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Introduction 
 
In 2008, the County Board adopted the “Policy for Consideration of General Land Use Plan (GLUP) 
Amendments Unanticipated by Previous Planning Efforts,” which calls for a community review process 
where a requested land use change is inconsistent with the guidance of the relevant adopted plan or 
when the request is in an area without an adopted plan. In practice, this policy resolution ensures that 
GLUP amendments unanticipated by, or inconsistent with, previous planning efforts are thoroughly 
reviewed to evaluate their appropriateness prior to and independent of a more focused review of any 
associated site plan applications. Since 2008, the County has conducted 11 Special GLUP Studies, 
including two Special GLUP Study Plus projects, the Washington & Kirkwood and the Shirlington studies. 
 

Application  

On May 1, 2019, 2636 Wilson LLC and 2601 Clarendon LLC submitted to the Arlington County Zoning 
Office a formal application for a Special General Land Use Plan (GLUP) Study for the subject property 
located on the block bounded by North Danville Street, Clarendon Boulevard, North Cleveland Street 
and Wilson Boulevard identified in Figure 1 below. 2636 Wilson LLC and 2601 Clarendon LLC are 
requesting a GLUP amendment from “Service Commercial” to “High” Office-Apartment-Hotel (O-A-H) 
with an associated rezoning from C-2, Service Commercial-Community Business District, to C-O, Mixed 
Use District. Table 1 below provides contextual information regarding the subject property. 
 

Figure 1. Map of Application and Study Area 
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Table 1. GLUP Amendment Application Subject Site Characteristics 

Information Type Information 

Property Location Block bounded by North Danville Street, Clarendon 
Boulevard, North Cleveland Street and Wilson 
Boulevard (see Figure 1) 

Real Property Code (RPC) Numbers 18-008-002, 18-008-004, 18-008-005, 18-008-006, 
18-008-007, 18-008-009, 18-008-010, 18-008-011, 
18-008-013, 18-008-015, 18-008-016, 18-008-017, 
18-008-021 

Site Area Approximately 65,000 square feet (1.49 acres) 

Current GLUP Designation “Service Commercial” 
(Personal and business services. Generally one to 
four stories, with special provisions within the 
Columbia Pike Special Revitalization District.) 

Proposed GLUP Designation “High” Office-Apartment-Hotel 
(Office Density and Hotel Density up to 3.8 FAR. 
Apartment Density up to 4.8 FAR.) 

Current Zoning District C-2, Service Commercial-Community Business 
District 

Proposed Zoning District C-O, Mixed Use District 

Current Site Conditions Surface parking lot; one-story PNC Bank building 

Proposed Conceptual Development Program Multi-story mixed use building 

 

Study Overview 

Study Area 

The study area encompasses the subject property on the block bounded by North Danville Street, 
Clarendon Boulevard, North Cleveland Street and Wilson Boulevard that was the subject of the GLUP 
amendment application. In addition, the study area also includes the one remaining property located at 
the northeastern corner of the block at the intersection of Wilson Boulevard and North Cleveland Street 
owned separately and not subject to the application. Like the subject property, this property is 
designated “Service Commercial” and is zoned C-2. Figure 1 above identifies the study area boundary. 
The inclusion of this property into the study area allows for a comprehensive study and consideration of 
an updated land use vision for the entire block. 
 
The study area consists of a surface parking lot, a used car dealer, and a PNC Bank. To the north of the 
study area on the north side of Wilson Boulevard are commercial buildings and businesses, including a 
catering company, sandwich shop, and animal hospital. To the east of the study area on the east side of 



Courthouse West Special General Land Use Plan Study Draft Prepared for 5/16/2022 LRPC Meeting 

5 
 

North Cleveland Street is an office building, and to the southeast is the Courtland Park apartment 
building. To the south of the study area on the south side of Clarendon Boulevard are townhouses and a 
privately-owned public space, the Clarendon and North Danville Easement. To the west of the study 
area on the west side of North Danville Street is the Whole Foods Market grocery store, and to the 
northwest of the study area on the north side of Wilson Boulevard are commercial buildings and 
businesses, including restaurants and a bike shop; three of the commercial buildings on this block 
between North Danville Street and North Edgewood Street are ranked as Important properties on 
Arlington’s Historic Resources Inventory. 
 

Figure 2. General Land Use Plan Map of Study Area 

 
 

Figure 3. Zoning Map of Study Area 
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Need for Special GLUP Study 

The development of detailed planning guidance for the Rosslyn-Ballston Corridor began in the 1970s and 
coincided with the planning and construction of the Orange Metrorail line through Arlington. The 
framework for the corridor considered a “Bull’s Eye” Concept, which envisioned concentrating 
development within Metro Station Areas from Rosslyn to Ballston. Sector Plans adopted for the area 
around each Metro station provided guidance about land use, building heights, and other elements; the 
Sector Plans for areas around the Rosslyn and Ballston Metro stations generally allowed for greater 
heights and densities than the Sector Plans for the Clarendon, Courthouse, and Virginia Square Metro 
stations given greater proximity to lower-density residential areas. It is important to note that while, 
during this study, feedback from the community expressed a mix of opinions on the “Bull’s Eye” Concept 
framework and its applicability to the Rosslyn-Ballston Corridor today, this study’s focus is on the land 
use vision for the study area and does not seek to address larger questions about building height and 
density along the Rosslyn-Ballston Corridor. 
 
The study area is located within the Courthouse Metro Station Area and is located within the planning 
boundaries of the Courthouse Sector Plan (1981) and the Courthouse Sector Plan Addendum (1993) 
(“Addendum”). However, staff found that these documents lack sufficient planning guidance for the 
study area to inform a County Board decision on the requested GLUP change.  
 
The Courthouse Sector Plan was adopted by the County Board in 1981. This plan identified the study 
area as part of a “Commercial” area between Clarendon Boulevard and Wilson Boulevard at the western 
edge of the planning area. Twelve years later, in 1993, the County Board adopted the Courthouse Sector 
Plan Addendum. This plan provided updated planning guidance for the study area, identifying the block 
on the Concept Plan as part of a larger area labeled “Higher Density Commercial / Residential / Mixed 
Use.” There is little explanatory text regarding this designation and no specific amendment to the GLUP 
was recommended in the Addendum. Additionally, there is no GLUP designation matching the “Higher 
Density Commercial / Residential / Mixed Use” label on the Concept Plan. 
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Figure 4. Courthouse Sector Plan (1981) Concept Plan 

  
 

Figure 5. Courthouse Sector Plan Addendum (1993) Concept Plan 
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Consistent with the County Board’s resolution adopted in 2008, staff determined that a Special GLUP 
Study would be necessary to evaluate the GLUP amendment request. The primary purpose of the study 
is to determine whether the County Board should consider advertising the requested GLUP designation 
or other GLUP designations that may be appropriate to express the future land use vision for the site. 
 
Staff presented the application to the County’s Long Range Planning Committee (LRPC) of the Planning 
Commission at LRPC meetings in November 2019 and February 2021. Feedback at these meetings 
supported moving forward with a Special GLUP Study and contributed to the development of the scope 
for this study and the initial drafting of Guiding Principles and preliminary massing scenarios for review 
and consideration as the study process began in December 2021. 
 

Study Process 

To determine whether the County Board should consider advertising amendments to the GLUP for the 
study area, staff analyzed the study area within the context of the broader surrounding area. The study 
addressed subjects including the existing GLUP and Zoning designations; historical GLUP designations; 
existing environmental and topographical features and land uses; planned densities and building 
heights; recommendations of County plans and policies, as applicable; allowable uses, densities, building 
heights, etc. for the requested GLUP designation; three-dimensional computer modeling of the study 
area and surrounding context and various scenarios reflecting different modeling of heights and 
densities that could be visualized in the study area; and a preliminary transportation analysis for the 
study area and surrounding area. 
 
Like previous Special GLUP Studies, this study was led by County staff through a review process under 
the auspices of the LRPC. The LRPC, joined by representatives of the Park and Recreation Commission, 
the Transportation Commission, the Clarendon-Courthouse Civic Association, the Lyon Village Citizens’ 
Association, and the property owner of the other parcel included in the study area, provided input on 
the appropriateness of the requested GLUP designation and other key areas, including appropriate 
building heights and building form, public space, and transportation. Members of the public were also 
invited to participate and provide input throughout the study. In addition to the LRPC meetings on the 
study, an online engagement session and a public comment period on a draft of this document provided 
additional opportunities for engagement. 
 
