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I. INTRODUCTION

3804 Wilson Boulevard Special GLUP Study

GLUP Study Amendment Policy
In 2008, the County Board adopted the “Policy for Consideration for
General Land Use Plan (GLUP) Amendments Unanticipated by Previous
Planning Efforts” which calls for a community review process where
a requested land use change is inconsistent with an adopted plan or
when the request is in an area without an adopted plan. In practice, this
policy ensures that GLUP amendments unanticipated by or inconsistent
with previous planning efforts are thoroughly reviewed to evaluate their
appropriateness, prior to and independent of a more focused review of
associated final site plan proposals.

GLUP Amendment Request
Staff recently completed a Special General Land Use Plan (GLUP) Study
in response to a GLUP amendment request for a site generally located
within the Virginia Square Metro Station Area, along the south side of
Wilson Boulevard, between North Oakland and North Piedmont Streets.
This site and its surroundings are depicted in the map to the right. The
site is designated on the GLUP as “Low-Medium” Residential and is
zoned RA8-18 (Multiple-Family Dwelling District) for the eastern portion
of the site and C-2 (Service Commercial - Community Business District)
for the western portion of the site. The site is currently developed with an
eight (8)-unit garden apartment building to the east constructed in circa
1954-1956, known as the Oakland Apartments, and an approximately
9,400 square foot commercial building to the west constructed in circa
1950 that is currently occupied by Staples.
If the GLUP changes to either “Medium” Residential or “Low” OfficeApartment-Hotel were to be approved, the applicant would also propose,
at a future date, an associated rezoning request to C-O-1.5 (MixedUse District) to support a site plan special exception application. The
applicant was initially proposing a six (6)-story hotel development with
approximately 161 rooms, underground parking, a street level café and
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an urban plaza. The applicant’s subsequent GLUP amendment request
to “Service Commercial,” should it be approved, would be associated
with a rezoning request to C-TH (Commercial Townhouse District) and
a proposal for a residential project with ground-floor retail with five (5)
stories on Wilson Boulevard tapering to four (4) stories towards the
neighborhood to the south.

Determined Need for GLUP Study
As called for in the County Board’s adopted “Policy for Consideration
for General Land Use Plan (GLUP) Amendments Unanticipated by
Previous Planning Efforts,” a special planning study was undertaken to
evaluate requested GLUP amendments for the subject site. The current
GLUP designation of “Low-Medium” Residential is consistent with the
guidance of the Virginia Square Sector Plan. The Sector Plan calls for
four (4) story residential development with ground floor retail. As the
proposed designations are inconsistent with this vision, a Special GLUP
Study was initiated.

Study Area, Key Statistics, and Site Characteristics
Property Address

3804 Wilson Boulevard, 730 North Oakland Street

RPC #s

20-003-003, -004

Site Area

34,949 square feet (0.80 acres)
(19,824 sq. ft. + 15,125 sq. ft., respectively)

Current GLUP Designation

“Low-Medium” Residential (16-36 units per acre)

Requested GLUP Designation

“Medium” Residential (37-72 units per acre) OR “Low”
O-A-H (up to 1.5 FAR, 72 units per acre, 110 hotel
rooms per acre) OR “Service Commercial” (personal
and business services, generally 1-4 stories)

Current Zoning

C-2 “Service Commercial - Community Business District” / RA8-18 “Multiple-family Dwelling District”

Requested Zoning

C-O-1.5 “Mixed-Use District” OR C-TH “Commercial
Townhouse District”

Conceptual Development
Program

A six (6) story, hotel development with 161 rooms and
street level cafe OR a residential project with five (5)
stories tapering to four (4) stories with ground level
retail
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Excerpt from the Virginia Square Sector Plan - Concept Plan Composite

Special GLUP Study Area, outlined in red
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Excerpt from the Virginia Square Sector Plan - Land Use
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Excerpt from the Virginia Square Sector Plan - Building Envelopes

GLUP Study Process and Scope

Overview of LRPC Meetings

Department of Community Planning, Housing and Development staff, in
conjunction with staff from the Department of Environmental Services,
initiated a review process led by the LRPC. At its first meeting, the LRPC
reviewed and provided input to staff that helped to validate the proposed
scope and process for the study. This was followed by two (2) additional
LRPC meetings. These meetings involved staff presentations of its
analysis and related materials and LRPC discussion. Several meetings
included opportunities for public comment. In concluding the LRPC
review of the study, staff prepared a Special GLUP Study document that
presents key information and analysis reviewed during the study, along
with the pertinent findings and conclusions.

