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Land Use and HCD
Educational Forum:
Land Use Presentation

Purpose of Study
To develop an Area Plan - a comprehensive, high-level vision for the corridor to guide long-term
public and private investment that:
 Builds off the work of the community on the Visioning Study
 Provides a general vision with goals, objectives, and recommendations for land use, height
and form, general open space locations, and transportation/connectivity improvements for
the corridor
 Identifies implementation tools (e.g., short-term wins, land use policies and zoning ordinance
amendments, or where needed, recommendations for further study of a particular area)
…with a goal to create a renewed sense of place, improve walkability, promote and strengthen retail
and other businesses, and recognize the historically significant community resources found within the
Lee Highway Corridor.
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Study Area
Planning Area
Core Study Area
Residential Edges

Study Area

Key Planning Elements:
1. Land Use
2. Housing
3. Transportation
4. Public Spaces
5. Building Form, Height
and Urban Design
6. History and Culture
7. Economic Vitality
8. Sustainability and
Resiliency
9. Schools, Community
Facilities and Social
Infrastructure

Planning Area: areas within ¼ mile walking distance of corridor
 Develop vision and recommendations for network-wide elements (i.e. transportation and open space)
 Includes Cherrydale Revitalization Area and East Falls Church Area (evaluate potential impacts from proposed
adjacent development)
Core Study Area: priority areas with most opportunity for change and in need of a vision
 No specific adopted policy guidance today
 Evaluate land use scenarios (ranging from small or limited infill to larger redevelopment)

Residential Edges: single-family areas adjacent to existing commercial development
 Consider impacts from adjacent redevelopment and/or make redevelopment along Lee Highway frontage feasible
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Planning Process - Milestones

Existing Conditions

Develop/evaluate land
use scenarios

Milestones

Education

Deliverables

Validate / refine the
vision

Develop network
recommendations

Draft the plan
Review, feedback
and refinements

Presentation and
adoption of final
plan
Final feedback and
refinement

Refine goals
Existing Conditions
Analysis Report

Preliminary
Concept Plan

Draft Plan

Final Plan

Method for Evaluating
Land Use Scenarios
We are here

Character Area Report
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Phase 1 Scope

• Analysis of Lee Highway Existing Conditions for 9
Key Planning Elements
• Identification of Metrics to assess land use
scenario options
• Refinement of Vision Principles and Goals
• Development of Lee Highway Character Areas
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Learning Objectives

• What controls and guides development for properties in Lee Highway planning area?
• What does the GLUP and Zoning say about development on Lee Highway?
• What are the current development rules for properties in Lee Highway planning area?
• What will Plan Lee Highway analyze in terms of Land Use?
• What will Plan Lee Highway inform in terms of Land Use?
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What controls and
guides development?
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What controls and guides development?
• General Land Use Plan (GLUP) – Policy
•
•
•
•

One of eleven Elements of the County’s Comprehensive Plan
County’s primary policy guide for future development
Establishes overall character, extent and location of land uses
Includes supporting plans and documents for Special Districts with detailed goals, objectives and
implementation tools (i.e. Special Area Plans, Sector Plans, Revitalization Plans and Neighborhood
Conservation Plans)

• Zoning – Law
•
•

Enabled by legislation (Zoning Ordinance Section 15.5) to define legal rights and constraints
Sets out specific development regulations (i.e. permitted uses, setbacks, height etc.)

• Dillon Rule
•
•
•

Virginia State Code Title 15.2, Chapter 22
Limits County’s zoning authority to pass ordinances only in areas where General Assembly has granted clear
authority or made necessary and fair implications of authority
Examples of areas with no authority:
• Moratoriums for re-zonings
• Altering speed limits for vehicles traveling through school zones
• Annexations
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Comprehensive Plan
Purpose & Elements


Virginia Code requires all governing bodies
to have an adopted Comprehensive Plan



Arlington County’s Comprehensive Plan was
established by resolution by the County
Board in 1960 – called for the preparation of
five elements



Today, there are eleven elements of the
Comprehensive Plan



Five Year Review by Planning Commission
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Comprehensive Plan
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General Land Use Plan (GLUP)

