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August 8, 2003 
 
 
TO: The County Board of Arlington, Virginia 
 
FROM: Ron Carlee, County Manager 
 
APPLICANT: Street Retail, Inc. 
 
 BY: Tim S. Sampson, Attorney 
  Walsh, Colucci, Lubeley, Emrich & Terpak 
  2200 Clarendon Boulevard, 13th Floor 
  Arlington, Virginia  22201 
 
SUBJECT: SP #106-6 Site Plan Amendment request for additional commercial 

gfa for grocery store, modification of use regulations for density; 
2701 S. Taylor St., 2800 S. Randolph St. (RPC #29-003-026, 29-
014-008, -009) 

 
RECOMMENDATION: Approve the site plan amendment request, subject to 

revised Condition #1, new Condition # 64, and all 
other previous conditions. 

 
ISSUE: None. 
 
SUMMARY: The applicant requests approval for a potential mezzanine level 

above its approved ground floor retail space in Building 2 of the 
approved site plan in order to help in its efforts to secure a grocery 
tenant, which would likely require a larger space than originally 
approved.  Staff supports this request, which is intended to help 
promote the urban village envisioned for Shirlington, and which 
would also further the County Board’s adopted grocery store policy.  
In addition, the proposed mezzanine level would not increase the 
bulk or height of the approved building. 

 
BACKGROUND:  On June 30, 2001, the County Board approved a final site plan for 
this area that would comprise four residential buildings with ground floor retail, an 
additional small retail structure, two parking structures, and all the streets, sidewalks, 
streetscape, and utilities required for the development of Parcel 3.  Buildings 1 and 2 
are approved as connected structures of 12 stories (118 feet).  Building 1 would be 
located at the northwest corner of the Village at Shirlington.  The structure was 
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approved to provide 197 residential units and associated parking in a four-story 
structure to the rear of this building.  Building 2 was approved to have 23,120 square 
feet of ground floor retail, with 149 residential units above.  The applicant is working to 
acquire a grocery store to occupy this space.  Above the fourth floor, bridged by an 
arch, Buildings 1 and 2 would meet and become a single structure.  Building 2 would be 
located on the west side of the new South Stafford Street, to the north of the approved 
library and plaza, and to the east of a new parking garage with 750 spaces.  This five-
level garage would be bounded by Buildings 1 and 2 to the east and northeast, the 
Arlington County Trades Center to the northwest and west, and the new Shirlington 
library to the south.  The parking garage would accommodate parking needs for the 
residential uses, the library, a theater above the library, and retail and general public 
parking. 
 
Two additional small retail buildings with 54 units and additional ground floor retail 
space, and a small one-story retail building, would connect Buildings 1 and 2 to the 
existing development along 28th Street South. 
 
On November 16, 2002, the County Board approved a site plan amendment to permit 
an addition to the rear of Building 2 and to delete approximately 1,200 square feet of 
retail space from Buildings 1 and 2 which would be reallocated elsewhere in Parcel 3.  
On April 26, 2003, the County Board approved a site plan amendment to revise some 
design features of the shared parking garage behind Building 2 and the Library/Theater. 
 
The following provides additional information about the site and location: 

• Site:  The subject site comprises 6.06 acres of Parcel 3 in the Village at 
Shirlington.  This site is bounded by Arlington Mill Drive to the north, the 
County’s property yard to the west, the Windsor Apartments to the south, and 
South Randolph Street to the east.  Building 2 is located in the central portion of 
the site, on the west side of the future South Stafford Street. 

 
• Zoning:  The site is zoned “C-O-1.5” Commercial Office Building, Hotel, and 

Apartment District. 
 

• Land Use: The site is designated “Low” Office-Apartment-Hotel on the General 
Land Use Plan. 

 
• Neighborhood:  The site is not within a civic association.  The Fairlington Citizens 

Association lies immediately to the south of the Village at Shirlington, and the 
Nauck Civic Association lies across Four Mile Run to the north of the Village at 
Shirlington. 

 
Proposed Modifications:  The applicant requests approval of a potential mezzanine 
level above the approved ground floor retail space at the base of Building 2.  The 
current approved area for the retail space is 22,920 square feet on one level.  The 
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applicant proposes to restore the approximately 1,200 square feet of retail space 
removed from Buildings 1 and 2 in the November 16, 2002 site plan amendment.  
Approximately 200 square feet of this space was originally approved as a second retail 
space in Building 2, with the remainder (approximately 1,000 square feet) originally 
approved in Building 1.  This 1,227 square feet would be allocated to retail use in 
Building 2 and located on a mezzanine level, along with up to an additional 7,880 
square feet of retail space on this mezzanine level that would be permitted in Building 2 
only as grocery store space.  This additional 7,880 square feet would be counted as 
additional density under Section 36.H.5 of the Zoning Ordinance.  The total mezzanine 
area would be a maximum of 9,080 square feet. 
 