Typical of Special GLUP Studies, this study included an iterative process
involving several LRPC meetings to review and discuss staff-generated
materials. In total, there were three (3) LRPC meetings. The participants
comprised:

The scope of the study included:

LRPC Meeting #1 - December 13, 2017
• Overview of the Special GLUP Study process
• Background information on the site
• Preliminary site analysis
• Discussion and refinement of process and scope (study
boundary, modeling scenarios, etc.)

•
•

•
•
•

•

The history of 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, etc.;
Recommendations of established County plans and adopted
policies as applicable;
An analysis of proposed GLUP amendment request, including
uses, density, heights, etc.;
Three (3)-dimensional modeling of the existing conditions and
what the proposed GLUP designation would theoretically allow;
and
A preliminary transportation analysis for the subject site.

• the LRPC of the Planning Commission;
• the Ashton Heights Civic Association; and
• the Ballston-Virginia Square Civic Association.
An overview of the information addressed at each LRPC meeting is
presented below.

LRPC Meeting #2 - February 6, 2018
• 3-D modeling of initial GLUP amendment requests (“Medium”
Residential and “Low” Office-Apartment-Hotel)
• LRPC discussion and direction
LRPC Meeting #3 - May 16, 2018
• 3-D modeling of additional GLUP amendment request (“Service
Commercial”)
• Preliminary transportation analysis of all three (3) GLUP
amendment requests
• LRPC discussion and input/wrap-up

JULY 2, 2018
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II. SITE ANALYSIS
Surrounding Development Patterns

3804 Wilson Boulevard Special GLUP Study

The subject site is located within the Virginia Square Station Area along
the south side of Wilson Boulevard near Oakland Street. It falls within
the Ashton Heights Civic Association boundaries, but is adjacent to the
Ballston-Virginia Square Civic Association border. The site is currently
occupied with eight (8) garden style apartments along North Oakland
Street and a Staples office supply store fronting on Wilson Boulevard.

Aerial view looking north over the subject site

View southwest toward the subject site, from the intersection of Wilson Blvd. & N. Oakland St.
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View north into the back of the subject site, from the adjacent alley

Context map for the subject site, indicating the surrounding planning areas and civic associations
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III. GLUP & ZONING DESIGNATION ASSESSMENT
Existing GLUP Designation
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The subject site and the surrounding area are primarily “Low-Medium”
Residential (16-36 units per acre) along the south side of Wilson
Boulevard with “Low” Residential (11-15 units per acre) to the south
and east of the site. The area across Wilson Boulevard is designated

“High-Medium” Residential Mixed-Use (up to 3.24 FAR including office
and retail activities – associated with R-C zoning) with Oakland Park
shown as “Public” (parks, schools, parkways, major unpaved rights-ofway, libraries and cultural facilities).

*GLUP Note 13

**GLUP Note 14

*13: These areas were designated a “Special
Affordable Housing Protection District”: Pollard
Gardens/Clarendon Courts on 11/17/90; Twin
Oaks on 5/24/00; The Odyssey on 11/20/01;
Ballston Center on 1/26/02; WRIT Rosslyn
Center on 7/20/02; North Monroe Street
Residential on 10/18/03; North Troy Street
Residential on 2/7/04; Rosslyn Ridge on
7/10/04; and Rosslyn Commons on 6/17/08.
**14: This area was designated as the “North
Quincy Street Coordinated Mixed-Use District”
on 2/4/95, and amended on 2/23/13.

Excerpt from the General Land Use Plan
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General Land Use Plan History of the Area
The GLUP designation for the subject property has changed relatively
little over the last six (6) decades, since the first GLUP map was
approved. The following table outlines the sequence of changes to the
General Land Use Plan related to the site.

