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SUBJECT: Adoption of the following elements associated with the Pentagon City Planning 
Study:  
 

A. Pentagon City Sector Plan; 
B. GP-353-22-1 Amendments to the General Land Use Plan (GLUP) Map and Booklet;  
C. Amendments to the Master Transportation Plan (MTP) Map; and  

D. ZOA-2022-01 Amendments to the Arlington County Zoning Ordinance
Articles §6, §7, and §9.  

 C. M. RECOMMENDATION:   
 
Adopt the following elements associated with the Pentagon City Planning Study:  
1. Attached Resolution (Attachment 1) to adopt the Pentagon City Sector Plan 

(See Attachment 2), 
2. Attached Resolution (Attachment 3) to amend the General Land Use Plan (GLUP) Map 

and Booklet (See Attachments 4a, 4b, and 5), 
3. Attached Resolution (Attachment 6) to amend the Master Transportation Plan (MTP) 

Map (See Attachment 7), and  
4. Attached Ordinance (Attachment 8) to amend the Arlington County Zoning Ordinance, 

§6.5, RA6-15 Multi-family Dwelling District, §7.12, C-O-2.5 Mixed Use District, and 
§9, Special Planning Area Regulations (See Attachment 9). 

 
ISSUES: The Pentagon City Sector Plan was prepared by County staff with support of 
consultant services, continuous input provided through discussions with the Pentagon City 
Planning Study Focus Group, and through additional community engagement efforts. Staff 

29.
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worked to address all comments, which are summarized with staff responses in this report and 
Attachment 10.  Some members of the community, however, continue to express ongoing 
concerns regarding the character and quantity of envisioned open spaces, guidance associated 
with future public facility needs, and the density levels prescribed by the Sector Plan for 
the RiverHouse property. 
 
SUMMARY: The Pentagon City Planning Study process launched in 2020 after a joint County 
Board and Planning Commission work session in 2019 stressed the importance of updating land 
use and transportation policy guidance in this neighborhood and doing so in a comprehensive 
manner, as an alternative to incremental review of the 12th Street South corridor and select 
properties. This process has provided an opportunity to affirm a future vision and goals for this 
Metro station neighborhood, evaluate opportunities for new growth, and establish a plan for 
public and private improvements in a connected and coordinated manner.  The final Pentagon 
City Sector Plan resulting from this process includes multiple recommendations that will meet 
many important goals, which are expected to be attainable within a relatively short timeframe 
after Plan adoption given the development activity and pressure building in this area.  The 
planning study is supported by a transportation analysis which informed key multi-modal 
elements of the recommended Sector Plan, including an accompanying traffic study (see 
Attachment 11) which began prior to the start of the planning effort and continued throughout 
the study as additional information involving future land use scenarios was developed.     
 
The 1976 Phased Development Site Plan (PDSP) for Pentagon City set a vision, land uses, and 
development allotments across the area’s approximately 116 acres, which have been amended 
over time. With the 2018 Amazon decision to locate its east coast headquarters in Arlington, and 
in the Metropolitan Park and PenPlace blocks more specifically, the long-established vision for 
the area will effectively be achieved as the allotted development totals will be nearly 
exhausted.  Since the Pentagon City PDSP underwent only one significant update in the fall of 
1997, a new effort to consider the area’s future is warranted to effectively respond to current 
market conditions and new realities surrounding this area. The Pentagon City Planning Study 
accomplishes this by: 

 Updating the vision and planning principles for the study area, 
 Identifying conditions under which additional density may be appropriate, 
 Setting expectations for urban design, public space, and community benefits of new 

development, and 
 Establishing a new framework for considering major site plan applications. 

The planning study area consists of multiple parcels located between Army Navy Drive, 
South Eads Street, 18th Street South, and South Lynn Street. Exhibit 1 compares the study 
area boundary (shown in red) to the previous planning area associated with the 1976 Pentagon 
City Phased Development Site Plan (PDSP) (shown in gray). 
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Exhibit 1: Planning Study Area Boundary  
 
        
The recommended Pentagon City Sector Plan contains a new vision for a dynamic downtown 
and neighborhood where everyone is welcome and able to live regardless of race, income, age, 
and immigration status.  Emphasis on strengthening the entire 22202 (zip code) community 
through diverse housing options, multi-modal transportation improvements, and embracing 
biophilic design are intended to guide future development and policymaking in Pentagon 
City.  This guidance is conveyed by six Planning Principles that represent the basis of all 
recommendations found in the plan and ensure the Plan can provide effective guidance even as 
new and unforeseen technologies, models of development, or challenges may arise in the 
future.  A coordinated development framework represents the core foundational element of the 
Plan and is supported by a planning analysis that addresses key topics and research questions that 
arose during the planning process. The site design standards included in the Plan will further 
shape the character of new development as it achieves a pedestrian-oriented and biophilic 
design.  Together, these Plan components reflect the community’s top priority of achieving 
public realm and connectivity improvements which should accompany private redevelopment.   
 
By establishing a vision where transit (including bus transit services), walking, cycling, and 
micro-mobility are prioritized as modes of travel, the Plan also reflects the need to continue 
transitioning to a multi-modal transportation network as an effective strategy to accommodate 
future growth in this area, estimated to represent an additional 10 million square feet in the full, 
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long-term build-out of the Sector Plan.  These recommendations are informed by a traffic 
analysis which considered existing conditions in Pentagon City and Crystal City, their active 
development opportunities, and long-term forecasts for growth based on adopted land use 
policies.  
 
Additionally, the Plan includes subsequent action steps to help facilitate implementation of the 
vision, including land use, transportation, and zoning changes, which are the subject of this 
report.  The Appendix includes design guidelines associated with new “green ribbon” pedestrian 
pathways, supporting illustrative plan exhibits depicting long-term growth opportunities, and 
additional materials which were discussed throughout the planning study.  Among its immediate 
implementation strategies, the Plan identifies several General Land Use Plan (GLUP), Master 
Transportation Plan (MTP), and Zoning Ordinance amendments, which are also the subject of 
this staff report, to ensure they are considered at the time of Plan adoption.  
 
The proposed changes include revisions to the GLUP Map and Booklet to establish the 
“Pentagon City Coordinated Redevelopment District,” by expanding existing Note #4 to include 
the RiverHouse property located west of South Joyce Street, change existing land use 
designations within the study area and add eight new open space symbols to ensure consistency 
with the Plan; revisions to the MTP Map to expand the designation of “Area Planned for New 
Streets” to fully capture the Pentagon City Sector Plan study area and reclassification of a 
segment of 12th Street South to more closely align with its planned purpose; and amendments to 
the RA6-15 and C-O-2.5 zoning districts, as well as the Special Planning District Regulations in 
Article 9 of the Arlington County Zoning Ordinance, to facilitate redevelopment of properties 
within the Pentagon City Coordinated Redevelopment District, consistent with the Pentagon City 
Sector Plan. 
 
The recommended Sector Plan has undergone further refinements and changes since its previous 
version (dated November 2021) which incorporates community feedback received by 
staff through December 31, 2021.  This involved amendments to the future bike network 
map along 15th Street South, clarity regarding implementation of the on-site affordable 
housing minimum requirements in various development scenarios, enhanced emphasis on the 
need to expand the existing community center and library uses in Pentagon City, and re-framing 
of the tree canopy recommendations.  Staff’s responses and resulting Plan changes also reflect an 
acknowledgement of the National Landing area and its boundaries, additional guidance for long-
term monitoring of achieving Plan goals for larger sites, and further justification for 
the recommendations affecting the RiverHouse property.  A complete list of responses to 
comments, as well as any resulting Plan changes, are reflected in Attachment 10, which may be 
amended further subject to additional feedback provided through public hearings scheduled for 
late January and early February 2022.     
 
