Neighborhood Perspective



Know Your GLUP & Zoning

e GLUP (big picture)
e Zoning (lot)

e Don’t assume based on what’s there now.

e Get maps and definitions from staff and
Arlington website.

 Then watch for GLUP changes
— “Up-GLUPing”
— Rezoning will follow


Presenter
Presentation Notes

GLUP and Zoning. Think of the General Land Use Plan (GLUP) as an overlay for an area that identifies the big picture for development. Think of the Zoning as what can be built on a specific lot.


Consult staff and the Arlington website. Staff can give you a map of your Zoning and your GLUP.
You can get detailed information and maps about specific properties by going to the County website, selecting Real Estate Assessments, and selecting Search Assessments. The County Real Estate records will tell you the property’s Zoning, Size, and Ownership, Assessment, and Sales Transactions and maps.

Don’t assume that’s what’s on a property now is what is allowed. There are many part of Arlington with lower intensity development that what could be on the property.
For example, there are about 1,000 single family homes are on properties that are on lots zoned for something bigger.

Watch for GLUP changes. When the GLUP is changed, it’s almost always to allow higher intensity development. A Zoning change will likely follow – perhaps years later.
In general, it is not supposed to be changed for a specific project – but that has happened.

Watch for property consolidations. Be aware of property consolidations. Also be aware of single-family homes adjacent to non-single-family homes that are being purchased.
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Presenter
Presentation Notes
Here is the portion of the General Land Use Plan for Lyon Village and part of Clarendon.

The colors indicate different land use designations.
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Presentation Notes
These are the various GLUP designations for the previous map only.
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Zoning
Districts

* R-5
* R-6
* RA8-18
*C-2
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Now here is an example of Zoning for the same areas. Most of the map shows single-family zoning R-5 and R-6. But there are 2 other Zoning Districts I’d like to talk about as typical examples of development challenges that neighborhoods often face.


Know what can be built By-Right versus
by Site Plan

Two Examples
(from 2006)
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RA8-18 Zoning:
Apartment Dwelling Districts

By right development: | By site plan, with

e Minimum lot size is affordable housing:
7,500 sq ft e |f site area under

e Up to 36 units per 20,000 sq ft, up to
acre maximum 36 units/ acre, and
height of 4 stories or| 50 feetin height
40 feet in height e If site area over

20,000 sq ft, up to
45 units/ acre, and
60 feet in height
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Presentation Notes
RA8-18 Zoning is often found within or on the edges of single-family neighborhoods.

It allows small apartment buildings and townhouses.

You can see there are significant differences between what the developer can build by-right versus by site plan.


C-2 Zoning:
Service Commercial or
Community Business Districts

By right By site plan:
development: e Maximum is 6
e Minimum lot size stories, or the
is 7,500 sq ft height limit in the
e Maximum height revitalization

is 45 feet district
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Presentation Notes
C-2 is another common Zoning category you’ll find at the edge or within neighborhoods.
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RA8-18 Lots on Lee Highway:
Highland to Cleveland

The GLUP for this area calls for Low/Medium density of 16-36 units per acre.
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Now looking at the County’s online maps, you can see lots in Lyon Village along several blocks of Lee Highway. They are outlined in red.

The General Land Use Plan for this edge calls for Low to Medium density. The Zoning for the outlined lots is RA8-18.

Most of these lots are about 6,000 square feet and have single-family, detached homes on them.

A developer could consolidate these properties and build higher density development that would abut the backyards of the adjacent single-family detached homes behind the RA8-18 lots, which are zoned R-6 (single-family residential).

Note that there is NO alley or street separating the two zoning and GLUP areas.

Then there would be a new edge and eventually pressure to redevelop the entire block.

If the County increases the GLUP along Lee Highway, it would push the current edge deeper into the neighborhood.







RA8-18 Lots on Lee Highway
Highland to Cleveland Streets

|
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Here’s an aerial view of the same area that I also got from the County maps available via the Real Estate database.







FRANKLIN RD.

 Along-Wilson

.

The GLUP is Service/Commercial and Low Density
Residential (April, 2006)
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Here is another example of C-2 Zoning along Wilson Boulevard in Clarendon, on the edge of Lyon Village.


The General Land Use Plan envisions Service/Commercial along Wilson Boulevard and Low Density Residential within the neighborhood.

Note again how there is no alley or street between the C-2 lots and the single family lots — a situation many neighborhoods have.

