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OVERVIEW:  This memorandum will serve to record the findings of the recently 
conducted Special General Land Use Plan (“GLUP”) Study of a proposed GLUP 
amendment request submitted to change the southern portion of the block bounded by 
Key Boulevard to the south, North Nash Street to the east, North Colonial Terrace to the 
north and North Ode Street to the west from “Low-Medium” Residential (16-36 
units/acre) to “Medium” Residential (37-72 units/acre).  (see last page of this 
memorandum and attached presentation compendium for study area maps)  The area in 
question is currently zoned RA6-15 “Multiple-family Dwelling District,” which is 
consistent with the proposed GLUP Designation of “Medium” Residential, and no 
rezoning is proposed.   
 
Based on staff’s analysis of the relevant planning documents and adopted policies and the 
input provided by the Long Range Planning Committee (“LRPC”) of the Planning 
Commission through a special review process involving two (2) meetings, staff has 
concluded that the proposed GLUP amendment from “Low-Medium” Residential to 
“Medium” Residential is appropriate, subject to an appropriate site plan, due to various 
reasons enumerated further in this memorandum.  “Medium” Residential could provide 
for an appropriate use and form of development for this site. Much of the area 
surrounding this site, while designated “Low-Medium” Residential, is actually zoned 
RA6-15, which is a zoning district associated with a GLUP designation of “Medium” as 
opposed to “Low-Medium” Residential.  This site is also located directly adjacent to the 
Rosslyn Coordinated Redevelopment District and the 45’ topographical change across 
the site presents opportunities to mitigate any potential adverse impacts from additional 
building height.   
 



 

The North Rosslyn Civic Association, in which the site is located, chose not to participate 
in the LRPC meetings.  However, a representative of the Rosslyn BID did attend the first 
of the two (2) meetings. 
 
BACKGROUND:  In 2008, the County Board adopted a new policy regarding GLUP 
amendments.  The “Policy for Consideration of General Land Use Plan Amendments 
Unanticipated by Previous Planning Efforts” calls for a community review process in 
those instances when a requested land use change is inconsistent with an adopted plan or 
when the request is in an area without an adopted plan. The policy includes the following 
language: “…a proposed GLUP amendment for any site not identified in a County Board 
adopted planning study as appropriate for such a GLUP amendment will not be 
considered until such a planning study or analysis has been completed and presented to 
the County Board.”   In this instance, the site is located within the 1992 Rosslyn Station 
Area Plan Addendum area, which, together with the 1977 Rosslyn Transit Station Area 
Study, provides the most current planning guidance for this site. While the addendum has 
little specific guidance for this site, the plan calls for the Colonial Terrace area to remain 
“housing.”  Additionally, the Rosslyn Transit Station Area Study, which predated the 
aforementioned plan, identifies this site as part of the “Colonial Terrace Conservation 
Area” and recommends preserving the existing single family, two-family and garden 
apartment character of this area.  This plan also recommends maintaining the site’s 
“Low-Medium” Residential GLUP designation and a possible rezoning from RA6-15 to 
RA8-18 “Multiple-family Dwelling District,” a less dense zoning category.  This site is 
not addressed in the Rosslyn Sector Plan which was adopted in July 2015. 

 
GLUP Study 
As required under the aforementioned policy, staff initiated a review process led by the 
LRPC (see attached process outline).  This Special GLUP Study is unique compared to 
previous Special GLUP Studies in that the applicant is not also seeking a rezoning which 
would provide a direct increase in density permitted under the Zoning Ordinance, but 
rather is looking to reconcile the site’s GLUP designation with the existing zoning 
designation while also having flexibility to vary from the by right zoning requirements 
for street centerline setbacks and, through the site plan process, to pursue bonus density 
by providing affordable housing, green building development, or community facilities.  
The LRPC held two (2) meetings, one (1) on April 28, 2015 and one (1) on June 23, 
2015, at which staff presented its analysis of the GLUP amendment request and the 
LRPC discussed this and other related issues.   
 
