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DATE:  February 3, 2011 
 
SUBJECT: Z-2549-10-1 Rezoning from "RA8-18,” Apartment Dwelling Districts to "RA6-15,” 
Apartment Dwelling Districts;" in the 1200 block North Rolfe Street  (RPC: 17-034-002).   

  
Applicant: 
North Rolfe LLC 
 
By: 
Nan Walsh, Esq. 
Walsh, Colucci, Lubeley, Emrich and Walsh 
2200 Clarendon Blvd., 13th Flr. 
Arlington Virginia  22201 
 
C. M. RECOMMENDATION: 

 
Adopt the attached resolution to rezone from "RA8-18 Apartment Dwelling Districts" to 
"RA6-15 Apartment Dwelling Districts"; the property is an unaddressed outlot in the 1200 
block North Rolfe Street  (RPC: #17-034-002). 

 
ISSUES:  This is a rezoning request for an outlot located in Radnor Heights.  There are no issues 
identified at this time. 
 
SUMMARY:  The applicant requests a rezoning of an outlot.  It is a vacant, former street-right-
of-way in the 1200 block of North Rolfe Street located between Fort Myer and an existing 
garden apartment complex, also owned by the applicant.  The applicant proposes a rezoning from 
“RA8-18” (which permits 36 dwelling units per acre) to “RA6-15” (which permits 48 dwelling 
units per acre), which would allow the density from this outlot into a “by-right” redevelopment 
of the adjacent property.  This is the only parcel in the vicinity (apart from Fort Myer and a small 
commercial property) that is not zoned “RA6-15”.   The remainder of the multifamily 
neighborhood is zoned “RA6-15”, and the proposed rezoning conforms to the General Land Use 
Plan (GLUP) designation of “Medium” Residential (37-72 units/acre).  Therefore, it is 
recommended that the County Board adopt the attached resolution approving a rezoning from 
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"RA8-18” Apartment Dwelling Districts to "RA6-15” Apartment Dwelling Districts of an 
unaddressed lot in the 1200 block North Rolfe Street.   
 
BACKGROUND:  The subject parcel is part of the “Fort Myer Heights” subdivision, which was 
platted and recorded in 1890.  The subject property was platted as a 50-foot wide street (an 
extension of what would eventually become 12th Street North) and dedicated as an easement for 
public use.   In Virginia before the late 1940s, the developers of a subdivision and their 
successors retained the fee simple title to the beds of streets. 
 
 
In 1950, when the current Arlington County Zoning Ordinance was adopted, the entire 
neighborhood, including the subject parcel, was zoned “RA8-18”.  From the 1950s to the 1970s, 
in piecemeal fashion, all surrounding properties in the neighborhood (except for Fort Myer) were 
rezoned to “RA6-15”, including the apartment complex immediately adjacent to this property 
(rezoned by the Board May 19, 1953).  The plat submitted with the application for rezoning for 
the adjacent apartment complex, and adopted by the County Board excluded the bed of the 
unbuilt 12th Street North (which in 1953 was still a dedicated public street) from the rezoning.  
On May 5, 1962, the County Board rezoned Fort Myer to “S-3A”, and again excluded the subject 
property.  When the subject property was vacated by the County Board as a public right-of-way 
in 1974, the County Board did not rezone the parcel.  However, a subsequent error in the Zoning 
Map (it is unclear in the record when the error first appeared, but it appears on a zoning map 
dated 1978) showed the subject property as split-zoned between “RA6-15” (like the neighboring 
apartment complex) and “S-3A” (like adjacent Fort Myer).  This error went unnoticed until last 
year.  The Zoning Map has subsequently been corrected.      
 
This stretch of street was never graded and constructed, and remained a paper street until 1974, 
when the owners of the adjacent apartment complex petitioned the County Board to vacate the 
public right-of-way easement.  The County Board approved the vacation, subject to retaining a 
public storm sewer easement over the property.  The apartment owners, as the successors of the 
original Fort Myer Heights subdividers, retained ownership of the entire bed of the now-vacated 
street right-of-way. Before 1974, since the subject property was still technically a right-of-way, 
the subject parcel did not have a General Land Use Plan (GLUP) designation.  The current 
General Land Use Plan designates the property as “Medium” Residential (37-72 units per acre), 
along with the rest of the neighborhood.   
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Site:  The site consists of vacant land with parking spaces for the neighboring apartment 
complex.  The lot is 18,949 square feet.   