In addition to the representatives above, County staff representing several departments were also 
directly engaged throughout the process. Staff from the Planning Division of the Department of 
Community Planning, Housing, and Development (CPHD) served as lead staff for the study. An 
interdepartmental team included staff from CPHD, the Department of Environmental Services (DES), the 
Department of Parks and Recreation (DPR), and Arlington Economic Development (AED), with expertise 
in the areas of current planning, historic resources, public art, public space, sustainability, 
transportation, urban design, and urban forestry. 
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GLUP Designation Recommendation 

Based on staff’s analyses and input from the LRPC, advisory commission representatives, and the 
community, staff recommends that “Medium” Office-Apartment-Hotel is a potentially appropriate GLUP 
designation for the study area. This recommendation considers the Courthouse Sector Plan Addendum’s 
guidance calling for “Higher Density Commercial / Residential / Mixed Use” in the study area and that 
medium-density mixed-use GLUP designations, including “Medium” Office-Apartment-Hotel, are found 
with recent site plan approvals in similar contexts, located at the edge of a quarter-mile radius from a 
Metro station and adjacent to a lower-density residential use. The recommendation of “Medium” 
Office-Apartment-Hotel also considers that the corresponding C-O-2.5, Mixed Use District allows for 
greater maximum heights than other medium-density mixed-use GLUP designations; this additional 
height near the center of the study area could allow for concentrating massing near the center of the 
study area and tapering building height and massing down to the edges of the area. The 
recommendation also considers the guiding principles outlined in this Study Document, three-
dimensional computer modeling analyses, a preliminary transportation analysis, shadow studies, view 
studies, and the LRPC and community feedback. Additional information related to this recommendation 
can be found in the Land Use and Building Design section of the Recommendations chapter. 
 

Study Document 

Following the conclusion of the study process, staff prepared this Courthouse West Special General Land 
Use Plan (GLUP) Study Document (“Study Document”), informed by LRPC, community and staff input. 
This Study Document outlines the guiding principles and recommendations developed during the study 
and serves as a foundation for any future staff reports and associated recommendations regarding the 
appropriateness of “Medium” Office-Apartment-Hotel as a GLUP designation for this site, should the 
GLUP designation be accompanied by an appropriate site plan application in the future. The Appendix of 
the Study Document includes additional detailed information, including existing conditions information 
and staff analysis that was shared in staff presentations developed for the online engagement session 
and LRPC meetings during the study. The Appendix also contains additional supplemental existing 
conditions information and the Scoping Document for this study. 
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Guiding Principles 
 
Community Engagement 

Throughout this Special GLUP Study process, members of the LRPC and other appointed commissions or 
committees, as well as community members, have provided important input that has informed and 
shaped the recommendations outlined in this document. Table 2 outlines the timeline of engagements 
that occurred during the Special GLUP Study. 
 

Table 2. Courthouse West Special GLUP Study Timeline 

Month Event 

Tier 1: Initial Review  

November 13, 2019 LRPC Meeting 

November 26, 2019 Special GLUP Study request granted 

February 16, 2021 LRPC Meeting 

Tier 2: Full Study  

December 14, 2021 – January 9, 2022 Online Engagement Session and Survey 

January 26, 2022 LRPC Meeting 

May 16, 2022 LRPC Meeting 

Spring 2022 (Dates TBA) Public review period of draft Study Document 
 
In addition to the series of two LRPC meetings reviewing existing conditions, guiding principles, and 
three-dimensional computer modeling and covering topics ranging from land use, building form, 
transportation, and public space, staff conducted an online engagement survey that ran from December 
2021 to January 2022. This survey allowed staff to receive input from a broader range of stakeholders 
than those attending the LRPC meetings. Staff received approximately 350 responses to this survey.  
 
Prior to the initiation of the Special GLUP Study engagement process in December 2021, staff met with 
the LRPC and representatives of advisory commissions and the Clarendon-Courthouse Civic Association 
and Lyon Village Citizens’ Association in February 2021 to review the applicant’s request and obtain 
additional feedback on the study area. The initial feedback at this meeting provided staff with a starting 
point to develop draft Guiding Principles for review and comment via the online engagement survey in 
December 2021. After processing the survey feedback, staff revised the Guiding Principles and 
presented potential updates to the LRPC at the January 2022 LRPC meeting. Additional feedback at this 
LRPC meeting led to subsequent revisions to the draft principles. 
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Guiding Principles 

The Guiding Principles in this chapter were developed to provide high-level goals for the study area and 
to guide future redevelopment of the area. Each principle relates to one or more planning elements that 
also appear in the Recommendations chapter. Recognizing that future development proposals and other 
projects will include details that invariably vary from the form and massing models and illustrative 
exhibits included in this document, the Guiding Principles should play a significant role in the evaluation 
of future projects for consistency with the goals and intent of this plan. 
 

• Concentrate high-density development within Metro Station Areas 

• Increase the supply of housing by encouraging a variety of housing types, including family-sized 
dwelling units, and price, including committed affordable units (CAFs), at a range of heights and 
densities in and near Metro Station Areas 

• Design the site and buildings to achieve sunlight and air in and around the site and limit the 
impacts of high-density development by tapering building massing down to surrounding 
residential areas and orienting development on the site so that the tallest massing is aligned 
north-south 

• Activate the ground level conditions in and around the site by fostering an attractive and 
enhanced streetscape, retail or retail equivalent uses and spaces of varying size, public space 
that serves as both a focal point and a connection to nearby public spaces, and trees, with 
parking located below-grade 

• Create an attractive development that seeks to consolidate the block and incorporate biophilic 
elements, public art, and other design considerations 

• Enhance multimodal access, connectivity, and safety for pedestrians, bicyclists, micro-mobility 
users, and transit riders in and around the site by upgrading bicycle and scooter facilities, bus 
stops, pedestrian crossings, and sidewalks to elevate these modes of travel 

• Enable planning and construction of the transportation infrastructure needed to effectively 
manage the flow of a high volume of multimodal transportation users in a high-density area 

 

Equity 

In addition to the Guiding Principles outlined above, Arlington’s commitment to implementing the 
County’s vision in an equitable way is a key consideration throughout the study process and in the 
development of the recommendations found in the next chapter of this document. In 2019, the County 
Board adopted an Equity Resolution that defined equity as “all populations having access to community 
conditions and opportunities needed to reach their full potential and to experience optimal well-being.” 
In addition, Arlington has introduced a racial equity framework, Realizing Arlington’s Commitment to 
Equity (RACE), which seeks to establish a community where all are valued, educated, healthy, and safe 
regardless of race. The consideration of equity focused the development of the recommendations to 
support accessibility and inclusion in future development within the study area.  
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Recommendations 
 
This chapter builds upon the analysis staff developed for its presentations for LRPC meetings included in 
the Appendix and provides recommendations related to all of the Guiding Principles. Key 
recommendations are provided and, along with the Guiding Principles and the additional explanatory 
guidance provided through the text, figures, and graphics in this chapter, should be addressed in 
designing and reviewing any proposed site plan project(s) for this site consistent with “Medium” Office-
Apartment-Hotel and the C-O-2.5, Mixed Use District. 
 

Land Use and Building Design 

Recommendations: 

• Properties within the study area could be considered for future designation to the “Medium” 
Office-Apartment-Hotel GLUP designation. 

• Follow guidance in Recommended Building Heights map that allows for up to 12 stories in 
certain locations and applies height tapering toward edges of study area. 

• Place future development at sidewalk edge to create an attractive streetscape and pedestrian 
environment. 

• Differentiate the ground floor from the rest of the building podium and the building tower to 
make the ground floor space and entrances visible from the street. 

• Use fenestration, articulation, step-backs, different materials, and other architectural 
elements to establish and distinguish between a building base, middle, and top and to break 
up the building façade to generate visual interest in the building and avoid a bulky 
appearance. 

• A mix of residential and commercial retail or retail equivalent uses are appropriate and would 
encourage activity and an engaging environment. 

 
The development of the land use recommendations considered existing plan guidance, ownership 
patterns in the study area, planning guidance for comparable sites; three-dimensional computer 
modeling of the study area; a preliminary transportation analysis; and input and feedback from the 
LRPC, other advisory commissions, the civic associations, and the community. 
 