Rosslyn-Ballston Corridor General
Land Use Plan
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General Land Use Plan (GLUP)
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Areas with Additional Guidance
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Supporting Plans and Documents






Sector Plans and Addenda
– Ballston Sector Plan (1980)
– Virginia Square Sector Plan (2002)
– Clarendon Sector Plan (2006)
– Courthouse Sector Plan Addendum (1993) and Courthouse Square Addendum
(2015)
– Rosslyn Sector Plan (2015)
– Crystal City Sector Plan (2010)
Area Plans
– Rosslyn to Courthouse Urban Design Study (2003)
– Fort Myer Heights North Plan (2008)
– East Falls Church Area Plan (2011)
– Columbia Pike Neighborhoods Area Plan (2012)
– North Quincy Street Plan (1995) and Addendum (2013)
– Western Rosslyn Area Plan (2015)
Revitalization Plans
– Lee Highway/Cherrydale (1994)
– Nauck Village Center Action Plan (2004)
– Columbia Pike Initiative – A Revitalization Plan (2005 Update)
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Supporting Plans and Documents
Sector Plans and Small Area Plans
 Focused on guiding the vision and future development
of Metro Station Areas
–
–
–
–
–
–
–
–
–

Overall vision for each station area
Small Area Plans are similar to sector plans but are
typically smaller and are located within and
outside of Metro Station Areas
Desired public improvements
Location for retail
Urban design standards
Public infrastructure needs
Open space, streetscape standards
Each focused on an area of approximately 1/4
mile to ½ mile from the metro station
Summarize existing sector/small area plans

Revitalization Plans
 Focused on offering recommendations for economic
and incentive tools for places in need of
redevelopment
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Implementing the GLUP and other Policies


Zoning Ordinance
– By-Right Development (basic development rights and regulations)
– Special Exception (exceptions to basic regulations in some zoning
districts)
• Including incentive-based provisions
– Form Based Code (prescriptive regulations in some areas)



Site Plans and Community Benefits



Public Facility Planning



Capital Improvement Program
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Zoning Ordinance and Map
Purpose, Organization, Districts & Standards


Law to regulate land development



Minimum requirements adopted for
promotion of health, safety and general
welfare of public



18 Articles



37 Districts / 3 Public Districts (S-3A; S-D;
P-S)



Standards: Use, Intensity/Density,
Coverage, Height, Setbacks,
Landscaping, Parking, Signs



Development Types



Approval Processes
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Q&A
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Development Types
•

•

By-Right
• Uses and development standards determined in advance and specifically permitted by Zoning Ordinance
• No flexibility and no discretion in its administration
• Approved administratively
Special Exception (exceptions to the rules in some districts)
•
•
•

•

Virginia State Code enables Special Exceptions
Uses and development standards which are appropriate, but which may have impacts on surrounding uses if
appropriate safeguards are not imposed
Allows for site-specific flexibility (i.e. development form, use standards and density, beyond what is otherwise
permitted by-right)

• Subject to special conditions/requirements (particular to use) to mitigate impacts
• Two forms of approval: Use Permit and/or Site Plan
Form Based Code
• Form driven, based on prescriptive regulations
• Predictable outcomes
•

Community aspirations incorporated into specific regulations (i.e. new streets, public parks, affordable housing,
urban design)
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Recent Development on Lee Highway
By-Right

Special Exception (Site Plan)

Lyon Point Condos (Lyon Village)
The Bromptons (Cherrydale)

Hunters Park (Cherrydale)

Mom’s Organic Market and Verde Pointe (N.
Highlands)

Archstone Parkland Gardens (Waverly Hills)

Residences at Lyon Hill
(Spout Run)

Air Force Association Addition
(N. Highlands)

The Westlee Condos (East Falls Church)
Cube Smart Storage (East Falls Church)
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Use Permit Approval Process
•
•
•
•

