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REVISED REPORT 
 
DATE:  December 9, 2011 
 
SUBJECT:  Request to Advertise Public Hearings by the Planning Commission and the County 
Board on a General Land Use Plan Amendment from "Low-Medium" Residential (16-36 
units/acre) to  either "Low" Office-Apartment-Hotel (up to 1.5 FAR office; up to 72 units/acre 
residential; up to 110 units/acre hotel) or “Medium” Residential (37-72 units/acre) for the 
property known as 1700 Lee Highway which encompasses the portion of the block bounded by 
Lee Highway to the north and North Quinn Street to the east and reaching halfway across the 
block west towards North Scott Street and partway across the block south towards the adjacent 
residential buildings. 
 
REVISION EXPLANATION: This report revises the report dated October 13, 2011 to adjust 
staff recommendation to amend the General Land Use Plan from “Low-Medium” Residential 
(16-36 units/acre) to either “Low” Office-Apartment-Hotel (up to 1.5 F.A.R. office; up to 72 
units/acre residential; up to 110 units/acre hotel) or “Medium” Residential (37-72 units/acre) for 
the property known as 1700 Lee Highway.  This recommendation is consistent with the general 
input of the Planning Commission and staff analysis. 
 
C. M. RECOMMENDATION:   
 

Authorize the advertisement of public hearings to consider amending the General Land 
Use Plan for the property known as 1700 Lee Highway which encompasses the portion of 
the block bounded by Lee Highway to the north and North Quinn Street to the east and 
reaching halfway across the block west towards North Scott Street and partway across the 
block south towards the adjacent residential buildings from “Low-Medium” Residential 
(16-36 units/acre) to either “Low” Office-Apartment-Hotel (up to 1.5 FAR office; up to 72 
units/acre residential; up to 110 units/acre hotel) or “Medium” Residential (37-72 units/ 
acre) to a date concurrent with future public hearings by the Planning Commission and 
County Board for an appropriate associated site plan application.  (see attached map) 

 
ISSUES:  As called for in the adopted “Policy for Consideration of General Land Use Plan 
(GLUP) Amendments Unanticipated by Previous Planning Efforts,” a special planning study was 
undertaken in response to a GLUP amendment request filed for the subject site.  The proposed 
advertisement is consistent with the conclusions of the special study and no issues have been 
identified. 

 

26.
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SUMMARY:  A Special GLUP Study per the County’s “Policy for Consideration of General 
Land Use Plan Amendments Unanticipated by Previous Planning Efforts” was originated in 
response to a proposed GLUP amendment request submitted to change the land use for this site 
from “Low-Medium” Residential (16-36 units/acre) to either “Low” Office-Apartment-Hotel (up 
to 1.5 FAR office; up to 72 units/acre residential; up to 110 units/acre hotel) or “Medium” 
Residential (37-72 units/ acre). 
 
The objective of the Special GLUP Study was to analyze the site in the context of the 
surrounding area and to obtain feedback from the LRPC on the appropriateness of the requested 
GLUP change and to evaluate whether other GLUP categories may also be appropriate.  Based 
on staff’s analysis of the relevant planning documents and adopted policies and the input 
provided by the Long Range Planning Committee (“LRPC”) of the Planning Commission and 
community representatives through a special review process involving two (2) meetings, staff 
has concluded that a GLUP amendment from “Low-Medium” Residential to “Low” Office-
Apartment-Hotel could be appropriate for the study area due to various reasons enumerated 
further in this report and the attached memorandum for the Colony House Special GLUP Study, 
including its location along Lee Highway and Interstate 66.  In addition, “Medium” Residential 
could also be a potentially appropriate GLUP category, as this category would also provide for 
an appropriate form for this site, as much of the area surrounding this site, while designated 
“Low-Medium” Residential, is actually zoned districts associated with “Medium” as opposed to 
“Low-Medium” Residential. 
 