BACKGROUND: For over four decades, the Pentagon City Phased Development Site Plan 
(PDSP), in conjunction with Arlington County’s General Land Use Plan (GLUP) and Zoning 
Ordinance (ACZO), has successfully guided future growth in this area.  The original 1976 vision 
for the approximately 116-acre area continued to be refined as key properties began to 
incrementally achieve its goals through earlier development activity producing an estimated 11 
million square feet of approved mixed-use development. Since 1976, the PDSP has been 
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amended multiple times to help facilitate more specific development proposals, periodically 
shifting land uses and development allocations across various blocks.  In addition, the Pentagon 
City PDSP underwent a significant update in the fall of 1997 when a Planning Task Force was 
established to verify planning principles to guide the remainder of the PDSP build-out, including 
the Pentagon Row development (now known as Westpost).  With the November 2018 
commitment by Amazon to establish a new east coast headquarters in Arlington with over 
25,000 employees by 2030, plans to develop the balance of the Metropolitan Park (MetPark) 
development (approved in December 2019) and PenPlace site (currently under entitlement 
review) represent the remaining major unbuilt areas of the Pentagon City PDSP.     
 
The transformative nature of the Amazon headquarters presents Arlington County with a new 
opportunity to build on its historic commitment to planning for strategic and sustainable growth 
within Pentagon City.  In addition to the previously approved and proposed growth for 
the MetPark and PenPlace blocks, respectively, proposals for several million square feet of 
additional new growth located elsewhere in the Pentagon City Metro Station Area are also 
anticipated.  Rather than evaluating individual proposals independently and on an ad hoc basis, 
the County Board expressed a preference for a coordinated and comprehensive study of the 
Pentagon City area during its joint work session with the Planning Commission in April 
2019.  Such an approach was expected to revisit the vision for parcels historically guided by the 
Pentagon City PDSP but also incorporate the 36-acre RiverHouse property located just outside 
the PDSP boundary along the western edge of South Joyce Street. Given the significant impacts 
potential redevelopment of this site may have on the Metro station area and considering past 
attempts by the existing and former property owners to propose infill development, ensuring 
the RiverHouse property is carefully studied as part of this planning effort represented a general 
consensus among both County Board and Planning Commission members.  The comprehensive 
approach would also benefit from a traffic study initiated by the Department of Environmental 
Services (DES) in late 2019, in partnership with a consultant team, to confirm existing conditions 
and provide critical context to the evaluation of future growth scenarios.     
 
The interior block bounded by South Hayes Street, 15th Street South, South Fern Street, and 
12th Street South, referred to currently as Pentagon Centre, is intentionally outside of the planning 
study boundary.  Decades ago, it was also intentionally excluded from the 1970’s planning 
efforts so as to reinforce and maintain its industrial development potential, and due in part to 
separate ownership interests from the other parcels that surrounded it at the time where those 
PDSP owners were coalescing around ideas for redevelopment and change for their own 
site(s).  The 16.8-acre Pentagon Centre site represents an adaptive reuse of the former Western 
Electric building, and has been occupied by several major retail establishments, most notably 
Costco.  Building upon the 1997 Task Force recommendations, and in response to a proposed 
development for this block in 2007, the County Board approved a discrete PDSP here, the 
Pentagon Centre Phased Development Site Plan (PDSP), which guides future development of 
this block.  Two initial phases of development have since been approved, representing mostly 
residential uses along the northwest and southwest corners of the block.  Per the Pentagon Centre 
PDSP guidance, subsequent phases of development are anticipated to deliver additional street 
connections, public open space, and a mix of uses in new developments located along the 
perimeter of the block.  Given this history, this block was not considered to change dramatically 
in the years ahead and the adopted Pentagon Centre PDSP guidance will still apply in the future. 
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DISCUSSION: 

The Plan: This section provides an overview of the recommended Sector Plan and 
identifies notable issues and areas of concern that have been raised through the community 
process: 

Pentagon City Sector Plan Overview: The Pentagon City Sector Plan, if adopted, would 
provide updated long range planning guidance for the study area, superseding previous guidance 
included in the Pentagon City Phased Development Site Plan (1976). 

Intent and Structure of the Document: The Plan is intended to provide guidance for future 
development within the study area through a series of Planning Principles, foundational exhibits 
depicting the relationship between public realm improvements and private redevelopment, and 
guidelines to inform the character and massing of new buildings.  Although there is a degree of 
specificity in the Plan regarding building heights and other important elements, flexibility is 
intentionally incorporated to allow for creative approaches to achieve phased in-fill development, 
increasing open space opportunities, and ensuring the longevity of the Plan as new techniques 
and strategies emerge and can better respond to issues of equity, biophilia, multi-modal 
transportation, and sustainability. 
 
The document is divided into the following sections: 
 

Executive Summary: This section provides a succinct outline of the study purpose and 
process, structure of the Plan, and overall strategy for considering future growth in 
Pentagon City.  It is intended to offer the reader a quick synopsis of the entire Plan in 
instances where it may not be feasible or timely to read the document in its entirety. 
 
Pentagon City Vision: This section begins with the impetus for initiating the study and 
the important goals addressed through the planning effort.  Existing conditions, 
challenges, and opportunities are also addressed, including Amazon’s decision to locate 
its east coast headquarters in this neighborhood and the subsequent Livability 22202 
effort that was initiated and led by the community.  Finally, the updated vision statement 
and six supporting planning principles are identified, along with respective supporting 
elements and performance metrics.  Throughout this section, illustrative exhibits aim to 
depict potential outcomes in key segments of the study area to inspire a spectrum of 
future opportunities. 
 
Planning Analysis: This section captures the nature and methodology of the planning 
process which led to the recommendations found in the Plan.  Among many aspects of 
the analysis undertaken in this study, several key topics are emphasized in this section: 

 The role of equity in prioritizing key community benefits and highlighting the 
need for ongoing monitoring of future development and County policies in 
this area;   

 The balanced approach between certainty and flexibility in a Sector Plan; 
 The necessary evolution of the transportation network to accommodate future 

growth, as well as the role new development would play in this strategy; 
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 Economic feasibility as a critical tool to inform conditions under which 
redevelopment could occur on several unique sites within the study area; and 

 Prior work completed by the Livability 22202, and the County’s Public Spaces 
Master Plan efforts to prioritize public space improvements (public and private) 
needed for Pentagon City to thrive.    

Development Framework: This section contains the four essential elements of the Plan to 
specifically guide future redevelopment: land use, transportation, public space, and 
site/building form requirements.  While over-arching concepts are depicted for the entire 
study area, specific guidance is outlined for each property to assist with future public 
review of site plan proposals.  Collectively, the redevelopment of sites within the study 
area using this Plan could represent as much 10 million additional square feet of density, 
largely delivered through residential uses.  This section describes the strategy for 
achieving community improvements and/or benefits which, as recommended, would first 
prioritize public realm and infrastructure improvements that would be delivered 
concurrently with each individual site plan, and secondly, would allocate a portion of the 
value (i.e., after costs of entitlement, construction, and profit) of new density towards 
achieving sustainability goals and on-site affordable units.  Transportation Demand 
Management (TDM), multi-modal improvements, biophilic design, sustainability goals, 
open space opportunities, building height and massing are also addressed in this section. 
As noted throughout the Plan, specific design of streets may need to be finalized in the 
future, based on further County analysis and specific site conditions, which may vary and 
can be informed by the sequence of development activity as well as progress on the 
County’s capital projects. 
 
Implementation: Consistent with other Sector Plans, an implementation section identifies 
future action items considered necessary to implement the Plan or address unresolved 
issues that require an independent analysis beyond this study.  Over 20 different items 
have been identified, organized by land use, sustainability, transportation, and public 
space, along with their anticipated timing, lead County agency, and possible funding 
implications.  The immediate action steps involve the Plan adoption as well as the 
associated amendments to the General Land Use Plan, Master Transportation Plan, and 
Zoning Ordinance.   
 
Appendix: This final section includes supporting content which has been developed or 
previously presented as part of the planning study.  It provides flexible design guidelines 
for the “green ribbon” pedestrian pathways, economic feasibility analysis conducted for 
individual properties in the study area, hypothetical sequencing of future development 
captured in evolving illustrative plans, and the recommended amendments to the General 
Land Use Plan (GLUP) and Master Transportation Plan (MTP) maps.  
 

