
 

TO:      Planning Commission Members 

FROM:      Richard Tucker, Principal Planner DATE:  
October 813, 
2015 

SUBJECT: 

     Proposed General Land Use Plan  and Zoning Ordinance 
Amendments  Related to Implementation of the Western Rosslyn 
Area Plan  

 
 
A joint ZOCO/LRPC meeting is scheduled for Tuesday, October 13th at 7:00 pm in the Azalea 
Room (1st Floor) 2100 Clarendon Blvd.  The purpose of the meeting is to review proposed General 
Land Use Plan and Zoning Ordinance amendments related to the Western Rosslyn Area Plan. 
 
Overview 
 
This past July, the County Board adopted the Western Rosslyn Area Plan, which included several 
short-term action steps to be implemented post-adoption.  These action steps included amendments 
to the Zoning Ordinance and General Land Use Plan, which will facilitate the fulfillment of the 
vision for the area.   The following is a brief summary of the proposed changes: 
 
GLUP 
1. Amend the Rosslyn Coordinated Redevelopment District (RCRD) boundary to exclude the 

1555 Wilson Blvd (Penzance) site; and 
 

2. Add GLUP Note #2 establishing the Western Rosslyn Coordinated Development District 
[WRCRD] and add text to GLUP Booklet regarding the new District / planning area. 
 
These proposed GLUP amendments would establish the new Western Rosslyn Coordinated 
Redevelopment District, which would include the 1555 Wilson Boulevard office building site, 
Fire Station #10 and Rosslyn Highlands Park, the Wilson School, a convenience store (7-11), 
and Queens Court Apartments (see map on page 4).  GLUP Note #2, which had previously been 
vacated, is proposed to be amended to indicate the creation of the Western Rosslyn Coordinated 
Redevelopment District.  Language is also proposed to be added to the GLUP Booklet to 
identify the date of adoption of the district and to outline the goals of the new planning area; 
which is consistent with existing practice. 
 
Certain zoning provisions, which would be specific to this new district, are proposed (and 
discussed herein) to facilitate the implementation of the Area Plan. 
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3. Amend the GLUP to add an open space symbol on the Queens Court site (1801 North 
Quinn Street).  
 
Consistent with the goals and recommendations of the Area Plan, which calls for future open 
space in this location, a GLUP amendment for the above referenced site, to add an open space 
symbol (triangle), is proposed. 
 

Note: The Area Plan also indicates that re-designation of the Queens Court site (1801 
North Quinn Street) from “Low-Medium” Residential to “High-Medium” Residential and 
a portion of County-owned site (1559 Wilson Blvd) from “Public” to “High” Office-
Apartment-Hotel on the General Land Use Plan would be necessary to implement the 
vision.  Staff will endeavor to advertise these changes once site plan applications are 
submitted for the respective sites so that the GLUP amendment(s) may be considered by 
the County Board concurrent with the site plan.   

 
Zoning Ordinance 
1. S-3A Zoning District: Add a provision giving the County Board the authority to modify 

school height within the Western Rosslyn Coordinated Redevelopment District. 
 
Consistent with the vision expressed in the Area Plan, this mixed-use urban area was deemed to 
be an appropriate location for a multi-story secondary school with height up to 175 feet.  With 
the proposed change, the County Board would have the flexibility to consider a range of 
building heights, up to 175 feet for projects within the WRCRD for schools and school 
administrative building developed consistent with the Area Plan. The general height limit for 
schools (45 feet) is not proposed to be amended.  
 

2. RA4.8 Zoning District: Add provisions setting parameters for when the County Board 
may approve additional density, above 3.24 FAR, to achieve the goals of the Area Plan, 
such as additional affordable housing, within the WRCRD (APAH site). 
 
