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Special GLUP Study Background
• “Policy for Consideration of General Land Use Plan Amendments 

Unanticipated by Previous Planning Efforts” adopted in 2008.

• Calls for a community review process in those instances where 
there is no adopted plan or where the GLUP amendment request 
is inconsistent with the guidance of the relevant adopted plan.

• The study evaluates the appropriateness of the requested GLUP 
change and what GLUP category or categories may be 
appropriate.

• It is important to look at the high-level land use policy before 
looking at a specific site plan project.

• The community and commissions need the opportunity to weigh 
in on the vision for these areas.

• Since 2008, staff has completed several Special GLUP Studies –
2 of which were Special GLUP Study Plus projects.



Tier I Review
• Tier I Initial Review

– Staff evaluation of application.
– Discussion of whether a Special GLUP Study or other 

review process is appropriate.
– LRPC Chair sends memo to staff summarizing LRPC input.
– Review concludes with letter from CPHD Director stating 

whether the requested has been accepted, denied or 
deemed more appropriate for another type of analysis; 
estimated timeline is also provided.

• Tier II Full Review
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Tier II Review
• Tier II Full Review

– History of GLUP and zoning designations.
– Existing GLUP and zoning designations.
– Analysis of relevant plans and policies.
– Proposed GLUP amendment request – uses, density, 

heights, etc..
– 3-D modeling of existing conditions and what the proposed 

GLUP designation(s) would allow. 
– Preliminary transportation analysis, etc..
– Review concludes with staff bringing a request to 

advertise or not to advertise report the Planning Commission 
and County Board, accompanied by a comprehensive study 
document.
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Importance of Studying Edge Areas

• The implications of additional height and density in transitional areas need 
to be carefully evaluated (transportation impacts, parking, open space, 
sustainability, schools, affordable housing, etc.)

• Transitions to lower-density areas need to provide appropriate step-
downs in height, density and intensity from a functional standpoint and an 
aesthetic perspective.

• With the highest density and heights typically located at or above Metro 
Stations, it is important to have the relief of transitional areas between the 
Metro Station areas. (light and air, variation in scale, etc..)

• Changes in one edge area will have implications for the contextual area 
and may set precedents for other similarly situated areas in other parts of 
the County.
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Purpose of Tonight's Meeting 
• Tier I review in November 2019 recommended Tier II review given 

lack of sufficient guidance for this site.

• Staff and the LRPC expressed concerns regarding the "High" OAH 
request:

– Lack of precedent for "High" OAH along edges of Metro Station 
Areas on the Rosslyn-Ballston Corridor.

– Courthouse Sector Plan Addendum identifies site's proximity to 
lower-density, residential transition areas, which could create 
challenges in achieving appropriate height/density transition.

– Time and resources required for consideration of multiple 
comparative designations and the surrounding geography given 
intensity of "High" OAH designation.

• Additional discussion is needed to assess whether or not the LRPC 
concurs with staff’s conclusions about the requested land use 
designation, and whether or not other options should be 
considered. 6



Site Location
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• The subject site is located in the western area of the Courthouse neighborhood 
along the Rosslyn-Ballston Corridor

• Encompasses most of the block bounded by N. Danville St., Clarendon Blvd., N. 
Cleveland St. and Wilson Blvd.



Site Location
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Requested Amendments
• Application submitted to amend the GLUP:

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

– To “High” Office-Apartment-Hotel (Office density up to 3.8 FAR, 
apartment density up to 4.8 FAR and hotel density up to 3.8 FAR) 

• The applicant also anticipates requesting an associated 
rezoning:

– From C-2 (Service Commercial – Community Business District) 

– To C-O (Mixed-Use District)

• Staff would analyze the entire block, including the outlying 
parcel.



GLUP
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Zoning
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Courthouse Sector Plan (1981)

• Central Court House: 
"Central Court House 
provides the major focus for 
the station area. The 
adopted GLUP provides a 
basis for the development of 
a functional and attractive 
government center, ringed by 
a mix of high-density office 
and apartment 
development."