General Land Use Plan (GLUP) Amendments: The GLUP expresses the County’s vision for 
future development and provides guidance that reinforces and ensures that development patterns 
within the County are compatible in terms of uses and densities. The existing GLUP designations 
in Pentagon City reflect previous planning efforts originally conducted in the mid-1970s, and 
through subsequent amendments as that vision was incrementally achieved.  This is also 
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reflected in the existing GLUP Note #4 which references the Coordinated Development District 
established in February 1974.  The Pentagon City Sector Plan recommends land uses and 
building heights that exceed the existing GLUP designations on sites located within the planning 
study area, while recommending several new public open spaces that are currently not identified 
on the GLUP.  To implement the updated Pentagon City vision expressed in the Sector Plan, 
several amendments to the GLUP Map and Booklet are proposed and correspond to the changes 
shown in Attachments 4a, 4b, and 5.:
 

1. Expand the boundary associated with GLUP Note #4 to incorporate the RiverHouse 
property located west of South Joyce Street (consistent with the study area boundary) to 
guide the site’s development in coordination with other sites and to enable access to new 
zoning regulations which will be used to implement the Plan;

2. Update GLUP Note #4 from referencing the “Coordinated Development District” on 
2/9/74 to reflect the new “Coordinated Redevelopment District” on 2/12/2022;

3. Change the land use designations for existing Pentagon City PDSP sites:
a. from a combination of “High-Medium” Residential/“Medium” Office-Apartment-

Hotel to “High” Office-Apartment-Hotel for sites south of Army Navy Drive, 
north of 15th Street South, and between South Joyce Street and South Eads Street. 

b. from “Medium” Residential to “High-Medium” Residential for the Claridge 
House and Regency Care properties located along the western side of South Fern 
Street between 15th Street South and 18th Street South; 

4. Change the land use designations on the RiverHouse property:  
a. From “Medium” Residential to “High-Medium” Residential for portions of the 

property located south of 15th Street South. 
b. From “Medium” Residential to “High” Residential for the remaining portions of 

the property located north of 15th Street South;
5. Add new open space symbols (triangles) to indicate general location of future public 

open spaces to be achieved through redevelopment;

6. Amend the GLUP Booklet to include new text describing the PCCRD, its goals and 
vision; and  

7. Amend the Public Facilities Map of the GLUP to identify a new planned school facility at 
the PenPlace site. 

The establishment of the Pentagon City Coordinated Redevelopment District on the GLUP is an 
important tool to help implement the vision. Associated zoning regulations, which are outlined 
later in this report, provide additional provisions that would apply within this district to facilitate 
new development as envisioned in the Pentagon City Sector Plan. The RiverHouse property was 
originally excluded from the Pentagon City Phased Development Site Plan (PDSP) but was 
studied as part of the Pentagon City Planning Study process. To coordinate the redevelopment 
of the RiverHouse site, consistent with the Plan, it is proposed that the GLUP be amended 
to incorporate this site into the PCCRD. In addition, the Plan calls for several new public open 
spaces to be designed and developed in conjunction with redevelopment.  Adding open space 
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symbols in the corresponding areas on the GLUP conveys land use policy for new public space 
and ensures that future development following the Pentagon City Sector Plan and its incentive-
based development approach incorporates these important features. The proposed GLUP Booklet 
text amendments provide further information about the goals and vision of this new planning 
area.  A new facility housing the Arlington Community High School is being planned as part of 
the Amazon east coast headquarters development proposed for the PenPlace site.  Adding this 
planned facility to the Public Facility Map will reinforce the vision for the planned high school in 
this area of the County within the Arlington County Comprehensive Plan.  
 
Master Transportation Plan (MTP) Amendments: The MTP promotes effective travel and 
accessibility for the County’s residents, workers and visitors; provides a policy framework to 
guide the development of projects and programs; advances the County’s goals and objectives; 
and helps direct infrastructure investment. The proposed amendments will ensure consistency 
between the MTP and the Pentagon City Sector Plan regarding the future transportation 
infrastructure and conditions envisioned in the area. The proposed amendments to the MTP Map, 
which are shown on Attachment 7, include the following: 
 

1. Expand the designation of “Areas Planned for New Streets” further west and south to 
fully capture the Pentagon City Sector Plan study area, and 

 
2. Reclassify an existing segment of 12th Street South from a Neighborhood Commercial 

Street to Type A Arterial Street, between South Eads Street and South Hayes Street. 
 

The Master Transportation Plan (MTP) Map currently includes crosshatch markings 
indicating portions of Pentagon City as an “Area Planned for New Streets.” Staff proposes to 
amend the MTP Map to expand the crosshatch markings to more closely align with the vision set 
forth in the Pentagon City Sector Plan where future multi-modal connectivity is anticipated with 
key redevelopment opportunities.  The specific nature of those future connections will be 
determined at the time of the site plan review to verify which modes of travel will need to be 
accommodated.  Among these new public access ways, the Plan also establishes a vision for 
achieving a new network of pedestrian pathways (Green Ribbons) that span multiple private 
properties and strategically connect residents to various open space amenities within Pentagon 
City.  Their general location is clearly identified in the Plan, which also provides a menu of 
design considerations that should be attributed to their typical cross-section.  

Additionally, the existing MTP classification of the segment of 12th Street South between South 
Eads Street and South Hayes Street does not conform to the current vision for this roadway. 
Given its heightened priority to accommodate various modes of travel, including the expanded 
Transitway service from Crystal City, staff recommends amending the MTP to classify this 
segment as a Type A Arterial Street.  While not explicitly captured in the MTP amendment, 
the Sector Plan also identifies a critical community benefit on the RiverHouse property which 
involves a one-acre expansion of the Virginia Highlands Park to be made possible through a 
relocation of a segment of South Joyce Street between 15th and 16th Streets.  The final alignment 
of that roadway will be confirmed at the time of site plan redevelopment of the RiverHouse 
property and therefore is not depicted in the proposed MTP amendment.    
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Zoning Ordinance Amendments: The Arlington County Zoning Ordinance regulates 
development for all properties (except those owned by the State or Federal Government) within 
the County. In Pentagon City, the C-O-2.5 zoning district was identified in the 1970s as the 
appropriate zoning district to guide redevelopment called for under the Pentagon City PDSP and 
since that time, development within the overall PDSP has generally corresponded with the 
density and other district regulations.  The adjacent RiverHouse site which also comprises the 
planning study area is zoned RA6-15. Staff’s approach to enabling the use of the Pentagon City 
Sector Plan considered the likely possibility that some sites may continue to successfully operate 
existing assets, with perhaps periodic modifications, such as interior renovations, façade 
improvements, sign upgrades, and minor additions, to reflect new market conditions. While all 
sites within the Plan study area have nearly reached the limits of their existing zoning district or 
PDSP allocation(s), those sites that have not should be able to achieve utilization of that residual 
development without triggering the expectation for achievement of the Plan goals. Sites that do 
seek to redevelop in accordance with the recommendations of the Plan, thus surpassing any 
density levels allowed under existing zoning district regulations or existing adopted PDSP 
allocations for any respective site, will be expected to achieve the amount of proposed additional 
density permitted by this Plan by providing the community benefits expressed by the Plan.  As 
proposed, Special Planning Area Regulations (§9) of the Zoning Ordinance would also include 
clear references to the Pentagon City Sector Plan and identify criteria under which major 
redevelopment applications may be considered by the County Board.   
 
As a result, the following changes to the Zoning Ordinance are proposed in order to facilitate the 
vision of the Pentagon City Sector Plan while allowing existing amenities to continue operating 
in a conforming manner [See Attachment 9]: 
 

1. RA6-15 Multi-family Dwelling District: Add a provision establishing site eligibility 
within the area designated as the Pentagon City Coordinated Redevelopment District on 
the General Land Use Plan by introducing a reference to new provisions in Article 9;  

2. C-O-2.5 Mixed Use District: Add a provision establishing site eligibility within the area 
designated as the Pentagon City Coordinated Redevelopment District on the General 
Land Use Plan by introducing a reference to new provisions in Article 9;  

3. Special Planning Area Regulations: Introduce new provisions under the Pentagon City 
Coordinated Redevelopment District in order to allow, subject to site plan approval, for 
developments that provide important community benefits identified in the Pentagon City 
Sector Plan. 

