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I. INTRODUCTION 

2008 GLUP Study Amendment Policy  
In 2008, the County Board adopted the “Policy for Consideration for 
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 an 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 associated final site plan proposals. This document 
addresses a Special GLUP Study “Plus” process completed in 2017 that 
addresses a large block of development just outside the Virginia Square 
Metro Station Area, located northwest of the Washington Boulevard and 
Kirkwood Road intersection.   

Special GLUP Study Plus Applications 
The submission of several specific requests to amend the GLUP 
designation for properties in the vicinity of Washington Boulevard and 
Kirkwood Drive provided the impetus for this GLUP Study “Plus.” Three 
separate applications were submitted to the County:  

1. Eleventh Street Development, LLC, (June 2016), for an assemblage 
of land parcels fronting Washington Boulevard and Kirkwood Road; 

2. The YMCA of Washington (September 2016) for properties 
associated with its Arlington Campus, fronting 13th Street North 
and Kirkwood Road; and 

3. The Arlington Partnership for Affordable Housing (APAH) (December 
2016) for the American Legion property located at 3445 Washington 
Boulevard.

Determination of Need for GLUP Study
In this case, each of the three subject sites associated with the Special 
GLUP Study applications are all located outside of the Virginia Square 
Metro Station Area. The most recent Virginia Square Sector Plan was 
adopted by the County Board in December 2002 and established 
the vision to create and sustain a premier residential station area 

with multiple cultural, education and recreational amenities. However, 
for all intents and purposes the 2002 Plan Update did not provide 
notable guidance for the future vision and planning of the block north of 
Washington Boulevard and west of Kirkwood Road. Based on the 2008 
policy resolution on GLUP amendments and lack of established specific 
planning guidance, staff determined that a Special GLUP Study was 
warranted to evaluate the requests. The primary purpose of the study was 
to determine whether the County Board should consider advertising the 
requested GLUP designations, or other GLUP designations that may be 
appropriate, based upon the findings of the study.

GLUP Study Area
The study area encompasses the sites included in each of the three 
applications. In addition, the study area has been expanded to include 
a broader geography that includes the balance of properties designated 
“Service Commercial” and zoned C-2 along the northern frontage of 
Washington Boulevard west of Kirkwood Road in order to consider the 
desired future of the broader area in a coordinated fashion rather than 
taking a piecemeal approach over time. Beyond that, the surrounding area 
has been included in the study for contextual purposes to help inform any 
GLUP or other planning related recommendations for the study area. Map 
1 illustrates the full extent of the study area, and identifies the three sites 
that are associated with the GLUP Study applications.

GLUP Study Process and Scope Overview
County staff led a special study to evaluate the requests, consistent with 
the County Board’s 2008 resolution. Following previously established 
procedures, staff worked primarily with the Long Range Planning 
Committee (LRPC) of the Planning Commission, while hosting other 
events to solicit broader input from the community. Given that the study 
area involves multiple properties and is a substantially larger area 
than previously completed Special GLUP Studies, this study includes 
an expanded scope beyond the customary process for Special GLUP 
Studies. Therefore, this process has been consistently referred to as 
a Special GLUP Study “Plus”. Given the larger geography, involvement 
of multiple properties (some with applications and some without), and 
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Map 1: Study Area, Washington and Kirkwood Special GLUP Study ‘Plus’
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thorough evaluation of land use, transportation, building form, and other 
elements, staff recommends that the County Board adopt these policy 
recommendations included herein to represent established guidance for 
the consideration of future development proposals within the study area.
 
The scope of work for this Special GLUP Study “Plus” included the 
following documentation and evaluation:
• History of GLUP and Zoning designations for the study site and 

surrounding area;
• Existing GLUP and Zoning designations for the study site and 

surrounding area;
• Existing environmental and topographical features, land uses, 

densities, building heights for study site and surrounding area;
• Recommendations of County plans and policies, as applicable;
• Allowable uses, densities, building heights, etc. for requested GLUP 

designation and other GLUP designations;
• 3-D computer modeling of the study site’s existing conditions, and 

various scenarios reflecting requested GLUP designation and other 
GLUP designations;

• Preliminary transportation analysis for the study site and surrounding 
area, including recommendations for improvements such as new 
streets and walkways, etc.; 

• Parks, open space, and recreation considerations;
• Identification of historic preservation issues requiring further due 

diligence related to the Ball Family Burial Ground (0.22 acres), such 
as delineating the cemetery’s exact boundaries and potential impacts 
on access. 

Eleventh Street Development, LLC Site YMCA of Washington Site American Legion / APAH Site
Property Address 3415 and 3421 Washington Boulevard, and 1122 

North Kirkwood Road
3400, 3422, and 3444 13th Street North 3445 Washington Boulevard

RPC #s 15-086-002, -005, -006, -025 15-086-022, -023, -024 15-086-011

Site Area 68,842 sq. ft. (1.58 acres) 191,415 sq. ft. (4.39 acres) 56,092 sq. ft. (1.29 acres)

Current GLUP 
Designation

“Service Commercial” (Personal and Business Ser-
vices. Generally one to four stories.)

“Semi-Public” (Country clubs and semi-public 
recreational facilities. Churches, private schools and 
private cemeteries.)

“Service Commercial” (Personal and Business 
Services. Generally one to four stories.) and “Semi-
Public”

Requested GLUP 
Designation

“Medium” Office-Apartment-Hotel (Up to 2.5 FAR 
Office; up to 115 units/acre Residential; up to 180 
units/acre Hotel.)

“Medium” Residential (Up to 37-72 units/acre.) “Medium” Office-Apartment-Hotel (Up to 2.5 FAR 
Office; up to 115 units/acre Residential; up to 180 
units/acre Hotel.)

Current Zoning “C-2” Service Commercial-Community Business 
District

“R-5” One-Family and Restricted Two-Family Dwell-
ing District

“C-2” Service Commercial-Community Business 
District and “R-5” One-Family and Restricted Two-
Family Dwelling District

Requested Zoning “C-O-2.5” Mixed-Use District Not specified in application “C-O-2.5” Mixed-Use District

Conceptual Development 
Program

Approximately 220 multifamily residential units in 
a six-story building, with a two-level underground 
parking garage, and private open space amenities.

New community and athletic facility up to 100,000 
sq. ft. in size, as well as new residential uses of up 
to 72 dwelling units per acre. 

An affordable housing project of approximately 
161 multifamily residential units, with 8,000 sq. ft. 
of ground floor space for American Legion Post.

Table 1: Sites Subject to Formal Special GLUP Study Applications, Key Statistics and Characteristics
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Aerial bird’s eye view of subject site and vicinity, from the south (2015)

View west along Washington Blvd. View west along Washington Blvd.

View south along Kirkwood Rd. View west along 13th St. N

II. SITE ANALYSIS

The study included a review of existing conditions and site analysis to 
inform the overall evaluation of the subject GLUP amendment requests. 
This section of the report addresses several elements of that analysis, and 
provides various photos of existing conditions across and surrounding the 
study area.

Site Characteristics
The study area includes 9.4 acres of property located northwest of the 
Washington Boulevard and Kirkwood Road intersection, just north of the 
Virginia Square Metro Station Area boundary. It is comprised of one- to 
two-story commercial buildings, as well as civic institutions including the 
YMCA and the American Legion Post 139.

The block is bordered by academic (George Mason University Arlington 
Campus) and commercial uses to the south, and residential neighborhoods 
to the west, north, and east. Most properties are currently accessed along 
Washington Boulevard, with surface parking and driveways on each site. 
The YMCA site is accessed from 13th Street North, and the Eleventh Street 
Development site has access from both Kirkwood Road and Washington 

Boulevard. Most of the existing buildings are set back from the street. The 
block’s perimeter includes numerous curb cuts, large distances between 
buildings, narrow sidewalks, and lack of street trees in places, which 
collectively limit the pedestrian-friendliness of the pedestrian experience 
in this environment. The Washington Boulevard frontage is reflective of 
Arlington’s earlier forms of commercial development.
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A historical map of the study area from the 1935 Franklin Survey Densities measured by Floor Area Ratio (FAR) on subject site and surrounding area

Historical Development
Early maps of the study area show mainly agricultural and residential 
land uses, with development located primarily along the perimeter of the 
block. The Ball Family Burial Grounds date back to the late 1700s and the 
American Legion existed as early as 1935. Notably, Spout Run ran south-
north through the eastern portion of the block, but appears to have been 
undergrounded in a culvert sometime in the 1960s. By the early 1970s 
the YMCA was built and the service-commercial character of Washington 
Boulevard had taken shape. The block has generally retained similar 
building massing and circulation patterns since the early 1980s.

Existing Development Patterns / Figure Ground
The study area is located between the higher-density uses along the 
Rosslyn-Ballston Metro corridor and the lower-density residential uses 
to the north. Located just south of the subject block are low-medium 
office, apartment, hotel, and civic uses. To the west, north, and east 
of the block, existing development primarily comprises single-family 
detached residences, duplexes, some townhouses (including Lynnbrook 
and Bromptons), and the Wentworth condominium building west of North 
Lincoln Street. The study area’s position in a zone of transition is clearly 
evident when observing the much larger building floor plates south of 
Washington Boulevard and the much smaller parcels and buildings north 
of 13th Street North. The building heights and densities in the study area 
are also significantly lower than those to the south, as development has 
built up around the Metro corridor. The impervious cover throughout the 
block is approximately 65%, much of which is due to the prevalence of 
surface parking.
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Approximate building heights on subject site and surrounding area

Figure-ground study of the subject site and environs Topography, storm sewer lines (green) and general drainage patterns on subject site and environs

Topography
The western limits of the project area are relatively flat, while the central 
and eastern areas of the block have significantly more topography, with 
the most dramatic elevation changes occurring mid-block. Portions of 
13th Street North and Washington Boulevard are both fairly steep, and 
the interior of the site includes very steep grades and retaining walls. 
Overall, the site slopes from the localized high point of approximately 
260 feet above sea level on the southwest corner of the block down to 
the low point of 224 feet at the northeast corner. Stormwater collects 
along Kirkwood Road and drains north into the Spout Run watershed. It 
should be noted that the topography will be a major factor in development 
here, as it will impact the appearance of building heights relative to their 
surroundings, and will pose challenges to the construction of new roads 
and accessibility. Two-foot topographic contours for the subject site and 
its surroundings are depicted in the map below. Additionally, there are 
existing underground utilities, most notably an 84” storm sewer, that will 
need to be relocated before new construction can occur.  
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Ball Family Burial Ground

Historical marker on Washington Blvd. 
for Ball Family Burial Grounds

Grove of Mature Trees on 13th St. NTree canopy coverage in the study area (approximately. 25% canopy) and environs

Tree Canopy Coverage
The extent of existing tree canopy coverage in the study area was 
analyzed to better understand the presence of trees within the built 
environment north of Virginia Square Metro Station area. As evident in 
the map, there is little canopy coverage south of Washington Boulevard, 
but the study area contains a fairly significant area of tree canopy 
coverage at approximately 25%. Most of the trees are located between 
parcel boundaries, in the Ball Family Burial Grounds, and along 13th 
Street North and Kirkwood Road. A generally healthy stand of planted and 
naturally-grown trees along 13th Street includes willow oaks (Quercus 
phellos), southern magnolias (Magnolia grandiflora), and a sugar maple 
(Acer saccharum), with two remnant trees, a relatively rare post oak 
(Quercus stellata), and a tuliptree (Liriodendron tulipifera). Additionally, 
this stand of trees includes an area of native groundcover grasses and 
moss, reminiscent of the ‘Arlington Forest’ natural resource type. A 
private agreement between the YMCA and several residents of Lynnbrook 
called for the installation and ongoing maintenance of this stand of trees. 
Other trees within the block include Black Locusts, Black Walnuts, and 
White Pines, Willow Oaks, and Sycamores along Kirkwood Road. These 
trees should be preserved to the extent possible when redevelopment 

occurs, and new street trees should be planted on any new streets and 
along Washington Boulevard, and in gaps along Kirkwood Road and 13th 
Street North. Future tree canopy coverage should remain at or even 
exceed 25%, given the opportunities for new street trees and open space 
improvements, combined with existing canopy preservation goals.