GLUP Designation Timeline
1961

Designated as “High Medium (Multi-Family)”
Residential (14-39 units/acre)

1975

Designated as “Low Medium” Residential
(16-30 units/acre)

1979

Addition of “Public” greenway south of the
subject property on the GLUP

1987

Designated as “Low Medium” Residential
(16-36 units/acre)

JULY 2, 2018
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Existing Zoning

3804 Wilson Boulevard Special GLUP Study

The existing zoning on this site is C-2 and RA8-18. The adjacent
properties to the west are C-O-1.O and C-2. To the south, the semidetached dwellings are zoned R2-7. Across Wilson Boulevard, the sites
are primarily R-C and C-2.

Excerpt from the Zoning Map
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IV. BUILDING FORM & MASSING STUDIES
Scenario Modeling for LRPC Review
As a key element of the Special GLUP Study, staff generated 3-D computer
modeling reflecting various potential development scenarios for the study
site, with the existing and requested GLUP designations, and the existing
conditions. These building form and massing models were generated to
show development consistent with GLUP and zoning maximums (with
and without bonus density where applicable), forms compatible with
surrounding development, and reflect sound urban design principles to the
extent possible.

Modeling Assumptions
The models are not intended to represent staff’s recommended development
of the site, but to represent illustrative examples of a multitude of options.
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North Oakland
Street

Massing model of the existing conditions at and around the subject property, looking north

The following assumptions and factors were used during the creation of the
models:
• Development consistent with GLUP and zoning
• Building envelopes modeled with approximate heights
• Residential floor heights = 10’
• Hotel floor heights = 14’ ground story, 12’ upper stories
• No topography modeled
• Transitions to neighborhood
• Parking, garage, and access as required by the Zoning Ordinance
• Setbacks as required by the Zoning Ordinance
• Use of alley for circulation if existing apartment building remains
• Underground parking for site plans unless noted
• Average residential unit size = 1,000 SF
• Average hotel unit size = 750 SF
• Bonus Categories
- LEED
Silver .25 FAR Office/Res.
Gold .35 FAR Office/Res.
Platinum .50 FAR Office/Res.
		
+ 2 Arlington priority credits for .05 FAR
- Affordable Housing: .25 FAR max or 6 stories or 60’ for office;
25% for residential use
- Community Facilities: .25 FAR
- Dedication of Streets or Easements
- Open Space
• 20% is the average recent site plan bonus
• While such bonuses may or may not be approved, they can potentially
result in bulkier or taller buildings.
• Through the site plan process, developers may not be permitted to
achieve the maximum height and/or density allowed by the Zoning
Ordinance. Tapers, setbacks, etc. can be requested by the Planning
Commission and County Board.

JULY 2, 2018
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Modeled Scenarios
The table below outlines scenarios that were modeled and reviewed by the
LRPC. Images of all of the massing models can be found on the following
pages.

3804 Wilson Boulevard Special GLUP Study

GLUP

ZONE

MAXIMUM
DENSITY
(UNITS/ACRE)

MODELED
UNITS

MODELED
GFA (SF)

ALTERNATE
RESIDENTIAL
SCENARIO GFA (SF)

ALTERNATE OFFICE /
COMMERCIAL
SCENARIO GFA (SF)

36 u/a / 72 u/a

8 residential /
32 hotel

7,600 (res) / 11,400 (res) / n/a
23,200 (hotel)

29,400 (C-2) / n/a

“Low-Medium” Residential /
”Service Commercial”

RA8-18 / C-2
split (existing)

“Low-Medium” Residential

RA8-18 special* 36 u/a

28 residential

26,600

n/a

n/a

“Low-Medium” Residential

RA8-18 special* 36 u/a + bonus
+ bonus

33 residential

31,920

n/a

n/a

“Medium” Residential

RA8-18 special* 72 u/a

57 hotel

41,760

54,150

n/a

“Medium” Residential

RA8-18 special* 72 u/a + bonus
+ bonus

69 hotel

50,110

64,980

n/a

“Low” Office-Apartment-Hotel

C-O-1.0 special* 60 u/a

48 hotel

34,800

30,400

34,850

“Low” Office-Apartment-Hotel

C-O-1.0 special* 60 u/a + bonus
+ bonus

57 hotel

41,760

36,480

41,820

“Low” Office-Apartment-Hotel

C-O-1.5 special* 110 u/a

88 hotel

63,800

54,150

52,270

“Low” Office-Apartment-Hotel

C-O-1.5 special* 110 u/a + bonus
+ bonus

105 hotel

76,120

64,980

62,730

“Service Commercial”