Once adopted, the proposed zoning amendments would ensure that any redevelopment proposal 
that seeks to exceed either the specified density limits of their zoning district, in the case of 
RiverHouse, or their PDSP allocations, for all other properties within the Plan study area, will be 
expected to redevelop, and achieve density, in a manner consistent with the recommendations of 
the Plan. Whereas the Plan prioritizes the delivery of public improvements specifically identified 
for each site, the residual value of additional density to be realized should be provided by way 
of achieving sustainability goals and on-site committed affordable housing units in conformance 
with the recommendations of the Plan or through other community serving or Comprehensive 
Plan objectives identified during the site plan review.  
 



Adoption of the 
Pentagon City Sector Plan, GLUP, MTP,
and Zoning Ordinance Amendments - 11 -

PUBLIC ENGAGEMENT: Beginning in September 2020, staff and their consultant team 
worked closely with the Pentagon City Planning Study Focus Group which involved 
representatives from the Crystal City, Aurora Highlands, and Arlington Ridge Civic 
Associations, the Crystal City Citizen’s Review Council (CCCRC), Livability 22202, National 
Landing Business Improvement District (BID), Pentagon City renter community, Condo Owners 
and Renters Coalition, Planning Commission, Transportation Commission, Parks and Recreation 
Commission, and major property owners within the study area.  Over a period of 12 months, the 
Focus Group met monthly to discuss a broad range of topics including feedback and concerns 
from their respective stakeholder groups and engage in thoughtful discussions which informed 
the development of the Draft Plan.  In early 2021, a separate group was also formed to prioritize 
the topic of biophilia in this study with representation from Livability 22202, Parks and 
Recreation Commission, Planning Commission, and Forestry and Natural Resources 
Commission.  Over the course of three months, this subcommittee provided helpful insight into 
all aspects of biophilia, engaged with representatives of the Biophilic Cities Network, and held a 
walking tour of the study area in early June.  Staff also utilized virtual office hours to provide 
additional opportunities to review new content and identify key questions and challenges.  
Collectively, these efforts proved successful in obtaining broader input on preliminary 
development concepts that informed discussions of new ideas, opportunities, and trade-offs. 
 
The planning effort involved a formal Community Kick-off meeting in September 2020 and five 
additional public workshops between fall 2020 and spring 2021 where formal presentations were 
followed by break-out group discussions.  While these public engagements occurred virtually, 
they were well attended and yielded significant feedback from the broader community. A virtual 
public open house also took place in mid-October 2021 to help orient the community to the many 
aspects of the Updated Draft Plan while obtaining broader reactions from those who may not 
have been as familiar with the planning study.  Following the open house, a three-week online 
engagement session offered additional opportunity to collect community feedback on the Draft 
Plan.  As initial drafts of the Sector Plan became available, staff continued its outreach 
throughout the fall by briefing multiple County Committees, Commissions, and local Civic 
Associations  to raise awareness and solicit further feedback on draft materials. Prior to County 
Board consideration of the Sector Plan and its associated implementation actions, staff has also 
scheduled a listening session on February 7th to facilitate an opportunity for stakeholders to share 
any additional comments beyond those previously submitted.     

Community Input on the November 2021 Draft Plan: In the period leading up to and 
following the December 11, 2021 Request to Advertise hearing by the County Board, staff 
received  comments and requests for more information from various stakeholders regarding the 
Draft Sector Plan. The following discussion summarizes key substantive comments received 
during that time, staff responses, and indicates the changes made to the Plan document, if 
necessary.  A complete list of comments, responses, and changes to the Plan that have occurred 
since the advertisement can be found in Attachment 10, which may be amended further subject 
to additional feedback provided through public hearings scheduled for late January and early 
February 2022.     
 
Amend bike network (map) recommendations, specifically along 15th Street South: Staff received 
this feedback from a number of stakeholders, including members of the Transportation and 
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Planning Commission.  The Plan reflects a prioritization of the 15th Street corridor to safely and 
conveniently accommodate bicycle traffic given its relationship between Pentagon City and 
Crystal City and the many destinations that can be found along its route.  This was partially 
informed by the long-established prioritization of the transitway expansion along the 12th Street 
corridor located further north within the study area. Upon further analysis, additional adjustments 
have been incorporated into the segment of 15th Street South including: 

 South Eads Street to South Elm Street: Updated to show separated bikeway (existing or 
underway) based on technical corrections identified by staff. 

 South Fern Street to South Elm Street: Updated to show separated bikeway (potential).  
Redevelopment is not planned in this block, however, street use allocations will be 
reevaluated and will inform possible future changes. 

 South Hayes Street to South Fern Street: Updated to show separated bikeway (potential). 
Redevelopment and reevaluation of the street use allocations will inform possible future 
changes.  

Given that further study will be needed to confirm the specific design and timing for any 
improvements, some of which may be dependent on nearby redevelopment and therefore may 
not soon be realized, staff will continue to rely on labeling some segments as “existing or 
underway” while other segments will be labeled as “potential” until further evaluation occurs.   
 
Elaborate on key aspects of the affordable housing requirements: Several study area property 
owners requested further clarity regarding the implementation of the on-site affordable housing 
requirements under various scenarios.  The revised Sector Plan includes additional information 
clarifying how the minimum requirements would be applied for both rental and condominium 
projects, while also establishing criteria under which this requirement could be satisfied within 
existing housing stock (where only infill development is contemplated).  The Plan’s preferred 
approach continues to prioritize newly constructed units as the primary means to fulfilling the 
minimum affordable housing requirements.
 
Enhance the quantity and character of public spaces: Several stakeholders continue to express 
concern regarding the overall quantity of open space called for in the Plan and its relationship to 
the anticipated level of growth for Pentagon City.  The basis for much of this feedback is 
predicated on a limited and narrow definition of public space.  Through this constrained 
definition which would exclude all publicly accessible Green Ribbon pedestrian pathways, 
private courtyards and landscaped areas, or new parks/plazas which previously may have 
included some level of vegetation, the Plan’s open space opportunities may appear 
disproportional to the associated increased densities identified within the study area.  Staff has 
previously clarified that the Sector Plan relies on a definition of public space that is consistent 
with the Public Spaces Master Plan and which is utilized to identify an extensive goal for 
achieving publicly accessible open spaces that are well distributed throughout the study 
area.  These spaces would remain privately-owned but nonetheless amplify the supply of space 
available to the public through public access easements for casual use, biophilic benefits, 
informal gathering, and special events beyond the existing supply of publicly-owned parks or 
other open spaces.   
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During this process, there has been consistent dialogue with some stakeholders regarding the true 
value of these spaces to the community, future use and design, and how spaces may be used or 
designed differently from how the community experiences them under existing conditions.  This 
particularly applies to privately-owned landscaped areas which the Plan identifies as future parks 
or plazas that must be designed and constructed at the time of private redevelopment, and 
ultimately offer a public access easement to ensure the broader 22202 community can freely 
utilize them.  The Sector Plan has consistently identified approximately 3 linear miles of the 
Green Ribbon pedestrian pathways along with an additional 5 acres of public parks and 
plazas.  The ultimate design and character of these spaces would be finalized through respective 
park master planning processes scheduled concurrently with their associated site plan reviews. 
 
Reinforce the need to expand community facilities: Multiple stakeholder groups continue to 
express frustration that the Draft Sector Plan does not adequately address community facilities in 
Pentagon City.  Considering the size of the Aurora Hills Community Center and Library, the 
revised Sector Plan has elaborated on this subject by reinforcing the need to expand these 
facilities as Pentagon City’s population continues to grow.  To further respond to this growing 
need, the Sector Plan explicitly lists these two uses as elements which could qualify as 
community benefits helping achieve Plan goals should a willing partner and site be identified for 
relocation of the facilities.  In the event such efforts prove unsuccessful during the evaluation 
of near-term developments, the Sector Plan recommends these two uses be strategically 
incorporated into the Virginia Highlands Park master planning effort, along with close 
coordination with APS to ensure the expanded park can also accommodate a new 
(neighborhood) elementary school unless a more optimal school site can be identified.  The 
above guidance has been added to the Development Framework of the Sector Plan as well as its 
Implementation Matrix.      
 