Ball Family Burial Grounds
The Ball Family Burial Grounds sit on a pipestem lot with access through 
the stem that meets Washington Boulevard between 3427 and 3435 
Washington Boulevard. A historical marker sits along Washington 
Boulevard, but otherwise this resource is hidden from the public. The 
Robert Ball Burial Grounds are one of Arlington’s oldest family burial 
grounds, and were designated as a local historic district by the County in 
1978. The cemetery was established in the late 1700’s, but tombstones 
dating to that time period are no longer extant. The cemetery holds the 
remains of the Ball family, some of the first settlers to come to Arlington. 
The Ball family received a land patent in 1742 from Lord Fairfax, and soon 
thereafter built the Ball-Sellers house located at 5620 3rd Street South. 
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Inventory of Nearby Parks and Schools

Transportation
The study area is within walking distance of the Virginia Square and 
Clarendon Metrorail stations: Its closest points are approximately 1,200’ 
- 1,500’ from Metro, while its farthest points are approximately 1,800’ 
from Metro. It is also served by Metrobus along Washington Boulevard, 

Open Space and Amenities
The study area is within generally close proximity to three schools 
and 15 parks, although none of the schools are located within or 
immediately abut the study area. Based on school boundaries as of 
2017, the closest school, Arlington Science Focus, is not generally 
available to students in the study area, who would be assigned to Taylor 
Elementary. The nearest parks are Quincy Park, Hayes Park, James 
Hunter Park, Clarendon Central Park, and Triangle Park. Privately owned 
open spaces exist within the study area. Examples of such spaces 
include the grove of mature trees, as previously mentioned, on the 
northern limits of the YMCA property fronting 13th Street North, and the 
Ball Family Burial Grounds. 

and by ART Bus along Kirkwood Road. Both of these streets are 
planned as ‘Type D’ Arterial Streets in the Master Transportation Plan, 
for Primarily Garden Apartments and Townhouse Neighborhoods. 
This involves 2-4 travel lanes, a target speed of 25-30 MPH, 
moderate transit service, bike lanes, and on-street parking. The 
designation for this segment of Washington Boulevard is the subject 
of a recommended MTP map amendment, given anticipated future 
vision of the block. For more specifics on the Master Transportation 
Plan, please refer to Section 3- Established Plans, Policies, and 
Recommendations.  

As of June 2016, the Average Daily Traffic Counts for these streets 
were 18,488 on Washington Boulevard, 8,599 on Kirkwood Road, 
and 1,244 on 13th Street North. There is little vehicular or pedestrian 
connectivity within the project area. It is considered a ‘superblock’ 
given the expansive land area without any through-connection.

10

Average Daily Traffic

18,488

1,244

Map 2. Average Daily Traffic, 2016 (Study Area and Vicinity Streets)

1,
27

0 
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Exhibit 1. 
Aerial bird’s eye view of study area and vicinity, from the west (2015)
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Map 3. 
Existing General Land Use Plan, Study Area and Vicinity

III. ESTABLISHED PLANS, POLICIES, AND 
REGULATIONS

Existing General Land Use Plan 
Today, the study area is primarily split between two GLUP designations: 
property along Washington Boulevard is designated “Service Commercial” 
and property along 13th Street North is predominantly designated “Semi-
Public.”  Also included within the study area, a single-family residential lot 
at the corner of 13th Street North and North Kansas Street is designated 
“Low” Residential (1-10 units/acre). “Service Commercial” generally 
envisions development comprising personal and business services in 
buildings up to four stories, while “Semi-Public” customarily envisions a 
range of civic, institutional, and recreational uses. 

The study area is surrounded by a variety of existing GLUP designations.  
South of Washington Boulevard, property is designated a mix of “Low” 
Office-Apartment-Hotel and “Public” (reflecting the presence of the 
George Mason University Arlington Campus). The area directly east of 
Kirkwood Road is designated “Low-Medium” Residential (16-36 units/
acre) and “Low” Residential (10-15 units/acre). The areas north and 
west of the study area are designated “Low” Residential (1-10 units/
acre), but for the property to the west immediately fronting Washington 
Boulevard, which is also designated “Low-Medium” Residential. 

General Land Use Plan
Low Residential (1-10 units/acre)

Low Residential (11-15 units/acre)

Low-Medium Residential

Medium Residential

High-Medium Residential

High Residential

Service Commercial

General Commercial

Service Industry

Public

Semi-Public

Low Office-Apartment-Hotel

Medium Office-Apartment-Hotel

High Office-Apartment-Hotel

Medium Density Mixed-Use

Government and Community Facilities

High-Medium Residential Mixed-Use

Coordinated Mixed-Use, Development District
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Map 4. 
1961-66 GLUP Map, Study Area 

Map 5. 
1975 GLUP Map, Study Area 

Map 6. 
1979 GLUP Map, Study Area 

General Land Use Plan History of the Area
The GLUP is the primary policy guide for the future development and 
conservation of the County. Since first established in 1961, the GLUP 
map and its designations for land within and surrounding the study 
area have evolved over time. This evolution included a notable increase 
in the number and level of sophistication of land use designations 
included on the GLUP map, that generally coincided with transit-oriented 
development planning around Metro beginning in the 1970s.   

On the County’s first GLUP map (Map 4), which dates to 1961, the study 
area was split, with approximately the southern one-third on the block 
designated “General Business”, and the northern two-thirds designated 
as “Low” Residential (0-8 units/acre). Land south of Washington 
Boulevard was also designated “General Business”, while “Low” 
Residential applied to areas east, north, and west of the study area, but 
for an area of “High-Medium” Residential (14-39 units/acre) fronting 
Washington Boulevard.  

By 1975, the GLUP map (Map 5) showed the study area’s frontage 
along Washington Boulevard mostly as “Service Commercial,” but for a 
small area of “General Commercial” west of North Lincoln Street. This 
map also showed the northern balance of the block primarily as “Semi-
Public”, but for the residential lot at North Kansas Street and 13th 
Street North. These changes resulted from GLUP amendments approved 
in December 1974.

By 1979 (Map 6), the site west of North Lincoln Street was amended 
to “Service Commercial”. East of Kirkwood Road, the GLUP was 
amended to depict “Low-Medium” Residential (16-30 units/acre) 
fronting Washington Boulevard and “Low” Residential (11-15 units/
acre) fronting 13th Street North. South of Washington Boulevard, the 
GLUP designation for much of  the block was amended from “General 
Commercial” to “Low” Office-Apartment-Hotel. 
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Map 7. 
1983 GLUP Map, Study Area 

Map 8. 
2004 GLUP Map, Study Area 

The 1983 GLUP map (Map 7) begins to show a more diverse GLUP 
pattern for the block south of Washington Boulevard through the 
inclusion of additional designations. For the area fronting Fairfax 
Drive and Kirkwood Road, the designation was amended to “Public” 
to reflect the establishment of the George Mason University campus 
in 1979. To the west of that area, the GLUP designation has been 
changed to “High” Office-Apartment-Hotel, and land that would 
ultimately become the home of the FDIC campus in Virginia Square. In 
1982, a Special Coordinated Mixed-Use District was also established 
for the GMU/Virginia Square Shopping Center district as identified in 
Note 3 on the GLUP map. 

Aside from changes to the base street map, the 1987 GLUP map reflected no 
major changes for the area since 1983. Between 1987 and 2004, the most 
notable change to the GLUP map (Map 8) in the vicinity of the study area 
was the further expansion of the “Public” designation on the block south of 
Washington Boulevard. This amendment reflected the growth of the GMU 
campus northward towards Washington Boulevard, on land that would later 
support the GMU Foundation Building. 
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Map 9. 
Existing Zoning, Study Area and Vicinity

Existing Zoning 
Land within the study area is currently zoned one of two classifications: 
C-2 Service-Commercial-Community Business District, or R-5 One-Family 
and Restricted Two-Family Dwelling District. Over time, the existing 
commercial properties zoned C-2 along Washington Boulevard have 
been developed as of right, and the American Legion post has most 
recently been approved in 1983 through special exception use permit 
(although the existing post building was constructed in 1959.) It is 
also important to note the presence of a historic overlay district over 
a portion of the C-2 zoned property, reflecting the presence of the Ball 
Family Burial Ground.   

With its R-5 zoning classification, the YMCA property comprising the 
northern portion of the study area has also been approved through a 
special exception use permit, to allow for the semi-public recreational 
facilities and membership club on its property.

A variety of zoning districts currently abut the perimeter of the study 
area. South of Washington Boulevard, properties comprise a mix of C-O, 
C-O-2.5, and C-O-1.5 zoning classifications. East of Kirkwood Road, 
property is currently zoned R15-30T and R-5. Directly north of the study 
area, land is zoned R-6 and R-10T (reflecting the Lynnbrook Townhouse 
development approved by special exception site plan). West of the study 
area, land is primarily zoned R-5, but for property abutting Washington 
Boulevard to the north, which is currently zoned RA8-18.   