DISCUSSION:  This site plan was originally approved with 22,920 square feet of space 
on the ground floor of Building 2 that was designated to be used for retail.  A grocery 
store has been a long anticipated use for the Village at Shirlington.  The applicant has 
worked, so far unsuccessfully, to secure a grocery store tenant for this retail space, 
because the approved size of the Building 2 retail space is too small for most potential 
grocery tenants.  The applicant believes that the proposed addition of a mezzanine level 
with the additional space would improve the likelihood of achieving a grocery store in 
the Village at Shirlington.  The proposed mezzanine would fit into the approved mass of 
the grocery store in Building 2, and would not increase the height or bulk of this 
building.  On October 5, 1985, the County Board adopted a policy to support the 
retention, expansion, and construction of grocery facilities in Arlington.  The proposal 
would further the County’s, and the developer’s, goal to achieve a successful 
development in the Village at Shirlington, and additional grocery store space would 
further the County’s grocery store policy.  In addition, the applicant has agreed to limit 
the use of the additional 7,880 square feet of retail to grocery use only or to uses 
ancillary to grocery use.  Therefore, staff supports the proposed additional density 
under Section 36.H.5 of the Zoning Ordinance. 
 
Neighborhood representatives of the Fairlington Citizens Association and the Fairlington-
Shirlington NCAC, who are also members of the expanded Site Plan Review Committee 
for Shirlington, do not object to the site plan amendment application. 
 
CONCLUSION:  The applicant has requested approval for additional floor area in a 
potential mezzanine level above the approved ground floor retail space in Building 2.  
For the reasons described above, staff supports the proposed modification and request 
for additional density.  Therefore, staff recommends that the County Board approve the 
proposed site plan amendment request, subject to revised Condition #1, new Condition 
#64, and all previous conditions. 
 
Revised Condition #1 
 
1. The developer (as used in these conditions, the term developer also includes the 

owner, the applicant and all successors and assigns) agrees to comply with the 
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standard conditions set forth in Administrative Regulation 4.1 and the plans 
dated May 11, 2001 with amendments dated August 8, 2002, and shared garage 
plans dated December 19, 2002, and the Building 2 Mezzanine Area Plan dated 
July 11, 2003 and reviewed and approved by the County Board and made a part 
of the public record on June 30, 2001, with revisions made a part of the public 
record on November 16, 2002, and April 26, 2003, and September 13, 2003 
together with any modifications proposed by the developer and accepted by the 
County Board or vice versa, including all renderings, drawings, and presentation 
boards presented during public hearings.  The developer agrees that this final 
site plan includes 43,045 44,245 square feet of the 52,500 square feet of retail 
space approved for Parcel 3 and that the balance must be provided in the 
remainder of Parcel 3.  This site plan approval expires on June 8, 2005 if the 
owner has not obtained a final building permit and commenced construction 
under that final building permit.  Extension of this approval shall be at the sole 
discretion of the County Board.  The developer agrees that this discretion shall 
include a review of this site plan and its conditions for their compliance with then 
current County policies for land use, zoning and special exception uses.  
Extension of the site plan is subject to, among other things, inclusion of 
amended or additional site plan conditions necessary to bring the plan into 
compliance with then current County policies and standards together with any 
modifications proposed by the developer and accepted by the County Board or 
vice versa. 
 

64. The developer agrees that a total of up to 1,200 square feet of retail space may 
be used in Building 2 as approved by the County Board on September 13, 2003 
in a mezzanine level.  In the event that the developer secures a grocery store 
use for Building 2, then the developer may increase the total retail space in 
Building 2 by up to an additional 7,880 square feet in a mezzanine level.  In no 
event shall the developer be permitted to utilize such additional 7,880 square 
feet of space except for a grocery store tenant.  The developer further agrees 
that any proposed change in use of the additional 7,880 square feet of retail 
space shall require a site plan amendment for SP #106  SP-6 (residential and 
retail site plan in Parcel 3), as well as a Phased Development Site Plan 
amendment for SP #106.  
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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 at 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 area from Parcel Two 
to Parcel One; and approved the final site plan 
for Phase III (SP-3) on Parcel One, 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. 
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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 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 one 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 
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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 free-standing 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). 

 
 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 
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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 Defer PDSP Amendment and Final Site Plan 

Approval for Parcel 2 to the March 13, 1999 
County Board meeting. 

 
March 13, 1999 Defer PDSP Amendment and final site plan 

Approval for Parcel 2 to the April 10, 1999 
County Board meeting. 

 
April 10, 1999 Approved PDSP Amendment to reallocate from 

Parcel 3 to Parcel 2 150,000 square feet of 
approved gross floor area and a final site plan 
for an 8-story office building and 7-level 
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parking structure on Parcel 2 subject to PDSP 
Conditions and final site plan Conditions. 

 
July 10, 1999 Defer GLUP Amendment to the November 13, 

1999 County Board meeting. 
 
November 13, 1999 Defer GLUP Amendment to the February 12, 

2000 County Board meeting. 
 
February 20, 2000 Defer GLUP Amendment to the July 22, 2000 

County Board meeting. 
 
July 22, 2000 Defer GLUP Amendment, Rezoning and Phased 

Development Site Plan Amendment to the 
September 9, 2000 County Board meeting. 

 
September 9, 2000 Defer GLUP Amendment, Rezoning and Phased 

Development Site Plan Amendment to the 
October 7, 2000 County Board meeting. 

 
October 7, 2000 Approved GLUP Amendment, Rezoning, and 

Phased Development Site Plan Amendment. 
  
June 30, 2001 Approved final site plan for 

residential/retail/streetscape for Parcel 3. 
 
June 8, 2002 Approved final site plan for library/theater and 

plaza for Parcel 3. 
 
November 16, 2002 Approved site plan amendment for 

residential/retail site plan to construct addition 
to Building 2 and reallocate 1,200 s.f. of retail 
space elsewhere in Parcel 3. 

 
 April 26, 2003  Approved minor site plan amendment to 

modify garage and extend term of site plan. 
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