Introduce guidance for long-term monitoring of the Plan’s implementation: Several stakeholders 
expressed concern that beyond near-term development opportunities, the intent and vision of the 
Sector Plan would become difficult to interpret as more time passed following its adoption.  In 
response, the revised Sector Plan will now require larger sites such as RiverHouse, Fashion 
Centre, and Westpost (formerly Pentagon Row) to rely on a Phased Development Site Plan 
(PDSP) for community benefits as they consider incremental changes.  This instrument will 
establish an effective tracking mechanism for those sites which will require multiple phases of 
development to fully and consistently implement the vision of the Plan.  The PDSP for 
community benefits will become critical to evaluating progress with each phase and over time as 
various staff, community members, and Commissioners become involved in the associated 
review processes.      
 
Justify the level of change prescribed for the RiverHouse property: A number of community 
members have expressed concerns related to the scale of change identified in the Sector 
Plan within the 36-acre RiverHouse property. Many of those individuals own property adjacent 
to this site and believe additional development would have negative impacts on the surrounding 
neighborhood including reduced views from those living within higher elevations to the west, 
and reduced public safety and increased congestion in the area.  In past discussions on this topic, 
staff acknowledged that change on the RiverHouse property may prove challenging for some 
to fully consider given the property has remained largely unchanged for decades and many have 
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grown accustomed to traversing its existing conditions.  However, earlier guidance from the 
County Board and the Planning Commission specifically directed staff to study this property 
within the broader planning effort and to ensure any future redevelopment would align with 
broader Pentagon City goals and objectives in a coordinated manner.   
 
Rationale for including the RiverHouse property within the Sector Plan is also based on the 
following key elements worth noting in this discussion:  

 The RiverHouse property is located only a block away from the Pentagon City 
Metro station entrance and many stakeholders believe its surface parking lots do not 
represent the best use of that land considering its location within a transit-rich 
environment such as Pentagon City.  If the Plan is to successfully implement its 
recommended multi-modal improvements along the entire South Joyce Street corridor, 
collaboration with a single property owner along the entire western edge of that roadway 
will become critical to this effort, much of which will rely on incremental redevelopment 
opportunities.     

 As the owner of the RiverHouse property considers potential change in the future, the 
Sector Plan helps to ensure significant community benefits would be delivered through 
redevelopment.  This includes approximately 1 linear mile of the proposed 3-mile Green 
Ribbon network within the RiverHouse property.  It’s alignment and design would 
significantly improve everyone’s ability to conveniently traverse this large property in all 
directions, ensuring a safer and enjoyable connection to the Pentagon City Metro station, 
Virginia Highlands Park, and other nearby destinations.  Through redevelopment, the site 
would also deliver 2.5 acres of public parks or plazas which would remain privately 
owned with a public access easement.  Most notably, however, staff continues to 
highlight the strategic 1-acre expansion of the Virginia Highlands Park (VHP) along the 
southern end of the RiverHouse property, converting the space to County-owned through 
a fee dedication.  This expansion will become essential in the subsequent park master 
planning effort for this centrally located community resource.   

Additional language has been incorporated to the Sector Plan to more explicitly signal the 
previous intention and priority to preserve significant levels of existing tree canopy found on the 
western and southern portions of the RiverHouse property.  Combined with earlier exhibits, 
staff believes the Sector Plan focuses much of the redevelopment potential on this site within 
areas currently improved with surface parking.  Within these areas, many of which 
involve lower building height restrictions to address the proximity to adjacent properties and 
existing topography, the Sector Plan also presents robust on-site vegetation and tree canopy 
requirements that will further the overall goal of incorporating nature throughout Pentagon 
City.  This will improve a number of areas where portions of that site are currently improved 
with impervious paving to accommodate surface parking.   

The RiverHouse property has also been previously identified as an appropriate location to 
accommodate additional housing, as it improves the area’s broader housing supply.  Its ability, 
per the Plan, to deliver a mixture of market rate and Committed Affordable Units (CAFs), as 
well as modest amounts of townhomes along its southern end, further reinforces the benefits 
future RiverHouse redevelopment could play in furthering the goals identified for Pentagon City.  
Staff was asked to estimate how much affordable housing could potentially be achieved through 
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the envisioned density called for on the RiverHouse property.  Upon calculating the maximum 
density permitted in the Plan and considering the specific additional density thresholds expressed 
for this property, the Plan could facilitate as many as 3,750 additional units, of which, a total of 
280 could represent Committed Affordable Units (CAFs).  This would represent the full build-
out scenario for RiverHouse which would likely occur through multiple phases of development, 
spanning a substantial amount of time.  The above figures were also developed under the 
assumption the affordable units would be located solely within the newly constructed 
buildings.   
 
Introduce references to National Landing: The Crystal City, Pentagon City, and Potomac Yard at 
National Landing Business Improvement District (NLBID), as well as the Planning Commission, 
requested that the Sector Plan reference and integrate the name National Landing in its vision 
statement and other sections of the Plan to identify the broader area in which Pentagon City is 
located.  Staff considered this request, along with other suggestions to refine the vision statement 
in the context of other Arlington County area and sector plan documents.  The revised Sector 
Plan continues to rely on a succinct, two sentence vision statement, which now also reinforces 
the multi-modal prioritization in that area’s transportation network.  Rather than introducing 
“National Landing” into the vision statement, staff has added a new page within the Vision 
section of the Plan introducing the National Landing area and depicting its relationship to other 
established neighborhoods.  Initial pages of the Sector Plan establish the background and origins 
of the planning study, Amazon’s arrival to the area, and Livability 22202 efforts that preceded 
the current planning effort.  It is in this section of the Sector Plan where the NLBID and the 
broader National Landing area are clearly recognized to establish proper context and 
awareness.      
 
Clarify tree canopy minimums to ensure accurate interpretation: Multiple stakeholders 
were seeking greater clarification on the minimum tree canopy and vegetation guidelines 
prescribed in the Plan for all future development.  Additionally, some stakeholders signaled 
the guidelines were either not aggressive enough or, in other instances, would prove infeasible 
for many of the potential redevelopment opportunities.  Staff considered this issue carefully and 
after further consultation with advisory Commissions, County’s urban forester, and other 
landscape professionals, several adjustments were implemented in the revised Sector Plan.  The 
nature of these changes, however, was solely focused on clarifying and confirming the 
previous recommendations that staff considers necessary to ultimately increase Pentagon 
City’s existing low tree canopy coverage.  Staff has revised key narratives and exhibits within 
the Sector Plan’s development framework to further clarify previous expectations for this tree 
canopy recommendation within the study area.   
 

Advisory Commission Review Prior to Advertisement of the Plan: Staff met with the Long 
Range Planning Committee of the Planning Commission (LRPC) on two occasions, first on 
September 22, 2021, and again on October 18, 2021, as part of a joint meeting with the Zoning 
Committee of the Planning Commission (ZOCO) to receive additional input on the planning 
process, the Draft Plan document, and its associated GLUP, MTP, and Zoning Ordinance 
amendments.  Between September and November of 2021, the Draft Plan was also reviewed by 
several advisory Commissions and Committees, including the Pedestrian Advisory Committee, 
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Bicycle Advisory Committee, Parks and Recreation Commission, Transportation Commission, 
Climate Change, Energy and Environment Commission, and Forestry and Natural Resources 
Commission.  Prior to the County Board’s consideration of the Request to Advertise, the 
Planning Commission and Housing Commission also received briefings in order to solicit 
input on the Draft Sector Plan and its implementation actions. A complete summary of the major 
comments that have been received in this phase of the community review process, as well as 
staff/consultant responses, can be found in Attachment 7 of the December 2021 staff report.  
 
Advisory Commission Review After Advertisement of the Plan: Subsequent to the advertisement 
of the draft Plan, staff met with several advisory commissions again to solicit final input prior to 
County Board review. Below is a general summary of the major comments that were received at 
the meetings that have occurred since the advertisement of the Plan.  
 
Park and Recreation Commission: Staff presented this information to the Park and Recreation 
Commission on January 18, 2022; however, no formal action was taken. In its written comments 
to the County Board, the Park and Recreation Commission stressed the need for aggressive tree 
canopy standards and consistent need to emphasize biophilia in subsequent reviews of future site 
plan applications in Pentagon City.  Several clarifying questions were addressed by staff 
regarding proper interpretation of certain site standards and the general purpose of Sector Plan 
documents serve in the broader context of other planning initiatives involving public spaces and 
site plan review. Staff was also asked to monitor any future changes to the Pentagon Centre 
Phased Development Site Plan (PDSP) to ensure potential amendments to that document would 
result in a cohesive set of standards that align with those found in the Sector Plan whose 
boundaries surround this central block. 