C-TH

88 hotel
102 residential

n/a

n/a

n/a

110 u/a hotel,
form-based for
residential and
commercial

* Special refers to Special Exception Site Plan
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Discussion
Staff chose to model various scenarios to facilitate the LRPC conversation
around the proposed GLUP amendments. It is important to note that these
models were not intended to represent staff’s recommended development
of the site, but to illustrate one of the many ways in which the site
could be redeveloped according to staff’s modeling assumptions. First,
staff modeled the existing conditions, showing the site as it is currently
developed under RA8-18 and C-2 zoning. Staff then presented an all RA818 scenario which would correspond with the “Low-Medium” Residential
called for in the sector plan. RA8-18 was selected because half of the
site is already zoned RA8-18. Staff modeled RA8-18 across the full site
with and without the preservation of the garden apartments. Staff also
modeled an RA8-18 scenario with 20% bonus density and no preservation.
This resulted in three (3)-story hotel models. The RA8-18 scenarios were
generally consistent with the sector plan vision, apart from the hotel use
that was modeled.
Then, in response to the applicant’s request for “Medium” Residential,
staff modeled RA-H across the full site with and without the preservation
of the garden apartments. Again, staff also presented a 20% bonus
scenario. Staff selected RA-H even though the applicant had requested
C-O-1.5 because RA-H, not C-O-1.5, corresponds to “Medium” Residential
and because RA-H is one of highest density zoning categories associated
with “Medium” Residential thereby illustrating the maximum that could
be achieved on site. RA-H was also selected because the applicant was
proposing a hotel use. This resulted in four (4)-story hotel models for the
base density and base density with preservation options. Staff presented
a five (5)-story hotel model for the bonus scenario. The LRPC expressed
concerns about the potential densities and heights associated with the
“Medium” Residential GLUP category.
Next, staff modeled “Low” Office-Apartment-Hotel which was the other
GLUP category requested by the applicant. Staff chose to model both

the applicant’s requested zoning category of C-O-1.5, as well as C-O1.0, which is another zoning category that corresponds to “Low” OfficeApartment-Hotel, but which has a maximum density more akin to what is
typically associated with the “Low-Medium” Residential called for in the
sector plan. Again, staff modeled scenarios with and without preservation
of the garden apartments, as well as 20% bonus scenarios. The C-O1.0
scenarios resulted in four (4)-story hotel models. The C-O-1.5 scenarios
resulted in a four (4)-story hotel model for the base scenario, a six (6)-story
model tapering to four (4) stories for the preservation scenario and a five
(5) story model tapering to four (4) stories for the bonus scenario. Staff
also presented a scenario with 83% bonus akin to the 161 unit hotel with
ground floor retail that the applicant was proposing. This resulted in a six
(6)-story building that occupied virtually the full site area. The LRPC voiced
concerns about the density of these models and the fact that, even for the
C-O-1.0 scenarios, the building heights permitted in the Zoning Ordinance
were higher than those recommended in the sector plan, although it should
be noted that heights would likely be limited by site constraints and site
plan conditions.
Lastly, staff analyzed a “Service Commercial” and C-TH option, as
requested by the applicant following the second LRPC meeting. C-TH is a
proffer district for sites larger than 50,000 sf and does not allow for bonus
height. The residential scenario produced a five (5)-story building, the
hotel scenario a four (4)-story building and the commercial/office scenario
another five (5)-story building. Staff also presented a model similar to
the 92-unit multifamily building with ground floor retail that the applicant
was proposing. This resulted in a five (5)-story building tapering to four (4)
stories that occupied virtually the full site area. While C-TH limits heights
to 55’, the LRPC expressed concerns about the “Service Commercial”
GLUP designation and other aspects of the C-TH zoning that are elaborated
further in the Findings & Recommendation section of this document.