The objective of the special study was to analyze the site in the context of the 
surrounding area and to obtain feedback from the LRPC on the appropriateness of the 
requested GLUP change and to evaluate whether other GLUP categories may also be 
appropriate.  The scope of the study included the history of the GLUP and zoning 
designations for the subject site and surrounding area; an analysis of the existing GLUP 
and zoning designations for the subject site and surrounding area, including uses, density, 
heights, and the like; a summary of the recommendations of relevant plans and adopted 
policies; an analysis of the proposed GLUP amendment request, including uses, density, 
heights, and the like; three (3)-dimensional modeling of the existing conditions and what 
the proposed GLUP designation would theoretically allow; and a preliminary 
transportation analysis.   
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ANALYSIS:  The applicant is seeking to amend the GLUP to “Medium” Residential 
(37-72 units/acre).  The area in question is currently zoned RA6-15 “Multiple-family 
Dwelling District,” which is consistent with the proposed GLUP designation of 
“Medium” Residential, and no rezoning is proposed.  The applicant has submitted a 
preliminary proposal for a six (6)-story residential development comprised of 
condominium units and townhouses.  The 38,040 square foot site is currently developed 
with two (2) residential buildings.  The Washington Vista apartments are garden 
apartments constructed in c. 1954-1955 and the other building on the site was built in c. 
1937.  These properties were not surveyed during the initial Historic Resources Inventory 
survey. 
 
The proposed “Medium” Residential GLUP designation typically corresponds to 

theRA7-16, RA6-15 and RA-H zoning districts.  The table below outlines the uses, 
heights and densities permitted under these three (3) zoning categories. 
 
 
 
 
The following table shows the maximum potential development under the current and 
proposed GLUP categories, though it should be noted that the site is already zoned RA6-
15. 

Zoning 
District 

Use Height Density 

RA7- 16 apartment 
 

site plan - apartment 

35’ 
 

95’ or 10 
stories 

24 u/a 
 

43 u/a 

RA6-15 
(existing) 

single-family residential 
 

two-family dwellings 
 

apartment, townhouse 
 

site plan – apartment 

35’ 
 

35’ 
 

60’ 
 

70’ 

7 u/a 
 

12 u/a 
 

48 u/a 
 

48 u/a (with up to 25% affordable housing 
bonus) 

RA-H apartment 
 

site plan - apartment, 
hotel 

35’ 
 

125’ or 12 
stories 

24 u/a 
 

72 u/a 
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*This unit count does not reflect potential bonus density that could be achieved through the site 
plan process. 
 
History of the Site 
Starting in the 1900s, the Colonial Terrace neighborhood was platted and developed with 
single-family homes and, as of the 1940s, duplexes and garden apartments.  In 1950, the 
County’s Zoning Ordinance was adopted and the neighborhood was zoned RA6-15.  On 
the County’s first GLUP map, which dates to 1961 and postdates the construction of the 
existing buildings, the site was shown as “High-Medium Density Residential” (14-39 
units/acre). In 1967, the County Board denied a rezoning of 1411 Key Boulevard (a 
portion of the subject site) and 1541 Colonial Terrace from RA6-15 to C-O.  The 1975 
GLUP shows the site as “Low Medium” Residential (16-30 units/acre).  The County 
Board adopted the Rosslyn Transit Station Area Study in 1977, which designated 
Colonial Terrace a “conservation area.”  In 1987, “Low Medium” Residential was 
redefined on the GLUP as 16-36 units/acre.  In 1989, the County Board approved the site 
plan for the adjacent Highgate Townhouses at a density of 22 units/acre.  In 1990, the 
County Board took no action on a request to advertise for a GLUP amendment from 
“Low-Medium” Residential to “High” Residential. There have been no subsequent 
changes to the GLUP for this site.  In 1992, the County Board adopted the Rosslyn 
Station Area Plan Addendum, which called for this site to remain “residential.” 
 
General Land Use Plan and Zoning - The GLUP, which is the primary policy guide for 
the future development of the County, designates the site as “Low-Medium” Residential 
(16-36 units/acre).  Along the North Nash Street and Key Boulevard sides of the site runs 
the limits of the Rosslyn Coordinated Redevelopment District, which was added to the 
GLUP in 1996.  Sites located in this district are subject to additional density and height 
provisions. The area west of the surrounding the site, the Colonial Terrace neighborhood 
and Highgate townhouse community, is also designated “Low-Medium” Residential. To 
north of the site are Lee Highway, Interstate 66 and the primarily single-family North 
Highlands neighborhood.  To the south is the site of the future 1400 Key Boulevard 

GLUP Designation Density/Typical Use Maximum Potential 
Development under Typical 