 
 
 
 
 
 

 

Zoning:  The site is zoned “RA8-18” Apartment Dwelling Districts. 
 
Land Use:  The subject site is designated “Medium” Residential (37-72 units/acre). 
 
Neighborhood:  The site is located within the Radnor-Fort Myer Heights Civic Association.   
As of the date of this report, no comments have been received from the Civic Association, 
although staff has spoken with the Civic Association president regarding the matter.  

 
Proposed Rezoning:  The applicant proposes to rezone the subject site from “RA8-18” to “RA6-
15.”  The table below compares the by-right development potential under the existing and 
proposed zoning districts for this parcel:  
 
 

 DENSITY ALLOWED/TYPICAL USE MAXIMUM DEVELOPMENT1 
Existing Zoning   
   
“RA8-18” By-Right 
Site Area: 18,949 sq ft 

Apartment Houses/Town House Dwellings: 
1,200 sq ft/Lot 

15 Units/Townhouses (36.3 DU/Ac) 

   

Proposed Zoning   

“RA6-15”  By Right  
Site Area: 18,949 sq ft  

Apartment Houses/Town House Dwellings: 
900 sq ft/Lot 

21 Units/Townhouses (48 DU/Ac) 

   
 
 
DISCUSSION:  The subject parcel is a vacant outlot zoned “RA8-18”.  The parcel is owned by 
Rolfe Street LLC (the applicant), which also owns the apartment complex immediately adjacent.  
The adjacent apartment complex is zoned “RA6-15”.  The applicant is proposing to raze the 
existing apartment complex and construct a new apartment complex by-right.  The applicant 
                                                        
1 For potential available density when combined with the adjoining lot.  The outlot on its own is unbuildable.   

To the north: A 48-unit garden apartment complex (1200 North Rolfe 
Street) zoned “RA6-15”.   

To the south Fort Myer, zoned “S-3A” and designated “Government 
and Community Facilities” on the GLUP. 

To the east: Across North Rolfe Street, single-family and duplex 
rental houses zoned “RA6-15” and a mid-rise 
condominium complex zoned “RA6-15”.  All are 
designated “Medium” residential on the GLUP.    

To the west: Arlington Boulevard (US 50) limited access right of 
way, zoned “S-3A” and designated “Public” on the 
GLUP.   
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proposes to use the density available from the outlot to facilitate the redevelopment of the 
complex.  The bulk of the redevelopment will take place on the existing apartment complex 
property.  However, in order to use the density from the outlot, both properties must have the 
same zoning designation.  The applicant is not permitted to use the existing “RA8-18” density 
from the outlot in combination with the “RA6-15” density on the main parcel (which is zoned 
“RA6-15”), because the resulting development would be over the permitted density for the 
“RA6-15” zoning district.  Therefore, in order for the applicant to use any density from the 
outlot, the outlot must be in the same zoning category as the main parcel.  Furthermore, as an 
outlot, the subject parcel is not buildable on its own.     
 
Staff supports the proposed rezoning for the following reasons:  The current zoning designation 
of the subject site, “RA8-18”, is not consistent with the current General Land Use Plan (GLUP) 
designation, which is “Medium” Residential (37-72 units/acre).  The GLUP map indicates that 
medium-density apartment zoning districts, such as “RA6-15”, “RA7-16” and “RA-H” typically 
correspond with the   “Medium” Residential designation.  The “RA8-18” zoning category, 
however, is a lower density zoning district, which the GLUP shows as typically corresponding to 
the “Low-Medium” Residential (16-36 units/acre) designation.     
 
Furthermore, the surrounding multi-family neighborhood—initially zoned “RA8-18” at the time 
of adoption of the 1950 Zoning Ordinance and Map, had, except for the subject property, been 
rezoned piecemeal over the years from “RA8-18” to “RA6-15.”  The neighboring parcel (also 
owned by the applicants) was rezoned in 1953, the parcel across the street was rezoned in 1956, 
and the remaining “RA8-18” property was rezoned to “RA6-15” in 1978 as part of a general 
rezoning of the Radnor/Fort Myer Heights area.  It is possible that the subject parcel was 
excluded from that general rezoning because the zoning map in 1978 showed the parcel 
mistakenly partially zoned “RA6-15” already.      
 