•

For uses which are appropriate, but which may have impacts on surrounding uses if appropriate
safeguards are not imposed
Uses include: group living; certain public, civic and institutional uses (i.e. schools, day cares and hospitals);
commercial and transitional parking
Application is reviewed by interdepartmental staff team
Requires public hearing before County Board
• County Board shall find that use will not:
• Adversely affect health or safety of persons residing or working in neighborhood of proposed use;
• Be detrimental to public welfare or injurious to property or improvements in neighborhood; and
• Be in conflict with purposes of master plans of County.
• In granting any use permit, County Board may designate conditions that assure use will conform to
foregoing requirements and that such use will continue to do so
May require additional review and input from Planning Commission, if sufficient impacts are found
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Site Plan Approval Process
•

For uses and development standards which are
appropriate, but which may have impacts on
surrounding uses if appropriate safeguards are not
imposed

•

State Code also enables “incentive zoning”

•

County’s Site Plan Approval Process ( Sec. 15.5 and
Adm. Regulation 4.1) is structured as incentive zoning
to help implement COMP Plan, GLUP, Supporting
Plans and Policies

•

Primarily hotel, residential, office and mixed-use
development in certain mid to high-density zoning
districts and typically within Metro Station corridors
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Site Plan Approval Process
Incentive Zoning:
• Use of increased density and bonus density or other benefits to developer
• Development is required to provide certain features, design elements, uses, services, or amenities desired by
community, including but not limited to:
• site design incorporating principles of new urbanism and traditional neighborhood development
• environmentally sustainable and energy-efficient building design
• affordable housing creation and preservation
• historic preservation
• Community Improvements:
• Site Plan conditions are directly tied to offsetting potential impacts of the proposed development or
implementing adopted area plans with features shown on the site proposed to be developed
• Examples: Mosaic Park (Ballston), Fire Station 10 (West Rosslyn), Central Place Plaza (Rosslyn), 12th Street
(Pentagon City)
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Site Plan Approval Process
Life Cycle:

Reviewers:
•
•

•

County Staff, CPHD Lead Planner and
Interdepartmental Staff Team
Site Plan Review Committee (SPRC) - forum for
Planning Commission, other Commissions (as
needed), public, and community stakeholders to
review and discuss proposed project and determine:
• appropriateness of proposal for:
• Land use, density, form and height, public
infrastructure, open space and other
features
• how proposal complies with adopted plans and
policies
Requires public hearing before Planning Commission
and County Board
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Site Plan Approval Process
•

Determine that use:
• Substantially complies with character of master plans, officially approved neighborhood or area
development plans, uses permitted and use regulations of district (unless modified by County Board);
• Functionally relates to other structures permitted in district and will not be injurious or detrimental to
property or improvements in neighborhood; and
• Is so designed and located that public health, safety and welfare will be promoted and protected.

• Apply Conditions:
• Assuring improvement and development will conform to foregoing requirements or modifications
including but not limited to:
• provisions for protection of abutting property (including property across street);
• expiration of site plan approval after a specified period of time;
• access and design for off-street parking and loading; and
• provisions of space for community facilities (e.g., recreation and open space, library and fire
facilities, utilities, etc.)
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Form Based Code
Site Plan:

Form Based Code:
•
•
•

Based on prescriptive regulations
Predictable outcomes
Used to prescribe physical design of buildings and
infrastructure while permitting greater flexibility in
use and activity

•

Community aspirations incorporated into specific
regulations (i.e. new streets, public parks, affordable
housing, urban design)

•

VS

•
•
•

Based on guidelines in Plans
and Policies
Discretionary outcomes
Longer review process
Negotiated Community
Benefits

Advantages of FBC:
•
•
•

Predictable built environment resulting in high quality public realm without negotiated review process
Community endorsed use of tool for Commercial and Residential areas along Columbia Pike
Review process is streamlined and includes lower application fees
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Form Based Code
Characteristics:
•
•
•
•

Regulations applied to public streets not private land
Standards establish parameters for how sites relate to
adjacent properties
No density maximum
Key components include:
•
•
•
•
•

Regulating Plans
Building Envelope Standards
Streetscape Standards
Architectural Standards
Definitions
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Q&A

30

What does the GLUP
and Zoning say about
development on Lee
Highway?
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General Land Use Plan (GLUP)

Land Use Designations

%

Residential
Low (1-10 and 11-15 units per acre)
Low-Medium (16-36 units per acre)
Medium (Up to 37-72 units per acre)*

