ARLINGTON COUNTY, VIRGINIA
County Board Agenda Item
Meeting of April 12, 2014

DATE: April 2, 2014
SUBJECT: FBC-17 Zoning Ordinance Amendments to the Arlington County Zoning
Ordinance, Article 11.1 "CP-FBC" Columbia Pike Form Based Code Districts (Appendix A),
to amend:
A. Section III. The Regulating Plans, B. Rules for the Regulating Plans and New
Development Plans, 6. Historic Preservation, to change the designation of commercial
buildings located at 2338-2344 and 2408 Columbia Pike from "Historic Structures" to
"Historic Facades;"
B. Section III. The Regulating Plans, C. Regulating Plans, for the Town Center, to adjust the
Revitalization District boundary to follow the C-2 zoning district line between S. Barton
Street and S. Wayne Street.
C. M. RECOMMENDATION:
Adopt the ordinance attached and shown in Attachment 1 (FBC-17) to amend, reenact and
recodify the Arlington County Zoning Ordinance, Article 11.1 “CP-FBC” Columbia Pike
Form Based Code Districts (Appendix A), Section III. The Regulating Plans, Subsections
B. Rules for the Regulating Plans and New Development Plans, 6. Historic Preservation
and C. Regulating Plans to change the designation of commercial buildings located at
2338-2344 and 2408 Columbia Pike from “Historic Structures” to “Historic Facades,” and
to adjust the Revitalization District boundary to follow the C-2 zoning district line
between S. Barton Street and S. Wayne Street.
ISSUES: This is a Zoning Ordinance amendment to the Columbia Pike Special Revitalization
District Form Based Code (“FBC” or “Code”) to change the designation of commercial buildings
located at 2338-2344 and 2408 Columbia Pike from "Historic Structures" to "Historic Facades”
and to adjust the Revitalization District Boundary to follow the C-2 zoning district line between
S. Barton Street and S. Wayne Street. No issues have been identified.
SUMMARY: Staff proposes to amend the historic designation, in the Columbia Pike Special
Revitalization District Form Based Code (FBC), of two commercial buildings, located at 23382344 and 2408 Columbia Pike from full preservation to partial preservation. The proposed
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change is based on additional research that was conducted on the subject buildings that provided
more information about the timing of construction and design of the original buildings and that
was not available at the time the FBC was adopted in 2003. Based on this research, staff
recommends that only the facades be preserved for these locations, thus changing the FBC
designation for both buildings from “Historic Structures” to “Historic Facades.”
Additionally, staff analyzed the FBC Revitalization District Boundary in this area and
determined that a portion of one of the commercially-zoned properties between S. Barton and S.
Wayne Streets extends outside of the Revitalization District boundary. Staff proposes to adjust
the Revitalization District boundary to reconcile it with the C-2 zoning district boundary for that
property, which would reflect the intended limits of the properties eligible to use the FBC.
BACKGROUND: In March 2002, the Columbia Pike Initiative, A Revitalization Plan was
adopted by the County Board. A major recommendation of this plan was to develop a new
administrative review process to evaluate redevelopment proposals on Columbia Pike, which
was implemented through the Columbia Pike Special Revitalization District Form Based Code
(FBC). In February 2003, the County adopted the FBC, which applies to a special revitalization
district on the General Land Use Plan (GLUP) encompassing four development nodes along the
Columbia Pike corridor. From time to time, staff has initiated amendments to the Code in
response to community concerns and input from advisory boards and commissions in order to
clarify the intent of the Code, while facilitating the redevelopment of Columbia Pike in
accordance with the overarching vision for the revitalization of the corridor.
DISCUSSION: Staff proposes to amend the Form Based Code (FBC) to: 1) change the historic
designation of two commercial buildings, located at 2338-2344 and 2408 Columbia Pike, from
full to partial preservation, and 2) adjust the FBC Revitalization District Boundary to follow the
C-2 zoning district boundary between S. Barton Street and S. Wayne Street, south of Columbia
Pike.
Historic designation change: The buildings located at 2338-2344 and 2408 Columbia Pike were
originally identified as historically important in the 2002 Columbia Pike Initiative (CPI), A
Revitalization Plan. The vision set forth in this document was implemented through the
Columbia Pike Special Revitalization District Form Based Code (FBC), which designated both
buildings for full building preservation in 2003. The 2005 CPI Update, which reconciled the
aforementioned 2002 Plan and 2003 Form Based Code, continued to identify these buildings as
“historic structures,” thus identifying them as worthy of full building preservation.
Exhibit 1 identifies the subject buildings and their immediate neighbors, while Exhibits 2a and
2b capture the existing facades of each building.
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Exhibit 1: Subject buildings and surrounding neighborhood