Zoning Classifications
C-O Mixed Use District
C-O-1.0- Mixed Use District
C-O-1.5- Mixed Use District
C-O-2.5- Mixed Use District
C-2- Service Commercial- Community Business 
District
C-3- General Commercial District
R-5- One-family & Restricted Two Family Dwelling 
District
R-10T- One-family & Townhouse Dwelling  
District
R-15-30T- Townhouse Dwelling District
RA8-18- Multiple-family Dwelling District
S-3A- Special District
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Map 10. 
Detail of Virginia Square Sector Plan, Illustrative Plan

Map 11. FDIC and GMU Block Concept Plan (Virginia Square Sector Plan)

Virginia Square Sector Plan 
Adopted in December 2002, the Virginia Square Sector Plan Update serves 
as a policy and planning guide for both short- and long-term development 
and revitalization in the Virginia Square area. The Plan reaffirms and 
strengthens the original concept for this Metro Station Area adopted in the 
first sector plan in 1984 as a residential community and a center for cultural, 
educational, and recreational facilities. Geographically, the station area is 
defined by four roadways: Washington Boulevard to the north; North Kirkwood 
Road and North Jackson Street to the east; and North Quincy Street to the  
west.   

The study area for this Special GLUP Study “Plus” is located outside and 
immediately north of Virginia Square proper. As such, no specific land use 
planning recommendations are provided for the area, and only minimal 
guidance is made, in passing, to any preferences for what may happen north 
of Washington Boulevard. The Sector Plan’s lack of any significant guidance 
for this area necessitated this current study to address the GLUP amendment 
requests.

That said, the Sector Plan makes a few general statements about this area. 
A map on page 21 identifies the north frontage of Washington Boulevard 
east of North Nelson Street as a transition area. A concept plan composite 
map on page 46 depicts this same area as commercial in land use, 
and also illustrates a graphic arrow approaching this area denoting that 
building heights should taper away from Metro. On page 52, the Sector Plan 
includes a Land Use Concept Plan designating the area immediately north 
of Washington Boulevard (between Monroe and Kirkwood) for mixed use 
development (predominantly commercial and/or office) with retail frontage 
along Washington Boulevard. 

The Illustrative Plan on page 58 (See Map 10) provides a graphic 
representation for redevelopment of Washington Boulevard’s northern 
frontage showing a general depiction of urban storefront buildings, improved 
walkways and screened parking areas, even though the Sector Plan did not 
provide any specific land use planning recommendations for the area. On 
pages 22-24 of the supplemental Site-Specific Guidelines Booklet, the Sector 
Plan provides several points of overall guidance that begin to relate to the 
north side of Washington Boulevard. Associated with the concept plan shown 
here (Map 11), it is also recommended that Washington Boulevard should 
evoke a commercial corridor and encourage pedestrian circulation.   
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Master Transportation Plan
Arlington’s Master Transportation Plan (MTP) provides general guidance 
for Arlington’s transportation system through 2030. As the transportation 
element of the County’s Comprehensive Plan, the overall goals, policies, 
and map elements of the plan are supported by individual documents 
providing more detailed guidance on the following modes and topics: 
bicycle; transportation demand and system management; parking and 
curb space management; pedestrian; streets;  and transit.

To advance its objective of achieving a well-connected network of streets 
compatible with adjacent land uses, the MTP Streets Element calls for 
enhancing the connectivity of the existing street network by constructing 
new streets with redevelopment of large blocks (General Policy”C”, Street 
Policy #6). To achieve this, the Plan recommends that opportunities for 
new multi-modal streets be identified and implemented through sector 
plan and other planning efforts. As it exists, the 9.4-acre study area 
is effectively bound on all sides by streets, without any through street 
connections. 

Using the MTP as a guide, staff evaluated opportunities and the 
appropriateness for new connections through the block. Generally, 
exemplary benefits of street connectivity include multimodal circulation, 
distribution and screening of loading and parking access, provision of 
public open space, and emergency access. For this study area, street 
connectivity can be beneficial for the following reasons:
• Helping to organize open space and define building placement; 
• Maximizing the visibility and public access to the site and future uses; 
• Providing through-block connectivity to better connect the 

neighborhood with the Virginia Square Metro Station and area; 
• Offering multiple routes between destinations, providing more options 

to help disperse trips; 
• Providing areas for on-street parking and other curb-side uses to 

support new development; and
• Reducing the number of driveways and curb cuts along the arterial 

streets, thereby reducing conflicts and increasing safety for 
pedestrians and vehicles.

Public Spaces Master Plan
At the time of this study, the County’s Department of Parks and Recreation 
was leading an effort to update the Public Spaces Master Plan, another 
element of Arlington’s Comprehensive Plan. While the planning effort is 
ongoing, the process to date has identified the entire Rosslyn-Ballston 
Corridor as an area of focus since it has limited access to certain 
amenities. Additionally, one of the common themes the County is hearing 
throughout the process is that the community wants more spaces 
intentionally designed for “casual use”. As the process is concluded and a 
final Public Spaces Master Plan is adopted by the County Board, it should 
be a future reference point to help guide open space considerations that 
could be achieved with development in the study area, in addition to 
pertinent recommendations set forth in this plan. 

Map 12. 
Arlington County Master Transportation Plan
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Map 13. 
Arlington County Retail Plan Map, Virginia Square (partial)

Map 12. 
Arlington County Master Transportation Plan Arlington County Retail Plan 

Adopted in July 2015, the Arlington County Retail Plan provides a more 
flexible approach to retail in Arlington, providing guidance to developers, 
property owners, business owners, staff, the community, advisory 
commissions and the County Board when considering ground floor uses 
within future (and existing) development. The Plan provides general 
and over arching guidance for retail and retail equivalents county wide, 
in addition to proposing recommended retail street types along major 
planning corridors and areas. 

For Virginia Square specifically, the Plan recommends that retail streets 
be generally focused in a geography defined by Fairfax Drive, North 
Quincy Street, Wilson Boulevard, and 10th Street North. The types of 
retail streets included within this area include Yellow, Blue, and Green. 
Located outside of this area and forming part of the station area’s edge, 
Washington Boulevard is not depicted as a retail street in the Plan. 
However, the Plan acknowledges that existing commercial activities 
along Washington Boulevard provide personal and business services 
to adjacent neighborhoods, and that existing commercial spaces serve 
smaller retail or service businesses, which could possibly continue in the 
future if new redevelopment maintains low-scaled building with small, 
discreet ground floor storefronts. 

Ballston Virginia Square Neighborhood Conservation Plan   
Completed in 1984, the Ballston Virginia Square Neighborhood 
Conservation Plan reflects the neighborhood’s perspectives on planning, 
zoning, transportation, parks and open space, and related issues at 
the time. The plan was developed over seven years while sector plans 
were concurrently being completed for Ballston, Virginia Square, and 
Clarendon. 

Regarding the study area, the Plan’s land use principle #1 calls upon 
the County to maintain the residential zoning between Interstate 66 and 
Washington Boulevard between North Glebe Road and Kirkwood Road, 
and that changes in the existing R-5 and R-6 zones should be considered 
only for sites of exceptional quality and originality in transitions areas. 
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IV. FRAMEWORK CONCEPT, BUILDING 
FORM and MASSING STUDIES

This section presents an overview of the efforts within the Special GLUP 
Study Plus process that focused exclusively on establishing a (1) preferred 
public realm framework and (2) overall building form and massing 
scheme for the future of the study area. Both topics were addressed in 
an iterative manner, with staff presenting initial proposals for LRPC and 
public feedback, which then informed further staff changes and additional 
community input, and so on. These steps in the process comprised the 
primary elements of the study, and the outcomes for each informed the 
concept map recommendations presented in Section VII.

Exhibit 2. 
Public Realm Framework Options from LRPC #2 

PROs
• 2 curb cuts on Washington creates equal block lengths
• New east-west connection between 12th Rd. and Kirkwood
• More complete access to interior sites/cemetery

CONs
• No new north-south connectivity through YMCA site
• Street proximity to single-family home and cemetery

PROs
• New east-west connection between 12th Rd. and Kirkwood
• Provides through street connection from 
Washington to 13th 
• Most complete access to interior sites/cemetery

CONs
• Makes certain sites physically challenging to redevelop 

PROs
• New segments partially break-down superblock
• Access to interior sites/cemetery from edges, through con-
nections are pedestrian only
• Interior of block/cemetery has greater focus on ped/bike 
connectivity

CONs
• No vehicular through connectivity in either  direction 
• Limited circulation options for dispersion of trips

The Evolution and Iterations of the Public Realm Framework

The public realm framework was an important consideration for this study, 
as the arrangement and character of streets, pedestrian connections, and 
open space (or lack thereof) will highly impact the quality and build out of 
future development. Careful public realm design is especially important 
given 1) the study area’s edge location between the Rosslyn-Ballston 
Corridor planning boundary and lower-density residential areas and 2) the 
limited connectivity in the study area today.

LEGEND

pedestrian and bicycle access
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Framework Option selected for further refinement/ analysis

Policy Guidance for Framework 

Based upon guidance from Arlington’s Master Transportation Plan: 
Streets Element (2011, amended in 2016), Bicycle Element (2008), 
and Parking and Curb Space Management Element (2009), there are 
several general benefits of street connectivity, such as:

• Multimodal Circulation        
• Distribution of loading and parking access
• Provision of public open space
• Emergency access

In the context of the Washington Boulevard and Kirkwood Road Study 
Area, street connectivity is especially important as it can:

• Help organize open space and define building placement
• Maximize the visibility and public access to the site and future uses
• Provide through-block connectivity to better connect the surrounding 

neighborhood with Virginia Square Metro Station (area)
• Provide areas for on-street parking and other curb-side uses to 

support new development
• Reduce circuitous travel to access new development

Exhibit 3- Public Realm Framework Options & Sections from LRPC #4 & Community Open House

Section 1- 48’  Right-of-WaySection 1: 28’  Right-of-Way
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For the second LRPC meeting, staff developed four potential framework 
concepts. These concepts were revised through several iterations 
based on input from the LRPC members, stakeholders, and the broader 
community and informed the building form and massing studies. Each 
iteration studied varying building footprint options for each of the 
development sites, under different consideration assumptions. 

In all iterations, the Ball Family Burial Ground and tree grove along 13th 
Street North have been shown as preserved and dedicated open space, 
given their environmental, landscape and historical significance. Input 
from LRPC and community members indicated strong support for these 
elements, and encouraged expanding and connecting these areas. At the 
third LRPC meeting, staff introduced the idea of providing a public open 
space just east of North Kansas Street. Envisioned to be approximately 
23,000 square feet (.5 acre) in size, this space could serve as a 
neighborhood amenity while also playing a role in ensuring an effective 
transition between any future development on the balance of the YMCA 
site and the surrounding neighborhood.

In addition to the scenarios presented for open space preservation and 
creation, staff has presented a wider range of options relating to the 
street and pedestrian network in response to community feedback. The 
full set of circulation options includes various levels of connectivity, 
different locations for connections, and a mixed range of types of 
transportation connections ranging from pedestrian/bicycle multi-use 
paths with alleys to complete streets with vehicular travel lanes in both 
directions, bike lanes, parallel parking, street trees and sidewalks.