BACKGROUND:  In 2008, the County Board adopted a new policy regarding GLUP 
amendments.  The “Policy for Consideration of General Land Use Plan Amendments 
Unanticipated by Previous Planning Efforts” calls for a community review process in those 
instances when a requested land use change is inconsistent with an adopted plan or when the 
request is in an area without an adopted plan. The policy includes the following language: “…a 
proposed GLUP amendment for any site not identified in a County Board adopted planning study 
as appropriate for such a GLUP amendment will not be considered until such a planning study or 
analysis has been completed and presented to the County Board.”   In this instance, the site is 
located within the Rosslyn Transit Station Area Plan Addendum (1992) area and, while the 
addendum has little specific guidance for this site on the periphery of the study area, the plan 
calls for it to remain “residential.”  Additionally, the Rosslyn Transit Station Area Study, which 
predated the aforementioned plan and was adopted in 1977, recommends maintaining the site’s 
“Low-Medium” Residential GLUP designation. 
 
DISCUSSION:  As required under the “Policy for Consideration of General Land Use Plan 
Amendments Unanticipated by Previous Planning Efforts,” staff initiated a review process led by 
the Long Range Planning Committee (LRPC) (see attached process outline).  The GLUP 
amendment request was submitted to the County on May 13, 2011 and subsequently two (2) 
meetings, one (1) on July 28, 2011 and one (1) on September 15, 2011, were held at which staff 
presented background information and analysis and the LRPC and community representatives 
discussed a potential amendment and other related issues.   
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The objective of the special study was to analyze the site in the context of the surrounding area 
and to obtain feedback from the LRPC on the appropriateness of the requested GLUP change 
and to evaluate whether other GLUP categories may also be appropriate.  The scope of the study 
included the history of the GLUP and zoning designations for the subject site and surrounding 
area; an analysis of the existing GLUP and zoning designations for the subject site and 
surrounding area, including uses, density, heights, and the like; a summary of the 
recommendations of relevant plans and adopted policies; an analysis of the proposed GLUP 
amendment request, including uses, density, heights, and the like; three (3)-dimensional 
modeling of the existing conditions and what the proposed GLUP designation would 
theoretically allow; and a preliminary transportation analysis.   
 
The request is to amend the GLUP to “Low” Office-Apartment-Hotel (up to 1.5 FAR office; up 
to 72 units/acre residential; up to 110 units/acre hotel) concurrent with a rezoning application to 
“C-O-1.5” (Commercial Office Building, Hotel and Apartment Districts) and a preliminary 
proposal for an eight (8)-story, freestanding extended stay hotel.  The 53,636 square foot site is 
currently developed with one (1) commercial building constructed by-right in c. 1957 that has 
been operated as the Colony House furniture store.  The proposed “Low” Office-Apartment-
Hotel GLUP designation, which corresponds to the C-O-1.5 zoning district, would allow for up 
to 1.5 FAR for office development, 72 units per acre for apartment development and 110 
units/acre for hotel development.  The height limit for C-O-1.5 is eight (8) stories for office 
development and ten (10) stories for apartment or hotel development.  
 
The subject site is located within the Colonial Village Civic Association boundaries and is 
adjacent to the North Rosslyn Civic Association.   
 
Long Range Planning Committee Process – To summarize the feedback received through the 
process, there was general support from both commissioners and community representatives for 
providing for additional density and height on this site to encourage its redevelopment through 
the site plan process and to achieve a form compatible with the surrounding area.  There 
appeared to be general support for an amendment to either “Low” Office-Apartment-Hotel or 
“Medium” Residential.  Concerns were expressed on the part of both commissioners and 
community representatives about how this site could redevelop by-right as opposed to through 
the site plan process.   
 
Across Lee Highway, is the North Highlands Civic Association.  A representative of the North 
Rosslyn Civic Association participated fully in the LRPC discussions, as did representatives of 
Rosslyn Renaissance.  These representatives articulated support for an amendment to “Low” 
Office-Apartment-Hotel during the study process. Representatives of the Colonial Village Civic 
Association and the North Highlands Civic Association were contacted and invited to participate 
in the LRPC process, but did not participate.   
 