2338-2344
Columbia Pike
2408
Columbia Pike

NORTH

Exhibit 2a: Existing Columbia Pike facades (2338-2344 building)

Photo source: property owner’s research

Exhibit 2b: Existing Columbia Pike facades (2408 building)

Photo source: property owner’s research

In addition to full building preservation for these two sites, the FBC also designates this frontage
of Columbia Pike, between S. Barton Street and S. Wayne Street, as a Main Street Site, which
requires building heights of 3 to 6 stories and ground floor retail. The FBC, like the 2002 and
2005 Columbia Pike Initiative plans, does not provide a specific rationale for the historic
designations or guidance on changing such designations. Phase 1 of the Historic Resources
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Inventory (HRI), a planning tool approved by the County Board in 2011 and that provides
guidance regarding redevelopment decisions on various historic commercial and multi-family
residential properties throughout the County, identifies the subject buildings as “Important.”
The proposed change in Form Based Code designation was prompted by new research by the
property owner in preparing a preliminary FBC redevelopment proposal for these properties
(Exhibit 3 below shows the proposed redevelopment site with a green boundary line
encompassing the two subject buildings). Through research, it was discovered that the buildings
were originally constructed in the 1950s, as opposed to the 1930s as first thought by staff.
Through historic maps and photographs, the property owner’s architect was able to examine the
history of this entire block, which indicated that the original development on the block did not
include the subject buildings. It was determined that the subject buildings were built later, in the
1950s, as attached infill to the original developments. Over time, several of the original
buildings were demolished, leaving the newer subject buildings intact. Exhibit 3 uses a 1974
aerial photo to show both the original buildings (now demolished) and the later-developed
subject buildings. Staff concurs with these research findings.
Exhibit 3: 1974 Aerial Photo of the Site
2338-2344
Columbia Pike

S. Barton St

2408
Columbia Pike

Columbia Pike

Original buildings
that have been
since demolished

NORTH

Photo source: property owner’s research

Staff recommends that, for these buildings, facade preservation is a more appropriate designation
than full building preservation for several reasons. First, both buildings were constructed later
than originally assumed (given the supporting historic map, photographic evidence, and building
permit records), and both were designed as infill amid a larger block. The character of that block
has since been compromised by the demolition of the immediately adjacent buildings. Secondly,
although both buildings were specifically called out for historic preservation in earlier Columbia
Pike Initiative Revitalization Plans, then later ranked in the “Important” category in the Historic
Resources Inventory (HRI), the subject buildings lack any known individual historic significance
and simply can be considered historic in terms of their age. As such, neither building would be
considered for listing in the National Register of Historic Places. However, as the only
remaining buildings of the 1950’s era on this particular block, these facades along Columbia
Pike contribute to an understanding of the architectural evolution of the Pike and still reflect the
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architectural character and elements of their period of construction. The front facades of both
buildings successfully engage the streetscape through their low massing and pedestrian scale,
projecting canopies and large store-front windows, multiple entrances, and contrasting facade
treatments and materials (see Exhibit 4). Facade preservation would allow these defining period
elements to be retained while giving historical reference to the earlier periods of commercial
construction along the Pike.
Exhibit 4: Looking west from S. Barton St.