Existing Plan Guidance 

As noted previously, the Courthouse Sector Plan (1981) and the Courthouse Sector Plan Addendum 
(1993) provide certain planning guidance for the study area. The Addendum, adopted by the County 
Board in 1993, contains guidance that updated the land use vision for the study area that was previously 
shared in the Courthouse Sector Plan. The Addendum includes the study area in an area classified 
“Higher Density Commercial / Residential / Mixed Use” (see Figure 5), which differs from the “Service 
Commercial” classification in the 1981 Sector Plan (see Figure 4), as well as the existing “Service 
Commercial” GLUP designation. A designation that would allow for higher density in the study area 
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when compared with the existing GLUP designation is appropriate and would be consistent with the 
Addendum’s guidance. 
 
The Courthouse Sector Plan Addendum also provides design guidance related to building heights and 
form, appropriate land uses, and sense of place. The Addendum’s Concept Plan identifies the 
intersection of Clarendon Boulevard and North Danville Street as a major gateway into the Courthouse 
area and notes that the planning and implementation of enhanced landscaping, sculpture, or other 
design elements can support the distinct feel of entering the Courthouse area. Guidance in the 
Illustrative Plan and Design Guidelines chapter includes – among other recommendations – creating 
sensitive transitions between existing low-rise development and taller buildings; breaking up the 
building mass using setbacks and variable roof heights; differentiating between the pedestrian ground 
level and upper floors; supporting the pedestrian environment by using build-to lines to place 
development and create an attractive street edge; and utilizing architectural techniques, such as 
fenestration and variable setbacks, to help break up horizontal facades. Finally, the Addendum’s 
recognition of the study area block as a “Key Redevelopment Site” includes a recommendation that 
retail uses should be permitted along Wilson Boulevard in the study area and open space should be 
consolidated on the block in the southeastern corner. 
 
The Rosslyn-Ballston (R-B) Corridor Streetscape Standards also provide guidance applicable to the study 
area that contributes to recommendations regarding building placement. The standards are intended to 
provide consistency in the treatment of sidewalk areas in the R-B Corridor. The standards generally 
identify three types of streetscapes: A, B, and C. Clarendon Boulevard and Wilson Boulevard are 
identified as Streetscape A, which should possess the widest sidewalk and occur in the densest urban 
areas in the corridor. North Cleveland Street and North Danville Street are identified as Streetscape B. 
The standards identify the minimum sidewalk width in the Courthouse Sector Plan area. 
 

Figure 6. Rosslyn-Ballston Corridor Streetscape Standards for Courthouse 
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Lastly, the Arlington County Retail Plan, adopted by the County Board in 2015, provides additional 
guidance about the appropriate locations and types of retail within the study area. The Retail Plan 
designates Clarendon Boulevard and Wilson Boulevard as Gold Retail Streets; these streets have interior 
and exterior design standards and allow for retail sales, food establishments, entertainment 
establishments, services, repairs, and retail equivalents. Retail equivalents include uses that share 
similar characteristics with retail uses, such as child care centers, conference facilities, schools and other 
educational facilities, workshops or similar light manufacturing-based spaces, medical uses, and civic 
and government uses. North Cleveland Street and North Danville Street are designated Green Retail 
Streets in the Retail Plan, which are not provided design standards and allow for all uses as permitted by 
the Arlington County Zoning Ordinance.  
 

Figure 7. Arlington County Retail Plan, Map of Courthouse 
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When considering guidance applicable to the surrounding context, to the west, the block with the 
existing Whole Foods Market, which is designated “Low” Office-Apartment-Hotel, is a part of the Market 
Common site plan. This site plan was originally approved by the County Board in 1999 and encompasses 
the Whole Foods Market block, most of the block to the west of the Whole Foods Market, and the area 
to the south of these two blocks bounded by Clarendon Boulevard, North Danville Street, 11th Street 
North, and North Fillmore Street that consists of multifamily residential, commercial retail, townhouses, 
and the 11th Street and North Danville Street Park. These blocks are identified on the GLUP map as the 
East Clarendon Special Coordinated Mixed-Use District, and the note associated with this district states 
that development within these blocks shall be consistent with the concept plan and design guidelines 
included in the East Clarendon: Special Coordinated Mixed Use District Plan, which was adopted by the 
County Board in 1994. The Whole Foods Market block is also located within the Clarendon Sector Plan, 
which provides recommendations and guidance for the areas to the west of the study area. The 
Clarendon Sector Plan indicates the potential redevelopment of the Whole Foods Market block and 
notes the potential for additional density based on (1) the remaining unbuilt amount of density under 
the existing Market Common site plan approval and (2) any additional density transferred to this block 
in response to its designation as a Receiving Site for density as identified in the Sector Plan. The land use 
vision for the Whole Foods Market block will continue to be influenced by this existing guidance and site 
plan. 
 
To the northwest of the study area on the north side of Wilson Boulevard between North Danville Street 
and North Edgewood Street, some of the commercial buildings are ranked as Important on the Historic 
Resources Inventory and are recommended for both frontage and façade preservation in the Clarendon 
Sector Plan. While these buildings on the north side of Wilson Boulevard are one to three stories, the 
underlying C-2 zoning district in these areas and the incentive-based Unified Commercial Mixed-Use 
Development (UCMUD) zoning option allow for development with a maximum building height of 45 
feet, including behind a preserved frontage in the Clarendon Sector Plan area. 
 

Ownership Patterns 

The ownership pattern could also affect future development and building massing. The study area 
currently consists of (1) properties owned by the applicant; (2) a property owned by another private 
property owner, located in the northeastern corner of the study area; (3) a County-owned property that 
is located within the study area and under the Clarendon Boulevard right-of-way; and (4) existing public 
alleys. 
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Figure 8. Map of Underlying Land Ownership in Study Area 

 
 

The presence of multiple property owners in the study area, along with public alleys, will require 
coordination between property owners, vacation of County property and/or right-of-way, and/or site 
consolidation in the future if development were to be realized. 
 

Building Height and Massing Scenarios 

Three-dimensional computer modeling visualizes buildings of different heights and densities that could 
correspond to GLUP designations more intensive than the current “Service Commercial” designation. 
Three preliminary massing scenarios shared with the community via the Online Engagement Session and 
with the LRPC at the January 2022 LRPC meeting illustrated a range of different heights and densities. 
These scenarios consisted of: 
 

• A six-story mixed-use development (ground floor retail and multifamily residential building) that 
could contain approximately 11,000 square feet of retail space and approximately 150 dwelling 
units (see Figure 9); 

• A 10-story mixed-use development (ground floor retail and multifamily residential building) that 
could contain approximately 16,000 square feet of retail space and approximately 215 dwelling 
units (see Figure 10); and 

• A 17-story mixed-use development (ground floor retail and multifamily residential building) that 
could contain approximately 16,000 square feet of retail space and approximately 300 dwelling 
units (see Figure 11). 
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The massing in these scenarios was developed using streetscape dimensions that are consistent with the 
guidance in the Rosslyn-Ballston Corridor Streetscape Standards and the Courthouse Sector Plan 
Addendum, resulting in development at the sidewalk edge that creates a consistent building frontage. 
These streetscapes appear in each of the different modeling scenarios developed for the study area. The 
scenarios also explored site consolidation of the study area, leading to a comprehensive vision and 
design for the study area. 
 

Figure 9. Six-Story Modeling Scenario from Online Engagement Session and  
January 2022 LRPC Meeting 

 
 

Figure 10. Ten-Story Modeling Scenario from Online Engagement Session and  
January 2022 LRPC Meeting 
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Figure 11. Seventeen-Story Modeling Scenario from Online Engagement Session and  

January 2022 LRPC Meeting 

 
 

Community Input 

The survey that accompanied the Online Engagement Session asked respondents to identify which of 
the three modeling scenarios they felt best reflected the draft Guiding Principles. Forty-nine (49) 
percent of respondents preferred the six-story scenario, while the remaining 51 percent of respondents 
preferred either the 10-story scenario (16 percent) or the 17-story scenario (35 percent). At the January 
2022 LRPC meeting, the participating members of the Planning Commission and the representatives 
from the Park and Recreation Commission and Transportation Commission articulated a preference for 
greater height and density in the study area due to its location within a quarter mile of the Court House 
Metro station, the accessibility of the study area via bus, bicycling, and walking, and the opportunity to 
provide additional housing units. The representatives of the civic associations expressed a preference 
for lesser heights and density to reduce the potential for adverse effects caused by development, such 
as increased vehicular traffic or increased student enrollment. During the study, this mix of feedback 
regarding height and density in the study area frequently expanded in scope beyond the study area to 
the larger Rosslyn-Ballston Corridor, with comments focusing on the “Bull’s Eye” Concept and whether a 
high-density spine of development should be considered. The focus of this study and the 
recommendations in this Study Document remains on the study area and does not seek to address 
greater feedback about height and density within the Rosslyn-Ballston Corridor.  
 