Planning Commission Meeting - At the October 3, 2011 Planning Commission meeting, there 
was no public testimony and, after staff’s presentation, the commissioners voted eight (8) to zero 
(0) in support of staff’s draft recommendation that either “Low” Office-Apartment-Hotel or 
“Medium” Residential are appropriate designations for the site, subject to an appropriate plan.  
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One (1) commissioner asked staff if there had been any recent rezonings from C-2 to C-O-1.5.  
There were no other questions for staff and no additional discussion. 
 
Staff Recommendation – As a result of its analysis, staff concurs with the general input of the 
Planning Commission, the LRPC, the North Rosslyn Civic Association and Rosslyn Renaissance 
that either “Low” Office-Apartment-Hotel or “Medium” Residential are is within realm of 
consideration and should be advertised for consideration, subject to an appropriate site plan.   
Staff concludes that with the appropriate uses, heights, tapering and transitions, which can be 
addressed through the site plan process, “Low” Office-Apartment-Hotel and the associated C-O-
1.5 zoning district could allow for flexibility in redeveloping this site with a mix of uses, 
including apartment, office or hotel development with or without retail.  “Low” Office-
Apartment-Hotel could provide for an appropriate form of development at this location that is 
compatible with surrounding development. Theis proposed designations would also be consistent 
with and in keeping with good planning principles that encourage smart growth and sustainable, 
walkable development close to Metrorail corridors (see attached memorandum on the Colony 
House Special GLUP Study for more detailed information).  
 
Staff also concluded that “Medium” Residential is also within the realm of consideration.  
However, staff is only recommending that the “Low” Office-Apartment-Hotel designation be 
advertised for this site in response to the developer’s specific request. 
 
Advertisement Process – The GLUP is the primary policy guide for the future development of 
the County.  Since its original adoption in 1961, the GLUP has been updated and periodically 
amended to more clearly reflect the intended use for a particular area.  The GLUP may be 
amended either as part of a long-term planning process for a designated area or as a result of an 
individual request for a specific change.  While the applicant has not yet filed a site plan 
application, staff recommends advertising the potential GLUP change, as this is consistent with 
the recommendations of the Special GLUP Study process.  The request to advertise is the first 
step in the GLUP amendment process.  Authorizing the advertisement of an amendment would 
not imply that the County Board supports the proposed change, but that it is in the realm of 
consideration. 
 
CONCLUSION:  Based on staff’s analysis of the relevant planning documents and adopted 
County policies and the general support of the Planning Commission, the Long Range Planning 
Committee of the Planning Commission, the North Rosslyn Civic Association and Rosslyn 
Renaissance, staff found in its memorandum documenting the Special GLUP Study process that 
either “Low” Office-Apartment-Hotel or “Medium” Residential are is potentially appropriate 
designations for this site, subject to an appropriate site plan, due to the various reasons 
enumerated above, including the location and topography of the site.  Consistent with the 
findings of the memorandum, staff recommends that the County Board authorize advertisement 
of public hearings on a General Land Use Plan amendment from “Low-Medium” Residential to 
either “Low” Office-Apartment-Hotel or “Medium” Residential for the subject site to a date 
concurrent with future public hearings by the Planning Commission and County Board for 
appropriate associated rezoning and site plan applications. 
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RESOLUTION TO AUTHORIZE ADVERTISEMENT OF PUBLIC HEARINGS BY 
THE PLANNING COMMISSION AND COUNTY BOARD ON THE FOLLOWING: 
  
GENERAL LAND USE PLAN AMENDMENT TO CHANGE THE LAND USE 
DESIGNATION FOR A PROPERTY KNOWN AS  1700 LEE HIGHWAY WHICH 
ENCOMPASSES THE PORTION OF THE BLOCK BOUNDED BY LEE HIGHWAY TO 
THE NORTH AND NORTH QUINN STREET TO THE EAST AND REACHING HALFWAY 
ACROSS THE BLOCK WEST TOWARDS NORTH SCOTT STREET AND PARTWAY 
ACROSS THE BLOCK SOUTH TOWARDS THE ADJACENT RESIDENTIAL BUILDINGS 
FROM “LOW-MEDIUM” RESIDENTIAL (16-36 UNITS/ACRE) TO EITHER “LOW” 
OFFICE-APARTMENT-HOTEL (UP TO 1.5 FAR OFFICE; UP TO 72 UNITS/ACRE 
RESIDENTIAL; UP TO 110 UNITS/ACRE HOTEL) OR “MEDIUM” RESIDENTIAL (37-72 
UNITS/ACRE). 
 