* Mostly in Core areas ** East Falls Church

%

Public and Semi‐Public
72%
11%
<1%

Commercial
Service Commercial*

Land Use Designations

6%

Public, Semi-Public and Government and
Community Facilities

9%

Office‐Apartment‐Hotel
Low and Medium**

2%
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Zoning

Zoning Categories and Districts
Residential (R zones)
R‐10, One Family
R‐10T, One Family & Townhouse
R‐5, One Family & Restricted Two Family
R‐6, One Family
R‐8, One Family
R15‐30T, Townhouse
R2‐7, Two‐Family
Industrial (CM, Limited Ind. + M‐1 Light Ind.)

%
<1%
1%
1%
63%
5%
<1%
1%
<1%

Zoning Categories and Districts
Multi‐Family Residential (RA zones)
RA14‐26, Multi‐family
RA‐6‐15, Multi‐family
RA8‐18, Multi‐family
Public District (S‐3A)
Commercial (C‐1, C‐1‐0, C‐2)
Commercial (RA‐H, Hotel)
Commercial, Mixed Use (C‐0, C‐0‐1.0, C‐0‐1.5)

%
<1%
4%
7%
8%
7%
<1%
2%

Note: Zoning Map does not differentiate zoning districts by color. Colors indicated here are intended as a visual tool only.
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GLUP and Zoning by Area

E. Falls
Church

Leeway Overlee
Yorktown
Tara-Leeway Heights
Langston

Old Dominion
Glebewood
Waycroft-Woodlawn
Waverly Hills
Donaldson Run

Cherrydale
Maywood

Lyon Village
N. Highlands

N. Harrison St.

N. Culpepper St.
N. Lexington St.
Note: Zoning Map does not differentiate zoning districts by color. Colors indicated here are intended as a visual tool only.
Areas of conflict and/or inconsistencies highlighted above are select sample areas for discussion purposes.
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Does GLUP and Zoning always align?

Note: Zoning Map does not differentiate zoning districts by color. Colors indicated here are intended as a visual tool only.
Areas of conflict and/or inconsistencies highlighted above are select sample areas for discussion purposes.
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Q&A

36

What are the current
development rules?
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Multi-Family Residential Zoning Districts

Note: Zoning Map does not differentiate zoning districts by color. Colors indicated here are intended as a visual tool only.

+

Maximum Residential Density
(Approximate):
24 u/a (up to 30 u/a*)
36 u/a (up to 45 u/a*)
48 u/a (up to 60 u/a*)

* Including
allowable
bonus density
of up to 25%
increase
through Site
Plan
Approval.
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Multi-Family Residential Zoning Districts
RA 8-18

Tuckahoe Apartments and
Fountain Court Condos
(Leeway Overlee)

Palisade Gardens Condos on North Scott Street (N. Highlands East)

Fort Strong and Calvert Manor Apartments (N. Highlands West)

Lyon Village Apartments/Cardinal House Condos (N. Highlands West)

Cherry Hill Apartments (Cherrydale)

Avalon Apartments (Waverly Hills)

39

Multi-Family Residential Zoning Districts
RA 6-15

21st Street North looking East (N. Highlands East)

Horizons Apartments on Lee Highway (Waverly Hills)

Potomac Towers Apartments and Adams House Condos on North Adams Street looking North (N. Highlands West)

4201 Apartments on Old Lee Highway (Waverly Hills)

Falls Station Condos (E. Falls Church)
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Multi-Family Residential Zoning Districts
By-Right
40’ (or 4
stories)
Low or Moderate- n/a
Income Housing

RA 8-18

Permitted Uses
Multi-Family

Height (Maximum)
Special Exception
Use Permit: n/a
Site Plan: 75’ (or 8 stories)
Use Permit Option A
(Sec. 12.3.7.B.1.a):
40’ (or 4 stories) or height
already legally existing on
site at time of application,
whichever is greater (3)

Use Permit Option B
(Sec. 12.3.7.B.2.a):
50’ (4)