All concepts have consistently shown a limited number of access points, 
that would result in a reduction in the number of existing curb cuts along 
the block perimeter. In most framework concepts, these access points 
have generally included two locations on Washington Boulevard, one mid-
block location on Kirkwood Road, and one location on 13th Street North, 
closer to North Kansas Street.

Exhibit 4. 
Public Framework Recommendation for LRPC#5

pedestrian connection
open space to be preserved
potential new open space

existing street
potential street/access
optional street/access
potential access point for loading/parking

Legend

Existing trees to be preserved

Ball Family
Burial Ground

A question receiving a lot of attention in the study was for what modes are 
we making the block more permeable, and to what degree? Staff initially 
proposed a concept that would create a new east-west connection through 
the block from Kirkwood Road to existing 12th Road North, but ultimately 
withdrew this proposed connection largely due to the narrowness of 
the existing 12th Road North. Based on the evaluation and iterations 
of concept frameworks, staff recommends a public realm framework as 
shown in Exhibit 4 that aspires to introduce additional through-block 
connectivity, with more specific street designs and treatments to be 
evaluated and determined through more detailed site design and review 
processes in the future.
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The Evolution and Iterations of Building Form and Massing 
Studies

As a key element of the Special GLUP Study Plus, staff generated 3-D 
computer modeling reflecting various potential development scenarios 
for the study, with existing, applicant requested GLUP designations, and 
other alternatives all set in context of the existing topography and building 
massing in the area.

The building form and massing models depicted on the following pages 
were generated to show development consistent with GLUP and zoning 
maximums (with and without bonus density where applicable). For each 
assumed scenario, building forms were modeled to be as compatible 
with surrounding development as possible, and to generally reflect sound 
urban design principles. 

Site Access and  Circulation
Before modeling each scenario, staff developed a framework to 
analyze where streets, open spaces, and buildings might be located.  
Consideration for site access for all modes of circulation, including 
vehicular, pedestrian, bicycle, transit, loading, parking, and emergency 
vehicles was explored throughout the process and is reflected in the 
models.

Open Space 
Staff looked at the overall network of open spaces throughout the process 
to explore how new and existing spaces might connect and serve the 
greater community. Preservation and enhancement of historical and 
existing natural resources such as the Ball Family Burial Grounds and the 
existing mature trees on 13th Street North is consistent in all concepts.

Building Form and Massing
Throughout this iterative design process, staff looked at the topography, 
adjacent density, land uses, and neighborhood character to inform the 
modeling for building form and massing. Tapering building heights from 
the Virginia Square Metro Station Area to the north and neighboring 
single-family homes was reflected in all model scenarios. 

“Medium” O-A-H

“Medium” 
Residential

“Low-Medium” 
Residential

GLUP Map for Scenario 5

Public Realm Framework for Scenario 5

3-D Model for Scenario 5
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Exhibit 5. 
General Land Use Plan (GLUP) Scenarios for Form and Massing Models and Analysis

SCENARIO 1A & 1B (Existing GLUP) SCENARIO 2 (Requested by Applicants) SCENARIO 3

SCENARIO 4 SCENARIO 5
The GLUP maps depicted in Exhibit 5 represent 
the five scenarios that staff studied and modeled 
throughout the LRPC process. The options were 
selected by conducting a thorough analysis of the 
GLUP and looking at other comparable transitions 
in other County locations.  These study scenarios 
are not the only potential outcomes, and in fact, 
the recommended GLUP amendments that may 
be implemented in the future could comprise a 
hybrid among these options, or a different option 
altogether. Please refer to the following pages 
for a summary and model diagrams for each 
scenario. 

Semi-Public

Service Commercial “Medium” O-A-H

“Medium” O-A-H“Low” O-A-H

“Low” O-A-H

“Medium” 
Residential

“Medium” 
Residential

“Low” 
Residential

“Low-Medium” 
Residential

“Low-Medium” 
Residential
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SCENARIO 1A SCENARIO 1B SCENARIO 2 SCENARIO 3 SCENARIO 4 SCENARIO 5

STUDY ASSUMPTIONS & MODEL INPUTS

     GLUP Designations (Assumed) Service Commercial and 
Semi-Public

Service Commercial 
and Semi-Public

“Medium” O-A-H and 
“Medium” Residential

“Low” O-A-H and “Low-
Medium” Residential

“Low” O-A-H and “Low-
Residential” (11-15 

units/ac)

“Medium” O-A-H, 
“Medium” Residential, 

and “Low-Medium” 
Residential

     Zoning Classifications (Assumed) “C-2” and “R-5” “C-O-1.0” and “R-5” “C-O-2.5” and “RA-H” “C-O-1.5” and “RA-8-18” “C-O-1.5” and 
“R15-30T”

“C-O-2.5”, “RA-H” and 
“RA-8-18”

     Maximum Permitted Density (Base)
     (FAR or Units/acre)

2.0 FAR and 
7 units/acre

40 units/acre and 
7 units/acre

115 units/acre and 
72 units/acre

72 units/acre and 
36 units/acre

72 units/acre and 
15 units/acre

115 units/acre , 
72 units/acre, and 36 

units/acre

     Maximum Permitted Building Height 45 feet and 35 feet 6 stories and 35 feet 16 stories and 12 
stories

10 stories and 60 feet 10 stories and 45 feet 16 stories, 12 stories 
and 60 feet

     Rationale for Study Existing GLUP Existing GLUP Requested GLUP Matches GLUP to south, 
and transitional desig-

nation

Matches GLUP to south, 
and matches GLUP to 

east

Requested GLUP with 
emphasis on transition 

to north

TOTAL ESTIMATED DEVELOPMENT YIELD 
(BASE)

476,000 290,000 959,000 590,000 499,000 919,000

     Commercial/Retail (GFA) 169,000 - - - - -

     Recreation/Community Center (GFA) 100,000 100,000 100,000 100,000 100,000 100,000

     Multi-family Residential (GFA) 207,000 190,000 859,000 490,000 399,000 819,000

          Multi-family Residential (Units) 188 - 217 172 780 445 362 745

     Single-family Residential (Units) 21 21 - - - -

TOTAL ESTIMATED DEVELOPMENT YIELD 
(BONUS)

N/A 425,000 1,462,000 886,000 687,000 1,412,000

     Commercial/Retail N/A - - - - -

     Recreation/Community Center N/A 100,000 100,000 100,000 100,000 100,000

     Multi-family Residential (GFA) N/A 325,000 1,362,000 776,000 587,000 1,312,000

          Multi-family Residential (Units) N/A 295 1,238 705 533 1,192

     Single-family Residential (Units) N/A 21 - - - -

Table 2: Building Form Modeling Assumptions and Development Potential Summary Table

NOTES:
- For modeling and tabulation purposes, the average gross multi-family residential unit size is assumed at 1,100 square feet.
- Bonus density build-out scenarios assume maximum 25% density bonus, plus maximum additional FAR that can be achieved through the County’s Green Building Incentive Program.
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LRPC Meeting #2 Form and Massing Model Scenarios

These concepts were revised through several iterations based on input 
from the LRPC members, stakeholders, and the broader community. The 
public realm frameworks also informed the building form and massing 
studies as each approach provided varying building footprint parameters 
for each assumed consolidated development site. 

In all iterations, the Ball Family Burial Grounds and the tree grove along 
13th Street North have been shown as preserved and dedicated open 
space, given their environmental, landscape and historical significance. 
Input from LRPC and community members indicated strong support for 
these elements, and encouraged expanding and connecting these areas. 

After the 2nd LRPC meeting, staff was directed by LRPC members to change the 
modeling in a few key aspects: 

• Do not include surface parking;
• Consider vertical mixed-use (residential) above the YMCA;
• Retain residential character along 13th Street North; and
• No further study of the lowest-intensity development scenarios. This 

eliminated both existing GLUP scenarios and the Low O-A-H / Low Residential 
scenarios.

Scenario 1- Existing GLUP- Base

Scenario 3- Base

Scenario 2- Base

Scenario 5- Base

Scenario 2- Bonus

Scenario 5- Bonus

Scenario 1- Existing GLUP- Bonus

Scenario 3- Bonus



        24DRAFT 11.09.2017

LRPC Meeting #3 Form and Massing Model Scenarios

The model images depicted here represent the three scenarios that LRPC 
recommended that staff continue to evolve from the previous meeting.  

The LRPC’s feedback to staff at the third meeting was mainly to refine 
those three scenarios by altering the street and open space frameworks, 
ensure a sensitive transition from the study area to all adjacent existing 
single-family residential neighborhoods, and limit buildings to 8 stories 
tall wherever possible. LRPC members expressed concern about too much 
paving proposed with the public realm frameworks used. 

Members specifically asked staff to explore alleys instead of streets to 
reduce impervious area and bring down building heights. 

Cross sections showing dimensional relationships were presented with 
each scenario mainly focusing on the south, east, and north edges of 
the study area. LRPC members asked staff to include cross sections on 
the west side to show relationships of proposed massing to the adjacent 
single family homes. Members also asked that staff look at other 
comparable transition projects in the County to inform future modeling.

Scenario 2- Base Scenario 3- Base Scenario 5- Base

Scenario 2- Bonus Scenario 3- Bonus Scenario 5- Bonus
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LRPC Meeting #4 & Community Open House Form and Massing 
Model Scenarios

The model images depicted here represent an evolution of the three 
previous scenarios from LRPC #3 meeting. Prior to the fourth meeting, staff 
hosted an open house and walking tour of the study area. The feedback 
staff received during this event was helpful and ultimately led to some 
additional revisions for the fourth LRPC meeting. 

Staff provided a presentation addressing revisions and updates to studies 
of potential framework concepts for public streets/connections and public 
open space, in addition to updated building form and massing studies 
for several GLUP Scenarios. The presentation included updates on input 
staff received from the public during the May 1 Community Open House & 
Walking Tour.

The LRPC discussion focused on the guiding principles, streets, connectivity, 
open space, and building form and massing. Most members were not 
convinced that a north/south street connection to 13th Street North was 
needed for vehicular traffic. Concerns about potential increases in traffic 
volumes in and around the area and potential adverse impacts to the 
neighborhood were made clear. Further study on the public realm framework 
to investigate this concern is included in LRPC #5 meeting materials. 
Members also offered suggestions for tapering building heights from the 
taller buildings on Washington Boulevard to the north and west, particularly 
on 12th Road North and 13th Street North. 

Scenario 2- Base Scenario 3- Base Scenario 5- Base

Scenario 2- Bonus Scenario 3- Bonus Scenario 5- Bonus
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During the open house, staff collected surveys to identify 
preferences among the modeled scenarios and concerns. The 
tallied surveys generally reflected a preference for Scenarios 3 and 
5 from Exhibit 5. 

Staff then selected Scenairo 5 from the LRPC #4 meeting and its 
key attributes to help inform and influence additional staff analysis 
and development of further refined recommendations, ultimately 
for County Board consideration. 

