestanding sign (Chili's Restaurant) to the
June 8, 2002 County Board meeting

June 8, 2002 Deferred site plan amendment request (SP #65)
for a freestanding sign (Chili's Restaurant) to the
October 19, 2002 meeting.

October 19, 2002 Deferred site plan amendment requests (SP #65)
for (Chili's Restaurant and Consolidated
Engineering Services) to the first scheduled
County Board meeting in February 2003.
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