Site Plan (Sec. 12.3.7):
 60’ except as provided by
Sec. 15.5.9 (1)
 Sec. 15.5.9.A.1-3: up to 6
additional stories or 60’
above height permitted in
district (75’ or 8 stories),
whichever is smaller (1)(2)

By-Right
36 u/a
n/a

Density (Maximum)
Special Exception
Use Permit: n/a
Site Plan: 36 u/a
Use Permit Option A (Sec.
12.3.7.B.1.b):
No additional density
permitted beyond number of
units already legally existing
on site at time of application.
(3)

Site Plan (Sec. 12.3.7.A):
 45 u/a (includes up to
25% increase in
density above 36 u/a
per Sec. 12.3.7.A.1)
(1)

Use Permit Option B (Sec.
12.3.7.B.2):
36 u/ac (including existing
multiple-family dwellings) (4)

Notes: Table is a general representation of development regulations in zoning ordinance and may be different for specific site development applications.
(1) Site Plan provisions apply for sites greater than 20,000 sf or with 10 or more existing dwelling units
(2) Site Plan provisions apply if:
o Site is abutting or across street from a property for which district regulations or General land use plan designation allow, by site plan, a height greater than proposed
height; and
o Proposed projects provide a variety of housing units and design
o Design refers to townhouse or terraced construction in association with the high-rise development to achieve tapering
(3) Use Permit Option A provisions apply to projects:
o For additions to or enlargement of buildings on property and modifications of setbacks, yard, coverage, parking and/or density
o Requesting designation as a Voluntary Coordinated Housing Preservation and Development District (VCHPDD)
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(4) Use Permit Option B provisions apply for sites equal to or less than 20,000 sf and have been designated a VCHPDD
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Multi-Family Residential Zoning Districts
By-Right
60’ (or 6
stories)
Low or Moderate- n/a
Income Housing

RA 6-15

Permitted Uses
Multi-Family

Height (Maximum)
Special Exception
Use Permit: n/a
Site Plan: 125’ (or 12 stories)
Use Permit Option A (Sec.
12.3.7.B.1.a):
60’ (or 6 stories) or height
already legally existing on
site at time of application,
whichever is greater (3)

Use Permit Option B (Sec.
12.3.7.B.2.a):
70’ (4)

By-Right
48 u/a

n/a
Site Plan (Sec. 12.3.7.A):
 70’ except as provided by
Sec. 15.5.9 (1)
 Sec. 15.5.9.A.1-3: up to 6
additional stories or 60’
above height permitted in
district (125’ or 12 stories),
whichever is smaller (1)(2)

Density (Maximum)
Special Exception
Use Permit: n/a
Site Plan: 48 u/a
Use Permit Option A (Sec.
12.3.7.B.1.b):
No additional density
permitted beyond number of
units already legally existing
on site at time of application.
(3)

Site Plan (Sec. 12.3.7.A):
 60 u/a (includes up to
25% increase in
density above 48 u/a
per Sec. 12.3.7.A.1) (1)

Use Permit Option B (Sec.
12.3.7.B.2):
36 u/ac (including existing
multiple-family dwellings) (4)

Notes: Table is a general representation of development regulations in zoning ordinance and may be different for specific site development applications.
(1) Site Plan provisions apply for sites greater than 20,000 sf or with 10 or more existing dwelling units
(2) Site Plan provisions apply if:
o Site is abutting or across street from a property for which district regulations or General land use plan designation allow, by site plan, a height greater than proposed
height; an
o Proposed projects provide a variety of housing units and design
o Design refers to townhouse or terraced construction in association with the high-rise development to achieve tapering
(3) Use Permit Option A provisions apply to projects:
o For additions to or enlargement of buildings on property and modifications of setbacks, yard, coverage, parking and/or density
o Requesting designation as a Voluntary Coordinated Housing Preservation and Development District (VCHPDD)
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(4) Use Permit Option B provisions apply for sites equal to or less than 20,000 sf and have been designated a VCHPDD
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Commercial Zoning Districts

Note: Zoning Map does not differentiate zoning districts by color. Colors indicated here are intended as a visual tool only.