Elements of the GLUP map scenario depicted to the right, as also 
expressed illustratively (as one example) via the plan graphics 
below is fairly similar to the applicants’ requests. The primary 
difference here is that in this scenario, the very northernmost 
portion of the study area, on the YMCA property, is lined with the 
“Low-Medium” Residential GLUP designation to explicitly convey, on 
the GLUP map, the vision for a distinct transition and step-down in 
scale from potential redevelopment in the study area to the single-
family residences to the north and east.  

Plan Rendering Scenario 5 Base for LRPC #5 Plan Rendering Scenario 5 Bonus for LRPC #5 

GLUP map for Scenario 5 presented at LRPC #5

Plan Legend

A    Existing trees to be preserved
B    Ball Family Burial Grounds
C    Pedestrian path connection
D    YMCA Kirkwood entrance
E    Public Open Space
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Base View Looking Southwest

Bonus View Looking Southwest

Base View Looking Northeast

Bonus View Looking Northeast

LRPC Meeting #5 Form and Massing Models

In LRPC #3 and #4 meetings, participants commented on several occasions about the direct effects that assumptions about average unit size and amount of bonus 
density have on the resulting massing models. In response, staff generated additional modeling based upon lesser assumptions for average residential unit size (950 
gross square feet per unit, reduced from 1,100 square feet) and the percentage of bonus density reflected with each site (20% increase in density through bonus 
and green building incentive density, reduced from 40% increase). The form and massing models on this page represent a modified version of Scenario 5 than was 
presented in previous LRPC meetings, and generally reflect a residential buildout of approximately 750 - 1,000 units. Depicted below are key revisions and notes of 
importance. This Scenario 5 modified model fundamentally informed the emergence of the Concept Plan Maps and recommendations presented later in this report.

(a) Maintains a 3-4 story height residential liner along 13th Street North, (b) Preserves existing trees & open space to provide buffer and transition to townhomes, (c) Locates 
approximately 0.5 acre of public open space at northwest corner to aid transition to homes on 13th Street North and North Kansas Street, (d) Maintains a 3 to 4-story height 
and transition area to adjacent single family homes on 12th Road North, (e) Expands open space around the cemetery and improves access and visibility from all sides, and (f) 
Maintains up to 5 and 6 story heights along Washington Boulevard.

a

a

a

a b

b

b

b

c

cc

c

d

d
d

de

e
e

e

f

f

f

f
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LRPC Meeting #5 Form and Massing Models

The images below provide a more detailed view of several places within the study area where managing the placement and heights of buildings 
to establish deliberate transitions between new development and existing buildings or landscape resources is particularly important.  

• Building heights step down from Washington 
Boulevard to single-family homes to the west 

• 0.5 acre neighborhood park helps with 
transition & increases green space

• YMCA facility is built into the existing 
topography & is lined with residential facing 
13th Street North 

• Character of North Kirkwood Road is 
maintained with median trees providing 
visual buffer  

• Building heights step down from Washington 
Boulevard to single-family homes to the west 

• Open spaces & streets serve as buffers 

• New building anchors corner with greatest 
heights at low point of study area

• With topography, building heights are mirrored 
with existing townhomes on east side of North  
Kirkwood Road

• Existing mature trees & open space serve as 
buffer to townhomes to the north 

• New open space provides opportunity for more 
trees & green space for the community

• Opportunity to expand green space around 
cemetery to buffer from adjacent uses

• Improved visibility & access to cemetery from 
all sides

• Central green space framed on all sides with 
buildings 

45’
45’

45’45’
45’

45’ YMCA

YMCA Site

YMCA Site

YMCA Site

American 
Legion Site

Eleventh St
Development 

Site

Eleventh St
Development 

Site

13th St. N

13th St. N

13th St. N

Ball Family
Burial Grounds

Open Space

Open Space

Existing Trees
to be preserved

Washington Blvd.

< to Washington Blvd.

12th Rd. N

N Kansas

N Lincoln

N Kirkw
ood

N Kirkwood Rd.

N Kirkw
ood Rd.

25-30’

45’

45’

30’

30’ 35-40’

25-30’

25-30’

175’

35’
35’

20’

73’

160’

55’
55’55’

65’65’

65’

NOTE:
- For modeling purposes, the images above represent the BASE development scenario. Please refer to the cross sections for BASE and BONUS heights and resulting transitions. 

American 
Legion Site

12th Rd. N

N Kansas
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Key Map

LRPC Meeting #5 Cross Sections

The building heights depicted in the cross sections below provide another perspective to better understand potential transitions in building height and scale 
based on refined modeling generated for LRPC #5. Building heights are shown for base (black) and bonus (pink) scenarios. Building heights as depicted in 
these section drawings are measured of off average site elevation. For this study, staff is working with existing grade, and did not regrade the site for specific 
potential building volumes.

1 2

3

4

5

6

1

2

3

5 6

4

* Where shown, horizontal dimensions associated with new street connections are illustrative only, and do not reflect actual recommendations.
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Additional Form and Massing Models

In LRPC discussions, suggestions were made that staff explore the potential for office 
space north of Washington Boulevard. Requests were made for staff to consider how 
co-working spaces or boutique offices might fit within the greater context. In response, 
staff looked at the eastern half of Washington Boulevard within the study area as 
potential sites for office uses. For modeling purposes, staff used similar assumptions 
from previous scenarios with the exception of the floor plate size for office, which 
is typically larger than mixed-use buildings with predominantly residential or hotel 
program. The models reflect two options including both large and small office 
buildings. Staff also looked at building design precedents to illustrate how an office 
building might fit within the context of the study area. 

Option 1: Base View Looking Northwest with larger office building mid-block

Option 2: Base View Looking Northwest with smaller, boutique office mid-block

Precedent Images



W
a

s
h

in
g

to
n

 a
n

d
 K

ir
k

w
o

o
d

 S
p

ec
ia

l 
G

LU
P

 S
t

u
d

y
 P

LU
S

 A
N

D
 C

O
N

C
EP

T
 P

LA
N

 

       31 DRAFT 11.09.2017

V. SUPPORTING ANALYSES

Estimated Peak Hour Trip Generation

Staff analyzed the potential transportation impacts of the redevelopment
of the sites within the study area. To do so, total trip generation estimates 
were developed based upon Institute of Transportation Engineering (ITE) 
trip generation manual guidance. The total number of trips estimated 
for each scenario using the ITE guidelines was then adjusted to account 
for a reasonable non-automobile mode share based on experiential 
data from comparable places in the region with a relatively similar mix 
of uses and development patterns to that which may be expected with 
future development in the study area. Based on this data, assumptions 
of 60% non-automobile mode share for residential uses, and 65% non-
automobile mode share for non-residential uses were applied to further 
inform these estimates. 

Exhibits 6 and 7 present the estimated morning (AM) and evening 
(PM) peak hour trips for each modeling scenario (from LRPC #2), and 
differentiate between automobile and non-automobile trips. With 890 
AM peak hour trips and 1,350 PM peak hour trips, Scenario 1A yields 
significantly more trips, due to the amount of commercial development in 
that scenario. For comparative purposes, the most intensely developed 
scenario, Scenario 2 Bonus, is estimated to generate 561 AM peak 
hour trips and 609 PM peak hour trips. The distinct difference between 
the estimated trip generation between these two scenarios is due to 
the primarily multi-family residential development assumed in Scenario 
2 (and all scenarios other than Scenario 1A).  As shown in the below 
exhibits, all other scenarios are estimated to yield a lower number of 
trips, due to reduced intensity of development envisioned in those 
scenarios. While Scenario 5 was reflected through building form and 
massing models, it was not analyzed individually for estimated trip 
generation, since its unit count is nearly identical to Scenario 2.  

Exhibit 6. 
Estimated AM Peak Hour Trips, LRPC #2 Modeling Scenarios

Exhibit 7. 
Estimated PM Peak Hour Trips, LRPC #2 Modeling Scenarios
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Looking more closely at automobile trips only, the most intensely 
developed massing scenario under study (Scenario 2 Bonus) would 
generate 216 AM peak and 236 PM peak automobile trips per hour. For 
purposes of comparison, the less intensely developed Scenario 3 Bonus 
would generate 150 AM peak and 153 PM peak automobile trips per hour. 

It is important to note that the trip generation estimates arrived at in 
this study reflect the total peak hour trips that may be expected with 
development in the study area as shown in the models. However, these 
figures do not account for the number of baseline trips that are currently 
being generated by existing uses within the study area. Therefore, given 
the array of existing land uses and activities within the study area, the 
net increase in peak hour trips from existing conditions would be some 
amount less than the total gross trips shown here. 

In terms of non-automobile peak hour trips, the estimates indicate that 
all scenarios would result in more of these types of trips than automobile 
trips during the peak hour. This anticipated result, based in part due to 
the study area’s proximity to Metro and multimodal transportation options, 
and its location in a generally walkable environment, would help to reduce 
the overall adverse impacts future development in the study area would 
have on the surrounding street network. 

From this analysis, there are several key points to consider as it relates to 
the County’s overall transportation policies and the future performance 
of the transportation network and infrastructure. As discussed earlier, 
Arlington’s Master Transportation Plan policies generally encourage 
additional means of circulation on large blocks with redevelopment, 
when feasible. Without such new connections, a lack of circulation into 
and through the block will increase traffic on surrounding streets by 
forcing drivers to take a longer and more circuitous path to get to and 
from these new buildings. Also, in a scenario where driveways serve 
separate developments from arterial streets, one can expect increased 
congestion on those streets from turning movements at more locations. 
It is anticipated that this would effect vehicle and pedestrian safety and 
comfort in and around the study area.  

 

16 13 25

133

20

100

41

225

59 43

Total Number of Students (K-12) generated

234
*

Exhibit 8. 
Estimated Student Generations from Modeling Scenarios

Student Generation Estimates

During the LRPC process, questions were raised about the potential impacts new 
development on the site may have on generating new students attending the Arlington 
Public Schools (APS) educational system. As part of the recently completed Community 
Facilities Study, County and APS staff have been coordinating more closely on how 
to improve upon methodologies to increase accuracy of projecting future student 
enrollments. One outcome from these efforts includes the ability, upon request, for APS 
to provide estimates for the anticipated number of APS Students that would be generated 
for planned residential developments. For purposes of this GLUP Study, staff provided 
APS with eleven potential redevelopment variations for analysis, based on the same 
GLUP modeling scenarios described herein. As noted in Exhibit 8 below, the total number 
of estimated APS students that could be generated by redevelopment within the study 
area range between 13 and 234 students, depending on the development scenario. 