Photo source: property owner’s research

Using the Form Based Code, the proposed designation change to façade preservation would
allow for a more cohesive development to occur, providing for a defined street wall and better
efficiencies around underground parking, floor plates, and common areas. Redevelopment under
this new designation is still consistent with the goals of the Columbia Pike Initiative and the
Form Based Code by respecting the Pike’s historic resources, while continuing to revitalize the
corridor.
Regulating Plan boundary change: The properties along the south edge of Columbia Pike
between S. Barton Street and S. Wayne Street are within the Columbia Pike Special
Revitalization District shown on the General Land Use Plan (GLUP), making them eligible to
use the Form Based Code (FBC). The GLUP indicates a general district boundary that follows
the “Service Commercial” areas between S. Barton Street and S. Wayne Street. These properties
are also zoned C-2 Service Commercial-Community Business District (see Exhibit 5). However,
when examining the more detailed FBC Regulating Plan, which is based on property lines and
zoning districts, staff determined that the FBC Revitalization District boundary bisects some of
the commercial properties and portions of those properties fall outside of the Revitalization
District (see Exhibit 6). The intent of the Code is to include entire properties within the
Revitalization District, allowing for complete redevelopment of eligible properties under the
Form Based Code. A revision should be made to the regulating plans to include the entirety of
these parcels, and the entirety of the “Service Commercial” and C-2 zoning districts, within the
areas that are eligible to use the Code, particularly since the Regulating Plans specifically
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indicate property lines. Staff proposes to amend the FBC Town Center Regulating Plan in this
area in order to reconcile the boundary of the Revitalization district with the C-2 zoning district
boundary. The proposed change, shown in Exhibit 7, would add the remainder of the commercial
properties to the Revitalization District, thus slightly increasing the area eligible to redevelop
using the Main Street Site designation in the Form Based Code. This change does not impact the
existing GLUP map which is illustrates this area more generally and does not depict property
lines or zoning districts.
Exhibit 5: Arlington County Zoning Map
Existing Buildings

C-O-2.5 Zoning District Boundary
Revitalization District Boundary

C-2

S-3A

C-2
RA14-26

RA6-16

Zoning map includes an overlay of the Revitalization District Boundary for purposes of this analysis

Exhibit 6: Existing FBC Regulating Plan Map

Existing Revitalization
District Boundary

FBC-17 Zoning Ordinance Amendments
PLA-6696

-6-

Exhibit 7: Proposed FBC Regulating Plan Map

Proposed Revitalization
District Boundary

Community Process:
Historical Affairs and Landmark Review Board (HALRB): At its regular meeting on September
18, 2013, the HALRB reviewed the request to change the level of building preservation from full
building to facade preservation for the two buildings. Given the historic photograph and map
research conducted by the property owner’s architect, it was determined that the buildings started
construction as early as 1949 and likely were completed in the early 1950s. They were
constructed as infill buildings between existing buildings which have subsequently been
removed. The property owner’s team gave a brief presentation of their research findings and
their preliminary plans for a new FBC development project at the HALRB meeting. The HALRB
asked several questions about the existing architectural details on the buildings, as well as some
questions related to the preliminary project design (which would be addressed at future meetings
of the Design Review Committee (DRC) and HALRB once the property owner formally submits
a FBC application for development approval to the County). Staff contended, and the HALRB
agreed, that the buildings’ streetscape presence is their primary contribution to Columbia Pike.
The HALRB had no objections to the property owner’s request for the designation change. In a
unanimous vote of 6 to 0, the HALRB voted that it was appropriate to approve the change from
full building to facade preservation in this case due to the character of the existing buildings,
their construction dates, and the character and preliminary design of the new proposed
development as presented to them.
Form Based Code Advisory Working Group (FBC AWG): The proposed amendments were
discussed with the FBC AWG on November 13, 2013. In light of additional research and
analysis that was made available by the property owner, FBC AWG members expressed general
support for the proposed amendments. In response to a concern over achieving required
streetscape improvements along Columbia Pike and sufficient sidewalk widths, staff indicated
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that it is unlikely the façade preservation would impede on the minimum sidewalk or street
dimensions. Some of the discussion focused around the limited rationale available in the FBC
and CPI documents that led to the current designation in the FBC.
Columbia Heights Civic Association (CHCA): The proposed amendments were discussed with
the CHCA on January 13, 2014. The CHCA was generally supportive of the proposed change in
designation and some attendees expressed little interest in historic preservation. Some members
suggested they would be open to completely removing the existing structures in their entirety in
order to allow for completely new construction under the Form Based Code. Staff discussed the
value of historic preservation and the role it plays in achieving the mix of old and new buildings
along Columbia Pike that was envisioned in earlier planning efforts for this corridor. Staff also
reiterated its obligation to respect the existing designations found in the Form Based Code,
which is a component of the Zoning Ordinance.
Zoning Committee of the Planning Commission (ZOCO): The proposed amendments were
discussed with ZOCO on February 4, 2014. ZOCO members expressed general support for the
proposed amendments to the FBC. Following up on a concern raised by the FBC AWG, one
ZOCO member indicated that if the preservation of facades would impact the minimum street
and sidewalk widths required by the Code, consideration should be given to reconstructing the
facades further from the curb to allow the minimum clearances for streetscape elements. Staff
indicated that such conflicts have not been identified to date since the Required Building Line
(RBL) coincides with the existing facades in this case. It is expected that any redevelopment
proposal for this site will be able to meet all streetscape requirements. Staff will review all
options if any issues arise. Another ZOCO member questioned what the impact of this historic
designation change might be on other sites within the FBC Revitalization District. Staff indicated
that redevelopment proposals should meet the FBC requirements and any requests for
modifications or amendments would be carefully evaluated on a case-by-case basis. In this
instance, the new research regarding construction timing and the manner in which infill
development occurred supports the proposed change from full to partial preservation.
Planning Commission: The Planning Commission reviewed the proposed Form Based Code
amendments at its meeting on March 31, 2014 and voted 7-3 to approve the proposed change to
the historic designation and 10-0 to approve the proposed adjustment to the Revitalization
District boundary. The discussion primarily focused on the nature of the original historic
designation of the subject buildings with several Commissioners questioning the rationale for
preserving the facades of the subject buildings. Staff informed the Commission that the subject
buildings were identified in previously adopted policies including the 2002 Columbia Pike
Initiative and its 2005 Update and are listed as “Important” on the Historic Resources Inventory.
Staff considers these buildings worthy of façade preservation because they provide a reference to
earlier eras of Columbia Pike’s commercial history and based on continued community support
through earlier planning processes. Several other points of clarification were made related to the
process of incorporating an existing façade into a new FBC building on this site. Staff informed
the Commission that some of those technical details will be addressed once a redevelopment
proposal is submitted and as part of the HALRB review that is required to occur as part of this
preservation effort.