+

Maximum
Commercial FAR:
0.4 – 0.6
1.0
1.5 (Up to 2.0*)

* Through C-2 Site
Plan Approval in
Cherrydale
Revitalization
Area
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Commercial Zoning Districts
C-1 and C-1-O

Shopping Centers at N. Harrison Street and Lee Highway Intersection (Yorktown)

Title Max and Shoe Service
West of N. George Mason Drive (Yorktown)

Commercial East of N. Harrison Street (Yorktown)
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Commercial Zoning Districts
C-2

Lyon Village Shopping Center, Pawn Shop and Walgreens Sites (N. Highlands)

7-11 Site, Car Sales and Gas Station (N. Highlands)

Safeway Site (Cherrydale)

Office Building West of N. George Mason Drive (Yorktown)
7-11 Site and Lee Heights Shops (Waverly Hills)

Auto Service Shop (East Falls Church)
Auto Service Shop (Cherrydale)

Auto Dealer (Cherrydale)
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Commercial Zoning Districts
Permitted Uses By-Right

C-1-O (Limited
Commercial Office)
C-1 (Local
Commercial) and
C-2 (Service
Commercial –
Community Business)

Height (Maximum)
Special Exception

By-Right

Density/FAR (Maximum)
Special Exception

Multi-Family

n/a

n/a

n/a

n/a

Low or
ModerateIncome Housing
All Other Uses
(including Hotels
in C-2)

n/a

n/a

n/a

n/a

• C-1-O: 35’
• C-1: 35’
• C-2: 45’

• C-1-O: n/a
• C-1-O:
• C-1: n/a
• Site area up to 9,999 sf up to
0.4 FAR
• C-2: Thru Site
• Site area from 10,000 sf –
Plan, in Cherrydale
19,999 sf up to 0.5 FAR
Special
•
Site
area 20,000 sf and above
Revitalization area
up
to
0.6 FAR
up to six stories
•
C-1:
1.0
FAR
not including
• C-2: 1.5 FAR
mechanical
penthouses,
unless otherwise
stated in
Revitalization plan.

• C-1-O: n/a
• C-1: n/a
• C-2: Thru Site Plan, in
Cherrydale Special
Revitalization area an
additional 0.5 FAR may be
allowed, for mixed use
buildings only. (Includes a
requirement for retail on
ground floor and
undergrounding of utilities)

Note: Table is a general representation of development regulations in zoning ordinance and
may be different for specific site development applications.
Floor Area Ratio (FAR):
The gross floor area of all buildings on a lot divided by the lot area.
Examples shown all have an FAR of 1.0
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Unified Commercial/MU Development
UCMUD: Optional zoning tool applicable to C-1/C-2 Zoning Districts Only in Planning Area (except Cherrydale)
Purpose:
• Provide for flexible, site-specific solutions for revitalization of existing shopping areas while preserving commercial
service levels (including, in certain circumstances, new construction in C-2 and C-3)
• Promote compatibility of commercial developments within commercial district and surrounding properties by
coordinating (where applicable):
• building placement, orientation, scale, bulk
• parking
• signage
• landscaping
• streetscape
• pedestrian facilities
• historical features
• Provide for creative opportunities which encourage and retain local and small business
• Promote opportunities for affordable housing
• Provide for construction of residential units within C-2 and C-3 district, Clarendon Revitalization District, C-1 and CTH, as part of a mixed use development, according to specific guidelines
• Where there is a sector plan (or similar document) in conflict with these requirements, County Board can modify
requirements as set forth in §10.2.2 to achieve a development that is more consistent with such plans
• Approved through Use Permit
Note: Two other UCMUDs exist within the County which are specific for Clarendon and Green Valley
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Unified Commercial/MU Development
UCMUD: Optional zoning tool applicable to C-1/C-2 Zoning Districts Only in Planning Area (except Cherrydale)
Development Standards:
• UCMUDs shall comply with standards in §10.2.3 unless County Board modifies such standards.
• County Board may not, however, modify standards that pertain to amount of residential density, building height or
density.
• Use: residential dwelling units only when project contains a minimum of 0.4 F.A.R. of commercial or retail uses
located on first (ground) floor. Commercial or retail uses above 0.4 F.A.R. may be located on any floor.
• Placement and Orientation:
• Buildings shall be sited to “build to” lines at back of sidewalk.
• At least 75 percent of building’s façade must abut back of sidewalk along arterial streets
• Retail uses shall be oriented to streets designated as either principal arterials or minor arterials.
• Where development abuts an R district, all buildings must be setback minimum of 20 feet from residential.
• Building Height
• 45’ Max except for mechanical penthouses, if set back a distance equal to their height from building edge and
height does not exceed 12 feet
• Density
• For developments with commercial and residential uses: Max total F.A.R. of 2.0 (minimum of 0.1 F.A.R. and
maximum of 1.1 F.A.R. of residential uses)
• Commercial uses: Max 1.5 F.A.R.
• Additional standards for First floor height, First floor fenestration, Building entrances, Landscaping, Streetscape,
Parking and loading, Trash collection and storage areas
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Commercial Mixed-use Zoning Districts