Respondents to the Online Engagement Session survey also provided feedback regarding preferences on 
transitions in height toward the edges of the study area. Survey feedback identified the frontages on 
Clarendon Boulevard and Wilson Boulevard as the most-desired frontages for height transitions. 
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Figure 12. Online Engagement Session Survey Feedback Regarding Height Transitions 

Q: As height and transition guidance is developed, which area within the site should have the lowest 
heights to achieve effective transitions to adjacent areas? (Select one option) 

 
 
Feedback collected from the community and LRPC during the study expressed a preference for having 
residential as the primary use, with ground-floor retail uses supporting the residential use. This feedback 
led to the initial drafting of the Guiding Principle that calls for increasing the supply of housing within 
Metro Station Areas and subsequent feedback continued to support the retention of this principle. This 
feedback also inspired the initial drafting of the Guiding Principle that seeks to activate the ground floor 
space in the study area. 
 
Additional feedback from the community and LRPC expressed a desire for future development in the 
study area to consolidate the site to support a comprehensive vision for the study area. This feedback 
supported the Guiding Principle that envisions an attractive development that seeks to consolidate the 
block and incorporate other considerations, such as biophilic design and public art. As noted above, this 
feedback also informed the development of building height and massing scenarios throughout the study 
that considered site consolidation. 
 

Transportation Analysis 

Three preliminary trip generation scenarios were developed based on the three different three-
dimensional computer modeling scenarios outlined above. The subsequent transportation analysis: 
 

• Studied both residential and commercial development within each modeling scenario; 

• Projected AM and PM Peak Hour Person Trips for each development and land use scenario (12 
total estimates); and 

• Adjusted person trips to estimate vehicle trip generation based on County and regional data for 
mode split by land use type and area of study. 
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Figure 13. Transportation Analysis for Preliminary Massing Scenarios: AM Peak Hour Trip Generation 

 
 
In conclusion, the analysis showed that the network could accommodate the additional multimodal trips 
generated by an increase in density at this location; however, the magnitude of that increase is difficult 
to calculate at this point in the review. It should be noted that the trip generation estimates presented 
here are for long-range planning purposes and additional, more-detailed multimodal transportation 
analyses will be part of any site plan review to ensure the transportation impacts of site development 
are appropriately mitigated. 
 

Comparable Site Planning Guidance 

A review of previously-approved site plan approvals within the Rosslyn-Ballston Corridor led to an 
understanding of their characteristics. This review focused on site plan approvals with similar contexts 
to the study area: sites at the edge of a quarter-mile radius of a Metro station and that were adjacent or 
close to a lower-density residential use or GLUP designation. Over the last decade, multiple site plans 
with similar contexts have been approved by the County Board that possess medium-density GLUP 
designations, such as “High-Medium Residential Mixed-Use,” “Medium” Office-Apartment-Hotel, and 
“Medium Density Mixed-Use.” Higher-density GLUP designations, such as the “High” Office-Apartment-
Hotel designation requested by the applicant, are associated with site plan approvals closer to Metro 
stations than the study area. The medium-density GLUP designations allow for residential and mixed-use 
developments of building forms and heights that fit within the surrounding context between lower-
density residential building forms and uses and higher-density uses closer to the Metro station. Given 
the accessibility of the study area via transit, bicycling, and walking and the adjacency to a lower-density 
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“Low-Medium” Residential GLUP designation, a medium-density GLUP designation in the study area 
may be appropriate. 
 
The review of comparable site planning guidance in the Rosslyn-Ballston Corridor also informs 
potentially appropriate building height and massing for the study area.  Heights of seven to 10 stories 
were approved in areas at the northern and southern edges of a quarter-mile radius around Metro 
stations moving away from the central part of the Rosslyn-Ballston Corridor. Considering the central 
location of the study area, located on two major arterial streets and less than a quarter mile from the 
Court House Metro station and just outside a quarter mile of the Clarendon Metro station and 
surrounded by bus stops servicing multiple Metrobus and ART bus lines, bicycle lanes, and Capital 
Bikeshare stations, heights of up to 12 stories in part of the study area could be appropriate. 
 

Shadow Studies 

Shadow studies of three-dimensional computer modeling scenarios also informed building height and 
massing recommendations. The shadow studies examined the effects of development on surrounding 
areas on the winter solstice at three different times of the day: 10 a.m., 12 p.m., and 2 p.m.  An initial 
shadow study of the 17-story scenario generated shadows onto nearby lower-density residential 
properties north of the study area in Lyon Village. A study of scenarios with maximum heights of 9-12 
stories found that a building with heights of up to 12 stories located near the center of the study area 
would not generate shadows on nearby lower-density residential properties located further north 
beyond the service commercial area on the north side of Wilson Boulevard or on the south side of 
Clarendon Boulevard. There was no appreciable difference between the shadows of the nine-story 
building and the 12-story building. 
 

Figure 14. Shadow Study of Twelve-Story Modeling Scenario at 10 a.m. on Winter Solstice 
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Figure 15. Shadow Study of Twelve-Story Modeling Scenario at 12 p.m. on Winter Solstice 

 
 

Figure 16. Shadow Study of Twelve-Story Modeling Scenario at 2 p.m. on Winter Solstice 
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View and Ground Level Studies 

The view studies examined building heights in the study area from six different vantage points in the 
surrounding area from publicly-accessible locations, such as sidewalks and rights-of way. The three-
dimensional computer modeling developed for the view studies explored building heights of four and six 
stories at the edges of the study area with step-backs up to taller massing up to 12 stories. The modeling 
utilized step-back depths of 15 feet on Clarendon Boulevard and Wilson Boulevard and 10 feet on North 
Cleveland Street and North Danville Street. The view studies illustrated that height transitions at four 
stories along Clarendon Boulevard and Wilson Boulevard result in a building edge that is of a similar 
height to the edges of buildings in the surrounding area and support the community’s desire for 
effective height transitions on those two frontages. The modeling also indicated that keeping heights 
lower near the public space along Clarendon Boulevard resulted in a more open, welcoming space. 
Along the North Cleveland Street and North Danville Street frontages, the views and modeling suggested 
that heights from four to six stories could be appropriate. Figures 19-25 below illustrate the view studies 
of the illustrative modeling. 
 

Summary of Recommendations 

General Land Use Plan 

Given these analyses, the “Medium” Office-Apartment-Hotel GLUP designation can provide a vision for a 
project that realizes the Guiding Principles, responds to community feedback and goals, and relates well 
to the surrounding area’s existing development. “Medium” Office-Apartment-Hotel would support the 
establishment of medium-density mixed-use development, which would be consistent with the 
Courthouse Sector Plan Addendum’s recommendation for “Higher Density Commercial / Residential / 
Mixed-Use” in the study area. “Medium” Office-Apartment-Hotel and the accompanying C-O-2.5, Mixed 
Use District allow for densities of 2.5 FAR for office uses, 115 units per acre for residential uses, and 180 
units per acre for hotel uses. The illustrative modeling provides for additional density above base density 
(see pages 25-26), and any additional density above these identified densities earned up to the 
maximum heights proposed below would be in consideration of achieving the study’s 
recommendations. The transportation analysis developed for the three preliminary massing scenarios – 
the 6-, 10- and 17-story buildings – indicated that the transportation network could accommodate the 
additional multimodal trips generated by development in the study area. 
 