FBC-17 Zoning Ordinance Amendments
PLA-6696

-8-

CONCLUSION: The proposed text and map amendments are in keeping with the vision for the
Columbia Pike corridor as expressed in the Columbia Pike Initiative, A Revitalization Plan
adopted in 2002 and the Columbia Pike Initiative, A Revitalization Plan – Update 2005.
Therefore, staff recommends that the County Board adopt the attached ordinance to amend,
reenact and recodify the Arlington County Zoning Ordinance, Article 11.1 “CP-FBC” Columbia
Pike Form Based Code Districts (Appendix A), Section III. The Regulating Plans, B. Rules for
the Regulating Plans and New Development Plans, 6. Historic Preservation to change the
designation of commercial buildings located at2338-2344 and 2408 Columbia Pike from
“Historic Structures” to “Historic Facades;” and Section III. The Regulating Plans, C. Regulating
Plans, for the Town Center to adjust the Revitalization District Boundary to follow the C-2
zoning district between S. Barton Street and S. Wayne Street.
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FBC-17
AN ORDINANCE TO AMEND, REENACT AND RECODIFY THE ARLINGTON
COUNTY ZONING ORDINANCE, ARTICLE 11.1. “CP-FBC” COLUMBIA PIKE
FORM BASED CODE DISTRICTS (APPENDIX A), SECTION III. THE REGULATING
PLANS, B. RULES FOR THE REGULATING PLANS AND NEW DEVELOPMENT
PLANS, 6. HISTORIC PRESERVATION AS FOLLOWS TO CHANGE THE
DESIGNATION OF COMMERCIAL BUILDINGS LOCATED AT 2338-2344 AND 2408
COLUMBIA PIKE FROM “HISTORIC STRUCTURES” TO “HISTORIC FACADES;”
AND SECTION III. THE REGULATING PLANS, C. REGULATING PLANS, FOR THE
TOWN CENTER AS SHOWN IN ATTACHMENT 1, TO ADJUST THE
REVITALIZATION DISTRICT BOUNDARY TO FOLLOW THE C-2 ZONING
DISTRICT BOUNDARY BETWEEN S. BARTON STREET AND S. WAYNE STREET;
IN ORDER TO FACILITATE THE CREATION OF A CONVENIENT, ATTRACTIVE
AND HARMONIOUS COMMUNITY; TO PROTECT AGAINST DESTRUCTION OF
OR ENCROACHMENT UPON HISTORIC AREAS; TO ENCOURAGE ECONOMIC
DEVELOPMENT; AND FOR OTHER REASONS REQUIRED BY THE PUBLIC
NECESSITY, CONVENIENCE AND GENERAL WELFARE, AND GOOD ZONING
PRACTICE.
Be it ordained that Article 11.1, “CP-FBC” Columbia Pike Form Based Code Districts
(Appendix A): Section III. The Regulating Plans, B. Rules for the Regulating Plans and New
Development Plans, 6. Historic Preservation, is hereby amended, reenacted and recodified as
follows to change the designation of commercial buildings located at 2338-2344 and 2408
Columbia Pike from “Historic Structures” to “Historic Facades;” and Section III. The
Regulating Plans, C. Regulating Plans, for the Town Center as shown in Attachment 1 to adjust
the Revitalization District Boundary to follow the C-2 zoning district boundary between S.
Barton Street and S. Wayne Street; in order to facilitate the creation of a convenient, attractive
and harmonious community; to protect against destruction of or encroachment upon historic
areas; to encourage economic development; and for other reasons required by the public
necessity, convenience and general welfare, and good zoning practice.
***
In the following proposed amendment, zoning text proposed to be added is denoted with
underline and zoning text proposed to be removed is shown with strikethrough.