Note: Zoning Map does not differentiate zoning districts by color. Colors indicated here are intended as a visual tool only.

Residential
Office/Commercial
Maximum
Density
Maximum FAR:
(Approximate):

-

+

Hotel
Maximum Density
(Approximate):

1.0

40 u/a

60 u/a

1.5

72 u/a

110 u/a

3.8

4.8 FAR

3.8 FAR
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Commercial Mixed-use Zoning Districts
C-O

Coldwell Banker Site across from Lee Heights Shops (Waverly Hills)

Bank of America Site on North George Mason Drive (Leeway Overlee)

Office Building on Lee Highway West of North George Mason Drive (Yorktown)
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Commercial Mixed-use Zoning Districts
C-O-1.0

Cherrydale Health and Nutrition Center on North Nelson Street (Cherrydale)

Mixed-use Building on 2101 North Monroe Street (Maywood)
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Commercial Mixed-use Zoning Districts
C-O-1.5

Townhomes on 22nd Street North (N. Highlands East)

Mom’s Organic Market and Verde Point Apartments (N. Highlands West)

Crescent Apartments (East Falls Church)
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Commercial Mixed-use Zoning Districts
C-O-1.5
Height (Maximum)
Special Exception
Site Plan:
• Sites < than 20 acres: 10 stories (4)
• Sites > than or = 20 acres: 12 – 18 stories (n/a
on Lee Highway – largest site is approximately
7 acres) (5)

By-Right
n/a

Density/FAR (Maximum)
Special Exception
Site Plan:
• Multi-Family: 72 u/a
• Hotels: 110 u/a (6)

Permitted Uses
Multi-Family and
Hotels

By-Right
n/a

Institutional

35’ (1)

n/a

(1) (3)

1.5 FAR (6)

Office and
Commercial

35’ (2)

• Sites < than 20 acres: 8 stories (4)
• Sites > than or = 20 acres: 12 – 18 stories (5)

(3)

1.5 FAR (6)

Note: Table is a general representation of development regulations in zoning ordinance and may be different for specific site development applications.
(1) Only religious institutions are permitted by-right.
(2) For permitted office and commercial uses only.
(3)
• Site area up to 9,999 sf up to 0.4 FAR
• Site area from 10,000 sf – 19,999 sf up to 0.5 FAR
• Site area 20,000 sf and above up to 0.6 FAR
(4) Sites < than 20 acres: No building (excluding mechanical penthouse area) shall exceed 8 stories for office and 10 stories for multiple-family. Varied building
heights will be encouraged. Maximum average height shall not exceed 8 stories.
(5) Sites > than or = 20 acres: Varied building heights will be encouraged. Maximum average height shall not exceed 12 stories with no individual buildings exceeding
18 stories. Buildings greater than12 stories (for multiple-family/hotels) or 8 stories (for offices) shall not be located within 200 feet of a residential district with a
lower height limit.
(6) Restaurants, theaters, hotel meeting rooms, and community facilities and uses may be permitted and may exceed permitted densities by site plan approval,
provided any reduction in required parking shall follow special study of their related parking requirements.
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Q&A