Whereas, the proposed General Land Use Plan amendments would accomplish the harmonious 
development of the County and promote the health, safety, morals, order, convenience, 
prosperity and general welfare of the inhabitants as set forth in the General Land Use Plan 
booklet; and 
 
Whereas, the County Board of Arlington desires to consider whether the subject General Land 
Use Plan amendment is appropriate for the Property. 
 
Therefore, the County Board of Arlington hereby resolves to authorize advertisement of public 
hearings on a General Land Use Plan amendment to change the land use designation for the 
property known as 1700 Lee Highway which encompasses the portion of the block bounded by 
Lee Highway to the north and North Quinn Street to the east and reaching halfway across the 
block west towards North Scott Street and partway across the block south towards the adjacent 
residential buildings from “Low-Medium” Residential (16-36 units/acre) to either “Low” 
Office-Apartment-Hotel (up to 1.5 FAR office; up to 72 units/acre residential; up to 110 
units/acre hotel) or “Medium” Residential (37-72 units/acre).  
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PREVIOUS COUNTY BOARD ACTIONS: 
 
 
1961 “High-Medium” Residential (14-39 units/acre) 
 
1975 “Low-Medium” Residential (16-30 units/acre) 
 
1987 “Low-Medium” Residential redefined as “16-36 

units/acre” 
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COLONY HOUSE SITE – SPECIAL GLUP STUDY PROCESS 

 
 
 
BACKGROUND:  A General Land Use Plan (GLUP) amendment request has been submitted to 
change the portion of the block bounded by Lee Highway to the north and North Quinn Street to 
the east and reaching halfway across the block west towards North Scott Street and partway 
across the block south towards the adjacent residential buildings from “Low-Medium” 
Residential (16-36 units/acre) to “Low” Office-Apartment-Hotel (up to 1.5 FAR office; up to 72 
units/acre residential; up to 110 units/acre hotel). The proposed GLUP amendment is in 
conjunction with a rezoning request from “C-2” (Service Commercial - Community Business 
Districts) to “C-O-1.5” (Commercial Office Building, Hotel and Apartment Districts), consistent 
with the requested GLUP designation.   
 
This site falls within the boundaries of the Rosslyn Transit Station Area Plan Addendum (1992), 
which calls for this site to remain “residential.”  Consistent with the  “Policy for Consideration of 
General Land Use Plan Amendments Unanticipated by Previous Planning Efforts” adopted by 
the County Board in 2008, a community review process is needed in those instances where a 
requested land use change is inconsistent with the recommendations of the relevant adopted plan. 
Below is a description of the scope and process to analyze the proposed GLUP amendment. 
 
OBJECTIVE:   The objective is to analyze the site in the context of the surrounding area and 
obtain feedback from LRPC on the appropriateness of the requested change.  With this input, 
staff will develop a recommendation to the County Board regarding this GLUP amendment 
request and what GLUP category or categories may be appropriate for this site.   
 
SCOPE:  Planning meetings will be led by the Long Range Planning Committee (LRPC) of the 
Planning Commission (see LRPC meeting process below for more information).  The scope of 
the study includes the following:  
 
 History of GLUP and Zoning designations for the subject site and surrounding area  
 Existing GLUP and Zoning designations for the subject site and surrounding area – uses; 

density; heights; etc.  
 Recommendations of other relevant plans and policies 
 Proposed GLUP amendment request – allowable uses; density; heights; etc. 
 3-D modeling of existing conditions and what the proposed GLUP designation would allow 
 Preliminary transportation analysis for site  