The future vision for the Queens Court site, as expressed in the Area Plan, is for up to 250 units 
of affordable housing.  To facilitate this development, the plan calls for a rezoning of the site, 
upon consideration of a site plan, to “RA4.8” which is a multi-family designation allowing 
density up to 3.24 FAR (plus applicable bonus density provisions).  The proposed Zoning 
Ordinance amendment would allow the County Board to consider additional density, up to 6.0 
FAR, if the proposed development is consistent with the goals of the Area Plan, provides 
publicly-accessible open space, and maximizes the number of affordable dwelling units to be 
achieved on the site.  The proposed amendment also stipulates a maximum height of up to 12 
stories, which was studied as part of the planning process. 
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3. C-O-Rosslyn Zoning District: Add references to the WRCRD and its goals. 
 

It is proposed that the “C-O-Rosslyn” Zoning District be amended to include references to 
properties designated as “High” Office-Apartment-Hotel and located within the Western 
Rosslyn Coordinated Redevelopment District, as shown on the proposed GLUP Map, and to 
include the goals of the WRCRD.  These changes to the zoning text would enable the County 
Board to consider redevelopment of the County parcel and the 1555 Wilson Blvd site with 
density up to 10.0 FAR; which would be consistent with the Area Plan.   
 

 
For more information about the Western Rosslyn Area Plan, please consult the WRAPS webpage. 

 
 
Additional Outreach and Timeline 
 
As the proposed Zoning and land use changes are consistent with the actions outlined in the adopted 
Plan, no additional outreach meetings are planned outside of ZOCO/LRPC.  Staff has notified 
adjacent civic associations and WRAPS Working Group members of the public review process that 
begins with this joint ZOCO/LRPC meeting.   
 
Subject to ZOCO/LRPC review, a “Request to Advertise” staff report will be scheduled for County 
Board review in the November/December timeframe. It is anticipated that this matter will be 
scheduled for final County Board consideration in the January December 2015 timeframe; which 
would coincide with consideration of the Park Plan for Rosslyn Highlands Park and nearby open 
spaces. 

http://projects.arlingtonva.us/plans-studies/land-use/wraps/


PROPOSED GLUP AND ZONING AMENDMENTS TO IMPLEMENT THE 
WESTERN ROSSLYN AREA PLAN 

 
GLUP AMENDMENTS 
 

1. Amend the boundary of the Rosslyn Coordinated Redevelopment District (RCRD) on the 
General Land Use Plan to remove 1555 Wilson Boulevard from the District. 

2. Designate the Western Rosslyn Coordinated Redevelopment District (WRCRD) on the 
General Land Use Plan for the 2-block area bounded by Wilson Boulevard to the south, Quinn 
Street to the west, Key Boulevard and 18th Street to the north and the easternmost property 
boundary of 1555 Wilson Boulevard to the east.  
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3.    Add GLUP Note #2: 
This area was designated the Western Rosslyn Coordinated Redevelopment District on 
__(date)_______. 

 
 
4.  GLUP Booklet Amendment 
 

Western Rosslyn Coordinated Redevelopment District 
 

On __(date)_______, the County Board established the “Western Rosslyn Coordinated 
Redevelopment District.”  The purpose of this special district is to realize an opportunity to 
rebuild three civic uses with a new fire station, multi-story secondary school and publicly-
accessible park and recreational space for the community, clustered around new private 
residential, retail and officemixed use development, and also incorporates the following 
additional goals: 
A. Affordable housing; 
B. Energy efficiency and sustainability; 
C. Economically viable, urban and vibrant development with a mix of uses, heights and 

densities; and 
D. Effective multi-modal transportation facilities and services 
 
The vision for the district includes creation of an identifiable urban place that is active during 
the day and evening with a mix of neighborhood residents, employees, and students, and 
residents of all income levels.  The area is envisioned to be distinguished by a new urban park, 
school athletic field space and courts, retail amenities and a modern fire station to meet the 
expanding needs of the community.  The district is connected to the core of Rosslyn with a 
continuation of the high-density, mixed-use development in central Rosslyn.   

 
This vision is to be realized through development of three separate but coordinated areas, 
including a Mixed-use Development Area, a School Development Area and a Housing 
Development Area.  Site plan and use permit projects in the District are expected to maximize 
affordable housing, and facilitate the realization of the new fire station, publicly-accessible 
open space, a new mid-block street, improved streetscape and a mix of uses.  Development of 
the school and housing development sites are expected to incorporate or reference architectural 
elements of the original 1910 Wilson School and Queen’s Court apartment buildings.