Corresponding Zoning 
Districts (site plan)* 

 
Existing: 

“Low-Medium” Residential  
(site area approx. 38,040 square feet) 

16-36 u/a R15-30T: 13 residential units 
 

RA14-26: 26 residential units 
 

RA8-18: 31 residential units 

Proposed: 
“Medium” Residential  

(site area approx. 38,040 square feet) 

36-72 u/a 
 

RA6-15: 41 residential units 
 

RA7-16: 37 residential units 
 

RA-H: 62 residential units 
(2 acre minimum site area) 
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residential building, which is designated “High” Office-Apartment-Hotel (up to 3.8 FAR 
office, up to 4.8 FAR apartment and up to 3.8 FAR hotel), and to the east is Turnberry 
Tower, which is designated “High” Residential (up to 4.8 FAR residential and up to 3.8 
FAR hotel).  
 
As previously noted, there is currently an inconsistency between the GLUP and zoning 
designations for the subject site.  This site is zoned RA6-15 (Multiple-family Dwelling 
District), which typically corresponds to the requested “Medium” Residential GLUP 
designation, not the current “Low-Medium” Residential designation.   R15-30T 
(Townhouse Dwelling District), RA14-26 (Multiple-family Dwelling District) or RA8-18 
(Multiple-family Dwelling District) are the zoning categories that would typically 
correspond to “Low-Medium” Residential.  Inconsistencies between the GLUP and the 
zoning do occur across the County and there are numerous such instances in the 
immediate vicinity of the site.   
 
Relevant Plans – The site is located in the Rosslyn Station Area, but is not addressed in 
the recently adopted Rosslyn Sector Plan (2015) which focused primarily on the Rosslyn 
Coordinated Redevelopment District.  There is, however, limited guidance in both the 
Rosslyn Transit Station Area Study (1977) and the Rosslyn Station Area Plan Addendum 
(1992.)  The Rosslyn Transit Station Area Study identifies this site as part of the 
“Colonial Terrace Conservation Area” and recommends preserving the existing single 
family, two-family and garden apartment character of this area.  This plan also 
recommends maintaining the site’s “Low-Medium” Residential GLUP designation and a 
possible rezoning from RA6-15 to RA8-18 “Multiple-family Dwelling District,” a less 
dense zoning category.  While the 1992 addendum has little specific guidance for this 
site, the plan calls for the Colonial Terrace area to remain “housing.”   

 
Transportation – Department of Environmental Services staff analyzed the 
recommendations of the Master Transportation Plan and other relevant transportation 
policies as part of this special study. The site is located approximately 950’ from the 
Rosslyn Metrorail Station, which is located on the Rosslyn-Ballston Orange and Silver 
Line Metrorail Corridor.  The site is also served by over 10 Metrobus and ART Bus 
routes with stops in the vicinity.   The site is located across Lee Highway and Interstate 
66 from the Custis Trail which links to the Mount Vernon and Washington & Old 
Dominion Trails.  In terms of the surrounding road network, the Master Transportation 
Plan classifies Lee Highway, North Quinn Street and North Nash Street as “Primarily 
Urban Mixed-Use Arterials”, although the new sector plan recommends that North Nash 
Street be redesignated to “Urban Center Local.”   Key Boulevard is classified as “Urban 
Center Local.” 
 
Staff analyzed the potential transportation impact of the redevelopment of this site.  In 
exploring “Low-Medium” Residential and “Medium” Residential scenarios, there was a 
relatively modest difference between the number of peak period automobile and non-
automobile trips generated.   With RA8-18 development, approximately12 automobile 
trips and approximately 13 non-automobile trips are generated, while RA6-15 
development generated just over 20 automobile and about 23 non-automobile trips. 
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Feedback from the Long Range Planning Committee – The purpose of the first meeting 
was for staff to receive feedback from the Long Range Planning Committee (LRPC) as to 
whether or not the proposed scope and process for this special study is appropriate and to 
provide them with sufficient background information for them to identify issues that they 
would like staff to research for subsequent meetings. The five (5) LRPC members 
present, then discussed the question of amending the GLUP for this site.  Representatives 
from the North Rosslyn Civic Association were also invited, but did not participate in this 
meeting.  One (1) topic of discussion was whether or not a change in the GLUP for this 
site might set a precedent for other nearby sites.  The commissioners also noted that there 
is no existing intermediate density or transition area between this site and the much taller, 
high density buildings in the Rosslyn Coordinated Redevelopment District.  The 
commissioners also discussed the fact that site plan bonuses have increased greatly over 
the years and that the current affordable housing and LEED bonuses are resulting in a 
built form that is taller and more dense than seen in the past and generally expressed 
through the GLUP.   
 