 
LRPC MEETING PROCESS:  This planning process is anticipated to comprise approximately 
two LRPC meetings.  Additional meetings could be added if necessary.  The LRPC may identify 
additional groups to participate.  The meetings will include: 
 
Meeting #1: (July 28th) 
 General background information 
 Discussion of and refinement of scope and process 
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Meeting #2: (September 15th) 
 Staff analysis and 3-D modeling 
 LRPC discussion and direction 

 
END PRODUCT:  This process will generate an analysis that will provide a basis for discussion 
and recommendations in a report stating the findings of the study, which could include guidance 
regarding height, density, uses, tapering and the like.  This report will also provide staff’s 
recommendations regarding which GLUP category or categories may be most appropriate for 
this site.  Should a site plan application be filed for this site, a staff report, informed by the study 
report, recommending or not recommending advertisement for the requested GLUP amendment 
would be provided to the County Board.   
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Amendment/Rezoning Request
•GLUP amendment request from “Low-Medium” 
Residential to “Low” Office-Apartment Hotel

•Request in conjunction with a rezoning proposed 
from “C 2” to “C O 1 5”from C-2  to C-O-1.5



GLUP Designations

Existing GLUP Category
•“Low-Medium” Residential (16-36 units perLow Medium  Residential (16 36 units per 
acre) 

Proposed GLUP Category
• “Low” Office-Apartment-Hotel (up to 1.5 FAR 
office; up to 72 units/acre apartment; up to 110office; up to 72 units/acre apartment; up to 110 
units/acre hotel) 



GLUP Map



GLUP History of Site
•1961 - “High Medium” Residential (multi-family) 

(14-39 u/a)

•1964, 1966 - No Change

•1975 - “Low-Medium” Residential (16-30 u/a)

•1979,1983 - No Change

•1987- “Low-Medium” Residential (16-36 u/a)

1990 1996 2004 N Ch•1990,1996, 2004 - No Change 



Rosslyn Station Area Guidance
Rosslyn Transit Station Area Study (1977)

• Recommends maintaining “Low-Medium”

y

Recommends maintaining Low Medium  
Residential GLUP designation

• Recommends rezoning from C-2 to RA8-18g

Rosslyn Transit Station Area Plan AddendumRosslyn Transit Station Area Plan Addendum 
(1992)

• Calls for this area to be “residential”



Zoning Designations

Existing
•“C-2” (Service Commercial – Community ( y
Business Districts) 

P dProposed
• “C-O-1.5” (Commercial Office Building, Hotel 
and Apartment Districts)and Apartment Districts) 



Zoning Map



Existing Zoning Designations
Zoning 
District

Use Height Density

C-2 residential 45’ residential - as permitted in R-6C 2 residential

hotel

45  
max

residential  as permitted in R 6

hotel – min. 600 sq. ft. lot area per 
room (72.6 u/a)

commercial; office; retail

( )

other uses – max. 1.5 FAR

C-2 commercial; retail; residential 45’ max. 2.0 FAR commercial/retail 

UC/MUD max with residential or max. 1.5 FAR 
commercial only



Zoning Designations Corresponding 
to Current “Low-Medium” Residential
Zoning 
District

Use Height Density

R15-30T single-family residential 35’ max 8 u/a (5,000 sf per lot)R15 30T single family residential

site plan – two family; 
townhouse

35  max

45’ max

8 u/a (5,000 sf per lot)

15 u/a if GLUP is “Low” Residential 
(11-15 u/a); 30 u/a if  GLUP is “Low ( );
Medium” Residential 

RA14-26 single-family residential 35’ max 8 u/a (5,000 sf per lot)

apartment, townhouse

site plan – apartment 6 stories/ 

24 u/a

24 u/ap p
60’ max

RA8-18 single -family residential 35’ max 8 u/a (5,000 sf per lot)

apartment, townhouse 40’; 8 
stories/ 75’ 
by site plan

36 u/a



Applicant’s Proposed Zoning 
Designationg
Zoning 
District

Use Height Density

C O 1 5 by right: residential; by right: 35’ as permitted in R 6C-O-1.5 by-right: residential; 
limited professional 
office 

by-right: 35 as permitted in R-6

site plan: apartment; 
hotel; commercial and 
office

site plan:

8 stories office

site plan: 

1.5 FAR office/commercial

office
10 stories 
apartment/hotel

72 u/a apartment; 110 u/a 
hotel



Existing and Proposed Development 
Potential of Site
Zoning 
District

Site Area Maximum Potential Development

C-2 
(existing)

53,636 sf commercial:  80,454 sf (1.5 FAR)

C-O-1.5
(proposed)

53,636 sf office:  80,454 sf (1.5 FAR)

apartment:  88 dwelling units (72 u/a)

h t l 135 (110 / )hotel:  135 rooms (110 u/a)



Three-Dimensional 
M d liModeling

NB Th d l t i t d d t tNB: The models are not intended to represent 
staff’s recommended development of the site, 

but to represent illustrative examples of abut to represent illustrative examples of a 
multitude of options.
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Service Commercial

•Modeled “Service Commercial” because it 
corresponds with existing C-2 zoning and reflects g g
what could be done by-right or by use permit

C 2 ld ll f “l f t l•C-2 could allow for a “large format sales 
establishment”  on this site

•UC/MUD allows for mixed-use and such projects 
have been approved, but not built except in pp , p
Nauck where there are more flexible provisions



Low-Medium Residential

•Modeled “Low-Medium” Residential because it is 
the current GLUP designation for this areathe current GLUP designation for this area

•This GLUP designation corresponds with 
R-15-30T, RA14-26 and RA8-18  

Staff modeled a by right scenario under RA8 18•Staff modeled a by-right scenario under RA8-18 
allows, as the site plan option does not allow for 
any increase in density over the by-right 36 u/aany increase in density over the by right 36 u/a



Medium Residential

•Modeled “Medium” Residential because it is the 
GLUP designation that corresponds to the zoningGLUP designation that corresponds to the zoning 
for much of the surrounding area

•This GLUP designation corresponds with RA7-
16, RA6-15 and RA-H

•Staff modeled a by-right scenario under RA6-15 
as the site plan option does not allow for anyas the site plan option does not allow for any 
increase in density over the by-right 48 u/a

•RA-H allows for both apartment and hotel 
development  



Low Office-Apartment-Hotel

•Modeled “Low” Office-Apartment-Hotel as the 
applicant’s requested GLUP designationapplicant s requested GLUP designation

•This GLUP designation corresponds with C-O-
1.5 and C-O-1.0  

C O 1 5 allows for mixed use development•C-O-1.5 allows for mixed-use development



Transportation 
AnalysisAnalysis



Approximate Distance to Metro





Master Transportation Plan Street 
Typology
Street Name Typology Travel 

Lanes
Bike 
Accommodations

On-Street 
Parking 
Priority

Pedestrian 
Way

yp gy

Lee Hwy.
N. Quinn St.
N S tt St

Primarily
Urban 
Mi d U

2 + 
turning 
(

Bike lane/shared 
lane

High 6-12’
sidewalk and 
6’ f itN. Scott St. Mixed-Use 

Arterials
(one-
way) or 4 
+ turning 
(2 way)

6’ furniture 
zone or tree 
pits

( y)



Transportation Infrastructure
One-Way Streets in Vicinity 

of Subject Sitep of Subject Site



Transportation Impacts



Transportation Findings
• Trip generation by land use:

• Office generates more trips than hotel, which 
generates more trips than residentialgenerates more trips than residential.
• Generally, this site would generate more auto trips 
than non-auto trips, given the distance from public 
transportation.

• Mode splits by land use:p y
• Analysis assumed roughly: 80/20 for office and hotel; 
60/40 for residential.

• Overall conclusion:
• None of the proposed scenarios generate more 

ffi h i l b i h i l dtraffic than a potential by-right commercial use under 
the existing zoning.  



Conclusion

LRPC Discussion

Sh ld th GLUP b d d f thi it dShould the GLUP be amended for this site and, 
if so, to which category or categories?