Transportation Commission:  On January 27, 2022, the Transportation Commission voted 8-0 in 
unanimous support to recommend adoption of the Pentagon City Sector Plan and its associated 
General Land Use Plan, Master Transportation Plan, and Arlington County Zoning Ordinance 
amendments.  Transportation Commissioners also voted 8-0 in support of a motion to expand the 
separated bikeway designation on the Future Bike Network Map along the entirety of the 
realigned segment of S. Joyce Street, as proposed on the southern end of the RiverHouse 
property.  Staff plans to introduce this revision into its matrix of final amendments to the Sector 
Plan that will be the subject of a supplemental staff report. The discussion also focused on future 
streetscape conditions and the level of detail prescribed for these zones within the Sector Plan.  
Staff confirmed that specific cross-sections will be further reviewed at the time of site plan 
submission to determine their most appropriate dimensions.  Proposed parking ratios were also 
compared to recently approved projects in Crystal City and Pentagon City to provide further 
context of the Sector Plan’s goal of minimizing the parking supply for future redevelopment.  
Staff also clarified the purpose of the 12th Street corridor and the associated challenges of 
achieving bicycle facilities rather than accommodating on-street parking in this area.  The 
redesigned 12th Street includes only one general purpose travel lane with dedicated bus lanes to 
facilitate the transitway service.  In this condition, on-street parking becomes necessary to avoid 
other conflicts arising from pick-up and drop-off movements.  As a result, separated bikeways, 
which are frequently requested along 12th Street, are considered incompatible with the transitway 
operations as they would impact on-time arrivals and lead to disruptions of the bus prioritization 

https://arlington.granicus.com/MetaViewer.php?view_id=2&clip_id=4002&meta_id=207087
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along this corridor.  Staff considers the nearby Army Navy Drive cycle track as a more 
appropriate alternative for continuous bicycle connections.  

Planning Commission: Staff presented this information to the Planning Commission on February 
2, 2022.  The Commission voted unanimously (10-0) in support of recommending adoption of 
the Sector Plan and its associated implementation actions, following a discussion of key 
questions prepared by Commissioner Lantelme and former Commissioner Siegel who 
represented the Commission throughout the planning study.  There were a number of 
comparisons to the original vision for Pentagon City, established in the 1970s, as Commissioners 
contemplated what the legacy may be of this current Plan as it is ultimately implemented.  There 
was also a discussion of how the equity goals described in the Plan may be achieved in practice, 
particularly during future Site Plan Review Committee meetings, and how site plan applications 
could respond to this Planning Principle and its supporting elements.  One Commissioner noted 
the Plan’s implementation matrix, as it reflects sustainability, should more closely match 
language found in the Plan’s Development Framework for consistency.  Staff will evaluate this 
further and plans to introduce additional language into its matrix of final amendments to the 
Sector Plan that will be the subject of a supplemental staff report.   

In addition to the main motion noted above, the Planning Commission also voted unanimously to 
recommend that staff denote the need for a low stress bike connection along the realigned 
segment of S. Joyce Street as it would exist within the existing RiverHouse property.  This 
motion mirrors a similar recommendation by the Transportation Commission which staff has 
already agreed to incorporate into the Sector Plan.  The Planning Commission also voted 
unanimously to recommend the County Board direct staff, when developing methods for 
measuring equity, to rely on a rigorous study using scientific survey methodologies, and or the 
contribution of an anthropologist or sociologist, to ensure that the County is gaining the true 
lived experience and point of view of a “diverse range of people and cultural practices,” and with 
contributions from the County’s Chief Equity Officer. 

Housing Commission: On February 3, 2022, the Housing Commission voted unanimously (11-0) 
to recommend adoption of the Sector Plan. Staff helped clarify distinctions between the Pentagon 
City and Columbia Pike real estate markets as well as the unique zoning tools utilized in each 
area to regulate development, as key factors impacting how affordable housing units are pursued 
in each corridor.  Staff also corrected a number of statements that were offered during public 
testimony, at the request of the Commission, and explained the unique way in which the Claridge 
House and Regency Care properties along S. Fern Street are represented within the Sector Plan 
that differs from other parts of the study area.  One Commissioner suggested the Plan’s 
affordable requirements should also reference a preference for Type A accessible units, 
consistent with the goals of the Affordable Housing Master Plan.  Staff plans to introduce this 
language into its matrix of final amendments to the Sector Plan that will be the subject of a 
supplemental staff report.  

FISCAL IMPACT: It is anticipated that community benefit contributions associated with 
private redevelopment in the study area will meet design and construction costs associated with 
sustainability, on-site affordable housing commitments, and infrastructure improvements located 
on private property, including new open spaces and pedestrian pathways.  Subsequent County 
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efforts to plan, design, and improve key public facilities will require Capital Improvement 
Program (CIP) funding, including Plan recommendations related to the Virginia Highlands 
Park and its community center and library, elementary school siting process, further 
transportation analysis, and necessary pedestrian improvements within the public right-of-
way.  The proposed General Land Use Plan, Master Transportation Plan, and Zoning Ordinance 
amendments will not have any direct fiscal impacts. 

CONCLUSION: The Pentagon City Sector Plan, which has been revised to address feedback 
provided in response to the previous draft version, includes guidance for future development in 
the area through a set of planning principles, a coordinated development framework, and a series 
of Concept Plan exhibits.  Collectively, these elements, combined with an updated vision 
statement and supplemental content found in the Plan’s appendix are responsive to the 
community process and County Board guidance to undertake a coordinated planning study of the 
area.  The proposed General Land Use Plan (GLUP), Master Transportation Plan (MTP), and 
Zoning Ordinance amendments are consistent with the recommendations found in the Pentagon 
City Sector Plan and will help implement the vision expressed therein.  Therefore, it is 
recommended that the County Board adopt the Pentagon City Sector Plan.  It is further 
recommended that the County Board adopt the proposed General Land Use Plan, Master 
Transportation Plan, and Zoning Ordinance amendments.  
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Attachment 1 
 

RESOLUTION TO ADOPT THE PENTAGON CITY SECTOR PLAN 
 

WHEREAS, the County Board of Arlington County has been presented with a 
proposed Pentagon City Sector Plan (“the Plan”) to serve as the long-range planning guide for 
the redevelopment of multiple parcels generally located between Army Navy Drive, South Eads 
Street, 18th Street South, and South Lynn Street; and  

WHEREAS, in July 2020, a planning process was initiated to develop a new vision and 
other recommendations to be implemented for the study area; and  

WHEREAS, the fulfillment of the proposed Plan will help transform this area 
of Pentagon City to a more walkable, vibrant mixed-use area that includes an enhanced 
public space network, private redevelopment, and increased affordable housing; and  

WHEREAS, the County Manager has recommended adoption of the Pentagon City 
Sector Plan; and  

WHEREAS, the Park and Recreation Commission has reviewed the Pentagon City 
Sector Plan; and  

WHEREAS, the Transportation Commission has recommended adoption of the Pentagon 
City Sector Plan; and  

WHEREAS, the Housing Commission has recommended adoption of the Pentagon City 
Sector Plan; and  

WHEREAS, the Planning Commission has recommended adoption of the Pentagon City 
Sector Plan; and  

WHEREAS, the County Board of Arlington held a duly advertised public hearing on 
the Pentagon City Sector Plan on February 12, 2022.  