Article 4. Public (P) Districts 1 
 2 

* * * 3 

§4.2. S-3A, Special District 4 

* * * 5 

 Density and dimensional standards 6 

A. By-right 7 
Development allowed by-right in the S-3A district shall comply with the following area, width and 8 
height requirements, except as otherwise expressly allowed or stated. 9 

Type of Standard One-family Dwelling All Other Uses 
Lot area, minimum  3 acres 6,000 square feet 
Lot width, average minimum (feet)35F 60 60 
Height, maximum (feet) 35 45 

B. Special exception 10 
All development allowed by special exception in the S-3A district shall comply with the following 11 
standards, except as otherwise approved by the County Board. 12 

Type of Standard 

Colleges, Hospitals,  
and Social Service  

Institutions  All Other Uses 
Lot area, minimum  5 acres 6,000 square feet 
Lot width, average minimum (feet)35F -- 60 
Height, maximum (feet) 45 45 

 13 

C. Bulk, coverage and placement 14 
For bulk, coverage and placement requirements not listed in this section see §3.2. 15 

 16 
D.  Exceptions 17 

The height of schools and school administration buildings may be increased, subject to 18 
approval of a use permit, as follows: 19 

1.  on sites For development projects that are 19 acres or more, to a height may be 20 
increased to a height not to exceed 75 feet, subject to the approval of a use permit.   21 

2. For development projects within the Western Rosslyn Coordinated Redevelopment 22 
District as shown on the General Land Use Plan, where the County Board finds that the 23 
development project is consistent with the Guiding Principles and recommendations in 24 
the Western Rosslyn Area Plan, to a height not to exceed 175 feet. 25 

* * *  26 
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Article 7. Commercial/ Mixed Use (C) Districts 27 
 28 

* * * 29 

§7.2. RA4.8, MULTIPLE-FAMILY DWELLING DISTRICT 30 

 31 
* * * 32 

 Density and dimensional standards 33 

 34 
* * * 35 

B. Special exception 36 
Development allowed by special exception in the RA4.8 district shall comply with the 37 
following standards, except as otherwise approved by the County Board 38 

 39 

Type of Standard 

Two-family Dwellings 

Low or 
Moderate 
Income 
Housing 

Townhouse, 
Semi-

detached, and 
Existing One-

family 
Dwellings 

Multiple-
family  

All Retail and 
Food 

Establishment  
uses 

All 
other 
uses 

Semi-
detached Duplex 

Site area, minimum (sq. ft.) 7,000 7,000   30,000  5,000 
Lot, minimum (sq. ft.)        

Lot area 3,500 7,000   30,000  5,000 
Lot area per dwelling unit  3,500 3,500   --  -- 

Lot width, minimum average 
(feet) 

       
Lot width 56 56 See 12.3.7 See 12.3.4 150  150 
Lot width per dwelling unit 28 --   --  -- 

Height        

Maximum (feet) 35 35 
  136 (including 

mechanical 
penthouse and 
parapet walls) 

 
35 

Maximum (number of stories) 3 ½ 3 ½   --  -- 

Floor area ratio  -- -- 
  3.24  

(including all 
commercial 

uses) 

0.5  
(street level only) -- 

Floor area, minimum (sq. ft.)        
Floor area per dwelling unit, 
exclusive of basement or attic 750 750   --  -- 

C. Bulk coverage and placement 40 
For bulk, coverage and placement requirements not listed in this section see §3.2. 41 
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D. Exceptions 42 

1. Minimum lot area and width 43 
The County Board may authorize application for rezoning to the RA-4.8 district where a 44 
lot or plot having less width or less area which is any part of a block surrounded by streets 45 
and/or buildings that generally comply with the provisions of this section. 46 