The purpose of the second meeting was to receive feedback from the LRPC on whether 
or not the GLUP should be amended and, if so, to which GLUP category or categories.  
At this meeting, staff presented three (3)-dimensional modeling of various potential 
redevelopment scenarios and a transportation analysis.  The seven (7) LRPC members 
present then discussed the question of amending the GLUP for this site and all seven (7) 
indicated that they supported the advertisement of such an amendment.  Representatives 
from the North Rosslyn Civic Association were also invited, but did not participate in this 
meeting.  One (1) commissioner asked how the heights of the three (3)-dimensional 
models were calculated.  Staff responded that the heights are based off the North Nash 
Street elevation, so the heights would actually be somewhat lower if they were calculated 
off the average site elevation.  Any buildings on the site would appear lower from 
Colonial Terrace than from North Nash Street due to the change in topography.  One (1) 
commissioner said that the GLUP offers guidance, but the zoning, which is the legal 
framework, already is the RA6-15 that corresponds to the proposed GLUP category.  
Another commissioner noted that she has mixed opinions regarding the proposed change 
for this “conservation area,” but believes that the topography is a unique, constraining 
element for this site. 

 
Community Input – The subject site is located within the North Rosslyn Civic 
Association boundaries.  As indicated above, representatives of the North Rosslyn Civic 
Association were contacted and invited to participate in the LRPC process, but did not 
choose to do so.  A representative of the Rosslyn BID was present at the first meeting. 

 
Staff Recommendation – As a result of its extensive analysis, and with the input of the 
LRPC, staff finds that “Medium” Residential is appropriate for several reasons.  First, 
with appropriate uses, heights, tapering and transitions, which can be addressed through 
the site plan process, “Medium” Residential could provide for an appropriate form of 
development at this location that is compatible with the surrounding development of 
Colonial Terrace.  Given the extreme 45’ topographical change across this site which 
divorces it from the majority of Colonial Terrace, additional building height could be 
accommodated on this site without negative impact.  As building heights in the adjacent 
Rosslyn Coordinated Redevelopment District can typically be approved up to a 
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maximum of 300’, or up to around 390’ in the two (2) central place blocks,  there is no 
concern about development under “Medium” Residential on this site having a negative 
impact on nearby properties within the core of Rosslyn.  In fact, an increase in building 
height on this site could result in a better and more gradual transition from the taller 
buildings of central Rosslyn to the lower scale development of Colonial Terrace.   
 
In terms of transportation impacts, this site could accommodate additional density.  It is 
located approximately 950’ from the Rosslyn Metrorail Station and is served by several 
regular Metrobus and ART bus routes.  The site is also located near Lee Highway, 
Interstate 66 and the Custis Trail and is within an easy walk of the shops, restaurants and 
other amenities located in Rosslyn.   It therefore has good transit, vehicular, bicycle and 
pedestrian connectivity.  “Medium” Residential development would be consistent 
with and in keeping with good planning principles that encourage smart growth and 
sustainable, walkable development close to Metrorail corridors.  

 
With regards to implications for other sites, this specific site can be distinguished from 
others for several reasons.  First, this site is one of very few “Low-Medium” Residential 
sites directly bordering the Rosslyn Coordinated Redevelopment District boundary.  Of 
the other “Low-Medium” Residential properties along this boundary, all of which are 
also located on North Nash Street, two (2) out of three (3) are condominium properties 
and are therefore unlikely to redevelop in the near term.  All of these properties are 
separated from the rest of the Colonial Terrace area by the significant 45’ topographical 
change between the area along North Nash Street and the area along North Colonial 
Terrace.   This steep slope divides this low spot from the rest of the Colonial Terrace 
area.  The majority of the Colonial Terrace area is occupied by the Highgate townhouses 
which were constructed in 1993 and are therefore also unlikely to redevelop in the near 
term.   
 
