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June 25, 2021 

 
VIA Electronic Submission & Email 
Margaret Tulloch Rhodes 
Community Planning, Housing & Development 
Arlington County, Virginia 
2100 Clarendon Blvd., Suite 700 
Arlington, Virginia 22201 
 
Re:  Special GLUP Study Application 
 2306 and 2316 S. Eads Street (RPC Nos. 36-041-009 and -010) 
 
Dear Margaret, 
 

My firm represents Outlier Realty Capital (the “Applicant”), a joint venture partner with the 
long-time owner of two adjacent parcels of land located on the southern edge of Crystal City at 2306 
and 2316 S. Eads Street (the “Property”).  Please accept this letter and enclosed materials as an 
application for a Special General Land Use Plan (“GLUP”) Study for the Property.   

 
In summary, the Applicant ultimately seeks to consolidate the Property which has been 

operating as a mixed-use property and is now under common ownership to develop a modest-sized 
residential building.  To pursue this goal, the Applicant seeks to unify the underlying split-GLUP and 
split-zoning designations of the Property.  A multifamily residential development with tapering to 
single family development to the south would appropriately transition this edge area of Crystal City 
from commercial uses along 23rd Street to the single-family homes to the south.  It would not 
preclude preservation or development of commercial uses along 23rd Street. Finally, it would also 
provide much-needed additional residential development close to all modes of transit, reducing SOV 
travel and targeting density in an appropriate location in Arlington County.  

 
Background 

 
The Property is generally located on the west side of Richmond Highway, just south of the 

23rd Street S. commercial strip at the southern end of Crystal City.  More specifically, the Property is 
situated mid-block, south of the commercial businesses fronting 23rd Street S., along S. Eads Street.  
Access to the Property is through two curb cuts off of S. Eads Street.  

 
The Property includes two single-family home structures built in the 1930s and surface 

parking.  The total site area of the Property is 12,182 SF.  Despite the residential building form over 
time, the buildings have been used for both residential and commercial uses. The southern parcel has 
not been used as a residential building despite it appearing as a single-family dwelling. The buildings 
are in need of repair and are approaching functional obsolescence.    
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Existing Zoning Districts 
 
The Property is split-zoned to the C-2 and C-1-O District.  The Northern Parcel, 2306 S. Eads 

is entirely zoned to the C-2 District.  The majority of the Southern Parcel, 2316 S. Eads Street, is 
zoned to the C-1-O District.  A small sliver of the Southern Parcel is zoned to the C-2 District.  
Because these adjacent properties are zoned to two different zoning districts, a consolidated by right 
commercial development is not possible.  Despite the commercial zoning of the Property, the 
buildings appear outwardly as single-family residential structures, which demonstrates 
inconsistencies inherent in the Property the Applicant seeks to rectify. 

 

 
Parcel and Zoning Boundaries Map. 

 
Existing GLUP Designation 

 
 The Property is designated with two different GLUP designations, and the Northern Parcel is 

within a recently planned area.  First, the Northern Parcel is designated “Service-Commercial” and is 
also located within the Crystal City Sector Plan (CCSP) boundary.  The primary designation of the 
Southern Parcel is “Low-Residential” and is not within the CCSP boundary; however, a small sliver 
of the Southern Parcel is designated Service Commercial and is within the CCSP boundary.    
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GLUP Map with Property in Red. 

 
Planning and Zoning in Context 
 

The Property is at the crossroads of a highly planned area subject to the CCSP and an 
unplanned low-density single-family housing neighborhood.  To the north along 23rd Street, the 
commercial properties within the CCSP are identified as “Potential Redevelopment Sites” (p. 43) 
with a mix of uses including residential use (“Land Use Map” p. 103). These same properties are 
planned for a maximum of 35 feet in building height on the Building Heights Map of the CCSP.  To 
the east across S. Eads Street, the CCSP calls for a building height of 110 feet across from the 
Northern Parcel with a sharp drop to 35 feet across S. Eads St. from the Southern Parcel.  This 
discrepancy in between 110 feet and 35 feet warrants a better transition to the single-family homes 
south and west of the Property.  

 
A majority of the nearby 23rd St. S. properties are zoned to the C-2 District.  The C-2 District 

allows for by right development of a height of 45 feet with primarily commercial uses.  In this same 
area, the CCSP calls for 35 feet in height—10 feet less than the C-2 Zoning permits by right.  This 
discrepancy likely contributes to the preclusion of development along 23rd Street.  Additionally, while 
residential use or a mix of uses is permitted in the CCSP for 23rd Street properties, the C-2 District 
does not permit residential or a mix of uses.  Without attention to the properties along 23rd Street, 
there will not be an opportunity for development that could enhance and complement the existing 
commercial uses that currently exist.  The proposed GLUP amendment allows Property to develop 
and contribute to the revitalization of 23rd Street yet does not preclude the existing vital retail and 
commercial uses to remain or redevelop in the future. 

 
While there has been little development in this area of Crystal City, there are a few 4.1 Site 

Plans approved on the north side of 23rd Street: an older site plan, SP #206, which included a 
rezoning to the high-density C-O District; and SP #451, recently approved as part of the Crystal 
Houses development, which included a rezoning to the CO-Crystal City District.  It is anticipated that 
over time, blocks east of the Property between S. Eads and Richmond Highway will develop through 
rezoning to the CO-Crystal City District. The Applicant also seeks to rezone to the CO-Crystal City 
District to allow for development consistent with the CCSP.  As discussed below, a rezoning to the 
CO-Crystal City District is the only viable option for development and is the best tool to realize goals 
of CCSP and to create an appropriate transition to surrounding single family residential uses. 
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Proposed GLUP Designation Options 
 
 Two Infeasible Options  
  

The Applicant explored many GLUP Amendment options that would allow for a rezoning to a 
district that permits residential use. Below are two options that are not viable because the amendment 
would ultimately result in too much commercial density or is technically impossible due to the site 
area constraints in the Zoning Ordinance.  A short summary of why these options do not work are 
provided for Staff’s reference to demonstrate the Applicant’s willingness to explore all options.  The 
Applicant is open to other suggestions that would allow for an ultimate development of multifamily 
residential building. 
 