2. Floor area ratio Density 47 

(a) Maximum floor area, including any commercial uses permitted on a given site, shall 48 
be determined by multiplying the site area by 3.24. Any mechanical penthouse area 49 
in excess of that used for elevator, mechanical or maintenance equipment shall be 50 
counted as gross floor area.  51 

(b) Where a development project is within the Western Rosslyn Coordinated 52 
Redevelopment District and designated High-Medium Residential on the General 53 
Land Use Plan, the County Board may, in accordance with §15.5, approve a site 54 
plan with density up to 6.0 F.A.R, provided, however, under no circumstances shall 55 
application of this provision for additional density be applied to permit a height 56 
greater than 12 stories.  In approving such site plan, the County Board shall find 57 
that: 58 

(1) The development project is consistent with the guiding principles and 59 
recommendations of the Western Rosslyn Area Plan; 60 

(2) All of the dwelling units in the development project are affordable to persons 61 
of low or moderate income, provided, however, the County Board may modify 62 
this requirement in order to achieve other goals of the Western Rosslyn Area 63 
Plan; and 64 

(3) The development project provides publicly-accessible open space. 65 
  66 
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§7.15. C-O Rosslyn, Mixed Use Rosslyn District 67 

 Purpose   68 

The purpose of the C-O Rosslyn, Mixed Use Rosslyn District is to encourage a mixed-69 
use development of office, retail and service commercial, hotel and multiple-family 70 
dwelling uses within the Rosslyn Metro station Area and the areas designated as the 71 
Rosslyn Coordinated Redevelopment District and Western Rosslyn Coordinated 72 
Redevelopment District on the General Land Use Plan.  When a development project is 73 
located in the area designated Rosslyn Coordinated Redevelopment District on the 74 
General Land Use Plan; or designated High Office-Apartment-Hotel and located in the 75 
area designated Western Rosslyn Coordinated Redevelopment District on the General 76 
Land Use Plan, site plans may be approved by the County Board.  Determination as to the 77 
actual types and densities of uses to be allowed will be based on the characteristics of the 78 
site and its location, and on the extent to which the proposed site plan for development, 79 
redevelopment or rehabilitation of the site meets the standards of this section and is 80 
consistent with the policies and recommendations contained in the Rosslyn Station Area 81 
Plan Addendum or guiding principles of the Western Rosslyn Area Plan and other plans 82 
and policies established for the area by the County Board.  The goals of this district are 83 
to: 84 

A. Create premier office space suitable for regional and national headquarters of major 85 
corporations, institutions and international firms;  86 

B. Provide hotels that expand and enhance hotel services for Rosslyn and Arlington 87 
County businesses, residents, and visitors;  88 

C. Provide residential development that meets the housing goals and policies of 89 
Arlington County;  90 

D. Implement urban design, streetscape and open space plans and policies, including the 91 
central place, the esplanade and other public facilities;  92 

E. Achieve the policy objectives for increasing retail commercial services in the center 93 
of Rosslyn; and  94 

F. Achieve superior architecture and the best in urban design practice. 95 
 96 

 Uses  97 
Uses shall be as specified in §7.1 and special exception site plans as previously approved by the 98 
County Board, subject to all conditions of approval and any future amendments which the County 99 
Board may approve. 100 

 101 

 Density and dimensional standards 102 

A. By-right 103 
Development allowed by-right in the C-O Rosslyn district shall comply with the following 104 
standards, except as otherwise expressly allowed or stated.  105 
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Type of Standard 

Single-
family 

Dwellings 
All Other 

Uses 
Lot area, minimum (sq. ft.) 6,000 20,000 
Lot width (feet) 60 100 
Height, maximum (feet) 35 35 
Floor area ratio, maximum   

Site area up to 9,999 -- 0.40 
Site area 10,000 to 19,999 -- 0.50 
Site area 20,000 and above -- 0.60 

Special exception 106 
Development allowed by special exception in the C-O district shall comply with the 107 
following standards, except as otherwise approved by the County Board. 108 