NOW, THEREFORE, be it resolved that, based on the aforementioned considerations, 
deliberations, and all public comments, the County Board of Arlington finds that the 
proposed Pentagon City Sector Plan, dated January 2022, set forth in Attachment 2 should be, 
and is hereby, adopted. 
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Attachment 2 
Pentagon City Sector Plan 
 
See separate document at Online Link.  

https://www.arlingtonva.us/files/sharedassets/public/projects/documents/pentagon-city-planning-study/220126_pentagoncitysectorplan_hi-res.pdf
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Attachment 3: GP-353-22-1 
 

RESOLUTION TO ADOPT AMENDMENTS TO THE GENERAL LAND USE PLAN 
(GLUP) MAP AND GLUP BOOKLET 

 
WHEREAS, the County Board of Arlington County has been presented with proposed 

General Land Use Plan (“GLUP”) Map and Booklet, which are part of the County’s 
Comprehensive Plan, to:   

1. Update GLUP Note 4 and amend the boundary of the proposed Coordinated 
Redevelopment District to add the RiverHouse site bounded by South Joyce Street to the 
east, Army Navy Drive to the north, South Lynn Street to the west, and the southernmost 
property boundary located within the RA6-15 zoning district; 

2. Change land use designations for sites governed by the Pentagon City Phased 
Development Site Plan north of 15th Street South from ¾ “High-Medium” Residential 
and ¼ “Medium” Office-Apartment-Hotel to “High” Office-Apartment-Hotel; 

3. Change land use designations for sites governed by the Pentagon City Phased 
Development Site Plan south of 15th Street South from “Medium” Residential to “High-
Medium” Residential along the western edge of South Fern Street; 

4. Change land use designations for the RiverHouse property from “Medium” Residential to 
a combination of “High-Medium” Residential and “High” Residential; 

5. Incorporate eight open space symbols (triangles) within the proposed amended district 
boundary to establish that future public open spaces are envisioned in these general 
locations;  

6. Add a new planned public school facility to the Public Facilities Map; and 
7. Amend the GLUP Booklet to include new text describing the Pentagon City Sector Plan, 

its goals and vision. 
WHEREAS, the County Manager has recommended that the proposed amendments be 

adopted; and  
WHEREAS, the Planning Commission recommends adoption of the proposed GLUP 

amendments; and  
WHEREAS, the County Board of Arlington County has considered the foregoing 

recommendations and the purposes of the GLUP and the Comprehensive Plan as set forth in 
these documents, the Arlington County Zoning Ordinance, and the Code of Virginia; and  

WHEREAS, the County Board of Arlington held a duly advertised public hearing on the 
Pentagon City Sector Plan on February 12, 2022.  

NOW, THEREFORE, be it resolved that, based on the aforementioned considerations, 
deliberations, and all public comments, the County Board of Arlington County hereby adopts the 
proposed amendments to the GLUP set forth in Attachments 4a, 4b, and 5. 
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Attachment 4a 
General Land Use Plan (GLUP) Map Amendments 

 

Notes:
1. This area was designated the “Crystal City 

Coordinated Redevelopment District” on 9/28/10, to 
permit heights and densities called for in the Crystal 
City Sector Plan where Sector Plan goals are otherwise 
generally met.

2. This area was designated a “Coordinated 
Redevelopment District” on 2/12/2022.
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Attachment 4b 
GLUP Public Facilities Map Amendment (Planned Community High School) 
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Attachment 5 
General Land Use Plan (GLUP) Booklet Amendments 

 
*** 

5.1.2 RICHMOND HIGHWAY METRO CORRIDOR 
*** 

5.1.2.1 Pentagon City 
Coordinated Redevelopment Development District/ Phased Development Site Plan  
The Pentagon City Tract, then a largely undeveloped area of 116 acres, was designated a 
"Coordinated Development District" by the County Board on February 9, 1974. The designation 
defined the development boundaries and ensured development in accordance with an overall 
plan. When adopted, the district left development options open pending completion of a 
multiyear planning study by the Pentagon City Policy Guidance Committee, a group of citizens 
and consultants that received support from the County Board and staff.  
 
A Phased Development Site Plan (PDSP) was adopted by the County Board in February 1976, 
and amended in December 1997 and July 2009, to provide for mixed-use development 
focused around the Pentagon City Metro Station. At the time, Tthis includes included over 1.5 
million square feet of office/commercial space; 1,600 hotel rooms; 5,450 dwelling units 
including a nursing and retirement home; open space; and regional shopping facilities.  
 
In July, 2008, the County Board adopted a PDSP for the Pentagon Centre parcel, the block 
bounded by South Hayes St.,15th St. South, South Fern St., and 12th St. South, that was 
excluded from the area designated as the Pentagon City “Coordinated Development District” in 
1974. The PDSP for the Pentagon Centre block provided for mixed-use development and 
includes an additional 776,982 square of feet office, approximately 327,070 square feet of retail, 
approximately 600 dwelling units, and approximately 250 hotel rooms immediately above the 
Pentagon City Metro Station. This program of development, site design and layout will result in 
a mix of uses at increased density, a street grid, open space and other amenities that will establish 
form and structure for the future redevelopment of the Pentagon City area’s most significant 
parcel of land. 
 
In February 2022, the County Board established the “Pentagon City Coordinated Redevelopment 
District” by expanding the boundaries of the previous (1974) district and updating the 
corresponding GLUP Note #4.  The purpose of this special district is to facilitate the 
implementation of the Pentagon City Sector Plan, also adopted in February 2022, which guides 
future redevelopment for areas previously governed by the Pentagon City PDSP as well as the 
adjacent RiverHouse property located west of South Joyce Street. 
 
The purpose of the Pentagon City Coordinated Redevelopment District is to encourage mixed-
use development of office, retail and service commercial, hotel and multi-family dwelling uses, 
totaling approximately 10 million additional square feet, by advancing the vision and planning 
principles of the Pentagon City Sector Plan, including: 

A. The creation of a dynamic downtown for Arlington and the region, and a neighborhood 
where everyone is welcome and able to live regardless of race, income, age, and 
immigration status; and 
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B. The redevelopment of Pentagon City that strengthens the entire 22202 community, 
diversifies housing options, and embraces biophilic design that makes nature a universal 
part of the everyday experience of the area. 

*** 
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Attachment 6 
 

 
RESOLUTION ADOPTING AMENDMENTS TO THE MASTER TRANSPORTATION 

PLAN (MTP) MAP 
 

WHEREAS, the County Board of Arlington County has been presented with proposed 
amendments to amend the MTP Map; a part of the County’s Comprehensive Plan, and  

WHEREAS, the proposed amendments to the MTP are shown on Attachment 7, entitled 
Recommended MTP Map Amendment, to the County Board report prepared for the 
February 12, 2022 County Board meeting; and  

WHEREAS, the County Manager has recommended that the proposed amendments be 
adopted by the County Board; and  

WHEREAS, the Transportation Commission recommends adoption of the proposed 
Master Transportation Plan amendments; and  

WHEREAS, the Planning Commission recommends adoption of the proposed Master 
Transportation Plan amendments; and  

WHEREAS, the County Board of Arlington County has considered the foregoing 
recommendations in light of the purposes of the Master Transportation Plan (MTP) and the 
Comprehensive Plan as set forth in these documents, the Arlington County Zoning Ordinance, 
and the Code of Virginia; and  

WHEREAS, the County Board of Arlington County held a duly advertised public hearing 
on the proposed amendments to the Master Transportation Plan on February 12, 2022.  

NOW, THEREFORE, be it resolved that, based on the aforementioned considerations, 
deliberations and all public comments, the County Board of Arlington County hereby adopts the 
proposed amendments to the MTP Map a set forth in Attachment 7. 