Furthermore, each and every request to amend a site to a different GLUP category is 
carefully evaluated with respect to all relevant adopted plans, the surrounding context and 
the input of the community and relevant commissions.  Should a GLUP amendment be 
proposed for a site, where the proposal, like this one, is inconsistent with the relevant 
adopted plan or for a site that is not within a planned area, a Special GLUP Study would 
be initiated.  All Special GLUP Study processes involve extensive LRPC review and 
public hearings by the Planning Commission and County Board prior to the issuance of 
any report recommending or not recommending advertisement of such a GLUP change.  
All amendment requests are carefully scrutinized on an individual basis, except when 
they are the recommendations of a broader public planning process, such as a sector or 
small area planning process.   

 
Next Steps 
Following the Planning Commission meeting at which it is expected that the Commission 
will take action on this memorandum, staff will forward any additional guidance 
provided by the Planning Commission at its meeting to the County Board, along with a 
copy of the Planning Commission letter regarding this site.  Staff will then issue a staff 
report that evaluates the proposed request against the findings of this memorandum and 
includes a recommendation to the County Board to advertise or not to advertise the 
proposed amendment.  Authorizing the advertisement of an amendment would not imply 
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that the County Board supports the proposed change, but that it is within the realm of 
consideration.   
 
CONCLUSION:  Based on staff’s analysis of the relevant planning documents and 
adopted County policies and the feedback staff received from the Long Range Planning 
Committee of the Planning Commission, staff recommends that “Medium” Residential is 
an appropriate designation for this site, subject to an appropriate site plan. 
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WASHINGTON VISTA – SPECIAL GLUP STUDY PROCESS 
(6/23/15 –Final) 

 
 
 
BACKGROUND:  A General Land Use Plan (GLUP) amendment request has been submitted 
to change the area bounded by Key Boulevard to the south, North Nash Street to the east, and 
reaching a third of the way across the block towards Lee Highway to the north and extending 
west to the base of Colonial Terrace from “Low-Medium” Residential (16-36 units/acre) to 
“Medium” Residential (37-72 units/acre). The area in question is currently zoned RA6-15 
“Apartment Dwelling District,” which is consistent with the proposed GLUP designation of 
“Medium” Residential, and no rezoning is proposed.   
 
Consistent with the  “Policy for Consideration of General Land Use Plan Amendments 
Unanticipated by Previous Planning Efforts” adopted by the County Board in 2008, a 
community review process is needed in those instances where a requested land use change is 
inconsistent with the recommendations of the relevant adopted plan. Below is a description of 
the scope and process to analyze the proposed GLUP amendment. 
 
OBJECTIVE:   The objective is to analyze the site in the context of the surrounding area and 
obtain feedback from LRPC on the appropriateness of the requested change.  With this input, 
staff will develop a recommendation to the County Board regarding this GLUP amendment 
request and what GLUP category or categories may be appropriate for this area.   
 
SCOPE:  Planning meetings will be led by the Long Range Planning Committee (LRPC) of the 
Planning Commission (see below).  The scope of the study includes the following:  
 
 History of GLUP and Zoning designations for the subject site and surrounding area  
 Existing GLUP and Zoning designations for the subject site and surrounding area – uses; 

density; heights; etc.  
 Recommendations of other relevant plans and policies 
 Proposed GLUP amendment request – allowable uses; density; heights; etc. 
 3-D modeling of existing conditions and what the proposed GLUP designation would allow 
 Preliminary transportation analysis for site  
 
LRPC MEETING PROCESS:  This planning process is anticipated to comprise 
approximately two LRPC meetings.  Additional meetings could be added if necessary.  The 
LRPC may identify additional groups to participate.  The meetings will include: 
 
Meeting #1: April 28, 2015 
 General background information 
 Discussion of and refinement of scope and process 
 
Meeting #2: June 23, 2015 
 Staff analysis and 3-D modeling 
 LRPC discussion and direction 
 
END PRODUCT:  This process will generate an analysis that will provide a basis for 
discussion and recommendations in a report stating the findings of the study, which could 
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include guidance regarding height, density, uses, tapering and the like.  This report will also 
provide staff’s recommendations regarding which GLUP category or categories may be most 
appropriate for this site.  Should a site plan application be filed for this site, a staff report, 
informed by the study report, recommending or not recommending advertisement for the 
requested GLUP amendment would be provided to the County Board.   
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