Type of Standard 

Office, 
Retail, 
Service 

Commercial 

Multiple-
family 

Dwellings Hotel 
Lot area, minimum (sq. ft.) 30,000 30,000 30,000 
Lot width, average  (feet) 125 125 125 
Height, maximum, including penthouse and parapet 
walls (feet) 153 180 180 
Floor area ratio, maximum 3.8 4.8 4.8 

Bulk, coverage and placement 109 
For bulk, coverage and placement requirements not listed in this section see §3.2.  110 

D. Exceptions 111 

1. Density 112 
No portion of the site shall be used more than one time in computing the permitted 113 
density.  All mechanical penthouse area in excess of that used for elevator, mechanical, 114 
or maintenance equipment shall be counted as gross floor area.  115 

2. Provision for additional density and height 116 

(a) In considering the approval of a site plan within the Rosslyn Metro Station Area 117 
and Rosslyn Coordinated Redevelopment District or within the Western Rosslyn 118 
Coordinated Redevelopment District, the County Board may permit additional height 119 
and density, above that provided in §7.15.3.B, subject to §7.15.3.D.2(a), (b) and (c)  120 
below.   3.8 floor area ratio (FAR) for office, retail and service commercial uses, 121 
above 4.8 F.A.R. for hotels and multiple-family dwellings, and above the existing 122 
density on a site when it is already greater than 3.8 F.A.R. for office, retail and service 123 
commercial uses, or above 4.8 F.A.R. for hotels and multiple-family dwellings, up to 124 
maximum of 10.0 F.A.R. and/or height up to a maximum of 300 feet.  Increases in 125 
density and height may be approved when the County Board finds that the 126 
development proposal offers important community benefits identified in approved 127 
plans for the area and meets the other special exception criteria of the zoning 128 
ordinance.  In considering such modification, the County Board may also consider 129 
characteristics of the site and the area as described in §15.5.7 and the plans and 130 
policies adopted for the area.  Provisions of §15.5.9 for the approval of additional 131 
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height and density shall not be applicable in the C-O Rosslyn district.  Under no 132 
circumstances shall application of the modification of use provisions of §15.5.7 be 133 
applied to permit a density of more than 10.0 F.A.R. or a height of more than 300 feet 134 
except as described below. Additionally, tTo enable the county to provide for adequate 135 
streets the County Board may grant additional density (F.A.R.) within the height limit 136 
up to an amount that would be permitted if any area dedicated from the site for street 137 
purposes were permitted to be counted in calculating density.  138 

(a)  Rosslyn Metro Station area and Rosslyn Coordinated Redevelopment 139 
District 140 
Where consistent with the following goals for the the Rosslyn Metro Station area 141 
and the Rosslyn Coordinated Redevelopment District, site plans with additional 142 
density and height as provided in §7.15.3.D.2 above may be considered within up 143 
to maximum of 10.0 F.A.R. and/or height up to a maximum of 300 feet:  144 

(i) Create premier office space suitable for regional and national headquarters 145 
of major corporations, institutions and international firms;  146 

(ii) Provide hotels that expand and enhance hotel services for Rosslyn and 147 
Arlington County businesses, residents, and visitors;  148 

(iii) Provide residential development that meets the housing goals and policies 149 
of Arlington County;  150 

(iv) Implement urban design, streetscape and open space plans and policies, 151 
including the central place, the esplanade and other public facilities;  152 

(v) Achieve the policy objectives for increasing retail commercial services in 153 
the center of Rosslyn; and  154 

(vi) Achieve superior architecture and the best in urban design practice. 155 

(b) Central Place 156 

To enable the county to achieve an enhanced Rosslyn skyline and other 157 
community amenities the County Board may grant additional height up to 158 
maximum of 490 feet above sea level for projects within Central Place (defined 159 
as the area bounded by 19th Street N., N.  Lynn Street, Wilson Boulevard, and 160 
Fort Myer Drive).  Development subject to site plan approval pursuant to §15.5 161 
within Central Place may be approved when the County Board finds a project is 162 
generally consistent with the May 5, 2007 County Board  Resolution on Urban 163 
Design Principles for Rosslyn Central Place, the goals of the Rosslyn 164 
Coordinated Redevelopment District as provided in 1(a) above, and additionally 165 
meets the standards of §15.5.5. 166 