JULY 2, 2018
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“Low-Medium” Residential / “Service Commercial” GLUP Scenarios
• Approximate heights, in stories, indicated on each building
• Buildings shown in pink indicate “Service Commercial”
designation; in yellow indicate “Low-Medium” Residential
designation
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RA8-18 / C-2 split (existing zoning designations)
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“Low-Medium” Residential GLUP Scenarios
• Approximate heights, in stories, indicated on each building
• Buildings shown in yellow indicate “Low-Medium”
Residential designation

RA8-18 special exception

RA8-18 special exception w/ preservation of exist. res. building

RA8-18 special exception + bonus

JULY 2, 2018
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“Medium” Residential GLUP Scenarios
• Approximate heights, in stories, indicated on each building
• Buildings shown in tan indicate “Medium” Residential
designation

RA-H special exception

RA-H special exception w/ preservation of exist. res. building
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RA-H special exception + bonus

“Low” Office-Apartment-Hotel GLUP Scenarios
• Approximate heights, in stories, indicated on each building
• Buildings shown in tan indicate “Low” O-A-H designation

C-O-1.0 special exception

C-O-1.0 special exception w/ preservation of exist. res. building

C-O-1.0 special exception + bonus

JULY 2, 2018
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“Low” Office-Apartment-Hotel GLUP Scenarios
• Approximate heights, in stories, indicated on each building

17

C-O-1.5 special exception

C-O-1.5 special exception + bonus

C-O-1.5 special exception w/ preservation of exist. res. building

C-O-1.5 bonus model similar to applicants proposal
(161 units/83% bonus density)

JULY 2, 2018

“Service Commercial” GLUP Scenarios
• Approximate heights, in stories, indicated on each building

5

5

C-TH (residential use)

C-TH (commercial/office use)

4

5
4

C-TH (hotel use)

C-TH bonus model with 92 residential units, similar to
applicants proposal

JULY 2, 2018
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Preliminary Transportation Analysis
Arlington County Transportation staff used the Institute of Transportation
Engineers (ITE) Trip Generation Manual, 10th Edition. This manual was
formulated by transportation professionals based on observed data
points to help engineers and planners predict the number of trips
originating from or destined for a particular site development.

3804 Wilson Boulevard Special GLUP Study

The Trip Generation Manual provides complex equations to calculate
the number of trips entering/leaving a site development based on the:

19

•
•
•
•

site area type
suggested land use
time of day
number of units (for hotels/dwellings) or square footage (for office
space)

JULY 2, 2018

In this instance, the project team looked at a mix of Multifamily Housing
(Low and Mid Rise), Hotel, and General Office Building land uses in a
General Urban/Suburban area.
The project team developed estimates for both AM and PM peak periods.
The charts in the presentation compare PM trips across the different
land use scenarios. These charts show PM trips because that is the
peak level of traffic in the day (and thus the highest number of trips
entering/leaving in the day).
C-O-1.5 Site Plan + Bonus (20%) showed the highest potential for trips
at an estimated 234 PM peak vehicle trips. All RA8-18 By-Right showed
the lowest potential for trips at an estimated 15 PM peak vehicle trips.

Local street typologies, as designated in the Master Transportation Plan

Map of the local transit system in the vicinity of the subject site

JULY 2, 2018
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V. FINDINGS & RECOMMENDATIONS
LRPC Discussion Items