54

What will PLH
analyze?
55

What will PLH analyze?
1. Permitted and built densities
2. Instances where the GLUP and Zoning Map do not align, specifically to understand:
a) Where misalignments are and impacts to achieving goals
b) Options for resolving conflicts and inconsistencies
c) Best practices/case studies of communities that have addressed similar challenges
3. GLUP and Zoning Ordinance (i.e. permitted uses, by-right, special exceptions, and
incentives, particularly for affordable housing) to identify areas of support and conflicts
with preliminary plan goals and key considerations
4. GLUP and Zoning Ordinance within the context of what is proposed for HCDs
Land Use Preliminary Aspirational Goal:
Transform Lee Highway into a walkable,
main street corridor, with wide range of
housing types, retail, services, and other
uses that serve diverse needs of nearby
communities.

Key Considerations Based on Community Feedback:
 New residential and commercial development in balance with
schools, community facilities, services and amenities.
 Enhanced walkability by all means (i.e. streetscapes, connections,
destinations, density etc.
 Maintaining affordability and respecting existing neighborhood
character as change occurs.
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Walkability
• Existing By-Right zoning provides limited/no
requirements for adding trees, reducing setbacks, or
making road improvements.
• Potential Action: investigate existing setback
standards to inform future vision and Implementation
tools
• C-2: 40 ft. from centerline of street
• C-1 | RA8-18 | RA6-15: larger of 50 ft. from
centerline of street or 25 ft. from any street rightof-way line
• Questions to consider:
• What are appropriate setbacks along Lee
Highway Corridor to promote walkable
streetscapes?
• Are there different setbacks appropriate in
different neighborhoods?

Source: Google Maps

Source: Google Maps
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Range of Uses
 Much of the commercially-zoned area of
Lee Highway is designated Service Commercial
on GLUP (C-1 or C-2) and does not allow for
multifamily residential development
 Potential Action: investigate ways to incentivize
mixed-use development along Lee Highway
 Question to consider:
– What type of uses are desired along Lee
Highway?
– Are additional standards needed to promote
and/or ensure appropriate development of
certain uses, such as day care, assisted living
facilities, and drive-through facilities?

Source: Google Maps

Source: Google Maps
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Range of Housing Types
• Several factors affect ability to provide diverse and
affordable types of housing (i.e. land values, construction

Semi-detached

costs, zoning etc.)

• Potential Action: explore standards associated with
existing residential zoning districts
• Question to consider:
• Are there minimum lot area/width requirements
that prevent desirable housing types?

Duplex in Langston

RA8-18 District Standards
Semi-detached

Duplex

Multiple-family

Minimum Lot Area

3,500 sq. ft.

7,000 sq. ft.

7,500 sq. ft.

Minimum Lot Area
per Dwelling Unit

3,500 sq. ft.

3,500 sq. ft.

1,200 sq. ft.

Minimum Lot Width

35 ft.

70 ft.

75 ft.

35 ft.
3½ stories

35 ft.
3½ stories

40 ft.
4 stories

Maximum Height

4-Plex
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What will PLH Inform?
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What will PLH inform?
• Areas of change and preservation
• Character for areas of change
• Future GLUP and Zoning (i.e. permitted uses, lot standards, setbacks and
density) changes to support a pattern of development that is walkable
and main street.
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How to stay involved and up to date
Share Project Information with your neighbors
https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/31/2018/11/LeeHighway_StudyOverview.pdf
Visit the project website https://projects.arlingtonva.us/plans-studies/land-use/lee-highway/ to:
• Subscribe to receive project updates and newsletters
• Sign-up for Focus Groups
• Learn about upcoming meeting and event dates
• Obtain meeting information and materials
Contact County Staff and CF Chair/Vice Chair
planleehighway@arlingtonva.us
Check us out on Social Media:
https://twitter.com/planArlingtonVA
https://www.facebook.com/planArlingtonVA/
Visit us at the Plan Lee Highway Design Studio
Located at the LHA Office (Russell Building)
4620 Lee Highway, Suite 208
(Open every other Friday from 12 – 3:30 PM)
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Land Use and HCD
Educational Forum:
HCD Update Presentation

arlingtonva.us/leehighway

Project Contact:
Natasha Alfonso-Ahmed
nalfonso-ahmed@arlingtonva.us

65