“Medium” Office-Apartment-Hotel is also consistent with other development located in a similar 
context in the Rosslyn-Ballston Corridor, at the edge of a quarter-mile radius from a Metro station and 
adjacent to a lower-density residential use. In comparison, the “High” Office-Apartment-Hotel 
designation requested by the applicant is found in areas within the corridor inside a quarter-mile radius 
of a Metro station and with little to no adjacency to a lower-density residential use. The transportation 
analysis developed for the three preliminary massing scenarios that illustrated 6-, 10- and 17-story 
buildings indicated that the transportation network could accommodate the additional multimodal trips 
generated by development in the study area.  
 
The input from the LRPC and the community expressed a vision for a mixed-use residential building 
supported by ground-floor retail. “Medium” Office-Apartment-Hotel supports this vision and increases 
transit-accessible housing opportunities for the Arlington community. The recommended “Medium” 
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Office-Apartment-Hotel GLUP designation does not preclude the potential for office or hotel 
development with ground-floor retail in the future; these uses would also reflect the Sector Plan 
Addendum’s designation of the study area as “Higher Density Commercial / Residential / Mixed-Use.” 
Similarly, the Arlington County Retail Plan’s designation of Clarendon Boulevard and Wilson Boulevard 
as Gold Retail Streets in the study area does not preclude retail equivalents, and the designation of 
North Cleveland Street and North Danville Street as Green Retail Streets does not preclude other uses as 
permitted by the Arlington County Zoning Ordinance. 
 
The recommendation of “Medium” Office-Apartment-Hotel may have implications on the future land 
use vision for the blocks to the east and west of the study area between Wilson Boulevard and 
Clarendon Boulevard. To the east, the existing office building development on this block was approved 
by the County Board in 1984 prior to the adoption of the Courthouse Sector Plan Addendum in 1993, 
which also recommends “Higher Density Commercial / Residential / Mixed Use” for that block. The 
“Medium” Office-Apartment-Hotel GLUP recommendation for the study area could serve as a starting 
point for a future study of or development review process for this block. As mentioned above, to the 
west, the Whole Foods Market block is within the boundaries of the East Clarendon Special Coordinated 
Mixed-Use District, the Clarendon Sector Plan, and the Market Common site plan; these three pieces of 
guidance will continue to guide the land use vision for the site. Should an application arise in the future 
for this block to the west, the study area’s GLUP designation and future development could be 
considered as contextual information. 
 
The C-O-2.5 zoning district that accompanies “Medium” Office-Apartment-Hotel allows for heights of up 
to 12 stories for office or 16 stories for residential or hotel 1; when considering another medium-density 
GLUP designation, such as “High-Medium Residential Mixed-Use,” the maximum building height is 
capped at 95 feet, and a future development under this designation could be designed to maximize the 
buildable area, resulting in a bulky, building with a larger footprint. “Medium” Office-Apartment-Hotel 
provides the opportunity for greater height near the center of the study area and tapering down to 
lower heights at the edges of the study area, facilitating effective transitions to adjacent blocks. 
 
Recommended Building Heights Map 

Building off the existing plan guidance and analysis, a building heights map identifies the general 
locations for appropriate maximum building heights in the study area.2   
 
Building Podium Height 

In general, a building podium height of four to six stories would be appropriate in most locations to 
create a consistent building frontage along the streetscape. This podium would relate the study area to 
the lower-scale, one- to three-story commercial buildings along the northern edge of Wilson Boulevard 
– buffering the lower-density residential neighborhood of Lyon Village from the central part of the 

 
1 The C-O-2.5 district, as found in Arlington County Zoning Ordinance (ACZO), §7.12.3.D.1, also allows for the 
extension of parapet walls upward to screen the mechanical penthouse via site plan approval; this area does not 
count as a separate story but may be enclosed and used for amenities like private clubs, auditoriums, meeting 
rooms, and restaurants.  
2 The heights shown do not account for mechanical penthouses and/or parapet walls. 
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Rosslyn-Ballston Corridor – the potential public space in the study area, and the privately-owned public 
space and townhouses south of Clarendon Boulevard. Height should transition down in the study area 
toward the proposed public space along Clarendon Boulevard resulting in heights of no more than four 
stories immediately framing the public space. Along the North Cleveland Street and North Danville 
Street frontages, heights of four to six stories could be appropriate. Heights along Clarendon Boulevard 
and Wilson Boulevard should transition down to no more than four stories. 
 
Building Tower Height 

The map identifies an area where a recommended maximum height of up to 12 stories could be 
contemplated and appropriate near the center of the study area. However, building height should not 
be 12 stories across this entire area. In general, the tallest height should be considered in a manner that 
orients most of that massing north-south across the block toward Wilson Boulevard and Clarendon 
Boulevard. The tallest massing should utilize an additional step-back or multiple step-backs to shift the 
massing closer to the center of the study area to help break up the building massing and to ensure 
multiple transitions down to four to six stories at the edge of the study area. 
 

Figure 17. Recommended Building Heights Map of Study Area 

 
 
The illustrative modeling below represents one such way in which development in the study area could 
occur in accordance with the Guiding Principles, the Land Use and Building Design recommendations, 
and the other recommendations found in the Study Document. Other concepts with other uses could 
potentially be equally appropriate. The modeling consists of a building containing multifamily residential 
and ground-floor commercial uses with building heights of four to six stories near the edges of the block 
and up to 12 stories in the building’s tower. The modeling reflected below could contain approximately 
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270 dwelling units and approximately 16,000 square feet of ground-floor space for commercial uses. 3 
The total residential density for the model is approximately 220 units per acre, and the total commercial 
density is approximately 2.5 FAR. In this scenario, the additional density above 115 units per acre as 
identified for “Medium” Office-Apartment-Hotel and C-O-2.5 would need to be earned in consideration 
of achieving the study’s recommendations. 
 
The illustrative modeling reflects a scenario where site consolidation occurs in the study area. If site 
consolidation does not occur, and the property in the northeastern corner of the study area remains 
separate from the property that is the subject of the application, then additional consideration and 
sculpting of a future development would be necessary to ensure appropriate building placement and 
tapering toward the northeastern property. Through the review process associated with a site plan 
application, additional review of the proposed condition and relationship with the northeastern 
property would occur. Under this scenario without site consolidation, development of the northeastern 
property would be encouraged to reflect the Guiding Principles and recommendations within this Study 
Document. The submission of a separate site plan application for the northeastern property would also 
be accompanied by a separate site plan review process, and community feedback would shape future 
development on this property. 
 

Figure 18. Illustrative Model 

 
 

 
 

  

 
3 The dwelling unit estimate considers an average dwelling unit size of 1,100 square feet per dwelling unit. 
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Figure 19. Map of View Study Locations 

 
 

Figure 20. View 1. West on Clarendon Boulevard 
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Figure 21. View 2. North on North Cleveland Street 

 
 

Figure 22. View 3. East on Clarendon Boulevard 
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Figure 23. View 4. East on Wilson Boulevard 

 
 

Figure 24. View 5. South on North Barton Street / North Danville Street 
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Figure 25. View 6. West on Wilson Boulevard 
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Figure 26. Elevation Along Clarendon Boulevard Looking North 

 

 
Figure 27. View 2. Elevation Along Wilson Boulevard Looking South 

 
 

Figure 28. View 3. Elevation Along North Cleveland Street Looking West 

 
 

Figure 29. View 4. Elevation Along North Danville Street Looking East 
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Public Space 

Recommendations: 

• Develop a public space that is at least 6,500 square feet, is anchored along Clarendon 
Boulevard, and establishes a visual connection with the privately-owned public space south of 
Clarendon Boulevard. 

• No loading, parking, utilities (e.g., exhaust vents, HVAC, etc.), or other elements should 
impede on the public space. Any underground parking should be designed to support future 
public space uses and amenities. 

• Consider the utilization of rooftop space for additional public space and/or amenities. 
 
The development of public space recommendations considered existing plan guidance, existing public 
spaces, the LRPC and community feedback related to public space, and three-dimensional computer 
modeling of the study area. These recommendations supporting future public space seek to make the 
study area inviting and accessible to all members of the Arlington community. 
 

Existing Plan Guidance 

The Courthouse Sector Plan Addendum identified the study area as a Key Redevelopment Site and 
provided urban design recommendations for the study area. Identified as the “Riggs Bank Block” in the 
Addendum, the recommendations called for the consolidation of open, public space on the block’s 
southeastern corner near the intersection of Clarendon Boulevard and North Cleveland Street. 
 

