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12th Street Landing PDSP Amendment

601 & 701 12th Street South

Site Plan #105

Long Range Planning Committee (LRPC) Meeting #1

Project Webpage: 
https://www.arlingtonva.us/Government/Projects/Project-Types/Site-Plan/12th-Street-Landing 

https://www.arlingtonva.us/Government/Projects/Project-Types/Site-Plan/12th-Street-Landing
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LRPC Agenda Topics

This Meeting:
1. Staff presentation: 

1. Background and Process Overview

2. Proposed Density/Use mix and Public Space 
/Site Layout

3. Pentagon City Sector Plan Guidance

4. Staff Assessment

5. Next Steps

2. Developer Presentation
3. LRPC Discussion of 

1. Proposed density/Use Mix

2. General Building design/Site Layout

3. Public Spaces/Green Ribbon

Next (2nd) LRPC Meeting 
1. Follow up from Meeting #1

2. Transportation 

3. Sustainability

4. Phasing

5. Community Benefits
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Background and 
Process Overview
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Site Location and Neighborhood Context
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General Land Use Plan and Zoning Districts

SiteSite
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Background 
 Pentagon City PDSP #105 originally approved in 1976

 Parcel 1C (Lincoln Park) contains DEA and TSA office buildings 
(bordered by Fern Street, 12th Street, Hayes Street, and Army Navy Drive)

 Individual Site Plans approved 
in 1979 and 1981 permit the 
existing 12-story office buildings, 
former site of TSA headquarters 
until 2021

 Any subsequent redevelopment will be
guided by the Pentagon City Sector Plan, 
adopted February 2022

DEA Site

TSA Site
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An Introduction to the Process
 Developer is requesting to amend the Pentagon City PDSP to 

entitle potential density scenarios involving future projects;
 Therefore, this initial (voluntary) step does not include a specific 

building – rather, a general envelope within which future projects 
could be proposed for further review

 The 2022 Pentagon City Sector Plan includes guidance for this site’s 
density, land use, open space, and transportation elements

 Additional expectations may also be established through this 
process for purposes of guiding the review of future site plans.
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Product of this Process
This initial process will help establish parameters for the review 
of future site plans by documenting the following:

– Amended Conditions of the Pentagon City PDSP (specific to this site);

– Overall expectation of community benefits for each scenario;

– Phasing approach for the delivery of community benefits and site amenities;

– General civil engineering plans for site;

– Design Guidelines capturing the Sector Plan’s vision and intent for this site
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Proposed Density & 
Land Use Mix
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PDSP Proposal 
• Demolish the existing two office buildings 
• Establish 3 distinct land bays for future phasing
• Two redevelopment scenarios, each comprised of 4 new buildings 

and relying on the same land bay approach
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PDSP Proposal: 2 Redevelopment Scenarios 

Note: Developer is proposing maximum extents of possible footprints, not actual finished footprints

Scenario 1: Baseline Program Scenario 2: Alternate Program
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PDSP Proposal: Public Park & Green Ribbon
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Pentagon City Sector Plan 
Guidance

13
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Sector Plan – Overview

 Updated vision and planning principles for 
Pentagon City

 Conditions under which additional density 
may be appropriate

 Expectations for urban design, public space, 
and community benefits of new development

 Regulatory framework for considering major 
site plan applications
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Sector Plan – Guiding Principles
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Sector Plan – Land Use and Density
 Guidance for site’s land use mix (p. 44):

 Guidance for site’s density: Maximum 9 FAR (p.50)
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Sector Plan – Building/Site Layout and Design 
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 Sector Plan establishes a Fixed Built-to-Zone along S. Hayes St., 12th St., and S. Fern St.
 Remaining portions of the property rely on a more variable built-to-zone

Sector Plan – Building/Public Realm Edge
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Sector Plan – Ground Floor Uses

Ground Floor Activation
 Focus on building corners for 

retail/retail-equivalent uses

 Locate retail frontages in highly-
visible, high-pedestrian volume 
locations (such as 12th Street or 
along green ribbon segments)

 Locate frequent entrances, 
achieve transparent glazing, 
and high-quality design    
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Sector Plan - Public Space & Site Vegetation 
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Sector Plan – Green Ribbon (Pedestrian Pathway)

Pedestrian PathPlanting Planting FrontageFrontage

Anticipated public access easement zone
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Staff Assessment

22
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Staff Assessment - Proposed Density

Existing Allocated Density 
(Gross Floor Area)

Total Proposed Density 
(GFA)

Total New Density to be earned 
through ACZO Sec. 15.5.9

563,108 square feet (s.f.) 1,776,366 s.f. 1,213,158 s.f.

Site Area Total Proposed Density Total Allowable Density Per 
ACZO and Sector Plan

197,374 s.f.
4.5 acres

9.0 FAR
1,776,366 s.f.

9.0 FAR
1,776,366 s.f.
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Staff Assessment – Proposed Building Heights

 Sector Plan

– Max. 350 feet excluding 
penthouses, mechanical, 
parapets, architectural 
elements;

– 10%-20% variation 
between at least two 
buildings 

 From developer’s proposed 
draft design guidelines: 
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Staff Assessment – Proposed Sustainability

Sector Plan Proposed Design Guidelines
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Staff Assessment – Proposed Public Spaces
Sector Plan building frontages: From developer’s Design Guidelines:
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Staff Assessment – Proposed Public Spaces
 PDSP proposal generally conforms to the minimum ½ acre public park at the 

corner of 12th Street and S. Hayes Street

 Design guidelines should clarify that private café/outdoor seating areas are 
not to encroach into the public space delivered by the Green Ribbon

 Design of the public park will occur through the SPRC process once formal 
redevelopment applications are submitted.

 PDSP should reinforce the expectation that the public park will be designed, 
constructed, and maintained by the applicant

 Subsequent phasing plans and Park Master Plan will confirm how the public 
space and green ribbon segments are delivered through incremental 
development of this site (including guidance for any temporary conditions 
prior to the delivery of future phases) 
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Staff Assessment - Major Policy Concerns
 The PDSP proposal does not at this time confirm which site features and 

community benefits may be delivered through each phase of 
redevelopment on this site (expected to have fuller discussion for 2nd LRPC); 

 It is unclear from the submitted materials if the proposed segment of the 
Green Ribbon on this block meets all of the design standards and intent 
expressed through guidance found in the Sector Plan 

 Tower step-backs and proximity of each building’s podiums will need to be 
revisited during the site plan review stage to confirm they are meeting the 
intent of the Green Ribbon environment on this primary path between the 
Pentagon City metro and adjacent PenPlace block

 Additional streetscape elements will be addressed at LRPC #2, including 
limiting any potential curb cuts to only occur along the new 11th Street 
(ensuring other modes of travel are prioritized along 12th Street, S. Fern Street, 
and S. Hayes Street).
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Public Review Process

Project 
Acceptance LRPC #1 LRPC #2 Planning 

Commission
County 
Board

December/January March Spring Spring

• 2 LRPC meetings to be held on SPRC nights (Mondays/Thursdays)
• LRPC #2 will focus on transportation, phasing, and community benefits
• Public Hearings anticipated in the Spring

January 29,2024
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