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TO:    The Long Range Planning Committee of the Planning Commission     

FROM:    

   
Margaret Rhodes, Principal Planner, 
Department of Community Planning, 
Housing and Development    
    DATE:    12/6/2021  

SUBJECT:    
South Eads Street Residential Special General Land Use Plan Study – Tier I 
Initial Review   

   
In June 2021, staff received a Special General Land Use Plan (GLUP) Study application for a 
property located on South Eads Street between 23rd and 24th Streets South in Crystal City.  This site, 
which is comprised of two parcels located at 2316 and 2306 South Eads Street, is currently 
occupied by two single-family dwellings that have most recently been used for commercial 
purposes. The applicant, Outlier Realty Capital, is requesting to amend the GLUP to expand the 
boundary of the Crystal City Coordinated Redevelopment District (CCCRD) to include the 
southern parcel of the subject site to enable the use of the requested C-O Crystal City zoning 
district for both the northern and southern parcels.  As described in the Tier I application, the 
applicant is interested in building a low-scale, multifamily residential building.    
   
Per the Special GLUP Study application process, which calls for a study in those instances where 
there is insufficient planning guidance for a site, staff has conducted a Tier I Initial Review of the 
application, as only the northern parcel is located within the area addressed by the Crystal City 
Sector Plan.  On October 20, 2021, the Long Range Planning Committee of the Planning 
Commission (LRPC) met to discuss staff’s findings and to determine whether or not a full GLUP 
Study or another type of review is needed.     
   
Additional information can be found at the project website.   
   
GLUP Designations:   
The subject site is currently designated “Service Commercial” for the northern parcel and “Low” 
Residential (1-10 units/acre) for the southern parcel.  With regards to the surrounding context, the 
adjacent properties to the north and west of the northern parcel are designated “Service 
Commercial.” The nearby properties to the south and west of the southern parcel are designated 
“Low” Residential (1-10 units/acre).  To the east, across South Eads Street, the area is designated 
“High” Office-Apartment-Hotel.   
   
  

http://www.arlingtonva.us/
https://www.arlingtonva.us/Government/Projects/Plans-Studies/General-Land-Use-Plan/Studies/South-Eads-Residential


The northern parcel and the areas to the north and east are included within the CCCRD boundary 
and are addressed in the Crystal City Sector Plan.  The areas to the south and west of the 
southern parcel are not included within this boundary and are therefore not subject to the guidance 
in the sector plan.   
   
Zoning   
Along with the requested amendment to the CCCRD boundary, the applicant is requesting an 
associated rezoning from C-2 Service-Commercial/Community Business District and C-1-
O Limited Commercial Office Building District to the C-O Crystal City Mixed-Use Crystal City 
District. The applicant is requesting a rezoning to the C-O Crystal City district, as the site is 
smaller than the 20,000sf site size minimum needed to access C-O-1.0 or C-O-1.5, zoning 
categories which would allow for a small-scale multifamily residential development.  While 
the County Board can modify the minimum site size in these districts, this is only permitted for an 
area "which is any part of a block surrounded by streets and/or buildings that generally comply 
with the provisions of this section,” which may not apply to this area.   
   
Staff Assessment:   
Staff has concluded that, given the lack of adopted planning guidance in this area, a full Tier II 
Special GLUP Study review is warranted to determine what GLUP category or categories may be 
appropriate for this specific area. Important considerations will include height, building form and 
scale, transitions and use mix.   
   
LRPC Guidance:   
At the October 2021 LRPC meeting, the general consensus among the commissioners was that a 
Tier II Full Special GLUP Study, as recommended by staff, is warranted. Attendees included 
representatives from the Transportation Commission and the Aurora Highlands and Arlington 
Ridge Civic Associations.  (The representative from the Crystal City Civic Association was unable 
to attend.) The Chair noted that a Tier II Review should address the concerns raised by residents, 
which included concerns regarding transportation, access and loading, building heights and 
density, transitions and stormwater. There was also discussion that a full study should not begin 
until after the Crystal City Building Heights Study, which is exploring greater building heights for 
areas within the CCCRD, including the northern parcel of the subject site, has concluded.   
   
Timing:   
This Special GLUP Study application was submitted in June 2021, along with one other Special 
GLUP Study application. Current work plan activities, including the Courthouse West Special 
GLUP Study, are still underway and expected to continue into early 2022.  As a result, this study is 
not expected to start prior to mid-2022.  This timing is also contingent on determining the staffing 
needs for additional priorities identified in the Work Plan Update presented to the County Board in 
September 2021, which is expected to be further clarified in the first quarter of 2022.   
  
 
 
 
 
 
 
 
 
 



 
 
 
 
  