Figure 30.  Courthouse Sector Plan Addendum Key Redevelopment Sites Map 

 



Courthouse West Special General Land Use Plan Study Draft Prepared for 5/16/2022 LRPC Meeting 

33 
 

 
Figure 31. Courthouse Sector Plan Addendum Illustrative Plan Map 

 
 
The Public Spaces Master Plan (PSMP), adopted by the County Board in 2019, supports the realization of 
the public space recommended in the Addendum. Most notably, Priority Action 2 (Recommendation 
1.1.2) in the PSMP seeks to “secure or expand the public spaces envisioned by sector, corridor and other 
plans adopted by the County Board […] and ensure they provide amenities that meet the County’s 
needs.” The PSMP also contains Privately Owned Public Space Design Guidelines that provide direction 
on the development and implementation of privately-owned public spaces in Arlington. These design 
guidelines discuss a variety of areas, including planning and layout, access and circulation, user comfort, 
landscaping, amenities, and signage. 
 

Existing Public Spaces 

The site analysis of the surrounding context around the study area identified different public spaces 
nearby, including multiple privately-owned public spaces along blocks to the east and west of the study 
area that share a frontage along Clarendon Boulevard. The adjacent Clarendon and North Danville 
Easement on the south side of Clarendon Boulevard at North Danville Street creates an opportunity to 
visually connect public spaces across Clarendon Boulevard and potentially create a focal entrance point 
moving east toward the center of the Courthouse area, supporting the Courthouse Sector Plan 
Addendum’s concept plan and the establishment of a major gateway at this intersection. 
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Figure 32.  Public Spaces Near Study Area Map 

 
 

Community Input 

The LRPC and community feedback supported the recommendation to include public space as a 
component of the vision for the study area. As part of the public survey that accompanied the online 
engagement session in December 2021 – January 2022, respondents ranked 10 different planning areas 
for which the study could provide recommendations, and public space was the most popular first choice 
option identified by respondents. When reviewing the top three options for respondents, public space 
was the second most-popular area, behind only transportation safety improvements. 
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Figure 33. Online Engagement Session Survey Feedback on Question 2 – First Choice Option 

Q: Other considerations could inform the development and refinement of preliminary massing scenarios 
and/or recommendations for site improvements. What other areas of guidance should the study most 

strongly address? 

 
 

Figure 34. Online Engagement Session Survey Feedback on Question 2 –  
First + Second + Third Choice Options 

Q: Other considerations could inform the development and refinement of preliminary massing scenarios 
and/or recommendations for site improvements. What other areas of guidance should the study most 

strongly address? 

 
 

Building Height and Massing Scenarios 

Each three-dimensional computer modeling scenario of the study area set aside an area for public 
space. In each scenario, a minimum of 10 percent of the study area – approximately 6,500 square feet – 
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was allocated as public space. Different scenarios explored positioning the public space toward the 
southeastern corner of the study area near the intersection of Clarendon Boulevard and North Cleveland 
Street and the southwestern corner of the study area near the intersection of Clarendon Boulevard and 
North Danville Street. Locating the public space in the southern portion of the study area along 
Clarendon Boulevard, as opposed to the northern portion along Wilson Boulevard, would allow for 
greater solar exposure and would reduce potential shadowing of the space. The feedback from the 
community and LRPC reaffirming a vision for public space in the study area, as well as a desire to see the 
public space create a connection to other public spaces nearby, led to the recommendation to locate 
public space along Clarendon Boulevard and establish a connection to the Clarendon and North Danville 
Easement on the south side of Clarendon Boulevard. A potential public space in the study area could 
allow for a mix of green space and hardscape with native trees and seating that is activated by its 
location on Clarendon Boulevard and its relationship to commercial retail spaces within a potential 
building in the study area. A future park master planning process would provide opportunities for public 
input and engagement regarding the detailed planning and design of the public space, as guided by the 
Public Spaces Master Plan Privately Owned Public Space Design Guidelines. The developer of a future 
development in the study area would be responsible for conducting a public space design process in 
coordination with County staff regarding the design, construction, and maintenance of the public space, 
as the space would be a privately-owned public space. 
 

Transportation 

Recommendations: 

• Support improvements to increase safety for bicyclists and micro-mobility users, such as 
developing fully protected bicycle lanes on Clarendon Boulevard and Wilson Boulevard. 

• Provide generous, human-scaled street frontages to promote activity. Adequate space should 
be dedicated for wide sidewalks, ADA facilities, and wayfinding signage identifying distance to 
Courthouse and Clarendon Metro stations to promote activity and support pedestrian access 
and safety. Develop streetscape widths that are consistent with the Rosslyn-Ballston Corridor 
Streetscape Standards. 

• In consultation with the Department of Environmental Services (DES), development in the 
study area should dedicate space for a mobility hub, to accommodate options such as short-
term bicycle parking, scooter parking, Capital Bikeshare station, wayfinding signs, car-sharing, 
taxicab stand, and/or parklets. 

• Support the development of improved pedestrian crossing opportunities at the four 
intersections around the study area. 

• Locate loading and access for development in the study area off North Danville Street. 

• Locate parking below-grade to support an attractive ground floor and public space at the 
street level. 

• Approval from Washington Metropolitan Area Transit Authority (WMATA) is needed on any 
development in the study area due to potential impacts on the Metro tunnels. 
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The study area’s location within the Rosslyn-Ballston Metro Corridor, situated within a quarter mile of 
the Courthouse Metro station and within a half-mile of the Clarendon Metro station, presents an 
opportunity to intertwine future development within the center of Arlington’s multimodal 
transportation network. The transportation recommendations considered the existing plan guidance 
related to transportation, the existing conditions in and around the study area, and the feedback 
provided by the LRPC and the community. These recommendations seek to make future development 
and public space in the study area accessible via all modes of travel and to support increased safety 
when traveling to and from the area. 
 

Existing Plan Guidance 

The Master Transportation Plan (MTP), an element of Arlington’s Comprehensive Plan, provides 
guidance related to Arlington’s multimodal transportation network. The MTP’s goals, policies, and map 
are supported by six modal elements that provide additional, more-detailed guidance: bicycle, 
transportation demand and system management, parking and curb space management, pedestrian, 
streets, and transit. The MTP Map recognizes the importance of Wilson Boulevard and Clarendon 
Boulevard and designates Wilson Boulevard and Clarendon Boulevard as Type A Arterial Streets. Wilson 
Boulevard is part of the Primary Transit Network, while Clarendon Boulevard is part of the Secondary 
Transit Network. Wilson Boulevard and Clarendon Boulevard are also both designated Primary Bicycle 
Corridors and possess existing bicycle lanes. 
 
The goals and policies of the MTP seek to support the development of a network for “Complete Streets” 
that are accessible and safe to all users, including pedestrians, bicyclists, transit riders, and motorists. 
The Pedestrian Element (2011) of the MTP includes Policy 1, which seeks to “complete the walkway 
network with appropriately lit, ADA-accessible sidewalks along both sides of arterial streets and at least 
one side of neighborhood streets […].” The Pedestrian Element also emphasizes the importance of 
completing the walkway network in Priority Pedestrian Zones” (PPZs), which, by definition, include areas 
within a half-mile of a transit stop and a mile of a Metro station among other, additional criteria – and 
would include the study area and its surrounding context. 
 
The MTP’s Bicycle Element (2019) also includes goals, policies, and implementation actions to support 
the development of Complete Streets. Policy 1 seeks to “make existing streets safer and more 
comfortable for bicycling by persons of all ages and abilities;” this policy is supported by an 
implementation action that calls for upgrading existing on-street bikeways to create fully protected 
bicycle lanes where possible. The MTP map identifies the existing bike lanes on Clarendon Boulevard 
and Wilson Boulevard. 
 
In addition to the MTP, the Courthouse Sector Plan Addendum also provides a recommendation related 
to access and loading. Included in the recommendations that identify the study area as a key 
redevelopment site, the Addendum recommends that service access for future development on the site 
be provided off North Danville Street. 
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Existing Transportation Resources 

The study area is transit-rich due to its location within a quarter mile of the Courthouse Metro station 
and a half-mile of the Clarendon Metro station and the presence of multiple bus stops, three Capital 
Bikeshare stations within two to three blocks of the study area, and the usage of micro-mobility devices, 
primarily electric scooters and e-bikes. The Court House and Clarendon Metro stations serve Metro’s 
Orange and Silver lines, which connect Fairfax County and Loudoun County in Virginia, respectively, with 
downtown Washington, D.C. and Prince George’s County in Maryland.  
 