 
 
 
 
 
 
 
 



Adoption of the 
Pentagon City Sector Plan, GLUP, MTP,
and Zoning Ordinance Amendments - 27 -

Attachment 7 
Master Transportation Plan (MTP) Map 
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Attachment 8: ZOA-2022-01 
 
ORDINANCE TO AMEND, REENACT AND RECODIFY THE ARLINGTON COUNTY 
ZONING ORDINANCE AS FOLLOWS; (1) §6.5, RA6-15 MULTI-FAMILY DWELLING 
DISTRICT, IN ORDER TO ESTABLISH SITE ELIGIBILITY WITHIN THE AREA 
DESIGNATED AS THE PENTAGON CITY COORDINATED REDEVELOPMENT 
DISTRICT ON THE GENERAL LAND USE PLAN; (2) §7.12, C-O-2.5 MIXED USE 
DISTRICT, IN ORDER TO ESTABLISH SITE ELIGIBILITY WITHIN THE AREA 
DESIGNATED AS THE PENTAGON CITY COORDINATED REDEVELOPMENT 
DISTRICT ON THE GENERAL LAND USE PLAN; AND (3) §9, SPECIAL PLANNING 
AREA REGULATIONS, IN ORDER TO ALLOW, SUBJECT TO SITE PLAN APPROVAL, 
FOR REDEVELOPMENTS THAT PROVIDE IMPORTANT COMMUNITY BENEFITS 
IDENTIFIED IN THE PENTAGON CITY SECTOR PLAN AS SHOWN IN ATTACHMENT 
9; IN ORDER TO REDUCE OR PREVENT CONGESTION IN THE STREETS, FACILITATE 
THE CREATION OF A CONVENIENT, ATTRACTIVE AND HARMONIOUS 
COMMUNITY, ENCOURAGE ECONOMIC DEVELOPMENT, AND FOR OTHER 
REASONS REQUIRED BY THE PUBLIC NECESSITY, CONVENIENCE AND GENERAL 
WELFARE, AND GOOD ZONING PRACTICE. 
 
 

Be it ordained that the Arlington County Zoning Ordinance is hereby amended, reenacted 
and recodified as set forth below, §6.5, RA6-15 Multi-family Dwelling District, in order to 
establish site eligibility within the area designated as the Pentagon City Coordinated 
Redevelopment District on the General Land Use Plan; §7.12, C-O-2.5 Mixed Use District, in 
order to establish site eligibility within the area designated as the Pentagon City Coordinated 
Redevelopment District on the General Land Use Plan; and §9, Special Planning Area 
Regulations, in order to allow, subject to site plan approval, for redevelopments that provide 
important community benefits identified in the Pentagon City Sector Plan, all as shown in 
Attachment 9; in order to reduce or prevent congestion in the streets, facilitate the creation of a 
convenient, attractive and harmonious community, encourage economic development, and for 
other reasons required by the public necessity, convenience and general welfare, and good 
zoning practice.
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Attachment 9 
Proposed Zoning Ordinance Amendments 

In the proposed amendments below, text proposed to be added is shown with underline, and text 
proposed to be deleted is shown with strikethrough. 

1
2 §6.5.  RA6-15, Multiple-family Dwelling District  
3 *** 
4 §6.5.6. District use standards 
5 Use standards applicable to specific uses in the RA6-15 district include: 

6 A. Multiple-family 
7 By site plan approval, as specified in §15.5, the County Board may permit the inclusion of 
8 multiple-family units in site plans on abutting properties or on properties which would abut 
9 except for the existence of a public street.  

10 B. Elder Care Uses 
11 Under no circumstances shall the maximum height of an elder care use exceed 70 feet, 
12 exclusive of mechanical penthouses. 

13 §6.5.7. Site development standards 
14 The site development standards of Article 13 and Article 14 apply to all development, except as 
15 otherwise specified below.  
16  
17 §6.5.8. Pentagon City Coordinated Redevelopment District 
18 Properties in the area designated as the Pentagon City Coordinated Redevelopment District on 
19 the General Land Use Plan may be developed in accordance with the requirements of §9.6 
20
21 *** 
22
23 §7.12.  C-O-2.5, Mixed Use District  
24 *** 
25 §7.12.4. District use standards 
26 Use standards applicable to specific uses in the C-O-2.5 district include: 
27 A. Office, commercial uses including retail and service commercial uses, apartment or hotel 
28 uses 
29 By site plan approval, any building or group of buildings may have a mix of uses, but no 
30 part of any site shall be used more than once in calculating its permitted density or use.    

31 §7.12.5. Site development standards 
32 The site development standards of Article 13 and Article 14 apply to all development, except 
33 as otherwise specified below. include: 
34 A. Parking 
35 As specified and regulated in §14.3, except as provided above in an approved site plan. 
36  
37 §7.12.6. Pentagon City Coordinated Redevelopment District 
38 Properties in the area designated as the Pentagon City Coordinated Redevelopment District on 
39 the General Land Use Plan may be developed in accordance with the requirements of §9.6 
40
41 *** 
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42
43 §9.6.  Pentagon City Coordinated Redevelopment District  
44
45 §9.6.1.  Purpose 
46 The purpose of the Pentagon City Coordinated Redevelopment District is to encourage mixed-
47 use development of office, retail and service commercial, hotel and multi-family dwelling uses 
48 within the area designated as the Pentagon City Coordinated Redevelopment District on the 
49 General Land Use Plan.  The goal of this district is to advance the vision of the Pentagon City 
50 Plan, including: 

51 A. The creation of a dynamic downtown for Arlington and the region, and a neighborhood 
52 where everyone is welcome and able to live regardless of race, income, age, and 
53 immigration status; and 

54 B. The redevelopment of Pentagon City that strengthens the entire 22202 community, 
55 diversifies housing options, and embraces biophilic design that makes nature a universal 
56 part of the everyday experience of the area. 

57  
58 §9.6.2.  Applicability 
59 The provisions of this subsection shall apply to properties which meet all of the following 
60 requirements: 

61 A. The property is located in either the RA6-15 district or the C-O-2.5 district;  

62 B. The property is located entirely within the Pentagon City Coordinated Redevelopment 
63 District as specified on the General Land Use Plan; and 

64 C. The property is designated as one of the following land use designations on the General 
65 Land Use Plan: 

66 1. High Office-Apartment-Hotel,  

67 2. Medium Residential,  

68 3. High-Medium Residential, or 

69 4. High Residential.  
70  
71  

72 §9.6.3.  Conformance with the Pentagon City Plan 
73
74 A. Provision of increased height and density 
75 Subject to the approval of a site plan as specified in §15.5, the County Board may permit 
76 additional height and density above that provided in §6.5.5.C and §7.12.3.B where it finds as 
77 follows: 

78 1. The development project helps achieve the Planning Principles specified in the 
79 Pentagon City Sector Plan;  

80 2. The development project is consistent with other applicable policy guidance for the 
81 Pentagon City Coordinated Redevelopment District, such as providing certain features, 
82 design elements, services, or amenities identified in the Pentagon City Sector Plan; 
83 and 
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84 3. The development project adheres to the development framework identified in the 
85 Pentagon City Sector Plan, including without limitation: 

86 (a) land use and development, 
87 (b) transportation, 
88 (c) public spaces, and  
89 (d) site and building form. 
90  
91  
92 §9.6.4.  Maximum development threshold 

93 A.  Under no circumstances shall the County Board permit a density of more than 9.0 FAR for 
94 sites within the Pentagon City Coordinated Redevelopment District located in the C-O-2.5 
95 district.  

96 B.  Under no circumstances shall the County Board permit a density of more than 150 
97 dwelling units per acre for sites within the Pentagon City Coordinated Redevelopment 
98 District located in the RA6-15 district. 

99 C.   Under no circumstances shall the County Board permit a building height of more than 350 
100 feet, exclusive of mechanical penthouses and parapet walls, and except that non-
101 occupiable, exceptional architectural features may exceed the heights outlined in this 
102 §9.6.4.C

103
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Attachment 10 
Pentagon City Sector Plan Comment and Response Summary 
(Post-Request to Advertise – Since November 2021 Draft Plan publication) 
 

 
See separate document at Online Link.  
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.arlingtonva.us/files/sharedassets/public/projects/documents/pentagon-city-planning-study/jan2022_commentmatrix_draft_pc.pdf
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Attachment 11 
Transportation Analysis 
 
See separate documents at the following links: 
 

 Main Report 
 Appendix Volume 1 
 Appendix Volume 2 

https://www.arlingtonva.us/files/sharedassets/public/projects/documents/pentagon-city-planning-study/nov-2021-transportation-analysis/pentagon-city-pdsp-transport-analysis-nov2021.pdf
https://www.arlingtonva.us/files/sharedassets/public/projects/documents/pentagon-city-planning-study/nov-2021-transportation-analysis/pentagon-city-pdsp-transport-analysis-vol1-nov2021.pdf
https://www.arlingtonva.us/files/sharedassets/public/projects/documents/pentagon-city-planning-study/nov-2021-transportation-analysis/pentagon-city-pdsp-transport-analysis-vol2-nov2021.pdf