***
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COLUMBIA PIKE FORM BASED CODE
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42

III. Regulating Plans
***
B. Rules for the Regulating Plans and New Development Plans
6. Historic Preservation

***

Certain HISTORIC STRUCTURES and HISTORIC FACADES are viewed as integral to the current
and future identity of Columbia Pike. These historic resources are to be preserved (see
HISTORIC PRESERVATION, Section II. Deﬁnitions) through the use of local incentives, as
well as Federal and/or State Historic Tax Credits.
HISTORIC STRUCTURES
Sites containing HISTORIC STRUCTURES may be redeveloped under the Code subject to
any special provisions that apply to the site in the REGULATING PLAN and administrative
review by the Arlington Historical Affairs and Landmark Review Board (HALRB). When
located on any site that is redeveloped pursuant to this Code, HISTORIC STRUCTURES shall
be preserved (see HISTORIC PRESERVATION, Section II. Deﬁnitions) in their entirety and
shall not be subject to the BUILDING ENVELOPE STANDARDS prescriptions of this Code.
The following properties are HISTORIC STRUCTURES:
 2338-2344 and 2408 Columbia Pike, commercial buildings
 2500-2530 Columbia Pike, Arlington Village Shopping Center
 2624 Columbia Pike, Arlington Animal Hospital
 2628 Columbia Pike, Birds N’ Things
 2900 Columbia Pike, Old Dominion Bank/Blanca’s Restaurant
 2903 Columbia Pike, Arlington Theater
 3014 Columbia Pike, Charles Building
 805 South Walter Reed Drive, Fillmore Gardens Apartments (The portion of the
property south of 9th Street may be redeveloped, on the condition that
preservation (see HISTORIC PRESERVATION, Section II. Deﬁnitions) is implemented
for the portion north of 9th Street.)
HISTORIC FACADES
Sites incorporating HISTORIC FACADES may be redeveloped under the Code subject to any
special provisions that apply to the site in the REGULATING PLAN or in this section and
administrative review by the Arlington Historical Affairs and Landmark Review Board
(HALRB). When located on any site that is redeveloped pursuant to this Code, HISTORIC
FACADES shall be preserved (see HISTORIC PRESERVATION, Section II. Deﬁnitions) and shall
not be subject to the BUILDING ENVELOPE STANDARDS prescriptions of this Code.
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43
44
45
46
47
48
49
50
51

The following properties contain HISTORIC FACADES:
 2338-2344 and 2408 Columbia Pike, commercial buildings
 2801-2811 Columbia Pike and 927 South Walter Reed, Elkins Building
 900 block of South Walter Reed Drive, commercial buildings
 2906-2922 Columbia Pike, Arlington Hardware
***
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