On the north side of Wilson Boulevard at North Danville Street is a basic shared bus stop that is served 
by Metrobus and Arlington Transit (ART). No amenities such as a shelter, bench, or solar lighting are 
associated with this stop. This stop serves: 
 

• Metro’s 38B line, which runs from Ballston to Farragut Square in Washington, D.C., passing 
through Clarendon, Courthouse, and Rosslyn;  

• The ART 41 line, which runs from Columbia Pike to Courthouse, passing through Ballston, 
Virginia Square, and Clarendon; 

• The ART 62, which runs from the Court House Metro station, through northern Arlington along 
Lorcom Lane, and then arrives at Ballston; and 

• The ART 77, which runs from Courthouse, through Lyon Park, to Shirlington. 
 
The existing bicycle lanes on Wilson Boulevard and Clarendon Boulevard in the study area are the most 
popular bicycle lanes in the County by cyclist and micro-mobility device users. The two lanes connect the 
Rosslyn-Ballston corridor to the rest of Arlington’s Primary Bicycle Corridors; however, as popular as 
they are, they are minimal. The Clarendon Boulevard bicycle lane is a buffered facility, consisting of a 
painted gap between the bicycle lane and the general-purpose travel lane. The Wilson Boulevard bicycle 
lane is a simple striped bicycle lane, with no buffer from vehicular traffic. In addition to the Capital 
Bikeshare stations noted above, a bicycle repair facility is located one block from the study area. 
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Figure 35.  Bicycle and Transit Resources Near Study Area Map 

 
 
Sidewalks around the perimeter of the study area are narrow and in poor condition. All four 
intersections are unsignalized, and none possess crosswalks on all four sides. There is a crosswalk that 
crosses Clarendon Boulevard at the intersection of Clarendon Boulevard and North Danville Street and a 
crosswalk that crosses Wilson Boulevard at the intersection of Wilson Boulevard and North Cleveland 
Street. 
 
Finally, a Washington Metropolitan Area Transit Authority (WMATA) tunnel is located near the southern 
side of the study area. Any excavation in this area will be within the WMATA zone of influence and will 
require a WMATA permit and monitoring of WMATA’s structure.  
 

Community Input 

Feedback from the community and the LRPC during the study highlighted a desire for guidance related 
to transportation. In response to the Online Engagement Session survey question that requested 
feedback on 10 different planning areas, streetscape, bicycle, and pedestrian improvements and 
transportation safety improvements were both in the top five first-choice options. When considering 
respondents top three choices together, streetscape, bicycle, and pedestrian improvements and 
transportation safety improvements were the most popular and third-most popular responses, 
respectively. Figures 33 and 34 provide an overview of this survey feedback. Feedback from the LRPC 
meetings affirmed that the study provided an opportunity to provide recommendations and guidance 
that could enhance the transportation network in the study area by addressing bicycle and pedestrian 
travel and overall transportation safety. 
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Housing 

Recommendations: 

• Plan for the provision of affordable housing units consistent with affordable housing 
provisions in the Arlington County Zoning Ordinance regarding site plans and proposals for 
change of GLUP designation.  

 
A site plan applicant will need to address the County’s affordable housing and sustainable design 
building standards in a manner consistent with adopted plans and policies to access the potential 
density associated with a GLUP designation of “Medium” Office-Apartment-Hotel. Consistent with the 
Arlington County Zoning Ordinance (ACZO) (§15.5.8.H), site plan applications that include an application 
to change the GLUP designation to achieve the recommendations of this study would be subject to 
affordable housing expectations in addition to the base site plan affordability requirement in ACZO 
§15.5.8. 
 
By practice, this additional affordability is achieved through on-site affordable units equivalent to 20% of 
the difference in floor area between the maximum density under the existing GLUP designation and the 
project’s proposed density under the new GLUP designation. Units would be affordable at 60% of Area 
Median Income (AMI) for a period of 30 years. 
 
This recommendation seeks to support on-site affordable housing within future development in the 
study area, increasing housing opportunities for residents with lower to moderate incomes.  
 

Other Recommendations 

Feedback throughout the study process identified additional areas for which the study could offer 
guidance and recommendations. The inclusion of these areas – sustainability, biophilic design, the 
natural environment, and public art – is often supported by adopted County policies that seek to 
address and incorporate these areas into Arlington’s planning and development processes. 
 

Sustainability 

Recommendations: 

• Seek opportunities to incorporate energy efficiency and renewable energy generation in 
future development in the study area to support the goals of the Community Energy Plan. 

• Utilize the County’s Green Building Incentive Program to achieve green building certification. 

 
In 2019, the County Board adopted an update to the Community Energy Plan (CEP), which was originally 
adopted in 2013 and is one of the 11 elements of the Comprehensive Plan. The 2019 CEP establishes a 
vision for transforming energy generation, usage, and distribution in Arlington and sets a goal of 
achieving carbon neutrality by 2050. According to the CEP, Arlington’s residential and commercial 
buildings combined to make up 58 percent of Arlington’s greenhouse gas emissions in 2016. Future 
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development in Arlington can help achieve the goal of carbon neutrality by incorporating energy 
efficiency and renewable energy generation into future developments.  
 
Arlington’s Green Building Incentive Program is an important tool that encourages the private sector to 
reduce greenhouse gas emissions and energy usage in new building construction to support Arlington’s 
CEP goals. The Green Building Incentive Policy establishes a program whereby additional density may be 
offered in return for new developments that commit to sustainability requirements. In 2020, the County 
Board adopted an amendment to the policy, which updated the existing policy requirements and 
updated existing and added new baseline prerequisites for a development’s eligibility. These baseline 
prerequisites include energy optimization, post-occupancy building performance and certification, 
renewable energy/solar, equity, Energy Star appliances, electric vehicle charging, enhanced ventilation, 
refrigerant leakage, human interaction with nature (biophilia), bird-friendly glass, and light pollution 
reduction. Through the utilization of the Green Building Incentive Program, future development in the 
study area can utilize sustainable design that supports Arlington’s energy and sustainability goals in the 
CEP, supporting the creation of a carbon-neutral community for current and future generations of 
residents. 
 

Biophilic Design 

Recommendations: 

• Incorporate biophilic design into future development in the study area. 

• Ensure equitable access to future public space and other biophilic elements in the study area. 

 
The CEP also includes goals and policies that seek to promote biophilic design to support Arlington’s 
energy resilience by contributing to the reduction of the heat island effect and to weave the natural 
environment into the built environment, providing the community a greater opportunity to experience 
the benefits of nature. In 2020, Arlington further affirmed the importance of biophilic design by 
becoming a partner of the Biophilic Cities Network. As part of this effort, biophilic goals were identified 
that seek to expand biophilic planning and design into Arlington’s planning processes and projects and 
create equitable access to green spaces, parks, and other natural elements, among other objectives. To 
support Arlington’s interest in biophilic design, the County’s 2020 Green Building Incentive Policy also 
established human interaction with nature (biophilia) as one of the baseline prerequisites. Future 
development in the study area could help support these goals for biophilic design. 
 

Natural Resources  

Recommendations: 

• Incorporate trees, shrubs, and other plantings, preferably native, non-invasive species, as part 
of any public space and future development in the study area. 

• Public spaces should meet or exceed 40% 20-year tree canopy cover, with impervious cover 
not exceeding 40%. Private spaces should meet or exceed 15% tree canopy cover.   
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Arlington’s existing Urban Forest Master Plan, adopted in 2004 as a sub-element of the Public Spaces 
Master Plan, provides goals and policies that seek to enhance and preserve Arlington’s tree canopy. 
During the creation of this Study Document, the County is concurrently developing a new Forestry and 
Natural Resources Plan, which will update and combine the Urban Forest Master Plan and the Natural 
Resources Management Plan. These documents recognize the need to reduce impervious surfaces and 
promote additional tree planting, especially in Arlington’s Metro corridors. Future development in the 
study area can be designed to also support Arlington’s tree canopy goals and include additional 
plantings that can help reduce the heat island effect, provide shade, and reduce the amount of 
impervious surface and hardscape that currently covers most of the study area. An increase to the tree 
canopy in the study area will also contribute to an increase to the tree canopy of the larger Rosslyn-
Ballston Corridor, an area that contains lower levels of tree canopy than other parts of the County. By 
incorporating native trees, shrubs, pollinator-friendly plantings, and other plantings, future 
development in the study area can support Arlington’s natural resources.  
 