• However, this site is on the 
edge of Central Court House 
and is outside of the ringed 
area designated for the "mix 
of high-density office and 
apartment development."



Courthouse Sector Plan (1981)
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Courthouse Sector Plan Addendum (1993)
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Courthouse Sector Plan Addendum (1993)
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• The Courthouse Sector Plan's Concept Plan 
depicts this site adjacent to the 
"Transition/Service Commercial" area between 
Courthouse and Clarendon.

• It signaled retention of the “Service Commercial” 
designation, which borders the low-scale 
commercial development along the border with 
Lyon Village and the low-scale residential 
development within the neighborhood.



Courthouse Sector Plan Addendum (1993)
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• The Addendum specifies “Higher Density 
Commercial/Residential/Mixed Use” on the Concept 
Plan for an area which includes this block and extends 
roughly from N. Taft St. to N. Danville St., from Wilson 
Blvd. to N. Fairfax Dr. to N. 13th St..

• There is little explanatory text regarding this 
designation (density/height) and no amendment to the 
GLUP was recommended in the Addendum.



Courthouse Sector Plan Addendum (1993)
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The Key Redevelopment 
Sites map similarly has 
no land use, density, 
height or building form 
guidance.



Courthouse Sector Plan Addendum (1993)
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• Density at Metro: "Higher densities, 
intense uses and heights near the 
Metro Station as recommended in the 
GLUP. Through the site plan process 
require tapering of building mass 
and height from the commercial core to 
the lower-density 
residential neighborhoods."

• Transitions: "Design 
and implement short-term 
recommendations for treatment of 
existing transition areas, generally 
located to the north (Lyon Village and 
west (Courtlands) of the Court 
House area."

• Gateway: The area adjacent to 
this site on Clarendon Boulevard 
is also identified as 
a potential entryway/gateway.



Summary of Existing Site Guidance

• This site is located within an area identified in the Plan Addendum for 
"Higher Density Residential/Commercial/Mixed Use."

• However, it is at the edge of this area and adjacent to an 
identified transition zone.

• Specific guidance for this site is limited to build-to lines, open space, 
retail and service access.

• There is no guidance for height or density.

• Additionally, there is no recommendation for a GLUP amendment from 
"Service Commercial" to a higher density designation.
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Clarendon Sector Plan (2006)

20

• The Clarendon Sector Plan does 
not address this block.



“High” Office-Apartment-Hotel

• “High” OAH is typically only approved directly adjacent to Metro stations.

• "High" OAH allows up to 3.8 FAR for office development and 4.8 FAR 
for residential or hotel development with heights up to 153' for office and 
180' for residential or hotel development.

• "High" OAH aligns with C-O, C-O Rosslyn and C-O Crystal City.

• Heights in Rosslyn and Crystal City may reach 300’ and in Courthouse 
heights may reach 210’.
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Comparing Mixed-Use Districts
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GLUP Designation 
Scenario

Typical Zoning
District

Density
(maximum)

Building Height
(maximum)

Office Res. Hotel

"High" Office-
Apartment-Hotel

C-O
C-O Crystal City 
C-O Rosslyn 
RA-H-3.2

3.8 FAR 4.8 FAR 4.8 FAR 153' (office)
180' (res./hotel)

"Medium" Office-
Apartment-Hotel C-O-2.5 2.5 FAR 115 u/ac 180 u/ac 12 stories (office)

16 stories (res./hotel)

"Low" Office-
Apartment-Hotel

C-O-1.5
C-O-1.0 1.5 FAR 72 u/ac 110 u/ac 8 stories (office)

10 stories (res./hotel)

"High-Medium 
Residential Mixed-
Use"

R-C 3.24 FAR 3.24 FAR 3.24 FAR 95'



Modeling: Residential

23Base Density Bonus Density

“High” OAH “Low” OAH

Zoning District: C-O
Limiting Factor: Maximum height of 180 ft.