3804 Wilson Boulevard Special GLUP Study

Key issue areas that were raised during and generally persisted through
the LRPC and community conversations included the following topics:
Virginia Square Sector Plan and General Land Use Plan Guidance
Collectively across these meetings, the LRPC conveyed a concern about
considering potential GLUP amendments that would deviate from the
sector plan vision of “Low-Medium” Residential with four (4)-story
residential and ground floor retail development. As this site has been
designated “Low-Medium” Residential since 1975 and this designation
was reconfirmed through the 2002 Virginia Square Sector Plan process,
any change to the designation for this site would represent a significant
departure from long-standing guidance.
Precedent
The LRPC was particularly concerned about the question of precedent.
The subject site is, after all, similar to a number of other sites along
the southern edge of Wilson Boulevard that are also shown as “LowMedium” Residential on the GLUP. The sector plan identifies this
area as a “Transition Area” between the dense “Core Area” and the
“Surrounding Neighborhood” (page 21). Indeed, the southeastern edge
of the site abuts Ashton Heights duplexes. The sector plan also states
“Locate the highest density uses nearest to the Virginia Square Metro
station and along Fairfax Drive to promote greater use of public transit.
Buffer higher density development from surrounding neighborhoods
with moderate density and scaled development to preserve the
neighborhoods’ character and scale” (page 43). Given this guidance,
amending the GLUP for this site could establish a precedent for other
sites located in this “Transition Area,” or “buffer” zone.
Neighborhood Conservation Plan Guidance
Echoing the guidance of the sector plan and the opinions expressed
by community representatives during the review of the proposed GLUP

21
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amendments for this site, the 2000 Ashton Heights Neighborhood
Conservation Plan advises “In areas immediately adjacent to Ashton
Heights, only permit rezoning to higher density with it is consistent
with the approved sector plans” (page 35). The 1984 Ballston-Virginia
Square Neighborhood Conservation Plan, which predates the current
sector plan, but refers to the earlier Virginia Square Sector Plan with
similar guidance for this site and is still the most current Neighborhood
Conservation Plan for this area, recommends that the sector plan “be
faithfully followed in all land use decisions in that area. The essential
character of Virginia Square as a residential neighborhood is to be
encouraged and preserved” (page 7).
Affordable Housing and Garden Apartments
The Virginia Square Sector Plan also “seeks to preserve existing housing
within the station area, especially those dwelling units that offer
market-rate affordable units, such as the garden apartments along the
south edge of Wilson Boulevard” (page 7). The subject site includes
the eight (8) garden-style Oakland Apartments, which are currently
leased at approximately 80% of Area Median Income (AMI), but which
are relatively more affordable for the Virginia Square station area. The
site is also located directly across Oakland Street from the Kenmore
Apartments, a much larger garden apartment development. LRPC
members indicated that the Kenmore Apartments could potentially
be evaluated for inclusion in the Housing Conservation District being
developed by staff and that changes to the GLUP designation for this
site would set a precedent that could negatively impact the “missing
middle” housing conservation work currently underway.
Historic Resources
The County’s Historic Resources Inventory (HRI) ranks buildings as
Essential, Important, Notable or Minor. The Staples Building is listed
as “Notable” and the Oakland Apartments are classified as being in the
“top third of the Important” category in the HRI. The Oakland Apartments

are also included in the Ashton Heights National Register of Historic
Places district. The question of whether or not the Oakland Apartments
could be preserved if the applicant reworked its development proposal
was raised.
Associated Zoning Categories
The LRPC and community representatives expressed concern about the
potential building densities and heights that could be achieved should
the GLUP and zoning designations be changed for the subject site. C-O1.5, which was the zoning category initially requested by the applicant,
is associated with the initially proposed “Low” Office-Apartment-Hotel
GLUP category, but not with the other initially proposed GLUP category
of “Medium” Residential. The purpose of the C-O-1.5 Mixed-Use District
is “to provide for limited office building land use and, under appropriate
conditions, office building, hotel, multiple-family, commercial and/
or institutional redevelopment of older commercial and industrial
areas.” Under C-O-1.5, site plan densities can reach 1.5 FAR for office/
commercial development, 72 units per acre for apartments and 110
units per acre for hotels. Heights can reach 9 stories for office or 10
stories for apartment or hotel development by site plan. These uses,
densities and heights were a source of concern for the LRPC and
community.
The developer, hearing the virtually unanimous concern about use and
height expressed at the second LRPC meeting, then proposed “Service
Commercial” and C-TH. “Service Commercial” is a GLUP category
typically associated with by-right development, which was an issue
raised during the process. C-TH Commercial Townhouse District has
as its purpose “to encourage commercial development of structures
with the physical characteristics of townhouse and to provide tapering
of heights between higher density commercial development and lower
density residential uses.” C-TH provides for form-based residential and
commercial development, as well as hotel development up to 110 units