1A             1B            1B            2              2              3              3              4               4             5              5
                Base        Bonus     Base       Bonus       Base       Bonus      Base        Bonus     Base       Bonus

                   GLUP SCENARIOS
                   

NOTES:
-  The Bonus density scenarios above assume an average of 20% committed affordable housing units on-site within 
the study area. Base scenarios assume no committed affordable housing units on-site. 
-  Given that the actual number of on-site committed affordable housing units developed within the study area may vary 
from these assumptions, the above figures for each scenario (Base and Bonus) may best be understood as bracketing 
a range, within which the actual number of students may ultimately fall.  

*
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Page intentionally left blank. 
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VI. GUIDING PRINCIPLES

Earlier sections of this document use maps, illustrations and other 
exhibits to depict a range of potential future build out scenarios, based 
primarily upon computer-generated 3D form and massing models. These 
visual expressions are generally based on numerous ideas about what 
future development and public space in this area should look like and 
how it should function. Staff first introduced these ideas as a preliminary 
collection of thoughts at LRPC Meeting #3. Based on input from the 
LRPC (through meeting discussions and written comments) and the 
broader community (through input from the May open house and written 
comments) staff further refined these ideas, which are largely articulated 
in this section as a collective set of Guiding Principles. 

At their core, the Guiding Principles are essentially aspirational goals 
for the area that should be achieved through future redevelopment 
and improvement projects. They can equally be understood as a set of 
guidelines that should inform and influence future projects in the area, to 
most effectively advance the vision and recommendations of this Study 
“Plus” and Concept Plan. Recognizing that future development proposals 
and other projects will include details that invariably vary from the form 
and massing models and illustrative plan exhibits included herein, these 
Guiding Principles will play an important role in the evaluation of future 
projects for consistency with the goals and intent of the Study “Plus” and 
Concept Plan.

Photo Credit: David Hills
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Existing conditions (above) are designed for vehicular access, not walkability: 
numerous curb cuts, parking lots, narrow sidewalks with no separation from the 
street, and little to no connectivity between sites. In sharp contrast, the other 
images depict pedestrian-friendly development with buildings that frame attractive 
and inviting sidewalks, street trees, lighting and amenities, and interesting shop-
fronts.

2201 Pershing Dr - www.equityapartments.com“NH Main Street” by Brett VA, licensed by CC

Carlyle St Alexandria - Washington Fine Properties

1PRINCIPLE 
Evolve the area’s automobile-
oriented development pattern into a 
pedestrian-oriented mixed-use place 
through high-quality redevelopment 
that contributes positively to its 
surroundings. 
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The arrows on the aerial image below denote locations where it will be especially important to design building form and massing that transitions appropriately to the 
adjacent residential properties. There are detached single-family homes to the west and northwest, and townhomes to the north of the study area. The above examples 
show different ways in which similar transitions have been treated. The top left image shows ‘The Zoso’ building in Clarendon with 5-story height and deliberate step-
down to 4-stories as it approaches adjacent single-family homes. Different strategies for step-down and transitions occur at 3400 Columbia Pike, with the multi-family 
building stepping down to 3-story liner (middle), and with 4-story townhouses that read as 3-stories fronting the street, with a rooftop terrace (right).

Desired Transitions

Clarendon Stepdown

04/09/2017

3400 Columbia Pike, elevation by Lessard Design Inc.Pictometry International

Google Maps 2PRINCIPLE 
Locate, design and sculpt new buildings 
to achieve deliberate and harmonious 
transitions between potential mid-rise, 
mixed-use development and adjoining 
single family residences, and reinforce 
these transitions through strategies 
such as building step backs, green 
buffers, and rights of way.
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Wash Kirk neighbos

04/02/2017

These photos, and the aerial image above, show existing conditions in and around 
the site, which exemplify the type of surrounding neighborhood character that 
should be preserved. The neighborhood consists mostly of single-family homes 
and duplexes, with mature trees and landscaping, and sidewalks in most places.

Pictometry International

Anthony Bowen YMCA - simpsonpropertygroup.com

3PRINCIPLE 
Preserve and reinforce 
the primarily residential 
character of the 
neighborhood and 
neighborhood streets west 
and north of the site.
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Top left: Existing pedestrian facility conditions (including along Washington Boulevard shown 
here) leaves much to be desired. The other photos show precedents of livelier streetscapes 
with retail, outdoor dining, and civic institutions framing the public realm and pedestrian space. 
The Penrose Square example (right) depicts how on-street parking can provide a physical buffer 
between pedestrians and passing vehicles, something that could apply well on Washington 
Boulevard.

Anthony Bowen YMCA - simpsonpropertygroup.com

Studio Theatre - bmcproperties.com

4PRINCIPLE 
Enhance the pedestrian streetscape 
and experience along Washington 
Boulevard with ground floor retail and 
other activating uses, including potential 
retention of existing neighborhood 
businesses, amenities, and civic 
institutions, without exclusively requiring 
retail in development projects.
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Parking should occur mostly in underground garages or at-grade 
structures with entrances and facades that blend well into the rest 
of the building. Curb-side parallel parking could also be appropriate 
on some streets. Loading needs should be considered early on and 
should be consolidated next to garage entrances towards the interior 
of sites.

Parking garage in DC - stocktoncitylimits.com

Google Maps streetview

5PRINCIPLE 
Provide the appropriate amount 
of on-site parking for the density 
and programs associated with new 
development projects (consistent 
with Master Transportation Plan 
policies), and strongly encourage 
any structured parking to be below 
grade. 
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Parking should occur mostly in underground garages or at-grade 
structures with entrances and facades that blend well into the rest 
of the building. Curb-side parallel parking could also be appropriate 
on some streets. Loading needs should be considered early on and 
should be consolidated next to garage entrances towards the interior 
of sites.

Additional through-block connectivity will be important for this site to improve 
accessibility throughout the site, and create linkages. This could occur via a 
combination of smaller street segments (above) or alleys, shared use streets (below), 
and “green streets” with stormwater management strategies like permeable paving 
(below) and bioretention planters (right).

The Altaire rendering - LCOR / Oculus  / SK&I Architecture

“Drains” by Payton Chung, licensed by CC

6PRINCIPLE 
Balance the creation of new streets 
and/or alleys to add connectivity and 
circulation across the block, mitigate 
against adverse traffic impacts, respect 
the area’s overall topography, and 
avoid creating excessive asphalt and 
impermeable surfaces at grade.
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The image to the left shows an example of public art as a landscape feature, making 
an interior walkway more attractive. The top image shows a small neighborhood park, 
that could be a precedent for the new space envisioned for the study area, and the 
bottom right image shows a pathway through a stand of mature trees and attractive 
landscaping.

Tower Grove Park - johnsonmatel.com

7PRINCIPLE 
Incorporate attractive and safe 
pedestrian circulation across the 
block, preserve existing stands of 
mature trees, support and complement 
indoor recreational activities, and 
provide opportunities to address public 
open space needs of the surrounding 
community.
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These developments include a mix of market rate and committed affordable housing. 

The Jordan

2201 N Pershing Dr rendering - rappaportco.comBuckingham Village

8PRINCIPLE 
Capitalize on 
opportunities to achieve a 
diverse mix of market rate 
and committed affordable 
housing units near the 
Virginia Square and 
Clarendon areas.

Arlington Oaks Condo - orangelinecondo.com 

Ballston Row Townhomes - 
dccondoboutique.com
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The images on the left show the existing civic institutions for which is there is general support to maintain in the 
study area. Above are two images of community centers in Arlington which have recently been or will soon be built 
with a broader mix of uses or reflect truly mixed-use buildings: Lubber Run CC (above) will include pre-school, senior 
center, gymnasium, fitness center and recreation programming and activities, while Arlington Mill CC (below) was 
recently redeveloped to include an affordable housing building on-site. 

Lubber Run Community Center rendering - VMDO, Inc.

9PRINCIPLE 
Support the modernization of 
important civic and community
institution facilities that 
continue their long-established 
presence in the area, 
recognizing that this may include 
joint-venture redevelopment 
projects with outside partners.
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Existing photos of the Ball Family Burial 
Grounds (below) show its informal 
arrangement of headstones in an open 
grassy pipe-stem lot. The historical marker 
on Washington Boulevard (below left) is the 
only indication of the burial grounds from the 
public right of way, which is currently hidden 
from public view behind buildings and surface 
parking. The images above illustrate possible 
design treatments for the area, including 
better public visibility and access, and the 
creation of a tranquil and respectful cemetery 
space even in the midst of new development.

www.RaleighNC.gov

Marble Hill Cemetery -  Wikimedia Commons

10
PRINCIPLE 
Preserve, respect and 
enhance the historic 
integrity and site 
conditions of the Ball 
Family Burial Grounds, 
while improving public 
visibility and access to 
the site.

As part of the redevelopment process for any parcels contiguous to the Ball Family Burial Grounds, studies should be conducted con-
current with 4.1 site plan applications to ascertain if any cemetery uses lie outside the Ball Family Burial Grounds local historic district 
boundaries and the information be part of the site plan process.
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The projects shown here illustrate how a building and adjacent public spaces and 
pathways can integrate well and respond to the topography of their sites. Left: 
Penrose Square, Top: Columbia Pike Village Centre, Bottom: Washington Vista

Columbia Pike Village Centre rendering - KDG Architects

Washington Vista rendering - NVR Inc. and R2L: Architects PLLC

11PRINCIPLE 
Design projects that leverage 
the area’s existing topography 
and organize building height 
and density to continue a 
development pattern where 
density and height transition 
down towards the low residential 
neighborhood in a sensible way.
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The projects shown here illustrate how a building and adjacent public spaces and 
pathways can integrate well and respond to the topography of their sites. Left: 
Penrose Square, Top: Columbia Pike Village Centre, Bottom: Washington Vista

These other YMCA projects show the development potential for vertical-mixed use 
buildings with residential space above institutions. While only YMCAs are shown, this 
approach could be a possibility for the American Legion site as well.

Anthony Bowen YMCA

Richmond District YMCA

Coney Island YMCA
12PRINCIPLE 

Explore how vertically 
mixing residential space 
above institutional uses 
can most efficiently use 
limited available space while 
providing benefits that come 
with co-location.
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Managing transportation demands and reducing traffic is all about options. Shown 
here are various modes of transportation that redevelopment in the study area 
should take full advantage of: cycling, walking, metro, and buses.

13PRINCIPLE 
Take effective measures 
to manage additional 
transportation demands 
generated by future 
redevelopment that do not 
excessively burden local 
residential streets.
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Shown above is what can happen when parcel consolidation 
does not occur - out parcels that can be out of scale and 
context with redevelopment. To the right and below show 
examples of possible parcel assemblages for the study area, 
though there are numerous ways in which these properties 
may or may not consolidate.

14
PRINCIPLE 
Encourage consolidation of 
smaller parcels with
redevelopment when doing 
so would more effectively 
advance desired urban 
design principles and provide 
for better coordinated 
development in the area.
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The design of building facades that border open spaces, pedestrian connections, 
or the public realm should be interesting and contribute towards creating active 
outdoor spaces. Buildings’ primary orientation should be towards the street and/
or public spaces. Windows, balconies, and patios of units should be oriented to 
face the street or public spaces providing an added sense of security and “eyes on 
the street”. 