Staff acknowledges that it is rare for there to be a rezoning application without an accompanying 
site plan.  It should be noted that the Zoning Ordinance does not require site plan applications to 
accompany rezoning applications.  As to the merits of the rezoning application, there are 
circumstances that make this case unique:  The fact that the current zoning designation of “RA8-
18”  does not typically correspond to  the GLUP designation and is out of conformance with 
what had been the County’s consistent practice with this neighborhood (that is, “RA6-15” 
zoning), indicates that the requested rezoning“RA6-15” is appropriate for the subject site.   
 
Community Process:   
 
The rezoning request was considered by the Planning Commission at their meeting of January 31, 
2011.  The Planning Commission voted 12-0 to defer the requested rezoning and posed to staff 
three (3) questions: 
 

1.   What would the impact be of the proposed rezoning on the neighborhood? 
Staff response:  The proposed rezoning from “RA8-18” to “RA6-15” would result in 
the subject property’s zoning matching the remainder of the neighborhood’s, and 
would harmonize the subject property’s zoning with the recommendations of the 
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General Land Use Plan. From a broader perspective, the applicant would be able to 
redevelop thecombined property with up to an additional 21 units.  Staff does not 
anticipate this rezoning application dramatically changing the character of the 
neighborhood, as the remainder of the neighborhood is already zoned “RA6-15”, in 
conformance with the GLUP, and all of these other properties have the same “by-
right” development potential as the subject property (should the subject property be 
rezoned to “RA6-15”).      

2. Is the rezoning necessary for the “public necessity, convenience, general welfare, and 
good zoning practice?” 
Staff response:  Staff believes that this is the case, as the proposed rezoning will bring 
the property in conformance with the GLUP as adopted for this neighborhood by the 
actions of the County Board.    

3. More information/analysis on the historic status of the adjoining apartment property.   
Staff response:  The subject property of the rezoning is a vacant outlot with no 
improvements.  The neighboring apartment complex, which the applicant also owns, 
but is not the subject of the rezoning request (as it is already zoned “RA6-15”), was 
constructed in 1940 and is therefore eligible to be placed on the National Register of 
Historic Places, if the property owner consents to such placement.  Being placed on 
the National Register does not prevent demolition or inappropriate changes to the 
structure, but is honorific and only qualifies a property for Federal and State 
preservation tax credits for historically appropriate rehabilitation.  The subject 
property is also identified on the Arlington County Historic Resources Inventory (HRI) 
as an “important” historic resource.  The Historic Preservation office has not 
officially released the HRI to the public, but is currently meeting with property 
owners. 

 
CONCLUSION:  The proposed rezoning is consistent with the zoning pattern of the surrounding 
properties, and the existing GLUP designation.  Therefore, it is recommended that the County 
Board adopt the attached resolution approving a rezoning from "RA8-18” Apartment Dwelling 
Districts to "RA6-15” Apartment Dwelling Districts, of an unaddressed lot in the 1200 block 
North Rolfe Street with RPC: 17-034-002.  



 

 
Z-2549-10-1 
1200 block North Rolfe Street - 6 - 
PLA-5820  

 
 

REZONING RESOLUTION 
 
 WHEREAS, the County Board of Arlington County (“County Board”) finds that North 
Rolfe LLC has requested a rezoning FROM "RA8-18 Apartment Dwelling Districts" TO "RA6-
15 Apartment Dwelling Districts" for property located at North Rolfe Street (RPC: #17-034-002)  
(“Property”); and 
  
 WHEREAS, the County Manager has recommended approval of the rezoning; and 
 
 WHEREAS, the Planning Commission has recommended deferral of the rezoning 
 
 WHEREAS, the County Board finds that the rezoning "RA6-15” Apartment Dwelling 
Districts will be consistent with the General Land Use Plan Designation for the Property; and 
 
 WHEREAS, the County Board finds that the rezoning to "RA6-15” Apartment Dwelling 
Districts is required by public necessity, convenience, general welfare, and good zoning practice; 
and 
 
 WHEREAS, the County Board of Arlington County held a duly advertised public hearing 
on the proposed rezoning on February 12, 2011. 
 
 NOW THEREFORE, be it resolved, that the Property located at North Rolfe Street RPC: 
#17-034-002 is hereby rezoned FROM "RA8-18” Apartment Dwelling Districts TO "RA6-15” 
Apartment Dwelling Districts, as shown on the attached map (Z-2540-10-1). 
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