 First, a non-viable option that would require the least amount of change is to amend the GLUP 
on the Southern Parcel from “Low-Residential” to “Service Commercial”.  A Service Commercial 
designation on both parcels would allow for consistent rezoning to a district that permits primarily 
commercial development; however, the Applicant does not seek commercial zoning or a commercial 
development.  Alternatively, under a Service Commercial GLUP designation, the Applicant could 
seek a rezoning to the C-2 District of the Southern Parcel and pursue a Unified Commercial Mixed-
Use Development (“UCMUD”) use permit on both parcels as an option that would allow for 
approximately 1.1 FAR of residential uses.  The building height is 45 feet under the UCMUD 
provisions.  Despite the residential use option in the UCMUD, 0.4 FAR of commercial uses is 
required to achieve the 1.1 FAR of residential use. For the Applicant’s development, the required 
amount of commercial development under the UCMUD is not viable compared to the resultant 
amount of residential development.  Ultimately this option is not sought by the Applicant because 
more residential use is sought than 1.1 FAR.  
  
 Another non-viable option the Applicant explored under the Service Commercial GLUP 
designation for both parcels is a rezoning to the C-O-1.0  District.  It permits residential uses through 
a special exception site plan; however, there is a site area limit that the County Board can only 
modify if the development block is surrounded by streets or other similar type of development.  
While the Applicant could seek a modification to site area limit, it seems unlikely to be approved, 
given that the site area exception requires a property be “any part of a block surrounded by streets 
and/or buildings that generally comply with the provisions of this section [C-O-1.0 zone].”  Similarly, 
zoning districts consistent with Low-Medium Residential designation (orange) and other GLUP 
designations (brown and blue) that permit higher density multifamily residential uses also include a 
site area minimum of 20,000 SF.  The site area limitation in most zoning districts precludes any other 
potential GLUP Amendment option and broadly precludes development of small infill properties 
throughout Arlington County.  
 
 The Only Viable Path Is the Inclusion in the CCSP for a Rezoning to CO-CC 
 
 Based on the above planning and zoning analysis of the GLUP Amendment options, the only 
viable option for residential development at the Property is amendment to the GLUP expanding the 
CCSP boundary around the Southern Parcel.  The Applicant could then pursue development under the 
special exception provisions of the CO-Crystal City District. Notably, there is no site area limit 
specified in the CO-Crystal City District.  In this scenario, the Applicant could develop a residential 



   

5 
 

building at a density of 72 u/acre and a height limit of 35 feet.  Additionally, if the pending Crystal 
City Height Study would permit additional height at the Property, the Applicant may pursue 
additional height as part of a future development, which may allow it to achieve a building height 
greater than 35’.  For Staff’s reference, the Applicant has enclosed massing diagrams of both 45’ 
building height and a 60’ building height, the height shown in Staff’s hybrid Corridors option at the 
LRPC meeting on June 23, 2021.     
 

The Proposed  GLUP Amendment is the Best Option for Revitalization and Transition 
  
 There are many broad and site-specific reasons to support a GLUP Amendment on the 
Property to allow for a modestly sized residential multifamily building.  First, new residential uses 
less than 1 mile from Metro, bus lines, BRT, bike lanes and an airport make the Property well-suited 
for walkable, urban residential density.  Second, residential uses so close to major regional job 
centers in Pentagon City, Crystal City and the District of Columbia is consistent with good urban 
planning principals that target density where transportation options and job nodes are located.  
Ultimately, residential use buffering single family homes to the south and west protects the residences 
more than commercial development. 
 

On a micro level, these two parcels are under unified property ownership which allows for 
meaningful development. The inconsistent planning and zoning on the Property should be unified so 
that the future use of the Property can also be consistent with the GLUP and zoning district.  The 
alternative future of this Property is piecemeal, commercial by right development for the foreseeable 
future, which is not consistent with the revitalization and goals of cohesive development in the CCSP.   
Commercial development also does not provide a good transition to the single-family homes to the 
south and west.  Both structures on the Property are at the end of their useful lives and development 
would bring needed vibrancy to the immediate area.  Ultimately, the Applicant seeks to take 
advantage of the fact the Northern Parcel is within the CCSP boundary and seeks to pursue a 
meaningful development consistent with Crystal City plan objectives of revitalization, mix of uses 
including residential use.  The Applicant’s plan for development would complement the existing 
commercial uses along 23rd Street, would not preclude future development plans of owners along 23rd 
Street, and provide a buffer to the existing single-family homes to the south and west.   

 
Given the Southern Parcel includes a portion of the Property within the CCSP boundary, 

expanding the boundary to include the remainder of the Southern Parcel would result in a very 
limited precedent and to our knowledge is a unique circumstance in this area of Crystal City.  
 

For reasons stated above, we respectfully submit for your consideration a Special GLUP 
Study application.  Should you have any questions about this request, please contact us.  
   
 
 

 
Sincerely, 

 
Megan C.  Rappolt, Planner 

Wire Gill LLP 