(c) Western Rosslyn Coordinated Redevelopment District 167 
Where consistent with the following goals for the the Rosslyn Metro Station area 168 
and the Western Rosslyn Coordinated Redevelopment District, site plans with 169 
additional density and height as provided in §7.15.3.D.2 above may be 170 
considered within up to maximum of 10.0 F.A.R. and/or height up to a maximum 171 
of 270 feet:  172 

(i) A new fire station; 173 
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(ii) A multi-story secondary school; 174 

(iii) Publicly-accessible park and recreational space for the community 175 
Affordable housing; 176 

(iv) Energy efficiency and sustainability; 177 

(v) Economically viable, urban and vibrant development with a mix of uses, 178 
heights and densities; and 179 

(vi) Effective multi-modal transportation facilities and services 180 

3. Lot area and width 181 
The County Board may authorize application for rezoning to the C-O Rosslyn District 182 
where a lot or plot having less width or less area is part of a block surrounded by streets 183 
and/or buildings that generally comply with the provisions of this section. 184 

 District use standards 185 
Use standards applicable to specific uses in the C-O Rosslyn district include: 186 

A. [Reserved] 187 

 Site development standards 188 
The site development standards of Article 13 and Article 14 apply to all development, except as 189 
otherwise specified below.   190 

A. Retail and service commercial uses when allowed by the General Land Use Plan 191 
In site plan projects, retail and service commercial uses, when allowed by the General Land 192 
Use Plan, shall be provided and located as described in the Rosslyn Station Area Plan 193 
Addendum.  Primary retail and service commercial uses shall generally be located at the 194 
street level and on the streets identified for such uses in the Rosslyn Station Area Plan 195 
Addendum.  Secondary retail and service commercial uses shall generally be located on 196 
levels other than the street level and off the street frontages or in areas designated for 197 
secondary retail and service commercial uses in the Rosslyn Station Area Plan Addendum. 198 

B. Landscaping 199 
20 percent of total site area is required to be landscaped open space in accordance with the 200 
requirements of §14.2, Landscaping.  The County Board may modify landscaping 201 
requirements by site plan approval when the County Board finds that the proposed site plan 202 
accomplishes the policies and recommendations contained in the Rosslyn Station Area Plan 203 
Addendum, the Western Rosslyn Area Plan and other plans and policies established for the 204 
area by the County Board. 205 

C. Parking 206 

1. Parking shall be regulated as specified and regulated in §14.3, and as specified below, 207 
except that the County Board may specify and modify parking regulations by site plan 208 
approval: 209 

(a) Dwelling unit 210 
One off-street parking space shall be provided for each dwelling unit. 211 
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(b) Hotel 212 
0.7 off-street parking space for each guest room and dwelling unit.   213 

2. The parking provided shall be located below grade or within the structure housing the use 214 
to which the parking is appurtenant, except as may be allowed in an approved site plan. 215 

3. Off-street loading spaces for all permitted uses shall be provided as specified in §14.3.171F 216 

4. Transportation Demand Management plans shall be required to be approved as part of 217 
any site plan approval unless determined otherwise by the County Board.  Office, retail 218 
and service commercial parking may be approved within a range between the rate of one 219 
off-street parking space for each 530 sq. ft. of office, retail and service commercial gross 220 
floor area and the rate of one off-street parking space for each 1,000 sq. ft. of office, retail 221 
and service commercial gross floor area depending on the adequacy of the Transportation 222 
Demand Management plan in addressing the need for parking.  Short-term, convenient 223 
parking shall be provided for customers of commercial tenant retailers when the business 224 
premises are open to the public for business. 225 

 Streetscape 226 
Streetscapes, including curb, gutter, sidewalk, street light, street furniture, landscaping and other 227 
elements, shall be provided as contained in the Rosslyn Station Area Plan Addendum, Western 228 
Rosslyn Area Plan, and other plans and policies established for the area by the County Board. 229 

 230 
* * * 231 

 232 
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