Also note how the Zoning lines push beyond the first row of lot lines. Effective development a challenge unless it goes all the way to the street (Franklin Road).


Understand Site Plan Perspectives

Everyone wants a good project, and...

e The County:
— Wants additional Real Estate tax revenues

— Will give bonus height and density for developer
contributions (“community benefits”)

e The Neighborhood:

— Often wants to lessen impact — less height and
density, traffic

* The Developer wants profit.
e Other stakeholders want ...



o

Neighborhood Site Plan Strategies

e |dentify and aligh neighborhood stakeholders.
e Participate effectively in Site Plans.

— Identify and communicate your issues early.
— |dentify other stakeholders.
— Work with developers.
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Accept that development is inevitable.
in addition to wanting a steady cycle of change and improvement.
The old adage is that a community that is not growing is dying.


Work with developers.
“Just say No” will not work, especially when the owner/developer wants to do something that is within their rights.
Realize that developers are getting squeezed by the County as well as by the community.
Be aware that property owners often meet with staff long before you know a property is being developed. They may also meet with County Board members. That’s the process and their right.
You can also meet with staff and County Board members.
Be aware that if the County is planning to buy a property, details are usually secret until the purchase is made.

Participate Effectively in Site Plans
Try to identify and communicate your issues early.
The sooner you get your request on the table, the better chance you have of getting it.
Civic Federation Planning & Zoning Committee members to help you analyze the situation.
Remember that you are only one of many stakeholders that may be asking for changes.
Do not expect to win every change or concession you ask for.

 





Know Development Processes

By-Right Zoning
— Administered by staff, not the County Board
— Appealed to the BZA

“Variances” to By-Right Zoning
— Handled by the BZA

Site Plans & Special Use Permits
— Handled by the County Board
— Propose and monitor conditions

Single-Family Home Teardowns
Construction Rules
Notices
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By-Right Zoning
The County Board adopts/revises the by-right Zoning and County Staff administers it. 
If you object to what can/can’t be built under the by-right Zoning, ask the County Board to revise the Zoning Ordinance (a long process). 
You cannot appeal a specific by-right project to the County Board.
If you feel staff has made an error in allowing a permit, you can appeal to the BZA (the Board of Zoning Appeals)

“Variances” to By-Right Zoning
Property owners can request a variance from the Zoning requirements due to hardships. These are also handled by the BZA.
The BZA publishes a list of what they are deciding each month.

Site Plans & Special Use Permits
In addition to Site Plans, the County Board handles requests for Special Use Permits, for example for a day care center to be located in a home or for a restaurant to have live music or dancing.
For site plans and special exception use permits, staff has lists of conditions that the County Board usually adopts. Ask to see sample lists so you can see what the requirements usually are. Do this early.
Sometimes, especially when ownership/management changes, people lose track of the conditions and no longer comply. Consider maintaining copies of conditions. Don’t expect staff to monitor compliance with conditions. It’s a reactive process.
If you make a complaint, create a record. Although they often try, you cannot expect not expect the police or staff to have accurate records of violations. If violations are frequent, notify staff and the County Board.

Single-Family Home Teardowns
These are almost always done by-right based on what the Zoning Ordinance allows.
Plans are handled by staff.
Non-by-right changes—such as a request for a smaller setback—go through the Board of Zoning Appeals (“the BZA”), which holds a public hearing before they making a decision. 

Construction Rules
Nearby construction can have minimal impact, or be an annoyance, or even create hazardous situations. 
Ask the County for a list of rules that developers/builders are supposed to abide by, for example the days and hours hours that construction can occur and deliveries can be made.

Notices
Watch for announcements of projects and get involved early.
The County does not have a legal obligation to notify you, except by an advertisement in the newspaper. By that time, the decision to move forward has been made.
Some good sources of what’s being considered are the commission agendas, such as the Planning Commission and the Transportation Commission.
Staff also writes a recommendation that goes to the County Board. There may be several versions. Watch for new versions. 
Don’t wait until the County Board hearing to raise issues, objections, or changes. It’s too late.
If you community is truly caught by surprise, ask for a deferral.



Transportation Commission
Considerations for Site Plan Projects

 The Transportation Commission focuses on
transportation-related aspects of Site Plan
projects, including:
— Streets
— Sidewalks
— Parking
— Curb cuts
— Loading docks
— Location of building entrances
— Construction-related impact of the project
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