per acre, with a height cap of 55 feet exclusive of penthouses. C-TH is,
however, a district that has never been used outside of Clarendon. It is
also an atypical district in that it is a proffer district for sites over 50,000
square feet. As this particular site is approximately 34,949 square feet,
proffers may not even be used for this site. Two (2) of the four (4) C-TH
projects in Clarendon resulted in storage facilities. Furthermore, staff
has a practice of not approving new C-TH projects since the adoption of
the Virginia Square Sector Plan in 2006 and another tool was created to
correspond to an updated vision for the edges of Clarendon.
Circulation and Parking
Throughout the study, LRPC and community association representatives
expressed concerns about the circulation and access to the site. Access
to the site would likely be from North Oakland Street or the alley to the
south of the site which abuts semi-detached housing. Given the nature
of this street and alley, access to the site and an increase in traffic on
Oakland Street or the alley were raised as issues on more than one
occasion during the process. Staff’s preliminary trip generation analysis
of peak period trips indicates that there would be an increase in traffic
associated with C-O-1.5 or C-TH development.
Another transportation-related concern raised by nearby residents
during the study involves the potential for future redevelopment at this
site to increase parking demand on neighborhood streets.

Staff Recommendation
As a result of this Special GLUP Study, staff finds that the requested
GLUP categories are not appropriate for the subject site absent a broader
study of the area. The proposed GLUP amendments are inconsistent
with the uses, form and densities recommended in the Virginia Square
Sector Plan, which both staff and the community continue to uphold as
the appropriate guidance for this area. Given the recommendations of
the Virginia Square Sector, staff recommends that the County Board not

JULY 2, 2018
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authorize advertisement of future public hearings for the subject site at
this time. This does not mean, however, that the site could not potentially
redevelop in accordance with the Virginia Square Sector Plan. At the time
the sector plan was adopted, it was envisioned that an implementation
study to develop specific tools would be undertaken. Given changes
to the work plan, this did not occur. However, there is an existing tool
that could provide for development akin to what is recommended in
the sector plan. C-O-1.0 provides for site plan development of 1.0 FAR
for office/commercial development, 40 units per acre for apartments
and 60 units per acre for hotels. It allows for heights up to five (5)
stories for office development and six (6) stories for residential or hotel
development by site plan, though the County Board can determine the
appropriate height through the site plan approval process. While these
densities and heights are slightly greater than those associated with
“Low-Medium” Residential, they are similar to what is permitted under
its associated RA8-18 zoning district, which by site plan allows up to 36
units per acre and 75 feet for residential development.
Although C-O-1.0 is typically associated with “Low” Office-ApartmentHotel or “Service Commercial,” the zoning categories associated with
each GLUP category are indeed typical and, as expressed on the GLUP
Map, there are instances where other zoning categories may apply or
cases in which the listed zoning categories are not appropriate. In
addition, there is precedent for maintaining a “Low-Medium” Residential
GLUP category while approving a change to C-O-1.0. In 2005, the County
Board approved a change from C-2 and RA8-18 to C-O-1.0 for 3565
Lee Highway in the Lee Highway/Cherrydale Revitalization District. In
addition, it should be noted that the property adjacent to the Staples
site is designated as “Low-Medium” Residential and is zoned C-O-1.0.
The Clarendon Court Apartments, associated with Site Plan #292, were
built in 1993 and have recently been committed affordable until 2091.
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Conclusion
Based on staff’s analysis of the relevant adopted planning documents
and County policies, coupled with the feedback staff received from
the LRPC and the Ashton Heights and Ballston-Virginia Square
Civic Association representatives during the course of this Special
GLUP Study, staff recommends that the County Board not authorize
advertisement of future public hearings to consider GLUP amendments
for the aforementioned area of Virginia Square.

Planning Commission Recommendation
This Special GLUP Study application was withdrawn at the request of the
applicant on June 29, 2018, prior to the Planning Commission meeting.
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