15PRINCIPLE 
Design all sides of buildings 
thoughtfully so that they 
enhance the pedestrian 
experience while still 
accommodating parking 
and loading access points 
where needed. 

2201 Pershing Dr., Arlington, VA

Gaslight Square, Arlington, VA

Lofts 590, Arlington, VA
Flats at Atlas, Washington D.C.
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VII. PLAN ELEMENT CONCEPT MAPS

Building upon the Guiding Principles, this section presents a set of 
concept maps across several important planning element subject areas 
to help guide future decisions regarding redevelopment and other 
physical improvements within the study area. The recommendations set 
forth in these concept maps are informed by existing conditions, site 
analysis, and the iterative framework and form and massing studies 
and evaluations completed over the course of the study. In particular, 
the Scenario 5, modified massing model (as presented at LRPC #5) 
fundamentally informed the emergence of these concepts plans, 
epecially relating to the Building Height and Form Concept Map. 

As concept maps, these exhibits should help guide the design and 
planning of future development and public open space in the area. 
At the same time, as concepts, these recommendations should leave 
room for prospective developers to offer alternative creative solutions 
or proposals that are consistent with equally or more fully advance the 
Guiding Principles. Additionally, there may also be situations where a 
certain condition depicted in the concept map reflects a longer term 
aspiration, where interim improvements may be warranted and carefully 
implemented in phases.  

The concept maps on the following pages spatially depict primary 
recommendations and guidance for the future of the study area for 
the following planning subject areas:

 ■ Circulation and Public Open Space
 ■ Building Height and Form
 ■ Land Use

In addition, following the Circulation and Public Open Space Concept 
Map, corresponding precedent images are provided to bracket a 
range of illustrative examples of the types of circulation and access 
spaces, as well as public open spaces, that could be appropriate 
in the study area. As these are not meant to be a limiting set of 
examples, final plans and designs of future redevelopment projects 
may include elements that are generally consistent with this 
guidance in intent, if not in details. 
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CIRCULATION AND PUBLIC SPACE CONCEPT MAP

PED/BIKE
CONNECTION FROM 
CEMETERY TO 13TH ST N

 MAINTAIN & ENHANCE
  CHARACTER OF
 N KIRKWOOD RD 

OPEN 
SPACE

PED/BIKE
CONNECTION FROM 
WASHINGTON BLVD 

TO CEMETERY

 STRENGTHEN PED/BIKE 
 CONNECTION TO GMU CAMPUS &              

VA SQUARE METRO STATION

VEHICULAR ACCESS 

PRESERVE 
EXISTING TREES

VEHICULAR ACCESS 

VEHICULAR
ACCESS 

PED/BIKE CONNECTION

VEHICULAR
ACCESS 

VEHICULAR
ACCESS 

NOTES: 

1) The map depicted here 
is conceptual only and final 
locations of all elements will 
be determined with final 
site plan approval with the 
exception of preserved open 
spaces and trees.  

2) Creation of new streets 
providing vehicular access 
may need to be phased over 
time, and segments located 
along shared property lines 
may be achieved one-half 
at a time, concurrent with 
respective development 
projects.

BALL
FAMILY
BURIAL 

GROUNDS

OPPORTUNITY TO
EXPAND OPEN SPACE & 
PROVIDE BETTER ACCESS 
TO CEMETERY

INTERSECTION
IMPROVEMENTS

INTERSECTION
IMPROVEMENTS

INTERSECTION
IMPROVEMENTS

PED/BIKE
CONNECTION
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The following images illustrate a variety of street and open space examples that could inform planning and design decisions associated with potential future redevelopment 
projects in the study area.

Gramercy Park, New York, NY

O
pe

n 
Sp

ac
e

St
re

et
s

Cobble Hill Park, Brooklyn, NY Rocky Run Park, Arlington, VA 

CIRCULATION AND PUBLIC SPACE | PRECEDENT IMAGES

Shared Street- Seattle, WA Shared Street- Batavia, IL Shared Street- Madison, WI Shared Street- Portland, OR

9th St. N. between N. Lincoln St. & 
N. Kansas St. (approx. 55’ right-of-way)

12th St. N. between N. Fillmore St. & 
N. Garfield St. (approx. 40’ right-of-way) N. Quinn St. between Wilson Blvd. & 

Clarendon Blvd. (approx. 50’ right-of-way)
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BUILDING HEIGHT AND FORM CONCEPT MAP

Building Height Maximums

 6-stories up to 70 ft

 
 5-stories up to 60 ft 

 
 4-stories up to 45 ft

 
 3-stories up to 35 ft

 
NOTES: 

1. Delimitations of height 
zones depicted on this map are 
general.

2. Recommended height 
maximums are inclusive of any 
potential bonus density. 

3. For planning purposes, these 
recommended building heights 
should generally be measured in 
stories/feet vertically from the 
average elevation of the sidewalk  
directly in front of the building to 
the main roof for each facade.   

55

3 3
6

7

4 

4 

4 6

6

3 

3 

3 



        54DRAFT 11.09.2017

LAND USE CONCEPT MAP

Existing Trees

Ball 
Family
Burial 

Grounds

Primary Land Use

 Residential/Office/Hotel

 Residential

 Retail or Retail 
 Equivalents on Ground  
 Floor (See Note 2)

 Open Space

 Connectivity between  
 Open Spaces (See Note 3)

Notes: 
1. Civic, institutional, or semi-public 

uses may be considered for any 
location within the study area, 
and are especially encouraged to 
remain as part of redevelopment 
projects for sites currently home to 
such uses

2. Per the Arlington County Retail 
Plan, retail equivalents may include 
uses that have similar character-
istics as retail (storefront design, 
transparency, hours of operation, 
etc.) and provide visual interest 
and create an active street life. 
Retail equivalents can include: child 
care centers, conference facilities, 
schools and other educational fa-
cilities, maker spaces, medical uses, 
civic and government uses.

3. For purposes of providing con-
nectivity between open spaces, the 
area depicted on the map is gen-
eral and flexible in its exact location 
provided there is a north/south 
connection. Given the topography, 
this connection could be built atop 
building and/or parking structures.

3
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VIII. RECOMMENDATIONS RELATED TO 
THE COMPREHENSIVE PLAN

To support the future implementation of the aforementioned guiding principles 
and concept plan recommendations, several amendments are proposed for 
elements of the Arlington County Comprehensive Plan. Specifically, amendments 
are proposed for the General Land Use Plan and Master Transportation Plan. 
Updating portions of each of these Comprehensive Plan elements as outlined 
below will help ensure that future private development and infrastructure 
investments are consistent and compatible with the vision of this plan. 

General Land Use Plan Recommendations

The General Land Use Plan (GLUP) is the primary policy guide for future 
development in the County, and establishes the overall character, extent and 
location of various land uses. As previously mentioned, the primary impetus 
for this study was the submission of three individual requests to change the 
GLUP for sites within the study area. After extensive analysis, review, and 
consideration, several short-term GLUP amendments are proposed. In addition, 
additional prospective amendments to the GLUP that should be more fully 
considered in the context of future special exception site plan and rezoning 
applications are also identified as outlined below.  In these instances, the 
adoption of any future amendments to the GLUP should be evaluated as to the 
degree in which individual site plan projects advance and achieve the County’s 
planning principles and goals for this area.

Proposed Near-Term GLUP Amendments
1. Amend the GLUP map to add a note (27) identifying the Washington 
Boulevard and Kirkwood Road Special GLUP Study Plus and Concept Plan as a 
guiding document that further articulates the County’s adopted future vision for 
this area; and 

2. Amend the GLUP for the Ball Family Burial Ground from “Service Commercial” 
to “Semi-Public”.

Prospective Future GLUP Amendments
3. Properties primarily fronting Washington Boulevard east of the intersection with 
Founders Way and south of an imaginary line extending eastward from 12th Road 
North could be considered for future re-designation to the “Medium” Office-Apartment-
Hotel (O-A-H) (up to 2.5 FAR, 115 dwelling units/acre, 180 hotel rooms/acre) GLUP 
designation; 

4. Properties fronting Washington Boulevard west of the intersection with Founders 
Way could be considered for future re-designation to the “Low” O-A-H (up to 1.5 FAR, 72 
dwelling units/acre, 115 hotel rooms/acre) GLUP designation; and

5. The YMCA property primarily fronting 13th Street North located north of an imaginary 
line extending eastward from 12th Road North could be considered for future re-
designation to the “Low” O-A-H (up to 1.5 FAR, 72 dwelling units/acre, 115 hotel 
rooms/acre) GLUP designation (although uses should be limited to residential and/or 
institutional activities).

5.

1.

2.

3.

4.

Exhibit 9. 
General Land Use Plan Recommendations
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Master Transportation Plan Recommendations

The Master Transportation Plan (MTP) promotes effective travel and 
accessibility for the County’s residents, workers and visitors; provides a policy 
framework to guide the development of projects and programs; advances the 
County’s goals and objectives; and helps direct infrastructure investment.

The following amendments to the MTP are proposed to more accurately 
reflect transportation and other planning related recommendations of the 
Washington Boulevard and Kirkwood Road Special GLUP Study and Concept 
Plan. The County anticipates future changes within the designated study area, 
that will include the construction of new local streets.

Master Transportation Plan Amendments
1. Amend the MTP Map to designate a new area #13 classified “Areas 
Planned for New Streets,” Washington Boulevard & Kirkwood Road Area; and

2. Amend the MTP Map to redesignate the segment of Washington Boulevard 
between North Lincoln Street and Kirkwood Road from a Type D Arterial Street 
( Primarily Garden Apartments and Townhouse Neighborhoods ) to a Type B 
Arterial Street ( Primarily Urban Mixed-Use ). 
 
The specifics of the street locations and typologies will be determined through 
the development process for future site plan applications and as more 
detailed analysis of the existing conditions and proposed development occurs. 
As physical changes are approved as part of site plan redevelopment projects 
for parcels within the study area, additional MTP amendments will be needed 
in the future to reflect those new streets as proposed for addition to the 
County’s inventory. This approach is consistent with other Areas Designated 
for New Streets following adoption of new sector or area plans. Development 
of new streets and transportation infrastructure within the study area should 
be consistent with the County’s MTP policies.