Zoning District: C-O-1.5
Limiting Factor: Maximum height of 10 stories



Modeling: Office
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“High” OAH “Low” OAH

Zoning District: C-O
Limiting Factor: Maximum height of 153 ft.

Zoning District: C-O-1.5
Limiting Factor: Maximum height of 8 stories

Base Density Bonus Density



Contextual Area
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• There are no other sites in the area surrounding the site that are designated 
“High” OAH.

"High" OAH



Building Height Guidance: East
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GLUP: “Low" Office-Apartment-Hotel
Zoning Districts: C-O-1.5 and C-O-1.0
Maximum Height: 10 stories (C-O-1.5)

GLUP: “High-Medium Residential Mixed-Use”
Zoning District: R-C
Maximum Height: 95 ft. (excluding penthouse)

GLUP: “High-Medium” Residential
Zoning District: RA4.8
Maximum Height: 136 ft. (including 
penthouse and parapet walls)GLUP: “Low-Medium” Residential

Zoning Districts: R15-30T, 
RA14-26, and RA8-18
Maximum Height: 60 ft. (RA8-18)

GLUP: Service Commercial
Zoning Districts: C-1-R, C-1, 
C-1-O, C-2, C-O-1.0, and C-TH
Maximum Height: 45 ft. (C-2)



Building Height Guidance: West
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Clarendon Sector Plan (2006):



Applicant Presentation
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Staff Conclusions
• Staff expressed concerns about “High” OAH at the 2019 LRPC meeting, 

but determined that a Tier II Special GLUP Study was the most 
appropriate process to more fully evaluate the requested amendment for 
the entire block.

• LRPC members echoed staff concerns during the 2019 review, but 
concurred with staff’s recommendation.

• Staff continues to have concerns about "High" OAH in this location:
– There is insufficient guidance in the Courthouse Sector Plan and its 

Addendum to support an amendment to “High” OAH.
– Traditionally, the County has not planned for “High” OAH at the edges of 

Metro Station Areas.
– Considering “High” OAH on this site could establish a precedent 

which, without looking at corridor-wide implications, could lead to unintended 
consequences.

– Additionally, this site is located at one of the narrowest points in the Rosslyn-
Ballston Corridor. Care is needed when considering appropriate 
height/density transitions to adjacent residential areas.
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Staff Conclusions
• If further study of this site through a Special GLUP Study is 

undertaken, staff recommends evaluating other land use 
designations that are:

– More consistent with planning precedent for the Rosslyn-Ballston 
Corridor, as sites on the edges of Metro Station areas typically 
feature lower densities/heights than those located directly 
above/adjacent to Metro Stations.

– More appropriate for locations closer to lower-density residential 
areas.
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Next Steps
• Based on staff analysis and LRPC feedback tonight, 

the applicant may choose to amend its application to a 
designation more consistent with adjacent 
designations.

• The scope and schedule for a Tier II Special GLUP 
Study would be developed.
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• What are your thoughts on staff's assessment of the existing Sector Plan 
guidance, the surrounding context, planning precedent for the Rosslyn-
Ballston Corridor and concerns regarding the proposed "High" OAH 
designation?

• What are your thoughts on staff's recommendation to study other GLUP 
designations more in line with existing guidance and planning precedent?

• What additional considerations should inform the scope of study ?
– Appropriateness of a mixed-use land use designation?
– Overall density level specified for "High" OAH (up to 3.8 FAR Office, 

and up to 4.8 FAR Residential/Hotel, or potential bonus density 
exceeding those levels)?

– Building form and heights achievable under the corresponding Zoning 
of C-O (up to 153' for office and 180' for residential and hotel use)?

– The requested designation (and associated zoning) given the 
surrounding development context?

• If there was a need to streamline the process and/or timeline, what aspects 
would be most important for discussion from your perspective?
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Discussion Topics



Conclusion

The End
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