Public Art  

Recommendations: 

• Consider opportunities for public art as a component of a future site plan in the study area. 
 
In 2021, the County Board adopted an update to the Public Art Master Plan, a sub-element of the Public 
Spaces Master Plan. The updated Public Art Master Plan establishes a vision for public art in Arlington 
and outlines values, guiding principles, and goals to support public art in Arlington. A future site plan 
process in the study area provides a singular opportunity to consider and include public art as a 
component of future development and/or the public space envisioned near the intersection of 
Clarendon Boulevard and North Danville Street, which is identified in the Courthouse Sector Plan 
Addendum as an entranceway into the Courthouse area. This recommendation supports efforts to 
provide opportunities to art that is accessible to all members of the Arlington community.  
  



Courthouse West Special General Land Use Plan Study Draft Prepared for 5/16/2022 LRPC Meeting 

43 
 

Implementation 
 
General Land Use Plan 

To support the future implementation of the Guiding Principles and other recommendations set forth in 
this Study Document, an amendment is proposed to the GLUP. Updating this Comprehensive Plan 
element as outlined below will help to ensure that future private and public development and 
infrastructure investments will be consistent with and compatible with the vision for this area. 
 
The GLUP is the primary policy guide for future development in the County, and establishes the overall 
character, extent, and location of various land uses. Staff’s analyses and the input received from various 
key stakeholder groups, including the LRPC, representatives from various commissions and committees 
and the broader community, have led to the conclusion that an amendment to the GLUP from “Service 
Commercial” to “Medium” Office-Apartment-Hotel is appropriate for this site. However, such an 
amendment should only be considered in the context of future special exception site plan and rezoning 
applications and should be evaluated as to the degree in which the applications advance and achieve the 
County’s planning goals for this area. 
 

Figure 36. Request to Advertise Map. 

[image coming soon] 
 

Site Plan Review Process Overview 

The next step in the potential redevelopment of the subject site would likely be the filing of a site plan 
application by the property owner or developer. The Site Plan Review Process, conducted under the 
auspices of the Site Plan Review Committee (SPRC) of the Planning Commission with input from a variety 
of stakeholders, provides for the review of development applications. The SPRC process provides a 
forum for community review of a development project in which applicants, staff, planning and other 
commissions, citizen and community groups collaboratively examine and comment on a project. The 
Planning Commission and County Board would then hold public hearings, and ultimately the County 
Board legislatively acts on the site plan application, GLUP amendment and associated rezonings or other 
related applications. If approved, the site plan includes certain conditions that the applicant agrees to 
regarding the construction and ongoing operation of their development project, among other items. 
 

Park Planning Process Overview 

To ensure that the proposed privately-owned public space along Clarendon Boulevard is appropriately 
planned and designed, a park master planning process is necessary. This process will be undertaken as a 
separate Department of Parks and Recreation-led process that could occur concurrently or following the 
Site Plan Review Process. The developer would fund and participate in the master planning process and 
be responsible for the design, construction, and maintenance of the public space as part of the larger 
site development. Community and stakeholder involvement will help to ensure that this space conforms 
to the principles and recommendations outlined in this document, the Public Spaces Master Plan, and 
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other applicable plans. These documents serve as guidance to inform decisions related to the public 
space network and to ensure that it meets community needs. 
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Appendix 
 
Overview 

The Appendix contains additional documents and information that are critical components to the 
complete study and this Study Document. 
  

• The Scoping Document outlines the scope and process for this Special GLUP Study. 
 

• The Staff Presentations review the existing conditions information, the development and 
refinement of the Guiding Principles, and the analysis that contributed to the study process and 
the GLUP designation recommendation. These presentations include: 

 
o Online Engagement Session presentation (December 14, 2021 – January 9, 2022) 

o LRPC Meeting #1 presentation (January 26, 2022) 

o LRPC Meeting #2 presentation (May 16, 2022) 
 

• The Online Engagement Session Survey Responses that provided an input into the refinement 
of the Guiding Principles, areas for guidance, and the analysis to develop and refine three-
dimensional computer modeling scenarios for the study area. 

 
•  The Supplemental Existing Conditions Information provides an overview of additional existing 

conditions information that supplements the information previously shared in staff 
presentations throughout the study. 

 
  

https://arlingtonva.s3.amazonaws.com/wp-content/uploads/sites/31/2021/08/Courthouse-West-SGLUP-Scoping-Document_web_8.26.2021.pdf
https://www.arlingtonva.us/files/sharedassets/public/projects/documents/special-glup-studies/courthouse-west/chw-sglup-study-online-engagement-session-presentation.pdf
https://www.arlingtonva.us/files/sharedassets/public/commissions/documents/lrpc/chw-sglup-study-jan-26-2022-lrpc-presentation_updated.pdf
https://www.arlingtonva.us/files/sharedassets/public/commissions/documents/lrpc/chw-dec-2021-jan-2022-online-engagement-session-survey-responses.pdf
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Supplemental Existing Conditions Information 

Utilities and Underground Tunnels 

As part of the existing conditions, a review of existing conditions related to utilities and underground 
tunnels in and adjacent to the study area gathered additional information. This review includes the 
following information: 
 

• There is a Washington Metropolitan Area Transit Authority (WMATA) tunnel located near the 
southern side of the study area. Therefore, any excavation in this area will be within WMATA’s 
Zone of Influence and will require a WMATA permit and monitoring of WMATA’s structure.   

• All existing storm sewer pipes situated in the study area are privately owned and maintained. 
There are no storm sewers located along the blocks of Wilson Boulevard and North Cleveland 
Street adjoining the site. Along Clarendon Boulevard, there are catch basins located along both 
sides of the street at the sag point; however, no flanking inlets are present.  

• The site is in an upstream section of the Rocky Run sanitary sewer shed with 8-inch public sewer 
located along the site’s Wilson Boulevard, North Danville Street, and North Cleveland Street 
frontages. Additionally, there is an 8-inch public sewer located along the public alleyway dividing 
the study area that will be abandoned with any major redevelopment. 

• There are 12-inch watermains present along both Wilson Boulevard and Clarendon Boulevard. 
North Cleveland Street has an 8-inch watermain, whereas North Danville Street does not have 
any watermains. 

• According to Washington Gas, there is nothing on the block that has gas pressure on in the 
pipes. 

• Dominion Energy reported to staff that there is nothing currently planned for this area that 
could affect the future of the site. 

  
It is the responsibility of the applicant to conduct a thorough review of the public and private utilities in 
the area during the site development process and prior to submission of a final development plan for 
the site. The applicant should consult with Arlington County’s Department of Environmental Services on 
development-specific utility improvements and site-specific utility connections that may be necessary. 
The applicant should also contact the relevant private utility companies to gain a complete 
understanding of the extents and condition of the utilities to specifically identify potential impacts to the 
development. 


	Table of Contents
	Introduction
	Application
	Study Overview
	Study Area
	Need for Special GLUP Study
	Study Process
	GLUP Designation Recommendation

	Study Document

	Guiding Principles
	Community Engagement
	Guiding Principles
	Equity

	Recommendations
	Land Use and Building Design
	Existing Plan Guidance
	Ownership Patterns
	Building Height and Massing Scenarios
	Community Input
	Transportation Analysis
	Comparable Site Planning Guidance
	Shadow Studies
	View and Ground Level Studies
	Summary of Recommendations
	General Land Use Plan
	Recommended Building Heights Map
	Building Podium Height
	Building Tower Height


	Public Space
	Existing Plan Guidance
	Existing Public Spaces
	Community Input
	Building Height and Massing Scenarios

	Transportation
	Existing Plan Guidance
	Existing Transportation Resources
	Community Input

	Housing
	Other Recommendations
	Sustainability
	Biophilic Design
	Natural Resources
	Public Art


	Implementation
	General Land Use Plan
	Site Plan Review Process Overview
	Park Planning Process Overview

	Appendix
	Overview
	Supplemental Existing Conditions Information
	Utilities and Underground Tunnels