Exhibit 10. 
Master Transportation Plan Recommendations
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APPENDIX 1
 

Study Process and Scope
Washington Boulevard and Kirkwood Road Special General Land Use Plan (GLUP) Study Plus Scoping Document

 

Map 1. 
Study Area, Washington Boulevard and Kirkwood Road Special GLUP Study Plus

 
BACKGROUND 

Applications
In June 2016, Eleventh Street Develop-
ment, LLC, submitted to the Arlington 
County Zoning Office a formal applica-
tion for a Special General Land Use Plan 
(GLUP) Study for an assemblage of land 
parcels fronting Washington Boulevard 
and Kirkwood Road, located outside 
and immediately north of the Virginia 
Square Metro Station Area. In September 
2016, the YMCA of Washington, sub-
mitted to the Arlington County Zoning 
Office a formal application for a Special 
General Land Use Plan (GLUP) Study for 
properties associated with its Arlington 
Campus, fronting 13th Street North and 
Kirkwood Road. In December 2016, 
the Arlington Partnership for Afford-
able Housing (APAH) submitted to the 
Arlington County Zoning Office a formal 
application for a General Land Use Plan 
(GLUP) Study for the American Legion 
property fronting Washington Boulevard. 
The location and extent of these sites 
are depicted in Map 1.
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STUDY OBJECTIVE 
The main objective of the study is to determine whether the County Board should consider advertising amendments to the GLUP for these properties. To 
address this, staff will analyze the subject sites and expanded study area in the context of the surrounding area and obtain feedback from the Long Range 
Planning Committee of the Planning Commission (LRPC) on the appropriateness of the requested GLUP designations, or possibly other GLUP designations 
that may be appropriate for these sites. With this input, staff will develop a recommendation to the County Board regarding the potential advertisement of 
a GLUP amendments for this area. 

STUDY AREA
For this study, potential GLUP designations will be analyzed for the land assemblages that are the subject of the Special GLUP Study Applications that have 
been filed with the Arlington County Zoning Office. In addition, the study area has been expanded to include a broader area comprising the remaining prop-
erties designated “Service Commercial” along the northern frontage of Washington Boulevard west of Kirkwood Road. The surrounding area will be included 
in the study for contextual purposes to help inform any GLUP or related recommendations for the study area as illustrated in Map 1. 

Eleventh Street Development, LLC Site YMCA of Washington Site American Legion / APAH Site
Property Address 3415 and 3421 Washington Boulevard, and 1122 

North Kirkwood Road
3400, 3422, and 3444 13th Street North 3445 Washington Boulevard

RPC #s 15-086-002, -005, -006, -025 15-086-022, -023, -024 15-086-011

Site Area 68,842 sq. ft. (1.58 acres) 191,415 sq. ft. (4.39 acres) 56,092 sq. ft. (1.29 acres)

Current GLUP 
Designation

“Service Commercial” (Personal and Business Ser-
vices. Generally one to four stories.)

“Semi-Public” (Country clubs and semi-public 
recreational facilities. Churches, private schools and 
private cemeteries.)

“Service Commercial” (Personal and Business 
Services. Generally one to four stories.) and “Semi-
Public”

Requested GLUP 
Designation

“Medium” Office-Apartment-Hotel (Up to 2.5 FAR 
Office; up to 115 units/acre Residential; up to 180 
units/acre Hotel.)

“Medium” Residential (Up to 37-72 units/acre.) “Medium” Office-Apartment-Hotel (Up to 2.5 FAR 
Office; up to 115 units/acre Residential; up to 180 
units/acre Hotel.)

Current Zoning “C-2” Service Commercial-Community Business 
District

“R-5” One-Family and Restricted Two-Family Dwell-
ing District

“C-2” Service Commercial-Community Business 
District and “R-5” One-Family and Restricted Two-
Family Dwelling District

Requested Zoning “C-O-2.5” Mixed-Use District Not specified in application “C-O-2.5” Mixed-Use District

Conceptual Development 
Program

Approximately 220 multifamily residential units in 
a six-story building, with a two-level underground 
parking garage, and private open space amenities.

New community and athletic facility up to 100,000 
sq. ft. in size, as well as new residential uses of up 
to 72 dwelling units per acre. 

An affordable housing project of approximately 
161 multifamily residential units, with 8,000 sq. ft. 
of ground floor space for American Legion Post.

Table 1: Sites Subject to Formal Special GLUP Study Applications, Key Statistics and Characteristics
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SCOPE OF STUDY
There is currently no established sector or area plan guidance to inform a County Board decision on the requested GLUP changes. Consistent with the Board’s 
resolution adopted in 2008, staff will lead a special study to evaluate the requests, working with the Long Range Planning Committee (LRPC) of the Planning 
Commission to do so. The primary purpose of the study is to determine whether the County Board should consider advertising the requested GLUP designa-
tions, or other GLUP designations that may be appropriate. Given that the geographic scope involves several properties in an area much larger than has been 
typical of Special GLUP Studies to date, this study will include a slightly expanded scope than has been considered in previous Special GLUP Studies, and 
therefore will be considered as Special GLUP Study “Plus”. 

The scope of work for this study will address the following, at a minimum:
• History of GLUP and Zoning designations for the study site and surrounding area;
• Existing GLUP and Zoning designations for the study site and surrounding area;
• Existing environmental and topographical features, land uses, densities, building heights for study site and surrounding area;
• Recommendations of County plans and policies, as applicable;
• Allowable uses, densities, building heights, etc. for requested GLUP designation and other GLUP designations to be studied; 
• 3-D computer modeling of the study site’s existing conditions, and various scenarios reflecting requested GLUP designation and other GLUP designations 

to be studied;
• Preliminary transportation analysis for the study site and surrounding area, including recommendations for improvements such as new streets and walk-

ways, etc.; 
• Parks, open space, and recreation considerations, as appropriate; and
• Identification of any historic preservation issues requiring further due diligence related to the Ball Family Burial Grounds, such as delineating the cem-

etery’s exact boundaries and potential impacts on access. 

Potential 3-D Modeling Scenarios 
In addition to existing conditions, staff will generate 3-D computer modeling for up to five potential development scenarios for the study area reflecting a range 
of GLUP designations. The GLUP designations that could be modeled, along with maximum planned densities and building heights, are listed in Table 2 below. 
Additionally, Table 2 notes the basis or rationale for including each of these GLUP designations in the modeling scenarios. The modeling scenarios could in-
clude scenarios with one GLUP designation across the entire study area, as well as scenarios that reflect several different GLUP designations across the study 
area. The 3-D modeling will generally consider development consistent with GLUP/zoning maximums, provision of appropriate amounts of parking spaces, and 
development forms that are compatible with surrounding development and reflect sound urban design principles. In some cases, the modeling may achieve 
planned maximum densities for GLUP designations in building heights lower than the maximums permitted by associated zoning districts.
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LRPC REVIEW PROCESS
County staff will lead this process, which will include LRPC Members as the main forum for conversation, with expanded participation to include: 
 Property owners/developers involved with the requested GLUP changes;
 Representatives of affected civic associations; 
 Representatives of other advisory commissions as appropriate; and 
 County Staff, at a minimum representing: 
  - Community Planning, Housing and Development (CPHD);
  - Department of Environmental Services (DES); and
  - Department of Parks and Recreation (DPR). 

Barring any unforeseen issues, this study is anticipated to entail up to four to five LRPC meetings over the course of six to nine months, beginning in October 2016. 
Notification of the LRPC meetings will be provided on the County website, and staff will work with commission liaisons and local civic association leadership to 
request they electronically distribute information to their member listservs. While the specific agenda for each meeting will be established jointly between staff and 
the chair of the LRPC (or assignee for this study), the main subject and objectives of each meeting could reflect the following approach as outlined in Table 3.

GLUP Designation
Scenario

Typical Zoning 
District

Density
(maximum)

Building Height
(maximum)

Basis For Study

Office Residential Total
“Service Commercial”
(UCMUD)

C-2 0.9 FAR 1.1 FAR 2.0 FAR 45 feet Existing GLUP

“Service Commercial”
(C-O-1.0 Site Plan)

C-O-1.0 40 units/ac 40 units/ac 6 stories Existing GLUP

“Semi-Public” R-6 7 units/ac 7 units/ac 35 feet Existing GLUP

“Low” Residential R15-30T 15 units/ac 15 units/ac 45 feet Matches GLUP to the east

“Low-Medium” Residential RA8-18 36 units/ac 36 units/ac 60 feet Typical Transitional Designation

“Medium” Residential RA-H 72 units/ac 72 units/ac 125 feet
12 stories

Requested GLUP (YMCA site)

“Low” Office-Apartment-
Hotel

C-O-1.5 72 units/ac 72 units/ac 10 stories (res./hotel) Consistent with GLUP across south 
side of Washington Blvd.

“Medium” Office-Apart-
ment-Hotel

C-O-2.5 115 units/ac 115 units/ac 16 stories (res./hotel) Requested GLUP (Eleventh Street De-
velopment and American Legion sites)

Table 2.
GLUP Designation Development Scenarios to Be Initially Modeled
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STUDY OUTPUT
The product of this study will be a Special GLUP Study “Plus” Document, produced by staff and informed by LRPC input, that captures the planning highlights 
of the analysis and process discussions. This Special GLUP Study “Plus” Document will also serve as a foundation for any future staff reports and associated 
recommendations regarding which GLUP category or categories may be most appropriate for the sites. Should any site plan applications be filed subsequently 
for this site, the County Board will be presented with a staff report, informed by and referencing the Special GLUP Study “Plus” Document, recommending or not 
recommending advertisement of the requested GLUP amendments.  

A potential product for this study could include a study document that primarily consists of the following elements (subject to change): 
• Narrative text providing introduction, background, and other key features of the study.
• Guiding Planning Principles.
• Concept Map(s) providing recommendations potentially addressing topics such as land use, density, building heights, transportation, and parks.
• Summary of findings, with recommendations on what GLUP Designations could be appropriate within the study area. 

Meeting Potential Topics

Meeting #1
(Oct. 20, 2016)

 Overview of the Special GLUP Study “Plus” process; 
 Background information on the site; 
 Preliminary site analysis; 
 Discussion and refinement of process and scope (study boundary, modeling scenarios, etc.)

Meeting #2
(Dec. 20, 2016)

 Additional transportation and open space considerations, as applicable;
 Presentation of initial 3-D modeling; 
 LRPC discussion and direction

Meeting #3
(Feb. 21, 2017)

 Staff responses to questions raised at previous meetings; 
 Presentation of refined scenario(s); 
 Emerging guiding principles 
 LRPC discussion and direction

Meeting #4
(May 18, 2017)

 Presentation of final modeling scenario (if applicable); 
 Presentation of Draft Special GLUP Study “Plus” Document
 LRPC discussion and direction

Meeting #5
(July 25, 2017)

 Presentation of Final Draft Special GLUP Study “Plus” Document
 LRPC discussion and direction

Table 3.
Tentative LRPC Meeting Agenda Items (subject to change)



Department of Community Planning, Housing & Development   |   Planning Division 

2100 Clarendon Boulevard, Suite 700   |   Arlington, VA 22201   |    703.228.3525

www.arlingtonva.us 


